
  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

October 11, 2017
7:00 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

A. Ivy Hotel - 7/26/17
B. Taco Bell/Wendy's - 8/9/17

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Hey Nonny - 10 S. Vail Ave. - T1608
PUD Amendment, Special Use Permit, Variations

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: Ivy Hotel - 7/26/17

Department:  Planning & Community Development

ATTACHMENTS:
Description Type
Ivy Hotel - 7/26/17 Minutes
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REPORT OF THE PROCEEDINGS OF 

THE CONCEPTUAL PLAN REVIEW COMMITTEE 
OF THE VILLAGE OF ARLINGTON HEIGHTS PLAN COMMISSION 
HELD AT VILLAGE HALL ON:  July 26, 2017 

Project Title: Ivy Hotel 

Address: 519 W. Algonquin Rd 

Petitioner: James Cazares 
   233 E Ontario  
   Chicago, IL 60611 
 
Requested Action: 
 Land Use Variation to allow a 126 room hotel within the M-2 District 

 
Variations Required:  
 Variation from Section 11.4-4 to reduce the required on-site parking spaces from 275 spaces to 169 spaces. 

 
Attendees:  Enrique Castel – Project Architect 
   Bruce Green, Plan Commissioner 
   Terry Ennes, Plan Commissioner 
   Lynn Jensen, Plan Commissioner 
   Sam Hubbard, Development Planner 
 
 
Project Summary: 

The subject site is approximately 112,000 square feet (2.6 acres) and includes the existing European Crystal Banquet Hall. 
The banquet hall required a Land Use Variation which was approved in Ordinance 00-012.  The current facility requires 171 
parking spaces and there are 175 on site. The proposal is to add a 126 room 12-story hotel at the north end of the building, 
which would involve the demolition of the four smaller banquet rooms that are currently located in this area (the main banquet 
hall will not be altered). The hotel will include a coffee shop and spa on the ground floor and a 1,800 square foot bar/lounge 
on the 12th floor of the building. The number of parking spaces onsite would remain as it currently exists today, with the 
exception to the removal of three spaces located on the western side of the building. 
 
Meeting Discussion: 

Mr. Castel introduced the project and stated that Mr. James Cazares, the property owner, would like to remove a portion of 
the banquet hall and construct a 12-story hotel. Originally, they had planned a 10-story hotel, but were now proposing a 12-
story hotel. He acknowledged that a key issue was that the proposed parking did not meet the Village requirements for 
parking, and so they were working on getting a variation to reduce the parking requirements. 
 
Mr. Hubbard stated that the subject property was located within the M-2 Zoning District, where hotels were neither a 
permitted or special use, and therefore a land use variation was required. Additionally, a substantial parking variation was 
also required, specifically, 275 parking spaces were required and 169 parking spaces were proposed. The hotel was 
proposed at 12-stories in height and would provide a nice array of amenities, including a coffee shop, spa, and 1,800 square 
foot bar/lounge on the top floor. 
 
Mr. Hubbard noted that this project appeared before the Plat and Subdivision committee in 2016, and has also appeared 
twice before the Village Board for an Early Review, once in 2016 and then again in early 2017. At each step in the approval 
process there have been concerns over parking, and the Staff Development Committee believes that parking is the key issue 
with this project. Based on a preliminary analysis, the project appears to conform to all setback, height, and bulk restrictions. 
A parking study was submitted along with the Plan Commission application, but further details and additional evidence is 
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needed to substantiate the viability of the proposed parking variation. Staff has provided the petitioner with a specific list of 
items needed within the study. To summarize some of the concerns, there have been events at the banquet facility where 
parking for the event has filled the parking lot and overflowed onto neighboring properties. With the addition of a 126 room 
hotel, and no extra parking, staff is concerned about a parking problem. The parking study will need to show substantial 
evidence that the parking will be viable as proposed, and the parking data has not shown this yet. 
 
Mr. Hubbard said that the project appeared before the Design Commission on July 25th and received a favorable review, 
however, it was noted that the design was still somewhat preliminary and if further refinements were made to the plans, a 
re-appearance before the Design Commission may be required. In sum, staff was generally supportive of the proposed use, 
but needed to see the parking issues resolved if this project was to move forward with a favorable recommendation. 
 
Commissioner Jensen asked why staff was showing that 169 parking spaces would be accommodated on site, but the 
plans showed that 172 spaces would be on-site. 
 
Mr. Hubbard said that 169 spaces would be the likely outcome as additional handicap accessible stalls were needed to 
comply with current regulations. 
 
Commissioner Jensen asked if there was a valet parking arrangement with Pace or with another nearby neighbor. 
 
Mr. Castel said that the property owner was working to obtain documentation of an agreement with a neighboring property 
owner to accommodate for valet parking on the neighboring property. 
 
Mr. Hubbard said that the petitioner had indicated they may be able to provide a formal agreement to park on a neighboring 
property, and that they currently had a “handshake” agreement to do so but nothing formal. He stated that parking likely 
overflows onto neighboring properties and has not yet created an issue as these properties are traditionally closed on 
weekends when the banquet hall is experiencing peak demand. However, unless there is a perpetual agreement with a 
neighboring property owner, it would not count toward the parking requirements as it could be terminated at any time. A 
previous version of this project indicated that parking may be accommodated on the Pace site across Algonquin Road, 
however, he had not seen any formal agreement outlining this. 
 
Commissioner Jensen asked if there was a specific level of parking variation that staff would accept. 
 
Mr. Hubbard replied that there was no magic number that staff was looking for, and that at this point staff was looking for 
further study of comparable hotels/banquet halls to determine what peak parking demand could be. Based on this 
information, staff would evaluate the proposed parking to determine if it was acceptable. 
 
Commissioner Jensen asked if the petitioner had thought about reducing the number of rooms to meet the parking 
requirements. 
 
Mr. Castel said that he did not know and would have to ask the petitioner. 
 
Commissioner Jensen commented that at a certain point, reducing the number of rooms could make the hotel economically 
unfeasible, and so meeting the parking requirements could be a challenge. 
 
Commissioner Ennes stated that the petitioner was not just asking for a parking variation, but was asking for a huge parking 
variation. He asked if the petitioner had considered a garage. 
 
Mr. Castel said that he would be talking to the petitioner about that. 
 
Commissioner Ennes said that if the petitioner came back with an agreement with a neighboring property owner to park 
cars on their property, he would want to see something permanent because he would want to avoid a situation where after 
several years that agreement could be cancelled and then there would be a significant parking problem. He said that he’s 
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been to the banquet facility on multiple occasions, and when there is a large event, it was his experience that parking was 
always a problem. He said that he is aware that hotels can be 30% occupied at times, but during peak times they will be 
100% occupied, and he would want to see the parking study take into consideration parking during peak times. He 
acknowledged that some guests at the hotel would be airline employees who would not park cars, however, he suspected 
that the amount of airline customers would be relatively small. He said that a garage may be a solution to solving a parking 
deficit. 
 
Commissioner Green reiterated the importance of solving the parking issue and acknowledged that it would be a challenge 
to provide the required parking on site. 
 
Commissioner Jensen asked about the property to the south of the subject property. 
 
Mr. Hubbard said that this property was Brite-O-Matic, and that the petitioner had approached Brite-O-Matic to see if any 
arrangements could be made for shared parking or purchase of a portion of the Brite-O-Matic site that was currently vacant, 
but staff was not aware of any agreement being finalized. 
 
Commissioner Jensen stated that it looked like there were 50 or so spaces in the Brite-O-Matic site that could be used by 
the petitioner on evenings or weekends. 
 
Mr. Hubbard replied that this very well may be the case, however, if an arrangement with Brite-O-Matic was not perpetual, 
then there was no guarantee that a future owner of that site would honor that agreement. 
 
Commissioner Ennes said that it did not appear that anyone had a problem with the use of the site as a hotel, and that the 
combination of a hotel and banquet hall would work well together, it was just the parking that was an issue. Long-term, he 
believes that the area is attractive given the Star Line Master Plan that was prepared a few years ago. 
 
RECOMMENDATION 
The Plat & Subdivision Committee was supportive of the hotel concept and advised that the petitioner should move forward 
but address the parking issues.  
 
 

Bruce Green, Chair 
PLAT & SUBDIVISION COMMITTEE 

Sam Hubbard, Recorder 



Item: Taco Bell/Wendy's - 8/9/17

Department:  Planning & Community Development

ATTACHMENTS:
Description Type
Taco Bell/Wendy's - 8/9/17 Minutes
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REPORT OF THE PROCEEDINGS OF 

THE CONCEPTUAL PLAN REVIEW COMMITTEE 
OF THE VILLAGE OF ARLINGTON HEIGHTS PLAN COMMISSION 
HELD AT VILLAGE HALL ON:  August 9, 2017 

Project Title: Taco Bell & Wendy’s PUD/SUP. 

Address: NEC of Golf and Arlington Heights Rd. 

Petitioner: Mario Valentini 
 MRV Architect, Inc. 
 5105 Tollview Dr. – Suite 209  
 Rolling Meadows, IL 60008 
 
Requested Action: 
 Planned Unit Development to allow two principal buildings on one zoning lot. 
 Special Use Permit for each restaurant with a drive-thru. 

 
Variations Required:  
 None identified at this time 

 
Attendees:  Mario Valentini – Project Architect 
   Bruce Green, Plan Commissioner 
   Lynn Jensen, Plan Commissioner 
   John Sigalos, Plan Commissioner  
   Sam Hubbard, Development Planner 
 
 
Project Summary: 

The subject property is approximately 1.38 acres (60,223 sq. ft.) in size and currently vacant and owned by the Village of 
Arlington Heights. The site has frontage along three streets, Golf Terrace (local street) to the north, South Arlington Heights 
Road (major arterial) to the west, and Golf Road (major arterial) to the south. Both Golf Road and Arlington Heights Road 
are under the jurisdiction of IDOT and any access onto these arterials will need to be reviewed and approved by IDOT. The 
subject property is part of TIF IV. 
 
Through a public Request for Proposals (RFP) process that concluded in June of 2017, the Village Board selected the 
petitioner as the entity to purchase and develop the subject property. The petitioner is proposing the development of the east 
side of the site with a Wendy’s restaurant including a drive-thru, and a Taco Bell restaurant including a drive-thru on the 
western side. Primary access would come along Golf Road, which is currently shown as a full access driveway entrance 
allowing travel both eastbound and westbound along Golf Road. Secondary access is proposed at the rear of the site along 
Golf Terrace, which connects to Arlington Heights Road at a non-lighted intersection allowing only northbound ingress and 
egress to and from Golf Terrace.  
 
Meeting Discussion: 

Mr. Valentini introduced himself and explained that the property in question was vacant. The developer had gone through 
a bidding process, which resulted in the current proposal before the Conceptual Plan Review Committee. The proposal was 
for two quick service restaurants, both with drive-thru windows. He acknowledged that Arlington Heights may have some 
safety concerns with development of the site, and so the proposed development has tried to take these into account and has 
proposed a layout that he believes will isolate traffic and ingress/egress points as far away from the intersection of Arlington 
Heights Road and Golf Road as possible. In considering that both proposed users are high traffic generating uses, the site 
has been designed to allow for sufficient site access and efficient interior circulation. In working with staff, the developer is 
proposing to improve the pedestrian experience by pulling the sidewalks away from the road and providing some separation 
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between those walking on the sidewalks and the cars on each of the streets. He hoped that the result would be a more 
pedestrian friendly environment. 
 
He stated that they have created some nice landscaped areas and included a large buffer to the south along Golf Road. 
They’ve also included a patio area along Golf Road, which can be used by the patrons of both restaurants. They are currently 
working with an experienced site landscaper, and their goal is to spruce up the corner and beautify the area. 
 
Commissioner Jensen asked about access from Golf Road. He noted that the drawing only showed outbound access along 
Golf. 
 
Mr. Valentini clarified that the Golf Road driveway would provide both inbound and outbound access. 
 
Mr. Hubbard stated that the property was zoned B-2, which allows restaurants with drive-thru’s. However, drive-thru 
operations require a Special Use Permit, and so the project would need to appear before the Plan Commission for this zoning 
item. Additionally, a PUD is required because there would be two buildings on one zoning lot. Subdivision of the property 
was a possibility after development, but at this time the petitioner was not proposing subdivision. Any future subdivision 
would require Plan Commission approval. Although restaurants could qualify for the Special Use Permit waiver, because the 
development has to go through the Special Use Permit process for the drive-thru’s, Special use Permits for the restaurants 
would be included in the request. 
 
He stated that the property was zoned “Commercial” in the Comprehensive Plan, and the proposed uses were compliant 
with this designation. Like all Special Use Permit applications, the applicant would need to provide written responses to the 
three criteria for Special Use Permit approval. 
 
He said that the primary entrance to the subject property would come from Golf Road, with a secondary entrance along Golf 
Terrace to the north. The development would include a stubbed off drive aisle to the east for eventual connection to the 
International Plaza site should that site ever be redeveloped. An easement for access to the International Plaza site would 
not be required at this time. However, a requirement to provide this access via a formal easement would be attached to the 
zoning approval, and the actual drive aisle connection and associated easement would not be required until reciprocal access 
is granted back to the subject property during a redevelopment of International Plaza. 
 
He mentioned that, per staffs request, the petitioner would be relocating the carriage walk along both Arlington Heights Road 
and Golf Road, and they have provided a substantial greenspace for landscaping on the subject property along both of those 
streets at staff request. Along the western side of the site, staff believes additional landscaping is needed to further buffer 
the drive-thru lane for Wendy’s.  
 
He asked for feedback from the Conceptual Plan Review Committee relative to the proposed outdoor seating area along 
Golf Road. Staff appreciates the pedestrian connection from the site to the sidewalk along Golf Road, however, staff was 
not sure that the patio area would be well used given proximity to Golf Road. 
 
He outlined the architecture on both the Taco Bell and Wendy’s building, remarking that it would feature the new architectural 
styles used by each of these companies that incorporate quality materials and open interior spaces, and he thinks that these 
buildings will be an improvement to the existing architecture in the area. Signage, however, may need a variation although 
this is not under the purview of the Plan Commission. A Design Commission application will be required. 
 
Mr. Hubbard passed out a landscape plan and explained that this plan was received after the materials has gone out to the 
Conceptual Plan Review Members. He explained that staff would like to see a decorative fence separating the western drive 
through lane from the western property line. Additionally, during discussions on the selection of the developer for this site, 
the Village Board mentioned that they wanted to see a unique focal feature on the corner, and the recently received 
landscape plan proposed this feature. He mentioned that the design was going in the right direction, but that staff was not 
100% confident that the seats proposed in this location would be well used. He suggested something more along the lines 
of a layered decorative planter wall and extensive landscape plantings. With regards to the interior landscaping, he said that 
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certain landscape islands were missing and shade trees were required in all landscape islands. 
 
Relative to parking, he mentioned that staff could not determine the exact code requirements until a floor plan was submitted. 
However, based on a preliminary estimation of likely floor area size, it looked like parking would be able to conform to code 
requirements. He stated that the Plan Commission application would require a formal traffic and parking study. He 
encouraged the petitioner to reach out to IDOT to begin discussions on access as IDOT controlled access on both Arlington 
Heights Road and Golf Road. He concluded by saying that staff was supportive of this project subject to working with the 
petitioner on some of the items outlined this evening. 
 
Commissioner Jensen asked about site circulation. 
 
Mr. Valentini explained that traffic leaving the Wendy’s drive-thru lane could make an immediate left to travel north to the 
rear exit along Golf Terrace, or continue straight to exit onto Golf Road. 
 
Commissioner Jensen asked about pavement striping/crosswalk to the patio. 
 
Mr. Valentini responded that a crosswalk would be provided, either via pavers or pavement striping. 
 
Commissioner Jensen asked if the patio area by Golf Road was not viable, could a patio be added behind the buildings. 
 
Mr. Valentini replied that this may be possible. He mentioned that one of the Taco Bell prototypes included an outdoor dining 
area in front of the building, but that model would push the building back and reduce stacking capacity in the drive-thru lanes. 
So a patio in the rear may or may not be possible, they would have to analyze this. However, given the Chicago climate, 
both restaurants recognized the limitations of outdoor dining throughout the year. Wendy’s would put one in if there was 
space, but would be comfortable either way. If the patio adjacent to Golf Road was not viable, he will go back to each 
franchise and ask if they would like to explore options for it behind the restaurant. He asked how much the commissioners 
really wanted to see outdoor dining. He was skeptical that outdoor dining areas would be heavily used. 
 
Commissioner Siglaos stated that he was very supportive of the application and he was excited that this corner would be 
redeveloped. He said he was concerned with the location of the proposed outdoor dining area adjacent to Golf Road, and 
the benches proposed for the corner. He stated that he frequently eats outside when there is an option to do so, but he would 
never use the outdoor dining option by Golf Road due to proximity to the street. He said he liked the idea of outdoor dining, 
but said that he understood if it could not be added, especially if it meant the reduction of stacking space for the drive-thru. 
If the outdoor dining was added to the back, it was not ideal as it was away from the front entrance to the buildings. He asked 
about a fence shown on the plans. 
 
Mr. Valentini clarified that a fence was proposed to direct people to use the walkway if they were heading to the patio area 
along Golf Road. 
 
Commissioner Siglaos said that he was concerned about the safety of people crossing a drive aisle to access the patio. 
He did not feel that the patio would be well used. He thought that the benches by the corner could invite the wrong people 
at night. 
 
Mr. Valentini proposed re-evaluating the parking requirements, which may allow the reduction of a parking space and the 
addition of an outdoor dining area in the median area by Wendy’s, which could be used by both businesses. 
 
Commissioner Siglaos said that the location Mr. Valentini was proposing would put the outdoor seating right next to cars 
in the drive-thru, which he also did not feel was ideal. He acknowledged that the site was tight and outdoor seating options 
were limited. 
 
Commissioner Jensen remarked that any location for the outdoor seating would be close to cars in the drive-thru lane or 
adjacent to the street. 



TACO BELL & WENDY’S PUD/SUP - TEMP FILE 1605 
 

Y:\CONCEPTUAL PLAN REVIEW COMMITTEE(Plat%20Sub)\2017\T1605 – Taco Bell and Wendy's PUD\Conceptual Plan Review Minutes.docx 

Commissioner Siglaos asked about stormwater detention. 
 
Mr. Valentini replied that given the amount of greenspace in the plan, he didn’t think underground detention vaults would 
be necessary. He thought the stormwater could be accommodated in large underground pipes. He mentioned that seating 
behind the building would not be very visible, and that could be problematic for maintenance purposes. If employees couldn’t 
physically see trash accumulating in the outdoor seating area, it is possible that it may not be cleaned as regularly as it 
needed to be. 
 
Commissioner Green said that he did not think seating areas behind the building were viable as any seating area behind 
the building would be surrounded by cars, which he did not find appealing. He did not think that seats on the corner feature 
were a good idea. He said that if he had to pick between an outdoor seating area behind the building and by Golf, he would 
probably choose the seating area by Golf. 
 
Mr. Valentini discussed an option for reducing the greenspace in front of the building to move the drive aisle closer to Golf 
Road, which could allow an outdoor seating area in front of Wendy’s. 
 
Commissioner Jensen asked if there were any successful applications of outdoor seating at Wendy’s or Taco Bell locations 
in town that were well used. 
 
Mr. Valentini said that a new Taco Bell location in Rolling Meadows, he has not seen heavy usage of the outdoor seating 
area. 
 
Commissioner Green said not to overdo the outdoor seating area because he didn’t think it would be heavily used. 
 
Commissioner Jensen said he wasn’t sure if fast food clientele really wanted outdoor seating. 
 
Mr. Valentini said that given the triangular orientation of the site where Algonquin comes in at a slight angle, if the building 
is placed directly on the north/south line, there will be a little space to the south where seating could make sense. He said in 
other Taco Bell locations he’s worked on, there has only been one outdoor table and he was unsure of how often it was 
used. In some of the newer Taco Bell prototypes, there was a covered outdoor seating area attached to the building that had 
overhead heating lamps to extend the use of the space. He thought that Taco Bell may be OK with just a small number of 
outdoor seats. 
 
Commissioner Jensen commented that he has not seen heavy use of outdoor dining spaces at similar establishments 
around town. He said that if the petitioner decided to include outdoor seating, it should be minimal. 
 
Mr. Valentini asked if the Plan Commissioners were comfortable with the removal of the patio area close to Algonquin, and 
a slight reduction of the greenspace along Algonquin Road, to potentially allow a small outdoor seating area in front of the 
building. 
 
Commissioner Green said he thought that would make sense. If the building looked better and had enhanced features, it 
may have more of an effect that the larger greenspace in front of the building. 
 
Commissioner Jensen asked about a water feature in the corner of the site. 
 
Mr. Valentini said that water features were too expensive. He said they would remove the seating from the corner feature, 
and he was thinking that they would propose a 30-inch tall garden wall with heavy landscaping. He said he liked the patio 
area at the corner because it would bring people away from the street. He described the architecture of both buildings. 
 
Commissioner Jensen asked if these locations will be owned by franchisees, or by the corporations themselves. 
 
Mr. Valentini said that they would each be owned by franchisees. 
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Commissioner Green commented that he liked the open truss architectural feature on the interior of one of the restaurants. 
He said that he was supportive of the project and that it appeared the Plan Commissioners in the room were in agreement 
of eliminating the outdoor seating area along Algonquin and putting it in front of the building if feasible. 
 
RECOMMENDATION 
The Plat & Subdivision Committee was supportive of the proposal and advised that the petitioner should move forward.  
 
 

Bruce Green, Chair 
PLAT & SUBDIVISION COMMITTEE 

Sam Hubbard, Recorder 



Item: Hey Nonny - 10 S. Vail Ave. - T1608

Department:  Planning & Community Development

Requested Action
 
1. Amendment to Planned Unit Development (PUD) Ordinances 98-061, 99-028,
and 13-032 to allow certain changes to the approved floor plan for the
Metropolis Mixed Use Development.
 
2. A Special Use Permit to allow a 3,974 sq. ft. restaurant and auditorium space
(music venue). 
 
Variations Required
 
A Variation from Chapter 28, Section 6.12-1, to waive the requirement for a
traffic and parking study prepared by a qualified professional engineer.
 
Recommendation
 
The Staff Development Committee has reviewed the proposed PUD Amendment,
Special Use Permit to allow a restaurant and auditorium (music venue), and
Variation to waive the requirement for a traffic and parking study, and is
generally supportive of the use pending resolution of the potential parking and
noise issues, and subject to the following conditions:

1. Provide a written justification to support the proposed variation as per the
approval criteria outlined in the Zoning Ordinance:
 
• That the property in question cannot yield a reasonable return if permitted to
be used only under the conditions allowed by the regulations in that zone.
• The plight of the owner is due to unique circumstances.
• The variation, if granted, will not alter the essential character of the locality.
 
2. The petitioner shall provide additional details on the grease trap, kitchen
venting, and noise/vibration control as part of the Plan Commission review
process.
 
3. Restrictions on the ability to open the front windows within the subject unit
may be incorporated as part of the staff recommendation for Plan Commission
approval.



 
4. The Vail Avenue garage must have sufficient capacity to accommodate the
parking demand to be generated by the proposed development.
 
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
Project Narrative & Market Study Exhibits
Justification for Special Use Exhibits
Floor Plan Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 

 

Direction  Existing Zoning  Existing Use  Comprehensive Plan 

North  B‐5, Downtown District   Mixed‐Use development  Mixed‐Use 

South  P‐L, Public Land District   Public Parking Garage  Government or Institutional 

East  P‐L, Public Land District  Harmony Park   Mixed‐Use 

West  B‐5, Downtown District  Metropolis Theater  Mixed‐Use 

To: Conceptual Plan Review Committee 
Prepared By: Sam Hubbard, Development 
Planner 
Meeting Date: October 11, 2017 
Date Prepared: October 6, 2017 

Temp File Number: T1608 
Project Title: Hey Nonny 
Address:10 S. Vail Avenue. 
PIN: 03‐29‐346‐036 
 

Petitioner: Christopher M. Dungan	
Address:	 1211 W. Noyes. 
  Arlington Heights, IL 60005 

Existing Zoning: B‐5, Downtown District 

Requested Action: 
1. Amendment to Planned Unit Development (PUD) Ordinances 98‐061, 99‐028, and 13‐032 to allow certain 

changes to the approved floor plan for the Metropolis Mixed Use Development. 
2. A Special Use Permit to allow a 3,974 sq. ft. restaurant and auditorium space (music venue).  

Variations Required: 
1. A Variation from Chapter 28, Section 6.12‐1, to waive the requirement for a traffic and parking study 

prepared by a qualified professional engineer. 

	

SURROUNDING LAND USES 
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Project Background: 
The subject property is located on the southwest corner of Vail Avenue and Campbell Street and is part of 
the  larger Metropolis  PUD, which was  originally  approved  in  1998.  Current  tenants within  the  subject 
property  include  the Metropolis Ballroom, Big Shots Piano Bar, and Armand’s Restaurant, as well as  the 
subject unit which is 3,974 square feet in size and currently vacant. The applicant is proposing the occupancy 
of  this vacant unit with Hey Nonny, a music venue and accompanying  restaurant. The  restaurant would 
feature  “farm‐to‐table”  food options  including  locally  sourced meat,  fish,  and produce  from  around  the 
Midwest. Cocktails and beverages would also be available from  local breweries and distilleries. The space 
would be essentially split in half, with one side devoted primarily for the restaurant function, and the other 
side would provide overflow space for the restaurant (when needed), but would primarily function as the 
space for the music entertainment portion of the business. 
 
The proposed hours of operation are 5:00pm – midnight on Tuesday through Thursday, 3:00pm – 1:00am on 
Friday, 10:00am – 1:00am on Saturday, and 10:00am – 8:00pm on Sunday. The business will be closed on 
Monday. Entry into the restaurant will be open to all, but when music venues are booked for the music side, 
entry into that side of the establishment will be restricted through the purchase of tickets. 
 
The restaurant side would contain 50 seats with an additional 10 seats at the bar (for a total of 60 seats). The 
music venue side would  include an additional 16 permanent seats along the window that can be used as 
overflow seating for restaurant guests, bringing the total seat count to 76. Cocktail tables and chairs can be 
added to the music side for a an additional seating capacity of 64, bringing the grand total seating capacity 
to 140 seats. The music venue side can also be arranged as standing room only, which would provide capacity 
for approximately 160 people on that side (the 16 seats along the window would remain). The petitioner 
estimates that the business would have 20 employees total, with the maximum number at peak shift being 
around 10 employees. 
 
Zoning and Comprehensive Plan 
The  subject  property  is  located within  the  B‐5 Downtown  zoning  district, which  allows  restaurants  and 
auditorium uses via  the Special Use Permit approval process. Although  the restaurant could qualify  for a 
Special Use Permit waiver based on the size of the restaurant (under 4,000 square feet in floor area), due to 
the unique pairing of restaurant and auditorium (music venue) uses, which auditorium use also requires a 
Special Use Permit,  the restaurant  is no  longer eligible  for  the Special Use Permit waiver. Therefore,  the 
petitioner is required to obtain a Special Use Permit from the Village Board for a restaurant and auditorium 
(music venue). 
 
Additionally, an amendment to the underlying PUD is required as the petitioner is proposing  changes to the 
floor plan to accommodate for their build‐out. This amendment is necessary given the scope of the interior 
alterations and due to the  intensity of the proposed use, which was not contemplated during the original 
PUD approval for the Metropolis development. Staff notes that a formal Plan Commission application for this 
project  has  already  been  received,  with  a  tentative  date  of  November  8th  to  appear  before  the  Plan 
Commission. As  is  required with all  Special Use Permit applications,  the petitioner has provided written 
justification demonstrating compliance with  the criteria  for Special Use Permit approval. Specifically,  this 
criteria is: 
 
1. That said special use is deemed necessary for the public convenience at this location. 
2. That such case will not, under the circumstances of the particular case, be detrimental to the health, safety, 

morals or general welfare of persons residing or working in the vicinity. 
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3. That the proposed use will comply with the regulations and conditions specified in this ordinance for such use, 
and with  the  stipulations and conditions made a part of  the authorization granted by  the Village Board of 
Trustees. 

 
Staff  has  reviewed  the  petitioners  response  to  the  Special  Use  Permit  criteria  and  offer  the  following 
preliminary comments: 
 

 There  is no other “farm‐to‐table” restaurant of this capacity within Arlington Heights. Although other 
restaurants may offer certain “farm‐to‐table” dishes, none of them will specialize in “farm‐to‐table” food 
to  the  same extent as  the proposed  restaurant. Similarly,  there  is no venue  that provides  the  same 
capacity  for  live music  within  Arlington  Heights  as  will  be  offered  at  Hey  Nonny.  Although  other 
restaurants  within  Downtown  provide  live music,  the  size  of  the  live  music  at  these  locations  is 
significantly smaller and they function more as an auxiliary feature to the restaurant. The Metropolis 
Theater  next  door  to  the  subject  property  provides  live  performances,  however,  they  are  primarily 
theatrical performances as opposed  to  the  type of musical performances  that will  take place at Hey 
Nonny. In this way, the proposed use with occupy a market niche that is not currently served within the 
community. 
 

With regard to criterion #2, staff notes the following: 
 

 A restaurant and music venue  is appropriate  for  the Downtown mixed use environment, which  is 
meant to accommodate larger crowds of people and provide dining and entertainment options.  

 However, the petitioner should provide additional details on the levels of sound that will be generated 
by the music venue. Music shall not be of a volume to disturb other owners within the Metropolis 
Development,  such as  the Metropolis Theater  to  the west,  the piano bar underneath  the  subject 
property, and the Metropolis Ballroom on the 2nd floor of the subject property. Additionally, Sounds 
of  Summer  isheld  directly  across  the  street  within  Harmony  Park,  and  music  from  within  the 
restaurant  shall not overflow  to disturb  this event. The petitioner will need  to provide additional 
details on how Hey Nonny will  interact with  the  surrounding uses  in  terms of volume and  sound 
overflow.  

 During the formal review process, staff and the petitioner will need to evaluate the estimated peak 
parking demand of the proposed use in relation to available supply of parking within the Vail Avenue 
garage to determine if adequate capacity exists to accommodate the patrons of Hey Nonny. 

 
The subject property is designated as “Mixed Use” in the Comprehensive Plan, and the proposed use is 
consistent with this designation. 
 
Building, Site, and Landscaping 
There are three primary items identified with the building and site that will need to be addressed during the 
Plan Commission process. 
 
First, the petitioner should provide details on where their grease trap will be located. When Circa ’57 was 
approved to occupy this space (although they never built it out) back in 2013, there was uncertainty on where 
they would locate their grease trap. One option was to tie into the existing grease trap that is used by the 
Metropolis Ballroom  located underneath  the  loading area  to  the  south of  the building. However,  it was 
unknown  if there was sufficient capacity within this grease trap to accommodate for the grease expected 
from a restaurant within the subject unit. The petitioner should provide additional details on where their 



Page 4 of 5 

	

grease trap will be located or whether they propose tying into the grease trap used by Metropolis Ballroom 
(and if that grease trap has sufficient capacity). If so, they should provide details on whether permission from 
the remaining condo owners within the building will be needed in order to tie into the existing grease trap. 
 
The second building  issue relates to ventilation. Because the existing unit does not contain a kitchen, the 
interior of the space will need to be altered to accommodate a kitchen and all related kitchen equipment. 
The new kitchen will need proper venting, and it is unknown how the proposed kitchen will be vented. One 
option  is  to  vent  up  through  the  building  directly  to  the  roof, which would  require  coordination with 
Metropolis Ballroom to vent through their space. Another option would be to run south through the unit and 
out into the loading area, then up along the building to the roof. The petitioner should provide additional 
details on how venting of the kitchen will be accomplished. 
 
Finally, as part of the Plan Commission process, the petitioner should address noise/vibrations. Section 531‐
11.1 (Conditions of Use) of the Zoning Ordinance states that operations within the B‐5 District “shall not be 
objectionable due to odor, dust, smoke, noise, vibrations, or similar causes.” The petitioner should provide 
details on if noise or vibrations will be heard of felt by any of the nearby businesses (Armand’s, Metropolis 
Theater, Big  Shots Piano Bar, etc.), or  if  any  sound  attenuating equipment will be  installed  to  limit  this 
potential impact.  Additionally, it is unknown if the windows to the establishment can be opened, which could 
cause noise to overflow out onto the street. As previously noted, Sounds of Summer occurs directly across 
the street in Harmony Park and noise must be restricted to avoid any conflict with this event. Restrictions on 
the ability to open windows may be recommended as part of Plan Commission approval for this application. 
 
Traffic and Parking  
Chapter 28,  Section 6.12,  Traffic  Engineering Approval,  requires  that  any  Special Use Permit  application 
include a traffic and parking study from a certified traffic engineer. The study would assess access (location, 
design, and Level of Service), on‐site circulation, trip generation and distribution, parking, and  impacts to 
public streets. The petitioner has requested a variation to waive this requirement and must therefore provide 
written justification to the criteria for Variation approval as outlined below: 
 

 That the property in question cannot yield a reasonable return if permitted to be used only under 
the conditions allowed by the regulations in that zone. 

 The plight of the owner is due to unique circumstances. 

 The variation, if granted, will not alter the essential character of the locality. 

 
Staff  is  supportive  of  the  requested  variation  as  the Downtown  street  network  has  capacity  to  handle 
additional traffic and staff does not expect traffic generation from the proposed use to be a significant issue. 
With regards  to parking, patrons and employees of  this business will be accommodated within on‐street 
parking spaces and within the Village owned parking facilities in the Downtown area. As parking is essentially 
owned and provided by the Village, the Village and petitioner will need to assess the parking  facilities to 
determine  if  sufficient  parking  capacity  exists.  Staff will  rely  on  information  from  the  petitioner  and  a 
combination of methods to determine expected parking demand for the proposed use (zoning code parking 
requirements, maximum occupancy levels based on Building Code requirements, HNTB and Rich & Associates 
parking studies outlining parking demand based on specific uses). Based on the ability of the Village to “self‐
assess” parking in this instance, a third party parking study will not be needed, although additional parking 
counts may be required. 
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Additional  details  from  the  petitioner  are  needed  to  calculate  the  exact  parking  requirements  for  the 
proposed use. As outlined above, since no on‐site parking is provided, the on‐site parking requirements for 
the proposed use will need to be met within the Vail Avenue garage (which is permissible by code for uses 
within the B‐5 District). The Police Department has been requested to conduct additional counts of available 
garage spaces on Friday and Saturday evenings in order to gather information on existing capacity within the 
garage.  The  results  of  these  surveys  should  be  available  prior  to  the  Plan  Commission  hearing  on  this 
application. 
 
RECOMMENDATION 
The Staff Development Committee has reviewed the proposed PUD Amendment, Special Use Permit to allow 
a restaurant and auditorium (music venue), and Variation to waive the requirement for a traffic and parking 
study, and  is generally supportive of the use pending resolution of the potential parking and noise  issues, 
and subject to the following conditions: 
 
1. Provide a written justification to support the proposed variation as per the approval criteria outlined in 

the Zoning Ordinance: 

 That the property in question cannot yield a reasonable return if permitted to be used only under 
the conditions allowed by the regulations in that zone. 

 The plight of the owner is due to unique circumstances. 

 The variation, if granted, will not alter the essential character of the locality. 

2. The petitioner shall provide additional details on the grease trap, kitchen venting, and noise/vibration 
control as part of the Plan Commission review process. 

3. Restrictions on the ability to open the front windows within the subject unit may be incorporated as part 
of the staff recommendation for Plan Commission approval. 

4. The  Vail  Avenue  garage must  have  sufficient  capacity  to  accommodate  the  parking  demand  to  be 
generated by the proposed development. 

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. 

 
 
________________________________________ September 6, 2017 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc:  Randy Recklaus, Village Manager 
  All Department Heads 
  Temp File 1608 
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