
  

  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  
March 25, 2015 

6:30 PM  

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Bright Horizons - 1120 N. Arlington Heights Rd. - T1497 
Special Use for a Day Care Center 

B. New Connections South Campus - 3250 N. Arlington Heights Rd. - 
T1499 

Land Use Variation for a Private School 

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:  Bright Horizons - 1120 N. Arlington Heights Rd. - T1497 

Department:  Planning & Community Development 

BACKGROUND 
  
A Special Use to allow a Day Care Center in the B-1 district.   
 
A variation from Chapter 28, Section 6.15-1.2b from the requirement that landscaped 
islands equal in area to at least one parking space and containing at least one live shade 

tree shall be located at the end of every twenty parking spaces or beneath every light 
pole, whichever results in the greater amount of planted islands and at each end of all 

rows of car stalls to allow the propose plan to be deficient several islands. 
 
RECOMMENDATION 
 
On February 24, 2015, the Staff Development Committee reviewed the Petitioner’s 

request and is generally supportive of the proposed action subject to the following 
conditions:  
 

1. The property owner shall provide a written justification to 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 the circumstances of the particular case, be 

detrimental to the health, safety, morals or general welfare of persons residing or 

working in the vicinity.  
� That the proposed use will comply with the regulations and conditions specified in 

this ordinance for such use, and with the stipulations and conditions made a part of 

the authorization granted by the Village Board of Trustees.   
 

2. Provide a traffic study and parking analysis from a qualified professional Engineer. The 
study will need to evaluate the sufficiency of the off-street parking, on-site circulation, trip 
generation, trip distribution and pick-up and drop-off. There is concern about the safety of 

the left turn movement from northbound Arlington Heights Road into the site since 
Arlington Heights Road has no dedicated left turn lane. As part of the formal review, the 

study should explore the possibility of whether the access along Arlington Heights Road 

should be converted to a right-in, right-out only for safer traffic movement.  
 
3. Provide a market study.  This study needs to demonstrate that this type of use will 
serve a public convenience at this location. The market assessment must also identify and 

describe the similarities, differences and impacts to the other existing day care facilities 
within the market area.   
 



4. A neighborhood meeting shall be required prior to scheduling a public hearing of the 
Plan Commission.  
 
5. These are preliminary comments only and should not be relied upon as identification of 
the only major issues.  The Staff Development Committee reserves the right to change its 

position on issues upon submittal of a formal application and detailed review.  

ATTACHMENTS:

Description Type

Staff Report Report 

Narrative Exhibits 

Site Plan, Floor Plan, 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:  March 25, 2015 
Date Prepared:  March 19, 2015 
Project Title:  Bright Horizons 
Address:  1120 N. Arlington Heights Road 
 
BACKGROUND INFORMATION 
Petitioner:  Bob Ewald 
Address:  Construction Consulting Service 
   2607 N. 28th Road  
   Marseilles, IL 61341 
Existing Zoning:  B-1, Business District, Limited Retail.  
 
Requested Action: 
� A Special Use to allow a Day Care Center in the B-1 district. 
 
Variations Required: 
� A variation from Chapter 28, Section 6.15-1.2b from the requirement that landscaped islands equal in area to at least one 

parking space and containing at least one live shade tree shall be located at the end of every twenty parking spaces or 
beneath every light pole, whichever results in the greater amount of planted islands and at each end of all rows of car stalls to 
allow the propose plan to be deficient several islands. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Surrounding Properties  

Direction Zoning Existing Land-Use Comprehensive Plan 

North PL, I Fire Station, TCM Government, Institutional 

South O-T Single Family Residence, Office Offices Only 

East R-3 Single Family Residences Single Family Detached 

West R-3 Single Family Residences Single Family Detached 

 
Background: 
The subject site is 0.88 acres (38,367 square feet) and there is an existing two-story commercial building that is approximately 
16,500 square feet and was previously occupied by a medical office. The existing parking lot has 67 parking stalls that are 
accessible via a driveway along Arlington Heights Road.     
 

Subject 
Site 
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The proposed action, if approved, would allow Bright Horizons to convert the building into a child day care facility. Bright Horizons 
has another facility in Arlington Heights at 3523 N. Kennicott Avenue as well as other facilities in Deer Park, Schaumburg and 
Mount Prospect. A maximum of 192 children between the ages of 6 weeks and 5 years of age will be on site at any given time. 
The proposed interior layout consists of 14 classrooms, administrative areas, and art studio. A kitchen facility will also be provided 
and will serve cooked meals for the children. An outdoor play area is proposed along the west and south property line as well as 
along the front of the building on the south side. The outdoor play area is proposed to be enclosed by a 6 foot high vinyl coated 
chain link fence. Per Chapter 28, fences cannot exceed a height of 5 feet. Therefore, the petitioner will need to revise the fence to 
be 5 foot high or seek a variation. The outdoor play areas are separated by age group and total 4,933 square feet in area. A 
maximum of 36 employees, including administrative and teaching staff are anticipated and the hours of operation are Monday 
through Friday from 6:30 AM to 6:00 PM.  As part of the formal review process, the Petitioner must provide a market study that 
demonstrates that this type of use will serve a public convenience at this location. The market assessment must identify and 
describe the similarities, differences and impacts to the other existing day care facilities within the market area.    

    

Zoning and Comprehensive Plan 
As previously mentioned the subject site is zoned B-1, Business District, Limited Retail. According to the Permitted Use Table 
outlined in the Village’s Zoning Ordinance a day care is listed a special use in the aforementioned district. As part of the formal 
review process, the Petitioner must provide a written justification based upon the following criteria:  
 
� That said special use is deemed necessary for the public convenience at this location. 
� That such case will not, under the circumstances of the particular case, be detrimental to the health, safety, morals 

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

with the stipulations and conditions made a part of the authorization granted by the Village Board of Trustees. 
 
Building, Site and Landscape Related Issues 
As part of the Plan Commission review, Staff will review for compliance with all applicable accessibility, building, health, and life 
safety code requirements. The Petitioner is proposing minor exterior modifications to the existing building façades; therefore 
Design review will not be required. 
 
Per Chapter 28, landscaped islands equal in area to at least one parking space, protected by durable materials, and containing at 
least one live 4-inch caliper shade tree is required at the end of every twenty parking spaces and at each end of all rows of car 
stalls. A 3-foot high continuous row of shrubs shall be required to screen the parking from the public view (Arlington Heights 
Road). The existing parking lot does not comply with the requirements of the Ordinance – it appears that the parking lot is deficient 
6 islands. Staff will continue to work with the petitioner to add islands and landscaping, otherwise a variation is required. 
 
The garbage dumpster, as proposed is located along Arlington Heights Road and is not desirable at this location. It is 
recommended that the dumpster is relocated to a less prominent location on the site. The preschool playground is located on the 
west side of the building, adjacent to the residential properties. The infant/toddler playground is located on the south side of the 
building and the two’s playground is located in front of the building along the south side. 
 
Traffic & Parking Related Issues 
A traffic study and parking analysis prepared by a qualified professional engineer shall be required. The study will need to evaluate 
the sufficiency of the off-street parking, on-site circulation, trip generation, trip distribution and pick-up and drop-off. There is 
concern about the safety of the left turn movement from northbound Arlington Heights Road into the site since Arlington Heights 
Road has no dedicated left turn lane. As part of the formal review, the study should explore the possibility of whether the access 
along Arlington Heights Road should be converted to a right-in, right-out only for safer traffic movement. 
 
With respect to parking, Staff conducted a preliminary parking assessment based upon the parking ratios outlined in the Village’s 
Zoning Ordinance. As shown in Table 1 (following page), Bright Horizons requires 54 parking stalls. As previously mentioned, the 
subject site has 60 parking spaces thereby resulting in a surplus of 6 parking stalls.  
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Table 1: Parking Analysis 

Use Parking Ratio # of Employees Parking Required 

Bright Horizons 3 spaces/2 employees 36 54 spaces 

Total Provided 60 spaces 

Surplus 6 spaces  

 
 
RECOMMENDATION 
On February 24, 2015, the Staff Development Committee reviewed the Petitioner’s request and is generally supportive of the 
proposed action subject to the following conditions:  
 
1. The property owner shall provide a written justification to 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 the circumstances of the particular case, be detrimental to the health, safety, 

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

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

2. Provide a traffic study and parking analysis from a qualified professional Engineer. The study will need to evaluate the 
sufficiency of the off-street parking, on-site circulation, trip generation, trip distribution and pick-up and drop-off. There is 
concern about the safety of the left turn movement from northbound Arlington Heights Road into the site since Arlington 
Heights Road has no dedicated left turn lane. As part of the formal review, the study should explore the possibility of whether 
the access along Arlington Heights Road should be converted to a right-in, right-out only for safer traffic movement. 

3. Provide a market study.  This study needs to demonstrate that this type of use will serve a public convenience at this location. 
The market assessment must also identify and describe the similarities, differences and impacts to the other existing day care 
facilities within the market area.  

4. A neighborhood meeting shall be required prior to scheduling a public hearing of the Plan Commission. 
5. These are preliminary comments only and should not be relied upon as identification of the only major issues.  The Staff 

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

 
 
 
 
 
______________________________________March 19, 2015 
Bill Enright, AICP 
Deputy Director of Planning and Community Development  
 
C: Randy Recklaus, Village Manager 
 All Department Heads 
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Item:  New Connections South Campus - 3250 N. Arlington Heights Rd. - T1499 

Department:  Planning & Community Development 

REQUESTED ACTION 

 
Land Use Variation for a Private School in the M-1 Research, Development and 

Light Manufacturing District. 
 

VARIATIONS REQUIRED 
 

None identified at this time. 
 

RECOMMENDATION 
 

The Staff Development Committee has reviewed the Petitioner’s request and would 
request additional information before rendering a recommendation regarding this 

request.  
 

1. The Petitioner must provide a written justification for the Land Use Variation 
based on the hardship 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. Provide a fully dimensioned plat of survey and site plan.    
 
3. Provide detailed information regarding the proposed pick-up and drop-off operations, 

including information regarding the number of buses and any other vehicles that will 
service the site.  
 
4. As part of the formal Plan Commission submittal, a Traffic Study and Parking analysis 
prepared by a qualified professional Engineer shall be provided. The study must assess 

off-street parking, circulation, trip generation, pick-up and drop-off, bus operations and 
impacts to nearby streets.  
 
5. Provide information regarding the extended day program, including the 
minimum/maximum number of participants and how students are transported at the end 

of the day.  
 

6. The existing parking lot landscaping will be reviewed for landscape compliance as part 



of the Plan Commission application.  
 

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 

Drawings & Documents Exhibits 

Location Map Exhibits 



South Campus/New Connections Academy T#1499 

Page 1 of 4 

STAFF DEVELOPMENT COMMITTEE REPORT 
To:    Plat & Subdivision Committee 
Prepared By:  Latika Bhide, Development Planner 
Meeting Date:  March 25, 2015 
Date Prepared:  March 19, 2015 
 
Project Title:  South Campus and New Connections Academy 
Address:  3250 N. Arlington Heights Road 
 
BACKGROUND INFORMATION 
Petitioner:  Mr. Tom Dempsey 
Address:  South Campus 
   909 East Wilmette Road 
   Palatine, IL  60074 
Existing Zoning:  M-1 Research, Development and Light Manufacturing District 
 
Requested Action: 

1. Land Use Variation for a Private School in the M-1 Research, Development and Light Manufacturing District 
 

Variations Required 
� None identified at this time 
 

 
Surrounding Land Uses: 

Direction Existing Zoning  Existing Use Comprehensive Plan 

North M-1, M-1 PUD Office uses R&D, Mfg., Warehouse 

South M-1 Hillside  R&D, Mfg., Warehouse 

East M-1, M-1 PUD Public Storage R&D, Mfg., Warehouse 

West M-1 Manufacturing users R&D, Mfg., Warehouse 
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Summary 
In 2001, Counseling Connections opened South Campus in Palatine.  South Campus serves students that may be emotionally 
disturbed, behavior disordered, learning disabled, speech and language impaired, mentally impaired, other health impaired, 
autistic or may have traumatic brain injury.  The school serves boys and girls ages 6 to 21 placed by local school districts.   
In 2006, Counseling Connections opened New Connections Academy in Palatine.  New Connections Academy serves children 
identified with Autism Spectrum Disorders.  These students may be identified with Autism, Asperger’s Syndrome, Pervasive 
Developmental Delay, Emotional Disturbance or other special education classifications. New Connections Academy serves 
boys and girls aged 6 to 21 who are placed by local school districts. 
 
At this time, the applicant would like to combine both schools into one facility.  They have found a tenant space within the 
building located at 3250 N. Arlington Heights Road that would meet their needs.  However, 3250 N. Arlington Heights Road is 
zoned M-1 in which a private school is not allowed.  Therefore, a Land Use Variation is required. The building at 3250 N. 
Arlington Heights Road is approximately 72,962 SF in area.  The Petitioner would like to lease (long-term) approximately 35,000 
SF of the space. Out of the remaining 37,962 SF tenant space, 17,502 SF is occupied by other tenants and 20,460 SF is 
currently vacant.  
 
School Operations 
There are a total of 165 students that currently attend both schools. The total number of staff at both schools is 100.  Students 
are referred to the schools by their school districts.  The Petitioner should provide updated information if these numbers are to 
change as a result of the move. The class sizes are small, averaging 8-10 students with a teacher and an instructional aide.  
The applicant has indicated that many of the students typically live within 10 miles of the South Campus/New Connections 
Academy location; however some students come from farther away.  Students are transported to and from school by their public 
school district. Students are not allowed to drive to the school.  
 
The Petitioner has indicated that there would be no delineation between the South Campus and New Connections classrooms.  
The Petitioner is planning on having 16 classrooms, several art, music and occupational therapy rooms, offices, conference 
rooms as well as a cafeteria.  The students are provided a hot lunch every day. There does not appear to be a kitchen on-site. 
The petitioner should confirm that there would be no cooking on site.  Finally, the schools do not have tax-exempt status. 
 
The current hours of operation are as follows and are not anticipated to change:   

 
South Campus:     8:30 AM – 2:30 PM (early dismissal on Thursday) 
New Connections Academy:   8:45 AM – 2:45 PM (early dismissal on Thursday) 

 
Some students participate in extended day programs (until 6:30 pm). The petitioner should provide additional information 
regarding the minimum/maximum number of participants in the extended day program as well as other information such as how 
the students are transported at the end of the day. The applicant has indicated that the only other evening activities are parent 
meetings and the school does not offer any extracurricular activities.  
 
Zoning and Comprehensive Plan 
As previously mentioned the property is currently zoned M-1 Research, Development and Light Manufacturing District.  
According to the Village’s Zoning Ordinance a private school is not allowed in this district, therefore a Land Use Variation is 
required.  As part of the formal review process the Petitioner will need to demonstrate in writing that the proposed request meets 
the hardship criteria outlined in the Zoning Ordinance, more specifically:  
 
A. 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 
B. The plight of the owners is due to unique circumstances; and  
C. The variation, if granted, will not alter the essential character of the locality. 
 
According to the Village’s Comprehensive Plan the subject site is designated as R&D, Mfg., Warehouse.  Before a formal 
recommendation can be rendered the Petitioner will need to demonstrate that the proposed action meets the Land Use 
Variation criteria.   
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Site & Landscape Issues 
The petitioner has indicated that there are 364 parking spaces on-site. However a current plat of survey must be submitted as 
part of the formal Plan Commission review verify the parking spaces on site.  Based on a preliminary review, the required 
parking lot screening does not appear to be present.  This will need to be reviewed as part of the formal Plan Commission 
review to determine if Code is being met.   
 
Traffic and Parking Issues 

According to the Zoning Ordinance the required parking for an Elementary School is based on two spaces for each employee 
plus one space per classroom and parking for the High School use is based on two spaces for each employee plus one space 
per ten students. As a result, a total of 216 spaces are required for this use. Out of the remaining 37,962 SF tenant space, 
17,502 SF is occupied by other tenants, which are office uses and the remaining 20,460 SF is currently vacant. The parking for 
the remaining tenant space is calculated as an office use at 1 parking space per 300 SF. Therefore, in total, 342 parking stalls 
are required for the site (see table below). 

 

Use 
Ratio 

Number 
Parking 

Required 

Elementary School Classrooms 1 per classroom 8 8 

High School Students 1 per 10 students 80* 8 

Elementary and High School Employees 2 per each employee 100 200 

Other Tenants# 

Tall Grass Office 1 per 300 SF 1,859 SF 6 

Ennes & Associates Office 1 per 300 SF 2,393 SF 8 

Planning Dynamics Office 1 per 300 SF 2,434 SF 8 

North American Die Cast^ Office 1 per 300 SF 2,646 SF 9 

Lederer Vision Office 1 per 300 SF 5,882 SF 19 

ACG Management Office 1 per 300 SF 2,288 SF 8 

Remaining Tenant Space Office 1 per 300 SF 20,460 SF 68 

     

Total Required    342 

Total Provided    364 

Surplus/Deficit    22 
*Total number of high school students must be verified as part of the PC application 
# It should be verified if any vehicles are used in the conduct of the business by other tenants 
^ Verify that this location is used for office uses by North American Die Cast 

 
Based on the table above, the proposed use would meet the Code required parking for the facility.   
 
According to the Zoning Ordinance, a traffic study and parking analysis prepared by a qualified professional engineer is 
required.  This study must assess off-street parking, circulation, trip generation, pick-up and drop-off, bus operations and 
impacts to nearby streets.    The Petitioner should be aware that one of the key traffic issues for the proposal is the pick-up and 
drop-off operations and the site circulation. The applicant has indicated staff will be outside to supervise the drop-off/pick-up 
process. They have indicated that the entire arrival and dismissal process is closely supervised by staff. Each bus is boarded 
when all the students are ready and accompanied by a staff member. The process takes approximately 15 minutes. 
 
A current plat of survey and proposed site plan shall be submitted as part of the formal Plan Commission application.  Any 
changes necessary to the site as a result of the pick-up and drop-off operations and parking shall be reflected on said plan.  
Pick-up/drop off operations, hours and parking will need to be thoroughly explored as part of the formal Plan Commission 
review.  Additional information regarding the number of buses and any other vehicles (cabs) that service the site must be 
submitted. 
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Building Issues 
At this time the Petitioner is not proposing any exterior modification to the existing building façade, therefore Design 
Commission review is not required. The applicant should submit information regarding any proposed kitchen facilities to ensure 
that they meet the Village’s commercial kitchen requirements.  Since the use for a portion of the building will change from 
industrial/office to school, there will need to be an evaluation of the current building with respect to the Building Codes for a 
School use. The petitioner shall be required to investigate what upgrades may be necessary to meet all building codes for 
issues such as but not limited to, fire wall separation, ingress and egress, fire suppression, ADA, etc. These issues shall be 
explored as part of the Plan Commission application process to consider the Land Use Variation, in order to determine the 
scope of improvements that may be necessary to the space to accommodate a School use.  
 
RECOMMENDATION 
The Staff Development Committee has reviewed the Petitioner’s request and would request additional information before 
rendering a recommendation regarding this request.  
 
1. The Petitioner must provide a written justification for the Land Use Variation based on the hardship 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. Provide a fully dimensioned plat of survey and site plan.   
3. Provide detailed information regarding the proposed pick-up and drop-off operations, including information regarding the 

number of buses and any other vehicles that will service the site. 
4. As part of the formal Plan Commission submittal, a Traffic Study and Parking analysis prepared by a qualified professional 

Engineer shall be provided. The study must assess off-street parking, circulation, trip generation, pick-up and drop-off, bus 
operations and impacts to nearby streets. 

5. Provide information regarding the extended day program, including the minimum/maximum number of participants and how 
students are transported at the end of the day. 

6. The existing parking lot landscaping will be reviewed for landscape compliance as part of the Plan Commission application. 
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.  

 
 
 
___________________________________ March 19, 2015 
Bill Enright, Deputy Director of Planning and Community Development 
 
C: Randy Recklaus, Village Manager 
 All Department Heads 
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