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Planning & Community 
Development Dept. Review  
May 31, 2018 

 

REVIEW ROUND 1 

Project: Ivy Hotel – James Cazares 

519 W. Algonquin Road 

Case Number: PC 18-013 

General Comments: 
 

7. The Plan Commission must review and approve the following actions:. 
a. Land Use Variation to allow a hotel within the M-2 District. 
b. Chapter 28, Section 11.2-8, to reduce the required width of a two-way drive aisle. Depending on 

additional information, this variation may be required. 
 

8. Please revise the project narrative to include the following items (an example of a project narrative can be 
provided if you would find that helpful): 

 
a. Estimated employee counts at peak occupancy for the hotel. 
b. Information on peak staff needed for a banquet event in the main banquet hall. 
c. Details on any sustainable/green design features of the hotel. 

 
9. There are currently three temporary storage lockers located on the three parking spaces adjacent to the loading 

area, as well as one temporary storage locker to the southwest of this area. Please clarify if these storage sheds 
will be removed as part of the hotel addition. 
 

10. Will the proposed coffee/vending room include just vending machines and a non-staffed coffee station, or will this 
be an actual coffee shop that will include one or more employees? 

 
11. Please clarify how the business area will be used. What equipment will be within this area (desks and computers? 

printers? copy machines? etc.). Will this room function as a meeting space or conference room, or will it only be 
used for individual business purposes by hotel guests as needed? 

 
12. On all future revisions, please ensure that all plans and studies include a revision date. 

 
13. The engineering plans indicate that additional lightpoles within the parking lot will be installed. Therefore, a 

photometric plan, including catalog cuts for all new light fixtures, is required. 
 

Architectural/Engineering Plans: 
 

14. Please correct the following inconsistencies between the architectural plans, engineering plans, and landscape 
plans: 

a. The civil plans show an 8” tree on the southwest side of the proposed exterior patio, which looks to be 
on top of the brick patio. This tree is shown on the civil Existing Conditions and Demo Plan, but it is not 
shown on the landscape plan. 

b. There are proposed bike racks shown on the civil plans, but the landscape plan shows this area as 
landscaping.  

 
15. Please add dimensions indicating the setbacks of the proposed hotel addition, at its closest point, to the north, 

west, and east property lines. 
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16. The architectural site plan lists the maximum height of the building at 99-10”, however, the elevations show the 
max height to be 94’. Please revise the plans to show the actual proposed height of the building, and note that 
building height is measured from the average elevation of the finished grade at the front of the building to the 
top of the roof structure for flat roofs (parapet walls are not included). 

 
17. There are currently 5 dumpsters stored outside within the side loading area. All dumpsters are required to be 

screened from view. Please confirm if there is sufficient space within the accessory storage garage to 
accommodate for these dumpsters, and whether additional dumpsters will be needed for the hotel. If additional 
dumpsters will be needed, please confirm that there is sufficient space within the accessory storage garage to 
store these additional dumpsters. If there is insufficient space within this storage garage, please outline where 
these dumpsters will be located and how they will be screened.  

 
18. Please provide a dimension for the drive aisle in the following location: 

 

 
19. Is the drive aisle for the front drop-off area one-way? The drive aisle width appears to be only 19’. Two-way 

drive aisles must be a minimum of 24’ in width. Please clarify. 
 

20. Please identify any proposed ground mounted mechanical equipment (AC units, generators, transformers, etc.) on 
the site plans and landscape plans. 

 
21. There are two rooms shown on the 2nd floor that have no labels. What will these rooms be used for? 

 
22. What are the plans for the existing stone retaining wall on the western side of the site adjacent to the private 

access road? This retaining wall is deteriorating and in need of repair. 
 

23. Please provide additional details on the exterior patio/courtyard area. Will food/drink service be offered on the 
patio? Is this area to be used as outdoor space for guests of the hotel, or is it to be used as an accessory area for 
the banquet functions? 

 

Market Study: 
 

24. The market study explains that there are five hotels currently under construction in the northwest suburban hotel 
market. Where are these hotels located, how many rooms do they have, and are they economy level, mid-level, 
or upper-level hotels? 
 

25. The study states that “most of the surrounding facilities are considered upscale or upper-midscale and are 
performing well for the market (above average in both occupancy and rate)”. Please show the data for each of 
these hotels (ADR and occupancy) and list the hotels that have made up the “competitive set”. 
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26. Page 6 of the study concludes that the property should perform at a level of 72% occupancy and an ADR of 

$120 in 2016 dollars. Please update this to 2018 dollars. Page 10 of the study outlines that the annual 
occupancy will be “approximately 70% on average, achieving an average daily rate of $115 in current value 
dollars.”. The operating spreadsheet on page 18 outlines that the occupancy will be 74% in 2018, with an ADR of 
$130. Please clarify the projected average occupancy and ADR. 

 
27. Page 9 of the market study states that the hotel will have “ample meeting” space. Based on the floor plans, there 

will be no meeting spaces within the hotel. Additionally, page 17 states that the hotel will have a swimming pool, 
which is not reflected in the plans. Please clarify and update the market study accordingly. 

 
28. The analysis on page 8 uses 2015 data and references a Four Points at Arlington Down that is under construction 

and will help to boost ADR rates. This hotel is not under construction. Please update this section of the report to 
reference 2018 data, as well as any other sections that reference out of date data. Additionally, the report 
classifies this hotel as a “boutique” hotel; where does a boutique hotel fall in relation to the data is Table 2? 

 
29. Page 13 outlines that exercise facility operations will bring in revenue, similar to laundry and valet services. 

Please clarify how this will bring in revenue. 
 

30. Conclusion #5 on page 7 states that the depth of the market and current demand trends indicate a short 
absorption period for the additional 60 rooms with nominal initial impact on occupancy of existing properties. 
Please clearly state how this conclusion has been reached. Will the proposed hotel occupy a niche below or above 
the existing neighboring hotels that is currently underserved? Please outline this niche with specific comparisons to 
neighboring hotels in both ADR and occupancy rates. 

 
31. Please remove all references to public projects since the proposed development is a private project. 
 
Parking/Traffic: 
 

32. A total of 10 bicycle parking spaces are required. Please revise the location of the proposed bike racks to an 
area that is paved. The note calling out these bike racks must indicate that they will include a total of 10 bicycle 
parking spaces.  
 

33. The traffic/parking study contains no explanation as to why comparative hotels were not surveyed and studied. 
Please outline why survey and study of comparative hotels is not possible. 

 
34. An average of the data in Table 10 and 11 puts the number of parked vehicles per attendee at the banquet 

facility at .42 vehicles per attendee. Assuming an event has 377 attendees (max capacity), that correlates to a 
demand for 162 parking spaces. Accounting for the peak estimated demand at the hotel during peak demand of 
an evening event at the banquet facility (9:00PM), there would be demand for 205 parking spaces. The 
proposed 198 (including 23 valet spaces) is insufficient to accommodate for this demand. 
 

35. While the study has found that larger events have more persons per vehicle, please outline what events were 
surveyed by EEA in April of 2018. It appears that most events surveyed with a large amount of attendees, if not 
all, were weddings where there is a likelihood of families arriving together or a large bridal/groom party 
arriving together, which would correlate to a higher persons per vehicle ratio. These types of events appear to be 
the basis for the conclusion that larger events have a higher persons per vehicle ratio. However, it is unclear if this 
holds true for a non-wedding event, such as a fundraiser, appreciation banquet, or a celebration/gala event. 
Additional surveys of these types of events are necessary. 

 

 

 

  

Prepared by: ____________________________ 

 
















