MEMORANDUM
TO: Plan Commission
FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: May 15, 2019
RE: Public Hearing on the Request for a Special Use in the I-2 Limited Industrial District
to Permit the Establishment of a Personal Fitness Training Center at 151 S. Pfingsten
Road, Suites A, B, C, and D for Institute for Human Performance (IHP)
Subject Property
The subject property consists of the Deerbrook Commerce Center, which is addressed
as 151 South Pfingsten Road. The property is located along the Edens Tollway Spur
east of the 111 Pfingsten Road office building. The subject property has its access from
Pfingsten Road through the 111 Pfingsten Road property. The subject property is
zoned I-2 Limited Industrial District. A single-story office and warehouse building of
approximately 87,700 square feet exists on the site. The facility was constructed in the
early 1970s. The size of the subject property is 5.8 acres.
Surrounding Land Use and Zoning
North: Self-Storage Facility, I-2 Outlying Commercial District
South: Edens Spur
East (across creek): Metra commuter train station and Home Depot development, P-1
Public Lands District and C-2 Outlying Commercial District
West: 111 Pfingsten Road office building, I-1 Office, Research, Restricted Industrial
District
Proposed Plan
The petitioner is seeking approval of all of the Special Uses for a personal fitnesstraining center in Units A, B, C and D (former Walgreens space) of the subject property
for the Institute for Human Performance (IHP). The proposed space is approximately
20,517 square feet in area, and of the 20,517 square feet, approximately 15,240 square
feet will be used for personal training. The remainder of the space will be used for a
Pilates studio, MAT studio, restrooms, locker rooms, break room, storage room and
offices. The petitioner has submitted a floor plan of the space. Operating hours for the
proposed use are Monday through Friday from 5:30AM to 9:00PM; Saturday from
7:00AM to 5:00PM and Sunday from 8:00AM to 1:00PM. There will be approximately
50 personal trainers working within the space although they will not all be working in
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the space at the same time. The petitioner has provided an average count of trainers
and clients at hourly intervals in a typical week on page 4 of their submitted material.
There are no multi-person “class” type programing as indicated on page 2 of their
submitted material. The personal trainers are independent contractors and certified by
at least one of several national certifying bodies. The petitioner has indicated that the
peak times are Monday through Saturday from 9:00AM to 11:00AM and from 4:00PM to
7:00PM. Clients range from 10 years of age to those in the 90’s and training sessions
run from 30 minutes to an hour. The petitioner has indicated that there will be
approximately 30 memberships specifically for the Olympic lifting capabilities that will
be available at the proposed IPH facility. There will be a small retail operation with
sales consisting of dietary supplements and logo T-shirts.
Zoning Conformance
The petitioner is requesting a Special Use for the proposed personal fitness training
center facility. Attached are the Special Use standards. The petitioner has submitted
their responses to the Special Use criteria in their submitted material.
Parking
The subject property currently contains a total of 189 parking spaces on the subject
property (159 spaces to the south and west of the building, and 30 spaces on the north
side of the building) according to Village records and the submitted plat of survey. The
Zoning Ordinance requires manufacturing uses to provide one (1) parking space for
each six hundred (600) square feet of gross floor area, plus one (1) parking space for
each vehicle used in the conduct of the business. Warehousing and storage uses must
provide one (1) parking space for each nine hundred (900) square feet of gross floor
area, plus one (1) parking space for each vehicle used in the conduct of the business.
The property owners have provided staff with the information regarding the existing
tenants in the building as well as the vacant space, which was figured into the parking
requirements. The proposed IHP would require a total of 35 spaces based on the
requirement of one (1) parking space for each six hundred (600) square feet of gross
floor area for a personal fitness training center (20,157/600=34.19 or 35 spaces). The
proposed use and the current uses on the property would require 173 parking spaces.
The petitioners have conducted a parking study on the weekday and weekend (see
pages 9-11 in petitioner’s materials) in order to demonstrate that adequate parking will
be available on the subject property for the existing uses and proposed use. The
petitioners surveyed the available parking spaces on the subject property on a weekday
(Monday, April 15, 2019), and on a weekend (Saturday, April 13, 2019). The study
counted the cars in the parking lot every hour from 6:00AM to 8:00PM on Monday, April
15, 2019 and every hour from 7:00AM to 5:00PM on Saturday, April 13, 2019. The
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petitioner’s study indicates a significant amount of available parking on the property on
the weekday and the weekend. During the weekday, the maximum amount of parking
spaces occupied in the front/west parking lot was 2 spaces. (See petitioner’s chart on
pages 9-10). During the weekend, the maximum amount of parking spaces occupied in
the front/west parking lot was 1 space, which occurred between 9:00AM – 11:00AM.
The petitioner’s parking study concludes that their use would not create a parking
problem for the building. Page 4 of the petitioner’s written materials indicate that, on
average, they will not require more 41 spaces on the weekday and 38 spaces on a
weekend. The petitioner’s material indicates that the personal trainers could park in the
rear parking lot of the building leaving the front spaces available for the patrons of the
business.
NOTE: The 151 S. Pfingsten property does not include the parking field west of the
first row of parking west of the 151 S. Pfingsten office building. The submitted plat of
survey for the property indicates a total of 159 parking spaces in the front (west and
south) of the building. The 30 parking spaces at rear (north) of the building do not
appear to be striped.
Signage
The petitioner is proposing 4 wall signs over the four (4) individual entrances that the
four (4) individual businesses will occupy the building space. Each wall signs will be
approximately 15 square feet in area (86 inches wide by 25.25 inches high), with logo
and lettering in black. Each awning will have a beige panel to which the logo and
lettering will be placed on. The signs will be consistent in color with the rest of the
development (as the signs in this development have a consistent and uniform
appearance). The Plan Commission will need clarification as to which exit each wall
sign will located. The Plan Commission will also need to clarify that no tag lines will be
added to the wall signs.
The Zoning Ordinance considers a sign on an awning to be a wall sign. Article 9.02D.,1. (Business Identification Signs) allows one wall sign for each business occupying
the space for a separate entrance building, and the sign can be a maximum of 16
square feet in area (the sign is measured by placing a box around all of the sign
elements.) Wall signs shall only identify the business located in the building and may
include a logo.
Workshop Minutes
Attached are the April 25, 2019 Prefiling Conference meeting minutes.
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Commissioner Bromberg commented that overall, he has no problem with the use and would
just like responses tightened up for the Public Hearing.
Mr. Nakahara reported that the Petitioners are asking for a waiver for the parking study
requirement and would like feedback on this request. Commissioner Bromberg commented that
he is fine with the waiver, as no other use will require less parking than this one. All other
Commissioners agreed.
Mr. Ryckaert reported that the Public Hearing on this matter will be May 23, 2019.
(2)

Prefiling Conference: Request for a Special Use in the I-2 Limited Industrial
District to Permit the Establishment of a Personal Fitness Training Center at 151
S. Pfingsten Road, Suites A, B, C, and D for Institute for Human Performance (IHP)

The Petitioner Craig White from IHP, LLC provided an overview of their application for a Special
Use Permit. They are currently operating their business in the Joy of the Game building behind
Deerbrook Mall, which will be redeveloped. They are planning to move to 151 S. Pfingsten,
Suites A, B, C and D, which is a 20,000 square foot space. They are also bringing in Trainers’
Club, another training company from Northbrook, to join them in the new space and operate a
satellite studio there.
Mr. White reported that IHP has 40 trainers and Trainers Club has 10, for a total of 50 trainers
that will work out of the new space at different times. This total was used to estimate parking
usage for their business at the site. Mr. White stated that there are 29 parking spaces directly in
front (west) of the space and another 30 in back (north). Trainers will be instructed to park in
back and leave the front spaces free for clients.
Chairman Berg asked if other tenants in the building use the parking in the back. Mr. White
replied that units E through W have a total of 150 parking spots in the front of their units that
face the spur, and they do not use the 30 spaces behind units A through D. Mr. White reported
that he and his partner completed parking counts for the parking study. Mr. Ryckaert asked the
Commission to consider whether the parking analysis is adequate or if they would like a
processional parking study. He added that several other tenants at this site have also completed
their own parking studies.
Commissioner Schulman commented that he would like clarification on the total number of
spaces at the site as the materials showed 260 in one place and 189 in another. Mr. White
replied that the higher number includes the parking to the west at 111 S. Pfingsten Road office
building which is contiguous to this property and has been shared parking for many years.
Commissioner Silva asked if there is shared access between the properties. Mr. White replied
that there is shared access and a legal ingress/egress easement agreement but no document
stating that the parking is shared, although shared parking has been in practice. Mr. White
added that the parking counts that they did clearly show there is more than enough parking for
both buildings at any time.
Commissioner Bromberg asked if neighboring tenants are aware of their plans to occupy the
space. Mr. White replied that they have not informed all neighbors, however they used to be
neighbors with the martial arts studio, and they had a good relationship. They are also already
in discussions with the CrossFit business, in the building, to have them use their space for
certain purposes.
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Commissioner Bromberg commented that he does not anticipate that anyone will come to the
Public Hearing with comments about parking. Mr. White agreed and added that their business
will not interfere with parking.
Commissioner Silva clarified that there is a total of 189 parking spaces on the property as well
as more available at 111 S. Pfingsten Road office building property with cross access but no
formal parking agreement. He asked if the parking availability is due to vacancies at 111 S.
Pfingsten. Mr. Ryckaert stated that is not sure about vacancies, and staff indicated there are
189 spaces at the 151 S. Pfingsten Road property in the staff memo with 159 spaces to the
south and west of the building and 30 spaces to the north of the building. Due to proximity this
parking has been shared with the office building located to the west, but there is not a cross
parking agreement in place he is aware of.
Commissioner Jacoby commented that this is a good use for the space as long as trainers park
on the north side of the building.
Commissioner Schulman suggested revising the materials to only include parking totals on the
actual property and not on the adjacent property. Commissioner Schulman also clarified that the
parking referred to in the front is on the west side and in the back is to the north. Commissioner
Goldstone agreed that these points should be clearer in the materials before the Public Hearing.
Chairman Berg asked for more information on the hours of operation and busy times. Mr. White
replied that they are open Monday to Friday 5:30 A.M. to 9 P.M., Saturdays 7 A.M. to 5 P.M.
and Sundays 8 A.M. to 1 P.M. Their busiest times are 9 A.M. to 11 A.M. and 4 P.M. to 7:30 P.M.
weekdays. Chairman Berg suggested sharing this information with the neighboring tenants and
covering it at the Public Hearing.
Mr. Nakahara confirmed that all Commissioners are fine with the parking study as is and are not
requesting more information.
Mr. Ryckaert asked for more information on signage plans. Currently there are four signs on the
awning of each suite entrance, which are considered to be wall signs. Mr. White shared that
they plan to have an IHP sign on the C unit awning, third from the north, which will be the main
entrance for IHP. They also plan to have signs for three subtenants businesses at each other
entrance within the parameters of the ordinance. All four doors will be unlocked when they are
open, and clients can access all businesses from any entrance. Mr. White shared that Muscle
Activation Technique will use part of unit A, a pilates studio will use part of unit B, IHP will use
unite C and Trainers Club will use unit D. Chairman Berg asked if all of the business’s hours will
be the same. Mr. White replied that units B, C and D would have identical hours.
Mr. White showed the floor plan pointing out the uses throughout the space for IHP and their
partners. There will be training areas with different modalities and on the inside of the space
there will be contiguous access. Commissioner Goldstone confirmed that IHP is already
partnered with these businesses with the exception of Trainers Club, which will be a new
partner in the new space.
Mr. Ryckaert reported that he checked the ordinance for wall signs in the I-2 district, which
states one wall sign for each business is allowed in a separate entrance buildings.
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Chairman Berg reported that the Public Hearing on this matter will be May 23, 2019.
(3)

Prefiling Conference: Request for a Special Use to Permit the Establishment of a
Health Club Facility for Planet Fitness at 35 N. Waukegan Road in Cadwell’s
Corners (Planet Fitness and Cadwell’s Corners)

The Petitioner Chris Kuoros reported that he and his partner are seeking to open their third
Planet Fitness location in most of the former Fresh Thyme Market location in Cadwell’s
Corners.
Mr. Kuoros shared that Planet Fitness is all about being a judgement free zone and offering a
relaxed non-intimidating workout environment geared towards first time gym users. He and his
partner opened their first Planet Fitness in 2012 in Montgomery, Illinois and since then have
opened two in Lake County in Waukegan and Mundelein. They are in their clubs at least once a
week and have a full-time manager and assistant manager to run day to day operations. He
shared that they plan to hire a total of 15 staff members, full-time and part-time. There will
typically be four staff members there during the day and two overnight. Gym members can use
their scan cards to gain entry at any time they are open.
Mr. Kuoros shared that there are two different Planet Fitness operation models, one is the 24/7
model which is open all the time, and the other is the 24/5 which they are proposing. This
means they open at 5 A.M. Monday morning, stay staffed, and open until 9 P.M. Friday evening.
They are also open 7 A.M. to 7 P.M. Saturdays and Sundays. He added that overnight hours
cater to insomniacs who he recommends use their hydrotherapy beds, which are loungers with
high pressure water running from the ankles to head. Mr. Kuoros reported that they would put a
great deal of effort and money into marketing which is very effective in signing up new
members. He added that they keep track of all members check-ins to know what times are their
busiest.
Mr. Kuoros shared that there are 1,700 Planet Fitness clubs in North America, and they are one
of the largest users of middle size box retail spaces. He stated that Planet Fitness is very strong
in providing friendly, service-oriented, knowledgeable staff and the right atmosphere and right
price to maintain growth and be an industry leader in fitness. Their facilities are very friendly,
and they appeal to a much larger crowd than typical gyms. They appeal to 80 percent of people
who want to work out. Many of their members are first time gym users and the majority are
female.
Mr. Kuoros shared that in this new location, as in their other clubs, the cardiovascular area will
be quite large with over 100 pieces of cardio equipment, in addition to a 30 minute workout area
and stretching and ab area. The clubs flow well and have a good design. There will also be a
new piece of popular equipment that they call a jungle gym for adults. Mr. Kuoros reported that
some staff members are certified trainers and available to assist members at no additional cost.
Mr. Kuoros continued stating that they have two different membership models. Their $10
membership includes use of one gym location and is month to month with a $39 annual fee.
They also offer their black card membership which includes use of any Planet Fitness gym and
the black card member facilities, which are tanning and total body enhancement including
hydrotherapy beds, as well as half price cooler drinks.
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SPECIAL USE CRITERIA
Does it meet the standards for a Special Use? A Special Use shall be authorized only
when the Plan Commission finds all of the following:
1. Compatible with Existing Development
The nature and intensity of the activities involved and the size, placement and
design of any structures proposed will be so planned that the Special Use will be
compatible with the existing development and will not impede the normal and
orderly development and improvement of surrounding property.
2. Lot of Sufficient Size
The size of the lot will be sufficient for the use proposed.
3. Traffic
The location of the Special Use within the Village will be such that adverse
effects on surrounding properties will be minimal, particularly regarding the
traffic generated by the Special Use.
4. Parking and Access
Parking areas will be of adequate size for the particular use and properly located,
and the entrance and exit drives will be laid out so as to prevent traffic hazards
and nuisances.
5. Effect on Neighborhood
In all respects the Special Use will not be significantly or materially detrimental
to_the health, safety and welfare of the public or injurious to the other property or
improvements in the neighborhood, nor will it diminish or impair property values
in the surrounding area.
6. Adequate Facilities
That adequate utilities, access roads, drainage and/or other necessary facilities
have been or are being provided.
7. Adequate Buffering
Adequate fencing and/or screening shall be provided to ensure the enjoyment of
surrounding properties, to provide for the public safety or to screen parking areas
and other visually incompatible uses.
8. If in C-1 Village Center District: That the establishment of the Special Use will
not be injurious to the character of the C-1 Village Center District as a retail
center for the Village.

