
Village of Forest Park  
Memorandum   

   
TO:    Planning and Zoning Commission   
   
FROM:   Steve Glinke, Director   
   
SUBJECT:   PCZ 2024-01 946 Beloit Ave. 

Petitioner: Michael Leydervudor dba Harvard Homes Development 
   
DATE OF REPORT:         9 January 2024   
DATE OF PZC MEETING:       16 January 2024   
   
  
PROJECT OVERVIEW:  The petitioner is seeking a map amendment and variations to construct 
a 10-unit townhome development at 946 Beloit Ave.  
   

GENERAL PROPERTY INFORMATION   
Applicant’s Name:    Michael Leydervudor 
Common Property Address:  946 Beloit Ave. 
Common Location: On the east side of Beloit Ave. and North side of 

Harvard St., west of Thomas Ave. 
Neighboring Property Land Use(s):            North   R-3  High Density Residential  

South   R-3  High Density Residential  
West   R-3  High Density Residential 
East   R-2  Medium Density Residential  

Comprehensive Plan Designation:  Commercial 
Existing Use of Property:   Grocery store 
Proposed Use of Property: 10-unit townhome development 
Existing Property Zoning:   B-1  
Proposed Property Zoning:   R-3 
Property Size:    15,500 sq ft 
 
Bulk Area Regulations  
   

Regulation   B-1 Requirement   R-3 Requirement Existing Proposed   
Front yard 
setback   

20’ 18.6’ 0’ 10’ 

Rear yard 
setback   

25’  25’  2’ 9’- 6” 

Side setback 
(south) 

-  5’  0’ 16’ 3” 

Side setback 
(north) 

5’ 5’  48’ 16’ 3” 

 

 



Regulation B-1 
Requirement 

R-3 
Requirement 

Existing Proposed   

Lot Coverage  80% max 40% max 58% 47% 
Lot area/unit  1,250 sf 2,000 sf  na 1,556 sf 
Building height   5 stories/60’ 5 stories/60’ appx. 18’ 3 stories, 33’ 
Parking  2 per unit 2 per unit na 2 per unit  

 

PROJECT DOCUMENTS:   
The following documents, submitted by the petitioner, are attached to this report.   

1. 946 Beloit Variation Site Plan Approval Application Washington (36 pages, signed 
12/6/23) 

a. Site Plans 
b. Application 

 
  
PROJECT DESCRIPTION:   
 
Currently zoned B -1, the site is on the south end of a block comprised mostly of R-3/High 
Residential District-zoned properties. Immediately surrounding this block is largely R-1/Low 
Density Residential. The applicant is proposing a map amendment from B-1 to R-3 and is 
requesting variations from four standards. Multi-family development also requires site plan 
approval.   

 

 
 
 



 
 
 

STAFF REVIEW:  

Village staff have received multiple inquiries and proposals for this site. Rezoning the site to R-3 
brings the property more in line with surrounding properties; allowing it to remain B-1 leaves 
open the possibility of any of the permitted uses in that district. The requested variations are for 
front yard setback, rear yard setback, lot coverage, and minimum lot area per unit. The property 
is a corner lot and front yard is defined as the shorter of the two lengths. The lot is just shy of 
being a square and a strict reading of the ordinance means that Beloit is considered the front 
yard (despite the orientation of the homes). In the table above, the requirements for B-1 and R-3 
are provided to compare to the proposed project and the existing conditions. Most of the 
development on this block preceded contemporary zoning regulations and would be considered 
nonconforming in one or more aspects. 

Below are the standards for review for the site plan and variations along with proposed 
conditions of approval. Map amendments do not have standards for review. Townhome 
developments typically have a homeowners’ association; the applicant should provide additional 
information on how the property will be maintained (e.g., trash collection, snow removal, mail 
delivery, addressing, and maintenance of landscaping and other features). The applicant should 
provide a draft declaration of covenants, conditions and restrictions governing the town home 
association for review. 

 

STANDARDS FOR SITE PLAN APPROVAL:  



In reviewing and determining whether to approve or disapprove a site plan, the Planning and 
Zoning Commission and Village Council shall consider the criteria established in Chapter 7, Site 
Plans, of the Village of Forest Park Zoning Code.  The criteria and staff’s evaluation of the 
applications compliance with those criteria are as follows:  
 
A. The application shall comply with the provisions of this chapter and other ordinances 
of the village.  
 
The application and submitted materials comply with the requirements.    
 
B. The plan shall be in reasonable conformity with the Comprehensive Plan.  
 
The Comprehensive Plan designates this parcel as Commercial; however, it is likely that at the 
time of writing the plan in 2014, the site was a viable commercial use without a vision for what 
might happen once it ceased operation. 
 
C. Reasonable provision shall be made to ensure that development will be served by 
essential public facilities and services such as highways, streets, parking spaces, police 
and fire protection, drainage structures, refuse disposal, water and sewers or septic and 
schools.  
 
The site is well-served by essential facilities and services, in particular access to nearby schools 
and the street network. 
 
D. Any building or structure shall be reasonably accessible to fire, police, emergency and 
service vehicles. When deemed necessary for access, emergency vehicle easements shall 
be provided. The access for fire, police and emergency vehicles shall be unobstructed at 
all times.  
 
Orientation of the buildings and the central drive aisle accessed by the alley provide access to 
emergency services.  
 
E. Adequate provision shall be made to ensure the compatibility of the proposed 
development, including mass, scale, site layout and site design with the character of the 
surrounding property and the neighborhood.  
 
The mass and scale of the proposed buildings are compatible with surrounding properties where 
many are in the 3-story range. The addition of green space and landscaping further enhance the 
character of the area. 
 
F. Open space provided is configured to make that open space usable, functional, and 
appropriate to the development proposed.  
 
Open space includes both private areas and shared areas and is appropriate for this type of 
development.  
 
G. Streets and sidewalks shall, insofar as reasonably practicable, provide access and good 
traffic circulation to and from adjacent lands, existing streets and sidewalks.  
 
The existing sidewalk network is intact and should remain so through and after construction. The 
proposed project closes existing curb cuts and is fully accessed via the alley, thereby improving 



conditions for people using the sidewalk. All auto circulation occurs from the alley and the central 
drive aisle can accommodate proposed access to individual units.  
 
H.  Provision shall be made to ensure that adequate access roads or entrance or exit drives 
will be provided and will be designed and improved so as to prevent traffic hazards or 
problems and to minimize traffic congestion in public streets.  
 
See above comments.  
 
I. Adequate provision shall be made to ensure that the vehicular circulation elements of 
the proposed development will not create hazards to the safety of vehicular or pedestrian 
traffic on or off the site, disjointed vehicular or pedestrian circulation paths on or off the 
site, or undue interference and inconvenience to vehicular and pedestrian travel.  
   
See above comments. 
 
J. Adequate water mains and fire hydrants shall be provided in accessible places in 
accordance with good firefighting and fire prevention practice.  
 
Existing facilities will remain.  
.   
K. Adequate provision shall be made for the collection and disposition of all on and off-
site storm water and natural water, including, but not limited to, on site drainage retention 
facilities.  
 
The project complies with required retention. 
   
 
L. Adequate provision shall be made for the collection and disposition of sanitary sewage.  
 
Same as above. 
 
M.  Adequate provision shall be made to avoid an increase in hazard to adjacent property 
from flood, increased runoff or water damage.  
 
Same as above. 
 
 
N. Adequate provision shall be made to clean, control and otherwise alleviate 
contamination or environmental hazards on land when the site is in an area found by the 
director of public health and safety to be contaminated by a toxic substance or otherwise 
to contain environmental hazards which are detrimental to the public health, safety and 
welfare.  
 
If the site is found to be contaminated, adequate provisions will be made to address it. 
 
O.  Adequate provision shall be made to avoid glare of vehicular and stationary lights that 
would affect the established character of the neighborhood, and to the extent such lights 
will be visible across from any property line, the performance standards for illumination 
shall be met.  
 



This project will not produce unusual glare on adjoining property from vehicles or stationary 
lighting fixtures used on the site. 
 
P. Adequate provision shall be made to ensure that the location, lighting and type of signs 
and the relationship of signs to traffic control is appropriate for the site and will not have 
an adverse effect on any adjacent properties.  
 
No signage is proposed. 
 
 
STANDARDS FOR VARIATIONS:    
  

1. General Standard: No variation shall be granted pursuant to this section unless the 
applicant shall establish that carrying out the strict letter of the provisions of this title 
would create a particular hardship or a practical difficulty. Such a showing shall require 
proof that the variation being sought satisfies each of the standards set forth in this 
subsection.  

Given the existing zoning ordinance, there exists a practical difficulty in developing 
townhome and multi-family projects despite the prevalence of them. Several residential 
properties in close proximity to this project are nonconforming in one or more aspects. While 
the R-3 District permits townhomes, the zoning ordinance is inconsistent in anticipating lot 
requirements. 

2. Unique Physical Condition: The subject property is exceptional as compared to 
other lots subject to the same provision by reason of a unique physical condition, 
including presence of an existing use, structure or sign, whether conforming or 
nonconforming; irregular or substandard shape or size; exceptional topographical 
features; or other extraordinary physical conditions peculiar to and inherent in the subject 
property that amount to more than a mere inconvenience to the owner and that relate to 
or arise out of the lot rather than the personal situation of the current owner of the lot.  

The subject property is zoned B-1 in an otherwise residential area with a longstanding 
commercial use. The ordinance does not provide clear direction on yards and much 
interpretation on the part of staff was involved in determining them. The project could have 
proceeded under the B-1 District with a conditional use permit for townhomes, but staff feels 
strongly that a rezoning to R-3 with townhomes as a permitted use is a better fit over the long 
term for the neighborhood. 

3. Not Self-Created: The aforesaid unique physical condition is not the result of any 
action or inaction of the owner or its predecessors in title and existed at the time of the 
enactment of the provisions from which a variation is sought or was created by natural 
forces or was the result of governmental action, other than the adoption of this title, for 
which no compensation was paid.  

A commercial use on this site likely preceded current zoning regulations. The character of 
surrounding development is largely residential with shopping habits and trends vastly 
different from the time the B-1 designation was applied. Townhomes are not consistently 
regulated in the ordinance which frequently requires the requesting of variations. 



4. Denied Substantial Rights: The carrying out of the strict letter of the provision from 
which a variation is sought would deprive the owner of the subject property of substantial 
rights commonly enjoyed by owners of other lots subject to the same provision.  

The requested variations will result in a project that maintains compatibility with the 
surrounding neighborhood; the application of and ambiguity of yard requirements is unique in 
this situation.  

5. Special Privilege: The alleged hardship or difficulty is not merely the inability of the 
owner or occupant to enjoy some special privilege or additional right not available to 
owners or occupants of other lots subject to the same provision, nor merely an inability to 
make more money from the use of the subject property; provided, however, that where 
the standards herein set out exist, the existence of an economic hardship shall not be a 
prerequisite to the granting of an authorized variation.  

There is no special privilege being granted; in fact, the practical difficulty is the zoning 
ordinance itself in its ambiguity towards townhome developments. Under the current 
ordinance, it is logical that variations may need to be requested under these circumstances.   

6. Title And Plan Purposes: The variation would not result in a use or development of 
the subject property that would not be in harmony with the general and specific purposes 
for which this title and the provision from which a variation is sought were enacted or the 
general purpose and intent of the official comprehensive plan.  

The proposed development is compatible in terms of size, scale, massing, and height. It 
helps achieve goals in the comprehensive plan of housing diversity and infill development.   

7. Essential Character of Area: The variation would not result in a use or development 
on the subject property that:  

a. Would be materially detrimental to the public welfare or materially injurious to 
the enjoyment, use, development or value of property or improvements permitted 
in the vicinity; or  
b. Would materially impair an adequate supply of light and air to the properties 
and improvements in the vicinity; or  
c. Would substantially increase congestion in the public streets due to traffic or 
parking; or  
d. Would unduly increase the danger of flood or fire; or  
e. Would unduly tax public utilities and facilities in the area; or  
f. Would endanger the public health or safety.  

The requested variation would not adversely impact the character of the surrounding 
neighborhood. Submitted plans depict a project that improves pedestrian conditions, reduces 
traffic congestion, makes use of existing facilities, and increases open space compared to 
the existing use.  

8. No Other Remedy: There is no means other than the requested variation by which 
the alleged hardship or difficulty can be avoided or remedied to a degree sufficient to 
permit a reasonable use of the subject property.  



It is possible for the applicant to pursue a conditional use permit and maintain the B-1 
designation; however, staff recommended the proposed course of action due to the long-
term incompatibility of B-1 at this site.  

 
The project has three distinct requests: 1) map amendment, 2) site plan review, and 3) 
variations. The Planning and Zoning Commission should vote on the map amendment first. If 
the motion passes, the other requests may be considered. If the map amendment does not 
pass, the other requests are moot.   
 
Should the Planning and Zoning Commission wish to recommend approval of the map 
amendment, a sample motion is provided: 
 
Based on the submitted petition and testimony provided, I move that the Planning and 
Zoning Commission recommend to the Village Council approval of amending the Forest 
Park Zoning Map to change the zoning of 946 Beloit from B-1/Neighborhood Shopping 
District to R-3/High Density Residential District.  
 
 
Should the Planning and Zoning Commission wish to recommend approval of the site plan, a 
sample motion is provided: 
  
   
Based on the submitted petition and testimony provided, I move that the 
Planning and Zoning Commission recommend to the Village Council approval of 
the site plan associated with PZC2024-01 subject to the following   
conditions:   

1. The site shall be constructed in substantial compliance with the 
“Project Documents” identified in this report and available in the 
Department of Public Health and Safety.   

2. All construction shall comply with the Building Code of the Village 
of Forest Park, with final plans subject to review and approval by the 
Village Engineer and Director of Public Health and Safety.   

3. No building permits and no Certificate of Occupancy for the 
Subject Property shall be issued by the Department of Public Health and 
Safety to the Owner unless all debts owed to the Village of Forest Park by 
the Owner have been paid in full prior to the issuance of such permits or 
certificate.   

4. The final covenants, conditions, and restrictions governing the 
development are subject to review and approval by the Village Attorney 
and Director of Public Health and Safety. 

5. The covenants, conditions, and restrictions governing the development 
and Plat of Survey shall be recorded at or before issuance of a Certificate 
of Occupancy.  

6. Unit address numbering is subject to approval by the Director of Public 
Health and Safety. 

7. The curb cut on Beloit Avenue shall be closed and the sidewalk 
repaired/reinstated at applicant’s expense. 



8. The final landscaping plan and driveway material are subject to review and 
approval by the Director of Public Health and Safety. 

9. The applicant share provide additional information on mailbox locations 
and type and delivery management. 

10. Any violation of the above conditions will result in a violation of 
the Municipal code of the Village of Forest Park and the owner may be 
subject to fines for each day said violation exists.  

 

 

Based on the submitted petition and testimony provided, I move that the Planning and 
Zoning Commission recommend to the Village Council approval of the requested 
variations: a reduction in front yard setback from 18.6’ to 10’; a reduction in rear yard 
setback from 25’ to 9’6”; an increase in the maximum lot coverage from 40% to 47%; and 
a reduction in lot area per unit from 2,000 s.f. to 1,556 s.f. The variations are 
recommended without conditions acknowledging that the conditions placed on the site 
plan remain in effect.  

 


















































