
WHEELING PLAN COMMISSION 
THURSDAY, SEPTEMBER 29, 2016 6:30 P.M. 

 
AGENDA FOR A SPECIAL MEETING OF THE PLAN COMMISSION 

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

 

Revised September 23, 2016 
 

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 16-22 
PhilHaven 
2418 E. Hintz Road 
Appearance Approval of a Freestanding Sign 
 

7. ITEMS FOR REVIEW 
 
A) Docket No. PC 16-9  
 Law Office 
 199 N. Milwaukee Avenue 
 Minor Site Plan & Appearance Approval of Façade Modifications 
 
B) Docket Nos. 2016-20A&B and PC 16-11 
 Wheeling Town Center  
 351 W. Dundee Road 
 (2016-20A) Special Use-Site Plan Approval of a Final Planned Unit   
   Development for Retail and Multi-Family Residential Uses 
 (2016-20B) Special Use-Site Plan Approval for an Indoor Theater 
 (PC 16-11) Approval of Preliminary Plat of Subdivision 
 

8. APPROVAL OF MINUTES – September 8, 2016 (includes Findings of Fact for Docket 
No. 2016-18) 

 
9. OTHER BUSINESS  

 
10. ADJOURNMENT 
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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. 

 
 

Public Hearing Information 
Wheeling Plan Commission Meeting 

September 29, 2016 
(Attachment to Agenda) 

 
 
Docket No. 2016-20A&B WTC LLC, contract owner, is seeking the following for the 
property known as the Wheeling Town Center Development (consisting of: the vacant parcel at 
351 W. Dundee Road, the commuter parking for the Wheeling Metra Station, and the existing 
right-of-way of Northgate Parkway):   
 
2016-20(A) Special Use-Site Plan Approval of a Final Planned Unit Development for Retail 

and Multi-Family Residential Uses in the MXT Transit Oriented Mixed Use 
District, as required under Chapter 19-05 Mixed Use and Overlay Districts, 
Chapter 19-09 Planned Unit Developments; Chapter 19-10 Use Regulations, and 
Chapter 19-12 Site Plan Approval Requirements, and associated sections; and 

 
2016-20(B) Special Use-Site Plan Approval for an Indoor Theater in the MXT Transit 

Oriented Mixed Use District, as required under Chapter 19-05 Mixed Use and 
Overlay Districts, Chapter 19-09 Planned Unit Developments; Chapter 19-10 Use 
Regulations, and Chapter 19-12 Site Plan Approval Requirements, and associated 
sections. 

 
 



 
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 16-22 

PhilHaven 
   2418 E. Hintz Road 

Appearance Approval of a Freestanding Sign 
 

DATE OF REPORT: September 22, 2016 
 
DATE OF MEETING: September 29, 2016 
 
PROJECT OVERVIEW: The petitioner is appearance approval of a freestanding sign for a 
recently approved multi-family residential building. 
 
LOCATION MAP: 
 

 
 

GENERAL PROPERTY INFORMATION 
 
Applicant Name:     Stantec Architecture 

Property Owner Name:    DDG Philhaven, LLC 

Common Property Address:  2418 E. Hintz Road 

Common Location: Located on the north side of Hintz Road, east of the 
intersection with Lakeside Drive 
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Neighboring Property Land Use(s): North: Multi-Family Residential 
West: Multi-Family Residential 
South: Multi-Family Residential / Single-Family 

Residential 
East: Industrial 

Existing Use of Property: Multi-Family Residential 

Existing Property Zoning:   R-4 Multi-Family Residential 

 
DESCRIPTION OF PROPOSAL 

 
The petitioner is requesting appearance approval of a subdivision entrance sign for the 
PhilHaven apartment complex, which is currently under construction.     
 

SIGN REVIEW 
 

Sign Location:  The proposed sign will have a 11’4” setback, whereas 10’ is required.  The sign 
will be placed just west of the access drive from Hintz Road.  
 
Sign Type and Size:  A double-sided monument-style freestanding sign is proposed that 
includes a cast stone veneer with a cast stone cap and base.  A photograph of the cast stone is 
provided to show that it matches the cast stone of the building.  The brick sample in the photo is 
the building brick (and will not be used on the sign).  The sign will be externally illuminated 
with up lighting.  
 
The sign is 5’3.5” in height and each sign face is 36 sq. ft. in size.  Non-illuminated lettering and 
key-shaped logo are proposed.  The logo and lettering will be stainless steel.  The key logo is 
orange and the lettering is dark blue.  The address is mounted below the subdivision name.  
 
The sign meets the requirements of the Sign Code. 
 
Landscaping:  A landscape plan is proposed for the subdivision monument sign that exceeds the 
size requirements of the Sign Code.  The proposed area is approximately 154 sq. ft.  The required 
area is 72 sq. ft.  The proposed landscape plan meets the species mix requirements of the Sign 
Code.  It includes dwarf evergreens (everlow yew), winter interest (Cranberry Cotoneaster), 
deciduous shrubs (calaminth), and perennials (alpine betony, allium, white flower carpet rose). 
 

STAFF REVIEW 
 
Impact on adjacent uses:  No impact on adjacent uses is expected.   
 
Staff Recommended Action:  Staff recommends approval of the freestanding sign.  
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PROPOSED MOTION 
 

If the Plan Commission approves of the requested freestanding sign at PhilHaven, an appropriate 
motion would be to: 
 
Approve Docket No. SCBA 16-22 to grant appearance approval for the proposed freestanding 
sign in accordance with the following exhibits submitted September 14, 2016 (except as noted) 
by Stantec Architecture for PhilHaven, located at 2418 E. Hintz Road, Wheeling, Illinois: 
 

 A-2 Monument Sign Plan, 
 A-3 Cast Stone Photo, 
 NL-01 Non-lit Letter Plan, and 
 L-100 Landscape Plan (9.22.2016). 
 
 

 
    
____________________________   __________________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Village Planner     Senior Planner 
      
 
Attachments:   Photo of existing conditions (staff) 
 

A-2 Monument Sign Plan 
 
A-3 Cast Stone Photo 
 
NL-01 Non-lit Letter Plan 
 
L-100 Landscape Plan (9.22.2016) 
 
 



Existing conditions of new residential building

PhilHaven– 2418 E. Hintz Road
Docket No. SCBA 16-22 (Appearance Approval of a Freestanding Sign)

Plan Commission Meeting – September 29, 2016
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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 16-9 

Law Office 
199 N. Milwaukee Avenue 
Minor Site Plan & Appearance Approval of Facade Modifications 
 

DATE OF REPORT: September 20, 2016 
 
DATE OF MEETING: September 29, 2016 
 
PROJECT OVERVIEW: The petitioner is requesting minor site plan and appearance 
approval for front façade modifications to an existing commercial building.  This item was 
reviewed and tabled by the Plan Commission on June 23, 2016. 
 
LOCATION MAP: 
 

 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

GENERAL PROPERTY INFORMATION 
 
Applicant Name:     Jay Jung, construction manager 

Property Owner Name:    Itak Seo 

SUBJECT 
PROPERTY
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Common Property Address:  199 N. Milwaukee Avenue 

Common Location: Located at the northeast corner of Milwaukee 
Avenue and Shadowbend Drive 

Neighboring Property Land Use(s): North: Commercial 
West: Multi-Family Residential  
South: Commercial 
East: Multi-Family Residential 

Comprehensive Plan Designation:  Industrial 

Property size:     7,772 sq. ft. 

Existing Use of Property: Vacant commercial 

Proposed Use of Property: Office 

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

Previous Zoning Action on Property:  
None. 
 

DESCRIPTION OF PROPOSAL 
 
The petitioner is requesting minor site plan and appearance approval to modify the front (west) 
façade of the building to accommodate a new law office.  No changes to the site are proposed. 
 
On June 23, 2016 this item was tabled by the Plan Commission.  Since then, the scope of work 
has been reduced.  The petitioner is no longer requesting approval of a siding material for the 
front façade.  At this time, the petitioner is only replacing windows and doors.   
 

BUILDING APPEARANCE REVIEW 
 
Building Elevation and Materials:  The elevation plan indicates that the front door and four 
windows (directly adjacent to the door) will be replaced with black aluminum doors and 
windows.  An existing storm door to the north of the main entrance will also be replaced.  
According to the plan and to staff discussion with the petitioner, the storm door will be black.  
However, the photograph of the proposed storm door appears somewhat brown in color.   
 

STAFF REVIEW 
 
Impact on adjacent uses:  No impact on adjacent uses is expected.   
 
Staff Recommended Action:  Staff recommends approval of the façade modifications.  

 
PROPOSED MOTION 

 
If the Plan Commission approves of the requested building modifications for 199 N. Milwaukee 
Avenue, an appropriate motion would be to: 
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Approve Docket No. PC 16-9 to grant minor site plan and appearance approval for façade 
modifications in accordance with the following exhibits submitted September 20, 2016 by PNK 
Design Build for 199 N. Milwaukee Avenue, Wheeling, Illinois: 
 

 West elevation plan, and 
 Photograph of proposed storm door. 
 
 

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

 
West elevation plan 
 
Photograph of storm door 
 
 



Law Office – 199 N. Milwaukee Avenue
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Existing conditions of front (west) façade 



Law Office – 199 N. Milwaukee Avenue
Docket No. PC 16-9 (Minor Site Plan and Appearance Approval of Building Modifications)
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Existing conditions of front (west) façade 
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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 Nos. 2015-20A&B and PC 16-11 
    Wheeling Town Center Development 

   351 W. Dundee Road 
   (2016-20A) Special Use-Site Plan Approval of a Final Retail  
     & Residential Planned Unit Development 
   (2016-20B) Special Use-Site Plan Approval of an Indoor  
     Theater 
   (PC 16-11) Approval of a Preliminary Plat of Subdivision 

 
DATE OF REPORT: September 23, 2016 
 
DATE OF MEETING: September 29 2016 
 
PROJECT OVERVIEW: The petitioner is requesting multiple zoning requests.  First, the 
petitioner is requesting Final Planned Unit Development approval to facilitate the construction of 
the Wheeling Town Center Development, which consists of the vacant parcel at 351 W. Dundee 
Road (former Wicke’s Furniture), the commuter parking for the Wheeling Metra Station, and the 
existing right-of-way of Northgate Parkway, all of which is zoned MXT Transit Oriented Mixed 
Use District and is comprised of a total of 16.25 acres.  Second, the petitioner is requesting 
special use approval for an indoor movie theater (CMX). Lastly, the petitioner is requesting 
approval of a preliminary plat of subdivision. 
 
LOCATION MAP: 
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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 
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:  
2015-5 Wheeling Town Center Preliminary PUD, Ordinance No. 4991, passed 

February 1, 2016. 
 

Summary of Updates Subsequent to Preliminary PUD Approval 
 
In accordance with the zoning code, a Final PUD petition must include plans that are 
substantially similar to the preliminary PUD.  For a phased PUD the preliminary PUD plan must 
incorporate the entire tract and a Final PUD plan may be submitted for each phase of the 
development.   
 
The first phase of the Wheeling Town Center PUD includes the portions of the tract labeled on 
the Preliminary Plat as the Northgate Parkway right-of-way, Lot 1A (residential building), Lot 
1B (Village Green), Lot 9 (theater building), and Lot 10 (common area, including surface 
parking and roadway easement area).  Since the common areas for the entire tract are included in 
Phase I, the buildings on Lot 2-8 may return as either individual buildings (for example, site plan 
and appearance review associated with a special use), or as a group under a separate Final PUD 
plan.  In either case, the standards for elements such as parking requirements and landscaping as 
established in the current Final PUD review would apply. 
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The Final PUD submittal has been reviewed by Staff and has been determined to be in 
substantial conformance with the preliminary PUD approval.  There are several items of note 
that differ somewhat from the preliminary PUD approval: 
 

1. Changes related to the anchor tenant.  The anchor tenant, which had been identified as 
Flix Brewhouse during the preliminary PUD, is now identified as CMX.  The appearance 
and operational details for the theater anchor will be considered as a separate Special Use 
petition, but reviewed concurrently with the Final PUD because it had been identified 
previously as part of the first phase.  The change in anchor tenant has an impact on 
several aspects of the overall development plan: (a) footprint change caused 
reconfiguration of the western parking area, Village Green, and southern pedestrian way; 
(b) reduction in seats and employees reduced overall parking requirement – see #5 below; 
(c) building appearance has been modified; (d) elimination of independent restaurant area 
decreases demand for outdoor seating and increases likelihood of restaurant use in 
remaining buildings. These items were reviewed and discussed at a recent workshop with 
the Plan Commission. 

2. Increase in number of residential units.  The space within the residential building has 
been reconfigured, resulting in six (6) additional residential units (total of 301). 

3. Difficulty in obtaining easements from Burger King.  The preliminary PUD review 
included a discussion of coordination with Burger King to obtain easements that would: 
(a) allow improvements to the sidewalk and the Dundee Road eastbound right turn lane; 
and (b) allow for the reconfiguration of the entrance to Burger King from Northgate 
Parkway.  The developer has been unable to come to terms with the landlord for Burger 
King for these easements.  The Final PUD plans have been adjusted to reflect the existing 
right-of-way for the Dundee Road area.  It may be possible to reconfigure the entrance to 
Burger King as shown on the plans because the improvements would be limited to area 
within the existing right-of-way.   

4. Removal of northbound right turn lane on Northgate Parkway.  The preliminary 
PUD plan for this leg of the intersection was four lanes (left, left, straight, right).  The 
final PUD plan shows a three-lane configuration (left, left, straight/right shared).  The 
version of the plan submitted for IDOT review did not include the dedicated northbound 
right turn lane.  While IDOT did not object to the configuration, Staff has concerns that 
the elimination of the dedicated right turn will cause a backup in the shared lane the 
blocks the drive between C and D.  Signage should be required to direct vehicles to the 
alternate exit at the east side of the development. 

5. Impact of reduction in parking demand.  As a result of the change in the parking 
demand related to the operational needs of the new anchor tenant, the overall parking 
demand for the development has decreased.  The developer’s plan is to retain the 
additional level on the garage to provide flexibility for leasing of the remaining 
commercial space.  The assumptions of land uses that are included in the traffic study 
have also been adjusted to reflect a larger square footage of restaurant space outside of 
the anchor tenant building.  Due to the decrease in overall demand and the decision to 
retain the additional level on the garage, Staff believes that there may be an opportunity 
to reconfigure the pedestrian access around the northeast parking lot to improve east-west 
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access to Village Hall and enhance the pedestrian accommodations near the buildings 
adjacent to Dundee Road. 

6. Miscellaneous updates.   The introduction provided by the developer (Updates from 
Preliminary PUD Approval) describes several other minor modifications: (a) adjustments 
related to likelihood of two restaurants in buildings A and B along Dundee Road; (b) 
increased size of landscape islands; (c) adjustment to regional storm sewer configuration; 
(d) realignment of the easternmost access drive. 

There are a few items that relate to details that were not included in the preliminary review: 

7. Traffic study update for IDOT review.  The first step of the formal permit review 
(Intersection Design Study) was completed following the Preliminary PUD approval (see 
page 3 of the revised traffic study).  Staff concurs with the development team traffic 
consultant’s assessment that the IDOT comments did not materially impact the road 
improvements.  However, as noted approve, Staff disagrees with the description of the 
removal of the right turn lane on northbound Northgate Parkway.  IDOT was not 
provided a plan that included the right turn lane, and Staff’s concern is that the 
congestion that may result is a negative impact internal to the development that IDOT 
would be unlikely to object to.   

8. Code Relief related to construction standards. Significant progress has been made in 
the development of the permit drawings for the residential building.  The developer’s 
contractor (William A. Randolph, Inc.) has requested the use of a material referred to as 
MC Cable (metal clad cable).  The Village of Wheeling, along with the overwhelming 
majority of communities in northeast Illinois, prohibits the use of MC Cable through a 
local amendment to the National Electrical Code).  While the Plan Commission does not 
review building code issues, Staff anticipates providing an opinion on the request on the 
public hearing record to be forwarded to the Board.   

9. Code Relief related to site work / engineering.  The Village Engineer has been 
provided with requests for deviations from several standards of Title 17 (Planning, 
Subdivision, and Developments).  The code relief involves items such as the use of PVC 
for the Village water main, use of lime stabilization, use of recycled aggregate in trench 
backfill and pavement base applications, and operation of an on-site concrete recycler. 
 

The Preliminary PUD ordinance also identified several items that were expected to be 
addressed on the Final PUD plans.  The following is a summary as to how the materials 
submitted in support of the Final PUD petition address each condition of approval from the 
preliminary PUD ordinance: 

 
1. That reductions in parking, landscaping, building square footage, and walkways are 

anticipated in order to demonstrate proper accommodations for larger vehicles and 
utilities. The Final PUD plan shall clearly document the extent of these reductions. The 
utility plans shall be revised to the satisfaction of the Engineering Division and the Fire 
Department prior to Final PUD approval; 
 
Update for Final PUD: The turning radius diagram appears to have been revised prior to 
the modification in the site plan related to the footprint of the new anchor tenant building.  
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The emergency vehicle path significantly overlaps the walkway west of the building.  A 
new turning radius diagram should be produced for consistency, but the area in question 
is now a straight drive aisle and should not pose a problem.  No other reductions in site 
features are indicated.  The Plan Commission may wish to confirm whether this is due to 
decrease in overall parking demand. 
 

2. That the Final PUD submittal shall include an exhibit summarizing all of the agreements 
associated with the development, including but not limited to: easement for use of the 
Metra parcel, extension of the Station Area Development agreement, Park District 
roadway modification, Park District utility relocation easement, maintenance of roadways 
and parking areas, easements related to Burger King modifications and access, pipeline 
relocation agreement, and declarations associated with common property maintenance; 
 
Update for Final PUD: The exhibit summarizing these agreements is within the Updates 
from Preliminary PUD Approval document. Staff concurs with the majority of the 
statements, but would like to clarify several items.   

 
 There is a conceptual maintenance agreement referenced in the Station Area 

Development agreement that would need to be finalized and executed.  
 The Wheeling Park District must still approve the access easement 

modifications for the eastern access drive. 
 The utility easements, including those approved by the Park District, must be 

recorded. 
 The pipeline easement has not yet been provided to the Village for review and 

approval.  A right of way plan, which has been distributed, would need to be 
converted into a format that can be recorded (including submittal of a grant of 
easement document). 

 The statement regarding the easement agreement with Burger King is not 
consistent with the plans.  The plans have been modified to illustrate that the 
Dundee Road sidewalk will be completely within the right-of-way, which 
eliminates the parkway buffer in order to retain a dedicated right turn lane. 

 The Declaration of Covenants and Reciprocal Easement document is provided 
primarily in order to address the concern regarding long term maintenance.  
The document would ultimately be associated with the Final Plat for the 
development.  The document must detail how the common property will be 
managed (such as an association) and must relate to the PUD approval so that 
deviations from the Village legislation are not possible without Village 
review.  Items of concern are references to maintenance responsibility for the 
Village Green, drive aisles, parking areas, landscaping, lighting, and sanitary 
sewers, the processes for changing buildings and land uses in the future, and 
the distribution/use of parking stalls.  Staff has completed a preliminary 
review, and thus far has the following comments: (a) Section 5.1A(x) appears 
to prohibit the residential building; (b) Section 6.11 may conflict with the 
public use of the commuter parking lot and the Village Green.   
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3. That a temporary construction easement shall be agreed upon by Burger King in order to 
construct the five parking stalls directly east of Burger King.  If Burger King does not 
agree at present time, then the area may be landbanked for future construction of parking;   
 
Update for Final PUD: Burger King has not indicated agreement.  The stalls have been 
removed from the plan.    
 

4. That the Preliminary Plat shall be submitted with the Final PUD submittal for Phase I, 
and include the following details: 

a. That all paved areas and miscellaneous improvements such as street lights, 
sidewalks, ADA crossings, signage, etc. within the property boundary shall be 
owned and maintained by the development, unless specifically addressed in the 
redevelopment agreement for the project;      

b. That the sanitary sewer system within the property boundary shall be owned and 
maintained by the development;  

c. The storm sewer system/facilities within the property boundary shall be owned 
and maintained by the development with the exception of the large diameter 
regional pipe that will connect Lake Heritage and the future development on the 
north side of Dundee Road; and 

d. That all watermain shall be owned and maintained by the Village, with service 
connections from the main to the building owned and maintained by the 
development. 

 
Update for Final PUD:  There are features of the development that are located within 
the Northgate Parkway right-of-way (sign, landscaping).  This must be addressed on the 
Final Plat.  The ownership / maintenance of the sanitary sewer, storm sewers, and water 
main are detailed in the definition of Utility Lines in the Declaration of Covenants.   On 
initial review, the definition appears to be consistent with the expectations from the 
preliminary PUD.  

 
STANDARDS FOR SPECIAL USE (for an Indoor Theater) 

 
Following are standards for a special use with the petitioner's responses in italics.  (Village 
Planner comments are in bold.) 
 

1. State why the Special Use is necessary for the public convenience at the proposed 
location.   

 

“CMX will serve as the anchor tenant to the Wheeling Town Center. They will open and operate a 
free-standing first-run movie theater that willhave10 luxurious auditorium screening rooms. The 
building will be approximately 37,640Sq Ft with 795 extra wide seats. The entrance will be open 
to the public and built-out with a stylish lounge, beverage area, and a high-end food concession 
stand. CMX has teamed up with Lettuce Entertain You to help create a carefully curated menu with 
a selection of delectable meals. Successful Town Centers need an entertainment component in order 
to maintain an edge and become competitive in the retail leasing market. Movie theaters are a 
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huge traffic generator and help create a town center vibe that will bring the community 
together.” 
The proposed use will anchor the Town Center retail development. 

2. State how the Special Use will not alter the essential character of the area in which it is to 
be located. 

 

“CMX will significantly enhance the current condition of the subject property which is vacant 
land. CMX is making a $17 million investment to the Wheeling Town Center and is providing a 
high-end luxury cinema with food that is inspired by Lettuce Entertain You. It is the ideal use for 
the Town Center. CMX is the 6th largest movie theater chain in the world with strong financials 
and excellent staying power. The area fantastic anchor tenant that will help us attract other high-
end restaurants and retailers. It is exactly what the community and Board members are looking 
for. CMX will serve as a landmark and a centerpiece that becomes part of the fiber of the 
community.” 
The proposed use will complement the retail core of the Town Center and Village 
Green.  People who go to the proposed theater will likely visit other stores and/or 
restaurants in the Town Center development.   

 
3. State how the location and size of the special use, the nature and intensity of the 

operation involved in or conducted in connection with it, the size of the site in relation to 
it, and the location of the site with respect to streets giving access to it, will be in 
harmony with and will not impede the normal, appropriate, and orderly development of 
the district in which it is to be located and the development of surrounding properties. 

 

“CMX will allow the Town Center to thrive and attract additional retail establishments and 
high-end restaurants. The Shared Parking Analysis has improved based on the lower number of 
seats (due to extra wide seating) and a lower employee count. CMX is very satisfied with the 
current Town Center Site Plan, parking layout, access points, and traffic flow.” 
The proposed use will have a lower parking demand that the theater tenant that was 
proposed at the time of Preliminary PUD approval.  As such, parking and traffic 
flow will be more efficient in the overall Town Center development. 
 

4. State how the location, nature and height of buildings, walls and fences, and the nature 
and extent of the landscaping on the site shall be such that the use will not hinder or 
discourage the appropriate development and use of adjacent land and buildings, or will 
not impair the value thereof. 
 

“CMX is making a significant investment into the Town Center project. They strive to be the leader 
in high-end luxury movie theaters with full service food and beverage selections. The exterior of 
their elevation plans are modem and elegant making a strong statement of staying power and 
allure. They have in-house architects and designers that have been working with our internal 
design team to ensure that the building plans fit within the Town Center Site Plan. See building 
elevations and perspective renderings for a more comprehensive Idea of their build-out intentions. 
We have encouraged CMX to provide outdoor seating, and we provided an area that we think is 
appropriate.” 
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The proposed use compliments the Town Center with its expansive glass walls and 
dedicated area for outdoor seating that encourages patrons to move between the 
Village Green and other retail/restaurant uses of the overall development. 
 

5. State how the parking areas will be of adequate size for the particular use, properly 
located, and suitably screened from adjoining residential uses, entrance and exit drives 
shall be laid out so as to prevent traffic hazards and nuisances, and the development will 
not cause traffic congestion. 
 

“See updated Shared Parking Analysis, Traffic Report and Site Plan.” 
The proposed use will have a lower parking demand that the theater tenant that was 
proposed at the time of Preliminary PUD approval.  As such, parking and traffic 
flow will be more efficient in the overall Town Center development. 
 

6. State how the special use will conform to all applicable regulations and standards of the 
zoning district in which it is to be located. 
 

“This high-end luxury cinema with food and beverage items suggested by Lettuce Entertain You is 
necessary to establish the success of the Town Center, attract restaurants, and create a thriving 
gathering place for the community.” 
While no zoning variations are required specifically for this use, several zoning and 
sign variations are required for the overall PUD and are called out on the PUD 
statistical sheet and list of variations.  

 
STAFF REVIEW 

 
Fire Department Review:  The Fire Department has received the attached plans and is 
finalizing a review memo at the time of this report.  The memo is anticipated to be available 
prior to the hearing. 
 
Engineering Review:  The Engineering Division has received the attached plans and is 
finalizing a review memo at the time of this report.  The memo is anticipated to be available 
prior to the hearing. 
 
Staff Recommended Action:  Staff further recommends approval of the proposed Final PUD, 
Indoor Theater Special Use, and Preliminary Plat of Subdivision subject to discussion of the 
following: 
 

1. Whether the right turn lane on northbound Northgate Parkway can be omitted; 
2. Whether sufficient detail has been provided regarding the building materials for CMX; 
3. Whether additional pedestrian accommodations are needed in the northeast quadrant; 
4. Staff recommendations regarding the site work variance request and the MC cable 

variance request; 
 

 
 
 
 



Wheeling Plan Commission 
Meeting Date:  September 29, 2016 
RE: Docket Nos. 2015-20A&B and PC 16-11 
 

 
9 

PROPOSED MOTIONS 
 

If the Plan Commission finds that the petitioner has satisfied the requirements for the granting of 
the FINAL PUD Plan, Special Use Approval for an indoor theater, and Approval of 
PRELIMINARY Plat of Subdivision,   appropriate motions would be to: 
 
Recommend approval of Docket No. 2015-20A, Granting FINAL Approval of a Planned 
Unit Development, including Special Use-Site Plan-Building Appearance for the Wheeling 
Town Center Planned Unit Development, consisting of a master plan for a mixed-use transit-
oriented development, as required under Chapter 19-05, Mixed-Use and Overlay Districts, 
Chapter 19-09 Planned Unit Developments, Chapter 19-10 Use Regulations, and Chapter 19-12 
Site Plan Approval Requirements, as shown on the Final PUD Exhibit List for the Wheeling 
Town Center Planned Unit Development, to be located on 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; 
 
And with the following conditions of approval: 
 

1. That all easement agreements necessary to support the FINAL PUD Plan are executed 
and recorded prior to land conveyance; 

2. That the Final Plat of Subdivision and associated declaration are modified for consistency 
with the FINAL PUD Plans and various easement agreements and shall be submitted for 
approval as described in the Redevelopment Agreement prior to land conveyance.   

3. Should Burger King agree to the temporary construction easement and sidewalk 
easement, the plans may be modified without further public review; and 

4. TO BE DETERMINED THROUGH DISCUSSION AT PUBLIC HEARING. 
 

And Recommend approval of Docket No. 2015-20B, Granting Special Use-Site Plan 
Approval for an Indoor Theater in the MXT Transit Oriented Mixed Use District, as required 
under Chapter 19-05 Mixed Use and Overlay Districts, Chapter 19-09 Planned Unit 
Developments; Chapter 19-10 Use Regulations, and Chapter 19-12 Site Plan Approval 
Requirements, and associated sections, as shown on the Final PUD Exhibit List for the Wheeling 
Town Center Planned Unit Development, to be located on 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; 
 
And with the following conditions of approval: 
 

1. TO BE DETERMINED THROUGH DISCUSSION AT PUBLIC HEARING. 
 
And Recommend approval of Docket No. PC 16-11; Preliminary Plat of Subdivision for the 
Wheeling Town Center under Title 17, Planning Subdivisions and Developments as shown on 
the Preliminary Plat received September 1, 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 
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Road, the commuter parking lot adjacent to the Wheeling Metra Station, and the right-of-way of 
Northgate Parkway, located in Wheeling, Illinois. 

 
 
 

 
 
________________________________  ____________________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Director of Community Development  Senior Planner 
 
 
Final PUD Exhibits List (all exhibits submitted September 1, 2016 unless otherwise noted): 
 

Summary of updates since Preliminary PUD approval in February 2016 (3 sheets) 
 
Project description (2 sheets) 
 
PUD statistical sheet and list of variations (13 sheets) 
 
Residential building plans 9.20.2016 (10 sheets) 
 

 Cover Sheet 

 PUD-100 Architectural Site Plan 

 PUD-111 Residential Level 1 Floor Plan 

 PUD-112 Residential Level 2 Floor Plan 

 PUD-113 Residential Level 3-5 Floor Plan 

 PUD-116 Residential Roof Plan 

 PUD-117 Garage Roof Plan 

 PUD-200 Residential Exterior Elevations 

 PUD-201 Residential Exterior Elevations 

 PUD-202 Residential Exterior Elevations 
 

Cinema building plans (10 sheets) 
 

 A100 Master Plan, 9.22.2016 

 A101 Ground Level 

 A102 Upper Level 

 A103 Roof Level 
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 A104 Facades East & North Finish Proposal 

 A104a Facades South & West Finish Proposal 

 A105 General Sections 

 A106 Elevations 

 Renderings (2 sheets) 
 
Civil engineering plans (29 sheets) 

 C-0.1 General Notes 

 C-0.2 MWRD & GC General Notes 

 C-0.3 Cover Sheet 

 C-0.4 Cover Sheet 

 C-1.1 Site Demolition Plan (North) 

 C-1.2 Site Demolition Plan (South) 

 C-2.1 Site Geometry Plan (North) 

 C-2.2 Site Geometry Plan (South) 

 C-3.1 Site Utility Plan Storm (North) 

 C-3.2 Site Utility Plan Storm (South) 

 C-3.3 Site Utility Plan Sanitary (North) 

 C-3.4 Site Utility Plan Sanitary (South) 

 C-3.5 Site Utility Plan Water (North) 

 C-3.6 Site Utility Plan Water (South) 

 C-4.1 Site Grading & Paving Plan (North) 

 C-42 Site Grading & Paving Plan (South) 

 C-5.1 Soil Erosion & Sediment Control Plan (North) 

 C-5.2 Soil Erosion & Sediment Control Plan (South) 

 C-6.1 Site Work Details 

 C-6.2 Site Work Details 

 C-6.3 Site Work Details 

 C-6.4 Site Work Details 

 C-6.5 Site Work Details 

 C-6.6 Site Work Details 
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 C-6.7 Site Work Details 

 CX-1.1 Drainage Exhibit (North) 

 CX-1.2 Drainage Exhibit (South) 

 CX-2.1 Fire Truck Movement 

 CX5.1 Section Views 
 
Landscape plans, 9.20.2016 (15 sheets) 
 

 L0.0 Tree Survey 

 L1.0 Overall Landscape Plan & Sheet Key 

 L1.1 Landscape Plan 

 L1.2 Landscape Plan 

 L1.3 Landscape Plan 

 L1.4 Landscape Plan 

 L1.5 Landscape Plant List 

 L1.6 Landscape Plant Palette 

 L2.0 Overall Layout & Sheet Key 

 L2.1 Layout Plan 

 L2.2 Layout Plan – Northgate Parkway 

 L2.21 Northgate Parkway 

 L2.3 Layout Plan – Village Green 

 L2.4 Layout Plan  

 L3.0 Irrigation Plan 
 
Lighting plan 
 
Preliminary plat of subdivision (3 sheets) 
 
Traffic study, 9.07.2016 (12 sheets) 
 
Shared parking study (11 sheets) 
 
Declaration of covenants, reciprocal easements and operating agreement (37 sheets) 
 
Site work variance request letter and attachments, 9.21.2016 (6 sheets) 
 
MC cable variance request letter and attachments, 9.22.2016 (12 sheets) 



Wheeling Town Center 

Updates and Project Description 
 
 

Updates from Preliminary PUD Approval in February 2016 

 
New Anchor Tenant - CMX 

One of the biggest partnership additions to the project is a new high-end dine-in movie theater chain, CMX, 
an American subsidiary of Cinemex, the sixth-largest movie theater chain in the world that will anchor the 
Wheeling Town Center and replace Flix Brewhouse.  CMX has 297 theaters and 13,000 employees 
nationwide.  CMX has strong financials and great staying power, offering stability and the resources to 
withstand the test of time and make a major investment to the Wheeling Town Center.  They will open a 
10-screen, luxury cinema with high-end finishes and décor.  The free-standing building will be 
approximately 37,640 Sq Ft.  CMX will employ 80-100 staff members.  They anticipate 30-40 employees 
to work on a Saturday evening during peak hours of operation.  CMX plans to operate from 11am – 12am 
daily.  The reduction in seats and lower employee counts have created a surplus of parking available on site, 
and we now have the ability to lease up to 30,000 Sq Ft of restaurant space within the Town Center based 
on the most recent Shared Parking Report.   
 
CMX includes a well-appointed lounge and bar area with state-of-the-art theaters that offer oversized 
leather seats.  CMX has teamed with one of Chicago’s most successful restaurant operators, Lettuce 
Entertain You, who will consult with CMX on their food and beverage selections.  Together, they will be 
developing a carefully curated menu with a selection of delectable meals which patrons can order at the 
café.  CMX plans to incorporate a stylish cocktail bar (separate from the café area) which will serve 
alcoholic beverages and hand-crafted cocktails.  The CMX luxury concept will offer patrons a relaxing and 
refreshing experience in a trendy ambience.  CMX announced its plans to also open in the Brickell City 
Center in Miami, the Westfield Old Orchard mall in Skokie, and the Bucksbaum project at Clark and 
Addison in Wrigleyville.  We are extremely excited to have them on board as our new anchor tenant.     
 
Site Plan Changes based on CMX 

• Parking on the west side of the cinema has been realigned to eliminate the angled parking and one way 
driveway.  The overall parking count has increased with this change. 

• New drop off has been added to Main Street at the northwest corner of the cinema. 

• Sidewalk on the west side of the cinema has been widened. 

• New landscape beds have been added north of the cinema building along with an outdoor seating area 
with landscaping around it. 

• The linear landscape island west of the cinema has been removed.  Additional trees have been added 
along the cinema building so that no loss in total site trees occurs. 
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• The landscape beds between the cinema and the mid-rise building have increased in size providing 
additional planting areas. The paving area and emergency vehicle lane have remained the same.  

 

Other Site Plan Changes 

• Based on a recent LOI we received from Potbelly’s, we reduced the number of drive-thru lanes for 
Outlot Building B from 2 to 1 and increased the square footage of Building B by 600 Sq Ft. 

• Landscape islands in the northeast and southeast parking areas have been increased in size. 

• The large diameter Village sewer and water main along the east property line have been rerouted to 
enhance ease of construction and minimize difficulty of future extension and maintenance. 

• Right in-right out entrance off Dundee at the northeast corner of the site has been realigned to 
provide better traffic flow. 
 

Pedestrian Friendly Plaza Landscape Details 

• The Village Green area has been developed with pots, seat walls, a trellis, lawn panel, movable 
seating, landscape beds, shade trees and a small stage area.  The design creates numerous outdoor 
rooms for the community to relax, meet or enjoy some food.  The small stage provides a location for 
small music groups or impromptu seating on the steps. 

• Movable café seating is shown as well. 

• The facades along the cinema are open to allow the wall relief to be highlighted. 
 

Northgate Parkway Landscaping 

• The streetscape along Northgate Parkway is more developed with light locations, planters, pot, shade 
trees, benches and litter receptacles.   

 

Apartment Building Plans & Elevation Updates: 

• The overall apartment building plans and interior details of the rental units have been further 
developed.  Permit Ready drawings have already been submitted to ICCI for review. 

• The Apartment Building plans to achieve LEED Certification and an Energy Star Score of at least 75.  

• The number of rental units has increased from 295 to 301. 

• The majority of the parapets were reduced by two feet. 

• The color of the “brown” fiber cement board was revised to a grey color and some of the vertical 
piers of masonry were changed to fiber cement board. 

• The inset corner balconies were changed to projected balconies to match the remainder of the 
balconies on the building. 

• The main building entry has a reduced amount of cast stone material 



• The sidelights on the patio doors were removed. 

• The number of operable windows was reduced to one operable window per window bay. 

• The amount of canopies was reduced on the North elevation to three. 

• Overhead doors were added to the loading dock and garage entry. 
 
 
Legal Agreements 

• We have provided a Preliminary Plat of Subdivision along with the Declaration of Covenants, 
Reciprocal Easements and Operating Agreement for the Wheeling Town Center. 

 
• Wheeling Park District Board approved the requested easements on the east and south border of 

the subject property which will accommodate the Village sewer and water main along with gas, 
electric, and low voltage lines to service Park District facilities and the Town Center. 

 
• Metra Station Area Development Agreement has been approved by all parties. 

 

• West Shore Pipe Line: 
o West Shore Pipe Line Reimbursement Agreement has been executed. 

o West Shore obtained Board approval and selected Parsons to be the lead engineering design firm.  
Preliminary drawings have been prepared along with a project schedule. 

o Mike Norris will provide the Plat of Easement to the Village for execution. 

o Cardno has been hired to manage all the necessary permits required to relocate the pipe line.  They 
have already engaged MWRD, IL Dept of Natural Resources, and IDOT. 

o Regularly scheduled meetings will commence in September regarding construction and 
coordination. 

 

• We are in the process of working with the Village and the Burger King property owner in order to 
obtain an easement for a sidewalk and landscape buffer in order to accommodate a right deceleration 
lane along Dundee Rd. 

 

 

 

 

 
 
  



Project Description 

 
Summary 
Ever since its inception, the master plan concept for the Wheeling Town Center was intended to create and 
develop a walkable downtown central square that would provide a sense of community and serve as a public 
destination, celebrating civic life.  The plan includes a 5-Story residential apartment building with 301 
luxury rental units, a 6-story parking garage, and a large courtyard that will offer the residents a wide range 
of resort-like amenities.  The site will also incorporate around 100,000 SF of retail space that will revolve 
around a pedestrian friendly Plaza. 
 
CMX has committed to open a 10-screen movie theater and anchor the Wheeling Town Center.  
Additional information about CMX can be found at the top of this document under Project Updates. 
 
The focal point of the Town Center will integrate a pedestrian friendly Plaza surrounded by multiple 
commercial spaces and residential living.  Several high-end restaurants have expressed interest in leasing 
with an interest in taking advantage of the outdoor dining experience that plays off the vibe and energy 
created by this public realm.  The landscape plan includes a water fountain, ornamental pots, planters, 
trees, built-in benches, natural stone seating, and pergolas which will all contribute to the symbiotic 
energy.  It will also serve as an ideal setting to host public events. 
 
The Village of Wheeling is partnering with the development team in order to help ensure that the 
project achieves a legacy status that will have a lasting effect on the community.  The Village is 
providing Tax Incremental Financing to cover most of the infrastructure costs and public 
improvements.  The support from the Village will allow the Wheeling Town Center to achieve 
greater levels of construction and design elements with a dynamic central Plaza that will draw people 
in. 
  
The subject property is ideally situated adjacent to the existing Metra Station, making this project a true 
Transit Oriented Development that is committed to creating a pedestrian friendly Town Center 
atmosphere.  Urban Land Institute has ranked TODs a best bet for investors 5 years in a row, and they 
estimate that ¼ of all households are likely to live near transit / high-density housing by the year 2030.  
 
The site is also surrounded by the Village Hall and several Park District facilities including the Wheeling 
Aquatic Center / Water Park, the Community Recreation Center, and Heritage Park which is in the 
process of being renovated with new baseball and soccer fields to host all of the community sporting events.  
The site will naturally become a family friendly gathering place with several entertainment and dining 
establishments to serve the public. 
 
Retail Plan 
The site plan has about 100,000 Sq Ft of ground floor retail space divided into 10 retail pads which are 
identified on the site plan and building stat sheet.  The retail portion of the project will be anchored by 
CMX, the VIP cinema experience that provides extra wide seating in luxurious screening rooms / 
auditoriums.  CMX has a stylish lunge and bar area, and they have teamed with Lettuce Entertain You to 
help them create a comprehensive menu of delectable food items and handcrafted cocktails.  Local 
restaurateurs and national eateries have expressed great interest and support for the Wheeling Town 
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Center, and are eager to participate and be a part of its success.  Letters of intent for various retail pads 
throughout the project have been received and are currently being negotiated. 
 

           
Residential Apartment Building 
In addition to the energetic retail and convenient shopping, the site will feature a 5-story residential 
apartment building with 301 luxurious rental units and a first-class amenity package.  The building will 
feature a large courtyard with several attractions for the residents including a sleek outdoor pool and patio 
area with grill stations, lounge chairs, cabanas, and a fire feature.  The outdoor area will also offer lawn 
space for leisurely activities such as bocce ball, corn hole, and a putting green.  The building will also 
feature an indoor club room with state-of-the-art media services, gaming tables, and a demonstration 
kitchen so residents can gather for sporting events and private parties.  Additional amenities will include a 
business center, conference room, café lounge, fitness area, game room, and a yoga studio. 
 
The units will be built-out with luxury finishes including Quartz counters, designer light pendants over 
kitchen islands, stylish kitchen fixtures, and slick window shades.  Each unit will have a washer and dryer, 
and a self-contained HVAC system for ultimate end-user control and comfort. 
 
The whole building will be extremely energy efficient with superior insulation, heightened window ratings 
and values, energy efficient mechanical systems, and LED lighting throughout the entire structure. 
 
Parking 
The residential building will wrap around a 6-story parking deck, eliminating any unsightly views of a cold 
concrete garage.  The parking deck will have a total of 595 parking spaces.  497 spaces will be reserved for 
the residential tenants, and the remaining 98 spaces will be for employees of the retail establishments within 
the Town Center project.  Use of the parking garage will be controlled with a gate system to limit its use to 
residents and guests and the designated employees. 
 
The retail portion of the project will be serviced by 718 open surface parking spaces plus the 98 parking 
spaces for employees in the residential parking garage.  We are required to reserve 150 parking spaces for 
Metra Monday through Friday until noon.  However, the current demand for the commuter parking on the 
east side of the tracks is only 103.  Metra has agreed to enter into a reciprocal parking agreement based on 
the inverse demand for commuters and evening retail activity. 
 
A comprehensive Parking Study has been completed and has been provided for your review. 
 
 
For further information, please contact: 
Brad Friedman 
773-934-8954 
BFriedman@WTCdevelopment.com 
 
  

mailto:BFriedman@WTCdevelopment.com


WHEELING TOWN CENTER FINAL PUD STATISTICAL SHEET AND LIST OF VARIATIONS

9/1/16

Preliminary PUD Statistical Sheet: SF Acres Coverage Notes
728,351      16.72                  

207,804      4.77                     29%

264,936      6.08                     36%

73,619        1.69                     10%

‐ ‐ ‐
18.00 Units/Acre=Residential     98,937 

SF=Commercial

‐ ‐ ‐ 11 Buildings

‐ ‐ ‐ 1 Building w/301 Residential Units

‐ ‐ ‐ Ranges from 1 to 3
1.65/Unit=Residential                  

8.25/1,000 SF=Commercial

Zoned: MXT (Transit Orientated Mixed Use)

Code/Zoning Section Requirement  Actual Notes

17.46.020:  Open Space 25% of net site area 182,088                              SF 73,619              SF

19.04.060‐D: Lot 

Requirements  Minimum lot area  20,000 SF >20,000 SF

Minimum lot width  125 FT >125 FT

Minimum lot depth 125 FT >125 FT

19.04.060‐E: Minimum Floor 

Area for Dwelling Units  Efficiency units  675 SF 613 SF

One‐bedroom units 675 SF 784 SF

Two‐bedroom units  800 SF 1,225 SF

Three‐bedroom units 925 SF 1,496 SF

19.04.060‐F: Setbacks and 

Height Restrictions ‐ 

Principal Building Minimum front and street side setback  30 FT >30 FT

Minimum setback, interior side 30 FT 23 FT

Minimum rear setback 30 FT 12 FT

Maximum building height 35 feet, or no more than 3 stories 35 FT 52.67 FT

3 ST 5 ST

Distance between buildings:

     One story building 20 feet 20 FT N/A FT

     Two‐story building 30 feet 30 FT N/A FT

     Three‐story building 40 feet 40 FT N/A FT

50 FT Btwn K/J and K/H.2

19.04.060‐H: Density 

Limited Maximum density, other      (20 units per net acre) 334                               UNITS 301                      UNITS

19.04.060‐D: Lot 

Requirements  Maximum lot size 10 AC <10 AC

Maximum lot coverage 35 % <35 %

Minimum Green Space 25 % 10%

19.04.060‐E: Setbacks, Size 

& Height Restrictions ‐ 

Principal Building
Minimum setback from any street (25 FT or Height of the building, 

whichever is greater) 25 FT <25 FT Buildings A/B/F only

Minimum rear yard setback (25 FT or Height of the building, 

whichever is greater) 25 FT >25 FT

Minimum setback from any residential lot line (25 FT or Height of the 

building, whichever is greater) 25 FT >25 FT

Minimum parking setback, all sides 10 FT <10 FT

Maximum building height 35 feet, or no more than 3 stories 50 FT 25 FT

4 ST 1 ST

19.11.020 Interior Landscaping for Off‐street Parking Areas: 

landscaped islands must be a min of 200 SF

landscaped peninsulas must be a min 100 SF

the min width of islands between curbs is 5 feet

Screening for Off‐Street Parking Areas

street frontage 8' greenbelt in width

6' greenbelt along all interior lot lines

Foundation Plantings:

Foundation plantings to be incorporated along each building 

façade visible from a public right‐of‐way.

19.11.010 (Vehicle) Multi‐family, other

up to 1 bedroom 1.7 /Unit 1.3 /Unit

2 or more bedrooms 2.2 /Unit 2.0 /Unit

the min width of islands between curbs is 5 feet

Retail

Accommodation and Food Service Uses

Entertainment and Recreation Uses

19.11.010 (Bicycle) Commercial (10+5% of amount of parking over 100) 46 46

Residential ((1) for every (2) Dwelling Units) 148 148

21.06.100 (b) 2 Sign Dimensions

Height 20 FT 30 FT

Area 100 SF 450 SF

Bedrooms per unit:

Number of motor vehicle and bicycle parking spaces provided, whether surface or in structures, and ratio per unit if 

residential, or thousand square feet of building area if non‐residential:

Parking Requirements

Gross Land Area:

Maximum amount of land covered by principal buildings and maximum amount of land covered by accessory buildings:

Maximum amount of land devoted to parking, drives and parking structures:

Minimum amount of land devoted to landscaped open space:

Maximum proposed dwelling unit density, if residential, and/or total square footage devoted to non‐residential uses:

Proposed number of buildings:

Maximum number of dwelling units per building:

We are meeting the # of trees required, 

but not the size of the parking islands 

as noted

This is not the ROW area, but inside of 

the property line.

Many buildings are adjacent to the 

sidewalk and do not have room for 

landscape unless some changes are 

made. Foundation plantings were 

added where possible.

19.04.060: R4 Multiple‐Family Residential District

19.06.040: B3 General Commercial and Office District

Landscape Requirements

Signage Requirements

Refer to September 2016 Shared 

Parking Study for more detailed 

information 

Preliminary list of variations from Title 19 (Zoning), Title 17 (Planning, Subdivision, and Developments), and Title 21 (Signs):

Portions of a development that are completely commercial in nature shall be 

considered with respect to the B‐3 district regulations. 

Portions of a development that are completely residential in nature shall be 

considered with respect to the R‐4 district regulations with the exception of the 

building material requirements outlined in Section 19.05.010(L)6, below.

bjones
Text Box
Exhibit received September 1, 2016
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Wheeling Town Center 
Zoning Variation – Landscaping & Tree Replacement 

Variation Standards 
 

1. Physical Conditions vs. Convenience. That there are present actual physical conditions applying to the 
lot, parcel, building, structure, use or intended use on that premises which are creating the practical 
difficulty or unnecessary hardship in the application of this Title, as distinguished from a mere 
inconvenience to the owner if the strict letter of the regulations are required.  
 
Response: The subject property is a large and significant parcel in the Village which the 
Applicant seeks to develop in a comprehensive and integrated manner that is consistent with the 
Village Comprehensive Plan. As such, relief is needed from the strict letter of the Village Code 
with respect to landscaping, including the landscaping requirements for the parking lots and 
buildings, in order to accommodate a thoughtful and convenient parking layout and allow for a 
pedestrian-friendly development.. 
 

2. Unique vs. General Conditions. That the conditions are unique, exceptional, extraordinary or unusual 
circumstances applying only or primarily to the property under appeal and are not of such a general or 
recurrent nature elsewhere in the same zoning district as to suggest or establish the basis for future 
variations, ordinance changes or amendments.  
 
Response: The conditions giving rise to the requested variation include the applicant’s and the 
Village’s desire to accommodate an integrated, pedestrian-friendly, mixed-use development. 
This is a unique opportunity, which exists due to the size, layout and location of the subject 
property. These conditions are not recurrent elsewhere in the district. 
 

3. Conditions Not Created by Appellant. That the alleged conditions creating the difficulty or hardship 
were not caused by the appellant nor by any person still having an interest in the property. A self-
imposed hardship is not a basis for granting a variation, nor are financial concerns.  
 
Response: The applicant is the contract purchaser and the property is currently vacant. The 
conditions arise as a result of the desire to develop the property in a manner consistent with the 
Village Comprehensive Plan. As such, the difficulty or hardship were not caused by the 
applicant. 
 

4. Reasonable Return. The property in question cannot yield a reasonable return if permitted to be used 
only under the conditions allowed by the regulation in that zone.  
 
Response: If the property were only permitted to be used as permitted under the zoning 
ordinance, the proposed integrated development would not be permitted. This is not a 
reasonable or desirable use of the subject property, which presents a unique development 
opportunity for the Village. 
 

5. Essential Character. The granting of the variation will not alter the essential character of the locality.  
 
Response: The proposed development will maintain a significant amount of landscaping, 
including a Village Green area in the middle of the development that fosters a sense of 
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community. Therefore, granting the variation will have a positive impact on – but will not alter 
– the essential character of the locality. 
  

6. Environmental Quality. The proposed variation will not impair an adequate supply of light and air to 
adjacent property, or substantially increase the congestion in the public streets, or increase the danger 
of fire, or endanger the public safety, or substantially diminish or impair property values within the 
neighborhood. 
 
Response: The proposed variation will not have any detrimental effects on the environmental 
quality of the surrounding properties and will enhance the neighborhood and Village as a whole 
by making productive use of a currently-vacant and significant parcel of land. 
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Wheeling Town Center 
Zoning Variation – Minimum Floor Area 

Variation Standards 
 

1. Physical Conditions vs. Convenience. That there are present actual physical conditions applying to the 
lot, parcel, building, structure, use or intended use on that premises which are creating the practical 
difficulty or unnecessary hardship in the application of this Title, as distinguished from a mere 
inconvenience to the owner if the strict letter of the regulations are required.  
 
Response: The proposed development intends to provide a variety of unit types and options for 
future residents, including efficiency units that are slightly smaller than the minimum floor 
area required for efficiency units in the R4 District. The smaller floor area is needed in order to 
achieve the desired floor plans and building footprint that works within the overall proposed 
development.  
 

2. Unique vs. General Conditions. That the conditions are unique, exceptional, extraordinary or unusual 
circumstances applying only or primarily to the property under appeal and are not of such a general or 
recurrent nature elsewhere in the same zoning district as to suggest or establish the basis for future 
variations, ordinance changes or amendments.  
 
Response: The conditions giving rise to the requested variation include the proximity to the 
Metra train, size and overall location of the subject property. This presents the opportunity to 
build a transit-oriented development on the site, which often entails smaller floor plans and 
higher density. Further, the building has been designed to fit within the development as a 
whole, which is unique to this property and not likely to be duplicated elsewhere in the district. 
 

3. Conditions Not Created by Appellant. That the alleged conditions creating the difficulty or hardship 
were not caused by the appellant nor by any person still having an interest in the property. A self-
imposed hardship is not a basis for granting a variation, nor are financial concerns.  
 
Response: The applicant is the contract purchaser and the property is currently vacant. The 
conditions arise as a result of the desire to develop the property in a manner consistent with the 
Village Comprehensive Plan. As such, the difficulty or hardship were not caused by the 
applicant. 
 

4. Reasonable Return. The property in question cannot yield a reasonable return if permitted to be used 
only under the conditions allowed by the regulation in that zone.  
 
Response: If the efficiency units were made bigger, the property could not be developed with the 
mixed-use development that offers a variety of residential housing types consistent with the 
Comprehensive Plan.    
 

5. Essential Character. The granting of the variation will not alter the essential character of the locality.  
 
Response: Granting the variation will have no impact on the essential character of the locality. 
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6. Environmental Quality. The proposed variation will not impair an adequate supply of light and air to 
adjacent property, or substantially increase the congestion in the public streets, or increase the danger 
of fire, or endanger the public safety, or substantially diminish or impair property values within the 
neighborhood. 
 
Response: The proposed variation will not have any detrimental effects on the environmental 
quality of the surrounding properties and will enhance the neighborhood and Village as a whole 
by making productive use of a currently-vacant and significant parcel of land. 
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Wheeling Town Center 
Zoning Variation – Open Space 

Variation Standards 
 

1. Physical Conditions vs. Convenience. That there are present actual physical conditions applying to the 
lot, parcel, building, structure, use or intended use on that premises which are creating the practical 
difficulty or unnecessary hardship in the application of this Title, as distinguished from a mere 
inconvenience to the owner if the strict letter of the regulations are required.  
 
Response: The subject property is a large and significant parcel in the Village, which the 
Applicant seeks to develop in a comprehensive and integrated manner that is consistent with the 
Village Comprehensive Plan. As such, relief is needed from the strict letter of the Village Code 
with respect to open space in order to allow for an integrated mixed-use development on the 
property that continues to provide parking for Metra commuters, which is not possible under 
conventional zoning. 
 

2. Unique vs. General Conditions. That the conditions are unique, exceptional, extraordinary or unusual 
circumstances applying only or primarily to the property under appeal and are not of such a general or 
recurrent nature elsewhere in the same zoning district as to suggest or establish the basis for future 
variations, ordinance changes or amendments.  
 
Response: The subject property is unique in the Village in its size,  layout, and proximity to the 
Metra and other Village services. These conditions do not exist in other properties in the Village 
or zoning district. 
 

3. Conditions Not Created by Appellant. That the alleged conditions creating the difficulty or hardship 
were not caused by the appellant nor by any person still having an interest in the property. A self-
imposed hardship is not a basis for granting a variation, nor are financial concerns.  
 
Response: The applicant is the contract purchaser and the property is currently vacant. As such, 
the difficulty or hardship were not caused by the applicant. 
 

4. Reasonable Return. The property in question cannot yield a reasonable return if permitted to be used 
only under the conditions allowed by the regulation in that zone.  
 
Response: If the property were only permitted to be used as permitted under the zoning 
ordinance, the proposed integrated development would not be permitted. This is not a 
reasonable or desirable use of the subject property, which presents a unique development 
opportunity for the Village. 
 

5. Essential Character. The granting of the variation will not alter the essential character of the locality.  
 
Response: Granting the variation will allow for the proposed development, which will bring life 
and activity to this area of Wheeling and be an amenity to the Village, its residents and visitors. 
This includes providing unique retail opportunities, a “Village Green” for community 
gatherings and events, and providing a housing option that is underrepresented in the area. As 
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such, granting the variation will benefit the locality as opposed to altering its essential 
character. 
  

6. Environmental Quality. The proposed variation will not impair an adequate supply of light and air to 
adjacent property, or substantially increase the congestion in the public streets, or increase the danger 
of fire, or endanger the public safety, or substantially diminish or impair property values within the 
neighborhood. 
 
Response: The proposed variation will not have any detrimental effects on the environmental 
quality of the surrounding properties and will enhance the neighborhood and Village as a whole 
by making productive use of a currently-vacant and significant parcel of land. 
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Wheeling Town Center 
Zoning Variation – Parking Stall Size 

Variation Standards 
 

1. Physical Conditions vs. Convenience. That there are present actual physical conditions applying to the 
lot, parcel, building, structure, use or intended use on that premises which are creating the practical 
difficulty or unnecessary hardship in the application of this Title, as distinguished from a mere 
inconvenience to the owner if the strict letter of the regulations are required.  
 
Response: The Fire Department requires additional width for certain drive aisles to ensure 
adequate access to the southernmost portion of the property due to the property’s size and 
configuration. Further, the relocated gas pipeline along the western boundary of the property 
requires a wider drive aisle in that portion of the property. Therefore, the 1.5’ parking stall size 
variation is required in order to accommodate these additional drive aisle width requirements 
while maintaining an appropriate amount of parking for the development.  
 

2. Unique vs. General Conditions. That the conditions are unique, exceptional, extraordinary or unusual 
circumstances applying only or primarily to the property under appeal and are not of such a general or 
recurrent nature elsewhere in the same zoning district as to suggest or establish the basis for future 
variations, ordinance changes or amendments.  
 
Response: The conditions giving rise to the requested variation include the size and 
configuration of the property and the presence of the gas pipeline. The conditions are unique to 
this site and unlikely to recur elsewhere in the zoning district.  
 

3. Conditions Not Created by Appellant. That the alleged conditions creating the difficulty or hardship 
were not caused by the appellant nor by any person still having an interest in the property. A self-
imposed hardship is not a basis for granting a variation, nor are financial concerns.  
 
Response: The applicant is the contract purchaser and the property is currently vacant. The 
conditions arise as a result of physical conditions related to the property. As such, the difficulty 
or hardship were not caused by the applicant. 
 

4. Reasonable Return. The property in question cannot yield a reasonable return if permitted to be used 
only under the conditions allowed by the regulation in that zone.  
 
Response: If required to provide the additional 1.5’ for the parking stalls, the site would need to 
be reconfigured and a significant amount of parking would be eliminated. This would reduce 
the feasibility of developing a transit-oriented, mixed-use development on the property 
consistent with the Comprehensive Plan.    
 

5. Essential Character. The granting of the variation will not alter the essential character of the locality.  
 
Response: Granting the variation will have no impact on the essential character of the locality. 
The additional 1.5’ will be accommodated by means of vehicle overhang space over the adjacent 
landscaped islands. Therefore, the requested variation will have no impact on the property or its 
users. 
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6. Environmental Quality. The proposed variation will not impair an adequate supply of light and air to 

adjacent property, or substantially increase the congestion in the public streets, or increase the danger 
of fire, or endanger the public safety, or substantially diminish or impair property values within the 
neighborhood. 
 
Response: The proposed variation will not have any detrimental effects on the environmental 
quality of the surrounding properties and will enhance the neighborhood and Village as a whole 
by making productive use of a currently-vacant and significant parcel of land.  
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Wheeling Town Center 
Zoning Variation – Parking 

Variation Standards 
 

1. Physical Conditions vs. Convenience. That there are present actual physical conditions applying to the 
lot, parcel, building, structure, use or intended use on that premises which are creating the practical 
difficulty or unnecessary hardship in the application of this Title, as distinguished from a mere 
inconvenience to the owner if the strict letter of the regulations are required.  
 
Response: The proposed development utilizes high-quality architecture and site planning for a 
mixed-use development that incorporates a variety of complementary uses. Adding parking 
would require increased height in the residential building and more surface parking throughout 
the site, which would compromise the site plan and undermine the transit-oriented nature of the 
development that the Applicant is trying to achieve. Further, as the shared parking study 
demonstrates, the parking needs of both the commercial and residential components of the 
proposed development are well-served by the proposed parking. 
 

2. Unique vs. General Conditions. That the conditions are unique, exceptional, extraordinary or unusual 
circumstances applying only or primarily to the property under appeal and are not of such a general or 
recurrent nature elsewhere in the same zoning district as to suggest or establish the basis for future 
variations, ordinance changes or amendments.  
 
Response: The conditions giving rise to the requested variation include the proximity to the 
Metra train, size and overall location of the subject property. This presents the opportunity to 
build a transit-oriented development on the site, which by definition require less parking. The 
conditions are unique to this site and unlikely to recur elsewhere in the zoning district. 
 

3. Conditions Not Created by Appellant. That the alleged conditions creating the difficulty or hardship 
were not caused by the appellant nor by any person still having an interest in the property. A self-
imposed hardship is not a basis for granting a variation, nor are financial concerns.  
 
Response: The applicant is the contract purchaser and the property is currently vacant. The 
conditions arise as a result of the desire to develop the property in a manner consistent with the 
Village Comprehensive Plan and best practices for transit-oriented developments. As such, the 
difficulty or hardship were not caused by the applicant. 
 

4. Reasonable Return. The property in question cannot yield a reasonable return if permitted to be used 
only under the conditions allowed by the regulation in that zone.  
 
Response: If required to provide parking as required by the Village Code, the property could not 
yield a reasonable return while being developed with a transit-oriented, mixed-use development 
consistent with the Comprehensive Plan.    
 

5. Essential Character. The granting of the variation will not alter the essential character of the locality.  
 
Response: Granting the variation will have no impact on the essential character of the locality. 
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6. Environmental Quality. The proposed variation will not impair an adequate supply of light and air to 
adjacent property, or substantially increase the congestion in the public streets, or increase the danger 
of fire, or endanger the public safety, or substantially diminish or impair property values within the 
neighborhood. 
 
Response: The proposed variation will not have any detrimental effects on the environmental 
quality of the surrounding properties and will enhance the neighborhood and Village as a whole 
by making productive use of a currently-vacant and significant parcel of land. Further, reduced 
parking will encourage alternative modes of transportation and decrease the traffic impact of 
the proposed development on the surrounding area. 
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Wheeling Town Center 
Zoning Variation – Sign Location 

Variation Standards 
 

1. Physical Conditions vs. Convenience. That there are present actual physical conditions applying to the 
lot, parcel, building, structure, use or intended use on that premises which are creating the practical 
difficulty or unnecessary hardship in the application of this Title, as distinguished from a mere 
inconvenience to the owner if the strict letter of the regulations are required.  
 
Response: This subject property is unique with respect to its size, location, irregular shape and 
limited frontage along the Dundee Road right-of-way relative to its overall depth. The 
proposed development intends to utilize high-quality and creative site design with ample 
landscaping and open space while providing visual interest along the public right-of-way.  
 

2. Unique vs. General Conditions. That the conditions are unique, exceptional, extraordinary or unusual 
circumstances applying only or primarily to the property under appeal and are not of such a general or 
recurrent nature elsewhere in the same zoning district as to suggest or establish the basis for future 
variations, ordinance changes or amendments.  
 
Response: The conditions giving rise to the requested variation include the size and 
configuration of the subject property, including its relatively limited frontage along Dundee 
Road. These conditions are unique to this site and unlikely to be recurrent elsewhere in the 
zoning district. 
 

3. Conditions Not Created by Appellant. That the alleged conditions creating the difficulty or hardship 
were not caused by the appellant nor by any person still having an interest in the property. A self-
imposed hardship is not a basis for granting a variation, nor are financial concerns.  
 
Response: The applicant is the contract purchaser and the property is currently vacant. The 
conditions arise as a result of size and configuration of the property and were not created by the 
applicant. 
 

4. Reasonable Return. The property in question cannot yield a reasonable return if permitted to be used 
only under the conditions allowed by the regulation in that zone.  
 
Response:  Development of a high-quality, mixed use development that is consistent with the 
Village Comprehensive Plan is appropriate for the subject property, which is not possible under 
conventional zoning regulations.  
 

5. Essential Character. The granting of the variation will not alter the essential character of the locality.  
 
Response: Granting the variation will have no impact on the essential character of the locality. 
  

6. Environmental Quality. The proposed variation will not impair an adequate supply of light and air to 
adjacent property, or substantially increase the congestion in the public streets, or increase the danger 
of fire, or endanger the public safety, or substantially diminish or impair property values within the 
neighborhood. 
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Response: The proposed variation will not have any detrimental effects on the environmental 
quality of the surrounding properties and will enhance the neighborhood and Village as a whole 
by making productive use of a currently-vacant and significant parcel of land.  
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Point Northing Easting

1 1993411.740 1094170.762

2 1993412.479 1094476.057

3 1993580.221 1094477.065

4 1993596.069 1095009.871

5 1992493.307 1095005.877

6 1992480.156 1094559.556

7 1992399.962 1094586.089

8 1992384.256 1094538.619
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12 1992816.150 1094517.463

13 1992944.546 1094851.625
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in Township 42 North, Range 11, East of the Third Principal Meridian, Cook County, Illinois.
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SET IRON ROD AT CORNER.

MONUMENTATION AT ALL LOT CORNERS INDICATED BY SYMBOL OR NOTATION

ESTABLISHED PRIOR TO PLAT RECORDATION.

NO DIMENSIONS SHALL BE ASSUMED BY SCALE MEASUREMENT UPON THIS PLAT.

being a Subdivision of part of the West 1/2 of the Southwest 1/4 Section 2 and the East 1/2 of the Southeast 1/4
of Section 3 and the East 1/2 of the Northeast 1/4 of Section 10 and the West 1/2 of the Northwest 1/4 of Section
11, together with Lot 1 in Wickes Corporation Subdivision, being a subdivision of part of Sections 2 and 11, all

in Township 42 North, Range 11, East of the Third Principal Meridian, Cook County, Illinois.
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Wheeling Town Center

SURVEYORS CERTIFICATE
State of Illinois  )

   ) s.s.
County of Cook )

I, ____________________, a Professional Illinois Land Surveyor, do hereby certify
that I have surveyed and subdivided:

Parcel 1
That part of West 1/2 of the Southwest 1/4 Section 2 and the East 1/2 of the
Southeast 1/4 of Section 3 and the East 1/2 of the Northeast 1/4 of Section 10 and
the West 1/2 of the Northwest 1/4 of Section 11,

Together with Lot 1 in Wickes Corporation Subdivision, being a subdivision of part
of Sections 2 and 11, both in Township 42 North, Range 11, East of the Third
Principal Meridian, recorded May 31, 1972 as document 21920696,

Together with Lot 2 in Owner's Subdivision of that part of Section 3 lying South of
Dundee Road and the North 475.00 feet of Section 10, both lying East of the
Wisconsin Central Railroad, in Township 42 North, Range 11, East of the Third
Principal Meridian, recorded August 9, 1922 as document 7604075,

Together with that part of the public way commonly known as Northgate Parkway
lying in Sections 2, 3, 10 and 11,

Together with that part of the Minneapolis, Saint Paul and Sault Saint Marie
Railroad right of way lying in Sections 10 and 11,

All in Township 42 North, Range 11, East of the Third Principal Meridian,

All taken as a tract and described as follows:

Beginning at the Northeast corner of Lot 1 in Wickes Corporation Subdivision,
aforesaid; thence South 00 degrees 12 minutes 27 seconds West, along the East line
of said Lot 1, a distance of 1102.77 feet to the Southeast corner thereof; thence
South 88 degrees 18 minutes 44 seconds West, along the South line of said Lot 1, a
distance of 393.88 feet to the Southwest corner thereof; thence North 18 degrees 18
minutes 21 seconds West along a Southwesterly line of said Lot 1 and
Northwesterly extension thereof, a distance of 256.25 feet to the East line of 33.00
foot wide Northgate Parkway; thence South 00 degrees 11 minutes 53 seconds West
along the East line of said Northgate Parkway, 158.91 feet to the Northeasterly right
of way line of the Minneapolis, Saint Paul and Sault Saint Marie Railroad; thence
North 18 degrees 18 minutes 25 seconds West along said Northeasterly right of way
line, 59.48 feet; thence South 71 degrees 41 minutes 35 seconds West, 76.50 feet;
thence North 18 degrees 18 minutes 25 seconds West, parallel with the
Northeasterly right of way line of the Minneapolis, Saint Paul and Sault Saint Marie
Railroad, 856.58 feet to its point of intersection with the Westerly extension of the
North line of Lot 2 in Owner's Subdivision, aforesaid; thence North 89 degrees 51
minutes 41 seconds East, along the North line of said Lot 2, a distance of 305.30
feet to the Northeast corner thereof, being also the Southeast corner of Lot 1 in said
Owner's Subdivision; thence North 00 degrees 20 minutes 40 seconds East along the
East line of said Lot 1 in said Owner's Subdivision, a distance of 167.74 feet to the
South line of 100 foot wide Dundee Road; thence North 88 degrees 17 minutes 46
seconds East along the South line of said Dundee Road and the North line of said
Lot 1 in Wickes Corporation Subdivision, 533.04 feet to the point of beginning, in
Cook County, Illinois;

Parcel 2
That part of the West ½ of the Northwest ¼ of Section 11, Township 42 North,
Range 11, East of the Third Principal Meridian, bounded by the following described
lines:

On the Northeast by a Southwesterly line of Lot 1 in Wickes Corporation
Subdivision, being a subdivision of part of Sections 2 and 11, both in Township 42
North, Range 11, East of the Third Principal Meridian, recorded May 31, 1972 as
document 21920696, and the Northwesterly extension of said Southwesterly line of
said Lot 1, and

On the West by a line 33 feet East of and parallel to the West line of said West ½ of
the Northwest ¼ of Section 11, and

On the Southwest by the Easterly (or Northeasterly) right of way line of the
Minneapolis, Saint Paul and Sault Saint Marie Railroad, and

On the South by the Westerly extension of the South line of said Lot 1 in said
Wickes Corporation Subdivision,

In Cook County, Illinois;

Parcel 3
That part of the West 1/2 of the Northwest 1/4 of Section 11 and that part of the East
1/2 of the Northeast 1/4 of Section 10, both in Township 42 North, Range 11 East
of the Third Principal Meridian, described as follows:

Commencing at the Southwest corner of Lot 1 in Wickes Corporation Subdivision,
being a subdivision of part of Sections 2 and 11, both in Township 42 North, Range
11, East of the Third Principal Meridian, recorded May 31, 1972 as document
21920696; thence South 88 degrees 15 minutes 59 seconds West along the South
line, extended, of said Lot 1, a distance of 52.18 feet to a point on the original
Easterly right of way line of the Minneapolis, Saint Paul and Sault Saint Marie
Railroad for the point of beginning;

Thence South 18 degrees 21 minutes 03 seconds East along said Easterly right of
way line, a distance of 84.47 feet; thence South 71 degrees 38 minutes 57 seconds
West, a distance of 50.00 feet; thence North 18 degrees 21 minutes 03 seconds West
parallel with said Easterly right of way line, a distance of 257.00 feet; thence North
71 degrees 38 minutes 57 seconds East, a distance of 50.00 feet to a point on said
Easterly right of way line; thence South 18 degrees 21 minutes 03 seconds East
along said right of way line, a distance of 172.53 feet to the point of beginning, in
Cook County, Illinois, in the manner represented on the plat hereon drawn.

Containing  728,351 square feet or 16.72 acres, more or less.

I further certify that the property described hereon is located within the corporate
limits of the Village of Wheeling, Cook County, Illinois and that the village has
adopted an official plan.

I further certify that the property appears in "other areas" zone x and "other flood
areas" zone x per Flood Insurance Rate Map Cook County, Illinois and Incorporated
Areas, Map No. 17031C 0068J, Effective date August 19, 2008.

Dimensions are shown in feet and decimal parts thereof and are corrected to a
temperature of 62° Fahrenheit.

Field measurements completed on April 9, 2016.

Signed on ____________________.

By:

_____________________________________________

Professional Illinois Land Surveyor No. __________
My license expires November 30, 2016

P

R

E

L

I

M

I

N

A

R

Y

Village Board Certificate
State of Illinois  )

   ) s.s.
County of Cook )

Accepted and approved by the President and Board of Trustees of the Village of
Wheeling, Cook and Lake Counties, Illinois.

Dated this _____ day of ___________________, 20__.

By:
______________________________
President

Attest:
______________________________
Village Clerk

Village Plan Commission Certificate
State of Illinois  )

   ) s.s.
County of Cook )

Approved by the Plan Commission of the Village of Wheeling, Cook and Lake
Counties, Illinois.

Dated this _____ day of ___________________, 20__.

______________________________
Chairman

______________________________
Secretary

Drainage Certificate
State of Illinois  )

   ) s.s.
County of Cook )

We, the undersigned, do hereby certify that to the best of our knowledge and belief
the drainage of surface waters will not be changed by the construction of this
subdivision or that if they are, that adequate provisions, within acceptable
engineering design standards,  have been made for the collection and conveyance of
such surface waters from said subdivision to public designated drainage areas,
drains or open drainage channels which the subdivider has a right to use and
provisions have been made to protect and safeguard adjoining property owners
against damages sustained as a result of storm water drainage from said
construction.

Dated this _____ day of ___________________, 20__.

_________________________________________
Illinois Registered Professional Engineer No._____

__________________________________________
Owner or Attorney

__________________________________________
Owner or Attorney

Illinois Department of Transportation Certificate
This plat has been approved by the Illinois Department of Transportation with
respect to roadway access pursuant to section 2 of “AN ACT TO REVISE THE
LAW IN RELATION TO PLATS” as amended.  A plan that meets the requirements
contained in the department's “POLICY ON PERMITS FOR ACCESS
DRIVEWAYS TO STATE HIGHWAYS” will be required by the department.

Dated this _____ day of _______________, A. D. 20__.

_____________________________________________
District Engineer
Illinois Department of Transportation

Owner Certificate
State of Illinois  )

   ) s.s.
County of Cook )

WTC, LLC, an Illinois limited liability company, does hereby certify that it is part
owner of the property certified hereon and that it has caused the said property to be
surveyed and subdivided as shown hereon.

Dated:  ____________________ A.D. 20__.

By:
_______________________________
Its: ____________________________

Nortary Certificate
State of Illinois  )

   ) s.s.
County of Cook )

I, ____________________ , a notary public
in and for the county in the state aforesaid, do hereby certify that
____________________, ____________________ of said limited liability
company, who is personally known to me to be the same person whose name is
subscribed to the foregoing instrument as such Manager, appeared before me this
day in person and acknowledged that he signed and delivered the said instrument as
his own free and voluntary act and as the free and voluntary act of said limited
liability company, as owner of the property, for the uses and purposes therein set
forth.  Given under my hand and notarial seal this ____ day of ________________,
A.D. 20__.

_______________________________
Notary Public

Owner Certificate
State of Illinois  )

   ) s.s.
County of Cook )

WTC Residential development, LLC, an Illinois limited liability company, does
hereby certify that it is part owner of the property certified hereon and that it has
caused the said property to be surveyed and subdivided as shown hereon.

Dated:  ____________________ A.D. 20__.

By:
_______________________________
Its: ____________________________

Nortary Certificate
State of Illinois  )

   ) s.s.
County of Cook )

I, ____________________ , a notary public
in and for the county in the state aforesaid, do hereby certify that
____________________, ____________________ of said limited liability
company, who is personally known to me to be the same person whose name is
subscribed to the foregoing instrument as such Manager, appeared before me this
day in person and acknowledged that he signed and delivered the said instrument as
his own free and voluntary act and as the free and voluntary act of said limited
liability company, as owner of the property, for the uses and purposes therein set
forth.  Given under my hand and notarial seal this ____ day of ________________,
A.D. 20__.

_______________________________
Notary Public

County Clerk Certificate
State of Illinois  )

   ) s.s.
County of Cook )

I do not find any delinquent general taxes, unpaid current general taxes, delinquent
special assessments or unpaid current special assessments against the tract of land
described in the annexed plat.

Dated this _____ day of ___________________, 20__.

______________________________
County Clerk

Village Collector Certificate
State of Illinois  )

   ) s.s.
County of Cook )

I, ___________________________, Village Collector of the Village of Wheeling,
do hereby certify that I find no delinquent general taxes, unpaid current general
taxes, delinquent special assessments due against the tract of land described in the
annexed plat.

Dated this _____ day of ___________________, 20__.

______________________________
Village Collector

Village Engineer Certificate
Approved by the Village Engineer of the Village of Wheeling, Cook and Lake
Counties, Illinois.

Dated this _____ day of ___________________, 20__.

______________________________
Village Engineer

being a Subdivision of part of the West 1/2 of the Southwest 1/4 Section 2 and the East 1/2 of the Southeast 1/4
of Section 3 and the East 1/2 of the Northeast 1/4 of Section 10 and the West 1/2 of the Northwest 1/4 of Section
11, together with Lot 1 in Wickes Corporation Subdivision, being a subdivision of part of Sections 2 and 11, all

in Township 42 North, Range 11, East of the Third Principal Meridian, Cook County, Illinois.

Note: This Subdivision is within one and one-half miles of a municipality that
has a comprehensive plan.
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W T C d e v e l o p m e n t . c o m 
 

(847) 943-0704 

WTC LLC Local Office 

740 Waukegan Rd, Suite 310 

Deerfield, IL 60015 

 

WTC LLC  Corporate Office 

Four Executive Blvd, Suite 200 

Suffern, NY 10901 

 

 

  

September 21, 2016 
Andrew Jennings 
Director of Community Development 
Village of Wheeling 
 
Andrew, 
 
WTC LLC is requesting the following variances relating to the civil site work and infrastructure for the 
Town Center development project: 
 

- Use of PVC for the Village water main. 
 

- Using lime stabilization to reduce earthwork, while simultaneously enhancing the strength of the 
paving section. 
 

- Use of crushed concrete versus virgin limestone for aggregate base and trench backfill where CA-6 
gradation is used.  Crushed concrete is commonly used on all IDOT roadway projects and is 
standard in most municipalities. 
 

- Permission to crush existing concrete on site during specified hours. 
 
Attached is a letter from Eriksson Engineering that was addressed to Jon Tack requesting permission for 
these variances.  We have also provided a letter from our Geotechnical Engineer at ECS supporting the lime 
stabilization and crushed concrete. 
 
We appreciate your consideration. 
 
Sincerely, 
 
 
  
Brad Friedman 
WTC LLC - Founding Member 
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ECS MIDWEST, LLC "Setting the Standard for Service"

.. Geotechnical • Construction Materials • Environmental • Facilities

April 20, 2016

Brad Friedman
Executive Vice President
Urban R2 Development
20 North Wacker Drive, Suite 4120
Chicago, Illinois 60606
Email: BFriedman(S)UrbanR2.com

ECS Project No. 16:10271

Reference: Recommended Pavement Sections, Wheeling Town Center, Wheeling, Illinois

Dear Mr. Friedman:

We understand various pavement sections have been considered for the above referenced
project site. In ECS' original report, we recommended a heavy duty section for drive lanes or
other areas subjected to heavy traffic loads of 4!4 inches of bituminous over 12 inches of
crushed aggregate subbase. The Village of Wheeling has suggested a pavement section that
matches one of their standards consisting of 7 inches of bituminous over 6 inches of crushed
aggregate subbase. An alternate has been suggested to reduce the a mount of construction
waste generated consisting of 4 inches of bituminous over 6 inches of crushed aggregate
subbase on top of 14 inches of lime stabilized subgrade.

For the design of pavements, both loading and constructability factors should be considered to
provide for a reasonable service life. We understand the alternate pavement section, including
in-situ lime stabilization, is the preferred option. ECS was requested to evaluate the preferred
option compared to ECS' original recommended pavement section and the Village of Wheeling
suggested section. ECS determined the Structural Number (Sn) for each proposed section,
utilizing the Coefficients for Materials in New Flexible Pavement Structures Modified AASHTO
Design), Figure 54-5.0 (from IDOT Pavement Design Manual, dated March 2013), as shown
below:

Section 1, 4>2 inches bituminous over 12 inches of crushed aggregate

Sn = 4.5x0.40 + 12x0.14= 1.80 + 1.68 = 3.48

Section 2, 7 inches bituminous over 6 inches of crushed aggregate

Sn = 7 x 0.40 + 6 x 0.14 = 2.80 + 0.84 = 3.64

Section 3, 4 inches bituminous over 6 niches of crushed aggregate on top of 14 inches
of lime stabilized soil subgrade

Sn = 4x0.40+ 6x0.14 + 14x0.12 = 1.60 + 0.84 + 1.68 = 4.12

Section 3, which is the preferred option, provides the highest Structural Number for the
pavement section. Further benefits of Section 3 include re-use of materials in place, and with a
thinner total section of bituminous and crushed aggregate will require less material removal
from the site, which can help to achieve LEED points, by being reducing construction waste

1575 Barclay Boulevard. Buffalo Grove, IL 60089 • 1:847-279-0366 • F, 847-279-0369 • www.ecslimited.com
ECS Capitol Services, PLLC • ECS Carolinas, LLP • ECS Central, PLLC • ECS Florida, LLC • ECS Mid-Atlantic, LLC • ECS Midwest, LLC • ECS Southeast, LLC « ECS Texas, LLP



ECS Project No. 16:10271
April 20, 2016
Page 2 of 2

disposal. In ECS' opinion, provided a minimum crushed aggregate subbase section of 6 inches
is implemented, we believe Section 3, should provide similar or better long term performance as
compared to Sections 1 and 2, provided our other recommendations regarding pavement
construction and maintenance are followed (such as proper grading, proofrolling, placement,
compaction and routine maintenance). We also recommend in-situ lime stabilization of the soil
subgrade be performed by a specialty contractor, experienced in lime stabilization.

We also understand a concern has been raised regarding the use of crushed/recycled concrete
as opposed to virgin crushed limestone. The use of crushed/recycled concrete has been
growing over the last 20 to 30 years, and has been a common practice for the last 10 to 15
years, as a replacement for virgin crushed limestone. Even before LEED came into play, the
idea of recycling concrete rather than filling up landfills had become well accepted. It has been
our experience that crushed/recycled concrete aggregate performance is consistent with
crushed limestone aggregate for use as fill in utility trenches, beneath slabs, pavements,
foundations and other applications where crushed limestone has typically been used. We do
recommend crushed/recycled concrete meets IDOT CA-6 gradation. In addition to the benefit of
recycling materials and not filling up landfills, LEED points may be available, again for reduction
of construction waste disposal.

We trust the information provided is satisfactory for your current use. If you have questions
regarding the information contained herein, please contact us.

Respectfully,
o»A\*"f r'F9t*-

<^ ̂ \ ^ / iQfa *'#>,
ECS MIDWEST, LLC /<$¥'" ^^^\8 \D \ *

>koFE3SIO^L )X5

Brett Gitskin.P.E. \R j 1
Senior Principal Engineer % \/ ^?
Renews 11730/17 \- --'I .̂

Cc: Mr. Peter Farquhar, WA

l:\Geotechnical\Reports\Job 10000-10999M0271 Wheeling Town Center\10217 pavement lime stabilized subgrade letter.doc



Illinois PAVEMENT DESIGN March 2013

STRUCTURAL MATERIALS
MINIMUM STRENGTH

REQUIREMENTS
MS © IBR cs©

COEFFICIENTS ®

31 a2 a3

HMA Surface
Road Mix (Class B)
Plant Mix (Class B)

Liquid Asphalt
Asphalt Binder

HMA Surface Course (4% voids)
900

0.20

0.22
0.30
0.40

Base Course
Aggregate, Type B

Uncrushed
Crushed

Aggregate, Type A
Waterbound Macadam
Bituminous Stabilized Granular Material

HMA Binder Course (4% voids)
Pozzolanic, Type A
Lime Stabilized Soil
Select Soil Stabilized

with Cement
Cement Stabilized Granular Material

300
400
800

1,000
1,200
1,500
1.700

50
80
80
110

600
150
300
500
650
750

1.000

0.10
0.13
0.13
0.14
0.16
0.18
0.23
0.25
0.27
0.30
0.33
0.33
0.28
0.11
0.15
0.20
0.23
0.25
0.28

Subbase
Granular Material, Type B
Granular Material, Type A

Uncrushed
Crushed

Lime Stabilized Soil

30

50
80

100

0.11

0.12
0.14
0.12

Notes:

© Marshall Stability (MS) index or equivalent.

© Compressive strength (CS) in pounds per square inch (psi). For cement stabilized soils and granular materials,
use the 7-day compressive strength that can be reasonably expected under field conditions. For lime stabilized
soils, use the accelerated curing compressive strength at 120°F for 48 hours. For Pozzolanic, Type A, use the
compressive strength after a 14-day curing period at 72 °F.

(D For materials with strengths other than those shown, the coefficients may be determined from Figures 54-5. P,
54-5.Q, and 54-5.R. Other approved materials of similar strengths may be substituted for those presented in
Figure 54-5.O.

COEFFICIENTS FOR MATERIALS IN NEW FLEXIBLE PAVEMENT STRUCTURES
(Modified AASHTO Design)

Figure 54-5.0

54-5.22 HARD COPIES UNCONTROLLED
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the engineering studio, inc. 

 
mechanical, electrical, plumbing, fire protection 

 

701 Lee Street, Suite 510, Des Plaines, IL 60016 | tel: 847-795-8810 |www.engineeringstudio.com 

September 20, 2016 
 
Anthony Fasolo, AIA  
CallisonRTKL Inc. 
200 South Michigan Avenue, Suite 1800 
Chicago, Illinois 60604 

 
Re: Wheeling Town Center – Wheeling, Illinois 
 MC Cable Variance 
 
Per your request, we are writing to offer our opinion of the proposed use of MC Cable (in lieu of 
wire and hard conduit) in the residential building at the Wheeling Town Center project. 
 
While the use of MC Cable is specifically not allowed in the Wheeling code, the National 
Electrical Code does allow the use of MC Cable.  We have designed other multifamily projects 
(outside of Illinois) using MC Cable. 
 
As Engineer-of-Record for this project, we would support the use of MC Cable if allowed by the 
Village of Wheeling. 
 
Please let me know of any questions. 
 
Sincerely, 
 
The Engineering Studio, Inc. 

 
Eric L. Stein, P.E. 
Principal 
 
Illinois Licensed Professional Engineer #062.048938 
 
 









(http://www.afcweb.com)
Atkore (http://atkore.com) Careers (https://rn21.ultipro.com/ATK1000/JobBoard/ListJobs.aspx?__VT=ExtCan)

News (http://www.afcweb.com/news/) Rep Locator (http://www.afcweb.com/rep-locator/)

Contact (http://www.afcweb.com/contact/)

Home (http://www.afcweb.com/) / Products (http://www.afcweb.com/products/) / MC Metal Clad 
Cables

AFC manufactures standard Type MC Cables including MC TUFF, 
MC Lite  and other MC cables in a variety of specialty 
configurations, most featuring the ColorSpec  ID System. AFC’s 
ColorSpec  ID system allows for the easy identification of cables 
without the need to open any panels. In addition to standard hospital 
green and fire alarm red, AFC has identified their MC Tuff  product 
with blue armoring and MC-Quik  in purple over the length of the 
cable. In addition to armoring color, AFC indicates the phases within 
each cable with the phase id coloring on the armoring. 

®

®

®

®

®

MC METAL CLAD CABLES 

Page 1 of 25MC Metal Clad Cable Series - Meet UL, NEC, and RoHS Standards
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In addition to standard MC cables, AFC also offers MCI-A type cables which feature the armor plus a 
full sized aluminum ground wire as the equipment grounding means. The MC-Stat  cable is a hospital 
grade cable with two ground fault paths that meet NEC® 517 requirements for health care applications. 
These redundant ground fault paths provide added safety for hospital and patient care areas. Both the 
MC stat and MC-Quik  MCI-A products come without an overall assembly tape, instead each conductor 
is individually insulated for quicker terminations and installation times. 

MC cables come in a variety of configurations including isolated grounds, neutral per phase, super 
neutral and home run cable. With all of these configurations, you can find a cable to meet any needs. 
AFC also offers Parking Deck/Lot cable (PVC Jacketed MC Cable) which is MC Cable with galvanized 
steel armor with a PVC jacket. This cable is great for signal circuits in wet, dirty or oily locations, can be 
buried directly in earth or concrete, surface mounted or trenched for use in parking deck or parking lot 
applications, golf courses, docks, swimming pool motors, and many more.

®

®
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(http://www.afcweb.com/mc-metal-clad-cables/large-mc-feeder-cable/)
Large MC Feeder Cable (http://www.afcweb.com/mc-metal-clad-
cables/large-mc-feeder-cable/)
Large size MC Feeder Cable with galvanized interlocking aluminum armor and 
stranded conductors.

(http://www.afcweb.com/mc-metal-clad-cables/intermediate-feeder-size-mc-cable/)
Intermediate Feeder Size MC Cable (http://www.afcweb.com/mc-
metal-clad-cables/intermediate-feeder-size-mc-cable/)
Intermediate Feeder Size MC Cable comes with aluminum or galvanized steel armor. 
This product features galvanized interlocking steel strip or interlocking aluminum 
armor.
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Plan Commission   DRAFT    September 8, 2016 
Regular Meeting 

 
1. CALL TO ORDER 
 
Chairman Ruffatto called the meeting to order at 6:30 p.m. on Thursday, September 8, 2016. 
 
 
2.    PLEDGE OF ALLEGIANCE 
 
 
3. ROLL CALL 

 
Present were Commissioners Blinova, Dorband, Issakoo, Johnson, Powers, Ruffatto and Zangara.  
Also present were Brooke Jones, Senior Planner and Mallory Milluzzi, Village Attorney. 
 
 
4. CHANGES TO THE AGENDA - None 
 
 
5. CITIZEN CONCERNS AND COMMENTS – None 

 

6. CONSENT ITEMS 

A) Docket No. SCBA 16-20 
Carnitas El Paisa Alegre 
46 W. Dundee Road 
Appearance Approval of a Wall Sign 
 

B) Docket No. SCBA 16-21 
ABC Supply 
115 Messner Drive 
Appearance Approval of Wall Signs 

 
Commissioner Dorband moved, seconded by Commissioner Zangara to approve the following 
consent items. 
 
Approve Docket No. SCBA 06-21 to permit installation of the wall sign in accordance with the sign 
drawing submitted August 23, 2016 by Discovery Awnings and Canopies, on behalf of Carnitas El 
Paisa Alegre located at 46 W. Dundee Road, Wheeling, Illinois; 
 
Approve Docket No. SCBA 06-21 to permit installation of the wall signs in accordance with the 
sign drawings submitted August 29, 2016 by ABC Supply, located at 115 Messner Drive, Wheeling, 
Illinois; 
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On the roll call, the vote was as follows: 
 
AYES:  Commissioners Dorband, Issakoo, Johnson, Powers, Ruffatto, Zangara 
NAYS: None 
ABSENT: None 
PRESENT: None 
ABSTAIN: Commissioner Blinova 
 
There being six affirmative votes, the motion was approved. 

 
 

7. ITEMS FOR REVIEW 

 
A) Docket No. 2016-18  
 Promise and Fulfillment Community Church  
 5110-6360 Capitol Drive 
 Special Use-Site Plan Approval of a Religious Assembly Use 
 See Findings of Fact and Recommendation for Docket No. 2016-18. 

 
See Findings of Fact and Recommendation for Docket No. 2016-18. 
 
Commissioner Johnson moved, seconded by Commissioner Dorband to recommend approval of 
Docket No. 2016-18 granting Special Use-Site Plan Approval as required under Chapter 19-07 
Industrial Districts, Chapter 19-10 Use Regulations, Chapter 19-12 Site Plan Approval 
Requirements, in order to allow religious assembly at the existing developed property in the I-1 
Light Industrial and Office District at 5110-6360 Capitol Drive, Wheeling, Illinois, in accordance 
with the following plans, submitted by Promise and Fulfillment Community Church on August 1, 
2016: 
 

 Project summary (21 pages);  
 Aerial photo of site; 
 Existing site/landscape plan; 
 Demolition floor plan of Building A; 
 Proposed floor plan of Building A; 
 Demolition floor plan of Building B; 
 Proposed floor plan of Building B; 
 Photos of existing site lighting; and 
 Photos of existing landscaping. 

 
And with the following conditions: 
 

1. The parking lot requires improvements including, at minimum, repaving of the rear 
access road. Storm sewers are also sinking.  An engineering evaluation is required to 
determine the condition of the storm sewer structures.  Repairs to the structures may be 
required based upon the evaluation.  This work shall be complete prior to occupancy;  
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2. Within 120 days of special use approval, the petitioner shall return to the Plan 
Commission for Minor Site Plan and Appearance Approval of a landscape plan that 
includes additional plantings; 

3. The west parking lot shall be resealed and restriped; 
4. The site shall include bicycle parking centrally located for five; and 
5. The petitioner shall work with Staff to clean up the rear loading docks. 

 
On the roll call, the vote was as follows: 
 
AYES:  Commissioners Dorband, Issakoo, Johnson, Powers, Ruffatto, Zangara 
NAYS: None 
ABSENT: None 
PRESENT: None 
ABSTAIN: Commissioner Blinova 
 
There being six affirmative votes, the motion was approved. 
 
Commissioner Powers moved, seconded by Commissioner Dorband to close Docket No. 2016-
18.  The motion was approved by a voice vote. 
 
 
8. APPROVAL OF MINUTES – August 25, 2016 (includes findings for Docket No. 2016-15) 
   
Commissioner Dorband moved, seconded by Commissioner Powers to approve the minutes dated 
August 25, 2016.  The motion was approved by a voice vote.  Commissioner Blinova abstained. 
 
 
9. OTHER BUSINESS 
 
The Commission took a break at 7:34 p.m. and reconvened at 7:39 p.m. 
 

A) Workshop discussion of CMX and its relation to the Wheeling Town Center 
Development 

 
Mr. Brad Friedman announced the new anchor tenant as CMX.  He wanted to share the details with 
the Plan Commission and explain how it impacts the overall site plan.  He explained they were 
fortunate because they had a lot of movie theaters expressing interest so they had their “pick of the 
litter”.   
 
Mr. Friedman explained that CMX was a luxury dine-in cinema with high-end finishes and décor.  
They do the first run blockbuster movies and will have an upscale menu with a wide range of food 
and beverages.  They’ll have a nice stylish lounge, a full bar with handcrafted cocktails.  They offer 
oversize leather seating and pride themselves on offering a first class service. They are the sixth 
largest movie theater change in the world so they are financially very strong which makes them 
stable.  They have almost 300 theaters and are making a major investment into the US market.  They 
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have signed eight leases for US locations in Miami, Old Orchard and Wrigleyville.  They are 
partnering with Lettuce Entertain You. 
 
Mr. Friedman reviewed the changes to the site plan.  He noted it was pretty much the same.  They 
gave CMX 40,000 square feet and their actual building footprint is 37,640 square feet.  It is a little 
wider so there were changes to the back area (west area).  There used to be a one-way aisle with 
diagonal parking.  The area was reconfigured so there was now a nice wide drive lane with 
perpendicular parking.  They picked up additional parking spaces and increased the landscaping.  
Mr. Friedman mentioned Flix Brewhouse had 980 seats and CMX has 780 seats since they have the 
extra wide seating.  Because of it, the parking study benefited since there were less number of seats. 
 Flix Brewhouse was also heavy on the employee count with 100 employees working on a Saturday 
night and CMX only has about 40 employees working on a Saturday night so an additional surplus 
of parking became available.  The building is a little wider and a little shorter (north to south) so 
they added some walkways and landscaping to provide a little bit more of a buffer.  In the north, a 
lot of extra space was gained.  There is a carved out area where they plan to incorporate some 
outdoor seating.  They put in some extra planter beds and also incorporated a new drop off area by 
the valet spot.  CMX has a lounge area in the front with a market area.  They plan to offer full meals 
including some exotic foods.  They have a separate bar area.  There are 10 screens.  Flix Brewhouse 
had eight screens so some of the screening rooms are a little bit more intimate.  All of them have the 
extra wide seating.  Pictures, drawings and elevations were provided. 
 
Mr. Friedman stated that CMX was designing their own building with their own internal architects.  
RTKL is not the architect of record but they have been working with the architects and are familiar 
with the materials.  Anthony reported the majority of the material on all sides is a metal mesh that 
creates a diamond shape.  It creates different shadows with a multi color panel. There is a light blue 
gray paint on the substructure behind it. The bottom portion is a metal panel and the main lobby is 
all glass with siding fittings.  Sketches were provided with different views. 
 
Commissioner Powers felt the plan was awesome and he appreciated everything the petitioner had 
done.   
 
Commissioner Dorband liked the CMX architecture and felt it fit in nicely and better than the 
previous theater.  Mr. Friedman explained CMX prides themselves in being an upscale theater 
experience.   
 
Commissioner Dorband questioned if the landscape areas would be irrigated.  Mr. Friedman 
confirmed the landscaping was irrigated. 
 
Commissioner Johnson questioned the tightness of the mesh.  He expressed concern about the 
maintenance with insects and etc.  Anthony stated it was hard to tell since they just received the 
plans from the architects from Mexico City.  Anthony explained there was a space between the mesh 
and wall that could probably be powered wash.  He confirmed it was not glass. 
 
Commissioner Zangara wanted to make sure they don’t out price their menu items.  Mr. Friedman 
explained they were working on a sample menu.  CMX is relying on Lettuce Entertain You to select 
a menu appropriate for the venue and area.  Chairman Ruffatto reminded the Commission the 
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Village wants to attract all neighbors and that the menu selection is not germane to the approval 
process.  Commissioner Zangara is in favor of Wheeling doing something different than other 
communities.  Mr. Friedman noted that CMX was just one retailer in the center and that there would 
be other restaurant choices. 
 
In reply to Commissioner Zangara’s questions, Mr. Friedman confirmed they had not changed the 
Burger King parking. 
 
Commissioner Issakoo is excited about CMX. 
 
Commissioner Blinova felt it was amazing and would change a lot of things. 
 
Ms. Jones mentioned the petitioner was returning for a special meeting on September 29th for final 
PUD approval.  Chairman Ruffatto questioned how the major change would be addressed.  Ms. 
Jones explained it was final PUD and the details of engineering, landscaping, lighting, etc. would be 
finalized.  The special use for CMX would also be reviewed in a new hearing.  Ms. Milluzzi 
explained the final PUD is for the layout of the entire complex and the special use is specifically for 
CMX.  The Public Hearing was being noticed since there were some substantial changes from 
preliminary.  Mr. Friedman mentioned the amount of time that had elapsed between the preliminary 
PUD to final PUD would also require an additional public hearing since it was more than six 
months. 
 
Chairman Ruffatto questioned if CMX would be present at the next meeting.  Mr. Friedman wanted 
a CMX representative from the design team and architecture team at the workshop but unfortunately 
they were unable to come since it was a little more challenging coming from Mexico City.  He is 
hoping someone will be at the September 29th meeting.  Chairman Ruffatto felt someone would be 
needed from CMX in order to fully understand what was going on since Mr. Friedman’s architect 
could not represent them.  Mr. Friedman agreed that it was extremely important to have someone 
from CMX to be present for final PUD. 
 
Chairman Ruffatto felt it would be a great addition and would generate a heightened awareness for 
the center and Village. 
 
Commissioner Powers requested material samples for the next meeting.  Mr. Friedman agreed. 
 
  ************************************************ 
Commissioner Zangara mentioned that Hersey High School installed a blinking crosswalk to go to 
the shopping center.  Chairman Ruffatto felt it was also an enforcement issue. 
 
Commissioner Zangara wanted to schedule a field trip with the Plan Commission to go around the 
Village to see the different project.  Commissioner Dorband felt it would be very helpful for the new 
Commissioners.  Commissioner Dorband mentioned that the Fire Department had taken the 
Commission around in the past to show the difficulty a fire truck has getting into a tight 
development. 
 
Commissioner Issakoo had no comments. 
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Commissioner Dorband announced the September 14th Taste of the Town was being held at the 
Westin.  Tickets are available through the Chamber’s office. 
 
Wheeling’s Helping Hands dinner is being held on September 16th at Market Square for $22/each 
and the Pig Roast at Market Square is on the 17th and $10/each.  Proceeds will go to Wheeling’s 
Helping Hands. 
 
Chairman Ruffatto mentioned all of the Plan Commissioners should have received a ticket to the 
Taste of the Town. 
 
Commissioner Powers had no comments. 
 
Commissioner Johnson had no comments. 
 
Chairman Ruffatto announced he would not be present at the September 22nd meeting. 
 
The Commission welcomed Commissioner Blinova to the Plan Commission. 
 
 
10. ADJOURNMENT 
 
Commissioner Dorband moved, seconded by Commissioner Johnson to adjourn the meeting at 8:27 
p.m.  All were in favor on a unanimous voice vote and the meeting was adjourned.   
 
Respectfully submitted, 
 
 
______________________ 
Steve Powers, Secretary 
Wheeling Plan Commission 
 
DISTRIBUTED TO THE COMMISSION 9.23.2016 
FOR APPROVAL ON 9.29.2016 
 



 
DRAFT DOCKET NO. 2016-18 

 
FINDINGS OF FACT 

AND RECOMMENDATION 
 
To:  Village President and Board of Trustees 
 
From:  Wheeling Plan Commission/Sign Code Board of Appeal 
 
Re:  Docket No. 2016-18 

 Promise and Fulfillment Community Church  
 5110-6360 Capitol Drive 
 Special Use-Site Plan Approval of a Religious Assembly Use 
 

Docket No. 2016-18 Promise and Fulfillment Community Church, contract  
  purchaser, is seeking Special Use-Site Plan Approval as required under Chapter 19-
  07 Industrial Districts, Chapter 19-09 Planned Unit Developments; Chapter 19-10 
  Use Regulations, and Chapter 19-12 Site Plan Approval Requirements, and  
  associated sections, to establish a Religious Assembly use at 5110-6360 Capitol  
  Drive, Wheeling, Illinois, which is zoned I-1 Light Industrial and Office District.   

 
Chairman Ruffatto called Docket No. 2016-18 on September 8, 2016.  Present were Commissioners 
Blinova, Dorband, Issakoo, Johnson, Powers, Ruffatto and Zangara.  Also present were Brooke 
Jones, Senior Planner and Mallory Milluzzi, Village Attorney. 
 
Commissioner Powers ready the following paragraph 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. Justin Silva, Attorney, Daniel Shapiro Law,  3663 Woodhead Drive, Northbrook, IL  60062 and 
Mr. Ho Sang Lee, Architect, Saang Inc., 7320 N. Milwaukee Avenue, Suite D, Niles, IL were 
present and sworn in.  
 
Mr. Silva stated the petitioner is currently under contract to purchase the property at 5110-6360 
Capitol Drive.  It is roughly 5 acres and located at the northwest corner of Capitol Drive.  The 
property is anchored by National Lewis University.  There are surrounding uses around Capitol 
Drive.  The current zoning for the property is I-1 Light Industrial and Office District.  The 
surrounding uses are essentially the same.  There is a lot of industrial office and institutional with 
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some religious assembly to the east.   
 
There are four existing 1-story brick structure buildings on the property.  Structure A is a rectangular 
structure with a mirror image directly to the east referred to as Structure B.  They are only focusing 
on Religious Assembly Zoning for Structures A&B.  They are purchasing the entire property but 
some of the buildings are leased out and will remain leased. 
 
The petitioner will be occupying all of Building A which is the northern most building.  It will 
include their sanctuary, fellowship area as well as ancillary space.  They will also occupy a small 
portion of Building B which is directly south.  The petitioner will occupy roughly 28% of the 
building.  The current tenant would remain in the building.  Buildings C & D are both leased and 
will continue to be used as office space. 
 
Mr. Silva referred to the parking.  There is a large shared parking lot except for a portion on the 
eastern side.  He confirmed there was ample parking.  They are proposing to include the sanctuary in 
Building A which would have approximately 238 seats (80 parking spaces).  There are a total of 215 
parking spaces.  Mr. Silva stated the parking lot was in good condition with some recent patch work. 
The parking lot is completely lit and landscaped.  He referred to a rear access road to the north of the 
property that was in bad disrepair.  The petitioner is aware of it and plans to do the necessary repairs. 
 
Mr. Silva stated they are not proposing any changes to the exterior.  The landscaping will remain the 
same and is currently irrigated. 
 
Pastor Kim, Senior Pastor, Promise and Fulfillment Community Church was sworn in.  He stated he 
was a resident of Wheeling.  He thanked the Commission for the opportunity to present.  He 
explained their church was currently located in Winnetka.  They rent space from another church but 
have long dreamed and prayed for their own church where they can root, grow and become a part of 
the community.  They want to provide a convenient worship space for their members and provide a 
solid Christian foundation for their youth.  They look forward to becoming part of the community 
and working with the Village in the future. 
 
Associate Pastor Reverend Peter Chung, Promise and Fulfillment Community Church was sworn in. 
Reverend Chung explained he had been serving the church for about 3.5 years and was directly 
involved in English ministry for young adults and children’s ministry.  He explained the church was 
a religious congregation currently located at 470 Maple Street, Winnetka, IL that was founded in 
2004 and has been in continued operation since its founding.  It has grown steadily and currently has 
150 adult members, 30 young adult members and about 50 children.  They have been renting since 
the founding in the north suburban area and are currently renting from the Christ Church of 
Winnetka.  There are three full-time pastors and three part-time supporting staff members.  Church 
services are held on Sundays at 9:00 a.m. and 11:00 a.m.  He explained they were looking for 
another location since there had been conflicts with their schedule and the host church.  They believe 
the Wheeling church will better serve its members and the community at large since most of the 
members reside in the northwest suburbs.   
 
Reverend Chung explained their vision by relocating to Wheeling was to provide comfortable 
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worship service for their members and to provide a solid Christian foundation for the next 
generation.  He explained one of the issues at their current location was they were forced to have 
their worship service outside for 3 consecutive weeks while the church holds a rummage sale.  He 
mentioned it was inconvenient for them. 
 
Mr. Silva clarified the parking situation.  He referred to a table showing peak parking times and peak 
worship times for the church.  The services occur Tuesday through Friday in the early morning from 
5:30 a.m. – 6:30 a.m. for approximately 25 members attending.  The peak times on the weekend are 
on Saturday from 7:00 a.m. – 9:00 a.m. with various activities occurring on property and services on 
Sunday at 9:00 a.m. and 11:00 a.m. with a service at 9:30 a.m. for the English ministry.  Mr. Silva 
noted the peak hours of the church were completely opposite of the normal business hours of the 
office space so they would not have a lot of conflict with the parking. 
 
Mr. Ho Sang Lee stated he had 24 years of experience as an architect.  He worked with the Village 
in 2004 as the architect for the First Korean United Methodist Church on Hintz Road and in 2005 as 
the architect at Northfield Presbyterian Church.  The proposed site is located in a light industrial and 
office district and is 5.365 acres.  There are four existing 1-story, individual brick building structures 
in good condition.  The buildings are fully equipped with fire sprinkler systems.  There are ample 
parking spaces on the site for a total of 215 spaces.  Mr. Lee confirmed the parking will be more 
than adequate.  The egress and ingress to the site is from Capitol Drive to the south of the property.  
There are existing light poles throughout the site, an irrigation system and well maintained 
landscaping with the correct numbers of plantings throughout the site.  The service road looping the 
site circles the backs of the building to the north. The storm detention area is to the southwest corner 
of the property.  He confirmed there are no exterior modifications.   
 
Mr. Lee stated that the church program calls for 100% of Building A (15,700 square feet) and 28% 
of Building B (4,300 square feet).  Building A has the main sanctuary with 238 seats along with a 
fellowship area, church offices, pastor’s offices, choir practice area and meeting rooms.  Building B 
includes children Sunday school, classrooms, small library and offices.  He explained it was a very 
simple conversion project with limited demolition of interior walls. 
 
Chairman Ruffatto asked for comments from the audience. 
 
From the audience, Mr. So Kim, 660 Prospect Lane, Wheeling and son of Pastor Kim was sworn in. 
 Mr. Kim mentioned that his father’s church model has always been about having its roots within the 
community.  His father inspired him to go on mission trips and help struggling young students with 
English, finance and mathematics.  He explained that he has always wanted to give back to the 
community but found it increasingly difficult to do at the Winnetka location because all the students 
would leave within a matter of weeks.  He found the reason was because it was difficult to find a 
place to meet since the landlord of the church would always deny their requests to meet at the 
church.  The second reason was because the students didn’t feel their time and effort was worth 
investing in the church since they didn’t have their own building. 
 
From the audience, Mr. John Park, 759 Riverwalk Drive, Wheeling was sworn in.  Mr. Park 
explained he was in favor of the church since he lives in Wheeling and would be a more convenient 
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location to attend church. 
 
Ms. Jae Choi Kim, Attorney, 4001 W. Devon Avenue, Suite 507, Chicago was sworn in.  She stated 
that she did not live in Wheeling but headed the project and wanted to express that regardless of 
what happens she was grateful for the Village of Wheeling.  She mentioned that her experience with 
the Village was very professional and competence provided by Ms. Jones.  She thanked Ms. Jones 
and referred to her conversation with Drew Garcia and mentioned they had been so accommodating 
and helpful in understanding the process.  She felt it was a community they could belong to. 
 
Commissioner Johnson questioned how the trash was handled in the complex.  Mr. Silva explained 
the dumpster was located in the loading dock on the rear access road and was not visible from the 
roadway or neighbor.  The petitioner would like to continue to utilize this area.  
 
Commissioner Zangara referred to the green space on the site and asked if they planned to use it.  
Pastor Chung confirmed they had been forced to hold outdoor worship services in a nearby park.  
Commissioner Zangara felt there might be an opportunity to utilize the green space.   
 
Commissioner Zangara referred to Staff’s comments regarding requiring bike parking for 10.  He 
was familiar with the location and times of services and didn’t think people would be riding their 
bicycles to the church.  He felt in this instance, he didn’t think a bike rack would be a requirement 
that he would pursue.  He suggested taking a poll.  Ms. Jones explained the Commission could elect 
to allow them to have no bicycle parking or less than the required 10. 
 
Commissioner Zangara felt it was a great opportunity for the church. 
 
Commissioner Powers felt the presentation was excellent and he appreciated the thoroughness.   
 
Commissioner Powers referred to the condition of the loading dock in the back.  He mentioned there 
was rust running down it and the railings/doors were rusted.  He felt the loading dock area needed 
some work. 
 
Commissioner Powers referred to a white slatted fence on the northwest side of the rear access road. 
 He mentioned there were some weeds between the fence and curb that were encroaching into the 
rear drive.  He questioned who owned the area.  Mr. Silva confirmed the fence was located on the 
auto property.  He agreed to check the survey to see the exact location of the weeds.  He agreed to 
clean up the weeds on their side of the fence. 
 
Commissioner Powers referred to the west drive and mentioned it needed to be repaired.  He 
questioned if they planned on resurfacing it.  Ms. Jones felt it would be considered part of the rear 
access drive improvements.  Mr. Silva agreed. 
 
Commissioner Powers felt the parking lot in front of building A and to the west side of D needed to 
be sealcoated and striped.  Mr. Silva agreed to restripe. 
 
Commissioner Powers was in favor of the use. 
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Commissioner Dorband felt the hours of services would not conflict with most of the office hours. 
 
In reply to Commissioner Dorband’s question, Mr. Silva confirmed they were planning to keep the 
leased out areas.  He confirmed the current leases were long-term leases. 
 
Commissioner Dorband referred to the Engineering Comments.  Ms. Jones believed the petitioner 
was in agreement with the memo from the Engineering Division.  She confirmed it would be part of 
the conditions. 
 
Commissioner Dorband referred to the handicapped parking signs, the poor condition of the rear 
access drive and the comments from the Fire Department.  Ms. Silva agreed to the conditions.   
 
Commissioner Dorband felt it would be a wonderful use of the space. 
 
Commissioner Issakoo felt it was a great use and thanked the petitioner for the thorough 
presentation. 
 
Commissioner Issakoo asked Staff if the lighting and landscaping were OK.  Ms. Jones explained 
the lighting was in conformance with the Zoning Code when the building was constructed so she 
assumed it was still adequate today.  The petitioner had provided a landscape plan that showed the 
existing landscaping. 
 
In response to Commissioner Issakoo’s question, Ms. Jones reported that staff reviews maintenance 
issues at time of business licensing so if the Commission would exclude them in the comments more 
than likely it would be addressed before the tenant moved in. 
 
From the audience, Ms. Jae Choi Kim asked the location for the striping.  Ms. Jones explained it was 
in front of Buildings A and B.  Ms. Kim explained there had been issues with the rear drive with the 
previous owner.  The property was purchased as a foreclosed property so no one has maintained it 
for three years.  They knew it would be a cost and promised they would take care of it. 
 
Commissioner Blinova had no comments. 
 
Chairman Ruffatto questioned the location of the trash cans.  Mr. Silva explained they were located 
in front of the loading docks.  Chairman Ruffatto questioned the location of the trash containers for 
buildings C and D.  Mr. Silva confirmed it was also located in the back. 
 
Chairman Ruffatto mentioned there was not a lot of color in the existing landscaping and was bare in 
the winter.  He would like to see more color and suggested adding annuals and perennials.  He does 
not want to hold up the docket but wants to see a plan with more color in the landscaping.  Mr. Silva 
agreed to work with Staff on it.  The entire Commission was in agreement. 
 
In reply to Chairman Ruffatto’s question, Mr. Silva stated the other businesses on the property 
include National Lewis University (Building D), Snap Diagnostics (Building B) and Rehab Institute 
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of  Chicago and the Learning Tree (Building C). 
 
Chairman Ruffatto took a poll regarding requiring a bike rack. 
 
Commissioner Johnson –In favor for a couple of bikes 
Commissioner Powers – In favor 
Commissioner Dorband – In favor for a couple of bikes 
Commissioner Issakoo – In favor for a few spaces 
Commissioner Zangara – not in favor 
 
Chairman Ruffatto suggested reducing the number of spaces to five.  He felt it was important to 
continue the trend of biking in the community.  Commissioner Zangara suggested putting the rack in 
a location that was centrally located within the entire site.  Mr. Silva was in agreement. 
 
Chairman Ruffatto requested cleaning up and painting the loading dock areas.  Ms. Jones asked for 
clarification on what would be painted.  Commissioner Powers expressed concern about the rust 
color on the walls.  Ms. Jones explained it might not be something that was typically painted. 
Commissioner Zangara suggested power washing.  Ms. Kim promised that the church would work 
with Ms. Jones to determine the cost and clean it. 
 
Chairman Ruffatto questioned if there would be weddings held at the church or any other large 
gatherings.  He questioned if there would ever be a need for additional parking.  Pastor Kim 
confirmed there were not many major events and they would not need any additional parking. 
 
Commissioner Johnson questioned if the petitioner would return with signage.  Mr. Lee confirmed 
they were working on it.  Commissioner Johnson suggested tying it into their landscape plan. 
 
Commissioner Johnson moved, seconded by Commissioner Dorband to recommend approval of 
Docket No. 2016-18 granting Special Use-Site Plan Approval as required under Chapter 19-07 
Industrial Districts, Chapter 19-10 Use Regulations, Chapter 19-12 Site Plan Approval 
Requirements, in order to allow religious assembly at the existing developed property in the I-1 
Light Industrial and Office District at 5110-6360 Capitol Drive, Wheeling, Illinois, in accordance 
with the following plans, submitted by Promise and Fulfillment Community Church on August 1, 
2016: 
 

 Project summary (21 pages);  
 Aerial photo of site; 
 Existing site/landscape plan; 
 Demolition floor plan of Building A; 
 Proposed floor plan of Building A; 
 Demolition floor plan of Building B; 
 Proposed floor plan of Building B; 
 Photos of existing site lighting; and 
 Photos of existing landscaping. 
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And with the following conditions: 
 

1. The parking lot requires improvements including, at minimum, repaving of the rear access 
road. Storm sewers are also sinking.  An engineering evaluation is required to determine the 
condition of the storm sewer structures.  Repairs to the structures may be required based 
upon the evaluation.  This work shall be complete prior to occupancy; 

2. Within 120 days of special use approval, the petitioner shall return to the PC for minor site 
plan and appearance approval of a landscape plan that includes additional plantings; 

3. The west parking lot shall be resealed and restriped; 
4. The site shall include bicycle parking (centrally located) for 5; and 
5. The petitioner shall work with staff to clean-up rear loading docks. 

 
On the roll call, the vote was as follows: 
 
AYES:  Commissioners Dorband, Issakoo, Johnson, Powers, Ruffatto, Zangara 
NAYS: None 
ABSENT: None 
PRESENT: None 
ABSTAIN: Commissioner Blinova 
 
There being six affirmative votes, the motion was approved. 
 
Commissioner Powers moved, seconded by Commissioner Dorband to close Docket No. 2016-
18.  The motion was approved by a voice vote. 
 
Respectfully submitted, 
 
 
_____________________________  
Jim Ruffatto, Chairman 
Wheeling Plan Commission/    
Sign Code Board of Appeals  
 
DISTRIBUTED TO THE COMMISSION 9.23.2016 
FOR APPROVAL ON 9.29.2016 
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