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MEETING MINUTES 
PLAN COMMISSION  

 
TUESDAY, NOVEMBER 7, 2017 

7:00 P.M. 
VILLAGE HALL COUNCIL CHAMBERS 

 

Members Present:  Maria Choca Urban, Chairman 
    Michael Bailey  
    Homa Ghaemi  
    Steven Schwab 
    Michael Taylor 
    Jeffrey Head (left prior to vote) 
 
Members Absent:  Christine Norrick 
  
Staff Present: John Adler, Director of Community Development 
 Jeff Stein, Corporation Counsel 
 Dan Manis, Village Engineer  
      
I. CALL TO ORDER. 

Chairman Urban called the meeting to order at 7:00 p.m.   

 
II. 2017-P-04    333-357 Ridge Road  
 

A request by Artis Senior Living 626 Forest LLC for tentative plat approval of a two-lot 
subdivision 

 
Commissioner Ghaemi moved to recommend granting a Planned Unit Development 
Preliminary Plan and Special Use to permit the construction of a three-story residential 
care facility containing approximately 64 units located in the NR, Neighborhood Retail, 
zoning district at 333-357 Ridge Road, in conformance with the plans submitted. The 
approval conditioned upon the following: 

 
1. The buffer yard to the south being increased in size. 
2. No vinyl fencing material will be used on site. A metal picket and brick pier fence 

will be installed in all areas where the vinyl fence was proposed except on the west 
property line where a wood fence may be installed. 
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3. All site plan review comments be addressed.  
 

The use to run with the use. 
    

Commissioner Bailey seconded the motion. 
 

The vote was as follows: 
 
  Maria Choca Urban, Chairman Yes 
  Michael Bailey   Yes 
  Homa Ghaemi    No      
  Christine Norrick   Absent 
  Steven Schwab   Yes 
  Jeffrey Head    Absent 
  Michael Taylor   Yes   
   

Motion Passed.  The subject request will be on the December 12, 2017 Village Board 
agenda.  

 
Commissioner Taylor moved to authorize the Chairman to prepare the report and 
recommendation for the Plan Commission for case number 2017-P-04.   

 
Commissioner Bailey seconded the motion and the voice vote was all ayes and no nays.   

   
 Case Minutes are attached.   

 
III. NEW BUSINESS 

There was no new business.  

IV. PUBLIC COMMENT 

There was no public comment. 

V. AJDOURNMENT. 

At 9:10 p.m., Commissioner Ghaemi moved to adjourn the meeting.  The motion was 
seconded by Commissioner Bailey.  Voting yes: Chairman Urban, Mr. Bailey, Ms. 
Ghaemi, Ms. Norrick and Mr. Schwab.  Voting no: none.  The motion carried. 

The meeting was thereafter adjourned. 

 
Respectfully Submitted, 
 
John Adler 
Director of Community Development 
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Case Minutes 2017-P-04 – 333-357 Ridge Road 
 
3.0 TESTIMONY, COMMENTS AND ARGUMENTS ON BEHALF OF THE 

APPLICANT 
 

3.1 Persons appearing for the applicant 
 
3.11 Jim Griffin, Attorney for the Applicant, Schain Banks 
3.12 Dean Pappas, Manager of Wil-Ridge Plaza LLC, owner of Subject Property 
3.13 Jay Hicks, Senior Vice President, Artis Senior Living  
3.14 Rick Whitney, Vice President, Fitzgerald Associates Architects 
3.15 Brian Rieger, PE, Civil Engineer, V3 Engineering 

         
 3.2 Summary of comments 

 
3.21 Chairman Urban explained that the purpose of the commission is to review 

proposed plats of subdivision and consolidation, planned unit developments, 
special uses and zoning and comprehensive plan document amendments. Tonight, 
a planned unit development case will be heard. Staff prepared a PowerPoint about 
the PUD process.  

 
3.22 Mr. Adler presented the PowerPoint. He explained what a PUD was and what 

processes were involved. The case is heard by the PC as a special use with final 
approval from the Village Board. When a PUD is requested, zoning relief is 
typically also requested. For that relief to be granted, one must show that a benefit 
to the village will be provided.  The zoning applicant can decide if they want to go 
through the PUD process or the standard zoning process. A developer will generally 
choose the former process if they believe that the relief will lead to a benefit for the 
Village. He explained where the complete PUD process could be found in the 
zoning ordinance.  

 
He talked about purpose – ability to encourage flexibility to allow a creative 
approach to development and to encourage amenities that might not be provided in 
the village if not for the PUD process. That process is divided into three phases. 
There is a pre-application meeting with staff, preliminary approval which is the 
purpose of tonight’s meeting. The PC is the body that makes recommendations to 
the Village Board. The final approval phase rests with the Village Board. This is 
the only time that this request will be in front of the PC.  

 
There will be an applicant presentation at the meeting, as well as public testimony, 
The PC will deliberate and formulate a recommendation to the Village Board. The 
Village Board will also hear the applicant’s presentation, as well as public 
testimony. 

 
He talked about what is a public benefit. He showed a guide to benefits. They are 
in the handout given to meeting attendees.  
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He talked about the PC meeting process and that was outlined above. The applicant 
gives their presentation without interruption. The PC can then ask the applicant 
questions they may have. After that, the meeting is open for public testimony, 
everyone wishing to speak can do so. The PC will ask questions of the public if 
needed. After public testimony concludes, the chair will close public testimony. 
The chair will ask for follow up questions with the applicant. The applicant can 
address questions from the PC or the public. After that is completed, the chair will 
entertain a motion. After the motion is made, the PC will deliberate. After 
deliberations a vote will be taken on the motion. The PC will try to end the meeting 
by 10 pm but that depends where they are with this request. If it is 10 pm and the 
public is still testifying, the case could be continued to a later meeting. If the case 
is finalized and a vote is taken tonight, the case will be heard by the Village Board 
on 12/14/17 (corrected below to 12/12/2017). The Village Board takes final action.  
 
Commissioner Head Arrived at approximately 7:05 pm 

 
3.23 Chairman Urban said that based on tonight’s discussion, the PC will make a 

recommendation to the Village Board. She clarified that the Village Board meeting 
is on 12/12/17. The PC’s recommendation to the Board is advisory only and the 
Village Board has final approval. Everyone who plans to address the Commission 
was sworn in. She asked all who were speaking to introduce themselves and if they 
live in the village, please provide an address.  

 
3.24 Mr. Adler said that this is case 2017-P-4. This is request for approval of a planned 

unit development preliminary plan and special use to permit the construction of a 
three-story residential care facility containing 64 units (approximate) located in the 
NR zoning district. There two new items related to the case at members’ seats. 
There is an email from Loryn Kogan. The applicant also got this email. There also 
is a diagram showing physical heights in feet of surrounding buildings.  

 
3.25 Mr. Jim Griffin said he is the attorney representing Artis Senior Living. They want 

to redevelop the Wil-Ridge shopping plaza at 333-357 Ridge Road with an assisted 
living/memory care facility. Artis is under contract to buy the property from Wil-
Ridge Plaza LLC. The proposal is for a 64-unit facility. Artis will demolish the 
existing center in its entirety and building a new building. On behalf of the project 
team, the following are at the meeting – Jay Hicks, Artis Senior Living; Brian 
Rieger, V3 Engineering; Rick Whitney, Fitzgerald Associates Architects; Dean 
Pappas, manager of Wil-Ridge Plaza LLC, owner of the property.  

 
Prior to submitting the application to the village, Artis met with village staff several 
times to introduce the staff to the project. They wanted feedback and 
recommendations from them. They then finalized the design. Artis hosted two 
neighborhood meetings at the center. They sent out written notice to surrounding 
property owners and renters. They did one meeting prior to filing the application 
and another after they filed. They have actively sought feedback and suggestions 
on this project and the feedback was very positive.  
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The subject parcel is zoned Neighborhood Retail. This facility is considered a 
residential care facility under the zoning ordinance. These facilities are allowed as 
a special use in NR. They are seeking Planned Unit Development (PUD) approval. 
The comprehensive plan encourages redevelopment of a commercial site to be done 
through this process. A PUD allows for more flexibility.  

 
He discussed the exceptions. There is some excess lighting that will be cast on the 
building front on the side near the public sidewalk. There are entrance way lights 
that are right on the sidewalk, so some light will be shed onto the sidewalk. They 
are asking for an exception in the size of the buffer yard on the south property line 
to a minimum of 5’ vs. the required 10’. It is 5’ at the smallest and gets larger when 
going east. They designed a greater buffer to the north. The north side is adjacent 
to a gas station and they wanted a more significant buffer.  

 
Another exception is perimeter landscaping. They are asking for a 3’ landscaping 
area vs. the required 5’. This relates to the fact that they placed the entrance on 
ridge road. Due to the building design, it limits the amount of landscaping they can 
place on the front. The three exceptions above are minor. They meet all building 
setbacks.  

 
Another exception is for floor area ratio (FAR) and they are seeking an increase. It 
is not significant. They have an outdoor courtyard that is not under roof. But due to 
zoning ordinance definition, that area counts as FAR. The area under the entrance 
canopy is also counted towards FAR.  

 
They are seeking a height exception. The NR zoning district has a 30’ height 
limitation. They want to go to 49’ with some overruns on the roof that go above 
that. The 30’ height limit for the commercial zoning district is a low height limit. 
The single-family residential district has a height limit of 35’. Any redevelopment 
of the center would likely require a height exception. They spent a lot of time 
looking at building height compared to surrounding properties. They have a 
building that fits well with the neighborhood.  

 
The PUD also requires a public benefit. This is a single parcel, single building site 
so that limits the availability of possible public benefit. Many of the benefits listed 
in the zoning ordinance cannot be attained since this is an infill development that 
is constrained by lot size. They need a building of a certain size for a viable project.  

 
This building will serve an important community need. As the comprehensive plan 
mentions, the village’s population is aging. The need for Alzheimer and dementia 
care is increasing. They will provide a facility in the village that can service village 
residents as well as residents from nearby communities. It can also serve village 
residents with elderly parents. Artis is a for profit company. Market rate care will 
be given. This property will remain on the tax rolls and the property tax will 
significantly increase with redevelopment of the property.  
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Due to limitations that the parcel has, and the inability to provide other benefits, 
Artis proposes to donate $20,000 on the first anniversary of operations of the 
facility to the group that provides financial housing assistance to the elderly. This 
is a good project benefit and is important to the community.  

 
Dean Pappas will review the history of the center. Jay Hicks will provide 
background on Artis. Rick Whitney will go through the site plan.  

 
3.26 Dean Pappas, managing member of Wil-Ridge Plaza LLC, owner of the building, 

said they have owned the building since 1997. He has seen a lot of change to the 
center. He lived in the village for many years. To understand the location, one must 
look at the history of the building itself. It was built over 50 years ago in 1960. It 
was designed and served as a grocery store and drug store. From there, for the center 
to survive, it went through a lot of change and has had to adapt to survive. This has 
been through varying financial market conditions. As the economy changed, the 
center had to change. There was a Red Owl grocery store and it moved. 
Huerbinger’s drug store, that was the initial drug store, remained. It then changed 
hands and became Parkway Drugs. Parkway got sold to another company and then 
to Walgreens.  

 
The grocery space was originally subdivided into larger retail spaces. He talked 
about businesses that were larger retail tenants. As rentals become more difficult 
and for the center to survive, it changed again. Larger retail spaces got subdivided 
and became some retail and personal service uses. Eventually most of the center 
became personal service. Usages such as the nail salon, language school, driving 
school and a fitness center. There are still two restaurants. Those are the only two 
retail functions on site.  

 
They went through the real estate recession and survived through being creative 
and adaptive and working with tenants. The retail has become more of a struggle 
through the years. Online purchasing took hold. Smaller retailers have disappeared 
over time and many of these functions went into big box establishments. As he 
looks at the proposed use, it is personal service, but it will be designed for personal 
service. The building looks very welcoming and is a handsome addition to this key 
location.  

 
3.27 Jay Hicks, Artis Senior Living, talked about the company. Artis specializes in 

memory care assisted living. In today’s world, almost everyone has had 
Alzheimer’s or dementia touch their lives. He gave data about Alzheimer’s and 
dementia. Home care and staying with family is a preferred option but not always 
possible or viable. What differentiates Artis is that they build, own and operate. 
That is their business plan. They believe that Wilmette is underserved. They are 
active in the Chicago area with three developments in the building phase. They 
work with Senior Housing Analytics, the best company who analyzes projects 
feasibility. Conditions are suitable for Artis to be successful. There are other 
providers providing great service.  
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This location is east of 94, which is unique. The site is great for them. Retail has 
changed dramatically. It is an opportunity for them to bring the retail/service 
concept full circle. There is residential in the area and they are not on a highway. 
Their residents lived in neighborhoods that are like the area around the site.  

 
3.28 Mr. Whitney, architect, said he will take the commission through the building. This 

is a three story 64-unit memory care facility. He reviewed the site plan with the 
commission.  The site is on the west side of ridge road and south of Wilmette 
Avenue. There is a gas station to the north. To the west is an American Legion Hall 
that is a two-story building. To the south is a parking lot that serves an apartment 
building.  

 
There are two means of access from Ridge Road. There is a curb cut proposed for 
the northeast corner of the site. That is one way in only access. The police 
department made this recommendation. The other access point is at the southeast 
corner and this is in and out. At the front of the building is an entry drive with ten 
parking spaces intended for visitors and short stay visits. They are proposing a sky 
lit porte cochere. There is a service drive that feeds to the main access drive on the 
south side of the site. The access drive feeds their loading berth that is towards the 
southeast corner of the building. Further towards the back is the first-floor garage 
entrance. There is a service aisle at the southwest end of the site that feeds an onsite 
generator. The electric service transformer and trash collection/storage area will 
also be in that area.   

 
The northwest corner of the site is highly visible from Wilmette Avenue as one 
approaches from the west. They are proposing to do enhanced landscaping in that 
area. Landscape plans are part of the packet. They are proposing a larger setback 
on the north end to separate from the gas station to the north. There are resident 
units located on that side. They want to improve the view from their windows.  

 
There was a request for him to say something about the under building parking 
circulation. It is at the southwest corner of the building and is in and out access.  

 
Regarding the floor plans, he talked about the first floor plan. The entrance is at the 
east end of the site. At the first floor will be a lobby, administrative offices and 
some program spaces for residents. They are at a schematic level of development 
with the floor plans. They must select their amenity spaces.  

 
Artis serves meals and the kitchen will be at the southwest corner of the front 
portion. That is adjacent to a loading berth in the building. That is important for 
supplies and it also feeds the kitchen.  

 
There are 45 spaces in the garage. They are under roof and totally enclosed. The 
parking entrance is in/out in the same location. The loading berth is served from 
the service drive.  
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He talked about the second and third floor plans. The basic planning concept in an 
Artis facility is that the resident units are organized into neighborhoods. At the 
north and the south are individual neighborhoods. Each neighborhood has 16 
memory care units. Going east and to the outside corner, this is an area with a family 
room and dining room. One single kitchen feeds all neighborhoods. Towards the 
center are amenity spaces. He talked about what other Artis amenity spaces contain.  

 
On the other side of vertical circulation, they planned a lounge area on the second 
and third floors. It provides more connection to the outdoors.  

 
At the second floor they are proposing a landscape courtyard with an outdoor 
seating area. The area is nicely landscaped, and gardening can take place. They are 
proposing a looped walking path. The outdoor area provides more contact with 
nature. The square footage of the courtyard is a little under 9000 square feet.  

 
He showed the elevations. He talked about the east elevation that faces Ridge Road 
and is the primary elevation. The center portion is for building entrance and amenity 
spaces. The corners contain the dining rooms and family rooms of each 
neighborhood. The porte cochere will have minimum clearance of 14’. He 
understands that the village’s minimum is 12’.  

 
The primary building materials are brick masonry in three colors. He talked about 
where various colors went. There is an area that is clad in brick at the base and with 
a fiber cement siding on floors two and three. They break up the mass and divide it 
into three focus areas with a separation in the middle. There is a main area in the 
center that is primarily brick masonry with a center area clad in a fibrous cement 
panel. There is a cornice element that runs at the top at the roof level. There are two 
different parapet wall heights. He talked about the parapets. One of the parapets 
will have a screening element on the center roof. The 6’ parapet is high enough to 
block the view of equipment. They are proposing a taller than usual parapet. But 
they are trying to have the equipment screen be more integral to the building. It is 
not a separate feature attached to the roof.  

 
He showed a stair that leads to the roof. There is one stair access to the roof. The 
elevator overrun will occur behind the parapet wall. The elevator does not need a 
roof top penthouse. They need 3-4’ above the roof surface to accommodate the 
overrun. 

 
They are close to 17’ floor heights on the first floor. They want to get taller ceiling 
heights on first floor amenity spaces. The loading berth demands a taller height. 
The second and third floors have a 13’ floor to floor height. Their finished ceiling 
heights are 9’. They need the additional 4’ for floor structure. There is mechanical, 
electrical, and plumbing that goes through that space. They will have central 
systems and really do need the ceilings for distribution across the floors. It pushes 
the floor a little higher, which adds to the proposed building height.  
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He talked about the west elevation. There is darker brick along the base. The 
openings are primary louvers for ventilating the garage space. He showed 
neighborhood wings and stair towers. The court yard is in the center. They are 
proposing a screen wall at the edge of the court yard that is 8’ high. They want 
some opacity for the wall. There might be a lattice portion to see outside. It does 
also provide privacy.  

 
In the court yard there is a center element that is clad in brick with fibrous cement 
insets. There are other areas of fibrous cement.  

 
Going to the south and north elevation, the north elevation abuts the gas station to 
the north. He talked about the brick colors and fibrous cement siding. They want to 
break up the building and make the elevation less massive.  

 
They are proposing a solid vinyl fence along the property line at the north side. 
There is a landscaped side yard. They are looking for privacy.  

 
The south side is similar in organization to the north side. There is a solid vinyl 
fence adjacent to the parking lot to the south.  

 
He showed the rendered project views and the street level views of the building. 
The way that the gas station and American Legion Hall is sited, the corner of the 
building opens from Wilmette Avenue. They wanted to pay attention to the 
elevations. They are proposing to provide an open metal fence with brick piers at 
the corner.  

 
He showed the view at Ridge Road in front of the building. They are proposing a 
3’ wide landscape buffer in that area to provide screen from the public parking lot 
and the service drive.  

 
There is a view of Ridge Road at the southeast corner.  

 
Where they get closer to the street, they are proposing to change from the solid 
vinyl fence to the open fence with brick piers.  

  
He talked about two aerial views that were in the packet. It shows their building in 
context of surrounding buildings. The view looks along Ridge Road from the 
southeast. Towards the east and west are one and two-story buildings. Along Ridge 
Road there are three and four-story buildings on the side of their building except 
for the gas station on the corner. He talked about the various buildings and 
associated heights, which seem to include 30’+ - 40’. They are proposing a parapet 
height of 49’ with their roof level at 43’. Along this stretch of Ridge Road, they are 
compatible with the scale of the buildings.  

 
That is the end of the applicant’s presentation and said he was available for 
questions.  
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3.29 Commissioner Ghaemi said that the height jumped out at her. Mr. Whitney said 
they need 3-4’ for mechanical.  

 
 Commissioner Ghaemi asked about the structural system. Mr. Whitney said they 

are looking at a steel bar joist with metal deck and concrete floors or they will do a 
steel frame with precast concrete plank. They need to be noncombustible 
construction.  

 
Commissioner Ghaemi asked if they were doing the same for the courtyard. Mr. 
Whitney answered that the courtyard and second floor will probably be planked 
throughout.  

  
Commissioner Ghaemi understands that Artis will own the property, but they may 
want to consider maintenance issues if they go with metal deck or bar joist in the 
courtyard area. Mr. Whitney said they want to stick with the plank system in the 
courtyard area. There will be a fire separation issue between the parking below and 
floors above. For a vegetative roof system, plank is the better way to go.  

 
Commissioner Ghaemi asked if they went with hollow-core for the floor system, 
wouldn’t that reduce the overall floor height. Mr. Whitney said not necessarily. It 
is not just the plank depth itself but the steel below that. The bar joist and the plank 
with steel would probably be the same depth.  

 
3.30 Commissioner Ghaemi had a question about the vinyl fence. She is sure that it is 

an issue of cost, but she would like to see more brick than vinyl. After a few years, 
vinyl won’t look good and brick will age better.  

 
3.31 Commissioner Ghaemi said regarding the location of the generator, she does not 

know how many feet it needs to be from the building, but it is right next to the 
neighbors. It becomes the neighbors’ problem rather than Artis’ problem. Mr. 
Whitney said they meet the separation distance from the building. They have a 5’ 
setback requirement from the property line, which they are meeting. The generator, 
transformer and trash enclosure will be enclosed in a brick structure with 6’ high 
masonry walls.  

 
Commissioner Ghaemi asked the noise level of the generator. Mr. Whitney said 
that the cut sheets for the generator are in the packet.  

 
3.32 Commissioner Bailey asked if the generator was an emergency generator. Mr. 

Whitney answered yes. Commissioner Bailey asked how frequently it would 
operate. Mr. Whitney said in a rare occurrence like a power failure and during the 
monthly testing that needs to be done. It will not run continuously.  
 

3.33 Commissioner Bailey said that the information provided by the applicant says that 
the permeable area has increased because there is virtually none now and that it was 
proposed to be approximately 15%.  How does that compare with the zoning 
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ordinance requirements? Is the only permeable area just the planting areas or are 
there other permeable areas.  

 
Mr. Whitney answered that north side yard and the west yard are all lawn areas. 
The roof court yard will have about 2’ of soil media. There is a drainage connection 
from the court yard. The precipitation that falls in the courtyard will stay within 
that vegetative system. They see that area as permeable as it will not contribute to 
the storm water system.  

 
Commissioner Bailey asked if they were proposing any permeable pavements. Mr. 
Whitney said at present they are not proposing this.  

 
Commissioner Bailey asked if that was consistent with what the zoning ordinance 
would require. Mr. Adler said that the maximum coverage is 60% for structure and 
flat work in the required rear yard. (Correction: the maximum coverage of 60% 
applies to residential property and not the commercially zoned Subject Property, 
which does not have maximum limits in the required yards) 

 
Commissioner Bailey asked what the coverage was for the proposed building. Mr. 
Whitney said he didn’t know offhand. Chairman Urban said the building lot 
coverage is listed at approximately 29,000 sf. Taken over a lot area of 
approximately over 52,000 sf, the lot coverage would be about 60%. Mr. Whitney 
said that number did not include the courtyard. Mr. Adler clarified that the 29,000 
sf was the lot coverage for the actual building and not the impervious surfaces in 
the required rear yard. 
 

3.34 Commissioner Bailey asked if there would be any signage that is part of the 
development. Mr. Whitney said at present they are not showing any. Their 
Lakeview facility has no signage. They need to work that out with Artis.  

 
3.35 Commissioner Bailey asked if they had any views about what development of the 

neighboring parcel would be compatible with their use. There is a lot next to them 
that has been proposed for development. Have they thought about what types of 
other projects would be compatible with the Artis proposal? Mr. Whitney said 
without knowing what exactly will happen there it is hard for them to say. They 
know there is a Legion Hall next to them.  
 
Commissioner Bailey asked if they have reflected at all about how neighboring 
development may impact their proposal. Mr. Whitney said if it is a residential 
project proposed next door, that would be compatible.  

 
3.36 Commissioner Head asked regarding permeability, could thought be given to using 

permeable pavement, particularly in the front of the building as there is a lot of 
blacktop and virtually no green space. Mr. Whitney said they would review that 
with the owner. 
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3.37 Chairman Urban asked if the heights of the surrounding buildings included 
mechanicals on those buildings. Does 40’ on building C translate to 43’ on the 
applicant’s building or equates to the 49’. 

 
Brian Rieger, Civil Engineer, V3 Engineering, said they took an average to give a 
general idea of what the height might be. They measured the highest point they 
could see compared to the grade at the front door. For example, Building D is a four 
story building and is 37’ floor to floor. For a portion of that building the first floor 
is actually below grade, whereas for other portions it is above. They took an average 
to give a general idea of what the heights might be. 

 
3.38 Commissioner Head had a question for Mr. Hicks. The subject of public benefit 

came up during the discussion. As a market rate facility, in other places Artis has 
worked have you had units designated for lower income people or reduced fees 
considered for public benefit? Mr. Hicks said the simple answer is yes. In Fairfax 
County, Virginia, the county has a 3% affordable requirement that is applied to 
everybody who is active in assisted living in that marketplace.  

 
Commissioner Head understands that Artis will provide a cash contribution to an 
affordable housing fund but asked if there could be a longer term contribution they 
could provide for lower income residents of the village. Mr. Hicks said they like 
the idea of contributing to a community affordable housing fund however the 
village sees fit. It is an iterative process and this is their first public appearance 
before the PC. They are open to discussion about a public benefit via a contribution. 

 
4.0 INTERESTED PARTIES 
 

4.1 Persons speaking on the application 
 

4.11 Mr. Jeff Strange, owner of 307-317 Ridge Road 
4.12 Ms.  Lisa Braganca, 2125 Washington Avenue 
4.13 Mr. Bob Davis, Member of Dry Out West Wilmette 
4.14 Mr. Mitch Klein, Owner of 1837 Wilmette Avenue 
4.15 Ms. Mimi Dray, Cedar Lane 
4.16 Mr. Andy Reese, 411 Pine Manor Drive 

 
4.2 Summary of Comments 
 
4.21 Mr. Jeff Strange is the owner of the building to the south of the project (307-317 

Ridge) and the vacant lot between the two buildings. He has lived in the village for 
40 years. He is unhappy with the way the driveway is coming up on the south side 
of the building. The entire burden is placed on his property. There is an ugly vinyl 
fence the length of his parking lot. There is traffic on that side and today there is no 
traffic. There is no landscaping per se except for a couple of trees. The project 
should be moved more towards Wilmette Avenue. His tenants do not want to look 
out their windows and see ambient light at night. He wants to know about the 
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generator. They don’t want to hear the generator running for long time periods as 
there have been times where people have been without power for 3-4 days. The 
building is fine overall, but he does not want to bear the burden of development. 
He wants at least 5’ of landscaping on his side, maybe 7’. He wants to know about 
the lighting on that side of the building because people will becoming all hours of 
the day. All traffic noise will back up to the north side of his building. He has a 
vacant buildable lot and he plans to put in apartments in the future. He doesn’t want 
to be stopped from doing that. This is an NR area. There should be separation 
between buildings.  

 
4.22 Ms. Lisa Braganca, 2125 Washington Avenue, lives a few blocks away from the 

proposed development. She did not receive notice of the neighborhood meetings 
Artis held with or she would have spoken up earlier. In the past when another 
developer was going to build in the area the neighborhood meetings were more 
publicized so lots of people showed up to those. She wants to address the 
fundamental design of the building. Not the physical building, but what it is. This 
is institutional living and not residential. People who live there will not have locks 
on their doors. Decisions such as who comes into their rooms, whether they will 
have a pet or what and when they are going to eat is not left up to residents. She 
knows this because she has visited many of these facilities. She served as class 
counsel in three lawsuits that were brought against the State of Illinois for the over 
institutionalizing of people with disabilities. The goal was to get people to be served 
in the community and not in large institutional settings. This is the wrong direction 
to go. The State of Illinois is moving away from this because of these lawsuits. In 
her role as class counsel she made visits to a lot of nice and less nice facilities. All 
of them, particular ones that are specialized for persons with memory care type 
issues, have inherent problems. Often people are locked onto floors where there is 
no legal basis for doing so. This is just the practice. She understands that it is a 
safety issue but their legal rights are being violated. She does not if Artis does this. 
She did not visit an Artis site. Sunrise is down the street. It is a memory care facility. 
She has never seen one of their residents walking around the neighborhood. She 
has seen the staff walking the resident’s dog and she appreciates that they have a 
dog, but she hasn’t once seen any resident from Sunrise wandering around the 
neighborhood. That would be wonderful. These are lockdown types of institutions. 
There is a fundamental problem with the way these facilities are set up. The plan is 
fundamentally at odds with having a residential neighborhood. These folks will not 
be coming to these meetings and participating in our community. There is already 
one institutional development in the neighborhood for people with Alzheimer’s and 
dementia. She reiterated that this is the wrong direction to go in. It is very 
distressing to see this big of a development proposed here. She understands that we 
want to have a viable business and there are a lot of elderly residents that need to 
be served but this is absolutely the wrong direction to be going in. The right 
direction is to be able to serve in a more integrated environment where people get 
services but are also a part of the community. She encouraged people to visit 
Sunrise and go upstairs and see all the recesses of it. She is sure it is very nice and 
while she has never been inside, she guarantees that there are locks and limitations 
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on what people can do. There is not necessarily a legal basis for doing this. She has 
a child with a disability. She is a disability rights activist.  

 
4.23 Mr. Bob Davis, member of Dry Out West Wilmette, said their issue is with the 

potential impact to the Princeton Place basin of the sanitary sewer. By their 
calculations between the Wilmette Circle subdivision, what may or may not happen 
at 1925 Wilmette Avenue, and the proposed Artis facility, there is at least a 10% 
load increase in the sanitary sewer. On the west side they are struggling with storm 
water. Their opinion is getting to be that there should be no additional development 
done until there is a reliable long-term storm water plan that can be implemented.  

 
4.24 Mr. Mitch Klein, Owner of 1837 Wilmette Avenue, said there is no sales tax from 

this facility. There are no people working in this town or coming into this town to 
visit stores. What benefit does the village get from the facility? He is sympathetic 
with the predicament that Mr. Pappas is in. People shop online. There must be 
something better than the proposed development. The village needs sales tax. The 
town has lost four car dealerships in the past 20 years. The town has lost 34 gas 
stations in the last 40 years. We are down to six gas stations. Gas stations must pay 
higher taxes but Artis does not get a tax. People who live there will not come into 
area stores. There is property tax, but no sales tax. How many times is an ambulance 
going to have to go to this building? They don’t need to go higher with the building, 
they can go down. If the parking is below grade there is no height problem. The 
problem that is being missed is if you give Artis their variances you are going to 
have HODC coming down our throats from the American Legion Post. They are 
going to want their variances and those are variances we cannot afford to have. 
When the size of the property means we can’t have 22 people living on a property 
that size. They can only hope that the PC is there to protect neighbors. He and his 
neighboring businesses want costumers coming in. He is for memory care, but it 
doesn’t have to be in a residential business district. If the PC allows this to happen 
and suggests this is a good thing for the Village, he can’t argue about it because 
hopefully he gets some of the people as customers, but it’s not likely. Security 
sounds good but there are problems in the area. Tax dollars are needed in this area 
through sales tax.  

 
4.25 Ms. Mimi Dray said her family has lived on Cedar Lane for 30 years. She did not 

receive a notice of the community meetings and she would have attended if she was 
aware of the meetings. Did Artis approach HODC to purchase that parcel of land 
to incorporate it into their project?  She believes that providing this memory care 
facility would be a positive. There needs to be places for people to be cared for with 
memory problems that cannot walk the neighborhood anymore. It is not that much 
larger than the current space. It will be a beautifully improved building. It will be a 
good addition for the village.  

 
4.26 Mr. Andy Reese, 411 Pine Manor Drive, questioned if buildings keep getting higher 

where do we stop. This is starting to scream Evanston. It is getting busy and dense. 
There will be more traffic in the area. It is dangerous at Ridge and Wilmette 
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Avenues. The height and variances are key. He is concerned about the height. Do 
we want to be Evanston? He thinks that the area should be more of a family 
residential area. If this does not work out, what else could be in the building? He 
thinks that the commission needs to consider the setbacks. It goes to the height and 
building size. Sales tax revenue is needed. You are losing two restaurants and a 
couple of institutions like the driver’s ed business. This corner is becoming office 
and not service oriented towards the neighbors.  

 
4.27 Seeing there was no more public comment Chairman Urban asked the development 

team to respond to concerns raised.  
 
4.28 Mr. Griffin said this is a shopping center with vacancies. While there is some 

landscaping currently, the proposed project will have significantly more 
landscaping. This is a new building. Regarding how it fits in with neighborhood 
and impact on neighboring properties, the proposed building is a big improvement. 
It will have a positive impact on neighboring properties. It is a new investment in 
an area that needs new investment. They do not think it will negatively impact 
neighboring properties. They want further investment in the community. They will 
be a good neighbor. There are other ways to care for a person with memory care 
issues such as in your home, but that option is not always available. This facility 
provides excellent care. Artis is proud of their work. Regarding flooding, there is a 
building and parking lot designed in the 1960s when there were no storm water 
regulations. This building will meet all modern up to date storm water regulations. 
There will be no issues regarding flooding. That should be a benefit.  

 
Regarding the desire for more sales tax, he understands that the village does want 
this. Unfortunately greater market trends have caused tax producing businesses to 
disappear. The center must adapt or die. This is a good redevelopment for that area.  
 

4.29 Mr. Hicks said regarding Mr. Strange’s comment about lighting, the ordinance has 
a maximum .5-foot candle limit at his property boundary and they will be at .2. In 
looking at the current plans, the building has a 0’ setback today. He talked about 
extending the metal fence with piers across Mr. Strange’s property boundary.  

 
As it relates to notice, they tried to reach out as much as possible. The notices sent 
out mimicked the distances and protocols about what was followed for this meeting. 
The intent was not to keep people out. He received emails from several in the 
community.  

 
Regarding the comment about this being an institution, sometimes memory care is 
an option because in-home care is not. They specialize in this. This is a loving, 
caring residential facility for residents. He talked about past treatment for 
Alzheimer’s and dementia patients, but treatment modalities have changed. 
Residents are free to leave when escorted by family. Family and visitors are allowed 
24/7. They encourage visits and personal interactions if they are able. Residents can 
walk the building freely and be in the court yard freely. They try to bring dignity 
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and respect to the unfortunate circumstances that people are facing.  
 
Regarding the taxation issue, there is a lot to the calculation. He saw what Mr. 
Pappas paid in property taxes, made assumptions about the post-development value 
and tried to get comparables. He is comfortable saying they will be paying twice 
what the current development pays in property tax. The limited amount of sales tax 
currently is a declining trend line on this property.  
 
Regarding HODC next door, it was apparent when speaking with the community 
that there was an interest for them to consolidate lots and come in with as unified 
of a development plan as possible. Either he or a real estate broker reached out to 
the gas station owner and the American Legion owners and asked if they would be 
interested in selling. The gas station was a quick no and with HODC there were 
robust discussion, but in the end, they decided not to sell. Mr. Pappas has some 
timing constraints and contractual issues, he felt that they finally needed to move 
forward.  
 
The plan stands on its own merits. It is a good plan. What they have with the current 
retail center is not sustainable and something will happen. His company provides a 
valuable service and is a positive influence on the tax base. It is needed, attractive 
and low impact from a traffic standpoint.  

 
4.30 Chairman Urban asked the engineer for the development to address storm water, 

parking and traffic impacts.  
 
4.31 Mr. Rieger said there are significant storm water concerns in the village. Much of 

the concern focuses around sanitary sewer and how it gets inundated with storm 
water during large storm events and the sanitary sewer backs up to people’s houses. 
For this facility, they are providing underground storm water detention. There will 
be 120,000-gallon tank under the building. This captures all the storm water from 
the site. It slows it down to a rate that comes out a 2.5” hose.  That goes straight 
into the storm sewer. There is no storm water from this site that will get into the 
sanitary sewer system.  

 
The existing facility probably has downspouts that inundate the sanitary sewer 
during large rain events. In this case, they are separating all that. The storm water 
will go directly into the underground detention facility and then into the storm 
sewer system. Codes have been updated and systems are better.  

 
From a parking perspective, they are providing 55 parking stalls on site, 45 are in 
the garage and ten are on site. That is more than enough to service this facility. 
They figured one space per employee and .5 spaces per bed. Based on Artis’ history, 
there is more than sufficient parking.  

 
4.32 Commissioner Head asked Mr. Rieger to go back to the parking calculation. Mr. 

Rieger said they figured .5 spaces per bed. There are 64 beds in the facility and 32 
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spaces would be required for that portion and the rest are required for the employee 
portion.  

 
4.33 Commissioner Head asked how many people staff a building like this. Mr. Hicks 

said there are various shifts, 7-3, 3-10 and 10-7. The first shift has the highest 
number of employees and that would be 23. Some of the positions straddle the shift. 
The first shift is the controlling shift. Parking is a good topic. There are a variety of 
senior facilities that generate parking demand. If there is a rehab facility also, that 
can bring in a lot of traffic. They are not adding a rehab facility. They have their 
own standards and will also abide by the zoning standards. He is comfortable that 
they have enough parking. 38-42 spaces is the sweet spot for a 64-bed facility. They 
are more than meeting that.  

 
4.34 Commissioner Bailey said that Mr. Hicks indicated that Artis has a 

design/build/operate firm and Commissioner Bailey felt that was favorable as Mr. 
Hicks characterized it as Artis becoming a member of the community. Because of 
this he asked if Mr. Hicks would be willing to share if they had any governmental 
complaints or lawsuits related to their other facilities. Mr. Hicks answered not that 
he was aware of but with the nature of what they do there is always that chance.  

 
4.35 Commissioner Bailey questioned whether Artis had any experience with illegal 

conduct in any of their nine facilities? Mr. Hicks answered no but he cannot 
categorically say that something couldn’t happen. This is an elderly frail population 
at the end of their lives.  

 
4.36 Commissioner Bailey said the neighbor to the south objected to having less 

landscaping on the south than adjacent to the gas station to the north. Why is it 
appropriate to have 5’ of landscaping on the side that benefits the applicant, but on 
the side that impacts the south neighbor having a lesser amount of green space? Mr. 
Hicks said their thoughts were that there is a residential use on the south and 
commercial use on the north, a gas station. There is a 12’ buffer on the north and a 
5’ buffer on the south. He is happy to move the building to the extent that they can 
to provide more buffer on the south and less on the north. He wanted as much 
distance from the gas station as possible. But if the commission wants the applicant 
to re-examine the building placement, they can do that.  

 
4.37 Mr. Whitney said that they have a required setback on both sides, north and south. 

They are at a minimum setback on the north. There is a 32’ setback on the south. 
Mr. Adler clarified that the north side yard adjoins commercial, so they are okay 
with the north side yard being reduced. To the south where they join the residential, 
that is where they would need 12’ minimum. To the north they could have less than 
12’.  

 
4.38 Mr. Hicks said would be happy to take that back and re-examine the building 

placement relative to the property lines on the north and on the south.  
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4.39 Mr. Adler said that Mr. Strange talked about desiring at least a 5’ landscape buffer. 
Right now, they have the fence on the property line instead of 5’ onto the property 
and then landscaping in front of the fencing. They are asking for an amendment to 
what is required to be planted in a buffer yard. The fence should be screened as 
much as possible from the property to the south. Mr. Hicks said they had thought 
about that and will go back and re-look at that element.  

 
Commissioner Head departed the meeting at approximately 8:45 pm. 

 
4.40 Commissioner Schwab asked the applicant to address the height issue again. 

Particularly the suggestion that the height of the building and the variance is an 
issue of their own making. Whether or not below grade parking is feasible or 
analyzed for this project? Was this done? Mr. Whitney said that they did analyze 
below grade parking early on. To get the ramp slopes they need for an underground 
garage, there is limited space on the site to do this. They could not provide 
comfortable slopes for below grade parking.  

 
4.41 Commissioner Bailey said that the staff report contains 38 comments and only 19 

responses from the applicant. Has there been an adequate response? Mr. Adler said 
the applicant received some of the comments late last week and suggested that the 
applicant be asked to answer those questions.  
 

4.42 Mr. Adler said that Dan Manis, the village engineer, is at the meeting tonight if the 
Commissioners have any questions for him.  
 

4.43 Mr. Rieger said they received the comments late Friday. They can go through the 
comments at the meeting. 1-19 were responded to prior to the meeting.  

 
Comment 20 suggests providing a larger radius at the south curb as one exits onto 
Ridge Road. They will look at providing a larger radius or more of a flare section. 
They will work with staff to accommodate this request.  
 
Comment 21 is regarding stop sign location. They can move the stop sign so that it 
is on the west side of the sidewalk.  
 
Comment 22 states they need to clarify hatching to show what is the concrete 
sidewalk in the front and what is not. He sees no issue with this.  
 
Comment 23 is regarding bituminous pavement being shown on the legend as 
something provided but it is not shown on the plan. This is because they are 
providing heavy duty pavement throughout the site to provide for fire truck and 
other truck access.  
Comment 24 states that the grading plan appears to be appropriate.  
 
Comment 25 is regarding MWRD requirements, which they are meeting. He is not 
sure if the Village’s review engineer was provided with the storm water report. This 
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report will be submitted during final design.  
 
Comment 26 is regarding a soil boring test, which they will complete as part of the 
final design phase. 
 
Comment 27 is regarding access ports to the detention vault. They will provide 
access ports to the detention vault as requested.  
 
Comment 28 is regarding building/plumbing permits. They will seek building and 
plumbing review of the water service as requested.  
 
Comment 29 is regarding sanitary sewer size. He submitted a memo regarding 
sanitary sewer capacity as requested.  
 
Comment 30 is regarding turning radius in the loading and parking areas being 
tight. He provided a turning template to staff with their first submission. The service 
trucks can enter the site and maneuver as needed.  
 
Comment 31 is regarding the exact property line location. They will work with staff 
on this.  
 
Comment 32 states that the MWRD will need to issue a permit for the sanitary 
sewer connections. They understand and will comply with that requirement. 
 
Comment 33 is regarding Fire Department review of the plan. The Fire Department 
has reviewed the plans and it was his understanding that they had no objections.  
 
Comment 34 states that a NPDES permit will be required for the project. They will 
obtain the necessary NPDES permit once they get into final design.  
 
Comment 35 is regarding work within the Wilmette Avenue right-of-way (ROW). 
While they are not proposing any work in that ROW, they will secure all necessary 
ROW permits.  
 
Comment 35 is regarding BMPs. He explained they are proposing stone 
underlayment under the underground basin thus allowing storm water at the bottom 
of the basin to infiltrate into the ground.  
 
Comment 37 is regarding paying for a traffic consultant to review the applicant’s 
traffic summary memo. He said the applicant will pay the review fee. 
 
Comment 38 is regarding final engineering needing to be submitted with the Final 
PUD submittal. They will submit final engineering at the time of the final PUD.  

 
Commissioner Bailey said there are a few themes that he discerns. Apparently, the 
staff has some skepticism about whether the parking area is large enough. There 
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was talk about the turning radius and spaces narrowed. Does staff still have a 
concern? Dan Manis, Village Engineer, said the development review consultant has 
since seen the turning radius drawings and deemed them appropriate.  

 
Commissioner Bailey said there is another theme about adequate storm water 
mitigation measures and a recommendation for green infrastructure. Has the 
applicant adequately responded to those concerns? Mr. Manis said that the 
applicant has confirmed that they will follow the MWRD recommendations and 
water shed management ordinance (WMO). That will provide a tremendous benefit 
to the sewer system in this area. The property, as it stands today, is a burden. Storm 
water falling on the site goes to the right of way causing street ponding issues or 
overwhelming the sewer within the right-of-way. Now everything will be captured 
and the volume that reaches sewers will be controlled. They will promote 
infiltration by building an open bottom detention chamber. This is a benefit to the 
storm sewer system. The open bottom is recognized as a green infrastructure 
technique by the MWRD.  

 
Commissioner Ghaemi said she cannot get over the height issue. She loves steel. 
But they are talking about an extra 5’ at every floor because they are using a system 
that is economically more appropriate for the applicant. Have they considered 
concrete flat plate construction? They can get shallower floor heights. Mr. Whitney 
said they did look at concrete and cost is definitely a factor in the final decision. 
The building does not offer the economy of scale for a concrete system.  
 
Commissioner Ghaemi asked if Mr. Whitney agreed that with height being an issue 
with this building that concrete could be used. Mr. Whitney said concrete could be 
used in the building. Commissioner Ghaemi said they could bring the height down 
if they use concrete. Mr. Whitney agreed to some degree the height could be 
reduced but that he has not calculated how much that would be if they used 
concrete.  

 
Commissioner Bailey talked about the new residential housing structure on Green 
Bay Road. The original proposal was for that to be six stories. The village decided 
to make it five stories. That was a good decision. Six stories would have looked 
massive. Tonight’s case did not strike him like that because there are already 
structures around it which are almost the same height. 

 
Commissioner Ghaemi said one of the nearby building next to the proposed 
building is only 27’ high. Commissioner Bailey clarified that he was talking about 
buildings across the street.  

 
Chairman Urban said that she agrees with Commissioner Bailey in that when one 
looks at the properties on the west side of Ridge Road, there are significant heights. 
Starting at 37’and going to 40’, and this will be 43’ or 49’ depending on what is 
being measured.  
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Commissioner Ghaemi said they are looking to the one to the north that is higher. 
To the east they are much lower. She is bringing this up because she has heard a lot 
of comments about the five-story building on Green Bay Road. There is sensitivity 
to height.  

 
Commissioner Schwab asked if there has been any precedent on FAR relief that 
has been granted in the past. They are seeking a significant amount of relief for 
FAR and it is a 37% increase. Mr. Adler said he has seen floor area variations 
granted in the past on institutional buildings and he mentioned Michigan Shores. It 
is a large building on a lot that is not that large. He spoke about the St. Francis 
expansion. These were zoning variations and not PUDs that came to PC. In the VC 
there is no maximum floor area as the structure size is limited by the maximum 
height and setbacks.  
 
Chairman Urban closed public testimony. 

 
5.0 VIEWS EXPRESSED BY THE PLAN COMMISSION 

     
5.10 Commissioner Bailey moved approval conditioned upon the buffer yard to the 

south being increased in size, no vinyl material being used on the fencing and that 
all staff comments be addressed. Discussion took place regarding the motion being 
made without conditions and the conditions being addressed during Commissioner 
Discussion. 

 
5.11 Chairman Urban clarified that Mr. Bailey was proposing the approval be 

conditioned upon an increase in the southern buffer yard. No vinyl fencing on the 
south property line and that the metal with brick columns fencing be installed 
instead.  

 
Commissioner Ghaemi said the fencing material requirement should be made for 
the entire fence.  
 
Commissioner Bailey said he also wanted a condition that requires that staff’s 
comments be addressed. Mr. Stein, Corporation Counsel, said that because staff’s 
comments are engineering related they must be followed regardless of them being 
a condition of approval. Commissioner Bailey questioned whether all the 
comments were engineering related as some dealt with turning radius and other site 
issues. Mr. Stein felt those were still engineering related. Mr. Adler suggested 
conditioning approval on all site plan review comments being addressed. 

 
Mr. Adler asked for clarification if instead of a vinyl fence, the applicant proposes 
a wood fence on the west side because there is insufficient room to provide 
landscaping. Commissioner Ghaemi would like to see a brick wall instead. 
Chairman Urban said she didn’t have a problem with a wood fence if the setback 
was too tight since there are only so many ways to move the building on the site.  
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Commissioner Schwab said that at least two commissioners are concerned about 
height of the building. A minimal reduction would be appreciated.  

 
Mr. Adler said that one commissioner had to leave so there are five remaining. Four 
members need to vote in the positive to get a positive recommendation to the 
Village Board. This is a special use. It would need a super-majority at the Village 
Board level to overturn a negative recommendation. Mr. Adler asked the applicant 
if they wanted the commission to go to a vote. Do they want to address the height? 
Do they agree with adding landscaping and enlarging the landscaping buffer to the 
south? Do they agree with the fence condition?  

  
Mr. Griffin said that the conditions other than height are something they can agree 
to and will further develop them. Regarding height, there is a possibility that they 
can take the height down 1-2’. It will not be significant. They spent a lot of time on 
building height since they first started meeting with Mr. Adler last summer. They 
know height is a concern.  
 

 6.0 DECISION   
 

6.1 Commissioner Ghaemi moved to recommend granting a Planned Unit 
Development Preliminary Plan and Special Use to permit the construction of a 
three-story residential care facility containing approximately 64 units located in the 
NR, Neighborhood Retail, zoning district at 333-357 Ridge Road, in conformance 
with the plans submitted. The approval conditioned upon the following: 

 
1. The buffer yard to the south being increased in size. 
2. No vinyl fencing material will be used on site. A metal picket and brick pier 

fence will be installed in all areas where the vinyl fence was proposed 
except on the west property line where a wood fence may be installed. 

3. All site plan review comments be addressed.  
 

The use to run with the use. 
    
 6.11 Commissioner Bailey seconded the motion. 
 

6.12 The vote was as follows: 
 
 Maria Choca Urban, Chairman Yes 
 Michael Bailey   Yes 
 Homa Ghaemi    No      
 Christine Norrick   Absent 
 Steven Schwab   Yes 
 Jeffrey Head    Absent 
 Michael Taylor   Yes  
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  Motion Passed.  The subject request will be on the December 12, 2017 Village 
Board agenda.  

 
 6.2 Commissioner Taylor moved to authorize the Chairman to prepare the report and 

recommendation for the Plan Commission for case number 2017-P-04.   
 
 6.21 Commissioner Bailey seconded the motion and the voice vote was all ayes 

and no nays.   
   
7.0 FINDINGS OF FACT UPON WHICH DECISION WAS BASED 

 
A majority of the Plan Commission finds that the proposed Planned Unit Development 
Preliminary Plan and Special Use to permit the construction of a three-story residential 
care facility containing approximately 64 units located in the NR, Neighborhood Retail, 
zoning meets the Planned Unit Development standards. The height of the structure is 
similar to other buildings in the neighborhood along Ridge Road. The provision of a needed 
housing type will be a benefit to the community. By increasing the buffer yard to the south, 
adjacent properties should not be negatively impacted by the proposed development. The 
applicant has shown that the development should have a positive impact on the Village’s 
storm sewer and no negative impact on the sanitary sewer or adjacent roadways. 
 
A minority of the Plan Commission finds that the proposed Planned Unit Development 
Preliminary Plan and Special Use to permit the construction of a three-story residential 
care facility containing approximately 64 units located in the NR, Neighborhood Retail, 
zoning does not meet the Planned Unit Development standards. The height of the structure 
will be out of character with the neighborhood. While other three story buildings exist in 
the neighborhood, the closest buildings are of heights significantly less than the proposed 
building. The need for the extra height is due in part to the construction type proposed, thus 
the structure can be reduced in height by altering the construction type. 
 

8.0 RECOMMENDATION 
 

The Plan Commission recommends granting a Planned Unit Development Preliminary 
Plan and Special Use to permit the construction of a three-story residential care facility 
containing approximately 64 units located in the NR, Neighborhood Retail, zoning district 
at 333-357 Ridge Road, in conformance with the plans submitted. The use to run with the 
use. The approval conditioned upon the following: 
  

1. The buffer yard to the south being increased in size. 
2. No vinyl fencing material will be used on site. A metal picket and brick pier fence 

will be installed in all areas where the vinyl fence was proposed except on the west 
property line where a wood fence may be installed. 

3. All site plan review comments be addressed. 
 


