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APPROVED 
MINUTES OF A REGULAR MEETING OF THE 

BOARD OF TRUSTEES 
VILLAGE OF NORTHBROOK 

June 26, 2007 
 

 Village President Marks called the Regular Meeting to order at 8:00 P.M.  On roll call, 

those present were:  Trustees Frum, Karagianis, Buehler, Scolaro, Heller and Kole and President 

Marks (7).  The Clerk announced that a quorum was present. 

 
PRELIMINARY REVIEW 
 
Averroes Academy – 1850 and 1868 Old Willow Road 

 Review of an amended request for a religious school in an R-1 Single Family Residential 

District.  Planner Michaela Mitchell stated this is the fourth time the item has been in front of the 

Board for preliminary review.   The application’s six month time lapse expired with the applicant 

submitting a formal application, and the applicant had made some changes to the proposed 

development.  Planner Mitchell reviewed the application.  She reminded the Board of the 

preliminary requests presented to date in that area and of the sites now under construction.    

Planner Mitchell noted that Old Willow Road is not constructed to current standards. She 

presented and reviewed the applicant’s proposed site plan and reviewed the items for the Board to 

consider which included the required variations.  She noted the Comprehensive Plan would also 

need to be amended.   

In response to a question, Village Attorney Elrod stated he sees no potential violation to 

RLUIPA in respect to the application in its present form.  He stated by right they can locate here 

if they meet the conditions.     

Trustee Karagianis expressed his concern with the safety of the site, due to the possible 

industrial use that may be located next to this proposed site.  Secondly, he stated his concern with 

the proposed minimal yards.  He stated they are requesting large variations.  He expressed a 

concern with traffic also.  He stated this is a new petition which presents a new building which is 

bigger, it has changed significantly.  He stated he does not care for it for those reasons. 

Trustee Buehler stated he agreed with Trustee Karagianis.  He stated that many of the 

current users of the sites in the area have been operating as Industrial.  He stated he feels the use 

is incompatible with the surrounding uses.  It is not a place you want to have students.  It can 

create a safety issue.   The businesses now located in this area have to be respected.  Incompatible 

uses can not be thrown together. 



Averroes Academy’s November 14, 2006 Preliminary Review Minutes 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 
 

  



APPROVED 
MINUTES OF A REGULAR MEETING OF THE 

BOARD OF TRUSTEES 
VILLAGE OF NORTHBROOK 

November 14, 2006 
 

 Village President Marks called the Regular Meeting to order at 8:00 P.M.  On roll call, those 

present were:  Trustees Frum, Karagianis, Buehler, Scolaro, Heller and Kole and President Marks (7).  

The Clerk announced that a quorum was present. 

 
Averroes Academy – 1850 and 1868 Old Willow Road – request for a religious school in an R-1 Single 

Family residential District. 

 Director of Planning Tom Poupard reviewed the application.  He stated the prior application was 

for a school on Old Willow Road for only one parcel.  The applicant realized one lot was not sufficient.  

The applicant is now proposing to purchase a portion of the adjoining lot to increase the size of the parcel. 

Trustees Buehler, Scolaro and Kole expressed concerns with the children and the traffic and the 

surrounding parcel uses.  Trustee Buehler questioned the surrounding parcels stating he is concerned the 

applicant will go forward and then determine they do not like the existing surrounding uses. 

Trustee Frum questioned how the Board envisions this entire area in the future.  She stated she 

would not have a problem with this use if the surrounding parcels are a lighter industrial use instead of a 

heavy industrial use.  Trustee Frum then questioned how this use compares to a religious use.  She asked 

the Applicant to address this with the Plan Commission 

Village Attorney Steve Elrod stated it is subject to some of the same protections. 

Director Poupard explained the difference of a private school versus a religious use in this area.  

He stated that what applications come first will determine the future of the area. 

President Marks agreed with sending it to the Plan Commission but requested the review all 

safety issues.  He questioned them being granted entrance from Patriot Drive.   

Village Manager Novinson stated Glenview has stated they will not allow an entrance from 

Patriot Drive. 

 

  



 

Averroes Academy’s April 11, 2006 Preliminary Review Minutes 
 

  



MINUTES OF A REGULAR MEETING OF THE  
BOARD OF TRUSTEES 

VILLAGE OF NORTHBROOK 
COOK COUNTY, ILLINOIS 

April 11, 2006 
 

 President Marks called the Regular Meeting to order at 8:00 PM.  On roll call, present were:  

Trustees Frum, Karagianis, Buehler, Scolaro, Heller, Kole and President Marks (7).  The clerk announced 

a quorum was present.  Also present:  Village Manager Novinson; Assistant Village Manager Nahrstadt; 

Director of Community Planning Poupard; Fire Chief Reardon, Finance Director Rowitz; Assistant 

Director of Community Planning Schoon; Planner Smyth; Village Attorney Elrod; Recorder Moll. 

 

Averroes Academy – 1850 Old Willow Road 
 
Assistant Director of Planning Schoon presented the application of Averroes Academy for special 

permit approval to allow construction and operation of a religious organization with an associated 

elementary school in the R-1 single family residential district. He stated the applicant is looking for 

preliminary Board comments on the proposed project.  The plan includes construction of a religious 

organization with associated elementary school and requires certain variations to allow a reduction in the 

required yards and setbacks.  The applicant appeared before the Board about a year ago but did not submit 

a formal application thereafter; a second preliminary review is required if the applicant does not apply 

within 6 months.  The general plan and building design are similar to the previous submittal, only some 

details have changed. 

Mr. Schoon noted the applicant has proposed constructing a 41,000 square foot elementary school on 

the 1.90 acre site which is located east of Shermer Road on the north side of Old Willow Road.   The 

property is zoned R-1, single family, and is surrounded by R-1 zoning to the east and west and I-1 

Restricted Industrial to the north and Glenview public land to the south.  The Comprehensive Plan has 

designated the property as suitable for light industrial. 

 The building is longer and narrower than the original plan; there will be a one-way drive around 

the exterior of the building; they have provided larger setbacks from the property line.  The proposed use 

is allowed in the R-1 district by special permit, it will be an elementary school associated with a religious 

  



facility.  Mr. Schoon noted that the Fire Department would like a 20 foot road around the site; the 

applicant would need to work with the Fire Department to provide adequate access to the rear of the 

property.  Within the school building there will be a 1900 square foot main hall that will be used as a 

prayer room.  Current enrollment is 65, projected to be 250 in the future.  Certain variations will be 

required.  The current R-1 zoning is not in conformity with the comprehensive plan designation of 

industrial use for the area.  Mr. Schoon suggested the Board should determine if the proposed use will be 

compatible with the subject area given the conflict between the Zoning Code and the Comprehensive 

Plan.  Ms. Schoon advised that earlier in the year the Board reviewed a preliminary application for a 

property two lots away from the applicant.  That applicant was a construction company and they have not 

filed a formal application. They wanted rezoning from R-1 to I-1.  Some trustees felt the industrial use 

was more appropriate for the area than a school.  He stated the proposed project does not meet minimum 

front and side yard requirements. Yard and setback variations would need to be granted by the Board in 

order for the project to proceed.  The Board will have to consider whether it is appropriate to grant such 

variations in that location. 

 Trustee Karagianis stated it was okay to send this application to the Plan Commission although he 

did not know what the current plan is.  He stated he was concerned about safety because of the industrial 

uses in the vicinity.  Other trustee comments:  make sure to get comments from the Fire Department 

regarding access, turn around and availability of adequate pressure for sprinkler systems.  Any 

landscaping that will be required should be at the expense of the applicant.  No problem with the 

application.  Safety is important and safety measures should be explored.  Trustees were generally in 

favor of the application and wanted the applicant to remain in the Village.  Applicant should try to obtain 

more land to accommodate the applicant’s plan.  There are many trucks in the area so safety is a definite 

issue that should be addressed.  Fire Department access is important.  School should develop an effective 

screening and landscape plan.  Send to Plan Commission with mixed feelings.  Access and children’s 

safety are important issues.  The project will spruce up the area.  Check availability of water pressure. 

  



 

Averroes Academy’s May 10, 2005 Preliminary Review Minutes 
 

  



MINUTES OF A REGULAR MEETING OF THE 
BOARD OF TRUSTEES 

VILLAGE OF NORTHBROOK 
MAY 10, 2005 

 
 Village President Marks called the Regular Meeting to order at 8:00 P.M.  On roll call, those 

present were:  Trustees Frum, Karagianis, Scolaro, Heller, Kole and President Marks (7).  Absent: (0) The 

Clerk announced that a quorum was present. 

 

Averros Academy – Old Willow Road, seeking a special permit and variation approvals to allow the 

construction and the operation of a religious elementary school in an R-1 Single Family Residential 

District.  Trustee Karagianis stated the school is already in existence.  Trustee Frum stated she was 

concerned with the Fire Department’s ability to access the rear of the building.  She discussed the 

landscaping.  Trustee Frum questioned if this should be zoned as I-B. Attorney Elrod stated there would 

have to be a public notice to rezone.   

Trustee Buehler stated parking is an issue, but he would be content as long as access issues are 

taken care of with the Fire Department.  He questioned the R-1 or I-B zoning and stated his concern with 

the possible growth of the school.  Trustee Karagianis asked if there should be a proposal with and 

without a gymnasium and asked the Plan Commission to look at both alternatives.  Trustee Scolaro stated 

that the growth of the school was also his concern and it should be addressed now. Trustee Heller stated 

he has a concern with the setbacks.  He stated they are small on the east and west side.  He stated he also 

had a concern with bringing in emergency vehicles.  Trustee Kole addressed Attorney Elrod asking if 

there is a maximum student allotment based on footage.  Attorney Elrod stated the Illinois School Code 

has standards, but he does not know what they are.  In regards to zoning purposes, the Village can impose 

population limitations.  President Marks was in agreement with the proposal, but was concerned with the 

gymnasium and with the width of Old Willow Road.  Trustee motioned, seconded by Trustee Buehler to 

send it back to the Plan Commission.  All were in favor.    

 

 

  



Staff Comments 
 
 
 



SENT VIA E-MAIL 
MEMORANDUM 

 
TO:  MUSTAK VOHRA, NORTH SHORE EDUCATIONAL FOUNDATION: AVERROES 
   
FROM: MICHAELA MITCHELL, PLANNER 
 
CC:  VILLAGE STAFF LISTED AT END OF MEMO 
 
DATE:  FEBRUARY 17, 2009  
 
RE: COMMUNITY PLANNING DEPARTMENT REVIEW #3 

PCD-06-14 – AVERROES ACADEMY – OLD WILLOW ROAD 
 
 
 
The attached comments are the result of the Community Planning Department’s review of the third set of 
documents submitted for PCD-06-14 Averroes Academy application for approval of a Comprehensive Plan 
Amendment, Special Permit, Lot Consolidation, and side yard and setback Variations to comply with the 
Village of Northbrook Zoning Code and Subdivision Code.   
 
Based upon our review, we have determined that this application is complete, although there are 
still outstanding comments to address, there is enough information for the Village to notice this 
application for a public hearing before the Plan Commission on Tuesday March 17, 2009.  You are 
still required to submit a written response to ALL of the comments included with this cover memo by 
noon on March 6, 2009.  You will not need to submit revised plans, but solely a memo stating how you 
will address each comment.  If you would like to revise the drawings to reflect the comments you are 
more than welcome to, and these revised drawings will need to be submitted in the below outlined 
package, as well as submitted in electronic format. 
 
If you would like to schedule a meeting to discuss the outstanding comments, please feel free to contact me 
to arrange a meeting time. 
 
For the public hearing we will also need 30 copies of the following items (in the order noted below) 
collated into 30 packets, as well as one CD which will include an electronic copy of each the below 
items, and one copy of all of the plans in 11x17 sheets.  This package must be submitted in its entirety 
no later than noon on March 6, 2009. 
 

• Completed application form 
• Existing Plat of Survey for both properties 
• Statement of Justification letter for the Request to amend the Comprehensive Plan 
• Statement of Justification letter for the Special Permit 
• Site Plan, Floor Plans 
• Elevations 
• Landscape Plan 
• Preliminary Engineering Plans 
• Proposed Plat of Consolidation 

 
You can contact me regarding these comments at 847.272.5050, x4296 or mitchell@northbrook.il.us. 
 
cc: Tom Poupard, Community Planning 
 David Schoon, Community Planning 

Jennifer Maisch, Community Planning 
 Carolyn Brzezinski, Building and Development 

mailto:mitchell@northbrook.il.us


DOCKET REVIEW CHECKLIST – REVIEW #3 
VILLAGE OF NORTHBROOK - COMMUNITY PLANNING 

DOCKET NO.: DATE OF REVIEW:

 
 1

06-14-AVERROES ACADEMY  2/17/09 
SPECIAL PERMITS, VARIATION, AND SITE PLAN APPROVAL 

 
     

ZONING CODE COMPLIANCE 
 

Not 
Applicable 

 
Approved 

Not 
Approved 
(See below – 
Comment #) 

Approved w/ 
Conditions,  
(See below – 
Comment #))

(A) Meets Purpose of R-1 Zoning District  
 

   A 

(B) Special/Permitted Use in R-1 Zoning District 
 

  B  

(C) Bulk, Space, Yard Requirements 
(Section 3-110) 
 

    

C1. Maximum Height   X   
C2. Minimum Lot Area and Dimensions    C2 
C3. Minimum Yards   C3  
C4. Maximum Floor Area Ratio  X   
C5. Maximum Lot Coverage  X   
C6. Maximum Building Coverage  X   
     
(D) Special District Regulations 
D1. Village Green 
D2. Flood Hazard 
D3. Redevelopment  
D4. Techny  
 (Article VIII, Part __________) 
 

 
 
 
 

  

D3 

Accessory and Temporary Structures & Uses(E)
E1. Accessory Structures and Uses 
E2. Temporary Uses 
(Article IX, Part I-A) 
 

 
 

X 

   

Off-Street Parking (F) 
(Article IX, Part I-B, Section 9-104) 

    

F1. Location  X   
F2. Design & Maintenance  X   
F3. Landbanking of Required Parking Spaces X    
F4. Required Spaces by Land Use  X   
F5. Required Handicapped Spaces  X   
     
Off- Street Loading (G) 
(Article IX, Part I-B, Section 9-105) 

    

G1. Location  X   
G2. Screening  X   
G3. Design & Dimensions  X   
     



DOCKET REVIEW CHECKLIST – REVIEW #3 
VILLAGE OF NORTHBROOK - COMMUNITY PLANNING 

DOCKET NO.: DATE OF REVIEW:

 
 2

06-14-AVERROES ACADEMY  2/17/09 
SPECIAL PERMITS, VARIATION, AND SITE PLAN APPROVAL 

 
 

ZONING CODE COMPLIANCE 
(continued) 

 

Not 
Applicable 

 
Approved 

Not 
Approved 
(See below – 
Comment #) 

Approved w/ 
Conditions,  
(See below – 
Comment #))

Signs (H) 
(Article IX, I-C) 

    

H1. Colors X    
H2. Functional Type Permitted  X   
H3. Structural Type Permitted    H3 
H4. Number of Signs Per Lot Permitted  X   
H5. Maximum Total Sign Area Per Zoning Lot  X   
H6. Maximum Individual Sign Area (Proposed Signs)  X   
H7. Maximum Height (Proposed Signs)   H7  
H8. Minimum Setback (Proposed Signs)  X   
H9. Illumination (Proposed Signs)    H9 
     
(I) Buffers and Landscaping Requirements 
(Article IX, I-D) 

    

I1. Foundation Landscaping  X   
I2. Parking Lots and Garages   I2  
I3. Loading Spaces  X   
I4. Perimeter Landscaped Open Space  X   
I5. Special Protective Requirements for Non-

Dwelling Uses Abutting Residential Use 
  I5  

I6. Roof Top Mechanical Equipment  X   
I7. Residential Recreational Facilities X    
I8. Refuse Containers, Outdoor Storage  X   
I9. Screening & Landscaping within Sight 

Triangles 
X    

I10. Fences & Walls  X   
     
(J) Variations 
(Article Sec. 11-530) 
 

  J  
 

     
(K) Supplemental Regulations for Particular 
Uses 
(Article IX, Part X) 
 

X    

 



DOCKET REVIEW CHECKLIST – REVIEW #3 
VILLAGE OF NORTHBROOK - COMMUNITY PLANNING 

DOCKET NO.: DATE OF REVIEW:

 
 3

06-14-AVERROES ACADEMY  2/17/09 
SPECIAL PERMITS, VARIATION, AND SITE PLAN APPROVAL 

 
ZONING CODE COMPLIANCE COMMENTS: 
 
 General 

 
A Approval subject to Board of Trustees approval of special permit, variation, and site plan 

approval. 
 

B Though zoned R-1 Single Family Residential District, the Comprehensive Plan designates the 
Subject Property appropriate for industrial uses.   The property is also within the Redevelopment 
Overlay District, recognizing that land use and zoning changes are likely in the vicinity.  One of 
the standards the Plan Commission and Board will consider is whether or not the proposed 
special permit use is consistent with the Comprehensive Plan.  The Plan Commission and Board 
will want to consider if it is appropriate to amend the Comprehensive Plan to allow a mixture of 
uses along the north side of Old Willow Road. 
 
 

 Bulk, Space & Yard Requirements 
 

C2 The lot is an existing nonconformity in regards to the required R-1 lot width of 175’.  The lot is 
only 150’ wide fronting on Old Willow Road. 

C3 The following yard/setback variations (noted in bold & underlined) will be needed for this 
application. 
 

R-1 
Required 

Averroes 
School 
 w/ Gym 

Minimum Yards  
1. Yards Religious Organizations and Associated Elementary and/or 

Secondary Schools (feet) 
 

a. Front Yard 60’ 60’ 
b. East Side Yard (Adjacent to Non-Residential Use) 40’ 20’6” 
c. West Side Yard (Adjacent to Residential Use) 40’ 40’-6” 
d. Rear Yard (Adjacent to Non-Residential Use) 20’ 45’ 

  
2. Setbacks for Religious Organizations and Associated Elementary 

and/or Secondary Schools (feet) 
 

a. Front Setback 60’ 328’ 
b. East Side Setback (Adjacent to Non-Residential Use) 40’ 43’ 
c. West Side Setback (Adjacent to Non-Residential Use) 20’ 115’ 
d. Rear Setback (Adjacent to Non-Residential Use) 20’ 40’ 

   
 

 
 Special District Regulations  
D3 The Subject Property is located within the Redevelopment Overlay District, which allows for 

development to take place in incremental phases; however, the Applicant has not 
specified to the Village whether or not they are planning a phased development of the 



DOCKET REVIEW CHECKLIST – REVIEW #3 
VILLAGE OF NORTHBROOK - COMMUNITY PLANNING 

DOCKET NO.: DATE OF REVIEW:

 
 4

06-14-AVERROES ACADEMY  2/17/09 
SPECIAL PERMITS, VARIATION, AND SITE PLAN APPROVAL 

 
Subject Property. 

 
 Accessory and Temporary Structures & Uses- No Comments 

 
 Off-Street Parking  

It should be noted that the one-way circulation on the front portion of the Subject Property is not 
conducive to leading into the two-way circulation which is located on the northern portion of the 
lot surrounding the proposed building. 
 
The proposed “pull-through” parking spaces located on the Subject Property may impede the 
circulation of the property and could be confusing for users to navigate. 
 

 Off-Street Loading – No Comments 
 

 Signs  
H3 A wall sign has been requested.  Please remove the ground sign from the landscape plan so 

that the plans are consistent. 
 

H7 Wall signs cannot exceed 20 feet in height in the R-1 District.  The sign height is measured from 
grade to the top of the wall sign.  Currently the proposed wall sign is approximately 30 feet in 
height.  An alternative location for the wall sign which would be below 20 feet in height would be 
to place the wall sign on the canopy. 
 
The Applicant could request a text amendment to the Village Zoning Code to allow wall signs in 
excess of 20 feet in height in the R-1 District. 
 

H9 The sign illumination may not exceed 50 foot candles.  This will be reviewed at the time of 
requesting a sign permit. 

 
 Buffers and Landscaping Requirements 

 
I2 Parking lot must be screened accordingly 

1. Every parking lot visible from a public street must be buffered and screened for a height of 
not less than six feet above grade.  Provide on the landscape plan the height of the proposed 
landscaping (including but not limited to the Northwood Red Maple, Polka Weigela, White 
Oak, and Little Princess Spirea) located along the front of the Subject Property screening the 
parking lot. 

 
I5 One of the properties located to the west of the Subject Property (along the southern edge of the 

Subject Property) contains a residential use, so the special requirements for non-residential uses 
adjacent to residential uses are applicable.  This requires that there be at least a six foot tall 
buffering on the west property line.  Since fences cannot exceed 3 feet in height in the front yard, 
the buffering will need to be done through means of landscaping, such as an evergreen hedge. 
 

 Variations 
 

J Yard variation is required for the proposed improvements on this site.   
  
 



DOCKET REVIEW CHECKLIST – REVIEW #3 
VILLAGE OF NORTHBROOK - COMMUNITY PLANNING 

DOCKET NO.: DATE OF REVIEW:

 
 5

06-14-AVERROES ACADEMY  2/17/09 
SPECIAL PERMITS, VARIATION, AND SITE PLAN APPROVAL 

 
     

SUBDIVISION & DEVELOPMENT 
CODE COMPLIANCE 

 

Not 
Applicable 

 
Approved 

Not 
Approved 
(See below – 
Comment #) 

Approved w/ 
Conditions, 
(See below – 
Comment #)) 

(A) General Standards 
(Section 4-101) 

    

A1. Implementation of Official Comprehensive Plan    A1 
A2. Lot Standards  X   
A3. Block Standards  X    
A4. Easement Standards    A4 
A5. Public Land Dedication/Contribution Standards X    
     
(B) Transportation and Circulation Design 
(Section 4-102) 

    

B1. Public Street and R-O-W Standards   B1  
B2. General Transportation & Circulation Systems   B2  
B3. Private Streets – Variation Required X    
B4. Intersection Design Improvement X    
B5. Cul-de-Sac Streets    B5 
B6. Street Names & Lights X    
B7. Sidewalks, Trails and Bike Paths  X   
B8. Consideration of Mass Transit Service X    
B9. Off-Street Parking & Loading Requirements  X   
B10. Driveways  X   
     
(C)Environmental Protection Design & Improvements 
(Section 4-103) 

    

C1. Streams and Natural Drainage Courses    C1 
C2. Other Natural or Cultural Features    C2 
     
Public Utility Design & Improvement Standard(D) 
(Section 4-104) 

    

D1. Stormwater Detention    D1 
D2. Solid Waste Storage and Disposal System    D2 
     
(E)Common Facilities; Design & Improvement 

Standards 
(Section 4-104) 

    

E1. Subdivision & Development Entrance Signs X    
E2. Common Landscape Areas X    
E3. Common Fencing and Screening X    
E4. Common Recreational Facilities X    
E5. Standards for Establishment of Associations X    
     
(F) Other    F 
     
     
 
SUBDIVISION AND DEVELOPMENT CODE COMPLIANCE COMMENTS: 
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