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Village of Itasca: 
Village Planner Mo Khan 
 
Re: Haymarket DuPage, LLC (Petitioner), 860 W. Irving Park Road, PIN: 03-07-202-002. 
 
Not having followed Haymarket DuPage, LLC petitions from the onset, I have gone back to look at 
documents including transcripts and videos posted on the Itasca “Haymarket Meetings & Forms” 
website to better understand some of the history and concerns related to the proposed project at the 
above mentioned address. The intent then of this document is to provide the Plan Commission with 
references from the Village of Itasca Zoning Ordinance that I feel are relevant and may help in rendering 
a decision. 

I will offer my comments based on having practiced architecture for over 40 years, rather than as a 
resident of Itasca, although they go hand-in-hand.  Setting aside how one got to the current Petitioner’s 
two amended applications, dated August 7, 2020; (1) for approval of a special use for a Health Center, 
and (2) for approval of a special use for a planned development for a Health Center, I believe the 
following accurately reflects the Village of Itasca Zoning Ordinance, much of which may seem obvious 
and/or redundant in view of what has already transpired during Plan Commission Hearings. 

1. Currently the zoning district for the above address is zoned B-2 Community Business District. (Village 
of Itasca, Illinois 2018 Official Zoning Map) 

2. The B-2 Community Business District was established “to promote a harmonious, efficient, and 
convenient retail shopping environment”. The B-2 district encourages “the protection of the 
surrounding residential values; and the promotion of the general welfare of the surrounding 
residential area” (Reference Village of Itasca Zoning Ordinance 8.04). 

3. The B-2 Community Business District may allow “Special Uses” by “Special Use Permit in accordance 
with the provisions of the Administrative Section 14.00”. (Reference Village of Itasca Zoning Ordinance 
8.04.2) 

4. “Health centers, including clinics and hospitals” are among the uses that may be allowed by “Special 
Use Permit” (Reference Village of Itasca Zoning Ordinance 8.04.2.m), which is the basis for the 
Petitioner’s first amended application for approval. For convenience a “Healthcare Facilities (Health 
Centers)” definition is as follows: 

Village of Itasca Zoning Ordinance: Section 3.02 Definitions, Healthcare Facilities (Health 
Centers):  

A clinic is a building containing an association or group of physicians, dentists, clinical 
psychologists, and similar professional healthcare practitioners, including allied professional 
assistants who are assembled for the purpose of carrying on their professions. The healthcare 
facility may include apothecary, dental and medical laboratories, and/or x-ray facilities, but 
shall not include in-patient care and/or operating rooms for major surgery: 



2 

A hospital is any institution, place, building, or agency, public or private, whether organized 
for profit, or not, devoted primarily to the maintenance and operation of facilities for the 
diagnosis and treatment or care of two (2) or more unrelated persons admitted for overnight 
stay or longer in order to obtain medical care, including obstetric, psychiatric, and nursing or 
care of illness, disease, injury, infirmity, or deformity. 

 
The term “hospital”, without regard to length of stay, shall also include: 

 
1. Any facility which is devoted primarily to providing psychiatric and related services 
and programs for the diagnosis and treatment or care of two (2) or more unrelated 
persons suffering from emotional or nervous disease; and 

 
2. All places where pregnant women are received, cared for, or treated during delivery 
irrespective of the number of patients received. 

 
The term “hospital” includes general and specialized hospitals, tuberculosis sanitaria, mental 
or physical hospitals and sanitaria, and includes maternity homes, lying-in-homes, and homes 
for unwed mothers in which aid is given during delivery. 

 
5. “Planned developments” are listed among the uses that may be allowed by “Special Use Permit” 
(Reference Village of Itasca Zoning Ordinance 8.04.2.u), and is the Petitioner’s second amended 
application for approval. The intent of a “Planned Development” applies to the development of a parcel 
of land.  For convenience a “Planned Development” definition is as follows: 

Village of Itasca Zoning Ordinance: Section 3.02 Definitions, Planned Development:  

Planned development means a parcel of land or contiguous parcels of land of a size sufficient 
to create its own character, controlled by a single landowner or by a group of landowners in 
common agreement as to control, to be developed as a single entity, the character of which is 
compatible with adjacent parcels, and the intent of the zoning district or districts in which it is 
located; the developer or developers may be granted relief from specific land-use regulations 
and design standards and may be awarded certain premiums in return for assurances of an 
overall quality of development, including any specific feature which will be of exceptional 
benefit to the Village as a whole and which would not otherwise be required by the Zoning 
Ordinance. The area of a planned development shall remain under one (1) ownership or 
unified control unless safeguards are provided that, in the opinion of the Plan Commission (See 
Section 4.04.5) and Board of Trustees of the Village of Itasca, will provide for the continuation 
of the original planned development concept. 

During the dialogue and testimony in the hearings, terms such as “residential” and “mixed-use” were 
mentioned. While there may be confusion as to whether or not the proposed health center contains a 
“residential” component or is “mixed-use”, neither are defined in the Itasca Zoning Ordinance perhaps 
adding to the confusion as to whether a planned development is applicable. 

6. With regard to “Special Uses” it should be noted that in its purpose “the development and execution 
of the Zoning Ordinance is based upon the division of the Village into districts, within any one (1) of 
which the use of land and buildings and structures, as related to the land, are essentially uniform. It is 
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recognized, however, that there are Special Uses which, because of their unique character, cannot be 
properly classified in any particular district or districts without consideration, in each case, of the 
impact of those uses upon neighboring lands and upon the public need for the particular use at the 
particular locations (Reference Village of Itasca Zoning Ordinance 14.11.1). Therefore, by the purpose 
statement alone, it would be impossible to consider a repurposing or change in use without having a full 
understanding of the impact on neighboring lands and public services including economic and social 
impacts. The application of a “Special Use” does not set aside the authority of the Director of 
Community Development requiring the Petitioner to submit support documentation and/or studies 
relevant to a request in a “Special Use” application. 

7. The original “Use” of the referenced site was a hotel allowed at the time under a “Special Use 
Permit”. Haymarket DuPage LLC intends to repurpose or change the use of an existing building and/or 
land. As such the “application for approval of a special use for a planned development for a Health 
Center” more appropriately falls under the Zoning Ordinance definition for “Variation”. 
Notwithstanding, the requirement of Administrative Section 14.00 still apply given that a “health 
center” may only be allowed by “Special Use Permit”. For convenience a “Variation” definition is as 
follows: 

Village of Itasca Zoning Ordinance: Section 3.02 Definitions, Variation:  

A variation is a relaxation of the terms of the Zoning Ordinance where such variations will be in 
harmony with the general purpose and intent and not contrary to the public interest, and where, due 
to conditions, peculiar to the property and not the direct result of the actions of the owner, a literal 
enforcement of the Ordinance would result in practical difficulties or unnecessary hardship. Variation 
may be granted in the use, construction, or alteration of a building or structure, or in the use of land. 

The existing 5 story (previous Holiday Inn), most likely was approved as hotel by “Special Use”, with the 
belief that it was within the scope and intent envisioned for the B-2 Community Business District at that 
site.  Regardless of whether a planned development or variation is followed, it would be appropriate to 
evaluate any repurposing and/or change in use of the existing facility/site on the same premise of being 
within the scope and intent envisioned for the B-2 Community Business District at that site.   

There is no question that substance abuse, including alcohol abuse and various behavioral issues have 
grown in this country, and need to be addressed.  The question before the Plan Commission is not 
whether a facility that attempts to address the above issues should exist in Itasca, but whether the 
repurpose and/or change in use of the above referenced facility/site is within the scope and intent 
envisioned by the Village of Itasca for the B-2 Community Business District at this site. 

 

Respectfully, 

 
Bernie F. Gandras 
Licensed Architect State of Illinois 












