MEMORANDUM
TO: Plan Commission
FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: October 5, 2018
RE: Public Hearing: Request for a Special Use for a High School; a Text Amendment
and Special Use for a Post-Secondary Program in the R-3 Residential District at 720
Elder Lane (former Holy Cross School) for the Cove School and a Text Amendment for
Identification Signage for a High School and Post-Secondary Program (Cove School
and Archdiocese of Chicago)
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. In 1987, the
church received approval for a new parish hall addition with a gymnasium (Ordinance 087-18) 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 48,775 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 14,225 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 church
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 for their students are held on Friday evenings 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 the meals 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 exterior changes to the existing building other than
new mechanicals and screening of the rooftop equipment 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 proposing a ground sign (in addition to the existing Holy Cross ground
sign) on Waukegan Road, and a ground sign (in addition to the existing Holy Cross
ground sign) on Elder Lane as shown on their plans.
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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. A typical high school generates
traffic from students being dropped-off or picked-up, and students who drive
themselves. A very small minority of students at the proposed Cove School will be able
to drive themselves. As such, the number of outbound trips during the morning peak
hour and the number of inbound trips during the school peak hour were increased by 50
percent in order to better project the number students that will be picked-up or droppedoff. Table 2 on page 10 of the petitioner’s material shows the site-generated traffic
volumes for the proposed development. The school-generated traffic was added to the
existing traffic volumes accounting for background growth to determine the Year 2024
total projected traffic volumes, as shown in Figure 7 on page 14.
The study indicates in its conclusion that the proposed school will generate a limited
amount of traffic during the peak hours and the roadway system has adequate reserve
capacity to accommodate the increase in traffic. The conclusion section of the study
also indicated that the proposed vehicular access system would adequately
accommodate the site-generated traffic. The study indicates that the Waukegan Road
with Hazel Avenue/Elder Lane intersection, Waukegan Road with Waukegan Road Full
Access Drive and the Waukegan Road with Elder Lane Full Access Drive intersections
have sufficient reserve capacity to accommodate site-generated traffic and no
improvements are necessary at these intersections in conjunction with the proposed
school.
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
3

70 required parking spaces. The study notes approximately 242 existing parking spaces
for the entire property. 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 entryonly) 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 petitioner’s materials indicate that the Cove school will use the access point to
Rosemary Terrace to help alleviate traffic during the peak traffic hours in the afternoon
starting at 3:30pm Monday-Friday. The former Holy Cross school used the access road
to Rosemary Terrace during the morning drop-off hours.
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
4

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
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 are proposing a ground sign along Waukegan Road and a ground sign
near the driveway on Elder Lane in addition to the existing ground sign for Holy Cross
on Waukegan Road and the existing ground sign on the corner of Elder Lane and
Waukegan Road. The petitioners are seeking approval of Text Amendments to allow
an identification sign for a High School and Post-Secondary Program in the Article 9.02
District Regulation of the Sign Section. As mentioned above, 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 9.02-A 1.Identification Signs is as follows:
Add letter j to Article 9.02-A (1) Identification Signs:
j.

Identification Signage for a High School and Post-Secondary Program.

(1) Number and Content
There shall not be more than two (2) identification sign for each zoning lot.
Such sign shall indicate only the name and/or address and logo of the
High School and Post-Secondary Program.
(2) Type
An identification sign may be a ground sign only.
(3) Area
No identification sign shall have more than one (1) sign face. The gross
surface area of the sign shall not exceed eighteen (18) square feet.
(4) Location
The signs shall be located not less than fifteen (15) feet from any lot line.
(5) Height
An identification sign shall have a maximum height not to exceed three (3)
feet above grade.
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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 Cove facility is 88 parking spaces (140/5) +
(90/3 X 2) =28+60= 88 parking spaces according to the zoning ordinance.
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). For
the Holy Cross Church which has its peak parking demand on Sundays when the Cove
School will not be in operation.
The church will not utilize the majority of its parking spaces during the weekends as
peak parking demand for the church occurs on Sundays during services. 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
Bannockburn Riverwoods Fire Protection District that approves the site plan for
emergency vehicle accessibility.
Prefiling Conference Minutes
Attached are the minutes from the Cove School Prefiling Conference Meeting on August
9, 2018.
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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 August 9, 2018 at the Village Hall, 850 Waukegan Road, Deerfield, Illinois.
Present were:

Larry Berg, Chairman
Al Bromberg
Elaine Jacoby
Stuart Shayman
Justin Silva

Absent were:

Sean Forrest
Jennifer Goldstone

Also present:

Jeff Ryckaert, Principal Planner
Daniel Nakahara, Planner

Chairman Berg swore in all who plan to testify before the Commission.
Public Comment on a Non-Agenda Item
There were no comments from the public on a non-agenda item.
WORKSHOP MEETING
(1)

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 Petitioners Marc Schwartz, Project Manager at MB Real Estate and Sally Sover, Executive
Director of the Cove School located in Northbrook, addressed the Commission. Mr. Schwartz
introduced the project and explained their application for a Special Use for the changing use
from a church elementary and middle school to a nonprofit high school and post-secondary
program in the former Holy Cross School at 720 Elder Lane.
Ms. Sover provided an overview of the Cove School. It is a K-12 school located in Northbrook
and provides students with disabilities highly individualized education to meet their needs. They
currently have 170 students and have been at their current location in Northbrook since the
1980s, although the school has been in existence since 1947 in prior locations. The Cove
school is seeking to split the school and have K-8 remain at the Northbrook location and move
high school and start a post-secondary transition program at the property at 720 Elder Lane.
This will split the current Cove school operations in half and provide more space at both
locations.
Mr. Schwartz reported that they will be making no physical changes to the building structure and
no additions. They will add air conditioning units possibly on the roof which would be screened
per code requirements. In the interior they will add a fire sprinkler system to meet state
education code requirements as well as add an elevator to make all levels of the building ADA
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accessible. They will also add small offices to the interior which will be cosmetic and within the
existing building footprint.
Mr. Schwartz reported that they completed a traffic analysis, which was provided in the
application packet and were advised that they meet all requirements for parking, access, and
drop-off/pick-up. They also provided a letter from the Fire Marshal confirming that the site is
acceptable for emergency vehicle accessibility.
Chairman Berg asked if they will be making any changes to the existing parking and traffic flow.
Mr. Schwartz replied that they would be making no changes to the existing parking or traffic
flow. Chairman Berg asked them to explain the drop-off and pick-up location and process. Mr.
Schwartz stated that the primary access is in the center of the parking lot on the school side.
Drop-offs will be curbside along the building on the vehicle passenger side, which is most safe.
Vehicles traveling northbound on Waukegan Road will make a right turn in from Waukegan
Road to Elder Lane to drop off students. Students will then be dropped off along the west face
of the school and vehicles will primarily exit onto Waukegan Road or can also go to Elder Lane
or Rosemary Terrace.
Chairman Berg asked what the drop off vehicles will be. Ms. Sover replied that school districts
who refer students to them must provide transportation which is often vans or cars and
sometimes buses.
Commissioner Shayman asked if parents also drop off students. Ms. Sover replied that families
who privately fund tuition do drop off their students. Commissioner Shayman asked what
percentage of students are private funded. Ms. Sover replied that it is around 10%.
Commissioner Shayman asked for more information on summer programs. Ms. Sover replied
that they have not yet identified the location for future summer programming, but it will likely
continue to be at the Northbrook location. However, they wanted to inform the Village of the
possibility of a summer program at the new school, but this has not yet been determined. The
summer program is a six-week program which runs from 9 A.M. to 2:30 P.M. Monday - Friday.
Commissioner Bromberg asked if any high school students drive themselves to school. Ms.
Sover expect only about two or three students will drive themselves to school.
Commissioner Jacoby asked how late buses will be running and if there is a bus around the 5
P.M. hour for after school activities. Ms. Sover replied that the last bus is usually around 4:30
P.M. but could be running later due to traffic some days. Mr. Schwartz added that it is not a
typical school with hard start and stop times and instead there is an arrival and departure
window of about an hour each.
Chairman Berg asked what kinds of disabilities the school serves. Ms. Sover replied that they
are approved by the State Board of Education for servicing certain disabilities and that their
students can have complexities to them. Their students primarily have learning and cognitive
disabilities and do not have significant behavior disabilities as they do not specialize in this.
They typically do not have students with physical disabilities, but some may occasionally require
wheel chairs for temporary circumstances.
Commissioner Bromberg asked if their students with learning disabilities may also participate in
sports at their home school which referred them. Ms. Sover replied that yes, some students
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have dual placements and participate in learning and activities at the Cove School and at their
home school.
Commissioner Silva asked the petitioners to give an overview of the proposed post-secondary
program. Ms. Sover replied that this program will be new. She stated that at the end of 12th
grade some students are not fully ready for post-secondary education like community college
and they might still need tutoring and other supports to help them live more independently. In
the new post-secondary program, the Cove School will be able to provide these services to
those who need them until their 22nd birthday. This is a State Board of Education approved
program and can also be privately funded.
Chairman Berg asked if there would be outdoor activities at the school. Ms. Sover replied that
students would go outside for physical education activities such as basketball. Chairman Berg
asked if the existing outdoor areas lend themselves for their use and if the playground is
intended for younger children. Ms. Sover replied that the playground is meant for younger
children, but swings are appropriate for all ages so portions of it may still be used. And there is
also an adjacent green space which they will use.
Commissioner Bromberg confirmed that food is brought in and not prepared on-site. Ms. Sover
replied that lunches will be brought in by a popular school lunch program. However, they will
have limited food preparation on-site in a student cooking class.
Mr. Ryckaert asked what the typical daily parking demand would be out of the 240 parking
spaces available. Ms. Sover replied that they may use 50 to 70 parking spaces a day. They host
students’ individualized education plan (IEP) meetings on-site which include visitors from the
students’ home schools, parents, as well as Cove School staff, which is why the number of cars
may fluctuate.
Chairman Berg asked what percentage of the building they will occupy and if they plan to leave
any open for future growth. Ms. Sover replied that they will use all 43,000 square feet available.
She added that their class sizes never exceed 10 students so although all classrooms may not
be very full, they do plan on occupying all of the space. Mr. Schwartz added that rooms for
music, art, and the library will be maintained but may be downsized to make room for staff
offices.
Commissioner Shayman confirmed that the elevator will be added within the existing building
footprint.
Mr. Schwartz provided an overview of signage plans. There will be three sign locations, one on
Waukegan Road to show primary vehicle access, one on Elder Lane to identify the facility main
entrance, and one at the corner of Elder and Waukegan to differentiate the school from the
church and state the dual presence.
Commissioner Bromberg asked Mr. Ryckaert if the signage plans would require any variances.
Mr. Ryckaert stated that the code allows for one ground sign on each frontage of 24 square feet
and 15 feet from the property line and Holy Cross currently has two ground signs on Waukegan
Road. Adding a ground sign for the school may require a variation or a text amendments and
staff is currently looking into this.
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Mr. Nakahara asked if Holy Cross and the Cove School would share a ground sign. Mr.
Schwartz replied that he is not sure and signage plans are not complete. Commissioner
Bromberg stated that four separate signs along Waukegan Road would be too much and
combining or sharing a ground sign should be explored.
Commissioner Bromberg commented that this is a great use and he is happy to see the building
be used by a great organization.
Chairman Berg suggested that for the Public Hearing the petitioners have specific information
on traffic, car stacking and drop-off procedures.
Mr. Nakahara asked if access to Rosemary Terrace from the site is blocked off. Mr. Schwartz
replied that it is blocked off most of the day but is opened in the mornings and afternoons for
exiting the site after drop-offs and pick-ups.
Mr. Schwartz concluded that they see their application as fairly straight-forward with not a great
deal of changes to the property.
Mr. Nakahara reported that the Public Hearing on this matter would be September 13, 2018.
Document Approval
Commissioner Bromberg provided corrections to the documents.
Items from the Staff
Mr. Ryckaert reported on upcoming Plan Commission agenda items.
There being no further discussion, Commissioner Bromberg moved, seconded by
Commissioner Shayman to adjourn the Workshop Meeting at 7:58 P.M. Said motion passed
with a unanimous voice vote.
Respectfully Submitted,
Laura Boll

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.

