MEMORANDUM
TO: Plan Commission
FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: April 7, 2017
RE: Prefiling Conference – Gilbane Development Company, 1085 Lake Cook Road
The purpose of a prefiling conference is provide the applicant input, feedback, and
direction on their proposal.
Subject Property
The subject property consists of the 4.97 acres of land at 1085 Lake Cook Road. The
vacant, former Hellenic American Academy school building was approved in 2005 and
is located on this 4.97 acre parcel. Prior to the Hellenic American Academy, the
property was a State Farm auto claims center (approved in 1991).
The subject property is zoned I-1 Office, Research, and Restricted Industrial District.
The original State Farm development was approved as a two lot PUD in 1991 by
Ordinance 0-91-26 (In 1991, Lot 2 was the location of the State Farm auto claims
center which is now the vacant Hellenic American Academy property at 1085 Lake
Cook Road, and Lot 1 to the south which is 7.63 acres in size (the current location of
the Rochelle Zell Jewish High School at 1095 Lake Cook Road) was a vacant lot. The
subject property was subdivided into two lots in 1991 when approval was granted for
the original State Farm facility on lot 2. In 2004, the Village granted approval of the
Chicagoland Jewish High School on lot 1, the parcel immediately to the south of the
subject property. Phase I of the CJHS consists of a three-story building with a gross
area of 66,300 square feet and a student capacity of 200 students. The CJHS also
received conceptual approval of a future addition and 500-seat auditorium totaling
56,200 square feet with a student capacity of an additional 200 students.
The subject property was annexed into the Village in 1980 as part of the 65 acre Stone,
Anderson, and Brandel properties, which are now known as the Lake Cook Office
Center, Teradyne, Deerfield Business Center, and former State Farm properties. The
annexation agreement for this property expired in 1990. Therefore, the property falls
under the provisions of the Zoning Ordinance for the I-1 Office, Research, and
Restricted Industrial District. The Comprehensive Plan designates the land use for the
subject property as corporate and professional offices, light industrial uses, and
institutional uses.
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The subject property is located in the Northbrook School District, and is serviced by the
Northbrook Fire Protection District (includes ambulance service). The property is
serviced by the Deerfield utilities, the Deerfield Police Department, and the Deerfield
Library.
Surrounding Land Use and Zoning
North: (across Lake Cook Road): R-3 Single Family Residential District - single
family homes
South: I-1 Office, Research and Restricted Industrial District - Rochelle Zell Jewish
High School
East: P-1 Public Lands District - Regional Storm Water Detention Basin
West: I-1 Office, Research, and Restricted Industrial District - Deerfield Business
Center (6 single-story office buildings)
Proposed Gilbane Plan
Gilbane development is seeking feedback on a proposed multiple family luxury rental
apartment building of 212 units. The unit mix will consist of one and two bedrooms with
upgradeable 2-story and penthouse units. The building will be located on a 4.97 acre
parcel. The individual unit sizes has not been determined.
The proposed apartment building will be four stories in height and have an underground
parking garage providing residents with covered parking. The building will feature a
landscaped patio with a swimming pool. A large, clubroom with many amenities will
provide seating and multiple entertainment areas. The building will also include a 24hour fitness center, business resource center with computers, and lobby area with a
tech center, coffee bar and mail area. The petitioners have indicated the interiors will
include high-end finishes and have provided some photos of their typical interior
finishes and amenities in their booklet (pages 20 and 19). Landscaped green areas will
be provided on the property and the interior courtyard. Ninety-five (95) surface parking
spaces will be provided at the north side of the building. A storm water detention area
is proposed at the northwest corner of the building. The petitioner’s material indicated
the development will contain sustainable/green design.
The petitioners have indicated that there is a market for rental housing in their material
on page 23 and list the economic development and fiscal benefits on pages 24 and 25
respectively. The proposed apartment building is in close proximity to many of the
corporate offices in Deerfield (see page 11 of the petitioner’s material).
The petitioner’s material indicates that people earning $49,000 to $116,000 per year
can afford to live in the proposed Gilbane apartment development. The petitioners
have indicated that over 60 percent of the units in the proposed rental building will be
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affordable to individuals making less than $70,000 per year (see page 24 of the
petitioner’s material). They believe that the proposed apartment development will
provide an amenity for residents who work at neighboring businesses/offices and
residents will be able to capitalize on the Lake Cook Metra Station being within ¾ of a
mile away.
Some other items to note from the petitioner’s materials: The petitioners have indicated
that the Gilbane development will create 486 jobs with a total economic benefit of more
than $57M (construction, operations and residential local spending). The developer
notes projected property tax to increase from $0 to $750,000 in 2020 and generate
more than 350 residents.
Comprehensive Plan
Attached are the relevant sections of the Deerfield Comprehensive Plan that pertain to
the Gilbane project: Section 4.8 South of Lake Cook Road, Section 4.3 Lake Cook
Road Corridor and Section 3.3 Housing
Vehicular Access to the Subject Property
Access to and from the subject property is provided by the signalized intersection at the
Lake Cook Road and Pine Street intersection. North and south traffic movements
through the Lake Cook Road and Pine Street intersection are allowed by the Cook
County Highway Department (which has jurisdiction over Lake Cook Road), but the
north and south movements through this intersection are still prohibited by the Deerfield
Municipal Code.
Access is also provided by an existing east-west frontage road to the south of Lake
Cook Road that extends from the subject property west to the AMLI apartment
development. The frontage road is a private road that is maintained by the property
owners that access this road. Access to the proposed Gilbane development will be
from the existing north/south drive on the west side of the property. Additionally, the
access to the Rochelle Zell Jewish High School is from this existing north/south road,
and also the access to the BJBE synagogue is from this north/south drive. An access
easement for ingress and egress exists between the two parcels in this development.
Inbound traffic (traffic entering from Lake Cook Road) on the north/south access road
does not stop at the intersection with the frontage road, but the remainder of this
intersection is under stop sign control. The proposed Gilbane development maintains
the same location for their north access point on the north/south driveway. The
petitioners are also proposing a new right-in/right-out on Lake Cook Road at the
northeast corner of the property.
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Traffic flow on the subject property will be a two-way circulation pattern along the north
and east perimeter of the site. Vehicles will enter and exit at the northwestern access
point, or the proposed right-in/right-out access point on Lake Cook Road.
The petitioner’s preliminary traffic study indicates that the proposed residential use will
be complimentary to the office use for parking and vehicular traffic. The petitioner’s
traffic engineer notes that the apartment development will primarily generate outbound
movements during the morning peak period of 8:00AM to 9:00AM; whereas the office
and high school land uses will generate inbound movements at this time. The traffic
study indicates the peak traffic times for the high school and the synagogue occur at
different times which alleviates the peak period conflicts. The traffic study’s initial report
indicates that the site improvements being proposed by Gilbane will not materially
change the existing condition of the overall Level of Service (LOS) for the Lake
Cook/Pine Street intersection. The report also summarizes that the Frontage
Road/Pine Street intersection will improve after the proposed development is
constructed, especially in the evening hours when the employees are leaving the
business park.
Zoning Conformance
Text Amendment
If a proposed use is not listed as either a Permitted or a Special Use in a zoning district,
it is not allowed (Article 2.00-G). The previous Text Amendments for the AMLI
apartment development in 2013, and the Continuing Care Retirement Community in
2009, were written to apply to the respective subject property only, and not the entire
I-1 District.
The petitioner’s plan for a multiple-family development will require a Text Amendment
to the Zoning Ordinance to allow this use in the I-1 Office, Research and Restricted
Industrial District. The Text Amendments for the proposed multiple-family apartment
development for Gilbane can be written to apply to the subject property only, and not
the entire I-1 Office, Research, and Restricted Industrial District.
The standard for a Text Amendment is that it has to be in the public interest and is not
solely for the interest of the applicant.
Planned Unit Development
The property is considered to be a Planned Unit Development (PUD) as was explained
earlier in the Subject Property section of this memo. Attached are the standards for a
Planned Unit Development. PUDs are approved in two steps – a Preliminary
Development Plan and a Final Development Plan.
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I-1 PUD Bulk Requirements
Minimum Setbacks:
Minimum size of Site
A minimum gross area of five (5) acres is required for a PUD. This PUD was
established in 1991 and is 12.5 acres.
Minimum Lot Area
A minimum lot area of 2 acres is required. The Gilbane lot is 4.97 acres.
Perimeter Setbacks
The minimum yard requirements of the underlying district are applicable to the exterior
boundaries of the PUD (in the I-1 District, the front yard setback is 100 feet, the side
and rear yards require 50 feet). The perimeter setback of the PUD shall be kept free of
buildings, structures, and parking, and shall be maintained in landscaping.
The proposed Gilbane apartment development has the following setbacks:
Front Yard (to the north):
Required: 100 feet from the north property line.
Proposed: 60 feet from the north property line (the northern portion of the parking lot is
in the setback, and requires a variation)
Side Yards (to the east and west):
Required: 50 feet from the east and west property lines.
Proposed: 20 feet from the west property line (the building is in the setback, and
requires a variation. 50 feet is provided from the building to the east property line.
Rear Yards (to south)
Required: 50 feet from the south property line.
Proposed: 20 feet from the south property line (the building and fire lane are located in
the south setback, and requires a variation)
Existing 100 Foot Recorded Front Building Setback Line
There is an existing 100 foot building setback line on the north end of the subject
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property and all the properties located to the west up to Embassy Way (named
changed from Huehl Road a couple of years ago) that was put in place when these
properties were subdivided in the early 1980s. The existing 100 foot setback is 100
feet south of the of the private road easement, not the 100 feet south of the north
property line. The existing Hellenic American Academy building meets this existing 100
foot recorded building line setback line. The petitioner’s plans for the proposed Gilbane
apartment development meets this existing 100 foot building setback line.
Setback Between Buildings
The setback between buildings and structures within the site shall take due
consideration of public safety especially with regard to fire hazards, traffic sight lines
and access for emergency equipment.
The Northbrook Fire Department (which has jurisdiction south of Lake Cook Road) will
have to approve the site plan for emergency vehicle accessibility.
Open Space
Not less than 10 percent of the gross area of an Industrial Planned Unit Development
shall be devoted to usable open space. The Zoning Ordinance defines usable open
space as an area of land or water or combination of land and water, which may include
complementary structures and improvements within the site, excluding space, devoted
to parking, designed and intended for common use and enjoyment.
The petitioner’s plan indicates that 12% of the site is open space.
Maximum Lot Coverage
The total ground area occupied by all principal and accessory buildings shall not
exceed forty (40) percent of the gross surface area of the site.
The petitioner’s site plan indicates that 27% is the lot coverage.
Maximum Building Height
The maximum building height allowed in the I-1 District is 45’. The vertical distance as
measured from the pre-development grade for a property, to the highest point of the
coping of a mansard roof or a flat roof, to the highest point of a hipped roof, to the
highest gable of a pitched roof, to the ridge of the gable or hip roof, or to the highest
point of a turret or ornamental tower, whichever point is higher.
The petitioners are proposing a 4-story building at 49.4 feet in height.
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In 2013, the Village approved the 4-story AMLI multiple-family development building
(48’ to the top of the building) to be taller than the 45’ maximum height allowed by the
Zoning Ordinance for this property.
Required Parking
Required: Efficiency and one (1) bedroom units are to provide one and one-half (1-1/2)
parking spaces for each dwelling unit, and two (2) or more bedroom units are to provide
two (2) parking spaces for each dwelling unit. Based on the petitioner’s unit type, a
total of 357 parking spaces would be required (134 x 1.5 = 201 spaces, plus 78 x 2 =
156 spaces = 357 spaces total for the Gilbane apartment development).
Proposed: The petitioners are proposing to provide 322 parking spaces and will be
seeking a variation for a reduction in required parking by 35 parking spaces.
Size of Parking Stalls and Aisle Width
Perpendicular parking spaces must be a minimum of 9 feet wide by 19 feet in length. A
minimum aisle width of 24 feet is also required. Handicapped spaces must be 16’ wide
by 19’ deep. The petitioners plans indicate that both interior and exterior parking stalls
will be 9 feet wide by 19 feet in length with 24 foot drive aisle widths.
Loading
For a multiple family residential development, one loading area is required at least 12
feet wide by 50 feet long with a vertical clearance of 15 feet. The proposed loading
zone is located at the southeast corner of the building. The petitioner’s plans indicate
that they will be providing a 12 feet wide by 25 foot long loading area and will be
seeking a variation for the reduced loading area size.
Landscape Plan
As part of a preliminary development plan, the petitioners are required to provide a
landscaping plan for the subject property. The petitioner’s conceptual landscape plan is
illustrated on page 13 of their material. The landscaping plan uses a combination of
shade and ornamental trees, shrubs and decorative grasses.
Miscellaneous
For a future public hearing, more detail will need to be provided for the building
elevations, landscaping, lighting details, signage, bicycle facilities to be provided, the
location and screening for trash, refuse area, HVAC screening, preliminary engineering,
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sustainability/green features, traffic analysis, etc.
List of Submittals
Attached is the submittal list given to the petitioners.
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Deerfield Comprehensive Plan
Following are the sections of the Deerfield Comprehensive
Plan that are relevant to the proposed Gilbane project:
• Section 4.8 South of Lake Cook Road
• Section 4.3 Lake Cook Road Corridor
• Section 3.3 Housing

4.8

SOUTH OF LAKE COOK ROAD

Figure 4.8: South of Lake Cook Road
The Village has two major concerns regarding the land south
of Lake Cook Road. First is the strong desire to control the
plan for access to the properties and the volume and time of
day that traffic is generated on Lake Cook Road. Second, and
equally important, is the desire to have well-landscaped,
low-impact development in this area, in order to buffer and
protect the residential areas to the north and for its aesthetic
value to the entire community.
Specifically, the following objectives have been established
for this area to supplement other applicable
recommendations included in the Comprehensive Plan.
1. Limited Uses. The location of this property between a
regional arterial and an expressway, bounded by a
stormwater management facility and the Tollway,
limits its development potential to those uses
compatible with such physical barriers. These would
include the following:





Corporate offices
Institutional uses
Professional offices
Light industrial uses
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Institutional and non-traditional residential uses
that are not expected to generate a significant
number of school children and which are
otherwise found to be compatible with
surrounding uses as indicated in Section 4.3
above of this Comprehensive Plan.

2. Undesirable Uses. The Village strongly desires to
contain and strengthen the existing business districts
and to prevent strip commercial development from
occurring along Lake Cook Road. To protect the
residential uses to the north, commercial or retail uses
are not recommended.
Traditional residential uses are not recommended
because of the location of this area between two very
heavily traveled routes. In addition, the residents of
this area would be effectively isolated from the rest of
the Village by Lake Cook Road and by the fact that
they would be served by Northbrook schools, the
Northbrook fire protection districts, and various Cook
County agencies. However, institutional and nontraditional residential uses that are not expected to
generate a significant number of school children, and
which are otherwise found to be compatible with
surrounding uses as indicated in Section 4.3 above,
may be considered in this location as means to
revitalize and strengthen the Lake Cook Corridor.
3. Low Traffic Impact. Traffic projections for Lake Cook
Road indicate that it will become one of the most
heavily traveled routes in the northern suburbs. By
limiting the total number of vehicles going to and from
the area and also by regulating the time of day such
traffic occurs, the Village will strive to improve
conditions within the Village boundaries and beyond.
4. Sufficient Parking. Because there are no adjacent
areas suitable for absorbing overflow parking, each
development proposal will be carefully considered to
ensure that sufficient parking is provided.
5. High Quality Development. Existing development in
the Village’s outlying non-residential areas is
characterized by the moderate scale of the buildings,
the high quality of the design and the materials used,
the large amount of open space, and the generous and
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attractive landscaping. Maintenance and continuation
of this type of development is strongly desired.
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4.3 LAKE COOK ROAD CORRIDOR

Figure 4.4: Lake Cook Road Corridor
Lake Cook Road is a designated Strategic Regional Arterial
that links the Edens Expressway (I-94) and I-290 (Route
53). It carries at least two lanes of traffic in each direction
through Deerfield and has the highest traffic volumes of any
arterial in the Village. Traffic congestion has been identified
as one of the major problems along the corridor, and one
that has worsened over the past decade.
Because of the number of motorists who travel the Lake
Cook Road corridor each day, this corridor establishes
Deerfield’s identity for many. The Lake Cook/Waukegan
intersection, the viaduct under the Metra tracks and office
development south of Lake Cook Road and at the Lake
Cook/Wilmot Road intersection establish the corridor as a
major commercial center, but one with limited direct access
to Lake Cook Road. The residential neighborhoods along the
corridor are oriented away from Lake Cook Road. The fences
that screen these areas form blank walls that say little about
Deerfield’s image as a community.
The land uses along the Lake Cook Road corridor are
primarily office and commercial in nature. Most of the parcels
along the south side of the corridor are large-scale retail or
office developments that serve the region as major
employment centers. These developments are set back from
Lake Cook Road, allowing substantial landscaping along the
Lake Cook Road frontage.
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The Village's development policy is to reserve land south of
Lake Cook Road for non-residential uses. The primary
rationale for this policy is to promote a sense of community
among residents through the sharing of common school
districts. However, certain institutional and non-traditional
residential uses that are not expected to generate a
significant number of school children may be compatible with
non-residential uses in the area. Examples of such uses
include hotels, extended stay lodging facilities, residential
assisted living facilities for the elderly, continuing care
retirement communities, and luxury multi-family rental
apartment communities. Such uses may be considered on a
case by case basis as Special Uses in a Planned Unit
Development where the compatibility of such uses with
surrounding uses can be evaluated under Planned Unit
Development approval criteria.
Recommendations for the Lake Cook Road corridor are
primarily directed toward improving the visual image of the
corridor as viewed from the automobile. Specific
improvement objectives include the following:
1. Sidewalks. Work with Cook County and private
property owners to ensure that sidewalks are provided
along the entire length of Lake Cook Road. A priority
area is the north side of Lake Cook Road from
Waukegan Road to Carlisle Avenue, where they are
lacking.
2. Fences. Encourage property owners to maintain
fences along Lake Cook Road.
3. Utilities. Encourage the undergrounding of utilities
along Lake Cook Road.
4. Gateways and Streetscape Enhancements. The Village
will work with Cook County and private property
owners to ensure that the appearance of the Lake
Cook Road corridor continues to improve through the
construction of gateway features and streetscape
enhancements in strategic locations. Priority locations
include:


Landscaped Village gateway at the northeast
corner of Lake Cook and Saunders Road, to be
developed following annexation to the Village.
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Raised planters on the mountable Lake Cook
Road medians over the Tollway.
Aesthetic improvements and/or landscape
enhancement of the length of Lake Cook Road
including the underpass at the Metra tracks.

5. Traffic Management. Work with surrounding
communities, Lake and Cook Counties, the Lake Cook
Traffic Management Association (TMA) and regional
and state agencies to help control development along
Lake Cook Road and prevent undue congestion or
excessive traffic generation affecting Deerfield.
Encourage private efforts to reduce traffic congestion
through the use of staggered work hours and other
techniques.
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3.3

HOUSING

The purpose of this element of Deerfield’s Comprehensive
Plan is to document the present and future housing needs
within the Village of Deerfield, including affordable and
special needs housing. The condition of the local housing
stock has been considered in developing the strategies,
programs, and other actions to address Deerfield’s housing
needs, and provide current and future residents with a range
of housing options.

AFFORDABLE HOUSING
Given the full development of the Village and the derogation
of local land use planning and zoning powers provided by the
Affordable Housing Planning and Appeal Act, 310 ILCS 67/1,
et seq. (the "Act"), it is determined that compliance with the
Act is impractical and not in the best interests of the Village;
therefore, pursuant to its home rule powers, the Affordable
Housing Planning and Appeal Act, 310 ILCS 67/1, et seq.,
will not apply within the Village of Deerfield and shall be
superseded within the Village by the Zoning Ordinance and
Comprehensive Plan of the Village of Deerfield.
The Village recognizes the need for affordable housing within
the Village and the region in which the Village is located and
will give due consideration to those needs and to the
opportunity to accommodate new affordable housing options
within the Village when opportunities are presented to
develop or redevelop significant parcels for residential uses
in the Village of Deerfield. The enforcement of federal and
state fair housing laws shall be and remain a priority for the
Village.
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Goal: Maintain the variety of the existing housing stock
and supplement it in suitable locations with safe, wellconstructed housing of a density*, scale* and character
compatible with adjacent housing.
Objectives

Policies

Help maintain the desirability of Village
neighborhoods.

Encourage maintenance of the existing housing
stock.
Endeavor to increase the variety in the housing
stock, so that there will be types and prices of
housing to satisfy the needs and preferences of
a wider variety of residents, while maintaining
the single-family dwelling as the basic form of
housing unit in the Village.
Protect residential areas from incompatible uses
through effective land use controls, proper
screening and buffering.
Maintain streets, parkway trees, sidewalks,
street lighting and other community facilities in
good condition.
Encourage good architectural and site design,
individuality and character in new housing.

Accommodate new housing in a
manner that does not adversely impact
the residential character of the Village.

Encourage only those developments which
conform to the Land Use Map and which are
thoughtfully designed with respect to traffic
generation, traffic patterns, topographical and
drainage conditions and small scale* of existing
developments.
Apply Deerfield’s impact fee ordinance to
residential development.
Encourage redevelopment that is designed to be
compatible with adjacent developments.

* - Term defined in the Glossary.
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November 4, 2016
Proposed Gilbane Residential Development
Submittals for a public hearing for a preliminary PUD would include the following from
Article 12.09-C from the Deerfield Zoning Ordinance:
Article 12.09-C Preliminary Development Plan
1.

A Preliminary Development Plan is required of any applicant for approval of a
Planned Unit Development. The Preliminary Development Plan shall include as
a minimum, the following:
a.

An accurate topographic and boundary line map of the project area and a
location map showing its relationship to surrounding properties.

b.

An accurate legal description of the entire area within the Planned Unit
Development.

c.

The pattern of public and private roads, driveways, and parking facilities and
intended design standards.

d.

The size, arrangement and location of lots or of proposed building groups.

e.

General description of proposed landscaping.

f.

Use, type, size and approximate location of structures.

g.

The location of sewer and water facilities.

h.

Architectural drawings and sketches illustrating the design and character of
proposed structures.

i.

The location and size of recreational and open space areas and areas
reserved for public uses such as schools, parks, etc., and open space to be
owned and maintained by a property owners' association.

j.

Existing topography and storm drainage pattern and proposed storm drainage
system showing basis topographic changes and proposed method of
compliance with the Village's storm water detention ordinances.

k.

Statistical data on total size of project area of open space, density
computation and proposed number of residential units by type, and any other
similar data pertinent to a comprehensive evaluation of the proposed
development.
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l.

A copy of the intended organizational structure related to property owners'
association, deed restrictions and provisions of services. The contemplated
maintenance of common open space areas and of provisions relating to
future use of private property (additions, expansion, changes in use, etc.)
shall be fully set forth in such documents.

m.

A statement of the applicant's plans with regard to the future selling or leasing
of all or portions of the Planned Unit Development, such as land areas,
dwelling units, building sites, etc.

n.

A development schedule indicating the approximate date when construction
of the Planned Unit Development or stages of the Planned Unit Development
can be expected to begin and be completed.

o.

A traffic survey setting forth and analyzing the effects of the proposed
Planned Unit Development. Such survey shall not be limited to the effect on
adjacent streets but shall extend to all of the surrounding areas affected and
shall indicate the anticipated points of origin, the direction and volume of
traffic flow to and from the Planned Unit Development.

p.

Statement of the manner, if any, in which the Planned Unit Development
varies from the regulations of the Zoning Ordinance and Subdivision
Ordinance and an explanation of the reasons for such variations.

q.

A tax impact report.

r.

A market analysis, feasibility report and statement of proposed financing.

s.

A preliminary improvement plan which indicates the extent of the various
improvements contemplated by the PUD which are to be publicly owned and
maintained, and those to be privately owned and maintained. A statement
shall accompany the improvement plan which details the manner, if any, in
which the improvements contemplated vary from the provisions of the
Deerfield Development Code and Deerfield Standards and Specifications
Manual. (Ord. 0-93-53)

We have gone through the list of submittals in Article 12.09-C and made additional
comments where necessary for each item:
Item a. Show the driveways on adjacent properties so the Plan Commission can see
how the existing and proposed roadways relate to each other. Show some grades on
the surrounding properties.
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Items c, d, f, and i are to go on the site plan. Please make sure dimensions are put on
the site plan for the buildings, roads, parking spaces, and lot lines.
Item c: also include sidewalks, ground signs, fire lanes, loading areas and loading
docks, retaining walls, fences, light poles, benches, bike racks, and traffic control signs.
Show the location and size (width) of any access points including any turning lanes.
Show driveways of adjacent properties on the site plan so the Plan Commission can
see how the vehicular access points are lined up. A note about sidewalks – in the past,
when new developments have occurred along the south side of Lake Cook Road, the
Village has expressed a desire to see the property owners along the south side of Lake
Cook Road work together to install a sidewalk along the frontage road at some point in
the future. For example, in the ordinance approving an amendment to the property at
1405 Lake Cook Road, the property owner is required to install a future sidewalk along
the south side of the frontage road upon notice from the Village. The Village may ask
Gilbane to commit to working with the other property owners on the south side of the
Lake Cook Road on installing a sidewalk along the frontage road/access drive at some
point in the future.
Item e. This is a scaled landscape plan. The location, quantity, type, and size of the
plantings (at the time of installation) must be indicated on the plans. Any existing trees
to be transplanted, or to stay will need to be indicated on the landscape plan. Any
berms should be shown at 1 foot contours. The perimeter of the parking lots must be
screened according to code (Article 2.04-I,2) and landscaping islands should be
provided to break up the parking lot. The landscaping should not block driver sight
lines.
Items g and j are preliminary engineering (utility plans and grading plans). Put finished
floor elevations on the plans. Show any retaining walls on the plans. Sometimes a
narrative of the preliminary engineering is submitted. The Engineering Department
needs to comment on the engineering plans and any necessary revisions need to be
made to the plans prior to the submission of 4 sets of preliminary engineering plans for
the Plan Commission preliminary development plan.
Item h is the scaled elevation drawings for all sides of the building. All exterior material
and colors must be indicated on the materials list (i.e. specific brick type, efis, etc).
Roof screens must be shown on the elevation drawings. Indicate the location of the top
of the roof deck on the elevation drawings. You must present colored elevation
drawings of all sides of the building at the meetings in your power point presentation.
Material and color samples of all exteriors used must be used brought to the meetings
and ultimately submitted to the Village staff for our records if the project is approved.
Item i relates to the impact fees that must be provided in lieu of a dedication of land for
these facilities. Attached is the impact fee ordinance (Ordinance O-93-48). See the
AMLI residential development impact fee agreement that was previously.
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Item k is the data table to go on the site plan. Include the gross square feet of the
building, lot coverage, usable open space (as defined in Zoning Ordinance) as well as
the number and size of all parking spaces in the data table. If there is any active
recreation space provided, indicate on the site plan what the activity will be (for example
tennis courts, swimming pool, track, etc.).
Item o - In addition to the traffic study, your consultant will need to do a parking analysis
to demonstrate to the Village that the proposed parking will be adequate for the
development. Any proposed off-site improvements must be indicated as well. In
addition to the usual items in a traffic study (existing traffic volume, trip generation,
traffic assignment, and level of service) your consultant should review the site plan for
on-site circulation.
Item q is the fiscal impact study that shows the recurring costs and revenues for each of
the taxing districts. See previously sent AMLI development fiscal impact analysis as an
example.
Item r is the marketing study and method of proposed financing. The person who
prepares the market study will need to explain the market study at the public hearing
and answer questions about it. See previously sent AMLI development market study.
Item s is a requirement of the Development Code. The first item is a requirement of
Section 3-101,A of the Development Code. The preliminary improvement plan is
basically the site plan but you must also submit a statement which indicates those
improvements which will be public and privately owned and maintained. We are
assuming all utilities will be private, but please verify with the Village’s Engineering
Department.
Additional items to be submitted as part of the Preliminary Development Plan:
•
•
•

•

A detailed written project description.
Dimensioned floor plans.
The Northbrook Fire Department will need to review and approve the site plan for
emergency vehicle accessibility (fire lanes, turning radius, fire hydrants, water
connections). You need to obtain a letter of approval from the Fire Protection
District as part of your submissions. The contact is Kevin Frangiamore, 847-2722141.
A detailed lighting/photometrics plan. The location, height, and color of the poles
need to be indicated. A drawing of the light fixture, type of lamp, and the output
in footcandles will need to be provided (e.g. 250 watt metal halide, LED).
Lighting cannot spill over the lot lines so output must be zero at the lot lines. The
hours of the parking lot lighting/timing of the lighting needs to be indicated. Any
lights on the buildings themselves must be indicated on the building elevation
drawings. If any of the building will be lit up by flood lighting at night that needs
to be indicated on the plans as well.
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•
•

•

•

•
•
•
•

•

•

•

The PUD standards (Article 12.09-D, 2, c) should be addressed in writing. See
AMLI example.
A detailed signage plan. The scaled drawings must indicate the materials and
colors for the proposed signage and the method of illumination. Color and
material samples have to be brought to the meetings. Be sure to put the location
of all ground signs on the site plan and landscape plan. (See Zoning Ordinance
Article 9.02-C PUD for signage allowed).
If there are any exterior trash/refuse areas, they need to be fully screened from
view and an elevation drawing needs to be submitted of the structure. The
refuse areas need to be sized to accommodate recycling containers so they
won’t be setting outside the trash areas unscreened.
A roof plan will need to be submitted. The location of all rooftop equipment will
need to be indicated on the plans and the rooftop equipment will need to be
screened from view. Please show the roof screens on the elevation drawings. If
any telecommunication equipment is proposed, these devices would also need to
be indicated on the plans.
If you are proposing to resubdivide the property, a preliminary plat of subdivision
would need to be submitted showing any necessary dedications, if any.
Bicycle facilities must be indicated on your site plan – Per ordinance 0-02-09.
We are sending you Sections 4.3 and 4.8 of the Comprehensive Plan which
address the south side of Lake Cook Road.
Please include any sustainable (green) elements in your written materials and on
the plans. The Village encourages the use of green design elements in your
plans to lesson the impact of the development on the environment. In early
2012, the Village approved an ordinance for alternative energy systems,
including wind, solar and geothermal (Ord. O-12-09). These regulations can be
found in Zoning Ordinance Article 2.10 online.
Please provide a 3-D graphic of the proposed development using a program
such as Google Sketch-Up or a similar program. The Plan Commission has
requested previous proposals in 3-D modeling programs and they found it very
helpful to visualize the impact of the proposed new building.
The Village has a Tree Ordinance which applies to all residentially zoned
properties, and will apply to this property if it is rezoned to R-5. You must provide
an inventory of existing trees on the site and show on your plans which trees will
be removed. You will have to mitigate any trees that will be removed. Please
contact the Engineering Department (847-317-2490) for more information on the
Tree Ordinance. This property looks like it will remain in the I-1 District, but it is
residential so please try to follow the tree ordinance. With the new landscape
plan you should be able to easily mitigate the trees lost on the property for the
proposed redevelopment.
Regarding storm water drainage issues, your consultant will need to start to work
with the Village’s Engineering Department to determine what stormwater
management plan and utility plans they will require for this project, and any other
issues they might have. The contact is Bob Phillips (Deputy Director of Public
Works and Engineering) or Barbara Little (Director of Public Works and
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Engineering) at (847) 317-2490. You must submit the preliminary engineering
(grading and utility plans) to the Plan Commission and demonstrate to them that
the storm water drainage plans for the property will work. Note: If any retaining
walls are proposed, indicate the location and height on the site plan and the
engineering plans. This property is within the jurisdiction of the Metropolitan
Water Reclamation District of Greater Chicago and they could require various
approvals. Our Engineering Department should be able to provide you with a
contact at MWRD.
Other Items/Issues:
-

-

You will need to consider accommodations for public transportation (e.g. bus
stop, adequate bus turning radius) in the development. Will the property be
made part of the Pace route/shuttle bus coming from the train station?
Note the definition of height in the Zoning Ordinance which explains how height
is measured.
Workforce Housing – In your materials please provide an explanation of how the
workforce hosing component fits into your proposed residential development.
Attached is a copy of the Development Code.

If you have any questions, please contact us:
Jeff: 847-719-7482, jryckaert@deerfield.il.us
Dan: 847-719-7480, dnakahara@deerfield.il.us
Sincerely,
Jeff Ryckaert
Principal Planner

and

Dan Nakahara
Associate Planner
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