Village of Itasca
Community Development Department
550 WEST IRVING PARK RD. ITASCA, IL 60143
PHONE: 630/773-5568 FAX: 630/773-0852
e-mail: smalikjarmusz@itasca.com
www.itasca.com

MEMORANDUM
TO:

President Jeff Pruyn
Village Board of Trustees

RE:

FROM: Kon Savoy, AICP
Senior Planning Consultant

PC #19-009
MRK Realty LLC
Kiddie Academy Child Care
1119 N. Prospect Ave.

COTW: July 2, 2019
CC:

Shannon Malik Jarmusz, AICP
CD Director

ENCL:

Plan Commission Staff report and
associated final plan documents

Background
Mr. Kunjan Shah, petitioner, seeks to amend the existing Planned Development for Prospect
Courtyards which was approved as a planned office/business park in 2005. The remaining vacant
site on which the daycare seeks to locate was originally planned for a 2-story office building.
Since the proposed child care center building is a significant departure from previously approved
plans, the petitioner is required to seek an amendment to the approved Prospect Courtyards
Planned Development and special use to operate a child care facility.
The property is located north of Thorndale Avenue, East of Prospect Avenue, South of Marino
Court, West of the Salt Creek Golf Course. The site is surrounded by properties in the Village of
Wood Dale.
Requests Before the Village Board
Mr. Kunjan Shah requests the Village Board’s consideration of the following approvals to
operate a child care center under the Kiddie Academy franchise.
A. Amendment to the existing Planned Development for the Prospect Courtyard office park
B. Special use permit to operate a child care center
C. Class 1 Site Plan approval to construct a one-story building and associated site
improvements
Plan Commission Public Comment
The Plan Commission held a public hearing on April 17, 2019, which was continued to June 19,
2019, to consider the requests listed above. No written comments were provided. Ms. Sue Ellen
Eichholz, representing the management company for the Prospect Courtyards, appeared in April
and indicated their support of the project, and requested for detailed be provided on the proposed
golf -course fencing for their review.
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Plan Commission Recommendation
As provided in the June 19, 2019 Plan Commission report (see attached), Staff identified several
issues that were unresolved and recommended conditions of approval. The Plan Commission gave
a favorable recommendation for this project after closing the public hearing. The Commission
affirmed the staff recommended conditions of approval. The motions related to the proposal were
approved by a vote of 6-0.
The conditions listed below are outstanding issues which must be resolved prior to building permit
approval, and other conditions that the developer must comply with:
1. Permit documents must be in substantial compliance with Plan Commission and Village
Board submittals.
2. The project must comply with all Village Ordinances, Building Codes, Standard
Specifications, and the DuPage County Stormwater Ordinance in place at the time of
permit application.
3. Approval is subject to final engineering.
4. Approval is subject to Itasca Fire District review and approval.
5. A handicapped access ramp in the front of the building is required pursuant to the Illinois
Accessibility Code.
6. Approval is subject to submittal of a revised landscape plan.
7. Approval is subject to submittal of revised building elevations.
8. The petitioner shall provide evidence of all required child care licenses prior to
occupancy.
9. The outdoor play area is limited to 102 children at any one time.
10. The petitioner shall provide a tall mesh ‘golf-course’ safety fence to provide safety for
the child play area as indicated on the final site plan. The petitioner shall provide
additional details regarding the final recommended height and type of material to be used.
11. Comply with all other items in the staff report and engineering review letter provided by
Robinson Engineering (see attached).
12. If the building ceases to operate as a daycare center, all fencing and netting shall be
removed, with the possible exception of fencing around the play area if this use is to
remain.
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RECOMMENDATION
Approval of the petition for Kiddie Academy child care facility pursuant to the above conditions
and related plans and documents as referenced in the Plan Commission report.
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Village of Itasca
Community Development Department

PUBLIC HEARING: June 19, 2019
TITLE:
ADDRESS:
PIN:

PC 19-009

Kiddie Academy Day Care
1119 N. Prospect Ave.
03-05-203-020

PROPOSAL: Kunjan Shah, MRK Realty LLC, petitioner, with Koeffel Development Group LLC,
property owner for the following:
A. Petition for special use
B. Petition for planned development amendment
C. Class I Site Plan Approval

(Source: Google Maps, 2019)

1119 N. Prospect Ave.
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(Source: DuPage County GIS, 2017)
BACKGROUND
Mr. Kunjan Shah, petitioner, appeared before the Plan Commission on April 17, 2019 requesting
an amendment the existing Planned Development for the Prospect Courtyard office park, special
use permit to operate a child care center, and Site Plan approval to construct a one-story
building and associated site improvements.
Although the Plan Commission generally agreed that the proposed child care use is appropriate
for the subject site, several issues were identified that required the Petitioner to revise plans
prior to approval. Therefore, the Plan Commission tabled further action to this meeting subject
to the Petitioner responding to the following items:
1. Explore the relocation of the play area to the east side of the building.
2. Move the building to the south to allow for landscaping between the parking lot and the
sidewalk.
3. Move the building to the east to create more separation between the building and the
water main and other utilities.
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4. Consider removing the fence form the front and side elevations.
5. Confirm that netting will be provided for the entire play area to provide protection
against errant golf balls coming onto the site.
6. Submit a Landscape Plan in accordance with Section 4.19 of the Zoning Code. This plan
set should include a detail of the proposed fence showing height, style, material, and
color. Staff believes a black wrought iron fence would be more consistent with and
complimentary with the architecture of existing buildings.
7. Revise architectural plans. The architecture must match the design, materials, and
quality of other buildings in this development. Provide colored renderings and material
samples.
8. Provide photographs of other similar Kiddie Academy buildings that have been built in
nearby communities, with similar fences.
9. Amend the PUD plat to show all utility and access easements to benefit the childcare
lot.
10. Add handicapped access ramps.
This report provides the results of the Staff’s review of the revised plans and the Petitioner’s
response to the outstanding issues identified above.
Location
The property is located north of Thorndale Avenue, East of Prospect Avenue, South of Marino
Court, West of the Salt Creek Golf Course. The site is surrounded by properties in the Village of
Wood Dale.

View looking southeast from an interior road (Google Street View, 2018)
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3D View looking north (Google Street View, 2018)
PLANNING & ZONING ANALYSIS
Class I Site Plan Review
In response to Plan Commission and Staff comments, the proposed building has been moved to
the east to avoid conflicts with utility easements. The revised planned development plat shows
the location of all utility easements. The outdoor play area is placed to the east side of the
building to avoid any issues associated with its proximity to the stormwater detention pond. As
proposed, the 7,200 sq. ft. play area can support up to 102 children at any one time in
accordance with Village zoning requirements.
A wrought iron fence with a minimum height of 48 inches is planned around the outdoor play
area as required by the Illinois Department of Children and Family Services statutary rules. The
requirement for the fence in front of the alarmed exit doors is a Kiddie Academy requirement,
as each secondary exit door needs to be fenced for extra safety measures. The detail of the
fence design is attached. The Petitioner has also provided photographs of similar child care
facilities with fences and an architectural illustration of the proposed building showing the
proposed fence. Staff also finds that other child care facilities in Itasca have similar fencing. The
impact of the image of the fence along the front of the building is mitigated by the addition of a
landscaped buffer zone between the fence and parking lot.
In addition to a safety fence for the children, the Petitioner has provided a tall fabric mesh fence
along the eastern property line to ensure that errant golf balls from the adjacent golf course will
not impact the outdoor play area. Additional details of the golf course protection fence shall be
provided.
The addition of a handicapped access ramp should be placed in proximity to the handicapped
parking spaces.
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Landscaping Plan
As stated previously, the approved plans for the Prospect Courtyard office park included
detailed landscape plans for each building in the development. A comparison of the landscape
plan provided by the Petitioner to the previously approved plans results in several additional
requested modifications to the proposed plan as provided below. These changes will be
required prior to building permit approval.
1. Add shade trees and shrubs to the rear yard area adjacent to the detention pond.
2. Screen the electric transformer in the southwest part of the site.
3. The previously approved landscape plan provides for the use of an extensive list of
perennial flowering plants to create interest and enhance the appearance of the project.
The proposed plan does not include perennial plants. Staff recommends removing the
sod area in front of the building and replacing the sod with a variety of perennial plants.
Architectural Review
The developer of the Prospect Courtyard office park provided typical architectural elevations
describing the specific type of materials and design details to be applied to each building.
Overall, these elevations, and now the actual buildings, provide a high-quality design both in
architectural detailing and materials. The building brick veneer is used on most of the
elevations, with Dryvit (EFIS) stucco materials above the windows. The brick pattern is varied
with a detailed cornice/parapet design and wall sconce accents. The base of the buildings
consists of manufactured cast stone materials to look like limestone. Provided below are
images of existing buildings:
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Staff had previously noted that the proposed elevations for the child care facility were a
significant departure from this design. We are pleased to report that the revised elevations are
a significant improvement over previous plans and that the architecture is largely consistent
with other buildings in the Prospect Courtyards development. We recommend that the
following additional items be addressed prior to building permit approval.
1. Provide a material sample board for all proposed building materials. The previously
approved material list for the planned development included 4” brick veneer and cast
stone treatments around windows and at the base of the building. The overall goal
should be to match the materials of other existing buildings in this office park.
2. Add wall sconces between window openings.
3. The internally illuminated sign box must be submitted with a separate sign review
application. Initial review of the proposed building sign indicates that this sign would be
allowed, with the exception that the sign shall consist of individual letters, not a box
type sign. The petitioner shall submit a sign application prior to building permit
approval.
OTHER STAFF COMMENTS
Engineering & Fire Review
The Fire District requires that the Fire Department Connection-(F.D.C.) shown on east side of
building be accessible with an approved gate access through the proposed fencing. A Knox Box
is required for Fire District access to building. No other staff comments are provided at this
time. The recommended list of conditions of approval includes the requirement that final plans
are subject to Engineering and Fire District review and approval prior to the issuance of building
permits.
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SUMMARY
The proposed child care facility is an appropriate and compatible use within office development,
providing needed services for employees and the larger community. The vacant site is
sufficiently sized to accommodate the proposed use. With the proposed recommended
modifications, the building architecture and landscaping will conform with the rest of the
buildings within the Planned Development.
STAFF RECOMMENDED CONDITIONS OF APPROVAL
Staff recommends the following conditions be included a favorable recommendation by the Plan
Commission:
1. Permit documents must be in substantial compliance with Plan Commission and Village
Board submittals.
2. The project must comply with all Village Ordinances, Building Codes, Standard
Specifications, and the DuPage County Stormwater Ordinance in place at the time of permit
application.
3. Approval is subject to final engineering.
4. Approval is subject to Itasca Fire District review and approval.
5. A handicapped access ramp in the front of the building is required pursuant to the Illinois
Accessibility Code.
6. Approval is subject to submittal of a revised landscape plan.
7. Approval is subject to submittal of revised building elevations.
8. The petitioner shall provide evidence of all required child care licenses prior to occupancy.
9. The outdoor play area is limited to 102 children at any one time.
10. The petitioner shall provide additional details of the high mesh ‘golf-course’ fence regarding
the height and type of material.
11. Comply with all other items in the staff report and engineering review letter provided by
Robinson Engineering (see attached).
12. If the building ceases to operate as a daycare center, all fencing and netting shall be
removed, with the possible exception of fencing around the play area if this use is to remain.
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REQUIRED FINDINGS OF FACT FOR SPECIAL USE
Per Section 14.11(7), the Plan Commission is required to make the following findings should it
make a favorable recommendation on the Special Use Permit application:
1. The approval of such Special Use is in the public interest and is not solely for the interest of the
applicant;
2. The proposed use at the particular location requested is necessary or desirable to provide a
service or a facility which is in the interest of public convenience and will contribute to the
general welfare of the neighborhood or community;
3. Such use will not under the circumstances of the particular case be detrimental to the health,
safety, morals, or general welfare of persons residing or working in the vicinity or injurious to
property values or improvements in the vicinity; and
4. The proposed use will comply with the regulations and conditions specified in the Itasca Zoning
Ordinance for such use, and with the stipulations and conditions made a part of the
authorization granted by the Village Board of Trustees.
The petitioner has responded to the findings within the applications for special use as part of his
application (See attachment). At the time of preparing this report, staff is not aware of any
objections to the proposal.

______________________________________________________________
DOCUMENTS ATTACHED
1.
2.
3.
4.
5.
6.
7.
8.

Engineering review memo, April 3, 2019
Building Elevations, initially dated February 21, 2019 (no revision date)
Preliminary Engineering/Geometric plan, dated May 14, 2019
Landscape Plan, dated May 24, 2019
Photograph of Kiddie Academy in Mount Prospect IL
3D Building Rendering, May 13, 2019
Fencing detail
Concept Building Elevations, initially dated February 21, 2019 (no revision date)

TO:

Shannon Malik Jarmusz, AICP, Community Development Director

FROM:

Mark Wesolowski, PE, Consulting Engineer

DATE:

May 20, 2019

RE:

Kiddie Day Care
Engineering Review #2

REL# 19-R0394

We have received the following items:
•
•

Preliminary Engineering Plans prepared by Engineering Resource Associates, dated 5-14/19.
Concept Elevations prepared by Jarmel Kizel Architects and Engineers, Inc., dated 2/21/19
(same date as first submittal).

Based on the information provided by the applicant and the available records, we offer the following
comments and recommendations related to the civil engineering items.
1. Preliminary Engineering Plan
1.1. Sanitary sewer and water services shall be provided in accordance with Village of Itasca
standards. Repeat Comment.
1.2. The proposed building is 10,000 SF with and an approximate additional 2,500 SF of sidewalk.
The original development was planned for a 39,200 SF building, so no additional stormwater
detention is required. Repeat Comment. Note: The building size has been increased to
10,400 SF and the comment applies to this larger building.
1.3. The proposed plan increases the impervious area on the site by more than 2,500 Sq. Ft. Post
Construction Best Management Practices in accordance with Article VIII of the DuPage
County Stormwater and Floodplain Ordinance need to be provided. Repeat Comment.
1.4. Provide an analysis of the parking required for the proposed building use. Repeat Comment.
1.5. Provide a review of the route through the adjacent parking areas that the drop off and pick
traffic to this building will follow. Repeat Comment.
1.6. Improvements to the site must be completed in accordance with the approved final
engineering plans for the development. Provide final engineering plans for review that
include those items as outlined is section 7.01 of the Village of Itasca Development Standard
and Specifications, as applicable, along with a final plat of subdivision in the property will be
subdivided. Repeat Comment.
1.7. The Developer’s engineer should verify during final engineering that the trench for the
existing water main is outside the limits of a 1 to 1 angle of repose from the bottom of the
outside edge of the proposed building’s footing. The building will likely need to be shifted
to the east. Repeat Comment. Note: The building has been shifted to the east , comment is
repeated for Final Engineering consideration.

Shannon Malik Jarmusz
May 20, 2019
Page 2 of 2

1.8. Verify if there is an existing easement over the water main, and other utility and drainage
easements on the property. The proposed building shall be located outside of any utility
easements. Repeat Comment.
1.9. Our surveyors have reviewed the available information regarding ingress/egress and
easements, and do not find any record of information in our files pertaining to these items
or recorded with DuPage County. The developer should seek to obtain any declarations and
covenants that the adjacent property owners may have on file. That allows for access to
both the property and stormwater detention. It does not appear that the original plat of
subdivision and subsequent Assessment Plat created easements. Repeat Comment.
1.10. The address listed in the tile block on the Preliminary Engineering Plan is incorrect and should
state 1119 N. Prospect Avenue.
This review is only for general conformance with the design criteria established by the Village and is subject to both the
completeness of the information submitted by the developer’s professional staff, and also the actual ability of the plan to
perform in accordance with its intent. Actual field conditions may vary and additional items may arise which are not readily
apparent based on this submittal. The developer’s design professionals are responsible for performing and checking all
design computations, dimensions, and details relating to design, construction, compliance with all applicable codes and
regulations, and obtaining all permits. Additionally, other bodies of government may have jurisdiction over various aspects
of this development. The developer should be advised that additional measures may be required based on actual field
conditions and formal approvals of the other agencies.
Please note that this review does not include all site & landscaping issues per the Zoning Ordinance such as building
setbacks, lot coverage, parking dimensions, etc. and the applicant shall refer to the Community Development Department
for a complete review of such issues.

An itemized response to these comments must be included with the next submittal. Should you
have any questions or concerns, please do not hesitate to contact me at 815-412-2710 or
mwesolowski@reltd.com.

JarmelKizel

ARCHITECTS AND ENGINEERS INC.

42 OKNER PARKWAY
LIVINGSTON, NEW JERSEY 07039
TEL: 973-994-9669
FAX: 973-994-4069
www.jarmelkizel.com

Architecture
Engineering
Interior Design
Implementation Services

ISSUE

H:\DRAWINGS\KIDDIE ACADEMY\ILLINOIS\KAIL19-005 - KIDDIE ACADEMY 1119 N.PROSPECT AVE ITASCAIL\SD\KAIL19-005 SD-2- PLAN
JALCAIDE
& ELEVATIONS.DWG
PLOTTED:
05/15/2019

NO.

DATE

DESCRIPTION

INT.

REVISION
NO.

DATE

DESCRIPTION

INT.

MATTHEW B. JARMEL, AIA, MBA
AZ LIC 48159
CO LIC ARC-401483
CT LIC ARI.0011415
DC LIC ARC101849
DE LIC S5-0007256
FL LIC AR98965
GA LIC RA011484
IA LIC 05577
IL LIC 001.020069
MA LIC AR10286
MD LIC 12662
MI LIC 1301052189

NJ LIC AI0-12787
MN LIC 46404
NC LIC 10120
NH LIC 3501
NY LIC 024673
OH LIC A-99-12444
PA LIC RA-014851-B
RI LIC ARC.0004765
SC LIC AR.9163
TN LIC 103850
TX LIC 20992
VA LIC 0401 014089
VT LIC 2453
NJ LIC 21AI00794700
NJ PP LIC 33LI00243100
NJ LIC 37491
MN LIC 47482
NY LIC 073898-1
PA LIC PE070600
MA LIC 50445
TX LIC 123822

PRINCIPALS

IRWIN H. KIZEL, AIA, PP
CT LIC 08522

RICHARD A. JARMEL, PE
CT
FL
MI
DE
VT

ASSOCIATES

LIC PEN0027735
LIC 83149
LIC 6201052339
LIC 18754
LIC 88498

RONALD A. BROKENSHIRE, PE
CT LIC PEN.0032811
DAVID L. LESESNE, RA
CT LIC ARI-0011748
MA LIC 31425
MICHAEL J. VORLAND, RA
GERARD P. GESARIO, PE
FREDERICK KINCAID, RA
JEROME LESLIE EBEN, FAIA, PP
PA LIC 016502-B
VA LIC 0401 012073
CHERYL SCHWEIKER, AIA

NJ LIC GE45511
PA LIC PE085817
NJ LIC AI 13231
NY LIC 024719
PA LIC RA-405081
NY LIC 036993
NJ LIC GE038255
NJ LIC 21A1018294
NJ LIC AI 8883
NY LIC 019151
NJ LIC 21AI02069000
PA LIC RA407927

NJ State Board Of Architects Authorization No. 161
NJ State Board Of Engineers & Land Surveyors Authorization No. 24GA28053000

Project:

KIDDIE ACADEMY
1119 N. PROSPECT AVENUE
ITASCA, IL
Project Number:
KAIL19-005

Scale:
AS NOTED

Drawn By:

Approved By:
MBJ

CS
Drawing Name:

RENDERING
Drawing Number:

SD-1.3
Initial Date: 5/13/19

