
WHEELING PLAN COMMISSION 
THURSDAY, MARCH 23, 2017 6:30 P.M. 

 
AGENDA FOR A REGULAR MEETING OF THE PLAN COMMISSION 

to be held in the Board Room of the Village Hall 
2 Community Boulevard, Wheeling, Illinois 

 
REVISED MARCH 21, 2017 

 

This meeting will stream live and be televised on Wheeling’s Cable Channels 17 & 99 
 
1. CALL TO ORDER 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL 

4. CHANGES TO THE AGENDA 

5. CITIZEN CONCERNS AND COMMENTS 

6. CONSENT ITEMS  
 

A) Docket No. SCBA 17-11 
 Domino’s  
 12 W. Dundee Road 
 Appearance Approval of a Wall Sign 
 

B) Docket No. SCBA 17-13 
 Prime Storage 
 2500 E. Hintz Road 
 Appearance Approval of a Freestanding Sign 
 

C) Docket No. SCBA 17-15 
 Shadow Bend 
 175 Shadowbend Drive 
 Appearance Approval of Subdivision Signs 

 
7. ITEMS FOR REVIEW 

 

A) Docket No. PC 17-4 
 Korean Cultural Center of Chicago 
 9930 Capitol Drive 
 Minor Site Plan and Appearance Approval of a Decorative Wall 
 

B) Docket No. PC 17-3 
 Wheeling Town Center Development 
 351 W. Dundee Road 
 Approval of Final Plat of Subdivision 

 
8. APPROVAL OF MINUTES – March 9, 2017 (includes findings of fact for Docket No. 

2017-1 and Docket No. 2017-2A&B) 
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9. OTHER BUSINESS  

 
10. ADJOURNMENT 

IF YOU WOULD LIKE TO ATTEND A VILLAGE MEETING BUT REQUIRE 
AUXILIARY AID SUCH AS A SIGN LANGUAGE INTERPRETER, PLEASE CALL 
(847) 459-2600 AT LEAST 72 HOURS PRIOR TO THE MEETING. 



 
REQUEST FOR PLAN COMMISSION ACTION 

STAFF PROJECT REVIEW 
 
TO:    Chairperson Ruffatto and Members of the     
    Wheeling Plan Commission 
 
FROM:   Andrew C. Jennings, Director of Community Development 
    Brooke A. Jones, Senior Planner 
         
RE:    Docket No. SCBA 17-11 

Domino’s 
   12 W. Dundee Road 

Appearance Approval of a Wall Sign 
 
DATE OF REPORT: March 15, 2017 
 
DATE OF MEETING: March 23, 2017 
 
PROJECT OVERVIEW: The petitioner is seeking appearance approval for a wall sign for an 
existing carry-out restaurant. 
 
LOCATION MAP: 
 

 
 

GENERAL PROPERTY INFORMATION 
 
Applicant Name:  Doyle Signs 

Property Owner:    Gust Tourlis 

Common Property Address:  12 W. Dundee Road 

Common Location:  Located at the northwest intersection of Dundee 
Road and Wolf Road within the Center Plaza 
Shopping Center. 

Existing Use of Property:   Commercial 

Existing Property Zoning: B-3 General Commercial and Office District 
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Previous Zoning Action at Subject Unit: 
2004-24A Ord. No. 3902, passed 9/20/2004, granted special use-site plan approval of a  
  carry-out restaurant. 
2004-24B Ord. No. 3903, passed 9/20/2004, granted a zoning variation to reduce the amount 
  of required parking.  

 
PROJECT DESCRIPTION  

 
The petitioner is requesting appearance approval to install a new business identification wall sign 
for an existing carry-out restaurant. 
 

SIGNAGE PLAN REVIEW 
 
Sign Location:  The proposed business identification sign will be located on the front façade, 
facing south to Dundee Road.     
 
Sign Type and Size:  An internally illuminated channel letter sign on a raceway is proposed.  
The proposed sign is a total of 19.8 sq. ft. in size.  The sign includes the business name in 
stylized blue letters and the blue, red and white logo.  The store has a frontage of 17 feet.  Each 
storefront is allowed a wall sign with a minimum of 20 sq. ft.  Furthermore, the proposed sign 
design includes a graphic element, which qualifies the sign for a 50 percent size bonus.  
Therefore, the proposed sign meets the size requirements of the Sign Code.  

 
STAFF REVIEW 

 
Impact on Adjacent Uses: No impact on adjacent uses is expected.   
 
Staff Recommended Action: Staff recommends approval of the proposed wall sign.  

 
PROPOSED MOTION 

 
If the Plan Commission finds that the petitioner has satisfied the requirements for appearance 
approval of the wall sign, an appropriate motion would be to: 
 
Approve Docket No. SCBA 17-11 to permit the installation of a business identification wall 
sign in accordance with the sign drawings submitted March 3, 2017 by Doyle Signs, on behalf of 
Domino’s, located at 12 W. Dundee Road, Wheeling, Illinois 
 
 
____________________________   __________________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Director of Community Development  Senior Planner 
 
Attachments:  Photo of existing conditions 

Wall sign plans (2 sheets)  



Existing conditions of store front – looking north

Domino’s – 12 W. Dundee Road
Docket No. SCBA 17-11 (Appearance Approval of a Wall Sign)

Plan Commission Meeting – March 23, 2017
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REQUEST FOR PLAN COMMISSION ACTION 
STAFF PROJECT REVIEW 

 
 
TO:   Chairperson Ruffatto and Members of the  
   Wheeling Plan Commission 
 
FROM:  Andrew C. Jennings, Director of Community Development 
   Brooke A. Jones, Senior Planner 
    
REPORT DATE: March 17, 2017 
 
MEETING DATE: March 23, 2017            
 
SUBJECT:  Docket No. SCBA 17-13 
  Prime Storage 

2500 E. Hintz Road 
Appearance Approval of a Freestanding Sign 

  
PROJECT OVERVIEW: The petitioner is requesting appearance approval to replace the sign 
panels of an existing freestanding sign for a new business.     
 
LOCATION MAP: 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

GENERAL PROPERTY INFORMATION 
 
Applicant Name:     Bright Light Sign 

Property Owner Name:    Prime Storage 



Wheeling Plan Commission 
Meeting Date:  March 23, 2017 
RE:  Docket No. SCBA 17-13 
 
Common Property Address:   2500 E. Hintz Rd. and 2730 Jackson Dr.  

Common Location:    Located at the northwest corner of Hintz Road and 
Jackson Drive. 

Neighboring Property Land Use(s): North: Vacant land / single-family residential 
West: Commercial/Single-family residential 
South: Single-family residential 
East: Multi-family residential 
 

Comprehensive Plan Designation:  Single-family residential 

Property size:     4.11 acres (total)   

   
Existing Property Zoning:   R-1 Single-Family Residential 
 

Previous Relevant Zoning Action on Property:   
2006-14 Ord. No. 4085, passed May 22, 2006, granting sign setback variation 
 

DESCRIPTION OF PROPOSAL 
 
Prime Storage is the new self-storage business occupying the former Space Self Storage facility.   
 
The petitioner is proposing to reface the existing double-sided pole sign.  The property was granted a 
sign variation in 2006 to allow the existing, pole sign to be reused with its nonconforming setback 
(0-foot setback).  The variation (Ordinance No. 4085) was granted subject to the condition that the 
landscaping is maintained per the landscape plan submitted 3.30.2006 (see attachment).   
 
A new landscape plan was not submitted for review.  However, based upon the condition in the sign 
variation ordinance, they should continue to maintain the previously approved landscape plan from 
2006.   
 

SIGN REVIEW 
 

Sign Location:  The sign is existing.  It has a setback variation to allow the zero foot setback.         
 
Sign Type and Size:  There is no change to the existing sign pole or cabinet, except that it will be 
painted blue to match the sign.  The cabinet is double-sided and ten feet by six feet in size (60 square 
feet).  The proposed sign panels display the business name, logo, phone number, web address, and 
tag line.  The sign colors are green, blue and white.   
 
Landscaping:  The landscape plan approved per Ordinance No. 4085 is provided.  It indicates two 
mature evergreen trees, low juniper, and perennials (geranium, daffodils, and tulips).  Based upon 
the image taken on March 16th, it appears that the juniper shrubs are no longer included in the 
landscape area.  They may have been removed when improvements were made in the Hintz Road 
right-of-way (ROW).  In the photo, it appears that other perennials are included in the landscaped 
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area.  Due to the improvements in the Hintz Road ROW and subsequent reduction in landscaped 
area, staff suggests that the existing landscaped area meets the intent of Ordinance No. 4085.   
 

STAFF REVIEW 
 

Impact on Neighboring Uses: No significant impact on adjacent uses is expected. 
 
Staff Recommended Action:  Staff recommends approval of the modifications to the freestanding 
sign for Prime Storage at 2500 E. Hintz Road. 

 
PROPOSED MOTION 

 
If the Plan Commission approves of the requested freestanding sign, an appropriate motion would be 
to: 
 
Approve Docket No. SCBA 17-13 to permit the modification to the existing freestanding sign in 
accordance with the plan submitted by Bright Light Sign on March 2, 2017, for Prime Storage at 
2500 E. Hintz Road, Wheeling, Illinois. 

 
 
 
____________________________   ________________________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Director of Community Development  Senior Planner 
 
 
Attachments:   Photo of existing conditions (staff) 

 
Sign plan 
 
Approved Landscape Plan (2 sheets) per Ordinance No. 4085 



Existing conditions of existing sign – looking east

Prime Storage – 2500 E. Hintz Road
Docket No. SCBA 17-103 (Appearance Approval of a Freestanding Sign)

Plan Commission Meeting – March 23, 2017
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Designer:

PM

PRIME STORAGE GROUP
2500 E. HINTS RD.
ARLINGTON HEIGHTS, IL  60004
MJD
09/30/16

WH
TB

Client:

Address:

Location:

Sales: 

Date: 

� This is an original drawing created by Walton. It is 
submitted for your personal use, however, it shall at 
all times remain the property of Walton.  It may be 
used in connection with the project being planned for 
you by Walton, but not otherwise.  You are not 
authorized to show these drawings to anyone 
outside your organization, nor is it to be reproduced, 
used, copied or exhibited in any fashion.

CID153205
Sales:                                       Date:

P.M.:                                         Date:

Design:                                     Date:

Client:                                       Date:

Approvals:
Signs will be manufactured with 120/277 Volts A/C.  
All Primary electrical service to the sign,and final 
connection thereof, is the responsibility of the buyer.  
All work is to be done in accordance with the purchase 
agreement attached hereto. In case of variance 
between the  specifications of the purchase agreement  
and this drawing, the drawing shall prevail. 

This sign is intended to be installed in 
accordance with the requirements of 
Article 600 of the National Electrical 
Code and/or other applicable local 

codes. This includes proper 
grounding and bonding of the sign.

Revision:    
R1) 9/9/16  revise scope of work - WH

REPLACEMENT PANELS FOR D/F SIGN  -  (2) REQ’D  -  60.4 SQ. FT.
SCALE:  ½” = 1’-0”

SCOPE OF WORK:

•  REMOVE (2) EXISTING PANELS FROM POLE SIGN STRUCTURE
•  MANUFACTURE AND INSTALL (2) NEW PANELS
•  3/16” WHITE POLYCARBONATE WITH SURFACE APPLIED VINYL

•  PAINT CABINET AND RETAINERS TO MATCH PMS 276c BLUE
   GRAPHICS TO MATCH COLOR SWATCH

 A 
EXISTING SIGN

PROPOSED NEW REPLACEMENT PANELS

 6
9”

 (
v.

o.
) 

 7
2 

½
” 

(c
ut

) 
 115 ½” (v.o.) 

 120” (cut) 

R1) 11/10/16  remove border - WH

Page 2 of 2
H:\Prime Storage\Locations\IL Arlington Heights\Design\153205.cdr

R2) 12/6/16  add vinyl color match - WH
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R3) 01/31/17  change graphics - GD

MATCH
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2114 BLUE

MATCH
PMS 376c
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106 GREEN
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REQUEST FOR PLAN COMMISSION ACTION 
STAFF PROJECT REVIEW 

 
 
TO:    Chairperson Ruffatto and Members of the 

Wheeling Plan Commission 
 
FROM:   Andrew C. Jennings, Director of Community 
    Brooke A. Jones, Senior Planner 
 
RE:    Docket No. SCBA 17-15 
    Shadow Bend 
    175 Shadowbend Drive 

Appearance Approval of Subdivision Signs 
 
DATE OF REPORT: March 17, 2017 
 
DATE OF MEETING: March 23, 2017 

 
PROJECT OVERVIEW:   The petitioner is requesting appearance approval of two monument-
style subdivision signs in Shadow Bend.   
 
LOCATION MAP: 
 

 
 

GENERAL PROPERTY INFORMATION 
 
Applicant Name:  Chicago Sign Group 

Property Owner Name:    Shadow Bend Homeowner Association 

Common Property Address:  175 Shaddowbend Drive 
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Common Location:  New signs are proposed at the entrances to Shadow 
Bend, at Shadowbend Drive at Milwaukee Avenue. 

Existing Use of Property:    Multi-Family Residential 

Existing Property Zoning:    R-4 Multi-Family Residential 

Previous Relevant Zoning Action: 
None. 

 
DESCRIPTION OF PROPOSAL 

 
The Shadow Bend Homeowner’s Association, is requesting appearance approval to replace the 
existing subdivision signs at each entrance at the intersections of Milwaukee Avenue and 
Shadowband Drive.  Landscape plans have been provided for each sign.  

 
SIGNAGE PLAN REVIEW 

 
Signage Locations:   The petitioner is proposing to install two subdivision signs.  These signs 
will replace the existing subdivision signs.  However, they will not go in the exact location of the 
existing signs.  Exhibits for the placement of the signs are provided.   
 
The north sign will be placed just north of Shadowbend Drive, adjacent to the Shadowbend 
parking lot.  The sign will be placed one foot east of the property line.  Because the sign is less 
than 24 square feet in size, the Sign Code requires that the sign be only one foot from the 
property line.  On the “Sign Placement” exhibit for the north sign, the pink property line is 
inaccurate.  However, the IDOT line (property line) is accurate.  This sign meets the location 
requirement of the code.  
 
The south sign will be placed just south of Shadowbend Drive, adjacent to the North Star Plaza 
property.  The sign will be placed ten feet east of the property line.  The Sign Code requires that 
signs in residential zoning districts greater than 24 square feet in size be at least ten feet from the 
property line.  This sign meets the location requirement of the code.  
 
Proposed Signage Size, Style and Type: The proposed single-sided, monument-style signs are 
nearly identical except for their sizes.  The north sign is smaller: 16.8 square feet in sign area and 
3’ 11.75” in height.  The south sign is larger: 36.7 square feet in sign area and 6’1” in height.  
The Sign Code allows subdivision signs to be a maximum of 12 feet in height and 100 square 
feet in area.  The signs meet the size requirements of the code.  
 
The signs will be illuminated with reverse channel letters that indicate the subdivision name.  
Night views of each sign are provided. The signs will have stone columns and base with 
limestone caps.  The face of the sign will be aluminum, painted with a textured finish.   
 
Landscaping:  Two different landscape plans are provided that are nearly identical, except in 
size of area.  The area of the landscaping exceeds the requirements of the Sign Code.  The 
proposed landscape plans meet the species mix requirements of the Sign Code.  It includes dwarf 
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evergreens (lime juniper), winter interest (Blue Globe spruce), deciduous shrubs (Blue Jangles 
Reblooming Hydrangea), and flowering perennials (Storm Blue petunia or annual flowers).   
 

STAFF REVIEW 
 
Impact on Neighboring Uses: No significant impact on adjacent uses is expected. 
 
Senior Planner’s Recommendation to the Plan Commission:  Staff recommends approval of 
the proposed signage.   

 
PROPOSED MOTION 

 
If the Plan Commission approves of the proposed signs, an appropriate motion would be: 
 
Approval of Docket No. SCBA 17-15 to permit the installation of the subdivision signs in 
accordance with the following plans submitted March 15, 2017 the Shadow Bend Homeowner’s 
Association, Wheeling, Illinois: 
 

 South (larger) sign rendering, 
 South sign night view, 
 South sign plan, 
 North (smaller) sign rendering, 
 North sign night view, 
 North sign plan, 
 Site plan for western edge of Shadow Bend Subdivision, 
 North sign placement plan,  
 South sign placement plan, and 
 Landscape plan. 

 
 
 
 
____________________________    ___________________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Director of Community Development  Senior Planner 
 
    
Attachments:   Photos of existing conditions (staff) 

 
South (larger) sign rendering 

South sign night view 

South sign plan 

North (smaller) sign rendering 
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North sign night view 

North sign plan, 

Site plan for western edge of Shadow Bend Subdivision 

North sign placement plan, 

South sign placement plan 

Landscape plan 

 



Existing conditions of proposed south sign area – looking south

Shadow Bend Subdivision 
Docket No. SCBA 17-15 (Appearance Approval of Subdivision Signs)

Plan Commission Meeting – March  23, 2017
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Existing conditions of proposed north sign area – looking north

Shadow Bend Subdivision 
Docket No. SCBA 17-15 (Appearance Approval of Subdivision Signs)

Plan Commission Meeting – March  23, 2017
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Chicago Sign Group, llc Customer:                             Location:

Landlord Approval

Customer Approval

Copywright 2014
by Chicago Sign
Group, llc
All designs presented
are the sole property
of Chicago Sign Group,
llc and may not be
reproduced in part 
or in whole without
written permission.

305 Albert Drive
Vernon Hills, IL 60061

847.899.9021
www.ChicagoSignGroup.com

David@ChicagoSignGroup.com

SHADOW BEND HOA
VINCE SMITH
175 SHADOW BEND
WHEELING, IL 60090
312-399-5998
vesmith65@yahoo.com

SHADOW BEND HOA
VINCE SMITH
175 SHADOW BEND
WHEELING, IL 60090
312-399-5998
vesmith65@yahoo.com

SCALE: 1’ = 24”

SHADOW BEND
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Chicago Sign Group, llc Customer:                             Location:

Landlord Approval

Customer Approval

Copywright 2014
by Chicago Sign
Group, llc
All designs presented
are the sole property
of Chicago Sign Group,
llc and may not be
reproduced in part 
or in whole without
written permission.

305 Albert Drive
Vernon Hills, IL 60061

847.899.9021
www.ChicagoSignGroup.com

David@ChicagoSignGroup.com

SHADOW BEND

NIGHTTIME VIEW

SHADOW BEND HOA
VINCE SMITH
175 SHADOW BEND
WHEELING, IL 60090
312-399-5998
vesmith65@yahoo.com

SHADOW BEND HOA
VINCE SMITH
175 SHADOW BEND
WHEELING, IL 60090
312-399-5998
vesmith65@yahoo.com
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Chicago Sign Group, llc Customer:                             Location:

Landlord Approval

Customer Approval

Copywright 2014
by Chicago Sign
Group, llc
All designs presented
are the sole property
of Chicago Sign Group,
llc and may not be
reproduced in part 
or in whole without
written permission.

305 Albert Drive
Vernon Hills, IL 60061

847.899.9021
www.ChicagoSignGroup.com

David@ChicagoSignGroup.com

REV
CHANNEL
LETTER

SHADOW BEND HOA
VINCE SMITH
175 SHADOW BEND
WHEELING, IL 60090
312-399-5998
vesmith65@yahoo.com

SHADOW BEND HOA
VINCE SMITH
175 SHADOW BEND
WHEELING, IL 60090
312-399-5998
vesmith65@yahoo.com
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Copywright 2014
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Vernon Hills, IL 60061

847.899.9021
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Chicago Sign Group, llc Customer:                             Location:

Landlord Approval

Customer Approval

Copywright 2014
by Chicago Sign
Group, llc
All designs presented
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Chicago Sign Group, llc Customer:                             Location:

Landlord Approval

Customer Approval

Copywright 2014
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Group, llc
All designs presented
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of Chicago Sign Group,
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305 Albert Drive
Vernon Hills, IL 60061

847.899.9021
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David@ChicagoSignGroup.com
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REQUEST FOR PLAN COMMISSION ACTION 
STAFF PROJECT REVIEW 

 
TO:    Chairperson Ruffatto and Members of the 

Wheeling Plan Commission 
 
FROM:   Andrew C. Jennings, Director of Community Development 
    Brooke A. Jones, Senior Planner 
 
RE:    Docket No. PC 17-4  

   Korean Cultural Center of Chicago 
   9930 Capitol Drive 

Minor Site Plan & Appearance Approval of a Decorative Wall 
 

DATE OF REPORT: March 15, 2017 
 
DATE OF MEETING: March 23, 2017 
 
PROJECT OVERVIEW: The petitioner is seeking minor site plan and appearance approval 
for changes to install a decorative wall on at the Korean Cultural Center property.   
 
LOCATION MAP: 
 

 
 

GENERAL PROPERTY INFORMATION 
 
Applicant Name:    Yoon Tae Kim (President of KCCoC) 

Property Owner:    Korean Cultural Center of Chicago 

Common Property Address:   9930 S. Capital Drive 

Common Location: Located at the northwest corner of Palatine Road 
and Wolf Road 



Wheeling Plan Commission 
Meeting date: March 23, 2017 
RE: Docket No. PC 17-4 
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Neighboring Property Land Use(s): North: Institutional (Grace Presbyterian Church) 
      West: Institutional (National Louis University) 
      South: Industrial  
      East: Airport 

Comprehensive Plan Designation:  Commercial 

Property size:     3 acres (approx.) 

Existing Use of Property:   Institutional 

Proposed Use of Property:   No change 

Existing Property Zoning: B-3 General Commercial and Office District 

Previous Zoning Action on Property:  
2010-7 Ordinance No. 4512, passed 4/5/2010, granting special use for a cultural and 

center and community center. 
PC 12-16 Minor site plan and appearance approval of a pavilion on 4/26/2012. 
2015-2  Ordinance No. 4934, passed 4/6/2015, granting special use approval for religious 

assembly use at the existing cultural and community center. 
 

DESCRIPTION OF PROPOSAL 
 

The petitioner is seeking minor site plan and appearance approval to install a decorative wall on 
the interior property of the existing Korean Cultural Center of Chicago.   
 
 

SITE PLAN REVIEW 
 
Three sections of decorative walls are proposed in an open space near the existing pavilion.  One 
wall section is 23’4” long.  Two other sections are 15’8” long.  Their placement will frame an 
existing open space area.  No impacts on the site will result from the installation of the 
decorative walls.  An overall site plan and project area site plan are provided.  
 
 

ELEVATION PLAN REVIEW 
 
The proposed decorative walls will be made of concrete block and covered in clay wall tile and 
stone tile.  The walls will have an overall height of 4’10, which includes the clay roof tile.  The 
walls have a width of 1’8”.  A typical elevation and section detail are provided.  
 
 

STAFF REVIEW 
 

Fire Department Review:  The Fire Department has reviewed the plans and has no comments at 
this time. 
 
Engineering Division Review:  The Engineering Division has reviewed the plans and has no 
comments at this time. 
 
Impact on Adjacent Uses: No impact is anticipated on adjacent uses.   
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Staff Recommended Action: After reviewing the proposal, staff suggests the Plan Commission 
approve the proposed minor site plan and appearance modifications for the decorative wall.  

 
 

PROPOSED MOTION 
 
If the Plan Commission approves of the minor site plan and appearance modifications for the 
decorative wall, an appropriate motion would be to: 
 
Approve Docket No. PC 17-4, to grant minor site plan and appearance approval of the 
decorative wall as shown on the Site Plan (A1.2) and Plan Elevation Detail (A1.1) submitted 
March 6, 2017,  for the Korean Cultural Center of Chicago, located at 9930 Capitol Drive, 
Wheeling Illinois. 
 
 
 
____________________________    ___________________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Director of Community Development  Senior Planner 
 
 
Attachments:  Photos of existing conditions (staff) 
 

Site Plan (A1.2) 
 
Plan Elevation Detail Notes (A1.1) 



Existing conditions of subject property (looking northeast)

Korean Cultural Center of Chicago – 9930 Capitol Drive
Docket No. PC 17-4 (Minor Site Plan & Appearance Approval of a Decorative Wall)

Plan Commission Meeting – March 23, 2017

S
C

H
O

E
N

B
E

C
K

  
R

D

KINGSPORT  DR

THELMA  CT

R
O

B
E

R
T

 A
V

E

F
L

E
T

C
H

E
R

 D
R



Existing conditions of subject property (looking north)

Korean Cultural Center of Chicago – 9930 Capitol Drive
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REQUEST FOR PLAN COMMISSION ACTION 

STAFF PROJECT REVIEW 
 
TO:    Chairperson Ruffatto and Members of the 

Wheeling Plan Commission 
 
FROM:   Andrew C. Jennings, Director of Community Development 
    Brooke A. Jones, Senior Planner 
     
RE:    Docket No. PC 17-3 
    Wheeling Town Center  

   351 W. Dundee Road 
   Approval of a Final Plat of Subdivision 

 
DATE OF REPORT: March 21, 2017 
 
DATE OF MEETING: March 23, 2017 
 
PROJECT OVERVIEW: The petitioner is requesting approval of the Final Plat of 
Subdivision for the Wheeling Town Center. 
 
LOCATION MAP: 
 

 
 

GENERAL PROPERTY INFORMATION 
 
Applicant Name:     Brad Friedman, WTC LLC     

Property Owner Name:  Village of Wheeling 

Common Property Address:   351 W. Dundee Road 

Common Location: The vacant parcel at 351 W. Dundee Road (former 
Wicke’s Furniture), the commuter parking for the 
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Wheeling Metra Station, and the existing right-of-
way of Northgate Parkway 

Neighboring Property Land Use(s): North: vacant across Dundee Road & commercial 
adjacent to Metra lot (Burger King)  

West: Transportation (Railroad) 
South: Open Space (Heritage Park) 
East: Public (Village Hall and Recreation Center) 

Comprehensive Plan Designation:  Transit-oriented mixed use 

Property size:     Approximately 16.25 acres 

Existing Use of Property:   Vacant; Metra parking; Northgate Parkway R-O-W  

Proposed Use of Property:   Mixed-Use: apartments (295 units) and retail  
      (100,000 sq. ft.). 

Existing Property Zoning:   MXT – Transit-Oriented Mixed Use District 

Previous Zoning Action on Property:  
2016-20A Wheeling Town Center Final PUD, Ordinance No. 5033, passed October 

17, 2016. 
2016-20B Special Use-Site Plan approval of a Theater, Ordinance No. 5034, passed 

October 17, 2016. 
PC 16-11 Preliminary Plat of Subdivision for Wheeling Town Center, Resolution 

No. 16-115, approved October 17, 2016.  
 
 

DESCRIPTION OF PROPOSAL / BACKGROUND INFORMATION 
 

The petitioner is requesting approval of the Final Plat of Subdivision for Wheeling Town Center, 
which includes 295 residential units and approximately 100,000 square foot of retail space.  The 
Final PUD and preliminary plat of subdivision were approved by the Village Board on October 
17, 2016.   
 
 

STAFF REVIEW 
 
Engineering Review:  The Engineering Division and outside engineering consultant have 
reviewed the draft Final Plat of Subdivision and have requested edits related to easement 
language, notes and signature blocks.  A condition of approval has been added to the motion.   
 
Staff Recommended Action:  Planning staff has been working with the Village Attorney and 
Engineering Division to satisfy the terms of the Redevelopment Agreement and Final PUD 
Ordinance in drafting the Final Plat of Subdivision.  Several conditions of approval have been 
added to the motion to address consistency between all documents.   
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PROPOSED MOTION 
 

If the Plan Commission finds that the petitioner has satisfied the requirements for the granting of 
Approval of Final Plat of Subdivision, an appropriate motion would be to: 
 
Recommend approval of Docket No. PC 17-3; Final Plat of Subdivision for the Wheeling 
Town Center under Title 17, Planning Subdivisions and Developments as shown on the 
Preliminary Plat dated November 17, 2016, prepared by Gremley & Biedermann, Illinois 
Professional Land Surveyor No. 184-005332, on behalf of WTC LLC, for the property consisting 
of approximately 16.25 acres described as the vacant parcel currently known as 351 W. Dundee 
Road, the commuter parking lot adjacent to the Wheeling Metra Station, and the right-of-way of 
Northgate Parkway, located in Wheeling, Illinois,  
 

With the following conditions: 
 

1. The plat of vacation for Northgate Parkway shall be approved prior to Village Board 
approval of the Final Plat of Subdivision for the Wheeling Town Center; 

2. Prior to recording the Final Plat, the remaining pre-conveyance conditions as defined in 
the redevelopment agreement must be met; 

3. That prior to recording the Final Plat, associated documents shall be provided to staff in 
their final form, including but not limited to the Declaration of Covenants, Reciprocal 
Easements, and Operating Agreement for the Wheeling Town Center; 

4. That prior to preparation of the execution copy of the plat, the developer agrees to insert 
language on the second page to indicate that the owner of Lot 10 shall own and maintain 
the water main serving the development.  The developer further agrees that this 
modification to the terms of the Redevelopment Agreement shall be executed prior to the 
recording of the plat. 

5. Prior to Village Board review, the plat shall be updated to reflect the easement language, 
notes, and signature blocks, as required by the Engineering Division.   

6. That the Plan Commission Chair and Secretary sign the document and forward the 
recommendation to the corporate authorities for review and consideration.  

 
 
 

 
 
________________________________  ____________________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Director of Community Development  Senior Planner 
 
 
Attachments:  Final Plat of Subdivision, dated 11.17.2016 (4 sheets) 











Plan Commission    DRAFT    March 9, 2017 
Regular Meeting 

 
1. CALL TO ORDER 
 
Chairman Pro Tem Johnson called the meeting to order at 6:30 p.m. on Thursday, March 9, 2017. 
 
 
2.    PLEDGE OF ALLEGIANCE 
 
 
3. ROLL CALL 

 
Present were Commissioners Blinova, Dorband, Johnson and Zangara.  Commissioners Issakoo, 
Ruffatto and Powers were absent with prior notice.  Also present were Brooke Jones, Senior 
Planner, Mallory Milluzzi, Village Attorney and Ron Antor, Fire Inspector. 
 
 
4. CHANGES TO THE AGENDA - None 

 

5. CITIZEN CONCERNS AND COMMENTS - None 

 
6. CONSENT ITEMS - None 

 
7. ITEMS FOR REVIEW 

 
A) Docket No. 2017-1 

 I Love Kickboxing 
 45 Huntington Lane 
 Special Use-Site Plan Approval of a Recreation and Instruction Facility 

 
See Findings of Fact and Recommendation for Docket No. 2017-1. 
 
Commissioner Dorband moved, seconded by Commissioner Zangara to recommend approval of 
Docket No. 2017-1, Special Use-Site Plan Approval as required under Chapter 19-06 Commercial 
Districts, Chapter 19-10 Use Regulations, Chapter 19-12 Site Plan Approval Requirements, and 
associated sections, to permit a Recreation and Instruction Facility in accordance with the project 
description and floor plan submitted on February 13, 2017 by I Love Kickboxing, to be located at 45 
Huntington Lane, Wheeling, Illinois and with the following condition of approval: 
 

1. A bicycle rack for two bikes shall be provided at building permit. 
 
On the roll call, the vote was as follows: 
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AYES:  Commissioners Blinova, Dorband, Johnson, Zangara 
NAYS: None 
ABSENT: Commissioner Issakoo, Powers, Ruffatto 
PRESENT: None 
ABSTAIN: None 
There being four affirmative votes, the motion was approved. 
 
Commissioner Zangara moved, seconded by Commissioner Dorband to close Docket No. 2017-
1.  The motion was approved by a voice vote.  

 
B) Docket Nos. 2017-2A&B 

 Boston Fish Market 
 412 N. Milwaukee Avenue 
 Concept Review of a Planned Unit Development 
 (2017-2A) Variation from Title 19, Zoning, Regarding a Building Setback 

 (2017-2B) Special Use-Site Plan Approval of a Sit-Down Restaurant 
 
See Findings of Fact and Recommendation for Docket No. 2017-2A&B. 
 
Commissioner Dorband moved, seconded by Commissioner Zangara to recommend approval of 
Docket No. 2017-2B to grant special use approval for a sit-down restaurant in accordance with the 
following exhibits submitted February 16, 2017 (except as noted), for Boston Fish Market, located at 
412 N. Milwaukee Avenue, Wheeling, Illinois: 
 

 Project description (2 sheets) February 8, 2017, 
 Site plan, 
 Floor plan,  
 Elevation plan, and 
 Landscape plan, February 14, 2017.  

 
And with the following conditions of approval: 

1. That retail fish sales is allowed; 
2. At permit provide a lighting plan that demonstrates the existing lights meet the illumination 

levels of the Zoning Code; and 
3. That the refuse in the room addition shall only be accessible from the exterior.  There shall 

be no entrance from the dry storage into the trash room. 
 
On the roll call, the vote was as follows: 
 
AYES:  Commissioners Blinova, Dorband, Johnson, Zangara 
NAYS: None 
ABSENT: Commissioner Issakoo, Powers, Ruffatto 
PRESENT: None 
ABSTAIN: None 
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There being four affirmative votes, the motion was approved. 
 
Commissioner Dorband moved, seconded by Commissioner Zangara to recommend approval of 
Docket No. 2017-2A, granting a variation from Title 19, Zoning, of the Wheeling Municipal Code, 
Chapter 19-05 Section 19.05.010 Mixed Use Districts General Requirements, Subsection L 
Development Standards, regarding required building setbacks, and associated sections, to reduce the 
required side building setback, from twenty-three (23) feet to one foot, six inches, as shown on the 
site plan submitted February 16, 2017 for Boston Fish Market, located at 412 N. Milwaukee Avenue, 
Wheeling, Illinois; 
 
On the roll call, the vote was as follows: 
 
AYES:  Commissioners Blinova, Dorband, Johnson, Zangara 
NAYS: None 
ABSENT: Commissioner Issakoo, Powers, Ruffatto 
PRESENT: None 
ABSTAIN: None 
 
There being four affirmative votes, the motion was approved. 
 
Commissioner Dorband moved, seconded by Commissioner Zangara to close Docket No. 2017-
2A&B.  The motion was approved by a voice vote.  

 
 

C) Docket No. 2017-3 
 Wheeling Station 
 501 W. Dundee Road 
 Concept Review of a Planned Unit Development 

 
Mr. Eric Diamon, Atlas Residential, Mr. Joe Maschek, BSB Design, Architects & Planners, 1530 
East Dundee Road, Palatine and Mr. Karl Camalluci, Taft Law Firm were present at the meeting. 
 
Mr. Maschek represents the developer, Atlas this evening.  He explained the proposed project is a 
7.5 acre site on the northwest corner of Northgate and Dundee Roads.  The project has 230 units 
including 1, 2 and 3 bedroom apartments, 25,000 square feet of retail and the ancillary parking 
recommended.  Most of the team were present at the meeting.   
 
Mr. Maschek explained they were currently gathering information from department heads, staff to 
start to compile everything and make revisions to the design.  The site is on the northwest corner of 
Northgate Parkway and Dundee Road.  It fits in with the approved Wheeling Town Center which is 
currently underway.  He felt this would start to identify the importance of the corner as the Town 
Center by creating a new downtown and real vibrancy.   
 
Mr. Maschek reviewed past projects they had been involved in.  They want to create a building that 
minimizes the exposure of parking, maximizes the amenities and creates a look that fits in with the 
Town Center.  



Wheeling Plan Commission DRAFT March 9, 2017 
Regular Meeting 
 

 
4 of 9 

 
They were involved with a project in Glenview, next to the Marianos on the old Avon site.  It has 
some of the same amenities that would also be included at Wheeling Station.  The building is a 
wrapped concept with a parking structure in the center of the building with wings of apartments 
radiating out from the parking.  This allows for parking at each level with direct parking on the level 
where you live.  It also hides the parking from public view. 
 
They were also involved in the Avant in Lisle along I-88.  It is a four-story building and very 
similar.  It has more masonry and more of a classic urban look.  The amenities are located in the 
courtyard.  There are a lot of amenities which is what they are seeing in almost all new apartment 
developments: clubhouses, swimming pools, pathways, picnic pavilions, barbeque pavilions.  The 
Lisle project is about 8 acres which is a little larger and has quite a few more units than the proposed 
in Wheeling.  It is also wrapped around a four-story parking structure. 
 
They showed a building in Texas that was similar with the parking deck along one side of the 
building to screen and buffer the apartment units from the heavier uses across the street to the north. 
 It has courtyards, a fitness center and other public uses that address the street. 
 
Mr. Maschek referred to the Wheeling site which is a mixed use building with 25,000 square feet of 
retail along Dundee Road surrounded with 230 apartment units designed around two courtyards.  
One is a more passive use and one is a more active use, a four-story garage screening the residential 
units from the Metra tracks to the west.  It also includes another small parking area that would serve 
the east half of the building and a clubhouse in the center of the building with residential above.  
There is an entry to the garage from the east through the center of the courtyard so residents could 
pick up or drop off things by driving right into the courtyard.  The courtyard adds more light and air 
to the building and then the garage is accessed on the east and south sides.  The entry to the first 
floor garage is from the north.  Trash pickup parking access is away from the street. 
 
Mr. Maschek stated the access points includes a right-in and right-out along Dundee Road which is 
similar to the previous proposal on this site from 2008.  He reminded the Commission that the plans 
were still evolving and tweaking was still being done at this point.  There is a fire lane along the 
north and west sides of the site to provide fire access. The access will be paved.  The potential area 
along the west side could be a parking bank or additional amenities…dog walking or another green 
amenity between the railroad tracks and their building. 
 
Mr. Maschek reported that the retail has approximately 110 parking stalls so it parks at 4.4 stalls per 
1,000 which is about industry standards.  The residential including two parking garages and surface 
parking parks at about 1.7 stalls per unit which is above transit oriented development and falls 
within industry standards. 
 
Mr. Maschek reviewed the different uses on each floor.  The first floor includes residential with the 
club in the center.  The club would also include a leasing center, fitness area and other amenities 
such as business center, etc.  Courtyard 1 is a more active use and courtyard 2 is more of a passive 
use with perhaps a picnic pavilion, a barbeque area or a walking path.  The walking path could also 
be provided along the north and west to provide additional outdoor space or dog walking. 
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There is 25,000 square feet of retail along Dundee Road.  Most of the retail is about 60’ deep with a 
bumped out area on the prime corner to provide a space for a more prominent retailer.   
 
The signage located along Dundee Road is at the corner and would include smaller directional 
signage along Northgate.  
 
The second floor is mostly residential over the parking on the first floor on the east side.  Retail is 
designed as two story space to accommodate the HVAC and potentially mezzanine office space.  
The floors are about 11’ high so a total floor height of about 22’.  The clubhouse in the center is also 
a two story and would accommodate any management offices.   
 
The third and fourth floors are primarily residential.  Each floor has direct access to the garage.  The 
residential on the third and fourth floors would also overlap the top of the retail. 
 
Mr. Maschek stated they were in the process of completing their market study.  Traffic is a big 
concern.  The traffic engineer, civil engineer and TIF specialist were both present. 
 
Mr. Maschek opened the discussion to the Commission.  They want to gather information in order to 
proceed.   
 
Commissioner Dorband questioned if they were doing a marketing study.  Mr. Maschek confirmed 
they were in the process and still waiting for the results. 
 
Commissioner Dorband questioned if they had concerns with the amount of proposed retail being 
located across the street from the Town Center.  She questioned the types of retail they were looking 
to bring in to the development.  Mr. Maschek explained they were talking about a larger fitness 
center potentially or maybe a restaurant.  He thinks the exposure to Dundee Road was excellent 
since there currently wasn’t any place to stop.  He thought retail space was a natural and desirable. 
 
Commissioner Dorband expressed concern about the density, amount of units, parking and traffic.  
She felt there were already so many rental units in the area.  She questioned why the petitioner felt it 
was a good idea.  Mr. Maschek explained the market study would help him answer the question.  He 
explained they have worked with Kinsey at Northgate Crossing who had been extremely successful. 
 There is a huge investment in the Town Center with quite a few residential units.  They have seen a 
huge need for rental housing in the market.  The Glenview development has 300 units on 5 acres and 
were at 95% occupancy.  They were bullish on the market and Wheeling because of the closeness to 
the train and future of the Town Center which all drives the need. 
 
Commissioner Dorband expressed concern with the layout and turning radius for a fire truck.  She is 
also concerned with the access to the roofs.  She felt it seemed tight for a fire truck to get through.  
She referred to the complex she lives in which is pretty wide open but has difficulty with a fire truck 
getting through.  Fire Inspector Antor explained it was one of the items the Chief brought up to the 
petitioner at the Village Board Meeting.  They have not seen any definitive plans with the turning 
radius analysis.  Commissioner Dorband expressed concern about the height of the building.  Fire 
Inspector Antor explained there hadn’t been a formal presentation except for the concept drawing.  
Staff is working on setting up a meeting with Community Development, the Fire Department and the 
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developer. 
 
Commissioner Dorband questioned what other concerns the Fire Department had with the site.  Fire 
Inspector Antor explained the Chief was the person who spoke with the petitioner but from looking 
at the proposal, he had the following concerns regarding the site access, ability to ladder, snow 
removal and how it impacts the available ground surface parking on the site and how it impacts fire 
apparatus access to the site.  He referred to the parking garages and the issues with vehicle fires in 
the garage.   
 
Commissioner Dorband referred to the previous petitioner for the site and noted that she had 
expressed the same concerns.  She expressed concern for the access to the site and the amount of 
traffic on Northgate and Dundee Road. 
 
Commissioner Dorband questioned if there would be an appraisal research on the project.  Mr. 
Maschek explained the market study would determine the market for the proposed.  He explained 
there was a lot of research done as part of the TIF process.   
 
Commissioner Dorband questioned the size of the units.  She felt the smallest unit seemed a little 
small.  Mr. Maschek explained they were going a little larger than what was happening in the 
market. A lot of it was driven by millennials.  There is a big push for smaller units and was driven by 
cost.  He stated that a 1 bedroom unit was usually $1,100-$1,200 a month. They were currently 
seeing 1 bedroom units at 600-700 square feet but then the clubhouse would have a kitchen, rental 
rooms for parties, etc.  The 1 bedroom units for this proposal are 800-850 square feet.  He mentioned 
there were also junior apartments/studios.  He explained the market study would tell them the target 
sizes.  Their project includes a little larger unit than what is seen in other areas.  A typical 2 bedroom 
unit is 1,050-1,100 square feet and a 3 bedroom would be 1,300 square feet. 
 
Commissioner Dorband questioned if the rents would include garage parking and/or storage area or 
if they would be charged extra.  Mr. Maschek explained that they were in the first step of the process 
and would be gathering information so he doesn’t want to dwell on a number. 
 
Commissioner Dorband didn’t see a lot of walking or green space on the plans.  She questioned 
where people would walk their dogs.  She wanted to get a better feel for the space.  She felt they 
were trying to put a whole lot into a small space.  Mr. Maschek agreed they were but it was because 
it was at the crossroads of Wheeling.  He explained sites closer to train stations become more 
complex.  He referred to courtyards in their focus developments that have seating areas, small 
putting green and etc.  In the proposed site, there is a lot of area around the outside of the site that 
could be used for a dog amenity.  He suggested including maybe a small dog walking area on the 
west side of the site.  The courtyards would then serve as a picnic/barbeque area on one side.  Mr. 
Maschek explained their proximity to the train station was also important to the site. 
 
Commissioner Dorband reiterated her concern about the density.  She thinks it’s a lot to put in the 
space.   
 
Mr. Maschek stated the feedback is what they were looking for so they could incorporate what they 
can into the plans. 
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Mr. Camalluci reported they had met with Village Staff and Department Heads.  They had not 
updated the current plans because they wanted feedback from the Board and Plan Commission 
before updating another round of designs.   
 
Commissioner Blinova questioned if they had any idea who would be leasing their retail space.  Mr. 
Diamond explained they would need a nice mix and maybe include a restaurant, fitness center and 
maybe some national retailers – hair, supplement store that would complement the fitness.  It was 
too preliminary to have anything solid. 
 
Commissioner Zangara stated he watched the presentation to the Village Board and would not repeat 
the same comments.  He expressed concern regarding the density but also referred to the park across 
the street that could draw people.  He would love to see a walkway across the street but understood it 
was not their responsibility. 
 
Commissioner Zangara questioned if there would be storage in the parking garage since the 
apartment units were small. 
 
Commissioner Zangara referred to adding parking stalls for electric cars at the Town Center garage. 
 
Commissioner Zangara questioned if all of the deliveries to the retail would be done through the 
front door access.  He questioned if there were rear door access for the retail.  Mr. Maschek 
explained that they preliminary allowed an extra depth so they would have their own retail corridor 
so that service would happen on the west side.  The service area could be screened.  All of the retail 
would be handled through a separate internal hallway.  Commissioner Zangara warned them to be 
conscious about the service area with a garbage truck.   
 
Commissioner Zangara referred to bicycle parking and has seen a couple spaces provided in the 
garage. 
 
Commissioner Zangara questioned if the picnic area would include grills.  Mr. Maschek confirmed 
there would be a common barbeque area.  They are still working through the details. 
 
Commissioner Zangara suggested considering having an indoor pool instead of outdoor. 
 
Commissioner Zangara questioned having condos instead of apartments.  Mr. Maschek agreed to 
address.  He explained there is a need for rentals since there had been so many decades of condos.  
Commissioner Zangara believes there were already so many rentals. 
 
Commissioner Zangara loved the building and concept.  He questioned if the garage would have 
permit parking to regulate the parking.  Mr. Maschek explained the ideal was to assign parking for 
the same floor as the apartment.  They have designed a few extra spots in the garage in case a valet 
service was necessary for one of the retail users if there was a restaurant.  Mr. Maschek explained 
they could provide additional parking along the paved fire access.  They are currently parked at 1.7 
stalls per unit which includes the studios and 1 bedroom units. 
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Commissioner Zangara suggested including an outdoor seating area for a restaurant.   
Commissioner Zangara is interested in the study. He liked the project. 
 
Mr. Maschek liked the electric car point.  He explained that part of his team was looking at 
hopefully additional funding from other sources that would allow for alternative energy.  He 
mentioned solar panels or something that would create a greener environment. 
 
Chairman Pro Tem Johnson asked if the upper level in the four story parking garage would be 
covered.  Mr. Maschek explained they have discussed solar panels that would provide some type of 
alternative energy and provide covered parking on the fourth floor.  Their intention is to provide 
covered parking for every resident. 
 
Chairman Pro Tem Johnson thinks a restaurant on the larger corner unit would be great but sees a 
challenge.   
 
Chairman Pro Tem Johnson questioned if they were confident they could overcome the floodplain 
issue.  Mr. Maschek explained it was all part of the negotiations.  They are confident they can 
overcome it.  They are still working through some of the details. 
 
Chairman Pro Tem Johnson mentioned the Commission looks at the trash and snow removal during 
the preliminary review.   
 
Chairman Pro Tem Johnson asked for details about the proposed materials.  Mr. Maschek explained 
they want to intergrade it into the theme of the area using something similar but distinct from the 
Town Center.  He thinks using a classic masonry façade would be most appropriate. 
 
Chairman Pro Tem Johnson questioned if they had done any other similar residential retail 
developments.  Mr. Maschek confirmed they were mostly strictly residential.  He mentioned they did 
a project in Portage, IN currently being built that integrates retail on the first floor.  They designed 
the residential units in the retail space so that when the retail, traffic and amount of residents were 
there to provide enough traffic for retail they could pull the residential fixtures out and create retail. 
 
In reply to Commissioner Zangara’s question, Mr. Maschek confirmed they were also doing a traffic 
study. 
 
In reply to Commissioner Dorband’s question, Mr. Maschek confirmed the apartments would 
include balconies.  Commissioner Dorband asked that they be deep enough to accommodate a chair 
and small table. 
 
Commissioner Dorband questioned if they considered incorporating a green roof on the parking 
garage.  Mr. Maschek confirmed they had considered it and were still in discussions. 
 
Mr. Maschek referred to Commissioner Dorband’s concern about the roof height; he confirmed they 
always consider the roof a fifth façade.   
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8. APPROVAL OF MINUTES – February 23, 2017 
 
Commissioner Zangara moved, seconded by Commissioner Dorband to approve the minutes dated 
February 23, 2017.  The motion was approved by a voice vote. 
 
 
9. OTHER BUSINESS 
 
Commissioner Dorband mentioned the Chamber of Commerce’s recent event at Purple Sprout 
had an excellent turnout. 
 
Chairman Pro Tem Johnson thanked everyone for attending the blood drive. 
 
 
10. ADJOURNMENT 
 
Commissioner Dorband moved, seconded by Commissioner Zangara to adjourn the meeting at 8:14 
p.m.  All were in favor on a unanimous voice vote and the meeting was adjourned.   
 
Respectfully submitted, 
 
 
______________________ 
Paul Zangara, Secretary Pro Tem 
Wheeling Plan Commission 
 
DISTRIBUTED TO THE COMMISSION 3.17.2017 
FOR APPROVAL ON 3.17.2017 
 



 DOCKET NO. 2017-1 
 

DRAFT FINDINGS OF FACT 
AND RECOMMENDATION 

 
To:  Village President and Board of Trustees 
 
From:  Wheeling Plan Commission/Sign Code Board of Appeal 
 
Re:  Docket No. 2017-1 

 I Love Kickboxing 
 45 Huntington Lane 
 Special Use-Site Plan Approval of a Recreation and Instruction Facility 
 

  Yiaolin Li, contract lessee on behalf of I Love Kickboxing.com, is seeking Special 
  Use-Site Plan Approval as required under Chapter 19-06 Commercial Districts,  
  Chapter 19-10 Use Regulations, and Chapter 19-12 Site Plan Approval Requirements, 
  and associated sections, to establish a Recreational and Instructional Facility use at 45 
  Huntington Lane, Wheeling, Illinois, which is zoned B-2 Neighborhood Commercial 
  District, and located in the Arlington Club Commons. 
 
 
Present were Commissioners Blinova, Dorband, Johnson and Zangara.  Commissioners Issakoo, 
Ruffatto and Powers were absent with prior notice.  Also present were Brooke Jones, Senior Planner, 
Mallory Milluzzi, Village Attorney and Ron Antor, Fire Inspector. 
 
Mr. Joe Miller, SVN, 25 N. 3rd Street, Geneva, IL was present and sworn in. 
 
Commissioner Zangara read the following statement aloud. 
 
A zoning Special Use, as defined in Title 19, of the village of Wheeling (Zoning), is a use of parcel 
of land that requires review and consideration before approval due to circumstances or effects on the 
surrounding properties that may adversely affect them.  In order to be considered for a special use 
the petitioner is required to demonstrate through testimony to the Plan Commission at the public 
hearing why their request meets the conditions of the village code including, but not limited to, how 
the proposed use will not damage the enjoyment or use of the surrounding properties.  Prior to the 
public hearing the petitioner provides written statements meant to show that their request for a 
special use meets the standards established in Title 19.  The Commission Chairperson will typically 
direct that these statements be entered into the record without a full reading of them at the hearing.  
Based upon the testimony and supporting materials submitted, the Plan Commission will make 
findings in support of, or against, the petitioner’s testimony and report those findings to the Village 
Board. 
 
Mr. Miller, real estate broker, represents I Love Kickboxing’s Chicago market.  They have a total of 
six locations throughout the Chicago market.   They are in construction for a location in Wheaten, 
downtown LaGrange and Woodridge.  The proposed location in Wheeling is a 3,517 square foot end 
cap unit in the shopping center.  I Love Kickboxing operates a class based fitness program with free 
standing bags.  They start with a 15 minute intensive warm up, 30 minutes of kicking and punching 
bags and then 15 minute cool down.  He described it as cardio kickboxing with no sparing and is not 
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designed to teach people to fight.  It is designed as a full body workout. 
 
Mr. Miller stated the site selected was well parked and had 181 parking spaces for the 38,000 square 
foot shopping center.  He felt even with the heavy parking needs they feel there will be more than 
enough sufficient parking.  Classes operate primarily in the morning and evening with some classes 
around lunch time.  He does not believe there would be classes prior to 7:00 a.m. and the latest class 
in the evening would be 9:00 p.m.  He does not believe there will be an impact to the surrounding 
buildings. 
 
Chairman Pro Tem Johnson opened the discussion to the public.  No one from the audience came 
forward. 
 
Commissioner Dorband questioned the hours of operation.  Mr. Miller stated the hours typically start 
with one or two classes in the morning at about 7:00 a.m. and one or two classes in the evening (3 
days a week to start) ending by 10:00 p.m.  As classes fill up, the number of classes will expand.  He 
did not believe there would be classes prior to 6:00 a.m. or later than 10:00 p.m. in this location but 
he needs to verify with the operation. 
 
Commissioner Dorband questioned if classes ran all day long.    Mr. Miller explained they typically 
ran two back-to-back classes in the morning, two in the evening and two around lunch once they 
were up and running.  The classes are 1 hour long with a 15-minute passing period between classes. 
 
Commissioner Dorband had no concern with the parking since she was familiar with the center. 
 
Commissioner Dorband questioned their plans for bicycle parking.  Mr. Miller stated that he was not 
aware of a firm plan.  In a number of their units they have added bicycle parking in front based on 
demand.  Commissioner Dorband felt there was room for a rack if needed. 
 
Commissioner Dorband expressed a concern regarding smoking and keeping them away from the 
area.  Mr. Miller stated they had not looked into it but referred to the State of Illinois law that 
requires smokers to be a minimum of 20 feet  away from the door.  He confirmed the franchise 
would enforce it.  Commissioner Dorband requested that they discuss it with the ownership. 
 
Commissioner Dorband felt it was a good use for the area. 
 
In reply to Commissioner Dorband’s question, Mr. Miller confirmed they would use channel letter 
signage on the façade of the building.  They have not applied but confirmed they would comply with 
the ordinance.  Ms. Jones confirmed Staff had discussed what was permitted but they had not yet 
applied for signage. 
 
Commissioner Blinova requested details regarding the retail space included on the plans.  Mr. Miller 
explained it was a pro shop selling clothing, gloves and protein drinks. 
 
In reply to Commissioner Blinova’s question, Mr. Miller confirmed the break room was for 
employees only. 
Commissioner Zangara questioned if there were Saturday and Sunday classes.  Mr. Miller confirmed 
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there were classes on the weekend but they tended to be more limited and not as early or late as 
weekday classes. 
 
In reply to Commissioner Zangara’s question, Mr. Miller confirmed the space had an open ceiling.  
Commissioner Zangara questioned if there was soundproofing for the neighboring tenants.  Mr. 
Miller explained they work with the ownership and contractor to sound dampen the demising walls.  
He confirmed the noisiest part of the class was the instructors.  The classes are designed to be 
energetic. 
 
Commissioner Zangara questioned if there were washer and dryers in the unit.  Mr. Miller explained 
they don’t provide toiletries.  They have lockers. 
 
Chairman Pro Tem Johnson questioned if the business was open in between classes.  Mr. Miller 
confirmed they did not maintain operating hours if they had more than a one hour passing period. 
 
Chairman Pro Tem Johnson mentioned that bike racks were typically included on the plans for this 
type of use.  Ms. Jones questioned if the Commission wanted to add it as a condition of approval.  
All Commissioners present were in favor of adding a condition for bike racks. 
 
Commissioner Dorband moved, seconded by Commissioner Zangara to recommend approval of 
Docket No. 2017-1, Special Use-Site Plan Approval as required under Chapter 19-06 Commercial 
Districts, Chapter 19-10 Use Regulations, Chapter 19-12 Site Plan Approval Requirements, and 
associated sections, to permit a Recreation and Instruction Facility in accordance with the project 
description and floor plan submitted on February 13, 2017 by I Love Kickboxing, to be located at 45 
Huntington Lane, Wheeling, Illinois and with the following condition of approval: 
 

1. A bicycle rack for two bikes shall be provided. 
 
On the roll call, the vote was as follows: 
 
AYES:  Commissioners Blinova, Dorband, Johnson, Zangara 
NAYS: None 
ABSENT: Commissioner Issakoo, Powers, Ruffatto 
PRESENT: None 
ABSTAIN: None 
 
There being four affirmative votes, the motion was approved. 
 
Commissioner Zangara moved, seconded by Commissioner Dorband to close Docket No. 2017-1.  
The motion was approved by a voice vote.  
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Respectfully submitted, 
 
 
_____________________________  
Don Johnson, Chairman Pro Tem 
Wheeling Plan Commission/    
Sign Code Board of Appeals  
 
DISTRIBUTED TO THE COMMISSION 3.17.2017 
FOR APPROVAL ON 3.17.2017 
 



 DOCKET NO. 2017-2A&B 
 

DRAFT FINDINGS OF FACT 
AND RECOMMENDATION 

 
To:  Village President and Board of Trustees 
 
From:  Wheeling Plan Commission/Sign Code Board of Appeal 
 
Re:  Docket No. 2017-2A&B 

 Boston Fish Market 
 412 N. Milwaukee Avenue 
 Concept Review of a Planned Unit Development 
 (2017-2A) Variation from Title 19, Zoning, Regarding a Building Setback 
 (2017-2B) Special Use-Site Plan Approval of a Sit-Down Restaurant 
 

2017-2A&B 412 North Milwaukee Ave LLC, property owner, is seeking the following for the 
property at 412 N. Milwaukee Avenue, which is zoned MXC Commercial-Residential Mixed Use 
District: 
 

2017-2A Variation from Title 19, Zoning, of the Wheeling Municipal Code, Chapter 19-05, 
  Section 19.05.010 Mixed Use Districts General Requirements, Subsection L  
  Development  Standards, regarding required building setbacks, which shall be  
  considered with respect to the B-3 District regulations; and 
 

2017-2B Special Use-Site Plan Approval as required under Title 19, Zoning, of the   
  Wheeling Municipal Code, Chapter 19-05 Mixed Use and Overlay Districts,  
  Chapter 19-10 Use Regulations, Chapter 19-12 Site Plan Approval  Requirements, 
  and associated sections, in order to establish a sit-down restaurant. 
 
 
Present were Commissioners Blinova, Dorband, Johnson and Zangara.  Commissioners Issakoo, 
Ruffatto and Powers were absent with prior notice.  Also present were Brooke Jones, Senior 
Planner, Mallory Milluzzi, Village Attorney and Ron Antor, Fire Inspector. 
 
Commissioner Zangara read the following statement aloud. 
 
A zoning Special Use, as defined in Title 19, of the village of Wheeling (Zoning), is a use of parcel 
of land that requires review and consideration before approval due to circumstances or effects on the 
surrounding properties that may adversely affect them.  In order to be considered for a special use 
the petitioner is required to demonstrate through testimony to the Plan Commission at the public 
hearing why their request meets the conditions of the village code including, but not limited to, how 
the proposed use will not damage the enjoyment or use of the surrounding properties.  Prior to the 
public hearing the petitioner provides written statements meant to show that their request for a 
special use meets the standards established in Title 19.  The Commission Chairperson will typically 
direct that these statements be entered into the record without a full reading of them at the hearing.  
Based upon the testimony and supporting materials submitted, the Plan Commission will make 
findings in support of, or against, the petitioner’s testimony and report those findings to the Village 
Board. 
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Mr. David Arena, Attorney, 216 West Higgins Road, Park Ridge, Mr. Louis Psihogios, Boston Fish, 
1225 E. Forest Avenue, Des Plaines, Mr. Stelios Logarakis, Premier Custom Homes, 825 S. 
Waukegan Road, Lake Forest and Mr. Simon Batistich, 475 Frontage Road, Burr Ridge were present 
and sworn in. 
 
Mr. Arena reported that Mr. Psihogios purchased Pete Millers at 412 N. Milwaukee Avenue.  It was 
an existing restaurant operating under a special use since the area is not zoned for a restaurant.  They 
are asking for a special use for the same purpose to operate Boston Fish Market.  In addition, they 
are looking for a variance since the existing structure is non-conforming along the south property 
line with a porch.  The restaurant operation also needs cold dry storage so they want to add cold dry 
storage in the lot along the south property line.  
 
Mr. Arena stated they were not putting an additional burden on the community.  The operations of 
Boston Fish Market will be similar to Pete Millers except that it is limited to seafood. 
 
Chairman Pro Temp Johnson opened the discussion to the public.  No one from the audience came 
forward. 
 
Commissioner Zangara is excited about the project.  He requested details about the porch.  Mr. 
Arena confirmed it was an existing porch.  Mr. Batistich explained the existing porch was an 
addition done in phases and appeared shabby.  They want to update it and expand it by widening so 
it blends better with the overall building.  Commissioner Zangara questioned if they were planning a 
patio since there were four doors included on the plan.  Mr. Psihogios explained it would be used for 
the retail and carryout area or for casual dining.  The area would include a few tables.  Customers 
will be able to come in and out of the doors.   
 
Commissioner Zangara questioned if sidewalks were included in the landscape plan.  Mr. Psihogios 
explained the landscaping would be 4’ from the curb.  Mr. Arena further explained the Des Plaines 
location used the same entrance for diners and carryout and they found it to be problematic.  In order 
to alleviate the problem, they have a separate entrance for people just picking up and leaving.   
 
Ms. Jones requested further explanation.  Mr. Psihogios pointed out the main entrance on the plan 
and the seating area for the carryout.  He confirmed all four doors would be available to be used.  
The doors could also be opened to allow fresh air into the space.  Mr. Batistich explained it would 
give a porch feel to the area. 
 
Commissioner Zangara was happy they were fixing the parking lot. 
 
Commissioner Blinova had no questions.   
 
In reply to Commissioner Dorband’s question, Mr. Psihogios confirmed the lighting would be 
indicated on the plan. 
 
In reply to Commissioner Dorband’s question, Mr. Psihogios confirmed the landscaping would be 
submitted to staff.  She questioned if the Commission needed to see the landscaping plan before 
moving forward.  Ms. Jones explained the decision was up to the Plan Commission.  Ms. Jones 
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asked if the proposed plans were the existing conditions.  Mr. Psihogios confirmed the new 
landscaping was included in the plans.  Ms. Jones didn’t think it appeared to include any new shrubs, 
flowering perennials or additional plant material.  Mr. Arena confirmed they were replacing trees.  
Mr. Batistich confirmed the plan provided was the proposed landscaping.  Commissioner Dorband 
questioned if the proposed plan included the new as well as the existing.  Mr. Psihogios confirmed it 
included both.  Mr. Batistich explained they were just fixing the landscaping and not making any 
major changes to it.   
 
Commissioner Dorband questioned if they had made any concessions to the parking for the 
customers who were just coming in to purchase seafood.   Mr. Psihogios explained it would be 
addressed by including 15-minute parking for carryout.  He noted the location on the plan. 
 
In reply to Commissioner Dorband’s question, Mr. Psihogios confirmed that customers could place 
orders ahead of time. 
 
Commissioner Dorband questioned if they had made plans to address employee parking.  Mr. 
Psihogios confirmed the employees would park in the back of the lot. 
 
In reply to Commissioner Dorband’s question, Mr. Psihogios confirmed they were changing the 
windows, adding a sign over the building, porch update and adding coolers.  A sample of the cooler 
material was provided.  The color was not provided.  A sample of the patio stone was also provided. 
 
Chairman Pro Tem Johnson questioned if display cases would be provided in the retail area.  Mr. 
Batistich explained there was an open kitchen with 20’ of display counter.  It will be accessible from 
both the carryout and dining areas. 
 
Mr. Psihogios explained customers would select their fish, have it prepared and then deliver it to 
their table.  Mr. Arean explained customers could also come in and order their fish and then take it 
home.  Mr. Psihogios explained the preparation of fish takes place in the back and then brought back 
to the counter.  He confirmed none of the cleaning or preparation would take place near the counter. 
 
Chairman Pro Tem Johnson referred to a concern from the Health Department regarding the trash 
enclosure being connected to the dry storage.  Mr. Psihogios confirmed it would be divided.  Ms. 
Jones questioned if the trash area could be accessed from inside.  Mr. Psihogios confirmed the trash 
could not be accessed from inside.  You will need to exit the building in order to deliver the trash.  It 
was determined that the plan was not depicted correctly.  Ms. Jones will add a condition of approval 
in order to correct it.  Chairman Pro Tem Johnson questioned if a revised plan needed to be provided 
prior to going to the Village Board.  Ms. Jones explained based on the discussion it could be covered 
through a condition of approval. 
 
Chairman Pro Tem Johnson questioned if elevations were needed for the porch.  Ms. Jones provided 
the elevations that had been provided.  Mr. Batistich confirmed the entire porch was new. 
 
Commissioner Zangara referred to the bike rack shown in the picture and suggested adding a 
condition of approval for the location.  He explained the current location shown in the picture would 
be in a grassy area.  Mr. Batistich explained it could be left in the same place.  Commissioner 
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Zangara was not concerned about the location but wanted to make sure it was included. 
 
Chairman Pro Tem Johnson questioned if a lighting plan would be needed.  Ms. Jones confirmed a 
plan that met the Zoning Code would be required prior to permitting.  The plan is to reuse the 
existing light fixtures.  Staff has been working on testing the existing fixtures to ensure they would 
meet the current lighting standards.  The plan has not yet been produced that meets the standards.  
Mr. Arena confirmed they were currently working on it. 
 
In reply to Commissioner Dorband’s question, Mr. Psihogios confirmed they don’t have an opening 
date at this time but thought it would be about 4 months. 
 
Chairman Pro Tem Johnson questioned if the Commission had comments about the variation.   
 
Commissioner Zangara noted the variation was existing. 
 
Ms. Milluzzi explained they were extending the amount getting the variation.  Ms. Jones noted the 
dry storage and trash area were the new additions. 
 
Commissioner Dorband moved, seconded by Commissioner Zangara to recommend approval of 
Docket No. 2017-2B to grant special use approval for a sit-down restaurant in accordance with the 
following exhibits submitted February 16, 2017 (except as noted), for Boston Fish Market, located at 
412 N. Milwaukee Avenue, Wheeling, Illinois: 
 

 Project description (2 sheets) February 8, 2017, 
 Site plan, 
 Floor plan,  
 Elevation plan, and 
 Landscape plan, February 14, 2017.  

 
And with the following conditions of approval: 

1. That retail fish sales is allowed; 
2. At permit provide a lighting plan that demonstrates the existing lights meet the illumination 

levels of the Zoning Code; and 
3. That the refuse in the room addition shall only be accessible from the exterior.  There shall 

be no entrance from the dry storage into the trash room. 
 
On the roll call, the vote was as follows: 
 
AYES:  Commissioners Blinova, Dorband, Johnson, Zangara 
NAYS: None 
ABSENT: Commissioner Issakoo, Powers, Ruffatto 
PRESENT: None 
ABSTAIN: None 
 
There being four affirmative votes, the motion was approved. 
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Commissioner Dorband moved, seconded by Commissioner Zangara to recommend approval of 
Docket No. 2017-2A, granting a variation from Title 19, Zoning, of the Wheeling Municipal Code, 
Chapter 19-05 Section 19.05.010 Mixed Use Districts General Requirements, Subsection L 
Development Standards, regarding required building setbacks, and associated sections, to reduce the 
required side building setback, from twenty-three (23) feet to one foot, six inches, as shown on the 
site plan submitted February 16, 2017 for Boston Fish Market, located at 412 N. Milwaukee Avenue, 
Wheeling, Illinois; 
 
On the roll call, the vote was as follows: 
 
AYES:  Commissioners Blinova, Dorband, Johnson, Zangara 
NAYS: None 
ABSENT: Commissioner Issakoo, Powers, Ruffatto 
PRESENT: None 
ABSTAIN: None 
 
There being four affirmative votes, the motion was approved. 
 
Commissioner Dorband moved, seconded by Commissioner Zangara to close Docket No. 2017-
2A&B.  The motion was approved by a voice vote.  
 
 
Respectfully submitted, 
 
 
_____________________________  
Don Johnson, Chairman Pro Tem 
Wheeling Plan Commission/    
Sign Code Board of Appeals  
 
DISTRIBUTED TO THE COMMISSION 3.17.2017 
FOR APPROVAL ON 3.17.2017 
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