
  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 

May 27, 2015 

6:30 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Tuscan Market - 141 W. Wing St. - T1500
Special Use Amendment for Seating Expansion

B. 2-Lot Subdivision on Highland Ave. -  921/927/931 N. Highland 

Ave. - T1501
Preliminary Plat of Subdivision

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: Tuscan Market - 141 W. Wing St. - T1500

Department:  Planning & Community Development

 

REQUESTED ACTION 

 
Special Use Amendment to allow a seating area expansion within an existing 

restaurant. 
 

VARIATIONS REQUIRED

 

None have been identified.  

 
RECOMMENDATION  

 

On May 5, 2015, The Staff Development Committee has reviewed the Petitioner’s 
request and generally concurs with the request subject to the following items 

being addressed as part of the formal review process: 
 

1. The Petitioner must demonstrate that the proposed Special Use meets the 
standards established in the Zoning Ordinance, more specifically: 

 A. That said special use is deemed necessary for the public convenience at this 

location. 

 B. 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. 

 C. 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. Provide information that describes operations and addresses the following issues: 

 A. The hours of operation and total number of employees; 

 B. Delivery operations including times, sizes of vehicles, and number of times 

deliveries are anticipated; 

 C. A market assessment that supports the position that the proposed use is 

necessary for the public convenience and that it will not be detrimental to the health, 

safety, and general welfare to the public. 

 

3. Full compliance with current Federal, State, and Village Codes, Regulations, and 

Policies is required.  



 

4. These are preliminary comments only and should not be relied upon as identification 

of the only major concerns.  The Staff Development Committee reserves the right to 

change its position on issues upon submittal if a formal application and detailed review.  

Additional comments will be provided when more detail and specific plans are submitted 

as part of the Plan Commission application.  

ATTACHMENTS:

Description Type

Staff Report Report

Floor Plan Exhibits

Location Map Exhibits
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STAFF DEVELOPMENT COMMITTEE REPORT 
 
To:   Plat & Subdivision Committee 
Prepared By:  Latika Bhide, Development Planner 
Meeting Date:  May 27, 2015 
Date Prepared:  May 21, 2015 
 
Project Title:  Tuscan Market and Wine Shop 
Address:  Wing Street Building (141 W. Wing St.) 
 
BACKGROUND INFORMATION 
Petitioner:  Colin Gilbert, Owner 
Address:  Tuscan Market and Wine Shop 

  141 W. Wing Street 
Arlington Heights, IL  60005 

 
Existing Zoning:  B-5, Downtown District 
 
Requested Action: 
� Special Use Amendment to allow a seating area expansion within an existing restaurant. 
 
Variations Required: 
� None have been identified  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Surrounding Land Uses: 

Direction Existing Zoning  Existing Use 
Comprehensive 
Plan 

North B-5, Central Business District Jewel Food Store Mixed Use  

South B-5, Central Business District Mixed Uses Mixed Use 

East B-5, Central Business District Mixed Uses Mixed Use 

West B-5, Central Business District Mixed Uses Mixed Use 

 
 
 
 

SUBJECT 

PROPERTY 
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Summary 
The Tuscan Market has been in operation in this location since 2003, as a deli, which is a permitted use in the B-5 Zoning 
District. The facility is approximately 2,458 square feet in size. In 2004, the Petitioner received a Special Use to provide a 
place for their customers to eat the sandwiches that are prepared on site. The seating area was 144 square feet in area, 
with a total of 4 tables, with 16 seats. In 2006, the petitioner received a Special Use amendment to allow an additional 
seating area.  The SUP amendment allowed a new seating area of 360 square feet with a total of 26 seats and 6 tables. 
Sometime after 2006, the then current owner added additional seating without amending the Special Use. There are 
currently 56 seats at 7 tables and a bar counter. When the current owner was apprised of the restriction on the seating, he 
requested a Special Use Permit amendment to allow the additional seating. The petitioner is proposing a total of 66 seats at 
9 tables and a bar counter. The proposed additional seating area is proposed in a location where there is currently storage. 
With the additional seating, the total seating area is proposed to be approximately 700 square feet. The hours of operation 
are: Monday – closed, Tuesday -Thursday, 11:30 AM – 10:00 PM, Friday – Saturday 11:30 AM – 11:00 PM, and Sunday, 
12:00 PM – 8:00 PM. The petitioner has indicated that they employ 16 employees, 4 full-time employees and 12 part-time 
employees, with no more than 9 employees on shift at the same time, which is an increase from the 3 employees at any one 
time that was indicated with the previous Special Use submittal. The petitioner should provide information on whether the 
operation of the restaurant has changed from the original approval. 
 
Zoning and Comprehensive Plan 
The site is zoned B-5, Downtown District, and the proposal is consistent with this zoning designation. The proposal is also 
consistent with the Village’s Comprehensive Plan that designates this area as Mixed Use.  However, as part of the Plan 
Commission review process for the special use amendment, the Petitioner must demonstrate that the proposed expansion 
from 26 to 66 seats meets the criteria identified in the Zoning Ordinance for a Special Use, more specifically: 
 
� That said special use is deemed necessary for the public convenience at this location. 
� That such case will not, under any 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 port of the authorization granted by the Village Board.   
 
Site and Building Issues 
The Petitioner will be required to describe in writing the existing delivery operations including times, sizes of vehicles, and 
the number of deliveries per day and whether or not this schedule will change as a result of the additional seating. 
Regarding the floor plan, the facility will need to comply with all Federal, State and local handicapped accessibility 
requirements.  
 
Traffic & Parking Issues 
As with any project in the Downtown District, a primary concern is parking. The proposed expansion will result in the addition 
of three tables and forty seats from the previous approval. According to the parking ratios established in the Village’s Zoning 
Ordinance, in the downtown, one parking space is required for every 200 square feet of public seating area for restaurants, 
and one parking stall is required for each 500 square feet in excess of 1,500 square feet of floor space for retail.  Based on 
the information provided by the applicant, there is a total of 700 square feet of seating area, with the remaining floor area 
being 1,758 square feet.  This results in a total requirement of 4 parking spaces, 3 parking spaces for the restaurant use and 
1 parking space for the retail use. Within the Downtown District, and the Village Green development, customer parking is 
provided in the private lot serving the Village Green, on the street, in the nearby Vail Avenue garage, and in commuter 
parking lots (after 6 p.m.), which are located along Northwest Highway just north of the proposed location.   
 

A formal traffic study is not required since the proposed use is less than 5,000 square feet and is not located along a major 
or secondary arterial as defined by the Village’s Thoroughfare Plan. As part of the formal submittal, the petitioner should 
submit information on where the employees park their vehicles as well as provide parking counts for the private parking area 
serving the Village Green development. Counts must be provided for 3 days, two weekdays and one weekend.  
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Market Study 
Since this is an existing restaurant, a complete market study that demonstrates that this type of restaurant will serve a public 
convenience and that current demographics could support this use is not required. However, the petitioner should provide a 
narrative that provides information about the business, (any change in) menu, and need for expansion. 
 
RECOMMENDATION 
On May 5, 2015, The Staff Development Committee has reviewed the Petitioner’s request and generally concurs with the 
request subject to the following items being addressed as part of the formal review process:  
 
1. The Petitioner must demonstrate that the proposed Special Use meets the standards established in the Zoning 

Ordinance, more specifically: 
A. That said special use is deemed necessary for the public convenience at this location. 
B. 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. 
C. 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. Provide information that describes operations and addresses the following issues: 
A. The hours of operation and total number of employees; 
B. Delivery operations including times, sizes of vehicles, and number of times deliveries are anticipated; 
C. A market assessment that supports the position that the proposed use is necessary for the public convenience 

and that it will not be detrimental to the health, safety, and general welfare to the public. 
3. Full compliance with current Federal, State, and Village Codes, Regulations, and Policies is required.  
4. These are preliminary comments only and should not be relied upon as identification of the only major concerns.  The 

Staff Development Committee reserves the right to change its position on issues upon submittal if a formal application 
and detailed review.  Additional comments will be provided when more detail and specific plans are submitted as part of 
the Plan Commission application.  

 
 
 
______________________________ May 21, 2015 
Bill Enright, Deputy Director of Planning and Community Development 
 
C: Randy Recklaus, Village Manager 
 All Department Heads 







Item: 2-Lot Subdivision on Highland Ave. - 921/927/931 N. Highland Ave. - T1501

Department:  Planning & Community Development Department

BACKGROUND 

 

Preliminary Plat of Subdivision to resubdivide three single family lots into two 
single family lots. 

 
VARIATION REQUIRED

 
A variation from Chapter 28, Section 5.1-3.6, Required Minimum Yards, to allow 

a reduction to the minimum side yard (south) setback from 7.5 feet to 5.21 feet 

for existing home at 921 N. Highland Avenue.  
 

RECOMMENDATION

 

On May 5, 2015, the Staff Development Committee reviewed the proposed request and 

is generally supportive, subject to the following conditions:  

 
1. Provide a written justification for each variation based on the following 

hardship 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. Submittal of a Final Plat of Subdivision.  

 

3. The variations to the Village’s Zoning Ordinance shall only apply to the existing 

structure at 921 Highland Avenue, while all new structures shall comply with current 

code standards.  

 

4. A fee-in-lieu of detention shall be required. 

 

5. A Design Commission application must be submitted for the new home and any 

addition to the existing home. 

 

6. The petitioner will be required to demolish the existing home and garage at 927 N. 

Highland Avenue prior to recording the Final Plat. 

 



7. 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

Supporting Documents Exhibits

Location Map Exhibits
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STAFF DEVELOPMENT COMMITTEE REPORT 
To: Plat & Subdivision Committee  
Prepared By: Latika Bhide, Development Planner 
Meeting Date: May 27, 2015  
Date Prepared: May 21, 2015 
Project Title: 2-lot subdivision on Highland Avenue 
Address: 921-927-931 Highland Avenue 
 
Background Information 
Petitioner: Bruce Miller  
Address: Trademark Builders 
 32 W. Sherman Street 
 Palatine, Illinois 60067 
 
Existing Zoning: R-3, One Family Dwelling District 
 
Requested Action: 
� Preliminary Plat of Subdivision to resubdivide three single family lots into two single family lots.  
 
Variations Required:  
1. A variation from Chapter 28, Section 5.1-3.6, Required Minimum Yards to allow a reduction to the minimum side yard 

(south) setback from 7.5 feet to 5.21 feet for existing home at 921 N. Highland Avenue.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Surrounding Properties: 

 Zoning Use Comprehensive Plan 

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

South R-3, One Family Dwelling District Single Family Residence Single Family Detached 

East R-3, One Family Dwelling District Single Family Residence Single Family Detached 

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

 
Project Summary 
The subject site consists of three zoning lots, each 50 feet wide and 132 feet deep (this includes the 7 feet of the alley that has 
been vacated to these parcels), located on the east side of Highland Avenue, south of Willow Street. The total area of the 

SUBJECT 
PROPERTY 
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properties in question is 19,800 square feet. There are three existing homes that are located on the three zoning lots. It is the 
petitioner’s intent to consolidate and resubdivide the three 50-foot wide zoning lots into two parcels, each 75-foot wide. The two 
lots at 927 and 931 N. Highland Avenue are proposed to be consolidated into a 75-foot wide lot with the southern 25 feet sold to 
and consolidated with the property at 921 N. Highland., creating a 75-foot wide lot. The petitioner’s intent is to demolish the two 
existing homes at 927 and 931 N. Highland and build a new home on the 75-foot wide lot. If approved, the property owner at 
921 N. Highland will demolish the existing detached garage on the property and build an attached garage.  
 
The proposed action, if approved, would allow the Petitioner to resubdivide the three zoning lots into two single family lots. Both 
proposed Lots 1 and 2 are 132 feet wide and 9,900 square feet in area. A Plat of Subdivision must be reviewed by the Plan 
Commission and approved by the Village Board. As part of the preliminary review process, Staff evaluated the relationship of 
the new lots to the Zoning and Subdivision regulations (see Table 1). 
 

Table 1: Subdivision Analysis 

 

Zoning 
Requirements 

Minimum Lot Area Minimum Lot Width Front Yard 
Setback 

Side Yard 
Setback 

Rear Yard 
Setback 

Corner 
Side Yard 
Setback 

 

Typical R-3 
Lot 

Corner Standard Corner Standard Block Average 
(Must be 
calculated) 

10% of Lot 
width (at least 
7 feet) 

30 FT Average or 
10% of lot 
width 

9,900 
SF 

8,750 SF 90 FT 70 FT 

 

Proposed Lot 
1 

NA 9,900 SF NA 75 FT Vacant Vacant  Vacant NA 

Proposed Lot 
2 (921 
Highland) 

NA 9,900 SF NA 75 FT 26.2 FT 5.21 FT �60 FT 

(existing) 
NA 

 

Zoning and Comprehensive Plan 
Pursuant to the Village’s Comprehensive Plan, the properties are designated Single Family Detached. The proposed 
resubdivision would be consistent with the Village’s Comprehensive Plan.  

 

There are currently ten zoning lots on the east of Highland Ave. between Willow and Elm Streets. Of those lots, one lot (10% of 
the lots) is 75 foot wide. If the resubdivision was approved, three lots (33% of the lots) would be 75 foot wide. There are nine 
zoning lots on the west side of Highland Ave. between Willow and Elm Streets. Of those lots, three lots (33% of the lots) are 75 
feet wide. Lots in the neighborhood range from 50 foot to 100 foot in width (an exhibit is attached). The proposed 75-foot wide 
lots would be compatible with the neighborhood, although most lots are 50 foot wide. 
 
The proposed lots meet the minimum R-3 standards relative to lot area and width (see Table 1 above). Per Chapter 28, Section 
5.1-3.6, a minimum side yard of ten percent of the lot width is required. Therefore for 75 foot wide lots, a side yard of 7.5 feet will 
be required. The existing home at 921 N. Highland is setback 5.21 feet from the south property line and will require a variation. 
Also, per Chapter 28, Section 5.1-3.6, the front yard setback is the average of the front yards for the entire frontage (along 
Highland Avenue). A minimum front yard of 15 feet and a maximum front yard of 40 feet is required. As part of the formal Plan 
Commission submittal, the petitioner must provide information regarding the average front setback along the block to determine 
if a front yard variation will be required for the existing home. It is important to note that additional variations may be required 
once more detailed plans are provided.    
   
� A variation from Chapter 28, Section 5.1-3.6, Required Minimum Yards to allow a reduction to the minimum side yard 

(east) setback from 7.5 feet to 5.21 feet for existing home at 921 N. Highland Avenue.   
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As part of the formal review process, the Petitioner must provide a written justification for each variation that is based on the 
following hardship criteria listed below. Moreover, if said request is approved by the Village Board, Staff would recommend that 
these variations only apply to the existing structures, while all new structures would need to comply with current code standards.   
 

• 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. 
 
Building, Site, and Landscape Related Issues  
Any new home or addition to the existing home shall require a Design Commission application to be submitted and approved 
prior to the issuance of a building permit. Secondly, a fee-in-lieu of detention; said fee to be determined; shall be required as on-
site detention shall not be required. 
 
Traffic & Parking Issues 
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 two-lot development a 
formal traffic study by a certified Traffic Engineer is not required.  
 
Recommendation 
On May 5, 2015, the Staff Development Committee reviewed the proposed request and is generally supportive, subject to the 
following conditions: 
 
1. Provide a written justification for each variation based on the following hardship 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. Submittal of a Final Plat of Subdivision. 
3. The variations to the Village’s Zoning Ordinance shall only apply to the existing structure at 921 Highland Avenue, while all 

new structures shall comply with current code standards.  
4. A fee-in-lieu of detention shall be required. 
5. A Design Commission application must be submitted for the new home and any addition to the existing home. 
6. The petitioner will be required to demolish the existing home and garage at 927 N. Highland Avenue prior to recording the 

Final Plat. 
7. 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.  

 
 
 
 
________________________________ May 21, 2015  
Bill Enright, Deputy Director of Planning and Community Development 
 
C: Randy Recklaus, Village Manager 
 All Department Heads 













 

75 FT 

50 FT   62-67 FT 

  100 FT 56 FT 

lbhide
Typewritten Text
LOT WIDTH EXHIBIT

lbhide_0
Typewritten Text
Lot Width
Key:



Willow St

Va
il A

ve

Du
nto

n A
veHi
gh

lan
d A

ve

Ch
es

tnu
t A

ve


	02 Cover Letter
	02b Plat of Surveys
	02b Proposed Subdivision
	02c Lot width exhibit



