MEMORANDUM
TO: Plan Commission
FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: August 7, 2020
RE: Prefiling Conference for an Amendment to Deerfield Square Planned Unit
Development for the redevelopment of Multi-Tenant Building 7 (which occupies the
existing Rhapsody Café Restaurant and former Warehouse Restaurant space) for the
establishment of a residential apartment development at 833 Deerfield Road in the
Shopes at Deerfield Square – (Kirby Limited Partnership, d/b/a Deerfield Square Limited
Partnership)
The purpose of a prefiling conference is to give the petitioners direction, feedback, and
input on their proposed plans.
Subject Properties
The subject property consists of the 17 acre Deerfield Square Planned Unit
Development which is bounded by Deerfield Road to the north, Waukegan Road to the
east, Osterman Avenue to the south, and the railroad tracks to the west. The specific
area under consideration is Building 7 at 833 Deerfield Road, which abuts Metra railroad
tracks and currently occupies Rhapsody Café restaurant and the former Warehouse
restaurant. Vehicular access to Deerfield Square is from three signalized intersections
(two on Deerfield Road and one on Waukegan Road) and at the Robert York Avenue
and Osterman Avenue intersection, and at secondary access points along Osterman
Avenue. The setbacks, access points, lot coverage, open space, site landscaping,
parking lot lighting, sign criteria, and storm water management for this Planned Unit
Development were previously approved in ordinaces O-98-34, O-99-12 and O-99-51.
Surrounding Land Use and Zoning (for entire Deerfield Square PUD)
North (across Deerfield Road): C-1 Village Center District and P-1 Public Lands District –
retail, public parking lots, AT&T building, and commuter parking lot
South C-3 Limited Commercial District: medical office building, (and across Osterman
Avenue): C-1 Village Center District, P-1 Public Lands District and R-5 General
Residence District - Post Office, One Deerfield Place senior housing apartment
building, and South Commons multiple-family residential development
East (across Deerfield Road): Deerfield Village Centre mixed use retail, office, and
residential development
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West (across train tracks): P-1 Public Lands District, R-5 General Residence District, R-4
Single and Two-Family District – Metra parking, multi-family residential, and two-family
residential
Proposed Plan
The petitioners are proposing to redevelop the property at 833 Deerfield Road with a
transit-oriented development (TOD). Transit-oriented development (TOD) is moderate
to high density, mixed-use communities generally located within a half-mile radius (10minute walk) of a rail or bus station designed to maximize walkability and transit
access. Interest in TOD is driven by its ability to reduce traffic congestion; and a desire
to live in mixed-use, sustainable, and walkable communities which are accessible to
transit. The close proximity of the Metra Station as well as the Pace Bus Route 471
along Deerfield Road qualifies the project as a transit oriented development (TOD). A
TOD promotes less dependence on automobile use.
The proposed redevelopment is adjacent to public transit (downtown Metra station) and
will replace an existing 13,109 square foot, two-tenant building that has been occupied
by restaurants since it was contructed about 20 years ago. The existing building
includes a 8,593 square foot space recently vacated by the Warehouse restaurant and a
4,516 square foot restaurant space occupied by Rhapsody Café. The petitioner has
indicated that they will work with Rhapsody Café to relocate its operation to another
storefront within Deerfield Square.
The petitioners are proposing a 40 unit residential development consisting of a five
story apartment complex with four stories of residential units above a parking podium.
The proposed density of this development is 2.35 units per acre when including the
entire 17 acres of the Deerfield Square PUD (40 units proposed / 17 acres in Deerfield
Square PUD = 2.35 residential units per acre).
Each floor will include 10 apartments with 5 one-bedroom units and 5 two-bedroom
units per floor for a total of 20 one-bedroom units and 20 two-bedroom units in the
development. The one-bedroom units will range in sze from 778 square feet to 930
square feet and the two-bedroom units will range in size from 1,170 square feet to
1,350 sqare feet with the average unit size being 1,025 square feet. The units will be
marketed to various resident types from young professionals to empty nesters catering
to a boutique experience with higher quality offerings. Each apartment will have its own
dedicated outdoor space, high-end finishes and appliances. Rental rates will range
from $1,800 - $2,000 for the one-bedroom units and from $3,000-$3,200 for the twobedroom units.
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The petitioner’s submittal indicates that the building will be built with high quality
materials and will be 58 feet to the top of the parapet wall and 61 feet to the top of the
elevator shaft. The development is proposed to have 32 covered parking spaces and 64
outdoor parking spaces for a total 96 parking spaces. Shared amenities for the
residents will include a lobby, dog run, sculpture garden, two elevators, and bicycle
parking. A section of the first floor mechanical room will be dedicated to house the
trash dumpsters with overhead doors for access for trash pickup. The petitioner’s plans
indicate that the proposed building will be built on approximately the same footprint as
the existing building, adding no new impervious surface. There are no plans to build
out the roof for resident access or green space on the roof/green roof. Also, no
sustainable elements or alternative energy systems are being considered due to
budgetary restraints.
The petitioners have provided a preliminary landscape plan for the property. The
existing landscaping on the east and west sides of the property will remain with
additional trees and landscaping on the west elevation and in the sculpture garden in
the parking lot area. Along Deerfield Road, existing shade trees will remain as they are
part of the Village’s streetscape.
The petitioner does not plan to provide an affordable housing component citing the
allocation of a portion of affordable units in the small scale development would render
the project economically unfeasible.
Deerfield Comprehensive Plan
The relevant sections of the current Comprehensive Plan (Housing Section 3.3,
including workforce/affordable housing; Future Land Use Map; and Bicycle Plan) are
attached to this memo. Recall that a Comprehensive Plan is an advisory document that
guides the growth of a community.
Housing Section 3.3 of the Comprehensive Plan (attached) addresses affordable
housing, and below is what is stated in the Comprehensive Plan:
Affordable Housing
Given the full development of the Village and the derogation of land use planning and
zoning powers provided by the Affordable Housing Planning and Appeal Act, 310 ILCS
67/1, et seq. (the "Act"), it is determined that compliance with the Act is impractical
and not in the best interests of the Village; therefore, pursuant to its home rule powers,
the Affordable Housing Planning and Appeal Act, 310 ILCS 67/1, et seq., will not apply

3

within the Village of Deerfield and shall be superseded within the Village by the Zoning
Ordinance and Comprehensive Plan of the Village of Deerfield
The Village recognizes the need for affordable housing within the Village and the region
in which the Village is located and will give due consideration to those needs and to the
opportunity to accommodate new affordable housing options within the Village when
opportunities are presented to develop or redevelop significant parcels for residential
uses in the Village of Deerfield. The enforcement of federal and state fair housing laws
shall be and remain a priority for the Village.
Some of the discussions the Village had in the past has focused on workforce housing.
Workforce housing is affordable housing for middle-income people who will fill jobs in
fields as diverse as teaching, law enforcement and health care, especially at entry-level
salaries. Workforce housing helps people live near their workplaces so they enjoy
reduced commuting times and transportation costs. Workforce housing may help local
employers attract and retain the people who maintain the health of the business sector,
keep the community safe, and who teach at our schools. Providing adequate affordable
housing for people so they do not have to expend huge portions of their income on
housing or spend hours commuting to their jobs is a challenge facing many
communities across the United States. The past discussions of the Village regarding
affordable and workforce housing can be found on the Village’s website at:
www.deerfield.il  Government  Departments  Community Development 
Planning Division  Development Review  Workforce Housing
Affordable Housing Discussion
At the January 27, 2020 Committee of the Whole (COW) meeting, the Village Board
discussed the possibility of an inclusionary affordable housing ordinance that would
mandate affordable housing units to be provided into new developments over a
particular size. At the COW meeting, the Village Board directed Staff to prepare a
report discussing the appropriate scale for when an affordable housing requirement
would be triggered and the related policy tools and implications. The minutes from the
January 27, 2020 Board of Trustee’s COW meeting are attached.
The Board took up the affordable housing issue again at the July 20, 2020, Village
Board meeting. As directed by the Board, Staff recommended a framework (see
attached report dated July 13, 2020) for an inclusionary ordinance to advance the
Village Board’s policy intentions from the January 27, 2020 COW meeting. The Village
Board voted in favor of moving forward with an inclusionary zoning ordinance at the
July 20, 2020 Board meeting. The Board will be sending the framework to the Plan
Commission for an inclusionary ordinance for the Plan Commission to discuss and make
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a recommendation to the Board. A link to the video of the Village Board meeting
(agenda Item 20-79) is provided: http://deerfieldil.swagit.com/play/07212020-1991
Deerfield Comprehensive Plan Future Land Use Map:
The Comprehensive Plan’s Future Land Use Map designates the Deerfield Square
property in the Village Center as an area intended to accommodate consumer-oriented
retail services and commercial uses, including mixed-use developments with residential
above the ground floor. The petitioner’s proposed residential development will not
require an amendment to the Comprehensive Plan Future Land Use Map.
Traffic
The petitioner will provide a traffic analysis for the public hearing with the request for
approval of a Preliminary Development Plan. The petitioner expects a change of use
from restaurant use to multifamily use will reduce the traffic impact in the area while
promoting more pedestrian traffic in the area. The proposed development’s close
proximity to public transit also promotes less dependence on automobile use.
Vehicular Access to Deerfield Square
Access to the new building is provided via the existing Deerfield Square shopping center
access system. Deerfield Square has two signalized access points off of Deerfield Road
both east of the new building, and one signalized access point off of Waukegan Road
southeast of the new building. The existing access points to Deerfield Square will
remain unchanged and consists of the following: the signalized north Deerfield Square
access drive on Deerfield Road allows full movements in and out of the shopping
center; Robert York Avenue at the north provides access to Deerfield Road and allows
full movements in and out of the shopping center under signalized control. Robert York
Avenue at the south provides access to Osterman Avenue and allows full movements in
and out of the shopping center under all-way stop sign control; The signalized
easternmost Deerfield Square access drive on Waukegan Road allows full movements in
and out of the shopping center.
Pedestrian Access Plan
As pedestrian circulation is a critical element of a transit oriented development, staff
has asked the petitioners for a pedestrian circulation plan for the prefiling conference to
show how a pedestrian circulates/moves on the site and how they access the train
station. The Plan Commission is also concerned about providing safe access for
pedestrians to get to and from the train station from the proposed development. The
petitioner has provided a Pedestrian Circulation Plan showing the pedestrian access
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routes (turquoise dashed lines) from the proposed residential development to the
Deerfield Train station platforms.
Zoning Conformance – Commercial Planned Unit Development Requirements:
The petitioners will need to seek approval of an amendment to an existing Special
Use/Commercial Plan Unit Development for the proposed residential development in the
C-1 Village Center District. Attached are the PUD standards used in evaluating the
proposed development. Another developments that was approved as commercial PUD
with a residential component in the Village Center is Deerfield Village Centre (across
Waukegan Road). This amendment to the PUDs needs to be approved in two steps, a
Preliminary PUD and if the Preliminary PUD is approved, the petitioners come back for a
Final PUD.
The subject property at 833 Deerfield is part of the Deerfield Square PUD, therefore,
the PUD bulk requirements apply to the entire Deerfield Square PUD.
Minimum Size of Site
None required.
Minimum Land Area per Dwelling Unit
In a Commercial PUD containing dwelling units, a minimum land area of 2,500 s.f. per
dwelling unit shall be provided. A total of 40 units are proposed, requiring 2.29 acres
The area of the entire Deerfield Square PUD is approximately 17 acres.
Minimum lot area
None required.
Minimum lot width
Required: 100 feet of frontage.
Previously Approved: Deerfield Road: 940 feet; Waukegan Road: 665 feet
Minimum Setbacks for Commercial PUD
Minimum Perimeter Setbacks (applicable to the exterior boundaries of a Commercial
Planned Unit Development)
Front Yard (to the east along Waukegan Road)
Required: 5 feet required.
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Proposed: 7 feet from the property line.
Side Yards (to south)
Required: 25 feet adjacent to a residential district.
0 feet required where a side yard adjoins a non-residential district.
Proposed: 5 feet setback for building 9, and 2 foot setback for building 10.
(exception granted by Ordinance O-98-34)
Corner Side Yard (to north along Deerfield Road)
Required: 5 feet
Proposed: 4 feet 9-3/4 inches provided, exception needed
Rear Yard (to west)
Required: 10 feet
Proposed: Setback for the new residential building is 15 feet 9-1/2 inches. The
existing setback for building 9 in this PUD at 710 Robert York Avenue is 3 feet
and this exception was granted in 1998 by Ordinance O-98-34.
Setback Between Buildings
Required: As needed with regard to fire hazards, traffic sight lines, and access for
emergency equipment.
Proposed: The Deerfield Bannockburn Fire Protection District has reviewed and
approved the Preliminary Development Plan in the attached letter dated August 7,
2020.
Maximum Lot Coverage
Allowed: 75% of the total area of the lot.
Proposed: This information will need to be provided for the preliminary development
plan.
Maximum Building Height
Allowed: 55 feet. The Zoning Ordinance defines height as the vertical distance as
measured from the pre-development grade for a property, to the highest point of the
coping of a mansard roof or a flat roof, to the highest point of a hipped roof, to the
highest gable of a pitched roof, to the ridge of the gable or hip roof, or to the highest
point of a turret or ornamental tower, whichever point is higher.
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Proposed: The height of the proposed new residential apartment building will be 58 feet
to the top of the parapet wall and 61 feet to the top of the elevator shaft. Exception
Needed.
Previously Approved Height Exception Approved for Office Building: Building 4 (4-story
office building) measured the height of the building to the peak of the gable at 71 feet,
and the height of the roof deck is at 52 feet 8 inches (the architectural elements of the
office function as parapet walls and screens the mechanicals and elevator overruns).
An exception for the building height exceeding 55 feet was granted by Ordinance 0-9834 for the office building in Deerfield Square when the Deerfield Square PUD was
approved in 1998.
Heights of the other commercial PUDs in the Village Center: The height of Deerfield
Village Centre is 50 feet 9 inches to the highest point of the apartment building. The
height of the South Commons condo buildings are 55 feet viewed from the Robert York
side and 65 feet viewed from the west side of the buildings (grade of the property
drops off from east to west).
Minimum Usable Open Space
Required: 10 percent of gross area of the site. The Zoning Ordinance defines usable
open space as an area of land or water or a combination of land and water which may
include complimentary structures and improvements within the site, excluding space
devoted to parking, designed and intended for common use and enjoyment.
Proposed: This information will need to be provided for the preliminary development
plan public hearing.
Required Parking for Mulitple Family Development
Required Residential – 1.5 parking spaces for each one bedroom unit, and 2 parking
spaces for each unit with 2 or more bedrooms.
One bedroom: 20 units x 1.5 = 30 spaces
Two bedroom: 20 units x 2 = 40 spaces
Total required spaces for residential: 70 spaces (70 required spaces / 40 units = 1.75
parking spaces per unit required)
Spaces Provided for Residential: 96 parking spaces (96 provided spaces / 40 units = 2.4
spaces per unit provided).
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Planning seminars that staff has attended has been suggested that downtowns don’t
need to be as heavily parked when a train station is nearby. People that live in transit
oriented developments will walk to the train, and generally walk and bike more to
restaurants and shops. There is a realization that developers know how much parking
they need and the market will drive the parking demand for TODs.
In 2008, Ordinance O-08-08 granted the petitioner approval of an amendment to their
PUD for renovations to the parking lot at 833 Deerfield Road. The approved plan for
833 Deerfield Road property changed the existing traffic flow from two-way to one-way
counterclockwise. The approved site plan had 67 parking spaces including 3 accessible
spaces. Overall, the proposed site plan for the proposed residential development
increases the number of parking spaces for the 833 Deerfield Road property, from 67 to
96 parking spaces.
Size of Parking Stalls, Aisle Width and Vertical Clearance
Required: 9 feet wide x 19 feet long (perpidicular spaces)
24 feet drive aisle width
Vertical clearance of 7 feet is required for enclosed parking spaces.
Proposed: 8 feet wide x 18 feet long
21 feet drive aisle width
Ordinance O-08-08 granted approval of the parking spaces at 833 Deerfield Road to be
restriped to be 75 degree angled instead the previously approved 90 degree angled
(perpendicular). Ordinance O-98-34 granted an exception for parking spaces to be 9
feet wide by 18 feet long (9 feet wide by 19 feet deep in the requirement). A further
exception would be needed to allow 8 foot wide parking spaces in this development
area.
The petitioner has indicated that the vertical clearance of 7 feet will be met for enclosed
parking spaces
Location of parking spaces
Allowed: Parking spaces are permitted within the required yards but must be 5’ from
the property line, or can be at the property line if a 7’ high solid fence is provided.
Proposed: The proposed parking for the new residential building meets the setback.
When the Deerfield Square development was approved in 1998, a row of parking along
the east property line at the southwest corner of the development were within 5 feet of
the required setback and an exception granted by Ordinance O-98-34.
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Loading
Required: 1 per building (12’ in width by at least 50 feet in length) with a vertical
clearance of 15 feet for loading areas, or as determined by Village for a PUD.
Proposed: The petitioner’s plans do not indicate a loading area on the ground floor
plan. Elevators for move in/out are shown at the north end of the building, adjacent to
the lobby (see floor plan).
Signage
Signage for the new residential building will need to be provided for the public hearing.
Staff has provided the petitioners the residential (apartment) signage for Deerfield
Centre.
Landscaping Plan
Required: The petitioners are required to submit a landscaping plan for a planned unit
development. Also, where a non-residential use abuts property in a residential district
at a side or rear lot line, the non-residential use shall be screened along the lot lines by
a screening fence or landscaped screening not less than 7’ in height.
Proposed: The petitioners have submitted a preliminary landscape plan showing the
buffering around the perimeter of the development including existing privacy fencing
and existing vegetation and trees to remain on the west side. Additional trees and
landscaping will be provided on the east perimeter, and a public art and sculpture
garden in the parking lot area. Along Deerfield Road, existing shade trees will remain
as they are part of the Village’s streetscape.
Lighting
Required: Must be directed away from adjoining properties and streets.
Proposed: A detailed lighting plan with photometrics will need to be submitted for a
public hearing.
Trash/Refuse Areas
Required: All refuse containers to be fully enclosed by a screening fence or landscaped
screening of a height sufficient to screen the containers from view from adjoining
properties and public or private ways.
Proposed: A trash room is provided on the inside of building on the first floor.
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Storm water detention and utilities
The issue of storm water detention will need to be addressed by the applicant.
Preliminary engineering plans will need to be approved by the Village’s Engineering
Department for the preliminary development plan. The impervious area with the
redevelopment of this area will remain about the same as the existing condition on the
property.
Fire Department
The petitioner has provided a letter dated August 7, 2020 receiving approval of the
proposed site plan from the Deerfield Fire Protection District for emergency vehicle
accessibility.
HVAC/Mechanical Screening
The petitioners will need to screen all the rooftop HVAC equipment from view.
Deerfield Road Regional Bike Route
Deerfield Road is designated as a regional bike corridor by the Northwest Municipal
Conference. Also, the south side of Deerfield Road is part of Deerfield's designated bike
route in the Village's Comprehensive Plan (see attached).
Bike Facilities
Bicycle facilities must be indicated on the petitioner’s plan as required by the Zoning
Ordinance. Ordinance O-02-09 requires that where appropriate, all developments in
the C-1 Village Center District (as well as the C-2, P-1, and I-1 Districts), have to
provide for bicycle storage, safe and smooth internal circulation, and connections to
adjacent developments and bike paths. Interior bike storage is provided in the
southwest corner of the first floor of the building for the apartments. There are
existing pedestrian cross walks at the Deerfield Road and Robert York Avenue signalized
intersection. A pedestrian crossing is also provided on the north side of Deerfield Road
viaduct, adjacent to the proposed development.
Public Art on Private Property
Ordinance O-15-22, approved in 2015, requires applicants for commercial
development in the Village Center to give consideration to providing public art on
the property and provide a public art plan for the proposed development. The
definition of development is the construction, reconstruction, conversion,
substantial structural alteration, or substantial enlargement of any building(s)
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housing the primary use of the property. Public Art Definition in Ordinance 0-1522: Public art means a work of art created by a visual artist or public context
designer that is sited in a public place for people to experience. This can include
murals, sculptures, or infrastructure such as public fixtures or furniture and other
functional elements that are designed and/or built by visual artists or public
context designers. Public art is art that is located in public spaces and may
include art in windows, art in public building atriums, and other indoor places
that are generally open to the public. It is art that people encounter on a daily
basis in the public sphere.
The petitioner has indicated a public art and sculpture garden in the middle of
the parking lot to the south of the new building.
Appearance Review Commission (ARC)
The ARC held a preliminary design review of the petitioner’s development plans at their
July 27, 2020 meeting. Below is a summary of that meeting.
The ARC were in favor of changing the building’s use from restaurant to residential.
They felt it would help the property owners fill some of their large vacant spaces within
the Deerfield Square development. The ARC was also ok with the building’s height of
61’, which is 6’ greater than the Deerfield Zoning Ordinance maximum height for the C1 district. Given its location, they did not feel like it would appear out of place height
wise. The ARC discussed the drawings and voiced the following concerns about the
project:
1. Amount of Windows – The ARC noted that the majority of the elevations were
composed of large floor to ceiling window looking outward toward a not so nice
view. The petitioner noted that windows sell apartments. The ARC would like to
see a better mix of window vs non-window spaces on the elevation.
2. Lack of Character – The ARC would like to see some of the Deerfield
Square retail building features (i.e. gabled roofs and turrets) applied to the
residential building. The ARC felt without any distinguishing features, the building
looked like an office building and felt too urban within the suburban context.
3. Unsightly Balconies – One Commissioner raised the point that nothing prevents
residents from accumulating and storing their belongings on their balconies,
creating unsightly views from the street. The Appearance Code states, “Decks

and balconies above the first floor should be screened from public view with
materials harmonious to the building.” The ARC recommends taking measures to

prevent unsightly views, such as using a different railing system to block the
balcony contents or eliminate the balconies from the street views.
4. Trash Location – The ARC discussed the proposed trash location, which relocates
the dumpsters from the exterior of the building to the interior. Visually the
Commission liked this, but they were concerned moving the trash inside might
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create unnecessary odors. The petitioners believe this will not be a problem,
because residential trash odors are much milder than restaurant trash odors.
The ARC discussed the petitioners return with more completed drawings, including
mechanical screening drawings, landscape plans and lighting plans, for a second
Preliminary Review.
Submittal List
Staff has provided the developer a submittal list for this project, please read through
the list and if there is something else needed for the public hearing, it can be discussed
at the prefiling conference.
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Village of Deerfield
2020 Zoning Ordinance Map

Subject Property

Deerfield Road

Waukegan Road

Deerfield
Square

Osterman Avenue

Subject
Property

Comprehensive Plan
1. Housing Section 3.3
2. Future Land Use Map
3. Bicycle Plan

3.3

HOUSING

The purpose of this element of Deerfield’s Comprehensive
Plan is to document the present and future housing needs
within the Village of Deerfield, including affordable and
special needs housing. The condition of the local housing
stock has been considered in developing the strategies,
programs, and other actions to address Deerfield’s housing
needs, and provide current and future residents with a range
of housing options.

AFFORDABLE HOUSING
Given the full development of the Village and the derogation
of local land use planning and zoning powers provided by the
Affordable Housing Planning and Appeal Act, 310 ILCS 67/1,
et seq. (the "Act"), it is determined that compliance with the
Act is impractical and not in the best interests of the Village;
therefore, pursuant to its home rule powers, the Affordable
Housing Planning and Appeal Act, 310 ILCS 67/1, et seq.,
will not apply within the Village of Deerfield and shall be
superseded within the Village by the Zoning Ordinance and
Comprehensive Plan of the Village of Deerfield.
The Village recognizes the need for affordable housing within
the Village and the region in which the Village is located and
will give due consideration to those needs and to the
opportunity to accommodate new affordable housing options
within the Village when opportunities are presented to
develop or redevelop significant parcels for residential uses
in the Village of Deerfield. The enforcement of federal and
state fair housing laws shall be and remain a priority for the
Village.
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Goal: Maintain the variety of the existing housing stock
and supplement it in suitable locations with safe, wellconstructed housing of a density*, scale* and character
compatible with adjacent housing.
Objectives

Policies

Help maintain the desirability of Village
neighborhoods.

Encourage maintenance of the existing housing
stock.
Endeavor to increase the variety in the housing
stock, so that there will be types and prices of
housing to satisfy the needs and preferences of
a wider variety of residents, while maintaining
the single-family dwelling as the basic form of
housing unit in the Village.
Protect residential areas from incompatible uses
through effective land use controls, proper
screening and buffering.
Maintain streets, parkway trees, sidewalks,
street lighting and other community facilities in
good condition.
Encourage good architectural and site design,
individuality and character in new housing.

Accommodate new housing in a
manner that does not adversely impact
the residential character of the Village.

Encourage only those developments which
conform to the Land Use Map and which are
thoughtfully designed with respect to traffic
generation, traffic patterns, topographical and
drainage conditions and small scale* of existing
developments.
Apply Deerfield’s impact fee ordinance to
residential development.
Encourage redevelopment that is designed to be
compatible with adjacent developments.

* - Term defined in the Glossary.
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Deerfield Comprehensive Plan
Village of
Bannockburn

FUTURE LAND USE CATEGORIES

(MAP INDICATES UPDATES THROUGH JUNE 18, 2019)

Single-Family Residential - Areas that contain or are appropriate for single-family
residential development.
Two-Family Residential - Areas intended to accomodate a mix of single-family
and two-family development.
Multi-Family Residential - Areas that contain townhouse developments,
condominiums or other large multi-family buildings.

City of
Highland Park

Retail Services - Areas intended to accomodate consumer-oriented retail
services and commercial uses. Within the Village Center this land use category
may include mixed-use developments with residential above the ground floor.
Within the C-2 Outlying Comercial District, for a commercial planned unit
development over 40 acres in size, this land use category may include multiplefamily rental apartments and townhomes.
Hotel - An establishment that provides lodging and services for travelers and
other paying guests.
Office/Research - Areas intended to accomodate various types of office uses.

Village of
Riverwoods

Light Industrial - A wide variety of employment-oriented land uses are included
under this land use category such as: light manufacturing uses, warehousing,
distribution, data processing/telecommunications and related office uses.
Public - This category identifies the major public uses including schools, Village
facilities, library, and post office.
Institutional - Identifies quasi-public facilities in the Village, including private
schools and places of worship.
Transportation/Parking/Utilities - This land use category includes commuter rail
facilities, commuter parking and utilities.
Open Space - Both public and private open space is included in this land use
category. Major land owners include the Village, the Deerfield Park District and

VILLAGE CENTER

Village of
Northbrook

FIGURE 3.1: FUTURE LAND USE MAP
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Inclusionary Zoning Discussion
1. January 27, 2020 Committee of the Whole
Meeting Minutes
2. Inclusionary Zoning Report to the Board of
Trustees dated July 13, 2020

COMMITTEE OF THE WHOLE – Minutes of Meeting
January 27, 2020
The Village Board met as a Committee of the Whole in the Council Chambers of the
Village Hall at 5:00 p.m. on Monday, January 27, 2020. In attendance were:
PRESENT:
Village Board
Harriet Rosenthal, Mayor
Robert Benton, Trustee
Thomas Jester, Trustee
Mary Oppenheim, Trustee
William Seiden, Trustee
Daniel Shapiro, Trustee
Barbara Struthers, Trustee

Staff
Kent Street, Village Manager
Andrew Lichterman, Asst. Village Manager
David Fitzgerald-Sullivan, Management Analyst
John Sliozis, Police Chief
Eric Burk, Finance Director
Bob Phillips, Public Works Director
Chris Fry, Police Commander
Andy Kupsak, Police Commander
Desiree Van Thorre, Administrative Services
Coordinator
Mary Glowacz, Administrative Intern

Absent
None
Public Comment
Elizabeth McCarty, 590 Whittier, reported that her northwest property line is shared with
a commercial property, the Village Centre located at the corner of Waukegan Road and
Deerfield Road. She reported excessive and unnecessary noise created by snow removal
of less than two inches in accumulation. She noted a bobcat is utilized for snow removal
into the early hours of the morning. She stated that she has informed both Village staff
and the Police Department of this noise issue and has been told that, due to safety reasons
snow removal is permitted. She reported that Deputy Chief Budny simply encouraged her
to call dispatch to report a noise complaint when the bobcat is being utilized for long
periods of time in the early hours of the morning. She stated that Assistant Manager
Lichterman provided her with the Village’s policy that snow needs to be removed so
residents and patrons can get around safely and that it was not safe for the bobcat to move
around when patrons are present. She also reported that Mr. Lichterman told her that
there are different variables that come with living next to a shopping center. Ms. McCarty
stated that she does not think that the snow regulations are transparent and wants snow
removal noise restrictions to be put into place.
Mayor Rosenthal thanked Ms. McCarty for coming and noted that staff understands her
frustrations. She noted that it can be difficult to plan for the weather due to its
unpredictability. She asked if staff has directly reached out to the Village Centre property
owner about this noise complaint. Mr. Lichterman noted that this property is not being
treated any differently than any other commercial or residential property. He cited
exceptions to the noise ordinance due to safety. Trustee Oppenheim commented that the
Village should consider the heightened noise that is created by the large equipment
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utilized for snow removal at the Village Centre. Mr. Lichterman noted that staff worked
with the center’s snow removal contractor to help reduce the noise impacts and noted that
the center must accommodate their own residents’ snow removal and safety needs.
Mayor Rosenthal asked staff to speak directly to the property owner about this noise
complaint. She noted that due to safety reasons it is not practical to pass a code that
restricts snow removal hours, but staff can ask the property owner to be more considerate
of the times/duration that snow is removed from the center. Mr. Lichterman agreed that
the Village will work with the property owner on this issue. Trustee Shapiro stated that
one must consider that snow removal contractors have various clients and it is impractical
to require snow to be removed immediately upon snowfall. He commented that the Board
understands Ms. McCarty’s frustrations and their goal is to find a fair solution for
everyone. Ms. McCarty stated that her situation is unique and needs to be addressed.
Trustee Shapiro stated that the Village is going to look into this issues and will make
efforts to find a practical solution.
Active Shooter Training
Police Commander Kupsak provided active shooter training. Manager Street reported that
similar training has been provided to the Plan Commission.
Presentation by Go Green Deerfield
Art Wilde of Go Green Deerfield thanked the Mayor and Board for putting this topic on
the agenda. He stated that it is important to address this issue now to reduce its future
impact on our children and grandchildren. He stated Go Green’s goals are to reduce
greenhouse gas emissions by 45% by 2030 and be 100% carbon neutral by 2050. These
goals are in line with the UN Climate Change Report. He outlined local sources of carbon
dioxide emissions, including goods, food, building energy, services, and transportation.
He outlined initial policy concepts that are measurable and being done in other
communities. He requested that the Mayor and Board commit to reducing the Village’s
carbon footprint by passing a Proclamation and authorizing creating a green action task
force to work on implementing policies. He stated that the Village has a track record of
being a leader in standing up for important issues and that this is an opportunity for the
Village to be a model for other communities on addressing this issue. He noted the group
would like to deliver a draft a sustainability plan for Board approval within the first six
months, and go before the Board for a vote on the proclamation within 30-days.
Mayor Rosenthal stated that she appreciates Go Green’s initiatives and concise
presentation. She asked how reductions in Deerfield’s carbon footprint could be
measured. Mr. Wilde stated that there are various tools for measuring reductions; stating
that energy is the easiest to measure. He sighted electrical consumption measurements
that appear on utility bills as an example, as well as available studies that help quantify
savings. Mayor Rosenthal inquired about the current baseline. The group cited Local
Governments for Sustainability and the Global Protocol for Community-Scale as reliable
sources for determining Deerfield’s current baseline, noting that Evanston is currently
utilizing these platforms.
Trustee Oppenheim asked if this data would be easily available to staff and noted
concerns with time and expense with tracking the Village’s carbon footprint reductions.
Trustee Shapiro noted that it would be beneficial for staff to speak with Evanston about
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their experiences. Trustee Oppenheim stated that she can get behind supporting these
initiatives, but wants to ensure that the measures are calculable and noted the limitations
of staff time. Mr. Wilde noted that other communities have confirmed that tools are
available to collect comprehensive data in an efficient, non-burdensome manner for staff.
Mayor Rosenthal stated the importance of getting initial stakeholders involved and
invested early on in the process; noting the importance of having the Park District and
other community stakeholders involved. Trustee Struthers noted the importance of
getting the schools involved right away. Trustee Oppenheim agreed and noted that most
schools have environmentally green committees. Trustee Seiden inquired about working
with other communities. Mr. Wilde confirmed that Go Green has utilized other
communities as resources in their research.
Trustee Shapiro inquired about Go Green’s involvement with the Sustainability
Commission. Mr. Wilde noted that Don Anderson from the Sustainability Commission is
present tonight. Amy Call stated that she is a member of both groups and that she
envisions future partnerships as it is a large task that cannot be accomplished by one
group alone. Mr. Wilde noted that the goal of the task force is to activate the community.
Trustee Oppenheim noted that she appreciated the presentation’s connection to the
Village’s Comprehensive Plan. She noted the importance of Go Green, the Sustainability
Commission, the Village and community stakeholders working together to accomplish
this goal in the most practical and efficient manner.
Mayor Rosenthal commented that this will involve a lot of financial decisions. Mr. Street
commented that Board direction will help him prioritize staff time to address these goals.
Trustee Jester noted that he would not support the Proclamation as it is currently written.
Mayor Rosenthal asked the Board to carefully look over the Proclamation and provide
staff with any suggested edits. There was a conversation about when the Proclamation
should appear on the Board agenda. Mayor Rosenthal summarized that there is a general
consensus for the Proclamation to appear on the February 18 meeting agenda.
Trustee Oppenheim moved to enter into closed session pursuant to Section 2 (c) 11 of the
Illinois Open Meetings Act. Trustee Shapiro seconded the motion. The motion passed by
the following vote:
AYES: Benton, Jester, Oppenheim, Mayor Rosenthal, Seiden, Shapiro, Struthers (7)
NAYS: None (0)

Board went into closed session at 6:05 p.m. and returned to open session at 6:26 p.m.
Village Attorney Cost Recovery Code Provisions
Mr. Street outlined the memo from the Village Attorney regarding cost recovery from
petitioners for land use petitions. Mr. Lichterman discussed the options available and
noted that independent business owners commonly inquire about petition fees. Trustee
Oppenheim inquired about the cost for smaller projects. Trustee Shapiro stated that he
does not like the idea of all third party costs being passed on to the petitioner and pointed
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out the potential financial hardship that this would have on smaller businesses and a
single homeowner petitioning the Village.
Mayor Rosenthal stated that she is in favor of requiring an escrow and recovering the
Village’s actual costs for these services. Trustee Struthers asked about the estimated
annual financial recovery. Mr. Lichterman noted the Village budgets about $200,000 in
attorney fees annually. Trustee Shapiro stated that he likes the Des Plaines model, which
exempts small projects. Trustee Jester noted that all outside third party services should be
included. Trustee Seiden commented that the Village may be less attractive to businesses,
from a financial perspective, if petitioners are required to pay attorney costs. Trustee
Shapiro noted that one- and two-unit residential structures would be exempt. Mr. Street
noted the escrow would be proportional to the size of the project. There was a consensus
to exempt other taxing bodies and charitable and religious organizations. Mr. Street
thanked the Board for providing direction and noted that a report would be presented to
the Village Board on this matter at a regular meeting.
Strategic Planning Discussion
Trustee Oppenheim stated that she has gone through the strategic planning process in the
past and found it useful. Trustee Jester noted he has participated in the strategic planning
process in his professional life and noted that strategic planning can be beneficial during
changes in leadership. He commented that he does not think that there will be
substantive, long term benefits from the process in the Village’s case. He asked for
examples of potential changes that would benefit the Village. He asked his fellow trustees
for ideas or examples of strategic goals. Trustee Oppenheim noted the earlier discussion
from Go Green is an example. She stated that strategic planning is meant to clarify the
Village’s position on specific topics and realign priorities that guide decision-making.
She stated that new issues are constantly arising and strategic planning would allow the
Village to develop effective strategies for dealing with such issues.
Trustee Jester stated that he is satisfied with how the Board has been addressing issues
and doesn’t see the lasting benefits of a strategic plan. Trustee Seiden commented that he
has participated in strategic planning in the past and found the process to be a waste of
time and money. Trustee Struthers noted that she has seen strategic plans both work and
not work in the past and she has her doubts about entering into the strategic planning
process. Mayor Rosenthal compared the strategic planning process to the Police
Department accreditation process and noted that it is a check on what the Village is doing
and how the Village is doing it. Trustee Seiden asked if there has been any cases over the
past few years in which a strategic plan would have been beneficial. Trustee Shapiro
stated that the Village is fortunate to have such a strong staff and that although a strategic
plan in not needed at this time it would be wise for the Board to revisit the prospect on an
annual basis. Trustee Oppenheim commented that she has found the strategic planning
process to be valuable in similar public body settings.
Mr. Street noted that creating a strategic plan is extremely time demanding and requires a
commitment by all parties involved in order to efficiently and effectively work. Chief
Sliozis reported that the Police Department has a five year strategic plan and noted that
the process required a lot of time and work, but was worthwhile. He noted that the Police
Department does refer to their strategic plan and that the strategic plan is revisited on an
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annual basis when creating the upcoming year’s budget. Mayor Rosenthal stated that the
Board would not pursue strategic planning at this time but requested that this matter be
revisited during budget planning.
Affordable Housing Discussion
Mr. Lichterman outlined the memo and highlighted the new affordable housing figures
from the State. Trustee Jester noted that the Village is at 8 percent affordable housing.
Mayor Rosenthal noted that some of the increase could be due to a depressed real estate
market. Trustee Struthers commented that the Village is very close to the State’s
recommendation for 10 percent affordable housing.
Mayor Rosenthal noted that the focus should be on determining whether the Board finds
it necessary to further regulate affordable housing. Trustee Shapiro stated that the Village
must separately define affordable housing. Trustee Oppenheim asked if the Village
should legislate inclusionary zoning, in which new developments are required to commit
a certain number of units to affordable housing. She stated that it is the Village’s moral
and ethical obligation to pass an ordinance. Trustee Jester disagreed, noting that there are
not likely to be additional multi-unit developments built due to the restricted amount of
buildable land in the Village. He noted that it would be a waste of money to pay our
attorney to write an ordinance that will not likely be utilized.
Trustee Shapiro stated that having an ordinance in place clearly provides developers with
all the information and rules from the start, allowing them to better plan. Trustee
Struthers stated that she would have liked to see affordable housing on Samantha’s Way
and Elysian Way and would like these types of developments to consider including
affordable housing going forward. Trustee Seiden noted that as a home rule community,
the Village is not required to provide affordable housing. He believes that requiring
affordable housing is using taxpayer dollars for charity. Mayor Rosenthal commented
that the Village should look at size and scale in order to determine the parameters that
would best suit Deerfield. Trustee Jester agreed that the starting point should be looking
at the scale. There was a consensus for staff to prepare a report discussing the appropriate
scale for when an affordable housing requirement would be required.
Adjournment
There being no further business or discussion, Trustee Benton moved to adjourn the
meeting. Trustee Shapiro seconded the motion. The motion passed unanimously on a
voice vote. The meeting was adjourned at 7:10 p.m.
Respectfully submitted,
Mary Glowacz
Administrative Intern
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At the January 27, 2020, Committee of the Whole meeting the Village Board directed staff to prepare a report
discussing the appropriate scale for when an affordable housing requirement would be triggered and the related policy
tools and implications.
Staff is recommending the framework for an inclusionary zoning ordinance as a direct method to advance the Village
Board’s policy intentions.
Specifically, staff is recommending that affordable units be defined as those units, which are made available for sale or
for rent that are available to households with incomes that do not exceed 120% of the AMI and at mortgage or rental
rates that do not exceed 30% of those households’ gross annual household income.
Staff is proposing a sliding scale to determine the number of affordable units that must be included in future
developments, with a requirement of 10% affordability for developments over 51 units.
Should the Board desire to move forward with an inclusionary zoning program, the Board’s recommendation would
then be forwarded to the Plan Commission for review.
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July 13, 2020
Kent Street, Village Manager
Andrew Lichterman, Asst. Village Manager / Dir. of Community Development
Affordable Housing

Purpose
On many occasions, the Village Board discussed affordable housing and debated whether to amend the
Village’s Comprehensive Plan and establish criteria for an inclusionary zoning ordinance that would
mandate affordable housing units to be incorporated into developments over a particular size. Most
recently, during the January 27, 2020, Committee of the Whole meeting the Village Board directed staff
to prepare a report discussing the appropriate scale for when such an affordable housing requirement
would be triggered and the related policy tools and implications. Following a delay caused by COVID-19,
this memo offers an outline for an inclusionary zoning ordinance that attempts to capture the most
recent discussions of the Village Board.
Inclusionary Zoning Objectives
According to the booklet entitled, Affordable Housing Toolkit for Communities in the Chicago Region,
produced by Business and Professional People for the Public Interest (BPI), an inclusionary zoning
program will:






Increase the supply of affordable housing in municipalities;
Disperse the affordable units throughout the community;
Allow low- and moderate-income families to live in homes indistinguishable from and adjacent
to, market-rate housing;
Allow low- and moderate-income families to live in communities with better access to
employment and educational opportunities; and
Encourage racial and economic integration of our communities,

Staff concurs with the findings of BPI noted above and recommends that the Village Board consider an
inclusionary zoning ordinance as a direct method to advance the Village Board’s policy intentions.
Scale
In response to the Village Board’s directive, staff is recommending the following sliding scale to set the
number of affordable units required for residential developments:
Total # of Units to be Constructed*
1-10 units
11-20 units
21-50 units
51 units or more

Minimum Required # of Affordable Units
No requirement, but encouraged and incentivized
1 unit required to be affordable
5% of units required as affordable
10% of units required as affordable

Examples of past developments including their size, scale and density are enclosed with this report.

Affordability Baseline
Staff recognizes that both home ownership and rental rates for occupancy by households with a gross
income that is less than 120% of AMI is often a significant reduction from true market value. And while
defining “affordable unit” as 120% of AMI may have a meaningful impact towards advancing policy
goals, such as those listed at the beginning of this memo, it may not satisfy other non-binding State
housing directives, such as the Illinois Affordable Housing Planning and Appeal Act (AHPAA) (310 ILCS
67/).1
AHPAA (“the Act”) defines “Affordable housing” as:
housing that has a value or cost or rental amount that is within the means of a household
that may occupy moderate-income or low-income housing. In the case of owner-occupied
dwelling units, housing that is affordable means housing in which mortgage, amortization,
taxes, insurance and condominium or association fees, if any, constitute no more than
30% of gross annual household income for a household of the size that may occupy the
unit. In the case of dwelling units for rent, the housing that is affordable means housing
for which the rent and utilities constitute no more than 30% of the gross annual
household income for a household of the size that may occupy the unit.
310 ILCS 67/15.
Moreover, the Illinois House Development Authority (IHDA) is charged with determining which local
governments have satisfied the requirements of the Act. IHDA makes the determination by:
(i)
(ii)
(iii)
(iv)

Totaling the number of owner-occupied housing units in the Village that are affordable to
households with a gross household income that is less than 80% AMI;
Totaling the number of rental units in the Village that are affordable to households with a
gross household income that is less than 60% AMI;
Adding the number of owner-occupied and rental units in the Village from items (i) and
(ii); and
Dividing the sum of (iii) above by the total number of year-round housing units in the
Village (according in the latest U.S. Census) and reflecting that sum as a percentage of
affordable housing units in the Village.

Therefore, IDHA reports do not include owner-occupied housing units in excess of 80% AMI or rental
units in excess of 60% AMI.
The following is a summary of IDHA’s most recent reporting related to the Village of Deerfield’s
affordability.

1

The Village is exempt from the AHPAA because it is a home rule municipality.
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AHPAA (IDHA)
Reporting Year

Population

2013
2018

18,458
18,686

Village of Deerfield
Year Round
Total
Units
Affordable
Units
6,445
259
6,648
486

Affordable
Housing Share
4.0%
7.3%

If the AHPAA applied to Deerfield, the Village would be required to have a minimum of 10% affordable
housing or otherwise be subject to various requirements of the AHPAA

Recommendation: Area Median Income
The Village also needs to define what constitutes an “affordable unit” so that it accomplishes the
Board’s policy objectives and provides clarity to developers.
Recall that the Village Board recently negotiated with REVA to include 10% of the apartments in a 180
unit rental community to be offered to households whose annual incomes do not exceed 120 percent of
the Chicago-Joliet-Naperville, IL HUD Metro FMR Area Median Income, as established and defined in the
annual schedule published by the U.S. Department of Housing and Urban Development, and adjusted for
household size (AMI). The Board placed a restrictive covenant on the land enforcing the affordability for
a period of 25 years.
Consistent with the Village Board’s recent determination, staff is recommending that “affordable unit”
be defined as those owner-occupied or rental units be available to households with incomes that do not
exceed 120% of the AMI and at mortgage (including taxes and other fees) or rental rates that do not
exceed 30% of those households’ gross annual household income, and the rentals be retained in
perpetuity with restrictive covenants.
Target Income Levels
120% of AMI equals income no greater than $109,200 for a household of 4.
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Rent Schedule
Household incomes, as described above, can be converted into maximum allowable
rents. Below is an example of the rental pricing schedule used by the City of Highland Park:

Deerfield Rental Market
For comparison purposes, a summary of Deerfield’s rental market over the last six months is included
below:
Unit Type
Average Rented Price
# of Properties
1 – Bedroom*
$1,204
6
2 – Bedroom
$1,959
16
3 – Bedroom
$2,839
12
4 – Bedroom
$4,145
6
*12- months of rental data was used due to the low number of rentals that occurred over a 6-month period.
Source: Multiple Listing Service (MLS)

Assuming a household of 4 would need to rent a 3-bedroom apartment, the average rent price for a 3bedroom unit is below 120% of AMI but that does not include all utility costs. Often scavenger services
and water are included in the base rent but the tenant would still need to pay for gas and electric
utilities and most likely internet. When accounting for utility costs the average rent price will likely
exceed 120% of AMI.
Owner-Occupied Units
The following methodology was used to determine that the potential purchase price of an affordable
unit in the Village at 120% of AMI is equal to $369,500 for a household of 4.
$109,200 (120% AMI) x 30% (portion of income affordable for housing) / 12 = $2,730 a month.
4

The estimated median real estate taxes paid in the Village are $13,247 or $1,103.91 a month. This
amount was subtracted from $2,730 to reach the final affordable monthly payment of $1,226.09. Using
the present value calculation typical for determining an affordable sales price in mortgage lending and
assuming a 3.875% interest rate, a 30-year loan term and a 10% down payment, an affordable home
value in Deerfield was determined to be $369,500.
According to Midwest Real Estate Data, the median home value across all property types in the Village of
Deerfield is $385,000 as of May, 2020.
Recommendation: Eligibility
Since one common policy objective for instituting affordable housing initiatives is to allow for low- to
moderate-income families that work in the community to also live in the community, municipalities
often establish eligibility requirements that support this outcome. For instance, staff encourages the
Village Board to consider establishing eligibility requirements for the purchase or rental of affordable
housing units that gives first priority to families that live and/or work in the Village.
Recommendation: Incentives
In previous Board discussions, there has been little interest expressed for granting developers of
affordable units density bonuses or fees in-lieu of affordability. Staff recalls the Board did not favor
allowing density bonuses primarily due to added impact it can have on neighboring property owners.
Staff also recalls that fees in-lieu of affordability were undesirable because of the added oversight and
management that a cash acceptance program places on a housing commission or Village resources.
Alternatively, staff is encouraging the Board to consider other incentives that can be managed in-house
such as impact fee waivers, building permit fee waivers, plan review and inspection fee waivers or other
similar types of development fee waivers that can be granted for the affordable units that are included
in a development. Expedited permit processing for affordable housing developments can also be
considered. A combination of fee waivers and an expedited review process can help the developer
overcome economic challenges when constructing affordable housing developments that include units
below market rent.
Additionally, staff suggests the Board also consider providing parking relief for affordable developments
on a case-by-case basis, particularly when the development is located proximate to public transportation
and is a transit-oriented-development.
Conclusion
Affordable housing initiatives have been considered by the Village Board on several occasions in recent
years. Staff is recommending the framework for an inclusionary zoning ordinance to help achieve key
policy objectives. Specifically, staff is recommending that affordable units be defined as those units,
which are made available for sale or for rent that are available to households with incomes that do not
exceed 120% of the AMI and at mortgage or rental rates that do not exceed 30% of those households’
gross annual household income.
Staff is proposing a sliding scale to determine the number of affordable units that must be included in
future developments, which is capped at 10% for developments over 51 units.
5

Income levels have been converted into estimated mortgage and rent payments to help illustrate the
monthly expenditures that would associated with occupying an affordable unit. Restrictive covenants or
other types of similar legal mechanisms can be imposed on the development to ensure the units remain
affordable in perpetuity.
Qualifying eligibility requirements are also proposed to ensure that families that work in the community
can also live in the community, which is often a key policy objective associated with affordable housing
initiatives.
Various incentives such as fee waivers and an expedited permit review process are being proposed to
help developers overcome economic challenges that can be associated with constructing affordable
units below market rate.
Should the Board wish to move forward with an inclusionary zoning ordinance, staff anticipates that a
third party housing partner, such as Housing Opportunity Development Corporation (HODC) or
Community Partners for Affordable Housing (CPAH) be retained to assist with instituting the program
and providing on-going oversight related to income verification for eligible applicants.
Also, in the event the report is accepted, the Board’s recommendation would then be forwarded to the
Plan Commission for review.
Staff will be available at the July 20, 2020, meeting to answer questions.
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Gross Densities
Fountains of Deerfield
75 units on approximately 17 acres – 4.4 units per acre
Manor Homes of Deerfield (Ivy Lane)
24 units on approximately 3.5 acres – 6.8 units per acre
Barclay Lane Townhomes
56 units on approximately 6 acres – 9.3 units per acre
Chestnut Station (NW corner of Chestnut Street and Deerfield Road)
20 units on approximately 2 acres – 10 units per acre
Deerfield Senior Housing (One Deerfield Place on Osterman Avenue)
98 units on approximately 1.34 acres – 73.1 units per acre
Deerfield Village Centre (SE corner of Waukegan and Lake Cook Roads)
56 units on approximately 5 acres (bank parcel excluded) – 11.2 units per acre
Deerfield Crossing Condos (Elm Street)
63 units on approximately 3.5 acres – 18 units per acre (result of a lawsuit)
Coromandel (316 Condos, 68 Townhomes, 16 Single-family – 400 Units Total)
400 units on 46 approximately acres – 8.7 units per acre
South Commons (80 Condos, 51 Villas, 22 Rowhomes - 153 Units Total)
153 units on 10.8 approximately acres – 14.2 units per acre
Weinberg Community for Senior Living
161 units on approximately 10 acres – 16.1 units per acre (126 assisted living units in
Gidwitz Place at 1151 Lake Cook Road and 35 units in the Friend Center for Memory
Care at 1601 Lake Cook Road). The future phase of the assisted living consisting of
138 units on this parcel did not occur.
AMLI
240 units on approximately 6 acres – 40 units per acre
1

Continued
Woodview
248 units on 7.68 approximately acres – 32.3 units per acre
Taylor Junction
9 units on approximately .9 acres – 10 units per acre
Tamarisk NorthShore, A CJE Senior Life Managed Community (approved in 2017,
under construction and opening summer 2020)
Independent senior apartment community consisting of 240 units approximately 5.2
acres at 1627 Lake Cook Road – 46.2 units per acre
658, 662 and 702 Elm Street Townhomes (going through final approval)
7 units on approximately .89 acres = 7.9 units per acre
Zion Woods (going through final approval)
25 units on approximately 8.85 total acres = 2.82 units per acre. When the storm water
detention basins and existing impervious area for the church are removed, the net
density is 4.15 units per acre (25 units/6.02 net acres)
Deerbrook (REVA Proposal for TOD for the Back 10.79 acres, not constructed)
246 apartment units on approximately 10.79 acres in the back of Deerbrook = 22.8 units
per acre. Lower density of 5.18 units per acre when calculating density using the entire
47.45 acreage of Deerbrook

Last Update: July 13, 2020
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April 20, 2020
833 Deerfield Road Residential Development at Deerfield Square
Timeline and Process
The zoning approval process takes approximately 9 months from the prefiling
conference(s) through the 2nd reading of the ordinance. The zoning approval is done in
two steps: Approval of a Preliminary Development Plan (PUD) and if the Preliminary
PUD is approved, then approval of the Final Development Plan.
Submittals for Prefiling Conference Meeting










A detailed written project description of the development. Your written project
description will need to indicate how you are addressing affordable housing – In
your materials, please provide an explanation of how the affordable housing
component fits into your proposed residential development. We will provide the
affordable housing covenant from REVA development in an FTP folder. A
resource that promotes and develops affordable housing in the north shore area
is the Housing Opportunity Development Commission (HODC). The contact is
Richard Koenig and he can be reached at rkoenig@hodc.org or (847) 564-2900 if
you wish to contact him.
Scaled site plan with a data table
Pedestrian circulation plan – the Plan Commission will want to see how
pedestrians will safely access the train station. There will be some concern
about residents illegally crossing the tracks to take the shortest route to the train
station.
Landscape plan
Building elevations
Preliminary parking and traffic analysis
An explanation of the storm water management plan - The Village has adopted
the Lake County Watershed Development Ordinance. Please work closely with
the Village’s engineering department early in the process so all of the
engineering requirements, including storm water retention requirements, can be
met. The contact is Bob Phillips (Director of Public Works and Engineering) at
(847) 317-2490 or rphillips@deerfield.il.us.

At this time, please begin the process with Appearance Review Commission (ARC).
They review and approve all the exterior elements of the project (e.g. building
elevations, signage, landscaping, etc.). The contact for this group is Liz Delevitt at
(847) 719-7483 or edelevitt@deerfield.il.us. Please contact Liz at this time with any
questions about the ARC review process. All exterior elements for this project need to
be reviewed on a preliminary basis (REVA had 2 preliminary ARC reviews) then a final
review by the ARC. The ARC input will be provided to the Plan Commission.
1

Note: In 2016, the Village updated the C-1 Village Center Zoning District. At that time,
the Plan Commission discussed the benefits of additional housing for the downtown and
the possibility of changing the maximum height allowed (which would increase density)
for a Commercial PUD in the C-1 Village Center District. After discussion of the topic,
the Plan Commission concluded that it would be best not to change the current
maximum height of 55 feet and that if a developer wanted to go above 55 feet maximum
building height, they would need to make the case for increased height on an individual
basis at the time of approval. (See pdf titled September 2016 REC document in the
FTP folder, specifically page 9 of September 22, 2016 Plan Commission
recommendation, and pages 8 to 11 of the June 30, 2016 Plan Commission workshop
minutes toward the end of the document).
NOTE: The REVA residential development that was recently approved warranted 2
prefiling conference meetings. We will provide both the REVA prefiling submittals and
REVA prefiling workshop minutes in a FTP folder.
Submittals for Public Hearing for a Preliminary Development Plan
Submittals for a public hearing for a preliminary PUD would include the following from
Article 12.09-C from the Deerfield Zoning Ordinance:
Article 12.09-C Preliminary Development Plan
1.

A Preliminary Development Plan is required of any applicant for approval of a
Planned Unit Development. The Preliminary Development Plan shall include as
a minimum, the following:
a.

An accurate topographic and boundary line map of the project area and a
location map showing its relationship to surrounding properties.

b.

An accurate legal description of the entire area within the Planned Unit
Development.

c.

The pattern of public and private roads, driveways, and parking facilities and
intended design standards.

d.

The size, arrangement and location of lots or of proposed building groups.

e.

General description of proposed landscaping.

f.

Use, type, size and approximate location of structures.

g.

The location of sewer and water facilities.
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h.

Architectural drawings and sketches illustrating the design and character of
proposed structures.

i.

The location and size of recreational and open space areas and areas
reserved for public uses such as schools, parks, etc., and open space to be
owned and maintained by a property owners' association.

j.

Existing topography and storm drainage pattern and proposed storm drainage
system showing basis topographic changes and proposed method of
compliance with the Village's storm water detention ordinances.

k.

Statistical data on total size of project area of open space, density
computation and proposed number of residential units by type, and any other
similar data pertinent to a comprehensive evaluation of the proposed
development.

l.

A copy of the intended organizational structure related to property owners'
association, deed restrictions and provisions of services. The contemplated
maintenance of common open space areas and of provisions relating to
future use of private property (additions, expansion, changes in use, etc.)
shall be fully set forth in such documents.

m.

A statement of the applicant's plans with regard to the future selling or leasing
of all or portions of the Planned Unit Development, such as land areas,
dwelling units, building sites, etc.

n.

A development schedule indicating the approximate date when construction
of the Planned Unit Development or stages of the Planned Unit Development
can be expected to begin and be completed.

o.

A traffic survey setting forth and analyzing the effects of the proposed
Planned Unit Development. Such survey shall not be limited to the effect on
adjacent streets but shall extend to all of the surrounding areas affected and
shall indicate the anticipated points of origin, the direction and volume of
traffic flow to and from the Planned Unit Development.

p.

Statement of the manner, if any, in which the Planned Unit Development
varies from the regulations of the Zoning Ordinance and Subdivision
Ordinance and an explanation of the reasons for such variations.

q.

A tax impact report.

r.

A market analysis, feasibility report and statement of proposed financing.
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s.

A preliminary improvement plan which indicates the extent of the various
improvements contemplated by the PUD which are to be publicly owned and
maintained, and those to be privately owned and maintained. A statement
shall accompany the improvement plan, which details the manner, if any, in
which the improvements contemplated, vary from the provisions of the
Deerfield Development Code and Deerfield Standards and Specifications
Manual. (Ord. 0-93-53)

We have gone through the list of submittals in Article 12.09-C for a Preliminary PUD
and made additional comments where necessary for each item:
Item a. Show the access point on adjacent properties so the Plan Commission can see
how the existing and proposed roadways relate to each other. Show some grades on
the surrounding properties.
Items c, d, f, and i are to go on the site plan. Please make sure dimensions are put on
the site plan for the buildings, roads, parking spaces, and lot lines.
Item c: also include sidewalks, ground signs, fire lanes, loading zones and loading
docks, retaining walls, fences, light poles, benches, bike racks, parking lot striping, and
traffic control signs. Show the location and size (width) of any access points including
any turning lanes. Show access points of adjacent properties on the site plan so the
Plan Commission can see how the vehicular access points are lined up.
Item e. This is a scaled landscape plan. The location, quantity, type, and size of the
plantings (at the time of installation) must be indicated on the plans. Any existing trees
to be transplanted, or to stay will need to be indicated on the landscape plan. Any
berms should be shown at 1-foot contours. The perimeter of the parking lots must be
screened according to code (Article 2.04-I,2) and landscaping islands should be
provided to break up the parking lot. The landscaping should not block driver sight
lines. See also the Appearance Review Code in the FTP folder for more information on
what the landscaping plan needs to contain. Any existing trees to be removed from the
property needs to be shown on a tree removal plan.
Items g and j are preliminary engineering (utility plans and grading plans). Put finished
floor elevations on the plans. Show any retaining existing and future walls on the plans.
Sometimes a narrative of the preliminary engineering is submitted. The Engineering
Department needs to comment on the engineering plans and any necessary revisions
need to be made to the plans prior to the submission of preliminary engineering plans
for the Plan Commission preliminary development plan. Any utilities to be moved and
relocated need to be shown on the plans. An explanation of how the exiting easements
are impacted by the new development has to be indicated on the plans.
Item h is the detailed scaled elevation drawings for all sides of the building. All exterior
material and colors must be indicated on the materials list (i.e. specific brick type, efis,
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etc). Roof screens must be shown on the elevation drawings. Indicate the location of
the top of the roof deck on the elevation drawings. You must present colored elevation
drawings of all sides of the building at the meetings in your power point presentation.
Material and color samples of all exteriors used must be used brought to the meetings
and ultimately submitted to the Village staff for our records if the project is approved.
See Appearance Code in FTP folder.
Item i relates to the impact fees that must be provided in lieu of a dedication of land for
these facilities. Attached is the impact fee ordinance (Ordinance O-93-48). As an
example, see the recent REVA agreement. The AMLI and Woodview residential
development impact fee agreements can be provided as well, if needed.
Item k is the data table to go on the site plan. Include the gross square feet of the
building, lot coverage, usable open space (as defined in Zoning Ordinance) as well as
the number and size of all parking spaces in the data table. If there is any active
recreation space provided, indicate on the site plan what the activity will be (for example
dog park, gardens, tennis courts, swimming pool, etc.).
Item o - In addition to the traffic study, your consultant will need to do a parking analysis
to demonstrate to the Village that the proposed parking will be adequate for the
development. In addition to the usual items in a traffic study (existing traffic volume, trip
generation, traffic assignment, and level of service) your consultant should review the
site plan for on-site circulation. Please examine the exiting at the signalized intersection
at Robert York and Deerfield Road as well as the non-signalized intersection at Robert
York and Osterman Avenue. Is there a need to examine the Robert York and Osterman
Avenue intersection as a signalized intersection to allow greater time for cars to exit?
Item q is the fiscal impact study that shows the recurring costs and revenues for each of
the taxing districts. Attached is the REVA fiscal impact study. AMLI and Woodview
studies can be provide if needed .
Item r is the marketing study and method of proposed financing. The person who
prepares the market study will need to explain the market study at the public hearing
and answer questions about it. Attached is the REVA market study. AMLI and
Woodview studies can be provided if needed.
Item s is a requirement of the Development Code. Staff can provide you with a copy of
this code. The first item is a requirement of Section 3-101,A of the Development Code.
The preliminary improvement plan is basically the site plan, but you must also submit a
statement which indicates those improvements which will be public, and those
improvements that will be privately owned and maintained. We are assuming all utilities
will be private, but please verify with the Village’s Engineering Department as
sometimes water main lines are publically owned.
Additional items to be submitted as part of the Preliminary Development Plan:
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A detailed written project description.
Dimensioned floor plans.
The Deerfield Fire Department will need to review and approve the site plan for
emergency vehicle accessibility (fire lanes, turning radius, fire hydrants, water
connections). You need to obtain a letter of approval from the Fire Protection
District as part of your submissions. The contact is Brian McCarthy, 847-9454066 ext. 104 or bmccarthy@dbfd.org.
A detailed lighting/photometrics plan. The location, height, and color of the poles
need to be indicated. A drawing of the light fixture, type of lamp, and the output
in footcandles will need to be provided. Lighting cannot spill over the lot lines so
output must be zero at the lot lines. The hours of the parking lot lighting/timing of
the lighting needs to be indicated. Any lights on the buildings themselves must
be indicated on the building elevation drawings. If any of the building will be lit up
by flood lighting at night, that needs to be indicated on the lighting plans as well.
See Appearance Code for lighting standards.
The PUD standards (Article 12.09-D, 2, c) need to be addressed in writing. See
REVA in FTP folder. AMLI and Woodview examples can be provided if needed.
A detailed signage plan. The scaled drawings must indicate the materials and
colors for the proposed signage and the method of illumination. Color and
material samples have to be brought to the meetings. Be sure to put the location
of all ground signs on the site plan and landscape plan. The signage provisions
that will be applicable will be provided to you. Please also refer to the
Appearance Code for signage.
Any exterior trash/refuse areas, they need to be fully screened from view and an
elevation drawing needs to be submitted of the structure. The refuse areas need
to be sized to accommodate recycling containers so they won’t be setting outside
the trash areas unscreened.
A roof plan will need to be submitted. The location of all rooftop equipment will
need to be indicated on the plans and the rooftop equipment will need to be
screened from view. Please show the roof screens on the building elevation
drawings. If any telecommunication equipment is proposed, these devices would
also need to be indicated on the plans. See Appearance Code for the roof
screening requirements.
If you are proposing to resubdivide the property further than the current
subdivision of the property, a preliminary plat of subdivision would need to be
submitted showing any necessary dedications, if any. See Article 12.01-B,3 of
the Zoning Ordinance.
Bicycle facilities must be indicated on your site plan – Per attached ordinance 002-09.
We are sending you Sections 3.3 and 3.4 of the Comprehensive Plan in the FTP
folder which address Affordable Housing (pages 28 and 29) and Village Center
(pages 30 – 33)
Please include any sustainable (green) elements in your written materials and on
the plans. The Village encourages the use of green design elements in your
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plans to lesson the impact of the development on the environment. In early
2012, the Village approved an ordinance for alternative energy systems,
including wind, solar and geothermal (Ord. O-12-09). These regulations can be
found in Zoning Ordinance Article 2.10 online.
Please provide a 3-D graphic of the proposed development using a program
such as Google Sketch-Up or a similar 3-D modeling program. The Plan
Commission has requested previous proposals in 3-D modeling programs and
they found it very helpful to visualize the impact of the proposed new building.
Regarding storm water drainage issues, your consultant will need to start to work
with the Village’s Engineering Department to determine what stormwater
management plan and utility plans they will require for this project, and any other
issues they might have. The contact is Bob Phillips (Director of Public Works
and Engineering) at (847) 317-2490 or rphillips@deerfield.il.us. You must submit
the preliminary engineering (grading and utility plans) to the Plan Commission
and demonstrate to them that the storm water drainage plans for the property will
work. Note: If any new retaining walls are proposed, indicate the location and
height on the site plan and the engineering plans. The Village has adopted the
Lake County Watershed Development Ordinance. Please work closely with the
Village’s engineering department early in the process so all of the engineering
requirements, including storm water retention requirements, can be met.
The Village has an Appearance Review Commission (ARC) which must approve
the exterior elements of the project (e.g. elevations, signage, landscaping, etc).
The contact for this group is Liz Delevitt at (847) 719-7483 or
edelevitt@deerfield.il.us. Please contact Liz with any questions about the ARC
review process. Please also see the Appearance Code that is on line. The ARC
will review the project on a preliminary basis, and a final review. The ARC input
will be provided to the Plan Commission.

Other Items/Issues:
-

-

-

A detailed Pedestrian Plan for the entire Deerfield Square Shopping Center
integrating the residential development with the rest of Deerfield Square, and the
surrounding properties. The Plan Commission will be interested in the
pedestrian paths to the train station. There could be some concern with
pedestrians crossing the tracks to get to the train station in unapproved areas.
You will need to consider accommodations for public transportation as required
by the Development Code (e.g. bus stop, adequate bus turning radius) in the
development.
Note the definition of height in the Zoning Ordinance which explains how height
is measured.
Affordable/Workforce Housing – In your materials, please provide an explanation
of how the workforce housing component fits into your proposed residential
development. The Village will want an affordable housing component. We have
provided the affordable housing covenant from REVA development. A resource
that promotes and develops affordable housing in the north shore area is the
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Housing Opportunity Development Commission (HODC). The contact is Richard
Koenig and he can be reached at rkoenig@hodc.org or (847) 564-2900.
Public Art needs to be considered per Village ordinance. See the Village Public
Art Ordinance (0-15-22) when redevelopment occurs in the Village Center.

If the Preliminary Development Plan is approved by the Board, we will provide you with
a Final Development Plan list.
If you have any questions, please contact us.
Sincerely,
Jeff Ryckaert
Principal Planner
and
847-719-7482
jryckaert@deerfield.il.us

Dan Nakahara
Planner
847-719-7480
dnakahara@deerfield.il.us
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