
 

PLAN COMMISSION STAFF REPORT 

 
REPORT TO:   President Burt McIntyre and Village Plan Commission                

          
REPORT FROM:  James Korotev, Director of Code Administration   
 

AGENDA ITEM: Review and take action on a proposed building addition plan for Big 
Apple Day Care to increase the capacity of the existing building from 
99 to 135 children at 2645 Tulip Lane, VH-747-A-16.   
THE PLAN COMMISSION HAS FINAL REVIEW AUTHORITY FOR 
THIS MATTER  

 
OWNER/APPLICANT:  Stephanie Nies/Big Apple Preschool & Day Care 

 

RECOMMENDED ACTION BY PLAN COMMISSION 
Approve the applicant’s plan with any conditions as may be necessary to improve aesthetics, 
preserve the integrity of the neighborhood, and address concerns of staff and Commission 
members.  

BACKGROUND INFORMATION 
The applicant is requesting approval to construct a 1706-square-foot building addition at 2645 
Tulip Lane, VH-747-A-16. In all business and industrial zoning districts the Zoning Ordinance 
requires that no building or any improvement shall be erected, placed, or altered on any building 
site until the plans for such building or improvement, including the site plan, landscape plan, 
building plan and specifications, have been reviewed and approved by the Plan Commission.  
 
EXECUTIVE ANALYSIS 

 
1. Zoning: The property is properly zoned (B-1) for the existing use. 

 
2. Setbacks: All existing and proposed setbacks shown on the plan submitted comply with 

Zoning Ordinance regulations. 
 

3. Parking:  With a maximum of 135 children, the Zoning Ordinance requires 14 parking 
spaces for plus one space for each employee on the maximum shift. The original 1985 plans 
showed 19 parking spaces. Today, only about 17 spaces are provided because some have 
obstructions preventing parking. 

 
4. Floodplain, Shoreland Zoning & Stormwater Management:  N/A 

 
5. Land Division:  N/A. 

 

Meeting Date:  4/16/12 
Agenda Item:   #11 

 

Mission Statement 
Delivering quality services in a modern, 

courteous and cost-efficient manner. 
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6. Lighting: All proposed new lighting will consist of full cut-off type wall pacs complying with 
Zoning Ordinance lighting regulations. 

 
7. Lot and Width Area:  The existing lot complies with minimum lot width and area 

regulations for the B-1 zone. 
 

8. Driveway Locations: N/A. 
 

9. Signage:  N/A 
 

10. Garbage: N/A 
 

11. Landscape:  N/A 
 

CODE REQUIRED CONDITIONS 
 

(1) Section 50-508(1) of the Zoning Ordinance requires that “exposed exterior walls shall be 
surfaced with brick, stone, textured concrete or an equivalent masonry material on all sides. 
However, the applicant’s plan complies with the following exception to this rule: 

 
(1) The existing building was constructed prior to the effective date of this ordinance. 

(2) The construction of the existing building was authorized by a valid building permit. 

(3) The total floor area of the building addition does not exceed that of the existing 
structure. 

(4) The exterior wall material used on the building addition is identical to that of the 
existing structure. 

(2) A minimum of 14 parking spaces shall be provided and maintained unobstructed for the 
proposed 135 children served by the day-care center. In addition to this, a minimum of one 
space shall be provided for each employee on the maximum shift. The applicant has 
indicated in a previous application that more than 20 employees are employed on the 
maximum shift. Considering these parameters, the number of on-site parking spaces 
provided is inadequate. Additional required spaces could be constructed on adjacent 
property under common ownership. However, if additional spaces are constructed they will 
need to be constructed according to the codes in effect today (curb and gutter perimeter, 
10% landscaped, stormwater plan, etc.). As an alternative, the owner may consider 
contracting with the owners of the property on the north side of Tulip Lane directly across 
from the preschool to use parking spaces in this lot. If this is done, a written agreement 
between the two parties will need to be submitted to the Department of Code 
Administration. The required agreement will need to be submitted prior to any permits 
being issued for the proposed construction. 
 

STAFF RECOMMENDED CONSIDERATIONS 
 

(1) The B-1 zoning district requires that “Landscape buffers (trees, hedges, plantings, berms or a 

combination thereof) shall be installed adjacent to and across from all residential areas.” All 

properties directly south and west of the preschool are zoned residential. The Plan 

Commission may consider requiring landscape buffers between the existing building and 

proposed addition and adjacent residential properties as condition of approval of this plan 

review. 
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(2) All properties directly south and west of the preschool are zoned residential. The parking 

regulations of the Zoning Ordinance require that “All open, off-street parking areas 

containing more than three parking spaces shall be effectively screened on each side adjoining 

any institutional premises or any property situated in a residential zoning district by a solid 

wall or fence at least six feet in height.”  This regulation was in place when the original 

development took place in 1985. The required screening is not in place at this time. The 

Plan Commission may consider making screening a condition of approval of this plan 

review. 

 

ATTACHMENTS 

 

I Property Location Aerial View 

II Application for Plan Review 

III Photos of Existing Building 

IV-VI Proposed Building & Site Plans 
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ATTACHMENT I  
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ATTACHMENT II  
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ATTACHMENT III  
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ATTACHMENT IV  
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ATTACHMENT V  
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ATTACHMENT VI  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


