
 

 

 

 

RIVER FOREST 

DEVELOPMENT REVIEW BOARD 

MEETING AGENDA 
 

A meeting of the River Forest Development Review Board will be held on Thursday,  

June 18, 2020 at 7:30 P.M. in First Floor Community Room of the Village Hall,  

400 Park Avenue, River Forest, Illinois. 

 

Physical attendance at this public meeting is limited to 10 individuals, with Development Review 

Board officials, staff and consultants having priority over members of the public. Public 

comments and any responses will be read into the public meeting record.  You may submit your 

public comments via email in advance of the meeting to: Lisa Scheiner at lscheiner@vrf.us.  You 

may view or listen to the meeting by participating online or via telephone.  Join the meeting at 

https://us02web.zoom.us/j/89382962963 using meeting ID: 893 8296 2963, or call (312) 626-

6799 and use meeting ID 893 8296 2963.  If you would like to participate online or over the 

phone, please email lscheiner@vrf.us by 5:00 PM on Thursday, June 18, 2020 with your name 

and the last four digits of the phone number you will be using to call in.   

 

I. Call to Order/Roll Call 

II. Minutes of the November 7, 2019 Development Review Board Meeting 

III. Minutes of the March 5, 2020 Development Review Board Meeting 

IV. Minutes of the May 7, 2020 Development Review Board Meeting 

V. Continued Public Hearing – Application #20-01: Application for a Planned 

Development to Construct a 19-unit Townhome Development at 1101-1111 Bonnie 

Brae Place 

VI. Public Comment 

VII. Adjournment 





























Village of River Forest 
Village Administrator’s Office  

400 Park Avenue 
River Forest, IL 60305 

Tel:  708-366-8500 
 
 

MEMORANDUM 
 

Date: June 12, 2020 
 
To: Development Review Board 
 
From: Lisa Scheiner, Assistant Village Administrator 
 
Subj: Planned Development Application #20-01 – Townhome Development (Bonnie Brae & 

Thomas) 
 ____________________________________________________________________________________________________________ 
 
The Development Review Board (DRB) is scheduled to hold a continued public hearing on 
Thursday, June 18, 2020 at 7:30 p.m. on the planned development application for a new 19-unit 
townhome development.  The location of the proposed development is the northeast corner of 
Bonnie Brae Place and Thomas Street.  The applicant and property owner is Art Gurevich, 
Bonnie Brae Construction LLC.  
 
In accordance with the Planned Development process articulated in the Zoning Ordinance, the 
following have occurred: 
 
Task       Date 
Introduction to Village Board of Trustees  7/22/19 
Pre-Filing Conference with the DRB   11/7/19   
Notice of Neighbor Meetings Mailed   9/17/19 
Neighbor Meetings Held    10/9/19 
Technical Review Meeting with Staff  1/22/20 
Notice of Public Hearing Mailed   2/19/20 
Public Hearing Signage Posted at Site  2/19/20  
Legal Notice in Wednesday Journal   2/19/20 
Public Hearing     3/5/20, 5/7/20, 6/18/20 
 
Consultant & Village Staff Reviews 
 
The Village’s Police, Public Works and Fire Departments have reviewed the Planned 
Development application. Each department has reviewed the amended application.  There is no 
change to the Police Department’s previous analysis.  However, the Fire and Public Works 
Departments have provided updated analysis.  The Village’s Planning Consultant has also 
updated his analysis.  The previously supplied analysis from the traffic consultant and the 



Village’s water infrastructure consultant remain unchanged as the amended site plan reduces 
the unit count and demand on public infrastructure, nor have ingress/egress access points 
changed.   
 
Standards of Review 
 
There are 15 standards of review for the DRB to consider in reviewing the proposed project.  
The standards are listed in Section 10-9-3 of the Planned Development Ordinance, which was 
included in your previous packet, and is available online at 
https://codelibrary.amlegal.com/codes/riverforestil/latest/overview.  As noted previously, 
Standard K was amended in 2019.  Please also note that the Comprehensive Plan that was 
adopted in 2019 is also available online at www.vrf.us/comprehensive-plan.  
 
Other Considerations 
 
Attached please find written public comments that have been submitted.  
 
Since its last meeting, the Village Board of Trustees has adopted an Affordable Housing Plan, 
which is attached for your information.  Although the plan is currently marked “draft” it is the 
final plan that was adopted and staff is awaiting a final copy.  
 
Next Steps 
 
Following the conclusion of the public hearing and discussion/deliberation by the DRB 
regarding this application, the DRB shall make specific written findings of fact addressing each 
of the planned development standards of review.  The Village Board of Trustees will consider 
the DRB’s recommendation to approve or deny the application within 60 days after the 
recommendation is made.  
 
After the Development Review Board concludes its deliberations, should a recommendation be 
made to the Village Board of Trustees that the project be approved, Staff requests consideration 
of the following conditions in addition to those that may be included or result from the 
individual Village Department memos:  
 
 A requirement that the Petitioner provide a final landscape plan for approval by the Village’s 

Planning Consultant prior to issuance of a building permit; 
 A requirement that the Petitioner post a letter of credit or cash deposit with the Village 

equal to 125% of the Engineer’s estimate for any public improvements that are required, 
such as public sidewalks, and that the letter of credit or cash deposit be held for a period of 
time after the issuance of the final certificate of occupancy;  

 A requirement that the Petitioner provide the land donation, or payment in lieu of land 
donation as required by Section 10-23-4 of the Zoning Ordinance, in a manner and amount 
as determined during this public hearing and planned development permit review process;  

 A requirement that the Petitioner provide and the Condominium Declarations reflect an 
easement to the Village for all Common Areas, including the stormwater detention facility, 

https://codelibrary.amlegal.com/codes/riverforestil/latest/overview
http://www.vrf.us/comprehensive-plan


for the purpose of inspecting these areas to determine if they have been maintained in 
conformity with the Village’s requirements.  If they have not been maintained in conformity 
with Village requirements, the Village will have the ability to compel the correction of any 
problem(s).  If any problem is not corrected, the Village will have the right correct the 
problem and charge the appropriate party for its costs, including reasonable attorney’s fees 
and court costs, and the Petitioner must consent to the creation of a special service area by 
the Village to ensure payment of fees.  

 A requirement that the Condominium Declarations include a prohibition on the outdoor 
parking and storage of recreational vehicles, boats, and/or trailers unless a truck and/or 
commercial vehicle is temporarily parked for the purpose of delivery or service. 

 
Documents Attached 
 
1. Memoranda from Fire Chief Kurt Bohlmann
2. Memorandum from Public Works Director John Anderson 
3. Memorandum from Planning Consultant John Houseal, Houseal Lavigne Associates 
4. Written Public Comments 
5. Affordable Housing Plan 
6. Amended Planned Development Application 



 

 

 

 

        MEMORANDUM 
 

 

 

TO:   Lisa Scheiner 

   Assistant Village Administrator 

 

FROM:  Kurt Bohlmann 

   Fire Chief 

 

DATE:   June 12, 2020 

 

SUBJECT:  1111 Bonnie Brae Townhome construction project  

 

 

 

After a review of the construction project at 1101-1111 Bonnie Brae there are a 

few issues that we need further clarification.   

 

1.  We would recommend re-numbering the units from their last proposal 

 

2. We would like to see a detail of the utility layout coming into each unit to 

avoid having all the utilities coming into each unit in the same area. 

 

3. They have not given us an answer on the Alley Balconies and the 

proximity to the power lines in the alley.  The power drops are on the 

west side of the alley at the property line. 

 

 

 

 

When these issues are addressed and with the current information provided, I 

believe this project will not require any substantial changes to the Fire 

Departments response or ability to protect this structure. 

 



MEMORANDUM 
 

DATE:  May 13, 2020 
 
TO: Lisa Scheiner, Assistant Village Administrator 
 
FROM:  John Anderson, Director of Public Works 

 
SUBJECT: 1101 Bonnie Brae Planned Development 
    
 
After reviewing the “Preliminary Engineering” plan sheet (dated 3-23-20) submitted as part of 
the application packet, the Department of Public Works would like to offer the following 
comments regarding the 1101 Bonnie Brae planned development project: 
 

1. Given the site constraints, consideration should be given to construction equipment and 

material staging. Open-space within the site is somewhat limited and, as such, storing 

and loading/unloading material and equipment within the site may become difficult. A 

plan should be provided, showing areas of equipment and material staging/storage 

within the limits of the property. Any anticipated usage of (or impacts to) the public right-

of-way shall be indicated at this time.  

2. Staff has reviewed the site within the context of snow removal and there are concerns 

regarding snow removal operations – specifically, where the snow will be stockpiled. It is 

recommended that an agreement be established that requires any snow accumulation 

to be physically removed from the site.  

3. It should be noted that a hydraulic analysis was performed to analyze impacts to the 

Village’s water system and it has been determined that there are no off-site 

improvements required to accommodate the proposed improvements. Additionally, the 

surrounding sewer infrastructure has been reviewed and Staff does not believe that off-

site sewer improvements will be necessary. Assumptions were made during the water 

supply infrastructure review based on what Staff believes the final utility layout will be, 

not what is currently proposed (see next comment).  

4. Ultimately, the water main will likely need to be “looped” through the site, resulting in a 

horseshoe-shaped layout with two connections to the water main on Bonnie Brae. This 

would not necessarily change the layout of the site, however, would increase the amount 

of underground congestion.  

5. The location of the water main infrastructure along the north side of the site is 

concerning, based on the limited space (5’) in which the pipe is to be installed. While 

installation of this pipe may be feasible as the surrounding infrastructure won’t yet be 

completed, there is substantial concern regarding the feasibility of addressing a potential 



water main break in this area. A 5’ area is not sufficient access for the typical excavation 

activity that is required to address a main break (e.g. excavator, trench box, dump truck 

for spoils removal, etc.). It is recommended that the site/utility layout be modified so 

that all sewer/water utilities are located within an easement no less than 10’ in width 

and that these utilities be placed no less than 5’ from any other 

water/sewer/gas/electric/communication utility line.  

6. It is recommended that all utility service locations be approximated throughout the site 

as part of the utility layout planning, including gas/electric/communications. Given the 

site constraints, this will be necessary in order to establish feasible areas for water and 

sewer utilities.  

7. Due to the close proximity of the east side of the development site to the recently 

installed permeable paver alley there is a need to ensure any damage to the alley due to 

construction will be restored properly.  The Village and Applicant will need to determine 

a form of security in an amount (to be determined at a later date) and with conditions 

that are agreeable to both the Village and Applicant that will be utilized to cover the cost 

of public infrastructure damaged as a result of the planned development construction 

activities. 

 



 
 
 

 

Memorandum 

To: Lisa Scheiner, Assistant Village Administrator 

From: John Houseal, FAICP 
Principal 

Date June 6, 2020 

Re: Planned Development Review 

Bonnie Brae Place Townhome Development (REVISED) 
 
 
 

 
Houseal Lavigne Associates has conducted a review of the revised proposed Bonnie Brae Place 
townhome planned development, located on the northeast corner of Bonnie Brae Place and Thomas 
Street. The proposed development consists of 18 three-story townhomes arranged in six buildings. Our 
review focuses on site planning, development, and zoning related aspects of the project. Our report 
includes the following sections: 

 
1. Site Conditions and Surrounding Land-Use 
2. Relationship to the Comprehensive Plan 
3. Zoning Analysis 
4. Building and Site Design 
5. Circulation and Parking 
6. Landscaping 
7. Lighting 
8. Conclusions 
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1.  Site Conditions and Surrounding Land-Use 

The Subject Property is approximately 0.635 acres in size (27,681 square feet) with 150’ of 
frontage along Bonnie Brae Place, 184.53’ of frontage along Thomas Street, and 150’ of frontage 
along a 20’-wide public alley. The Subject Property is currently improved with a 34-car surface 
parking lot at the south end along Thomas; a 3-story, 6-unit apartment building on the north 
end; and two 3-car detached garages located along the public alley. The property is zoned R4, 
Multi-Family Residential.  

The Subject Property is bounded by the following: 
North: Adjacent, 2-story single-family residential (R4) 
South: Across Tomas Street, 2-story multi-family residential (R3) 
East: Across public alley, 4-story multi-family residential (R4) 
West: Across Bonnie Brae, Concordia University 4-story/5-level parking structure (PRI) 

2.  Relationship to the Comprehensive Plan 

The proposed Bonnie Brae Place townhome planned development is generally consistent with 
the Comprehensive Plan.  

The Comprehensive Plan Land-Use Plan designates the Subject Property as “multi-family 
residential”. Multi-family residential areas are intended to consist of more than one unit or 
household per lot, and generally consist of townhomes, rowhomes, condominiums and 
apartments. The proposed townhome development is consistent with the Comprehensive Plan’s 
land use designation. 

The proposed townhome development also generally supports some of the stated core 
objectives of the Comprehensive Plan as they relate to providing a balance of residential 
housing types and ensuring new development be compatible with the existing scale and 
character of the neighborhood. However, the removal of the older existing three-story brick 
apartment building is generally not supportive of the stated objectives of protecting and 
enhanced historic or architecturally valued structures. 

3.  Zoning Analysis (SDA required for building height) 

The Subject Property is zoned R4: Multi-Family Residential.  The proposed townhome (single-
family attached) uses are permitted uses in the R4 District. The proposed new townhome 
development must be approved as a planned development. 

Below is a compliance analysis of the zoning regulations, as applied to the proposed Bonnie Brae 
Place townhomes.  
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18-Unit Townhome Development – R4 Zoning Analysis 

Regulation  Required Proposed       SDA 

Min Land Area ............... 2,800 sf/unit..... 1,537.83 sf/unit .... 1,262.17 sf/unit SDA required 

Lot Area ......................... 26,136 sf .......... 27,681 sf ............... none 

Lot Width ...................... 150’ .................. 150’ ....................... none 

Lot Coverage ................. 70% max ........... 76% ....................... 6% (1,688.3 sf) SDA required 

Max FAR ........................ 1.5 (41,521 sf) .. 1.29 (35,730 sf) ..... none 

Building Height .............. 45’ .................... 40’8” ..................... none 

Front Setback (west) ..... 20’ .................... 15’ ......................... 5’ front setback SDA required 

Corner Front Setback .... 25’ .................... 5’ ........................... 20’ setback SDA required 

Rear Setback ................. 27.67’ ............... 5’ ........................... 22’67’ SDA required 

Rear Yard Area .............. 4,152 sf (15%) .. 839 sf (3.0%) ......... 3,322 (12.0%) sf SDA required 

Side Setback (north) ...... 3’ ...................... 5’ ........................... none 

Resident Parking ........... 45 (2.5/unit) ..... 36 (2/unit) ............. 9 parking spaces SDA required  

Guest Parking ................ 4 ....................... 4 ............................ none 

 

SDA Summary Assessment 

As identified above, the proposed Bonnie Brae Place townhome planned development requires 
several development allowances. The 18-unit townhome development requires seven (7) site 
development allowances (SDA) - one (1) SDA is required for overall density, five (5) for bulk 
standards (setbacks, lot coverage, yard area); and one (1) for parking. While all SDAs deserve 
careful consideration, some requested SDAs are more significant and reflect a greater departure 
from the underlying zoning development standards. 

The SDAs for minimum land area (density), setbacks, and rear yard area for the 18-unit 
townhome development are significant and collectively indicate that the proposed 
“development intensity” may be too much for the site and generally not reflective of the 
intended development character desired by the Village, as reflected by the zoning standards and 
established character of surrounding residential, particularly along Bonnie Brae. If the 
development provided larger setbacks, less density, and a site plan where the garages were less 
prominent, it may better fit the subject property and the context of the neighborhood. The 
proposed density in and of itself is not necessarily too much for the site, but as a townhome 
development with the proposed configuration, the site is a challenge.  

The SDAs required for resident parking is less of a concern, as providing 2 parking spaces per 
unit is appropriate provide sufficient guest parking is also provided. 
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Each requested SDA is discussed in greater detail below.  

4.  Building and Site Design 

The overall design of the townhouse development is attractive when viewed straight on from 
Bonnie Brae, but prominent views into the garage/auto court area from Thomas Street and 
when driving northbound on Bonnie Brae are less than ideal. The reduced setbacks along the 
west, and particularly south and east edges of the site, limit the provision of desired landscaping 
and together with the orientation of buildings does little to mitigate prominent views of the 
garage doors and auto court area between buildings 1 & 2 and buildings 3 & 4, and the garages 
along the alley on the back of building 6.  

Overall Site Plan 

The proposed site plan and orientation of the buildings creates an attractive view from the front 
along Bonnie Brae, but less so from Thomas Street. The depth of the townhome buildings 
relative to the width and location of the driveway off Thomas Street makes the view to the 
garages one of the more prominent views of the development. This is further reinforced by the 
fact that other existing buildings on Bonnie Brae are set back approximately 40’-50’ and the 
proposed buildings are only setback 15’. With a proposed townhome building depth of 37’, this 
puts the rear of the proposed townhomes only slightly further setback from Bonnie Brae then 
the front of other buildings along the street. This layout enhances views into the garage area 
because of how close the Thomas Street driveway is to Bonnie Brae, the width of the driveway, 
the minimal setback from Thomas Street, and the lack of landscaping. Views of the garage doors 
along the alley are also very prominent and will be the dominant view of the development when 
heading west on Thomas Street due to minimal setback along Thomas Street and the location of 
the building to the east of the subject property. The lack of setback along Thomas Street is 
particularly problematic as is the prominent view of the garage area. The placement of the trash 
enclosure is appropriate and easily accessible. 

 Architectural Detail/Facade 

The west/front facades along Bonnie Brae (building 1 and 2) are attractive with appropriate 
levels of architectural detail and interest, as are the courtyard facing facades of building 3, 4, 5 
and 6. However, the south façades of building 2, 4, and 6 along the Thomas Street frontage lack 
sufficient detail and interest. With the minimal Thomas Street setback along the south side of 
the development, little opportunity exists for landscaping to mitigate the lack of architectural 
detail, further underscoring the need for architectural enhancement of the south elevation. The 
applicant should consider enhancing the south facades to appear more like the facades along 
Bonnie Brae. The Thomas Street frontage should be treated as a second front façade and not 
like an interior side elevation. The applicant should also consider floor plan modifications if this 
is required to provide enhanced south façade architectural enhancements, including the 
addition of more windows.  

Because the rear facades of the buildings are also very visually prominent due to the site plan 
and building layout, additional architectural enhancement should be provided. The rear of most 
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residential buildings do not have prominent views from public rights of way, but the proposed 
townhome site plan provides very prominent rear faced views from both Bonnie Brae heading 
northbound, and along the entire length of Thomas.  

Building Materials 

The buildings materials appear to of high quality, primarily consisting of face brick (two different 
colors), cast stone, and pre-finished cement board around some of the windows. The applicant 
should provide a sample of the building materials to be used, to demonstrate the compatibility 
and appropriateness of the proposed application and massing intended for the building.  

5.   Circulation and Parking 

Circulation 

Access to the proposed on-site parking for buildings 1, 2, 3 and 4 is sufficient, and parking off 
the alley for buildings 5 and 6 is easily accessed. The 28’ building separation between units 1 and 
3 and buildings 2 and 4 is as close as can be and still accommodate emergency response vehicles 
(fire engine) because of the overhang of the balconies overhanging the driving aisle. Ideally, the 
buildings would be closer together (20’-22’) to further limit prominent views of the garages 
while accommodating movement of vehicles into the individual garages. The width of the 
driveway may also be wider than is needs to be/should be. The 24’ driveway width is not 
needed to accommodate residential traffic for 12 townhomes (building 1, 2, 3, and 4). Any width 
reduction of the driveway would mean more landscaping area that could be used to further limit 
prominent views of the garage area between the buildings.  

Together with sidewalks along Bonnie Brae and Thomas, the on-site/interior network of 
sidewalks provides adequate access throughout the development.  

Parking 

For the proposed 18-townhomes, a total of 45 parking spaces (2.5 per unit) are required for 
resident parking and 4 spaces (1 per every 5 units) are required for guest parking. The applicant 
is proposing 36 parking spaces (2 per unit) for resident parking and is providing the 4 guest 
parking spaces. Although less than required by Village zoning, 2 spaces per unit for resident 
parking is appropriate. Along with the 4 guest parking spaces, the number of proposed parking 
spaces is sufficient. The location of guest parking works as proposed.   

6.  Landscaping 

For a development of this size in this neighborhood, high quality and abundant landscaping is 
essential. The three primary areas for landscaping are along the Bonnie Brae frontage, in the 
courtyard between buildings 3 & 4 and building 5 & 6, and along the Thomas Street frontage. In 
general, the proposed landscaping is adequate given the proposed site plan, but additional 
landscaping should be considered to improve the appearance of the site.  

Where possible additional Eastern Redbud and Serviceberry should be placed on the site. Only 2 
Redbuds are currently proposed. Additional Yews will likely be needed to provide the coverage 
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indicated on the landscape plan. Where used to screen guest parking, the number of Yews 
planted should be the number required to effectively screen parked cars, regardless of how 
many are indicated on the landscape plan. Reed Grass, wile adding to the tapestry of a diverse 
landscape treatment, does little to screen and provide visual volume and increasing the density 
of other materials may be needed to provide a rich depth of landscaped areas. Generally 
speaking, sparsely landscaped large mulch areas are not ideal.   

Landscaping along Thomas Street is essential, and what is proposed lacks verticality, given the 
lack of architectural detail and design of the south façade of the buildings. Every effort should 
be made to increase the setback along Thomas Street, provide additional landscaping, provide 
landscape material that provides increased height, and plant material in manner to minimize 
line of sight to the garage area between buildings 1 & 2 and buildings 3 & 4. 

7.  Lighting 

The proposed exterior lighting for the development seems appropriate and will likely conform to 
the Village code, but a photometric plan was not available for review.   

8.  Conclusions 

The proposed Bonnie Brae Condominiums planned development clearly intends to provide a 
quality residential product for River Forest, and multi-family residential development is 
appropriate for this location. The proposed buildings are comprised of quality materials and the 
front facades are relatively attractive and provide sufficient architectural detail and interest. 
While the use is generally consistent with the Comprehensive Plan, several Site Development 
Allowances (SDAs) are required to provide relief from the underlying R4 District zoning 
standards. 

Density, Setbacks, and Site Plan – The applicant is proposing double the allowed density for the 
R4 District (9 units permitted, 18 units proposed). Further, the reduction of required setbacks 
reduces the ability of the development to properly site buildings in a manner needed to 
sufficiently screen garages and landscape along Thomas Street. While some increase in standard 
R4 density is appropriate, the number and significance of requested SDAs may indicate that 
there may be too much being proposed for the site for a townhouse development of such 
orientation. A reduction in the overall density would allow for the potential of better overall site 
plan, building placements, and landscaping/setbacks. 

• Density – double permitted number of units – 9 permitted; 18 proposed 
• Front Setback (Bonnie Brae) – 20’ required; 15’ proposed 
• Corner (Secondary) Front Setback (Thomas Street) – 25’ required; only 5’ proposed 
• Rear Setback (public alley) – 27’8” required; only 5’ proposed 
• Rear Yard Area (adjacent to public alley) – 4,152 sf required; only 839 proposed  
• Lot Coverage – 70% max permitted; 76 % proposed 

 
Architecture – The proposed front elevations facing Bonnie Brae (buildings 1 and 2) and facing 
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the courtyard (building 3, 4, 5, and 6) are attractive and provide sufficient architectural detail 
and interest. The side elevations along Thomas Street should be enhanced to better reflect the 
level of detail on the front façade of the buildings. And, if they cannot be screened any better, 
the appearance of the rear elevations should be improved to compensate for such a prominent 
line of site to the rear of the buildings and rows of garage doors.  

Parking – The proposed number and placement of parking spaces is adequate for residents and 
guests. 

Access and Circulation – The proposed access and on-site circulation provide convenient access 
to designated parking areas. However, because of the width of the driveway off Thomas Street, 
the relatively short distance between the driveway and Bonnie Brae, and the lack of building 
setback and landscape area, line of sight to the garages is very prominent and less than ideal. 
The width of the driveway should be the minimum possible to accommodate additional 
landscaping and to further narrow the viewshed into the garage area. 

Landscaping – In general, the proposed landscaping is adequate given the proposed site plan, 
but additional landscaping should be considered to improve the appearance of all areas of the 
site. Along the Thomas Street frontage additional landscaping should be provided, ideally 
including the addition of some taller/vertical components. A larger setback/landscaped area 
should be considered along Thomas Street. Landscaping should also be installed to the extend 
possible to mitigate the views into the garage areas of the development. 

Overall – The Subject Property is an ideal location for multi-family/townhome development. The 
quality material and construction of the proposed development is appropriate. While the overall 
proposed density is not necessarily too much for the site, the fact that it is a townhouse 
development in this configuration is challenging and requires significant relief. The number and 
severity of the site development allowances (SDAs) indicate that consideration should be given 
to modifying key components of the development to make it a better fit for the site, possibly 
including a reduction of the total number of units, increased setbacks, enhanced landscaping, 
better screening of the garages and rear facades of the buildings, and possibly amendments to 
the placement of building as a result of fewer units. 
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Lisa Scheiner

From: Steve and Maria Citko <smcitko@comcast.net>
Sent: Tuesday, September 24, 2019 9:49 PM
To: Lisa Scheiner
Subject: COMMENT ON 1101-1115 BONNIE BRAE PLACE

Dear Development Review Board and River Forest Village Board, 
 
It was appropriate for the neighborhood that there is a beautifully landscaped parking lot to balance the high density of 
the adjacent apartment buildings and provide extra parking for those residents.  The Village should look for 
opportunities to do something at similar locations where parking would be beneficial, not develop it into townhouses or 
condos and make an already dense area denser and create more traffic in an already high traffic zone.   We also find that 
parking lot a very attractive addition to the neighborhood. 
 
If the owner is not content collecting rents for parking, they have the right to develop the property.  However, they have 
to follow all the zoning ordinances for area, building height and setback.  Zoning laws are here to protect us.  Do not 
agree to any planned unit development, and do not modify the zoning laws. 
 
We invested in Oak Park by buying property.  We liked the small town feel, density of the community, lighter traffic 
congestion, no nighttime parking etc.   Look at what the Oak Park did in changing the character of Oak Park by building 
condo after condo and multiple high rises without considering the wishes of their residents.  Don’t start ruining River 
Forest like Oak Park is doing.  Look at what Elmwood Park did buying houses and adding much needed parking behind 
the restaurants on the north side of North Avenue.  That is working with the businesses and meeting a need that was 
long overdue. 
 
We are against granting a planned unit development.  Apply the zoning laws.  People count on them to protect their 
property and neighborhood. 
 
Steve and Maria Citko 
739 N Marion 
Oak Park, IL 60302 
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Lisa Scheiner

From: Pamela Kende <ELA_design@comcast.net>
Sent: Wednesday, May 6, 2020 4:19 PM
To: Lisa Scheiner
Subject: 1101-1111 Bonnie Brae Place
Attachments: 1101-1111BB documentation.pdf

Follow Up Flag: Follow up
Flag Status: Flagged

Dear Lisa Scheiner, 
 
Below are my comments for the Development Review Board meeting regarding the proposed development at 
1101-1111 Bonnie Brae. I understand that you will share these with the board at the meeting tomorrow night, 
May 7th.  
 
Thank you, 
Pamela Kende 
 
Please confirm that you have received this email. 708-218-0208 
 
 
 
May 6th, 2020 
 
Dear Development Review Board Members,  
 
I would like to share my deep concerns of the proposed buildings, 19 townhomes  1101 - 1111 Bonnie Brae. I 
am hoping that the board has already taken the time to evaluate and visualize the builders request of variance 
and the impact they will have on the overall look of our block. 
 
First I would like to address the site allowances and variances they are requesting.  
Please do not grant the the following variances: 
 
Lot Area per dwelling: Required 2800 sq. ft. Provided 1456 sq. ft. This is only 52% of what is needed to be 
at standard. 
WEST Front set back  Required 20ft. Provided 13ft. This is only 65% of what is needed to be at standard. 
EAST  Required 27’8"ft. Provided 6ft.   This is only approx. 22% of what is needed to be at standard. 
Rear Yard Required 4,152”sq. ft. Provided 870 sq. ft. This is only 20% of what is needed to be at standard. 
Parking per unit Required 2.5. Provided 2. This is only 80% of what is needed to be at standard. 
 
 
These variances would have a huge negative impact on our block and in our neighborhood. Detrimental to our 
greenspace, trees, open space, sunlight, water/sewer, parking, traffic and change the look and feel. Please not do 
not grant these drastic variances.  
 
19 units on 3 50 ft wide lots. As someone said, “10 pounds of potatoes in a 5 pound sack.” 
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1100 block of Bonnie Brae is low density. Our block has mostly 2 flats. We do have a K - 8 school on our 
block, the additional traffic from this development will impact the already busy times. There is a shortage of 
parking as one may only park on one side of the street. Only 4 guest spots is not enough,  
 
I live at 1115 Bonnie Brae, the lot adjacent to the planned new development. The 150 ft road they plan to build 
would have13 2-car garages. This dead ends about 15 feet from my front door. If they use their cars twice a day, 
that is a  minimum of 104 cars coming and going and garage doors opening and closing everyday. “ Exhibit 5" 
Project Traffic Characteristics. This is staggering! When used at night, the headlights and taillights will impact 
my home. 
 
The garbage collection area selected is adjacent to my back yard. In the summer, refuse would make my 
backyard unusable due to the smell.  
 
The sunlight study show they will cut off almost all of my sunlight!  Please review the light study attached. 
Please do not grant these variances. 
 
Thank you for your time and consideration. 
 
Sincerely, 
Pamela Kende 
1115 Bonnie Brae 
River Forest 
 
708-218-0208 
 
Attached: 
 
Sunlight Study 
Exhibit 5 - Projected Traffic 
To scale amount of land compared to surrounding properties  
Their Not to scale drawing of surround properties, mostly 2 flats 
Proposed roadway that leads into 3 lots and it’s juxtaposition to 1115 Bonnie Brae 
1115 Bonnie Brae Plat of Survey, shows road will end aligns with front door. 
Exhibit 4 Site plan- no green space. Set backs way out of conformity with all other buildings on block 
Garbage site location 10ft  x12Ft 
Garbage site location  
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Lisa Scheiner

From: jane schoen 
Sent: Thursday, May 7, 2020 12:57 PM
To: Lisa Scheiner
Subject: New development at 1101-1111 Bonnie Brae

Dear Development Review Members: 
We are tenants of Pam Kende at 1115. We are writing in support of her 
assertion that the variances being proposed for this projection are 
unacceptable. If allowed they would seriously affect the quality of our lives as 
well as the other residences on the block. 
Please do not grant these variances. 
 
Thank you, 
Jane and Richard Schoen 
1115 Bonnie Brae 
708-601-0116 
 
--  
Jane 
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Lisa Scheiner

From: Adam West 
Sent: Thursday, May 7, 2020 9:41 AM
To: Lisa Scheiner
Subject: Planned Development at 1101 to 1111 Bonnie Brae Place River Forest

Dear Ms. Scheiner,  
 
Good morning. I am a condo owner at 1100 N. Harlem Avenue, Unit G.  
I wanted to write to let you know that I am very opposed to the planned development at 1101-1111 Bonnie Brae 
Place.  
 
As you know, between Dominican and Concordia there is enough congestion, liter, traffic, noise and parking 
problems in the vicinity.  
 
Additionally, I am concerned about impact upon homeowners on Bonnie Brae Place and on Thomas Street and 
other streets. This is too large of a development for the space in my opinion.  
 
Please feel free to contact me if I can provide any additional information.  
 
Please do not move forward with this development in its current form.  
 
Thanks, 
 
Adam West 
708-715-5154 

 
 
1100 N. Harlem Avenue 
Unit G 
River Forest, IL 60305 
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Lisa Scheiner

From: West, Suzanne 
Sent: Thursday, May 7, 2020 9:35 AM
To: Lisa Scheiner
Subject: Planned development at at 1101-1111 Bonnie Brae Place

I am writing to oppose the planned development at 1101-1111 Bonnie Brae Place.  I live near this proposed 
development and I am concerned about the tear down of an old asbestos filled building near so many homes in 
River Forest. This new  property is too big of a development for this piece of land.  
 
Our area has enough congestion due to Concordia and Dominican Universities.  This would add an extra layer 
to the ongoing issue. As a taxpayer in River Forest I GREATLY oppose this new construction. 
 
Suzanne West 
1100 N Harlem Ave 
Unit G 
River Forest, IL 60305 
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Lisa Scheiner

From: Cynthia Bacalao 
Sent: Monday, May 18, 2020 5:42 PM
To: Lisa Scheiner
Subject: Re: townhomes at 1101-1111 Bonie Brae Place

Thanks for your response .  I will forward it to the other members of Landers house.  I have a few questions after viewing 
the plans.   
 
You mention that there would be 4 visitor spots for 18 families .  This would not meet the need especially given the lack of 
visitor or public parking in this area  for existing buildings, and daytime traffic from Grace Lutheran school and church and 
Concordia students.    In addition there is very limited overnight parking in the area.  Our condo was never given stickers 
to park overnight.  Rumors have it other building nearby receive them.  
Would others in the neighborhood be able to park in 1101 visitor spots? We need more public parking/street parking in 
this area.  these townhomes with greatly increase the traffic and density of the neighborhood and remove green space. 
We also have had lots of water problems with sewers backing up over the years at Landers.  
I understand a variance is needed. Is that different from an ordinance.  I will try to read more but could you clarify? 
Finally, we have had ongoing flooding at Landers over the years, as well as recently with water coming up through the 
sewers.  Given several buildings with garage basements nearby, can the old neighborhood sewers take 18 more families?
Thanks for all your efforts and responses .  Please stay safe.   
Sincerely 
Cindy 
 
Cynthia Mears DO  
 
 
On Monday, May 4, 2020, 07:19:36 PM CDT, Lisa Scheiner <lscheiner@vrf.us> wrote:  
 
 

Cynthia - 

  

Good evening and thank you for your email.  I will share it with the Development Review Board.  

  

The applicant is required to provide 1 on-site (meaning off the street) guest parking space for every 5 
townhomes.  In the revised site plan, the applicant is showing 18 townhome units with 4 on-site guest parking 
spaces, so they do comply with the Village’s requirements.  That being said, the Development Review Board 
must consider whether or not the development as a whole meets with the standards set out in the Zoning 
Ordinance.  The Development Review Board will continue the public hearing to a date in the future so they can 
discuss parking requirements, traffic, and all other aspects of the development.  I encourage you to listen to the 
meetings and, when public testimony is taken, I encourage you to share your concerns with the Development 
Review Board.  In the meantime, please feel free to view information about the application at 
www.vrf.us/bonnieandthoms, learn more about the Planned Development Process at 
www.vrf.us/developmentguide, and read through the Frequently Asked Questions about the Planned 
Development process. 

  

Please feel free to contact me if you have any further questions.  
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Thank you,  

Lisa Scheiner 

Assistant Village Administrator 

Village of River Forest 

400 Park Avenue 

River Forest, IL 60305 

(708) 714-3554 

www.vrf.us  

  

From: Mears, Cynthia [mailto:   
Sent: Monday, May 4, 2020 5:00 PM 
To: Lisa Scheiner <lscheiner@vrf.us> 
Cc: Cynthia Bacalao  
Subject: townhomes at 1101-1111 Bonie Brae Place 

  

Dear Lisa 

 I am a resident of 1020 N. Harlem in River forest .  I have grave concern about building townhomes in an already dense 
area with no parking for visitors to any of the existing condos and apartments in the neighborhood .  If the townhomes are 
built, public parking should be included in the plan as they are bound to remove existing parking on Thomas. What is the 
plan for the existing apartment buildings on Thomas and Bonie Brae when this lot is removed for housing.  When 
Concordia is in session, students park as well on the street.  I have a son with a disability, and he has great difficulty 
finding parking when he comes to visit our home.  I addition, traffic is already whizzing down Bonie Brae, additional traffic 
will be added if additional dwellings are built.  I will try to listen into the meeting if it occurs Thurs May 7.  Thank you for 
sharing my concerns. I would appreciate learning about the possible solutions in the plan prior to construction. 

Thanks for your consideration.   

  

Cynthia  

  

Cynthia J. Mears, DO, FAAP 

Advocate Children's Hospital - Oak Lawn 

Adolescent Medicine Specialist 

Clinical Professor of Pediatrics 
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Feinberg School of Medicine 

Northwestern University 

  

Appointments 708-876-1560 

  

  

  

This e-mail, and any attachments thereto, is intended only for use by the addressee(s) named herein and may contain 
legally privileged and/or confidential information. If you are not the intended recipient of this e-mail (or the person 
responsible for delivering this document to the intended recipient), you are hereby notified that any dissemination, 
distribution, printing or copying of this e-mail, and any attachments thereto, is strictly prohibited. If you have received this 
e-mail in error, please respond to the individual sending the message and permanently delete the original and any copy of 
any e-mail and any printout thereof.  
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1. INTRODUCTION 
In August 2003, the State of Illinois adopted Public Act 93-0595, the Affordable Housing Planning and 
Appeals Act of Illinois (“the Act”). The Act is premised on a finding that there exists a shortage of 
affordable, accessible, safe and sanitary housing in the State. Its purpose is to “encourage” counties and 
municipalities to “incorporate affordable housing within their housing stock sufficient to meet the needs 
of their county or community.” It requires counties and municipalities with less than 10% affordable 
housing to adopt an Affordable Housing Plan (“Plan”) by April 1, 2005. It also contains an appeal 
procedure for aggrieved developers to seek relief from local decisions that inhibit the construction of 
affordable housing. 
 
As set forth in the Act, the components of a Plan include: 1) a calculation of the total number of 
affordable housing units that are necessary to exempt the local government from the operation of the 
Act (i.e., the number necessary to bring the percentage of affordable housing units to 10% of the total 
housing stock); 2) an identification of opportunities for the development of affordable housing in the 
Village; 3) a specification of incentives the Village will provide to encourage the creation of affordable 
housing; and 4) a statement of a goal for increasing affordable housing units in the Village. 
 
The Act identifies three alternative goals from which a municipality may select to achieve compliance. 
The first is to make 15% of all new residential construction or residential redevelopment within the 
Village affordable. The second is to increase the percentage of affordable housing within the Village 
from its current level to a level 3% higher. The third is to bring the percentage of affordable housing 
units in the Village to 10% of the total housing stock.  
 
Context Limitations 
If River Forest had large areas of vacant land readily available for residential development, rather than 
being a fully built out, land-locked community, the Village could more easily implement an affordable 
housing plan that would achieve the 10% standard set forth in the Act. If large amounts of vacant land 
yet to be developed existed within the community, the Village could establish that at least 10% of the 
units must be affordable and implement this standard by adopting land use regulations which would 
provide a “sufficient number” of affordable units as new development came online. In the marketplace, 
these land use regulations would be a factor in the valuation of the land, and the cost of providing the 
affordable housing would be absorbed by landowners on a Village-wide basis. 
 
However, this is not reflective of the existing character and development pattern in River Forest today. 
The Village is fully developed. Approximately 70% of the Village’s developable land area is zoned R1 and 
R2, consisting of single-family detached homes that provide the essence of River Forest’s character. 
Because of this character and other desirable features that have evolved over the Village’s 139-year 
history, real estate in River Forest, when available, is very expensive. There are few, if any, single family 
detached homes in River Forest that meet the Act’s definition of affordable housing. 
 
The relatively high value of land in River Forest makes it impractical to achieve the goal of this Plan by 
creating new affordable single-family detached dwellings. Rather, the only conceivable way of achieving 
the Plan’s goal is to create new affordable units as part of multi-family and mixed-use development. (In 
this Plan, the term “multi-family and mixed-use development” refers to a development that includes a 
number of separate living quarters such as apartments or condominiums.) And finally, appropriate sites 
in the Village for multi-family and mixed-use development, as established by the Village’s Zoning 
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Ordinance and Comprehensive Plan, are limited, and the pace of development of multi-family units, 
even in a receptive financial and regulatory environment, is relatively slow. 
 
This Plan takes these unique circumstances into account. It does not ignore economic realities. The goal 
of this Plan is recognized as a goal to be pursued in good faith, not a quota to be achieved at all costs. 
 
2. THE AFFORDABLE HOUSING NEED 
 
As Defined by the Act 
The Act defines the need for affordable housing by establishing a standard that 10% of a municipality’s 
total housing stock should be affordable. Municipalities that already meet this standard or achieve it 
after the effective date of the Act are “exempt” from the Act. In addition, municipalities with 
populations under 1,000 (almost half of all Illinois municipalities) are exempt.  
 
Non-exempt municipalities must establish a goal to pursue the 10% standard. According to the 
Affordable Housing Planning and Appeal Act: 2018 Non-Exempt Local Government Handbook, River 
Forest provides only 340 affordable units out of its year-round total units of 3,788, for an overall 
affordable housing share of 9.0%. This number fails to meet the minimum 10% affordable units of the 
total housing stock. According to the AHPAA Handbook, River Forest requires an additional 39 
affordable units to comply with the 10% standard. 
 
As Defined by the Community 
Having affordable housing in River Forest makes our community better for everyone, not just for those 
living in affordable units.  The Village understands the importance of affordable housing in our 
community to accommodate the needs of current and future residents. Only by providing a full range of 
housing types at different price points, including the provision of affordable units, can the Village truly 
meet the housing needs of the community, for people of all ages, incomes, and abilities.   
 
The Village currently provides a wide range of housing types, including single-family detached, single-
family attached, duplex, multi-family (apartments and condominiums), senior facilities, and more. Both 
owner-occupied and rental housing exists in the Village. The Village recognizes the value of providing a 
diverse range of housing types to meet the needs of residents at all stages of life and across the 
spectrum of socioeconomic status. 
 
The population of the Village is aging, and some older residents with fixed or diminishing incomes may 
wish to continue living among their family and friends but in housing commensurate with their means. 
Non-resident parents of current residents may wish to move to the Village to be close to their adult 
children during their golden years. Our community also includes persons with disabilities whose incomes 
and resources limit their housing options. The provision of affordable housing, including integrated 
supportive housing, can significantly increase the livability of the River Forest community for so many.  
 
Additionally, there are persons with low or moderate incomes who work in the Village and whose 
residency here would enhance the overall makeup and spirit of our community. While the Village lacks 
the ability to accommodate all such persons and potential residents with affordable housing needs, it 
intends to continue to address these needs by increasing the number of affordable units, in the manner 
set forth in this Plan. 
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3. What is “Affordable”? 
According to the Illinois Housing Development Authority (IHDA) website, affordable rental and owner-
occupied units are as follows for the Chicago Metro Area (including River Forest): 
 
Owner Occupied Affordability Chart  
for Chicago Metro Area 

 2018 Income 
Limit (80% AMI) 

Affordable 
Purchase Price 

1 person $47,400 $131,667 
2 person $54,200 $150,556 
3 person $60,950 $169,306 
4 person $67,700 $188,056 
5 person $73,150 $203,194 
6 person $78,550 $218,194 
7 person $83,950 $233,194 
8 person $89,400 $248,333 

 
 
Affordable Rental Units  
for Chicago Metro Area 

 2018 Affordable Rent Limits 
for HH @ 60% AMI 

0 bedroom $889 
1 bedroom $952 
2 bedroom $1,143 
3 bedroom $1,320 
4 bedroom $1,475 
5 bedroom $1,625 

 
 
River Forest Housing “Snapshot” 
In addition, to information provided by the IHDA as shown above, income and housing information for 
River Forest is provided in Appendix A: River Forest “Snapshot”. This “snapshot” is intended to provide 
context for the River Forest community at the time this plan was being developed, based on best 
available data from the U.S. Census; 2014-2018 American Community Survey 5-Year Estimates. 
 
 
4. POTENTIAL LANDS AND BUILDINGS FOR AFFORDABLE HOUSING 
 
It is highly unlikely that any new, rehabbed or existing single-family detached home in the R1 or R2 
zoning districts would ever meet the definition of “affordable,” unless it were in some way subsidized by 
government or a not-for-profit entity. Even if there were several such subsidized units, this approach will 
not effectively address the need for additional affordable housing in the Village and is not the approach 
adopted by this Plan. Accordingly, this discussion is limited to types of housing that could reasonably 
include affordable living arrangements. 
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The best opportunities for creating additional affordable housing are primarily on properties along the 
Village’s perimeter corridors (Madison Street, North Avenue, and Harlem Avenue), and possibly other 
locations that are designated as appropriate for multi-family and mixed-use development by the River 
Forest Comprehensive Plan.  
 
Each site that presents itself will require careful review through the Planned Development process, 
involving a public hearing with the River Forest Development Review Board.  Ultimately, any such 
development would need to be approved by the Village Board of Trustees and would need to be in the 
community’s best interests. 
 
5. INCENTIVES 
 
The Options 
Because of the high value of land in River Forest, it is likely that any new ownership or rental units, to be 
affordable, will be sold or rented at a below-market rate. When affordable housing is sold or rented at a 
below-market rate, someone must pay the differential. Stated differently, an owner or developer must 
have an offsetting financial incentive to sell or rent property at a below-market rate. Where will the 
value come from to compensate the owner or developer for the differential? Before identifying the 
preferred incentives, it is useful to examine possible sources of this value. 
 
Zoning mandates: The Village could adopt a zoning regulation that requires developers of multi-family 
buildings to set aside a certain percentage of the units for affordable housing. This would be an extreme 
form of “incentive.” The Village government would incur no cost in this approach. However, there would 
be a cost. It would be reflected immediately in a lower value for the land covered by the regulations 
since the development potential has been diminished. The landowner and/or developer would pay 
the cost. 
 
Zoning bonuses: The Village could provide “zoning bonuses” for buildings incorporating a certain 
percentage of affordable units. These bonuses would be in the form of relaxations to height, setback, 
parking, and similar regulations. Again, the Village government would incur no cost in providing this type 
of incentive. However, the regulations being relaxed were presumably adopted for the protection of the 
community, especially the neighboring property owners. Allowing more intense development therefore 
may adversely affect the character of the neighborhood and possibly diminish the value of the 
neighboring properties, and the neighboring property owners would bear the cost. However, it is 
possible that “bonuses” could be provided through the Planned Development Process without adversely 
affecting neighboring properties. 
 
Dedicated taxes and fees: The Village could adopt a tax or a fee, the proceeds of which would be 
utilized to create financial incentives in the form of subsidies for the development of affordable housing. 
For example, a “teardown tax” could be levied on the act of demolishing an existing structure and failing 
to replace it with affordable housing. Other ideas, like dedicated condominium conversion fees, new 
construction fees, and an increased real estate transfer tax, would have a similar narrow financial 
impact, focused on individual property owners involved in these activities. 
 
Village subsidies: The Village could provide financial incentives for the development of affordable 
housing by direct subsidies. For example, the Village could participate in a project by acquiring property 
and reselling it to a private developer for multi-family housing that includes affordable housing units. 
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Because the acquisition cost may be higher than the subsequent resale price (given the affordable 
housing requirements accompanying the resale), the cost in this case is borne by the taxpayers at large 
through whatever tax resources the Village utilizes. Techniques with a similar broad cost sharing impact 
are property tax abatements, financing assistance through municipal bonds or low-cost loans, reduced 
fees for permits and services (e.g., zoning and building permits, or water/sewer fees), and outright 
grants. 
 
Subsidies through a not-for-profit entity: The Village could sponsor or assist in the creation of a not-for-
profit affordable housing entity that would seek funds from a variety of sources (e.g., grants from 
private foundations, contributions from individuals and corporations, revolving loans) and either engage 
in development activities itself or provide incentives for others.  
 
The Preferred Incentives 
This Plan adopts the policy of spreading the cost of affordable housing broadly, rather than placing the 
cost on targeted landowners or those involved in specific activities. Accordingly, this Plan does not adopt 
zoning mandates or dedicated taxes and fees as methods for creating incentives for affordable housing. 
Instead, this Plan adopts zoning “bonuses” as a means of encouraging and accommodating developers 
to include affordable housing units in new multi-family buildings, as follows: 
 
First, developers coming to the Village with plans for multi-family buildings will need to seek zoning 
approval of their projects as Planned Developments and will have the opportunity to include affordable 
housing units in their plans. The Planned Development process, already part of the Zoning Ordinance, 
provides the Village with a degree of flexibility regarding development standards that may be sufficient 
to make it attractive for developers to include affordable housing units without diminishing the value of 
neighboring properties. 
 
Possible Additional Considerations 
The Village could also consider the following possible amendments to the Village’s Zoning Ordinance: 
 
(1) Allow for taller and more dense development in designated commercial/mixed-use areas, consistent 
with the recommendations of the Comprehensive Plan, in order to better accommodate possible 
inclusion of affordable housing as part of new development. 
 
(2) Explore possible strategies and means with which to preserve and enhance existing affordable 
housing in the Village, such as possible funding or programs aimed at assisting with upkeep, 
maintenance, and improvements to identified properties. 
 
(3) Explore amending the zoning ordinance to accommodate Accessory Dwelling Units (ADU) as a 
conditional use in the R1 and R2 zoning districts. An ADU is essentially a legal and regulatory term for a 
secondary house or apartment that shares the building lot of a larger, primary house, either in an 
accessory or primary structure. 
 
(4) Consider amending the Planned Development standards (section 10-19-3) to specifically identify 
consistency with the goals and policies the Affordable Housing Plan as a standard of review.  
 
(5) It is important to note that TIF funds are eligible for the provision of affordable housing, and when 
appropriate, the Village should consider leveraging TIF funds to support affordable housing initiatives. 
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6. THE GOAL 
 
The Goal of this Plan 
This Plan adopts the goal of bringing the percentage of affordable housing units in the Village to 10% of 
the total housing stock. This goal will be pursued by: 1) protecting and enhancing the existing affordable 
housing that currently exists in the Village, primarily the multi-family residential along the Village’s 
perimeter corridors, and 2) concentrating attention on new multi-family and mixed-use buildings and 
providing developers of such buildings the opportunity of including affordable housing units. While this 
plan focuses on multi-family and mixed-use buildings, other affordable living arrangements could 
possibly be added to the Village’s housing stock as the number of group homes, accessory living units, 
and specialized senior housing units increase in the ordinary course to meet a growing need. Overall, it 
is believed that concentrating on maintaining and improving the existing affordable housing and 
focusing on new multi-family and mixed-use buildings, in a manner consistent with the Comprehensive 
Plan and Zoning Ordinance, is a reasonable approach for pursuing the goal of bringing the percentage of 
affordable housing units in the Village to 10% of the total housing stock. 
 
The Alternative Goals Allowed by the Act 
This Plan does not adopt the Act’s alternative goal of increasing the affordable housing stock in the 
Village by 3.0%, for the following reason. This goal would require the Village to increase the affordable 
housing stock from its current 9% to 12%, or from 340 units to 455 units, or by a total of 115 additional 
units. The Village can conceive no reasonable way in which this number of new affordable housing units 
could be provided in the foreseeable future. For example, to increase the number of affordable housing 
units by 115 in multi-family or mixed-use buildings consisting of 15% affordable units, it would take a 
total of 766 units in new multi-family buildings to achieve this goal. This number of new units would 
increase the Village’s total housing stock by 20%. 
 
The other alternative goal in the Act, making 15% of all new residential construction or residential 
redevelopment within the Village affordable, is rejected because of its potential impact on the single-
family residential market and the existing economic realities of the land value for single-family 
residential land in River Forest. The strategy of this plan is to focus on creating the opportunity for 
affordable housing as a component of multi-family and mixed-use development. 
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Appendix A: River Forest Housing Snapshot 
The source of the data provided in this appendix is from U.S. Census; 2014-2018 American Community 
Survey 5-Year Estimates.  
 
Key Takeaways 

• The Village’s total population is 11,064, a total decline of 108 people from 2010. 
• Nearly 90 percent of River Forest’s households are owner-occupied. Of the 3,528 owner-

occupied households, 65 percent earn more than $100,000 a year. 
• Only seven percent of renter households earn $100,000 annually, whereas 37 percent earn 

between $50,000 and $75,000. 
• The majority of the Village’s housing stock is single-family detached homes, however it is not a 

large majority at 66 percent. This suggests that a sizeable portion of owner-occupied housing 
units are multifamily condominiums.  

• The median home value in the Village is $581,900 with nearly 50 percent of households owning 
a home valued at $500,000-$1 M. 

• The median gross rent in River Forest is $1,182 per month, with 36 percent of households 
spending $1,000-$1,249 each month on rent.  

• Owner-occupied households are experiencing an undersupply of market-rate, affordable 
housing options across nearly all income ranges, except the highest. This indicates that owner-
occupied households at the lower income ranges are often spending more than thirty percent of 
income on housing. This indicates that owner-occupied households at the lowest income range 
often spends more than thirty percent of income on housing. 

• Alternatively, renter households are experiencing a surplus of affordable housing across most 
income ranges, except for the lowest and highest ranges. 

  

Source: U.S. Census; 2014-2018 American Community Survey 5-Year Estimates; Houseal Lavigne Associates 

89%

11%

2018 River Forest Housing Tenure

Owner Renter
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Source: U.S. Census; 2014-2018 American Community Survey 5-Year Estimates; Houseal Lavigne Associates 

 

 
Source: U.S. Census; 2014-2018 American Community Survey 5-Year Estimates; Houseal Lavigne Associates 
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Source: U.S. Census; 2014-2018 American Community Survey 5-Year Estimates; Houseal Lavigne Associates 

 

 
Source: U.S. Census; 2014-2018 American Community Survey 5-Year Estimates; Houseal Lavigne Associates 
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Housing Cost Burden  

For this analysis, an established benchmark of thirty percent of income allotted to housing is utilized in 
determining the relationship between cost and income (for both renters and owners). This relationship 
is used to determine the number of “affordable housing units” in the Village. The Department of 
Housing and Urban Development (HUD) established the 30-percent standard as a means of examining 
affordable housing needs across the country. 

Source: U.S. Census; 2014-2018 American Community Survey 5-Year Estimates; Houseal Lavigne Associates 

  
Source: U.S. Census; 2014-2018 American Community Survey 5-Year Estimates; Houseal Lavigne Associates 

(116)

69 

145 

2 

(100)
 (150)

 (100)

 (50)

 -

 50

 100

 150

 200

    >$25K
$0-$624

$25K-$35K
$625-$874

$35K-$50K
$875-$1,249

$50K-$75K
$1,250-$1,874

    $75K<
$1,875<

N
um

be
r o

f U
ni

ts

Income Range

Renter-Occupied Housing Income/Unit Comparison

O
ve

rs
up

pl
y

U
nd

er
su

pp
ly

Income:
Gross Rent:





VILLAGE OF RIVER FOREST 

 

APPLICATION FOR PLANNED DEVELOPMENT 

Bonnie Brae Homes 

   APPLICANT 

BONNIE BRAE CONSTRUCTION, LLC. 

   3528 Walnut Ave. 

   WilmeHe, Illinois 60091 

   847-401-2642 

   artg1234@hotmail.com  

 VILLAGE OF RIVER FOREST PLANNED DEVELOPMENT APPLICATION 

1101- 1111 Bonnie Brae Place 

March 23, 2020 



Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

TABLE OF CONTENTS 

1. Introduction and Executive Summary 

Applicant Information 

2. Survey, Legal Description 

3. Compliance with Comprehensive Plan 

4. Topography, Transportation, Utilities and  Land Use and 

Zoning Information 

5. Buildings Design -  Site Plan,Rendering, Floor Plans, Trash 

and Fence Details, Landscaping Plan, Shadow Study 

6. Draft Condominium Declarations 

Draft Guest Parking Agreement 

7. Tentative Development Schedule 

8. Statement of Responsibility 

9. Traffic Study 

10.Economic Analysis  

Developer’s Financing and Project Economic Viability 

11. Environmental Report 

12. Impact on Village Services 

13.Off-Site Utility Improvements 

Site Drainage Plan and Fire Truck Turn-in Exhibit 

14.Neighbor Meeting Minutes 

15.Variances Requested 



Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

Tab 1 

INTRODUCTION AND EXECUTIVE SUMMARY 

APPLICANT INFORMATION 



Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

Introduction and Executive Summary 

Bonnie Brae Construction, LLC. is pleased to present its new townhomes development 

to be located at 1101 -1111 Bonnie Brae Place. 

The property is currently improved with a 34 car parking lot, 2 garage buildings for 9 

cars, and a 3 story, 6 unit apartment building. 

The parking lot is currently used by the residents from the neighboring apartment 

building. The apartment building is mostly occupied by Concordia University students 

under annual leases. 

Under the proposed plan, the developer will demolish the apartment building and 

construct 6 new, 3 story townhome buildings on combined parcel. 

All six buildings will consist of 3 units each, with a landscaped space between them for 

a total of 18 townhome units in the proposed development. 

Parking will be provided at a rate of 2 parking spaces per a townhome in an attached 

garage. The proposed site plan provides an additional parking for 4 guests. 

The new buildings will be constructed using brick masonry with lime stone details. Other 

prominent features will include oversize windows, 9 foot ceilings, roof top decks, 

balconies, premium interior finishes, hardwood floors throughout, natural stone or 

porcelain bathrooms with heated floors, custom cabinetry and natural stone 

countertops, commercial grade stainless steel appliances, and many other luxury 

features. Each townhome will have approximately 2,000 square feet of living space on 3 

levels and a 2 car garage at grade level. 

The design of the building is consistent with high quality architecture of the Village of 

River Forest - specifically some of the masonry buildings on the Concordia Campus. 

The design will add to the character of the neighborhood. 
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Mr. Marko Boldun, BSCE.  Mr. Boldun is career construcOon industry professional, with more than 

40 years of experience encompassing all phases of construcOon.  A_er graduaOng from the Ukrainian 

InsOtute of ConstrucOon Engineering with a degree in Civil Engineering, he rose through the ranks in one 

of the largest state owned construcOon companies in Ukraine, from the Project Superintendent to Chief 

Engineer to 10 years as the Assistant General Director.  The 1,500 employee company was one of the 

largest residenOal builders in Ukraine, with annual producOon of 1,100,000 square feet of living space. 

Mr. Art Gurevich, BSCE, MBA.  Mr. Gurevich is a career construcOon industry professional, with more 

than 30 years of experience encompassing all phases of construcOon.  A_er GraduaOng from the Illinois 

InsOtute of Technology with a degree in Civil Engineering, Mr. Gurevich worked as a Structural Designer 

for one of the leading nuclear power staOon design firms and acended a Graduate Management School 

at the University of Illinois.  A_er receiving his MBA, Mr. Gurevich worked as a Supervisor of InspecOonal 

Services for the Village of Hanover Park, Illinois, and later, for almost 9 years, as a Building Commissioner 

for the Village of Vernon Hills, Illinois.  In this posiOon, Mr. Gurevich, with a staff of 10, oversaw all 

phases of the planning, zoning and building funcOon of the Village of Vernon Hills, with over 200 million 

dollars annual construcOon volume.  Since 1999, Mr. Gurevich has been developing residenOal projects 

with Mr. Boldun in the City of Chicago and neighboring suburbs. 

Gurevich + Boldun  Development Projects 

Mr. Art Gurevich and Mr. Mark Boldun have developed more than 80 construcOon developments in the 
Chicago area in the past 20 years.  A complete list and descripOon of these projects is available upon 
request. 
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JCSA is a full service architectural design firm, bringing a wealth of varied
qualifications and experiences to every project taken on. The firm o!ers a
unique blend of architectural design plus the proven ability to ensure
development clients realize their project visions. n addition to years of
design excellence, including award winning designs, JCSA has over 20
years of success in helping their clients gain necessary governmental
approvals such as discretionary permits, historic preservation certificates
and land use entitlements.

JCSA specializes in a collaborative approach that includes working with
neighborhood groups, municipal sta!, and policy makers to build
consensus and turn project visions into reality.
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John Conrad Schiess, president of JCSA, is licensed to practice
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architecture in both California and llinois, and is also a LEED Accredited
Professional. He is fluent in both English and Spanish, his native language.
Over the years he has served on numerous community advisory
commissions in Oak Park, llinois, a Chicago suburb, including the Historic
Preservation Commission. John also taught architecture for 10 years at a
local Chicago area community college.

Triathlon training and competition brings joy to John's life. He is an
accomplished Triathlete having successfully competed in 20 triathlons in
Chicago, Wisconsin, Montana, California and London since 2011.

John Conrad Schiess Architect also designs energy e!icient and
sustainable homes for MiGreen Home Corporation. Visit
www.migreenhome.com to see exciting single family home designs.

Press

"Schiess' style has been one of the more successful
in Oak Park and should in many ways be viewed as a
model".

A Planning Process That Works
The Wednesday Journal

"This development (presented by JCSA) shows the
exact creativity that the Plan Development
Ordinance calls for."
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Gail Moran, Plan Commissioner, Village of Oak Park Record of Public
Hearing
Plan Commission 2015

"The work of Oak Park Architect John Schiess …
points to a world that is changing rapidly".

A House Without Studs
The Wednesday Journal

  

john conrad schiess architect, ltd. 2019
Website and video by Textbook Productions

























GEWALT HAMILTON ASSOCIATES, INC. is a multidisciplinary civil engineering and surveying firm. Founded in 1981 in a small home office, the firm 
began with two engineers – Dave Gewalt and Bob Hamilton – driven to deliver service that exceeded clients’ expectations. Through decades of di-
versification and growth, we have continuously provided an increasing array of professional services to municipalities, educational institutions, recre-
ation districts, transportation agencies, healthcare institutions, and commercial developers. Today, Gewalt Hamilton is a multi-disciplinary organiza-
tion providing comprehensive services in the fields of Civil Engineering, Land Surveying, Construction Engineering, Traffic Engineering and Trans-
portation Planning, Traffic Data Collection, and Environmental Consulting. 

Gewalt Hamilton Associates, Inc.  Ι  Corporate Headquarters 
625 Forest Edge Drive  Ι  Vernon Hills, IL 60061 

P 847-478-9700  Ι  F 847-478-9701 
www.gha-engineers.com

EXHIBIT H



TRANSPORTATION 
At Gewalt Hamilton, we un-
derstand the inseparable link 
between transportation and 
land use. No matter the 
project – a site, corridor, 
community or region – we will 
plan and design a livable, 
buildable and cost-conscious 
transportation system that considers all modes of travel, as well as the 
physical and aesthetic impacts of the surrounding environment. Our 
years of experience working with public agencies and reviewing plans 
on their behalf, gives us an unparalleled perspective to the services we 
provide our clients. 
Our firm is pre-qualified with IDOT in the following categories: 

• Highways – Roads & Streets  
• Hydraulic Reports – Waterways Complex 
• Hydraulic Reports – Waterways Typical 
• Location Design Studies – Reconstruction/Major Rehabilitation 
• Location Design Studies – Rehabilitation 
• Special Services – Electrical Engineering 
• Special Services – Construction Inspection 
• Special Services – Sanitary 
• Special Services – Surveying 
• Special Studies – Feasibility 
• Special Studies – Location Drainage 
• Special Studies – Safety  
• Special Studies – Signal Coordination & Timing (SCAT) 
• Special Studies – Traffic Signals 
• Special Studies – Traffic Studies 

SURVEY 
Gewalt Hamilton offers professional land surveying services to meet 
the demands of businesses, developers, law firms, architects, engi-
neers and contractors. Our surveying team utilizes state-of-the-art 
equipment, including Global Positioning Systems (GPS), Robotic Total 
Stations, and High Definition Scanning (HDS) for the most efficient and 
cost-effective systems for delivering timely, accurate results. Our com-
puter-aided operators enjoy the benefit of utilizing high performance 
workstations running a vast array of software packages including the 
latest version of Autodesk and Microstation products for post process 
of field data. Gewalt Hamilton is a member of the Illinois Society of 
Professional Land Surveyors. 
We are continuously expand-
ing our surveying operations 
to include a diverse spectrum 
of services employing the 
latest technological advances. 

SIGNAL COORDINATION & TIMING 
Using system review, opti-
mization, implementation, and 
f ield ref inement, Gewalt 
Hamilton performs timely, 
cost-effective reviews of inter-
section operations in all traffic 
signal platforms, helping re-
duce delays, emissions, and energy costs. We offer monitoring of traffic 
signal operations and maintenance; temporary and permanent traffic 
signal coordination, timing, and optimization; transit signal priority; 
adaptive control strategies, and railroad interconnect studies. 

DATA COLLECTION 
Gewalt Hamilton provides a 
wide range of traffic data col-
lection services to clients 
throughout the United States, 
including volume and classifi-
cation counts, turning move-
ment counts, speed and con-
gestion studies, origin-destina-
tion and travel time studies, and parking counts. With nearly 20 years 
of experience collecting traffic and parking data, Gewalt Hamilton has 
one of the largest inventories of road tubes, plate counters, and video 
collection units in the country – we have the equipment and trained 
technical staff to handle any size project, and the processes to com-
plete the work quickly, efficiently and accurately. We have partnered 
with Miovision Technologies to collect video data, using the most ad-
vanced video processing capabilities for quick and accurate counts.  

CONSTRUCTION  
Our field staff represents 
clients in dealings with con-
tractors, cooperating govern-
mental agencies, the traveling 
public and the taxpayer. It is 
our practice to collaborate 
with the construction industry 
to achieve maximum efficien-
cy in producing a quality product. We are devoted to being proactive 
and keeping an open line of communication with you and the communi-
ty. Each of our construction staff is equipped with state-of-the-art 
equipment required for the most efficient and cost-effective systems for 
delivering timely, budget-sensitive results. Our construction phase ser-
vices are provided by licensed professional engineers, career-degreed 
professionals and technicians with a wealth of experience and knowl-
edge in all types of public and private site construction. 
Our engineering team works tirelessly on behalf of our clients and is 
dedicated to careful project management, the latest technological ad-
vances and monitoring of the construction process.  

Gewalt Hamilton Associates, Inc.  Ι  Corporate Headquarters 
625 Forest Edge Drive  Ι  Vernon Hills, IL 60061 

P 847-478-9700  Ι  F 847-478-9701 
www.gha-engineers.com



SITE DESIGN 
Our site design team ap-
proaches every site improve-
ment project with the intent 
that it will serve as an exam-
ple of stewardship within the 
community. We take pride in 
our work and the legacy each 
project leaves behind. 
Our familiarity with the approval process allows us to prepare plans 
that address regulatory requirements up front and facilitate quick turn-
around. While keeping our clients’ goals in mind, we work closely with 
local officials and county, state and federal agencies to ensure compli-
ance with stormwater management, floodplain development, zoning 
and other applicable regulations. 
Projects range from development and implementation of campus- or 
district-wide improvement programs to building additions, flood reduc-
tion and drainage improvements, and new developments for public and 
private sector clients.  

WATER RESOURCES 
For nearly every project, the 
competing concerns of site 
drainage, offsite impacts and 
preservation of water quality 
must all be addressed in 
compliance with overlapping 
and sometimes conflicting 
federal, state and local regula-
tions.  
Gewalt Hamilton is thoroughly familiar with the requirements of Chica-
go-area county and municipal stormwater ordinances, and we regularly 
prepare documentation and permit submittals to meet these regulatory 
requirements. Our strategies combine proven stormwater management 
approaches with innovative naturalized systems to both reduce 
stormwater runoff volume and enhance downstream water quality. 
Our engineering staff combines design expertise with thorough regula-
tory understanding to provide clients superior water resources solu-
tions. 

MUNICIPAL 
For more than 30 years, 
Gewalt Hamilton has part-
nered with municipalities, 
county and state agencies, 
t ransportat ion agencies, 
stormwater commissions, and 
townships. We are particularly 
aware of the potentially con-
troversial nature of public projects, planning issues, and the need to 
maintain a positive relationship with local residents and businesses. 
A number of our professionals currently serve as full-time municipal 
engineers for 13 Chicago-area municipalities and on an as-need basis 
for more than 40 additional communities. Our wide range of services 
allows communities access to the resources of a full-service engineer-
ing firm without having to fund these services on a full-time basis. 

SUSTAINABLE DESIGN 
Gewalt Hamilton focuses on 
designing solutions with en-
during results. Our relation-
ship with sustainable design is 
fostered not only through ordi-
nance provisions and best 
management practices, but 
also through our commitment 
to making positive impacts on the world around us.  
For every project, we analyze the potential for applied best manage-
ment practices and sustainable design. Whether you are considering 
rain gardens, restoring natural areas or installing permeable pavement, 
we strive to achieve effective sustainable benefits while providing ex-
ceptional site functionality. To forward our commitment, our firm actively 
participates in sustainability discussions and our associates sit on vari-
ous committees focused on sustainable goals. We often look to in-
crease the feasibility of sustainable design by searching for and win-
ning grant monies for our clients. 

ENVIRONMENT & FORESTRY CONSULTING 
Our environmental staff works closely with civil design and water re-
sources teams to incorporate sustainable design elements that mini-
mize the impact of development on the environment.  
Gewalt Hamilton helps clients 
understand and abide by the 
often complicated range of 
federal, state and local regula-
tions relating to wetlands and 
environmentally sensitive 
areas. We consistently pro-
duce designs that balance project function and economics with natural 
resource preservation, increasing project appeal to both the public and 
regulatory agencies.  

Many of our clients have been with us for years, providing us with the 
most authentic assurance that our work consistently meets expecta-
tions – their loyalty. Both public and private agencies have come to rely 
on the professional, personal and timely service we provide. At Gewalt 
Hamilton, we treat every project as just one shared experience in what 
we hope will be a long-term relationship. We work with our clients, not 
for them, bringing a team approach to every assignment. Our clients 
trust us to listen to their needs, provide honest and thoughtful feed-
back, and deliver exceptional results. 
We invite you to experience the Gewalt Hamilton difference and find 
out why dozens of repeat clients choose Gewalt Hamilton for their civil 
engineering and surveying projects, large and small.

Gewalt Hamilton Associates, Inc.  Ι  Corporate Headquarters 
625 Forest Edge Drive  Ι  Vernon Hills, IL 60061 
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SURVEY 

LEGAL DESCRIPTION 
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DESCRIPTION OF THE PROPERTY 

1001-07 Bonnie Brae Place 

LOTS 15 AND 16 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE 
SUBDIVISION OF BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK 
PARK BEING A SUBDIVISION OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 
1/3 OF THE WEST ½ OF SAID SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, 
RANGE 12 EAST THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 

Commonly known as:   1101-1107 Bonnie Brae Place, River Forest Illinois 60305 

P.I.N.’s (undivided and underlying):   15-01-403-020-0000 

15-01-403-021-0000  

1111 Bonnie Brae Place 

 LOT 14 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE 
SUBDIVISION OF BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK 
PARK BEING A SUBDIVISION OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 
1/3 OF THE WEST ½ OF SAID SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, 
RANGE 12 EAST THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 

Commonly known as:   1111 Bonnie Brae Place, River Forest Illinois 60305 

P.I.N.’s (undivided and underlying):   15-01-403-019-0000  
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Tab 3 

COMPLIANCE WITH COMPREHENSIVE PLAN 

COMPLIANCE WITH STANDARDS AND OBJECTIVES 
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Compliance with the Comprehensive Plan  

Land Use and Development 
Core Objectives 

1. Ensure the quality, stability, and attractiveness of residential neighborhoods. 

The proposed development transforms a parking lot and an under invested three unit 
building into 18 market ready for sale townhomes that have been crafted to fit into the 
residential neighborhood. 

2. Promote economic development of the Village’s commercial corridors and mixed-use 
areas. 

The proposed development in transforming the parking lot and three unit building brings 
an investment of $9,000,000 into the Village of River Forest and when occupied will 
substantially contribute to the Village’s real estate tax base while also welcoming 19 
new families to River Forest who will thereby contribute to the Village’s economic health. 

3. Appropriately balance the need to safeguard residential neighborhoods and the need 
for commercial area development and improvement. 

While this development does not add to commercial development, the 19 new residents 
of the Village will contribute to the local economy through spending in local shops and 
restaurants like Whole Foods, Walgreens and Starbucks to name a few. 

4. Protect open space and environmental areas from development encroachment. 

The proposed development does not encroach on open space. It replaces a parking lot. 

5. Encourage sustainable best practices for all development. 

The proposed townhomes will be built to the current IBC building codes which have 
energy efficiency guidelines and targets that far exceed the average energy efficiency of 
the average River Forest home. 

6. Minimize the impacts of incompatible land use arrangements. 

The proposed development is compatible with surrounding existing uses in that the 
entire 1000 block and 1100 block of Bonnie Brae on the east side is multi-family. 
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Residential Neighborhoods 
Core Objectives 

1. Ensure that home improvements, additions and new housing construction are 
compatible with, complement, and enhance the existing scale and character of the 
neighborhoods. 

The proposed townhomes are scaled to be in harmony with nearby residential buildings 
- specifically on the east side of the 1000 block and 1100 block of Bonnie Brae. The 
proposed use, multifamily, is similar to adjacent uses and the proposed development’s 
character, materials and detailing compliments the character of nearby buildings. 

2. Maintain the appropriate balance of housing types within the community to provide for 
the housing needs of residents at all stages of life. 

The proposed development provides a housing type not found near the Site. 
Additionally, townhomes, as a housing type, is a unique housing type that transitions 
from single family homes to multi-family or condominium types. In that sense, the 
proposed development fills a need in the built environment that is not met by either 
single family homes nor condominiums. 

3. Encourage new residential development that provides for the needs of the Village’s 
population. 

Similar to the statement on Objective 2, the proposed development provides a housing 
type not found near the Site. Additionally, townhomes, as a housing type, is a unique 
housing type that transitions from single family homes to multi-family or condominium 
types. In that sense, the proposed development fills a need in the built environment that 
is not met by either single family homes nor condominiums. 
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SITE DEVELOPMENT ALLOWANCES: 

In order to implement the proposed development, the Developer is seeking several 
variances from the underlying zoning provisions.  These variances are detailed in the 
Code Variances section of this Application (Tab 15). 

The proposed new townhome units will feature attractive contemporary architectural 
design, premium façade materials, attractive landscaping, oversize windows and other 
features and amenities that will make the proposed development an enhancement to 
the surrounding area.  

The Developer is proposing to build a premium product that is currently desirable  in the 
market.  Without the requested variances, the proposed development will not be 
economically feasible and the desired product will not be achieved.  The impact of the 
variances requested by the Developer will be mitigated by the ease of the site ingress/
egress, attractive landscaping, guest parking, high quality of the building architecture 
and materials, ample private and common open space, and a replacement of a 
neighborhood incompatible use with a high quality residential buildings. 
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A waiver may be granted for any of the requirements set forth in subsection 10-19-3O of 
this chapter for any planned development containing multi-family housing which 
replaces an existing structure on the same site containing multi-family housing or 
submitted by the applicant as part of a master plan. (Ord. 2941, 10-22-2001) 

The Applicant is seeking several waivers under this Section as described above.  
Specifically this waivers include the requirements for a maximum lot coverage of no 
more than 70% and 2,800 square feet of lot area per each dwelling unit and 2.5 parking 
spaces per each dwelling unit and front yard setback and rear yard setback and rear 
yard area. 

The proposed development is an attached multi-family housing development and is a 
part of a master plan that involves the development of 4 buildings containing 18 
townhouse units. 
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Tab 4 

-  TOPOGRAPHY, TRANSPORTATION, UTILITIES 
-  LAND USE AND ZONING INFORMATION 
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  BUILDINGS DESIGN 

   - SITE PLAN 

- RENDERINGS 

-       ELEVATIONS 

-       FLOOR PLANS 

-       LANDSCAPING PLAN 

-       TRASH AND FENCE DETAILS 

-       SHADOW STUDY 

-       EXTERIOR LIGHT SPECIFICATIONS 































SPECIFICATION SHEETSPI 

SPILIGHTING® Te l (262)242 1420 contact @spilighting.com Current as of 08/28/16. Design modification rights reserved.

E ASTLA ND EXTERIOR WALL

AEW8094
JOB NAME TYPE

WET

EMR

A reverse wedge, the Eastland works well for illuminating walkways,
grazing a wall's surface to highlight its texture or provide general
illumination along a building. Choose from a palette of both painted
and metal finishes.

Dimensions
W H D MC

10.0 in 10.0 in 11.0 in 5.0 in
25.4 cm 25.4 cm 27.9 cm 12.7 cm

Weight
Hanging weight: 25.0 lb (11.4 kg).

Features
Formed metal construction provides durable protection for internal
components and is recyclable.

•

Integral Class II power supply included, eliminating the need for remote
mounting, simplifying installation.

•

Ballast has minimum start temperature of 0° F, suitable for most exterior
applications.

•

Interior family fixtures available to carry a consistent lighting design
throughout a project.

•

Technical Notes

Electrical
HID versions have remote ballasts easing maintenance and installation by
allowing for the consolidation of ballasts.

•

ETL listed to UL standards (US and Canada) for use in wet locations.•
Integral electronic fluorescent ballast utilizes the latest energy-saving
technology to maintain consistent color temperature, CRI and lumen
maintenance, while eliminating the need for remote mounting and
simplifying installation.

•

SPI uses strict quality guidelines in LED selection to ensure the white LED's
we use meet or exceed ANSI Binning Standards (ANSI C78.733).

•

EMR option is damp location listed, must be mounted in interior location.•
Lamping/lamp

Fluorescent lamps are 3500K unless specified.•
L70 life = 50,000 +  hours.•

Mounting
Mounts to standard 4" octagonal junction box•

Additional Documents

Color Chart (http://www.spilighting.com/PDFs/SPI_Color_Chart.pdf)
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SPILIGHTING® Te l (262)242 1420 contact @spilighting.com Current as of 08/28/16. Design modification rights reserved.

MODEL NUMBER LIGHT SOURCE FINISH VOLTAGE LAMP OPTIONS

Not all options are available in all configurations, consult factory for details.

Light Source Photometry

L10.8W White 10.8W 3.2W/6" LED Light Engine
Delivered Lumens:

L21.5W White 21.5W 6.4W/6" LED Light Engine
Delivered Lumens:

1F32 1CFTR32W/GX24q

1F42 1CFTR42W/GX24q

2F13 2CFQ13W/G24q

2F26 2CFQ26W/G24q

1M70 1PSCMH70/ED17/MED/C/U ITL50989

1M100 1PSMH100/ED17/MED/C/U ITL50989

1M150 1PSMH150/ED17/MED/C/U ITL50989

1N100 1 1INC100W/A19

Voltage

120-277V Universal Voltage

120V 120 Volt

277V 277 Volt

347V 347 Volt

Lamp Options

3000K 3000K CCT

DML 2 0-10V Dimming

3500K 3500K CCT

4000K 4000K CCT

EMR Emergency Ballast Remote

1 Incandescent/Quartz Lamp(s) Not Included
2 DML with LED light eng ine only.

Painted Finishes

PT01 Super White

PT02 White

PT03 Morning Light

PT04 Warm White

PT05 Putty

PT06 Warm Beige

PT07 Light Taupe

PT08 Medium Taupe

PT09 Medium Gray

PT10 Dark Gray

PT11 Black

PT12 Dark Chocolate

PT13 Warm Gray

PT14 Light Gray

PT15 Sage

PT16 Spruce

PT17 Red

PT18 Deep Red

PT19 Blue

PT20 Dark Green

PT21 Pearl White

PT22 Platinum

PT27 Deep Copper

PT28 Dark Stainless

PT29 Red Brass

PT31 Medium Bronze

PT32 Dark Bronze

PT33 Dark Blue

PT40 Yellow

PT41 Orange

PT42 Sky Blue

PT43 Teal

PT44 Green

PT45 Purple

PT46 Aluminum

PT47 Deep Red Brass

PT48 Brass

PT49 Bronze

PT51 Matte White

Metal and Plated Finishes

BAL Brushed Aluminum

BBR Brushed Brass

ATBR Antique Tinted Brass

DTBR Dark Tint Brass

CU Natural Copper

AEW8094



Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

Tab 6 

DRAFT HOA DECLARATION 



DECLARATION OF COVENANTS, 

RESTRICTIONS, EASEMENTS AND  

PARTY WALL RIGHTS FOR 

BONNIE BRAE TOWNHOMES 

HOME OWNERS ASSOCIATION 

1101-1111 BONNIE BRAE PLACE 

RIVER FOEST, ILLINOIS 60305 

THIS DECLARATION is made this _____ day of ___________________ by Bonnie Brae 
COnstruction, LLC, an Illinois Limited Liability Company (“The Declarant”) 

RECITALS: 

THIS DECLARANT is the Owner in fee simple of the tract of land in the Village of River Forest, County 
of Cook and State of Illinois, said land being referred to as the “Townhomes” or “Lot” or “Lots”, and more fully 
described on Exhibit “A”. 

The Townhomes consist of  ninetinen (19) single-family residences, having one or more party walls, 
(herein referred to as the “parcels”), which are to be and/or have been constructed on the following land; herein 
referred to as the “Development Site”.   

  

Legal Description: 

1001-07 Bonnie Brae Place 
LOTS 15 AND 16 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE SUBDIVISION OF 
BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK PARK BEING A SUBDIVISION 
OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 1/3 OF THE WEST ½ OF SAID 
SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, RANGE 12 EAST THE THIRD PRINCIPAL 
MERIDIAN, IN COOK COUNTY, ILLINOIS 

Commonly known as:  1101-1107 Bonnie Brae Place, River Forest Illinois 60305 
P.I.N.’s (undivided and underlying):   15-01-403-020-0000; 15-01-403-021-0000  

1111 Bonnie Brae Place 

LOT 14 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE SUBDIVISION OF BLOCKS 
1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK PARK BEING A SUBDIVISION OF THE 
EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 1/3 OF THE WEST ½ OF SAID SOUTHEAST ¼ OF 
SECTION 1, TOWNSHIP 39 NORTH, RANGE 12 EAST THE THIRD PRINCIPAL MERIDIAN, IN COOK 
COUNTY, ILLINOIS 

Commonly known as:  1111 Bonnie Brae Place, River Forest Illinois 60305 

P.I.N.’s (undivided and underlying):   15-01-403-019-0000  

and as more fully described on: 
Exhibit “A” the Survey 
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 WHEREAS, substantial sums of money have been expended by the Declarant to create an architectural 
style and design for consistency and compatibility of the Townhomes to each other and to the remainder of the 
neighborhood in general. 

WHEREAS, the Declarant intends to convey the Townhomes to individual or multiple purchasers who will 
accept title to said Townhomes subject to the terms and conditions of this Declaration. 

THE PURPOSES OF THIS DECLARATION ARE AS FOLLOWS: 

  A. To provide for the conservation of the values and amenities of the Townhomes. 

 B. To provide for the conservation and enhancement of the values of all residences 
comprised by the Townhomes and for the conservation of the integrity, character and architectural uniqueness of 
said residences. 

  C.  To establish the terms of party wall / party floors agreements relative to the shared walls 
and floors of the Townhomes. 

  D. To create cross easement among the Townhome units in order to facilitate ease of access 
to and maintenance off the individual and the Home Owners Association properties. 

NOW, THEREFORE, the Declarant hereby declares that the Townhomes shall hereafter be held, 
transferred, sold, conveyed, occupied, mortgaged and encumbered subject to the covenants, conditions, restrictions, 
easements, hereinafter set forth, all of which shall run with the land and are or shall be binding on all parties having 
any interest in the Townhomes or any part thereof and shall inure to the benefit of each owner thereof. 

ARTICLE I 

DEFINITIONS 

 1.1 MEANINGS: As used herein (unless the context shall prohibit), the following words shall have 
the following meanings: 

 A. Declarant:  Bonnie Brae Construction, LLC, an Illinois Limited Liability Company  

  B. Townhomes: The BONNIE BRAE TOWNHOMES HOME OWNERS 
ASSOCIATION is located 1101-1111 Bonnie Brae Place, River Forest, Illinois 60305, as described above. 

 C. Party Wall/Floors:   The demising wall and floors that exists between two (2) Townhomes. 

 D. Dwelling Unit: One (1) housing unit or residence in each Townhome, consisting of a group of 
rooms within the demising walls.  As more fully described on Exhibit “A”. 

 E. Occupant: A person or persons in lawful possession of a dwelling unit. 

 F. Guest:  An invitee or visitor of any occupant of a dwelling unit. 

 G. Owner:  A record owner, whether one or more persons or entities (including the 
Declarant), of a fee simple title to any lot upon which a Townhome is constructed, but excluding those having such 
interest as security for the performance of an obligation. 

 1.2 FEE SIMPLE INTEREST: The Townhomes which are subject to the Declaration are 
considered to be fee simple units and the purpose of this Declaration is limited solely to the matters set forth herein 
as they relate to easements, party walls and restrictions, affecting the fee simple interest of the owners of said 
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Townhome units.  The owners of the Townhome shall also have an interest in the Association as specified in Article 
VIII herein. 

ARTICLE II 

EASEMENTS 

2.1 MISCELLANEOUS UTILITIES: Where any pipes, wires, conduits and public utility 
lines lie within the boundaries of a Townhome Lot, any portions thereof servicing only that lot shall be deemed a 
part of that lot.  Each Townhome has been provided with its own electric and telephone service.  Easements are 
hereby declared and granted for utility purposes, including the right to install, lay, maintain, repair and replace water 
mains and pipes, sewer lines, gas mains, telephone wires and equipment and electrical conduits, wires and 
equipment, over, under, along and on any part of the Townhome Lots, including the temporary parking of service 
vehicles for emergency purposes except for those areas upon which any improvements lie, as they exist on the date 
of the recording hereof. 

2.2 VILLAGE OF RIVER FOREST EASEMENT: An easement is hereby granted to the Village  
of  River Forest to go upon the Townhome Lots at any time for the purpose of maintenance, replacement and repair 
of water, sewer and any other facilities as may be under the control of the said Village. 

2.3 CONSTRUCTION EASEMENT:  Declarant reserves for itself and each owner an 
easement and right to overhang and encroach upon, over and on any portion of adjacent Townhomes with a roof, 
portico, retaining wall or other projections, appurtenance or fixture to any building situated on a lot as the same 
exists on the date of the recording hereof, but not otherwise, together with the right to go upon each such portion of 
an adjacent Townhome for the purpose of reconstructing, repairing, maintaining, inspecting or replacing such roof, 
portico, retaining wall or other projection, appurtenance or fixture to any such building.  In the event that, by the 
reason of the construction, settlement or shifting of any building as originally constructed or as now existing, any 
part of a residential unit encroaches or shall hereafter encroach upon any part of or any Townhome lot, or, if by 
reason of the design or construction of utility and ventilation systems, any main pipes, ducts or conduits serving 
more than one Townhome Lot encroach or shall hereafter encroach upon any part of any Lot, valid easements for the 
maintenance of such encroachment, are hereby established and shall exist for the benefit of such Lot, so long as all 
or any part of the building in which such Townhome is located shall remain standing, provided, however, that in no 
event shall a valid easement for any encroachment be created in favor of any owner if such encroachment or use is 
detrimental to or interferes with the reasonable use and enjoyment of the adjacent Townhome by the other owners 
and if it occurred due to the willful conduct of any owner. 

2.4 ACCESS EASEMENT:  Declarant reserves for itself and each Owner an easement and 
right of access upon and through any and all areas under the ownership and control of the Home Owner Association 
and any and all areas that may be owned by the individual Owners, but which are outside of the walls of the 
individual Townhome units.  Such rights and easements shall not extend to the balconies accessible only from inside 
of a Townhome unit and to the parking spaces owned by individual Owners. 

2.4 EASEMENT IN PERPETUITY:  All easements and rights described herein are 
easements appurtenant, running with the land, and shall inure to the benefit of and be binding on the undersigned, its 
successors and assigns and any owner, purchaser, mortgagee or other person having an interest in said land, or any 
part or portion thereof. 

2.5 REFERENCE TO EASEMENTS: Reference in the respective deeds of conveyance, or 
in any mortgage or trust deed or other evidence of obligation, to the easements and rights described in this 
Declaration, shall not be required, but any such reference in an instrument, if contained therein, shall be sufficient to 
create and reserve such easements and rights to the respective grantees, mortgagees and trustees of such parcels as 
fully and completely as though such easements and rights were recited fully and set forth in their entirety in such 
documents. 

2.6 EASEMENT FOR UNINTENTIONAL ENCROACHMENTS:  In the event that, by 
reason of construction, settlement or shifting of any Dwelling Unit or Units located on any Townhome Lot 
encroaches or shall hereafter encroach upon any portion of any other Townhome Lot which is not owned by the 
Owner of the Dwelling Unit or Units so encroaching, valid easements for the maintenance of such encroachment are 
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hereby established and shall exist for the benefit of the Owner of the Dwelling Unit or Units so encroaching; 
provided, however, that in no event shall a valid easement for any encroachment be created in favor of any Owner if 
such encroachment or use is detrimental to or materially interferes with the reasonable use and enjoyment of the 
Townhome Lot burdened thereby or such encroachment results from the willful conduct of the Owner of the 
Dwelling Unit or Units so encroaching. 

ARTICLE III 

RESTRICTIONS 

3.1 EXTERIOR: Declarant has taken great care and expended substantial sums to create an 
architectural design and style reflecting continuity of the Townhomes with each other and neighborhood in general.  
Accordingly, any structural or physical alterations or modifications to the exterior or structure of the Townhome is 
expressly prohibited.  This prohibition includes, but is not limited to, the masonry and wooden portions, as well as 
doors, windows and rooflines. 

3.2 ADDITIONS: Declarant has caused the design of the Townhomes to provide for a maximum 
amount of living space in proportion to the size of the lot upon which the Townhome is constructed.  Accordingly, 
no additions or structures or other enclosures may be constructed on the Townhomes, or the lots, which they occupy. 

3.3 INSURANCE: No owner shall permit anything to be done or kept in the Townhome which will 
result in the increase in the rate charged or in the cancellation of any insurance carried by any other Townhome 
owner, or which would be in violation of any law. 

3.4 NOXIOUS USE:  Nothing shall be done in any Townhome of a noxious or offensive 
nature, nor shall any outside lighting or loudspeakers or other sound producing devices be used which will interfere 
with the quiet use and enjoyment of other adjacent Townhome owners.  Townhome owners shall be prohibited from 
using the areas located under the overhangs and soffits above common areas of the Townhome for open fires, 
barbecues, or other flammable uses.  Waste shall be kept in sanitary containers.  The interior and exterior of the 
Townhomes shall be maintained by the owner in a clean, sanitary and attractive condition.  Owners shall also 
maintain, cultivate and keep in good condition all trees, grass, shrubs and other landscaping. 

ARTICLE IV 

PARTY WALLS / PARTY FLOORS AND COMMON ROOF AND OTHER ELEMENTS 

4.1 DESCRIPTION: Each Townhome has either one (1) or two (2) party walls and/or party 
floors comprising the side demising walls and floors of the dwelling unit as shown on Survey Exhibit “A” and 
running in either East-West direction or a North-South direction.  Said party walls are constructed of either masonry 
or of wood frame and plasterboard materials.  The wall separating one Townhome from another is herewith declared 
as a party wall.   

 4.2 DECLARATION:  

  A. The party wall separating two (2) Townhomes shall be for the exclusive use and benefit 
of the Townhomes that share said wall or floor, their respective owners, heirs, legal representatives, successors and 
assigns subject to the terms of this Declaration. 

  B. Each of the owners of the Townhomes sharing a party wall may use said party wall in any 
manner which shall not materially interfere with the use and enjoyment thereof by the other. 

  C. Any and all costs and expenses necessary for the maintenance of and preservation of the 
party wall to keep it in good condition and repair shall be borne equally between the Townhome owners who share 
said party wall; provided, however, that if at any time, the Townhome on one side of the party wall has been 
removed, the owner of the Townhome that shared said wall that remains shall bear the sole cost of so maintaining 
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and preserving the party wall after the owner of the Townhome that was removed has performed the necessary 
construction to allow said remaining wall to be a proper exterior wall in accordance with the requirements of the  
City of Chicago then in affect. 

  D. Declarant hereby sets forth that if it shall hereafter become necessary or desirable to 
repair or replace the whole or any portion of a party wall, the expenses of such repairing or rebuilding shall be 
shared equally by the Townhome owners who share said party wall, and whenever the party wall, or such portion 
thereof shall be rebuilt, it shall be erected in the same location and on the same line, and be of the same size, and the 
same or similar material, and of like quality with the present party wall,  except where said party wall shall no longer 
be a shared party wall, but becomes an exterior wall, then in that case, the material and quality shall be similar to the 
material and design of the other exterior walls on the Townhomes. 

 Notwithstanding anything herein contained to the contrary, it is further agreed that in the event of damage 
or destruction of a party wall from any cause, other than the negligence of either of the Townhome owners sharing 
said party wall other than on account of fire or other casualty to one of the Townhomes sharing said party wall either 
of the parties sharing said party wall shall have the right to repair or rebuild the party wall and (i) the expense 
thereof shall be apportioned as hereinabove provided, and (ii) each Townhome owner shall have the full use of the 
party wall so repaired or rebuilt.  If damage to or destruction of the party wall shall have been caused by loss by fire 
or other casualty to the property of, or by the negligence of one party sharing said party wall such party shall bear 
the entire cost of repair or rebuilding.  If either party sharing said party wall shall neglect or refuse to pay his share 
as aforesaid, the other party may have the party wall repaired or rebuilt and, in addition to any other remedy 
available to him by law, shall be entitled to have a mechanic’s lien on the premises of the party so failing to pay in 
the amount of such defaulting party’s share of the repair or rebuilding costs.  Any repairing or rebuilding done 
hereunder shall be performed timely and in a good and workmanlike manner and to the extent possible, 
accomplished without interruption to the normal usages of the Townhomes which share said party wall, party floor 
and/or roof. 

  E. Each Townhome owner sharing a party wall is licensed by the other Townhome owner 
who shares said wall, upon reasonable notice and/or proof of need, to enter upon the other parties premises for the 
limited and express purpose of erecting, repairing or rebuilding of the party wall, party floor and/or roof as herein 
provided; provided, however, that no such erecting repairing or rebuilding shall impair the then existing structural 
integrity of the others Townhome.     
  
  F. All references to party walls contained herein shall also apply to the gutters, scuppers and 
downspouts which run along, upon or within said party walls and/or roof, and the portion of this Declaration relating 
to party walls shall also relate to said gutters, scupper and downspouts as well.     

  G. In the event the Townhome of one party is no longer connected to the party wall, the 
other owner, at such time as it removes and disconnects its Townhome from the party wall, shall demolish and 
remove the party wall at its sole cost and expense, leaving said wall in suitable condition to remain as an exterior 
wall, and then and thereafter this party wall agreement shall terminate and neither party shall have any right, duty or 
obligation hereunder (except to fulfill his obligations hereunder which shall have accrued up to and including the 
date of such termination). 
  
  H. The benefits and burdens of the covenants herein contained shall annex to and be 
construed as covenants running with the aforesaid parcels or Lots herein described and shall bind the respective 
parties hereto and their respective heirs, legal representatives, successors and assigns. Nothing herein contained, 
however, shall be construed to be a conveyance by either party of his respective rights in the fee of the real estate in 
which the party wall shall stand. 

  I. To the extent not inconsistent with the provisions of this Article, the general rules of law 
regarding party walls and liability for property damage due to neglect or willful acts or omissions shall apply 
thereto.  

 4.3 COMMON EXPENSES:  The cost of reasonable repair, maintenance and restoration, 
including, but not limited to, of the driveways, concrete walks, common stairs, landscaping, snow removal, etc. of 
the lots upon which the Townhome project is constructed, shall be shared equally by the owners of the lots 
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irrespective of the ownership, subject however, to the right of the owner to call for another owner to pay a greater 
share under any rule of law regarding any liability for negligence of willful acts or omissions.    
  
 4.4 PUBLIC LIGHTING: Each townhome unit is provided with exterior lights.  In order to 
provide adequate public lighting, each Owner is hereby obligated to have all of the exterior light located at ground 
level to stay “ON” from dusk to dawn.  Since every Owner has the same responsibility for providing public lighting, 
no compensation for the cost of electricity will be made by the Association to individual Owners.  Each owner shall 
keep the exterior lights in good repair and replace light bulbs as necessary. 

 5.1 RECONSTRUTION: In the event that any Townhomes shall be damaged or destroyed by 
fire, any casualty or any other cause or event whatsoever, the owner thereof shall cause it to be repaired, restored or 
rebuilt as the case may be, as rapidly as reasonably possible, to the condition as near as possible in which such 
property was immediately prior to such damage or destruction   

  
 5.2 INSURANCE COVERAGE: To insure the prompt repair, restoration or rebuilding of any 
Townhome damaged or destroyed by fire or other casualty, each owner shall maintain in full force from time to time, 
insurance covering the Townhome owned by him, consisting of, or providing all the protection afforded by, at least, 
the insurance now generally described as fire, extended coverage, vandalism and malicious mischief, to 100% of the 
full insurable value thereof, with loss payable on the basis of the cost of replacement without deduction without 
depreciation. 

  Coverage shall be obtained for any liability resulting from the use of the common access by a unit 
owner and/or invitees or guests thereof. The Homeowners Association shall be named as a loss payee under said 
liability provisions to the extent the Association has maintenance responsibilities thereon. 

  The unit owner shall provide the Association with a copy of the annual unit policy. An Owners 
failure to obtain said insurance shall allow the Association to purchase said insurance, if available for the non 
insured Unit, to cover liability for damage to the other units resulting from or caused by defects in or non repair, 
negligence or other action or non action by the non covered Unit Owner. The Association shall be deemed in such an 
event to have an insurable interest in the uninsured Unit and shall have the power and authority to charge the 
uncovered Unit Owner the cost of said insurance coverage and to place a lien on said Unit for the cost thereof 
including attorneys fees and court costs resulting from any collection process required to obtain reimbursement. 

ARTICLE VI 

MISCELLANEOUS AND EXECUTION 

 6.1 NON WAIVER OF COVENANTS: No covenant, restriction, condition, obligation or 
provision contained in this Declaration shall be deemed to have been abrogated or waived by any reason of failure to 
enforce the same, irrespective of the number of violations of breaches which may occur. 

 6.2 SUCCESSORS AND ASSIGNS: Each grantee of the Declarant, and each subsequent grantee, 
by the acceptance of a deed of conveyance, and each purchaser under any contract for such deed of conveyance, 
accepts said deed or contract subject to all restrictions, conditions, covenants, easements, liens and charges, and the 
jurisdiction, rights and powers crated or reserved by this Declaration and shall be deemed to have agreed to perform 
all undertakings and to be bound by all agreements and covenants imposed on him by this Declaration. All rights, 
benefits, privileges of every character hereby granted, created, reserved and Declared and all impositions and 
obligations hereby imposed shall be deeded and taken to be covenants running with the land, and shall bind any 
person having at any time any interest or estate in the property, and shall inure to the benefit of such grantee or 
purchaser in like manner as though the provisions of this Declaration were recited and stipulated in length in each 
and every deed of conveyance. All rights granted specifically to Declarant under this Declaration shall be binding 
upon the successors and assigns of Declarant, provided, however, that the owners shall not be deemed to be the 
successors and assigns of the Declarant for the purpose of this paragraph.  

 6.3 ENFORCEMENT: Any violation on the part of an owner of any of the restrictions, 
covenants, terms or conditions of this Declaration to be kept, observed or performed by him and which will or is 
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likely to result in damages which are irreparable or impossible of ascertainment, then any other owner is hereby 
granted the right to prevent or remedy any such threatened or actual violation on the part of any owner, or the further 
continuation of any such violation, as the case may be, by means of injunctive proceedings or other legal remedies. 
The various rights and remedied hereby granted shall be in addition to all other rights and remedies which may be 
available.  All said rights and remedies may be exercised either concurrently or consecutively or partly concurrently 
or partly consecutively, as the case may be. 

 6.4 SURVIVAL: If any term, provision, covenant, easement, agreement or condition in this 
Declaration shall be held invalid, whether in general or as to any particular situation or circumstance, the remainder 
of this Declaration and the applicability to any other situation or circumstances, as the case may be, shall not be 
invalidated or terminated thereby, but shall remain in full force and effect to all intents and purposes as though such 
invalid term, provision, covenant, easement, agreement or condition had never been. 

 If any of the covenants or rights created by this Declaration would otherwise violate (a) the rule against 
perpetuities or some analogous statutory provision, or (b) any other statutory or common law rules imposing time 
limits, then such provision shall continue only until twenty-one (21) years after the death of the survivor of the now 
living lawful descendants of the incumbent President of the United States of America. 

 6.5 GENDER OF TERMS; NUMBERS: As used in this Declaration, the masculine shall mean 
the feminine or neuter and singular mean plural where the context requires to preserve the making of the appropriate 
provision. 

 6.6 SUPERIORITY: Anything herein to the contrary notwithstanding, nothing contained herein shall 
be construed to supersede any ordinance of the Village of Oak Park, Illinois, affecting the property or any portion 
thereof. 

 6.7 NO PERSONAL LIABILITY OF DECLARANT: This Declaration is executed by Declarant 
only in its corporate capacity. 

 6.8 LAWS OF ILLINOIS: This Agreement shall be construed in conformity with the law of the 
State of Illinois and in accordance with the usage in said State of Illinois regarding party walls. 

 6.9 MODIFICATIONS: This Agreement contains all the terms, conditions and covenants 
relating to the Townhomes described herein and no modifications, waivers, variations, or releases of the duties and 
obligations under this Agreement shall be binding unless made in writing and signed by the Townhome owners 
affected herein.  In the event any modifications of this Agreement is desired as it relates to exterior modifications to 
any of the Townhomes as set forth in Article 3.1 hereof, then, in that event, the affected Townhome owners shall be 
construed as all of the Townhome owners. 

 6.10 NOTICE: Any notice required or desired to be given under the provisions of this 
Declaration to any owner shall be deemed to have been properly delivered when the deposited in the U.S. Mail, 
postage prepaid, directed to the last known person who appears as an owner or other person, at the last known 
address for each such person which is publicly listed if other than address of the Townhome. 
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ARTICLE VII 

RIGHTS RESERVED TO DEVELOPER 

 7.1 DEVELOPER’S PROMOTIONAL RIGHTS: The right is reserved to the Developer to 

place and maintain on any area of the Parcel or Development Site, with the exception of a Townhome Lot which has 
been sold and conveyed or sold on Contract, or sold pursuant to an installment Contract or Articles of Agreement for 
Deed, to an Owner, all model Dwelling Units, construction trailers, sales offices, fencing, flag poles, advertising 
signs, banners and lighting in connection therewith and other promotional facilities at such locations and in such 
forms as shall be determined by Developer for construction, sales and leasing purposes.  There is also reserved to the 
Developer, its agents, employees and prospective purchasers and tenants, the right of ingress, egress and transient 
parking in and through the Parcel and Development Site for such sales and leasing purposes.  The Developer also 
reserves the right to maintain on the Parcel and Development Site for such sales and leasing purposes without charge 
(a) a general office for the purpose of exercising the rights reserved in Paragraph 7.1 and 7.2 hereof, (b) a general 
construction office for Developer’s contractors and subcontractors and appropriate parking facilities for the 
employees of Developer’s agents and contractors.  Developer’s aforesaid reserved rights shall continue for so long 
as Developer is engaged in the construction, sale or leasing of Dwelling Units on any portion of the Development 
Site. 

 7.2 DEVELOPER’S EASEMENTS: The Declarant reserves unto itself, the Developer, a non-
exclusive easement to, through, over, under and across the Development Site and all portions thereof for the purpose 
of implementing the overall development of the Development Site, including, without limitation, the planning, 
construction, marketing, leasing, management and maintenance of improvements in any portion of the Development 
Site.  Such easement shall continue for a period of ten (10) years from the date of this Declaration unless Developer, 
by written notice to the Association, elects to terminate such rights prior to such date.  All rights and easements in 
favor of the Owner created by this Declaration shall be subject and subordinate to the afore described development 
rights and easements of Developer, whether or not inconvenience to any Owner shall result therefrom.  The rights 
and easements reserved pursuant to this Section 7.2 and Section 7.3 shall inure to the benefit of the Developer, the 
Declarant, their respective successors and assigns, including any successor to or assignee of the Developer’s rights 
under this Declaration. 

 7.3 RIGHTS OF DEVELOPER TO MAKE DEDICATIONS, TO GRANT ACESS AND 
UTILITY EASEMENTS END TO EXPAND THE DEVELOPMENT SITE:  As used in this Paragraph 
7.3, the term “utilities” means all public and private utility conduits, wires, ducts, pipes, cables and other lines, and 
all associated equipment, which serve the Development Site, including, without limitation, those for the 
transmission and/or distribution of water, electricity gas, telephone, sewage, drainage and television and other 
electronic signals.  Said term also includes all standpipes, hydrants, pumps, equipment vaults and other structures 
and facilities for the provisions of fire protection services.  
Declarant and Developer hereby reserve the following rights and easements: 
 A. To dedicate streets and street lights, walks, malls, parkways, parkland, drives, open space and 
water rights to any governmental authority and to make such other dedications as may be required to implement the 
ordinances of any governmental authority from time to time applicable to the Parcel or Development Site and to the 
public improvements thereon and to install, provide and service all utilities on and to provide vehicular and 
pedestrian access to the Development Site. 
   

ARTICLE VIII 

ASSOCIATION 

 8.1 The Developer after execution and recordation hereof, or the Purchasers upon the sale of all 
Dwelling Parcels, may cause a non-profit corporation to be incorporated under the laws of the State of Illinois or a 
non-profit unincorporated association to be formed, to be called the  “BONNIE BRAE TOWNHOMES HOME 
OWNERS ASSOCIATION”, or a name similar thereto to represent this “Common Interest Community”, and upon 
the formation of such non-profit corporation or association (hereinafter sometimes referred to as the “Association”) 
every owner of a Dwelling Parcel or beneficiary under a title-holding land trust, shall become a member therein.  
Each such owner, including the beneficiary of any such title-holding land trust, shall be entitled to one vote per unit 
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based on that unit’s percentage interest in the square footage of the project on each matter submitted to a vote of the 
members for each Dwelling Parcels owned by him or it, except that where title or beneficial interest to a Dwelling 
Parcel is in more than one person, such co-owners acting jointly shall be entitled to but one vote. 

 8.2 The direction of the Associations hall be vested in a Board of Directors (hereinafter sometimes 
referred to as the “Board of Directors”) consisting of three (3) members, each of whom shall be an owner, to be 
elected by majority vote of the owners, with cumulative voting permitted.  The Board of Directors, upon majority 
vote, may elect such officers from among the owners as they shall deem necessary and appropriate for the conduct 
of the affairs of the Association.  

 8.3 At the direction of the majority of the Board of Directors, all Dwelling Parcels may be subject to 
an assessment to be reasonably and fairly determined by the Board of Directors to cover such items, including, but 
not limited to, maintenance of roof, driveways, concrete walks, common stairs, balconies, landscaping and snow 
removal.   The aforesaid charges or assessments shall be paid by the respective owners when billed by the Board of 
Directors and if an owner is in default in making any such payment for ten (10) days, the Association or any owner 
may bring proceedings at law or in equity against such owner to collect same by suit, there shall be added to the 
amount due the costs of such suit together with interest and reasonable attorneys’ fees, to be fixed by Court Order.  
All remedies provided in the Forcible Entry and Detainer Act of the State of Illinois are incorporated herein by 
reference for the collection of assessments herein. 

ARTICLE IX 

GENERAL 

 9.1 AMENDMENTS BY DECLARANT: Prior to the sale of the fifth (19th) Townhome Unit, 
the Declarant or its successors and assigns shall have the right to change or modify this Declaration; and provided 
that except as may be provided in this Declaration, such amendment shall be executed only to (i) comply with the 
requirements of the Federal Home Loan Mortgage Corporation, the Veterans Administration, the Federal National 
Mortgage Association, the Federal Housing Authority or any similar entity, (ii) comply with any statutes, laws or 
ordinances, or (iii) correct clerical or typographical errors.  In furtherance of the foregoing, a power coupled with an 
interest is hereby reserved and granted to the Declarant to make any change or modification as authorized hereunder 
on behalf of each Owner as attorney-in-fact for such Owner.  Each Deed, Mortgage, Trust Deed, or other evidence of 
obligation affecting a Townhome Lot and the acceptance thereof shall be deemed to be a grant and acknowledgment 
of and a covenant and reservation of the power of the Declarant as aforesaid.  Such amendment shall become 
effective upon recording in the office of the Recorder of Deeds for Cook County, Illinois. 

 9.2 AMENDMENT BY THE OWNERS:  

  A. The provisions of this Declaration may be amended by an instrument executed and 
acknowledged by and approved by the Owners of not less than ten (10) of the Townhome Lots which are subject to 
the provisions of this Declaration, and shall contain an Affidavit signed by all Owners approving the Amendment, 
certifying that a copy of the amendment has been mailed by certified mail to all mortgagees having bona fide liens 
of record against any Townhome Lots, no less than five (5) days prior to the date of such Affidavit.  No amendment 
affecting the right of the Holder of any first mortgage or trust deed on a Townhome Lot shall be made without the 
consent of such mortgagee or holder.  No amendment shall be effective unless recorded in the office of the Recorder 
of Deeds of Cook County, Illinois. 

  B. Those provisions of this Declaration relating to the rights, privileges or obligations of the 
Declarant or the Developer may only be amended upon the prior written consent of the Declarant or Developer.  
This Declaration may be amended by Declarant in any manner prior to the conveyance of any Townhome Lot to any 
other Owner.  

 9.3 SEVERABILITY: Invalidation of all or any portion of any of the covenants, restrictions, 
easements, conditions, reservations, liens and charges imposed by this Declaration, by legislation, judgment or court 
order shall in no way affect any other provisions of this Declaration, all of which shall remain in full force and 
effect. 
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 9.4 ENFORCEMENT: Enforcement by any Owner of the covenants and restrictions contained 
in this Declaration shall be had by any proceeding at law or in equity against any person or persons violating or 
attempting to violate any such covenant or restriction, either to restrain violation or to recover damages, and against 
the land to enforce any lien created by these covenants; and failure by any Owner to enforce any covenant or 
restrictions shall in no event be deemed a waiver of the right to do so thereafter. 

 9.5 NOTICES: Any notice required to be sent to any Owner under the provisions of this 
Declaration shall be deemed to have been properly sent when mailed, postage prepaid, to the last known address of 
such Owner as it appears on the records of Cook County Recorders of Deeds at the time of such mailing. 

 9.6 TITLE HOLDING LAND TRUST: In the event Title to any Townhome Lot is conveyed 
to a Title Holding Trust, under the terms of which all power of management, operation and control of such 
Townhome Lot remain vested in the trust beneficiary or beneficiaries, then the beneficiaries thereunder from time to 
time shall be responsible for payment of all obligations, liens or indebtedness and for the performance of all 
agreements, covenants and undertakings chargeable or created under this Declaration against such Townhome Lot.  
No claim shall be made against any such title holding trustee personally for payment of any lien or obligations 
hereunder created and the trustee shall not be obligated to sequester funds or trust property to apply in whole or in 
part against such lien or obligation.  The amount of such lien or obligations shall continue to be a charge or lien 
upon such Townhome Lot and the beneficiaries of such trust notwithstanding any transfers of the beneficial interest 
of any such trust or any transfers of title to such Townhome Lot. 

 9.7 DURATION: The covenants, restrictions, conditions, reservations, liens and charges imposed 
or established by or created under this Declaration shall run with and bind the land for a period of forty (40) years 
from the date of recording of this Declaration and may be enforced by any owner through any proceeding in law or 
in equity.  Failure by any Owner to so enforce shall in no event be deemed a waiver of the right to do so thereafter.  
After the expiration said forty (40) years period, all of such covenants, restrictions, conditions, reservations, liens 
and charges shall continue to run with and bind the land for successive periods of ten (10) years each unless 
revoked, changed or amended in whole or in part, by an instrument in writing which is executed by the Owners of 
not less than two-thirds of the Townhome Lots and recorded in the office of the Recorder of Deeds for Cook County, 
Illinois. 

 9.8 CAPTIONS: The Article and Paragraph headings are intended for convenience only and shall 
not be construed with any substantive effect in this Declaration. 

 THIS DECLARATION is executed by the undersigned as a corporate entity. 

 THIS DECLARATION,  is executed by the undersigned Manager,  not personally, but as Manager as 
aforesaid; and it is expressly understood and agreed by the parties hereto, anything to the contrary notwithstanding, 
that each and all of the covenants, undertakings and agreements herein made are made and intended, not as personal 
covenants, undertakings and agreements of the Manager named and referred to in said Declaration for the purpose of 
binding it personally, but this instrument is executed and delivered by Bonnie Brae Construction, LLC, a limited 
liability company.   
  
 IN WITNESS WHEREOF, the Bonnie Brae Construction, LLC hereto has caused these presents to be 
signed the day and year first above written. 

     By: _______________________________________ 
      As Manager of Bonnie Brae Construction, LLC 

 STATE OF ILLINOIS )    
     COUNTY OF COOK ) ss: 

  I,_________________________________, a Notary Public, in and for and residing in said Count 
and State, DO HEREBY CERTIFY THAT_______________________, Manager of Bonnie Brae Construction, 
LLC who is personally known to me to be the same person whose name is subscribed to the foregoing instrument as 
such Manager, respectively, appeared before me this day in person and acknowledged that he signed and delivered 
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said instrument as his own free and voluntary act and as the free and voluntary act of said Limited Liability 
Company, as Manager as aforesaid for the uses and purposes therein set forth; and the said Manager then and there 
acknowledged that said Manager’s own free and voluntary act and as the free and voluntary act of said Limited 
Liability Company for said uses and purposes therein set forth.  

  GIVEN under my hand and notarial seal this _________ day of ______________________, 20__ 
  
                    ________________________________  
                     Notary Public 
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EXHIBIT “A” 
BONNIE BRAE TOWNHOMES HOMEOWNERS ASSOCIATION 

1101-1111 Bonnie Brae Place, River Forest, Illinois 60305 
THE SURVEY 

ATTACHED HERETO AND INCORPORATED HEREIN 
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Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

Tab 7 

TENTATIVE DEVELOPMENT SCHEDULE 



Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

PROPOSED DEVELOPMENT SCHEDULE 

  Estimated Start  Estimated End 

Permit Acquisition   April, 2020   June, 2020 

Site demolition   July 2020   July 2020 

Site work and Utilities   August 2020   August 2020 

Foundations    September 2020  October 2020 

Framing/Masonry   November 2020  February 2021 

Mechanicals    December 2020  May 2021 

Interior Construction   May 2021   August 2021 

Exterior Construction   October 2020   November 2021 

     

Project Close Out       January  2022 

   



Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

Tab 8 

STATEMENT OF RESPONSIBILITY 
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TRAFFIC STUDY 



 

 

Traffic Impact Study 
 
 
To:  Art Gurevich 
  Bonnie Brae Construction, LLC 
 
From:  Bill Grieve, P.E., PTOE 
  Senior Transportation Engineer 
 
  Antonio Maravillas, E.I.T. 
  Transportation Engineer 
 
Date:  December 17, 2019 
 
Subject:  Proposed Residential Development 
  1110 Bonnie Brae – River Forest, Illinois 
 
 
Part I.  Project Context and Summary Statement 
 

Gewalt Hamilton Associates, Inc. (GHA) has conducted a Traffic Impact Study (TIS) for the above captioned 
project. As proposed, 19 townhomes would be constructed on the northeast corner of the Bonnie Brae 
intersection with Thomas Street in River Forest, Illinois.  
 
The following summarizes our TIS findings and provides various recommendations for your consideration. 
Exhibits and Appendices referenced are centrally located at the end of this document. Briefly summarizing, we 
believe that the development traffic can be accommodated on the adjacent streets. Reasons include: 
 
¾ The site is served well by all modes of transportation, including major streets and CTA/Pace bus routes 

which provide easy accessibility to the CTA Green Line and the Metra Union Pacific West Line. 
¾ Per US Census data, the townhomes will generate a significant portion of non-auto trips, about 30%. 

This trip discount was not taken to help ensure that the maximum site traffic impacts were tested.  
¾ Development traffic will have a very limited impact on current operations along Bonnie Brae and Thomas 

Street.  
¾ The parking supply of 38 indoor spaces meets the Village code requirement of 2.0 spaces per dwelling. 

 
Part II.  Background Information 
 
Site Location Map, Existing Traffic Operations, and Roadway Inventory 
 

Exhibit 1 provides a site location map, Exhibit 2 illustrates the existing traffic operations, and Appendix A 
provides a photo inventory of the site vicinity. Pertinent comments regarding land-uses in the site vicinity and 
transportation components, both vehicular and non-auto mobility include: 
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Area Land Uses 
x Concordia University Chicago is located across from the site along Bonnie Brae. 
x The eastern side of Bonnie Brae consists of single-family residential housing north and south of the site.  
x A condominium is adjacent to the site along Harlem Avenue. 
x A synagogue is located diagonally from the site along Thomas Street and Harlem Avenue. 
x A large community park is located at the north end of Bonnie Brae, along Division Street. 

 
Roadway Inventory 

Bonnie Brae 
x Bonnie Brae is a north-south roadway and is under the jurisdiction of the Village of River Forest. 
x Bonnie Brae is classified as a “Local Road” on the Illinois Department of Transportation (IDOT) functional 

classification map. 
x Bonnie Brae provides an urban cross-section with one travel lane in each direction.  
x 2-hour parking is allowed on the western side of the street while parking is prohibited on the eastern side 

of the street in the site vicinity. 
x Bonnie Brae is stop controlled at its intersections with Division Street and Augusta Street. 
 
Thomas Street 
x Thomas Street is an east-west roadway that is also under local jurisdiction.  
x Thomas Street operates as one-way (eastbound) between Bonnie Brae and Harlem Avenue. It provides 

an urban cross section with one travel lane and parking allowed only on the north side of the street.  
x Thomas Street is stop controlled at its intersection with Harlem Avenue. East of Harlem Avenue, Thomas 

Street operates as two-way (one travel lane in each direction).  
 

Division Street 
x Division Street is an east-west route that is also under local jurisdiction.  
x Division Street is classified as a “Major Collector” on the IDOT functional classification map with a posted 

school zone speed limit of 20-mph near Bonnie Brae.  
x Division Street provides an urban cross section with one travel lane in each direction and parking lanes 

on both sides of the street.  
x At its intersection with Bonnie Brae, a separate left-turn lane is provided on the westbound approach. 
 
Augusta Street 
x Augusta Street is an east-west route that is also under local jurisdiction. 
x Augusta Street is classified as a “Local Road” on the IDOT functional classification map, with a posted 

speed limit of 25-mph. 
x Augusta Street provides an urban cross section with one travel lane in each direction. 

 
Harlem Avenue (IL Route 43) 
x Harlem Avenue is a north-south roadway that is under the jurisdiction of IDOT. 
x Harlem Avenue is classified as an “Other Principal Arterial” on the IDOT functional classification map 

and is designated as a Strategic Regional Arterial (SRA) route. 
x Harlem Avenue provides an urban cross-section with two-travel lanes in each direction and a posted 

speed limit of 30-mph. 
x Parking is prohibited on both sides of Harlem Avenue within the site area.  
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Pedestrian Mobility 
x Pace operates bus route 307 (Harlem) and 318 (West North Avenue) along Harlem Avenue with stops 

at the northwest and southeast corners of the intersection with Division Street, and at the northwest and 
northeast corners of the intersection with Augusta Street. The Chicago Transit Authority (CTA) also 
operates bus route 90 (Harlem) with stops at the same locations.  

x CTA bus route 90 also provides stops along Harlem Avenue at the northwest and southeast corners of 
the intersection with Thomas Street. 

x Pedestrian crosswalks are striped on each approach of the Bonnie Brae and Division Street intersection. 
Pedestrian signage is also provided on the eastbound approach. 

x Pedestrian crosswalks are also striped on the westbound approach of the Thomas Street intersection 
with Bonnie Brae, and on both approaches of the intersection with Harlem Avenue. 

x For the intersection of Augusta Street and Bonnie Brae, crosswalks are striped on the northbound, 
southbound, and eastbound approaches with pedestrian signage provided on the eastbound approach.  

x Sidewalks are provided on both sides of the street for all roadways in the site vicinity. 
x The CTA Green Line runs parallel to Division Street about 1 mile south of the site. The closest station 

(Harlem/Lake) is located at Harlem Avenue. 
x The Metra Union Pacific West Line runs alongside the CTA Green Line in the area, with the closest 

station near the Harlem/Lake CTA station, about 1 mile south of the site.  
 
Existing Traffic  

 
GHA conducted weekday morning (7 AM – 9 AM) and evening (3 PM – 7 PM) peak period traffic and pedestrian 
counts on Tuesday, November 19, 2019 at the Bonnie Brae intersections with Division Street, Thomas Street, 
and Augusta Street, as well as at the Public Alley intersections with Bonnie Brae and Thomas Street. 

 
No unusual activity (e.g. road construction, severe weather, or extensive emergency vehicle activity) occurred 
during the counts that would have impacted the traffic volumes or travel patterns. Exhibit 3 illustrates the existing 
Weekday Morning and Evening Peak Hour traffic and pedestrian volumes which occurred from 7:30-8:30 AM and 
3:00-4:00 PM along Bonnie Brae, and the Annual Average Daily Traffic (AADT) volumes obtained from the IDOT 
Website gettingaroundillinois.com. The traffic count summary sheets are provided in Appendix B. 
 

Crash Analysis 
 
Observing the most recent available crash history can determine if any roadway improvements are needed to 
improve safety along the surrounding roadways. Crash data from 2014-2018 was obtained from the IDOT 
Bureau of Data Collection for Bonnie Brae within the site vicinity. Appendix C summarizes the 5-year (2014-
2018) crash history along Bonnie Brae at its intersections with Division Street, Thomas Street, and Augusta 
Street.  

 
As can be seen, 10 crashes occurred at the Division Street intersection, 12 crashes occurred at the Augusta 
Street intersection, and 3 crashes occurred at the Thomas Street intersection during the 5-year study period. The 
only observed trend was at the Augusta Street intersection, where 9 of the 12 crashes were angle or turning 
collisions. No notable crashes occurred elsewhere on Bonnie Brae or Thomas Street.  
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Part III.  Project Traffic Characteristics 
 
Site Plan 
 

Per the site plan prepared by JCSA Ltd. dated October 24, 2019, (see Exhibit 4), 4 multi-unit buildings with a 
combined total of 19 units will be constructed at the northeast corner of the Bonnie Brae and Thomas Street 
intersection. Access for 13 of the units will be provided via a private driveway on Thomas Street, while access for 
the other 6 units will be provided on the public alley. 
 

Traffic Generations and Trip Distribution 
 
Exhibit 5 – Part A summarizes the weekday morning and evening peak hour and daily auto trip generations for 
the townhomes that were based on rate information published by the Institute of Transportation Engineers (ITE) 
Trip Generation Manual – 10th Edition (see Appendix D). 
 

Discussion Point.  The trip generations do not reflect the various non-auto travel mode alternatives. US 
Census data for River Forest indicates that about 30% of trips are non-auto oriented. Thus, the volumes 
shown on Exhibit 5 – Part A are probably overestimated. 

 
Exhibit 5 – Part B lists the anticipated trip distribution and reflects the anticipated travel patterns. As previously 
noted, Thomas Street operates as one-way (eastbound) between Bonnie Brae and Harlem Avenue.  
 

Part IV – Traffic and Parking Evaluation 
 
Traffic Assignments 
 

IDOT and other agencies generally require that the existing volumes be increased to reflect other growth in the 
area for a “Buildout + 5 year” analysis. Assuming a buildout year of 2021, the analysis would be for the Year 
2026. The Chicago Metropolitan Agency for Planning (CMAP) was contacted and provided Year 2050 traffic 
projections (see Appendix E). As can be seen, Division Street is projected to experience very minimal growth. A 
4% increase was applied to Division Street. Because Bonnie Brae is a relatively short local roadway, compared 
with Division Street which is classified as a “Major Collector”, no growth was applied along Bonnie Brae. 
 
Site traffic was assigned to the adjacent streets based on the project characteristics (see Exhibit 5) and is 
illustrated in Exhibit 6. Site traffic and the existing volumes (see Exhibit 3) adjusted for growth were added to 
produce the Year 2026 total traffic assignment, which is illustrated in Exhibit 7.  
 

Discussion Point.  No site traffic was assigned to the new private drive on Thomas Street. This helps to 
ensure that the maximum site traffic volumes were tested at the alley intersection with Thomas Street.  
 

Intersection Capacity and Queue Analyses 
 
Capacity analyses are a standard measurement in the transportation industry that identifies how an intersection 
operates. Exhibit 8 – Part A lists the analysis parameters, as published in the Transportation Research Board’s 
(TRB) Highway Capacity Manual – 6th Edition, 2016 (HCM). They are measured in terms of level of service (LOS). 
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LOS A is the best rating, with LOS F being the worst. LOS C is considered appropriate for “design” purposes and 
LOS D is usually considered as providing the lower threshold of “acceptable” operations. LOS E and F are usually 
considered unacceptable.   
 
Exhibit 8 - Part B summarizes the intersection capacity and queue analysis results. The capacity analysis 
summary printouts are provided in Appendix F. As can be seen from Exhibit 8, site traffic will have a minimal 
impact on operations at all intersections tested, with all results at or better than the “acceptable” LOS D or better.  
 

Traffic Impact Discussion 
 
Townhome traffic will represent the following volumes traveling through the Bonnie Brae intersection with Division 
Street: 
 

x During the weekday morning peak hour (see Exhibit 3), there are currently about 959 vehicles or about 
16 vehicles per minute. The townhomes would add only 2 trips or about 1 trip every 30 minutes. 

x During the weekday evening peak hour, there are currently about 827 vehicles or about 14 vehicles per 
minute. The apartments would add only 4 trips or about 1 trip every 15 minutes. 

 
Key Finding.  Based on the above, it can be concluded that no street or intersection improvements would be 
necessary to specifically accommodate site traffic. Thus, our recommendations focus on the on-site planning 
elements (e.g. access operations and parking) and on enhancing pedestrian mobility. 

 
On-Site Planning Elements 
 

Site Access 
x One drive will be provided to access 13 of the 19 total units. The other 6 units will be accessible off the 

public alley.  
x The site civil engineer should run AutoTurn for vehicle maneuvers into and out of the townhome 

driveways and the alley.  
x ‘No Right Turn’ signage should be posted at Thomas Street for the private driveway.  
x Prior to the recent resurfacing of Bonnie Brae, a crosswalk had been striped on the southbound approach 

of the intersection with Thomas Street. Given that the proposed development should generate a 
significant portion of non-auto trips, a crosswalk should be restriped on the southbound approach of the 
intersection. 

 
Parking  

x It is our understanding that Village Code requires 2.0 parking spaces per unit for a total of 38 spaces. 
Per the site plan, each unit will have a private garage with enough space for 2 vehicles. In total, there 
will be 38 private parking spaces. Thus, the parking supply is adequate. 

x 4 additional off-street parking spaces are available in addition to the on-street parking along Thomas 
Street and Bonnie Brae. The parking supply should be more than adequate for the proposed 
development.  
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Part V.  Technical Addendum 
 

The following Exhibits and Appendices were previously referenced. They provide technical support for our 
observations, findings, and recommendations discussed in the text. 
 

Exhibits  
1. Site Location Map 
2. Existing Traffic Operations 
3. Existing Traffic and Pedestrians 
4. Site Plan 
5. Project Traffic Characteristics 
6. Site Traffic 
7. Total Traffic – Year 2026 
8. Intersection Capacity Analyses 
 

Appendices 
A. Photo Inventory 
B. Traffic Count Summary Sheets 
C. Crash Summary 
D. ITE Trip Generation Excerpts 
E. CMAP Correspondence 
F. Capacity Analysis Worksheets 
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Part A. Traffic Generation Calculations
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Exhibit 8
Intersection Capacity and Queue Analyses

Proposed Residential Development - River Forest, Illinois

Part A.  Parameters - Type of Traffic Control (Source: Highway Capacity Manual 6th Edition)

I. Traffic Signals II. Stop Sign

LOS Delay (sec / veh) Description LOS Delay (sec / veh)
All signal phases clear waiting vehicles without delay   A < 10
Minimal delay experienced on select signal phases   B >10 and < 15 
Some delay experienced on several phases; often used as design criteria   C >15 and < 25
Usually considered as the acceptable delay standard   D >25 and < 35
Very long delays experienced during the peak hours   E >35 and < 50
Unacceptable delays experienced throughout the peak hours   F >50

Part B. Results LOS Per Movement By Approach
 > = Shared Lane             - = Non Critical or not Allowed Movement

Eastbound Westbound Northbound Southbound Delay

LT TH RT LT TH RT LT TH RT LT TH RT (sec / veh) LOS

TWSC - NB/SB Stops Eastbound Westbound Northbound Southbound

A. Weekday Morning Peak Hour

Existing Traffic (See Exhibit 3)  • Current > A < A A < > C < > D < 25.3 '
 • 95th Queue Length (ft) - 3 - 8 0 - - 13 - - 28 - - -

2026 Total Traffic  (See Exhibit 7)  • Current > A < A A < > C < > D < 26.5 '
 • 95th Queue Length (ft) - 3 - 8 0 - - 15 - - 28 - - -

B. Weekday Evening Peak Hour

Existing Traffic (See Exhibit 3)  • Current > A < A A < > C < > C < 16.9 &
 • 95th Queue Length (ft) - 0 - 3 0 - - 20 - - 13 - - -

2026 Total Traffic  (See Exhibit 7)  • Current > A < A A < > C < > C < 17.6 &
 • 95th Queue Length (ft) - 0 - 0 0 - - 23 - - 15 - - -

TWSC - EB Stop Eastbound Westbound Northbound Southbound EB Approach Delay

A. Weekday Morning Peak Hour

Existing Traffic (See Exhibit 3)  • Current > B < - - - > A < > A < 12.1 %
 • 95th Queue Length (ft) - 3 - - - - - 0 - - 3 - - -

2026 Total Traffic  (See Exhibit 7)  • Current > B < - - - > A < > A < 12.1 %
 • 95th Queue Length (ft) - 3 - - - - - 0 - - 3 - - -

B. Weekday Evening Peak Hour

Existing Traffic (See Exhibit 3)  • Current > B < - - - > A < > A < 11.6 %
 • 95th Queue Length (ft) - 0 - - - - - 0 - - 3 - - -

2026 Total Traffic  (See Exhibit 7)  • Current > B > - - - > A < > A < 11.7 %
 • 95th Queue Length (ft) - 0 - - - - - 0 - - 3 - - -

2. Bonnie Brae at Thomas St

<10
>10 and < 20 
>20 and < 35

>80

A
B
C

E
D >35 and < 55

>55 and < 80

SB Approach Delay

NB Approach Delay

Intersection / 
Approach

F

Roadway Conditions

1. Bonnie Brae at Division St
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Part B. Results LOS Per Movement By Approach
 > = Shared Lane             - = Non Critical or not Allowed Movement

Eastbound Westbound Northbound Southbound Delay

LT TH RT LT TH RT LT TH RT LT TH RT (sec / veh) LOS

Intersection / 
ApproachRoadway Conditions

TWSC - NB/SB Stops Eastbound Westbound Northbound Southbound SB Approach Delay

A. Weekday Morning Peak Hour

Existing Traffic (See Exhibit 3)  • Current > A < > A < > C < > C < 18.7 &
 • 95th Queue Length (ft) - 5 - - 0 - - 5 - - 33 - - -

2026 Total Traffic  (See Exhibit 7)  • Current > A < > A < > C < > C < 18.7 &
 • 95th Queue Length (ft) - 5 - - 0 - - 5 - - 33 - - -

B. Weekday Evening Peak Hour

Existing Traffic (See Exhibit 3)  • Current > A < > A < > B < > C < 17.1 &
 • 95th Queue Length (ft) - 3 - - 0 - - 3 - - 38 - - -

2026 Total Traffic  (See Exhibit 7)  • Current > A > > A < > B < > C < 17.2 &
 • 95th Queue Length (ft) - 3 - - 0 - - 3 - - 38 - - -

TWSC - WB Stop Eastbound Westbound Northbound Southbound WB Approach Delay

A. Weekday Morning Peak Hour

Existing Traffic (See Exhibit 3)  • Current A < A < > A 9.8 $
 • 95th Queue Length (ft) 3 - 0 - - 0 - -

2026 Total Traffic  (See Exhibit 7)  • Current A < A < > A 9.7 $
 • 95th Queue Length (ft) 3 - 0 - - 0 - -

B. Weekday Evening Peak Hour

Existing Traffic (See Exhibit 3)  • Current A < A < > A 9.3 $
 • 95th Queue Length (ft) 0 - 0 - - 0 - -

2026 Total Traffic  (See Exhibit 7)  • Current A < A < > A 9.2 $
 • 95th Queue Length (ft) 0 - 0 - - 0 - -

TWSC - NB/SB Stops Eastbound Westbound Northbound Southbound SB Approach Delay

A. Weekday Morning Peak Hour

Existing Traffic (See Exhibit 3)  • Current > A < - - - - A < > A - 9.3 $
 • 95th Queue Length (ft) - 0 - - - - - 0 - - 0 - - -

2026 Total Traffic  (See Exhibit 7)  • Current > A < - - - - A < > A - 9.4 $
 • 95th Queue Length (ft) - 0 - - - - - 0 - - 3 - - -

B. Weekday Evening Peak Hour

Existing Traffic (See Exhibit 3)  • Current > A < - - - - A < > A - 9.1 $
 • 95th Queue Length (ft) - 0 - - - - - 0 - - 0 - - -

2026 Total Traffic  (See Exhibit 7)  • Current > A > - - - - A < > A - 9.2 $
 • 95th Queue Length (ft) - 0 - - - - - 0 - - 0 - - -

4. Bonnie Brae at Public Alley

3. Bonnie Brae at Augusta St

5. Thomas St at Public Alley
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Northbound Bonnie Brae 
(Thomas St intersection) 

Southbound Bonnie Brae 
(Thomas St intersection) 

  
Eastbound Thomas St 

(from Bonnie Brae) 
Westbound Thomas St 

(Bonnie Brae intersection) 
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/DQG 8VH� ���
0XOWLIDPLO\ +RXVLQJ �/RZ�5LVH�

'HVFULSWLRQ

/RZ�ULVH PXOWLIDPLO\ KRXVLQJ LQFOXGHV DSDUWPHQWV� WRZQKRXVHV� DQG FRQGRPLQLXPV ORFDWHG ZLWKLQ
WKH VDPH EXLOGLQJ ZLWK DW OHDVW WKUHH RWKHU GZHOOLQJ XQLWV DQG WKDW KDYH RQH RU WZR OHYHOV �IORRUV��
0XOWLIDPLO\ KRXVLQJ �PLG�ULVH� �/DQG 8VH ����� PXOWLIDPLO\ KRXVLQJ �KLJK�ULVH� �/DQG 8VH ����� DQG
RII�FDPSXV VWXGHQW DSDUWPHQW �/DQG 8VH ���� DUH UHODWHG ODQG XVHV�

$GGLWLRQDO 'DWD

,Q SULRU HGLWLRQV RI 7ULS *HQHUDWLRQ 0DQXDO� WKH ORZ�ULVH PXOWLIDPLO\ KRXVLQJ VLWHV ZHUH IXUWKHU
GLYLGHG LQWR UHQWDO DQG FRQGRPLQLXP FDWHJRULHV� $Q LQYHVWLJDWLRQ RI YHKLFOH WULS GDWD IRXQG QR
FOHDU GLIIHUHQFHV LQ WULS PDNLQJ SDWWHUQV EHWZHHQ WKH UHQWDO DQG FRQGRPLQLXP VLWHV ZLWKLQ WKH
,7( GDWDEDVH� $V PRUH GDWD DUH FRPSLOHG IRU IXWXUH HGLWLRQV� WKLV ODQG XVH FODVVLILFDWLRQ FDQ
EH UHLQYHVWLJDWHG�

)RU WKH WKUHH VLWHV IRU ZKLFK ERWK WKH QXPEHU RI UHVLGHQWV DQG WKH QXPEHU RI RFFXSLHG GZHOOLQJ XQLWV
ZHUH DYDLODEOH� WKHUH ZHUH DQ DYHUDJH RI ���� UHVLGHQWV SHU RFFXSLHG GZHOOLQJ XQLW�

)RU WKH WZR VLWHV IRU ZKLFK WKH QXPEHUV RI ERWK WRWDO GZHOOLQJ XQLWV DQG RFFXSLHG GZHOOLQJ XQLWV ZHUH
DYDLODEOH� DQ DYHUDJH RI ���� SHUFHQW RI WKH WRWDO GZHOOLQJ XQLWV ZHUH RFFXSLHG�

7KLV ODQG XVH LQFOXGHG GDWD IURP D ZLGH YDULHW\ RI XQLWV ZLWK GLIIHUHQW VL]HV� SULFH UDQJHV� ORFDWLRQV�
DQG DJHV� &RQVHTXHQWO\� WKHUH ZDV D ZLGH YDULDWLRQ LQ WULSV JHQHUDWHG ZLWKLQ WKLV FDWHJRU\� 2WKHU
IDFWRUV� VXFK DV JHRJUDSKLF ORFDWLRQ DQG W\SH RI DGMDFHQW DQG QHDUE\ GHYHORSPHQW� PD\ DOVR KDYH
KDG DQ HIIHFW RQ WKH VLWH WULS JHQHUDWLRQ�

7LPH�RI�GD\ GLVWULEXWLRQ GDWD IRU WKLV ODQG XVH DUH SUHVHQWHG LQ $SSHQGL[ $� )RU WKH �� JHQHUDO
XUEDQ�VXEXUEDQ VLWHV ZLWK GDWD� WKH RYHUDOO KLJKHVW YHKLFOH YROXPHV GXULQJ WKH $0 DQG 30 RQ D
ZHHNGD\ ZHUH FRXQWHG EHWZHHQ ���� DQG ���� D�P� DQG ���� DQG ���� S�P�� UHVSHFWLYHO\� )RU WKH
RQH VLWH ZLWK 6DWXUGD\ GDWD� WKH RYHUDOO KLJKHVW YHKLFOH YROXPH ZDV FRXQWHG EHWZHHQ ���� DQG
����� D�P� )RU WKH RQH VLWH ZLWK 6XQGD\ GDWD� WKH RYHUDOO KLJKHVW YHKLFOH YROXPH ZDV FRXQWHG
EHWZHHQ ����� D�P� DQG ����� S�P�

)RU WKH RQH GHQVH PXOWL�XVH XUEDQ VLWH ZLWK ���KRXU FRXQW GDWD� WKH RYHUDOO KLJKHVW YHKLFOH YROXPHV
GXULQJ WKH $0 DQG 30 RQ D ZHHNGD\ ZHUH FRXQWHG EHWZHHQ ���� DQG ���� D�P� DQG ���� DQG ����
S�P�� UHVSHFWLYHO\�

)RU WKH WKUHH VLWHV IRU ZKLFK GDWD ZHUH SURYLGHG IRU ERWK RFFXSLHG GZHOOLQJ XQLWV DQG UHVLGHQWV� WKHUH
ZDV DQ DYHUDJH RI ���� UHVLGHQWV SHU RFFXSLHG GZHOOLQJ XQLW�

7KH DYHUDJH QXPEHUV RI SHUVRQ WULSV SHU YHKLFOH WULS DW WKH ILYH JHQHUDO XUEDQ�VXEXUEDQ VLWHV DW
ZKLFK ERWK SHUVRQ WULS DQG YHKLFOH WULS GDWD ZHUH FROOHFWHG ZHUH DV IROORZV�

� ���� GXULQJ :HHNGD\� 3HDN +RXU RI $GMDFHQW 6WUHHW 7UDIILF� RQH KRXU EHWZHHQ � DQG � D�P�

� ���� GXULQJ :HHNGD\� 3HDN +RXU RI $GMDFHQW 6WUHHW 7UDIILF� RQH KRXU EHWZHHQ � DQG � S�P�

��7ULS *HQHUDWLRQ 0DQXDO ��WK (GLWLRQ � 9ROXPH �� 'DWD � 5HVLGHQWLDO �/DQG 8VHV ���±����



7KH VLWHV ZHUH VXUYH\HG LQ WKH ����V� WKH ����V� WKH ����V� DQG WKH ����V LQ %ULWLVK &ROXPELD
�&$1�� &DOLIRUQLD� 'LVWULFW RI &ROXPELD� )ORULGD� *HRUJLD� ,OOLQRLV� ,QGLDQD� 0DLQH� 0DU\ODQG�
0LQQHVRWD� 1HZ -HUVH\� 1HZ <RUN� 2QWDULR� 2UHJRQ� 3HQQV\OYDQLD� 6RXWK 'DNRWD� 7HQQHVVHH�
7H[DV� 8WDK� 9LUJLQLD� DQG :DVKLQJWRQ�

It is expected that the number of bedrooms and number of residents are likely correlated to the 
number of trips generated by a residential site. Many of the studies included in this land use did 
not indicate the total number of bedrooms. To assist in the future analysis of this land use, it is 
important that this information be collected and included in trip generation data submissions.

6RXUFH 1XPEHUV

���� ���� ���� ���� ���� ���� ���� ���� ���� ���� ���� ���� ���� ���� ���� ���� ���� ���� ���� ����
���� ���� ���� ���� ���� ���� ���� ���� ���� ���� ���

�� 7ULS *HQHUDWLRQ 0DQXDO ��WK (GLWLRQ � 9ROXPH �� 'DWD � 5HVLGHQWLDO �/DQG 8VHV ���±����
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APPENDIX E 
CMAP Correspondence 

 
 

 



 
November 27, 2019 

Antonio Maravillas 

Transportation Engineer 

Gewalt Hamilton Associates, Inc. 

625 Forest Edge Drive 

Vernon Hills, IL 60061 

 
Subject:  IL 43 @ Division Street 
  IDOT 

 

Dear Mr. Maravillas:  

 

In response to a request made on your behalf and dated November 26, 2019, we have 

developed year 2050 average daily traffic (ADT) projections for the subject location.    

 

ROAD SEGMENT Current Volumes Year 2050 ADT 
IL 43 N of Division St 27,000 31,400 
IL 43 S of Division St 31,700 36,600 
Division St E of IL 43 8,750 10,100 
Division St W of IL 43 4,550 5,400 

 

Traffic projections are developed using existing ADT data provided in the request letter 

and the results from the October 2019 CMAP Travel Demand Analysis. The regional 

travel model uses CMAP 2050 socioeconomic projections and assumes the 

implementation of the ON TO 2050 Comprehensive Regional Plan for the Northeastern 

Illinois area.  The provision of this data in support of your request does not constitute a 

CMAP endorsement of the proposed development or any subsequent developments. 
 

If you have any questions, please call me at (312) 386-8806. 

 

Sincerely, 

 
Jose Rodriguez, PTP, AICP 

Senior Planner, Research & Analysis 
 

cc: Quigley (IDOT)    

\\cmap.local\shared\AdminGroups\ResearchAnalysis\2019_ForecastsTraffic\RiverForest\ck-152-19\ck-152-19.docx

 



Proposed Residential Development 
1110 Bonnie Brae – River Forest, Illinois 

 
 
 
 
 
 

APPENDIX F 
Capacity Analysis Worksheets 

 
 
 



















































































Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

Tab 10 

ECONOMIC ANALYSIS 
The Developer shall submit economic analysis prior to    
the final submittal of this application 

DEVELOPER’S FINANCING 
Attached to this Application, please find the evidence of  
financing from Wintrust Commercial Real Estate dated  
1/17/20. 

PROJECT ECONOMIC VIABILITY 
Attached to this Application, please find the economic  
viability completed by AvenueOne. 
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Bonnie Brae Place, 

 A Luxury Townhomes Development 

Projected Number of School Age Children and Cost to School Districts 

Economic Projection for Taxing Bodies 

January 2020 

Prepared by  

Bonnie Brae Construction, LLC 



The expected fiscal impact to the school districts resulting from the construction of the Bonnie 

Brae Place townhomes in River Forest is significantly positive, with expected increase in annual 

tax revenues of approximately $111,000 flowing to D90 and an annual increase of more than 

$79,000 flowing to D200.  Featuring nineteen townhouse units with high end finishes and an 

average price of $600,000, the new residents will upper income earners. The number of school 

age children likely to reside at the proposed Bonnie Brae Place development, which is 

composed exclusively of three-bedroom townhomes units, is 1.995.  The number of students 

expected to attend a public school 1.841. However, the total impact of the proposed 

development will be a reduction in public school attending students by 2.16. 

River Forest is an appealing community for families with school children due to the highly 

regarded schools and the wealth of extracurricular activities for children ranging from sports to 

art and music. However, the nature of the project, high-end, for-sale, attached housing without 

individual yards, limits the attractiveness for households with children.   

To estimate the number of school age children, I reviewed a number of demographic sources. In 

addition to baseline demographic data for River Forest, I used data compiled by the American 

Community Survey (ACS) Public Use Microdata Sample (PUMS), and reference publications by 

Wong (use of PUMS I developing SAC multiplier), Fiscal Impact Handbook by Burchelll and 

Listokin (national reference authors on the subject), Rutgers University research on Residential 

Demographic Multipliers. I also consulted fiscal impact studies for projects with similar 

characteristics and enrollment projections for relevant communities.  Finally I researched recent 

trends in family size as it relates to income, education, and housing preference e.g. single 

family, townhome, condo unit or apartment. Multiyear trends tend to show significant decrease 

in school age children in townhomes and single family homes. Nationally, from 1970 to 2000 a 

3-bedroom townhouse household size decreased from 4.07 to 2.55 and the school age children 

number decreased respectively from 1.33 to .44 (Demographic Multipliers: Recent National and 

State Findings, Listokin and Burchell) 

Current Demographics of River Forest 

River Forest, Illinois with a population of 11,156 had 3,892 households in 2017. The residents 

have high earnings; the median homeowner income of owners with a mortgage is $172,921.   

According to http://www.city-data.com/housing, only 44.4% of River Forest households have a 

mortgage.  

In River Forest, 46.7% of households have children. The average household size is 2.62 

persons.  A breakdown of household sizes is shown below.   

Household By # of Persons 2017 

1 person  897   23%  

2 person  1,450   37% 

3 person  478   12% 

4 person  799   21% 

5 person  175   5% 

6 person  35   1% 

7+ person  28   1%   

3,862   100% 

Methodology 
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To estimate the number of children likely to reside in Bonnie Brae Place townhouse 

development, I first determine a base factor of number of children per unit.  I found credible data 

regarding the number of school aged children in attached single family homes.  Next I adjust 

that factor for unit size, income and wealth of buyer, age of buyer, and public school attendance.  

All proposed townhouse units will be 3 bedroom, with an estimated average market price of 

$600,000 

Projection of School Age Children Living in Attached Single Family House  

In River Forest, 46.7% of all households have children (city-data.com). This includes all housing 

unit types and sizes (apartments, condos, townhomes, and single family homes) and children of 

all ages.  Out of 3,325 children residing in River Forest, 1,995 attended public schools (1,430 

attended K-8 school and 565 attended high school) in 2018/19. Additionally 99 K-8 age children 

attend private schools and 92 children attend private high schools. At 46.7%, 8.87 dwelling units 

can be expected to have children, including infants, preschoolers and post high school children 

18 or older. Of these, 60% (1,995/3,325) can be expected to have school age children in public 

schools. This suggests that 5.32 children attending public schools may reside in 19 dwelling 

units. However this data is not adjusted for unit size, unit type nor the unit cost/owner’s income. 

In one of our previous townhouse developments, out of 15 units, 2 initial owners had small 

children. A year after the sellout, owners of 4 more units were expecting children. Five years 

later, there were no school age children and there were small children in 2 units. This reinforced 

the notion that young couples living in townhomes move up to single family detached homes 

when children approach school age. 

Projection of School Age Children Based On Unit Size 

To better understand the impact of unit size, I consulted demographic analysis and projections 

undertaken by for the Oak Park Elementary School district.  Ehlers, a public finance consulting 

firm, conducted a comprehensive enrollment projection for Oak Park’s D97 in 2013 and updated 

these projections in 2016.  Oak Park is a neighboring community which shares a high school 

with River Forest 

The Oak Park data was segregated by unit size.  In the adjusted 2016 projections, Ehlers used 

a multiplier of .136 to estimate K-8 attendees and .038 to estimate high schoolers, for a 

combined multiplier of .174 school age children per 3-bedroom unit of attached for-sale housing.  

While there are distinct differences between River Forest and Oak Park, notably higher income 

levels and more expensive housing in River Forest, the adjacent communities share many 

common characteristics, including the same high school, market area, transportation network 

and convenient near west location.  The Ehlers study is the best starting point for projecting 

school children likely to reside at Bonnie Brae Place because of the level of detail, including unit 

size,  separate multipliers for the elementary school and high school age children and 

differentiation between detached housing, rental units and for- sale, attached housing.  The 

underlying data from which Ehlers projection is derived is from a community which shares many 

similar locational characteristics and some demographic attributes.  The .174 multiplier will 

serve as a starting point and will be adjusted for other factors. 

Adjustments Due to High Income Buyers 
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Not only does the type of housing influence the number of children in the household, but 

so does household income and education.  Generally higher-income and better-educated 

households have fewer children.  Current River Forest demographics reveal a population which 

has a significantly higher income level and education level than the Illinois mean and median.  

In fact, River Forest average annual household income, at $111,819, exceeds the annual 

household income for the community used as the baseline by $43,800.  

People purchasing the Bonnie Brae townhomes units are expected to continue this 

trend.  With the proposed purchase prices to be on average at $600,000, owners at Bonnie 

Brae Place will have very high incomes and/or significant wealth.  If Bonnie Brae townhomes 

buyers are financing their purchases through conventional lending sources, households will 

need an income of about $150,000.  This analysis assumes the use of a 30 year jumbo 

mortgage with a down payment of 20% and an interest rate of 4.25%.  

Historically there has been a strong inverse relationship between income and fertility; 

householders of childbearing years that earn greater income have fewer children.  Recent sales 

projects by the developer demonstrate this relationship.  The table below shows that there were 

very few school age children among the households purchasing the 32 townhome units priced 

from $575,000 to $725,000.    

Recent Sale History for 3-bedroom Townhomes by Art Gurevich and Marko Boldun, Developers 

Address  Number of Units Price   # Sold to # of School 
         Seniors School Age 
           Children 
2823 Oakley, Chicago       15  625,000  2  0 

101 – 115 Home Ave, Oak Park       17                 625,000  2  3 

Due to the fact that this project will require a high income buyer, the multiplier is reduced by 

10%. 

Adjustments Due to Older Buyers 

Householders in their 50’s and early 60-s have greater earning power and greater wealth 

than younger residents. This is confirmed by the demographic data provided on the Economic 

Development page of the River Forest website https://vrf.us/sitemedia/pdf/

EconomicDevelopmentecondev-age-income).  During the five year period 2010-15, more than 

50% of the growth in households earning more than $150,000 in River Forest, was attributable 

to the cohort of age 55 and older.   

 It is expected that a significant share of the Bonnie Brae Place townhomes owners will 

be empty nesters seeking to downsize or grandparents looking to be close to their children and 

grandchildren living in the area.  With a greater percentage of purchases being made by empty 

nesters than typical condominiums, the multiplier is reduced by 30%.  

Private School Attendance: 

Currently 6% of elementary school children in River Forest attend private schools and 14% 

attend private high schools.  To estimate impact to the school district, this distribution is 

considered.  
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Other Observations: 

The Ehlers 2016 enrollment projection shows an enrollment drop in the Mann school district.  

The Mann school district, just across Harlem Avenue from River Forest, is the Oak Park 

neighborhood most similar to River Forest in terms of income level, housing, and quality of 

elementary school. 

Final Projection: # of Children Attending Public Schools 

The most school age children expected to live in the 19 luxury townhouse units comprising 

Bonnie Brae Place is 1.95.  Of these, only 1.84 are expected to attend public schools.  The table 

below summarizes the methodology. 

Projection: K-8   Adjustment Multiplier Children 

Baseline: 19@3BR Townhouse 0  0.136  2.58 

Higher income resident  -10%   

Empty nester resident   -30%      

K-8 Students      0.082  1.558 

Projection: High School   Adjustment Multiplier Children 

Baseline: 19@3BR Townhouse 0  0.038  0.722 

Higher income resident  -10%   

Empty nester resident   -30%      

K-8 Students      0.023  0.437 

Total School Age Children:       1.995 
Total School Age Children attending public schools: 
  K-8  94%      1.465 
  High School 86%      0.376 
          1.841 

It should further be noted that the proposed townhomes development is a re-development of the 

existing property that currently has a 6 unit apartment building.  In that building there are 

currently 2 children attending elemantary school and 2 children attending high school. 
This has been a trend for many years. 

Taking this into account, the proposed townhomes development will have an impact of 
net reduction of school age children in public schools by 2.16.  For D90, a reduction of 

0.535 and for D200, a reduction of 1.624. 

Cost of Education  

 District 90 is responsible for the elementary education in River Forest and District 200 is 

responsible for high school education and serves Oak Park as well as River Forest residents.  

While the per pupil cost of educating students born by local sources is significant, $15,360 for 

D90 and $18,838 for D200, the incremental cost for educating the projected increase of 1.84 
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students arising from the development of Bonnie Brae Place is minimal because most costs are 

fixed, including the largest expenditures of salaries, benefits, and building operations. 

Furthermore, the student population is not static; there are annual shifts in the student 

enrollment in the River Forest public schools. However, due to the re-development nature of the 

proposed project, the schools will see a reduction in contributed students of 2.16. This will result 

in somewhat reduced expenses. 

On the other hand, the increased tax base will result in a significant increase in the revenue 

collected by each of the school districts. For River Forest residents, 40.3% of their real estate 

taxes are allocated to the elementary school and 27.5% of real estate taxes are allocated to the 

high school.  Each new townhouse unit is expected to be assessed for school contributions 

totaling $10,813 based on the projected average price per unit of $600,000.   With the projected 

reduction of 2.16 children residing at Bonnie Brae Place townhomes, the construction of this 

townhomes development, is a significant financial gain for the school districts.   

D90 Costs 

As of 2015 local revenue sources provided $20,228,846 to D90, which is 90.9% of the total 

budget.  In the last 10 years local contributions have ranged from 85.5% in 2006 to 91.5% in 

2013. Enrollment in 2015 totaled 1,317 students, down 22 students from 1,339 in 2014 and 

down 19 students from 1,336 in 2013 but up by 5 students from 2012.   

Currently the burden to local sources at D90 is $15,360 per enrolled student. However, most of 

those costs are fixed and do not vary with any additional students.   

If the decrease in cost to local sources of losing a D90 student is 20%, then the annual cost 

reduction will be $1,980 for the 0.535 students reduction resulting from construction of Bonnie 

Brae Place townhomes. 

D200 Costs 

According to the 2016 budget presented at the 3rd Annual IGOV Assembly in 2015, local 

property taxes provide 79.9% of the high school budget and other local sources provide 10.5% 

of the budget.  With a per pupil cost of $20,838, total local contributions are $18,875.55 per 

student.    

If the decrease in cost to local sources of losing a D200 student is 20%, then the annual cost 

reduction will be $7,360 for the 1.624 students reduction resulting from construction of Bonnie 

Brae Place townhomes. 

In addition to the cost reduction resulting from the decrease in students contributed by the 

proposed development, District 90 will see its revenue increased by $110,728 and D200, by 

$79,444. 

Conclusion 

The proposed Bonnie Brae Place townhomes development will result in a reduction of public 

school attending students by 2.16. In addition to savings due to the attending students 

reduction, the school districts will have a revenue increase of $110,728 for D90 and $79,444 for 

D200. 
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Fiscal Impact on Taxing Bodies 

Table below summarizes fiscal impact on River Forest taxing bodies by providing a property tax 

projection. 

. 

Taxing Agency Percentage of 
Tax Bill 2018 Property Tax 

1111 Bonnie Braae 
Pl.

2018 Property 
Tax 
1101-1107 
Bonnie Brae Pl.

Projected  
Property Tax  * 
Upon Project 
Completion 
1101- 
1111 Bonnie 
Brae Pl.

TOTAL 
PROJECTED 
ANNUAL 
REVENUE 
INCREASE 

      

School District 90 40% $6,515.53 $2,376.09 $119,619.76 $110,728.13

School District 200 29% $4,674.68 $1,704.77 $85,823.18 $79,443.74

Village of River 
Forest 11% $1,773.15 $646.64 $32,553.62 $30,133.83

Cook County 5% $805.98 $293.93 $14,797.10 $13,697.20

Park District 3% $483.59 $176.36 $8,878.26 $8,218.32

Water Reclamation 4% $644.78 $176.36 $11,837.68 $11,016.54

Public Library 2% $322.39 $117.57 $5,918.84 $5,478.88

Township 1% $161.20 $58.79 $2,959.42 $2,739.44

All Other Taxing 
Bodies

4%
$644.78 $235.14 $11,837.68 $10,957.76

Total 100% $16,119.58 $5,878.50 $295,942.00 $273,943.92

*     Assumes market value of $11,400,000, tax rate of 10.096, 
Equalization Factor of 2.9109 

Source: Cook County Assessor

Calculations take into account $7,000 Homeowner Exemption  for ALL units
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Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

ECONOMIC IMPACT 

The economic impact of the proposed development will consist of the cost of services 

and property taxes.  An impact on an increase in sales tax revenue can’t be easily 

ascertained. 

The incremental cost of services is expected to be negligible.  Most services will be fee 

based. 

Based on the expert opinion of the local real estate and development professionals, the 

proposed development is not anticipated to generate any increase in the school age 

children population. (SAC Consultant projects 2 children). It will, however generate an 

estimated increase in annual revenue to the school districts of more than $190,000. 

The proposed development will create a significant increase in property taxes that will 

also boost the revenue to other local taxing districts, such as, library, park district, the 

Village, etc.  The following table summarizes the property tax increase impact. 

The data is based on the projected market value of the townhomes units and the Cook 

County Assessor’s office provided tax rate of 10.096%, Assessment Equalization (EAV) 

factor of 2.9109, assessment level of 10% and the Homeowner Exemption of $7,000, 

for all units. 



Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

FINANCIAL CAPABILITY 

The principals of Bonnie Brae Construction, LLC have, at any given time more than 

$20,000,000 worth of projects under construction.  All of the projects have owner equity 

and bank financing. 

The development cost for the proposed project is estimated at $9,000,000.  

Construction financing will be provided by Wintrust Bank. The Owners are capable of 

funding the Owner’s equity component of the development cost. 

The Wintrust Bank financing interest lecer is acached dated January 17, 2020. 

 











Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

PROPERTY VALUES 

The proposed development will significantly increase the value of the 1101-1111 Bonnie 

Brae Place by replacing an open space parking lot and a 6 unit apartment building with 

new 19 townhome units of high quality and with desirable features and amenities.  

The Developer consulted with local development experts – a prominent realtors and one 

Architect/Developer.  Their opinion letters are attached. 



Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

ECONOMIC VIABILITY 

The Developer consulted with Avenue One, Compass Real Estate a very experienced 

and reputable local real estate and development professionals who analyzed the current 

market conditions and the desirability of the proposed development. 

In their opinion, the proposed development is desirable for the market and is feasible, 

based on the proposed development cost and the expected pricing.  Additionally, it will 

have a positive impact on the surrounding property values. 

Avenue One opinion letter for the market analysis is attached. 
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Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

Tab 11 

ENVIRONMENTAL REPORT 

See Attached Phase 1 Report completed by Gabriel Environmental Services dated 

September 27, 2012 







































































































Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

Tab 12 

IMPACT ON VILLAGE SERVICES 

The proposed development will cater to mostly young couples and empty nesters, who, 

either can’t afford or no longer need larger single family homes and prefer to live 

townhouses offering close neighbor community, comfortable living areas and no 

responsibility for building and grounds maintenance. 

Therefore, we anticipate that there will be few children of school age in the development 

and no impact on area schools. The attached School Age Children Generation Report 

(Tab10) that we commissioned, indicated 2 school age children. 

Additionally, based on the buyer profile, we anticipate virtually no impact on police 

services. 

The buildings will be serviced by a private waste disposal contractor. 

Other, fee based services may include miscellaneous building permits. 

The Developer consulted with local development experts – two prominent realtors and 

one Architect/Developer.  Their opinion letters are attached (Tab 10). 



Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

Tab 13 

OFF-SITE UTILITY IMPROVEMENTS 
    
   SITE DRAINAGE PLAN 

   FIRE TRUCK TURN-IN EXHIBIT 
     

The proposed development will not generate a need in additional off-site improvements, 

such as traffic signals, turn lanes, additional sewer lines and water main capacities, off-

site storm water detention, etc. 

Attached to this Application, please find the Civil  
drawings completed by Greengard, Inc dated 11/26/19 











Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

Tab 14 

NEIGHBOR MEETING MINUTES 

Pursuant to a duly issued notice, a meeting of the neighbors was conducted on 

October 27, 2019. 

Other than the Assistant Village Manger, the Applicant and the Applicant’s 

Architect, no one came to the meeting. 

A day after the meeting notices were mailed, Applicant receive a phone call from 

a neighbor expressing interest in purchasing a townhome when sales begin. 

There were no negative comments regarding the proposed development and 

there were no opposition to the project itself or any of its features. 

Meeting Minutes: 

Bonnie Brae & Thomas Townhome Project 
Resident Meeting Notes – October 9, 2019 

Location – River Forest Village Hall 

The meeting sponsors waited until 7:30 PM for possible attendees.  No residents or 
media representatives came to the meeting. 



Bonnie Brae Homes 
1101-1111 Bonnie Brae Place 

Tab 15 

ALLOWANCES REQUESTED  

See Summary of Development Allowances requested. 



Bonnie Brae + Thomas Avenue Development
Summary of Development Requirements and Site Allowances
(SITE ALLOWANCES REQUESTED  ARE IN RED)

      ZONE DISTRICT R-4                                                                                  
Description Required/Allow Provided
Lot Size (square feet) More than 26,136 27,681 SF
Lot Coverage Less than 70% 76%
Lot Area Per 1 Dwelling Unit (square feet) 2,800 SF 1,456 SF
Front Setback (West) 20' 15’
Side (North) 3' 5'
Side (South) 3' 5'
Rear (East) 27'-8" 5’
Building Height 45' 41'-0"
FAR ( gross building area 37,715 SF) 1.5 1.29
Rear Yard Area (square feet) 4,152 SF (15%) 839
Parking (per Dwelling Unit) 2.5 2
Guest Parking 4 4

MARCH 27, 2020
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