
  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

September 12, 2018
6:00 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

A. Taco Bell Redevelopment - 6/27/18

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Arlington Executive Plaza - 3335-3395 N. Arlington Heights Rd.
- T1638
PUD Amendment

B. 1104 S. Arlington Heights Rd. - T1640
PUD Amendment

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: Taco Bell Redevelopment - 6/27/18

Department:  Planning & Community Development

ATTACHMENTS:
Description Type
Taco Bell Redevelopment - 6/27/18 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:  June 27, 2018 
Project Title: Taco Bell Redevelopment 
Address: 1530 W. Algonquin Rd. 
Petitioner: Mario Valentini 
 MRV Architects, Inc. 
 5105 Tollview Dr. – Suite 209 
 Rolling Meadows, IL 60008 
 

Requested Action: 
1. Amendment to Special Use Permit Ordinances #83-14 and #91-082 to allow for redevelopment of the site 

Variations Required:  
• None identified at this time 

 

Attendees:   
   Mario Valentini, Petitioner 
   Jay Cherwin, Plan Commissioner 
 Bruce Green, Plan Commissioner 

John Sigalos, Plan Commissioner 
Lynn Jensen, Plan Commissioner 
Sam Hubbard, Development Planner 

 
Project Summary: 
The subject property is 28,750 square feet in size (0.66 acres) and is currently occupied by a Taco Bell restaurant with a 
drive-thru. This restaurant and drive-thru were originally granted approval via a Special Use Permit in 1983, which was 
amended in 1991 to allow for an expansion of the seating area within the building. The current building is approximately 
2,050 square feet and the site contains 26 parking spaces. Access to the site comes from a non-signalized full access 
driveway along Algonquin Road. The property is also served by a drive aisle at the rear of the site that provides non-
signalized full ingress and egress to New Wilke Road. This drive aisle is located on property owned by the grocery store to 
the east, however, an existing easement over the drive aisle gives the subject property the rights for use of the drive aisle. 
 

The petitioner is proposing the demolition of the current Taco Bell and redevelopment of the site with a new 2,112 square 
foot Taco Bell restaurant, which would include a drive-thru and 23 parking spaces.  The building would contain 40 seats 
and hours of operation would be tween 7:00am – 1:00am Sunday thru Thursday and 7:00am – 2:00am on Friday and 
Saturday. The dining room will close at 11:00pm daily, but the drive-thru would stay open until final closing of the 
restaurant for the evening. The building will feature the new proto-type design for Taco Bell, which includes an updated 
interior and exterior that would be an enhancement over the current dated design of the building. 
Meeting Discussion: 
Mr. Valentini thanked the Conceptual Plan Review members for the opportunity to appear before them with a redevelopment 
concept for the Taco Bell at 1530 W. Algonquin Rd. He explained that the franchisee had an obligation to remodel his stores 
after a certain amount of years. Therefore, the petitioner would like to demolish the existing Taco Bell building and rebuilt a 
new store in the same location. The style of the building was a very old “mission” style prototype from several decades ago 
and was now obsolete. Therefore, the building could not be remodeled, but instead had to be torn down and rebuilt. 
 
The owner of the site was the same one who owned the gas station next door (Grahams C Store). At one point a 
redevelopment of that site had been contemplated, which would have moved the Taco Bell to where the gas station is 
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currently located, but that plan was no longer moving forward. 
 
Commissioner Cherwin clarified that the subject property was leased from Graham’s C Stores to the franchisee. 
 
Mr. Valentini confirmed this to be true. He mentioned that the Graham’s C Store site would likely be redeveloped in the 
future, and that the proposed plan would be designed to allow for cross access between the two properties if and when the 
gas station site was redeveloped. The existing curb cut from Taco Bell onto Algonquin Road would need to be refurbished 
as part of this redevelopment. The proposed architecture would create a new modern appearance for the building, which 
would be an enhancement to the site. 
 
Mr. Hubbard explained that the subject property was developed in 1983 and had been approved via a Special Use Permit. 
That SUP had been amended in 1991 to allow for a small expansion to the seating area. The proposed demo and 
reconstruction of the building and drive-through would require another amendment to the SUP. The building was currently 
2,000 square feet in size (approximately), and the new building would be around 2,100 square feet in size. There were 26 
parking spaces on the site currently, and the proposed site would have only 23 spaces. The site was zoned B-2, which 
allowed for restaurants with drive-through’ s via the special use permit process. The Comprehensive Plan calls for 
commercial uses on the site. 
 
Staff was asking for additional information on number of employees, hours of operation, hours for trash collection, and 
anticipated delivery times. Mr. Hubbard noted that directly behind the site across from the shared access drive was single-
family homes and the proposed plan was showing that the garbage enclosure was being relocated closer to the rear of the 
property. A market study would not be required in this instance since the existence of the Taco Bell and their desire to 
redevelop was adequate to prove a market demand for this use. 
 
A preliminary zoning analysis showed that the site would conform to all parking, setback, bulk, and height restrictions within 
the B-2 district, however, a comprehensive zoning analysis would be completed once detailed plans were submitted. 
Application to the Design Commission was required. Due to several existing trees towards the rear of the site, a landscape 
plan and tree preservation plan would be required with the proposed application. Staff would evaluate the removal of the 
trees at the rear of the site once a tree preservation plan was submitted. Preliminary engineering and photometric plans 
would also be required. 
 
There is an existing drive aisle at the rear of the property, which gives the site access to New Wilke Rd. The drive aisle is 
owned by the property owner to the east, however, there is an easement across the drive aisle that gives the subject property 
the right to access the drive aisle. The petitioner should provide a copy of the easement document along with their application. 
He encouraged the petitioner to reach out to the owners of the grocery store to let them know of the Taco Bell redevelopment 
plans. Staff wanted the petitioner to re-evaluate the location of the proposed dumpster enclosure since it was being pushed 
further to the rear of the site and closer to the residential homes to the rear. A traffic and parking study would be required as 
part of the application, which study should analyze how the change of location of the drive through could impact stacking of 
vehicles. Final parking analysis would be completed once the floor plan size has been determined. Two bicycle parking 
spaces were required on the site. Staff was generally supportive of the application. 
 
Commissioner Cherwin stated that he lived close to the Taco Bell and agreed that this was a good project and that the 
update in architecture would be a welcome enhancement for this area. He thought that stacking would be fine given the 
enlargement to the drive aisles and location of the drive through lane. He said he didn’t have any major concerns and he 
was glad to see this project move forward. 
 
Commissioner Sigalos asked about the drive through lane and if it would be a double lane drive through. 
 
Mr. Valentini responded that the drive through would not be a double lane drive through with two ordering stations, but 
would include a second “bypass” lane now. 
 
Commissioner Sigalos asked about proposed building versus the existing building. 
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Mr. Valentini replied that the proposed building would be in the area where the existing building was located (approximately). 
The existing building would be closed and demolished to accommodate the new building. 
 
Commissioner Cherwin asked about the floorplan 
 
Mr. Valentini explained that nationally, Taco Bell had a new prototype that was more narrow and a little longer than the 
existing building, so there would be a slight change to the floorplan but nothing that was substantial. 
 
Commissioner Sigalos asked about construction time. 
 
Mr. Valentini replied that he would like to have asphalt complete by November. They are currently studying stormwater 
management for the site. They have also reached out to IDOT to make sure that IDOT was aware of what they were planning. 
 
Commissioner Cherwin said that he thought that IDOT approval shouldn’t be too extensive since they weren’t really 
proposing any changes to the access. 
 
Mr. Valentini stated that they would still need a permit from IDOT for work in the ROW. 
 
Mr. Hubbard mentioned that the Village Engineer thought that IDOT may be planning for an additional lane on Algonquin, 
and so the petitioner should make sure they discuss this with IDOT so that the site can be designed appropriately if this 
improvement is being planned for the future. 
 
Mr. Valentini stated that, based on his understanding, the additional lane to Algonquin was being contemplated for the future 
but that there was no plan for it now. He said he’s asked IDOT and they’ve stated that they don’t have any substantial plan 
for it at this time. 
 
Commissioner Cherwin asked if the site could go down to a single lane along the front if land for IDOT was required along 
the front of the site. 
 
Mr. Valentini made the point that the only reason the lane is double up now is to accommodate for the future reciprocal 
access to the gas station site. If IDOT took some ROW in the future, the reciprocal access would have to become one-
directional. 
 
Commissioner Jensen asked about the rear access road. 
 
Mr. Hubbard stated that he was asking for documents from the petitioner to understand who was responsible for 
maintenance of that area. 
 
Commissioner Jensen replied that the access road floods when it rains. He said that if there is an opportunity to improve 
this rear drive aisle, he would like to see that opportunity taken. 
 
Mr. Valentini said that the maintenance responsibility of that drive aisle rested with the grocery store. 
 
Commissioner Green said that he thought it was a great project and encouraged the petitioner to move forward. 
 
RECOMMENDATION 
The Conceptual Plan Review Committee advised that the petitioner move forward.  
 

Bruce Green, Chair 
CONCEPTUAL PLAN REVIEW COMMITTEE 

Sam Hubbard, Recorder 



Item: Arlington Executive Plaza - 3335-3395 N. Arlington Heights Rd. - T1638

Department:  Planning & Community Development

Requested Action

Amendment to PUD Ordinances #79-166, #80-105, #81-028, and #81-035
 
Variations Required
 
Variation to Chapter 28, Section 10.4-2, Retail – Commercial and Service Uses,
to reduce the required off-street parking from 270 spaces to 238 spaces.
 
Recommendation
 
The Staff Development Committee (SDC) has reviewed the proposed PUD
amendment and parking variation and is generally supportive of the application
subject to the following items:

1. The petitioner must provide written justification outlining conformance to the
following hardship criteria:

• The proposed use will not alter the essential character of the locality and will
be compatible with existing uses and zoning of nearby property.
 
• The plight of the owner is due to unique circumstances, which may include the
length of time the subject property has been vacant as zoned.
 
• The proposed variation is in harmony with the spirit and intent of this Chapter.
 
• The variance requested is the minimum variance necessary to allow reasonable
use of the property.
 
2. The petitioner shall survey the existing onsite parking over a two week period.
Each week shall including three days of survey (including one Saturday each
week).
 
3. The petitioner shall provide additional details on the tenants and unit sizes
within the 3395 N. Arlington Heights Road building.
 
4. The petitioner shall verify the number of existing bicycle parking spaces within



the PUD. If there are less than 14 bicycle parking spaces on the property, the
property shall be brought up to code requirements relative to the amount of
required bicycle parking spaces.
 
5. The property owner shall provide written acknowledgement of the existing
PUD approval condition requiring Village notification when any space is
proposed to be leased to a medical office tenant.
 
6. 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 Correspondence
Plat of Survey Exhibits
Floor Plan Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 
 

Direction Existing Zoning Existing Use Comprehensive Plan 

North M-1: Research, Development, and 
Light Manufacturing District, OT: 

Office Transitional  

Johler Demolition, Office 
building, Cell Tower R&D, Mfg, Warehousing 

South M-1: Research, Development, and 
Light Manufacturing District 

Office Buildings R&D, Mfg, Warehousing 

East M-1: Research, Development, and 
Light Manufacturing District, R-6: 

Multi-Family Dwelling District 

Townhomes, Office Building R&D, Mfg, Warehousing, Moderate 
Density Residential 

West Village of Buffalo Grove 

To: Conceptual Plan Review Committee 
Prepared By: Sam Hubbard, Development Planner 
Meeting Date: September 12, 2018 
Date Prepared: August 24, 2018 

Temp File Number: T1638 
Project Title: Arlington Executive Plaza PUD        
Amendment 
Address: 3335-3395 N. Arlington Heights Rd. 
PIN: 03-08-100-035, -036, and -040 

Petitioner: Karissa McCallum 
Address: Family Tree Holistic Health 
 3345 N. Arlington Heights Rd. 
 Suite D 
 Arlington Heights, IL 60004 

Existing Zoning: M-1: Research, Development, and 
Light Manufacturing District 
Comprehensive Plan: R&D, Mfg., Warehouse 

Requested Action: 
1. Amendment to PUD Ordinances #79-166, #80-105, #81-028, and #81-035 
 

Variations Required: 
1. Variation to Chapter 28, Section 10.4-2, Retail – Commercial and Service Uses, to reduce the required off-

street parking from 270 spaces to 238 spaces. 

 

SURROUNDING LAND USES 
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Project Background: 
The subject property is approximately 7.60 acres and is located south of the intersection of North Arlington 
Heights Road and Dundee Road on the northern side of the Village. The property is occupied by an existing 
office development composed of seven one-story buildings totaling approximately 73,000 square feet of 
floor space. The development was approved as a PUD in 1979 with three subsequent amendments in 1980 
and 1981. Access to the site comes from two full access non-signalized curb cuts onto Arlington Heights Road 
(one of which being on the neighboring property to the north but accessible through a driveway connection 
to that property and authorized via and existing easement), and a curb cut on Country Lane.  
 
The petitioner, Karissa McCallum of Family Tree Holistic Health, is a tenant within one of the buildings and 
recently applied for a building permit to expand into a vacant unit located adjacent to their existing space. 
The current size of the business is approximately 1,018 square feet and the proposed expansion would result 
in a total unit size of approximately 2,030 square feet. During the building permit review process it was 
determined that the PUD does not conform to parking requirements and therefore a variation (via a PUD 
amendment) is required to allow for the proposed expansion.  
 
Family Tree Holistic Health provides adult and pediatric acupuncture and reiki; herbal therapy, essential oils, 
and supplements; doula services and HypnoBirthing® education; as well as community-based workshops and 
support groups. As such, it is defined by the Zoning Code as a “medical office”. Hours of operation are 
generally 9:00am – 8:00pm on Mondays, Tuesday’s, and Thursdays, and 12:00pm -  7:00pm on Wednesdays, 
9:00am – 2:00pm on Friday, and 8:00am – 1:00pm on Saturday. There are currently three employees working 
at Family Tree. 
 
Zoning and Comprehensive Plan 
The subject property is within the M-1, Research, Development, and Light Manufacturing District. Medical 
offices are a permitted use within the M-1 District. The Comprehensive Plan identifies this site as suitable for 
research and development, manufacturing, and warehousing. The proposed medical office is compatible 
with this classification as medical offices are a permitted use within the M-1 District.  
 
Building, Site, Landscaping: 
The petitioner is not proposing any changes to building other than the buildout of the adjacent unit to allow 
for the proposed expansion, nor are they proposing any changes to the site. As part of the Plan Commission 
review process, staff will inspect the existing site landscaping to ensure that it complies with code 
requirements. 
 
Traffic and Parking: 
Section 6.12-1 of the Zoning Code does not require a parking and traffic study by a qualified Traffic Engineer 
on projects that are less than 5,000 square feet in floor area and located along a major arterial. However, 
three days of parking surveys (including one Saturday) per week over a two-week period shall be required to 
verify the current parking usage within the PUD. Relative to code requirements, 270 off-street parking spaces 
are required within PUD and only 238 spaces exist on the site (the detailed breakdown of the parking 
calculations is provided within Exhibit 1 at the end of this report). Therefore, the following variation is 
required: 
 

 Variation to Chapter 28, Section 10.4-2, Retail – Commercial and Service Uses, to reduce the 
required off-street parking from 270 spaces to 238 spaces. 
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In order to demonstrate conformance with the standards of approval for a variation, the petitioner must 
provide written justification to the following hardship criteria: 
 

 The proposed use will not alter the essential character of the locality and will be compatible with 
existing uses and zoning of nearby property. 

 The plight of the owner is due to unique circumstances, which may include the length of time the 
subject property has been vacant as zoned. 

 The proposed variation is in harmony with the spirit and intent of this Chapter. 
 The variance requested is the minimum variance necessary to allow reasonable use of the property. 

 
Out of the seven office buildings within the PUD, one of these buildings has been sold to a separate owner 
(3395 N. Arlington Heights Rd.), and therefore the petitioner has not yet been able to provide a list of tenants 
and square footages of tenant spaces within that building. For the purposes of estimating parking, staff has 
assumed that this building is entirely filled with non-medical office tenants. As part of the Plan Commission 
process, the petitioner will need to verify the uses and sizes of each tenant space within that building to allow 
staff to clarify the extent of the parking variation. If the building at 3395 N. Arlington Heights Road includes 
medical offices, then the requested variation identified above will increase. 
 
It should be noted that when the PUD was originally approved in 1979, it was discussed that the leasing of 
space for medical offices could potentially cause the PUD to fall below the parking requirements since 
medical offices require more parking than non-medical offices. A condition of approval that required the 
landlord to notify the Village if any space was leased to medical offices was included within the original PUD 
approval. As part of any Plan Commission process, the current owner shall acknowledge and abide by this 
condition of approval to avoid potential future parking problems on the site. 
 
Relative to bicycle parking, the Zoning Code requires that when any change in use results in the requirement 
for additional off-street motor vehicle parking, conformance to the bicycle parking regulations shall be 
required. Therefore, since the addition of medical spaces within the development has resulted in the 
requirement for additional motor vehicle parking, the PUD must provide the code required bicycle parking 
spaces (14 spaces). The petitioner shall provide information on whether there are any bicycle parking spaces 
within the PUD, and if there are less than 14 spaces, the addition of bicycle parking spaces, up to 14, shall be 
required. 
 
RECOMMENDATION 
The Staff Development Committee (SDC) has reviewed the proposed PUD amendment and parking variation 
and is generally supportive of the application subject to the following items: 
 

1. The petitioner must provide written justification outlining conformance to the following hardship 
criteria: 
 

 The proposed use will not alter the essential character of the locality and will be compatible 
with existing uses and zoning of nearby property. 

 The plight of the owner is due to unique circumstances, which may include the length of time 
the subject property has been vacant as zoned. 

 The proposed variation is in harmony with the spirit and intent of this Chapter. 

 The variance requested is the minimum variance necessary to allow reasonable use of the 
property. 
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2. The petitioner shall survey the existing onsite parking over a two week period. Each week shall 
including three days of survey (including one Saturday each week). 

3. The petitioner shall provide additional details on the tenants and unit sizes within the 3395 N. 
Arlington Heights Road building. 

4. The petitioner shall verify the number of existing bicycle parking spaces within the PUD. If there are 
less than 14 bicycle parking spaces on the property, the property shall be brought up to code 
requirements relative to the amount of required bicycle parking spaces. 

5. The property owner shall provide written acknowledgement of the existing PUD approval condition 
requiring Village notification when any space is proposed to be leased to a medical office tenant. 

6. 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.  

 
 
________________________________________ August 23, 2018 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
 Temp File 1638 
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Exhibit 1 – Parking Calculations 

Tenant Bldg Suite# SF Parking Ratio 
Stalls 

Required 

Mycomp Computer Center, Inc. 3335 A 1,724 300 6 

Northwest Suburban Pediatrics (medial) 3335 C 1,878 200 9 

Nikolay Tokmakov 3335 E 730 300 2 

Coinnie Vitale (counselor) 3335 F 850 300 3 

Dr. Kordas Pediatric Health 3335 G 2,060 200 10 

Michael Ventura State Farm 3335 J 1,570 300 5 

Arlington Insurance Services 3335 M 1,620 300 5 

Market Max Realty, Inc. 3335 A 660 300 2 

Bact Process Systems, Inc. 3345 B 2,816 300 9 

Family Medical Supply 3345 C 756 300 3 

Family Tree Holistic Health (medical) 3345 D 1,018 200 5 

Arlington Counseling Associates 3345 E 1,600 300 5 

Vacant 3345 F 800 300 3 

Bact Process Systems, Inc. 3345 J 1,015 300 3 

Family Tree Holistic Health (medical) 3345 K 1,015 200 5 

Vacant 3345 L 715 300 2 

Dr. Mary Doxas Weber 3345 M 800 200 4 

Dawe's, LLC (accounting) 3355 H 4,832 300 16 

Cooperative Computer Service 3355 J 5,518 300 18 

Morris Shafran (counseling) 3365 A 800 300 3 

FG Engineered Solutions, LLC 3365 B 440 300 1 

Tactical Security, LLC 3365 C 1,422 300 5 

Midwest Allergy Relief 3365 D 968 200 5 

The Perfect Workout, Inc. 3365 E 800 250 3 

Vacant 3365 F 800 300 3 

Safeguard Business Management 3365 G 1,600 300 5 

Murray Grishaber, LLC (accountant) 3365 J 1,005 300 3 

Dr. Mikhail Berfman, MD (medical) 3365 K 1,025 200 5 

Authentic Self Psychological 3365 L 795 300 3 

Vacant 3365 M 800 300 3 

Vacant 3375 A 1,500 300 5 

Vacant 3375 B 1,483 300 5 

New Look Laser Center (medical) 3375 C 2,455 200 12 

Arlington Counseling Associates 3375 E 3,200 300 11 

Vacant 3375 J 757 300 3 

Neuropsychological Services PC (counseling) 3375 K 1,045 300 3 

Dina Kaner, MD, SC (medical, pediatrician) 3385 A 1,583 200 8 

Autism Home Support Services (office/counseling) 3385 C 1,015 300 3 

Autism Home Support Services (office/counseling) 3385 D 1,320 300 4 

Autism Home Support Services (office/counseling) 3385 E 737 300 2 

Autism Home Support Services (office/counseling) 3385 F 620 300 2 

Premier Foot & Ankle, PC (medical) 3385 G 1,617 200 8 

Autism Home Support Services (office/counseling) 3385 J 1,015 300 3 

Autism Home Support Services (office/counseling) 3385 K 2,473 300 8 

Unknown 3395   10,360 300 35 

TOTAL SQUARE FOOTAGE 73,612 TOTAL PARKING PROVIDED 270  

TOTAL NUMBER OF PARKING SPACES PROVIDED 238  

SURPLUS / (DEFICIT) (32) 

 





Family Tree Holistic Health (previously Sassack Family Acupuncture) is an 
acupuncture and healing center in Arlington Heights, IL dedicated to helping 
families achieve their highest level of health and wellness through natural and 
holistic practices. We provide affordable adult and pediatric acupuncture and 
reiki; the highest quality herbs, essential oils, and supplements; doula services 
and HypnoBirthing® education; and community-based workshops and support 
groups. At Family Tree Holistic Health, we treat a wide variety of conditions 
including, but not limited to, colds and flu, muscle and joint pain, headaches and 
migraines, asthma, allergies, anxiety and depression, gastrointestinal issues, 
women’s health.  

Hours of Operation: 
Monday, Tuesday and Thursday 9AM-8PM 
Wednesday12-7PM  
Friday 9AM- 2PM  
Saturday 8AM-1PM  

There are currently three practitioners: 
Michael Sassack, L.Ac 
Mon 3-8PM 
Tues & Thurs 9AM-3PM 
Wed 12-7PM 
Friday 9AM- 2PM  
Saturday 8AM-1PM 

Karissa McCallum, L.Ac, DC(DONA) 
Mon 9AM-3PM 
Tues & Thurs 3-8PM 

Jasmine Sassack, Reiki Practitioner, HBCE, CBE 
Jasmine more recently started practicing out of the space and comes in when 
someone schedules an appt. She does not have set hours.  

At this time there is not any additional staff. We have discussed having a front 
desk employee once we expand but haven’t made a final decision on that. 

In suite D, there are currently three treatment rooms, which allow for a maximum 
of four patients to be treated at one time (One room is “shared” with two 
treatment tables, so it’s usually siblings, a parent and a child or partner 
treatments.); however, it's more common to be treating three patients at the same 
time. 



I, Karissa, was an employee of Sassack Family Acupuncture but made the 
decision to become a partner in the spring of 2018. As a result, we are looking to 
double our number of treatment rooms (3-->6), to add a bathroom, to have a 
small space for older children to spend time while their parents are being treated, 
to have a classroom space for education and to have a larger space for 
employees by expanding into suite K. This allows me to have more hours to see 
patients. We would love to bring other qualified, trusted practitioners in, but it’s 
hard to say how many. If it’s another acupuncturist, there would probably be a 
maximum of two practitioners in the space at a time, three if Jasmine is using a 
room. If we brought someone like a massage therapist in, who can only use one 
room at a time, there could be more than three practitioners in the office at one 
time. We don’t have anyone specific in mind at this point in time.  

Attached to email is the original architectural drawing. We are making the 
necessary changes for our permit to be approved. Please let me know if you 
need any other information.  

Best,  
Karissa McCallum 













Item: 1104 S. Arlington Heights Rd. - T1640

Department:  Planning & Community Development

Requested Action
Amendment to Land Use Variation Ordinance 07-036.
 
Variations Requested
 
None
 
Recommendation
 
The Staff Development Committee has reviewed the petitioner’s request, and is
supportive of eliminating the following condition from Ordinance 07-036:

1.    The land use variation granted by this ordinance shall only apply to The
People’s Bank.
 
The remaining conditions as set forth in Ordinance 07-036 shall remain in full
force and effect.

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Survey-Site Plan Exhibits
Project Description Exhibits
AAEC Brochure Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 

 

Direction  Existing Zoning  Existing Use  Comprehensive Plan 

North  B‐1, Business District Limited Retail  Retail Building  Commercial 

South  R‐1, One‐Family Dwelling District  Community Park/Garden  Parks 

East  B‐1, Business District Limited Retail  Retail Building  Commercial 

West  R‐3, One‐Family Dwelling District  Single Family Homes  Single Family Detached 

To: Conceptual Plan Review Committee 
Prepared By: Jake Schmidt, Assistant Planner 
Meeting Date: September 12, 2018 
Date Prepared: August 22, 2018 

File Number: Temp File Number: T‐1640 
Project Title: 1104 S. Arlington Heights Rd. 
Land Use Variation Amendment 
Address: 1104 S. Arlington Heights Rd. 
PIN: 08‐09‐215‐008 

Petitioner: Patrick Brankin – Schain Banks	
Address:	 70 W. Madison St. Suite 5300 
  Chicago, IL 60602 

Existing Zoning: B‐1, Business District Limited Retail 
Existing Comp. Plan Designation: Commercial 

Requested Action: 
1. Amendment to Land Use Variation Ordinance 07‐036. 

Variations Requested: 
1. None 

SURROUNDING LAND USES 
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Project Background: 
The subject property is located at the southwest corner of Arlington Heights Road and Magnolia Street. The site 
is developed with a one‐story, 4,508 square foot banking facility with drive‐through. The structure has two drive‐
through lanes along the north building elevation, and an ancillary parking lot with a total of 17 parking stalls along 
the south property line. The parking lot is accessible via one driveway along Magnolia Street, and one driveway 
along Arlington Heights Road.  The building  is  currently occupied by  First Midwest Bank,  and was previously 
occupied by the People’s Bank of Arlington Heights.  
 
The property is zoned B‐1, Business District Limited Retail, which does not permit drive‐through banking facilities 
by right or via a Special Use permit. Thus, to construct and operate this facility, the property was granted a Land 
Use Variation in 2007 via Ordinance 07‐036. As part of this Land Use Variation, a condition was included in the 
Ordinance which  restricted  the variation  to The People’s Bank of Arlington Heights. Due  to  the  fact  that  the 
People’s Bank merged with First Midwest Bank, occupation of the facility by First Midwest Bank was considered 
compliant with this condition, as via the merger it was the same banking entity. 
 
The petitioner for this project, representing AAEC Credit Union, is seeking relief from this condition in order to 
purchase and move into the facility. Due to the fact that AAEC is a separate entity from First Midwest Bank and 
the  former People’s Bank, per  the aforementioned  condition  in Ordinance 07‐036  they are not permitted  to 
occupy the facility. The petitioner is proposing no modifications to the building or site at this time.  
 
AAEC is a local credit union, currently located in Arlington Heights at 115 S. Wilke Road. AAEC serves employees, 
students, alumni, and families of Districts 21, 23, 25, 26, 57, and 59, in addition to NSSEO and any private schools 
which feed into District 214 or Harper College. 
 
Zoning and Comprehensive Plan 
As mentioned above, the property is currently zoned B‐1, Business District Limited Retail. The present use as a 
banking facility with drive‐through is not compliant with this designation, however operates lawfully under the 
Land Use Variation granted via Ordinance 07‐036 in 2007.  
 
With  respect  to  the Comprehensive Plan,  the  site  is designated  “Commercial”.  The  current use  as  a bank  is 
compliant with this designation. 
 
Site and Landscaping 

The property is compliant with bulk and setback regulations. As part of this review process, Staff will verify 
that all existing landscaping complies with Village code. Any landscaping that is deficient or missing per code 
shall be replaced. 
 
The petitioner is not proposing any changes to the building or site at this time. 
 
Parking 
Staff  conducted  a  parking  assessment  based  on  the  required  parking  ratios  outlined  in  the  Village's  Zoning 
Ordinance. Per code, one parking stall  is required for every 300 square feet of floor area. Using this ratio, the 
4,508 square foot bank requires 15 total parking spaces. The provided site plan shows 17 stalls, which results in a 
surplus of two parking stalls. 
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Traffic 
Section 6.12‐1 of the Zoning Code states that projects requiring a Plan Commission review do not need to provide 
a full traffic study if the project: 
 

1. Comprises	less than 5,000 square feet in floor area, and; 
2. Is located along a major or secondary arterial street as defined by the Village’s Thoroughfare Plan. 

 
As the property is located along Arlington Heights Road (designated a major arterial in the Village’s 
Thoroughfare Plan), and the petitioner is proposing no changes to the site or building, the scope of this project 
falls under the 5,000 square foot threshold outlined in the Zoning Code.  
 
While Section 6.12‐1 also states that all developments with a drive through require a full traffic study, since the 
drive through is already constructed, and no expansion or additional lanes are proposed, there is in essence no 
new drive‐through proposed. Therefore, a full Traffic Study by a certified traffic engineer is not required	
	
RECOMMENDATION 
The Staff Development Committee has reviewed the petitioner’s request, and  is supportive of eliminating the 
following condition from Ordinance 07‐036: 
 

1.  The land use variation granted by this ordinance shall only apply to The People’s Bank 
 
The remaining conditions as set forth in Ordinance 07‐036 shall remain in full force and effect. 
 
 
 
________________________________________ August 24, 2018 
Bill Enright, Deputy Director of Planning and Community Development 

 
Cc:  Randy Recklaus, Village Manager 
  All Department Heads 
  Temp File Number T‐1640 
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