MEMORANDUM
TO:

Plan Commission

FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: September 18, 2020
RE:
Public Hearing on the Request for an Amendment to Deerfield Square
Planned Unit Development for the Redevelopment of Multi-Tenant Building 7
(which occupies the existing Rhapsody Café Restaurant and former Warehouse
Restaurant space) with Exceptions for the Establishment of a Residential
Apartment Development at 833 Deerfield Road in the Shops at Deerfield Square, a
Text Amendment to the Deerfield Zoning Ordinance to Permit Amenity and Utility
Areas for Residential Uses on the First Floor of a Multi-Family Development as a
Special Use in the C-1 Village Center District; and a Text Amendment to the
Deerfield Zoning Ordinance to Allow Tenant Identification Signage for a
Residential Uses when Part of a Special Use Shopping Center/ Planned Unit
Development in the C-1 Village Center District – (Kirby Limited Partnership)
Subject Properties
The subject property consists of the 17-acre Deerfield Square Planned Unit
Development, which is bounded by Deerfield Road to the north, Waukegan Road
to the east, Osterman Avenue to the south, and the railroad, tracks to the west.
The specific area under consideration is Building 7 at 833 Deerfield Road, which
abuts Metra railroad tracks and currently occupies Rhapsody Café restaurant and
the former Warehouse restaurant. Vehicular access to Deerfield Square is from
three signalized intersections (two on Deerfield Road and one on Waukegan
Road) and at the Robert York Avenue and Osterman Avenue intersection, and at
secondary access points along Osterman Avenue. The setbacks, access points, lot
coverage, open space, site landscaping, parking lot lighting, sign criteria, and
storm water management for this Planned Unit Development were previously
approved in ordinances O-98-34, O-99-12 and O-99-51.
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Surrounding Land Use and Zoning (for entire Deerfield Square PUD)
North (across Deerfield Road): C-1 Village Center District and P-1 Public Lands
District – retail, public parking lots, AT&T building, and commuter parking
lot
South C-3 Limited Commercial District: medical office building, (and across
Osterman Avenue): C-1 Village Center District, P-1 Public Lands District and
R-5 General Residence District - Post Office, One Deerfield Place senior
housing apartment building, and South Commons multiple-family
residential development
East (across Waukegan Road): Deerfield Village Centre mixed use retail, office,
and residential development
West (across train tracks): P-1 Public Lands District, R-5 General Residence
District, R-4 Single and Two-Family District – Metra parking, multi-family
residential, and two-family residential
Proposed Plan
The petitioners are proposing to redevelop the property at 833 Deerfield Road
with a transit-oriented development (TOD). Transit-oriented development (TOD)
is moderate to high density, mixed-use communities generally located within a
half-mile radius (10-minute walk) of a rail or bus station designed to maximize
walkability and transit access. Interest in TOD is driven by its ability to reduce
traffic congestion; and a desire to live in mixed-use, sustainable, and walkable
communities, which are accessible to transit. The close proximity of the Metra
Station as well as the Pace Bus Route 471 along Deerfield Road qualifies the
project as a transit oriented development (TOD). A TOD promotes less
dependence on automobile use.
The proposed redevelopment is adjacent to public transit (downtown Metra
station) and will replace an existing 13,109 square foot, two-tenant building that
has been occupied by restaurants since it was constructed about 20 years ago.
The existing building includes a 8,593 square foot space recently vacated by the
Warehouse restaurant and a 4,516 square foot restaurant space occupied by
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Rhapsody Café. The petitioner has indicated that they will work with Rhapsody
Café to relocate its operation to another storefront within Deerfield Square.
The petitioners are proposing a 40 unit residential development consisting of a
five-story apartment complex with four stories of residential units above a
parking podium. The proposed density of this development is 2.35 units per acre
when including the entire 17 acres of the Deerfield Square PUD (40 units
proposed / 17 acres in Deerfield Square PUD = 2.35 residential units per acre).
Each floor will include 10 apartments with 5 one-bedroom units and 5 twobedroom units per floor for a total of 20 one-bedroom units and 20 two-bedroom
units in the development. The one-bedroom units will range in size from 782
square feet to 913 square feet and the two-bedroom units will range in size from
1,303 square feet to 1,350 square feet with the average unit size being 1,089
square feet. The units will be marketed to various resident types from young
professionals to empty nesters catering to a boutique experience with higher
quality offerings. 36 of the 40 apartment will have its own dedicated outdoor
space, high-end finishes and appliances. Rental rates will range from $1,900 $2,150 for the one-bedroom units and from $2,950-$3,150 for the two-bedroom
units.
The petitioner’s material indicates that the building will be built with high quality
materials and will be 58 feet to the top of the parapet wall and 61 feet to the top
of the parapet. The development is proposed to have 29 covered parking spaces
and 60 outdoor parking spaces for a total 89 parking spaces. Shared amenities for
the residents will include a lobby, dog run, garden, two elevators, and bicycle
parking. A section of the first floor mechanical room will be dedicated to house
the trash dumpsters accessed through overhead doors. The petitioner’s plans
indicate that the proposed building will be built on approximately the same
footprint as the existing building, adding no new impervious surface. There are
no plans to build out the roof for resident access or green space on the
roof/green roof. The petitioner will include sustainable elements within the
development including low-flow water fixtures, energy efficient appliances,
insulated windows and LED lighting. The petitioner will also be re-using the
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existing 30-foot light poles on the subject site and replacing the lights with LED
fixtures.
The petitioners have provided a preliminary landscape plan for the property. The
existing landscaping on the east and west sides of the property will remain with
additional trees and landscaping on the west elevation and in the 1,000 square
foot garden located in the landscaped parking island south of the main entrance
into the building. Along Deerfield Road, existing shade trees will remain as they
are part of the Village’s streetscape.
The petitioner plans to provide two affordable units (5%) based on an individual
or family whose area median income does not exceed 120% of the Chicago-JolietNaperville, IL Metro area as defined by the Department of Housing and Urban
Development and adjusted for household size. The petitioner plans to dedicate
one, one bedroom unit not to exceed $2,184 (including utilities) per month and
one, two bedroom unit with rent not to exceed $2,457 (including utilities) per
month. The petitioner plans to give priority to these affordable units to
individuals and families that live and work within the Deerfield community.
Deerfield Comprehensive Plan
The relevant sections of the current Comprehensive Plan (Housing Section 3.3,
including workforce/affordable housing; Future Land Use Map; and Bicycle Plan)
are attached to this memo. Recall that a Comprehensive Plan is an advisory
document that guides the growth of a community.
Housing Section 3.3 of the Comprehensive Plan (attached) addresses affordable
housing, and below is what is stated in the Comprehensive Plan:
Affordable Housing
Given the full development of the Village and the derogation of land use planning
and zoning powers provided by the Affordable Housing Planning and Appeal Act,
310 ILCS 67/1, et seq. (the "Act"), it is determined that compliance with the Act is
impractical and not in the best interests of the Village; therefore, pursuant to its
home rule powers, the Affordable Housing Planning and Appeal Act, 310 ILCS
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67/1, et seq., will not apply within the Village of Deerfield and shall be superseded
within the Village by the Zoning Ordinance and Comprehensive Plan of the Village
of Deerfield
The Village recognizes the need for affordable housing within the Village and the
region in which the Village is located and will give due consideration to those
needs and to the opportunity to accommodate new affordable housing options
within the Village when opportunities are presented to develop or redevelop
significant parcels for residential uses in the Village of Deerfield. The enforcement
of federal and state fair housing laws shall be and remain a priority for the Village.
Some of the discussions the Village had in the past has focused on workforce
housing. Workforce housing is affordable housing for middle-income people who
will fill jobs in fields as diverse as teaching, law enforcement and health care,
especially at entry-level salaries. Workforce housing helps people live near their
workplaces so they enjoy reduced commuting times and transportation costs.
Workforce housing may help local employers attract and retain the people who
maintain the health of the business sector, keep the community safe, and who
teach at our schools. Providing adequate affordable housing for people so they do
not have to expend huge portions of their income on housing or spend hours
commuting to their jobs is a challenge facing many communities across the
United States. The past discussions of the Village regarding affordable and
workforce housing can be found on the Village’s website at: www.deerfield.il 
Government  Departments  Community Development  Planning Division 
Development Review  Workforce Housing
Affordable Housing Discussion
At the January 27, 2020 Committee of the Whole (COW) meeting, the Village
Board discussed the possibility of an inclusionary affordable housing ordinance
that would mandate affordable housing units to be provided into new
developments over a particular size. At the COW meeting, the Village Board
directed Staff to prepare a report discussing the appropriate scale for when an
affordable housing requirement would be triggered and the related policy tools
and implications.
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The Board took up the affordable housing issue again at the July 20, 2020, Village
Board meeting. As directed by the Board, Staff recommended a framework for an
inclusionary ordinance to advance the Village Board’s policy intentions from the
January 27, 2020 COW meeting. The Village Board voted in favor of moving
forward with an inclusionary zoning ordinance at the July 20, 2020 Board
meeting. The Board sent the framework to the Plan Commission for an
inclusionary ordinance for the Plan Commission to discuss and make a
recommendation to the Board. The Plan Commission’s first discussion on this
matter was held on September 10 and they will take this matter up again in a
workshop meeting on October 22.
Deerfield Comprehensive Plan Future Land Use Map:
The Comprehensive Plan’s Future Land Use Map designates the Deerfield Square
property in the Village Center as an area intended to accommodate consumeroriented retail services and commercial uses, including mixed-use developments
with residential above the ground floor. The petitioner’s proposed residential
development will not require an amendment to the Comprehensive Plan Future
Land Use Map as staff believes the intent of residential above ground floor
ensures a retail component to the mixed land use. In this case, the retail
component exists and the Deerfield Square development constitutes a horizontal
mixed land use with existing retail accompanying the proposed residential
apartment development.
Traffic
The petitioners have submitted a traffic and parking study for the proposed
changes to the property dated August 24, 2020 prepared by KLOA Traffic
Consultants. The purpose of the study is to evaluate the ability of the existing
roads and access drives to accommodate the projected traffic volumes, evaluate
the adequacy of the proposed access system, and evaluate if the parking supply is
adequate. The study notes that the subject area is served by two modes of public
transportation, Metra commuter rail and Pace Bus system.
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Traffic data was based on previously conducted traffic counts from Thursday,
October 6, 2016 and Saturday, October 8, 2016 during the weekday morning (7:00
AM to 9:00 AM), weekday evening (4:00 PM to 6:00 PM) and Saturday midday
(11:30 AM to 1:30 PM) peak periods at the intersections of Robert York Avenue
with Deerfield Road and Osterman Avenue. The traffic data determined that
weekday morning peak hour occurs between 7:45 AM and 8:45 AM, weekday
evening peak occurs between 4:45 PM and 5:45 PM, and Saturday midday peak
hour generally occurs between 12:15 PM and 1:15 PM. To determine 2020 Year
base traffic conditions, traffic counts were increased by an annual compounded
regional growth factor and traffic generated by the 711 Deerfield Road building
was added (which was not built in October 2016) Figure 2 on page 4 displays the
Year 2020 base traffic volumes.
Table 1 on page 5 summarizes the trip projected to be generated by the proposed
development and Table 2 on page 7 shows the trip generation comparison
between the current use and the proposed residential development. Table 2
indicates that the proposed residential development will generate less traffic than
the 13,100 square feet of restaurant space. Also, traffic generated by the
proposed residential development will have a limited impact on the roadway
system.
Overall, the traffic and parking study concludes that the traffic to be generated by
the proposed residential development will be reduced due to its proximity to the
Deerfield Metra Station and will have a limited impact on the operations of the
intersection of Deerfield Road with Robert York Avenue. The proposed residential
parking spaces will be adequate in accommodating the projected parking demand
and will result in a net increase in surplus parking when compared to the existing
uses on the site. Lastly, the proposed access system will be adequate in
accommodating site traffic.
Vehicular Access to Deerfield Square
Access to the new building is provided via the existing Deerfield Square shopping
center access system. Deerfield Square has two signalized access points off of
Deerfield Road both east of the new building, and one signalized access point off
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of Waukegan Road southeast of the new building. The existing access points to
Deerfield Square will remain unchanged and consists of the following: the
signalized north Deerfield Square access drive on Deerfield Road allows full
movements in and out of the shopping center; Robert York Avenue at the north
provides access to Deerfield Road and allows full movements in and out of the
shopping center under signalized control. Robert York Avenue at the south
provides access to Osterman Avenue and allows full movements in and out of the
shopping center under all-way stop sign control. The signalized easternmost
Deerfield Square access drive on Waukegan Road allows full movements in and
out of the shopping center.
Pedestrian Access Plan
As pedestrian circulation is a critical element of a transit-oriented development,
staff has asked the petitioners for a pedestrian circulation plan to show how a
pedestrian circulates/moves on the site and how they access the train station.
The Plan Commission is also concerned about providing safe access for
pedestrians to get to and from the train station from the proposed development.
The petitioner has provided a Pedestrian Circulation Plan showing the pedestrian
access routes (turquoise dashed lines) from the proposed residential
development to the Deerfield Train station platforms.
Zoning Conformance
The petitioners are seeking approval of a Text Amendment to the Deerfield Zoning

Ordinance to permit amenity and utility areas for residential uses on the first floor
of a multi-family development as a Special Use in the C-1 Village Center District.
Currently, amenity and utility areas for residential uses on the first floor of a
multi-family development are neither a permitted nor a Special Use in the C-1
Village Center District so the use is not allowed; therefore, a Text Amendment is
needed to allow the proposed use as a Class B Special Use. The Special Use
standards are attached. A Text Amendment has to be in the public interest and
not solely for the interest of the applicant. The specific text amendment is as
follows:
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Add number 3. to Article 5.01-C.2.,c Special Uses – Class B, Service Uses in the C-1
Village Center District:
(3). Amenity and utility areas for residential uses on the first floor of a multifamily development are permitted pursuant to Special Use approval in the C-1
Village Center District.
Commercial Planned Unit Development Requirements:
In addition, the petitioners will need to seek approval of an amendment to an
existing Special Use/Commercial Plan Unit Development for the proposed
residential development in the C-1 Village Center District. Attached are the PUD
standards used in evaluating the proposed development. Another development
in the downtown that was approved as a commercial PUD with a residential
component in the Village Center is Deerfield Village Centre (across Waukegan
Road). The proposed amendment to the Deerfield Square commercial PUD needs
to be approved in two steps, a Preliminary PUD, and if the Preliminary PUD is
approved, the petitioners come back for a Final PUD.
The subject property at 833 Deerfield is part of the Deerfield Square PUD;
therefore, the PUD bulk requirements apply to the entire Deerfield Square PUD.
Minimum Size of Site
None required.
Minimum Land Area per Dwelling Unit
In a Commercial PUD containing dwelling units, a minimum land area of 2,500 s.f.
per dwelling unit shall be provided. A total of 40 units are proposed, requiring
2.29 acres. The area of the entire Deerfield Square PUD is approximately 17 acres.
Minimum lot area
None required.
Minimum lot width
Required: 100 feet of frontage.
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Previously Approved: Deerfield Road: 940 feet; Waukegan Road: 665 feet
Minimum Setbacks for Commercial PUD
Minimum Perimeter Setbacks (applicable to the exterior boundaries of a
Commercial Planned Unit Development)
Front Yard of Deerfield Square PUD (to the east along Waukegan Road)
Required: 5 feet required.
Proposed: 7 feet from the property line.
Side Yards of Deerfield Square PUD (to south)
Required: 25 feet adjacent to a residential district.
0 feet required where a side yard adjoins a non-residential
district.
Proposed: 5 feet setback for building 9, and 2 foot setback for building 10.
(exception granted by Ordinance O-98-34)
Corner Side Yard of Deerfield Square PUD (to north along Deerfield Road)
Required: 5 feet
Proposed: 4 feet 9-3/4 inches provided, exception needed
Rear Yard of Deerfield Square PUD (to west)
Required: 10 feet
Proposed: Setback for the new residential building is 15 feet 9-1/2 inches.
The existing setback for building 9 in this PUD at 710 Robert York Avenue is
3 feet and this exception was granted in 1998 by Ordinance O-98-34.
Setback Between Buildings in a Commercial PUD
Required: As needed with regard to fire hazards, traffic sight lines, and access for
emergency equipment.
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Proposed: The Deerfield Bannockburn Fire Protection District has reviewed and
approved the Preliminary Development Plan in the attached letter dated August
7, 2020.
Maximum Lot Coverage
Allowed: 75% of the total area of the lot.
Proposed: 22.9%
Maximum Building Height
Allowed: 55 feet. The Zoning Ordinance defines height as the vertical distance as
measured from the pre-development grade for a property, to the highest point of
the coping of a mansard roof or a flat roof, to the highest point of a hipped roof,
to the highest gable of a pitched roof, to the ridge of the gable or hip roof, or to
the highest point of a turret or ornamental tower, whichever point is higher.
Proposed: The height of the proposed new residential apartment building will be
58 feet to the top of the roof deck and 61 feet to the top of the parapet wall.
Exception Needed.
Previously Approved Height Exception Approved for Office Building: Building 4 (4story office building) measured the height of the building to the peak of the gable
at 71 feet, and the height of the roof deck is at 52 feet 8 inches (the architectural
elements of the office function as parapet walls and screens the mechanicals and
elevator overruns). An exception for the building height exceeding 55 feet was
granted by Ordinance 0-98-34 for the office building in Deerfield Square when the
Deerfield Square PUD was approved in 1998.
Heights of the other commercial PUDs in the Village Center: The height of
Deerfield Village Centre is 50 feet 9 inches to the highest point of the apartment
building. The height of the South Commons condo buildings are 55 feet viewed
from the Robert York side and 65 feet viewed from the west side of the buildings
(grade of the property drops off from east to west).
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Minimum Usable Open Space
Required: 10 percent of gross area of the site. The Zoning Ordinance defines
usable open space as an area of land or water or a combination of land and water,
which may include complimentary structures and improvements within the site,
excluding space devoted to parking, designed and intended for common use and
enjoyment.
Proposed: 23.9% for the green space, walks, and the plaza.
Required Parking for Multiple Family Development
Required Residential – 1.5 parking spaces for each one bedroom unit, and 2
parking spaces for each unit with 2 or more bedrooms.
One bedroom: 20 units x 1.5 = 30 spaces
Two bedroom: 20 units x 2 = 40 spaces
Total required spaces for residential: 70 spaces (70 required spaces / 40 units =
1.75 parking spaces per unit required)
Spaces Provided for Residential: 89 parking spaces (89 provided spaces / 40 units
= 2.23 spaces per unit provided).
Planning seminars that staff has attended has been suggested that downtowns
don’t need to be as heavily parked when a train station is nearby. People that live
in transit oriented developments will walk to the train, and generally walk and
bike more to restaurants and shops in the downtown. There is a realization that
developers know how much parking they need and the market will drive the
parking demand for TODs.
In 2008, Ordinance O-08-08 granted the petitioner approval of an amendment to
their PUD for renovations to the parking lot at 833 Deerfield Road. The approved
plan for 833 Deerfield Road property changed the existing traffic flow from twoway to one-way counterclockwise. The approved site plan had 67 parking spaces
including 3 accessible spaces. Overall, the proposed site plan for the proposed
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residential development increases the number of parking spaces for the 833
Deerfield Road property, from 67 to 96 parking spaces.
Size of Parking Stalls, Aisle Width and Vertical Clearance
Required:

9 feet wide x 19 feet long (perpendicular spaces)
24 feet drive aisle width
Vertical clearance of 7 feet is required for enclosed parking spaces.

Proposed:

Typical Spaces are 9 feet wide x 18 feet long
2 Compact Spaces are 8 feet wide x 21 feet long
3 Compact Spaces are 8 feet, 6 inches wide x 15 feet, 9 1/4 inches
long
21 feet drive aisle width

In 1998, Ordinance 0-98-34 granted an exception for parking spaces in Deerfield
Square to be 9 feet wide by 18 feet long/deep (9 feet wide by 19 feet deep in the
size requirement in the Zoning Ordinance.) In 2008, Ordinance O-08-08 granted
approval of the existing parking spaces at 833 Deerfield Road to be restriped to be
75 degree angled instead of the previously approved 90 degree spaces in this lot.
For the proposed apartment development, an exception would be needed for two
(2) Compact Spaces at 8 feet wide x 21 feet long, and three (3) Compact Spaces
are 8 feet, 6 inches wide x 15 feet, 9 1/4 inches long.
The petitioner has indicated that the vertical clearance of 7 feet will be met for
enclosed parking spaces
Location of Parking Spaces
Allowed: Parking spaces are permitted within the required yards but must be 5’
from the property line, or can be at the property line if a 7’ high solid fence is
provided.
Proposed: The proposed parking for the new residential building meets the
setback. When the Deerfield Square development was approved in 1998, a row
of parking along the east property line at the southwest corner of the
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development were within 5 feet of the required setback and an exception granted
by Ordinance O-98-34.
Loading
Required: 1 per building (12 feet in width by at least 50 feet in length) with a
vertical clearance of 15 feet for loading areas, or as determined by Village for a
PUD.
Proposed: The petitioner is proposing a loading berth that is 10 feet in width by
25 feet in length. An exception is required for the size of the loading berth.
Signage
The Zoning Ordinance does not have a category for signage for multi-family
residential development in the C-1 Village Center District, so the petitioner will
need a Text Amendment to allow the proposed signage for a multi-family
development residential development in the C-1 district. The standard for a Text
Amendment is that it must be in the public interest. If the tenant sign is
recommended for approval and the Board of Trustees agrees, then staff will write
the Text Amendment for approval at the time of the final development plan. The
text amendment would add letter b. Residential Identification Sign, to Article
9.02-B, 9 and would be written to apply to the subject property only.
The petitioner is proposing the following signage for their apartment
development:
One (1) main entry monument sign at the main entrance to the development at
the southwest corner of Deerfield Road and Robert York Avenue intersection
located approximately 27 feet from subject site’s east property line and 6 feet
from the north property line. The content of the sign will be “833 The Residences
at Deerfield Square”. The overall height of the sign will be approximately 4 feet
(with no base or pedestal), and the area of the sign is approximately 20 s.f. (4 feet
by 5 feet). The base of the sign which is the first 2 feet from grade is usually not
included in the calculation of the sign, but this sign is one architectural element
and therefore the lower two feet is included. The ground sign will be made of
masonry with an internally lit metal sign. The location of the main entry
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monument sign is shown on the petitioner’s site plan.
Landscaping Plan
Required: The petitioners are required to submit a landscaping plan for a planned
unit development. Also, where a non-residential use abuts property in a
residential district at a side or rear lot line, the non-residential use shall be
screened along the lot lines by a screening fence or landscaped screening not less
than 7’ in height.
Proposed: The petitioners have submitted a preliminary landscape plan showing
the buffering around the perimeter of the development including existing privacy
fencing and existing vegetation and trees to remain on the west side. Additional
trees and landscaping will be provided on the east perimeter, and in a landscaped
parking island immediately to the south of the main entrance will be 1,000 square
foot garden. Along Deerfield Road, existing shade trees will remain as they are
part of the Village’s streetscape.
Lighting
Required: Must be directed away from adjoining properties and streets.
Proposed: The petitioner has submitted a detailed lighting plan with photometrics
for the site and the parking garage. The petitioner will be re-using the existing 30foot light poles on the subject site and replacing the lights with LED fixtures. Entry
wall sconces are also proposed for the building and detailed in the petitioner’s
plans. According to the site photometric plan, the proposed light levels in the
parking lot are high for a multi-family residential parking lot and not near zero at
the parking lot west property line.
Trash/Refuse Areas
Required: All refuse containers to be fully enclosed by a screening fence or
landscaped screening of a height sufficient to screen the containers from view
from adjoining properties and public or private ways.
Proposed: A trash room is provided on the inside of the building on the first floor.
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Storm water detention and utilities
The petitioner has been working with the Village’s Engineering Department to
address storm water detention and utilities and their materials indicate that the
project will not present any issues or concerns with regards to storm water
management. The petitioner’s plans indicate that the proposed building will be
built on approximately the same footprint as the existing building and will not
increase the impervious surface.
Fire Department
The petitioner has provided a letter dated August 7, 2020 receiving approval of
the proposed site plan from the Deerfield Fire Protection District for emergency
vehicle accessibility.
HVAC/Mechanical Screening
The petitioners will need to screen all the rooftop HVAC equipment from view.
The petitioner has submitted a site line diagram displaying that rooftop HVAC
equipment will be screened from view.
Deerfield Road Regional Bike Route
The south side of Deerfield Road is part of Deerfield's designated bike route in the
Village's Comprehensive Plan (see attached).
Bike Facilities
Bicycle facilities must be indicated on the petitioner’s plan as required by the
Zoning Ordinance. Ordinance O-02-09 requires that where appropriate, all
developments in the C-1 Village Center District (as well as the C-2, P-1, and I-1
Districts), have to provide for bicycle storage, safe and smooth internal
circulation, and connections to adjacent developments and bike paths. Interior
bike storage is provided in the southwest corner of the first floor of the building
for the proposed residential development.
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Pedestrian Circulation Plan
The petitioners have submitted a pedestrian circulation plan in their materials.
There are existing pedestrian crosswalks at the Deerfield Road and Robert York
Avenue signalized intersection. A pedestrian underpass is provided on the south
side of Deerfield Road, and a pedestrian overpass is provided over Deerfield Road.
Public Art on Private Property
Ordinance O-15-22, approved in 2015, requires applicants for commercial
development in the Village Center to give consideration to providing public
art on the property and provide a public art plan for the proposed
development. The definition of development is the construction,
reconstruction, conversion, substantial structural alteration, or substantial
enlargement of any building(s) housing the primary use of the property.
Public Art Definition in Ordinance 0-15-22: Public art means a work of art
created by a visual artist or public context designer that is sited in a public
place for people to experience. This can include murals, sculptures, or
infrastructure such as public fixtures or furniture and other functional
elements that are designed and/or built by visual artists or public context
designers. Public art is art that is located in public spaces and may include
art in windows, art in public building atriums, and other indoor places that
are generally open to the public. It is art that people encounter on a daily
basis in the public sphere.
The petitioner has indicated that there are no plans to include public art in
this area, but notes that public art does exist within the Deerfield Square
shopping center.
Appearance Review Commission (ARC)
The ARC held a preliminary design review of the petitioner’s development plans
at their July 27, 2020 meeting. Below is a summary of that meeting.
The ARC were in favor of changing the building’s use from restaurant to
residential. They felt it would help the property owners fill some of their large
vacant spaces within the Deerfield Square development. The ARC was also ok
17

with the building’s height of 61’, which is 6’ greater than the Deerfield Zoning
Ordinance maximum height for the C-1 district. Given its location, they did not
feel like it would appear out of place height wise. The ARC discussed the drawings
and voiced the following concerns about the project:
1. Amount of Windows – The ARC noted that the majority of the elevations
were composed of large floor to ceiling window looking outward toward a
not so nice view. The petitioner noted that windows sell apartments. The
ARC would like to see a better mix of window vs non-window spaces on the
elevation.
2. Lack of Character – The ARC would like to see some of the Deerfield
Square retail building features (i.e. gabled roofs and turrets) applied to the
residential building. The ARC felt without any distinguishing features, the
building looked like an office building and felt too urban within the
suburban context.
3. Unsightly Balconies – One Commissioner raised the point that nothing
prevents residents from accumulating and storing their belongings on their
balconies, creating unsightly views from the street. The Appearance Code
states, “Decks and balconies above the first floor should be screened from
public view with materials harmonious to the building.” The ARC
recommends taking measures to prevent unsightly views, such as using a
different railing system to block the balcony contents or eliminate the
balconies from the street views.
4. Trash Location – The ARC discussed the proposed trash location, which
relocates the dumpsters from the exterior of the building to the interior.
Visually the Commission liked this, but they were concerned moving the
trash inside might create unnecessary odors. The petitioners believe this
will not be a problem, because residential trash odors are much milder than
restaurant trash odors.
Based on this feedback, the exterior of the building will be constructed with a
mixture of brick, glass and architectural metal. The contemporary design will
maintain traditional textiles and color palettes of the Deerfield Square shopping
center. Floor-to-ceiling windows have been reduced and the use of spandrel glass
will provide privacy. The balconies will no longer hang from the exterior and have
been inset from the exterior wall for a cleaner appearance and more shielded
outdoor area. Additional glass will be installed at the perimeter outdoor terrace
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along Deerfield Road and the above each balcony for a decorative safety barrier.
A perforated metal wall will surround the enclosed parking area on the first floor
to match the architectural metal above.
The petitioner will be at the September 22, 2020 ARC meeting with their updated
drawings, including mechanical screening drawings, landscape plans and lighting
plans, for a second Preliminary Review.
Viewing of Proposed Building Materials and Color Palette
Due to the nature of the videoconference Public Hearing meeting, the material
board and color palette for the proposed development will be on display in the
Village Hall lobby for the Commissioners to view from Tuesday, September 22
through Thursday, September 24 from 8:00 AM to 4:30 PM. NOTE – Village Hall
is closed from 12:00 PM to 1:00PM on weekdays and viewing will not be
available during that hour.
Prefiling Conference Meeting Minutes
The minutes from the petitioner’s Prefiling Conference meeting on August 13,
2020 are attached.
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1. Housing Section 3.3
2. Future Land Use Map
3. Bicycle Plan

3.3

HOUSING

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

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

28

Goal: Maintain the variety of the existing housing stock
and supplement it in suitable locations with safe, wellconstructed housing of a density*, scale* and character
compatible with adjacent housing.
Objectives

Policies

Help maintain the desirability of Village
neighborhoods.

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

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

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

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

FUTURE LAND USE CATEGORIES

(MAP INDICATES UPDATES THROUGH JUNE 18, 2019)

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

City of
Highland Park

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

Village of
Riverwoods

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

VILLAGE CENTER

Village of
Northbrook

FIGURE 3.1: FUTURE LAND USE MAP
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