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  CHAIRPERSON DAWSON:  Welcome to the Plan Commission meeting. 
   Pledge allegiance. 
   (Pledge of Allegiance recited.) 
  CHAIRPERSON DAWSON:  All right, roll call, please. 
  MR. LYSICATOS:  Yes, sorry about that.  Okay, Chair Dawson. 
  CHAIRPERSON DAWSON:  Here. 
  MR. LYSICATOS:  Commissioner Cherwin. 
  COMMISSIONER CHERWIN:  Here. 
  MR. LYSICATOS:  Commissioner Drost. 
  COMMISSIONER DROST:  Here. 
  MR. LYSICATOS:  Commissioner Ennes. 
  COMMISSIONER ENNES:  Here. 
  MR. LYSICATOS:  Commissioner Green. 
  COMMISSIONER GREEN:  Here. 
  MR. LYSICATOS:  Commissioner Jensen. 
   (No response.) 
  MR. LYSICATOS:  Commissioner Lorenzini. 
  COMMISSIONER LORENZINI:  Here. 
  MR. LYSICATOS:  Commissioner Sigalos. 
   (No response.) 
  MR. LYSICATOS:  And Commissioner Warskow. 
  COMMISSIONER WARSKOW:  Here. 
  CHAIRPERSON DAWSON:  All right, first order of business, approval of the 
minutes from the last meeting. 
  COMMISSIONER GREEN:  I'd like to make a motion to approve those 
minutes. 
  COMMISSIONER ENNES:  I second. 
  CHAIRPERSON DAWSON:  All in favor? 
   (Chorus of ayes.) 
  CHAIRPERSON DAWSON:  Any abstentions or opposed? 
  COMMISSIONER WARSKOW:  I guess I should abstain since I didn't attend 
that meeting. 
  CHAIRPERSON DAWSON:  Okay, so we have the first petition on the 
agenda.  Which one is first?  Ramen.  Is Ramen, is the Petitioner present?  Yes.  Would you like 
to come up to the podium please? 
   First of all, have all public notices been given? 
  MS. NICHOLAS:  Yes. 
  CHAIRPERSON DAWSON:  Thank you. 
   I need to swear in anyone who'll be testifying.  Even if you're not 
going to, if you think you might, let's just get you sworn in.  Just you or would the two behind you 
be potentially testifying?  It's all right. 
  MR. KIMORI:  I'm KC, owner of the business, and I brought one of my 
employees.  She's the operation manager and she's going to do the presentation today. 
  MR. PENAVIC:  I'm just representing the ownership and here as moral 
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support. 
  CHAIRPERSON DAWSON:  Okay, so why don't we just swear you two in, 
and then if for some reason ownership needs to stand up, we will swear you in later.   
   (Witnesses sworn.) 
  CHAIRPERSON DAWSON:  Terrific.  Then go ahead and give us your 
report.  If you don't mind stating your name and spelling your last name for the record, that would 
be great. 
  MR. KIMORI:  Okay, I'm KC Kimori, owner of the business.  Thank you very 
much for your time today. 
  CHAIRPERSON DAWSON:  Could you spell the last name?  Spell the last 
name for the record. 
  MR. KIMORI:  Spelling is K-o-i-c-h-i-r-o, my first name Koichiro, and last 
name is K-i-m-o-r-i, Kimori. 
  CHAIRPERSON DAWSON:  Great, thank you.  Do you have a presentation 
for us?  If you don't, that's fine. 
  MR. KIMORI:  Yes, just, again, thank you for your time.  I'm here for the 
petition of the land use variation and bakery and the wholesale.  I brought Kristie Toondarack, the 
Operations Manager, and she's very familiar with the operations so she's going to do this 
presentation. 
  CHAIRPERSON DAWSON:  Okay, terrific. 
  MR. KIMORI:  The first page, there's the petition for the land use variation, 
I'm repeating in saying this, in the B-2 District.  There you go. 
  MS. TOONDARACK:  Hi, thank you, everybody.  Thank you for joining us 
tonight and, you know, I really appreciate your time with us, spending this chilly Wednesday night, 
and of course, you know, next week we're going to be ending up in the negatives, but anyway, we 
do appreciate you guys joining us. 
  CHAIRPERSON DAWSON:  Can I interrupt?  State your name and spell 
your last name, just it helps the court reporter. 
  MS. TOONDARACK:  Sure.  My name is Kristie Toondarack, and the first 
name is spelled K-r-i-s-t-i-e, last name T-o-o-n-d-a-r-a-c-k. 
  CHAIRPERSON DAWSON:  Great, thank you so much. 
  MS. TOONDARACK:  Yes, no problem.  Okay.  All right, so first and 
foremost, I've been working with KC since 2020 up until now.  I have a pretty extensive 
knowledge about the restaurant business.  My family has been in the restaurant business since I 
was a child.  Up until now for at least eight years, I've been very familiar with these operations 
and it's been a great journey working with Mr. Kimori and, you know, we are here to continue our 
journey and we're hoping to expand our business. 
   So, in the first slide, you can see we will be talking about our business 
milestones, a little bit about our history.  At this time, right now our restaurant Ramen USA, we're 
currently operating as a full and dine-in restaurant as well as doing takeout orders.  Sorry, I'm just 
going to adjust the microphone. 
   So, now first and foremost, we started our business in 2020, and we 
started as a takeout lunch pack operations.  Of course during 2020, the pandemic presented a lot 
of, you know, natural, you know, due to the nature of the circumstances of, you know, COVID-19, 
we faced many challenges as with other businesses as well such as, you know, having to face 
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the minimal capacity of people, lots of social distancing, and trying to keep sanitation up to par.  
During this time, we were also having Mitsuwa Marketplace as one of our clients helping us, or 
not helping us but more so we were providing them packing services during the time of 2020.  
During 2020, our takeout service at the restaurant, our retail and restaurant as well was not doing 
so well, but throughout these years we've seen a lot of progressive growth in our restaurant and 
retail business, and more rapidly so as we've seen growth in the Mitsuwa Marketplace as we 
were packaging our products to Mitsuwa Marketplace.  Up until now we've seen a rapid growth, 
and since we've seen the demand to rapidly grow, we need more space to expand. 
   Okay, and our second slide, now I would like to point out why we 
need more space.  Know that Mr. KC submitted a building permit application for the new unit of 
926, and this location was previously used as a State Farm office.  Some alterations that we are 
looking to do to expand our business is install like simple hand sinks replacements or new hand 
sinks, prep tables, refrigerators and wire shelving.  Our main purpose of using this space is of 
course to expand our space for packaging operations and additional storage space in order to 
compensate with the increasing rapid orders we are receiving from Mitsuwa Marketplace. 
   Okay, now you can see here this is our architect floor plan.  Some 
couple of points I would like to point, that we are looking to do some minor alternations, it would 
be like to demolish the old furniture, tiles, you know, replace some new power plugs, new hand 
sink, floor tiles, wire shelving, refrigerator, appliances, prep tables, and also allowing accesses 
throughout all the units.  Of course all of our equipment is NSF certified, and also we have 
submitted the fire safety and egress plans.  So, everything is up to code, and of course we talk 
with health inspectors and building inspectors and we've done everything to keep everything up 
to code. 
  MR. KIMORI:  The left side drawing in this before, the left side drawing, all 
the prep tables and shelvings and refrigerators, that's after the alterations. 
  MS. TOONDARACK:  All right, thank you.  Now, here we'd like to kind of 
visualize our work environment and our operational volumes.  So, under our present 
circumstances right now, we are, excuse me, we are, for the majority of our operations, we are 
either doing any type of cook, prep, pack, process or any deliveries.  Our labor costs and  
revenues and hours of operations, this is between the wholesale and restaurant business, as you 
can see below, and of course our percentages are, you know, are various depending on seasonal 
customer volume, holiday traffic, and of course depending on our manpower situation.  Here, we 
have Mr. Kimori putting out our ratios. 
  MR. KIMORI:  Yes, the operation volumes means how much stuff that our 
employees do it in timely schedules.  Operation volumes is 50/50.  Wholesale is when we 
package for the Mitsuwa Marketplace, that's the wholesale part, and the restaurant part is 50 
percent, 50/50 operation volumes.  Labor costs, they're 40/60.   
   In the restaurant business, in the Ramen side, the restaurant 
business, it needs more manpower.  That's why the labor cost is higher than the wholesale 
business.  The revenue, Mitsuwa is the last variable.  We're doing everyday packaging, so its 
volume is higher than the restaurant business, but the restaurant, we are picking it up more, more 
sales.  So, down the road is, hopefully, like 50/50, 60/40. 
   Then the hours of operation, the packaging, all the preparations for 
the Mitsuwa Marketplace, it's only the morning time.  On the right-hand side, there's a diagram.  
So, package work, molding, boxing, delivery, cleaning stuff, it's morning time.  We start it from 
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6:00 a.m. to 11:30, and after 11:30 we start doing the preparation for the Ramen restaurant 
business. 
  MS. TOONDARACK:  Okay, pictures.  All right, so here above, you can see 
this is our restaurant menu.  From my left side, I believe your left as well, you can see those are 
some samples of our ramen menu.  Ramen in Japanese, this is just ramen noodle bowls or, yes, 
noodle soup bowls.  Then addressing to the right, you can see we do have like a Japanese poke 
style fish over rice and Japanese curry.  Like I said, these are the items that we offer at our 
restaurant location.   
   Below, what we see are, this is our packaged products that we deliver 
to Mitsuwa Marketplace.  As you can see, we have some sushi, in the middle we have, those are, 
we call it rice bowls or uni kyuri.  To the third picture, we also do rice bowls and also more 
varieties of sushi. 
  MR. KIMORI:  Oh, then the salaries.  Like I said, Mitsuwa's operation is only 
6:00 a.m. to 11:30, and after that 11:45 to 2:00 p.m. for the lunch restaurant business, and 
dinnertime 5:00 to 9:00.  So, the last site, the other business owner, I really appreciate letting us 
doing the business in Arlington Heights.  This is, it really got challenging after the pandemic. 
   Actually, I used to do another Japanese restaurant in Rolling 
Meadows, and right before the pandemic I closed it.  I've been through a few years helping our 
friends' restaurants.  Finally, I found his property and then we started up the new business in 
Arlington Heights.  This is our first time in Arlington Heights. 
   So, our goal is to satisfy customers, and our motto is to keep the 
good quality of our products and service.  I believe there is mutual benefit for our experience and 
for our customers in Arlington Heights.  Thank you very much. 
  CHAIRPERSON DAWSON:  Thank you so much.  Just one question, have 
you read the Staff report, and do you agree to the conditions of approval? 
  MR. KIMORI:  Yes. 
  CHAIRPERSON DAWSON:  You do, all right.  Great, thank you.  Thank you 
so much.  We'll move to Staff report now and if there's questions we'll call you back up in a 
minute. 
  MS. TOONDARACK:  Okay, thank you. 
  CHAIRPERSON DAWSON:  All right, Hailey? 
  MS. NICHOLAS:  All right, thank you.  Today I'll be providing the Staff 
presentation for Project #23-018, Ramen USA. 
   So, the subject property is 926 and 928 West Algonquin Road which 
is located in the B-2 General Business District.  The Comprehensive Plan designates this 
property as appropriate for commercial land uses.  The Petitioner is requesting a land use 
variation to allow bakery products, wholesale and production facility in the B-2 District, and there 
are no variations requested. 
   This image provides an aerial view of the subject property which is 
located within the Surrey Ridge Shopping Center.  This shopping center is a planned unit 
development that was approved in 1975 which includes the Lowe's to the northwest, also the 
southeast, the bank and the auto repair business next to the outlined red parcel which is the 
subject property.  Access to the site comes from three curb cuts on Algonquin Road and one curb 
cut on Golf Road, and the parking is shared among all businesses within the planned unit 
development with a total of 685 parking spaces on site. 
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   Ramen USA has operated their existing restaurant since 2020 at 932 
West Algonquin Road.  They received a special use waiver to expand their operations into 928 
West Algonquin Road in March of 2023.  At that time, it was not clear that Unit 928 was used for 
the preparation, packaging and storage of food products to be delivered to the Mitsuwa 
Marketplace, a local grocery store, where it's then sold as a retail food item.  Now, the Petitioner 
is looking to expand this operation into 926 West Algonquin Road, and this expansion requires a 
land use variation for bakery products, wholesale and production. 
   The Petitioner has indicated that their primary business activities 
include cooking, preparing, packaging and storing food products as listed here and mentioned by 
the Petitioner previously with lovely pictures.  Once these products are prepared and packaged, 
the food is delivered daily to Mitsuwa Marketplace using two delivery vehicles owned and 
operated by the Petitioner.  The vehicles are not kept on site overnight. 
   The hours of operation are before the restaurant opens from 6:00 
a.m. to 11:30 a.m., Monday through Sunday.  Loading and delivery occurs between 8:45 and 
11:00 a.m.  There are 10 employees total, and four of which are responsible for the food 
production and processing side of the business. 
   This is the site plan.  I'm showing the subject property, particularly the 
three units that the Petitioner will be occupying, two of which they currently occupy, 932 and 928. 
Loading and delivery will occur in the rear of the building through the backdoors of Units 926 and 
928. 
   This is the floor plan for the business.  They currently occupy 932 and 
928, so 932 is the existing restaurant floor plan, and 928 is their current processing and storage 
production, and 926 is where they plan to expand.  As you can see in the picture here, they plan 
to open some walls between the units to create open access among all three units and some 
other work as they had previously mentioned.  To expand into Unit 926, the Petitioner will be 
working with their contractors and they're already working with the Building Department to obtain 
permits for all of this remodel work. 
   These are the parking requirements for the planned unit development 
as calculated by Staff.  There's an overall surplus of three spaces, and with all tenant spaces 
currently occupied, Staff has determined that there is sufficient parking on site to support all uses 
within this development.  That being said, as required for a Plan Commission application, a 
parking survey was submitted by the Petitioner and this was then combined with a survey 
submitted by another business in the shopping center. 
   The Petitioner surveyed the parking area for the shopping center 
within the development shown in this aerial image so it wasn't the entire parking lot.  So, they 
surveyed the 110 spaces that were closest to the unit which was determined by Staff.  This table 
shows six days of survey data in which the highest utilization was 56 percent.  Staff has reviewed 
the survey and conducted site visits and did not observe any issues with parking availability. 
   The Petitioner has responded to the criteria of approval for variation 
requests.  Staff is recommending a condition of approval for this petition to confirm compliance 
with these conditions and the Comprehensive Plan.  As mentioned, the subject property is 
designated as appropriate for commercial land uses.  That being said, the proposed use, bakery 
products, wholesale and production, is classified as a manufacturing land use in the Zoning 
Code.  However, due to the connection and association with the Petitioner's existing restaurant, 
Ramen USA, Staff concurs with the Petitioner that the proposed use will not alter the character of 
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the shopping center, and that the proposed use generally complies with the intent of the 
Comprehensive Plan. 
   The Staff Development Committee recommends approval of the 
application subject to the conditions, the first addressing what I had previously mentioned, that 
the Petitioner or a future tenant must keep the restaurant or another comparable use in order for 
the bakery products, wholesale and production facility to remain in operation.  Therefore, if a 
future facility were to occupy the space without having an associated restaurant or comparable 
use, they will not be permitted to do so without securing their own zoning approvals.  The final 
condition is that the Petitioner shall comply with all applicable regulations and policies.  That 
concludes the Staff presentation. 
  CHAIRPERSON DAWSON:  Great, thank you. 
   Do I have a motion to approve the Staff presentation? 
  COMMISSIONER LORENZINI:  I'll make that motion. 
  COMMISSIONER DROST:  I'll second it. 
  CHAIRPERSON DAWSON:  Did you catch that?  Because I don't know who 
said what.  Who has the motion and who has the second? 
  MS. NICHOLAS:  Lorenzini motioned. 
  COMMISSIONER LORENZINI:  I had the motion. 
  CHAIRPERSON DAWSON:  Commissioner Lorenzini has the motion.  
Commissioner Drost, you're the second? 
  COMMISSIONER DROST:  And I was the second, yes. 
  CHAIRPERSON DAWSON:  Okay, wow. 
   All right, all in favor? 
   (Chorus of ayes.) 
  CHAIRPERSON DAWSON:  Any opposed?  Any abstentions? 
   (No response.) 
  CHAIRPERSON DAWSON:  All right, motion passes.  Terrific.  So, then 
we'll go ahead and go to questions. 
   Let's start with you, Commissioner Warskow. 
  COMMISSIONER WARSKOW:  I think it's a wonderful project and I have no 
questions. 
  CHAIRPERSON DAWSON:  Great. 
   Commissioner Lorenzini? 
  COMMISSIONER LORENZINI:  I agree, it's a good project and no 
questions. 
  CHAIRPERSON DAWSON:  Commissioner Green? 
  COMMISSIONER GREEN:  Thumbs up, no questions. 
  CHAIRPERSON DAWSON:  Commissioner Drost? 
  COMMISSIONER DROST:  Thumbs up.  Just a question as to the vacancy, 
maybe the owner, the moral supporter here.  What was the former tenant in that location at 928? 
  CHAIRPERSON DAWSON:  If he's going to -- 
  COMMISSIONER DROST:  He needs to be sworn in. 
  CHAIRPERSON DAWSON:  Come on up. 
  COMMISSIONER DROST:  I wanted to get you into the role here, you know, 
so you're showing value. 
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  MR. PENAVIC:  Thank you. 
   (Witness sworn.) 
  CHAIRPERSON DAWSON:  All right, and then state your name and spell 
your last name please. 
  MR. PENAVIC:  Yes.  My first name is Tin, T-i-n, last name is Penavic, P-e-
n-a-v-i-c, and I represent the ownership.  We've been the owner since 2016.  So, when we 
bought the Surrey Ridge Shopping Center, it was occupied by an existing Japanese restaurant 
which was on the corner.  Then right next to it was the State Farm office which had been there for 
about 32 years, and then after that was a gadget repair store. 
   The gadget repair store was the first to vacate after we took over due 
to lack of staffing and no business.  They in turn leased it to another gadget store.  They also 
were impacted directly by the pandemic by the time we took over and had them as a second 
tenant in 2019, so they didn't renew.  Then from 2019 through 2021, that space was vacant and I 
couldn't get anybody even interested in a gadget store, especially if it was going to be the same 
style of use. 
   The State Farm store as well, people found out that they didn't want 
to pay and have a State Farm office when most of them were doing their office work remotely 
during COVID.  Having a franchise agent, you know, meant a lot more paperwork and legwork for 
a lot of these agents, so they just decided not to renew as well. 
  COMMISSIONER DROST:  Yes, so we're getting retail basically instead of 
office use. 
  MR. PENAVIC:  I think so, yes. 
  COMMISSIONER DROST:  So, this is going to be a boost to sales tax as 
well. 
  MR. PENAVIC:  It will be a boost to sales tax because the existing mart that 
he also just got approved on which is the M Cafe, that will be open soon, and that was a mart that 
was a vacant space when we took over and that was a Mediterranean bakery for three years, but 
they opted not to renew.  So, he's been my only tenant and I've been in this business now since I 
was child, I've been doing this with my family.  I've only seen one tenant and he's the only one 
that's grown from one space to two spaces to three spaces to four spaces. 
  COMMISSIONER DROST:  He'll soon take over the whole center then. 
  MR. PENAVIC:  We're already in negotiations that I'm ready to, you know, 
when the time comes, but -- 
  COMMISSIONER DROST:  Okay, just wanted to get this for the record so 
that, you know -- 
  MR. PENAVIC:  -- Mr. Kimori has been an excellent tenant of excellent 
character.  I couldn't have been happier that when he came, he came at the right time, and he 
always made his payments and everything, even during, you know, the impact of the COVID-19 
pandemic.  When other tenants were asking me for breaks, he was still paying on time.  I never 
had an issue with his character or how he was conducting business.  Those of us that have tried 
his food have always come back for seconds.  I recommend it to you guys as well. 
  COMMISSIONER DROST:  Yes, and that's a disappointment because the 
pictures certainly whetted my appetite. 
  MR. PENAVIC:  Yes, exactly. 
  COMMISSIONER DROST:  Yes. 
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  MR. PENAVIC:  So, we hope to see you all there. 
  COMMISSIONER DROST:  Yes.  So, Mr. Kimori, could you come to the 
microphone please?  Your business is developing into more of a wholesale business.  This 
requires less staffing and from the chart that you looked at, it looks like the business to be in; is 
that right? 
  MR. KIMORI:  Yes, sounds right, but I'm trying to develop all the businesses 
I'm doing.  So, just the Mitsuwa  Marketplace wholesale business, they're a larger scale business 
so that we're trying to develop the wholesale side but also the retail side.  Mainly I wanted to do 
the restaurant business, but the Mitsuwa Marketplace, after the pandemic time, they helped us 
and they gave us more business.  So, I try to keep both business improved. 
  COMMISSIONER DROST:  Yes, and the wholesale is like an insurance 
policy in case there's another pandemic, or it basically allows you to sell off site. 
  MR. KIMORI:  Yes. 
  COMMISSIONER DROST:  So, you don't have to have a restaurant 
clientele. 
  MR. KIMORI:  Yes. 
  COMMISSIONER DROST:  One final question.  On sales tax, is there any 
differentiation between the wholesale and retail restaurant?  You charge the same amount, 
correct? 
  MR. KIMORI:  I file the tax, when my accountants -- 
  COMMISSIONER DROST:  I don't need to know your personal tax, but just 
from the standpoint as a business operator, the sales tax that's generated off of wholesale and 
the retail is the same, is that a correct statement? 
  MR. KIMORI:  Same as in percentage-wise? 
  COMMISSIONER DROST:  Yes, if you're getting 10 percent, or -- 
  MR. KIMORI:  Right.  
  COMMISSIONER DROST:  Yes, so the point I'm making is that if you're 
making more wholesale volume, you're getting more sales tax for less space. 
  MR. KIMORI:  Right. 
  COMMISSIONER DROST:  So, all right, that's the point.  Thanks. 
  CHAIRPERSON DAWSON:  Any other questions or comments, 
Commissioner Drost? 
  COMMISSIONER DROST:  No, I'm done.  I announced no more.  I'm going 
to save you all, yes. 
  CHAIRPERSON DAWSON:  Okay, I just want to make sure. 
   Commissioner Ennes? 
  COMMISSIONER ENNES:  I don't.  I think it's a great project and I like to 
see businesses expanded in Arlington Heights. 
  CHAIRPERSON DAWSON:  Okay, Commissioner Cherwin? 
  COMMISSIONER CHERWIN:  Yes, I would add, I mean, it's great to have 
Mitsuwa here but it's just really great to have you here, too, Mr. Kimori.  It sounds like you're a 
great tenant and a great part of the business community in Arlington Heights so we're happy to 
have you.  I can't wait to go over there and try out the restaurant.  I live right in the neighborhood 
and I can't believe I haven't been there yet.  So, I've got to get over there. 
  COMMISSIONER DROST:  Yes, what time do you close? 
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  COMMISSIONER CHERWIN:  Yes, right. 
  COMMISSIONER DROST:  You've got an hour left.   
  COMMISSIONER CHERWIN:  Welcome now. 
  COMMISSIONER DROST:  Yes, there you go. 
  COMMISSIONER CHERWIN:  No, I'm happy to support it.  In fact, I would 
make a motion. 
  CHAIRPERSON DAWSON:  No, we have to open to public commentary. 
  COMMISSIONER CHERWIN:  Oh, I forgot about that, yes. 
  CHAIRPERSON DAWSON:  That's okay. 
  COMMISSIONER CHERWIN:  We do that first, sorry. 
  CHAIRPERSON DAWSON:  All right, first, I'm going to quickly ask anyone 
in the audience, I'm looking at you, Mr. Moens, any? 
   (No response.) 
  CHAIRPERSON DAWSON:  Okay, with that, I'm going to close public 
commentary. 
   Commissioner Cherwin, you had a motion? 
  COMMISSIONER CHERWIN:  Yes, I would make a motion. 
 
A motion to recommend to the Village Board of Trustees approval of PC #23-018, a Land 
Use Variation to allow a 1,616 square-foot of Bakery Products, Wholesale and Production 
facility in the B-2 District. 
 
This recommendation is subject to resolution of the following: 
 

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. 

 
  COMMISSIONER ENNES:  I'll second that. 
  CHAIRPERSON DAWSON:  All right, any discussion?   
   (No response.) 
  CHAIRPERSON DAWSON:  All right, roll call. 
  MS. NICHOLAS:  Commissioner Drost. 
  COMMISSIONER DROST:  Aye. 
  MS. NICHOLAS:  Commissioner Green. 
  COMMISSIONER GREEN:  Yes. 
  MS. NICHOLAS:  Commissioner Lorenzini. 
  COMMISSIONER LORENZINI:  Yes. 
  MS. NICHOLAS:  Commissioner Warskow. 
  COMMISSIONER WARSKOW:  Yes. 
  MS. NICHOLAS:  Commissioner Ennes. 
  COMMISSIONER ENNES:  Yes. 
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  MS. NICHOLAS:  Commissioner Cherwin. 
  COMMISSIONER CHERWIN:  Yes. 
  MS. NICHOLAS:  And Chair Dawson. 
  CHAIRPERSON DAWSON:  Yes. 
   All right, congratulations, that's a unanimous approval. 
  MR. KIMORI:  Thank you. 
  CHAIRPERSON DAWSON:  We are a recommending body only.  You need 
to go forward to the Village Trustees, but you do have our unanimous recommendation of 
approval.  So, good luck to you.  Congratulations. 
  MR. KIMORI:  Thank you very much. 

(Whereupon, at 8:02 p.m., the public hearing on the above-
mentioned petition was adjourned.) 
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  CHAIRPERSON DAWSON:  All right, next item on the agenda is the annual 
review of the Comprehensive Plan. 
  MR. LYSICATOS:  Thank you, Chair. 
   Good evening, everyone.  So, I come to you with our annual review 
of the Comprehensive Plan, as you mentioned, and it's pursuant to Chapter 6 of the Municipal 
Code which requires the Plan Commission do an annual review of the Comprehensive Plan and 
the Official Map, and report findings to the Village Board if there's any recommendations for 
changes.  
   So, during the 2023 year, in the report I provided context of what 
amendments were made through the year and we only had the two.  The first was the Westgate 
School Building Expansion which amended the classification in the Comprehensive Map to be a 
"School" classification for that, which is relatively straightforward.  It came under the number of 
the expansion projects that came recently through the school districts.  Then we also had the 
HANA Downsizing which was a relatively recent application that was amended, a number of the 
residential properties in St. James, and there was one on Chestnut as well, which changed the 
Comprehensive Plan Map to be "Single-Family Detached" zone. 
   So, those are the two changes that came during 2023, and as a staff, 
we didn't recommend any additional Comprehensive Map changes at this time.  But what we 
wanted to do is use the report as an opportunity to sort of broach the discussion of the "Red Flag" 
resolution which was adopted by the Village Board in December, I believe December 18th.  
Originally, the Village Board directed the Staff to look into this, to look into the "Red Flag" 
resolution to possibly rezone, look at the Comprehensive and Downtown Plan, and possibly 
Overlay District in that same area where the HANA Downsizing was completed.  It's really 
bordered by St. James Street towards the south and across from the Eastman property which 
received a development approval, and it's bounded by Northwest Highway, Vail Avenue and 
Walnut Avenue to the west.  Really, the resolution asked Staff and the Plan Commission to look 
at that area and consider changes that might need to be done that are sensitive to some of the 
concerns that came up through that 116-120 Eastman process. 
   We've already started compiling information as a staff to look at the 
properties and what's already zoned, what's possible in those districts.  The resolution requires 
that the Plan Commission hold a hearing within 90 days of adoption of that resolution, so we're 
looking at somewhere around mid March is when we need to put out notice.  What we're going to 
do between now and that time is to start approaching some of the property owners, some of the 
neighborhood associations, and present some of our data and findings which we're doing right 
now hopefully within the next two to three months, so that when the public hearing comes, it isn't 
the be-all end-all of the discussion.  We hope to have some feedback already from those 
business owners what they're thinking about those properties currently and in the future, what the 
neighborhood goals and concerns are, so that when we get to the hearing there is more of a 
report of findings and the folks that are going to be involved in those discussions are having a 
more informative and constructive conversation when the hearing is actually held. 
   Tonight isn't really sort of the forum for that.  What we want to do is 
sort of lay out the process for the Plan Commission so there isn't any surprises.  Potentially, it will 
involve both of your subcommittees, looking at the Comprehensive Plan and possibly the Zoning 
Plan, the Zoning Ordinance I should say, but that really all depends on what comes out of those 
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conversations.  It is a relatively small number of properties, so it isn't hundreds and hundreds of 
properties to consider.  But still, we're going to spend the time that's needed to look at it in a 
constructive way and guide the Plan Commission through those deliberations and hearings in the 
future. 
   So, at this time, I'll take any comments or questions you might have 
about the 2023 report and the process moving forward with the "Red Flag" Ordinance. 
  CHAIRPERSON DAWSON:  I'll start with you, Commissioner Cherwin. 
  COMMISSIONER CHERWIN:  I guess I have to probably look at the issue.  
Again, we'll do it over the next few weeks or next few months.  What is the status right now of that 
Eastman redevelopment project? 
  MR. LYSICATOS:  So, Eastman has received Board approval at this point, 
so they're into the building permit process. 
  COMMISSIONER CHERWIN:  Yes, that's what I thought, okay. 
  MR. LYSICATOS:  And so, we're waiting to see the submission of the 
building permit, demolition permit at this point, but they did go through and receive approval from 
the Village Board. 
  COMMISSIONER CHERWIN:  Okay, and so that kind of precipitated this 
whole discussion around that neighborhood in particular? 
  MR. LYSICATOS:  Yes, and I think, well, and we also had the HANA 
Downsizing itself. 
  COMMISSIONER CHERWIN:  Right, yes. 
  MR. LYSICATOS:  Which was through that organization, kind of sparked 
through that organization in that neighborhood.  So, I think when it came to the Village Board, 
there was, you know, a robust discussion of the impact of that development on the neighboring 
community.  Yes, there was a concern and a concerted effort from the Board to engage Staff to 
say, okay, let's look at the surrounding properties so that everybody is really heard out before that 
process.  That process was, in the end, very productive. 
  COMMISSIONER CHERWIN:  Yes. 
  MR. LYSICATOS:  In that developer engaged with HANA and that they 
really did go back and forth and negotiate and really came together on a solution for that building 
that I think heard the community's concerns.  So, this is more preemptive, this process will be a 
little more preemptive when it comes to some of the other future redevelopments. 
  COMMISSIONER CHERWIN:  Yes, well, I don't have an issue with it.  I 
guess I'm just, you know, I guess there are other large sites in the Village that may be going 
under redevelopment that, you know, would benefit from a process, you know, I guess more 
engaging process such as this.  So, I was just curious as to this particular site as opposed to 
other sites in the Village that would also be looked at but, you know, I don't have any other 
questions other than just that. 
  CHAIRPERSON DAWSON:  Commissioner Ennes? 
  COMMISSIONER ENNES:  I do have a comment.  I don't know how much 
this will impact us in the near term, and I understand that the U.S. Supreme Court is hearing a 
case tomorrow that involves property owner rights and development requirements that are placed 
on property owners that could be affecting this.  One area that was mentioned is in the ability of 
local municipalities to require certain developers to include affordable and low income housing in 
the development projects. 
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  MR. LYSICATOS:  Right.  I'm not sure what the specific deliberations are 
going to be or what's presented to the court.  Again, we stay up with all the requirements that 
come down from any case laws, so we'll vet that appropriately through our counsel as we get 
through these deliberations.  I think part of this process is really just finding out what the goals of 
those landowners, what the community is, and then what that, if there's a potential conversation 
when it comes to our Comprehensive Plan and rezoning, that's when we'll get into those 
discussions; are there any impacts from case laws.  It does create a moving landscape for what 
we do as planners, so it is something, yes, we regularly get training services and keep up with our 
certification maintenance with APA.  So, yes, we'll definitely keep that in mind. 
  COMMISSIONER ENNES:  It sounds like the catalyst for this is certain 
development fees that were required for a property owner/developer and it's expanded into all 
these other issues. 
  MR. LYSICATOS:  Yes, okay.  Sure, and that happens from time to time.  
There have been a number of cases in the last decade or so that have been pretty substantial 
when it comes to redevelopment.  So, we'll definitely keep our eyes on it. 
  COMMISSIONER ENNES:  Just a thought. 
  MR. LYSICATOS:  No, thank you. 
  COMMISSIONER DROST:  I don't have any comments or questions. 
  CHAIRPERSON DAWSON:  Commissioner Green? 
  COMMISSIONER GREEN:  No questions. 
  CHAIRPERSON DAWSON:  Commissioner Lorenzini? 
  COMMISSIONER LORENZINI:  Yes, I've got a question.  Going back to the 
Eastman property. 
  MR. LYSICATOS:  Yes. 
  COMMISSIONER LORENZINI:  If we're talking about a possible overlay 
zone, what are the mechanics of that?  How would that work and what would that solve? 
  MR. LYSICATOS:  Well, it's just one of the tools in the toolbox.  So, if the 
discussions that happen during the "Red Flag" process and that lead into the public hearing and 
come out of the public hearing, if that's one of the tools that will help us, the Village, meet the 
goals and concerns that come out of that process, that will be something that we would consider 
through the Plan Commission and hopefully to the Village Board.  But it's just a list of these are all 
the available kind of tools through code and through ordinances that are available to us.  So, it's 
just one of those things that was mentioned specifically by the Village Board as a consideration. 
  COMMISSIONER LORENZINI:  But what does that actually do, if you did 
put in the Overlay District? 
  MR. LYSICATOS:  If you put in an Overlay District, no, of course, so an 
Overlay District would allow you to sort of stack the zoning.  So, it would allow you to add extra 
pieces of, you know, requirements, it could change some of the bulk requirements that are in a 
zone, it can even modify some of the use requirements in a zone.  So, you'd have the underlying 
zone, you could add or subtract pieces to that zoning by adding an overlay to an entire district.  
So, you may have a number of zones that now get the same added considerations through an 
overlay. 
  COMMISSIONER CHERWIN:  So, it's customized for the particular site, 
right? 
  MR. LYSICATOS:  Yes.  Yes, instead of individually changing zoning, you 
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can have an overlay that has all the considerations that you want to add to it.  Many downtowns 
have overlay zoning, I think our downtown has an overlay zone.  So, there's a lot of 
considerations that you can add to an Overlay District. 
  COMMISSIONER LORENZINI:  And that's kind of what I figured but I just 
wanted to hear your official response. 
  MR. LYSICATOS:  Absolutely. 
  COMMISSIONER LORENZINI:  Thank you. 
  MR. LYSICATOS:  You're welcome. 
  COMMISSIONER WARSKOW:  And I just wanted to kind of piggyback on to 
Commissioner Cherwin, that I understand that these homeowners did take the time and effort to 
organize and to come as a group to the Village to voice their concerns.  However, I would prefer 
not to see there be preferences for certain areas of homeowners over others because there are 
many areas where there are developments happening that the areas don't necessarily agree 
with. 
  MR. LYSICATOS:  Yes. 
  COMMISSIONER WARSKOW:  So, I do have some concerns about giving 
preferential treatment to this particular neighborhood. 
  MR. LYSICATOS:  No, absolutely.  I think when it comes to the process 
itself, first and foremost, we work with the landowners, you know, their core constituents since 
there is a limited sort of bundle of properties that we're looking at, but to hear everyone out.  The 
beauty of the public hearing process is everybody gets heard, people who live in that 
neighborhood, who live in another part of the town, who they don't necessarily have to even be 
from the Village.  They could be people who come to the downtown or just concerned about the 
issues. 
   So, the public hearing process will shine light on having everybody 
have an opportunity to do that.  In this particular instance, we obviously mentioned the community 
in that neighborhood because that was sort of the directive that came from the Village Board, and 
it is in reaction to that proximity to that residential neighborhood to these potential redevelopment 
properties and the extension of the downtown.  So, it's sort of an evolution and what's happening 
to the downtown.  I think Eastman was an interesting process and that was one of the first, one of 
the latest developments in the downtown in quite sometime outside of Park Place in terms of 
market rate units. 
  COMMISSIONER WARSKOW:  And what are the planned public outreach? 
I mean, I know there will be the formal public notice, but what are the other ways that you're 
planning on engaging the public to bring them in on this discussion? 
  MR. LYSICATOS:  Sure.  We haven't firmed it up completely, but again we 
will have individual meetings with property owners, especially in those redevelopment properties, 
to hear them out, just what are their plans, what are their concerns.  I think HANA provides an 
opportunity to have an organized community meeting and we can hear sort of their perspective 
that we'll organize in a sense, but I think we'll have also a larger community meeting because it's 
not just one organization to find out just what there might be as far as concerns from residents in 
any sort of aspect of development and sort of impacts of development.  There's a lot of different 
externalities that we try to take into account, whether it's parking or traffic or noise or just 
development at the downtown, just sort of how that evolves. 
   I think there's been a robust discussion which, as a planner, I think is 
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a positive.  It allows us to vet things out before they get pen on paper which is easier. 
  COMMISSIONER WARSKOW:  I totally agree.  I just want to make sure that 
we're providing outreach. 
  MR. LYSICATOS:  Yes. 
  COMMISSIONER WARSKOW:  So, that we do get many different 
perspectives -- 
  MR. LYSICATOS:  Absolutely. 
  COMMISSIONER WARSKOW:  -- and not just the Village and HANA. 
  MR. LYSICATOS:  I agree. 
  CHAIRPERSON DAWSON:  Great, thanks.  I think that we've covered all 
the questions.  I believe just from a procedural, we're not opening up to public commentary on 
this particular, correct? 
  MR. LYSICATOS:  I think you can.  I know we are asking for a resolution just 
to adopt the plan with no specific recommendations to change it, but I'm not, from a process 
standpoint, I'm not a 100 percent sure, but I think we're okay with it. 
  CHAIRPERSON DAWSON:  I can open it up because we have this large 
crowd that's here. 
  COMMISSIONER DROST:  Yes.  Obviously, they're clamoring. 
  CHAIRPERSON DAWSON:  Would anyone in the public like to speak?  Oh, 
thank you. 
  COMMISSIONER DROST:  And notice was -- 
  CHAIRPERSON DAWSON:  And even though it seems probably 
unnecessary because you are well known to all of us, please state your name and spell your last 
name for the record. 
 
PUBLIC COMMENTARY ON ANNUAL REVIEW OF THE COMPREHENSIVE PLAN 
 
  MR. MOENS:  Keith Moens, M-o-e-n-s, I'm with Arlington Heights.  Yes, I 
would just agree with the comment on this "Red Flag" being of a particular area and where it just 
seemed like you're reacting to one project, one group in town and that you need to get their 
comments across the board on all things.  That's my only comment on the "Red Flag." 
  CHAIRPERSON DAWSON:  Right, thank you so much. 
  MR. MOENS:  Thank you. 
  CHAIRPERSON DAWSON:  So, with that I'll close public commentary.  I 
think that's a great comment, I am in agreement with that comment. 
   Anybody, any other further commentary or do I have a motion? 
  COMMISSIONER CHERWIN:  I will make a motion. 
 
A motion that, 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 additional amendments at this 
time. 
 
  CHAIRPERSON DAWSON:  Do I have a second? 
  COMMISSIONER GREEN:  Second. 
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  CHAIRPERSON DAWSON:  Do we roll call or we voice vote? 
  MR. LYSICATOS:  I can do roll call. 
  CHAIRPERSON DAWSON:  Do roll call. 
  MR. LYSICATOS:  Sure.  Commissioner Cherwin. 
  COMMISSIONER CHERWIN:  Yes. 
  MR. LYSICATOS:  Commissioner Drost. 
  COMMISSIONER DROST:  Aye. 
  MR. LYSICATOS:  Commissioner Ennes. 
  COMMISSIONER ENNES:  Yes. 
  MR. LYSICATOS:  Commissioner Green. 
  COMMISSIONER GREEN:  Yes. 
  MR. LYSICATOS:  Commissioner Lorenzini. 
  COMMISSIONER LORENZINI:  Yes. 
  MR. LYSICATOS:  Commissioner Warskow. 
  COMMISSIONER WARSKOW:  Yes. 
  MR. LYSICATOS:  And Chair Dawson. 
  CHAIRPERSON DAWSON:  Yes.  
  MR. LYSICATOS:  All right.   
  CHAIRPERSON DAWSON:  All right, with that, I am going to open it up to 
general public commentary.   
   (No response.) 
  CHAIRPERSON DAWSON:  And I see none, I will close general public 
commentary. 
   Do I have a motion to adjourn? 
  COMMISSIONER DROST:  Motion to adjourn. 
  CHAIRPERSON DAWSON:  Thank you, Commissioner Drost. 
  COMMISSIONER CHERWIN:  Second. 
  CHAIRPERSON DAWSON:  Commissioner Cherwin. 
   All in favor? 
   (Chorus of ayes.) 
  CHAIRPERSON DAWSON:  We are adjourned. 

(Whereupon, at 8:18 p.m., the public hearing on the above-
mentioned petition was adjourned.) 
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