MEETING NOTICE
AGENDA
VILLAGE OF HOFFMAN ESTATES
PLANNING AND ZONING COMMISSION
November 06, 2019
The Planning and Zoning Commission of the Village of Hoffman Estates will hold a meeting in the Helen
Wozniak Council Chambers of the Municipal Building, 1900 Hassell Road, Hoffman Estates, Illinois, at
7:00 p.m., Wednesday, November 06, 2019.
1. Call to Order/Roll Call
2. Approval of Minutes
October 16, 2019
3. Chairperson’s Report
4. Old Business
5. New Business
1. PUBLIC HEARING – Approval of a request by Bright Hope International (owner) and Ash,
Anos, Freedman & Logan LLC (applicant) to consider the following requests –
a) Special use approval under zoning code section 9-9-1-C-2-l for an indoor sports
training facility on the property located at 2070 Stonington Ave.
b) Amendment to Special Use Ordinance 4627-2018 under zoning code section 9-9-1-C2-l on the property located at 2060-2080 Stonington Avenue.
2. PUBLIC MEETING – Approval of a request by Hoffman Estates Acquisitions LLC and
Somerset Development LLC (owner) to consider a Site Plan Amendment for the Phase 1
office and retail occupancy of a portion of the existing Bell Works building at 2000 Center
Drive.
3. PUBLIC HEARING – Approval of a request by the Village of Hoffman Estates for Text
Amendments to Chapter 9 of the Municipal Code regarding regulation of Cannabis Uses.
6. Staff Report
7. Adjournment
The next regular Planning and Zoning Commission meeting is scheduled for Wednesday, November 20,
2019 at 7:00 p.m.

The Village of Hoffman Estates complies with the Americans with Disability Act (ADA). For accessibility assistance, please call the ADA coordinator at 847/882-9100.

VILLAGE OF HOFFMAN ESTATES
PLANNING AND ZONING COMMISSION
STAFF REPORT
PROJECT NO.: 2019058P

PROJECT NAME: BRIGHT HOPE TRAINING FACILITY

PROJECT ADDRESS/LOCATION: 2070 STONINGTON AVENUE
PUBLIC HEARING
YES

REZONING

MASTER SIGN PLAN

NO

SPECIAL USE AMENDMENT

SITE PLAN AMENDMENT
MEETING DATE: NOVEMBER 06, 2019

VARIATION

PLAT
STAFF ASSIGNED: PARTH JOSHI

REQUESTED MOTIONS
1. Request by Bright Hope International (owner) and Ash, Anos, Freedman & Logan LLC
(applicant) to consider a Special use approval under zoning code section 9-9-1-C-2-l for an
indoor sports training facility on the property located at 2070 Stonington Ave.
2. Request by Bright Hope International (owner) and Ash, Anos, Freedman & Logan LLC
(applicant) to consider an amendment to Special Use Ordinance 4627-2018 under zoning
code section 9-9-1-C-2-l on the property located at 2060-2080 Stonington Avenue.
INCLUDES RECOMMENDED CONDITIONS
YES

ACRES: 2.4 (APPROXIMATE)

NO

ZONING DISTRICT: M-1, MANUFACTURING DISTRICT

NORTH: MULTI-TENANT BUILDING, M-1
ADJACENT
PROPERTIES: EAST: ANALYSTS, INC., M-1

SOUTH: NORTHWEST CORPORATE CENTER, B-2
WEST: RED ROOF INN, B-2

BACKGROUND
Bright Hope International (herein referred to as Bright Hope) is the current owner of the subject property.
Bright Hope is a nonprofit organization that works to combat poverty, respond to humanitarian crises and
disasters, provide medical assistance, and to open churches in extremely poor communities throughout the
world. The Bright Hope building is 37,500 square feet and includes offices and areas occasionally used for
packaging food and materials into shipping containers that are then sent overseas. The 2060 Stonington
Avenue space includes primarily offices, the 2070 Stonington Avenue space includes a high-ceilinged
warehouse area, which is currently vacant and the 2080 space is an assembly space that received special
use approval in 2015.

PROPOSAL
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Proposed Sports Training Facility
The petitioner is requesting to allow their perspective tenant, who is currently doing business as a joint
venture; Northwest Travelers Baseball Organization (NWT) and Rampage Rage Softball Baseball
Association (RRSBA) to lease the approximately 12,000 square foot unit at 2070 Stonington Ave. The
petitioner is requesting the existing tenant space to be utilized for a youth practice and training center. The
training facility will include indoor baseball, softball, and speed training to primarily serve the tenant’s
combined programs which mainly consist students from School District 54 and Township High School
District 211.
As per the submitted project narrative, the training facility will have a maximum of 2-3 teams, along with
coaches. Each team will include roughly about 5-7 kids. The practice functions as a drop off only for
parents, hence non-coaching adults will be extremely limited inside the facility which will limit parking
demand to roughly 10 spaces when operating. The proposed training hours are between 5:00 pm to 10:00
pm on weekdays, 8:00 am to 10:00 pm on Saturday’s. The tenant is aware of the church operations and
other tenants in the building, therefore hours of operation on Sunday’s will be coordinated accordingly as to
ensure no conflicts occur.
Proposed Bright Hope Amendment
Furthermore, the applicant is also requesting the provisions of Section 2(a), (b) and (c) of Ordinance
#4627-2018 to be removed at this time due to the current occupants of the building have not expanded
their programs. Bright hope originally had planned an expansion of the building hoping membership of the
primary user of the assembly space, Waterfront Community Church would increase, however, that has not
happened and the applicant does not anticipate it will happen in the future as well.
The conditions requested to be eliminated from ordinance #4627-2018 are listed below –
1. Section 2(a). Based on the phasing plan proposed by the petitioner, prior to December 31, 2019,
as stated in condition #2, the petitioner shall submit a complete formal application to consider a
Special Use Amendment and Site Plan Amendment specifically addressing the parking lot
expansion to +/- 100 parking spaces on this site.
2. Section 2(b). In conjunction with the petitioner’s subsequent phase of building and site
improvements, the property owner shall submit for review all required plans and applications for the
Special Use Amendment and Site Plan Amendment to renovate the building interior and to
complete the parking lot expansion (shown in this submittal as a Preliminary Concept site plan) and
related site improvements by December 31, 2019, to ensure that the parking lot expansion is
completed by September 30, 2020. Additional deadlines will be provided at the time of the review
of the phase two plans.
3. Section 2(c). If the parking supply for the building and its occupants is deemed to be inadequate by
the Village, the Village may require that plans be submitted for the second phase of the project at
any time during the interim period prior to December 31, 2019, to be initiated by a written notice
from the Village providing a new deadline to the property owner for phase two submittals. Failure
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to proceed with submittals within these deadlines will result in further Village action, which may
include revocation of the Special Use granted with this request.
SPECIAL USE – ZONING CODE SECTION 9-9-1-C-2-L
The subject property is zoned M-1, Manufacturing District. An indoor training facility use is not a Permitted
or listed Special Use in the M-1 District. The district includes an allowance under Section 9-9-1-C-2-L for
“all other uses not heretofore cited” to be reviewed as a Special Use. The Special Use review should
consider any potential impact of the proposed interior and exterior changes. Section 9-1-18-I of the Zoning
Code (Standards for a Special Use) states: “No special use shall be recommended by the Planning and
Zoning Commission unless said Planning and Zoning Commission shall find:
1.

That the establishment, maintenance, or operation of the special use will not be detrimental to or endanger the public health,
safety, morals, comfort, or general welfare;

2.

That the special use will not be injurious to the use and enjoyment of other property in the immediate vicinity for the
purposes already permitted, nor substantially diminish and impair property values within the neighborhood;

3.

That the establishment of the special use will not impede the normal and orderly development and improvement of
surrounding property for uses permitted in the district;

4.

That adequate utilities, access roads, drainage, and/or necessary facilities have been or are being provided;

5.

That adequate measures have been or will be taken to provide ingress or egress so designed as to minimize traffic
congestion in public streets; and

6.

That the special use shall in all other respects conform to the applicable regulations of the district in which it is located,
except in each instance as such regulations may be modified by the Village Board pursuant to the recommendation of the
Planning and Zoning Commission.

STAFF SUMMARY
The primary concern with training clubs are often associated with higher parking demands and higher traffic
volumes going to and from the site. The proposed business will have less traffic than a typical training club
because it only serves kids who are dropped off and the parking demand would be adequately served by
the overall shared parking supply at the site. The proposed training facility will conduct classes on a
scheduling basis only with mainly drop-offs. Also, the hours of operations proposed by the training facility is
opposite to the primary office tenants located in the building, which will lesson any parking shortage.
Therefore staff does not anticipate the proposed use will have any consequences to the current site in
terms of its functionality and will give Bright Hope a prospective tenant to lease and utilize the vacant
space.
The parking lot includes 61 spaces including 6 handicapped parking spaces. The 2015 KLOA parking study
and staff analysis concluded that in subsequent years the facility would increasingly rely on on-street
parking as the church congregation grows or if the assembly space is ever used to its full capacity.
However, at this time the Bright Hope offices are only lightly used during daytime and weekday hours and
there are no other tenants in the building. The church has also not expanded its membership as originally
anticipated and is below the assembly space’s approved capacity. The site is anticipated to continue being
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utilized at similar levels in the interim until it is sold. No known issues or complaints have been received
regarding the assembly use or on-street parking.
NOTIFICATION
Standard notification letters have been sent to surrounding properties within 300 feet and as of this writing
no written comments have been received.
RECOMMENDED CONDITIONS
If the Planning & Zoning Commission finds that the standards for a special use have been met, staff
recommends the following conditions:
Request by Bright Hope International (owner) and Ash, Anos, Freedman & Logan LLC (applicant) to
consider a Special use approval under zoning code section 9-9-1-C-2-l for an indoor sports training
facility on the property located at 2070 Stonington Ave.
1. The approval of the Special Use shall be based on the application materials submitted by the petitioner
for this request which includes training for youth only and is permitted only within the proposed space.
2. Formalized outdoor activities located on the property shall be prohibited.
Request by Bright Hope International (owner) and Ash, Anos, Freedman & Logan LLC (applicant) to
consider an amendment to Special Use Ordinance 4627-2018 under zoning code section 9-9-1-C-2-l
on the property located at 2060-2080 Stonington Avenue.
1. The Special Use is granted based on the condition that the property owner shall comply with all
building code requirements necessary to convert the existing warehouse building into an assembly use
building.
The following conditions pertain to the ongoing operations:
2. This approval is granted based on the petitioner’s application materials submitted with this request
and materials submitted for the previously approved Special Use ordinance 4499-2015. Any
proposed changes to the building or property that substantially differ from these application
materials will require prior Village approval and may require a formal amendment to the approved
Special Use and Site Plan Amendment, as determined by the Village. Such changes include, but
are not limited to, use of the assembly space beyond the extent indicated in the petitioner’s
application. Activities in the building that exceed the Special Use approval without prior Village
approval will result in further action by the Village, which may include revocation of the Special Use
granted with this request.
3. Parking shall occur only in legally marked parking spaces or at legal on-street locations. The property
owner shall monitor the parking to ensure that illegal parking does not occur. Failure to properly
manage the parking will result in further action by the Village, which may include revocation of the
Special Use granted with this request.
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4. Due to this property’s heavy dependence on public street parking, the Village shall reserve the right to
require that parking boxes be striped on Stonington Avenue, the full cost for which shall be paid by the
property owner.
5. The Village shall reserve the right if it is deemed necessary by the Village to require the property
owner to conduct parking counts to be submitted to the Village for review.
6. The property owner shall coordinate the interior programming of the building to ensure that parking
demand is minimized and that Bright Hope office and warehouse activities are limited when an event is
held concurrently in the assembly space by another user.
7. The property owner shall obtain prior permission from the respective property owners for any off-site
parking that occurs at private parking lots in the vicinity.
8. Parking disputes between the subject property owner (Bright Hope International) and other property
owners shall be the responsibility of the property owner to resolve.
9. The maximum occupancy of the assembly space shall be limited to no more than 225 persons
based on the available parking on-site, on-street, and through permission granted by other property
owners near the site. Failure to abide by the occupancy requirement shall result in further action
by the Village, which may include revocation of the Special Use granted with this request. At such
time as the Special Use is amended, the Village may consider a higher maximum occupancy for
the assembly space.
10. All conditions previously approved under Ordinance 3150-2000 pertaining to the retail sales use in the
building for Bright Hope International in the 2060 Stonington Avenue space shall remain in effect.
Attachments:

Petitioner’s Application and Submittals
2018 Approval (Ordinance)
Legal Notice & Location Map
Staff Exhibit – Aerial Photo
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VILLAGE OF HOFFMAN ESTATES
PLANNING AND ZONING COMMISSION
STAFF REPORT
PROJECT NO.: 2019048P

PROJECT NAME: BELL WORKS PHASE 1

PROJECT ADDRESS/LOCATION: SOUTH SIDE OF LAKEWOOD BOULEVARD BETWEEN EAGLE
WAY AND HUNTINGTON BOULEVARD, AND ON THE NORTH SIDE OF CENTRAL ROAD
(2000 CENTER DRIVE, 2001 LAKEWOOD BOULEVARD, 2501 EAGLE WAY)

PUBLIC HEARING
YES

REZONING

MASTER SIGN PLAN

SPECIAL USE

SITE PLAN AMENDMENT
MEETING DATE: NOVEMBER 6, 2019

NO

VARIATION

PLAT

STAFF ASSIGNED: PETER GUGLIOTTA

REQUESTED MOTION
Approval of a request by Hoffman Estates Acquisitions LLC and Somerset Development
LLC (owner) to consider a Site Plan Amendment for the Phase 1 office and retail
occupancy of a portion of the existing Bell Works building at 2000 Center Drive.

INCLUDES RECOMMENDED CONDITIONS
YES

ACRES: 150 (APPROXIMATE)
ADJACENT
PROPERTIES:

NO

CURRENT ZONING DISTRICT: C-MU Commercial-Mixed Use

NORTH: Industrial building & vacant Zoned M-2
EAST: Huntington Boulevard and Cook County
Forest Preserve Zoned F-P

SOUTH: Huntington 90 Business Park Zoned O-3,
Central Road and Illinois Tollway (I-90)

WEST: Industrial Zoned M-2

NORTHWEST: vacant land zoned B-2

Property Index Numbers: 01-36-301-013, 01-36-402-014, 01-36-401-005, 01-6-401-006
BACKGROUND
In 2018, the Village approved a basic Redevelopment Agreement, Concept Site Plan and rezoned the
property to C-MU Commercial Mixed Use District for the Bell Works mixed-used project. Somerset
purchased the property in the spring of 2019 with plans to re-occupy the building in phases.
Since purchasing the building, Somerset has been working to develop detailed architectural plans for their
first phase of re-occupancy of the building, as well as beginning some initial interior demolition work in the
common areas that are proposed to be redeveloped. They are also working to determine who will
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construct the planned townhome and apartment units on the eastern portion of the property and these
projects will be presented at a later date possibly by different developers.
EXISTING SITE CONDITIONS
The existing +150-acre campus consists of the main headquarters office building (4 stories, 1.3M sq. ft.), a
secondary office building (6 stories, 280K sq. ft.), and an institute training building (1 story, 40K sq. ft.). The
site contains over 5,000 parking spaces located under the building, in surface lots and in two parking
decks, along with substantial open space and large setbacks from the adjacent public streets.
The four story main building is designed with a lower level where underground parking, loading, and
building mechanical functions are located, and three occupiable floors above. The atrium level is technically
the second floor of the building and is elevated above grade. The petitioner’s plan packet includes sheet
A4.01 with several useful photos of different key portions of the building and site.
The property is surrounded by the public streets of Eagle Way, Lakewood Boulevard, Huntington
Boulevard, and Central Road, with the private road - Center Drive (formerly AT&T Center Drive) - connects
the campus with two intersections on Central Road. An internal network of private drives connects different
areas of the campus.
CURRENT PROPOSAL
Somerset is requesting approval of their Phase 1 plans, which includes renovation of the interior lobby and
atrium space, building out 32,462 square feet of speculative office space, and 2,000 square feet of
retail/restaurant space all on the main (2nd) floor, with parking and service functions housed on the lower
floor. Primary Phase 1 building access will occur at three locations:
Main (south) Lobby Access – this entrance is primarily designed as a drop-off area with direct
access into the main (2nd) floor. There is no parking near this entrance and the only pedestrian
access is up a long exterior staircase. Vehicles use one-way ramps to get up and down to this
area from the north-south road that travels through the center of the property. This access will be
mostly used for limousines, ride-share, and other pick-up and drop-off activity. Reference Photos 2
& 3 in the petitioner’s packet.
Lower Level Underground Parking Lot Access – this access connects to the lower level indoor
parking garage that is accessible from the north-south road that travels beneath the center of the
building. This area has direct elevator/stair access to the atrium level above and connects to the
atrium near the proposed retail spaces and Phase 1 offices. This lot was originally used for
executive parking by AT&T, but will now be used for visitor and handicapped parking for the Phase
1 occupancy due to its proximity and access to an elevator. Reference Photos 1 & 2 for views of
the road that leads under the building to this entrance.
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Main East Access – this exterior entrance is located at the eastern end of the main building directly
across one of the main access roads from the lower level of the east parking deck. Immediately
inside this entrance are stairs that lead up to the atrium level – there is no handicapped accessible
ramp currently at this location, but it is the most proximate and direct entrance for employees who
park in the lower level of the east parking deck. There is also a potential for minor drop-off or pickup activity to occur on the access road adjacent to this entrance. Reference Photos 4, 5, 6, & 7
respectively for views of the eastern roadway, two vehicular access locations into the lower level of
east parking deck, and the east employee building entry.
There will be other building access doors utilized as emergency exits as required by the Building Code,
however these are not relevant to the site plan review.
Parking for Phase 1 is proposed to use a portion of the lower level of the east parking deck as well as the
underground interior lot beneath the main building. The east parking deck has several hundred spaces,
however, only the closest 120 would be open and necessary to serve Phase 1. As noted earlier, this lot
has no handicapped accessible route to the building. The handicapped parking spaces for Phase 1, along
with visitor parking, are proposed to be located in a 51-space indoor parking lot accessible from the main
drive under the building. These two parking lots combined will be sufficient to accommodate demand from
full occupancy of the first phase office/retail areas. Because Phase 1 is limited in size, it is not expected
that many office visitors would be at the site, however, the owner will also be establishing a marketing office
within the atrium area and will have regular visits from potential tenants and other interested persons.
Reference petitioner’s plan sheet A0.02 for parking lot and drop-off area locations.
With the initial Phase 1 occupancy, only the roads and parking on the site that are necessary to serve the
limited occupancy will be open for use and therefore these plans do not include a comprehensive
assessment of the entire site. Vehicular roadway access to the Phase 1 areas will be available from two
locations on Lakewood and two locations on Central. As future phases are proposed for occupancy of the
rest of the building, additional areas of the site will be evaluated. The recommended conditions include a
requirement that any property maintenance deficiencies on site that relate to areas to be used for the
Phase 1 occupancy will need to be addressed prior to occupancy. Reference the petitioner’s plan sheet
A0.02 for access locations that will be open versus closed on the site.
At a separate meeting in the near future, Somerset will be requesting approval of the first phase of a Master
Sign Plan for the property to address the primary site identification signage, directional signage, and
possibly marketing signs. Since the campus is very large, heavily landscaped, and was designed as a
single-occupant secure headquarters building, navigating the many roadways on the property can be
someone challenging for the unfamiliar driver. Clear directional signage will be an integral component of
the success of this project.
Prior to occupancy, basic site maintenance will be done in the areas that will be open and usable for
employees and visitors to the first phase of occupancy. Staff will work with the petitioner to identify any
work that will need to be done. As part of the occupancy inspections, staff will be reviewing the parking
areas to confirm they are properly marked, lighted, and provide the required handicapped parking.
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FUTURE SITE PLAN REVIEWS
As noted in the 2018 Concept Site Plan process, the petitioner will ultimately be requesting occupancy of all
building space on this campus, as well as proposing to construct up to 550 townhome and apartment units
and eventually a hotel. All of these future phases will require comprehensive review through the Village’s
Site Plan process (and possibly other approvals). Future phases beyond Phase 1 will require a much more
substantial amount of information and site improvements. To provide a more complete understanding of the
level of information that will be forthcoming with future phases, below is the summary of the full review
process that was identified as part of the Concept Plan review:
Details on how the Bell Works project will be controlled through a master developer structure and
how all common areas will be regulated and maintained, including any intended covenants,
association rules, easements, etc.
More detailed phasing plans and detailed community impact statement information as required by
the Village Subdivision Code.
Specific floor plans and details as to the mix of uses proposed for the existing building(s).
A traffic and circulation study, including internal street and intersection design as well as confirming
that the immediately adjacent public streets will be able to accommodate planned demand.
A parking study addressing demand, supply, and distribution throughout the site.
A master pedestrian plan (consistent with the fundamentals of the C-MU District), including
connections between uses on the site as well as connections to exterior destinations such as the
Forest Preserve, area bike paths, and the new Pace Transit Center at Barrington and I-90.
Plans for accommodation of a regional bike path along Central Road and other required sidewalk
connections along adjacent public streets.
A master utility plan depicting all existing and proposed utilities on the site, along with all existing
and proposed easements to support those utilities.
Civil engineering plans for all new construction or changes to the existing exterior of the site.
Updates to the stormwater plans consistent with requirements of the Metropolitan Water
Reclamation District of Greater Chicagoland (MWRD-GC) for all new construction.
Landscape plans for any new development on the site.
Site lighting plans for any new development, as well as upgrades to the existing roadways.
A master sign plan will need to be developed for any signage on the property since the new mixed
use development concept will be different than the original signage approved for the single-tenant
occupancy of the office campus. This can include temporary marketing signage, permanent signs,
and any instructional directional signage.
This development will be subject to the Village’s Fair Share Road Improvement Fee Program for
new trips generated beyond those that were generated when the office campus was fully occupied
(this may result in no fee being due depending on a detailed analysis and potential monitoring of
the new occupancy). Any new construction on the site, such as the residential or hotel will be
subject to the fee independent of the existing building.
New residential development will be subject to the School and Park donation requirements per the
Village Subdivision Code.
Plat(s) of subdivision consistent with Village Code will be needed for lot divisions and easements.
Possible special use or variation requests will need to be submitted.
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RECOMMENDED CONDITIONS
1. Phase 1 occupancy approval is limited to the common areas, offices, and retail space, along with the
specific parking and access areas delineated on the petitioner’s submittal. Future proposed occupancy
of the existing building(s) or new construction shall require formal site plan review and approval.
2. Prior to issuance of an occupancy permit for any of the office space, any property maintenance
deficiencies for the areas of the site and parking lots to be used in Phase 1 shall be corrected. Village
staff will perform a comprehensive inspection and provide a specific list of items to be addressed.
3. As part of the Phase 1 final occupancy inspection process, Village staff will confirm that all parking
spaces are properly striped, lighted, and that a minimum of six (6) code-compliant handicapped parking
spaces are signed and marked in the indoor accessible parking lot. Any work necessary to upgrade
the parking areas, including striping, pavement work, or lighting, shall be required a building permit.
4. Prior to occupancy, the owner shall obtain approval of a Master Sign Plan which, at a minimum,
addresses directional signage throughout the Phase 1 areas of the site.
5. As part of the Building and Fire permit review for the Phase 1 occupancy, the petitioner shall comply
with any code-required building upgrades that pertain to the Phase 1 areas.
Attachments: Staff Report
Application,
Project Narrative
Plans
Staff Exhibits (Notification Map, Aerial)
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Peter Gugliotta, AICP
Director of Planning, Building and Code Enforcement
Village of Hoffman Estates
1900 Hassell Road
Hoffman Estates, IL 60169

Bell Works Occupancy Narrative
Executive Summary
In March, Somerset Development purchased Lakewood Center Campus located in
Hoffman Estates, IL. Prior to closing, Somerset worked with the Village of Hoffman
Estates to rezone the site from O-4 to CMU Mixed-Use. The site, now known as Bell
Works, has an overall masterplan consisting of 550 residential units, approximately 1.2
million square feet of office, 70,000 square feet of retail, and a 150+ room hotel.
Somerset has been working diligently to begin the redevelopment of the office and retail
component and is ready to begin renovation of the interior of the building.
Somerset Development has developed a similar project at Bell Works in Holmdel, NJ.
The old Bell Labs was a vacant two-million square foot single tenant office building on
472-acres of land. Somerset was successful in re-zoning the property into a mixed-use
district very similar to that of the CM-U of Hoffman Estates. Bell Works is now an
extremely successful development with 225 single family homes, and a mix of over one
million square feet of office, retail, and hospitality uses which has helped revive the once
desolate office park and now stands at over 80% leased. This architectural gem is in the
midst of a transformation into what can be described as an entirely new class of
commercial real estate: The Metroburb.
The concept developed and implemented by Somerset Development, a Metroburb,
e
and livable suburban locale. The Metroburb is a self-contained metropolis in suburbia
a building or campus with instant access to some mix of office, residential, hospitality,
dining, entertainment, healthcare, and community services. Essentially, a Metroburb
recreates the walkable, downtown style setting that matches shifting demographics and
101 Crawfords Corner Road, Holmdel, New Jersey 07733
phone
fax
www.sdnj.com

nants, but in a more convenient and comfortable
suburban location.
One of the core goals of the Metroburb is
The ground floor of a building or campus will be repurposed to cater to retail or dining
users; atriums will become public plazas; old office space might become the new home
for local government service or a library. We intend to create this pedestrian street in the
main atrium of Bell Works.
Overall Improvements
perty is
over 1.6M square feet, and the intention is not to renovate the entire space all at once.
Only the eastern portion of the building will be undergoing significant renovations at this
time, with the western portion slated for a later date. Overall, Phase 1 will consist of a
total of 69,925 sq ft. The suspended bridges and stairwells in the atrium will be removed
to open the pedestrian street to the skylight above. The elevated seating area in the
atrium will also be removed to allow for a clear path straight through the building.
One of the largest changes, however, will be the cutting back of the internal balconies
3 -0 and the installation of glass panels along every upper corridor in the building. This
will help create and define the new space that will generate the feel and design that will
make Bell Works the premier space in the market.
The east parking lot will be designated with 120 spaces for parking. Only the areas that
will be designated will be open to traffic, with the remaining areas being blocked off.
The landscaping between the eastern entrance and parking lot will be maintained. The
pavement in the area has undergone typical wear and tear and will be improved at a later
date. Additionally, there will be 6 ADA space available on the ground floor of the
building, which is accessible by the road that runs underneath the building and connects
to Lakewood Blvd.
As the building once housed over 5,000 employees at full occupancy, a traffic study is
not necessary as it is anticipated that there will be between 100-125 people in the
building during this phase.
It s important to note that the east parking lot has over 1,500 parking spaces, so in the
event more space is leased and more employees are in the building, the parking can easily
be expanded to accommodate.
101 Crawfords Corner Road, Holmdel, New Jersey 07733
phone
fax
www.sdnj.com

The building security and management office will not change (it will remain 24-hour).
Areas and roads that are not contemplated as part of phase 1 will remain closed to traffic
at this time.
A master signage plan is currently be worked on separate from this application. From
Somerset s experience at Bell Works, wayfinding is one of the most important
components of the overall site plan, so important as to not be rushed. We are still
crafting and mapping out the plan, but it cannot prevent us from beginning construction
of the project. Once it is finalized, a separate application will follow.
Office/Retail Component
The first phase will be to construct a 14,500 square foot co-working space and
-to865 square feet to 3,015 square feet. These are
speculative offices that are built and leased as they are available as oppose to negotiated
and designed over time.
space and engage the office market. The goal is to offer a wide range of options, from a
single desk, to a 3,000 square foot office to accommodate the
needs.
Additionally, a 2,000 square foot retail component consisting of 1-2 locations along the
main atrium for coffee/food service will be built out as part of this phase in order to
service the tenants.
At scale, it creates an ecosystem in which each component reinforces the others: office
users create a steady flow of patrons for retail users, supplemented by visitors from the
nearby area. And, as this ecosystem continues to mature, demand from office users
seeking a unique, but cost-effective suburban working environment increases
commensurately.
Residential Component
This phase does not currently contemplate any residential and will also be submitted
separately and at a later date.
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PROJECT NAME: ZONING CODE TEXT AMENDMENT – CANNABIS USES
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MEETING DATE: NOVEMBER 6, 2019

STAFF ASSIGNED: PETE GUGLIOTTA
KEVIN ANDERSON, PARTH JOSHI

REQUESTED ACTION
Approval of a request by the Village of Hoffman Estates for Text Amendments to Chapter 9 of the
Municipal Code regarding regulation of Cannabis Uses.
BACKGROUND
In June 2019, the State adopted the Cannabis Regulation and Tax Act regulating the production,
consumption, and sale of cannabis for recreational purposes in Illinois beginning January 1, 2020.
Personal consumption will be permitted throughout Illinois for those at least 21 years of age. The Act
preserves municipal zoning control for the regulation of cannabis businesses. The Act also addresses
many other aspects of cannabis use and related issues that are not relevant to the zoning process – a
basic fact sheet created by the Illinois Municipal League is attached for general informational purposes.
Following the State adoption of the Cannabis Regulation and Tax Act, the Village has taken the following
formal actions:
Established a municipal cannabis retailers’ occupation tax of 3% in accordance with State law
(Ordinance 4757-2019).
Voted to express that it is in the best interest of the Village to permit cannabis dispensaries (retail
sales) within certain areas of the Village, and that no other types of cannabis businesses should be
permitted (Resolution 1685-2019).
Directed that a public hearing be held to consider Zoning Code text amendments regarding
cannabis related uses.
When directing the creation of Zoning Code amendments, the Planning, Building and Zoning Committee
provided guidance and preference for the regulations, including:
Preference for creating a zoning overlay district as the primary means of regulating recreational
cannabis dispensary locations.
The allowable dispensary locations should be sensitive to the proximity of residential
neighborhoods, schools, religious institutions, day care centers, and other similar land uses.
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It is preferred that within the overlay district, cannabis dispensaries be allowed as special uses to
allow specific conditions be applied.
Only dispensaries should be allowed - no other cannabis businesses should be permitted,
including cultivation facilities, infusers, processors, etc.
It is preferred the code limit the maximum number of cannabis dispensary locations in the Village.
A limit of three was suggested.
Preference for a focus along major highway corridors which are generally located in the west part
of the Village (north of the Tollway), and along Barrington, Golf, Higgins, and Roselle Roads.
DISCUSSION
The direction to the Planning and Zoning Commission is to formally review and recommend draft text that is
consistent with the Village Board’s guidance as noted above. The Commission should review the proposed
text and map as drafted by staff and suggest revisions as part of the ultimate recommendation, as
appropriate. The text proposed by staff has been reviewed by Legal staff for compliance with the State law.
A significant part of the new text will establish the specific boundaries of the new overlay district map. This
map is created on a parcel by parcel basis and will determine which properties are entitled with the
additional rights to request a special use to operate a Cannabis Dispensary.
Method of Regulating Uses
The current Village Zoning Code organizes all permitted and special uses into different zoning districts.
Allowed locations for uses are then dependent on whatever zoning district is applied to a particular
property. This standard approach works well for many traditional uses, however, cannabis related uses
were not considered when the current zoning classifications were created and applied to each property in
the Village. Another method of managing locations is to establish minimum distance requirements from
sensitive land uses such as residential neighborhoods, schools, religious locations, day care centers and
elsewhere, as permitted by the State law. Staff did a preliminary review of such existing locations in the
Village to determine if there would be distances that could be used to narrow down appropriate cannabis
dispensary sites, however, this approach became extremely complicated, difficult to manage, and would
not result in a desirable outcome.
To avoid the many challenges of using the standard zoning classification or minimum distance approaches,
it is proposed that a Zoning Overlay District be established to allow a more specific and appropriately
customized solution for our community.
From a general perspective, a Zoning Overlay District is a tool that can be used to establish custom
regulations that may only make sense in specific geographic areas of a community, such as along major
highway corridors, in environmentally sensitive areas, in older “downtown” districts, or in other unique
areas. An overlay district can be created to specifically include or exclude certain properties, and all
parcels do not have to be contiguous. The overlay district would leave the existing underlying zoning
district rules in place, but allows new rules to be added in specific geographic locations. This method is
being implemented by a few area communities to regulate cannabis uses and would be the most effective
approach for Hoffman Estates.
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Properties within the new proposed Cannabis Dispensary Overlay District would still have all rights and
limitations of their existing, underlying zoning classification, plus they would have the added allowance that
will be established for cannabis dispensaries. No rights would be taken away from any existing zoning
district – this new overlay would only be expanding rights for properties in appropriate locations.
It is proposed that the Overlay District boundaries be established as part of the Zoning Code text and would
therefore be published for any interested party to review by reading the Code.
TEXT AMENDMENT STANDARDS
Section 9-1-17 of the Zoning Code – Standards for a Text Amendment - states that the Planning and Zoning
Commission shall not recommend the adoption of a proposed amendment unless it finds that the adoption of
such amendment is in the public interest.
PROPOSED TEXT
Staff has prepared the attached draft text for inclusion in the Zoning Code. All the text is new since there is
no existing language in the code regarding this use type. The proposed text accomplishes the following:
Creates a new Zoning Classification in Section 9-1-2 for the CANNABIS DISPENSARY OVERLAY
DISTRICT (CDO).
Add a new definition to Section 9-2-1 for CANNABIS DISPENSARY using language consistent with
the State law.
Add a new Section 9-3-13 creating specific regulations prohibiting all cannabis related uses (as
defined by the State law) within the Village, except for the allowance of a maximum of three
Cannabis Dispensaries in the Village as special uses in accordance with specific rules and located
within the new Overlay District.
Creates a new Article 9-11 containing specific regulations that apply to the Cannabis Dispensary
Overlay District, including the creation of specific overlay district boundaries by general description
and specific graphical reference on a map.
Discussion on the Proposed Overlay District Map
The proposed Overlay District map focuses on major highway corridors that would be most appropriate for
the location of cannabis dispensaries. Since the number of dispensary licenses issued by the State will be
limited and there is a minimum distance requirement between facilities of 1,500 feet, it is expect that each
business will have a regional draw, which makes sites along major highway corridors most practical. These
also tend to be sites that are buffered from neighborhoods and generally not proximate to schools, religious
uses, day care centers, or other sensitive uses.
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For discussion purposes and clarity, staff has highlighted core areas proposed for the district in red, and
secondary areas that may warrant more discussion due to possible proximity to residential or other
sensitive uses in blue. In many cases residential properties located behind commercial properties that face
major highway corridors do not experience the impacts of the commercial traffic and activity which occurs in
the parking lot that is hidden by the commercial building. These may be locations where having residential
property adjacent to a dispensary may be acceptable because any impacts would be shielded.
The preferred method of regulation would also include a special use review even when the property is
located within the new overlay district. This will allow an additional layer of evaluation based on the specific
business operator at a specific location. The Village would still have the ability to deny a special use (or
impose reasonable conditions) if it was determined that a certain location would not be appropriate.
For the meeting review, staff will be prepared to review the proposed text and discuss the details of
locations shown on the proposed draft map. For the Commissioners’ benefit, a paper copy of the Village
street map has been included in the packet to help with review of the various sites that may or may not be
appropriate for a dispensary.

Attachments:

Staff Exhibits: Proposed Text and Overlay District Maps
Village Street Map
Legal Notice
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EXHIBIT A - CANNABIS USE ZONING CODE TEXT AMENDMENT PROPOSAL
The following amendments are proposed to Chapter 9 of the Municipal Code:
(Underlined text is new, Strikethrough text is removed).
Amend Article 1 § 9-1-2 to add: CDO – Cannabis Dispensary Overlay District
Amend Article 2 § 9-2-1 – “Cannabis Dispensary” means a “dispensary” or “dispensing organization”, as
defined in the Illinois Cannabis and Tax Act (410 ILCS 705/1 et seq.), as amended, or a “medical cannabis
dispensing organization”, as defined in the Illinois Compassionate Use of Medical Cannabis Pilot Program
Act (410 ILCS 130/14 et seq.), as amended.
Add Article 3 § 9-3-13 – A Cannabis Business Establishment including cultivation centers, infusers, infuser
organizations, craft growers, processing organizations, or transporting organizations; as those terms are
defined in the Illinois Cannabis Regulation and Tax Act (410 ILCS 705/1) as amended, are prohibited as a
special use or a permitted use in all zoning districts.
Cannabis Dispensaries are only allowable within the Cannabis Dispensary Overlay District and only if in
compliance with Section 9- 11-2-B. A maximum total of three (3) dispensaries shall be allowed.
Article 11 Cannabis Dispensary Overlay District
§ 9-11-1
A Legislative Intent. The purpose of the Cannabis Dispensary Overlay District is to provide
areas for Cannabis Dispensaries in locations compatible with supportive business uses
established by an existing underlying zoning district.

B. Establishment of Boundaries
1. Area 1 – Western Area “A-1”
2. Area 2 - Barrington Road Corridor “A-2”
3. Area 3 – generally 1100 W. Golf Rd., Strawberry Hill and Hoffman Center “A-3”
4. Area 4 - Higgins and Roselle “A-4”
§ 9-11-2
A. Permitted Uses: The underlying zoning classification shall remain the governing zoning designation
with regards to all land uses, bulk restrictions, and the general requirements of Ch.9 Article 3.
B. Special Uses: Cannabis Dispensaries, subject to the standards of Section 9-1-18-I and the following
restrictions.
a. A Cannabis Dispensary may not conduct any sales or distributions of cannabis other than
as authorized by the Illinois Cannabis Regulation and Tax Act (410 ILCS 705/1 et seq.).
b. Cannabis Dispensaries shall remain in strict compliance with the Illinois Cannabis
Regulation and Tax Act as amended, and the regulations promulgated thereunder.
c. A maximum total of three (3) special use permits shall be granted at any one time.
1
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d. An operations and security plan shall be submitted in a manner acceptable to the Director
of Development Services and the Chief of Police.
e. A Cannabis Dispensary shall be not be located within 1,500 feet from the property line of
an existing dispensary.
f. No consumption of cannabis of any form shall be permitted on site.
g. A Cannabis Dispensary shall not operate between the hours of 10:00 p.m. and 6:00 a.m.
seven (7) days a week.
h. Signs shall be posted on the entrance to any Cannabis Dispensary which indicate “No
persons under 21 years of age allowed”.
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