
  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

July 26, 2017
7:00 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

A. Hickory Apartments - 6/14/17

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Ivy Hotel - 519 W. Algonquin Rd. - T1526
Land Use Variation, Parking Variation
 

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: Hickory Apartments - 6/14/17

Department:  Planning & Community Development

ATTACHMENTS:
Description Type
Hickory Apartments - 6/14/17 Minutes
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REPORT OF THE PROCEEDINGS OF 

THE PLAT & SUBDIVISION COMMITTEE 
OF THE VILLAGE OF ARLINGTON HEIGHTS PLAN COMMISSION 
HELD AT VILLAGE HALL ON:  June 14, 2017 

Project Title: Hickory Apartments 

Address: 6 N. Hickory Ave. 

Petitioner: Guido Neri 
 444 N. Northwest Hwy 
 Suite 355 
 Park Ridge, IL 60068  
Requested Action: 
 Planned Unit Development to allow a 79 unit rental apartment building. 
 Plat of Subdivision to subdivide the property into two lots. 

 
Variations Required:  
 Section 5.1-23.1(e), Minimum Lot Size – Multiple Family, to permit 79 dwelling units on 41,156 square feet of land 

where 52,500 square feet is required. 
 Section 5.1-23.1(g) to reduce the parking requirements from 131 spaces to 112 spaces. 

 
Attendees:  Guido Neri – Petitioner 
   Ben Pecoraro, Petitioner 
   Anthony Pecoraro, Petitioner 
   Bruce Green, Plan Commissioner 
   Lynn Jensen, Plan Commissioner 
   Jay Cherwin, Plan Commissioner 
   John Sigalos, Plan Commissioner  
   Sam Hubbard, Development Planner 
 
 
Project Summary: 

The subject property is approximately 485’ x 150’ (1.66 acres) and is bounded by Kensington Road to the south and 
Hickory Avenue to the east. The western edge of the site contains a Union Pacific railroad spur line, which provides freight 
access to the Heller Lumber Company located north of the subject property. The northern 28,382 square feet of the 
property is within the R-7 Zoning District and the southern 41,149 square feet of the property is within the B-2 Zoning 
District. Additionally, the entire property is within the Hickory / Kensington Overlay District and is part of the Hickory / 
Kensington Area Plan, both of which were established in 2013. The property is also located within the Hickory/Kensington 
TIF District, which was adopted by the Village Board in 2014. There are no buildings or improvements on the subject 
property and it currently exists as vacant land awaiting redevelopment. 
 
The proposed development consists of a 54-foot tall 5-story mixed use building, including 79 residential units and 
approximately 4,000 square feet of commercial space. The commercial space would be located on the first floor near the 
northeast corner of the building fronting on Kensington Road and wraps around the corner for visibility along Hickory 
Avenue. The dwelling units would be located on floors two through five and would consist of 14 studio units (18%), 48 one-
bedroom units (61%), and 17 two-bedroom units (21%). All dwelling units would be rental. Parking would be provided on 
the basement and first floor or the building, as well as a surface parking lot in-between the building and the railroad tracks 
to the west. 
 
Meeting Discussion: 

Mr. Neri introduced himself and stated that he had the property under contract, which property was approx. 65,000 square 
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feet in area. The site was currently vacant and the former home of Dana Molded Products, a manufacturing company. He 
acknowledged that the site was within an overlay district and said that he had been in preliminary talks with Bill Enright of 
the Planning Department to discuss what could be built on the site. To the north of the site is Heller Lumber Company. To 
the west is the Latoff property, which is currently used as an auxiliary parking lot for Mariano’s supermarket. He stated that 
he was in initial talks with Village staff about selling to the Village the northern 1/3 of the site. In-between the norther 1/3 
and the southern 2/3rds of the site, Campbell Street would be dedicated to the Village and extended through the site. On 
the southern portion of the site, which was approximately 41,000 square feet, the developer was proposing a 79 unit rental 
residential building with around 4,000 square feet of commercial space on the ground floor.  
 
Mr. Neri described the proposed building, which would include parking in the basement and first floor, with as well as a 
surface parking lot to the west of the building. The commercial space would be located on the southeast corner of the first 
floor and would be divisible depending on size needs of future tenants. Although there would be an entrance on the first 
floor along Hickory for the apartments, the primary lobby area would be on the second floor, which would include a 
property manager’s office and amenity room for the tenants. On the roof of the 1st floor parking garage would be an exterior 
amenity deck. Apartments would be located on floors two thru five. The unit mix for the residential units would include one-
bedrooms, two-bedrooms, and some studio units. 
 
Mr. Neri presented the building elevations. He described the interior of the units as being upscale, including private 
balconies, individual heating and cooling controls, and washers/dryers within all the units. The project appeared before the 
Design Commission for preliminary consideration yesterday evening and was met with generally favorable review of the 
overall style and concept of the building. The ground floor would be masonry and precast concrete, and floors two thru five 
would be wood frame construction. The building would be clad with brick veneer and may incorporate corrugated metal to 
provide for a modern appearance. The building would try to incorporate elements of the Mariano’s building to the south to 
provide for a coordinated appearance in the neighborhood. 
 
Mr. Hubbard said that the subject property was located in two different zoning districts. The northern portion of the site is 
within the R-7 zoning district, and the southern portion of the site, where the proposed development would go, is zoned B-
2. The entire property is within the Hickory-Kensington Overlay zoning district and is also included within the Hickory – 
Kensington Area Plan. The proposed development should conform to the regulations of both the B-2 District and the 
Overlay District, and should be compatible with the Hickory – Kensington Area Plan. The property is also part of a TIF 
District. The western edge of the site abuts a UP railroad spur line. Development of the site as a PUD is required by the 
Overlay Zoning District. The northern portion of the site would be subdivided out to create a separate parcel and to 
dedicate land for the extension of Campbell Street. The street would be stubbed at this time as part of this development, 
and the connection across the railroad line would not come until a later date, with potential improvements needed to 
facilitate the railroad crossing. 
 
Mr. Hubbard said that the proposed development was exactly what was called for in the Hickory – Kensington Area Plan, 
a mix of ground floor commercial with residential above. He confirmed that the project appeared before the Design 
Commission for a preliminary review on the evening prior, and was well received at that meeting. The Design Commission 
had asked for some tweaks to the design, including enhancements to the commercial portion of the building, additional 
detailing and articulation of the 1st floor garage façade, and an upgraded entrance to the residential portion of the building. 
 
Mr. Hubbard said that project would require a density variation to allow the proposed 79 units, where only 63 units would 
be allowed based on the lot size. If consideration is given to the portion of the lot that will be dedicated as ROW, then the 
maximum allowable density would be 71 units on the subject property. Since the difference between 71 and 79 was 
minimal, and because the proposed building met the goals and guidelines of the Hickory – Kensington Area Plan, staff was 
generally supportive of the density variation. The project also requires a parking variation; 131 parking spaces are required 
and 112 spaces are proposed, resulting in a 19 space deficit. Thirteen of those 19 spaces were required based on the 
commercial portion of the site, and staff believes that patrons for the commercial portion will park on the street, although 
some employee parking may need to be dedicated in the surface parking lot. Once the parking study has been provided, 
staff will evaluate the parking variation to determine if it is feasible. 
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Mr. Hubbard outlined some minor site design issues, including the viability of the landscape area on the west of the site 
inbetween the parking lot and railroad track and the provision of a decorative “wrought iron” style fence along the railroad 
tracks. Relative to streetscape improvements, staff was still working with the developer on final designs, but it was 
anticipated that the Hickory streetscape would be a traditional urban sidewalk with decorative paving, a sidewalk from 
building to curb, and decorative planters. On the Kensington and Campbell sides, there may be slightly larger than normal 
decorative sidewalk and a small parkway for landscaping. Overall, he said that staff was enthusiastic for the development 
and felt that it met with the goals and objectives of the Hickory – Kensington Area Plan, and that it should help to revitalize 
this area and act as a catalyst towards further redevelopment. 
 
Commissioner Jensen said he was very enthusiastic for the development and asked if there would be greenspace on the 
north side of the building between the building and the street. 
 
Mr. Hubbard said that the final design was not yet complete and that they would need to work with the Engineering 
Department to determine their desired street width for this segment of Campbell, but that the intent was to have some sort 
of parkway in-between the sidewalk and curb to provide for greenspace. 
 
Commissioner Jensen asked about the density variation and how the dedication of Campbell factored into the density 
calculation. 
 
Mr. Hubbard explained that maximum allowable density was based on the property size. Since the subject property would 
be dedicating part of their privately owned land for a public street, it reduced the size of the property, which reduced the 
number of units that could be built. If the portion of land that was to be dedicated as the new street was not subtracted out, 
it would allow eight additional units per the density regulations. 
 
Commissioner Jensen asked if staff was aware that UP was considering re-doing the spur in the near future. 
 
Mr. Hubbard responded that he personally was not aware of this, but that staff and the petitioner would be in 
communication with UP as part of this project and would conform to whatever their requirements may be. 
 
Commissioner Cherwin asked about the northerly portion of the property that the Village was contemplating for purchase. 
 
Mr. Hubbard replied that this purchase would be done through TIF funding and that it would need to be approved by the 
Village Board. 
 
Mr. Neri explained that it was all one property currently and would be purchased as such, and that they would be 
amendable to dividing out and selling off the northern property back to the Village at the cost of purchase. The portion of 
the Campbell Street extension would be dedicated back to the Village, and the developer was in negotiations for TIF 
compensation for certain eligible expenses. 
 
Commissioner Cherwin asked what users the developer was anticipating for the commercial spaces. 
 
Mr. Neri replied that they were open to different possibilities, and that ideally they would like to see a national franchise 
food tenant as long as there was no drive-up window. 
 
B. Pecoraro said that the Village would probably like to see sales tax generating uses in the commercial spaces. 
 
Mr. Neri said that he would like to see sales tax generating uses and that they were not looking to put accountants or real 
estate offices. 
 
Commissioner Cherwin said he thought it was a great project and was supportive of the parking and density Variations. 
 
Commissioner Sigalos said he thought it was a good project. He asked about the price point for the rental units. 
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Mr. Neri replied that they were projecting $2.13 per square foot. 
 
Commissioner Sigalos asked about the affordable housing requirements. 
 
Mr. Hubbard clarified that they would not provide the required units within the development but would pay the fee-in-lieu of 
the units. 
 
Commissioner Sigalos asked about the $75,000 fee-in-lieu policy, relative to the petitioners proposed $25,000 fee-in-lieu 
of contribution. 
 
Mr. Hubbard explained that the $25,000 per unit fee was comparable to other recent developments, but that the Housing 
Commission would have to make the final call on that. 
 
Commissioner Sigalos asked how much per unit the Parkview Apartments complex had provided, which was currently 
under construction. 
 
Mr. Hubbard responded that the Parkview Apartments was not making a fee-in-lieu of payment but that they were 
providing the required units within the development. 
 
Commissioner Cherwin asked if the developer had considered “microunits” as a way to provide affordability via the 
market, without having to manipulate the market as per the affordable housing policy. 
 
Mr. Neri replied that they had thought about it but that he didn’t think that it would satisfy the affordable housing 
requirement. 
 
Commissioner Green said he thought that they had a little bit of a parking problem, and he would like to see the 
developer work that out. He didn’t like how the development was built up to the street at the corner of Hickory and 
Kensington, which he thought was not ideal when doors opened out onto the sidewalk. He asked if the developer had 
thought about guest parking. He said he wasn’t convinced that the parking would work. 
 
Commissioner Jensen said he would be interested in the market study that would be submitted with the application. He 
said that a lot of developers were proposing rental developments in the downtown area and he wanted to make sure that 
the developer had studied the market to ensure that it could handle 79 rental more units. 
 
Commissioner Green said he was generally supportive and he apologized that they had to end the meeting as they had a 
Plan Commission meeting that they had to attend next door. 
 
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: Ivy Hotel - 519 W. Algonquin Rd. - T1526

Department:  Planning & Community Development

Requested Action
 
Land Use Variation to allow a 126-room hotel in the M-2 Zoning District.
 
Variation Required
 
Chapter 28, Section 11.4, Parking, to reduce the parking requirements from 275
spaces to 169 spaces.
 
RECOMMENDATION
 
The Staff Development Committee has reviewed the proposed Land Use and
Parking Variations and is generally supportive of the application, subject to the
following conditions:

1. The petitioner shall provide a detailed response to all departmental review
comments and provide revised plans that include the level of detail needed to
accurately review this project.
 
2. The Parking Study must survey additional weekends when the banquet facility
is booked to capacity.
 
3. An adequate contingency plan for peak times and parking overflow is
required.
 
4. Additional comparable suburban hotels with banquet facilities must be
surveyed to justify the proposed parking reduction. 
 
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



Architectural Plans Exhibits
Engineering Plans Exhibits
Landscape Plans Exhibits
Parking & Traffic Study Exhibits
Renderings Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 
 

 
	
	

	
	
	
	
	
	

	
	
	
	

	

Direction  Existing Zoning  Existing Use  Comprehensive Plan 

North  M‐2, Limited Heavy 
Manufacturing District 

2‐story Pace Bus 
administrative facility 

Research, Development, 
Manufacturing and Warehousing

South  M‐2, Limited Heavy 
Manufacturing District 

1‐story manufacturing 
business (Brite‐O‐Matic)

Research, Development, 
Manufacturing and Warehousing

East  M‐1, Research, Development and 
Light Manufacturing District 

1‐story flex office/light 
industrial building 

Research, Development, 
Manufacturing and Warehousing 

West  M‐2, Limited Heavy 
Manufacturing District 

3‐story self‐storage facility Research, Development, 
Manufacturing and Warehousing

To: Conceptual Plan Review Committee 
Prepared By: Sam Hubbard, Development 
Planner 
Meeting Date: July 26, 2017 
Date prepared: July 21, 2017 

Temp File Number: T1526 
Project Title: Ivy Hotel 
Address: 519 W. Algonquin Rd. 
PIN: 08‐16‐103‐008, 08‐16‐103‐009 
 

Petitioner: James Cazares	
Address:	 233 E. Ontario 
  Chicago, IL 60611 

Existing Zoning: M‐2, Limited Heavy 
Manufacturing District 

Requested Action: 
1. Land Use Variation to allow a 126‐room hotel in the M‐2 Zoning District. 

Variations Required: 
1. Chapter 28, Section 11.4, Parking, to reduce the parking requirements from 275 spaces to 169 spaces. 
 

	

SURROUNDING LAND USES 



  Page 2 of 7 

	

Project Background: 
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. 
 
On March 23, 2016, the Plat and Subdivision Committee met to discuss a previous concept for this project, 
which  entailed  a  10‐story  hotel  addition  to  the  banquet  hall  that  contained  165  rooms.  Based  on  the 
proposed uses within this concept, a 309 space parking deficit would occur given the hotel addition. At that 
time, the Plat and Subdivision Committee provided a favorable review of the hotel concept but mentioned 
that the parking shortage on the site would need to be resolved if the project were to move forward. 
 
On August 15, 2016, the petitioner appeared before the Village Board for an Early Review of the proposed 
hotel. The Village Board provided positive feedback about the proposed Land Use Variation to allow a hotel 
in this location but expressed concerns over a lack of parking. There was also concern about valet parking 
personnel, who would valet park cars in the Pace parking lot across Algonquin Road and then have to cross 
the street to return to the hotel. 
 
On March 20, 2017, the petitioner presented a revised hotel concept to the Village Board for another Early 
Review of the project. The proposal at this time was for the addition of a 13‐story, 102 room hotel, which 
translated to a 80‐space parking deficit based on the proposed uses. While the Village Board felt that this 
plan appeared  to be moving  in  the right direction,  there were still significant concerns over parking. The 
Village Board asked the petitioner to provide a detailed parking study to illustrate that an 80‐space parking 
deficit was viable, as well as provide a contingency plan  for what could be done  if  the parking  shortage 
became an issue. 
 
Due to the extent of the most recent changes to the proposal from the original plan presented to the Plat 
and  Subdivision  Committee  in  2016,  an  appearance  before  the  Conceptual  Plan  Review  Committee  is 
warranted. These changes are summarized in Exhibit I, included at the end of this report. 
 
Zoning and Comprehensive Plan 
The current M‐2 zoning does not permit a hotel, which is permitted as a Special Use in the B zoning 
districts. Therefore a Land Use Variation is required for the proposed hotel. Although a formal application 
has been submitted, the petitioner has not yet provided the required written response to the following 
criteria for Land Use Variation approval:  
 
 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; and 

 The plight of the owner is due to unique circumstances; and  

 The variation, if granted, will not alter the essential character of the locality. 
 
Additionally, the petitioner must provide a written response to the above criteria relative to the requested 
parking variation for a reduction to the required parking from 275 parking spaces to 169 parking spaces. 
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The Comprehensive Plan designates the site as Research Development Manufacturing and Warehousing. 
Hotels would typically locate in Commercial areas as designated on the Comprehensive Plan, however given 
the location of the property along Algonquin Road near the I‐90 interchange, and the multiple hotels in the 
vicinity of the site, the location is good for a hotel subject to addressing the parking shortage.  
 
The petitioner has provided a market study which indicates sufficient market demand for this hotel. 
However, the market study indicates that the property will be designated as an “extended stay property” 
and the petitioner should clarify what this means. 
 
Based on a first round review of the most recent iteration of the plans, the site appears to conform to all 
setback, bulk, and height restrictions, with the exception to handicap accessible parking spaces, which must 
be increased to six spaces (currently only four exist). Further details on parking are provided within the 
Traffic and Parking section within this report. 
 
Site Design 
The proposed building addition would be  located on the north side of the existing building and would be 
built  in the area currently occupied by four smaller banquet rooms. The current entrance to the banquet 
hall  is  located on  the western  side of  the building and  served by a  circular drop‐off aisle with a  canopy 
overhead. Both the canopy and circular drive aisle would be demolished and the primary entrance to the 
building would be shifted to the north, meaning that both the hotel and banquet hall would share the same 
entrance. A small canopy is proposed above this new entrance and staff requests that the applicant explore 
upgrades  to  this  canopy  and  entrance  area  to  provide  a  focal  point  for  the  primary  entrance  to  the 
structure. 
 
The western  side of  the building where  the current canopied entrance and circular drive aisle  is  located 
would  be  converted  into  an  outdoor  patio  area.  The  applicant  should  provide  further  details  on  this 
outdoor patio area,  including details on any proposed  firepit, retaining wall, pergola/roof, and details on 
how this area would be used. 
 
Overall,  the proposed hotel addition  is well design and appropriately situated on  the site;  to  the west  it 
maintains  a  similar  setback  as  the existing banquet building,  and  to  the north  and east  it  is  sufficiently 
setback from the property lines. 
 
Building 
The hotel addition integrates well with the existing banquet hall. Both the banquet hall and hotel will share 
the same lobby, and access from the lobby into the hallway of the main ballroom will allow for a seamless 
entry  into  the  ballroom  area. However,  the  architectural  plans  submitted  lack  the  necessary  details  to 
perform  a  comprehensive  review  of  the  building.  The  applicant must  revise  the  plans  to  include  the 
necessary details to conduct and in depth review of the proposed hotel addition. 
	
Landscaping 
The proposed  landscape plan conforms to code requirements, however, some of the existing  landscaping 
located  in  the  southern  parking  area  has  died  and must  be  replaced  in  conjunction with  this  project. 
Additionally,  the  property  has  a  roofed  garbage  enclosure with  an  overhead  door,  however,  the  three 
dumpsters that serve the property are not kept within this enclosure. As part of the zoning approval, the 
applicant should either construct an additional enclosure to store the dumpsters (if the existing enclosure is 
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used  for another purpose), or  should agree  to  store  the dumpsters within  the enclosure as  required by 
code. 
 
Traffic and Parking  
The provision of ample onsite parking  is key to the success of this project. The existing site contains 175 
parking spaces, three of which will be eliminated to accommodate the proposed site changes. In order to 
comply  with  current  handicap  parking  requirements,  three  additional  spaces  must  be  converted  to 
handicap  spaces, which will  further  reduce  the  overall  parking  count  to  169  spaces  on  site.  Per  code 
requirements as applied  to  the proposed uses on  the  subject property, 280 parking  spaces are  required 
(see Exhibit II), resulting in a 106‐space parking deficit relative to code requirements. 
 
The applicant has provided a parking and traffic study which has been reviewed by the Village. The study 
has concluded  that peak occupancy of  the hotel will be during  the week and peak usage of  the banquet 
facility is on weekends, meaning that parking demand will not have a significant overlap. Furthermore, the 
parking  study  includes  surveys during  several events at  the banquet  facility over  the  last  year, with  the 
largest event having attendance of 390 guests  (maximum  capacity of  the banquet  facility  is around 350 
persons). The study found that during peak usage of the banquet hall the parking  lot was 38% vacant (66 
vacant spaces), and that peak demand at the hotel will be between 70 and 80 spaces (although it does not 
elaborate on how that number is derived). The study indicates that there are an additional 30 valet parking 
spaces on the property, although the location of these spaces is not shown on any of the plans. With these 
30 valet parking spaces, plus the 66 vacant spaces observed during peak demand, the study concludes that 
the site will have enough parking to accommodate the expected 70‐80 cars for the hotel. 
 
Staff  is aware of events occurring at the banquet  facility that have  filled the entire 175 space parking  lot 
and caused patrons  to park on neighboring properties. Additional counts are needed  to substantiate  the 
estimated peak demand of the banquet facility leaving 38% of the spaces vacant. Furthermore, the parking 
study should analyze comparable suburban hotels that  include banquet facilities to further  illustrate peak 
demand  for  the  hotel  and  banquet  hall.  The  petitioner  should  also  provide  additional  details  on  the 
proposed  valet  parking  areas  and  on  any  arrangements  for  shared  parking  on  neighboring  properties. 
Finally, the petitioner should provide a contingency plan for peak parking and overflow that addresses what 
will be done when the parking lot is full. In sum, the parking study has not provided sufficient evidence that 
the 169 existing parking spaces are adequate for the dual hotel/banquet hall use. 
 
Design Commission 
Design Commission review of this project is scheduled for July 25th, and an update of the outcome of that 
meeting can be provided at the July 26th Conceptual Plan Review Committee meeting. Given the height of 
the structure at approximately 124  feet, the building will be visible  from  I‐90 and  the surrounding areas. 
Therefore, design of the structure will be a critical component of the overall project and  it’s compatibility 
with the surrounding areas. 
 
RECOMMENDATION 
The Staff Development Committee has reviewed the proposed Land Use and Parking Variations and is 
generally supportive of the application, subject to the following conditions: 
 
1. The petitioner shall provide a detailed response to all departmental review comments and provide 

revised plans that include the level of detail needed to accurately review this project. 
2. The Parking Study must survey additional weekends when the banquet facility is booked to capacity. 
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3. An adequate contingency plan for peak times and parking overflow is required. 
4. Additional comparable suburban hotels with banquet facilities must be surveyed to justify the proposed 

parking reduction.  
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. 

 
 
________________________________________ July 21, 2017 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc:  Randy Recklaus, Village Manager 
  All Department Heads 
  Temp File 1526 
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Exhibit I: Development Summary  
 

   1st Proposal (June '16)  2nd Proposal (March '17)  3rd Proposal (Current) 

Building Height  115' 147'  124.5'

Number of Stories  10 13  12'

Number of Rooms  160 102  126

Length of Ivy Hotel Building  192 130  157'

Number of Parking Spaces Required  461 255  275*

Number of Parking Spaces Proposed  151 175  172**

Parking Deficit  309 80  106

Building Footprint  10,786 sq. ft. 6,045 sq. ft.  8,875 sq. ft.

Banquet Spaces  9,354 sq. ft. 5,654 sq. ft.  5,654 sq. ft.

* May increase based on further information needed from the petitioner 

** May decrease when required number of handicap accessible parking stalls are provided 
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Exhibit II – Parking Analysis 

Required Parking – Proposed Ivy Hotel + European Crystal Banquet Facility 

SPACE PARKING CODE 
USE 

GROSS SQUARE 
FOOTAGE 

MAX 
OCCUPANCY 

SEATING 
AREA 

NUMBER 
OF ROOMS 

PARKING 
RATIO PARKING REQUIRED 

Main Banquet Hall Place of Assembly 5,654 377* - - 
30% of 

Occupancy 113 

Total Banquet   5,654 377       113 

1st Floor Coffee 
Shop 

Restaurant - Sit 
Down Unknown - Unknown - 

1 per 45 sq. ft. of 
seating area ? 

1st Floor Spa Beauty Shop Unknown   -   1 per 250 sq. ft. ? 
12th Floor 
Lounge/Bar Place of Assembly 1,800 120* - - 30% of 

Occupancy 36 

Hotel Hotel - - - 126 1 Space per 
Room 

126 

Total Parking Required 275 

Total Parking Provided 172** 

Parking Surplus/(Deficit) 103*** 

Analysis Completed 06/23/17 
* Building Code calculates occupants at 1 per 15 sq. ft. of space 
** Total parking provided may decrease once all required accessible spaces have been added. 

***Actual deficit will increase once final square footage size of spaces is provided. Additional line items for required parking may be added once all rooms and their 
uses have been provided. 
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DEMOLITION SITE PLAN
SCALE :  1" = 20'-0"
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LOT AREAS

EX. LAND AREA       ±111,981 (2.57 A)

REQUIRED PARKING 

BANQUET (1:200 SF OF SEATING AREA)

    5,894 (EXIST BANQUET HALL)

  - 1,200 (EXIST DANCE FLOOR)

    4,694 NET FLOOR AREA

4,694 SF/200 24 CARS

HOTEL (1 PER LODGING AR)  126 CARS

PROPOSED HOTEL ROOMS 126

12TH FLOOR LOUNGE (30% OF OCC.)

LOUNGE (1800 SF / 15 NET) 120

12O OCC. * 0.30 36 CARS

TOTAL REQUIRED (INCL HC) 186

TOTAL HC REQUIRED   6

EXISTING PARKING 177

(INCL. 9 HC STALLS)

PROPOSED TOTAL PARKING 175

(INCL. 9 HC STALLS)

BUILDING AREAS

EXISTING

BANQUET HALL          20,404

PROPOSED

DEMOLITION -5,722

TOTAL REMAINING (NET)       14,682

HOTEL ADDITION                     93,380

TOTAL         108,062
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SITE IMPROVEMENT

Project Area                                        111,993  Sq. Ft       2.571 Acres

Building                                                 20,404  Sq. Ft.      0.468 Acres             23,310  Sq. Ft.    0.539 Acres

Pavement                                             71,282  Sq. Ft.      1.636 Acres              71,349  Sq. Ft.   1.638 Acres
(Concrete Curb & Gutter,
Asphalt Pavement
and Concrete Pavement)

Total Impervious Area                           91,686  Sq. Ft.     2.105 Acres                94,659  Sq. Ft.    2.173 Acres

Total Pervious Area                              20,307  Sq. Ft.     0.466 Acres                17,334  Sq. Ft.    0.398 Acres

Net Increase in Impervious Area                                                                            2,973  Sq. Ft.     0.068 Acres

Preliminary Grading Plan
Existing

519 W Algonquin Road
Arlington Heights, IL 60005

Proposed

IVY HOTEL

AREA OF DISTURBANCE:   15,950.6 SQ. FT. OR 0.366 ACRES

- NO WATERSHED MANAGEMENT PERMIT IS REQUIRED AS DISTURBANCE IS LESS THAN 0.5
ACRES IN AREA. WHEN WMP IS NOT REQUIRED, NO VCBMP OR DETENTION SHALL BE
REQUIRED PER WATERSHED MANAGEMENT ORDINANCE OF MWRD. HOWEVER, REQUIRED
DETENTION IS EVALUATED UNDER THE PROPOSED CONDITIONS AGAINST THE DETENTION
PROVIDED UNDER MWRD PERMIT NO. 00-512. IT IS DETERMINED THAT NO ADDITIONAL
DETENTION IS REQUIRED USING VOAH'S DETENTION CALCULATION.

- COLD MILL AND OVERLAY 2" BITUMINOUS SURFACE COURSE WITHIN EXISTING PARKING LOT.
NO GRADING WILL BE CHANGED.
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W.  ALGONQUIN                         ROAD

100' R.OW. VARIES HERETOFORE DEDICATED AS

FOR PUBLIC ROAD PURPOSES

PROPOSED 10 STORY BUILDING

8,875 SQ. FT.

DOMESTIC & FIRE WATER SERVICE
6" DIP CLASS 52

W

8X8X6 PRESSURE CONNECTION
W/5' WATER VALVE VAULT

WYE CONNECTION
INV. @ DROP = 713.22
INV. @ CONNECTION = 706.0 (VERIFY IN FIELD)
RESTORE PAVEMENT, CURB & GUTTER PER
VILLAGE STANDARD SPECIFICATIONS &
REQUIREMENTS

SANITARY SEWER (SS-01)
28 LF 6" PVC SDR 26 @ 1.00%

SANITARY INSPECTION MANHOLE
RIM = 717.20
INV. 6" W. = 713.50
INV. 6" E.= 713.59

SANITARY SEWER (SS-01)
6 LF 6" PVC SDR 26 @ 1.00%
INV. AT BUILDING = 713.65

PROPOSED LIGHT POLE LOCATION,
TYPICAL, SEE SHEET 5 OF 5
(PHOTOMETRIC PLAN)

EXISTING HANDICAP SIGN

EXISTING STOP SIGN

3

20

6

15

9

17

16

185

3

3

19

19

12 10

NOTES:

1.  PARKING SPACE PROVISION;
     EXISTING CONDITION    175
     (INCLUDING 4 HANDICAP ACCESSIBLE SPACES)

     PROPOSED CONDITION   175
     (INCLUDING 4 HANDICAP ACCESSIBLE SPACES)

2.  ALL DIMENSIONS ARE TO BACK OF CURB  UNLESS
     OTHERWISE NOTED.

3.  ALL PROPOSED CURB ARE B6.12 COMBINATION
    CONCRETE CURB & GUTTER MATCHING EXISTING
    CURB.

4.  REMOVE EXISTING 4" COMPOUND METER,
     REPLACE WITH A NEW 6" COMPOUND METER.

5.  REPLACE EXISTING RPZ INSIDE THE BUILDING
     WITH A PROPERLY SIZED UNIT FOR FIRE &
     DOMESTIC PROTECTION.

6. REPLACE SECTIONS OF CONCRETE WALK ON THE
    SOUTH SIDE OF ALGONQUIN ROAD AS NEEDED
    AFTER CONSTRUCTION.

DETECTABLE WARNING

PROPOSED LIGHT POLE LOCATION,
TYPICAL, SEE SHEET 5 OF 5
(PHOTOMETRIC PLAN)

PARKING STALLS PROVISION (TYP.)

PROPOSED BIKE RACK

FIRE DEPARTMENT CONNECTION

PROPOSED FIRE LANE ON EXISTING
BITUMINOUS ASPHALT PAVEMENT
SECTION
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PREPARED FOR: Ridgeline Consultants LLC
1661 Aucutt Road,  Montgomery, IL 60538
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