MEMORANDUM
TO: Plan Commission
FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: September 22, 2017
RE: Prefiling Conference for the Rear 10.79 Acres of Deerbrook Shopping Center to
Allow a Transit Oriented Development.
The purpose of a prefiling conference is to provide the petitioner with input, feedback
and direction prior to a public hearing. Some of the plans that you are used to seeing
for a prefiling conference (eg. building elevations, and landscaping) are in the
conceptual stage still and the petitioners anticipate coming back for a second prefiling
conference with more details. For this first prefiling conference with the Plan
Commission, the applicants are mostly interested in if the Plan Commission believes
this concept of multiple family rental can work at this location, and then they would
come back to the Plan Commission for another prefiling conference with more
information.
Subject Property
The subject property consists of Deerbrook Shopping Center, which is 47.45 acres in
size. The specific area under consideration is the rear 10 acres of the property that
abuts the Metra railroad tracks and currently contains the Brunswick building, the Joy of
the Game building, and the National Tire and Battery building. The entire Deebrook
shopping center is zoned C-2 Outlying Commercial District and is the property is a
Commercial Planned Unit Development. In 2001, Deerbrook Mall received approval for
an amendment to the PUD for major renovations to the property including the parking
lot, landscaping, signage, lighting, exterior façade, and improvement to the south end of
the mall for the former Great Indoors space. As a result of the 2001 renovations to the
shopping center, the gross square footage of the shopping center was 651,196 square
feet and the gross leasable area was 623,761 square feet according to the 2001
approved site plan.
In 2005, the ownership received approval for major renovations to the middle portion of
the shopping center including removing the roof over the interior portion of the mall and
converting that area to a open-air mall, new tenant and directional signage, removing
the vacant theater space and adding parking spaces in the rear and vehicular
connections at the north and south ends to Deerfield Park Plaza (formerly Lake Cook
Plaza). The only part of Deerbrook’s 2005 plans that were implemented was the vehicle
interconnection between the two shopping centers at the north and south ends, while
the rest of the 2005 approved plans expired. In 2013, the property received approval for
renovations to the northeast corner of the shopping center including demolishing the old
Devon Bank building and reconstructing a new outlot building in this location for Subway
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and MOD Pizza restaurants. A Starbucks restaurant with a drive-thru was also
approved at this time. In 2014, the property owner received Special Use approval for
the Hobby Lobby store at the south end of the shopping center in the former Best Buy
space. In 2015, Deerbrook received approval of renovations to the north end of the
shopping center to permit a new Jewel-Osco store and two new outlot buildings. As a
result of the 2015 renovations, the square footage of the shopping center was 629,552
square feet. Earlier in 2017, the petitioners received approval for major renovations to
the middle portion of the shopping center between Hobby Lobby and the proposed Art
Van Furniture store (former Sports Authority) resulting in 534,757 square feet to
Deerbrook Shopping Center; a Special Use for a Stein Mart store in the Office Max
space; and renovations to the existing pylon signs along with new signage criteria for
the shopping center; and a Special Use for an Art Van Furniture store in the former
Sports Authority space.
Surrounding Land Use and Zoning
North (across Lake Cook Road): C-2 Outlying Commercial District - Shell Gas Station,
Luna, and other retail uses
South: C-2 Outlying Commercial District - Red Roof Inn Motel, Northwestern
Memorial Hospital medical offices and Prairie Point Shopping Center
East: (across Waukegan Road): C-2 Outlying Commercial District and unincorporated
Cook County – North Shore University medical offices, and vacant former Office Depot
property, and Glenbrook Countryside Estates subdivision (single family residential)
West: C-2 Outlying Commercial District – Deerfield Park Plaza
Proposed Plans
The petitioners are proposing to redevelop the back of Deerbrook with a transit-oriented
development (TOD). Transit-oriented development (TOD) is moderate to high density,
mixed-use communities generally located within a half-mile radius (10-minute walk) of a
rail or bus station designed to maximize walkability and transit access. Interest in TOD
is driven by its ability to reduce traffic congestion; and a desire to live in mixed-use,
sustainable, and walkable communities which are accessible to transit. Usually TOD is
a mixed-use development of commercial on the first floor and residential above. The
proposed development is an all residential apartment development that has adjacent
retail/commercial - which is Deerbrook and the other commercial uses in the area.
As pedestrian circulation is a critical element of a transit oriented development, and staff
has asked the petitioners for a pedestrian circulation plan for the prefiling conference to
show how a pedestrian circulates/moves on the site and how they access the train
station. At the time of the writing of this memo, this pedestrian plan was being created.
The petitioners materials provides background information about their development
company, REVA Development Partners LLC.
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The petitioners are proposing a 248 unit rental development consisting of two building
types. The first building type is a five-story residential building with an attached fourstory parking garage. The building will have 192 units including 1 bedroom, 1
bedroom/den, 2 bedroom and 2 bedroom/den apartment homes ranging in size from
approximately 650sf to 1,350sf. The residents access their apartment directly from
common area access points at each garage level, and the units will be accessible by
elevators. The petitioner’s material indicate that the building is designed to maximize
light, views and access to greenspace with three wings extending from the base
building. The parking garage will have approximately 324 parking spaces and is 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 5,000 square feet of common area space for management/leasing offices
and resident lounge areas. The petitioner’s material also indicates that the central wing
is programmed for an additional 5,000 square feet of resident amenity space including
fitness areas, clubroom, theater, demonstration kitchen, dining areas and other
amenities.
The second building type consists of townhomes. The petitioner plans to include 56
luxury rental 3-story townhomes. The townhomes style buildings will consists of 5 to 8
units and will have a neo-traditional design with front doors facing the street and two car
private garages accessed from rear drive lanes. The townhome buildings are planned to
be 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 1,700 sf to 2,200 sf.
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. The petitioner’s plans indicate that there will be over 2 acres of active
and passive greenspace in six distinct areas which will include a dog park,
sculpture/monument circle, pool/sun deck and at least two garden spaces with
seating/grilling areas and other outdoor activities. The development plan also calls for a
covered trellis walkways. The petitioner will be seeking LEED certification for the
residential development.
Deerfield Comprehensive Plan
The relevant sections (The Future Land Use Map and Sections 3.3, 4.2 and 4.3) of the
current Comprehensive Plan are attached to this memo. Recall that a Comprehensive
Plan is an advisory document that guides the growth of a community.
The Comprehensive Plan’s future land use map indicates that the property (red color on
the map) should be used for “Retail Services – areas intended to accommodate
consumer-orientated retail services and commercial uses. Within the Village Center
(downtown) this land use category may include mixed-use developments with
residential above the ground floor.”
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Language will need to be added to the map legend allowing a residential rental
component in this area of the Village.
Section 3.3 of the Comprehensive Plan addresses affordable/workforce housing.
Workforce housing is affordable housing for middle-income people who will fill
jobs in fields as diverse as teaching, law enforcement and health care, especially
at entry-level salaries. Workforce housing helps people live near their workplaces so
they enjoy reduced commuting times and transportation costs. Workforce housing may
help localemployers attract and retain the people who maintain the health of the
business sector, keep the community safe, and who teach at our schools. Providing
adequate affordable housing for people so they do not have to expend huge
portions of their income on housing or spend hours commuting to their jobs is a
challenge facing many communities across the United States.
The current language in the Comprehensive Plan indicates that the Village is open to
affordable housing if the opportunity exists to provide some affordable housing in the
Village. Attached is some information from the State of Illinois Housing Devepment
Authority (IHDA) regarding what income level qualifies for affordable rental housing.
Section 4.2 Lake Cook/Waukegan District
This section of the Comprehensive Plan explains the goals for the commercial area
around Lake Cook Road and Waukegan Road. Paragraph 1 on page 78 explains the
preferred use are retail, service, commercial and office. The Comprehensive Plan
would need to be amended to allow multiple-family residential development in the area
in the back of Deerbrook.
Section 4.3 Lake Cook Road Corridor
This section of the Comprehensive Plan points out the goals for the development of the
area south of Lake Cook Road in the Village. The Village’s development policy is to
reserve land south of Lake Cook Road for non-residential uses with a couple of
exceptions explained below. The primary rationale for this non-residential policy south
of Lake Cook Road is to promote a sense of community among residents through the
sharing of common school districts.
The Village’s Comprehensive Plan explains that non–traditional residential development
south of Lake Cook Road can be considered on a case by case basis and can be
allowed by the Village if: 1) the proposed development is compatible with the
surrounding area, and 2) the non-traditional use (an apartment rental community is one
of these uses uses) is not expected to generate a lot of school aged children. The
language in the Comprehensive Plan indicates: However, certain institutional and nontraditional 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
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facilities for the elderly, continuing care retirement communities (eg. the recently
approved JUF independent living facility), and luxury multi-family rental apartment
communities (eg. AMLI apartment development). 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.
Traffic and Parking Preliminary Study
The petitioners have submitted a preliminary traffic and parking study in their materials
Please read over study - the study basically indicates that the proposed residential use
will generate less traffic than the existing uses in the three building that will be removed
for the new residential apartment development.
Zoning Conformance
Text Amendment for Use for a Multi-Family Rental Community:
At the present time, the C-2 Outlying Commercial District does not allow residential
dwelling use, only commercial development is allowed in the C-2 District. The property
is proposed to stay in the same zoning district and a text amendment would be
necessary to the C-2 Outlying Commercial District to allow a multiple-family
development as a Special Use in the C-2 District. The standard for a text amendment
to the Zoning Ordinance is that the text amendment is in the public interest and is not
solely for the interest of the applicant.
The text amendment will be written so it is only applicable to this property only and no
other property in the C-2 Ditrict. A possible text amendment to the C-2 District
(applicable to only the Deerbrook Property) is:
15. Multi-Family Rental Apartment Community When Part of a Commercial Planned
Unit Development of Over 40 Acres in Size Which May Include the Following Ancillary
Uses Operated Primarily for the Benefit of the Community Residents:
a.
b.
c.
d.
e.
f.
g.
h.
i.

Clubroom
Fitness Center
Business Center/Internet Café
Multipurpose Party/Meeting Rooms
Theater
Management Office
Swimming Pool
Parking Structure
Similar Uses

The text amendment is writing so it only allows a rental apartment community. It the
petitioners wish to sell the townhomes, and/or the sell apartments as condos at some
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point in the future, Village approval is needed as the only use allowed is a multiplefamily rental apartment community (not multiple family units that are for sale).
Special Use for a PUD
Commercial Planned Unit Developments are Special Uses in the C-2 Outlying
Commercial District. The petitioners must seek the above text amendment, and also
seek approval of the PUD amendment for the new apartment development in this
existing commercial PUD (attached are the PUD standards used to evaluate the
proposal).
Minimum Size of Site
A minimum of 2 acres is required and the plan indicates 10.79 acres is provided.
Minimum Setbacks for Commercial PUD
Minimum Perimeter Setbacks
The setbacks are applicable only to the exterior boundaries of a Commercial Planned
Unit Development. In commercial PUDs, parking, aisles, and driveways are allowed in
the perimeter setbacks.
Front Yard (Waukegan Road)
Not less than 50 feet is required for a front yard along Waukegan Road. No part of this
residential development borders on Waukegan Road.
Corner Side Yard (Lake Cook Road)
Not less than 50 feet is required for a corner side yard. No part of this residential
development borders Lake Cook Road.
Side Yard (to south)
A minimum side yard of 12 feet is required. No part of this residential development
borders the side yard at the south end of the Deerbrook Shopping Center PUD.
Rear Yard (to west)
Not less than 10 feet is required. The closest townhome building is approximately 33
feet to the west property line.
Setbacks Between Buildings
The setback of buildings within the site shall take due consideration of public safety
especially with regard to fire hazards, traffic sight lines, and access for emergency
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equipment. The Northbrook Fire Department (which has jurisdiction south of Lake Cook
Road) has to approve the site plan for emergency vehicle accessibility.
Maximum Lot Coverage
The total ground area occupied by the principal and accessory structures cannot
exceed 30% of the total area of the lot. The footprints of the buildings in this PUD are
included in the lot coverage calculation. In 2001, Deerbrook was granted a variation to
allow a maximum coverage of 31.4%. The recent renovations resulted in less lot
coverage for this PUD. The new total lot coverage in the entire Deerbrook PUD,
including the proposed apartment development, will need to be provided in the future.
Maximum Building Height
The maximum height to the top of the building is 35 feet in the C-2 Outlying Commercial
District. Building height is measured rom the predevelopment grade to the top of the
building. The main building is 5 story, and the parking garage to the west of the main
building is 4 story. The 10 rental townhome buildings are 3 story buildings. Some site
sections illustrating the height of the building are contained in the petitioner’s materials.
Minimum Land Per Dwelling Unit
In a Commercial PUD containing dwelling units, a minimum land area of 2,500 square
feet per dwelling unit is required. There are 248 units each requiring 2,500 square feet
which equals 620,000 square feet or 14.2 acres and the Deerbrook PUD exceeds this
amount.
Minimum Usable Open Space
Not less than 10 percent of the gross area of a commercial PUD has to be devoted to
permanent usable open space. The petitioners will need to provide this information in
the future.
Required Parking for Multiple Family Development
Required Parking
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 428
parking spaces would be required (137 one bedroom units x 1.5 = 205.5 spaces, plus
111 two bedroom units x 2 = 222 spaces = 428 spaces total for the REVA apartment
development).
The petitioners are providing 496 parking spaces for this development (324 garage
parking spaces, 60 guest parking spaces, and 112 townhome parking spaces).
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Size of Parking Stalls and Aisle Width
Perpendicular parking spaces (including parking spaces in the parking garage) 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 plan indicates that the garage spaces will be 18 feet deep, requiring a
variation. The other parking lot spaceswill be 19 feet deep (including the 2 foot
overhang).
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
area is shown at the northwest corner of the building. The petitioners can explain how
loading works for the tenants of the building.
Signage
The signage plan has not been developed at this point.
Appearance Review Commission (ARC)
This property is zoned C-2 and the ARC will need to review and approve the plans.
Storm Water
A storm water plan will need to be developed for the property.
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Village of Deerfield
2017 Zoning Ordinance Map

Subject Property

2017 Approved Site Plan

Deerfield Comprehensive Plan
Following are the sections of the Deerfield Comprehensive
Plan that are relevant to the proposed Reva Residential
project:





Future Land Use Map
Section 3.3 Housing
Section 4.2 Lake Cook/ Waukegan District
Section 4.3 Lake Cook Road Corridor

Deerfield Comprehensive Plan
Village of
Bannockburn

FUTURE LAND USE CATEGORIES

(MAP INDICATES UPDATES THROUGH MAY 23, 2017)
Single-Family Residential - Areas that contain or are appropriate for single-family
residential development.
Two-Family Residential - Areas intended to accomodate a mix of single-family
and two-family development.
Multi-Family Residential - Areas that contain townhouse developments,
condominiums or other large multi-family buildings.

City of
Highland Park

Retail Services - Areas intended to accomodate consumer-oriented retail
services and commercial uses. Within the Village Center this land use category
may include mixed-use developments with residential above the ground floor.
Hotel - An establishment that provides lodging and services for travelers an other
paying guests.
Office/Research - Areas intended to accomodate various types of office uses.
Light Industrial - A wide variety of employment-oriented land uses are included
under this land use category such as: light manufacturing uses, warehousing,
distribution, data processing/telecommunications and related office uses.

Village of
Riverwoods

Public - This category identifies the major public uses including schools, Village
facilities, library, and post office.
Institutional - Identifies quasi-public facilities in the Village, including private
schools and places of worship.
Transportation/Parking/Utilities - This land use category includes commuter rail
facilities, commuter parking and utilities.
Open Space - Both public and private open space is included in this land use
category. Major land owners include the Village, the Deerfield Park District and
Briarwood Country Club.

VILLAGE CENTER

Village of
Northbrook

FIGURE 3.1 UPDATED: FUTURE LAND USE MAP

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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4.2

LAKE COOK/WAUKEGAN DISTRICT

Located on the boundary of Lake and Cook Counties, the
Lake Cook/Waukegan District includes the commercial and
office developments around the Lake Cook and Waukegan
Road intersection, extending west to the Metra tracks, and
north to Kates Road.
Access to individual properties and businesses is
accommodated through a system of private roads, internal
drives and parking lots. Private roads and access drives are
likely to remain the primary circulation routes. Because of
the importance of Waukegan and Lake Cook Roads to the
regional transportation system, it is unlikely that new traffic
signals to serve existing or future uses in the Lake Cook
Waukegan District will be approved. Consequently, shared
traffic signal access will be critical to the long term success of
the Lake Cook/Waukegan District as traffic volumes continue
to increase.
Some of the development in this subarea is relatively new,
representing a substantial investment and making a
significant contribution to the local property and sales tax
base. However, there are two areas where change is likely.
Immediately north and west of the Lake Cook/Waukegan
Road intersection is a mix of small-scale commercial and
industrial uses that are difficult to access given the current
level of traffic. The other portion of the subarea with
redevelopment potential is the northeast corner of the
intersection, which contains a gas station, tire store and the
Cadwell’s Corners shopping center.
The Lake Cook Waukegan District should be encouraged to
evolve in accordance with the following objectives and
development policies.
1.

Preferred Uses. Retail, service, commercial and office
uses a re the preferred land uses for the Lake
Cook/Waukegan District. Existing limited industrial
uses should be allowed to remain.

2.

Circulation System. The Village will work with private
property owners to establish a circulation system and
signage program to enable shoppers and other visitors
to access primary and secondary destinations and to
develop shared parking facilities that are oriented to
the internal circulation system.
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3.

Traffic Flow. In order to accommodate regional traffic
volumes and keep Lake Cook and Waukegan Roads
traffic flowing smoothly, the Village will work with
Cook County and IDOT to coordinate traffic
movements and undertake needed intersection
improvements. The Village supports Cook County’s
plans to widen Lake Cook Road to three traffic lanes in
each direction between Pfingsten and Waukegan
Roads.

4.

Improve Access. Encouraging and/or requiring crossaccess easements between individual properties will
help to keep unnecessary local traffic off of Lake Cook
and Waukegan Roads.

5.

Minimize Curb Cuts. Reducing the number of curb
cuts along Lake Cook and Waukegan Roads will help to
improve safety and traffic flow and should be
incorporated into Cook County’s improvement plans.
This may necessitate consolidation and redevelopment
of existing parcels and improving cross-access
between existing developments.

6.

High Quality Development. Recent office development
in the Lake Cook/Waukegan Business District features
high quality materials and attractive landscaping.
Continuation of this type of development is strongly
desired in order to enhance an attractive and positive
community image. The Village will encourage
reinvestment in or redevelopment of obsolete uses to
improve the overall quality and development of the
area. The Village will also work with private property
owners to improve the image of the area as a regional
shopping destination and employment center.

7.

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.
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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.

81




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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2017 Owner-Occupied and Rental Unit Affordability Charts:
Affordable Housing Planning and Appeal Act (310 ILCS 67/)
IHDA publishes annual Owner-Occupied and Rental Unit Affordability Charts as supplemental
guidance for communities concerned about exemption status under the Affordable Housing
Planning and Appeals Act. Exemption status is determined by calculating the percentage of
total housing units in a given community that are affordable to homebuyers at 80 percent of the
Area Median Income (AMI) and renters at 60 percent of the AMI. The charts below may be
interpreted as a rule of thumb for what would constitute an affordable owner-occupied unit and
an affordable rental unit in the Chicago Metropolitan Statistical Area (MSA) (Cook, DuPage,
Kane, Lake, McHenry, and Will Counties), the Kendall MSA (Kendall County), and the Rockford
MSA (Boone and Winnebago Counties). Adding housing units considered affordable by the
guidelines shown below may not numerically affect results in the annual calculation of AHPAA
exemption status, but tracking such additions may show a measure of progress.
The Income Limits and the Affordable Rent Limits are drawn from the U.S. Department of
Housing and Urban Development (HUD) guides, published on an annual basis. The 2015
figures are effective as of 04/14/2017. A mortgage industry-standard measure is used to
estimate the Affordable Purchase Price for families at 80 percent of the AMI. The Income
Limits, adjusted by HUD for family size, are divided by .36 to give a rough idea of a purchase
price that would result in an affordable monthly mortgage payment that includes principal,
interest, taxes, insurance and assessments. Any prospective homebuyer would have to apply
for a loan with a more exhaustive analysis of income and debt payments.

Owner Occupied Affordability Chart For Chicago Metro Area
(Cook, DuPage, Kane, Lake, McHenry, Will Counties)
1 Person

2 Person

3 Person

4 Person

5 Person

6 Person

7 Person

8 Person

2017 Income Limits
(80% AMI)

$44,250

$50,600

$56,900

$63,200

$68,300

$73,350

$78,400

$83,450

Affordable Purchase
Price

$122,917

$140,556

$158,056

$175,556

$189,722

$203,750

$217,778

$231,806

Please Note: The Above chart uses 2017 income limits. Municipalities must make sure they are using the most current income
limits (available on IHDA's website: www.ihda.org).

Affordable Rental Units For Chicago Metro Area
(Cook, DuPage, Kane, Lake, McHenry, Will Counties)

2017 Affordable Rent
Limits for HH @ 60%
AMI

0
Bedroom

1
Bedroom

2
Bedroom

3
Bedroom

4
Bedroom

5
Bedroom

$829

$888

$1,066

$1,233

$1,375

$1,517

Please Note: The above chart uses 2017 rental limits. Municipalities must make sure they are using the
most current rental limits (available on IHDA's website: www.ihda.org).

For additional information, contact bfenton@ihda.org.

Owner Occupied Affordability Chart For Kendall Metro Area
(Kendall County)
2017 Income Limits
(80% AMI)
Affordable Purchase
Price

1 Person

2 Person

3 Person

4 Person

5 Person

6 Person

7 Person

8 Person

$46,600

$54,400

$61,200

$68,800

$73,450

$78,900

$84,350

$89,800

$133,222

$151,111

$170,000

$188,889

$204,028

$219,167

$234,306

$249,444

Please Note: The Above chart uses 2017 income limits. Municipalities must make sure they are using the most current income
limits (available on IHDA's website: www.ihda.org).

Affordable Rental Units For Kendall Metro Area
(Kendall County)

2017 Affordable Rent
Limits for HH @ 60%
AMI

0
Bedroom

1
Bedroom

2
Bedroom

3
Bedroom

4
Bedroom

5
Bedroom

$960

$1,028

$1,233

$1,425

$1,590

$1,754

Please Note: The above chart uses 2017 rental limits. Municipalities must make sure they are using the
most current rental limits (available on IHDA's website: www.ihda.org).

Owner Occupied Affordability Chart For Rockford Metro Area
(Boone and Winnebago Counties)
2017 Income Limits
(80% AMI)
Affordable Purchase
Price

1 Person

2 Person

3 Person

4 Person

5 Person

6 Person

7 Person

8 Person

$34,000

$38,850

$43,700

$48,550

$52,540

$56,350

$60,250

$64,100

$94,444

$107,917

$121,389

$134,861

$145,694

$156,528

$167,361

$178,056

Please Note: The Above chart uses 2017 income limits. Municipalities must make sure they are using the most current income
limits (available on IHDA's website: www.ihda.org).

Affordable Rental Units For Rockford Metro Area
(Boone and Winnebago Counties)

2017 Affordable Rent
Limits for HH @ 60%
AMI

0
Bedroom

1
Bedroom

2
Bedroom

3
Bedroom

4
Bedroom

5
Bedroom

$637

$683

$820

$947

$1,057

$1,166

Please Note: The above chart uses 2017 rental limits. Municipalities must make sure they are using the
most current rental limits (available on IHDA's website: www.ihda.org).

For additional information, contact bfenton@ihda.org.

