MEMORANDUM
TO: Plan Commission
FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: August 3, 2018
RE: Prefiling Conference Request for a Special Use for a High School and PostSecondary program at 720 Elder Lane (former Holy Cross School) for the Cove School
(Cove School and Archdiocese of Chicago)
The purpose of a prefiling conference is for the Plan Commission to give the petitioners
some direction, feedback and input on their proposed plans.
Subject Property
The subject property consists of Holy Cross Church at 724 Elder Lane and the school at
720 Elder Lane. The subject property is zoned R-3 Single Family Residential. Places
of worship are a Special Use in the R-3 Single Family Residential District. The current
church building was constructed in 1957. In 1987, the church received approval for a
new parish hall addition with a gymnasium (Ordinance 0-87-18) and in 1997, the church
received approval for the reconstruction and interconnection of an existing parking lot at
the southwest corner of the property (Ordinance 0-97-52). In 2003, there was an
amendment to the Special Use for an addition to the existing church building (Ordinance
O-04-04).
Surrounding Land Use and Zoning
North, East and West: R-3 Single Family Residential District, single family homes
South: R-5 General Residence District, condominiums and R-3 Single Family
Residential District, single family homes
Proposed Plan
The Cove School has been in existence since 1947 and is currently a K-12 school in
Northbrook serving students with complex learning disabilities. The private non-profit
school currently serves 170 students who generally come from the broader Chicago
metropolitan area. The petitioner’s material indicate that school districts refer students
to the Cove school who require a highly individualized educational program. Private
families also seek their services and fund them independently. The Cove School is
facing increased demand and outgrowing their existing facility and are seeking to
expand their programmatic options by shifting their high school operation into a new
location and initiating a post-secondary program that will primarily serve young adults
ages 18-22 who continue to require the unique services that they provide. Additionally,
the Cove School is looking to expand options for their adult alums who continue to seek

social and employment opportunities.
The Cove School intends to lease 44,630 square feet of the total 63,000 square foot
building space at the former Holy Cross school at 720 Elder Lane. The petitioners will
share the property with the Holy Cross church and the remaining 18,370 square feet of
building space not used by the Cove School will be used primarily for church
programming such as Sunday school and bible study classes for the Holy Cross
parishioners.
The proposed Cove high school and post-secondary program would generally operate
Monday through Friday from 8:00 AM to 3:30 PM. Staff arrive as early as 6:30 AM and
some stay into the evening for preparation/committee work. The high school program
will have approximately 80-100 students and 50 staff members. The Post-Secondary
Program will have approximately 20-30 students and 10-15 staff members. The
maximum number of people onsite at the school would be up to 140 students; 80
teachers; 10 administrators for a total of 230 persons. The standard academic year
begins in August and ends in June.
After school programs will take place on most days until approximately 5:00 PM
Small social groups may meet into the evening until approximately 9:00 PM. Periodically
(1-2 times per month) social events are held on Friday evenings for their
students that typically end by 10:00 PM. During the basketball season, periodic
basketball games will take place and typically end by 8:00 PM with some Saturday
games are possible. The Cove School will have parent education meetings 6 times per
year, community events, parent-teacher conferences in the evening two times a year, a
Pot Luck dinner before Thanksgiving, a back to school picnic in August, a Variety Show
in February, Grandparents’ Day in April, etc. There will also be school performances a
few times a year and may require usage on Saturdays. The Cove School plans to offer
a 6-week summer school program operating similarly to their standard academic
program from 9:00 AM to 2:30 PM with limited evening and weekend activities.
The petitioner’s material indicates that the Cove School will not be preparing nor
cooking hot lunches on site as they will be provided by outside vendors. The only
possible cooking will take place as part of a cooking class.
Building and Site Improvements
The petitioners are not proposing any exterior changes to the existing building or any
site improvements. There are no plans for landscaping modifications. The driveways
into and out of the site and the entrances to the building will not change.
The petitioner is discussing erecting a second ground sign (in addition to the existing
Holy Cross ground sign) on Waukegan Road and a new ground sign on Elder Lane.
The Plan Commission should provide feedback to the petitioner on the ground sign
locations and size. Their sign plan has not been developed at this point.
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Traffic and Parking
The petitioners have submitted a traffic impact statement conducted by KLOA dated
July 19, 2018, which summarizes trip generation and site access evaluation. The
volume of traffic that will be generated by the proposed Cove School was estimated
based on vehicle trip generation rates contained in Trip Generation Manual, 10th
Edition, published by the Institute of Transportation Engineers (ITE). Land-Use Code
530 (High School) rates were used to estimate the trips to be generated by the
proposed Cove High School and Post-Secondary School. ITE Land-Use 530 was
utilized as data for this land use include trip generation for both public and private high
schools. It should be noted that the Post-Secondary program students were included
in the ITE Trip Generation for the high school grades. Table 1 on page 6 of the
petitioner’s material shows the site-generated traffic volumes for the proposed
development. The study indicates that when compared to the annual average daily
traffic on Waukegan Road at Elder Lane, the traffic for the school will increase traffic on
Waukegan Road by less than one percent, which is minimal and will not significantly
impact the traffic operations of the roadway or its intersection with Elder Lane.
The study recommends that for the proposed location, drop-off/pick-up of students
should occur on the north side of the school building within the parking lot. As this is
adjacent to the drop-off/pick-up location of the Holy Cross Catholic Church, the parking
lot is already striped to provide one-way counter clockwise circulation with exiting
vehicles directed toward the outbound only access drives on Waukegan Road. Also
using the parking lot for drop-off/pick-up will allow for a minimum of 20 vehicles to be
stacked on-site before extending to Elder Lane.
The study reviewed the Village of Deerfield parking requirements for a high school (high
schools uses require two (2) parking spaces for each three (3) teachers and employees,
plus one (1) parking space for each five (5) students). The study applied the parking
requirement for a high school to the post-secondary program. The study indicates that
the proposed Cove School (high school and post-secondary program), will have
approximately 130 students and 65 staff members, resulting in a total of approximately
70 required parking spaces. The study notes approximately 242 existing parking spaces
for the entire property and the school building shares a campus with the Holy Cross
Catholic Church. The study notes that on a typical weekday, the church will not utilize
the majority of its parking spaces as peak parking demand for the church occurs on
Sundays during services. Conversely, when the church does experience its peak
parking demand, no activity will be occurring at the proposed Cove School. The study
concludes that the existing 242 parking spaces will be adequate in accommodating the
parking demand of the school on a typical weekday.
Vehicular Access to the Property
There are two existing vehicular full access points to the 720 Elder Lane property from
Waukegan Road and three existing vehicular access (two full access and one entry3

only) points to the property from Elder Lane. These access points will not change and
will remain in its current configuration. There is also an existing exit only access point to
Rosemary Terrace on the east side of the property and that will not change and will
remain in its current configuration.
The Plan Commission will need to ask the petitioner if they plan to use the Rosemary
Terrace access point.
Zoning Conformance
A high school is a Special Use in the R-3 Single Family Residential District. The
petitioners are seeking a Special Use to permit the establishment of the Cove School,
which will consist of a high school and a post-secondary program. Attached are the
Special Use standards.
When a use is not specifically listed as a Permitted Use or Special Use in a zoning
district, the use is not allowed. Currently a post-secondary program is neither a
Permitted nor a Special Use in the R-3 Single Family Residence District so this use is
not allowed. Therefore, a Text Amendment is needed to allow this proposed use in the
R-3 Single Family Residence District. The use would be added to the R-3 Single Family
District (the current zoning of the subject property) as a Special Use. The Special Use
standards would apply to this Special Use and any future requests for a post-secondary
program. The proposed special uses will only be added to the R-3 Single Family
Residence District only.
As stated above, the petitioners are seeking approval of Text Amendments to allow an
post-secondary program as a Special Use in the R-3 Single Family Residence District.
A Text Amendment has to be in the public interest and not solely for the interest of the
applicant. The specific text amendment to the R-3 Single Family Residence Zoning
District is as follows:
Add letter f to Article 4.03-C (1) Special Uses in the R-3 Single Family Residential
zoning district:
f. A post-secondary program when conducted on non-residential properties.
The petitioners are seeking approval of the post-secondary program use to operate on
the property along with the high school.
Signage
For non-residential uses in the residential districts under the zoning ordinance Article
9.02-A (1)(c), not more than one (1) identification sign is allowed per zoning lot, not
exceeding twenty four (24) square feet in area and the sign can indicate only the name
and address of the use. If the use is on a corner lot, two (2) such signs, one facing
each street, is permitted. Identification signs may be ground signs or wall signs and
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cannot be located less than fifteen (15) feet from any lot line.
Directional signage is permitted to be no larger than two square feet and nonilluminated. The petitioner’s sign plan does not indicate any directional signage is being
requested.
The petitioner’s material indicate that the petitioners are exploring ground sign location
along Waukegan Road and Elder Lane. A second sign along Waukegan Road could
require a variation, but staff is also contemplating a text amendment to the zoning
ordinance for high school and post-secondary education signage. In other situations
where there is a secondary use on a house of worship property, text amendments for
signage have been sometimes been made to the zoning district, instead of a variation.
Landscaping Plan and Screening of the Parking Lot
There are no plans for landscaping modifications to the property.
Required Parking
A high school use requires two (2) parking spaces be provided for each three (3)
teachers and employees, plus one (1) parking space for each five (5) students, based
on the design capacity of the facility. The maximum number of people on site at one
time for the high school and post-secondary program would be 140 students and 90
staff members. The required parking for the = (140/5 X 1) + (90/3 X 2) =28+60= 88
parking spaces according to the zoning ordinance. The Zoning Ordinance provides for
a parking requirement for a high school or institution of high learning and the equivalent
private or parochial school. Staff is trying to determine what the actual parking need will
be for the school.
The Zoning Ordinance does not have a parking requirement for a post-secondary
program. Article 8.02-E, 8 states that parking spaces for other uses not listed in the
Zoning Ordinance shall be provided in accordance with requirements recommended by
the Plan Commission and approved by the Board of Trustees.
A religious residence would require one (1) parking space for each 1,000 square feet of
gross floor area. The existing rectory would require 2.9 spaces (2,900/1,000 = 2.9). The
seating capacity of the church is 901 requiring 225.25 spaces (901/4 = 225.25).
The uses on the subject property would require a total of 317 (88+225.25+2.9=316.15)
spaces. There are 242 spaces on the subject property. The number of parking spaces
on the Holy Cross property will remain at 242 as no site improvements are planned to
the subject property.
Fire Department Letter
The petitioner has submitted a letter dated July 31, 2018 from the Deerfield
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Bannockburn Riverwoods Fire Protection District that approves the site plan for
emergency vehicle accessibility.
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Village of Deerfield
2018 Zoning Ordinance Map
Subject Property

SPECIAL USE CRITERIA
Does it meet the standards for a Special Use? A Special Use shall be authorized only
when the Plan Commission finds all of the following:
1. Compatible with Existing Development
The nature and intensity of the activities involved and the size, placement and
design of any structures proposed will be so planned that the Special Use will be
compatible with the existing development and will not impede the normal and
orderly development and improvement of surrounding property.
2. Lot of Sufficient Size
The size of the lot will be sufficient for the use proposed.
3. Traffic
The location of the Special Use within the Village will be such that adverse
effects on surrounding properties will be minimal, particularly regarding the
traffic generated by the Special Use.
4. Parking and Access
Parking areas will be of adequate size for the particular use and properly located,
and the entrance and exit drives will be laid out so as to prevent traffic hazards
and nuisances.
5. Effect on Neighborhood
In all respects the Special Use will not be significantly or materially detrimental
to_the health, safety and welfare of the public or injurious to the other property or
improvements in the neighborhood, nor will it diminish or impair property values
in the surrounding area.
6. Adequate Facilities
That adequate utilities, access roads, drainage and/or other necessary facilities
have been or are being provided.
7. Adequate Buffering
Adequate fencing and/or screening shall be provided to ensure the enjoyment of
surrounding properties, to provide for the public safety or to screen parking areas
and other visually incompatible uses.
8. If in C-1 Village Center District: That the establishment of the Special Use will
not be injurious to the character of the C-1 Village Center District as a retail
center for the Village.

