
  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 

April 8, 2015 

6:30 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Holy Nation Presbyterian Church - 2501 N. Chestnut Ave. - T1491 
Parking Variation

B. Collision Damage Experts - 9 E. College Dr. - T1496

Land Use Variation

C. Verizon Wireless Antenna at Luther Village - 800 W. Oakton Ave. - 
T1499

Special Use for Rooftop Wireless Antenna

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: Holy Nation Presbyterian Church - 2501 N. Chestnut Ave. - T1491

Department:  Planning & Community Development

Requested Action  

 

1. Parking variation associated with a church, synagogue and other places of 
worship. 

 
2. Comprehensive Plan Amendment from Schools to Institutional.

 
Variations Required

 

1. A variation from Chapter 28, Section 11.4, Schedule of Parking Requirement 
to allow a reduction to the required number of parking stalls from 279 spaces to 

62 spaces, a variation of 217 spaces.
 

RECOMMENDATION

 

On December 16, 2014, the Staff Development Committee reviewed the 
Petitioner’s request and will require additional information prior to rendering a 

formal recommendation. Such information shall include, but shall not be limited 
to the following:     

 
1. Provide a written justification for the parking variation based on the criteria 

outlined in the Village’s Zoning Ordinance, more specifically: 
 

The property in question cannot yield a reasonable return if permitted to be used 

only under the condition allowed by the regulations of that zone; and 

•

The plight of the owners is due to unique circumstances; and  •
The variation, if granted, will not alter the essential character of the locality.  •

 

2. A parking analysis should be submitted that includes peak parking occupancy data at 

the Church’s existing location as well as estimates of the parking demand at the 

proposed location, including future increase to the congregation. The parking analysis 

should discuss any impacts to the surrounding public streets.  

 

3. Provide information to determine the parking requirement for the area to be leased 

by Glenkirk. 

 



4. Provide information on the frequency of additional functions to be held, the types of 

programs, hours, and the anticipated number of people that would attend. 

 

5. Provide a diagram for possible additional parking on-site. 

 

6. 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 and Subdivision Committee   
Prepared By:  Latika Bhide, Development Planner 
Meeting Date:  April 8, 2015 
Date Prepared:  April 2, 2015 
Project Title:  Holy Nation Presbyterian Church 
Address:  2501 N. Chestnut Avenue  
 
BACKGROUND INFORMATION 
Petitioner:  Kee H. Han, Architect 
Address:  K. H. Han and Architects 
   9933 Lawler Ave., Suite 446 

Skokie, IL 60077 
 
Existing Zoning:  R-3, One Family Dwelling District  
    
Requested Action: 
1. Parking variation associated with a church, synagogue and other places of worship. 
2. Comprehensive Plan Amendment from Schools to Institutional 
 
Variations Required: 
� A variation from Chapter 28, Section 11.4, Schedule of Parking Requirement to allow a reduction to the required 

number of parking stalls from 279 spaces to 62 spaces, a variation of 217 spaces 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
Surrounding Properties  

Direction Current Zoning Land Use Comprehensive Plan 

North R-3 Single Family Residences Single Family Detached 

South R-3 Single Family Residences Single Family Detached 

East P-L Park Parks 

West R-3 & P-L Single Family Residences & ComEd ROW Single Family Detached 

 
Project Background 

The subject site which is located on the east side of Chestnut Avenue, north of Waverly Road, is approximately 4.2 acres in 
area and is zoned R-3, One Family Dwelling District. There is an existing building on the property that is approximately 
29,424 square feet in area. In 1993, the property was rezoned from P-L Public Land District to R-3 One Family Dwelling 
District and a special use permit for a private school was approved for Glenkirk to operate a school serving people with 
intellectual and developmental disabilities. 
 

Subject 
Property 
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The existing parking lot is located on the south and northwest sides of the building and there a total of 62 parking stalls on-
site (The petitioner has indicated that there are 65 parking stalls on-site, but the Plat of Survey provided delineates 62 stalls.  
This discrepancy must be clarified).The south parking area is accessible via a driveway along Waverly Road and the 
northwest parking area is accessible via two driveways along Chestnut Avenue. 
 
Holy Nation Presbyterian Church is looking to acquire the property at 2501 Chestnut Avenue and convert it to a place of 
worship that will serve their parishioners. The Church is currently located in Mount Prospect. There are 49 parking spaces at 
the current location. The petitioner has indicated that the Church employs one pastor and three assistant pastors. Their 
congregation size is currently 80 people and anticipated to grow to 160 people over the next 10 to 15 years. The petitioner 
has provided a summary of the worship services to be held. Worship services will be held on Sunday from 6:00 am to 3:30 
pm, Wednesday and Friday from 8:00 pm to 9:30 pm and on Saturday from 9:00 am to 12:00 pm. In addition the Church is 
proposed to be used for food donations, bible camps, etc. 
 
As depicted on the proposed floor plan, the Church will lease back an approximately 3,769 square feet space to Glenkirk to 
be used as an educational space. The remaining area will be occupied by the Church. The building’s interior will be 
remodeled to include a sanctuary, fellowship hall, chapels, office areas, classrooms, gymnasium, kitchen, lunch room, 
storage areas, etc. The petitioner has provided information on the anticipated number of people attending the various 
services. As part of the formal review process, the petitioner must provide information on the frequency of additional 
functions and the anticipated number of people that would attend. 
   
Zoning and Comprehensive Plan 
To proceed forward, the Plan Commission must review and the Village Board must approve the parking variation. Churches, 
synagogues, and other places of worship are permitted by right in the R-3, One Family Dwelling District.   
    
According to the Village’s Comprehensive Plan the subject site is designated as Schools given that the historical use has 
been for a public school and then private school. It is recommended that the Comprehensive Plan is amended to Institutional 
if the variation is granted. The site is a park site reservation indicating that that the Park District has an interest in the site, 
however that applies when subdividing property.  
 
Building, Site and Landscape Issues 
If the petitioner proposes any exterior modifications then a Design review will be required. With respect to the interior 
improvements, the petitioner should contact the Building Department as soon as possible to ensure that all improvements 
meet Code requirements. A description regarding how every room will be used should be provided, so a determination can 
be made whether the proposed uses are considered a change of use. 
 
Per Chapter 28, a three-foot high continuous row of shrubs is required to screen the parking lot from the public view 
(Waverly Dr. and Chestnut Ave.), and curbed islands with shade trees at the end of each row of parking and after every 20 
parking stalls are required for the parking lot. It appears that there is a continuous row of shrubs along Waverly Dr. and 
Chestnut Ave. as well as curbed islands with shade trees. The landscaping will need to be reviewed as part of the formal 
Plan Commission review to determine if Code is being met.   
 
Traffic & Parking Issues 
 
With respect to parking, the Code required parking demand is based on the collective parking requirement for each of the 
different uses within the facility (Chapter 28, Section 11.2-6, Collective Provision). This parking methodology has been 
consistently applied to other projects within the Village, including but not limited to 1st United Methodist Church, St. James, 
St. Edna’s, Mision Juan Diego, and Our Lady of the Wayside to name a few. Based on the known uses that are proposed for 
the building, a total of 279 parking stalls are required. At this time, the site has a total of 62 parking stalls thereby resulting in 
a deficit of 217 parking spaces (see Table 1, next page).       
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Table 1: Parking Summary 

Use Size Parking Ratio Required Parking  

Sanctuary 3,398 SF (200 seats) 1/5 seats  40 spaces 

Chapel 1 517 SF (50 seats) 1/5 seats 10 spaces 

Chapel 2 517 SF (50 seats) 1/5 seats 10 spaces 

Infant Room 134 SF 1/300 SF 0 spaces 

Media Room 136 SF 1/300 SF 0 spaces 

Storage  314 SF 1/300 SF 1 space 

Vestibule 241 SF 1/300 SF 1 space 

Fellowship Hall 2,426 SF (156 seats) 30% of capacity (15 net SF per 
occupant for unconcentrated tables 

& chairs) 

49 spaces 

Kitchen 635 SF 1/300 SF 2 spaces 

Storage 214 SF 1/300 SF 1 space 

Vestibule 276 SF 1/300 SF 1 space 

Classroom 481 SF 30% of capacity (20 net SF per 
occupant) 

7 spaces 

Storage 256 SF 1/300 SF 1 space 

Lobby 3,939 SF 1/300 SF 13 spaces 

Office 1,381 SF 1/300 SF 5 spaces 

Lunch Room 312 SF 1/300 SF  1 space 

Storage 184 SF 1/300 SF 0 spaces 

Utility Room 145 SF 1/300 SF 0 spaces 

Boiler Room 461 SF 1/300 SF 2 space 

Gymnasium 2,253 SF 30% of capacity (5 SF net SF per 
occupant for assembly without 
fixed seats – standing space) 

135 spaces 

Area Leased by Kirkland 3,769 SF 1/2 employees + 1 
space/classroom 

Information needed to 
determine the parking 

requirement 

    

 

Total Required   279 spaces* 

Total Provided   62 spaces  

Surplus / (Deficit)   (217) spaces 

* The variation required will be modified once information is provided to determine the number of parking spaces required for the area leased 

by Kirkland. 
 
The following variation has been identified based upon the current information provided.    
 

• A variation from Chapter 28, Section 11.4, Schedule of Parking Requirements, to allow a reduction to the 
minimum number of parking stalls from 279 to 62 spaces, a variation of 217 spaces.  

 
The applicant has indicated that the maximum expected number of people would be 80 for the Sunday fellowship. And that 
they would require no more than 25 parking spaces to accommodate the peak demand. Before the Staff Development 
Committee can render a final recommendation relative to the above mentioned variation, the applicant must submit a 
parking analysis that includes peak parking occupancy data at the Church’s existing location as well as estimates of the 
parking demand at the proposed location including future growth in the congregation. The parking analysis should discuss 
any impacts to the surrounding streets. The applicant must also provide a written justification for the parking variation. There 
may be opportunities on site for additional parking.  
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RECOMMENDATION 
On December 16, 2014, the Staff Development Committee reviewed the Petitioner’s request and will require additional 
information prior to rendering a formal recommendation. Such information shall include, but shall not be limited to the 
following:    
 
1. Provide a written justification for the parking variation based on the criteria outlined in the Village’s Zoning Ordinance, 

more specifically:  
• The property in question cannot yield a reasonable return if permitted to be used only under the condition allowed 

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

2. A parking analysis should be submitted that includes peak parking occupancy data at the Church’s existing location as 
well as estimates of the parking demand at the proposed location, including future increase to the congregation. The 
parking analysis should discuss any impacts to the surrounding public streets. 

3. Provide information to determine the parking requirement for the area to be leased by Glenkirk. 
4. Provide information on the frequency of additional functions to be held, the types of programs, hours, and the 

anticipated number of people that would attend. 
5. Provide a diagram for possible additional parking on-site. 
6. 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.  

 
 
 
 
_________________________________April 2, 2015 
Bill Enright, AICP 
Deputy Director of Planning and Community Development 
 
   C: Randy Recklaus, Village Manager   
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Project Summary 

 
1. Site Location: 2501 N. Chestnut Ave. 
 
2. Lot Size: Approx. 4.2 acre 
 
3. Building Area: 29,424 sq. ft. 

 
4. Existing parking spaces: 65 spaces 

 
5. Current location of Church: Community Presbyterian Church 

407 Main Street 
Mt. Prospect, IL. 

       Current location parking spaces: 49 

6. Background: 

The subject property is currently used for facility to serve people with intellectual and 
developmental disabilities by Glenkirk.  The tentative buyer (Holy Nation Presbyterian 
Church) is proposing new use of the property for the church worship services. 

Currently the subject property has 65 parking spaces including 3 handicapped spaces.  
HNPC is applying variation from the required number of parking spaces to allow 65 
spaces. 

The current number of congregational members is approx. 80 and only requires no more 
than 25 parking spaces in order accommodate peak parking demand. 

 

7. Total number of employee: (1) Pastor 
(3) Assistant Pastor 

 
8. Congregation size: Current: 80 
               Anticipated within 10 to 15 years: 160 



Holy Nation Church 
Denominational Group: Evangelism Assembly of America 

 

Church History 

 Holy Nation Presbyterian Church (HNPC) was founded on March 1, 1987. It has since been 

incorporated on August 1, 1988. The organization acquired a building located on 3434 W Foster Ave 

Chicago IL, 60625 on September of 1988 with less than 10 families under the ministry of Pastor Ki 

Baek Shin. HNPC has been in this location for the past 25 years 

 In 2004, HNPC’s leadership shifted from Pastor Ki Baek Shin to his son, Pastor Joshua Shin. 

With a small growth of families attending, HNPC is seeking to make a permanent move from 

Chicago to Arlington Heights as a central location of the majority of its members. We have about 80 

members attending our church on a weekly basis.  

 

Mission Statement 

Holy Nation Presbyterian Church is called to fulfill the will of God through evangelism and 

missions, and proclaim the Gospel of Christ. We are dedicated to serve others through religious 

programs that benefit all people, and support the needs of the congregation spiritually through Jesus 

Christ. 

 

Who We Are 

Holy Nation Presbyterian Church is a small community of believers centered on God’s will 

of evangelism and missions through the Gospel of Christ. We have services that are held in both 

Korean and English languages throughout the week, and all members of the community are welcome 

to attend in our open door policy. Through this open policy, we plan to use our church as a voting 

location for people to come to and vote, be a place of support for individuals and families with their 

problems, such as divorce and relationship problems, hold food donations, have community vacation 

bible school, and serve the community in other areas that may be possible as a local community 

church. 









ROOM 
NUMBER

ROOM NAME AREA (SQ. FT.) REMARKS

101 SANTUARY 3398 200 SEATS
102 CHAPEL 1 517 50 SEATS
103 CHAPEL 2 517 50 SEATS
104 INFANT ROOM 134
105 MEDIA ROOM 136
106 STORAGE 314
107 VESTIBULE 241
108 FELLOWSHIP 2426 156 SEATS WITH TABLES
109 KITCHEN 635
110 STORAGE 214
111 VESTIBULE 276
112 CLASSROOM 481
113 STORAGE 64
114 STORAGE 64
115 STORAGE 64
116 STORAGE 64
117 LOBBY 1996
118 LOBBY 1943
119 OFFICE 203
120 OFFICE 129
121 OFFICE 63
122 OFFICE 195
123 OFFICE 411
124 OFFICE 380
125 LUNCH ROOM 312
126 STORAGE 90
127 STORAGE 94
128 UTILITY ROOM 145
129 BOILER ROOM 461
130 GYMNASIUM 2253

131 Educational Space by Glenkirk 3769

LEASE SPACE 
Operation Hours: 
8:00 am - 4:00 pm
Monday thru. Friday

 

ROOM SCHEDULE



Day Worship Service Time Location
Expected number of 

congrefational 
members

Early Morning Prayer Service 6:00 am - 7:00 am Sanctuary 40

Prenatal and Infant Worship Service 10:00 am - 11:00 am Classroom 15

Kinergarten and Youth Worship Service 10:30 am - 12:30 am Chapel 1 15

Junior High and High School Worship Service 10:30 am - 12:30 pm Chapel 2 20

1st. Main Sunday Worship Service 11:00 am - 12:30 pm Sanctuary 60

Fellowship 12:30 pm - 1:30 pm Fellowship Hall 80

2nd. Sunday Worship Service 1:30 pm - 3:30 pm Sanctuary 40

Wednesday Night Worship Service 8:00 pm - 9:30 pm Sanctuary 60

Friday Night Worship Service 8:00 pm - 9:30 pm Sanctuary 60

Saturday Discipleship Training 9:00 am - 12:00 pm Sanctuary 50

Sunday

Hours of Operation with Use and Occupancy

Expected Maximum Occupancy Load at any given time:  80



Sunday Worship Service Schedule 
(Expected Maximum Occupancy Load at any given time: 80) 

 

Prenatal and Infant 

Worship Service 

(Occupancy: 15) 

(10:00 AM ‐11:00 AM) 

1st. Main Sunday 

Worship Service 

(Occupancy: 60) 

(11:00 AM – 12:30 

PM) 

Fellowship 

(Occupancy: 80) 

(12:30 PM – 1:30 PM) 

 

2nd. Sunday     

Worship Service 

(Occupancy: 40) 

(1:30 PM – 3:30 PM) 

Kindergarten and 

Youth Worship Service 

(Occupancy: 15) 

(10:30 AM ‐12:30 PM) 

Junior High and High 

School Worship Service 

(Occupancy: 20) 

(10:30 AM ‐12:30 PM) 

Classroom 

Sanctuary
Fellowship Hall Sanctuary

Chapel 1 

Chapel 2 
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Holy Nation Presbyterian Church
2501 N. Chestnut Ave.
Prepared by: The Village of Arlington Heights
Department of Planning & Community Development
April 2015



Item: Collision Damage Experts - 9 E. College Dr. - T1496

Department:  Planning & Community Development

Requested Action 

 

A Land Use Variation to allow “Major Motor Vehicle Repair” in the M-1 district.  
 

Variations Identified

 

1. Chapter 28, Section 6.12-1(3) Traffic Engineering Approval, to waive the 
requirement for a traffic and parking analysis from a qualified professional 

Engineer. 

 
2. Chapter 28, Section 11.4 Schedule of Parking Requirements, to allow a 

reduction in parking from the required 64 to 43, a variation of 21 parking 
spaces.

 
Recommendation

 
The Staff Development Committee is not supportive of the request for a Land 

Use Variation at this location. If the applicant should elect to submit a Plan 
Commission application, the following must be addressed:  

 
1. The Petitioner shall provide a written justification based on 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.

•

The plight of the owner is due to unique circumstances. •

The variation, if granted, will not alter the essential character of the locality.  •
 

2. As part of the review process, any variations sought from the Zoning Ordinance must 

meet the hardship criteria as set forth in the Zoning Ordinance, more specifically: 

 

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;

•

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

The variation, if granted, will not alter the essential character of the locality. •
 

3. Submittal of a Plan Commission application for formal review and public hearing.  

 



4. A neighborhood meeting shall be required early in the development review process, 

prior to scheduling a public hearing of the Plan Commission. 

 

5. Additional information must be provided on any potential noise and odors generated 

by this use. Provide details of the filtration system that is proposed to be used. 

 

6. Additional information must be provided regarding the odors that may be generated 

and how they are proposed to be mitigated. This should include information about 

ventilation systems proposed to be installed and how they would mitigate the odors.  

 

7. A traffic study and parking analysis must be submitted. If a variation is requested, 

then a written justification from the variation criteria must be provided. 

 

8. 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

Narrative Correspondence

Plat of Survey Exhibits

Location Map Exhibits
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STAFF DEVELOPMENT COMMITTEE REPORT 
To:   Plat and Subdivision Committee 
Prepared By:  Latika Bhide, Development Planner 
Meeting Date:  April 8, 2015 
Date Prepared:  April 2, 2015 
Project Title:  Collision Damage Experts 
Address:  9 E. College Dr. 
 
BACKGROUND INFORMATION 
Petitioner:  Chuck Freiberg 
Address:  5710 S. Western Avenue 
   Chicago, IL 60636 
Existing Zoning:  M-1, Research, Development, and Light Manufacturing District 
 
Requested Action: 
� A Land Use Variation to allow “Major Motor Vehicle Repair” in the M-1 district. 
 
Variations Identified:  
� Chapter 28, Section 6.12-1(3) Traffic Engineering Approval, to waive the requirement for a traffic and parking analysis 

from a qualified professional Engineer. 
� Chapter 28, Section 11.4 Schedule of Parking Requirements, to allow a reduction in parking from the required 64 to 43, a 

variation of 21 parking spaces. 
 

  
 
 Surrounding Properties  

Direction Existing Zoning  Existing Use Comprehensive Plan 

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

Industrial (vacant), Church 
R&D, Mfg., Warehouse, 
Commercial  

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

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

Industrial (Astrotech, Vimex, I-
Cubed) 

R&D, Mfg., Warehouse 

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

Office (vacant) R&D, Mfg., Warehouse 

 
  

Subject 
Property 
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Background 
The subject property is approximately 1.34 acres in area with a free-standing building totaling approximately 24,700 square 
feet in area. The space within the building is divided into office space, production area and warehouse space. Collision 
Damage Experts will occupy the entire building. The existing parking lot is located along the perimeter of the property on the 
east, south and west sides and has 43 parking spaces that are accessible via two driveways along College Drive. 
 
The petitioner is interested in opening an Auto Body Repair center - Collision Damage Experts - at this location. This use is 
classified as “Major motor vehicle repair” which includes engine rebuilding or major reconditioning of worn or damaged motor 
vehicles or trailers; collision service, including body, frame or fender straightening or repair; and overall painting of vehicles. 
Since the use is not permitted in the M-1 district, a land use variation would be necessary to allow this use to operate at this 
location. 
 
The petitioner has indicated that vehicles are delivered to the site by towing companies. The towing company typically has 
keys to the yard and vehicles are delivered to the site including at night and over the weekend, but the towing company could 
be instructed not to deliver vehicles in the night. The petitioner has indicated that cars would not be stored outdoors unless 
they were deemed a “total loss”.  If stored outdoors, they would remain for no longer than 48 hours and the tow truck could 
come and remove them. No vehicles will be available for sale on-site. The petitioner has indicated that there will be overhead 
doors along the perimeter of the building including along the south property line, adjoining residential property. The petitioner 
has indicated that all repair and refurbishing activity will be conducted indoors, the building is completely air conditioned and 
the overhead doors will remain closed. There is an existing loading dock for the building that will be filled in and serve as the 
paint booth. The petitioner has indicated that they will employ approximately 15-22 people at this location. The business will 
typically be open from 7:00 am to 6:00 pm on Monday through Friday and 8:00 am to 2:00 pm on Saturday. The petitioner 
anticipates 20 customers each day, mostly by appointment. 
 
Zoning and Comprehensive Plan 
The site is currently zoned M-1 Research, Development, & Light Manufacturing District.  Because the use is not permitted in 
the M-1 district; therefore the petitioner must submit a written justification 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. 
 
The Village’s Comprehensive Plan designates this property as ‘R&D, Mfg., Warehouse’. The Staff Development Committee 
does not support the proposed use at this location as this use is not compatible with the single family homes to the 
south. If the Petitioner elects to proceed forward, then the following issues should be addressed. 
 
Building, Site, and Landscape Related Issues 
If the petitioner proposes any exterior modifications then a Design review will be required. With respect to the interior 
improvements, the petitioner should contact the Building Department as soon as possible to ensure that all improvements 
meet Code requirements. Any proposed spray booth must meet all applicable Code requirements, including but not limited to 
flammability and ventilation requirements. A triple basin will be required for this use. A MWRD permit will be required and must 
be and must be coordinated through the Village’s Engineering Department. The Petitioner must comply with all applicable 
accessibility, building, health, noise, odor and life safety code requirements.  
 
The petitioner needs to provide additional information regarding any potential noise and odors generated by this use, as 
single-family homes are located immediately to the south. The distance between the building at 9 E. College Drive and the 
residences to the south (114 E. Burr Oak Dr. and 10 E. Burr Oak Dr.) is approximately 148 feet and 160 feet respectively. 
Staff would advise the Petitioner that the any noise generated by the use shall not exceed the decibels levels as outlined in 
Section 28-5.1-17.2 of the Village Code. Also, objectionable sounds of an intermittent nature which are not easily measured 
shall be controlled so as not to become a nuisance to adjacent uses. Staff would also advise the Petitioner that it shall be 
unlawful to cause or to knowingly permit the emission of objectionable odors in quantities so as to be readily detectable by an 
observer at any point on the boundary line of any premises or beyond.  
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If the Village determines that the proposed use does not comply with the aforementioned code requirements, then the 
Petitioner will need to incorporate additional measures and/or improvements that will address the noise and odor issues. 
 
Currently there is minimal landscaping on the site.  Additional landscaping shall be provided as possible.  The Zoning 
Regulations require that for parking lots which provide more than twenty stalls, landscape islands at the end of every row of 
parking are required. Also, areas containing more than four parking spaces are required to be effectively screened on each 
side adjoining or fronting on any property situated in a residence district or adjoining any public way by a well-maintained wall, 
fence, or densely planted compact hedge designed to provide year round opacity or berm and hedge. This will be reviewed 
further once a formal site and landscape plan has been provided for review.  Also, as part of the formal review process, the 
screening along the south property line shall be reviewed.   
 
Traffic & Parking Related Issues 
Per the Zoning Regulations, office uses require 1 parking space for each 300 square feet of floor area. Automobile Service 
Stations are required to provide one space for each employee plus three spaces for each service bay. The petitioner has 
indicated that there will be 8 service bays and a maximum of 25 employees at this site. Therefore, Collision Damage Experts 
would therefore require 67 parking spaces. A current survey must be provided that accurately illustrates the number of parking 
spaces on-site. A parking chart for the site is attached. 
 
The following variations are requested: 

 

� Chapter 28, Section 11.4 Schedule of Parking Requirements, to allow a reduction in parking for the center from 
the required 64 to 43, a variation of 21 parking spaces. 

 
Per Chapter 28, Zoning Regulations, a traffic study and parking analysis prepared by a qualified professional engineer is 
required for any project seeking a Land Use Variation that is not located adjacent to a major or secondary arterial street.  
 
The following variations are requested: 
� Chapter 28, Section 6.12-1(3) Traffic Engineering Approval, to waive the requirement for a traffic study and 

parking analysis from a Certified Traffic Engineer. 
 
Staff does not support the variation from the requirement to provide a traffic study and parking analysis. Staff would need 
additional information including parking counts at the petitioner’s other facilities, number of vehicles to be stored on the site, 
location of the outdoor storage area, vehicle drop-off, etc. before making a recommendation on the variation from the required 
number of parking spaces. 
 
If requested, the petitioner must submit a response to the variation hardship criteria. 
 
Recommendation  
The Staff Development Committee is not supportive of the request for a Land Use Variation at this location. If the applicant 
should elect to submit a Plan Commission application, the following must be addressed: 

USE CODE USE SF/Employees/Bays PARKING CALC 
(SF) 

PARKING RATIO 
(1:X) 

PARKING 
REQUIRED 

Collision Damage 
Experts- Office  

Office 5,400* 5,400 1:300 18 

Collision Damage 
Experts  

Automobile 
Service 
Stations 

22 employees, 8 
service bays 

NA 1/employee + 
3/service bay 

46 

   Parking Required 64 

   Parking Provided 43* 

   Surplus/(Deficit) (21) 

*The applicant must confirm the square footage of the office area 
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1. The Petitioner shall provide a written justification based on 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. 
• The plight of the owner is due to unique circumstances. 
• The variation, if granted, will not alter the essential character of the locality. 

 
2. As part of the review process, any variations sought from the Zoning Ordinance must meet the hardship criteria as set 

forth in the Zoning Ordinance, more specifically: 
• 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; 
• The plight of the owner is due to unique circumstances; and 
• The variation, if granted, will not alter the essential character of the locality. 

3. Submittal of a Plan Commission application for formal review and public hearing. 
4. A neighborhood meeting shall be required early in the development review process, prior to scheduling a public hearing of 

the Plan Commission. 
5. Additional information must be provided on any potential noise and odors generated by this use. Provide details of the 

filtration system that is proposed to be used. 
6. Additional information must be provided regarding the odors that may be generated and how they are proposed to be 

mitigated. This should include information about ventilation systems proposed to be installed and how they would mitigate 
the odors.  

7. A traffic study and parking analysis must be submitted. If a variation is requested, then a written justification from the 
variation criteria must be provided. 

8. 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. 
    

 
 
 
 
__________________________________________ April 2, 2015 
Bill Enright, Deputy Director of Planning and Community Development 
 
C: Randy Recklaus, Village Manager 
 All Department Head 



Use Description 

 

CDE intends to use the property for auto body repair, and part and vehicle remanufacturing, refurbishing 

and refinishing.  The vehicles that will be repaired at the facility will be cars or light trucks that have been 

damaged by an auto accident or by a weather incident, such as hail.   The Building is completely insulated 

and it appears to be sound proof.   There is also more than adequate parking on site, and appropriate road 

access and frontage.  This building is 24,700 sf with a 2 story office consisting of 2,700 sf on each level; the 

second level is non usable.  The remaining floor space of approximately 22,000 sf will be used for vehicle 

disassembly; for vehicle staging; for fabrication; for vehicle and part remanufacturing, refurbishing and 

refinishing; and for receiving, warehousing, and distributing vehicle supplies and parts.  All repair and 

refurbishing activity will take place indoors, so there will be no odors, fumes, or dust discharge from the 

operations.  In particular, any painting that is done will be done within spray booths, mitigating the chance 

that fumes or odors would become a nuisance to the neighbors.   

  

The operation of business will be typically from 7:00 am until 6:00 pm Monday through Friday and 8:00 am 

until 2:00 Saturday.  There is very little traffic associated with this use.   If the business is successful, CDE 

anticipates 20 customers coming in and out each day, mostly by appointment.  There will also be some 

deliveries by small trucks.  CDE expects to have 5 to 10 employees on site at the start of operations, and 

once the site is fully operational, CDE anticipates between 15-22 full time employees at this 

site.                                                                   

  

At this time, CDE does not operate any towing service at its operations and CDE does not intend to do so 

in the future. Very few vehicles are ever stored outside because it is company policy to bring all drivable 

vehicles into the building at night for storage. The exception would be a totaled vehicle parked within the 

secured parking area which is un-drivable.  If a vehicle is un-drivable, it will be screened and obscured from 

neighboring properties. 
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Item: Verizon Wireless Antenna at Luther Village - 800 W. Oakton - T1499

Department:  Planning & Community Development

Requested Action 

 

A Special Use Permit for a rooftop wireless antenna. 
 

Variations Identified

 

1. Chapter 28, Section 6.12-1 from the requirement to provide a traffic study 
and parking analysis prepared by a qualified professional engineer.

 

2. Chapter 28, Section 6.13 from the requirement that fences shall not exceed a 
height of five feet to allow eight feet eleven inches.

 
Recommendation

 
The Staff Development Committee is not supportive of the current request for a 

Special Use, as submitted. If the applicant should elect to submit a Plan 
Commission application, the following must be addressed:  

 
1. Submittal of a Plan Commission application for formal review and public 

hearing. 
 

2. Provide a propagation report that includes a coverage plot depicting “current 
coverage” and “proposed coverage” with the addition of this site. 

 
3. Provide plans that show all four building elevations. 

 
4. Provide a letter from the owner stating that they concur with having additional 

antennas on the building. 
 

5. Provide a letter from the Northwest Central Dispatch indicating that the 
proposed frequencies are compatible with Village and other public and private 

telecommunication frequencies. 
 

6. Provide a letter/documentation that demonstrates that the proposed antenna 
structures comply with all applicable FCC/EPA standards 

 



7. Provide details regarding the trees to be removed and provide replacement 
trees as required per the Ordinance.  

 
8. 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

Plan Set Correspondence

Justification Exhibits

Location Map Exhibits
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STAFF DEVELOPMENT COMMITTEE REPORT 
To:   Plat and Subdivision Committee 
Prepared By:  Latika Bhide, Development Planner 
Meeting Date:  April 8, 2015 
Date Prepared:  April 2, 2015 
Project Title:  Dolan Realty Advisors on behalf of Verizon Wireless 
Address:  800 W. Oakton Street 
 
BACKGROUND INFORMATION 
Petitioner:  Douglas K. Dolan, Dolan Realty Advisors, LLC (on behalf of Verizon)  

Address:  144 W. Lockwood Ave., Suite 200 
Webster Groves, MO  63119 
 

Existing Zoning:  I, Institutional 
 
Requested Action: 
� A Special Use Permit for a rooftop wireless antenna. 
 
Variations Identified:  
� Chapter 28, Section 6.12-1 from the requirement to provide a traffic study and parking analysis prepared by a qualified 

professional engineer; 
� Chapter 28, Section 6.13 from the requirement that fences shall not exceed a height of five feet to allow eight feet eleven 

inches. 

 
  Surrounding Properties  

Direction Zoning Existing Land-Use Comprehensive Plan  

North R-3 Single Family Residences Single Family Detached 

South R-3 Single Family Residences Single Family Detached 

East R-3 Single Family Residences Single Family Detached 

West R-1 Single Family Residences Single Family Detached Estate 

 
  

Subject 
Property 
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Background 
The subject property, 800 W. Oakton Avenue, is zoned I-Institutional and is approximately 73.6 acres in area. The northern 
portion of the site, which is an independent senior living development, is known as Luther Village. The southern portion of the 
site is known as Lutheran Home, and includes several components including a skilled nursing facility, a memory support wing, 
senior assisted living, a child and adult day care facility, and a chapel. Verizon Wireless would like to install rooftop cellular 
antennas at Lutheran Home, on the southern portion of the site. They are proposing to add the antennas within a fiberglass 
enclosure that would be an extension of the existing elevator shaft/penthouse. The proposed enclosure is 10 feet in height 
and the overall height of the building, lower penthouse, elevator shaft and the proposed extension would be 59 feet. The 
antenna will be located approximately 350 feet from Oakton Street and approximately 465 feet from Kennicott Boulevard. In 
addition to the antennas, the petitioner is proposing to add a generator on a 4’ x 10’ concrete pad behind a brick screen wall 8 
feet 11 inches tall and a 11’-6” x 16’-10 ½” lessee equipment shelter on the west side of the building.  
 
Radio and Telephone Antenna are required to obtain a Special Use Permit in the ‘I’, Institutional District per Chapter 28, 
Section 6.14-2. The petitioner applied for a Special Use Waiver pursuant to Chapter 28 Section 6.14-2.3. The Planning  
Department rejected the application for a Special Use Waiver because: 
 

• The additional antennas constitute a substantial increase to the number of existing antenna. 
It appears that there are 12 antennas existing at this location. An additional 9 antennas are being proposed at this 
time. This represents a substantial increase to the number of existing antenna at this location. 
 

• The proposed antennas project more than 12 feet from the highest point of the roofline of the building. 
The roofline of the building in question is at 30’ (this height is indicated to the top of the parapet wall, not the roof 
deck. As part of the formal Plan Commission review, the height to the roof deck must be provided). The total height of 
the building, lower penthouse, elevator shaft and the proposed enclosure for the antennas will be 59 feet, which is 29 
feet higher than the roofline of the building.  
 

• The antennas do not blend in with the existing architectural character of the building. 
The antenna enclosure is proposed on top of the elevator shaft/penthouse which is located on top of the lower 
penthouse. The lower penthouse, elevator shaft/penthouse and the proposed enclosure are 29 feet above the 
roofline of the building and it questionable whether they would blend in with the existing architectural character of the 
building. 

 
The Staff Development Committee has concerns with the proliferation of the antennas at this site as well as the proposed 
location of the antennas, sited higher than the elevator shaft/penthouse. Verizon Wireless has indicated that they have 
evaluated other alternatives in the search area, including building a new tower, existing towers and collocating on the Arlington 
Heights Water Tank. They have indicated that they cannot provide a site with more concealment than the proposed site as the 
proposed antennas will be concealed behind a screen wall that will be painted to match the existing penthouse.   
 
Zoning and Comprehensive Plan 
The site is currently zoned I, Institutional.  Because the use is permitted as a Special Use in the ‘I’ district, therefore the 
petitioner must submit a written justification based on the following special use criteria:  
 
� 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 part of the authorization granted by the Village Board of 
Trustees. 

 
Additionally, the following standards are considered when determining whether approval of an application for a commercial 
antenna structure is in the public interest: 
� The petitioner must demonstrate that there is not technically suitable space available on an existing tower or 

structure within the geographic area to be serviced. 
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� A landscaping plan shall be submitted that demonstrates substantial screening of the antenna and related 
structures from adjacent land uses. Screening must consist of a well-maintained masonry wall of brickwork 
of stonework, solid wood fence, densely planted compact hedge or berm and hedge. 

 
The Village’s Comprehensive Plan designates this property as ‘Institutional’.  

 
Building, Site and Landscape Related Issues 
The petitioner is proposing a generator pad and equipment shelter on the west side of the building in question. Per the plans 
provided, three trees are proposed to be removed to accommodate the generator pad and equipment shelter. As part of the 
formal Plan Commission submittal, the petitioner must provide information on the trees to be removed and replacement trees 
as required per the Ordinance must be provided. 
 
The petitioner has indicated that the generator on the west side of the building will be screened by a brick wall. The wall is 
proposed to be two feet higher than the top of the generator and will be 8’-11” tall. Also, a six foot tall wood fence is proposed 
behind the equipment shelter. This height must be reduced to five feet or a variation requested. 
 
Therefore, the following variation is required: 
� Chapter 28, Section 6.13 from the requirement that fences shall not exceed a height of five feet to allow eight feet eleven 

inches for the screen wall for the generator pad and to allow six foot fence for the equipment shelter. 
 
The petitioner must submit a response to the variation 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. 
 
Traffic & Parking Related Issues 
Per Chapter 28, Section 6.12-1, a traffic study and parking analysis is required for any Special Use that is not located adjacent 
to a major or secondary arterial. The rooftop antenna will not have any impact on the parking and traffic circulation. Therefore 
staff supports the request for this variation. 
 
The following variation is required: 
� Chapter 28, Section 6.12-1 from the requirement to provide a traffic study and parking analysis prepared by a qualified 

professional engineer; 
 
Recommendation  
The Staff Development Committee is not supportive of the current request for a Special Use, as submitted. If the applicant 
should elect to submit a Plan Commission application, the following must be addressed: 
 
1. Submittal of a Plan Commission application for formal review and public hearing. 
2. Provide a propagation report that includes a coverage plot depicting “current coverage” and “proposed coverage” with the 

addition of this site. 
3. Provide plans that show all four building elevations. 
4. Provide a letter from the owner stating that they concur with having additional antennas on the building. 
5. Provide a letter from the Northwest Central Dispatch indicating that the proposed frequencies are compatible with Village 

and other public and private telecommunication frequencies. 
6. Provide a letter/documentation that demonstrates that the proposed antenna structures comply with all applicable 

FCC/EPA standards 
7. Provide details regarding the trees to be removed and provide replacement trees as required per the Ordinance.  
8. 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.  
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__________________________________________ April 3, 2015 
Bill Enright, Deputy Director of Planning and Community Development 
 
C: Randy Recklaus, Village Manager 
 All Department Heads 
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YALE & OAKTON
Area under consideration is a coverage hole known for
frequent trouble tickets and customer complaints.
Residences and businesses in the area have poor in‐
residence coverage. Neighboring cell sites currently
covering this area are breaking for capacity.

The primary objective of this site is to provide.
1. Reliable In‐residence coverage in the area.
2. Capacity offload to the neighboring sectors serving the area.
3. Reliable coverage for E‐911 calls. 

Verizon Wireless proprietary information



YALE & OAKTON ‐ AERIAL

Verizon Wireless proprietary information



YALE & OAKTON‐ Existing Coverage

Verizon Wireless proprietary information



YALE & OAKTON – PROPOSED COVERAGE

Verizon Wireless proprietary information
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800 W. Oakton
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