
  Village of Arlington Heights
Conceptual Plan Review Committee

Virtual Meeting
March 10, 2021

6:30 PM

I. CALL TO ORDER

A. In response to the COVID-19 pandemic, this meeting is being
held virtually which permits the public to fully participate via
their computers or using their phones.

To participate in the virtual meeting, please follow these
instructions: https://bit.ly/3kQz5pf

Individuals who wish to comment or ask a question on an item
on the Agenda may either participate virtually or send an email
to the Village at jmschmidt@vah.com.  Please limit emails to 200
words or less.  To be shared at the meeting, the email must be
received by 3:00 p.m. on March 10, 2021.

II. ROLL CALL

III. APPROVAL OF MINUTES

A. 2123 S. Arlington Heights Rd. - 9/9/20 
B. Greenbrier Detention Pond - 1/27/21

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Toscana Banquet Hall - 1863 W. Central Rd. - T1731
Special Use for Banquet Hall, Variations
 

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

https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fbit.ly%2F3kQz5pf&data=04%7C01%7Cpdimatteo%40vah.com%7C4722ffada0374d79590308d8e00e5762%7Cdadc730e173642b8b5775874cf194623%7C0%7C0%7C637505699500170356%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=oCw%2FN1EsVyqE3jFd3J%2FPbWVBM5apyaPNVRIl80ag1ik%3D&reserved=0


(Voice), (847)368-5980 (Fax) or drobb@vah.com.



Conceptual Plan Review Committee
3/10/2021

Item: 2123 S. Arlington Heights Rd. - 9/9/20

Department:  Planning & Community Development

ATTACHMENTS:
Description Type
2123 S. Arlington Heights Rd. - 9/9/20 Minutes



 2123 S. ARLINGTON HEIGHTS RD – WINGSPAN MIXED USES – TEMP FILE 1709  

 
REPORT OF THE PROCEEDINGS OF 
THE CONCEPTUAL PLAN REVIEW COMMITTEE 
OF THE VILLAGE OF ARLINGTON HEIGHTS PLAN COMMISSION 
A VIRTUAL MEETING VIA ZOOM WAS HELD ON:  September 9, 2020 
Project Title: 2123 S. Arlington Heights Rd – Wingspan Mixed Uses 
Address: 2121-2123 S. Arlington Heights Rd. 
  
Petitioner: Jason Macklin  
 Wingspan Development Group  
Address:  1001 Feehanville Drive 
 Mount Prospect, IL 60056 
 
Requested Action: 

1. A rezoning from the R-1, One-Family Dwelling District, the B-3, General Service, Wholesale, and Motor Vehicles 
District, and the R-6, Multi-Family Dwelling District into the R-7, Multi-Family Dwelling District and the B-2, 
General Business District. 

2. A Planned Unit Development (PUD) to allow a mixed-use development. 
3. Preliminary and Final Plat of Subdivision approval to subdivide the subject property into multiple lots. 
4. Conceptual Special Use Permit approval to allow a restaurant with a drive through. 

 
Variations Required:  

• Section 5.1-7.10, to allow principal multi-family buildings to be spaced 12 feet apart where code requires 25 feet 
of separation between principal multi-family buildings. 

• Section 5.1-6.3(a)4, to allow a 20.5-foot rear yard setback for the townhomes where a 30-foot rear yard setback is 
required. 

• Section 5.1-7.1 to allow R-7 Zoning with a Comprehensive Plan designation of “Mixed Use” where a designation 
of “High Density Multi-Family” is required. 

• Section 10.2-13, to allow an excess of parking above code requirements of 61% where code allows a max of 
50%. 

• Should each individual townhome be placed on its own platted lot, multiple variations shall be required. 
 
Attendees:  Jason Macklin, Wingspan Development Group 
   Bruce Green, Plan Commissioner 

Lynn Jensen, Plan Commissioner 
John Sigalos, Plan Commissioner 
Sam Hubbard, Development Planner 
 

 
Project Summary: 
The subject property is located within the southern end of Arlington Heights, and is on the east side of South Arlington 
Heights Road approximately 400 feet north of the intersection of South Arlington Heights Road and Algonquin Road. The 
southern portion of the property is currently occupied by a two-story office building with a maintenance yard at the rear, 
which served as the administrative offices for School District 59.  The northern side of the property is developed with a 
parking field, which used to serve The Wellington restaurant and banquet hall that was demolished approximately six years 
ago. Additionally, there is an existing open space/detention area located at the northeast of the site abutting Tonne Drive. 
 
Wingspan Development Group would like to redevelop the property as a mixed use development, with 58 townhomes 
along the east of the property adjacent Tonne Road, and two commercial buildings totaling up to 21,200 square feet of 
commercial space on the Arlington Heights Road side of the site. Each commercial building would be located on a 



 2123 S. ARLINGTON HEIGHTS RD – WINGSPAN MIXED USES – TEMP FILE 1709  

separate platted lot, and the southern building (of up to 14,000 square feet) would include a restaurant with a drive-
through. The townhome side of the site would be separated from the commercial side of the site via a landscape buffer 
between the two, and no vehicular connection between the two uses on the site would exist. However, emergency access 
would be possible. An interior pedestrian network would connect the two uses. Upon redevelopment, access to the 
commercial side would come from a single full access curb cut along Arlington Height Road, and access to the townhome 
side of the site would come from two non-signalized full access driveway connections with Tonne Road. 
The subject property is located at the southeast corner of South Arlington Heights Road and Seegers Road. The property 
is currently occupied by a four-building single-story flex office/industrial campus consisting of just under 100,000 square 
feet of leasable floor area. The overall site is approximately 361,548 square feet (8.3 acres) in size and has access off 
Arlington Heights Road, which abuts to the west, Seegers Road, which abuts to the north, and Tonne Road, which abuts to 
the east. The buildings on the site were developed over 40 years ago. 
 
Meeting Discussion: 
Mr. Macklin introduced himself and Wingspan, stating that the company was a Mount Prospect based development group 
that currently had active projects in Des Plaines and Mount Prospect. He was excited at the possibility of a project in Arlington 
Heights. In June of 2020, Wingspan purchased the 6.5 acre District 59 property, and they are proposing the demolition of 
the existing two-story building on the site and the construction of 58 townhome units, as well as two retail buildings. One of 
the retail buildings would be around 7,200 square feet, and the second would be up to 14,000 square feet but more 
realistically would be around 7,000-8,000 square feet. The second building would include a drive-through lane for a quick 
service restaurant. No specific retail tenants had signed on to the development as Wingspan was still early in the process. 
 
He stated that Wingspan would obtain the zoning entitlements for the townhomes and subdivide the site, but would then sell 
the building pads to a national homebuilder that would construct the townhomes and sell them to the buyers. In their Mount 
Prospect and Des Plaines developments they have worked with Ryan Homes for the townhomes, who builds a first class 
product. Access to the rowhomes would come from Tonne Drive, and access to the retail portion would come from Arlington 
Heights Road. They have designed the overall development to comply with the Arlington Heights Road Corridor Plan. The 
entrance drive for the retail would align with the access drive on the west side of the road, and if warrants were met, a traffic 
signal would be constructed in this location. They would provide a north/south access road, which would separate the retail 
from the townhomes, and this access road would also provide a connection to the properties at the north and south of the 
development. 
 
Mr. Hubbard explained that the site was the former home of the Wellington Banquet facility and District 59 administrative 
offices. The site is currently a patchwork of different zoning districts, including R-6, R-1, and B-3. The townhome portion 
would need to be rezoned into the R-7 District, and the commercial portion would need to be rezoned into the B-2 District. 
PUD approval would be required, and the site would need to be re-subdivided. Conceptual special use approval would be 
granted to the drive-through and quick service restaurant, but actual special use permit approval could not be processed 
until a tenant was identified and their traffic generation and demand was known.  
 
The need for several variations have been identified during this preliminary review. The R-7 district requires buildings to be 
separated by 25 feet from each other, and the proposed development shows certain buildings at a 12-foot setback. Staff has 
traditionally been supportive of these variations as the buildings could, in theory, be built connecting to where the variation 
would be negated. However, the 12-foot separation still provides some open space, access to light, and airflow between the 
buildings where had they been built all as one building, which would be code compliant, the variation would be unnecessary. 
On the western side of the townhome site a setback variation was necessary, where 30 feet of setback is required and the 
townhome building is proposed at a 20-foot setback. Staff has asked the petitioner to explore compliance in this area, which 
would help to segregate the residential uses from the commercial uses and allow for a denser landscape buffer. A variation 
from the locational standards in the R-7 District is required, as well as a parking variation to exceed to maximum allowable 
parking spaces for the townhome portion. If the townhomes are each on a separate platted lot, additional variations will be 
required. 
 
Generally speaking, staff is supportive of this development proposal; the site design takes into account many of the 
recommendations of the South Arlington Heights Road Corridor Plan, as well as the Villages’ desire to have north-south 
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connectivity through the site and beyond. The proposed uses are a good fit for the area, and northern portion of the site has 
been vacant for several years. The proposed uses are compatible with the TIF redevelopment plan. Staff would like to know 
if the Conceptual Plan Review members think a neighborhood meeting would be beneficial for this project, prior to appearing 
before the Plan Commission for a formal public hearing. 
 
Commissioner Sigalos stated that he thought the proposed development was a good use for this property. However, he 
thought that the townhome portion seemed a little congested. There was guest parking proposed in the southeast corner of 
the townhomes, which was too far from the townhomes at the north side of the site. There did not appear to be enough space 
in the rear of the townhome buildings to allow for parking outside of the garage. 
 
Mr. Macklin explained that each townhome unit would have two garage spaces, and there would be just enough space to 
parallel park a car in front of the garage. The main onsite guest parking would be located at the townhome entrance along 
Tonne, and there was street parking available along Tonne as well. 
 
Commissioner Sigalos said that the site plan did not appear to show much room for parallel parking at the rear of the 
townhomes and if cars ended up parking there, they might encroach out into the drive aisles.  
 
Mr. Macklin responded that there was adequate space for a car to park at the rear of the townhomes, which would block 
the garage entrance. However, the main guest parking would occur in the 24 dedicated guest parking areas within the 
townhome portion of the site. 
 
Commissioner Sigalos stated that he would like to see more greenspace between the rear of the townhome buildings and 
the retail portion of the development, which he believed would enhance the development. Given the surplus of parking 
spaces, he thought this would be viable. 
 
Mr. Macklin said that one of the driving principals in the site design was to provide for the “midblock” connection road, and 
that if they moved the connection road over, they could add additional greenspace. They would defer to the direction from 
staff and the Plan Commission to determine how best to proceed. 
 
Commissioner Sigalos reiterated that he believed the proposed uses to be a good fit for the area, and he was looking 
forward to the petitioner further developing their plans and presenting them to the Design Commission and Plan Commission. 
 
Commissioner Jensen asked about townhome ownership. 
 
Mr. Macklin replied that the townhomes would be sold to individual owners as opposed to being a rental community.  
 
Commissioner Jensen asked about vacancy rates for townhomes and commercial space in other Wingspan developments. 
 
Mr. Macklin responded that they do not have a lot of retail within their Illinois projects, but that in Des Plaines their project 
included rental apartments and owner-occupied townhomes. The townhomes were one of the fastest selling products in 
Illinois and they are three months ahead of projected sales at this point. In Mount Prospect they are still in the development 
stages, but expect the townhomes there to sell very quickly. 
 
Commissioner Jensen asked about the Des Plaines project and whether it was before or after CoVid-19. 
 
Mr. Macklin stated that it was pre-CoVid. 
 
Commissioner Jensen said that he thought a market study which reflected current conditions would be helpful in his 
analysis of the project. He thought it would be important to have the market study evaluate the commercial portion as well, 
and he suspected that there was not much demand for retail in the current market. He thought that this might not be the best 
time to be building commercial space given market uncertainties. While staff had only asked for a market study on the 
townhomes, he thought that the market study should also analyze the commercial component as well. He was looking for 
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some level of assurance that the Village would not be left with a built-out development that struggled with vacancy. 
 
Mr. Macklin stated that Wingspan had a commercial development in Arlington Heights on Northwest Highway, which was 
100% occupied. Wingspan was moving forward under the assumption that after the project is entitled, permitted, and 
eventually constructed, the commercial environment would look a lot different than it does today.  
 
Commissioner Jensen asked for clarification on the code requirement for building separation. 
 
Mr. Hubbard explained that code allowed townhomes to be built as one large building. However, if one larger townhome 
building was built as two separate and smaller townhome buildings, they were required to be separated by 25 feet. So while 
one larger building versus two smaller buildings were both acceptable from a code standpoint, if the buildings were built 
separate they needed to be built with at least 25 feet of separation.  
 
Commissioner Jensen asked about the maximum allowable parking space restriction. 
 
Mr. Hubbard responded that only in certain zoning district was there a maximum number of parking spaces allowed beyond 
what code required, and the R-7 District was one of the districts that had this restriction. 
 
Commissioner Jensen asked about the TIF and whether it could benefit this development. 
 
Mr. Hubbard responded that if TIF assistance was requested, the developer would need to substantiate a need for any 
funding and make a formal request for TIF assistance. They would need to provide data showing the need. 
 
Mr. Macklin stated that they are intending to seek TIF assistance. If the retail spaces were priced right, he had no doubt that 
they would be leased, however, the pricing could have an effect on their pro-forma. TIF assistance could help fill in any gap. 
 
Commissioner Jensen said that this made sense to him. He said he thought the uses were good and that he was generally 
favorable of this development. He looked forward to the further development of the plans and formal presentation of the 
project to the Plan Commission. The plan has done a good job of taking into consideration the elements of the Arlington 
Heights Corridor Plan. 
 
Commissioner Green said that he thought this was a good use of the site, but that he took issue with the lack of additional 
space in front of the townhome garages that would allow parking. The parallel parking spaces in front of the garage would 
be heavily used and would clutter up the rear drive aisles. In his experience, garages often end up as additional storage 
areas and there may end up being enough space for only one car in the garage if it becomes heavily used for storage. The 
guest parking spaces would therefore be crucial, and they wouldn’t be successful if there wasn’t enough and they were too 
far away from the townhomes. He asked if there was a backdoor entrance to the townhome units, or whether the garage 
door would be the only method of entry through the rear. 
 
Mr. Macklin explained that the garage door would be the only means of rear entry, or a guest could also walk to the front of 
the building. 
 
Commissioner Green said that he did not like the idea of letting guests into the home through the garage, and that walking 
all the way around the building to the front could be an inconvenience. The development may be a little too dense, and it 
would be an eyesore to have cars parked throughout the rear drive aisle in front of all the garages. While he understood that 
from a code standpoint they had more parking than allowed, he believed that 24 guest parking spaces for 54 units was not 
sufficient. A reduction in density might allow a different layout that would better address his concerns, although he 
acknowledged that he was only one out of nine Plan Commissioners who would be voting on the project. 
 
Commissioner Jensen asked about the north-south connection and whether this developer would be responsible to 
implement the entire connection as shown in the Village concept provided to the Plan Commission. 
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Mr. Hubbard replied that the developer would only be responsible for the portion that was on their site, but that they had 
designed the development in a manner that enables this connection beyond their site to the north and south. This drive aisle 
would create better connectivity though-out the area as the properties to the north and south redevelop and provide reciprocal 
access. Relative to east-west connectivity, the developer has aligned their main entrance on Arlington Heights Road with 
the drive aisle on the opposite side of the street, which would potentially enable a traffic signal at this location, either in the 
future when warrants are met, or at the time of development of the subject property if warrants are met. There was no internal 
east-west connection between the commercial portion and the residential portion, and staff did not take issue with the lack 
of connection. Segregation of these uses was practical, and vehicular access would allow ingress and egress of commercial 
traffic through the townhome site; however, pedestrian access and connections would be provided between the two uses. 
 
Commissioner Green asked about the northernmost east-west drive aisle for the townhomes and whether it was a dead 
end. 
 
Mr. Macklin replied that the drive aisle in question did not connect further west of the site. 
 
Commissioner Green said that this dead end would require cars to do a three-point turn to exit the site in this area. 
 
Commissioner Sigalos stated that all east-west drive aisles on the townhome site ended in a dead ends that were usable 
by emergency vehicles only. Therefore, guests or cars that were parallel parked adjacent to the garage doors would need to 
either reverse out of these areas or do a U-turn to exit. 
 
Mr. Macklin explained that the rear drive aisles would be 24 feet wide, so although a three-point turn would be required to 
reverse, it would not be a difficult maneuver. Beyond the 24 feet, there was eight feet of space between the drive aisle and 
the garage door for the parallel parking. 
 
Commissioner Green commented that he liked the mix of uses, but the townhomes appeared a little too dense and the 
layout a little awkward for vehicular traffic. 
  
Commissioner Jensen asked about affordable housing. 
 
Mr. Hubbard clarified that the new Inclusionary Housing regulations required a fee-in-lieu of affordable units given that this 
would a for-sale development and would not be rental. All contributions collected as part of the affordable housing program 
were reserved for future use. The Village had not yet collected a large enough amount to enable a project of substance. 
 
Commissioner Sigalos summarized his position, explaining that he liked the proposed uses, but it may be too dense, the 
rear parallel parking spaces were not well designed, and the dead ends did not provide good maneuverability through the 
townhomes portion of the development. He encouraged the petitioner to further develop their plan to address some of these 
concerns as they moved forward. 
 
Mr. Macklin stated that they had prepared a number of different site layouts for the townhome portion and that they would 
revisit the plan and explore a reduction in density to see what effect it may have on their financial model. This would likely 
equate to a larger TIF ask. 
 
Commissioner Green asked about Ryan Homes and how they would compare to other national builders, such as Pulte. 
 
Mr. Macklin replied that both of those developers were top notch, upper echelon developers. Ryan Homes builds a great 
product and they sell very quickly. 
 
Commissioner Green commented that the townhome site plan included a lot of straight lines and uniformity, and the project 
would need to go to the Design Commission for approval. The architecture would be very important to the success of the 
project; there were similar townhome projects that he felt were less than they could have been relative to architecture and 
site design. 



 2123 S. ARLINGTON HEIGHTS RD – WINGSPAN MIXED USES – TEMP FILE 1709  

 
Commissioner Jensen asked if Ryan Homes did any developments in Denver. If they were the developer he was thinking 
of in Denver, he thought they had done some very nice homes there. 
 
Mr. Macklin stated that Ryan Homes was a national builder and they were involved in many of the growth markets in the 
United States. It was likely they were in Denver but he was not entirely certain. 
 
Commissioner Green explained that the builder was not usually at fault for a poor design and that he held the architect 
accountable in most circumstances. He reiterated his feeling that the uses and general concept was good, but that some of 
the details still needed further development.  
 
RECOMMENDATION 
The Conceptual Plan Review Committee encouraged the petitioner to proceed forward with their application while taking the 
comments from the Conceptual Plan Review Committee into consideration.  
 

Bruce Green, Chair 
CONCEPTUAL PLAN REVIEW COMMITTEE 

Sam Hubbard, Recorder 



Conceptual Plan Review Committee
3/10/2021

Item: Greenbrier Detention Pond - 1/27/21

Department:  Planning & Community Development

ATTACHMENTS:
Description Type
Greenbrier Detention Pond - 1/27/21 Minutes
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REPORT OF THE PROCEEDINGS OF 

THE CONCEPTUAL PLAN REVIEW COMMITTEE 
OF THE VILLAGE OF ARLINGTON HEIGHTS PLAN COMMISSION 
HELD AT VILLAGE HALL VIRTUALLY ON:  January 27, 2021 

Project Title: Greenbrier Detention Pond 

Address: NE Corner Cambridge Street and Yale Avenue 

 Arlington Heights, IL 60004 

Petitioner: Village of Arlington Heights 
    
Address:   33 S. Arlington Heights Road 
   Arlington Heights, Il 60005 

Requested Action: 
1. Planned Unit Development Approval 
2. Plat of Subdivision to consolidate four lots and Village ROW into one lot. 
3. Rezoning from the R-3 District to the P-L District 
4. Comprehensive Plan Amendment to classify the site as Open Space 

Variations Required:  
1. A variation from Chapter 28, Section 6.12-1, to waive the requirement to provide a Traffic and Parking Study 

prepared by a Certified Traffic Engineer. 

Attendees:   
John Sigalos, Plan Commissioner 

   Bruce Green, Plan Commissioner 
   Jay Cherwin, Plan Commissioner 

Lynn Jensen, Plan Commissioner 
Jake Schmidt, Assistant Planner 

 
Project Summary: 

The subject property is approximately 49,130 square feet in size (1.31 acres) and is located at the northeast corner of 
Cambridge Street and Yale Avenue. The site is currently undeveloped, consisting of 2 platted lots zoned P-L, 2 platted lots 
zoned R-3, and unimproved Village ROW.  

 

The Village aims to vacate the entirety of the unimproved ROW to the Village, consolidate these parcels via a Plat of 
Subdivision, rezone all R-3 properties to P-L, and obtain PUD Approval in accordance with the requirements of the P-L 
District to expand the existing detention pond to the north. Expansion of the pond is needed in order to improve stormwater 
infrastructure performance and coverage in the adjacent neighborhood.. 

Meeting Discussion: 

Mr. Schmidt explained that the project involves an expansion of the existing Greenbrier retention pond. Four actions are 
required as part of the petition, those being  Plat of Subdivision to consolidate four lots and Village ROW into one lot, 
rezoning from the R-3 District to the P-L District, Planned Unit Development Approval per the requirements of the P-L 
District, and a Comprehensive Plan Amendment to classify the site as Open Space to be compatible with the proposed use 
of the site. One variation is required, that being a variation from Chapter 28, Section 6.12-1, to waive the requirement to 
provide a Traffic and Parking Study prepared by a Certified Traffic Engineer. The Village seeks this variation as the project 
won’t generate traffic. 

Commissioner Sigalos stated that the project should help alleviate flooding in the area, and is in supportive of the project. 
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Commissioner Cherwin stated that is seems like a necessary infrastructure improvement in the area, and he would like to 
hear what residents have to say at Plan Commission. 

 

Mr. Schmidt added that the Public Works Department has already engaged the public regarding this project, and informed 
them of the Village’s intentions. 

Commissioner Jensen stated that it seems like a sensible project. 

Commissioner Green asked if there was a plan to improve the playground equipment at the adjacent park. 

Mr. Schmidt stated that he did not know, as the park is under Park District jurisdiction. 

Commissioner Green asked if it was a detention pond or a retention pond. 

Mr. Schmidt stated that it would be an extension of the existing pond, so likely there would be water present. 

Commissioner Green added that there were ground bees at the site, and the Village should be aware. He asked how 
there were so many lots in a small space. 

Mr. Schmidt stated that it was an older subdivision, and is unsure of the history of why the lots were platted as they are 
today. The site has never been developed, either due to the size of the lots or the possibility of future use as a public 
facility. 

Commissioner Green stated that this might be one development that would benefit from bike parking. 

Commissioner Cherwin agreed. 

Commissioner Green stated that he was in support of the project as it would alleviate stormwater. 

 

There was no public comment relevant to the project.  

 
RECOMMENDATION 
The Conceptual Plan Review Committee expressed support for the project and advised the petitioner to proceed forward 
with their application.  
 

Bruce Green, Chair 
CONCEPTUAL PLAN REVIEW COMMITTEE 

Jake Schmidt, Recorder 



Conceptual Plan Review Committee
3/10/2021

Item: Toscana Banquet Hall - 1863 W. Central Rd. - T1731

Department:  Planning & Community Development

Requested Action
 
Special Use Permit a Banquet Hall in the B-2 zoning district
 
Variations Required
 
None identified at this time 
 
RECOMMENDATION
 
The Staff Development Committee reviewed the proposed Special Use Permit
Request to allow a banquet hall on the subject property, and is generally
supportive of the proposal, subject to provision of the following:

1. The petitioner shall provide a written justification demonstrating compliance
with the standards for Special Use Permit approval as outlined in Chapter 28,
Section 8.5 of the Arlington Heights Municipal Code.
 
2. A market study is required.

3. These are just preliminary comments only and should not be relied upon as
identification of the only major issues.  The Staff Development Committee
reserves the right to change its position on issues upon submittal of a formal
application and detailed review. 

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Aerial Exhibits
Business Summary Correspondence
Floor Plan Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 

 

Direction Existing Zoning Existing Use Comprehensive Plan 

North City of Rolling Meadows Single Family Homes City of Rolling 
Meadows 

South R-6, Multi-Family Dwelling 
District 

Mallard Cove Moderate Density 
Multi-Family 

East P-L, Public Lands Arlington Heights Senior Center Government 
West City of Rolling Meadows Single Family Homes City of Rolling 

Meadows 

To: Conceptual Plan Review Committee 
Prepared By: Jake Schmidt, Assistant Planner 
Meeting Date: March 10, 2021 
Date Prepared: March 5, 2021 

Temp File Number: T1731 
Project Title: Toscana Banquet Hall SUP 
Address: 1863 W. Central Road 
PIN: 08-08-201-005-0000 

Petitioner: Murat Murati 
 Toscana Restaurant 
Address: 1859 W. Central Rd. 
 Arlington Heights, IL 60005 

Existing Zoning: B-2: General Business District 
Comprehensive Plan: Commercial 

Requested Action: 
1. Special Use Permit a Banquet Hall in the B-2 zoning district 

Variations Required: 
1. None identified at this time  

 

SURROUNDING LAND USES 
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Project Background: 
Toscana is a casual sit-down/carry-out restaurant that specializes in a variety of Italian-American 
entrees, salads, appetizers, and desserts. Recently the adjacent tenant space has been vacated, 
when Sam’s Restaurant ceased operations. To increase services offered, Toscana wishes to 
reoccupy a portion of this space with a banquet hall. This banquet hall would be operated under 
a separate name and LLC, with a separate liquor license.  
 
The adjacent 3,438 square foot tenant space is part of the Central/Wilke Shopping Center (owned 
by Clearbrook), which is located at the southeast corner of Central Road and Old Wilke Road, 
next to the Village of Arlington Heights Senior Center. This multi-tenant commercial shopping 
center is 43,816 square feet including a parking lot with 271 parking spaces (202 spaces in front 
of the center and 69 spaces behind the center).  
 
The banquet hall would have a total of 142 seats, employ 4-5 staff members, and operate 
primarily on Friday and Saturday evenings. No changes to the site or building are proposed aside 
from interior modifications. The banquet hall would share Toscana’s kitchen for food 
preparation. 
 
Zoning and Comprehensive Plan 
The subject property is located within the B-2 Zoning District, and the proposed use is classified 
as a “Banquet Hall”, which is a Special Use within this Zoning District. To proceed forward, the 
Plan Commission must review and the Village Board must approve a Special Use Permit for the 
subject property. In order to demonstrate conformance with the standards of approval for a 
Special Use Permit, the petitioner must provide a written justification to the following criteria: 
 
1. That said special use is deemed necessary for the public convenience at this location. 
2. 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. 
3. 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. 
 
The subject property is designated as appropriate for commercial uses per the Comprehensive 
Plan of the Village of Arlington Heights. The proposed use is compatible with this designation. As 
the proposed use is a new, separate business, a market study is required by code. 
 
Building, Site Plan, and Landscaping 
The applicant has not identified any site alterations as part of the proposed project. During the 
formal Plan Commission review process, staff will evaluate the condition of the parking lot to 
determine if any repairs, resurfacing, or restriping is needed. Additionally, staff will also evaluate 
the existing site landscaping to ensure that it conforms to all code requirements where necessary 
and feasible.  
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Traffic and Parking  
The total parking requirement for the proposed facility is based off of the respective uses within 
the building, broken down by the gross square footage or unit count of each use. A preliminary 
parking estimate is shown in Table I below: 
 

Table I: Required Parking 

 
 
Per the Staff analysis, a total of 205 spaces would be required for the site. The subject site is 
currently improved with 271 spaces, resulting in a code-required parking surplus of 66 parking 
spaces.  
 
Section 6.12-1 of the Zoning Code states that projects requiring a Plan Commission review do not 
need to provide a full traffic study if the project: 
 

1. Comprises less than 5,000 square feet in floor area, and; 
2. Is located along a major or secondary arterial street as defined by the Village’s 

Thoroughfare Plan. 
 
As the property is located along Central Road (designated a major arterial in the Village’s 
Thoroughfare Plan), and the petitioner is proposing no changes to the site or building, the 
scope of this project falls under the 5,000 square foot threshold outlined in the Zoning Code, 
and a traffic and parking study is not required. However, anticipated parking demand will need 
to be evaluated based upon industry standards and the parking demand of similar projects. 
 
With respect to bicycle parking, the provision of bicycle parking spaces is required when the use 
of a space changes to a more intense use. However, Assembly Uses only require bicycle parking 
spaces equal in number to 1% of capacity when capacity is greater than 10,000 persons. As the 
capacity of the proposed facility is 142 persons, no bicycle parking spaces are required. 
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RECOMMENDATION 
The Staff Development Committee reviewed the proposed Special Use Permit Request to allow 
a banquet hall on the subject property, and is generally supportive of the proposal, subject to 
provision of the following: 
 

1. The petitioner shall provide a written justification demonstrating compliance with the 
standards for Special Use Permit approval as outlined in Chapter 28, Section 8.5 of the 
Arlington Heights Municipal Code. 

2. A market study is required. 
 

3. These are just 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 5, 2021 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
 Temp File 1731 
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Schmidt, Jacob

From: Murat Murati 
Sent: Tuesday, February 23, 2021 12:40 PM
To: Schmidt, Jacob
Attachments: Permit plan 01-25-21 (1).pdf

Follow Up Flag: Follow up
Flag Status: Flagged

[NOTICE:  This message originated outside of Village of Arlington Heights email system -- DO NOT CLICK on links or 
open attachments unless you are sure the content is safe.] 

Hello Mr Jacob Schmidt, 
It was nice meeting you today 
For our conversation, i am attaching the digital plan as i mentioned,  technically what we are trying to do here, next door 
Sam Restaurant move out, it opened for us opportunity to serve private events such as bridal showers, funerals, wedding 
and many more different occasions. 
There are regular customers have been asking for Friday and Saturday night private event in the past, that we could not 
acommodate before 
So what we are trying to do is taking half of that space, reconstruct it, use it for private parties. What we are looking to do 
is put 2 brand new bathrooms, service bar and coat room, everything else will be with tables. The kitchen we will use 
Toscana`s Kitchen. It will be separate entry from the regular customers with 3 emergency exits. Everything will be by the 
code, build by professionals, licensed , insured. 
The place will be used only for private events. 
As far as employees, we are looking to start off with around 4 to 5 people. I  am planning to use separate name for the 
banquet hall, separate corporation and liquor license. Down the road in a couple of years if it gets too busy we will build in 
the back kitchen, so it will be completely separated. For right now Toscana will only provide food. 
According to my knowledge it will be the same sitting as what they had in the previous business for that room. So i am 
asking the planer to review it and to see if we can wave the special use. If there is an option to keep under one name i am 
willing to do it. If there is anything i need to do to keep it without going to special use, that will be great, because i am 
planning to open by May for all the graduations, since Toscana had very horrible year last year. 
Thank you very much 
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