MEMORANDUM
TO:

Plan Commission

FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: June 3, 2022
RE:

Prefiling Conference on the Request for Text Amendments to the P-1 Public
Lands District and a Special Use for an Essential Services Antenna Support
Structure for the property located at 909 and 937 Lake Cook Road
(Northshore Gas, WEC Business Services LLC, and Village of Deerfield)

The purpose of a prefiling conference is to provide the petitioners with input,
feedback, and direction prior to the public hearing.
Subject Property
The subject property consists of the Village owned properties at 909 and 937 Lake
Cook Road. A retention basin occupies the majority of the 1,174,882 square foot
(26.97 acres) 909 Lake Cook Road parcel. The 937 Lake Cook Road parcel is 5,757
square feet in area and located in the southwest corner of the 909 Lake Cook
Road property. In the mid to late 1980s, a 150 foot antenna support structure
(175 feet, 6 inches at the highest point of the telecommunication tower or
monopole) was built on the 937 Lake Cook Road property. Crown Castle owns the
telecommunication tower and leases the parcel from the Village of Deerfield.
Both the 909 and 937 Lake Cook Road properties are zoned P-1 Public Lands
District which is the district for land owned by public and government bodies.
Surrounding Land Use and Zoning
North: (across Lake Cook Road) R-3 Single Family District, detached single family
homes and P-1 Public Lands District
South: Edens Expressway and the Village of Northbrook
East (across Pfingsten Road) I-1 Office, Research, Restricted Industrial District
and I-2 Limited Industrial Commercial District, office uses
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West: I-1 Office, Research, Restricted Industrial District, Rochelle Zell Jewish High
School and Guidepost Montessori School
Proposed Plan
The petitioner is upgrading their North Shore Gas and Peoples Gas
telecommunication network for gas infrastructure and has designated the 909
Lake Cook Road as a location that will provide wide area coverage for northern
Illinois. This upgraded communication network will allow for quick response to
emergencies, better communication with field staff and eliminate the reliance on
communication carriers. The communication system will serve the residents of
Deerfield and connect North Shore Gas to Peoples Gas, serve Lake County and the
City of Chicago.
To establish this upgrade, the petitioner is seeking to erect a monopole tower at a
height of 165 feet (185 feet to the highest point of the lightning mast) just north
of the 937 Lake Cook Road property in the southwest corner of the 909 Lake Cook
Road parcel. The project facility will include the monopole, associated equipment
and an equipment shelter. The dimensions of the proposed facility are 46 feet, 6
inches by 30 feet and will be fully fenced with a 6 foot chain link fence with 1 foot
barbed wires at the top. If approved, the facility would be located approximately
10 feet north of the existing Crown Castle telecommunication tower.
Specifically, the scope of the proposed project plan consists of the following:
1.
2.
3.
4.
5.
6.
7.
8.

Installation of a 165-foot tall monopole structure on the property. The
overall height is 185 feet to the top of the lightning mast.
Installation of a 20 foot by 12 foot shelter.
Installation of 2, 6 foot communication dishes.
Installation of an ice bridge approximately 10 feet long.
Installation of a generator.
Installation of a chain link fence.
Installation of a 12 foot access gate.
Installation of a new access road (new gravel area off of existing access
road).
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The petitioner’s plans indicate that the facility will be unmanned. A technician
will visit the site as required for routine maintenance. The petitioner’s plans
indicate that the proposed improvements will not result in any significant
disturbance or effect on drainage. Also, no sanitary sewer service, potable water,
or trash disposal is required and no commercial signage is being proposed as a
part of this project. The proposed facility improvements at the southwest corner
of the 909 Lake Cook Road property will have its own perimeter fencing separate
from the existing Crown Castle facility located on the 937 Lake Cook Road
property.
In order to avoid repetition, please see the petitioner’s material for a more
detailed description of their proposal. The petitioners have submitted a Project
Narrative dated May 31, 2022 and Additional Engineering Information Regarding
Proposed 165’ Tower Height, and a document addressing the Special Use
standards.
Height
As previously mentioned, the 909 Lake Cook Rd property is being proposed to
provide wide area telecommunication coverage for North Shore Gas and Peoples
Gas in northern Illinois. The petitioner’s plans indicate that the high speed
communications systems being proposed require line of sight between the
antennas for communication between offices. For high speed communication, a
radio signal transmitted between two microwave communications antennas
requires line of sight between the antennas plus an additional zone of influence
(Fresnel Zone) to transfer power. This line of sight needs to take in to account
vegetation, trees, and buildings, and must include a Fresnel Zone to be clear
beyond the straight line of sight.
The petitioner’s materials indicate that a Fresnel Zone should be clear of any
obstruction to ensure the highest performance of the wireless link. Obstructions
(typically trees, buildings, or water towers) within this zone will cause the signals
to significantly drop which will lead to reliability issues and loss of
communications between the locations. If the Fresnel Zone is clear, the
maximum power transfer between the antennas occur.
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The petitioner’s material indicates that the proposed 165’ monopole height being
requested is necessary to provide the required line of sight and Fresnel Zone. A
lower elevation does not provide the line-of-sight for their communications
system. This height is necessary to support both the existing communications for
the site, as well as for 2-way voice communications to the trucks and
communications to the gas distribution system. The gas distribution regulators
and trucks are close to ground elevation, which drives the need for the height of
the base station antenna at the 909 Lake Cook Road property.
For background purposes, below are the heights of various structures in the
Village of Deerfield:
Heights of Existing Monopoles in the Village:
• 850 Waukegan Road, Village Hall monopole: 120 feet tall
• 937 Lake Cook Road, Monopole located at the southwest corner of
stormwater reservoir 29A (reservoir is at Lake Cook Road and Pfingsten
Road): 175 feet, 6 inches.
• 525 Lake Cook Road, ComEd essential services antenna support structure
(approved in 2021): 104 feet tall
Height of the Village Water Tank:
• 700 Kates Road, existing water tower is 175 feet high (191 feet to the top of
the existing whip antennas).
Heights of Existing and Pending Buildings in the Village:
• 1101-1121 Lake Cook Road, Heritage Woods, Supportive Living Facility, 4
story building that will be 57 feet in height from grade to the top of the
roof. This development pending approval from the Village Board of
Trustees.
• 1095 Lake Cook Road, Rochelle Zell Jewish Highschool – 3 story school
building with the highest part of the building at 44 feet.
• 1085 Lake Cook Road, Guidepost Montessori School – single story building
at 17 feet, 6 inches.
4

• 1751 Lake Cook Road office building (west of Tamarisk independent living)
is a five-story building at 75 feet including the mechanical appurtenances
and parapet walls.
• 1445 Lake Cook Road, Embassy Suites hotel (7 stories) is 75 feet including
the mechanical appurtenances and parapet walls.
• 1627 Lake Cook Road, Tamarisk NorthShore Senior Living Community
(independent living building) is a 6-story building at 70 feet in height from
grade to the top of the wall.
• 1525 Lake Cook Road, AMLI apartments is a 4-story building at 48 feet in
height to the top of the wall.
• 1 Horizon Way, Horizon Therapeutics (formerly Takeda): Two easternmost
office buildings on the site are 76 feet (5 stories) from finished grade to the
top of the roof deck, and 90 feet (6 stories) from finished grade to the top
of the roof deck for third office building on the campus (the westernmost
office building). Due to changes in grade over the site, the roof lines of all
five office buildings will be the same. The 5 story buildings sit on the higher
part of the site (on the east portion of the property) and the 6 story
building sits on the lower part of the site (on the west portion of the site).
• Parkway North Center: The taller office buildings are 5 stories in height
(Parkway North 1, 3, and 4) and Marriott Hotel (7 stories) in this
development are all 75 feet in height excluding the elevator equipment
overrides to exceed the height by 4 feet and the sky lighting to exceed the
height by 6 feet.
• Corporate 500 Center: The 520 and 540 Lake Cook Road office buildings are
6-story office building that are 75 feet excluding the parapets, mechanical
penthouses, and other appurtenances.
Traffic and Parking
The existing Special Use for the subject property is an unmanned facility and aside
from occasional visits for maintenance purposes or in emergency circumstances,
the Special Use will generate no additional traffic. The proposed improvements
will not generate a need for any additional parking. The facility will remain an
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unmanned facility with the proposed improvements. Due to these factors, a
waiver of a parking and traffic study is appropriate.
Vehicular Access to the Property
There are no changes to the existing property entrance and exit to the facility
from Lake Cook Road. A north/south service drive (gated at Lake Cook Road)
provides access to the facility.
Zoning Conformance
In order to accomplish the project, the petitioner is seeking approval of the
following zoning actions:
1. Text Amendments to Article 7.05-C of the P-1 Public Lands District to allow a
freestanding Essential Services Antenna Support Structures as a Special Use in
the P-1 Public Lands District.
2. A Special Use to allow an Essential Services Antenna Support Structure in the
P-1 Public Lands District.
Text Amendment
When a use is not specifically listed as a Permitted Use or Special Use in a zoning
district where it is proposed, the use is not allowed.
Currently, a freestanding Essential Services Antenna Support Structure (which is
the category the proposed facility falls into) is neither a Permitted Use nor a
Special Use in the P-1 Public Lands District so this use is not allowed in the zoning
district. Therefore, a Text Amendments is needed to allow this proposed use as a
Special Use in the P-1 Public Lands District. The use would be added to the P-1
Public Lands District as a Special Use. All uses in the P-1 Public Lands District are
Special Uses.
The standard for a Text Amendment is that it has to be in the public interest and
not solely for the interest of the applicant. The petitioner has addressed the
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standard for their Text Amendments in their materials. The specific text
amendments to the P-1 Public Lands Zoning District are underlined:
Add number 17. to Article 7.02-C Public and Governmental Uses and Buildings in
the P-1 Public Lands District:
17. Essential Services Antenna Support Structure – An Essential
Services Antenna Support Structure on a property used for a regional
retention facility, not less than 25 acres, and fronting on Lake Cook
Road.
Amend Section 7.05-E of the P-1 Public Lands District, Maximum Building Height
to allow Essential Services-Antenna Support to exceed the maximum height of 35
feet within in the P-1 Public Lands District as part of the Special Use approval:
7.05-E Maximum Building Height
(a) No building or structure shall be erected or structurally altered to
exceed a height of thirty five (35) feet, except for public elevated
water tanks, fire department hose drying towers, and similar
structures.
Add the following language:
(b) Essential services antenna support structures may exceed thirty-five
(35) feet provided that the height of any such structure is approved
as part of a Special Use.
Special Use
The petitioners are seeking approval of the freestanding essential services
antenna support structure as a Special Use in the P-1 Public Lands District.
Attached are the Special Use standards used to evaluate this Special Use proposal.
The petitioner has addressed the Special Use standards in their material.
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Note that Section 14.02 of the Zoning Ordinance Definitions was recently
amended to add a definition of Essential Services Antenna Support Structures
when the ComEd Essential Services Antenna Support Structure was approved in
2021 (Ordinance O-21-20.) This definition was written to exclude private
telecommunication service providers (Verizon, AT&T, etc.) from locating on the
antenna structure as the purpose and intent of the text amendment was for
communication equipment for a public utility.
Essential Services Antenna Support Structures: A freestanding structure of other
than lattice-type construction supporting antennae, which communicates
exclusively with public utility transmission and distribution equipment. Such
structures may not include third-party usage.
Bulk Requirements in P-1 Public Lands District;
The subject property is located in the P-1 Public Lands District and shall conform
to the following bulk standards below:
Minimum Lot Area & Minimum Lot Width
A minimum lot area and minimum lot width is not required.
Setbacks
Front Yard (along Lake Cook Road) - All structures shall be set back from the front
lot line a distance at least equal to that of the adjacent zoning district. If a
property classified in the P-1 Public Lands District is adjacent to more than one
zoning district, the front yard shall be at least equal to that of the district
requiring the greatest front yard.
The subject property far exceeds the front yard setback.
Side Yards (east and west) - A minimum side yard shall not be required, except:
a.A side yard adjoining a street shall be at least fifteen (15) feet; b.A side yard
adjoining a residential district shall be at least ten (10) feet; c.Any building or
structure containing residential dwelling units shall have minimum side yards of
twelve (12) feet on each side of the lot.
8

A minimum side yard setback is not required in this case.
Rear Yard - A minimum rear yard shall not be required except: a.A rear yard
adjoining a residential district shall be at least twenty-five (25) feet, and; b.Any
building or structure containing residential dwelling units shall have a minimum
rear yard of at least twenty-five (25) feet.
A minimum read yard setback is not required in this case.
Maximum Lot Coverage
The total ground area occupied by any principal building together with all
accessory buildings shall not exceed forty (40) percent of the total lot area.
The subject property meets the maximum lot coverage.
Maximum Building Height
No building or structure shall be erected or structurally altered to exceed a height
of thirty five (35) feet, except for public elevated water tanks, fire department
hose drying towers, and similar structures.
The proposed essential services antenna support structure is 165 feet tall and 185
feet tall to the top of the lightning mast. Text Amendments are being proposed
with this petition that would add an essential services antenna support structure
to exceed a height 35 feet in the P-1 Public Lands District and allow for an
essential services antenna support structure for this specific property. This is the
same way that height was handled for the ComEd proposal for their private
communication (that is, a text amendment for height to the C-2 Outlying
Commercial District for an essential services antenna support structure).
Signage
The petitioner is not proposing any signage for this project.
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Landscaping Plan and Screening
The petitioner is not proposing any landscaping for this project.
Stormwater Drainage
The petitioner continues to work with the Village’s Engineering Department
regarding the storm water drainage in conjunction with the improvements to the
site, and other issues regarding the foundation for the proposed monopole
structure and the clay cap that is currently beneath a portion of the property.
Submittal List
Staff has provided the petitioner 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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Notes

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.

11/23/21
Submittal List for Proposed North Shore Gas Antenna Support Structure
The purpose of a prefiling conference with the Plan Commission is to provide the applicant feedback and
input prior to the public hearing.
For a Prefiling Conference with the Plan Commission, please provide the following:
•
•
•
•
•
•
•

Detailed Written Project Description, Including Why This Facility is Needed and Community
Benefits
Scaled Site Plan
Scaled Landscape Plan
Scaled Drawings of Monopole and Antennas with Dimensions and All Exterior Colors and
Materials Detailed Out on the Plans, and Sample Colors and Materials Provided on the Drawings.
Photoshop of Proposed Monopole Showing What the Monopole Will Look Like from the North,
South, East, and West.
Color Sample of Proposed Monopole and Antennas Provided.
Address in Writing the Special Use Standards in Article 13.11-D (attached).

For the public hearing, in addition to the above, you will need to submit the additional following items:
•

•
•
•

This Type of Structure is Currently not Allowed in the P-1 Public Lands District and a Tightly
Worded Text Amendment is Needed to Allow This Use on the Subject Property. The Maximum
Height Allowed in the P-1 Public Lands District is 35 feet and therefore a Text Amendment
Would Need to be Created to Allow This Type of Structure to go Above 35 feet (eg. antennas
constructed pursuant to a Special Use permit for the purpose of serving essential services not to
exceed a height of ___ feet).
Address in Writing the Standard for a Text Amendment in Article 13.11-E,2
Lighting Plan if New Lighting is Proposed
Preliminary Engineering Plans and Discussion of Other Relevant Retention Pond Issues Reviewed
by the Village Engineering Department. The contact is Bob Phillips, Director of Public Works and
Engineering at 847-719-7464, email: rphillips@deerfield.il.us

