PLAN COMMISSION
Village of Deerfield
Agenda
March 25, 2021 7:30 PM
Workshop Videoconference Meeting Via Zoom
Please click the link below to join the meeting via Zoom video:
https://deerfieldil.zoom.us/j/84208301454?pwd=cDFJYzRsWk1pOXU3MllDS1NhdEJ3Zz09
Passcode: XrHXH4.J
or follow the dial-in instructions below to join for audio only:
Dial: 1-312-626-6799 or 1-646-558-8656
Webinar ID: 842 0830 1454
Passcode: 05635498
Anyone wishing to share thoughts about any matter concerning the Village may do so by submitting an
email to plancommissioncomment@deerfield.il.us prior to the meeting. Emails received will be read
aloud during Public Comment. Any e-mails received during the meeting will be read during the second
public comment period before the end of the meeting. We ask that you keep your emailed response to
under 200 words to allow time for others to be heard and for the Plan Commission to progress through
the public meeting agenda. In addition to written Public Comment, oral comments will also be permitted.
Members of the public desiring to make an oral comment should click the “raise hand” button on Zoom or
dial “*9” if participating by phone to indicate you wish to speak.” The Plan Commission typically does not
immediately respond to public comments or engage in open dialogue, but we are actively listening to your
comments. Thank you for your understanding of these guidelines.
In accordance with the Open Meetings Act, at least one representative from the Village will be present at
Village Hall and the virtual meeting will be simulcast at Village Hall for members of the public who do not
wish to view the virtual meeting from another location. Pursuant to Executive Order 2020-59 issued by the
Governor, the number of attendees that may attend the meeting at Village Hall is limited. Accordingly, the
opportunity to view the virtual meeting at Village Hall is available on a “first come, first-served” basis.
Public Comment on a Non-Agenda Item
WORKSHOP MEETING
1. Prefiling Conference on the Request for a Rezoning of the 525 Lake Cook Road Property; a Text
Amendment to the C-2 Outlying Commercial District; and an Amendment to a Special Use for 525
Lake Cook Road To Allow an Antenna Support Structure and Other Improvements to the
Property (ComEd)
2. Prefiling Conference on the Request for a Text Amendment and Special Use to the I-1 Office
Research Restricted Industrial District and an Amendment to a Special Use for 550 Lake Cook
Road To Allow a Carryout Food Service (North Shore Sports and Wellness)
3. Prefiling Conference on the Request for a Special Use to Permit a Co-Working Office Use at 809811 Waukegan Road (Brick and Mortar)
Document Approval
1. 755 Kipling Place Resubdivision Recommendation
2. March 11, 2021 Plan Commission Meeting Minutes
Items from the Commission
Items from the Staff
Designation of Representative for the next Board of Trustees Meeting
Public Comment
Adjournment

MEMORANDUM
TO:

Plan Commission

FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: March 19, 2021
RE:

Prefiling Conference on the Request for a Rezoning of the 525 Lake Cook
Road Property; a Text Amendment to the C-2 Outlying Commercial
District; and an Amendment to a Special Use for 525 Lake Cook Road To
Allow an Antenna Support Structure and Other Improvements to the
Property (ComEd)

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 Common Wealth Edison substation at 525
Lake Cook Road, west of Dunkin Donuts and east of the railroad tracks. It is zoned
R-1 Single Family Residential District. The property consists of two parcels that
were annexed into the Village in 1964 and 1968 (Parcel 1, Lot 10 - Ordinance O64-43 approved October 19, 1964 and Parcel 2, Lot 9 - Ordinance O-68-08,
approved March 4, 1968). As is customary of annexations into the Village, both
parcels were annexed into the Village’s most restrictive zoning district, R-1 Single
Family Residential District. Also in 1968, Commonwealth Edison was granted
approval (Ordinance O-68-13 approved April 1, 1968) for a public utility facility
and all normal and customary uses, including a transformer station and electric
substation.
Surrounding Land Use and Zoning
North: (across Lake Cook Road) I-1 Office, Research, Restricted Industrial District
and I-2 Limited Industrial Commercial District, office uses
South and East: C-2 Outlying Commercial District, Deerfield Park Plaza –
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commercial – retail, restaurant and service uses
West (across railroad tracks): P-1 Public Lands, Metra Station and parking and C-2
Outlying Commercial District, retail and restaurant uses in Home Depot
PUD
Proposed Plan
The petitioner’s plans indicate that ComEd's substation at 525 Lake Cook Road is
part of the company's wide-ranging implementation of its multi-year "smart grid"
initiative. The smart grid initiative includes an upgrading of the existing electrical
distribution communication system with newer technology and infrastructure. A
proposed antenna structure will be a key aspect of the infrastructure and
technological upgrade which will result in improved reliability of the electric grid
(through the reduction of electrical outages and the duration of outages), and
increased voltage efficiencies along each distribution line, resulting in smoother
electric grid operations.
To implement the “smart grid” initiative, the petitioner is proposing
improvements at its electrical substation located at 525 Lake Cook Road. The first
improvement consists of the installation of a 104-foot tall antenna support
structure (referred formally by ComEd as a Smart Grid distribution automation
device monitoring support structure). The second improvement proposes an
upgraded and more secure fence around the perimeter of the electrical
substation. The upgraded and more secure fencing will comply with federal
directives for increased protection of the country's critical infrastructure facilities
(which include electrical substations). The third improvement proposed up to
three, 13 feet high, approximately 244 square-foot, unmanned utility enclosures
(Fiber Enclosures) supporting the communications infrastructure for the
property. The fourth improvement is a request to install an additional 13'-6"
unmanned utility enclosure housing batteries (Battery Enclosure) supporting the
substation and its implementation of voltage optimization.
The petitioner’s plan includes a comprehensive phased landscape screening plan
along the north (facing Lake Cook Road) and east sides (facing commercial
properties to the east) of the substation. The petitioner’s material indicates an
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existing dense tree line already separates the substation from commercial
property to the south and bushes and other vegetation screen the substation
from the railroad right-of-way to the west.
In order to avoid repetition, please see the petitioner’s material for a more
detailed description of their proposal.
The petitioner will be requesting a rezoning of the property from R-1 Single Family
Residential District to C-2 Outlying Commercial District and seek a Text
Amendment for a freestanding, Essential Services Antenna Support Structure as a
Special Use in the C-2 Outlying Commercial District. The rezoning of the property
will make the property consistent with the C-2 zoning district surrounding the
substation along the south side of Lake Cook Road. The rezoning also discourages
large antenna structures in the R-1 Single Family Residential District.
Traffic and Parking
The existing Special Use for the subject property is an unmanned facility and aside
from an occasional visit for maintenance purposes or in emergency
circumstances, no additional traffic will be generated by the Special Use. The
proposed improvements will not generate additional traffic or the need for any
additional parking. The facility will remain an unmanned facility with the
proposed improvements. The petitioner is requesting a waiver of the traffic and
parking study.
Vehicular Access to the Property
The proposed improvements to the existing Special Use for the subject property is
an unmanned structure and does not require any changes to the existing
substation entrance and exit.
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Zoning Conformance
In order to accomplish the project, the petitioner is seeking approval of the
following zoning actions:
1) Rezone the 525 Lake Cook Road property from R-1 Single Family District to
C-2 Outlying Commercial District.
2) Text Amendment to the C-2 Zoning District to Allow a freestanding
Essential Services Antenna Support Structure as a Special Use.
3) Amend the existing Special Use electrical substation.
4) Request a variation from the Board of Zoning Appeals be approved to allow
for installation of the battery enclosure within the minimum front yard
setback
The Rezoning standards are below. The petitioners have provided written
responses to the rezoning standards in their submittals.
Rezoning Standards (Article 13.10-D - Findings)
Where the purpose and effect of the proposed amendment is to change the
zoning classification of particular property, the Plan Commission shall make
findings based upon the evidence presented to it in each specific case with
respect to the following matters:
1) Existing Uses
Existing uses of property within the general area of the property in
question.
2) Current Zoning in Area
The Zoning classification of property within the general area of the property
in question.
3) Suitability of Present Zoning
The suitability of the property in question for the uses permitted under the
existing zoning classification and the proposed classification.
4) Trend of Development
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The trend of development, if any, in the general area of the property in
question, including changes, if any, which may have taken place since the
day the property in question was placed in its present zoning classification.
Text Amendment
When a use is not specifically listed as a Permitted Use or Special Use in a zoning
district, the use is not allowed. Currently, a freestanding Essential Services Antenna Support Structure is neither a Permitted Use nor a Special Use in the R-1
Single Family Residence District or in the C-2 Outlying Commercial District so this
use is not allowed in either zoning district. Therefore, a Text Amendment is
needed to allow this proposed use as a Special Use in the C-2 Outlying
Commercial District (which is the zoning district the subject property is proposed
to be rezoned to). The use would be added to the C-2 Outlying Commercial
District as a Special Use. The proposed Special Use will only be added to the C-2
Outlying Commercial District only.
As stated above, the petitioners are seeking approval of Text Amendments to
allow a freestanding Essential Services-Antenna Support Structure as a Special
Use in the C-2 Outlying Commercial District. 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 specific text amendment to the C-2 Outlying Commercial Zoning
District is italicized below:
Add letter d. to Article 5.02-C (4) Public Service and Utility Uses in the C-2 Outlying
Commercial Zoning District:
d. Essential Services-Antenna Support Structures
Amend Section 5.02-F (5) to allow Essential Services-Antenna Support to exceed
the maximum height of 35 feet within in the C-2 Outlying Commercial District
when part of the Special Use approval:
5. Maximum Building Height
Add the following language to (a)
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(a) Except as provided in this section, no building or structure shall be
erected or structurally altered to exceed a height of thirty-five (35)
feet.
(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 approval.
Amend Section 14.02 Definitions to add a definition of Essential Services-Antenna
Support Structures as follows:
Essential Services-Antenna Support Structures: A freestanding structure of other
than lattice-type construction supporting antennae, which communicate
exclusively with public utility transmission and distribution equipment. Such
structures may not include third-party usage.
This definition is written to exclude telecommunication service providers
(Verizon, AT&T, etc.) from locating on the antenna structure as the purpose and
intent of the text amendment is for communication equipment for a public utility.
Amendment to a Special Use
The petitioners are requesting an amendment to their Electrical Substation
Special Use for proposed improvements to their property. The petitioners are
seeking approval of the freestanding antenna support structure and other
improvements described in their proposal to operate on the property along with
the existing electrical substation. Also in response to federal mandates to ensure
the security of critical infrastructure, the petitioner is seeking approval of a 7 foot
high chain-link fence to replace the existing 6 foot high chan-link fence in the
same location (except to also encompass the Fiber Enclosures). The proposed 7
foot fence has a 1 foot of Y-shaped barbed wire on top (the existing fence has 1
foot of inward-facing barbed wire on top). The petitioner will seek an exception
for the height of the fence in the front yard. Attached are the Special Use
standards used to evaluate this Special Use amendment proposal.
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Variation from the Board of Zoning Appeals
The petitioner will seek approval of a variation from the Board of Zoning Appeal
to allow for installation of the Battery Enclosure within the 50 feet minimum front
yard setback required in the C-2 Outlying Commercial District.
Signage
The petitioner is not proposing any signage for this project.
Landscaping Plan and Screening
The petitioner is proposing adding new ground-level screening in conjunction with
their improvement plans for the antenna support structure, fence, and
enclosures. The added landscape screening will be in addition to existing planted
areas, which buffer the substation from properties west and south, including
mature cottonwood trees screening views of the substation from the commercial
use adjacent to the east (these trees will be preserved).
The Landscape Plan proposes adding a mixture of deciduous shrubs along the
northern and eastern boundaries of the subject property (nearly 125 new shrubs
in total). The petitioner’s plans indicate that the shrubs will be a mix of
Chokeberry, Forsythia, Spirea, Lilac, and Viburnum. Upon maturity in
approximately three years, the overall 8- to 10-foot height of the shrubs will fully
screen the updated fence behind the shrubs and all but the very tops of the
proposed enclosures. One Norway Maple tree will need to be removed to
accommodate the one of the enclosures. The shrubbery will screen the base of
the antenna support structure, the fence, and much of the enclosures, while still
providing the necessary 10-foot minimum distance between the Fence and the
landscape screening to meet ComEd's standards for perimeter security. The
landscape plan also meets the objectives of Section 5(c) of the Village's
Appearance Code, which urges the screening of certain utility improvements.
The landscaping will be installed in phases. The north property line plantings will
be installed concurrently with installation of the antenna support structure,
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expected as early in 2021. The eastern property line plantings will be installed
concurrently with completion of the Fiber Enclosures, expected by late 2021 or
early 2022. The petitioner’s plans indicate that the phasing is necessary to avoid
duplicative plantings, which might otherwise be required due to the drainage and
stormwater engineering which will likely be needed to implement the Fiber
Enclosures portion of the project.
Appearance Review Commission
The Appearance Review Commission reviewed the ComEd improvement projects
and landscape screening at the existing substation at 525 Lake Cook Road at their
February 22, 2021 meeting.
The ARC were in favor of all of the changes and thought the proposed landscape
screening was a big improvement to the site. The ARC also discussed the color of
the fiber enclosures to be located in the newly fenced area of the substation. The
Commissioners would prefer to have the enclosures painted to match the
mechanical equipment throughout the substation. Paint samples were not
provided at the meeting; therefore, the approval would be subject to the ARC
Staff liaison reviewing the paint color in consultation with the ARC Chairperson.
Stormwater Drainage
The petitioners continue to work with the Village’s Engineering Department
regarding the stormwater drainage in conjunction with the improvements to the
site.
Submittal List
Attached is the list of submittals that staff has provided the petitioners for the
proposed improvements.
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Village of Deerfield
2021 Zoning Ordinance Map

Subject Property

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.

Submittal List for Proposed ComEd Monopole.
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
Photoshop of Proposed Monopole Showing What the Monopole Will Like From the North,
South, East, and West.
Color Sample of Proposed Monopole and Antennas
Address in Writing the Special Use Standards in Article 13.11-D
Address in Writing the Standard for a Text Amendment in Article 13.11-E,2
Address the Standards for a Map Amendment (Rezoning) in Article 13.10-D

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



Lighting Plan if New Lighting is Proposed
Preliminary Engineering Plans 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

Rezoning (Map Amendment) Property From R-1 Single Family District to C-2 Outlying Commercial
District, Special Use amendment, and Text Amendment
As discussed, the applicant will rezone the property to the C-2 Outlying Commercial District and ComEd
seek an amendment to their Special Use under Article 5.02-C,4. Public Service and Utility Uses. The
maximum height allowed in the C-2 District is 35 feet and therefore a tightly worded Text Amendment
to the C-2 District would be created to allow the monopole structure to go above the 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).
Appearance Review Commission (ARC)
In the C-2 District, the Appearance Review Commission (ARC) has to review and approve the exterior
elements of the plans. The Appearance Code is on line at the Village’s website, www.deerifield.il.us,
then go to Government  Codes and Ordinances  Appearance Code and see the following sections,
Factors for evaluation – page 3; Lighting – pages 20 – 25; Landscaping – pages 26 – 28. For larger
projects, the ARC has a preliminary review and a final review. The ARC preliminary review is provided
to the Plan Commission. The staff liaison to the ARC is Liz Delevitt at 847-719-7483.

Village of Deerfield – Plan Commission and BZA Applications
Contents of Submittal
1. Cover applications with addendum explaining the projects
2. Survey
3. Site Plan
4. Landscape Plan
5. Renderings
6. Photo of typical Fiber Enclosure with 8-foot chain-link fence(including
12" Y-shaped barbed wire)
7. Photo of typical Battery Enclosure
8. Antenna Support Structure Detail
9. Photo of Antenna Support Structure Material
10. Indemnity Agreement
11. Proof of Ownership
12. Conditional use approval - 1968

The Village of

Deerfield

B oa r d o f
Zoning Appeals Petition

This form must be completed and submitted with the appropriate fee to the Office of the Director of Community
Development.Two sets of all required documents must also be submitted with this petition. A public hearing will not be
scheduled on the petition until all required submissions are on file with the Director’s office.
APPLICANT/PETITIONER:
Scott Saef, Sidley Austin LLP

773-509-9756

Name

Home Phone #

One South Dearborn, Chicago, IL

312-853-4159

Address

Business Phone #

ssaef@sidley.com

E-Mail Address

Cell Phone #

OWNER FOR THE PROPERTY FORWHICH THE REQUEST IS MADE:
Commonwealth Edison Company

c/o 773-509-9756

Name

Home Phone #

3 Lincoln Centre, Oakbrook Terrace, IL

c/o 312-853-4159

Address

Business Phone #

mark.primm@comed.com

E-Mail Address

Cell Phone #

NOTE: If the owner of the property is not the applicant (petitioner) listed above, a letter from the owner must
accompany this petition which authorizes the applicant (petitioner) to see the action being requested. If the “owner” of
the property is a trust or a bank, a letter of direction from the trustee of the trust or the bank authorizing the petition
must be attached.
NATURE OF REQUEST:
Variation of Zoning Requirements
Modification of Fencing Provisions
Modification of Sign Provisions
Modification of Screening Provisions
Appeal from an Order, Requirement, Decision, or Determination Made by the Director of Community Development or
Other Authorized Official of the Village Having Jurisdiction Under the Zoning Ordinance
Extension of Temporary Occupancy Permit
Other Matter (Please Specify)
Page 1 of 17
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B oa r d o f Z o n in g A p p e a l s
P e t i t i o n , Pag e 2

REQUIRED SUBMISSIONS FOR ALL PETITIONS:
A letter which contains a short detailed description of the requested variation or modification,
addressing each of the applicable standards listed on page 3.
Legal Description of the subject property and spotted survey of the property.
An accurate site plan of the property drawn to scale showing lot and setback dimensions as
found on the spotted survey and indicating the location and setback dimensions of the proposed
structure(s).
Proof of Ownership of the property.
If in a Land Trust, an affidavit stating the beneficial interest(s) in the Trust.
Letters of Authorization/Direction if required as outlined above.
Other documents and information as deemed necessary to render a recommendation.*
Floor plan of the existing structure showing how it relates to the request, if applicable.
Fee ($175.00)

*In the case of a request for a yard variation to accommodate an addition, construction drawings
showing floor plan relationship to existing structure
*In the case of a request for fence modification fully dimensioned drawings, including elevations.
*In the case of a request for sign modification fully dimensioned drawings showing colors, text, method
of illumination, method of mounting, and elevations.
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Village of Deerfield – Addendum to Applications
Introduction and Summary of Approvals Requested
Commonwealth Edison ("ComEd") proposes four improvement projects at its electrical
substation (the "Substation") located at 525 Lake Cook Road (the "Property") in the Village of
Deerfield (the "Village"). First, ComEd proposes to install a 104-foot Essential Services--Antenna
Support Structure (called more formally by ComEd a Smart Grid distribution automation device
monitoring support structure, the "Structure"). Second, ComEd proposes to install an upgraded
and more secure fence around the perimeter of the Substation (the "Fence") to comply with federal
directives for increased protection of the country's critical infrastructure facilities (which include
electrical substations). Third, ComEd proposes to install up to three, low-height (13 feet),
approximately 244 square-foot unmanned utility enclosures supporting communications
infrastructure primarily for enhanced distribution system resiliency, reliability and functionality
(the "Fiber Enclosures"). Finally, ComEd proposes to install an additional low-height (13'-6")
unmanned utility enclosure housing batteries (DC power) supporting the implementation of a
voltage optimization project at the Substation (the "Battery Enclosure").
Significantly, ComEd is also proposing a comprehensive phased landscape screening plan
along the north and east sides of the Substation, those property lines facing Lake Cook Road and
neighboring commercial property to the east. An existing dense tree line already separates the
Substation from commercial property to the south. Bushes and other vegetation screen the
Substation from the railroad right-of-way to the west.
At completion of the overall project, the Substation will be fully modernized and better
protected, while any ground-level aesthetic impact will be substantially mitigated by new property
line dense plantings, tree preservation (to the greatest degree possible) and existing trees and
shrubs to be left undisturbed.
Notably, the Appearance Review Commission ("ARC") voted unanimously to provide a
Certificate of Approval for the overall project at its February 22, 2021 meeting.
Given that the existing R-1 zoning of the Substation is, in essence, a "legacy" district which
is not consistent with the pattern of surrounding land uses, ComEd is requesting that:
(1) its Property be rezoned from the existing R-1 Single Family Residential ("R-1") zoning
district to the C-2 Outlying Commercial District ("C-2") consistent with the C-2 zoning district
surrounding the Substation along the south side of Lake Cook Road.
(2) the Deerfield Zoning Ordinance ("Ordinance") be amended to add a new definition of
a freestanding "Essential Services--Antenna Support Structure" use (which the Structure would
be) -- separate and apart from the existing general "Essential Services" use -- and to (a) allow such
new use category as a Special Use only within the C-2 zoning district and (b) to allow the Structure
to exceed the maximum C-2 height so long as the Structure receives Special Use approval;
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(3) a Special Use be approved to allow for installation of a 104-foot Structure (which will
hold five monitoring antennae) which includes the 100-foot main structure and a 4-foot-long
lightning rod at the top;
(4) a Special Use be approved to allow for installation of both a 7-foot chain-link within
the front yard and a 7-foot chain-link Fence with an additional 1-foot of Y-shaped barbed wire at
the top; and
(5) a Variation be approved to allow for installation of the Battery Enclosure within the
minimum front yard setback.
Pursuant to Village Ordinance No. 0-68-13 (a copy of which is included with this
Application), ComEd need not request any additional use approvals for the Fiber Enclosures or
Battery Enclosure because these items are essential facilities integral to the operation of the
Substation and are thus covered under the existing Special Use (formerly known as a Conditional
Use) for the Substation which is legally described to include all of the current Property. The Fiber
Enclosures meet the applicable bulk standards provided under the Ordinance and, now that the
ARC has issued its Certificate of Approval, this project element is included for reference only in
this Application, its attached Site and Landscape Plan and its renderings. The Battery Enclosure,
although meeting the use standard within the existing Special Use authority, requires a front yard
setback variation, which is requested as part of the subject Application package.
As a regulated public utility and given that the Structure, Fence, Fiber Enclosures, and
Battery Enclosure relate to core aspects of the electrical grid, ComEd respectfully suggests that the
Village's land use authority may not apply to the company's implementation of the Structure,
Fence, Fiber Enclosures, or Battery Enclosure at its Substation. Nonetheless, ComEd is voluntarily
submitting this request in an effort to work on its project cooperatively with the Village.
Project Narrative
1a. Structure's role in and contribution to ComEd's Distribution Automation Network
The planned Structure at ComEd's Substation is part of the company's wide-ranging
implementation of its multi-year "smart grid" initiative. The smart grid initiative includes an
upgrading of the existing electrical distribution communication system with newer technology and
infrastructure. The Structure will be a key aspect of that infrastructure and technological upgrade.
Key resulting community benefits will be improved reliability of the electric grid (through the
reduction of electrical outages and the duration of outages), and increased voltage efficiencies
along each distribution line, resulting in smoother electric grid operations.
ComEd's new technology and infrastructure involves the creation of a ComEd-only
radiofrequency ("RF") network in which sensors and monitoring devices being installed within
distribution circuits and/or on distribution poles communicate in real-time with antennae support
facilities like the Structure. The sensors and devices control and monitor equipment within the
distribution lines such as line reclosures, cap banks and switches which are important for reliability
and "voltage optimization" -- meaning, promotion as much as possible of a steady voltage through
a particular distribution circuit (given that voltage on a distribution line tends to become less strong
as the distance on the line increases from a particular substation). The Structure will only
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communicate with ComEd's electrical devices/equipment on the electrical grid system. It will not
be used for any commercial communication services (e.g., 5G or other cellphone technologies).
The benefit of the new wireless technology can be explained with reference to a lightning
strike and its impact on a distribution line. With "legacy" technology, a lightning strike to a
distribution line would likely cause removal of a larger portion of a distribution circuit -- and the
customers served by such circuit -- until ComEd crews could determine the precise location of the
strike and re-route power around the affected area. By contrast, once the newer wireless technology
is deployed in a particular area, the sensors in the distribution circuit -- including at the top of a
distribution pole -- would communicate the fault to receiving antennae on the Structure, which
directly links to IT infrastructure tied into ComEd's centralized command and control center. The
precise area of the fault is known and crews can be dispatched efficiently to the precise location.
Furthermore, the proposed Structure's antennae can direct receiving equipment on the distribution
lines how to switch power around the fault.
The efficacy of the new technology depends on clear, clean wireless communication and
strong security given the criticality of the electrical grid to the nation's infrastructure system.
Existing electrical substations have been selected for locations of the support structures since they
offer necessary security, along with the indispensable link to the company's high-speed existing
IT backbone network. The necessary IT equipment accompanying the Structure will be housed in
an existing substation control building, so no new equipment enclosure is required, thereby
minimizing any external "footprint" resulting from the upgraded technology. And electrical
substations are already locations which often contain pre-existing taller electrical infrastructure
(and/or community expectations for such taller infrastructure), mitigating visual concerns.
The request for a change in zoning, text amendment and Special Use approval (covering
the 100-foot Structure and its 4-foot-tall lightning rod) is related to the need for five receiving and
transmitting antennae on the Structure (each antenna mount is a very thin two inches in diameter,
just under 5 feet long and installed only 3 feet from the Structure) to support the approximately
200 monitoring and sensing devices to be installed in Deerfield-area distribution circuits over the
next two years.
Below is a computerized graphic which shows an existing "gap" in the ComEd distribution
automation device monitoring network. The red "flags" indicate existing communication structures
and the proposed structure on Lake Cook Road is assigned an orange flag.
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The yellow dots are existing sensors and monitoring devices in the Deerfield area operating
on ComEd's RF network. These devices are communicating wirelessly in particular to antennae
located at ComEd substations in Highland Park (located on Skokie Highway just south of Park
Avenue) and in Wheeling (just north of Palatine Road and east of Wheeling Road). The antennae
on these structures are reaching capacity limits very quickly and in such circumstances would not
provide optimum RF coverage for sensors and monitoring devices within the Village. This
condition will only be aggravated as the additional approximately 200 devices are installed within
Deerfield-area distribution circuits over the next two years. The graphic above dramatically
illustrates the important role in the network that will be carried out by the proposed Structure on
Lake Cook Road.
The five antennae proposed for the Structure are needed for proper RF capacity, since a
reduced number of antennae on the Structure installed at lower heights would result in an
overburdened and less effective wireless communication system (resulting in numerous "dropped"
or "blocked" calls to use cellular telephone analogies) or "garbled" communications related to
foliage interference. For proper system functioning, the lowest antenna should be installed at a
minimum height of 35 feet to avoid foliage blockage. Each additional antenna must be installed a
minimum of 15 feet away vertically to avoid technological interference. It is this required
minimum spacing and the need for five antennae for effective network functioning which forms
the basis for the Structure's 100-foot height. A reduced number of antennae are not enough to allow
for seamless functioning of the Deerfield-area wireless technology imbedded in (or to be imbedded
in) the distribution circuits and on distribution poles.
ComEd is careful and judicious in its selection of locations for new support structures. To
the greatest extent feasible, ComEd installs its antennae on ComEd existing taller structures (other
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than transmission towers where such installation is not feasible), such as taller rooftops or existing
taller microwave towers. New structures are placed at substations which have physical space
within the existing footprint (so that a physical expansion of the outer substation footprint can be
avoided), space within an existing substation control building (so that development of a new
equipment enclosure is obviated) and a secure link to the ComEd IT backbone. The Substation
meets all of these criteria.
1b. Depiction of similar existing Structures
Similar 104-foot Smart Grid Distribution Automation Device Monitoring support
structures can be found at ComEd's Willow Springs substation and its substation in Pleasant Hills
(near West Chicago).
Willow Springs
The Willow Springs substation carries the common address of 8600 Willow Spring Road
in Willow Springs, but it is actually located on the south side of an industrial access road (leading
to Valvoline's Willow Springs facility) across the street from a Speedway gas station and just south
of the Tri-State Fire Protection District station which is situated at 8259 Willow Springs Road in
Willow Springs.
A picture of the structure as located at the Willow Springs substation is set forth below.
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The structure is located to the rear of the substation control building. Note that if one visits
the Willow Springs substation, one will see a cellular telephone facility outside the boundaries of
the substation but adjacent to it. Know that, as noted earlier, neither ComEd's proposed Structure
at the Lake Cook Road substation nor any portion of the Lake Cook Road substation property will
be used for personal wireless service (5G or otherwise) or any other commercial communications
function other than the Structure and other ComEd-only grid-related monitoring and functioning
communications.
Pleasant Hills
The Pleasant Hills substation is located on the east side of Pleasant Hill Road just south of
the Great Western Trail and St. Charles Road and a short distance south of North Avenue. The
substation is north of Geneva Road, north of the Village of Winfield and south of the Village of
Carol Stream. (The address assigned to the substation for property tax purposes is 1N701 Pleasant
Hill Road, Winfield. Our experience is that this address does not show up on common mapping
applications such as Google Maps. The street address of the business to the north is 26W115 St.
Charles Road in Carol Stream to provide a Google-friendly geographic reference point.)
A picture of the structure as located at the Pleasant Hill substation is set forth below.
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The structure in the Pleasant Hills substation is located on the north side of the substation
just west of the substation control building. Like in Willow Springs, there is a cellular telephone
facility outside of the substation itself. Again, by contrast, a cellular telephone facility does not
exist at ComEd's Lake Cook Road substation and is not proposed whatsoever.
1c. Technical, Regulatory and Permitting Information
The antennae proposed for use on the Structure will operate in the frequency range of 902928 MHz with a center frequency of 915 MHz. These frequencies are a small part of the designated
industrial, scientific and medical ("ISM") radio bands. The FCC opened these ISM frequency
bands for wireless communications in 1985. Parties using this frequency range in the manner of
ComEd are not generally required to obtain use, structure or antenna licenses from the FCC (and
are not so required in ComEd's specific situation), but must comply with Federal Communications
Commission ("FCC") regulations (47 CFR Part 15) on how the frequencies are used, including the
maximum output power of the antennas on the Structure. The output power of the ComEd antennas
will be extremely low, at 1 Watt or less. Further, the antennas will only operate intermittently and
will not continuously transmit. By observing these two key operating criteria, along with
compliance with all of the other applicable federal regulations, ComEd's Structure will operate in
a manner protective of public health and safety, in that RF emissions are highly attenuated.
Other wireless devices operate in the frequency range of 902-928 MHz, with a center
frequency of 915 MHz -- most notably, ComEd's smart meters. The Structure will not being used
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for smart meter functions. Although certain household wireless equipment operates at 915 MHz,
most notably certain cordless phones, baby monitors, and wireless home security systems, most
household wireless equipment now operates within the 2.4-GHz frequency band.
Like any system which chooses to operate with the ISM radio bands, ComEd's Smart Grid
Distribution Automation Device Monitoring System must tolerate the potential for occasional
interference from other wireless devices in use. At the same time, ComEd has engineered its
system to minimize any potential interference through incorporation of specific technical features
such as signal encryption and security which, like the smart meter system using the same frequency
range, have a now-proven record of safe, effective, reliable operation without material impact to
existing household wireless devices. In addition to these specific technical features, in accordance
with FCC regulations and as a technique to ensure minimal interference, the electronic equipment
used in the Distribution Automation Device Monitoring System utilize a protocol called
"frequency hopping" within subchannels spread evenly across the frequency range of 902-928
MHz. Such "frequency hopping" allows for efficient use of the full range of the allowable spectrum
while minimizing interference risk.
The FCC is not required to review the specific siting of the proposed Structure. Instead,
parties such as ComEd may use the frequency range involved in the antennas on the Structure
without a specific license granted by the FCC so that as compliance with the detailed ISM radio
band regulations (47 CFR Part 15) is maintained. In addition, in terms of compliance with the
federal National Environmental Policy Act (to which the FCC is subject), the FCC has delegated
to each applicant the responsibility of determining whether a proposed structure is "categorically
excluded" from environmental review under the National Environmental Policy Act ("NEPA")
when there is minimal or no impact on the environment, or whether an Environmental Assessment
needs to be prepared.
FCC rules categorically exclude all actions -- including ComEd's proposed Structure -from detailed environmental review unless such a structure: (a) is located in a wilderness area or
wildlife preserve; (b) might affect threatened or endangered species or their habitat; (c) might
affect properties included in or eligible for inclusion in the National Register of Historic Places or
Indian religious or cultural sites; (d) will be located in a floodplain; (e) involve construction
involving significant changes in surface features, such as effects on wetlands, water, ground
disturbances, deforestations, etc.; (f) structures of over 450 feet potentially affecting migratory
birds; or (g) structures involving high-intensity lighting in a residential area or those which would
cause RF radiation in excess of FCC-established limits.
ComEd, through its consultant team, determined that the placement of the Structure within
an existing developed substation will have none of these impacts and therefore that the proposed
Structure is appropriately categorically excluded from NEPA review.
The proposed Structure will not be required to have a beacon and/or designated paint. This
is because ComEd received a determination from the Federal Aviation Administration ("FAA") as
of January 2020 that its Structure will not be a hazard to air navigation and thus no lighting or
special markings are required. ComEd's Structure will not be illuminated in any way or painted
any special color.
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ComEd will be applying for a building permit from the Village. No additional known
governmental permits are necessary. ComEd will secure any additional necessary permits which
may be identified during the building permit process.
1d. Site Plan and Renderings of the Structure
As can be noted on the attached Site Plan, the proposed Structure will be situated within
the Substation approximately 10 feet west of the existing substation control building. The nearest
point of the Structure is approximately 2 feet south of the control building's southern line. The
Structure's base will be setback approximately 52 feet from the northern property line and
approximately 140 feet from the nearest point on the western property line. No antennas mounted
on the Structure will face north, thus ensuring the minimum 50 feet C-2 setback is maintained.
The proposed Structure has been carefully placed within the Substation so as to maintain
the required close distance to the substation control building in which the electronic equipment
will be housed so as to minimize signal degradation while also avoiding impacts to either existing
substation electrical equipment or areas set aside for future equipment expansion (so that the
Substation continues to maintain adequate space to serve growth in the area's electrical demand
without the need for additional and new property acquisition for construction of an entirely new
and different substation).
The proposed Structure should have limited impact on surrounding property. The view
from Lake Cook Road is mitigated by the roadway's depression below-grade at the location of the
Structure due to the grade-separation between the railroad right-of-way and Lake Cook Road. The
Structure is set back a significant distance from other C-2 uses (and is situated a far distance from
any residential uses). In light of the Structure's steel material and gray coloring, it will blend in
with the numerous taller electrical and other vertical structures at the Substation and within the
adjacent railroad right-of-way, as can be seen in the attached renderings. The Structure will not
add any new light fixtures nor will it require any additional parking or signage at the Substation.
The proposed Structure will not be required to have a beacon and/or designated paint. The
base of the Structure, in that it will be placed to the southwest of the substation control building,
is by design screened by the control building and should have limited visibility from the east and
northeast. The Structure should have very limited (if mostly non-existent) visibility from the retail
area to the southeast of the Substation. Visibility is also limited looking east towards the Substation
from the entrance of the Home Depot retail center situated to the west along Lake Cook Road.
Due to installation of a dense hedge along the northern property line (explained herein),
the Structure is not likely to be visible to the few pedestrians who may walk along the northern
frontage of the Substation, but this is a sidewalk serving a limited function -- linking the
commercial areas on the south side of Lake Cook Road to the Metra station and the office building
on the north side of Lake Cook Road. Drivers heading south on Corporate Drive to Lake Cook
Road from the north may have a fleeting view of the Structure as the roadway proceeds south prior
to taking a sharp curve to the east (just prior to the Lake Cook Road intersection), yet the
Substation's new landscaping screening, the foliage along Corporate Drive and the fairly large
distance across Lake Cook Road (coupled with the existing taller structures within the Substation
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and railroad right-of-way) mitigates any material changes to and may improve (including with the
newly proposed landscape screen) the existing motorist view corridor along Corporate Drive.
Included in this submission are various renderings of the proposed Structure providing a
sense of how the Structure will blend into existing views from surrounding areas.
2. Fence Upgrade to Protect the Substation and Fiber Enclosures
ComEd's proposal to upgrade the exterior protection system of the Substation by replacing
the existing fence with the proposed Fence significantly contributes to implementing both the
policy directives of a Presidential executive order addressing physical security at the country's
critical infrastructure sites (which include substations comprising the power grid) and a
Department of Homeland Security ("DHS") plan implementing the President's order. These
security upgrades at the Substation also reflect industry-implemented best practices.
Following the April 2013 "Metcalfe" sniper attack on a San Jose, California electrical
substation, President Obama issued a form of Executive Order in the security arena known as
Presidential Policy Directive 21 ("PPD-21"). In his Directive, the President stated the clear policy
of the United States to "…strengthen the security and resilience of its critical infrastructure against
both physical and cyber threats." The President required the federal government to work with
critical infrastructure owners such as the Exelon Corporation and its subsidiary ComEd to take
"proactive steps" to both manage risk and "strengthen the security and resilience" of the country's
critical infrastructure. Per PPD-21, required improved security efforts by ComEd must aim to
"reduce vulnerabilities, minimize consequences, identify and disrupt threats, and hasten response
and recovery efforts related to critical infrastructure. "
PPD-21 required DHS to develop, in coordination with the Department of Energy, a
national plan to implement the improved security mandates of PPD-21. In response, DHS and the
U.S. Department of Energy issued in 2015 an Energy Sector-Specific Plan ("2015 ESSP"). Key
stated goals of the 2015 ESSP include: (1) assessing security risks and threats; (2) securing critical
infrastructure from all hazards; and (3) enhancing critical infrastructure resilience. With the 2015
ESSP, the electricity industry subsector made as an explicit published priority the deploying of
tools to "enhance situational awareness and security of critical infrastructure. " The proposed Fence
implements this published priority, which does not apply to a typical property owner in Village.
To meet the security objectives of PPD-21, 2015 ESSP and an order from the Federal
Energy Regulatory Commission (known as FERC Order 802) and to implement electric utility best
practices, Exelon created a standardized list of security requirements for implementation by all of
its public utility subsidiaries, including ComEd. In turn, ComEd was required to initiate security
improvement projects at each substation consistent with the Exelon Security Standards, all to
adhere to the goals committed to by the electric energy subsector in the 2015 ESSP and the security
plan components approved by FERC Order 802. Exelon's security standards have six stated design
goals: (1) Deter; (2) Delay; (3) Detect; (4) Assess; (5) Communicate; and (6) Respond. The
planned upgraded Fence at the Substation implements the first two security goals – Deter and
Delay.
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As depicted on the enclosed Site Plan, the proposed Fence will be placed at the same
location as the existing fence (except to also encompass the Fiber Enclosures, described below)
and will be metal chain-link material (as is existing), 7 feet in height (the existing chain-link fence
is 6 feet in height), with 1 foot of Y-shaped barbed wire on top (the existing fence has 1 foot of
inward-facing barbed wire on top).
To meet the “Deter” and “Delay” security requirements described above, Exelon,
reflecting industry best practice, requires the installation of fencing with outriggers installed on
top of the fence. The outriggers must hold one foot of barbed wire using a “Y”-shaped
configuration.
Importantly, installation of barbed wire increases the delay time for any attempted fence
climb-over. This has been proven in prior tests, as has been confirmed by ComEd security
consultants retained by the company to evaluate the sufficiency of the upgraded fencing at
critical infrastructure sites such as this type of substation. The empirical data has proven that
outward-facing barbed wire in particular delays a climb-over threat by several seconds. A Yshaped configuration further mitigates climb-over threats, in part because potential intruders
typically need additional tools to attempt to compromise the barbed wire and the transport by
intruders of such tools allows for more rapid threat detection. In the security world, seconds can
be the difference between detection and assessment through on-site cameras and other
surveillance methods, and a security operations employee missing an unauthorized intruder.
Exelon and ComEd’s mandate for barbed wire, reflective of expectations adopted by the U.S.
Department of Defense for its own facilities, is mission-critical for safeguarding the Substation
from unauthorized access. Prevention of unauthorized entry not only mitigates the risk of injury
or death, but also safeguards the reliability of the power supply to the Village and surrounding
communities.
A photo of a typical Fence (together with a Fiber Enclosure) is attached. Whereas the Fence
and Fiber Enclosure depicted in the photo are not screened by any vegetation or other landscaping,
those improvements at the Substation will be fully screened as explained in additional detail below.
3. Fiber Enclosures to Support Grid Reliability and Responsiveness
As noted earlier, ComEd is in the process of expanding the capabilities of its electric system
communications network in order to provide a more secure, reliable and resilient electric grid. The
company is accomplishing this with a combination of modern fiber and wireless solutions (with
the Structure being part of the wireless solution). Improvements enabled by this communication
system enhancement, aided by smart grid devices and sensors inside the Substation and on the
distribution lines, include: provision to ComEd of additional remote monitoring and control of the
electric grid, reduction in outages for its customers, and a reduction in duration when an event does
occur.
Along with installation of fiber optic cable, ComEd needs to install unmanned utility
enclosures chiefly housing the IT equipment which communicates with the sensing devices
connected through the fiber optic cable. At the Substation, ComEd plans a minor addition on
undeveloped land to the east of the existing fence line to install up to three low-height (13 feet)
approximately 244-square-foot square-foot unmanned pre-cast enclosures. The utility equipment
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enclosures are substation-based to directly tie into the existing ComEd fiber communications
backbone which links substations throughout its system to central command and control facilities.
The fiber optic equipment enclosures are part of ComEd's plan to continuously improve reliability
and resiliency of the electric grid.
Combined with the Structure, the Fiber Enclosures will allow ComEd to enable a cybersecure, flexible, high-functioning, and cost-effective network with greater data exchange and datastorage capability. Consider, once more, a most common fault type on an overhead distribution
network: the lightning strike. With these proposed improvements, the Fiber Enclosures will enable
distribution devices to communicate automatically and within 10 milliseconds to isolate faults
faster causing reduced outages and reduction in restoration times. These improvements will reduce
momentary outages through communication-enhanced coordination.
The technology in the Fiber Enclosures will also improve operational intelligence -- system
operators will have more awareness of what is occurring on the electrical grid and will be able to
locate a fault faster and improve workforce efficiency by situating crews, materials, and supplies
in areas of greatest risk. Because of the almost real-time awareness of what is occurring on the
grid, ComEd operators are better able to respond more quickly and system cures can be
implemented more quickly and precisely because of the rapidness allowed by the fiber technology.
Finally, the intelligence ComEd will be able to gather from these technological improvements can
result in reduced preventive maintenance costs due to moving to analytics-based maintenance
instead of time-based maintenance. As a result, ComEd can better prioritize asset replacements
and system protection upgrades in a planned manner versus reacting to emergent issues.
To provide the required separate vehicular access to the enclosure area, ComEd will install
a new gate facing south towards the existing driveway at the Substation. The new fencing and gate
are required so that ComEd can reach the Fiber Enclosures for maintenance purposes and in
emergency situations without necessitating vehicles and personnel entering the main Substation
facility and traversing through the heart of the Substation electrical equipment, poles and wires.
Such a situation presents both safety and security concerns, since those entering an electrical
substation must, per corporate policy and applicable requirements, be specially certified by the
North American Electric Reliability Corporation ("NERC") and the personnel who are trained to
maintain the IT equipment to be placed within the Fiber Enclosures do not meet (and do not need
to meet) these certification requirements. For this reason, and to limit as much as possible entry
into the main portion of the Substation, a separate gated area for the Fiber Enclosures has been
planned. Further, ComEd has determined that there is no available space for the equipment
enclosure within the main portion of the Substation due to existing equipment and areas reserved
for further equipment installation to serve the area's future growth in electrical load.
As described above, as shown on the enclosed Site Plan and as depicted in the attached
photo, the Fiber Enclosures will be protected by a 7-foot chain-link fence with 1-foot of barbed
wire on top. Although removal of one existing tree (a Norway Maple) will be necessitated by the
proposed project, the Fiber Enclosures (as explained below) will be fully screened by landscaping
on the north and east as well as by an existing tree line along ComEd's southern property line. A
dense group of cottonwood trees will be preserved west of the proposed hedge line near the eastern
property line. The Fiber Enclosures come in a standard "mesa tan" pre-cast concrete color. At the
same time, per an ARC condition, ComEd has committed to work with Village staff on selecting
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an exterior paint color for the Fiber Enclosures which would bring color consistency between the
Fiber Enclosures and the other steel/gray colored electrical equipment within the Substation.
4. Battery Enclosure
To implement a "voltage optimization" project at the Substation in which the electrical
circuitry will be upgraded (including through deployment of microprocessors), ComEd needs
additional DC power capacity, which is carried out through installation of batteries capable of
supplying this capacity. The batteries must be housed in an enclosed structure near the
microprocessors (which are placed within the existing substation control building) and the existing
substation control building is not available to house the batteries due to capacity constraints.
Accordingly, just under 20 feet east of the existing substation control building, ComEd plans a
180-square-foot enclosure of approximately 27 feet long by 9 feet long. The unmanned
windowless enclosure, with a door facing south away from Lake Cook Road, is colored ash gray,
generally consistent with the color of the Substation's electrical equipment. The enclosure's height
is 11 feet to the underside of the pitched roof and 13 1/2 feet at the peak of the roof. A photo of a
similar (although smaller) enclosure is attached for reference.
5. Landscaping and Screening of the Structure, the Fence, the Fiber Enclosures and the Battery
Enclosure
Based on prior feedback from the Village, including comments from ARC, ComEd
proposes adding new substantial ground-level screening in conjunction with plans for the
Structure, the Fence, the Fiber Enclosures and the Battery Enclosure. The added screening will be
in addition to existing planted areas which buffer the Substation from properties west and south,
including several mature cottonwood trees mitigating views of the Substation from the commercial
use to the immediate east (these trees will be preserved).
As shown on the enclosed Landscape Plan, ComEd proposes adding a mixture of deciduous
shrubs along the northern and eastern boundaries of the Property, nearly 125 new shrubs in total.
The shrubs will be a mix of Chokeberry, Forsythia, Spirea, Lilac, and Viburnum. Upon reaching
maturity in approximately three years, the overall 8- to 10-foot height of the shrubs will fully
screen the updated Fence (which should not at all be visible) behind the shrubs and all but the very
tops of the Fiber and Battery Enclosures, which would not at all be visible to those walking along
the Lake Cook Road sidewalk or within the adjacent restaurant on the east due to the close
proximity of the hedge line and the preservation of the strand of cottonwood trees along the eastern
property line. (One Norway Maple tree will need to be removed to accommodate the Fiber
Enclosure.) The dense shrubbery will screen the base of the Structure, the Fence, and much of the
Fiber and Battery Enclosures, while still providing the necessary 10-foot minimum distance
between the Fence and the landscape screening to meet ComEd's standards for perimeter security.
ComEd's Landscape Plan fully advances the objectives of Section 5(c) of the Village's Appearance
Code, which urges the screening of certain utility improvements.
The landscaping will be installed in phases. The north property line plantings will be
installed concurrently with installation of the Structure, expected as early in 2021 as permitting
will allow. The eastern property line plantings will be installed concurrently with completion of
the Fiber Enclosures, expected by late 2021 or early 2022. (This phasing is necessary to avoid
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duplicative plantings which might otherwise be required due to the drainage and stormwater
engineering which will likely be needed to implement the Fiber Enclosures portion of the project.
Attached are renderings of the Substation with the proposed landscaping. An additional
rendering depicts the Structure prior to the installation of the dense hedge line.
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Standards for Zoning Map Amendment
13.10-D,1. Existing Uses. Existing uses of property within the general area of the property in
question.
Existing uses within the general area of the Property include retail stores and offices,
restaurants, a bank, grocery store, office buildings, an auto repair shop, hardware store, and
railroad right-of-way (including passenger station with platform). The Property is a public
utility electrical substation serving, among other uses, the adjoining commercial uses and
is consistent with the non-residential uses authorized in the C-2 district. The Substation, as
an Essential Service, is an authorized C-2 use and is also an authorized use in R-1 districts.
13.10-D,2. Current Zoning in Area. The Zoning classification of property within the general area
of the property in question.
The current R-1 zoning district is a "legacy" zoning classification from 1964 and 1968
which is inconsistent with the C-2 Outlying Commercial zoning district surrounding the
Property on all sides south of Lake Cook Road and east of the railroad right-of-way.
Rezoning the Property to "C-2" aligns the Property with its existing use as well as the
character and zoning of properties in its immediate vicinity.
13.10-D,3. Suitability of Present Zoning. The suitability of the property in question for the uses
permitted under the existing zoning classification and the proposed classification.
The Property is currently zoned "R-1" Single Family Residence District and the existing
Substation, an Essential Service, is a legal conditional use in this District pursuant to
Ordinance O-68-13 and will continue to be a legal special use in the proposed C-2 District.
The Essential Service use on the Property better conforms to the applicable zoning
regulations of the Ordinance in the proposed C-2 zoning district than it does in the existing
R-1 District. Further, rezoning to the C-2 district brings the zoning classification of the
Property into conformity with the Deerfield Comprehensive Plan (last amended June 18,
2019), which designates the Property as appropriate for Retail Services in the Future Land
Use Map (Figure 3.1), along with the adjoining property to the east and south. Rezoning to
the C-2 District consistent with these adjoining properties would also bring about greater
consistency between the zoning classification of the Property and the Comprehensive Plan.
13.10-D,4. Trend of Development. The trend of development, if any, in the general area of the
property in question, including changes, if any, which may have taken place since the day the
property in question was placed in its present zoning classification.
ComEd has owned land including and in the vicinity of the Property for nearly a century.
The Property's annexation to the Village occurred in 1964 and 1968. The current R-1
zoning of the Property stems from both annexations and the 1968 Conditional Use approval
made clear that the Substation could expand in the future on the Property so long as R-1
bulk criteria are met. Although a ComEd substation has existed for many years at the
Property, the retail and commercial uses have grown westward overtime from the
intersection of Waukegan and Lake Cook Roads to surround the Substation to the south
and east. The requested rezoning conforms the zoning classification to the Comprehensive
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Plan (which itself reflects the modern trend of development) while leaving undisturbed the
Substation's authorized special use status.
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Proposed Text Amendments
1. Amend Section 5.02-C-4 as follows so as to add "Essential Services-Antenna Support
Structures" as an authorized Special Use in the C-2 zoning district:
4. Public Services and Utility Services
a. Bus Passenger Shelters.
b. Essential Services, provided that they are properly screened as set forth
in Article 2, General Provisions
c. Railroad Rights-of- Way.
d. Essential Services-Antenna Support Structures.
2. Amend Section 5.02-F-5 so as to allow Essential Services-Antenna Support Structures to
exceed the maximum structure height of 35 feet within the C-2 district so long as such
increased height is approved by the Village Board as part of a conditional use approval.
5. Maximum Building Height
(a) Except as provided in this section, Nno building or structure shall be erected
or structurally altered to exceed a height of thirty-five (35) feet
(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 approval.
3. Amend Section 14.02 to add a definition of "Essential Services-Antenna Support
Structures" as follows:
ESSENTIAL SERVICES-ANTENNA SUPPORT STRUCTURES: A
freestanding structure of other than lattice-type construction supporting
antennae which communicate exclusively with public utility transmission and
distribution equipment. Such structures may not include third-party usage.
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Standard for Zoning Text Amendment
13.10-E(2). The Plan Commission shall not recommend the adoption of a proposed amendment
unless it finds that the adoption of such an amendment is in the public interest and is not solely for
the interest of the applicant.
ComEd is requesting that a new type of Essential Services use be added to the Ordinance. This use
is called "Essential Services-Antenna Support Structures" and is distinct from the general Essential
Services use category, which is not specifically defined.
ComEd's text amendment would define "Essential Services-Antenna Support Structures" as "a
freestanding structure of other than lattice-type construction supporting antennae which
communicate exclusively with public utility transmission and distribution equipment." The
definition makes clear that such structures may not include third-party usage.
Whereas the Essential Services use is an authorized special use in all of the Village's zoning
districts (except the P-1 district), the Essential Services-Antenna Support Structures use would
only be an authorized special use in the C-2 zoning district.
The text amendment addresses several concerns. First, Section 2.07 of the Ordinance exempts
public utility "towers" used for "communications" from the Ordinance, while Section 2.08,
applicable to telecommunication service facilities ("TCSF"), makes clear that TCSFs do not fall
within the scope of the Section 2.07 exemption. Yet the Ordinance is in theory left with a
regulatory gap, since an antenna support structure serving a very specific and secure public utility
function is not a TCSF in that it is not being developed by a provider of telecommunications
services, is not appropriate for co-location and must be integrated into an Essential Service use
setting. Absent a new definition for Essential Services-Antenna Support Structures, a public utility
tower used solely for secure public utility communications arguably remains exempt from the
Ordinance given the language of Section 2.07.
The text amendment recognizes and regulates from a land use perspective the deployment by
public utilities of wireless technology to support the functioning and reliability of transmission and
distribution equipment, whether such equipment is used to provide electrical, gas, telephonic, fiber
optic or any other type of public utility infrastructure. A key feature of the definition is the absence
of third-party usage - any such structure must only be used for internal public utility
communications.
The text amendment would only authorize such Antenna Support Structures as special uses in the
C-2 zoning district, which, as of today, is clustered in the southern portion of the Village in the
vicinity of Lake Cook and Waukegan Roads, just north of the Edens highway extension. The text
amendment also clarifies that Essential Services-Antenna Support Structures may exceed the 35foot C-2 height limitation, but only to the extent such greater height is reviewed and approved as
part of a special use application.
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Standards for Special Use: The Structure
5.02-C,4.d. Essential Services -- Antenna Support Structures
13.11-D,2.a. Compatible with Existing Development (Ord. 0-83-13). The nature and intensity of
the activities involved and the size, placement and design of any structures proposed will be so
planned that the Special Use will be compatible with the existing development and will not impede
the normal and orderly development and improvement of surrounding property.
The existing Substation on the Property, as well as the adjacent railroad and public rightsof-way and other properties in the general vicinity, already contain numerous taller
structures and electrical equipment such as metal poles and wires and taller light standards.
The Structure will be compatible with these and other similar structures in the general
vicinity. Its silver-grey color will match the existing Substation electrical equipment. It will
be unlit and all associated electronics equipment will be housed inside an existing building,
minimizing any new external facilities within the Substation.
Adding an additional structure at the Substation of comparable height and form is
compatible with the existing development and will not impede the normal and orderly
development and improvement of surrounding properties. The Structure will offer an
efficient and low-impact, low-power use of radiofrequency to help improve grid reliability,
minimize outages and stabilize distribution line voltage flows. Additionally, the nature of
the Structure's design (tall, unlit thin vertical mast) is essentially the same as structures
allowed (or already located) on the Property as well as structures similarly allowed (or
already located) on nearby properties.
13.11-D,2.b. Lot of Sufficient Size. The size of the lot will be sufficient for the use proposed.
The lot is sufficient for the Special Use because the proposed Structure is being placed
within the fence lines of the existing Substation.
13.11-D,2.c. Traffic. The location of the Special Use within the Village will be such that adverse
effects on surrounding properties will be minimal, particularly regarding the traffic generated by
the Special Use.
The Special Use is unmanned, aside for an occasional visit for maintenance purposes or in
emergency circumstances. No additional traffic will be generated by the Special Use.
13.11-D,2.d. Parking and Access. Parking areas will be of adequate size for the particular use and
properly located, and the entrance and exit drives will be laid out so as to prevent traffic hazards
and nuisances.
Implementation of the Special Use, an unmanned structure aside from an occasional
maintenance visit, does not require any changes to the existing Substation entrance and
exit, which occurs to the southeast off of the southern extension of Corporate Drive.
13.11-D,2.e. Effect on Neighborhood. In all respects, the special use will not be significantly or
materially detrimental to the health, safety and welfare of the public or injurious to the other
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property or improvements in the neighborhood, nor will it diminish or impair property values in
the surrounding area.
The proposed Special Use will not be detrimental to the health safety and welfare of the
public, it will not be injurious to other property or improvements in the neighborhood, and
it will not diminish or impair property values in the surrounding area.
First, the Structure will be compatible with similar structures in the general vicinity. Its
gray color will match the existing Substation electrical equipment. It will be unlit and all
associated electronics equipment will be housed inside an existing building, minimizing
any new external facilities within the Substation.
Further, the proposed Structure will not be hazardous or disturbing to existing neighboring
uses because it will function as an integral, but unmanned part of the Substation, just like
any other piece of taller electrical infrastructure. In addition, the Substation and various
nearby properties, particularly to the west and south, currently contain numerous structures
of similar size and form. Other than the Structure, no additional adjustments to the
Substation are proposed in connection with the Structure itself, thus minimizing any
external effects.
Finally, the very low (1 Watt or less) output power of the ComEd antennas coupled with
their only-intermittent operation (along with compliance with all of the other applicable
federal regulations) will allow ComEd's Structure to operate in a manner protective of
public health and safety in that radiofrequency emissions are highly attenuated.
The Structure will be noise-less and, because of the existing substation control building,
will not need to be accompanied by any additional fencing or equipment enclosure. The
essential nature and functioning of the Substation will remain unchanged once the Structure
is implemented.
13.11-D,2.f. Adequate Facilities. That adequate utilities, access roads, drainage and/or other
necessary facilities have been or are being provided.
The Special Use will not require additional utilities brought to the Property, or adjustments
to roads, drainage or other facilities. Implementation of the requested Special Use actually
improves the adequacy of public facilities since the Structure is intended to boost the
reliability and functioning of the electrical grid with minimal external impacts. The
Structure's function will be to effectively pinpoint and minimize outages, allowing for
power re-routing and restoration as quickly as possible and in as surgical a manner as
possible. The Structure will also help even out the flow of electricity through the
distribution lines. Both Structure functions will promote reliability of the electric grid,
thereby boosting the Village's economic welfare and public services.
13.11-D,2.g. Adequate Buffering. Adequate fencing and/or screening shall be provided to ensure
the enjoyment of surrounding properties, to provide for the public safety or to screen parking areas
and other visually incompatible uses.
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The Structure will be placed within the portion of the Substation which is already protected
by an exterior security fence. The Structure will not be detrimental to any persons, property,
or to the general welfare. The Structure will be unmanned, silent in its operation and unlit.
The Structure will consist of a silver-grey metal pole, similar to numerous existing support
structures on and nearby the Property and in this way will blend into the existing look and
function of the Substation.
Further, all associated electronics equipment will be housed inside an existing building,
minimizing any new external facilities within the Substation.
The Structure is naturally screened and buffered by several features of the project and the
site. Importantly, the dense shrubbery to be newly-installed along the northern property
line will screen the base of the Structure, mitigating views from the north, including from
Lake Cook Road, the southern sidewalk along Lake Cook Road and Corporate Drive. The
Structure is being situated to the southwest of the existing substation control building, thus
mitigating views of the Structure's base from the east (even beyond the substantial
screening offered by the new plantings). Views of the Structure from the west on Lake
Cook Road should be minimal or non-existent due to existing visual obstructions (e.g.,
trees, large signs, etc.). Similarly, views from the south are mitigated due to the height of
the commercial buildings and intervening trees. Views of the Structure from motorists
using Lake Cook Road are expected to be minimal or non-existent for eastbound motorists
(due to the proximity and height of the southern retaining wall) and mitigated for
westbound motorists due to the tall southern retaining wall and setback of the Structure
from the northern property line.
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Standards for Special Use: The Fence
13.11-D,2.a. Compatible with Existing Development (Ord. 0-83-13). The nature and intensity of
the activities involved and the size, placement and design of any structures proposed will be so
planned that the Special Use will be compatible with the existing development and will not impede
the normal and orderly development and improvement of surrounding property.
The Substation today contains an existing chain-link fence along the front lot line which,
at six feet tall exceeds the 3-foot maximum allowable front lot line fence height. Further,
the Substation's fence has long-deployed barbed wire (inward) for additional protection.
The Fence will be substantively comparable to the existing fence (even though 1 foot
taller), especially since it will be placed in generally the same location as the existing fence.
The only differences will be that the Fence will be extended eastward to encompass the
Fiber Enclosures on the east portion of the Property, will be one foot taller and will contain
1-foot of Y-shaped barbed wire as opposed to only 1 foot of inward-facing barbed wire
(today's condition). Replacing the existing Fence at the Substation with one of similar
height and form -- with the landscape screen proposed -- is compatible with the existing
development and will not impede the normal and orderly development and improvement
of surrounding properties.
Absent the Special Use, ComEd's security risk for the Substation would be elevated when
compared to similarly situated substations, thus serving as a disincentive to future gridrelated investment at this Substation. The absence of a Special Use for barbed wire as part
of the Fence also leaves the Substation potentially more vulnerable to undetected intruders
and thus to more frequent service interruptions.
13.11-D,2.b. Lot of Sufficient Size. The size of the lot will be sufficient for the use proposed.
The lot is sufficient for the Special Use because the proposed Fence is being generally
placed in the location of the existing fence and will be minimally expanded to encompass
the area around the Fiber Enclosures.
13.11-D,2.c. Traffic. The location of the Special Use within the Village will be such that adverse
effects on surrounding properties will be minimal, particularly regarding the traffic generated by
the Special Use.
The Special Use is unmanned, aside for an occasional visit for maintenance purposes or in
emergency circumstances. No additional traffic will be generated by the Special Use.
13.11-D,2.d. Parking and Access. Parking areas will be of adequate size for the particular use and
properly located, and the entrance and exit drives will be laid out so as to prevent traffic hazards
and nuisances.
Implementation of the Special Use does not require any substantial changes to the location
of the existing Substation entrance and exit, which occurs to the southeast off of the
southern extension of Corporate Drive. The gate for the Fence around the Fiber Enclosures
will face the existing gravel drive so as to utilize the existing driveway access points of the
Substation.
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13.11-D,2.e. Effect on Neighborhood. In all respects, the special use will not be significantly or
materially detrimental to the health, safety and welfare of the public or injurious to the other
property or improvements in the neighborhood, nor will it diminish or impair property values in
the surrounding area.
The proposed Special Use will not be detrimental to the health safety and welfare of the
public, it will not be injurious to other property or improvements in the neighborhood, and
it will not diminish or impair property values in the surrounding area. The 1-foot barbed
wire component of the Fence exists today and will be attached once again to the top of the
7-foot chain-link material (instead of the current 6-foot height). The proposed Y-shape of
the barbed wire, as opposed to continuing the inward-only figuration into the future,
provides maximum deterrence and improved security for the Substation, in line with
federal government directives. The Fence will be fully within ComEd's property limits and
will provide added safety to the public. The proposed new landscaping and existing
planting should provide a substantial screen.
13.11-D,2.f. Adequate Facilities. That adequate utilities, access roads, drainage and/or other
necessary facilities have been or are being provided.
The Special Use will not require additional utilities brought to the Property, or adjustments
to roads, drainage or other facilities. Implementation of the requested Special Use enhances
the security of public facilities since the Fence is intended to upgrade the security of the
electrical grid with minimal external impacts.
13.11-D,2.g. Adequate Buffering. Adequate fencing and/or screening shall be provided to ensure
the enjoyment of surrounding properties, to provide for the public safety or to screen parking areas
and other visually incompatible uses.
The Fence will be substantially screened and buffered by existing and added landscape
vegetation. The Fence will not be detrimental to any persons, property, or to the general
welfare. The Fence will primarily consist of a chain-link material, similar to the existing
fence on the Property and in this way will blend into the existing look and function of the
Substation. The height of the proposed dense hedge line, at 8-10 feet in height, should fully
screen the Fence from the north and east. Retention of the existing Cottonwood trees on
the eastern portion of the Property further mitigate fence views.. Views of the Fence from
the west on Lake Cook Road should be minimal or non-existent due to existing visual
obstructions (e.g., trees, large signs, etc.). Similarly, views from the south are mitigated
due to the height of the commercial buildings and intervening trees.
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Standard for Variation: The Battery Enclosure
Requested Variation: Relief from a minimum front yard of not less than 35 feet (under the
existing R-1 zoning district) or not less than 50 feet (if the Property is rezoned to the C-2 district
as requested (5.02-F,3.b.). The Battery Enclosure is proposed to be located south of the northern
line of the existing substation control building approximately 21 feet from the northern property
line. Note that the Battery Enclosure complies with the R-1 required 35 feet setback from the
right-of-way line of Lake Cook Road prior to its widening in 1992 (during which ComEd deeded
the northern 19 feet of its property to Cook County).
13.07-E,1. Not a Use Variation. That the variation does not permit a use otherwise excluded from
the particular district in which requested.
The Variation does not permit a use otherwise excluded from the C-2 zoning district. The
current use of the subject property is as an electrical substation pursuant to an existing
approved Special Use. The Variation will not in any way change the present use of the
subject property.
13.07-E,2. Unique to the Property. That special circumstances or conditions, such as exceptional
narrowness, topography, or siting, apply to the land for which a variation sought and that these
conditions do not apply generally in the district.
Numerous special circumstances and conditions support approval of the Variation. The
proposed location of the Battery Enclosure is at one of the only possible locations available
at the Substation -- it cannot be set back farther from the northerly property line or readily
located elsewhere on the Property without material required expansion of both the size of
the Battery Enclosure and possibly also the existing substation control building. This is
because the Battery Enclosure
(i) needs to be positioned adequately close to the microprocessors in the existing
Substation control building to both avoid the voltage drop which occurs as the
batteries are located a further distance from the control building and to remain close
to an AC power feed (as the distance from the Battery Enclosure to the substation
control building increases, the size and complexity of the necessary equipment and
enclosures to house such equipment increases),
(ii) may not be located on top of underground electrical cables and there are several
such key underground cables running east to west from the control building to the
four pieces of electrical equipment just east of the proposed Battery Enclosure and
also one high-voltage line running underground in a diagonal direction from the
southeastern section of the control building to the easternmost electrical
transformer,
(iii) must be appropriately distanced to the north from existing electrical equipment,
including, in particular and due to fire risks, oil-filled equipment such as a
transformer
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(iv) cannot be positioned so as to prevent future Substation electrical equipment
development, and
(v) is required to situated in a way that allows access and entry by ComEd personnel
(the enclosure includes a door for maintenance activities facing south away from
Lake Cook Road). These conditions are wholly unique to the Property and do not
apply generally in the C-2 zoning district.
13.07-E,3. Not Self-Imposed. That the special circumstances or conditions have not resulted from
any act of the applicant subsequent to the adoption of this Ordinance, whether or not in violation
of the provisions thereof.
The Applicant did not create the above-described special circumstances or conditions -they are applicable to any electrical distribution company or similar provider of public
utility services and exist for personal and public safety as well as proper functioning of
specialized electrical equipment.
13.07-E,4. Not Exclusively Monetary. That, for reasons fully set forth in the report of the Board of
Zoning Appeals, the aforesaid circumstances or conditions are such that the strict application of
the provisions of this Ordinance would deprive the applicant of a reasonable use of his land. Mere
loss in value shall not justify a variation; there must be a deprivation of beneficial use of the land.
Strict application of the Ordinance would deprive ComEd from reasonable use of the land
because the Battery Enclosure is necessary for ComEd to fulfill its responsibility to provide
reliable and efficient power to the Village and the enclosure is necessary at the Substation
in its proposed location. The Variation will allow ComEd to effectively site future utility
equipment in a manner that reduces the need to expand the footprint of the Substation
beyond its current parcel boundaries. Furthermore, there is no monetary motivation or
incentive associated with the proposed location of the Battery Enclosure. The Variation
has no connection to avoiding a loss in value of the Property. The Battery Enclosure
provides no direct or individual financial benefit to ComEd and is not proposed in order to
increase the value of the Property -- it is to provide a back-up power source for
microprocessors which improve the efficiency and reliability of transformers at the
Substation and by extension the overall the electrical grid serving the Village.
13.07-E,5. Minimum Adjustment Necessary. That the variation granted is the minimum adjustment
necessary for a reasonable use of the land.
The Variation is the minimum adjustment necessary because the Battery Enclosure is an
essential element of the Substation and cannot be placed elsewhere on the Property. Denial
of the Variation would require placement of the Battery Enclosure in a location that would
reduce the effectiveness of the voltage optimization provided by the Enclosure, necessitate
an increase in the size of the Enclosure and the existing control building and increase
interference with existing or planned electrical equipment. These are avoidable
consequences that would be detrimental to the reasonable use of the land and, more
importantly, harmful to utility customers throughout the Village. In addition, placing the
Battery Enclosure outside of the existing Substation would require ComEd to occupy
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additional property in the Village, add additional electrical equipment to an area where
none may currently exist, increase costs for utility customers, and reduce responsiveness
to power outages. The Variation provides the least-possible relief needed for a reasonable
use of the land.
13.07-E,6. Not Detrimental to Public Welfare. That the granting of any variation is in harmony
with the general purposes and intent of this Ordinance, and will not be detrimental to the public
welfare or to other property or improvements in the neighborhood, and will not alter the essential
character of the neighborhood.
Granting the Variation is in harmony with Village Ordinances. The Variation supports the
provision of efficient, reliable, and responsive supply and distribution of electrical power
throughout the Village and does not disrupt the orderly development or character of the
area. Granting the Variation will not be detrimental to the public welfare or other property
improvements in the neighborhood. The proposed location of the enclosure will allow for
it to be sited within the Substation's existing perimeter fence and the planned landscaping
will provide additional screening, especially to the north and east (the Enclosure will be
minimally visible from the west due to the existing substation control building within the
foreground). Placing the Battery Enclosure in the proposed location will not alter the
essential character of the neighborhood because, in addition to the Property's current use
as an electrical substation, the immediate surroundings include various commercial and
transportation uses (notably, not residential). The small enclosure will be screened by dense
foliage and will blend in with various structures and equipment currently existing and
planned for the Substation. Note, too, that the Enclosure has been situated further away
from the existing property line than the existing control building and both structures are a
minimum of 35 feet south (the required R-1 minimum setback) of the original Lake Cook
Road right-of-way line (prior to ComEd’s 1992 deeding to Cook County of the northern
19 feet of the ComEd Property to allow for a road widening project).
13.07-E,7. Not Detrimental to Neighborhood. That the proposed variation will not impair an
adequate supply of light and air to adjacent property, substantially increase congestion in the
streets, increase the potential damage of fire or endanger the public safety.
The proposed Variation will not impair any supply of light or air to any adjacent property.
The Battery Enclosure will be only 26'-10" by 8'-10" by 13'-6" (significantly smaller in
height and area than the existing substation control building) and will be positioned away
from adjacent properties to the east, west, and south (to the north is a pedestrian sidewalk
and below-grade, high-speed Lake Cook Road). Additionally, the proposed Battery
Enclosure will actually be farther away from the property line that the existing substation
control building. The proposed Variation will not increase any congestion in the streets.
The positioning of the Battery Enclosure will not have an impact on the use of any
roadways -- it is proposed to be fully contained within the existing fence around the
perimeter of the Substation. The proposed Variation will not increase the potential damage
from fire or endanger public safety. The Battery Enclosure is unmanned, windowless, and
all associated battery equipment will be housed inside the enclosure. The enclosure will be
set back over 16 feet from the sidewalk to the north, will be protected by a 7-foot chain26

link fence with an addition 1-foot of barbed wire on top, and will be screened by dense
foliage along the northern and eastern property lines.
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INDEMNITY UNDERTAKING
Per Article 13 of the Zoning Ordinance of the Village of Deerfield
TO:

Village of Deerfield
850 Waukegan Road
Deerfield, Illinois 60015

FROM:

Property Owner
Commonwealth Edison Company
_____________________________
3 Lincoln Centre
_____________________________
_____________________________
Oakbrook Terrace, IL 60181
_____________________________

SUBJECT PROPERTY:

Zoning Applicant
Scott Saef, Sidley Austin LLP
_____________________________
_____________________________
One South Dearborn
_____________________________
Chicago, IL 60603
_____________________________

See Exhibit A attached hereto.

ZONING RELIEF: ______________________________________________________________
________________________________________________________________________
Rezone subject property to C-2, approve text amendment, and approve Special Use
________________________________________________________________________
________________________________________________________________________
[describe zoning request]
WHEREAS, the undersigned Property Owner and Applicant (individually and
collectively “Indemnitor”) have applied to the Plan Commission and/or Board of Zoning Appeals
of the Village of Deerfield for the aforementioned Zoning Relief with respect to the Subject
Property described on Exhibit A attached hereto; and
WHEREAS, Indemnitor is required under Article 13 of the Zoning Ordinance of the
Village of Deerfield, as a condition to approval of the Zoning Relief, to defend, indemnify and
hold harmless the Village and its officers, agents and employees from any suit, action, claim or
proceeding against the Village, or officers, agents or employees of the Village, that seeks to
attack, challenge, dispute, void, annul, enjoin or invalidate, in whole or in part, any ordinance,
determination or proceeding by the Village of Deerfield approving the Zoning Relief requested
by Indemnitor; and
WHEREAS, Indemnitor understands, acknowledges and agrees that the Zoning Relief
requested for the Subject Property will, if approved by the President and Board of Trustees of the
Village of Deerfield, benefit the Subject Property, and the Property Owner, Applicant and their
respective successors, grantees and assigns; and
WHEREAS, Indemnitor understands, acknowledges and agrees that the Village of
Deerfield is under no obligation to spend public money defending the grant of such Zoning
Relief against any suit, action, claim or proceeding that may be commenced by third parties
seeking to attack, challenge, dispute, void, annul, enjoin or otherwise invalidate in whole or in
part any ordinance, resolution or action by the Village of Deerfield granting or approving such
Zoning Relief;
NOW, THEREFORE, in compliance with the requirements of Article 13 of the Zoning
Page 1 of 2

Ordinance of the Village of Deerfield, and in consideration of the Zoning Relief requested by the
Property Owner and Applicant (individually and collectively “Indemnitor”) for the Subject
Property described herein, the undersigned Property Owner and Applicant jointly and severally
covenant and agree with the Village of Deerfield as follows:
1.
Indemnitor shall, at Indemnitor’s own cost and expense, defend and indemnify the
Village of Deerfield and its officers, agents and employees from any suit, action, claim or
proceeding against the Village, or officers, agents or employees of the Village, in which the
Village’s approval of the Zoning Relief requested by Indemnitor for the Subject Property is
asserted or attempted to be asserted to be void, invalid or improperly granted, by any third party
claiming any interest in or damage resulting from any ordinance, resolution or action by the
Board of Trustees of the Village of Deerfield granting or approving such Zoning Relief in whole
or in part, including but not limited to court costs, expenses and reasonably attorneys’ fees.
2.
Indemnitor shall reimburse the Village of Deerfield, its officers, agents or employees for
any court costs, expenses and reasonable attorneys’ fees which the Village or its officers, agents
or employees may incur in defending any such suit, action, claim or proceeding, or may be
required to pay by a court of competent jurisdiction as a result of the approval of the Zoning
Relief requested by Indemnitor.
3.
Indemnitor understands, acknowledges and agrees that the Village of Deerfield may, in
its sole discretion, participate in the defense of any such suit, action, claim or proceeding, and
such participation shall not relieve Indemnitor of its obligations under this Undertaking.
4.
This Indemnity Undertaking contains the entire agreement of the parties and there are no
representations, inducements or other provisions other than those expressed in writing herein.
5.
The provisions of this Indemnity Undertaking shall be binding upon Indemnitor and
Indemnitor’s successors, grantees and assigns.
IN WITNESS WHEREOF, this Indemnity Undertaking has been duly executed this ____
day of ____________________, 20__
21 by Property and Applicant (Indemnitor).
________________________________
Commonwealth Edison Company

Scott Saef, Sidley Austin LLP
___________________________________

______________________ Property Owner

______________________, Applicant,

By: ____________________________________

By:
_________________________________
Name: Scott Saef
Title: Partner, Sidley Austin LLP

Name:
Title:
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MEMORANDUM
TO:

Plan Commission

FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: March 19, 2021
RE:

Prefiling Conference on the Request for a Text Amendment and Special
Use to the I-1 Office Research Restricted Industrial District and an
Amendment to a Special Use for 550 Lake Cook Road To Allow a Carryout
Food Service (North Shore Sports and Wellness)

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 at 550 Lake Cook Road consists of a 35,600 square foot
building (29,000 square feet ground floor and a 6,600 square foot mezzanine) on
a 1.95-acre parcel. The subject property is zoned I-1 Office, Research and
Restricted Industrial District and part of the Corporate 500 Centre PUD.
In 2014, the subject property was approved for an event center for weddings,
bar/bat mitzvahs, proms, charity galas, charity fundraisers, corporate networking
events and meetings, and small trade shows/expos with an average event
consisting of approximately 220-300 guests. Prior to serving as an event center,
the subject property served as the practice facility for the Chicago Bulls
professional basketball team from 1991 until 2014 when the Chicago Bulls moved
their practice facility to the City of Chicago.
In 2019, North Shore Sports and Wellness (NSSW) received zoning approval for
the 550 Lake Cook Road property to allow for a special needs school (Felicity
School), a personal fitness training center and private sports team instruction.
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Surrounding Land Use and Zoning
North: R-5 General Residence District – Coromandel, a residential planned unit
development
South: I-1 Office, Research and Restricted Industrial District – Residence Inn
Marriott Hotel
East: C-2 Outlying Commercial District – Whitehall
West: I-1 Office, Research and Restricted Industrial District (across Corporate
Drive) – Corporate 500 Centre office buildings
Proposed Plan
The petitioner, North Shore Sports and Wellness (NSSW) and Felicity School are
proposing to repurpose the existing school kitchen to be utilized during after
school hours to prepare carryout food service to the patrons of the facility in the
evenings and weekends. The kitchen will also serve as the food preparation hub
for NSSW’s other facility in Northbrook which houses larger tournaments and
events. The petitioner plans to partner with Rocks Bar Group to provide the food
service. Felicity School will continue to be responsible for the kitchen throughout
the week during school hours and will utilize the equipment for meals and
culinary courses for students. The repurposing of the kitchen will help the
students of the Felicity School prepare for a career in the restaurant or service
industry. Courses and curriculum would be designed so the students can benefit
from hands on work. Following school dismissal each day, ROCKS Bar Group will
become responsible for the kitchen.
NSSW is proposing that ROCKS begin their carryout service focusing on two key
areas:
1. Program players, coaches and families that are already coming to facility at
550 Lake Cook Road for practices, games, and other programming.
2. Programs and players at their sister site, The Athletico Center, in
Northbrook. The Athletico Center is three times the size of 550 Lake Cook
program and has proportionally more players, practices, games and
programming. In non-pandemic times, Athletico sees, on average, 200-300
participant per hour on weekdays, and 300-500 people per hour from 8:00
am until 11:00 pm on weekends. Athletico hosts significant weekend
soccer, basketball, and volleyball tournaments, and has special events, like
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Bar Mitzvahs, throughout the year.
Although the target and primary customers will be directly affiliated with North
Shore Sports and Wellness, Athletico Center, and partner programs, NSSW will
provide community wide access to the ROCKS carry-out food services. There will
be no alcohol served as part of the carryout food service.
The petitioner’s material indicates that ROCKS will have 2 cooks per shift and 1-2
people completing and bagging up orders and giving them to carry out customers.
One on-site staff member will be a ROCKS bar group manager or supervisor and
will be a certified local health food service manager. ROCKS is planning to serve
the customers of North Shore Sports and Wellness but also, just as importantly,
helping the students of The Felicity School prepare for a career in the restaurant
or service industry. The coordination between the entities will be spearheaded in
tandem under the guidance of a few teachers at The Felicity School and a
manager from ROCKS Bar Group. Felicity would be able to offer real-time job
preparation, a safe and comfortable job placement, career exploration,
supervision, and course credit.
ROCKS will operate the carryout business Monday - Friday 4:00pm-10:00pm and
will be open on weekends as events at NSSW and The Athletico Center dictate.
During the week the first employees are anticipate to arrive at 3pm and the last
employee leaving the building no later than 11:00pm. There will be designated
parking spaces for ROCKS staff in the back of the building. There will not be any
dine in options as this business plan is only for a carryout model.
Please see the petitioner’s material for a detailed description of the proposed
businesses to be located at 550 Lake Cook Road.
Building and Site Improvements
No changes are proposed for the site or building walls/elevations for the
proposed carryout food service use. The petitioner’s material indicate that new
informational signage will direct patrons to the proper areas of the building for
this use.
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Zoning Conformance
The petitioners are seeking approval of a Text Amendment to allow a carryout
service use in conjunction with a special needs school as Special Uses in the I-1
Office Research Restricted Industry District.
When a use is not specifically listed as a Permitted Use or Special Use in a zoning
district, the use is not allowed. Currently, a carryout food service use in
conjunction with a special needs school and a sports programming and personal
training facility is neither a Permitted nor a Special Use in the I-1 Office Research
Restricted Industrial District so this use is not allowed. Therefore, a Text
Amendment is needed to allow the proposed Special Use in the I-1 District. The
criteria for a Text Amendment is that it has has to be in the public interest and not
solely for the interest of the applicant. The new food service use would be added
to the I-1 Office Research Restricted Industrial District (the current zoning of the
subject property) as a Special Use. The proposed Special Use will only be added
to the I-1 Office Research Restricted Industrial District. Attached are the Special
Use standards.
Note: In 2019 , Text Amendments were made to the I-1 District for a Special
Needs School, Personal Training Fitness Center and Private Sports Team
Instruction in the I-1 Office, Research and Restricted Industrial District. The 2019
Text Amendments to the I-1 Office, Research, and Restricted Industrial District
allowed the uses to be located in an I-1 Planned Unit Development when the
respective uses (Special Needs School, Personal Training Fitness Center and
Private Sports Team Instruction) are located in an I-1 Planned Unit Development
with a minimum of 25 acres in size. These Text Amendments restricted these
uses to only a couple of geographic areas in the I-1 District. The same restriction
would be added to the proposed text amendment for the new food service.
Traffic and Parking
The petitioner does not anticipate that the carryout food use will have an impact
on the existing vehicular traffic or parking since they will be targeting current
programs, players, coaches and families from the North Shore Sports and
Wellness for business. The petitioner has also indicated that employees of ROCKS
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will arrive after school hours and will park behind the building in the parking
spaces that are occupied by other building employees during the day. The
petitioner is also arranging to store two of three school vehicles at off-site
locations, or one in a parking space in the Corporate 500 parking lot freeing up
three spaces in the rear parking lot at the northeast corner of the building.
The petitioner has also indicated that Felicity School designates three spaces
specifically for student drop-off and pick-up in the rear parking lot at the
southeast corner of the building. These three spaces are closest to the Felicity
rear entry door. Student drop-off generally occurs between 8:15am- 8:45 am and
pick up happens from 2:45pm-3:10pm. The spaces are empty for the times in
between, and this six-hour window will be used for deliveries. After school hours,
these same spaces will be reserved for food pick-up. Signage will be placed in
front of those spots detailing the multiple parking uses. Signs will comply with
Village requirements of under 2 square feet in area and non-illuminated.
In the early stages of the carryout food service, NSSW staff will monitor the
parking lot and will distribute reminders about the parking spaces located across
the street for NSSW participants as well as direct traffic as needed.
The petitioner is asking for a waiver of the traffic and parking as they believe their
plans and proposed changes will have minimal impact on traffic and parking.
Required Parking
As part of the approval process of a Special Use, the petitioner must demonstrate
that adequate parking will be provided. In 2019, the subject property was
approved as with multiple uses in the building including a special needs school, a
personal fitness training, and private team sports instruction. The building is
35,000 square feet and based on those uses, 39 parking spaces were required.
The breakdown of the 2019 parking calculation is listed below:
Felicity School: 14 spaces
Movement Revolution: 10 spaces
Private Sports Team Instruction: 14.8 spaces
Total: 38.8 or 39 parking spaces required for all uses in the facility.
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A carryout restaurants require: One (1) space for each 120 square feet of gross
floor area. The area of the building dedicated to the carryout food service is
1,422 square feet, which is the area of the 542 square foot kitchen and an
adjacent 880 square foot area consisting of an accompanying refrigerator, freezer
and lockable storage. Based on this carryout restaurant requirement, the
proposed use will require 12 parking spaces (1,422 sf/120 sf gross floor area =
11.85 or 12 parking spaces.)
Adding the carryout restaurant parking requirement (12 spaces) along with the
existing uses (39 parking spaces), the total parking required on site is 51 parking
spaces.
There are 52 parking spaces provided on site and 30 overflow parking spaces
allowed by a cross easement agreement across Corporate Drive in the Corporate
500 Centre office building parking lot for a total of 82 parking spaces. The 1991
ordinance approving the Berto Center required the applicant to have a cross
easement agreement for 30 overflow parking spaces and this cross easement
agreement for 30 spaces still exists today and is in place for NSSW uses.
The Coromandel development (on the north side of Kates Road) has one entrance
in and out for this residential development with 400 housing units and this access
point is at the intersection of Kates Road and Kelburn Road/Corporate Drive. No
parking is allowed on the inner side of the Kelburn Road-Milford Road loop
through Coromandel, as this is a fire lane, and parking is not allowed on the
access road leading to the Village water tower. Parking is also prohibited on both
sides of Kates Road. The petitioners will not be utilizing any on-street parking for
their facility, including on Corporate Drive or in the Coromandel development.
Loading
Article 8.03-H (5) states that for Special Uses, not listed, loading berths adequate
in number and size to serve such uses shall be provided as recommended by the
Plan Commission and approved by the Board of Trustees. When the Felicity
School was approved in 2019, no loading berth was provided.
The petitioner does not anticipate large or frequent deliveries at the subject
property for this use and will used designated parkings spaces closest to the
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Felicity rear entry door at the southeast corner of the building. Deliveries will take
place during the day between 8:45am and 2:45pm when the spaces are normally
vacant.
Signage
The petitioners are not requesting any new exterior signage on the building
elevations for this carryout food use. The petitioner will rely on an online
presence, signage in the building and marketing materials to market the carryout
food use.
The petitioner is proposing informational signage for the three parking spaces at
the southeast corner of the building. The petitioner’s material indicates that the
informational signage will comply with Village requirements.
Rooftop Mechanical Units/Mechanical Screening
The petitioner is not proposing any changes to the existing rooftop mechanical
units.
Landscape Buffering
The existing landscaping and buffering on the subject property will not be
changed.
Submittal List
Attached is the list of submittals that staff has provided the petitioners for the
proposed carryout food service use.

7

Village of Deerfield
2021 Zoning Ordinance Map
Subject Property

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.

February 16, 2021
Special Use Submittals for Proposed Food Service at 550 Lake Cook Road
Below is a list of the submittals you would need to provide for the Plan Commission
prefiling conference meeting. Two sets of paper plans and an electronic version of the
plans are due three (3) weeks prior to the meeting date for staff to review. Four (4) sets of
paper plans and an electronic copy of the plans are due two weeks in advance of the
public hearing date.


A comprehensive written description of the proposed food service, detailing the
proposed food service business that is proposed to operate on the premises.
Include the number of student and employees involved in the operation of the food
service; hours of operation, if there will be any eating areas, how the parking will be
handled, etc.



A scaled site plan that indicates where the proposed food service will occur, and the
parking spaces used for the proposed food service.. The site plan should also show
any proposed changes to the existing site. Indicate on the site plan any areas that
may be used for outdoor eating areas, if any, including any areas of the parking lot
or landscaping that may have tents or that may be designated as outdoor eating
areas.



A floor plan that shows all of the interior space in the building to be used for the food
service.



If any changes are proposed to the existing exterior materials of the building (e.g. a
new entrance, new lighting, new awnings, or relocation of an entrance to the
building, etc.), all of those changes have to be shown on detailed, scaled building
elevation drawings with an exterior materials legend provided on the elevation
drawings. For any changes to the exterior of the building, all color and material
samples must be presented to the Plan Commission.



No exterior signage is allowed for a food service use as there is not a category for
this in the I-1 District. If exterior signage is proposed, please discuss with Village
staff.



A traffic and parking study prepared by a professional consultant is typically
prepared for a Special Use. Sometimes for a smaller magnitude Special Use, the
petitioner can ask for a waiver of the parking and traffic study at the prefiling
conference meeting. Staff should look at this proposal first and and provide you
input about this matter, but waiver of any study at the discretion of the Plan
Commission. Please provide the agreement you to utilize the parking at Corporate
500 Centre parking, west of Corporate Drive. The Plan Commission
recommendation from 2019 is attached, and there is a section of this
recommendation that analyzes parking for the uses approved in the 550 Lake Cook
Road a couple a of years ago by the Village.
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Below is a list of the submittals you would need to provide for the Plan Commission public
hearing. Two sets of paper plans and an electronic version of the plans are due three (3)
weeks prior to the meeting date for staff to review. Four (4) sets of paper plans and an
electronic copy of the plans are due two weeks in advance of the public hearing date.


A comprehensive written description of the proposed food service, detailing the
proposed food service business that is proposed to operate on the premises.
Include the number of student and employees involved in the operation of the food
service; hours of operation, if there will be any eating areas, how the parking will be
handled, etc. Note: The activities that are represented to the Plan Commission and
Village Board during the zoning approval process are the parameters that the food
service must operate within.



A scaled site plan that indicates where the proposed food service will occur, and the
parking spaces used for the proposed food service.. The site plan should also show
any proposed changes to the existing site. Indicate on the site plan any areas that
may be used for outdoor eating areas, if any, including any areas of the parking lot
or landscaping that may have tents or that may be designated as outdoor eating
areas.



A floor plan that shows all of the interior space in the building to be used for the food
service.



If any changes are proposed to the existing exterior materials of the building (e.g. a
new entrance, new lighting, new awnings, or relocation of an entrance to the
building, etc.), all of those changes have to be shown on detailed, scaled building
elevation drawings with an exterior materials legend provided on the elevation
drawings. For any changes to the exterior of the building, all color and material
samples must be presented to the Plan Commission.



No exterior signage is allowed for a food service use as there is not a category for
this in the I-1 District. If exterior signage is proposed, please discuss with Village
staff.



A traffic and parking study prepared by a professional consultant is typically
prepared by Special Use. If there is no waiver of the parking and traffic study, the
traffic and parking consultant must be present at Village meetings to testify and
answer questions. Please provide the agreement you to utilize the parking at
Corporate 500 Centre parking, west of Corporate Drive. The Plan Commission
recommendation from 2019 is attached, and there is a section of this
recommendation that analyzes parking for the uses approved in the 550 Lake Cook
Road a couple a of years ago by the Village.



If any new rooftop equipment are being proposed, all new rooftop mechanical
equipment must be screened from view. Show all roof screening on the building
elevation drawings. Also, a roof plan showing the location of the new rooftop
mechanical equipment will need to be submitted.
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Address the Text Amendment standard and the Special Use standards in writing.
The Text Amendment standard is that it must be in the public interest, and not
solely for the interest of the applicant. The Special Use standards are attached.
Attached is an example of the Special Use and Text Amendment standards
addressed in writing from your petition seeking approval of the uses in your building.



Reaching out to the neighbors on all sides, especially the Coromandel development
to the north, will be very important. You are encouraged to share your plans with the
other property owners and tenants in the PUD. Also, other property owners in the
PUD must be included in the legal notice notification required for the public hearing.



The Fire Department will need to review your site plan for emergency vehicle
accessibility. With your public hearing submittals your will need to provide a letter
from the Fire Department approving your site plan. You should also begin
discussions with the Fire Department about any safety issues, building capacity and
exiting. The Fire Marshal is Brian McCarthy, and he can be reached at
847.945.4066.

Your consultant team should be present at all Village meetings to testify as part of your
presentation.
The Plan Commission is a recommending body of the Village Board of Trustees. The
Village Board of Trustees will consider the recommendation and has a final decision on the
matter. If the Village Board approves the Text Amendment and Special Use, an ordinance
is prepared by the Village Attorney that goes through two readings at the next two Board
meetings. Only after the second reading of the ordinance is passed, is the use approved.
In addition to being present at the Board of Trustees meeting where the Plan Commission
recommendation is considered, the applicants must also be present at both readings of the
ordinance to answer any additional questions that might come up. After approval of the
second reading of the ordinance, a building permit can be turned into the Building
Department for review.
Questions regarding building permits and building codes, can be directed to Building
Department, at (847) 719-7484.
An issue that typically comes up with the preparation of food is smells. Please check with
Clint Case (847) 719-7482 in the Building Department for any requirements that he will
require on the ventilation system for the food use (or if there is an existing ventilation
system, any changes that need to be made the existing system to accommodate the new
food use), and this information should be provided in the materials for the Plan
Commission.
If you have questions, please contact us at:
Jeff Ryckaert, Principal Planner
(847) 719-7482/ jryckaert@deerfield.il.us

Dan Nakahara, Planner
(847) 719-7480/ dnakahara@deerfield.il.us
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Special Use Submittal for Proposed Food Service at 550 Lake Cook Road, Deerfield, IL. 60015
North Shore Sports and Wellness (NSSW) is pleased to present this submittal for consideration.
After a successful move and over 18 months in the new Deerfield location, NSSW is proposing to
adjust the business slightly in our building to meet pandemic driven challenges, engage students
at Felicity with experiential learning, and provide a valuable service to the clientele utilizing 550
Lake Cook Rd.

Comprehensive Written Description- North Shore Sports and Wellness and Felicity have
partnered with ROCKS Bar Group to repurpose the school kitchen to be utilized throughout the
day and weekends benefitting all groups. Felicity will be responsible for the kitchen throughout
the week during school hours and will continue to utilize the equipment for meals and culinary
courses for students. After school dismisses, ROCKS Bar Group will become responsible for the
kitchen. ROCKS Bar Group will prepare offerings for the patrons of the facility in the evenings and
weekends and serve as the food preparation hub for NSSW other facility in Northbrook which
houses larger tournaments and events.

North Shore Sports and Wellness/ROCKS Bar Group/Felicity School - Plan of Action

Proposed Food service:
ROCKS offers a full carry out menu. Since 2005, they have been known best for our
burgers, topped with creative and fun ingredients. They also boast a full array of fresh salads,
sandwiches, and appetizers. They have always tried to stay at the front of the curve for what
customers want and where trends have headed. To that end they offer many healthy options,
several gluten free items, meat alternative options and can be accommodating for any dietary

restriction. NSSW is proposing that ROCKS begin their carry out service at in the building by
focusing on two key areas. One would be the program players, coaches and families that are
already coming to facility for practices, games, and other programming. ROCKS would aim to
service these clients first, as parents or caregivers are on site for pick up and drop off anyway and
are often looking for high quality food options on their way home. The second area of focus for
ROCKS would be the programs and players at our sister site, The Athletico Center, in Northbrook.
The Athletico Center is three times the size of 550 Lake Cook and has proportionally more players,
practices, games and programming. In non-pandemic times, Athletico sees, on average, 200-300
participant per hour on weekdays, and 300-500 people per hour from 8:00 am until 11:00 pm on
weekends. Furthermore, Athletico hosts significant weekend soccer, basketball, and volleyball
tournaments, and has special events, like Bar Mitzvahs, throughout the year. ROCKS would
provide prepared meals, mostly salads, soups and sandwiches during times of Athletico
tournaments and special events. ROCKS would be the primary provider and caterer of food
service for Athletico. Much like 550 Lake Cook Rd., Athletico has limited customers during the
weekdays, so the demand for food and kitchen usage would reflect the hours of operation for
ROCKS.
Although the target and primary customers will be directly affiliated with North Shore Sports and
Wellness, Athletico Center, and partner programs. Naturally, as word of mouth occurs
throughout the community there likely will be an organic spread of business into the general
community. We do not anticipate much of this but would be remiss if we did not provide our
community access to ROCKS carry-out services.
A full menu is included as Addendum A. It is important to note that there will be no alcohol served
by ROCKS at 550 Lake Cook Rd. There is no request to change building usage to include the serving
of liquor of any kind. In fact, this would go directly against our values as the facility is dedicated
to health, wellness and education.
Employees:
Typically, ROCKS will have 2 cooks per shift and 1-2 people completing and bagging up orders and
giving them to carry out customers. One on site staff member will be a ROCKS bar group manager
or supervisor. That person would be responsible for any issues that arise and would be a certified
local health food service manager. There is a great likelihood that some employees will be shared
between Felicity staff/students and ROCKS.
Felicity School and Students:
The ROCKS/Felicity student relationship will be an important part of the business. ROCKS would
be looking to serve the customers of North Shore Sports and Wellness but also, just as
importantly, helping the students of The Felicity School prepare for a career in the restaurant or

service industry. Some of the things that will be taught to the students would be the safe
handling of food and cooking equipment, food portioning, recipe constructions, costing out
items, inventory, receiving deliveries, and creating prep lists. Outside of food preparation is
experiential learning tied to the business’ marketing, accounting, finance, and more. The
coordination between the entities will be spearheaded in tandem under the guidance of a few
teachers at The Felicity School and a manager from ROCKS Bar Group. Many of the student
activities will need to be done during school hours so there would be a specific time that will be
designated as the tandem learning time to make sure everything was being done up to the
standards of both institutions. Specific sauce creation, tracking inventory, creating marketing
materials are examples that would involve students. Staff and students could even be
responsible for deliveries and social media.
Felicity would be able to offer real-time job preparation, a safe and comfortable job placement,
career exploration, supervision, and course credit. We would redesign several courses and
curricula to leverage ROCKS’ presence and business operation. The students could benefit greatly
from the hands-on work, specific exemplars, and opportunities that are not offered in any other
school in the area.
Current students have demonstrated a keen interest in the restaurant, catering and service
industry. We already have had twenty-five students and staff complete and successfully earn the
state safety food handlers’ certificate.
Hours of operation:
ROCKS will operate it carry out business Monday - Friday 4:00pm-10:00pm and will be open on
weekends as events at NSSW and The Athletico Center dictate. During the week we anticipate
the first employees arriving at 3pm and the last employee leaving the building no later than
11:00pm. There will be designated spaces for ROCKS staff in the back of the building as shown
in attached diagram.
Eating areas for customers:
ROCKS will not be offering any dine in options nor provide an area for it. This business plan is only
for a carryout model.
Parking:
ROCKS will be targeting current programs, players, coaches and families from North Shore Sports
and Wellness for business. Because of that we don’t see any substantial influence on the parking
situation. The employees of ROCKS will park behind the building where other building employees

park so there is limited issue of availability or increased traffic. Please see the attached parking
document for reference.
At the present time, Felicity houses a few school vehicles in the lot for student transportation.
When ROCKS begins its service, Felicity will house the vehicles in another location, freeing up
three spaces in the back of the building. Two vehicles can be stored at the homes of Felicity staff
while the third can utilize a spot at the 500 Corporate lot.
Felicity School designates three spaces specifically for student drop off and pick-up in the back of
the building. These three spaces are closest to the Felicity door in the back. Signage will be placed
in front of those spots detailing the intended usage. Drop-off generally occurs between 8:15am8:45 am and pick up happens from 2:45pm-3:10pm. The spaces are empty for the times inbetween. This six-hour window will be a great time for deliveries. These SAME spaces will be
reserved for ROCKS pick-up. Signage reflects the multiple usages and an exemplar is attached.
Signs will comport with Village requirements.
In the infancy of ROCKS, NSSW staff will monitor the parking lot. Staff can distribute reminders
about the spots located across the street for NSSW participants while directing traffic. If
necessary, NSSW can continue this practice during changeover times for participants. (Practices
tend to recycle every 1 ½ hours- during non-covid times.)
Carryout pickup station:
To ensure quick hand-offs to customers we will have a station positioned at the base off the stairs
nearest the main lobby entrance. That station will include a hot box to keep food warm, a
refrigerator to hold sodas and salads, a table for non-refrigerated items with a phone and point
of sale unit. The hot box is about the size of a file cabinet and is shown in attached diagram.
Exterior Signage:
There will be no permanent signage for ROCKS on the outside of the building at North Shore
Sports and Wellness. We will put up signage throughout the interior of the building that would
provide the QR code for customers to place orders via their mobiles devices and detailing where
to pick up those orders. Additionally, a large banner will hang in the main gym promoting the
business and targeted signage, including a sandwich board, will be in place directing people
where to pick up orders during our business hours. The NSSW and athletic partners social media
presence will have all information about ROCKS and its offerings.

Proposed Site Plan:
There will be no changes to current North Shore Sports and Wellness work areas. All cooking will
be housed under the current hood without the need for any new equipment. Please see attached
addendum for detailed site plans, including both the whole building, and kitchen specific area.
Please see Addendum B for detailed building plans.
The kitchen is 542 sq./ft. with an adjacent room of 880 sq./ft. for the accompanying refrigerator,
freezer or lockable storage.

Proposed Traffic Plan:
We are asking for a traffic study waiver as we believe our plans and changes would ensure limited
impact.
•

•

•

•

Removal of Felicity Vehicles- Felicity School traditionally has housed three school
vehicles on site overnight. With the pandemic and other changes, the vehicles can
be housed in other locations throughout the evening. Two will be driven to and
from school by staff while the third can be parked across the street. This will
increase after school availability for ROCKS staff.
Diagrams/signage- While earmarked three spots have been earmarked for Felicity
cab drop-off and pick-up, there has not been signage. New signs will instruct
visitors to the building of proper usage.
Patron targeting- ROCKS will be targeting current programs, players, coaches and
families from North Shore Sports and Wellness for business. The vast majority of
the clients will already be part of the flow of traffic to and from the building.
A large portion of the business will be based on providing food for another facility.
The Athletico Center is the customer and food will be easily brought to this
Northbrook location, especially on weekends when traffic in the area is minimal.

The attached diagrams show the parking lot areas and traffic flows.
Signage:
•

•

There will be no exterior signage for the food service we will be providing. There will be
an online presence, signage in the building and marketing materials created. Attached are
samples of the type of internal signage that would appear. With the QR codes, orders can
easily be done online and on the phone.
There will be no rooftop equipment changes or proposed equipment of any kind

Public Interest:
We feel that addition of ROCKS will add value to our school, our programs and families and our
greater community. First, with ROCKS providing valuable workplace exposure and training to
Felicity School students, it will allow our students to gain the skills and experience necessary for
them to be successful in that industry. Besides learning about culinary arts, the ins and outs of
running a carry out business, and the back-end operations of a successful restaurant, our student
will also learn more about personal safety and responsibility, time management, and the
executive skills required to be a good employee. Second, our programs and participants will see
great value in having an on-site carry-out option at 550 Lake Cook Rd. In many cases, players are
picked up from practice and stop someplace on their route home to get dinner. By having a highquality dinner option on site, it will allow our parents to get their kids home without having to
stop someplace else and therefore provide additional time for school responsibilities, family
commitments, and other activities. Lastly, we feel that, in the long run, having ROCKS at 550 Lake
Cook Rd. will be a value add to the greater community, by giving our families another option for
high quality, healthy food. ROCKS is committed to providing a diverse menu of options for our
community to meet the needs their diet and give them another option than fast food.

ROCKS Staff Parking 3 30
pm-10 pm

Designated Felicity School Drop
Off and Pick Up 8 am-9 am, 2 45
pm-3 15 am

Player/
Coach Exit

Deliveries—No
Deliveries from
8-9 am or 2 30
pm- 4 pm

Particpant Entrance

Dedicated ROCKS Pick Up
Location 4 pm-10 pm, including
Athetico Center Order Pick Up

Continued No Parking Zone

Additional Refrigerator and Freezer

Additional Locked Storage

Proposed
Enclosed
Staging Area,
including
dedicated staff
and electrical
hot box

Delivery Area—
Departing Players
And Coaches

Designation Pick
Up Area
For Program
Parents, including
those from
Athletico Center

-GREENS-

-APPS-

-SANDWICHES-

MAKE ANY SALAD A WRAP $1

MAC & CHEESE WEDGES
Accompanied by our bourbon BBQ sauce
and smoked ranch. $10

All sandwiches come with regular fries, tater
tots or a cup of chili. Add a buck if you prefer
one of these as your side: sweet potato fries,
side salad, sautéed green beans.
No substitutions on our Sandwiches.
If you would like to omit an ingredient
we can do that.

SALMON BLT SALAD*
Chopped baked salmon, romaine,
cherry tomatoes, avocado, bacon and
homemade croutons in a lemony
Greek yogurt dressing. $14
THE (ACTUALLY) CHOPPED
Bacon, crumbled blue cheese, cucumbers,
onions, cherry tomatoes, mixed greens,
carrots, baby spinach, grilled and diced
chicken breast and red wine
vinaigrette. $12
KALE CRUNCH*
A mix of shaved Brussels sprouts and kale,
raw sunflower seeds, pink lady apples,
Parmesan and a shallot vinaigrette. $11.50
Add chicken for $2, steak or salmon for $5
CHIMICHURRI STEAK*
House-made chimichurri drizzled
over flat iron steak, grilled onion &
asparagus, cherry tomatoes, avocado
and arugula with a side of chimichurri
dressing and lime wedges.$15
SOUTHWEST STEAK*
Grilled flat iron steak, mixed greens,
pineapple corn salsa, cilantro, shredded
jack cheese, avocado and fried tortilla
strips with chipotle ranch dressing. $15

-SOUPBLACK & BLUE CHILI
ROCKS personal take on chili.
It’s got a kick! Plus, with Guinness
(black) and PBR (blue) cooked in
you can’t go wrong. $6

-OLDIE BUT GOODIECHICKEN MAC & CHEESUS
WITH CHICKEN!
Smoked gouda, jack and cheddar
cheeses, mixed with pasta shells and
diced chicken breast. Dusted with
breadcrumbs and then garnished
with scallions. $13.50

WHITE TRASH NACHOS*
Jumbo corn scoops, topped with
ROCKS Black & Blue Chili, jalapeños,
Lagunitas! beer cheese, black bean
corn salsa and sour cream, garnished
with scallions. $9.50
Add $2 for guacamole, $2 for chicken
or $3 for steak.
BLACKENED CHICKEN QUESADILLA*
Melted mixed cheese, black bean corn salsa,
jalapeños and blackened grilled chicken on
a tomato basil tortilla. Served with a side of
sour cream and homemade salsa. $10.50
Add guacamole for $2, sub steak for $3,
or sub sautéed mushrooms for free.
HUMMUS PLATTER
George’s family recipe made from
scratch. Served with fresh veggies
and warm pita wedges. $10.50
CHICKEN WINGS
Ten jumbo wings tossed in your choice of
sauce: Buffalo, Angry!!, Bourbon BBQ,
Chipotle BBQ or Buffalo Garlic Parmesan.
Served with celery and your choice of smoked
ranch or blue cheese dressing. $13
PRETZEL BITES
Brushed with butter and sprinkled with kosher
salt. House made honey mustard and
Lagunitas! beer cheese. $10.50
CHICKEN STRIPS
Hand-sliced chicken breast coated
in a chipotle dry rub (comes with
chipotle ranch) $10

CHICKEN CALIENTE
Blackened chicken breast, pepper jack
cheese, applewood bacon, sautéed
onions, charred jalapenos, sautéed red
and green peppers and topped with
avocado and sriracha aioli on a
brioche bun. $13
GRILLED CHEESE
Gouda and chihuahua cheeses on
two slices of garlic pesto brushed
country sourdough bread. $10.50
Add $2 for avocado, sautéed spinach
or bacon.
BLACKENED SALMON*
Blackened seasoned salmon, served on
a ciabatta square brushed with avocado
mayo, shredded lettuce, tomato slices,
drizzled EVOO, giardiniera, a lemon wedge
and a mini bottle of Tabasco. $15
SANTA FE WRAP
Grilled chicken breast, house made
pineapple corn salsa, tomatoes, avocado,
chipotle ranch and jack cheese, wrapped
in a tomato basil tortilla. $12
BUFFALO CHICKEN WRAP
Grilled chicken, buffalo sauce (or try
it Angry!!), shredded lettuce, tomato basil
tortilla and your choice of smoked ranch
or blue cheese dressing. $12

WINE 6oz/9oz/btl

BATCHED COCKTAILS $12

ELOUAN pinot noir
$14/$17/$49
HIGH NOTE malbec
$10/$13/$35
ANGELINE cabernet
$11/$15/$38
ZENATO DELLE VENEZIE pinot grigio,
$10/$13/$35
KIM CRAWFORD sauvignon blanc
$13/$17/$45
SONOMA-CUTRER chardonnay
375ml $11.5/$15/$22
LES FRERES BASTARDS rosé
$10/$13/$35
KORBEL brut, 187ml split $10

KEGGED OLD FASHIONED
bourbon, amaro,
barrel-aged bitters, tiki bitters
ICE BOX NEGRONI
navy strength gin, aperol,
carpano bianco
PALOMA
tequila blanco, squirt, orange,
pineapple & lime
ICE BOX MANHATTAN
100 proof rye, carpano
antica, barrel-aged bitters,
orange bitters
MOSCOW MULE
vodka, fresh lime, ginger beer

-SIGNATURE
BURGERSAll burgers come with two 4 oz. patties
cooked medium. Swap the meat for
a chicken breast at no additional cost
or an Impossible Burger patty for $3.
All burgers come with regular fries, tater tots
or a cup of chili. Add a buck if you prefer
one of these as your side: sweet potato fries,
side salad, sautéed green beans.
No substitutions on our Signature
Burgers. If you would like to omit an
ingredient, we can do that.
THE “ROCKS” BURGER*
(OVER 145,000 SOLD!)
Applewood bacon, pepper jack cheese,
onion strings, lettuce, tomato and
a side of giardiniera on a pretzel roll. $15
CHICAGO CLASSIC*
American cheese, dijonnaise and
bread & butter pickles on a
brioche bun. $14
2X4*
Two 4 oz. patties stuffed with
pepper jack cheese and two strips
of applewood bacon. All topped with
jalapeño mayo and chopped bacon,
served on a pretzel roll with lettuce,
tomato and onion. $15
Two patties not enough? Upgrade to
a 4X4 for only $3 more.
SCHUBERT ST.*
Cheddar, gouda, chopped applewood
bacon, red onion, lettuce, tomato and
chipotle BBQ sauce served on a
pretzel roll. $14
EL GORDO*
Pepper jack, cheddar and provolone cheeses,
two strips of applewood bacon, homemade
onion ring, deep fried pickles and spicy
1,000 island dressing on a pretzel roll. $15

ROCKS SIGNATURE DISH
Please let us know if you
have any allergies.

-ROCKSTAR
BURGER
CHALLENGE-

I HOPE YOU’RE HUNGRY!
Start with eight 4 oz. patties, eight slices
of pepper jack cheese and eight slices
of applewood bacon!!! Add giardiniera,
onion strings, lettuce, tomato and pickles
all stacked in one pretzel roll. Add 16 oz.
of fries and it’s go time!
FOUR POUNDS TOTAL!
RULES
- You have 30 minutes
to finish everything
- No help from anyone else
- If you puke, you fail
- If you finish, it’s free. If not, it’s $35
- If you win, you get a championship
t-shirt and entry to the ROCKStar
hall of fame
- There’s no prize for almost
- No substitutions!

-SIMPLY
IMPOSSIBLE
BURGERA 100% plant-based Impossible
Burger patty cooked over griddled
onions. Topped with American cheese,
lettuce, tomato and special sauce
on a brioche bun. $15

-DIY BURGERYour choice of brioche or pretzel bun. $12
Sub a chicken breast at no additional charge,
an Impossible Burger for $3,
or blackened salmon for $5.
Lettuce, tomato, onion and pickle are
included upon request only at
no additional charge.
$1 additional American, cheddar,
provolone, pepper jack, blue cheese,
sautéed onions, pickled jalapeños, sautéed
mushrooms, onion strings, giardiniera
$2 additional avocado, guacamole,
sautéed spinach, sunnyside up egg,
applewood smoked bacon
$4 additional protein

-SIDES$3 each: tater tots, regular fries
(included at no charge w/ all burgers
and sandwiches)
$5 each: sweet potato fries,
side salad, sautéed green beans
(available as a side for all burgers
and sandwiches for another buck)

-DIPS75¢ extra: Dijonnaise, Smoked Ranch,
Bourbon BBQ, Chipotle Ranch, Jalapeño
Mayo, Avocado Mayo, Chunky Blue
Cheese, Buffalo, Angry!!, Chipotle BBQ, Buffalo Garlic Parmesan, Lagunitas!
Beer Cheese, Honey Mustard, and
Sriracha Aioli

-SWEETSHomemade Manhattan Cheesecake
Rich, New York style cheesecake served with
a Manhattan reduction sauce and our famous
whiskey and vanilla marinated Luxardo
cherries. Made with whiskey—It’s got a kick!
All fried menu items cooked using
transfat-free vegetable oil.
* The Illinois Department of Public Health advises that
eating raw or undercooked meat, poultry, eggs or
seafood poses a health risk to everyone, but especially
to the elderly, young children under age 4, pregnant
women, and other highly susceptible individuals with
compromised immune systems. Through cooking of
such animal foods reduces the risk of illness. All items
marked with an asterisk are cooked to order. This
includes burgers, steak, eggs, and salmon.

MEMORANDUM
TO:

Plan Commission

FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: March 19, 2021
RE:

Prefiling Conference on the Request for a Special Use to Allow Coworking
Offices at 809-811 Waukegan Road (Brick & Mortars)

The purpose of a prefiling conference is to provide the applicant with feedback,
input, and direction on their proposal.
Subject Property
The subject property consists of 809 and 811 Waukegan Road which is the space
currently occupied by the Music Center of Deerfield on the first floor at 809
Waukegan Road and offices and apartments on the second floor at 811
Waukegan Road. The subject property is zoned C-1 Village Center District.
Surrounding Zoning and Land Use
Property to the north, south, and east is zoned C-1 Village Center and is
developed with the Deerfield Bakery to the north; the corner park that is owned
by US Bank to the south; and US Bank is located to the east. To the west is
Waukegan Road, and across Waukegan Road small businesses are located from
800 to 816 Waukegan Road.
Proposed Plan
The applicant is proposing a coworking space (shared office space) where
members sign up to use the space. A lot of independent professionals use
coworking space as working from home can be isolating and sometimes
distracting, and many professionals want the synergy that happens from working
with people in an office environment.
The applicant's material indicates that Brick & Mortars coworking environment
provides a vibrant community of professionals, entrepreneurs, and businesses in
the heart of downtown Deerfield. The applicant’s materials indicate that
1

companies are permanently shifting about 30% of their workforce remote and
professionals are looking for a workspace they are excited to come to as well as
bring their clients.
The proposed coworking space will be approximately 6,150 square feet on both
the first and second floors at 809 and 811 Waukegan Rd. The space will be
separated into lounge style seating, private offices, dedicated desk, and meeting
rooms.
The proposed coworking office will be available to members 24/7. The
petitioners project that 98% of the US will happen between 7 AM to 5 PM with
the busiest time between 10 AM and 3 PM.
They anticipate between 10 to 25 members throughout the day, and there will be
1 employee in the building during regular business hours. The applicant is
anticipating that the average maximum capacity of their space is about 1 person
per 100 square feet of space or 60 people at any given time in the coworking
space.
The applicants have indicated that there will be small events in the space with
between 10 to 20 people for networking events or skill building classes. The
events will be hosted on weekday evenings and weekends once or twice per
month and the average event lasting between 1 to 2 hours.
This business is membership-based and this is described in the "Flexible
Memberships" section of the petitioner's materials. The petitioners have
indicated that there will be a cap on membership and they will utilize software to
monitor daily usage of the space and once they see that they are regularly hitting
a high and comfortable capacity they will stop issuing memberships and add new
prospect to a waiting list.
More information about the proposed concept of Brick & Mortar coworking space
is contained in the petitioner’s materials.
The petitioner has provided a conceptual rendering of their proposed new west
black awning for the space with the name Brick and Mortar in white lettering on
the black awning.
2

Zoning Conformance
The petitioners are seeking approval of a Class A Special Use for an office on the
first floor in the C-1 Village Center District. Office space is a Permitted Use if
located above the first floor. Attached are the Special Use standards.
Traffic and Parking
An office is required to provide one parking space for each 250 square feet of
space. Based on this requirement, a total of 25 parking spaces (6,150/250 = 24.6
= 25) are required for the proposed office use.
There is a provision in the Zoning Ordinance, which addresses parking
requirements for older buildings in the C-1 Village Center District when a change
in use occurs. The Zoning Ordinance indicates:
Whenever the existing use of a building, structure or premises is changed
to a new use, parking and loading facilities shall be provided as required for
such new use. However, if the building or structure was lawfully erected
prior to the 1978, and it is located in the C-1 Village Center District,
additional parking or loading facilities are mandatory only in the event the
floor area of the building or structure is increased, and then only to the
extent required by the additional space.
The Zoning Ordinance also indicates that notwithstanding anything in the
foregoing paragraph, all Special Use standards shall be applicable (which
means that the parking Special Use standard applies when reviewing this
use).
The petitioners are not planning to increase the floor area of the building,
therefore no additional parking would be required on the property for the
proposed use based on the above provision, but the parking Special Use standard
still is applicable.
The applicant is requesting to waive the parking study since members can park in
the Village parking lot in this quadrant (described later in this summary). The
petitioner’s parking analysis from counting cars in the Village parking lot provided
some peak parking lot usage numbers witnessed on Friday, March 12 and on
Saturday, March 13. On Friday from 10 am to 2 pm, they observed an average of
8 cars in the parking lot (16% capacity) and from 1 pm to 3 pm on Friday, they
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observed an average of 11 cars in the Village lot (22% capacity). On Saturday
from 10 am to noon the average capacity of the lot was 20%, and from 1 pm to 3
pm on Saturday the average capacity of the Village owned parking lot was 30%.
The petitioners indicated they could potentially add an additional 15 to 20
vehicles per day and the parking lot would still remain under capacity. They have
also indicated that over 25% of their members have traditionally used other forms
of transportation including Lyft, Uber, Metra, and bike for their commute,
creating less of an impact on parking and traffic.
The last 2 parking and traffic studies completed in this quadrant are attached at
the end of this memo, one for Shredd 415 and one for John Ric Spa. Both of these
studies surveyed the Village parking lot and both studies indicated a low parking
occupancy of this lot throughout the day. The sections of the reports showing the
capacity of the Village owned lots is in a chart and is highlighted in each report.
Village Owned Parking Lot at Northwest Corner of Deerfield Road and Rosemary
Terrace
The Village owned parking lot is located on the west side of Rosemary Terrace,
across the street from the Methodist Church, and currently contains
approximately 50 public parking spaces with a 3 hour parking limit. There is a
1960 agreement between the property owner (at that time National Foods), the
Church, and the Village. These entities helped to create the public parking lot. In
the agreement, all the parties contributed money for the new lot. The agreement
did not specify that so many parking spaces were assigned to each entity – the lot
was for public parking purposes. The Village maintains this public parking lot. A
few year ago, the Village granted the owner of Shoppers Court a license
agreement to allow sidewalk improvements (along the west side of the Village
lot/eastern side of the 636 Deerfield Road building) on the Village owned lot in
conjunction with the major renovations to the 636 Deerfield Road building.
Across Waukegan Road (on the west side of Waukegan Road), there is also a 3hour parking lot in the northwest quadrant of the Village Center that is open to all
patrons of businesses in the Village Center. It should be noted that when Aligned
Modern Health was approved in the Northwest Quadrant, they had no parking
with that building, and they relied on the Village owned parking lot in the
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northwest quadrant. The ordinance approving the Aligned Special Use in 2017
indicated that if necessary, the applicant was to participate in a Village program
to license parking spaces (they would have to pay a fee for each space) in the
Village parking lot for their long term (more than 3 hours) employee parking
provided that any license of such parking spaces is revocable at the sole discretion
of the Village.
Signage
The petitioner has provided a color rendering of their proposed west wall sign for
Brick & Mortar, which is located on a new black awning located over the
premises. Under the zoning ordinance, a sign on an awning is considered to be a
wall sign. The size of the sign is not indicated on the plans, but that information
will be needed for the public hearing along with the area of the west wall. If a
sign variation is needed for the new signage, a public hearing is needed with the
BZA in additional to the Plan Commission as the Plan Commission can only
consider sign exceptions in PUDs, and this property is not a PUD.
Appearance Review Commission
The Appearance Review Commission (ARC) will have to approve the exterior wall
sign and any other exterior changes to the building.
Submittal List
Attached is the list of submittals that staff has provided the petitioners for the
proposed coworking office use.
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Village of Deerfield
2021 Zoning Ordinance Map

Subject Property

Village
Parking Lot

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.

FOR REFERENCE PURPOSES ONLY
2017 Traffic & Parking Study for Jon Ric Salon
2016 Traffic & Parking Study for Shred 415

9575 West Higgins Road, Suite 400 | Rosemont, Illinois 60018
p: 847-518-9990 | f: 847-518-9987

MEMORANDUM TO:

Laurita Chan
Beauty & Wellness Spa

FROM:

Andrew Bowen
Consultant
Luay R. Aboona, PE
Principal

DATE:

August 17, 2017

SUBJECT:

Traffic and Parking Impact Study
Beauty & Wellness Spa
Deerfield, Illinois

This memorandum summarizes the results of a traffic and parking impact study conducted by
Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for a proposed Beauty & Wellness Spa to
be located within the Deerfield Shoppers Court in Deerfield, Illinois. The proposed use will
occupy a 1,343 square-foot vacant space. Deerfield Shoppers Court is located on the north side of
Deerfield Road approximately 400 feet west of its intersection with Rosemary Terrace. The center
provides an 11-space surface parking lot and is also served by a 75-space surface parking lot to
the north and a 49-space municipal lot to the east. Access to the center is provided via an existing
full access drive and an exit-only access drive off Deerfield Road. Figure 1 shows the location of
the site in relation to the area roadway system. Figure 2 shows an aerial view of the site area.
The purpose of this study was to examine background traffic conditions, assess the impact that the
proposed development will have on traffic conditions in the area, and determine if any roadway or
access improvements are necessary to accommodate traffic generated by the proposed
development. The sections of this memorandum present the following:
•
•
•
•
•
•
•
•

Existing roadway conditions
A description of the proposed development
Directional distribution of the development traffic
Vehicle trip generation for the development
Future traffic conditions including access to the site
Traffic analyses for the weekday evening and Saturday midday peak hours
Recommendations with respect to adequacy of the site access system and adjacent roadway
system
Evaluation of the adequacy of the parking supply in accommodating the existing and
projected parking demand

KLOA, Inc. Transportation and Parking Planning Consultants

SITE

Site Location

Figure 1
2

Aerial View of Site Location

Figure 2
3

Existing Conditions
Transportation conditions in the site area were inventoried to obtain a database for projecting future
conditions. Three general components of existing conditions were considered: (1) the geographical
location of the site, (2) the characteristics of the roadways and traffic control devices in the site
area, and (3) the traffic volumes on the roadways.

Site Location
Deerfield Shoppers Court is located on the north side of Deerfield Road approximately 400 feet
west of Rosemary Terrace and is currently occupied by a commercial center served by two access
drives on Deerfield Road as well as a cross-access connection to the adjoining parking lots that
provide access on Rosemary Terrace and on Waukegan Road. The center currently contains
Deerfield Bank and Trust, KoenigRubloff Realty Group, Golden Star Chinese Food, Hanalei
Cleaners, Italian Kitchen Restaurant, and one vacant unit to be occupied by the proposed Beauty
& Wellness Spa. The site is surrounded by retail uses to the west and south, Christ United
Methodist Church and residential homes to the east, and residential homes to the north.

Existing Roadway System Characteristics
The characteristics of the existing roadways near the center are described below. Figure 3
illustrates the existing roadway characteristics.
Deerfield Road is an east-west roadway that in the vicinity of the site provides two lanes in each
direction. At its signalized intersection with Waukegan Road, Deerfield Road provides an
exclusive left-turn lane, two through lanes, and an exclusive right-turn lane on the eastbound
approach and an exclusive left-turn lane, an exclusive through lane, and a shared through/rightturn lane on the westbound approach. Both approaches provide crosswalks with pedestrian signals.
At its signalized intersection with Rosemary Terrace, Deerfield Road provides an exclusive
left-turn lane, an exclusive through lane, and a shared through/right-turn lane on both approaches.
The west leg provides a crosswalk with pedestrian walk signals. Along the north side of Deerfield
Road there are three curb cuts to allow access to the adjacent parking lots. The two most easterly
driveways allow full movements and the most westerly driveway allows outbound movements
only. Deerfield Road is under the jurisdiction of the Village of Deerfield, carries an average daily
traffic (ADT) volume of 19,700 vehicles east of Waukegan Road and 14,500 vehicles west of
Waukegan Road (IDOT 2015), and has a posted speed limit of 30 miles per hour.
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Beauty & Wellness Spa
Deerfield, Illinois

Existing Roadway Characteristics

Kenig,Lindgren,O'Hara,Aboona,Inc.

Job No: 17-151

Figure: 3

Waukegan Road is a north-south roadway that in the vicinity of the site provides two lanes in each
direction. At its signalized intersection with Deerfield Road, Waukegan Road provides an
exclusive left-turn lane, two through lanes, and an exclusive right-turn lane on the northbound
approach, and an exclusive left-turn lane, an exclusive through lane, and a shared through/rightturn lane on the southbound approach. Both approaches provide crosswalks with pedestrian
signals. Waukegan Road is under the jurisdiction of the of the Illinois Department of
Transportation (IDOT), carries an ADT volume of 16,000 vehicles north of Deerfield Road and
26,200 vehicles south of Deerfield Road (IDOT 2016), and has a posted speed limit of 30 miles
per hour.
Rosemary Terrace is a north-south roadway that in the vicinity of the site provides one lane in
each direction and extends from Deerfield Road north to its terminus at Westgate Road. At its
signalized intersection with Deerfield Road, Rosemary Terrace provides a shared left-turn/
through/right-turn lane on the southbound approach. An access drive is aligned opposite Rosemary
Terrace to create a south leg to this intersection. This access drive provides an exclusive left-turn
lane and an exclusive right-turn lane on the northbound approach. Crosswalks are provided on
both approaches with pedestrian walk signals. At its unsignalized intersection with Orchard Street,
Rosemary Terrace provides a shared left-turn/through lane on the northbound approach and a
shared through/right-turn lane on the southbound approach. Northbound left-turn movements onto
Orchard Street are prohibited from 7:00 A.M. to 9:00 A.M. and from 4:00 P.M. to 6:00 P.M. on
weekdays except for buses. Along the west side of Rosemary Terrace is a curb cut to allow full
movement access to the adjacent parking lots that currently occupy the site. Along the east side
of Rosemary Terrace is a “U” shaped, one-way driveway for drop-off/pick-up operations for the
Christ United Methodist Church. Rosemary Terrace is under the jurisdiction of the Village of
Deerfield and has a posted speed limit of 25 miles per hour.
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Existing Traffic Volumes
In order to determine current traffic conditions in the vicinity of the site, KLOA, Inc. conducted
manual traffic counts on Friday July 28, 2017 during the evening (4:00 P.M. to 6:00 P.M.) peak
period and Saturday July 29, 2017 during the midday (12:00 P.M. to 2:00 P.M.) peak period at the
following intersections:
•
•

Deerfield Road with full access drive
Deerfield Road with exit-only access drive

Previous counts conducted at the intersections of Rosemary Terrace with Deerfield Road and the
access drives to the parking lot were also utilized. The results of the traffic counts showed that the
weekday evening peak hour of traffic occurs from 4:30 P.M. to 5:30 P.M. and the Saturday midday
peak hour of traffic occurs from 12:00 P.M. to 1:00 P.M. Figure 4 illustrates the existing peak
hour traffic volumes. Copies of the traffic count summary sheets are included in the Appendix.

Accident Analysis
KLOA, Inc. obtained accident data for five years (2010 to 2014) for the intersection of Deerfield
Road with Rosemary Terrace. The accident data for the intersection is summarized in Table 1. A
review of the accident data indicated that there were no fatalities reported.
Table 1
DEERFIELD ROAD AND ROSEMARY TERRACE ACCIDENT SUMMARY
Type of Accident Frequency
Year
Turning
Object Rear End Pedestrian Sideswipe Animal
2010
1
1
1
2011
1
1
2012
2
1
2013
2
3
2
2014
1
3
1
Total
Average/Year

7
1.4

0
0

8
1.6

7

2
>1.0

3
>1.0

0
0

Total
3
2
3
7
5
20
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Traffic Characteristics of Deerfield Shoppers Court
In order to properly evaluate future traffic conditions in the surrounding area, it was necessary
to determine the traffic characteristics of the proposed development, including the directional
distribution and volumes of traffic that it will generate.

Proposed Development Plan
As proposed, the Beauty & Wellness Spa will occupy a 1,343 square-foot vacant unit within the
center. The remainder of the building is fully occupied. The center provides 11 parking spaces
with access provided as follows:
•

The existing full access drive on Deerfield Road is located approximately 300 feet west of
Rosemary Terrace and allows full movements in and out of the site. The access drive
currently provides one inbound lane and one outbound lane.

•

The existing exit-only drive on Deerfield Road is located approximately 400 feet west of
Rosemary Terrace and only allows movements out of the site. The access drive currently
provides two outbound lanes.

•

Additional access is provided via cross-access connection to the parking lot to the north
which provides access to Rosemary Terrace and Waukegan Road.

Directional Distribution
The directional distribution of how traffic will approach and depart the site was estimated based
on a combination of existing travel patterns and the orientation and physical restrictions of the
surrounding roadway system. The estimated directional distribution for the use was established
and is illustrated in Figure 5.
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Estimated Site-Generated Traffic Volumes
The peak hour traffic volumes that will be generated by the proposed use were based on
information provided regarding the proposed operation of the use as follows:






Six chairs for hair
Four chairs for pedicure and manicure
Two massage tables
Hours of operation will be 9:00 A.M. to 8:00 P.M. Monday through Friday, 8:00 A.M. to
7:00 P.M. Saturday, and 8:00 A.M. to 6:00 P.M. Sunday
Eight to 10 employees with a maximum of five employees per shift

Based on the above and in order to provide a conservative analysis, it was assumed that all
chairs/tables will be utilized and turned over in a one-hour period, resulting in 24 trips generated
per peak hour. When compared to trip rates published by the Institute of Transportation Engineers
(ITE) in its Trip Generation Manual, 9th Edition for Land-Use Code 918 as shown in Table 2, it
can be seen that the estimated trips based on the proposed operations of the spa are much higher.
Table 2
PROJECTED SITE-GENERATED TRAFFIC VOLUMES
Weekday Evening
Peak Hour
Method
Size
In
Out
Total

Saturday Midday
Peak Hour
In
Out
Total

Capacity

12 Customers

12

12

24

12

12

24

ITE LUC 918

1,343 s.f.

1

2

3

3

4

7

11

Projected Traffic Conditions
The total projected traffic volumes include the existing traffic volumes, increase in background
traffic due to growth, and the traffic estimated to be generated by the proposed subject use.

Development Traffic Assignment
The peak hour traffic volumes projected to be generated by the proposed use were assigned to the
area roadways based on the directional distribution analysis (Figure 5). Figure 6 shows the
assignment of the use-generated traffic volumes.

Background Traffic Conditions
In order to account for background growth, the Chicago Metropolitan Agency for Planning
(CMAP) Year 2040 population and employment forecast was used, which indicated that the
existing traffic volumes will be increased by less than one-half percent per year. However, in order
to provide a conservative analysis, the traffic volumes were increased by one percent per year for
six years (a total of six percent) to reflect Year 2023 traffic conditions. A copy of the CMAP
traffic projections can be found in the Appendix.

Total Projected Traffic Volumes
Total projected traffic volumes include the existing traffic volumes increased by six percent and
the traffic estimated to be generated by the proposed subject use (Figure 6). Figure 7 shows the
total projected traffic volumes.
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Traffic Analysis and Recommendations
The following provides an evaluation conducted for the weekday evening and Saturday midday
peak hours. The analysis includes conducting capacity analyses to determine how well the roadway
system and access drives are projected to operate and whether any roadway improvements or
modifications are required.

Traffic Analyses
Roadway and adjacent or nearby intersection analyses were performed for the weekday evening
and Saturday midday peak hour periods for the existing (Year 2017) and future projected (Year
2023) traffic volumes.
The traffic analyses were performed using the methodologies outlined in the Transportation
Research Board’s Highway Capacity Manual (HCM), 2010 and analyzed using Synchro 8
computer software. The analysis for the traffic-signal controlled intersections were accomplished
using actual cycle lengths and phasings to determine the average overall vehicle delay and levels
of service.
The ability of an intersection to accommodate traffic flow is expressed in terms of level of service,
which is assigned a letter from A to F based on the average control delay experienced by vehicles
passing through the intersection. The Highway Capacity Manual definitions for levels of service
and the corresponding control delay for signalized intersections and unsignalized intersections are
included in the Appendix of this report.
Summaries of the traffic analysis results showing the level of service and overall intersection delay
(measured in seconds) for the existing and Year 2023 total projected conditions are presented in
Tables 3 and 4, respectively. A discussion of the intersections follows. Summary sheets for the
capacity analyses are included in the Appendix.
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Table 3
CAPACITY ANALYSIS RESULTS – EXISTING TRAFFIC VOLUMES
Weekday Evening
Saturday Midday
Peak Hour
Peak Hour
Intersection
LOS
Delay
LOS
Delay
Deerfield Road with Rosemary Terrace1
•

Overall

B

10.8

B

12.5

•

Northbound Approach

B

13.8

B

11.2

•

Southbound Approach

D

37.4

D

46.8

•

Eastbound Approach

B

10.3

B

12.1

•

Westbound Approach

A

9.7

B

10.2

Deerfield Road with West Access Drive2
•

Southbound Left Turn

D

29.1

C

24.5

•

Southbound Right Turn

A

9.6

A

9.4

Deerfield Road with East Access Drive2
•

Southbound Approach

B

13.9

B

13.2

•

Eastbound Left Turn

A

0.6

A

0.6

Rosemary Terrace with Access Drive2
•

Eastbound Approach

A

8.9

A

9.2

•

Westbound Approach

A

9.6

B

10.2

•

Northbound Left Turn

A

1.2

A

2.2

LOS = Level of Service
Delay is measured in seconds.
1 - Signalized Intersection
2 - Unsignalized Intersection
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Table 4
CAPACITY ANALYSIS RESULTS – PROJECTED YEAR 2023 TRAFFIC VOLUMES
Weekday Evening
Saturday Midday
Peak Hour
Peak Hour
Intersection
LOS
Delay
LOS
Delay
Deerfield Road with Rosemary Terrace1
•

Overall

B

11.1

B

12.9

•

Northbound Approach

B

13.8

B

11.2

•

Southbound Approach

D

37.7

D

47.6

•

Eastbound Approach

B

10.7

B

12.5

•

Westbound Approach

B

10.1

B

10.4

Deerfield Road with West Access Drive2
•

Southbound Left Turn

D

33

D

27.2

•

Southbound Right Turn

A

9.6

A

9.5

Deerfield Road with East Access Drive2
•

Southbound Approach

C

15.4

B

14.3

•

Eastbound Left Turn

A

0.9

A

0.8

Rosemary Terrace with Access Drive2
•

Eastbound Approach

A

8.9

A

9.2

•

Westbound Approach

A

9.6

B

10.3

•

Northbound Left Turn

A

1.2

A

2.3

LOS = Level of Service
Delay is measured in seconds.
1 - Signalized Intersection
2 - Unsignalized Intersection
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Discussion and Recommendations
The following summarizes how the intersections are projected to operate and identifies any
roadway and traffic control improvements necessary to accommodate the development traffic.
Deerfield Road and Rosemary Terrace
The results of the capacity analyses indicate that this intersection currently operates at a
satisfactory Level of Service (LOS) B or better during the weekday evening and Saturday midday
peak hours, with the exception of the southbound approach which operates at LOS D. Under
projected conditions, this intersection is expected to continue operating at LOS B during the peak
hours with the exception of the southbound approach, which will continue to operate at LOS D
with an increase in delay of less than one second. The overall delay is expected to increase by less
than two seconds. These results show that this intersection will be able to accommodate future
traffic volumes and that geometric traffic control improvements will not be necessary.
Deerfield Road and West Exit-Only Access Drive
The results of the capacity analyses indicate that the entering and exiting movements at this access
drive are currently operating at an acceptable LOS D or better during both peak hours. Under
projected conditions, the entering and exiting movements are expected to operate at a LOS D or
better during both peak hours, with increases in delay of less than four seconds. These results
show that this access drive will continue to provide safe and adequate access to the development.
Deerfield Road and East Full Access Drive
The results of the capacity analyses indicate that the entering and exiting movements at this access
drive are currently operating at an acceptable LOS B or better during both peak hours. Under
projected conditions, the entering and exiting movements are expected to operate at a LOS C or
better during both peak hours, with increases in delay of less than two seconds. These results show
that this access drive will continue to provide safe and adequate access to the development.
Rosemary Terrace and Full Access Drive
The results of the capacity analyses indicate that the entering and exiting movements at this access
drive are currently operating at a good LOS A during both peak hours. Under projected conditions,
the entering and exiting movements are expected to operate at a LOS B or better during both peak
hours. These results show that this access drive will continue to provide safe and adequate access
to the development.
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Parking Analysis
In order to demine the existing parking demand within the parking lot (approximately 11 spaces),
the rear parking lot (75 spaces), and the Deerfield municipal parking lot (approximately 49 spaces),
parking occupancy surveys were conducted every 30 minutes on Friday, July 28, 2017 and
Saturday, July 29, 2017 from 10:00 A.M. to 7:00 P.M. Figure 8 shows the parking areas surveyed
while Tables 5 and 6 summarize the results of the surveys for Friday and Saturday, respectively.
As can be seen from Tables 5 and 6, the existing parking supply of 135 parking spaces is more
than adequate in accommodating the existing parking demand. The peak occupancy on Friday
was 54 spaces (40 percent) occurring at 10:00 A.M. and the peak occupancy on Saturday was 48
spaces (36 percent) occurring at 10:00 A.M.
In order to determine the adequacy of the parking supply in meeting the parking needs of the
proposed use, KLOA, Inc. determined the parking needs for the proposed use based on the
following (see Table 7):
•
•

Village of Deerfield Code
Proposed operations

Based on the Village of Deerfield Code, the proposed use will require parking at a ratio of one
space per 150 square feet, resulting in a parking demand of nine spaces.
Based on the capacity of the use (12 customers) and maximum number of employees per shift (five
employees), the peak parking demand will be 17 spaces.
In order to determine the adequacy of the parking supply in meeting the parking needs of the
proposed use, KLOA, Inc. determined the parking needs for the proposed use using both
requirements provided by the Village of Deerfield and worst-case scenario conditions based on
capacity. The estimated parking demand is shown in Table 7.
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Table 5
PARKING OCCUPANCY SUMMARY – FRIDAY JULY 28, 2017
Front Site
Parking Lot

Rear Site
Parking Lot

Deerfield
Municipal
Parking Lot

Total

Time
Period

Parking
Occupancy

Percent
Occupied

Parking
Occupancy

Percent
Occupied

Parking
Occupancy

Percent
Occupied

Parking
Occupancy

Percent
Occupied

10:00 A.M.

4

36%

43

57%

7

14%

54

40%

10:30 A.M.

4

36%

39

52%

7

14%

50

37%

11:00 A.M.

6

55%

33

44%

8

16%

47

35%

11:30 A.M.

3

27%

33

44%

8

16%

44

33%

12:00 P.M.

5

45%

32

43%

7

14%

44

33%

12:30 P.M.

4

36%

16

21%

8

16%

28

21%

1:00 P.M.

2

18%

10

13%

8

16%

20

15%

1:30 P.M.

4

36%

12

16%

5

10%

21

16%

2:00 P.M.

3

27%

13

17%

3

6%

19

14%

3:00 P.M.

4

36%

11

15%

1

2%

16

12%

3:30 P.M.

3

27%

12

16%

0

0%

15

11%

3:45 P.M.

5

45%

12

16%

1

2%

18

13%

5:00 P.M.

4

36%

17

23%

1

2%

22

16%

6:00 P.M.

6

55%

22

29%

3

6%

31

23%

6:30 P.M.

9

82%

22

29%

5

10%

36

27%

7:00 P.M.

10

91%

21

28%

3

6%

34

25%

Inventory

11 spaces

75 spaces

21

49 spaces

135 spaces

Table 6
PARKING OCCUPANCY SUMMARY – SATURDAY JULY 29, 2017
Front Site
Parking Lot

Rear Site Parking
Lot

Deerfield
Municipal Parking
Lot

Total

Time
Period

Parking
Occupancy

Percent
Occupied

Parking
Occupancy

Percent
Occupied

Parking
Occupancy

Percent
Occupied

Parking
Occupancy

Percent
Occupied

10:00 A.M.

6

55%

37

49%

5

10%

48

36%

10:30 A.M.

8

73%

36

48%

0

0%

44

33%

11:00 A.M.

7

64%

14

19%

0

0%

21

16%

11:30 A.M.

7

64%

17

23%

1

2%

25

19%

11:45 P.M.

7

64%

18

24%

2

4%

27

20%

1:00 P.M.

4

36%

17

23%

3

6%

24

18%

2:00 P.M.

5

45%

10

13%

1

2%

16

12%

3:00 P.M.

2

18%

7

9%

4

8%

13

10%

3:30 P.M.

0

0%

10

13%

5

10%

15

11%

4:00 P.M.

2

18%

8

11%

11

22%

21

16%

4:30 P.M.

1

9%

9

12%

10

20%

20

15%

5:00 P.M.

1

9%

10

13%

13

27%

24

18%

5:30 P.M.

0

0%

15

20%

16

33%

31

23%

6:00 P.M.

0

0%

25

33%

15

31%

40

30%

6:30 P.M.

1

9%

30

40%

13

27%

44

33%

7:00 P.M.

1

9%

26

35%

12

24%

39

29%

Inventory

11 spaces

75 spaces

49 spaces

135 spaces

Table 7
PARKING REQUIREMENTS
Method
Village of Deerfield Code
Proposed Operations

Demand

Parking Spaces Required

One space per 150 s.f

9

12 Customer Capacity
5 Employee Maximum

17

22

Parking Evaluation
Based on the results of the parking occupancy surveys, more than adequate parking exists within
the three parking area that border the center. At peak on Friday, which occurs at 10:00 A.M., there
are over 80 parking spaces available. Similarly, on Saturday, there are over 87 parking spaces
available at 10:00 A.M. These available spaces, with additional space available during the other
hours of both days, are more than adequate to meet both Village of Deerfield code requirements
as well as the worst-case scenario of 17 required spaces as calculated assuming full capacity of the
proposed use.
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Conclusion
Based on the preceding analyses and recommendations, the following conclusions have been
made:
•

The proposed Beauty & Wellness Spa will be compatible with existing uses in the center.

•

Given the capacity and type of use, the proposed Beauty & Wellness Spa will generate a
low volume of traffic.

•

The results of the traffic analyses indicate that the studied intersections will continue
operating at acceptable levels of service.

•

The existing access system serving the site will continue to provide maximum access
flexibility for customers and employees.

•

The existing parking supply provided by the site and the municipal lot will be adequate in
accommodating the projected peak parking demand.
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MEMORANDUM TO:

Jonathan Berger
Bensenville Associates, Inc.

FROM:

Nicholas J. Butler
Consultant
Luay R. Aboona, PE
Principal

DATE:

August 10, 2016

SUBJECT:

Traffic and Parking Impact Study
Deerfield Shoppers Court
Deerfield, Illinois

This memorandum summarizes the results of a traffic and parking impact study conducted by
Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for Shred 415 located within the Deerfield
Shoppers Court at 636-660 Deerfield Road in Deerfield, Illinois. The site, which currently contains
a vacant building, is located on the north side of Deerfield Road approximately 250 feet west of
its intersection with Rosemary Terrace. As proposed, 3,200 square-feet of the total the 14,000
square-foot commercial building will be occupied by the proposed Shred 415. For the purposes of
this study, the remaining 10,800 square feet of the existing building were assumed to be occupied
by a martial arts studio, a quick-service restaurant and retail space. The development is provided
with a 75-space surface parking lot to the north and a 49-space municipal lot to the east. Access to
the development is proposed to continue to be provided via the existing full access drive off
Rosemary Terrace, the two existing full access drives off Deerfield Road, and the existing crossaccess connection to Waukegan Road. Figure 1 shows the location of the site in relation to the
area roadway system. Figure 2 shows an aerial view of the site area.
The purpose of this study was to examine background traffic conditions, assess the impact that
the proposed development will have on traffic conditions in the area, and determine if any roadway
or access improvements are necessary to accommodate traffic generated by the proposed
development. The sections of this memorandum present the following:









Existing roadway conditions
A description of the proposed development
Directional distribution of the development traffic
Vehicle trip generation for the development
Future traffic conditions including access to the site
Traffic analyses for the weekday morning, weekday evening, and Saturday midday peak
hours
Recommendations with respect to adequacy of the site access system and adjacent roadway
system
Evaluation of the existing parking locations surrounding the development in
accommodating the existing and projected parking demand

KLOA, Inc. Transportation and Parking Planning Consultants

SITE

Figure 1

Site Location

2

SITE

Aerial View of Site Location

Figure 2

3

Existing Conditions
Transportation conditions in the site area were inventoried to obtain a database for projecting future
conditions. Three general components of existing conditions were considered: (1) the geographical
location of the site, (2) the characteristics of the roadways and traffic control devices in the site
area, and (3) the traffic volumes on the roadways.
Site Location
The development site is located on the north side of Deerfield Road approximately 250 feet west
of Rosemary Terrace and is currently occupied by a vacant building served by two full access
drives on Deerfield Road, one full access drive on Rosemary Terrace, and cross-access to
Waukegan Road. The development is surrounded by retail uses to the west and south, Christ United
Methodist Church and residential homes to the east, and residential homes to the north.
Existing Roadway System Characteristics
The characteristics of the existing roadways near the development are described below.
Figure 3 illustrates the existing roadway characteristics.
Deerfield Road is an east-west roadway that in the vicinity of the site provides two lanes in each
direction. At its signalized intersection with Waukegan Road, Deerfield Road provides an
exclusive left-turn lane, two through lanes, and an exclusive right-turn lane on the west approach
and an exclusive left-turn lane, an exclusive through lane, and a shared through/right-turn lane on
the east approach. Both approaches provide standard style crosswalks with pedestrian signals.
At its signalized intersection with Rosemary Terrace, Deerfield Road provides an exclusive
left-turn lane, an exclusive through lane, and a shared through/right-turn lane on both approaches.
The west leg provides a standard style crosswalk with pedestrian walk signals. Along the north
side of Deerfield Road there are three curb cuts to allow access to the adjacent parking lots. The
two most easterly driveways allow full movements and the most westerly driveway allows for
exiting movements only. Deerfield Road is under the jurisdiction of the Village of Deerfield,
carries an average daily traffic (ADT) volume of 22,400 vehicles east of Waukegan Road and
19,700 vehicles west of Waukegan Road, and has a posted speed limit of 30 miles per hour.
It should be noted that Deerfield Road from west of Waukegan Road to east of US 41 is currently
under construction for a reconstruction/rehabilitation project. The project includes the
reconstruction of the roadway and the modernization of the traffic signals in the corridor. It is our
understating that after the reconstruction project the roadway jurisdiction will be transferred to the
Lake County Division of Transportation (LCDOT).
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Waukegan Road is a north-south roadway that in the vicinity of the site provides two lanes in each
direction. At its signalized intersection with Deerfield Road, Waukegan Road provides an
exclusive left-turn lane, two through lanes, and an exclusive right-turn lane on the south approach,
and an exclusive left-turn lane, an exclusive through lane, and a shared through/right-turn lane on
the north approach. Both approaches provide standard style crosswalks with pedestrian walk
signals. At its unsignalized intersection with Orchard Street, Waukegan Road provides an
exclusive through lane, a shared through/right-turn lane, and a standard style crosswalk on the
south approach, and a shared left-turn/through lane and an exclusive through lane on the north
approach. Waukegan Road is under the jurisdiction of the of the Illinois Department of
Transportation (IDOT), carries an ADT volume of 12,400 vehicles north of Deerfield Road and
27,400 vehicles south of Deerfield Road, and has a posted speed limit of 30 miles per hour.
Rosemary Terrace is a north-south roadway that in the vicinity of the site provides one lane in
each direction and extends from Deerfield Road north to its terminus at Westgate Road.
At its signalized intersection with Deerfield Road, Rosemary Terrace provides a shared leftturn/through/right-turn lane on the north approach. An access drive is aligned opposite Rosemary
Terrace to create a south leg to this intersection. This access drive provides an exclusive left-turn
lane and an exclusive right-turn lane. Standard style crosswalks are provided on both approaches
with pedestrian walk signals. At its unsignalized intersection with Orchard Street, Rosemary
Terrace provides a shared left-turn/through lane on the south approach and a shared
through/right-turn lane on the north approach. Northbound left-turn movements onto Orchard
Street are prohibited from 7:00 A.M. to 9:00 A.M. and 4:00 P.M. to 6:00 P.M. on weekdays
except for buses. Along the west side of Rosemary Terrace is a curb cut to allow full movement
access to the adjacent parking lots that currently occupy the site. Along the east side of
Rosemary Terrace is a “U” shaped one-way driveway for drop-off/pick-up operations for the
Christ United Methodist Church. Rosemary Terrace is under the jurisdiction of the Village of
Deerfield and has a posted speed limit of 25 miles per hour.
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Existing Traffic Volumes
Due to the ongoing construction on Deerfield Road, turning movement vehicle, pedestrian, and
bicycle traffic counts that were previously conducted during the weekday morning (7:00 A.M. to
9:00 A.M.), weekday evening (4:00 P.M. to 6:00 P.M.), and Saturday midday (12:00 P.M. to 2:00
P.M.) peak periods on Thursday, November 13, 2014 and Saturday, November 15, 2014 at the
following intersections were utilized:
1.
2.
3.
4.
5.

Deerfield Road with Waukegan Road
Deerfield Road with Rosemary Terrace
Rosemary Terrace with Orchard Street
Rosemary Terrace with Christ United Methodist Church/Vacant Building Access Drive
Deerfield Road with the three access drives between Waukegan Road and Rosemary
Terrace (East Access Drive, Middle Access Drive, and West Access Drive)

From the turning movement count data, it was determined that the weekday morning peak hour
generally occurs between 7:15 A.M. and 8:15 A.M., the weekday evening peak hour generally
occurs between 4:30 P.M. and 5:30 P.M., and the Saturday midday peak hour generally occurs
between 12:00 P.M. and 1:00 P.M. These respective peak hours will be used for the traffic capacity
analyses and are presented later in this report. The traffic count summary sheets are included in
the appendix. In order to account for regional growth between 2014 and 2016, these counts were
increased by one percent per year (two percent total) to represent Year 2016 existing traffic
volumes. The adjusted existing peak hour traffic volumes are shown in Figure 4.
Accident Analysis
KLOA, Inc. obtained accident data for the past five years (2010 to 2014) for the intersection of
Deerfield Road with Rosemary Terrace. The accident data for the intersection is summarized in
Table 1. A review of the accident data indicated that there were no fatalities reported.
Table 1
DEERFIELD ROAD AND ROSEMARY TERRACE ACCIDENT SUMMARY
Type of Accident Frequency
Year
Turning
Object Rear End Pedestrian Sideswipe Animal
2010
1
1
1
2011
1
1
2012
2
1
2013
2
3
2
2014
1
3
1
Total
7
0
8
2
3
0
Average/Year
1.4
0
1.6
>1.0
>1.0
0
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Traffic Characteristics of the Deerfield Shoppers Court
In order to properly evaluate future traffic conditions in the surrounding area, it was necessary
to determine the traffic characteristics of the proposed development, including the directional
distribution and volumes of traffic that it will generate.
Proposed Development Plan
As proposed, 3,200 square-feet of the existing 14,000 square-foot building will be occupied by
Shred 415. For the purposes of the analyses, in order to provide conservative traffic and parking
generation, the remaining 10,800 square-feet within the existing building was assumed include the
following tenants:
-

A 1,900 square-foot martial arts studio
A 2,300 square-foot quick service restaurant (QSR)
6,500 square feet of specialty retail

Access to the development will be provided via the existing access system that consists of the
following:


The existing access drive on Rosemary Terrace is located approximately 200 feet north of
Deerfield Road and allows full movements in and out of the site. The access drive currently
provides one inbound lane and one outbound lane with outbound movements under stop
sign control.



The existing east access drive on Deerfield Road is located approximately 150 feet west of
Rosemary Terrace and allows full movements in and out of the site. The access drive
currently provides one inbound lane and one outbound lane with outbound movements
under stop sign control.



The existing west access drive on Deerfield Road is located approximately 300 feet west
of Rosemary Terrace and allows full movements in and out of the site. The access drive
currently provides one inbound lane and one outbound lane with outbound movements
under stop sign control.



The cross-access between the site’s parking lot and the adjacent parking lot to the west
which will provide access to Waukegan Road.

Directional Distribution
The directional distribution of how traffic will approach and depart the site was estimated based
on a combination of existing travel patterns and the orientation and physical restrictions of the
surrounding roadway system. The estimated directional distribution for the development was
established and is illustrated in Figure 5.
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Estimated Site-Generated Traffic Volumes
The peak hour traffic volumes that will be generated by the proposed Shred 415 were based on
information provided regarding class schedules and sizes and KLOA, Inc.’s work on another
location. Additionally, traffic estimates for the martial arts studio were based on information
provided regarding class schedules and sizes, traffic estimates for the quick service restaurant were
based on previous studies conducted by KLOA at other similar locations. For the specialty retail,
the estimated trip generation was based on the ITE Trip Generation Manual, 9th Edition’s trip rates
for specialty retail (Land-Use Code 826). Table 2 shows the estimated peak hour traffic to be
generated by the proposed development.
Table 2
PROJECTED SITE-GENERATED TRAFFIC VOLUMES
Weekday Morning
Weekday Evening
Peak Hour
Peak Hour
Size
In
Out Total
In Out Total
Land-Use
Shred 415
3,200 s.f. 17
17
34
22
22
44

Saturday Midday
Peak Hour
In Out Total
24
24
48

Martial Arts

1,900 s.f.

0

0

0

23

23

46

12

12

24

Quick Service
Restaurant

2,300 s.f.

5

5

10

25

20

45

32

32

63

Specialty Retail

6,500 s.f.

2

2

4

8

10

18

13

13

26

Total

24

24

48

78

75

153

81

81

162
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Projected Traffic Conditions
The total projected traffic volumes include the existing traffic volumes, increase in background
traffic due to growth, and the traffic estimated to be generated by the proposed subject
development.
Development Traffic Assignment
The peak hour traffic volumes projected to be generated by the proposed development
were assigned to the area roadways based on the directional distribution analysis (Figure 5).
Figure 6 shows the assignment of the development-generated traffic volumes.
Background Traffic Conditions
In order to account for background growth, the Chicago Metropolitan Agency for Planning
(CMAP) Year 2040 population and employment forecast was used which indicated that
the existing traffic volumes will be increased by less than one-half percent per year. However, in
order to provide a conservative analysis, the traffic volumes were increased by one percent per
year for six years (a total of six percent) to reflect Year 2022 traffic conditions. A copy of the
CMAP traffic projections can be found in the Appendix.
Total Projected Traffic Volumes
Total projected traffic volumes include the existing traffic volumes increased by six percent and
the traffic estimated to be generated by the proposed subject development (Figure 6). Figure 7
shows the total projected traffic volumes.
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Traffic Analysis and Recommendations
The following provides an evaluation conducted for the weekday morning, weekday evening, and
Saturday midday peak hours. The analysis includes conducting capacity analyses to determine how
well the roadway system and access drives are projected to operate and whether any roadway
improvements or modifications are required.
Traffic Analyses
Roadway and adjacent or nearby intersection analyses were performed for the weekday morning,
weekday evening, and Saturday midday peak hour periods for the existing (Year 2016) and future
projected (Year 2022) traffic volumes.
The traffic analyses were performed using the methodologies outlined in the Transportation
Research Board’s Highway Capacity Manual (HCM), 2010 and analyzed using Synchro 8
computer software. The analysis for the traffic-signal controlled intersections were accomplished
using actual cycle lengths and phasings to determine the average overall vehicle delay and levels
of service.
The ability of an intersection to accommodate traffic flow is expressed in terms of level of service,
which is assigned a letter from A to F based on the average control delay experienced by vehicles
passing through the intersection. The Highway Capacity Manual definitions for levels of service
and the corresponding control delay for signalized intersections and unsignalized intersections are
included in the Appendix of this report.
Summaries of the traffic analysis results showing the level of service and overall intersection delay
(measured in seconds) for the existing and Year 2022 total projected conditions are presented in
Tables 3 and 4, respectively. A discussion of the intersections follows. Summary sheets for the
capacity analyses are included in the Appendix.
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Table 3
CAPACITY ANALYSIS RESULTS—EXISTING TRAFFIC VOLUMES
Weekday
Weekday
Morning
Evening
Peak Hour
Peak Hour
Intersection
LOS Delay
LOS
Delay
1
Deerfield Road and Rosemary Terrace

Saturday
Midday
Peak Hour
LOS Delay



Overall

B

12.6

A

9.9

B

12.3



Northbound Approach

B

10.8

B

14.0

B

11.0



Southbound Approach

D

39.8

D

37.3

D

45.4



Eastbound Approach

B

12.0

B

10.1

B

12.1



Westbound Approach

B

10.8

A

8.2

B

10.2

Rosemary Terrace and Access Drive2


Eastbound Approach

A

9.1

A

8.7

A

9.0



Westbound Approach

A

0.0

A

9.3

A

9.9



Northbound Left

A

2.8

A

1.2

A

2.1

Deerfield Road and West Access Drive2


Southbound Approach

A

8.7

A

8.8

B

11.5



Eastbound Left

A

0.1

A

0.1

A

0.2

Deerfield Road and East Access Drive2


Southbound Approach

C

18.2

A

9.8

C

16.8



Eastbound Left

A

0.0

A

0.1

A

0.0

LOS = Level of Service
Delay is measured in seconds.
1 - Unsignalized Intersection
2 - Signalized Intersection
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Table 4
CAPACITY ANALYSIS RESULTS - PROJECTED YEAR 2022 TRAFFIC VOLUMES
Weekday
Weekday
Saturday
Morning
Evening
Midday
Peak Hour
Peak Hour
Peak Hour
Intersection
LOS Delay
LOS Delay
LOS Delay
Deerfield Road and Rosemary Terrace1


Overall

B

13.7

B

12.7

B

15.2



Northbound Approach

B

10.6

B

14.3

B

11.3



Southbound Approach

D

41.8

D

38.8

D

47.8



Eastbound Approach

B

13.0

B

12.2

B

13.9



Westbound Approach

B

11.8

B

11.4

B

13.4

Rosemary Terrace and Access Drive2


Eastbound Approach

A

9.1

A

9.0

A

9.3



Westbound Approach

A

0.0

A

9.9

B

10.7



Northbound Left Turn

A

3.7

A

3.0

A

3.5

Deerfield Road and West Access Drive2


Southbound Approach

B

10.1

B

12.0

B

12.8



Eastbound Left Turn

A

0.5

A

0.7

A

0.9

Deerfield Road and East Access Drive2


Southbound Approach

B

15.0

B

14.9

B

13.6



Eastbound Left Turn

A

0.5

A

1.0

A

1.1

LOS = Level of Service
Delay is measured in seconds.
1 - Unsignalized Intersection
2 - Signalized Intersection
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Discussion and Recommendations
The following summarizes how the intersections are projected to operate and identifies any
roadway and traffic control improvements necessary to accommodate the development traffic.
Deerfield Road and Rosemary Terrace
The results of the capacity analyses indicate that this intersection currently operates at the
satisfactory LOS B or better during the weekday morning, weekday evening, and Saturday midday
peak hours. Under projected conditions, this intersection is expected to continue operating at LOS
B during the peak hours. The overall delay is expected to increase by approximately three seconds.
These results show that this intersection will be able to accommodate future traffic volumes and
that geometric traffic control improvements will not be necessary.
Rosemary Terrace and Full Access Drive
The results of the capacity analyses indicate that the entering and exiting movements at this access
drive are currently operating at a good LOS A during all three peak hours. Under projected
conditions, the entering and exiting movements are expected to operate at a LOS B or better during
all three peak hours. These results show that this access drive will continue to provide safe and
adequate access to the development.
Deerfield Road and West Full Access Drive
The results of the capacity analyses indicate that the entering and exiting movements at this access
drive are currently operating at a good LOS B or better during all three peak hours. Under projected
conditions, the entering and exiting movements are expected to continue operating at a LOS B or
better during all three peak hours. These results show that this access drive will continue to provide
safe and adequate access to the development.
Deerfield Road and East Full Access Drive
The results of the capacity analyses indicate that the entering and exiting movements at this access
drive are currently operating at an acceptable LOS C or better during all three peak hours. Under
projected conditions, the entering and exiting movements are expected to operate at a LOS B or
better during all three peak hours. These results show that this access drive will continue to provide
safe and adequate access to the development.
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Parking Analysis
In order to demine the existing parking demand within the site’s parking lot (approximately 75
spaces) and the Deerfield municipal parking lot (approximately 49 spaces), parking occupancy
surveys were conducted in half hour intervals on Thursday June 2, 2016 and Saturday June 4, 2016
from 9:00 A.M. to 11:30 A.M. and from 2:00 P.M. to 7:00 P.M. The results of the surveys are
summarized in Tables 5 and 6 for Thursday and Saturday, respectively.
As it can be seen from Tables 5 and 6, the existing parking supply of 124 parking spaces is more
than adequate in accommodating the existing parking demand for the surrounding commercial
developments. The peak occupancy on Thursday was 50 spaces (40 percent) occurring at 4:00
P.M. and the peak occupancy on Saturday was 75 spaces (60 percent) occurring at 12:00 P.M.
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Table 5
PARKING OCCUPANCY SUMMARY – THURSDAY JUNE 2, 2016
Site Parking Lot
Time
Period

Parking
Percent
Occupancy Occupied

Deerfield Municipal
Parking Lot

Total

Parking
Occupancy

Percent
Occupied

Parking
Occupancy

Percent
Occupied

9:00 A.M.

23

31%

4

8%

27

22%

9:30 A.M.

23

31%

5

10%

28

23%

10:00 A.M.

27

36%

7

14%

34

27%

10:30 A.M.

26

35%

7

14%

33

27%

11:00 A.M.

28

37%

7

14%

35

28%

11:30 A.M.

29

39%

7

14%

36

29%

12:00 P.M.

38

51%

8

16%

46

37%

12:30 P.M.

40

53%

7

14%

47

38%

1:00 P.M.

34

45%

8

16%

42

34%

1:30 P.M.

30

40%

8

16%

38

31%

2:00 P.M.

29

39%

9

18%

38

31%

2:30 P.M.

23

31%

9

18%

32

26%

3:00 P.M.

23

31%

9

18%

32

26%

3:30 P.M.

20

27%

6

12%

26

21%

4:00 P.M.

31

41%

19

39%

50

40%

4:30 P.M.

24

32%

14

29%

38

31%

5:00 P.M

19

25%

8

16%

27

22%

5:30 P.M.

10

13%

6

12%

16

13%

6:00 P.M.

20

27%

5

10%

25

20%

6:30 P.M.

19

25%

5

10%

24

19%

7:00 P.M.

20

27%

11

22%

31

25%

Inventory

75 spaces

49 spaces

20

124 spaces

Table 6
PARKING OCCUPANCY SUMMARY – SATURDAY JUNE 4, 2016
Site Parking Lot
Time
Period

Parking
Percent
Occupancy Occupied

Deerfield Municipal
Parking Lot

Total

Parking
Occupancy

Percent
Occupied

Parking
Occupancy

Percent
Occupied

9:00 A.M.

11

15%

16

33%

27

22%

9:30 A.M.

15

20%

22

45%

37

30%

10:00 A.M.

18

24%

25

51%

43

35%

10:30 A.M.

18

24%

34

69%

52

42%

11:00 A.M.

20

27%

22

45%

42

34%

11:30 A.M.

22

29%

16

33%

38

31%

12:00 P.M.

47

63%

28

57%

75

60%

12:30 P.M.

32

43%

16

33%

48

39%

1:00 P.M.

39

52%

14

29%

53

43%

1:30 P.M.

37

49%

14

29%

51

41%

2:00 P.M.

31

41%

9

18%

40

32%

2:30 P.M.

24

32%

8

16%

32

26%

3:00 P.M.

19

25%

8

16%

27

22%

3:30 P.M.

11

15%

8

16%

19

15%

4:00 P.M.

13

17%

7

14%

20

16%

4:30 P.M.

19

25%

2

4%

21

17%

5:00 P.M

32

43%

4

8%

36

29%

5:30 P.M.

39

52%

3

6%

42

34%

6:00 P.M.

37

49%

4

8%

41

33%

6:30 P.M.

31

41%

2

4$

33

27%

7:00 P.M.

23

31%

3

6%

26

21%

Inventory

75 spaces

49 spaces

21

124 spaces

In order to determine the adequacy of the parking supply in meeting the parking needs of the
proposed uses, KLOA, Inc. determined the parking needs for each tenant as follows:


The Shred 415 parking needs were based on previous studies conducted for the proposed
tenant. Based on the previous studies, it was determined that the peak parking demand will
be 28 spaces on a weekday and 20 spaces on a Saturday.



For the martial arts studio, the parking needs were based on the class schedules and sizes
as obtained from other locations. Based on that, it was determined that the total peak
parking demand will be 16 spaces on both a weekday and a Saturday.



The parking needs for the QSR were based on the ITE’s Parking Generation Manual, 4th
Edition as a Fast-Food Restaurant without a Drive-Through Window (Land-Use Code
933). Based on that, the peak parking demand will be 19 spaces for both a weekday and a
Saturday.



The parking needs for the specialty retail were also based on the ITE’s Parking Generation
Manual, 4th Edition. Because there is no formation provided in the manual for specialty
retail (Land-Use Code 826), information for a shopping center (Land-Use Code 820)
during a non-Friday weekday (non-December) and a Saturday (non-December) were used
instead. The weekday average peak period parking demand was 2.55 vehicles per 1,000
square feet of gross land area (GLA) and the Saturday average peak period parking demand
was 2.87 vehicles per 1,000 square feet of GLA which results in a total peak period demand
of 17 spaces on a weekday and 19 spaces on a Saturday.

Therefore, the projected parking demand for the proposed tenants will be 80 spaces on a weekday
and 74 spaces on a Saturday. The peak parking demand for each use on a weekday and a Saturday
is summarized in Table 7.
Table 7
ESTIMATED PEAK PARKING DEMAND
Land Use

Weekday Rates

Saturday Rates

Retail

17

19

Quick Service Restaurant

19

19

Shred 415

28

20

Martial Arts

16

16

Total

80

74
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Parking Evaluation
Tables 8 and 9 show the hourly distribution of parking demand for each of the proposed land uses
added to the total existing parking demand. The hourly distribution for Shred 415 and the martial
arts studio are based on information obtained regarding class schedules, while the hourly
distribution for the QSR and the specialty retail were based on the shared parking study from ULI.
As can be seen from Tables 8 and 9, the existing parking supply of 124 parking spaces will be
adequate in accommodating the future parking demand for both existing uses as well as the
proposed tenants within Deerfield Shoppers Court. The peak occupancy on Thursday will be 114
spaces (92 percent) occurring at 4:00 P.M. and the peak occupancy on Saturday will be 122 spaces
(98 percent) occurring at 1:00 P.M. It should be noted that the peak parking projections for the
Shred 415 and the martial arts tenants were conservative since no reductions were applied to
account for carpooling and classes were assumed to be at capacity throughout the day.

23

Table 8
PROJECTED PEAK PARKING OCCUPANCY – THURSDAY
Time Period

Existing Demand

Specialty Retail

Restaurant

Shred
415

9:00 A.M.
9:30 A.M.
10:00 A.M.
10:30 A.M.
11:00 A.M.
11:30 A.M.
12:00 P.M.
12:30 P.M.
1:00 P.M.
1:30 P.M.
2:00 P.M.
2:30 P.M.
3:00 P.M.
3:30 P.M.
4:00 P.M.
4:30 P.M.
5:00 P.M.
5:30 P.M.
6:00 P.M.
6:30 P.M.
7:00 P.M.

27
28
34
33
35
36
46
47
42
38
38
32
32
26
50
38
27
16
25
24
31

6
6
11
11
15
15
16
16
17
17
16
16
15
15
15
15
16
16
16
16
16

0
0
5
5
16
16
18
18
19
19
18
18
11
11
11
11
11
11
16
16
15

17
17
11
11
11
11
20
20
17
17
11
11
11
11
22
22
25
25
28
28
28
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Martial Arts

Total
Occupancy

Percent
Occupied

16
8
8
8
8
16
2
2
2
2
2
2
2
16
16
16
16
16
16
16
16

66
59
69
68
85
94
102
103
97
93
85
79
71
79
114
102
95
84
101
100
106

53%
48%
56%
55%
69%
76%
85%
83%
78%
75%
69%
64%
57%
64%
92%
82%
77%
68%
81%
81%
85%

Table 9
PROJECTED PEAK PARKING OCCUPANCY – SATURDAY
Time Period

Existing Demand

Specialty Retail

Restaurant

Shred
415

Martial
Arts

Total
Occupancy

Percent
Occupied

9:00 A.M.
9:30 A.M.
10:00 A.M.
10:30 A.M.
11:00 A.M.
11:30 A.M.
12:00 P.M.
12:30 P.M.
1:00 P.M.
1:30 P.M.
2:00 P.M.
2:30 P.M.
3:00 P.M.
3:30 P.M.
4:00 P.M.
4:30 P.M.
5:00 P.M.
5:30 P.M.
6:00 P.M.
6:30 P.M.
7:00 P.M.

27
37
43
52
42
38
45
48
53
51
40
32
27
19
20
21
36
42
41
33
26

6
6
10
10
12
12
15
15
17
17
19
19
19
19
18
18
17
17
15
15
14

6
6
11
11
16
16
19
19
19
19
17
17
11
11
11
11
11
11
16
16
15

17
17
17
17
17
17
20
20
17
17
11
11
11
11
11
11
11
2
0
0
0

16
16
16
16
16
16
16
16
16
16
16
16
2
0
0
0
0
0
0
0
0

72
82
97
106
103
99
115
118
122
120
103
95
70
60
60
61
75
72
72
64
55

58%
66%
78%
86%
83%
80%
93%
95%
98%
97%
83%
77%
56%
48%
48%
49%
60%
58%
58%
52%
44%
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Conclusion
Based on the preceding analyses and recommendations, the following conclusions have been
made:


The results of the traffic analyses indicate that the studied intersections will continue
operating at acceptable levels of service, which indicates that site-generated traffic will not
have a significant impact on the area traffic.



The access system serving the site will continue to provide maximum access flexibility for
customers and employees.



The existing parking supply provided by the site and the municipal lot for a total of 124
spaces will be adequate in accommodating the projected peak parking demand.
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February 18, 2021
Special Use Submittals for a Business or Professional Office at 809-811 Waukegan Road.
A business or professional office is a Special Use on the first floor in the Deerfield C-1 Village
Center Zoning District.
Below is a list of the submittals that staff believes would need to be provided for the Plan
Commission prefiling conference and public hearing for the proposed Special Use.
Prefiling Conference (workshop meeting) Submittals
Two (2) sets of plans are due three (3) weeks prior to the prefiling conference for staff
review and comments. Four (4) sets of paper plans and one electronic copy are due 2
weeks prior to the prefiling conference meeting.
A prefiling conference (an informal workshop meeting) with the Plan Commission will
provide feedback, input and direction prior to the public hearing. For a prefiling
conference, the following submittals will be needed: a detailed written project description
(see below for the comprehensive written description) of the proposed use and renovations
to the space and property, a scaled site plan with data table, scaled building elevation
drawings showing the proposed wall signage and other property exterior changes, if any,
and a traffic and parking analysis (preliminary analysis can be submitted if the traffic and
parking study is not ready).
Public Hearing Submittals
Two (2) sets of plans are due three (3) weeks prior to the public hearing for staff review and
comments. Four (4) sets of paper plans and one electronic copy are due 2 weeks prior to
the public hearing meeting.


A comprehensive and detailed written description of the proposed business, which is
proposed at the location. Describe all services to occur on the premises. Include:
o Days and hours of operation of the proposed office use.
o When will be the busiest times of this office?
o Total square footage of this office.
o Company background (if you have a brochure, please include it in the packet).
The Plan Commission may not be familiar with the concept of shared office
space so please make sure to describe this concept in detail and then provide the
specifics of the proposed use at this location.
o Estimated number of employees working in this office (full and part time, and
the maximum number working at one time).
o Provide how many customers and employees do you anticipate on the premises
at one time at various times of the day. Are large group meetings/gathering to
take place and how often is this anticipated?

o An explanation of where customers and employees will park as this building has
no designated parking (this is staff’s understanding, unless this is not the case).


A Traffic and Parking Study prepared by a professional consultant. The parking study
needs to be able to convince the Plan Commissioners that there is adequate parking and
the impact of traffic from the proposed office use will work. The consultant will have to
testify at the public meetings.



A scaled site plan showing the proposed office space located on the site plan. An aerial
photo of this quadrant of the Village Center with the subject property marked would
also be helpful. This helps the Plan Commission to understand parking in the quadrant
and pedestrian movements to and from this space.



A scaled floor plan of the proposed office space which needs to show pedestrian
entrance/exit to this space.



Scaled building elevation drawing showing the proposed exterior wall sign for this
proposed office use. A sign on an awning is considered a wall sign. The maximum size
wall sign for a front wall is 8% of the wall area, or 80 square feet, whichever is greater
but this is not a given. Any exterior signage must be in scale and compatible with the
building.



The Village also has window sign regulations which are available online at
www.deerfield.il.us, go to Businesses >New Business >Regulations, Click on Window
Sign Regulations.



Bring all color and material samples of all the proposed exterior wall signage (and any
other exterior changes to the building) to the meetings.



Address the 8 Special Use standards for the proposed office use in writing. The Special
Use standards are attached.

The Village has an Appearance Review Commission (ARC), which must approve the exterior
elements of the project (e.g. signage, awning, exterior building changes, landscaping, etc.).
The Village has an Appearance Code that applicants use in their design of exterior signage
and other improvements and this is the code that the ARC uses to evaluate projects. The
Appearance Code is available on line. The contact for the ARC is Liz Delevitt at (847) 7197483. Please begin to coordinate with Liz about the ARC review process and application.
ARC feedback on signage and exterior signage needs to be done early in the process and will
feed into the Plan Commission meetings.
Please provide this list of submittals to all of your consultants so they are aware of the level
of detail needed.

Questions regarding building permits and building codes, can be directed to Clint
Case, Code Enforcement Supervisor, at (847) 719-7472.
The Plan Commission is a recommending body of the Village Board of Trustees. The Village
Board of Trustees will consider the recommendation and has a final decision on the matter.
If the Village Board approves the Special Use, an ordinance is prepared by the Village
Attorney that goes through two (2) readings at the next two Board meetings. Only after the
second reading of the ordinance is passed, is the Special Use approved. In addition to being
present at the Board of Trustees meeting where the Plan Commission recommendation is
considered, representatives for your proposal must also be present at both readings of the
ordinance to answer any additional questions that might come up. After approval of the
second reading of the ordinance, a building permit can be turned into the Building
Department for review. Review time varies depending on the time of the year but
sometimes the building review time can run up to four to six weeks.

Modern Coworking In Downtown Deerfield
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Conceptual Rendering

A Vibrant
Business
Community In
Deerfield
More than simply office or meeting
space, Brick & Mortar’s coworking
environment provides a vibrant
community of professionals,
entrepreneurs and businesses in the
heart of downtown Deerfield.

WWW.YOURBRICKANDMORTAR.COM

Why
Deerfield?
When reviewing dozens of locations for a
second Brick & Mortar site, we took a
large number of factors into account—
most important among those were
walkability, demographics, and the
opportunity to be a part of a dynamic,
growing city.
Due to the significant investment being
made in purchasing and improving the
real estate, it was critical that the
selected city be one where Brick &
Mortar could add value for many years
to come. After reviewing all of the
criteria, Deerfield was the obvious choice
for our first expansion outside of the
original location.

WWW.YOURBRICKANDMORTAR.COM

Park Ridge Location

A Beautiful Place to Work,
Meet & Connect
With companies permanently shifting 30%+ of their workforce
remote, a huge number of white collar professionals who used
to commute to work from the suburbs are in desperate need of
a location to work from, other than their homes.

Park Ridge Location

These professionals are not simply looking for a place to flip
open their laptop—they are looking for a workspace that they
are excited to come to, as well as bring their clients.

WWW.YOURBRICKANDMORTAR.COM

Park Ridge Location

Park Ridge Location

Flexible Memberships
For Workers Of All
Shapes & Sizes
Not everyone needs a dedicated office—or even a desk—
every day of the week. By creating flexible membership
options we allow workers to pay for what they need—no
more, no less.
Private & Dedicated Spaces:
• Daily Private Office (reserve an office for the day)
• Monthly Private Office (put your logo on your door)
• Monthly Dedicated Desk (call dibs on a desk you love)
Open Seating:
• Daily Membership (daily on-demand)
• Part-time Membership (includes 8 Day Passes)
• Unlimited Membership (as much access as you like)
Hourly Reservations:
• Meeting Room
• Private Event
• And More…

WWW.YOURBRICKANDMORTAR.COM

Park Ridge Location

So Much More Than
Just A Desk
In addition to being surrounded by the amazing restaurants
and businesses in downtown Deerfield, all Brick & Mortar
members receive access to our full suite of services and
amenities:
•
•
•
•
•
•
•
•
•
•

Super fast fiber wifi
Electronic access
Soundproof phone booths
Fully furnished common areas and offices
Electronic sit/stand desks
Adjustable ergonomic chairs
Complimentary coffee and filtered water
Printing on the house
All utilities and cleaning included
Priority access to community events

WWW.YOURBRICKANDMORTAR.COM

Q&A
What will be the days/hours of operation?
While members have electronic access to the
space 24/7, 98% of use happens between
7am-5pm, with the busiest time being 10am-3pm.
How many square feet of office space will there be?
There will be 6,150 sqft of space—on both the first
and second levels—separated into lounge style
seating, private offices, dedicated desks, and
meeting rooms.
How many employees & members will be there
on an average day?
There will be 1 employee at the building during
regular business hours, and we project between
10-25 members throughout the day.
How many people can be in the space at one time?
While we still have to narrow in on this, the average
maximum capacity is about 1 person /100 sqft, or 60
people at any given time.

Park Ridge Location

Park Ridge Location
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Q&A (continued)
Will there be a cap on memberships?
Yes. We utilize software to monitor daily usage and
once we see that we are regularly hitting the high
end comfortable capacity we will stop issuing
memberships and begin adding new prospects to a
waiting list.
Of what type, and how large, will events potentially
be?
Most events will be small (10-20 people) networking
events or skill building classes.
When, and how often, and for how long will events
typically be held?
Events will be hosted on weekday evenings and
weekends once or twice per month. The average event
will last between 1-2 hours.

WWW.YOURBRICKANDMORTAR.COM

Parking & Travel Options
We would like to request to waive the parking analysis since
members can park in the city lot containing 49 spaces and our
analysis from counting cars in this lot led to the following peak
numbers that were witnessed on Friday, 3/12/21 and Saturday
3/13/21:
Friday 3/12/21
• 10am-12pm: average of 8 cars parked (16% capacity)
• 1pm-3pm: average of 11 cars parked (22% capacity)
Saturday 3/13/21
• 10am-12pm: average of 10 cars parked (20% capacity)
• 1pm-3pm: average of 15 cars parked (30% capacity)
Brick & Mortar could potentially add an additional 15-20 vehicles per
day which would still remain significantly under capacity (70% at the
maximum).
Additionally, 25% + of our members have traditionally used other
forms of transportation (Lyft, Uber, train, bike) for their commute,
creating even less of an impact on traffic & parking.

WWW.YOURBRICKANDMORTAR.COM

Building Access
There are currently two access
points to the building off of
Waukegan Road, and an
additional access point in the
rear of the building , all of which
are easily accessible from the
municipal parking lot.

WWW.YOURBRICKANDMORTAR.COM

Thoughtfully
Integrated Retail For The
Coworking Community
To keep our members energized and productive
throughout the day, we offer beverages, snacks and
even apparel for purchase in our “micro-grocer”
located inside the space.

WWW.YOURBRICKANDMORTAR.COM

Curated Business &
Networking Events
Brick & Mortar is also a destination meeting and
event space that can be utilized during the work
week, evenings and weekends. From seminars
and networking events, to holiday parties and
corporate off-sites, Brick & Mortar will introduce
new groups of professionals to vibrant downtown
Deerfield.
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Introducing
Local Businesses
To The Coworking
Community
One of the big appeals of coworking space
vs. traditional office spaces is the sense of
community that the tenant companies share.
To help foster this, Brick & Mortar connects
with local restaurants and businesses to host
events and happy hours that introduce
coworking members to local options for food,
drink, and services.

WWW.YOURBRICKANDMORTAR.COM

Driving Neighboring
Communities To Shop
Local In Downtown
Deerfield
Whether they are coming to Brick & Mortar to work, for an
event, to meet an existing member, or for a tour as a potential
new member, the space will draw professionals—both locally
and from the surrounding communities—to downtown
Deerfield. Once there, the incredible walkability of the
location will allow visitors to:
•
•
•
•
•
•
•
•

Snag a coffee on the way into work
Eat lunch daily at local restaurants
Grab dinner or drinks after work/events
Pick up groceries on their way home from work
Entertain colleagues/clients at local restaurants
Get a haircut/nails done/facial after work
Go to the gym before/after work
And do so much more…

WWW.YOURBRICKANDMORTAR.COM

Some Nice Things Nice People
Are Saying About Us
0000

The Team
Andrew Nast & Adam Clabaugh
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Brick & Mortar’s Managing Partners—Andrew Nast and Adam
Clabaugh—are not only long time friends, but serial business
partners who have started and grown 3 successful companies
together over the years.
Andrew attended Northern Illinois University, receiving a Bachelor of
Science in Marketing, while Adam attended Columbia College
Chicago with a focus on design. While both Partners had very
different career paths—Andrew’s heavily involving real estate
development and Adam’s focused mainly on technology
companies—the two came together in 2015 to launch a property
management firm, Lofty, that was ultimately acquired in 2017.
Following the sale of that business Andrew and Adam teamed up
again to launch a technology enabled construction company—
Blue Collar—which has grown to operate in 6 different states. As
they were looking for office space for their construction company,
they realized that there was a massive lack of flexible workspace in
the suburban communities.
So, in 2020 the team set out to provide professionals in the suburbs
with beautiful places to work from without having to commute to
the city (or try and take conference calls from their kitchen table),
and Brick & Mortar was born.

Modern Coworking In Downtown Deerfield

RECOMMENDATION
TO:

Mayor and Board of Trustees

FROM: Plan Commission
DATE: March 11, 2021
RE:

Approval of a Preliminary Plat for the Resubdivision of the Property at 755
Kipling Place

We transmit for your consideration a recommendation adopted by the Plan
Commission of the Village of Deerfield on the request of the petitioners for
approval of a preliminary plat for the resubdivision of the property at 755 Kipling
Place. The Plan Commission held a public hearing on March 11, 2021. At that
public hearing, the petitioners presented testimony and documentary evidence in
support of the request. A copy of the public hearing and workshop minutes are
attached.
In support of its request, the Plan Commission makes the following findings of fact
and conclusions:
FINDINGS OF FACT
Subject Property
The subject property is located at 755 Kipling Place. The property is zoned R-3
Single Family Residential District and is currently developed with one single family
home. The subject property is 160 feet in width and 200 feet in depth and is
approximately 32,000 square feet in area. The subject property is currently one
buildable lot of record.
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Surrounding Land Use and Zoning
The properties to the north, south and east are zoned R-3 Single Family
Residential District and developed with single-family homes. The property to the
west (across Kipling Place) is zoned P-1 Public Lands District and is the Kipling
Elementary School property.
Proposed Plan
The petitioners are proposing to resubdivide the subject property from one (1) lot
into two (2) buildable lots two fronting on Kipling Place. The existing home on the
subject property will be torn down. A new house will be constructed on each new
lot.
Zoning Conformance
Minimum Lot Area:
Required: 9,000 s.f.
Proposed: Lot 1 (north lot): 16,000 s.f.
Lot 2 (south lot): 16,000 s.f.
Minimum Lot Width:
Required: 75’
Proposed: Lot 1: 80’ wide
Lot 2: 80’ wide
Minimum Lot Depth:
Required: 110’
Proposed: Lot 1: 200’ deep
Lot 2: 200’ deep

2

Minimum Yards:
Front Yard:
Required: The R-3 District minimum front yard setback requirement is 25’. The
Zoning Ordinance has a provision that if 40% or more of the houses
on a block have front yards of greater depth than required for the
zoning district in which they are located, new homes shall not be
erected closer to the street than the average front yard established
by the existing buildings. The minimum 25-foot front yard setback
could be greater depending on the average front yard setback on the
block. The developer will have to check with the Building
Department for the front yard setback requirement prior to
obtaining a building permit because if one of the new resubdivided
lots has a greater setback than what is required, that will affect the
setback of the home on the second lot in the resubdivision.
Proposed:

Lot 1: As required with a new house is constructed on the lot.
Lot 2: As required with a new house is constructed on the lot.

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

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

Bulk Requirements
Required: 0.40 FAR (floor area ratio), 35% maximum lot coverage, side yard
setback plane, and 35’ maximum height.
Proposed: Lot 1: As required when a new house is constructed on the lot.
Lot 2: As required when a new house is constructed on the lot.
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Sidewalks
The Subdivision Code requires sidewalks (in the public right-of-way) when a
property is subdivided. A 3-foot wide sidewalk is currently provided in the rightof-way in front of the subject property. A 5-foot wide sidewalk is required by the
Subdivision Code. The Village’s Engineering Department is planning to
rehabilitate Kipling Place in the next 1 to 3 years. They have indicated that the full
scope of the project is not known yet, but they are in favor of the developer
paying the Village for a new sidewalk in front of the 2 new lots rather than
installing the sidewalk now. This way, the Village avoids the high probability that
this new sidewalk is removed only a year or two after installation.
Staff has talked with Village Engineering and also Village legal counsel, and the
Village’s plan is hold the money for the installation of the sidewalk for a later time
during the street rehabilitation project instead of installing the new 5-foot wide
sidewalk when the subdivision is approved. This arrangement will be outlined in
an agreement (in either the subdivision agreement which is prepared for all
subdivisions, or in a separate agreement). This document will prepared by the
Village Attorney at the time of the final plat approval.
Stormwater Drainage and Utilities
The petitioners have submitted preliminary engineering plans showing how the
proposed storm water generated by the new development will be handled. The
petitioner’s continue to work with the Village’s Engineering Department on the
storm water plans. There is a low spot in the back yard and the installation of
storm sewer inlets should improve this issue. If the preliminary plat of subdivision
is approved by the Village, the petitioner will be required to submit final
development plans.
Tree Preservation
The Village’s tree ordinance applies to residentially zoned properties. Trees over
8 inches in diameter measured at 4 ½ feet above the ground are considered to be
protected trees. The petitioners would be required to replace (mitigate) the
protected trees they remove. The amount of tree replacement is dependent
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upon the species and condition of the trees to be removed as outlined in the tree
manual. The petitioners will comply with the requirements of the Village’s tree
ordinance.
CONCLUSIONS
The Plan Commission finds the proposed resubdivision into 2 lots is appropriate.
They find that the petitioner has adequately addressed the issue of storm water
that will be generated by each new lot. All the requirements of the Zoning
Ordinance and Subdivision Code will be met and no variations will be required for
the proposed 2 lot resubdivision. The Plan Commission finds it is reasonable for
the Village to hold funds for the public sidewalk in front of these two lots instead
of the developer installing the sidewalk at this time because the sidewalk could be
removed with future Village rehabilitation of Kipling Place. The petitioners will
comply with the Village’s tree ordinance and replace (mitigate) any trees in
compliance with the Village’s tree ordinance that need to be removed for the new
homes. If the preliminary plat of resubdivision is approved, the petitioners will
have to come back to the Plan Commission and the Board of Trustees for approval
of the final plat of resubdivision.
RECOMMENDATION
Accordingly, it is the recommendation of the Plan Commission that the
petitioner’s request for approval of a preliminary plat to allow a resubdivision of
the property at 755 Kipling Place into two (2) lots, be approved.
Ayes: Bromberg, Goldstone, Stolman, Berg (4)
Nays: None (0)
Respectfully submitted,
Larry Berg, Chairman
Deerfield Plan Commission
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DRAFT
PLAN COMMISSION
VILLAGE OF DEERFIELD
Minutes
The Plan Commission of the Village of Deerfield called to order a Remote Public Hearing and
Workshop Meeting via Zoom at 7:30 P.M. on March 11, 2021.
Present were:

Absent were:

Also present:

Larry Berg, Chairman
Al Bromberg
Jennifer Goldstone
Bill Keefe
Kenneth Stolman
Blake Schulman
Elaine Jacoby
Andrew Lichterman, Assistant Village Manager/Director of Community
Development
Jeff Ryckaert, Principal Planner
Dan Nakahara, Planner
Stewart Weiss, Associate Village Attorney

Chairman Berg reported that pursuant to amendments to the Illinois Open Meetings Act
included in Public Act 101-0640, public bodies may hold virtual public meetings without a
quorum physically present.
Chairman Berg stated that anyone wishing to share public comment on any matter concerning
the Village may do so by submitting an email to plancommissioncomment@deerfield.il.us prior
to the meeting. Emails received will be read aloud during Public Comment. Any emails received
during the meeting will be read during the second public comment before the end of the
meeting. Chairman Berg asked that emailed response is limited to under 200 words to allow
time for others to be heard and for the Plan Commission to progress through the public meeting
agenda. In addition to written Public Comment, oral comments will also be permitted. Members
of the public desiring to make an oral comment should click the “raise hand” button on Zoom or
dial “*9” if participating by phone to indicate you wish to speak.” Chairman Berg stated that the
Plan Commission typically does not immediately respond to public comments or engage in open
dialogue, but they actively listen to comments.
In accordance with the Open Meetings Act, at least one representative from the Village will be
present at Village Hall and the virtual meeting will be simulcast at Village Hall for members of
the public who do not wish to view the virtual meeting from another location. Pursuant to the
Executive Order issued by the Governor; the number of people allowed to gather at Village Hall
for the meeting is limited. Accordingly, the opportunity to view the virtual meeting at Village Hall
is available on a first come, first-served basis. The Plan Commission will comply with all other
requirements including public comment and posting the meeting agenda, which can be found on
the Village website at www.deerfield.il/us/agendacenter.

Public Hearing and Workshop Meeting
March 11, 2021
Page 2
Public Comment on a Non-Agenda Item
Mr. Ryckaert reported that there were no emails received from the public on a non-agenda item.
Mr. Nakahara reported that there was no one requesting public comment on Zoom. Mr.
Lichterman reported that there was no one present at Village Hall for public comment.
PUBLIC HEARING
1) Continued Public Hearing for a Resubdivision of the Property at 755 Kipling Place
(This item was continued from February 25, 2021 Plan Commission meeting.)
Chairman Berg reported that this Public Hearing is continued from the February 25, 2021 Plan
Commission meeting. Chairman Berg asked for proof of publication. Mr. Ryckaert reported that
the legal notice was published in the Deerfield Review on February 4, 2021 and that proof of
certified mailing was received at Village Hall, as well.
Commissioner Keefe recused himself for this agenda item.
Chairman Berg swore in all who plan to testify before the Commission. The petitioners included
property developer Kenneth Andre, property owner John Klytta, and engineer Jason Doland.
Project Engineer Mr. Doland provided a brief overview, stating that they are requesting a two lot
subdivision on the east side of Kipling Place. They wish to divide what is currently one
residential lot down the middle to create two 80 foot wide lots. They wish to develop these two
lots and improve the neighborhood by doing so. Mr. Doland reported that storm water drainage
in the back north area of the current lot is a problem. They plan to improve this by collecting the
water that is currently running off into neighboring parcels. The two new homes to be developed
will have storm water management and detention that will connect to the Village’s storm water
sewer and benefit the new homes as well as the surrounding properties. He added that they will
have direct access to the storm sewer system, the sanitary sewer system, and the water main
for the two potential new residences. Mr. Andre added that there are no changes to the
resubdivision presented at the Prefiling Conference meeting.
Chairman Berg asked the petitioners to address the conformance and if there is any special
relief requested. Mr. Andre replied that the two new homes will be in full conformance and they
are not seeking any relief.
Mr. Doland reported that since the Prefiling Conference they have engaged a tree expert to
begin detailed documentation for tree mitigation. They have also had more interaction with the
Village Engineer regarding their plans to collect low drainage as a part of this development.
Chairman Berg opened public comment on this matter.
Ryan Hooker of 425 Deerfield Road addressed the Commission on Zoom and stated that his
property backs up to the northeast portion of the property to be subdivided. He commented that
he is very appreciative that someone is doing something with this property and also that it has
been noted that there are drainage issues impacting his property and other adjacent properties.
He commented that the existing home on the lot has gone into disrepair and is becoming an eye
sore. He appreciates that the petitioners are seeking to improve this. He stated that he wishes
to voice concern about storm water drainage even though he is aware it plans to be addressed.
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His concerns are whether through the grading of the property that the storm water issues and
water draining onto his property will be able to be addressed. He questions if one catch basin or
inlet is going to be enough to suffice and keep the drainage system up to par.
Commissioner Stolman asked the petitioners how many catch basins or inlets they plan to
install and if this will suffice and correct the issue. Mr. Doland replied that there will be five storm
sewer receptacles on the two new lots. There will be one at all four corners and one on the midline between the two new lots. These will provide for ample collection for the runoff and will
suffice. This has also been reviewed by the Village Engineer.
Mr. Klytta stated that one important consideration when developing property is ensuring that
surrounding properties are not affected adversely and in fact, they seek to enhance them. He
commented that he wants the neighbors to know that if there are ever any questions or issues
that he is available for them to contact. He plans for this project to leave a positive mark on the
neighborhood and on the Village and as a result to be known in the Village as someone who did
this responsibly and completely and in consideration of enhancing the community. Mr. Klytta
concluded their presentation and thanked the Commission.
Chairman Berg stated that the Plan Commission has concluded public testimony and will
deliberate their recommendation on this matter. He stated that this portion of the meeting is
open to the public, but no new testimony will be taken unless requested by the Commission. He
stated that the Plan Commission is a recommending body, a written recommendation will be
forwarded to the Village Board of Trustees who will take final action on this matter. The
commissioners did not have any issues with the resubdivision and were in favor of the project.
Commissioner Bromberg moved, seconded by Commissioner Goldstone, to approve the
request for a resubdivision of the property at 755 Kipling Place. The motion passed with the
following vote.
Ayes: Bromberg, Goldstone, Stolman, Berg (4)
Nays: None (0)
Mr. Ryckaert reported that this matter will go before the Board of Trustees on April 5, 2021.
WORKSHOP MEETING
1) Continued Workshop Meeting to Discuss an Affordable Housing Inclusionary
Zoning Ordinance
Commissioner Keefe returned to the meeting.
Mr. Lichterman reported that this discussion is continued from the February 11, 2021 Workshop
Meeting. As a result of the last meeting, there are three key elements that staff wanted to bring
back to the Commission and review potential ordinance language. The three items are: design
standards; incentives; and excluded developments.
Mr. Lichterman reported that staff reviewed ordinances from neighboring communities and
created language that they thought best captured the Plan Commission’s intent based on the
past three workshops on the topic of affordable housing and creating an inclusionary zoning
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ordinance. They also reviewed language that they did not include and is not recommended by
staff.
Mr. Lichterman stated that regarding design standards and exterior appearance, the
Commission agreed that there should be no substantial differences between the affordable units
and market rate units. He reviewed the proposed language, which in summary states that the
exterior of affordable units shall be visually compatible with market rate units and that building
finishes materials must be substantially the same. The interior appearance and finishes of
affordable units may differ from market rate units, but the number of bedrooms shall be equal
and proportionate. For example, if there is a 60 unit multifamily development and half or 30 of
the units are one bedroom units and half are two bedroom units, this would trigger 10 percent or
six affordable units. Of these, three would be one bedroom units and three would be two
bedrooms units. The draft language also states that the differences between the affordable units
and the market rate units shall not include improvements related to energy efficiency, including
mechanical equipment and plumbing, insulation, windows, and heating and cooling systems.
Regarding size, affordable units must be generally representative of and correspond to the size
of the market rate units within the development. Mr. Lichterman added that what is not proposed
is a specific number, for example, stating that affordable units cannot be less than 75 percent of
the square feet of market rate units. Staff believes that stating that the affordable units must be
generally representative of the market rate units requires that they be similar, and this was the
intent.
Commissioner Bromberg commented that staff did a great job on the draft language. He
commented that in his neighborhood the homes are about 60 years old and when they were
built they were all generally the same. But over time a lot have had additions put on and so they
all look different now. He is wondering if in the ordinance it would be necessary to state that the
affordable units must be substantially the same at the time that they are constructed. Mr. Weiss
replied that one of the things they are trying to capture is what is required of the developer when
the development is first constructed. Requiring that a property be kept to a certain standard is
more difficult than requiring that affordable units shall be maintained in the same condition as
the market rate homes. If it is a free standing individually owned property, there cannot be a
requirement that it be kept up with additions and renovations as other homes might be. But for
managed properties, the requirement can state that they must be maintained at the same level
and quality as the market rate units. Commissioner Bromberg clarified that he would not want to
see a situation where an owner of an affordable unit would not be able put an addition on his
home and it would therefore not look as nice. Mr. Weiss confirmed that an owner would not be
prohibited from enhancing their home. Mr. Lichterman added that this may be inherent in the
draft ordinance language but that they can make it explicit to clarify.
Mr. Lichterman next reviewed the draft language for incentives. Incentives included are a
density bonus, increased parking ratio restrictions, expedited permit processing, and fee
reductions. The draft language states that a density bonus is provided by right and shall be
provided in a one to one ratio. The developer will be required to submit a narrative stating how
the proposed development would be compatible with the surrounding area with the increased
density. Developers would be allowed to add one additional market rate unit for each affordable
unit on site. Their narrative must address building size, massing, characteristics, and
landscaping. Mr. Lichterman noted that some other communities have different ratios, but staff
is recommending a one to one ratio. Staff believes that a one to one ratio made the most sense
and is the most straightforward. In the draft, language there is no cap as staff did not believe
this was necessary. They believe there are enough other controls in place including economic
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constraints,( for example the development would still need to be constructed and financed), and
ultimately the development would need to be deemed compatible so while a developer may be
entitled to a density bonuses there is still an approval process that would look at the project as a
whole to make sure it fits in with the surrounding properties and is compatible.
The next incentive reviewed was reduced off street parking minimums. The draft language
states that a petitioner can request, the Plan Commission can recommend, and the Board of
Trustees can approve a reduction of off street parking minimums for affordable units. Mr.
Lichterman noted that this is not very different from today’s process where a developer can
request and make the case for parking relief. For example, the case may be made for a transitoriented development near the train station or senior housing that has its own transportation
service. The developer would need to make the case that it is warranted for the affordable units.
Mr. Lichterman stated that staff recommends keeping the parking incentive as a discretionary
item that requires justification and approval.
The draft ordinance language for fee waivers states that developers shall be eligible for a partial
waiver of all application fees, building permit fees, plan review fees, inspection fees, demolition
permit fees, impact fees and other development fees and costs which may be imposed by the
Village. The reduction would be applicable to the fees for the affordable units in the
development up to a maximum of 15%. Mr. Lichterman stated that the developer needs to ask
for the fee waivers, and most would likely receive a 10% reduction as in most cases they will be
providing 10% affordable units. But if a developer wants to provide more than the minimum
affordable units they would be incentivized with a higher reduction in fees that is capped at 15%.
Staff recommends capping it at 15% so that a potential development of all affordable housing
could not receive 100% reduction. The waivers and discounts shall be calculated as percent of
the units that are affordable and be directly proportionate up to 15%. For example if there are
10% affordable units there will be a 10% reduction in fees.
Regarding expedited permit processing, there is no draft ordinance language yet, but Mr.
Lichterman stated that staff understands conceptually how this would work. The Village would
likely pay for outsourcing the plan review, which could cut down the timing of the first round of
plan review comments saving two to four weeks. The Village would pay and outsource this to a
firm that they already work with. The cost of this could be up to $10,000 for each case. Mr.
Lichterman explained that in today’s process, any developer can do this on their own and pay
for it. Regarding developer incentives for affordable housing units, the question is whether it is
worth the cost for the Village to pay for this on their behalf. He explained that staff questions the
value of this service and they did not find this incentive in any other ordinance that they
reviewed.
Chairman Berg asked for more information on the current plan review process. Mr. Lichterman
explained that the first round of comments back to the permittee can take up to four weeks. If
they pay up to $10,000 to the outside consultant, it can be complete in three days to a week.
Right now developers have the option to do this at their own cost. And in rare cases, the Village
will pay for this if the Building Department gets too busy and is not able to meet their established
service level. Chairman Berg asked staff what kind of value they think this will have to
developers and how often it is used now. Mr. Lichterman replied that timing can kill deals and it
can be dependent on a confluence of issues including weather and financing. On the other
hand, the Zion Woods development took years and many issues outside of plan reviews caused
this. However, some deals have a window to strike, and timing can be very important and in
these cases they sometimes see developers pay for the expedited plan review with the Village’s
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consultant. Timing can be important, and it is hard to quantify this with a dollar amount. It is hard
to say how valuable this potential incentive is and how much the Village wants to partake in the
cost.
Commissioner Bromberg suggested that the Village should not pay for 100% of this service but
could offer to split it with the developer as the incentive. Commissioner Goldstone commented
that reduced fees and the added expense for expedited review could impact the budget and be
like a double whammy. Commissioner Bromberg asked staff if this incentive were not included
in the affordable housing ordinance if it could still be requested by a developer and negotiated
for. Mr. Lichterman replied that yes it could be. He also stated that this is currently the process
and there have been cases where the Village has helped pay for the cost of expedited plan
review. Chairman Berg commented that he thinks this is how it should be handled, and it should
not be included in the ordinance. Commissioners Bromberg and Goldstone agreed. Mr.
Lichterman confirmed that it will not be included in the ordinance.
Mr. Nakahara added that staff added language the provided standards for approving eligible
incentives. The language provides the Village Board with guidelines when considering eligible
incentives such as whether the incentives will result in conditions detrimental to the public's
health, safety, or welfare; and, whether the granting of the incentives will be consistent with the
intent and purpose the Village’s Comprehensive Plan. The Commission agreed that this
language is appropriate.
Lastly, Mr. Lichterman reviewed the excluded developments to be listed in the ordinance. The
developments that would not require affordability would be nonresidential developments,
assisted living facilities, and nursing facilities. He noted that they are not excluding independent
living facilities, and these would trigger the affordable housing requirement. The Commission
agreed with these exclusions.
Mr. Ryckaert reported that the draft language staff developed is from reviewing the existing
ordinances in Northbrook, Highland Park and other surrounding communities. They used pieces
and parts of what they believed was best for Deerfield while keeping it simple and also working
to accomplish the Village’s goals. The way it is written gives the Village flexibility and the ability
to negotiate and review developments on a case-by-case basis. Chairman Berg asked Mr.
Weiss if he had any further comments or guidance. Mr. Weiss replied that he feels very
comfortable with the options presented to the Commission and that they can write a solid
ordinance based on this. Commissioner Stolman asked what the next steps would be and if the
Board of Trustees had a timeline in place. Mr. Lichterman replied that there is no definitive
deadline. The next step would be to have a Public Hearing and at this meeting to methodically
go through all provisions and to hear any public comment. At the end of the Public Hearing the
Commission will vote and staff will draft the recommendation to the Board of Trustees based on
this. Commissioner Bromberg commented that the Commission is ready for this and that staff
has done a great job. Commissioner Keefe agreed. Regarding eligibility, Commissioner Keefe
clarified that tenants could stay as long as their income qualifies. He asked how this would be
verified. Mr. Lichterman replied that yes, there will be some type of audit ability to verify income
and make sure that the people occupying the affordable units qualify.
Chairman Berg commended staff for their work on this and commented that he is very happy
with the outcome thus far. Mr. Lichterman stated that the Plan Commission has also done a
great job and put a lot of thought and effort into this, and staff has been able to develop a strong
product from it.
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Mr. Ryckaert reported that the Public Hearing on this matter will be either April 22, 2021 or May
13, 2021.
Document Approval
1. February 25, 2021 Plan Commission Minutes
Commissioner Goldstone moved, seconded by Commissioner Keefe to approve the minutes.
The motion passed with the following vote.
Ayes:
Nays:
Abstain:

Goldstone, Keefe, Stolman, Berg (4)
None (0)
Bromberg (1)

Items from the Staff
Mr. Ryckaert reported on upcoming Plan Commission agenda items. The next meeting will be
March 25, 2021.
Public Comment
Mr. Ryckaert reported that there was no public comment received via email during the meeting.
Mr. Nakahara reported that there was no one requesting public comment on Zoom. Mr.
Lichterman reported that there was no one present at Village Hall for public comment.
Adjournment
There being no further discussion, Commissioner Bromberg moved, seconded by
Commissioner Goldstone to adjourn the meeting at 8:29 P.M. The motion passed the following
vote.
Ayes: Bromberg, Goldstone, Keefe, Stolman, Berg (5)
Nays: None (0)
Respectfully Submitted,
Laura Boll

