
  Village of Arlington Heights
Conceptual Plan Review Committee

Community Room, 3rd Floor
Arlington Heights Village Hall 
33 S. Arlington Heights Road
Arlington Heights, IL 60005

December 13, 2017
7:00 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Hearts Place - 120-122 E. Boeger Dr. - T1614
Amendment to Planned Unit Development, Final Plat of
Subdivision

VII. OTHER BUSINESS

VIII.ADJOURNMENT

Persons with disabilities requiring auxiliary aids or services, such as an
American Sign Language interpreter or written materials in accessible
formats, should contact David Robb, Disability Services Coordinator, at 33 S.
Arlington Heights Road, Arlington Heights, Illinois 60005, (847)368-5793
(Voice), (847)368-5980 (Fax) or drobb@vah.com.



Item: Hearts Place - 120-122 E. Boeger Dr. - T1614

Department:  Planning & Community Development

Requested Action
 
1. An amendment to preliminary Planned Unit Development (PUD) Ordinance
#17-028 to allow the construction of a two story, 18 unit supportive housing
development, which amendment will constitute Final PUD approval.
 
2. Final Plat of Subdivision.
 
Variations Required
 
1. Chapter 28, Section 5.1-8.4, Minimum Lot Size, to allow a reduction to the
minimum required lots size from 43,200 square feet to 40,435 square feet.
 
2. Chapter 28, Section 11.4-1, Residential Uses, to reduce the off street parking
requirements from 37 spaces to 33 parking spaces.
 
Recommendation
 
The Staff Development Committee is generally supportive of the proposed PUD
amendment, Final Plat of Subdivision, and density and parking variations,
subject to the following items:

1. All items required for PUD approval, as outlined in Section 9.8 shall be
provided within the PUD amendment application. 
 
2. Compliance with all conditions of approval as outlined within Ordinance #17-
028 shall be required, and details outlining compliance with these items must be
provided as part of the proposed PUD amendment application.
 
3. Prior to consideration by the Village Board, the petitioner shall provide an
update on communications with Popeye’s relative to the driveway improvements
that need to be constructed within the easement on the Popeye’s property.
 
4. The petitioner shall provide details on resident population based on bedroom
count at other similar developments.
 
5. These are preliminary comments only and should not be relied upon as



identification of the only major issues.  The Staff Development Committee
reserves the right to change its position on issues upon submittal of a formal
application and detailed review.

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Aerial Exhibits
Variation Justification Correspondence
Project Narrative Correspondence
Site Plan Exhibits
Overall Floor Plan Exhibits
Unit Floor Plans Exhibits
Updated Parking Study Correspondence
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To: Conceptual Plan Review Committee 
Prepared By: Sam Hubbard, Development Planner 
Meeting Date: December 13, 2017 
Date Prepared: December 8, 2017 

	
       VILLAGE OF ARLINGTON HEIGHTS 

 

 

Direction  Existing Zoning  Existing Use  Comprehensive Plan 

North  B‐2  Popeye’s Restaurant with Drive‐thru Commercial 

South  M‐1  Multi‐story light industrial/office 
building 

R&D, Mfg., Warehousing 

East  Village of Buffalo Grove – Vacant land at south end of property, animal hospital on north end of property

West  B‐1  La Joie Day Care Commercial 

Petitioner:  Richard Koenig 
    Housing Opportunities Dev. Corp. 
Address:    2001 Waukegan Rd ‐ PO Box 480 
    Techny, IL 60082 

Existing Zoning: I, Institutional District 

Temp File Number: T1614 
Project Title: Hearts Place PUD 
Amendment 
Address: 120‐122 E. Boeger Dr. 
PIN: 03‐08‐100‐053, 03‐08‐100‐054 

Requested Action: 
1. An amendment to preliminary Planned Unit Development (PUD) Ordinance #17‐028 to allow the 

construction of a two story, 18 unit supportive housing development, which amendment will constitute Final 
PUD approval. 

2. Final Plat of Subdivision. 

Variations Required: 
1. Chapter 28, Section 5.1‐8.4, Minimum Lot Size, to allow a reduction to the minimum required lots size from 

43,200 square feet to 40,435 square feet. 
2. Chapter 28, Section 11.4‐1, Residential Uses, to reduce the off street parking requirements from 37 spaces to 

33 parking spaces. 

	
SURROUNDING LAND USES 
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Project Background: 
The subject property consists of two lots of record comprising a total of 40,435 square feet (0.93 acres). In 
July of 2017, the Village Board approved a Preliminary PUD to allow a 16 unit supportive  living facility on 
the subject property, rezoned the property into the I, Institutional District, approved an amendment to the 
Comprehensive Plan to change the classification of the subject property from Commercial to Institutional, 
and  granted  Preliminary  Plat  of  Subdivision  to  consolidate  the  two  lots  into  one  lot,  and  approved  the 
following variations: 
 
1. Variation to Chapter 28, Section 5.1‐8.3, Minimum Area for Zoning District, to allow a reduction to the 

minimum district standard size from 2.0 to 0.93 acres.  
2. Variation to Chapter 28, Section 5.1‐8.1.a., Location, to waive the requirement that property up to four 

acres and zoned Institutional shall have frontage on a street classified at least as a Collector on the 
Arlington Heights Thoroughfare Plan.  

3. Variation to Chapter 28, Section 5.1‐8.14, Minimum Distance from Building Wall to Paved Area, to allow 
a reduction to the minimum distance from 25 to 15 feet. 

4. Variation to Chapter 28, Section 6.5‐2, Accessory Structures, to allow an accessory structure (gazebo) in 
a side yard. 

5. Variation to Chapter 28, Section 11.7(b), Loading Requirements, to waive the requirement for a loading 
berth on the subject property. 

6. Variation to Chapter 28, Section 16.12‐1, Traffic Engineering Approval, to waive the requirement for a 
traffic analysis 

 
The original approval allowed a two‐story building with 16 two‐bedroom units, however, and the petitioner 
is proposing an amendment to the unit mix to allow 10 one‐bedroom units and 8 two‐bedroom units, for a 
total of 18 units (2 unit increase). Programing and use of the site would remain unchanged, and the facility 
would still provide a home for individuals living with disabilities that are in need of supportive services.   
	
Zoning and Comprehensive Plan 
To proceed forward, the Plan Commission must review and the Village Board must approve an amendment 
to  the preliminary PUD. This amendment can constitute  final PUD approval  if  the petitioner provides all 
items  necessary  for  PUD  approval  as  outlined  in  Section  9.8  of  Chapter  28.  Additionally,  final  Plat  of 
Subdivision approval must also be obtained, and if the petitioner submits all items necessary for final Plat 
of Subdivision approval, it can be granted in conjunction with the PUD amendment request. 
 
As  the Comprehensive Plan was  amended during  the preliminary PUD  approval  in  July of  this  year,  the 
proposed use complies with the reclassified Institutional designation. 
 
The proposed amendment  to  increase  the number of units  to 18 will require a density variation as  the  I 
District regulations only allow 16 one and two‐bedroom units as based on the size of the subject property. 
The petitioner has submitted written justification in support of this variation, which will be analyzed as part 
of  the  Plan  Commission  review  process.  Staff  notes  that  the  overall  number  of  bedrooms  in  the 
development has decreased based on the unit mix, despite the overall  increase  in total number of units. 
Additionally,  the  overall  number  of  allowable  occupants within  the  development,  as  based  on  Building 
Code regulations, has also decreased from 64 people to 54 people.  
 
The following table illustrates this relationship: 
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   16‐unit Development 18‐unit Development

Total Number of Bedrooms  32 26

Total Population allowed (per Building Code 
Occupancy Regulations)  64 52

 
The  Staff Development  Committee  has  asked  the  petitioner  to  provide  details  on  expected  population 
within the facility based on the typical number of people living in one and two‐bedroom units found within 
similar developments in their portfolio. This data will help to understand how the change in bedroom mix 
and unit count may affect the overall population that will be living in the facility.	
 
Site, Building, and Landscaping 
The  site will  remain  unchanged  relative  to  the  original  approval  as  the  proposed  changes  relate  to  the 
interior of the building. Therefore, the  landscaping will also remain unchanged. Due to the  increased unit 
count  and  layout of  the units,  there will be  some minor  changes  to  the elevations. The petitioner  shall 
submit  revised  elevations  as  part  of  their  Plan  Commission  application  to  determine  if  the  proposed 
changes are substantial to an extent where Design Commission re‐review will be required. 
 
Staff  notes  that  one  of  the  conditions  of  approval  of  the  preliminary  PUD  required  the  petitioner  to 
coordinate with the property owner of the Popeye’s restaurant (located north of the subject property)  in 
order to provide the necessary improvements to the access easement on the Popeye’s property which will 
allow  for proper exiting  for emergency vehicles  from  the  subject property. Prior  to consideration by  the 
Village Board, the petitioner shall provide an update on their communications with Popeye’s relative to this 
improvement, which improvement must be constructed on the Popeye’s property. 
 
Parking  
Relative to parking, 37 spaces are now required due to the unit  increase (33 were required under the 16‐
unit development proposal),  and  the provided parking  remains unchanged  at 33  spaces.  Therefore,  the 
following variation is required: 
 

 Chapter 28,  Section 11.4‐1, Residential Uses,  to  reduce  the off  street parking  requirements  from 37 
spaces to 33 parking spaces. 

 
The  petitioner  has  submitted  their  written  justification  addressing  the  variation  approval  criteria  and 
provided  a  revised opinion  from  their parking  consultant  relative  to  expected parking demand. Both of 
these documents will be evaluated as part of the Plan Commission process. However, Table 1 of the parking 
analysis should be updated to reflect current conditions at Myers Place and PhilHaven, and should include 
Axley Place within the survey data as well. 
 
Since residents living in supportive living facilities typically have a much lower parking demand than seen at 
a  typical  residential  rental  community,  staff  is  generally  supportive  of  the  proposed  parking  variation 
pending the provision and review of the additional information as identified above. 
 
RECOMMENDATION 
The Staff Development Committee is generally supportive of the proposed PUD amendment, Final Plat of 
Subdivision, and density and parking variations, subject to the following items: 
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1. All items required for PUD approval, as outlined in Section 9.8 shall be provided within the PUD 
amendment application.  

2. Compliance with all conditions of approval as outlined within Ordinance #17‐028 shall be required, and 
details outlining compliance with these items must be provided as part of the proposed PUD 
amendment application. 

3. Prior to consideration by the Village Board, the petitioner shall provide an update on communications 
with Popeye’s relative to the driveway improvements that need to be constructed within the easement 
on the Popeye’s property. 

4. The petitioner shall provide details on resident population based on bedroom count at other similar 
developments. 

5. These are preliminary comments only and should not be relied upon as identification of the only major 
issues.  The Staff Development Committee reserves the right to change its position on issues upon 
submittal of a formal application and detailed review. 
 

   
________________________________________ December 8, 2017 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc:  Randy Recklaus, Village Manager 
  All Department Heads 
  Temp File #1614 
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