
  Village of Arlington Heights
Plat and Subdivision Committee

Community Room, 3rd Floor
Arlington Heights Village Hall 
33 S. Arlington Heights Road
Arlington Heights, IL 60005

June 22, 2016
6:30 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Our Saviour's Lutheran Church - 1234 N. Arlington Heights Rd. -
T1552
Special Use Permit for a Columbarium

B. 918-920 N. Mitchell Ave. - T1557
Lot Consolidation

C. Taekwondo/Martial Arts Studio - 110 E. Central Rd. - T1558
Land Use Variation

VII. OTHER BUSINESS

VIII.ADJOURNMENT

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



Item: Our Saviour's Lutheran Church - 1234 N. Arlington Heights Rd. - T1552

Department:  Planning & Community Development

Requested Action
 
Special Use Permit to allow a columbarium within the R-3 District.
 
Variations Identified
 
Variation from Variation from Section 6.5-2 to allow an accessory structure
within a front yard.
 
Recommendation
 
The Staff Development Committee reviewed the proposed request and supports
the Special Use Permit, subject to the following:
 
1. These are preliminary comments only and should not be relied upon as
identification of the only major issues. The Staff Development Committee
reserves the right to change its position on issues upon submittal of a formal
application and detailed review.

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Aerial Exhibits
Project Narrative Correspondence
Conceptual Plans Exhibits
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STAFF DEVELOPMENT COMMITTEE REPORT 
To:   Plat and Subdivision Committee   
Prepared By:  Sam Hubbard, Development Planner 
Meeting Date:  June 17, 2016 
Date Prepared:  June  22, 2016 
Project Title:  Our Savior’s Lutheran Church Columbarium   
Address:  1234 N. Arlington Heights Rd.       
 
BACKGROUND INFORMATION 
Petitioner:  Jim Valentine  

Address:  1234 N. Arlington Heights Rd. 
   Arlington Heights, IL 60004   
    
Existing Zoning:  R-3, One-Family Dwelling District 
 
Requested Action: 
� Special Use Permit to allow a columbarium within the R-3 District. 
 
Variations Identified:  
� Variation from Variation from Section 6.5-2 to allow an accessory structure within a front yard. 
 

  
 
Surrounding Properties:  

Direction 
 

Zoning 
 

Existing Use 
 

Comprehensive Plan 

North R-3, One-Family Dwelling District Single-Family Homes Single Family Detached 

South I, Institutional Short Term Care/Rehabilitation Facility 
(Transitional Care Management) 

Institutional 

East R-3, One-Family Dwelling District Single Family Home and Olive – Mary Stitt 
Elementary School 

Single Family Detached 
and Schools 

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

Subject Site 

NORTH 
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Background: 
The subject property is approximately 2 acres in size, with the total size of the Church property being 3.36 acres (includes parking 
lot). The property is currently developed with a church, which is presently undergoing interior modifications/renovations to improve 
the functionality and appearance of the interior of the church. Traditional worship occurs on Sundays between 9:00am and 
10:30am, but is also offered on Saturdays at 5:00pm. The church also offers a “contemporary” worship service that begins at 
10:30am on Sundays, as well as Sunday school, a nursery, and adult education, all between the hours of 9:00am and 10:30am. 
Average weekly worship amounts to around 600 people. The present request is a result of the church’s desire to construct a 
columbarium on the subject property. 
       
Zoning and Comprehensive Plan 
The property is within the R-3, Single-Family Dwelling District. Church uses are classified as permitted uses within the R-3 District. 
Columbaria are special uses within the R-3 District, and therefore a Special Use Permit is required. 
 
The Village's Comprehensive Plan designates the future use of the subject property as “Institutional”.  The proposed columbarium 
is consistent with the current use of the property and complies with the Comprehensive Plan designation for the subject property.  
 
Site Plan, Building and Landscaping 
The church is presently undergoing various interior improvements to the church building and, as part of this process, is interested in 
constructing a 168 niche columbarium in a semi-courtyard area along the east side of the building. This area is approximately 37’ x 
27’ in size and occupied by a small paver patio with various groundcover landscaping. These elements would be removed, and the 
floor would become decorative crushed granite “landscape” gravel, and an Eastern Redbud ornamental tree would be planted in the 
center. The actual columbarium would be 3’ x 10’and 5.5’ in height. Soft toned decorative lighting will be installed in the cap of the 
columbarium. Although all niches are expected to be used in the future, a decorative panel would cover most of the columbarium 
until additional niches are needed. Around 60 niches would be constructed in the initial buildout of the columbarium. 
 
The area would be encircled with thirteen arbor vitae to provide a buffer from Arlington Heights Road. Ground accent lighting would 
be installed on the inside of the arbor vitae to provide nighttime illumination. The petitioner has stated that this lighting would not be 
visible from Arlington Heights Road. 
 
Because the columbarium is considered an accessory structure, and accessory structures are limited to locations in the rear yard 
only, a Variation to allow the proposed location within the exterior side yard is required. Staff does not take issue with the proposed 
variation as the columbarium will be setback behind the front face of the building, will be over 50’ setback from the property line 
along Arlington Heights Road, and will be screened with dense landscaping.  
 
Traffic & Parking  
Section 6.12-1(3) of the Chapter 28 requires a detailed traffic study prepared by a licensed traffic engineer for all Special Use 
Permits located along a major or secondary arterial, however, only if such Special Use is in excess of 5,000 sq. ft. Since the 
proposed project is approximately 1,000 sq. ft. in area, a detailed traffic study is not required. The proposed columbarium will not 
alter the parking requirements for the church use and staff is confident that the proposed columbarium will not create any additional 
traffic. 
 
RECOMMENDATION 
The Staff Development Committee reviewed the proposed request and supports the Special Use Permit, subject to the following: 
 
1. 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 17, 2016 
Bill Enright, Deputy Director of Planning and Community Development 
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Cc: Randy Recklaus, Village Manager 
 All Department Heads 
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Item: 918-920 N. Mitchell Ave. - T1557

Department:  Planning & Community Development

Requested Action:
 Plat of Subdivision to allow the consolidation of two zoning lots into one single-
family lot of record.

 
Variations Identified:

 None identified at this time
 
Recommendation
The Staff Development Committee reviewed the proposed request and is not
supportive of the proposed Plat of Subdivision to consolidate the two zoning lots
into one 100’ x 125’ lot, for the following reason:

1. The proposed consolidation is not consistent with the Comprehensive Plan
and would create a lot that is out of scale given the size of existing lots
within the neighborhood.

ATTACHMENTS:
Description Type
Staff Report Report
Aerial Exhibits
Plat of Survey 918 Mitchell Exhibits
Plat of Survey 920 Mitchell Exhibits
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STAFF DEVELOPMENT COMMITTEE REPORT 
To:   Plat and Subdivision Committee   
Prepared By:  Sam Hubbard, Development Planner 
Meeting Date:  June 22, 2016 
Date Prepared:  June 17, 2016 
Project Title:  Mitchell Avenue Lot Consolidation 
Address:  918 & 920 Mitchell Ave.       
 
BACKGROUND INFORMATION 
Petitioner:  Angelique Gunderson  

Address:  624 N. Highland Ave. 
   Arlington Heights, IL 60004   
    
Existing Zoning:  R-3, One-Family Dwelling District 
 
Requested Action: 
� Plat of Subdivision to allow the consolidation of two zoning lots into one single-family lot of record. 

 
Variations Identified:  
� None identified at this time. 
 

  
 
Surrounding Properties:  

Direction 
 

Zoning 
 

Existing Use 
 

Comprehensive Plan 

North R-3, One-Family Dwelling District Single-family Home Single-Family Detached 

South R-3, One-Family Dwelling District Single-family Home Single-Family Detached 

East R-3, One-Family Dwelling District Single-family Home Single-Family Detached 

West R-3, One-Family Dwelling District Single-family Home Single-Family Detached 

 
Background: 
The subject property is composed of four 25’ x 125’ platted “lots of record”, but is made up of two zoning lots. Each zoning lot is 50’ 
x 125’ and 6,250 square feet, and so for the purposes of this report, the subject property will be referred to as being two zoning lots 
(918 N. Mitchell Avenue and N. 920 Mitchell Avenue), although it is technically platted as four separate lots.  
 

Subject Site 

NORTH 
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John Haran of E & J Builders owns both zoning lots, and has recently demolished the home on 918 N. Mitchell and received Design 
Commission approval to construct a new single-family home at that location. Mr. Haran was also intending to demolish the existing 
home at 920 N. Mitchell Avenue in order to construct a new single-family home on that property, however, he has been approached 
by the petitioner, who is interested in purchasing both 918 and 920 N. Mitchell to construct one single-family home on the 
combination of the two zoning lots. Because the proposed single home would overlap the central lot line separating the two zoning 
lots, the lots must be consolidated into one via a Plat of Subdivision, which would allow the proposed home to conform to all 
setback restrictions. 
 

Zoning and Comprehensive Plan 
Within the R-3 District, the minimum lot size is 8,750 square feet and the minimum lot width for properties between 10,000 and 
15,000 square feet is 75’. The consolidation would yield a 12,500 square foot lot with a 100’ lot width, which is in compliance with 
the R-3 District regulations and therefore no Variation would be needed.  
 
The Comprehensive Plan encourages all development to be compatible with the properties that surround it. In this regard, staff has 
analyzed the lot widths within the vicinity of the subject property (see Exhibit I for map depicting the lots analyzed), as well as the 
lots which are located within the block where the subject property is located. In total, 58 neighboring lots were analyzed. The 
following chart illustrates the lot widths within the overall vicinity: 
 

 
 
As only 3% (2 lots) of the 58 lots analyzed have a width of 100’ or more, staff does not believe that the proposed consolidation is 
compatible with the scale of the existing residential lots within the vicinity. When considered within the context of only the block 
where the property is located, no lots on the block exceed 75’ in width. Therefore, the proposed consolidation is not consistent with 
the Comprehensive Plan. 
 
Site Plan, Building and Landscaping 
Design Review is required prior to the construction of any new single-family dwelling and will be required if the proposed 
consolidation is approved and plans are submitted for a new home. 
 
Additionally, a fee in lieu of detention shall be requested and therefore preliminary engineering will be required if the proposed 
consolidation moves forward. 
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Traffic & Parking  
According to the Village’s Subdivision Control Regulations and Zoning Ordinance, a traffic study is required for residential 
developments that have at least 100 dwelling units or more. Since the Petitioner is only proposing a single lot development a formal 
traffic study by a certified Traffic Engineer is not required.  
 
RECOMMENDATION 
The Staff Development Committee reviewed the proposed request and is not supportive of the proposed Plat of Subdivision to 
consolidate the two zoning lots into one 100’ x 125’ lot, for the following reason: 
 
1. The proposed consolidation is not consistent with the Comprehensive Plan and would create a lot that is out of scale given the 

size of existing lots within the neighborhood. 
 

   
________________________________________ June 17, 2016 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
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Item: Taekwondo/Martial Arts Studio - 110 E. Central Rd. - T1558

Department:  Planning & Community Development

Requested Action
 
Land Use Variation to allow a ”Recreation Facility, Commercial” (Martial Arts
Studio) within the O-T District.
 
Variations Identified
 
None identified at this time.
 
Recommendation
 
 The Staff Development Committee reviewed the proposed request and generally
supports the proposed Land Use Variation, subject to the following:
 
1. Verification that all parking requirements are met and that the existing usage
of the parking lot leaves a sufficient amount of parking spaces for all current and
future uses on the subject property.
 
2. The Petitioner shall comply with all applicable Federal, State, and Village
Codes, Regulations, and Policies.
 
3. These are preliminary comments only and should not be relied upon as
identification of the only major issues.  The Staff Development Committee
reserves the right to change its position on issues upon submittal of a formal
application and detailed review.  

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Aerial Exhibits
Project Narrative Correspondence
Site Plan, Floor Plan Exhibits
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STAFF DEVELOPMENT COMMITTEE REPORT 
To:   Plat and Subdivision Committee   
Prepared By:  Sam Hubbard, Development Planner 
Meeting Date:  June 22, 2016 
Date Prepared:  June 17, 2016 
Project Title:  Taekwondo / Martial Arts Studio 
Address:  110 E. Central Rd.       
 
BACKGROUND INFORMATION 
Petitioner:  Eva Skordilis  

Address:  4435 Stonehaven Dr. 
   Long Grove, IL 60047   
    
Existing Zoning:  O-T, Office Transitional District 
 
Requested Action: 
� Land Use Variation to allow a ”Recreation Facility, Commercial” (Martial Arts Studio) within the O-T District. 

 
Variations Identified:  
� None identified at this time. 
 

  
 
Surrounding Properties:  

Direction 
 

Zoning 
 

Existing Use 
 

Comprehensive Plan 

North R-3, One-Family Dwelling District Single-family Home Single-Family Detached 

South B-2, General Business District Multi-tenant Commercial Building Commercial 
East R-6, Multiple-Family Dwelling 

District, and B-2, General Business 
District 

Auto Dealership (Japan Auto 
Services), Two-Family Dwelling 

Commercial and Single-Family 
Attached 

West R-3, One-Family Dwelling District Single-family Homes Single-Family Detached 

Subject Site 

NORTH 
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Background: 
The subject property is approximately 21,300 square feet in size and contains an approximately 5,400 square foot single story 
building with a 4,200 square foot basement. The building has two units, with the larger unit being around 2,700 square feet in size, 
and the second unit being approximately 1,370 square feet in size. The rear of the larger unit has access to a two space loading 
dock, which is about 1,400 square feet in size. The loading dock and basement area are currently used by the property owner as 
storage areas. 
 
Primary access to the site comes from Central Road, which provides a right-in/right-out only as a concrete median exists within the 
center of the road. Additional right-in/right-out access to Arlington Heights Road is provided through the Japan Auto site, which 
abuts the subject property to the east. 
 
The petitioner has proposed the establishment of a Taekwondo/Martial Arts studio within the 2,700 square foot unit. Hours of 
operation would be 5pm-9pm Monday through Friday, and 9:30am-10:30am on Saturdays. The studio would be closed on Sunday. 
There would be only one employee, Eniko Szabo, who is the owner of the business. The owner estimates that total student count 
would be around 60-70 students, with class sizes being less than 15 students. The proposed business is already in operation as 
they were unaware of the requirement for a Land Use Variation. Staff is comfortable with their occupancy of the site while they 
proceed through the zoning process. 
       
Zoning and Comprehensive Plan 
As previously indicated, the subject property is within the O-T, Office Transitional District.  A martial arts studio is classified as a 
“Recreation Facility, Commercial” within the Zoning Code, and this use is neither a permitted or special use within the O-T District. 
Therefore, a Land Use Variation is required to allow the proposed use on the subject property.  
 
As part of the formal review process, the petitioner must provide a written justification based upon the following criteria required for 
Land Use Variation approval: 
 

� The property in question cannot yield a reasonable return if per mitted to be used only under the conditions 
allowed by the regulations in that zone. 

� The plight of the owner is due to unique circumstances. 
� The variation, if granted, will not alter the essential character of the locality.  

 
Staff would note that the subject property has suffered from chronic vacancies, likely due to the difficulty of access. The proposed 
use would facilitate the tenancy of a site that has had problems landing and keeping tenants in the past. 
 
The Comprehensive Plan designates the future use of this property as “Commercial”. The proposed use is compliant with 
commercial zoning regulations and is therefore consistent with the Comprehensive Plan. 
 
Site Plan, Building and Landscaping 
The petitioner is not proposing any exterior changes to the site or building. Relative to landscape requirements, staff believes that 
additional landscaping is needed in front of the parking lot along Central Road in order to conform to current parking lot landscape 
requirements. Staff will work with the petitioner to address this issue as she continues through the zoning entitlement process.  
 
Finally, the petitioner should clarify if any new signage will be proposed as part of this development. 
 
Traffic & Parking  
Section 6.12-1(3) of the Chapter 28 requires a detailed traffic study prepared by a licensed traffic engineer for all Land Use 
Variations, unless such Variation located along a major or secondary arterial and less than 5,000 square feet.. Since the proposed 
use will be located with a space that is approximately 2,700 square feet, a detailed traffic study is not required. However, the 
petitioner must provide a parking survey that outlines current usage of the property, with counts taken on two weekdays and one 
Saturday during the hours when the Taekwondo Studio is open for business. Since the business is currently operation, parking 
counts will illustrate the actual demand generated by the proposed use. 
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Staff has analyzed the site relative to parking requirements and finds that the proposed use, in combination with the existing 
basement/loading dock area and vacant office space, conforms to all parking requirements. The following table illustrates the 
parking requirements relative to the uses on the site: 
 

ADDRESS TENANT CODE USE 
GROSS 

SQUARE 
FOOTAGE 

NUMBER OF 
EMPLOYEES 

NUMBER OF 
COMPANY 
VEHICLES 

PARKING 
REQUIREMENT 

PARKING 
REQUIRED 

110 E. Central 
Rd. - Tenant 
Space 

Taekwondo 
Studio 

Recreational 
Facility 

2,700 - - 

30% of Capacity. 
Capacity 

calculated at 1 
occupant per 50 

sq. ft. 

16 

110 E. Central 
Rd. - Tenant 
Space 

Vacant 
Professional 

Office 
1,370 - - 

1 space per 300 
sq. ft. 

5 

Basement and 
Loading Dock 

Property 
Owner 

Warehouse 
and Storage 

5,600 1 1 

1 Space per 2 
employees plus 
one space per 

company vehicle 

2 

  
Total 
Required 

  9,670       23 

  
Total 

Provided 
          30 

  
Surplus / 
(Deficit) 

          7 

 
The subject property appears to conform to all parking space requirements. However, the petitioner should clarify how many 
parking spaces are actually located on the site. Conflicting information exists when comparing the number of parking spaces 
provided by the petitioner and the number of parking spaces as shown on the site plan. Additionally, the site plan should reflect the 
existing access point to the Japan Auto site as the plan currently shows parking in this location. 
 
As part of the Japan Auto approval in 2012, a condition of approval was included that required a Reciprocal Easement Agreement 
(REA) be established should the shared access between the two properties be constructed. As this shared access has been 
constructed, the petitioner is requested to clarify if the required REA has been established. 
 
With regards to loading space requirements, the use of the basement and loading dock as warehouse and storage (at over 5,000 
square feet) requires the provision of one 10’ x 35’ loading space. Two loading spaces exist within the loading dock and therefore 
the subject property is compliant with regards to loading space regulations. 
 
Staff is supportive of the proposed use, provided that parking counts confirm that there is sufficient parking on site to accommodate 
the Taekwondo Studio use. 
 
RECOMMENDATION 
The Staff Development Committee reviewed the proposed request and generally supports the proposed Land Use Variation, 
subject to the following: 
 
1. Verification that all parking requirements are met and that the existing usage of the parking lot leaves a sufficient amount of 

parking spaces for all current and future uses on the subject property. 
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2. The Petitioner shall comply with all applicable Federal, State, and Village Codes, Regulations, and Policies. 
3. 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 17, 2016 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
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