
  Village of Arlington Heights
Conceptual Plan Review Committee

Community Room, 3rd Floor
33 S. Arlington Heights Rd.

June 23, 2021
6:45 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

A. Crescent Place - 1/27/21

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Northwest Highway Day Care - 1000 W. Northwest Hwy. - T1740
Special Use Permit for a Day Care, Land Use Variation to allow a
Private School within the B-2 District

B. New Hope Academy - 3250 N. Arlington Heights Rd. - T1741
Amendment to Land Use Variation Ord. 17-016

VII. OTHER BUSINESS

VIII.ADJOURNMENT

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



Conceptual Plan Review Committee
6/23/2021

Item: Crescent Place - 1/27/21

Department:  Planning & Community Development

ATTACHMENTS:
Description Type
Crescent Place - 1/27/21 Minutes
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REPORT OF THE PROCEEDINGS OF 

THE CONCEPTUAL PLAN REVIEW COMMITTEE 
OF THE VILLAGE OF ARLINGTON HEIGHTS PLAN COMMISSION 

A VIRTUAL MEETING VIA ZOOM WAS HELD ON:  January 27, 2021 

Project Title: Housing Trust Group Multi-Family Housing 

Address: 310 W. Rand Rd. 
  
Petitioner: Jake Zunamon 
Address: 3225 Aviation Avenue - 6th Floor 
 Coconut Grove, FL 33133 
 
Requested Action: 

1. Amendment to Comprehensive Plan to reclassify the subject property from “Commercial” to “Moderate Density 
Multi-Family”. 

2. Rezoning from the B-2, General Business District, to the R-6, Multiple-Family Dwelling District. 
3. Preliminary and Final Plat of Subdivision approval to consolidate the subject property into one lot. 
 

Variations Required:  

• None identified at this time 

 
Attendees:  Jake Zunamon, Petitioner 

John P. Green, Groundwork Ltd. 
Bill Schneider, Turnstone Development 
Bruce Green, Plan Commissioner 
Lynn Jensen, Plan Commissioner 
John Sigalos, Plan Commissioner 
Jay Cherwin, Plan Commissioner 
Sam Hubbard, Development Planner 
 

 

Project Summary: 
The subject property is 2.32 acres in size and located at the southeast corner of the intersection of Chestnut 
Avenue/Techny Road and Rand Road. The site was formerly used as a restaurant, however, the restaurant building has 
been demolished and the site has sat vacant for close to 20 years, although it has occasionally been used for the seasonal 
sale of Christmas trees. Access to the site comes from one existing curb cut along Rand Road and one existing curb cut 
along Chestnut. The intersection of Chestnut/Techny and Rand Road is non-signalized and under the jurisdiction of IDOT.  
 
Housing Trust Group, a national developer of affordable housing located in Florida, would like to construct a 40-unit 
apartment building on the subject property, comprised of 20 one-bedroom units and 20 two-bedroom units dispersed 
though-out a four-story building. The project would be developed in conjunction with a local partner (Turnstone 
Development), which has done similar projects in Northlake, Crystal Lake, and Riverdale. Approximately 88% of the units 
(35 units) would be made affordable for families earning no more than 60% of the Area Median Income (AMI), and the 
remaining 12% (5 units) would be made affordable for families earning no more than 35% of the AMI. Access to the site 
would come from two curb cuts along Chestnut Avenue; the existing curb cut along Rand Road would be eliminated. The 
site and building would include various amenities, such as a computer café, private storage lockers, library, fitness center, 
community room, and outdoor amenity areas. A total of 80 parking spaces would be provided onsite. 
 
Meeting Discussion: 
Mr. Zunamon introduced himself and his team and provided background on the Housing Trust Group (HTG), which is a 
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national developer of multi-family housing which is based out of South Florida. HTG has partnered with Turnstone 
Development, a local developer, for this project. They were very excited for the opportunity to bring a new affordable 
“workforce housing” development to Arlington Heights. He encouraged the Conceptual Plan Review Committee to visit the 
HTG website for examples of similar projects they’ve done across the nation. HTG owns and manages over 30 properties. 
 
Mr. Schneider introduced himself as a member of Turnstone Development, which has been in business since 1998. 
Turnstone Development is a non-profit corporation that operates approximately 1,800 units of affordable housing. Turnstone 
has partnered with HTG on a few projects in Florida in the past and was excited to partner together on the proposed project 
in Arlington Heights. 
 
Mr. Green explained that he was with Groundwork, which is the project architect for this development. Groundwork has been 
involved in Illinois Housing Development Authority (IHDA) housing developments for the last 15-18 years, and two of the 
most recent projects they’ve worked on were developed by Turnstone. He outlined the development characteristics, site 
attributes, and the zoning approvals that were required. The project has been designed to conform to all requirements of the 
R-6 District. The building was designed to foster social interactions and would include a number of common and community 
areas both within the building and on the exterior. The developer believed that they will be able to address all of the 
preliminary staff review comments as this project moves forward.  
 
Mr. Hubbard stated that the proposed development was for a 40-unit residential building. Staff has asked for additional 
details on the programing within the building and any supportive services that may be offered to residents in order to verify 
that the project can be classified as a multi-family residence, as opposed to care facility as defined by the Zoning Code. 
Should the development be classified as a multi-family residence, staff concurs with the petitioner that the correct zoning 
action would be to rezone the B-2 portion of the site into the R-6 Multiple-family Dwelling District. The entire development 
would be affordable, with 35 of the 40 units rented at levels affordable for families earning 60% of Area Median income (AMI) 
or less, and 5 units rented at levels affordable for families earing 30% of AMI or less. 
 
An amendment to the Comprehensive Plan would be needed as the majority of the site is designated as “Commercial” and 
should be reclassified as “Moderate Density Multi-Family”. Housing Commission review would be required and the 
development will need to provide an affordable housing plan illustrating how the project would conform to the Inclusionary 
Housing Ordinance. A neighborhood meeting was recommended and a Design Commission application would be required. 
The property would need Plat of Subdivision approval to consolidate the site from two lots into one lot. Landscaping has 
been well designed to provide buffers from the commercial uses to the south and ComEd substation to the east. The project 
conformed to density requirements. Compliance to both Village and MWRD stormwater regulations would be required. 
Detention areas would need perimeter screens and retaining walls were discouraged. Sidewalk improvements would be 
required. 
 
A traffic and parking study will be required, and analysis of the traffic movements through and around the Rand Rd./Chestnut 
Avenue intersection will be important as this intersection was not signalized and only under stop sign control. The proposed 
parking supply complies with code. Staff was generally supportive of this project subject to the petitioner’s ability to address 
the items as raised within the staff report. 
 
Commissioner Sigalos stated that he believed the proposed use was suitable for the site and asked about the affordability 
component.  
 

Mr. Zunamon replied that that all 40 units would be designated as affordable. 
 
Commissioner Sigalos asked about the developers affordability requirements in comparison to the Villages’ affordability 
requirements. 
 
Mr. Hubbard stated that the Inclusionary Housing Ordinance only required that 4 out of the 40 units be designated as 
affordable in perpetuity, for families earning at or below 60% AMI. There was no threshold on the maximum number of 
affordable units and the developer could provide all units as affordable, but per the Village regulations, they could not provide 
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any less than 4 affordable units, which four units had to remain affordable in perpetuity. 
 
Commissioner Sigalos asked about the timeline for affordability of the remaining 35 units. 
 
Mr. Schneider explained that they would be putting a covenant on the land that would require the units to remain affordable 
for no less than 30 years. Their lenders would require the establishment of the 30-year covenant. 
 
Commissioner Sigalos asked about rental rates. 
 
Mr. Zunamon responded that rates would range from $384-$870 for a one-bedroom apartment and two-bedroom 
apartments would range from $463-$1,047. He confirmed that the 30-year covenant would be established and would run 
with the land, so if the development was ever sold in the future, the future owner would be required to abide by that covenant. 
 
Commissioner Sigalos reiterated his support for the project and encouraged the petitioners to move forward. 
 
Commissioner Cherwin asked about the previous use on the site. 
 
Commissioner Jensen said that it had previously been a polish restaurant; he believed the restaurant name may have 
been Sonya’s. 
 
Commissioner Cherwin asked about onsite support services and how they affected zoning. 
 
Mr. Hubbard explained that the Hearts Place development on Boeger Drive had provided an onsite space for supportive 
services for the residents that lived there, such as an office space for meetings between a case manager and a resident, 
and/or dedicated spaces to provide services like counselling and therapy for residents. It was in integrated part of the 
development model for that facility, and due to the supportive services provided onsite, the facility was classified as an 
Intermediate Care Facility. 
 
Commissioner Cherwin stated that if the developer was proposing to have all 40 units as affordable, then it seemed 
somewhat redundant to have them appear before the Housing Commission. He asked if the development would be utilizing 
Low Income Housing Tax Credit (LIHTC) funding. 
 
Mr. Schneider replied that they would be using LIHTC funding for a portion of the project, but also be applying for a 
permanent loan and a construction loan. 
 
Commissioner Cherwin asked about what percentage of the development would be funded through the LIHTC program. 
 
Mr. Schneider responded that a typical project would be 80% debt, 20% equity. He believed that the total development cost 
for the project was around $16,000,000. 
 
Mr. Zunamon confirmed total development cost would be around $16,000,000. The developers would be requesting about 
$13,000,000 from the LIHTC program and the remaining portion would come from various loans. 
 
Commissioner Cherwin stated that the lenders requirement for 30 years of affordability seemed like a solid timeframe. He 
stated that the Village’s requirement for perpetual affordability did not seem like a great idea as he was not supportive of 
anything being done in perpetuity. He thought the project was a pretty good fit for this area and was inclined to provide 
support. He acknowledged that the site had some challenges towards redevelopment but felt that the proposal did a good 
job addressing those challenges. He asked about the State of Illinois requirement for all communities to include at least 10% 
of their housing stock as “affordable”. 
 
Mr. Hubbard replied that Arlington Heights was in compliance with this requirement but did not know the exact threshold. 
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Commissioner Cherwin stated that he did not see any major red flags at this point but would be interested to hear what the 
public had to say as this project moved forward. 
 
Commissioner Jensen stated that he was very much in favor of the project and was supportive of the redevelopment on 
this long vacant site. He asked if there would be any difference between the units rented to families earning at or less than 
30% AMI versus the units rented to families earning at or less than 60% AMI. 
 
Mr. Zunamon explained that there would be no difference. 
 
Commissioner Jensen reiterated his support for the project. 
 
Commissioner Green stated that he thought this was a good use for the site. The site was a difficult one to develop and he 
commended the petitioner on putting together a good development concept. He encouraged to the petitioner to move forward 
and recommended that they begin working on the neighborhood meeting. 
 
Commissioner Green opened up the floor for public comments. 
 
Mr. Moens commented that on behalf of residents and families that earned less than the AMI, he encouraged the Plan 
Commission to approve the Housing Trust Group project. 
 
Commissioner Green closed the public comment portion of the meeting. 
 
RECOMMENDATION 
The Conceptual Plan Review Committee encouraged the petitioner to proceed forward with their application while taking the 
comments from the Conceptual Plan Review Committee into consideration.  
 

Bruce Green, Chair 
CONCEPTUAL PLAN REVIEW COMMITTEE 

Sam Hubbard, Recorder 



Conceptual Plan Review Committee
6/23/2021

Item: Northwest Highway Day Care - 1000 W Northwest Hwy - T1740

Department:  Planning & Community Development

Requested Action
 
1. Special Use Permit to allow a Day Care Center on the subject property.
 
2. Land Use Variation to allow a Private School in the B-2 District.
 
Variations
 
None identified at this time.
 
Recommendation
 
The Staff Development Committee (SDC) reviewed the proposed Special Use
Permit to allow a Day Care Center on the subject property, as well as a Land Use
Variation to allow a Private School within the B-2 District, and is generally
supportive of the application subject to resolution of the following:
 
1. The petitioner shall provide written justification for the requested Special Use
Permit as per the standards of approval outlined in the Zoning Ordinance:

That said special use is deemed necessary for the public convenience at this
location.
That such case will not, under the circumstances of the particular case, be
detrimental to the health, safety, morals or general welfare of persons
residing or working in the vicinity.
That the proposed use will comply with the regulations and conditions
specified in this ordinance for such use, and with the stipulations and
conditions made a part of the authorization granted by the Village Board of
Trustees.

 
2. The petitioner shall provide written justification in support of the proposed
Land Use Variation that addresses each of the hardship criteria necessary for
Land Use Variation approval as outlined in the Zoning Ordinance:

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.

 
3. The petitioner shall formally grant cross access to the abutting property to the
west. Should the property to the west redevelop in the future, the Village shall
require similar cross access be formally granted back to the subject property.
 
4. The petitioner shall hold a neighborhood meeting.
 
5. The petitioner shall 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, parking, drop-off/pick-up operations,
and impacts to public streets.
 
6. The petitioner shall continue to work with staff on an acceptable buffer and
screening of the outdoor play area.
 
7. The petitioner shall provide a market study which must identify the
similarities, differences, and impacts to other existing day care facilities within
the market area. Furthermore, the market assessment should illustrate the
market demand for this type of facility at the proposed location.
 
8. A code compliant landscape and photometric plan shall be required.
 
9. Details must be provided on all fences, enclosures, and accessory structures
(shed’s, play equipment, etc.).
 
10. Additional details are needed on any proposed exterior changes to the
building (materials and colors) in order to determine if a Design Commission
application is required.
 
11. These are preliminary comments only and should not be relied upon as
identification of the only major issues. The Staff Development Committee
reserves the right to change its position on issues upon submittal of a formal
application and detailed review.

ATTACHMENTS:
Description Type
Staff Report Report
Aerial Exhibits
Project Narrative Correspondence
Plat of Survey Exhibits
Conceptual Site Plan Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 
 

Direction Existing Zoning Existing Use Comprehensive Plan 

North R-3: One Family Dwelling District Single-Family Homes Single-Family Detached 
South R-6: Multiple Family Dwelling 

District 
Multi-Family Residential 
Development 

Moderate Density Multi-Family 

East B-2: General Business District Multi-tenant commercial 
shopping plaza 

Commercial 

West B-2: General Business District Motorcycle Dealership Commercial 

To: Conceptual Plan Review Committee 
Prepared By: Sam Hubbard, Development Planner 
Meeting Date: June 23, 2021 
Date Prepared: June 18, 2021 

Temp File Number: T1740 
Project Title: Northwest Highway Daycare 
Address: 1000 W. Northwest Highway 
PIN: 03-30-116-041, 03-30-116-038 

Petitioner: Grant Manny 
 Location Finders International, Inc. 
Address: 9440 Enterprise Drive 
 Mokena, IL 60448 

Existing Zoning: B-2: General Business District, 
R-3: One-Family Dwelling District 
Comprehensive Plan: Commercial, Single-Family 
Detached 

Requested Action: 
1. Special Use Permit to allow a Day Care Center on the subject property. 
2. Land Use Variation to allow a Private School in the B-2 District. 

Variations Required: 
1. None identified at this time. 

 
SURROUNDING LAND USES 
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Project Background: 
The subject property is approximately 46,706 square feet in size (1.07 acres) and was most recently occupied 
by Windy City RC, a remote control car business, but has sat vacant for the last several years. The site contains 
a 12,232 square foot single-story building situated in the southeast corner of the property. Access to the site 
comes from two full access curb cuts along Northwest Highway which lead to the primary parking field at the 
west of the building. The parking lot wraps around the building to the rear of the site, providing an auxiliary 
parking area in the northeast portion of the site with a curb cut onto Kennicott Avenue. 
 
On behalf of Higher Ground Education, the petitioner has proposed reuse of the site as a daycare facility that 
would offer care for children aged six weeks old through age size, as well as a private kindergarten option. 
The daycare operator, Guidepost Montessori, is a division of Higher Ground Education and operates several 
day care facilities through-out the Chicagoland area.  
 
The proposed facility anticipates a maximum of 175 children with 26 full time staff members. Hours of 
operation would be between 7:00am and 6:00pm Monday through Friday. An outdoor play area would be 
constructed at the rear of the building in the area of the existing auxiliary parking lot.  
 
Zoning and Comprehensive Plan 
The subject property is currently within two different zoning districts; the front portion of the site containing 
the building and main parking lot is zoned B-2, General Business District, and the rear of the site where the 
auxiliary parking lot is located is within the R-3, One-Family Dwelling District. Day Care Centers are required 
to obtain a special use permit within the B-2 District, and the petitioner shall be required to provide written 
justification to the three hardship criteria necessary for Special Use Permit approval as outlined below: 
 

o That said special use is deemed necessary for the public convenience at this location.  
o That such case will not, under the circumstances of the particular case, be detrimental to the health, safety, 

morals or general welfare of persons residing or working in the vicinity.  
o That the proposed use will comply with the regulations and conditions specified in this ordinance for such 

use, and with the stipulations and conditions made a part of the authorization granted by the Village Board 
of Trustees.  

 
Additionally, the proposed kindergarten classes are not encompassed within the definition of a “Day Care 
Center”, and this portion of the use is classified as a “Private School”, which is neither a permitted nor special 
use within the B-2 District. Therefore, a Land Use Variation shall be required and the petitioner must provide 
written justification to the four standards necessary for Land Use Variation approval as included below: 
 

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

o 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. 

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

 
The Comprehensive Plan designates the B-2 portion of the site as “Commercial” and the R-3 portion as 
“Single-Family Detached”. The proposed Guidepost Montessori school is compatible with the “Commercial” 
designation within the Comprehensive Plan. 
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A market analysis will be required as part of any Plan Commission application. This study should identify the 
similarities, differences, and impacts to other existing day care facilities within the market area. Furthermore, 
the market assessment should illustrate the market demand for this type of facility at the proposed location. 
 
Should this project move forward, the Staff Development Committee recommends that prior to appearing 
before the Plan Commission, the petitioner organize a neighborhood meeting where they can introduce the 
project to the surrounding community. 
 
Building, Site and Landscaping 
A fully dimensioned and scalable floor plan shall be required. This plan must include a reference chart that 
lists the square footage of each room, the ages of the children proposed in each room, and the proposed 
occupant load. The Building Department has informed the petitioner that the existing sprinkler system within 
the building is inoperable and must be upgraded to current adopted code requirements. Additionally, due to 
the extended vacancy of the site, the building must be evaluated by an Illinois licensed structural engineer 
and a detailed structural report must be provided.   
 
The petitioner has provided a scope of proposed exterior building upgrades, which would include a new roof 
and different roofing materials, modifications to the storefront glazing and door systems, and a fresh paint 
job for the building. Based on a preliminary analysis, these modifications do not in and of themselves trigger 
a Design Commission application, however, this will need to be revaluated once additional details are 
provided. Depending on the proposed materials and colors, Design Commission review could be required. 
 
The petitioner has proposed the outdoor children’s play area on the north side of the site, which would 
replace the existing auxiliary parking lot in this area and remove the curb cut onto Kennicott Avenue. A fire 
truck turning exhibit has been provided, which will need to be reviewed to ensure adequate fire truck 
circulation into, within, and out of the site. Per preliminary comments from staff, the petitioner has made 
some modifications to the outdoor play area to create additional separation between this area and the 
abutting single-family homes. Staff will continue to evaluate the outdoor play area to ensure adequate 
separation and buffering from the neighboring single-family residential homes, and the petitioner shall 
continue to work with staff on an appropriate buffer and screen from these adjacent residential uses. 
Additional details on the proposed play equipment must be provided. A code compliant landscape plan and 
photometric plan shall be required as part of any Plan Commission application. 
 
Parking and Loading: 
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, parking, 
drop-off/pick-up operations, and impacts to public streets. Staff notes that in 2012 the Village Board granted 
zoning approval for a day care facility on this property, however, the facility was never constructed. That day 
care had proposed capacity for 71 students. Given that the proposed Guidepost Montessori school would 
include more than double the number of students, and given that Northwest Highway is a major arterial with 
two lanes of travel in each direction (and no shared/dedicated left turn lane), special care should be paid to 
safe ingress/egress to and from the site during peak travel times. The petitioner will be required to provide 
additional details on the procedures for drop-off and pick-up operations for this day care. 
 
Along the west side of the site, the facility shares cross access with the neighboring motorcycle dealership. 
However, this cross access has never been formally established. Where feasible, the Village encourages 
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reciprocal cross access between neighboring commercial properties that abut a major arterial street, which 
helps to keep traffic movements off heavily travelled public streets. This cross access provides the dealership 
with access to Northwest Highway, which gives vehicles entering/exiting the dealership an alternative means 
of access that is not from a primarily residential street (Patton Avenue). As part of the proposed special use 
permit application, the Village requests that cross access be formally granted to the dealership at the west. 
Should the property to the west redevelop in the future, the Village shall require similar cross access be 
formally granted back to the subject property. 
 
Based on a preliminary analysis, the site conforms to parking code requirements. Table I below illustrates 
these requirements. Staff will analyze the parking supply in relation to similar day care facilities within the 
community, and the petitioner must provide details on similar facilities that it operates in the Chicago 
suburbs for comparison purposes. 
 

Table I: Parking Calculations 

Space Code Uses Gross Square 
Footage Parking Ratio (1:X) Number of 

Occupants/Employees 
Parking 

Required 
Guidepost 
Montessori Day Care Center 12,232 3 spaces per 2 employees 26 39 

            
Total Parking Required 39 
Total Parking Provided 39 

Surplus/(deficit) 0 
 

 
Per the Village’s recently adopted bicycle parking regulations, two bicycle parking spaces must be provided 
on the site. 
 
RECOMMENDATION 
The Staff Development Committee (SDC) reviewed the proposed Special Use Permit to allow a Day Care 
Center on the subject property, as well as a Land Use Variation to allow a Private School within the B-2 
District, and is generally supportive of the application subject to resolution of the following: 
 
1. The petitioner shall provide written justification for the requested Special Use Permit as per the standards 

of approval outlined in the Zoning Ordinance: 
 That said special use is deemed necessary for the public convenience at this location.  
 That such case will not, under the circumstances of the particular case, be detrimental to the health, 

safety, morals or general welfare of persons residing or working in the vicinity.  
 That the proposed use will comply with the regulations and conditions specified in this ordinance 

for such use, and with the stipulations and conditions made a part of the authorization granted by 
the Village Board of Trustees.  

2. The petitioner shall provide written justification in support of the proposed Land Use Variation that 
addresses each of the hardship criteria necessary for Land Use Variation approval as outlined in the 
Zoning Ordinance: 
 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. 
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 The variance requested is the minimum variance necessary to allow reasonable use of the property. 
3. The petitioner shall formally grant cross access to the abutting property to the west. Should the property 

to the west redevelop in the future, the Village shall require similar cross access be formally granted back 
to the subject property. 

4. The petitioner shall hold a neighborhood meeting. 
5. The petitioner shall 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, parking, drop-
off/pick-up operations, and impacts to public streets. 

6. The petitioner shall continue to work with staff on an acceptable buffer and screening of the outdoor 
play area.  

7. The petitioner shall provide a market study which must identify the similarities, differences, and impacts 
to other existing day care facilities within the market area. Furthermore, the market assessment should 
illustrate the market demand for this type of facility at the proposed location. 

8. A code compliant landscape and photometric plan shall be required. 
9. Details must be provided on all fences, enclosures, and accessory structures (shed’s, play equipment, 

etc.). 
10. Additional details are needed on any proposed exterior changes to the building (materials and colors) in 

order to determine if a Design Commission application is required. 
11. These are preliminary comments only and should not be relied upon as identification of the only major 

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

 
 
________________________________________ June 18, 2021 
Bill Enright, Assistant Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
 Temp File 1740 
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June 9, 2021 

 

Sam Hubbard 
Development Planner 
Department of Planning and Community Development 
Village of Arlington Heights 
33 S. Arlington Heights Road 
Arlington Heights, IL  60005 
 
RE:  1000 W. Northwest Highway – Guidepost Montessori School 
 
Dear Mr. Hubbard: 
  
On behalf of Guidepost Montessori, a division of Higher Ground Education, and LFI, we are excited to 
propose the redevelopment of the approximately 12,232 square foot vacant masonry building located at 
1000 W. Northwest Highway and offer the community’s children a world class Montessori experience.   

Enclosed please find the following items in connection with our Special Use application for a Day Care 
Center and a Land Use Variation to allow a “Private School” facility at the property located in a R-3 One-
Family Dwelling District, and a B-2 General Business District: 

1. Guidepost Montessori Overview  
2. ALTA Survey 
3. Site Plan 

The property and existing building will be redeveloped with 9 classrooms dedicated to the day care use and 
two classrooms dedicated to elementary students for a total of 11 classrooms, as a single tenant occupying 
the entire building and property, with an exterior ~10,000 square foot playground at the rear of the building 
and parking field on the west side of the building with 43 parking spaces.  Guidepost estimates the total 
capacity of the day care to be 135 children from the age of 6 weeks to 6 years, and total capacity of the 
elementary to be 40 children, with an anticipated full-time staff of 26, comprising of 23 teachers and 3 
admin staff.  The building will contain the following classrooms: 

Class 
# of 

classrooms

Max 
students 

per 
classroom

Staff per 
classroom 

Total 
students 

Total Staff 

Infant (0‐14 months)  1  9  3  9  3 

Young Toddler (15‐23 months)  1  10  2  10  2 

Older Toddler (24‐35 months)  3  12  2  36  6 

Children's House (3‐6 years)  4  20  2  80  8 

Elementary (6+ years)  2  20  2  40  4 

Total  11       175  23 



Based on Guidepost’s experience at approximately 80 schools across the United States, approximately 30% 
of students are siblings, and consequently, travel to and from school in a single vehicle rather than each 
child in a separate car.  For the day care, Guidepost does not have set start or dismissal times.  School hours 
are from 7AM to 6PM, Monday through Friday.  Students generally arrive between 7:00 AM – 9:00 AM 
and leave approximately 3:00 PM – 6:00 PM.  However, a portion of the students depart at the half day 
between noon and 1:30 PM.  Arrivals and departures vary based on parent and other schedules.  The varied 
arrival and departure times minimize traffic congestion during high activity periods.  On average a parent 
is at the property for a duration of approximately five minutes during pick up and drop off periods.  For the 
elementary students school begins at 9:00 and ends at 3:00, however, elementary parents have the option 
to drop off their kids during the same times as the day care students.  Guidepost offers before and after 
school options for parents.    

We plan to develop an approximately 10,000 SF playground at the rear of the property. Staff and Children 
will be able to securely and directly access the playground from the rear of the building.  The playground 
will be secured via a fence around the entirety of the playground.  It is our intention to maintain the existing 
wood privacy fence that sits approximately 4’-0” south of the property line and zigzags with the north & 
west property lines. The fence is in good repair and there is ample space to upgrade the landscaping between 
the fence and the property line and provide an adequate landscape buffer. Furthermore, maintaining the 
existing fence will cause the least amount disruption within this area. However, it appears the neighbor 
located at 712 Kennicott Ave maintains the +/-4’-0” strip of turf north of the existing fence.  Any 
modification of the landscaping in that area would require coordination and approval by that owner.  It is 
our suggestion to limit any landscaping buffer north of the existing fence to landscaping approved by the 
owner of 712 N Kennicott Ave.           

We will undertake extensive interior maintenance and remodeling similar to the sample classroom photos 
on the Guidepost Montessori Overview to create a dynamic learning environment. The renovation will 
include resurfacing of the parking lot with new landscaping, curbs and sidewalks throughout the property.   

The exterior of the existing building will undergo minor cosmetic upgrades that will accommodate the new 
Daycare operation as well as enhance the overall property within the context of the adjoining residential 
neighborhood, but not change the overall structure or look of the property. Exterior upgrades include a new 
roof membrane and new prefinished aluminum storefront glazing & door systems within the existing glazed 
openings. The existing Mansard Roof Structure that wraps portions of the south & west building elevations 
will receive architectural asphalt shingles. The existing painted CMU masonry walls along the east, north 
& portion of the west elevations will receive a fresh coat of paint, a complimentary color in relationship to 
the existing brick will be selected.    

We look forward to working with you and the staff at the Village of Arlington Heights on this project.   

 

Sincerely, 

 

Grant Manny 

Enclosures 
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Investor Overview

CONFIDENTIAL 3

Higher Ground is supported by a world-class shareholder base

Overview

Select
Investments

• Learn Capital focuses on investments in 

scalable companies that operate within 

the education sector

• Currently investing their 4th fund, with 

$500MM AUM

• Founded in 2009 by Rob Hutter and Greg 

Mauro

• venn growth partners is a growth equity 

fund investing in consumer, health care 

and education companies in North 

America

• venn targets investments between $10-

$50MM per opportunity 

• Founding team is comprised of leading 

investment and industry professionals, 

with deep experience in multi-unit growth

• HEAL Partners invests in growing 

healthcare, education and lifestyle 

companies with potential for global scale 

and industry disruption

• HEAL Partners has created over $3 billion 

in shareholder value over last 10 years

• Team is comprised of founders, investors, 

portfolio managers and operators with 

proven track record

• Investors include family offices, high net worth and ultra high net worth individuals and top-tier institutions 

• Overview of select institutional investors below:



Brick & Mortar Growth

CONFIDENTIAL 5

2021 Growth Pipeline (45+ locations)

14
Under 

construction

21
Executed partner 

term sheet

5
In escrow/  

under contract

6
Under negotiation/ 

LOI pending

3
31

3

2 11

14 2

1 4

5

3 New States –

Coming Soon

2

1

1

* In addition to the Pipeline projects, there are four (4) existing school expansion and relocation projects: GM Columbus Square,  ATI Austin, GM Hollywood + ATI Hollywood, and GM Foothill Ranch 
elementary

27

44

80

115

145

175

205

FY2019 FY2020 FY2021 FY2022 FY2023 FY2024 FY2025

Forecasted Growth in Brick-and-Mortar Locations
Location count, fiscal year (excludes school acquisitions)

Forecast 

1

In 2021, HGE will enter three (3) new states and counting



What is Guidepost Montessori?

Guidepost Montessori is a private preschool and elementary  

school serving children from toddler through elementary. We are  

currently the largest provider of private Montessori education in  

the country.

What we’ve done is really quite interesting!

We’ve taken a 100-year-old, proven educational approach  

founded by Dr. Maria Montessori, and we’ve modernized it and  

made it much more relatable and accessible to communities like  

yours. We focus on the whole child….conceptualize it we are like  

the “Whole Foods” of preschools.



What you’ll notice that is different about our schools

 We invest in high-quality furniture and
materials for your children – you won’t see a
lot of plastic – we use natural materials that
are natural to the environment so that
children can learn to enjoy and respect the
natural elements early on.

 We have some of the most beautiful
classrooms you’ll ever see.

 Big windows, lots of natural light, plants and
fresh flowers.

 Our classrooms are often twice as big as
traditional rooms – lots of room for your child
to explore.

 We blend the best of an academic preschool
but with the convenience that you’d find at
the best day cares – we offer extended day
care at no additional charge. It’s part of your
tuition.

 Materials are set so they go from easy to 
difficult and helps your child stay challenged –
materials are actually fun (but they are 
learning).

 We hire the best talent we can find, and we 
train them to ensure they are carrying forward 
the high standards – we want caring individuals 
with your children.

 We have a network of 70 locations and on 
target to be at around 120 by next year – we 
are opening in thriving communities in the US 
Vienna, Spain, UK and China – this means that 
we now have the best of teachers, vendors, 
communities, and partners eager to work with 
us and in turn allows us to do more for our 
teachers, schools and your children. 



What a beautiful school it’s going to be!



A sampling of Guidepost classrooms
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Conceptual Plan Review Committee
6/23/2021

Item: New Hope Academy - 3250 N. Arlington Heights Rd - T1741

Department:  Planning & Community Development

Requested Action
 
Amendment to Land Use Variation Ordinance #17-016 to allow an expansion of
the existing Private School.
 
Variations Required
 
None identified at this time.
 
Recommendation
 
The Staff Development Committee reviewed the proposed request for an
amendment to Land Use Variation Ordinance #17-016 to allow an expansion of
the existing Private School, and needs additional information on parking prior to
making a recommendation on the project. As part of any Plan Commission
application, the petitioner shall address the following:
 
1. The applicant shall provide a written justification to the following Land Use
Variation criteria:
 • The property in question cannot yield a reasonable return if permitted  to be
used only under the conditions allowed by the regulations in that  zone; and
 • The plight of the owner is due to unique circumstances; and
 • The variation, if granted, will not alter the essential character of the locality.
 
2. The applicant shall provide a Traffic Study and Parking Analysis that analyzes
access (location, design, and Level of Service), on-site circulation, trip
generation and distribution, parking, and drop-off/pick-up operations.
 
3. The petitioner shall provide an updated tenant list for the entire building,
including details on the size and use of each tenant space within the office
complex.
 
4. Site landscaping shall be reviewed as part of the Plan Commission process.
Missing or dead landscaping must be replaced.
 



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

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Aerial Exhibits
Plat of Survey Exhibits
Conceptual Floor Plan Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 
 

Direction Existing Zoning Existing Use Comprehensive Plan 

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

Multi-tenant Office/Industrial 
Buildings 

R&D, Manufacturing, 
Warehousing 

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

Industrial/Office Buildings R&D, Manufacturing, 
Warehousing 

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

Self-Storage Facility R&D, Manufacturing, 
Warehousing 

West M-1, Research, Development 
and Light Manufacturing District 

Industrial/Office Buildings R&D, Manufacturing, 
Warehousing 

To: Conceptual Plan Review Committee 
Prepared By: Sam Hubbard, Development Planner 
Meeting Date: June 23, 2021 
Date Prepared: June 18, 2021 

Temp File Number: T1741 
Project Title: New Hope Academy LUV 
Amendment 
Address: 3250 N. Arlington Heights Rd., 200 Wing 
PIN: 03-08-102-035, 03-08-102-029 

Petitioner: Brandy Larrance 
 New Hope Academy. 
Address: 3250 N. Arlington Heights Rd. 200 

Wing 
 Mokena, IL 60448 

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

Requested Action: 
1. Amendment to Land Use Variation Ordinance #17-016 to allow an expansion of the existing Private School. 

Variations Required: 
1. None identified at this time. 

 
SURROUNDING LAND USES 
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Project Background: 
New Hope Academy is a private therapeutic day school that provides education for students with special 
needs in grades six through twelve. The Arlington Heights Zoning Ordinance classifies this facility as a “Private 
School”, which is not permitted within the current M-1, Research, Development, and Light Manufacturing 
District zoning classification of the subject. However, in 2018 the school received a Land Use Variation to 
allow them to open their school within the multi-tenant office building at 3250 North Arlington Heights Road. 
New Hope is proposing an expansion into a neighboring unit within that building, which requires an 
amendment to their existing Land Use Variation. 
 
The existing facility is approximately 18,000 square feet and has capacity for up to 95 students with 35 
employees. The proposed expansion would increase the size of the school to approximately 26,500 square 
feet and enrollment capacity to approximately 135 students. The total number of employees is estimated to 
increase from a maximum of 35 to a maximum of 50 employees. Hours of operation are between 8:00am 
and 2:30pm on Monday through Thursday, and between 9:00am and 2:30pm on Friday. New Hope Academy 
would like to have the building ready for occupancy for the 2021 fall semester 
 
The subject property is 5.42 acres in size and the single-story building on the site contains approximately 
73,000 square feet. Primary access to the site comes from two driveways onto North Arlington Heights Road; 
the northern access point provides right-in/right-out access only, and the southern access point provides full 
access to North Arlington Heights Road. A third entrance/exit access drive leads from the southwestern 
corner of the site down to University Drive with eventual access to the signalized intersection of University 
Drive and Arlington Heights Road. The site contains a total of 272 parking spaces for the approximately 73,000 
square foot building 
 
Zoning and Comprehensive Plan 
As mentioned above, the subject property is within the M-1, Research, Development and Light 
Manufacturing District, and private schools are not classified as either a permitted or special use within the 
M-1 District. Therefore, an amendment to the existing Land Use Variation is required. As part of the 
application process, the petitioner will be required to provide written justification outlining how the 
expansion conforms to the following criteria necessary for Land Use Variation approval: 
 

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

o 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. 

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

 
The Village's Comprehensive Plan designates the future use of the subject property as “Research & 
Development, Manufacturing, and Warehousing”. Given that the existing use has successfully integrated into 
the multi-tenant office building on the subject property (office uses are classified as permitted uses within 
the M-1 District), no amendment to the Comprehensive Plan is recommended for the proposed expansion. 
 
Site Plan, Building and Landscaping 
The petitioner has not proposed any exterior modifications to the existing site or building. However, as part 
of the Land Use Variation approval process, staff will verify if the current landscaping onsite conforms to code 
requirements. All proposed work within the interior of the building will require a building permit. 
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Traffic & Parking  
Per Section 6.12-1(3), all Land Use Variation amendment applications for projects greater than 5,000 square 
feet in size and located along a major arterial street are required to include a formal parking and traffic study 
that analyzes access (location, design, and Level of Service), on-site circulation, trip generation and 
distribution, parking, and drop-off/pick-up operations. The applicant will need to provide this study as part 
of their Plan Commission application. One of the key issues will be an analysis of how drop-off/pick-up 
operations will function and whether there is sufficient onsite parking to accommodate for the proposed 
expansion. As part of the study, surveys of existing parking lot usage on the site shall be required. Staff notes 
that since the original Land Use Variation was approved, several new tenants have occupied previously 
vacant spaces within the building, including a medical clinic that has a high parking demand.  
 
Additional information on the sizes and uses of the existing tenants within the building must be provided, 
and the proposed expansion of New Hope Academy may trigger the need for a parking variation. Once all 
information on the occupancy, tenants, and tenant spaces within the building has been provided, staff will 
analyze if the current site, including the expansion of New Hope Academy, conforms to all parking 
requirements. In order to conform to the bike parking regulations, which were established after New Hope 
occupied their existing space, the provision of onsite bike racks may be required. 
 
RECOMMENDATION 
The Staff Development Committee reviewed the proposed request for an amendment to Land Use Variation 
Ordinance #17-016 to allow an expansion of the existing Private School, and needs additional information on 
parking prior to making a recommendation on the project. As part of any Plan Commission application, the 
petitioner shall address the following: 
 

1. The applicant shall provide a written justification to the following Land Use Variation criteria: 
• The property in question cannot yield a reasonable return if permitted to be used only under 

the conditions allowed by the regulations in that zone; and 
• The plight of the owner is due to unique circumstances; and  
• The variation, if granted, will not alter the essential character of the locality. 

2. The applicant shall provide a Traffic Study and Parking Analysis that analyzes access (location, design, 
and Level of Service), on-site circulation, trip generation and distribution, parking, and drop-off/pick-up 
operations. 

3. The petitioner shall provide an updated tenant list for the entire building, including details on the size 
and use of each tenant space within the office complex. 

4. Site landscaping shall be reviewed as part of the Plan Commission process. Missing or dead landscaping 
must be replaced. 

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

 
________________________________________ June 18, 2021 
Bill Enright, Assistant Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
 Temp File 1741 
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