


 
 

ZONE CHANGE AND PLANNED PRESERVATION SUBDIVISION 
770 W. Westleigh Road Subdivision 

 

TO:   Chairman Ley and Members of the Plan Commission 
DATE:  November 9, 2016  
FROM:  Catherine Czerniak, Director of Community Development 
SUBJECT: Request for Approval of 1) a Zone Change from R-5 to R-4, 2) a 10 - Lot 

Planned Preservation Subdivision and Preserved Open Space, and  
   3) the Associated Special Use Permit 
       

 
PROPERTY OWNER 
Lake Forest Land Foundation 
350 N. Waukegan Road  
Lake Forest, IL 60045 

PROPERTY LOCATION 
770 W. Westleigh Road 

North side of Westleigh Road, West 
of Stable Lane 

ZONING  
R-5 Single Family 
District (3 Acre 
Minimum Lot Size) and 
Historic Residential and 
Open Space 
Preservation District   

APPLICANT/DEVELOPER -- 9 RESIDENTIAL LOTS 
Janko Group, LLC  (Gary R. Janko, Susan Janko) 
1161 Lake Cook Road, Suite A 
Deerfield, IL 60015 
 

 

Activity to Date on this Petition 
On October 12, 2016, the Plan Commission opened a public hearing on this petition.  The 
Commission heard an introductory presentation from the property owner and the developer, and 
heard public comment.  The Commission asked questions and requested further study particularly 
with respect to the access to and through the proposed development.  In response to the 
Commission’s discussion at the last meeting, the petitioner prepared additional materials which are 
included in the Commission’s packet.   
     
Description of the Request  
This petition requests three related actions.   

 A zone change from R-5, Single Family Residential, with a three acre minimum lot size, to R-4, 
Single Family Residential, with a 60,000 square foot (approximately an acre and a half) 
minimum lot size.  (The property is currently within the Historic Residential and Open Space 
Preservation District.)    

 Approval of a Planned Preservation Subdivision.  Ten lots and four outlots are proposed.  
Nine of the lots are proposed for development with single family homes.  Lot 10 totaling 
16.92 acres will be preserved as open space and will remain in the ownership of the Lake 
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Forest Open Land Foundation.  The private road which will serve the single family homes and 
on site detention ponds will be located on the four outlots.  The subdivision process includes a  
tentative and a final review phase.  Tentative approval of the subdivision plat is requested at 
this time.     

 Approval of a Special Use Permit is required for all Planned Preservation Subdivisions.  The 
Special Use Permit is noted here, and will be part of the final phase of the subdivision 
approval. 

 
Description of the Property and Surrounding Area 
The property proposed for rezoning and subdivision totals 22.09 acres.  It is located on the north 
side of Westleigh Road, between Stable Lane and Wallace Road.  The property is currently 
developed with one single family home; the remainder of the property is undeveloped and is the 
location of some environmentally significant and sensitive areas including woodlands, prairie and 
wetlands.  The property has been in the ownership of the Lake Forest Land Foundation since 2008 
and was acquired for the purpose of preserving a significant portion of the property as a nature 
preserve that will be open to the community.     
 
The property is zoned R-5 and is bordered to the east and west by residential subdivisions that were 
developed in the R-4 zoning district.  The North Carroll Meadow Subdivision is located to the west; 
the Girardi Subdivision and the Grace Cockran Subdivision are located to the east.  The lots in these 
three subdivisions are generally one and a half acres in size.   
 
The Reilly property is located to the north and north east of the 770 Westleigh Road property.  The 
City Council, based on a recommendation from the Plan Commission, approved subdivision of the 
Reilly property, the Westleigh Farm 34-lot Planned Preservation Subdivision, earlier this year.  To 
date, this 34-lot subdivision has not been finalized by the property owner or the developer and the 
project is not proceeding at this time.  Like the petition that is now before the Commission, the 
Westleigh Farm Subdivision was approved as a Planned Preservation Subdivision which allowed the 
flexibility for the lots to vary in size, with a majority of the lots smaller than the 60,000 square foot 
minimum lot size in the R-4 zoning district.  Planned Preservation subdivisions must adhere to the 
allowable density under the applicable zoning district; however, lots may vary in size and other 
standards may be modified as well.   
 
To the south of the 770 W. Westleigh property, on the south side of Westleigh Road, there is a large 
residential property, almost five acres, and to the west of that, extensive preserved open land owned 
by Lake Forest Open Land Foundation and the City.  Also on the south side of Westleigh Road, 
Stable Lane extends to the south, terminating in a cul-de-sac.  Lots along the cul-de-sac are one and 
a half acres and larger.       
 
Recommended Plan Commission Action   
 
1.  Recommend approval of a zone change from R-5, Single Family Residence District, to R-

4, Single Family Residence District.   
   
This property is zoned R-5, the most restrictive and the lowest density zoning district in the City.  
The R-5 zoning district requires a minimum lot size of three acres.  This zoning district is applied to 
all properties at the time of annexation unless there is a development plan and a request for a 
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specific zoning district presented concurrent with annexation.  Prior to the acquisition of this 
property by Lake Forest Open Land Foundation, the property was in the ownership of the 
Dickinson family for many decades and therefore, the R-5 zoning remained on the property despite 
the fact that properties all around it were zoned R-4 and in many cases, subdivided and developed.   
 
As noted above, this property is within the Historic Residential and Open Space Preservation 
Overlay District (HROSPD) which means that any development of the property must occur in a 
manner that preserves significant natural resources.  The development proposes a density of  
development consistent with the R-4 zoning district however, as permitted by the overlay district, 
the lots as proposed are clustered on the southern portion of the property and are smaller than 
60,000 square feet which is the minimum lot size in the R-4 zoning district.  The Overlay District 
provides the opportunity and in fact encourages flexibility in the standard requirements such as 
minimum lot size, setbacks and street widths, in order to preserve natural resources.     
 
The City’s Comprehensive Plan designates properties throughout the City for various uses.  Current 
zoning of properties may, or may not be consistent with the Plan’s designation.  The 
Comprehensive Plan includes proposed land uses for “New Growth Areas” and identifies this area 
for “special estate residential” development.  The special estate residential designation suggests that 
development should be consistent with the overall character of the surrounding area, incorporate 
conservation areas around the perimeter of the proposed development, restrict home size beyond 
that which would normally be permitted in the zoning district, preserve natural features and provide 
for preservation of open space in perpetuity.  The Comprehensive Plan is intended as a guide for 
considering new development.     
 
Considering the surrounding development patterns, and recognizing that utilities and infrastructure 
are available in this area, the request for rezoning is reasonable.   
 
The Plan Commission is charged with evaluating requests for zone changes based on the criteria in 
Section 159.044 of the City Code.  The criteria are reviewed below.   
 

 Consideration of the zoning classifications of the surrounding properties. 
Properties in the surrounding areas are zoned R-4.  The proposed R-4 zoning for this property is consistent with 
zoning patterns in the area.  The current R-5 zoning, with a minimum 3-acre lot size, varies from the general zoning 
pattern in this area.  Historically, the R-5 District is considered a “holding district” except for properties located close 
to the City limits.  This property is located in the midst of developed areas and not at the edge of the City.        
 

 Consideration of the existing uses of property within the general area of the property proposed 
for development. 

The proposed R-4 zoning district will allow single family homes at a density that is similar to the density of the 
surrounding neighborhoods  The uses allowed by the R-4 zoning are consistent with the overall pattern of development 
in this area.     
 

 Consideration of the suitability of the property proposed for development with the uses 
permitted in the requested zoning district.   

The property proposed for development is suitable for development with single family homes at the density permitted by 
the R-4 zoning district.  Based on current regulations, a significant portion of the property will be preserved as open 
space in perpetuity.  The property is suitable for development with single family homes. 
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 Consideration of the trend of development in the surrounding area. 
The surrounding area is developed with residential neighborhoods.  Lots in the area are of various shapes and homes 
are of various sizes.  The overall density of development proposed in the 770 Westleigh Road Subdivision will be 
consistent with the overall density of the surrounding subdivisions.  No future development of the preserved areas will be 
possible.  The proposed development represents full buildout of the parcel.   
 

 Changing conditions make the application of the proposed R-4 zoning district reasonable. 
In recent years, the City has frequently received input that the City has more than an adequate supply of large lots.  
Under the R-5 District, a subdivision of 3-acre lots could be developed on this site.  Feedback received by the City has 
consistently indicated that smaller lots, developed with new homes, in a unique setting, are of interest to buyers.  This 
type of housing will provide a housing type that is in limited supply in the community.   
            
The following recommendation is dependent upon Commission support for recommendation #1 above.    
 
2.  Recommend approval of the tentative plat of subdivision for the 770 Westleigh Road 

Planned Preservation Subdivision. 
 
Tentative plat approval is the first step in the subdivision process and is intended to provide the 
petitioner with confirmation that the subdivision, as proposed, generally conforms to all applicable 
requirements.  Some refinement in the plan and further detailing may occur between tentative and 
final approval of the subdivision based on comments and direction from the Commission and the 
public however, once tentative plat approval is granted, it is expected that the overall configuration 
of the proposed subdivision will remain unchanged for the most part. 
 
If after recommendation by the Plan Commission, tentative approval of the plat is granted by the 
City Council, the tentative approval is valid for a period of 12 months.  Between tentative plat 
approval and submitting the subdivision to the City for final approval, the petitioner must complete 
all final engineering, develop a final landscape plan, provide information on any amenities proposed 
in the development, present a final plat of subdivision and provide an outline of the intended 
contents of the Declaration of Covenants.  The subdivision, in its final form, will be presented to 
the Plan Commission for further consideration, public hearing and recommendation before moving 
forward to the City Council for final action. 
   
The recommendation to approve the tentative plat of subdivision is subject to the following 
conditions of approval. 
 
The following conditions shall be satisfied prior to consideration of a request for final plat approval and consideration 
of the associated Special Use Permit by the Plan Commission.   
 

1. Final engineering plans which have been determined to be complete, accurate and in 
conformance with all applicable regulations and standards by the City Engineer, and any 
other documents deemed necessary by the City Engineer shall be on file, in final form, with 
the City.     

 Approvals from any outside agencies must be submitted as directed by the City 
Engineer.  
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 The engineering plans shall reflect the preservation of the existing topography to the 
extent possible with any grade changes kept to the minimum necessary to meet good 
engineering practices.   

 
2. The final plat of subdivision shall be submitted and determined to meet all applicable 

requirements by the City Engineer and Director of Community Development.  The following 
notations, and any other notes deemed appropriate by staff, shall be noted on the final plat of 
subdivision. 

 No further subdivision of the open space areas is permitted.     

 A Conservation Easement must be established the full length of Westleigh Road, 
except for the area where the curb cut is located with appropriate clearance for 
sightlines as required by the City Engineer.  The Conservation Area must be 
maintained as a vegetative buffer to preserve the natural streetscape of Westleigh 
Road.  Any removals within the Conservation Area are subject to review and approval 
by the City along with a plan and timeline for replacement plantings to achieve a 
density and diversity of plantings that are consistent with the existing streetscape.  

 A landscape buffer area shall be delineated on the plat to provide for year round, 
ongoing screening between the trail and the nearest homes located to the west of the 
property.  The note shall state that the plantings in the landscape buffer area must be 
maintained and replaced as necessary as part of the ongoing care of the nature preserve 
area.      

 The Homeowners’ Association is responsible for all ongoing maintenance of all private 
infrastructure including, but not limited to all aspects of the storm sewer system, the 
road and the common area.   

 The party responsible for maintaining the nature preserve in perpetuity shall be stated 
on the plat.      

 All new homes shall be equipped with residential sprinkler systems for fire protection. 
 

3. A final tree removal and tree preservation plan shall be submitted including a total of tree 
inches proposed for removal.  A tree planting plan shall provide a minimum of inch for inch 
replacement for the trees removed from the site.    

 
4. A final landscape plan shall reflect plantings proposed on the site to provide screening from 

existing adjacent development and infill landscaping as determined to be necessary on the 
streetscape.  The plan shall identify removals of dead, diseased and vegetation that is failing to 
thrive in these areas and reflect on the plan how the gaps left by removals will be filled and 
the perimeter areas enhanced.  The final landscape plan shall reflect street tree plantings, 
plantings in common areas within the development site including around the ponds and 
provide a typical plantings plan for an individual lot.       

 
5. A draft of the Declaration of Covenants shall be submitted subject to review and approval by 

the Director of Community Development and if appropriate, the City Attorney.   
 
Staff Review of the Proposed Subdivision 
As noted above, because this property is located in the HROSPD, the subdivision must be 
processed as a Planned Preservation Subdivision.  This type of subdivision is granted final approval 
through a Special Use Permit which can incorporate specific limitations and conditions of approval.  
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First however, a tentative plat of subdivision must be considered.  During the tentative review 
phase, the Plan Commission makes a recommendation to the City Council on whether the proposed 
density, lot sizes, overall layout, roadways and access points, tree removal, preserved areas, 
landscaping and any other elements of the plan are generally consistent with the requirements of the 
Code and the overall character of the area.   
 
If tentative approval is granted by the City Council, based on the recommendation of the Plan 
Commission, the petitioner has a good indication that as long as the plans; grading, drainage, tree 
removal, landscape, and the final plat of subdivision are consistent with the tentative approvals, the 
subdivision will likely receive final approval. 
 
Density and Lot Size 
The subdivision proposes nine single family residential lots ranging in size from .31 to .36 acres.  As 
required by the Code, the petitioner submitted a Conventional Subdivision Plan to demonstrate that 
a maximum of ten lots could be achieved on the property based on the 60,000 square foot lot size 
minimum in the R-4 zoning district.  Importantly, the conventional plan would require filling of 
wetlands, removal of trees and other development activity that would not be consistent with the goal 
of the HROSPD.  Instead, a plan with nine smaller lots is presented for consideration taking 
advantage of the overlay district. 
 
City staff received some contacts from interested parties expressing concern about the lot sizes 
proposed in this subdivision and the location of the new lots, all near Westleigh Road.  The 
questions raised revolve around whether or not the proposed lot sizes and the overall layout of the 
site are consistent with the character of the area and with the Westleigh Road streetscape.  Staff also 
received input that there is a sufficient number of large lot, an acre and a half and larger, in the 
community and as a result, smaller lots are desirable.       
 
Private Road 
A single curb cut on Westleigh Road will provide access into the area and as proposed, a single, 
private road, with no outlet, will serve the nine homes.  The Code limits the number of homes on a 
private road to five.  Flexibility, as authorized through the HROSPD is requested to allow nine 
homes to be served by the private, dead end road.  In the past, the Plan Commission has supported 
an exception of this type subject to a condition that all of the homes be constructed with residential 
fire sprinkler systems. 
 
As proposed, the existing curb cut from the site on to Westleigh Road will be infilled and the 
entrance to the subdivision will be located further to the west, away from the existing home on the 
south side of Westleigh Road, and across from preserved open lands.  The proposed location will 
eliminate the impact of headlights from those leaving the new development on any existing for 
future homes. 
 
Early in the process of developing a plan for development of the property, various schemes were 
considered for the configuration of the roadway and layout of the subdivision.  A series of site 
design concepts are included in the Commission’s packet.  The siting of the development on the 22 
acre parcel, the layout of the road and the location of the access to the public street is based on the 
goal of preserving the most significant natural areas on the site. 
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Stormwater 
Stormwater detention for the development will be provided on the site, on outlots.  Maintenance of 
the detention ponds will be the responsibility of the developer and later, the Homeowners’ 
Association once the homes are occupied.  The runoff from the area proposed for development will 
be captured and directed south, to an existing swale along the north side of Westleigh Road.  The 
development area will not increase runoff toward the homes or yards of properties in the North 
Carroll Meadow Subdivision.     
 
The City Engineer completed a review of the preliminary engineering plans and found them to be 
generally acceptable acknowledging that further development and detailing will be necessary during 
the final phase of the project.  The City Engineer will be present at the Plan Commission meeting to 
respond to any questions from the Commission or the public.   
 
The City Engineer noted that presently, the property does not drain very efficiently and as a result, 
water ponds in various low lying areas on the site.  He noted that as regrading of the site occurs in 
some areas; care will need to be taken to assure that more efficient drainage of the property does not 
negatively impact downstream properties.           
 
Overall Site Layout 
The Lake Forest Land Foundation has been instrumental in other Planned Preservation 
Subdivisions in the community including the Everett Farm and Middlefork Farm Subdivisions.  As 
noted above, Planned Preservation Subdivisions must not exceed the underlying permitted density, 
but can be configured to preserve open space by clustering homes on lots that are smaller than 
would ordinarily be permitted in the zoning district.  Although the lots are smaller, the underlying 
density remains the same.     
 
This subdivision as proposed would preserve 16.92 acres of open space including wetlands, wetland 
buffer areas, woodlands and restored prairie. 
 
As a condition of final approval, and to assure that the open space is preserved in perpetuity, staff 
will recommend that once the plat of subdivision is recorded, the Lake Forest Open Land 
Foundation would be obligated to request a rezoning of the open space area from R-4 to OA, Open 
Area.   
 
Public Notice 
Public notice of this public hearing was provided in accordance with Code requirements and standard 
practices.  Public notice was published in a newspaper of local circulation.  As required, the petitioner 
sent notice of this meeting by certified mail to properties in the specified area prior to the opening of 
the public hearing in October.  In addition, the City mailed notice prior to both the October and 
November meetings to homes in the surrounding areas.  The agenda for this meeting was posted at 
five public locations and on the City’s website. 
 
 


































































