
 
 
 
 

RIVER FOREST 
DEVELOPMENT REVIEW BOARD 

MEETING AGENDA 
 
A meeting of the River Forest Development Review Board will be held on Thursday,  
November 7, 2019 at 7:30 P.M. in First Floor Community Room of the Village Hall,  
400 Park Avenue, River Forest, Illinois. 
 

I. Call to Order/Roll Call 

II. Minutes of the March 21, 2019 Development Review Board Meeting 

III. PRE-FILING PMEETING AND CONSIDERATION OF REQUEST FOR APPLICATION 
REQUIREMENT WAIVERS: Proposed Planned Development – 1101-1111 Bonnie Brae 
Place 

IV. Public Comment 

V. Adjournment 



 

 

VILLAGE OF RIVER FOREST 
DEVELOPMENT REVIEW BOARD MEETING MINUTES 

March 21, 2019 
 
A meeting of the Village of River Forest Development Review Board was held at 7:30 p.m. on 
Thursday, March 21, 2019 in the Community Room of the River Forest Village Hall, 400 Park 
Avenue, River Forest, Illinois. 
 
I. CALL TO ORDER  
 
The meeting was called to order at 7:30 p.m. Upon roll call, the following persons were:  
 
Present: Members Fishman, O’Brien, Schubkegel, Chairman Martin 

Absent:  Members Crosby, Dombrowski, Kilbride 
 
Also Present: Assistant Village Administrator Lisa Scheiner, Assistant Village Administrator, 

Building Official Clifford Radatz  
 
II. APPROVAL OF MINUTES OF THE SEPTEMBER 20, 2018 DEVELOPMENT REVIEW 

BOARD MEETING  
 
A MOTION was made by Member Fishman and SECONDED by Member O’Brien to approve 
the minutes of the September 20, 2018 Development Review Board Meeting.  
 
Ayes: Members Fishman, O’Brien, Schubkegel and Chairman Martin  
Nays: None  
Motion Passed.  
 
III. PRE-FILING PMEETING AND CONSIDERATION OF REQUEST FOR APPLICATION 

REQUIREMENT WAIVERS: Proposed Planned Development – 344 Lathrop Avenue 
 
Chairman Martin explained the purpose of the pre-filing conference for the property at 344 
Lathrop.  He noted that there is no application on file so there is no recommendation to make.  
He said if the applicant requests waivers for certain application requirements the 
Development Review Board will discuss them and vote on the request.  
 
Secretary Radatz administered the admonition and swore in all parties wishing to speak.  
 
John Schiess, JCS Architects (7706 Central, River Forest) stated he is a consultant appearing 
on behalf of the property owner (Carmela Properties, LLC), and Dr. Gina Piccioni who owns 
Carmela Properties, LLC and River Forest Dental Studio, which is located at 344 Lathrop.  Dr. 
Piccioni introduced herself to the Development Review Board.   
 
Mr. Schiess presented a PowerPoint presentation to the Development Review Board.  He said 
the dental practice takes up a large portion of the property, which used to be home to a toy 



 

 

designer.  Dr. Piccioni bought the property with the intent to operate her dental practice 
there.  Mr. Schiess said the hours of operation are Monday through Saturday with varying 
start and stop hours.  He said there are a total of seven part time employees on staff but they 
do not all work at the same time and that there is a maximum of four employees at any time 
with the exception of shift change.  
 
Mr. Schiess said the site is a little over 8,000 square feet and the building is 5,583 square feet.  
He displayed the floor plan for the building and noted that, of the four on-site parking spaces, 
which includes one ADA space, two would be used for the proposed apartment. Mr. Schiess 
explained that they are proposing to modify the floor plan of the building for the purpose of 
converting five offices and one large conference room inside the building to a 1,797 square 
foot two-bedroom apartment.  He said the footprint of the building will not change displayed 
and discussed the modified floor plan with the apartment that includes a two-car indoor 
parking garage.  He said that, at this point, the apartment will be used exclusively by Dr. 
Piccioni as a place to stay after practice hours and would not be used as her primary 
residence.  Mr. Schiess said the building is located at the southwest corner of Lathrop Avenue 
and Hawthorne Avenue.  He described the surrounding properties and displayed photos of 
the building elevations. He displayed and reviewed the existing site plan and floor plan.  He 
noted the location of the adjacent buildings relative to the property lines.  
 
Mr. Schiess said they will attempt to show that this proposal is a less intense use of the 
building than what was there before with no entitlement action, meaning that in its current 
configuration with no permitting required all five office spaces could be used.    
 
Mr. Schiess said the reclassification of the property from commercial to mixed-use would 
significantly reduce the property tax bill because the property would be assed at 10% of its 
assessed value instead of at 25%.  He said there is an economic component that is driving 
this request. Mr. Schiess recalled the planned development application at 400 Ashland that 
was approved and stated that the tax bill for that property was approximately $50,000 
before it was reclassified as a mixed-use property. He said Dr. Piccioni has a tax bill of 
$51,088 and that an almost identical building where he has an office with similar building 
square footage and lot size down the street, has a tax bill of $19,948.   He said the smaller tax 
bill leads to a lower operating cost that makes it easier to find tenants, and that 344 Lathrop 
is at a disadvantage because of its tax bill.  Mr. Schiess said that they are asking for the 
Development Review Board’s help in leveling the playing field between the properties.   
 
Mr. Schiess reviewed their request for a waiver of application requirements.  He stated they 
are requesting a waiver of the drainage plan because they are not changing the footprint of 
the building and only adding two bathrooms. He said they are requesting a waiver of the 
requirement for a professional economic analysis because the impact of the development is 
negligible.  Mr. Schiess said they are requesting a waiver of the requirement for a traffic study 
because the traffic impact is less intense than what was there previously and the parking 
demands for the apartment are typically outside the hours of the demand for the dental 
practice.  He said they are also requesting a waiver of the landscape plan requirement since 
there are no changes to the entrances and landscaping that is there now.  
 



 

 

Mr. Schiess said the compensating benefits of the plan to the community is that it levels the 
economic playing field for and allows the property owner to invest in the building.  He said 
the mixed-use building in a walkable, urban environment adds to community vibrancy.  
 
Member Fishman asked if this had to be a rentable property to call it mixed-use and whether 
there was any zoning implication for that.  Chairman Martin stated he was not sure and 
would ask the application to address this in their application.  Member Fishman asked 
whether the residential unit at 400 Ashland was rented to someone outside the business and 
Mr. Schiess replied that, initially, it was not and was leased to his son for two years.  He 
discussed what the County requests for reassessment purposes.    
 
Chairman Martin said the Development Review Board is concerned about how the building 
is zoned and if the application meets the standards and that they may be concerned about is 
the economic impact of this proposal with the drastic reduction in taxes.  Mr. Schiess said he 
will present a zoning analysis with the application.  
 
Dr. Piccioni said the property is currently located in the C3 zoning district which allows 
residential for two or more apartments.  This would only be one apartment.  Chairman 
Martin stated that they will ask Mr. Radatz whether or not the property would need to be 
rezoned for this request.  
 
Member O’Brien asked if parking is a zoning issue and where clients will park if employees 
are parked behind the building.  Mr. Schiess replied that there is on-street parking and that 
the length of the typical patient visit is between 20 and 45 minutes with one hour being the 
maximum.  He noted possible nearby parking locations such as River Forest kitchen.  
Chairman Martin asked that the application address parking requirements for the residential 
and commercial use. Mr. Schiess stated that will be addressed in the application.   
 
Chairman Martin asked the Development Review Board if there is anything else that the 
applicant should address in the application.  Hearing none, Chairman Martin asked the 
applicant if there was anything else they wanted to tell the Development Review Board. Mr. 
Schiess said they planned to get their application packet in in a few weeks and thanked them 
for their feedback.  
 
Chairman Martin stated that the Development Review Board should now address the request 
to permit the application to be filed without complying certain requirements set out in the 
Zoning Ordinance.  Chairman Martin suggested they respond to each request separately.  
 
A MOTION was made by Member Fishman and SECONDED by Member O’Brien to waive 
application requirement 10-19-6(B)(8) (landscape plan). 
 
Chairman Martin noted that the applicant must comply with the landscape ordinance and 
that the Zoning Ordinance requirements for landscaping are not waived, just the application 
requirement.   
 
Ayes: Members Fishman, O’Brien, Schubkegel and Chairman Martin  



 

 

Nays: None  
Motion Passed.  
 
A MOTION was made by Member Fishman and SECONDED by Member O’Brien to waive 
application requirement 10-19-6(B)(12) (traffic study). 
 
Ayes: Members Fishman, O’Brien, Schubkegel and Chairman Martin  
Nays: None  
Motion Passed.  
 
Chairman Martin stated the next requirement was for the economic analysis. He noted that 
it is a three-part requirement regarding the project’s economic viability, economic impact on 
the Village, and the capability of the applicant to complete the proposed development.  He 
stated that in the past the Development Review Board has considered a partial waiver and 
that he thinks the applicant should demonstrate the ability to complete the project.  Member 
Fishman agreed and Mr. Schiess said the applicant will comply with that requirement.  
 
A MOTION was made by Member Martin and SECONDED by Member Fishman to waive 
application requirement 10-19-6(B)(13)(b), and (c).  
 
Member O’Brien stated that she wants to see how the proposed project would affect the 
Village since they are seeking to reduce the property taxes.  
 
Chairman Martin and Member Fishman amended the motion amended the motion to waive 
application requirement 10-19-6(B)(13)(b).  
 
Ayes: Members Fishman, O’Brien, Schubkegel and Chairman Martin  
Nays: None  
Motion Passed.  
 
In response to a question from Chairman Martin regarding the Village’s position on the 
request for a waiver of the site drainage plan, Mr. Radatz stated that given that there are no 
changes to the exterior of the building he doesn’t see any impact on the Village and that the 
addition of the bathrooms would be minimal.   
 
A MOTION was made by Member Fishman and SECONDED by Member O’Brien to waive 
application requirement 10-19-6(B)(17).   
 
Ayes: Members Fishman, O’Brien, Schubkegel and Chairman Martin  
Nays: None  
Motion Passed.  
 
IV. PUBLIC COMMENT  
 
None.  
 



 

 

V. ADJOURNMENT  
 
A MOTION was made by Member Fishman and SECONDED by Member Schubkegel to 
adjourn the meeting of the Development Review Board at 8:08 p.m.  
 
Ayes: Members Fishman, O’Brien, Schubkegel and Chairman Martin  
Nays: None  
Motion Passed.  
 
Respectfully Submitted:  
 
 
___________________________________________  
Lisa Scheiner Secretary  
 
 
___________________________________________   ____________________________________  
Frank R. Martin      Date  
Chairman, Development Review Board 



 

 

Village of River Forest 
Village Administrator’s Office  

400 Park Avenue 
River Forest, IL 60305 

Tel:  708-366-8500 
 
 

MEMORANDUM 

 

Date: November 1, 2019 
 
To: Frank Martin, Chairman 

Development Review Board  
 
From: Lisa Scheiner, Assistant Village Administrator 
 
Subj: Pre-Filing Conference– Bonnie Brae Townhome Project 
 ____________________________________________________________________________________________________________ 
 
Issue:  Art Gurevich, Vice President of Jenny Builders, Inc. and owner of Bonnie Brae 
Construction, LLC, owns the properties located at 1101-1111 Bonnie Brae.  Village staff met 
with Mr. Gurevich’s representative to discuss possible redevelopment of both properties into a 
townhome development.  Pursuant to Section 10-19-2 (A) of the River Forest Municipal Code, 
no multi-family housing development of any size is permitted unless approved as a planned 
development.    
 
Analysis:  The properties are currently zoned R4 Multi-family residential.  The property at the 
corner of Bonnie Brae and Thomas (1101-1107) is currently a parking lot.  The property to the 
north (1111) is a six-unit apartment building.  
 
The Village Board of Trustees approved Ordinance 3628 on November 17, 2016 for a planned 
development permit at these locations.  That project consisted of a 15-unit high end 
condominium development at 1101-1107 Bonnie Brae Place as well as the conversion of the 
six-unit apartment building at 1111 Bonnie Brae Place into a three-unit condominium.  That 
permit was granted to the same developer and property owner that is proposing the townhome 
project.  The developer was granted extensions to the timeline required to commence 
construction on the project.  No additional extension requests were received and when 
construction did not commence by the March 30, 2019 deadline the planned development 
permit became null and void.  As a result, the applicant must restart the process and is 
proposing to construct a townhome project instead of a condominium project.  
 
Prior to starting that planned development process, which is thorough, costly and time 
consuming, it is appropriate for the developer to provide preliminary details and/or site plans 
for initial review by the Village Board.  The project was presented to the Village Board of 
Trustees on July 22, 2019, and now proceeds to the Development Review Board for a pre-filing 
conference.   



1101-1111 Bonnie Brae Planned Development Application 

Page 2 of 2 

Requested Action:  The Development Review Board is asked to provide the applicant with 
feedback regarding the proposed project and identify issues that they would like for the 
applicant to address when the formal application is submitted.  The Development Review Board 
is asked to determine whether or not to waive the following application requirements from 
Section 10-19-6(B) of the Zoning Ordinance:  

 
12. A professional traffic study acceptable to the village showing the proposed traffic 
circulation pattern within and in the vicinity of the area of the development, including 
the location and description of public improvements to be installed, including any 
streets and access easements. 
 
13c.  A professional economic analysis acceptable to the village, including the following: 
An analysis summarizing the economic impact the proposed development will have 
upon the village. 

 
Please note that the document attached for your review may have many of the elements of a 
formal application but it is not yet considered the final application and no public hearing has 
yet been scheduled.  The Development Review Board is not being asked to vote on the 
application or make a recommendation to the Village Board of Trustees.  
 
Attachment(s):  Submission from 1101-1111 Bonnie Brae Place & request for application 
requirement waivers. 



Bonnie Brae Construction, LLC. 
3528 Walnut Ave., Wilmette, Illinois  60091 Tel: (847) 728-0584     Fax:  (847) 728-0585 
 
 
 
 
August 21, 2109 
 
Ms. Lisa Scheiner 
Assistant Village Administrator 
Village of River Forest 
400 Park Avenue 
River Forest, Illinois  60305 
 
 
Dear Ms. Scheiner, 
 
As part of the development review process, the Village of River Forest requires a developer to 
perform a traffic and school impact studies in order to assess an impact that a proposed development 
will have on the area traffic and local schools. 
Our proposed project will consist of 19 new townhome units.  
Our new development will have 38 parking spaces located in individual garages – 2 per garage and 4 
guest parking. Twelve parking spaces will be accessed from the alley and twenty six will be accessed 
from Thomas. 
Currently there are 8 parking spaces with an access form the alley and 34 parking spaces in an open 
parking lot, with an access from Thomas. 
The proposed townhome use is significantly less traffic intensive than an open parking lot.   
Our previous proposal consisted of 54 parking spaces, all with an access from the alley. The previous 
traffic study found this to be an insignificant increase in area and alley traffic. 
Our current proposed development is very close to and actually less intensive than the existing 
parking configuration. It adds only 5 access points to the alley and reduce the access points to 
Thomas by 8. It is also much less intensive then the previous proposed development. 
In view of this, we request no new traffic study to be required for our new proposed development and 
the traffic study on record be deemed sufficient. 
 
Additionally, SAC (School Age Children) and financial impact on local schools study was conducted 
for our previous proposed development. It used a single family attached unit (townhome) as a basis 
for determining the number of school age children in a condominium, with some adjustment.  
Now, we are proposing to build townhomes. This makes SAC projection very straight forward. 
Even without adjustment for condominium, the SAC projection was very small and the school districts 
will have a significant increase in revenue.   
In view of this, we request no new SAC projection and financial impact study to be required for our 
new proposed development and the SAC and financial projection study on record to be deemed 
sufficient. 
 
Thank you for your consideration, 
 
 
 
 
Art Gurevich 
Manager 
 
 
 
 

john schiess
EXHIBIT C
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Plan Development Application for 
Construction of 19 Townhomes 

Bonnie Brae + Thomas   River Forest Illinois 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Applicant:  
  John Conrad Schiess Architect, Ltd 
  7706 Central Ave 
  River Forest, Illinois 60305 
 
Developer:  
  Bonnie Brae Construction, LLC 
  3528 Walnut Ave 
  Wilmette, Illinois 60091 
 
Address: 1101 to 1111 Bonnie Brae 
 
 
Submitted:  October 24, 2019 
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Section 10-19-6: Application Requirements: 
 
 
 
B.1 The names and addresses of the owner of the subject property, the 
applicant and all persons having an ownership or beneficial interest in the subject 
property and proposed development (code section 10-19-6 Application 
Requirements, item B.1) 
 
Whereas the Applicant has provided the following Ownership and Applicant 
information, therefore the Applicant has complied with Item B.1 
 
 
Owner of Record: 
 
 
Bonnie Brae Construction, LLC 
 	
  
Address: 3528 Walnut Avenue, Wilmette, IL 60091	
  
  
Managing Member: Art Gurevich 
 
 
 
Applicant:   
 

 John Conrad Schiess Architect, Ltd 
as Consultant and Architect for the Applicant 

  7706 Central Avenue 
  River Forest, IL 60305 
 
  708-366-1500 office 
 
contact: John Schiess 
 
  708-205-7259 mobile 
 
  john@jcsarchitect.com 
 
   

See owner’s Authorization letter dated 2.6.19 
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Narrative 
 
 
On November 28, 2016, The Village Board of Trustees approved Ordinance 
3628 granting a planned development permit for the construction of an 18 unit 
condominium building development at 1101 Bonnie Brae Place and the de-
conversion of an existing six unit apartment building into a three unit 
condominium building at 1111 Bonnie Brae Place. On February 8, 2018 that 
permit was modified via a major amendment.  
 
The developer, Bonnie Brae Construction, LLC worked a local Real Estate firm to 
market and sell the condominiums. After over a year on the market and no sales, 
the developer then turned to Avenue One Realty in an attempt to re-brand the 
units and the development to a more market favorable demographic. 
 
After almost many months on the market, this re-branding of the development 
produced no sales.  
 
The developer then turned to JCSA ( John Conrad Schiess Architect, Ltd ) and 
Avenue One in November of 2018 to assess the demographics of potential 
buyers and re-evaluate the unit types. This assessment highlighted the reality 
that the approved development did not match the market specifically for sale 
condominiums at this location. Other developers in the River Forest – Oak Park 
area are experiencing similar impacts.  
 
As a result, the developer requested a reposition of the development to better 
align with market demands. The design team presented the concept of for sale 
multi level attached single family homes – Townhomes.  
 
The new Site Concept is based on four Townhome buildings with walking and 
driving courts. The new Site Concept lowers the previously approved density and 
building height while better distributing the green space throughout the 
development. These revisions allows the development to better integrate into the 
local neighborhood.  
 
The Applicant is now respectfully requesting the Village of River Forest to review 
a new Application for a Plan Development permit on the previously approved 
site. Submitted here is a draft Application that outlines the new concept, lists the 
Land Use metrics and requests certain waivers for Development Standards. 
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B.2 A statement from the Owner, if not the Applicant, approving the filing of 
the application by the particular applicant.  (code section 10-19-6 Application 
Requirements, item B.2) 
 
 
This section does not apply since the Property Owner is the Developer. 
 
See letter of authorization for John Conrad Schiess, Architect, Ltd in the 
appendix 
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B.3 A survey, legal description and street address of the subject property. 
(code section 10-19-6 Application Requirements, item B.3) 
 
Whereas the Applicant has provided the following survey, legal description and 
street address for the subject property, therefore the Applicant has complied with 
Item B.3 
 
 
Address:   1101 - 1111 Bonnie Brae Place, River Forest, IL  60305 
 
Legal Description:  
 

 
 
 
 
 
Plat of Survey:  See Plat of Survey dated July 28, 2015 as performed by Roger P. 
Jacob, Chicagoland Survey Company, Inc.  6501 West 55th Street, Chicago, IL in 
the appendix of this Application. 
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B.4 A statement indicating compliance for the proposed development to the 
Comprehensive Plan; and evidence of the proposed project’s compliance in 
specific detail with each of the standards and objectives of this Section.  (code 
section 10-19-6 Application Requirements, item B.4) 
 
 
Section 10-19-3: Standards for Review 
 
A. The Proposed use or combination of uses is consistent with the goals and 
policies of the Comprehensive Plan  
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
 
B. The establishment, maintenance, or operation of the use or combination of 
uses will not be detrimental to or endanger the public health, safety or comfort, 
morals, or general welfare of the residents of the Village 
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
 
C.  The proposed use will not diminish the use or enjoyment of other property in 
the vicinity for those uses or combination of uses which are permitted by this 
Zoning Title. 
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
D.  The establishment of the proposed use will not impede the normal and 
orderly development and improvement of surrounding properties for use or 
combination of uses otherwise permitted in the zoning district, 
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
 
E. The proposed use will not diminish property values in the vicinity 
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
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F. Adequate utilities, road access, drainage, police and fire services already exist 
or will be taken to provide ingress and egress to the proposed to serve the 
proposed use or combination of uses, 
 
Response: The Applicant has submitted a letter from the Civil Engineer attesting 
that Adequate utilities, road access, drainage, police and fire services already 
exist or will be taken to provide ingress and egress to the proposed to serve the 
proposed use or combination of uses.  
. 
G. Adequate measures already exist or will be taken to provide ingress and 
egress to the proposed use or combination of uses in a way that minimizes traffic 
congestion in the public streets, 
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
H. The proposed use will be consistent with the character of the Village, 
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
I. The proposed use will not materially affect a known historical or cultural 
resource, 
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
J. The design of the proposed use considers its relationship to the surrounding 
area and minimizes adverse effects, including visual impacts of the proposed use 
on adjacent property, 

 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
K. The design of the proposed use promotes a safe and comfortable pedestrian 
environment, 
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
L. The Applicant has the financial and technical capacity to complete the 
proposed use or combination of uses and has made adequate provisions to 
guarantee the development has included adequate consideration consistent with 
standards for buffers, fencing, landscaping, lighting, building materials, public 
open space, and other improvements associated with the proposed use, 
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Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
M. The proposed use or combination of uses is economically viable and does not 
pose a current or potential burden on the services, tax base or other economic 
factors that affect the financial operations of the Village, except to the extent that 
such a burden is balanced by the benefit derived by the Village from the 
proposed use, 
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
N. The proposed use or combination of uses will meet the objectives and other 
requirements set forth in section ( Ord. 2640, 5-23 1995 ) 
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
 
O. No Planned Development containing multi-family housing shall be approved 
unless the following standards are met: 
 
Response: The Applicant shall cite testimony and or submitted evidence to 
support this Standard at time of complete Application submittal. 
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B.5 Scaled site plan showing the existing contiguous land uses, natural 
topographic features, zoning districts, public thoroughfares, transportation and 
utilities.  (code section 10-19-6 Application Requirements, item B.5) 
 
See Plans A1.0 Zoning Map  and A1.1 Site Plan as prepared by John Conrad 
Schiess Architect, Ltd dated 10.24.19  
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B.6 A scaled site plan of the proposed development showing lot area, the 
required yards and setbacks, contour lines, common space and the location, 
bulk, and lot area coverage and heights of buildings and structures, number of 
parking spaces and loading areas. (code section 10-19-6 Application 
Requirements, item B.6)   
 
 
See Plans A1.1 Site Plan as prepared by John Conrad Schiess Architect, Ltd as 
prepared by John Conrad Schiess Architect, Ltd dated 10.24.19 
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B.7 Schematic drawings illustrating the design and character of the building 
elevations, types of construction and floor plans of all proposed buildings and 
structures.  The drawings shall also include a schedule showing the number, 
type, and floor area of all uses or combination of uses, and the floor area of the 
entire development. (code section 10-19-6 Application Requirements, item B.7)   
 
 
See Plans A2.1; A3.1 and A3.2 as prepared by John Conrad Schiess Architect, 
Ltd as prepared by John Conrad Schiess Architect, Ltd dated 10.24.19 
 
Additionally, see sheet P1.1-P1.3 for site photographs for the condition, materials 
and scale of the existing building façade along with neighboring buildings.  
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B.8 A landscaping plan showing the location, size, character and composition 
of vegetation and other material. (code section 10-19-6 Application 
Requirements, item B.8)   
 
See Landscaping Plans L1.1 and L1.2 dated 10.24.19 
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B.9 The substance of covenants, easement and other restrictions existing and 
any to be imposed on the use of land, including common open space, and 
buildings or structures. (code section 10-19-6 Application Requirements, item 
B.9)  
 
The Applicant shall submit Codes, Covenants and Restrictions documents and 
other details at time of complete Application Submittal. 
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B.10 A schedule of development showing the approximate date for beginning 
and completion of each stage of construction and development. (code section 
10-19-6 Application Requirement, item B.10) 
 
Whereas the Applicant has included the development schedule, (See schedule 
below) therefore Applicant has complied with item B.10 
 
 

 
Proposed Schedule for development 
 

Permit Acquisition   8 weeks (after PD approval) 
demolition    4 weeks 
Construction    64 weeks 
Project Close Out   8 weeks 
 
Total Project    84 weeks total
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B.11 A statement acknowledging the responsibility of the applicant to record a 
certified copy of the zoning ordinance, granting the planned development permit 
with the Cook County Recorder of Deed’s Office and to provide evidence of said 
recording to the Village within thirty days of passage in the event the proposed 
planned development is approved by the Village Board. (code section 10-19-6 
Application Requirements, item B.11) 
 
 
The Developer hereby acknowledges the responsibility to record a certified copy 
of the zoning ordinance, granting the planned development permit with the Cook 
County Recorder of Deed’s Office and to provide evidence of said recording to 
the Village within thirty days of passage, therefore Applicant has complied with 
item B.11. Please see EXHIBIT B. 
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B.12 A professional traffic study acceptable to the Village showing the proposed 
traffic circulation pattern within and in the vicinity of the area of the development, 
including the location and description of public improvements to be installed, 
including any streets and access easements. (code section 10-19-6 Application 
Requirements, item B.12) 
  
 
 
Waiver: The Developer hereby requests from the DRB a waiver for the 
requirement for a professional traffic study, see EXHIBIT C. 
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B.13 Professional Economic Analysis acceptable to the Village, including the 
following: a) the financial capacity of the applicant to complete the proposed 
development; b) evidence of the project’s economic viability; and c) an analysis 
summarizing the economic impact the proposed development will have upon the 
Village. (code section 10-19-6 Application Requirements, item B.13).   
 
 
 
The Applicant shall submit Professional Economic Analysis at time of complete 
Application Submittal. 
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B.14 Copies of all Environmental Impact Studies as required by law. (code 
section 10-19-6 Application Requirements, item B.14):   
 
The Applicant shall submit all copies of all Environmental Impact Studies at time 
of complete Application Submittal. 
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B.15 Statement of the Demand on Village Services (code section 10-19-6 
Application requirements, item B.15) 
 
The Applicant shall submit a Statement of the Demand on Village Services at 
time of complete Application Submittal. 
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B.16 Statement of the Off-site utility improvements (code section 10-19-6 
Application requirements, item B.16) 
 
The Applicant shall submit a Statement of any Off-site utility improvements at 
time of complete Application Submittal. 
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B.17 Statement of the Site Drainage Plan (code section 10-19-6 Application 
requirements, item B.17) 
 
The Applicant has submitted a letter from the Civil Engineer dated 9.3.19, 
attesting that adequate site drainage to serve the proposed use or combination of 
uses. Please see exhibit A. 
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Item A.1.d Neighbor’s Meeting (code section 10-19-5 Procedures, item A.1.d) 
 
The required meeting between the Applicant and the Neighbors 
__________________________________________________________ at the  
 
Community Room at Village Hall, River Forest, Illinois from 7PM to 8PM. 
 
The mailing list and written notice of this meeting was submitted to 
________________________________________________________, the  
 
Zoning Officer for the Village of River Forest on __________________ 
 
John Conrad Schiess, Architect represented the Applicant in a presentation of 
the proposed floor plans and site plan as are being submitted as part of this 
application. 
 
 
 
The neighbor’s meeting was held on Wednesday October 9, 2019 at 7PM at 
Village Hall. The developer was present. The developer’s architect was present. 
Lisa Scheiner representing the Village was present. No neighbors attended. All in 
attendance left at 7:30 PM  
 
 
 
 
 
 
 
 
 
 

 
END OF APPLICATION DRAFT 
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Appendix: 
 
 
 
Plat of Survey dated 7.28.15 by Chicagoland Survey Company, Inc 
 
A.0 dated 10.24.19   Zoning Map with Adjacent Properties  
 
A1.1 dated 10.24.19  Site Plan 
 
P1.1 dated 10.24.19  Site Photographs 
 
P1.2 dated 10.24.19  Aerial Views 
 
P1.3 dated 10.24.19  Aerial Views 
 
A2.1 dated 10.24.19  Floor Plans 
 
A3.1 dated 10.24.19  Elevations 
 
A3.2 dated 10.24.19  Elevations 
 
L1.1 dated 10.24.19   Landscaping Plan 
 
L1.2 dated 10.24.19   Landscaping schedule and details 
 
 
Land Use Table dated 10.24.19 
 
  
Letter of Authorization  2.6.19 
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10.24.19 

Bonnie Brae + Thomas Ave. Development 
Summary of Development Requirements and Requested Variations 

(Items that require variations are in BOLD) 
Zoning District R-4 

1101-1111 Bonnie Brae 
Description Required Provided Comments 
Lot Size (square feet) More than 

26,136 
27,681 SF Previous Application asked for 

relief 
Lot Coverage Less than 70% 74% Previous Lot Coverage was 

75% 
Front Setback 20’ 15’ Previous Building structure 

setback was 20’.  
Side (North) 3’ 5’ Previous Building structure 

setback was 1’-4” 
Side (South) 25’ 5’ Previous Building structure 

setback was 6’-4” 
Rear 27”-8’ 2’ Previous Building structure 

setback was 0’-0” 
Building Height 45’ 40’-8”   Previous Building height was  

50’-0” 
FAR (gross building area 
37,715 SF ) 

1.5 
 

1.36 
 

Previous FAR was  
2.0 

Rear Yard Area (square 
feet) 

2,768 (15%) 660  

Parking (per Dwelling 
Unit) 

2  2 38 parking spaces provided.   

Guest Parking 4 4  
Number of Units 21 19  
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Engineers Surveyors Planners

111 Barclay Boulevard, Suite 310, Lincolnshire, Illinois 60069-3623
847-634-3883       www.greengardinc.com 847-634-0687 FAX

Excellence
In Service

Since
1952

Land Development

Environmental

Civil

September 3, 2019 
File:  61246

Village of River Forest 
400 Park Avenue 
River Forest, Illinois 60305 
 
Re: 1101 - 1115 Bonnie Brae Place, River Forest IL. 
       
To whom it may concern, 
 

This letter is to hereby certify that there are adequate roads, water main, storm and sanitary 
sewer mains, and gas and electric service to support a 19-unit townhome development on the subject 
property. 

 
 

If you have any questions or require any additional information, please do not hesitate to contact 
our office. 
 
 
                                                                            Very truly yours, 
        

        
 

  Douglas M. White, P.E. 
                                                  GREENGARD, INC. 
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