THE CITY OfF

LAKE FOREST

CHARTLRED 1801

UPDATE!
Notice of Public Hearing
Redevelopment - Northwest Corner of Laurel and Western Avenues

Building Review Board
Meeting Date: Wednesday, September 2, 2015
Meeting Time: 6:30 p.m.
Meeting Location: City Hall Council Chambers — 220 E. Deerpath

Please note: The developer will be available in the City Council Chambers prior
to the meeting, between 5:45 and 6:15, along with display boards of the
proposed project. The public is welcome to attend, view the materials and talk
directly with representatives of Focus Development.

The Board will continue to consider the residential development proposed on
the northwest corner of Western and Laurel Avenues by Focus Development.
The Board will continue consideration of the architectural design, massing,
detailing and exterior materials of the proposed buildings. The Board will also
consider landscape, hardscape, lighting and any other site amenities that are
proposed. A sampling of the most recently approved plans are attached to this
notice. A full set of materials will be available on the City’'s website starting
Wednesday, August 26.

The Board is not scheduled to take action on this petition at this meeting.

Written correspondence on this petition may be submitted to the Community
Development Department, 800 Field Drive, or by e-mail to
friedrim@cityoflakeforest.com. Materials received by September 2nd at 3 p.m.
will be provided to the Board in advance of the hearing.

The Building Review Board reserves the right to continue this item to a
subsequent hearing without providing additional notice.

All persons in attendance at the meeting shall have an opportunity to testify. No
prior reqistration is required.

800 FIELD DRIVE © LAKE FOREST, ILLINOIS 60045 ¢ TEL847.234.2600 ¢ www.CITYOFLAKEFOREST.COM



Agenda Item 4
Laurel and Western Avenue Redevelopment

Development Parameters as Approved by the City Council
(Key provisions for BRB review are highlighted)

Materials Submitted by Petitioner
Application

Overall Plans
Neighborhood Context Illustrations
Site Plan
Parking Plan
Circulation Plan
Roof Plan
Grading Information

References, Studies and Modifications
Design References
Roof Form Study
Multi-Family Building Evolution/Modifications

Apartment Buildings (Buildings C, D and E)
Elevations
Details
Rendered Images
Building Sections/Height
Parking Plan

Condominium Buildings (Buildings A and B)
Elevations
Details
Rendered View

Single Family Homes
Design References and Design Evolution
Elevations
Rendered View
Floor Plan

Landscape Plan

Ilustrated Landscape Plan

Streetscape Image

Landscape “Grow-in” Forecast

Landscape Plan Details and Enlarged Areas
Correspondence Received Since the Last Meeting

Building Review Board
September 2, 2015



Laurel and Western Avenues Property Rede‘vélopment =Development Parameters
Approved by the City Council 11/3/13

Based on a Recommendation Jrom the Plan

Commission to review, and if appropriate, recommend refinement of the parameters in
preparation for. soliciting proposals from potential developers for the site. N

sense of what the City will likely support on the site and 'pérhaps more importantly, to be
clear about any types of redevelopment or elements of a project might be non-starters

The Development Parameters were included in the Request for Qualifications/Proposals
that were issued and the Planning and Public Lands Committee and the City Council used

the parameters to guide its selection of the developer..

Fehdddt

Use ‘
1. The use of the 10 acre parcel is envisioned as primarily residential. Consideration of

various housing unit types, at various price points and both ownership and rental
products are encouraged. -

2. If proposed, non-residential uses should:
>\ Generally be located within the portion of property zoned B-2.
> Bewell integrated into the overall development and serve as an amenity or
additive use to the development, surrounding neighborhood and overall buisiness
district.
> Any non-residential use generating regular customer traffic should generally be
oriented and accessed from Western Avenue.

3. Developer creativity and market responsiveness is encouraged with the knowledge -
that the City will evaluate each proposal for compatibility and sensitivity to the
surrounding neighborhoods, the business district and the overall character of the
community. High quality architectural design, quality materials, site layout,
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landscaping and amenities are expected to create a development that strengthens and
diversifies the housing choices available within the City.

Density and Open Space

4. Density should not exceed permitted densities in surrounding residential
developments. In all cases, the appearance of density should be mitigated through a
site plan and building design that incorporates various techniques used in
combination including, but not limited to: siting and orientation of buildings,
setbacks, transition areas, open space, articulated building massing and selection of
architectural styles that minimize the appearance of mass.

5. The requirements of the City’s Inclusionary Housing Ordinance must be met through
incorporation of affordable and moderately priced units, as defined in the City Code,

on the site.

6. Building heights at the perimeters of the site may be consistent with the height of the
surrounding residential uses. Buildings up to four stories above grade, including
parking if applicable, may be permitted internal to the site and along Western Avenue
in cases where building design is consistent with the architectural style selected by
the developer and the appearance of mass and height is mitigated by a strong land
plan as noted in Parameter #4.

7. Consideration will be given to architectural elements, but no useable floor area, that
rise above a four story massing in the interest of achieving a high quality architectural
design and adequate visual and acoustical screening for any roof top elements.

8. A minimum of 30% open space should be provided on the site. The open space
calculation excludes parking lots, driveways, parking lot islands and public or private
rights-of-way but may include open space surrounding the oak tree and Franklin Park,
or any portion of the park, if it is retained as part of the development plan.

Streeis and Access |
9. Development should be designed to integrate with the surrounding neighborhoods.

10. Sufficient emergency ingress/egress to both the new development and existing
development in the surrounding area must be provided.

11. Consideration should be given to the benefits of widening a portion of Franklin Place
and providing an opportunity for additional on street parking for the existing
residential development to the north.

Parking
12. Adequate on site parking should be provided for all residents, employees, visitors,

service providers and customers associated with the new development.
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13. In planning for adequate parking on the site, consideration should be given to
parking alternatives that maximize the amount of open space. Use of covered, on site
parking is encouraged to meet the parking needs for the new development.

14. The provisions of additional on street, public parking on Western and/or Laure]
Avenues should be explored to address existing parking shoﬁage; in the area during
consideration of a unified development plan for the site.

On street parking on Laurel Avenue should not extend beyond the existing
commercial development on the south side of Laurel Avenue into the residential area.

Preservation of Existin Landscape Elements
15. Preserve the existing oak tree to the south of the former Municipal Services building

and adequate open space around the tree to support its continued viability.

16. If Franklin Park is not preserved, provide an area for public use that is equal to or
larger than the area now known as Franklin Park.

Site Amenities :
17. The development should be pedestrian friendly and should provide amenities not only

* to the residents of the new development, but also to residents in adjacent residential
‘neighborhoods. The following amenities are encouraged:

Pocket parks that provide passive recreational opportunities, landscape features
and open space.

Pedestrian connections around and through the development.
Pedestrian friendly streetscapes with set back sidewalks

Lighting consistent with Lake Forest standards for both streets and pedestrian
walkways designed to address pedestrian and vehicle safety while at the same
time respecting the “right to night” and the historic lower lighting levels of Lake

Forest.

Setbacks
18. Reflect the applicable zoning setbacks for the site and the traditional character of

Lake Forest neighborhoods and streetscapes in the land plan. Variances from the
required setbacks may be granted by the City if it is demonstrated that as a result, the

overall plan is enhanced.

Process
19. Once a developer is selected by the City Council, consideration of the detailed land

~ plan and buildings will be processed through the normal public hearing processes
before the Plan Commission and Building Review Board only after close
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coordination through the design development process with the City’s consultant and
City staff from various departments.

20. The City intends to work with the selected developer through the entitiement process
to assure that a high quality project, guided by these development parameters, is
approved in a timely manner and further to coordinate with the sélected developer to
establish a timeline and approach to buildout of the site that provides certainty and
balances the interests of all affected parties to the extent possible.
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TUE CITY

Or

PHARTINID 1607

THE CITY OF LAKE FOREST
BUILDING REVIEW BOARD APPLICATION

PROJECT ADDRESS Noe:mﬂgsr( é AER - Ltg@_ MQ. \_L[gim Aﬂ%

APPLICATION TYPE .
RESIDENTIAL PROJECTS ’ COMMERCIAL PROJECTS ~ M - e

] New Residence [J Demolition Complete | New Buildings 1@! Landscape/Parking  |R@S1pssnal

[] New Accessory Building [J Demolition Partial Addition/Altefation ] Lighting

[J Addition/Alteration ] Height Variance [J Height Variance [ signage or Awnings

[0 Building Scale Variance [J Other O Other O

PROPERTY OWNER INFORMATION

ARCHITECT/. BUILDER INFORMATION
Christine Kolb

—
Oumer g - Name and Title of Ferson Presenting Project
220 E. rDEsn.rA-m Focus, Inc.
Ouwner's Street Address (may be different from project address) Name of Firm
Love FoeesT 5 191 Waukegan Road, Suite 202
City, State and Zsp Code Street Address
B847-210- 3504 Northfield, IL 60093
Phone Number Faz Number \City, State and Zip Codz
(847) 441-0474 (847) 441-0475
Email Address Phone Number Fax Number
christinek@focusrealestate.com
(Vo it b
M Ouwner'pSignatus. - ¢ Representative’s Signature (Architect/ Butlder)
The staff report is available the Friday before the meeting, after 3:00pm,

Flease email & copy of the stafT'report

0 OwNER ﬁynmrnmwunvn

Please fax & copy of the staff report

Downer O Rmimnmnvn

1 will pick up a copy of the staffreport st
the Communig'DeveIapmt.Department

O Owner

O REPRESENTATIVE




Overall Site Plans
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SITE PLAN
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BOOTH HANSEN
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FOCUS

DEVELOPMENT

LAUREL AND WESTERN
PARKING LAYOUT T a4

TN N N N N N YO

LAUREL

e O

PARKING PLAN

OVERALL MULTIFAMILY PARKING - 152 UNITS

APARTMENT UNIT MIX:
1BD: 40 UNITS (1.5 PARKING) = 60 PARKING
2BD: 48 UNITS (1.5 PARKING) = 72 PARKING
3BD: 22 UNITS (2 PARKING) = 44 PARKING
TOTAL: 110 UNITS

176 PARKING SPOTS

CONDO UNIT MIX:

2BD: 18 UNITS (1.5 PARKING) = 27 PARKING
3BD: 24 UNITS (2 PARKING) = 48 PARKING
TOTAL: 42 UNITS

75 PARKING SPOTS
REQ. PROVIDED
CONDOS 75 84 INDOCR
APARTMENTS 176 176 INDOOR
GUEST(152 UNITS) 51 22 ONSITE SURFACE
20 SHARED DISTRICT
TOTAL 302 302

WESTERN AVE PARKING

EXISTING PARKING ON WESTERN = 42
NEW PARKING ON WESTERN = 17

4
\‘.\ TOTAL IMPROVED ON WESTERN = 59

1401 A O 2
AUGUST 21, 2015




CIRCULATION PLAN
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TYPICAL ROOF ELEMENTS
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References, Studies and Modifications
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DESIGN REFERENCES

VARIETY OF ROOF SCAPE -
MEDIUM TO STEEP PITCHED

ROOFS VARIETY OF ROOF SCAPE -

MEDIUM TO STEEP PITCHED
ROQFS

|| OVER SCALED CHIMNEYS
| | WITH DECORATIVE BRICK
| WORK AND CHIMNEY POTS OVER SCALED CHIMNEYS WITH
DECORATIVE BRICK WORK AND

CHIMNEY POTS

SIMPLE NATURAL MATERIALS -
BRICK, STONE, GLASS, METAL

SIMPLE NATURAL MATERIALS -
BRICK, STONE, GLASS
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ENGLISH ARTS AND CRAFTS STYLE
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VARIETY OF ROOF SCAPE -
MEDIUM TO STEEP PITCHED
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OVER SCALED CHIMNEYS WITH
DECORATIVE BRICK WORK AND
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ENGLISH ARTS AND CRAFTS STYLE
RAGDALE, HOWARD VAN DOREN SHAW, LAKE FOREST
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DESIGN REFERENCES

TEXTURE AND DETAILING GUIDELINES OPENING GUIDELINES

BUILDING ENVELOPE GUIDELINES
STYLE: English Arts and Crafts FENESTRATION

MASSING:

e s — s

S—

Proportion of Windows

windows

= . enunl=chili=
S e o
= LR b
| HHI e 5
| 5% T Sne SRR
1 -
: E!ii i III
E 1in g = ‘H
'"‘_ Ll . i
el 1]
1 1

Simple detailing & consistent with building style
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ROOF FORM STUDY
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PREVIOUS DESIGN - JULY 2015

BOOTH HANSEN

“ Focus

'~ DEVELOPMENT

.
it i

r

i
L il

REDUCED BUILDING HEIGHT / VARIETY
OF BRICK TYPES

Feedback: Buildings appear monolithic and not
enough variation between apartments and
condominiums.

Changes: All buiiding heights were reduced and
different brick colors were introduced to further
distinguish the buildings.

LAUREL AND WESTERN
ARCHITECTURAL MODIFICATIONS

e

ADJUSTED ROOF FORM

BUILDING MODIFICATIONS

1E T MO
-3 W

Feedback: Study the roof forms and provide more distinction within the roofscape.

Changes: Lowered the middle section on all apartment buildings and introduced
dormers. The roof form breaks down the mass of the building and further

reduces the scale of the buildings.

1401 A
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Apartment Buildings
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~ STANDING SEAM METAL ROOF

P

4
% ~~ = CAST STONE TRIM
! s
+en...TC ROOQF
7, RoOF 4

~d -~ PANTED JULIET BALCONY -
2 BLACK

" FIBERGLASS WINDOWS AND

( /-~ DGORS - BLACK

BRICK 3 -*‘ : aﬂ,h -2
__TO PARAPET,.

—_— n“ B “ : : SECOND FLOOR . )
- r!—pl !— e 108

I IHE
nn o B Bn
ii ||

LU m‘l‘ uE AN

e 1 .~ NORTH ELEVATION

ARR EER

/A l
! I .
H O | :
N S 1
T S I
| ‘ | ‘ i: ) | T L : - . . d {
‘{a-\-'.'»:-‘:#"v‘:’ S II‘HI ] = ' |
. " : d : : ‘ ‘. N il ’ -
3 | . nE N ; — = r
) _,2‘..,\ EAST ELEVATION
. - o

= \NIQE FOCUS LAUREL AND WESTERN g ; ' B [:::l

1Y TN DEVELOPMENT BUILDING D - ELEVATIONS otz 4 @

1401

- AUGUST 21, 2015

A



APARTMENTS

! o
: ;
; y ;
‘ v,
gt
e NS Sy :
e la( = p y o
o T - £y i
o< c.‘ d . . e o e
; A -
it l!,--!t\ 3 v.
: 5
o " - L
N L \ J
S IR R VI T AT RS TR -w
S G =~
4 et T §

[,»’3“\‘ EAST ELEVATION

_BAAR

|
} i
i |
gt = : A
= ey i
e | , T I I S
= -‘ - - 3 1 T |
N iy i
A (1] i : =1 n
el g = ; ’ | ‘
b 1] g I | an il 5 Il
- | 1 Il":mi: i i r i
T Al | R : il i
i i |
: : T
;'.’. 14 L — = I' Il | A = .
= ' ! B - -

; ’2\\ NORTH ELEVATION
s

FOCUS LAUREL AND WESTERN

1401 Zs
DEVELOPMENT BUILDING E - ELEVATIONS cie 4 8 AUGUST 21, 2015 i

TH HANSEN



_,—"2\\ BUILDING D - APARTMENT END BAY
i ¥

ANEAN

I%XL A\
A \3‘_ el —\1:; L Y 3 S

\;\\ \\\

A\

S’

BOOTH HANSEN

" DEVELOPMENT

APARTMENTS -

G2

¢, BUILDING D - EAST ELEVATION

1

{1}
e J
o2

LAUREL AND WESTERN
BUILDING T - EAST ELEVATION

BUILDING DETAILS

= CLAY CHIMNEY POT

CAST STONE
CHIMNEY CAP

BRICK CHIMNEY

T 0. ROCF
— Par®

STANDING SEAM METAL ROOF

—T.0. PARAPET
wsr®

ROOF LEVEL

FIBERGLASS WINDOWS
AND DCORS - BLACK

CAST STONE WINDOW SURRQUND

~ BRICK QUOINING

THIRD FLOCR
21-4" @

BASKET WEAVE
BRICK INFILL

= PAINTED JULIET

BALCONY - BLACK

CAST STONE SILL
SECOND %c.:f):_ o

CAST STONE BAND

-~ BRICK REVEAL, TYP

FIRST FLOOR
—-ERTFL008 @

1401

e A

AUGUST 21, 2015 Y



APARTMENTS - BUILDING DETAILS
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APARTMENTS - BUILDING DETAILS
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Mr. Ted Notz, Chairman
Building Review Board August 28,2015

Q - Do you actually have any power or authority to make significant changes in any
development the City Council approves and sends to you ?
Do you merely tweak the plans presented to you ?

Laurel & Western Development:

1. The City Council wanted this development and sent it to the Zoning Review
Board which approved it by a 2 to 2 vote (suggests a rubber stamp vote ).

2. City Council spokesperson said the required parking ( by code ) was not
necessary in this development - you seem to have accepted this concept, as
fact. This is bad decision - visit this area on any nice Summer evening.

3. City Council initially indicated that the maximum height of buildings could
exceed present code requirements - you seem to be agreeing with this.

4. City Council spokesperson expressed the disinterest of the city in maintaining
a mini-park to protect the Heritage tree - you had no push back on this
position  ( these mini- parks are all around the city - now !)

Lake Forest City Council is not infallible in its decisions:
( In my personal opinions)

1. Many years ago, council had rejected interest in annexing the land east of
Knollwood CC ( how Knauz Auto park ).

2. On this present 10 acre site, council blundered on purchasing the land when it
was first on the market, at a cheaper price.

3. Council blundered in over- building the municipal building , spent excess
money.

4. Council blundered and mislead the public on the scope of renovation of the old
Knauz building ( Grill ) and did not require adequate parking, as is evident by
today’s parking problems in this area.

5. Council spent tax money pursuing the ill-conceived Costco & Whole Food
developments, both suggested were in very questionable retail locations.

Thank you for your consideration.
Don Sally

105 E. Laurel Ave.
847-234-6925



Friedrich, Michelle

From: CottRD@aol.com

Sent: Tuesday, August 25, 2015 1:00 PM
To: Friedrich, Michelle

Subject: Re: Comments for BRB

Board Members,

The latest revisions proposed by Focus are an obvious response to your concerns. But Focus has used your objections
to save a considerable amount of money in construction costs. Namely reducing the rental building height by apparently
lowering ceiling heights in addition to entirely removing the chimney detail. Hopefully at least one of you will be insulted
by this ploy.

This project is just another example of inexpensive steel frame brick veneer structures so typical of what developers are
doing nationally. Adding upgraded counter tops and stainless steel appliances hardly qualifies as a deluxe rental project
in Lake Forest. Look at the solid masonry building at 85 E. Laurel that Robert Appa built and still owns and compare it to
the Focus project. Even the proposed Focus condos don't compare to Appa's rental units at 85 E. Laurel.

Also, you might want to ask specifics as to the exterior details for the single family homes. [s the intension stucco vs
Dryvit, wood vs vinyl siding, etc. Type of roof material to be used - wood as mentioned before or now asphalt. Prior
renderings showed metal roofs and brick exteriors but now the switch to lesser quality materials is clear.

Regards,

Richard D. Cottrell, DDS
133 E. Laurel Ave.

Lake Forest, IL 60045
847-234-6440



Friedrich, Michelle

From: ewatts@ilstu.edu

Sent: Thursday, July 30, 2015 11:02 AM

To: Friedrich, Michelle

Subject: July 28, 2015 Meeting and Building Review Board Members

Dear Ms. Friedrich,
Please forward this message to all members of the city's Building Review Board committee members.

I'would like commend the Chairman and members of the committee who were present at the July 28th
meeting with regard to the Laurel-Western Avenue Redevelopment consideration.

In particular, many of the neighbors value your comments about whether the height of 46' to 49' height of the
apartment/condo buildings is altogether necessary, considering the view from Western Avenue.

Furthermore, your direction (1) to ask Focus Development for streetscape views in their renderings from
perspective of pedestrians,

(2) that it would be helpful to see alternatives with regard to building height or rooflines, (3) options for buyers
of the single-family homes (e.g., cluster homes and different configurations), (4) less institutional facades and
massing, (5) the need for organic materials, and (6) consideration of protection of the Heritage Oak tree, are all
worthy suggestions that help clarify the direction Focus needs when designing this new residential
development.

Thank you for volunteer efforts and time, Emily H. Watts
1230 N. Western Ave., #212
Lake Forest, IL

This message was sent using Illinois State University RedbirdMail



Friedrich, Michelle

From: Donald Sally <mobuy@msn.com>
Sent: Thursday, July 30, 2015 7:21 AM
To: Friedrich, Michelle

Subject: Laurel & Western

Ted Notz, Chairman & Committee
Building Review Board

Gentlemen

| have attended all your meetings on the above development and listened to comments
carefully. | am a retired R E Property Manager of large multi-family/office buildings~

| suggest that city manager /staff is very wrong to give you direction — that “This
development will require fewer parking spaces than present code requires'.......... should
you follow this path, it will be a mistake that can never be corrected — it will be chaotic in
this area.

Last evening was a beautiful Summer evening, we had

dinner at the Grill —
no parking was available on Western Ave. all the way

to Crystal Point ( Franklin St. ).

| urge you to dig into the ‘details’ of how these larger multifamily buildings are managed,
I.e. garages must be vacated annually to clean Winter dirt . How often trash dumpsters are
picked up, truck turnaround areas, the tenant turn-over rates and where their movers park
for the day, where the large number of pets are walked, guest parking of book
clubs,organizations, ambulance & maintenance services ingress & parking.

Landscaping — | noted the plan does not take into consideration of the existing overhead
power lines, trees cannot grow tall !

If you gave this project the scrutiny you did of the little house remodel — you would have
made more progress.

Thank you for your service.
Don Sally

105 E. Laurel Ave
847-234-6925



