
  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 23, 2016
6:30 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Ivy Hotel - 519 W. Algonquin Rd. - T1526
Land Use Varation

B. Lambs of Faith Early Childhood Center - 431 S. Arlington Heights
Rd. - T1539
Special Use Amendment

C. Metro Auto Detail - 500 E. Northwest Hwy. - T1543
Special Use for a Car Wash

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: Ivy Hotel - 519 W. Algonquin Rd. - T1526

Department:  Planning & Community Development

Requested Action
 
A Land Use Variation to allow a 165 room hotel in the M-2 zoning district.   
 
Variations Identified
 
Chapter 28, Section 11.4 Parking to allow 177 parking spaces whereas 341 are
required, a variation of 164 spaces (Note that these figures do not include the
proposed second floor conference rooms which will need to be calculated once
the dimensions of the conference rooms are provided, thus increasing the
required parking)
 
Recommendation
 
The Staff Development Committee reviewed the proposed request on March 8,
2016 and generally supports the concept of a hotel at this location, however
prior to a recommendation on the project, there are several significant issues
that must be evaluated during the formal review process including but not
limited to the following:
 
1. The parking study must include more parking counts over multiple days for the
existing facility.
 
2. On site detention shall be required to meet current standards of the Village and
MWRD.
 
3. The petitioner shall explore shared parking agreements with adjacent properties for
evening and weekend parking, and provide copies of any existing parking agreements.
 
4. Design Commission review shall be required for the hotel. It is recommended that
the petitioner seek a preliminary meeting of the Design Commission to obtain
feedback from the Design Commission.
 
5. The market feasibility study shall be further evaluated.
 
6. The petitioner must provide a written response to the following Land Use Variation
criteria:



The property in question cannot yield a reasonable return if permitted to be used
only under the conditions allowed by the regulations in that zone; and        
The plight of the owner is due to unique circumstances; and
The variation, if granted, will not alter the essential character of the locality.

 
7. A Plan Commission application shall be submitted with all required documents and
plans. The process includes a public hearing of the Plan Commission and Village Board
approval.
 
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 Board or Commission Report
Market Study Correspondence
Location Map Exhibits
Site Plan, Elevations, Floor Plan Correspondence
Traffic Study Correspondence
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STAFF DEVELOPMENT COMMITTEE REPORT 
To:   Plat and Subdivision Committee   
Prepared By:  Bill Enright, Deputy Director Planning and Community Development 
Meeting Date:  March 23, 2016 
Date Prepared:  March 18, 2016 
Project Title:  Ivy Hotel   
Address:  519 W Algonquin Road       
 
BACKGROUND INFORMATION 
Petitioner:  James Cazares 
    233 E Ontario  
   Chicago, IL 60611 
    
Existing Zoning:  M-2 District 
 
Requested Action: 
� A Land Use Variation to allow a 165 room hotel in the M-2 zoning district.    
 
Variations Identified: 
� Chapter 28, Section 11.4 Parking to allow 177 parking spaces whereas 341 are required, a variation of 164 spaces (Note 

that these figures do not include the proposed second floor conference rooms which will need to be calculated once the 
dimensions of the conference rooms are provided, thus increasing the required parking) 

 
 

 
 
Surrounding Properties  

Direction 
 

Zoning 
 

Existing Use 
 

Comprehensive Plan 

North M-2 Limited Heavy Manufacturing RDMW RDMW 

South M-2 Limited Heavy Manufacturing RDMW RDMW 

East M-1 Research Development and Light Manufacturing RDMW RDMW 

West M-2 Limited Heavy Manufacturing RDMW RDMW 

*RDMW: Research Development Manufacturing Warehousing 
 

Subject Property 
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Background: 
The subject site is approximately 112,000 square feet or 2.6 acres and includes the existing European Crystal Banquet Hall. 
The banquet hall required a Land Use Variation which was approved in Ordinance 00-012.  The current facility requires 176 
parking spaces and there are 178 on site. The proposal is to add a 165 room 8 floor hotel at the north end of the building, 
which will include conference rooms on the second floor. The petitioner has provided a market study and parking study both of 
which are included in this packet. While staff is supportive of the hotel use, issues related to parking, market need, 
architectural design, and site improvements such as detention and landscaping, will need to be further analyzed in order to 
determine if the site can support this scale of development.  

       
Zoning and Comprehensive Plan 
The current M-2 zoning does not permit a hotel, which is permitted as a Special Use in the B zoning districts. Therefore a 
Land Use Variation will be required for the proposed hotel. As part of the formal review process, the Petitioner must provide a 
written response to the following 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 Comprehensive Plan designates the site as Research Development Manufacturing and Warehousing. Hotels would 
typically locate in Commercial areas as designated on the Comprehensive Plan, however given the location of the property 
along Algonquin Road near the I90 interchange, and the multiple hotels in the vicinity of the site, the location is good for a 
hotel subject to addressing the issues identified in this report and during the formal review process.  
 
The petitioner has provided a market study which indicates a demand need for this hotel. Staff is in the process of evaluating 
the market study. 
 
The maximum Floor Area Ratio for M-2 is 250% meaning the total square footage of floor space allowed on the site is 2.5 
times the land square footage. The petitioner shall provide details on the total square feet of the hotel and banquet hall to 
determine if a variation is necessary. 
 
Site Plan, Building and Landscaping 
Design Commission review shall be required. It is suggested that the petitioner meet on a preliminary basis to discuss the 
current architectural elevations in order to obtain input early on from the Design Commission members. Given the proposed 
scale of the hotel at approximately 120 feet height, this building will be very visible to I90 and the surrounding areas, therefore 
design of the building will be a critical component of the overall project and it’s compatibility with the area. Foundation 
landscaping for the hotel will also be important to the design of the building. In addition all site landscaping shall conform with 
code.  
 
The building footprint does not adequately integrate with the existing site layout and parking/drive areas. There is little or no 
areas around the base of the building for landscaping as the drive aisles are adjacent to the building in certain areas. Site 
modifications to the parking areas and drive aisles in the front of the building will need to be evaluated for a more efficient 
layout with two way aisles and drive aisles that are consistent in width and not narrowing down from 30 feet to 17 feet as 
depicted.  
 
Also, on site detention shall be required to meet current Village and MWRD standards, therefore site engineering plans shall 
be required as part of the Plan Commission process. 
 
Traffic & Parking  
A variation for parking is required as the components of the project parking requirements exceed the parking provided as 
illustrated below: 
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   Parking Required by Code  Parking Required  Parking Provided  Deficit 
Banquet Hall/Restaurant 1:45 and 30% of occupancy 176   
Hotel Rooms  1 per room   165 
Hotel Conference Rooms 30% of occupancy  not known 
Total       341 + conference rooms  177  164* 
   * need to include conference rooms in deficit once floor space known 
 
The petitioner has provided a parking study from KLOA which provides an analysis of parking needed for the site. Staff has 
concerns with the parking variation and is evaluating the study and at a minimum will require many more than one parking 
count as provided in the study. Multiple parking counts will need to be provided to fully understand the existing parking 
required for the banquet hall as that is a critical aspect of the project feasibility. Other similar hotels shall be evaluated as well 
in order to determine parking demand.  
 
Also there is a shared driveway along the west portion of the site which also provides access to other adjacent properties. The 
petitioner shall need to explore if there is an existing cross access shared drive easement on the site. Also the petitioner shall 
provide any documentation of existing shared parking agreements with adjacent properties, if any exist.   
 
RECOMMENDATION 
The Staff Development Committee reviewed the proposed request on March 8, 2016 and generally supports the concept of a 
hotel at this location, however prior to a recommendation on the project, there are several significant issues that must be 
evaluated during the formal review process including but not limited to the following: 
 
1. The parking study must include more parking counts over multiple days for the existing facility. 
2. On site detention shall be required to meet current standards of the Village and MWRD. 
3. The petitioner shall explore shared parking agreements with adjacent properties for evening and weekend parking, 
 and provide copies of any existing parking agreements. 
4. Design Commission review shall be required for the hotel. It is recommended that the petitioner seek a preliminary 
 meeting of the Design Commission to obtain feedback from the Design Commission. 
5. The market feasibility study shall be further evaluated.  
6.  The petitioner must provide a written response to the following Land Use Variation criteria: 
 ▪The property in question cannot yield a reasonable return if permitted to be used only under the conditions 
 allowed by the regulations in that zone; and 

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

7. A Plan Commission application shall be submitted with all required documents and plans. The process includes a 
 public hearing of the Plan Commission and Village Board approval. 
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. 
   
 
 
________________________________________ March 18, 2016 
Bill Enright, Deputy Director of Planning and Community Development 
 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
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Item: Lambs of Faith Early Childhood Center - 431 S. Arlington Heights Rd. -
T1539

Department:  Planning & Community Development

Requested Action
 
Amendment to Special Use Ordinance 03-022 to allow an increase in the number
of children and floor area used by the daycare.
 
Recommendation
 
The Staff Development Committee reviewed the Petitioner’s request and is
generally supportive of the Special Use amendment to allow the expansion of the
Lambs of Faith preschool at 431 S. Arlington Heights Road. However, the
following additional information is required:
 
1. The Petitioner shall provide information on the projected maximum enrollment
for the Lambs of Faith preschool.
 
2. The Petitioner shall provide information on the total floor area for the Lambs
of Faith preschool.
 
3. The Petitioner shall provide a parking analysis and parking survey. These are
preliminary comments only and should not be relied upon as identification of the
only major issues. The Staff Development Committee reserves the right to
change its position on issues upon submittal of a formal application and detailed
review.

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Location Map Exhibits
Floor Plan Exhibits
Narrative Correspondence



Lambs of Faith Lutheran Daycare, Temp File 1539 

Page 1 of 3 

STAFF DEVELOPMENT COMMITTEE REPORT 
To:   Plat & Subdivision Committee  
Prepared By:  Sam Hubbard, Development Planner 
Meeting Date:  March 23, 2016 
Date Prepared:  March 18, 2016 
Project Title:  Lambs of Faith Lutheran Daycare 
Address:  431 S. Arlington Heights Road 
 
BACKGROUND INFORMATION 
Petitioner:  Jori Reuter – Faith Lutheran Church 
Address:  431 S. Arlington Heights Road 
   Arlington Heights, Illinois 60005 
 
Existing Zoning:  R-3, One Family Dwelling District  
 
Requested Action: 
• Amendment to Special Use Ordinance 03-022 to allow an increase in the number of children and floor area used by the 

daycare.  
 

 
 
ANALYSIS 
Surrounding Land Uses: 

Direction Existing Zoning  Existing Use Comprehensive Plan 

North B-2, General Business District Commercial Building Commercial  

South R-3, One Family & B-2, General 
Business District 

Single Family Detached Homes & 
Automobile Service Station 

Single Family Detached & 
Commercial 

East R-3, One Family Dwelling Single Family Detached Homes Single Family Detached 

West R-3, One Family Dwelling Single Family Detached Homes & 
Parking Lot 

Single Family Detached 

Subject Site 
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Background: 
In March, 2003, the Village Board granted a Special Use permit that allowed a private Montessori school to lease space within the 
administrative wing of the Faith Lutheran church to operate a preschool. Several conditions of approval were required, including 
the following restrictions: 
 

1. The maximum enrollment for the Montessori school shall be limited to 30 children/students 
2. The maximum floor area for the Montessori school shall not exceed 1,400 square feet. 

 
In 2013, the Montessori school ceased operation and Faith Lutheran approached the Village to determine if the existing Special 
Use Permit would allow the church to open their own preschool (Lambs of Faith) on the subject property. It was determined that 
Faith Lutheran could assume the underlying Special Use provided that they comply with the conditions as contained within 
Ordinance 03-022. 
 
Project Summary: 
The subject property, which is currently zoned R-3, One Family Dwelling District, is approximately 1.95 acres (85,130 square feet) 
in size and located near the northeast corner of Arlington Heights Road and Park Street. The site is composed of a single story 
church building attached to a two story administrative wing that has an overall area of approximately 11,000 square feet. The 
Lambs of Faith daycare currently operates within the 1st floor of the administrative wing. 
 
Two parking lots exist on the site; one to the north of the church building and one to the south. The north parking lot is accessible 
from both Arlington heights Road and Pine Street, and the south parking lot is accessible from Arlington Heights Road, Pine 
Street, and Park Street. The parking lots appear to provide upwards of 70 spaces, but the total amount of on-site parking is 
unknown at this time. 
 
The proposed action, if approved, would allow Lambs of Faith to increase operations beyond the 1,400 sq. ft. restriction as 
outlined within the original Special Use granted in 2003. The preschool would expand within existing space on the second floor of 
the building, which would contain a “motor room” (indoor gym) and an additional classroom. The number of students may increase 
beyond the 30 student restriction, however, the petitioner is waiting for DCFS to determine a cap on total number of students 
(currently they are limited to 39 students by DCFS). The Petitioner must provide total area calculations for the existing and 
proposed preschool spaces allow staff to determine the overage square footage for the preschool. Additionally, the Petitioner must 
decide on the maximum number of students that they will provide services for to allow staff to analyze parking requirements. 
 
Lambs of Faith would essentially operate in the same manner should the proposed expansion be permitted. The preschool would 
continue to be open to children between the ages of two and six, and hours of operation would remain between 9:00am through 
1:00pm. An existing outdoor fenced play area is located on the north side of the church and would remain unchanged. 
 
Zoning and Comprehensive Plan 
The subject property is currently zoned R-3, One Family Dwelling District. Special Use Ordinance 03-022 allows the operation of a 
preschool on the subject property, with certain restrictions. The 2015 Comprehensive Plan designates the land use of the subject 
property as “Institutional” and the proposed Special Use amendment is therefore consistent with the 2015 Comprehensive Plan.  
 
The Petitioner has already demonstrated compliance with the standards of approval for special use permits during their previous 
application in 2003. The forthcoming approval from DCFS to expand the size of the preschool illustrates the continued community 
need for this particular use at this location. 
 
Site & Landscape 
The current site is non-conforming with regards to landscaping, perhaps most notably in the lack of landscape islands within the 
parking lot. This nonconformity was contemplated during the original Special Use Permit hearing. At that time, staff believed that it 
would likely place an economic hardship on the property owner (Faith Lutheran Church) should they be required to update the site 
landscaping to Zoning Ordinance requirements. Staff believes the same to be true today, and given the relatively minor scope of 
the proposed Special Use amendment, staff recommends against requiring the Petitioner to install the required landscape islands. 
Alternatively, the installation of these islands can be implemented at a time when the church makes substantial capital 
improvements to the subject property (building addition and/or parking lot resurfacing). 
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When contemplating approval of the original Special Use Permit in 2003, the Plan Commission added a condition of approval 
requiring screening of an existing dumpster enclosure located at the northeast corner of the church building. Staff does not believe 
that this enclosure has been constructed and will perform a site visit to verify. 
 
Building Related 
The Petitioner is not proposing any exterior modification to the existing building façade, therefore Design Commission review is not 
required. With respect to the interior floor plan, the Staff Development Committee does not have a problem with the basic layout 
and the Petitioner will be required to comply with all applicable Building, Life Safety, Health and accessibility requirements. The 
State Fire Marshall has already been to the site and advised the Petitioner on what interior changes will be required to expand 
operations onto the 2nd floor. 
 
Traffic & Parking 
According to the Village’s Zoning Ordinance, any amendment to an existing Special Use Permit for projects under 5,000 square 
feet in size and located along a major or secondary arterial as defined in the Official Thoroughfare Plan are not required to submit 
a Traffic Engineering Study. However, the Petitioner is required to provide a detailed parking analysis. This analysis should include 
a breakdown of all uses within the church during the hours of operation for the preschool, with details on size of spaces and 
numbers of employees. Additionally, the Petitioner should clarify the total number of parking spaces that are provided on site, and 
provide a parking survey to determine peak usage of both parking lots during hours of operation for the preschool. Staff will 
analyze if the site has capacity to ensure adequate pick-ups and drop-offs given a slight increase in numbers of students. 

 
RECOMMENDATION 
The Staff Development Committee reviewed the Petitioner’s request and is generally supportive of the Special Use amendment 
to allow the expansion of the Lambs of Faith preschool at 431 S. Arlington Heights Road. However, the following additional 
information is required:  
 
1. The Petitioner shall provide information on the projected maximum enrollment for the Lambs of Faith preschool. 
2. The Petitioner shall provide information on the total floor area for the Lambs of Faith preschool. 
3. The Petitioner shall provide a parking analysis and parking survey.  
 
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 18, 2016 
Bill Enright, AICP  
Deputy Director of Planning and Community Development 
 
C: Randy Recklaus, Village Manager 
 All Department Heads 
 Temp File 1539  
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Item: Metro Auto Detail - 500 E. Northwest Highway - T1543

Department:  Planning & Community Development

Requested Action
 
Special Use Permit to allow an Automobile Car Wash and Detailing in the B-3
Zoning District. Variations Identified: None have been identified at this time.
 
Recommendation
 
The Staff Development Committee reviewed the proposed request and generally
supports the proposed Special Use Permit, subject to the following:
 
1. The Petitioner shall provide a parking inventory/survey over a two day period
(including Saturday) of the available parking spaces on the subject property, and
a parking analysis outlining the total number of existing and proposed
employees, information on the total number of service bays, and information on
the total amount of parking spaces on the subject property.
 
2. These are preliminary comments only and should not be relied upon as
identification of the only major issues.  The Staff Development Committee
reserves the right to change its position on issues upon submittal of a formal
application and detailed review.  

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Location Map Exhibits
Narrative & Floor Plan Exhibits
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STAFF DEVELOPMENT COMMITTEE REPORT 
To:   Plat and Subdivision Committee   
Prepared By:  Sam Hubbard, Development Planner 
Meeting Date:  March 23, 2016 
Date Prepared:  March 18, 2016 
Project Title:  Metro Auto Detail   
Address:  500 E. Northwest Highway       
 
BACKGROUND INFORMATION 
Petitioner:  Emperatriz Acevedo 

Address:  1046 Rose Ave. 
   Des Plaines, IL 60016   
    
Existing Zoning:  B-3, General Service, Wholesale and Motor Vehicle District 
 
Requested Action: 
� Special Use Permit to allow an Automobile Car Wash and Detailing in the B-3 Zoning District. 
 
Variations Identified: None have been identified at this time. 
 

 
 
Surrounding Properties  

Direction 
 

Zoning 
 

Existing Use 
 

Comprehensive Plan 

North P-L, Public Land District Park (Recreation Park) Park 

South R-3, One Family Dwelling 
District 

Northwest Highway and METRA tracks Government 

East B-3, General Service, 
Wholesale and Motor 
Vehicle District 

Auto Repair Business Park 

Subject Site 
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West B-3, General Service, 
Wholesale and Motor 
Vehicle District 

Automobile Service Station with Convenience 
Mart 

Commercial 

 
Background: 
The subject property is owned by the Arlington Heights Park District, who leases it to Arlington Auto Repair. The Petitioner would 
like to utilize a small area within the existing building to operate a car detailing business. Both the Petitioner and Arlington Auto 
Repair would occupy the building, which is approx. 3,500 square feet.  
 
Access to the site comes from three curb cuts along E. Northwest Highway. A single overhead door exists in the area where car 
washing and detailing would take place, which provides adequate interior access for cars into the building. This area is large 
enough for only about two cars, and all washing will be manual (i.e. there will be no car wash machine). 
       
Zoning and Comprehensive Plan 
The current use of the property, as a motor vehicle repair business, is a permitted use within the B-3 District. The proposed 
automobile car wash use is classified as a special use within the B-3 District, hence the request for a Special Use Permit. 
 
The Village's Comprehensive Plan designates the future use of the subject property as “Parks”. Although the proposed Special Use 
Permit does not conform to this designation, the subject property will remain under ownership by the Arlington Heights Park District. 
If and when the Park District is ready to convert the subject property into parkland, the proposed Special Use shall not impede this 
process; as the property owner and landlord, the Park District can terminate the lease with Arlington Auto Repair with 90 days’ 
notice. The lease is scheduled to expire on Dec. 31, 2018. 
 
Site Plan, Building and Landscaping 
All improvements will be interior and no modifications to the exterior layout of building or parking lot are proposed. The Petitioner 
should clarify if any additional signage will be proposed for the car wash/detail business. 
 
Traffic & Parking  
A detailed traffic study is not required due to the amount of floor area on the subject property (under 5,000 square feet). Staff 
believes that parking and circulation will not be an issue due to the small size of the proposed washing/detailing area. Similarly, staff 
does not take issue with stacking of automobiles given the scope of the use. 
 
However, in order for staff to determine if all parking requirements can be met, the Petitioner must provide a parking 
inventory/survey and parking analysis.  
 
RECOMMENDATION 
The Staff Development Committee reviewed the proposed request and generally supports the proposed Special Use Permit, 
subject to the following: 
 
1. The Petitioner shall provide a parking inventory/survey over a two day period (including Saturday) of the available parking 

spaces on the subject property, and a parking analysis outlining the total number of existing and proposed employees, 
information on the total number of service bays, and information on the total amount of parking spaces on the subject property. 

2. 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 18, 2016 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads  
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