


 
 

STAFF REPORT AND RECOMMENDATION 
TO:   Chairman Dixon and members of the Plan Commission 
DATE:  November 10, 2021  
FROM:  Catherine J. Czerniak, Director of Community Development 
SUBJECT: 241 E. Deerpath – Redevelopment of the First Midwest Bank Site   
 
Property Owner    Property Location    Zoning District 
First Midwest Bank           Southwest Corner –    Preservation Business District 
8750 W. Bryn Mawr, Suite 1300  Deerpath and Bank Lane      B-4 
Chicago, IL 60631   
 
Applicant and Contract Purchaser:  241 Deerpath LLC (Developer)  

     1000 N. Western Avenue 
     Lake Forest, IL 60045  

      
Representatives:  Kenneth J. Kadleck, Senior Vice President, First Midwest Bank 

  Peter Witmer, architect 
       
Summary of the Request and Review of the Proposed Plan 
This is a request for a recommendation in support of approval of a Special Use Permit for a Central 
Business District (CBD) Planned Development.  As authorized in Section 159.114 of the Zoning 
Code, a CBD Planned Development may be requested to allow a floor area ratio of up to 2.0.  
Approval of a bank ATM drive through is also requested as part of the Special Use Permit.  This 
type of request must be evaluated by the Commission based on the standard Special Use Permit 
criteria as well as additional criteria specific to floor area ratio and a drive through.  All of the 
applicable criteria are addressed later in this staff report.     
 
The petitioners propose to redevelop the First Midwest Bank site which is prominently located in 
the CBD, on the south side of Deerpath and on the west side of Bank Lane.  The site totals just 
over half an acre at 26,136 square feet.  The petitioners are the contract purchasers of the property 
and this petition has been submitted with the consent of the property owner, First Midwest Bank.  
The redevelopment concept proposes to demolish the existing building and the drive through lanes 
and construct a new building which may incorporate an historic element remaining from the original 
building.  The design aspects of the site and building, and the proposed hardscape and landscape 
plans, require review and approval by the Historic Preservation Commission as does the proposed 
demolition of the existing building.   
 
A building of approximately 52,000 square feet is proposed.  First Midwest Bank will retain a 
prominent location in the building, on the first floor, in about 3,000 square feet of space sited at the 
corner of Deerpath and Bank Lane.  A second tenant is anticipated for a large part of the first floor 
but overall, the entire first floor will be available for retail, restaurant or service businesses to 
support the residents in the building, offer amenities to the larger community as well as to guests at 
the Deer Path Inn, and to add vitality to the CBD.  The second and third floors are proposed as 
residential condominiums, approximately 16 units at about 2,000 square feet each, depending on 
market demand.   
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The overall plan sites the building slightly further back from the north property line along Deerpath 
than the existing building and in compliance with the required five foot setback at the closest point 
of the building.  Some portions of the building are set back from the north property a greater 
distance.  Along Bank Lane, the building is setback an increased distance to accommodate diagonal 
parking spaces along the west side of Bank Lane, a pedestrian sidewalk along the street, an internal 
walkway under an elevated arcade along the building, and landscaping.  A public easement will need 
to be granted by the property owner/developer along the east edge of the subject property to 
accommodate the diagonal parking and the public sidewalk.  The increased setbacks provide for 
expanded pedestrian space at the corner of Deerpath and Bank Lane as envisioned in the recent 
community discussions about improvements to the Deerpath streetscape.  The southwest corner of 
Deerpath and Bank Lane was specifically discussed during the community discussions with a goal of 
mirroring to some extent the small gathering space on the opposite corner, outside of Sweets.  
Streetscape plantings are proposed along the building foundation on Deerpath and along the street.   
 
Overview of Existing Conditions 
The site is currently developed with a building, a surface parking lot and a drive through banking 
facility.  The existing building and site exceeds the amount of space, the number of parking and the 
drive through banking lanes currently required by First Midwest Bank.  The banking industry has 
changed considerably in the past decade and banks in many locations are downsizing to adjust to 
their customers habits and needs.  In recent years the City has seen some banks reduce their 
footprints and it is likely that more adaptive reuse of these types of sites will be desired by banks in 
the future.     
     
Presently, almost the entire site is impervious surface with no significant landscaping along the 
streetscapes.  As noted above, the proposed building steps back from the property lines along the 
Deerpath and Bank Lane and meets or exceeds the required setbacks and by doing so, provides the 
opportunity for some additional, though limited, pervious surface on the site.  Today, a surface 
parking lot is located at the prominent Deerpath and Bank Lane corner creating somewhat of a gap 
in the Deerpath streetscape.  The other three corners at this intersection are anchored by substantial 
historic buildings. 
 
The existing building on the site is in the City’s historic district.  Demolition of the building will 
require review and action by the City’s Historic Preservation Commission.  The history of the 
existing building, information about the original architect and prior occupants of the building, and a 
review of modifications made to the building over the decades is included in the Commission’s 
packet as background information.  This information will be presented to the Historic Preservation 
Commission to assist in its deliberations on the request for approval of demolition of the building. 
 
Staff Review 
 Comprehensive Plan 
The Comprehensive Plan includes three primary goals for the Central Business District: 
 

1. To preserve and strengthen the Central Business District (CBD) as the primary commercial 
area, a transportation center, a hospitality center and a residential area for the City. 

2. To promote the vitality and convenience of the CBD by encouraging a wide range and 
healthy mix of quality specialty retail and service businesses. 

3. To preserve the character of historic Market Square.  Market Square serves as a City center 
that establishes a strong positive identify and a sense of place for the City.  All new 
development in the CBD should be compatible with its historic character.   
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Several recommendations in the Comprehensive Plan relate to the proposed development.  Those 
recommendations are provided in part below.         
 
Comprehensive Plan:  The City, Chamber of Commerce, merchants and property owners should continue their 
partnership efforts to maximize the district’s assets and to overcome development constraints.   
 
Comprehensive Plan:  In the event that the existing under developed and vacant parcels are considered for development, 
the redevelopment intent should be to strengthen the mixed use, pedestrian oriented, and historical character of the 
CBD.   
 
Comprehensive Plan:  Streetscape improvement programs should be initiated to make the area outside of market 
Square more pedestrian friendly.  Bank Lane should be improved with landscaping and pedestrian amenities, 
especially in the sections south of Deerpath, to Vine Avenue.  This would improve the linkage between the north and 
south sections of the CBD and also encourage redevelopment of adjacent, underutilized properties  
 
Comprehensive Plan:  The Plan encourages additional residential development in the CBD on the second floor, above 
retail/office uses.   
 
The First Midwest Bank parcel is presently an underutilized site as evidenced by the bank’s interest 
in seeking to redevelop the property.  From a more practical perspective, the existing surface 
parking lot is often nearly empty, an indication of the underutilization of the site.   
 
The proposed development will return residential units which have been lost over the last 30 years 
to the Central Business District while preserving first floor space for commercial uses.  The 
proposed plan incorporates pedestrian walkways, increased setbacks, hardscape variation and 
landscaping.  Improving the pedestrian nature of Bank Lane offers the opportunity to draw guests at 
the Deer Path Inn down an improved pedestrian corridor into Market Square, to local businesses 
and to restaurants, including Le Colonial which is scheduled to open in April, 2022.   
 
Interestingly, the Comprehensive Plan speaks to overcoming development constraints which seems 
to encourage an open mindedness toward appropriate adaptive reuse of underutilized sites.   
 
 Zoning 
The First Midwest Bank site is located in the B-4, Preservation Business District.  The purpose of 
the B-4, Preservation Business District as stated in the Zoning Code Section, 159.113, is in part as 
follows: 
 

The B-4 Preservation Business District is designed to preserve the unique attributes of the historic retail, 
residential and office core of the City.   
 
These regulations are designed to preserve the community’s quality of life and the “village” character of the 
core area.  In particular, these regulations are intended to preserve the historic buildings and the variety of 
building sizes, heights and architectural styles and detailing.  In addition, the district is intended to ensure the 
continued commercial viability of the district by maintaining the use of quality building materials, encouraging 
pedestrian traffic, providing generous green space and preserving and enhancing the social gathering spaces in 
the district.   
 
The B-4 District is designed to accommodate a variety of uses in a mutually advantageous setting.  Multiple 
family residential uses are encouraged above the first floor.  
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The B-4 District recognizes that buildings within the district are in the Local Historic and the 
National Register Districts and emphasizes the importance of retaining the unique character of the 
CBD as change occurs.  The B-4 District along with the CBD Planned Development provisions, 
encourage multi-family residential units above the first floor by offering increased building square 
footage when residential units are incorporated into a development and certain criteria are met.   
 
Setbacks.  In the R-4 district, a setback of five feet from the property line is required along the 
streetscapes, in this case along Deerpath and Bank Lane.  There are no other setback requirements 
in this district.  The proposed building complies with the required setbacks.   
 
The closest portion of the building, along the Deerpath streetscape, is setback five feet from the 
property line.  Portions of the building are setback an additional four feet. 
 
Along Bank Lane, the projecting building element at the northeast is setback 13 feet from the 
property line along Bank Lane.  The main mass of the building is setback 19 feet from the property 
line.       
 
 CBD Planned Development 
The purpose of the CBD Planned Development section of the Code, Section 159.114, is to allow 
some flexibility with respect to the provisions of the business zoning districts in order to achieve the 
goals of 1) maintaining a vital business district, 2) preserving the historic character and significance 
of the district, and 3) ensuring that development is consistent with available infrastructure.  This 
section provides a process by which the Plan Commission and City Council can consider 
development incentives that vary from the specific standards in each of the business zoning districts.  
A CBD Planned Development must be considered and granted through the Special Use Permit 
process.  
 
In the R-4 zoning district, the CBD Planned Development provisions allow for an increase in the 
floor area ratio to a maximum of 2.0.  Floor area ratio (FAR), rather than the City’s Residential 
Building Scale provisions governs the size of buildings in the B-2, B-3 and B-4 zoning districts and 
commercial and multi-family buildings.  FAR is the ratio of a building’s square footage in relation to 
the size of the property on which it is located.  In this case, the property, as noted above, totals 
26,136 square feet.  A recent survey of the property confirming this square footage is included in the 
Commission’s packet.  The land area allows a building square footage of 52,272 square feet based on 
a FAR of 2.0.  The CBD Planned Development provisions allow for a reduction of the required 
number of parking space through payment in lieu of on site parking.       
 
In addition to the standard criteria for a Special Use Permit which are addressed later in this staff 
report, there are additional criteria that must be considered for CBD Planned Developments.  The 
criteria that apply to CBD Planned Developments in the R-4 zoning district are reviewed below. 
 

1. Residential uses must be included in the development above the first floor unless the 
developer demonstrates that such uses will not further the overall purpose of the zoning 
district. 

 
This criteria is met.  Residential units are proposed above the first floor, on the second and third 
floors. 
 
2. If a drive through is proposed, it must be located off site, within a building or constructed to 

avoid additional curb cuts. 
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This criteria is met.  The drive through is incorporated into the below grade parking garage, 
under the building.  No separate curb cuts on to public streets are needed for the drive through. 
 
3. The building and landscape concepts have received conceptual approval from the Historic 

Preservation Commission. 
 
This criteria is not yet satisfied.  The petition has not yet been presented to the Historic 
Preservation Commission for conceptual or final approval.  If the Plan Commission chooses to 
take action on the petition, the action can be conditional upon the Historic Preservation 
Commission’s approval.   
 
The north half of the subject site is in the Historic District.  The south half of the site, including 
the existing drive through facility, is not in the Historic District.  However, the City’s practice 
has been for a single design review body to have purview over a single development therefore, it 
is appropriate for the entire project to be presented to the Historic Preservation Commission for 
consideration and action.    

 
In addition to the above criteria, one or more of the following criteria must be satisfied. 
 

4. At least 50% of the required parking spaces are located underground or all of the parking 
spaces are located in a parking deck one level of which is constructed below grade. 

 
This criteria is met.  More than 50% of the parking spaces for the development are located 
underground, in two levels of parking.  One level is intended to generally serve the commercial 
uses on the first floor and the lower level is intended for residents in the condominium building.  
No surface parking lot is proposed on the site.     
 
5. At least 25% of the site is retained as open space. 
 
This criteria is not met.  Although the building is setback a greater distance than the zoning 
setbacks require providing additional space for landscaping and pedestrian walkways, most of 
the site is impervious.  There is more pervious surface proposed on the site than exists today.    
Landscaping is proposed on portions of the roof to mitigate, to a limited extent, the impervious 
roof top.      
   
6. An increased setback of at least five feet is provided along the streetscape side of the 

building or a “pocket park” is created with a visual character and pedestrian link to the 
public street.       

 
This criteria is met.  The majority of the building is setback a considerably greater distance than 
the required five foot setback from the property lines along the street.  Pedestrian walkway links 
are provided from the internal walkway, under the arcade, to the public sidewalk along Bank 
Lane.  A small open space is provided at the corner of Deerpath and Bank Lane as a result of 
the increased setback of the building from Bank Lane.  As noted previously in this report, the 
small open space mirrors to some extent the well used corner near Sweets.      
 

 Parking 
The B-4 District Code section acknowledges that little or no on-site parking is available in the core 
of the CBD.  This site is unusual in that currently, the First Midwest Bank surface parking lot at the 
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corner of Deerpath and Bank Lane has 28 parking spaces.  The proposed redevelopment presents 
the opportunity to incorporate underground parking to serve the businesses and residential units 
that will occupy the new building.  There is a slight grade change over the property and the ramp to 
the underground garage is located at the low point of the site at the southeast corner of the building.   
 
Final parking calculations will need to be completed once the floor plans are finalized however, 
based on available information, the required number of parking spaces are as follows.    
 
First floor commercial, bank and office uses estimated at 16,000 square feet require four parking 
spaces per 1,000 square feet resulting in a total of 64 required parking spaces. 
 
For multi-family residential units, 1.83 parking spaces per unit are required for one and two 
bedroom units.  For three or more bedroom units, 2.33 parking spaces are required per unit.  The 
Code notes that the parking requirements for residential units include visitor parking.  The final 
number of residential units will be determined based on market demand but the number of units 
could range from about eight to fourteen units.  The floor plans included in the Commission’s 
packet reflect a total of 13 units of varying sizes.  For the purpose of estimating the required number 
of parking spaces, staff assume that four units will have three or more bedrooms and the remaining 
nine units will have one or two bedrooms.  Under this scenario 26 parking spaces are required for 
the residential units.    
 
Using the above calculations, 90 parking spaces are required in total for the development.  The plan 
as currently configured provides 69 parking spaces, on two levels, below grade, on the site.  A 
shortfall of 21 spaces based on the Code requirements and based on the assumptions made by City 
staff.     
 
The conversion of Bank Lane, south of Deerpath, to a southbound one way street provides the 
opportunity to add diagonal parking spaces to the west side of Bank Lane.  Currently, there are five 
parallel public parking spaces on the west side of Bank Lane.  It is anticipated that as many of 10 
diagonal parking spaces could be installed along the west side of Bank Lane with a one way street.  
As noted above, a portion of the diagonal spaces will encroach on to the subject site, private 
property.  An easement would need to be granted to the City to allow the on street public spaces to 
be configured as reflected.  A limited number of parallel public parking spaces may also be possible 
on the east side of Bank Lane depending on decisions made about the future configuration of Bank 
Lane and the lane width determined to be necessary.  Although on street spaces cannot be calculated 
into the required number of on site parking spaces, as public parking spaces, they will be available 
for use by customers of businesses in the building as well as customers of other businesses in the 
CBD.   
 
The Code provides that any required parking spaces that are not provided on site may be, as part of 
a CBD Planned Development, covered by a payment in lieu of providing on site parking.  In this 
case, it would be reasonable to consider some credit for the public easement along Bank Lane, on 
the subject property, if one is granted to allow on street parking to be increased in the area.      
 
Thinking more broadly about parking, many municipalities have amended Codes to reduce the 
required on site parking in an effort to encourage pedestrian activity and the use of mass transit or 
other alternate modes of transportation.  Bicycle racks are proposed on the site under the northeast 
corner of the building.   
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 Private Outdoor Spaces for Residential Units 
Private, outdoor spaces are highly desirable for units in multi-family buildings.  Different types of 
private outdoor spaces are commonly found on condominium buildings and apartment buildings 
throughout Lake Forest, at grade patios, balconies and more recently, roof top terraces.  
Importantly, these private spaces are not available for use by all of the residents in the building and 
are not open to the public but instead, they are part of and restricted to use by the owners of each 
individual unit on the top floor. 
 
Roof top terraces are planned as part of the units on the top floor of the proposed building.  
Questions have been raised about whether roof top terraces constitute an additional floor.  A review 
of the National Building Codes confirmed that a floor or story is defined as that portion of a 
building between the upper surface of a floor and the upper surface of the floor or roof above.  The 
definition specifies that for the topmost floor, a story extends from the top of the floor finish to the 
top of the ceiling joists or, where there is not a ceiling, to the top of the roof rafters.  Roof top 
terraces or “occupied roofs” are considered a part of the unit immediately below.  Egress 
requirements from roof top spaces are consistent with the egress requirements for the unit of which 
it is a part, a protected hallway or stair must be within a specified number of feet similar to 
calculations that apply to other rooms in a unit.   
 
The roof top terraces as proposed in this petition are located away from the perimeter of the 
building.  At the request of City staff, the developer provided a sight line study of views toward the 
roof top from various points.  The active areas of the roof are not visible from off of the site.  These 
spaces provide private, limited outdoor space for the owners of only the individual units on the top 
floor.    
 
 Building Height 
A height variance is requested to allow the building to exceed the 35 foot height limit in the CBD.  
The height variance is under the purview of the Historic Preservation Commission however, the 
height limitation of 35 feet is also referenced in the B-4 District section of the Code.   
 
Along Deerpath, the tallest portion of the main structure is proposed at 41’6”.  The stair enclosure 
on the roof rises to 46’6” and is set back from the edge of the building.  As noted previously in this 
report, there is a grade change across the site, the lowest point on the site is at the south end of the 
building.  As a result, the building measures about four feet taller at the south end.    

 
 Drive Through 
As noted above, the petitioner is requesting approval of a drive through for First Midwest Bank.  
Although use of drive through ATM’s has decreased, for now, the bank still requires one for 
customer convenience.  An ATM drive through lane is proposed on the first level of the 
underground garage.  In the future, if the ATM lane is no longer needed, it can be converted to 
parking spaces.     
 
The Code requires that a drive through be authorized through a Special Use Permit.  As proposed, 
the Special Use Permit will authorize a drive through for use by First Midwest Bank.  The drive 
through cannot be converted to another type of drive through use without an amendment to the 
Special Use Permit.  The ATM drive through will be available to customers 24 hours a day. 
 
The following findings are offered in support of the drive through ATM in the first level of the 
below grade parking garage.   
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1. The drive through, given its location in a privately owned below grade garage does not 
require any direct ingress or egress from a public street or across a pedestrian walkway.  The 
drive through is located in a manner that minimizes safety hazards for pedestrians and 
vehicles.  The ATM lane is located at the end of the parking garage and a bypass lane is 
provided to allow vehicles to circulate even if vehicles are staged at the ATM.   

 
2. Pedestrian walkways are separated from the drive-thru and are clearly identified.   

 
3. The drive through facility is underground and therefore does not impact the visual character 

of the streetscape.   
 

4. The drive through as proposed does not interfere with on street traffic.       
  
 Special Use Permit 
As noted above, a CBD Planned Development and a drive through can be through a Special Use 
Permit.  In addition to the criteria specific to a CBD Planned Development and a drive through as 
detailed above, the following findings are also offered in support of the Special Use Permit. 
  

1. The proposed use will not be detrimental to or endanger public health, safety, morals, 
comfort or general welfare.  The proposed uses, a first floor bank, retail and office space and 
residential units on the second and third floor, are permitted uses in the B-4 District and will 
not generate excessive traffic, noise, odors, light or after hours activities.  Residential units 
generate fewer vehicle trips than office uses.  A single ingress and egress point is located at 
the southeast corner of the building, on Bank Lane to provide access to the below grade 
parking garage.  No access points are proposed on Deerpath.  One access point on to 
Deerpath and one curb cut on Bank Lane will be eliminated.   

 
2. The proposed use will not be injurious to the use and enjoyment of property in the 

immediate vicinity or substantially diminish property values.  The site is currently 
underutilized.  The property is located at a prominent location in the Central Business 
District, on the Bank Lane corridor.  The planned enhancements to the streetscape including 
landscaping, expanded hardscape at the corner of Deerpath and Bank Lane, and additional 
on street public parking, will benefit surrounding properties and will add to the vitality of the 
CBD by improving the connection between the Deer Path Inn and Market Square.       

 
3. The use will not impede the normal and orderly development and improvement of the 

surrounding properties.  The majority of properties in the area are developed.  Overtime, 
additional redevelopment can be expected in this general area.  Establishing a pattern of 
increased building setbacks, enhanced pedestrian walkways and landscaped streetscapes 
meets the goals of the Comprehensive Plan and the intent of the B-4 District.  The proposed 
redevelopment limits access points to the public street and provides a substantial number of 
underground parking spaces to support the users of the building.  The addition of residents 
in the CBD will help to support businesses and encourage investment in properties and 
businesses.     
 

4. The exterior architectural appearance of the building, the landscaping, hardscape, signage 
and overall site will be subject to review and approval by the Historic Preservation 
Commission.     
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5. Adequate utilities and roadways exist to support the proposed development.  This site is 
currently developed and served by utilities and roadways.  The redevelopment of the site 
provides the opportunity to consider reconfiguration of Bank Lane as a one way southbound 
street to help reduce congestion on Deerpath.       

 
Public Comment 
Public notice of this public hearing was provided by the petitioner in accordance with applicable 
requirements, a notice was sent by Certified Mail to surrounding property owners and residents.  
Notice of the public hearing was also mailed by the Community Development Department to 
surrounding addresses and a notice of the public hearing was published in the local newspaper.  The 
agenda for this meeting was posted at various public locations and on the City’s website.     
 
Correspondence received on this petition is included in the Commission’s packet and will also be 
provided to the Historic Preservation Commission because it addresses the history of the existing 
building.  Any additional correspondence that is received prior to the Plan Commission meeting will 
be forwarded to the Commission.           
 
Staff Recommendation 
Recommend approval of a Special Use Permit to allow a CBD Planned Development with a floor 
area ratio not to exceed 2.0, a bank drive through located in the below grade parking garage and 
payment in lieu of on site parking for a limited number of parking spaces that cannot be 
accommodated on site.  The recommendation is based on the findings detailed throughout this 
report in response to the various criteria that must be evaluated for this type of request.   
 

1. The proposed demolition, the requested height variance and the design aspects of the overall 
development will be subject to review and approval by the Historic Preservation 
Commission. 

2. An easement shall be recorded granting public access along the east property line to allow a 
portion of diagonal public parking spaces and a public sidewalk to encroach on to the 
private property that is the subject of this petition.     

3. The drive thru is approved for use by First Midwest Bank consistent with standard bank 
operations.  Any other use must be considered through an amendment to the Special Use 
Permit.   
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