PLAN COMMISSION
Village of Deerfield
Agenda
March 12, 2020
Deerfield Village Hall, Franz Council Chambers
Public Hearing and Workshop Meeting 7:30 p.m.
Public Comment on a Non-Agenda Item
WORKSHOP MEETING
1. Public Hearing on the Request for Approval of a Special Use Amendment to Permit
Building Additions and Renovations to Caruso Middle School at 1801 Montgomery
Road in the P-1 Public Lands District (School District 109)
Document Approval
1. Walgreens Drive-Thru Special Use Recommendation
2. February 27, 2020 Plan Commission Minutes
Items from the Commission
Items from the Staff
Designation of Representative for the next Board of Trustees Meeting
Adjournment

MEMORANDUM
TO: Plan Commission
FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: March 5, 2020
RE: Public Hearing for a Special Use Amendment to Permit Building Additions and
Renovations for Caruso Middle Schools at 1801 Montgomery Drive in the P-1
Public Lands District (School District 109)
Subject Property
The subject property consists of Caruso Middle School located at 1801
Montgomery Road, which is owned by School District 109. Clavey Park, north of
the Caruso school building, is owned by the Deerfield Park District. The subject
property is zoned P-1 Public Lands District. In 1996, Caruso Middle School was
expanded with 14,000 square feet of additional building space (Ordinance O-9635). In 2019, Caruso further expanded with a 14’ wide, 1,312 SF extension to
the east of the existing cafeteria to expand the seating area and provide storage
of cafeteria furniture (Ordinance O-19-13 approved June 4, 2019).
Surrounding Land Use and Zoning
The school and park are generally surrounded by residentially zoned properties,
which are developed with single-family houses. To the west of Caruso Middle
School is the Tollway.
Proposed Plans
School District 109 is proposing to amend their Special Use to permit the
renovation and expansion of the Caruso Middle School. No additional faculty or
staff will be added at the schools as a result of the proposed additions. The
additions are made to enhance the school facilities.
The project will renovate the auditorium, stage and backstage area. An addition
of 1,340 SF to the east building elevation will allow improvements for restrooms,
dressing rooms and equipment storage. Updates to the audio-visual equipment,
stage and house lighting and controls, lighting catwalk, acoustical treatments
and new accessible stage and control room will bring the facility up to current
standards. A separate but related addition of 1,070 SF will expand the adjacent
undersized band/orchestra room at the north building elevation. There are four
high windows in this addition to provide natural light into that room. The
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petitioner’s material indicates that the additions will keep the new areas within
the one-way drive around the building. The additions will be one-story and will
be lower than the existing auditorium roof. The brick and metal wall panels will
match those on the existing school and last year’s cafeteria expansion. There is
no exterior signage proposed with this project. A metal screen wall will shield
two condensing rooftop units from view.
The Caruso project will include the addition of wall mounted, downward facing
lighting (on timers) for the sidewalks. Native plantings will be used to landscape
along the east elevation.
The petitioner’s materials indicate energy saving features of the addition
including LED lighting, added roof insulation and cool roof color to meet energy
codes, energy efficient mechanical and control systems, low flow plumbing
fixtures and low VOC finish materials.
Zoning Conformance – P-1 Public Land District
Schools are Special Uses in the P-1 Public Lands District. The petitioners have to
amend their Special Uses in order to allow the renovations to the property.
There are no Permitted Uses in the P-1 Public Lands District. All uses allowed in
the P-1 Public Lands District are Special Uses. Attached are the Special Use
standards. In the P-1 Public Lands District, there is a provision in the Zoning
Ordinance that allows flexibility in the regulations for public facilities. Article
7.06-B Modification of Regulations states, “Because of the difficulties involved in
balancing the need for control of land development impacts and the need for
provision of public facilities, such uses may depart from the strict conformance
with bulk standards and other requirements of this ordinance. Departure from
any requirement specified in this Ordinance shall be granted only upon approval
of the Village Board subject to the procedural requirements for Special Uses set
forth in Article 13.”
Minimum Yards
The proposed additions to the school do not encroach into any of the minimum
required yards.
Maximum Lot Coverage
Allowed: The total ground area occupied by the principal and accessory buildings
shall not exceed forty (40) percent of the total lot area. District 109 and the
Deerfield Park District are the property owners are owners of the subject
property for the entire 1801 Montgomery Drive property.
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Proposed: The total ground area occupied by the principal and accessory building
will be 15% with the proposed additions.
Maximum Building Height
Allowed: The maximum building height allowed is 35 feet to the top of the roof.
Proposed: The additions vary in height as shown on the elevation drawings. The
highest portion of the addition is 15’ 9” and highest portion of the new rooftop
screen is 23’.
Signage
The Zoning Ordinance requires signage in the P-1 Public Lands District to the
minimum necessary to adequately identify the use. Signs may be either ground
signs or wall signs and ground signs cannot exceed 6 feet in height and may not
extend over the lot line. P-1 signage is not to be illuminated unless the public
health, safety, or welfare indicates it should be illuminated.
The petitioners are not proposing any signage with this project.
Lighting
Lighting will be maintained, as it exists today with two new wall-mounted lights
on the east building addition and three new wall-mounted lights on the north
building addition all at approximately 7 feet 6 inches high.
Landscaping
The petitioner’s plans indicate that native, low maintenance plantings will be
used to landscape outside of the fence on the east building elevation.
Parking and Traffic
The Zoning Ordinance requires elementary schools to provide two (2) parking
spaces for each three (3) teachers and employees. Caruso Middle School will not
increase its staff as a result of the auditorium additions, nor will it increase the
parking demand or traffic volume. At the February 13, 2020, the Plan
Commission granted the petitioner a waiver of the parking and traffic study due
to no increase in parking or traffic.
Storm Water Drainage and Utilities
The petitioners have submitted plans to the Village Engineering Department for
the storm water drainage requirements for the addition and renovations to the
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middle school. The Engineering Department has provided the petitioner with
minor comments on the submitted engineering plan.
Screening/Buffering
Required: The Zoning Ordinance requires where a non-residential use abuts (lies
immediately next to) property in a residential district at a side or rear lot line,
such non-residential use shall be effectively screened along such lot line(s) by a
screening fence or landscaped screening. A landscaped screen is defined as a
dense non-deciduous planting of a thickness sufficient to form a visual barrier
between the properties. The petitioner’s plans do not indicate any changes to
the existing screening along the lot lines that are adjacent to residential
properties.
Fire Department Review
The petitioner has submitted a letter from the Deerfield-Bannockburn Fire
Protections District dated February 20, 2020 recommending approval of the site
for emergency vehicle accessibility.
Prefiling Conference Minutes
Attached are the February 13, 2020 prefiling conference minutes.

4

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 February 13, 2020 at the Village Hall, 850 Waukegan Road, Deerfield, Illinois.
Present were:

Larry Berg, Chairman
Al Bromberg
Blake Schulman
Justin Silva
Bill Keefe

Absent were:

Jennifer Goldstone
Elaine Jacoby

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 on the Request for Approval of a Special Use Amendment to
Permit Building Additions and Renovations for Caruso Middle Schools in the P-1
Public Lands District (School District 109)

The Petitioner Carole Pugh, of Green Associates Architects in Deerfield, provided an overview
of the renovation plans for two small additions on the Caruso Middle School auditorium and
music room.
She stated that their submittal included a description of their project, renderings, floor plans and
elevations. The main purpose of this project is to renovate the auditorium which the School
District and the Park District both use. This project is being completed in a joint fashion so that
both the community and the school can take advantage of the renovated auditorium. The
auditorium itself will have a new stage, new lighting, audio, and visual, a new control room, and
a rehab of the auditorium interior. The renovations include new upholstered seating, an addition
with new backstage support, dressing rooms, a sprinkler service room and AV storage room.
The total addition will be about 1340 square feet. They will also be expanding the band and
orchestra room and moving all music storage cabinets from the auditorium backstage area into
the orchestra room and making this a larger, more usable space.
Ms. Pugh showed an exterior rendering of the east addition. She pointed out the recently
completed cafeteria addition was Phase one of the school expansion. Phase two of the school’s
expansion is the auditorium. The materials and finishes will be very much the same as what was
used for the cafeteria project. The exterior of the backstage addition with have the same brick
tone and metal panels as the cafeteria project. She explained that there will be low level lighting
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mounted on the brick down washing onto the sidewalk; and there will be no signage associated
with this project.
Commissioner Bromberg asked about the fencing shown in the rendering. Ms. Pugh explained
that the fence is in place already, but the landscaping is not complete and will go in this spring.
There will be additional bollards and landscaping for the auditorium project, as well.
Ms. Pugh displayed the orientation of the project on the school site. She stated that when you
drive up to the building you first see the cafeteria, and once complete this project would be
visible to the right with the one story addition and the existing auditorium behind it on the
northeast corner of the building. The music room expansion will be filling in a corner of the
building. There will also be a mechanical platform added to the roof that will be screened.
Ms. Pugh displayed the floor plan of the auditorium and pointed out the stage, which will get
new flooring, curtains, rigging, stage lighting, and acoustic reflective panels. The floor of the
seating area will be sloped, and the existing concrete risers will be removed. The new sloped
floor will create more seats and handicap accessibility. The new control room will be moved to
the main level for ease and function as well as accessibility. Four or five students at a time
along with adults will be able to use the control room. Ms. Pugh pointed out the new backstage
addition on the floor plan as well as the new sprinkler room, storage rooms, and dressing
rooms. Additionally, the existing band and orchestra room which will be expanded. The
expanded music room will allow for storage of music equipment in the rooms and not
backstage, and provide more functionality.
Ms. Pugh noted the elevation renderings pointing out the one story addition for the backstage
area of the auditorium, which will have the same matching metal panels as the completed
cafeteria addition. Also, the existing higher auditorium wall, behind the addition, will also have
metal panels. There will be no new brick where the existing band and orchestra room is located.
The expansion to the north for the music room is 1,070 square feet in total, and even though it is
not large, it will greatly improve the facility. Ms. Pugh pointed out the connecting corridor for the
band and orchestra room expansion will have seven-foot high windows above the storage
cabinets. There will also be a new exit through the corridor for access from the locker rooms to
the playfields.
Chairman Berg asked about two bollards shown in the renderings. Ms. Pugh replied that these
are currently six inch steel tubes filled with concrete which are smaller and temporary. They will
transition to the larger permanent bollards with the completion of this project. She stated that
students use that crosswalk and the bollards and guardrail are important safety features. The
guardrail fence was added last summer.
Commissioner Bromberg asked if the new door on the north side of the building creates any
additional security needs. Ms. Pugh replied that currently there is an exit there where the new
music room expansion will be. They are moving the exit to the end of the new corridor.
Commissioner Bromberg commented that he has no problem waiving the parking and traffic
study for the Petitioners.
Commissioner Keefe confirmed that this project does not increase the number of staff or
students at the building. He agreed about waiving the parking and traffic study and commented
that the one-way traffic loop around the site functions well.
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Commissioner Schulman asked why the traffic loop is a left turn in and out versus a right turn
which would make the loop counterclockwise. Ms. Pugh replied that it functions in that direction
for drop offs on the right side. Commissioner Schulman asked if there are similar changes
planned for Shepard. Ms. Pugh replied that no, Shepard already has a larger auditorium stage
and a large gym with more room for productions than Caruso. There are no renovation plans for
Shepard for the coming year.
Commissioner Bromberg commented that this project is much needed and will be a very nice
upgrade. Chairman Berg added that it looks like a well thought out improvement and much
needed. He agrees that there is no need for a parking and traffic study at this point.
Chairman Berg asked about the timeframe for this project. Ms. Pugh replied that they are close
to putting it out to bid and hope to have all approvals by the end of March. Construction would
start in late May or at the end of the school year and the auditorium would be complete by the
end of the year. They are hoping that the music room addition could be completed for the start
of the school year in August.
Commissioner Bromberg commented that there is a landscape expert on the Village Board and
there may be additional information needed on the landscaping plans.
Mr. Ryckaert reported that the Public Hearing on this matter will be March 12, 2020.
(2)

Approval of 2020 Zoning Map

Mr. Ryckaert reported that each year the Village must publish a Zoning Map by March 31 to
address all changes made in the past year. The only change made was a small area rezoned
for the Jewett Park renovations. 829 Hazel and 965 Park were rezoned from R-4 to P-1 Public
Land District. Commissioner Bromberg moved, seconded by Commissioner Keefe, to approve
the 2020 Zoning Map. The motion passed with the following roll call:
Ayes: Bromberg, Keefe, Schulman, Silva, Berg (5)
Nays: None (0)
Document Approval
(1) January 23, 2020 Plan Commission Minutes
The minutes were approved by the Commission.
Items from the Staff
Mr. Ryckaert reported on upcoming Plan Commission agenda items.
Adjournment
There being no further discussion, Commissioner Schulman moved, seconded by
Commissioner Bromberg to adjourn the meeting at 7:51 P.M. The motion passed with a
unanimous voice vote.
Respectfully Submitted,
Laura Boll
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Caruso Middle School

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.

27 February 2020
Mr. Dan Nakahara
Planner, The Village of Deerfield
RE: Caruso Middle School Auditorium renovation and additions
Project Number: 1309-201917
Dear Mr. Nakahara,
Deerfield Public School District 109 requests a Special Use permit for an upcoming project
planned for the Caruso Middle School Auditorium.
Purpose
The current Auditorium is outdated and its function is limited by the seating risers and
stage equipment. In conjunction with the Deerfield Park District, the project will renovate
the Auditorium house, stage and current backstage. An addition of 1340 SF will add much
needed supporting improvements such as restrooms, dressing rooms and equipment
storage. The audio-visual equipment, stage and house lighting and controls, lighting
catwalk, acoustical treatments and a new accessible stage and control room will bring the
facility up to current standards. There are no windows in the backstage addition.
A separate but related addition of 1070SF will expand the adjacent undersized
band/orchestra room. There are four high windows in the addition to provide natural light
into that room.
Size and Exterior Materials
The additions are narrow, keeping the new areas within the one-way drive around the
building. The additions will be one story and will be lower than the existing Auditorium roof.
The brick and metal wall panels will match those on the existing school and last year’s
cafeteria expansion. There is no exterior signage. A metal screen wall will shield two
condensing roof units from view.
Sitework
There will be no change at the school to the enrollment, staffing, parking, traffic circulation
or site usage as a result of the project. The District also requests a waiver from the traffic
study requirement due to this lack of change.
Native grasses such as Little bluestem, Indian grass, Rose fountain grass and Tufted hair
grass will be used to landscape along the one-way loop drive. Native perennials and
shrubs will be used at the foundation walls. Other site improvements include adding
minimal wall-mounted down lighting on timers for the sidewalk and safety bollards.
Environmental considerations
Energy saving features of the additions include LED lighting, added roof insulation and
cool roof color to meet latest energy codes, energy efficient mechanical and control
systems, low flow plumbing fixtures, and low VOC finish materials.
Again, thank you for your cooperation and assistance with this improvement to the school
facility for the students and community.
Sincerely,

Carole Donovan Pugh, AIA, LEED AP
Principal, GreenAssociates Inc.

The Village of Deerfield Zoning Ordinance section 13.11-D Special Use Standards Compliance:
Caruso Middle School Auditorium additions and renovations

27 February 2020

a. Compatible with Existing Development:
The nature and intensity of the activities involved at the Caruso Middle School site shall remain
unchanged from existing conditions. The additions and alterations do not change enrollment, staffing,
parking, traffic circulation or site usage. The small footprint and tight integration of the additions into the
existing building footprint will be compatible with the existing development and not impede the normal and
orderly development and improvement of surrounding property. The backstage addition at Caruso is a
narrow 1340 SF addition at the east side of the building and will not affect the width or location of the oneway drive around the school. Similarly, the music addition on the north side is only 1070 SF and will also
be within the existing drive.
b. Lot of Sufficient Size:
The lot at Caruso is sufficient for the use proposed. Maximum lot Coverage calculation of 15.5% has
been provided.
c. Traffic:
The additions and alterations do not change current site circulation. There shall be no adverse effects on
surrounding properties due to these improvements. A traffic study waiver is requested.
d. Parking and Access:
The additions and alterations do not change enrollment, staffing, parking, traffic circulation or site usage.
There shall be no traffic hazards and nuisances due to these improvements.
e. Effect on Neighborhood:
The Special Use permit will not be significantly or materially detrimental to the health, safety and welfare
of the public or neighborhood. The proposed additions will reflect the character of the existing building,
enhance the building’s function, and benefit the whole Deerfield community.
f. Adequate Facilities:
Adequate utilities and facilities shall be provided as well as improvement to the water/fire protection
service.
g. Adequate Buffering:
Additions and alterations are not immediately adjacent to neighboring properties. Adequate spatial
buffering shall be provided in order to respect scale and siting of adjacent properties. Roof screens will
shield mechanical units on the roof from neighboring homes.

Respectfully submitted,
GreenAssociates, Inc.

Maximum Lot Coverage Calculations

27-Feb-2020

Caruso Middle School Auditorium additions and renovations

School
Caruso
2019 addition
Total

BGSF
108,386
1,316
109,702

2020 Proposed additions

1340
1,070
112,112

New Building Total SF

1309-201917 CD

School Property
179,374

Park Dist Property
543,654

BGSF/Property SF

0.1551

, NATIVE PLANTINGS

19

#

'
#/".

,

9 # % # "&

:

7' - 3" VISIBLE ABOVE PARAPET WALL

,

# !&: !& (
,
8 !&

)% # "&

)&

, ,

, ,

,
0 (&

,

8 )N

, ,

% # )&

,

9 # !% # .&

# /"

15
!

,

1 '& * %#"&

RECOMMENDATION
TO: Mayor and Board of Trustees
FROM: Plan Commission
DATE: February 27, 2020
RE: Request for a Special Use to Permit the Establishment of a Drive-Thru for a
Walgreens Pharmacy Store at 95 S. Waukegan Road (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 to permit the establishment
of a drive-thru for a Walgreens Pharmacy store at 95 S. Waukegan Road. The Plan
Commission held a public hearing on February 27, 2020. 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 is the future 8,000 square foot multi-tenant building (Retail B
Building) at 95 S. Waukegan Road, located to the south of the Chick-fil-A Restaurant
(75 S. Waukegan Road). This yet to be constructed 8,000 square foot multi-tenant
Retail B Building and the Chick-fil-A restaurant are part of the same development
approved in 2018. This property is also connected to the Northshore University Health
System medical building to the north (at 49 South Waukegan Road) via drive aisles and
the cross access easements between the properties that are in place. The property is
zoned C-2 Outlying Commercial District. In March 2018, the developer’s plan to
demolish the former Office Depot building and replace it with a freestanding 4,995
square foot Chick-fil-A restaurant with a drive-thru, and 8,000 SF multi-tenant retail
building was approved by Ordinance O-18-05, dated March 19, 2018. The Chick-fil-A
was approved as a Special Use at that time with a dual lane drive-thru operation. The
future 8,000 square foot building and Chick-fil-A has 126 parking spaces, and has
existing curb cuts (driveways) on Lake Cook Road and Waukegan Road. A single lane
drive-thru for the Retail B Building was included on the site plan although it was not
proposed nor was it was not approved in 2018 by Ordinance O-18-05.
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Surrounding Land Use and Zoning
North: C-2 Outlying Commercial District – Northshore University Health System medical
office
South: C-2 Outlying Commercial District – Deerbrook Shopping Center and
unincorporated Cook County (Glenbrook Countryside Estates subdivision-single
family residential)
East: Unincorporated Cook County (Glenbrook Countryside Estates subdivision-single
family residential)
West: C-2 Outlying Commercial District – Deerbrook Shopping Center (across
Waukegan Road)
Proposed Plan
The petitioners are seeking approval of a single lane drive-thru serving a 2,496 square
foot Walgreens pharmacy only store, proposed at the northern endcap space in the
Retail B Building. The petitioner has provided details on the pharmacy store and drivethru operation i.e. hours of operation, number of employees, proposed signage, and
have provided a floor plan for the small format pharmacy. The proposed single-lane
drive thru facility will serve prescription pick up only. To avoid redundancy, please see
the petitioner’s plans for more detailed information on the proposed drive-thru
operation.
The Village Board approved the Retail B building shell in 2018 as part of a larger site
plan. The petitioner is requesting changes to the west and north elevations to
accommodate the proposed Walgreens Pharmacy interior layout. The proposed north
elevation drive-thru window and cast stone tower feature is shifting over and two (2)
window bays will be added to the elevation. The materials and colors have not
changed. The petitioner’s building elevation drawings indicate the previously approved
exterior materials for the building. Color renderings have been provided in the
petitioner’s submitted material. The site plan, building design, lighting will remain as
previously approved.
Vehicular Access
The vehicular access to the property is from three existing access points. There are
two access points on Waukegan Road and one on Lake Cook Road. The northernmost
access point on Waukegan Road is a right-in, right-out only access 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 curb cuts on Lake Cook Road and Waukegan Road will remain as approved.
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Traffic Study for Proposed Walgreens Pharmacy with Drive-Thru
The petitioner has engaged traffic consultant KLOA Traffic Engineers to update a traffic
and parking study dated December 21, 2017 that took into account a future bank in the
multi-tenant building. The December 21, 2017 traffic and parking study analyzed
parking for the site based on a 4,995 square foot fast casual restaurant (Chick fil-A)
with a dual lane drive-thru, a 3,500 square foot bank with a single drive-thru lane, and
a 4,500-specialty retail space. The study took a conservative approach and calculated
the fast casual restaurant as a dine-in only operation increasing the parking
requirement for that use.
The updated traffic study prepared by KLOA Traffic Engineers dated February 13, 2020
evaluates traffic for the proposed Walgreens Pharmacy with a drive-thru and assumes
the remaining 5,500 square feet of the Retail B Building will be occupied by retail space.
This study examines background traffic conditions, assess the impact that the
Walgreens Pharmacy with drive-thru will have on the existing access system, and
determine if any roadway or access improvements are necessary to accommodate
traffic generated by the proposed Walgreens Pharmacy with drive-thru.
In order to determine existing traffic using the access system serving the Chick-Fil-A
retail development and Northshore University Health System medical office building,
peak period traffic counts were conducted at the existing access drives during the
weekday morning (7:00 A.M. to 9:00 A.M.), weekday midday (11:00 A.M. to 3:00 P.M.),
and weekday evening (4:00 P.M. to 6:00 P.M.) peak periods. The results of the traffic
counts indicated that the weekday morning peak hour traffic occurred from 8:00 A.M.
to 9:00 A.M., the weekday midday peak hour traffic occurred from 12:30 P.M. to 1:30
P.M. and the weekday evening peak hour traffic occurred from 5:00 P.M. to 6:00 P.M.
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. 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 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 development. Also, due to the proximity of the existing traffic signals
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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 6 of the traffic study summarizes the total trips anticipated for the
buildout of Retail B 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. Figure 4 on page 9 of
the traffic study summarizes the total projected traffic volumes for the entire Retail B
Building. Figure 4 combines the existing traffic volumes with the new peak hour traffic
volumes generated by the Retail B Building.
The traffic study concludes that the proposed Walgreens Pharmacy with drive-thru will
be a low traffic generator and will be adequate in accommodating the anticipated
demand. Under the projected conditions, the access system for the entire development
(Chick-fil-A, full buildout of Retail B Building, and Northshore University Health System
medical office) will 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 access points will continue to distribute traffic to Waukegan Road and Lake Cook
Road in an efficient manner without overloading a particular access drive.
Zoning Conformance
Special Use for a Pharmacy with a Drive-Thru
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
drive-thru for the pharmacy pursuant to 5.02-C,1,s. which make the drive-thru
operation a Special Use (Attached are the Special Use standards). 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 to not have direct access to a traffic signal per Ordinance O-18-05
approved in 2018.
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Required Parking
The petitioners are still working on the mix of tenants for the subject property (Retail ‘B’
multi-tenant building), 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.
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 – 95 and 75 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, a carryout restaurant and retail use for the
remaining space.
Use:
Pharmacy (A retail use):
Chick fil-A:
Possible Future Restaurant** (100% carryout)
Possible Future Retail:
Total:

Building Areas Required Parking
2,496 s.f.
12.5 spaces
4,995 s.f.
62.4 spaces*
2,500 s.f.
20.8 spaces
3,004 s.f.
15.0 spaces
12,995 s.f.
110.7 spaces

*Note: From 2018 Plan Commission Recommendation.
**Note: Due to lease restrictions, a restaurant up to 2,500 square feet only is allowed
to go into the Retail B Building.
Stacking for Drive-Thru
The Zoning Ordinance indicates a drive-thru facility for a pharmacy has to provide
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adequate vehicle stacking space. The petitioner’s material indicates that the drive-thru
operation can accommodate 5 vehicles.
Trash/Refuse Areas
The petitioner’s 2018 site plan approved a trash enclosure at the northeast corner of
the multi-tenant Retail B Building (which is the building the Walgreens pharmacy would
be located in). The detail on the trash enclosure for the Retail B Building is on the
elevation drawings 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 screening of the roof top units.
Rooftop Antenna
The petitioner is proposing a satellite dish to be located on the roof above the
Walgreens Pharmacy space. The satellite dish provides communication access with the
Walgreens main office. The petitioner has provided the location of the satellite dish on
the roof plan and the petitioner has confirmed that the parapet wall will screen the
satellite dish.
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.
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 B Building.
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Area:
Permitted: The Zoning Ordinance allows 8% of the area of the wall or 80 square feet
for a front 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 41.2 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 48.6 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 B 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 B Building elevations indicate
that the Walgreens wall signs for the Retail B building will be below the roof deck.
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
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the panel position below the Chick-fil-A sign, with one (1) panel per side. They are
aluminum panels, with acrylic, routed-out push-through graphics. The 1” required
minimum between the text and vertical and horizontal bars is provided. The panel
faces are painted Una-Clad Silver Metallic, as required by the sign criteria and the
letters are acrylic red. The 75 & 95 S. Waukegan Road Sign Criteria requires tenant
panels (other than the top panel used by Chick-fil-A) to be have all white letters. An
exception from the sign criteria for the development is required to allow red Walgreens
Pharmacy letters on the monument sign panels.
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 the Zoning ordinance. 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. This directional signage 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” and “Clearance” signs on the
drive-thru canopy are all under 2 square feet. The “Enter and “Exit” directional signs are
illuminated and will require an exception from the Zoning Ordinance.
Sign 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.
Proposed: The proposed wall signs for Walgreens are not within 120 feet of the
adjacent residential district, but the proposed canopy directional signs are within 120
feet of the residential district to the east and will have to be turned off at the close of
business or 11:00 p.m.
Sign Criteria for Buildings in the 75 & 95 S. Waukegan Road Development
The sign criteria (attached) for this development was approved in 2018. As previously
mentioned, the sign panels, as proposed, will require a sign exception from the sign
criteria for the red letters on the sign panels on both the Lake Cook and Waukegan
Road ground signs (white letters are required by the sign criteria for this property).
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 s.f.
whichever is less, and a regulated window sign is located within 4 feet behind the
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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)
At the February 24, 2020 ARC meeting, the ARC reviewed the exterior changes for the
proposed Walgreens Pharmacy store (95 S. Waukegan Road) & drive-thru.
Building Exterior & Wall Signs
The ARC was in favor of the changes to the building exterior to accommodate the
Walgreens Pharmacy tenant plan, which included moving the drive thru tower slightly
toward the rear of the building on the north elevation and reconfiguring the
brick/cement panel storefront on the west elevation. The Commission also in favor of
the north and west wall signs and their locations on the building wall.
Ground Sign Panels
The petitioner originally proposed a partial blue background with the wording “Drive
Thru” for the Waukegan Road ground sign panels and directional signs. The ARC was
not in favor of the blue background or the extra wording because they felt that it would
make the sign too busy and it would not be fair to the other drive thru businesses who
have been denied similar signs. One ARC Commissioner even noted that the Walgreens
drive thru in Deerfield Square has more traffic and does not have similar signage. After
further discussion, the petitioner decided to revise their sign plan and remove the
partial blue background and the “Drive Thru” wording on the sign panel. The ARC did
not have a problem with having the letters in red on the sign panel as long as the red
color matches on the Chick Fil-A sign. All revisions to the sign plan are reflected in the
submitted sign plan in the Plan Commission packet.
Directional Signs
The ARC was also not in favor of the red and blue directional ground signs with the
“Drive Thru” wording in white because they looked busy and asked that they be
redesigned with all red lettering. The petitioner decided to change all of the lettering to
red, and change the blue background to white. The ARC was in favor of the “Enter”,
“Exit” and “Clearance” drive-thru canopy signs as presented. All changes are reflected
in the submitted sign plan.
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CONCLUSIONS
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 spaces in this
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 is 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 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 and 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.
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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 drivethru Starbucks 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 drivethru will assist in making the property a viable commercial property.
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.
RECOMMENDATION
Accordingly, it is the recommendation of the Plan Commission that the request for a
Special Use to permit the establishment of a drive-thru for a Walgreens Pharmacy store
at 95 S. Waukegan Road with an exception to the Zoning Ordinance for two illuminated
directional signs and an exception to the sign criteria for red lettering on the ground
sign panels, and subject to ARC final review of the directional signage, be approved.
The vote was as follows:
Ayes (7): Bromberg, Goldstone, Jacoby, Keefe, Schuman, Silva, Berg
Nays (0): None
Respectfully submitted,
Larry Berg, Chairman
Deerfield Plan Commission
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DRAFT
PLAN COMMISSION
VILLAGE OF DEERFIELD
Minutes
The Plan Commission of the Village of Deerfield called to order a Public Hearing at 7:30 P.M. on
February 27, 2020 at the Village Hall, 850 Waukegan Road, Deerfield, Illinois.
Present were:

Larry Berg, Chairman
Al Bromberg
Blake Schulman
Jennifer Goldstone
Elaine Jacoby
Justin Silva
Bill Keefe

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.
PUBLIC HEARING
(1)

Public Hearing on a Regarding a Request for a Special Use to Permit the
Establishment of a Drive-Thru for a Pharmacy at 95 S. Waukegan Road (Chick-FilA, Inc. and Walgreens Co.)

Chairman Berg asked the Petitioner for proof of publication. Certified mailing receipts were
provided to the Commission. Mr. Ryckaert reported that the legal notice for this matter was
published in the Deerfield Review on January 6, 2020.
The Petitioner Brett Katz of Aries Real Estate, contract purchaser for the property, addressed
the Commission. Julie Sullivan of Walgreens corporate joins him as well as their parking and
traffic consultant from KLOA. He stated that they are pleased to present the second half of the
development at 95 S. Waukegan Road for a Special Use for a Walgreens Pharmacy drive-thru.
Walgreens is seeking to open a 2,500 square foot pharmacy only store with a drive-thru. This
would take up 2,500 of the total 8,000 square feet of this building at the development. They are
not seeking to change anything else from the approved building; they are here for the Special
Use approval as well as slight elevation changes and an exception to the Zoning Ordinance and
the sign criteria.
Mr. Katz reported that Walgreens plans to make this location their 44th small format store. There
are 23 open already and approximately 20 in the pipeline. The closest pharmacy only store is in
Markham, Illinois. The proposed Deerfield location is close to corporate headquarters and can
alleviate some business from two nearby busy Walgreens stores in Deerfield and Northbrook.
The current Deerfield Walgreens fills approximately 800 prescriptions a day. They are projecting
that the small format store would fill about 100 prescriptions per day.
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Mr. Katz reviewed the site plan. The site plan is as it was approved when the development was
approved and there are no changes being requested. He stated that they always contemplated
a drive-thru on the north end of the 8,000 square foot building. He showed the updated
elevations of the building with two changes made to accommodate Walgreens. On the north
elevation a vertical element was moved 10 feet to the east to accommodate the location of the
drive-up window. And on the west elevation, a vertical element was shifted to the left to
accommodate a single tenant in this portion of the building. All building materials and heights
are the same as approved. The ARC has reviewed and voted in favor of these minor elevation
changes.
Mr. Katz reviewed signage plans. He stated that the Walgreens logo will be the same as seen at
other stores. They will have two building signs and a sign on each of the existing monument
signs on Waukegan Road and Lake Cook Road. In addition to these they are requesting two
directional signs on the property that will not be illuminated and signs over the canopy stating
enter, exit and the height. Mr. Katz showed the elevations as well as signage renderings and
measurements. He stated that the plans meet the sign criteria for the Village as well as the
criteria specific for this site.
Commissioner Bromberg asked about the words “Drive-Thru” on the direction sign. Mr. Katz
reported that this wording was removed at the request of the ARC. The ARC also requested that
the red lettering be the same red as the Chick-fil-A signage which they will comply with.
Mr. Katz showed renderings of the monument signs and directional signs. One original
directional sign was voted down by the ARC and the one shown is subject to their review. The
box around the words “Drive-Thru” was blue and the ARC requested to make it red as shown in
the rendering. The directional signs will not be illuminated.
Mr. Katz reported that Walgreens will occupy the northern 2500 square feet of the 8,000 square
foot building. They believe this use complements the site and the neighborhood. It is convenient
for the Northshore Healthcare site next door. The use is a low traffic generator and the traffic
study completed determined that the drive-thru will not be an additional burden on the corner of
Lake Cook and Waukegan Roads or on either exit or entrance. He concluded that they are
confident this is an appropriate use.
Julie Sullivan, Architectural Coordinator in the Store Development Department at Walgreens
corporate provided an overview of the business operations. The new small format pharmacy
stores were introduced due to the reduction of larger size stores and to provide pharmacy
locations in rural and heavily populated areas where existing stores are busy. The small format
store is pharmacy focused and will have health and wellness merchandise only. There are only
about 20 open nationwide and it is still a pilot program. Commissioner Bromberg commented
that having two Walgreens on Waukegan Road in Deerfield may confusing to doctors and
patients confirming pharmacy location for prescriptions.
Commissioner Goldstone asked that although they are projecting 100 prescriptions per day,
how will they control this if it gets much busier. Ms. Sullivan replied that they are basing this
projection on existing small format stores and historical data and believe it will be accurate. She
stated that she is not sure how they would address it if it gets much busier and would need
more data to better answer this question. Concern with drive-thru at this location though.
Commissioner Goldstone commented that her concern with this location is that is a much busier
area than the existing full Walgreens store in Deerfield. And with the close proximity of
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Northshore Healthcare and Northwestern Immediate Care, it could get more than 100
prescriptions per day and create additional traffic in the area. Mr. Katz added that although they
are projecting 100 per day, most people fill two or three at a time, so it will not create 100 more
cars. They will also be spaced out throughout the day. And per the traffic study, the site can
handle additional traffic beyond 100 additional cars per day.
Chairman Berg confirmed that only prescriptions can be picked up at the drive-thru and not
merchandise. He asked for more information on the number of trips made to the drive-thru
versus going in. Mr. Katz replied that about 60 percent of the business will be drive-thru and 40
percent walk-in. He added that anecdotally, most people would park and go inside if there are
more than two or three cars lined up for the drive-thru.
Brendan May, Traffic Engineer with KLOA provided a review of the traffic study. He stated that
to get a feel for the existing traffic, they conducted peak period daytime and evening
observations of cars queuing on the site to exit. Typically, there were one to two vehicles waiting
to exit outbound from the three access drives. There was one weekday at the peak lunch hour
when there were five cars lined up to exit onto Waukegan Road, but it cleared within one
minute. When the north south light on Waukegan Road turns red it provides gaps for cars to exit
onto Waukegan Road. Mr. May reported that to determine the trip generation expected for the
Walgreens pharmacy only, they studied the store in Markham which is about 3000 to 3500
square feet and slightly larger than this store will be. They completed drive-thru observations
here and found that there were two to three cars queuing on average which is consistent with
regular Walgreens stores in the Chicago area. Projected trip generation for the proposed store
was added to existing traffic volume and analyzed with the conditions for traffic volume. The
findings showed that the projected traffic with the existing levels and cars queuing will be similar
to existing conditions.
Mr. Katz thanked the Commission for their time and consideration on this matter.
Chairman Berg opened public comment on this matter.
Kenneth Smith of 1802 Walnut Circle in Northbrook reported that he is the President of the
Glenbrook Countryside Property Association which is adjacent to the site. He stated that things
have been great since Chick-fil-A opened and there have been no complaints. He commented
that he is also a member of the Northbrook Fire Protection District which services this area. In
his opinion this project looks good and emergency access looks fine.
Lisa Hoffman of 34 Greenbriar Drive commented that she has concerns about this use. She is
concerned about enough space being allocated for safe entry and egress as well as adequate
parking. It is already a tight area with Northshore Health and Chick-fil-A. She was there last
week and had an incident in lot entering from southbound on Waukegan Road. She went to turn
right to enter Chick-fil-A and someone came in from the other direction and she had to hug the
right side of the curb to avoid a collision and scraped and damaged her car. She commented
that it seems to be a very narrow passage and the curb seems very high. She wants to ensure
that they are not trying to squeeze a square peg into a round hole and that there is sufficient
space. She added that she is confused as to what the purpose is of having this smaller
Walgreens. Being so close to Northshore Healthcare it may generate a lot more business than
they expect creating traffic issues. In her opinion it is already a difficult convoluted traffic pattern.
She stated that she would like more information about the usage and how it differs from other
Walgreens and why it is needed so close to other Walgreens stores.
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Dalia Jacobson of 120 Chestnut Road in Northbrook commented that she was very unhappy
when trees were removed for the development of the Chick-fil-A. She and her two neighbors are
not happy. It has taken away all of her privacy and she believes they cut down many trees and
plants that they were not supposed to remove. She is very upset about it. She has spoken with
the property landlord and has not heard back on this issue yet. It has ruined her privacy and
security. Her rear windows are wide open to Waukegan Road and she sees the lights from the
signs at night. The development has dramatically changed her property for the worse and she
does not feel safe now. She feels that people are able to see in her bedroom and she must
keep all windows covered at all times.
Chairman Berg invited the Petitioner to respond to public comments and make closing remarks.
Mr. Katz stated that to address the purpose of the small format Walgreens pharmacy only store,
imagine the 2000 square feet closest to the pharmacy counter of a regular Walgreens store.
These health and wellness items are what will be sold in this small store. And to address
landscaping, he cannot speak to what was or was not cut down. He only knows what was
approved and the developer was supposed to follow what was approved.
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 Keefe commented that from everything he has heard and the size and scope of
this project, it is a good fit and will have less of an impact than many other uses could have in
this space.
Commissioner Silva agreed with Commissioner Keefe. Commissioner Silva added that in terms
of the drive-thru and impact, this is a low impact use comparing it to other potential drive-thru
uses. A drive-thru was in the original site plan and he finds that for this Special Use, traffic is the
biggest concern and the traffic report adequately addresses this. But the plans seem well done
and this appears to be a good use for this space.
Commissioner Jacoby agreed with the other commissioners and added that she is wondering
what they can do about the landscaping along the east lot line. She asked staff if they can
require that it be filled in more. Mr. Nakahara provided an overview of what has already been
done. He noted that Ms. Jacobson contacted the Village last year about this issue and staff
contacted the developer. When clearing this area for the retention area on the south end of the
property, the contractor cleared all the landscaping to make room for the retention area and
retention wall. This removed the landscape buffering for three homes to the south of the
development including Ms. Jacobson’s home. The property owners (Chick Fil-A) discussed with
their engineer on how they could mitigate the landscape screen. The Village worked with ChickFil-A to come up with another landscape plan and in July of last year, the ARC approved a new
landscape plan for that area which would add evergreens and deciduous trees along the fence
line. The property owner has planted the trees and bushes according to the new landscape
plan. Chairman Berg confirmed that the new landscape plan has been implemented.
Commissioner Silva asked if this project would be with the same developer that built the first
phase of this property.
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Commissioner Schulman asked Mr. Katz to address this. Mr. Katz stated that Chick-fil-A selfdeveloped the property as owners. He works as a contract purchaser and was not a part of the
development phase. He confirmed that the landscaping in question on the southern end is on
their property and is governed by a restricted easement which Chick-fil-A currently owns.
Mr. Nakahara showed images of the area being discussed and showed what was cleared for
the detention area and retention wall. Commissioner Keefe asked what kinds of plantings were
cleared, if it was buckthorn or more mature trees. Mr. Nakahara replied that the plants removed
for the detention area were not plants of high quality. He displayed the area in question and
noted that trees were planted at six to eight foot arborvitae and various deciduous trees.
Commissioner Jacoby commented that as she understands it, the contractor took out too much
and has replaced it with new trees but nothing more will be added. Mr. Nakahara stated that the
new trees planted were part of the new landscape plan that was approved by the ARC.
Commissioner Goldstone commented that her concern is that the store will be more popular
than anticipated and traffic could become a problem. She commented that it might be a good
idea to have a check point on that. She worries that they may be short sighted on parking and
traffic patterns and it could be busier than they anticipate. Mr. Ryckaert replied that there is not
a lot the Plan Commission can do to add a check point in the future if a business turns out to be
busier than the estimates provided to the Village. He stated that if traffic flow exceeds the
expectations for this building, it could be addressed when other Special Uses for the building
come through for approval.
Commissioner Schulman commented that he thinks this a good use and hopes to see the
property fully developed. If there are parking or access issues they can be addressed when
future tenants appear before the Commission. Regarding the landscaping, he commented that
he sympathizes with Ms. Jacobson and it looks like they tried to rectify the situation and it will
take time for the new trees to fill in. He added that it looks like she has a fence and she can
plant more in her yard to add buffering. He commented that this may not be solace to her, but it
is the only other solution for her.
Commissioner Bromberg agreed with all other commissioners.
Chairman Berg commented that if traffic flow and stacking is not working well, it will hurt the
Petitioner’s business and smart business operates are cognizant of this and can govern their
business accordingly.
Commissioner Bromberg moved, seconded by Commissioner Schulman to approve the request
for a Special Use to permit the establishment of a drive-thru for a pharmacy at 95 S. Waukegan
Road (Chick-Fil-A, Inc. and Walgreens Co.) with sign exceptions for directional signs, and
subject to ARC final review of the directional signage. The motion passed with the following roll
call:
Ayes: Jacoby, Silva, Bromberg, Keefe, Goldstone, Schulman, Berg (7)
Nays: None (0)
Mr. Ryckaert reported that this matter will go before the Village Board on Monday, April 6, 2020.
WORKSHOP MEETING
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(1)

Prefiling Conference on the Request for an Amendment to the Carson’s Special
Use for Renovations to the Carson’s Restaurant at 200 Waukegan Road (Carson’s
Ribs)

The Petitioner Dean Carson of Carson’s Ribs addressed the Commission and introduced
project architects Steven Brooks and Cullen DeCuna of Kolbrook Design. Chris Carson of
Carson’s Ribs also introduced himself.
Mr. D. Carson provided an overview of the planned renovations to Carson’s Ribs. He showed a
view of the outside of the building from Waukegan Road facing west as well as the site plan
including parking. He went through more images to show the existing elevations that will stay
the same on the rear and sides. The front elevation will be is where the changes are planned.
Mr. D. Carson also showed a schematic of the new interior plan.
Commissioner Bromberg asked Mr. Carson to specify on this image what portion of the
restaurant will be enclosed and on the inside that used to be on the outside. Mr. D. Carson
pointed out that where the bar will be on the northeast corner is currently an outdoor patio and
will be enclosed and made to be part of the interior. This is the only addition that they are
proposing. They will also do some rearranging upgrading to the interior including new
bathrooms, kitchen equipment and furniture. He commented that the restaurant is due for an
update.
Commissioner Bromberg asked if they would close the restaurant at any point for the
renovations. Mr. D. Carson replied that he will try to phase it as much as possible but will need
to close at some point for around 30 days, likely during the summer.
Chairman Berg asked the Petitioners for the dimensions of the addition and to show the new
building footprint. Mr. D. Carson replied that the addition will be about 22 feet by 40 feet for a
total of an 800 square foot addition. Currently there is a patio and walkway there that will be
enclosed. And they will be putting in new entrances on the front for access from parking on both
sides, the northern and southern sections of the parking lot. The new entrances will also have
vestibules for colder months. Chairman Berg confirmed that there will no other bump outs of the
building.
Commissioner Jacoby about the variation request for the 50 foot front yard setback. Mr. D.
Carson pointed out this area on the site plan and stated that they are bumping out the front to
add access from the north and south parking and to add vestibules to prevent cold air from
rushing into the dining room when the doors are opened during cold weather. They are also
adding a covered drop off on the north side for carryout orders.
Chairman Berg confirmed that part of the bump is currently a sidewalk. Commissioner Jacoby
clarified that there is a waiting area inside the new entrance. Mr. D. Carson commented that
they like waiting customers to congregate at the bar, but there is a small area at the entrance for
waiting. Commissioner Jacoby asked about the purpose of the bump out. Mr. D. Carson stated
that the purpose is to add access from both sides of the parking lot as well as vestibules for cold
air.
Mr. C. Carson reiterated that currently there is only access to the front door from one side of the
parking lot and it can be far for handicapped customers coming from the other side of the lot.
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Additionally, when patrons enter through the current front doors, cold air comes rushing through
the entire dining room which they would like to prevent.
Mr. D. Carson stated that the current entrance is too far from one side of the parking lot and
they do get a lot of older customers being next door to Whitehall. The purpose of moving the
front entrances to the very front of the establishment is to make it more accessible for all.
Chairman Berg asked for the size of the increased interior. It will be increased by 1700 square
feet and the interior will be updated and renovated with new kitchen equipment, furniture and
decor.
Chairman Berg asked about the current process for carryout business. Mr. D. Carson explained
that currently customers can come to the convenience window as is to pick up carryout orders
so this will not be a new practice. Carryout orders are called in ahead and there is no ordering
on site for pick up. After the renovations they will go to all online ordering where orders will be
paid ahead, as well. There orders can be picked up from the window or curbside service by staff
members bringing it to customers’ cars. There are no menu boards or microphones.
Chairman Berg confirmed that customers can also park and walk into the restaurant for pick up
orders as well as pull up to the carryout window. Mr. D. Carson added that there will be
designated parking spots for pick up. He stated that their entire purpose for this process and
providing these options is for people who do not want to get out of their cars if they do not wish
to.
Chairman Berg commented that it might be difficult to pass large orders through the window of a
vehicle. Mr. D. Carson replied that the carryout window will be there as a convenience even if it
is not heavily used, he is committed to offering it. Large orders will likely be brought out to cars
by staff.
Commissioner Jacoby asked about the current 50 foot front setback and what the new setback
would be. Mr. D. Carson replied that the current building is 50 feet from the street and 24 feet to
the berm which is followed by the sidewalk and then Waukegan Road. The addition will make
the new setback from the road 43 feet.
Mr. Ryckaert reported that the Petitioners would need to complete the Village process to vacate
the building line which includes all members of the subdivision agreeing to this. The Petitioners
reported that this process has not yet begun. Mr. Ryckaert shared that they will need to work
with Clint Case at the Village on this process to discuss the standards in place for proving
hardship for this variation. The Board of Zoning Appeals (BZA) will hold a public hearing on this
variation request. Mr. D. Carson asked staff for more information on the process of vacating the
building line and what affect this would have on their neighbors. Mr. Ryckaert replied that there
are seven standards for hardship that the Petitioner must meet for BZA approval. He
recommended meeting with Clint Case, Staff Liaison for the BZA and he will further explain the
requirements.
Commissioner Jacoby asked staff that if vacating the building line is granted, could this mean
that the neighboring cleaners could also bump out their storefront. Mr. Ryckaert replied that any
business that wishes to go beyond the 50 foot setback would require their own variation and
must go through the BZA process and receive approval for this. Commissioner Jacoby
commented that granting this for Carson’s could set a precedent for the neighboring strip mall.
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Chairman Berg commented that any business would have to come in and make the case for this
request.
Mr. Ryckaert explained that the Village Attorney recommended that that the Petitioners can
present to the Plan Commission and begin the BZA process for vacating the building line
concurrently so that the Village Board would receive the Plan Commission recommendation and
the BZA recommendation at the same time for their review. Mr. Nakahara clarified that the Plan
Commissioner cannot grant the variation for vacating the building line; the BZA must hold a
Public Hearing on this variation request and make their recommendation to the Village Board. If
granted, the Plan Commission would then amend the Special Use for the new front yard
setback.
Mr. D. Carson commented that if the process for vacating the building line is too difficult he may
consider changing his architectural plans and moving the front entrance to comply, although this
will not be ideal for one side of the parking lot. He was unaware of the 50 foot setback
requirement until today and will meet with Mr. Case at the Village for more information. He
added that he hopes Carson’s does more business after their renovations and he is excited to
see a younger generation of families in Deerfield. However, he still plans to make his restaurant
more easily accessible for older customers who cannot get around as easily.
Mr. D. Carson commented that regarding Commissioner Jacoby’s comment, the Plan
Commission could look at variation requests for vacating building lines on a project by project
basis. He added that their density is much less than their neighbor to the south.
Commissioner Schulman agreed that they can vacate a building line for one property and not
another. Mr. Ryckaert stated that this is possible, but it would be best to vacate a building line
for all properties on one site. He added that the front yard setback in the C-2 zoned area is 50
feet.
Mr. D. Carson commented that their building was built quite a while ago and has a berm and
landscaping in the front yard. Their neighbors to the south only have parking in their front yard.
He thinks this should be considered for their request and reiterated that he will work with Mr.
Case and if the approval seems unlikely he will move the front entrance in his plans.
Commissioner Keefe asked staff if there are other examples of a request such as this being
granted. Mr. Ryckaert replied that he cannot think of an example of this on a commercial
property, but the Village has granted vacated building lines on residential properties that have
gotten the sign offs on all in the subdivision, including one with 12 lots in the subdivision.
Commissioner Bromberg summarized that the Petitioners are seeking to make their current
outdoor seating area indoors as well as make new front doors with vestibules that would bump
the building out seven feet, and this creates an issue with the 50 foot setback requirement, and
for this variation request they must appear before the BZA. Commissioner Bromberg asked
what the next step is if it gets approved. Mr. Ryckaert replied that the Petitioners can these
concurrently work with the BZA for this request and present to the Plan Commission. Both
bodies recommendation would then go to the Village Board for their final decision.
Commissioner Bromberg commented that he has no issues with this request, and it would be
subject to what the BZA determines.
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Commissioner Silva commented that it may be challenging to meet the requirements to vacate
the current setback. Mr. D. Carson commented that he appreciates the Commission telling him
what the hurdles could be in place before spending more money on this project. He reiterated
that if Mr. Case seems to think it will be difficult, they will come up with a new plan to move
forward with.
Mr. D. Carson commented that regarding their plans for curbside service, they are excited to
offer this convenience and reiterated that there will be no menu board and it is not a traditional
drive-thru. Commissioner Goldstone asked if this process will be new with these planned
renovations. Mr. D. Carson replied that they currently offer this service to a degree and this will
be more formalized. They will also move from phone orders to online orders with these plans.
Chairman Berg commented that it is a great plan, but he does not want them to get ahead of
themselves in their plans before they know more about the process for changing the front
setback.
Mr. Nakahara confirmed that they do not offer delivery, and asked what percentage of business
is carryout versus dine in. Mr. D. Carson replied that overall, about 30 percent of business is
carryout, but sometimes it is closer to 50 percent at busy times and holidays.
Document Approval
1.
2.

2020 Zoning Map Recommendation
February 13, 2020 Plan Commission Minutes

The documents were approved by the Commission.
Items from the Staff
Mr. Ryckaert reported on upcoming Plan Commission agenda items.
Adjournment
There being no further discussion, Commissioner Bromberg moved, seconded by
Commissioner Goldstone to adjourn the meeting at 8:54 P.M. The motion passed with a
unanimous voice vote.
Respectfully Submitted,
Laura Boll

