PLAN COMMISSION
Village of Deerfield
Agenda
April 25, 2019
Deerfield Village Hall, Franz Council Chambers
Workshop Meeting 7:30 p.m.
Public Comment on a Non-Agenda Item
WORKSHOP MEETING
1. Prefiling Conference: Request for a Special Use to Permit the Establishment of a
Real Estate Office for Coldwell Banker Residential Brokerage to be Located at 675
Deerfield Road Suite 125 (Coldwell Banker Residential Brokerage and Deerfield
Village Centre)
1. Prefiling Conference: Request for a Special Use in the I-2 Limited Industrial District
to Permit the Establishment of a Personal Fitness Training Center at 151 S.
Pfingsten Road, Suites A, B, C, and D for Institute for Human Performance (IHP)
2. Prefiling Conference: Request for a Special Use to Permit the Establishment of a
Health Club Facility for Planet Fitness at 35 N. Waukegan Road in Cadwell’s Corners
(Planet Fitness and Cadwell’s Corners)
Document Approval
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: April 19, 2019
RE: Prefiling Conference on the Request for a Special Use to Permit the Establishment
of a Real Estate Office for Coldwell Banker to be Located at 675 Deerfield Road Suite
125 (Coldwell Banker Residential Brokerage and Deerfield Village Centre)
The purpose of a prefiling conference is to provide the petitioners feedback and input
on their proposed plans.
Subject Property
The subject property consists of the Deerfield Village Centre development at the
southeast corner of Deerfield Road and Waukegan Road. The property is zoned C-1
Village Center District and was approved as a commercial Planned Unit Development
(PUD). The development consists of five buildings: retail building #1 on the corner
(retail on the first floor and office on the second floor); retail building #2 along
Deerfield Road (with three floors of residential above the first floor) where the vacant
space and Coldwell Banker real estate office is being proposed; retail building #3
(vacant space former Blockbuster and mattress store and Deerfield Cyclery); and the
First Midwest Bank. The setbacks, access points, lot coverage, open space, number of
parking spaces, site landscaping, parking lot lighting, trash areas, and storm water
management for this commercial planned unit development (PUD) were previously
approved. Ordinance O-99-34 in 1999 approved the original Deerfield Centre
Commercial Planned Unit Development. Vehicular access to the development is via a
signalized access point on Deerfield Road, a signalized access point on Waukegan Road,
and a right in/right out access point on Waukegan Road.
Surrounding Land Use and Zoning
North: C-1 Village Center District (across Deerfield Road) – US Bank and Shoppers
Court
South: C-1 Village Center District – Small strip center with dry cleaner, beauty shop and
future reflexology massage spa
East: R-3 Single Family Residential – Residential
West (across Waukegan Road): C-1 Village Center District – Deerfield Square

Proposed Plan
The petitioners are seeking approval of a Special Use to allow the establishment of a
real estate office for Coldwell Banker. The proposed Coldwell Banker office will be
approximately 1,245 square feet in area and located between the Garbers Etc. store
and the Chipolte fast casual space. The proposed location is the former House of Style
store. The petitioners have indicated that they expect their traffic impact to be
minimal. This office will be operating as a satellite office and will provide a work area for
a maximum of 6 agents and a small 4-person capacity conference room. The expected
activities from 675 Deerfield Road will include computer research, emailing, phone calls,
teleconferences, 1:1 meetings with clients, developing and printing materials for listings
and open houses and other growth-oriented marketing materials. The petitioners have
submitted a floor plan of the proposed space. The space will contain a conference
room, agent workstations, resource center for clients to gather materials, two offices
and a waiting area. In 2010, another real estate office was approved which included
restrictions for the office use including no real estate closings or regional meetings. See
Section 4 on page 5 of attached Ordinance O-10-19.
The space will be accessed not by a key, but with a fob access mechanism reserved for
agents and authorized users only. The petitioner’s material indicates that the goal of this
space is to allow their agents in surrounding areas to have a place to print materials or
meet a client in Deerfield when they are representing homes in Deerfield.

Zoning Conformance
The petitioners are seeking approval of a Special Use for the proposed real estate
office. This Village has a first floor retail ordinance that requires a Special Use for nonretail uses on the first floor in the Village Center. Attached are the Special Use
standards that will be used to evaluate this request.
Parking
The proposed office use requires one (1) parking space for every 250 square feet
therefore the Coldwell Banker real estate office will require 5 parking spaces (1,245
square feet/250 square feet =4.98 or 5 spaces).
When required parking for this commercial PUD is calculated on a use-by-use basis
(with no accounting for approved shared parking in the development), approximately
the following number of parking spaces would be required for all the uses in Deerfield
Centre:
5 spaces for proposed Coldwell Banker real estate office
14 spaces for Seta Salon
23 spaces for the Deerfield Cyclery
113 spaces for First Midwest Bank and 2nd floor office uses (including vacant space)
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100 spaces for residential
21 spaces for Starbucks
56 spaces for Bobbys Restaurant
38 spaces for Chipotle Restaurant
10 spaces for Kidsnips hair salon
131 spaces for other retail and services uses
511 spaces total (435 spaces total with a 15% reduction)
Background Parking for Deerfield Village Centre
At the time the Deerfield Centre Planned Unit Development was approved, parking for
the development was approved at 5 per 1,000 square feet of gross floor area for retail
(i.e., 1 parking space per 200 square feet of floor area) and 4 per 1,000 square feet of
gross floor area for office (i.e., parking space per 250 square feet of floor area) with a
15% reduction for storage areas in the buildings. With a 15% reduction for storage
areas, a total of 405 parking spaces were required by code for the subject property,
which was determined as follows:
Retail:
44,776 s.f. x .85 = 38,059.6/200 = 190.29 spaces
Deerfield Cyclery: 3,572 s.f. x .85 = 3,036.2/200 = 15.18 spaces
Possible Future Deerfield Cyclery addition: 972 s.f. x .85 = 826.2/200 = 4.13 spaces
Total Retail: 209.6 spaces
Office:
20,286 s.f. x .85 = 17,243.1/250 = 68.97 spaces
Bank: 7,652 x .85 = 6,504.2/250 = 26.01 spaces
Total Office: 94.98 spaces
Residential (56 total apartment units):
24 (one bedroom) x 1.5 = 36 spaces
32 (two bedroom) x 1.5 = 64 spaces
Total Residential: 100 spaces
Total:
209.6 (retail) + 94.98 (office) + 100 (residential) = 404.45 = 405 spaces required
based on retail, office, and residential uses with a 15% reduction in square footage
for storage areas within the building in the development.
The previously approved 1999 site plan provided a total of 371 parking spaces on the
subject property (279 at grade spaces for the commercial uses and 92 indoor spaces for
the apartments for a total of 371 spaces for the development). The Deerfield Centre
development was short 34 spaces when it was approved (405 spaces required with a
15% reduction for storage areas, minus 371 spaces provided = 34 spaces short). Of
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the 34 spaces short in the Deerfield Centre development, 26 spaces were in the
commercial portion of the development and 8 spaces were in the residential portion of
the development.
At the time this development was approved, Ordinance O-99-34 granted a parking
variation to allow for 371 spaces. The variation was a reduction in the amount of
required parking to reflect the varying peak hour demands for the different uses in the
development. In other words, when Deerfield Centre was approved, the various uses in
the development were to share parking. The amount of parking for the different mix of
uses in the development will vary throughout the day, as the different uses in the
development will have varying peak hour demands.
As part of this Special Use petition (and any Special Use), the petitioners must
demonstrate that parking will be adequate.
Signage
The petitioners have provided a rendering of their wall signs in their packet. The
petitioner’s material indicate a wall sign on the north (street facing) and south (parking
lot facing) elevations. The sign criteria for Deerfield Village Centre allows sign letters to
be a maximum of 24 inches in height and a maximum length of 80% of the store
frontage. The petitioners have indicated that the north and south wall signs will be
approximately 22 inches in height and 15 feet in length (27.45 square feet in area) and
contain the text “Coldwell Banker Residential Brokerage” with a logo.
The petitioners will also have to follow the window signage regulations, which indicate
that permanent and temporary signage in a window sign cannot be more then 20
percent of the area of the window or 50 square feet, whichever is less. The window
sign regulations apply to window signage located within 4 feet of a window.
Appearance Review Commission
The ARC will have to review and approve the exterior changes for the proposed
Coldwell Banker real estate office if the Board of Trustees approves the proposed use in
this location.
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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.

Anne McNamee Lee
Project Manager | Corporate Real Estate
Realogy Holdings Corp. dba Coldwell Banker
3 Parkway North, Suite 400
Deerfield | IL | 60015
O: 224-619-4859 | E: anne.lee@realogy.com

April 8, 2019
The Village of Deerfield
Daniel Nakahara, AICP|Planner
850 Waukegan Road
Deerfield, IL 60015
Phone: 847-719-7480
Email: dnakahara@deerfield.il.us
RE:

Proposed Coldwell Banker Real Estate Office - 675 Deerfield Rd
Special Use Permit Submittal

Dear Mr. Nakahara,
This letter is to initiate our application for a Special Use Permit to conduct the business of a
typical residential Real Estate brokerage office at the address above. Attached to this letter you
will also find:
1.
2.
3.
4.
5.
6.

A comprehensive written description of the proposed business
A traffic and parking study - excluded at this time
A scaled site plan showing the proposed tenant space (with tenant names labelled)
A scaled floor plan of the proposed space (including rooms and exits)
Scaled building elevation drawing with the proposed wall sign (including vinyl door logos)
Our response to the Special Use standards

I look forward to hearing your feedback and proceeding through the required steps of the
process. Please contact me with any questions.
Sincerely,

Anne Lee
Project Manager
Cc:

Nick Ficca, Transaction Manager, Realogy (Nicholas.Ficca@realogy.com)
Thomas Rapone, Dir. Real Estate Strategy, Realogy (tom.rapone@reaolgy.com)
Annette Wildner, Supervisor, DCPM, Realogy (Annette.Wildner@Realogy.com)

1. A comprehensive written description of the proposed business
Coldwell Banker currently leases 6,660 RSF on the 1st and 2nd floors at 740 Waukegan Road for
our Deerfield branch with a lease ending in Spring of 2020. The office space we currently
occupy required a similar SUP for non-retail use of the ground level portion of the building. As
our business structure is transforming to more of a mobile workforce than ever before, we plan
downsize the office to a smaller “Touch Down” space within downtown Deerfield to maximize
the success of key select Deerfield agents and retain our brand presence for our Deerfield
clients.

EXISTING: There are currently 64 agents, plus 3 staff, and 1 manager position.

PROPOSED: 2-6 agents, 0-1 staff, and no manager position.

The space selected will provide work area for a maximum of 6 agents and a small 4-person
capacity conference room. We will close our Waukegan Road office with our existing Highland
Park office (1741 Second Street) accommodating our other agents including the Branch
Manager who will also be responsible for oversight of this new 1,245 square foot satellite
space.
The expected activities from 675 Deerfield Road will include computer research, emailing,
phone calls, teleconferences, 1:1 meetings with clients, developing and printing materials for
listings and open houses and other growth-oriented marketing materials.
Specifically, we anticipate the following:
Days and hours of operation:
Occupied for a minimum of Mon-Fri 9-5
with additional coverage by appointment or as needed by the agents
Typical # of visitors/clients per day:
0-5, not likely simultaneously
Total # of employees (full and part-time): 6
The maximum # working at one time:
6

Our agents are independent contractors and their administrative support will available to them
via phone and email and but be physically housed at the Highland Park branch and our support
center located at 3 Parkway North, Deerfield. Similarly, large group meetings/ large training
sessions /large special events would take place off-site, either at the Highland Park office, our
corporate support center at 3 Parkway North, or elsewhere.
To assure optimal security, the space will be accessed not by a key, but with a fob access
mechanism reserved for agents and authorized users only. That said, the goal is to allow this
Touch-Down space to allow our agents in surrounding areas to have a place to print materials
or meet a client in Deerfield should when they are representing homes in Deerfield. We believe
we can accomplish this without adding to the car count.

2.

A traffic and parking study

Based on the square footage of our leased premises (1,245sf) and the required ratio of one
parking space for each 250 square feet of gross floor area for an office, the total number of
parking space required is (1,245 sf/ 250 sf = 4.98 = 5).

3. A scaled site plan
|-------------------------------------------- 566 ft ----------------------------------------------→|

| ---------- 188 ft -------------→|

= Suite 125

4. A scaled floor plan
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5. Scaled building elevation drawing with the proposed wall sign:
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6. Responses to the 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:
A. 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. We intend to install channel letters on both exterior
elevation of our space. That package has been submitted for review the by Village
and ARC. The signage will be similar in style to the existing white lettering
throughout the rest of the center. We will abide by the restriction posed by the
Village and our Landlord. We feel confident that our proposed use will not have an
adverse impact on surrounding properties
B. Lot of Sufficient Size: The size of the lot will be sufficient for the use proposed.
We require no more than the 1,245sf interior space allocated to us through our
proposed lease. No additional exterior space is required than what already exists.
C. 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. Our proposed use is projected to subject less parking
impact than the original retail use. Furthermore, the significant reduction of our
existing premises size and agent count lessens the parking and traffic burden on
the downtown area of Deerfield.
D. 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. Entrance and exit doors and drives are preexisting. We require no large truck deliveries after the initial buildout of the space.
We will schedule that work in accordance with the Village and Property Owner’s
allowed parameters.
E. 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. No such injury will exist as a result
of our professional services. We already conduct a similar, yet larger scale,
business across the street.

F. Adequate Facilities: That adequate utilities, access roads, drainage and/or other
necessary facilities have been or are being provided. This an existing building
within a well-established center; we require no change to such facilities to support
our proposed business.
G. 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. We operate
wholly inside our demised premises. We foresee no disruption to neighboring
properties from conducting our business. No new landscaping or fencing is
needed.
H. 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: We feel confident our business provides a needed service to the
Deerfield community and believe our presence will serve to introduce current and
new residents to the co-located retailers, restaurants, hair salons, and other
businesses that make up the center.

MEMORANDUM
TO: Plan Commission
FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planer
DATE: April 19, 2019
RE: Prefiling Conference on the Request for a Special Use in the I-2 Limited Industrial
District to Permit the Establishment of a Personal Fitness Training Center at 151 S.
Pfingsten Road, Suites A, B, C, and D for Institute for Human Performance (IHP)
The purpose of a Prefiling Conference is to provide the petitioners feedback and input
on their proposed plans.
Subject Property
The subject property consists of the Deerbrook Commerce Center, which is addressed
as 151 South Pfingsten Road. The property is located along the Edens Tollway Spur
east of the 111 Pfingsten Road office building. The subject property has its access from
Pfingsten Road through the 111 Pfingsten Road property. The subject property is
zoned I-2 Limited Industrial District. A single-story office and warehouse building of
approximately 87,700 square feet exists on the site. The facility was constructed in the
early 1970s. The size of the subject property is 5.8 acres.
Surrounding Land Use and Zoning
North: Self-Storage Facility, I-2 Outlying Commercial District
South: Edens Spur
East (across creek): Metra commuter train station and Home Depot development, P-1
Public Lands District and C-2 Outlying Commercial District
West: 111 Pfingsten Road office building, I-1 Office, Research, Restricted Industrial
District
Proposed Plan
The petitioner is seeking approval of all of the Special Uses for a personal fitness
training center in Units A, B, C and D (former Walgreens space) of the subject property
for the Institute of Human Performance (IHP). The proposed space is approximately
20,517 square feet in area and of the 20,517 square feet; 15,240 square feet will be
used for personal training. The remainder of the space will be used for a Pilates studio,
MAT studio, restrooms, locker rooms, break room, storage room and offices. The
petitioner has submitted a floor plan of the space. Operating hours for the proposed
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use are Monday through Friday from 5:30AM to 9:00PM; Saturday from 7:00AM to
5:00PM and Sunday from 8:00AM to 1:00PM. There will be approximately 50 personal
trainers working within the space although the will not all be working in the space at
the same time. The petitioner has provided an average count of trainers and clients at
hourly intervals in a typical week. There are no multi-person “class” type programing as
indicated in the petitioner’s material. The personal trainers are independent contractors
and certified by at least one of several national certifying bodies. The petitioner has
indicated that the peak times are Monday through Saturday from 9:00AM to 11:00AM
and from 4:00PM to 7:00PM. Clients range from 10 years of age to those in the 80’s
and training sessions run from 30 minutes to an hour. The petitioner has indicated that
there will be approximately 30 memberships specifically for the Olympic lifting
capabilities that will be available at the IPH facility. There will be a small retail
operation with sales consisting of dietary supplements, logo T-shirts.
Zoning Conformance
The petitioner is requesting a Special Use for the proposed a personal fitness training
center facility. Attached are the Special Use standards.
Parking
The subject property currently contains a total of 189 parking spaces on the subject
property (159 spaces to the south and west of the building, and 30 spaces on the north
side of the building) according to Village records and the submitted plat of survey. The
Zoning Ordinance requires manufacturing uses to provide one (1) parking space for
each six hundred (600) square feet of gross floor area, plus one (1) parking space for
each vehicle used in the conduct of the business. Warehousing and storage uses must
provide one (1) parking space for each nine hundred (900) square feet of gross floor
area, plus one (1) parking space for each vehicle used in the conduct of the business.
The property owners have provided staff with the information regarding the existing
tenants in the building as well as the vacant space which was figured into the parking
requirements. The proposed IHP would require a total of 35 spaces based on the
requirement of one (1) parking space for each six hundred (600) square feet of gross
floor area for a personal fitness training center (20,157/600=34.19 or 35 spaces). The
proposed use and the current uses on the property would require 173 parking spaces.
The petitioners have conducted a parking study on the weekday and weekend (see
pages 7-9 in petitioner’s materials) in order to demonstrate that adequate parking will
be available on the subject property for the existing uses and proposed use. The
petitioners surveyed the available parking spaces on the subject property on a weekday
(Monday, April 15, 2019), and on a weekend (Saturday, April 13, 2019). The study
2

counted the cars in the parking lot every hour from 6:00AM to 9:00PM on Monday, April
15, 2019 and every hour from 7:00AM to 5:00PM on Saturday, April 13, 2019. The
petitioner’s study indicates a significant amount of available parking on the property on
the weekday and the weekend. During the weekday, the least amount of spaces
available in the front parking lot was 140 spaces at 10:00AM and in the afternoon there
were 138 spaces available at 1:00PM. (see petitioner’s chart on pages 7-8). During the
weekend, the least amount of spaces available in the front parking lot was 218 spaces
at 10:00AM and in the afternoon there were 225 spaces available at 1:00PM. The
petitioner’s parking study concludes that their use would not create a parking problem
for the building. The petitioner’s written materials indicate that, on average, they will
not require more 33 spaces on the weekday and 38 spaces on a weekend. The
petitioner’s material indicates that the personal trainers could park in the rear parking
lot of the building leaving the front spaces available for the patrons of the business.
NOTE: The 151 S. Pfingsten property does not include the parking field west of the
first two rows of parking west of the 151 S. Pfingsten building. The submitted plat of
survey for the property indicates a total of 159 parking spaces in the front (west and
south) of the building. The parking spaces at rear of the building do not appear to be
striped.
Signage
A sign on an awning is considered to be a wall sign by the Zoning Ordinance. The sign
is measured by placing a box around all of the sign elements. The proposed sign is
approximately 15 square feet in area (86 inches wide by 25.25 inches high) and will be
consistent in color with the rest of the development (as the signs in this development
have a consistent and uniform appearance). The Zoning Ordinance allows a maximum
of 16 square feet in area for a wall sign in the I-2 Limited Industrial District.
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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.

To: Planning Commission
From: Craig R. White of I.H.P., Inc, Managing Member of I.H.P., LLC
RE: Application for a Special Use Permit
Date: April 16, 2019

The following information has been compiled for your review for consideration of
The Institute for Human Performance (I.H.P.) LLC application for Special Use Permit for the
operation of a Personal Training facility location at 151 S. Pfingsten, Suites A, B, C, & D,
Deerfield, IL 60015.
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Implications
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VI Trainer/Client Average Daily Count
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VIII I.H.P.’s Floor Plan
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April 16, 2019

Planning Commission
Village of Deerfield
850 Waukegan Road
Deerfield, Illinois 60015
Re:

Request for Special Use Permit
151 S. Pfingsten Road, Suites A, B, C & D, Deerfield, Illinois 60015
I.H.P., LLC
(Relocation of an existing Deerfield business)

Dear Planning Commission Members:
I.H.P., LLC, is an existing Deerfield business wishing to relocate within Deerfield. It has
negotiated a new lease with Korman/Lederer Management Company to occupy space within the
Deerbrook Commerce Center, located at 151 S. Pfingsten Road, Suites A, B, C, & D (the
Premises), for the purpose of providing a physical health and well-being center from the
profession of Personal Training. This property is located within the Village’s
I-2B District. I.H.P., LLC therefore, requests, pursuant to Village Zoning Code Section 13.11,
that the Village issue a Special Use Permit.
Precedent has already been set as on July 27, 2002, the Planning Commission approved a text
amendment to be made to the zoning ordinance, which allowed a self-improvement
facility
in the I-2B outlying limited industrial District as a Special Use. The company applying, Heart
and Sole, was also allowed a Special Use permit for a dance studio to operate at 111 Deerlake
Road. In addition, within the Building itself, the Village has previously approved a Special Use
permit for Bizar Entertainment to operate a fitness center, and Chicago Martial Arts to operate a
facility for training and performance of martial arts, yoga, dance and exercise.
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APPLICANT
I.H.P., LLC has been located at 158 S. Waukegan Road in Deerfield since 2005, and is
operated and owned by I.H.P., Inc, Craig R. White, President; SDC Fitness, Inc., Scott
Czarnetzki, President; Rahzilla Inc., Rah Kinsey, President; Hiton and Associates, Inc., Rick
Hiton, President.
LOCATION
I.H.P., LLC, plans to lease a total of approximately 20,517 square feet at 151 S. Pfingsten
Road, Suites A, B, C, & D, Deerfield, Illinois 60015. The Building is also known as the
Deerbrook Commerce Center. The property is located along the Edens Tollway Spur east of the
111 Pfingsten Road office building. The Building has its access from Pfingsten Road through
the 111 Pfingsten Road property. The Building is zoned I-2B, Outlying Limited Industrial
District. An office and warehouse building of approximately 85,700 square feet exists on the
site. The facility was constructed in the early 1970’s. There are approximately 20 tenant spaces
in the Building. The size of the subject property is 5.8 acres.
PROPOSED USAGE AND OPERATION HOURS
Approximately 15,240 square feet of the 20,517 leased totals will be used for Personal
Training. The remaining square footage will be used a Pilates Studio, an MAT Studio,
individual restrooms, Men’s and Women’s Locker rooms, Trainers break room, storage room
and offices. Attached is a depiction of the building and the proposed I.H.P., LLC premises.
Our operating hours are Monday – Friday from 5:30am to 9pm; Saturday from 7am to 5pm
and Sunday from 8am to 1pm. I.H.P., LLC will have approximately 50 Personal Trainers
working within the premises, fortunately, not at one time. Attached is a “head-count” of
trainers and clients taken on the busiest weekday, Monday and the busiest Weekend day,
Saturday. Our busiest times are Monday through Saturday from 9am to 11am and then from
4pm to 7pm Monday through Friday. Trainers work on a one-on-one basis and I.H.P., LLC does
not run multi-person “class” type programming. I.H.P., LLC has no employees. All Personal
Trainers are independent contractors and are certified by at least one of several National
Certifying bodies. Trainers set their own schedules for their sessions. In 13 ½ years of business,
we have never had all the trainers working in-house at the same time. The most we have had is
17 at any one time. I.H.P., LLC trains people from the ages of 10 years old to those in their
90’s, athletes from junior high, high school,
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college and professional level. Training for adults varies depending on each client’s goals, i.e.
weight loss, strength gain for basic functional movement and a better quality of life to
multiple physique competitions such as bodybuilding, figure and fitness, power lifting, Olympic
weightlifting, etc. Training session run from 30 minutes to an hour. Since we are rather unique
in our equipment set-up, we do have a small legion of “open memberships”, about 30 in all that
come in for the Olympic lifting capabilities that we have.
Our retail operation consists of dietary supplements from Parrillo Performance out of
Cincinnati, Ohio and ADVOCARE out of Plano, Texas. We also sell I.H.P., Logo T-shirts and
custom “513 brand” T-shirts by Rahzilla, Inc.
One of the I.H.P., LLC Partners is on the premises at all times while the facility is open.
A Partner or Personal Trainer is usually the Front Desk during operational hours and the doors
are unlocked only during those hours.
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SATISFACTION OF VILLAGE STANDARDS
I.H.P., LLC believes that its proposed use of the Premises as stated above is an appropriate
use in the I-2B Zoning District, and complies with each standard required for a special use in
the village, as outlined below:
1.

Compatible with Existing Development.
I.H.P., LLC is a longstanding and well-respected local business, already
operating within Deerfield. I.H.P., LLC’s intended use is consistent with
the usage by other tenants within the Building. I.H.P., LLC’s intended use
is also consistent with the normal and orderly usage of the surrounding
property, which consists of industrial uses, office uses, and exercise
facilities.

2.

Lot of Sufficient Size.
The Building consists of approximately 85,700 square feet. The Premises
Consists of approximately 20,517 square feet, or 24% of total Building
area. The size of the Lot, Building and Premises are more than sufficient
to accommodate I.H.P., LLC’s proposed use.

3.

Traffic.
Traffic will consist of adults arriving and leaving for hourly sessions.
Some trainers work on the hour others on the half-hour which works out
to minimize congestion. The proposed use will have no negative impact
on the office and industrial uses already existing in the Building.

4.

Parking and Access.
Parking study is provided and shows no negative impact on surrounding
businesses within or outside of the Building.

5.

Effect on Neighborhood.
The proposed use will not be detrimental to the health, safety, or welfare
of the public or injurious to the neighborhood.

6.

Adequate Facilities.
There are currently adequate utilities, roads, drainage, and other necessary
facilities to accommodate our special use. Our use will not require the
construction of additional public infrastructure.
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7.

Adequate Buffering.
As an existing structure in the I-2B Zoning District, adequate buffering
currently exists.

Based upon the above, I.H.P., LLC respectfully requests that the Village issue a Special
Use permit allowing I.H.P., LLC to operate its business at the Premises. Thank you.

Yours in Strength and Performance,

CRAIG R. WHITE
Managing Member,
I.H.P., LLC
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OUTDOOR AWNING SIGN

Signage will fit on existing awning and will be 86” wide and 25.25” high in black lettering.
This creates a sign of 15 square feet which is within the Zoning Ordinance’s 16 square foot
allowance. Panel with Beige awning used for lettering. Sign will have same colors as the rest of
the center.
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PARKING TRAFFIC STUDY
151 S. PFINGSTEN ROAD
UNITS A, B, C, & D
DEERFIELD, IL 60015
The analysis studied the parking areas directly in front (230 spaces) and directly in back (30)
spaces from Units A, B, C, & D adjacent to Pfingsten Road.
The study was completed on Monday, April 15th and on Saturday, April 13th, 2019 so the
Planning Commission can get an idea of both parking and traffic patterns
The Deerfield Police provide 2 officers to help direct traffic in the afternoon from 4:00pm to
6:00pm on Pfingsten Road at the 111 S. Pfingsten Road entrance.

Monday:
Time

# of Cars Front # of Cars Back Open Front Open Back

6am

4

0

226

30

7am

14

0

216

30

8am

27

1

203

29

9am

67

2

163

28

10am

90

2

140

28

11am

87

2

143

28

12pm

90

2

140

28

1pm

92

2

138

28

2pm

81

2

149

28

3pm

82

2

148

28

4pm

76

2

154

28
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Parking/Traffic Study cont’d.

Monday:
Time

# Cars Front

# of Cars Back

Open Front Open Back

5pm

74

1

156

29

6pm

12

0

218

30

7pm

4

0

226

30

8pm

1

0

229

30

7am

1

0

229

30

8am

3

1

227

29

9am

5

2

225

28

10am

12

2

218

28

11am

10

2

220

28

12pm

7

2

223

28

1pm

5

1

225

29

2pm

4

1

226

29

3pm

2

1

227

29

4pm

2

1

228

29

5pm

0

0

230

30

Saturday:
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IMPLICATIONS
WEEKDAYS
The Traffic Survey was done utilizing the lot just west of Units A, B, C, & D. That lot has
been there for at least 25 years and has been utilized by employees and patrons of Units A,
B, C, & D of 151 S. Pfingsten with no hardship to the business that owns the lot or its
employees. Nevertheless, since there is only a legal “Ingress and Egress Agreement”
between the three building owners, i.e. Morgan Stanley, Public Storage and the Deerbrook
Commerce Center and no “official” parking agreement, the “Implications” must be based on
the immediate parking capability for the Building only.
There are 128 spaces on the south side of the Building which basically service Units E- W.
The western most spaces of those 128 could be utilized by I.H.P., LLC patrons if necessary
but, with 29 spaces on the west end of the Building directly in front of Units A, B, C, & D
and 30 spaces (this is a very conservative number) in the back where the trainers could park
and the traffic survey shows no more than 2 cars parked there during the day, this would be
more than enough parking to accommodate I.H.P., LLC’s needs. With our “secondary peak
period” being from 4pm to 7pm, when most of the businesses in the Building would be
closed, the parking is more than adequate.
The parking and traffic patterns during the week would accommodate the proposed Special
Use and not cause any hardships on any other businesses in the area since more
than enough parking spaces are available.
WEEKEND
Bearing in mind, that with the above stated facts and with many of the businesses in the
Building closed on the weekends, I.H.P., LLC’s usage would not create a hardship on any of
the businesses in the area.
CONCLUSIONS
I.H.P., LLC would not cause any type of parking problem at 151 S. Pfingsten, Units A, B, C,
& D, Deerfield, IL 60015
Parking/Traffic Study completed by Craig White and Scott Czarnetzki on Saturday, April
13th and Monday, April 15th, 2019.
Craig R. White
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TRAINER/CLIENT
AVERAGE DAILY COUNT
MONDAY:
TIME

SATURDAY:
NUMBER

NUMBER

6am

24

6

7am

17

17

8am

33

28

9am

41

35

10am

35

38

11am

25

24

12pm

17

23

1pm

26

20

2pm

18

6

3pm

14

8

4pm

25

6

5pm

33

6pm

24

7pm

19

8pm

7
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CURRENT TENANTS AND PERCENT OF OCCUPANCY

A/B/C/D

20,517sq ft

23.94%

Brick Loot

7,308sq ft

8.53%

G

Burrows Moving &
Storage

3,420sq ft

3.99%

H

Chicago Martial Arts

3,869sq ft

4.51%

12,501sq ft

14.59%

8,334sq ft

9.70%

P

Lewis Flooring & Home 3,819sq ft

4.46%

R

Vacant

3,819sq ft

4.46%

S

Bizar Entertainment

4,607sq ft

5.38%

T

United Radiology

4,607sq ft

5.38%

U

Rally Point Endeavors

4,607sq ft

5.38%

V

Green House

4,149sq ft

4.84%

W

APE Crossfit

4,149sq ft

4.84%

E/F

Proposed IHP,LLC

J/K/L

Zookbinders, Inc.

M/N

Digital Black
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Spaces
E&F

EDENS SPUR

0 20025
50

100

150
Feet

MEMORANDUM
TO: Plan Commission
FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: April 19, 2019
RE: Prefiling Conference Regarding the Request for a Special Use to Permit the
Establishment of a Health Club facility for Planet Fitness at 35 N. Waukegan Road in
Cadwell’s Corners
The purpose of the prefiling conference is to provide the applicant with feedback, input,
and reaction to their proposal in a workshop setting.
Subject Property
The subject property consists of Cadwell’s Corners shopping center. The subject
property is zoned C-2 Outlying Commercial District and is a Commercial Planned Unit
Development. The subject property is approximately 8 acres in size and currently
developed with a 79,774 square foot shopping center.
Surrounding Land Use and Zoning
North: R-3 Single Family District – Deer Run Subdivision, single family homes
South: C-2 Outlying Commercial District (across Lake Cook Road) – North Shore
University Health System medical offices
East: R-2 Single Family District – Briarwood Subdivision, single family homes, and North
Shore Evangelical Free Church
West: C-2 Outlying Commercial District (across Waukegan Road) – McDonalds and
other commercial uses
Southwest: C-2 Outlying Commercial District – Just Tires and BP Gas Station
Proposed Plan
The petitioners propose to use a portion of the former Fresh Thyme space in Cadwell’s
Corners shopping center for a health club facility. The proposed Planet Fitness health
club facility is approximately 21,637 square foot in area. The petitioner has shaded the
subject space on the site plan sheet C1.1.
The petitioners are proposing to program the space with the items outlined in their
submitted material in Section IV. Facilities and Programs, which indicates over 100
pieces of cardiovascular equipment including treadmills, rowers, bikes, steppers and
cross trainers. The petitioners have provided a floor plan of the proposed space. The

petitioners have also provided information in the form of a chart regarding the actual
attendance numbers gathered during the month of January 2019 at a Planet Fitness
location that they anticipate will be similar to the proposed Deerfield location. Based
on the chart, the highest attendance will be on a weekdays between the hours of
4:00PM and 6:00PM with 76 members.
The facility will be open seven days a week and the petitioner is proposing to be open
from Monday at 5:00AM and remain open and staffed continuously 24-hours until
9:00PM on Friday. The facility would also be open on Saturday and Sunday only from
7:00AM to 7:00PM. The petitioner’s materials indicate that there will be approximately
15 employees and a maximum of four employees per day shift and two employees per
overnight shift.
The existing exterior of the storefront will be modified with new entry doors; two
existing windows will be removed and infilled. The petitioner also plans to add new two
sets of three glazed windows and a new wall sign. No changes to the site, parking lot,
access points, loading areas, lighting, screening or landscaping are proposed.
Zoning Conformance
The petitioners are seeking a Special Use for the proposed health club. Attached is
Article 13.11, which includes 13.11-D the standards for a Special Use and Article 13.11E, 3. Conditions, which the Plan Commission can recommend conditions or restrictions
on the operation of the Special Use as necessary and appropriate to assure compliance
with the Special Use standards.
Access
Currently, two vehicular access points serve the Cadwell’s Corners shopping center.
The Waukegan Road access point is a signalized access point. The other access point
on Lake Cook Road is right-in right-out only. Sidewalks are provided along Waukegan
Road and Lake Cook Road.
Loading
The petitioner does not anticipate large or frequent deliveries at the subject property
and has indicated that there will be no semi-truck deliveries at the rear of the building.
The Plan Commission should inquire when deliveries would take place and the
frequency of their deliveries.
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Parking
According to Village Code, the required parking for the shopping center is based on the
total amount of parking required for the uses in the shopping center. When Cadwell’s
Corners was approved in 1981, a 15% parking reduction factor was granted for nonsales areas in the shopping center.
A health club/recreation facility requires one (1) parking space for each three (3)
persons based on the design capacity of the facility in terms of the largest number of
patrons to be served at one time. The largest number of persons to be served at one
time for this facility would be approximately 433 persons (21,637 square feet divided by
50 square feet per person=432.74). 433 persons in the facility would require 145
(433/3 = 144.3) and with the 15% reduction granted for Cadwell’s Corners, 123 spaces
would be required (144.3 spaces, with 15% reduction = 122.6 = 123 spaces).
Proposed Planet Fitness: 144.2 spaces (144.2 spaces with 15% reduction=122.6
spaces)
Pet Supplies Plus and other existing vacant tenant spaces: 235.45 parking spaces
(47,090 s.f. / 200 s.f. = 235.45 with 15% reduction = 200.13 spaces)
Calico: 19.85 parking spaces (6,655 s.f. = 1 space for the first 1,000 s.f., and 18.85
spaces for the remainder 5,655 s.f. / 300 = 18.85 spaces, 16.87 spaces with 15%
reduction)
Queens Nail Boutique: 19.5 spaces (13 chairs/stations x 1.5 = 19.5 spaces, with 15%
reduction = 16.575 spaces) (using the requirement of 1.5 spaces per chair/station)
Studio A Hair Salon: 11.5 parking spaces (1,729 s.f. / 150 = 11.5 spaces, with a 15%
reduction = 9.775 spaces)
Athletico Physical Therapy: 9.95 spaces (2,488 s.f. / 250 = 9.95 spaces, with 15%
reduction = 8.45 spaces)
Note: Pet Supplies Plus and all of the vacant spaces in the shopping center were figured
at the retail requirement of one (1) parking space for each 200 square feet of gross
floor area.
A total of 375 parking spaces are required for Cadwell’s Corners shopping center after
granting a 15% parking reduction for the shopping center that was approved for this
development. In 1996, when major renovations were made to the Cadwell's Corners
PUD, a parking exception (previously called variation) was previously granted for this
commercial PUD to provide 340 spaces on the property in lieu of the required 423
spaces. Since 1996, changes to the site plan have been approved and 339 spaces are
now provided for the shopping center. The proposed health club facility does not result
in the parking requirement going above 423 spaces. The petitioner does not feel their
health club use will negatively impact parking in the shopping center and therefore are
requesting a waiver of the parking and traffic study for this Special Use.
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The petitioner has indicated that employees will be instructed to park adjacent to
Waukegan Road, the far west side of the parking lot to free up parking near the
proposed Planet Fitness entrance. The Plan Commission may want to inquire about
employee entrance during overnight hours is through the front entrance on the west
side of the building and no employee will park or enter the back side of the shopping
center.
Signage for Planet Fitness - Business 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: One (1) wall sign located on the west wall facing the parking lot: The
content will be “Planet Fitness” with a logo. The sign will have individual letters and be
internally illuminated/lit (front and halo illumination.
Area:
Permitted: Front and rear wall - 8% of the area of the building wall to which the sign is
affixed or 80 sq. ft., whichever is greater, not to exceed 250 square feet. 8% of the
area of the wall is 345 square feet.
Proposed: Front (west) wall sign is proposed to be 167.81 square feet (32.21 feet wide
by 5.21 feet high) in area when a box is placed around all the wall sign elements.
Location:
Permitted: Wall signs may be located on the outermost wall of the principal building
fronting a public street, public right-of- way, easement for access or parking area.
Proposed: On the front wall of the building as shown on the petitioner’s elevation
drawings.
Height:
Permitted: Wall signs may not project higher than the roof deck or 30 feet above the
curb level, whichever is lower.
Proposed: The wall sign is located 5.21 feet above the roof deck, requiring a sign
exception.
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Existing Pylon Signs Along Waukegan Road and Lake Cook Road
The petitioners is planning to have a sign panel on the Waukegan Road and Lake Cook
Road pylon sign and will provide details of the sign panels for the Public Hearing.
Approved Sign Criteria for Cadwell’s Corners Shopping Center
The proposed wall sign letters are larger than what is allowed by the sign criteria for
the shopping center. The maximum size of a letter is 36 inches. If two lines are used,
the maximum total sign height cannot exceed 52 inches according to the sign criteria
for the shopping center. The petitioners are proposing approximately 42 inch (3 feet 6
inch) high letters on one line. An exception to the sign criteria for the shopping center
must be granted for this wall sign, as the letters are larger than the sign criteria allows.
Fire Department
No changes to the site are proposed for the proposed Planet Fitness health club. The
petitioners will have to contact the Fire Department regarding any fire code issues.
Appearance Review Commission (ARC)
The ARC will have to review and approve the exterior improvements and exterior
signage for the proposed Planet Fitness health club.
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Village of Deerfield
2019 Zoning Ordinance Map

Subject Property

The concurring vote of the majority of the members of the
Plan Commission present at the hearing shall be necessary to
grant approval of a petition.
13.10-G Effect of Denial of an Amendment
No application for an amendment which has been denied wholly or
in part by the Board of Trustees shall be resubmitted for a
period of one (1) year from the date of the decision, except on
the grounds of new evidence or proof of changed conditions found
to be valid by the Plan Commission and the Board of Trustees.
13.10-H Indemnification (Ord. 0-14-23)
As a condition of approval of an amendment for which a complete
application is submitted on or after January 1, 2015, the
applicant shall:
1. defend, indemnify and hold harmless the Village and its
officers, agents and employees from any action, claim or
proceeding against the Village, or officers, agents or
employees of the Village, seeking to attack, challenge,
dispute, void, annul or invalidate, in whole or in part, any
ordinance, determination or proceeding approving such
amendment:
2. reimburse the Village, its officers, agents or employees for
any court costs or attorney's fees which the Village or its
officers, agents or employees may incur in defending any such
action, claim or proceeding, or be required to pay by a
court, as a result of such approval; and
3. at its sole discretion, the Village may participate at its
own expense in the defense of any such action, claim or
proceeding, but such participation shall not relieve the
applicant of any obligation imposed by the foregoing
conditions. (Ord. 0-14-23)
13.11 SPECIAL USES
13.11-A Purpose
In order to accomplish the general purpose and intent of this
Ordinance, certain uses in each zoning district are classified as
Special Uses. Because of their unique characteristics, such uses
often require larger land areas or need specific regulations to
achieve compatibility with existing development. The effects of
such uses cannot normally be foreseen until a specific site is
proposed. These uses then must be given careful consideration
relative to the existing and proposed development in the area.

13.11-B Application
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1.

Standing
Application for a Special Use may be made by the Village,
the owner of the subject property or anyone having
proprietary interest in the subject property.

2.

Filing
Applications shall be filed with the Plan Commission and
shall be accompanied by such documents and information
deemed necessary by the Plan Commission to render a
recommendation. This information may include, but is not
limited to, a legal description of the subject property,
proof of ownership and if the land is held in trust,
disclosure of all beneficial interests.

3.

Fees
Each application for Special Use shall be accompanied by a
filing fee as set forth in Article 13.14.

13.11-C Public Hearing
1.

Timing
The Plan Commission shall within sixty (60) days of
receiving a complete application for a Special Use, hold a
public hearing.

2.

Public Notice
a.

By Applicant
The applicant shall give written notice by personal
service or certified or registered mail, return receipt
requested, not less than 15 days nor more than 30 days
prior to such meeting or hearing date to all persons who
are either (i) owners of record as of not more than 10
days prior to the date of service and as shown on the
records kept by the County Recorder of Deeds, or (ii)
persons listed on the most recently published tax rolls
of the Township or County Assessor who paid the general
real estate taxes for the last preceding year, on parcels
of real estate being within 250 feet of the boundaries of
the property for which rezoning is requested.

b.

By the Plan Commission
The Plan Commission shall publish notice at least once,
not more than thirty (30) days nor less than fifteen (15)
days before the hearing, in a newspaper of general
circulation in the Village.

c.

Content of Notice
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The public notices provided by the applicant and
published by the Plan Commission shall contain, at a
minimum, the following:
(1)
(2)
(3)
(4)
(5)
(6)

Date of hearing.
Place of hearing.
Time of hearing.
Purpose of hearing.
Legal description of the subject property.
Common description of the subject property.

d. Posting of Sign Notice (Ord.0-01-23)
The applicant shall post and display a sign notice in
accordance with the provisions of Section 13.07-D,3.
13.11-D Standards
1.

Standards for Planned Unit Development are contained in
Article 12.

2.

A Special Use other than a Planned Unit Development shall be
authorized only when the Plan commission shall find all of
the following:
a.

Compatible with Existing Development (Ord. 0-83-13)
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.

b.

Lot of Sufficient Size
The size of the lot will be sufficient for the use
proposed.

c.

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.

d.

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.

e.

Effect of 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.
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f.

Adequate Facilities
That adequate utilities, access roads, drainage and/or
other necessary facilities have been or are being
provided.

g.

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.

13.11-E Recommendation
1.

Timing
Within sixty (60) days after the close of the hearing on a
proposed Special Use the Plan Commission shall forward
written findings of fact and a recommendation regarding the
application to the Board of Trustees.

2.

Standard
The Plan Commission recommendation shall be consistent with
the Objectives and Intent of this Ordinance and shall refer
to specific zoning district standards as a guide to the
establishment of requirements for each special use.

3.

Conditions
The Plan Commission shall recommend such conditions or
restrictions upon the location, construction, design and
operation of a Special Use as they shall find necessary and
appropriate to assure compliance with the requirements set
forth in Article 13.11-D, and the Objectives and Intent of
this Ordinance. These conditions may include, but are not
limited to, regulations regarding landscaping and screening,
hours of operation, parking, signage, adequate drainage of
storm water, exterior lighting, fence height and the
duration of the Special Use.

13.11-F Action of the Board of Trustees
1.

Decisions
a.

2.

The Board of Trustees shall consider the findings of fact
received from the Plan Commission in terms of the impact
on the Village as a whole.

Conditions of Approval
a.

Conditions
The Board of Trustees shall stipulate, upon the
recommendation of the Plan Commission, such conditions
and restrictions as deemed necessary for the protection
13-23

CADWELL’S CORNERS
APPROVED SIGN CRITERIA

Revised per Village approval
on August 21, 2017

Cadwell’s Corners – Pylon Signage Criteria
last revision 5/31/2017

Materials
All panels, and replacements thereof, will be solid white flat lexan material. This refers to the material
of the panel. See other items below regarding restrictions on colors and graphics.
Graphics Color
With exception to the top anchor tenant panel and the 8 half panels at the bottom of the sign, all
tenant panel graphics, logo and letters, shall be restricted to one of the following colors: PMS 300
Blue, PMS 200 Red, PMS 356 Green, PMS 1235 Yellow, and Black. All graphics will be vinyl application
on the face of the panel.
The smaller panels at the bottom of the sign are restricted to black text only on a white background
using upper and lower case characters using the Friz Quadrata Std font. No logos are allowed on the
lower 8 panels.
Background Color
The color of all sign panel backgrounds shall be white, with exception to the top anchor panel.
Content
Logos and fonts will be permitted provided such characteristics are a part of the tenant’s corporate
identity and are approved by Landlord and the Village of Deerfield. Exception lower 8 sign panels –
see underlined criteria above.
Panel Layout
No more than two lines of text shall be permitted on any panel.
A minimum of 1” must be allowed between the text and the horizontal and vertical space bars.
Pylon Layout
No panels may be further divided.
In the area comprised of the eight panels on the lower four rows, any blank panels shall be located
at the bottom of the sign, in order to avoid a disorganized or checkerboard appearance.
These Criteria establish a baseline for future tenant signage panels. Approval of tenant signage and
modification of these criteria shall remain subject to municipal review and can be modified by approval
of Landlord and the Village of Deerfield.
Note: The existing Calico, WheelPower, Club Champion and Sport Clips tenant sign panels are
“grandfathered.” Any new sign panels must meet with the criteria as stated above.
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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
April 11, 2019 at the Village Hall, 850 Waukegan Road, Deerfield, Illinois.
Present were:

Elaine Jacoby, Chairman Pro-Tem
Al Bromberg
Jennifer Goldstone
Justin Silva
Blake Schulman

Absent were:

Larry Berg, Chairman

Also present:

Daniel Nakahara, Planner

Commissioner Bromberg moved, seconded by Commissioner Goldstone to appoint
Commissioner Jacoby to serve as Chairman Pro-Tem. Said motion passed with a unanimous
voice vote.
Chairman Pro-Tem Jacoby 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: Request for a Special Use for a Personal Fitness Training Center
and Self-Improvement Facility in Suite 27 at the 444 Lake Cook Road Building B in
the Industraplex Planned Unit Development (Cornerstone Mixed Martial Arts LLC)

Chairman Pro-Tem Jacoby asked for proof of publication from the Petitioner. Mr. Nakahara
reported that the certified mailing receipts will be provided to the Commission the following day.
and that the legal notice was published in the Deerfield Review on March 7, 2019.
The Petitioners Alex Hulbert of Tinley Park, Illinois and Mario Gomez of Wheeling, Illinois
addressed the Commission. Mr. Hulbert reported that along with Justin Hanlin of Gurnee, Illinois
they are co-founders of Cornerstone Mixed Martial Arts and are here petitioning for a Special
Use Permit for a space at 444 Lake Cook Road. Mr. Hulbert shared that they started
Cornerstone two years ago and they have been working together in the industry for the past 10
years. The three of them will be managing members and the business’ only employees. Mr.
Gomez will run day to day operations, Mr. Hanlin is the lead martial arts instructor and Mr.
Hulbert will manage in house operations and provide group instruction. Mr. Hanlin is a black
belt in Tae Kwon Do and retired professional kickboxer, Mr. Gomez is a certified personal
trainer and fitness specialist and Mr. Hulbert is also certified in group fitness instruction. Mr.
Hulbert reported that he attended Bradley University where he was the president of the mixed
martial arts club.
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Mr. Hulbert shared background on their business stating that Cornerstone focuses on group
fitness and martial arts personal training and also provides boot camps, kids martial arts, cardio
kickboxing and personal training. They believe that the benefits of martial arts have practical
applications in life and in the community. He stated that it helps improve self-confidence, selfdefense skills, and adds enjoyment to staying in shape. It also improves balance and physical
ability to perform in sports and builds community and friendship. They are close with their
members and consider them family and look forward to growing this family in Deerfield. Mr.
Hulbert shared highlights and achievements of some of their members including weight loss,
participation in school sports and activities, and martial arts competition.
Mr. Hulbert stated that they chose Deerfield as the new home for their business because of its
community, culture and values. They value the open community and the commitment to staying
active and healthy they see in Deerfield.
Mr. Hanlin reported that they will be open from 5:00 A.M. to 8:30 P.M. Monday through Friday
and peak times will be 5:00 A.M. to 7:00 A.M. and 5:00 P.M. to 8:00 P.M., which is when group
fitness classes will be held. During the day there will be scheduled personal training sessions
only with no group fitness or walk-ins. All group fitness classes will be limited to 15 members
and average about 10 members per class. The space is a 2,100 square foot facility and they will
be careful to work within the space’s limitations. Any special events and belt promotions will be
held on the weekends.
Mr. Hulbert reported that he and his partners completed their own parking study and considered
the spaces most likely to be used by their members. There are 93 parking spaces total, 32 on
the east side of the building, 61 (46+15) adjacent on the north side. Their parking counts
indicate that a maximum of 67 spaces and a minimum of 44 spaces were available for an
average of 55 spaces during weekdays and an average of 66 spaces available on Saturdays.
This will be more than enough parking for all staff and a full group fitness class, which would be
the maximum number of people in their business at one time.
Mr. Hulbert shared their signage plans. Their business name will be listed on the development’s
sign in the standard font and color. They will also have a two by two laser print of their logo
made for the door.
Mr. Hulbert reviewed the Special Use criteria. He stated that their business is compatible with
the existing development and surrounding properties, there is sufficient space and parking and
existing infrastructure and utilities for what they want to do. Their business will not create
increased traffic and will have no negative affect on the neighborhood nor will it have a negative
impact to the safety or welfare of the community.
Commissioner Bromberg clarified that nothing has changed in their plans since the Prefiling
Conference.
Commissioner Schulman asked for clarification on the property’s shared parking and where the
448 Lake Cook Road building to the north parks. Mr. Hulbert replied that there are 20 parking
spaces in the front of their (444 building B) building and 46 spaces in the middle (between the
444 building B and the 448 building)that are part of shared parking with the 448 building. The 46
parking spaces are on the 444 Lake Cook Road property.
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Property Manager Jeff Schnoll reported that there is an easement agreement in place that
includes buildings in the area. In addition, under this easement agreement, other buildings can
use the properties parking but there are restrictions and businesses on their own property get
first priority to their parking.
Chairman Pro-Tem Jacoby confirmed that the three owners will be the only employees and
asked where they will park. Mr. Hulbert reported that they plan to leave the closest parking
spaces for their customers, and they will park on the east side or behind the building where
there are more spaces available.
There were no comments from the public in attendance on this matter. Mr. Nakahara reported
that public comment was received via emails from neighboring businesses and these letters
were provided to the Commission and will be entered into the record.
Chairman Pro-Tem Jacoby stated that the Plan Commission would now meet in an open
workshop setting to deliberate their recommendation on this matter. She stated that a written
recommendation would be made to the Village Board who will take final action on this matter.
She stated that this portion of the meeting is open to the public, but no new testimony will be
taken unless requested by the Commission.
(2)

Public Hearing: Request for Special Use Amendments to Permit Building
Additions and Renovations for Shepard and Caruso Middle Schools in the P-1
Public Lands District (School District 109)

Chairman Pro-Tem Jacoby asked for proof of publication from the Petitioner. The Petitioner
provided the certified mailing receipts to the Commission. Mr. Nakahara reported that the legal
notice was published in the Deerfield Review on March 21, 2019.
Carole Pugh, architect with Green Associates of Deerfield reported that she is joined by the
Superintendent of District 109, Anthony McConnell. Ms. Pugh shared that they are here to
present the plans for renovations to Caruso and Shepard Middle Schools.
Ms. Pugh commented that Caruso’s current cafeteria is overcrowded, and they plan to add 14
feet long addition to expand the space as well as update the interior and replace the furniture
with flexible furniture to give students choices and create relaxation at lunchtime. At Shepard,
they also plan to update the interior and add a storage room for the flexible furniture. The
District will also improve the facades of both school buildings with these additions. The cafeteria
renovations at both schools will provide better natural lighting and give students the ability to
see out the windows. The total addition at Shepard is 230 square feet and at Caruso is 1,300
square feet. Both projects will incorporate matching brick and other materials to coordinate with
the existing materials. Ms. Pugh stated that they are not making any changes to traffic, parking,
enrollment or staff and are therefore are asking for a waiver for the traffic and parking study
requirement that was agreed to at the prefiling conference meeting.
Ms. Pugh reported that they will be replacing the signage and adding light fixtures at both
schools. At Caruso, lighting will be added on the sidewalks and the new sign will be mounted on
the side of the building with 16-inch high blue letters that will be backlit. And at Shepard, there
will be a new entrance canopy at the main entrance with new lighting and the new sign mounted
at the top of the canopy. The letters on the canopy will be 10 inches high and will be mounted
on the bottom rail at the top edge of the entrance canopy.
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Ms. Pugh reviewed the Special Use standards commenting that the plans are compatible with
the existing developments as the school use is the same. She added that they are not at
maximum lot coverage and there is no change in traffic, parking, access, utilities, as well as no
change in effect on the neighborhoods. She stated that the lighting on the signage are LED
lights and can be put on separate timers from the perimeter security lighting and can be turned
off at night.
Commissioner Bromberg agreed that there is no reason to keep the signs lit all night and he
thinks they should be turned off by 11:00 P.M. Mr. Nakahara added that per Village Ordinance,
illuminated signs within 120 feet of residences must be shut off after the close of business or
11:00PM whichever is later. Ms. Pugh confirmed that the District could set timers to turn them
off at night.
Ms. Pugh showed renderings of Caruso pointing out the 14 foot long, one story addition relative
to the existing building. The addition will be flanked by brick with front windows. Outside of the
addition will be a sidewalk with landscaping and a security fence added. The security fence will
incorporate concrete filled bollards.
Commissioner Schulman asked for more information relative to privacy and security regarding
the floor to ceiling windows in the cafeterias. Ms. Pugh replied that the lower section of the
windows which cannot be seen through will be three feet high and the windows will now be a
more robust glass for security than the previously planned glazed glass. She added that having
windows 36 inches from the ground is standard for classroom buildings throughout the District.
Commissioner Goldstone confirmed that people can see in the windows and students can see
out, as well. Ms. Pugh added that there are mesh window shades that can be lowered to make it
so students can see out, but it is more difficult to see in.
Commissioner Silva asked if the bollards are within the security fence. Ms. Pugh replied that the
square fence posts are concrete filled and act as bollards for security from cars.
Commissioner Bromberg confirmed that the new entrance canopy for Shepard has been
approved by the District.
Ms. Pugh showed the site plan for Caruso pointing out the 14 foot extension. She stated they
will be taking out the existing wall and expanding out. The north and south sides will be storage
rooms for the new furniture. She then showed the building elevation facing east on the building
with the blue lettering on the wall. A lower brick section is an addition at the base of the 36 inch
high opaque window area.
Ms. Pugh showed renderings of the Shepard project including the entrance canopy and new
signage, new cafeteria windows, and flexible furniture. She stated there will be concrete filled
gray bollards alternating with existing red steel columns on the exterior of the cafeteria. For
landscaping they will be adding low maintenance native plantings at both sites.
Commissioner Schulman asked if the height of the windows is accurate to scale on the
renderings. Ms. Pugh replied that it is accurate and is shown as starting three feet from the
bottom.
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Ms. Pugh showed images of the addition at Shepard which is being built out into the current
entryway foyer and entrance sidewalk. The storage closets will be on the north and west ends.
Commissioner Goldstone asked for more information on the glass windows relative to safety
concerns. Ms. Pugh replied that the windows start at the base at 36 inches high which is similar
to other classrooms in the District. She added that they will now use more robust glass glazing
rather than laminated glass as previously planned. Commissioner Goldstone commented that
her daughter shared with her that she would not want people on the outside to be able to see in
to the cafeteria. Ms. Pugh added that the new glass glazing is intrusion resistant and will be able
to take some types of bullets as well as other possible items crashing into it. However, it is not
rated to handle assault weapon bullets.
Commissioner Schulman commented that the windows may be distracting for students and not
offer enough privacy. Ms. Pugh clarified that this is not an instruction space and that the District
is comfortable with windows starting at 36 inches high as this is common through their schools.
She added that there will also be shades that can be lowered.
Superintendent McConnell commented that privacy is a legitimate concern. He stated that all of
their school properties are secure and do not allow people to be walking around outside the
buildings on the school grounds at all. He stated that this is constantly monitored.
Chairman Pro-Tem Jacoby opened Public Comment on this matter.
Jeff Kaplan of 513 Grove Avenue shared that he lives two doors down from Shepard Middle
School and has no objections to the project. He would like to know if the project is approved when
construction will begin, what the construction work hours will be, and for more information on the
level of noise and truck traffic to expect.
Mr. Nakahara reported that the Village’s work hours are from 7:30 A.M. to 7 P.M. Monday through
Friday and 8:30 A.M. to 5 P.M. Saturdays. Ms. Pugh stated that their contractor is aware of the
work times and will abide by them. She added that they wish to start the projects immediately and
have them completed in mid-August for the start of school year.
Mr. Kaplan asked about what types of trucks and equipment will be used. Ms. Pugh stated that
the additions are small but will involve the use of a backhoe to dig foundations and concrete trucks
to pour foundations. These will be noisiest of the equipment used, but will not be in use for long
periods of time. There will also be trucks to deliver brick and other materials, but they will not
create much noise.
Chairman Pro-Tem Jacoby stated that the Plan Commission would now meet in an open
workshop setting to deliberate their recommendation on this matter. She stated that a written
recommendation would be made to the Village Board who will take final action on this matter.
She stated that this portion of the meeting is open to the public, but no new testimony will be
taken unless requested by the Commission.
There being no further discussion, the Public Hearing adjourned at 8:21 P.M.
Respectfully Submitted,
Laura Boll

DRAFT
PLAN COMMISSION
VILLAGE OF DEERFIELD
Minutes
The Plan Commission of the Village of Deerfield called to order a Workshop Meeting on April
11, 2019 at the Village Hall, 850 Waukegan Road, Deerfield, Illinois.
Present were:

Elaine Jacoby, Chairman Pro-Tem
Al Bromberg
Jennifer Goldstone
Justin Silva
Blake Schulman

Absent were:

Larry Berg, Chairman

Also present:

Daniel Nakahara, Planner

WORKSHOP MEETING
(1a)

Discussion of Special Use Personal Fitness Training Center and Self Improvement
Center at 444 Lake Cook Road

Commissioner Bromberg commented that he has no problems with this petition, and it is a good
use. He was surprised by the emails received that talked about parking and went to see the
parking situation for himself by going to the site twice a day for several times. He concluded that
there is plenty of parking available and stated that he supports this petition.
Commissioner Schulman commented if the development adds tenants it will impact their parking
more. He agreed that there is plenty of parking even at peak hours and more than enough for
this use. He also supports the petition.
Commissioner Goldstone agreed with Commissioner Bromberg’s and Schulman’s comments
and supported this petition.
Commissioner Silva agreed with the Commissioners. He asked how many parking spaces the
neighboring businesses trucks takes up. Commissioner Bromberg replied that he saw that the
trucks were gone between 7:00 A.M. and 8:00 A.M. and back by 6:00 P.M. and that even when
they (the trucks) were parked, there was still plenty of parking available.
Commissioner Bromberg moved, seconded by Commissioner Silva to approve the request for a
Special Use for a personal fitness training center and self-improvement facility in Suite 27 at the
444 Lake Cook Road Building B in the Industraplex Planned Unit Development with the parking
exception. The motion passed with the following roll call:
Ayes: Silva, Bromberg, Goldstone, Schulman, Jacoby (5)
Nays: None (0)
Mr. Nakahara reported that this matter will go before the Village Board on May 6, 2019.
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(2a)

Discussion of Special Use Amendments for Shepard and Caruso Middle Schools

Commissioner Bromberg commented that he supports this petition provided that the District
turns off the lit signs by 11:00 P.M. nightly. All Commissioners agreed.
The other Commissioners were fine with the petition and found that the special use standards
were met. The Commissioners supported the renovations that are being requested by District
109.
Commissioner Bromberg moved, seconded by Commissioner Goldstone, to approve the
request for Special Use Amendments to permit building additions and renovations for Shepard
and Caruso Middle Schools in the P-1 Public Lands District (School District 109) provided that
all building signage is turned off by 11 P.M. nightly. The motion passed with the following roll
call:
Ayes: Silva, Bromberg, Goldstone, Schulman, Jacoby (5)
Nays: None (0)
Mr. Nakahara reported that this matter will go before the Village Board on May 6, 2019.
Items from the Staff
Mr. Nakahara reported on upcoming Plan Commission agenda items.
Adjournment
Commissioner Bromberg moved, seconded by Commissioner Goldstone to adjourn the
Workshop Meeting at 8:27 P.M. The motion passed with a unanimous voice vote.
Respectfully Submitted,
Laura Boll

