
  Village of Arlington Heights
Plat and Subdivision Committee

Community Room, 3rd Floor
Arlington Heights Village Hall 
33 S. Arlington Heights Road
Arlington Heights, IL 60005

January 13, 2016
6:30 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. Westgate Dental - 2932 W. Euclid Ave. - T1516
Planned Unit Development

B. 516 E. Lincoln St. Subdivision - T1520
Preliminary Plat of Subdivision

C. 1430 E. Davis St. Subdivision - T1522
Preliminary Plat of Subdivision

VII. OTHER BUSINESS

VIII.ADJOURNMENT

Persons with disabilities requiring auxiliary aids or services, such as an
American Sign Language interpreter or written materials in accessible
formats, should contact David Robb, Disability Services Coordinator, at 33 S.
Arlington Heights Road, Arlington Heights, Illinois 60005, (847)368-5793
(Voice), (847)368-5980 (Fax) or drobb@vah.com.



Item: Westgate Dental - 2932 W. Euclid Ave. - T1516

Department:  Planning & Community Development

Requested Action
 
A Planned Unit Development to allow a new 6,921 square foot building for a
dental office at the east end of the Esplanade Shopping Center.
 
Variations Identified
 
None have been identified at this time.
 
Recommendation
 
The Staff Development Committee reviewed the proposed request and generally
supports the proposed Planned Unit Development subject to the following:
 
1. The Petitioner shall provide information on the use of the existing 15 foot
public utility easement to the east of the proposed office building including the
location of any existing utilities within said easement.
 
2. The existing sidewalk along Salt Creek Lane should be extended to Euclid
Avenue to link up with the proposed bike path.
 
3. The Petitioner shall provide parking counts conducted over a three day period
for two weeks to demonstrate that the site has sufficient parking for the existing
and future uses.
 
4. Cross access easement agreements shall be provided.
 
5. Easement agreements for private utilities shall be provided as necessary.
 
6. Design Review shall be required. The petitioner should design the office
building to compliment the existing shopping center in terms of design style and
materials used.
 
7. Landscaping at the base of the building should be incorporated into the site
design. Also 3 foot tall screening of parking areas is required as well as shade
trees at the end of each parking row.
 



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

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Site Plan, Landscape Plan, Elevations Exhibits
Aerial Exhibits
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STAFF DEVELOPMENT COMMITTEE REPORT 
To:   Plat and Subdivision Committee   
Prepared By:  Bill Enright, Deputy Director Planning and Community Development 
Meeting Date:  January 13, 2016 
Date Prepared:  January 7, 2016 
Project Title:  Westgate Dental   
Address:  2932 W. Euclid Ave       
 
BACKGROUND INFORMATION 
Petitioner:  Michael D. Firsel 
   Firsel and Ross 

Address:  2801 Lakeside Drive-Suite 207 
   Bannockburn, Il 60015-1200   
    
Existing Zoning:  B-3, General Service, Wholesale and Motor Vehicle District 
 
Requested Action: 
� A Planned Unit Development to allow a new 6,921 square foot building for a dental office at the east end of the Esplanade 

Shopping Center.    
 
Variations Identified: 
� None have been identified at this time.  

 
Surrounding Properties  

Direction 
 

Zoning 
 

Existing Use 
 

Comprehensive Plan 

North B-3, General Service, Wholesale and Motor Vehicle District Office Use Offices only 

South City of Rolling Meadows, Single-Family Residential 

East B-3, General Service, Wholesale and Motor Vehicle District Arlington Park Mixed Use 

West B-3, General Service, Wholesale and Motor Vehicle District & 
B-2, General Business District 

Office Offices only & Mixed Use 

 
Background: 
The subject site is part of the Esplanade shopping center, which is located at the northeast corner of Euclid Avenue and Salt Creek 
Lane. The existing center is approximately 18,500 square feet and the owner has a contract to sell the vacant pad to the east for a 
new 6,921 square foot medical office building for Westgate Dental. Other tenants at this location include Starbucks, Subway, 

SUBJECT 

PROPERTY 
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Aurelio’s Restaurant, Esplanade Wine and Spirits, among others. The dental office would occupy the whole building. The petitioner 
shall provide the anticipated hours of operation for the dental office. According to the property owner, The Esplanade ownership will 
retain ownership of the Esplanade and the detention area to the far east side of the site, while the pad for the office building and 
parking will be owned by the office building owner.   

       
Zoning and Comprehensive Plan 
The current zoning permits medical office, however a Planned Unit Development is required for the site as a second building is 
being proposed on a single zoning lot. In addition, the proposed medical office is compatible with the surrounding land uses subject 
to review of parking requirements for the proposed PUD. Moreover, said action is consistent with the Village's Comprehensive Plan, 
which designates the subject property as Mixed Use. 
 
Site Plan, Building and Landscaping 
The circulation around the east portion of the site is modified with the proposal. Currently there is an unobstructed  drive aisle that 
wraps around the vacant open space and provides access to the rear of the existing shopping center. It is presumed that this drive 
aisle is utilized primarily for access to the Starbucks drive through for those turning into the site from Euclid Avenue. The new site 
plan will replace the existing drive with a  more direct circulation path but through the parking area in front of the proposed medical 
office building. The petitioner should consider code compliant directional signage to direct Starbucks patrons to the drive through.  
 
The petitioner should explore a slight modification to the orientation of the 12 south parking spaces along the Euclid Ave frontage. 
Currently the curb line runs parallel with the angled property line which results in a drive aisle that is 29 feet wide tapering down to 
24 feet. Since 24 feet is the standard, it is recommended that the south curb line is adjusted so that these parking spaces are 
parallel with the remainder of the parking lot. There is an underground detention vault proposed under those parking spaces so it is 
not known if the orientation of the parking is due to the location of the vaults. 
 
There is currently a 15 foot wide public utility easement that runs north to south adjacent to the proposed east side of the new office 
building. The petitioner shall provide information as to what utilities, if any, are within this easement as the proposed building is 
directly adjacent to said easement. This could be an issue with building foundations so close to the easement, depending on what 
the easement is utilized for and the location of any utilities within that easement.  
 
The building architecture will require Design Review. It is recommended that the design is compatible with the design of the existing 
shopping center in terms of style and materials. Also staff has concerns with the design of the rear portion of the building as it does 
not continue the more contemporary design of the front of the building. In addition the sidewalk in front of the building abuts the 
building therefore there is no foundation landscaping. The petitioner should provide space for foundation landscaping at the front of 
the building. Also 3 foot tall landscape screening is required adjacent to parking areas, therefore the parking spaces fronting Euclid 
shall include the required screening. The end of all rows of parking shall include the required shade trees.   
  
Storm water detention is required. The petitioner intends to provide detention in an underground vault at the south end of the 
property under the parking area. Since there are utilities that service the existing center that cross the parking areas of the new 
office building, easement agreements for these utilities will be required, including maintenance agreements if any utilities are 
shared. 
  
Traffic & Parking  
Pursuant to Chapter 28, Section 6.12 a parking and traffic study is required for the PUD. This study should focus on impacts of the 
new circulation system, in particular the Starbucks drive through, as the eastern drive aisle is being eliminated and would now run 
through the parking area between the existing center and the new office building. Given that there will be different owners of the 
property, the petitioner shall provide the necessary cross access easements for vehicular circulation. Employee parking should be 
provided at the rear of the office building. In addition the two parking spaces at the rear adjacent to the trash enclosure should be 
removed as it will be difficult to pull in and back out of those spaces given their proximity to the trash enclosure. 
 
The proposed site plan includes 194 parking spaces, whereas 163 are required by code. There are three restaurants at the 
Esplanade with one additional restaurant approved (Savory Salads) but not yet open. Given the number of restaurants and the 
proposed medical office use, a parking study should include parking counts of the existing shopping center. Parking counts should 
be taken at the lunch and dinner time periods over a three day time period (including a Saturday) for two weeks in order to 
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determine parking utilization for the existing shopping center. The study should take into account future tenants and vacant spaces, 
and future demand for the medical office. Attached is Exhibit A which lists code requirements for parking by each use.  
 
Staff also recommends extending the existing sidewalk on Salt Creek Lane south the Euclid Avenue to connect with a proposed 
bike path. 
 
RECOMMENDATION 
The Staff Development Committee reviewed the proposed request and generally supports the proposed Planned Unit Development 
subject to the following: 
 
1. The Petitioner shall provide information on the use of the existing 15 foot public utility easement to the east of the proposed 

office building including the location of any existing utilities within said easement. 
2. The existing sidewalk along Salt Creek Lane should be extended to Euclid Avenue to link up with the proposed bike path. 
3. The Petitioner shall provide parking counts conducted over a three day period for two weeks to demonstrate that the site has 

sufficient parking for the existing and future uses. 
4. Cross access easement agreements shall be provided. 
5. Easement agreements for private utilities shall be provided as necessary. 
6. Design Review shall be required. The petitioner should design the office building to compliment the existing shopping center in 

terms of design style and materials used. 
7. Landscaping at the base of the building should be incorporated into the site design. Also 3 foot tall screening of parking areas 

is required as well as shade trees at the end of each parking row. 
8. These are preliminary comments only and should not be relied upon as identification of the only major issues.  The Staff 

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

   
 
 
 
________________________________________ January 7, 2016 
Bill Enright, Deputy Director of Planning and Community Development 
 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
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Space Use CODE USE SF PARKING CALC (SF) PARKING RATIO (1:X) PARKING REQUIRED 

3020 Salt Creek Starbucks Coffee Restaurant 1,788  935  45 21 

2960 Euclid Subway  Restaurant 1,130  386  45 9 

2956 Euclid Hair Salon Beauty 1,046  1,046 250 4 

2948 Euclid Wine Shop Retail 2,974  2,974  300 10 

2944 Euclid Aurelio’s Pizza Restaurant 5,075  2,354  45 52 

2932 Euclid Savory Salads Restaurant 1,756  770 45 17 

2928 Euclid Vacant Retail 1,495  1,495  300 5 

2924 Euclid Vacant Retail 1,476  1,476  300 5 

2920 Euclid ADR Office Office 1,638  1,638  300 5 

  Westgate Dental  Medical Office 6,921  6,921  200  35 

 Total Required  25,299   163 

  Total Provided         194 

  Surplus / (Deficit)         31 
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Item: 516 E. Lincoln St. Subdivision - T1520

Department:  Planning & Community Development

Requested Action
 
1. Preliminary Plat of Subdivision to subdivide one residential lot into two lots.
 
2. Rezoning from R-1 to R-3.
 
Variations
 
1. Chapter 28, Section 6.12-1. 3, to waive the requirement for a traffic study for
property subject to rezoning that is not adjacent to a major or secondary arterial
street.
 
Recommendation
 
The Staff Development Committee reviewed the proposed request and is generally
supportive of the rezoning and subdivision request subject to the following:
 
1. Submittal of a Preliminary Plat of Subdivision.
 
2. Submittal of a Plat of Survey for clarification as to whether there is an existing
easement for the MWRD sewer.
 
3. Dedication of 40 feet long the south property line for Lincoln Street right of way.
 
4. Provision of an easement along the east lot line in order to accommodate the
MWRD sewer if the easement    does not currently exist.            
 
5. A fee in lieu of detention shall be required.
 
6. Land dedication fees are required for the new additional lot as part of a building
permit for the new home on lot 1.
 
7. The existing home shall be demolished prior to recording of the Final Plat of
Subdivision.
 
8. These are preliminary comments only and should not be relied upon as identification
of the only major issues.  The Staff Development Committee reserves the right to



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

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Preliminary Plat Exhibits
Boundary & Topographic Survey Exhibits
Aerial Exhibits
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STAFF DEVELOPMENT COMMITTEE REPORT 
To: Plat & Subdivision Committee  
Prepared By: Bill Enright, Deputy Director Planning and Community Development 
Meeting Date: January 13, 2016  
Date Prepared: January 6, 2016 
Project Title: Lincoln Subdivision 
Address: 516 E. Lincoln Street 
 
Background Information 
Petitioner: Keith Neumann 
 Greenscape Homes 
   4355 Weaver Parkway, Suite 120 
   Warrenville, IL 60555 
 
Existing Zoning: R-1, Once Family Dwelling District 
 
Requested Action: 
� Preliminary Plat of Subdivision to subdivide one residential lot into two lots. 
� Rezoning from R-1 to R-3.  
 
Variations:  
▪ Chapter 28, Section 6.12-1. 3. To waive the requirement for a traffic study for property subject to rezoning 
 that is not adjacent to a major or secondary arterial street. 
 
 

 
 
 
 
Surrounding Properties: 

 Zoning Use Comprehensive Plan 

North R-1 One Family Park Parks 

South R-1 One Family Single Family Single Family Detached 
East Residential Mt. Prospect Single Family Mt Prospect – Residential 
West R-3 One Family Single Family Single Family Detached 

Subject Property 
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Project Summary 
The subject site is approximately  28,000 square feet and the petitioner is proposing a Preliminary Plat of Subdivision 
for two lots as well as rezoning from R-1 to R-3.  If approved, a Final Plat of Subdivision must be submitted for review 
and approval by the Plan Commission and Village Board.  Two lots are proposed both of which meet the R-3 zoning 
district as follows: 
  
  Lot width  Lot Area 
Lot 1 Corner 103.5 feet (90 required) 12,416 sq. ft. (9,900 required) 
Lot 2 Interior 70 feet  (70 required) 8,774 sq. ft. (8,750 required) 
 
Zoning and Comprehensive Plan 
Pursuant to the Village’s Comprehensive Plan, the property is designated Single Family Detached. The proposed 
subdivision and rezoning would be consistent with the Village’s Comprehensive Plan.  In addition, many of the lots in 
the area have been rezoned to R-3. Further the area is not designated as an Estate area, therefore standard R-3 lots 
are consistent with the designation as Single Family Detached.  

 
Building, Site , and Landscaping  
Currently the south property line extends to the middle of Lincoln Street, therefore the proposed Plat of Subdivision 
provides for a dedication of the south 40 feet along Lincoln Street for additional right of way. The lot area proposed 
on the Plat accounts for that dedication of land. 
  
There is an existing 54 inch MWRD  interceptor sewer set back 11 feet and running along the east property line. It is 
not known whether or not there is an existing easement for this sewer. Therefore a Plat of Survey will be required in 
order to determine whether there is an existing easement, and to determine any known encumbrances, conditions 
and easements, etc. IT may be necessary to grant an easement for this sewer. Also, a fee in lieu of detention shall be 
required as part of Final Plat approval. 
 
There are no sidewalks currently adjacent to the property. Sidewalks are intermittent in the area so either sidewalks 
will be required with the development or an estoppel required for future installation of sidewalks. Also, if the house on 
lot 1 seeks a driveway off of Douglas Avenue, then a permit from Mt. Prospect will be required as the Douglas right of 
way is within the Mt. Prospect municipal limits. 
 
Traffic & Parking  
Village code requires a traffic study for any rezoning of property that is not adjacent to a major or secondary arterial 
street. Given that this is a small two lot residential development, staff supports a variation to waive the requirement. 
 
Recommendation 
The Staff Development Committee reviewed the proposed request and is generally supportive of the rezoning and 
subdivision request subject to the following: 
 
1. Submittal of a Preliminary Plat of Subdivision. 
2. Submittal of a Plat of Survey for clarification as to whether there is an existing easement for the MWRD 
 sewer. 
3. Dedication of 40 feet long the south property line for Lincoln Street right of way. 
4. Provision of an easement along the east lot line in order to accommodate the MWRD sewer if the easement 
 does not currently exist.   
5. A fee in lieu of detention shall be required. 
6. Land dedication fees are required for the new additional lot as part of a building permit for the new home on 
 lot 1. 
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7. The existing home shall be demolished prior to recording of the Final Plat of Subdivision. 
8. These are preliminary comments only and should not be relied upon as identification of the only major 
 issues.  The Staff Development Committee reserves the right to change its position on issues upon submittal 
 of a formal application and detailed review.  
 
 
 
_______________________________ January 6, 2016  
Bill Enright, Deputy Director of Planning and Community Development 
 
C: Randy Recklaus, Village Manager 
 All Department Heads 
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Item: 1430 E. Davis St. Subdivision - T1522

Department:  Planning & Community Development

Requested Action
 
Preliminary Plat of Subdivision to subdivide one industrial lot into two lots.
 
Recommendation
 
On December 1, 2015, the Staff Development Committee reviewed the proposed
request and prior to a formal recommendation being made will require additional
information as requested as follows:
 
1. Submittal of a Preliminary Plat of Subdivision for further more detailed review
based on a professionally drawn Plat with all dimensions and easements.
 
2. Submittal of a site plan indicating the location of the proposed property lines
and location and dimension of drive aisles, parking spaces and building
setbacks.
 
3. The Plat shall include a 24 foot wide access easement to provide access for
the south lot to Davis Street.
 
4. The petitioner shall contact the Arlington Heights Park District to discuss a
reciprocal cross access easement along the east property line to the benefit of
both properties.
 
5. Detention shall be provided as required by Village Code and MWRD.
 
6. Separate utilities may be required to service each of the two lots.
 
7. These are preliminary comments only and should not be relied upon as
identification of the only major issues. The Staff Development Committee
reserves the right to change its position on issues upon submittal of a formal
application and detailed review. 

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Conceptual Plat of Subdivision Exhibits



Aerial Exhibits
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STAFF DEVELOPMENT COMMITTEE REPORT 
To: Plat & Subdivision Committee  
Prepared By: Bill Enright, Deputy Director Planning and Community Development 
Meeting Date: January 13, 2016  
Date Prepared: January 5, 2016 
Project Title: 1430 E. Davis Street Subdivision 
Address: 1430 E. Davis Street 
 
Background Information 
Petitioner: Dave Miller  
Address: 1430 E. Davis Street 
 Arlington Heights, Illinois 60004 
 
Existing Zoning: M-2, Limited Heavy Manufacturing District 
 
Requested Action: 
 Preliminary Plat of Subdivision to subdivide one industrial lot into two lots.  
 
 
 

 
 
 
 
 
←Surrounding Properties: 

 Zoning Use Comprehensive Plan 

North R-3 One Family UP Rail Road Government 

South M-2 Limited Heavy Manuf. Manufacturing RDMW 
East PL Public Land Park District Maintenance Bld RDMW 
West M-2 Limited Heavy Manuf. Commercial Uses RDMW 

Subject Property 



1430 E. Davis Subdivision, Temp File 1522 
 

 

Page 2 of 3 

 
 
 
Project Summary 
The subject site is approximately 4.1 acres and includes one vacant warehouse building at the rear (1432 E. Davis Street). 
Recently a fire destroyed the vacant warehouse building at the front. The property owner is looking to subdivide the property 
into two lots with the north lot being approximately 121,000 square feet and the south lot being approximately  57,900 square 
feet. The owner has indicated that there is interest from a buyer for the proposed north lot and building. The property is zoned 
M-2. 
  
A Preliminary Plat of Subdivision must be reviewed by the Plan Commission and approved by the Village Board. If approved, a 
Final Plat of Subdivision must be submitted for review and approval by the Plan Commission and Village Board. Since the 
property is greater than 4.0 acres, it is subject to a Planned Unit Development. Therefore future development of the north or 
south lots will require a Planned Unit Development whether the parcel is subdivided or not subdivided. If the petitioner wishes to 
obtain a PUD as part of this petition, a site plan shall be required for both lots proposed. 
 
Zoning and Comprehensive Plan 
Pursuant to the Village’s Comprehensive Plan, the properties are designated Research Development Manufacturing and 
Warehousing. The proposed subdivision would be consistent with the Village’s Comprehensive Plan, subject to meeting access 
and detention requirements.   

 
Building, Site , and Landscaping  
The petitioner must submit a site plan indicating where the new property lines are located and the location and dimensions of all 
access drives and parking spaces. This information is necessary in order to determine if the proposed lots have adequate 
parking and meet all zoning requirements such as setbacks, etc.. In addition, the petitioner should indicate if there are any 
proposed uses for either of the buildings at this time as the use can impact the amount of parking required. 
 
Per Chapter 28, Section 6.3, every principal building must be on a zoning lot or parcel of land which adjoins a public street or a 
permanent easement of access at least 20 feet wide to a public street. Therefore a minimum 20 foot access easement shall be 
required to allow the south lot access to Davis Street.  Given that this property is industrial and that 24 feet is the typical 
minimum for two way drive aisle width, staff would recommend at least 24 feet for the access easement . 
 
In addition the property has shared a driveway along the east property line with the Arlington Heights Park District property to 
the east. The petitioner shall contact the Park District to attempt to enter into a reciprocal cross access easement agreement as 
part of this subdivision request. Said easement would be mutually beneficial. The two properties appear to have shared a 
driveway and drive aisle for decades, although the plat of survey does not indicate there was ever an easement established. 
 
Detention shall be provided as required by Village code and MWRD. This site was developed without detention and if 
subdivided said detention requirements shall be calculated by a certified professional engineer. The amount of required 
detention given the amount of impervious surfaces is likely significant. Also separate utilities servicing for each lot may be 
required. 
 
Traffic & Parking  
The subdivision does not require a traffic and parking study, however the petitioner shall provide a site plan indicating the 
location and amount of parking to be provided on site. If a PUD is sought, a traffic and parking study is required. 
 
Recommendation 
On December 1, 2015, the Staff Development Committee reviewed the proposed request and prior to a formal recommendation 
being made will require additional information as requested as follows: 
 
1. Submittal of a Preliminary Plat of Subdivision for further more detailed review based on a professionally drawn Plat 
 with all dimensions and easements.  
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2.  If a Planned Unit Development is requested at this time then all plans as required for a Preliminary PUD shall be 
 submitted with the Preliminary Plat of Subdivision as outlined in Chapter 28, Section 9. 
3. If a Planned Unit Development is not sought at this time, then future development of either lot will require a Planned 
 Unit Development.  
4. Submittal of a site plan indicating the location of the proposed property lines and location and dimension of drive aisles, 
 parking spaces and building setbacks.  
5. The Plat shall include a 24 foot wide access easement to provide access for the south lot to Davis Street. 
6. The petitioner shall contact the Arlington Heights Park District to discuss a reciprocal cross access easement 
 along the east property line to the benefit  of both properties. 
7. Detention shall be provided as required by Village Code and MWRD. 
8. Separate utilities may be required to service each of the two lots. 
9. These are preliminary comments only and should not be relied upon as identification of the only major issues.  The 
 Staff Development Committee reserves the right to change its position on issues upon submittal of a formal application 
 and detailed review.  
 
 
 
_______________________________ January 5, 2016  
Bill Enright, Deputy Director of Planning and Community Development 
 
C: Randy Recklaus, Village Manager 
 All Department Heads 
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