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Planning & Community 
Development Dept. Review  
April 25, 2018 

 

REVIEW ROUND 1 

Project: 3400 W. Euclid Ave. 

Arlington Downs PUD Amendment 

Case Number: PC 18-010 

General: 
 

7. Please acknowledge that zoning approval for the future residential uses (ADR-III and ADR-IV) cannot be 
granted at this time. Once formal plans have been developed for these sites, a PUD amendment will be 
required to grant zoning approval. Please note that staff does not have any objections to the proposed future 
use of ADR-III and ADR-IV as residential, however, based on the actual parking demand generated by the First 
Ascent/Funtopia facility, additional overflow parking areas may be required on Lot 2B, which could impact the 
number of units that could be constructed within ADR-IV. 
 

8. Please clarify phasing for this project. Will all surface improvements (landscaping, parking lot and drive aisles, 
etc.) be constructed within Zone D as part of the hotel? If certain improvements will not be constructed at this 
time, please prepare a phasing plan outlining which improvements will be constructed when. Please note that 
the drive aisle exit north to Salt Creek Lane will need to be constructed as part of the First Ascent/Funtopia 
development.  
 

9. The Plan Commission must review and approve the following actions: 
a) Amendment to PUD Ordinance Numbers 12-006, 12-037, 12-039, 14-025, and 15-049 to allow 

modifications to the approved development plan for Arlington Downs. 
b) Land Use Variation to allow residential uses as a principal use in the B-2 District in Zones B and E. 
c) Plat of Subdivision to reconfigure lots 3 and 5 to accommodate for the proposed “ADR-II” and “ADR-III” 

residential buildings. 
d) Special Use Permit for an arcade/amusement facility (Funtopia) and a Special Use Permit for a 

restaurant. 
e) Amendment to the hotel Special Use Permit to reduce the number of rooms from 161 to 116, and to 

allow for development within Zone C prior to constructing the foundation of the hotel. 
f) Chapter 28, Section 11.4, to reduce the required parking. The extent of this parking variation will be 

determined once additional information has been provided. 
g) Chapter 28, Section 5.1-22.1(c), to reduce the required setback for parking areas along Rohlwing 

Road and Euclid Avenue from 15 feet to approximately 10 feet. 
h) Chapter 28, Section 5.1-11.1(a), to allow dwelling units on the first floor within “ADR-II”. 
i) Chapter 28, Section 11.7, to reduce the required number of loading spaces. The extent of this variation 

will be determined once additional information has been provided. 
 

10. Please ensure that all plans and/or studies to be resubmitted as a result of the Round 1 Department review 
comments include a revision date. 
 

11. Per my email from April 9, 2018, the following items were missing from the application and must be provided 
in order to complete our review and proceed to the Plan Commission: 

a) Project Description (including details on phasing, green design/sustainable features). 
b) Preliminary and Final Plats of Subdivision 
c) Photometric Plan (including catalog cuts for all fixtures) 
d) Market Study (for residential) 
e) Affordable Multi-Family Assessment 
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12. Please note that the Final Plat, as approved by the Engineering Dept., must be printed on mylar and submitted 
to the Village, with signatures obtained from all parties except those to be coordinated by the Village, no less 
than one week prior to the Plan Commission hearing date. If this requirement cannot be met, you can proceed 
with Preliminary Plat approval with Final Plat approval obtained at a future date (i.e. a separate Plan 
Commission meeting would be needed). No public notice is required for Final Plat of Subdivision approval. If 
you end up proceeding with Preliminary Plat approval only, a copy of the Plat which reads “Preliminary” will 
be required one week prior to the Plan Commission hearing. 

 
13. Please note that final engineering must be approved by the Engineering Dept. no less than one week prior to 

appearance before the Plan Commission, which will include the payment of any necessary engineering fees and 
the provision of all surety bonds, public improvement deposits, and engineering fee’s. If this requirement cannot 
be met, you can proceed with Preliminary Plat approval with Final Plat approval obtained at a future date (i.e. 
a separate Plan Commission meeting would be needed). No public notice is required for Final Plat of 
Subdivision approval. 

 
14. Will the proposed hotel be located on a separate subdivided lot? If so, the Plat of Subdivision should 

incorporate this lot. 
 

15. Will any Bylaws or Covenants be established for the proposed development? Please provide these (in draft 
form) if so. How will shared parking and cross access be governed if individual lots will be sold off? Will 
easements be dedicated? 

 
16. Impact Fee’s will be required for the residential portion of the development, in accordance with Village Policy. 

 
17. Please note that approval ordinances 12-006, 12-037, 12-039, 14-025, and 15-049 contain specific 

infrastructure requirements that must be completed along with “Phase II” of the development. Please familiarize 
yourself with these infrastructure requirements as outlined in the conditions of approval within each ordinance. 
Please note that staff is recommending a landscape median be installed within Euclid Avenue, subject to review 
and approval by Cook County and the City of Rolling Meadows, which was not part of the original approval 
conditions from 2012, 2014, and 2105. 

 
18. For all variations and land use variations requested, please provide a written response to the hardship criteria 

for variation approval, as outlined on page 2B of the zoning application and summarized below. 

Variations and Land Use Variations: 

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

 The plight of the owner is due to unique circumstances, which may include the length of time the subject 
property has been vacant as zoned; and  

 The proposed variation is in harmony with the spirit and intent of this Chapter; and 

 The variance requested is the minimum variance necessary to allow reasonable use of the property. 
 

19. The petitioner must meet with the Housing Commission prior to appearing before the Plan Commission. Once 
your response to the Affordable Housing criteria has been received, please work with Nora Boyer in scheduling 
the meeting with the Housing Commission. 

 
20. Design Commission application documents are still needed on the Vib Hotel. Please note that Design Commission 

process must be complete prior to appearing before the Plan Commission.  
 
Site Plan/Landscaping: 
21. Please note that the Euclid/Rohlwing Overlay District requires a minimum 15’ setback from parking lots and 

drive aisles abutting Euclid Avenue. The proposed drive-thru lane appears to be setback approx. 11’ from the 
Euclid Avenue ROW, which would require a variation. Additional landscaping is needed within this setback 
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area. Finally, please note that any menu boards for a drive-thru in this location would also likely need a 
variation from the signage regulations as contained within Chapter 30 of the Municipal Code. 
 

22. Sheet A010 needs revisions. Please clarify/revise the following: 
a) Does the overall square footage calculation include Lot 16? The lot acreage only seems to take into 

consideration the area of Lot 2B, but it does not seem to take into account the area in Lot 16. 
Please add this to the Lot Coverage table. 

b) The parking areas on do not match what is shown on the landscape and civil plans in multiple areas 
(orientation/layout of parking lots, location of loading areas/trash receptacles, etc.). Please revise 
so that the plan is coordinated with all other plans. 

c) Please provide a dimension for the minimum setback of the parking lot area along Rohlwing Road. 
d) Please provide a dimension for the minimum setback of the drive-thru lane along Euclid Ave. 
e) Please add a column to the Lot Coverage Table that outlines the proposed F.A.R. for each building, 

per the definition of F.A.R. in the zoning code. 
f) Please add a column to the Lot Coverage Table that outlines the maximum building height for each 

building. 
g) Please add a column to the Lot Coverage Table that outlines the impervious surface coverage in 

each zone except Zone C, Lot 2B, and Lot 16. 
h) Please incorporate the following density table to sheet A010 

Density Table 

  One Arlington ADR-II ADR-III ADR-IV 

Lot Area         

Total Number of Units         

Studio & 1-Bdrm Units         

2-Bdrm Units         

3-Bdrm Units         

 

23. What is the object located northwest of the northwest corner of the hotel building? 
 

24. Please provide details on all exterior dumpster enclosures (height, materials, etc.). Please note that exterior 
dumpster enclosures were never contemplated for the retail/office spaces in Zone B. Where feasible, interior 
dumpster enclosure spaces shall be provided in Zone D. 

 
25. Please provide details on the corner “Sign Plaza” feature at the northeast corner of Rohlwing and Euclid. 

Please note that signage in this location was to include a “Welcome to Arlington Heights” sign. 
 

26. What is the cross-hatched feature on sheet L-2.2 on the landscape plan? 
 

27. Are any fences or retaining walls proposed as part of this development? Please indicate their locations and 
details on the site plan if so (heights, materials, etc.). 

 
28. Other than the generator proposed within the garage of ADR-II, are there any other generators, transformers, 

AC units, mechanical equipment, or utility pedestals proposed to be ground mounted on the site? Please note 
that there are several existing utility pedestals at the south east corner of Stonegate Blvd and Rohlwing Road. 

 
29. The engineering plans do not appear to take into account the recommended improvement needed to the access 

drive where it intersects with to Salt Creek Lane on the east side of the site. The traffic study recommended 
improvements to the lanes in these areas, which is not reflected on the site plans. 

 
Buildings/Uses: 
30. The plaza area connecting One Arlington to Zone D needs further development. Please reference previous 

concepts for this area, which included decorative paving, seat walls, bike racks, benches and seating areas, 
pergolas, etc. Please re-work this area to align it more with previous approvals. 
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31. Please address the previous comments which asked for commercial/active uses on the 1st floor of ADR-II where 

the building abutted Stonegate Blvd. 
 

32. Please provide square footage of all meeting spaces/conference rooms within the hotel. 
 

33. Please provide a dashed line outlining the seating area of the bar within the hotel and provide a square 
footage calculation. Will any food service be offered within the hotel? 

 
34. How many employees will the hotel have at peak shift? 

 
35. Where the drive aisle located on Lot 16 leads north from Lot 2B to Salt Creek Lane, additional landscape area 

should be provided on the east side of this drive aisle. Please shift the drive aisle on Lot 16 slightly to the west 
in order to provide a 10’ wide planting area on the eastern side of Lot 16 (as measured from back of curb to 
property line). The width of the current planting area appears to be only 3’-4’. 

 

Parking and Traffic: 
36. Please provide a parking chart on sheet A010 that outlines the total number of parking spaces provided in 

each zone (excluding zones C, Lot 2B, and Lot 16). Please differentiate between surface parking and garage 
parking.  
 

37. The “Lot Data Summary” chart indicates that a total of 1,549 parking spaces will be provided upon the 
completion of this phase of development (482 spaces in Zone D + 672 spaces in Zone A & B + 395 spaces in 
Zone E). Is this figure accurate? 

 
38. Does the 395 parking spaces shown for ADR-II take into account the 24 surface parking spaces? Please note 

that the provision of handicap parking spaces in the ADR-II garage may reduce the total number of parking 
spaces provided. 

 
39. Please provide a breakdown of the number of handicap accessible stalls required for each zone vs. the number 

of handicap spaces proposed for each zone. It appears that ADR-II may be short on the number of required 
handicap accessible stalls. 
 

40. Please provide parking spaces dimensions for all parking rows, and please provide drive-aisle widths for all 
drive aisles. Additionally, the architectural plans for ADR-II must be revised to show the width and length of 
parking spaces in each parking row of the garage, and the width of all drive aisles within the garage. 

 
41. Please explain how drop-off/pick-up, deliveries/loading, and trash collection will function at the hotel. Is the 

drop-off/pick-up area suitable? Please explore options to cut into the concreate plaza at the rear of the 
building to provide space for a small pull over area for drop-offs, or whether the row of 15 parking spaces at 
the rear of the building could be shortened to include a small drop-off area. 

 
42. The loading area/trash collection area for ADR-II needs further development. Please rework this area and 

provide additional details. Where will dumpsters be stored? Where will the loading space be located? How 
will move-ins/move-outs function? Where will parcel delivery occur? Please explain where trucks will parking 
during these functions. 

 
43. Per Section 11.7 of the zoning code, one 10’ x 35’ loading space is required for any multi-family dwelling that 

is between 10,000 sq. ft. and 200,000 sq. ft. in size. For each additional 200,000 sq. ft. of floor area (or 
fraction thereof), and additional 10’ x 35’ loading space is required. Please clarify the total square footage 
for ADR-II, and indicate on the plans where the required loading spaces are provided. If a variation is 
requested, please provide the necessary justification for the variation.  
 

44. Per Section 11.7 of the zoning code, one 10’ x 35’ loading space is required for any hotel that is between 
10,000 sq. ft. and 200,000 sq. ft. in size. For each additional 200,000 sq. ft. of floor area (or fraction 
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thereof), and additional 10’ x 35’ loading space is required. Please clarify the total square footage of the 
hotel and indicate on the plans where the required loading spaces are provided. 
 

45. Per Section 11.7 of the zoning code, two 10’ x 50’ loading space is required for any retail or restaurant 
development that is between 25,000 sq. ft. and 40,000 sq. ft. in size. Please indicate on the plans where the 
required loading spaces are provided. If a variation is requested, please provide the necessary justification for 
the variation.  
 

46. The Village has recently adopted a bicycle parking space requirement. Per Section 11.8 of the zoning code, 
the following bicycle parking spaces are required for each of the referenced developments: 

 

One Arlington 21 spaces 

25N Coworking 2 spaces 

Funtopia/First Ascent 11 spaces 

ADR-II 26 spaces 

Commercial 
5 spaces (if all retail), 17 if all restaurant 
(assuming seating area is 50% of total unit area) 

Hotel 

2 spaces (plus additional spaces for 
restaurant/bar area, TBD once details on the bar 
area are received) 

 
Please outline the location of all bicycle parking spaces on the site plans and provide a table on sheet A101 
outlining each development, how many bicycle parking spaces are required, and how many are proposed 
(distinguishing between interior bicycle parking spaces and exterior bicycle parking spaces). 
 

47. Peak demand for visitor parking in ADR-II was estimated at 39 vehicles. It is noted that there is a “visitor” 
surface parking area at the entrance of the building which includes 24 spaces. Will the garage be open to 
guest parking as well? 

 

 

  

Prepared by: ____________________________ 

 






