
 LAKE COUNTY ZONING NOTICE 

RZON-001162-2026 – Rezoning and  

PUD-001163-2026 – A Conditional Use Permit  

for a Planned Unit Development (PUD) 

Preliminary Plan 

 

Ela Township  

The Lake County Zoning Board of Appeals has scheduled a public hearing at 1:00 PM on 

Thursday May 28, 2026, at the Knights Banquet, 365 Surryse Rd, Lake Zurich, IL on the 

applications of the Housing Opportunity Development Corporation, contract purchaser, 

on behalf of the Lake County Housing Authority, record owner. 

 

The applicant is petitioning to rezone 2.56 acres of land located on the south side of 

Woodland Rd at its intersection with Midlothian Rd. from the Residential-1 (R1) to 

Residential-6 (R6) zoning district. The applicant is also requesting a Conditional Use 

Permit for a Planned Unit Development (PUD) Preliminary Plan to allow for the 

construction of a 24-unit residential apartment building.  

 

The properties associated with this application are:  

Parcel 1: PIN 1416100056; 22843 W North Lakewood Ln., Lake Zurich, IL  

Parcel 2: PIN 1416100057; 22795 W North Lakewood Ln., Lake Zurich, IL.  

 
Please note quantitative values may be subject to minor alterations due to surveyed 
conditions. 

 

The registered agent of the Housing Opportunity Development Corporation (HODC) is 

Richard Koenig 5340 Lincoln Ave. Skokie IL. The HODC Board of the Directors are 

Kathleen Cortez, 141 S Fremont Palatine, IL (President); William Sholten III, 1041 Ridge 

Rd. Wilmette IL (Vice President); Bruce Schiff 323 Red Coach Ln, Northbrook IL 

(Treasurer); Sarah Homan, 8120 N Oketo Ave. Niles IL.(Secretary); Kristin A. Berg 1505 

Devon Ave. Park Ridge IL; Michael Cornell 211 5th St. Wilmette, IL; Otis Gatlin 467 

Hummingbird Ln. Bolingbrook, IL; Phalecia Gray 3235 Milwaukee Ave. Glenview, IL; Jack 

Kaplan 2748 Bennett Ave. Evanston, IL; Donna Keller 337 Raleigh Rd. Kenilworth, IL; 

Ben Ortiz 410 Prides Run Lake in the Hills, IL; Robert J. Rodriguez 740 Carriage Way 

Deerfield IL; and Delisa Williams 4845 Conrad St. Skokie, IL. 

 

This application is available for public examination online at 

https://www.lakecountyil.gov/calendar.aspx?EID=12889 or at the office of the Lake 

County Zoning Board of Appeals, 500 W. Winchester Rd, Libertyville, Illinois, Attn: 

Thomas Chefalo, Project Manager 847-377-2120 

 

Gregory Koeppen  

Chair  

https://www.lakecountyil.gov/calendar.aspx?EID=12889
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LAKE COUNTY ZONING BOARD OF APPEALS 

REZONING APPLICATION 

Applicant(s): Housing Opportunity Development Corporation 
 (please print) Owner(s) 

Subject Property:     Present Zoning: R-1
Present Use: Office/Formerly Nursing Home/Group Living 
Proposed Use: Multi dwelling Structure / R6 
PIN(s): 14-16-100-056 and 14-16-100-057
Address: 22843 Lakewood Lane, Lake Zurich, IL 

Legal description: 
(__ see deed) 

Request: I/we request the property be rezoned to the  R6 
district. 

I/we believe this rezoning is justified because: 

The proposed rezoning from R-1 to R-6 is fully consistent with, and materially advances, 
the purpose and intent of the Lake County zoning regulations as described in the 
approval criteria. 

Approval Criteria 
The Lake County Zoning Board of Appeals is required to make findings of fact 
on your request. You should “make your case” by explaining specifically how 
your proposed request relates to each of the following criteria: 

1. The proposed rezoning is consistent with the stated purpose and intent of the
zoning regulations (Lake County Code Section 151.005);

The proposed rezoning from R-1 to R-6 is fully consistent with, and materially advances, 

REVISED 5/21/26



2  

the purpose and intent of the Lake County zoning regulations. When reviewed against 
the County’s adopted Regional Framework Plan and the Lake County Code as well as 
the 2023 Lake County Housing Analysis, the project demonstrates a strong alignment 
with the County’s long-term land use, housing, infrastructure, and environmental 
objectives and needs. The project delivers redevelopment of an infill site, provides 
needed affordable workforce housing, improves stormwater performance, and locates 
new housing near employment centers. All outcomes are explicitly supported by the 
County’s adopted policies. 
 
The Regional Framework Plan (RFP) emphasizes repeatedly that Lake County faces an 
ongoing shortage of affordable and workforce-priced housing, stating that the County 
“must expand the range of available housing types and prices” and that future growth 
should be concentrated in areas already served by adequate infrastructure (RFP Ch. 8, 
pp. 8-1–8-3; §§8.2.3, 8.3.3, 8.6.1). The Midlothian Manor proposal directly implements 
these policies by redeveloping an existing improved site along the Midlothian Road 
corridor, a location the RFP identifies as appropriate for housing due to its proximity to 
employment, transportation, and utilities. 
 
The proposed development also directly addresses the housing conditions identified in 
the Lake County Partners Housing Analysis (October 2023), which documents a 
significant and growing shortage of affordable rental housing countywide, particularly in 
the southern sub-regions of Lake County. The analysis finds that housing production 
has lagged demand, with permitting levels insufficient to meet projected household 
growth, contributing to persistently low vacancy rates and rising housing cost burdens. 
The study identifies a need for thousands of additional affordable units by 2027, 
particularly family-oriented rental housing, and emphasizes infill redevelopment as a key 
strategy for addressing these gaps. This proposal directly responds to these findings by 
providing new income-restricted rental housing on a fully serviced infill site near jobs 
and transportation, consistent with the geographic and programmatic needs identified in 
the analysis. 
 
Implementing the Regional Framework Plan – §151.005(A) 
The redevelopment aligns with the Framework Plan’s core policy directives, which call 
for new affordable and workforce housing near employment centers, transit corridors, 
and municipal utilities. The proposal offers 24 rental units at below-market rents on a 
site that has been improved since 2001, in an area served by water, sewer, and 
roadway infrastructure. Because the RFP encourages Lake County to support “infill 
development and redevelopment opportunities” in areas already built out, the rezoning 
directly advances §151.005(A). 
 
 
The development provides a modern, sprinklered, ADA-compliant building with 
improved stormwater management and safe access, which enhances the welfare of 
residents and neighbors. A new sidewalk will be installed along Midlothian Road to 
improve safety for pedestrians. 
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Regulating the Location and Use of Land – §151.005(C) 
The project’s location within an employment corridor along Midlothian Road containing 
industrial uses, multifamily homes, institutional buildings, and single-family residences 
reflects a development pattern that is no longer exclusively low-density, single-family in 
nature. The RFP recognizes that mixed-use corridors like this one are appropriate 
locations for higher-density residential development, particularly where such housing 
can serve nearby employment (RFP §8.2.3). Chapter 9 of the RFP emphasizes that 
future growth should be accommodated through redevelopment and infill, particularly 
where land is already disturbed and infrastructure exists. The Plan identifies “Disturbed 
Land” as appropriate for redevelopment rather than pushing growth into agricultural or 
open space areas. Likewise, the Lake Zurich Village Staff Report describes the corridor 
as a “transitional area” where land uses shift between residential and employment 
functions and the RFP defines “Geographic Transition Areas” as appropriate locations 
for mixed or evolving land uses, particularly where residential areas meet non-
residential corridors (p. 9-10). These areas are explicitly identified as suitable for 
redevelopment that bridges different land-use patterns. Rezoning the site to R-6 reflects 
a more accurate and context-sensitive regulation of land use than retaining single-family 
zoning. 
 
Regulating Intensity of Use – §151.005(D) 
The project conforms to the intensity and dimensional expectations of the R-6 district 
and does not push the boundaries but respects the existing neighborhood. The two-
story building height, front and side yard setbacks, and residential architectural 
character are appropriate to the surrounding context which are consistent with the 
RFP’s recommendations to accommodate moderate-density housing types near 
employment and transportation networks. The building’s deliberate orientation in an 
east-west direction allows the narrower façade to face adjacent residential properties, 
reducing visual massing and preserving privacy. 
 
Protecting Adjacent Landowners – §151.005(E) 
The redevelopment provides significant protections for neighboring landowners through 
upgraded stormwater management, enhanced landscaping, and improved site design. 
Today there is no stormwater management system on the property so neighbors may 
have experienced flooding in their homes, yards and/or basement. This project 
introduces a full modern detention infrastructure that dramatically slows runoff and 
reduces downstream flooding. This engineering creates improvement, not impact. The 
attached Stormwater Report shows that the proposed detention basin will significantly 
reduce peak runoff rates for major storm events and will provide controlled release, 
emergency overflow routing, and improved water-quality treatment compared to existing 
conditions. These improvements directly support §151.005(E), which seeks to protect 
neighboring landowners from adverse impacts, including flooding or drainage issues. 
Landscaping and evergreen screening also minimize visual and privacy impacts on 
adjacent homes. 
 
 
The 2.6-acre site comfortably accommodates the proposed 24 units, parking, open 
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space, and stormwater basin without overcrowding. 
 
Securing Safety from Fire and Other Dangers - §151.005(Q) 
The project includes full fire suppression in the building, proper hydrant placement on-
site, adequate emergency access, and code-compliant construction to replace a 
building with none of those features. 
 
Conserving the Value of Buildings and Land - §151.005(L/M) 
Replacing a long-underused and obsolete structure with a high-quality, well-managed 
residential development will help improve property values and stabilize the 
neighborhood as it continues to evolve. The redevelopment will also return the property 
to the local tax rolls after a prolonged period of government ownership, converting an 
underutilized, tax-exempt parcel into a productive, revenue-generating property. This 
change supports the long-term fiscal health of the community while replacing vacancy 
with active residential use. 
 
Managing Growth Where Infrastructure Exists – §151.005(K) 
The built-out site is served by existing roadway infrastructure via Midlothian Road and 
Lakeview Lane, and the Village of Lake Zurich has committed to providing public water 
and sanitary sewer to the site, conditions strongly emphasized in the RFP as a 
preferred location for future growth (RFP §8.6.1). Concentrating new development on 
this previously improved parcel is fully consistent with the County’s intent to manage 
growth in areas with adequate capacity rather than extending costly new service lines 
into undeveloped areas. 
 
Ensuring Adequate Affordable Housing – §151.005(N) and (O) 
The Regional Framework Plan documents that Lake County’s supply of affordable 
rental homes is inadequate to meet current and projected demand. The RFP stresses 
that “affordable housing options must be provided throughout the County” and should 
be located near jobs and transportation (RFP §§8.2.3, 8.3.3). The proposed 
development addresses this need by providing 24 deed-restricted affordable units in a 
location adjacent to employment centers along Midlothian Road and proximate to 
regional transportation routes such as Rand Road and Route 12 which are major 
service corridors. This directly fulfills §151.005(N)’s goal of ensuring decent, safe, and 
affordable housing and §151.005(O)’s intent to locate such housing near employment. 
 
In addition, the 2023 Lake County Housing Analysis reports that there is a severe 
shortage of affordable rental housing in Lake County, especially in southern sub-regions 
including Lake Zurich. The analysis documents that 43% of renters in Lake County are 
cost-burdened, paying more than 30% of income for housing. Importantly, affordable 
rental housing is heavily concentrated in the northern sub-regions, while the south sub-
regions account for only 16% of the county’s affordable rental inventory, despite having 
major job centers (pp. 20–21). The report explicitly identifies small-scale infill 
redevelopment as an essential strategy for addressing housing shortages (p. 26). This 
project directly addresses this geographic imbalance and project scope. 
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Protecting the Highway System – §151.005(P) 
The attached Traffic Impact Study (Kimley-Horn, 2022) concludes that the roadway 
network, including Midlothian Road and Lakewood Lane, will continue to operate at 
acceptable levels of service under both existing and future conditions with the 
development in place. Trip generation is low compared to market-rate apartment 
buildings, and no roadway improvements are required. These findings support 
§151.005(P)’s objective of ensuring the continued safe and efficient function of the 
highway system. 
 
Protecting from Flooding and Environmental Dangers – §151.005(G & Q) 
The stormwater management plan provides substantial environmental protection and 
improved resiliency. Area residents may experience localized flooding so the proposed 
detention system directly addresses these real-world conditions by introducing 
engineered stormwater controls where none exist today, reducing peak flows and 
improving downstream conditions. According to the Stormwater Report, the new 
detention basin will capture, attenuate, and slowly release stormwater. The design 
exceeds the Lake County Watershed Development Ordinance by providing an 
oversized detention basin and therefore substantially improves existing drainage 
conditions, directly advancing §151.005(Q). 
 
Providing Privacy, Light, and Air – §151.005(R) 
Building placement, orientation, and buffer landscaping maintain adequate privacy and 
access to light and air for surrounding residential areas. The landscaping and fencing 
plan provides year-round screening and reduces the visual prominence of the building 
for adjacent homeowners. 
 
Conclusion for Section 1 
For all these reasons, the proposed rezoning fully implements and advances the 
County’s adopted Regional Framework Plan and meets each relevant subsection of 
§151.005. Even independent of countywide housing needs, this site is appropriate for 
R-6 zoning due to its size, capacity for buffering and stormwater detention, access to 
public infrastructure, and placement along a mixed-use corridor rather than within an 
intact single-family subdivision. The project delivers infill workforce housing in a location 
expressly identified in County planning documents as suitable for redevelopment, 
protects environmental resources, improves stormwater performance, and reinforces 
the County’s broader land-use and housing goals. Lower-intensity zoning would not 
allow the site to be reused in a financially or physically viable way, would not support 
modern stormwater detention, and would perpetuate long-term vacancy. 
 
 

2. The proposed rezoning corrects an error or inconsistency or meets the challenge of 
some changing condition in the area; 

 
The proposed rezoning addresses several substantial changes in land-use conditions, 
housing market conditions, and planning priorities that have occurred since the property 
was originally zoned R-1. The Regional Framework Plan (RFP) recognizes that Lake 
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County has undergone significant demographic, economic, and development changes 
over the past two decades, resulting in new housing needs, new corridor conditions, 
and a need for more flexible zoning tools to support reinvestment. The current R-1 
classification no longer reflects the physical, economic, or policy environment of this 
part of Lake County.  
 
Changing Housing Needs and Demographics 
The RFP clearly documents that Lake County faced a persistent shortage of affordable 
and workforce rental housing (RFP Ch. 8, pp. 8-1–8-3). This deficiency has only grown 
more pronounced over time. Market conditions have shifted dramatically since the mid-
2000s, with rising housing costs, rapid job growth in certain sectors, and an increasing 
need for more attainable rental units for workers, older adults, and individuals with 
modest incomes.  
 
The 2023 Lake County Housing Analysis finds that from 2018–2022 Lake County 
permitted only about 1,200 housing units per year, which is well below both near-term 
ESRI projections and CMAP’s long-term household growth forecasts, resulting in a 
significant and growing housing shortage. This shortfall is projected to worsen, with an 
estimated countywide shortage of more than 11,000 units by 2027 if current trends 
continue (p. 26). The report shows that affordable rental housing is heavily concentrated 
in the northern sub-regions, while the South Central and Southeast sub-regions contain 
the largest concentrations of jobs, yet have the fewest affordable rental options (pp. 12–
13, 20). As a result, many workers commute long distances because they cannot afford 
to live near their jobs. Midlothian Manor advances a central policy goal of aligning 
housing with employment, reducing commute distances and supporting workforce 
stability. 
 
Therefore, maintaining R-1 zoning does not address these changing conditions and 
effectively prevents the County from meeting its own stated housing objectives. The 
rezoning allows the County to respond to these documented changes in housing 
demand. 
 
Changing Land-Use Conditions Along the Corridor 
The land-use character of the Midlothian Road corridor has evolved significantly in 
recent years. Today, the area includes industrial uses, multifamily developments, 
institutional buildings, and single-family neighborhoods with a range of zoning 
classifications from R-1 to R-6 to I. This includes townhomes on Oakwood east of 
Midlothian Road, Cedar Lake Assisted Living and Memory Care built in 2014 just south 
on Midlothian Road, a growing industrial park to the east, subdivisions to the west such 
as LZ Sunset (2006) and Lake Zurich Pines (2004), and new denser subdivisions to the 
north such as Avery Ridge developed in 2020. This corridor has become, in planning 
terms, a transitional area, a designation supported by contemporary land-use practice. 
The current R-1 zoning fails to reflect this multi-use context, resulting in a regulatory 
mismatch between zoning and observable development patterns. Rezoning to R-6 
corrects this inconsistency by placing the property within a zoning district that is better 
aligned with the corridor’s present-day land-use composition. This is a residential 
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building in a mixed-use corridor. Its scale, materials, and buffering were deliberately 
chosen to blend in and respect the neighborhood. 
 
Long-Term Vacancy as Evidence of Functional Inconsistency 
The subject property has been unused as housing since approximately 2010. This long-
term housing vacancy is significant and demonstrates that R-1 zoning no longer 
supports economically viable or feasible uses of the property. Changing market 
conditions have rendered redevelopment as single-family housing along this changing 
corridor unlikely. The existing building is obsolete, and the new building will meet 
modern needs and be safer. Rezoning corrects this by enabling a land use that the 
market supports and that aligns with the County’s policy direction. The rezoning also 
facilitates a transition from long-term public ownership to a productive private use, 
correcting an economic inefficiency that has persisted under existing zoning. 
 
Changing Infrastructure and Regulatory Context 
The County and area municipalities like Lake Zurich have invested in long-term 
infrastructure improvements, including water, sewer, and stormwater networks, 
designed to accommodate a broader range of uses than those permitted under R-1. 
The existing utility infrastructure near the site via Lake Zurich is capable of supporting 
moderate-density residential development (Staff Report, p. 19). The RFP states that the 
County should leverage existing infrastructure by directing new development to infill 
sites (RFP §8.6.1). The rezoning addresses new infrastructure realities that did not exist 
when earlier zoning classifications were adopted. There is currently no stormwater 
management system on the property and this project introduces a full modern detention 
facility that exceeds County requirements and therefore dramatically slows runoff and 
reduces downstream flooding.  
 
Alignment with Updated County Policy Priorities 
The RFP calls for more housing diversity, greater access to workforce housing, and 
reinvestment in previously developed parcels and the 2023 Housing Analysis shows 
that needs have continued to grow. The Housing Analysis documents a persistent and 
worsening shortage of housing units countywide due to residential construction lagging 
far behind household growth and finds that 43% of renter households are cost-
burdened. However, it reports that new rental construction has been almost exclusively 
luxury housing, leaving a critical gap for low- and moderate-income households and 
necessitating public-private affordable housing development (pp. 15, 23). New priorities 
have emerged in response to changing socioeconomic conditions. Current R-1 zoning is 
inconsistent with current needs, particularly as it relates to the location of affordable 
rental housing near jobs and transit (RFP §§8.2.3, 8.3.3). Rezoning corrects this 
inconsistency by allowing a type of development the County explicitly supports. 
 
Conclusion for Section 2 
In all respects, the proposed rezoning corrects outdated zoning that no longer reflects 
existing conditions, evolving housing needs, or County planning policy. Locating 
affordable housing on undeveloped land elsewhere could require new infrastructure, 
disturb natural resources, and increase public costs, outcomes the RFP explicitly 
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discourages. The change from R-1 to R-6 directly responds to documented shifts in the 
area’s land use, infrastructure capacity, housing demand, and economic context. The 
proposed rezoning allows the County to meet the challenges identified in the Regional 
Framework Plan and brings the zoning map into alignment with current and anticipated 
conditions. 
 
 

3. The proposed rezoning will allow development that is compatible with existing 
uses and zoning of nearby property; 

 
The proposed rezoning facilitates a development that is compatible with the diverse 
land uses that already exist along the Midlothian Road corridor and that has been 
intentionally designed to respect the character, scale, and function of surrounding 
properties. Compatibility is demonstrated through land-use context, building design, 
landscaping, fencing, access, circulation, and site planning, each of which aligns with 
the County’s expectations for transitional areas and reinforces principles articulated in 
the Regional Framework Plan. The building scale, materials, and buffering were 
intentionally chosen to blend into and respect the surrounding area. 
 
Compatibility with the Surrounding Land-Use Pattern 
The immediate vicinity of the project site includes a mix of industrial, multifamily, single-
family, institutional, and open-space uses. This range of uses reflects a land-use 
composition that the Regional Framework Plan classifies as a transition zone, where 
differing land use types meet and where moderate-density housing is appropriate and 
necessary (RFP §8.6.1). The RFP specifically encourages placement of multifamily and 
workforce housing near employment centers and along mixed-use corridors (RFP 
§§8.2.3, 8.3.3). The subject property’s adjacency to employment uses along Midlothian 
Road and proximity to established residential neighborhoods reflect this guidance and 
support multifamily R-6 zoning as an appropriate and compatible land-use classification. 
Within a short distance of the subject property are existing multifamily residences, 
institutional uses, and non-residential parcels, demonstrating that this location already 
functions as a transition between lower-density residential neighborhoods and higher-
intensity corridor uses. The proposed R-6 zoning represents the lowest-intensity 
multifamily classification capable of reusing the site responsibly. 
 
Compatibility Through Building Scale, Massing, and Orientation 
The proposed building is limited to two stories in height, consistent with the scale of 
homes in nearby single-family neighborhoods and aligned with typical suburban 
residential massing. Its architectural character, including pitched roofs, stone and fiber-
cement siding, and residential window proportions, complements the surrounding 
residential vernacular. 
 
The building has been oriented in an east-west direction, allowing the shorter façade to 
face neighboring single-family lots. This design choice reduces the perceived mass of 
the structure and supports the intent of Lake County Code §151.005(D) and (R), which 
seek to ensure compatible intensity, privacy, and access to light and air. 
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Compatibility Through Landscaping, Screening, and Buffering 
The site plan incorporates increased landscape buffers, additional evergreen screening, 
and new privacy fencing to block the views from adjacent single-family homes. The 
landscaping and screening plans, especially along the western edge, provide year-
round visual separation and enhance privacy. These measures reinforce compatibility 
by ensuring that existing residential properties experience minimal visual, noise, or 
activity impacts from the proposed development. 
 
Compatibility Through Traffic and Access Design 
The Traffic Impact Study (TIS) prepared by Kimley-Horn (October 2022) demonstrates 
that the roadway network surrounding the site will continue to operate at acceptable 
levels of service with the project in place. That does not mean that neighbors never 
experience traffic backups. While traffic studies are sometimes viewed with skepticism, 
a residential use like this produces predictable, dispersed trip patterns rather than 
concentrated peak-hour surges typical of commercial uses, making its impacts more 
manageable and consistent with study assumptions. The TIS notes that traffic 
generated by the development is relatively low, that no roadway improvements are 
required, and that the design of the access point on Lakewood Lane is consistent with 
existing neighborhood circulation (TIS, pp. 9–11). The project thus maintains 
compatibility with the transportation network, consistent with the intent of §151.005(P). 
In addition, the project will install a new sidewalk along Midlothian Road adjacent to the 
site, improving pedestrian safety and connectivity along the corridor. This sidewalk will 
enhance walkability for both future residents and existing neighbors, provide safer 
access to nearby destinations, and support the Regional Framework Plan’s emphasis 
on multimodal transportation and complete streets in developed corridors. 
 
Compatibility Through Parking Supply and Management 
The current site plan has 51 parking spaces including 4 that are handicap accessible. 
This more than meets the County code and provides ample parking for tenants, staff 
and guests. The third-party independent Parking Demand Memo (June 2023) confirms 
that comparable affordable housing developments in the region generate substantially 
fewer parked vehicles per unit than market-rate buildings. The memo cites data showing 
typical demand of 0.6–0.8 vehicles per unit, supporting the project’s originally lower 
proposed 41-space parking supply for 24 units as both appropriate and adequate. This 
ensures that the development will not cause overflow parking on nearby residential 
streets and will continue to operate compatibly with surrounding neighborhoods. 
 
Compatibility Through Stormwater and Environmental Performance 
The Stormwater Report (July 28, 2025) demonstrates that the proposed site design 
substantially improves drainage conditions through installation of modern detention 
capacity and enhanced stormwater management features. Adding a stormwater 
management system on the property with a modern detention facility that dramatically 
slows runoff and reduces downstream flooding will improve conditions. By reducing 
peak runoff rates and controlling release during major storm events, the project helps 
improve existing drainage conditions in the area and supports compatibility with 
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downstream properties (Stormwater Report, pp. 14–32). These improvements exceed 
the performance of existing conditions, required improved conditions, and reinforce 
neighborhood stability and environmental compatibility. 
 
Compatibility With County Planning Objectives 
The Regional Framework Plan encourages moderate-density housing in locations that 
balance access to services, employment, transportation, and existing infrastructure 
(RFP §§8.2.3, 8.3.3, 8.6.1). The subject site reflects this ideal set of conditions. The 
proposed rezoning allows the County to locate needed workforce housing in a location 
expressly identified as appropriate by its adopted policy documents. 
 
Conclusion for Section 3 
For all these reasons, the proposed development enabled by the rezoning is compatible 
with the surrounding land uses and zoning classifications. The building scale, 
architectural design, and site layout fit harmoniously within the existing neighborhood; 
the transportation system can adequately accommodate the expected traffic; parking 
supply is sufficient and properly managed; and stormwater improvements enhance 
environmental performance. The rezoning supports County planning goals and reflects 
the intended character of a transition zone along the Midlothian Road corridor. 
 
 

4. The County and other service providers will be able to provide adequate public 
facilities and services to the property, while maintaining adequate levels of service 
to existing development; 

 
The proposed rezoning fully satisfies this criterion because the subject property is 
located in an already-developed and fully serviced area where the County and other 
service providers have sufficient capacity to accommodate the proposed use without 
negatively affecting existing service levels. The project leverages established 
infrastructure systems, improves stormwater performance, and imposes relatively 
modest demands on public facilities. These conditions are consistent with the Regional 
Framework Plan’s explicit direction to concentrate new development in areas where 
utilities, roads, and public services already exist (RFP §8.6.1). 
 
Availability and Capacity of Water and Sewer Infrastructure 
The property is served by public water and sanitary sewer systems that run adjacent to 
the site although the property is current on well and septic. The Village of Lake Zurich 
confirms that these utilities have adequate capacity to support the proposed 
development (Lake Zurich Staff Report, p. 19) and the village has approved an 
ordinance giving access to any future users of the site. Because the development 
replaces an older institutional facility of comparable scale and does not require new 
extensions of public utilities, the rezoning aligns with the RFP’s policy of promoting infill 
development that utilizes existing infrastructure. 
 
Stormwater and Flood Management Capacity 
The proposed stormwater system represents a substantial improvement over existing 
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conditions and provides a level of environmental protection that not only exceeds 
current drainage performance but exceeds minimum County ordinance requirements. 
Currently there is no stormwater management system so the project creates a modern 
detention facility that will dramatically slow runoff and reduce downstream flooding. The 
Stormwater Report (May 6, 2024) demonstrates that the planned detention basin will: 

• Reduce peak runoff rates for 2-, 10-, 50-, and 100-year storm events 
(Stormwater Report, pp. 14–32); 

• Provide controlled release to reduce downstream flooding risk; 
• Include a designed emergency overflow route to prevent on-site flooding during 

extreme rainfall events; and 
• Improve water quality through sedimentation and controlled discharge features. 

 
Because historic drainage issues along this corridor have been a concern, the 
introduction of a modern, engineered stormwater system significantly enhances the 
region’s ability to maintain adequate stormwater service levels for nearby properties. 
The rezoning and redevelopment therefore advances, rather than burdens, township 
and County stormwater management objectives. 
 
Transportation System and Roadway Capacity 
The Traffic Impact Study (October 2022) conducted by Kimley-Horn determined that the 
surrounding roadway network, including Midlothian Road and Lakewood Lane, has the 
capacity to accommodate traffic generated by the development. The TIS notes: 

• The project generates relatively low vehicle trips for a 24-unit apartment building; 
• All nearby intersections and roadway segments continue to operate at 

acceptable levels of service; and 
• No off-site roadway improvements are required to maintain existing performance 

(TIS, pp. 9–11). 
It is possible that some neighbors experience longer than desired wait times to turn at 
high-use hours like mornings and evenings. However, these findings demonstrate that 
the zoning change will not adversely affect roadway capacity or service levels and that 
public infrastructure will continue to function effectively. The installation of a new 
sidewalk along Midlothian Road further enhances public infrastructure by improving 
pedestrian safety and connectivity without requiring public expenditure. 
 
Parking and On-Site Circulation 
The Parking Demand Memo (June 2023) confirms that affordable rental housing 
typically generates lower automobile ownership rates, with an average demand of 0.6–
0.8 vehicles per unit. Based on these data, the proposed supply of 41 off-street parking 
spaces is more than adequate to serve residents and visitors without affecting street 
parking or neighborhood circulation patterns (Parking Memo, pp. 2–3). The site plan 
also maintains safe on-site circulation, including clear emergency access, pedestrian 
routes, and pickup/drop-off zones. 
 
Emergency Services, Fire Protection, Police, and EMS 
The new building will be constructed to modern safety codes and will include a full fire-
suppression sprinkler system, improving life-safety conditions compared to the obsolete 
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structure it replaces. The project provides appropriate emergency vehicle access and 
achieves roadway grades and site geometry that meet applicable standards (Staff 
Report, pp. 20–22). The expected population, predominantly working households with 
modest incomes, does not create service demands beyond typical residential levels. 
Police, fire, and EMS providers already serve the surrounding area and will be able to 
maintain service levels without additional facilities or staffing to this infill site. 
 
Schools, Parks, Libraries, and General Community Services 
Moderate-density affordable housing developments generate fewer school-aged 
children per unit than single-family homes, and thus do not burden school district 
capacity. The RFP also notes that infill development near existing community services 
is the most cost-effective way for Lake County to accommodate growth (RFP §8.6.1). 
Residents will utilize the same public amenities (parks, libraries, and community 
facilities) that already serve surrounding neighborhoods, and no new facilities are 
required. 
 
Planning Consistency with Infrastructure-Centered Growth 
The Regional Framework Plan instructs Lake County to “promote growth in areas where 
infrastructure, roads, and utilities already exist” and discourage expansions into areas 
without adequate services (RFP §8.6.1). Midlothian Manor meets this directive 
precisely: it replaces an underutilized building on a serviced parcel and avoids the 
unnecessary extension of County infrastructure. In doing so, it advances the County’s 
long-term policy goals for cost-effective, sustainable growth. 
 
Conclusion for Section 4 
The County and all relevant service providers can fully support the proposed infill 
development while maintaining adequate service levels for existing residents and 
businesses. Water, sewer, and roadway systems already serve the site; stormwater 
management will be significantly improved; emergency services are readily available; 
and the project does not trigger any need for expanded public facilities. The rezoning 
therefore meets and exceeds the requirements of this Criteria. 
 
 

5. The proposed rezoning will not result in significant adverse impacts on other property 
in the vicinity of the subject tract or on the environment, including air, water, noise, 
stormwater management, wildlife and natural resources; and 

 
The proposed rezoning will not generate adverse environmental or neighborhood 
impacts. To the contrary, the redevelopment of the long-underutilized building will 
improve stormwater performance, stabilize the built environment, reduce existing 
sources of deterioration, and provide a modern, well-managed residential building 
designed to meet current codes and environmental standards. These improvements are 
consistent with the Regional Framework Plan’s emphasis on encouraging 
redevelopment that enhances environmental performance on already-developed sites 
(RFP §8.6.1). 
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Stormwater and Drainage Improvements 
The stormwater management system represents one of the most significant 
environmental benefits of the project by creating a modern detention system that will 
slow runoff and reduce downstream flooding which will benefit the community. The 
Stormwater Report (May 6, 2024) demonstrates that the proposed detention basin and 
stormwater controls will substantially improve peak flow rates, downstream conveyance, 
and system reliability. Specifically: 

• Peak runoff rates for the 2-, 10-, 50-, and 100-year storm events are reduced 
compared to existing conditions (Stormwater Report, pp. 14–32). 

• A newly designed state-of-the-art detention basin will slow and manage 
stormwater release, reducing potential flooding risks on neighboring properties. 

• The new modern stormwater system includes emergency overflow routing that 
protects both the subject site and adjacent homes during extreme rainfall events. 

• Water quality is improved by incorporating modern detention and treatment best 
practices like hydrocarbon removal technology and bioswale measures. 

Because stormwater and drainage concerns have historically been an issue in parts of 
the surrounding area, creating a fully engineered and ordinance-compliant system on-
site that exceeds required standards materially reduces environmental risk and benefits 
nearby property owners. 
 
Wetlands, Wildlife, and Natural Resources 
The site contains no wetlands or designated natural areas per the Stormwater Report 
(p.7). The redevelopment occurs entirely within a previously disturbed area, and no tree 
stands, wildlife habitat corridors, or natural resource features will be affected. Bird-
safety/bird-friendly building design standards were used. This redevelopment pattern is 
consistent with the RFP’s policy to focus new growth on “already developed or disturbed 
sites where environmental impacts are minimized" (RFP §8.6.1). 
 
Air Quality, Noise, and Traffic Impacts 
The proposed new development will not produce measurable adverse air or noise 
impacts. Multifamily residential uses typically generate less noise and lower vehicle trip 
intensity than commercial, industrial, or institutional uses which surround the area. As 
documented in the Traffic Impact Study, the modest trip generation associated with 24 
affordable units will not affect roadway performance or create congestion-related 
emissions (TIS, pp. 9–11). Certain drivers may currently not be happy with waiting times 
to turn at the intersection but this development will not substantially change the traffic 
flow in the area. The building’s location and design further limit off-site noise, with 
residential-scale mechanical equipment, minimal outdoor activity areas, and 
landscaping buffers such as fencing, trees and bushes that naturally absorb sound. 
 
Impacts to Adjacent Residential Properties 
The project has been designed to protect and enhance the privacy, safety, and comfort 
of nearby homes. The nearest home is over 75 feet away from the proposed new 
building. Key exterior design elements that have been built-in include: 

• Deep landscaped buffers and a year-round evergreen screening system to 
provide visual protection. 
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• Fencing along sensitive edges to maintain privacy between the new building and 
existing yards. 

• Building orientation that places the narrow building face toward single-family 
homes, significantly reducing visual massing. 

• Lighting design using modern, downcast fixtures compliant with dark-sky 
standards to minimize spillover. 

These features ensure that adjacent properties retain their residential character and that 
the development integrates harmoniously into the existing neighborhood. 
 
Environmental Health and Public Safety 
The new building will be constructed to current life-safety codes and will include fire 
sprinklers, ADA-compliant access, modern mechanical systems, improved sanitary 
controls, and energy-efficient design. These improvements reduce environmental 
hazards associated with outdated infrastructure and enhance long-term sustainability. 
Water quality will be improved with the new stormwater management system with 
hydrocarbon removal technology and bioswale measures. The RFP encourages the 
County to support redevelopment that brings older sites up to current safety and 
environmental standards (RFP §8.3.3). 
 
Property Value and Neighborhood Stability 
The Village’s Staff Report notes no evidence that the project will negatively impact 
property values. Instead, reinvestment in a long-underutilized building and installation of 
high-quality landscaping and stormwater systems are expected to contribute positively 
to surrounding property values by replacing blight with well-designed residential 
development (Staff Report, p. 8). Stable, affordable housing also contributes to 
neighborhood continuity and reduces pressures associated with housing cost instability. 
 
Conclusion for Section 5 
The proposed rezoning will not result in adverse environmental or neighborhood 
impacts. Instead, the development improves stormwater performance, reduces runoff, 
protects adjacent properties, complies with environmental standards, and replaces a 
deteriorated structure with a code-compliant, well-designed residential building. The 
project aligns with the Regional Framework Plan’s guidance for infill redevelopment that 
improves environmental performance and strengthens neighborhood stability. 
 
 

6. The subject property is suitable for the proposed zoning classification. 
 
The subject property is well suited for rezoning to the R-6 district because its physical 
characteristics, location, existing infrastructure, and surrounding land uses align with the 
intended purpose of moderate-density residential zoning. The site’s size, access, 
context, and surrounding development changes support the conclusion that R-6 zoning 
is both appropriate and necessary to enable reinvestment that is consistent with the 
Regional Framework Plan’s goals for infill housing, housing diversity, and efficient use 
of existing public services (RFP §§8.2.3, 8.3.3, 8.6.1). 
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Physical Characteristics and Site Configuration 
The 2.6-acre property provides ample area to accommodate a two-story, 24-unit 
residential building along with off-street parking, landscaped buffers, and a new fully 
engineered stormwater detention system. The parcel has adequate depth and width to 
support the building footprint, setbacks, and open space required under R-6 zoning. The 
physical conditions of the property, including its stable soils, absence of wetlands, and 
previously developed nature, make it ideally suited to accommodate multifamily 
residential use without creating environmental disturbance (Stormwater Report, p. 7). 
 
Location Within a Transitional Land-Use Corridor 
The property lies within a multiuse corridor that already includes industrial, multifamily, 
single-family, institutional, and open-space uses. The Lake Zurich Staff Report identifies 
this area as a “transitional zone” due to the blend of land-use types and development 
intensities (Staff Report, pp. 5–7). This site represents the logical transition point 
because it abuts non-residential and denser housing uses to the north, east and south, 
while the single-family neighborhood begins immediately west, making this parcel the 
appropriate edge condition rather than an interior residential lot. 
 
The Regional Framework Plan explicitly states that such transitional areas are 
appropriate locations for moderate-density housing, as they provide logical buffers 
between higher- and lower-intensity uses and support the County’s objective to diversify 
the housing stock where infrastructure and amenities already exist (RFP §8.6.1). R-6 
zoning therefore represents the most appropriate classification for a site situated in this 
type of transition area. 
 
Compatibility With Surrounding Land Uses 
The new building’s proposed two-story height, residential-scale massing, and east–west 
orientation are well matched to the character of adjacent properties. The proposal 
includes substantial landscaping, privacy fencing, and evergreen screening, ensuring 
that the development integrates into the neighborhood without imposing adverse visual, 
noise, or privacy impacts. These compatibility measures, combined with moderate 
density, confirm the suitability of the site for R-6 zoning. 
 
Existing Infrastructure Readily Supports R-6 Density 
The property will be served by nearby public water and sewer lines with adequate 
capacity (Staff Report, p. 19). The roadway network operates acceptably under both 
existing and future conditions with the project in place, as documented in the Traffic 
Impact Study (TIS, pp. 9–11). The number of parking spaces meets the requirements of 
the ordinance and the Parking Demand Memo confirms that the on-site parking supply 
is appropriately calibrated to the anticipated vehicle demand for the use, ensuring that 
local streets are not burdened (Parking Memo, pp. 2–3). Because the project utilizes 
existing infrastructure rather than requiring new extensions or expansions, the site is 
highly suitable for redevelopment under the R-6 district. 
 
Stormwater Management Enhances Suitability 
One of the strongest indicators of suitability is the site’s ability to accommodate a fully 
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engineered stormwater detention system that improves, rather than exacerbates, 
drainage conditions. The Stormwater Report demonstrates that the new system reduces 
peak runoff rates, improves downstream conveyance, and incorporates emergency 
overflow routing for extreme rainfall events (Stormwater Report, pp. 14–32). Not all 
parcels can accommodate modern detention and treatment infrastructure within site 
boundaries like this one does. The subject property’s configuration, size, and 
topography make this feasible, strongly supporting its suitability for moderate-density 
residential use. 
 
Consistency With Countywide Housing and Planning Objectives 
The Regional Framework Plan instructs Lake County to increase housing diversity and 
provide more affordable and workforce housing options throughout the County (RFP 
Ch. 8, pp. 8-1–8-3). The property’s location near employment corridors, existing 
residential neighborhoods, and established community services corresponds directly 
with the RFP’s recommended siting for multifamily housing (RFP §§8.2.3, 8.3.3). The 
Lake County Housing Analysis explicitly identifies small-scale infill-redevelopment on 
serviced sites as an essential strategy for addressing housing shortages. The rezoning 
therefore aligns the property with the County’s long-term planning vision and corrects an 
outdated zoning designation that no longer reflects present-day housing needs or 
development patterns. 
 
Economic Feasibility and Long-Term Viability 
The site has remained unused as housing for approximately fifteen years, 
demonstrating that its R-1 zoning does not otherwise support feasible reinvestment. The 
R-6 classification enables a viable residential use that matches local housing demand 
and County planning priorities. Enabling economically sustainable redevelopment 
reinforces the suitability of the site for the proposed zoning. 
 
Conclusion for Section 6 
For all these reasons, the subject property is highly suitable for R-6 multifamily 
residential zoning. Its physical characteristics, transitional location, infrastructure 
availability, stormwater capacity, and alignment with the Regional Framework Plan all 
confirm that the site is an appropriate and logical location for moderate-density 
residential development. The rezoning corrects an outdated land-use designation and 
enables reinvestment that is both physically feasible and fully consistent with County 
planning objectives and documented needs. 
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