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  CHAIRPERSON DAWSON:  All right, can we all stand for the Pledge 
please? 
   (Pledge of Allegiance recited.) 
  CHAIRPERSON DAWSON:  All right, the first order is roll call. 
  MR. HUBBARD:  Commissioner Cherwin. 
  COMMISSIONER CHERWIN:  Here. 
  MR. HUBBARD:  Commissioner Drost. 
  COMMISSIONER DROST:  Here. 
  MR. HUBBARD:  Commissioner Ennes. 
   (No response.) 
  MR. HUBBARD:  Commissioner Green. 
  COMMISSIONER GREEN:  Here. 
  MR. HUBBARD:  Commissioner Jensen. 
  COMMISSIONER JENSEN:  Here. 
  MR. HUBBARD:  Commissioner Lorenzini. 
  COMMISSIONER LORENZINI:  Here. 
  MR. HUBBARD:  Commissioner Sigalos. 
  COMMISSIONER SIGALOS:  Here. 
  MR. HUBBARD:  Commissioner Warskow. 
   (No response.) 
  MR. HUBBARD:  And Chair Dawson. 
  CHAIRPERSON DAWSON:  Here. 
   All right, the first item on the agenda is approval of minutes. 
  COMMISSIONER GREEN:  I'll make a motion to approve the minutes. 
  COMMISSIONER DROST:  And I'll second it. 
  CHAIRPERSON DAWSON:  Great, all in favor? 
   (Chorus of ayes.) 
  CHAIRPERSON DAWSON:  Any opposed? 
   (No response.) 
  CHAIRPERSON DAWSON:  Any abstentions? 
   (No response.) 
  CHAIRPERSON DAWSON:  All right, terrific. 
   So, then, thank you, Bruce. 
   The first item on the agenda then is Chase Bank.  Is the Petitioner 
here?  Anyone who is going to be speaking tonight, if you could come up so I could swear you in? 
Just everyone, you may not speak, it's fine; let's just swear you in so I don't have to do it later.   
   Okay, great.  Let's wait until everybody wakes up, or walks up, not 
wake, walk.  Oops, it's been a long day.  Okay, great.  Everybody, raise your hand. 
   (Witnesses sworn.) 
  CHAIRPERSON DAWSON:  Great, okay.  So, who will be giving us the 
Petitioner's presentation? 
  MR. KRISSOFF:  I can open it and then we'll hit it off from there. 
  CHAIRPERSON DAWSON:  Terrific, thank you.  If you could just, any time 
anyone comes up to the microphone, if they could just state their name and spell for the reporter 
the last name, that would be great.  Thank you. 
  MR. KRISSOFF:  Sure.  John Krissoff, K-r-i-s-s-o-f-f, and I'm the Market 
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Director of Real Estate for Chase Bank.  Thank you so much for having us, we really appreciate 
it. 
   Arlington Heights is one of our strongest markets in Chicagoland, and 
Chicagoland is our second strongest market in the nation.  This is a really important community 
for us.  This is a chance for us to invest back into the community.  This will be -- with our ramp 
and Arlington Heights Road branch and our Palatine branch on Euclid-Northwest Highway. 
   Not only is it a chance for us to invest in the community, but it will also 
have us align our network to where banking is going.  Banking is really transforming from more of 
a transactional approach with huge teller lines, you know, seven lanes of ATMs and teller 
windows and things like that to more of a, less transactions and more consultative private offices, 
conference rooms, things like that, and the team will talk about that in a bit.   
   The team here, I guess I'll just get it off with the team.  The team 
here, we have our inside designer, one of our national design leads who actually designed the 
branch which is kind of a rare occurrence for us, we're happy to have him; our outside architect of 
record, TAP; engineers, Kimley-Horn; and our landscape team.  I'll probably hand off to TAP to 
talk about some of the things that, you know, on the agenda.  Thanks. 
  CHAIRPERSON DAWSON:  Right, thanks.  As you come up, I know I swore 
you in earlier, but if you could just state your name and spell your last name for the record, that 
would be great. 
  MS. FALBO:  Sure.  My name is Alexa Falbo, that's F-a-l-b-o.  I'm with 
Kimley-Horn, we're the civil engineer for this project.  Yes, like he said, we have our whole design 
team here so we're happy to answer any questions for you guys. 
   I guess I just would like to thank you guys for your time, and we'd like 
to thank Staff.  They've been gracious enough to look at many different site plans for us.  I think 
they've seen probably five to six different site plan options for us, so really appreciate all their 
feedback.  I think it's gotten us to really feel confident about the site plan we've put in front of you 
guys today. 
  MR. HUBBARD:  There's a pointer right there if you go to the right. 
  MS. FALBO:  Oh, nice.  Awesome.  So, our project is located at the 
southwest corner of Palatine and Rand Road.  We are really excited to really enhance this corner 
property.  Here is the existing topographic survey.  I think the existing building is about 11,000 
square feet, and we will demolish that entire building and redo the full parking lot. 
   Taking a look at, this is our proposed site plan.  Our building is about 
6,000 square feet, just shy.  We are including two drive-up ATM lanes, both with six to seven 
stacking parking spaces which is per this Village Code.  We are proposing 29 parking spaces with 
that and have included a few different nice site-related items for pedestrians.  So, we are 
expanding the sidewalk along both Palatine and Rand Road to a 10-foot sidewalk and bike 
pedestrian path. 
   We have been working with Staff to come together with a collective 
idea of a focal point, too, for pedestrians, to have a low-seating wall at the corner of Palatine and 
Rand, too.  So, we can talk a little bit more about that later in the presentation, but this is just a 
quick overall view of our site plan. 
   I think we can probably take a look at some of the Staff conditions of 
approval tonight, too.  We did have a chance to review all of these items, and we are amenable to 
all of the items listed out here.  We can run through these and then maybe go through them in 
further detail throughout the presentation, too. 
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   So, item one is prior to building occupancy, the Petitioner shall 
execute and record a sidewalk easement for the portions of the public sidewalk that encroach on 
the subject property.  There is an existing sidewalk easement along Rand Road currently, so we 
will be updating and amending that existing sidewalk along with this development. 
   Item two is the Petitioner shall work with the Village to enhance the 
focal point feature at the corner of Rand Road and Palatine Road to the satisfaction of the Village. 
 So, as I discussed, we are adding that small focal point at the intersection there and we will work 
with the Village to make sure we come up with a good design for both parties. 
   Item three is if details on the future crosswalks on the southern and 
western legs of the Palatine and Rand Road intersection are known prior to building permit 
issuance, the Petitioner shall reconfigure the connection ramps between the sidewalk and 
crosswalk to align with the future crosswalk locations.  We are happy to work with the Staff if 
there is a proposed plan that comes into place to make sure we're aligning with any upgrades for 
that project. 
   Item four, the Petitioner shall resolve any outstanding engineering-
related issues identified in the "Round 2" review comments prepared by the Engineering Division. 
 We did review those comments and we are confident that those can be addressed with our final 
permit, too. 
   Item five, the seven compact junipers proposed adjacent to the 
dumpster enclosure shall be replaced by upright evergreen shrubs to the satisfaction of the 
Village, and we are able to update that as well. 
   Item six, all work within the IDOT right-of-way shall require a permit 
from IDOT as applicable, and we will be applying for the IDOT permits and we'll be able to do 
that. 
   Last item is item seven, the Petitioner shall comply with all federal, 
state and Village codes, regulations and policies, which we are also agreeable to. 
   So, I guess with that, I will probably pass it off to TAP Architects to 
just walk through the floor plan and the building design, and then we can discuss more about the 
site features and layout. 
  CHAIRPERSON DAWSON:  All right, thank you.  So, again, state your 
name, spell your last name please for the record. 
  MR. BOLDT:  Eugene Boldt, last name is spelled B-o-l-d-t. 
  CHAIRPERSON DAWSON:  Great, thank you. 
  MR. BOLDT:  So, I'm an architect.  The designer pulled this one off the stack 
a few months ago.  We do a lot of projects and we do like to do our prototype where we can, but 
this building kind of called for something else because we needed a much larger footprint -- 
  COMMISSIONER JENSEN:  Would you speak up a little bit?  I'm a little -- 
  MR. BOLDT:  Yes, I'm sorry.  We're going to put a large number of staff here 
than we typically do in our prototypes.  So, like if you're familiar with the buildings that we've been 
doing around here lately, so Lake Zurich and Mount Prospect recently had new buildings, this one 
is about twice that size.  So, the footprint grew but it's still kind of smaller than the footprint of the 
existing building.  So, I think, I don't know, I mean, is there anything in particular that you would 
like to know about the design of the building? 
  CHAIRPERSON DAWSON:  At this point, we're not asking questions.  This 
is your presentation.  We'll ask questions at that point. 
  MR. BOLDT:  Okay, no, I think the idea of the design of the building 
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addresses the configuration of the site by focusing the primary facades to both Palatine and Rand 
Roads.  We put an entry tower in the front of the building that will very quickly catch your eye 
once you enter the site from the south, southwest, southeast and the north, if you're familiar with 
the site, and draw you right in towards the entrance. 
   The site features a lot of our sustainability efforts that we're going 
through as a company right now.  We're trying to address building sustainability in a pretty large 
scale.  This building does that by using a sloped roof facing towards the south and towards the 
west, upon which we're going to mount a large field of solar panels but also allows us to focus the 
stormwater down into a central point and run it through a rain garden on site.  So, it will be a very 
nice landscape feature right in front of the entrance between the parking lot and the sort of living 
room space that you see there, and also tuck the drive-ups along the side of the building to keep 
them away from the pedestrian path and also have all the parking on the west and the southern 
parts of the property in order to keep that separated from Palatine and Rand Roads to allow that 
to be a nice landscape frontage as well. 
   I think I'll hand it over back to John, thanks. 
  CHAIRPERSON DAWSON:  Great.  Again, state your name and spell your 
last name for the reporter. 
  MR. KRISSOFF:  John Krissoff again, K-r-i-s-s-o-f-f.  That will be our 
presentation.  We'll open it up to if you have any questions and let it go from there.  Thank you so 
much. 
  CHAIRPERSON DAWSON:  Okay, great. 
   Staff? 
  MR. HUBBARD:  Sure.  Right, thank you, Chair Dawson. 
   So, the property in question is at 585 East Palatine Road, that is in a 
B-2 General Business Zoning District.  In the B-2 District, any drive-through facility is required to 
obtain special use approval.  So, whereas the bank is classified as a permitted use, the 
incorporation of that drive-through component kicks in the requirement for a special use permit 
which is the primary reason they are before you this evening. 
   Additionally, the property when it was rezoned in 1984 from the R-1 
to the B-2 District to allow the existing building that's on the site, that rezoning was conditional 
upon the site being developed and maintained in compliance with the plans submitted at that 
time.  Because it's a new development concept proposed, that condition of approval needs to be 
removed.  Additionally, Section 2 of the ordinance from 1984 containing that condition of approval 
also included a sign variation which is no longer relevant given the proposed redevelopment and 
new building on the site.  So, as part of the approvals requested this evening, the Petitioner is 
requesting to eliminate Section 2 from Ordinance 84-10 in its entirety.  Additionally, they are 
requesting one variation relative to an accessory structure which I will touch on briefly later in the 
presentation. 
   Back in August, the Petitioner appeared in front of the Conceptual 
Plan Review Committee.  I would characterize the review as generally favorable at that time.  
Most of the discussion was relative to realignment of the drive aisles on the southern side of the 
site so that they align with the existing drive aisles in the Town & Country Shopping Center 
located to the south.  After that meeting, we did ask the Petitioner to continue discussions with 
Town & Country to vet if they were amenable to allow that realignment.  Ultimately, the 
neighboring shopping center owner was not amenable to that realignment.  They felt that there 
would be problems given the existing access easement, some of their existing leases with the 
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tenants and their lenders' requirements as well.  So, that change to realign the drive aisles was 
not possible, but we do feel that the Petitioner has revised the plans to address all of the other 
concerns raised preliminarily by the Staff Development Committee. 
   Then in November 28th, the Petitioner appeared in front of the 
Design Commission for review of the proposed architecture.  They did receive a unanimous 
recommendation of approval subject to two requirements, one relating to the building lighting and 
one relating to a one-foot increase on the stone tower proposed on the building, along with three 
recommendations, two relative to some of the green features proposed on the site and one 
relative to the entry tower.  Staff neglected to include a condition of approval within the Staff 
report relative to compliance with the Design Commission, so it is reflected on the motion sheet in 
front of you this evening, and we are recommending a condition of approval to comply with the 
Design Commission motion from November 28th. 
   Here's the aerial of the site, which just kind of shows the overall 
context of the site and its proximity to the Town & Country Shopping Center to the south and 
west.  Also, this aerial shows the prominence of the site at the highly-traveled intersection of 
Palatine and Rand Road. 
   Here is the site plan proposed by the Petitioner.  There are no 
setback, height or bulk and mass variations required, but as I mentioned, there is one variation 
required relative to an accessory structure not being located entirely in a rear yard, specifically, 
that accessory structure is located here.  This is a canopy for one of the ATM drive-through lanes, 
and the Staff Development Committee is supportive of this variation request.  This is a canopy 
that's going to be less than 10 feet in height.  It's open air so it's not going to have walls, it will 
allow for visibility to see through.  It is partially screened by the building, so we are amenable to 
this variation. 
   I would mention that the Petitioner has worked extensively with Staff, 
and made positive changes to the site plan through the review process, including the 
incorporation of shade trees along Rand Road in compliance with the Rand Road Corridor 
Beautification Plan.  They did incorporate a small focal point at the corner of Palatine and Rand 
Road right here at the request of Staff, which is also in compliance with the Rand Road 
Beautification Plan.  They are going to be removing the sidewalk abutting the site and replacing it 
with a 10-foot wide sidewalk which is going to allow that sidewalk to be used as a multi-use bike 
trail, and that is in compliance with the Village's Bike and Pedestrian Transportation Plan.  A 
portion of that sidewalk does encroach into the private property, so the Petitioner will be required 
to dedicate an easement, or modify the existing easement in place, so that public use of that 
public sidewalk on private property is feasible.  A condition of approval has been recommended 
to require the Petitioner to execute and record that sidewalk easement prior to occupancy of the 
building. 
   This is a close-up of the corner at Palatine and Rand Road, and here 
you can see this focal point feature that the Petitioner has proposed.  We are in general 
agreement that the focal point is needed here but the Staff Development Committee would like to 
see some minor revisions and we are recommending a condition of approval to have the 
Petitioner continue to refine that design as they move forward with the building permit.  Just to 
give you a general sense of some of the things that we're thinking, maybe it would make sense to 
kind of create a half-moon entry here and line that with some landscaping on the sides to kind of 
add a better focal point feature in this area that would align with the sidewalk connection to the 
public sidewalk. 
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   Additionally, we are recommending a condition of approval that the 
Petitioner modify the ramp connections between the sidewalk and the crosswalks.  The Village is 
in the process of looking into some streetscape improvements at this intersection.  We are 
looking into the feasibility of expanding the width of these crosswalks to 10 feet wide which would 
allow them to be used for bike and pedestrian crossings, but we do not have the final design, we 
don't know if that is going to be feasible given these crosswalks and the crosswalk locations and 
the location of utilities.  So, if we do know that final design prior to building permit issuance, we 
just are asking the Petitioner to revise these ADA ramp connections so that they align with our 
future design for the crosswalks in this area. 
   Here's the landscape plan.  There's extensive landscaping proposed 
on the site.  In original discussions with Staff, we asked the Petitioner to explore moving the 
dumpster enclosure slightly to the west which we felt would provide some enhanced screening of 
this element.  The Petitioner has felt that the proposed location is what they’d like to move 
forward with as far as their plans, and we are open to keeping this dumpster enclosure in this 
location; however, if it is to remain here, we're asking that the seven compact junipers in this area 
be replaced with some larger growing evergreen species that would provide better screening of 
the enclosure. 
   This is showing you the utility plan for the site.  They are going to be 
constructing a fairly large underground detention vault to capture the stormwater runoff.  
Eventually, that would lead out to the storm sewer and then to the Village's storm sewer system.  
There are some final engineering details that are left to be determined such as the restrictor size 
needed on this stormwater vault as well as some of the details on the removal and plugging of the 
existing utility lines serving the site.  So, we have recommended a condition of approval that the 
Petitioner continue to work with us on resolving those issues.  By the time this does get to the 
Village Board, it could very well be that these issues are already resolved, but we'll continue to 
work with the Petitioner on those as this project progresses. 
   Relative to traffic and parking, we don't see issues with traffic.  The 
site is well served by access points to the neighboring arterials.  The proposed building is actually 
a 46 percent decrease in floor area compared to the existing building on the site, and the traffic 
study submitted by the Petitioner found that the neighboring street network and intersections will 
adequately handle the expected traffic volumes from this development. 
   With regards to parking, the site is compliant to code.  29 spaces are 
proposed, 20 are required per code requirements.  Originally, there were I think 34 parking stalls 
proposed.  In working with the Petitioner, this has moved down to 29 stalls.  This will help 
preserve some of the green space on site.  We don't anticipate a parking problem to occur here. 
   So, we are recommending approval of this application subject to the 
seven conditions as outlined in the motion sheet before the Plan Commission, and I'm happy to 
answer any questions. 
  CHAIRPERSON DAWSON:  Great.  Thank you so much, Sam. 
   Commissioners, do I have a motion to approve the Staff report? 
  COMMISSIONER JENSEN:  So moved. 
  COMMISSIONER CHERWIN:  I'll second. 
  CHAIRPERSON DAWSON:  All in favor? 
   (Chorus of ayes.) 
  CHAIRPERSON DAWSON:  Any opposed? 
   (No response.) 
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  CHAIRPERSON DAWSON:  Abstentions? 
   (No response.) 
  CHAIRPERSON DAWSON:  Great, that passes. 
   All right, so before we move on to public commentary, I'm asking for 
Commissioner commentary.  Let's start here with Commissioner Jensen, yes. 
  COMMISSIONER JENSEN:  No, I don't have any questions at this point. 
  CHAIRPERSON DAWSON:  Great, thank you. 
   Commissioner Lorenzini? 
  COMMISSIONER LORENZINI:  No questions. 
  COMMISSIONER GREEN:  No questions. 
  CHAIRPERSON DAWSON:  Commissioner Drost? 
  COMMISSIONER DROST:  Not at this time. 
  COMMISSIONER SIGALOS:  No questions. 
  COMMISSIONER CHERWIN:  I'll wait until public comment, thanks. 
  CHAIRPERSON DAWSON:  Great, thank you. 
   So, at this time, I'm going to open up for public commentary.  Is there 
anyone in the audience who wishes to speak on this petition? 
   (No response.) 
  CHAIRPERSON DAWSON:  All right, seeing none, we're going to close 
public commentary and go back to the Commissioner deliberations. 
   So, any comments, questions, motions? 
  COMMISSIONER CHERWIN:  I saw this in the subcommittee so, you know, 
I like the project.  I think you guys did a nice job.  One question I have for Staff is there's a 46 
percent decrease in floor, I guess like an FAR, you know, coverage.  What's triggering then the 
vault and the enhanced stormwater if we're kind of going down, we're shrinking the building 
footprint? 
  MR. HUBBARD:  The Petitioner may want to address that, but my 
understanding is that it still triggers compliance with MWRD and Village regulations relative to 
stormwater.  So, it is kicking in that requirement. 
  COMMISSIONER CHERWIN:  So, yes, so like the building that was in 
existence was, you know, I guess it's older, so the stormwater ordinance had been updated since 
then.  So, we would anticipate that the runoff and everything would be more optimal at this point 
considerably I guess from where the site is now; is that fair? 
  MR. HUBBARD:  Yes.  Sure, yes, the requirements for capturing stormwater 
runoff have certainly increased since the 80's.  So, yes, they would have to comply with the 
present regulations. 
  COMMISSIONER CHERWIN:  That's all. 
  CHAIRPERSON DAWSON:  Do you have any specific questions for the 
Petitioner or does that satisfy your question? 
  COMMISSIONER CHERWIN:  No.  No, that's fine.  I was just curious. 
  CHAIRPERSON DAWSON:  All right, any other questions? 
  COMMISSIONER DROST:  Yes, I've got one question, probably for Mr. 
Krissoff, if you can come forward?  Just to the comment that this is not going to be a typical 
transactional center, it's going to be an "advice" center, and I've put the air quotes into the 
minutes.  What's an "advice" center?  Is that for the wealth management?  Is that for like lenders? 
  MR. KRISSOFF:  Exactly.  It's more of an emphasis.  When I started at the 
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bank 15 years ago, you walk in and would see a huge teller line and then all the drive-through 
lanes.  It was transaction focused.  Yes, people are coming in once every couple of weeks for 
their paychecks, a lot of checks, transactions.  Now, a lot of transactions are moving online, 
they're going digital, very few checks, but the branches are being used more and more and more 
for sit-down meetings with your financial advisor, with your banker to open accounts, to close 
accounts, to move things around, lenders, and then we're also folding in the Chase Private Client 
and like the wealth side, too. 
   So, it's just changing in that way.  We didn't have the big private 
conference rooms, the glass offices and things like that.  We're also trying to align with more of 
the digital stuff.  We'll have tele-presence screens like when you have kind of interactive events, 
you know, financial learning and things like that, and then, you know, ways to kind of bring the 
technology and also sustainability, that's a big focus of the company into the branch, sustainable 
features.  So, that was -- 
  COMMISSIONER DROST:  I'm just trying to get sort of a sense of how 
you're going to organize this and then how much, you know, attention, traffic you're going to 
generate from, you know. 
  MR. KRISSOFF:  It's going to be less than, the transactions are going down, 
traffic is going down.  If you look at the branch and kind of how it compares if you walk into one of 
our older locations, you'll see just kind of cubes and big teller lines.  This is the more glass offices 
and, you know, just kind of, more of office than kind of, than just, yes, retail transaction. 
  COMMISSIONER DROST:  What we're seeing is elimination of offices in 
some of your branches and there's no safety deposit box? 
  MR. KRISSOFF:  There's no safety deposit box, yes. 
  COMMISSIONER DROST:  None of that contact that you might have in the 
transaction setting, but we could anticipate, or you could develop a commercial lending, 
commercial real estate, residential real estate. 
  MR. KRISSOFF:  Yes. 
  COMMISSIONER DROST:  The wealth management, JP Morgan -- 
  MR. KRISSOFF:  Yes, there'll be business bankers there, yes.  Yes, 
business bankers, business lending. 
  COMMISSIONER DROST:  Well, it looked like a lot of offices and potentially 
a lot of activity.  Do you think Arlington Heights has the demographic to support all this wealth 
management -- 
  MR. KRISSOFF:  Absolutely. 
  COMMISSIONER DROST:  Okay, I just wanted to throw that in. 
  MR. KRISSOFF:  Yes, yes.  Absolutely. 
  COMMISSIONER DROST:  It's an amazingly important convenience for the 
residents of Arlington Heights. 
  MR. KRISSOFF:  As to the demands they have, yes. 
  COMMISSIONER DROST:  All right, thanks. 
  MR. KRISSOFF:  Thank you. 
  COMMISSIONER SIGALOS:  I really don't have any questions.  I was at the 
CPRC meeting and I'm fully supportive of the project. 
  COMMISSIONER JENSEN:  I might just ask a couple of questions.  What is 
the significance of not being able to line up the aisles which was about the only issue that was in 
the Conceptual Plan Review.  Is that creating any problems? 
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  MR. HUBBARD:  Well, it's not the ideal configuration in an intersection, but 
given the, you know, amount of traffic that's expected here, the history that, you know, that we're 
really not aware of it creating problems with circulation, and the lack of openness of the 
neighboring property owner to facilitate that alignment, I think we're supportive of the 
configuration as proposed. 
  COMMISSIONER JENSEN:  Good.  Now, you have a branch, another 
branch not too far from there that you're closing down, I assume? 
  MR. KRISSOFF:  Yes, the -- 
  COMMISSIONER JENSEN:  Do you own that property or is that leased? 
  MR. KRISSOFF:  No, MCAP is the owner at the Rand and Arlington Heights 
Road.  Yes, so it's a lease.  That's a lease. 
  COMMISSIONER JENSEN:  So, you don't have to tear that down or do 
anything with it, you don't own the property. 
  MR. KRISSOFF:  No, that's leased.  The one in Palatine is owned and that 
will go in the market, you know, it will end up being probably a restaurant or something like that.  
That's in Palatine. 
  COMMISSIONER JENSEN:  So, you still have the drive-throughs and ATMs 
and stuff, but the focus will be, I mean, those will be, people will drive in and do a lot of that or, 
you know, walk up to the ATMs on the outside of the building? 
  MR. KRISSOFF:  They'll have the choice.  They can use the ATMs on the 
exterior or walk in.  We'd like them to walk in, yes, and be, yes, so we can have some personal 
touch. 
  COMMISSIONER JENSEN:  Great, I don't have any further questions. 
  COMMISSIONER LORENZINI:  No questions, just a comment.  I think it's a 
great location for that building.  It's a nice looking building and I think it would be beneficial for -- 
and the Village. 
  COMMISSIONER GREEN:  I agree.  I think it's a great project and we saw it 
in the preliminary state and it was a good thing. 
  CHAIRPERSON DAWSON:  Great.  I don't have any additional questions.  
I'm looking for a motion. 
  COMMISSIONER CHERWIN:  I'll make a motion. 
 
A motion to recommend to the Village Board of Trustees approval of PC #23-014, a Special 
Use permit for a drive-through, an Amendment to Rezoning Ordinance #84-10 to eliminate 
Section 2 in its entirety, and the following Variation: 
 

1. A variation from Chapter 28, Section 6.5-2, to allow an accessory structure outside 
of a rear yard. 

 
This recommendation is subject to the following conditions: 
 

1. Prior to building occupancy, the Petitioner shall execute and record a sidewalk 
easement for the portions of the public sidewalk that encroach on the subject 
property. 

2. The Petitioner shall work with the Village to enhance the focal point feature at the 
corner of Rand Road and Palatine Road to the satisfaction of the Village. 
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3. If details on the future crosswalks on the southern and western legs of the 
Palatine/Rand Road intersection are known prior to building permit issuance, the 
Petitioner shall reconfigure the connection ramps between the sidewalk and 
crosswalk to align with the future crosswalk locations. 

4. The Petitioner shall resolve any outstanding engineering related issues identified in 
the "Round 2" review comments dated 11/22/23, prepared by the Engineering 
Division. 

5. The seven compact junipers proposed adjacent to the dumpster enclosure shall be 
replaced by upright evergreen shrubs to the satisfaction of the Village. 

6. All work within the IDOT right-of-way shall require a permit from IDOT as applicable. 
7. Compliance with the November 28, 2023 motion from the Design Commission shall 

be required. 
8. The Petitioner shall comply with all federal, state, and Village codes, regulations 

and policies. 
 
  COMMISSIONER GREEN:  I'll second that. 
  CHAIRPERSON DAWSON:  Great, I have a motion and a second. 
  MR. HUBBARD:  Commissioner Cherwin. 
  COMMISSIONER CHERWIN:  Yes. 
  MR. HUBBARD:  Commissioner Green. 
  COMMISSIONER GREEN:  Yes. 
  MR. HUBBARD:  Commissioner Drost. 
  COMMISSIONER DROST:  Aye. 
  MR. HUBBARD:  Commissioner Jensen. 
  COMMISSIONER JENSEN:  Yes. 
  MR. HUBBARD:  Commissioner Lorenzini. 
  COMMISSIONER LORENZINI:  Yes. 
  MR. HUBBARD:  Commissioner Sigalos. 
  COMMISSIONER SIGALOS:  Yes. 
  MR. HUBBARD:  Chair Dawson. 
  CHAIRPERSON DAWSON:  Yes. 
   Great, you've received a unanimous recommendation from the Plan 
Commission.  Again, this is just a recommending body.  You'll move forward to the Village 
Trustees.  Staff can talk to you more about those next steps.  So, thank you very much. 
  MR. KRISSOFF:  Thank you. 

(Whereupon, at 7:31 p.m., the public hearing on the above-
mentioned petition was adjourned.) 
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JOE LORENZINI 
BRUCE GREEN 
GEORGE DROST 
JOHN SIGALOS 
JAY CHERWIN 
 
 
ALSO PRESENT: 
 
SAM HUBBARD, Development Planner 
HAILEY NICHOLAS, Assistant Planner 
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  CHAIRPERSON DAWSON:  All right, next item on the agenda is the 
Christian Pre-K Daycare.  Is someone here to speak on behalf?  Terrific.  Anyone who is going to 
speak, is it just you or anybody else is going to give testimony?  Because I'll swear you all in.  I'll 
just swear you in.  If anybody else needs to stand up, we will talk then. 
   (Witness sworn.) 
  CHAIRPERSON DAWSON:  Terrific.  If you can just state your name, spell 
your last name, and then give your presentation? 
  MS. GILLAND:  Melissa Gilland, last name G-i-l-l-a-n-d.  I have over 30 
years teaching experience.  This past year I moved into the vacant St. John's basement where 
Village Pre-School was there for 40 years.  We've only been there since September and have 
loved it.  These are some pictures of some of my former students on some field trips, not at that 
location.   
  CHAIRPERSON DAWSON:  That's fine.  Do not feel pressured to have a 
big presentation, that's fine. 
  MS. GILLAND:  It's a couple of slides, but I thought it was going to move 
along.   
  CHAIRPERSON DAWSON:  Oh, there we go, all right, thank you. 
  MS. GILLAND:  There we go.  Was teaching in the inner-city Chicago for a 
few years and then was in Arlington Heights and Libertyville, and then wanted to do in-home 
daycare and found this location where Village Pre-School used to be, they closed just before 
COVID.  I'm DCFS certified.  I just obtained nine more credits so that I could be approved as the 
pre-school director.  I just went through that this past few weeks, got my final grade so that's 
official, so I can be the director that's qualified that's there right now. 
   I love being in Arlington Heights so I'm super-excited about this 
location.  We've loved being there and having kids go across the street to North School Park 
everyday.  It's been really awesome being in that location. 
   It is not-for-profit.  St. John's asked that of us, to make our school not-
for-profit because of the church location.  We have the three classrooms downstairs in 119 and 
115.  Those are the classrooms that the kids go in between throughout the day.  There's not one 
group of kids that stays in one room, we just move throughout.  We do meet in, I'm sorry, they are 
in 114 and 112 throughout the day, and then in 115 is a large multi-room, and that we don't have 
class in there, it's just all for music and movement.  119 is our staff lounge area where basically 
it's a bunch of storage and prep area. 
   We operate between 9:15 and 3:30.  We offer Jolly Phonics in 
prepping these kids for going to Kindergarten in the Arlington Heights School District.  We are a 
Christian school so we teach a 10-minute bible lesson everyday.  We have ages three to six, and 
we are serving a lot of families in Arlington Heights.  I even have a family that moved out to 
Northbrook that still drives to come see me. 
   This is what Village Pre-School used to look like, and then we moved 
in and made it beautiful.  This was just last week when we had our Christmas pageant, and then 
Santa visited us in the fellowship hall upstairs.  This is the first time where the kids actually sang 
in the church, so I thought that was pretty cool.  I don't know, we're just really happy being at that 
location. 
  CHAIRPERSON DAWSON:  That's terrific, thank you so much. 
  MS. GILLAND:  You're welcome.  Thank you. 
  CHAIRPERSON DAWSON:  Sam, I forgot to ask, have all public notices 
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been given? 
  MS. GILLAND:  Yes.  Yes. 
  CHAIRPERSON DAWSON:  Yes, terrific, all right. 
   So, thank you very much.  We will probably have more questions for 
you.  We're going to move on to Staff presentation in a bit, thank you. 
  MS. GILLAND:  You're welcome. 
  CHAIRPERSON DAWSON:  Or not Sam? 
  MR. HUBBARD:  I'll turn this over to Hailey. 
  CHAIRPERSON DAWSON:  It's Hailey today, sorry. 
  COMMISSIONER DROST:  Hailey.  Hailey's comet. 
  CHAIRPERSON DAWSON:  Hailey.  Hailey's presentation.  Thank you, 
Hailey. 
  MS. NICHOLAS:  Okay, so the subject property is located at 308 North 
Evergreen Avenue which is within two zoning districts, the R-7 Multiple Family Dwelling District 
and the B-2 General Business District.  The St. John United Church of Christ is located here and 
which the proposed daycare occupies the basement of the property. 
   The Petitioner is requesting a land use variation to allow a daycare 
center in the R-7 District and a special use permit to allow a daycare center in the B-2 District.  
They're also requesting two variations:  the first, to waive the requirement for a traffic and parking 
study from a qualified professional engineer, and the second, to reduce the required parking from 
137 to 50 spaces. 
   So, this image provides an aerial view of the subject property.  As 
previously mentioned, it's adjacent to North School Park to the east, and Downtown Arlington 
Heights to the south.  Then again, the daycare operates in the basement.  This is a floor plan.  
Day rooms outlined in red indicate where the daycare center is located. 
   Relative to the variation to waive the requirement for a traffic and 
parking study by a professional engineer, the Petitioner has submitted a detailed parking analysis 
in place of the required study to demonstrate the parking demand during hours of operation for 
the daycare.  So, they have provided a list of church operations and have also surveyed the 
church parking lot for two days during the daycare's hours of operation in which the peak number 
of parked cars was 16 out of 50 available spaces, indicating less than 50 percent utilization of the 
parking lot during the daycare's operating hours.  The parking survey provided also supports the 
Petitioner's request for a variation for parking requirements. 
   So, as shown here, the code requires 137 parking spaces to support 
the church and the daycare center.  The daycare center itself only requires eight parking spaces 
which is calculated based on the number of daycare employees, while the church and offices 
require the remaining 129 spaces.  This is mainly due to how the code calculates required 
parking for churches which is based on capacity.  Other churches in the Village have similar 
issues in that they do not meet code-required parking.  With that being said, Staff is in support of 
both variation requests. 
   The Petitioner has provided responses to the special use permit and 
land use variation approval criteria.  In their responses, they discuss that there used to be a 
daycare located in the St. John Church basement for a number of years until it closed in 2018.  
For that reason and others, the Petitioner was unaware that the daycare center was not permitted 
out right and they had already begun working with families to provide childcare. 
   Overall, the Staff Development Committee is in support of this 
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project.  We've also determined that the responses to the approval criteria are sufficient.  So, the 
Staff Development Committee recommends approval to the application subject to the following 
conditions. 
   The first condition that the daycare shall not exceed the capacity of 
25 students at one time, this is primarily to remain consistent with the daycare as to how it 
operates currently and so they do not expand and create potential traffic and parking issues.  The 
second condition is that the daycare shall conform to all applicable DCFS regulations.  The third 
and final condition is that the Petitioner shall comply with all other applicable policies and 
regulations. 
   That concludes the Staff presentation. 
  CHAIRPERSON DAWSON:  Great, thank you so much. 
   Commissioners, do I have a motion to include the Staff report into the 
public record? 
  COMMISSIONER JENSEN:  So moved. 
  COMMISSIONER CHERWIN:  Second. 
  CHAIRPERSON DAWSON:  All in favor? 
   (Chorus of ayes.) 
  CHAIRPERSON DAWSON:  Any opposed or abstain? 
   (No response.) 
  CHAIRPERSON DAWSON:  Terrific, thank you. 
   All right, so we have any initial questions for Petitioner before we 
open up for public commentary?  I'm going to start again with Commissioner Jensen?  Going 
down, Commissioner Lorenzini, Green?  Anyone on this end?   
   (Responses of noes.) 
  CHAIRPERSON DAWSON:  Okay, great.  Open up for public commentary. 
   Is there anyone in the audience that would wish to speak on this 
petition? 
   (No response.) 
  CHAIRPERSON DAWSON:  All right, seeing none, we will close public 
commentary and go back to Commissioners for final deliberation and/or a motion. 
  COMMISSIONER GREEN:  I would like to make a motion. 
  COMMISSIONER DROST:  I would like to make a comment or a question if 
that's okay. 
  CHAIRPERSON DAWSON:  Okay, all right. 
  COMMISSIONER DROST:  Just if the Petitioner could step forward?  Did 
you acquire the Village nursery franchise or the business? 
  MS. GILLAND:  Oh, no. 
  COMMISSIONER DROST:  No? 
  MS. GILLAND:  They closed. 
  COMMISSIONER DROST:  They closed.  Basically, did you get any lists or 
any -- 
  MS. GILLAND:  No. 
  COMMISSIONER DROST:  I'm sort of sympathetic here.  My transparency 
is my children all were alumni of the Village nursery.  So, as far as you're concerned, do you have 
a denominational connection as a Christian pre-school? 
  MS. GILLAND:  Personally with Our Savior's, or I'm sorry, with St. John, no. 
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  COMMISSIONER DROST:  No? 
  MS. GILLAND:  We belong to Our Savior's Lutheran Church. 
  COMMISSIONER DROST:  Okay, so, but it's a Christian school.  Then 
staffing, do you do the bible lessons and, you know, are there any others that assist you if you get 
sick? 
  MS. GILLAND:  Oh, yes.  Yes. 
  COMMISSIONER DROST:  Yes, so you've got a good backup team there. 
  MS. GILLAND:  There has to be a director on site at all times when children 
at present.  I have Elisa Coleman who's a present director, and then as I stated previously, I just 
went through the accreditation so that I can become director. 
  COMMISSIONER DROST:  Yes, and did Our Savior's have a pre-school? 
  MS. GILLAND:  No. 
  COMMISSIONER DROST:  No, so why aren't you over there? 
  MS. GILLAND:  They don't have one.  Oh, they said they have no room. 
  COMMISSIONER DROST:  Oh, okay, that's what I'm getting at. 
  MS. GILLAND:  Yes.  I did ask, yes. 
  COMMISSIONER DROST:  It's really, again, a matter of convenience.  For 
the record, it's open to the people that would have gone to the Village nursery over there -- 
  MS. GILLAND:  Oh, absolutely, yes. 
  COMMISSIONER DROST:  -- and it is a community convenience. 
  MS. GILLAND:  I could not have a better location. 
  COMMISSIONER DROST:  Yes. 
  MS. GILLAND:  So, yes.  I mean, it is open to all denomination.  I have a 
Muslim student there right now actually. 
  COMMISSIONER DROST:  Good, and it looks like you're at 25 capacity 
already, aren't you? 
  MS. GILLAND:  But not all at once, because it's pre-school, some leave at 
12:15 because of half-day Kindergarten, some come at 12:30.  So, I don't have 25 students at 
one time right now. 
  COMMISSIONER DROST:  But it looked robust, at least from your 
Christmas portrayal here. 
  MS. GILLAND:  Yes. 
  COMMISSIONER DROST:  So, you're close to capacity and it serves the 
community need. 
  MS. GILLAND:  Yes. 
  COMMISSIONER DROST:  All right, thank you. 
  MS. GILLAND:  You're welcome. 
  COMMISSIONER JENSEN:  I do have one question, too.  So, the change in 
what the Village is doing, going to all-day Kindergarten, is that going to have any impact on your 
school at all? 
  MS. GILLAND:  Hopefully not a lot.  I mean, I will have to work with just my 
current families and let them know registration will start in January for them and it will be open 
after the second week of January after we have our pre-school open house at the library and 
have them just do Google reviews and spread the word. 
  COMMISSIONER JENSEN:  But you don't expect that to impact the number 
of students?  The 25 is probably pretty easy to -- 
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  MS. GILLAND:  Oh, yes, right, right.  
  COMMISSIONER JENSEN:  Thank you. 
  COMMISSIONER LORENZINI:  I have a question also.  Hailey, can you 
bring up an aerial?  The actual aerial?  Yes, one thing -- whenever it comes to daycare centers or 
schools is parking and drop-off.  So, the requirement by code is 127, but that's when church is in 
session and so there's no conflict between church being in session on Sunday and daycare 
center being open.  So, where are the kids, just curious, where are the drop-offs and pickups? 
  MS. GILLAND:  On Evergreen and on the south parking lot because I offer 
half-day and full day, there is never more than six parents picking up at one time, because some 
pick up at 12:30 and some pick up at 2:30. 
  COMMISSIONER LORENZINI:  All right, just curious.  I don't think this is 
going to be an issue with a project such as this.  Other than that, it looks like a great idea, or -- 
  MS. GILLAND:  Thank you. 
  COMMISSIONER LORENZINI:  -- it is a good idea. 
  MS. GILLAND:  Thank you. 
  COMMISSIONER GREEN:  And before I make my motion, my comment is 
that I, too, is an alumni with my kids there and my grandkids when they closed the place.  So, 
parking is never a problem and drop-off.  They just line up along here on both sides of the street if 
they have to.  So, there's a lot of available parking for five or 10 minutes and then it's over with, so 
we never had a problem. 
  CHAIRPERSON DAWSON:  Then I think you said you had a motion? 
  COMMISSIONER GREEN:  Well, in case there's more comments, I didn't 
want to cut anybody off. 
  COMMISSIONER DROST:  No.  We're just trying to get out for the 
Christmas party. 
  CHAIRPERSON DAWSON:  There's a Christmas party? 
  COMMISSIONER DROST:  Isn't there?  That's tradition. 
  CHAIRPERSON DAWSON:  I didn't get the invite, but I'll be there.  Go 
ahead, Bruce. 
  COMMISSIONER GREEN:  I would like to make a motion. 
 
A motion to recommend to the Village Board of Trustees approval of PC #23-015, a Land 
Use Variation to allow a daycare center in the R-7 Zoning District, a Special Use permit for 
a daycare center in the B-2 Zoning District, and the following Variations: 
 

1. A variation from Chapter 28, Section 6.12-1(3), to waive the requirement for a traffic 
and parking study from a qualified professional engineer. 

2. A variation from Chapter 28, Section 10.4, to reduce the required parking from 137 
to 50 spaces. 

 
This recommendation is subject to resolution of the following: 
 

1. The daycare shall not exceed a capacity of 25 students at one time. 
2. The daycare shall conform to all applicable DCFS regulations. 
3. The Petitioner shall comply with all federal, state and Village codes, regulations and 

policies. 
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  COMMISSIONER LORENZINI:  I'll second. 
  CHAIRPERSON DAWSON:  Great.  Hailey? 
  MS. NICHOLAS:  Commissioner Green. 
  COMMISSIONER GREEN:  Yes. 
  MS. NICHOLAS:  Commissioner Lorenzini. 
  COMMISSIONER LORENZINI:  Yes. 
  MS. NICHOLAS:  Commissioner Cherwin. 
  COMMISSIONER CHERWIN:  Yes. 
  MS. NICHOLAS:  Commissioner Drost. 
  COMMISSIONER DROST:  Aye. 
  MS. NICHOLAS:  Commissioner Jensen. 
  COMMISSIONER JENSEN:  Yes. 
  MS. NICHOLAS:  Commissioner Sigalos. 
  COMMISSIONER SIGALOS:  Yes. 
  MS. NICHOLAS:  And Chair Dawson. 
  CHAIRPERSON DAWSON:  Yes. 
   So, thank you so much for coming tonight.  I know it can be a nerve-
wracking process, so I appreciate you standing up and speaking up on behalf of your daycare 
which seems to be thriving.  This is just a recommending body.  You still need to go through the 
Village Board process which Staff will lead you through, but again, a unanimous recommendation 
from the Plan Commission, so thank you. 
  MS. GILLAND:  Thank you. 
  CHAIRPERSON DAWSON:  All right, great. 
   So, then we have general open commentary? 
   (No response.) 
  CHAIRPERSON DAWSON:  All right, seeing no open commentary, we're 
going to close open commentary. 
   Sam, any other items on the agenda this evening? 
  MR. HUBBARD:  I would like to introduce Dan Osoba who is sitting behind 
me.  He has come to us from Aurora, Colorado although he has local roots, grew up in the 
Chicagoland area.  He is filling the Planner I position, and we're quite eager to have him.  We're 
lucky to have him as part of the team and excited that he's here. 
  CHAIRPERSON DAWSON:  Good. 
  MR. HUBBARD:  So, you guys should be dealing with him on some projects 
hopefully pretty soon. 
  CHAIRPERSON DAWSON:  Terrific, congratulations!  We're happy to have 
you here.  Welcome. 
  MR. OSOBA:  Thank you. 
  CHAIRPERSON DAWSON:  We're a very scary bunch as you can tell, very 
scary.  Sam will give you a whole bunch of warnings about us.  I'm kidding.  So, thank you, we're 
glad to have you here. 
   Any other items, Sam, on the agenda? 
  MR. HUBBARD:  That's it. 
  CHAIRPERSON DAWSON:  All right. 
  COMMISSIONER DROST:  Okay, I make a motion to adjourn. 
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  CHAIRPERSON DAWSON:  Do I have a second? 
  COMMISSIONER JENSEN:  Second. 
  CHAIRPERSON DAWSON:  I think I saw Commissioner Jensen saying 
second. 
   All in favor? 
   (Chorus of ayes.) 
  CHAIRPERSON DAWSON:  Any opposed? 
   (No response.) 
  CHAIRPERSON DAWSON:  Anybody want to abstain just for funsies? 
   (No response.) 
  CHAIRPERSON DAWSON:  No, okay.  I think we're closed.  Thank you so 
much. 

(Whereupon, at 8:20 p.m., the public hearing on the above-
mentioned petition was adjourned.) 
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1. Land Use Variation to allow a 1,616 sf Bakery Products, Wholesale and
Production facility in the B-2 District.
 
Variations Required
 
None identified at this time.
 
Recommendation
 
The Staff Development Committee (SDC) reviewed the request for a Land Use
Variation to allow a Bakery Products, Wholesale and Production facility in the B-
2 District. The Staff Development Committee recommends APPROVAL of the
application subject to the following conditions:
 
1. The petitioner, or any future tenant(s), must keep the restaurant, or a
comparable use, in order for the Bakery Products, Wholesale and Production
facility to remain in operation. If at any point the restaurant, or comparable use,
ceases operation, the Bakery Products, Wholesale and Production facility must
cease operation as well.
 
2. The petitioner shall comply with all Federal, State, and Village Codes,
Regulations, and Policies.
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  VILLAGE OF ARLINGTON HEIGHTS 

 
 

Direction Existing Zoning Existing Use Comprehensive Plan 

North P-L, Public Land District Kingsbridge Arboretum Parks 
South B-2, General Business District Lowe’s Home Improvement Commercial 
East B-2, General Business District Bank of America, National Tire & 

Battery 
Commercial 

West -City of Rolling Meadows- 

PC File Number: PC 23-018 
Project Title: Ramen USA 
Location: 926 & 928 W Algonquin Rd 
PIN: 08-09-300-018 

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

Petitioner: KC Kimori 
Address: 2750 Northampton Dr Apt D1 
 Rolling Meadows, IL 60008 

To: Plan Commission 
Prepared By: Hailey Nicholas, Assistant Planner 
Meeting Date: January 10, 2024 
Date Prepared: January 3, 2024 

Surrounding Land Uses 

Requested Action: 
1. Land Use Variation to allow a 1,616 sf Bakery Products, Wholesale and Production facility in the B-2 District. 
 

Variations Required: 
None identified at this time. 
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Project Background: 
The subject property is located within the Surrey Ridge Shopping Center, which is a Planned Unit 
Development (PUD) that was approved in 1972. The PUD is approximately 12 acres, consisting of 
three single-tenant commercial buildings and one multi-tenant commercial building. Access to 
the site comes from three curb cuts on Algonquin Rd and one curb cut on Golf Rd. The parking 
on-site is shared, with a total of 685 spaces over four parking areas.  
 
The petitioner, Ramen USA, has operated their existing restaurant under the same name since 
2020 at 932 W Algonquin Rd. They began their operations as a primarily take-out restaurant with 
limited seating due to COVID-19 restrictions. In March 2023, they applied for and received a 
special use permit waiver to expand their operations into 928 W Algonquin Rd. At that time, it 
was not clear that the restaurant was actually using unit 928 for the preparation, packaging, and 
storage of food to be delivered to Mitsuwa Marketplace, where it is then sold as a retail food 
item. The petitioner is now looking to expand their food production, packaging, and storage 
operations into 926 W Algonquin Rd, which requires a Land Use Variation for Bakery Products, 
Wholesale and Production.  
 
Their expansion requires interior remodel work to allow access between all three units, which 
involves the removal of wall sections between units 926 and 928. Unit 932 will continue to 
operate as a restaurant, while units 926 & 928 will be used for food production, packaging, and 
storage.  
 
The petitioner has indicated that their primary business activities for their food production 
operations include cooking, preparing, packaging, and storing food products. These products 
include rice bowls, sushi rolls, vegetables, pasta, and burgers. Once prepared and packaged, the 
food is delivered daily to Mitsuwa Marketplace, using two delivery vehicles owned and operated 
by the applicant. The vehicles are not kept on-site overnight. Hours of operation for non-
restaurant operations are 6:00am-11:30am Monday through Saturday, before the restaurant 
opens at 12:00pm. Loading and delivery occurs between 8:45am and 11:00am Monday through 
Sunday. There are ten employees overall, four of which are responsible for the food production 
and processing side of the business, excluding managers.  
 
Zoning and Comprehensive Plan 
The subject property is zoned B-2, General Business District. The proposed use is classified as 
Bakery Products, Wholesale and Production, which requires a Land Use Variation. As part of their 
application, the petitioner has provided a written response to each of the four hardship criteria 
necessary for land use variation approval, which are found below: 

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

2. 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. 

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

the property. 
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The Staff Development Committee concurs with the petitioner that the necessary standards for 
approval have been met. The Comprehensive Plan classifies this property as appropriate for 
“Commercial” uses. However, the proposed business is classified as a Manufacturing/Industrial 
use. Due to the physical connection and association with the Ramen USA restaurant, the Staff 
Development Committee finds the proposed use to be generally compatible with the 
Comprehensive Plan.  
 
Building, Site and Landscaping 
The petitioner has not proposed any changes to the exterior of the building or site. Staff has 
identified that landscaping in the parking lot of the shopping center may be deficient, and is 
working with the business and property owners to resolve any issues relative to code 
requirements.  
 
The petitioner has been actively working with staff to ensure their proposed interior remodel 
meets code requirements. Staff has confirmed that any remaining issues with the proposed work 
can be resolved through the building permit review process.  
 
Parking and Traffic: 
Ingress and egress to and from the shopping center comes from one non-signalized entrance/exit 
on Golf Road, and three along Algonquin Road. The shopping center is well served by the existing 
access points and staff is not aware of any substantial traffic issues relative to this shopping 
center. 
 
Staff has analyzed the parking requirements for the shopping center including the proposed 
Bakery Products, Wholesale and Production facility. Including all uses on-site, the subject 
property is code-compliant and includes a surplus as shown below.  

 
 
 
 

 
The petitioner has provided a detailed parking survey, which has been combined with another 
survey conducted in April of 2023 for Massa Spa, another tenant in the shopping center that 
received a Land Use Variation. At the time of the survey, the subject property was approximately 
12% vacant and the survey showed peak usage of the parking fields in the vicinity of the subject 
unit to be approximately 51%. The Staff Development Committee has found that the parking 
surveys demonstrate there is sufficient parking on-site to support the proposed use.  
 
 
 

Parking Provided 685 spaces 
Parking Required 682 spaces 
Parking Surplus 3 spaces 
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RECOMMENDATION 
The Staff Development Committee (SDC) reviewed the request for a Land Use Variation to allow 
a Bakery Products, Wholesale and Production facility in the B-2 District. The Staff Development 
Committee recommends APPROVAL of the application subject to the following conditions: 
 
1. The petitioner, or any future tenant(s), must keep the restaurant, or a comparable use, in 

order for the Bakery Products, Wholesale and Production facility to remain in operation. If at 
any point the restaurant, or comparable use, ceases operation, the Bakery Products, 
Wholesale and Production facility must cease operation as well. 

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

 
 
________________________________________ January 3, 2024. 
Michael Lysicatos, Assistant Director of Planning & Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
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REPORT OF THE PROCEEDINGS OF 
THE CONCEPTUAL PLAN REVIEW COMMITTEE 
OF THE VILLAGE OF ARLINGTON HEIGHTS PLAN COMMISSION 
A MEETING HELD ON:  October 25, 2023 
Project Title:  Ramen USA 
Address:  926 & 928 W Algonquin Rd   
  
Petitioner: KC Kimori 
    
Address:  2750 Northampton Dr. Apt. D1 
 Rolling Meadows, IL 60008 
 
Requested Action: 
1. Land Use Variation for a 1,616 sf. Bakery products, wholesale, and production facility in the B-2 District. 

 
Variations Required:  
1. None identified at this time. 

 
Attendees:  KC Kimori, Petitioner 
   Tim Penovich, Owner of Property 
   Jay Cherwin, Plan Commissioner 
   Lynn Jensen, Plan Commissioner 
   John Sigalos, Plan Commissioner 

Bruce Green, Plan Commissioner 
Sam Hubbard, Planning Dept 
Hailey Nicholas, Planning Dept 

 
Project Summary: 
The petitioner, KC Kimori of Ramen USA, has operated their existing restaurant under the same name since 2020 at 932 W 
Algonquin Rd within the Surrey Ridge Center. They began their operations as a primarily take-out restaurant with limited 
seating due to COVID-19 restrictions. In March 2023, they applied for and received a special use permit waiver to expand 
their operations into unit 928. At that time, it was not clear that the restaurant was actually using unit 928 for the preparation, 
packaging, and storage of food to be delivered to Mitsuwa Marketplace, where it is then sold as a retail food item. Now, the 
petitioner is seeking to expand their food production, packaging, and storage operations into unit 926 which requires a Land 
Use Variation for Bakery Products, Wholesale and Production.  
 
Their expansion involves minor interior remodel work. This includes removing wall sections between units 926 and 928 to 
allow access between all three units. Unit 926 will include food preparation tables, wire shelving for storage, freezers and 
refrigerators for food storage, and a bathroom. The floor plans of units 932 and 928 are not to be changed, and 932 is to 
continue to operate as a restaurant. 
 
The petitioner has indicated that their primary business activities for their food production operations include cooking, 
preparing, packaging, and storing food products. These products include rice bowls, sushi rolls, vegetables, pasta, and 
burgers. Once prepared and packaged, the food is delivered daily to Mitsuwa Marketplace, using two delivery vehicles owned 
and operated by the applicant. The vehicles are not kept on-site overnight. Hours of operation for non-restaurant operations 
are 6:00am-11:30am Monday through Saturday, before the restaurant opens at 12:00pm. They have about 10 employees, 
with 4-6 employees each shift. 
 
Meeting Discussion: 
Mr. Kimori – stated that he is seeking a land use variation, would like to expand the restaurant, and sell retail supermarket 
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packaged foods. At the address 932 Algonquin, he owns the business. At 938 & 926 Algonquin are for restaurant and 
wholesale packaging expansion. The restaurant was closed during Covid, so the idea of expansion of prepackaged food for 
resale idea came, and has been successful, so more space is necessary. Mr. Kimori has persevered and continues to grow 
and has been a wonderful tenant for Arlington Heights. 
 
Mr. Penovich – expressed his appreciation to the commissioners for all that they do for the Village. He stated they lost three 
tenants over Covid.  

Ms. Nichols – summarized the project summary above. The staff development committee has reviewed for preliminary plans 
for the project. The comprehensive plan identifies the property as appropriate for commercial uses, however, the proposed 
business is classified Manufacturing and Industrial. Due to the physical connection and association with Ramen USA 
restaurant, the staff development committee does find the proposed use compatible with the comprehensive plan in the 
zoning district. The shopping center is well served by the existing access points and staff is not aware of any substantial 
traffic issues relative to this shopping center. Overall, the staff is in support of the land use variation for bakery products, 
wholesale, and production facility in the B-2 district.  

Commissioner Jensen – believes this a great project. Parking should not be an issue. 

Commissioner Sigalos – clarified that this will be Mr. Kimori’s third space. Great to see success and expansion. 
 
Commissioner Cherwin – great job, and he will be visiting soon. No problem with the use. 
 
Commissioner Green – unanimous support, good luck. 
 
RECOMMENDATION 
The Conceptual Plan Review Committee encouraged the petitioner to proceed forward with their application. 
 

Bruce Green, Chair 
CONCEPTUAL PLAN REVIEW COMMITTEE 

Kendra Maher, Recorder 
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EMPLOYEE

ITEM NUMBER MANUFACTURER
PRODUCT / DESCRIPTION 

EQUIPMENT SCHEDULE

MODEL REMARKS

6

3

12" 16"

WIDTH DEPTH HEIGHT

HAND SINK

REGENCY 18 GAUGE STAINLESS STL.

REGENCY GREEN EPOXY COATED 18" 60" 54"

WITHOUT CASTERS, 2,250 LBS.

CAPACITY, NSF LISTED

-

9" x 9" x 4" BOWL & SIDE SPLASH

4

MOP SINK

REGENCY 16 GAUGE STAINLESS STL.
22 

1

2

" 18 

3

4

"

16"

20" x 16" x 12" BOWL

1

REACH-IN REFRIGERATOR AVANTCO A-23R-HC 29"

32 

3

16

"

82 

1

2

"

29" STAINLESS STEEL DOORS

R290 REFRIGT.; 115v; NEMA 5-15P

2

REACH-IN FREEZER MAINSTREET EQUIPMENT BMR-23-F 29"

32 

3

16

"

82 

1

2

"

29" STAINLESS STEEL DOORS

R290 REFRIGT.; 115v; NEMA 5-15P

5

STAINLESS STEEL WORK TABLE 30" 72" 34"

WITH GALVANIZED LEGS AND

UNDERSHELF

REGENCY 304 STAINLESS STL.-18 GA.

NSF GREEN EPOXY 5-SHELF UNIT

EXISTING GYPSUM BOARD BOTH SIDES
OF METAL STUDS - REMOVE AND
REPLACE AS REQUIRED TO CREATE
METAL STUD BOX BEAM

7'-
0"

 A
.F

.F
. (

V.
I.F

.)

SECURED METAL STUD FRAMING
TO EXISTING AS REQUIRED

GYPSUM BOARD METAL
CORNER BEAD  (TYP.)

20 GA. METAL STUD BOTTOM TRACK

20 GA. METAL STUD BOXED
BEAM FRAMING

20 GA. METAL STUD TOP TRACK

NEW 5/8" THICK GYPSUM
BOARD FINISH

4'-0" (V.I.F.)

GYPSUM BOARD METAL
CORNER BEAD  (TYP.)

EXISTING METAL STUD
BOTTOM TRACK (REMOVED
AT OPENING)

EXISTING GYPSUM BOARD BOTH
SIDES OF METAL STUDS - REMOVE
AS REQUIRED TO CREATE NEW
WALL OPENING

NEW 5/8" THICK GYPSUM
BOARD FINISH

20 GA. METAL STUD FRAMING
AS REQUIRED TO SUPPORT BOX BEAM

1 1/4" = 1'-0"

FLOOR FINISH PLAN

A1.30

WALL & FLOOR FINISH PLAN
POWER & EQUIPMENT PLAN

I S S U E S   &   R E V I S I O N S

926 W. Algonquin Road

Arlington Heights, IL  60005

PHONE: (630) 417-7155

5150 Burnham Street
Lisle, Illinois  60532

FAX: (630) 416-9746

Professional Design Firm No. 184 - 006187

Additional Food Prep  Build-Out

Partial Strip Mall   K E Y   P L A N 

932 928 926 924-922

918

UMA JAPAN EATERY

2 1/4" = 1'-0"

WALL FINISH PLAN 3 1/4" = 1'-0"

ELECTRICAL/POWER PLAN

EXISTING DUPLEX OUTLET TO REMAIN.
ELECTRICAL CONTRACTOR (E.C.) OF
RECORD TO VERIFY LOCATION AND
PROPER OPERATION OF OUTLET

4 1/4" = 1'-0"

EQUIPMENT LAYOUT PLAN

EXISTING EMERGENCY WALL

MOUNTED LIGHT FIXTURE WITH

BACK-UP POWER TO REMAIN OR

IF NOTED WITH (N) TO BE

PROVIDED AND INSTALLED AS

NEW. VERIFY FOR PROPER

OPERATION.

5 NOT TO SCALE

WATER RISER DIAGRAM 6 NOT TO SCALE

WASTE DIAGRAM

EXISTING DATA OUTLET LOCATION TO
REMAIN. COORDINATE WITH OWNER.

EXISTING SINGLE POLE WALL LIGHT
SWITCH TO REMAIN

NEW 4.6 AMPS, 115 VOLTS, SINGLE
PHASE, NEMA 5-15P ELECTRICAL OUTLET
420 WATTS FOR REACH-IN FREEZER

FREEZER

NEW 1.37 AMPS, 115 VOLTS, SINGLE
PHASE, NEMA 5-15P ELECTRICAL OUTLET
FOR REACH-IN REFRIGERATOR

REFRIG.

SCALE: 3" = 1'-0"

GYP. BOARD HEADER
7

SCALE: 3" = 1'-0"

GYP. BOARD JAMB
8
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Village of Arlington Heights 
Building & Life Safety Department 

 
Interoffice Memorandum 

 

 
1 

To:  Jorge Torres, Director of Building & Life Safety 

From:  Elliot Eldridge, Assistant Building Official, Building & Life Safety Department 

Subject: SDC Report - Ramen USA - 926 W. Algonquin Rd. 

Date:  November 17, 2023 

General Comments: 

The information provided is conceptual only and subject to a formal plan review. 

 
1. Provide construction details on how the wall openings between units # 926 and #928 will be 

constructed. Submittal is missing this information. 
 

2. Provide emergency lighting in the toilet room. Emergency backup lights shall be provided to 
anyone with normal vision can see the path to the exit. Submittal is missing this information. 
 

3. Provide the slip rate of Coefficient for the proposed new flooring. The slip resistance of floors is 
the measure of the ability of a surface to prevent accidental slipping by pedestrians in dry or wet 
conditions. Submittal is missing this information. 
 

4. Complete door schedule verifying compliance to the code. Submittal is missing this information. 
 

5. Provide exit directional signage for the proposed new opening between units # 926 and #928. 
Exit directional signage will help illuminate the direction and location of travel to the final exit 
doors if light sources are not functioning. The exit directional signage shall be located in the 
middle of unit # 926, in line of sight of the proposed new wall opening. Submittal is missing this 
information. 
 

6. Provide maneuvered clearances and dimensions of plumbing fixtures for the existing toilet. For 
the lavatory provide a clear floor space of at least 30 inches (760 mm) wide and 48 inches (1220 
mm) long is required for a forward approach in front of the accessible lavatory. Verify 
dimensionally that the new mop sink will not interfere with the clear floor space of the lavatory. 
Submittal is missing this information. 
 

7. If required, separate permits are required for the following: 
• Fire Alarm alteration 
• Fire Suppression alteration 
• Signage 

Note: “A transmittal letter detailing all the changes from the initial review will be required for any 
additional reviews”. 

 



PLAN COMMISSION PC #23-018 

Ramen USA Expansion 

926-928 W Algonquin Road 
Round 1 

 

11. The petitioner is notified that these comments are being provided to ensure that the project meets the 

requirements for submittal to the Plan Commission. Approval by the Plan Commission is not an endorsement 

or approval of these documents to obtain the required building permits, engineering approval, or permits 

required by other government or permitting agencies for construction. Detailed plan review with associated 

comments will be provided upon submittal of plans for a building permit. The petitioner shall acknowledge 

that they accept this understanding. 

 

12. In the event further review of more detailed plans determines that an exterior grease trap is required for the 

expansion, an MWRD permit will be required.  The petitioner shall accept this understanding. This can be 

addressed at permit. 

 

13. The Public Works Department and Engineering Division have no further comments.  

 

 

 

 

_________________________________________ 

Michael L. Pagones, P.E.                  Date 

Village Engineer 

 

12-04-23
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Planning & Community Development 
Department Review 
November 30, 2023 

REVIEW ROUND 1 
 
Project:  Ramen USA      Case Number:             PC 23-018 
  926-928 W Algonquin Rd 
 

General: 

7) The following approvals are required: 
a. Land Use Variation for a Bakery Products, Wholesale and Production facility in the B-2 District. 

8) Please provide more information about your delivery frequency and schedule. All deliveries and loading 
related activities are not permitted between 10:00pm and 7:00am.  

9) With this proposed expansion, do you anticipate using more delivery vehicles in the future, or increasing the 
frequency of deliveries? 

10) Are refrigerated trailers used to deliver the food products? 
11) Is there a designated loading area on-site? Please provide a site plan that shows the designated loading 

area, if applicable. 
12) How is trash handled on-site? Do you anticipate an increase in trash with the expansion of food production? 

Are the dumpsters on-site suited to handle an increase in trash if that were to occur? 
13) Section 5.1-11.4(c) limits the manufacturing and processing of products to five employees, excluding drivers 

and managers, in the B-2 District. Can you clarify how many employees will be responsible for the food 
production and processing side of your business, excluding drivers and managers? 

14) Please provide a formal response to all Round 1 Department Review Comments in electronic format, either 
via a USB/flash drive or via email (if the files are small enough to email).  
 

 

Prepared by: ____________________________ 

 





 

Village of Arlington Heights 
Building & Life Safety Department 

 
Interoffice Memorandum 

 

 
1 

To:  Jorge Torres, Director of Building & Life Safety 

From:  Elliot Eldridge, Assistant Building Official, Building & Life Safety Department 

Subject: PC 23-018 - Ramen USA - 926 W. Algonquin Rd. 

Date:  December 15, 2023 

General Comments: 

The Building & Life Safety Department has reviewed the responses to our “Round 1” review 
comments for PC 23-018 - Ramen USA - 926 W. Algonquin Rd., B&LS Department offer no 
comments during the “Round 2 Department Reviews”. 
 
 
 



PLAN COMMISSION PC #23-018 
Ramen USA Expansion 

926-928 W Algonquin Road 
Round 2 

 
 
14. The petitioner’s response to comment nos. 11-13 are acceptable. The Public Works Department and 

Engineering Division have no further comments.  
 
 

 
 

_________________________________________ 
Michael L. Pagones, P.E.                  Date 
Village Engineer 

 



1

Nicholas, Hailey

From: Roberts, David
Sent: Tuesday, December 19, 2023 7:59 AM
To: Nicholas, Hailey

Harris, Lance; Torres, Jorge
RE: Plan Commission Round 2 Submission: PC 23-018 (Ramen USA)

Cc:
Subject:

Hailey, 

The Fire Department has no comments on the above submission. 

Thanks, 

David Roberts 
Division Chief 
Community Risk Reduction 
Arlington Heights Fire Department 
1150 North Arlington Heights Rd. 
Arlington Heights, IL 60004 
847-368-5450
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Planning & Community Development 
Department Review 
December 21, 2023 

 
REVIEW ROUND 2 

 
Project:  Ramen USA 
  926-928 W Algonquin Rd 
 
Case Number: PC 23-018 
 
 
General: 

15) The responses to #7-14 are sufficient.  

16) The Planning Department may recommend that this Land Use Variation approval be conditional upon 
the petitioner continuing to operate a restaurant on the subject property. If a future tenant were to move 
into this unit with plans to operate Bakery Products, Wholesale and Production, they would also need to 
operate a business with a use permitted in the B-2 District. 

 
 
 
 

Prepared by: ________________________________ 
 





Plan Commission
1/10/2024

Item: Annual Review of the Comprehensive Plan

Department: Planning & Community Development Department

Annual Review of the Comprehensive Plan

ATTACHMENTS:
Description Type
Staff Memo - 1/2/24 Memorandum



 

Village of Arlington Heights 

Plan Commission 

Memorandum 
 

To:   Chair Dawson and Members of the Plan Commission  

From:   Michael Lysicatos, Assistant Director 

Cc:   Charles Witherington-Perkins, Director 

Re:   2023 Annual Review of the Comprehensive Plan 

Date:   January 2, 2024 

 

Pursuant to Chapter 6 of the Municipal Code – Section 6-201 (e), the Plan Commission shall be responsible 

for an annual review of the Comprehensive Plan and Official Map and report to the Village Board of 

Trustees, including any recommended amendments or shall recommend no changes. 

During 2023 the following amendments were previously made to the Comprehensive Plan and/or Official 

Map: 

• Westgate School Building Expansion: (500 S. Dwyer Ave.) Amend the classification of the property 

listed on the Comprehensive Plan Map to be solely the “Schools” classification. 

• Hana Downsizing: (116 W. St. James St., 20 W. St. James St., 206 W. St. James St., 208 W. St. 

James St., and 407 N. Chestnut Ave.) Amend the classification of the properties listed on the 

Comprehensive Plan Map to be the “Single-Family Detached” classification. 

While no additional changes are recommended at this time, the Village Board directed staff in early 

December 2023 to conduct research and prepare a “Red Flag” resolution to further study the possible 

actions such as rezoning, Comprehensive and Downtown Plan amendments, or a possible overlay zoning 

district for properties located on the north side of the Northwest Highway, between Vail Avenue to the 

east and Walnut Avenue to the west, and the properties along W. St. James Street adjacent to 116-120 

Eastman Street. The Village Board subsequently adopted resolution 2023-41 on December 18,2023 which 

directs the Plan Commission hold public hearings to consider potential amendments to the Comprehensive 

Plan, the Downtown Plan, the Zoning Code, and the official Zoning Map. Staff prepared a preliminary 

review of key properties and has begun preparing information on the subject area to prepare for public 

hearings, gather information from the community and property owners, and all relevant feedback. All 

findings and recommendations will be presented through the Comprehensive Plan and Ordinance Review 

Subcommittees as necessary in order to consider any potential amendments or recommendations to the 

Plan Commission, and subsequently to the Village Board. The intent is not to discussion the potential 

changes at this time but inform the Plan Commission of the potential changes to be discussed at a future 

public hearing. 

Staff recommends no further amendments to the Plan or Official Map at this time. It is in order that the 

Plan Commission make the following motions to the Village Board: Pursuant to Chapter 6 – Section 6-

201(e) of the Municipal Code, the Plan Commission has conducted an annual review of the 

Comprehensive Plan and Official Map for the Village of Arlington Heights and recommends no 

changes at this time.  

Att: Proposed “Red Flag Resolution” Memo, 12/14/2023 

 Arlington Heights VB Resolution R2023-41, 12/18/23 



   
 

       

MEMORANDUM 
  
TO:  Randy Recklaus, Village Manager 
     
FROM:  Charles Witherington-Perkins 

Director of Planning and Community Development 
   
DATE:  December 14, 2023 
 
SUBJECT: Proposed “Red Flag” Resolution 
On December 4th during discussion of the 116-120 W Eastman redevelopment project, the Village Board 
directed staff to prepare a “Red Flag” Resolution for consideration at a future meeting directing the Plan 
Commission to hold a Public Hearing concerning properties fronting on St. James Street immediately adjacent 
to the proposed 116-120 W Eastman redevelopment site. Such a resolution would identify a further study and 
evaluation of possible zoning, rezoning, overlay zoning, and/or comprehensive plan changes may be 
considered for their properties.  
 
The Board also directed staff to identify and evaluate other properties in the Village that are adjacent to B-5 
zoning that could potentially face similar development dilemmas if development is proposed in the future. As 
part of this effort Staff evaluated the properties west, that were subject to a proposed development in 2017 and 
located at Northwest Hwy and Ridge/Walnut. A preliminary review is summarized below. 
 
B-5 Properties adjacent to single family homes zoned R-3  

1. Village Bank & Trust - 234 W Northwest Hwy.  
Current Comprehensive Plan – Mixed Use 
Current Zoning – B-5 
 
Analysis: This is the only B-5 property in the entire Village that has not been redeveloped or has an 
approved redevelopment plan that is adjacent to single family homes that are zoned R-3. The only 
other B-5 zoned property that is adjacent to single family homes zoned R-3 is the Arlington 425 
property which has been approved for a five-story building on Chestnut, a ten-story building on 
Campbell St., and five-story parking garage.  
 
Recommendation: Include this property in the proposed “Red Flag” resolution for further 
study. 

 
2. AT & T Property fronting on St. James St. 

Current Comprehensive Plan – Mixed Use 
Current Zoning – B-5 
 
Analysis: While this property is not adjacent to the single-family R-3 district, it was subject to the 
Board’s direction for further review and study. This property fronts on St. James Street, which is the 
west-east entrance to the southern portion of the HANA District.  

  
Recommendation: Include this property in the proposed “Red Flag” resolution for further 
study. 
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Properties West of Chestnut/North of Northwest Hwy./South of West Park Place 
3. 301-303 W. Park, 307, 309, & 315 W Park and 402-404 N. Chestnut 

Current Comprehensive Plan – High density multi-family 
Current Zoning – R-7 
 
Analysis: There are a number of properties currently fronting on West Park Place and Chestnut Avenue 
that are zoned R-7 for many years. These are smaller parcels that have developed over many years 
independently and consist of five separate properties totaling approximately 21 residential units.   
 
Options include retaining its current R-7 designation, although if the five parcels were assembled it 
may permit mathematically up to 58 two-bedroom units under current zoning. Alternatively, the 
Comprehensive Plan could be amended to change these properties from high-density multi-family to 
moderate-density multi-family. The properties could either remain zoned R-7 or a Village initiated 
rezoning the properties to R-6 could be considered which may result in properties becoming non-
conforming. 
 
Recommendation:  Amend the Comprehensive Plan to change the designation from high-
density multi-family to moderate-density multi-family, and evaluate the potential impacts of 
rezoning from R-7 to R-6. 
 

4. 400-424 and 308 W. Northwest Hwy. Northeast corner of Ridge/Walnut/Northwest Hwy. 
Current Comprehensive Plan – Commercial  
Current Zoning – B-3 
 
Analysis: The B-3 zoning is an auto related zoning district, from the days when Northwest Hwy had 
many car dealerships and auto repair facilities. The two properties 400-424 W Northwest Hwy and 380 
W Northwest Hwy are currently used for auto repair businesses. In 2017 a developer submitted a 
preliminary request to rezone from B-3 to R-7 with numerous variations for a 50-unit development, 58 
feet in height. The current B-3 and B-2 zoning districts currently permit low density residential above 
the first floor. Mathematically in a B-2 or B-3 district 13 two-bedroom units could be included in 
redevelopment of properties currently zoned under this classification. Changing to R-6 or R-7 
mathematically could allow 18 to 50 residential units.  
 
Options to consider would include maintaining the current comprehensive plan, either maintain as 
commercial or modify the back half of the property that fronts on W. Park Ave. and W. Fremont St. 
from commercial to moderate-density multi-family. For zoning, either keep as B-3 or rezone to B-2, in 
which case existing businesses would become non-conforming or rezone the back half of the property 
to R-6 multi-family in which case existing businesses would become non-conforming. 

 
Recommendation:  Amend the Comprehensive Plan to change the back half of the property 
from commercial to moderate-density multi-family. Evaluate rezoning of the property from B-3 
to B-2. 

 
5. 500-550 W. Northwest Hwy, Shopping Center located at the Northwest Corner of Northwest Hwy 

and Ridge & Walnut 
Current Comprehensive Plan – Moderate-density multi-family  
Current Zoning – B-2 



   

  3 

 
Analysis: This property was recently acquired and improved the strip shopping center. The B-2 zoning 
district would be the most appropriate for this parcel.   
 
Recommendation: No change 
 

6. Village owned properties at Parking Lot S 
Current Comprehensive Plan – Single-Family Attached  
Current Zoning – Public Lands 
 
Analysis: There are two parcels of Village owned property that is utilized as Parking Lot S that remain 
designated on the comprehensive plan as moderate-density multi-family. These properties should be 
modified on the comprehensive plan to Government or Institutional.  
 
Recommendation: Modify the comprehensive plan from single family attached to Government 
or Institutional. 

 
7. Properties located at the Southwest corner of Campbell St. and Chestnut 

Current Comprehensive Plan – High-density multi-family 
Current Zoning – R-6 
 
Analysis: These properties consist of a vacant parking lot and an existing home and duplex. The duplex 
on Chestnut is currently designated single-family attached, and the other properties are designated on 
the comprehensive plan as high-density multi-family, yet zoned as R-6 moderate-density multi-family. 
Alternatives include maintaining the current comprehensive plan high-density multi-family designation 
or changing to moderate-density multi-family to more accurately reflect the R-6 zoning.  
 
Recommendation: Modify the comprehensive plan from high-density multi-family to moderate-
density multi-family. 

 
Due to the significant impact a proposed B-5 development could have on an adjacent single-family 
neighborhood it is recommended the “Red Flag” resolution proceed with the two parcels identified along W. St. 
James Street, and further study the options identified here can also occur. These recommendations may 
change upon further analysis and input from property owners and neighborhood input. While the passage of 
the “Red Flag” resolution can occur immediately, Staff suggests that this and the other changes be discussed 
at upcoming meetings.  
 
 
 
C.  Hart Passman, Attorney 
 Greg Smith, Attorney 
 Michael Lysicatos, Assistant Director of Planning 
 Hailey Nicholas, Assistant Planner 
 
CW-P:ksm 



VILLAGE OF ARLINGTON HEIGHTS

RESOLUTION NO. L

A RESOLUTION REGARDING THE ZONING AND REGULATION

OF PROPERTIES IN THE VICINITY OF 116- 120 W. EASTMAN STREET

WHEREAS, the Village desires to amend the " 2002 Comprehensive Amendment of the

Zoning Ordinance of the Village of Arlington Heights," as amended (" Zoning Code"), the " 2015

Village of Arlington Heights Comprehensive Plan," as amended(" Comprehensive Plan"), and the

2007 Village of Arlington heights Downtown Master Plan," as amended(" Downtown Plan"), to

regulate the properties located on the north side of the Northwest Highway, between Vail Avenue
to the east and Walnut Avenue to the west, and the properties along W. St. James Street adjacent
to 116- 120 Eastman Street( collectively, the " Properties"); and

WHEREAS, the President and Board of Trustees have determined that it is in the best

interest of the Village and its residents to direct the Village' s Plan Commission to evaluate and

recommend to the Board of Trustees whether and to what extent the Zoning Code,  the

Comprehensive Plan, the Downtown Plan, and other Village land use regulations should be

amended with respect to the Properties;

NOW, THEREFORE, BE IT RESOLVED BY THE PRESIDENT AND BOARD OF

TRUSTEES OF THE VILLAGE OF ARLINGTON HEIGHTS, COOK COUNTY, ILLINOIS, as

follows:

SECTION 1:   RECITALS.  The facts and statements contained in the preamble to this
Resolution are found to be true and correct and are hereby adopted as part of this Resolution.

SECTION 2:  DIRECTION TO PLAN COMMISSION; NOTICE TO PUBLIC. The Plan

Commission is directed to hold a public hearing concerning possible amendments to the Zoning
Code, the Comprehensive Plan, the Downtown Plan, the official Zoning Map of the Village, and
the Village' s subdivision control regulations, which amendments may include, without limitation:

A.       The establishment of an overlay zoning district with specific use and bulk
regulations applicable to the Properties;

B.       The rezoning of certain districts applicable to the Properties; and

C.       The revision of the Comprehensive Plan and the Downtown Plan.

The notice of such hearing must be given as required by law within 90 days after the effective date
of this Resolution. The public is to be deemed to have notice that the Village is considering Zoning
Code, Zoning Map, and subdivision amendments regarding the Properties as of the effective date
of this Resolution.

SECTION 3:   EFFECTIVE DATE.  This Resolution will be in full force and effect upon

its passage and approval as provided by law.

4878- 5981- 6342, v. 2 1



AYES: TINAGLIA,  BALDING,  SHIRLEY,  BERTUCCI,  LABEDZ,  SCHWINGBECK,  DUNNINGTON,

GRASSE,  HAYES

NAYS: NONE

PASSED AND APPROVED THIS day of i,    {     , 2023

Village President

ATTE T:

Village Clerk
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