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  CHAIRMAN ENNES:  This meeting of the Arlington Heights Plan 
Commission is hereby called to order.  Would you please all rise and join us in the Pledge of 
Allegiance? 
   (Pledge of Allegiance recited.) 
  CHAIRMAN ENNES:  Thank you, please have a seat.  So, we should start 
out with roll call.  Jake, if you would please read that? 
  MR. SCHMIDT:  Certainly.  Commissioner Cherwin. 
  COMMISSIONER CHERWIN:  Here. 
  MR. SCHMIDT:  Commissioner Dawson. 
  COMMISSIONER DAWSON:  Here. 
  MR. SCHMIDT:  Commissioner Drost. 
  COMMISSIONER DROST:  Here. 
  MR. SCHMIDT:  Commissioner Green. 
  COMMISSIONER GREEN:  Here. 
  MR. SCHMIDT:  Commissioner Jensen. 
  COMMISSIONER JENSEN:  Here. 
  MR. SCHMIDT:  Commissioner Lorenzini. 
  COMMISSIONER LORENZINI:  Here. 
  MR. SCHMIDT:  Commissioner Sigalos. 
  COMMISSIONER SIGALOS:  Here. 
  MR. SCHMIDT:  Commissioner Warskow. 
  COMMISSIONER WARSKOW:  Here. 
  MR. SCHMIDT:  Chairman Ennes. 
  CHAIRMAN ENNES:  Here.  So, we have a full house tonight.  Jake, were 
the notices sent out for the petition? 
  MR. SCHMIDT:  They were. 
  CHAIRMAN ENNES:  They were, okay.  We have minutes to approve from 
our last meeting, the LaSalle Estates Subdivision, that meeting on 10/23/2019.  Could I have a 
motion to approve that? 
  COMMISSIONER GREEN:  I'll make that motion. 
  CHAIRMAN ENNES:  Is there a second? 
  COMMISSIONER CHERWIN:  I'll second. 
  CHAIRMAN ENNES:  Any abstentions? 
  COMMISSIONER DAWSON:  I was not present. 
  COMMISSIONER DROST:  I was not present. 
  COMMISSIONER SIGALOS:  I was not either. 
  CHAIRMAN ENNES:  Everyone else in favor? 
   (Chorus of ayes.) 
  CHAIRMAN ENNES:  Okay, no one opposed, right? 
   (No response.) 
  CHAIRMAN ENNES:  Okay, so that passes.  We will move on to our public 
hearing, and that is for the ReStore at 955 East Rand Road, PC# 19-013.  Is the Petitioner here? 
  MR. TONIGAN:  Yes, we are, Your Honor. 
  CHAIRMAN ENNES:  Would you please come forward, tell us your name?  
And anyone who is going to speak this evening on behalf of the Petitioner, would you also come 
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up?  I'll swear you in.  Please raise your right hand. 
   (Witnesses sworn.) 
  CHAIRMAN ENNES:  So, as you come up and tell us about your project, if 
you would please state your name and spell it for our court reporter? 
  MR. TONIGAN:  Certainly. 
  CHAIRMAN ENNES:  And so, who is going to lead off? 
  MR. TONIGAN:  I am, Your Honor. 
  CHAIRMAN ENNES:  Okay. 
  MR. TONIGAN:  Thank you.  My name is Henry Tonigan, I'm an attorney 
from Kelleher & Buckley.  Mr. Warren Fuller was at the last informal hearing.  He's out of town so 
I'm taking his stead.   
   I represent Habitat for Humanity of North Fox Valley, the Petitioners 
in this matter.  They are here to present their application for a land use variation to permit a 
second-hand store and the accompanying amendment to the PUD.  We request a couple of 
variances that are set forth in the materials before you.   
   I would note that it's my understanding that all legal notices have 
been given pursuant to publication, and that legal notices were given to the surrounding 
residences required by your ordinance.  Also, there has been proper posting on the subject 
property.  There's two front streets; one is Rand Road and the second is Beverly.  There's a sign 
on each of those locations and they're still standing.  I drove by and saw them tonight. 
   First of all, I'd like to say on behalf of my client that I appreciate the 
efforts and input from Village Staff, it was very straightforward, very informative.  Basically, with 
every comment that they provided, our response to the Staff comments were we agree.  I think 
we are in tandem in terms of providing you a quality and vibrant use of the property there at the 
address. 
   The Petitioner has had a history of a successful similar use in Elgin 
and expects to have a similar use here in Arlington Heights.  I wanted to make sure that it's 
clear, as indicated in the materials, that we are not asking for a variation for outdoor storage.  
We stand by that and I wanted to make that of record here today.  We understand that if we 
seek, if we need to make a request for that, we'd have to go through a proper variation process 
in the future. 
   There are two requests for variations being requested that are laid 
out in the Staff's report.  One is to waive the code requirement for providing a traffic and parking 
study from a certified engineer, and a variation to reduce the amount of required onsite parking 
from 95 to 53.  We have submitted to Staff for their review a study of the similar operation at the 
Elgin facility, and I believe it supports the needs for this site and fits with the existing overall 
layout of the site.   
   We don't believe there's going to be significant modifications to the 
building, and certainly we have with us tonight Deanna Davies who is the operations manager 
for the Elgin facility to describe the nature and use.  We have a PowerPoint which she'll go 
through and explain to you a little bit about Habitat for Humanity.  We also have with us David 
MacKenzie who would be able to answer any questions regarding the building or the use of the 
building itself. 
   My point of this program is relatively simple.  If there's any questions 
regarding the nature of the application or the variation requested, I'd certainly entertain any 
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questions that the Plan Commission may have regarding that. 
  CHAIRMAN ENNES:  Okay, we will ask questions after your report and the 
Staff report.  So, if you want to go on with your, were you done with your portion? 
  MR. TONIGAN:  Yes.  I've had an opportunity to review the responses and 
the Staff comments.  We agree with them wholeheartedly.  We want to make sure that we do 
everything to make sure it's a first class operation there.  Ms. Davies will comment about, sort of 
what Habitat for Humanity is all about and what it's going to provide for your community, a useful 
resource I believe for your community and the surrounding communities.  When I asked Deanna 
how many facilities that they helped there in the Elgin area, there's 140 facilities that they have 
helped so far in the Elgin area.  They expect to do this, their focus in terms of providing 
assistance would be here in the general area of Arlington Heights, whether it's in Arlington 
Heights or surrounding communities. 
   So, I'll defer my time to Ms. Davies to explain the operations of 
Habitat for Humanity and welcome your questions as we proceed. 
  CHAIRMAN ENNES:  Okay, Counselor, I didn't really hear your last name? 
  MR. TONIGAN:  Tonigan, T-o-n-i-g-a-n, Henry Tonigan, with the law firm of 
Kelleher & Buckley. 
  CHAIRMAN ENNES:  Okay, thank you.  Have you seen the four conditions 
that have been put on the project? 
  MR. TONIGAN:  I have seen those conditions and I don't believe we have 
any problems with those conditions. 
  CHAIRMAN ENNES:  You've discussed those with your client or your 
partner? 
  MR. TONIGAN:  Yes, we have.  We have no issues with anything we've 
seen with Staff. 
  CHAIRMAN ENNES:  Okay, thank you. 
  MR. TONIGAN:  Thank you. 
  MS. DAVIES:  Hi there.  I'm Deanna Davies, D-e-a-n-n-a D-a-v-i-e-s.  I am 
the ReStore Director of Habitat for Humanity in Northern Fox Valley in Elgin.  I also ran for five 
years, opened and ran the ReStore in Chicago.  We actually opened it for the affiliate there in 
the city.  I'm going to go very briefly through these slides that explains what Habitat for Humanity 
is about and how ReStore impacts our mission. 
   The mission for Habitat is to bring people together.  You build 
homes, community, and hope.  Habitat for Humanity International is a worldwide organization.  
They actually operate in 70 countries.  Habitat International is based in America's Georgia, in 
Atlanta.  We are an affiliate, We are one of 1,250 affiliates in the United States, and there are 
nearly 800 ReStores that have been opened in the last 20 years or so.  Most of them have been 
opened in the last eight or nine years as it's already caught on with the public, et cetera. 
   We work at a community level with the affiliates, so all the work that 
we do is local.  We're independent, we're locally run.  We have our own board of directors.  We 
do our own fund raising.   
   Northern Fox Valley was founded in 1990.  We are the number one 
affiliate in Illinois in terms of home production and including critical home repair.  I mentioned 
that we've done 140 homes since, we've constructed 140 homes or rehabs since we started in 
1990, and we've done probably close to 300 critical home repairs.  In the last year or so, I think 
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four of them were here in Arlington Heights. 
   The main programs are home repair and building.  We have partner 
families that do sweat equity into the home.  The homes are sold at a fair market value and 
financed with zero percent.  So, we don't give away the home.  The family does purchase the 
home and they pay mortgage.  We keep the payments below 30 percent of the borrower's 
income.  Then the critical home repair with Habitat for Humanity, we pay 75 percent and the 
homeowner pays 25 percent.  Often, it is senior citizens or people who otherwise can't afford to 
fix up the current home that they're in and maybe they're being cited for problems, so we go in 
and help them with those kinds of things. 
   These are a couple of examples of some of the homes that, a couple 
of the homes that we have done.  So, ReStore, we have, our mission is to take in home 
improvement and building materials.  So, if you are re-doing a kitchen or a bathroom or 
something like that, we would take in your materials that you no longer want, but are still useful.  
We also get about 40 percent of the materials coming in is actually new from retailers, 
manufacturers, distributors, et cetera.  So, it's a mixture of gently used and new materials. 
   First and foremost, we're here to raise funds for our Habitat for 
Humanity projects, so to raise funds for the home construction.  I'm not sure where we're at, but 
since ReStore opened in Elgin in 2006, I think we've raised enough funds to help construct 77-
78 homes for our affiliate.   
   We also help the environment by diverting usable materials from 
landfills.  So far, Restore Elgin has diverted since it's opened over 11,000 tons of materials from 
landfills.  We provide new and gently used materials to the public at reduced prices.  It's open to 
the general public, but it's certainly helpful for people who are on a budget who want to fix up 
their homes. 
   So, what we sell is appliances, cabinets, doors, windows, lumber, 
flooring, furniture, and the kitchen sink.  We do not sell any kind of clothing, electronics, things of 
that nature.  It really is, the popular thing is it's a Goodwill meets Home Depot.  It's much like a 
Home Depot or a Lowe's environment that you would find there.  Right now, we have seven 
ReStores in Chicago and the Chicagoland collar counties. 
   So, some facts about Elgin.  We opened in 2006.  We fund the 
projects for Habitat for Humanity of Northern Fox Valley.  The store in Elgin is 40,000 square 
feet.  The fiscal '19 sales were $1.5 million.  We've diverted 960 tons.  We're very proud of the 
fact that we rank number one in sales and profit in the state of Illinois, and our national ranking 
out of 750 is 26 in sales and 15 in profit.  So, that means money that goes back to our affiliate to 
help construct homes, so we're very proud of that, those numbers. 
   ReStore Chicago which we helped open in November 2014 is 
29,000 square feet.  Their sales, their trajectory was like this, they shot up to $1.44 million by 
2019.  They have diverted 850 tons last fiscal year.  They rank number two, and as you can see 
their national ranking in sales is 50 for sales and 33 for profit.  So, we're also extremely proud of 
what we were able to accomplish for ReStore Chicago in those five years that we've been 
running the store. 
   So, the future ReStore.  We did identify a location here in Arlington 
Heights on Rand Road, 955 East Rand Road.  It's approximately 37,000 square feet, so 27,000 
of it will be retail floor and 10,000 will be warehouse.  It is street level, single story.  It's got the 
desirable things that we want which is, you know, the street level, the truck height docks, the 
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open floor plan, and of course being on a main artery.  What we think is also positive is that 
there's other second-hand stores nearby.   
   So, that's kind of the gist of Habitat for Humanity and how ReStore 
works for us.  Of course, I'd be happy to answer any questions that anyone may have. 
  CHAIRMAN ENNES:  We'll be coming back to you also. 
  MS. DAVIES:  Okay. 
  CHAIRMAN ENNES:  Thank you, Ms. Davies. 
  MS. DAVIES:  Sounds good. 
  MR. TONIGAN:  Mr. Chairman, I think that concludes our initial 
presentation. 
  CHAIRMAN ENNES:  Okay, we're going to move on to the Staff report.  So, 
Jake, if you could present to us? 
  MR. SCHMIDT:  Absolutely.  So, as the Petitioner mentioned, she is here 
tonight representing Habitat for Humanity of Northern Fox Valley.  They are seeking to open a 
ReStore facility at 955 East Rand Road.  The subject property is zoned B-1 Business District 
Limited Retail, and the site is designated as commercial on the Comprehensive Plan. 
   The proposed use is classified as a second-hand store per code, 
which is compatible with the Comprehensive Plan designation, but not with the underlying B-1 
zoning.  Therefore, a land use variation is required to permit the second-hand store.  In addition 
to this land use variation, an amendment to PUD Ordinance 72-052 is required.  This ordinance 
governs the subject site.  Due to the change in use from a previous furniture store to the second-
hand store, as well as two proposed site modifications, this PUD ordinance does need to be 
amended.   
   Two variations are required as part of this petition, the first being a 
variation from Chapter 28, Section 6.12-1 of the Municipal Code to waive the requirement to 
provide a traffic and parking study from a certified traffic engineer.  The second variation 
requested tonight is also from Chapter 28, Section 10.4-2, Schedule of Parking Requirements, to 
reduce the amount of onsite parking from 95 spaces to 53 spaces. 
   The subject site is located at the southwest corner of Rand Road 
and Beverly Lane.  It's accessible via three driveways, one along Rand Road and two along 
Beverly Lane.  The site also shares cross access with the property to the northwest.  The site is 
developed with a 36,770 square-foot building; ReStore would be occupying the entirety of the 
space. 
   As Petitioner mentioned, ReStore engages in the sale of donated 
construction supplies and building materials.  These are sold either to generate revenue for 
Habitat for Humanity, or they're used within Habitat for Humanity service operations such as 
home repair and construction.   
   Habitat for Humanity of Northern Fox Valley currently operates two 
ReStore locations, one in Chicago and one in Elgin.  Donations are accepted from both 
individuals as well as companies, and these donations would only be accepted during 
operational hours.  ReStore would be in operation from either 9:00 a.m. to 5:00 p.m. or 10:00 
a.m. to 6:00 p.m. on Wednesday through Sunday.  The store would be closed on Mondays and 
Tuesdays.  Once operational, four people would be employed with an additional four volunteers 
for a maximum of eight representatives on site at any given time. 
   With respect to the site plan, several modifications are proposed, the 
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first being the removal of parking spaces, 12 of them on the southeast side of the building.  
These would be relocated across the drive aisle to the southeast side.  This would allow for 
drop-off and pickup operations along the southeast side of the building.  A door would be added 
within the building to allow access to the loading and warehouse area. 
   Additionally, an item to note on the site plan as well as on the floor 
plan is a fenced display area.  This is not currently proposed as part of the project and would 
require an additional approval.  Specifically, it would require a variation to allow for outdoor 
storage which is not permitted in the B-1 District by right.  It should be noted that Staff does not 
support a variation to allow outdoor storage of materials. 
   Lastly, on the site plan, the Petitioner is proposing code-compliant 
landscape screening along the parking area, specifically it's shown along the north side, but also 
along the east side where it's shown into the right-of-way.  It should be noted that once permit is 
submitted for this project, all code-required landscaping shall be located on private property and 
shall not encroach in the Village right-of-way. 
   This building will be divided into three primary areas, the first being 
around 24,500 square feet of retail sales, close to 3,000 square feet of support and office space, 
and close to 9,500 square feet of warehouse and dock space.  Based on these uses, a total 
parking requirement of 95 spaces is required by code.  As the subject site only provides 53 
parking spaces, a variation is required to accommodate a 42-space parking deficit.   
   To verify that adequate parking would be provided at the subject site, 
the Petitioner did provide a parking survey of the existing ReStore facility in Elgin which was 
taken over three days per week for two weeks, including Saturdays.  These counts were 
conducted in August, on the 8th through 10th, the 24th and 25th and the 27th.  Peak parking lot 
utilization at that facility occurred on Saturday, August 24th, at 1:00 p.m. where 44 vehicles were 
observed accessing the site.  This would translate to a nine-space surplus at the subject site 
here in Arlington Heights when the subject site is experiencing peak occupancy.  This would be 
around 83 percent of the total lot occupied.  Typical parking lot utilization was around 20 to 25 
vehicles which is much less.  As the peak count as well as the average counts of parking were 
less than the provided spaces at the subject site, Staff does support the requested parking 
variation. 
   With respect to a traffic study per Section 6.12-1 of the Municipal 
Code, Chapter 28 of the Municipal Code, any Plan Commission application for 5,000 square feet 
in area must include a traffic and parking study from a certified traffic engineer.  The Petitioner is 
seeking relief from this requirement, and Staff does support this request as the existing site is 
not being modified in terms of building square footage.  The existing parking lot is not changing 
in terms of number of provided spaces, and that the Petitioner has provided a parking survey as 
detailed in the previous slide. 
   With respect to bicycle parking, seven bicycle parking spaces are 
required.  Bicycle parking spaces are required to be added when the amount of code-required 
vehicular spaces increases.  The Petitioner will be providing code-required bicycle parking 
spaces in the form of a seven-space rack at the front of the store. 
   Reviewing the facts at hand, the Staff Development Committee 
recommends approval of the application subject to three conditions:  the first being that the 
deliveries of donated materials shall only be accepted during hours at which ReStore is open for 
business; the second being that the fenced merchandise area as noted on the proposed site 



 
 

 

 LeGRAND REPORTING & VIDEO SERVICES 
 Chicago & Roselle, Illinois - Miami & Orlando, Florida 
 (630) 894-9389 - (800) 219-1212 

8   8 

plan dated October 22nd is not approved as part of this petition and would require a separate 
variation be constructed; and lastly, that the proposed three-foot tall parking lot screening shall 
be located on private property only. 
   This concludes my presentation.  If there are any questions, I'm 
happy to answer. 
  CHAIRMAN ENNES:  Okay, thank you very much for that report.  Can we 
have a motion to enter the Staff report into the record? 
  COMMISSIONER DAWSON:  So moved. 
  COMMISSIONER DROST:  I'll second it. 
  CHAIRMAN ENNES:  Should we take a roll call on that? 
  MR. SCHMIDT:  I don't believe we have to. 
  CHAIRMAN ENNES:  Okay, so all in favor? 
   (Chorus of ayes.) 
  CHAIRMAN ENNES:  Anyone opposed? 
   (No response.) 
  CHAIRMAN ENNES:  Okay, thank you.  Jay, would you like to start with 
questions? 
  COMMISSIONER CHERWIN:  I'm up this time, all right. 
  CHAIRMAN ENNES:  Sure. 
  COMMISSIONER CHERWIN:  Curve ball.  So, generally, I think it's a great 
project.  I'll be interested to hear what any of the residents are thinking about it, but I had I guess 
two things.  You talked about the comparison to the Elgin facility.  I was looking, is there a 
breakout of the Elgin facility, because if we're comparing parking spaces here, I just want to 
make sure I understand how that facility compares.  I think it was 40,000 if I recall?  But I just 
want to, I mean, what's the comparison between like the traffic driving at Elgin on a per square-
foot basis, you know what I'm saying?  If it's apples to apples or not.  If you wouldn't mind going 
up to the -- 
  CHAIRMAN ENNES:  Mr. Tonigan, would you come back up to the 
podium? 
  MR. TONIGAN:  In Elgin, right?  The Elgin property contains 40,000 square 
feet.  So, this subject property is slightly less than that in building size. 
  COMMISSIONER CHERWIN:  Okay, and then is that kind of a similar 
composition in terms of warehouse, retail, and all that?  Just so we're -- 
  MR. TONIGAN:  Yes, that's why we described the nature of its use down 
there.  It's very similar. 
  COMMISSIONER CHERWIN:  Okay, and then can you describe a little bit 
the change at the southeasterly part of the property?  I think there's going to be an additional 
loading area or are you sticking with the loading area that's already there?  You're just -- 
  MR. TONIGAN:  Well, there's going to be an additional loading area 
constructed which would be on the southeast, or southwest side of the building. 
  COMMISSIONER CHERWIN:  Southwest side of the building? 
  MR. TONIGAN:  By Beverly, and that would be the pickup/drop-off area. 
  COMMISSIONER CHERWIN:  But that would just be like for people at the 
back and, you know, picking up their goods that they purchased kind of thing?  It's not like -- 
  MR. TONIGAN:  Correct, and dropping off donations. 
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  COMMISSIONER CHERWIN:  Yes, and dropping off donations, okay. 
  MR. TONIGAN:  And that's in close proximity to where the docks are for 
the, the trailer docks. 
  COMMISSIONER CHERWIN:  So, three of the docks are already there, 
okay.  No, I think it's a good project overall.  I think it's a great, it's a nice story that you guys have 
in terms of funding and great cost.  So, I'll defer to my colleagues and the residents. 
  CHAIRMAN ENNES:  Thanks, Jay.  John? 
  COMMISSIONER SIGALOS:  Yes, I have a question.  I'm looking at the 
proposed site plan.  I don't know if you have that, if you can put it up, Jake?  I'm seeing different 
things here that look, that say Phase III and Phase II or whatever.  Is this going to be developed 
over phases, the exterior parking lot area?  I see some signage and a canopy under, those 
appear to be future phases? 
  MR. TONIGAN:  I'd ask that David MacKenzie provide that response.  He's 
knowledgeable in terms of the building and its development. 
  CHAIRMAN ENNES:  Okay, and Mr. MacKenzie, I would ask that you 
would also spell your name for the court reporter. 
  MR. MACKENZIE:  Dave, and then the last name is M-a-c-K-e-n-z-i-e.  
When we initially put together our thoughts with respect to the improvements, there was a very 
long list that we started with.  In preparation for putting together a budget that could meet that, 
we realized quickly that there was far too many things we wanted to do versus what we could 
afford.  So, when we chose to put the drawings together, we listed them as alternatives so that at 
a future point we would know where we were placing things, and as people were making 
improvements that we were intending to do, they would then be aware that there was going to be 
some future changes made as well. 
   So, it's just a way of us making sure we had a full record of it.  
There's absolutely no intention for us to do anything that's listed as a phase or an alternative at 
this point.  Just the things we've submitted to you at this point. 
  COMMISSIONER SIGALOS:  I was looking specifically in the southeast 
corner of the site where it says there's signage for donations, drop-off, phase, I can't read that, 
phase III or whatever.  That's just a sign that you've got to have a drop-off location out there on 
that corner? 
  MR. MACKENZIE:  No, the intention at this point is that -- 
  COMMISSIONER SIGALOS:  For somebody to drop off materials? 
  MR. MACKENZIE:  In phase I, we will build a donation drop-off door that we 
just mentioned earlier.  We're also going to then just go ahead and post signage on our property 
in the form of a metal stake and sign.  But ultimately, I think we were talking about putting in 
some kind of illuminated signs in order to make sure that in darker portions of the day that we'd 
have an opportunity for people to see precisely where we'd want them to arrive. 
  COMMISSIONER SIGALOS:  But that would be directing people to your 
drop-off docking area or what have you? 
  MR. MACKENZIE:  That is correct.  It would be the second entrance on 
Beverly. 
  COMMISSIONER SIGALOS:  Right, okay.  Yes. 
  MR. MACKENZIE:  Then come in to swing along the building. 
  COMMISSIONER SIGALOS:  Okay, and then my last question is more for 
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Jake.  This issue with the bike racks.  How is that determined?  By the size of the building that 
says they'd have to have space for seven bikes? 
  MR. SCHMIDT:  So, it's determined by use, same as vehicular parking is.  
The exact breakdown would be based upon the retail and office space.  One space is required 
for every 6,000 square feet of floor area, a total of five.  Then the warehouse space, it's based 
on employees similar to vehicular parking, one per 40 employees and a minimum of two.  So, 
two spaces for the warehouse portion, a total of seven required. 
  COMMISSIONER SIGALOS:  It just seems to me, and we talked about this 
at the Conceptual Plan Review Committee meeting, that for this type of facility, you're not going 
to ride a bike to pick up construction materials.  I mean, it just seems silly to have a bike rack for 
seven bicycles.  I can understand maybe an employee or a volunteer may want to ride their bike 
there, but to require seven, I don't understand that.  I would think that that's kind of overkill. 
  MR. SCHMIDT:  Staff didn't have any flexibility with code with respect to 
bicycle parking.  The Petitioner could have sought a variation if they desired to, but they did not 
as part of this petition. 
  COMMISSIONER SIGALOS:  I mean, again, I understand it's not a major 
expense, but it just seems, in the whole thing it just seems a little silly to, in this type of facility, I 
mean, I wouldn't ride my bicycle to Menard's or Home Depot, I wouldn't get very far.  So, okay, 
anyhow that's all I have.  I think it's a great use for this building. 
  CHAIRMAN ENNES:  Thanks, John.  Sue? 
  COMMISSIONER DAWSON:  Most of my questions are related to parking 
that have already been addressed, other than there's really nowhere to add additional parking if 
we have a problem with parking.  Is there any plan if we determine that additional parking is 
needed and we're causing an issue in the area? 
  MR. SCHMIDT:  There’s, Staff doesn't have any particular concerns based 
upon the actual data provided from an existing ReStore facility.  Like the Petitioner mentioned, 
that existing location is larger, and at peak times there was still a surplus, or that at least there 
would be a surplus at the subject site.  Most times, you're talking an average of 20 vehicles 
which is under half of the provided spaces on the site.  So, there aren't extensive concerns, at 
least from a Staff perspective, about parking overflowing.  A lot of people will be coming in, 
picking things up, and leaving, too.  So, pretty quick turnover, there won't be people spending 
extended amounts of time at this facility. 
   So, in short, no, there isn't any contingency plan, but Staff doesn't 
believe one is necessary. 
  COMMISSIONER DAWSON:  Okay, I think it's, I'm really excited about this. 
 I want to hear if there's anyone in the audience that has a different viewpoint that I haven't 
considered that might have a grievance or such.  But from the presentation and from the concept 
coming in, I think this is a great use of the property.   
   Bicycle racks, I'm always going to disagree with you.  I think they are 
very important to this community, and I don't think it's up to us to decide whether or not someone 
is going to ride their bike to a facility.  My daughter and I tried this summer to make a goal of 
riding our bikes everywhere we possibly could, and I was shocked at the number of times that 
we had problems finding a place to put our bikes, and so we gave up.  So, that's just because 
you brought it up, I'm just saying I'm going to disagree with you. 
  COMMISSIONER SIGALOS:  No, I'm not -- 
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  COMMISSIONER DAWSON:  I'm just going to disagree with you. 
  COMMISSIONER SIGALOS:  No, I won't disagree with you.  I'm not 
opposed to bike racks.  I'm only saying that the quantity of seven for this type, I mean, you're not 
going to carry two by fours or two by sixes or cabinets on a bicycle. 
  COMMISSIONER DAWSON:  But that's not all that they have at their store. 
That's not all that's at the facility.  So, again, I'm just, because he brought it up and I like to fight 
with this guy.  Just kidding, I don't actually usually fight with you.  So, we're usually in agreement 
on things.  I just wanted t put it on the record I support the bicycle racks.  So, that's it. 
  CHAIRMAN ENNES:  Thank you.  George? 
  COMMISSIONER DROST:  Yes, I don't like to fight with anybody, so I like 
to just get everybody together.  So, Ms. Davies, I've got a couple of questions to ask of you on 
the operation.  Habitat for Humanity is a not-for-profit.  If you come into the neighborhood, in 
your experience, where some of the for-profit people that might compete with you, do they have 
any issues with Habitat for Humanity coming in? 
  MS. DAVIES:  We haven't had any issues.  This would be more of a retail 
environment than we've been in before.  Elgin is not in a retail area.  Chicago is not necessarily 
in retail, but we have not, and in fact many retailers donate to us that one could feel would be 
competitive.  We receive donations from Ace Hardware and from True Value and from Lowe's.  
So, we haven't had any kind of problems that way, and I don't think with the, like we don't 
compete with Salvation Army, we won't compete with Goodwill.  We don't carry the same types 
of materials at all. 
  COMMISSIONER DROST:  Or Menards or Lowe's. 
  MS. DAVIES:  Yes, but we don't, those are donors of ours. 
  COMMISSIONER DROST:  Well, that's sort of the point I'm trying to, you 
know, at least get into the record as to -- 
  MS. DAVIES:  Yes, sure. 
  COMMISSIONER DROST:  -- what you're doing in the neighborhood and 
how benign your presence might be in the neighborhood. 
  MS. DAVIES:  Yes, yes. 
  COMMISSIONER DROST:  In fact, it will be a net-net plus. 
  MS. DAVIES:  Yes. 
  COMMISSIONER DROST:  The question is is Habitat for Humanity, are 
they buying the facility? 
  MS. DAVIES:  Yes. 
  COMMISSIONER DROST:  They'll be the owner?  There's no lease 
arrangements, or there's another entity that -- 
  MS. DAVIES:  No. 
  COMMISSIONER DROST:  And will that take you off the real estate tax 
rolls? 
  MS. DAVIES:  Yes. 
  COMMISSIONER DROST:  And what about any purchases at retail, do 
they, are they sales -- 
  MS. DAVIES:  Sales tax. 
  COMMISSIONER DROST:  They will be subject to sales tax. 
  MS. DAVIES:  Yes. 
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  COMMISSIONER DROST:  So, those are some of the economic 
components that I think, you know, we as planners kind of like to know about as to who's coming 
into the neighborhood. 
  MS. DAVIES:  Sure. 
  COMMISSIONER DROST:  And I guess my last question is, when you 
open, would you have Jimmy Carter attend the opening? 
  MS. DAVIES:  God, that would be great.  We'll invite him. 
  CHAIRMAN ENNES:  He's not doing real good right now. 
  MS. DAVIES:  Oh, that. 
  COMMISSIONER DROST:  No, he's got some medical problems right now. 
  MS. DAVIES:  Yes. 
  COMMISSIONER DROST:  But, you know, he's welcome in our community 
if you do. 
  MS. DAVIES:  Yes, okay, I'll let him know. 
  COMMISSIONER DROST:  All right, let him know that, okay. 
  MS. DAVIES:  Okay, I will. 
  COMMISSIONER DROST:  I don't have any more questions. 
  MS. DAVIES:  All right, thanks. 
  COMMISSIONER DROST:  Just you're done with your torture. 
  CHAIRMAN ENNES:  Thanks, George.  Bruce? 
  COMMISSIONER GREEN:  I've never been contrary to anything here on 
the panel, especially on bikes and things.  I'm just kidding of course.  I think it's a great use of the 
building.  I'm the guy from the last informal hearing you had, and I have things that I can't wait to 
bring over your way and donate to you, and hopefully you'll turn them into profit for yourself, but I 
think it's a great facility. 
  CHAIRMAN ENNES:  That it? 
  COMMISSIONER GREEN:  That's it. 
  CHAIRMAN ENNES:  Oh, this is easy tonight.  Joe? 
  COMMISSIONER LORENZINI:  Thank you.  Ms. Davies, I do have some 
questions.  I think it is a good project, a very good project.  Just some questions about the, just 
the operations.  So, you're going to be selling material here, but do you also provide services for 
home improvements? 
  MS. DAVIES:  ReStore does not itself, no, provide services. 
  COMMISSIONER LORENZINI:  Okay, so where are those services based 
out of? 
  MS. DAVIES:  Well, if you're asking about our Habitat home construction? 
  COMMISSIONER LORENZINI:  Yes. 
  MS. DAVIES:  That would be through our affiliate that would provide that, 
the services for that.  Or if you're asking about critical home repair, our affiliate provides that.  I'm 
sort of, I'm the fund raising arm I guess of Habitat for Humanity of Northern Fox Valley.  So, we 
operate the store to raise funds so they can provide programs for critical home repair and home 
construction. 
  COMMISSIONER LORENZINI:  And just, again, just curiosity, personal 
curiosity, how does Habitat for Humanity decide who gets these services?  Who qualifies for 
them? 
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  MS. DAVIES:  Well, they have to fill out an application, and they must be 
interviewed by our family services person on staff.  They need to fall within certain income 
guidelines in order to qualify.  Those are some of the basic things that they, the requirements 
that are -- 
  COMMISSIONER LORENZINI:  Okay, and you mentioned in some of the 
slides about profit.  I mean, that goes back into the home office? 
  MS. DAVIES:  It goes into home, yes, our net goes back to the Habitat for 
Humanity Northern Fox Valley. 
  COMMISSIONER LORENZINI:  That's all I have, thank you.  I think it's a 
wonderful idea. 
  MS. DAVIES:  Okay, thank you. 
  CHAIRMAN ENNES:  Joe, thank you.  Mary Jo? 
  COMMISSIONER WARSKOW:  Yes.  I am extremely supportive of this.  I 
have visited your Elgin facility.  I have looked for things.  I am so glad I may have a place to find 
some nice, antique panel doors.  So, set them aside if you see any for me.  Just kidding.   
   Yes, I think it's a great operation.  You did mention you receive 
furniture.  Is that something you do any pickup operations for?  You do do pickups, okay.  That 
makes me happy as well because I can't tell you how much furniture I've seen of my neighbors 
put out on the curb when I think they could be better used by other people.  So, I am just very 
happy to see this coming into our community. 
  CHAIRMAN ENNES:  Lynn? 
  COMMISSIONER JENSEN:  Sure.  I don't know if I'm addressing this to Ms. 
Davies, most likely.  When you came before the Conceptual Plan Review Committee, you 
indicated that at your other facilities you did not have a bike rack at all and didn't think that you 
need one.  Maybe you can explain a little bit why you think you, what is the need for one here 
and what's the desirability of having one for seven bikes? 
  MS. DAVIES:  I don't know that there is a particular need for a bike rack.  
We're not opposed to having a bike rack.  For people, most people will not be visiting the store 
on bikes because they're there to purchase items that some tend to be kind of larger, 
microwaves and stoves and things of that nature, or furniture.  So, we haven't, there's no code in 
the places that we're located now that require any kind of bike rack. 
  COMMISSIONER JENSEN:  Sure. 
  MS. DAVIES:  So, we haven't put them in.  For staff or volunteers, they just 
bring them in the building. 
  COMMISSIONER JENSEN:  Well, then that leads me to the question why 
didn't you seek a variation?  Because we did discuss that at the planning review. 
  MS. DAVIES:  Yes, we just didn't, we weren't, we didn't -- 
  COMMISSIONER JENSEN:  You didn't think it was that big of an item? 
  MS. DAVIES:  Right, it wasn't that big of an item. 
  COMMISSIONER JENSEN:  Thank you.  I do want to ask Jake a couple of 
questions.  Have you visited the subject property, Jake? 
  MR. SCHMIDT:  I have. 
  COMMISSIONER JENSEN:  Well, if you're like me, I looked at the subject 
property and I see that it's on Rand, one of the busiest roads in Arlington Heights.  Across the 
street is a retail strip mall that is largely vacant.  To the south, we have a mattress store, to the 
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southeast.  To the northwest, we have another strip mall that has chiropractors, nail salons, 
quilters and a Republican party office building.  It's hard to see how anyone is really going to 
need a bicycle rack let alone seven, the whole seven of those.  So, I'm having a lot of trouble 
seeing the common sense of requiring that, and I raised that at the plan review.   
   This is one of the reasons that I wanted to have the Village pay for 
these things because I am firmly convinced that if the Village had to pay for putting a bike rack in 
that location, they wouldn't be putting one there if you knew you were going to be using taxpayer 
dollars.  So, I think you ought to consider dropping that requirement.  Now, if they want to put a 
bike rack in, I'm in favor of it.  Like Mr. Sigalos, I'm in favor of bike racks everywhere, but I think 
they ought to be paid for by the right person or the right entity.  I don't think this is the right entity 
to have them put in a bike rack that will hold seven bikes that no one is probably going to use.   
   So, once again, I'm a little disappointed as we talked about it that 
you didn't work with them to see if there's some way to give a variation or a dispensation so they 
wouldn't have had to put in a needless thing.  Maybe it would only cost them a thousand or 
$2,000, but there's no reason to impose that kind of a burden on a petitioner because, as I said, 
I don't think the Village would be paying for putting one in if they had to bear the burden. 
  COMMISSIONER DROST:  So, are you for bike racks or not? 
  COMMISSIONER JENSEN:  You know what, George?  I am for bike racks. 
  
  CHAIRMAN ENNES:  In the right place. 
  COMMISSIONER JENSEN:  I am very supportive. 
  COMMISSIONER DROST:  I get it. 
  COMMISSIONER JENSEN:  But I think the right entity needs to pay for 
them.  They're a public good and they should be paid for by the Village, and the Village should 
put them everywhere and pay for them. 
  CHAIRMAN ENNES:  And this is -- 
  COMMISSIONER DAWSON:  Right, bike racks are not up for discussion 
tonight.  They didn't ask for a waiver. 
  CHAIRMAN ENNES:  And this is something we should discuss when we 
want to review ordinances. 
  COMMISSIONER DROST:  You can put that in the comment. 
  COMMISSIONER DAWSON:  Right. 
  CHAIRMAN ENNES:  And I think all of you, I'm a bike supporter, too, and 
it's good to have them out there.  We're trying to encourage more people to use them, to be a 
little greener.  I thank you for being willing to add those. 
   I do have a couple of questions and I'm not sure who the right 
person to ask in regard to your not-for-profit status.  If, Deanna, if you're the person who can 
answer this?  So, George touched on this a little bit, and a couple of concerns I have.  Now, you 
do have stores in Cook County.  Is your Elgin store in Cook County? 
  MS. DAVIES:  In Kane County. 
  CHAIRMAN ENNES:  I'm sorry? 
  MS. DAVIES:  Kane.  Kane County. 
  CHAIRMAN ENNES:  Okay, so coming into Cook County, how long ago did 
you open your first store in Cook County?  You said you've got a number in Chicago? 
  MS. DAVIES:  We opened one store in Chicago on Peterson and Pulaski, 
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and it opened in November 2014. 
  CHAIRMAN ENNES:  In 2014, and you have gotten that property exempted 
from property tax? 
  MS. DAVIES:  We don't own that property. 
  CHAIRMAN ENNES:  Oh, you don't, okay.  I'm just -- 
  MS. DAVIES:  We're renting it.  This is the only one we're seeking to 
purchase. 
  CHAIRMAN ENNES:  You indicated that you do try to get an exemption. 
  MS. DAVIES:  We pay the landlord the taxes on that property. 
  CHAIRMAN ENNES:  Right, okay, but on this store you're going to own it? 
  MS. DAVIES:  Yes. 
  CHAIRMAN ENNES:  And it sounds like you're going to try that.  They have 
changed some of the rules, just so you know that. 
  MS. DAVIES:  Okay. 
  CHAIRMAN ENNES:  And I also want to touch base on the fact there was a 
note in the report on the property that indicated the store has been closed for many years.  I 
thought it was about two, I don't think much longer than that.  Do any of you know? 
  MS. DAVIES:  No, well, we looked at it like over three years ago for the first 
time. 
  CHAIRMAN ENNES:  Oh, okay, maybe -- 
  MS. DAVIES:  And we just kind of kept looking for other property, and then 
we came back to it.  So, I know it's at least over three years ago. 
  CHAIRMAN ENNES:  Okay, since it's been vacant that long, it's probably 
on a vacancy exemption.  Are you familiar with that? 
  MS. DAVIES:  No, I am not. 
  CHAIRMAN ENNES:  Okay, a vacancy exemption on the property tax could 
be significant, and I just want you to be aware if you're going to be moving into a building that's 
vacant that may have this vacancy.  They could have filed for this already again this year.  You 
may want to look at that so that you know what your taxes are going to be on the property.  I 
don't want you to be surprised to have the taxes three times as high. 
  MS. DAVIES:  Right, sure.  That's good to know. 
  CHAIRMAN ENNES:  Because this is a revaluation year for Cook County.  
Just so you know that. 
  MS. DAVIES:  Yes.  Yes, thanks. 
  CHAIRMAN ENNES:  I, too, think it's a great location for the store.  I work 
with builders from time to time, and they have used your facilities where they take out cabinets 
from kitchens and stuff and donate them where they think they're good enough.  It's a great 
reuse, and neighbors who put furniture that's still got a second life, that would be a good use 
also.  What made you pick Arlington Heights? 
  MS. DAVIES:  We just felt that, well, first of all, we're getting constant phone 
calls for coming to pick up materials from Arlington Heights.  The density, the population density, 
Habitat International did a market study and they recommended Arlington Heights as a location 
for a ReStore.  So, it's also, you know, ownership level of houses and those kinds of things, the 
demographics. 
  CHAIRMAN ENNES:  Well, it's a big facility. 
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  MS. DAVIES:  Yes. 
  CHAIRMAN ENNES:  I hope you make maximum use of it. 
  MS. DAVIES:  Oh, we will. 
  CHAIRMAN ENNES:  Yes, okay.  That's all I have.  I notice we have a 
number of people in the audience.  Are you, from expressions I've seen on your faces, I think 
some of you are involved with or associated with Habitat for Humanity.  Did any of you have 
questions you want to ask?  You're just here for support?  Good, and nobody has questions in 
the audience?  Okay, you had us worried because we let everybody come up and we never 
know who's sitting in the audience until later, but anyway -- 
  COMMISSIONER DAWSON:  So, we can make -- oh, sorry. 
  CHAIRMAN ENNES:  So, we can what? 
  COMMISSIONER DAWSON:  They have a statement. 
  COMMISSIONER DROST:  Yes. 
  COMMISSIONER GREEN:  Come on up.  Spell your last name. 
 
QUESTIONS FROM AUDIENCE 
 
  MR. JURACEK:  Juracek, J-u-r-a-c-e-k.  I am a resident of Arlington 
Heights.  I've been a resident since '16.  I've been a volunteer, I first volunteered with Habitat in 
2010.  I have been a donor, a volunteer and a patron of the Elgin store.  I was just out on a build 
with Habitat last month, or yes, a couple of weeks ago.  I have been a donor and a patron of the 
Goodwill Store and the Salvation Army Store on Rand Road since I've moved here. 
  CHAIRMAN ENNES:  Good to hear. 
  MR. JURACEK:  And I look forward to ReStore.  It is a world class operation 
that Deanna runs.  I've seen it first-hand, and it would be a valuable asset to this community, my 
community.  So, thank you. 
  COMMISSIONER DROST:  Yes, one question from, you know, your boots 
on the ground.  As far as Habitat for Humanity, do they collaborate with other agencies, local 
agencies? 
  MR. JURACEK:  Yes, I've been part of -- 
  COMMISSIONER DROST:  Since like we have a faith communities home 
here, and we have some pre-Habitat for Humanity -- 
  MR. JURACEK:  Yes, full disclosure, I was an employee for the affiliate as 
well.  So, full disclosure, I did work for them as well.  I do not currently work for them, but I have 
stayed as a volunteer.  I fully support the mission.  I've seen it from the inside how it's run, I've 
seen it from the outside as a volunteer, and what you see is what you get.  I have been a part of 
faith builds with St. Peters up on Fernandez, I mean, my kids are in the Cub Scout pack at St. 
Peters.  I have worked with some of the gentlemen and women from that church as part of faith 
builds, so I have been a part of that.  They had a house that they did in Des Plaines, and I was a 
part of that and got to see that project as well.  That was a faith community from these local 
areas in Palatine and Arlington Heights and Des Plaines that all came together to build a house 
there that they got the property donated or bought for a reasonable amount.  I came out to be 
part of that one.   
   But I've seen the faith community in action, I've seen build days in 
action with companies from Arlington Heights and other surrounding areas.  I've seen people 
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drive from the south suburbs up to our area because they work in this community, or they work 
in Palatine or the nearby communities.  So, I've seen that in person first-hand. 
  COMMISSIONER DROST:  That's good anecdotal information.  Thank you. 
  CHAIRMAN ENNES:  Thank you very much. 
  MR. JURACEK:  Yes, thank you, guys. 
  CHAIRMAN ENNES:  So, Commissioners, do we have any other 
discussions or does somebody have a motion? 
  COMMISSIONER DAWSON:  I'm happy to make a motion unless you want 
to discuss.  I'm happy to make a motion. 
 
A motion to recommend to the Village Board of Trustees approval of PC# 19-013, a Land 
Use Variation to permit a "second-hand store" in the B-1 District; and an Amendment to 
PUD Ordinance 72-052, and the following variations: 
 

1. A variation from Chapter 28, Section 6.12-1 of the Municipal Code, to waive the 
requirement to provide a traffic and parking study from a certified traffic engineer. 

2. A variation from Chapter 28, Section 10.4-2, Schedule of Parking Requirements, to 
reduce the required amount of onsite parking from 95 spaces to 53 spaces. 

 
This recommendation shall be subject to the following conditions: 
 

1. Deliveries of donated materials shall only be accepted during hours which ReStore 
is open for business. 

2. The "fenced merchandise area" noted on the proposed site plan dated October 22 
is not approved as part of this petition and requires a separate variation to be 
constructed. 

3. The proposed three-foot tall parking lot screening shall be located on private 
property only. 

4. The Petitioner shall comply with all federal, state, and Village codes, regulations, 
and policies. 

 
  COMMISSIONER DROST:  I'll second that motion. 
  CHAIRMAN ENNES:  Could we have a roll call vote? 
  MR. SCHMIDT:  Commissioner Cherwin. 
  COMMISSIONER CHERWIN:  Yes, with comment. 
  MR. SCHMIDT:  Commissioner Dawson. 
  COMMISSIONER DAWSON:  Yes. 
  MR. SCHMIDT:  Commissioner Drost. 
  COMMISSIONER DROST:  Aye. 
  MR. SCHMIDT:  Commissioner Green. 
  COMMISSIONER GREEN:  Yes. 
  MR. SCHMIDT:  Commissioner Jensen. 
  COMMISSIONER JENSEN:  Yes, with comment. 
  MR. SCHMIDT:  Commissioner Lorenzini. 
  COMMISSIONER LORENZINI:  Yes. 
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  MR. SCHMIDT:  Commissioner Sigalos. 
  COMMISSIONER SIGALOS:  Yes. 
  MR. SCHMIDT:  Commissioner Warskow. 
  COMMISSIONER WARSKOW:  Yes. 
  MR. SCHMIDT:  Chairman Ennes. 
  CHAIRMAN ENNES:  Yes.  If we could have our comments? 
  COMMISSIONER CHERWIN:  Yes, I would just say, I'd like to reiterate I 
think it's a great project and I'm looking forward to you guys getting off the ground in Arlington 
Heights and serving the community and other communities from here.  I also wanted to say I 
appreciate Commissioner Jensen's concerns and comments about the bike racks.  I know it's 
maybe out of scope here, but I think it's an important issue.  We should make sure that the 
Village isn't needlessly spending other people's money, and I think this is an issue that we just 
need to make sure we're, you know, not overreaching on.  So, that's my only comment. 
  CHAIRMAN ENNES:  Commissioner Jensen? 
  COMMISSIONER JENSEN:  Yes, I, too, think this is a great project.  I think 
it's a great use of that building.  It's better to have your operation there than what's been going 
on for the last few years.  I'm glad that Commissioner Cherwin, that he made that point.  I'm not 
here to even suggest that we ought to change the ordinance.  I think we had a fair and full 
discussion at the Commission level and at the Board level.   
   What I would ask for though is we have some common sense 
evaluation of whether it makes any sense.  It's a very simple question you can ask.  You should 
ask it, the Staff, the Board should ask it:  If we were going to place that bike rack and we were 
going to use taxpayer dollars, would we install that rack?  I personally think in this case no would 
be the answer, but you may have a different answer.  But I think every time there is a petitioner 
coming here where we're going to shift a cost to them that I personally believe should be borne 
elsewhere, but if we're going to shift a cost to them, we need to ask would we use taxpayer 
dollars to do this if that were the case.  So, I want that in the record, thank you. 
  CHAIRMAN ENNES:  Thank you.  So, we have a unanimous approval, 
congratulations.  Good luck when you go on to the Village Board. 
  MR. TONIGAN:  Thank you very much.   
  MS. DAVIES:  Thank you. 
  MR. TONIGAN:  We appreciate your consideration and approval. 
  CHAIRMAN ENNES:  Is there any other business? 
  MR. SCHMIDT:  There is one item.  I've been asked to remind all of you as 
a courtesy that as of next year, the Plan Commission will no longer be a paid role. 
  COMMISSIONER DROST:  What? 
  COMMISSIONER DAWSON:  And it was under your watch, Terry.  We 
won't forget that. 
  COMMISSIONER JENSEN:  What kind of negotiations did you do? 
  COMMISSIONER GREEN:  George, how do you feel about this? 
  COMMISSIONER DROST:  For the record, we wanted to double or triple 
our fees. 
  COMMISSIONER WARSKOW:  I want to go home. 
  COMMISSIONER DAWSON:  I want it on the record it was under Chairman 
Ennes' watch that this happened. 
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  CHAIRMAN ENNES:  For the record, and I want you -- 
  COMMISSIONER DROST:  Will these fees that we collect, will they go to a 
bicycle rack fund? 
  MR. SCHMIDT:  No, but it may go -- 
  COMMISSIONER GREEN:  No, but we can only afford to ride bikes now 
that we don't get paid. 
  COMMISSIONER SIGALOS:  Yes, we can't buy gasoline anymore either. 
  COMMISSIONER JENSEN:  Jake, when you bring the budget back next 
year, please have that corrected in ours.  I thought you had an inflated budget all along, but I 
don't want to see something in there for Commission pay. 
  CHAIRMAN ENNES:  Sorry you're getting stuck with our politics, but I want 
you all to know none of you replied to my -- 
  COMMISSIONER GREEN:  It's $15 we're talking about here. 
  COMMISSIONER LORENZINI:  That's before taxes. 
  COMMISSIONER DAWSON:  Do you want a motion to close? 
  CHAIRMAN ENNES:  No, I like this.  This is fun.  One way to get the Village 
Board to hear -- 
  COMMISSIONER DAWSON:  That we need to get money? 
  COMMISSIONER DROST:  Then we should say for the record I think we 
get $15 a meeting. 
  CHAIRMAN ENNES:  And some of them last until midnight.  Anyways, we 
love doing what we do. 
  COMMISSIONER DAWSON:  We have to make a motion, Terry, before 
you bang that gavel. 
  COMMISSIONER DROST:  A labor of love. 
  CHAIRMAN ENNES:  I know, I'm waiting.  Is there a motion? 
  COMMISSIONER GREEN:  Motion to adjourn. 
  COMMISSIONER DAWSON:  Second. 
  CHAIRMAN ENNES:  All in favor? 
   (Chorus of ayes.) 
  CHAIRMAN ENNES:  Thank you. 
    (Whereupon, the above-mentioned petition was adjourned 
    at 8:23 p.m.) 
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STATE OF ILLINOIS ) 
                     )  SS. 
COUNTY OF K A N E ) 
 
 
 
 
 
   I, RON LeGRAND, SR., depose and say 
 
that I am a digital court reporter doing business in the State of Illinois; 
 
that I reported verbatim the foregoing proceedings and that the foregoing 
 
is a true and correct transcript to the best of my knowledge and ability. 
 
 
                                              
 
 
             ___________________________                                
                RON LeGRAND, SR. 
 
 
 
 
 
 
SUBSCRIBED AND SWORN TO 
 
BEFORE ME THIS              DAY OF 
 
                                        , A.D. 2019. 
 
 
 
 
 
________________________                           
NOTARY PUBLIC 
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Plan Commission
2/26/2020

Item: 710 N. Dunton Ave. Lot Consolidation - PC#19-014

Department: Planning & Community Development

Requested Action:  
1. Preliminary and Final Plat of Subdivision to consolidate three existing lots into

one lot.

Variations Required: 
1.  None Required.

 
Recommendation:
 
The Staff Development Committee has reviewed the Petitioner’s request for
Preliminary and Final Plat of Subdivision to consolidate three lots into one lot
and recommends approval of the application subject to the following:
 

1. A Design Commission application shall be required for any new home
proposed on the subject property.

2. A $2,392 fee in lieu of onsite detention shall be required.

3. Land dedication fees shall be required as applicable per Chapter 29 of the
Municipal Code.

4. The petitioner shall comply with all Federal, State, and Village Codes,
Regulations, and Policies.

ATTACHMENTS:
Description Type
Staff Report Report
Aerial Exhibits
Conceptual Plan Review Minutes Minutes
Public Notice Exhibits
Project Narrative Exhibits
Plat of Survey Exhibits
Engineering Plans Exhibits



Final Plat Exhibits
Average Setback Exhibit Exhibits
Dept. Comments - Round 1 Exhibits
Dept. Comments - Round 1 Petitioner
Response Exhibits

Dept. Comments - Round 2 Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 

 

Direction Existing Zoning Existing Use Comprehensive Plan 

North R-3: One-Family Dwelling District Single-Family home Single-Family Detached 

South R-3: One-Family Dwelling District Single-Family home Single-Family Detached 

East R-3: One-Family Dwelling District Single-Family homes Single-Family Detached 

West R-3: One-Family Dwelling District Single-Family homes Single-Family Detached 

To: Plan Commission 
Prepared By: Sam Hubbard, Development Planner 
Meeting Date: February 26, 2020 
Date Prepared: February 21, 2020 
 

Project File Number: PC 19-014 
Project Title: 710 N. Dunton Subdivision 
Address: 710 N. Dunton Avenue 
PIN: 03-29-115-019 

Petitioner: Cathleen F. Degilio  
Address: 1000 George St. 
 Barrington, IL 60010 

Existing Zoning: R-3: One-Family Dwelling District 
Comprehensive Plan: Single-Family Detached 

Variations Required: 
1. None Required. 

 

SURROUNDING LAND USES 

Requested Action: 
1. Preliminary and Final Plat of Subdivision to consolidate three existing lots into one lot. 
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Project Background: 
The subject property is approximately 75’ wide by 125’ deep and is 9,392 square feet in size. The lot is 
currently vacant and was formerly the southern portion of a larger 175’ wide lot that contains a house built 
in 1883. That larger property was sold off to two separate owners during an estate sale in 2018, and the 
owner of this portion would like to construct a home on the property. The site is made up of three existing 
platted lots, each 25’ by 125’, which lots were platted in 1874. These three lots would be consolidated into 
one lot for development with a single-family home. 
 
The subject property is served by an existing 14-foot wide alley at the rear, which provides rear access to 
detached garages at the back of the properties on the block. Access to the proposed lot would come from 
the rear alley. 
 
Zoning and Comprehensive Plan 
The subject property is zoned R-3, One Family Dwelling District, and the proposed single-family residential 
use is permitted within the R-3 District. Although the subject property is already subdivided into three lots 
as per the original 1874 subdivision, Section 5.1-3.1a of the Zoning Code requires that “when two or more 
parcels of land, each of which lacks adequate area and dimension to qualify for a permitted use under the 
requirements of the Use District in which they are located, are contiguous and are held in one ownership 
prior to December 21, 1959, they shall be maintained and used as one zoning lot for such use.” Therefore, 
by developing these lots separate in relation to the original 175’ wide lot that was contiguous and in one 
ownership prior to 1959, a formal subdivision is required. Staff notes that the remaining four 25’ x 125’ lots 
within the estate will not comply with minimum lot size requirements. 
 
The proposed lot size and lot width for the consolidated lot comply with the minimum requirements of the 
R-3 District. A review of the proposed lot size relative to the R-3 requirements is shown below. 

 
 
 
 
 
 
 
 
 

No variations are required for the proposed subdivision. The petitioner has submitted both a preliminary and 
final plat, along with final engineering plans, and has opted to proceed with both preliminary and final plat 
of subdivision approval concurrently. All benchmarking and recording fees have been paid, and no public 
improvement bond or deposit is required. Land dedication (impact) fees shall be required pursuant to 
Chapter 29 of the Municipal Code. 
 
The Comprehensive Plan classifies this property as “Single-Family Detached” and the existing zoning and 
proposed single-family use are consistent with this designation. 
 
In order to evaluate the appropriateness of the proposed subdivision, staff analyzed the lot sizes within the 
vicinity to determine if the proposed lot is compatible with the existing lot sizes in the neighborhood. Based 
on this analysis, staff found the proposed lot to be slightly larger than the average size of the lots in the 
vicinity, but very much in the range of what is average for the block. A total of 43 lots were surveyed (including 

Zoning Requirements Minimum Lot Size (SF) Minimum Lot Width (feet) 

Required: 

R-3 Lot 8,750 
70' for an interior lot and 90’ for a corner lot 

 (when lot sizes are between 8,750 and 9,999 sq. ft.) 

Proposed: 

Lot 1 9,392 75' 
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the subject lot), as shown in Appendix 1 at the end of this report. A summary of the findings are shown 
below: 
 

Total Number of Lots Surveyed 43 

Median Lot Size of All Surveyed Lots 7,742 sq. ft. 

Average Lot Size of All Surveyed Lots 8,128 sq. ft. 

Proposed Lot Size 9,392 sq. ft. 
 

Based on the surrounding lot sizes and conformance to the minimum lot size requirements of the R-3 zoning 
District, the Staff Development Committee believes that the proposed consolidation is within the character 
of the vicinity. However, it should be noted that the remaining portion (100’ wide area to north of subject 
property) of the overall 175’ estate, is not developable as it is under ownership by two separate parties, each 
owning a 50’ wide portion that does not conform to the minimum requirements of the R-3 District for 
development. Approval of the requested consolidation in this application is in no way an approval of future 
redevelopment on the remaining portion of the 175’ wide estate lot. 
 
Building, Site, Landscaping: 
The front yard building setback for the new lot is based on the average of the existing front yard setbacks of 
the homes along the “frontage” (defined as the western side of Dunton between Vine and Hawthorn). The 
petitioner has provided an exhibit that shows this setback is 24.3’, and has opted to provide a 25’ required 
front yard setback. Any new home proposed on the site must submit a Design Commission application.  
 
A tree survey and landscape plan was not required, however, the petitioner has provided information on the 
existing trees on the site. It should be noted that the petitioner has worked with staff to shift the location of 
the proposed garage and driveway to maximum the number of trees that are preserved on the site. 
 
Detention and Public Improvements: 
On-site detention is only required in subdivisions that include four of more lots. Since only one lot is proposed 
for development, no on-site detention is required. However, a $2,352 fee-in-lieu of on-site detention shall 
be required since the Village will accommodate all storm water runoff in the combined sewer within Dunton 
Avenue. No public improvements are required to Dunton Avenue or the rear alley. 
 
Parking and Traffic: 
A traffic and parking study is only required when the number of proposed lots is greater than 100. The 
proposed three-lot subdivision does not need to provide a traffic and parking study. Any proposed home 
shall provide two off-street parking spaces. 
 
RECOMMENDATION 
The Staff Development Committee has reviewed the Petitioner’s request for Preliminary and Final Plat of 
Subdivision to consolidate three lots into one lot and recommends approval of the application subject to the 
following: 
 
1. A Design Commission application shall be required for any new home proposed on the subject property. 
2. A $2,392 fee in lieu of onsite detention shall be required. 
3. Land dedication fees shall be required as applicable per Chapter 29 of the Municipal Code. 
4. The petitioner shall comply with all Federal, State, and Village Codes, Regulations, and Policies. 
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________________________________________ February 21, 2019 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
 Temp File 1674  
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Appendix 1: Surveyed Lots  
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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 ON:  September 25, 2019 

Project Title: 716 N Dunton Subdivision 

Project Address: 716 N Dunton Avenue 
  
Petitioner: Mike Anderson 
 Haeger Engineering  
Address: 100 East State Parkway  
 Schaumburg, IL 60173 
Requested Action: 

1. Plat of Subdivision to consolidate seven existing lots into three lots. 
 

Variations Required:  

 Minimum Lot Size and Minimum Lot Width at Building Line, to reduce the required lot size from 8,750 square feet 
to 6,250 square feet for two of the three proposed lots, as well as the minimum required lot width from 70’ to 50’ 
for two of the three proposed lots. 
 

Attendees:  Cathy Deligio, Property Owner 
   Mike Anderson, Petitioner 
   Lynn Jensen, Plan Commissioner 

Jay Cherwin, Plan Commissioner 
   Bruce Green, Plan Commissioner 
   John Sigalos, Plan Commissioner 

Sam Hubbard, Development Planner 
 

 

Project Summary: 
The subject property is 175’ wide by 125’ deep and totals 21,875 square feet. The lot is currently developed with a single-
family home that was constructed in 1883. The property is made up of seven existing platted lots, each 25’ by 125’, which 
lots were platted in 1874. The northern two lots contain an existing garage for the house. The middle two lots contain the 
house, and the southern three lots are vacant. The petitioner is proposing the removal of the garage on the northern two 
lots and the consolidation of those two lots into a new 50’ by 125’ lot (6,250 square feet) to be developed with a single-
family home. The middle two lots, which contain the house, would be consolidated into another 50’ by 125’ lot (6,250 
square feet), and a new garage would need to be constructed for the house that would remain on this lot. The final three 
parcels on the southern side of the site would be consolidated into a new 75’ wide by 125’ deep lot (9,375 square feet) for 
development with a single-family home. 
 
The subject property is served by an existing 14-foot wide alley at the rear, which provides rear access to detached 
garages at the back of the properties on the block. 
 
Meeting Discussion: 
Mr. Anderson passed out plans depicting the subject property and neighboring lots. He stated that the Deligio’s had 
purchased only a portion of the subject property; the northern most two lots with a total size of 50’ x 125’, and the 
southernmost three lots, with a total size of 75’ x 125’. The center portion with the existing house, on two lots totaling 50’ x 
125’, was purchased by a separate individual. The intent was to build a home on the southern 75’ wide parcel and another 
home on the 50’ wide parcel at the north. The center parcel would remain with the house as is. They have read the staff 
report and understand that they would need to request variations for the 50’ lot at the north. They believe that the 75’ wide 
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lot is compliant as proposed. 
 
They have analyzed 43 neighboring lots in the vicinity of the subject property and found that out of the 43 lots, 23 are 50’ 
wide. The lots on the block to the west of the subject property had originally included an alley, which had now been vacated. 
Therefore, those 50’ wide lots were slightly larger than the 50’ wide lot that they are proposing. However, all of the 50’ wide 
lots to the east of the subject property are the exact same size as the proposed 50’ lot. 
 
Mr. Hubbard explained that the overall size of the subject property, which includes a portion that is not owned by the Deligio 
family, was 175’ wide by 125’ deep. It was made up of seven lots that were platted in 1874, each of which are 25’ wide by 
125’ deep. Two of those lots contained the existing home on the site, which was constructed in 1883, and those two lots are 
not owned by the petitioner. The remaining two 25’ wide lots to the north are owned by the petitioner, as well as the three 
25’ wide lots to the south. The entire property is within the R-3 zoning district, which requires minimum lot sizes of 8,750 
square feet. The R-3 district regulations include a section that states if a property is made up of multiple lots each of which 
lack the adequate area and dimension to qualify for a permitted use, then the property must be maintained as one zoning 
lot. Accordingly, since each of the 25’ wide by 125’ deep lots, which were platted in 1874, do not meet the minimum 
requirements for lot size as outlined in the R-3 district regulation, then they had to be maintained as one zoning lot. If they 
were sold off to separate owners and proposed for redevelopment, they would be required to consolidate through the 
subdivision process. Additionally, a variation would be necessary for the substandard lot sizes and widths for the two 
northernmost 50’ wide parcels that are now under separate ownership. 
 
Staff has surveyed 43 properties, including the subject property, and found that the median lot size of all lots analyzed is 
7,750 square feet (approximately) and the average lot size was a little over 8,000 square feet. Based on this preliminary 
analysis, the two proposed 50’ wide lots, each proposed at 6,250 square feet in size, are a little smaller than the average lot 
sizes in the vicinity. Therefore, staff believes the overall 175’ x 125’ property to be more appropriate for a two lot subdivision 
as opposed to the proposed three lot subdivision. Any potential subdivision has now been complicated since portions of the 
subject property have been sold to separate owners, which staff had not been aware of until this evening. However, the 
recommendation from the Staff Development Committee was for a two-lot subdivision on the subject property given the 
context of lot sizes in the vicinity. 
 
Any subdivision that moves forward will have front yard setbacks based on the average front yard setbacks that exist on the 
western portion of the block. An exhibit showing the existing setbacks on the frontage would be required in any Plan 
Commission application for subdivision. A Design Commission application will be required for any new homes proposed on 
the subject property, and a tree survey would also be required. Onsite detention is triggered when property is subdivided, 
however, subdivisions with less than four lots can typically omit onsite detention and pay a fee for that detention to be 
accommodated in the Village’s existing stormsewer system. No traffic or parking study would be required. The Staff 
Development Committee is generally supportive of a subdivision on the property, however, they felt that it would be most 
appropriate as a two-lot subdivision and not a three-lot subdivision. 
 
Commissioner Jensen asked if the existing house would need to be demolished under the Village scenario for a two-lot 
subdivision.  
 
Mr. Hubbard replied that the existing house would remain, but rather than being on a 50’ wide lot, it would be located on a 
100’ wide lot. Alternatively, it could be located on a 75’ wide lot if the property owner to the north wished to purchase from 
the petitioners the northernmost 25’ wide lot on the subject property. 
 
Commissioner Jensen asked if the property owner to the north was interested in purchasing the northernmost 25’ wide lot.  
 
Ms. Deligio stated that she had spoken with that property owner and he wanted to leave his lot as is.  
 
Commissioner Jensen asked about the existing house on the subject property.  
 
Ms. Deligio replied that she did not own the house and that it was currently rented out. There was a garage for that house, 
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which was located on her lot, and the owner of the home was renting the garage from her. She stated that she wanted to 
construct a house on both the 50’ wide vacant parcel that included the garage and the 75’ wide vacant parcel at the south 
of the subject property. They were currently building a home in Arlington Heights that was very similar to what would be 
proposed on the property. The existing garage would be demolished. 
 
Commissioner Cherwin asked when the properties were purchased. 
 
Ms. Deligio responded that the properties were purchased in December of 2018. 
 
Commissioner Cherwin asked if they were purchased from the individual who owns the existing home on the property.  
 
Ms. Deligio stated that the properties were purchased in an estate sale from the estate that owned the entire parcel. The 
gentleman that currently owns the house purchased that property in the estate sale, and the Deligio’s purchased the 
remaining portions on the north and south sides during the estate sale as well. 
 
Commissioner Cherwin clarified that the estate sold the lots with the home on it to one individual, and then estate also sold 
the remaining portion to the Deligio’s. 
 
Ms. Deligio said that this was correct. 
 
Commissioner Cherwin said he was a little surprised at how the property was sold, since typically a potential purchaser 
will ask for zoning entitlements to allow what they are proposing to build prior to purchasing a property. The way that the 
property was sold off, it requires certain variations that appear somewhat significant, and it was not certain that they’d be 
granted. 
 
Ms. Deligio stated that nothing came up from their attorney relative to the title. 
 
Commissioner Cherwin replied that it wasn’t so much of a title issue; it was more of a land use issue. 
 
Ms. Deligio stated that when they looked around the neighborhood, they saw many 50’ wide lots and so they did not feel 
that their proposal would be out of character for the neighborhood. 
 
Commissioner Cherwin said that part of the issue was that there was an existing home on the subject property, and that 
home appeared very close to the property lines. If a new home was built on the property to the north, it could crowd the area 
with two homes so close to each other. With the demolition of the garage on the northernmost property, a new garage would 
need to be constructed on the lot with the existing home. The 75’ wide lot to the south was less of an issue for him. He asked 
about the northern side yard setback of the existing house. 
 
Ms. Deligio stated that she did not know what that setback was, but there was an existing servicewalk that is located north 
of the house between the property line and the house. 
 
Mr. Hubbard responded that the existing home was setback approximately 17’ from the northern lot line and about 7’ from 
the southern lot line. 
 
Commissioner Cherwin stated that he was surprised to hear that portions of the larger 175’ wide lot had already been sold 
to two different owners. The R-3 district required a minimum lot width of 70’ and required a minimum lot size of about 2,000 
square feet greater than the lot size of the 50’ wide lots. 
 
Mr. Anderson reiterated that when the Deligio’s purchased the lots, they saw that there were several other 50’ wide lots in 
the neighborhood. 
 
Commissioner Jensen asked if it had been considered that many of the lot sizes were established in the 1870’s, which 
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sizes maybe did not make much sense today. 
 
Mr. Anderson stated that the petitioners had not purposely bought the lots in an effort to circumvent code, but that they had 
honestly thought that the proposed lot sizes were consistent with the developed lots in the vicinity and the character of the 
neighborhood. 
 
Commissioner Green asked if the subject property had been one taxed lot prior to being sold to separate owners. Or in 
other words, had one individual owned the entire 175’ wide lot prior to portions of it being purchased by separate owners. 
 
Mr. Hubbard confirmed that the entire 175’ wide lot had been owned by one entity for many years prior to the various 
portions being purchased by separate owners.  
 
Commissioner Green stated that the previous owner had sold off a portion of the overall lot, which portion included the 
house, to one individual, and the other portions to the Deligio’s, and now they were stuck with the substandard lot sizes. 
 
Mr. Anderson said that it appears everyone agrees with staff in that there is no issue with the proposed 75’ wide lot, it was 
the two 50’ parcels that were problematic. 
 
Commissioner Sigalos said that he had concerns with the variations that would allow such substandard lot widths and 
sizes. He understood the petitioner’s dilemma, but also understood that the codes for minimum lot size and lot width existed 
for a reason. 
 
Commissioner Green said that he was very familiar with the street on which the subject property was located. The proposed 
50’ wide lot would face existing 75’ wide lots across the street, which was very important to him as an architect. This was not 
a situation where 50’ lots would being facing other 50’ wide lots. He was not in favor of the proposed 50’ wide lot. There was 
a lengthy study several years ago relative to developability of substandard lots, which had a lot of Village involvement and 
resident participation. It was his perception that out of that process, the Plan Commission had moved away from granting 
variations to allow development of substandard 50’ wide lots. He suggested that the petitioner communicate with the owner 
of the parcel that included the home to see if there was interest to combine the two 50’ parcels together. He was in favor of 
the 75’ wide lot on the south but not the two 50’ wide lots on the north. 50’ wide lots would not be consistent with the existing 
75’ wide lots on the other side of Dunton. 
 
Commissioner Jensen asked if the Village was supportive of moving forward with the proposed 75’ wide lot on the south. 
 
Mr. Hubbard confirmed that the Village did not take issue with that proposed lot. 
 
Commissioner Jensen said that the Deligio’s would still be left with the 50’ lot on the north that they couldn’t do much with 
other than hope to sell to the person who owns the parcel with the existing house. 
 
Mr. Anderson said he appreciated the comment about the properties across the street. However, he pointed out that the 
two properties to the north of the proposed 50’ wide lot were each 50’ wide themselves. The two properties to the south of 
the proposed 75’ wide lot were also each 50’ in width. 
 
Commissioner Green replied that had he been around when those lots were developed, he would have been against those 
lot sizes too. He thought that just because something had been done in the past, if it was a poor policy in his opinion, it did 
not mean that that they should continue to do it. 
 
Commissioner Cherwin asked about the size of home that could be constructed on a 50’ x 125’ lot and what the setbacks 
would be. 
 
Commissioner Green replied that setbacks would be 10% of the lot width, so 5’ on each side. 
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Mr. Hubbard stated that the FAR regulations would limit the square footage of the home to somewhere around 3,000 square 
feet. 
 
Commissioner Cherwin stated that what is done is done, and that this was a tough situation with the portions of the overall 
lot already having been sold to separate owners. Moving forward, he cautioned the petitioner to make sure that the zoning 
entitlements would allow for the type of development that would be proposed. Given that the portions of the subject property 
had already been sold, he would be open to considering a variation for the 50’ wide lot, but he would not support any setback 
variations or variations to the bulk restrictions. 
 
Commissioner Jensen asked if under the Village’s recommendation, would the northern 50’ wide parcel stay 
undevelopable. 
 
Mr. Hubbard stated that the Village would prefer to see the 50’ wide parcel consolidated with the other 50’ wide parcel to 
the south. Alternatively 25’ of the 50’ wide parcel could be consolidated with the property to the south and the remaining 25’ 
parcel could be consolidated with the existing 50’ wide lot to the north. 
 
Commissioner Jensen stated that if both neighboring property owners were unwilling to purchase the lot, or a portion of 
the lot and consolidate, the Village’s recommendation would leave the property undevelopable and that was not a good 
solution. 
 
Mr. Hubbard stated that the Village only found out this evening that the portions of the overall property had already been 
purchased by separate owners. With this new information, he would need to bring this back to the Planning Department to 
see if this changes anything. When the Staff Development Committee evaluated this proposal, they were under the 
impression that the entire 175’ wide property was still under single ownership. The sale of portions of the property to separate 
owners was a violation of Village code, and he was not sure if the Village would be willing to change its recommendation 
since the Village was not at fault for creating a non-compliant situation. 
 
Commissioner Cherwin asked what size home was planned for the 50’ wide lot. 
 
Mr. Anderson stated that the home would be around 2,813 square feet. 
 
Commissioner Jensen advised that the petitioner reach back out to staff to sort out the situation. It might make sense to 
proceed with the 75’ wide lot consolidation at the south while the petitioner works with staff to determine how to proceed with 
the northern 50’ wide parcel. 
 
RECOMMENDATION 
The Conceptual Plan Review Committee advised the petitioner to proceed forward with their application for consolidation of 
the 75’ wide parcel and to work with staff to come to a resolution regarding the 50’ wide parcels.  
 

Bruce Green, Chair 
CONCEPTUAL PLAN REVIEW COMMITTEE 

Sam Hubbard, Recorder 



































710.9 (Ex)

Coordinate with Adjacent Property Owner

to Remove Encroaching Sidewalk and

 Relocate on Adjacent Property.

Coordinate with Adjacent Property Owner

to Relocate Sump Outlet onto Adjacent Property

712.0 (Ex)

713.0 (Ex)

713.5 (Ex)

712.0 (Ex)

711.1 (Ex)

710.4 (Ex)
710.8 (Ex)

GF 713.00

Replace Sidewalk after Utility

Construction, 5" PCC.  See

Village Detail on Sheet 3

38' - 6" PVC SDR26

Sanitary Service

@ 1.00% [Min.]

30' - 1.5" Type K

Copper Water Service (typ)

711.0

710.6
710.4

712.6

713.0

712.4

712.5 (Ex)

712.0

711.6

Proposed Residence

T/F = 713.7

(Note Building Footprint

is representative only

and may change at

building permit stage)

3
0

'
 
R

e
a

r
y

a
r
d

 
S

e
t
b

a
c

k
 
L

i
n

e

7.5' Sideyard Setback Line

7.5' Sideyard Setback Line

2
5

'
 
F

r
o

n
t
 
Y

a
r
d

 
S

e
t
b

a
c

k
 
L

i
n

e

Drop Siding As Necessary to not exceed 5:1 Sideyard Slope

(Depending on proposed house width - 12" drop typical)

713.0

713.0

713.0

710.9 (Ex)

710.8

712.0

LOT  1

N
 
0

0
°
 
1

4
'
 
4

5
"
 
W

 
 
 
7

5
.
0

0
'

S 89° 46' 58" E   125.26'

N 89° 46' 58" W   125.20'

S
 
0

0
°
 
1

2
'
 
0

0
"
 
E

 
 
 
7

5
.
0

0
'

Tree

Protection

(typ)

1
0

'

712.5

712.6 (Ex.)

712.3 (Ex.)

712.8

Garage

Note:  May be

Detached Garage

during building

permit submittal

710.3 (Ex)

710.15

710.10

Regrade Parkway

to create Drainage

Route as shown

C 710.0 (Ex)

Patch Pavement to Village

Standards Following

Construction

711.5

713.0

712.2

711.8

7
1
1

7
1
1

7
1
1

7
1
2

7
1
2

712

7

1

3

7

1

2

7

1

3

Scale:

NORTH
0

1" = 

5 10

10'

P:\2019\19120\Drawings\Final Engineering\19120-Final Eng Subdivision.dwg

10
0 

Ea
st

 S
ta

te
 P

ar
kw

ay
,  

Sc
ha

um
bu

rg
, I

L 
60

17
3 

   
 T

el
: 8

47
.3

94
.6

60
0 

 F
ax

: 8
47

.3
94

.6
60

8

w
w

w
.h

ae
ge

re
ng

in
ee

rin
g.

co
m

Re
vi

si
on

D
at

e
N

o.

File Name:
 Jan 21, 2020 - 11:06am mike-aPlot Date: Plotted By:

Project Manager:

Engineer:

Sheet

Date:

C
 2

02
0 

H
ae

ge
r 

En
gi

ne
er

in
g,

 L
LC

Project No.

c
o
n
s
u
lt

in
g

 e
n
g

in
e
e
rs

HA
EG

ER
 EN

GI
NE

ER
IN

G
la

n
d

 s
u
rv

e
y
o
rs

Ill
in

oi
s 

Pr
of

es
si

on
al

 D
es

ig
n 

Fi
rm

 L
ic

en
se

 N
o.

 1
84

-0
03

15
2

SI
TE

 E
N

G
IN

EE
R
IN

G
 P

LA
N

FO
R
 L

O
T 

C
O

N
SO

LI
D

A
TI

O
N

M
A

ST
ER

C
R
A

FT
 B

U
IL

D
ER

S
SU

BD
IV

IS
IO

N
A

RL
IN

G
TO

N
 H

EI
G

H
TS

MLA

MLA

12.20.2019

19-120

1
3

1
01

.1
5.

20
20

pe
r 

Vi
lla

ge
 R

ev
ie

w

2
01

.2
1.

20
20

Re
vi

se
d 

G
ar

ag
e 

Lo
ca

tio
n

P.I.N. No. 03-29-115-020

VICINITY MAP
Not To Scale

N

SITE  LOCATION

VINE            ST

HAWTHORNE            ST

H
I
G

H
L
A

N
D

 
 
 
 
 
 
 
 
 
 
 
 
A

V
E

C
H

E
S

T
N

U
T

 
 
 
 
 
 
 
 
 
 
 
 
A

V
E

D
U

N
T

O
N

 
 
 
 
 
 
 
 
 
 
 
 
A

V
E

A
R

L
I
N

G
T

O
N

 
 
 
 
 
 
 
 
 
 
 
 
H

E
I
G

H
T

S
 
 
 
 
 
 
 
 
 
 
 
 
R

D

P
I
N

E
 
 
 
 
 
 
 
 
 
 
 
 
A

V
E

EUCLID            AVE

V
A

I
L
 
 
 
 
 
 
 
 
 
 
 
 
A

V
E

E
V

E
R

G
R

E
E

N
 
 
 
 
 
 
 
 
 
 
 
 
A

V
E

03-29-115-022
03-29-115-021

Record

On Line

Benchmark

CP # 602 (see survey)

Description:  Mag Nail

Elevation:  709.42         NAVD  88  (Geoid 12A)

CP # 600

Description:  Cross Notch on Fire Hydrant Bolt

Elevation:  712.66       NAVD  88  (Geoid 12A)

LEGEND

Utility Pole

Coniferous Tree

Pavement Elevation

Sidewalk Elevation

Ground Elevation

Deciduous Tree

Contour Line

Curb & Gutter

Curb Elevation and

Sign

Fence

Light Pole

Combined Sewer

Overhead Utility Line

Pavement Elevation

Gas Meter

GM

Atlas Water Main

Know what's below.
before you dig.Call

R

Public Works Notes:

The Water Meter Unit of Public Works will install the 1.0" water meter.  The

cost of the water meeter will be part of the install fees incurred on the permit.

Water meter installations to be coordinated with Mike Giles at 847-368-5810.

All sidewalk panels are to be returned to satisfactory condition at the

completion of construction.  Any wells that do not pitch towards street shall

be replaced during construction.
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Planning & Community 
Development Dept. Review  
January 8, 2020 

 

REVIEW ROUND 1 

Project: 710 N. Dunton Ave. 

Proposed Subdivision (Lot Consolidation) 

Case Number: PC 19-014 

General: 
 

7. The following approvals have been requested: 
a. Preliminary & Final Plat of Subdivision to consolidate three lots into one lot. 

 
8. Please note that the Final Plat, as approved by the Engineering Dept., must be printed on mylar and submitted to 

the Village, with signatures obtained from all parties except those to be coordinated by the Village, no less than 
one week prior to the tentative Feb. 26th Plan Commission hearing date. If this requirement cannot be met, you can 
proceed with Preliminary Plat approval, with Final Plat approval obtained at a future date (i.e. a separate Plan 
Commission meeting would be needed). Please note that no public notice is required for Final Plat of Subdivision 
approval. Should you end up proceeding with Preliminary Plat approval only, an electronic copy of the Plat which 
reads “Preliminary” will be required one week prior to the Plan Commission hearing. 

 
9. Please note that payment of all applicable engineering fees and the provision of all surety bonds, public 

improvement deposits, and maintenance guarantees must be provided one week prior to appearing before the 
Village Board for Final Plat approval.  
 

10. Please confirm that the proposed subdivision will not have any CCR’s. If CCR’s are proposed, please provide a 
draft of the proposed CCR’s. 

 
11. The Wheeling Township Assessor’s office is in the process of compiling a list of all PIN #’s of property within 250’ 

of the subject property. This list will be provided to you under separate cover and you must use the method as 
described by the township office to look up the property owner information for each of the PIN’s on the list. 
Please note that the public notification letter must go to the taxpayer of record of each PIN, and not to the actual 
property address of the PIN. Please provide a draft of the notification letter to me at your convenience (see 
zoning application for a template to follow for said letter). 
 

12. Please note that a Design Commission application will be required for any proposed home on the newly 
consolidated lot. 
 

13. Impact fees will be due in accordance with Chapter 29 at time of permit issuance for any new home the proposed 
consolidated lot. 
 

14. Please make sure all revised plans are labeled with a revision date. 
 

Final Plat of Subdivision: 
 
15. The required minimum side yard setbacks for are 10% of the lot width. Please revise the Final Plat document and 

engineering plans to reflect the required 7.5’ side yard setback. 
 

16. The County Clerk certificate contains a spelling error (“conxolidated”). 



7 
 

 
17. The Deed of Dedication is missing. Please see Chapter 29 of the Municipal Code, section 29-217a. Paragraphs 2 

and 3 from the deed of dedication can be omitted since no CCR’s are proposed. 
 

 

 

 

  

Prepared by: ____________________________ 

 

 

 





.                          
 
 

     consulting engineers     ∙     land surveyors 
 

 
www.haegerengineering.com 

 

      HAEGER ENGINEERING 
 

100 East State Parkway 
Schaumburg, Illinois 60173-4546 

tel: 847.394.6600 
fax: 847.394.6608 

 
 

January 17, 2020 
 
 
Sam Hubbard 
Department Planner 
Village of Arlington Heights 
33 S. Arlington Heights Road 
Arlington Heights, IL  60005 
shubbard@vah.com 
 
 
Re: Mastercraft Builders Subdivision 
 710 N. Dunton Ave 
 Response to Review Comments 
 HE Project No:  19-120 
  
 
In response to review comments received from Village staff dated January 13, 2020, we have revised the 
documents listed below and resubmit them to you for review and approval. 
 

• Final Plat of Subdivision 
• Site Engineering Plan for Lot Consolidation 

 
A written disposition to all comments from the above referenced letters is included below. The original review 
comments are shown in italics, with our responses immediately below in bold text. 
 
 
Public Works Comments 
 

1. Ensure at least 10’ horizontal separation and 18” vertical separation between the proposed sanitary 
service and water service. 
Acknowledged; a dimension has been shown indicating the service separation.  We note that this plan 
is not being submitted for permit, a separate engineering plan will be provided showing the actual 
building and service configuration when the building permit application is ready. 
 

2. The sump pump will not be allowed to connect to the combined sewer.  It must discharge overland.  
Please review sump detail from Haeger Engineering plans page 2 of 3. 
This detail has been eliminated as requested. 
 

3. The Water Meter Unit of Public Works will install the 1.0” water meter.  The cost of the water meter will be 
part of the install fees incurred on the permit.  Please coordinate the installation with Mike Giles at 847-
368-5810. 
Acknowledged; this note has been added to the plan. 
 

4. Ensure that all sidewalks are retuned to satisfactory condition at the completion of construction.  Replace 
any wells that do not have positive drainage during construction. 
Acknowledged; this note has been added to the plan. 
 

5. Top of foundation elevations for property to north and south is needed to determine new construction 
elevation. 
These elevations have been added to the plan. 
 
 
 

mailto:shubbard@vah.com


Mastercraft Builders Subdivision – 910 N. Dunton Ave January 17, 2020 
Resubmittal to Review Comments 

 Haeger Engineering Page 2 of 2 

Engineering Dept Comments – Final Plat of Resubdivision 
 

15. Provide full legal description. 
The full legal description of the existing property is contained within the Surveyor’s Certificate. 

 
16. Provide utility signature blocks. 

These signature blocks have been added to the plat. 
 

17. The plat was reviewed against the attached Final Plat of Subdivision Checklist.  Use the checklist to 
complete the following items: 

a. n. Deed of Dedication 
b. o. Revised Director of Engineering to “Village Engineer” 
c. t. A block stating “Send Tax Bill To:”. 

These items have been added or incorporated into the revised Plat. 
 

 
Planning Department Comments – Final Plat of Subdivision 
 

15. The required minimum side yard setbacks are 10% of the lot width.  Please revise the Final Plat 
document and engineering plans to reflect the required 7.5’ side yard setback. 
These corrections have been made to the Plat and Engineering Plan. 
 

16. The County Clerk certificate contains a spelling error (“conxolidated”).. 
This correction has been made to the Plat. 
 

17. The Deed of Dedication is missing.  Please see Chapter 29 of the Municipal Code.  Paragraphs 2 and 3 
from the deed of dedication can be omitted since no CCR’s are proposed.. 
This has been incorporated into the owner’s signature block. 
 
 

 
This concludes our resubmittal. Should you require further information or have any questions, please do not 
hesitate to give us a call. 
 
Sincerely, 
 

HAEGER ENGINEERING, LLC 
 
 
 
Mike Anderson, P.E., LEED AP 
Vice-President 
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Planning & Community 
Development Dept. Review  
January 31, 2020 

 

REVIEW ROUND 2 

Project: 710 N. Dunton Ave. 

Proposed Subdivision (Lot Consolidation) 

Case Number: PC 19-014 

General: 
 

18. All comments have been addressed. You are cleared to print the plat on mylar and begin gathering signatures.  

 

 

 

  

Prepared by: ____________________________ 

 

 

 



Plan Commission
2/26/2020

Item: Shirley Ryan Ability Lab - 3215 N. Wilke Rd. - PC#20-003

Department: Planning & Community Development

Requested Action:
1. Land Use Variation to allow a Physical Rehabilitation Center within the M-1

Zoning District.

Variations Required:
1. Variation from Chapter 28 of the Municipal Code, Section 10.4, to reduce the

required  number of off-street parking spaces from 370 to 361 spaces.
2.  Variation from Chapter 28 of the Municipal Code, Section 6.12-1(2)b, to waive

the requirement for a traffic and parking study by a certified traffic engineer.
3.  Variation from Chapter 28 of the Municipal Code, Section 6.5-7b, to allow an

accessory structure to be 1,250 square feet where code limits the maximum size
to 300 square feet.

4.  Variation from Chapter 28 of the Municipal Code, Section 6.5-6, to allow an
accessory structure to be 16.6’ tall where code limits the maximum height to 15’.

Recommendation:
The Staff Development Committee (SDC) reviewed the proposed Land Use
Variation for a Physical Rehabilitation Center in the M-1 District, and the
following variations from Chapter 28 of the Municipal Code:
 

1. Variation to Section 10.4, to reduce the number of required parking spaces
from 370 to 361.

2. Variation to Section 6.12-1(2)b, to waive the requirement for a traffic study
by a certified traffic engineer.

3. Variation to Section 6.5-7b, to allow an accessory structure to be 1,250
square feet where code limits the maximum size to 300 square feet.

4. Variation to Section 6.5-6, to allow an accessory structure to be 16.6’ tall
where code limits the maximum height to 15’.

 
The SDC recommends approval of the application subject to the following
conditions:

1. The petitioner shall work with the landlord to ensure that the ends of all



parking rows contain a 4-inch caliper shade tree when weather permits the
planting of trees. The installation of all code required shade trees within the
existing landscape islands on the subject property must occur within 8
months of land use variation approval.

2. The petitioner shall install the 4 required bicycle parking spaces associated
with their use, and the Village shall work with the property owner to install
the remaining 15 required bicycle parking spaces.

3. The petitioner shall comply with all Federal, State, and Village Codes,
Regulations, and Policies.

ATTACHMENTS:
Description Type
Staff Report Report
Public Notice Exhibits
Aerial Exhibits
Conceptual Plan Review Minutes Minutes
Project Narrative Exhibits
Justification for Variations Exhibits
Site Plan - Existing Exhibits
Site Plan - Canopy Exhibits
Canopy Rendering Exhibits
Canopy Details Exhibits
Floor Plan Exhibits
Landscape Plan Exhibits
Parking Study Exhibits
Dept. Comments - Round 1 Exhibits
Dept. Comments - Round 1 Petitioner
Response Exhibits

Dept. Comments - Round 2 Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 
 

Direction Existing Zoning Existing Use Comprehensive Plan 

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

Flex Office/Industrial building R&D, Mfg. and Warehousing 

South M-1: Research, Development, and 
Light Manufacturing District 

Multi-building office complex R&D, Mfg. and Warehousing 

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

Flex Office/Industrial building R&D, Mfg. and Warehousing 

West - Village of Palatine - 

To: Plan Commission 
Prepared By: Sam Hubbard, Development Planner 
Meeting Date: February 26, 2020 
Date Prepared: February 21, 2020 

Project File Number: PC #20-003 
Project Title: Shirley Ryan Ability Lab LUV 
Location: 3201-3231 N. Wilke Road 
PIN: 03-07-100-007 

Petitioner: Rehabilitation Institute of Chicago 
d/b/a Shirley Ryan Ability Lab 

Address: 355 E. Erie St.  
 Chicago, IL 60611 

Existing Zoning: M-1: Research, Development, and 
Light Manufacturing District 
Comprehensive Plan: R&D, Mfg. and Warehousing 

Variations Required: 
1. Variation from Chapter 28 of the Municipal Code, Section 10.4, to reduce the required  number of off-

street parking spaces from 370 to 361 spaces.  
2. Variation from Chapter 28 of the Municipal Code, Section 6.12-1(2)b, to waive the requirement for a traffic 

and parking study by a certified traffic engineer. 
3. Variation from Chapter 28 of the Municipal Code, Section 6.5-7b, to allow an accessory structure to be 

1,250 square feet where code limits the maximum size to 300 square feet.  
4. Variation from Chapter 28 of the Municipal Code, Section 6.5-6, to allow an accessory structure to be 16.6’ 

tall where code limits the maximum height to 15’.  

 

SURROUNDING LAND USES 

Requested Action: 
1. Land Use Variation to allow a Physical Rehabilitation Center within the M-1 Zoning District. 
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Project Background: 
The subject property is a five building multi-tenant office complex at 3201-3231 North Wilke Road, which 
is located on approximately 7.96 acres of land and consists of approximately 103,743 square feet of floor 
area. The petitioner, Shirley Ryan Ability Lab, has signed a lease for 14,786 square feet of space within a 
vacant unit at the southeast corner of the development (3215 North Wilke Road).  The Ability Lab provides 
day rehabilitation services for individuals who no longer need hospitalization but still require intensive, 
coordinated rehabilitation care (i.e. victims of a stroke, brain/spinal injury, car accident, etc.) in order to 
get back to normal independent living. Their hours of operation are 7:30am to 5:00pm Monday through 
Friday and their offices are closed over the weekend. Approximately 12,125 square feet of the tenant space 
would be built-out and occupied upon zoning approval, with the remaining 2,661 square feet to be leased 
but unoccupied until an expansion is warranted. At peak occupancy of the entire space, the petitioner 
anticipates at total of 20 employees. 
 
On average, the facility will treat a total of 44 patients a day; 22 in the morning and 22 in the afternoon. 
Due to the extent of their injuries, about 75% of the patients will be transported to the site in medivans, 
which will drop the patients off, leave the site, and return when the patients are ready for pickup. The 
remaining 25% will drive themselves. Morning rehabilitation services begin around 8:30am and conclude 
at 11:30am. Afternoon rehabilitation services begin around noon and conclude at 3:00pm.  
 
Access to the site comes from two full access, non-signalized ingress/egress points along Wilke Road. To 
shelter individuals with accessibility limitations from inclement weather, the petitioner has proposed a 
canopy over the main entrance to their unit, which would involve the removal of 12 parking spaces on the 
site and create a dedicated drop-off/pick-up zone for the medivans. 
 
Zoning and Comprehensive Plan 
The subject property is zoned M-1, Research, Development, and Light Manufacturing District. The proposed 
use is classified as a physical rehabilitation facility, which is neither a permitted nor special use within the 
M-1 District; therefore, a Land Use Variation is required. The petitioner has provided a written response to 
each of the four hardship criteria necessary for land use variation approval, which criteria have been 
included below for reference: 
 

 The proposed use will not alter the essential character of the locality and will be compatible with 
existing uses and zoning of nearby property. 

 The plight of the owner is due to unique circumstances, which may include the length of time the 
subject property has been vacant as zoned. 

 The proposed variation is in harmony with the spirit and intent of this Chapter. 
 The variance requested is the minimum variance necessary to allow reasonable use of the 

property. 
 
Staff concurs with the petitioner that the approval criteria have been met for the land use variation and 
notes the following; 1) the most comparable use within the zoning code is a “medical office” use, which is 
a permitted use in the M-1 District, 2) the unique subset of the population to which the Ability Lab serves 
allows the facility to thrive without needing visibility on a high traffic arterial, and 3) the services provided 
within the facility are necessary for the public convenience in that the clients have mobility challenges. 
 
The Comprehensive Plan classifies this property as appropriate for “Research, Development, and 
Manufacturing” uses. As the proposed use is most similar to a medical office use, which is a permitted use 
within the M-1 District, the use is compatible with the Comprehensive Plan designation. 
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Building, Site and Landscaping: 
Other than the proposed canopy over the building entrance (and associated changes to the parking spaces 
and landscape islands), the petitioner is not proposing any changes to the site or building. As the entrance 
canopy will not be attached to the building, it is classified as an accessory structure, which structures are 
limited to 300 square feet in size and 15 feet in height. At approximately 1,250 square feet in size and 16.6 
feet in height, the proposed canopy requires variations to the height and size restrictions governing 
accessory structures. The petitioner has provided a written response to necessary approval criteria as 
identified above, and their response is within the Plan Commission packet. Staff is supportive of these 
variations as the structure could easily be connected to the building, which would eliminate the need for 
said variations. Additionally, the canopy is well designed to match the existing architecture of the building 
and will not encroach on the required setbacks for the principal structure.  
 
No appearance before the Design Commission shall be required for the canopy. However, the placement 
of the canopy will alter the existing parking in front of the site, which requires the installation of landscape 
islands on either side of the structure. The petitioner has provided a landscape plan outlining the size and 
species of the proposed plantings within these islands. As part of the Plan Commission review process, staff 
has inspected all of the existing onsite plantings within the complex and noted that certain shade trees 
within the parking lot islands are missing. The petitioner has stated that they will work with the landlord to 
ensure that the ends of all parking rows contain a 4-inch caliper shade tree when weather permits the 
planting of trees. Staff recommends a condition of approval that requires the installation of all code 
required shade trees within the existing landscape islands on the subject property within 8 months of land 
use variation approval. 
 

Parking, Traffic, and Circulation: 
Per Chapter 28, Section 6.12-1(2)a, the petitioner is required to provide a traffic and parking study by a 
certified traffic engineer that assesses access (location, design, and Level of Service), on-site circulation, 
trip generation and distribution, parking, and impacts to public streets. Relative to this requirement, the 
petitioner has requested the following variation: 
 

 A Variation from Chapter 28, Section 6.12-1, to waive the requirement for a traffic study prepared 
by a qualified professional engineer. 

 
Since many of the patients will carpool in shared medivans, and since only 44 patients are expected to be 
seen on average each day, the expected traffic generation from this use will be minimal in comparison to 
a traditional doctor’s office. Additionally, since rehabilitation services take around three hours (as opposed 
to hourly for a standard doctors office), there are only two waves of patients arriving daily. There will not 
be multiple waves of patients arriving throughout the day. Staff is supportive of the variation to waive the 
formal traffic study. 
 
The petitioner has provided a parking study from a qualified professional engineer. Relative to parking, the 
proposed use is classified as a “medical office”, which requires one parking space per 200 square feet of 
floor area. Based on the other tenants within the complex, a total of 370 parking spaces are required. Given 
the removal of 12 spaces to accommodate for the canopy, as well as restriping to accommodate additional 
handicap accessible spaces required by the Illinois Accessibility Code, the subject property will provide a 
total of 361 parking spaces after said modifications. The following variation is therefore required: 
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 Variation from Chapter 28 of the Municipal Code, Section 10.4, to reduce the number of required 
parking spaces on the subject property from 370 to 361.  

 
A summary of the parking calculations for the subject property is shown below. 
 

Address Tenant Use 
Square 

Feet Parking Ratio 
Parking 

Required 
Parking 

Provided 

3215 N. Wilke Ability Lab Medical Office 14,796  1 per 200 Sq. Ft. 74  
361 

3201-3209 & 3219-3231 N. Wilke Multiple Tenants  Business Office 88,957 1 per 300 Sq. Ft. 296  

TOTAL SQUARE FOOTAGE  103,743  
PARKING 

TOTALS 370  361 

OVERALL SURPLUS / (DEFICIT) -9 

 
In order to justify this variation, the petitioner hired Kenig, Lindgren, O’Hara, Alboona, Inc (KLOA) to survey 
the parking lot over four weekdays. Peak occupancy of the office center parking lot was observed to be 245 
spaces occupied out of the 376 available spaces on the site, accounting for a peak of 65% parking 
occupancy.  Given the expected traffic for the Ability Lab, which is low given the extent of car-pooling, the 
onsite parking supply will be sufficient to accommodate for peak demand, which is estimated at 286 spaces 
(76% parking occupancy). Staff concurs that the existing parking should be adequate to cover expected 
demand. 
 
The proposed use will require additional parking per code, which triggers the entire subject property to 
comply with the bicycle parking regulations. The number of existing bike parking spaces on the site is  
unknown, however, per code 19 bike parking spaces are required. The petitioner’s project accounts for 4 
out of the 19 total spaces required, which 4 spaces they must install at time of occupancy. The Village will 
work separately with the landlord to ensure that the remaining 15 spaces are installed on the site, which 
will bring everything into compliance with current bicycle parking codes. A condition of approval 
recommending such has been outlined below. 
 
RECOMMENDATION 
The Staff Development Committee (SDC) reviewed the proposed Land Use Variation for a Physical 
Rehabilitation Center in the M-1 District, and the following variations from Chapter 28 of the Municipal 
Code: 
 

1. Variation to Section 10.4, to reduce the number of required parking spaces from 370 to 361.  
2. Variation to Section 6.12-1(2)b, to waive the requirement for a traffic study by a certified traffic 

engineer. 
3. Variation to Section 6.5-7b, to allow an accessory structure to be 1,250 square feet where code 

limits the maximum size to 300 square feet.  
4. Variation to Section 6.5-6, to allow an accessory structure to be 16.6’ tall where code limits the 

maximum height to 15’. 
 
The SDC recommends approval of the application subject to the following conditions: 
 
1. The petitioner shall work with the landlord to ensure that the ends of all parking rows contain a 4-inch 

caliper shade tree when weather permits the planting of trees. The installation of all code required 
shade trees within the existing landscape islands on the subject property must occur within 8 months 
of land use variation approval. 
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2. The petitioner shall install the 4 required bicycle parking spaces associated with their use, and the 
Village shall work with the property owner to install the remaining 15 required bicycle parking spaces.  

3. The petitioner shall comply with all Federal, State, and Village Codes, Regulations, and Policies. 
 
 
________________________________________ February 21, 2020 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
 PC #20-003 
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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 ON:  October 23, 2019 

Project Title: Shirley Ryan Ability Lab LUV 

Project Address: 3201-3231 N. Wilke Rd. 
  
Petitioner: Kathleen Duncan 
 Ackerman LLP 
Address: 71 South Wacker Drive, 46th Floor 
 Chicago, IL 60606 
 
Requested Action: 

1. Land Use Variation to allow a Physical Rehabilitation Center within the M-1 Zoning District. 
 
Variations Required:  

 Variation from Chapter 28 of the Municipal Code, Section 10.4, to reduce the number of required parking spaces 
on the subject property from 374 to 350.  

 Variation from Chapter 28 of the Municipal Code, Section 6.12-1(2)b, to waive the requirement for a traffic and 
parking study by a certified traffic engineer. 

 Variation from Chapter 28 of the Municipal Code, Section 6.5-7b, to allow an accessory structure to be 1,250 
square feet where code limits the maximum size to 300 square feet.  

 Variation from Chapter 28 of the Municipal Code, Section 6.5-6, to allow an accessory structure to be 16.6’ tall 
where code limits the maximum height to 15’.  

 Additional variations may be identified upon submittal of detailed plans. 
 
Attendees:  Kate Duncan, Petitioner 

Jean Vander Sanden, Shirley Ryan Ability Lab 
Laurie Tenzer, Shirley Ryan Ability Lab 
Todd Eicken, Cannon Design 

   Lynn Jensen, Plan Commissioner 
Jay Cherwin, Plan Commissioner 

   Bruce Green, Plan Commissioner 
Sam Hubbard, Development Planner 
 

 

Project Summary: 
The subject property is a five building multi-tenant office complex at 3201-3231 North Wilke Road, which is located on 
approximately 7.96 acres of land and consists of approximately 104,684 square feet of floor area. The petitioner, Shirley 
Ryan Ability Lab, has signed a lease for 14,131 square feet of space within a vacant unit at the southeast corner of the 
development (3215 North Wilke Road).  The Ability Lab provides day rehabilitation services for individuals who no longer 
need hospitalization but still require intensive, coordinated rehabilitation care (i.e. victims of a stroke, brain/spinal injury, car 
accident, etc.) in order to get back to normal independent living. Their hours of operation are 7:30am to 5:00pm Monday 
through Friday and their offices are closed over the weekend. Approximately 10,786 square feet of the tenant space would 
be built-out and occupied upon zoning approval, with the remaining 2,661 square feet to be leased but unoccupied until an 
expansion is warranted. At peak occupancy of the entire space, the petitioner anticipates at total of 20 employees. 
 
Access to the site comes from two full access, non-signalized ingress/egress points along Wilke Road. To shelter 
individuals with accessibility limitations from inclement weather, the petitioner has proposed a canopy over the main 
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entrance to their unit, which would involve the removal of 13 parking spaces on the site and create a dedicated drop-
off/pick-up zone for the medivans. 
 
Meeting Discussion: 
Ms. Duncan provided further detail on the responsibilities of each person on the development team. She explained that the 
petitioner was seeking to operate the space at 3215 N. Wilke Road as a physical rehabilitation center, which required certain 
zoning approvals. Although medical offices were a permitted use within the M-1 Zoning District, physical rehabilitation centers 
were not, and a therefore a land use variation was required. A reduction in the code required parking was also being sought, 
as well as a variation to waive the formal traffic study and variations to allow for a proposed canopy at the front entrance to 
the subject unit. The canopy was considered an accessory structure, and due to the size and height of the canopy, it needs 
relief from the accessory structure regulations. 
 
Commissioner Green said that from his architectural perspective, it made sense not to connect the canopy to the building 
and to construct the structure as an independent accessory structure. 
 
Ms. Duncan stated that they believed they would be able to meet all of the approval criteria for each variation requested.  
 
Ms. Vander Sanden outlined how operations at Shirley Ryan Ability Lab (SRAlab) would occur on a standard day, which 
operations were unique in comparison to a standard rehabilitation facility. The Arlington Heights location would allow SRAlab 
to relocate day rehabilitation service into the community, which services currently occur in their Wheeling facility. SRAlab 
provides physical therapy, occupational therapy, speech therapy, and physician and nursing support to individuals who have 
had some type of catastrophic neurological injury, such as a stroke, spinal injury, or had been in a bad car accident. As such, 
they treat a very specific subset of the population that need a very in depth and comprehensive therapy program. Many of 
their patients have just left the hospital, and due to the nature of their injuries, many are not able to drive themselves to 
therapy. As part of their program they provide transportation to and from the homes of their patients. A typical physical 
therapy session is three hours, although some patients stay for up to six hours. They facility is only open Monday through 
Friday. 
 
SRAlab does not provide a typical ambulatory physical therapy session of 45 minutes, and given the longer therapy times 
needed by their patients, they don’t see a continuous flow of cars through the site. There are usually only two waves of 
patients arriving and leaving the site; the first wave arrives at 8:30am and departs around 11:30am, and the second wave 
arrives at noon and then leaves around 3:00pm. There are four other SRAlabs around the Chicagoland area and they all 
function with the same structure as would occur in Arlington Heights. Each wave will include about three to five vans 
transporting two to four patients each, and approximately 22 patients are seen during the morning and 22 during the 
afternoon. There would be approximately 20 employees. 
 
Mr. Eicken provided background on the building, explaining that the particular unit under lease by SRAlab was located at 
the rear of the subject property and was in the southeast corner of the complex. The subject property circulation was oriented 
so that medivans could arrive at the site, loop around to the rear to drop-off/pick-up patients, then continue around the 
building to circle back to the front where they would exit the site. 
 
In order to facilitate the construction of the canopy, which would involve the removal of certain parking spaces, they would 
be adding two parking lot landscape islands that would define the drop-off area. The drop-off canopy would be about 50 feet 
by 25 feet, which would provide enough space for two vans underneath. The canopy structure would be independent of the 
building and would be designed to drain water back to the roof of the building. Clearance underneath would be 13.5 feet and 
it would be large enough for any emergency vehicle to pass below. The materials of the canopy would be designed to match 
the existing building. The interior of the building would be an open “gym” style space with treadmills, mat space, and 
associated equipment for rehabilitation services. The entrance is designed to be wider than a typical office building entrance 
since several patients arrive and leave at the same time. 
 
Mr. Hubbard stated that the subject property was zoned M-1, which is a research, development, and light manufacturing 
district. Physical rehabilitation facilities are not classified as a permitted or special use within the M-1 district, therefore they 
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are prohibited from locating within the district and a land use variations is required for SRAlab. As part of this approval 
process, the petitioner will need to demonstrate conformance to the four criteria necessary for variation approval. The 
Comprehensive Plan designates the property as appropriate for research and development, warehousing, and 
manufacturing, which is consistent with the current M-1 zoning on the property. Since the proposed use is most similar to a 
medical office, and because medical offices are a permitted use in the M-1 District, the proposed use was compatible with 
the Comprehensive Plan.  
 
The proposed entrance canopy would require certain variations relative to size and height, and staff was generally supportive 
of these variations as they recognized a need for the canopy based on the clientele of SRAlabs. The primary item to evaluate 
on this application relates to parking, and the petitioner is requesting a variation to waive the formal traffic and parking study 
requirement. Based on the proposed use and reduction in parking, a parking variation is required. Specifically, 374 parking 
spaces are required and 350 will be provided, which results in a deficit of 24 parking spaces. Given the business model 
where patients carpool in medivans and then the medivans drop off the patients, leave, and will not park on the site, staff 
does not believe that the proposed use will generate a high parking demand. However, being that there will be a deficit 
relative to code requirements, staff would like the petitioner to survey the existing parking lot usage to provide a baseline for 
existing parking demand. Staff will then evaluate if the proposed reduction in parking will become problematic by adding the 
anticipated peak parking demand to the existing peak parking demand occurring on the subject property. 
 
As part of the Plan Commission review process, staff will inspect the site to ensure that all site landscaping is up to code and 
that there is no dead or missing landscaping on the site. If there are deficiencies, the onsite landscaping will need to be 
brought up to code requirements as part of the land use variation approval process. Bike parking will be required, and the 
entire site must be brought up to current code requirements for bike parking since the proposed use results in an increase 
in code required parking, which is what triggers the need to comply with the bike parking regulations. The petitioner will need 
to provide staff with details on any existing bike parking spaces within the complex, and if it is determined that there is a 
deficit of bike parking relative to code requirements, the petitioner would be responsible for installing the required bike racks 
or they can negotiate that with the landlord. Staff is generally supportive of this application subject to resolution of the items 
as outlined in the staff report. 
 
Commissioner Jensen said he wanted to disclose that his wife was a client at the SRAlab in Elk Grove Village, and he 
thought that they operated an excellent program. He asked for clarification as to whether the Wheeling facility would close 
upon completion of the facility in Arlington Heights should it be approved. 
 
Ms. Vander Sanden confirmed that the Wheeling facility would close if they were able to open a facility in Arlington Heights.  
 
Commissioner Jensen said that he dropped his wife off and picked her up when she was done, so he recognized that the 
patients would not generate a high parking demand. However, the parking study would still be helpful to have, although he 
thought that parking would not be an issue. He stated that he did not think the bike parking should be required in this instance 
since the clients, given the nature of their injuries, would not be biking to the facility, and it was unlikely that the employees 
would either. He encouraged the petitioner to request a variation to the bicycle parking requirements if they thought that the 
bike parking spaces would not be utilized by the business. He was supportive of the use in this location and had yet to 
determine if he needed to recuse himself from the Plan Commission public hearing given that his wife was a SRAlab client. 
 
Commissioner Cherwin stated that he would also be supportive of a waiver of the bike parking requirement for this 
application. He stated that this was a great project and he was totally supportive of it and he did not think that parking would 
be an issue given the aforementioned reasons expressed by others. He asked about emergency exiting and whether, given 
the clientele of SRAlab, they would need something beyond the standard emergency egress that was currently provided 
within the office building. 
 
Ms. Vander Sanden explained that the existing building had more egress points than was required by code 
 
Mr. Eicken speculated that the particular unit that SRAlab would be leasing was set up for use by three separate tenants 
and so it had three times the emergency egress points. Based on his analysis, they were well within the code requirements 
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for egress and exiting distances. 
 
Commissioner Cherwin reiterated that he believed this was a good project and could not foresee a reason that he would 
be against it. 
 
Commissioner Green stated that he would also be supportive of a bicycle parking variation. He thought it was a great 
project and would like to see this business come to Arlington Heights. He agreed with staff and thought that parking should 
not be an issue and he encouraged the petitioner to move forward. 
 
RECOMMENDATION 
The Conceptual Plan Review Committee advised the petitioner to proceed forward with their application.  
 

Bruce Green, Chair 
CONCEPTUAL PLAN REVIEW COMMITTEE 

Sam Hubbard, Recorder 
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Ball Dia. + 24"

Note:  The root collar/flair shall be 0 to 1 inch above

ground level and not planted under ground level.

Note that the root collar is typically 1 to 3 inches

below top of root ball.  No synthetic burlap will be

accepted.

DECIDUOUS TREE PLANTING
1/4" = 1'-0"

Do not cut leader.

Tree wrap as required.  See specs.

4" Layer of mulch. 3' Dia. Mulch ring.

Top of root ball shall be 3" above

finish grade before backfilling.

Remove burlap & rope from top

 

1

3

 of ball.

4" Soil saucer around tree

Existing grade.

Planting mixture.  See specs.

6" Compacted planting mixture.

Loosen hardpan (24" min.)

1
32 9343.33-20

6' Min. Dia.

2-5x Root Ball Dia.

8
"

T
y
p

.

CONIFER TREE PLANTING
1/4" = 1'-0"

2 -Ply rubber hose 

2

3

 up tree height.

Guying cables @ 3 guys per tree.

Galvanized turnbuckle.  See specs.

Top of root ball shall be 3" above

finish grade before backfilling.

White guy wire flag.

4" Layer of mulch. 3' Dia. Mulch

ring.

Remove burlap from top 

1

3

 of root

ball; cut and remove as much wire

basket as possible from the root

ball.

Existing grade.

Steel guying stake- auger type.

18" min. set top of stake at grade.

Planting mixture.

Compacted planting mixture.

See specs.

Loosen hardpan (min. 24")

Note:  Remove all stakes

and wires after one year of

growth.

32 9343.46-01

2

SHRUB PLANTING DETAIL
3/4" = 1'-0"

6
"

8
"

Ball Dia. ±12"

Top of root ball shall be 2" above

finish grade before backfilling.

Cut and remove burlap, twine,

and/or wire from top 

1

3

 of rootball.

4" layer of mulch.

6" saucer around pit.

Trench.  Vertically cut edge.

Planting mixture.  See specs.

Existing grade

Compacted planted mixture.

See specs.

Loosen hardpan (8" min.).

45° or Less

32 9333.16-05

3

8
"
 
M

i
n

See

Planting

Plan

ORNAMENTAL GRASS PLANTING
1" = 1'-0"

Ornamental grassOrnamental grass.

2" Layer of mushroom compost.

Finish grade.

Planting mixture:  

1

3

 Mushroom compost,

1

3

 Sand, 

1

3

 Topsoil

Triangulate in mass plantings

unless otherwise specified

Note:

1. Spacing varies depending on

plant species, see plant list.

2. Remove plastic planting

container before planting.

Use care to keep the root

system intact.

32 9313-01

4

8
"
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See

Planting

Plan

PERENNIAL / ANNUAL PLANTING
1" = 1'-0"

PerennialsPerennials

2" Layer of mushroom compost.

Finish grade.

Planting mixture:  

1

3

 Mushroom compost,

1

3

 Sand, 

1

3

 Topsoil

Triangulate in mass plantings

unless otherwise specified

Note:

1. Spacing varies depending on

plant species, see plant list.

2. Remove plastic planting

container before planting.

Use care to keep the root

system intact.

8
"
 
M

i
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32 9313-02

5

4
"
 
M

i
n

.

4"
3"

Note:  All mulch beds for mass planting

areas shall be installed in a uniform

curvilinear fashion as indicated.  Mulch

shall extend a minimum of 12" beyond the

outside edge of the root ball and installed

according to the contract specifications.

Example Bed Layout

CONTINUOUS MULCH EDGING
1" = 1'-0"

Lawn/ Sod area

Spade cut edge

Amended soil

Hardwood mulch

32 9113.26-01

6

Landscape Notes:

1. Seed/ Sod limit line is approximate.  Seed/ Sod to limits of grading and disturbance.  Contractor responsible for restoration of any unauthorized disruption outside of designated construction area.

2. Contractor responsible for erosion control in all seeded/ sodded areas.

3. Tree mulch rings in turf areas are 5' diameter.  Contractor shall provide a mulch ring around all existing trees within the limits of work.  Remove all existing grass from area to be mulched and provide a typical spade cut edge.

Landscape Fabric shall not be installed under mulch.

4. Bedlines are to be spade cut to a minimum depth of 3".  Curved bedlines are to be smooth and not segmented.

5. All planting, beds shall receive top dressing of mulch.  Landscape fabric shall not be installed under mulch.

6. Do not locate plants within 10' of utility structures or within 5' horizontally of underground utility lines unless otherwise shown on plans.  Consult with Landscape Architect if these conditions exist.

7. For Lump Sum Contracts, plants and other materials are quantified and summarized for the convenience of the Owner and jurisdictional agencies only.  Confirm and install sufficient quantities to complete the work as drawn

and specified.  No additional payments will be made for materials required to complete the work as drawn and specified.

8. For Unit Price Contracts, payments will be made based on actual quantities installed as measured in place by the Owner's Representative.

9. It is the responsibility of the contractor to locate and provide plant material as specified on this plan. The contractor may submit a request to provide substitutions for the specified plant material under the following conditions:

a. Any substitutions proposed shall be submitted to the project owner's representative within two weeks of the award of contract. Substitutions must meet equivalent design and functional goals of the original materials as

determined by the owner's representative. Any changes must have the approval of the owner's representative,

b. The request will be accompanied by at least three notices from plant material suppliers that the plant material specified is not available and will not be available prior to construction.

10. Verify site conditions and information on drawings.  Promptly report any concealed conditions, mistakes, discrepancies or deviations from the information shown in the Contract Documents.  The Owner is not responsible for

unauthorized changes or extra work required to correct unreported discrepancies. Commencement of work shall constitute acceptance of conditions and responsibility for corrections

11. A minimum of two working days before performing any digging, call underground service alert for information on the location of natural gas lines, electric cables, telephone cables, etc. The contractor shall be responsible for

location and protection of all utilities, and repair of any damage resulting from his work at no additional cost to the owner.

12. Contractor shall promptly repair all damages to existing site at no cost to owner.

13. Refer to landscape specifications for additional conditions, standards, and notes.
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MEMORANDUM TO: Laurie Tenzer 

    Shirley Ryan Ability Lab 

 

FROM:   Elise Purguette 

    Consultant 

 

    Luay R. Aboona, PE, PTOE 

    Principal 

 

DATE:    December 17, 2019 

 

SUBJECT:   Parking Study 

Shirley Ryan Ability Lab  

    Arlington Heights, Illinois 

 

 

This memorandum presents the findings and recommendations of a parking study conducted by 

Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for the proposed Shirley Ryan Ability Lab 

(SRA lab) to be located at 3215 North Wilke Road in Arlington Heights, Illinois. As proposed, 

SRA lab will occupy approximately 14,131 square feet of space within an office complex known 

as Arlington Ridge Office Center located at 3201-3231 North Wilke Road. Figure 1 shows an 

aerial view of the site. The purpose of this study was to determine the existing parking demand of 

the office complex and whether sufficient parking is available to accommodate the parking demand 

of the proposed SRA lab and the other tenants within the complex. In order to do that, the following 

tasks were undertaken: 

 

• Parking occupancy surveys were conducted by KLOA, Inc. at the office complex on four 

weekdays from 7:30 A.M. to 5:00 P.M.  

 

• Projected parking demand was generated for the proposed SRA lab 

 

• The adequacy of the available parking within the office complex was evaluated to assess 

its ability to accommodate the estimated parking demand of the proposed SRA lab and the 

other tenants within the complex. 
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Aerial View of Site Figure 1 
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Arlington Ridge Office Center Parking Occupancy Surveys 
 

In order to determine the existing parking demand, parking occupancy surveys were conducted at 

Arlington Ridge Office Center on Thursday, November 7, 2019; Friday, November 8, 2019; 

Tuesday, November 12, 2019; and Wednesday, November 13, 2019. The counts were conducted 

by rows in half-hour intervals from 7:30 A.M. to 5:00 P.M., as illustrated in Figure 2. The parking 

occupancy surveys are summarized in Tables 1 through 4, respectively. Furthermore, Table 5 is 

also prepared summarizing the peak occupancy for each survey day. (All tables are included in the 

Appendix.) The results of the parking occupancy surveys indicated the following: 

 

• The office complex has approximately 375 parking spaces including 12 handicapped 

parking spaces.  

 

• Peak occupancy on Thursday, November 7, 2019 was 229 vehicles (61 percent) occurring 

at 2:30 P.M., resulting in a surplus of 146 parking spaces. 

 

• Peak occupancy on Friday, November 8, 2019 was 200 vehicles (53 percent) occurring at 

11:30 A.M., resulting in a surplus of 175 parking spaces. 

 

• Peak occupancy on Tuesday, November 12, 2019 was 231 vehicles (62 percent) occurring 

at 11:30 A.M., resulting in a surplus of 144 parking spaces. 

 

• Peak occupancy on Wednesday, November 13, 2019 was 242 vehicles (65 percent) 

occurring at 11:00 A.M., resulting in a surplus of 133 parking spaces. 

 

As such, the peak occupancy over the four weekdays was 242 vehicles.  

 

Projected Parking Demand of the Proposed SRA lab  
 

As previously indicated, the proposed SRA lab will occupy approximately 14,131 square feet of 

space within an office building that is approximately 104,684 square feet in size. Based on 

information provided by the operator, SRA lab will be open from 7:30 A.M. to 5:00 P.M. Monday 

through Friday and will be closed on weekends. Morning rehabilitation will generally occur 

between 8:30 A.M. to 11:30 A.M. and afternoon rehabilitation will generally occur between 12:00 

P.M. to 3:00 P.M. Furthermore, the proposed SRA lab will have up to 20 employees during the 

peak hours and will treat approximately 44 patients a day (22 patients in the morning and 22 

patients in the evening) with approximately 75 percent of the patients arriving in medivans. The 

remaining 25 percent will drive themselves. It should be noted that the medivans do not stay on 

site while treatment is occurring. Furthermore, it is important to note that 13 parking spaces will 

be removed to accommodate a canopy for the proposed SRA lab and eight parking spaces will be 

removed due the transition of 15 existing parking spaces to seven handicapped parking spaces 

using a shared striped zone. As a result, the office complex will provide a total of 354 parking 

spaces. 
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In order to determine the projected parking demand of the proposed SRA lab, the parking demand 

was estimated based on the schedule visits and the number of employees due to the unique 

characteristics of this special use. Based on that and as described earlier, approximately six patients 

in the morning and six patients in the evening will park on site as well as 20 employees. Therefore, 

the parking demand for the proposed SRA lab is 26 parking spaces.  

 

Parking Evaluation 
 

In order to determine the projected peak parking demand of the proposed SRA lab and the other 

tenants within the office complex, the projected parking demand for the proposed SRA lab was 

added to the peak parking occupancy over four days of surveys. As previously indicated, the 

proposed parking inventory will be 354 parking spaces. As such, the projected peak parking 

occupancy will be 268 parking spaces (76 percent) which will be adequate in accommodating the 

projected peak parking demand of the office complex.  

 

Conclusion 

 

The proposed parking supply of 354 parking spaces will continue to be adequate in 

accommodating the projected peak parking demand of the proposed SRA lab together with the 

existing demand of the office complex. 



 

 

Appendix



 

 

Parking Survey Zones Figure 2 

 

 



 

Table 1 

PARKING OCCUPANCY BY ZONE THURSDAY, NOVEMBER 7, 2019 

Time A B C D E F G H I J K L M N O P Q Total 

7:30 AM 0 2 1 4 1 0 0 0 0 7 3 4 13 21 2 4 2 64 

8:00 AM 7 6 2 6 3 0 1 0 0 12 7 4 16 21 5 9 6 105 

8:30 AM 13 13 3 8 7 2 1 1 0 15 12 8 16 22 8 12 10 151 

9:00 AM 16 17 3 13 8 5 1 2 0 21 14 9 20 22 9 21 11 192 

9:30 AM 16 19 4 14 9 5 2 4 0 21 13 8 20 23 8 19 13 198 

10:00 AM 20 20 3 14 11 4 1 4 0 24 14 9 21 21 11 14 12 203 

10:30 AM 24 22 5 16 13 6 2 3 0 26 17 10 21 21 11 14 16 227 

11:00 AM 21 22 3 17 11 4 2 5 0 24 16 9 20 20 10 17 16 217 

11:30 AM 22 20 4 15 10 4 3 5 1 23 13 9 18 19 10 19 15 210 

12:00 PM 19 23 4 17 11 3 3 4 0 21 16 7 21 21 10 15 11 206 

12:30 PM 21 22 3 16 14 4 3 4 1 19 17 8 20 20 11 18 14 215 

1:00 PM 19 20 2 18 15 2 3 5 1 22 14 6 17 21 10 16 12 203 

1:30 PM 18 21 3 17 16 2 3 5 1 23 16 8 18 21 11 18 13 188 

2:00 PM 19 21 4 16 16 2 3 4 0 24 17 9 19 20 11 20 13 218 

2:30 PM 19 22 5 14 16 5 3 3 0 26 17 10 21 21 11 20 16 229 

3:00 PM 20 22 4 15 14 3 5 4 0 23 17 9 20 16 11 15 14 212 

3:30 PM 18 19 3 16 15 4 5 4 0 22 19 11 20 13 9 16 13 207 

4:00 PM 19 21 4 16 12 3 2 5 0 20 17 9 18 12 10 13 16 197 

4:30 PM 17 19 4 13 11 3 2 5 0 17 13 8 14 10 8 9 17 170 

5:00 PM 12 12 3 14 9 2 2 4 0 7 8 8 6 6 3 10 13 119 

Inventory 29 28 9 18 20 14 14 35 39 36 20 12 22 23 12 21 23 375 

  



 

Table 2 

PARKING OCCUPANCY BY ZONE FRIDAY, NOVEMBER 8, 2019 

Time A B C D E F G H I J K L M N O P Q Total 

7:30 AM 0 4 1 1 3 0 1 0 0 5 5 2 11 21 3 5 3 65 

8:00 AM 1 7 1 5 4 0 1 0 0 16 10 9 19 21 7 8 4 113 

8:30 AM 9 10 3 13 8 2 1 0 0 19 10 9 19 21 7 8 7 146 

9:00 AM 15 15 5 14 14 3 1 0 0 21 13 8 20 21 8 11 12 181 

9:30 AM 17 18 5 16 16 3 1 0 0 23 14 8 19 17 8 11 12 188 

10:00 AM 19 19 5 17 17 3 1 0 0 22 14 8 19 17 8 12 12 193 

10:30 AM 19 19 5 17 16 2 1 2 0 23 14 8 19 17 8 12 11 193 

11:00 AM 19 19 6 17 13 3 1 2 1 24 14 8 21 18 8 12 12 198 

11:30 AM 18 18 5 18 15 3 1 4 0 24 14 8 21 17 8 12 14 200 

12:00 PM 15 14 5 18 15 3 1 2 1 17 9 7 16 15 9 10 13 170 

12:30 PM 11 14 5 14 17 2 1 2 1 20 11 8 16 17 9 9 12 169 

1:00 PM 14 15 5 17 16 3 1 3 0 21 12 10 18 18 9 13 14 189 

1:30 PM 17 17 5 16 16 3 1 3 0 23 13 10 17 16 10 15 13 190 

2:00 PM 18 17 5 15 15 3 1 3 0 24 13 9 16 13 10 16 12 190 

2:30 PM 16 18 4 17 16 2 1 3 2 23 13 9 15 13 10 15 11 188 

3:00 PM 17 16 4 18 17 3 1 3 3 23 14 9 14 13 11 13 9 188 

3:30 PM 17 14 4 17 15 3 1 3 2 23 14 8 14 12 11 13 11 182 

4:00 PM 17 14 4 16 14 4 1 3 2 14 14 8 13 9 9 10 13 165 

4:30 PM 16 14 2 14 11 4 1 3 1 10 8 8 6 5 5 8 10 126 

5:00 PM 12 9 2 14 9 2 1 3 1 7 5 7 5 7 2 7 5 98 

Inventory 29 28 9 18 20 14 14 35 39 36 20 12 22 23 12 21 23 375 

  



 

Table 3 

PARKING OCCUPANCY BY ZONE TUESDAY, NOVEMBER 12, 2019 

Time A B C D E F G H I J K L M N O P Q Total 

7:30 AM 1 1 1 3 0 0 1 0 1 6 6 3 12 19 2 5 2 63 

8:00 AM 1 5 1 6 0 2 1 1 1 17 10 8 19 20 6 7 4 109 

8:30 AM 10 12 2 11 0 4 1 2 1 22 13 9 20 20 8 10 7 152 

9:00 AM 14 17 4 13 7 5 1 3 1 22 15 9 21 20 10 15 13 190 

9:30 AM 18 19 4 17 11 5 2 3 1 24 14 9 21 20 11 17 15 211 

10:00 AM 23 21 4 17 12 5 2 3 1 26 15 9 21 20 11 20 17 227 

10:30 AM 23 22 3 16 14 5 1 4 1 26 15 9 21 20 10 20 16 226 

11:00 AM 23 22 3 17 13 5 1 5 1 27 17 9 21 18 11 21 15 229 

11:30 AM 23 21 4 18 12 5 1 5 1 28 17 8 22 19 11 21 15 231 

12:00 PM 20 21 4 17 11 5 1 5 1 25 15 7 20 20 10 19 14 215 

12:30 PM 18 17 4 16 10 5 1 5 1 22 14 7 20 21 10 18 14 203 

1:00 PM 17 18 5 16 12 3 1 5 1 23 13 5 22 21 11 18 16 207 

1:30 PM 19 20 5 17 12 4 1 6 1 25 14 7 21 19 11 18 16 216 

2:00 PM 20 22 5 17 11 5 1 6 1 27 14 8 19 17 10 18 16 217 

2:30 PM 21 21 5 17 11 6 1 6 1 27 14 8 18 18 10 18 16 218 

3:00 PM 22 20 5 16 12 6 1 6 1 27 14 8 18 14 10 16 14 210 

3:30 PM 21 20 5 18 13 6 1 6 1 25 14 8 16 11 10 15 16 206 

4:00 PM 21 20 4 16 12 6 1 6 1 24 13 8 14 10 9 15 15 195 

4:30 PM 21 19 5 15 13 6 1 5 1 17 8 8 8 4 6 11 14 162 

5:00 PM 20 17 5 15 14 5 1 5 1 12 8 7 8 5 4 11 10 148 

Inventory 29 28 9 18 20 14 14 35 39 36 20 12 22 23 12 21 23 375 

 



 

Table 4 

PARKING OCCUPANCY BY ZONE WEDNESDAY, NOVEMBER 13, 2019 

Time A B C D E F G H I J K L M N O P Q Total 

7:30 AM 0 1 1 3 1 0 1 0 1 4 4 2 12 19 4 3 2 58 

8:00 AM 1 2 1 4 5 1 1 1 1 17 10 7 19 22 8 5 2 107 

8:30 AM 9 13 4 12 8 3 2 2 1 21 11 9 22 22 9 7 4 159 

9:00 AM 16 18 3 14 11 3 2 1 1 22 13 9 22 22 11 11 11 190 

9:30 AM 21 22 4 15 14 3 3 3 1 26 13 9 22 22 11 13 13 215 

10:00 AM 25 22 4 18 15 3 3 3 1 27 12 9 22 22 11 17 16 230 

10:30 AM 25 23 8 18 16 3 2 6 1 27 13 8 22 22 11 17 16 238 

11:00 AM 25 23 8 18 16 3 3 6 1 27 15 8 22 21 10 18 18 242 

11:30 AM 23 22 7 15 18 3 2 6 1 28 15 8 22 22 10 17 19 238 

12:00 PM 20 21 6 13 15 3 3 6 1 25 15 8 20 22 10 17 17 222 

12:30 PM 18 19 6 13 16 3 3 5 1 23 12 7 22 22 8 18 16 212 

1:00 PM 19 22 5 14 19 4 2 6 1 22 12 8 22 22 9 18 16 221 

1:30 PM 21 22 5 15 19 4 2 6 1 24 13 8 21 22 10 18 17 228 

2:00 PM 21 21 5 16 19 4 2 6 1 25 14 7 20 21 10 17 17 226 

2:30 PM 22 19 5 16 19 4 2 6 2 26 16 5 16 19 11 18 16 222 

3:00 PM 21 20 4 16 18 4 2 6 2 25 16 5 15 15 11 19 14 213 

3:30 PM 21 19 3 16 18 5 2 6 2 26 16 5 14 11 10 17 13 204 

4:00 PM 21 18 3 17 16 5 2 5 1 24 16 4 11 9 9 15 13 189 

4:30 PM 21 17 3 15 12 5 2 5 1 16 12 5 4 3 7 12 12 152 

5:00 PM 21 16 3 14 10 5 2 4 1 8 8 4 3 4 5 10 10 128 

Inventory 29 28 9 18 20 14 14 35 39 36 20 12 22 23 12 21 23 375 

 



 

 

Table 5 

PARKING OCCUPANCY BY DAY 

Time 

Thursday, 

November 8, 

2019 

Friday, 

November 9, 

2019 

Tuesday, 

November 12, 

2019 

Wednesday, 

November 13, 

2019 

7:30 AM 64 65 63 58 

8:00 AM 105 113 109 107 

8:30 AM 151 146 152 159 

9:00 AM 192 181 190 190 

9:30 AM 198 188 211 215 

10:00 AM 203 193 227 230 

10:30 AM 227 193 226 238 

11:00 AM 217 198 229 242 

11:30 AM 210 200 231 238 

12:00 PM 206 170 215 222 

12:30 PM 215 169 203 212 

1:00 PM 203 189 207 221 

1:30 PM 188 190 216 228 

2:00 PM 218 190 217 226 

2:30 PM 229 188 218 222 

3:00 PM 212 188 210 213 

3:30 PM 207 182 206 204 

4:00 PM 197 165 195 189 

4:30 PM 170 126 162 152 

5:00 PM 119 98 148 128 
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Planning & Community 
Development Dept. Review  
February 4, 2020 

 

REVIEW ROUND 1 

Project: 3215 N Wilke Rd. 

Shirley Ryan Ability Lab LUV 

Case Number: PC 20-003 

General: 

7. The Plan Commission must review and approve the following actions: 

a) Land Use Variation to allow a Physical Rehabilitation Center within the M-1 Zoning District. 

b) Variation from Chapter 28 of the Municipal Code, Section 10.4, to reduce the number of required 
parking spaces on the subject property. The extent of this variation must be verified, please see the 
comments below for further clarification.  

c) Variation from Chapter 28 of the Municipal Code, Section 6.12-1(2)b, to waive the requirement for a 
traffic study by a certified traffic engineer. 

d) Variation from Chapter 28 of the Municipal Code, Section 6.5-7b, to allow an accessory structure to 
be 1,250 square feet where code limits the maximum size to 300 square feet.  

e) Variation from Chapter 28 of the Municipal Code, Section 6.5-6, to allow an accessory structure to 
be 16.6’ tall where code limits the maximum height to 15’.  

 

Parking & Tenant List: 

8. Please verify the current and proposed number of parking spaces. The Plat of Survey notes that there are 373 
parking spaces on the site, however, the project narrative and parking study state that there are 375 parking 
spaces on the site. Furthermore, the parking study notes that 15 standard parking spaces will be converted to 7 
handicap parking spaces, however, only 2 new handicap parking spaces are shown on the plans. Please revise 
the site plans to show where all new handicap parking spaces will be located. 

 

9. Please note the following definition relative to parking requirements: Floor Area (For determining off-street parking 
and loading requirements). The sum of the gross horizontal areas of the several floors of the building, or portion 
thereof, devoted to such use, measured from the exterior faces of the exterior walls or from the center line of walls 
separating two buildings. Please note that when the square footage of “Unit 1” is added to the total floor area for 
the remaining buildings within the development as shown on the Plat of Survey, the total square footage for the 
development is approximately 104,000 sq. ft. Furthermore, the total floor area for the development as shown 
within the PUD approval ordinance is 103,740 sq. ft. However, the tenant list provides a grand total of 89,888 
sq. ft. for the development. Please clarify the overall square footage and provide a tenant list that accounts for 
the total floor area as per the above definition. 

 

10. Many of the tenants on the tenant list are within spaces that are between 75 sq. ft. and 200 sq. ft. in size. Are 
these individual units or does the complex operate on a shared space/co-working model? If so, please revise the 
tenant list to include the overall size of the co-working space/unit. The line item in the tenant list would be revised 
to remove each individual tenant within the co-working office space and provide only the overall size of the co-
working office space. 

  

Prepared by: ____________________________ 
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