PLAN COMMISSION
Village of Deerfield
Agenda
January 28, 2021 7:30 PM
Workshop Videoconference Meeting Via Zoom
Please click the link below to join the meeting via Zoom video:

https://deerfieldil.zoom.us/j/89403291848?pwd=Nzh0aDZrdDRLMFJLZVM5b3JTZDc5QT09
or follow the dial-in instructions below to join for audio only:
Dial: 1-312-626-6799 or 1-646-558-8656
Webinar ID: 894 0329 1848
Passcode: 77291679

Anyone wishing to share thoughts about any matter concerning the Village may do so by submitting an
email to plancommissioncomment@deerfield.il.us prior to the meeting. Emails received will be read
aloud during Public Comment. Any e-mails received during the meeting will be read during the second
public comment period before the end of the meeting. We ask that you keep your emailed response to
under 200 words to allow time for others to be heard and for the Plan Commission to progress through
the public meeting agenda. In addition to written Public Comment, oral comments will also be permitted.
Members of the public desiring to make an oral comment should click the “raise hand” button on Zoom or
dial “*9” if participating by phone to indicate you wish to speak.” The Plan Commission typically does not
immediately respond to public comments or engage in open dialogue, but we are actively listening to your
comments. Thank you for your understanding of these guidelines.
In accordance with the Open Meetings Act, at least one representative from the Village will be present at
Village Hall and the virtual meeting will be simulcast at Village Hall for members of the public who do not
wish to view the virtual meeting from another location. Pursuant to Executive Order 2020-59 issued by the
Governor, the number of attendees that may attend the meeting at Village Hall is limited. Accordingly, the
opportunity to view the virtual meeting at Village Hall is available on a “first come, first-served” basis.
Public Comment on a Non-Agenda Item
WORKSHOP MEETING
1. Prefiling Conference for a Resubdivision of the Property at 755 Kipling Place
2. Approval 2021 Zoning Map
Document Approval
1. Report and Recommendation of the Plan Commission on the Request for a Finding of Substantial
Conformance for a Final Development Plan for 833 Deerfield Road Apartment Development Deerfield Square/Kirby Limited Partnership
2. Report and Recommendation of the Plan Commission on the Request for a Special Use to Permit the
Establishment of a Drive-Thru for a Pharmacy at 95 S. Waukegan Road; A Request for Resubdivision
of the 75 S. Waukegan (Chick-fil-A) and 95 S. Waukegan Road Property; and an Amendment to a
Mixed Use Unified Development to Reduce the Previously Approved Retail Building Size from 8,000
to 6,000 Square Feet (Chick-Fil-A, Inc. and Walgreens Co.)
3. January 14, 2021 Plan Commission Minutes
Items from the Commission
Items from the Staff
Designation of Representative for the next Board of Trustees Meeting
Public Comment
Adjournment

MEMORANDUM
TO:

Plan Commission

FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: January 22, 2021
RE:

Prefiling Conference for a Resubdivision of the Property at 755 Kipling
Place

The purpose of the prefiling conference is to give the petitioners direction, input,
and feedback on the proposal prior to the public hearing.
Subject Property
The subject property is located at 755 Kipling Place. The property is zoned R-3
Single Family Residential District and is currently developed with one single family
home. The subject property is 160 feet in width and 200 feet in depth and is
approximately 32,000 square feet in area. The subject property is currently one
buildable lot of record.
Surrounding Land Use and Zoning
The properties to the north, south and east are zoned R-3 Single Family
Residential District and developed with single-family homes. The property to the
west (across Kipling Place) is zoned P-1 Public Lands District and is Kipling
Elementary School property.
Proposed Plan
The petitioners are proposing to resubdivide the subject property from one (1) lot
into two (2) buildable lots two fronting on Kipling Place. The existing home will on
the property will be torn down. A new house will be constructed on each of the
two new lots.
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Zoning Conformance
Minimum Lot Area:
Required: 9,000 s.f.
Proposed: Lot 1 (north lot): 16,000 s.f.
Lot 2 (south lot): 16,000 s.f.
Minimum Lot Width:
Required: 75’
Proposed: Lot 1: 80’ wide
Lot 2: 80’ wide
Minimum Lot Depth:
Required: 110’
Proposed: Lot 1: 200’ deep
Lot 2: 200’ deep
Minimum Yards:
Front Yard:
Required: The R-3 District minimum front yard setback requirement is 25’. The
Zoning Ordinance has a provision that if 40% or more of the houses
on a block have front yards of greater depth than required for the
zoning district in which they are located, new homes shall not be
erected closer to the street than the average front yard established
by the existing buildings. The 25-foot front yard setback could be
greater depending on the average front yard setback on the block.
The developer will have to check with the Building Department for
the front yard setback requirement prior to obtaining a building
permit because if one of the resubdivided lots has a greater setback
than what is required, that will affect the setback of the home on the
second lot in the resubdivision.
Proposed:

Lot 1: As required with a new house is constructed on the lot.
Lot 2: As required with a new house is constructed on the lot.
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Side Yards
Required: Not less than 8’ on one side and a combined total of not less than 20’
for both side yards.
Proposed: Lot 1: As required when a new house is constructed on the lot.
Lot 2: As required when a new house is constructed on the lot.
Rear Yard
Required:
Proposed:

25’
Lot 1: As required when a new house is constructed on the lot.
Lot 2: As required when a new house is constructed on the lot.

Bulk Requirements
Required: 0.40 FAR (floor area ratio), 35% maximum lot coverage, sideyard
setback plane, and 35’ maximum height.
Proposed: Lot 1: As required when a new house is constructed on the lot.
Lot 2: As required when a new house is constructed on the lot.
Sidewalks
Sidewalks (in the public right-of-way) are required by the Subdivision Code when
a property is subdivided. A sidewalk is currently provided in the right-of-way, but
it is a sidewalk that is about 3 feet wide. A 5-foot wide sidewalk is required by the
Subdivision Code.
Stormwater Drainage and Utilities
The petitioner’s preliminary engineering plans shows how the proposed storm
water generated by the new development will be handled. The petitioner’s
continue to work with the Village’s Engineering Department on the storm water
design. There is a low spot in the back yard and the installation of storm sewer
should improve this issue.
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Tree Preservation
The Village’s tree ordinance applies to residentially zoned properties. Trees over
8 inches in diameter measured at 4 ½ feet above the ground is considered to be a
protected tree. The petitioners would be required to replace (mitigate) the
protected trees they remove. The amount of tree replacement is dependent
upon the species and condition of the trees to be removed as outlined in the tree
manual.
At the time of the writing of this memo, the tree preservation plan had not been
turned in.
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Village of Deerfield
2020 Zoning Ordinance Map
Subject Property
DEERFIELD RD

1/8/20

To: Jeff Ryckaert; Dan Nakahara
Fr: Ken Andre
Re: 755 Kipling Place Resubdivision

Gentlemen,
755 Kipling Place is a 32,000 square foot lot improved with a 2-story, brick single family home. The
existing structure is in state of disrepair and will be demolished to make way for 2 single family homes.
The lot lies within the R-3 Single Family District which requires a minimum lot area of 9,000 square feet.
It is our intention to subdivide the existing lot to create 2 separate lots each 16,000 square feet
measuring 80’ wide by 200’ feet deep. Each lot will be improved with a new single family residence
containing approximately 3500 square feet above ground living space with an attached 3 car garage.

755 KIPLING ESTATES SUBDIVISON
2 LOT SUBDIVISION
DEERFIELD, ILLINOIS

LOCATION MAP

THESE PLANS ARE INTENDED TO PROVDE
PRELIMINARY ENGINEERING TO VERIFY THAT
HOMES CAN BE BUILT UPON THE TWO
PROPOSED LOTS AND THAT ADEQUATE SEWER
AND WATER SERVICES CAN BE INSTALLED TO
SUPPORT TWO RESIDENCES. THE HOMES AND
IMPERVIOUS COVERAGES NOTED HEREON ARE
GENERIC TO IDENIFY FEASIBILITY. AT THE TIME
THAT A BUILDING PERMIT IS SOUGHT FOR
EACH LOT THERE WILL NEED TO BE A SITE
SPECIFIC ENGINEERING PLAN PREPARED TO
SPECIFICALLY ACCOMMODATE THE HOUSE
DESIGNED FOR EACH LOT AND THAT
ENGINEERING PLAN WILL BE REQUIRED TO
PROVIDE ALL DETAILED ENGINEERING DESIGN
AND CALCULATIONS FOR STORMWATER
MANAGEMENT (LIKELY INCLUDING DETENTION
STORAGE). FURTHERMORE, THAT PLAN WILL
NEED TO PROVIDE ALL DETAILED ENGINEERING
DESIGN TO SUPPORT THE PROPOSED HOUSE
FOR GRADING, STORM SEWER, SANITARY
SEWER AND WATER SERVICES IN
CONFORMANCE WITH VILLAGE CODE AT THE
TIME OF PERMIT ISSUANCE.

C1

COVER SHEET

C2

EXISTING CONDITIONS

C3

UTILITY PLAN

C4

GRADING PLAN

MEMORANDUM
TO:

Plan Commission

FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: January 21, 2021
RE:

Approval of 2021 Zoning Map

Each year the Village must publish a new zoning map by March 31 reflecting the
changes for the preceding calendar year. This year’s zoning map will show the
following change:


The name change from Takeda Parkway to Horizon Way.

There are no other changes to the Zoning Map.
Note: Zion Woods finished their second reading of the ordinance on January 19, 2021
and this rezoning of 10 Deerfield Road will be reflected on next year’s zoning map.
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Zoning Classifications

Village of Deerfield
2021 Zoning Ordinance Map
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All other map layers have been developed by the Village.

1/5/2021 AS

RECOMMENDATION
TO: Mayor and Board of Trustees
FROM: Plan Commission
DATE: January 14, 2021
RE: Request for a Finding of Substantial Conformance for a Final Development
Plan for 833 Deerfield Road Apartment Development - Deerfield Square/Kirby
Limited Partnership
We transmit for your consideration a recommendation adopted by the Plan
Commission of the Village of Deerfield on the request of the petitioners for
approval of a Final Development Plan for a 40-unit apartment building at 833
Deerfield Road. The Plan Commission held a public meeting on January 14, 2021.
At that meeting, the petitioners presented testimony and documentary evidence
in support of the request. A copy of the workshop minutes are attached.
In support of its request, the Plan Commission makes the following findings of fact
and conclusions:
FINDINGS OF FACT
Background
On October 19, 2020 the Village Board of Trustees approved the Preliminary
Development Plan for the 40-unit apartment development at 833 Deerfield Road.
If you wish to see the previously approved Preliminary Development Plan for the
833 Deerfield Road apartment development, it is Board Agenda Item 20-112 and
can be accessed on the Village’s website by going to: Agenda & Minutes  Board
of Trustees  2020  October 19 Board Agenda Agenda item number 20-112.
Request for Approval of a Final Development Plan
Section 12.09-F.1 of the Zoning Ordinance requires a Final Development Plan to
be submitted to the Plan Commission by the applicant not later than one (1) year

1

after approval of the Preliminary Development Plan. Additional time beyond one
year may be authorized by resolution of the Village Board.
The petitioners are seeking approval of a Final Development Plan for the 833
Deerfield Road residential apartment development. They are seeking a
determination that their Final Development Plan is in substantial conformance
with the previously approved Preliminary Development Plan.
The building height, square footage of the building, building elevations (with the
exception of the changes to the parking structure requested by the ARC which is
explained below), exterior parking lot, landscaping, site amenities, utilities, and
vehicular access points have not changed from the Preliminary Development Plan
to the Final Development Plan.
The revisions from the Preliminary Development Plan to the Final Development
Plan include:
 Changes to the signage identifying the apartment development from a
ground sign to a wall sign placed on the parking façade (at the request of
the ARC).
 Changes to the building façade to add garage doors and replace the lower
portion of the perforated metal parking enclosure with solid metal (to
address ARC concerns about car headlights).
 A revised ground floor layout: Two (2) parking stalls in the southeast corner
of the parking podium have been relocated to the west side. These
relocated spaces will be south of the trash room. The bike storage area was
previously located on the interior of the first floor of the building and has
been relocated to the southeast corner of the parking podium. The total
number of parking spaces has remained the same (29 covered spaces and
60 outdoor space for a total of 89 spaces).
 Updated lighting plans with the revised ground floor layout.
The petitioner’s letter dated December 23, 2020 lists the changes and updates
made to the petitioner’s plans since the Preliminary Development Plan. Many of
the items on the petitioner’s list are the required submittals for the Final
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Development Plan, and not changes to their plans since the Preliminary
Development Plan was approved.
The petitioner’s letter (number 13) indicates that two (2) affordable housing units
will be provided in the development - which is the same number of units that
were proposed for the Preliminary Development Plan.
Storm Water Management
The Village of Deerfield Engineering Department continues to review and work
with the developer’s engineer on the final engineering for the project.
Development Agreement
As a condition of the approval of the PUD, the applicant will be required to enter
into a development agreement with the Village. The development agreement will
govern the development of the property and will include a development
schedule, requirements for the applicant to construct the contemplated
improvements, site infrastructure inspections during the course of construction,
and performance guarantees. All improvements on the subject property are
proposed to be privately owned and maintained. Village legal counsel will be
working on a draft of the development agreement. The development agreement
is in the purview of the Board of Trustees.
Appearance Review Commission – Final Review on November 23, 2020
The ARC was in favor of the proposed changes made to the plans since their
preliminary review. The ARC was in favor of the changes made to the parking
enclosure and to the signage, but they had some concerns about the balconies:
1. Parking Enclosure – The ARC was in favor of the changes made to the parking
garage enclosure as a result of feedback from the ARC. The petitioner added a
solid portion to the garage enclosure to block headlights from view and two (2)
overhead garage doors that would be visible from the exterior.
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2. Signage – The ARC was in favor of the revised signage, which changed from a
ground sign to a wall sign since the last meeting. They felt the size and
appearance was appropriate for the building. An exception to the Deerfield
Square Sign Criteria is needed to allow for the sign height greater than 24 inches.
The ARC was in favor of granting an exception to the existing Deerfield Square
PUD Sign Criteria to allow the proposed wall sign height to be greater than 24
inches.
3. Balconies – The ARC discussed the proposed balconies on Deerfield Road,
which the ARC felt could potentially become an eyesore. The ARC was hesitant to
approve the balconies without limitations on what could and could not be placed
on them. The petitioner agreed to add balcony restrictions into the bylaws of the
building. The ARC also wanted to make the restrictions part of the approval and
make the Board aware of the concern as well.
The ARC voted 4-2 in favor of approving the Residences at 833 Deerfield Road in
Deerfield Square as long as the petitioner places added restrictions on balconies.
Number 12 in the petitioner’s letter dated December 23, 2020 indicates that the
subject building will be governed by rules and regulations, which will restrict
certain items from being stored on the balconies.
CONCLUSIONS
The Plan Commission has reviewed the petitioners’ materials and finds that the
Final Development Plan is in substantial conformance to the previously approved
Preliminary Development Plan. The Plan Commission finds these changes are
appropriate and the changes are consistent with the previously approved
Preliminary Development Plan. They find that the changes are minor, and are an
enhancement to the project. The Plan Commission did not have any problems
with the proposed changes to the final plans. Typically, projects of this magnitude
have a number of adjustments in their plans from the time of Preliminary
Development Plan approval to Final Development Plan approval. The Plan
Commission believes that none of the changes from the Preliminary Development
Plan to the Final Development Plan detracts from the high quality development
that the Village strives for, and which is contained in this apartment development
4

in the Village Center. The Plan Commission believes the residential rental
apartment development will be a major benefit to the Deerfield Square
development and a great asset to the Village as a whole. They are in favor of the
Final Development plan and find it is a good plan that is in substantial
conformance to the Preliminary Development Plan.
RECOMMENDATION
Accordingly, it is the recommendation of the Plan Commission that the Final
Development Plan for the Deerfield Square rental apartment development at 833
Deerfield Road is in substantial conformance with the Preliminary Development
Plan, and that the Final Development Plan for the proposed apartment
development be approved.
Ayes: (7) Bromberg, Goldstone, Jacoby, Keefe, Schulman, Stolman, Berg
Nays: (0) None
Respectfully submitted,
Larry Berg,
Deerfield Plan Commission
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RECOMMENDATION
TO:
Mayor and Board of Trustees
FROM: Plan Commission
DATE: January 14, 2021
RE:
Request for a Special Use to Permit the Establishment of a Drive-Thru for
a Pharmacy at 95 S. Waukegan Road; A Request for Resubdivision of the
75 S. Waukegan (Chick-fil-A) and 95 S. Waukegan Road Property; and an
Amendment to a Mixed Use Unified Development to Reduce the
Previously Approved Retail Building Size from 8,000 to 6,000 Square Feet
(Chick-Fil-A, Inc. and Walgreens Co.)

We transmit for your consideration a recommendation adopted by the Plan
Commission of the Village of Deerfield on the request for a Special Use for a drivethru for a Walgreens pharmacy at 95 S. Waukegan Road, a request for
resubdivision of the 75 S. Waukegan (Chick-fil-A) and 95 S. Waukegan Road
property; and an amendment to a Mixed Use Unified Development to reduce the
previously approved retail building size from 8,000 to 6,000 Square Feet (ChickFil-A, Inc. and Walgreens Co.) The Plan Commission held a public hearing on
January 14, 2021. At that public hearing, the petitioners presented testimony and
documentary evidence in support of the request. A copy of the public hearing
and workshop minutes are attached. In support of its request, the Plan
Commission makes the following findings of fact and conclusions:
FINDINGS OF FACT
Subject Property
The subject property consists of the 75 S. (Chick Fil-A) and 95 S. (Future Retail
Building) Waukegan Road development. It is zoned C-2 Outlying Commercial
District and is a Multiple Use Unified Development (commercial planned unit
development).
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In March 2018, the petitioner’s plans were approved to demolish an Office Depot
store building and replace it with a freestanding 4,995 square foot restaurant with
a drive-thru, and an 8,000 square foot retail building (Ordinance O-18-05, dated
March 19, 2018). The restaurant building which is occupied by Chick-Fil-A was
approved as a Special Use at that time with a dual lane drive-thru operation. The
overall development was approved with 126 parking spaces, and existing curb
cuts on Lake Cook Rd and Waukegan Road remained and were re-used. A single
lane drive-thru for the retail building was included on the site plan although it was
not proposed nor was it was not approved in 2018. This property is also
connected to the Northshore University medical office building to the north (at 49
S. Waukegan Road) via drive aisles and the cross access easements that exist
between the properties.
The 2018 approved landscape plan which, preserved the trees and landscaping
along the east perimeter of the site, had to be altered during construction of the
site due to increasing the capacity of the south detention basin. The alteration
caused the petitioner to remove trees and landscaping along the south portion of
the east perimeter. The revised landscape plan, which was reviewed and
approved by the Appearance Review Commission, replanted new trees along the
south portion of the east perimeter.
Last year (February 27, 2020), the Plan Commission recommended approval of
the Walgreens drive-thru at this location, but the request ended up being
withdrawn by the applicant before it reached the Board of Trustees for
consideration.
Surrounding Land Use and Zoning
North: C-2 Outlying Commercial District – Northshore University Health medical
office
South: C-2 Outlying Commercial District – Deerbrook Shopping Center and
unincorporated Cook County (Glenbrook Countryside Estates subdivisionsingle family residential)
East: Unincorporated Cook County (Glenbrook Countryside Estates subdivisionsingle family residential)
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West: C-2 Outlying Commercial District – Deerbrook Shopping Center (across
Waukegan Road)
Proposed Plan
The petitioners are seeking Special Use approval of a single lane drive-thru serving
a 2,505 square foot pharmacy only Walgreens store. The proposed single-lane
drive thru facility will serve prescription pick-up only. The new concept, small
format pharmacy store is proposed at the northern endcap space in the yet to be
built retail building. The petitioner’s plans indicate that the small format store’s
purpose is to retain or grow scripts in areas that cannot support a traditional fullsize store. The hours of operation is anticipated from 8:00AM to 8:00PM Monday
through Friday and Saturday from 8:00AM to 12:00PM with no Sunday hours of
operation. The anticipated peak hours are Monday through Friday from 3:00PM
to 6:00PM with a total number of 2-3 employees working at one time. Deliveries
are anticipated through the front door in the morning hours via a small delivery
truck.
The Village Board approved, the yet to be built, retail building in 2018 as part of a
larger site plan as mentioned earlier. The petitioner is now requesting to reduce
the previously approved retail building size from 8,000 square feet to
approximately 6,000 square feet and are proposing changes to the site plan,
building elevations, building materials and landscape plan. These changes are
listed below:
Site Plan
 Reduced the length of the retail building from 105’ to approximately 88’.
 Reduced depth of the 2nd tenant tenant space of the retail building from
78.3’ to 63.3’,
 Added greenspace along south side of building.
 Shifted southern row of parking spaces closer to building
 Widened the adjacent drive aisle south of the retail building from 24’ to
30’.
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Landscape Plan
 The grasses along the dumpster area was modified to accommodate for
appropriate spacing.
 The parking island between the new development and the existing chick-fila had 13 gro-low sumacs. We reduced this to 7 which will more than suffice
for that space.
 Added in 31 ornamental grasses, 2 ornamental trees, and 10 deciduous
shrubs to soften the building lines while keeping a consistent natural look
with the rest of the landscaping throughout the development.
 Width of grass area at the south elevation of the retail building ranges from
5’- 8’.
Building Elevations
 The previous building materials included face brick, efis (simulated brick
pattern), fiber cement cladding, fiber cement panel, cast stone, metal
paneling and aluminum canopies. The building materials have changed to a
full brick building façade and fabric canopies.
 Shifted column line to increase the width of the tan brick area behind the
Walgreen’s sign on the North elevation.
 Other minor architectural changes includes: pronounced building corners,
added some 4” piers to Tenant 1 Corner, and changed the cornice design of
tenant 2 to help distinguish tenant space from Walgreens space.
 Shifted the 2nd tenant door on the west elevation to the south to make
that the front entrance with signage to help with any sightline issues.
Signage
 Updated background elevations and shifted 2nd tenant sign on the western
elevation south to follow door shift.
Vehicular Access
The vehicular access to the property is from three existing access points. There
are two (2) access points on Waukegan Road and one (1) on Lake Cook Road. The
northernmost access point on Waukegan Road is a right-in, right-out only access
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point, and the other access point further to the south on Waukegan Road is a full
access point. The access point on Lake Cook Road is a right-in, right-out only.
There were barrier medians placed in Waukegan Road and Lake Cook Road when
the roadway improvements were made to the Waukegan Road and Lake Cook
Road intersection several years ago. The existing access points on Lake Cook
Road and Waukegan Road will remain as approved.
Traffic Study for Proposed Walgreens Pharmacy with Drive-Thru
The petitioner has engaged traffic consultant KLOA Traffic Engineers to do a traffic
evaluation for the proposed Walgreens Pharmacy with drive-thru for the subject
property. The study dated November 4, 2020 examined background traffic
conditions, assess the impact that the Walgreens Pharmacy with drive-thru will
have on the existing access system, and determined if any roadway or access
improvements are necessary to accommodate traffic generated by the
proposed Walgreens Pharmacy with drive-thru operation.
In order to determine existing traffic using the access system serving the Chick-FilA retail development and Northshore University HealthSystem medical office
building, peak period traffic counts were conducted at the existing access drives
on Tuesday, February 4, 2020 during the weekday morning (7:00 AM to 9:00 AM),
weekday midday (11:00 AM to 3:00 PM), and weekday evening (4:00 PM to 6:00
PM) peak periods. The results of the traffic counts indicated that the weekday
morning peak hour traffic occurred from 8:00 AM to 9:00 AM, the weekday
midday peak hour traffic occurred from 12:30 PM to 1:30 PM and the weekday
evening peak hour traffic occurred from 5:00 PM to 6:00 PM The report notes
that these peak hours were chosen for the purposes of this evaluation as they
represent the peak traffic volumes for the roadway network. Figure 2 on page 4 of
the traffic study illustrates the existing peak hour traffic volumes.
Field observations indicated that during weekday morning peak hours, outbound
queues from all three drives were one to two vehicles with a maximum queue of
two vehicles. During the weekday midday peak hours, outbound queues from all
of the access drives onto Waukegan Road and Lake Cook Road were generally one
to two vehicles. The maximum queue during the weekday midday peak hours
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observed at the Waukegan Road full access drive was five vehicles; however,
these queues cleared the access drive within one minute. During the weekday
evening peak hour, outbound queues onto Waukegan Road and Lake Cook Road
had a maximum queue of two vehicles observed at the right-in/right-out access
drives and a maximum of three vehicles observed at the full movement access
drive. The drive-thru activity for Chick-fil-A, during all three peak periods, was
contained within their drive-thru lanes and did not impact the operations of the
drive aisles serving the Retail Building. Also, due to the proximity of the existing
traffic signals along Waukegan Road at Lake Cook Road and at the Deerbrook Mall
signalized access drive/Chestnut Road, adequate gaps were provided in the
Waukegan Road traffic stream and vehicles were able to efficiently exit the full
movement access drive onto Waukegan Road.
Table 1 on page 7 of the traffic evaluation summarizes the total trips anticipated
for the buildout of Retail Building during the peak hours. Anticipated traffic to be
generated were based on trip generation surveys conducted by KLOA at an
existing 3,500 square foot Walgreens Pharmacy with a drive-thru in Markham,
Illinois. The remaining 3,500 square feet of space within Retail Building assumed
occupancy by a retail use so traffic estimates generated for the remainder of the
building was based on trip generation rates published by the Institute of
Transportation Engineers (ITE) in its 10th Edition of the Trip Generation Manual.
The total trips anticipated for the buildout of the Retail Building during the
weekday morning, midday, and evening peak hours are also summarized in Table
1 on page 7.
The results of the trip generation surveys indicated that the peak hour of trip
generation for the existing location was 5:00 PM to 6:00 PM with 30 inbound trips
and 30 outbound trips. The study noted that during the 2:00 PM to 3:00 PM hour,
the Markham location generated 18 inbound trips and 16 outbound trips, which is
approximately 45 percent fewer total trips than during the weekday evening peak
hour.
The study takes a conservative approach based on the proposed Walgreens
Pharmacy with drive-thru being smaller than the existing pharmacy surveyed in
Markham but the trip generation estimates were not reduced to account for the
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smaller building size. Also the number of trips may be reduced due to the pass-by
trips generated from existing traffic on Waukegan Road and Lake Cook Road as
well as the intersection between the existing and proposed uses. Additionally,
the report indicates that when applying the trip generation rates published in the
ITE Trip Generation Manual for a Pharmacy/Drugstore with Drive-Thru Window
(Land-Use Code 881), the proposed Walgreens Pharmacy will generate
approximately 10 total trips during the weekday morning peak hour and 26 total
trips during the weekday evening peak hour. The trip generation utilized during
the weekday evening peak hour is approximately 55 percent less than the trip
generation utilized, as surveyed at the existing Markham location. Figure 4 on
page 9 of the traffic study summarizes the total projected traffic volumes for the
entire Retail Building. Figure 4 combines the existing traffic volumes with the new
peak hour traffic volumes generated by the Retail Building.
The proposed Walgreens drive-thru will provide stacking for a total of five
vehicles from the pharmacy window. Based on the trip generation surveys
conducted at the Walgreens Pharmacy located in Markham, Illinois, the drive-thru
had an average stacking of two vehicles and a peak stacking of five vehicles. The
study noted that the five-vehicle queue was observed to occur once over a 13hour period and this queue lasted for less than two minutes. Also based on
information provided by the operator, upon opening the Markham location had
approximately 54 percent of the prescription transactions occur via the drivethru. With the ongoing Covid-19 pandemic, the percent of prescription
transactions that occur at the drive-thru has increased slightly too approximately
60 percent. Furthermore, the study notes that the highest percentage of drivethru usage occurs on Sunday. Comparatively, other transaction data provided for
established drive-thru pharmacy locations within the United States has showed a
drive-through utilization of approximately 50 percent. It is estimated that
approximately 91 prescriptions per day will be filled at the proposed Walgreens
Pharmacy for the first year, resulting in approximately 46 drive-through
transactions per day. As such, the proposed drive-through will be adequate in
accommodating the projected drive-thru activity for the proposed Walgreens
Pharmacy with drive-through and will not impact the operation of the drive aisles
serving the retail development.
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The traffic study concludes that the proposed Walgreens Pharmacy with drivethru will primarily be a pharmacy store and as such is a low traffic generator and
will be adequate in accommodating the anticipated traffic demand. The traffic
estimated to be generated by the Walgreens pharmacy small format store with
drive-thru and the 3,500 square feet of retail space will be reduced since some of
its traffic will be diverted from existing traffic on Waukegan Road and Lake-Cook
Road (pass-by traffic) and due to multipurpose trips made to the existing and
proposed uses within the site. Also the existing access system is currently
adequate in accommodating the traffic generated by the Chick-Fil-A restaurant
and the NorthShore University HealthSystem medical office building with
outbound movements experiencing minimal delays and queueing.
Under the projected conditions, the access system for the entire development
(Chick-fil-A restaurant, full buildout of Retail Building, and Northshore University
Health System medical office) will continue to be adequate in accommodating the
traffic generated by the site with increases in delay of one second or less. The
queuing for outbound movements onto Waukegan Road and Lake Cook Road are
projected to be consistent with existing conditions and will not impact the on-site
circulation. The traffic study also concludes that the multiple access points will
continue to distribute traffic to Waukegan Road and Lake Cook Road in an
efficient manner without overloading a particular access drive. Sufficient gaps
exist in the Waukegan Road traffic stream to accommodate the traffic generated
by the existing and proposed land-uses on site and the proposed drive-thru
stacking for the Walgreens Pharmacy will be adequate in accommodating the
anticipated demand.
Zoning Conformance
The petitioners will be seeking the following:
1. An amendment to a mixed use unified development pursuant to Article
2.00-C,3., Article 5.02-C,8., and Article 12.09-G of the Zoning Ordinance to
allow changes to the Special Use Planned Unit Development.
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2. A Special Use pursuant to Articles 5.02-C, 1.,s. and 13.11 of the Zoning
Ordinance of the Village of Deerfield to allow the establishment and
operation of a pharmacy drive-thru on the subject property. Attached are
the Special Use standards. The Walgreens Pharmacy store is a Permitted
Use under the pharmacy and drugstore category in the C-2 Outlying
Commercial District, and the petitioners have received zoning approval for
this use. The petitioners are seeking a Special Use for the proposed drivethru for the pharmacy pursuant to 5.02-C,1.,s. which makes the drive-thru
operation a Special Use. Unlike a drive-thru facility accessory to a
restaurant, a Special Use for a drive-thru in conjunction with a non-food
use does not require direct signalized access to the existing right-of-way
(Only restaurants with a drive-thru require direct access to a traffic signal).
Recall that the Chick-fil-A drive-thru received an exception from the zoning
ordinance to allow their drive-thru operation without direct access to a
traffic signal per Ordinance O-18-05 approved in 2018.
3. The petitioners are also seeking a resubdivision of the subject property in
order to reconfigure the 2 existing lots. The petitioners can resubdivide
property in a planned unit development as allowed by Article 12.01-B,3
which allows for the resubdivision of property within a planned unit
development. The proposed resubdivision does not create any new site
plan approvals for the property owners. The petitioners are requesting
approval of a preliminary and final plat of resubdivision.
Required Parking
Below are parking requirements for typical uses in the C-2 Outlying Commercial
District:
- Retail stores require: One (1) space for each 200 square feet of gross floor
area.
- Office uses require: One (1) space for each 250 square feet of gross floor
area.
- Banks require: One (1) parking space for each 200 square feet of gross floor
area.
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- Sit down restaurants require: One (1) parking space for each 60 square feet
of gross floor area. Carry out restaurants require: One (1) space for each
120 square feet of gross floor area. The parking requirements for sit-down
and carryout restaurants are based on the estimated percentage of the
restaurant that will be carryout and the estimated percentage of the
restaurant that will be carryout.
Proposed Parking:
126 parking spaces are provided on the subject property. The easement
agreement between the contiguous properties (49 S. Waukegan Road property
and the subject property – 75 S. and 95 S. Waukegan Road) allows for shared
parking between the two properties.
Under today’s parking requirements in the Zoning Ordinance, the total number of
required parking spaces will vary depending on the proposed uses of the subject
property. Staff has provided a parking requirement for the existing Chick fil-A
restaurant, the proposed pharmacy, and a retail use for the remaining space.
Use:
Pharmacy (a retail use):
Chick fil-A:
Possible Future Retail:
Total:

Building Areas Required Parking
2,522 s.f.
12.6 spaces
4,995 s.f.
62.4 spaces*
3,467 s.f.
17.4 spaces
10,984 s.f.
92.4 spaces

*Note: From 2018 Plan Commission Recommendation.
Stacking for Drive-Thru
The Zoning Ordinance indicates a drive-thru facility for a pharmacy has to provide
adequate vehicle stacking space. The petitioner’s material indicates that drivethru operation will accommodate 5 vehicles.
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Trash/Refuse Areas
The petitioner’s 2018 site plan approved a trash enclosure at the northeast corner
of the retail building (which is the building the Walgreens pharmacy would be
located in). The building material has changed slightly on the trash enclosure as
well as the color palate to match the retail building as indicated in the petitioner’s
plans.
Storm Water Detention
The 2018 approved storm water detention area for the property is in place at the
south end of the property and will remain.
HVAC/Mechanical Screening
Any new HVAC and mechanicals on the roof of the buildings are screened from
view. The petitioner has submitted a roof plan showing the screened roof top
units.
Rooftop Antenna
The petitioner is proposing a satellite dish for the Walgreens pharmacy store to
be located in the center of the roof above the pharmacy space that will provide
communication access with the Walgreens main office. The petitioner has
indicated that the satellite dish will be fully screened by the retail building’s
parapet wall.
Signage for Drive-Thru Pharmacy
Wall Signs
Number:
Permitted: For each use occupying a ground floor, one (1) sign facing a public
street, public right-of-way or parking area.
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Proposed: Two (2) identical wall signs with red individually illuminated channel
letters and black returns (sides of channel letters) are proposed, one for the north
elevation and one for the west elevation for the retail building.
Area:
Permitted: The Zoning Ordinance allows 8% of the area of the wall or 80 square
feet for a front and rear wall sign whichever is greater, and 4% of the area of the
wall or 40 square feet for a sidewall sign, whichever is greater.
Proposed: Front (west) wall: 8% of the west wall is 47.8 square feet. The
petitioner proposing a wall sign measuring 41.4 square feet in area (12’ x 3.45’)
when a box is placed around all of the sign elements.
Side (north) wall: 4% of the north wall is 53.9 square feet. The petitioner
proposing a wall sign measuring 41.4 square feet in area (12’ x 3.45’) when a box
is placed around all of the sign elements.
Location:
Permitted: Walls signs may be located on the outermost wall of the principal
building fronting a public street, public right-way, easement for access or parking
area.
Proposed: The wall signs are located on the outermost walls on north and west
elevations of the Retail Building.
Height:
Permitted: Wall signs may not project higher than the parapet line of the roof or
more than 30 feet above curb level, whichever is lower.
Proposed: The location of the wall signs on the Retail Building elevations appear
that the Walgreens wall signs for the Retail Building will be approximately 1 foot
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above the roof deck and require an exception to the Zoning Ordinance and Sign
Criteria.
Illumination:
Permitted: Any illuminated sign located within 120 feet of a residential district
shall be extinguished at the close of business or 11:00 p.m. whichever is later.
Any sign for a future illuminated tenant sign on the Retail Building located within
120’ of the residential to the east will have to extinguish all sign illumination at
the close of business or 11:00 p.m.
Ground (Monument) Signage:
The development was approved with one (1) double-sided ground sign on
Waukegan Road, and one (1) double-sided ground sign along Lake Cook Road,
which are in place.
The Waukegan Road ground sign is 72.9 square feet per sign face
(6.83’X10.67’=72.9 square feet), and the Lake Cook Road ground sign is 58.9
square feet per sign face (6.83’X 8.62’= 58.9 square feet). The sign can contain the
names of the tenants in the development. Five (5) tenant panels are approved on
each ground sign.
The petitioner is proposing to use two (2) sign panels on the Lake Cook Road
ground sign and two (2) sign panels on the Waukegan Road ground sign (one
panel on each side of the sign). The sign panels will have the text “Walgreens” in
typical Walgreens font in red along with the text “Pharmacy”. The proposed
panels are to be located in the panel position below the Chick-fil-A sign, with one
(1) panel per side. They are aluminum panels, with acrylic, routed-out pushthrough graphics. The 1” required minimum between the text and vertical and
horizontal bars are provided. The panel faces are painted Una-Clad Silver
Metallic, as required by the sign criteria and the letters are acrylic red. The 75 S.
& 95 S. Waukegan Road Sign Criteria requires tenant panels (other than the top
panel used by Chick-fil-A) have to be all white letters. An exception to the
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established Sign Criteria is required to allow red letters on the monument sign
panels for Walgreens.
Directional Signage
Any directional signage for the proposed pharmacy drive-thru will need to be
under 2 square feet and non-illuminated in order to stay within code. The
petitioner is proposing three (3) types of directional signs to be located on the
site: drive thru signs, “Enter” and “Exit” signs and a clearance sign. The two (2),
1.97 square foot, non-illuminated directional signs (located in the sign plan as
letter “H”) instruct vehicles to the drive-thru lane entrance. The directional sign
has the text Walgreens Pharmacy in red on a white background and the text drive
thru in white on a red background with a white arrow. The “Enter” and “Exit” is
under 2 square feet and illuminated. The clearance sign is under 2 square feet
and non-illuminated. The “Enter” and “Exit” signs will need an exception from
the Zoning Ordinance and established Sign Criteria to allow for the signs to be
illuminated.
Summary of Exceptions to Sign Criteria for Buildings in the 75 & 95 S. Waukegan
Road Development
The petitioner established Sign Criteria (attached) for this development in 2018.
The wall signs on the west and south elevations will require an exception to the
established Sign Criteria for being above the roof deck. Also as previously
mentioned, the sign panels, as proposed, will require a sign exception from the
Sign Criteria for the red letters on Lake Cook and Waukegan Road ground signs
(white required by the sign criteria). The “Enter” and “Exit” signs will also need
an exception from established Sign Criteria to allow for the signs to be
illuminated.
Window Signage
The window signage regulations in the zoning ordinance apply to this property.
(20% coverage of window area for permanent or temporary signage or 50 square
feet whichever is less, and a regulated window sign is located within 4 feet behind
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the window). A window sign may not be displayed more than once per elevation.
The petitioner is not proposing any window signs at this time.
Appearance Review Commission (ARC)
The Appearance Review Commission reviewed all of the exterior changes for the
proposed Walgreens pharmacy store and drive-thru at their November 23, 2020
and December 22, 2020 meeting. The petitioner’s submitted material to the Plan
Commission are the same plans that were submitted for the December 22, 2020
ARC meeting. A summary of the December 22, 2020 meeting follows this
paragraph:
Building Changes – The ARC was in favor of the updated configuration for the
proposed two (2) tenant Walgreens Pharmacy retail building. They felt the new
design better filled the site and did not leave any vacant areas.
Landscape Plan – The Commissioners liked the changes made to the Landscape
Plan. They felt that the south side landscaping looked similar to the planting beds
found on the rest of the site and filled the vacant portion well.
Signage – The petitioners discussed the new location for the column line on the
north elevation, which gives the Walgreens Pharmacy sign a larger sign
background. The ARC was in favor of the adjustment and thought the sign fit on
the wall nicely. The remaining wall sign, monument signs and directional signs
were unchanged, and the Commissioners did not have any issues with them or
the proposed exceptions.
The developers expressed that the ARC’s feedback from last month was very
helpful and the changes made to the building based on the feedback greatly
improved the design. The ARC voted 5-0 in favor of Walgreens Pharmacy exterior
changes and signage as presented.
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CONCLUSIONS
Request for Approval of a Special Use for a Walgreens Pharmacy Drive-Thru
With Exceptions
Compatible with Existing Development
The Plan Commission finds the Special Use for the Walgreens Pharmacy store
drive-thru will be compatible with the existing development and should not
impede the orderly development and improvement of surrounding properties.
The Plan Commission finds the proposed drive-thru will be compatible with the
existing development and a good use for the property. The Plan Commission finds
the proposed Walgreens drive-thru is well planned and will be a benefit to the
area. They find the pharmacy drive-thru suitable for the property, and will not
have an adverse impact on surrounding properties. The Plan Commission
reviewed the proposed signage, they find the exceptions to the zoning ordinance
and to the sign criteria are acceptable and appropriate. The Plan Commission
finds the proposed signage will not detract from the appearance of the property,
is not excessive and is reasonable. The Plan Commission is excited about the
redevelopment of this property from the previous Office Depot and they hope to
see the momentum continue with the remaining tenant space in this retail
building.
Lot of Sufficient Size
The Plan Commission finds the subject property is of sufficient size for the
proposed pharmacy drive-thru. The Plan Commission finds the use will not create
a negative impact.
Traffic
The Plan Commission finds the proposed Walgreens drive-thru should not create
traffic problems on the subject property and should not have an adverse impact
on surrounding properties. They believe the pharmacy drive-thru will have a low
impact and will not have an adverse impact on traffic in the area as demonstrated
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by the traffic study. The anticipated peak time (2:00PM – 3:00PM) for the
Walgreens Pharmacy will not coincide with the midday or evening peak time
traffic of the roadway system. The southernmost access point will experience
some delays but these queues cleared within one minute. The petitioner’s traffic
study demonstrates that there are gaps in the stream of traffic created by the
traffic lights to the north and south, which allows traffic to safely leave the
property. The Plan Commission also finds the drive-thru operations will work well
with the existing Chick Fil-A drive thru since the two drive-thru operational peak
demand take place at different peak periods. The Plan Commission finds that
there is an ample amount of stacking available for five vehicles. The Plan
Commission finds that the proposed directional signage will guide traffic to the
drive-thru window in an efficient manner.
Parking and Access
The Plan Commission finds that parking will be adequate for the property. They
find that the proposed Walgreens Pharmacy should not create a parking problem
in the area or adversely impact parking. The location of the three existing access
points to this site will not be changed and the Plan Commission finds that access
points will continue to provide for an efficient distribution of traffic entering and
leaving the site.
Effect on Neighborhood
The Plan Commission finds the proposed Special Use for the Walgreens pharmacy
drive-thru should not be significantly or materially detrimental to the health,
safety, or welfare of the public or injurious to other property or improvements in
the neighborhood, nor should it diminish or impair property values in the
surrounding area. The Plan Commission finds the proposed pharmacy drive-thru
will not have an adverse impact on surrounding properties. The Plan Commission
believes the pharmacy drive-thru will assist in making the property a viable
commercial property.
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Adequate Facilities
Adequate facilities (access roads, utilities, etc.) are already provided on the
subject property, and the renovations to this area of property are well planned.
Adequate Buffering
The Plan Commission finds that existing buffering on the subject property is
adequate. The Plan Commission is sensitive to the concerns of the adjacent
residential properties and finds that the landscape plan will provide a dense and
full buffer over time.
Request for Approval of an Amendment to a Mixed Use Unified Development
(MUUD) to Reduce the Previously Approved Retail Building from 8,000 to 6,000
Square Feet
Compatible with Existing Development
The Plan Commission finds the proposed improvements to the 95 S. Waukegan
Road property are planned so that they will be compatible with existing
development in the area. The Plan Commission finds that the petitioner’s request
for an amendment to a previously approved Mixed Use Unified Development and
the other requests are appropriate. The Plan Commission is in favor of the
proposed plan and believes that it will be an asset to the Village. The Plan
Commission finds that the proposed improvements will not impede the normal
and orderly development and improvements of surrounding properties. They
finds the quality of design, the materials to be used, landscaping, and signage are
in keeping with the high quality the Village desires.
The Plan Commission finds the proposed changes to the property are well
planned and designed, and not detrimental to the health, safety and welfare of
the public or injurious to other properties or improvements in the area. The Plan
Commission finds the changes will not create a negative impact on the
surrounding properties. The Plan Commission finds the proposed changes to the
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95 S. Waukegan Road property will be compatible with the surrounding area, are
attractive, visually appealing, and these improvements will have lasting value.
Lot of Sufficient Size
The Plan Commission finds that the lot on which the subject property is located is
of sufficient size for the proposed changes to the property. The proposed
changes are being applied to an approved plan and should not be injurious to the
use and enjoyment of other property in the immediate vicinity nor should it
diminish or impair property values in the neighborhood. They find the proposed
changes to property are appropriate for the property.
Traffic
The Plan Commission reviewed the traffic report and heard the traffic
consultant’s presentation and finds the proposed renovations will not add much
traffic to the peak hour traffic on the adjacent roads.
Parking and Access
The proposed changes to the MUUD will not affect the parking on the site and the
parking on the site remains unchanged since the MUUD was approved in 2018.
The Plan Commission finds that the number of proposed parking spaces on the
subject property will be adequate. The Plan Commission finds the access points
are appropriate to handle the traffic volumes generated by the existing Chick-Fil-A
restaurant and the uses generated for the proposed retail building. The Plan
Commission finds that the ingress and egress are designed to safely handle the
traffic generated by the proposed changes to the property.
Effect on the Neighborhood
The Plan Commission finds that the renovations to the MUUD 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 or
should not impede the normal and orderly growth of surrounding properties.
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They find the property is suitable for the proposed improvements. The Plan
Commission finds that the proposed changes to the campus will not be
significantly or materially detrimental to the health, safety, and welfare of the
public or injurious to other property or improvements in the area. They finds that
the changes are well planned and will not create a negative impact on
surrounding properties.
Adequate Facilities
The Plan Commission finds that adequate facilities are available to service the
proposed changes. The utilities, and access points are already in place on the
property and the single drive aisle adjacent to the south retail building elevation
and landscaping will be modified as indicated on the petitioner’s plans for the
proposed changes to the campus. The storm water generated by the impervious
area was approved in 2018 and the proposed changes should not create any
additional problems. The Plan Commission finds that the petitioners have made
adequate plans for the storm water generated by the site. The Plan Commission
finds the utilities and facilities are well planned. All improvements on the
property will continue to be privately owned and maintained.
Adequate Buffering
The Plan Commission finds that the existing buffering on the property is adequate
to buffer the subject property from abutting properties.
Request for Approval of a Resubdivision of the 75 S. Waukegan and 95 S.
Waukegan Road Property
The Plan Commission finds the petitioner’s request to resubdivide the property is
appropriate and believes the petitioner’s request should be granted. The
proposed resubdivision will divide the property in order to reconfigure the 2
existing lots so that each building will be on its own lot. The existing cross access
easements will remain in place. The proposed resubdivision does not create any
new site plan approvals for the property owners. The Plan Commission finds it is
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appropriate to grant the preliminary and final plat of resubdivision of the property
in one step.
RECOMMENDATION
Accordingly, it is the recommendation of the Plan Commission that the
petitioner’s request approve the request for a Special Use to permit the
establishment of a drive-thru for a pharmacy at 95 S. Waukegan Road with the
exceptions for signage; a request for resubdivision of the 75 and 95 S. Waukegan
Road property, and an amendment to a Mixed Use Unified Development to
reduce the previously approved retail building size from 8,000 to 6,000 square
feet, be approved.
Ayes: (7) Bromberg, Goldstone, Jacoby, Keefe, Schulman, Stolman, Berg,
Nays: (0) None
Respectfully submitted,
Larry Berg, Chairman
Deerfield Plan Commission

21

DRAFT
PLAN COMMISSION
VILLAGE OF DEERFIELD
Minutes
The Plan Commission of the Village of Deerfield called to order a Remote Public Hearing and
Workshop Meeting via Zoom at 7:30 P.M. on January 14, 2021.
Present were:

Larry Berg, Chairman
Al Bromberg
Jennifer Goldstone
Elaine Jacoby
Blake Schulman
Bill Keefe
Kenneth Stolman

Also present:

Jeff Ryckaert, Principal Planner
Daniel Nakahara, Planner
Andrew Lichterman, Director of Community Development/ Assistant
Village Manager

Chairman Berg reported that pursuant to amendments to the Illinois Open Meetings Act
included in Public Act 101-0640, public bodies may hold virtual public meetings without a
quorum physically present.
Chairman Berg stated that anyone wishing to share public comment on any matter concerning
the Village may do so by submitting an email to plancommissioncomment@deerfield.il.us prior
to the meeting. Emails received will be read aloud during Public Comment. Any emails received
during the meeting will be read during the second public comment before the end of the
meeting. Chairman Berg asked that emailed response be limited to under 200 words to allow
time for others to be heard and for the Plan Commission to progress through the public meeting
agenda. In addition to written Public Comment, oral comments will also be permitted. Members
of the public desiring to make an oral comment should click the “raise hand” button on Zoom or
dial “*9” if participating by phone to indicate you wish to speak.” Chairman Berg stated that the
Plan Commission typically does not immediately respond to public comments or engage in open
dialogue, but they actively listen to comments.
In accordance with the Open Meetings Act, at least one representative from the Village is
present at Village Hall and the virtual meeting is being simulcast at Village Hall for members of
the public who do not wish to view the virtual meeting from another location. Pursuant to the
Executive Order issued by the Governor, the number of people gathering at Village Hall for
the meeting is limited. Accordingly, the opportunity to view the virtual meeting at Village Hall is
available on a first come, first-served basis. The Plan Commission will comply will all other
requirements including public comment and posting the meeting agenda, which can be found on
the Village website at www.deerfield.il/us/agendacenter.
Public Comment on a Non-Agenda Item
Mr. Ryckaert reported that there were no written comments from the public on a non-agenda
item received via email. Mr. Nakahara reported that there was no one requesting public
comment on Zoom. Mr. Lichterman reported that there was no one present at Village Hall for
public comment.
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PUBLIC HEARING
1) Public Hearing on the Request for a Special Use to Permit the Establishment of a
Drive-Thru for a Pharmacy at 95 S. Waukegan Road; A Request for Resubdivision
of the 75 and 95 S. Waukegan Road Property, and an Amendment to a Mixed Use
Unified Development to Reduce the Previously Approved Retail Building Size from
8,000 to 6,000 Square Feet - Chick-Fil-A, Inc. and Walgreens Co. (This item was
continued from December 10, 2020)
Chairman Berg swore in all who planned to testify before the Commission on this agenda item.
The Petitioners for this matter included Joe Vavrina, Project Manager and Civil Engineer with
HR Green, Javier Millan, Traffic Engineer with KLOA, Beau Wynn with Detroit Architectural
Group, and Rachel Miller and Gabe Schuchman with Alrig USA Developers.
Mr. Ryckaert reported that the legal notice for this matter was published in the Deerfield Review
on November 19, 2020 and that proof of certified mailing was received from the Petitioner. This
matter is being continued from the December 10, 2020 meeting.
Mr. Vavrina went through the changes to the site plan and the landscape plan. As suggested at
the Prefiling Conference, the packets included a bullet point list of changes made from the
original proposal as well as the changes since the last meeting. The building has been reduced
in size from 8,000 to 6,000 square feet and out of a recommendation from the Appearance
Review Commission (ARC), a reduction of the green area that is just south of the proposed
building. With the building size reduction the green area was larger, and the ARC was
concerned that it would look like a leftover open space. In the current plans the building was
pushed to the south to eat up some of the green space which is now reduced in depth from 78
to 63 feet and in width from 31 to 14 feet. In addition to reducing the green space by half, the
width of the drive aisle has been increased and parking has been shifted closer to the building.
The site plan has also been further enhanced with additional landscaping on the north side as
well as the green area to the south of the building. This area has added ornamental grasses,
trees, shrubs and a large mulch bed to integrate this space so it does not look like a leftover
piece of parcel.
Mr. Millan from KLOA reviewed the parking and traffic evaluation. The traffic evaluation was
originally conducted in 2017 for the plans for Chick-fil-A and a one lane drive-thru bank. The
latest plan is for a 2,500 square foot Walgreens limited pharmacy with a drive-thru lane. Mr.
Millan reported that they evaluated existing pre-pandemic conditions on weekday mornings as
well as mid-day and peak times and also observed the queuing of cars exiting the development
onto Waukegan Road and Lake Cook Road. This information showed that at weekday mid-day
peak times the access drives had a maximum of one to two vehicles queuing to exit onto Lake
Cook Road. Weekday evening peak times had one to two with a maximum of two queuing to
exit at the right in right out access and a maximum of one vehicle exiting at the full access drive.
Mr. Millan stated that due to the proximity of the existing traffic signals and the Deerbrook Mall
signalized access drive, traffic is able to easily move and access the development. They
estimated the projected volume of traffic and trips generated with the new Walgreens using two
sources including data from an existing small format Walgreens in Markham. Traffic was
observed at this location from 6 A.M. to 7 P.M. on a weekday. The other data source used was
trip generation rates from the Institute of Traffic Engineers which is an industry standard. The
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projected additional trips from these two data sources was added to the existing conditions to
determine projected conditions. Mr. Millan pointed out that the estimated trips generated under
the original development plan compared to this proposed plan is very similar and that original
plan was approved. He stated that based on the results of the capacity analysis, the queue for
outbound movements onto Waukegan Road and Lake Cook Road are consistent with exiting
conditions and will not have a negative impact on traffic flow. Mr. Millan stated that they also
conducted an evaluation of the drive-thru stacking for Walgreens. The proposed drive-thru lane
will provide stacking for up to five vehicles. Based on a similar Walgreens pharmacy only that
was observed, the proposed stacking for five would be adequate for drive-thru demand. Mr.
Millan stated that the operation characteristics of the two drive-thrus at this development are
very different. Chick-fil-A gets busiest at lunchtime and Walgreens gets busiest around 5 P.M.
and the two drive-thrus will have good synergy as they pick up at different times. Chick-fil-A’s
drive-thru typically operates at about 40 percent capacity at 5 P.M. He added that there are
enough gaps in through traffic on Waukegan Road that the stacking is adequate for the demand
for the two drive-thrus and will not negatively impact the development’s circulation as they have
different intensities and characteristics.
Mr. Wynn reviewed the building elevations. He stated that the previously proposed façade under
the last developer had metal panels and a fiber cement siding with some faux brick. However it
is the national standard for the current developer to use more durable building materials and the
building will now be composed of all brick. Another standard of this developer is to raise the
parapet wall for the full perimeter of the building so that tenants can add rooftop equipment at
any location that will be screened. Mr. Wynn stated that this creates an attractive, homogenous
look and allows full flexibility for tenants to put rooftop units where they need. Mr. Wynn stated
that the revised bottom elevation of the building has a slightly different character on each
façade. And additionally the signage area on the north elevation storefront was increased in
width to allow for more signage. Mr. Vavrina commented that the signage will highlight the north
elevation in its new location and size. Mr. Wynn showed renderings of the elevations pointing
out the more pronounced corners, all brick façades, fabric awnings, and the canopy for the
drive-thru. He stated that they have also added a great amenity with enhanced landscaping to
the south.
Mr. Wynn reviewed the site line study. The roof deck is 17 feet in height and the building is 21
feet in height total with the 4 foot parapet wall. Rooftop units will not be seen with the parapet
wall. However, Walgreens will also be adding a satellite dish on the roof for communication with
the corporate campus. The satellite dish is 5 feet tall and the site line study shows that rooftop
equipment up to 4 feet will be screened. The satellite dish is one foot higher and the top of it will
be visible at a distance of 350 to 400 feet away from the building.
Mr. Schuchman gave closing remarks stating that he and Ms. Miller of Alrig Developers are very
excited to be in Deerfield and for this opportunity.
Mr. Nakahara reported that the Village has received a letter from the fire department approving
the site for emergency vehicle accessibility.
Chairman Berg opened public comment on this matter.
Mr. Nakahara read aloud a public comment email that was received.
Public Comment Email

Public Hearing and Workshop Meeting
January 14, 2021
Page 4
“I am Kenneth E. Smith, President of the Glenbrook Countryside Property Owners Association
representing our property owners. I am also a Trustee of the Northbrook Rural Fire Protection
District which serves the area of Deerfield south of Lake Cook Road.
Last February 2020 I voiced our approval of the original plan, with one objection from one of our
residents regarding a landscaping issue. The current revised plan looks very promising. No
other comment at this time.
Thank you,
Kenneth E. Smith, President
Glenbrook Countryside Property Owners Association”
Chairman Berg stated that the Plan Commission has concluded public testimony and will
deliberate their recommendation on this matter. He stated that this portion of the meeting is
open to the public, but no new testimony will be taken unless requested by the Commission. He
stated that the Plan Commission is a recommending body, a written recommendation will be
forwarded to the Village Board of Trustees who will take final action on this matter.
Commissioner Schulman asked the petitioners if there has been any leasing activity for the
additional tenant. Mr. Schuchman replied that nothing has been solidified but there has been
some interest.
Commissioner Bromberg commented that he is supportive of this project with the exceptions for
signage placement and has no issues or concerns.
Commissioner Jacoby, Keefe, Goldstone and Stolman agreed adding that it is a very attractive
development.
Chairman Berg agreed stating that the renderings were very good, and he appreciated being
able to visualize the project. He also commended the petitioners for including a bullet point list
of changes and modifications made at the Commission’s suggestion.
Commissioner Goldstone moved, seconded by Commissioner Bromberg to approve the request
for a Special Use to permit the establishment of a drive-thru for a pharmacy at 95 S. Waukegan
Road with the exceptions for signage; a request for resubdivision of the 75 and 95 S. Waukegan
Road property, and an amendment to a Mixed Use Unified Development to reduce the
previously approved retail building size from 8,000 to 6,000 square feet. The motion passed with
the following vote.
Ayes: Bromberg, Goldstone, Jacoby, Keefe, Schulman, Stolman, Berg (7)
Nays: None (0)
Mr. Ryckaert reported that this matter will go before the Village Board on February 15, 2021.
WORKSHOP MEETING
1) Request for a Finding of Substantial Conformance for the Final Development Plan
for the Residential Apartment Development at 833 Deerfield Road in the Shops at
Deerfield Square – (Kirby Limited Partnership)
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Chairman Berg swore in all who planned to testify before the Commission on this agenda item.
The petitioners for this matter included Chris Siavelis, Senior Vice President of CRM Properties
representing Kirby Limited Partnership and Deerfield Square, Devon Patterson and Brian
Romanelli of SCB Architects and Javier Millan of KLOA.
Mr. Siavelis shared background stating that the Preliminary Development Plan for this project
has been approved and they have also received Fire Department approval and comments from
the Village Engineer. They are now seeking a finding of substantial conformance for the Final
Development Plan.
Mr. Patterson reviewed the changes to the plans. Since the last presentation to the Plan
Commission, the petitioners received comments from the ARC on the ground floor and vehicular
circulation and have accommodated this by incorporating changes to this area. The exterior
design remains the same except for the ground floor. The changes are intended to screen
vehicular lights and general lighting from the building. Mr. Patterson showed a perspective of
the building showing the south façade from the parking lot. On the ground floor there are two
new garage doors and reconfigured parking inside the building to accommodate the turning
radius so the doors can open and close without issues. To ventilate the garage they will use
metal panels with perforation that are 36 inches up from the ground. Above this the panel will be
solid aluminum so that when a car pulls up the lights will be blocked. Mr. Patterson showed the
perspective at night and pointed out the subtle glow and slight illumination from the garage with
the updated design. There will not be headlights glaring out. He added that both access points
to the parking garage service the building.
Mr. Patterson showed additional perspectives and renderings of the building elevations. He
pointed out the perforated and solid metal panels that wrap all the way around the building, as
well as the existing retaining wall that will be maintained and added to.
Mr. Patterson displayed a perspective of the dog park on the west side of the building adjacent
to the parking garage, between the railroad tracks and the parking garage. It will be a small
space for residents to take their dogs on the ground level in a protected area with a wall around
it.
Mr. Patterson stated that the material palate was updated to better represent the materials
including the brick and the solid and perforated metal panels. The brick used will closely match
the coloration of the brick on the existing building on site. Mr. Patterson summarized that with
the exception of these items the rest of the plans remain the same. Mr. Siavelis added that
another change is that they will no longer add the previously proposed monument sign and will
instead add signage to the building itself. The petitioners displayed an image of the building
sign, which will state “833 The Residences at Deerfield Square”. Mr. Patterson showed the
overall site plan and pointed out the location of the two additional overhead garage doors which
were the biggest change to the plans.
Mr. Siavelis shared that they will be obligating rules and regulations for tenants to permit certain
items on balconies. He also reported that based on their financial analysis, they are maintaining
two affordable units. Mr. Siavelis stated that they recently completed a study on sound and
vibration, and they will require significant sound mitigation measures which will drive the cost of
the project up.
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Chairman Berg asked for comments and feedback from the Commissioners. He stated that their
duty is to determine if there is substantial conformance from the Preliminary Development Plan
to the Final Development Plan.
Commissioner Bromberg commented that he liked this project from the get-go, and he was
supportive of it then and now. He commented that he listened to the Board of Trustees Meeting
on this matter and although they accepted the Plan Commission report, there was some
pushback on the number of proposed affordable units. He commented that the petitioners can
likely expect this again and he recommended that they further discuss the results of the new
sound study and the costs they will incur to mitigate sound. Commissioner Bromberg stated that
he feels it is in substantial conformance and he supports the plans.
Commissioner Jacoby stated that she likes all of the changes and is in support of the plan.
Commissioner Keefe stated that the plans seem to be in substantial conformance with what was
previously presented with minor changes and he is in favor of the plan.
Commissioner Goldstone asked if the petitioners would have to come back to the Commission
for approval for mitigation for sound. Mr. Siavelis replied that no, this can be handled in the
permit process as it will not impact aesthetics or layouts.
Commissioner Bromberg asked if sound mitigation will impact rent rates. Mr. Siavelis replied
that as of now they will not, but if market rents increase then they will want to stay competitive.
Commissioner Schulman stated that he is supportive of this project and the finding of
substantial conformance. He asked how the brick color relates to the rest of the shopping
center. Mr. Siavelis replied that it is similar to the other brick color used throughout Deerfield
Square but not an exact match. They are trying to stay within the theme of the shopping center
by emulating existing building brick. Commissioner Schulman commented that the top floor
balconies do not have coverings and snow may pile up there in the winter. He commented that
residents might shovel it off over the edge. Mr. Siavelis stated that it is common for
developments like this to have exposed top floor balconies. These are typically not used in the
winter and they do not expect residents to be shoveling the balconies.
Commissioner Stolman agreed that the plans are in substantial conformance.
Chairman Berg stated that he commends the petitioners for making changes and he concurs
with Commissioner Bromberg that although the Plan Commission recommended the plans with
two affordable units and his position on this has not changed, he suspects that the Board of
Trustees may address this again.
Commissioner Bromberg moved, seconded by Commissioner Goldstone to approve the request
for a finding of substantial conformance for the Final Development Plan for the residential
apartment development at 833 Deerfield Road in the Shops at Deerfield Square. The motion
passed with the following vote.
Ayes: Bromberg, Goldstone, Jacoby, Keefe, Schulman, Stolman, Berg (7)
Nays: None (0)
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Mr. Ryckaert reported that this matter will go before the Board of Trustees on February 15,
2021.
Document Approval
1) Report and Recommendation of the Plan Commission on the Request for a Sign Plan
Amendment for a New Wall Sign for the Office Building located at 155 Pfingsten Road –
155 Pfingsten Owner, LLC
2) Report and Recommendation of the Plan Commission on the Request for an
Amendment to the Deerfield High School Special Use and a Text Amendment for a
Proposed Digital Scoreboard on Adams Athletic Field for Deerfield High School Township High School District 113
3) December 10, 2020 Plan Commission Minutes
Commissioner Bromberg moved, seconded by Commissioner Goldstone to approve the
documents. The motion passed with the following vote.
Ayes: Bromberg, Goldstone, Jacoby, Keefe, Schulman, Stolman, Berg (7)
Nays: None (0)
Items from the Commission
Commissioner Stolman stated that regarding affordable housing, Northbrook just passed their
affordable housing policy, and he would like to share this information with the Plan Commission
to inform them for their ongoing discussions as a precedent has now been set by a neighboring
town and it might be interesting to review. Mr. Nakahara stated that he can share this
information by email with the Commission.
Chairman Berg stated that he would like to have a full Commission in attendance for the
continued discussion on affordable housing and would like to poll the Commissioners on their
availability for the next two scheduled meetings to determine which date all can be in
attendance. All Commissioners reported availability for the February 11, 2021 meeting.
Items from the Staff
Mr. Ryckaert reported on upcoming Plan Commission agenda items. The next meeting will be
January 28, 2021.
Public Comment
Mr. Ryckaert reported that there was no public comment received via email during the meeting.
Mr. Nakahara reported that there was no one requesting public comment on Zoom. Mr.
Lichterman reported that there was no one present at Village Hall for public comment.
Adjournment
There being no further discussion, Commissioner Schulman moved, seconded by
Commissioner Bromberg to adjourn the meeting at 8:34 P.M. The motion passed the following
vote.
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Ayes: Bromberg, Goldstone, Jacoby, Keefe, Schulman, Stolman, Berg (7)
Nays: None (0)
Respectfully Submitted,
Laura Boll

Daniel Nakahara
From:
Sent:
To:
Cc:
Subject:

Larry Letwat <larryletwat@gmail.com>
Monday, January 18, 2021 1:18 PM
Daniel Nakahara; Jeffery Ryckaert
Larry Letwat
Plan Commission Recommendation for Digital Scoreboard- Deerfield High School (DHS)
Athletic Booster Club

Dan and Jeff good afternoon I wanted to send a thank you email to Chairman Berg and the Plan Commissioner Members, however I could not locate
their emails online.
I would kindly request you share this message with them at the next meeting.

Dear Chairman Berg and Plan Commission Members - Many of us in the Deerfield High School (DHS) Community were
happy to see that The Plan Commission unanimously approved on 1/14/2021, the recommendation for the request for
an Amendment to the Deerfield High School Special Use and a Text Amendment for a Digital Scoreboard on Adams Field.
On behalf of The DHS Athletic Booster Club who has been working closely with District 113 School Board, Dr. Katherine
Andersen (Principal), and The Athletic Directors, I wanted to thank all of you for your continued support of this project
as it was clear early on (back in February 2019) and again last week that the DHS Community has The Plan Commission’s
support. In addition, I know I speak for many when I say thank you for your kind words and positive feedback included in
your Recommendation to the Mayor and Board of Trustees acknowledging all of the collaborative work that has been
done by The Petitioner. The DHS Athletic Booster Club along with District 113/Petitioner is looking forward for the
approval process to begin by The Village of Deerfield Board of Trustees.
Warm Regards,
Larry Letwat
President, DHS Athletic Booster Club
312-320-6029
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