MEMORANDUM
TO: Plan Commission
FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: May 18, 2018
RE: Public Hearing for the Request for an Amendment to the Deebrook Shopping
Center Commercial Planned Unit Development to Redevelop the Rear 10.79 Acres of
Deerbrook Shopping Center to Allow a Transit Oriented Development with Multiple
Family Rental Development, a Text Amendment to the C-2 Outlying Commercial District
to Allow a Multiple-Family Rental Development as a Special Use in the C-2 District, and
an Amendment to the Comprehensive Plan (Gateway Fairview, Inc. and REVA
Development Partners LLC)
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 Deerbrook
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 an 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 the Deerbrook 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 and MOD Pizza restaurants. A Starbucks restaurant with a drivethru 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
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buildings. As a result of the 2015 renovations, the square footage of the shopping
center was 629,552 square feet. 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; a Special Use for an Art Van Furniture store in the former
Sports Authority space; a Special Use for The Dump Furniture store in the former
Wonder space; and a Special Use for a City Barbeque restaurant in one of the two new
outlot buildings along Lake Cook Road.
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.
The petitioner’s materials provides background information about their development
company, REVA Development Partners LLC.
The petitioners are proposing a 246-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 186 units including studio, 1 bedroom, 1
bedroom/den, 2 bedroom and 2 bedroom/den apartment homes ranging in size from
approximately 710sf to 1,377sf. 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 280 parking spaces and is located
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to provide a buffer from the I-94 spur to minimize noise impact to the residential units,
amenity areas and greenspace. There are 110 surface parking spaces for guest and
each townhome unit has a two-car garage. 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 60
rental 3-story townhomes. The townhomes style buildings will consists of 4 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 petitioner is proposing 42, 3-bedroom townhomes approximately 2,100 sf.
and 18, 2-bedroom townhomes approximately 1,800 sf. The proposed rental rates for
the apartments and the townhomes units range from approximately $1,490 to $3,600
per month.
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, which will include a dog park, pool/sun deck, and multiple
courtyard and garden spaces with seating/grilling areas and other outdoor activities.
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.”
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 housing and below is what
is stated Comprehensive Plan:
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AFFORDABLE HOUSING
Given the full development of the Village and the derogation of 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.
Affordable Housing Rents
The State’s definition of an affordable monthly rent for an apartment is about $916 a
month. Rental units are considering to be affordable (affordable rent price) to a
household earing 60% of the area median income (AMI), and spending no more than
30% of their income on housing (rent and utilities). The calculation of affordable
monthly rent for the Chicago Metropolitan Statistical Area is: $61,045 AMI x 60% x 30%
/12 months = $916 monthly rent for the Chicago region. Area median income (AMI) for
the Chicago Metropolitan Statistical Area includes Lake County, Cook County, Dekalb
County, DuPage County, Grundy County, Kane County, Kendall County, McHenry
County, and Will County.
Using Deerfield’s area median income of $133,093 would result in an affordable rental
rate of $1,996 per month for Deerfield. $133,093 (Deerfield AMI) x 60% x 30% / 12 =
$1,996 rent per month.
Using the four Township market area median income of $115,985 in the petitioner’s
market study results in an affordable rental rate of $1,739 per month. $115,985 (four
Township market AMI) x 60% x 30% / 12 = $1,739 rent per month.
Using the Lake County’s area median household income of $79,886 results in an
affordable rental rate of $1,198 per month for Lake County. $79,886 (Lake County AMI)
x 60% x 30% / 12 = $1,198.
Some of the discussion in the past has focused on 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 local employers
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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.
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
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 Study
The petitioners have submitted a traffic impact study for the proposed changes to the
property dated December 19, 2017 and revised May 10, 2018. Page 6 of the traffic
study provides the traffic observations of existing conditions that were made by the
traffic consultant, KLOA. KLOA conducted peak period vehicle, pedestrian, and bicycle
traffic counts during the weekday morning (7:00 a.m. to 9:00 a.m.), weekday evening
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(4:00 p.m. to 6:00 p.m.) peak periods and Saturday midday (11:00 a.m. to 2:00 p.m.)
peak periods. The counts were taken at the following four intersections; Waukegan
Road and Chestnut Road/Deerbrook Mall Main Drive, Waukegan Road and Walnut
Circle/Deerbrook Mall Access Drive, Deerbrook Mall Main Drive and North-South Ring
Road, and Deerfield Park Plaza Ring Road and South Access Drive. The traffic study
also notes that previous traffic counts conducted at the intersections of Lake-Cook Road
with the Deerfield Plaza Access Drive/Corporate Drive and Deerfield Park Plaza Drive
with the Deerfield Park Plaza Ring Road were also utilized.
The turning movement count data determined that the weekday morning peak hour
occurred between 8:00 a.m. and 9:00 a.m. while the weekday evening peak hour
occurred between 4:30 p.m. and 5:30 p.m. Saturday midday peak hour occurred
between 11:45 a.m. and 12:45 p.m. The existing traffic volumes are shown in Figure 4
on page 7. For detailed information on traffic counts see Traffic Count Summary Sheets
in the Appendix Section of Traffic Impact Study.
The study indicates that in order to properly evaluate future traffic conditions in the
surrounding area, it was necessary to determine the traffic characteristics of the
proposed development, including the directional distribution and volumes of traffic that it
will generate. 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.
Figure 5 on page 10 shows the estimated directional distribution for the proposed
development. 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, weekday evening, and Saturday midday peak hours are
detailed in Table 1 on page 11. The study notes that the estimated trips may be lower
given the development’s proximity to the Metra station and adjacent employment
Centers, however, no reductions were taken into account to present a conservative
estimate.
Traffic analysis results showing the level of service and overall intersection delay
(measured in seconds) for the existing and Year 2022 total projected conditions are
presented in Table 2 through 5 on pages 16-19.
The results of the capacity analyses for Lake Cook Road with Deerfield Park Plaza
Drive indicate that under existing conditions, the intersection is operating at an overall
acceptable Level of Service (LOS) during all three peak hours. See Level of Service
Criteria in Appendix Section of Traffic Impact Study. Further inspection of the capacity
analyses indicates that the northbound through/left-turn movements operate at a LOS E
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or F during all three peak hours with long queues, which is consistent with KLOA, Inc.’s
observations in the field. It should be noted that the results of the analyses also
indicated that the westbound left-turn movement operates at a LOS E during the
weekday evening and Saturday midday peak hours. The analysis indicates on page 20,
modifications/improvements have been recently approved/implemented will not change
the LOS for this intersection but will reduce the northbound delays and queues during
all three peak hours and that these queues will be cleared with every green phase. The
traffic analysis concludes that the capacity analyses at this intersection will be able to
accommodate future traffic volumes and that additional geometric/signal timing control
improvements, other than those currently proposed in the study, will not be necessary.
The results of the capacity analyses for the Waukegan Road with Deerbrook Mall Main
Drive/Chestnut Road indicate that the intersection is currently operating at an
acceptable LOS during all three peak hours. Under future conditions and taking into
account the proposed extension of the Deerbrook Mall Main Drive west to connect with
the rear parking area, the intersection will continue operating at an overall acceptable
level of service. The traffic study notes that the eastbound left-turn movements from the
Deerbrook Mall Main Drive currently operate at a LOS E and will continue to do so
under future conditions. The traffic study also concludes that no additional geometric or
traffic control improvements are necessary at any of the other surrounding intersections
in conjunction with the proposed development. Proposed Traffic Control can be found
on Figure 8 on page 23 for the proposed development and adjacent property.
Overall, the traffic study concludes that the volume of traffic generated by the proposed
residential development will be lower than estimated due to its proximity to the Metra
station, adjacent employment and retail uses. The outbound queues from the Deerbrook
Mall main drive at its intersection with Waukegan Road will not extend to the proposed
internal modified intersection and will not impact its operation. Also based on the
results of the capacity analyses, all of the intersections will operate at acceptable levels
of service with minimal increases in overall delay.
Pedestrian Access Plan
As pedestrian circulation is a critical element of a transit oriented development, 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. The petitioner has provided a Preliminary Pedestrian Access Plan to indicate
the pedestrian access routes (red dashed lines) throughout the overall commercial
Planned Unit Development from the proposed residential development. The petitioners
had previously proposed some pedestrian access routes using existing medians that
would be modified to include an appropriate walking surface however it was determined
that there is not sufficient room in the subject median areas to accommodate pedestrian
paths. The petitioner did further analysis of the site and revealed multiple existing
sideway areas which provide additional pedestrian circulation opportunities which have
been reflected on the pedestrian circulation plan.
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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 District. 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 written so it only allows a rental apartment community. It the
petitioners wish to sell the townhomes, and/or the sell apartments as condominiums at
some point in the future, Village approval is needed, as the only use allowed is a
multiple-family 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 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).
Article 12.01-A.1. allows exceptions from the district regulations as may be desirable to
achieve the objectives of the PUD if the exceptions are consistent with the criteria for a
PUD. These PUD exceptions have been referred to as variations or modifications in the
past.
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Minimum Size of Site
Required: A minimum of 2 acres is required.
Proposed: 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)
Required: Not less than 50 feet is required for a front yard along Waukegan Road.
Proposed: No part of this residential development borders on Waukegan Road.
Corner Side Yard (Lake Cook Road)
Required: Not less than 50 feet is required for a corner side yard.
Proposed: No part of this residential development borders Lake Cook Road.
Side Yard (to south)
Required: A minimum side yard of 12 feet is required.
Proposed: No part of this residential development borders the side yard at the south
end of the Deerbrook Shopping Center PUD.
Rear Yard (to west)
Required: Not less than 10 feet is required.
Proposed: The closest townhome building is approximately 39 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
equipment. The Northbrook Fire Department (which has jurisdiction south of Lake Cook
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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 with the Final
Development Plan.
Maximum Building Height
Permitted: 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.
Proposed: The main apartment building is 5 stories and has a building height of 59 feet
to 62 feet to the top of the parapet wall. The parking garage to the west of the main
building is 4 stories and approximately 44 feet. The 9 rental townhome buildings are 3
story buildings with a building height varying from 39 feet 6 inches to 43 feet 4 inches.
An exception 1 will be required for the building height of the buildings in this
development.
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 246 units each requiring 2,500 square feet,
which equals 615,000 square feet or 14.1 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 petitioner’s plans indicates 27% (127,190
s.f./470,000 s.f.) of the proposed development will be devoted to usable open space.
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 403
1

The PUD exception has been referred to as a variation or modification in the past.
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parking spaces would be required (140 efficiency and one bedroom units x 1.5 = 210
spaces, plus 106 two or more bedroom units x 2 = 212 spaces = 422 total parking
spaces for the REVA apartment development).
Proposed: The petitioners are providing 492 parking spaces for this development (280
garage parking spaces, 110 guest parking spaces, and 102 townhome parking spaces).
Size of Parking Stalls and Aisle Width
Required: 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. Accessible spaces must be 16 feet wide by 19 feet deep.
Proposed: The petitioners plan indicates that the garage spaces will be 18 feet deep,
requiring an exception 2. The other parking lot spaces will be 19 feet deep (including the
2-foot overhang). The petitioner’s plans indicate that the accessible spaces in the
parking garage will be 16 feet wide by 18 feet deep and the surface accessible spaces
will be 16 feet wide by 19 feet deep.
Loading
Required: 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.
Proposed: 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 and verify
the dimensions of the loading area.
Signage
The Zoning Ordinance does not have a category for a multi-family residential
development in the C-2 Outlying Commercial District, so REVA will need a Text
Amendment to allow the proposed signage for a multi-family development residential
development in the C-2 district. The standard for a Text Amendment is that it must be
in the public interest. If these wall signs are recommended for approval and the Board of
Trustees agrees, then staff will write the Text Amendment for approval at the time of the
final development plan. The text amendment will be written to apply to the subject
property only.
REVA is proposing the following signage for their apartment development:
One (1) main entry monument sign at the main entrance to the development (from the
east/ west road coming off of Waukegan Road) located in the at the end of the
landscape island. The content of the sign will be “Residences of Deerbrook”. The
overall height of the sign will be 6 feet, and the area of the sign is approximately 35 s.f.
2

The PUD exception has been referred to as a variation or modification in the past.
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(10’ by 3.5’) excluding the base of the sign which is not included in the calculation of the
sign. The base of the sign will be made of masonry with an internally lit metal sign.
Also proposed are 2 masonry piers, 8 feet tall, with a small “D” logo on each pier with
low-level uplighting on the piers. The location of the main entry monument sign is
shown on the petitioner’s plans.
One (1) secondary monument sign at the entrance at the east side of the development.
The content of this sign will be “Residences of Deerbrook”. The overall height of the
sign will be 6’4”, and the area of the sign will be approximately 42 square feet (3’10” x
11’) excluding the base of the sign, which is not included in the calculation of the sign. .
The base of the sign will be made of masonry with an internally lit metal sign. Also
shown is a small “D” logo on the left side of the sign. The location of the main entry
monument sign is shown on the petitioner’s plans.
One (1) sign on a pier (pier identifier sign). The pier is 7 feet tall and 2’9” wide, and the
information of the sign on pier is for the clubhouse and leasing along with a logo on a
brown background. The location of this sign to the south of the five-story building is
shown on the site plan
Eight (8) wayfinding signs, seven feet tall, will be provided throughout the development.
The location of the signs are shown on the petitioner’s plan, six wayfinding signs are
shown on the new apartment development property, and two wayfinding signs are
shown on the existing commercial portion of the shopping center, along the east/west
driveway coming off of Waukegan Road.
Landscape Fence Screening
The petitioner’s submittal shows landscaped fence screening on the Proposed Site
Features sheet. The petitioners have indicated that the purpose of the landscaped
perimeter fence screening is to serve as a decorative element to help define the
property boundaries. The landscaped perimeter fence screening shows the expected
growth in one year and three years under ideal conditions.
Bike Facilities
Bicycle facilities must be indicated on the petitioner’s plans as required by the Zoning
Ordinance. Ordinance 0-02-09 requires that where appropriate, all developments in the
I-1 District (as well as the C-1, C-2, and P-1 Districts), have to provide for bicycle
storage, safe and smooth internal circulation, and connections to adjacent
developments and bike paths. The petitioner’s plans show a bike storage room in the
garage. There will be covered bike storage for approximately 54 bicycles in the parking
garage and bike racks at the north end of the property near the pedestrian path to the
Metra Station and on the south end of the property near the dog park.
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Fire Department
The petitioner has submitted a letter dated March 5, 2018 from the Northbrook Fire
Department that the site plan drawings dated December 12, 2017 with a revision date of
March 3, 2018 for the mulitiple family buildings are conditionally approved for
emergency vehicle accessibility.
Appearance Review Commission (ARC)
This property is zoned C-2 and the ARC will need to review and approve the plans. The
ARC will had a preliminary review of the development plans at their January 22, 2018
meeting.
Stormwater Detention and Utilities
The petitioners are working directly with the Village’s Engineering staff for any
necessary permit needed for utilities as a result of the proposed renovations to the
subject property. Attached is a letter from Deputy Director Bob Phillips dated, May 11,
2018 acknowledging their continued discussion on the engineering of this site.
HVAC/Mechanical Screening
Any new HVAC and mechanicals on the roof of the buildings will need to be screened
from view. The petitioner will have to submit a roof plan in their submitted material
indicate the location of the HVAC units on the apartment building and a site plan
indicating the location of the HVAC units for the townhomes .
Prefiling Conference Meeting Minutes
The minutes from the petitioner’s first and second Prefiling Conference meetins on
September 28, 2017 and January 15, 2018 are attached.
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Workshop Meeting
September 28, 2017
Page 8
that you could get one or two cars stacked there without impeding traffic, although he would not
anticipate a large volume trying to get out at any time for this use.
Nick Patera of Teska Associates addressed the Commission to review the site plan and
landscaping. He reported they met with the Appearance Review Commission (ARC) and
received some feedback. He added that they still need to work with the Fire Department on the
Special Use requirements to ensure accessibility. Mr. Patera reported that he will demonstrate
that this is an appropriate use and adds to the Waukegan Road corridor. Commissioner
Bromberg added that the use is the same as the current building at this site. Mr. Patera added
that the new building will be a two-story not a one-story as currently exists, and the new clinic
will be adding indoor animal boarding services.
Commissioner Bromberg confirmed that neighbors would not hear dogs barking as all boarding
will be indoors. Commissioner Bromberg asked the petitioners what variances they are
requesting. Mr. Patera replied that they are not requesting any variances for building height or
setbacks. He added that the new building will be 50 feet from the right-of-way and in the same
location and setbacks as with the current building. Mr. Patera described the building
appearance stating that the front is a single story for the first 30 feet before it goes vertical to the
second story. He stated that it has a nice progression and appearance from Waukegan Road.
Mr. Patera added they are asking the Plan Commission for relief on the loading zone
requirement. A building this size is required to have a loading zone since it is over 7,000 square
feet. They are not planning to have a loading zone as they will not have many deliveries and
there will be no semi-trucks necessary for deliveries. Commissioner Bromberg asked Village
staff if this would be an issue for a future use of this building. Mr. Ryckaert replied that relief on
this requirement can be given for this use but required again for a future use.
Mr. Ryckaert reported that the Public Hearing date for this item has not yet been determined.
(3)

Prefiling Conference on the Request for an Amendment to the Deerbrook
Shopping Center Planned Unit Development for a Transit Oriented Development in
the Rear Portion of Deerbrook Shopping Center Consisting of an Apartment
Rental Community; a Text Amendment to the Zoning Ordinance; and an
Amendment to the Deerfield Comprehensive Plan (Gateway Fairview, Inc. –
Property Owner and Reva Development Partners LLC).

The petitioner Warren James, Principal at Reva Development Partners addressed the
Commission. He introduced Matt Nix, Principal at Reva Development Partners, Mike Fitzgerald,
Principal at OKW Architects and Michael Werthmann, Traffic Engineer at KLOA. Mr. James
commented that their team is excited to present their proposal to redevelop 10 acres behind
Deerbrook Mall. Their concept has been long time in the making and they are very familiar with
the property.
Mr. James shared that he is a third-generation developer with a family business and has
relevant local residential development experience including recent projects in Vernon Hills and
Wheeling with his partner Matt Nix. Another recent project in Orland Park with 231 units has
many similarities to this proposal including proximity to retail and train station. They are also
working on a residential development near Deer Park Mall. He commented that proximity to
retail is a huge draw for residents. Mr. James added that their team also completed South
Commons in Deerfield. Additionally, OKW Architects most recent success is the Uptown
development in Park Ridge.
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Mr. James stated that there are some challenging aspects of the property at this site including
the Edens Spur, the railroad tracks, and being behind a retail center. Their team worked hard to
address these features. The site is 150 feet from the rail line and they have experience working
in this close proximity to railroad tracks; the tollway was the bigger challenge. Mr. James stated
that they worked to buffer the noise and create a secluded enclave. When people arrive here,
they want to give them the sense that they are someplace special and in a sanctuary.
Mike Fitzgerald, OKW Architects, shared that OKW has been in business for over 60 years and
have completed many local projects. They are excited to be here and gain the Commission’s
feedback on this proposal. Mr. Fitzgerald stated that the team worked to determine the
appropriate use for this property. His team at OKW has a long history of working with the
ownership at Deerbrook Shopping Center. They are now focusing on how to create a horizontal
mixed-use development. Mr. Fitzgerald stated that this use is ideal because of its connectivity to
the surroundings which makes it desirable for residents. The adjacent surroundings of the backs
of retail, the spur and the rail line seem negative, but they see it as an opportunity in conjunction
with the connectivity to make a vibrant residential community.
Mr. Fitzgerald commented that the connection to the property off of Waukegan Road is key and
they are working with the ownership of the entire center to create the best access to the site.
Connection to the Metra station is also very important. Additional challenges include 100-foothigh utility poles and the 30-foot embankment. Right now they see the site as a sea of
pavement and rooftops and they plan to change this.
Mr. Fitzgerald detailed their plans and commented that they are planning for a great deal of
landscaping with green spaces between the buildings. The site plan shows two types of
developments, an apartment building and townhomes. The apartment building is a five story,
three-winged building and there are also three-story townhomes in groupings of five. The
location of apartment building is such that it parallels the spur but is buffered by a multi-story
parking deck with parking for the apartment building residents. This will also screen views to the
spur. The parking deck acts as a barrier to the three-winged apartment building. The building
also creates large landscaped courtyards between the wings. The courtyards are not enclosed
and are open on one side. The two courtyards are over 25,000 square feet with over half an
acre of green space. Mr. Fitzgerald commented that this is more green space than many other
new residential developments.
Mr. Fitzgerald continued stating that the townhomes line the eastern and northern property lines
with their fronts facing towards the open courtyards with a residential access road in between
them. The property’s south end is a triangular park that is a half-acre in size. This part will be an
amenity for all residents.
Mr. Fitzgerald stated that the key component of connectivity off of Waukegan Road that leads to
the residential development will be a landscaped area next to Hobby Lobby. This will reduce
traffic speed and scale to a pedestrian-oriented transition with a formal entry between the
townhome buildings. They hope to create a circular area with townhomes around the park and a
formal entry to the apartment building on the other side. Entry on the south side will be into the
parking garage. Parking for apartment building residents will be located on the floor of their
apartment with direct access. Additionally, behind the townhomes is a service drive with an alley
with access to the townhomes’ garages. This is hidden and acts as a buffer to the backsides of
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retail. Mr. Fitzgerald showed an aerial mapping diagram with three dimensional views of the
property. He added that the green spaces add special features to this overall neighborhood.
Mr. Fitzgerald detailed the apartment building stating that it will be five floors will be 192 units,
about 40 per floor, with amenities on the ground floor. The parking deck that serves this building
will have over 300 spaces. There will be around 55 townhomes in groupings of about five; each
townhome unit will have their own two-car garage. There will be guest parking off the residential
street with about 60 spaces.
Mr. Fitzgerald presented views from the apartments looking into the courtyard or into other
wings of the apartment building and townhomes. Green spaces with an outdoor pool and deck
are located in the courtyards. A core element of this building is the vertical transportation;
getting people up and down easily and to their parking level deck and apartment easily.
Mr. Fitzgerald continued stating that the parking deck has a ramp further buffering the
apartment building. Across the street are the townhomes with an alley behind them, which is
screened with a fence and a landscaped buffer. The fronts of the townhomes face the street in
the development. Mr. Fitzgerald showed the landscape plan with the open spaces between the
buildings. He commented that this is a key component to whole development.
Matt Nix, Reva Development Partners, stated that they are seeking to create a special
environment in a challenging area. Their plan has six green spaces and they see these as an
opportunity to program these spaces and create neighborhoods amongst residents. They
envision programming in open green spaces with seating areas, grilling areas, a fire pit, a pool,
a dog park, and more. He emphasized that a lot of projects in the area do not have as much
green space. They expect to attract suburban residents to an environment that is walkable to
retail and transit.
Mr. Nix showed images of typical amenities they offer in other developments. He stated that
their plan calls for 10,000 square feet of community space where residents can come together.
This may include a demo kitchen, billiards, a theater room, private dining rooms, fitness center,
and more. He added that they also have the opportunity to partner with Sachs Recreation
Center for basketball, swimming, track, and more. Mr. Nix stated that their developments are
open, modern spaces with high quality finishes. They attract people living in single family homes
who want to downsize but stay in the area.
Mr. Nix discussed the proximity to retail and to the Metra. He stated that Village staff asked
them to map routes to retail and the train station. He stated that it is about a five-minute walk or
a quarter mile distance to Starbucks at the edge of Deerbrook Shopping Center. He stated that
all of Deerbrook Shopping Center is walkable for residents, although they know residents will
also own cars. The concept of weekend walking to nearby retail is a nice amenity for residents.
He continued stating that another very important aspect is the proximity to the Metra station.
Metra shared with them that this station has only two percent of its ridership that walk to the
station even though it has about the same daily ridership as the downtown Deerfield station
which has many more walkers. Mr. Nix stated that in their meeting with Metra, Metra expressed
excitements about the prospect of increasing pedestrian access to the station. Metra also
suggested that they have room in their right-of-way to create a walking path from their proposed
development to the eastern platform, which would be about 500 feet in distance. Mr. Nix stated
that the development team feels this is a wonderful opportunity and could build a dedicated
resident base of rail commuters.
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Mr. Nix discussed why they are seeking to build multi-family housing. He stated that it would be
housing for all Deerfield residents, ranging from one-bedroom apartment to 3-bedroom
townhomes. They find that there is a trend of aging baby boomers who want to stay in the area
and downsize. Some want apartments and others want townhomes which are more like single
family homes. They find that the rental townhome is attractive to empty nesters and townhomes
for sale are more attractive to young families as a starter home. They are offering all rental units
for apartments and townhomes in the proposed development.
Mr. Nix continued stating that the development will have minimal traffic impact. KLOA studied
the traffic with the existing uses which they feel generate more trips than their proposal will. Mr.
Nix concluded that they believe strongly in this horizontal mixed-use concept at this location with
its proximity to retail and transit.
Commissioner Bromberg confirmed that all apartment and townhome units will be rentals. Mr.
Nix stated that this is an all rental community which they see as more valuable. Commissioner
Bromberg asked if any units will be designated as workforce housing. Mr. Nix replied that there
are no dedicated workforce housing units, but the criteria for the units is based on spending one
third of monthly income on rent and given this they anticipate household incomes at the low end
of $60,000. Commissioner Bromberg asked if they would consider any workforce housing units.
Mr. Nix replied that they would love to have teachers, firefighters, and police officers as tenants
and they would be able to afford the rent units on their salaries. Commissioner Bromberg
commented that he would like to see some units made available to people at lower incomes
than $60,000 and be designated as workforce housing; he asked the petitioners to consider this.
The other Commissioners agreed.
Commissioner Bromberg asked if they expect children as residents. Mr. Nix replied that
children are welcome, but historically developments like this have low numbers of children. They
think they will attract people who have been in single family homes and want to transition to
multifamily by renting. He added that a similar project in Vernon Hills with 48 townhomes and
300 apartment units has approximately 35 school aged children, around 10 kids per 100 units.
Commissioner Jacoby asked if they can explain or show images of the masonry wall. Mr. James
stated that they have no pictures of this at this time as it is still conceptual. He added that they
are open to the Commission’s feedback on this.
Mr. Fitzgerald stated that the plan includes a seven-foot-high wall with a few feet of landscaping
on the backside of the townhome buildings.
Commissioner Jacoby asked the height of the apartment building. Mr. Fitzgerald replied that it is
58 feet to the top of the roof and they anticipate a parapet beyond this making it around 60 feet
total. The townhomes will be 33 or 34 feet with a parapet making it around 37 feet.
Commissioner Forrest asked the height of the spur embankment. Mr. Fitzgerald replied it is
about 35 feet high and the apartment building fourth floor is roughly in line with the top of the
spur.
Commissioner Bromberg commented that some townhome buildings are on the spur and asked
how they will be buffered. Mr. James stated that some townhome locations are better than
others in the community and the less desirable ones will be offered at a lower rent. He stated
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that they intend to create a physical barrier to the spur as much as possible through the layout
design of the townhomes. The second bedrooms and garages are at the rear facing the tollway
with the main bedroom and living areas facing the front.
Chairman Berg commented that the tollway spur would be roof level of the townhomes.
Commissioner Bromberg confirmed that there are no entrances to retail on the backside of
Deerbrook. Mr. James commented that they are focused on creating an entry off of Waukegan
Road to the development.
Commissioner Bromberg commented that over the past few years Deerfield has added over 500
rental units and questioned whether the petitioners see that there is demand for more rental
units. Mr. James replied that yes, their team is confident that there is continued demand. He
added that it is by and large empty nesters who want to stay in the area but do not want the
larger home anymore. He added that for this project they will use Kinzie Builders, a company
whose owner lives in Deerfield and who they know will deliver on their promises.
Chairman Berg commented that Deerbrook Mall has never had a residential component and
asked if the petitioners are concerned that the residents will be on an island and struggle to
meander through parking to get anywhere on foot. Mr. James replied that they have completed
other horizontal mixed uses and done well. They are bringing residents to the retail which can
be very challenging. Their challenge is to create a pass through to retail and be able to impart
upon residents that they are transitioning from residential to retail and vice versa. He
commented that this is very similar to a successful development in Orland Park where the
community feels like a sanctuary.
Chairman Berg asked if there are any plans to modify mall improvements to integrate this
development. Mr. James stated that they have ongoing discussions will Deerbrook ownership
and they intend to create walking routes in the existing mall.
Michelle Panovich of Mid-America Asset Management stated that this development is a joint
venture and mall ownership is completely supportive. She added that mall improvements
included creating a nice entryway to the back of the property so it can be developed as
residential. The plan is for this roadway to be heavily landscaped and appeal to pedestrians and
create a buffer. She stated that Mid-America has been part of the discussions for this project
throughout the process.
Commissioner Bromberg commented that he would like to hear at the Public Hearing on this
matter how traffic will affect Deerfield Park Plaza.
Commissioner Forrest commented that he commends the creativity of this project but does have
concerns about traffic. He stated that he does not believe that this use would generate less
traffic than the existing uses. He added that at the Public Hearing he would like to hear more
about Lake Cook Road access to the development as well as pedestrian walkways throughout
Deerbrook Shopping Center.
Commissioner Jacoby commented that it would be helpful if the petitioners have confirmation
from Metra at the Public Hearing on building a pathway to the train station. And she asked if
Metra does not come through on this if they would still go ahead with the project. Mr. James
stated that they would still go ahead although they expect that Metra will come through as they
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are very interested in ridership at this station. He added that residents see walkability to retail as
more attractive than walkability to the train.
Commissioner Goldstone commented that she does not see Deerbrook Center as a walkable
mall which makes this project very unique. She agreed that this should be further addressed at
the Public Hearing with walking routes mapped out.
Commissioner Jacoby noted that there is no access to retail on the backside of Deerbrook
Shopping Center or Lake Cook Plaza.
Commissioner Forrest commented that the concept is very interesting but challenging with the
tollway and embankment and he commends their creativity to buffer this and create green
spaces.
Commissioner Shayman asked if they are concerned about lack of visibility from the street. Mr.
James stated that potential residents will find their development on the internet, not by seeing it
from the street.
Chairman Berg impressed upon the petitioners the importance of being well integrated into retail
Deerbrook Shopping Center and to focus on this aspect. He stated that he would like to see a
more significant integration plan with the retail component to include walking paths for residents
so they are not walking through parking lots. Chairman Berg stated that the potential is
tremendous but more time should be spent on pedestrian walkways at the Public Hearing.
Chairman Berg asked if there is any public comment on this matter.
Andrew Marwick of 442 Kelburn commented that there is a lot he likes in this proposal including
the parking garage as a buffer. He commented that some of these townhomes could probably
be eliminated and a larger apartment building could be added to give it higher density and
greater height. He added that Deerbrook is undesirable to walk and Jewel and Starbucks would
be the most appealing to residents which are the furthest away. He concluded that he hopes it
becomes a lifestyle center not just a retail center which would make it more valuable for
property owners as well as for tax revenue.
David Dresdner of Deerfield Park Plaza commented that he thinks it is an excellent plan with
excellent developers and addresses a lot of issues and challenges well. They are in favor of the
development.
Chairman Berg asked Village staff if this matter will now go to a Public Hearing. Mr. Ryckaert
explained that the Plan Commission can hold another Prefiling Conference if desired as projects
this size can have more than one Prefiling Conference meeting. Chairman Berg stated that
given the scale and feedback from the Commission it seems prudent to hold another Prefiling
Conference.
Mr. James stated that their team has a great deal more work to do and would be happy to
present at another Prefiling Conference. Chairman Berg stated that an additional Prefiling is a
step forwards to help the Commission get their arms around this project.
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There being no further discussion, the Workshop Meeting adjourned at 10:00 p.m. with a
unanimous voice vote.
Respectfully Submitted,
Laura Boll

APPROVED
PLAN COMMISSION
VILLAGE OF DEERFIELD
Minutes
The Plan Commission of the Village of Deerfield called to order a Workshop Meeting at 7:30
P.M. on January 25, 2018 at the Village Hall, 850 Waukegan Road, Deerfield, Illinois.
Present were:

Larry Berg, Chairman
Al Bromberg
Sean Forrest
Jennifer Goldstone
Elaine Jacoby
Stuart Shayman
Justin Silva

Also present:

Jeff Ryckaert, Principal Planner
Daniel Nakahara, Planner

WORKSHOP MEETING
Public Comment on a Non-Agenda Item
There were no comments from the public on a non-agenda item.
(1)

Second Prefiling Conference on the Request for an Amendment to the Deerbrook
Shopping Center Planned Unit Development for a Transit Oriented Development in
the Rear Portion of Deerbrook Shopping Center Consisting of an Apartment
Rental Community; a Text Amendment to the C-2 Outlying Commercial District;
and an Amendment to the Deerfield Comprehensive Plan (Gateway Fairview, Inc. –
Property Owner and Reva Development Partners LLC)

Warren James, Principal at Reva Development Partners addressed the Commission and shared
that the proposed project plans have been refined considerably since the Prefiling Conference.
Mr. James introduced Matt Nix, Principal at Reva Development Partners, Mike Fitzgerald and
Gil Magnelli of OKW Architects, Kevin Clark, Landscape Architect with The Lakota Group and
Javier Millan, Traffic Consultant with KLOA.
Mr. James reported that Reva was formed in 2012 and has extensive development experience
including recently completed projects in Vernon Hills, Orland Park, and Deer Park. In Deerfield,
they have completed South Commons development and now the same team of architects is
working on the residences at Deerbrook Mall.
Mike Fitzgerald of OKW Architects displayed the updated site plan and noted that the site is just
under 11 acres, oddly shaped, and located in the back of the Deerbrook Mall retail center at
Lake Cook and Waukegan Roads. It is also bordered by the Edens spur to the south and the
Metra train tracks to the west. Mr. Fitzgerald commented that although it is an interesting site,
residential makes a lot of sense with the new vehicular connection to the site from Waukegan
Road and through the Deerbrook Shopping Center. The renovations to the Deerbrook Shopping
Center along Waukegan Road eliminated some retail space and created an entrance off of
Waukegan Road directly to the proposed site. The site is also close to the Lake Cook Metra
station giving residents direct access to downtown Chicago via the Metra train. He commented

Workshop Meeting
January 25, 2018
Page 2
that with the office space across Lake Cook Road and the addition of this development, there is
a new viability to this part of the Village of Deerfield.
Mr. Fitzgerald explained that the development consists of an apartment building and
townhomes. The back is buffered against the tollway by a parking structure that serves the
apartment building. He stated that the original plans have been modified and the total number of
apartments has been reduced to 233 units and the southeast corner of the site has added more
green space along with a small dog park. This change was made by opening up a connection
between green space in front of the townhomes and green space in the far corner. This change
reroutes a service drive along the Edens spur embankment and the backside of the parking
garage. This reroute will also help with traffic through the site and discourage cut through traffic.
Mr. Fitzgerald displayed an image of a three-dimensional model of the plans pointing out the
five-story apartment building with three wings that is buffered to the spur by a four-level parking
garage. Along the interior road are nine buildings of townhomes in groups of six to eight units
each. He added that this development is enhanced by the space between the buildings and the
building focus inward on the courtyards and the residential scale road.
Mr. Fitzgerald noted that the residential development would be accessed from Waukegan Road
to the front (east) through a landscaped drive-aisle that cuts through between an existing and a
future retail building. Residents can also circulate through to the back of the site to the service
drive that parallels the highway. Mr. Fitzgerald pointed out the ramp and the service drive in the
back along the highway.
Mr. Fitzgerald pointed out the groupings of townhomes fronting parks at both ends of the
development. He stated that about 60 percent of the site is building footprint and seven percent
is drive aisles and parking, leaving 15 percent as useable open green space, sidewalks and
terraces. He stated that the site is going from 100 percent impervious surface to a greater
percent of open green space and landscaped areas.
Mr. Fitzgerald stated that the apartment building has 177 units and there are 56 townhomes.
Each townhome has three-stories of living space with its own two-car garage. The parking
structure has 284 parking spaces and there are an additional 100 guest parking spaces
scattered throughout the site. This provides for plenty of residential and guest parking.
Kevin Clark of The Lakota Group provided an overview of the landscape plan and pedestrian
circulation for the proposed site and shopping center. He pointed out the sidewalk connections
from the site and across the front of Deerbrook Mall retail to access Starbucks. He stated that
they are exploring options for how to guide pedestrians safely across the parking lot and that
these connections still need to be finalized. He reported that the site is less than 250 feet from
the Metra station and accessed easily. There is also a pedestrian connection to the Sachs
Recreation Center directly from the proposed site. Mr. Clark stated that the overall concept of
the landscape plan considers how all of these pedestrian connections work together as well as
how to incorporate green spaces into an area that has not seen green space in a long time.
Mr. Clark stated that the entry drive is a main feature and transition point from a busy street and
retail to a residential area. There will be tree-lined streets in the development and large
courtyard spaces as well as a swimming pool. He added that every unit in development plan
overlooks a green space. Additionally, a small dog park has been added since the Prefiling
Conference which was previously a roadway which was rerouted.
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Mr. Clark presented the entry drive landscape plan. The entrance from the Deerbrook retail into
the residential has angled parking spaces and a wide sidewalk for pedestrians along the side of
Hobby Lobby. There will also be new lighting, trees, medians, and a monument gateway sign for
the development at this entrance. There will be a green screen fence with vines on it to screen
off the backsides of the townhomes from the backsides of the Deerbrook retail buildings.
Commissioner Shayman asked how tall this fence will be. Mr. Clark responded that the fence
will be six feet tall.
Mr. Clark continued stating that they completed a shadow study to determine the optimal
location on the site for the pool. The pool deck will have cabanas and lounge chairs and will be
enclosed by a fence. The apartment building lobby will connect to the pool deck along with the
other amenities including the fitness center and indoor kitchen. There will be another outdoor
gathering space with a fire pit, outdoor barbecue and other amenities for residents. This area is
planned to be slightly raised to be more prominent from where cars are parked. Mr. Clark
displayed images of other outdoor gathering spaces that this space will be similar to.
Commissioner Goldstone commented about the townhomes that back up to Sachs Recreation
Center noting that some overflow parking for Sachs will be lost due to this development. She
confirmed that the backs of these townhomes will be screened by the green screen fence.
Commissioner Forrest asked if a masonry wall was originally planned. Mr. Clark responded that
masonry walls were originally planned but instead they decided on something that will, over
time, give a vertical green appearance, depth, character and texture.
Chairman Berg asked who will maintain the median and tree areas at the entrance and whether
this will be the development’s or Deerbrook Mall’s responsibility. Mr. Clark replied that this area
is part of the development, which is all under one ownership along with the shopping center
property.
Commissioner Shayman recommended to the petitioners that they share the details and
planting materials of the green screen fence with the ARC and also include it for the Public
Hearing.
Commissioner Goldstone asked for more details about the direct access to the Metra station
and also how they plan to handle the possibility of commuters parking there all day.
Commissioner Jacoby asked the petitioners if they have met with Metra and if the direct access
route to the station has been approved.
Mr. Nix replied that they have met and Metra was very encouraging. Since their meeting they
have applied to survey the right-of-way to begin the design plans. Based on their
communication with Metra, they believe Metra will embrace their plan. Mr. Nix added that they
have also spoken about this with the Village Manager as this will be a tri-party agreement with
Metra and the Village of Deerfield. Commissioner Jacoby asked about the time frame to receive
Metra’s final approval. Mr. Nix replied that they are about to submit the formal plan and they
hope to have a letter of understanding from Metra before the Public Hearing.
Mr. Fitzgerald shared details on the apartment building design. He added that the service drive
along the back of the apartment building will have some utilities, loading for trash, delivery
trucks, and moving trucks. The apartment building has three wings with courtyards in between
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the wings. Many apartments on the ground level open up into the courtyard. The main level will
also have the sales office and amenity spaces including a living room and office space for
residents. At the end of the center wing on the main level will be the pool locker rooms, fitness
center, kitchen, and access to the courtyard. The amenity spaces will be at a lower elevation to
give the rooms more height. Mr. Fitzgerald stated that the apartment units will be convertible
units with studios, one bedrooms and two bedrooms available. Larger units will be at the ends of
the wings.
Mr. Fitzgerald provided an overview of the building architecture and showed renderings of the
elevations. He stated that the design materials are a variety of masonry and other materials.
The five-story apartment building has a flat roof with varying parapet wall heights to provide a
more interesting profile. The elevations will have brick and siding in multiple colors to break
down the large-scale building and make it more pedestrian in nature. The materials will be earth
tones with darker brick as accent colors at the base and two tones of siding in light and dark
gray. Mr. Fitzgerald showed three dimensional images of the center wing including the pool,
courtyard, and a view down the street showing the ring of townhome fronts. Mr. Fitzgerald
added that the apartment building elevations have lots of glass windows and balconies that are
partially recessed to provide some shelter and privacy. All balcony views open up to landscaped
environments.
Mr. Fitzgerald stated that the parking garage design materials will be visually compatible with
the apartment building. The side of the garage that faces the highway embankment will be more
utilitarian.
Commissioner Silva asked about the height of the parking structure. Mr. Fitzgerald responded
that it is four stories tall and 40 feet in height from the service drive. Commissioner Silva
confirmed that it is open and not enclosed. Mr. Fitzgerald added that it is not heated or cooled
and only the top floor is not covered.
Mr. Fitzgerald provided an overview of the design of the townhomes. He stated that on the
backside of the townhomes is service alley and access to each townhomes’ garage. The
townhomes will have pitched roofs even though the apartment building has a flat roof. Because
the apartment building is five stories tall the townhomes are three stories tall, a pitched roof will
slightly heighten and provide a scale so that the townhomes are not overwhelmed by the
apartment building. The pitched roofs will also screen the views out of the apartment building to
the backsides of retail. Mr. Fitzgerald reported that the townhomes are 40 to 43 feet in height
and the apartment building is 65 feet in height.
Commissioner Forrest asked if the parking garage is only accessible from the south end of the
development. Mr. Fitzgerald replied that yes, although residents can enter the development
from the west or south, the parking deck is only accessed at that one point.
Mr. Fitzgerald showed a rendering of the view down the street between the apartment building
and townhomes. He commented that the geometry of the road curves and provides a sweeping
view of the units without seeing all the way to the end. This makes the focus inward on
streetscape and landscape including the two large courtyards and the pitched roofs of the
townhomes provide scale and height to elevate them from the sidewalk.
Mr. Fitzgerald reported that the townhomes are three stories with a living space in the front
along the street and the two-car garage in the back along the service drive. The main living
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space is on the second floor which includes living room facing the street, kitchen and eating
area off the back and a balcony off the back projecting over the garage. The third floor has the
bedroom with the master off the front and secondary bedrooms off the back. Mr. Fitzgerald
displayed a rendering of the townhome elevations pointing out the two tones of siding and
masonry. The elevations have framed bay windows and an arch that wraps around all four sides
of the townhome buildings.
Mr. Nix commented that he thinks this proposed development is on a very special site and the
project will be different than traditional apartment buildings. Additionally, the possibility of rental
townhomes opens up new market for empty nesters looking to downsize and stay in the
community, while the apartment units will appeal to young professional with entry level income
including teachers and police. Mr. Nix showed the price points for all apartments and
townhomes. The apartments will begin at $1400 a month, which is compatible with incomes in
the high $50,000 range.
Mr. Nix reported that the development team worked with a market specialist who noted that
even though there have been 500 rental units added in the area over the past several years,
going back the past 30 years there have only been about 600 units total. Despite the spike in
supply, these new projects have been well absorbed in this area and they expect future demand
to increase. The market specialist was very supportive of this project given its location to transit.
Mr. Nix stated that they also completed a fiscal impact study showing that the impacts to the
community will be positive with permit fees and taxes paid into the school districts. Additionally,
the traffic impact study completed by KLOA finds that the proposed use will generate fewer
peak hour trips in and out of the site as well as alleviate or eliminate all cut through traffic
occurring. Mr. Nix added that lastly, regarding challenges with the neighboring Deerfield Park
Plaza, the improved solution that Mid-America (property management for Deerbrook Shopping
Center) is implementing will be in place to alleviate any traffic problems with this shopping
center.
Mr. Nix concluded that the benefits of this project are the opportunity to develop transit-oriented
housing and also working with Metra for access to the train platform. They have also had
positive conversations with the Deerfield Park District to discuss access to the Sachs
Recreation Center, which is a huge benefit to have in close proximity. The idea of creating more
housing to serve a wider audience in Deerfield, which is largely single-family homes, could be
appealing to many.
Commissioner Jacoby asked if traffic can access the site by the signalized intersection at Lake
Cook Road into Deerfield Park Plaza. Mr. Nix replied that yes, from there traffic can get all the
way to the development from the back road. He showed the route through the access drive and
down the street in front of the townhomes. The apartment building garage entrance is on the
opposite side of the development from where this traffic would come from. The development is
designed to draw all traffic through the main entrance off Waukegan Road between two retail
buildings.
Mr. James reported that they are maintaining the possibility of installing a traffic control gate at
the back entrance, which can be accessed from Lake Cook Road and will be dependent on the
direction of the natural traffic configuration. The goal would be to eliminate cut through traffic on
the proposed development site.
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Commissioner Goldstone asked if the development will be connected to the property to the
south. Mr. James replied that the road along the back of the Red Roof Inn Hotel stops at the
development. Commissioner Silva asked if all service vehicles would exit through the main
entryway. Mr. James replied that they will encourage delivery and service vehicles to use the
back access drive only.
Commissioner Jacoby asked about the status of Joy of the Game, Brunswick and NTB which
are currently on the site. Patty Mahoney of Mid-America Asset Management replied that most of
these businesses will have natural lease expiration, however one business has a lease ending
in 2020 and they are in conversations to possibly end the lease early.
Chairman Berg asked about the width of the alley in the back of the townhomes. Mr. James
replied that it is 20 feet wide with a six-foot apron and the service drive along the back of the
parking garage is 30 feet wide. Chairman Berg confirmed that the alley behind the townhomes
can accommodate two-way traffic.
Commissioner Jacoby asked about the parking spaces that are not as deep as the Ordinance
requires. Mr. Magnelli replied that the parking garage spaces are all 18 feet deep and the
Village requires 19 feet. He added that it is an architectural standard for a parking garage such
as this to have a 24-foot drive aisle with 18 feet deep spaces. Mr. James added that this is only
the case for the spaces in the parking deck intended for the apartment building residents. All
spaces outside of the garage as well as the accessible spaces meet the depth requirement.
Commissioner Bromberg confirmed that all handicap spaces are ADA compliant. He also asked
if bicycle traffic by residents was considered and if there will be bike storage. Mr. James replied
that there will be plenty of bike storage available in the parking structure and that they have
discussed making the development pedestrian friendly as well as bicycle friendly. Commissioner
Bromberg asked if they will have electric car charging stations. Mr. James replied that they are
working with the project electric engineer to plan for electric car charging stations.
Commissioner Goldstone asked if there will be a bicycle access route to the Starbucks in
Deerbrook Mall. Mr. James replied that they will not encourage bikes in the parking lots.
Commissioner Jacoby asked how they plan to discourage Metra commuter parking on their site
given a new access to the train platform. Mr. James responded that they envision a fence on
both sides of the walkway to the platform from the development, so it will be only intended for
residents and not for anyone else.
Chairman Berg commented that at the first Prefiling Conference the Commission was interested
in seeing pedestrian routes mapped out. Mr. James stated that the backside of the shopping
center does not lend itself well to access to retail and therefore the pedestrian connections will
be through the entrance access road to the front of the shopping center. There will also be
direct pedestrian access to Sachs Recreation Center.
Chairman Berg asked if the pedestrian route to Starbucks will be through any drive aisles. Mr.
James replied that there is a small landscaped median through the parking lot in front of Jewel
to the Starbucks outlot building. Mr. Fitzgerald added that this median runs east to west through
the lot and they hope to add a walkway through it. Chairman Berg asked how wide the median
is. Mr. Magnelli replied that it is about seven feet wide. Chairman Berg commented that it will be
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a benefit to have pedestrian access through the parking lot to Starbucks and strongly
recommends adding this walkway if possible.
Mr. James added that since the first Prefiling Conference the entrance to the development has
been enhanced to be made more pedestrian friendly. This road will have a ten-foot sidewalk to
improve pedestrian access. He stated that there are also sidewalks on Waukegan Road for
biking.
Commissioner Silva asked how trucks accessing loading docks in the back sides of Deerbrook
Mall retail get in and out and if they will be going through the site. Mr. James replied that these
trucks come in and out from the south and they will not need to cut through site. Their current
access will not change.
Commissioner Shayman asked how Jewel delivery truck traffic is going since the new store
reopened. Ms. Mahoney replied that it is going well and there have been no problems.
Commissioner Shayman asked if these trucks come in from Lake Cook Road. Ms. Mahoney
replied that they come from the south.
Commissioner Bromberg asked the petitioners if they have approval from the Fire Department.
Mr. James replied that they have had discussions with the Fire Department, but they do not yet
have formal approval of the plans.
Chairman Berg asked if there are designated pedestrian crossing areas around the
development and if they will be designated with different paving material. Mr. James replied that
there are designated crossing areas however paving materials are not yet determined.
Commissioner Jacoby asked if townhome residents will have pool access. Mr. James replied
that townhome residents will have pool access as well as access to all other amenities including
fitness center, kitchen, fire pits, gathering spaces, media room, and others.
Commissioner Shayman asked if they are looking into whether exterior lighting on the shopping
center will shine towards the townhomes. Mr. James replied that they still need to investigate
this.
Commissioner Bromberg commented that he thinks it is a beautiful development and a good
use of the property. However, he is disappointed that the developers opted not to set aside any
units for affordable housing. He commented that it would have been a good opportunity to
specify eight to ten units for workforce housing and he wishes they would do it.
Commissioner Jacoby commented that she has a small problem with the height of the
apartment building as it is almost double what is allowed by Code. Mr. James responded that he
respects this comment and the element that impacted the building heights is the Edens spur
embankment that rises nearly 40 feet. He added that the five-story apartment building and the
parking garage in back of it create a wall that gives privacy and blocks sound to the
embankment and the spur. Mr. Fitzgerald added that they looked at having a four-story building
with four wings instead and they determined that the additional height is not perceivable to
anyone else as it is behind retail and not close to other residential. The planned five story
building has a smaller footprint which creates more green space.
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Commissioner Forrest commented that the development is difficult to picture compared to what
is there now. He is pleased with the plan and all improvements made since the first Prefiling
Conference especially regarding traffic and pedestrian access.
Commissioner Shayman commented that he is concerned about how the green screen fence
will look. Mr. James stated that fences deteriorate over time and can look cold and that a
landscape buffer is constrained by physical limitation. They are hoping to add posts with a
lattice and make a living landscaped wall that will improve over time. Commissioner Shayman
asked if the landscaped wall would hold all winter. Mr. Clark replied that yes, it will shield views
year-round.
Commissioner Berg commented that the plans have come a long way since the first Prefiling
Conference and the petitioners have done a great job. He hopes they will take the
Commission’s comments to heart and in further modifications before the final presentation
including adding a pedestrian path through the parking lot to Starbucks.
(2)

Prefiling Conference for a Request for an Amendment to a Special Use to Allow
Renovations to Tennaqua Club (Tennaqua)

Petitioner Nick Alex addressed the Commission; he is a 23-year resident of Deerfield and Board
President of the Tennaqua Club. He reported that Tennaqua has been part of the Deerfield
community since 1958 and is located off of I-294 at the Deerfield Road exit. Many existing
assets of the 10-acre club are original. They have 170 full-time members and another 40 parttime members, the vast majority of whom are Deerfield residents. Tennaqua is mainly a swim
and tennis club with winter paddle. Mr. Alex stated that as President, he had an informed
discussion with membership about the state of the Club’s aging infrastructure and the need to
reinvest in it, after which 90 percent of the membership voted in favor of reinvesting in the club.
They plan to raise the money through member assessments and dues increases. Mr. Alex
reported that the pool was built in 1958, there are court cracking issues on tennis courts, and
they want to continue to grow their paddle program by adding more courts. He added that they
are a family, causal club with mostly Deerfield residents as members.
Doug Mosser of HKM Architects addressed the Commission and stated that he is a resident of
west Highland Park and has been a Tennaqua member since 2001. He commented that
although membership is about 170 families with another 40 winter-only memberships for paddle,
the Club’s charter is for 270 members. They have not had full membership since the 1970s and
if they hit full membership again they would run out of parking. If the proposed improvements
are approved and the funds are raised, additional parking will be added. When parking is full at
swim meets, overflow parking takes place on the grass areas.
Mr. Mosser reported that he will go through the club’s Master Plan of all proposed
improvements, which they hope to complete over time as funds are raised. He showed the 10acre site and all existing structures. He pointed out the existing pool locker rooms and paddle
lodge that was added in 2008. There are 10 tennis courts, four paddle courts and a sport court
used for basketball and volleyball. He pointed out the four tennis courts that are synthetic clay
and per the Master Plan need to be replaced with lower maintenance material that does not
need to be watered. Chairman Berg confirmed that there are existing water lines under these
courts.
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Memorandum
Public Works & Engineering Department

To:

Jeff Ryckaert
Principal Planner

From:

Robert Phillips, P.E.
Deputy Director of Public Works and Engineering

Date:

May 11, 2018

Subject:

Deerbook Residential

cc: Tyler K. Dickinson, P.E.

The Village of Deerfield Engineering Department has been working with Spaceco Engineering
regarding the subject development. Upon review of the first submittal we expressed concern over the
proposed water main and sanitary sewer configurations. Since that time, the Department has had
several discussions with Mike Mondus, Spaceco, and his team of engineers.
As part of the discussions, and as a follow-up, we have exchanged information regarding water and
sewer mapping and the Village requirements. I am confident that through our coordination we will
have a positive outcome that will allow the project to move forward.
If you have any questions or need additional information please feel free to contact me.

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.

Village of
Riverwoods

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.
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.
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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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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.

