September 20, 2017
Mr. Daniel Nakahara
Village of Deerfield
850 Waukegan Road
Village of Deerfield, IL 60015
Re: Deerbrook Mall Residential Redevelopment Pre-Application Submittal

Dear Mr. Nakahara,
On behalf Deerbrook Mall Ownership and the redevelopment team, REVA Development Partners is pleased to present
conceptual plans for a luxury multifamily development to be located on approximately 10.79 acres at the southwest corner
of the Deerbrook Mall center. The Pre-application submittal package includes:
•
•
•
•
•
•
•
•

Relevant Project Experience of REVA Development and OKW Architects
Aerial Context Plan
Site Plans with data table
Architectural Massing Plan
Architectural Sections
Landscape Concept Plans
Representative Images of Landscaping and Amenity Areas and Unit Interiors
Traffic Analysis Memo by KLOA

The Property:
The Property is approximately 10.79 acres and is located at the southwest corner of the Deerbrook Mall center. The to-bedeveloped site includes three commercial structures and surface parking for tenants NTB Tire and Battery Store, Joy of the
Game, and Brunswick Zone. The property is bordered by Deerfield Park Plaza retail center to the north, I-94 spur to the
south, Deerbrook Mall retail buildings to the east, and Metra Milwaukee District North rail lines to the west. The Property
is part of the larger 45-acre Deerbrook Mall center which was constructed in the early 70s and is currently undergoing an
extensive redevelopment by Ownership which includes demolition of the enclosed Mall area, reconstruction of the grocery
anchor (Jewel) and construction of out lot buildings and infrastructure. The property is currently zoned C-2 (Outlying
Commercial).
The Concept:
After exploring multiple commercial redevelopment options over several years, Ownership is proposing to construct a 248unit luxury rental community with structured and surface parking, extensive resident amenities and programmed greenspace.
The plan includes a mix of condo quality apartments, luxury rental townhomes and approximately 10,000 sf
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resident common area and amenity space. By incorporating a residential component, Ownership will greatly enhance the
experience for residents, tenants and shoppers and increase the performance and viability of the redevelopment plan for
Deerbrook Mall. The proposed residential component introduces complimentary architecture, pedestrian circulation and
land planning which emphasizes an inviting residential oasis with easy access to walkable retail, transit, and employment.
The plan includes two building types. The first is a five-story residential building with an attached four-story parking garage.
The proposed building will have 192 residential flats including 1 bedroom, 1 bedroom/den, 2 bedroom and 2 bedroom/den
apartment homes ranging in size from approximately 650sf to 1,350sf. The flats will be accessible via elevators and residents
may access their home directly from common area access points at each garage level. The building is designed to maximize
light, views and access to greenspace with three wings extending from the base building. The garage will have approximately
324 parking spaces and is strategically located to provide a buffer from the I-94 spur to minimize noise impact to the
residential units, amenity areas and greenspace. The first floor of the southern wing will accommodate approximately 5,000sf
of common area space for management/leasing offices and resident lounge areas. The central wing is programmed for an
additional 5,000sf of resident amenity space planned to include fitness areas, clubroom, theater, demonstration kitchen,
dining areas and other amenities.
In addition to the flats, the proposal includes 56 luxury rental townhomes. The townhomes are 3 story “tuck-under” style
buildings of 5 to 8 units and will embrace neo-traditional design with front doors addressing the street and two car private
garages accessed from rear drive lanes. The townhome buildings have been oriented to frame the green spaces and create
intimate residential neighborhood pods. The anticipated mix of townhomes will include both 2 and 3-bedroom homes ranging
in size from approximately 1,700sf to 2,200sf.
Although the site is currently almost entirely non-permeable (buildings and pavement), the proposed plan relies on a healthy
balance of residential buildings and greenspace. There will be over 2 acres of active and passive greenspace in six distinct
areas with programming to include: dog park, sculpture/monument circle, pool/sun deck and at least two garden spaces with
seating/grilling areas and other outdoor activities. The plan calls for a covered trellis walkway which further helps to frame
and tie together the greenspace amenities.
The proposed housing types have a proven track records in affluent suburban markets like Deerfield and are designed to
appeal to a wide range of residents, including young professionals, empty nesters, relocating families and corporate
employees. This “purpose built” luxury rental community will feature full time, on-site professional management and
maintenance staff that will provide a high level of service to the residents. The resident common areas will serve as a
gathering place for the residents offering entertainment, fitness, swimming, business services and general recreation.
Architectural renderings have not been provided as part of this package. The intention is to work with staff and Village
officials to develop a community with timeless architecture and curb appeal through good design and a mix of quality, low
maintenance materials. The homes will feature contemporary open floor plans, condominium quality interior finishes, state
of the art technology and a variety of “green” features promoting healthy resident lifestyle. We will be seeking LEED
certification for the residential development.
The Market:
Since the downturn in the for-sale housing market in the late 2000’s, a growing number of people have been seeking high
quality, professionally managed rental housing communities as an alternative to home ownership. We recognize that
Deerfield has a strong history of homeownership and believe this will remain the prevalent housing type. However, young
professionals continue to postpose the decision to purchase homes, corporations seek rental housing to attract new talent,
and empty nesters who have sold a home are choosing to rent as a flexible lifestyle choice in greater numbers each year. For
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these reasons, modern, well-built, rental housing for the “renter by choice” market is essential for suburban communities
like Deerfield to be able to offer a full spectrum of housing that will allow existing residents to remain in the community
where they raised their families while encouraging young professionals and newlyweds to establish roots in the community.
By offering a mix of product ranging from flats in the elevator served building to 3 bedrooms “single family attached”
townhomes, Deerfield will be able to meet the housing needs of a broad cross section of current and future households.
Benefits to the Community:
Economic Benefits- Annual real estate tax revenue is estimated to be approximately $1MM compared to approximately
$350K currently being generated. School, Park, Library and other Village Impact fees/donations are estimated to be
approximately $2.1MM. Tap, impact, and permit fees paid to the Village of Deerfield are estimated to be approximately
$1.3MM.
Minimum Traffic Impact-According to KLOA traffic analysis, the proposed development will generate approximately ½ the
peak hour and overall traffic as compared to the current retail/commercial use.
Promotes Metra/Walkability-Currently only 2% of ridership walks to the station, the proposed development offers and
excellent opportunity to promote Metra ridership and minimize traffic congestion. We met with Metra staff on 9/19 and
staff expressed support for a dedicated pedestrian path located within the Metra ROW on the east side of the tracks that
would stretch from the Property to the platform for easy resident access to the Lake-Cook Metra Station.
Deerbrook Mall/Deerfield Retail Benefits- The collective annual buying power from future residents of the proposed multifamily community is projected to be between $7 – 9MM, which will be deployed and benefit the adjacent shopping, dining,
and entertainment venues within Deerbrook Mall, downtown Deerfield and the surrounding area businesses.
Experience and Commitment of development team: The principals of REVA are industry veterans with more than twentyfive years of residential development experience building luxury for-sale single and rental multi-family housing in highly
discerning communities including Deerfield, Glenview, Lake Forest, Lake Bluff, Wilmette, Winnetka, Northfield, Hinsdale and
Burr Ridge along with other Chicago area communities. The team of consultants which includes OKW Architects (architect),
Lakota Group (landscape architect), Spacecut (civil engineer), and KLOA (traffic engineer) have a similar track record
supporting the highest level of quality in their commercial, retail and residential developments. The team proposes to
continue its collaboration with the Deerbrook Mall residential project with the intent to create value while fulfilling a need
within the community.
We look forward for the opportunity to present the proposed plan to the Plan Commission on September 28th.

Sincerely,
REVA DEVELOPMENT PARTNERS

Warren James
Matt Nix
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DEERBROOK MALL RESIDENTIAL REDEVELOPMENT
PRE‐APPLICATION PRESENTATION

Deerfield Plan Commission
September 28, 2017
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Meeting Agenda
I.

Introduction of Team/Relevant Development Experience

II.

Development Concept

III. Schematic Plans
IV. Landscaping/Greenspace
V.

Representative Amenities/Interiors

VI. Pedestrian Circulation/Traffic
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Relevant Experience‐REVA
Oaks of Vernon Hills‐ Vernon
Hills, IL
• 336 units, 30 acres
• Rental Apartments &
Townhomes
• Completed in May 2016

Northgate Crossing‐ Wheeling, IL
• 300 units, 20 acres
• Rental Apartments &
Townhomes
• Completed December 2016
(Phase I)
• Phase II (12 Townhomes)
complete June 2017
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Relevant Experience‐REVA
Orland Park Crossing‐ Orland Park, IL
• 231 units, 12.5 acres
• Rental Apartments, Townhomes, &
Rowhomes
• Adjacent to Orland Park Crossing
lifestyle center & Mariano’s
• Completed in December 2016

Deer Park Crossing‐ Deer Park, IL
• 236 units, 11.24 acres
• Rental Apartments & Townhomes
• Adjacent to Deer Park Town Center
lifestyle center
• Broke ground in October 2016
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Relevant Experience‐Team
South Commons‐ Deerfield, IL
• 153 units, 10.8 acres
• Mid‐rise condos, rowhomes, and villas
• Mixed‐use transit‐oriented
development within walking distance of
Deerfield’s retail area
• Designed by OKW Architects and
developed by Warren James

Uptown Park Ridge‐ Park Ridge, IL
• 189 units, 80,000 SF retail, 5.5 acres
• Luxury condos and townhomes
• Mixed‐use transit‐oriented
development
• Designed by OKW Architects and
developed by Warren James
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Relevant Design Experience‐OKW Architects
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Development Concept‐Site Aerial Context

7

Development Concept‐Existing Conditions

8

Development Concept‐Overall Deerbrook Redevelopment
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Schematic Plans‐Residential Site Plan

10

Schematic Plans‐Massing

11

Schematic Plans‐Site Data Table
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Schematic Plans‐ Residential Building Plan

13

Schematic Plans‐Proposed Site Section 2.2

14

Schematic Plans‐Proposed Front Yard Section

15

Concept Landscape Plan

16

Concept Landscape Plan

17

Representative Greenspace

18

Representative Amenities

19

Representative Interiors

20

Pedestrian Circulation Plan
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Why Multifamily as Part of
Deerbrook Mall Redevelopment?
• Housing for Deerfield residents
• Optimal for Transit Oriented Development
• Residential/Retail balanced to succeed
• Positive Economic benefits for Deerfield
• Market Conditions / Highest and Best Use
• Minimal Traffic Impact
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9575 West Higgins Road, Suite 400 | Rosemont, Illinois 60018
p: 847-518-9990 | f: 847-518-9987

MEMORANDUM TO:

Matt Nix
REVA Development Partners

FROM:

Javier Millan
Senior Consultant
Luay R. Aboona, P.E.
Principal

DATE:

September 12, 2017

SUBJECT:

Traffic Impact Statement
Proposed Deerbrook Residential Development
Deerfield, Illinois

This memorandum summarizes a trip generation and site access evaluation conducted by Kenig,
Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for the proposed multi-family residential
development to be located within Deerbrook Mall in Deerfield, Illinois. The site is currently
occupied by NTB Tire and Battery store, Brunswick Zone, and The Joy of the Game and is
bordered by the Deerfield Park Plaza to the north, the Chicago, Milwaukee & St. Paul railroad
tracks to the west, and the I-94 Expressway to the south.
The plans call for redeveloping the site with a multi-family development with 192 apartment units
and 56 rental townhomes for a total of 248 units. Parking for the apartments will be provided in a
structure with 324 parking spaces while parking for each townhome will be provided via a twocar garage and two parking spaces in each apron. In addition, approximately 60 guest parking
spaces will be provided throughout the site. Access to the development will be provided via the
existing access drives serving Deerbrook Mall and Deerfield Park Plaza. Figure 1 shows an aerial
view of the site while Figure 2 illustrates the site plan.

KLOA, Inc. Transportation and Parking Planning Consultants

N>

Aerial View of Site

Figure 1
2

Preliminary Site Plan

Figure 2
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Development Vehicular Access
The site, as previously indicated, is located within Deerbrook Mall and, as such, its traffic will be
able to access the site via the access points serving Deerbrook Mall and Deerfield Park Plaza.
Deerbrook Mall has three full ingress/egress access drives (one signalized and two unsignalized)
and one right-in/right-out access drive on Waukegan Road and two right-in/right-out access drives
on Lake Cook Road while Deerfield Park Plaza has signalized access off Lake Cook Road.
Internally, the site will be served via three full ingress/egress access drives. The main internal
access drive will be located opposite the planned extension of the Deerbrook Mall east-west main
drive aisle which leads to a signalized intersection with Waukegan Road opposite Chestnut Road.

Development Pedestrian Access
As planned, the development is proposing to provide a pedestrian path to the north on the west
side of the Deerfield Park Plaza connecting the site with the Deerfield Metra Station. Furthermore,
the development is proposing a sidewalk connection to the east with Deerbrook Mall. It is
recommended that high visibility crosswalks be provided at the intersection of the site’s main
access drive/Deerbrook Mall east-west main drive aisle extension with the circulation road. This
will ensure adequate pedestrian accessibility is provided between the site and Deerbrook Mall.

Development Traffic Generation
The estimates of traffic to be generated by the proposed development were based on the proposed
land use types and number of respective units and trip generation rates published by the Institute
of Transportation Engineers (ITE) in its 9th Edition of the Trip Generation Manual.
The total trips anticipated with this development for the weekday morning and evening peak hours,
as well as the weekday daily two-way traffic volumes, are detailed in Table 1. It should be noted
that these estimated trips may be lower given its proximity to the Metra station and adjacent
employment centers. However, no reductions were taken into account to present a conservative
estimate.
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Table 1
ESTIMATED DEVELOPMENT-GENERATED TRAFFIC VOLUMES
Weekday Morning
Weekday Evening
Peak Hour
Peak Hour

Weekday
(24 Hour)

Land Use Type

In

Out

Total

In

Out

Total

In/Out Total

Apartment
LUC 220 – 192 units

20

78

98

80

43

123

1,288

Rental Townhome
LUC 230 – 56 units

5

27

32

25

12

37

388

Total

25

105

130

105

55

160

1,676

Trip Generation Comparison
As previously indicated, the site is currently occupied by three distinct land uses – NTB Tires and
Battery store (approximately 8,060 square feet), Brunswick Zone (32 bowling lanes), and The Joy
of the Game (approximately 49,000 square feet). The estimates of traffic generated by the three
existing land uses were estimated using data published in the ITE Trip Generation Manual, 9th
Edition.
The estimated trips generated by the existing land uses for the weekday morning and evening peak
hours, as well as the weekday daily two-way traffic volumes, are detailed in Table 2.
Table 2
ESTIMATED DEVELOPMENT-GENERATED TRAFFIC VOLUMES
Weekday Morning
Weekday Evening
Peak Hour
Peak Hour

Weekday
(24 Hour)

Land Use Type

In

Out

Total

In

Out

Total

In/Out Total

Automobile Care Center
LUC 942 – 8,060 s.f.

12

6

18

15

16

31

N/A

Bowling Alley
LUC 230 – 56 units

--

--

--

29

19

48

1,066

Athletic Club
LUC 493 – 49,000 s.f.

89

57

146

181

111

292

2,106

Total

101

63

164

225

146

371

3,172

Based on a review of Tables 1 and 2, the proposed development will generate approximately 34
fewer total trips (in and out) during the weekday morning peak hour and approximately 211 fewer
total trips during the weekday evening peak hour. On a daily basis, the proposed development will
generate approximately 1,496 fewer trips.
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Conclusion
Based on the preceding evaluation, the following is concluded:
•

The proposed development will have excellent accessibility to the adjacent area roadways
given the available access to Waukegan Road and Lake Cook Road via Deerbrook Mall
and Deerfield Park Plaza.

•

The location of the proposed development within Deerbrook Mall and within close
proximity to Deerfield Park Plaza will allow for good synergy and interaction between the
different uses.

•

The proposed pedestrian path between the proposed development and the Metra station
will encourage the use of public transportation and potentially reduce the number of
vehicular trips.

•

The estimated number of trips generated by the proposed development will be less than
what is currently generated by the existing land uses.
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