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ACTING CHAIRMAN GREEN: Okay, I'm going to call this Plan Commission

to order. Our first agenda item is please rise and join me in the Pledge of Allegiance.

(Pledge of Allegiance recited.)
ACTING CHAIRMAN GREEN: Thank you. Here comes Joe.
Roll call.
MR. HUBBARD: I'll go slow so Commissioner Lorenzini can reach his chair.
Commissioner Cherwin.
COMMISSIONER CHERWIN: Here.
MR. HUBBARD: Commissioner Ennes.
COMMISSIONER ENNES: Here.
MR. HUBBARD: Commissioner Drost.
(No response.)
MR. HUBBARD: Commissioner Green.
ACTING CHAIRMAN GREEN: Here.
MR. HUBBARD: Commissioner Jensen.
COMMISSIONER JENSEN: Here.
MR. HUBBARD: Commissioner Lorenzini.
COMMISSIONER LORENZINI: Here.
MR. HUBBARD: Commissioner Sigalos.
COMMISSIONER SIGALOS: Here.
MR. HUBBARD: Commissioner Warskow.
(No response.)
MR. HUBBARD: Chair Dawson.
(No response.)
MR. HUBBARD: So, without our Chair here this evening, we have to

nominate an Acting Char. Bruce does such a great job, | reached out to him. Unless anyone on
the panel and Commission objects and wants to volunteer instead, I'll ask someone to make a

motion.

COMMISSIONER ENNES: I'll make a motion.
COMMISSIONER SIGALOS: | second.
COMMISSIONER CHERWIN: I'd like to second.
MR. HUBBARD: All right, all in favor?
(Chorus of ayes.)
MR. HUBBARD: Hearing no nays, you're our Acting Chair for the evening.
ACTING CHAIRMAN GREEN: Okay, | could do it, thank you.
Our first agenda item will be approval of minutes. This is the

Metropolis PUD Amendment No. 2. Is there a motion?

say aye?

COMMISSIONER CHERWIN: | move to approve.

ACTING CHAIRMAN GREEN: Is there a second to that?
COMMISSIONER SIGALOS: T'll second.

ACTING CHAIRMAN GREEN: Okay, we have a second. All those in favor,

(Chorus of ayes.)
ACTING CHAIRMAN GREEN: All those opposed?
COMMISSIONER ENNES: | abstain.
ACTING CHAIRMAN GREEN: Okay, motion carries.
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Ouir first hearing tonight is the Eastman Street Redevelopment. Sam,
before we get started with that and | ask everybody to come up that's going to speak here tonight,
have all the public notices been given?

MR. HUBBARD: Yes, they have.

ACTING CHAIRMAN GREEN: Okay, whoever is going to present this,
could you come up and we'll swear you in?

Raise your right hand.

(Witnesses sworn.)

ACTING CHAIRMAN GREEN: You're sworn in. Whoever is going to make
the presentation, stay there, give us your name, spell your last name for the court reporter and tell
us about your project.

MR. TAYLOR: Sure. My name is Joe Taylor. I'm the principal of
Compasspoint Development. This project is 116-120 Eastman. I'm the current owner of the
property as well.

The project is 150 units of multi-family rentals with around 2,500
square feet of ground floor retail that's already slated to be a restaurant. There's various amounts
of amenities and parking within the building. As we go through the presentation, I'll have my
architect, Katie Lambert from OKW come up here and kind of run through the plans. Since we
last saw you, we've made numerous changes to the building plans after various meetings with
commissions and the public, and so we've got a much more tailored, refined project to present to
you tonight.

So, without further ado, I'd like to introduce Katie Lambert from OKW.
She's a principal there. Thank you.

ACTING CHAIRMAN GREEN: Thank you, Joe.

MS. LAMBERT: Thanks, Joe. Hi, once again, Katie Lambert.

ACTING CHAIRMAN GREEN: Spell your last name for the court reporter,
please.

MS. LAMBERT: L-a-m-b-e-r-t, and | am a partner and Design Director at
OKW Architects. I'm really excited to be here with Joe and our super team tonight. We think that
this project could be a really great asset for the community. So, we're looking forward to walking
through it.

So, | think probably most of you are very familiar with where this site

is, but essentially, we are the corner of Eastman and Highland, just south of St. James Street.
So, we've created this slide to show in red exactly where the project sits. It's up in the north edge
of the B-5 Downtown District and, you know, we've really focused a lot of our attention on making
sure that we are contextual with what's happening around us in a Downtown District and sensitive
to the neighbors to the north.

So, looking at the existing site today, you can see the existing
buildings that are on site. We have an aerial on that upper left that shows the configuration of the
existing buildings along Highland. Highland is kind of an unusual sort of private drive that lives
within the property line that you can see on that lower left, lower right image. But basically, you
know, I think that these buildings are generally thought to be pretty under-utilized and the site
feels a little bit cold and austere. So, | think it was a really big focus for our project team to find a
way to create a warmer architect throughout.

In this slide, we just wanted to create kind of a list that identifies some
of the items that Joe was just referring to, which are things that we've been changing during the
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course of this project as we've been working with the community. So, you know, this list touches
on things that have changed based on feedback that we got early on from Sam and the rest of
the Staff, changes based on interaction with Commissioners, especially on the Design
Commission, and also interaction with residents.

So, we wanted to note, you know, a 20-foot setback of the residential
levels on the north has been incorporated. This is not a zoning requirement, but it was really a
design request out of sensitivity to the lower scale developments to the north and St. James.
We've relocated the parking garage entrance to be farther from the neighbors as well and started
to incorporate some enhanced screening to the parking garage so that people aren't necessarily
able to see into the garage and really have that visual of the lighting from their properties. We've
increased the parking supply to exceed the zoning requirement. We've reduced the unit count
and we've increased the affordable unit count on site to be 10.

There again, this is really where the project itself sits. We are looking
at a slide where north is to your left, so you can see on the left is St. James, Highland on the plan
south, and then you can also see basically where Eastman intersects us. So, you know, the
building is essentially a lot line building, zero setbacks on those kind of prime frontages, but that
is as of right within the existing B-5 zoning.

Here is a plan that begins to show that configuration a little bit more
closely up. You can also see really how the plan itself starts to work out. From a rooftop level,
we're looking at essentially a U-shaped building with an amenity deck in the middle, and then you
can see that 20-foot offset on the left, on the north side, so that we're lowering the scale of the
building relative to the neighbors.

Development summary. So, again, we're looking at 150 units in this
building, two levels of enclosed parking, 201 spaces within that enclosed parking deck with five
levels of residential units and amenities up above, a total of just over kind of 2,000 square feet
commercial space, and then we have a unit matrix off to the right that shows the split between
studios, one-bedroom, one-bedroom/dens, and twos. So, we have a pretty substantial amount of
each of those unit types, but definitely I'd say particularly a lot of that one-bedroom and one-
bedroom plus den.

So, first floor plan, I'll try and kind of walk everybody through it, but
essentially you see Eastman on the left side of the screen. There are really two major pedestrian
entrances into the building. So, the first one is, | don't know if this laser pointer works, but
basically kind of plan north, a little bit farther east on Eastman is really the primary residential
entrance into the building from the street. Folks who are walking into that entrance would be able
to see through basically to the restaurant itself which is colored there in yellow. So, really the
idea of this space is that you have a lot of visibility between the residential lobby lounge and
between the restaurant. Similar to what you would experience if you were walking into a high-end
hotel, there's a sense of kind of hospitality and it really produces a high design, welcoming
environment.

The other primary pedestrian entrance is off of that corner of
Highland and Eastman. So, again, that's that door that would lead you into that yellow space and
that would be for folks who are visiting the restaurant. So, again, the restaurant would be fully
open to the public. Itis, you know, truly public commercial space. It will be expected, you know,
to have pretty extensive hours that would include lunchtime into dinner and drinks.

Looking at the garage itself, so again, the entrance to the garage is
off of Highland. Thank you, that's helpful. Based on conversation with residents and the Design
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Commission, we really felt like it made a lot of sense to shift that entrance farther south to this
location. It had been a couple bays farther to the north and, therefore, closer to the residents,
and | think there was a lot of concern which we thought was legitimate about potentially the noise
and the traffic coming from that.

MR. HUBBARD: The laser pointer does work in case you want. Just keep
in mind that Commissioners can't see it, but the audience can.

MS. LAMBERT: Oh, good.

MR. HUBBARD: It's the red button on the top.

MS. LAMBERT: Perfect, thank you.

MR. HUBBARD: Not working? All right.

MS. LAMBERT: | can't see it at all.

MR. HUBBARD: Sorry about that.

MS. LAMBERT: No, that's okay. There we go, thank you.

So, | think the other thing that's important to note is that you can see
right here that there would be parking spaces that would really be dedicated towards that
commercial use that are essentially up against the building. Then our property also has access,
easement access to nine of the spaces on the west side of Highland which would be used also as
commercial parking for the restaurant. So, the expectation is that the parking inside the deck
primarily residential, parking outside the deck primarily commercial.

The parking deck itself is two-and-a-half levels. There's both a first
floor, a second floor, as well as a partial basement to that. This plan shows that basement level,
SO again, you can see the parking that slopes down to this level. Then we are also taking
advantage of that excavation to create some amenity space for the residential, and so currently
we're showing a combination of a lounge and what could be really more of a co-working space as
well as fitness along this basement.

This is looking at the second floor. So, you can see again the second
level of the parking deck. These are mirror tandem spaces on the plan south which, let's hope
this works. Thank you, that's helpful. Those tandem spaces essentially would overhang what's
happening on the ground floor, and we are expecting that they would be primarily used by
residents that are renting two-bedroom units and want to have two cars in this garage. This
second floor also has units on it and that's what you see on the right side of the page.

Level three, this is really the primary amenity level. So, not only do
you start to see really what the full typical floor of units would look like, but also that amenity deck
which is plan south. So, there's a really generous pool expected as well as pool deck, as well as
an interior clubroom that would basically open out on to that exterior space.

On the left side of the page is that 20-foot setback, and so each of
those units that front that area would have small, individual, private terraces, and then there
would be a substantial green space along the edge of the building itself to prevent people from
really getting to the building edge. It gives us, you know, even further buffer I think from the
neighbors to the north.

Then this is really the typical unit plan, levels four through six. So,
again, a lot of one-beds, one-bed plus den, but also some studios and two-bedrooms that's been
called throughout. Then moving up to level seven, we're expecting to have another amenity
space and essentially a small roof terrace. So, those would be for resident use.

So, this is an aerial view essentially looking towards the downtown
that shows a rendering of our building in the foreground. It really, you know, we like this view
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because we think it really demonstrates how appropriate the height of the building is with the rest
of that B-5 District. You can also start to see in this view something that we show a little bit later
on in the ground floor perspective which is really the setback, the 20-foot setback of those
residential levels on the St. James facade.

So, our team went ahead and produced a handful of sun studies. So,
it's hard to, you know, replicate every single possible scenario, but essentially, we picked three
different representative times of the year and decided to take a look at what the sun would look
like in the morning and afternoon. So, this angle here, December 21st, obviously kind of shows
the most dramatic shadow that you would potentially get. So, | think that, you know, you can see
on the left in the morning view that there is a little bit of shadow that does end up being cast on
the first couple of residences first thing in the morning. Once you get to the afternoon, the
shadow is, you know, being cast basically to the northeast and is not impacting the residents.

March 20th, so again, this represents sun kind of, you know, mid-
year, it would be similar expectation in September. So, morning and afternoon at March 20th are
not particularly impactful to the residential neighbors. June 21st, so this is kind of generally the
most favorable condition because the sun tends to be really high. So, again, we're really
expecting shadows to be primarily, you know, cast on the immediately surrounding property.

So, here's a rendering from the southwest. So, this is basically
standing at Northwest Highway looking northeast at the proposed building. So, I think, you know,
a few things that we were really trying to think about as we began to understand and compose
this facade, one thing, you know, that was really important to this team was to call out the
importance of that dramatic public space at the corner that's going to serve as the restaurant on
the ground floor. So, really the glass element that we're showing would feature columns, serves
as kind of a beacon for the project itself.

The rest of the project, the multi-family, is designed to be really a
series of overlapping forms, overlapping rectangular volumes, if you can imagine that. So, they're
designed to basically have different materials that engage with each other in interesting ways. At
the ground floor, we primarily have a composition of brick. It's a sand color brick so it's probably a
little bit difficult to read that in this particular view.

The upper level is what you're seeing that looks like wood. It would
be a wood look panel, it'd be a fiber cement panel. But, you know, we really felt like the warmth
was really engaging in this particular site and yet had kind of a, | think there was a modern
articulation that we were really interested in incorporating. Throughout that element, you can see
| think these dancing vertical fins and we've used that to create a little bit more sense of, you
know, playfulness across the facade. The other material that you see in the background is really
more of a fiber cement panel, and that would be wrapping two sides of the interior courtyard as
well as what you can see on this seventh floor here.

Here's the view from the north. Essentially, that parking garage that
you see along St. James would be that sand-colored brick as the primary material. Again, you
can see the wood-look cladding up above on that volume. The dark material in the foreground
cladding that second floor of the parking garage overhang would be a dark fiber cement.

One of the things that was really important when we were meeting
with the Design Commission was incorporating vertical fins into the openings into the garage. So,
what you can see is that those openings, we'd originally started with a perforated metal and
everybody felt that it was very important to really be blocking the view of the lights that you would
see in the garage, and so these fins would be designed to allow for that.
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Here we are in the elevations. So, again, we kind of covered the
materials. Overall building height to the absolute highest point of the elevator overrun is at 85
feet which is below the allowable threshold for the B-5 District.

Then this is the Highland elevation. So, again, you can see the
materials that we talked about. In the middle there where that shadow is cast, that would be
where that amenity courtyard is occurring. So, there's actually a pretty substantial plane
difference between these planes that you see in this elevation.

Then this is the elevation on St. James.

Landscape plans, we've included these. | think, you know, our
landscape team put quite a bit of thought into that right-of-way on the St. James side because we
knew that it was really important to warm up that facade through a series of foundation plantings
and trees as well. Those trees are maple trees, beautiful red in the fall, provide lots of foliage a
lot of the rest of the year. Similarly, a lot of care went into the Eastman side where we've
incorporated decorative pavement per the downtown standards as well as some additional
ornamental planting.

Then moving up to the third floor, there are a handful of planters that
are really incorporated throughout that level as you could see in the renderings, and the
landscape team has really gone ahead and already detailed these out. This page is intended to
show what some of the variety of plant material would be throughout the site. So, you know,
we're really trying to incorporate things that would provide seasonal interest so that you don't
have things only blooming in May but that you would have, you know, throughout kind of the
season a lot of different things happening.

I'll turn it over to Steve.

MR. CORCORAN: Thank you, Katie.

Good evening, my name is Steve Corcoran, C-0-r-c-o-r-a-n. I'm
Director of Traffic Engineering at Eriksson Engineering Associates and prepared the traffic and
parking study in your packet today.

We started out, we'll start with the traffic study. It's our typical traffic
study. We went out and counted the cars at the intersections in and around the site. We had
estimated how much traffic was going to be generated by the proposed use, basically added
those two things together to see how traffic changes and patterns and do some analysis and
develop some recommendations.

Up here we have two tables. The first table is basically the trip
generation. We actually did the traffic study for 154 units, later on it got changed to 150, so we
didn't change our analysis but this reflects a slight difference in total trip generation. But we're
basically looking at about, a little less than a car a minute in the morning and then a little over a
car a minute in the afternoon going to and from the site. Again, apartments are not a high trip
traffic generators, and then the restaurant is more of an evening/weekend type of use.

On the site is two office buildings. We compared what our
developments can generate versus what those offices used to generate, and basically we're
going to regenerate a little less traffic than those two office buildings did in the morning and a little
more in the afternoon.

We then looked at the traffic distribution where the cars are going to
and from. Obviously there's three major roadways near the site, Northwest Highway to the south
and west and southeast, we have Arlington Heights Road to the east, and we have Euclid to the
north which then runs east-west. Northwest Highway is going to be the prime route serving this.
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People head south either on Highland or they can take advantage of the traffic signal on Vail to
get access to Northwest Highway or cross the tracks to downtown. Folks using Arlington Heights
Road or Euclid to the east are generally going northeast, whether it's up Vail, across the
easement, there's a couple of different routes they can take.

To go west or northwest, we expect most of them are going to go
down to Northwest Highway because it's easy just to make the right on Northwest Highway, go to
the signal at Euclid, and if they want to go further west on Euclid they can turn there under the
protection of a signal or continue on Northwest Highway. We don't expect many but there may
be a couple of cars that go west on St. James, it may be what their destination to go west on
Euclid. But that's a more difficult movement because you either make an unsignalized left turn on
Euclid which is not easy, or there's a signal there and you end up going through two signals
instead of one via Northwest Highway. So, we don't expect much traffic there.

We assigned it to the road system. Again, just to and from the west
on St. James, we're looking at maybe three or four cars during the rush hour going toward the
neighborhood.

We did intersection capacity analysis, and due to the little amount of
traffic, I'm not going to go through this table. There's very little change in the level of service or
delay at any of the intersections we looked at in and around the intersection.

Oh, | did want to mention one thing. So, the other thing, one of our
recommendations is currently Highland is one-way northbound through the site, it's actually being
used, from our traffic counts we saw it's actually being used as two-way. It's too narrow for two-
way but due to the little amount of traffic on it right now, it's actually being used as two-way. So,
obviously one thing we did as part of this is we're widening Highland and making it a two-way
road. We're going to put a stop sign at St. James for the people going northbound, and then it will
have a southbound lane for the traffic to flow. That's based on, you know, discussions with Staff
and the Fire Department. There was some discussion about potentially closing that access, but
the Fire Department did not want, it wants that to remain open, so we kept it that way.

We looked at parking. First, as we always do, we looked at the
Zoning Code and we meet your Zoning Code. It's simple enough, we need 161 spaces and we're
providing the 224. So, that's the easy part.

We did do some additional analyses because of some concerns
about parking, and I'm not going to go through them. But we looked at census data, we looked at
national requirements, we looked at apartment complexes from the Arlington 425 site. We looked
at those a little differently than they looked at them a few years ago, and we also looked at some
other apartment buildings in the area.

The one thing we found is, you know, a lot of those developments
generated anywhere from like 1.2, 1.3, 1.5 vehicles per unit, but when you convert it to bedrooms,
it's one or less vehicles per bedroom. So, our development doesn't have as many bedrooms as
many of those other comparable developments, and that's why we feel we're providing more than
enough parking. The table on the lower left is kind of a summary of all our different sources. You
can see our parking supply for just the residential at 201 has the most spaces per unit and
spaces per bedroom than all these other sources. So, we're definitely providing more than
enough parking.

We also looked at the on-street parking in and around the area,
basically on Eastman, on both sides of Eastman, north and south, between Vail and Highland.
There are 17 parallel on-street spots, they're two hours. We went out, | went out there and did

LeGRAND REPORTING & TRANSCRIBING SERVICES
(630) 894-9389 - (800) 219-1212



some counts in the evening and on the weekend and basically found one car. It's essentially
empty for most of the time out there, and part of that reason is all of the neighbors have their own
parking lots. The bank to the west has their own parking lot, AT&T has a small parking lot, the
commercial development to the south of the retail store has a parking lot and they're closed |
think at 4:00 anyhow, and then obviously the gas station doesn't even face us, but they have their
own parking. So, unlike south of the tracks, the on-street parking here is highly under-utilized at
this time. Then we also, you know, so those are available if someone wants to come and use the
restaurant if they so desire.

Then, oh, I'm sorry, and then | forgot to mention there's two public
spaces on Highland, the right-of-way, and Highland goes slightly north of Eastman, so two of the
parallel spaces are actually public. Then we have nine north of that. Then of course we're right
across the street from Public Lot S, 176 spaces, pretty full during the day for commuter parking
and pretty empty in the evening to weekends except for use primarily by library patrons. So,
there's always some evening parking available there if the need were ever to come. Thank you.

MR. CITRON: Thank you. My name is Bernard Citron, I'm with the law firm
of Thompson Coburn. I'm going to stand up here momentarily and talk about a little of why we
believe we meet all the standards under the ordinance that were both for the variations and for
the planned unit development.

First, one bit of housekeeping. Marie Mulligan, our civil engineer, is
present with us today if there's any questions. I'm not putting her up as a witness. All of her
plans have been reviewed and approved by Staff. There are some changes that will ultimately be
made at the time we come in for a building permit, but they've decided that we meet all the
necessary standards for detention and utilities and made major changes with this project to do
that. So, if there is any question, I'm happy to bring her up there.

When we look at this project, and Staff pointed this out in their Staff
report which they're going to talk about | believe after I'm done here so I'll try to be real brief on
this, is we have a planned unit development. Now, that's a basic requirement if you're going to do
either a mixed-use or a residential project in the B-5 District. We have a variation to allow for
tandem parking and we're asking for a density bonus for 10 units. So, I'll try to, oh, and we're also
asking for, no, | said the tandem.

So, let me start with the planned unit development. When you look at
the standards for planned unit developments, one of the things they look at is do you meet the
underlying zoning, the B-5 District. That's one of the first things we want to look at, and the
answer is yes, except for the need for that density bonus for 10 units. We're below the maximum
height that's allowed in the B-5 District, and in fact as an argument to say that we fit in with the
community, we didn't ask for an additional height bonus which a lot of buildings in your downtown
area have asked for. So, we're underneath the maximum height of this building.

We have designed the building to have the least impact on the
neighbors. Now, when you look at impact, you look at externalities. You look at what this
building does to a community if anything at all. So, for instance, we have the additional setback
along St. James, so that puts our taller portion of the building at the minimum 110 feet from any of
the residences across the street. That's the minimum distance. So, we've added that additional
20-foot setback so that we can have as least impact as possible.

An externality would be a shadow, and you saw from the shadow
studies that were done by Ms. Lambert that we have a very insignificant effect a couple of times
during the year. Most of the year we have no impact on the neighbors across the street. Now, |
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will tell you without getting too deep into the woods in terms of, | can't help myself, I'm a lawyer,
so | look at case law, | look at all those things. I'm not going to argue case law here but there are
some very famous cases which say that you can't really look at shadows and things like that, but
nonetheless, the point is by setting this building back that 20 feet, we mitigated that issue.

We took other steps to mitigate any negative effects of this project.
What did we do? We put the loading berth, okay, which is where garbage is picked up, which is
where move-ins will come, we put it as far away from that Residential District and the houses
across the street as it could conceivably and possibly go. It is at the far corner of our site on
Eastman. We did that on purpose. We actually had another loading berth that originally was
closer to that neighborhood to the west of us, and that was removed. So, we have the one
loading berth and it's at the far back end of the building. So, again, we did that to mitigate any
negative effects.

Finally, we moved the garage entrance. That was a suggestion by
both Staff and the DRC, and we did that because, again, while we don't believe there is much
traffic as evidenced, it's not a matter that we believe, there isn't that much traffic as indicated by
the study that was done by Mr. Corcoran's firm and approved by the Village's own traffic
consultant. We still wanted to keep any of those effects as far away from the residential as
possible.

So, what you have here is a project that fits into the community.
Number one, we meet the underlying zoning. Number two, it matches the concept plan for the
downtown area. Now, we weren't in the study area as was pointed out by Mr. Hubbard in his
report, but it's still within the downtown area and we meet what was called for which was a mixed-
use development. That's what's called for here and that's what we are, except for that variation
we're asking for in terms of how much commercial should be there, and I'll address that in one
moment.

We have no negative impacts. Now, I'm sure we're going to hear that
there's people who are going to be unhappy with this project, but the fact of the matter is we meet
the underlying B-5 except for a couple of factors. So, I'm going to move on into a little more
specific issues.

We're asking for a density bonus of 10 units. The site in and of itself
would allow for 140 units. Why are we asking for that 10-unit density bonus? So that we can put
10 units of affordable housing on site. That's what your code asked for. That's the intent of the
Inclusionary Housing Ordinance is to have the units on site. So, that's why we're asking for that.

Now, could we have put those units on site without the 150 units?
No. The economics are such that we need those additional 10 units. Now, if we weren't granted
those additional 10 units, would the project have changed significantly. Well, other than the fact
that I've just told you that we couldn't build it, we couldn't afford to build it especially as this is a
highly amenitized building that all of the tenants, the market rate tenants and the affordable
tenants, will all have the benefits of those amenities, the building would still be what the building
is. It would still be this height, it wouldn't really change.

So, the variation we've asked for meets the standard. It's the
minimum variation that we could ask for, those additional 10 units. The 10 units don't put this
building out of character with the neighborhood, again, within the B-5 District because the B-5
District allows for 140 units on this site. So, we're again meeting the standards that are here.

Very briefly, we can talk about the tandem parking spaces. Now, my
understanding is this Commission and ultimately the Village Board has approved in at least two
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other circumstances these tandem spaces, but we have to ask for the variation, we're asking for
the variation. It's kind of like proving a negative. We're adding parking, we're not asking for a
variation to give you less parking. We're asking for a variation to give you, or not give you but
give the neighborhood and the Village more parking. We can do that because of the way the site
lays out, because of the way the setbacks work on the site and we can add those spaces as
tandem spaces, and because we have two-bedroom units in the property, it is valuable to have
those additional spaces. Because our study shows, and the conditions that have been proposed
by Staff is who can rent those spaces, and the fact is studio apartments can't rent two parking
spaces, we're keeping those spaces for basically the two-bedroom units or the one-bedroom and
den.

So, is that the minimum variation? The answer is yes, because we're
adding parking. We could eliminate those spaces and all we'd have is empty space within that
building, or on those floors. So, that's why we're asking for that variation to allow for the tandem
parking spaces.

Now, that is one thing, | apologize, | didn't answer in addressing the
PUD. But as Mr. Corcoran indicated, another externality is traffic, is what is the traffic going to do
to the neighborhood? This property is located, and the studies have shown that we're going to
have a de minimis additional traffic on St. James, and all the other traffic is going to go elsewhere.
Now, whether we hear that that's true, not true, whatever, those studies have been approved
including the traffic distribution by the Village's own traffic consultant. So, we're going to have a
de minimis effect on traffic in the community, number one.

Number two, we've guaranteed that there is not going to be parking in
the neighborhood across the street from us, because we have 201, well, actually we have more
than 201 parking spaces, but we have 201 parking spaces for our tenants in the building. We
went so far as to increase that significantly at expense to create more parking in the basement
level. Plus, we have the parking spaces for the commercial use within Highland, and then there's
also other parking, that none of it will affect the community to the north. So, that's another reason
why we fit into this community, why we're not having a negative effect on this community because
we have added this additional parking. That was the subject of much discussions with your Staff
and with their consultants as to how much parking is needed here. Personally, | believe we'll end
up having more parking spaces than we need, but nonetheless we can't come back, we can't
change it, we're building 201 spaces in this building.

The last, | guess you would call it technically variation is the fact that
the code requires, if you are building a residential building in the B-5 District, that | believe it's 50
percent of the ground floor? I'm looking at you, Sam, just to confirm if it's 50 percent or some --

MR. HUBBARD: There's no strict code requirement.

MR. CITRON: Okay, | apologize. But generally, it would be more than the
approximately 3,000 feet that we're showing as commercial on the ground floor. So, we're asking
for that. Again, it's hard to ask for a variation when there isn't a strict code requirement, but
clearly Staff felt that this truly wasn't what you saw in other mixed-use developments in the
downtown area.

The reason we're asking to only, there's a couple of reasons we're
asking to only supply the 3,000 on the ground floor level, one of which is they have no negative
impacts on the neighborhood across the street, because you wouldn't want to put necessarily
commercial uses on St. James. You want to keep that as low intensity as possible. So, what do
you see on St. James? You see a shielded parking lot at the lower level, and again, this is not a
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parking lot like you'd see in the old days downtown where cars are coming and going and coming
and going. You'd maybe see cars going in the morning and at night and that's about it. Then you
have residential, so you're not having any negative impact by what we're designing there versus if
you had commercial along St. James to make up an additional amount of commercial, it wouldn't

fit into the neighborhood. It would be opposite to that standard, just entirely opposite.

We also have a situation, and I'm not telling you anything that
anybody who walks downtown or in other areas, no, is commercial is being very challenging
these days to lease up tenants. It's unfortunate. You're going to, unfortunately, we're all going to
see various changes as to how we deal with that. So, we didn't really believe it was commercially
feasible nor even that feasible for the community to even require us to put more commercial on
that ground floor. You already have commercial spaces that should be leased that are located on
major streets, major intersections and things like that. Plus, it would have affected our parking
ratio. We would have needed to provide more parking or it would have taken up other parking
that's there.

So, again, we believe that we've met the standards because it is part
of the community, it is the least variation that we could ask for because we're still putting in this
restaurant. On the other hand, the restaurant again, is about as far as it can be located on the
site from the residential to the north.

So, in summation, and again, Mr. Hubbard's report when he does
give it does support | think everything that | have put forward here now, we meet the standards
for the PUD. We meet the standards for the tandem parking spaces. We meet the standards for
the "commercial” or the less amount of commercial on the ground floor, and we meet the
standards for the number of units in this building.

With that, our team is ready to answer any questions that the
Commission may have. Thank you very much.

ACTING CHAIRMAN GREEN: Thank you. Before we move on, | have to
ask, you've seen all the conditions that are laid out on this sheet. Do you agree with them?

MR. CITRON: Absolutely. A lot of those conditions initially came from our,
for instance, the parking conditions started with the report that we gave to Staff as to how we
would operate the parking lot. They took the report and added some, made some changes to
that, added some conditions, and we agree with every one of those conditions that are there.

The same thing with the pool deck area. One, we located that buried
behind that front portion of the building so there would be the least amount of impact across the
street, and there were some conditions having to do with no music, no speakers, after a certain
time. Guys, we're renting all the apartments around this. | mean, it sounds obvious, but if there
was a lot of noise there, that would cause us a problem. So, it is to our best interest, our better
interest to keep that area a little more low key.

That was a long way of getting to what should have been just a one
word answer. Yes, we agree to all the conditions.

ACTING CHAIRMAN GREEN: It works, thank you.

MR. CITRON: Thank you.

ACTING CHAIRMAN GREEN: Sam, would you like to give the Staff report
please?

MR. HUBBARD: Sure, absolutely. Good evening to the Plan Commission.

As you've heard, the subject property is at 116-120 West Eastman
Street. That is within the B-5 Downtown Zoning District. It's classified on our Comprehensive
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Plan as suitable for mixed-uses as it develops in the future.

The Petitioner is before you this evening for several issues. One, as
you heard, they're requesting a PUD. All development within the B-5 District is required to
develop as a PUD, so that is the reason a PUD is required and they have requested the
appropriate PUD for a 150-unit multi-family residential development.

Additionally, as you've heard, they are requesting a land use variation
for a primarily multi-family Residential District in the B-5. Sorry, a primarily multi-family residential
development in the B-5 District, and I'll talk a little bit more about that later on in the report. Also,
a conceptual special use permit approval is required for the restaurant proposed on the ground
floor, and they are requesting two variations relative to density and to the tandem parking stalls as
you've heard, and I'll talk briefly a little bit about both of those later on in this presentation.

The Petitioner has undertaken several actions to get them to the point
they are at this evening. First, they had a meeting with the Conceptual Plan Review Committee
back in July of last year. Generally, | would categorize the Conceptual Plan Review Committee
as favorable. There were some discussion and questions about how the development would
integrate on the east lot line being that it was proposed abutting the east lot line directly against
the building to the east. There was a recommendation for a neighborhood meeting made by the
Conceptual Plan Review Committee.

So, on August 23rd of last year, the Petitioner sent out, or held a
neighborhood meeting. They sent out invitations to all neighboring property owners within 250
feet and held a neighborhood meeting to introduce the development to the surrounding property
owners. According to the Petitioner, some of the key issues raised that evening were relative to
traffic, the garage entrances, and the building height. So, based on that meeting, the Petitioner
made some tweaks to their development plan, finalized their application to the Plan Commission
and Design Commission, and submitted.

Subsequently, on March 13th of this year, they appeared before the
Design Commission. The project was continued at that meeting to allow the Petitioner to address
some additional design-related items. Then on April 12th of this year, the Design Commission
recommended approval by a vote of four to zero subject to two recommendations for changes to
the renderings and one requirement to tilt the direction of the louvers on the garage which you've
heard about which the Petitioner has done to reduce the potential for headlight glare on the
properties to the north and northwest.

Finally, on April 19th, the Petitioner appeared in front of the Housing
Commission. They received a five to zero recommendation of approval. According to the
Inclusionary Housing regulations, they are required to provide 7.5 percent of units as on-site
affordable units. However, they do have the option of providing no less than five percent of those
units as on-site affordable units, and then the remaining 2.5 percent would be accommodated as
a fee in lieu of required on-site affordable units that aren't on site. The result of the Housing
Commission meeting is that the Petitioner will be doing 10 on-site affordable units and will be
providing a fee for the remainder. That 10 affordable units is slightly above that minimum five
percent, so they will be doing the balance and difference as a fee in lieu of.

So, here's an aerial of the subject property. You can see it bounded
in red. In analyzing the appropriateness of any PUD, we typically looked to several primary areas
of consideration. We'll consider not only the proposed development in the context of the overall
zoning regulations, Chapter 28 of the Municipal Code, but we also consider it in relation to the
specific zoning regulations of the district in which that development is located. In this case, that's
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the B-5 District, and we analyze how that development complies with the regulations of that
district. We also consider the Comprehensive Plan and we consider any neighborhood or area-
specific plans such as, in this instance, the Downtown Master Plan. Then of course we'll also
consider the unique characteristics of the development site and the surrounding properties and
how those are zoned as well.

So, relative to the surrounding properties on the north side of the
development, you have some single-family homes and a small amount of two-family residences
within the R-6 District to the north. Then also, you have the parking lot for the library, and then
the library in the P-L District which is the Public Lands District. Farther to the north, you have
some single-family R-3 Districts and some P-L Public Lands Districts. Immediately abutting the
site to the east is the B-5 Downtown District. Farther east of that is some R-7 Multi-Family
Residential and B-2 General Business District. To the southeast is a B-5 District that's a multi-
family development of about eight stories in height. To the south is B-5, to the west is B-5, and
then a little bit farther west of that is R-7 Multi-Family Residential.

So, the site is bounded on three sides by the B-5 Downtown District.
It is bounded to the north by single-family homes that are in the R-6 District, multi-family District,
as well as a parking lot in the P-L District. Again, this site is on the fringe of the downtown area
but we consider this to be part of the downtown, that is in the B-5 Downtown Zoning District, and
we expect that the neighboring properties in the B-5 District will redevelop at some point in the
future compatible with that B-5 designation and what's shown on the Comprehensive Plan.

So, again, we take into consideration the designations on the
Comprehensive Plan. That's the vision for future development of the Village. The site is
designated as appropriate for mixed-use. You've heard a bit about the requirement in the B-5
District to have mixed-use developments. A residential development only is not allowed in the B-
5 District, but we are comfortable with this predominantly multi-family use with the small bit of
commercial on the ground floor.

To the north is moderate density multi-family and government
classifications. Farther north, single-family and parks. To the east immediately abutting, mixed-
use; farther east, institutional mixed-use; south, mixed-use; west, mixed-use; and then a little bit
of high density multi-family farther to the west.

So, we did take this into consideration relative to the Comprehensive
Plan designations and we found the project consistent with what's shown on the Comprehensive
Plan. Again, this location is a fringe location but is part of downtown, is part of the mixed-use
District, is part of the B-5 zoning regulations and district.

We also analyzed the development in the context of the Downtown
Master Plan that was put together in 2007. It has a wide range of recommendations for
developments within the downtown area. The plan does not specifically include the subject
property if you see the graphic on this screen. The study area was bounded by the blue line in
that graphic below for the Downtown Master Plan, the subject property is the red bounded site
just on the outside of the study area. So, while the subject property was not included within the
Downtown Master Plan, it does further several of the goals of that plan such as promoting the
diversity and concentration of uses in the downtown core, creating a quality pedestrian
environment, and strengthening the downtown's residential base by encouraging additional
residential development.

Additionally, while not specifically part of the Downtown Master Plan
study area, because these sites on the northwest side are the only sites in the B-5 District that are
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outside of the study area of the Downtown Master Plan, the plan did include some
recommendations for these fringe areas relative to height and recommended height be allowed
between 70 feet and up to 100 feet with density, I'm sorry, with height bonuses. The Village
never ended up adopting code changes to require that, so that stands as just a recommendation
of this plan. But we do believe that given those recommendations, the proposed development is
compatible with the Downtown Master Plan.

There were five key areas that we chose and looked at this proposal
under the perspective of. Those related to the proposed use and there was a land use variation
required, building height, density, traffic, and the adequacy of the parking supply.

So, relative to the use, you've heard the, and | touched on it briefly,
the B-5 District requires mixed-use developments, only allows residential uses when they're on
top of ground floor commercial. At only about six percent of the overall ground floor area, the
Planning Department did not feel like the ground floor restaurant was substantial enough to
gualify this as a mixed-use development. So, it does require a land use variation to allow for
predominantly multi-family residential development in the B-5 District.

We are supportive of this land use variation for many of the reasons
that you've already heard. It keeps the commercial on the southern end and away from the
northern end of the site which is in closer proximity to those single-family homes to the north. The
site is somewhat unique in that it's two outdated office buildings. Office occupancy is not in
demand at this time. Vacancies are a trend in the office market. So, we do feel like the unique
situation on the site with the outdated office buildings is a unique situation, and we don't find that
multi-family uses will represent a threat to the public health, safety, or morals or the general
welfare of the people working in the vicinity.

So, we are supportive of the land use variation for that predominantly
multi-family building and recommending approval. Additionally, it's worth mentioning that a
special use permit will be required for the restaurant in the future or a special use permit waiver.
So, that will give the Village a little bit of oversight prior to allowing occupancy of any restaurant in
that space.

We did believe that the site was sensitively planned. Again, as
you've heard, the garage entrance was shifted several times resulting in its present location
farther south away from the some of the single-family homes to the north, the location of the
loading zone, the location of the pool deck not centered on the north side and slightly shielded by
the building, the active uses of the building concentrated on the southern side of the site. So, we
do feel like the Petitioner has done a good job of sensitively designing this development to take
into consideration the context and surrounding land uses.

Relative to building height, we evaluated the proposed 82-foot tall
structure and we are supportive of that building height for several reasons. First, as | explained,
you have to take the building height into account given the context of the Zoning District and the
regulations within that district. The B-5 District allows 90-foot building heights by base allowance
and up to 140 feet with the height bonuses. At 82 feet, this building did not take advantage of any
of those. It's a little bit shorter than the maximum allowable height in the B-5 District, and so we
believe the height to be acceptable.

We also took it into consideration relative to some of the other multi-
story mixed use buildings in the B-5 District. You can see a list here of some of the heights. At
82 feet in comparison with some of these other buildings, this structure is actually on the shorter
side | would say of the other mid-rise mixed-use buildings in Downtown Arlington Heights and in
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the B-5 District. So, we found that the Petitioner took into consideration the surrounding
neighborhood in the design of the height. Furthermore, it's consistent with the goals of the
Downtown Plan as | already touched on. Additionally, as you've heard, the building is set back
from that north property line so only the first two floors are built right at the north property line, and
then the remaining seven-story portion of the building is 20-foot set back from that north property
line. So, we were comfortable with the proposed building height and we felt it was acceptable
given this location.

When it comes to density, a density variation is required based on the
lot size. About 140 units could be built on this site compliant with the B-5 regulations. 150 units
have been proposed, that's a 10-unit density increase. The Inclusionary Housing regulations of
the Village do allow a density bonus and grant, essentially do grant that density increase at a
one-to-one ratio. So, for every on-site affordable unit provided, the developer qualifies for a one-
unit market rate density bonus. So, the proposed density variation is compliant with this
Inclusionary Housing regulation provision for the density bonus.

In comparison to some of the other developments in downtown, the
Planning Department acknowledges that this development would be definitely on the denser side
of the developments in the downtown area but within the range of what has been approved and
constructed in the past. Arlington 425 was originally approved at 131 dwelling units per acre in
comparison to the 150 here. Dunton Tower is at 142 dwelling units per acre. So, again, this is
within the range of what's acceptable.

Density doesn't necessarily, isn't necessarily a bad thing. In fact, |
think it can be really appropriate in certain areas where there are the required infrastructure and it
doesn't create a strain on services. The downtown area is built out to accommodate higher
density developments and it is one of the areas in the community that can accommodate and is
appropriate for high density developments. So, simply, the simple fact that this does include 150
dwelling units and is a high density development isn't necessarily a bad thing. We believe there
are services and infrastructure to accommodate for those externalities, and at the same time it
also accomplishes the goal of the on-site affordable housing units. So, we are supportive of the
requested density variation.

We'll touch on traffic. You heard about the comparison to the
estimated traffic if the site was to be occupied entirely under the office buildings that are currently
on the site. So, the traffic generation rates are generally comparable. You've heard about the
directional distribution and where traffic is mostly going to be coming and going along east and
west Northwest Highway.

Intersection and capacity analysis. None of the intersections studied
were at a low level of service. The lowest was a level of service C moving in the future, that's the
Northwest Highway and Highland Avenue southbound approach. A level C service is really
nothing to, is really not a bad level of service. It does provide decent travel movements for a
minor leg approaching a major arterial like Northwest Highway. This is a pretty, you know, good
level of service so we're not concerned with the traffic generation for the development.

Last, | want to touch on the parking. We looked at parking kind of
three different ways. We first analyzed it relative to what code requires, then we looked at it
relative to what the Institute of Traffic Engineers (ITE) projects for what a parking demand would
be for this type of development, and then we compared the parking supply to the parking supply
of similar developments throughout Arlington Heights in the suburban Chicagoland area to make
sure that this was in line with what see demand to be locally.
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Relative to code, as you can see by the chart below, there is a
significant surplus relative to code requirement, so there wasn't an issue on the code side.
Relative to ITE, the traffic consultant projected or used ITE to project the need or demand for
about 179 parking spaces for the residential tenants. There will be 201 parking spaces reserved
and dedicated within the garage, so that should be sufficient from an ITE perspective to cover the
demand of the apartments.

Relative to the restaurant, the ITE predicted demand to be between
21 and 53 parking spaces at peak times. We think the 53 is probably a little bit too high, overly
generous. We don't expect there to be a peak demand of 53 parking spaces, but we do
acknowledge that there are nine on-street spaces on the west side of Highland that the
development can use. There are 14 spaces on the east side of Highland on the subject property
that the development will use for commercial parking, and there are about 19 spaces along
Eastman and Highland for commercial uses. So, that equates to about 42 spaces to
accommodate for peak commercial demand, and we think that that's probably suitable to
accommodate expected peak demand.

The last thing we looked at was specifically relative to parking for the
residential uses within the building. We asked the Petitioner to analyze data for a bunch of similar
multi-family rental developments within the suburban Chicagoland area, specifically in downtown
locations, and the Petitioner did. They collected data from several different developments
throughout Chicagoland, including Evanston, Des Plaines, Streamwood and other communities.
They found that parking for residential uses was provided at about 1.2 parking spaces per unit.

A lot of these comparable examples, Staff felt like, were not in the
immediate vicinity, so we asked the developer to further refine that data and hone in on specific
developments in Des Plaines and Mount Prospect and Arlington Heights. Based on that, they
found that demand to be about 1.3 parking spaces per unit. The Village historically has found
demand in the downtown area to be about 1.3 parking spaces per unit, and this is consistent to
what the Arlington 425 development was recently approved at in the downtown area. So, this is
consistent with what we've been seeing recently and consistent with other projects in the
downtown.

We worked with the Petitioner to provide the parking and they were
able to get up to a parking ratio of 1.34 parking spaces per residential unit. We feel like this is
acceptable to accommodate demand, but we are requiring several conditions because there's
those tandem parking stalls. We are asking several conditions to be included to manage the
parking just to make sure that they are able to get up to that 1.3 parking spaces per unit while
also including the tandem spaces in the development. So, we are supportive of the parking. We
do believe that at 1.34 parking spaces per residential unit, this should be accommodating the
expected demand.

We are supportive of this project. We are recommending approval of
the application. There were 21 conditions outlined within the Staff report. 1 don't want to go
through each and every one of them individually, but | can if the Plan Commission is interested,
but we are supportive of the application and recommending approval.

ACTING CHAIRMAN GREEN: Thank you, Sam. That was a most excellent
report.

Is there a motion to include the Staff report into the public record?

COMMISSIONER ENNES: I'll make that motion.
COMMISSIONER CHERWIN: I'll second.
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ACTING CHAIRMAN GREEN: All those in favor, say aye?
(Chorus of ayes.)

ACTING CHAIRMAN GREEN: All those opposed?
(No response.)

ACTING CHAIRMAN GREEN: It's in there. We're going to start with any
initial questions that you, Commissioners, might have before we open it up to the public. I think
that's the way we've been handling it.

Is that acceptable tonight? Any initial questions? Joe?

COMMISSIONER LORENZINI: No.

COMMISSIONER CHERWIN: | would ask Sam one question. You've
talked a lot and you've gotten a drink of water. You good?

MR. HUBBARD: A few, yes, thanks.

COMMISSIONER CHERWIN: Special use permit, you guys are saying they
need to come back for a restaurant. What are you, | mean, you know, if we're here today and we
know a restaurant is going in there, you know, the site is king of locked into what it is. We're not
talking drive-throughs, we're not talking really anything. Why are we not just saying if this thing
gets approved, it gets approved for a special use permit with a restaurant now?

MR. HUBBARD: We potentially could have done it, but we would have
needed all the details on the restaurant such as, you know, when it's going to be opened, how
many employees, what are the hours of operation, you know.

COMMISSIONER CHERWIN: So, you can't like set parameters? Oh, wait,
maybe the Petitioner doesn't even care, maybe they don't want to know. | guess it's not a big
deal.

MR. HUBBARD: | mean, | would expect that the restaurant is going to
qualify for what's called a special use waiver for a restaurant.

COMMISSIONER CHERWIN: Yes.

MR. HUBBARD: So, it's probably not going to have to come to the Plan
Commission. The only reason | would imagine it coming to the Plan Commission is if we felt
there was some characteristic about the restaurant that was so potentially impactful that it needed
review by the Plan Commission. Maybe it's a 24-hour restaurant.

COMMISSIONER CHERWIN: Understood. Okay, that's good, thank you.
That's all.

ACTING CHAIRMAN GREEN: Is that it?

COMMISSIONER CHERWIN: Yes.

COMMISSIONER SIGALOS: Sam, | have a question. Of the number of
conditions, the sheet | have here is General Conditions 1 through 6(a) and (b), then it jumps to
Building Related 16 to 21. Would | be missing conditions 7 through 15?

MR. HUBBARD: Good point. | think that was a typo on the motion sheet. |
can pull them up, | mean, they're the same ones that were on the Staff report. They're the same
ones that --

COMMISSIONER SIGALOS: Right, | just want to make sure that Petitioner
is aware of it.

MR. HUBBARD: Yes. Yes, all 21 conditions are the same ones from the
Staff report, yes.

COMMISSIONER SIGALOS: Thank you.

ACTING CHAIRMAN GREEN: Anything else?
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COMMISSIONER SIGALOS: That's all | have, right.

COMMISSIONER ENNES: | have a couple of questions. One for Ms.
Lambert.

Ms. Lambert, what is the setback on each side of the property? I'm a
little confused about that --

MS. LAMBERT: So, essentially --

COMMISSIONER ENNES: -- from the building edge to the lot line.

MS. LAMBERT: Close to zero on Eastman, St. James, and variable on
Highland essentially. The 20 feet that we were noting on St. James which is maybe what was
confusing was applicable to the residential floors above the parking garage. So, those are set
back 20 feet, but --

COMMISSIONER ENNES: Okay.

MS. LAMBERT: -- the building at the garage is basically a zero-foot
setback.

COMMISSIONER ENNES: That's an intense development. | mean, we
have three sides with zero lot line. Why are we doing that? We don't allow that.

MR. HUBBARD: Well, the B-5 actually does allow zero lot line
developments, yes. It's the only district.

COMMISSIONER ENNES: | mean, it's an intense development. There's 40
parking spaces for the restaurant?

MS. LAMBERT: 42, correct.

COMMISSIONER ENNES: Okay, is there other commercial, what's the
other commercial development in the property? Is it just the restaurant?

MS. LAMBERT: Just the restaurant, correct.

COMMISSIONER ENNES: Just the restaurant, okay. Then all of the other
parking spaces for the residents are interior spaces?

MS. LAMBERT: Correct. Aside from the 42, the 201 are all garage spaces.
So, behind a closed garage door essentially.

COMMISSIONER ENNES: Okay, there was a comment made about the
fact that the traffic from this development will not be anywhere near as intense as what was in the
office building. I'm wondering from what point in time with the office building. It's been vacant or
terribly vacant for a while.

| mean, how many office suites were in those two buildings? Not very
many. It's three-story. How many office suites were in the, there's two office buildings that are
there.

MR. CORCORAN: | don't know. I just know the total square footage of the
two buildings | believe is like 55,000 and change square feet. That's how ITE does their
calculations, it's based on square footage for office buildings.

COMMISSIONER ENNES: So, how many cars were you estimating was
there for those spaces? | mean, if the 150 units which are going to have one to two cars per unit,
how does that compare with what was in the parking lot? I've got to imagine the traffic is going to
be heavier with the proposed development than it would from the office building.

MR. CORCORAN: Well, actually it's not going to be one or two cars per
unit. It's, like | said, it's going to be like one car per bedroom. So, we're talking about 1.18
vehicles per unit. So, and then remember, some of those units, some of the people are obviously
going to take advantage of the location.
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COMMISSIONER ENNES: Sure.

MR. CORCORAN: Leave their car in the parking lot and just literally walk
the two blocks to the train station.

COMMISSIONER ENNES: | understand.

Sam, do you know how many parking spaces were on the existing
office building property?

MR. HUBBARD: | don't know.

COMMISSIONER ENNES: | mean, | go by there to go to the bank all the
time and there aren't very many parking spaces there.

MR. HUBBARD: They may have some interior, I'm not sure.

COMMISSIONER ENNES: No interior, | don't think. Okay, that's all | have
for right now. Thank you.

ACTING CHAIRMAN GREEN: Anyone else?

(No response.)

ACTING CHAIRMAN GREEN: Well, | think we're going to open it up to the
public would be the procedure here. We're going to start on, let's say this side of the room. We
can start in the front. Let's, hold on, hold on, sir. | usually start in the front. Okay, now you're in
the front. There you go, why don't you step up?

MR. GAYNOR: That would be a great idea, thank you so much.

ACTING CHAIRMAN GREEN: And give us your name and spell your last
name for the court reporter.

PUBLIC COMMENTS FOR PC# 23-002

MR. GAYNOR: Yes, greetings. I'm Tom Gaynor, G-a-y-n-o-r. | live at 208
West Fremont. I'm a 41-year resident of HANA and currently serving as the HANA board
president.

MR. HUBBARD: Excuse me, if | could interrupt one second. The HANA
Association has a presentation they have prepared. They're willing to go through it person by
person a couple of slides, but | just wanted to, is it okay if | bring this up on the screen? | wanted
to run it by the Chair and make sure that --

ACTING CHAIRMAN GREEN: Sure. Sure, I think, yes.

Any objection to that?

COMMISSIONER ENNES: No, just tell us what HANA is.

ACTING CHAIRMAN GREEN: What is HANA first?

MR. GAYNOR: So, HANA is the Historic Arlington Neighborhood
Association. So, let me see if this works.

So, here is the boundary. So, HANA consists of 625 households and
contains most of the historic properties in the Village. I'm currently here today with members of
the HANA board and neighbors from the HANA triangle. The HANA triangle is the triangle right
north of the proposed project.

So, HANA has enjoyed a long-standing, collaborative relationship
with the Village, starting over 40 years ago and continuing with the creation of Festival Park. This
self-declared Historic District demonstrates the ongoing collaboration. The Eastman project has
the potential to be a welcome improvement over the vacant buildings on the site. A quality
development and investment would be beneficial. However, this project could really have a
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detrimental impact on the community. It's important to get this right.

So, we're fortunate in Arlington Heights to have a thoughtful approach
to development that looks beyond just zoning and codes. Projects need to address essential
character, unique circumstances, alignment with the spirit and intent of the Comprehensive Plan,
and minimum variance. With these considerations in mind, the development as proposed has
significant opportunities for improvement.

The proposed design is maxed out for a financial return, maxed
height, maxed number of units, zero lot line setback on three sides, and substandard design
elements. Fortunately, the Village is financially solid and can consider a balanced approach.
Let's look at some of the key concerns and opportunities.

The proposed building would tower over the homes in the HANA
triangle. This project would be the only high-rise in town that is directly south of a residential
neighborhood. At noon on Christmas, this 90-foot building would cast a 198-foot shadow.

The zero setback on St. James, it's not 20 feet, it's zero, does not
provide the gradual step-down from the CBD to single-family homes and prohibits any
landscaping. The zero setback with the AT&T building creates an awkward situation with nearly
touching buildings.

The first two stories are an open parking structure. An enclosed
underground garage would solve all of the noise and light pollution issues discussed at length at
the Design Commission meeting. The exterior design is not aligned with the brick and natural
stone construction used throughout the CBD. This design would be fine if built next to IKEA in
Schaumburg, but it is not in keeping with the essential character of our community.

The project should do no harm to the adjacent neighborhood.
Thoughtful consideration is needed for traffic, parking, safety, noise and neighborhood character.
For example, traffic on Highland should only head south to avoid headlights lighting up the
bedrooms and living rooms of our 100-year-old homes. We would like to be able to welcome this
development to our neighborhood, but as currently proposed, the HANA community does not
support this project. The project is just too much.

A building of four to five stories with increased setback and
underground garage would be a much better fit for the Village and our neighborhood. We
welcome the opportunity to continue to collaborate to make this project as good as it can be. We
urge you to not approve the project as proposed. Thank you for your consideration.

ACTING CHAIRMAN GREEN: Thank you.

MR. GAYNOR: I'll leave that. I like the good neighbor part.

ACTING CHAIRMAN GREEN: Okay, moving right along, | guess we're
going to just come up as you want.

MR. GAYNOR: We have a plan.

ACTING CHAIRMAN GREEN: It's fine. Fine with me.

MS. COUGHLIN: Hi, thank you. I'm Elena Coughlin, C-0-u-g-h-I-i-n. | have
been an Arlington Heights resident for 32 years, which is my entire life. I'm a local Kindergarten
teacher.

First of all, | want to start by saying thank you that we have such a
thoughtful Village who has taken so much consideration when planning out our beautiful Village,
downtown and surrounding areas. My husband and | invested everything we had in a 100-year-
old house on Fremont Street and only did so because of the character of the neighborhood. My
neighbors and | are here tonight to ensure that this project aligns with the character of our
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beautiful neighborhood along with the Comprehensive Plan for Arlington Heights.

The Comprehensive Plan states the development should take into
consideration the character of the existing neighborhood, site layout, relationship to adjacent
homes, bulk and massing and use of materials. When it comes to the vacant building on the
residential street in our neighborhood, how you can develop this space and how you should
develop this space are two very different things.

The proposed Eastman project directly affects approximately 40
homes in the neighborhood with an estimated collective investment of $20 million to $25 million.
This project indirectly affects the entire Downtown Village of Arlington Heights, especially the
north side of the tracks which we can all agree needs some sprucing up. We are not opposed to
sensible urban development but it needs to be in keeping with the already beautiful downtown
and surrounding neighborhoods that we have.

A picture is worth a thousand words so I'd like to take you on a quick
walk through our neighborhood which we are so proud of, along with the historic landmarks that
will forever be impacted by this project. The majority of the residents who live in these houses
are here to speak to you tonight or have sent their notes in ahead of time.

This is our Memorial Park which is a tribute to the veterans. Here is
the Historical Museum and the grounds. Here is the multi-family housing in the triangle which our
neighborhood already supports. Then here is just a sample of the historic single-family homes,
and you can see they have been around for a long time.

Okay, here is a picture of the Asa home which is directly across from
the Eastman project, looking into the parking structure on the first floors. Granted, architectural
beauty is in the eyes of beholder, but anyone with common sense can look at this building next to
the Asa home and see that the design is a fish out of water. The contrast in height between this
building and the single-story home across the street is absolutely startling.

This project needs to be reworked to physically fit in with the
precedent that has been established by our beautiful Village of Arlington Heights, specifically this
cherished historical neighborhood. There are many aspects of this project that need to be
addressed such as the lack of setback, the aboveground parking structure on a residential street,
and the overall height and density. Does this project as currently proposed take into
consideration the character of our existing neighborhood? We don't think it does.

Let's look at a different approach the same company takes when
designing a building in Downtown Barrington where Mr. Taylor currently lives. Compasspoint
astutely designed a very aesthetically pleasing building, and Mr. Taylor is quoted in the Daily
Herald saying we have a cute and quaint downtown. We aim to enhance what is already
currently here. The height, design, density and overall feel of this structure would be a much
better fit for our neighborhood and our Village in contrast to the inappropriate building that is
currently proposed. We are here to ask our thoughtful Plan Commission to work with
Compasspoint on a project for the Eastman land that will also aim to enhance what is already
currently here in the neighborhood.

We appreciate your time and listening to the concerns that |
mentioned, and the more specific concerns that will follow with the neighbors tonight on the
Eastman project. Collectively, we are excited for urban development, but we want to make sure
that it fits in with the neighborhood that it will be directly placed in. We are looking to protect our
greatest investment. We take great pride in our homes, our neighborhood and our Village.
Thank you.
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ACTING CHAIRMAN GREEN: Thank you.

Sam, | have just a question that might help some of this. This B-5
Zoning across the street, how long has it been zoned that way?

MR. HUBBARD: The subject property?

ACTING CHAIRMAN GREEN: Yes. | mean, the whole downtown area has
had a higher density B-5 type zoning, or | know we've put it for a B-5, but what has this property
been and for how long has it been zoned that way?

MR. HUBBARD: | don't know the specific history, but | can say for decades.

ACTING CHAIRMAN GREEN: Decades.

MR. HUBBARD: Yes.

ACTING CHAIRMAN GREEN: Okay, and so | would like to ask the lady that
was just up here, when you bought your house, were you aware that the property across the
street was a higher density downtown zoning?

MS. COUGHLIN: Yes. Didn't think it was quite that.

ACTING CHAIRMAN GREEN: So, you're just hoping that it wouldn't be
developed? Is that, well, the zoning that is going on here now has been on the books for
decades.

MR. HUBBARD: If we're going to go back and forth, should we call the
Petitioner up maybe?

ACTING CHAIRMAN GREEN: Yes, let's call the Petitioner up, or whoever
wants to speak for her, come up to the podium, give us your name and spell it, please.

MR. STAAR: My name is Jacob Staar. My last name is S-t-a-a-r. | live at
208 West St. James.

Our residence on our block, the five houses, is right now apparently
R-6 and we're going through a rezoning with the Village because our properties that are all single-
family are supposed to be multi-family with R-6. We're going through the current rezoning of that
right now with the Village.

ACTING CHAIRMAN GREEN: Correct.

MR. STAAR: So, the current property on Eastman is a 35-foot building, one
has been abandoned for about eight years and one has limited offices that are used probably at
25 to 35 percent capacity. It's a dental office, was a dental office and a therapy office.

ACTING CHAIRMAN GREEN: Okay.

MR. STAAR: Actually, no, on therapists, they had been working out of their
office since COVID, so for the last three years they have not been there. There's about 20 cars at
max per day from that building.

So, | have been in that property for about a decade and there has
been very limited use of the south building. The north building has had a couple, but the south
building has been vacant. So, yes, it was R-6, or it's a multi-family and it's zoned for that, but
when we went to purchase a decade ago, there was no high flow of traffic or dense project and it
could be on us as a consumer buying houses in Arlington Heights not looking at the zoning of the
neighborhood. But when you see a 35-foot building, you assume it's going to stay around that,
the development, not almost triple with the new build that they're going with the zero setback.

ACTING CHAIRMAN GREEN: Okay.

MR. STAAR: As an assumption for when you bought the house.

ACTING CHAIRMAN GREEN: As an assumption, but what I'm saying is
things change. You've given me the history of a delinquent property that hasn't had people, no
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use for years now.

MR. STAAR: And that is --

ACTING CHAIRMAN GREEN: | get it, you just wish it would stay that way,
but I'm sorry --

MR. STAAR: | don't wish it would stay that way, | wish it would be
developed.

ACTING CHAIRMAN GREEN: Anditis.

MR. STAAR: But to a point that fits our community and our housing.

ACTING CHAIRMAN GREEN: Okay, that's your opinion and everybody has
an opinion on this property.

MR. STAAR: So, we're going way out of turn, but | have something I'd like
to read.

MR. HUBBARD: If | may, let's get through all public comment before we --

ACTING CHAIRMAN GREEN: Okay.

MR. STAAR: Could I go through what | had prepared since I'm up here?

ACTING CHAIRMAN GREEN: Sure.

MR. STAAR: So, | would like to talk about traffic, okay. My name is Jacob
Staar, | live at 208 West St. James with my wife and my two kids. | have a four-year-old and a
three-year-old. As you know, these lots are a little bit smaller than your normal lots. My lot is 50
by 132, okay.

My kids like to use our driveway, our front yard. | have a great front
porch, about a 36 by 10 front porch. We sit on it, we enjoy it. You'll find me and my wife out there
a majority of the nights after a long day at work, having a drink, relaxing, enjoying our
neighborhood and saying hi to our neighbors.

My kids like to play in our front yard with our neighbors next door
which also has three young boys. They play soccer in the front yard because our backyards
aren't big enough. The lots are small so we utilize what we have, okay. So, across on St. James,
there are five children under the age of 10. So, that's how we utilize our lots.

So, I've been there for a decade. I've put a ton of money into my
house, more than my purchase price, on remodels and upgrades to try to keep up with Arlington
Heights because | like it there. In 2018, | decided to add a second floor, a second story dormer
on my 100-year-old house. This Village Board made me fireproof my dormer because my
setback was only 3.5 feet from our property line on a 100-year-old house instead of the five feet
with the condition that my neighbor's house who has a duplex with about 100 feet of yard
between my house and their house because their property line, somebody could buy their house,
knock it down, build a house and that house could catch fire, | had to fireproof my house for that
instance. So, the Village itself set that standard, and that increased my project total about 10
percent.

So, with that increase there, what we're asking in the neighborhood is
how are you guys going to guarantee that our children are safe or that all of the flow of traffic
doesn't exist on St. James? Because | know how he liked to say it, oh, they'll probably go to
Northwest Highway, they'll probably use the train. That's not a guarantee, that's not proven, that's
not there. The traffic study that was done was done January of 2022, the peak of Covid.

So, in January there's no Farmer's Market, there's no Al Fresca. The
lot was probably at a 10 percent use. There's 172 spots at the end of the block and his 201 spots
are used and they're daily used, and then the 42 spots from the restaurant are daily used, and

LeGRAND REPORTING & TRANSCRIBING SERVICES
(630) 894-9389 - (800) 219-1212



25

they all decide Northwest Highway is too hard, it's easier to cut on St. James to go to Vail, to go to
Chestnut. What does the Village do to guarantee that the neighborhood is not going to flowed
with traffic? What can they do? What will they do? Because | had to increase my project cost for
a hypothetical house being bought, built and burnt down. So, that's where we stand.

ACTING CHAIRMAN GREEN: Okay, so just to answer your question, these
are Village codes for the life, safety and welfare of all the citizens. So, you're arguing a Village
Building Code requirement and so we're just trying to keep this within the realm of what we're
talking about tonight here.

MR. STAAR: | understand.

ACTING CHAIRMAN GREEN: So, | hear your concerns, and we'll go
through all the comments and then we'll address them all, I'm sure.

MR. STAAR: On your aspect, you asked me when we bought the house did
we know it was zoned for this area and the hopes that we didn't have it redeveloped. Okay, so
when my house was built 100 years ago, what was the Village code? Was there a five-foot
setback? Did | have to increase my cost on my project because of a Village code a hundred
years ago? So, you're asking me --

ACTING CHAIRMAN GREEN: Okay, we're going to have to move on with
this because we're talking Village Building Codes here and tonight we're addressing zoning.

MR. STAAR: Okay, zoning. So, for density and all that, | had to change my
project because of how my property was built and zoned 100 years ago. You asked earlier, the
R-6, or the B-5 is it?

ACTING CHAIRMAN GREEN: B-5.

MR. STAAR: Zoning, so it could be redeveloped decades ago. The building
| think was built in 1966. So, was the 1966 B-5 the same height that it is currently today or have
you guys changed it since 19667

ACTING CHAIRMAN GREEN: Well, I haven't changed anything. Sam? A
B-5 requirement is still a B-5 requirement.

MR. STAAR: Is it the same that it was in 19667

ACTING CHAIRMAN GREEN: ['ll get you the answer.

MR. HUBBARD: | don't know what the height limitation of the B-5 District
was in 1966.

MR. STAAR: Well, that is, because like if we're going to go say you guys
should have realized it was zoned, then you need to realize what it was zoned in 1966.

ACTING CHAIRMAN GREEN: Okay, let's get done with the comments
because we'll never get through this tonight and we do have a timeframe that we usually put on
comments so this doesn't drag on for days. So, if there's anything else? Thank you.

MR. STAAR: Well, I would like my question to be answered.

ACTING CHAIRMAN GREEN: We'll get to them. We're going to take in all
the comments, and then we'll get back to your questions specifically.

COMMISSIONER ENNES: Commissioner Green, you asked me the
guestion before. 40 years ago when | started my business, | went into the existing office buildings
on that property and they were in horrible shape 40 years ago. So, that property has been
rundown for a long time, and if you said it was built in1966, that's pretty reasonable.

ACTING CHAIRMAN GREEN: | would agree, thank you.

MR. LINDGREN: Hello there. My name is Jay Lindgren, L-i-n-d-g-r-e-n. I'm
a 10-year resident of HANA. My wife and | have three boys, the boys that Jacob Staar just
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mentioned. We live next door to Jake and here's the view of my residence as opposed to where
the new build would be on the north side.

Among the many issues my fellow neighbors have brought up, I'd like
to focus again on traffic concerns. | originally had this estimated at about 150 cars, but new
evidence is showing that it's going to be about 200-250 cars joining the block, a block that is
already dealing with constantly packed commuter lot, not something that was done in January of
2022, a constantly growing and ever-flowing parking lot which today was overflowing, including
the library because of traffic and redoing the upper parking lots just off the track today. So, again,
| don't want to focus on stats too much but there's hypotheticals, there's traffic studies, and there's
reality, right? We live there, we see the most intense times and | just wanted to bring that to the
Committee today.

It's frightening for the safety of my nine, seven and two-year-old,
Jakes four and two-year-old, and the other kids who live along St. James, Chestnut, Fremont and
all around HANA. These are the same kids that walk to the bus, taking St. James, taking
Chestnut, taking Fremont. So, | just want to put this in front of the Committee that | have major
concerns, maybe not in your normal non-commute hours but, you know, when there's an event at
North Park, when there's an event at the library, when they're doing the Farmer's Market. If you
add 240 more parking spots, 400 more residents, you're going to have high traffic. You're going
to have safety concerns. So, | want to put that in front of the Committee today to think about.

In addition to these safety concerns, the impact to the neighborhood
character comes into play as well. With many more cars, it means a massive uptick in car
headlights coming into our neighborhood, especially if they're going to exit on St. James. This is
my neighbor's point of view from their front yard, almost the front window. As you can see, if
somebody is coming up Highland, they're going to see everybody driving that street every single
day, in the winter, having dinner at their table, or us as neighbors sitting on our front porch or
eating in our backyards. So, there are concerns to think about, for all of us on St. James of
course.

There are many ways to alleviate the concerns | think that HANA has
and the homeowners that are here tonight. | would like the Committee to consider limiting these
traffic impacts to our neighborhood with an open mind. | want to make clear | am not against the
advancement or the development. But as my colleagues and my neighbors have said, it would
be best if it was in, you know, the spirit of what's good for the neighborhood, not just what makes
the most profit and brings the most money to our town. | think our town had a surplus just last
year. So, I'd like you guys to consider what that means in terms of blending in to the
neighborhood, especially a historic neighborhood that's been around for many, many, many
years.

ACTING CHAIRMAN GREEN: Thank you.

MR. GAVIGAN: Hithere. My name is Ryan Gavigan, G-a-v-i-g-a-n. I'm
also a HANA member. My wife and | have a five and two-year-old that live on 407 North
Chestnut. It's just around the corner. It's a 104-year-old single-family home.

My family is close with all of our neighbors. My two and five-year-old
regularly run and down the streets of St. James and Chestnut, playing with other neighbors, and
that's something that we feel we can do safely today.

The traffic study that was performed in January of 2022 was
performed during the Omicron outbreak and which caused traffic to be at an all-time low and is
not an adequate representation of traffic today or five years from now. For comparison, Metra
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ridership on the Union Pacific Northwest Line was at 15 percent of pre-pandemic ridership in
January of 2022. Just from January 2022 to 2023, Metra ridership has tripled on this line,
meaning that parking in the St. James and Vail parking lot has also most likely tripled in that
timeframe and will continue to rise as more and more offices return to the office setting.

The study was also performed in January which does not include
traffic from great events like the Farmer's Market and Arlington Al Fresca. Only a five percent
adjustment to this data is not an adequate representation of traffic today or for the future of this
area. No justification was provided for the traffic report on why a five-percent adjustment was
appropriate for adjusting from pandemic conditions. Furthermore, the increase in traffic and the
224 cars from the parking garage and their guests provides a significant safety risk for the
families in the area. St. James and Chestnut are used today as cut-throughs for people avoiding
stoplights, and speeds regularly exceed posted speed limits.

Due to the abnormally high density of this project, closing or limiting
the access from Highland to St. James seems to be a very low cost solution that would
significantly reduce the risk and | hope it's a solution that the Commission will strongly consider.
Thank you.

ACTING CHAIRMAN GREEN: Thank you.

MS. DEVINE: My name is Eileen Devine, that's spelled D-e-v-i-n-e. 1 live at
201 West Euclid, so I could do a traffic study as you all know. I've been a resident of HANA for
37 years. My children were raised and nurtured by my neighbors on Fremont. Our backyards
join together, and so also the threads of our community and our neighborhood.

Compasspoint proposes a seven-story residential and commercial
building that will loom over our neighborhood of single-family homes, townhouses, two flats, and
three-story apartment buildings. We have apartment buildings. 150 units, whoops, I've got to get
to my slide, | have it marked right here and | don't want to disappoint you. All right, okay.

150 units, approximately 200 people, 150 cars, and 50 dogs.
Compasspoint and HANA residents are here for the same purpose, to protect our investments.
Our brick, clapboard, stone homes have been restored with lots of love, sweat and tears. Our
area was built by visionaries, and it's our duty to enhance what's already currently here.

The Village of Arlington Heights recognizes our essential unique
character and continually respects the footprint of our area by limiting the heights of buildings
close to our neighborhood. Examples of these are Park Place and Euclid Place, three-story brick
apartment buildings, and our businesses, Village Bank, Baird & Warner, and AT&T.

Seven stories, 150 units, approximately 200 people, 150 cars, 50
dogs, one pool and a restaurant. Will this add to the charm of St. James, one of the oldest streets
in Arlington Heights? Can additional autos and pedestrians navigate safely around Memorial
Park, the library, the Historical Society, and the Farmer's Market? How will all of us skillfully and
patiently deal with the Vail Street Metra Train, one of the busiest stops in the area?

We will not be able to undo this project. Now, we need to be the
visionaries for our historical neighborhood. We have to be the visionaries, all of us in this room.

Compasspoint is currently building an apartment building in
Barrington, and | quote them, "We have a very cute and quaint downtown. We aim to enhance
what is already currently there." Just like us. Please have the same thoughts and regard
designing and building a structure in our neighborhood, across the street from our quaint and
historic homes.

| think we need a much smaller building in terms of height, density
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and population, a plan that gives a respectful nod to the past and embraces the future. We are
now at the helm, all of us in this room are the visionaries for the future of Arlington Heights and
our beautiful neighborhood.

I'm going to end with this quote: "Many of the green places and open
spaces that need protecting today are in our own neighborhoods." Thank you.

ACTING CHAIRMAN GREEN: Thank you.

MR. MARKS: Thanks for being here and listening to us, everybody. My
name is Chris Marks. I'm a resident at 204 West Fremont Street along with my wife and two
kids --

ACTING CHAIRMAN GREEN: Could you spell your last name please?

MR. MARKS: M-a-r-k-s, sorry. For 11 years, and an active member of
HANA.

Compasspoint's Eastman project, although it may fit our zoning
guidelines and rules as proposed, is not rational, it's not realistic and it's not reasonable. At the
proposed location, this project violates the Village's own development philosophy. It's in an area
that sits only feet, we've used that unit of measurement many times, it sits only feet away from
single-family residential homes. It will dwarf the businesses and homes around it. It will
unreasonably increase the population of this neighborhood. Any new development should
adhere to the Village's Comprehensive Plan for development in terms of character, scale and
function, and we believe that this development does not do that.

Our neighborhood consists of four blocks of single-family homes, the
Arlington Heights Historical Society, and one three-story apartment building adjacent to Memorial
Park. Most of the 50 homes with a total of 134 residents are well over a hundred years old, the
homes are over a 100 years old. My wife told me that was confusing.

These are some of the oldest homes in Arlington Heights, and many
of us have worked to restore them to maintain the historic nature of the neighborhood. We are
part of HANA which is consistently referenced by realtors, but because we're bordered by Euclid,
Walnut, Vail and Northwest Highway, we're somewhat separate from other HANA homes and
more connected to the businesses along the Northwest Highway area. The businesses that
currently exist in this area are all in the one to three-story range.

Compasspoint's potential 150 units and a conservative estimate of
250 possible residents would much more than double the population of this historic
neighborhood. This is a drastic change that would affect the desirability of the area and its
property values. The development seems geared towards younger, more transient renters, with
its swimming pool, dog-walking amenities, and the small size and high rents of the units.

The renters and their guests in these apartments will undoubtedly
park their cars on our streets. Mr. Citron guarantees they wont, but | can guarantee they will and
we would be both correct because you can't make that guarantee. They will do this without a
long-term connection or commitment to the area. If this development is to be residential,
townhomes or condos would be much more appropriate.

Another problem is the height and design of the project. Admittedly,
I'm not an expert, but | believe according to the Village's own Comprehensive Development Plan,
there's to be a step-down philosophy in these situations, a philosophy that would not place a
seven-story building only feet away from historic single-family homes. This proposal is anything
but a step-down. The design of this project does not blend in a historic neighborhood, and as has
been noted before, Compasspoint's own project in Barrington is three stories in brick is a better
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example of something that would blend in.

Sam, you mentioned some buildings in Arlington Heights that are tall,
well over seven stories. | want to point out that none of those buildings that you brought up were
next to residential homes.

The Village of Arlington Heights and this Committee is in a position
where it can have a very high standard for any new developments and especially one that is
directly adjacent, again, measured in feet, to single-family homes. We would hope that the Plan
Commission will keep the interests of the homeowners and the spirit of the Village's
Comprehensive Plan above the financial interests of the developer.

We do thank you for your service to the Village and we're asking you
to honor the plan and stand up for the Village. Thank you.

ACTING CHAIRMAN GREEN: Thank you.

Sam, if | could just maybe help a little bit as we're going along here.
The Comprehensive Plan has the B-5 District where it is there, and across the street was the
step-down which was the R-6 Multi-Family zoning. Is that correct? What they're trying to change
is the multi-family zoning of their block, the first block there; is that correct?

MR. HUBBARD: Correct. We do have an active application to change that
R-6 on the north side to R-3.

ACTING CHAIRMAN GREEN: Okay, so in theory, the step-down was
actually the R-6 Zoning District that you want to change; is that correct?

MR. HUBBARD: Right. From a theoretical standpoint, the R-6 to the north
of the B-5 here was kind of that transitional zone between the higher density multi-family or B-5
uses to the south.

ACTING CHAIRMAN GREEN: R-3 farther north.

MR. HUBBARD: And the R-3 farther north, yes.

ACTING CHAIRMAN GREEN: Thank you. If that would just help, possibly.

But that's the zoning of your district, that's all. I'm just throwing it out there.

Ma'am, would you like to come up please?

MS. PANOS: Sure. Hi, good evening. My name is Deb Panos, P-a-n-o-s,
and | live at 210 West Fremont Street. I've been a member of HANA for almost 20 years now. |
will be brief, | don't want to be redundant, but | do want to state that | wholeheartedly agree with
all the previous statements made by my neighbors, especially Eileen Devine and Mr. Christopher
Marks.

Just to underscore a few points and maybe put a few touches on
what they've said, we fully understand and recognize that the builder is planning to make an
investment in this community. It's clear, we understand that. Most of us agree, we want to invest
in our community. But we are lifelong residents here and we want the Village to consider that
we've made a long-term commitment to our investment and to this community. We're not
transient, we're not renting for six months ,12 months or 24 months.

| know that the Village of Arlington Heights recognizes our essential
and unique character of this historical neighborhood, because whenever we have to make an
improvement on the exterior of our homes, we, too, have to come before the Design Commission.
| stood here 18 years ago and | was proud to show my plans to this Village. | welcomed that. |
was proud to fit the aesthetic into the historical neighborhood. We're just asking that the
Commission give the same to what's being proposed here for the design of this build. It just
doesn't seem unreasonable, or it doesn't seem reasonable rather that a building being placed in
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our historic neighborhood and one that's so significant in terms of taking up space would not need
to be held to the same aesthetic standards.

Finally, | just want to say that | remember when this very building that
we're sitting in tonight, when this Village Hall was built, we were all so impressed with what the
Village did. It was a classic, it was a modern yet classic design. It begs the question why didn't
the Village choose to build a design that was super modern with lots of hardy board and lots of
glass? I think we all know the answer why we didn't choose an ultra modern Village Hall design.
We wanted something traditional and classic and something fitting with the Arlington Heights
Village brand. Bravo, success, we love it, and we strongly want the same treatment for our
historical neighborhood. Thank you.

ACTING CHAIRMAN GREEN: Thank you.
MR. PANOS: Hello, I'm Bob Panos. I live at 210 West Fremont. Last name
P-a-n-0-s. That was my wife. Great job, honey.

So, I'm speaking today on behalf of our family as well as another
family on our block who couldn't make it here this evening. We truly love our neighborhood as
our neighbors are fantastic. One of the reasons we love them so much is because of mutual
respect which translates to getting along so well.

Two of my major concerns with this new development are parking
and density, which have been talked about already, with around 150 units that are proposed and
200 spots in approximately one acre of land. You've heard, you know, the requested variance for
those extra 10 spots. We fear that the cars will spill over into our neighborhood. And yes, there's
a paid lot across the street from the building, but as we all know, people will avoid pain and they'll
park on the street.

An example of that is, you know, we share our neighborhood with the
Arlington Heights Historical Society and we already have evidence that people will park on our
street, on Fremont Street, as opposed to the parking lot which you have to pay for across the
street, okay, especially, you know, during all kinds of events. They'll walk, you know, they'll walk
twice as far to not have to park and pay.

So, street parking in our neighborhood is at a premium. Many of us
have more than two drivers in the family and we tend to jockey cars around all week long. We
have modestly sized homes with skinny driveways that don't easily allow for parking cars side by
side. The most convenient place is street parking. If the streets are filled with overflow from the
new building, that leaves us no room to park in front of our homes or parking far away from our
homes.

So, you know, one of the questions that | would like to ask is, you
know, why is it so dense? And why is the ratio of spots to units so low, right? Just too many units
in that area, in that one-acre lot. That's why they're asking for that variance of the 10 units.

Another question I'd like to ask is why is such a large density
architectural development being planned so close to our neighborhood? The density is extremely
out of character with our neighborhood, and much more dense than our nearby multi-family
properties, and much more dense than some of the developers' other buildings in similar
footprints. We feel that by reducing the density of the building, it would help to alleviate some of
these concerns. The fewer people crammed into one acre of land will translate to more spots for
residents and retail and less overflow parking to our streets.

In addition, you know, you're going to have people working at that
restaurant. Where are they going to park? There is no parking for them inside; they have to park
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outside. We don't even know how many employees will be there. Is it 10, is it 30? We don't
know, okay.

So, we absolutely welcome a development that has the same mutual
respect for the neighborhood that our current residents do. A welcome sign of respect is that our
concerns will hopefully be listened to and addressed.

One thing | want to add real quick is Sam mentioned that this is
higher density than a lot of the buildings in that zone. This is outside kind of that downtown zone.
It's one of the highest density buildings and it's right next to our single-family home neighborhood.
So, | just want you to consider, you know, the ratio and where it's located, and it's outside that
box, right in that buffer zone. So, thank you.

ACTING CHAIRMAN GREEN: Thank you.

Next?

MR. KAMMERER: Good evening. My name is Jonathan Kammerer. | live
at 215 West Fremont Street. | have lived there for 10 years.

ACTING CHAIRMAN GREEN: Can you spell your last name please?

MR. KAMMERER: Oh, I'm sorry. K-a-m-m-e-r-e-r. I'm here today to echo
my neighbors and wanted to be on the record that we fully support and agree with all the points
that they've presented today.

As you're well aware at this point, we're a very tight-knit community
and we have all chosen this neighborhood largely due to its proximity to downtown and the train
and that we're not opposed to development and are bordered closely by businesses and multi-
family developments, but they are all size and character that fits the neighborhood.

We were just at the Village Hall a few weeks ago for a variance on
our house and we were required to keep our design and the characteristics and aesthetics of the
neighborhood which we have gladly done in an effort to preserve the unique historic area of
Arlington Heights. That something of the size and design will forever change what we have all
worked so hard to build and preserve. Thank you.

ACTING CHAIRMAN GREEN: Thank you.

Next?

MS. LEWIS: Hi, my name is Michelle Lewis, L-e-w-i-s. | live at 406 West
Fremont Street.

First, all the concerns you're hearing today, they've been brought up
at the neighborhood meeting last year. There has been ample time to address all these. You
know, I think that if we felt they were being addressed, we wouldn't be here armed with
PowerPoint today.

Second, | concur with the traffic issues that have been brought up
previously. If this Commission has any concerns about traffic or parking, please address them
now instead of doing a wait and see approach. 1 live on the west end of Fremont Street next to
and across from an apartment complex and a commercial property which have challenges due to
poor planning from the past. We get cars parked across our driveway apron so we can't leave.
We get cars driving over our lawn to make their own path into the parking lot. We get cars parked
under the No Parking signs, cars parked on sidewalks, and the Village does nothing about it. So,
once this is built, it's too late.

Also, involving the traffic, it's been brought up before, the traffic study
was done in January 2022. The study itself acknowledges that the counts were affected by
Covid. They increased the counts by five percent. I'm going to bet it's a lot more than five
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percent if you compare it to, say today, May 2023.

Third, what strikes me the most about this development is its lack of
any attempt to conform with the Village standards, be compatible with existing uses of nearby
property on the north end. The developer's answer to this is to put an aboveground parking
garage on the lot line directly across from single-family homes. This open air, aboveground
parking and lack of any setback adjacent to single-family homes is unique to this development.
It's not a design typically found in the Village. If you look at the shadow study, you will see there's
homes that will never see morning sun in the winter.

This design is inconsistent, inconsiderate and sets a bad precedent.
We understand there will be apartments here. We're just trying to get something that will fit in a
little bit better. Thank you.

ACTING CHAIRMAN GREEN: Thank you.
MR. LEWIS: Good evening, everyone. John Lewis, L-e-w-i-s, 406 West
Fremont. Like my wife, I'm a civil engineer, so | have a couple of technical comments.

But the first thing | guess I'd like to say is, just listening to the
comments here, just think about common sense, right? Let me try to find that one slide that
showed 112. | mean, Mr. Chairman, | get your point about the zoning and B-5. But you know, in
talking with Staff, nobody knows when that came around. So, like if we're going to hang our hat
on it, | get it, that's the current regulation that we have for that particular area, but is this common
sense? Like is this the best that we can do?

What | would say, too, is that, remember, this is the birthplace of our
town. This is where Arlington Heights started. Like somebody else pointed out, there are no
buildings like this that abut residential areas anywhere in our town. Why do we feel like we have
to do that here? Why is this on the fast track? Why aren't we asking more questions about this?
Like does this make sense?

Think about the building behind you, the big building over there,
Dunton Tower. 1986, it's got 216 units. This has 70 percent of the units of Dunton Tower.
Dunton Tower is 150 feet north of the residents on Sigwalt. This is 75 feet south of the residents
on Eastman, or no, what is it, St. James.

The sun study is off. On December 21st, the elevation of the sun in
Arlington Heights is 25 degrees. One over the tangent of 25 is 2.1. That means that if I'm six feet
tall, | cast a 12-foot shadow. A building that's 90 feet tall will cast 185-195 foot shadow. You can
look at it on Google Earth. There's actually a picture from October 30th, 2010 that shows the
existing building, the shadow going into the front yard of the Asa residence. | mean, that should
be checked, that should be checked.

We also talked about the traffic study. The traffic study was done at
an admirable time for traffic. That's also specious. What | will say though is that, look, we just
want to ask the Commission here to think about what makes sense. That's all we're asking. Like
they're on the right path. We like apartments here. We think that's a good use of the land, but
they can do better, and we're counting on you to help them do better.

| get your skepticism about B-5. | completely misread the room. |
thought there would be skepticism when their attorney says that there's no negative impact to the
neighborhood. Where's the skepticism for that? Where's the help, right?

We like the direction that they're going. We just want them to do a
little bit better, and we're counting on you to help them do a little bit better. Thank you.

ACTING CHAIRMAN GREEN: Thank you.
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MS. McCALL: Hi, good evening. My name is Deb McCall, it's M-c-C-a-I-l. 1
live at 213 West Fremont.

| just want to say | stand with my neighbors. I've lived there for, my
son, let's see, he's getting ready to turn 21, so 20 years on that street. When we bought that
house, somebody said to me once and it blew my mind, are you going to tear it down? It makes
me cry thinking about that. There's no way in heck | would have torn that place down. We put
everything we had to save, save, save, so that we could make it a home, and then you know
what, 10 years later we redid that home, we renovated that home.

Now, | could have put anything there. | could have put a really big
house there. There were some issues with impervious, but | could have found a way to go
bigger. But just because | could have didn't mean | needed to and didn't mean it was the right
thing for the neighborhood. We didn't need a big, massive master bedroom the first architects
tried to sell us because it wasn't the feeling of the neighborhood.

So, | ask you, please, just because you can doesn't mean you
should. So, let's work together. We all want the same thing. Thank you for listening to our
concerns.

ACTING CHAIRMAN GREEN: You're welcome, thank you.

Next?

MS. EITZ: Good evening, and thank you for having us tonight. My name is
Pat Eitz, it's E-i-t-z. | live at 300 West Fremont, on the northwest corner of Chestnut and
Fremont, directly across from Memorial Park.

My family moved here 47 years ago and | have been a member of
HANA since its inception 42 years ago. We intentionally moved to this neighborhood because of
its charm, warmth and accessibility to Downtown Arlington Heights. We have seen this unique
neighborhood change as residents who shared a similar appreciation for older and unique
homes, move in, restore and update their houses, so that today we are the envy of many
neighborhoods in the Village. For that reason, | have been an avid watchdog for our
neighborhood because it's been threatened many times since I've lived here, and again, we're
facing a challenge. This one is encroaching on a small neighborhood residential street with
historic houses directly across from, and sharing the entire triangle neighborhood.

Careful planning is of primary importance to those of us who occupy
this neighborhood, because of the nature of our neighborhood, we are proud to boast we are
cohesive socially and philosophically. Maybe because we understand that we are vulnerable to
encroachment threats because we've had them before, we can boast of being more than a
neighborhood. We are truly a community.

We have consistently worked with the Village to enhance the viability
of our neighborhood, the residents and the Village. We welcome the Farmer's Market at the end
of Fremont Street in spite of the traffic it brings. We welcome guests throughout the year, from
visitors to the Historical Society, the library, Memorial Park, and to the Memorial Parade.

I'd like to talk briefly about the centerpiece of our area, Memorial
Park. Unlike other parks in the Village that are used for recreation, Memorial Park is what myself
and many visitors consider sacred. It is peaceful, quiet, a reverent place for residents to visit and
honor those and their families who generously sacrificed so that we all reap the benefits of
freedom. A structure that shades Memorial Park, the surrounding triangle neighborhood, and
faces the five houses on St. James must be a companion to our homes in design and in
structure. Thank you.
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ACTING CHAIRMAN GREEN: Thank you.
Anybody else on that side of the room?

MS. LEBEAU: I'm totally not prepared. | only just found out about this
project yesterday. My name is Georgine Lebeau. 1 live on North Evergreen by North Park, and
my home --

ACTING CHAIRMAN GREEN: How do you spell your last name please?

MS. LEBEAU: L-e-b-e-a-u.

ACTING CHAIRMAN GREEN: Thank you.

MS. LEBEAU: My home was built in 1924 and I've lovingly lived there since,
well, it will be four years next year. | have a paragraph that | would like Sam to read that | took off
of the Village site, and it's about the housing on the property. I'd like you to explain this to me
because | don't understand it.

MR. HUBBARD: You know, the way this works is you can make your
comment, and then the Commissioners will ask questions of Staff and people afterwards.

MS. LEBEAU: Okay.

MR. HUBBARD: It's not meant as like a back and forth between Staff and
the audience.

MS. LEBEAU: Because in this project background, it says that in 1968, the
residential component was removed from the property.

MR. HUBBARD: So, you can make your statement and say that this is a
guestion you're hoping the Commission addresses.

MS. LEBEAU: And | don't understand when the zoning changed. Because |
live near the property, | worked on the property, | know that it was a business property. It had
never been residential. It had been zoned for residential for the building behind 116, but at some
point it's residential again. In this statement, it's --

ACTING CHAIRMAN GREEN: I'm a little confused. What piece of property
are we talking about here?

MS. LEBEAU: The 116 Eastman piece of property.

MR. HUBBARD: That's zoned B-5 which is a Downtown Zoning District that
allows ground floor commercial spaces and residential multi-family units above. That's what the
Zoning District is.

MS. LEBEAU: And when was that done? That's what I'm --

MR. HUBBARD: It's been that way for decades. | don't know when it was
specifically zoned B-5.

ACTING CHAIRMAN GREEN: And so what are you reading from? What is
that?

MS. LEBEAU: Information from the Village. It was on the Village site; |
pulled this last night.

MR. HUBBARD: Looks like it's from the Staff report.

ACTING CHAIRMAN GREEN: It's from the Staff report that we have here?

MR. HUBBARD: Yes.

MS. LEBEAU: It's on the project report, and | was just curious because |
don't really understand.

ACTING CHAIRMAN GREEN: All right, and what page is that from?

MS. LEBEAU: Page two of seven.

ACTING CHAIRMAN GREEN: Two, okay.
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MS. LEBEAU: It's more of a curiosity point. I'm not really challenging
anything. I'm just interested in knowing, you know, how did it go this way and then that way and
then back to the other way, and why does it keep changing around? 1 just don't, because my
property is zoned Multi-Dwelling but it's a single-family residence.

MR. HUBBARD: | don't know specifically what you're referring to, so I'm
sorry, | can't answer your question, but if --

MS. LEBEAU: Or maybe you could call me or something.

MR. HUBBARD: So, if you want to read the section from the Staff report,
and the Chairman is willing to entertain it, then | can help you address that.

COMMISSIONER CHERWIN: Read the section in and then we'll refer to
that.

ACTING CHAIRMAN GREEN: Yes, and then we'll answer it, yes. Read
whatever you are concerned about.

MS. LEBEAU: In 1968, to eliminate the residential component and construct
a second three-story office building in its place, to the west of this site is a multi-tenant office
building including a real estate office.

MR. HUBBARD: Sure. So, what that means is in 1968, this property was
approved as a PUD. At that time, the PUD was to allow a multi-story building of seven stories
and a three-story office building. It was a two-phased development. The office building was built
first, and the second phase of the development was a seven-story multi-family residential
building. The developer at that time opted to not build the seven-story residential building and
built a second office building.

MS. LEBEAU: And the interesting thing is it also says the seven-story
apartment building was going to be 65 units.

MR. HUBBARD: Yes, that was what it was approved for back in the 60's.

ACTING CHAIRMAN GREEN: Okay, next?

MS. ASA: My name is Karen Asa, A-s-a. | live at 116 St. James Street,
directly across from the proposed 116 Eastman project. I've been a HANA neighbor for 21 years,
and my husband and | are the fourth owners of our home. So, we are directly across the street.

The density of this building on a one-acre lot for 150 units puts
pressure on this neighborhood for light, privacy, traffic and parking. It will impact overall everyday
living and change the character of this neighborhood. It's a seven-story building with a zero
setback at the ground level and only 20 feet at the third floor. So, that's going to directly loom
over our house and the adjoining houses.

The zoning regulations for the Village provide that its intent and
purpose is in part to provide adequate light, air, privacy and convenience of access to property.
We're all interested in keeping our properties at their greatest value, but that includes natural light
through our windows currently obstructed. The sun shade study which we know might not be
completely accurate shows that our house and the house at 200 St. James Street will be
completely in shadow in the winter months. Certainly at the point of the study is mid-December at
10:00 a.m., but that means that it will extend later into the day and for the fall and parts of early
winter, which is something, you can see the scale to our house, it's just a looming obstruction. It's
just a looming building over the entire neighborhood and it doesn't fit in to what has always been
there.

We realize that it's been buildings, offices before, but it's been a
mixed use area. With the library, there is the First Presbyterian Church which as a daycare and a
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preschool on Vail Street that's used every single day. Traffic, we live next to the parking lot
which, you know, so there's a lot of daily, everyday living that will definitely be impacted by having
this many residents added to our neighborhood.

Compasspoint has made an investment, but we have also in our
homes. The proposed building will just be an imposing block on all of our neighborhood that
diminishes the character of the neighborhood and potentially the value of our homes. It's an
investment for us as well as for them.

A seven-story building of 150 units, two outdoor roof decks, one with
a pool, plus individual patios on the north side means a potential for, you know, just gatherings
and associated noise and light. Everyday living means 170 people running errands, having
visitors. They're not always going to be parking back in the garage; they will be parking on the
street or wherever it's convenient. When friends come over, they'll be parking in the lot next to us
and crossing over. It's just a lot, a lot more of an imposition in our neighborhood and more of an
impact that anybody from the developer's side has really imagined.

So, it's all in our interest to have new residents come and participate
in all that Arlington Heights has to offer. But the building needs to be a companion to our homes
and fit in to the step-down that it should be and the transition to our single-family homes. Well-
intentioned promises of high income renters not impacting the neighborhood does not address
the sheer number of issues that come by way of the great increase in population. Thank you.

ACTING CHAIRMAN GREEN: Thank you.

Anybody else?

MR. NIEMIEC: Thank you very much. My name is Todd Niemiec, N-i-e-m-i-
e-c. I'm at 204 West St. James. | have been a HANA neighbor for 18 years. | raised my two girls
in the house that we live in that is across the street.

So, that's my house and its relationship to the current property. So,
I'm a little bit down west of it. | just want to say that, you know, | back what all my neighbors said
but I also want to say that I'm, you said something that sort of offended me, you know, with due
respect. You insinuated that we were like fools for not knowing the zoning ordinance and
applying it and knowing what that could mean to us in the future.

I've lived in Arlington Heights my whole life. | grew up here, went to
Olive School, went to Thomas, went to Hersey. | went to college, came back, and | expected the
Village to take care of its own. | mean, this is a very unique area of the city. If the zoning
ordinance to the letter is the only thing that matters, then why are we here? Why are any of us
here? That's all 'm going to say, thank you.

ACTING CHAIRMAN GREEN: Thank you.

Next? Seeing none over there, is there anybody on that side that
would like to speak on this subject?

MR. CECCHI: Hi, I'm Eric Cecchi, C-e-c-c-h-i. | live at 200 West St. James
Street, and | have the pleasure or lack thereof of looking at my front window at the current
buildings that are "somewhat blighted and in need of revitalization" to use the overly kind words of
the Staff report. | just want to say | do appreciate all the care and thought that's gone into the
design and planning of the Eastman project so far from the Staff and Compasspoint.

| specifically want to talk about zoning. Of the zoning requirements,
the setback requirements for B-5, as noted in the Staff report, there is no setback requirement for
the B-5 District; however, there is one caveat in the Municipal Code. It states that where the
property directly across the street frontage is zoned R-3, a 20-foot setback is required. As we
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know, the St. James single-family homes directly across the street are currently zoned R-6 and
being rezoned R-3, thanks to some approval from the Commission, some of the Commissioners
so far. We hope that that will go forward.

Mr. Hubbard pointed out in the rezoning discussion from that down-
zoning meeting at the Conceptual Plan Committee that the St. James properties, that down-
zoning to R-3 would have no impact on the Eastman project. But with due respect, that is up to
this Commission to decide if they want to impose any setbacks that are not maybe technically
required by the code.

| did want to point out that as people have said, this zoning borderline
with the districts is very unique, and there is, from what I can tell, only one-single family home in
Arlington Heights that is directly across the street from a B-5 building, and that's Dunton Towers.
In Sigwalt and Vail, there is a single-family home directly across the street from that. However,
that building does have a ground level setback of at least 20 feet even though the building across
the street is zoned R-4, so there would be no setback required for that building. Also, it's north of
Sigwalt so it has, you know, less of an impact as far as shade goes.

I'd also like to point out that the land use variation that's been
requested to allow a predominantly multi-family residential development in a B-5 District
essentially gives a lot of R-7 qualities to the treatment of the property despite not having any of
the R-7 restrictions on height and setbacks. R-7 requires front, side and rear yard setbacks and
those create a buffer zone from the building so it blends it with the R-4, R-3, whatever might be
next to that R-7 building, and it creates a natural transition to those adjacent single-family homes.
If we look at some of the R-7 developments that are next to B-5, these are off Sigwalt Street, they
all have significant setbacks that allow for extensive, really nice-looking landscaping that helps
them blend with single-family homes. These photos were taken from the front yard of a single-
family home across the street, and the landscaping helps blend in with the neighborhood much
better than what would be allowed by the zero setback that's been proposed. These additional R-
7 properties, these are off of Pine and Wing Street, but it's also next to a Business District.

The proposed structure has no setback on the north side while the
building has been "recessed" beginning on the third floor. The ground level parking garage has
no setback or it's less than one foot. The third floor setback does not provide any green space or
landscaping on the ground level and it makes the already narrow St. James Street feel narrower
with the garage structure built as close to the street as possible.

So, my request to the Commission would be to impose a setback
requirement of at least 20 feet. Although it's not required, it is in the spirit of the borderline
between R-3 and B-5 Districts, and it's also consistent with some of the other higher density multi-
family bordering structures to single-family homes. Thank you.

ACTING CHAIRMAN GREEN: Thank you.

MRS. CECCHI: | do not know how you do this. It's way past my bedtime.
Thank you for your being here.

ACTING CHAIRMAN GREEN: Give us your name please and spell your
last name.

MRS. CECCHI: My name is Celeste, last name is Cecchi, C-e-c-c-h-i, and
I'm at 200 West St. James. So, my husband, who was just speaking, and | purchased this home,
as you see right across from the building.

| was going to come tonight actually and talk about some of the
neighborhood impacts, things that you've been hearing, the snow that's been dumped right in our
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front yard from the current existing building, and just problems with traffic and snow and all the
things. But as | was preparing tonight, | actually decided to throw my neighbors a curveball and |
hope, I'm on the HANA Board. But | decided | wanted to talk about something that could
potentially be a really positive thing for our neighborhood with this building besides obviously
anything is going to be better than this eyesore.

The thing that | think I'm most excited about aside from aesthetic, a
more aesthetically pleasing view, is the opportunity that we have to invite diversity into our
neighborhood. | was traveling for work when we had the Housing Commission, and | just wanted
to kind of encourage, our language matters a lot. So, | told you my husband and | bought this
house nine years ago but 13 years ago was when | moved to Arlington Heights as a single mom
on food stamps. Had it not been for our Village's programs and scholarships and even
ordinances, like the Inclusionary Housing Ordinance, | would not have had the opportunity to
move here and send my son to these topnotch schools, the wonderful Park District programs, the
library programs, the things that we so highly value as residents here in Arlington Heights. These
Village ordinances have been intentionally voted on and passed by our elected officials to make
our Village a richer and fuller community. So, I'm excited about the possibility of that becoming
more of a reality in our neighborhood.

It's already been talked about just what the requirements are, the 7.5,
and | won't get into all the details. But | did want to point out, as | just said, that language matters.
Compasspoint talked about, under Affordable Housing Plan, page two, they talked about just the
feasibility of finance of these units and their intent to buy out what they could. They went on to
talk about it not being feasible because of the rising real estate taxes, the developers have taken
a hit since Covid. They started talking about those hits as far as it pertains to the financial part of
the project, but of course these are all hits that we've had as well, that we've had to plan for and
make sacrifices for, adjust our own budgets for. Research shows that renters have been
disproportionately hit. In fact, in Arlington Heights, according to Rent.com, the increase has been
16.3 percent for rental units while the average salary has only increased four percent.

But the part that most personally like was impactful and painful to me,
and like it was reiterated tonight, was the language that was used. It says the inclusionary units
will cost the same to construct as the market rate units, and the building's excessive amenities,
the pool, the co-working spaces, the lounges will be utilized by those renters. So, the way that we
are “other-ing” the renters who are invited to be in those units means that we are, it's not a
benevolent thing. Like we get to have a richer, fuller community when we invite people who may
not have had the option to be there.

One of the things that | just wanted to say, like when | was in an
apartment, like, yes, even | was able to use the pool, even | was able to use the shared spaces,
and so it's not like an extra added bonus that the people who are in these units get to use the
amenities. So, we're not being extra compassionate by letting people use what is in our law, in
our ordinances to be a part of.

So, I understand that the Staff has recommended Compasspoint by
themselves out of only the minimum allowance which is 1.25, but tonight, | just wanted to
encourage you, our Commissioners, and also Compasspoint staff to realize that buying ourselves
out of units, any units, is buying ourselves out of the opportunity for renters like me to be able to
call Arlington Heights their home, too. We're buying ourselves out of the privilege of learning from
people who might have had a different life experience than we have, and we're buying our
neighborhood out of the opportunity to grow in our diversity, which actually is a value that we as a

LeGRAND REPORTING & TRANSCRIBING SERVICES
(630) 894-9389 - (800) 219-1212



39

Village claim that we hold firmly to.
So, |l invite you to see, maybe even be excited about like | am, the
potential that this project has to add beauty and diversity to our neighborhood. Thank you.

ACTING CHAIRMAN GREEN: Thank you.

Anybody else on my left, or the right side of the room?
(No response.)

ACTING CHAIRMAN GREEN: Seeing none, | think I'll close the public

comment for tonight and we'll get back to questions that the Commissioners may have.
Joe, would you like to start?

COMMISSIONER LORENZINI: Sure. We may need a break before this
though.

ACTING CHAIRMAN GREEN: You mean after this.

COMMISSIONER LORENZINI: So, let me start with the developer. The
size of the affordable housing units or the affordable units, are they going to be the one-
bedrooms, the studios? The 10 affordable units, what size units are those going to be?

MR. CITRON: First of all, the sizes are the same sizes as the other units in
the building. So, and we have to have a mix corresponding with the percentages of two-
bedrooms, one-bedrooms there in the building. So, if we have a one-bedroom, it's the same size
as all the one-bedrooms. I'm trying to be very careful --

COMMISSIONER LORENZINI: No, no, no.

MR. CITRON: Itis not benevolent, it's just the --

COMMISSIONER LORENZINI: No, no, no, maybe, you didn't answer my
guestion. It's going to be based on?

MR. CITRON: I'm sorry. It's going to be the same sizes. So, a two-
bedroom, they'll be a two-bedroom.

COMMISSIONER LORENZINI: No, that's not my question. It's the mix, it's
going to be the same mix?

MR. CITRON: Same mix. Same mix.

COMMISSIONER LORENZINI: That's all I needed to know, thank you.
Traffic, the traffic study.

ACTING CHAIRMAN GREEN: Mr. Corcoran.

COMMISSIONER LORENZINI: So, there's been a lot of comments
regarding the traffic study, that it was done during the pandemic. That seems to be a reasonable
concern, that it doesn't really reflect what's going to happen today or next year. You mentioned or
it was mentioned that five percent was added to the study to account for that, but that doesn't
seem like much compared to, especially when you talk about the parking lot.

MR. CORCORAN: So, we looked at some pre-Covid counts to come up
with that basis for the five percent.

COMMISSIONER LORENZINI: That study was based on pre-Covid?

MR. CORCORAN: We found some traffic studies that were done in the area
prior to Covid so we could compare some of those volumes to get a sense of what the change
could have been.

COMMISSIONER LORENZINI: All right, and you added five percent to it.

MR. CORCORAN: That's why we came up with that.

COMMISSIONER LORENZINI: So, it wasn't purely done based on during
the Covid period?
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MR. CORCORAN: No. Well, the counts were done during the beginning of
last year, so they were still in the COVID. Then we raised them up by what we judged to be five
percent based on counts that we found from the pre-Covid period in the area.

COMMISSIONER LORENZINI: Right, understood.

MR. CORCORAN: And even --

COMMISSIONER LORENZINI: There's a lot of concerns about density, a
lot of good points made. So, you had 40 units originally, and then you added -- I'm sorry, you had
140 units.

MR. CITRON: No, we actually had 154.

COMMISSIONER LORENZINI: | know, hold on, hold on. You had 140
units, and then you added 10 units. But that really didn't cost you anything because you had to
meet the affordable or the inclusion code, correct?

MR. CITRON: No, we originally, the original proposal was for 154 units. We
dropped four units to bring it to 150, and based on that density and the Inclusionary Housing
Ordinance, out of that 150, 10 of those units were required to meet the inclusionary standards.

COMMISSIONER LORENZINI: Okay, all right. Thank you, that's all | have
for you. Sam, it always seems like, probably because you do such a good job, | like to ask you
guestions. One of the variations, could you explain to me, or I'm sorry, the multi-family residential
development, why is that a variation?

MR. HUBBARD: Because the ground floor commercial was only six percent
of the overall ground floor, so it wasn't substantial enough to qualify it as a true mixed-use
building. It's really predominantly a multi-family building, and B-5 requires mixed-use buildings.

COMMISSIONER LORENZINI: Very well, but | guess in today's
environment, that's not that important because there's a lot of vacant spots on the first floor
anyways.

MR. HUBBARD: No comment.

COMMISSIONER LORENZINI: [, as an engineer, should know this, but
what defines tandem parking?

MR. HUBBARD: Tandem would be two stalls where one stall blocks access
to the other stall. It's one stall in front of the other as opposed to side to side.

COMMISSIONER LORENZINI: Got you. Gotyou, okay. A comment was
made that this is one of the most dense if not the most dense development. What constitutes the
density of a development such as this?

MR. HUBBARD: So, however many dwelling units they provide divided by
the size of the land that they're located on. So, dwelling units per acre.

COMMISSIONER LORENZINI: How does that vary if all the units are
studios or other units are two-bedrooms?

MR. HUBBARD: It would still be the same density if you have, on the same
site, if you had 100 two-bedrooms versus a development that was 100 one-bedrooms. It's the
same density because it's based on unit. If you did a density calculation based on bedroom, it
would increase. But density is, the code requirements for density are based on the unit.

COMMISSIONER LORENZINI: And generally around the Village, there's
been several, it seems like a lot of developments these days are rental. What is the typical, or do
we know what the typical occupancy is on these buildings that are rentals?

MR. HUBBARD: | don't know, no. Off the top of my head, no.

COMMISSIONER LORENZINI: Okay, and the discussion of transitional
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property, | remember years ago we talked about there was a development across from the Valley
Grocery Store in Golf Road that is now called something else, there was some property right
across the street that was going to be developed. But the first piece of property across the street
south of Golf Road was transitionally zoned before you stepped into a more dense, higher density
businesses. Is that applicable, that type of transitional zoning, applicable in any way in this area?

MR. HUBBARD: The existing zoning, how it's currently zoned, reflects that
kind of transitional area. So, the B-5 is this property. To the north are properties that are
currently zoned R-6 which is a Multi-Family Residential Zoning District. Those properties happen
to be used as single-family homes as you heard from many of the residents this afternoon, but
their properties are zoned R-6 to allow for multi-family development. So, that was the theory
behind that zoning. My guess would be their properties are zoned R-6 to function as a transition
between the B-5 uses to the south of downtown and the majority R-3 single-family uses to the
north and northwest.

COMMISSIONER LORENZINI: Okay.

MR. HUBBARD: If you, here, | can pull it up here. So, here you go. So, you
can see to the north of the subject property, this is the R-6 District. This is kind of a transition
between the higher density developments down in the B-5 and the less intense developments in
the R-3.

COMMISSIONER LORENZINI: So, it was meant to be a transition although
it's not actually built like that, but --

MR. HUBBARD: Correct.

COMMISSIONER LORENZINI: -- when the B-5 was zoned such as that, we
had the single-family buildings across the street, the R-6 were most likely already single-family
homes since the areas sold.

MR. HUBBARD: Right, | would guess that the single-family homes were
always single-family homes and they were zoned into the R-6 District under the assumption that
in the future they may redevelop their aging homes and may redevelop as some sort of multi-
family in the future potentially that could serve as the buffer between those R-3 to the north and
B-5 to the south.

COMMISSIONER LORENZINI: And several comments were made about
there is no other development like this elsewhere in the Village where you have a seven-story
building next to residential properties. Is that a correct statement?

MR. HUBBARD: Next to single-family residential? | think there's only two
portions of the B-5 District that are directly adjacent to R-3 Districts. One would be this property,
and then the property to the west of it, if those properties' R-6 are zoned into the R-3 District.
Then on the Arlington 425 site, on the west side there were single-family homes there.

COMMISSIONER LORENZINI: Going back to just one of the comments
made by the public that this is the most dense development pretty much, what makes this the
most dense development?

MR. HUBBARD: The number of units proposed on the size of land.

COMMISSIONER LORENZINI: All right, thank you.

ACTING CHAIRMAN GREEN: Lynn?

COMMISSIONER JENSEN: Yes. So, let's begin with you, Sam. Taking a
look at this, so the R-6 is what the zoning is, but it has nothing to do with what's actually there.
Most of it's, are there any multi-family in that R-6?

MR. HUBBARD: There is one multi-family. Just one.

LeGRAND REPORTING & TRANSCRIBING SERVICES
(630) 894-9389 - (800) 219-1212



42

COMMISSIONER JENSEN: Yes, basically it's really an R-3 area even
though it's designated as an R-6.

MR. HUBBARD: Correct, and R-3 uses are allowed within the R-6 District.

COMMISSIONER JENSEN: Right, but | mean, if the idea was this was a
step-down, that's really not going to happen unless somebody in the future, 10, 20, 30 years from
now decided to make one.

MR. HUBBARD: Right, in the future it could be, yes.

COMMISSIONER JENSEN: | just want to be clear on that because | did
view that initially in the presentation, and it was a great presentation, as being a transition, but it
apparently isn't in fact one even though it could be theoretically one.

| would like ask Mr. Taylor a question. Could we bring us the, | don't
know who has the slide that showed what you have in Barrington?

Very good, and actually it's obviously much shorter than that. They
have a quote which several people used, and | guess I'll use that as a jumping off point. Do you
think the development that you're proposing for Arlington Heights is consistent with a cute and
guaint downtown and you want to enhance it? Does this, what you're proposing here, does it do
for Arlington Heights what you wanted to do for the place where you live in Barrington?

MR. TAYLOR: All right, so without misconstruing both projects because
they're two different, distinct projects here, this project is located in the highest dense district in
Downtown Barrington. It happens to allow a four-story height which is what is being proposed
there right now. It's actually not built.

This actual quote was actually a comparison to actually Arlington
Heights where | have this other development, right? So, the comments amongst the crowd there
was, well, this isn't Arlington Heights, and so | made this comment. So, there's no comparison
between the two is pretty much what I'm saying.

COMMISSIONER JENSEN: I'm just asking you, not to make a comparison,
but do you think that the project that you're proposing is consistent with what was expressed here
even though this may have been a --

MR. TAYLOR: Yes, this doesn't have any relation to what I'm proposing
here.

COMMISSIONER JENSEN: | understand, because the whole issue here
and the way the Board is going to be, we have a narrow, technical purview. We're going to do
the zoning and other issues, but the Board is going to look at other issues.

MR. TAYLOR: Sure.

COMMISSIONER JENSEN: That are way beyond our purview, and
character of the neighborhood is going to be one of the big things they take a look at. In the past,
this Commission has given a favorable recommendation to the Board because we were looking
at the narrow technical issues which we're charged with, but the Board reversed that. They said
this is out of keeping with the character of the neighborhood.

| guess I'm trying to get to whether you believe that what you propose
here, given the neighborhood, that you've got this historic neighborhood of houses that are 100
years old, is truly in keeping with the neighborhood where you're trying to place that.

MR. TAYLOR: | believe that this, not this proposal, but my proposal for 116-
120 Eastman is within the character of the site and the Zoning District that is set forth by the
ordinance. So, yes, | do.

COMMISSIONER JENSEN: At this point, | don't really have anything else.
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COMMISSIONER CHERWIN: Lynn, could I just, or Mr. Chairman, could |
just --

ACTING CHAIRMAN GREEN: You're next.

COMMISSIONER CHERWIN: Oh, | was?

ACTING CHAIRMAN GREEN: Go ahead. You're next, he's done.

COMMISSIONER CHERWIN: While Mr. Taylor is up here, kind of we talked
about this Barrington issue because some of the residents did bring it up. What would be, you
know, | guess one point is how many affordable housing units were required by Barrington for this
project?

MR. TAYLOR: None.

COMMISSIONER CHERWIN: Do affordable housing units add cost to your
development?

MR. TAYLOR: Absolutely.

COMMISSIONER CHERWIN: Is there a differential in the amount of, you
know, price per square foot between what we see in Barrington and what we see in Arlington?

MR. TAYLOR: It's almost identical.

COMMISSIONER CHERWIN: In terms of what the rental would come in at,
is it identical?

MR. TAYLOR: It's probably more here.

COMMISSIONER CHERWIN: More here.

MR. TAYLOR: Yes.

COMMISSIONER CHERWIN: It's going to cost you more. Are these rental
units or are these owned units?

MR. TAYLOR: These are rentals.

COMMISSIONER CHERWIN: And there's commercial, obviously it looks
like this one there's a difference in commercial on the first floor, is that correct, or am | missing
that?

MR. TAYLOR: It's mostly commercial. There's a residential lobby similar to
how | have a residential lobby here with an integrated restaurant into the lobby with an open
access policy.

COMMISSIONER CHERWIN: How are the sizes of the units here
compared to Barrington?

MR. TAYLOR: So, these units are larger family style units, predominantly
60 percent are twos and threes, and 40 percent are one-bedrooms. So, we'd performed market
studies in both locations. The market research firm that did the market research for this project is
the same one that was done for Arlington Heights. So, we hire people who tell us, who are
smarter than we are who tell us what the mix should be.

COMMISSIONER CHERWIN: And the existing zoning in Barrington
wouldn't let you go over --

MR. TAYLOR: Four stories. So, and just as a unique perspective, this is a
6.2 acre site and I've got two different projects actually on the site. So, on 1.7 acres, we're
building 125 units. Now, this unit is actually bigger in total gross square footage than what I'm
proposing here.

COMMISSIONER CHERWIN: And what about traffic-wise?

MR. TAYLOR: We have 409 parking spaces for 13,000 square feet of retall
and 125 units.
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COMMISSIONER CHERWIN: So, and traffic-wise, | don't know, | know it
doesn't match necessarily one for one, but you figure the traffic flow here, is it generally twice as
much?

MR. CORCORAN: Off the top of my head, | can't tell you the proportion but
this does generate more traffic because, as he mentioned, the 13,000 square feet of retail and
much of that is restaurant which generates a lot more traffic than a typical store. So, yes, this
generates more.

COMMISSIONER CHERWIN: So, the point is really these are very different
projects. Mr. Citron mentioned in his presentation that there was, the building would not be built if
the affordable, and maybe Mr. Citron wants to speak, too, but a 10-unit bonus on the affordable
units, you had mentioned the building would not be built if that density enhancement was not
available. Is that due to the costs that are spread throughout the project to the affordable units?

MR. CITRON: So, actually Joe would have been the better one to answer
that, but yes. That was based on my discussions with Joe on analysis of what it cost to build this.
I'm trying to be very careful in what | say here because of the concern that was raised, but the
cost to build this building is the same whether it's a market rate unit or the inclusionary unit.

COMMISSIONER CHERWIN: Right.

MR. CITRON: And the amenities in the building, again, it's great. The point
is, Is it costs us the same to build that, so we need that density. Even though we're not going to
recognize the same rent per square foot on the inclusionary units, we need those units to spread
this entire cost over. So, those additional 10 units does make the project economically feasible.

COMMISSIONER CHERWIN: Yes. So, | mean, the point being, the reason
| bring that up is because we have a lot of people in this Village talking about they want affordable
housing but then they don't want density. It's kind of, if you want affordable housing, the only way
to get it is density.

MR. CITRON: The Village provided for that in their own ordinance.

COMMISSIONER CHERWIN: | understand, yes. | mean, it's, we can say
what we want about the ordinance, we're not here to comment on that ordinance. | mean, we
could probably go on for a while about that. But one of the either intended or unintended
consequences of requiring that is if a developer is going to deploy capital into our city, our Village,
and enhance our Village, the density has got to come with it, or else like a lot of developers |
talked to, they don't even want to come to Arlington Heights now because they'd rather deploy
their capital elsewhere where they can get the kind of return that, you know, they would otherwise
get.

MR. CITRON: And it's interesting, if you look at your ordinance, and I'll be
finished in just 30 seconds here, it says we could ask for a density bonus of market rate units, but
that's not what we're asking for.

COMMISSIONER CHERWIN: Right.

MR. CITRON: We're actually asking for a density bonus, 10 units of
inclusionary units. So, we're not even taking the full advantage of what the ordinance says.

COMMISSIONER CHERWIN: Understood. So, | guess that's just
something | wanted to make clear because | know a lot of times argue about density being too
much, but the Village has already made a policy decision that they want more density because
they want more affordable units and that's the only way to get it. So, | think people have to
understand that, there's a cost to that. Whether it's worth it or not, that's up for various people to
decide.
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Last question I'll ask, Sam, one of our residents mentioned the
possibility of blocking Highland Avenue on the north. Is that feasible to cut down traffic? | guess
two questions would be is it feasible from the Village's perspective and from the developer's
perspective to help ameliorate some of this potential effects of traffic?

MR. HUBBARD: From emergency services perspective, no, we need that
open for circulation around the building.

COMMISSIONER CHERWIN: Wait, you mean can they fit --

ACTING CHAIRMAN GREEN: Fire.

COMMISSIONER CHERWIN: Yes, well, they have a reverse, don't they?

MR. HUBBARD: But it doesn't work.

COMMISSIONER CHERWIN: We've got to get that fixed.

MR. HUBBARD: Well, you're saying can they close off the intersection?

COMMISSIONER CHERWIN: Well, like they were going into what you're
saying because it's a dead end and the fire truck, the Fire Department doesn't want to go in
reverse, they want to keep going forward?

MR. HUBBARD: Right. Right, yes.

COMMISSIONER CHERWIN: Could there be like an emergency bumper, a
gate or something to let them through?

MR. HUBBARD: Potentially, yes. | mean, it's something that we could look
at.

COMMISSIONER CHERWIN: I'm just saying one of the big issues here for
people is traffic. They have serious concerns about traffic. | mean, let's face it, right, it's right next
to downtown. There's going to be traffic, downtown has always been there, | getit. 1 mean, but
we do have to balance the people that are there, that's one of their major concerns. So, anything
we can do to help ameliorate that in my opinion we should explore. So, if it's something like a
partially gated gateway that, you know, | don't know, that's something maybe to talk about with
the developer.

MR. HUBBARD: Yes, it's definitely something we would have to kick
around. The whole street is governed by an easement, so you know, the property to the west
also has rights for access and | don't know if closing off part of it, | mean, how that would impact
that. So, it's complicated.

COMMISSIONER CHERWIN: Okay, well, I think it's something that we
should explore because it's a very serious concern of the people.

That's all, Mr. Chairman.

COMMISSIONER ENNES: It's a similar issue to what we had with the
hospital when they were expanding and all the side streets, what they did over there.

COMMISSIONER SIGALOS: Yes, | was going along the same train of
thought as Jay was as far as can we limit or restrict any northbound traffic out of the parking
garage? In other words, they can only go southbound in exiting the parking garage and not go
northbound to St. James Street. Anyway, that's not something we could answer here, but that
would be among the possibilities of maybe solving some of the traffic problems.

MR. TAYLOR: So, this issue came up at the first community meeting of
which we proposed that the north end of Highland be just shut down, so there's a gate, nobody
can access St. James from Highland. Through various discussions with Staff, the Police and Fire
Department came back and actually said no, you can't close access. Not only can you not close
access, you can't even put a temporary barricade that can be driven over. You know how they
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have those plastic ones that are reflective. They didn't even want that, they didn't want to be
proposed.

We're all in favor of that, by the way. | think the natural traffic flow
from our building is going to be south on Highland to Eastman to either Vail or to Northwest
Highway. There's no reason to go north to St. James to go someplace. There's no reason, it's
easier to go to Northwest Highway and make a right to go north. We don't police what other
people do but we certainly could do it on our own development. If Staff and the various agencies
allowed us to patrtially close off Highland to the north, we would absolutely amend the plans to do
that.

So, again, we'll revisit it. That's not an issue. We would be glad to do
that.

COMMISSIONER SIGALOS: Okay, thank you. Now, | understand and I'm
not going to get into any of the financial aspects of the cost of the construction of your proposed
building and so forth. But that's what's driving the density of the number of units that you have
that rationalize the cost of the building. Yet you've put in a swimming pool which adds to the cost
of the building. I'm not aware of any other residential buildings Downtown Arlington Heights that
have a swimming pool on it.

Well, anyhow, that's neither here nor there. | really appreciated
hearing all the comments from the residents. | think they were very well pointed. | don't like the
fact that you have zero setbacks. That doesn't allow any landscaping to help the building blend in
closer to the neighborhood. | think it's too tall. You've got a couple stories of parking garage
above grade which could be below grade and reduce the height of the building.

So, those are just the comments | have. Right now, I'm really not too
much in favor of the project. That's all | have.

ACTING CHAIRMAN GREEN: Terry?

COMMISSIONER ENNES: John, | know where you're coming from. | agree
to a certain extent. It's a very modern building, it's a beautiful building. 1 don't think it really goes
there with the neighborhood. That's not our job.

Does it suit the zoning? It really seems like it does. | don't think it's
the best project for the neighborhood even with the step-back. Look at your picture up here. You
have a nice step-back with this and I think irrespective of the fact that across the street we have,
not irrespective but because of the fact that we have single-family homes, it would be nice if there
was a way to step this back on the residential side. Also, | don't like the zero lot lines, whether it's
allowable or not.

Sam, | have one question for you. This is the first good-sized
apartment building that we've had in this part of town since the Park View which was kind of a
debacle for the Village in regard to the Inclusionary Housing. It went from one that was going to
have the minimum number of units approved, and before we knew it the whole building has been
converted. Is there anything that we can do to limit the number to the number that the developer
is proposing at this time without them having to come back and seek additional approval?

| like to hear Mrs., | think it's Cecchi, benefited from the program here
in Arlington Heights in the past, but | don't like what | saw with Park View when they came back
and totally changed the nature of the property right in Downtown Arlington Heights without even
having to come back to the Village.

MR. HUBBARD: Yes, | don't know if that's a restriction the Village Staff
would recommend. | think you can ask the developer if, you know, they're interested in doing
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more and what their perspective is if they are thinking of turning this into a 100 percent affordable
housing building or not.

COMMISSIONER ENNES: We'd never hear that at the outset.

MR. HUBBARD: | don't know if a restriction on, you know, affordable
housing would be a condition that --

COMMISSIONER ENNES: Not restriction, a limitation to what they're telling
us they're going to do which will not let them after the fact come and totally change the nature of
the building in a neighborhood.

MR. HUBBARD: That might run afoul of certain, you know, affordable
housing regulations or housing laws.

COMMISSIONER ENNES: Sure, then we have Cook County coming in and
telling us where to put in buildings.

MR. HUBBARD: But your point is heard.

COMMISSIONER ENNES: Yes, okay. That's all | have at this point.

COMMISSIONER LORENZINI: | have one more question for Mr. Taylor. In
this picture, where is the parking?

MR. TAYLOR: Parking is under the building. We have a lot of outdoor
parking that's associated with it as well.

COMMISSIONER LORENZINI: Thank you.

MR. TAYLOR: And it's in the first floor.

ACTING CHAIRMAN GREEN: [ just have a couple of questions, and Joe
just hit the one. Was this originally proposed with more parking underground? | mean, lower
down underground? I'm sorry.

MR. TAYLOR: No, the first iteration had two levels of parking above grade.
We've increased the parking count and put a half a level below grade. I'll tell you that the cost to
go underground is a whole lot higher than what we proposed.

ACTING CHAIRMAN GREEN: As an Architect, | know where you're coming
from that.

MR. TAYLOR: Right, and as we've gone through this process, we've made
a lot of concessions to the design of the building, both from an exterior and interior point of view
that has increased the cost of this project. We've, you know, nonetheless, having increased the
affordable housing count from eight to 10 at a cost of around $350,000 per unit on average, those
costs really add up.

You know, | think I mentioned this in the Affordable Housing
Commission that | have to take into account a lot of factors when developing a project, right?
Financial is obviously one of them. If it doesn't make sense financially, | can't attract the capital
and | can't build it. So, you know, | try to balance everybody's points of view and, you know, |
deal with Staff and | deal with commissions and | have to balance everybody's point of view. | try
to do it as best | can.

ACTING CHAIRMAN GREEN: | hear you, Joe. My comment is this, and |
appreciate all the public comment that was here tonight, and please excuse me, | think I'm losing
my voice here tonight, but just to give it a little history for me, I built my own house in Arlington
Heights and I've been here for 37 years. So, | have a lot of care and | do, | love Arlington
Heights. | recognize your dilemma that you're in, but I can, I'm just, and don't take this wrong,
when | was looking for a piece of property, | checked out everything that there was to check out
simply because | could barely afford to buy the land to build a house on. So, | was starting out
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and so | was very, very careful on what | did.

But this property is located, and as you look out your windows, you're
seeing the whole Downtown Arlington Heights area, and these are seven, eight, nine, 12,
whatever story buildings that you're looking at. This is not out of character for the downtown. We,
as a Plan Commission, we went over the Comprehensive Plan, it's something we review every
year on a yearly basis. So, the zoning that is here has been talked about and thought about a lot.
This is not something that has come up just recently.

So, | personally think that this building fits what's going on here. |
appreciate, and that's my opinion. We listened to your opinion, now you're going to listen to mine.
So, | appreciate what it is. I'm an architect, | like the way the building looks. | like the amenities. |
like the fact that Joe is building on the north side of Northwest Highway. That was a stumbling
block that the downtown area has been trying to accomplish for years. And Sam, you know what
I'm talking about is that it's hard to get the development to cross the street to the north side.

So, I think this is a welcome project, and I think it's going to enhance
the downtown and that's it. I'm sorry, this is the zoning that's there. This is a legal building.

COMMISSIONER CHERWIN: Commissioner Green? Could | just move to
continue the meeting? We're at 10:30.

ACTING CHAIRMAN GREEN: Oh, yes.

COMMISSIONER CHERWIN: I believe we need a continuance.

MR. HUBBARD: Extend, yes.

ACTING CHAIRMAN GREEN: How long would you like to do it?

COMMISSIONER CHERWIN: Not very long.

MR. HUBBARD: Do you want to extend it for another half an hour?

COMMISSIONER CHERWIN: Extend it for a maximum of 30 minutes.

ACTING CHAIRMAN GREEN: So, there's a motion to extend for half an
hour.

Is there a second?

COMMISSIONER ENNES: [I'll second it.

ACTING CHAIRMAN GREEN: All those in favor, say aye?

(Chorus of ayes.)

ACTING CHAIRMAN GREEN: All those opposed?

(No response.)

ACTING CHAIRMAN GREEN: We're on for another half hour, 11:00
o'clock. So, this is my opinion, and | am entitled to my opinion. If the politics of this don't work,
take this to the Board. Those are our politicians. We're dealing, as Lynn said, with zoning issues
here and we have to limit ourselves to that. We try very hard to stay out of the politics of this and
get to just the zoning. So, please don't misunderstand what I'm saying but it's the zoning. So,
that's my comment.

Any others? Go ahead, Lynn.

COMMISSIONER JENSEN: Yes, I think that, first of all, | appreciate all the
comments from the residents of HANA. 1 think you made your points very, very well. | think they
will resonate with the Board which is the entity that makes the decision. So, | feel the same kind
of dilemma that I think others have expressed because | know what we're supposed to do in
terms of our charge. But you've raised some issues that go way beyond the charge and |
particularly like the way that John Lewis stated things saying why don't we do something that's
common sense?
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| think the Board can do that for you. I'm not sure that this
Commission, given our zoning requirements, can do that because as the Chair said, this is a legal
building that meets the things that we are asked to look at. So, I'm very moved by the points that
you made. | think they will resonate with the Board. I'm not sure where that leaves even me in
making a vote at this point.

ACTING CHAIRMAN GREEN: Any other comments? Or a motion?

COMMISSIONER CHERWIN: | guess, no, my comment would say, you
know, similar to what Lynn has said here. | mean, | personally, | think that this project is a good
project overall. | would like to see, you know, | think there may be some more opportunities to
accommodate the neighbors. | mentioned the one about traffic flow. There may be some on the
buildings, you know, the setbacks maybe not so much, but maybe some tiering or something on
the upper floor to give them a little bit more of a transition. | think maybe a little more effort can be
made to accommodate.

Granted, I'm fully appreciative of what has to go into this type of
project and what costs are being driven by the Village in what they are requiring from you that you
don't have as much control over. But that's the policy the Village has made and the
consequences are that, you know, it affects the developments. So, that's, it's a difficult decision
but, you know, | would probably like to see, before | recommend approval, | would probably like to
see a little bit more work to try to accommodate the neighbors.

But overall, I like the project and | think ultimately we should be able
to get something through that makes sense that's very similar to what you've presented.

COMMISSIONER JENSEN: I'd like to know what you heard at the
neighborhood meeting. Did you hear most of what you heard here? And you did take some
steps to address a number of them as you had in your presentation as | understand it. Well, |
don't want to --

ACTING CHAIRMAN GREEN: Is there any more discussion?

COMMISSIONER ENNES: | have a question for the Commissioners.
Would you be open to putting in a provision to limit the approved number of affordable units?

COMMISSIONER CHERWIN: You're saying to just hold it steady with 10?

COMMISSIONER ENNES: To what they're proposing now.

MR. LYSICATOS: Through the Chair? | don't know that that's, I think that's
maybe for the Housing Commission. If that matter is able to be taken up, | think that sits with the
Housing Commission. | don't even know that you can control rents at that point. I'm not sure that
that falls within that. | think your purview at the moment is probably to approve the density
variation.

ACTING CHAIRMAN GREEN: The zoning part. | would stick to the zoning
part.

COMMISSIONER CHERWIN: 1 think that's probably right. Just like the
design is the Design Commission, you know, whether we like the building or not, it's kind of, you
know, looked upon by the Design Commission. So, | don't think we're here for that.

ACTING CHAIRMAN GREEN: Having all that being said, is there a motion?

COMMISSIONER JENSEN: I'll make the motion.

A motion to recommend to the Village Board of Trustees approval of PC #23-002, a
Planned Unit Development to allow a 150-unit multi-family residential development on the
subject property, a Land Use Variation to allow a predominantly multi-family residential
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development in the B-5 District, and a Conceptual Special Use Permit approval for a
restaurant on the subject property, and the following Variations:

1. A variation from Chapter 28 of the Municipal Code, Section 5.1-14.1, to allow 150
units on a 43,438 square-foot lot where code requires a minimum lot size of 46,500
square feet;

2. Avariation from Chapter 28 of the Municipal Code, Section 6.1-5.1, to allow tandem
parking spaces.

This recommendation is subject to the following conditions:
GENERAL

1. The outdoor roof deck area along the Western side of the building shall be
restricted from use between the hours of 10:00 p.m. to 10:00 a.m., Sunday through
Thursday, and from 11:00 p.m. to 10:00 a.m. on Friday and Saturday. There shall be
no building-mounted or permanent speakers/audio system installed on the outdoor
pool deck. All personal music and speaker usage on the outdoor deck must end by
9:00 p.m. on any night. Usage of the outdoor deck area must abide by these
restrictions and the Applicant must take any action necessary should the Village
notify them of complaints of excessive noise emanating from the outdoor deck
usage on the subject property. The Village reserves the right to establish additional
restrictions on the general usage times and music/sound from said outdoor deck
should the occupants of the subject property fail to abide by these restrictions or
cause excessive nuisances.

2. All restaurants that desire to operate within the PUD must obtain a special use
permit or receive a waiver of the special use permit requirement if deemed
acceptable by the Village.

3. At time of application for building permit, the Applicant must provide a detailed final
construction schedule and logistics plan that identifies staging areas, material
storage, lane closures and construction worker parking for review and approval by
the Village. Any work taking place within the right-of-way must be scheduled to
minimize disruption to other businesses, residential neighbors, and patrons of the
downtown and nearby vicinity. Construction traffic must be limited to pre-approved
lanes and locations to be determined by the Village. The Petitioner shall provide a
truck parking and truck access plan for review and approval by the Village.
Emergency access must be maintained at all times during each phase.

4. Conversion of the building from rental to condominium units will require an
amendment o the planned unit development and the provision of sufficient parking
for such change as determined necessary by the Village.

5. The Applicant must provide all required impact fees in accordance with the
requirements of Chapter 29 of the Village Code.

6. The Applicant is responsible to ensure that the planned development is and
remains in full compliance with the requirements of Article XVII of Chapter 7 of the
Village Code, being the Village's Inclusionary Housing Ordinance and the Village's
Inclusionary Housing Guidelines, including, without limitations, the following:
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a. Providing, at a minimum, 10 actual on-site units (a minimum of five
percent of the total units) in the planned development and fee-in-lieu
for 1.25 units (a maximum of 2.5 percent of the total number of units)
or a total of 11.25 units (7.5 percent of the total number of units) in
compliance with Section 7-1707(b)(3) of the Village Code.

b. Satisfying all conditions and requirements necessary for Applicant to
obtain development cost offsets pursuant to Section 7-1709 of the
Village Code, including, without limitation, obtaining density bonuses
pursuant to Section 7-1709(a).

C. Ensuring compliance with all other provision of the Inclusionary
Housing Ordinance and the Inclusionary Housing Guidelines as
applicable.

7. The Applicant must comply with all federal, state, and Village codes, regulations
and policies.

Parking Related

8. Parking within the garage shall be operated as per the below:

a. Residential parking spaces within the garage shall be leased
separately from units and must not automatically be included within
any residential lease.

b. Any tenant desiring two parking spaces within the garage must lease
tandem spaces (with first priority going to two-bedroom units) if
tandem spaces are available. Only after all tandem spaces are leased
may individual/single spaces be leased by tenants desiring two
parking spaces.

C. No more than 51 tenants shall lease two spaces within the garage.

d. No residential unit shall lease more than two parking spaces within

the garage.

e. Residential guest parking within the garage spaces be made

available.

9. Attherequest of the Village, the Applicant must provide details and data on the
operation, management, and usage of the parking within the residential garage and
on-street parking space usage. If parking issues arise, the Applicant must work
with the Village to modify the parking plan to address any such issues to the
satisfaction of the Village. The Applicant must use good faith efforts to implement
and enforce the parking conditions and restrictions outlined above.

Loading Conditions

10. Loading operations are restricted to the following:

a. Commercial/Restaurants: Allowed only between the hours of 7:00
a.m. to 5:00 p.m.
b. Residential: Residents moving in/out must schedule their loading

dock time in advance. Move-ins/move-outs will take place in the
loading dock on Eastman and be allowed between the hours of 7:00
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a.m. to 7:00 p.m. Loading operations will be prohibited between the
hours of 10:00 p.m. to 7:00 a.m.

Trash: All trash must be loaded onto trucks within the loading area.
All loading/unloading for the commercial space, move-ins/move-outs
for the residential tenants, and trash collection shall occur on-site and
within the dedicated loading zone. These activities shall be prohibited
from occurring on-street.

oo

Traffic/Street Infrastructure Conditions

11. If itis determined by the Village that there is unsatisfactory traffic circulation and
congestion within and through the subject property, the Applicant must work
with the Village to modify the site circulation and access as necessary to
mitigate for any such issues.

12. The Applicant shall work with the Village to implement improvements to the
following intersections:

a. St. James/Highland: Stop sign shall be installed at the northbound
approach.

b. Highland/Eastman/Bank Drive Aisle: Stop signs shall be installed at
the eastbound approach and the westbound approach (as feasible) at

this intersection.

Site Related

13. No later than issuance of a building permit, the Petitioner shall execute a public
access/sidewalk easement along the south side of the building, at the discretion
of the Village and as necessary to comply with ADA pathway widths.

14. Final streetscape along Eastman shall be consistent with downtown standards
and certain modifications may be required at time of building permit (additional
sidewalk width, revised tree grates, recessed building doors, et cetera) at the
discretion of the Village.

15. The garage warning system shall be equipped with after-hours technology to
reduce or shut off the noise during overnight times.

Building Related

16. The Applicant must comply with all of the requirements set forth in the April 12,
2023 motion of the Village's Design Commission concerning approval of the
design for the building within the planned unit development.

17. All building-mounted and site mechanical equipment (meters, panels, utility
connections, Fire Department connections, transformers, utility pedestals, et
cetera) must be appropriately sited and screened from public view, as
determined by the Village. To the fullest extent possible, these elements must
be internalized within sound attenuation structures. Prior to issuance of a
building permit, additional information/manufacturers specifications on sound
levels and attenuation and capacity for additional sound attenuation around the
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units must be provided for Village review.

18. All utility service times must be underground.

19. The Petitioner shall continue to work with the Village on the design of the
proposed Fire Department connection. Said connection shall be a low-profile
design, to the satisfaction of the Fire Department, and shall not encroach into the
ROW.

20. The location of the northernmost rooftop unit (RTU) shall be shifted further
south, as feasible, and screened with additional sound buffering panels as
determined necessary by the Village.

21. The Petitioner shall work with the Village on the proposed lights on the northern
building elevation to ensure that they are located at low elevations and are
angled towards the ground.

ACTING CHAIRMAN GREEN: Is there a second?

COMMISSIONER CHERWIN: Can | ask Staff a question?

ACTING CHAIRMAN GREEN: Sure.

COMMISSIONER CHERWIN: Thank you.

Mr. Hubbard, | would like to consider suggesting a motion to, | know
we've been here, | don't know how the other Commissioners feel about maybe allowing some
additional time for the Petitioner and see if the Petitioner is up for potentially reviewing the
aspects of the project with the neighborhood one more time to see if they can make some more
adjustments that would allow the HANA group to feel better about the project.

So, | guess my question would be to Mr. Taylor. Would you, you
know, if we vote tonight, it may not result in a positive recommendation. Would you be willing to
take some additional time to consult with HANA and potentially continue this meeting to a later
date?

MR. TAYLOR: I'd absolutely sit and talk with the members of HANA again.
| don't know what fruit that will bear quite honestly, | think. We've done the setback on the third
floor. We've moved the parking entrance down Highland. We've added considerable expense to
the exterior of the parking structure to limit the amount of light emanating from the thing. We
have met with a lot of, you know, challenges and I think I'd prefer a vote knowing that we've gone
through these issues with the Architectural Review Commission from an architecture standpoint
and they approved it --

COMMISSIONER CHERWIN: Okay.

COMMISSIONER JENSEN: | want to be clear. Just because | proposed
this action, it doesn't say how I'm going to vote on it. | just want to get it on the table so we can
actually take some action.

COMMISSIONER CHERWIN: Well, | generally like the project, but I think it
needs a little bit of work to help the community feel a little bit better about it. At that point, if we've
exhausted all resources and we vote on it, you know, | feel like | could support it, but | don't know
that I'm there yet, so | can't make a motion to support it.

COMMISSIONER JENSEN: We don't have a second, Bruce.

MR. HUBBARD: We have a motion without a second. We have a motion
without a second.

MR. CITRON: If I can, very briefly, because | know we only have now 20
minutes to discuss this, and I'm not making fun of that at all. | recognize the fact that we have
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gotten very late.

If it means that there will be no second here, then we would agree to
set this over. | do believe the only thing we can really address without wholesaling changes to
the building, which would mean going back to DRC and potentially Inclusionary or the Housing
Commission and everything else, is to work with Staff to see if there's some type of barrier to
Highland. Because again, as Joe indicated, we agreed, we don't care about the access to
Highland. Staff, or particularly the Fire Department and the Police Department do, and there may
be some solution that keeps that access that they can get through.

| think that's really the only thing we can talk about without entirely
changing the project. You may say, well, you need to entirely change the project. At that point,
we'll take our chances at the Plan Commission. But if it means not getting the second means this
goes forward without any recommendation, we would agree to a short continuance of this matter
and let us work with Staff on some of those issues and then we'll come back.

COMMISSIONER CHERWIN: Mr. Citron, would there be any opening at all
to potentially tier some aspect of the north part of the building to soften the --

MR. CITRON: The issue we really have is this, the portion of the first and
second floors that are at the property line, if we had to set that back, the parking doesn't work.

COMMISSIONER CHERWIN: Well, let's say we keep the first floor the way
itis. I'm talking about some upper floors potentially tiering.

MR. CITRON: Okay, we can look at it definitely at the seventh floor because
of the way some of the unit sizes are and whatever. Well, | don't know that we need --

COMMISSIONER CHERWIN: I'm not asking for a commitment right now.

MR. CITRON: Yes, | don't know.

COMMISSIONER CHERWIN: I do think we should explore it.

MR. CITRON: The answer is we could look at that. So, those would be, are
probably the only two things that we can look at. The density is the density of the project, what
we need to make this work.

COMMISSIONER CHERWIN: | get that.

MR. CITRON: But again, density really translates, my understanding of
externalities, the density in truth really just looks at traffic. We've already proven that the traffic is
not going to go there. | know no one trusts it, | getit. No one in the audience trusts that. But, so
there is a potential solution to that that they would trust, which is to keep our traffic, whatever that
is, whether it's five percent or 15 percent, it's not going to go higher than that in reality, just to
keep it off of St. James, which again, we're okay with. So, we'd like the opportunity to sit down
with the Police Department and with the Fire Department and see if we can work out some
compromise to do that.

We can also at the same time look at some setbacks for the
remainder of the building, so long as, we're telling you straight out we can't move that garage
without losing additional spaces. It just doesn't work.

COMMISSIONER SIGALOS: Can | ask a question? You make that
statement, but you're over-parked. You don't need as many parking spaces as you have.

MR. CITRON: We're over-parked according to your code which is where
there was some discussion with Staff, but we're parked at what Staff is comfortable with based on
other developments in downtown. We would be happy not to build that lower level, okay. We're
expending, as Chairman Green indicated, we're expending a lot of money to build those
additional parking spaces below grade. If we had to put all of them below grade, there's no
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project here. It truly doesn't work. We stretched to put that additional parking in below grade, but
again, our original proposal was for 180 spaces. I'm sorry, go ahead.

MS. LAMBERT: No, it's okay. | think what's also important to understand,
the way that the parking garage is configured is that essentially the easternmost half is sloping in
order to get to the second level. So, the entire concept basically is predicated upon the length of
that garage, because if you start to trim five feet off of it, we actually don't have the length in order
to make that work. So, you know, there are other ways to configure the garage, but they would
be a way lower efficiency than what we're able to achieve here.

So, unfortunately, it's not as much as, you know, it's not as simple as
taking five spaces away. You'd be looking at taking 40 spaces away or whatever it would end up
being.

COMMISSIONER LORENZINI: You know, all this discussion is interesting,
but I think even if we figured out the way to close the street, | don't think that's really going to
address the major concerns the residents have.

COMMISSIONER SIGALOS: No.

COMMISSIONER LORENZINI: So, | think we need to take a vote tonight
one way or the other.

COMMISSIONER JENSEN: | didn't get a second.

COMMISSIONER SIGALOS: Yes, | mean, just because this, | mean, in my
opinion, just because this fits what's in the zoning, the current zoning, doesn't mean it's the right
project for that site. Doesn't mean it.

COMMISSIONER CHERWIN: Well, and to be clear, it doesn't totally fit
within the zoning, otherwise we wouldn't be here, right? There are some variations, that's why
we're here.

COMMISSIONER SIGALOS: Right, right.

COMMISSIONER CHERWIN: | mean, there are some modest requests.

COMMISSIONER SIGALOS: Yes, but | mean --

COMMISSIONER ENNES: Sam, correct me if I'm wrong, they don't need a
positive vote from us to go to the Village Board?

MR. HUBBARD: No, correct.

COMMISSIONER CHERWIN: The consequence of a negative vote, Mr.
Hubbard?

MR. HUBBARD: It changes the requirement at the Village Board from a
majority to a super majority for the variations.

COMMISSIONER JENSEN: | think you're going to find that the Board,
although it's probably bad to project, that they're going to be much more sensitive to the character
of the neighborhood argument because I've seen them turn down a fair number of things that
actually this Commission passed with a positive recommendation and they didn't get past the
Board. |think you're going to run into that problem at the Board. So, if you're going to make this
project work, you're probably going to have to make some modifications that take into account all
that you heard from the folks who gave you an impassioned assessment of the situation. | think
you're going to run into that much more so with the Board than you do with us.

MR. CITRON: | appreciate the comments. Again, we are willing to take
another stab at it within the, the things I've said that we can look at, that's where we're at right
now with this project. | didn't want to make promises that we couldn't keep. So, if it means
continuing this and coming back with you and maybe we have the same results when we come
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back to you, we're willing to do that. Otherwise, we'll take the vote and go to the Board and see
what happens at that point in time.

I'm not looking forward to requiring a super majority if in fact that's the
way this vote goes down. We have met the standards in your ordinance, and | think the
Chairman has pointed that out, that that is the purview. I'm trying not to be too much like a
lawyer. Again, | can't help myself having done this for 40 years, but we meet the standards.

The question of are we, you can deal with the issues over adjacency
and whether we're in the neighborhood or not in the neighborhood, that's what's driving a lot of
these votes. We are in the B-5 District. We are across the street from R-6. We meet the
standards.

So, | am asking you if we do go through a vote today, to look at the
standards as written in your ordinance, but with that, we are willing to continue this and take
another shot at some of these issues. Thank you.

COMMISSIONER JENSEN: Sam, if you don't get a second and it just dies,
what happens at this point? It goes to the Board with what?

MR. HUBBARD: Well, somebody else could make a motion.

COMMISSIONER JENSEN: Yes, but assuming we get no motion at all?

MR. HUBBARD: Yes, if no motion passes, then it would move forward
without a recommendation.

COMMISSIONER JENSEN: They don't need a super majority or they do?

MR. HUBBARD: No, I think it's the same thing. Without a positive
recommendation, then it needs a super majority at the Village Board, | believe, on variations.

COMMISSIONER JENSEN: Which would be how many votes out of?

MR. HUBBARD: Out of the nine members, you would need at least six.

COMMISSIONER LORENZINI: [ think we should proceed and finish our job
tonight. I'll second the motion.

ACTING CHAIRMAN GREEN: Roll call vote.

MR. HUBBARD: Commissioner Jensen.

COMMISSIONER JENSEN: No.

MR. HUBBARD: Commissioner Lorenzini.

COMMISSIONER LORENZINI: Yes. With comment.

MR. HUBBARD: Commissioner Cherwin.

COMMISSIONER CHERWIN: No.

MR. HUBBARD: Commissioner Sigalos.

COMMISSIONER SIGALOS: No.

MR. HUBBARD: Acting, I'm sorry, who did | forget? Did | forget someone?

ACTING CHAIRMAN GREEN: Ennes.

MR. HUBBARD: Commissioner Ennes.

COMMISSIONER ENNES: No, with comment.

MR. HUBBARD: And Acting Chair Green.

ACTING CHAIRMAN GREEN: Yes.

MR. HUBBARD: So, we have comments from Lorenzini and Ennes.

COMMISSIONER LORENZINI: | guess my comment is, even though |
voted yes, | think the group here made a very, very strong argument that it doesn't fit in with the
character of the area. But the thing that had us most concerned about is the one area across the
street that's meant to be transitional, I'm sure that was made transitional well after many years,
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well after that building was built. So, it's kind of, it's meant to be transitional but really it could
never be, so we really don't have a transitional area to rely on to transition into this building.

It would be nice if we could make it a little smaller, a little less dense
and maybe get some of it underground. | know there's a big expense for that, but it would be nice
if we could get this building not quite as big as it is looking now for the residents.

COMMISSIONER CHERWIN: Can | make a comment?

ACTING CHAIRMAN GREEN: Whoever is next.

COMMISSIONER CHERWIN: | like this project, | want to see it work, and |
really want to see the neighborhood association understand what's going on here. | mean, the
Soviet style KGB outpost that's there now is not a good thing for anybody. Businesses need
heads, they need people. If you want a nice, vibrant downtown community, guess what? People
have to live there. It's not always going to stay the same, you know. So, if the developer comes,
you know, | voted no, my hope is that the developer and you guys can talk, there can be some
adjustments made, and by the time it goes to the Board we agree on something that the Board is
comfortable with.

But this is not good for anybody if it stays like this and it's not good for
Arlington Heights. You're not doing your neighbors any favors by leaving this thing vacant. So,
keep that in mind if we all want to be good neighbors. Besides that, the Village of Arlington
Heights has made policy decisions that are affecting this developer and what any developer is
going to be able to do there, that's outside of any developer's control. So, if you have issues
about that, then that's properly addressed at the Board level.

COMMISSIONER ENNES: My comment is | agree, | like the project. | just
don't think, I think there are some things that could be done to soften the impact on the
neighborhood. | hope you guys can come to terms to it because | agree with Commissioner
Cherwin that it would be a vast improvement to what's there.

COMMISSIONER JENSEN: Well, | feel the same way. | think a project that
does something here is very important. But | keep coming back to Mr. Lewis who made the
remark is this the best you can do, can you do better? | sense that the neighborhood wants to
have something there other than those buildings that are there because they've been empty and
they look horrible. They're not a nice thing to look at. But you haven't totally sold them on this,
and I'd like to see a project go forward here. | think you can do better.

ACTING CHAIRMAN GREEN: So, you've heard our vote and it's been
denied. Our recommendation will move to the Trustees, the date being, do you have a date
certain?

MR. HUBBARD: We're tentatively targeting June 5th, but we'll be in
communications with you to confirm that date.

ACTING CHAIRMAN GREEN: Thank you for coming in.

Sam, should we extend this a little bit further for our second agenda
item here tonight?

MR. HUBBARD: If the Commission is so inclined, | would recommend at
least another extension until maybe 11:15-11:30.

COMMISSIONER CHERWIN: | move to extend to 11:30.

ACTING CHAIRMAN GREEN: Can somebody second that?

COMMISSIONER JENSEN: Second.

ACTING CHAIRMAN GREEN: Roll call vote?

MR. HUBBARD: Voice vote.

LeGRAND REPORTING & TRANSCRIBING SERVICES
(630) 894-9389 - (800) 219-1212



58

(Chorus of ayes.)
ACTING CHAIRMAN GREEN: Voice vote, I'm sorry.

COMMISSIONER CHERWIN: | also move to allow Joe to be able to go to
the bathroom.

COMMISSIONER ENNES: Yes, | feel you.
COMMISSIONER CHERWIN: Do we have a second?
ACTING CHAIRMAN GREEN: | think we should take a five-minute recess

while the room is emptying as they're going home and the next Petitioner is, we'll wake them up
and bring them up.

MR. HUBBARD: All right, so do we have a, is this a five-minute recess?
ACTING CHAIRMAN GREEN: Yes, five-minute recess.

(Whereupon, at 10:53 p.m., the public hearing on the above-
mentioned petition was adjourned.)
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STATE OF ILLINOIS )
) SS.
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| reported verbatim the foregoing proceedings and that the foregoing

is a true and correct transcript to the best of my knowledge and ability.
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PLAN
REPORT OF THE PROCEEDINGS OF A PUBLIC HEARING
BEFORE THE VILLAGE OF ARLINGTON HEIGHTS
PLAN COMMISSION

COMMISSION

RE: MASSA SPA - 918 WEST ALGONQUIN ROAD - PC #23-004
LAND USE VARIATION FOR MASSAGE ESTABLISHMENT IN B-2 DISTRICT

REPORT OF PROCEEDINGS had before the Village of
Arlington Heights Plan Commission Meeting taken at the Arlington Heights Village
Hall, 33 South Arlington Heights Road, 3rd Floor Board Room, Arlington Heights,

lllinois on the 24th day of May, 2023 at the hour of 11:00 p.m.

MEMBERS PRESENT:

BRUCE GREEN, Acting Chairman
LYNN JENSEN

JOE LORENZINI

TERRY ENNES

JOHN SIGALOS

JAY CHERWIN

ALSO PRESENT:

SAM HUBBARD, Development Planner
MICHAEL LYSICATOS, Assistant Director of Planning and Community Development
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ACTING CHAIRMAN GREEN: We're going to reconvene here and we're
going to move on to the number two on the agenda. Massa Spa, am | pronouncing that right?

MR. ALBERHASKY: Massa Spa, yes.

ACTING CHAIRMAN GREEN: Massa Spa, okay. I'm going to swear you
guys in.

Are we back?

MR. HUBBARD: Yes.

ACTING CHAIRMAN GREEN: Okay, raise your right hand.

(Witnesses sworn.)

ACTING CHAIRMAN GREEN: Tell us about your project.

MR. ALBERHASKY: Okay, great.

ACTING CHAIRMAN GREEN: I love to say it that way, | just love to say it
that way. Oh, yes, give us your name and spell your last name for the court reporter.

MR. ALBERHASKY: Of course, yes. My name is Travis Alberhasky. This
is my wife, Sara Alberhasky. The last name is spelled A-I-b-e-r-h-a-s-k-y. We are the owners of
Massa Spa and Foot Massage.

We've been, we've had a massage salon going on for five years,
currently running in Schaumburg. We're looking to expand our massage business into Arlington
Heights. The wife, we have, what, 10 years experience working in nail salons, opening our nalil
salons and then moving into massage salons. We're looking to open up our second location,
pardon me, in Arlington Heights.

Our build-out plans that we have, so we've worked with Sam and
Michael from the city for the recommendations on how to, our process and how it's going. We've
gotten our feedback on the build-out and what we need to do to meet the regulations.

Our next slide here, the one on the left is our blueprint for the hand
sinks which are required in each of the rooms that we're in the process of submitting a building
permit on. The slide on the right has the breakdown of the rooms and which are going to be
used. Three of them are going to be massage, one of them is going to have a heavy manicure
station, and the other one is going to be a facial waxing room on the right-hand side.

The next slide, pretty boring, is our traffic survey. | was pretty excited
to do it in the school, they told us in a degree like, oh, yes, you know, you have to do a traffic
study. | never thought | have to do that. But you can see how the numbers are, the high one is at
59. That's mainly for the Goodwill, that store is kind of on the other end of the building. So, our
parking spaces are going to be more on the right-hand side where it's a little less busy | should
say.

Some of the services that we're offering, it's the Swedish, the deep
tissue, sports massage, you can continue reading on, the couples massage. We've had really
good success in our previous location using the couple massages. It's a great thing to bring
couples in to relax, and they build something together. Like there's something, like when the
couples are together and have a massage, it builds a better cohesion between them. We're also
going to offer foot massages, too, manicures and pedicures in addition to our, and facials, too,
yes, thank you.

Our hours will be 10:00 to 8:00, Monday through Saturday, and
Sundays 10:00 to 5:00. We offer appointments as well as walk-ins. | made a mistake; it should
have been the four rooms. We're planning on hiring six to eight licensed massage therapists.

We thank you for your time and consideration. Are you ready to
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relax? | know you guys are definitely ready to relax.
ACTING CHAIRMAN GREEN: Yes, we are. Thank you, thank you.

Just before we go any further, have all the public notices been made
on this project, Sam?

MR. HUBBARD: They have.

ACTING CHAIRMAN GREEN: Okay, in that case, you can give us the Staff
report.

MR. HUBBARD: All right. So, the property in question is 918 West
Algonquin Road. It's part of the Surrey Ridge PUD and Shopping Center which is located by the
Algonquin and Golf Road intersection, the northeast corner. It's zoned B-2 and, as you heard, the
Petitioner is interested in establishing massage therapy. Massage is not allowed at all in the
Village, it's a prohibited land use. So, the only way to allow that use is through approval of a land
use variation, and that's why the Petitioner is before you this evening. They are not requesting
any variations. It is compatible with the Comprehensive Plan designation and is suitable for
commercial uses.

Here's the aerial. You can see the subject property is bounded by
red. The actual location of the unit is shown in yellow, and then the Surrey Ridge PUD is outlined
in blue. The property operates on a shared parking model where the entire Surrey Ridge
Shopping Center shares parking. So, the sum of the parking requirement for Surrey Ridge is
based on all of the users within the PUD, including the Lowe's.

So, per parking requirements, the property meets code with a very
small two-space surplus. However, consistent with past policy, we asked the Petitioner to survey
the parking lot. You've already heard about his parking survey. He found the peak capacity to be
59 spaces out of the 145 spaces in close proximity to this unit. So, 59 spaces is about 40 percent
occupied. We believe that there is certainly parking capacity to support this use.

This is really a land use issue and, you know, here are the standards
for approval. Historically, | think Arlington Heights has had some crime-related issues with
massage uses in the past, so that's why they are prohibited. We have looked into the
background of the Petitioners and found that they don't have any issues with their current
location. We are generally supportive of this application. We believe it does meet the conditions
of approval. We are recommending approval subject to two conditions, the more notable being
that all massage therapists must be licensed by the lllinois Department of Professional Regulation
as per applicable regulations.

| would mention we could certainly entertain a condition that restricts
this land use variation to the Petitioners, and it would prevent them from getting the approvals,
operating the business for some period of time, and then selling it to somebody who may not be
as an upstanding operator as they are. So, we're certainly open to that potential condition of
approval and, you know, we'll throw it out there for consideration by the Plan Commission if you
all think it's prudent. It is something that in the past we have done, but again it's been a while
since we've had a massage therapy use. So, in sum, we're supportive and recommending
approval.

ACTING CHAIRMAN GREEN: Thank you, Sam.
Is there a motion to enter the Staff report?
COMMISSIONER CHERWIN: [I'll move.
COMMISSIONER SIGALOS: T'll second.
ACTING CHAIRMAN GREEN: Voice vote, all those in favor say aye?
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(Chorus of ayes.)
ACTING CHAIRMAN GREEN: All those opposed?
(No response.)
ACTING CHAIRMAN GREEN: It'sin.
| would open it up to the public, but | don't see anybody. So, unless

there's somebody hiding, did you see anybody under the chairs?

COMMISSIONER CHERWIN: | would just say | saw it in the, you know,

committee, it was fine. | think the Petitioners have a good track record. | would take up Sam's
condition to make it personal to the Petitioners.

COMMISSIONER SIGALOS: | agree with that.
COMMISSIONER ENNES: | would go along with that, too.
ACTING CHAIRMAN GREEN: Any other comments?
COMMISSIONER CHERWIN: TI'll make a motion.

ACTING CHAIRMAN GREEN: Go ahead, please.
COMMISSIONER CHERWIN: | would like to make a motion.

A motion to recommend to the Village Board of Trustees approval of PC #23-004, a Land
Use Variation to allow a massage establishment in the B-2 District.

This recommendation is subject to the following locations:

1.

2.

job.

All massage therapists must be licensed by the lllinois Department of Professional
Regulation as per applicable regulations.

This land use variation shall be limited to the Petitioners and cannot be transferred
or assigned to any other user.

The Petitioner shall comply with all federal, state, and Village codes, regulations
and policies.

ACTING CHAIRMAN GREEN: Is there a second to that?
COMMISSIONER JENSEN: Second.

COMMISSIONER SIGALOS: TI'll second.

COMMISSIONER ENNES: Roll call vote.

MR. HUBBARD: Did Jensen, did you get the second there? All right, nice

All right, Commissioner Cherwin.
COMMISSIONER CHERWIN: Yes.
MR. HUBBARD: Commissioner Jensen.
COMMISSIONER JENSEN: Yes.

MR. HUBBARD: Commissioner Ennes.

COMMISSIONER ENNES: Yes.

MR. HUBBARD: Commissioner Sigalos.

COMMISSIONER SIGALOS: Yes.

MR. HUBBARD: Acting Chair Green.

ACTING CHAIRMAN GREEN: Yes.

MR. HUBBARD: It's a unanimous recommendation of approval. Oh, walit,

Commissioner Lorenzini.

LeGRAND REPORTING & TRANSCRIBING SERVICES
(630) 894-9389 - (800) 219-1212



these in this tonight.

ACTING CHAIRMAN GREEN: Congratulations. | knew we had one of

MR. HUBBARD: Wait, wait, Commissioner Lorenzini, | forgot to call you.
COMMISSIONER LORENZINI: Yes.

MR. HUBBARD: Yes, okay, thank you.

ACTING CHAIRMAN GREEN: You are going to go before the Board.
MR. HUBBARD: We're thinking tentatively June 5th, but we'll be in

communication, so I'll confirm that date.

great night.

MR. ALBERHASKY: Okay, sure, sure.

COMMISSIONER ENNES: Good luck.

ACTING CHAIRMAN GREEN: Stay in contact with Sam.

MR. ALBERHASKY: All right. Great, thank you, guys.

ACTING CHAIRMAN GREEN: Thank you very much.

COMMISSIONER ENNES: Good luck.

ACTING CHAIRMAN GREEN: Good luck.

COMMISSIONER ENNES: Sorry you had to wait so long.

MR. ALBERHASKY: Yes, no worries. We appreciate it. Thank you, have a

ACTING CHAIRMAN GREEN: Sam, is there anything else?
MR. HUBBARD: Any public comments?
ACTING CHAIRMAN GREEN: Okay, we're going to open it for public

comments. Seeing none, we're going to close it again.

MR. HUBBARD: | have no other business.
ACTING CHAIRMAN GREEN: Okay, is there a motion to adjourn?
COMMISSIONER CHERWIN: | move to adjourn.
ACTING CHAIRMAN GREEN: Is there a second?
COMMISSIONER SIGALOS: Second.
ACTING CHAIRMAN GREEN: All those in favor say aye?
(Chorus of ayes.)
ACTING CHAIRMAN GREEN: All those opposed?
(No response.)
ACTING CHAIRMAN GREEN: We're adjourned.
(Whereupon, at 11:10 p.m., the public hearing on the above-
mentioned petition was adjourned.)
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Plan Commission
6/28/2023

HANA Downzoning - 121 W. Fremont, 116 W. St. James, 200 W. St.
Item: James, 204 W. St. James, 206 W. St. James, 208 W. St. James, 407 N.
Chestnut, 401-403 N. Chestnut - PC#23-005

Department: Planning & Community Development

Requested Action:

1. Rezoning from the R-6, Multiple-Family Dwelling District to the R-3, One-
Family Dwelling District for certain portions of the subject property (see Exhibit
I).

2. Amendment to the Comprehensive Plan to reclassify certain portions of the
subject property from the Single-Family Attached classification to the Single-
Family Detached classification (see Exhibit II).

Variations Required:

1. Variation to Section 5.1-6.1, to allow an area of R-6 zoning of approximately
15,150 square feet (0.35 acres) where the minimum size of R-6 zoning is to be
no less than one acre.

2. Variation to Section 6.12-1.3, to waive the requirement for a traffic and
parking study.

RECOMMENDATION

The Staff Development Committee (SDC) reviewed the proposed rezoning from
the R-6, Multi-Family Dwelling District, to the R-3, One-Family Dwelling District
for certain portions of the subject property, and the Amendment to the
Comprehensive Plan to reclassify certain portions of the subject property from
the Single-Family Attached classification to the Single-Family Detached
classification, along with the following variations to Chapter 28 of the Municipal
Code:

1. Section 5.1-6.1, to allow an area of R-6 zoning of approximately 15,150
square feet (0.35 acres) where Code requires the minimum size of R-6 zoning to
be no less than one acre.

2. Section 6.12-1.3, to waive the requirement for a traffic and parking study.

The Staff Development Committee recommends APPROVAL of the application
subject to the following condition:

1. The petitioner shall comply with all Federal, State, and Village Codes,



Regulations, and Policies.

ATTACHMENTS:

Description Type

PC Staff Report Board or Commission Report
CPRC Minutes 3-23-23 Minutes

Public Notice Exhibits

Aerial Exhibits

Plat of Survey Exhibits

Project Narrative and Justification Correspondence

Department Review Comments - Round 1 Correspondence

Department Review Comments -

Round 1
Petitioner Response Correspondence



Project Number: PC 23-005
VILLAGE OF ARLINGTON HEIGHTS Project Title: HANA Downzoning

STAFF @E ME&@PMEMT Location: 121 W. Fremont, 116 W. St. James,

200 W. St. James, 204 W. St. James, 206 W.

@@MM”WEE E?EP@E? T St. James, 208 W. St. James, 407 N. Chestnut,

401 & 403 N. Chestnut
PIN: Multiple PINs

To: Plan Commission S—
Prepared By: Sam Hubbard, Development Planner WMUELLER ST
Meeting Date: June 28, 2023
Date Prepared: June 23, 2023 .
Petitioner: Historic Arlington Heights R-7 R-3 *
Neighborhood Ass?ciation ‘ EMONT ST m PLLx
Tom Gaynor - President B-3 %P% - | |
Address: 208 W. Freemont Street 21l R-6
. . = iy \WISTRAMESYSTEEISTSIAMESIST
Arlington Heights, IL 60004 \/ x R-7
¥/ _R-6 B-5: -
Existing Zoning: R-6: Multi-Family Dwelling District 1S Tmm— S =
, . . T P s
Comprehensive Plan: Single-Family Attached ﬁ7| * %
5
ﬁ_ W MINER ST
SURROUNDING LAND USES R-6 i
Direction | Existing Zoning Existing Use Comprehensive Plan
North R-3: One Family Dwelling District Single-Family Homes Single-Family Detached
South B-5: Downtown District Bank w/Drive-thru, Office Mixed Use
Buildings
East P-L: Public Lands District Surface Parking Lot Government
Single-Family Attached
West R-7: Multi-Family Dwelling District Memorial Park Single-Family Detached
P-L: Public Lands District Two-Family Dwelling High Density Multi-Family
Parks
Requested Action:

1. Rezoning from the R-6, Multiple-Family Dwelling District to the R-3, One-Family Dwelling District for certain
portions of the subject property (see Exhibit I).

2. Amendment to the Comprehensive Plan to reclassify certain portions of the subject property from the
Single-Family Attached classification to the Single-Family Detached classification (see Exhibit II).

Variations Required:
1. Variation to Section 5.1-6.1, to allow an area of R-6 zoning of approximately 15,150 square feet (0.35 acres)

where the minimum size of R-6 zoning is to be no less than one acre.
2. Variation to Section 6.12-1.3, to waive the requirement for a traffic and parking study.
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Project Background:

The subject property consists of five lots along West St. James Street, one lot along West Freemont Street,
and two lots along North Chestnut Avenue. With exception to one of the lots along Chestnut Avenue, each
lot is developed with a single-family home of varying ages; most were developed around 100 years ago
with the youngest home being developed around 73 vyears ago. The Historic Arlington Heights
Neighborhood Association (HANA), which was established in 1979, is the primary petitioner and is
proposing that seven of the eight lots be rezoned from the R-6, Multi-Family Dwelling District, to the R-3,
Single-Family Dwelling District and reclassified on the Comprehensive Plan from Single-Family Attached to
Single-Family Detached. The eighth lot, which is located a 401 & 403 North Chestnut Avenue and contains
a two-family dwelling, would remain in the R-6 District but would require a variation due to the reduced
size and elimination of the abutting R-6 zoning district. The co-petitioners on this application are the owners
of each of the eight lots that compose the subject property. Other than the requested zoning actions, no
additional modifications are proposed to the subject properties.

Zoning and Comprehensive Plan

As outlined above, the subject properties are currently zoned R-6, which is a multiple-family residential
zoning district, and owners of these properties wish to rezone them into the R-3 district, which is a single-
family zoning district. Multi-family uses are permitted within the R-6 district but are not allowed within the
R-3 district, and the primary zoning implications of this rezoning relate to the following areas:

e Future Redevelopment with Multi-Family Uses: Should the properties be rezoned into the R-3
district, the properties could not be combined and redeveloped as higher density multi-family
residential uses. At this time, the R-3 district only allows detached single-family residential uses,
places of worship, schools, and a limited number of additional low intensity uses (see Chapter 28 of
the Municipal Code for details).

e Building Height: The R-6 district allows maximum building heights of 50’, whereas upon rezoning into
the R-3 district, the subject properties would be restricted to a maximum building height of 25’.

e Minimum allowable lot size and lot width for Single-Family Homes: The minimum allowable lot size
and lot width for a single-family home in the R-6 district is identical to that of the R-3 district. It
should be noted that all seven properties proposed for rezoning do not comply with these minimum
required lot widths and lot sizes. However, the R-3 district contains a provision (Section 5.1-3.2b)
that allows a new residence (or alterations to an existing residence) on a lot that doesn’t conform to
the lot size or lot width requirements, provided that the lot is occupied by an existing principal
residence.

The R-6 regulations do not afford this allowance, meaning that any proposed demolition and rebuild
of the single-family homes on any of these seven lots would require a variation to allow development
on a substandard lot. If rezoned into the R-3 district, the properties could be redeveloped with single-
family homes without the need for a variation to allow a substandard lot size and lot width.

The R-6 zoning in this area applies to all eight lots, however, only seven have been proposed for rezoning.
The eighth lot, located on the northeast corner of St. James Street and Chestnut Avenue, is an existing two-
family residence (401 & 403 N. Chestnut Avenue). As two-family uses are not allowed within the R-3
District, this property is not proposed for rezoning, meaning that it would remain as the only piece of R-6
zoned property within this area. The minimum allowable size of any portion of R-6 zoning is one acre, and
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the leftover portion of R-6 zoning would be approximately 15,150 square feet (0.35 acres) in size. Exhibit |
at the end of this report shows this change visually. The proposed rezoning creates the need for the
following variation:

= Chapter 28, Section 5.1-6.1, to allow an area of R-6 zoning of approximately 15,150 square feet
where Code requires the minimum size of R-6 zoning to be no less than one acre.

The owner of the leftover portion of R-6 Zoning has been included as a co-applicant to this application and
has requested approval of this variation. Variations are only to be approved when they conform to the four
standards for variation approval, which have been summarized below:

= 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.

Maintaining this isolated lot as R-6 constitutes spot zoning, which would not normally be supported.
However, as this is existing zoning for the property the Staff Development Committee would not object to
leaving this parcel as R-6.

The Staff Development Committee is supportive of the requested variation as it would allow the property
at 401 & 403 N. Chestnut to remain as a two-family dwelling, which will help to preserve the essential
character of the locality and is compatible with existing uses and zoning of nearby property; to the west is
an existing two-family dwelling and multi-family uses are located further west along Park Place.

In 1964 (Ordinance 64-106) the B-5 Downtown Zoning District was created and the downtown area was
reclassified from B-2 to B-5. In 1965 (Ordinance 65-032) all land within 330 feet of the external boundary
of the B-5 district was reclassified to R-6 including the HANA neighborhood north of St James.

The 1987 Downtown Master Plan designated the areas surrounding the downtown for R-6 and R-7 type
developments, which would serve as a transition area. The existing R-6 zoning of the subject properties is
based on best practices for land use planning; the moderate density multi-family area of R-6 zoning
functions as a transition between the higher intensity B-5, Downtown District zoning to the south of the
subject properties and the lower intensity R-3, One-Family Dwelling District zoning to the north. However,
rezoning of the seven properties into the R-3 District would be compatible with one of the Historic
Preservation policies in the Comprehensive Plan: To prepare realistic plans [i.e. R-3 zoning] for the areas in
and around downtown with all necessary safeguards for fine residential and historical properties. Rezoning
into the R-3 District would restrict the ability of a developer from assembling several of the properties for
redevelopment with multi-family uses, whereby increasing the likelihood for preservation. It should be
noted that rezoning of these properties into the R-3 District would not prevent a current or future owner
from demolishing their home and reconstructing a new single-family home in its place. The Staff
Development Committee does not oppose the requested rezoning.

The land to the south of the subject properties (and directly across St. James Street) is located in the B-5
District. The Staff Development Committee notes that required building setbacks in the B-5 District (where
Page 3 of 6



a building fronts on a public street) are based on the zoning of the property on the opposite side of that
street. Specifically, where 50% or more of the property directly across the street frontage is located in a R-
3 district, a 20’ building setback is required along that public street frontage. If the property directly across
the street is not within an R-3 District, B-5 developments can be built up to a property line fronting a public
street.

The proposed rezoning would impact the property located at 210-234 W. Northwest Highway, which is
currently zoned B-5 and occupied by Village Bank & Trust and Baird & Warner. Absent of the requested
rezoning, Code would not require a building setback on the northern side of that site. Should the requested
rezoning be approved, a 20-foot setback would now be required on the north side of the 210-234 W.
Northwest Highway property where that property abuts St. James Street.

With exception to 121 W. Freemont Street, the Comprehensive Plan designates the subject properties as
suitable for Single-Family Attached uses, which generally correlates to townhome uses. The lot at 121 W.
Freemont is classified as Single-Family Detached. The petitioner has requested reclassification of the six
single-family homes from the Single-Family Attached designation to the Single-Family Detached
designation. This reclassification would be compatible with the proposed rezoning and would further
restrict the ability for a developer to assemble the properties for multi-family uses in the future.

Parking & Traffic:

Per code, the petitioner is required to provide a traffic and parking study by a certified traffic engineer that
assesses access (location, design, and Level of Service), on-site circulation, trip generation and distribution,
and parking. However, the petitioner has requested the following variation:

e Variation to Section 6.12-1.3, to waive the requirement for a traffic and parking study by a
qualified professional engineer.

The Staff Development Committee is supportive of the requested variation as the proposed rezoning will
not result in any increase in traffic and parking supply or demand on the subject properties.

RECOMMENDATION

The Staff Development Committee (SDC) reviewed the proposed rezoning from the R-6, Multi-Family
Dwelling District, to the R-3, One-Family Dwelling District for certain portions of the subject property, and
the Amendment to the Comprehensive Plan to reclassify certain portions of the subject property from the
Single-Family Attached classification to the Single-Family Detached classification, along with the following
variations to Chapter 28 of the Municipal Code:

1. Section 5.1-6.1, to allow an area of R-6 zoning of approximately 15,150 square feet (0.35 acres)
where Code requires the minimum size of R-6 zoning to be no less than one acre.
2. Section 6.12-1.3, to waive the requirement for a traffic and parking study.

The Staff Development Committee recommends APPROVAL of the application subject to the following
condition:

1. The petitioner shall comply with all Federal, State, and Village Codes, Regulations, and Policies.

June 23, 2023

Michael Lysicatos, Assistant Director of Planning and Community Development
Cc: Randy Recklaus, Village Manager
All Department Heads
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HANA DOWNZONING - TEMP FILE 1768

REPORT OF THE PROCEEDINGS OF
THE CONCEPTUAL PLAN REVIEW COMMITTEE

OF THE VILLAGE OF ARLINGTON HEIGHTS PLAN COMMISSION

A MEETING WAS HELD ON: March 22, 2023
Project Title: HANA Downzoning
Address: 121 W. Fremont, 116 W. St. James, 200 W. St. James, 204 W. St. James, 206 W. St. James,
208 W. St. James, and 407 N. Chestnut.
Petitioner: Historic Arlington Heights Neighborhood Association
Tom Gaynor - President
Address: 208 W. Freemont

Arlington Heights, IL 60004

Requested Action:
1. Rezoning from the R-6, Multi-Family Dwelling District to the R-3, One-Family Dwelling District.

Variations Required:
o Chapter 28, Section 5.1-6.1, to allow an area of R-6 zoning of approximately 15,150 square feet (0.35 acres)
where Code requires the minimum size of R-6 zoning to be no less than one acre.
e Chapter 28, Section 6.12-1.3, to waive the requirement for a traffic and parking study.

Attendees: Tom Gaynor, HANA President
Bruce Green, Plan Commissioner
John Sigalos, Plan Commissioner
Lynn Jensen, Plan Commissioner
Sam Hubbard, Development Planner
Michael Lysicatos, Assistant Director of Planning & Community Development

Project Summary:

The subject property consists of six platted lots along West St. James Street and one platted lot along West Freemont Street.
Each lot is developed with a single-family home of varying ages; most were developed around 100 years ago with the
youngest home being developed around 73 years ago. The Historic Arlington Heights Neighborhood Association (HANA),
which was established in 1979, is the primary petitioner and is proposing that the lots be rezoned from the R-6, Multi-Family
Dwelling District, into the R-3, Single-Family Dwelling District. The co-petitioners on this potential application are the owners
of each of the seven lots proposed for rezoning. Other than the requested rezoning, no additional modifications are proposed.

Meeting Discussion:

Mr. Gaynor introduced himself as the current Historic Arlington Neighborhood Association Board President. He has lived in
the neighborhood about 42 years. He does not reside in one of the homes that are proposing to be downzoned, however,
the requested downzoning has been a goal of HANA for many years. He provided some history on HANA, which was formed
back in 1980 when there was a threat to many of the houses on St. James due to a threat of being torn down for a parking
lot. HANA functions as a volunteer historic preservation district. The Village doesn’t have a preservation district for historic
houses but we've turned this into essentially a self-described one because these houses have all been restored, preserved,
updated, and are quite an asset to the community.

There are seven homes that are proposed to be rezoned from R-6 to R-3. Some of the homes are about 74 and 104 years
old. They are all single-family homes; five of them on St. James, one on Chestnut and one on Fremont. These seven homes
are currently zoned R-6 and as single-family homes that have been there for three quarters to more than a century, HANA
believes they are solid contributions to the character of the neighborhood. HANA views the R-6 zoning as a threat towards
preservation as it opens the door to possible redevelopment of these properties.
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HANA will show during the Plan Commission review that the rezoning will preserve the essential character of the area, is
due to unique circumstances, is within the spirit and intent of the zoning code, and is also the minimum necessary to
accomplish preservation.

Mr. Hubbard So the subject property is made up of five platted lots located along St. James Street, one on Chestnut and
one on Fremont Street, that's totals seven lots and they're all developed with single family homes of varying ages. Most were
developed around 100 years ago, the youngest of which being developed around 75 years ago. As you've heard, the primary
petitioner here is the Historic Arlington Heights Neighborhood Association (HANA) and the co-petitioners would be the
individual property owners of each of those seven lots. They are requesting a rezoning from the R-6 district to the R-3 district.
The R-6 district is a multi-family district and the R-3 district is a single-family district. Other than this rezoning request, there
are no modifications or changes proposed to the lots as part of this potential application. The main impact of the rezoning is
that future multi-family uses would not be allowed on these properties, so it would take away the possibility of somebody
assembling maybe 2 or 3 or more of these properties, demoing the single-family homes and proposing a multi-family
development in its place. One of the other primary zoning implications would be to the maximum allowable building height.
Under the current R-6 zoning, the maximum allowable building height is 50 feet, whereas upon rezoning into the R-3 district,
a maximum building height of 25 feet would be permitted.

Rezoning would impact compliance with the minimum lot size and lot width regulations for the single-family homes.
Additionally, the rezoning of these seven lots would create the need for a variation upon an eighth lot relative to the minimum
allowable size for an R-6 portion of the zoning. The existing R-6 zoning here is based on traditional best practices for land
use planning, these lots function as a kind of transition between the higher density and higher intensity, B-5 zoning to the
south, which is the downtown district zoning and then the less intense R-3 zoning to the north, so these are 6 properties kind
of act as a buffer, or transition, between those higher intensity B-5 district uses and the lower intensity R-3 single family uses
to the north. That being said, we do understand the practical nature of how these lots are used currently, which is as single-
family homes and the historic character that they do provide.

Another impact of the rezoning here would be felt by the property to the south, which is occupied by the Village Bank and
Trust and the Baird and Warner office use there. The B-5 zoning regulations do not require a setback on any side unless
that side is adjacent to R-3 zoning, so on the north side of the Village Bank and Trust property, the current zoning across the
street is R-6, S0 no setback is required along the north side of the property. If the Village Bank and Trust property were to
ever redevelop, no setback would be required on that north side along St. James Street, however, if the requested
downzoning from R-6 to R-3 is approved, it would require at least a 20-foot setback on that north side, so it would affect the
redevelopment potential of the Village Bank and Trust site.

With respect to the Comprehensive Plan, six of the 7 lots are designated as suitable for single-family attached uses, which
corresponds with these lots as being a transitional zoning district between the B-5 and the R-3 and as part of this application,
the Village will need to analyze if a reclassification of these lots from the single-family attached designation to the single-
family detached designation is warranted. As | mentioned, there’s no changes proposed to the building lots or sites as part
of this rezoning but technically a parking and traffic study is required so they would need a variation from that requirement
and that would need to be justified per the four (4) criteria for variation approval. The Staff Development Committee is
supportive of that variation given that there is no proposed change in land use here; there is not going to be any change to
the traffic and parking impact.

In closing, | think we are generally supportive of this application subject to some of the items discussed this evening.
Commissioner Jensen What is the zoning of the other six lots on Fremont? Are they R-3 or R-6?
Mr. Hubbard replied that they were all R-3.

Commissioner Jensen asked if they were already R-3?
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Mr. Hubbard stated that they were all R-3.

Commissioner Jensen asked if these were substandard lots for R-3 district and whether they were also substandard as
currently zoned R-6?

Mr. Hubbard explained that as far as single-family regulations go for R-6 developments, they requirements were identical
to what's in the R-3 regulations, so the lot was considered substandard in either district. He didn’t know the particular history
of when these were classified in the R-6 district but it's definitely not uncommon for an older part of town to have substandard
lot sizes, be it R-3 or R-6.

Commissioner Jensen asked if somebody wanted to redevelop some of these lots under the R-6 regulations at some point
in the future, assuming they were downzoned to R-3, would they need to come back before the Village for approval?

Mr. Hubbard replied sure, they would have to come back before the Plan Commission and the Village Board to upzone it,
essentially, back into the R-6 district.

Commissioner Jensen stated that it looks like a great idea to him.

Commissioner Sigalos said he’s in favor of the proposal. He wanted some clarification: this would preclude a developer
offering individual homeowners’ a ton of money to buy their home, their property and redevelop it into a multi-family
development? Is that correct? Right now they could do that? They wouldn't be able to do that under R-3?

Mr. Hubbard replied that this was correct. Any future multi-family redevelopment would have to come back through the
whole process to rezone the land back into the R-6 before they could proceed.

Commissioner Sigalos stated that the rezoning would appear to help keep these homes as individual single family homes
in a historic district. So no, I'm all in favor of it, it looks right to me.

Commissioner Green agreed that this was a good proposal. | can't imagine this being something other than R-3. This to
me is a no-brainer, so whatever has to happen with the duplex unit, | see where you're at with carving it out. But across the
street, if it becomes a problem, they could always ask for a variation and say that they were thinking about doing it when it
was R-6 across the street, so if the setback was a problem for directly across the street, they too could ask for a variation. |
think it's a great idea what you're doing, and the three of us, there are three positives and to move forward in a positive way.

Commissioner Green opened up the floor for public comment. He invited members of the public that were not members of
HANA to provide comment.

No comments from the public were received at this time.

RECOMMENDATION
The Conceptual Plan Review Committee was generally supportive of the concept and advised the petitioner to proceed with
a Plan Commission application.

Bruce Green, Chair
CONCEPTUAL PLAN REVIEW COMMITTEE
Sam Hubbard, Recorder



NOTICE OF PUBLIC HEARING

OTICE IS HEREBY GIVEN THAT THE PLAN
OMMISSION OF THE VILLAGE OF ARLINGTON
EIGHTS WILL_ CONDUCT A PUBLIC HEARING ON
UNE 28, 2023, AT 7:30 P.M. in the Municipal Building, 33
South Arlington Heights Road, Arlington Heights, lllinois
to consider Petition No. PC 23-005, a request for a rezoning
from the R-6, Multiple-Family Dwelling District to the R-3,
One-Family Dwelling District for certain portions of the
subiect property, and an Amendment to the Comprehen-
sive Plan to reclassify certain portions of the subiect prop-
erty from the Single-Family Attached classification to the
Single-Family Detached classification. The subject prop-
erty is located at 121 W. Fremont Street, 116 W. St. James
Street, 200 W. St. James Street, 204 W. St. James Street, 206
W. St. Jomes Street, 208 W. St. James Street, 407 N.
Chestnut Avenue, and 401-403 N. Chestnut Avenue, all in
Arlington Heights, lllinois. The ‘s for the subject
property are 03-30-408-007, 03-30-408-008, 03-30-408-009, 03-30-
408-010, 03-30-408-011, 03-30-408-012, 03-29-308-001, and 03-29-
?08-002, and the subiject property is legally described as
ollows:
E WEST 50 OF LOT 7 AND WEST 50 FEET OF LOT 8
CK 8 IN THE TOWN OF DUNTON IN SECTION 29,
HIP 42 NORTH, RANGE 11, EAST OF THE
IE‘RINCIPAL MERIDIAN, IN COOK COUNTY,
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BOOK 14 OF PLATS, PAGE 8, IN COOK COUNTY,
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OF RECORDED AUGUST 7, 1878, AS DOCU-
MENT 190070 IN BOOK 14 OF PLATS, PAGE 8, IN COOK
COUNTY, ILLINOIS. i ) )
As part of said petition the applicant is requesting the fol-
lowing variations from Chapter 28 of the Municipal Code:
* Variation to Section 5.1-6.1, to allow an area of R-6 zoning
of approximately 15,150 square feet (0.35 acres) where the
minimum size of R-6 zoning to be no less than one acre.
* Variation fo Section 6.12-1.3, to waive the requirement
for a traffic and parking study. = .
The Plan Commission will consider any zoning and
subdivision actions or relief from Chapters 28 and 29 of the
Municipal Code that may be necessary or convenient to
allow development of the type described in this notice, or,
development that is less dense than the type described in
this notice, including, without limitation, special use
permits, variations, map or text amendments, or other
special approvals. A complete list of all final zoning actions
and staff report may be viewed at www.vah.com.
At the public hearing, the Plan Commission will accept and
consider all testimony and evidence pertaining to the
application. -
All persons desiring to be heard shall be given the opportu-
nity to be heard. Should any individual need auxiliary aid
or service, such as a sign language interpreter or materials
in alternative formats, please contact the Health Depart-
ment at 33 South Arlington Heights Road, “Arlingfon
Heights, Illinois 60005, (847) 368-5760, TDD# (847) 368-5794.
Susan Dawson, Chair
ARLINGTON HEIGHTS PLAN COMMISSION
Published in Daily Herald on June 13, 2023 (4601344)

CERTIFICATE OF PUBLICATION

Paddock Publications, Inc.

Northwest Suburbs

DailyHerald

Corporation organized and existing under and by virtue of the laws of

the State of Illinois, DOES HEREBY CERTIFY that it is the publisher

of the Northwest Suburbs DAILY HERALD. That said Northwest Suburbs
DAILY HERALD is a secular newspaper, published in Arlington Heights,
Cook County, State of Illinois, and has been in general circulation daily
throughout Cook County, continuously for more than 50 weeks prior to the first
Publication of the attached notice, and a newspaper as defined by 715 ILCS 5/5.

| further certify that the Northwest Suburbs DAILY HERALD is a newspaper
as defined in "an Act to revise the law in relation to notices" as amended

in 1992 Illinois Compiled Statutes, Chapter 715, Act 5, Section 1 and 5. That a
notice of which the annexed printed slip is a true copy,

was published 06/13/2023

in said Northwest Suburbs DAILY HERALD. This notice was also placed on
a statewide public notice website as required by 5 ILCS 5/2.1.

BY \&W /%MX“——

Designee of the Publisher 6f the Daify.Herald

Control # 4601344
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NOTIFICATION AFFIDAVIT

“Ton, @AYo hereby certify as follows:

1. Thatonthe 1 %~ dayof_ du~l& ,20_Z2__ affiant caused to be mailed
in the Post Office of AL igtorl ELHTS , copies of the

attached Notice of Public Hearing to all listed tax payers of real estate within 250 feet, excluding all

Public Right-of-Ways of the subject property and tofte owners, or representatives, of property Isted as

exempt, and to all Condominium Associations whose propety is within 250 feet of the subject site for

which the hearing is being held..

That the parties to whom said notice was mailed are set forth on the attached list.

3. Thatthe petitioner stated that the required sign(s) were ereced as required by the Village of Arlington
Heights.

Signature

Subscribed and Sworn to before me

this | Mday ot Junge 2023

PLANNING & CUMIUIR!

DEVELOPNENT DEPARTR

MAGDALENA MATTIO
NOTARY PUBLIC, STATE OF ILLINOIS
MY COMMISSION EXPIRES: 7/31/2025




EDWARD J SOBON Il

Street .
121 W EUCLID

Ar

llage ,
lington Heights, IL 60004

03293000020000 CHRISTOPHER MURRAY 114 W FREMONT Arlington Heights, IL 60004
03293000040000 RAUL GONZALEZ & BRIAN 115 W EUCLID AVE Arlington Heights, IL 60004
03293080010000 ELENA COUGHLIN & JUSTI 121 W FREMONT Arlington Heights, IL 60004
03293080020000 KAREN VINZANT 116 W STJAMES ST Arlington Heights, IL 60004
03293160010000 LAWRENCE J JULIANO 900 JULIANOCT BARRNGTN HLS, IL 60010
03293160040000 ILLINOIS BELL PROP TAX 1010 PINESTRM9ELO1 STLOUIS, MO 63101
03293170140000 1st Presbyterian Church 302 S. Dunton Ave Arlington Heights, IL 60004
03304040150000 ROBERT M BARATTA JR 310 W FREMONT ST Arlington Heights, IL 60004
03304040160000 KATHARINE ANDERSON 306 W FREMONT ST Arlington Heights, IL 60004
03304040170000 GERALD EEITZ 300 W FREMONT ST Arlington Heights, IL 60004
03304040190000 THOMAS & S SOMMARIO 316 W FREMONT ST Arlington Heights, IL 60004
03304050030000 LAURIE THOMSON 207 W EUCLID Arlington Heights, IL 60004
03304050040000 LAWRENCE SHOVER 205 W EUCLID AVE Arlington Heights, IL 60004
03304050050000 THOMAS C RUTENBER 203 W EUCLID AVE Arlington Heights, IL 60004
03304050060000 PATRICK F. RYAN 201 W EUCLID Arlington Heights, IL 60004
03304050070000 ARLENE G CALICCHIO 216 W FREMONT ST Arlington Heights, IL 60004
03304050080000 DIANE LANIGAN 214 WEST FREMONT ST Arlington Heights, IL 60004
03304050110000 TR GAYNOR 208 W FREMONT Arlington Heights, IL 60004
03304050120000 CHRIS & KELLY MARK 204 W FREMONT ST Arlington Heights, IL 60004
03304050130000 GREGG L MENZIES 212 W FREMONTST Arlington Heights, IL 60004
03304050140000 BOBBY PANOS & DEBRA E 210 W FREMONT ST Arlington Heights, IL 60004
03304050150000 JOHN O LEAHY 515 N CHESTNUT AVE Arlington Heights, IL 60004
03304060060000 TINAN HONORE 309 W PARK PLACE Arlington Heights, IL 60004
03304060080000 JEREMY & K FISCHER 307 W PARK PLACE Arlington Heights, IL 60004
03304060210000 TWEYEN PROPERTIES LLC 320 W NORTHWEST HWY Arlington Heights, IL 60004
03304060220000 PHYLLIS CODUTO 1324 N SALEM BLVD Arlington Heights, IL 60004
03304060240000 RFS CADENCE 300 W NORTHWEST HWY Arlington Heights, IL 60004
03304060310000 VITO ZIVOLI PO BOX 1694 ARLNGTON HTS, IL 60006
03304060320000 ALLAN FREIMAN 314 ALEXISCT GLENVIEW, IL 60025
03304060331001 LYNN M SOMMER 315 W PARK PL Arlington Heights, IL 60004
03304060331002 SCOTT & ALLISON PARKER 315 W PARK PL A2 Arlington Heights, IL 60004
03304060331003 ALISON M TAGOE 315 W PARK PLUNITB1 Arlington Heights, IL 60004
03304060331004 JOSEPH ALUNA 315 W PARK PLUNITB2 Arlington Heights, IL 60004
03304070010000 Arlington Heights Park District |410 N. Arlington Heights Rd |Arlington Heights, IL 60004
03304080010000 JONATHAN KAMMERER 215 W FREMONTST Arlington Heights, IL 60004
03304080020000 CHAS & DEBORAH MCCALL 213 W FREMONT ST Arlington Heights, IL 60004
03304080030000 GARY T LABEDZ 209 W FREMONT Arlington Heights, IL 60004
03304080040000 JAMES FUERSTENBERG 205 W FREMONT Arlington Heights, IL 60004
03304080050000 SCOTT & SARAH MCKINNEY 203 W FREMONT ST Arlington Heights, IL 60004
03304080070000 RYNE GAVIGAN 407 N CHESTNUT AVE Arlington Heights, IL 60004
03304080080000 RODOLFO GONZALEZ 621 ARLINGTON HTRD Arlington Heights, IL 60004
03304080090000 JACOB & M STAAR 208 W STJAMES Arlington Heights, IL 60004
03304080100000 J & KLINDGREN 206 W STJAMES ST Arlington Heights, IL 60004
03304080110000 TODD & JULIE NIEMIEC 204 W ST JAMES ST Arlington Heights, IL 60004
03304080120000 ERIC CECCHI 200 W STJAMES ST Arlington Heights, IL 60004

03304090020000

WINTRUST GL MGMT DEPT

9700 W HIGGINS RD S750

ROSEMONT, IL 60018




121 W. Fremont St.

407 N. Chestnut Ave.

116 W. St. James St.
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Duplicates

03293000030000 CHRISTOPHER MURRAY 114 W FREMONT Arlington Heights, IL 60004

03293080030000 CHRISTOPHER MURRAY 114 W FREMONT Arlington Heights, IL 60004 |Village owned. No Mailing required.
03293080030000 AH Historical Museum 112 W FREMONT Arlington Heights, IL 60004 |Village owned. No Mailing required.
03293160090000 ILLINOIS BELL PROP TAX 1010 PINESTRM 9ELO1 STLOUIS, MO 63101 106 W. Eastman St
03293160110000 ILLINOIS BELL PROP TAX 1010 PINESTRM 9ELO1 STLOUIS, MO 63101 106 W. Eastman St
03304060070000 TINAN HONORE 309 W PARK PLACE Arlington Heights, IL 60004

03304060230000 PHYLLIS CODUTO 1324 N SALEM BLVD Arlington Heights, IL 60004 |316 W Northwest Hwy
03304060250000 RFS CADENCE 300 W NORTHWEST HWY Arlington Heights, IL 60004

03304060280000 TWEYEN PROPERTIES LLC 320 W NORTHWEST HWY Arlington Heights, IL 60004 |360 W Northwest Hwy
03304080060000 SCOTT & SARAH MCKINNEY 203 W FREMONT ST Arlington Heights, IL 60004

03304090030000 LAWRENCE J JULIANO 900 JULIANO CT BARRNGTN HLS, IL 60010 201 Highland Ave
03293160080000 LAWRENCE J JULIANO 900 JULIANO CT BARRNGTN HLS, IL 60010 116 W. Eastman St

No Search Results

03293080120000 No search results
03293000050000 No mailing address 114 Fremont St
03293000060000 No mailing address 114 Fremont St
03293000070000 No mailing address510 N. Vail Ave
03293000100000 No mailing address 500 N. Vail Ave
03293080040000 No mailing address - 112 St. James St
03293080050000 No mailing address-131 Fremont St
03293080060000 No mailing address-110 St. James St
03293080100000 No mailing address - 108 St. James St
03293080110000 No mailing address- 108 Fremont St
03293090080000 No mailing address- 115 Fremont St
03293090090000 No mailing address- 116 St. James St

03305000020000

No search results




June 7, 2023

NOTICE OF PUBLIC HEARING

Please be advised that a petition has been filed with the Village of Arlington Heights for a
rezoning from the R-6, Multiple-Family Dwelling District to the R-3, One-Family Dwelling District,
an Amendment to the Comprehensive Plan to reclassify certain areas of land from the Single-
Family Attached classification to the Single-Family Detached classification, and the following
variations:

1. Variation to Chapter 28 of the Municipal Code, Section 5.1-6.1, to allow an area of R-6
zoning of approximately 15,150 square feet (0.35 acres) where Code requires the
minimum size of R-6 zoning to be no less than one acre.

2. Chapter 28, Section 6.12-1.3, to waive the requirement for a traffic and parking study.

The location of the subject properties is: 121 W. Fremont Street, 116 W. St. James Street, 200
W. St. James Street, 204 W. St. James Street, 206 W. St. James Street, 208 W. St. James
Street, 407 N. Chestnut Avenue, and 401-403 N. Chestnut Avenue, all in Arlington Heights, IL
60005.

The aforementioned request for rezoning and for an Amendment to the Comprehensive Plan
shall only apply to 121 W. Fremont Street, 116 W. St. James Street, 200 W. St. James Street,
204 W. St. James Street, 206 W. St. James Street, 208 W. St. James Street, and 407 N.
Chestnut Avenue. The aforementioned request for a Variation (Variation #1 above) shall only
apply to 401-403 N. Chestnut Avenue.

Tom Gaynor, Historic Arlington Neighborhood Association (HANA) Board President, living at
208 W. Fremont Street in Arlington Heights, is the Petitioner.

The beneficial owners of the subject properties are: Ryne & Samantha Gavigan, Rodolfo
Gonzalez, Elena Coughlin & Justin Zeeb, Karen Asa, Eric & Celeste Cecchi, Julie & Todd
Niemiec, Katherine & Jason Lindgren, and Jacob & Mary Elizabeth Staar.

At the public hearing, the Plan Commission will accept and consider all testimony and evidence
pertaining to the application, and will consider any zoning actions or relief that may be necessary
or convenient to allow development of the type described in this notice, or development that is
less dense than the type described in this notice, including, without limitation, special use permits,
variations, map or text amendments, or other special approvals



This hearing is open to the public and comments from the public on the proposal are invited.
Hearing on said petition will be held by the Arlington Heights Plan Commission at the Municipal
Building, 33 South Arlington Heights Road, Arlington Height, lllinois 3" floor at 7:30 PM, on
Wednesday, June 28, 2023.

Tom Gaynor, HANA Board President

Persons with disabilities requiring auxiliary aids or services, such as an American Sign Language
interpreter or written materials in accessible formats, should contact Erin Mercado at 33 S.
Arlington Heights Road, Arlington Heights, IL 60005, (847) 368-5793 (Voice) or 847-368-5980
(Fax) or emercado@vah.com
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310 South Main Street
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MARCHESE SURVEYING, INC.

RESIDENTIAL - COMMERCIAL SURVEYS
| PROPERTY DESCRIPTION

THE WEST 50.00 FEET OF LOT 5 AND THE WEST 50.00 FEET OF LOT & IN BLOCK B IN THE TOWN OF DUNTON, IN -
i SECTION 29, TOWNSHIP 42 NORTH, RANGE 11, EAST OF THE THIRD PRINCIPAL, MERIDIAN, ACCORDING TO THE L2 "
1 PLAT THEREOF RECORDED MARCH 4, 1886 AS DOCUMENT NUMBER £95762, IN COOK COUNTY, ILLINOIS,

ALSO KNOWN AS: 116 WEST ST, JAMES STREET IN ARLINGTON HEIGHTS, ILL INOIS.
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LEGEND.
o e rams PILAT OF SURVEY

(50) Reserd Dimansior LOT 11 IN BLOCK 5 IN ADKIN'S ADDITION TO ARLINGTON HEIGHTS, A SUBDIVISION OF

== [Rence o THAT PART OF THE EAST HALF OF THE SOUTHEAST QUARTER, NORTH OF THE CHICAGO
AND NORTHWESTERN RAILROAD, IN SECTION 30, TOWNSHIP 42 NORTH, RANGE 11,
EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED
AUGUST 7, 1878 AS DOCUMENT 180070, IN BOOK 14 OF PLATS, PAGE 8, IN COOK COUNTY,
ILLINOIS.
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NOTES
f,? : LAND ."_ (D_: 1. All distances shown hereon are in feet ond decimal parts thereof corrected to 68° f.

Distances shown along curved lines are Arc Measurements unless otherwise noted.

Compare the Legal Description, Building Lines, ond Egsements os shown hereon with
your Deed, Title Insuronce Policy or Title Commitment.

Consult local authorities for additional setbacks and restrictions not shown hereon.
Compare all survey points and report any discrepancles immediately.

Consult utility companies and municipalities prior to the start of any construction.
Dimenslons te and along bulldings are exterlor foundation measurements.

Do Not Assume distances from scaled measurements mode hereon.

ALLEN D. CARRADUS isithins

| Land Surveylng, Land Planning, & Engineerng Services
108 W. Liberty Drive, 1;Vhecfon, lllinois 60187

| 630) 588—04 Fax) 653—7682
st SEALED AT WHEATON, JLLINOIS THIS _22rd DAY OF _____Mau _, Ap. 2005 §merm IETRO
BY m@&m ILLINOIS PROFESSIONAL LAND SURVEYOR NO. 35—2551. femsmmeuns e

MY LICENSE EXPIRES NOVEMBER 30, 2008 - 15295

b

= "1 SURVEYOR

N oAU

STATE OF ILLINOIS ) &g
COUNTY OF DU PAGE

THIS IS TO CERTIFY THAT |, ALLEN D. CARRADUS, A PROFESSIONAL LAND SURVEYOR, LICENSED IN
THE STATE OF ILLINOIS, HAVE SURVEYED THE PROPERTY AS DESCRIBED HEREON AND THAT THE ANNEXED
PLAT IS A CORRECT AND TRUE REPRESENTATION THEREOF, AND THAT THIS PROFESSIONAL SERVICE
CONFORMS TO THE CURRENT ILLINOIS MINIMUM STANDARDS FOR A BOUNDARY SURVEY.




LEGEND AND NOTES

MURRY AND MOODY, LTD, N

Land Surveyors

Illinois Professional Land Surveying Firm Corporation License No. 184-002845

933 8. ®Plum

www.murrysurvey.com

. Grove Road, Suite 101
Palatine, I[[inois 60067 w £

info@murrysurvey.com Phone: (847)358-5960
PLAT OF SURVEY
OF

LOT 9 IN BLOCK 5 IN ATKINS ADDITION TO ARLINGTON HEIGHTS, A SUBDIVISION OF THAT

PART OF THE EAST 1/2 OF THE SOUTHEAST 1/4, NORTH OF THE CHICAGO AND S
NORTHWESTERN RAILROAD IN SECTION 30, TOWNSHIP 42 NORTH, RANGE 11 EAST OF THE
THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED AUGUST 7, 1878 1"=20'

AS DOCUMENT NUMBER 190070 IN BOOK 14 OF PLATS, PAGE 8, IN COOK COUNTY, ILLINOIS.
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Dimensions shown thus: 50.25 are feet and decimal parts thereof. Angular
data shown thus: 90°00'00" indicate degrees, minutes and seconds.

50.25 /N 90°00°00" E indicates measure dimension / bearing.
(50.25) / (N 90°00'00" E) indicates record dimension / bearing.
[50.25d] / [N 90°00'00" E dJ indicates deed dimension / bearing.

Bearings shown hereon, if any, per local or assumed data,

unless shown otherwise.

Compare your points before using same and report any

differences immediately.

Check legal description with deed or title policy and report any
discrepancy immediately. Building lines and easements, if any,
shown hereon are as shown on the recorded subdivision plat

or as indicated,

Order Number: 13-1076
Survey Made For: John W. Turner

S’I‘ATE OF1I LLINOIS} S.S
COUNTY OF COOK

1, Barbara C. Murry, an Illinois Professional Land Surveyor, do hereby
certify that I have surveyed the above described property, and that the above

plat is a correct representation of said survey and that this professional service
conforms to the current llinois minimum standards for a boundary survey.

Date of completion of field work: April 19, 2013
Palatine, lllinois: April 25, 2013

= (@IRIT/ZS

Hllinois Professzcinal Land Surveyor - Barbara C. Murry
License Renewal date: November 30/2014

PROFESSIONAL
LAND
SURVEYOR
STATE OF
ILLINOIS

035-003529

Project Number.: 13-1076
Field Book: 35L - 39
Drawing File: 13107600.dwg



PROPERTY DESCRIPTION

LOT 11 IN BLOCK 5 IN ADKIN'S ADDITION TO ARLINGTON HEIGHTS, A SUBDIVISION OF THAT PART OF
THE EAST HALF OF THE SOUTHEAST QUARTER, NORTH OF THE CHICAGO AND NORTHWESTERN
RAILROAD, IN SECTION 30, TOWNSHIP 42 NORTH, RANGE 11 . EAST OF THE THIRD PRINCIPAL MERIDIAN,
ACCORDING TO THE PLAT THEREOF RECORDED AUGUST 7. 1878 AS DOCUMENT 190070, IN BOOK 14
OF PLATS, PAGE 8, IN COOK COUNTY, ILLINOIS.
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30-42-11

RIA T OB SR VEY

Lots 7 a."d 8 (except the South 70 feet of each said lots) in Block 5 in Atkin's Addition to Arington Heights, a
Subc_llvision of that part of the East Half of the Southeast Quarter North of Chicago and North Western Railroad in
Section 30, Township 42 North, Range 11, East of the Third Principal Meridian, in Cook County, lllinais,

&=
el

S Face
Fence 0.2' N

End Fence
08 N, 01 E

bl
2

Black” = "Il“'

161147 !_‘

Fence 0.2

l
i

@7;‘ Chestnut Ave.

PROPERTY AREA: 6927.8 SQ, FT.-
GLIENT: ATTY, STEIN
JN 80373

STATE OF ILLINOIS e -k gy OF W

LEGEND

R+ RECORO DISTANCE
M- MEASURED DISTANCE .

PROPERTY LINE — == 2
FENGELINE — —=— s FOUND _IRUN

CONCRETE 7o nsealr
R pavers - o0 [R]weon |
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{ SCALEVmIS :

D-DEED

 SCHLAF-SEDIG
‘& ASSOCIATES, INC.

| 130 GATES STREET

+ ELBURN, ILLINQIS 80118,

T (B30) B65-9831
fsedig@ tn

DATE OF SURVEY: JUNE 12, 2018

AN
T

COUNTY OF KANE

| HEREBY, CERTIFY THAT THE ABOVE DESCRIBED PROPERTY MAS BEEN SURVEYED, UNDER MY SUPERVISION,

ACCORDING TO THE OFFICIAL REGORD AND THAT THE ABOVE PLAT CORRECTLY. REPRESENTS SAID SURVEY.
ALL DlSTA?!I_C_ES ARE SHOWN IN FEET AND DECIMALS THEREOF. !

! FURfﬁER_anT.va THAT UNLESS OTHERWISE SHOWN, THE BUILDINGS ON THE PARCEL ARE WITHIN
 PROPERTY LINES AND THE ADJOINING VISIBLE IMPROVEMENTS DO NOT ENCROACH ON THE ABOVE DESCRIBED
' PROPERTY, : gy Bl i : 15 o iels ;

FURTHER GERTIFY. THAT THIS PROFESSIONAL SERVIGE CONFORMS TO THE GURRENT ILLINDIS MINIMUM

| STANDARDS FOR A BOUNDARY SURVEY,

MY LICENSE EXPIRES 11-30.2020

T WITH DEED, REFER TO THE TITLE POLICY FOR ITEMS OF RECORD
NOTED, UTILITIES WITHIN EASEMENTS ARE NOT SHOWN HEREON,

NOT LIMITED TO CONDUITS AND CABLE (IF ANY) HAVE NOT BEEN

NALDESIGN FIRM LAND SURVEYING GCRPORATION NO. 4183







April 2023

To: Village of Arlington Heights Plan Review Committee

RE: Proposed Downzoning, 121 W. Fremont, 116 W. St. James, 200 W. St. James, 204 W. St.
James, 206 W. St. James, 208 W. St. James, 407 N. Chestnut

We request that the Arlington Heights Plan Review Committee consider changing the zoning of
these properties from R-6 (Multiple Family Dwelling District) to R-3 (One Family Dwelling
District).

The requested rezoning would preserve the essential character of this historic neighborhood by
ensuring that these restored homes would be officially recognized as the single-family homes
they have been for all these years. These properties range in age from 73 to 103 years and
constitute the southern boundary of the Historic Arlington Neighborhood Association (HANA).
This is a vibrant neighborhood community which hosts block parties and the HANA Old
Fashioned Christmas and contains the Arlington Heights Historical Museum grounds and
Memorial Park.

This neighborhood has very unique circumstances where owners preserved and restored these
houses with the goal of making this special neighborhood their home. The proximity to the
central business district, Metra, AH Memorial Library, parks, ard schools makethis a highly
dasirable place to live. The neighborhood is a grass roots “historic district”, without official
designation as such, with improvements and investments in thase homes ongoing for over 40
years.

This neighborhood is well aligned with the spirit and intent of the Village of Arlington Heights
Comprehensive Plan. The Comprehensive Plan has a chapter dedicated to Historic Preservation.
Chapter Six summarizas the study performed by the School of the Art Institute of Chicago (SAIC)
titled “Maintaining the Character of Arlington Heights”. The homes under consideration for this
rezoning proposal are covered in this study and are located in the potential Neighborhood
Conservation District F. Official recognition of the seven historic areas in Arlington Heights has
not been pursued; though, the home owners have brought this concept to life through their
ongoing preservation investments.

The proposed variance to R-3 is a downzoning which represents the minimum variance
nacessary to preserve the historic nature and integrity of this special neighborhooc.

Based on guidance provided by the Staff Development Committee in the April 25, 2022 memo
from Sam Hubbard to Tom Gaynor, we acknowledge that the Traffic and Parking Study
requirement is waivec for this proposal.




As noted in the April 25, 2022 memo there is a special zoning consideration for the property at
401 N, Chestnut as follows:

The rezoning the seven properties identified above will create a non-complicnt situation
at 401 N. Chestnut Avenue: all portions of R-6 zoning must be no less than 1 acre in size
and by rezoning all land around 401 N. Chestnut into the R-3 District, the remaining R-6
zoning on 401 N. Chestnut would bz only 0.36 acres in size. This would require a
variation for that property to remain as R-6. As part of the requested rezoning into the R-
3 District, the property owner at 401 N. Chestnut should agree to become pcirty to the
overall application and their signature and permission would be needed to grant the
necessary variation for the property.

As part of this proposal, we have discussed and received signature and permission from the
owner of the 401 N. Chestnut property.

401 / 403 N. Chestnut Ave. PIN  03304080080000
The property owner of 401 N. Chestnut Avenue understands and supports the rezoning request

of the seven properties which will leave this property in a non-compliant R-6 District as
dascribed above.

7/// Asthornred oSFrcenst

Ddolfo Gonzalez




The homeowners approve of this proposed downzoning and have signed as follows:

121 W. Fremont St.

S W

Elena Coughlin

116 W. St. James St.

T b

Ka re\r'l/ Asa

200 W. St. James St.

C DA

Eric Cecchi

PIN 03293080010000
ge 101 years

i

Ju!tln 7ddb

PIN  03293080020000
Age 98 years

PIN  03304080120000
Age 73 years

e

Celeste\CéL «chi




Nt

204 W, St. James St.

Ol N

JLGa Niemiec

206 W. St. James St.

Katherine Lindgren

Jacob Staar

PIN  03304080110000
Age 103 years

A

Todd Niemiec

PIN  03304080100000
Age 91 years

bg]

~——

Jascbj.indEF;n U
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PIN  03304080070000
Age 101 years

Ry:nef'Gavigan ‘ Samantha (Gavigan

Other than the duplex at 401 N. Chestnut the adjacent houses on this block are zoned R-3. This
proposed downzoning has been reviewed with these neighbor: with all in approval.

203 W. Fremont St. % M

Scoft McKinnléV Sa raVM(‘./IOnney u

205 W. Fremont St. .~

1(1/"7}&(/7

James F{Jerstyﬁ’be /g/

{9 W. Fremont St.

P&»‘ﬁloﬁe’%

Robin La Bedz

Charles McCall




215 W. Fremont St.

Kerry Kammerer Jonathan Kammerer

Thank you for your consideration of this downzoning proposal.

On behalf of our neighbors,

(Mas

Katherine Lindgren Celeste Cecchi

Attached: Plat of survey for
121 W. Fremont, 116 'W. St. James, 200 W St. James, 204 W. St. James, 206 W. St. James, 208
W. St. James, 407 N. Chestnut

Raference:

April 25, 2022 memo from Sam Hubbard to Tom Gaynor summarizing the Staff Devalopment
Committee discussion and preliminary feedback.

Four Criteria for variation approval for any Plan Commission application:

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

e The plight of the owner(s) is due to unique circumstances, which may incluce the length
of time the subject property has been vacant as zoned.

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

e The variance requested is the minimum variance necessary to allow reasonible us of
the property.




Village of Arlington Heights
Building & Life Safety Department

Interoffice Memorandum

To: Sam Hubbard, Development Planner

From: Jorge Torres, Director of Building & Life Safety
Subject: PC 23-005 (HANA Downzoning)

Date: May 1, 2023

General Comments:

BLS does not have any objections to the request to change the zoning district to single-family.




PLAN COMMISSION PC #23-005
HANA Downsizing
121 W Fremont St, 116 W St James St, 200 W St James St, 204 W St

James St, 206 W St James St, 208 W St James St & 407 N Chestnut Ave

11.

12.

Round 1

The petitioner is notified that these comments are being provided to ensure that the project meets the
requirements for submittal to the Plan Commission. Approval by the Plan Commission is not an endorsement
or approval of these documents to obtain the required building permits, engineering approval, or permits
required by other government or permitting agencies for construction. Detailed plan review with associated
comments will be provided upon submittal of plans for a building permit. The petitioner shall acknowledge
that they accept this understanding.

Provide an exhibit showing the location of the homes, current zoning, and proposed zoning.

//i///f) ' e S

Michael L. Pa{’gonesi',_y.'é{' Date
Village Engineer <




HEALTH SERVICES DEPARTMENT
PETITIONER'S APPLICATION - ARLINGTON HEIGHTS PLAN COMMISSION

P.|.N.# Various PINs (see project narrative)
Petition #: P.C. 23-005 Location: Various Locations (see project narrative)
Petitioner; Tom Gaynor - HANA Board President Rezoning: X Current: R6 Proposed: R-3
208 W. Fremont St. Subdivision:
Arlington Heights, IL 60004 # of Lots: Current: Proposed:
Owner: Various Owners (see project narrative) PUD: For:
Special Use: For:
Land Use Variation: X For: To allow substandard
Contact Person; Tom Gaynor R-6 zoning district size
Address; 208 W. Fremont St. Land Use: Current:
Arlington Heights, IL 60004 Proposed:
Phone #: (224) 628-4636 Site Gross Area;
Fax #: # of Units Total;
Email: 1BR: 2BR: 3BR: 4BR:

(Petitioner: Please do not write below this line.)

1.  GENERAL COMMENTS:

No comments from this Department.

2 '
l o@«f" 5/1/23 % /7% " 513
irector

Environmenal alth Officer Date Date




Planning & Community

Development Dept. Review
May 15, 2023

REVIEW ROUND 1

Project: HANA Downzoning

Case Number: PC 23-005

General:

7. The following approvals have been requested:

8.

08

a. Rezoning of 116 W. Fremont, 116, 200, 204, 206, and 208 W. St. James, and 407 N. Chestnut Avenue
from the R-6, Multiple-Family Dwelling District to the R-3, One-Family Dwelling District.

b. Variation to Chapter 28 of the Municipal Code, Section 5.1-6.1, to allow an area of R-6 zoning of
approximately 15,150 square feet (0.35 acres) where Code requires the minimum size of R-6 zoning
to be no less than one acre.

c. Chapter 28, Section 6.12-1.3, to waive the requirement for a traffic and parking study.

Please provide the $900 application fee.

Please provide proof of ownership information which includes the current owners name (Rodolfo Gonzalez) for
401-403 N. Chestnut Avenue.

Prepared by: M@@



PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT

PETITIONER'S APPLICATION - ARLINGTON HEIGHTS PLAN COMMISSION

P.|.N.# Various PINs (see project narrative)

Petition #: P.C. 23-005 Location: Various Locations (see project narrative)
Petitioner; Tom Gaynor - HANA Board President Rezoning: X Current: R-6 Proposed: R-3
208 W. Fremont St. Subdivision:
Arlington Heights, IL 60004 # of Lots: Current: Proposed:
Owner: Various Owners (see project narrative) PUD: For:
Special Use: For:
Land Use Variation: X For: To allow substandard
Contact Person: Tom Gaynor R-6 zoning district size

Address: 208 W. Fremont St. Land Use: Current:
Arlington Heights, IL 60004 Proposed:

Phone #: (224) 628-4636 Site Gross Area:

Fax #: # of Units Total:

Email: 1BR: 2BR: 3BR:

(Petitioner: Please do not write below this line.)

LANDSCAPE & TREE PRESERVATION:

Complies with Tree Preservation Ordinance
Complies with Landscape Plan Ordinance
Parkway Tree Fee Required

(See below.)

Comments:

No comments

L ,J? (,\ )\ 5/10/23

Coordinator Date




May 22, 2023

Tom Gaynor

Petitioner

HANA Board President

208 W. Fremont St.
Arlington Heights, IL 60004
(224) 628-4636

VIA EMAIL & HAND DELIVERED

Mr. Sam Hubbard

Village of Arlington Heights

Department of Planning and Community Development
33 S. Arlington Heights Rd.

Arlington Heights, IL 60005

Re: HANA Downzoning, PC #23-005
Historic Arlington Neighborhood Association

Dear Mr. Hubbard

In response to the Staff’'s comments contained in “Department Review Comments — Round 1”, please
see as follows:

Building & Life Safety Department

BLS does not have any objections to the request to change the zoning district to single-family.
e Noresponse is required.

Engineering Department

11. The petitioner is notified that these comments are being provided to ensure that the project meets the
requirements for submittal to the Plan Commission. Approval by the Plan Commission is not an
endorsement or approval of these documents to obtain the required building permits, engineering
approval, or permits required by other government or permitting agencies for construction. Detailed plan
review with associated comments will be provided upon submittal of plans for a building permit. The
petitioner shall acknowledge that they accept this understanding.

e  Applicant acknowledges the aforementioned comment.
12. Provide an exhibit showing the location of the homes, current zoning, and proposed zoning.

e Indiscussions with the liaison to the Plan Commission, a response to this comment is
not needed.

Health Services Department




No comments from this Department.
e Noresponse is required.

Planning & Community Development Department

7. The following approvals have been requested:
a. Rezoning of 116 W. Fremont, 116, 200, 204, 206, and 208 W. St. James, and 407
N. Chestnut Avenue from the R-6, Multiple-Family Dwelling District to the R-3, One-
Family Dwelling District.
b. Variation to Chapter 28 of the Municipal Code, Section 5.1-6.1, to allow an area
of R-6 zoning of approximately 15,150 square feet (0.35 acres) where Code requires the
minimum size of R-6 zoning to be no less than one acre.
C. Chapter 28, Section 6.12-1.3, to waive the requirement for a traffic and parking
study.

e  Acknowledged

8. Please provide the S900 application fee.
e The Plan Commission application fee of $900 was paid by the petitioner via personal
check #6526 on May 2, 2023 to the Village of Arlington Heights Finance Department

(payment ID: 7519)

9. Please provide proof of ownership information which includes the current owners name (Rodolfo
Gonzalez) for 401-403 N. Chestnut Avenue

e  The Release of Mortgage document for 401 — 403 N. Chestnut (PIN 03-30-408-008-
0000), notarized on March 20, 2003 is public record on the Cook County Clerk site. Rodolfo
Gonzalez signature as the borrower provides proof of ownership. Screen shots of the
documents are as follows:

LANDSCAPE & TREE PRESERVATION — Parkway Tree Fee Required, No Comments

e Noresponse is required.

| look forward to your review of this response. If | can answer any questions please do not hesitate to
contact me.

Best regards,

Tom Gaynor
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