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THE PROPERTY AND SURROUNDING USES
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PROPOSED FUTURE CONDITION

1725 WINNETKA AVENUE EDWARD R JAMES COMPANIES



COMMUNITY INVESTMENT PROPOSAL

1725 WINNETKA AVENUE EDWARD R JAMES COMPANIES



1725 WINNETKA AVENUE EDWARD R JAMES COMPANIES

COMMUNITY INVESTMENT PROPOSAL



1725 WINNETKA AVENUE EDWARD R JAMES COMPANIES

COMMUNITY INVESTMENT PROPOSAL



1725 WINNETKA AVENUE EDWARD R JAMES COMPANIES

• M-1, Light Manufacturing
• Permitted Uses  (Section 15-2, Northfield Code):

• Automotive Repair
• Cabinet Sales I and II
• Catalog Sales Office
• Fabricating, Processing, packing (non-perishable
• Manufacturing
• Municipal Use
• Office
• Printing Establishment, commercial
• Research and Laboratory
• Retail Sales of Merchandise manufactured on site
• Warehouse Storage
• Wholesale Sales 

CURRENT ZONING



CURRENT ZONING
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• Current Zoning:  M-1, Light Manufacturing

• Permitted Uses  (Section 15-2, Northfield Zoning Code):
• Automotive Repair
• Cabinet Sales I and II
• Catalog Sales Office
• Fabricating, Processing, packing (non-perishable
• Manufacturing
• Municipal Use
• Office
• Printing Establishment, commercial
• Research and Laboratory
• Retail Sales of Merchandise manufactured on site
• Warehouse Storage
• Wholesale Sales 



DEVELOPMENT & ZONING REQUEST SUMMARY
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• Zoning Change: M-1 (Light Manufacturing) to R-6 

• Zoning Request: Special Use Permit for PUD

• Use: 34 Townhomes / 8 Buildings

• Residences: 3 bedrooms, 1926 -1964 Sf 

• Parking: 2-Car Attached + 12 guest spaces

• Roads/Utilities: Privately maintained

• Ownership:   J.S. James controlled/owned

• Management:  E.R. James Companies entity

• Projected Rents: Approx. $3,800-$4,000 per month

• Construction: Natural Stone &Stucco, (Hardie Trim)

• Timing: Constr. 12 months; Leasing - 6 to 9
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PROPOSED SITE PLAN & SITE DATA
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FLOOR PLANS

• Two Floor Plans: 1926 -1964 SF
• Three Levels
• Three Bedroom, 2.5 Bathrooms
• Two Car Attached Parking 
• Living, Kitchen, Dining Area, Lower Level 
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LANDSCAPING, FENCING, HARDSCAPE, & LIGHTING
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LANDSCAPING, FENCING, HARDSCAPE, & LIGHTING

9-5-17 Update: Since the 
filing of our application we 
have eliminated the proposed 
“pork-chop” at the eastern 
access point. 
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LANDSCAPING, FENCING, HARDSCAPE, & LIGHTING

9-5-17 Update: 

Since our application filing 
we have explored 
alternative architectural 
lighting fixtures and will 
present these to the 
Architectural Commission 
with photometrics
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OWNERSHIP & MANAGEMENT

• Owned and Managed as luxury rental community.

• Initial lease-up will be on-site with a model home. 

• After initial lease-up, subsequent leasing and management will be conducted 
from Edward R. James Corporate offices, currently located within 5 minutes of 
property. 

• Move-ins will be scheduled with reserved on-site parking. 

• Delivery vehicles will have sign-dedicated (short-term only) parking space 
during day-time delivery hours. 



SNOW REMOVAL PLAN
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= snow storage locations
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ENGINEERING
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Key Points:

The plan will improve the existing storm water management conditions by:

1. Providing Compensatory storage at a ratio of greater than 1:1 (for the 
existing floodplain in NW corner. 

2. Reducing existing impervious surface by more than 20%.

3. Adding perimeter swales for storm water run-off

4. Adding underground detention with a storm water vault and pipes. 
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ENGINEERING:  STAFF COMMENTS AND RESPONSES

FIRE TRUCK TURNING MOVEMENTS  
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ENGINEERING:  STAFF COMMENTS AND RESPONSES

Proposed On-street Parking

9/5/17 Response:  The plan contains 12 on-site guest parking spaces, and 
complies with required parking ratios per the ordinance. As such, we will 
remove these spaced from the plan. We will still, however, seek to work 
with the County to repair and enhance this section of right-of-way and 
pavement across the frontage. 
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FIRE SAFETY ACCESS
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FIRE SAFETY ACCESS



1725 WINNETKA AVENUE EDWARD R JAMES COMPANIES

AutoTurn should be run for Units 7,8,and 9 in the northwest corner of the site, to ensure 
that the 16-foot wide pavement can accommodate turns in/out of the garages. 

ENGINEERING:  STAFF COMMENTS AND RESPONSES
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STORM SEWER RELOCATION: EXISTING CONDITION
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Existing Conditions



STORM SEWER RELOCATION:  NEW CONDITION
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• Existing 7’ Wood Fence 
Remains

• New Storm Sewer Line for 
Neighboring HOA

• No changes or work to be 
done on Landmark Property

• 2.5’ knee wall to establish 
drainage swale



Drainage Swale Section 

STORM SEWER RELOCATION:  NEW CONDITION
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ZONING



RATIONALE FOR THE PROPOSED USE?
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1. Economic Obsolescence of Current Use
2. Northfield Corridor Plan
3. Transitional Location / Adjacent Uses
4. Redevelopment Costs /Market Value of the Property
5. Best Plan for our neighbors (evolution of plan over 

1.5 years)
6. Opportunity and Capacity to Enhance Community
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Zoning Analysis
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The Landmark: MF TownsSingle Family ResidentialLight Industrial/Office

N.S.S.C /
House of 
Welcome

Meadow Lake MF

Com Ed & 
RR 

Easements

MF Towns

Village of  Northfield
Fire Department & Municipal 

Building
Fiber Optic Vault



NEIGHBORHOOD LAND USES & MARKET FORCES
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Summary:  Transitional area, characterized by 
multiple land uses:

• Light industrial
• Institutional
• Education
• Recreation
• Municipal
• Open Space /Forest Preserve

Market Forces affecting immediate area: 

• Quality of Schools Economic obsolescence of current office/light industrial.
• Evolving retail environment (e-commerce)
• Evolving consumer housing preferences 



NORTHFIELD ROAD CORRIDOR PLAN
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• 2015:    Village Initiates Northfield Road Corridor 
Study, includes extensive community outreach and 
engagement efforts: 

• Project Website
• 10 Stakeholder Meetings (July 15-16, 2015
• 3 Advisory Committee Meetings (July 16, 

September 3, and Oct. 15, 2015)
• 1 Public Openhouse (July 20,2015)
• 1 Community Workshop (Sept. 30, 2015)

• March 2016: Northfield Road Corridor Plan Adopted 
by Village 
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• Key Findings and Recommendations 
for the Subject ATT Property:

NORTHFIELD ROAD CORRIDOR PLAN
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Recommendation 3: (For Subject ATT Property - Pg. 23 of Plan)

1. “A multi-family development would integrate with 
adjacent uses and would provide more variety of housing 
stock to the area.

2.  “One possible concept … has (2) four-story buildings with 48 
total units.”

3.  “ While greater than allowed under current residential 
zoning, a higher intensity of development is required to 
address the unique development conditions of the site….”

4.  “ The October 2015 report from Gruen Gruen + Associates 
confirms that a higher density, as suggested with this 
recommendation, is necessary for a financially feasible project. 

5.  “ Beyond fiscal concerns, a somewhat more intensive 
development on this site merits consideration given the multi-
family character of uses to the south, the higher traffic volumes 
on Winnetka Road, and proximity to the Com Ed utility lines to 
the west.” 

NORTHFIELD ROAD CORRIDOR PLAN
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• Late 2014/Early 2015,  James initiates efforts to locate 
owner contact for Property to discuss possible site 
acquisition. 

• Spring of 2015, James successfully reaches owner 
representative to discuss purchase and sale, submits offer.

• June, 2015, property listed with Broker, and JLL begins 
marketing process and receives numerous offers. 

• James secures contract, November, 2015. 

• James appears before the Village’s Preliminary Plan Review 
Committee Meeting in mid-November to present concept 
plans for 60-80 unit 4-story apartment building. 

ACQUISTION & PLANNING HISTORY



DEVELOPMENT PROPOSAL / PRELIMINARY PLAN REVIEW
NOVEMBER 2015 PRESENTATION
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Rentable Area:       Approximately 88,900 SF
Unit Count:             60-80 units 
Mix: 2/3, 1/3, 2BR, 1BR
Amenities: Fitness, Lounge, Gathering Room
Elevator Cabs:     Two 
Enclosed Parking: 105 spaces
Guest Parking: 19 spaces
Total Parking: 124

• Four-story building with enclosed 
parking below grade

• Units will have balconies. 
• Roof will be a false hip/mansard to 

reduce height. 
• Height: Objective is to get as close 

to 50 feet or less. 
• Unit Ceilings: 9 foot clear
• Luxury interior finishes, with in-

unit washer/dryer/disposals
• Exterior materials: Masonry with  

Hardie Siding 



ACQUISTION & PLANNING HISTORY
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• James acquires property in January 2016

• Detailed Planning and Costing studies take place in 2016. 

• Spring/Early summer 2016, James determines that storm water, floodplain and 
desired parking ratios will make underground parking economically infeasible. 

• Mid-2016, efforts initiated to create a new design with above ground parking and 
partial 5th story. Concurrently, begin to study alternative townhome concepts. 

• Revised “H” shaped plan completed in September 2016.



REVISED “H”-SHAPED LUXURY RENTAL
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ACQUISTION & PLANNING HISTORY
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• Revised “H” shaped plan completed in September 2016.

• James begins preparations to initiate formal zoning process. 

• Fall 2016, James re-considers plans, based on height and massing impacts 
to adjoining neighbors.  Revisits townhome plan possibilities. 

• Fall 2016-Summer 2017, multiple townhome plans and elevations 
designed, engineered and budgeted, culminating in proposed plan. 

• Total time to plan eclipses 18 months. 



NEIGHBORHOOD CONCERNS
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1. Traffic

2.   Density



TRAFFIC
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Weekday AM Peak 
Hour

Weekday PM Peak 
Hour

TOTAL UNITS In Out Total In Out Total

34 Townhomes 4 18 22 17 8 25

Source:  Table 2, KLOA Traffic Analysis

• AM peak hour, on average, one car exits every 3.3 minutes.
• PM peak hour, on average, one car enters every 3.5 minutes.
• A 20% reduction in density  would reduce AM and PM peak traffic by 

approximately 4.5 - 5.0 cars per hour, or one car every 12 minutes.  



TRAFFIC: WINNETKA & HAPP ROAD
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Existing AM & PM Traffic Distribution Incremental  AM & PM Traffic Distribution 

1. The incremental traffic from 34 townhomes amounts to about 1% of the existing traffic.

2. A decrease of 10 units to 24 would have a potential traffic reduction of approximately 4.7 
cars in the AM and 5.5 cars in the PM, spread out over an hour. 

3. What this means, is that an approximate 29% reduction in density would result on average 
in 5 less cars during the peak hours, equivalent to about an 0.35% change in the average 
peak hour volume using the Winnetka Road and Happ Road intersection. 
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NEW TRIER TRAFFIC: Temporary 
Peaks that dissipate quickly 



TRAFFIC

1725 WINNETKA AVENUE EDWARD R JAMES COMPANIES

“… this intersection currently operates at level of service (LOS) D during the weekday morning 
peak hour and at LOS C during the weekday evening peak hour. “

“Under Year 2023 conditions, this intersection overall is projected to continue operating at 
existing levels of service with increases in delay of approximately four seconds or less.” 

“ …the eastbound approach currently operates at LOS E during the weekday morning peak hour 
and is projected to continue operating at LOS E under Year 2023 conditions with increases in 
delay of approximately eight seconds.”

“The 95th percentile queues for the eastbound approach are projected to be approximately 250 
feet which is approximately one car length longer than existing 95th percentile queues. 
Additionally, these queues do not extend to Arbor Lane or the location of the proposed easterly 
full movement access drive.” 

“…the increases in delay at this intersection are mostly attributed to the background growth as 
the development traffic will result in approximately one percent increase in the traffic traversing 
the intersection.  As such, the proposed development traffic will have a limited impact on the 
operations of this intersection and no roadway or traffic control improvements will be required.” 

KLOA Traffic Consultants Findings and Conclusions: Winnetka Road & Happ Road
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“The results of the capacity analysis indicate that the northbound approach currently operates at 
LOS B during the weekday morning and evening peak hour.”

“Under Year 2023 conditions, the northbound approach is projected to operate at LOS B during 
the weekday morning peak hour and at LOS C during the weekday evening peak hour with 
increases in delay of approximately one and two seconds, respectively.” 

“…westbound left-turns onto Arbor Lane are projected to continue operating at LOS A during 
both peak hours with 95th percentile queues of one to two vehicles. 

“As such, the proposed development traffic will have a limited impact on the operations of this 
intersection and no roadway or traffic control improvements will be required.”

KLOA Traffic Consultants Findings and Conclusions:  Winnetka Road & Arbor Lane



TRAFFIC
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“The results of the capacity analysis indicate that the southbound approach currently operates 
at LOS C during the weekday morning and evening peak hours.” 

“Under Year 2023 conditions, the southbound approach is projected to continue operating at 
LOS C during both peak hours with increases in delay of approximately one second or less.”

“Additionally, eastbound left-turns onto Northfield Road are projected to continue operating at 
LOS A during both peak hours with 95th percentile queues of one to two vehicles.” 

“As such, the proposed development traffic will have a limited impact on the operations of this 
intersection and no roadway or traffic control improvements will be required.”

KLOA Traffic Consultants Findings and Conclusions: Winnetka Road & Northfield Road
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Comparative Traffic Volumes for Apartments and Permitted Uses
By comparison, the proposed plan generates less than 50% of the traffic from the 
alternative uses. 
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Gewalt Hamilton (Village Traffic Consultant) Findings

#16. “The KLOA study follows guidelines published by the Institute of Transportation
Engineers (ITE). We concur with the KLOA findings regarding existing conditions and appreciate
them providing the crash history, which indicates a low number of accidents in the immediate
site area.”

#17. “We concur with the KLOA findings regarding the development traffic evaluation
components, including trip distribution, site traffic generations, traffic assignments, and
capacity analysis results.”

#18. “We concur with KLOA that the development will have a limited impact on traffic
operations in the site vicinity. and will not trigger the need for any geometric improvements on
Winnetka Road at the site access drives.”
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#19. “We concur with KLOA that one inbound and one outbound lane will adequately the site traffic
volumes at the two access locations. Exiting site traffic should have Stop control.”

Response:  The revised traffic impact study includes the recommendation to have 
outbound movements from the proposed access drives under stop-sign control. 

#20. “We concur that the parking supply can adequately meet the normal guest parking demand,
both by Village code and industry standards. However, we recommend that the developer provide a
method for off-site parking to accommodate large events.”

Response: The proposed plan complies with codes. Nonetheless, we are working to
procure special event off-site parking.

Gewalt Hamilton (Village Traffic Consultant) Findings
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Gewalt Hamilton (Village Traffic Consultant) Findings

#21. “Has the developer considered providing full access at the eastern site drive
intersection with Winnetka Road? The low volume of turning traffic should not represent
a significant conflict problem with Arbor Lane. Providing full access would help distribute
site traffic more evenly depending upon which townhome the resident lives in. It would also
be very difficult to avoid residents form turning left illegally into and out of the eastern
access if it is the shortest travel path.”

Response: The revised traffic impact study reflects an updated site plan in which both of
the proposed access drives provide full access to the site.

#22. “The 20-foot wide private streets will accommodate the limited site traffic demands 
and will allow for sufficient maneuvering room for the guest parking spaces. However, a 
24-foot pavement should be provided at the site access intersections with Winnetka 
Road to assist turns in/out of the development.”

The site plan has bene revised to provide 24-foot pavement at the site access 
intersections with Winnetka Road. 
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Gewalt Hamilton (Village Traffic Consultant) Findings

#23. “The 20-foot clear pavement must be maintained at all times for emergency 
vehicles. It is not clear how the site will accommodate delivery vehicles.”

Noted.

#24.  “The fire truck turning exhibits appear to indicate that there will be some 
encroachment beyond the private street pavement.”

Noted.

#25. “Due to the posted speed limit of 35-mph on Winnetka Road, the proposed five on-
street parking spaces on the north side of Winnetka Road are a safety concern. 
Vehicles performing parking maneuvers will force rather high speed through traffic 
to stop quickly and usually unexpectedly.”

These spaces are not required to comply with code, and as such will be removed 
from the plan, if requested by the Village. 
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Gewalt Hamilton (Village Traffic Consultant) Findings

#26. “Has there been any correspondence with Cook County regarding the site access 
and the proposed on-street parking on Winnetka Road?”

The required application has been submitted and we are awaiting response. 

#27. “Please indicate how snow would be removed/stored on site.”

An Exhibit has been prepared showing areas where snow can be shoveled.  
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CUT-THROUGH TRAFFIC / POSSIBLE SOLUTION
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• Used at Fox Meadow and at Westgate. 
• Transponder controlled. 
• Location mid-development; will not 

prevent neighbors from accessing but 
will stop cut-thru. 

• Can be left up during non-peak times.
• Can be inter-commed for deliveries or 

code accessed. 



TRAFFIC: CONCLUSIONS
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1. The proposed development will generate a limited number of trips during the weekday morning and 
evening peak hours, approximately 22 and 25 trips, respectively. 

2. The development generated traffic is only approximately (1%) one percent of the traffic traversing the 
intersection of Winnetka Road and Happ Road. 

3. The development generated traffic will not have a significant impact on area roadways.

4. A reduction in density will not result in any meaningful reduction in traffic at the Winnetka/Happ Road
traffic.

5. A reduction in density will not cause any change to the level of service. 

6. Providing two full movement access drives off Winnetka Road will be adequate in accommodating the 
development generated traffic and will ensure that an efficient access is provided. 

7. The proposed 80 parking spaces on site and the five parking spaces off-site (on Winnetka Road) will be 
adequate in accommodating the projected parking demand of the proposed townhome development.

8. Any development of the site will involve traffic. 

9. Under current zoning, permitted uses could involve more than 2X the proposed traffic. 

10. Under current zoning, the type (e.g. freight in/out), frequency, and distribution could be materially 
different and could impose greater impacts on the area. 



NEIGHBORHOOD CONCERNS: DENSITY
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NEIGHBORHOOD RESIDENTIAL CHARACTERISTICS
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COMMUNITY ACRES UNITS
UNITS/ 
ACRE CURRENT ZONING 

Residential
Permitted 
“Of Right”

Residential Permitted                 
as Special Use

LANDMARK 2 25 12.5 R-6: Residential YES NA
1695-1699 
WINNETKA RD 0.4 7 17.5

M-1: Manufacturing/
Light Industrial NO NO

MEADOWLAKE 12.2 180 14.8 OR: Office/ Research NO NO

TOTALS 14.6 212 NA

AVERAGES 4.87 70.7 14.52

PROPOSED 1725 
WINNETKA RD 2.16 34 15.74 M-1

Proposed 
Map Amendment to R-

6 NA

1. Higher Density Residential: 
• Average Density: 14.52 Units /Acre
• Highest Density:  17.50
• Lowest Density:   12.50

2. Predominantly:
• For Sale
• Multi-family (Townhomes and Condos)
• Older (+25 years) 
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“While greater than allowed under current residential zoning, a higher 
intensity of Development is required to address the unique development 
conditions of the site, including the restricted flood plain. The October 
20125 Gruen Gruen & Associates confirms that a higher density, as 
suggested with this recommendation is necessary for a financially feasible 
project. Beyond fiscal concerns, a somewhat more intensive
Development on this site merits consideration given the multi-family 
character of uses to the south, the higher traffic volumes on Winnetka 
Road, and proximity to the Com Ed utility lines to the west.”  

Page 23, Northfield Road Corridor Study, Adopted March 2016. 

DENSITY



DENSITY
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“Assuming that the study area is acceptable as a residential location, 
the results of the real estate economic analysis of prototypical 
townhome uses at varying densities per acre suggest a density of at 
least 16 units per acre would be required to encourage the 
redevelopment of representative properties currently used for 
industrial and/or office space…. If building costs increase above the 
base estimates, if as is likely, costs of debt increase, or return 
requirements are higher because the area is not an established 
residential location and perceptions of risks could be heightened, a 
density of 20 units per acre could be required to encourage the 
redevelopment of typical existing properties. (See Chapter V).” 

Page 2, Real Estate Economic Analysis Zoning Options for Northfield Road / A Report to the 
Village of Northfield, 
Gruen + Gruen Associates, October 2015. 
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“The dollars available to pay for existing property are high enough
at 16 to 20 units per acre to suggest the potential for redevelopment
of existing uses. The 12 unit density scenario would not generate 
enough residual land value to support the purchase of the existing uses, 
demolition of existing Improvements, and creation of new townhome uses.”

Page, 36, Real Estate Economic Analysis Zoning Options for Northfield Road / A  Report to the 
Village of Northfield, Gruen + Gruen Associates, October 2015

DENSITY
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DENSITY

Conclusions: 

1. The proposed density of 15.7 units lies at the bottom threshold of what 
the Village’s own consultant concluded is necessary (16-20 units/acre) to 
make townhome development feasible for the study area. 

2. The proposed density is entirely consistent with profile of the immediate 
multi-family communities, which have an average density of just over 14.5 
units per acre. 

3. The fact that the proposed 15.7 units per acres is slightly above that 
average accounts for the increased costs of development today, versus the 
1980’s and 1990’s when the neighboring communities were completed, 
including increased land and building costs, as well as more stringent 
storm water regulations and building codes. 



FINAL THOUGHTS

1725 WINNETKA AVENUE EDWARD R JAMES COMPANIES

1. We are local, long-time area residents. We aspire to enhance the neighborhood and community, and ask not for trust, but simply 
to look at our prior work. Most of all, we value our reputation and our friendships, several of whom are immediate neighbors.  

2. The subject property is uniquely defined by a diversity of adjacent land uses and conditions.

3. The proposed development is consistent with the Village’s Northfield Corridor Plan, in terms of recommended possible multi-family 
uses, and the range of densities. 

4. By comparison to the contemplated multi-story building, initially presented in November, 2015, the proposed plan is lower in 
height, and less than half of the density contemplated in that plan 60-80 units.   

5. The proposed density is substantially consistent with the nearby multi-family communities, including Meadowlake, Landmark, and 
the adjoining rental MF.

6. Any redevelopment will impose traffic. Some permitted uses (office) could impose more substantially more traffic. 

7. The proposed plan will not impose any material change in volume of traffic, or the level of service for the nearby intersections, or 
to community safety in regards to access. These are the professional assessments from two respected traffic experts (including the 
Village’s consultant), and the Village’s Police Chief. 

8. The majority of the peak traffic is school related, a use that pre-dates substantially all of the adjoining development. This peak 
traffic, fortunately, is for discrete, relatively brief intervals, occurring during the school year. The proposed development will have 
no impact on that. 

9. The proposed development will increase tax revenues for the local taxing bodies, will solve for some existing drainage issues, will 
visually enhance the area, and will remove uncertainty with respect to the future use of the subject property.



THE EDWARD R JAMES COMPANIES

1725 WINNETKA AVENUE EDWARD R JAMES COMPANIES
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