PUBLIC NOTICE
In Accordance with the Statutes of the State of Illinois and the Ordinances of the City of Highland
Park, a Regular Meeting of the Highland Park Plan and Design Commission is scheduled to be held
at the hour of 7:30 PM on Wednesday, April 19, 2017 at the Highland Park City Hall, 1707 St. Johns
Avenue, Highland Park, IL which is anticipated there will be a discussion of the following:
City of Highland Park
Regular Meeting of the Plan and Design Commission
Highland Park City Hall, 1707 St. Johns Avenue, Highland Park, IL
April 19, 2017
7:30 PM
MEETING AGENDA
I.

Call to Order

II.

Roll Call

III.

Approval of Minutes
1.

IV.

Draft minutes for the March 1 and March 7, 2017 PDC meetings

Scheduled Business
1.

Design Review

Agenda for Plan and Design Commission – 4/19/2017

V.

1.

777 Park Avenue West - Highland Park Hospital SIgn Package Amendment Applicant has requested a continuation to the May 16, 2017 PDC Meeting

2.

760 Central Avenue - McGovern Flats – Amendment to Design Review
Plans for an Outdoor Parking Area

2.

Public Hearing #17-04-SUP-002 for Consideration of a Special Use Permit Request
by the Park District of Highland Park to Occupy the Property located at 1220-1240
Frederickson Place with “Government Facilities & Services (not otherwise listed)”, a
Conditional Land Use consisting of a Park Maintenance and Golf Operations
Facility

3.

Continuation of Public Hearing #16-11-PUD-009 and Consideration of StaffDrafted Findings of Fact for a Three-Unit Multifamily Planned Development at
1702 First Street

4.

Continuation of Public Hearing #16-10-PUD-007 for a Major PUD Amendment for
the Four-Unit Multifamily Planned Development at 2107 St. Johns Avenue

5.

Public Hearing #17-04-SUP-003 for an Amendment to a Special Use Permit to
Modify the Site Plan and Add Parking to the Warren Barr Nursing Facility located at
2773 Skokie Valley Road

6.

Continuation of Public Hearing 17-01-PUD-002 for a Preliminary and Final
Consideration of a Planned Unit Development for a Multifamily development at
1633, 1637, 1645 McGovern Street

Other Business
1.

Administrative Design Review Approvals - None for Consideration

2.

Next Regular Meeting - May 2, 2017

3.

Case Briefing / Staff Report

VI.

Business From the Public

VII.

Adjournment

3.1

REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
DATE REFERRED:

April 19, 2017

ORIGINATED BY:

Community Development

SUBJECT:

Draft Minutes from the March 1 and March 7, 2017 PDC Meetings

Please refer to the attached minutes from the following meetings:


Special meeting of the PDC on March 1, 2017 (legal training seminar)



Regular meeting of the PDC on March 7, 2017

Documents Attached:
DRAFT PDC Minutes for the Special Meeting on 3-1-17
Draft PDC Minutes for Regular meeting on 3-7-17
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3.1.a

CITY OF HIGHLAND PARK
Wednesday, March 1, 2017

MEETING DATE:

Wednesday, March 1, 2017

MEETING LOCATION:

Council Chambers, City Hall, 1707 St. Johns Avenue,
Highland Park, IL

I.

CALL TO ORDER
At 7:07 PM Chair Glazer called the meeting to order and asked Senior Planner Cross to
call the roll.

II.

ROLL CALL
Members Present: Glazer, Kutscheid, Pearlstein, Reinstein, Stolberg, Leaf, Waxman
(8:04 PM)
Members Absent: Hecht
Staff Present: Cross
Council Liaison: Blumberg

III.

SCHEDULED BUSINESS
1. Commission training with Highland Park Corporation Counsel

VII.

ADJOURNMENT
Chair Glazer called for a motion to adjourn. So motioned by Commissioner Stolberg,
seconded by Commissioner Reinstein. On a voice vote, the motion passed unanimously.
The Plan and Design Commission adjourned at 9:24 PM.

Respectfully submitted,
Andy Cross, Senior Planner
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Attachment: DRAFT PDC Minutes for the Special Meeting on 3-1-17 (2031 : Minutes for the 4-19-17 PDC agenda)

REGULAR MEETING OF THE PLAN AND DESIGN
COMMISSION OF THE CITY OF HIGHLAND PARK, IL

3.1.b

CITY OF HIGHLAND PARK
Tuesday, March 7, 2017

MEETING DATE:

Tuesday, March 7, 2017

MEETING LOCATION:

Council Chambers, City Hall, 1707 St. Johns Avenue,
Highland Park, IL

I.

CALL TO ORDER
At 7:30 PM Chair Glazer called the meeting to order and asked Director Fontane to call
the roll.

II.

ROLL CALL
Members Present: Glazer, Hecht, Kutscheid, Leaf, Reinstein, Stolberg, Waxman
Members Absent: Pearlstein
Planner Cross took the roll and declared a quorum present.
Staff Present: Fontane, Cross
Student Rep.: Chaet
Council Liaison: Blumberg, Schuster

III.

APPROVAL OF MINUTES
A. February 21, 2017
Chair Glazer called for a motion to approve the minutes of the February 21, 2017
meeting. Commissioner Leaf stated there were several instances where Mr. Fraerman’s
name was misspelled. Commissioner Stolberg so motioned, seconded by Vice Chair
Kutscheid. Commissioner Hecht voted present. On a voice vote, the motion carried
unanimously.

IV.

SCHEDULED BUSINESS
A. Design Review - Edgewood Middle School Ring Road Located at 929 Edgewood
Road.
Commissioner Stolberg recused himself from this item.
Regular Meeting of the Plan and Design Commission
Tuesday, March 7, 2017
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Attachment: Draft PDC Minutes for Regular meeting on 3-7-17 (2031 : Minutes for the 4-19-17 PDC agenda)

REGULAR MEETING OF THE PLAN AND DESIGN
COMMISSION OF THE CITY OF HIGHLAND PARK, IL

3.1.b

Chair Glazer stated the work cannot begin until the City is satisfied that the stormwater
plan, e.g., is being prepared and is being implemented consistent with City code.
Planner Cross confirmed this.
Mr. John Fuhrer, North Shore School Dist. 112, 929 Edgewood Rd., Highland Park, IL,
introduced the team.
Mr. Don McKay, Nagel, Hartrey, 55 W. Wacker Dr., Chicago, IL, Architect, made a
presentation including improving safety, emergency access condition, relieving traffic
that backs up on Edgewood, access drive locations, road will be open during pick up and
drop off only, safer condition to have road around perimeter, maximizes stacking,
heritage trees, three crosswalks, soccer field and basketball courts, access control, gates at
ends of ring road, emergency only access drive, controlled by transponder, stormwater
management, road has curb and gutter, landscape screening, landscape buffer plants,
emergency access drive done in pavers, removal of one heritage tree, landscape plan,
stacking on ring road, pedestrian improvements, sidewalk all around the site, path made
of wood chips, school exits and existing and proposed striping.
Commissioner Hecht was concerned about cars on the ring road and how this was going
to be enforced.
Mr. Fuhrer stated they would work with the City on the education side. They will move
people along with the traffic aides and create new patterns of behavior. The afternoon is
not as heavy as the morning.
Vice Chair Kutscheid asked if the exterior of the building would change.
Mr. Fuhrer stated there would be no change.
Vice Chair Kutscheid asked if the sidewalk would be raised 4” or 6”. He asked if it was
curbed or flush.
Mr. McKay stated it would be curbed and the top turns into the sidewalk.
Vice Chair Kutscheid stated the section in the perspective disagreed on what it was.
Mr. McKay stated it was not a flush condition.
Vice Chair Kutscheid asked about the emergency access and why it was not used for
pedestrian and bicycle use.

Regular Meeting of the Plan and Design Commission
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Attachment: Draft PDC Minutes for Regular meeting on 3-7-17 (2031 : Minutes for the 4-19-17 PDC agenda)

Planner Cross made a presentation for the above item including design review item, the
Commission has final authority, application summary, existing conditions, design review
approval, design standards site plan, landscape review, heritage trees, traffic impact,
engineering/stormwater management and recommendation.

3.1.b

Chair Glazer asked if they had the pedestrian access described could parents could still
drop students off.
Mr. McKay confirmed this.
Mr. Keven Graham, Planning Resources, 402 W. Liberty Dr., Wheaton, IL, Landscape
Architect, stated students could walk along the path. They thought a wood chip path
would be natural and would not disturb the vegetation and it would still be a controlled
access.
Chair Glazer stated if the reason not to allow pedestrian or bike access on the emergency
road is to discourage parents dropping off students in that vicinity it is still available to
them to drop at the same access point and take the wood chip path.
Mr. Fuhrer stated they are not changing that. It exists today and will in the future. They
want students to come to control points with aides and then utilize the sidewalk.
Chair Glazer asked about the bike friendliness.
Mr. Fuhrer stated it is on the chip path. They have discussed if it should be crushed
stone, actual sidewalk or the chip path. They are willing to look at other materials.
Chair Glazer asked if wood chips are bike friendly.
Commissioner Waxman stated she did not think so.
Mr. Fuhrer stated the bike path is not as encouraged as the walkers.
Chair Glazer asked how many students ride bikes.
Mr. Fuhrer stated they did not know.
Vice Chair Kutscheid asked if it would be cleared.
Mr. Fuhrer stated it would be.
Vice Chair Kutscheid stated a wood chip path cannot be cleared.
Mr. Fuhrer stated it has the tree canopy and would not receive the same amount of snow.
Commissioner Leaf asked if the Fire Dept. has looked at the emergency access as far as
turn radius for the trucks. He though it was very tight.
Regular Meeting of the Plan and Design Commission
Tuesday, March 7, 2017
3 of 16

Packet Pg. 7

Attachment: Draft PDC Minutes for Regular meeting on 3-7-17 (2031 : Minutes for the 4-19-17 PDC agenda)

Mr. McKay stated there was discussion about the connection between the neighborhood
to the north and the school. There is concern about the degree to which you improve the
connection and make it attractive for people to use. Parents could also drop students off
on Thackery or Chaucer instead of using the proposed ring road.

3.1.b

Mr. Fuhrer stated the civil engineers knew the radius and it was reviewed.
Vice Chair Kutscheid mentioned the southwest entry at the turn of the road.

Commissioner Reinstein asked if there is access to parking at the west end.
Mr. Fuhrer stated there is. There are three access points.
Commissioner Hecht asked about the emergency access road and if they had statistics
showing if emergency vehicles had not been able to get to Edgewood.
Mr. Fuhrer stated there was event on Jan. 9 at the height of drop off. The first responder
was able to get there. If there is a storm and a tree falls they will still have an access.
Commissioner Hecht asked if the first responders would go all the way around to the
entrance off Chaucer or if they would they keep coming down Edgewood.
Mr. Fuhrer stated there would two ways in and two ways out. Both the Fire and Police
Depts. were positive about the secondary access.
Director Fontane stated it is best practice for a site like this to have these two access
points. The building is loaded on Edgewood and is highly accessible. During delays the
ability to get to a site from another location is critical in terms of saving minutes and
lives.
Commissioner Reinstein asked about screening and car headlights during pick up and
drop off times. He asked if there was a study for the screening.
Mr. Fuhrer stated they are in the process of cleaning up the buffer. The road will not take
out any of the buffer. They are cleaning out some dead trees which will result in some
spaces and they will add vegetation. They know where the gaps are and will add
vegetation. There are no lights being applied to the road.
Commissioner Reinstein asked about the tree removal plan and if there was a
replacement requirement.
Planner Cross stated there was and it is under the City Forester’s purview. As part of the
building permit and engineering review process the City Forester has analyzed the
proposed tree removal and suggested a replacement policy.
Mr. Fuhrer stated they performed an inventory of the whole site. A lot of the removal is
not positive growth and consists of buckthorn and undergrowth.
Commissioner Reinstein mentioned the sidewalk and who is going to use it.
Mr. Fuhrer stated it is a service for anyone using the site.
Regular Meeting of the Plan and Design Commission
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Attachment: Draft PDC Minutes for Regular meeting on 3-7-17 (2031 : Minutes for the 4-19-17 PDC agenda)

Mr. Fuhrer stated they have not changed any geometry in the street.

3.1.b

Mr. Fuhrer stated the bus exits are in the front and there are special needs exits. The bulk
of it would occur to the east. Their goal is flexibility so they can adjust as to how they
want to handle it.
Commissioner Reinstein stated he used to live close to the school and he was aware of
the traffic issues. With the people they have out in place and the rules it is like night and
day.
Mr. Fuhrer stated they have to have the resources to achieve this.
Chair Glazer asked the public to keep their comments under three minutes.
Mr. Jeff Rothbart, 771 Thackery, Highland Park, IL
Mr. Caryn Altman, 902 Thackery, Highland Park, IL
Mr. Richard Liebman, 949 Thackery, Highland Park, IL
Mr. Larry Templar, 916 Chaucer, Highland Park, IL
The above residents voiced concerns regarding the following items:
Emergency access and vehicles, flood plain, the same liberties should be extended to
private developers, invest in nice looking gate, bike path, cost of project, understanding
the financial impact, have not tried any other plan, no incentive program to encourage
students to ride a bike, pushing plan as quickly as possible, expensive, want to see written
operations plan, density, community input for landscape plan, buffer on north side of
property, community task force not set up, police presence on corner of Thackery and
Chaucer, were told ordinances would be written, property value will be affected, lack of
detail in plan, concerned about density of foliage, pollution from ring road, not sure of
Section 150 of the zoning code does not apply, emergency access gate, alternate
examples of gates are not clear, gate is inappropriate for neighborhood, placements for
gates, no clarity about gate, concern about signage, extra traffic in neighborhood,
existing path not conducive to use, decreasing the safety of the area.
Chair Glazer stated the cost of this project has not been part of the presentation. They
had received a number of emails and entered them as exhibits to the record.
Planner Cross stated hard copies of the emails are in the binders in the lobby.
Chair Glazer stated the proposal comes from the school district, not from the City of
Highland Park.
Councilman Blumberg stated the purpose of the Commission is directed toward the
design elements of the project that have been presented. The comments made are being
accepted with respect to the Commission’s review of the design issues.
Regular Meeting of the Plan and Design Commission
Tuesday, March 7, 2017
5 of 16

Packet Pg. 9

Attachment: Draft PDC Minutes for Regular meeting on 3-7-17 (2031 : Minutes for the 4-19-17 PDC agenda)

Commissioner Reinstein asked about the schedule of exits and if the students would wait
at the new corridor or go find their cars.

3.1.b

Mr. Fuhrer stated regarding operations they want to get through the evaluation processes
so they know what they will be dealing with. They have had conversations with the
building administration and want flexibility to evolve and adapt. This would be later in
the process once they have developed a plan. They have stated publicly they are
committing to five to eight traffic aides and want to work with officials to see what is
really needed. They have talked about meeting with the neighbors and this would happen
after they determine what the official plan looks like. Regarding the screening plan they
have covered a number of blind spots and this can change with the removal of the dead
trees.
Councilman Blumberg asked if Dist. 112 would undertake developing a task force to
include a representative(s) of the City, neighborhood and Dist. 112.
Mr. Fuhrer stated once they get through the process they can start the visual process
onsite. They want to make sure they are meeting the requirements of the planned
development.
Councilman Blumberg stated they had success with Dist. 113 as their lot has been
affected with the residents’ input.
Ms. Samantha Stolberg, School District 112, Board President, stated she wanted to assure
the Commission they believe they should have a neighborhood advisory committee.
Councilman Knoble stated this is not solely for beautification, but the implementation
and enforcement to see how things are going. It would not be a one time meeting but
ongoing with checkpoints along the way once the plan is implemented.
Mr. Fuhrer stated the goal would be to have it as an operational oversight committee.
Mr. McKay stated regarding the operations, the approval of the Commission will be
conditional on some of the things they have suggested such as the ring road will only be
used during pack up and drop off, emergency access drive, a wood gate would be more
desirable aesthetics and location of gate.
Chair Glazer stated the gate would be a good item to run through the task force.
Mr. Graham stated they had looked at the vegetation that is there and it is mostly
deciduous. There will be some gaps from the tree removal. They want to bring in a
mixture of plant material to augment some of the canopy being lost. Also they need to
have evergreen plantings. They want to work with the neighbors to identify additional
gaps. The buckthorn will be thinned out.
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Attachment: Draft PDC Minutes for Regular meeting on 3-7-17 (2031 : Minutes for the 4-19-17 PDC agenda)

Chair Glazer stated the Commission focuses on the design issue for purposes of this
hearing. They cannot consider issues regarding cost and a task force and they are outside
of their purview. They could consider screening for residents, what kind of gate would
be installed and a written operations plan. He asked the District for their input.

3.1.b

Chair Glazer stated the concern was not so much the species as the quantity. The gaps
should be filled in.

Chair Glazer stated they often ask for a more detailed landscape plan showing how they
intend to provide the buffering.
Mr. Graham stated they have supplied a landscape plan which identifies most of the gaps
they see today. If additional gaps are created they can add to those when they are
identified. They are having continuous landscaping and part of it are trees and some is
clump vegetation and some evergreen. If they need to switch out some of the planting
they can do that.
Mr. Fuhrer stated they are not touching buffer and are adding to it. It is more a mixture
of evergreen vs. just the brown seen today. It would not just be a green wall of
evergreen.
Vice Chair Kutscheid stated the graphic was not well represented on the plant schedule.
The pines and spruce are a better screen than the deciduous trees.
Mr. Graham stated they have adjusted the arbor vitae while working with the Forester to
the larger evergreen trees.
Vice Chair Kutscheid stated there are some really dense deciduous shrubs.
Commissioner Reinstein asked if there was an updated plan.
Mr. Graham stated not to the landscape plan, but to the smaller visual. The actual
landscape has the larger evergreen trees.
Planner Cross asked what had been updated.
Mr. Graham stated they are not using arbor vitae and junipers, but fir and pine trees.
Planner Cross asked if the plant schedules in the 2-21-17 plans are current or if there is an
updated plant schedule.
Mr. Graham stated the one Vice Chair Kutscheid has the current one.
Mr. McKay stated some of the confusion may be when they made a formal submittal to
the City it included the diagrams in the booklet and was part of the initial submittal.
Based on that they received comments on the lack of landscape specificity. The
landscape plans were resubmitted and these current plans represent what is being
proposed for the project.
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Mr. Graham stated they are trying to do this and may need to do more as trees are taken
out. The District is willing to work with the neighbors to augment and add to this.

3.1.b

Commissioner Reinstein asked about the emergency access gate off Chaucer and if they
could have a picture of the area and superimpose the gate on it so the residents would
have an idea what it would look like.
Chair Glazer stated he wanted to see further discussion on screening and have the
comfort of knowing the residents are going to have the buffering. The gate is something
he could defer and thought it was better to have the neighbors’ input than the
Commission’s. He mentioned the ring road and they did not anticipate 70 cars all at one
time, but the school may grow and they could have heavy ringing on ring road. He was
struck by Mr. Rothbart’s question about use of the access road for emergency vehicles.
When the road is not in use would they come up Edgewood and if the ring road is busy
how will an emergency vehicle get through.
Commissioner Leaf stated he would like to see two or three photo simulation options for
the gate.
Mr. McKay stated it operates like any other road in an emergency. One lane is for
parking and another is a bypass. You can use a dedicated fire lane for pick up and drop
off as long as the vehicles are occupied. You lose control when you have unoccupied
vehicles.
Mr. Fuhrer stated the emergency access is not just for school use but for 24/7 access to
the community in case the other access was blocked off.
Commissioner Leaf asked if the Fire Dept. had agreed with this.
Mr. McKay stated they had.
Chair Glazer asked if this road would only be open when school is not in session and they
would have to open the road before school lets out.
Mr. Fuhrer stated the parents can line up and move around the road to pick up the
students.
Mr. McKay stated it is hard to appreciate what improvements this might represent unless
you have seen what happens on Edgewood when school lets out. There are parents along
the road and in the parking lot. This will provide a more organized way as opposed to the
chaos that exists right now.
Mr. Fuhrer mentioned they have had community engagement committees and this one
issue that has come up on every study and this lack of control at the site is a challenge.
This has been on the docket for a while and they have held off capital improvements.
Regular Meeting of the Plan and Design Commission
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Director Fontane stated there is a comment from the Forester concerning additional
landscaping. He stated staff could work with the applicant to look at that more closely
and work with the applicant and provide the Commission a better idea what that might
be. He mentioned the gate and they could obtain more information on what it may look
like.

3.1.b

The enhancement of the ring road and the safety access drive is something that has been
evaluated by multiple committees.

Mr. Fuhrer stated the studies refer to this being needed as is regardless of any change to
the site. The purpose of the ring road is to help traffic flow and get it off the streets. It
would also allow a safer place for the students.
Chair Glazer they needed input from the community and this represents substantial
progress. A lot of it that sounds productive, better access, a lot of positive attributes
make a good plan even better. They stated they needed additional work on the screening
portion of the proposal, a task force to create goodwill. He suggested they could come
back and fine tune this.
Planner Cross stated the next meeting March 21 and is full. The first meeting in April
would give them time to put their ideas together.
Chair Glazer asked Mr. Fuhrer if that was acceptable.
Mr. Fuhrer confirmed this.
Chair Glazer asked the date.
Planner Cross stated it was April 4.
Chair Glazer asked if there was a meeting on election day.
Planner Cross stated election day is not a conflict.
Chair Glazer asked if there were many items for that date. He asked about April 11.
Planner Cross suggested April 4 and if they found there were problems they could
reschedule.
Chair Glazer they would reschedule for April 4 but they could move this up or back.
Mr. Fuhrer mentioned the community engagement and asked if they anticipated that
happening between now and the next meeting.
Commissioner Waxman asked if they would rather do the task force first.
Mr. Fuhrer stated they would rather have their perspective first and then they could take
the task force into the field and work with them based on the scope and concept.

Regular Meeting of the Plan and Design Commission
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Commissioner Hecht stated this was conceived in relation to a reconfiguration plan and
these plans assume an influx of students. He has not seen a plan where this is deemed
necessary with the status quo being maintained.

3.1.b

Councilwoman Nobel stated she had been in contact with the City Manager who will be
in touch with the District. She thought it was a meeting they needed to have with staff
and determine the next path. They could come back to the Commission and then start
working on a task force.

Vice Chair Kutscheid stated they should narrow down the path to the north regarding
materials, accessibility and maintenance.
Chair Glazer stated he would like to see more bike advocacy.
Commissioner Reinstein asked where the bike racks were kept.
Mr. Fuhrer currently they were on the west side of the building.
Vice Chair Kutscheid asked about a signage plan.
Mr. Fuhrer stated they would look into it.
Commissioner Leaf stated he would like to see some photo simulations for the gate
options.
Mr. Fuhrer stated they had noted a lift gate option and now they are considering swing
gates due to Fire Dept. input.
Commissioner Reinstein asked about a traffic management plan and if this should come
back to the Commission.
Councilman Blumberg stated this is not a design issue in this instance.
Commissioner Reinstein stated when they dealt with Dist. 113 it was a good thing to go
through the process.
Councilman Blumberg stated the difference between what occurred with Dist. 113 is that
they proceeded with a PUD which required complete approval. This is not a PUD and is
just here for the design elements. This is the final stop for this issue.
Chair Glazer stated they are here for design review and there are many other aspects they
could comment on.
Chair Glazer called for a motion to continue to April 4, 2017. Commissioner Hecht so
motioned, seconded by Commissioner Waxman. On a voice vote, the motion carried
unanimously.
B. Consideration of Public Hearing #16-09-SUP-005 for a Special Use Permit in the
Nature of a Conditional Use for a “Cellular Telephone Facilities Without Towers for
Use with Radio and/or Other Transmitting and Receiving Equipment, Including
Regular Meeting of the Plan and Design Commission
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Mr. Fuhrer stated that would be their preference.

3.1.b

Cellular Telephone and Personal Wireless Communications Facilities” on Utility
Poles at Four Locations in the Highland Park Public Right-Of-Way: 391 Lambert
Tree Road, 433 Lambert Tree Road, 201 St. Johns Avenue and 400 St. Johns
Avenue.

Chair Glazer called for a motion to continue to March 21, 2017. Commissioner Hecht so
motioned, seconded by Commissioner Waxman. On a voice vote, the motion carried
unanimously.
C. Continuation of Public Hearing #16-10-PUD-007 for a Major PUD Amendment for
the Four-Unit Multi-Family Planned Development at 2107 St. Johns Avenue.
This item will be continued to the March 21, 2017 PDC Agenda without discussion.
Chair Glazer called for a motion to continue to March 21, 2017. Commissioner Hecht so
motioned, seconded by Commissioner Waxman. On a voice vote, the motion carried
unanimously.
D. Continuation of the Public Hearing and Consideration of Staff Drafted Findings of
Fact Recommending Approval of Public Hearing #17-01-PUD-001, a Substantial
Amendment to PUD #14-05-PUD-001 Laurel Court II Located at 833 Laurel
Avenue.
This item will be continued to the March 21, 2017 PDC Agenda without discussion.
Chair Glazer called for a motion to continue to March 21, 2017. Commissioner Hecht so
motioned, seconded by Commissioner Waxman. On a voice vote, the motion carried
unanimously.
E. Continuation of Public Hearing #16-11-PUD-009 for a Concurrent Preliminary
and Final Planned Development Review for a Four-Story Multi-Family Building
Located at 1702 First Street.
Planner Cross made a presentation for the above item including site plan, existing
structure, rendering of proposed four-story building, previous consideration, visibility
concerns, photo of driveway entering onto First St., sight line exhibit, vision triangle,
landscape plan, lighting plan revisions, handicapped accessible parking, site plan,
requested modifications and recommendation.
Commissioner Reinstein asked if the landscape plan has been reviewed by the City.
Planner Cross stated the City Forester reviews the species and had no objections.
Vice Chair Hecht asked about a minor modification to the site plan.
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This item will be continued to the March 21, 2017 PDC Agenda without discussion.

3.1.b

Chair Glazer asked if the state would require a handicapped space.
Mr. Bernstein stated they would not if they receive a waiver on the guest parking.
Planner Cross stated the City’s plan reviewer has concurred with this.
Mr. Jim Fraerman, 609 Laurel, Highland Park, IL, Architect, made a presentation
including there was little change to the site plan, the gate to the west is moved next to
building to the north, changed the species of crab apple, short on number of shrubs and
corrected with Planner Cross, will comply with ordinance, could not get data on lighting
plan and they will comply with light levels on the property edge, will have downlight
over door, driveway building has no effect on driveway to the north, it is slightly forward
of Hadassah building, driveway slopes down, and does not interfere with sight line of
driveway and lighting is dark sky compliant.
Commissioner Stolberg asked about the car in the 1660 driveway.
Mr. Fraerman stated it was his car. He stated they tested the building and were looking
ay the amount of glass and were trying to not make it an overly glassy building. They
tested it against the LEDD standards that deal with bird friendly facades. If the number is
under 15 you are considered bird friendly and they are at 8.6. All the lighting is dark sky
which is beneficial to the birds.
Chair Glazer stated when the applicant was here last they said they were gong to put in
bird friendly glass.
Mr. Bernstein stated they would explore it. He wanted to make sure there was not
confusion.
Commissioner Stolberg mentioned a monetary contribution. He stated the City has a list
of potential public benefits. He did not like money being exchanged for zoning relief.
He asked for an actual benefit rather than a dollar amount. He asked for an explanation
of the rating for the building for bird friendly.
Mr. Fraerman stated in the last few years the LEED organization introduced a new topic
and created a factor called the Bird Collision threat factor rating. You plug factors into
the system and the idea is to come up with a building that is not overly reflective and it
was well within their guidelines.
Commissioner Reinstein asked if there was a computation.
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Mr. Cal Bernstein, 473 Sherwood, Highland Park, IL, Attorney, made a presentation
including clarifying two items, public benefit, bird friendly is cost prohibitive, these are
rental apartments, feedback from neighbors, siting issue, meets code, ability to see down
street, handicapped parking waiver, two handicapped spaces in City’s public lot and
across the street.

3.1.b

Planner Cross stated the computation was complex and has to do with different types of
services and ratios. The goal is make enough obscured surfaces so there no way birds
can confuse it with sky. After you run the computations you get the bird collision threat
factor which needs to be below 15 to achieve the minimum LEED and the applicant’s is
half of that.
Commissioner Stolberg stated so whether it is glass or façade, the end result is the same.
Commissioner Reinstein asked what the score would be if they used the glass.
Mr. Fraerman stated the score would continue to come down.
Councilman Blumberg stated the public benefit is designed to offset the impact of the
building. The building satisfies LEED standards for bird safety. He hoped they would
consider a specific public benefit beyond the LEED recognition.
Chair Glazer asked for comments from the public.
Ms. Ruth Freer, 1660 First St., Highland Park, IL, stated she represent her building and
mentioned the city parking lot, zoning differential, pedestrian coverage is not a
requirement of the zone, request city to reconsider pedestrian coverage for the west side
of First St., proposed development would endanger residents of Sheridan Square,
pedestrian coverage endangers neighborhood, train parking, Ravinia parking, stop sign, a
lot of traffic, not in downtown Highland Park, buildings are set back, RO zone should
maintain traditional coverage, danger of moving these buildings forward, photos showing
existing buildings, cannot see when exiting driveway, cutout, only exit is onto First St.,
crosswalk, alley is congested, parking is full, pedestrian issues on First St., and safety and
welfare of residents.
Commissioner Stolberg asked if the parking is like this now how is it any different with
25% less dense building. He did not think the view was impeded.
Ms. Freer stated if you are in the in driveway you can’t see the street. If the buildings
were up to the sidewalk that would put them father into the street. If this is passed for
one building it will be passed for future buildings. She thought it was dangerous to the
pedestrians.
Chair Glazer stated he appreciated Ms. Freer’s comments.
Planner Cross stated the property lines of these properties are 4’ west of the sidewalk. If
a property within the RO district were constructed all the way to the property line it
would still be 4’ off the sidewalk. That is what is proposed with the front balcony.
Commissioner Stolberg asked if it would be above.
Regular Meeting of the Plan and Design Commission
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Mr. Fraerman stated there was a computation they went through to come up with the
score.

3.1.b

Planner Cross stated it extends out on the first and there are columns.

Mr. Fraerman stated the main façade is 6’ back from the property and another piece of
the building is 10’ back from property line so the main façade is 10’ back from the
sidewalk line and another portion is 14’ back.
Mr. Bernstein suggested they would go back and rethink the public benefit and the staff
could draft findings of fact. So as not to stall the application, they will work with staff on
a revised public benefit and come back at the next meeting.
Chair Glazer stated the suggestion was made to allow the applicant to revise the public
benefit along with drafting the findings of fact.
Vice Chair Kutscheid stated he agreed.
Commissioner Stolberg agreed.
Commissioner Leaf stated he agreed and stated there were four items in the staff report
and asked if these would be covered in the findings.
Planner Cross stated they would be.
Chair Glazer called for a motion to direct staff to draft findings of fact consistent with the
plan presented tonight, with a revised public benefit and landscaping must meet City
code. This will be presented at the March 21, 2017 meeting. Vice Chair Kutscheid so
motioned, seconded by Commissioner Stolberg. On a voice vote, the motion carried.
Commissioner Reinstein voted nay.
Mr. Schuster suggested continuing the public hearing to the next meeting.
Chair Glazer called for a motion to continue the item to the March 21, 2107 meeting.
Commissioner Hecht so motioned, seconded by Vice Chair Kutscheid. On a voice vote,
the motion carried unanimously.
Director Fontane stated there would be no further notice.
V.

OTHER BUSINESS
A. No administrative design review approvals.
B. Next Regular Meeting – March 21, 2017
C. Case Briefing
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Commissioner Stolberg asked if the columns were solid to the wall or open.

3.1.b

Director Fontane stated there are several items coming back to City Council and they are
working to draft approval documents for Hidden Oaks, Simply Self-Storage and the Park
Dist. plan.
BUSINESS FROM THE PUBLIC
There was none.
VII.

STAFF REPORT
Planner Cross stated the new staff report category is a universal addition to all agendas.
Director Fontane stated essentially the staff report is a case briefing.
Commissioner Reinstein stated the reason he voted no on First St. was because he wanted
to see all the sites developed as one.
Vice Chair Kutscheid asked about obtaining readers for the Commission to receive
meeting agendas and documents. He thought maybe they could charge this back to the
applicants.
Commissioner Hecht stated the Zoning Board was all electronic.
Planner Cross stated he tells the applicants what they require for submittals and what they
get is often different.
Commissioner Hecht asked if they could require the applicants to do everything
electronically.
Planner Cross stated they do require hard copies for staff review and they send it around
to different departments for review. There has not been a big push to supply this
technology. If there is a universal interest by the Commission they can bring that
forward.
Vice Chair Kutscheid indicated all the extra copies represented trees and was expensive.
Director Fontane stated they do not distribute full size plans. The applicant wanted to
give the Commission full size plans and when they are reviewing they prefer full size. It
can be difficult to review plans on a computer screen.
Planner Cross stated there are times when an applicant wants to provide a top notch
presentation to the Commission.

VIII. ADJOURNMENT
Chair Glazer called for a motion to adjourn. So motioned by Commissioner Reinstein,
seconded by Vice Chair Kutscheid. On a voice vote, the motion passed unanimously.
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VI.

3.1.b

The Plan and Design Commission adjourned at 10:40 PM.
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Respectfully submitted,
Joel Fontane, Secretary
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4.1.2

REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
DATE REFERRED:

April 19, 2017

ORIGINATED BY:

Community Development

SUBJECT:

760 Central Avenue - Design Review for A New Metal Roof Over
Outdoor Parking at McGovern Flats

SUBJECT PROPERTY
Site Location:
Current Zoning:
Applicant:
Property Owner:

760 Central Avenue – “McGovern Flats”
B4-5 Service Commercial
Greg Merdinger, 1101 W. Monroe, Chicago, IL 60607
Greg Merdinger, 1101 W. Monroe, Chicago, IL 60607

Figure 1: McGovern House Development

Figure 2: Location Map

APPLICATION SUMMARY:
Plans for the McGovern Flats multifamily development at 760
Central were approved by the Design Review Commission in
2015 and as part of the PUD approval by the City Council in
2016. The site plan included an outdoor 22-space parking area
for tenants and guests parking covered by a wooden trellis. As
approved by the DRC in 2015 and the City Council in 2016, the
wooden trellis incorporated landscaping vines and was
supported by steel columns (see approved plans as Attachment
1). The owner is proposing to change the wooden trellis to a
solid metal roof panel, based on feedback from pre-leasing.
Comments from potential buyers indicate a preference for
covered parking instead of the wooden trellis.
Proposed Solid Roof Carport

Trellis
over
parkin
g

Figure 3: Proposed Site Plan
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The carport is
located along the
alley on the west side
of the property (see
site plan in Figure
3). The proposed
metal roof will be
supported by steel
columns (see sample
structural drawings
as Attachment 4).
Figure 5: Sample NonFigure 4: Proposed Section Through Carport
Tandem Carport Photo
The proposed metal
roof to cover the tandem outdoor parking spaces will be constructed of a
solid corrugated metal panel with 26 gauge silicone modified polyester finish in charcoal gray,
made by Fabral Metal Wall and Roof Systems. The color will be similar to the previously
approved black finish for trim and metalwork on the building’s exterior (see Attachment 5).
Landscaping vines will no longer be included as part of the proposed carport. Vines are shown
on the trellis on DRC-approved landscaping plans dated May 28, 2015.
Carport Photos
The applicant has provided photographs of sample, non-tandem carport structures, as shown in
Figure 5 (see Attachment 2 for all photographs).
Previously Approved Lighting
No new lighting will be installed as part of this roof material change. Lighting
underneath the metal cover will be installed on plans dated January 5, 2016 that
were approved as part of the Planned Development.
The previously approved exterior parking light fixtures are Bega US LED fixtures (see Figure Figure 6: Previously
Approved Light Fixture
6). The five approved lights will be staggered between the tandem spaces. The applicant
states the lights would be mounted inside the structural beam and not visible until walking into
the parking space. Please see the approved photometric plan included in the approve plans (see Attachment 6).

DESIGN REVIEW STANDARDS:
The following Design Review Standards are applicable to this review:
176.205(A) Site Plan
(1) The site shall be planned to
(a) provide a desirable transition from the streetscape,
The proposed carport will have minimal visual impact on the Central Avenue
streetscape due to its location (see contextual photos as Attachment 3). It will be
alongside a public alley, and set back and separated from the streetfront by the
part of development’s building.
(b) meet the parking design requirements of Article VIII of Chapter 150 of this Code, and
The proposed amendment does not change the parking provided.
(c) meet the landscape planting and screening requirements of Article XXII of Chapter
150 of this Code.
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The previously approved landscaping fulfilled Article XXII requirements without
a need for trellis vines.
(3) Building configurations that tend to catch and accumulate debris, leaves, dirt, trash and
rubbish shall be avoided.
The roof of the proposed carport will be powerwashed from the adjacent raised
garden area.
176.205(B) Site Treatment
(2) Grades of walks, parking spaces, terraces, and other paved areas shall provide a safe and
stable surface for walking.
The proposed carport will not change the previously approved grade.
176.205(C) Building Design
(1) Building mass, scale, and lines, including roof forms, shall be designed to be harmonious
with the design of adjacent buildings.
The mass and roof form of the proposed carport will be a solid, corrugated shape
which will maintain the same scale and height of the previously approved trellis.
This design will be harmonious with the McGovern House development. The
development’s west elevation is six stories tall with balconies providing
horizontal accent lines (see West Elevation in Attachment 6).
(2) Buildings shall be designed to avoid monotony with respect to roof line, windows,
location and size of principal entry, location and orientation of garage entries, and cladding
material and color.
The dark metal cladding of the proposed carport will match the contemporary
design of the development. In particular, the cladding’s material and charcoal
gray color will match the development’s balcony metalwork and and other trim
details.
(3) Building materials shall be durable and conducive to easy maintenance and upkeep.
The 26 gauge metal of the proposed carport will be durable and able to be
maintained by powerwashing.
(5) Building additions and modifications shall maintain safe access and pathways, and allow
for the functional use of spaces between buildings.
The proposed carport will not change the configuration of the previously
approved pathways.

APPROVAL PROCESS:
Article 6 of Chapter 150 gives the Plan and Design Commission final approval authority. The
Commission is asked to determine whether the proposed carport satisfies the standards noted
above. The PDC may vote to approve the request (with or without conditions), deny it, or
recommend specific changes and continue it to a future meeting.
If the Commission approves the request, a Certificate of Design Review Approval will be drafted
for the proposed design changes. All building permits issued for the signs will be reviewed for
conformance to the approved plans.
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RECOMMENDATIONS:
The Department of Community Development recommends that the Plan and Design Commission discuss the
proposal per the design standards enumerated above. The Commission can approve the plans, deny them, or
recommend changes and continue the discussion to a future meeting.

Documents Attached:
Attachment 1 - Excerpt Narrative and Submitted Drawings
Attachment 2 - Example Photos
Attachment 3 - Context Photos
Attachment 4 - Carport Sample
Attachment 5 - Carport Material Sample
Attachment 6 - Previously Approved Plans / Final PUD Approval
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PLANT SCHEDULE
Quant. Initi als
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SHADE TREES
2 AFAB
2 AFMO
1 QCSO
2

rrss

Acer fremanii 'A,utumn Blaze'
Acer freemani i 'Morgan'
Quercus c occinea
Tilfa tomentosa 'Sterling'

Autumn B laze ~Aap!e
Marmo Freeman Maple
Scarlet or Hi ll's Oak
Sterling Silver

3"
3"
3"

BB
BB
BB

3"

ea

40'
40'
See drawings
See drawings

Techny Arbor.nae
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Fothergilla gardenni W indy City'
Hypericum kalmianum 'Ames'
ltea vlrginlca 'Morton.'
Rhus aromatica 'Gro-Low'

24"
24"
24"
24"
24"
3 Gal

BB
BB
BB
BB
BB
BB

30"
30"
30"
30"
40"
36"

24'1
24"

BB
BB

40"

5
5

12 FLAT
# 1
#1
#1
24 FLAT
#1
# 1
18 FLAT
24 FLAT
# 1
24 Flat

CONT.
CONT.
CONT.
CONT.
CONT.
CONT.
CONT.
CONT.
CONT.
CONT.
CONT.

12"

5

24"
14"

5
5
5
5
5
5
5

24 Flat

CONT.

24 Flat

CONT.

Iroquois Beautf Black Chokeberry
Blue Mist Spira~ a
Windy City Fothergi lla
Arnes Kalm St . Johnswort
Vi rginia Sweetsplre
Gro-Low Sumac

120-GOSW

5
5
5
5

5
5
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3 BNLK
2 BPWB12

EVERGREEN SHRUBS
10 JCSG
7TMDD

Juniperus chinensis var. sargentii "Glauca'
Taxus x media 'Densiform1s'

Blue Sargent Junfpe_r
Dense Yew

GROUNOCOVER & PERENNIALS
340
24
70
100
170
12
80
140
80
40
90

GOSW
HPPP
PDWP
PSEB
PTJS
PVSS
SHPD
SRAA
SSDB
SSTB
VMDB

100

vr-..~RS

50 VWBV

Galium odoratom
Heuchera 'Purple Petticoats'
Phlox divaricata
Phlox subulata 'Emerald Blue'
Pachysandra termlnalis "Green Carpet"
Panlcum ._,rgatum 'Shenandoah'
Sporobolus heterolepis
Sedum rupestre Angeli na
Sedum spurium 'Dragon's Blood'
Schizachyrium scopari um 'The B lues'
Vi nca minor 'Dart's Blue'
Vi nca minor 'Ralph Shugert'
Verooica 'Waterperry Blue'

Sweet Woodruff
Purple Petticoats Coralbells
Wood Phlox
Emerald Blue Creeping Phlox
Green Carpet Pachysandra
Shendanoah' switch grass
Prairle dropseed
Angeli na' Sedum
Dragon's Blood Stonecrop
The Blues' Little bluestem
Dart's Blue Periwlnkle
Ralph Shugert Common Periwinkle
Waterperry B!ue' Veronica

12"

18"
30"
24"
16"
18"
24"

18"
12"
16"

2-VLMM

-CGCG

I
I

5
5
5
5
5

>-

Clemantis x 'Guernsey Cream'
Schizophragma hydrangeoides 'M insens'
Wisteria frutescens 'Amethyst FaUs'

Guernsey Cream C!emantis
Rose Sensation 1M False Hydrangea Vi ne
Amethyst Fal ls American Wisteria

# 1
# 1
#1

CONT_
CONT.
CONT.

24'
24'
24'

-VJJV

t-

I

@--1-

VINES
39 CGCG
18 SHMR
50 WFAF

<C

5
5

I

-HKKS

w

6-= ,
-CCDK

I

-VLMM

I

5

w

0

0::

t-

I

1.
2.
3,
4

5,
6.

7.

8.
9,

10.
1L
12.
13,
L\.
15.

16.

ALL DIMENSIONS ARE TO BE VERIFIED IN THE FIELD BYTHE CONTRACTOR.
SIZE AND GRADING STANDARDS OF PLANT MATERIAL SHAU. CONFORM WlTll THE LATFSf EDmON OF ANSI zso.1, AMERICAN
STANDARD FOR NURSERY STOCK, BY AMERICAN NURSERY &LANDSCAPE ASSOCIATION.
SPECillS AND SIZF.1 OF PLANTS USTED IN THE PLANT UST, ARE SUBJECT TO AVAILABILTIY AT TIME OF INSTALLATION. IF
SUBSTITUTIONS ARE NllCllSSARY, THE CONTRACTOR SHAU. SUBMIT ALL REQUFSfS TO THE LANDSCAPE ARCHITECT FOR
APPROVAi.
PLANT QUANl'ITIF.'! SHOWN ON THE DRAWINGS AND IN THE PLANT UST, ARE FOR CONVENIENCB ONLY. THE NUMBER OF PLANT
SYMBOL'! SHOWN, SUPERSEDE ALL QUANTITIF1! PROVIDED. IT JS THE CONTRACTOR'S RF.'!PONSIRIImTO VERIFY ALL QUANTITIF1!
GIVEN ON THE DRAWINGS AND NOTIFYTHE LANDSCAPE ARCHITECT OF ANY DJSCREPANCIF.S PRIOR TO INSTALLATION. THE
CONTRACTOR IS RF.'!PONSIBLE FOR INSTALLING ALL PLANTINGS SHOWN ON THE DRAWINGS.
CALL J.Ul.I.F. (1-Boo.892.0123) AT LEAST 48 HOURS BEFORE STAR DIGGING. ALL UNDERGROUND 11l'ILITIES ARE TO BE LOCATED
PRIOR TO DIGGING. IF UTILITIES OR OTHER OBSTRUCTIONS ARE DISCOVERED TO CONFLICT WlTll GRADING OR PLANT
PLACEMENT, NOTIFYTHE LANDSCAPE ARCHITECT SO TIIAT ADJU8I'MENI'S CAN BE MADE.
TOPSOIL SHALL BE 'LOAM' SOIL, COMPRISED OF 3096-60% SAND, 20%-50% SILT AND 5%- 20% CTAY. TOPSOIL SHALL HAVEA pH OF
BEIWEEN 6.o AND 7.0, AND ORGANIC MATIER OF BETWEEN 3% AND 8%. SOIL SHALL BE FREE OF LEAVES, BRANCHES, DEBRIS,
CHEMICAL'! AND TOXINS. PROVIDE ASOII.ANALYSJS OF TOPSOII. FORAPPROVAI.
BACKFILL MIX FOR PLANTINGS SHAU. BE AS FOU.OWS:
TREES AND SHRUBS: 70% TOPSOii, 5% COARSE SAND, AND 5% PINE FINFJI.
PERENNIA!.'! AND GROUNDCOVER: 50% TOPSOii, 25% COARSE SAND, AND 25% PINE FINFJI.
ALL PLANTING MIXF.'I SHAU. BE THOROUGIII.Y MIXED OlJIBIDE OF THE PLANTING PIT.
PROVIDE POSITIVE DRAINAGE FLOW. DO NOT OBSTRUCT THE NATURAL OR ENGINllERED DRAINAGE FLOW PAITERNS. NOTIFY
THE LANDSCAPE ARC!DTECT OF ANY DRAINAGE CONCERNS.
CONTRACTOR SHAU. TAKE ALL PRECAUTIONS TO PROTECT EXI8I'ING PLANT~ LAWN
AND PAVED AREAS TO REMAIN. ANY DAMAGE TO THESE AREAS SHAU. BE REPAIRED OR REPLACED BY THE CONTRACTOR AT THEIR
EXPENSF. DAMAGED LAWN AREASARE TO BE REGRADED AND RESTORED WlTll SOD.
ALL EDGES INCOURTYARDWIIJ. HAVEA4" ALUMINUM EDGING FORMED INLINilS ORCIJRVF.'!AS SHOWN ON THE DRAWINGS.
SEE DETAIL SHEETLL2 FORADDffiONALINFORMATION. ALLOTIIERBEDS EDGES TO BE WEIJ. SHAPED 'SPADUUT EDGES, 3"
DEPTH, FORMED IN LINilS OR CIJRVF.'l AS SHOWN ON THE DRAWINGS.
APPLY APRE-EMERGENT FOR GRASSY AND BROADLEAF WEEDS TO ALL SHRUB BEDS AND TREE RINGS. DO NOT APPLY
PRE-EMERGENT TO BEDS OF GROUNDCOVERORANNUA!.'!.
SER ADDffiONAL DETAIUI AND SPECIFICATIONS.
THE CONTRACTORSHAIJ. BERWONSIBLE TO WATER&MAINTAIN ALL LANDSCAPE& PLANTS FOR ONE ENTIRE GROWTH SEASON
AFI'ER PLANTING. ALL DAMAGED OR DEAD PLANTS SHAU. BE REPLACED BY CONI'RACfOR FOR PLANTS OF SIMILAR SIZE &SPECillS
TO EXI8I'ING PLANTS AT NO COST TO THE OWNER.
AU.AREASNaTSPECIFIEDINTHEDRAWINGSWIU.HAVE2"0F SHREDDED HARDWOOD MULCH.

TOTAL NUMBER OF NEW PLANTS:

LANDSCAPE CALCULATIONS

Shade Trees: 7(IncludingpukwajS)

REQUIRED

Ew!gnon Trees: w

Oroame111al Trees: 2<)
Wge F1owWg Shrubs: 53
Small F1owWg Shrubs: 211
Smallllw!gnonShrubs: 17
Ground<Over, perennials, and gr-: ~296
Vmes:107

©-i-

LEGEND

GENERAL NOTES

Parkway Troe

i
I

CourtYanl:

McGOVERN FLATS
HIGHLAND PARK ILLINOIS

1-BPWB10
-IVMS

0::

®---!-

w

_j

>

0

I

1 -AMMI

#1\

o-VMDB """

--+--

G

(

lt-RAGL
11-RA L

@@
®@
00
008
00

==

PBikway tro:s: o
Foondation Planting: 5' Wide
Foundation Planting Quantities:
Property lines: 179.71' (North)+ 249.8.\' (Fat)+ 179.75' (South)~ 6o9~·
1 - 3" or8' / 40 LF = 15 Shade or Ornamental Trees
1 • 3n or 8' / 6o LF = 10 Evergreen Trees
1- 24" / 5' LF = 122 Shrubs

Llneal Pocket Park:

2-BPWB12

en
z

~--

T

I'

-BNLK
GROUND

I

H

Oroame111al Tree

•
Wge Flowering Shrub

1-8' Wide
1Existing Tree to Remain
2 Shade Trees +7 Ornamental Trees
10 Ew!gnon Trees
27 lmge F. Shrubs + 137 Small F. Shrubs
514Ground<Over& Pereooiala
30Vmes
4 Ornamental Trees
10 Small F1owWg Shrubs
7 Small Ew!gnon Shrubs
240 Groundcover
18 Ornamental Trees
14 Imge F. Shrubs+ 67Small F. Shrubs
542 Ground<Over& Pereooiala

T

r
0

Small F1owWg Shrub
Small Ew!gnon Shrub
Ground Cover, Pereooiala &
Grasses

PROVIDED
5 Sbade Trees +4 Existing Trees to RemBin

77Vmes

LAND
EEDGING
SEEDET
SHEETLl.2
VINES
SEE PLANljlNG DETAIL
SHEETL1.2

-+-~~

• •

~
to remain
JOINT
UTILITY
LOCATING
INFORMATION FOR
EXCAVATORS

DDDDDDDDD

-CSRO
-JCSG

DDDDDDDDDDDD

DDD

-CSRO
12-AABB
o-SHPD

-HKKS

c.II811or
1- Boo-892-0123
PLAN
NORTH

48 Hours befure you dig
(Excluding Sat Son. & Holidays)

O'

TRUE
NORTH

rn
20'

40'

5.28.2015

LANDSCAPE PLAN - L1

PRIORITY LANDSCAPE I ARC H ID E A S
Architecture
& MAINTENANCE
Interiors
Planning
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4.1.2.f

( \ - - - - - + - - TREETRUNK

:--.,.,,,.c:_,~

_ ___:"-----

SNOWFENCEATDRIPLINEOR1'PER
EACH 1" OF TREE CALlPER SET BACK,
WHICHEVER IS LARGER.

NOTES:
USEOFLOWPROFILEBASKETWILLALLOWBASKET,
BURLAP AND TWINE TO REMAIN INTACT THROUGH
THEFIRSTYEAROFJNmALESTABLlSHMENT.

T-BAR STAKES

PLAN

NOTES:
KEEP TREE IN APLUMB AND STRAIGHT POSffiON
THROUGHOUT ESTABLlSHMENT PERIOD.

NOTES:
KEEP TREE IN APLUMB AND STRAIGHT POSffiON
THROUGHOUT ESTABLlSHMENT PERIOD.

REMOVE ALL BROKEN, SCARRED, OR INTERSECTION
BRANCHES. NEVER CUT OR DAMAGE THE LEADER. ALL
PRUNING IS TO BE DONE AFTER PLANTING, RETAINING
NORMAL PLANT FORM.

REMOVE ALL BROKEN, SCARRED, OR INTERSECTION
BRANCHES. NEVER CUT OR DAMAGE THE LEADER. ALL
PRUNING IS TO BE DONE AFTER PLANTING, RETAINING
NORMAL PLANT FORM.

IT IS THE RESPONSIB!LlTY OF THE INSTALLlNG
CONTRACTOR TO CUT AND REMOVE ALL BURLAP
AND TWINE REMAINING ON TOP OF ROOT BALL
WITHIN ONE YEAR OF PLANTING.

WATERPROOF KRAFf PAPER
TREEWRAPFROMBASEOFTRUNKTO
FIRST BENCH. SECURE WITH JUTE
TWINE.

BACKFILL MIX !SAS SPECIFIED.
AS PART OF THE HARVESTING PROCESS, REMOVE
ALL EXCESS SOIL ABOVE STRUCTURAL ROOTS.

WATER AFTER BACKFILLING HOLE THREE QUARTERS
FULL, AND THEN AGAIN AFTER BACKFILLING THE
REMAINING QUARTER. ADD ONE 21 GRAM AGRIFORM
TABLET, 00-10-5, PER CALlPER INCH, NEAR THE TOP OF
THE BACKFILL MIX.

NO MULTIPLY !AYERS OF BURLAP OR TWINE SHALL
BE PERMITTED OUTSIDE TREE BASKET.
IV I < - - - SNOW FENCE SET BACK AT DRIP LINE OR

1' PEREACH 1" OF TREE CALIPER,
WHICHEVER IS LARGER.

IF ROOT BALL HAS BEEN RE-BURLAPPED, REMOVE
BURLAP ON THE OUTSIDE OF BASKET AFTER ROOT
BALL IS PIACED IN THE PLANTING PIT.

,---- SNOW FENCE SECURED TO STAKES WITH
TIES.

"STRUCTURAL ROOTS" -ROOTS
WITHIN THE SHOULDER OF THE ROOT
BALL.

NOSYNTHETICBURLAPORTWINESHALLBE
PERMITTED.

,---- FIRMLY DRIVEN METAL''!" BAR STAKES,
61-o"O.C.

CONTRACTORSHALLNOTLlFTTREEBYTRUNK,OR
WIRE BASKET AS IT CAN CAUSE WIRE TO EXTEND
ABOVE SHOULDER OF ROOT BALL.

FINISH GRADE
......

Y, BURIAL OF OVERALL POST, 2' MIN.

@ !,~EE

@ ~,?W

PROTECTION DETAIL

6' MINIMUM VERTICAL BRANCH
CLEARANCE, 8' MINIMUM VERTICAL
BRANCH CLEARANCE FOR TREES
PIANTED NEXT TO SIDEWALKS&: BIKE
PATHS.

THE TOP ENCIRCLING RING OF THE
"LOW PROFILE BASKET" SHALL BE 4" 6" BELOW SHOULDER OF THE TREE
BALL, LOOPS CAN BE IDGHER BUT NOT
ABOVE GRADEAFTER PLANTING.

REMOVE ALL BURLAP &:TWINE ON TOP OF ROOT BALL WITH1l!'I--..
ONE YEAR OF PLANTING.

WATER SAUCER:
6" AT PERIMETER OF ROOT BALL

3" SHREDDED HARDWOOD BARK MULCH. KEEP MULCH AT ----...
MINIMUM 6" AWAY FROM TRUNK&: ROOT FIARE.

FINISH GRADE

SHOULDER OF ROOT BALI.

POSffiON BALL 2" HIGHER THAN EXISTING GRADE BA,CKFIL1---'
PLANTING MIX

USE LOW PROFILE BASKET. SEE
NOTE.

LOOPS SHALL NOT EXTEND ABOVE
SHOULDER OF BALI.

TREE PIT IS TO BE 3 TIMES DIAMETER OF ROOT BALLALL
AROUND AND TO BE EXCAVATED AS SHOWN.

BACKFILL M~ IS AS SPECIFIED.
WATERAFTERBACKFILLINGHOLETHREEQUARTERS
FULL, AND THEN AGAIN AFTER BACKFILLING THE
REMAININGQUARTER.ADDONE21GRAMAGRIFORM
TABLET, 20-10-s, PER CALlPER INCH, NEAR THE TOP OF
THE BACKFILL MIX.

l OF THE TREE BRANCHES SHALL BE

REMOVEALLBURLAP&:TWINEONTOPOFROOTBALL
WITHIN ONE YEAR OF PLANTING.

PRUNED BACK EVERY YEAR TO
CONTROL TREE GROWTH. PRUNING
SHALL BE ROTATED

3"SHREDDEDHARDWOODBARKMULCH.KEEPMULCH
ATMINIMUM 6" AWAY FROM TRUNK&:ROOTFLARE.

WATER SAUCER:
6" AT PERIMETER OF ROOT BALL

USE LOW PROFILE BASKET. SEE
CONTAINER NOTE.

A

'---- SET ROOT BALL ON UNDISTURBED&:
STABLE SUBGRADE TO MINIMIZE
SETTLEMENT.

@ !,~EE PLANTING DETAIL

PROFILE BASKET DETAIL

Attachment: Attachment 6 - Previously Approved Plans / Final PUD Approval (2032 : Design Review for Revised Trellis at McGovern Flats - 760 Central)

L
lj

@ ~~LTl-STEM

TREE PLANTING DETAIL

NOTES:
KEEP SHRUB IN APLUMB AND STRAIGHT POSffiON
THROUGHOUT ESTABLlSHMENT PERIOD.
REMOVE ALL BROKEN, SCARRED, OR INTERSECTION BRANCHES.
NEVER CUT OR DAMAGE THE LEADER. ALL PRUNING IS TO BE
DONE AFTER PLANTING, RETAINING NORMAL PLANT FORM.

PLANT SPACING AS SPECIFIED

FACE OF WALL OR BUILDING.
LEAN NURSERY STAKE AGAINST THE WALL. STAKE TO BE
REMOVEDATTHEENDOFTHEMAINTENANCE(WARRANTY)
PERIOD AFTER THE VINE HAS AITACHED TO THE WALL.

BACKFILL MIX IS AS SPECIFIED.
WATERAFTERBACKFILLINGHOLETHREEQUARTERSFULL,
AND THEN AGAIN AFTER BACKFILLING THE REMAINING
QUARTER. ADD ONE 21 GRAMAGRIFORM TABLET, 20-10-5, PER
CALlPER INCH, NEAR THE TOP OF THE BACKFILL MIX.

-'1.----l-

+

+

A

BALLED AND BURLAPPED
REMOVE ALL BALLING ROPE FROM STEM BASE, AND ALL ROPE
AND BURLAP IF NOT BIODEGRADABLE
2"-3" SHREDDED HARDWOOD BARK MULCH PREMIUM GRADE
POSffiON BALL 2" ABOVE EXISTING GRADE

A

0

VINE.
ROOTBALI.
4" X8" WIDE ROUND -TOPPED SOIL BERM ABOVE ROOT BALL
SURFACE SHALL BE CONSTRUCTED AROUND THE ROOT BALI.
BERM SHALL BEGIN AT ROOT BALL PERIPHERY.

--~

BACKFILLPLANTINGM~
;;:;;;;:;;;;-;;:;;;;;;;;;:;;;:;:;:;---===~31i=~~~1--'::J~SET ROOT BALL ON UNDISTURBED & STABLE SUBGRADE TO

FINISH GRADE
......

MINIMIZE SimLEMENT.
SHRUB PIT IS TO BE 3 TIMES DIAMETER OF ROOT BALLALL
AROUNDANDTOBEEXCAVATEDASSHOWN.

WATER SAUCER:
6" AT PERIMETER OF ROOT
BALL

______,___. "

CONTAINER
REMOVE CONTAINER, EVEN IF POT IS PAPERMACHE' LOOSEN
ROOTS IF POTBOUND
2"-3" SHREDDED HARDWOOD BARKMULCH -PREMIUM GRADE
POSffiON SHRUB 2" HIGHER THAN EXISTING GRADE BACKFILL
PLANTING MIX
SET ROOT BALL ON UNDISTURBED&: STABLE SUBGRADE TO
MINIMIZE SETTLEMENT.
SHRUB PIT IS TO BE 3 TIMES DIAMETER OF ROOT BALL ALL
AROUND AND TO BE EXCAVATED AS SHOWN.

NOTES:
APPLYPRE-EMERGENTHERBICIDEOVERENTIREPLANTING
AREA PER MANUFACTIJRfilrS SPECIFICATION.
ADJUST EVERY 4TH PLANT TO BREAK LINE FOR NATURAL
LOOK

FINISH GRADE

......

WATER SAUCER:
6" AT PERIMETER OF ROOT
BALL

"

PRIORTOMULCHING,LlGHTLYTAMPSOILAROUNDTHEROOT
BALLIN 6" LlFTSTO BRACE SHRUB. DO NOT OVER COMPACT.
WHEN THE PLANTING HOLE HAS BEEN BACKFILLED, POUR
WATER AROUND THE ROOT BALL TO SETTLE THE SOIL

(800)356-9680 PH<IE:(811}J99-95DD fm::(618}399-9770 WWl.PERUALOCC!ll
MIN. 2·0VERLAP

~
0

\",· x4" (4.SMM x 102MM). o.099· (2.51MM) THIO<
0.298" (7.57MM) EXPOSED TOP UP DBL ANO

FINISH I EGEND·

STAKES

(BLAND) BLACK ANODIZED - CLASS 11, M-M10C21A3J

!SOMEJR!C \/1EW

~-4"IAYEROFMULCH.NOMORETHAN1"0FMULCHONTHETOP

EQUAL)

--7

¥A
A A

OF THE ROOT BALL. (SEE SPECIFICATIONS FOR MULCH).

+

+
+

+

+

1.

INSTALL PER MANUFACTURER'S
•1NSTAUATION GUIDEUNES•

2. 8'-o" (2.44 M) SECTIONS TO
INWJDE (3) 12• (305 MM)
ALUMINUM STAKES.
3. 16'-o• (4.88 M) SECTIONS TO
INQ.UOE (5) 12• (305 MM)

+

~~
~-!'!£~~~~~~

12"ROTO-TILLEDSOILWITHTHEFOLLOWINGAMENDMENTS:-=ffVvV
FIVE POUNDS 12-12-12 GRANULARFERTILlZER, TWO PO~~------
BONE MEAL, AND TEN CUBIC FEET SPHAGNUM PEAT MOSS
PER 100 SF ORAS SPECIFIED.

NOJES·

ALUMINUM STAKES •
4. CORNERS - aJT BASE OF EDGING

··-.. _
3-ilWIDESrDDO!NSIDN
OFROOl"IW.L

UP HALF'WAY AND

LOOSENED SOIL DIG AND TURN THE SOIL TO REDUCE THE
COMPACTIONTOTHEAREAAND DEPTH SHOWN.

FORM A CONTINUOUS CORNER.
5. PERMALOC PROSIJDE AS

EXISTING SOIL

PLANTING DETAIL

@ 9,~0UND

or

EDGING TO

ABOVE SURFACE
MA1ERIAL

BED MEDIA OR
AGGREGATE

EDGING TO AVOID
SETTLING

(616) 399-9600
6.

TOP

BE MAXIMUM OF'
1f.• (12.7MM)

HOUAND Ml.

(BOO) 356-9680,

_

ALUMINUM EDGING

COMPACT GRADES

PERMALOC CORPORATION,

L

PERMALOC
PROSUDE

MANUFACTURED BY

CONTRACTOR'S NarE:

FOR PRODUCT AND

@ ~,~RUB

/

w/

NlS

PLANT SPACING AS SPECIFIED 2" SHREDDED HARDWOOD
BARKMULCll-PREMIUMGRADE

ALUMINUM LANDSCAPE EDGING
PERMALOC CORPORATION, 1J505 BARRY STREET HOLLAND, Ml, 49424

PURa-IASING INFORMATION
\1SIT: WWW.PERMALOC.COM

ADJACENT TO

12• (J05MM)
ALUMINUM STAKES
TO LOCK INTO

PREFORMED LOOPS
ON THE EDGING

@ ~,~GING DETAIL

COVER PLANTING DETAIL

PLAN
NORTH

O'

TRUE
NORTH

rn
20'

40'

~---~---~

5.28.2015

McGOVERN FLATS
HIGHLAND PARK ILLINOIS
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PRIORITY LANDSCAPE I ARC H ID E A S
Architecture
& MAINTENANCE
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Vu~-

eenc11, 7ai,

rr-tmicrng

Dam
WWW.land

--- __
,..,

4

fDiiii .. Com

5/11t12010

Ph: 800.52f.2548

____.,._
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Pare

Product Druwln11

1 1/7' [3BJ STEEL

~

16:3/4" [19] END FRAME
GUDE

@ ~~RC

~

,J

r

•
'o

+-

+-·~·--t

7\

-.r-- ~· ----.(-

VUE BENCH DETAIL

•FASTENERS AND EXPANSION ANCHORS
BY OTHERS.

~~~.;UPS

m lllll''IOOI' YW i11.. fll'sll!.,._
0

@ 9r_~EENSCREEN

TRELLIS DETAILS
'""

O'

'""'

rn
NORTH

NORTH

20'

40'
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Planning
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4.2

REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
DATE REFERRED:

April 19, 2017

ORIGINATED BY:

Community Development

SUBJECT:

Public Hearing #17-04-SUP-002 and Consideration of Staff-drafted
Findings of Fact for a Special Use Permit Request by the Park District
of Highland Park to Occupy the Property located at 1220-1240
Frederickson Place with “Government Facilities & Services (not
otherwise listed)”, a Conditional Land Use consisting of a Park
Maintenance and Golf Operations Facility

Procedural Correction:
This public hearing is being held to correct a procedural
infirmity regarding the previous public hearing #16-04-SUP-001
related to a proposal by the Park District of Highland Park to
construct a new park maintenance and golf operations facility.
During this hearing, the proposed conditional land use and
planned development project, each of which require Special Use
Permits, were considered as a single Special Use hearing.
Separate public hearings, even if held concurrently, are required
procedurally.
No elements of the Park District’s proposal have
changed since the Plan & Design’s recommendation
to approve the project on February 7, 2017.
Staff asks that the Plan & Design Commission open public
hearing #17-04-SUP-002, review the record of related
consideration, accept any public comment, consider the
proposed conditional land use relative to the appropriate
standards in Code, and vote whether to approve staff-drafted
Findings of Fact recommending approval.
Note the Findings of Fact previously approved by the Plan & Design Commission for the Special Use in
the nature of the Planned Development for the POGO address many of the standards for this new
consideration. The Findings have been revised to address the conditional land use “Government Facilities
& Services (not otherwise listed)” specifically and refer less to the zoning relief granted as part of the
POGO planned development.
Staff have included the entire record of the consideration of the Park District proposal, as captured in
Public Hearings #16-04-REZ-002, #17-01-ZTA-001, and #16-04-SUP-001 for reference.
Background:
The Park District of Highland Park is proposing to replace two existing maintenance facilities with a
consolidated facility adjacent to the western side of the Sunset Valley Golf Course. The site contains the
Hidden Creek Aqua Park on the northern portion of the property and maintenance facilities for the golf
course on the southern portion.
The overall project includes several parts, including a planned development, zoning map amendment to
rezone the property into the PA – Public Activity District, and a text amendment to modify the “City
Facilities & Services (not otherwise listed)” land use in the Table of Allowable Uses in Article IV of the
Zoning Code to “Government Facilities & Services (not otherwise listed)”.
Page 1 of 2Packet Pg. 47
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REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
Related Consideration:
The Park District’s project was considered during multiple concurrent public hearings (#16-04-REZ-002,
#17-01-ZTA-001, and #16-04-SUP-001) during January and February, 2017.
During the hearings, the Plan & Design Commission considered presentations by staff and the applicant,
accepted public comment, deliberated upon the proposal, and voted to recommend approval of the zoning
amendments and a special use in the form of a planned development. The requested zoning amendments
placed the subject property in the PA – Public Activity zoning district and modified the title of the land
use to include all government facilities and services. As part of the discussions and presentations, staff
presented the conditional nature of the proposed land use, “Government Facilities and Services (not
otherwise listed),” as part of the overall planned development project and the findings of fact for Special
Uses addressing the use of the site were approved during previous consideration.
Recommendation:
The Department of Community Development recommends that the Plan & Design Commission open
public hearing #17-04-SUP-002, review the record of related consideration, accept any public comment,
consider the proposed conditional land use relative to the appropriate standards in Code, and vote whether
to approve staff-drafted Findings of Fact recommending approval.

Documents Attached:
POGO - A - PDC Staff Report 01-03-2017
POGO - B - PDC Staff Report 02-07-2017
POGO - C - PDC Minutes 01-03-2017
POGO - D - PDC Minutes 02-07-2017
POGO - E - Findings POGO_PUD Standards (Approved 02-07-2017)
POGO - F - DRAFT Findings POGO_SUP (04-19-2017)
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DATE REFERRED:

January 03, 2017

ORIGINATED BY:

Community Development

SUBJECT:

Public Hearing #16-04-SUP-001 for a Special Use in the Nature of a
Planned Development for a Park and Golf Operations (POGO) Facility
at 1220-1240 Fredrickson Place

BACKGROUND & SUMMARY:
Project
Description:
Process:
Applicant/
Property Owner
Site Location
Site Area:
Zoning:
Current Use:
Proposed Use:
Planning
District:

Development of Park Maintenance and
Golf Operations Facility (POGO)
Planned Development, Zoning Map
Amendment, Zoning Text Amendment
Park District of Highland Park
636 Ridge Road
Highland Park, IL 60035
1220-1240 Fredrickson Place
15 acres
R1 – Country Estate Single Family
Residential (current)
PA – Public Activity (proposed)
Hidden Creek Aqua Park & Park
District Maintenance Facility
Aqua Park & Expanded Park
Maintenance and Golf Operations
Facilities (POGO)
South Central District

PROJECT DESCRIPTION:
The Park District of Highland Park is proposing to replace two existing maintenance facilities with a
consolidated facility adjacent to the western side of the Sunset Valley Golf Course. The site contains the
Hidden Creek Aqua Park on the northern portion of the property and maintenance facilities for the golf
course on the southern portion. The proposed development advances the Park District’s GreenPrint master
plan and capital improvement plan and is intended to replace separate and inadequate maintenance
facilities, reduce redundancy of equipment, increase operational efficiency, and improve working
conditions for over 50 Park District employees. The development will serve as a base for staff that service
the Park District’s 44 parks and the Sunset Valley Golf Course. The existing Aqua Park will not be
modified, and the development area will be accessible by an existing access drive on the west side of the
site.
The project will be completed as a Planned Development and consists of the replacement of an existing
golf maintenance building and the construction of a new 45-foot tall maintenance building. The facility
will house Park District equipment, vehicles, and materials needed to maintain parks such as mowing
equipment, tractors, paint, parts, tools, turf and horticultural materials, and golf-related supplies, while the
grounds will include surface parking and covered exterior storage for maintenance materials such as soil,
mulch, and stone. The building will also include a small truck lift bay, golf cart and mower lift bay, wash
bay, diesel and fuel storage, rainwater cistern, and workshops, as well as office and support areas for staff.
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VOLUNTARY PLANNED DEVELOPMENT:
The intent and purpose of a Planned Development, as established in Section 150.501 of the Zoning Code,
is to promote ingenuity, imagination, and excellence in project design on the part of owners, builders,
architects, and developers and to produce developments which are in keeping with overall land use, open
space and other objectives of the Master Plan. A Planned Development permits site planning and project
design flexibility that otherwise not be possible through conventional review and approval processes.
The applicant has elected to voluntarily participate in the Planned Development process pursuant to
Section 150.505(E) of the Zoning Code. Through the process, the Plan and Design Commission may
recommend, and the City Council may approve, modifications to the provisions of the Zoning Code
(Chapter 150), of the Subdivision Ordinance (Chapter 151), and of Chapter 93 of the Code, as they apply
to, and in conjunction with the approval of, the proposed Planned Development.
PREVIOUS CONSIDERATION:
Pre-Application Meeting – April 5, 2015
During the meeting, the applicant presented the development proposal and proposed rezoning to the
Commission in order to obtain initial feedback that would be used in the development of subsequent
public hearing materials.
Specific issues that the Plan & Design Commission and the applicant’s team discussed during the preapplication meeting included the current and proposed Park District operations on site and issues such as
screening, noise, parking, and environmental impacts associated with both current/proposed operations
and historic land use related to municipal waste incineration and disposal. Excerpted minutes from the
April 5, 2015 Plan Commission meeting are attached.
SURROUNDING ZONING AND LAND USES:
Direction

Land Use

North
South
East
West

Single Family Residences
Single Family Residences
Fire Station No. 33 and Sunset Valley Golf Course
Single Family Residences

Zoning District
R6
R5
R1
R5

The Sunset Valley Golf Course and Fire Station Headquarters No. 33 adjoin the site to the east and are
located within the R1 – Country Estate zoning district. However, please note that both the Park District
and the City of Highland Park are pursuing zoning map amendments to rezone the subject property and
the Fire Station property to the PA – Public Activity zoning district.
Single family residential properties are located to the north in the R6 district and to the south and west in
the R5 district. Both the R5 and R6 districts are medium density single family residential zoning districts.
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In addition to the Planned Development, the Park District is requesting a zoning map amendment to
rezone the subject property from the R1 – Country Estate single family residential district to the PA –
Public Activity zoning district and a zoning text amendment to modify the “City Facilities & Services
(not otherwise listed)” land use in the Table of Allowable Uses in Article IV of the Zoning Code to
“Government Facilities & Services (not otherwise listed)”.
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R6

R1

R6
R1
R5

PROPOSED ZONING AMENDMENTS:
The Park District is proposing a zoning map amendment to rezone the subject property from the R1 –
Country Estate district to the PA-Public Activity zoning district. The existing R-1 zoning district is the
lowest density single family residential zoning district in the City, and “Parks and Playgrounds” and
“Country Clubs and Golf Courses” are both currently permitted uses in the R1 zoning district. However,
the re-zoning of the subject property to the PA district would result in the Park District property being
within a zoning district that more closely aligns with its governmental/institutional use.
The Park District is also requesting a zoning text amendment Zoning Text Amendment to Modify the
Table of Allowable Uses in Article IV of the Zoning Code to modify the “City Facilities & Services (not
otherwise listed)” land use to “Government Facilities & Services (not otherwise listed).” The proposed
amendment would allow non-City governmental organizations such as the Park District to utilize the PAPublic Activity zoning classification.
The text amendment coincides with the map amendment and, if approved, would make the Park District
use of the subject property a conditional land use that requires a Special Use Permit. However, the
Planned Development process is a form of a Special Use Permit request that requires public hearing, so if
all elements of the Park District’s proposal (planned development, zoning text amendment, and zoning
map amendment) are approved, the Park District would be occupying the site as an approved conditional
land use.
Excerpt From Table of Allowable Uses (Article IV of Zoning Code)
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Description of the PA – Public Activity District:
The PA - Public Activity Zoning District was adopted in 2002 with the following description:
PA: Public Activity District.
This zoning district provides for public, quasi-public, and institutional uses having
purposes and impacts similar to governmental and special district facilities and that serve
governmental, educational, religious, or recreational needs. It is the intent of this Code to
create the PA district to avoid the problems inherent in locating governmental and special
district facilities, permitted or conditional, in a zoning district with uses bearing no
similarity to public, quasi-public, and institutional uses.
The bulk regulations in the PA district are intended to be sensitive to the surrounding zoning. Properties
in the PA that are adjacent to residentially-zoned lots are required to have 25-foot side yard setbacks.
This is more restrictive than all of the single-family residential zoning districts, with the exception of the
R1 – Country Estate district with a 50 foot required side yard. Front yard setbacks on a PA-zoned
property are at least 25 feet, but must match the setback requirement of the zoning district for properties
abutting or located across a right-of-way if it is greater than 25 feet. Building height in the PA District is
limited to 35 feet, which is reflective of all the single-family residential zoning districts.
Land Use in the PA Zoning District
Land uses permitted within the Public Activity Zoning District are established in Article IV of the Zoning
Code. The uses are restricted to public and quasi-public activities and exclude residential and commercial
development activities. If the planned development zoning map/text amendments were to be approved,
the Park District’s POGO facility would be a conditional land use and any future expansions or changes
in land use on the property will require a public hearing process.
Properties Currently Zoned PA – Public Activity:
Eight properties in Highland Park are currently zoned PA – Public Activity. Aside from the Park
District’s current request, a ninth property, the adjacent Fire Station No. 33 which adjoins the subject
property to the east, is currently being considered for a rezoning into the PA district.





By 2004, the City had rezoned the Police Station on Old Deerfield Road, the downtown parking
decks, the Ori Parking Lot on Central Avenue, the downtown Metra Station, the Suburban Fine
Arts Building on Sheridan Road, and the Recreation Center at the Highland Park Country Club.
o The Ori Parking Lot was subsequently rezoned from the PA district to the B5 Central
Business District in 2014 in connection with potential sale and redevelopment with the
HP Theater.
The JCYS Facility on Half Day Road was rezoned to the PA district in 2010.
The George B. Prindle Water Treatment Plant, located at 10 Park Avenue East, was the most
recent property added to the PA district in 2013.
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The South Central plan specifically recommends preservation of governmental and educational uses such
as parks and schools by designating these areas to a new "public activity" zoning district.
STANDARDS FOR ZONING MAP & TEXT AMENDMENTS:
Zoning Map Amendments – 150.1505(A)
In making its recommendations to grant or its recommendations to deny any specific application for an
amendment rezoning any given parcel of land, the Plan and Design Commission shall consider:
(1) The existing uses and zoning of nearby properties;
(2) The extent to which property values are diminished by the existing zoning;
(3) The extent to which the existing zoning and/or proposed zoning promotes the general health,
safety, and welfare of the citizenry of the City;
(4) The relative gain to the public as compared to the hardship imposed upon the petitioner;
(5) The suitability of the subject property for the purposes for which it is presently zoned;
(6) The length of time that the subject property has been vacant, as presently zoned, considered in the
context of the land development in the area in which the property is located;
(7) The compatibility of existing zoning as compared to the compatibility of the proposed zoning
with the existing Master Plan; and
(8) The evidence or lack of evidence of community need for the use proposed by the petitioner which
would require the zoning amendment.
Zoning Text Amendments – 150.1505(B)
No amendment shall be recommended by the Plan and Design Commission for approval by the City
Council unless the Commission shall make findings of fact based upon the evidence presented to it in
each specific case with respect to the following matters:
(1) Zoning Code. The consistency of the proposed amendment with the intent and general
regulations of this Chapter;
(2) Master Plan. The consistency of the proposed amendment with the intent and actual text and
drawings of the Master Plan;
(3) Type of Change. Whether the proposed amendment corrects an error or omission, adds
clarification to existing requirements, or reflects a change in policy;
(4) Implementation. Whether the proposed amendment provides a more workable way to achieve
the intent and purposes of this Chapter and the Master Plan; and
(5) Persons Benefited. That the proposed amendment will benefit the residents of the whole City,
not just the petitioner, property owner(s), neighbors of any property under consideration, or other
special interest groups.
(6) Development Trend. The trend of development, if any, for the general area of the subject
property, including changes, if any, which have taken place in its present zoning classification.
(7) Zoning. The zoning classification of property within the general area of the subject property.
(8) Public Facilities. Whether adequate public facilities including, but not limited to, schools, parks,
police and fire protection, roads, sanitary sewers, storm sewers, and water lines exist or are
reasonably capable of being provided prior to the development of the uses which would be
permitted on the subject property if the amendment were adopted.
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Master Plan Consistency
The City’s Master Plan identifies eleven planning districts, and the subject property is in the South
Central District. The South Central District’s Neighborhood Strategic Plan identifies the need to enhance
and preserve the area’s quiet streets, open spaces, natural environment, and residential character.
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The subject property already contains a principal structure associated with the Hidden Creek Aqua Park
and several accessory structures associated with both the Aqua Park and Park district maintenance
operations. Section 150.402(A) of the Zoning Code prohibits a principal structure from being located on a
Legal Lot of Record which contains any other principal structure or land use unless the lot is improve as
part of a Special Use in the nature of a planned development. However, as this project is being
considered as a planned development, relief will not be necessary for multiple principal structures, though
approval will be required through Special Use Permit.
AREA, BULK, AND DENSITY ANALYSIS:
As proposed, the proposed development will require zoning modifications to the maximum building
height requirements for the proposed POGO building.
Table – Applicable Area/Bulk Regulations in Chapter 150 and 151
Applicable Area/Bulk
Regulation
Minimum Average Lot Width
Minimum Rear Yard

Minimum for R1 Zoning
District
250 feet

Minimum for PA-Public
Activity Zoning District
50 feet

Proposed
(Modifications in Red Cells)
330 feet

50 feet

25 feet

56 feet

Minimum Side Yard

50 feet

25 feet

51 feet (to the east)
96 feet (to the west)

Maximum Height of
Principal Structures

35 feet

35 feet

44.5’ (POGO Building)

Minimum Lot Depth

125 feet

125 feet

1,297 feet

PARKING ANALYSIS:
The subject property is unique in that it contains both the Hidden Creek Aqua Park and the Park District
maintenance facilities where the POGO building is proposed. The two land uses are distinct and have
their own parking demand. Though the Aqua Park has approximately 10,800 square feet of gross building
area, it provides 246 parking spaces to serve its demand. The proposed two-story POGO building will be
24,000 square feet (of which approximately 4,800 square feet is office space) and an existing accessory
shed is 3,921 square feet.
The closest comparable land use and parking requirement for the POGO facilities within Article VIII of
the Zoning Code is “Landscape Contractors and Yard Maintenance Services”, which has a parking
requirement of 0.5 spaces per 1,000 square feet gross floor area (GFA).
Applicable Parking Regulation

Minimum Required

Landscape Contractors and Yard
Maintenance Services
(23,121 SF total)

Off-Street Parking

0.5 spaces per 1,000 sf. (GFA)

14

Loading Spaces

1 space/50,000 sf. GFA, plus 1 space
for each additional 100,000 sf. GFA

1

General Business Offices
(4,800 SF total)

Off-Street Parking

4 spaces per 1,000 sf. GFA

19

Loading Spaces

None for first 30,000 sf. GFA
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MULTIPLE PRINCIPAL STRUCTURES:

0

TOTAL REQUIRED (Off-Street / Loading)

33 / 1

TOTAL PROPOSED

75 / 0

The Park District is creating off-street parking in excess of what is required by Code, though the project
narrative does indicate that the facilities will serve approximately 30 to 70 employees depending on the
season. The traffic study notes that there will be a net increase of 75 spaces to be created as part of the
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development which consists of 69 spaces in a parking lot, and 8 spaces will be created along an existing
service drive where two are lost to create building access.

Section 150.808(E) requires that parking lots with 51 to 75 parking spaces include three of the spaces as
handicapped-accessible spaces. The proposed site plan depicts the three handicapped spaces required on
the south side of the proposed POGO building.
SITE LIGHTING:
Lighting proposed for the POGO development include the use of pole-mounted fixtures around the
periphery of the parking lot and wall-pack fixtures on the POGO building. The proposed site lighting is
evaluated relative to Section 150.605 performance standards below. No zoning modifications for lighting
were identified.
Maximum Lighting at Property Line
The photometric plan for the proposed lighting shows that no lighting spills over onto adjoining
properties.
Average Foot-Candles & Uniformity Ratio
There is no average Foot-Candles & Uniformity Ratio requirement for the R1 zoning district, but
requirements of maximum 1.5 average foot-candles and a uniformity ratio of 4:1 for parking lots in the
PA district. The proposed development has an average of 1.45 foot-candles and a uniformity ratio of 2.9,
so no relief is required.
Lighting Height
The pole mounted fixtures will be 16’ in height, while the wall-pack fixtures will be mounted at 9’ on the
building. The maximum pole height in a low-density single family residential district is 7.5’, though the
maximum pole height within the PA-Public Activity District is 16’. If the rezoning to the PA district is
approved, then the height of the proposed light poles would be Code-compliant. If it is not approved, then
relief would be needed.
The maximum exterior fixture height for wall fixtures is 20’ and 15’ for the R1 and PA zoning districts,
respectively. The 9’ proposed wall-pack fixtures meet the height requirement for either zoning district.
Dark Sky Considerations
 All of the proposed lighting fixtures are listed as having a color temperature of 4,000K, though
the specification sheets indicate that 3,000K fixtures may also be available.
 The wall-pack lighting fixtures are identified as dark-sky compliant within the submitted plans.
 All of the pole-mounted fixtures are listed as having no uplight (U0). All but six of the polemounted fixtures are listed as having a BUG rating of B1-U0-G1, which is consistent with the
City’s considered dark-sky lighting regulations. Six of the pole-mounted fixtures (shown as FS5
and FS5-2 on the plans) have a BUG rating of B3-U0-G1, indicating higher levels of
backlighting.
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One loading space is required by Code, but none are provided, which requires a zoning modification.
However, the Park District notes that the unique nature of the building includes several drive-in areas
penetrating the interior that will effectively act as loading zones.

SITE LANDSCAPING:
The applicant did not submit a Landscape Plan as part of the submission materials, and based on staff
review of the project, it appears that any landscaping that will be completed as part of this project will be
very limited. The applicant will require multiple zoning modifications related to landscaping as part of
this project.
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The trees identified for removal are generally at the location of the proposed POGO building and at the
area of a graded ramp to the parking lot to the south-southeast of the POGO building. The removal of
trees along the west side of the site that adjoins single family residential properties is limited. The Park
District has indicated an intent to plant replacement trees on the adjacent golf course property, but further
information on replanting on the golf course property was not submitted as part of this application.
***Please note that the City’s Forestry Division is still reviewing the development proposal and
comments regarding both tree removal and the screening afforded by on-site trees may be available
during the January 3rd public hearing or subsequent meetings.
Vehicular Use Area Plantings
Sections 150.2220(A) and 150.2220(B) of the Zoning Code include landscaping requirements for
vehicular use areas (such as the access drive and parking areas for the proposed development), though
they are greater than 25 feet from a residential zoning district or a street, so the regulations therein will
not apply.
However, Section 150.2220(C) regulations for interior landscaping of vehicular use areas do apply to the
proposed development. For vehicular use areas with an area 30,000 square feet or greater, 10% of the area
interior landscaping. Further, tree planting islands will also be required for the vehicular use area.
However, no interior landscaping or tree planting islands are proposed, which will require zoning
modification.
Foundation Landscaping
Section 150.2225 requires a minimum planting area of not less than five feet in depth adjacent to the
foundation of new buildings that require Chapter 176 Design Review approval. However, no foundation
plantings are proposed, which will require zoning modification.
Ground Sign Plantings
There is a new ground sign proposed for the POGO facility, which matches the style of existing ground
signs at Park District facilities and park properties through Highland Park. Section 150.2240 requires one
square foot of landscaped area at the base of a new ground sign for every one square foot of sign area. No
plantings at the base of the new ground sign are proposed, which will require zoning modification.
Refuse Container Screening
An area for trash containers is depicted at the southeast corner of the parking lot for the proposed
development. Section 150.2245 requires that all refuse containers by screened by a solid fence or wall
sufficient to obscure such containers from view from adjacent streets and adjacent lots used for
commercial purposes. The refuse area is contained by a concrete wall on three sides and, being located
on the southeastern portion of the subject property, would likely not be visible from any residential
properties or streets adjacent to the subject property.
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Tree Removal
The tree survey submitted by the applicant indicates that there are 281 trees on the site. The proposed
development includes the removal of 39 trees, of which 34 are considered “Protected” by Chapter 94
Trees & Shrubs of the City Code. The removal of protected trees requires replanting of trees pursuant to
Section 94.403(C) of the City Code.

WAIVER REQUESTS:
Pursuant to Section 150.525(E) of the Zoning Code, the applicant has requested that the Director of
Community Development waive the submission of a Historic Resources Survey and a High-Quality
Aquatic Resources Delineation Report.
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The Park District has applied for an Illinois Historic Preservation Agency (IHPA) consultation to confirm
or identify any known historic, architectural, or archeological features and indicated an intent to follow
any IHPA recommendations that may be made.
DEVELOPMENT IN ENVIRONMENTALLY SENSITIVE AREAS:
Section 150.520(B) of the Zoning Code states that no development shall occur in any Environmentally
Sensitive Area located on the subject property, except upon approval of a modification in accordance with
Section 150.510(B) of the Code. Article II of the Zoning defines “Environmentally Sensitive Area” as
follows:
ENVIRONMENTALLY SENSITIVE AREA: An area with one or more of the following characteristics:
(1)
(2)
(3)
(4)
(5)
(6)
(7)
(8)
(9)
(10)
(11)

Surface waters, including lakes, ponds, and streams;
Steep slopes;
Regulatory floodplain;
Regulatory floodway;
Hydric soils;
Soils classified as subject to erosion;
Stream corridors;
Mature stands of native vegetation;
High quality aquatic resources;
Habitats of endangered species and
Medium and High Priority Open Space Parcels identified in the North Branch of the Chicago
River Open Space Plan.

Historically, the site was used as a waste incineration site and extensive fill material is located on the
property, such that the grade of much of the development area is higher than the surrounding lands and
out of the flood plains. However, USDA/NRCS soil maps indicate the presence of hydric soils (153A –
Pella silty clay loam, 0 to 2 percent slopes) within the development area. Based on the criteria above, the
proposed development is within an “environmentally sensitive area.”
FINDINGS FOR DEVELOPMENT IN ENVIRONMENTALLY SENSITIVE AREAS:
As the proposed development would occur within an Environmentally Sensitive Area, as defined by
Code, pursuant to Section 150.510 the Plan and Design Commission shall not recommend, and the City
Council shall not approve, a Planned Development that is proposed to be constructed in an
Environmentally Sensitive Area except upon making all findings required pursuant to Section
150.530(H)(3) of this Chapter and the following additional findings:
(1) That there are no available and feasible alternatives to the proposed Planned Development with
less adverse impact to the Environmentally Sensitive Areas that will accomplish the project's
purpose, taking into account costs, logistics, the proposed use, and the most current technology;
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Prior to use by the Park District, the site historically operated as a municipal waste incinerator field and
sanitary septic plant and past land uses suggest a lack of historical resources on site. Phase I and Phase II
Environmental Site Assessment and geotechnical work for the property identified soils that are not
consistent with wetlands or high-quality aquatic resources.

(2) That the Planned Development minimizes construction in Environmentally Sensitive Areas to the
greatest extent possible; and
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ENVIRONMENTAL BACKGROUND
From approximately 1933 to 1960 was historically used as a municipal waste incinerator field and
disposal site. Extensive fill material is located on the site. The Park District performed Phase I and Phase
II environmental site assessments, which identified both soil and groundwater impacts.



The report noted that the City of Highland Park maintains a groundwater use restriction, which
prohibits the use of groundwater on site for potable purposes.
The report also recommended the use of an engineered barrier to effectively eliminate exposure to
impacted soils. The engineered barrier would likely take the form of a paved (e.g. concrete or
asphalt) surface or a minimum of three feet of clean soils overlying areas of soils exceeding
application environmental standards.

ENGINEERING, POLICE & FIRE REVIEW:
The applicant’s development proposal has been submitted to Highland Park Engineering, Forestry, Police
and Fire Departments for review.
Preliminary comments are provided below though departmental review has not yet been completed
and further comments will be presented at future meetings.
Engineering Division Review
 The Engineering Division has indicated that their review is not yet complete and has
requested further time for internal and third party review of drainage, grading, and traffic.
 Storm water detention is required for this project and is proposed to be provided on the Sunset
Valley Golf Course. The areas including the storm water management system require to be deed
or plat restricted, by the Lake County Watershed Development Ordinance (WDO).
o The total Watershed Development Permit fee for this project is: $5,815 ($375 Initial
Application Fee plus $5,440 Major Development with Detention)
 In addition to the Illinois Department of Natural Resources (IDNR), the applicant should submit
the plan to the East Skokie Drainage District.
 The floodway and floodplain on the POGO site was filled many decades ago which has resulted
in a higher grade relative to the surrounding area.
 Upon completion of the project, an as-built grading plan and detention volume certification is
required.
Forestry Review
 The removal of Protected trees typically requires both the payment of removal permit fees and
the planting of replacement trees. The Park District, being a public agency, is exempted from the
payment of removal permit fees but will still be required to replant trees.
 The Park District is proposing to plant replacement trees on the golf course property rather than
the POGO property.
 The Forestry Division is still evaluating the tree removal and replacement planting strategy as
well as the impact on screening/buffering between the POGO property and adjoining residential
properties. Forestry will provide additional comments for subsequent meetings of the Plan &
Design Commission.
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(3) That the proposed construction is consistent with (i) the regulations set forth in Articles XVIII
and XIX of this Chapter, and (ii) other applicable provisions of the Code, as determined by the
Director of Community Development.

Fire Prevention Review
 The application materials are still under review and comments will be presented at a later
meeting.
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REQUESTED MODIFICATIONS & PUBLIC BENEFIT:
Section 150.510 of the Zoning Code establishes that the Plan and Design Commission may recommend,
and the City Council may approve, modifications to the provisions of Chapter 150 (Zoning Code),
Chapter 151 (Subdivision Ordinance), and Chapter 93 (Streets and Sidewalks) of the Code, as they apply
to, and in conjunction with the approval of, a proposed Planned Development. However, a public benefit
is required.
Requested Modifications1
Under the current proposal, the applicant is requesting modifications to the following:
A. A modification from Section 150.705.1 of the Highland Park Code to permit a modification to
allow a maximum principal structure height greater than 35 feet.
B. A modification from Section 150.851 of the Highland Park Code to permit no loading spaces on
the subject property.
C. A modification from Section 150.2220(C)(1) of the Highland Park Code to permit a vehicular use
area that does not have the required quantities of interior landscaping.
D. A modification from Section 150.2220(C)(1) of the Highland Park Code to permit a vehicular use
area that does not have the required quantities of tree planting islands.
E. A modification from Section 150.2225 of the Highland Park Code to permit a modification to
allow a development that does not have sufficient foundation plantings along the base of a new
structure.
F. A modification from Section 150.2240 of the Highland Park Code to permit insufficient
quantities of ground plantings or landscaping at the base of a ground sign.
G. A modification from Section 150.520(B) of the Highland Park Code, to permit development
within an Environmentally Sensitive Area located on the subject property.
Please note that additional relief may be identified upon completion of departmental review.
Public Benefit
The Park District has not specifically proposed a public benefit for this project, though one is required by
Code as part of Planned Development projects.
The project narrative does note that the proposed project is intended to benefit the entire community, as
the Park District serves all of the residents of Highland Park and the proposed development will help the
Park District in maintenance of all Park District parks and facilities. Further, the Park District notes that
the rezoning of the property to the PA – Public Activity district ensures that the property is preserved for
park use.
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Police Department Review
 The application materials are still under review and comments will be presented at a later
meeting.

1

The requested zoning modifications discussed presume a rezoning of the subject property to the
PA-Public Activity zoning district and a zoning text amendment that makes the proposed POGO
facility a conditional land use.
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As a Planned Development project involving new structures and site design, the project is subject to
design review pursuant to the standards in Chapter 176 of the City Code. The standards address site and
building design, site treatments, landscaping, lighting and fences. Additional design standards related to
awnings, and antennas within Chapter 176 will not apply due to the scope of the proposed development.
Section 176.205 General Design Standards.
(A) Site Plan.
(1) The site shall be planned to (a) provide a desirable transition from the streetscape, (b) meet the
parking design requirements of Article VIII of Chapter 150 of this Code, and (c) meet the
landscape planting and screening requirements of Article XXII of Chapter 150 of this Code.
(2) Buildings shall be oriented so that the principal entry is visible and accessible from the primary
street frontage.
(3) Building configurations that tend to catch and accumulate debris, leaves, dirt, trash and rubbish
shall be avoided.
(4) Service yards, storage yards, exterior work areas, and utility meters shall either be (i) screened
from view from public rights-of-way with dense planting or other materials harmonious with the
building, or (ii) otherwise be located so as not to be visible from any public rights-of-way.
(B) Site Treatment.
(1) Where natural or existing topographic patterns contribute to beauty and utility of a development,
they shall be preserved and enhanced, subject to the requirements set forth in Article XVIII of
Chapter 150 of this Code.
(2) Grades of walks, parking spaces, terraces, and other paved areas shall provide a safe and stable
surface for walking.
(3) Sidewalks, plazas, and pedestrian pathways shall be distinguished from Vehicular Use Areas
through the use of materials, such as curbs, pavers, and brick or brushed or scored concrete, in
order to ensure pedestrian safety and comfort.
(4) Newly installed utility services and service revisions necessitated by a modification to an Exterior
Design Feature shall be place underground.
(C) Building Design.
(1) Building mass, scale, and lines, including roof forms, shall be designed to be harmonious with the
design of adjacent buildings.
(2) Buildings shall be designed to avoid monotony with respect to roof line, windows, location and
size of principal entry, location and orientation of garage entries, and cladding material and color.
(3) Building materials shall be durable and conducive to easy maintenance and upkeep.
(4) Mechanical or other utility equipment.
(a) Mechanical and utility equipment located on the roof or exterior of a building shall either
be: (i) screened from view from public rights-of-way with materials harmonious to the
building; or (ii) located as to not be visible from public rights-of-way or residential
zoning districts.
(b) Ground-mounted mechanical or utility equipment shall comply with the screening
requirements set forth in Article XXII of Chapter 150 of this Code.
(5) Building additions and modifications shall maintain safe access and pathways, and allow for the
functional use of spaces between buildings.
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DESIGN REVIEW:

(D) Lighting.
(1) Lighting fixtures shall be of a scale and finish, and shall be mounted at a height, that are
appropriate to the building design and lighting function.
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(2) Light sources shall be shielded from view from public rights-of-way and residential districts.
(3) Light poles located within a Vehicular Use Area shall be located between parking spaces.
(4) Lighting levels and light fixture design shall meet the standards of Article VI of Chapter 150 of
this Code.
*
*
*
(F) Fences.
Fences shall be constructed to meet the requirements of Article XXII of Chapter 150 of this Code and of
Chapter 173 of this Code.

PLANNED DEVELOPMENT STANDARDS:
Pursuant to Section 150.520 Site Planning Constraints and Design Standards, the applicant must
demonstrate to the Plan & Design Commission and the City Council that the proposed Planned
Development satisfies and incorporates, to the greatest extent practicable, the following site design
standards.
The applicant does address some of the standards within the application materials, but as the overall
development plan evolves and potential design revisions are made, the extent to which the proposed
development does or does not meet the applicable Planned Development standards may change.
(A)
Protection of the Public Health, Safety, and Welfare. The uses and structures within the
Planned Development shall be compatible with one another, in that they are designed, located, and
proposed to be operated so that the public health, safety and welfare will be protected.
(B)

Preservation of Environmentally Sensitive Areas.
(1) No development shall occur in any Environmentally Sensitive Area located on the subject
property, except upon approval of a modification therefor, in accordance with Section 150.510(B)
of this Article.
(2) Environmentally Sensitive Areas located on the subject property may be included as common
open space within a Planned Development, upon either (a) identification of such areas on the plat
of subdivision as a separate lot or lots, or (b) recordation by the applicant of a conservation
easement or similar restriction that ensures the preservation of such areas, in perpetuity, from
future development.

(C)
Historic Resources. The Planned Development shall preserve all (1) locally designated
landmarks, and (2) properties, structures, areas, objects, and landscapes determined to be historically
significant by the Historic Preservation Commission in accordance with Chapters 24 or 170 of the Code.
(D)
Clustering New Development. The Planned Development shall preserve the structures,
landscapes, scenic view sheds, and other natural and historic features of the subject property, through (i)
clustering of lots or building pads, (ii) adaptive reuse of existing structures, and (iii) the protection of
designated open space from development; provided, however, that clustering of development shall not be
required upon a demonstration by the applicant, to the satisfaction of the Plan Commission and the City
Council, that there are no features on the subject property worthy of preservation, or that those features
worthy of preservation will be more effectively preserved by not clustering development. All clustering
shall be designed in accordance with the following standards:
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(1) Lots shall be configured to minimize the length of roadways required for the proposed Planned
Development.
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(2) Building envelopes shall be configured to minimize the loss of, and damage to, Environmentally
Sensitive Areas located on the subject property.

a)

Each cluster shall contain not less than three dwelling units, and not more than 10 singlefamily detached dwelling units nor more than 20 of all other types of dwelling units.

b)

To the extent practicable, residential clusters shall be located so as to (i) minimize
negative impacts on the natural and cultural resources on the site, (ii) minimize conflicts
between incompatible uses, (iii) minimize disturbance to Environmentally Sensitive Areas,
and (iv) protect existing historic buildings and landscapes.

(E)
Location of Structures. All structures to be located within the Planned Development shall (1) be
related harmoniously to the terrain and to existing structures in the vicinity of the subject property, and (2)
have a visual relationship to existing nearby structures;
(F)
Environmental Quality and Responsible Design. The Planned Development shall be consistent
with the City of Highland Park Environmental Policy and with the City of Highland Park Checklist for
Environmentally Responsible Design and Construction. The applicant may demonstrate consistency with
standards established for site design and building construction practices by referencing known sustainable
development and green architecture rating systems.
(G)
Preservation of Landscapes. The landscapes within the Planned Development shall be
preserved in their natural states, insofar as practicable, by minimizing tree and soil removal. All proposed
grade changes shall be consistent with the general appearance of neighboring developed areas.
(H)
Schools, Parks, and Public Facilities. The Planned Development shall not impose an undue
burden on parks, recreational areas, schools, or other public facilities that serve or are proposed to serve
the Planned Development.
(I)
Relationship and Connection to Adjoining Land. The Planned Development shall not be
designed as an enclave separate from adjacent properties, unless existing development patterns, natural
features, and/or topographic conditions prevent vehicular or pedestrian access connections to adjacent
properties. In order to achieve connectivity to adjoining land, all lots, streets, sidewalks and/or paths
within a Planned Development shall be designed, to the extent practicable, to allow for the continuation of
such existing or proposed features to adjoining areas. New streets, sidewalks, and/or paths located within
a proposed Planned Development shall be constructed and installed to the boundaries of the proposed
Planned Development if the City Council determines, in its sole discretion, that the proposed Planned
Development adjoins land with the potential of being subdivided or re-subdivided.
(J)
Setbacks from the Periphery of the Planned Development. The required front, rear, and side
yards along the periphery of the Planned Development shall be of a size not less than the greater of (1) the
minimum front, rear, and side yard requirements of the underlying Zoning District in which the Planned
Development is located, and (2) the minimum front, rear, and side yard requirements of the adjacent
Zoning District.
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(3) All residential units shall be grouped into clusters, in accordance with the following:

(K)
Upper-store Building Design. Stories of new building and additions to existing buildings that
exceed the maximum non-planned development height for the RO, B4-4, B4-5, B4-6 or B5 Zoning
Districts, as established in Sections 150.704(A) and 150.705(A) of this Chapter, must be designed to
reduce the apparent overall bulk of the building by providing or incorporating all of the following features
and considerations
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(L)
Functional and Mechanical Features. Exposed storage areas, trash containers, recycling
container space, exposed machinery installations, service areas, truck loading areas, utility buildings and
structures, and similar accessory areas and structures shall be (1) identified on the site plan required
pursuant to Section 150.525(A)(9) of this Chapter, (2) incorporated into common areas of the
development, (3) made as unobtrusive as possible, and (4) designed, landscaped, and screened in
accordance with the requirements set forth in Article XXII of this Chapter and of Chapter 176 of the
Code.
(M) Distance between Buildings. The minimum horizontal distance between any two new buildings
to be located on the subject property, or between any new building and an existing building (including
building appurtenances), shall be not less than 15 feet; provided, however, that this Section 150.520(L)
shall not apply to buildings that (1) share a common wall, and (2) have individual entrances and exits.
(N)
Surface Water Drainage. In accordance with the storm water management regulations set forth
in Article XVIII of this Chapter, surface drainage systems serving the subject property shall be designed
to prevent surface waters from adversely affecting neighboring properties or the public storm water
drainage system. Surface water in all paved areas shall be collected at intervals so as to prevent
obstruction of the flow of vehicular or pedestrian traffic. The design of the storm water management
system shall enhance natural storm water storage areas such as high-quality aquatic resources and
regulatory floodplains, and may incorporate natural storm water management techniques commonly
referred to as low impact development techniques or best management practices.
(O)
Ingress to and egress from the Planned Development shall be designed to (1) promote safe
vehicular movements, (2) minimize traffic congestion in the public streets outside the Planned
Development, and (3) facilitate the free flow of vehicular and pedestrian traffic within the Planned
Development.
(P)
Streets, Alleys, and Public Ways. The streets, alleys, and other public and private traffic
thoroughfares located within the Planned Development shall conform to the applicable requirements set
forth in Section 151.004 of the Subdivision Ordinance, as may be modified upon the recommendation of
the Director of Public Works and the approval by the City Council. The City Council may, in its sole
discretion, require that streets locate
pursuant to Section 150.540(C) of this Article, (b) any associated development agreement pertinent to the
Planned Development, and (c) the declaration of covenants, or similar recorded document, establishing
the owners’ association or equivalent entity.

PLAN & DESIGN COMMISSION CONSIDERATION:
The applicant is requesting Plan & Design Commission and City Council consideration of a proposed
Planned Development. The process for consideration of a Planned Development requires Plan & Design
Commission review of the proposed development at a public hearing, Findings of Fact, and the
forwarding of a recommendation to the City Council upon making findings that the proposed
development satisfies the standards set forth in Article V (Planned Developments) of the Zoning Code.
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Per Section 150.530(H)(3), the Plan & Design Commission must make findings of fact that the proposed
development:
a) That the Planned Development conforms to the goals and objectives of the Master Plan, and to
the standards and requirements of this Article, including, without limitation, Section 150.520 of
this Article; and
*
*
*
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c) That the Planned Development provides a public benefit, if required pursuant to Section 150.515
of this Article.

Staff recommends that the Plan & Design Commission open public hearings #16-04-SUP-001, #16-04REZ-002, and #17-01-ZTA-001 consider the applicant’s submittal, as well as consider any public
comment and the proposed zoning modifications, then deliberate on the proposed plan of development
and requested zoning amendments relative to the applicable standards within the City Code.
Please note that the City has not yet completed departmental review for the proposed development and
further comments may be available during the public hearing or at subsequent meetings if the public
hearings are continued to later dates.

Documents Attached:
POGO - A - Public Hearing Application Packet
POGO - B- PDC Minutes 4-5-16
POGO - C - Plan Sets - Architectural & Engineering
POGO - D - ESASummaryReport
POGO - E - POGO_EcoCAT
POGO - F - GeoTechnical Report
POGO - G - Stormwater Report
POGO - H - TrafficStudy
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DATE REFERRED:

February 07, 2017

ORIGINATED BY:

Community Development

SUBJECT:

Continuation of Public Hearing #16-04-SUP-001 for a Special Use in
the Nature of a Planned Development for a Park and Golf Operations
(POGO) Facility at 1220-1240 Fredrickson Place

BACKGROUND & SUMMARY:
Project
Description:
Process:
Applicant/
Property Owner
Site Location
Site Area:
Zoning:
Current Use:
Proposed Use:
Planning
District:

Development of Park Maintenance and
Golf Operations Facility (POGO)
Planned Development, Zoning Map
Amendment, Zoning Text Amendment
Park District of Highland Park
636 Ridge Road
Highland Park, IL 60035
1220-1240 Fredrickson Place
15 acres
R1 – Country Estate Single Family
Residential (current)
PA – Public Activity (proposed)
Hidden Creek Aqua Park & Park
District Maintenance Facility
Aqua Park & Expanded Park
Maintenance and Golf Operations
Facilities (POGO)
South Central District

PROJECT DESCRIPTION:
The Park District of Highland Park is proposing to replace two existing maintenance facilities with a
consolidated facility adjacent to the western side of the Sunset Valley Golf Course. The site contains the
Hidden Creek Aqua Park on the northern portion of the property and maintenance facilities for the golf
course on the southern portion.
The proposed development advances the Park District’s GreenPrint master plan and capital improvement
plan and is intended to replace separate and inadequate maintenance facilities, reduce redundancy of
equipment, increase operational efficiency, and improve working conditions for over 50 Park District
employees. The development will serve as a base for staff that service the Park District’s 44 parks and the
Sunset Valley Golf Course. The existing Aqua Park will not be modified, and the development area will
be accessible by an existing access drive on the west side of the site.
The project will be completed as a Planned Development and consists of the replacement of an existing
golf maintenance building and the construction of a new 38.8-foot tall maintenance building. The facility
will house Park District equipment, vehicles, and materials needed to maintain parks such as mowing
equipment, tractors, paint, parts, tools, turf and horticultural materials, and golf-related supplies, while the
grounds will include surface parking and covered exterior storage for maintenance materials such as soil,
mulch, and stone. The building will also include a small truck lift bay, golf cart and mower lift bay, wash
bay, diesel and fuel storage, rainwater cistern, and workshops, as well as office and support areas for staff.
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PREVIOUS CONSIDERATION:
Date

Consideration

April 5, 2016
PDC Pre-Application
Meeting

The project was presented to the Plan & Design Commission (PDC) for feedback prior to a
subsequent public hearing. Issues discussed during the pre-application meeting included
current and proposed Park District operations on site and issues such as screening, noise,
parking, and environmental impacts associated with both current/proposed operations and
historic land use related to municipal waste incineration and disposal.

January 3, 2017
PDC Public Hearings
#16-04-REZ-002
#17-01-ZTA-001
#16-04-SUP-001

Three public hearings were considered concurrently for the Park District’s proposed Planned
Development and requests for zoning text and zoning map amendments.


#16-04-REZ-002 Rezoning of Property to PA District – The PDC considered the
rezoning request, discussed the history and intent of the PA zoning district. The PDC
was supportive, closed Public Hearing #16-04-REZ-002, and voted 6-0 to direct staff to
prepare Findings of Fact recommending approval of the zoning map amendment.

 #17-01-ZTA-001 Text Amendment to Table of Allowable Uses – The PDC considered
the amendment request to change “City Facilities & Services (not otherwise listed)” land
use in the Table of Allowable Uses in Article IV to “Government Facilities & Services
(not otherwise listed)”.
o The PDC discussed the intent of the PA zoning district and was generally
supportive, but requested further information from staff regarding the 2002 creation
of the PA zoning classification to determine whether there was specific intent in the
creation of the “City Facilities & Services (not otherwise listed)” land use.
 #16-04-SUP-001 POGO Planned Development – The PDC considered the Park District
development proposal, staff and applicant presentations, and received public comment.
o Staff notified the PDC that departmental reviewed were not fully complete, and that
further review comments would be provided at subsequent meetings.
o Members from the public in attendance expressed concern regarding screening and
the visual impact of the proposed improvements, tree removal/landscaping,
lighting, noise, and impacts on traffic in the area.
o The PDC was generally supportive of the proposal but directed the Park District to
further explore landscaping and screening, the use of 3,000K light fixtures, and
mitigation techniques to address the neighborhood concerns. The consideration was
then continued to the February 7, 2017 PDC meeting.

SURROUNDING ZONING AND LAND USES:
The Sunset Valley Golf Course and Fire Station Headquarters No. 33 adjoin the site to the east and are
located within the R1 – Country Estate zoning district. However, please note that both the Park District
and the City of Highland Park are pursuing zoning map amendments to rezone the subject property and
the Fire Station property to the PA – Public Activity zoning district. Single family residential properties
are located to the north in the R6 district and to the south and west in the R5 district. Both the R5 and R6
districts are medium density single family residential zoning districts.
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In addition to the Planned Development, the Park District is requesting a zoning map amendment to
rezone the subject property from the R1 – Country Estate single family residential district to the PA –
Public Activity zoning district and a zoning text amendment to modify the “City Facilities & Services
(not otherwise listed)” land use in the Table of Allowable Uses in Article IV of the Zoning Code to
“Government Facilities & Services (not otherwise listed)”.
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R6

Location of
Proposed
POGO Facility

R6
R1
R5

Direction

Land Use

North
South
East
West

Single Family Residences
Single Family Residences
Fire Station No. 33 and Sunset Valley Golf Course
Single Family Residences

Zoning District
R6
R5
R1
R5

PROPOSED ZONING AMENDMENTS:
The Park District is proposing a zoning map amendment to rezone the subject property from the R1 –
Country Estate district to the PA-Public Activity zoning district. The existing R-1 zoning district is the
lowest density single family residential zoning district in the City, and “Parks and Playgrounds” and
“Country Clubs and Golf Courses” are both currently permitted uses in the R1 zoning district.
The PA-Public Activity zoning district was created in 2002 with the intent of being used for public and
institutional land uses, so the re-zoning of the subject property to the PA district would result in the Park
District property being within a zoning district that more closely aligns with its governmental/institutional
use.
The Park District is also requesting a zoning text amendment Zoning Text Amendment to Modify the
Table of Allowable Uses in Article IV of the Zoning Code to modify the “City Facilities & Services (not
otherwise listed)” land use to “Government Facilities & Services (not otherwise listed).” The proposed
amendment would allow non-City governmental organizations such as the Park District to utilize the PAPublic Activity zoning classification.
The Plan & Design Commission requested background information about the existing “City Facilities &
Services (not otherwise listed)” land use and why it was written specifically for the city and not expanded
to include other government facilities. Staff researched past reports and Plan Commission meeting
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Further research into previous versions of the Zoning Code provided additional background. The “City
Facilities and Services” land use was established in the “Governmental Uses” part of Table of Allowable
Uses in the Zoning Code of 1997, which predates the creation of the PA zoning district by five years. The
land use was not listed in the Table of Allowable Uses in the Zoning Code of 1978, so it was added at
some point between 1978 and 1997. If there is interest, staff can try to determine the origin of the land
use and what initiated its addition to the City’s Zoning Code in 1997.
The text amendment coincides with the map amendment and, if approved, would make the Park District
use of the subject property a conditional land use that requires a Special Use Permit. However, the
Planned Development process is a form of a Special Use Permit request that requires public hearing, so if
all elements of the Park District’s proposal (planned development, zoning text amendment, and zoning
map amendment) are approved, the Park District would be occupying the site as an approved conditional
land use.
Draft Findings of Fact for both the PA rezoning and the text amendment are attached for
consideration.
STANDARDS FOR ZONING MAP & TEXT AMENDMENTS:
Zoning Map Amendments – 150.1505(A)
In making its recommendations to grant or its recommendations to deny any specific application for an
amendment rezoning any given parcel of land, the Plan and Design Commission shall consider:
(1) The existing uses and zoning of nearby properties;
(2) The extent to which property values are diminished by the existing zoning;
(3) The extent to which the existing zoning and/or proposed zoning promotes the general health,
safety, and welfare of the citizenry of the City;
(4) The relative gain to the public as compared to the hardship imposed upon the petitioner;
(5) The suitability of the subject property for the purposes for which it is presently zoned;
(6) The length of time that the subject property has been vacant, as presently zoned, considered in the
context of the land development in the area in which the property is located;
(7) The compatibility of existing zoning as compared to the compatibility of the proposed zoning
with the existing Master Plan; and
(8) The evidence or lack of evidence of community need for the use proposed by the petitioner which
would require the zoning amendment.
Zoning Text Amendments – 150.1505(B)
No amendment shall be recommended by the Plan and Design Commission for approval by the City
Council unless the Commission shall make findings of fact based upon the evidence presented to it in
each specific case with respect to the following matters:
(1) Zoning Code. The consistency of the proposed amendment with the intent and general
regulations of this Chapter;
(2) Master Plan. The consistency of the proposed amendment with the intent and actual text and
drawings of the Master Plan;
(3) Type of Change. Whether the proposed amendment corrects an error or omission, adds
clarification to existing requirements, or reflects a change in policy;
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minutes from meetings during which the creation of the PA – Public Activity zoning district was
discussed to look for an answer. No discussion regarding the differentiation of facilities owned and
operated by the City and other public institutions was identified with respect to the land use. However, the
PA – Public Activity district was characterized as a zoning classification that would be utilized by nonCity public entities.

4.2.b

(4) Implementation. Whether the proposed amendment provides a more workable way to achieve
the intent and purposes of this Chapter and the Master Plan; and
(5) Persons Benefited. That the proposed amendment will benefit the residents of the whole City,
not just the petitioner, property owner(s), neighbors of any property under consideration, or other
special interest groups.
(6) Development Trend. The trend of development, if any, for the general area of the subject
property, including changes, if any, which have taken place in its present zoning classification.
(7) Zoning. The zoning classification of property within the general area of the subject property.
(8) Public Facilities. Whether adequate public facilities including, but not limited to, schools, parks,
police and fire protection, roads, sanitary sewers, storm sewers, and water lines exist or are
reasonably capable of being provided prior to the development of the uses which would be
permitted on the subject property if the amendment were adopted.

INFORMATION ON PROPOSED SITE OPERATIONS
The Park District has provided more detailed information for the proposed operations of the proposed
facility.





The bulk of the work at the proposed POGO facility will begin at 7:00 AM and end at 3:00 PM
during weekdays.
o The POGO is a support facility and the majority of Park District staff will be working
off-site in the parks and at the Sunset Valley Golf Course.
o When most staff arrive they gather the equipment needed and leave to perform work offsite.
o Park and golf staff comply with the City noise regulations and limit noisy work activities
to acceptable hours laid out in the City Code – 7:00 AM to 7:00 PM on Weekdays and
9:00 AM to 5:00 PM on weekends.
During a typical week day there are typically six staff members physically working at the
building and these staff are working indoors.
On a typical weekend day there are no staff working at the building. However, during peak
season there is some activity on the weekends with a maximum of 14 staff members at one time.

PLAN REVISIONS SINCE JANUARY 3, 2016 MEETING
Landscaping
The Park District has revised the landscape plan to address concerns raised by the PDC and members of
the public who testified at the public hearing last month. The initial proposal included the removal of 39
trees at the location of the proposed POGO building and near the parking lot. New landscaping was
limited to plantings near the foundation of the POGO building.
The revised landscape plan removes 54 trees from the site (an increase of 15). Chapter 94 of the City
Code, “Trees and Shrubs”, establishes tree replacement requirements. Based on the removal of 54 trees,
the Park District will be required to replant 252” caliper inches, or approximately 84 trees on the site.
The Park District initially intended to plant replacement trees on the adjacent golf course property. The
landscape plan has been revised to provide 109 trees on the property comprising a mix of evergreen and
deciduous trees, as well as native grasses and plantings on the north and east sides of the proposed
building.. The proposed trees are intended to provide screening between the POGO facility and the
adjoining residential properties to the west and south, across the Skokie River. The graphic below
illustrates the location of the new screening plantings.
Landscape plan summary notes
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The proposed tree planting on-site exceeds what is required by Code by approximately 25 trees
(or a total of 75” caliper).
The revised architectural plans include photo-simulations that include the proposed screening
trees and views from the residential neighborhood to the west.
The inclusion of native grasses and plantings on the north and west sides of the proposed POGO
facility has eliminated the need for zoning relief within respect to landscape requirements in
Sections 150.2225 and 150.2240 of Zoning Code that address foundation plantings along the base
of a new structure and at the base of ground signs, respectively.

Location of
Proposed Trees
for Screening

Building Height
The Park District has reduced the height of the proposed POGO building by approximately five and a half
feet. The building was originally proposed to be 44.5’ feet tall, and has been reduced to 38.8 feet tall.
With the building to be constructed into the grade, the apparent building height on the west side of the
property closest to the residential neighborhood will be 17.5 feet.
Even with the reduction in building height, the PUD will incorporate a zoning modification to allow the
proposed building height. The building, as currently proposed, exceeds the maximum 35’ building height
requirement by 3.8 feet.
Though the building height has been reduced, the design intent and materials of the proposed building
have not changed. The building will still be pre-cast and textured concrete with colored bands.
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Apparent Building
Height to the West

EAS
T

WES
T

Table – Applicable Area/Bulk Regulations in Chapter 150 and 151
Applicable Area/Bulk
Regulation

Minimum for R1 Zoning
District

Minimum for PA-Public
Activity Zoning District

Proposed
(Modifications in Red Cells)

Minimum Average Lot Width

250 feet

50 feet

330 feet

Minimum Rear Yard

50 feet

25 feet

56 feet

Minimum Side Yard

50 feet

25 feet

51 feet (to the east)
96 feet (to the west)

Maximum Height of
Principal Structures

35 feet

35 feet

38.8’ (POGO Building)

Minimum Lot Depth

125 feet

125 feet

1,297 feet

Site Lighting
Lighting proposed for the POGO development includes the use of pole-mounted fixtures around the
periphery of the parking lot and wall-pack fixtures on the POGO building. In response to concerns
regarding site lighting and potential impacts on the surrounding neighborhood, the Park District has
reduced the quantity of lighting at the southern parking lot.
The proposed site lighting is evaluated relative to Section 150.605 performance standards below. Though
the Park District narrative notes that additional relief may be required, no zoning modifications for the
revised lighting were identified by City staff during review.


Maximum Lighting at Property Line – The photometric plan for the proposed lighting shows that
no lighting spills over onto adjoining properties.



Maximum Lighting for Parking Lots – The minimum lighting required for parking lots in the PA
– Public Activity District is 0.2 foot-candles.
o The photometric plan for the revised lighting, which eliminated pole-mounted light
fixtures on the east and west sides of the proposed parking lot, shows that portions of
those areas will have 0.0 foot-candles. This is below the minimum and will require
relief (see complete inventory of relief later in the report). Park District will discuss
their lighting plan revision during public hearing.



Lighting Height – Three pole-mounted fixtures will be 16’ in height, while the wall-pack fixtures
will be mounted at 9’ on the building.
o The maximum pole height in a low-density single family residential district is 7.5’,
though the maximum pole height within the PA-Public Activity District is 16’. If the
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Dark Sky Considerations
 The 9’ wall-pack lighting fixtures are identified as dark-sky compliant within the submitted plans.
 All of the pole-mounted fixtures are listed as having no uplight (U0).
o All but two of the pole-mounted fixtures are listed as having a BUG rating of B1-U0-G1,
which is consistent with the City’s considered dark-sky lighting regulations.
o Two of the pole-mounted fixtures (shown as FS5-2 in the middle of the parking lot on the
plans) have a BUG rating of B3-U0-G1, indicating higher levels of backlighting.
 The Park District has revised the lighting plan to utilize lighting fixtures with a color
temperature of 3,000K, rather than the 4,000K previously proposed.
Lighting at Hidden Creek Aqua Park
The Commission asked about the lighting at Hidden Creek Aqua Park located to the north of the proposed
development. Staff are currently researching whether any changes have been made to the lighting since it
was originally installed in 1998. This information will be available at the public hearing.
The Park District has indicated that no changes to the existing lighting fixtures at the Hidden Creek Aqua
Park are proposed at this time.
DEPARTMENTAL REVIEW
Engineering
The Engineering Department has reviewed the POGO plans and provided the following comments:
 Storm Water Management
o The POGO site is adjacent to a public body of water and part of the required detention
volume is being located within the regulatory floodway of the Skokie River.
 The area where compensatory storage is being provided must be plat or deed
restricted.
 The proposed storm water management system must be within a plat or deed
restricted area on the Sunset Valley Golf Course.
 The Park District submitted a draft deed restriction document to the
Department of Public Works on February 1, 2017. Engineering is currently
reviewing the draft deed restriction.
o Engineering Plans should provide comments/details addressing how the quality of storm
water leaving the POGO site is being treated.
 This plan revision and other Engineering-related items must be resolved prior
to consideration by City Council.
o The City will await comments/approval from the Illinois Department of Natural
Resources (IDNR) before approving the grading and drainage plan for the POGO and the
Golf Course improvements.
 The IDNR has issued a letter stating the subject property does not require an
IDNR/Office of Water Resources floodway permit because the site is located
outside of the regulatory floodway.
 The Engineering Division also recommends informing the East Skokie Drainage
District of the project.
o The Lake County Stormwater Management Commission (SMC) will review and approve
any wetlands impacts for this project.
 The Engineering Division has stated that SMC approval will be required before
the City will approve the final engineering plan.
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be Code-compliant. If it is not approved, then relief would be needed.
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zoning districts, respectively. The 9’ proposed wall-pack fixtures meet the height
requirement for either zoning district.
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The Watershed Development Permit fee for this project is $5,815 ($375 initial fee plus
$5,440 major development with detention).
Public Infrastructure
o There are no public infrastructure improvements associated with this project.
Traffic Impacts
o The proposed design and traffic study completed by the applicant satisfactorily addresses
the Department’s traffic concerns at the Central/Fredrickson/Beverly intersection.
Traffic Impacts
o The proposed retaining walls, tree removal/replacement, water service, sewer service, fire
protection and related appurtenances will be reviewed and approved by the applicable
City departments.

Forestry
The City’s Forestry Division has reviewed the current Landscape Plan revision, dated 01/31/2017, and
provided the following comments:
 The proposed landscaping greatly increases the amount of vegetative screening from the earlier
submissions. Moreover, the variety of species included in this revision greatly increases the
diversity of the trees within this landscape plan.
 In response to feedback from the Forestry Division, the Park District has altered the tree species
selection to include trees that are hardier in this geographic area, such as River Birch, Norway
Spruce, Bald Cypress, and Serbian Spruce.
 The landscape plan calls for 8’ tall Serbian Spruce and 9’ tall Norway Spruce. These will match
the height of the installed wall-pack lighting at the Maintenance Building. The wall-mounted light
fixtures will be at installed at 9’ and directed towards the ground.
 If the 16’ light poles in the parking area are of concern to the adjoining neighborhood, the Park
District should explore increasing the planted height of the trees.
Fire Prevention
The City’s Fire Prevention Bureau did not have comments for the proposed site plan, but stated that the
following elements shall be required as part of plans submitted for permits.
 Plans shall show dimensions and adopted design requirements per 2009 International Fire Code
for Fire Apparatus Access Roads.
 Fire Protection Water Supplies – Plans must demonstrate provision of an approved water supply
capable of supplying required fire flow for fire protection.
 Plans shall include appropriate fire hydrant systems, fire sprinkler systems, and fire alarm
systems (manual and automatic).
 Plans shall demonstrate provision of appropriate emergency and standby power systems as they
relate to exit signs, smoke control systems, and means of egress illumination.
 All applicable MSDS sheets shall be available.
Police Department
 There appears to be enough on-site parking for employees and vendors.
 Due to the seclusion of the site, the Police Department wants to ensure that lighting is adequate
during hours of darkness for staff and public safety though the Department also understands this
must be balanced with concerns over light spillover into the adjoining residential neighborhood.
 Due to seclusion the Park District may also want to consider the use of a video
surveillance/recording system for security purposes.
REQUESTED MODIFICATIONS & PUBLIC BENEFIT:
Section 150.510 of the Zoning Code establishes that the Plan and Design Commission may recommend,
and the City Council may approve, modifications to the provisions of Chapter 150 (Zoning Code),
Chapter 151 (Subdivision Ordinance), and Chapter 93 (Streets and Sidewalks) of the Code, as they apply
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Requested Modifications1
Under the revised proposal, the applicant is requesting the following modifications. Note that some
modifications requested in the previous submittal are no longer needed. For the sake of comparison, these
are shown below in strikeout.
A. A modification from Section 150.705.1 of the Highland Park Code to permit a modification to
allow a maximum principal structure height greater than 35 feet.
B. A modification from Section 150.851 of the Highland Park Code to permit no loading spaces on
the subject property.
C. A modification from Section 150.2220(C)(1) of the Highland Park Code to permit a vehicular use
area that does not have the required quantities of interior landscaping.
D. A modification from Section 150.2220(C)(1) of the Highland Park Code to permit a vehicular use
area that does not have the required quantities of tree planting islands.
E. A modification from Section 150.2225 of the Highland Park Code to permit a modification to
allow a development that does not have sufficient foundation plantings along the base of a new
structure.
F. A modification from Section 150.2240 of the Highland Park Code to permit insufficient
quantities of ground plantings or landscaping at the base of a ground sign.
G. A modification from Section 150.520(B) of the Highland Park Code, to permit development
within an Environmentally Sensitive Area located on the subject property.
H. A modification from Section 150.605(A) of the Highland Park Code, to permit lighting within
parking lots below the minimum of 0.2 foot-candles. (NEW)
Public Benefit
During the previous meeting, the Park District had not yet proposed a public benefit for the proposed
development. However, for the public benefit required by Code, the Park District is currently proposing to
plant trees and native grass in excess of what is required by the City Code.



The Native plantings extend beyond the perimeter of the proposed POGO building.
Code requires the replacement of 252” caliper inches (approximately 84 trees), and the Park
District is proposing to plant 327” caliper inches for 109 new trees on-site. This is 75” or
approximately 25 more trees than what is required by Code.

Further, the Park District notes that the proposed project is intended to benefit the entire community, as
the Park District serves all of the residents of Highland Park and the proposed development will help the
Park District in maintenance of all Park District parks and facilities. Further, the Park District notes that
the rezoning of the property to the PA – Public Activity district ensures that the property is preserved for
park use.

1

The requested zoning modifications discussed presume a rezoning of the subject property to the
PA-Public Activity zoning district and a zoning text amendment that makes the proposed POGO
facility a conditional land use.
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DEVELOPMENT IN ENVIRONMENTALLY SENSITIVE AREAS:

ENVIRONMENTALLY SENSITIVE AREA: An area with one or more of the following characteristics:
(1)
(2)
(3)
(4)
(5)
(6)
(7)
(8)
(9)
(10)
(11)

Surface waters, including lakes, ponds, and streams;
Steep slopes;
Regulatory floodplain;
Regulatory floodway;
Hydric soils;
Soils classified as subject to erosion;
Stream corridors;
Mature stands of native vegetation;
High quality aquatic resources;
Habitats of endangered species and
Medium and High Priority Open Space Parcels identified in the North Branch of the Chicago
River Open Space Plan.

Historically, the site was used as a waste incineration site and extensive fill material is located on the
property, such that the grade of much of the development area is higher than the surrounding lands and
out of the flood plains. However, USDA/NRCS soil maps indicate the presence of hydric soils (153A –
Pella silty clay loam, 0 to 2 percent slopes) within the development area. Based on the criteria above, the
proposed development is within an “environmentally sensitive area.”
FINDINGS FOR DEVELOPMENT IN ENVIRONMENTALLY SENSITIVE AREAS:
As the proposed development would occur within an Environmentally Sensitive Area, as defined by
Code, pursuant to Section 150.510 the Plan and Design Commission shall not recommend, and the City
Council shall not approve, a Planned Development that is proposed to be constructed in an
Environmentally Sensitive Area except upon making all findings required pursuant to Section
150.530(H)(3) of this Chapter and the following additional findings:
(1) That there are no available and feasible alternatives to the proposed Planned Development with
less adverse impact to the Environmentally Sensitive Areas that will accomplish the project's
purpose, taking into account costs, logistics, the proposed use, and the most current technology;
(2) That the Planned Development minimizes construction in Environmentally Sensitive Areas to the
greatest extent possible; and
(3) That the proposed construction is consistent with (i) the regulations set forth in Articles XVIII
and XIX of this Chapter, and (ii) other applicable provisions of the Code, as determined by the
Director of Community Development.

DESIGN REVIEW:
As a Planned Development project involving new structures and site design, the project is subject to
design review pursuant to the standards in Chapter 176 of the City Code. The standards address site and
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Section 150.520(B) of the Zoning Code states that no development shall occur in any Environmentally
Sensitive Area located on the subject property, except upon approval of a modification in accordance with
Section 150.510(B) of the Code. Article II of the Zoning defines “Environmentally Sensitive Area” as
follows:
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building design, site treatments, landscaping, lighting and fences. Additional design standards related to
awnings, and antennas within Chapter 176 will not apply due to the scope of the proposed development.

(A) Site Plan.
(1) The site shall be planned to (a) provide a desirable transition from the streetscape, (b) meet the
parking design requirements of Article VIII of Chapter 150 of this Code, and (c) meet the
landscape planting and screening requirements of Article XXII of Chapter 150 of this Code.
(2) Buildings shall be oriented so that the principal entry is visible and accessible from the primary
street frontage.
(3) Building configurations that tend to catch and accumulate debris, leaves, dirt, trash and rubbish
shall be avoided.
(4) Service yards, storage yards, exterior work areas, and utility meters shall either be (i) screened
from view from public rights-of-way with dense planting or other materials harmonious with the
building, or (ii) otherwise be located so as not to be visible from any public rights-of-way.
(B) Site Treatment.
(1) Where natural or existing topographic patterns contribute to beauty and utility of a development,
they shall be preserved and enhanced, subject to the requirements set forth in Article XVIII of
Chapter 150 of this Code.
(2) Grades of walks, parking spaces, terraces, and other paved areas shall provide a safe and stable
surface for walking.
(3) Sidewalks, plazas, and pedestrian pathways shall be distinguished from Vehicular Use Areas
through the use of materials, such as curbs, pavers, and brick or brushed or scored concrete, in
order to ensure pedestrian safety and comfort.
(4) Newly installed utility services and service revisions necessitated by a modification to an Exterior
Design Feature shall be place underground.
(C) Building Design.
(1) Building mass, scale, and lines, including roof forms, shall be designed to be harmonious with the
design of adjacent buildings.
(2) Buildings shall be designed to avoid monotony with respect to roof line, windows, location and
size of principal entry, location and orientation of garage entries, and cladding material and color.
(3) Building materials shall be durable and conducive to easy maintenance and upkeep.
(4) Mechanical or other utility equipment.
(a) Mechanical and utility equipment located on the roof or exterior of a building shall either
be: (i) screened from view from public rights-of-way with materials harmonious to the
building; or (ii) located as to not be visible from public rights-of-way or residential
zoning districts.
(b) Ground-mounted mechanical or utility equipment shall comply with the screening
requirements set forth in Article XXII of Chapter 150 of this Code.
(5) Building additions and modifications shall maintain safe access and pathways, and allow for the
functional use of spaces between buildings.
(D) Lighting.
(1) Lighting fixtures shall be of a scale and finish, and shall be mounted at a height, that are
appropriate to the building design and lighting function.
(2) Light sources shall be shielded from view from public rights-of-way and residential districts.
(3) Light poles located within a Vehicular Use Area shall be located between parking spaces.
(4) Lighting levels and light fixture design shall meet the standards of Article VI of Chapter 150 of
this Code.
*
*
*
(F) Fences.
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Fences shall be constructed to meet the requirements of Article XXII of Chapter 150 of this Code and of
Chapter 173 of this Code.

Pursuant to Section 150.520 Site Planning Constraints and Design Standards, the applicant must
demonstrate to the Plan & Design Commission and the City Council that the proposed Planned
Development satisfies and incorporates, to the greatest extent practicable, the following site design
standards.
The applicant does address some of the standards within the application materials, but as the overall
development plan evolves and potential design revisions are made, the extent to which the proposed
development does or does not meet the applicable Planned Development standards may change.
(A)
Protection of the Public Health, Safety, and Welfare. The uses and structures within the
Planned Development shall be compatible with one another, in that they are designed, located, and
proposed to be operated so that the public health, safety and welfare will be protected.
(B)

Preservation of Environmentally Sensitive Areas.
(1) No development shall occur in any Environmentally Sensitive Area located on the subject
property, except upon approval of a modification therefor, in accordance with Section 150.510(B)
of this Article.
(2) Environmentally Sensitive Areas located on the subject property may be included as common
open space within a Planned Development, upon either (a) identification of such areas on the plat
of subdivision as a separate lot or lots, or (b) recordation by the applicant of a conservation
easement or similar restriction that ensures the preservation of such areas, in perpetuity, from
future development.

(C)
Historic Resources. The Planned Development shall preserve all (1) locally designated
landmarks, and (2) properties, structures, areas, objects, and landscapes determined to be historically
significant by the Historic Preservation Commission in accordance with Chapters 24 or 170 of the Code.
(D)
Clustering New Development. The Planned Development shall preserve the structures,
landscapes, scenic view sheds, and other natural and historic features of the subject property, through (i)
clustering of lots or building pads, (ii) adaptive reuse of existing structures, and (iii) the protection of
designated open space from development; provided, however, that clustering of development shall not be
required upon a demonstration by the applicant, to the satisfaction of the Plan Commission and the City
Council, that there are no features on the subject property worthy of preservation, or that those features
worthy of preservation will be more effectively preserved by not clustering development. All clustering
shall be designed in accordance with the following standards:
(1) Lots shall be configured to minimize the length of roadways required for the proposed Planned
Development.
(2) Building envelopes shall be configured to minimize the loss of, and damage to, Environmentally
Sensitive Areas located on the subject property.
(3) All residential units shall be grouped into clusters, in accordance with the following:
a)

Each cluster shall contain not less than three dwelling units, and not more than 10 singlefamily detached dwelling units nor more than 20 of all other types of dwelling units.
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To the extent practicable, residential clusters shall be located so as to (i) minimize
negative impacts on the natural and cultural resources on the site, (ii) minimize conflicts
between incompatible uses, (iii) minimize disturbance to Environmentally Sensitive Areas,
and (iv) protect existing historic buildings and landscapes.

(E)
Location of Structures. All structures to be located within the Planned Development shall (1) be
related harmoniously to the terrain and to existing structures in the vicinity of the subject property, and (2)
have a visual relationship to existing nearby structures;
(F)
Environmental Quality and Responsible Design. The Planned Development shall be consistent
with the City of Highland Park Environmental Policy and with the City of Highland Park Checklist for
Environmentally Responsible Design and Construction. The applicant may demonstrate consistency with
standards established for site design and building construction practices by referencing known sustainable
development and green architecture rating systems.
(G)
Preservation of Landscapes. The landscapes within the Planned Development shall be
preserved in their natural states, insofar as practicable, by minimizing tree and soil removal. All proposed
grade changes shall be consistent with the general appearance of neighboring developed areas.
(H)
Schools, Parks, and Public Facilities. The Planned Development shall not impose an undue
burden on parks, recreational areas, schools, or other public facilities that serve or are proposed to serve
the Planned Development.
(I)
Relationship and Connection to Adjoining Land. The Planned Development shall not be
designed as an enclave separate from adjacent properties, unless existing development patterns, natural
features, and/or topographic conditions prevent vehicular or pedestrian access connections to adjacent
properties. In order to achieve connectivity to adjoining land, all lots, streets, sidewalks and/or paths
within a Planned Development shall be designed, to the extent practicable, to allow for the continuation of
such existing or proposed features to adjoining areas. New streets, sidewalks, and/or paths located within
a proposed Planned Development shall be constructed and installed to the boundaries of the proposed
Planned Development if the City Council determines, in its sole discretion, that the proposed Planned
Development adjoins land with the potential of being subdivided or re-subdivided.
(J)
Setbacks from the Periphery of the Planned Development. The required front, rear, and side
yards along the periphery of the Planned Development shall be of a size not less than the greater of (1) the
minimum front, rear, and side yard requirements of the underlying Zoning District in which the Planned
Development is located, and (2) the minimum front, rear, and side yard requirements of the adjacent
Zoning District.
(K)
Upper-store Building Design. Stories of new building and additions to existing buildings that
exceed the maximum non-planned development height for the RO, B4-4, B4-5, B4-6 or B5 Zoning
Districts, as established in Sections 150.704(A) and 150.705(A) of this Chapter, must be designed to
reduce the apparent overall bulk of the building by providing or incorporating all of the following features
and considerations
(L)
Functional and Mechanical Features. Exposed storage areas, trash containers, recycling
container space, exposed machinery installations, service areas, truck loading areas, utility buildings and
structures, and similar accessory areas and structures shall be (1) identified on the site plan required
pursuant to Section 150.525(A)(9) of this Chapter, (2) incorporated into common areas of the
development, (3) made as unobtrusive as possible, and (4) designed, landscaped, and screened in
accordance with the requirements set forth in Article XXII of this Chapter and of Chapter 176 of the
Code.
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(N)
Surface Water Drainage. In accordance with the storm water management regulations set forth
in Article XVIII of this Chapter, surface drainage systems serving the subject property shall be designed
to prevent surface waters from adversely affecting neighboring properties or the public storm water
drainage system. Surface water in all paved areas shall be collected at intervals so as to prevent
obstruction of the flow of vehicular or pedestrian traffic. The design of the storm water management
system shall enhance natural storm water storage areas such as high-quality aquatic resources and
regulatory floodplains, and may incorporate natural storm water management techniques commonly
referred to as low impact development techniques or best management practices.
(O)
Ingress to and egress from the Planned Development shall be designed to (1) promote safe
vehicular movements, (2) minimize traffic congestion in the public streets outside the Planned
Development, and (3) facilitate the free flow of vehicular and pedestrian traffic within the Planned
Development.
(P)
Streets, Alleys, and Public Ways. The streets, alleys, and other public and private traffic
thoroughfares located within the Planned Development shall conform to the applicable requirements set
forth in Section 151.004 of the Subdivision Ordinance, as may be modified upon the recommendation of
the Director of Public Works and the approval by the City Council. The City Council may, in its sole
discretion, require that streets locate
pursuant to Section 150.540(C) of this Article, (b) any associated development agreement pertinent to the
Planned Development, and (c) the declaration of covenants, or similar recorded document, establishing
the owners’ association or equivalent entity.

PLAN & DESIGN COMMISSION CONSIDERATION:
The applicant is requesting Plan & Design Commission and City Council consideration of a proposed
Planned Development. The process for consideration of a Planned Development requires Plan & Design
Commission review of the proposed development at a public hearing, Findings of Fact, and the
forwarding of a recommendation to the City Council upon making findings that the proposed
development satisfies the standards set forth in Article V (Planned Developments) of the Zoning Code.
Per Section 150.530(H)(3), the Plan & Design Commission must make findings of fact that the proposed
development:
a) That the Planned Development conforms to the goals and objectives of the Master Plan, and to
the standards and requirements of this Article, including, without limitation, Section 150.520 of
this Article; and
*
*
*
c) That the Planned Development provides a public benefit, if required pursuant to Section 150.515
of this Article.
RECOMMENDATION:
Staff recommends that the Plan & Design Commission re-open the public hearings related to the proposed
planned development and zoning text amendment, consider the applicant’s revised proposed, as well as
consider any public comment and the proposed zoning modifications, then deliberate on the proposed
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(M) Distance between Buildings. The minimum horizontal distance between any two new buildings
to be located on the subject property, or between any new building and an existing building (including
building appurtenances), shall be not less than 15 feet; provided, however, that this Section 150.520(L)
shall not apply to buildings that (1) share a common wall, and (2) have individual entrances and exits.
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plan of development and requested zoning amendments relative to the applicable standards within the
City Code.
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PROPOSED ZONING AMENDMENTS:
The Park District is proposing a zoning map amendment to rezone the subject property from the R1 –
Country Estate district to the PA-Public Activity zoning district. The existing R-1 zoning district is the
lowest density single family residential zoning district in the City, and “Parks and Playgrounds” and
“Country Clubs and Golf Courses” are both currently permitted uses in the R1 zoning district.
The PA-Public Activity zoning district was created in 2002 with the intent of being used for public and
institutional land uses, so the re-zoning of the subject property to the PA district would result in the Park
District property being within a zoning district that more closely aligns with its governmental/institutional
use.
The Park District is also requesting a zoning text amendment Zoning Text Amendment to Modify the
Table of Allowable Uses in Article IV of the Zoning Code to modify the “City Facilities & Services (not
otherwise listed)” land use to “Government Facilities & Services (not otherwise listed).” The proposed
amendment would allow non-City governmental organizations such as the Park District to utilize the PAPublic Activity zoning classification.
The text amendment coincides with the map amendment and, if approved, would make the Park District
use of the subject property a conditional land use that requires a Special Use Permit. However, the
Planned Development process is a form of a Special Use Permit request that requires public hearing, so if
all elements of the Park District’s proposal (planned development, zoning text amendment, and zoning
map amendment) are approved, the Park District would be occupying the site as an approved conditional
land use.
Excerpt from Table of Allowable Uses (Article IV of Zoning Code)

Master Plan Consistency
The City’s Master Plan identifies eleven planning districts, and the subject property is in the South
Central District. The South Central District’s Neighborhood Strategic Plan identifies the need to enhance
and preserve the area’s quiet streets, open spaces, natural environment, and residential character. The
South Central plan specifically recommends preservation of governmental and educational uses such as
parks and schools by designating these areas to a new "public activity" zoning district so the requested
amendments are consistent with the Master Plan.

VOLUNTARY PLANNED DEVELOPMENT:
The intent and purpose of a Planned Development, as established in Section 150.501 of the Zoning Code,
is to promote ingenuity, imagination, and excellence in project design on the part of owners, builders,
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The applicant has elected to voluntarily participate in the Planned Development process pursuant to
Section 150.505(E) of the Zoning Code. Through the process, the Plan and Design Commission may
recommend, and the City Council may approve, modifications to the provisions of the Zoning Code
(Chapter 150), of the Subdivision Ordinance (Chapter 151), and of Chapter 93 of the Code, as they apply
to, and in conjunction with the approval of, the proposed Planned Development.
MULTIPLE PRINCIPAL STRUCTURES:
The subject property already contains a principal structure associated with the Hidden Creek Aqua Park
and several accessory structures associated with both the Aqua Park and Park district maintenance
operations. Section 150.402(A) of the Zoning Code prohibits a principal structure from being located on a
Legal Lot of Record which contains any other principal structure or land use unless the lot is improve as
part of a Special Use in the nature of a planned development. However, as this project is being
considered as a planned development, relief will not be necessary for multiple principal structures, though
approval will be required through a Special Use Permit.
ENVIRONMENTAL BACKGROUND
From approximately 1933 to 1960 was historically used as a municipal waste incinerator field and
disposal site. Extensive fill material is located on the site. The Park District performed Phase I and Phase
II environmental site assessments, which identified both soil and groundwater impacts.
 The report noted that the City of Highland Park maintains a groundwater use restriction, which
prohibits the use of groundwater on site for potable purposes.
 The report also recommended the use of an engineered barrier during future development to
effectively eliminate exposure to impacted soils. The engineered barrier would likely take the
form of a paved (e.g. concrete or asphalt) surface or a minimum of three feet of clean soils
overlying areas of soils exceeding application environmental standards.
PARKING ANALYSIS:
The subject property is unique in that it contains both the Hidden Creek Aqua Park and the Park District
maintenance facilities where the POGO building is proposed. The two land uses are distinct and have
their own parking demand. Though the Aqua Park has approximately 10,800 square feet of gross building
area, it provides 246 parking spaces to serve its demand. The proposed two-story POGO building will be
24,000 square feet (of which approximately 4,800 square feet is office space) and an existing accessory
shed is 3,921 square feet.
The closest comparable land use and parking requirement for the POGO facilities within Article VIII of
the Zoning Code is “Landscape Contractors and Yard Maintenance Services”, which has a parking
requirement of 0.5 spaces per 1,000 square feet gross floor area (GFA).
Applicable Parking Regulation

Minimum Required

Landscape Contractors and Yard
Maintenance Services
(23,121 SF total)

Off-Street Parking

0.5 spaces per 1,000 sf. (GFA)

14

Loading Spaces

1 space/50,000 sf. GFA, plus 1 space
for each additional 100,000 sf. GFA

1

General Business Offices
(4,800 SF total)

Off-Street Parking

4 spaces per 1,000 sf. GFA

19

Loading Spaces

None for first 30,000 sf. GFA

TOTAL REQUIRED (Off-Street / Loading)
TOTAL PROPOSED

0
33 / 1
75 / 0
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architects, and developers and to produce developments which are in keeping with overall land use, open
space and other objectives of the Master Plan. A Planned Development permits site planning and project
design flexibility that otherwise not be possible through conventional review and approval processes.

4.2.b

REQUEST FOR PLAN AND DESIGN COMMISSION ACTION

One loading space is required by Code, but none are provided, which requires a zoning modification.
However, the Park District notes that the unique nature of the building includes several drive-in areas
penetrating the interior that will effectively act as loading zones.
Section 150.808(E) requires that parking lots with 51 to 75 parking spaces include three of the spaces as
handicapped-accessible spaces. The proposed site plan depicts the three handicapped spaces required on
the south side of the proposed POGO building.

Documents Attached:
Park District - A - PA Rezoning - DRAFT Findings of Fact (02-07-2017)
Park District - B - ZTA - Excerpts from 1978 & 1997 Zoning Codes
Park District - C - ZTA - DRAFT Findings of Fact (02-07-2017)
Park District - D - POGO - Public Benefit Statement
Park District - E - POGO - Architectural Plans 1.31.17
Park District - F - POGO - Engineering Plans 1.17.17
Park District - G - POGO - Landscape Plan 1.31.17
Park District - H - POGO - Wetland Report
Park District - I - POGO - DRAFT Findings of Fact (02-07-2017)
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The Park District is creating off-street parking in excess of what is required by Code, though the project
narrative does indicate that the facilities will serve approximately 30 to 70 employees depending on the
season. The traffic study notes that there will be a net increase of 75 spaces to be created as part of the
development which consists of 69 spaces in a parking lot, and 8 spaces will be created along an existing
service drive where two are lost to create building access.

4.2.c

CITY OF HIGHLAND PARK
Tuesday, January 3, 2017

MEETING DATE:

Tuesday, January 3, 2017

MEETING LOCATION:

Council Chambers, City Hall, 1707 St. Johns Avenue,
Highland Park, IL

I.

CALL TO ORDER
At 7:30 PM Acting Chair Kutscheid called the meeting to order and asked Director
Fontane to call the roll.

II.

ROLL CALL
Members Present: Hecht, Kutscheid, Leaf, Reinstein, Stolberg, Waxman
Members Absent: Pearlstein, Glazer
Director Fontane took the roll and declared a quorum present.
Staff Present: Fontane, Cross, Olson
Student Rep.: Chaet
Council Liaison: Blumberg, Schuster

III.

SCHEDULED BUSINESS
A. Design Review
1. Design review for Amendments to Approved Plans for Laurel Court II at 833 Laurel
Avenue.
This item has been postponed to a future meeting to be determined.
B. Substantial Conformance Review of a Proposed Planned Development with a
Resubdivision for a Self-Storage Facility (Simply Self-Storage) located at 1495-1505
Old Deerfield Road.
Planner Olson made a presentation for the above item including location, project
summary, site plan, proposed facades, changes since preliminary approval, substantial
conformance review, notable aspects of resolution and final development plan and
recommendation.
Regular Meeting of the Plan and Design Commission
Tuesday, January 3, 2017
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REGULAR MEETING OF THE PLAN AND DESIGN
COMMISSION OF THE CITY OF HIGHLAND PARK, IL

4.2.c

Commissioner Reinstein ask if this was common brick or concrete block.

Acting Chair Kutscheid called for a motion to approve the above item. Commissioner
Stolberg motioned that the final development plan is in substantial conformance with the
preliminary development plan and recommended to City Council final approval of the
development plan and final plat of resubdivision, seconded by Commissioner Leaf.
Director Fontane called the roll:
Ayes: Waxman, Leaf, Stolberg, Kutscheid
Nays: Reinstein
Abstain: Hecht
Motion passed 4-1.
C. Public Hearing #16-04-SUP-001 for a Special Use in the Nature of a Planned
Development for a Park and Golf Operation (POGO) Facility at 1220-1240
Frederickson Place.
D. Public Hearing #16-04-REZ-002 for a Zoning Map Amendment to Change the
Zoning District of R1 - Country Estate to PA - Public Activity for the Property
Located at 1220-1240 Frederickson Place.
This hearing will be held concurrently with #16-04-SUP-001.
E. Public Hearing #17-01-ZTA-001 for a Zoning Text Amendment to Modify the Table
of Allowable Uses in Article IV of the Zoning Code to Modify the “City Facilities &
Services (not otherwise listed)” land use to “Government Facilities & Services (not
otherwise listed).”
This hearing will be held concurrently with #16-04-SUP-001.
Acting Chair Kutscheid recused himself from the above items.
Acting Chair Kutscheid nominated Commissioner Stolberg to act as Chair pro tem.
Acting Chair Kutscheid called for a motion approving Commissioner Stolberg as Chair
pro tem. Commissioner Waxman so motioned, seconded by Commissioner Reinstein.
On a voice vote, the motion carried unanimously.
Planner Olson made a presentation for the above item including location, aerial view,
project summary, rezoning to PA - Public Activity District, zoning text amendment, table
of allowable uses, history of the PA, master plan consistency, Section 150.1505 Regular Meeting of the Plan and Design Commission
Tuesday, January 3, 2017
2 of 14
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Planner Olson stated it was painted concrete block.

4.2.c

Chair pro tem Stolberg asked if 34 of the 39 trees to be removed are protected.
Planner Olson confirmed this. They are protected as to species and size.
Chair pro tem Stolberg asked if any of these were heritage trees.
Planner Olson stated they were not.
Chair pro tem Stolberg asked who requested to replant the trees on the golf course.
Planner Olson replied the Park Dist.
Mr. Cal Bernstein, 1473 Sherwood, Highland Park, IL, Attorney, introduced Ms.
Schwartz of the Park Dist.
Ms. Amalia Schwartz, Highland Park Park District, 636 Ridge, Highland Park, IL,
Planner, made a presentation including overview of the Park District activities, site
location, photos of existing buildings, reasons for site selection, operation efficiency,
elimination of traffic through neighborhoods, public benefit - cost savings.
Chair pro tem Stolberg mentioned removing the 34 protected trees and asked if it was to
the public’s benefit to replant them on the golf course. He thought maybe they could
distribute them among the parks.
Ms. Schwartz stated they would consider the Forester’s and the Commission’s comments.
Mr. David Woodhouse, 230 W. Superior, Chicago, IL, Architect, made a presentation
including site plan, trees, entry level, floor plans, building cross section, design of
building, construction materials, design inspiration, schematic design elevations, building
cross section and proposed height of new building.
Commissioner Reinstein asked about the height of the building.
Mr. Woodhouse stated it was 6’ lower.
Mr. Don Matthews, Gewalt Hamilton, 1157 Glencoe, Highland Park, IL, Engineer, made
a presentation including existing buildings, site traffic and parking, minimal impact to
signal on Frederickson, proposed 69 spaces on south side of building and a net gain of six
spaces on the north side, rain harvesting system, proposed utilities, material bins, above
ground fuel storage tank, site vehicular maneuverability, variance for trash area,
Regular Meeting of the Plan and Design Commission
Tuesday, January 3, 2017
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Standards for Zoning Text Amendments, planned development, voluntary planned
development, previous consideration, elevations, grade change, area, bulk, density,
parking, site lighting, landscaping relief needed, tree removal, areas of tree removal,
environmentally sensitive area, department reviews - engineering, forestry, fire and
police, modifications, public benefit required, design review Chapter 176, Article V Planned Development Standards, Standard - Environmentally Sensitive Areas, and
recommendation.

4.2.c

photometric plan, high efficiency fixtures, tree preservation, landscape elements and
variances, and stormwater discharge.
Chair pro tem Stolberg asked about the turning radius for the fire trucks and it looked like
they would be going through the fuel station.

Commissioner Leaf asked if the lights would be changed to the 3000K.
Mr. Matthews stated they would take a look at it.
Chair pro tem Stolberg asked about the parking deck and if it would be concrete/asphalt.
Mr. Matthews stated they looked at permeable pavers but because of all the grit and sand
they decided not to use these.
Commissioner Leaf asked if it would drain toward to the golf course.
Mr. Matthews stated it would.
Chair pro tem Stolberg asked if a Phase I environmental report had been performed.
Mr. Matthews stated they did a Phase I and II. The concluded there are some elevated
lead materials in the ash and some residue from the incineration process. All that will be
contained in the site in an engineering barrier.
Commissioner Reinstein asked if there are some rules about on going maintenance for the
barrier.
Mr. Matthews stated there is a self-imposed restriction on penetrating the barrier and
doing anything with the soil underneath. They have no intention of regrading the site.
Chair pro tem Stolberg asked what was the difference between encapsulated and
remediated. Was it the cost.
Mr. Matthews stated it has been there over the years and to take that material and truck it
off site and dispose of it in a special landfill costs money. It would make the project
unviable.
Ms. Schwartz stated she hoped they would look on the project favorably and it is a
necessary government facility to maintain the parks. Thet have sent two letters to the
community and had a public meeting.
Mr. Bernstein stated when they had the pre-app in April the sent notice to the neighbors.
They had a neighborhood meeting and no one showed up. This project has been talked
about project for four or five years with the Park Dist. to try and consolidate the parks
and golf operations into one building. It is the most cost efficient way for the taxpayers
Regular Meeting of the Plan and Design Commission
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Mr. Matthews stated this would be a concrete pad.

4.2.c

and it benefits the neighbors. It is a significant distance from the neighbors in that it
takes the truck traffic out of the neighborhood to the east and does not impact the
neighbors to the west.

Ms. Patricia Knotek, 1343 Division, Highland Park, IL, mentioned lighting from the pool,
impact on night skies, traffic and tree removal.
Chair pro tem Stolberg stated the City is the process of adopting dark sky requirements so
the lighting at the aqua park is designed to reflect down. He mentioned the parking lot
and stated he saw no reason to have the lot lit up at night in the summer so not to impact
residents.
Mr. Matthews stated the lighting is proposed to turn off at 5:00 PM all year and not be on
in the early morning hours. They are sensitive to the lighting issue.
Ms. Stacy Edwards, 1345 Golf, Highland Park, IL, mentioned the Commission needs to
ask more questions, look at the storage facilities, lighting, parking lot with fixtures,
landscaping, tree removal, duped by Park Dist. before regarding lighting, road floods
over, wants the same consideration as people who live around the high school and
Ravinia and making the site invisible.
Chair pro tem Stolberg asked if the building was built would she be able to see it.
Ms. Edwards stated she would see the back of the building and the trash.
Chair pro tem Stolberg stated if the project goes through and if they did something to
minimize the impact landscape wise was that a good start.
Ms. Edwards stated she was not expecting it to be invisible but they should not have to
see it. The trucks will be coming up the south end and swinging around the far end of
the parking lot and generating noise. She thought they should have the same
consideration as other neighborhoods. The trees make a huge difference in runoff and
drainage.
Chair pro tem Stolberg asked if there was an order of operations – they had a zoning
amendment to convert to a PA
Director Fontane stated they were not looking for a vote tonight. It was up to the
Commission to decide if they had enough information.
Chair pro tem Stolberg stated changing zoning to PA and map amendment was a separate
matter they could vote on tonight. They have a lot of questions for the applicant. He
asked if they could vote on the zoning map amendment as one item and come back for
the physical building, the relief and the architecture.
Regular Meeting of the Plan and Design Commission
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Ms. Jane Edwards, 1345 Golf, Highland Park, IL, mentioned drainage issues, variance of
45’, tree removal, noise, traffic, what will it look like without foliage and the facility has
not been maintained.

4.2.c

Director Fontane stated they could vote on them separately.
Commissioner Leaf asked if they were looking for on vote on Items D and E tonight.

Commissioner Reinstein stated he agreed.
Commissioner Hecht stated he agreed.
Planner Cross stated this would have the further advantage of allowing the Commission
to close the public hearings and they could review findings of fact. Any continued public
hearing could be related to only the PUD.
Chair pro tem Stolberg stated he could close the two matters they were voting on,
keeping the PUD open. He asked if there were any questions about the changing of the
zoning map to a PA or the chart of uses changing the language from City owned facilities
to government facilities.
Commissioner Leaf asked about the fire station.
Chair pro tem Stolberg stated the fire station has new zoning.
Commissioner Reinstein asked if this includes the aqua park.
Planner Cross stated it is the whole property.
Commissioner Reinstein asked if the lights became an issue they could make that a
condition.
Planner Cross stated it is the same site, but worthwhile to note that the lights were
installed by permit.
Chair pro tem Stolberg stated they could vote on the map and text amendment.
Commissioner Hecht asked about the deliberations from 2002 on creating the district and
wanted to see what happened then and what the intent was.
Councilman Blumberg stated the existing PA zoning has whatever conditions that exist
that are not limited to changing this to a PA zone. The change in language for allowable
uses applies to all PA zones any time something is made a PA. The issue raised could
have a wider impact other than just changing to a PA zone.
Director Fontane stated it would not affect any that exist if they are zoned PA.
Councilman Blumberg stated anything labeled PA has within the table of allowable uses
city facilities and services not otherwise listed. That would apply to any property zoned
Regular Meeting of the Plan and Design Commission
Tuesday, January 3, 2017
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Chair pro tem Stolberg stated he was asking if a vote would be appropriate for D and E.

4.2.c

PA and any property zoned PA in the future. If you change that to government facilities
and services not otherwise listed that will affect all land zoned PA and any future zoning
of land in the PA.

Chair pro tem Stolberg asked if the PA is defined in the code as government or city.
Mr. Schuster stated the definition for a PA district is the zoning district provides for
public, quasi-public and institutional uses having purposes and impact similar to
governmental and special district facilities and that serve governmental, educational,
religious or recreational needs. It is the intent of this code to create the PA district to
avoid the problems inherent in locating governmental and special district facilities
permitted or conditional in a zoning district with the uses bearing no similarity to public
institutional uses.
Planner Cross stated it does not say city-owned just city facilities.
Chair pro tem Stolberg stated if the code defines the PA and what the Park Dist. is trying
to accomplish is within the code, do they need to change the definition of the table of
allowable uses.
Councilman Blumberg stated the PA was created not just for Highland Park and has been
used for other pieces of land owned by governmental entities.
Director Fontane it was consistent with the master plan and the intent of the PA zone.
Chair pro tem Stolberg asked if it would make more sense if the table of allowable uses
matched the language in the PA definition.
Councilman Blumberg stated by including them both you are allowing an argument that
they are distinct. It is an unintended consequence. The intent was to include all
governmental uses and not limit it to the city.
Chair pro tem Stolberg stated the zoning map amendment was not problematic. The first
thing is to close the public hearing.
Chair pro tem Stolberg called for a motion for Public Hearing #16-04-REZ-002 for a
zoning map amendment to change the zoning district from R1 to PA to recommend
drafting findings of fact in favor and recommend to City Council. Commissioner
Waxman so motioned, seconded by Commissioner Reinstein.
Director Fontane called the roll:
Ayes: Waxman, Reinstein, Leaf, Hecht, Stolberg
Nays: None
Regular Meeting of the Plan and Design Commission
Tuesday, January 3, 2017
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Planner Cross stated the reasoning behind change is that it is more consistent with the
description of the PA district.

4.2.c

Motion passed 5-0.

Councilman Blumberg stated unless it was converted to government facilities and
services from city facilities and services it makes no sense to rezone all of the different
pieces. If they are going to limit the PA to city facilities it would make sense to include
government facilities and services not otherwise listed. The value and use of the PA
district is not served by the current language.
Chair pro tem Stolberg stated if they were to recommend and have findings of fact in
favor, if it went to Council and it was not the intent of what the description in the chart
was they could vote it down and subsequently the map amendment.
Councilman Blumberg stated they could vote it down if there was a current policy reason
to vote it down.
Chair pro tem Stolberg asked Commissioner Hecht asked if he would be comfortable
voting on this knowing that Council would have the ultimate say.
Director Fontane stated they could come back with the requested information because
what the Commission is directing is the draft of findings approval.
Chair pro tem Stolberg stated they could draft findings in favor and staff could bring back
an opinion as to intent based on the current code.
Commissioner Hecht stated when he was on the ZBA they voted on orders at the same
meeting. He would like to find out what was intended at the time and then vote at the
next meeting.
Councilman Blumberg stated they could move to recommend findings in favor and when
they come back for approval if there was some policy expressed or discussion they can
vote against.
Director Fontane stated they could leave the public hearing open so the Commission
could take into the record new information.
Planner Cross stated this is just for the zoning text amendment.
Director Fontane stated staff could draft findings without the direction of the Commission
in preparation for the meeting.
Commissioner Leaf stated to have facts come in was the best solution.
Commissioner Hecht stated they could approve an order at the same meeting.
Regular Meeting of the Plan and Design Commission
Tuesday, January 3, 2017
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Chair pro tem Stolberg called for a motion to close public hearing #16-04-REZ-002.
Commissioner Hecht so motioned, seconded by Commissioner Waxman. On a voice
vote, the motion carried unanimously.

4.2.c

Director Fontane stated he would recommend continuation to a date certain.
Chair pro tem Stolberg called for a motion to continue public hearing #17-01-ZTA-001 to
February 7, 2017. Commissioner Hecht so motioned, second by Commissioner Leaf. On
a voice vote, the motion carried unanimously.

Commissioner Hecht asked why they would continue for an entire month.
Director Fontane stated additional time is needed for staff review of the traffic analysis
and there are scheduling issues.
Chair pro tem Stolberg stated there were going to discuss Item C.
Commissioner Waxman stated the main issues are the buffer between the building and
the neighborhood, the lighting and the water problem.
Commissioner Reinstein asked how the wash station works.
Mr. Matthews stated the wash station is for vehicles and they will not use any detergent.
The water runs to the parking lot then to the storm sewer and then to the stormwater
management system on the golf course and is filtered and then goes to the river.
Chair pro tem Stolberg mentioned the flooding and asked if regrading the site and
engineering the water flow is that designed so the neighbors can expect a solution to the
flooding.
Mr. Matthews stated this development will have no impact to the neighbors. There will
be no benefit or detrimental effect. The flooding is caused by the river.
Ms. Liza McIlroy, 363 Ridge, Highland Park, IL, Park District, stated Mr. Mathews
clarified the purpose of the wash station and it is self-contained.
Commissioner Reinstein asked about the traffic and trucks and if they made a beeping
noise when they are in reverse.
Ms. McIlroy stated all trucks have back up beepers. The vehicles do not exit before 7:00
AM and it would be finished by 3:30 PM.
Chair pro tem Stolberg asked about the work inside the building and if that noise would
be heard outside the building.
Mr. McIlroy stated it would not.
Commissioner Leaf asked if two-thirds of headcount is already on site and one-third is
moving to it.
Regular Meeting of the Plan and Design Commission
Tuesday, January 3, 2017
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Director Fontane stated there would be no additional public notice.

4.2.c

Ms. McIlroy stated there are seven full time staff at the course and they are bringing 20 to
the site for eight months of the year. Another 30-40 would come on for the summer. The
peak is April through September. During November through March they operate at no
more than 30 employees.

Ms. McIlroy stated the park operations are located across from the Sunset Valley
clubhouse. They have two satellite garages one at Caniff Park and one at Fink Park.
Everything that goes on at Sunset will be located at the Frederickson address.
Commissioner Reinstein asked for photos of the building from different view.
Mr. Woodhouse showed the photos.
Commissioner Reinstein asked about the south elevation of the parking lot. He stated he
would like a photo from each street. He mentioned the trees to be removed and they
should go back to screening.
Commissioner Leaf asked mentioned the variances and agreed with the loading not being
put in. He agreed with the parking lot with no interior plants. He was not sure about why
they were not landscaping the ground sign. He wanted to see the 3000K fixtures put in.
He thought motion sensors and timers would mitigate the neighbors’ concerns. He
requested information on the aqua park current lighting and the photometric plan.
Chair pro tem Stolberg stated they should consider some of the things the neighbors
brought up as they are drafting the south elevation. He mentioned relief and public
benefit and thought it should start with the neighbors. He thought the south side should
be shielded from the neighbors’ view.
Commissioner Hecht mentioned the environmental issues with the site and that the soil
was going to be encapsulated. He had not seen the Phase II.
Councilman Blumberg mentioned the screening issues and the parking lot at the high
school. He stated the lot at the school was used frequently at night and the proposal is for
no regular usage at night. When it is used at night they receive complaints about vehicle
lights. He thought they should consider plantings. He asked if semis would be coming
through the lot during working hours on a regular basis
Mr. McIlroy stated there would be no regular flow of semi trucks. There would be
occasional deliveries.
Councilman Blumberg asked if that would be during the day.
Ms. McIlroy stated it would be during the day.

Regular Meeting of the Plan and Design Commission
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Commissioner Reinstein asked where are the activities are now.

4.2.c

Councilman Blumberg stated he thought they should incorporate specific hours of
operation for the plant and lot. The could consider and restrict use after 8:00 AM during
the weekdays.

Mr. Bernstein stated during the winter when a storm is coming they want to be able to
store the plows inside. They designed the building with the smallest footprint possible
but still being able to store vehicles inside.
Councilman Blumberg stated it was a legitimate concern.
Ms. McIlroy stated they would have the trucks ready so they can just pull out with no
reversing.
Councilman Blumberg stated language can be incorporated to limit regular use to certain
hours and emergency use would be given any time of the day it has to be used.
Chair pro tem Stolberg stated they are asking the applicant to come back with more
details on the timers and lights, making sure it is dark sky compliant, having renderings
from all of the streets and incorporate some additional landscaping so it is pleasing to the
neighbors, relocating the trees on site, noise and hours of operation and wait time for the
signal.
Director Fontane stated the Engineering Dept. is working on reviewing the matter
regarding the signal.
Mr. Bernstein stated they would take the neighbors’ information and address any of the
concerns they have and will have a dialog with them.
Chair pro tem Stolberg called for a motion to continue #16-04-SUP-001 to February 7,
2017. Commissioner Reinstein so motioned, seconded by Commissioner Waxman. On a
voice vote, the motion carried unanimously.
Chair pro tem Stolberg stated there will not be a second notice.
F. Public Hearing #17-01-REZ-001 for a Zoning Map Amendment to Change the
Zoning District from R1 - Country Estate to PA - Public Activity for the Fire
Station No. 33 Property Located at 1130 Central Avenue.
Planner Olson made a presentation for the above item including location, project
summary, zoning context, history of the PA, land use in the PA, master plan consistency,
Section 150.1505 Standards for Zoning Map Amendments and recommendation.
Commissioner Leaf asked what the strategy was for changing from current zoning to PA
zoning.
Regular Meeting of the Plan and Design Commission
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Ms. McIlroy stated the park operations start at 7:00 AM and this are normal operating
hours.

4.2.c

Commissioner Stolberg stated he thought this had come before the Commission before
they had combined and as part of that long range plan he recalled was the idea of doing
them all at once or as they present themselves.
Director Fontane stated some were done such as the water treatment plant and parking
lots downtown. There are legitimate government uses that need to happen in a
community. Residential zoning does not allow for certain types of governmental uses.
The idea behind the PA zoning is that while it provides protection to the neighbors, it
allows for legitimate government uses.
Commissioner Stolberg asked how many more sites will need to come before the
Commission.
Planner Cross stated he was not sure of the number but could bring it back.
Director Fontane stated initially it was all government uses including the School Dist.,
Park Dist., etc. The master plan calls for this so when they see opportunities they
propose them. The City Manager and Fire Chief are fully on board.
Acting Chair Kutscheid called for the motion to close the public hearing. Commissioner
Stolberg so motioned, seconded by Commissioner Hecht. On a vote voice, the motion
carried unanimously.
Acting Chair Kutscheid called for a motion to direct staff to draft findings of fact
recommending approval for the rezoning map amendment for the fire station.
Commissioner Reinstein so motioned, seconded by Commissioner Stolberg.
Director Fontane called the roll:
Ayes: Waxman, Leaf, Hecht, Stolberg, Kutscheid, Reinstein
Nays: None
Motion passed 6-1.
IV.

OTHER BUSINESS
A. No administrative design review approvals.
B. Next Regular Meeting - January 17, 2017
Regular Meeting of the Plan and Design Commission
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Planner Cross stated he was involved with an initiative to rezone all the properties that
were identified in 2002 to take all the city-owned properties and put them in this district.
It acts as a protection to residents living around it. Any change of land use on the
property would require public input. Setbacks in the PA mimic the most restrictive
setbacks in the district. The City has taken a slower approach to rezone them as the
opportunities arise.

4.2.c

C. Case Briefing - 515 Roger Williams Development - Final Language Regarding
Parking.
Director Fontane the intent was to have in the packet and it will appear in the next packet.

Commissioner Leaf asked about the Laurel Court change.
Director Fontane stated it would be coming back to the Commission in the form of a
public hearing.
Commissioner Leaf stated the applicant made many changes and said the initial
submittals were schematics. He did not recall them being labeled that way.
Director Fontane stated they were not schematics. When they have final approval those
are the plans they have to build to.
Commissioner Leaf stated it seemed this project had many major changes but he did not
have the full history.
Director Fontane stated every site is different and there are changes. For example, there
is a minor amendment for Porsche regarding their parking. Regarding the landscaping,
he thought it was significant enough that the Commission should see it.
Commissioner Reinstein asked if they could present their landscaping budget and what
they spent.
Planner Cross stated that was not a standard of the application process.
Commissioner Reinstein stated they were supposed to do one thing and then did another.
He would like to know what it was.
Director Fontane stated they could ask.
V.

BUSINESS FROM THE PUBLIC
There was none.

VI.

ADJOURNMENT
Chair pro tem Stolberg called for a motion to adjourn. So motioned by Commissioner
Reinstein, seconded by Commissioner Waxman. On a voice vote, the motion passed
unanimously.
The Plan and Design Commission adjourned at 10:10 PM.
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Planner Cross explained the schedule for upcoming meetings.

4.2.c

Respectfully submitted,
Joel Fontane, Director
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CITY OF HIGHLAND PARK
Tuesday, February 7, 2017

MEETING DATE:

Tuesday, February 7, 2017

MEETING LOCATION:

Council Chambers, City Hall, 1707 St. Johns Avenue,
Highland Park, IL

I.

CALL TO ORDER
At 7:30 PM Chair Glazer called the meeting to order and asked Director Fontane to call
the roll.

II.

ROLL CALL
Members Present: Glazer, Hecht, Kutscheid, Pearlstein, Reinstein, Stolberg
Members Absent: Leaf, Waxman
Director Fontane took the roll and declared a quorum present.
Staff Present: Fontane, Cross, Olson, Later
Student Rep.: None
Council Liaison: Blumberg, Lenneman

III.

APPROVAL OF MINUTES
1. November 15, 2016
Chair Glazer called for a motion to approve the minutes of the November 15, 2016
meeting. So motioned by Vice Chair Kutscheid , seconded by Commissioner Stolberg.
On a voice vote, the motion carried unanimously. Commissioner Hecht abstained.
2. December 20, 2016
Chair Glazer called for a motion to approve the minutes of the December 20, 2016
meeting. So motioned by Vice Chair Kutscheid, seconded by Commissioner Pearlstein.
On a voice vote, the motion carried unanimously. Commissioner Hecht abstained.
3. January 3, 2017
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Chair Glazer called for a motion to approve the minutes of the January 3, 2016 meeting.
So motioned by Commissioner Hecht, seconded by Vice Chair Kutscheid. On a voice
vote, the motion carried unanimously. Chair Glazer and Commissioner Pearlstein
abstained.

Chair Glazer called for a motion to approve the minutes of the January 17, 2017 meeting.
So motioned by Commissioner Stolberg, seconded by Commissioner Reinstein. On a
voice vote, the motion carried unanimously.
IV.

SCHEDULED BUSINESS
1. Design Review – no items for design review.
2. Continuation of Public Hearing #16-09-SUP-005 for a Special Use Permit in the
Nature of a Conditional Use for a “Cellular Telephone Facilities without Towers for
Use with Radio and/or Other Transmitting and Receiving Equipment, Including
Cellular Telephone and Personal Wireless Communications Facilities” on Utility
Poles at Four Locations in the Highland Park public right-of-way: 391 Lambert
Tree Road, 433 Lambert Tree Road, 201 S. Johns Avenue, and 400 St. Johns
Avenue.
Planner Cross made a presentation including application summary, antenna locations,
previous consideration, revised antenna location, photo simulation, colocation
requirement, Ravinia Festival’s DAS, inability to colocate, RF emission reports, recap of
telecommunication facilities and recommendation.
Chair Glazer stated the Commission is familiar with the petition and asked for questions.
Mr. Andy Fitz, Master Network Solutions, 1351 Irving Park, Itasca, IL, Representative
for Applicant, made a presentation including working with Com Ed to colocate on an
existing utility pole, code requirement for the structural engineer, standards are federal
and are all the same and administered by the FCC, structural engineer would not sign a
RF emissions report, rather an IL electrical engineer, four nodes and only one is required
to be a new pole - node #3, 2’ antenna on top of an existing pole, AT&T is cognizant to
aesthetic concerns and the least disruptive design.
Mr. John McCann, 4621 Woodward, Downers Grove, IL, AT&T, made a presentation
including spectrum position, Ravinia DAS system analysis incompatibility, AT&T
solution to avoid interference and growth in wireless demand.
Mr. John Lenahan, 313 50th Place, Western Springs, IL, Attorney, stated they were here
to answer any questions.
Commissioner Hecht asked about the certification of the AZ engineer. He mentioned the
federal regulations and how they applied.
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Councilman Blumberg stated Highland Park is preempted from addressing health issues
related to radio frequency emissions. He was concerned about code conflicts with the
FCC requirement that requires it be certified according to what the FCC demands.
Commissioner Hecht stated if it is not preempted then the application does not meet
requirements under local ordinance.
Director Fontane stated they are looking for compliance with the FCC regulations.
Ms. Lenneman stated if they are able to demonstrate they comply with federal regulations
the Commission cannot consider any health effects.
Mr. Lenahan stated the code provision should be amended to change to an electrical
engineer.
Commissioner Stolberg asked about the need for this antenna.
Mr. McCann stated it relates to crowd size. When 20,000 people are present at Ravinia
for an event it overwhelms the network and speeds are reduced. It has to do with public
safety and the amount of people.
Commissioner Stolberg stated the DAS at Ravinia seems to have resolved the problem
with lack of service during high traffic events.
Mr. McCann stated they are not on that system and they are proposing an alternative to
that system. Their compatibility with that system does not meet AT&T standards and
they are proposing to do the same capacity uplift using their own discrete amplifiers and
antennas.
Commissioner Stolberg asked if there was a way to accomplish this without four
antennas in close proximity.
Mr. McCann stated there are nine antennas in the Ravinia system and AT&T is able to do
it with less structures.
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Mr. Lenahan stated Section 322 of the Federal Telecommunications Act regulates the
authority of local zoning and states has over the siting of wireless equipment. The
regulation of radio frequency emissions is preempted by the FCC and they have
extensive regulations on what permissible emissions are. Local authority can regulate
location but cannot deny a regulation based on health concerns if the applicant complies
with the federal regulations. They will have an IL electrical engineer certify the report.

Commissioner Reinstein asked if any of the other carriers would be able to operate
without the problems AT&T has.
Mr. McCann stated they do not evaluate other competitors’ networks.
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Mr. Lenahan stated the special use ordinance was approved by City Council and it
appeared that the design of a single antenna was the only thing permitted. There was
concern about aesthetics and even if they could have used the support structure they
would have had to ask for an amendment to the approved ordinance. The design that was
approved does not contemplate additional antennas or support. It contemplated a shared
system.
Planner Cross stated the colocation requirement in Highland Park’s code was resolved in
the Ravinia DAS by allowing each antenna to be multi-carrier.
Commissioner Hecht asked when that was approved the intent seems to be that all
carriers could use it and now AT&T cannot. If that was the intent maybe the best way
would be to be to amend the special use and add another antenna on the roofs.
Mr. Lenahan stated colocation contemplates placement on an existing structure.
Commissioner Stolberg asked if they would rather look at two or three more on roofs that
already have antennas than four more adjacent to that location.
Mr. Fitz stated the issue is the landlord, Ravinia, and they do not have an interest in
reopening the agreement.
Chair Glazer asked if they had had this discussion with Ravinia or they just suspect this.
Mr. Fitz stated they did approach them and Ravinia is not interested. With colocating the
antenna needs to be above the pole which is partly a Com Ed requirement.
Commissioner Hecht stated it looked like the equipment was ten feet off the ground.
Mr. Fitz stated they are not extending height of pole and there is no equipment on the
ground.
Commissioner Stolberg asked if Ravinia was interested in allowing access would that
solve the problem.
Mr. Fitz stated it would.
Councilman Blumberg asked why they had not contacted city staff to assist in discussions
with Ravinia.
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Commissioner Hecht asked why they have to be on poles rather than on the roofs of the
buildings.

Mr. Fitz stated they tried to design a network to meet AT&T’s needs and they were aware
of the prolonged and contentious nature of the approval process and it might not have
been a desire by all parties to reopen that discussion. AT&T has similar networks
deployed in other communities and colocating on utility poles is one of the most
unobtrusive ways of achieve this.
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Commissioner Stolberg stated he agreed with the analysis had they not just installed other
antennas so close. He asked if this warrants further discussion with Ravinia by the city.

Chair Glazer stated they would now hear from the public.
Mr. Lawrence Dunlop, 221 Blackhawk, Highland Park, IL, stated registered engineers in
AZ do not have to have an undergraduate degree. He stated he wanted to apologize to
AT&T for his anger at the last meeting. He stated according to the amendment to the
PUD, Ravinia is required to find a reasonable solution and they do not need more
antennas. He thought this was a slippery slope.
Mr. Brent Tolpin, 283 Leslee, Highland Park, IL, stated he appreciated them trying to
minimize the visual impact. He mentioned the four carriers had previously stated they
could utilize the DAS. He was a little sympathetic to AT&T and asked why Ravinia
could not accommodated AT&T.
Ms. Hildy Carter, 459 Lambert Tree, Highland Park, IL, stated she does not want to look
at the antenna. She thought there were other solutions they could explore. She thanked
the Commission for acting in the best interest of the neighborhood. She asked if there are
four carriers in the area and the DAS system was built for three of them why would it not
have enough room for AT&T if all 20,000 people are not AT&T customers.
Ms. Jenny Calcara, 389 Lambert Tree, Highland Park, IL, stated she would be able to see
the nodes outside her bedroom window and thought maybe they could locate the pole
inside Ravinia.
Mr. Mark Romo, 416 Ashland, Highland Park, IL, stated he hoped the Commission
would explore the option of locating in Ravinia. He thought the long-term solution was
to bury the utilities. He stated the Green Bay Trail might be an option.
Mr. Chuck Bergen, 487 Groveland, Highland Park, IL, stated he has AT&T and asked
how many calls have been dropped. He did not think it was a good precedent for the city.
He stated AT&T should go to Ravinia and talk to them. He did not know if it was
technically feasible. He appreciated the Commission and their time and work. He
thought there were better solutions available and there should be evidence that people are
being under served while at the concerts.
Ms. Sue Bergen, 487 Groveland, Highland Park, IL, stated they moved to Ravinia 30
years ago for the trees and the ravines. She understood there are emergencies at Ravinia,
but they have to live 365 days with the impact and thought it was a very sharp trade-off.
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Mr. Fitz stated previously there was no concern about the aesthetics of the design. If
there are concerns now what are they and what could be done to improve on them.

Chair Glazer asked about the demonstrated need. The initial presentations showed
evidence of a problem regarding public safety as stated by the police and fire chiefs.
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Mr. McCann stated the need is demonstrable with Facebook and all the other applications
have on the system. It is getting worse and they are seeing congregation in many places
such as malls. Ravinia is an example where they see the effect of the internet on a hand
held device overrunning the ability for any RF to accommodate. They have a 35%
market share in Chicago so that could mean 6,000-7,000 people at Ravinia using their
system. In every major event location in IL they have a reinforcement to the network.
It is an acute problem and getting worse. It is also a life saving device. If the carriers do
not keep up with it you will not have cell service.
Commissioner Stolberg mentioned the event location and that this was not an event
location but a street. He stated Ravinia has been a good friend to Highland Park. Before
he could support this he would encourage them to go back to Ravinia. He thought there
was some number that might be attractive as a cost benefit.
Chair Glazer stated the residents are on same page regarding colocating with Ravinia and
it might be a solution. He asked if this was something they were open to considering.
Mr. Fitz stated having a willing landlord is part of it. He was not against going back and
speaking to Ravinia. There may be additional rollouts in Highland Park or other
locations where there is not a Ravinia kind of solution. They will go back and talk to
Ravinia. He asked if there was something objectionable about this design apart from
wanting to bury the poles. This would help them to know for future designs.
Chair Glazer stated Vice Chair Kutscheid could address this.
Vice Chair Kutscheid stated how do you design to that problem. The problem is Ravinia
is creating over capacity and not the street. The impact is greater on the street with this
design solution and it would be better to shift it to Ravinia.
Mr. Fitz asked if there was a solution for the utility pole the Commission could offer.
Commissioner Stolberg stated if the utility pole did not have the extension and antenna
on the top that would be acceptable. He was looking at a transformer on the top and if
AT&T said that to the left of the pole there was a pad that would not be obtrusive. The
Commission encourages burying utility poles so if they are attaching auxiliary structures
to those poles what does that do to the long-term ability to accomplish burial of poles.
Adding to the poles seems counter productive to their goals.
Mr. Fitz stated he understood their point.
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They will have to determine if what they are seeing tonight is the best approach. He
asked AT&T if they wanted to respond.

Vice Chair Kutscheid stated there is the question of precedence and what is the problem.
If pole is in the middle of a neighborhood that is not getting coverage that problem is
addressed in a different way than the problem at Ravinia.
Mr. Fitz stated he wanted to be able to come back with something acceptable to the City.
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Chair Glazer stated they should be prepared that this is going to come back in another
form in another neighborhood. And they will not have the luxury of saying go back to
Ravinia and talk to them about it.
Councilman Blumberg stated the Commission’s opinions will result in a recommendation
to the City Council to approve or disapprove. He was disturbed by the increased number
of these applications. He thought there was an absence of coordination within the
industry. They are protected by a variety of federal regulations. He was concerned and
tired of seeing explosions of poles and nodes. There has to be adequate engineering
knowledge to colocate. He was losing patience with the industry’s inability to cooperate
with each other.
Mr. Fitz asked stated if when they referred to partnering with the City and reaching out to
Ravinia is there a specific individual or individuals they could contact.
Chair Glazer stated their first stop would be Planner Cross and he could help and guide
AT&T. They could also discuss it with Councilman Blumberg. If they are unsuccessful
with Ravinia they would be in a stronger position when they came back to the
Commission. He suggested continuing this to allow more time.
Mr. Fitz stated a continuation would allow them approach Ravinia and would be
workable. If it was not acceptable to Ravinia he asked to come back on the merits of this
proposal.
Chair Glazer suggested continuing the matter.
Director Fontane stated if they are going to continue they can keep the public hearing
open.
Planner Cross stated they could continue to March 7, 2017.
Chair Glazer called for a motion to continue the item to March 7, 2017. Commissioner
Stolberg so motioned, seconded by Commissioner Reinstein. On a voice vote, the motion
carried unanimously.
3. Consideration of Staff-Drafted Findings of Fact for Public Hearing #17-01-REZ-001
for a Zoning Map Amendment to Change the Zoning District from R1 Country
Estate to PA – Public Activity for the Fire Station 33 property located at 1130
Central Avenue.
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Planner Cross stated the design issue with Extenet was a large one where they were 5’
above the utility pole. They are also seeing other applications come in. They need to
keep the design issues in mind because the small cell solutions are up and coming.

4. Continuation of Public Hearing #17-01-ZTA-001 for a Zoning Map Amendment to
modify the Table of Allowable Uses in Article 4 to modify the “City Facilities &
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Services (not otherwise listed)” land use to “Government Facilities & Services (not
otherwise listed).”

6. Continuation of Public Hearing #16-04-REZ-002 for a Zoning Map Amendment to
Change the Zoning District from R1 Country Estate to PA – Public Activity for the
Property at 1220 Fredrickson Place.
Vice Chair Kutscheid recused himself from these items.
Planner Olson made a presentation including aerial view, project summary, rezoning to
PA District, zoning map, zoning text amendment, table of allowable uses, “City Facilities
& Services Land Use,” standards for zoning map amendments, planned development,
proposed site plan, previous consideration, landscaping/screening, proposed trees for
screening (109 trees), reduced building height, cross section, lighting modification,
lighting at Hidden Creek Aqua Park, noise mitigation, traffic review, departmental review
- engineering, forestry, fire, police, modifications, public benefit required, design review
Chapter 176, planned development standards and recommendation.
Commissioner Hecht asked about the height drop.
Planner Olson stated it was 5.7”.
Chair Glazer asked about certain lighting diminishing to zero.
Planner Olson stated parking lots have a minimum of .2’ candles. There used to be pole
lights and they have removed those in an effort to reduce the light impact.
Chair Glazer stated that was positive but it also raised concern about the security.
Planner Olson stated he did not know how the police felt about it. They though there
would be better security with cameras. He stated the applicant could address this.
Ms. Amalia Schwartz, Park District, Highland Park, IL, stated in regard to the safety
questions, they are confident the amount of lights they are proposing will be enough for
their operation and they will have a gate to limit access.
Mr. Andy Tunucci, Park District, Highland Park, IL, stated the height was in response to
comments at the last meeting. They have moved the mechanics’ bay to the lower level.
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5. Continuation of Public Hearing #16-04-SUP-001 for a Special Use in the Nature of a
Planned Development for a Park and Golf Operations (POGO) facility at 1220
Fredrickson Place.

Ms. Schwartz stated they heard comments expressed at the last meeting and they are
replacing two inefficient buildings, addressed concerns about lighting, landscape
screening, vehicle inventory, trucks with backup beepers, operations schedule, public
benefit and cost savings.
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Chair Glazer asked about the cost savings.
Ms. Schwartz stated the capital savings are realized in not powering two buildings and
combining them into one.

Ms. Schwartz stated peak season is April to November.
Mr. Tunucci made a presentation including site plan, circulation, floor plans, cross
section, schematic design elevations, project site average grades, landscape plan, tree and
grass species, adding 109 trees, proposed height of building, site plan and height of
material bins.
Mr. Don Matthews, Gewalt Hamilton, 1157 Glencoe, Highland Park, IL, Engineer, made
a presentation including site plan, parking improvement, vehicle maneuverability, interior
landscaping and islands, no loading area, material bins, fuel depot station, photometric
plan, dark sky ordinance, fixtures and stormwater management.
Commissioner Hecht asked about the height of the building.
Mr. Matthews stated the first floor level did not change. What changed was that the roof
height came down.
Commissioner Reinstein asked how the trash would be taken care of.
Mr. Matthews stated the trash would be located adjacent to the material storage bins. It is
shielded on three sides.
Commissioner Stolberg asked about the location of the trash.
Mr. Matthews stated the trash would be located at the far south end of the site. It is
several hundred feet away from the residences.
Commissioner Reinstein asked about trash pickup.
Mr. Matthews stated it may occur early in the morning.
Commissioner Reinstein asked if there is any equipment on the roof that needs to be
screened.
Mr. Tunucci stated there would be equipment on the roof but it would be imperceptible.
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Commissioner Reinstein asked about off and peak season.

Commissioner Hecht asked why the fuel tanks were not underground.
Mr. Matthews stated is was the most cost effective way to utilize that area. There are two
500-gal. tanks.
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Mr. Dan Casey, 1313 Division, Highland Park, IL, mentioned the change in lights,
environmental concerns and unearthing of the ground.

Ms. Stacy Edwards, 1345 Golf, Highland Park, IL, was concerned about water drainage
and retention ponds, building on top of a landfill and how the weight will affect it,
parking lot lights off by 5:00 PM, employees starting before 7:00 AM, parking lot rented
to car dealers during off season, storage bins being 5’ tall adequate and meeting
standards.
Mr. Matthews stated they were aware of the environmental questions and cognizant of
the former use of property and have performed environmental studies which identified
low levels of lead, the residue from the incineration process, will keep material on site
and will keep it on site encapsulate it. They have looked at the elevation of ground water
so make sure it will not get into the material.
Commissioner Reinstein asked if the environmental consultant will be active in terms of
surveying where the lead and other materials are during construction.
Mr. Matthews stated they know it is in the ash and they will make sure it is encapsulated.
Commissioner Stolberg asked what the procedure was if a backhoe was in use and they
discovered some of the materials.
Planner Cross stated soil borings are part of construction process and soils are tested. He
did not know about the environmental assessment.
Planner Olson stated where there are known contaminants sometimes these materials will
be exposed. There are state regulations that deal with the handling of these materials. It
would be upon the developer to work with all state rules.
Commissioner Hecht stated he did not see anything from the IEPA discussing this in the
packet. He asked if they are in favor of encapsulating this or whether they want it
removed.
Planner Olson stated not at this time. There are reports from the environmental
consultant that discuss what the environmental impact was and that a barrier would be
appropriate. They will follow the handling procedures in the state code.
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Mr. Bob Bolling, 1330 Deerfield Ct., Highland Park, IL, was concerned about noise,
lights, house is on a flood way, could raise level of Skokie ditch and stormwater could be
pushed somewhere else.

Commissioner Stolberg asked if this information was obtained through a Phase II report.
Planner Olson stated it was Phase I and II.
Mr. Matthews stated during construction there are state permits issued for construction
site activities. Phase I and II reports have been prepared and advised on the proper way
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of not disturbing that material and not releasing it into the environment. They are not
seeking a letter of no further remediation from the state.
Commissioner Stolberg asked if the reason for encapsulating was the cost.

Councilman Blumberg stated when you have a Phase I or II report does that include
information to be incorporated in to the construction plan. They had to comply with
state regulatory agencies.
Mr. Matthews confirmed this.
Director Fontane stated various construction projects sometimes call for a special
inspector and applicant needs to provide. They will attest that the project has been
performed properly.
Mr. Matthews stated as of today the site is a hill and all the rain runs off the down the hill
some into the river and some onto the golf course. In the proposed condition they are
intercepting the water via storm inlets in the parking lot and conveying onto the golf
course where they are providing the required detention and insures the water releases into
the rover slower than it does today. Given the size of the watershed, there is nothing they
can do to negatively or positively impact the river. There will be no measureable
increase or decrease in water levels in the river.
Commissioner Stolberg asked about the detention areas and as the construction proceeds
this will not negatively impact the neighbors.
Mr. Matthews stated the plans are being coordinated and this is part of the improvements
for the golf course.
Commissioner Hecht asked if any of the parcels were in a flood zone.
Mr. Matthews stated the golf course is.
Commissioner Hecht stated FEMA has been proposing revisions to the flood zone map.
Mr. Matthews stated there is a rigorous review program they are undertaking with the
golf course which includes the SMC, IDNR and the City which is being vetted by several
regulatory agencies.
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Mr. Matthews stated it was. The project would not be viable if they had to move the
material and it would cause more disruption if they had to move the material.

Chair Glazer asked about structural issues.
Mr. Matthews stated they are aware of the impact and cost and they are installing geo
piers into the earth to stabilize the soil so they have a firm foundation to build upon. The
improvements they are proposing will not settle. They will add a mixture into the soil as
they build the parking lot of lime or cement to make it more structurally sound.
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Chair Glazer asked about the use of the parking lot in the off season.

Commissioner Hecht asked about lighting in the morning.
Ms. Schwartz stated the lights will not be on in the morning. There are motion sensors
which will come on and shut off.
Commissioner Reinstein asked if the golf staff come in, park their cars and then leave.
Ms. Schwartz stated they go off onto golf course.
Commissioner Reinstein asked if there were plows in this facility.
Ms. Schwartz stated there are and if it snows staff will come in to plow. This is when
typical times do not apply. The plows are parked inside the building.
Commissioner Pearlstein mentioned them being sensitive to the noise and asked what can
they do if people come at 5:00 AM to control it.
Ms. Liza McIlroy, Park District, Highland Park, IL, stated they will come in, park their
car and come into the building. They are trained to be sensitive to the neighbors. They
have supervisors there and if there is an issue they will address it with the staff.
Chair Glazer called for a motion to close the public hearing.
Ms. Lenneman stated since there are three separate agenda items they could close them
separately and vote separately on each one.
Planner Cross stated the public hearing numbers are on the agenda, items 3-6 are being
considered concurrently.
Director Fontane stated the zoning map amendment could close go first.
Commissioner Stolberg motioned to close public hearing #16-04-REZ-002 for a zoning
map amendment. Seconded by Commissioner Reinstein. On voice vote, the motion
carried unanimously.
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Mr. Schwartz stated they are noise sensitive and stated the landscape screening will
buffer a lot of the noise. Some golf staff arrive at 5:00 AM and the majority come at 7:00
AM. They are not planning on renting space to car dealers. The materials within the
garbage and material bins will be lower.

Commissioner Stolberg motioned to close public hearing #17-01-ZTA-001 for a zoning
text amendment. Seconded by Commissioner Hecht. On voice vote, the motion carried
unanimously.
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Commissioner Stolberg motioned to close public hearing #16-04-SUP-001 for a special
use permit. Seconded by Commissioner Pearlstein. On voice vote, the motion carried
unanimously.

Commissioner Stolberg mentioned #17-01-ZTA-001 and the intent of the original code
regarding city facilities vs. government facilities.
Ms. Lenneman stated she was not present at the previous meeting, but had watched the
video and felt the confident the language included in the description of the zoning district
matches.
Commissioner Hecht asked about notes of discussion when the ordinance was passed.
Staff had mentioned this was from the 1997 code. It was not in the code from 1978.
Planner Cross stated it was added as a land use between 1978 – 1997. It did not
contemplate a broader range of uses at the time.
Commissioner Hecht asked about the difference between city and government. He
thought it was intended for the city.
Planner Cross stated they looked through the creation of the PA. The code was adopted
in 1997. There was not another land use considered at the time for other governmental
uses and this was a catchall. They are taking an existing land use and modifying it.
Commissioner Stolberg asked if there was concern that other governmental bodies are
going to seek to change the zoning district to a PA.
Planner Cross stated no, the PA district is more restrictive.
Commissioner Stolberg asked if the Park Dist. decided the facility is obsolete and wanted
to sell to a developer it would not be permissible because it protects neighbors.
Planner Cross stated that was the correct interpretation.
Chair Glazer called for a motion for approval of #16-04-REZ-002 and approval of staff
drafted findings of fact for a map amendment. Commissioner Reinstein so motioned,
seconded by Commissioner Pearlstein.
Director Fontane called the roll:
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Ayes: Hecht, Reinstein, Pearlstein, Stolberg, Glazer
Nays: None.
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Chair Glazer called for a motion for approval of #17-01-ZTA-001 for a zoning text
amendment. Commissioner Stolberg so motioned, seconded by Commissioner Reinstein.
Director Fontane called the roll:

Nays: Hecht
Motion passed 4-1.
Chair Glazer called for a motion for approval of #16-04-SUP-001 and approval of staff
drafted findings of fact for a special use permit with conditions that the stormwater
engineer needs to sign off and approval from the SMC. Commissioner Pearlstein so
motioned, seconded by Commissioner Hecht.
Director Fontane called the roll:
Ayes: Hecht, Reinstein, Pearlstein, Stolberg, Glazer
Nays: None
Motion passed 5-0.
Chair Glazer called for a motion for approval of #17-01-REZ-001 and approval of staff
drafted findings of facts for a zoning map amendment. Commissioner Stolberg so
motioned, seconded by Commissioner Hecht.
Director Fontane called the roll:
Ayes: Hecht, Reinstein, Pearlstein, Stolberg, Glazer
Nays: None.
Motion passed 5-1.
7. Public Hearing #17-01-PUD-001 for a Substantial Amendment to PUD #14-05-PUD001, Laurel Court II Planned Development located at 807-833 Laurel Avenue.
Planner Later made a presentation including application summary, previous
consideration, general project location, site plan modification, approved site plan, revised
site plan, elevation modifications, north, south, east and west elevation modifications,
approved and revised landscape plan, landscape plan analysis and recommendation.
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Vice Chair Kutscheid asked if they had a conversion from height to caliper.

Mr. Mark Muller, Fulton Developers, 600 Central, Highland Park, IL, Developer, made a
presentation including schematic to construction drawings, changes enhance the building,
code requirements, existing elevations, more guest parking than required by code, ramp
for handicapped needs to meet slope, landscape - residents wanted to see green in winter
and not empty planters, landscaping is on top of garage, more evergreens and boxwoods.
Vice Chair Kutscheid stated he agreed with the change to more evergreens. He
mentioned the loss of trees and the canopy look is where he differs with the look.
Mr. Muller stated they now have the viburnums with an ornamental look. This is
something that cannot be seen from the street, but from the interior patios. The plan that
was approved did not have the boxwoods.
Vice Chair Kutscheid stated they were working toward the 42” of caliper replacement for
the removal of the existing trees. They have to have 42” of trees going back in.
Mr. Muller stated this was because they took away the redbuds and replaced them.
Vice Chair Kutscheid stated they replaced trees with shrubs.
Mr. Muller stated in the front of the building the plans called for 7’-8’ height and the ones
they installed are 7’.
Vice Chair Kutscheid stated this was minor. They had 6’ caliper of trees going back in
when they need 42”. This is a 36” deficit of tree.
Mr. Muller stated they are about to start the building next door and they could put the 42”
next door.
Director Fontane stated this is a planned unit development with two phases. It is under
one umbrella and each phase has its own particular elements. In the City’s view it is one
project.
Commissioner Stolberg asked if the 42” deficit was made up in the second phase would
that satisfy the requirements of the project.
Director Fontane stated yes from the Forester’s perspective. It is still a change from what
was approved.
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Mr. Muller stated they thought they had made an improvement and were not aware of the
42”requirement. It seems logical to do this on the second building considering it cannot
be seen from the street.

Vice Chair Kutscheid stated they removed 42” of good trees from the site. The 42” needs
to be replaced.
Planner Later stated it is not what was removed it is what was approved in the landscape
plan. There are 18 trees can equal the 42” caliper and those tress were not installed so the
approved landscape plan was not followed.
Commissioner Reinstein stated they approved and the developer took another direction
and he has explained why. He took into his decision making learning on the job.
Commissioner Stolberg stated regarding the landscape plan, if the developer is willing to
make up the shortage and change from what was originally proposed on this site to the
other and it still complies with the requirements of the PUD it should be acceptable.
Commissioner Reinstein asked why they would tell him to do that if in the marketplace it
provides a product that keeps the building full.
Mr. Muller stated they would like to have the same plan approved for the building next
door. It is on top of a garage and they are limited in what they can do. He thought it was
preferable to do this and have a better product.
Commissioner Pearlstein asked when the second phase will be complete.
Mr. Muller stated it would be about 1½ yr. until completion.
Director Fontane stated they do have laws that require if you are taking trees down you
have to replace caliper. Planner Later verified with the City Forester that that is not what
this is about. This is the way they talk about trees in terms of caliper. There were shrubs
that were changed. Commissioner Reinstein is correct in that they are not otherwise not
going to be complaint with city codes, rather they will not be compliant with this
particular approval that called for 42”.
Chair Glazer stated there was a distinction between violating a city code and changing. It
is a concern when they see something like this.
Mr. Muller stated they have over 100 boxwoods instead of 12 and 42 yews instead of 0.
They also have 1,260 s.f. of green roof instead of 752 s.f.
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Chari Glazer asked if there were other deviations they anticipate.

Councilman Blumberg stated they were willing to make this up in the next phase. He
appreciated their reasoning but it undermines the argument that this is learning on the job.
He asked how is this going to prevent them from coming back and saying it did not work
and they want to do less on the next phase.
Mr. Muller stated he thought there was a code requirement they had to have the 42”.
Now that is not case, they would like to do the revised plan. The only exception would
be the two redbuds in front would be 8’.
Councilman Blumberg asked who was the landscape consultant when they first submitted
plan.
Mr. Muller stated it was Rocco, Fiori.
Commissioner Stolberg stated Fiori usually does a good job.
Councilman Blumberg agreed and he did not understand how they got to a point of not
just subtle deviations but a drastic deviation and reduction.
Commissioner Stolberg stated the issue here is an order of operations. If the developer
had come before the Commission and stated they had an approval and based on
experience he sought to amend it prior to the installation, he probably would have
supported it. He thought the issue was that developers adhere to what was approved.
His concern was not to set a precedent that allows developers to not comply with what
was approved.
Commissioner Reinstein asked about the budgeted landscape plan.
Mr. Muller stated they spent about $10,000 - $15,000 more than what was originally
anticipated. Also the green roof was three times more.
Chair Glazer stated there is no question about the quality of the project. But this was
after the fact and it would have helped if they had seen this change beforehand.
Mr. Muller stated it was a matter of timing. It took three to four months to able to come
before the Commission. They had a building ready for occupancy and residents waiting
to move in. The City said the common areas had to be 100% completed. If they had
gone through the whole process including the public hearing would not have had it
completed on time.
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Mr. Muller stated on the rear patios they would like to have the revised landscape plan.

Chair Glazer called for a motion to direct staff to draft findings of fact approving the
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seconded by Commissioner Hecht.
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Commissioner Reinstein stated he was not troubled because if the change is such that it is
more aggrieved than this is they could say no. The developer had to make business
decisions and had people moving in. He stated they would have approved the amended
plan. He did not see any reason to vote no on that account. There is no precedent. He
did not think that they preclude themselves from saying no to someone when they come
in for the wrong reasons.
Commissioner Hecht stated he takes a dim view where the applicant comes for these
types of situations for forgiveness rather than permission. As long as there is a record of
why he did not see a problem and sometimes you just have to get it done.
Commissioner Stolberg stated the question becomes remedy. Do they ask him to rip out
the plants. He did not think that was in the best interests of the residents. He did not
think a fine was the answer. He did not like the idea of forgiveness rather than
permission and thought Mr. Muller has shown good responsibility on his previous
projects and did not do this with mal intent. The end product is better than what was
proposed. He did not think it set a precedent.
Chair Glazer stated the idea that there is no recourse is not an argument he could respect.
The response is a recipe for anyone to come in.
Commissioner Stolberg asked what would be a proposed remedy that would not hurt the
residents and still solidifies the position that it has to come through the Commission.
Chair Glazer asked if he is proposing an amendment to the code but they do not have that
option as a commission.
Director Fontane stated they do have a means to enforce but the question is as a matter of
administrative policy, if someone is seeking additional relief the enforcement is delayed
until such time it is dealt with. The applicant can make a case for why change should be
approved. The order in which that is made is a matter of concern. If this is acceptable
they can recommend it. If not and the original approval is really what is important then
they can deny. It is not for lack of not being able to enforce. It is not necessarily a
precedent. Before changes are made they should provide revised plans. It is not a good
practice to ask for permission afterward.
Commissioner Stolberg stated there are a number of modifications. If the parking space
reduction had not been included would staff have been able to make the approval for the
landscaping.
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Commissioner Fontane stated they would have been able to have this come before the
Commission even without the parking space. This is a substantial change and it is the
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would have been referred to the Commission.
Regular Meeting of the Plan and Design Commission
Tuesday, February 7, 2017
18 of 20

Packet Pg. 115

4.2.d

Councilman Blumberg stated he shared their concerns. This tends to be treated by the
City Council on case by case basis. The enforcement happens at the council level.

Commissioner Stolberg stated this was a deterrent.
Director Fontane stated there are other remedies short of revocation.
Chair Glazer stated it is easier to obtain forgiveness than permission. He did not find it
convincing and did not think it would not be setting a precedent.
Vice Chair Kutscheid mentioned the code requirements for 24” shrubs vs. the 18” shrubs.
He asked if the 24” shrubs were required by code.
Planner Cross replied they were and they were asking for relief from that requirement.
Commissioner Reinstein asked if every time you planted a shrub it had to be 24”.
Planner Cross stated if you installed a shrub as required by code.
Director Fontane stated they had specs for trees as well.
Planner Cross stated the applicant wanted to mirror this on the next project.
Vice Chair Kutscheid stated the applicant needed to meet the requirements for the new
planting.
Planner Cross stated they have a planting schedule.
Chair Glazer asked if they wanted as a condition the future phase to meet code planting.
Commissioner Stolberg stated the motion would be to direct staff to draft findings of fact
in favor of the revised PUD amendment that the front plantings of the redbuds be 8’
minimum and that all plantings meet the minimum size requirement.
Chair Glazer asked if the amendment was acceptable to the seconder, Commission
Reinstein.

Attachment: POGO - D - PDC Minutes 02-07-2017 (2029 : Park District POGO - Conditional Use SUP)

Ms. Lenneman stated the code does allow if Council determines that the developer has
abandoned the development or has failed to comply with the final development plan it
shall hold a public hearing for the purpose of considering the relocation of all approvals
and permits associated with the planned development.

Commissioner Reinstein confirmed this.
Director Fontane called the roll:
Ayes: Hecht, Reinstein, Pearlstein, Stolberg
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Nays: Kutscheid, Glazer
Motion carried 4-2.
Director Fontane suggested the public hearing be left open.

Planner Cross stated they would bring these back on February 21, 2017 meeting.
V.

OTHER BUSINESS
A. No administrative design review approvals.
B. Next Regular Meeting – February 21, 2017
C. Case Briefing

VI.

BUSINESS FROM THE PUBLIC
There was none.

VII.

ADJOURNMENT
Chair Glazer called for a motion to adjourn. So motioned by Commissioner Hecht,
seconded by Commissioner Reinstein. On a voice vote, the motion passed unanimously.
The Plan and Design Commission adjourned at 12:00 AM.

Respectfully submitted,
Joel Fontane, Secretary
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For Public Hearing #16-04-SUP-001 Recommending City Council Approval of a Special Use
in the Nature of a Planned Development for a Park and Golf Operations (POGO) Facility at
1220-1240 Fredrickson Place

Pursuant to Section 150.530(H)(3), the Plan & Design Commission shall not recommend approval of a
proposed Planned Development and Preliminary Development Plan except upon making all findings of
fact required pursuant to Section 150.1404 of the Zoning Code, and as follows:
(1)

That the Planned Development conforms to the goals and objectives of the Master
Plan, and to the standards and requirements of this article, including, without
limitation, Section 150.520 of this Chapter;
Finding: The Plan & Design Commission finds that the proposed Planned Development conforms
to the goals and standards of the Master Plan and the applicable standards and requirements of
Article V, Chapter 150. The proposed Planned Development is located within the South Central
neighborhood planning district and addresses several Master Plan goals including:
 Require new land uses and structures to harmonize with their immediate surroundings.
o The project is harmonious and compatible with its immediate surroundings as is
an expansion of Park District facilities already on site which will serve the Hidden
Creek Aqua Park and Sunset Valley Golf Course which adjoin the proposed
development and all of the other parks within the community.
o In order to better harmonize with the residential neighborhood to the west of the
proposed the development, the Park District is proposing to plant many trees to
serve as screening and limit on-site lighting to the minimum necessary for
effective operations.
 Ensure that new development strengthens the existing fabric and is compatible with what
already exists.
o The project strengthens the fabric and is compatible with what already exists as
the proposed development will replace existing Park district facilities with newer
maintenance and park operations facilities.
 Support and implement the Greenways Plan
o The City’s Greenways Plan, adopted in 1995 and most recently amended in 2007,
supports the provision and protection of natural areas, recreational facilities,
and connectivity for the community’s natural, cultural and scenic amenities. The
Park District owns, operates, maintains much of the land within the City that are
considered “greenways” and the proposed development will facility greater
efficiency in implementation of the Park District’s work.
 Develop and maintain an excellent physical infrastructure
o The proposed development is intended to provide the Park District greater
operational efficiency in the maintenance of the community’s park infrastructure
and the public Sunset Valley Golf Course.

(2)

That the proposed Planned Development contains no more residential dwelling units
than permitted pursuant to the subdivision sketch plan submitted in accordance with
Section 150.525(A)(8) of this Article, as may be adjusted pursuant to Section
150.510(D) of this Article; and
Finding: The Plan & Design Commission finds that this standard does not apply. The proposed
development is not for residential use.
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(3)

That the Planned Development provides a public benefit, if required pursuant to
Section 150.515 of this Article.
Finding: The Plan & Design Commission finds that the Planned Development will require
modifications to the regulations of Chapter 150 of the City Code. The Park District has proposed to
plant trees and native grass in excess of what is required by the City Code as the required public
benefit. The additional trees will serve as screening between the proposed development and the
residential neighborhood to the west and south. Further, the Park District has stated that the
proposed project is intended to benefit the entire community, as the Park District serves all of the
residents of Highland Park, and the proposed development will help the Park District in
maintenance of all Park District parks and facilities.

FINDINGS OF FACT FOR THE SPECIAL USE PERMIT FOR THE PLANNED DEVELOPMENT
Pursuant to Section 150.1404, the Plan & Design Commission or the City Council, as the case may be, shall
not recommend or grant a special use permit be issued unless it shall make findings of fact based upon
evidence presented at the hearing in any given case that:
(1)

The special use will serve the public convenience at the location of the subject
property; or 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;
Finding: The Plan & Design Commission finds that the proposed development serves the public
convenience and will not be detrimental to or endanger the public health, safety, morals, comfort
or general welfare. The proposed development will result in expanded and centralized park
maintenance and golf operations facilities which will provide the Park District greater operational
efficiency in their management of the community’s public park lands.

(2)

The location and size of the special use, the nature and intensity of the operation
involved in or conducted in connection with the special use, the size of the subject
property in relation to such special use, and the location of the site with respect to
streets giving access to it, shall be such that it will be in harmony with the
appropriate, orderly development of the zoning district in which it is located;
Finding: The Plan & Design Commission finds that the proposed development will be in harmony
with the appropriate, orderly development of the PA – Public Activity zoning district. The rezoning
of the subject property from the R1 Country Estate district to the PA district is being considered
concurrently with the proposed planned development. The PA – Public Activity zoning district was
specifically created for public and institution land uses in 2002.

(3)

That the special use will not be injurious to the use and enjoyment of other property
in the immediate vicinity of the subject property for the purposes already permitted
in such zoning district, nor substantially diminish and impair the value of other
property in the neighborhood;
Finding: The Plan & Design Commission finds that the proposed development will not be injurious
to the use, enjoyment or value of other property in the neighborhood. The proposed development
will be an expansion of an existing public land use, and the Park District has proposed extensive
landscaped screening and limiting site lighting to mitigate negative impacts to the residential
neighborhood in the vicinity of the subject property.

(4)

The nature, location, and size of the buildings or structures involved with the
establishment of the special use will not impede, substantially hinder, or discourage
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the development and use of adjacent land and buildings in accord with the
regulations of the zoning district within which they are located;
Finding: The Plan & Design Commission finds that the proposed will not impede, substantially
hinder, or discourage the development and use of adjacent land. The adjacent land to the north
and east of the proposed development is already utilized by the Park District for the Hidden Creek
Aqua Park and the Sunset Valley Golf Course. The lands to the west are developed with single
family residences, which are separated from the proposed development by the Skokie River and a
wooded area that will be enhanced by the planting of trees to help serve as screening.
(5)

Adequate utilities, access roads, drainage, and other necessary facilities have been or
will be provided;
Finding: The Plan & Design Commission finds that engineering plans for the proposed
development will be approved by the Department of Public Works prior to an approval by the City
Council, and that adequate utilities, access roads and drainage will be provided.

(6)

Parking areas of adequate size for the special use shall be properly located and
suitably screened from adjoining residential uses, and the entrance and exit
driveways to and from these parking areas shall be designed to prevent traffic
hazards, eliminate nuisance, and minimize traffic congestion in the public streets;
Finding: The Plan & Design Commission finds that the proposed parking plan for the subject site
provides adequate parking for the proposed Park District land use with acceptable modifications.
The proposed “POGO” structure allows for Park District vehicles to pull into the building and for
loading to occur within the structure. The proposed development is secluded and the parking area
will be screened from the surrounding properties. The Plan & Design finds that site plan will
accommodate circulation and will prevent traffic hazards, eliminate nuisance, and minimize traffic
congestion in the public streets.

(7)

The special use shall in all other respects conform to the applicable regulations of the
zoning district in which it is located, except as such regulations may, in each instance,
be modified as provided in this Chapter;
Finding: The Plan & Design Commission finds that the proposed Planned Development conforms
to the regulations of the PA zoning district with the exception of the requested modifications
(related to building height, loading spaces, landscaping, and construction in an environmentally
sensitive area). Pursuant to Chapter 150 of the City Code, the applicant must provide a public
benefit to be considered and approved by the City Council.

(8)

There is reasonable assurance that the special use will be completed and maintained
as and if authorized; and
Finding: The Plan & Design Commission finds reasonable assurance that the Planned Development
will be built to completion and maintained as authorized. The Plan & Design Commission finds that
the Park District, a public entity that serves the residents of Highland Park, already owns and
operates facilities on the property.

(9)

The special use shall comply with all applicable requirements set forth in this
Chapter.
Finding: The Plan & Design Commission finds that the proposed Planned Development meets the
requirements of the Zoning Code with acceptable modifications. Pursuant to Chapter 150 of the
City Code, the applicant must provide a public benefit to be considered and approved by the City
Council.
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FINDINGS OF FACT FOR THE PLANNED DEVELOPMENT
Pursuant to Section 150.520 of the Code, the applicant for a Planned Development must demonstrate that
the proposed Planned Development satisfies and incorporates, to the greatest extent practicable, the
following site design standards:
(A)
Protection of the Public Health, Safety, and Welfare. The uses and structures within
the Planned Development shall be compatible with one another, in that they are designed,
located, and proposed to be operated so that the public health, safety and welfare will be
protected.
Finding: The Plan & Design Commission finds that proposed development satisfies this standard.
The proposed development will continue to consist of a public use by the Park District in the
maintenance and operation of the community’s public park properties the public Sunset Valley Golf
Course, and are design, located and proposed to be operated so that the public health, safety and
welfare will be protected.
(B)

Preservation of Environmentally Sensitive Areas.

(1)
No development shall occur in any Environmentally Sensitive Area located on the
subject property, except upon approval of a modification therefore, in accordance with
Section 150.510(B) of this Article.
Finding: The Plan & Design Commission finds that the development site is located within an
Environmentally Sensitive Area as the site includes soils classified by the USDA and Natural
Resource Conservation Service (NRCS) as hydric soils. However, the site was historically utilized
as a waste incineration facility, and there is extensive fill material located on the property. The
development requires approval of a modification in accordance with Section 150.510(B) of the
Zoning Code.
(2)
Environmentally Sensitive Areas located on the subject property may be included as
common open space within a Planned Development, upon either (a) identification of such
areas on the plat of subdivision as a separate lot or lots, or (b) recordation by the applicant
of a conservation easement or similar restriction that ensures the preservation of such
areas, in perpetuity, from future development.
Finding: The Plan & Design Commission finds that the development site is located within an
Environmentally Sensitive Area as the site includes soils classified by the USDA and Natural
Resource Conservation Service (NRCS) as hydric soils. However, the site was historically utilized
as a waste incineration facility, and there is extensive fill material with located on the property on
top of native soils that resulted in the subject property having a higher grade than the surrounding
lands. A restriction of development on the hydric soils is not appropriate given the location of the
soils, past site use, and the existing soil conditions. The fill material contains varying degrees of
environmental contamination, which limits the future development of the site and may require an
engineered soil barrier.
(C)
Historic Resources. The Planned Development shall preserve all (1) locally
designated landmarks, and (2) properties, structures, areas, objects, and landscapes
determined to be historically significant by the Historic Preservation Commission in
accordance with Chapters 24 or 170 of the Code.
Finding: The Plan & Design Commission finds that this standard is met. No landmarks or
historically significant elements were identified.
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(D)
Clustering New Development. The Planned Development shall preserve the
structures, landscapes, scenic view sheds, and other natural and historic features of the
subject property, through (i) clustering of lots or building pads, (ii) adaptive reuse of
existing structures, and (iii) the protection of designated open space from development;
provided, however, that clustering of development shall not be required upon a
demonstration by the applicant, to the satisfaction of the Plan & Design Commission and the
City Council, that there are no features on the subject property worthy of preservation, or
that those features worthy of preservation will be more effectively preserved by not
clustering development.
Finding: The Plan & Design Commission finds that this standard is met. The proposed development
consists of the replacement of existing Park District maintenance facility with a larger facility.
(E)
Location of Structures. All structures to be located within the Planned Development
shall (1) be related harmoniously to the terrain and to existing structures in the vicinity of
the subject property, and (2) have a visual relationship to existing nearby structures;
Finding: The Plan & Design Commission finds that the proposed development satisfies this
standard. Due to historic filling activities on site, the grade of the development area is higher than
that of the surrounding properties. The proposed structure will be constructed partially into the
slope of the property, which reduces the apparent height of the proposed building. Further, the
Park District has proposed to plant trees to serve as screening around the periphery of the proposed
building and parking area to enhance the visual relationship to nearby structures.
(F)
Environmental Quality and Responsible Design. The Planned Development shall be
consistent with the City of Highland Park Environmental Policy and with the City of
Highland Park Checklist for Environmentally Responsible Design and Construction. The
applicant may demonstrate consistency with standards established for site design and
building construction practices by referencing known sustainable development and green
architecture rating systems.
Finding: The Plan & Design Commission finds that the proposed development is consistent with
the siting and land use characteristics and other aspects of the City of Highland Park Checklist for
Environmentally Responsible Design. The project consists of infill redevelopment for Park District
facilities on a site that was historically used for waste incineration and disposal. The proposed
structure is intended to be durable and low-maintenance and contribute to more efficient and
centralized Park District maintenance and golf operations activity.
(G)
Preservation of Landscapes. The landscapes within the Planned Development shall
be preserved in their natural states, insofar as practicable, by minimizing tree and soil
removal. All proposed grade changes shall be consistent with the general appearance of
neighboring developed areas.
Finding: The Plan & Design Commission finds that the proposed development has minimized tree
and soil removal to the extent practicable and will result in the planting of 90 trees and native plants
and grasses. Due to historic site use as a waste incineration and fill site, the development area is at
a higher elevation than the surrounding properties. Site grading will be done for the proposed
structure and parking areas and the proposed structure will be set into the existing grade, which
will help to diminish the apparent height of the structure.
(H)
Schools, Parks, and Public Facilities. The Planned Development shall not impose an
undue burden on parks, recreational areas, schools, or other public facilities that serve or
are proposed to serve the Planned Development.
Finding: The Plan & Design Commission finds that this standard is met. No undue burden on parks,
recreations areas, schools, or other public facilities is expected in connection with the proposed
development. The project has been proposed by the Park District of Highland Park and consists of
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a new park maintenance and golf operations facility that will enhance the Park District’s ability to
maintain the community’s parks.
(I)
Relationship and Connection to Adjoining Land. The Planned Development shall not
be designed as an enclave separate from adjacent properties, unless existing development
patterns, natural features, and/or topographic conditions prevent vehicular or pedestrian
access connections to adjacent properties. In order to achieve connectivity to adjoining land,
all lots, streets, sidewalks and/or paths within a Planned Development shall be designed, to
the extent practicable, to allow for the continuation of such existing or proposed features to
adjoining areas. New streets, sidewalks, and/or paths located within a proposed Planned
Development shall be constructed and installed to the boundaries of the proposed Planned
Development if the City Council determines, in its sole discretion, that the proposed Planned
Development adjoins land with the potential of being subdivided or re-subdivided.
Finding: The Plan & Design Commission finds that the proposed development is secluded and
effectively separated from the adjoining properties to the west and south by a wooded area and the
Skokie River, and that the lack of connectivity between the subject site and the residential
properties is appropriate given the institutional use of the subject property and the single family
residential character of the neighborhood to the west and south. However, the development area
is well-connected to the Hidden Creek Aqua Park to the north and the Sunset Valley Golf Course to
the east. Both are owned and operated by the Park District. This connection is effective as the
proposed development is intended as an expanded Park District maintenance and golf operations
facility that serves both Park District facilities and all of the other Park District properties in the
community.
(J)
Setbacks from the Periphery of the Planned Development. The required front, rear,
and side yards along the periphery of the Planned Development shall be of a size not less
than the greater of (1) the minimum front, rear, and side yard requirements of the
underlying Zoning District in which the Planned Development is located, and (2) the
minimum front, rear, and side yard requirements of the adjacent Zoning District.
Finding: The Plan & Design Commission finds that the proposed development meets this standard.
The proposed development meets the setback requirements for the current R1 – Country Estate
and proposed PA – Public Activity zoning districts, as well as the setback requirements for the
adjoining R5 single family residential zoning district that adjoins to the west.
(K)
Upper-story Building Design. Stories of new building and additions to existing
buildings that exceed the maximum non-planned development height for the RO, B4-4, B45, B4-6 or B5 Zoning Districts, as established in Sections 150.704(A) and 150.705(A) of this
Chapter, must be designed to reduce the apparent overall bulk of the building by providing
or incorporating all of the following features and considerations.
Finding: The Plan & Design Commission finds that this standard does not apply to the proposed
development as it consists of a public institutional land use in what is currently the R1 Country
Estate single family residential zoning district and proposed to be the PA – Public Activity district.
(L)
Functional and Mechanical Features. Exposed storage areas, trash containers,
recycling container space, exposed machinery installations, service areas, truck loading
areas, utility buildings and structures, and similar accessory areas and structures shall be
(1) identified on the site plan required pursuant to Section 150.525(A)(9) of this Chapter, (2)
incorporated into common areas of the development, (3) made as unobtrusive as possible,
and (4) designed, landscaped, and screened in accordance with the requirements set forth
in Article XXII of this Chapter and of Chapter 176 of the Code.
Finding: The Plan & Design Commission finds that the proposed development meets this standard.
The Park District site is secluded and the functional and mechanical features will be screened by
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concrete retaining walls and site grading, as well as extensive tree plantings intended to serve as
site screening.
(M)
Distance between Buildings. The minimum horizontal distance between any two new
buildings to be located on the subject property, or between any new building and an existing
building (including building appurtenances), shall be not less than 15 feet; provided,
however, that this Section 150.520(L) shall not apply to buildings that (1) share a common
wall, and (2) have individual entrances and exits.
Finding: The Plan & Design Commission finds that the proposed development meets this standard.
Only one new building is proposed.
(N)
Surface Water Drainage. In accordance with the storm water management
regulations set forth in Article XVIII of this Chapter, surface drainage systems serving the
subject property shall be designed to prevent surface waters from adversely affecting
neighboring properties or the public storm water drainage system. Surface water in all
paved areas shall be collected at intervals so as to prevent obstruction of the flow of vehicular
or pedestrian traffic. The design of the storm water management system shall enhance
natural storm water storage areas such as high-quality aquatic resources and regulatory
floodplains, and may incorporate natural storm water management techniques commonly
referred to as low impact development techniques or best management practices.
Finding: The Plan & Design Commission finds that the proposed development meets this standard.
The proposed development intends to utilize the adjoining golf course property for storm water
management purposes. Storm water impact and management studies submitted by the applicant
indicate that the storm water management systems proposed as part of the Park Operations / Golf
Operations have been designed to comply with the applicable regulatory requirements for both the
City of Highland Park and Lake County.
(N)
Ingress to and egress from the Planned Development shall be designed to (1) promote
safe vehicular movements, (2) minimize traffic congestion in the public streets outside the
Planned Development, and (3) facilitate the free flow of vehicular and pedestrian traffic
within the Planned Development.
Finding: The Plan & Design Commission finds that the proposed development meets this standard.
The proposed development is accessible through an appropriately sized service drive and ramp,
and the parking to be created on both the north and south sides of the proposed structure exceeds
the applicable parking requirement in Article XIII of the Zoning Code. Pedestrian access is available
on both the north and south sides of the proposed building. Traffic generated through site
operations is not expected to result in congestion on public streets in the vicinity of the planned
development.
(O)
Streets, Alleys, and Public Ways. The streets, alleys, and other public and private
traffic thoroughfares located within the Planned Development shall conform to the
applicable requirements set forth in Section 151.004 of the Subdivision Ordinance, as may
be modified upon the recommendation of the Director of Public Works and the approval by
the City Council. The City Council may, in its sole discretion, require that streets located
within the Planned Development be stubbed in order to provide for future connections to
adjacent developments.
Finding: The Plan & Design Commission finds that the proposed development meets his standard.
The development area is secluded at the south end of the subject property and is accessible by a
service drive. The Department of Public Works has reviewed the proposed improvements for
conformance with applicable engineering standards.
(P)

Common Ownership or Control.
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(1)
During Development. During the development process and until such time that the
development is turned over to an owners’ association or equivalent entity, all common areas
within buildings, common open space, landscaping, exterior maintenance areas, and all
other exterior aspects of the development located within the proposed Planned
Development shall be on a tract or tracts of land under common ownership or control.
Finding: The subject property is currently owned by the Park District of Highland Park. The Plan
& Design Commission finds that that the development will be owned by a single entity during the
development process.
(2)
Upon Completion of Development. The owners’ association or equivalent entity,
upon its establishment, shall be responsible for all obligations set forth in (a) the ordinance
approving the Planned Development, adopted pursuant to Section 150.540(C) of this Article,
(b) any associated development agreement pertinent to the Planned Development, and (c)
the declaration of covenants, or similar recorded document, establishing the owners’
association or equivalent entity.
Finding: The Plan & Design Commission finds this standard is met as the Park District will continue
to own and operate the subject property upon completion of the development.

Pursuant to Section 150.510 the Plan and Design Commission shall not recommend, and the City Council
shall not approve, a Planned Development that is proposed to be constructed in an Environmentally
Sensitive Area except upon making all findings required pursuant to Section 150.530(H)(3) of this Chapter
and the following additional findings:
(1) That there are no available and feasible alternatives to the proposed Planned
Development with less adverse impact to the Environmentally Sensitive Areas that will
accomplish the project's purpose, taking into account costs, logistics, the proposed use, and
the most current technology;
Finding: The Plan & Design Commission finds that proposed development meets this standard.
Soil maps indicate there are hydric soils on the site, but geotechnical and environmental
investigation has found that there is extensive fill material already on site over the areas of hydric
soils, due to historic site use as a waste incineration site. No feasible alternatives with less impact
are available when considering costs, logistics, the proposed use, and the most current technology.
(2) That the Planned Development minimizes construction in Environmentally Sensitive
Areas to the greatest extent possible; and
Finding: The Plan & Design Commission finds that proposed development meets this standard.
The proposed development is at the location of an existing Park District facility that will be
replaced, with the parking lot directly to the south. Further, the proposed development, including
the proposed building and pavement, will serve as an engineered barrier to the contaminated fill
material beneath.
(3) That the proposed construction is consistent with (i) the regulations set forth in
Articles XVIII and XIX of this Chapter, and (ii) other applicable provisions of the Code, as
determined by the Director of Community Development
Finding: The Plan & Design Commission finds that the proposed development meets this standard.
The development as proposed will provide compensatory floodplain storage volume and detention
on-site in accordance with the Highland Park Watershed Development Ordinance and Article
XVIII. The Article XIX steep slope regulations do not apply to the proposed development.
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For Public Hearing #17-04-SUP-002 Recommending City Council Approval of a Special Use
Permit for a “Government Facilities & Services (not otherwise listed)” Conditional Land Use
in the form of a Park and Golf Operations (POGO) Facility at 1220-1240 Fredrickson Place

Pursuant to Section 150.1404, the Plan & Design Commission or the City Council, as the case may be, shall
not recommend or grant a special use permit be issued unless it shall make findings of fact based upon
evidence presented at the hearing in any given case that:
(1)

The special use will serve the public convenience at the location of the subject
property; or 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;
Finding: The Plan & Design Commission finds that the proposed land use serves the public
convenience and will not be detrimental to or endanger the public health, safety, morals, comfort
or general welfare. The proposed conditional land use will consist of park maintenance and golf
operations facilities which will provide the Park District greater operational efficiency in their
management of the community’s public park lands.

(2)

The location and size of the special use, the nature and intensity of the operation
involved in or conducted in connection with the special use, the size of the subject
property in relation to such special use, and the location of the site with respect to
streets giving access to it, shall be such that it will be in harmony with the
appropriate, orderly development of the zoning district in which it is located;
Finding: The Plan & Design Commission finds that the proposed conditional land use “Government
Facilities & Services (not otherwise listed)” by the Park District will be in harmony with the
appropriate, orderly development of the PA – Public Activity zoning district. The property is
concurrently being considered for rezoning into the PA – Public Activity district, and the PA district
was specifically created for public and institution land uses in 2002.

(3)

That the special use will not be injurious to the use and enjoyment of other property
in the immediate vicinity of the subject property for the purposes already permitted
in such zoning district, nor substantially diminish and impair the value of other
property in the neighborhood;
Finding: The Plan & Design Commission finds that the proposed conditional land use “Government
Facilities & Services (not otherwise listed)” will not be injurious to the use, enjoyment or value of
other property in the neighborhood. The proposed conditional use will be an expansion of an
existing use of the site by the Park District. Further, the Park District has proposed extensive
landscaped screening and limiting site lighting to mitigate negative impacts to the residential
neighborhood in the vicinity of the subject property.

(4)

The nature, location, and size of the buildings or structures involved with the
establishment of the special use will not impede, substantially hinder, or discourage
the development and use of adjacent land and buildings in accord with the
regulations of the zoning district within which they are located;
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Finding: The Plan & Design Commission finds that the proposed conditional land use will not
impede, substantially hinder, or discourage the development and use of adjacent land. The
adjacent land to the north and east of the proposed development is already utilized by the Park
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(5)

Adequate utilities, access roads, drainage, and other necessary facilities have been or
will be provided;
Finding: The Plan & Design Commission finds that engineering plans for improvements associated
with the proposed conditional land use will be approved by the Department of Public Works prior
to an approval by the City Council, and that adequate utilities, access roads and drainage will be
provided.

(6)

Parking areas of adequate size for the special use shall be properly located and
suitably screened from adjoining residential uses, and the entrance and exit
driveways to and from these parking areas shall be designed to prevent traffic
hazards, eliminate nuisance, and minimize traffic congestion in the public streets;
Finding: The Plan & Design Commission finds that the proposed parking plan for the subject site
provides adequate parking for the proposed conditional land use with acceptable modifications.
The proposed “POGO” structure allows for Park District vehicles to pull into the building and for
loading to occur within the structure. The proposed land use is secluded and the parking area will
be screened from the surrounding properties. The Plan & Design finds that site plan will
accommodate circulation and will prevent traffic hazards, eliminate nuisance, and minimize traffic
congestion in the public streets.

(7)

The special use shall in all other respects conform to the applicable regulations of the
zoning district in which it is located, except as such regulations may, in each instance,
be modified as provided in this Chapter;
Finding: The Plan & Design Commission finds that the proposed conditional land use conforms to
the regulations of the PA zoning district with the exception of the requested modifications (related
to building height, loading spaces, landscaping, and construction in an environmentally sensitive
area) that may be authorized through the Planned Development process and applicable provisions
of the Zoning Code, being Chapter 150 of the Highland Park City Code, as amended.

(8)

There is reasonable assurance that the special use will be completed and maintained
as and if authorized; and
Finding: The Plan & Design Commission finds reasonable assurance that the facilities associated
with the proposed special use “Government Facilities & Services (not otherwise listed)” will be built
to completion and maintained as authorized. The Plan & Design Commission finds that the Park
District, a public entity that serves the residents of Highland Park, already owns and operates
facilities on the property.

(9)

The special use shall comply with all applicable requirements set forth in this
Chapter.
Finding: The Plan & Design Commission finds that the proposed special use meets the
requirements of the Zoning Code with acceptable modifications.
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District for the Hidden Creek Aqua Park and the Sunset Valley Golf Course. The lands to the west
are developed with single family residences, which are separated from the proposed development
by the Skokie River and a wooded area that will be enhanced by the planting of trees to help serve
as screening.
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REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
DATE REFERRED:

April 19, 2017

ORIGINATED BY:

Community Development

SUBJECT:

Continuation of Public Hearing #16-11-PUD-009 and Consideration of
Staff-Drafted Findings of Fact for a Three-Unit Multifamily Planned
Development at 1702 First Street

Project Description:
Process:
Applicant/Property Owner

Legal Representative:

Site Location
Total Site Area:
Zoning:
Min. Lot Area for Multifamily
Use:
Proposed Land Use
Planning District:

Construction of New 4-Story Apartment Building
Planned Development
Dimitriou 2nd Street, LLC
450 Central Avenue
Highland Park, IL 60035
Calvin Bernstein
491 Laurel Avenue
Highland Park, IL 60035
Phone: (847) 266-0648
1702 First Street
7,013 sq. ft. (0.16 acres)
RO – High Density Residential/Office Multi-Family Residential
Zoning District
21,780 SF (0.50 acres)
Multi-Family Residential
Central Business District
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PROJECT DESCRIPTION:
Dimitriou 2nd Street, LLC, an Illinois-based company, is proposing to build a three-unit, four-story apartment
building at 1702 First Street. The structure will have three levels of apartments above a ground level
consisting of a lobby, storage, and garage parking. The development will replace an existing four-unit
apartment building currently on the property that was constructed in 1915. The owner has indicated the
building is effectively obsolete and the rehabilitation of the old structure is not practical. The proposed three
units will be approximately 2,400 square feet of symmetrical design including two bedrooms and a den.
Pedestrian access to the site is available from First Street and vehicular access is available from the alley on
the west side of the site.
PREVIOUS CONSIDERATION
1. November 15, 2016 – Pre-Application Meeting
This development proposal was previously considered by the Plan & Design Commission at a PreApplication Meeting on November 15, 2016. Commissioners provided comments and asked that the
applicant provide the following information as part of their subsequent public hearing submittal:
 Detailed landscaping information
 Discussion of visual relation to the surrounding properties
 Public benefit proposal
 The applicant’s effort to assemble properties for development.
2. February 21, 2017 – 1st Public Hearing #16-11-PUD-009
The Plan & Design Commission discussed this development at meeting on February 21, 2017. While
generally supportive of the building, the Commission had questions related to the site lines from the
driveway of a nearby condominium building, the exterior lighting on the building, parking on First
Street, and landscaping. The Commission received testimony from neighbors with safety concerns
about vehicles pulling onto First Street and the proposed building obstructing visibility of oncoming
traffic. Copies of two emails from residents reiterating their concerns are included as attachments to
this report.
3. March 7, 2017 – Public Hearing #16-11-PUD-009
During the public hearing, the Plan & Design Commission considered presentations from staff and
the applicant, accepted public comment, and deliberated on the proposed Planned Development.
During the hearing, staff noted:
 The landscape plan was revised to include multiple varieties of shrubs and stated that the
City’s Forestry Division is satisfied with the revised proposal.


The proposed lighting meets the City’s existing lighting performance standards and the
lighting fixtures meet the City’s proposed “dark sky” lighting standards.

During the hearing the applicant stated:
 The proposed building façade is being designed to a Leadership in Energy and
Environmental Design (LEED) “bird friendly” standard instead of the previously-proposed
installation of bird friendly glass for this project.
 The project is not providing additional parking for guests. However, there is a City parking
lot just to the north where public parking is available between 5pm and 8am. In additional
there is free two-hour parking on the west side of First Street and free parking on the east
side of First Street between 8am and 7pm, all of which could be used for in lieu of two guest
parking spaces on the site.
 The applicant presented several exhibits to address the concern of residents living at the
condo building to the south of the subject property regarding the impact of new
development along First Street obstructing visibility of oncoming traffic. The exhibit
indicates a clear line of site is still feasible (view from the driveway on to First Street from
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1660) and that the bulk of the proposed building at 1702 First Street is located about 85 feet
north of their driveway and set six feet back from the property line.
The applicant stated that the revised public benefit would be the use of bird-friendly design
for the building façade (but not specifically “bird friendly glass”) and $1,500.00 for the City’s
use in downtown streetscape implementation.

The Plan and Design Commissioners indicated that the bird-friendly façade would not meet the public
benefit standards and also that any public improvement may be more appropriate than an equivalent cash
contribution towards City improvement funds and projects.



The Plan and Design Commission then voted unanimously direct staff to prepare Findings
of Fact recommending approval of the proposed planned development.
The applicants were directed to revisit the public benefit in response to the Commission’s
questions, comments, and feedback from the March 7 meeting.

VISIBILITY CONCERNS
Concerns from residents in the condominium building at 1660 First Street regarding the impact the new
building were discussed at length at the previous meeting. Specifically, there were concerns about how the
new building, and others built along First Street, will have on drivers’ ability to see oncoming traffic when
existing the driveway from the condominium complex onto First Street (Figure 1).

Figure 1: Driveway onto First Street from 1660 First Street
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The bulk of the proposed building at 1702 First Street, which is located about 85 feet north of the driveway
shown above, will be set six feet back from the property line. The front balcony and columns extend to the
front property line, which is four feet away from the sidewalk along First. There is a concern that if the
properties immediately adjacent to 1660 First Street build close to their front property lines, site lines for
traffic pulling out of the condo building will become dangerously obstructed.
To help inform this discussion, the applicants have provided a site line exhibit with an example building on
the adjacent property constructed with a similar design as the proposed building at 1702 First. A portion of
the example building extends four feet into the ten-foot build-to zone and a balcony on the front extends to
the front property line. The exhibit indicates a clear line of site is still feasible. It may be helpful to recall in
looking at the street view photo in Figure 1 that the property lines are about four feet away from the
sidewalk in the image.
Site Vision Triangle
Section 150.808(H) of the Zoning Code establishes a site vision triangle that must remain clear of
obstructions where entrances to off-street parking meet the right-of-way. The code is paraphrased
below:
(H) Visual Clearance. No fence, wall, landscaping, sign, vehicle, or other visual obstruction
located above a height of three feet, measured from the established street grade, shall be
permitted within 10 feet on either side of an entrance or exit to off-street parking and
loading facilities, measured at the property line…
Figure 2 below illustrates this site vision triangle as it applies to the driveway of 1660 First Street
entering on to the public right-of-way. It appears the original site planning for the Sheridan
Square condo complex at 1660 First Street may have contemplated this because the driveway is
set back from the northern property line to allow the vision triangle to remain clear.

10’
10
’

Figure 2: Site Vision Triangle on 1660 First Street Driveway

LANDSCAPING PLAN REVISIONS
The applicants have revised the landscape plan to address staff concerns identified at the previous
meeting:
1) A planting schedule has been added to the plan
2) A note on the plan confirms all shrubs will be planted at a 24” height at install
3) The 5’ foundation plantings area has been identified around the building.
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Shade/Ornamental Trees
Evergreen Trees
Shrubs

Required Quantity
8, or 24 caliper inches
5 trees, or 15 caliper inches
66

Quantity
Provided
8 trees / 24"
5 trees / 15"
66

Deficient?
No
No
No

As the table above indicates, the applicants revised the plan to meet the required quantities and are not asking
for any variations related to landscaping.
LIGHTING PLAN REVISIONS
Staff and the Plan & Design Commission identified several issues in the lighting plan during the previous
meeting that needed to be addressed:
1) The uplights proposed near the entrance may conflict with Dark Sky recommendations
2) The photometric impact needed to be analyzed to confirm compliance with the zoning code.
The design team has revised the lighting plan to address the Commission’s concerns and comments. Uplights
have been removed from the entrance and replaced with a miniature downlight above the front door.
Another change was made to the lighting plan: wall packs F-1 and F-2 (see attached lighting plan) replaced a
previous fixture and better able to meet the strict .25-footcandle brightness limit at the property line.
At this point the proposed lighting plan meets all the regulations and restrictions in Article VI of the Zoning
Code and does not need any zoning relief.
HANDICAPPED-ACCESSIBLE PARKING
There was discussion at previous meetings regarding whether the project needs to provide a handicappedaccessible parking space. Research into the Illinois Administrative Code revealed the following exemption for
accessible parking:
“Accessible parking is not required when the multi-family housing unit is not provided with accessible dwelling
units. This is permitted when the building does not meet the definition of four or more stories and contains ten
or more dwelling units (and is not receiving governmental funding). But when additional parking is being
provided for guests or employees, accessible parking must be provided in accordance 400.310 (c)(1)…”.
The Commission may recall that the project is not providing additional parking for guests, as relief to the
Guest Parking requirement in the Zoning Code has been requested as part of this Planned Development.
Further, none of the three dwelling units would be constructed for handicapped accessibility. Pursuant to
Illinois Accessibility law, the developer is not providing a handicap-accessible parking space on the property.
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Figure 3: Proposed Site Plan
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REQUESTED ZONING MODIFICATIONS
As presented at the previous meeting, the applicant is requesting modifications to the following:
A. A modification from Section 93.235(G) of the Highland Park Code to permit maximum driveway
width of 30 feet at the property line for the two driveways
B. A modification from Section 150.704(A) of the Highland Park Code, which requires minimum lot
area for multiple Family Use in RO zoning district 21,780 square feet. The lot area of the subject
property for proposed multi-family development is 7,013 square feet.
C. A modification from Section 150.704(A) of
the Highland Park Code, which requires in
RO zoning district the minimum side yard
setback 10 feet. The proposed multi-family
development is providing 4 feet side yard
setback on the north side of the property.
D. A modification from Section 150.704(A) of
the Highland Park Code, which requires in
RO zoning district the maximum 33.3% lot
coverage.
The
proposed
multi-family
development lot coverage is 55.3%.
E. A modification from Section 150.2315(B) of
the Highland Park to allow the proposed
building of 36’ wide and the lot is 50’ wide,
which is equates to 72% of the building width
being located in the Build-to Zone instead of
80% requires per the Pedestrian Frontage
Regulation.1
F. A modification from Section 150.2315(D) of
the Highland Park to allow 28.3% on
building transparency on the ground floor level and will not meet the higher minimum transparency
requirement of 75% for properties along the City’s pedestrian frontages in the downtown zoning
districts.
G. A modification from Section 150.520(R)(2) of the Highland Park which requires at least 20% of
lot area as a Common Open Space under Planned Development regulations. This equates to 1,398
SF on the 7.012 SF lot. The proposed development provides 2,960 SF of open space, or 42% of the
lot area. Importantly, however, the required yards (setback areas) in the PUD comprise 90% of the
Common Open Space. Section 150.520(R)(2) states required yards cannot comprise more than 50%
of the Common Open Space in a Planned Development. This will require additional zoning relief.
H. A modification from the Guest Parking requirements in Article 8: Development is required to
provide two off-street guest parking spaces, but none are provided on site.
PUBLIC BENEFIT

1

The percentage of the structure in the Build-to Zone is calculated as the proportion of the width of
the structure to the width of the Build-To Zone. In this case, the proposed building is 36’ wide and
the lot is 50’ wide, which is equates to 72% of the building width being located in the Build-to Zone.
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Per Section 150.515(C)(1), all proposed public benefits shall be commensurate with all code modifications
requested and proportional to the anticipated impact of the proposed Planned Development on adjacent
properties and land uses and the community at large.




The applicant previously proposed the use of bird friendly glass and $1,500.00 for the City’s
use in downtown streetscape implementation. After exploring the cost and availability of
bird friendly glass for residential structures, the applicant revised the public benefit proposal.
o At the public hearing the applicant stated that instead of bird friendly glass, he is
proposing a bird friendly façade2 of the building that addresses Leadership in
Energy and Environmental Design (LEED) Pilot Credit 55: Bird Friendly criteria, as
well as a the $1,500.00 contribution.
o The Plan and Design Commission considered the revised proposal and suggested
that the applicant explore alternative public benefit proposals.
Afterward the owner proposed to provide a solar powered bollard light in the parkway on
the western side of First Street adjacent to the mid-block commuter cross-walk as a part of
the public benefits.
o The proposed location of the bollard will be on the public right of way along First
Street to aid pedestrians crossing First Street near the Train Station.
o The bollard would require a Special License as a private improvement in the public
right-of-way and approval of the improvement by the Public Works Department
o Public Works was not receptive to the bollard proposal and thus the owner has
revised the proposal again to consist of bird-friendly design and in lieu of an actual
public benefit project increased the cash contribution.

The developer has currently proposed two public benefits:
1) Owner will contribute to the City the sum of $3,000.00 for the City’s use in downtown streetscape
implementation or for the City’s parking fund;
2) Owner will utilize bird friendly design for the building. Façade that meets the Leadership in Energy
and Environmental Design (LEED) Pilot Credit 55: Bird Friendly criteria.

However, it is important that the bird friendly design proposed as public benefit will be ultimately follow
through to its final implementation. Staff recommends that the applicant submit documentation that certifies
the proposed final design attained the required points of LEED Pilot Credit 55: Bird Friendly Criteria.

HISTORICAL BACKGROUND:
The 1702 First Street is located in the RO High Density Residential/Office zoning district and within
Downtown Built-to Zone” area3. The lot is undersized for the RO district, which is discussed in detail below.
Currently, there is obsolete multi-family structure containing four (4) rental units, built in 1915.
POLICY FOR PLANNED DEVELOPMENT:
The subject property at 1702 First Street and the adjoining properties to the north and south are individually
too small for new multi-family residential redevelopment in the RO district. The minimum lot area for multi2

http://www.usgbc.org/Docs/Archive/General/Docs10402.pdf
Article XXIII. Downtown Form and Design regulations apply to RO Zoning Districts to: (1) all
new buildings; In the event of a conflict between the regulations of this Article XXIII and the area,
bulk, and density regulations set forth in Article VII of this Chapter, the regulations of this Article
XXIII shall control.
3
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family residential use in the RO district is 21,780 square feet. The applicant has been unsuccessful in
assembling properties to create a larger development site and has elected to move forward with a project
limited to the 7,013 SF parcel.
It is possible to develop an undersized property for multifamily use if zoning relief is granted. Section
150.1204(A)(2) of the Zoning Code authorizes the Zoning Board of Appeals to consider a variation to
“permit the multiple-family use of a Legal Lot of Record located in a Multiple Family Residential District
where such use otherwise would be prohibited solely because of insufficient area of the lot or insufficient
average lot width…” In addition to the standards for a variation established in Article 14, the Zoning Board
must find that:
(a) The proposed use of the [undersized] lot will not overburden public utilities;
(b) The strict application of the minimum lot area or minimum average width requirements of the
Zoning Code to the lot will have a discriminatory effect upon the lot as compared to permissible lot
sizes and permissible average lot widths in the vicinity of the lot;
(c) The proposed use of the lot will comply with the applicable parking requirements; and
(d) For a lot of a size that is less than 90 percent of the Minimum Lot Area for Multiple-Family Use, as
set forth in Section 150.704(A) of the Zoning Code:
a. The proposed use of the lot will not require additional relief from any of the other bulk regulations set forth in
Article VII of the Zoning Code; and
b. The proposed density for the lot does not exceed the greater of two dwelling units or the
number of legally created dwelling units previously existing on the lot.
The applicant’s current proposal also includes bulk and other types of zoning relief, which prohibits the
applicant from pursuing project approval through the Zoning Board of Appeals. Instead, the required
zoning relief will be requested as part of the Planned Development.
Allowable Density
The subject property has an area that is approximately 32% of the minimum lot area for multi-family
residential use in the RO zoning district, which is below the 90% threshold established in Section
150.1204(A)(2) listed above. Staff research into the history of the subject property indicates that the
residential building on the property now was constructed in 1915, which is prior to the introduction of zoning
regulations in the City.
At the time of the Zoning Ordinance of 1926, the subject property was located within the “Local Business
District”, which limited multi-family residential density to no more than 48 families per acre. This is
equivalent to a maximum of seven units on the subject property at that time (based on a lot area of 7,013
square feet). There are currently four dwelling units on the property. The three units in this PUD proposal do
not exceed the maximum number of legally created existing units on the lot.
Voluntary Planned Unit Development
The applicant has elected to voluntarily participate in the Planned Development process pursuant to Section
150.505(E) of the Zoning Code. Through the process, the Plan and Design Commission may recommend,
and the City Council may approve, modifications to the provisions of the Zoning Code (Chapter 150), of the
Subdivision Ordinance (Chapter 151), and of Chapter 93 of the Code, as they apply to, and in conjunction
with the approval of, the proposed Planned Development. This includes the relief needed to develop an
undersized property for multifamily use.
AREA, BULK, AND PARKING ANALYSIS:
The proposed development does not meet the minimum lot area for multi-family residential use, minimum
side yard, and maximum lot coverage requirements for properties in the RO zoning district.

Applicable Area/Bulk Regulation

Minimum Requirement

Proposed
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Minimum Lot Width
Minimum Lot Area For Multi-Family Use
Minimum Front Yard
Minimum Rear Yard
Minimum Side Yard
Maximum Height of Principal Structure
Maximum Lot Coverage

for Zoning District
50’
21,780 SF
See Downtown Design
Requirements
25’ (includes 10’ of alley at
rear of site)
10’
51’ / Four Stories
33.3% (2,335 SF)

50’
7,013 SF4
0’
35.7’
4’
49’ / Four Stories
55.3% (3,876 SF)

DOWNTOWN DESIGN REQUIREMENTS:
The proposed development is located on street frontage identified as a “Pedestrian Frontage” in Article
XXIII of the Zoning Code, which addresses downtown design standards.
Rather than a traditional minimum front setback, properties along frontages regulated by Article XXIII
must meet “Build-to Zone” requirements, as well as transparency and entrance requirements. The proposed
structure meets the build-to zone requirements, but does not appear to meet the minimum transparency
requirement applicable to the ground level of the structure.
Analysis of Article 23 Design Standards

Applicable Build-to Zone Regulation
Minimum/ Maximum “Build-To Zone”
Minimum Percent of Building in “Build-to
Zone”5
Minimum Parking Setback (Open Air Surface
Parking)
Transparency – Minimum Ground Story (%)
Transparency – Minimum Upper Story (%)
Transparency – Maximum Blank Wall Length
(feet)
Pedestrian Access - Street Facing Entrance
Required

Requirement for
Pedestrian
Frontage
0-10’
80%
30’
75%
20%

Proposed
0’
72%
N/A (parking in
garage)
28.3%
45.3%

20’

8.3’

YES

YES

In evaluating the design of the building and the relief to the Transparency requirement, it can be helpful to
review the definition to better understand the intent of the design standard:
Section 150.2312 (B) Transparency
4

The subject property is undersized for multi-family residential use as discussed in the Policy section
of this report
5
The percentage of the structure in the Build-to Zone is modified as a function of the proportion of
the width of the structure to the width of the lot. In this case, the proposed building is 36’ wide and
the lot is 50’ wide, w is equates to 72% of the building width being located in the Build-to Zone.
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(1)

Transparency regulations govern the percentage of a street-facing building façade that must
be covered by glazing (e.g., transparent windows and doors).
(2) The transparency of a ground story facade is measured between 2 and 12 feet above the adjacent
sidewalk.
(3) The transparency of an upper story facade is measured from top of the finished floor to the top of
the finished floor above. When there is no floor above, upper story transparency is measured from
the top of the finished floor to the top of the wall plate.
(4)
All glazed elements must be clear and non-reflective and not be painted or tinted
(transparent, low-emissivity glass is permitted).
The ground story building elevation drawing shows less glazing and transparent elements than required by
Section 150.2312 (B). It may be helpful to note that this is not a retail-oriented building and is in the RO
High Density Residential / Office zoning district and doesn’t contribute to the pedestrian-oriented
commercial core as much as new construction in the B5 or surrounding B4 districts may in the future.
TRAFFIC STUDY WAIVER:
Pursuant to Section 150.525(E) of the Zoning Code, the Director of Community Development has granted a
waiver request for a traffic impact study for the proposed development on the basis of the small size of the
development.
PARKING ANALYSIS:
The development, as proposed, requires eight off-street parking spaces: six for the residential units and two
guest parking spaces. Each of the three proposed dwelling units will have two tandem garage spaces. The
building will have a separate garage door at the rear of the building for each garage.
The applicant formerly proposed three guest spaces on the access drive from the alley, one in front of each
garage door. However, the proposed guest parking spaces would result in guests blocking the garage doors of
other units in the development. While the driveway approaches behind the garage doors may functionally serve
as individual guest parking spaces, they cannot satisfy the off-street guest parking requirement in the zoning
code. As a result, this project requires relief to the guest parking requirements in Article VIII of the Zoning
Code.
No loading spaces are required for the proposed development since it is a development that contains 25 or
fewer dwelling units.

Applicable Parking Regulation
Required Off-Street Parking
Total Required Guest Spaces
Required Loading Spaces
Required Handicapped Parking

Minimum Requirement for
Proposed Multi-Family
Residential Use
6
(2 spaces/unit)
2
(0.5 spaces/unit)
0
06

Proposed
6 garage spaces
0
(relief required)
0
0

DESIGN REVIEW:
As a multiple family project involving new structures and site design, the project is subject to design review
pursuant to the standards in Chapter 176 of the City Code The standards address site and building design, site

6

Illinois Administrative Code: No handicapped parking is required since none of the dwelling units
would be constructed for handicapped accessibility
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treatments, lighting and fences. Additional design standards related to awnings, and antennas within Chapter
176 will not apply due to the scope of the proposed development.
Section 176.205 General Design Standards.
(A) Site Plan.
(1) The site shall be planned to (a) provide a desirable transition from the streetscape, (b) meet the
parking design requirements of Article VIII of Chapter 150 of this Code, and (c) meet the landscape
planting and screening requirements of Article XXII of Chapter 150 of this Code.
(2) Buildings shall be oriented so that the principal entry is visible and accessible from the primary street
frontage.
(3) Building configurations that tend to catch and accumulate debris, leaves, dirt, trash and rubbish shall
be avoided.
(4) Service yards, storage yards, exterior work areas, and utility meters shall either be (i) screened from
view from public rights-of-way with dense planting or other materials harmonious with the building,
or (ii) otherwise be located so as not to be visible from any public rights-of-way.
(B) Site Treatment.
(1) Where natural or existing topographic patterns contribute to beauty and utility of a development,
they shall be preserved and enhanced, subject to the requirements set forth in Article XVIII of
Chapter 150 of this Code.
(2) Grades of walks, parking spaces, terraces, and other paved areas shall provide a safe and stable
surface for walking.
(3) Sidewalks, plazas, and pedestrian pathways shall be distinguished from Vehicular Use Areas through
the use of materials, such as curbs, pavers, and brick or brushed or scored concrete, in order to
ensure pedestrian safety and comfort.
(4) Newly installed utility services and service revisions necessitated by a modification to an Exterior
Design Feature shall be place underground.
(C) Building Design.
(1) Building mass, scale, and lines, including roof forms, shall be designed to be harmonious with the
design of adjacent buildings.
(2) Buildings shall be designed to avoid monotony with respect to roof line, windows, location and size
of principal entry, location and orientation of garage entries, and cladding material and color.
The applicant stated that proposed building facades meets the bird friendly façade criteria of Leadership in Energy and
Environmental Design (LEED) Pilot Credit 55: Bird Friendly
(3) Building materials shall be durable and conducive to easy maintenance and upkeep.
The proposed elevations shows that the ground floor and the balcony portion of the building will have cast limestone
veneer, aluminum clad window frame and metal railing. The applicants will bring material samples to the meeting so
the Commission can get a feel for how the building exterior will appear.
(4) Mechanical or other utility equipment.
(a) Mechanical and utility equipment located on the roof or exterior of a building shall either be:
(i) screened from view from public rights-of-way with materials harmonious to the building;
or (ii) located as to not be visible from public rights-of-way or residential zoning districts.
(b) Ground-mounted mechanical or utility equipment shall comply with the screening
requirements set forth in Article XXII of Chapter 150 of this Code.
(5) Building additions and modifications shall maintain safe access and pathways, and allow for the
functional use of spaces between buildings.
(D) Lighting.
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(1) Lighting fixtures shall be of a scale and finish, and shall be mounted at a height, that are appropriate
to the building design and lighting function.
(2) Light sources shall be shielded from view from public rights-of-way and residential districts.
(3) Light poles located within a Vehicular Use Area shall be located between parking spaces.
(4) Lighting levels and light fixture design shall meet the standards of Article VI of Chapter 150 of this
Code.
(F) Fences.
Fences shall be constructed to meet the requirements of Article XXII of Chapter 150 of this Code and of
Chapter 173 of this Code.
The applicant is proposing six feet high back metal fence with gate on the north side of the property which meets the Code section
173.010.

PLAN & DESIGN COMMISSION CONSIDERATION:
The applicant is requesting concurrent preliminary and final consideration of a proposed Planned
Development. The process for consideration of a Planned Development requires Plan & Design Commission
review of the proposed development at a public hearing, and the forwarding of a recommendation to the City
Council upon making findings that the proposed development satisfies the standards set forth in Article V
(Planned Developments) of the Zoning Code.
Per Section 150.530(H)(3), the Plan & Design Commission must make findings of fact that the proposed
development:
a) That the Planned Development conforms to the goals and objectives of the Master Plan, and to the
standards and requirements of this Article, including, without limitation, Section 150.520 of this
Article; and
*
*
*
c) That the Planned Development provides a public benefit, if required pursuant to Section 150.515 of
this Article.
RECOMMENDATION:
Staff recommends that the Plan & Design Commission continue public hearing #16-11-PUD-009, consider
the applicant’s revised landscape plan and the proposed associated public benefit.
Staff further recommends that the Plan & Design Commission consider the staff-drafted Findings of Fact
recommending approval of the proposed Planned Development, modify as necessary, and forward to the City
Council for consideration.

Documents Attached:
Attachment 1 - Findings of Fact_1702 First Street_v2
Attachment 2 - 1702 First Street- Project Narrative
Attachment 3 - 1702 First Street_Plans
Attachments 4 - Civil Engineering Plans
Attachment 5 - 1702 First Street_Landscale Plan
Attachment 6- 1702 First Street_Site Design and Building Renderings
Attachment 7 - 1702 First Street_Lighting Specification Sheets
Attachment 8 - 1702 First Street_Department Review Response
Attachment 9 - RFPCA for the project from the 2-21-17 PDC Meeting
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Attachment 10 - RFPCA_4 Story MultiFamily Units_Public Hearing 03-7-17
Attachment 11 - Public Input Emails
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Findings of Fact: PH #16-11-PUD-009
1702 First Street

FINDINGS OF FACT

Pursuant to Section 150.530(H)(3), the Plan & Design Commission shall not recommend approval of a
proposed Planned Development and Preliminary Development Plan except upon making all findings of fact
required pursuant to Section 150.1404 of the Zoning Code, and as follows:
(1)

That the Planned Development conforms to the goals and objectives of the Master Plan, and
to the standards and requirements of this article, including, without limitation, Section
150.520 of this Chapter;
Finding: The Plan & Design Commission finds that the proposed Planned Development conforms
to the goals and standards of the Master Plan and the applicable standards and requirements of
Article V, Chapter 150. The proposed Planned Development is located within the Central Business
District planning area, and addresses several Master Plan goals including:
• Redevelopment of functionally obsolescent and under-utilized sites in and near the
downtown for residential use.
• To preserve, maintain and promote housing of high quality that reflects the community’s
commitment to cultural and economic diversity.
• Protect the substantial public and private investment in the Central District.
• Integrate residential living opportunities in the Downtown and throughout the Central
District.

(2)

That the proposed Planned Development contains no more residential dwelling units than
permitted pursuant to the subdivision sketch plan submitted in accordance with Section
150.525(A)(8) of this Article, as may be adjusted pursuant to Section 150.510(D) of this
Article; and
Finding: The Plan & Design Commission finds that the proposed development does not contain
more residential dwelling units than may be permitted by Code with acceptable modifications.
There are currently four dwelling units on the property. The three units in this PUD proposal do
not exceed the maximum number of legally created existing units on the lot.

(3)

That the Planned Development provides a public benefit, if required pursuant to Section
150.515 of this Article.
Finding: The Plan & Design Commission finds that the Planned Development will require
modifications to the regulations of Chapter 150 and Chapter 93 of the City Code. Pursuant to
Section 150.515, the applicant has proposed a public benefit that consists of the following:
• Owner will contribute to the City the sum of $3,000.00 for the City’s use in downtown
streetscape implementation or for the City’s parking fund;
• Owner will utilize bird friendly design of the building pursuant to LEED Pilot Credit 55
regarding bird collision deterrence.
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For Public Hearing #16-11-PUD-009 Recommending City Council Approval of a Planned
Development for a Four Story Multifamily Building located at 1702 First Street
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(1)

The special use will serve the public convenience at the location of the subject property; or
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;
Finding: The Plan & Design Commission finds that the proposed development meets the
requirements of the RO High Density Residential/Office zoning district with acceptable
modifications and will not be detrimental to or endanger the public health, safety, morals, comfort
or general welfare. The Plan & Design Commission further finds that the proposed development
will result in the redevelopment of functionally obsolescent housing stock. The proposal consists
with three levels of apartments (three total units) above and a ground level consisting of a lobby,
storage, and garage parking. In total, the project would replace an existing four-unit multi-family
apartment building currently on the property with three new multi-family residential units.

(2)

The location and size of the special use, the nature and intensity of the operation involved in
or conducted in connection with the special use, the size of the subject property in relation to
such special use, and the location of the site with respect to streets giving access to it, shall be
such that it will be in harmony with the appropriate, orderly development of the zoning
district in which it is located;
Finding: The Plan & Design Commission finds that the proposed development will be in harmony
with the appropriate, orderly development of the RO High Density Residential/Office zoning
district. This legal lot of record is under-sized for multi-family without modification and is a narrow
and long lot with its frontage along First Street. The proposed development does not exceed the
density and height regulations for the RO high Density Residential /Office zoning district.
Pedestrian access to the site will be available from First Street and vehicular access is available
from the alley on the west side of the site. The proposed construction will not have any curb cuts
on First Street.

(3)

That the special use will not be injurious to the use and enjoyment of other property in the
immediate vicinity of the subject property for the purposes already permitted in such zoning
district, nor substantially diminish and impair the value of other property in the
neighborhood;
Finding: The Plan & Design Commission finds that the proposed development constitutes a reuse
of a land use already permitted by-right in the RO High Density Residential/Office zoning district
and is consistent with the existing 4-story multi-family residential land uses within the Central
Business District and surrounding area. The proposed development may serve as a model for the
redevelopment of other undersized lots within the RO district where land assembly may not be
feasible. Thus, the Plan & Design Commission finds that the proposed development will not be
injurious to the use and enjoyment of other property in the immediate vicinity of the subject
property for the purposes already permitted in such zoning district, nor substantially diminish and
impair the value of other property in the neighborhood.

(4)

Attachment: Attachment 1 - Findings of Fact_1702 First Street_v2 (2035 : 1702 First Street PUD- Multifamily)

Pursuant to Section 150.1404, the Plan & Design Commission or the City Council, as the case may be,
shall not recommend or grant a special use permit be issued unless it shall make findings of fact based
upon evidence presented at the hearing in any given case that:

The nature, location, and size of the buildings or structures involved with the establishment
of the special use will not impede, substantially hinder, or discourage the development and
use of adjacent land and buildings in accord with the regulations of the zoning district within
which they are located;
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Finding: The Plan & Design Commission finds that the size and location of the proposed building
is in character with existing multi-family residential buildings nearby and generally consistent with
the area and bulk regulations for the RO zoning district. The site is narrow and long, and is situated
within other four story multi-family development in the same block. The proposed development is
of a permitted land use in its zoning district and will be situated on the site in such a way as to exist
harmoniously with adjacent existing and future land uses, so the proposed development will not
will not impede, substantially hinder, or discourage the development and use of adjacent land. The
proposed development may serve as a model for the redevelopment of other undersized lots within
the RO district where land assembly may not be feasible.
(5)

Adequate utilities, access roads, drainage, and other necessary facilities have been or will be
provided;
Finding: The Plan & Design Commission finds that engineering plans for the proposed
development have been approved by the Department of Public Works and the City’s Fire
Prevention Division, and that adequate utilities, access roads and drainage will be provided.

(6)

Parking areas of adequate size for the special use shall be properly located and suitably
screened from adjoining residential uses, and the entrance and exit driveways to and from
these parking areas shall be designed to prevent traffic hazards, eliminate nuisance, and
minimize traffic congestion in the public streets;
Finding: The Plan & Design Commission finds that the proposed parking plan for the subject site
provides adequate on-site parking for the proposed land use. The proposal provides a 40’ access
drive from the rear alley that leads to three garages for the three proposed units. Each garage will
have two tandem parking spaces within, for a total of six garage parking spaces for the development
Though the proposed development is requesting relief from a requirement of two guest parking
spaces, the Commission finds that sufficient public parking to serve guests is available in the
immediate vicinity of the proposed development, a City parking lot just to the north where public
parking is available between 5pm and 8am. In additional there is free two-hour parking on the west
side of First Street and free parking on the east side of First Street between 8am and 7pm, all of
which could be used for in lieu of two guest parking spaces on the site. Further, no curb cuts are
been proposed for this development along First Street which further prevents traffic hazards,
nuisance, and traffic congestion in the public streets.

(7)

The special use shall in all other respects conform to the applicable regulations of the zoning
district in which it is located, except as such regulations may, in each instance, be modified as
provided in this Chapter;
Finding: The Plan & Design Commission finds that the proposed Planned Development conforms
to the regulations of the RO High Density Residential/Office zoning district with the exception of
the requested modifications (minimum lot area for multi-family development, build-to zone, first
floor transparency, guest parking space, over maximum width of the driveway, minimum side yard
setback, maximum lot coverage, minimum common area), for which the applicant must offer a
public benefit to be considered by the City Council.

(8)

Attachment: Attachment 1 - Findings of Fact_1702 First Street_v2 (2035 : 1702 First Street PUD- Multifamily)

Findings of Fact: PH #16-11-PUD-009
1702 First Street

There is reasonable assurance that the special use will be completed and maintained as and
if authorized; and
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Finding: The Plan & Design Commission finds reasonable assurance that the Planned Development
will be built to completion and maintained as authorized. The Plan & Design Commission finds
that the applicant has retained an experienced team of development professionals with extensive
experience in development of multi-family residential project of this scale. Further the project
results in both a net decrease in dwelling units on site and the replacement of obsolete housing
units, which suggests successful absorption of project’s three units into the local housing market.
(9)

The special use shall comply with all applicable requirements set forth in this Chapter.
Finding: The Plan & Design Commission finds that the proposed Planned Development meets the
requirements of the Zoning Code with acceptable modifications.

Pursuant to Section 150.520 of the Code, the applicant for a Planned Development must demonstrate that
the proposed Planned Development satisfies and incorporates, to the greatest extent practicable, the
following site design standards:
(A)

Protection of the Public Health, Safety, and Welfare. The uses and structures within the
Planned Development shall be compatible with one another, in that they are designed,
located, and proposed to be operated so that the public health, safety and welfare will be
protected.
Finding: The Commission may wish to discuss how the proposal meets this standard. “MultiFamily Use” is a permitted use in the RO-High Density Residential/Office zoning district. The
proposal consists with three levels of apartments (three total units) above and a ground level
consisting of a lobby, storage, and garage parking and would replace an existing old obsolete fourunit multi-family apartment building currently on the property with three units.

(B)

Preservation of Environmentally Sensitive Areas.

(1)

No development shall occur in any Environmentally Sensitive Area located on the subject
property, except upon approval of a modification therefore, in accordance with Section
150.510(B) of this Article.
Finding: No environmentally sensitive areas have been identified on the site or are included as
common open space in the proposed development plan.

(2)

Environmentally Sensitive Areas located on the subject property may be included as common
open space within a Planned Development, upon either (a) identification of such areas on the
plat of subdivision as a separate lot or lots, or (b) recordation by the applicant of a
conservation easement or similar restriction that ensures the preservation of such areas, in
perpetuity, from future development.
Finding: The Plan & Design Commission finds that there are no Environmentally Sensitive Areas
located on the subject property and thus this standard does not apply.

(C)

Attachment: Attachment 1 - Findings of Fact_1702 First Street_v2 (2035 : 1702 First Street PUD- Multifamily)

Findings of Fact: PH #16-11-PUD-009
1702 First Street

Historic Resources. The Planned Development shall preserve all (1) locally designated
landmarks, and (2) properties, structures, areas, objects, and landscapes determined to be
historically significant by the Historic Preservation Commission in accordance with Chapters
24 or 170 of the Code.
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Finding: The Plan Commission finds that this standard is not applicable to the proposed
development as the Historic Preservation Commission has made no finding of the presence of
historically significant resources on the development site. There are no locally designated
landmarks on the property. The development would replace an existing two story brick, four-unit
apartment building currently on the property that was constructed in 1915. The owner has indicated
the building is effectively obsolete and the rehabilitation of the old structure is not practical. The
structure is not subject to automatic demolition review by the Historic Preservation Commission
since it is not located in a single-family zoning district.
No nomination papers have been filed to designate the building as a local landmark, which is the
process by which the building would be determined “historically significant” by the Historic
Preservation Commission in accordance with Chapters 24 or 170 of the Code.
(D)

Clustering New Development. The Planned Development shall preserve the structures,
landscapes, scenic view sheds, and other natural and historic features of the subject property,
through (i) clustering of lots or building pads, (ii) adaptive reuse of existing structures, and
(iii) the protection of designated open space from development; provided, however, that
clustering of development shall not be required upon a demonstration by the applicant, to the
satisfaction of the Plan & Design Commission and the City Council, that there are no features
on the subject property worthy of preservation, or that those features worthy of preservation
will be more effectively preserved by not clustering development.
Finding: The Plan & Design Commission finds that the building clustering requirements set forth
above are not applicable to the proposed development. No new roadways are proposed by the
applicant and there are no environmentally sensitive features present to be preserved through
clustering.
(E)
Location of Structures. All structures to be located within the Planned Development
shall (1) be related harmoniously to the terrain and to existing structures in the vicinity of the
subject property, and (2) have a visual relationship to existing nearby structures;
Finding: The Plan & Design Commission finds that the proposed four story apartment building is
located within the RO-High Density Residential and Office zoning district, which is one of the
City’s districts located immediately adjacent to the greatest concentration of commercial,
transportation and cultural facilities and has allowed the most intense and transit oriented
multifamily development in the City.
The proposed structure matches the existing development in the block, such as the four story
condominium building on the south. The proposed development does not exceed the density and
height regulations for the RO high Density Residential /Office zoning district.

(F)

Environmental Quality and Responsible Design. The Planned Development shall be
consistent with the City of Highland Park Environmental Policy and with the City of
Highland Park Checklist for Environmentally Responsible Design and Construction. The
applicant may demonstrate consistency with standards established for site design and
building construction practices by referencing known sustainable development and green
architecture rating systems.

Attachment: Attachment 1 - Findings of Fact_1702 First Street_v2 (2035 : 1702 First Street PUD- Multifamily)

Findings of Fact: PH #16-11-PUD-009
1702 First Street

Finding: The Plan & Design Commission finds that the proposed development is consistent with
the site location characteristics and other aspects of the City of Highland Park Checklist for
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(G)

Preservation of Landscapes. The landscapes within the Planned Development shall be
preserved in their natural states, insofar as practicable, by minimizing tree and soil removal.
All proposed grade changes shall be consistent with the general appearance of neighboring
developed areas.
Finding: The Plan & Design Commission finds that much of the area that is subject to
redevelopment under this proposal is impervious surface covered with building and pavement. The
proposed landscape plan calls for the installation of three crabapples and four Blackhaw Viburnum
along the south of the property and a Clump Maple tree in conjunction with redevelopment of this
property. The applicant is also proposing to plant five Arborvitae and total of sixty six shrubs
consist of three different verities on the property. This proposed landscape plan satisfies the
foundation planting requirements of the code.

(H)

Schools, Parks, and Public Facilities. The Planned Development shall not impose an undue
burden on parks, recreational areas, schools, or other public facilities that serve or are
proposed to serve the Planned Development.
Finding: The Plan & Design Commission finds that this standard is met. The proposed multi-family
development project would replace the existing four-unit apartment building on the property with
a three-unit building. No undue burden on parks, recreations areas, schools, or other public facilities
is expected in connection with the proposed development, as the density conforms with that in the
RO zoning district and envisioned by the Highland Park Master Plan.

(I)

Relationship and Connection to Adjoining Land. The Planned Development shall not be
designed as an enclave separate from adjacent properties, unless existing development
patterns, natural features, and/or topographic conditions prevent vehicular or pedestrian
access connections to adjacent properties. In order to achieve connectivity to adjoining land,
all lots, streets, sidewalks and/or paths within a Planned Development shall be designed, to
the extent practicable, to allow for the continuation of such existing or proposed features to
adjoining areas. New streets, sidewalks, and/or paths located within a proposed Planned
Development shall be constructed and installed to the boundaries of the proposed Planned
Development if the City Council determines, in its sole discretion, that the proposed Planned
Development adjoins land with the potential of being subdivided or re-subdivided.
Finding: The Plan & Design Commission finds that the proposed development fronts First Street
and is the Highland Park Train Station (Metra – Union Pacific North) is located across the street
to the east. Sidewalks currently exist along both side of First Street. The proposed development
exists within an already-developed area that is accessible by pedestrians to many community
features including public transportation facilities and schools.

(J)

Setbacks from the Periphery of the Planned Development. The required front, rear, and side
yards along the periphery of the Planned Development shall be of a size not less than the
greater of (1) the minimum front, rear, and side yard requirements of the underlying Zoning
District in which the Planned Development is located, and (2) the minimum front, rear, and
side yard requirements of the adjacent Zoning District.
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Environmentally Responsible Design. The developer has stated that the proposed building façade
is being designed to a Leadership in Energy and Environmental Design (LEED) bird friendly facade
standard. Furthermore, the proposed lighting meets the City’s existing lighting performance
standards and the City’s proposed “dark sky” lighting standards.
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Finding: The Plan & Design Commission finds that the proposed development does not meet the
minimum side yard requirements of ten feet for RO – High Density Residential/Office zoning
district on north of the property, as the proposed building is encroaching four-feet into the ten feet
required side yard setback on the north. The subject property is located on street frontage identified
as “Pedestrian Frontage” regulated. To must meet “Build-to Zone” requirements, percentage of the
structure in the Build-to Zone, as well as transparency. The proposed structure meets the build-to
zone requirements, but does not appear to meet the minimum transparency requirement applicable
to the ground level of the structure. The proposed building is 36’ wide and the lot is 50’ wide, which
is equates to 72% of the building width being located in the Build-to Zone instead of 80%. The
applicant has requested zoning relief to allow the encroachments identified above.
(K)

Upper-story Building Design. Stories of new building and additions to existing buildings that
exceed the maximum non-planned development height for the RO, B4-4, B4-5, B4-6 or B5
Zoning Districts, as established in Sections 150.704(A) and 150.705(A) of this Chapter, must
be designed to reduce the apparent overall bulk of the building by providing or incorporating
all of the following features and considerations.
Finding: The Plan & Design Commission finds that the proposed development meets this standard.

(L) Functional and Mechanical Features. Exposed storage areas, trash containers, recycling
container space, exposed machinery installations, service areas, truck loading areas, utility
buildings and structures, and similar accessory areas and structures shall be (1) identified on
the site plan required pursuant to Section 150.525(A)(9) of this Chapter, (2) incorporated into
common areas of the development, (3) made as unobtrusive as possible, and (4) designed,
landscaped, and screened in accordance with the requirements set forth in Article XXII of
this Chapter and of Chapter 176 of the Code.
Finding: The Plan & Design Commission finds that the proposed development meets this standard.
The development consists three apartments on the upper levels and all trash collection and storage
areas are located within the building on site. The roof plan indicates that the roof-mounted
mechanical equipment will be screened by the extended parapet along First Street.
(M)

Distance between Buildings. The minimum horizontal distance between any two new
buildings to be located on the subject property, or between any new building and an existing
building (including building appurtenances), shall be not less than 15 feet; provided, however,
that this Section 150.520(L) shall not apply to buildings that (1) share a common wall, and (2)
have individual entrances and exits.
Finding: The Plan & Design Commission finds that the proposed development meets this standard.

(N)

Surface Water Drainage. In accordance with the storm water management regulations set
forth in Article XVIII of this Chapter, surface drainage systems serving the subject property
shall be designed to prevent surface waters from adversely affecting neighboring properties
or the public storm water drainage system. Surface water in all paved areas shall be collected
at intervals so as to prevent obstruction of the flow of vehicular or pedestrian traffic. The
design of the storm water management system shall enhance natural storm water storage
areas such as high-quality aquatic resources and regulatory floodplains, and may incorporate
natural storm water management techniques commonly referred to as low impact
development techniques or best management practices.
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Finding: The Plan & Design Commission finds that the proposed development meets this standard.
The proposed development will result in a net increase of 2,320 square feet of impervious surface
and the City’s Engineering Division has determined that no additional storm water detention is
required. There are no wetlands on the property and there is no floodplain on the property. The
majority of storm water will be running through new underground storm sewers that will be
connected to the existing storm sewer system.
(N)

Ingress to and egress from the Planned Development shall be designed to (1) promote safe
vehicular movements, (2) minimize traffic congestion in the public streets outside the Planned
Development, and (3) facilitate the free flow of vehicular and pedestrian traffic within the
Planned Development.
Finding: The Plan & Design Commission finds that the proposed development meets this standard.
The pedestrian ingress/egress to the Planned Development is proposed through the front, from the
First Street. The main vehicular access/ingress to the garage parking is from the alley at the rear of
the proposed building with a thirty-six foot wide driveway. The building will have a separate garage
door at the rear of the building for each of the three dwelling units. No dedicated guest spaces have
been proposed for this development, though the empty access drives behind the garage doors may
serve this purpose in a functional capacity and help substantiate a request for relief.

(O)

Streets, Alleys, and Public Ways. The streets, alleys, and other public and private traffic
thoroughfares located within the Planned Development shall conform to the applicable
requirements set forth in Section 151.004 of the Subdivision Ordinance, as may be modified
upon the recommendation of the Director of Public Works and the approval by the City
Council. The City Council may, in its sole discretion, require that streets located within the
Planned Development be stubbed in order to provide for future connections to adjacent
developments.
Finding: The Plan & Design Commission finds that the proposed development meets his standard.
No new vehicular thoroughfares and no subdivision is proposed.

(P)

Common Ownership or Control.

(1)

During Development. During the development process and until such time that the
development is turned over to an owners’ association or equivalent entity, all common areas
within buildings, common open space, landscaping, exterior maintenance areas, and all other
exterior aspects of the development located within the proposed Planned Development shall
be on a tract or tracts of land under common ownership or control.
Finding: The Plan Commission finds that the proposed Planned Development site, 1702 First Street
property is currently owned by Dimitriou 2nd Street, LLC, and that when completed all of the rental
units in the building will be managed by a single entity

(2)

Upon Completion of Development. The owners’ association or equivalent entity, upon its
establishment, shall be responsible for all obligations set forth in (a) the ordinance approving
the Planned Development, adopted pursuant to Section 150.540(C) of this Article, (b) any
associated development agreement pertinent to the Planned Development, and (c) the
declaration of covenants, or similar recorded document, establishing the owners’ association
or equivalent entity.
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Finding: The Plan & Design Commission finds that this standard does not apply to the proposed
development. The development is proposed as rental apartment housing for which an owners’
association or equivalent entity will not apply.
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Applicant: Dino Dimitriou, LEED AP
Dimitriou 2nd Street, LLC
450 Central Avenue, Suite 216
Highland Park, Illinois 60035
(847) 307-9535
Fax: (847) 432-7267
dino@trioullc.com
www.trioullc.com
LOCATION OF PROPERTY
1702 First Street. The downtown METRA station is to the east, commercial uses to the
south and north and residential to the west.
STATEMENT OF OWNERSHIP
The applicant is the fee simple owner of the property.
ZONING STATEMENT
1702 First Street is located in the BTZ Zone in the R-0 zoning district. Since the lot size
is too small for the zoning district, the applicant will re-develop the property as a Planned
Unit Development. The property to the east is zoned PA, west is zoned R-0, and to north
and south R-0.
STATEMENT OF OBJECTIVES
1702 First Street is located in the BTZ Zone of the R-0 zoning district. Currently, it is
improved with an old obsolete multi-family structure containing four (4) rental
apartments. The owners desire to demolish the existing structure and replace it with a
new apartment building containing three (3) units. The structure will be a little over 49
feet tall with one unit per floor. Parking will be located on grade with each unit getting
two garage spots with one guest parking spot located on the driveway apron. The first
floor will be parking and common area, with the units starting one story above grade.
The owner unsuccessfully attempted to assemble this property with the properties to the
north and south in order to create a larger development. Consequently, the owner had no
choice but to move forward with its project, as proposed.
The project has been designed a project consistent with the overall land use density and
open space objectives of the Comprehensive Master Plan. The proposed project provides
for an efficient use of land facilitating a more economic arraignment of the building,
circulation systems, land use and utilities. The proposed development will provide an
environment of stable character compatible with the surrounding areas. Each unit will
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The apartment building town homes will be constructed using the highest quality
materials. The building will be predominantly brick, with architectural stone veer
cladding and trim in a limestone color. The windows will be aluminum clad in dark
bronze color. The nature of quality of materials being used will enhance the curb appeal
of the development.
Guest parking will be available on the driveway aprons. Moreover, a plethora of public
parking spots are located around the development. Thus, the project provides for
sufficient resident and guest parking.
The proposed project will satisfy a need in the community for appropriately sized
apartments adjacent to the central business district. The project is being developed within
the Transit Orientated District (TOD) since the Metra station and the PACE bus routes
are directly east of the property. The apartment building will be compatible with the
existing land uses in the surrounding areas.
The benefits to the City will be enormous. The replacement of dilapidated housing stock
with brand new town homes will contribute increase tax revenue to the City. The
apartments will be ideal for smaller households and those who do not wish to do
extensive home maintenance. This development will be the template that others may
follow. Finally, the development and beautification of the Property located on one of the
arterial streets will create a pleasing environment that will contribute the elements that
will induce people to choose the Central District as a place to live, shop and work.
Therefore, the City will enjoy the vast benefits and fruits of this project.
STATEMENT OF MODIFICATION OF ZONING DISTRICT STANDARDS.
150.704 Minimum Lot Area for Multi-Family Residential Use
o The existing home has existed since 1915, which predates zoning
regulations in HP.
o At the time of the Zoning Ordinance of 1926, the subject property was
located within the “Local Business District”, which limited multi-family
residential density to no more than 48 families per acre. The 3 proposed
units are well below that [which is consistent with 150.1204(A)(2)(b)]
•

150.704 Minimum Side Yard

•

o 4’ instead of 10’
150.704 Maximum Lot Coverage
o 55.3% instead of 33.3%

•

150.2315 Minimum Percent of Building in “Build-to Zone”
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•
•

150.2315 Minimum Ground Story Transparency (%)
o <75% instead of 75%
Common open space
Impervious Area

OPEN SPACE STATEMENT
The development was designed to maximize the minimum amount of required open
space. However, like other infill downtown developments and due to the small lot size,
the lot coverage exceeds the minimum required.
WAIVERS
The applicant hereby requests that due to the small size of the project that certain
studies are unnecessary. Thus, pursuant to Section 150.525(E) of the Code, that the
Director waive the submission of the following:
1. Fiscal Impact Study
2. Market Study
3. Traffic Study
STATEMENT OF PUBLIC BENEFIT
The owner is exploring using bird friendly glass for the building. Also, a donation to the
downtown streetscape improvement fund shall be made in the amount of $1,500.00.
AFFORDABLE HOUSING STATEMENT
Pursuant to Section 150.2102(c) of the Inclusionary Housing Ordinance, there are no
required affordable housing units.
SUMMARY
As set forth above, the proposal is consistent with the City’s Master Plan. The proposed
project will satisfy all of the required standards of the Code, including but not limited to
the following:
-

-

The planned development will not be detrimental to or endanger the
public health, safety, morals, comfort and general welfare of the
community.
Its location will be in harmony and consistent with the orderly
development of the zoning district.
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-

-

-

It will have no adverse impact on other property in the immediate
vicinity nor will diminish or impair the value of the neighboring
property.
Adequate utilities, access roads, drainage and other necessary facilities
will be provided.
Parking areas of adequate size and shape shall be properly located so the
entrance and exit to and from these parking areas will minimize
nuisance and traffic congestion in the public streets.
Finally, a genuine public benefit is provided so that the entire
community can enjoy this project.

We respectfully request that you consider and recommend this plan to the City Council.
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DES CRIP TION

MAN UFACTURER & MODEL

V OLTS W ATTS

TYP E

EXTERIOR WALL SCONCE

SURFACE

MODERN FORMS URBAN WS-W11-22-BZ

120V

20W

LED

F-2

EXTERIOR WALL SCONCE

SURFACE

MODERN FORMS SQUARE WS-W38610-BZ 120V

15W

LED

F-3

STEP LIGHT

RECESSED

JUNO LMSW-3K-L-BL

120V

2.6W

LED

F-4

EXTERIOR CAN LIGHT

RECESSED

JUNO MDSLWG2-3K-SP-WH

120V

4.8W

LED

F-5

PATH LIGHT

SURFACE

HINKLEY ATLANTIS 15014BZ

120V

3.8W

LED

REMARKS

MOUNT HORIZONTALLY
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February 2, 2017

Ms . Nusrat Jahan
City of Highland Park
Department of Community Development Department
Planning Division
1150 Half Day road
Highland Park, IL 60035
Re: 1702 First Street, Highland Park, IL 60035
Ms. Jahan:
I am writing in response to memos and questions you've sent during the past week regarding the
proposed 3 unit apartment building at 1702 First Street.
January 25, 2017 e mail with memo from Emmanuel Gomez, City Engineer:
General Comments1. You stated in a phone conversation that the forester had no comments since this memo was
written .
2. I've attached an updated Landscape Plan to include the note concerning replacing grass areas .
Plan Comments1. This comment was noted as Ok
2. These are rental apartments and not condominiums so the calculation is not required per our
conversation
3. Updated Drainage and Grading Plans are attached showing the city's water service detail.
January 30, 2017 email re: Building Division comments
Site Design
1. We are showing an accommodation for one space for handicap accessibility if required (see
attached updated site plan)
2. From a verbal comment by you, we revised the front handicap ramp so the railings/ramp do not
cross the property line (see attached site plan)
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Building Design:
1. Gas service meters are shown on the revised site plan
Fraerman Associates Architecture, Inc.
609 Laurel Avenue Highland Park, Illinois 60035
847-266-0648 Fax 847-266-0649
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REQUEST FOR PLAN & DESIGN COMMISSION ACTION

ORIGINATED BY:

Department of Community Development

SUBJECT:

Public Hearing #16-11-PUD-009 for a Concurrent Preliminary and Final Planned
Development Review for a Four Story Multifamily Building located at 1702 First
Street

BACKGROUND & SUMMARY:

Project Description:
Process:
Applicant/Property Owner

Legal Representative:

Site Location
Total Site Area:
Zoning:
Min. Lot Area for Multifamily
Use:
Former Use:
Proposed Use:

Construction of New 4-Story Apartment Building
Planned Development
Dimitriou 2nd Street, LLC
450 Central Avenue
Highland Park, IL 60035
Calvin Bernstein
491 Laurel Avenue
Highland Park, IL 60035
Phone: (847) 266-0648
1702 First Street
7,013 sq. ft. (0.16 acres)
RO – High Density Residential/Office Multi-Family Residential
Zoning District
21,780 SF (0.50 acres)
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DATE REFERRED: February 21, 2017

Multi-Family Residential
Multi-Family Residential
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Central Business District

Planning District:

Dimitriou 2nd Street, LLC, an Illinois-based company, is proposing to build a three-unit, four-story apartment
building at 1702 First Street. The structure will have three levels of apartments above a ground level consisting
of a lobby, storage, and garage parking. The development will replace an existing four-unit apartment building
currently on the property that was constructed in 1915. The owner has indicated the building is effectively
obsolete and the rehabilitation of the old structure is not practical. The proposed three units will be
approximately 2,400 square feet of symmetrical design of two bedrooms and a den. Pedestrian access to the
site is available from First Street and vehicular access is available from the alley on the west side of the site.
SURROUNDING ZONING AND LAND USES:
The site is located within the RO zoning district and is surrounded by other commercial and multi-family zoning
districts and land uses, such as the B4-5 Service/Commercial and B5 Central Business zoning districts. The RO
zoning district allows for the highest residential density of the City’s multi-family residential districts and has
allowed the most intense and transit oriented multifamily development in the City.
The Highland Park Train Station (Metra – Union Pacific North) is located across the street to the east, with the
R6 single family residential zoning district beyond. Properties to the east of the site include Highland Park City
Hall and the Highland Park Public Library. The current use of the building either side are commercial use.

B5
R5

B4-5

PA
RO

Direction

Land Use

North
South

Multi-Family Residential and Commercial
Mixed Use – Commercial and Multi-Family Residential
Train Station and Institutional (City Hall/Highland Park
Library)

East

Zoning District
RO and B4-5
RO
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Land Use

West

Multi-Family Residential

Zoning District
RO

HISTORICAL BACKGROUND:
The 1702 First Street is located in the RO High Density Residential/Office zoning district and within Downtown
Built-to Zone” area 1. The lot is undersized for the RO district, which is discussed in detail below. Currently,
there is obsolete multi-family structure containing four (4) rental units, built in 1915.
POLICY FOR PLANNED DEVELOPMENT:
The subject property at 1702 First Street and the adjoining properties to the north and south are individually
too small for new multi-family residential redevelopment in the RO district. The minimum lot area for multifamily residential use in the RO district is 21,780 square feet. The applicant has been unsuccessful in
assembling properties to create a larger development site and has elected to move forward with a project
limited to the 7,013 SF parcel.
It is possible to develop an undersized property for multifamily use if zoning relief is granted. Section
150.1204(A)(2) of the Zoning Code authorizes the Zoning Board of Appeals to consider a variation to “permit
the multiple-family use of a Legal Lot of Record located in a Multiple Family Residential District where such
use otherwise would be prohibited solely because of insufficient area of the lot or insufficient average lot
width…” In addition to the standards for a variation established in Article 14, the Zoning Board must find that:
(a) The proposed use of the [undersized] lot will not overburden public utilities;
(b) The strict application of the minimum lot area or minimum average width requirements of the Zoning
Code to the lot will have a discriminatory effect upon the lot as compared to permissible lot sizes and
permissible average lot widths in the vicinity of the lot;
(c) The proposed use of the lot will comply with the applicable parking requirements; and
(d) For a lot of a size that is less than 90 percent of the Minimum Lot Area for Multiple-Family Use, as set
forth in Section 150.704(A) of the Zoning Code:
a. The proposed use of the lot will not require additional relief from any of the other bulk
regulations set forth in Article VII of the Zoning Code; and
b. The proposed density for the lot does not exceed the greater of two dwelling units or the number
of legally created dwelling units previously existing on the lot.
The applicant’s current proposal also includes bulk and other types of zoning relief, which prohibits the
applicant from pursuing project approval through the Zoning Board of Appeals. Instead, the required zoning
relief will be requested as part of the Planned Development.
Allowable Density
The subject property has an area that is approximately 32% of the minimum lot area for multi-family
residential use in the RO zoning district, which is below the 90% threshold established in Section
150.1204(A)(2) listed above. Staff research into the history of the subject property indicates that the
residential building on the property now was constructed in 1915, which is prior to the introduction of zoning
regulations in the City.
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Article XXIII. Downtown Form and Design regulations apply to RO Zoning Districts to: (1) all new buildings; In the
event of a conflict between the regulations of this Article XXIII and the area, bulk, and density regulations set forth in
Article VII of this Chapter, the regulations of this Article XXIII shall control.
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At the time of the Zoning Ordinance of 1926, the subject property was located within the “Local Business
District”, which limited multi-family residential density to no more than 48 families per acre. This is
equivalent to a maximum of seven units on the subject property at that time (based on a lot area of 7,013
square feet). There are currently four dwelling units on the property. The three units in this PUD proposal do
not exceed the maximum number of legally created existing units on the lot.
Voluntary Planned Unit Development
The applicant has elected to voluntarily participate in the Planned Development process pursuant to Section
150.505(E) of the Zoning Code. Through the process, the Plan and Design Commission may recommend,
and the City Council may approve, modifications to the provisions of the Zoning Code (Chapter 150), of the
Subdivision Ordinance (Chapter 151), and of Chapter 93 of the Code, as they apply to, and in conjunction
with the approval of, the proposed Planned Development. This includes the relief needed to develop an
undersized property for multifamily use.
AREA, BULK, AND PARKING ANALYSIS:
The proposed development does not meet the minimum lot area for multi-family residential use, minimum
side yard, and maximum lot coverage requirements for properties in the RO zoning district.
Applicable Area/Bulk Regulation
Minimum Lot Width
Minimum Lot Area For Multi-Family Use
Minimum Front Yard
Minimum Rear Yard
Minimum Side Yard
Maximum Height of Principal Structure
Maximum Lot Coverage

Minimum Requirement for
Zoning District
50’
21,780 SF
See Downtown Design
Requirements
25’ (includes 10’ of alley at
rear of site)
10’
51’ / Four Stories

4’
49’ / Four Stories

33.3% (2,335 SF)

55.3% (3,876 SF)

Proposed
50’
7,013 SF 2
0’
35.7’

DOWNTOWN DESIGN REQUIREMENTS:
The proposed development is located on street frontage identified as a “Pedestrian Frontage” in Article XXIII
of the Zoning Code, which addresses downtown design standards.
Rather than a traditional minimum front setback, properties along frontages regulated by Article XXIII must
meet “Build-to Zone” requirements, as well as transparency and entrance requirements. The proposed
structure meets the build-to zone requirements, but does not appear to meet the minimum transparency
requirement applicable to the ground level of the structure.
Analysis of Article 23 Design Standards
Applicable Build-to Zone Regulation
Minimum/ Maximum “Build-To Zone”
Minimum Percent of Building in “Build-to Zone” 3

Requirement for
Pedestrian Frontage
0-10’
80%

Proposed
0’
100%

2
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The subject property is undersized for multi-family residential use as discussed in the Policy section of this report
The percentage of the structure in the Build-to Zone is modified as a function of the proportion of the width of the
structure to the width of the lot. In this case, the proposed building is 36’ wide and the lot is 50’ wide, w is equates to
72% of the building width being located in the Build-to Zone.
3

Packet Pg. 190
4

4.3.i

30’
75%

Transparency – Minimum Upper Story (%)
Transparency – Maximum Blank Wall Length (feet)
Pedestrian Access - Street Facing Entrance Required

20%
20’
YES

N/A (parking in garage)
28.3%
45.3%
8.3’
YES

In evaluating the design of the building and the relief to the Transparency requirement, it can be helpful to
review the definition to better understand the intent of the design standard:
Section 150.2312 (B) Transparency
(1) Transparency regulations govern the percentage of a street-facing building façade that must be
covered by glazing (e.g., transparent windows and doors).
(2) The transparency of a ground story facade is measured between 2 and 12 feet above the adjacent
sidewalk.
(3) The transparency of an upper story facade is measured from top of the finished floor to the top of the
finished floor above. When there is no floor above, upper story transparency is measured from the top
of the finished floor to the top of the wall plate.
(4) All glazed elements must be clear and non-reflective and not be painted or tinted (transparent, lowemissivity glass is permitted).
The ground story building elevation drawing shows less glazing and transparent elements than required by
Section 150.2312 (B). It may be helpful to note that this is not a retail-oriented building and is in the RO –
High Density Residential / Office zoning district and doesn’t contribute to the pedestrian-oriented commercial
core as much as new construction in the B5 or surrounding B4 districts may in the future.
TRAFFIC STUDY WAIVER:
Pursuant to Section 150.525(E) of the Zoning Code, the Director of Community Development has granted a
waiver request for a traffic impact study for the proposed development on the basis of the small size of the
development.
PARKING ANALYSIS:
The development, as proposed, requires eight off-street parking spaces: six for the residential units and two
guest parking spaces. Each of the three proposed dwelling units will have two tandem garage spaces. The
building will have a separate garage door at the rear of the building for each garage.
The applicant has proposed three guest spaces on the access drive from the alley, one in front of each garage
door. One is dedicated to handicapped parking, which is required by state law for the proposed multi-family
development.
As proposed, the guest parking spaces do not meet the design standards for off-street parking spaces. They
must be 17’11” long and 8’6” wide. Further, guest parking spaces are not intended to be dedicated to individual
units. They benefit an entire development to reduce its impact on on-street parking. The proposed guest parking
spaces for the 1702 First Street project may result in guests blocking the garage doors of other units in the
development. While the driveway approaches behind the garage doors may functionally serve as individual
guest parking spaces, they cannot satisfy the off-street guest parking requirement in the zoning code. As a
result, this project will require relief to the guest parking requirements in Article VIII.
No loading spaces are required for the proposed development since it is a development that contains 25 or fewer
dwelling units.
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Total Required Off-Street Parking
Total Guest Spaces
Total Loading Spaces
Total Handicapped Parking

Minimum Requirement for Proposed
Multi-Family Residential Use
6
(2 spaces/unit)
2
(0.5 spaces/unit)
0
1

Proposed
6 garage spaces
0
(relief required)
0
0

ENGINEERING, POLICE & FIRE REVIEW:
The applicant’s development proposal has been submitted to Highland Park Building, Engineering, Police, Fire
and Forestry Departments for review. Their comments and the applicant’s responses are provided below:
Building Division Review
• Review handicapped accessibility requirements for guest parking
o The revised site plan shows one handicapped parking space. The access aisle for the space
blocks one of the garage doors. Further review will be needed to see if this is permitted under
state law and fulfills the requirement.
• Review public utility meters location: gas service meters.
o Revised site plan depicts the location of the proposed gas meter.
• Review building construction type with respect to fire rated assembly requirements for exterior walls
o The applicant noted that the new building construction will comply with the construction type
related to applicable Building Code requirements.
• Review path of emergency egress requirements within the building.
o A door to the garage has been added to address the emergency egress requirement.
• Review access to the rear (one-story) green roof/patio area.
o N/A – The green roof is not common area. Only accessible for 2nd Floor unit.
Engineering Division Review
• Any grass areas disturbed during construction shall be restored using the City’s standard Kentucky Blue
Grass sodding placed on a 4”-thick topsoil layer. If the City Forester provides other requirements that
conflict with this comment the Forester’s comments will apply.
o The landscape plan note indicates that any grass area will be restored per the City’s landscape
standard Kentucky Blue Grass sodding placed on a 4”-thick topsoil layer.
•

Engineering Division recommends that the City’s License Plumber in the Building Division review the
sewer and water services so he may provide any comments for these items.
o The City’s Building Division License Plumber reviewed the sewer and water services and
approved the plan

•

The water billing for each individually addressed condominium unit will include billing for the City’s
Storm Water Utility Fee. This fee is calculated based on the impervious area. Please provide breakdown
of the impervious area for each unit so the City can bill each unit the correct amount accordingly.
o The proposed development is consists of three rental apartments, typically one meter is
installed for the apartment complex. Therefore the comment is not applicable for apartments

•

The City’s Water Service Detail is being revised to eliminate the reference to the corporation stop and
to include information for the saddle tap. The requirements for the saddle tap are: ModelPOWERSEAL 3131A, Bolt Type SST, Chek-o-Seal Gasket SBR, Order#687080.5). Please call out the
saddle tap in the plans.
o Updated drainage and grading plans are submitted with new details.
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•

The driveway width at the property line adjacent to the alley is not in compliance with the City Code.
If the width shown in the plans is desired the Developer will need to seek relief. See the following
sections of the City’s Code: Section Sec. 93.235. - Plans and specifications for driveways and driveway
approaches, Sec. 93.270. - Variations.
o Developer will request relief for driveway width,

Forestry Division Review
• The City’s Forestry Division has reviewed the proposed landscape plan and stated that the applicant’s
proposal to plant eight new trees satisfies the city’s replacement requirements. It is important to note
that the City Forester reviews the landscape plan for conformance to Chapter 94 of the City Code,
which regulates tree preservation and replacement. The landscaping standards in Article 22 of the
Zoning Code are separate and reviewed by city planning staff.
Police Department Review
The City’s Police Department has reviewed the proposed site and building design and stated that they believe
proposed plan will be an improvement to the area and do not have safety concerns regarding traffic and parking.
• The lighting at the front and rear of the property will be adequate.
• The proposed three guest parking spaces in the rear are adequate for the development size.
• Also noted that during the week, 2-hour parking from 8am-5pm is available on the 1700 Block of First
Street on the west side of the street.
Fire Prevention Review
The City’s Fire Prevention Division has provided the following comments regarding the proposed site and
building design:
• With respect to building design, the applicant shall:
o Provide a NFPA 72 Fire Alarm with automatic and manual detection
o Provide a NFPA 13 Sprinkler System
o Provide Highland Park specification to connect with Fire Department
PREVIOUS CONSIDERATION:
This development proposal was previously considered by the Plan & Design Commission at a Pre-Application
Meeting on November 15, 2016.
Commissioners provided comments and asked that the applicant provide the following information as part of
their subsequent public hearing submittal:
1) Detailed landscaping information
2) Discussion of visual relation to the surrounding properties
3) Public benefit proposal
4) The applicant’s effort to assemble properties for development.
RESPONSES TO PLAN & DESIGN COMMISSION QUESTIONS/COMMENTS:
Visual Impact on Adjoining Properties
The applicant has provided aerial and street view of the proposed development depicting the relationship of the
new four story building with the adjoining properties. There is an existing four story building on the east and
four-story buildings just north of the proposed development.
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Packet Pg. 193
7

4.3.i

Public Benefits
Developer is using bird friendly glass for the building, and has also proposed a $1,500 contribution toward a
downtown streetscape fund as public benefits.
Land Assembly Considerations
During the Pre-Application Meeting on November 15, 2016, the PDC discussed the applicant’s unsuccessful
effort to assemble lots for a bigger project and the whether the proposed development would preclude certain
kind of development in the future. The Commission stated that though assembling land is ideal for development
in the RO district, in practice it is not always possible and that the proposed development may be an effective
model for redevelopment of smaller properties in the immediate area.
REQUESTED MODIFICATIONS & PUBLIC BENEFIT:
Section 150.510 of the Zoning Code establishes that the Plan and Design Commission may recommend, and
the City Council may approve, modifications to the provisions of Chapter 150 (Zoning Code), Article XXIII
Downtown Form and Design and Chapter 93 (Streets and Sidewalks) of the Code, as they apply to, and in
conjunction with the approval of, a proposed Planned Development. However, a public benefit is required.
Requested Modifications
Under the current proposal, the applicant is requesting modifications to the following:
A. A modification from Section 93.235(G) of the Highland Park Code to permit maximum driveway
width of 30 feet at the property line for the two driveways
B. A modification from Section 150.704(A) of the Highland Park Code, which requires minimum lot
area for multiple Family Use in RO zoning district 21,780 square feet. The lot area of the subject
property for proposed multi-family development is 7,013 square feet.
C. A modification from Section 150.704(A) of the Highland Park Code, which requires in RO zoning
district the minimum side yard setback 10 feet. The proposed multi-family development is providing 4
feet side yard setback on the north side of the property.
D. A modification from Section 150.704(A) of the Highland Park Code, which requires in RO zoning
district the maximum 33.3% lot coverage. The proposed multi-family development lot coverage is
55.3%.
E. A modification from Section 150.2315(D) of the Highland Park to allow 28.3% on building
transparency on the ground floor level and will not meet the higher minimum transparency requirement
of 75% for properties along the City’s pedestrian frontages in the downtown zoning districts.
F. A modification from Section 150.520(R)(2) of the Highland Park which requires at least 20% of lot
area as a Common Open Space under Planned Development regulations. This equates to 1,398 SF on
the 7.012 SF lot. The proposed development provides 2,960 SF of open space, or 42% of the lot area.
Importantly, however, the required yards (setback areas) in the PUD comprise 90% of the Common
Open Space. Section 150.520(R)(2) states required yards cannot comprise more than 50% of the
Common Open Space in a Planned Development. This will require additional zoning relief.
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The applicant has submitted a revised landscape plan, which satisfies the City’s Forestry Division review
addressing the standards in Chapter 94. An analysis of the standards in Article 22 in the Zoning Code is
provided under the Design Review portion of this report.

G. A modification from the Guest Parking requirements in Article 8: Development is required to provide
two off-street guest parking spaces, but none are provided on site
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The developer has currently proposed two public benefits:
1) Developer will donate to the City the sum of $1,500.00 for the City’s use in downtown streetscape.
2) Developer will use bird friendly glass for the building.

DESIGN REVIEW:
As a multiple family project involving new structures and site design, the project is subject to design review
pursuant to the standards in Chapter 176 of the City Code The standards address site and building design, site
treatments, lighting and fences. Additional design standards related to awnings, and antennas within Chapter
176 will not apply due to the scope of the proposed development.
Section 176.205 General Design Standards.
(A) Site Plan.
(1) The site shall be planned to (a) provide a desirable transition from the streetscape, (b) meet the parking
design requirements of Article VIII of Chapter 150 of this Code, and (c) meet the landscape planting
and screening requirements of Article XXII of Chapter 150 of this Code.
All the trash collection and all storage areas are located within the buildings on-site. The
roof plan indicates that the roof-mounted mechanical equipment will be screened by the
extended parapet along First Street.
The development requires foundation plantings around the base of the building. The
planting area must be at last five feet in depth and the species and quantity of plantings
must comply with standards established in Article 22 of the Zoning Code.
The proposed landscape plan does not provide adequate information to determine
compliance with the zoning code. The applicants have been made aware of this and must
provide the following as part of a revised landscape plan:
1) Dimensions on the landscaping plan identifying the five-foot required depth of
the foundation planting area
2) Analysis demonstrating the required quantity of plantings required by Article 22
3) A detailed planting schedule identifying the species, size, and quantity of all
plantings proposed in the development.
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Public Benefit
Per Section 150.515(C)(1), all proposed public benefits shall be commensurate with all code modifications
requested and proportional to the anticipated impact of the proposed Planned Development on adjacent
properties and land uses and the community at large.
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Proposed 4-Story Building

Main
Lobby

Shrubs and ground Cover

Figure 1: Proposed Landscape Plan

(2) Buildings shall be oriented so that the principal entry is visible and accessible from the primary street
frontage.
(3) Building configurations that tend to catch and accumulate debris, leaves, dirt, trash and rubbish shall
be avoided.
(4) Service yards, storage yards, exterior work areas, and utility meters shall either be (i) screened from
view from public rights-of-way with dense planting or other materials harmonious with the building,
or (ii) otherwise be located so as not to be visible from any public rights-of-way.
(B) Site Treatment.
(1) Where natural or existing topographic patterns contribute to beauty and utility of a development, they
shall be preserved and enhanced, subject to the requirements set forth in Article XVIII of Chapter 150
of this Code.
(2) Grades of walks, parking spaces, terraces, and other paved areas shall provide a safe and stable surface
for walking.
(3) Sidewalks, plazas, and pedestrian pathways shall be distinguished from Vehicular Use Areas through
the use of materials, such as curbs, pavers, and brick or brushed or scored concrete, in order to ensure
pedestrian safety and comfort.
(4) Newly installed utility services and service revisions necessitated by a modification to an Exterior
Design Feature shall be place underground.
(C) Building Design.
(1) Building mass, scale, and lines, including roof forms, shall be designed to be harmonious with the
design of adjacent buildings.
(2) Buildings shall be designed to avoid monotony with respect to roof line, windows, location and size
of principal entry, location and orientation of garage entries, and cladding material and color.
(3) Building materials shall be durable and conducive to easy maintenance and upkeep.
The proposed elevations shows that the ground floor and the balcony portion of the building will have
cast limestone veneer, aluminum clad window frame and metal railing. The applicants will bring
material samples to the meeting so the Commission can get a feel for how the building exterior will
appear.
(4) Mechanical or other utility equipment.
(a) Mechanical and utility equipment located on the roof or exterior of a building shall either be:
(i) screened from view from public rights-of-way with materials harmonious to the building;
or (ii) located as to not be visible from public rights-of-way or residential zoning districts.
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(D) Lighting.
(1) Lighting fixtures shall be of a scale and finish, and shall be mounted at a height, that are appropriate
to the building design and lighting function.
(2) Light sources shall be shielded from view from public rights-of-way and residential districts.
(3) Light poles located within a Vehicular Use Area shall be located between parking spaces.
(4) Lighting levels and light fixture design shall meet the standards of Article VI of Chapter 150 of this
Code.
The applicant has submitted a lighting plan for the building exterior. The
ground floor will have eleven wall sconces (see Figure 2). Four are at
door-level on the north side of the building, four are on the building’s
rear, and two are at the front entryway. The last is by a door on the south
elevation. There two subtle in-ground lights to provide a small amount of
uplight at the entryway, one bollard on the path to the front door, and
several step lights in the wall around the building to illuminate the
walkway around the building. Lighting fixture cut sheets are included in
the attachments.
Lighting brightness is heavily regulated in multifamily zoning districts.
Lighting at the property line must meet the following:
Figure 2: Exterior Wall Sconce (F-1)

o
o

0.5 foot candles within front yard setback.
0.25 foot candles behind front yard setback.

The Lighting plan indicates that the lighting levels at property line will be less than 1 Foot Candle.
However, conformance with the standards above must be demonstrated, or relief from the regulations
will be needed. The applicant will need to provide detailed photometric information for the proposed
lighting units, or submit a complete photometric plan for the development.

*

*

*

(F) Fences.
Fences shall be constructed to meet the requirements of Article XXII of Chapter 150 of this Code and of
Chapter 173 of this Code.
The applicant is proposing six feet high back metal fence with gate on the north side of the property which
meets the Code section 173.010.

PLANNED DEVELOPMENT STANDARDS:
Pursuant to Section 150.520 Site Planning Constraints and Design Standards, the applicant must demonstrate
to the Plan & Design Commission and the City Council that the proposed Planned Development satisfies and
incorporates, to the greatest extent practicable, the following site design standards which, where applicable have
been evaluated by the Department of Community Development in the italicized text following the standards:
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(b) Ground-mounted mechanical or utility equipment shall comply with the screening
requirements set forth in Article XXII of Chapter 150 of this Code.
(5) Building additions and modifications shall maintain safe access and pathways, and allow for the
functional use of spaces between buildings.
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The Commission may wish to discuss how the proposal meets this standard. “Multi-Family
Use” is a permitted use in the RO-High Density Residential/Office zoning district. The
proposal consists with three levels of apartments (three total units) above and a ground
level consisting of a lobby, storage, and garage parking and would replace an existing old
obsolete four-unit multi-family apartment building currently on the property with three
units.
(B)

Preservation of Environmentally Sensitive Areas.
(1) No development shall occur in any Environmentally Sensitive Area located on the subject property,
except upon approval of a modification therefor, in accordance with Section 150.510(B) of this Article.
(2) Environmentally Sensitive Areas located on the subject property may be included as common open
space within a Planned Development, upon either (a) identification of such areas on the plat of
subdivision as a separate lot or lots, or (b) recordation by the applicant of a conservation easement or
similar restriction that ensures the preservation of such areas, in perpetuity, from future development.
No environmentally sensitive areas have been identified on the site or are included as
common open space in the proposed development plan.

(C)
Historic Resources. The Planned Development shall preserve all (1) locally designated landmarks, and
(2) properties, structures, areas, objects, and landscapes determined to be historically significant by the Historic
Preservation Commission in accordance with Chapters 24 or 170 of the Code.
There are no locally designated landmarks on the property. The development would
replace an existing two story brick, four-unit apartment building currently on the property
that was constructed in 1915. The owner has indicated the building is effectively obsolete
and the rehabilitation of the old structure is not practical. The structure is not subject to
automatic demolition review by the Historic Preservation Commission since it is not
located in a single-family zoning district.
No nomination papers have been filed to designate the building as a local landmark, which
is the process by which the building would be determined “historically significant” by the
Historic Preservation Commission in accordance with Chapters 24 or 170 of the Code.
(D)
Clustering New Development. The Planned Development shall preserve the structures, landscapes,
scenic view sheds, and other natural and historic features of the subject property, through (i) clustering of lots
or building pads, (ii) adaptive reuse of existing structures, and (iii) the protection of designated open space from
development; provided, however, that clustering of development shall not be required upon a demonstration by
the applicant, to the satisfaction of the Plan Commission and the City Council, that there are no features on the
subject property worthy of preservation, or that those features worthy of preservation will be more effectively
preserved by not clustering development. All clustering shall be designed in accordance with the following
standards:
(1) Lots shall be configured to minimize the length of roadways required for the proposed Planned
Development.
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(A)
Protection of the Public Health, Safety, and Welfare. The uses and structures within the Planned
Development shall be compatible with one another, in that they are designed, located, and proposed to be
operated so that the public health, safety and welfare will be protected.

(2) Building envelopes shall be configured to minimize the loss of, and damage to, Environmentally
Sensitive Areas located on the subject property.
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(3) All residential units shall be grouped into clusters, in accordance with the following:

b) To the extent practicable, residential clusters shall be located so as to (i) minimize negative impacts
on the natural and cultural resources on the site, (ii) minimize conflicts between incompatible uses,
(iii) minimize disturbance to Environmentally Sensitive Areas, and (iv) protect existing historic
buildings and landscapes.
The building clustering requirements set forth above are not applicable to the proposed
development. No new roadways are proposed by the applicant and there are no
environmentally sensitive features present to be preserved through clustering.
(E)
Location of Structures. All structures to be located within the Planned Development shall (1) be
related harmoniously to the terrain and to existing structures in the vicinity of the subject property, and (2) have
a visual relationship to existing nearby structures;
The proposed four story apartment building is located within the RO-High Density
Residential and Office zoning district, which is one of the City’s districts located
immediately adjacent to the greatest concentration of commercial, transportation and
cultural facilities and has allowed the most intense and transit oriented multifamily
development in the City.
The proposed structure matches the existing development in the block, such as the four
story condominium building on the south. The proposed development does not exceed the
density and height regulations for the RO high Density Residential /Office zoning district.
(F)
Environmental Quality and Responsible Design. The Planned Development shall be consistent with
the City of Highland Park Environmental Policy and with the City of Highland Park Checklist for
Environmentally Responsible Design and Construction. The applicant may demonstrate consistency with
standards established for site design and building construction practices by referencing known sustainable
development and green architecture rating systems.
The applicant will address these design issues during the public hearing.
(G)
Preservation of Landscapes. The landscapes within the Planned Development shall be preserved in
their natural states, insofar as practicable, by minimizing tree and soil removal. All proposed grade changes
shall be consistent with the general appearance of neighboring developed areas.
Much of the area that is subject to redevelopment under this proposal is impervious surface
covered with building and pavement. The proposed landscape plan calls for the installation
of 7 crabapples along the south of the property and a Clump Maple tree in conjunction
with redevelopment of this property. This will satisfy the tree replacement requirement that
will result from the demolition and regrading of the existing structure. The applicant is
proposing to increase the amount of landscaping, particularly on the south and east sides
of the site along the First street frontage.
(H)
Schools, Parks, and Public Facilities. The Planned Development shall not impose an undue burden
on parks, recreational areas, schools, or other public facilities that serve or are proposed to serve the Planned
Development.
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a) Each cluster shall contain not less than three dwelling units, and not more than 10 single-family
detached dwelling units nor more than 20 of all other types of dwelling units.

The proposed multi-family development project would replace the existing four-unit
apartment building on the property with a three-unit building. No undue burden on parks,
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(I)
Relationship and Connection to Adjoining Land. The Planned Development shall not be designed
as an enclave separate from adjacent properties, unless existing development patterns, natural features, and/or
topographic conditions prevent vehicular or pedestrian access connections to adjacent properties. In order to
achieve connectivity to adjoining land, all lots, streets, sidewalks and/or paths within a Planned Development
shall be designed, to the extent practicable, to allow for the continuation of such existing or proposed features
to adjoining areas. New streets, sidewalks, and/or paths located within a proposed Planned Development shall
be constructed and installed to the boundaries of the proposed Planned Development if the City Council
determines, in its sole discretion, that the proposed Planned Development adjoins land with the potential of
being subdivided or re-subdivided.
The proposed development exists within an already-developed area that is accessible by
pedestrians to many community features including public transportation facilities and
schools.
(J)
Setbacks from the Periphery of the Planned Development. The required front, rear, and side yards
along the periphery of the Planned Development shall be of a size not less than the greater of (1) the minimum
front, rear, and side yard requirements of the underlying Zoning District in which the Planned Development is
located, and (2) the minimum front, rear, and side yard requirements of the adjacent Zoning District.
The proposed development does not meet the minimum side yard requirements of ten feet
for RO – High Density Residential/Office zoning district on north of the property, as the
proposed building is encroaching four-feet into the ten feet required side yard setback on
the north.
(K)
Upper-store Building Design. Stories of new building and additions to existing buildings that exceed
the maximum non-planned development height for the RO, B4-4, B4-5, B4-6 or B5 Zoning Districts, as
established in Sections 150.704(A) and 150.705(A) of this Chapter, must be designed to reduce the apparent
overall bulk of the building by providing or incorporating all of the following features and considerations
This standard does not apply to the proposed development as it meets the applicable
building height requirements.
(L)
Functional and Mechanical Features. Exposed storage areas, trash containers, recycling container
space, exposed machinery installations, service areas, truck loading areas, utility buildings and structures, and
similar accessory areas and structures shall be (1) identified on the site plan required pursuant to Section
150.525(A)(9) of this Chapter, (2) incorporated into common areas of the development, (3) made as unobtrusive
as possible, and (4) designed, landscaped, and screened in accordance with the requirements set forth in Article
XXII of this Chapter and of Chapter 176 of the Code.
All trash collection and storage areas are located within the building on site. The roof plan
indicates that the roof-mounted mechanical equipment will be screened by the extended
parapet along First Street.
(M)
Distance between Buildings. The minimum horizontal distance between any two new buildings to be
located on the subject property, or between any new building and an existing building (including building
appurtenances), shall be not less than 15 feet; provided, however, that this Section 150.520(L) shall not apply
to buildings that (1) share a common wall, and (2) have individual entrances and exits.
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(N)
Surface Water Drainage. In accordance with the storm water management regulations set forth in
Article XVIII of this Chapter, surface drainage systems serving the subject property shall be designed to prevent
surface waters from adversely affecting neighboring properties or the public storm water drainage system.
Surface water in all paved areas shall be collected at intervals so as to prevent obstruction of the flow of
vehicular or pedestrian traffic. The design of the storm water management system shall enhance natural storm
water storage areas such as high-quality aquatic resources and regulatory floodplains, and may incorporate
natural storm water management techniques commonly referred to as low impact development techniques or
best management practices.
The proposed development will result in a net increase of 2,320 square feet of impervious
surface. The Engineering Division has reviewed the submitted plans and determined that
no additional storm water detention is required. There are no wetlands or floodplain areas
on the property.
(O)
Ingress to and egress from the Planned Development shall be designed to (1) promote safe vehicular
movements, (2) minimize traffic congestion in the public streets outside the Planned Development, and (3)
facilitate the free flow of vehicular and pedestrian traffic within the Planned Development.
The pedestrian ingress/egress to the Planned Development is proposed through the front,
from the First Street. The main vehicular access/ingress to the garage parking is from the
alley at the rear of the proposed building with a thirty-six foot wide driveway. The building
will have a separate garage door at the rear of the building for each of the three dwelling
units. No dedicated guest spaces have been proposed for this development, though the
empty access drives behind the garage doors may serve this purpose in a functional
capacity and help substantiate a request for relief..
(P)
Streets, Alleys, and Public Ways. The streets, alleys, and other public and private traffic thoroughfares
located within the Planned Development shall conform to the applicable requirements set forth in Section
151.004 of the Subdivision Ordinance, as may be modified upon the recommendation of the Director of Public
Works and the approval by the City Council. The City Council may, in its sole discretion, require that streets
located within the Planned Development be stubbed in order to provide for future connections to adjacent
developments.
This standard does not apply to the proposed development as no thoroughfares and no
subdivision is proposed.
(Q)

Common Ownership or Control.

(1) During Development. During the development process and until such time that the development is
turned over to an owners’ association or equivalent entity, all common areas within buildings, common
open space, landscaping, exterior maintenance areas, and all other exterior aspects of the development
located within the proposed Planned Development shall be on a tract or tracts of land under common
ownership or control.
The 1702 First Street property is currently owned by Dimitriou 2nd Street, LLC, and the
land will be under the same ownership until the condo declaration is recorded. Thereafter,
condo units will be sold to individuals.
(2) Upon Completion of Development. The owners’ association or equivalent entity, upon its
establishment, shall be responsible for all obligations set forth in (a) the ordinance approving the Planned
Development, adopted pursuant to Section 150.540(C) of this Article, (b) any associated development
agreement pertinent to the Planned Development, and (c) the declaration of covenants, or similar recorded
document, establishing the owners’ association or equivalent entity.
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PLAN & DESIGN COMMISSION CONSIDERATION:
The applicant is requesting concurrent preliminary and final consideration of a proposed Planned Development.
The process for consideration of a Planned Development requires Plan & Design Commission review of the
proposed development at a public hearing, and the forwarding of a recommendation to the City Council upon
making findings that the proposed development satisfies the standards set forth in Article V (Planned
Developments) of the Zoning Code.
Per Section 150.530(H)(3), the Plan & Design Commission must make findings of fact that the proposed
development:
a) That the Planned Development conforms to the goals and objectives of the Master Plan, and to the
standards and requirements of this Article, including, without limitation, Section 150.520 of this
Article; and
*
*
*
c) That the Planned Development provides a public benefit, if required pursuant to Section 150.515 of
this Article.
RECOMMENDATION:
Staff recommends that the Plan & Design Commission open public hearing #16-11-PUD-009, consider the
applicant’s submittal, receive public comment, evaluate the requested modifications relative to the applicable
standards in the Code, and deliberate on the proposed plan of development. If appropriate, the Commission
can direct staff to draft Findings of Fact recommending approval or denial of the proposed development.
The Plan & Design Commission is asked to include the following items as part of a motion for conditional
approval, or a continuation to a future meeting (date certain):
1) A revised landscape plan identifying dimensions for the five-foot required depth of the
foundation planting area
2) An analysis on the landscape plan demonstrating the required quantity of plantings
required by Article 22
3) A detailed planting schedule identifying the species, size, and quantity of all plantings
proposed in the development.
4) Detailed photometric information confirming whether the lighting meets the Performance Standards
identified in Article 6 of the zoning code.
ATTACHMENTS:
• Project Narrative Letters & Public Benefit Proposal
• Architectural Plans
• Civil Engineering Plans / ALTA Survey
• Landscape Plan
• Site Design/Building Renderings
• Exterior Lighting Specification Sheets
• Department Review Comments and Applicant’s Response
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The proposed Condo Association will be responsible for all applicable obligations upon
its creation subsequent to the completion of the development.
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REQUEST FOR PLAN & DESIGN COMMISSION ACTION

ORIGINATED BY:

Department of Community Development

SUBJECT:

Continuation of Public Hearing #16-11-PUD-009 for a Concurrent Preliminary and
Final Planned Development Review for a Four Story Multifamily Building located at
1702 First Street

BACKGROUND & SUMMARY:

Project Description:
Process:
Applicant/Property Owner

Legal Representative:

Site Location
Total Site Area:
Zoning:
Min. Lot Area for Multifamily
Use:
Proposed Land Use
Planning District:

Construction of New 4-Story Apartment Building
Planned Development
Dimitriou 2nd Street, LLC
450 Central Avenue
Highland Park, IL 60035
Calvin Bernstein
491 Laurel Avenue
Highland Park, IL 60035
Phone: (847) 266-0648
1702 First Street
7,013 sq. ft. (0.16 acres)
RO – High Density Residential/Office Multi-Family Residential
Zoning District
21,780 SF (0.50 acres)
Multi-Family Residential
Central Business District
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PROJECT DESCRIPTION:
Dimitriou 2nd Street, LLC, an Illinois-based company, is proposing to build a three-unit, four-story apartment
building at 1702 First Street. The structure will have three levels of apartments above a ground level consisting
of a lobby, storage, and garage parking. The development will replace an existing four-unit apartment building
currently on the property that was constructed in 1915. The owner has indicated the building is effectively
obsolete and the rehabilitation of the old structure is not practical. The proposed three units will be
approximately 2,400 square feet of symmetrical design of two bedrooms and a den. Pedestrian access to the
site is available from First Street and vehicular access is available from the alley on the west side of the site.
PREVIOUS CONSIDERATION
The Plan & Design Commission discussed this development at the previous meeting on February 21. While
generally supportive of the building, the Commission has specific questions relating to the site lines from the
nearby condominium building’s driveway, the exterior lighting on the building, parking on First Street, and
landscaping.
The Commission received testimony from neighbors with safety concerns about vehicles pulling onto First
Street and the proposed new building obstructing visibility of oncoming traffic. Staff has received two emails
from residents reiterating these concerns, which are included as attachments to this report.
VISIBILITY CONCERNS
Residents in the condominium building at 1660 First Street have expressed concern over the impact the new
building, and others built along First Street, will have on drivers’ ability to see oncoming traffic when existing
the driveway from the condominium complex onto First Street (Figure 1).

Figure 1: Driveway onto First Street from 1660 First Street

The bulk of the proposed building at 1702 First Street, which is located about 85 feet north of the driveway
shown above, will be set six feet back from the property line. The front balcony and columns extend to the
front property line, which is four feet away from the sidewalk along First. There is a concern that if the
properties immediately adjacent to 1660 First Street build close to their front property lines, site lines for
traffic pulling out of the condo building will become dangerously obstructed.
To help inform this discussion, the applicants have provided a site line exhibit with an example building on
the adjacent property constructed with a similar design as the proposed building at 1702 First. A portion of
the example building extends four feet into the ten-foot build-to zone and a balcony on the front extends to the
front property line. The exhibit indicates a clear line of site is still feasible. It may be helpful to recall in
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looking at the street view photo in Figure 1 that the property lines are about four feet away from the sidewalk
in the image.
Site Vision Triangle
Section 150.808(H) of the Zoning Code establishes a site vision triangle that must remain clear of
obstructions where entrances to off-street parking meet the right-of-way. The code is paraphrased
below:
(H) Visual Clearance. No fence, wall, landscaping, sign, vehicle, or other visual obstruction
located above a height of three feet, measured from the established street grade, shall be
permitted within 10 feet on either side of an entrance or exit to off-street parking and loading
facilities, measured at the property line…
Figure 2 below illustrates this site vision triangle as it applies to the driveway of 1660 First Street
entering on to the public right-of-way. It appears the original site planning for the Sheridan
Square condo complex at 1660 First Street may have contemplated this because the driveway is
set back from the northern property line to allow the vision triangle to remain clear.

Figure 2: Site Vision Triangle on 1660 First Street Driveway

LANDSCAPING PLAN REVISIONS
The applicants have revised the landscape plan to address staff concerns identified at the previous
meeting:
1) A planting schedule has been added to the plan
2) A note on the plan confirms all shrubs will be planted at a 24” height at install
3) The 5’ foundation plantings area has been identified around the building.
The plan is deficient in the quantities provided for evergreens and shrubs planted on site, as the
following table shows:

Shade/Ornamental Trees
Evergreen Trees
Shrubs

Required Quantity
8, or 24 caliper inches
5 trees, or 15 caliper inches
66

Quantity
Provided
8 trees / 24"
3 trees / 9"
44

Deficient?
No
Yes
Yes
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LIGHTING PLAN REVISIONS
Staff and the Plan & Design Commission identified several issues in the lighting plan during the previous
meeting that needed to be addressed:
1) The uplights proposed near the entrance may conflict with Dark Sky recommendations
2) The photometric impact needed to be analyzed to confirm compliance with the zoning code.
The design team has revised the lighting plan to address the Commission’s concerns and comments. Uplights
have been removed from the entrance and replaced with a miniature downlight above the front door. Another
change was made to the lighting plan: wall packs F-1 and F-2 (see attached lighting plan) replaced a previous
fixture and better able to meet the strict .25-footcandle brightness limit at the property line.
At this point the lighting plan meets all the regulations and restrictions in Article VI of the Zoning Code and
does not need any zoning relief.
HANDICAP ACCESSIBLE PARKING
There was discussion at the previous meeting about whether or not the project needed to provide a handicap
accessible parking space. Research into the Illinois Administrative Code revealed the following exemption
for handicap parking:
“Accessible parking is not required when the multi-family housing unit is not provided with
accessible dwelling units. This is permitted when the building does not meet the definition of
four or more stories and contains ten or more dwelling units (and is not receiving governmental
funding). But when additional parking is being provided for guests or employees, accessible
parking must be provided in accordance 400.310 (c)(1)…”.
The Commission may recall that the project is not providing additional parking for guests; relief to the Guest
Parking requirement in the Zoning Code is requested as part of this Planned Development. Further, none of the
three dwelling units are constructed for handicap accessibility. For these reasons, the applicant will be working
with State’s Capital Development Board to ensure they are not required to provide an off-street handicap
accessible parking space.
REQUESTED ZONING MODIFICATIONS
As presented at the previous meeting, the applicant is requesting modifications to the following:
A. A modification from Section 93.235(G) of the Highland Park Code to permit maximum driveway
width of 30 feet at the property line for the two driveways
B. A modification from Section 150.704(A) of the Highland Park Code, which requires minimum lot
area for multiple Family Use in RO zoning district 21,780 square feet. The lot area of the subject
property for proposed multi-family development is 7,013 square feet.
C. A modification from Section 150.704(A) of the Highland Park Code, which requires in RO zoning
district the minimum side yard setback 10 feet. The proposed multi-family development is providing 4
feet side yard setback on the north side of the property.
D. A modification from Section 150.704(A) of the Highland Park Code, which requires in RO zoning
district the maximum 33.3% lot coverage. The proposed multi-family development lot coverage is
55.3%.
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The applicants have indicated they will revise the plan to meet the required quantities and will not
ask for any variations related to landscaping. The Commission is asked to include a condition of
approval requiring the submission of a landscape plan that meets all provisions in Article 22.
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F. A modification from Section 150.2315(D) of the Highland Park to allow 28.3% on building
transparency on the ground floor level and will not meet the higher minimum transparency requirement
of 75% for properties along the City’s pedestrian frontages in the downtown zoning districts.
G. A modification from Section 150.520(R)(2) of the Highland Park which requires at least 20% of lot
area as a Common Open Space under Planned Development regulations. This equates to 1,398 SF on
the 7.012 SF lot. The proposed development provides 2,960 SF of open space, or 42% of the lot area.
Importantly, however, the required yards (setback areas) in the PUD comprise 90% of the Common
Open Space. Section 150.520(R)(2) states required yards cannot comprise more than 50% of the
Common Open Space in a Planned Development. This will require additional zoning relief.
H. A modification from the Guest Parking requirements in Article 8: Development is required to provide
two off-street guest parking spaces, but none are provided on site
PUBLIC BENEFIT
Public Benefit
Per Section 150.515(C)(1), all proposed public benefits shall be commensurate with all code modifications
requested and proportional to the anticipated impact of the proposed Planned Development on adjacent
properties and land uses and the community at large.
The developer has currently proposed two public benefits:
1) Developer will donate to the City the sum of $1,500.00 for the City’s use in downtown streetscape.
2) Developer will use bird friendly glass for the building

HISTORICAL BACKGROUND:
The 1702 First Street is located in the RO High Density Residential/Office zoning district and within Downtown
Built-to Zone” area 2. The lot is undersized for the RO district, which is discussed in detail below. Currently,
there is obsolete multi-family structure containing four (4) rental units, built in 1915.
POLICY FOR PLANNED DEVELOPMENT:
The subject property at 1702 First Street and the adjoining properties to the north and south are individually
too small for new multi-family residential redevelopment in the RO district. The minimum lot area for multifamily residential use in the RO district is 21,780 square feet. The applicant has been unsuccessful in

1

The percentage of the structure in the Build-to Zone is calculated as the proportion of the width of the structure to the
width of the Build-To Zone. In this case, the proposed building is 36’ wide and the lot is 50’ wide, which is equates to
72% of the building width being located in the Build-to Zone.
2
Article XXIII. Downtown Form and Design regulations apply to RO Zoning Districts to: (1) all new buildings; In the
event of a conflict between the regulations of this Article XXIII and the area, bulk, and density regulations set forth in
Article VII of this Chapter, the regulations of this Article XXIII shall control.
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E. A modification from Section 150.2315(B) of the Highland Park to allow the proposed building of 36’
wide and the lot is 50’ wide, which is equates to 72% of the building width being located in the Buildto Zone instead of 80% requires per the Pedestrian Frontage Regulation. 1
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It is possible to develop an undersized property for multifamily use if zoning relief is granted. Section
150.1204(A)(2) of the Zoning Code authorizes the Zoning Board of Appeals to consider a variation to “permit
the multiple-family use of a Legal Lot of Record located in a Multiple Family Residential District where such
use otherwise would be prohibited solely because of insufficient area of the lot or insufficient average lot
width…” In addition to the standards for a variation established in Article 14, the Zoning Board must find that:
(a) The proposed use of the [undersized] lot will not overburden public utilities;
(b) The strict application of the minimum lot area or minimum average width requirements of the Zoning
Code to the lot will have a discriminatory effect upon the lot as compared to permissible lot sizes and
permissible average lot widths in the vicinity of the lot;
(c) The proposed use of the lot will comply with the applicable parking requirements; and
(d) For a lot of a size that is less than 90 percent of the Minimum Lot Area for Multiple-Family Use, as set
forth in Section 150.704(A) of the Zoning Code:
a. The proposed use of the lot will not require additional relief from any of the other bulk
regulations set forth in Article VII of the Zoning Code; and
b. The proposed density for the lot does not exceed the greater of two dwelling units or the number
of legally created dwelling units previously existing on the lot.
The applicant’s current proposal also includes bulk and other types of zoning relief, which prohibits the
applicant from pursuing project approval through the Zoning Board of Appeals. Instead, the required zoning
relief will be requested as part of the Planned Development.
Allowable Density
The subject property has an area that is approximately 32% of the minimum lot area for multi-family
residential use in the RO zoning district, which is below the 90% threshold established in Section
150.1204(A)(2) listed above. Staff research into the history of the subject property indicates that the
residential building on the property now was constructed in 1915, which is prior to the introduction of zoning
regulations in the City.
At the time of the Zoning Ordinance of 1926, the subject property was located within the “Local Business
District”, which limited multi-family residential density to no more than 48 families per acre. This is
equivalent to a maximum of seven units on the subject property at that time (based on a lot area of 7,013
square feet). There are currently four dwelling units on the property. The three units in this PUD proposal do
not exceed the maximum number of legally created existing units on the lot.
Voluntary Planned Unit Development
The applicant has elected to voluntarily participate in the Planned Development process pursuant to Section
150.505(E) of the Zoning Code. Through the process, the Plan and Design Commission may recommend,
and the City Council may approve, modifications to the provisions of the Zoning Code (Chapter 150), of the
Subdivision Ordinance (Chapter 151), and of Chapter 93 of the Code, as they apply to, and in conjunction
with the approval of, the proposed Planned Development. This includes the relief needed to develop an
undersized property for multifamily use.
AREA, BULK, AND PARKING ANALYSIS:
The proposed development does not meet the minimum lot area for multi-family residential use, minimum
side yard, and maximum lot coverage requirements for properties in the RO zoning district.
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Minimum Lot Width
Minimum Lot Area For Multi-Family Use

Proposed
50’
7,013 SF 3

Minimum Front Yard

See Downtown Design
Requirements

0’

Minimum Rear Yard

25’ (includes 10’ of alley at
rear of site)

35.7’

Minimum Side Yard
Maximum Height of Principal Structure
Maximum Lot Coverage

10’
51’ / Four Stories
33.3% (2,335 SF)

4’
49’ / Four Stories
55.3% (3,876 SF)

DOWNTOWN DESIGN REQUIREMENTS:
The proposed development is located on street frontage identified as a “Pedestrian Frontage” in Article XXIII
of the Zoning Code, which addresses downtown design standards.
Rather than a traditional minimum front setback, properties along frontages regulated by Article XXIII must
meet “Build-to Zone” requirements, as well as transparency and entrance requirements. The proposed
structure meets the build-to zone requirements, but does not appear to meet the minimum transparency
requirement applicable to the ground level of the structure.
Analysis of Article 23 Design Standards
Requirement for
Pedestrian Frontage
0-10’

Applicable Build-to Zone Regulation
Minimum/ Maximum “Build-To Zone”
4

Minimum Percent of Building in “Build-to Zone”
Minimum Parking Setback (Open Air Surface Parking)
Transparency – Minimum Ground Story (%)
Transparency – Minimum Upper Story (%)
Transparency – Maximum Blank Wall Length (feet)
Pedestrian Access - Street Facing Entrance Required

80%
30’
75%
20%
20’
YES

Proposed
0’
100%
N/A (parking in garage)
28.3%
45.3%
8.3’
YES

In evaluating the design of the building and the relief to the Transparency requirement, it can be helpful to
review the definition to better understand the intent of the design standard:
Section 150.2312 (B) Transparency
(1) Transparency regulations govern the percentage of a street-facing building façade that must be
covered by glazing (e.g., transparent windows and doors).
(2) The transparency of a ground story facade is measured between 2 and 12 feet above the adjacent
sidewalk.
(3) The transparency of an upper story facade is measured from top of the finished floor to the top of the
finished floor above. When there is no floor above, upper story transparency is measured from the top
of the finished floor to the top of the wall plate.
3

The subject property is undersized for multi-family residential use as discussed in the Policy section of this report
The percentage of the structure in the Build-to Zone is modified as a function of the proportion of the width of the
structure to the width of the lot. In this case, the proposed building is 36’ wide and the lot is 50’ wide, w is equates to
72% of the building width being located in the Build-to Zone.

4
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Zoning District
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The ground story building elevation drawing shows less glazing and transparent elements than required by
Section 150.2312 (B). It may be helpful to note that this is not a retail-oriented building and is in the RO –
High Density Residential / Office zoning district and doesn’t contribute to the pedestrian-oriented commercial
core as much as new construction in the B5 or surrounding B4 districts may in the future.
TRAFFIC STUDY WAIVER:
Pursuant to Section 150.525(E) of the Zoning Code, the Director of Community Development has granted a
waiver request for a traffic impact study for the proposed development on the basis of the small size of the
development.
PARKING ANALYSIS:
The development, as proposed, requires eight off-street parking spaces: six for the residential units and two
guest parking spaces. Each of the three proposed dwelling units will have two tandem garage spaces. The
building will have a separate garage door at the rear of the building for each garage.
The applicant formerly proposed three guest spaces on the access drive from the alley, one in front of each
garage door. The guest parking spaces would result in guests blocking the garage doors of other units in the
development. While the driveway approaches behind the garage doors may functionally serve as individual
guest parking spaces, they cannot satisfy the off-street guest parking requirement in the zoning code. As a
result, this project will require relief to the guest parking requirements in Article VIII.
No loading spaces are required for the proposed development since it is a development that contains 25 or fewer
dwelling units.
Applicable Parking Regulation
Total Required Off-Street Parking
Total Guest Spaces
Total Loading Spaces
Total Handicapped Parking

Minimum Requirement for Proposed
Multi-Family Residential Use
6
(2 spaces/unit)
2
(0.5 spaces/unit)
0
1

Proposed
6 garage spaces
0
(relief required)
0
0

DESIGN REVIEW:
As a multiple family project involving new structures and site design, the project is subject to design review
pursuant to the standards in Chapter 176 of the City Code The standards address site and building design, site
treatments, lighting and fences. Additional design standards related to awnings, and antennas within Chapter
176 will not apply due to the scope of the proposed development.
Section 176.205 General Design Standards.
(A) Site Plan.
(1) The site shall be planned to (a) provide a desirable transition from the streetscape, (b) meet the parking
design requirements of Article VIII of Chapter 150 of this Code, and (c) meet the landscape planting
and screening requirements of Article XXII of Chapter 150 of this Code.
(2) Buildings shall be oriented so that the principal entry is visible and accessible from the primary street
frontage.
(3) Building configurations that tend to catch and accumulate debris, leaves, dirt, trash and rubbish shall
be avoided.
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(B) Site Treatment.
(1) Where natural or existing topographic patterns contribute to beauty and utility of a development, they
shall be preserved and enhanced, subject to the requirements set forth in Article XVIII of Chapter 150
of this Code.
(2) Grades of walks, parking spaces, terraces, and other paved areas shall provide a safe and stable surface
for walking.
(3) Sidewalks, plazas, and pedestrian pathways shall be distinguished from Vehicular Use Areas through
the use of materials, such as curbs, pavers, and brick or brushed or scored concrete, in order to ensure
pedestrian safety and comfort.
(4) Newly installed utility services and service revisions necessitated by a modification to an Exterior
Design Feature shall be place underground.
(C) Building Design.
(1) Building mass, scale, and lines, including roof forms, shall be designed to be harmonious with the
design of adjacent buildings.
(2) Buildings shall be designed to avoid monotony with respect to roof line, windows, location and size
of principal entry, location and orientation of garage entries, and cladding material and color.
(3) Building materials shall be durable and conducive to easy maintenance and upkeep.
The proposed elevations shows that the ground floor and the balcony portion of the building will have
cast limestone veneer, aluminum clad window frame and metal railing. The applicants will bring
material samples to the meeting so the Commission can get a feel for how the building exterior will
appear.
(4) Mechanical or other utility equipment.
(a) Mechanical and utility equipment located on the roof or exterior of a building shall either be:
(i) screened from view from public rights-of-way with materials harmonious to the building;
or (ii) located as to not be visible from public rights-of-way or residential zoning districts.
(b) Ground-mounted mechanical or utility equipment shall comply with the screening
requirements set forth in Article XXII of Chapter 150 of this Code.
(5) Building additions and modifications shall maintain safe access and pathways, and allow for the
functional use of spaces between buildings.
(D) Lighting.
(1) Lighting fixtures shall be of a scale and finish, and shall be mounted at a height, that are appropriate
to the building design and lighting function.
(2) Light sources shall be shielded from view from public rights-of-way and residential districts.
(3) Light poles located within a Vehicular Use Area shall be located between parking spaces.
(4) Lighting levels and light fixture design shall meet the standards of Article VI of Chapter 150 of this
Code.
(F) Fences.
Fences shall be constructed to meet the requirements of Article XXII of Chapter 150 of this Code and of
Chapter 173 of this Code.
The applicant is proposing six feet high back metal fence with gate on the north side of the property which
meets the Code section 173.010.
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(4) Service yards, storage yards, exterior work areas, and utility meters shall either be (i) screened from
view from public rights-of-way with dense planting or other materials harmonious with the building,
or (ii) otherwise be located so as not to be visible from any public rights-of-way.

Packet Pg. 211
9

4.3.j

Pursuant to Section 150.520 Site Planning Constraints and Design Standards, the applicant must demonstrate
to the Plan & Design Commission and the City Council that the proposed Planned Development satisfies and
incorporates, to the greatest extent practicable, the following site design standards which, where applicable have
been evaluated by the Department of Community Development in the italicized text following the standards:
(A)
Protection of the Public Health, Safety, and Welfare. The uses and structures within the Planned
Development shall be compatible with one another, in that they are designed, located, and proposed to be
operated so that the public health, safety and welfare will be protected.
The Commission may wish to discuss how the proposal meets this standard. “Multi-Family
Use” is a permitted use in the RO-High Density Residential/Office zoning district. The
proposal consists with three levels of apartments (three total units) above and a ground
level consisting of a lobby, storage, and garage parking and would replace an existing old
obsolete four-unit multi-family apartment building currently on the property with three
units.
(B)

Preservation of Environmentally Sensitive Areas.
(1) No development shall occur in any Environmentally Sensitive Area located on the subject property,
except upon approval of a modification therefor, in accordance with Section 150.510(B) of this Article.
(2) Environmentally Sensitive Areas located on the subject property may be included as common open
space within a Planned Development, upon either (a) identification of such areas on the plat of
subdivision as a separate lot or lots, or (b) recordation by the applicant of a conservation easement or
similar restriction that ensures the preservation of such areas, in perpetuity, from future development.
No environmentally sensitive areas have been identified on the site or are included as
common open space in the proposed development plan.

(C)
Historic Resources. The Planned Development shall preserve all (1) locally designated landmarks, and
(2) properties, structures, areas, objects, and landscapes determined to be historically significant by the Historic
Preservation Commission in accordance with Chapters 24 or 170 of the Code.
There are no locally designated landmarks on the property. The development would
replace an existing two story brick, four-unit apartment building currently on the property
that was constructed in 1915. The owner has indicated the building is effectively obsolete
and the rehabilitation of the old structure is not practical. The structure is not subject to
automatic demolition review by the Historic Preservation Commission since it is not
located in a single-family zoning district.
No nomination papers have been filed to designate the building as a local landmark, which
is the process by which the building would be determined “historically significant” by the
Historic Preservation Commission in accordance with Chapters 24 or 170 of the Code.
(D)
Clustering New Development. The Planned Development shall preserve the structures, landscapes,
scenic view sheds, and other natural and historic features of the subject property, through (i) clustering of lots
or building pads, (ii) adaptive reuse of existing structures, and (iii) the protection of designated open space from
development; provided, however, that clustering of development shall not be required upon a demonstration by
the applicant, to the satisfaction of the Plan Commission and the City Council, that there are no features on the
subject property worthy of preservation, or that those features worthy of preservation will be more effectively
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(1) Lots shall be configured to minimize the length of roadways required for the proposed Planned
Development.
(2) Building envelopes shall be configured to minimize the loss of, and damage to, Environmentally
Sensitive Areas located on the subject property.
(3) All residential units shall be grouped into clusters, in accordance with the following:
a) Each cluster shall contain not less than three dwelling units, and not more than 10 single-family
detached dwelling units nor more than 20 of all other types of dwelling units.
b) To the extent practicable, residential clusters shall be located so as to (i) minimize negative impacts
on the natural and cultural resources on the site, (ii) minimize conflicts between incompatible uses,
(iii) minimize disturbance to Environmentally Sensitive Areas, and (iv) protect existing historic
buildings and landscapes.
The building clustering requirements set forth above are not applicable to the proposed
development. No new roadways are proposed by the applicant and there are no
environmentally sensitive features present to be preserved through clustering.
(E)
Location of Structures. All structures to be located within the Planned Development shall (1) be
related harmoniously to the terrain and to existing structures in the vicinity of the subject property, and (2) have
a visual relationship to existing nearby structures;
The proposed four story apartment building is located within the RO-High Density
Residential and Office zoning district, which is one of the City’s districts located
immediately adjacent to the greatest concentration of commercial, transportation and
cultural facilities and has allowed the most intense and transit oriented multifamily
development in the City.
The proposed structure matches the existing development in the block, such as the four
story condominium building on the south. The proposed development does not exceed the
density and height regulations for the RO high Density Residential /Office zoning district.
(F)
Environmental Quality and Responsible Design. The Planned Development shall be consistent with
the City of Highland Park Environmental Policy and with the City of Highland Park Checklist for
Environmentally Responsible Design and Construction. The applicant may demonstrate consistency with
standards established for site design and building construction practices by referencing known sustainable
development and green architecture rating systems.
The applicant will address these design issues during the public hearing.
(G)
Preservation of Landscapes. The landscapes within the Planned Development shall be preserved in
their natural states, insofar as practicable, by minimizing tree and soil removal. All proposed grade changes
shall be consistent with the general appearance of neighboring developed areas.
Much of the area that is subject to redevelopment under this proposal is impervious surface
covered with building and pavement. The proposed landscape plan calls for the installation
of 7 crabapples along the south of the property and a Clump Maple tree in conjunction
with redevelopment of this property. This will satisfy the tree replacement requirement that
will result from the demolition and regrading of the existing structure. The applicant is
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(H)
Schools, Parks, and Public Facilities. The Planned Development shall not impose an undue burden
on parks, recreational areas, schools, or other public facilities that serve or are proposed to serve the Planned
Development.
The proposed multi-family development project would replace the existing four-unit
apartment building on the property with a three-unit building. No undue burden on parks,
recreations areas, schools, or other public facilities is expected in connection with the
proposed development.
(I)
Relationship and Connection to Adjoining Land. The Planned Development shall not be designed
as an enclave separate from adjacent properties, unless existing development patterns, natural features, and/or
topographic conditions prevent vehicular or pedestrian access connections to adjacent properties. In order to
achieve connectivity to adjoining land, all lots, streets, sidewalks and/or paths within a Planned Development
shall be designed, to the extent practicable, to allow for the continuation of such existing or proposed features
to adjoining areas. New streets, sidewalks, and/or paths located within a proposed Planned Development shall
be constructed and installed to the boundaries of the proposed Planned Development if the City Council
determines, in its sole discretion, that the proposed Planned Development adjoins land with the potential of
being subdivided or re-subdivided.
The proposed development exists within an already-developed area that is accessible by
pedestrians to many community features including public transportation facilities and
schools.
(J)
Setbacks from the Periphery of the Planned Development. The required front, rear, and side yards
along the periphery of the Planned Development shall be of a size not less than the greater of (1) the minimum
front, rear, and side yard requirements of the underlying Zoning District in which the Planned Development is
located, and (2) the minimum front, rear, and side yard requirements of the adjacent Zoning District.
The proposed development does not meet the minimum side yard requirements of ten feet
for RO – High Density Residential/Office zoning district on north of the property, as the
proposed building is encroaching four-feet into the ten feet required side yard setback on
the north.
(K)
Upper-store Building Design. Stories of new building and additions to existing buildings that exceed
the maximum non-planned development height for the RO, B4-4, B4-5, B4-6 or B5 Zoning Districts, as
established in Sections 150.704(A) and 150.705(A) of this Chapter, must be designed to reduce the apparent
overall bulk of the building by providing or incorporating all of the following features and considerations
This standard does not apply to the proposed development as it meets the applicable
building height requirements.
(L)
Functional and Mechanical Features. Exposed storage areas, trash containers, recycling container
space, exposed machinery installations, service areas, truck loading areas, utility buildings and structures, and
similar accessory areas and structures shall be (1) identified on the site plan required pursuant to Section
150.525(A)(9) of this Chapter, (2) incorporated into common areas of the development, (3) made as unobtrusive
as possible, and (4) designed, landscaped, and screened in accordance with the requirements set forth in Article
XXII of this Chapter and of Chapter 176 of the Code.
All trash collection and storage areas are located within the building on site. The roof plan
indicates that the roof-mounted mechanical equipment will be screened by the extended
parapet along First Street.
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(M)
Distance between Buildings. The minimum horizontal distance between any two new buildings to be
located on the subject property, or between any new building and an existing building (including building
appurtenances), shall be not less than 15 feet; provided, however, that this Section 150.520(L) shall not apply
to buildings that (1) share a common wall, and (2) have individual entrances and exits.
This standard does not apply as the proposed development consists of a single building.
(N)
Surface Water Drainage. In accordance with the storm water management regulations set forth in
Article XVIII of this Chapter, surface drainage systems serving the subject property shall be designed to prevent
surface waters from adversely affecting neighboring properties or the public storm water drainage system.
Surface water in all paved areas shall be collected at intervals so as to prevent obstruction of the flow of
vehicular or pedestrian traffic. The design of the storm water management system shall enhance natural storm
water storage areas such as high-quality aquatic resources and regulatory floodplains, and may incorporate
natural storm water management techniques commonly referred to as low impact development techniques or
best management practices.
The proposed development will result in a net increase of 2,320 square feet of impervious
surface. The Engineering Division has reviewed the submitted plans and determined that
no additional storm water detention is required. There are no wetlands or floodplain areas
on the property.
(O)
Ingress to and egress from the Planned Development shall be designed to (1) promote safe vehicular
movements, (2) minimize traffic congestion in the public streets outside the Planned Development, and (3)
facilitate the free flow of vehicular and pedestrian traffic within the Planned Development.
The pedestrian ingress/egress to the Planned Development is proposed through the front,
from the First Street. The main vehicular access/ingress to the garage parking is from the
alley at the rear of the proposed building with a thirty-six foot wide driveway. The building
will have a separate garage door at the rear of the building for each of the three dwelling
units. No dedicated guest spaces have been proposed for this development, though the
empty access drives behind the garage doors may serve this purpose in a functional
capacity and help substantiate a request for relief..
(P)
Streets, Alleys, and Public Ways. The streets, alleys, and other public and private traffic thoroughfares
located within the Planned Development shall conform to the applicable requirements set forth in Section
151.004 of the Subdivision Ordinance, as may be modified upon the recommendation of the Director of Public
Works and the approval by the City Council. The City Council may, in its sole discretion, require that streets
located within the Planned Development be stubbed in order to provide for future connections to adjacent
developments.
This standard does not apply to the proposed development as no thoroughfares and no
subdivision is proposed.
(Q)

Common Ownership or Control.

(1) During Development. During the development process and until such time that the development is
turned over to an owners’ association or equivalent entity, all common areas within buildings, common
open space, landscaping, exterior maintenance areas, and all other exterior aspects of the development
located within the proposed Planned Development shall be on a tract or tracts of land under common
ownership or control.
The 1702 First Street property is currently owned by Dimitriou 2nd Street, LLC, and the
land will be under the same ownership until the condo declaration is recorded. Thereafter,
condo units will be sold to individuals.
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(2) Upon Completion of Development. The owners’ association or equivalent entity, upon its
establishment, shall be responsible for all obligations set forth in (a) the ordinance approving the Planned
Development, adopted pursuant to Section 150.540(C) of this Article, (b) any associated development
agreement pertinent to the Planned Development, and (c) the declaration of covenants, or similar recorded
document, establishing the owners’ association or equivalent entity.
The proposed Condo Association will be responsible for all applicable obligations upon
its creation subsequent to the completion of the development.

PLAN & DESIGN COMMISSION CONSIDERATION:
The applicant is requesting concurrent preliminary and final consideration of a proposed Planned Development.
The process for consideration of a Planned Development requires Plan & Design Commission review of the
proposed development at a public hearing, and the forwarding of a recommendation to the City Council upon
making findings that the proposed development satisfies the standards set forth in Article V (Planned
Developments) of the Zoning Code.
Per Section 150.530(H)(3), the Plan & Design Commission must make findings of fact that the proposed
development:
a) That the Planned Development conforms to the goals and objectives of the Master Plan, and to the
standards and requirements of this Article, including, without limitation, Section 150.520 of this
Article; and
*
*
*
c) That the Planned Development provides a public benefit, if required pursuant to Section 150.515 of
this Article.
RECOMMENDATION:
Staff recommends that the Plan & Design Commission continue public hearing #16-11-PUD-009, consider the
applicant’s revised application materials, receive public comment, evaluate the requested modifications relative
to the applicable standards in the Code, and deliberate on the proposed plan of development.
If appropriate, the Commission can direct staff to draft Findings of Fact recommending approval or denial of
the proposed development. Conditions of approval may be included as part of the direction to draft Findings.

ATTACHMENTS:
• Project Narrative Letters & Public Benefit Proposal
• Architectural Plans
• Civil Engineering Plans / ALTA Survey
• Landscape Plan
• Site Design/Building Renderings
• Exterior Lighting Specification Sheets
• Department Review Comments and Applicant’s Response
• Public Comment Received Via Email (2 letters)
• RFPDCA for the February 21, 2017 consideration of this item
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From:
To:
Subject:
Date:

Ruth Freer
Cross, Andy
Continued concern about proposed development on First Street
Monday, March 20, 2017 11:42:57 AM

i cannot attend the meeting on March 21, but ask you to extend my continued concern about this project to the
members of the committee. The placement of this building, which is in line with downtown urban guidelines, does
not make sense for the portion of First Street which is the RO zone. I urge the committee to reconsider and list the
following disadvantages to placement of this building so close to the sidewalk:
1. Line of sight issues for cars coming from Sheridan Square
2. Setting a standard that would encourage future developments to place their buildings too close to the sidewalk
3. Current parking already poses dangers :
        It is insufficient
        The parking that exists blocks visibility
4. Lack of a pick up/drop off cutout under this plan would further disrupt parking
5. Addition of a cutout, added to the placement of the building as planned, would result in
                making the current parking problems worse
                installing excessive amounts of concrete, as opposed to grass and trees
6. Traffic is already a problem, so making decreasing visibility would only make this worse
7. Pedestrians are already a problem, especially when trains come and go and during the Ravinia season. This
would make it even worse
8. This building would be out of touch with the rest of the neighborhood—we are residential, not downtown
9. The back of the proposed building, with its tandem parking and outside parking pad, would make an already
crowded alley even worse
Please send copies of this email to the members of the committee. One of my neighbors may ask to read it at the
meeting.
At yesterday’s candidate forum, I listened to the ideas of three incumbent members of City Council who are
running for re-election, as well as three individuals, including one member of this committee, running for the two
year term. Over and over again, these individuals talked about the city’s position on new developments. “We do
not support spot-zoning” I think this applies to this proposed development. The entire portion of First Street that is
included in the RO zone should be considered as residential and office. It is NOT part of downtown, so all the urban
guidelines used in downtown should not apply.   It is within the committee’s powers to recommend moving the
frontage of all of the development within the portion of First Street within the RO street away from the sidewalk.
Doing so would benefit the homeowners and potential renters of the buildings on the street, the drivers, the
pedestrians, the many visitors of our community who arrive by train and car, and the community at large.
Sincerely,
Ruth Freer
1660 First Street
Highland Park IL
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From:
To:
Subject:
Date:

Ruth Freer
Cross, Andy; cbernstein@sambernlaw.com
Re: 1702 First Street
Friday, February 24, 2017 11:52:15 AM

Thank you for your help with my presentation before the Commission earlier this week. The Board of Sheridan
Square will watch closely as this project moves toward action. I would appreciate being informed as to the date of
the next presentation before the Commission.
I thought of one other very important consideration regarding this project. As you may know, when the Metra
parking lot was being reconfigured several years ago, Sheridan Square appeared before City Council regarding a
proposal to remove our cutout area on First Street. Our small cutaway in front of the building is the place where
those picking up or dropping off up residents can do so safely. The council, as you might recall, needed to be
persuaded to maintain that cutout, which they did.
The proposed building would have no such provision. Any car transporting residents of that building would need to
stop and block traffic in order to allow passengers from the new building (and others like it, I presume) to enter or
depart. Many residents require assistance, which increases the time traffic would be disrupted. Should other
residential buildings using the Pedestrian Coverage model be built without provisions for pick up and drop off, the
number of disruptions and dangers would, of course, increase.
There seems to be no waiting area behind the proposed building either. In our case, the grading of the berm and the
patio block view of the alley, making it nearly impossible for residents use the alley as a pick up/drop off area. The
garages and proposed parking behind of the proposed building would pose similar obstacles.
As far as I know, this issue has not been discussed. Please let me know of your thoughts about this matter.
Should there be any updates as to information regarding the safety matters I presented, please keep me in the loop.
Ruth Freer
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Jeff Richardson
Cross, Andy
Redevelopment of 1702 First Street Highland Park
Friday, February 24, 2017 11:29:35 AM

To: Mr. Andy Cross
Senior Planner
Highland Park Plan and Design Commission
Highland Park, IL 60035
Dear Mr. Cross:
My name is Jeff Richardson , 
Board President of the Sheridan Square
Condominium Association at 1660 First Street, two doors to the south of
the subject property.
I know that you've spoken and interacted with Ruth Freer, one of our
Board Members, regarding the potential redevelopment of 1702 First
Street and she has voiced our Board's and homeowners' deep concerns
regarding the plans for this property both in conversation with you and at
the 
Plan and Design Commission meeting on February 21.
I want you to know that our Board and residents are in favor of the
redevelopment of that property and potentially other similar properties
on First Street in proximity to our Condo. We believe this will be good
for First Street and Highland Park as well. But as Ruth said, this
building, constructed with a setback of only four feet from our sidewalk,
will present a grave danger to our homeowners, sidewalk pedestrians,
and automobile traffic on First street as our residents try to exit our
driveway. Visibility is already an issue for exiting cars, contending with
traffic in both directions on First Street and pedestrians trying to cross
the street to get on and off the train. A building obstructing the line of
sight of a driver trying to exit our building is an accident waiting to
happen. Furthermore, we expect that once a building is constructed with
that setback, others, including the building directly adjacent to our north,
will follow suit making this situation even more dangerous.
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To:
Cc:
Subject:
Date:

For the reasons stated above, our Board and homeowners oppose the
construction of this building with a four foot or similar setback from the
sidewalk and ask that the Plan and Design Commission reconsider this
plan. Again, we do favor the redevelopment of the street, but must
oppose any plan that will endanger our residents. We would like to
discuss this with you further by phone or in person to help make this
work and we will make ourselves available at any place or any time.
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I know that rapid resolution is desired and so I would appreciate hearing
from you as soon as possible. Thanks for your time in this matter.

Jeffrey A Richardson
Sheridan Square Board President
Sheridan Square Condominium Association
1660 First Street
Highland Park, IL 60035
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REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
DATE REFERRED:

April 19, 2017

ORIGINATED BY:

Community Development

SUBJECT:

A Continuation of Public Hearing #16-10-PUD-007 for a Substantial
Change and Resubdivision for a Four-unit Attached Single Family
Planned Development located at 2107-2113 St Johns Avenue.

BACKGROUND & SUMMARY:
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Project Description:
Process:
Applicant/Property Owner
Legal Representative:
Site Location
Total Site Area:
Zoning:
Min. Lot Area for Multifamily Use:
Former Use:
Proposed Use:
Planning District:

Construction of New 4-Unit Attached Multi-Family Project
Planned Development
Domain 3 LLC 509 N Wolcott Avenue Chicago, IL 60622
Bronson & Kahn Max Kantor 150 Wacker Dr Chicago, IL 60606
2107-2113 St Johns Avenue
30,000 sq. ft. (0.69 acres)
RM1 Medium-to-High Density Multifamily Residential District
10,000 SF (0.23 acres)
2-unit and single family home (3-units total)
Multi-Family Residential
Central Business District

PROJECT DESCRIPTION:
Domain 3, LLC, an Illinois-based company, is proposing to amend their May 2016 approved Planned
Development. The approval was for four units: two detached and two attached multi-family dwellings.
The amendment keeps the density (four units) but changes the configuration to four attached dwelling
units. The development replaces three existing units, a duplex and a single family dwelling that will be
demolished.
This amended proposal is to build a four-unit multifamily building at 2107-2113 St Johns Avenue. Each
unit will have four bedrooms over two floors, plus a basement, and will have an attached garage with two
parking spaces. Each home will have a private ~1,120 square feet outdoor recreation area. The last unit,
2113 St Johns Avenue, will have an additional approximate 495 square feet private outdoor area. Each
unit will also have an outdoor 19’ x 27’ roof deck, on top of the attached garage.
Each proposed dwelling has a similar design and includes a basement with a recreation room, storage, and
possible bedroom; a first floor with master bedroom and bathroom, living room, family room, and
kitchen; and a second floor with two bedrooms and shared bathroom. The attached garages will be 454
square feet. In addition to providing two garage parking spaces per unit, the development will also
provide four total off-street guests spaces. Note that Section 150.407 of the Zoning Code does not allow a
cellar in any building to be used for or contain any quarters for sleeping.
Vehicle access to the off-street garage and guest spaces will be from a private access lane. Pedestrian
access from St Johns Avenue will be provided by a sidewalk connection.
PREVIOUS CONSIDERATION (UPDATED SECTION):
The Plan and Design Commission considered this application at their March 21, 2017 meeting. The
Commission heard from staff and the applicant, Mr. Peter Nicholas. The Commission had the following
comments, with staff or applicant response to Commission comment in bold):
 Resolve Fire Code comments.
o The applicant has stated in writing he will provide 13R fire sprinkler system for
each house to meet the Fire Code requirements. The applicant has also stated they
will supply “No Parking - Fire Plane” signs as required. The applicant has
responded in writing to remaining Fire Code comments and stated they will comply.
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The Fire Department has reviewed the applicant’s responses and concurs the
responses satisfy or will satisfy Fire Code comments.
The applicant’s responses to the Fire Code Comments are included as an
attachment to this report.
 Submit additional photometric information.
o The applicant has submitted additional photometric information, including exterior
light fixture information, photometric plan, and exterior lighting plan exhibit, which
are attached at the end of this report.
o The analysis and relief regarding the photometric and lighting information is
included in the “Design Review” portion of this report.
 Submit additional landscaping information. In addition, confirm plantings along the south
property line opposite the multi-family structure to the south of the project’s internal
ingress/egress lane.
o The applicant submitted a plant material schedule to supplement the previously
submitted landscape plan, and both are attached to the end of the report.
o The analysis and relief regarding the landscaping plan and schedule is included in
the “Design Review” portion of this report.
 Submit public benefit information regarding bird friendly glass screening.
o The applicant submitted a three page packet that includes information regarding
the bird friendly glass screening. The information is from CollidEscape.org. The
applicant has circled the CE Patterns - Strips, dots or shapes applied to provide
collision reduction, on page 2/2 of the packet, indicating this screening as a possible
public benefit for the project.
 Submit additional information regarding open space for the project.
o The applicant submitted a Common Open Space Exhibit that is attached to the end
of this report. The Common Open Space for this project, as defined by the Zoning
Code, is 1,138.79 square feet or 3.8%. A Planned Development requires 20%
Common Open Space.
The project has 8,150.35 square feet or 27.2% general open or green space, which
doesn’t count private areas, being the four lots for sale that will have a single family
residence, and does not count the private ingress/egress lane. The applicant is
proposing 5,222.34 square feet or 17.4% private open space, which includes the
private outdoor courtyards and Lot 4’s additional open space rear yard located
behind the last proposed home (identified as 2113 St Johns Avenue on the Common
Open Space Exhibit). In addition, the applicant is proposing four 19’x 27’ decks,
each 513 square feet, or a total of 2,052 square feet of outdoor, second floor deck
area, or 6.84%.
In addition to the Commission’s comments above, with responses, the applicant also submitted the
following additional information:
 Subdivision information
o The applicant submitted revised resubdivision plans. The revisions are not substantial and
are in response to Engineering Division comments. Engineering comments on the
revisions are attached at the end of the report - the applicant will have to comply and
make minor changes.
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 Applicant Responses to City Department Comments from the March 21 PDC Meeting
o The applicant’s responses to original City Department comments are attached in full at
the end of the report.
 Updated Department Comments for April 19 PDC Meeting
o Summarized in report and included in full at end of report.
 Site Plan:
o Includes location of trash containers
 Existing Topography and Tree Removal Plan:
o City Forestry provided review and comments on this plan, which are summarized the
report and attached in full at the end of the report.
 Grading and Drainage, Utility, and Sanitary Plans
o Engineering Division comments on these plans are summarized in the report and attached
in full at the end of the report. The applicant will have to submit HOA documents,
provide information to calculate the City’s Storm Water utility Fee, and provide
minimum 3’ separation between each water service where it taps into the City main.

SURROUNDING ZONING AND LAND USES:
The site is located within the RM1 zoning district and is surrounded by other multi-family zoning districts
and land uses, except to the east, behind the development, where the zoning is R5 Moderate Density
Single Family Residential District and the land use is single family.
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Direction
North
South
East
West

Land Use
Multi-Family Residential Building - 9 DU
Multi-Family Residential Building - 5 DU
Single Family Residential Building
Multi-Family Residential Complex (Spanish Court)

Zoning
RM1
RM1
R5
RM2 and RO

HISTORICAL BACKGROUND:
Currently, there are a duplex and a single family dwelling on the properties at 2113 and 2107 St. Johns
Avenue. Historic research confirmed the 2113 St Johns Avenue structure was built in 1910 and the 2107
St Johns Avenue structure was built in 1911. The Historic Preservation Commission (HPC) reviewed a
request for demolition permit for both properties on June 13, 2013. Neither structure was found to have
historic significance. Both can be demolished as this project moves forward.
POLICY FOR PLANNED DEVELOPMENT:
The amendments needed to change the development plan from the previous design to the four-unit
multifamily building constitute a “substantial change” to the approved Planned Unit Development. This
requires a Plan & Design Commission public hearing and approval by City Council pursuant to Section
150.545(i): “Any change for which a variation or modification from the provisions of this Chapter would
otherwise be required”. The development will require several modifications, as detailed on pages 7-8 of
this report.
After the public hearing, the Plan & Design Commission will make a recommendation to the City Council
that includes findings of fact, regarding whether the proposed development and public benefits satisfy the
standards set forth in Article V (Planned Developments) of the Zoning Code or not. The City Council has
final authority in approval of a planned development.
ALLOWABLE DENSITY
The development complies with the permitted density threshold of the RM1 zoning district.
 Minimum Lot Area for Multiple Family Use is 10,000 Square Feet
o Site is 30,000 Square Feet (Complies)
 Minimum Lot Area per Multiple Family Unit is 1 unit/2,904 Square Feet
o Permitted density on this site is 10.3 units
o Applicant proposes 4-units (complies)

IMPERVIOUS SURFACE
The amended design reduces the impervious surface within the development by 55 square feet compared
to the previously approved design. The PUD amendment will not require any on-site detention area since
the area of the proposed impervious area is less than 16,000 square feet, pursuant to Section 150.1805 of
the Watershed Development Ordinance.
New Building Footprint

9,234
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Proposed Impervious Surface
Existing Building Credited
Total Proposed Impervious Provided
Total Maximum Allowable Impervious

10,017
-4,900
14,371
16,000

PROPOSED MODIFICATION TO PLANNED DEVELOPMENT:
The Plan and Design Commission may recall that initially the applicant was planning to develop the site
with two attached and two detached single family residences. Domain 3 is currently seeking to amend the
May 2016 Planned Development by converting the design to a single four-unit multifamily building.
RM1 Zoning
District
Requirements

Lot Width
Density

Yards

Height
Bulk
PUD

Subdivision

Development Details /
Specifications

Zoning Relief Required

Approved
Plans
100’
30,000 Sq. Ft.

Amended Plans

Minimum Lot Width
Minimum Lot Area
for Multiple Family
Use

50’
10,000 Sq. ft.

Amended
Plan
100’
30,000 Sq. Ft

Minimum Lot Area
per Multiple Family
Unit
Minimum Front Yard
Minimum Side Yard
Minimum Rear Yard
Maximum Height of
Principal Structure
Maximum Lot
Coverage
Common Open Space
Distance between
Buildings
Lot Standard Design Shape, Size, Width
and Depth

2,904 Sq. Ft.
(10.3 allowed)

4-units
proposed

4-units
proposed

None

Approved
Plans
None
Two
Detached
and Two
Attached
Single
Family
None

25'
10'
30’
35'

27'
13’
25'
21'-10"

27’
10’
25'
25'-1"

None
None
YES
None

None
None
None
None

33%

30.7%

35%

None

YES

20%
15'

3.8%
N/A

15%
11'

YES
None

YES
YES

YES

YES

None
Four-unit
Multiple-Family

As the table above shows, the bulk and subdivision relief needed for the amended plans is limited to three
items:
(1) subdivision request,
(2) Common Open Space, and
(3) Minimum Rear Yard requirement.
All other components of the revised plans conform to the bulk and density standards in the RM1 zoning
district and subdivision standards. Please note that relief from other Zoning Code requirements is
documented in the following Modification Section.
REQUESTED MODIFICATIONS & PUBLIC BENEFIT:
Per Section 150.510 of the Zoning Code, the Plan and Design Commission may recommend, and the City
Council may approve, modifications to the provisions of Chapter 150 (Zoning Code), Article XXIII
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Downtown Form and Design and Chapter 93 (Streets and Sidewalks) of the Code, as they apply to, and in
conjunction with the approval of, a proposed Planned Development. However, per Section 150.515, a
public benefit is required if relief from any of the articles of code above is requested.
Requested Modifications - UPDATED
Under the current proposal, the applicant is requesting modifications to the following:
1. Rear Yard Modification: A modification from Section 150.520(J) of the Highland Park Code
which requires the requirement rear yard along the periphery of the Planned Development shall
be of a size not less than the greater of (1) the minimum rear yard requirements of the underlying
zoning district in which the Planned Development is located, and (2) the minimum rear yard
requirements of the adjacent zoning district. The rear yard of the development is adjacent to the
R5 district, which requires a greater rear yard requirement of 30 feet. The applicant is proposing a
25 feet rear yard.
2. Common Open Space Modification: A modification from Section 150.520(R)(2) of the
Highland Park which requires at least 20% of lot area as a Common Open Space under Planned
Development regulations. This equates to 6,000 SF on the 30,000 SF development site. The
proposed development provides 1,138.79 square feet of common open space, or 3.8%. The
“Previous Consideration” section of this report at the beginning details the applicant’s open space
proposal.
3. Vehicular Use Area Landscaping Modification: A modification from Section 150.2220(A)(2)
Vehicular Use Area Landscaping, which requires a solid fence or wall along those portions of
all lot lines of the lot that are located within 25 feet of a Residential District and that abut a lot
used for residential purposes, which fence or wall shall be constructed to the maximum height
allowed pursuant to the provisions set forth in Chapter 173 of the Code. The applicant is
proposing a ~4-5 feet landscaped area but does not currently identify a fence.
4. Subdivision Modification: A modification from Section 151.004(A)(1), (2), (3), and (5) for lot
shape, minimum lot depth, minimum lot area and width, and relation to the street. See the
attached proposed plat of resubdivision.
5. Landscaping Modification: A modification from Section 150.2230(A) Landscape Planting
Quantities, a detailed analysis is provided later in the report in the “Design Review” section.
6. Exterior Lighting (Photometric): A modification from Section 150.605(A) Lighting, from the
High Density (Multi-Family) Residential District table, a detailed analysis is provided later in the
report in the “Design Review” section.
Public Benefit
Per Section 150.515(C)(1), all proposed public benefits shall be commensurate with all code
modifications requested and proportional to the anticipated impact of the proposed Planned Development
on adjacent properties and land uses and the community at large.
The developer has currently proposed the following public benefits:
When the PUD was previously approved, the Developer proposed to make a cash donation to the
City of $1,680, representing the estimated cost of acquisition and installation of a public bicycle
rack sufficient to accommodate not less than five bicycles at any one time, for use by the City
toward a bicycle parking structure or other transportation-related improvement. During the
October 18, 2016 Plan and Design Commission meeting the Commission, applicant, and staff
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discussed the public benefit and it was represented that the proposed public benefit for this
amendment would be same it was for the previously approved PUD. The Commission discussed
if the applicant would consider bird friendly glass as a public benefit. The applicant should
submit in writing a statement of proposed public benefit, as required by Section 150.525(11) and
Section 150.515.
UPDATED PUBLIC BENEFIT INFORMATION: The applicant has provided has provided bird
friendly screening information for the Commission’s review, a three-page handout from
CollidEscape, which details a possible strip, dot, or shape screening applied to the windows to
reduce bird collision. The applicant has provided this information to see if the Commission
supports the glass screening. With Commission support, the applicant would provide this window
screening as the public benefit. Otherwise, the applicant previously proposed cash donation
connected to a bike rack, as stated above.

DOWNTOWN DESIGN REQUIREMENTS:
The proposed development is located on street frontage identified as a “Neighborhood Frontage” in
Article XXIII of the Zoning Code, which addresses downtown design standards. However, this
development is within the RM1 zoning district. Article XXIII is only applicable to properties in the B4-4,
B4-5, B4-6, B5, and RO districts.
INCLUSIONARY ZONING:
The development does not require an affordable unit. The threshold to trigger the Inclusionary Zoning
Article is a residential development with five or more units; the development proposes only four.
TRAFFIC STUDY WAIVER:
Pursuant to Section 150.525(A)(21) of the Zoning Code, neither the Director of Community
Development nor the Director of Public Works has required a traffic impact study for the development. A
traffic impact study was not required for the previously approved PUD, and the amendment proposes the
same quantity of units.
PARKING ANALYSIS:
Under current Article VIII parking requirements for Multiple-Family in a zoning district other than RO,
B4-4, B4-5, B4-6, and B5 (the development is within the RM1), the development is required to have a
minimum of eight off-street parking spaces for the 4-units, and two guest parking spaces, though no
loading spaces are required, which results in a parking requirement of 10 spaces
The proposed site plan depicts that each house has an attached 2-car garage and there are 4-guest spaces
with two located in the front of the property and two in the rear. As part of the amended development, a
total of 12 off street parking spaces will be located on the site and this proposed number of space meets
the parking code requirements. The previously-approved Planned Development had an attached 2-car
garage for each unit and six guest parking spaces, for a total of 14 spaces.
No loading spaces are required for the proposed development since it is a development that contains 25 or
fewer dwelling units.
As proposed, the garage spaces and off-street guest spaces comply with the design standards for off-street
parking spaces found in Article VIII, as proposed spaces are a minimum of 8’-6” in width and 17’-11” in
length. The aisle width is 20’.
The design of the 2-car guest parking area within the required front yard satisfies the setback and
screening requirement of Article VIII, which requires that such parking facilities in excess of those
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required by this Chapter may be located in such front yards, but not closer than ten feet from any such lot
line adjacent to a street, if a dense landscape buffer of either all evergreen or a combination of evergreen
and deciduous trees and shrubs is installed between such parking facility and such front lot line (Section
150.805(B)(1)).
The Zoning Code requires handicapped accessible spaces for multiple family, industrial, and commercial
uses. According to Article IV and the definition of “Multiple Family” in Article II, the use of this property
is Multiple-Family. However, Article VIII calls out a category of ‘attached single family’ in the guest
space parking table. Therefore, in the context of Article VIII only, handicapped spaces are not required;
however:
 The applicant should verify with the Building Division if a handicapped accessible space will be
required.
Applicable Parking Regulation
Total Required Off-Street Parking
Total Guest Spaces
Total Loading Spaces
Total Handicapped Parking

Minimum Requirement for Proposed
Multi-Family Residential Use
8 (two spaces/unit with two or more beds)
1.6 (0.4 spaces/attached singleunit)
0
1

Proposed
8 garage spaces
4
0
0

SUBDIVISION REVIEW:
Subdivision Minimum Design Standards: The proposed subdivision requires modifications from
Section 151.004 of the City’s Subdivision Ordinance (Minimum Design Standards). The table below
shows the compliance of new proposed lots with respect to the design standards in the Subdivision Code.
In the table, “Yes” means a lot meets the Code’s lot design requirements and “No” means it does not.
Minimum Design
Standard
151.004(A)(1) Lot
shapes
151.004(A)(2)
Minimum Lot
Depth:
151.004(A)(3)a:
Minimum Lot Area
and Width:

151.004(A)(5)
Relation to Street:

Every lot to have
four sides
Minimum lot
depth of 125 feet
RM1- Minimum
Lot Area 10,000
sq. Ft
Minimum Width
50 feet
Each lot shall
have principal
frontage on a
public street

LOT "1"
Yes

LOT "2"
Yes

LOT "3"
Yes

LOT "4"
No

LOT "5"
Yes

No

No

No

No

Yes

No

No

No

No

Yes

Yes

Yes

Yes

Yes

Yes

No

No

No

No

Yes

DEPARTMENTAL REVIEW:
The applicant’s development proposal has been submitted to Highland Park Building, Engineering,
Police, Fire, and Forestry Departments for review. The full department comments are attached to this
report. However, a brief summary is below.
Page 9 of 15Packet Pg. 229

4.4

REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
Building Division & Fire Prevention Review
UPDATED: The City’s Building Division and Fire Department has reviewed the proposed plans for Fire
Prevention Review and has the following summary comments:
 The applicant will provide 13R Fire Sprinkler systems for each house and supply “No Parking Fire Lane” signs as required. This complies with Fire Code
 The applicant has submitted responses to Fire Code comments and will comply.
Engineering Division Review
UPDATED: The City’s Public Works Department has reviewed the proposed grading and drainage plans,
prepared by Bono Consulting (with revised date 01/27/2017) and approves the plans with four conditions.
The Engineering Division also provided comments regarding a required HOA, needing impervious
information to calculate the City’s Storm Water Utility Fee, and requiring a 3 feet separate between each
water service where it taps into the City Main.
The Public Works Department also made additional comments regarding the revised proposed plat of
resubdivision. The comments are minor in nature and should be addressed by the applicant. Engineering
comments are attached to this report.
Forestry Division Review
UPDATED: The City’s Forestry Division has reviewed the proposed landscape plan and states the
following:
 Sheet C-1 should be revised regarding tree preservation methods and the applicant should
respond to the comments.
 The landscape plan does not comply with tree replacement requirements, including Plant Palette
Category requirements and height or caliper requirements. The applicant should respond to the
comments.
Police Department Review
UPDATED: The applicant responded to the Police Department’s comments and will comply.
Plumbing Review
The City Plumbing Inspector has reviewed the proposed original site and building design and their
comments are attached at the end of the report. The tapping of the City Main will be done by a State
Licensed Plumber, and sanitary sewer and storm sewer will need Agreements for responsibility and
repair. The applicant must comply with the City Plumbing Inspector’s comments..
DESIGN REVIEW:
As a multiple family project involving new structures and site design, the project is subject to design
review pursuant to the standards in Chapter 176 of the City Code The standards address site and building
design, site treatments, lighting, and fences. Additional design standards related to awnings and antennas
within Chapter 176 will not apply due to the scope of the proposed development.
Section 176.205 General Design Standards.
(A) Site Plan.
(1) The site shall be planned to (a) provide a desirable transition from the streetscape, (b)
meet the parking design requirements of Article VIII of Chapter 150 of this Code, and
(c) meet the landscape planting and screening requirements of Article XXII of Chapter
150 of this Code.
The development consists of a four-unit multifamily development. The primary
entrances are visible and accessible from the primary street frontage. All the trash
collection and all storage areas are located within the buildings or private spaces onPage 10 of 15Packet Pg. 230

4.4

REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
site. Trash collection shall comply with local code, including placement of trash for
pickup on the street side. Trash receptacles are to be located within the private
courtyards, behind fence and vegetation screening.
The development requires foundation plantings around the base of the building. The
planting area must be at last five feet in depth and the species and quantity of
plantings must comply with standards established in Article 22 of the Zoning Code.
The applicant submitted information detailing the location of schedule for plant
material installation. The proposal satisfies the 3-type, 50% rule for shrubs and
shade or ornamental trees; proposed plant material is three or more types and no
one plant material is more than 50% of the total.
Section 150.2230(A) Landscape Planting Quantities, requires the following:
(1) 20 shade/ornamental trees at 60, or 60 caliper inches, minimum of 3 caliper
inches or 8’ height at installation,
(2) 12 evergreen trees, or 35 caliper inches, with a minimum of 3 caliper inches or 8’
height at installation, and
(3) 160 shrubs at 24” height at installation.
The landscaping plan and schedule provide the following:
(1) 24 shade/ornamental trees at either 6’ height or 2” caliper, not satisfying the 8’
height nor 3” caliper at installation,
(2) 98 evergreen trees at 6’ height and 36” height, not satisfying the 8’ height at
installation, and
(3) 50 shrubs at heights above 24” for some types but several types do not include
height information and use “gallon” as the measurement.

Required Quantity
Shade/Ornamental Trees
Evergreen Trees
Shrubs

Quantity Provided

Relief Needed?

13 trees/26" caliper
20 trees, or 60 caliper inches 11 trees/6' height

YES: 8' height
required

82 trees/6' Height
11.7 trees, or 35 caliper inches 16 trees/36" height

YES: 8' height
required
YES: 110 more
shrubs required

160

50

The proposed landscape plan schedule does not meet height and caliper inch
requirements. The landscape plan uses gallon measurements for size - Section
150.2230 Landscape Planting Quantities requires height or caliper inch
measurements at installation.
The applicant stated on the record at the Commission hearing on March 21st they
would provide 6’ arborvitae on the south lot line at installation and this number is
matched on the plant schedule. The Commission discussed placing the arborvitae on
the south side property line 3’ on center; however, the landscaping plan states the
arborvitae will be planted 4’ on center.
The applicant should confirm landscaping will not exceed 3’ in height within the
vision triangle adjacent to the St Johns Avenue right-of-way property line next to the
ingress/egress easement, per Section 150.808(H).
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The plant schedule does not provide enough shade/ornamental trees, evergreen trees,
nor shrubs; not enough shrubs are provided and the height and caliper requirement
is not satisfied for shade/ornamental trees and evergreen trees. See the following
Figure 2, the proposed landscape plant material schedule.
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(2) Buildings shall be oriented so that the principal entry is visible and accessible from the primary
street frontage.
The Commission can discuss if primary entrance gate is oriented appropriately to St Johns
Avenue so that it is visible and accessible.
(3) Building configurations that tend to catch and accumulate debris, leaves, dirt, trash and rubbish
shall be avoided.
(4) Service yards, storage yards, exterior work areas, and utility meters shall either be (i) screened
from view from public rights-of-way with dense planting or other materials harmonious with the
building, or (ii) otherwise be located so as not to be visible from any public rights-of-way.
(B) Site Treatment.
(1) Where natural or existing topographic patterns contribute to beauty and utility of a development,
they shall be preserved and enhanced, subject to the requirements set forth in Article XVIII of
Chapter 150 of this Code.
(2) Grades of walks, parking spaces, terraces, and other paved areas shall provide a safe and stable
surface for walking.
The Commission can review the proposed walking ways. The grade of the property is fairly flat.
(3) Sidewalks, plazas, and pedestrian pathways shall be distinguished from Vehicular Use Areas
through the use of materials, such as curbs, pavers, and brick or brushed or scored concrete, in
order to ensure pedestrian safety and comfort.
The Commission can discuss if the proposed pedestrian pathways are properly screened or
separated from the Vehicular Use Areas. The applicant has proposed the primary pedestrian
path on the north side of the units and the vehicular use area on the south side.
(4) Newly installed utility services and service revisions necessitated by a modification to an Exterior
Design Feature shall be place underground.
(C) Building Design.
(1) Building mass, scale, and lines, including roof forms, shall be designed to be harmonious with the
design of adjacent buildings.
The Commission can review the attachments the applicant submitted comparing height of the
proposed development to the multi-family buildings to the north and to the south. The
development consists of four units arranged in a line from east-to-west.
(2) Buildings shall be designed to avoid monotony with respect to roof line, windows, location and
size of principal entry, location and orientation of garage entries, and cladding material and color.
The Commission can discuss what the applicant has proposed to distinguish each separate unite
from the other.
(3) Building materials shall be durable and conducive to easy maintenance and upkeep.
(4) Mechanical or other utility equipment.
(a) Mechanical and utility equipment located on the roof or exterior of a building shall either
be: (i) screened from view from public rights-of-way with materials harmonious to the
building; or (ii) located as to not be visible from public rights-of-way or residential
zoning districts.
(b) Ground-mounted mechanical or utility equipment shall comply with the screening
requirements set forth in Article XXII of Chapter 150 of this Code.
The commission can ask the applicant if any mechanical or other utility equipment will be
visible on the roof or outside of a building, and if so, what screening is proposed.
(5) Building additions and modifications shall maintain safe access and pathways, and allow for the
functional use of spaces between buildings.
(D) Lighting.
(1) Lighting fixtures shall be of a scale and finish, and shall be mounted at a height, that are
appropriate to the building design and lighting function.
(2) Light sources shall be shielded from view from public rights-of-way and residential districts.
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(3) Light poles located within a Vehicular Use Area shall be located between parking spaces.
(4) Lighting levels and light fixture design shall meet the standards of Article VI of Chapter 150 of
this Code.
 The applicant has submitted additional photometric information, including exterior light fixture
information, photometric plan, and exterior lighting plan exhibit, which are attached at the end of
this report.
 The applicant proposes the following lighting:
o There are 33 walkway lights, Kichler, LED Shallow Shade, each about two feet in height
o There are 23 above grade 5.5 feet high wall pack lighting fixtures, Rich Brilliant Willing
Dark Sky LED Wall Sconces. Another 6 of the same type of wall pack fixtures are to be
located on the second floor outdoor deck area, 18.3 feet above grade. There are 29 total
of wall pack lighting fixtures.
o There are 20x 4” Juno LED retrofit Baffle trim downlights.
 Planning Review of Information:
o The applicant shall confirm compliance to the maximum allowed foot candles along the
north lot line. It appears the entry way lighting for each of the four units is spilling over
onto the property line and is measuring at 0.3 - 0.25 foot candles is the requirement per
Section 150.605 lighting standards.
o The applicant shall confirm compliance to minimum allowed lighting for the front two
car parking area. The minimum required lighting for parking area is 0.2 foot candles and
appears to be measured at 0.0.
o The applicant shall confirm the maximum allowed foot candles along the east lot line.
Though it appears the lighting may be 0.25 foot candles, an exact measurement is not
given at the precise location of the lot line. The closest measurements are 0.4 on the
subject property and 0.1 on the neighbor’s property to the east. The average of 0.25 foot
candles would comply.

*
*
*
(F) Fences.
Fences shall be constructed to meet the requirements of Article XXII of Chapter 150 of this Code and of
Chapter 173 of this Code.
The applicant is proposing six feet high cedar fence on the west side of the property, with gate at
the pedestrian entrance. Within the property, to delineate private property boundaries, the
applicant uses six feet high cedar fencing and six feet high masonry wall. The proposal meets the
Code, Section 173.010; however, the applicant should indicate if fencing will placed along the
north lot line. The applicant is also required to place a fence along the south lot line to screen the
vehicle use area or receive modification to this requirement.

PLAN & DESIGN COMMISSION CONSIDERATION:
The applicant is requesting concurrent preliminary and final consideration of a proposed Amendment to a
Planned Development and Resubdivision. The process for consideration of a substantial Amendment to a
Planned Development requires Plan & Design Commission review of the proposed development at a
public hearing, and the forwarding of a recommendation to the City Council upon making findings that
the proposed development satisfies the standards set forth in Article V (Planned Developments) of the
Zoning Code.
Per Section 150.530(H)(3), the Plan & Design Commission must make findings of fact that the proposed
development:
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a) That the Planned Development conforms to the goals and objectives of the Master Plan, and to
the standards and requirements of this Article, including, without limitation, Section 150.520 of
this Article; and
*

*

*

c) That the Planned Development provides a public benefit, if required pursuant to Section 150.515
of this Article.
RECOMMENDATION:
Staff recommends that the Plan & Design Commission continue public hearing #16-10-PUD-007,
consider the applicant’s submittal and revised information, receive public comment, evaluate the
requested modifications relative to the applicable standards in the Code, and deliberate on the proposed
plan of development.
Following that, if the Plan & Design Commission so desires it may consider the draft Findings of Fact
recommending City Council approval of the proposed Amendment for the project at 2107-2113 St. Johns
Avenue, and vote to forward the Findings of Fact to the City Council for final determination with or
without conditions.

Documents Attached:
Attachment 1 - Draft Findings of Fact Recommending Approval 4-19-2017PDC
Attachment 2 - Site Location Map
Attachment 3 - Project Narrative
Attachment 4 - Cover Sheet, Project Description, & Revised Zoning Review
Attachment 5 - Revised & Previously-Approved Site Plans & Site Sections
Attachment 6 - Floor & Elevation Plans
Attachment 7 - Visual Renderings
Attachment 8 - Revised Landscaping Plan & Info
Attachment 9 - Revised Photometric Information
Attachment 10 - Plat of Survey
Attachment 11 - Area Zoning Map & Site Photos
Attachment 12 - Revised Engineering Plans
Attachment 13 - Revised Plat of Resubdivision & PUD Plan
Attachment 14 - Bird Friendly Glass Information
Attachment 15 - Applicant Response to 3-21-17 Dept Comments
Attachment 16 - New Department Comments for 4-19-2017 PDC Meeting
Attachment 17 - Excerpt from 10-18-16 PDC Minutes
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For Public Hearing # 16-10-PUD-007 and Recommending City Council Approval of an Amendment to
a Planned Development with Re-subdivision for a Four Unit Attached Single Family Residences at
2107-2113 St Johns Avenue.
Pursuant to Section 150.520 of the Code, the applicant for a Planned Development must demonstrate that the
proposed Planned Development satisfies and incorporates, to the greatest extent practicable, the following site
design standards:
(A)

Protection of the Public Health, Safety, and Welfare. The uses and structures within the Planned
Development shall be compatible with one another, in that they are designed, located, and proposed to be
operated so that the public health, safety and welfare will be protected.
Findings: The Plan and Design Commission finds that the proposed development contains four
attached Single Family Residential dwellings with one type of floor plan and exterior elevation
for the structures. The development is in an area characterized by s ingle family and
m u l t i p l e family uses. The proposed houses are compatible with one another and the
surrounding properties and conform to the bulk and density regulations established within the
RM1 zoning district, in furtherance of the Master Plan.

(B)

Preservation of Environmentally Sensitive Areas.
(1) No development shall occur in any Environmentally Sensitive Area located on the subject property,
except upon approval of a modification therefore, in accordance with Section 150.510(B) of this
Article.
(2) Environmentally Sensitive Areas located on the subject property may be included as common open
space within a Planned Development, upon either (a) identification of such areas on the plat of
subdivision as a separate lot or lots, or (b) recordation by the applicant of a conservation easement
or similar restriction that ensures the preservation of such areas, in perpetuity, from future
development.
Findings: The Plan and Design Commission finds no environmentally sensitive areas are found or
included as common open space in the proposed development plan.

(C)

Historic Resources. The Planned Development shall preserve all (1) locally designated landmarks,
and (2) properties, structures, areas, objects, and landscapes determined to be historically significant
by the Historic Preservation Commission in accordance with Chapters 24 or 170 of the Code.
Findings: The Plan and Design Commission finds that no historic resources are found on
the subject property, and no demolition delay was imposed for the existing single family
homes on the site by the Historic Preservation Commission.

(D) Clustering New Development. The Planned Development shall preserve the structures, landscapes,
scenic view sheds, and other natural and historic features of the subject property, through (i)
clustering of lots or building pads, (ii) adaptive reuse of existing structures, and (iii) the protection
of designated open space from development; provided, however, that clustering of development
shall not be required upon a demonstration by the applicant, to the satisfaction of the Plan
Commission and the City Council, that there are no features on the subject property worthy of
preservation, or that those features worthy of preservation will be more effectively preserved by
not clustering development.

Attachment: Attachment 1 - Draft Findings of Fact Recommending Approval 4-19-2017PDC (2030 : 2107-2113 St Johns Avenue Planned

DRAFT FINDINGS OF FACT AS OF APRIL 19, 2017
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o

building envelopes shall be configured to minimize impacts on Environmentally
Sensitive Areas;

o

all residential units shall be grouped into clusters;

o

all clusters shall contain not less than three dwelling units and not more than 10 units;

o

Clusters shall be located to extent practicable so as to (i) minimize negative impacts on
the natural and cultural resources on the site, (ii) minimize conflicts between
incompatible uses, (iii) minimize disturbance to Environmentally Sensitive Areas, and
(iv) protect existing historic buildings and landscapes.

Findings: The Plan a n d D e s i g n Commission finds that the proposed four dwelling
units are closely placed, bei ng attached and i n one conti nuous row dow n t he
center of the property and with green spaces within the perimeter yards. There are no
environmentally sensitive features present to be preserved through clustering.
(E)

Location of Structures. All structures to be located within the Planned Development shall (1) be
related harmoniously to the terrain and to existing structures in the vicinity of the subject
property, and (2) have a visual relationship to existing nearby structures;
Findings: The Plan and Desi gn Commission finds that the proposed site plan depicts four unit
attached single family dwellings located between a two-story nine unit multifamily building on the
north and a two-story five unit multifamily building on the south. The submitted Site Section by
the applicant shows the proposed dwellings are at the same height of existing homes on adjacent lots.

(F) Environmental Quality and Responsible Design. The Planned Development shall be consistent with the City
of Highland Park Environmental Policy and with the City of Highland Park Checklist for Environmentally
Responsible Design and Construction. The applicant may demonstrate consistency with standards
established for site design and building construction practices by referencing known sustainable
development and green architecture rating systems.
Finding: The Plan and Design Commission finds that the proposed development is consistent with
the site location characteristics. The development will have white reflective roofs, spray foam
insulation, high efficiency appliances and HVAC, and an option for solar power. Further, it is
located within walkable distance from Highland Park train station, and close proximity to other
public transportation.
(G) Preservation of Landscapes. The landscapes within the Planned Development shall be preserved in their
natural states, insofar as practicable, by minimizing tree and soil removal. All proposed grade changes
shall be consistent with the general appearance of neighboring developed areas.
Findings: The Plan and Design Commission finds that the proposed development has
minimized tree and soil removal to the extent practicable. However, new trees and other
plantings will be planted consistent with the proposed landscape plan.
(H)

Schools, Parks, and Public Facilities. The Planned Development shall not impose an undue burden on
parks, recreational areas, schools, or other public facilities that serve or are proposed to serve the Planned
Development.
Findings: The Plan and Design Commission finds this standard will be satisfied. The proposed
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o lots shall be configured to minimize the length of required roadways;
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development is located within the RM1 zoning district and is providing four residential units.
The proposed residential density meets the 15 DU/acre density envisioned in the zoning district
and the Highland Park Master Plan for this part of the City.
(I)

Relationship and Connection to Adjoining Land. The Planned Development shall not be designed
as an enclave separate from adjacent properties, unless existing development patterns, natural
features, and/or topographic conditions prevent vehicular or pedestrian access connections to
adjacent properties. In order to achieve connectivity to adjoining land, all lots, streets, sidewalks
and/or paths within a Planned Development shall be designed, to the extent practicable, to allow for
the continuation of such existing or proposed features to adjoining areas. New streets, sidewalks,
and/or paths located within a proposed Planned Development shall be constructed and installed to
the boundaries of the proposed Planned Development if the City Council determines, in its sole
discretion, that the proposed Planned Development adjoins land with the potential of being
subdivided or resubdivided.
Findings: The Plan and Design Commission finds that the proposed development exists
within a developed area that is accessible by pedestrians to many community features
including public transportation facilities and schools.

(J) Setbacks from the Periphery of the Planned Development. The required front, rear, and side yards along the
periphery of the Planned Development shall be of a size not less than the greater of (1) the minimum front,
rear, and side yard requirements of the underlying Zoning District in which the Planned Development is
located, and (2) the minimum front, rear, and side yard requirements of the adjacent Zoning District.
Findings: The Plan and Design Commission finds that the proposed development requires
relief for the rear setback. A 30 feet rear yard setback is required and the applicant proposes
25 feet, an encroachment of five feet. The Plan Commission recommends approval of this
modification; the proposed setback of 25 feet is compatible with the neighborhood and the
applicant proposes sufficient plant material screening.
(K)

Functional and Mechanical Features. Exposed storage areas, trash containers, recycling container
space, exposed machinery installations, service areas, truck loading areas, utility buildings and
structures, and similar accessory areas and structures shall be (1) identified on the site plan required
pursuant to Section 150.525(A)(9) of this Chapter, (2) incorporated into common areas of
the
development, (3) made as unobtrusive as possible, and (4) designed, landscaped, and screened in
accordance with the requirements set forth in Article XXII of this Chapter and of Chapter 176 of the
Code.
Findings: The Plan and Design Commission finds that the proposed development meets this standard.

(L)

Distance Between Buildings. The minimum horizontal distance between any two new buildings to
be located on the subject property, or between any new building and an existing building (including
building appurtenances), shall be not less than 15 feet; provided, however, that this Section
150.520(L) shall not apply to buildings that (1) share a common wall, and (2) have individual
entrances and exits.
Findings: The Plan and Design Commission finds that this section does not apply, the
proposed attached single family residences share a common wall and have individual
entrances and exits.

(M)

Surface Water Drainage. In accordance with the stormwater management regulations set forth in
Article XVIII of this Chapter, surface drainage systems serving the subject property shall be
Page 3 of 9
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designed to prevent surface waters from adversely affecting neighboring properties or the public
stormwater drainage system. Surface water in all paved areas shall be collected at intervals so as to
prevent obstruction of the flow of vehicular or pedestrian traffic. The design of the stormwater
management system shall enhance natural stormwater storage areas such as high-quality aquatic
resources and regulatory floodplains, and may incorporate natural stormwater management
techniques commonly referred to as low impact development techniques or best management
practices.
Finding: The Plan a n d D e s i g n Commission finds that the proposed development is
designed with an adequate storm water management system. The proposed impervious
surface of the development does not exceed the allowable threshold of 16,000 and no
additional stormwater management system is required for the proposed development.
New Building Footprint
Proposed Impervious Surface
Existing Building Credited
Total Proposed Impervious Provided
Total Maximum Allowable Impervious

9,234
10,017
-4,900
14,371
16,000

(N) Ingress to and egress from the Planned Development shall be designed to (1) promote safe vehicular
movements, (2) minimize traffic congestion in the public streets outside the Planned Development, and (3)
facilitate the free flow of vehicular and pedestrian traffic within the Planned Development.
Finding: The Plan and Design Commission finds that the proposed development meets this
requirement and a traffic study is not being required to be submitted. The new development
proposes replacement of two existing dwellings on the site with four single family residences, and a
negligible change to traffic impact is expected.
(O) Streets, Alleys, and Public Ways: Streets located within the Planned Development meet the standards of the
Subdivision Ordinance as may be modified by the Director of Public Works by approval of the City
Council.
Finding: The Plan and Design Commission finds that this standard is not applicable to the proposed
development, as no new streets, alleys, or Public Ways are proposed. Vehicular and Pedestrian
ingress/egress to the Planned Development is proposed via connection to St Johns Avenue on the west
side of the property. The proposed four dwellings are placed next to (on the north side) of a 20’ wide
private lane.
(P)

Common Ownership or Control:
(1)

During Development. During the development process and until such time that the
development is turned over to an owners’ association or equivalent entity, all common
areas within buildings, common open space, landscaping, exterior maintenance areas,
and all other exterior aspects of the development located within the proposed Planned
Development shall be on a tract or tracts of land under common ownership or control.

Finding: The Plan and Design Commission finds that the developer will sell the four lots as a
first-come-first- serve basis, and the common area will be turned over to a homeowner’s
association. Prior to turnover to the association, the Developer will own and control the
common areas.
(2)
Upon Completion of Development. The owners’ association or equivalent entity, upon
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its establishment, shall be responsible for all obligations set forth in (a) the ordinance
approving the Planned Development, adopted pursuant to Section 150.540(C) of this
Article, (b) any associated development agreement pertinent to the Planned
Development, and (c) the declaration of covenants, or similar recorded document,
establishing the owners’ association or equivalent entity.
Finding: The Plan and Design Commission finds that upon completion of the proposed
development Lots 1, 2, 3 and 4 will have four individual owners and Lot 5 will contain areas
commonly owned and maintained by the four homeowners as shown on the PUD Plan
provided by the applicant.
(Q)

Additional Standards for Residential Planned Developments
(1) Residential Density.
… the residential density of the Planned Development shall not exceed in number the maximum
number of dwelling units that could be achieved through a conventional subdivision of the site, as
demonstrated by the subdivision sketch plan described in, and required pursuant to, Section
150.525(A)(8) of this Article.
Finding: The Plan a n d D e s i g n Commission finds that the proposed development meets
this standard. The subject property is presently zoned RM1. Under the current land use
regulations for RM1 zoning district, the applicant could re-subdivide to a single lot and
develop four multi-family units in a single building with parking spaces by-right. The proposed
plan has re-arranged the four units into four attached a single-family units in without
communicating doors, windows, or openings.
(2) Common Open Space. Planned Developments located in any Residential District shall comply
with the following additional standards:
a) Planned Developments in residential districts must contain at least 20 percent common open space.
Findings: The Plan and Design Commission finds that the applicant proposes to provide 1,138.79
square feet or 3.8% common open space. The applicant has requested a modification to this
requirement, and the Plan Commission recommends approval of the modification; the applicant is
providing 8,150.35 (27.2%) square feet of total open or green space and 5,222.34 (17.4%) of private
open space. Each dwelling will have a 19’ x 27’ (2,052 square feet) outdoor deck above the garage.
b) In a Multiple Family Residential District, a minimum of 100 square feet of open space per dwelling
unit shall be provided within one or more sitting areas, plazas, recreational spaces or other areas for
gathering by residents of the Planned Development. The open space provided pursuant to this Section
150.520(Q)(2)(b) shall be in addition to, and not in lieu of, the required yards within the applicable
Zoning District.


The proposed buildings are single-family buildings and are not subject to the above standard,
However the development Site Plan and the narratives provided by the applicant indicate that
in addition to the common open space there are private patios and courtyards provided to each
unit.

c) The common open space must be accessible from every dwelling unit located within the
Planned Development, either via (i) direct access, or (ii) the granting of a permanent easement
for convenient access to the common open space.
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d) No recreational facilities shall be permitted within any area designated as common open space,
except those that are graphically depicted in the Final Development Plan approved by the City
Council in accordance with Section 150.540(C) of this Article.
e) No proposed area on a site plan may be accepted as common open space unless its character
and quality have been approved by the Plan Commission. When making its determination, the
Plan Commission shall give consideration to the following standards:
i. The size and character of the structures to be constructed within the proposed
Planned Development;
ii. The character of surrounding developments;
iii. The topography and existing amenities of the proposed open space area, including
trees, ground cover and other natural features, and particularly as set forth in
Article XXII of this Chapter and Chapter 176 of the Code;
iv. The manner in which the proposed open space area is to be improved and
maintained for recreational purposes; and
v. The existence of public parks or other public recreational facilities in the vicinity
of and the relationship to, the proposed open space.
f) All portions of the subject property to be preserved as common open space must be conveyed,
in a manner acceptable to the City Council and the Corporation Counsel, to a park district,
school district, or other public agency, or to a private association or similar organization
formed by a condominium agreement, townhouse declaration, indenture, restrictive covenant
or other binding agreement.


Developer will establish a Homeowner Association for management of Common Open Space
and Common Areas.
g) The applicant shall submit a management plan for restoration and long-term management of
the common open space.



The applicant will provide a Declaration of Covenant, Conditions, and Restrictions which shall
address management of the common open space areas.

Pursuant to Section 150.530(D)(2), the Plan Commission shall not recommend approval of a proposed Planned
Development and Preliminary Development Plan except upon making all findings of fact required pursuant to
Section 150.1404 of the Zoning Code, and as follows:
(D) Subdivision Review. Applicable subdivision review under the Subdivision Ordinance shall be carried
out as an integral part of the review of a Planned Development application pursuant to this Article, in
accordance with the following:
1) The applicant may submit subdivision applications for all or part of the subject property,
corresponding to the phases of development identified in the Preliminary Development Plan.


The Plan and Design Commission finds that the applicant has provided a plat of re-subdivision for
the proposed five lots.
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2) In the event of a conflict between the provisions of this Chapter and of the Subdivision Ordinance, the
more restrictive or detailed requirements control, unless specifically waived or altered by the City
Council upon recommendation of the Plan and Design Commission. (Ord. 59-15, passed 6/8/15)


The Plan and Design Commission finds that the Planned Development will require modifications to
the regulations of Chapter 151.004 of Subdivision Code which regulates the minimum design
standards requirements of subdivision lots.


A modification from Sections 151.004(A)(1), (2), (3), and (5) for lot shape, minimum lot
depth, minimum lot area and width, and relation to the street. See the attached proposed
plat of resubdivision.

3) The internal roadway system located within the subject property, and the construction of bonded public
or private improvements thereon, must comply with the requirements and standards set forth in the
Subdivision Ordinance and in Chapter 93 of the Code. The City Council may permit such changes or
alterations of such standards as are consistent with the spirit and intent of this Article, upon approval
of a variation in accordance with the applicable provisions set forth in the Subdivision Ordinance and
in Chapter 93 of the Code.


The Plan and Design Commission finds that the proposed development does not include any of these
components and, as a result, this standard does not apply.

SPECIAL USE APPROVAL PROCESS
Section 150.1404 of the Zoning Code (Special Uses) outlines the following discretionary standards for Plan
Commission consideration of a Planned Development as a Special Use:
(A) The Plan Commission or the City Council, as the case may be, shall not recommend or grant a special
use permit be issued unless it shall make findings of fact based upon evidence presented at the hearing in any
given case that:
(1) The special use will serve the public convenience at the location of the subject property; or 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;
Finding: The Plan and Design Commission finds that the proposed development meets the
requirements of the RM1 Multiple Family Residential zoning district with acceptable
modifications and will not be detrimental to or endanger the public health, safety, morals, comfort
or general welfare. The Plan Commission further finds that the proposed development will result
in the redevelopment of four attached single family units and the removal of the existing structures
on the site built in 1910s,
(2) The location and size of the special use, the nature and intensity of the operation involved in or
conducted in connection with the special use, the size of the subject property in relation to such special
use, and the location of the site with respect to streets giving access to it, shall be such that it will be
in harmony with the appropriate, orderly development of the zoning district in which it is located;
Finding: The Plan and Design Commission finds that the proposed development will be in harmony
with the appropriate, orderly development of the RM1 Multiple Family Residential zoning district.
The project is a redevelopment and re-subdivision of two lots into a five lots with a four single
family dwellings and a common lot and complies with density for the RM1 zoning district. The Plan
Commission finds that the redeveloped site will remove curb cuts and have one point of
ingress/egress from St Johns Avenue. Furthermore, the Plan Commission finds that the proposed

Attachment: Attachment 1 - Draft Findings of Fact Recommending Approval 4-19-2017PDC (2030 : 2107-2113 St Johns Avenue Planned

4.4.a

Page 7 of 9
Packet Pg. 242

improvements are in conformance with the area, bulk, density, and building form standards of the
Zoning Code with acceptable modifications.
(3) That the special use will not be injurious to the use and enjoyment of other property in the immediate
vicinity of the subject property for the purposes already permitted in such zoning district, nor
substantially diminish and impair the value of other property in the neighborhood;
Findings: The Plan and Design Commission finds that the proposed development constitutes
constructing four new a t t a c h e d residential dwellings by replacing two existing dilapidated
structures and improves t h e housing stock in the RM1. No claim of diminishment or impairment
of value to other property in the neighborhood was presented at the public hearing. The proposed
development is within the Central District Neighborhood Planning District and is consistent with the
City’s Master Plan for this District.
(4) The nature, location, and size of the buildings or structures involved with the establishment of the
special use will not impede, substantially hinder, or discourage the development and use of adjacent
land and buildings in accord with the regulations of the zoning district within which they are located;
Findings: The Plan and Design Commission finds that the proposed long linear four unit attached
dwellings are in the middle of existing two-story nine-unit multifamily on the north and a two-story
five unit multifamily on the south. The submitted Site Section by the applicant shows the proposed
dwellings are at the same height of existing homes on adjacent lots to exist harmoniously with
adjacent existing and future land uses, which is to the benefit of the subject property and adjoining
properties.
(5) Adequate utilities, access roads, drainage, and other necessary facilities have been or will be provided;
Findings: The City Engineer has reviewed engineering plans for the development and
provided comments. The applicant will have to comply with Engineering comments. The
Plan and Design Commission finds evidence that adequate utilities, access roads and
drainage will be provided, as well as all necessary approvals from the North Shore Sanitary
District other agencies as required.
(6) Parking areas of adequate size for the special use shall be properly located and suitably screened from
adjoining residential uses, and the entrance and exit driveways to and from these parking areas shall
be designed to prevent traffic hazards, eliminate nuisance, and minimize traffic congestion in the
public streets;
Finding: The Plan and Design Commission finds that the proposed parking plan for the subject site
provides adequate on-site parking for the proposed use, and that no relief from the parking
requirements has been requested
(7) The special use shall in all other respects conform to the applicable regulations of the zoning district
in which it is located, except as such regulations may, in each instance, be modified as provided in this
Chapter;
Finding: The Plan a n d D e s i g n Commission finds that the proposed Planned Development
conforms to the density regulations of the RM1 Multiple Family Residential zoning district. The
applicant is obligated to propose a public benefit that is commensurate with the amount of zoning relief
requested, and the applicant has provided bird friendly window screening information, attached to the staff
report, to identify which type of screening the applicant will provide.
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(8) There is reasonable assurance that the special use will be completed and maintained as and if
authorized; and
Findings: The Plan and Design Commission finds reasonable assurance that the Planned
Development will be built to completion and maintained as authorized. The Plan Commission
finds that the location and design of four luxury a t t a c h e d single f am i l y homes are desirable
and meets the housing demands.
(9) The special use shall comply with all applicable requirements set forth in this Chapter.
Finding: The Plan a n d D e s i g n Commission finds that the proposed Planned Development
meets the requirements of the Zoning Code with acceptable modifications.
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SUBDIVISION APPLICATION
Date

February 3, 2017

Project Address

2107-2113 St. Johns Ave., Highland Park, IL 60035

Applicant

Peter Nicholas AIA
Owner
Manager, Domain 3 LLC
C/O Nicholas Design Collaborative
509 N. Wolcott Ave.
Chicago, IL 60622
312.243.7799 x26
peter@nicholasdc.com

Property Zoning

RM-1

Domain 3 LLC
509 N. Wolcott Ave.
Chicago, IL 60622
Candace Casey, Member
Estate of Cary B. Kerbel
Peter Nicholas, Member/Manager

Adjacent Property Zoning RM-1
Project Description
2107-2113 St. Johns Avenue is a 4 unit single family development which utilizes multifamily density allowed
in its current zoning district to create 4 attached single family residences within convenient walking distance
from the center of the Highland Park commercial and transportation center. The subject properties are 4
individual ownership parcels containing individual houses and associated yards along with a 5th
parcel containing common areas with shared ownership by the 4 homeowners. The proposed
project still has 4 individual properties and a property common with shared ownership, however the
configuration and size of the parcels has changed and they will have revised legal descriptions. A
simple homeowners association will be formed to manage and maintain these common areas. The project is
located between a 9 unit multifamily building to the north and a 5 unit multifamily building to the south.
These 2 story adjacent buildings are long and linear with the long edge facing toward the subject property,
with parking in the front of the properties, setting the buildings to the rear of each respective property.
In comparison to the previous scheme that we designed for this property, there are the same number (4)
of houses. The building footprint on the previous scheme was slightly over the allowed maximum footprint,
while this scheme is compliant. The amount of required common space is in compliance with the zoning
ordinance, whereas the previous scheme required significant relief. In the current lot configuration 3 of
individual lots are 4 sided whereas 2 of the 4 lots in the previous scheme were non-compliant, requiring
relief. Lot depth and lot size require relief which is the same as the previous scheme. Frontage on a public
street for 3 of the 4 houses requires relief.
This project is also long and linear with the main one story volume running in the east-west direction and the
second story bedroom level and garage volume running in the north-south direction. Pedestrian entry is
placed along the north edge of the property with vehicular access on the south edge. The main, one story
building volume is set to the minimum side setback on the north edge of the property and has a large (28’ x
40’) private courtyard oriented south. Main living and master bedroom spaces have floor to ceiling glass,
oriented to the south to take advantage of this favorable orientation. These private courtyards combine
landscape and hardscape to create useful exterior spaces which provide a seamless transition between
interior and exterior. At each unit, a 6’ high wood and steel screen wall is placed on the south edge of the
courtyard for privacy. A raised patio is located at the level of the first floor adjacent to the living room and is
large enough to accommodate exterior living or dining. From that patio, there is a stair that leads directly to
a large roof deck located above the garage. 6’ high wood and steel privacy screens are located on the
south and east sides or the roof deck. Each house has an attached 2 car garage and there are also 4 guest
spaces with 2 located in the front of the property and 2 in the rear.
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These houses are designed as a modern solution with empty nesters in mind but also for younger families.
Master bedroom suites and laundries are located on the ground floor and each home is designed to be
accessible, considering the aging in place population.
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Given the location of the property in close proximity to downtown Highland Park and its position among other
multifamily properties, offers a higher density that the typical single family property and appropriate scale as
a mediator between multifamily and single family residences nearby.
Green and sustainability features include high efficiency appliances, spray foam insulation, high efficiency
furnaces and air conditioning condensers, low water usage toilets, white reflective roof membrane and
thermo-paned low-e window glass. Correct orientation and placement of overhangs to control sun
appropriately in the summer and winter as well as placement of windows to encourage flow through
ventilation limits the use of HVAC and saves energy. Geothermal heating and air conditioning will be offered
as an option to buyers, which would significantly reduce energy usage.
It is the belief of the design and ownership team that the project will be a favorable environment for residents
and will preserve and enhance the property values of the surrounding area. It will be suitable and
compatible with the character and of the neighboring buildings, neighborhood and zoning district.
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SUBDIVISION APPLICATION
Date

February 3, 2017

Project Description

Project Address

2107-2113 St. Johns Ave., Highland Park, IL 60035

Applicant

Peter Nicholas AIA
Manager, Domain 3 LLC
C/O Nicholas Design Collaborative
509 N. Wolcott Ave.
Chicago, IL 60622
312.243.7799 x26
peter@nicholasdc.com

2107-2113 St. Johns Avenue is a 4 unit single family development which utilizes multi-family density
allowed in its current zoning district to create 4 attached single family residences within convenient
walking distance from the center of the Highland Park commercial and transportation center. The
subject properties are two contiguous 50’ x 300’ parcels which will be subdivided into 4 individual
ownership parcels containing individual houses and associated yards along with a 5th parcel containing
common areas with shared ownership by the 4 homeowners. A simple homeowners association will be
formed to manage and maintain these common areas. The project is located between a 9 unit multifamily building to the north and a 5 unit multi-family building to the south. These 2 story adjacent
buildings are long and linear with the long edge facing toward the subject property, with parking in the
front of the properties, setting the buildings to the rear of each respective property.

Owner

Domain 3 LLC
509 N. Wolcott Ave.
Chicago, IL 60622
Candace Casey, Member
Estate of Cary B. Kerbel
Peter Nicholas, Member/Manager

Property Zoning

RM-1

Adjacent Property Zoning RM-1

In comparison to the previous scheme that we designed for this property, there are the same number (4)
of houses. The building footprint on the previous scheme was slightly over the allowed maximum
footprint, while this scheme is compliant. The amount of required common space is in compliance with
the zoning ordinance, whereas the previous scheme required significant relief. In the current lot
configuration 3 of individual lots are 4 sided whereas 2 of the 4 lots in the previous scheme were noncompliant, requiring relief. Lot depth and lot size require relief which is the same as the previous
scheme. Frontage on a public street for 3 of the 4 houses requires relief.
This project is also long and linear with the main one story volume running in the east-west direction and
the second story bedroom level and garage volume running in the north-south direction. Pedestrian
entry is placed along the north edge of the property with vehicular access on the south edge. The main,
one story building volume is set to the minimum side setback on the north edge of the property and has
a large (28’ x 40’) private courtyard oriented south. Main living and master bedroom spaces have floor to
ceiling glass, oriented to the south to take advantage of this favorable orientation. These private
courtyards combine landscape and hardscape to create useful exterior spaces which provide a
seamless transition between interior and exterior. At each unit, a 6’ high wood and steel screen wall is
placed on the south edge of the courtyard for privacy. A raised patio is located at the level of the first
floor adjacent to the living room and is large enough to accommodate exterior living or dining. From that
patio, there is a stair that leads directly to a large roof deck located above the garage. 6’ high wood and
steel privacy screens are located on the south and east sides or the roof deck. Each house has an
attached 2 car garage and there are also 4 guest spaces with 2 located in the front of the property and
2 in the rear.
These houses are designed as a modern solution with empty nesters in mind but also for younger
families. Master bedroom suites and laundries are located on the ground floor and each home is
designed to be accessible, considering the aging in place population.
Given the location of the property in close proximity to downtown Highland Park and its position among
other multi-family properties, offers a higher density that the typical single family property and
appropriate scale as a mediator between multi-family and single family residences nearby.
Green and sustainability features include high efficiency appliances, spray foam insulation, high
efficiency furnaces and air conditioning condensers, low water usage toilets, white reflective roof
membrane and thermo-paned low-e window glass. Correct orientation and placement of overhangs to
control sun appropriately in the summer and winter as well as placement of windows to encourage flow
through ventilation limits the use of HVAC and saves energy. Geothermal heating and air conditioning
will be offered as an option to buyers, which would significantly reduce energy usage.
It is the belief of the design and ownership team that the project will be a favorable environment for
residents and will preserve and enhance the property values of the surrounding area. It will be suitable
and compatible with the character and of the neighboring buildings, neighborhood and zoning district.
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GWB, GYP BD GYPSUM WALL BOARD

ROOM NAME

ROOM NAME AND NUMBER

NORTH
NOT APPLICABLE
NOT IN CONTRACT
NOMINAL
NOT TO SCALE

RADIUS
REFRIGERATOR
REQUIRED
RISER
ROOM
ROUGH OPENING

NTS
Department

N
NA
NIC
NOM
NTS

RAD
REF
REQD
R
RM
RO

SYMBOL LEGEND

DRAWING TITLE

101

ROOM NUMBER

000 SF
DOOR NUMBER

101

WALL TYPE

00

WINDOW NUMBER /
CURTAIN PANEL
CEILING ELEVATION

1t

KEYNOTE
(Sheet Note)

0

PARKING TAG

00
0'-0"

EQUIPMENT NUMBER

.

RM 1

LAND USE

4 ATTACHED SINGLE FAMILY HOUSES

ZONING AMENDMENTS REQUESTED

1. 0' separation between buildings in lieu of required 15' separation between all units.
separation at common wall between 2109 and 2113 St. Johns
2. Subdivision Minimum Design Standards: Modifications from the following provisions of
Section 151.004 of the City Subdivision Ordinance (Minimum Design Standards):
· 151.004(A)(2): Minimum Lot Depth: The Ordinance requires lots to have a minimum
lot depth of 125 feet. The 4 proposed residence lots are 66' in depth.
· 151.004(A)(3)a: Minimum Lot Area and Width: The Ordinance requires lots to satisfy the
minimum lot area and width requirements of the underlying zoning district. The proposed lots have
areas and widths as follows: lots for all 4 residences are 62' x 66' and are 4,092 square feet in area.
The minimum required lot area in the RM1 District. The minimum required lot area in
the RM1 District is 7,000 square feet for single family residence.
· 151.004(A)(5) Relation to Street: The proposed Lots for (Lot 2) 2109, (Lot 3) 2111 and (Lot 4) 2113
St. Johns do not have frontage on a public street, as required by the Ordinance.

PROPERTY WIDTH
PROPERTY DEPTH
PROPERTY SQ. FT.
BASEMENT (BELOW GRADE)
FIRST FLOOR
SECOND FLOOR
SUBTOTAL FIRST AND SECOND FLOOR
HOUSE SUBTOTAL
GARAGE
BUILDING FOOTPRINT
BLDG FOOTPRINT % OF LOT AREA
FRONT SETBACK
SOUTH SIDE SETBACK (see note 2)
NORTH SIDE SETBACK (see note 2)
REAR SETBACK
BUILDING HEIGHT (see note 4)
MAXIMUM F.A.R.

AREA SF

NORTH ARROW
1

1
A101

BUILDING SECTION

WALL SECTION

1
A101

DETAIL

1
A101
1
A101

DETAIL

SIM

1
A101

SIM

EXISTING
COLUMN LINE

00

COLUMN LINE

00

FLOOR FINISH

00

BASE FINISH

0

WALL FINISH

00

MISCELLANEOUS FINISH

00

CEILING FINISH

2109 St. Johns

1,697
1,852
697
2,549
4,246
454
2,306

2111 St. Johns

1,697
1,852
697
2,549
4,246
454
2,306

27'
25'-1"
13'
n/a
23'-5" (23.42')
n/a

1,697
1,852
697
2,549
4,246
454
2,306

27'
25'-1"
13'
n/a
23'-5" (23.42')
n/a

2113 St. Johns

SIM

SIM

1,697
1,852
697
2,549
4,246
454
2,306

27'
25'-1"
13'
n/a
23'-5" (23.42')
n/a

# of Spaces reqd.
2
2
2
2
2
10

PARKING
Garage Spaces
2107 St. Johns
2109 St. Johns
2111 St. Johns
2113 St. Johns
Guest Spaces
Total

02

# of Spaces provided
2
2
2
2
4
12

EXISTING
NEW

E

GAS G

E
G

G

STORM WATER SW
SEWER S

S

SW

SW
S

WATER W

W

W

BUILDING ENVELOPE
CEILING
WOOD FRAME WALL

R-VALUE
38
21

R-VALUE MIN.
38
19 OR R-13 CAVITY + R-5
INSULATED SHEATHING
15
30 (OR FILL CAVITY, MIN R-19)
10 CONTINUOUS OR 13 CAVITY
10 (R-15 FOR HEATED SLABS)
4 FEET

MASS WALL
FLOOR
BASEMENT
SLAB
SLAB DEPTH

SITE LEGEND
DARK SKY WALL SCONCE
UTILITY EASEMENT AREA

NL

23'-5" (23.42')
6,118 sf

Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
7(15-8-120)-(15-8-250)
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414
Table 6(13-60-100) pg 414

I-B, I-C, III, IV
1 hour

IV-A

1 hour
1 hour
1 hour
Ratings vary
1 hour

UL #U905

T/ L1 SUBFLOOR
NOT TO SCALE

BB
36 SF

Required in all buildings exceeding max. area in table 5(13-48-050)
Required in buildings exceeding 80 feet in height

10(13-160-040) pg 468
10(13-160-050) pg 468
10(13-160-140) pg 471
10(13-160-150) pg 471
10(13-160-160) pg.471
10(13-160-210) pg 472
10(13-160-220) pg 472
10(13-160-220) pg 472
10(13-160-250) pg 474
10(13-160-260) pg 474
10(13-160-310) pg 476
10(13-160-320) pg 476
7(15-8-140) pg 421
10(13-160-350) pg 477

Vertical and Outside types
2 min
100'
50% increase with standard sprinkler system
75'
60 persons per unit of exit width
36" Min.
44" Min.
In direction of travel
Keyless operation in direction of travel
As long as stair is wide
May be on one side only
Mezzanine stair enclosure rating not required
6'-8" minimum

Ventilation Required

12(13-172-060)(a); 12(13-172-080)(b)
pg 542
12(13-172-060)(b) pg 542

ACCESSIBILITY REQUIREMENTS
6.01
Accessible Route to Building
6.02
Accessible Parking
6.03
Automatic doors
6.04
Minimum door width
6.05
Door swing operation
6.06
Doors in series
6.07
Fully accessible restrooms
6.08
Accessible sink
6.09
Alarms

Natural light not required in any room of this facility; minimum 3
fc of artificial light required in restrooms and 10 fc in exit stairs
Natural ventilation not required throughout facility; mechanical
ventilation required in restrooms per Chapter 28(13-176)

18-11-1104
18-11-1106.1
18-11-1105.4
Illinois Accessibility Code (IAC) pg 47
Illinois Accessibility Code (IAC) pg 49
Illinois Accessibility Code (IAC) pg 48
Illinois Accessibility Code (IAC) pg 141
Illinois Accessibility Code (IAC) pg 153
Illinois Accessibility Code (IAC) pg 64

Accessible routes within the site shall be provided
>1000, 2% and 20 plus 1 for each 100 over 1000
At least one main entry door shall be fully automatic
Minimum clear width of 32" when door is open 90 degrees
Door opening force 8.5 lbf exterior / 5lbf interior
Distance between doors to be 4 ft + door width (48+36=7'-0")
Grab Bars, fixture heights, clear floor space
34" max. ht.
Minimum alarm sound levels and visual alarms required

Provided

A0.1
A0.1

X
X

A1.1, A7.1

X

A2.1

X

A2.1

X
X

A2.1
A2.1

X
X
X
X
X
X

A1.1,A9.1

frontage, sprinkler and two source water
supply increase.

X
X
X
X
X
X
X

X
X

FP Drawings sprinkler provided

A0.1
A0.1
A0.1
A0.1
A0.1
A2.1
A2.1
A2.1
A2.1
A6.1

In Compliance

A8.1

In Compliance

A8.1
X
X
X
X
X
X
X
X
X

36" min.
In Compliance
8'-0" min.
In Compliance
In Compliance
In Compliance

A2.1
A2.1
A8.1

E dwgs

C

Nicholas Design Collaborative expressly reserves
its common law copyright and other property
rights for any drawings produced for this project.
Any drawings are not to be reproduced, changed
or copied in any form or manner whatsoever, nor
are they to be assigned to any third party without
first obtaining the expressed written permission
and consent of Nicholas Design Collaborative.
Any published photographs of this buiding should
credit Nicholas Design Collaborative as its sole
designer.
NOTE: These drawings may have been
reproduced at a size different from the one
originally drawn. Owner and Architect assume no
responsibility for the use of incorrect scale.
Contractor shall verify all existing conditions prior
to proceeding with construction and immediately
notify Architect of any discrepancies or conflicts.
No. Date
Issue Description
1
03/30/2017 ZONING REVIEW

7. ARCHITECT SHOULD BE CONTACTED BY GENERAL CONTRACTOR TO VERIFY
FOUNDATION LAYOUT AND PARTITION LAYOUT PRIOR TO PROCEEDING WITH WORK.

2. CONTRACTOR TO NOTIFY ARCHITECT OF ANY DISCREPANCIES,
OMMISIONS OR CONCERNS BEFORE PROCEEDING.

8. FOR LOCATION OF SMOKE AND CARBON MONOXIDE DETECTORS SEE SHEET E2.1.
9. DO NOT SCALE DRAWINGS, DIMENSIONS GOVERN. LARGE SCALE DETAILS GOVERN
OVER SMALL SCALE PLANS, ELEVATIONS AND SECTIONS.

5. DIMENSIONS FOLLOWED BY V.I.F. ARE CONSIDERED TO BE OPEN
DIMENSIONS AND SHOULD BE WITHIN 1" TOLERANCE OF DIMENSION
SHOWN AND SUBJECT TO FIELD CONDITIONS OF DIMENSION. IF THESE
DIMENSIONS EXCEED TOLERANCE, G.C. SHOULD INFORM ARCHITECT
PRIOR TO PROCEEDING WITH WORK.

10. CONTRACTOR SHALL COORDINATE ALL TRADES IN SUCH A MANNER TO AVOID
CONFLICT OF SYSTEMS LOCATIONS.
11. MECHANICAL CONTRACTOR TO REVIEW ELECTRICAL PLANS AND COORDINATE
LOCATIONS OF DUCTWORK ACCORDINGLY.
12. PLUMBING CONTRACTOR TO REVIEW MECHANICAL AND ELECTRICAL PLANS AND
INFORM G.C. OF CONFLICTS THAT EXIST.

6. ALL DIMENSIONS ON SITE PLAN ARE FROM OUTSIDE FACE OF FINISHED
WALL TO OUTSIDE FACE OF FINISHED WALL.

13. WORK ZONE MUST BE PROTECTED BY TEMPORARY PERIMETER FENCING UNTIL
SUCH POINT THAT THE STRUCTURE CAN BE SECURED. SAID FENCING MUST BE
SECURED DURING NON-WORKING HOURS.

SHEET INDEX - 2107
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CB

LAMINATED GLASS
SCREEN, TYP.

STORM DRAIN AT RAIN
CHAIN LOCATION, TYP.

LOW VOLTAGE, TYP.
ELEC METER

WINDOW WELLS WITH
IRON GRATES, TYP.

GRASS AREA

DS, TYP.

ESCAPE LADDER, TYP.

2109

2111

2113

LANDING FOR
ACCESS DOOR

S

DN

S

S

S

2 CAR GARAGE
SLAB ON GRADE

2 CAR GARAGE
SLAB ON GRADE

2 CAR GARAGE
SLAB ON GRADE

S

S

S

UP

DN

2 CAR GARAGE
SLAB ON GRADE

GATE

DN
UP

DN

STEEL STAIR TO ROOF DECK
ABOVE GARAGE, TYP.
TRASH CONTAINER
AREA, TYP.
PLANTING BED, TYP.

S

S

ASPHALT

6' HIGH BRICK GARDEN WALL
ASPHALT

62.08'

S

ASPHALT

CB

S

S

ASPHALT

S

S

S

S

ASPHALT

S

ASPHALT

S

S

ASPHALT

HIGHLAND PARK |
MODERN
2107 - 2109 - 2111 - 2113
St. Johns Ave.
Highland Park, IL 60035

S

S

S

25.17'

S

SIDE SETBACK

S

GATE, TYP.
STEEL COLUMN, TYP.
6' HIGH PAINTED STEEL AND
COMPOSITE FENCE, TYP.

25.00'

S

S

25.00'

S

(2)
GUEST
PARKING
SPACES

3' - 0"

S

6' - 9"
CONNECT TO CITY
MAIN THROUGH 6"
CAST IRON LINE

S

S
S

2' - 0"

S

3' - 0"

S

ASPHALT

S

CONCRETE PAD, TYP.
A/C CONDENSERS, TYP.

100.00'

GRASS AREA, TYP.

S

(2)
GUEST
PARKING
SPACES

S

S
UP

DN
CONCRETE
BORDER

DN

DN
UP

S

CONCRETE
PAVERS, TYP.

DN

C.O.

S

S

DN

S

ROOF OVERHANG, TYP.

C.O.

C.O.

S

S

C.O.

These drawings were prepared under my
supervision and to the best of my knowledge
conform to the codes and ordinances of the City
of Highland Park, Illinois.
Peter Mark Nicholas, Registered Illinois Architect
No.001-012391

S

DS, TYP.

C.O.

LANDSCAPE
BUFFER

C.O.

S

C.O.

S

STORM DRAIN AT RAIN
CHAIN LOCATION, TYP.

S

C.O.

100.00'

A0.1
A0.1
A0.1

X

2
Varies
150'
NA
90 with sprinkler
36"
36" to 96"
Per Code
Per Code
Matches stair width
Both sides
Stair enclosure NR
8'-8-1/2"

CONCRETE STEP

ST. JOHNS AVE.

Minimum of 24 inches in height at time of installation.
No fewer than 3 types, no one type to exceed 50% of total.

X

1. CONTRACTOR TO VERIFY ALL EXISTING CONDITIONS PRIOR TO START
OF WORK.

G

W

W

E

G

G

2107

C.O.

ASPHALT

ASPHALT

CB

ASPHALT

COVER SHEET
AND SITE PLAN

CONCRETE BORDER, TYP.

61.92'

61.92'

62.08'

FRONT SETBACK

DRAWN BY: GSB

PROJECT NO.:

---------

300.00'

N

1

SITE PLAN

EXISTING NEIGHBORING 2 STORY BUILDING

1" = 10'-0"
0

10'

20'

30'

40'

Attachment: Attachment 4 - Cover Sheet, Project
Description, & Revised Zoning Review (2030 : 2107-2113 St Johns Avenue Planned Development)
248.00'

A0.1

4.4.d

Packet Pg. 251

DATE: 3/30/2017 6:24:01 PM
FILE: X:\Development\2107-2113 St. Johns\Drawings\REVIT\ST.JOHNS - CONCEPT 2 (2016).rvt

Minimum of 3 caliper inches or 8' height at installation.
No fewer than 3 types, no one type to exceed 50% of total.
Minimum of 3 caliper inches or 8' height at installation.

X

7(15-8-010) pg 418
7(15-8-140) pg 421
7(15-8-150) pg 421
7(15-8-140) pg 421
7(15-8-340) pg 426
7(15-8-420) pg 427
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STARTING POINT OF
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SEE ZONING ANALYSIS, SITE PLAN
SEE ZONING ANALYSIS, SITE PLAN
SEE ZONING ANALYSIS, SITE PLAN
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LINE OF ROOF
OVERHEAD
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SEE ZONING ANALYSIS, SITE PLAN

25.17'

E

W

W

G
W

CONCRETE WALKWAY

1-1/2" WATER
SERVICE, TYP.
CONNECT TO
CITY MAIN
THROUGH A 4"
LINE

SEE ZONING ANALYSIS, SITE PLAN

A0.1, A0.2

SEE ZONING ANALYSIS, SITE PLAN

X

1/2 hour (f)
1/2 hour (e)
1/2 hour (e)
1/2 hour (f)(1)

300.00'
247.67'
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SEE ZONING ANALYSIS, SITE PLAN
SEE ZONING ANALYSIS, SITE PLAN

SEE ZONING ANALYSIS, SITE PLAN
SEE ZONING ANALYSIS, SITE PLAN
SEE ZONING ANALYSIS, SITE PLAN

EXISTING NEIGHBORING 2 STORY BUILDING

ENDING POINT OF 6' HIGH
COMPOSITE FENCE
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Table 5 (13-48-030) pg 404
Table 5 (13-48-050) pg 406

4. ALL DIMENSIONS ON FLOOR PLANS ARE FROM STUD TO STUD,
FOUNDATION WALL TO FOUNDATION WALL, FOUNDATION WALL TO STUD,
U.N.O.

BA
1,666 SF

00

27.17'

200 AMP
SERVICE

01

NA
49
13
NA
NA

2. REFER TO M1.1-M3.1 FOR SIZE, TYPE, AND PERFORMANCE RATINGS OF HVAC AND WATER
HEATING EQUIPMENT

Class A-1, Single-Family Dwellings
48 Occupants

3. ALL WORK SHALL COMPLY WITH THE CURRENT VERSION OF THE
CHICAGO BUILDING CODE AND ZONING CODE.

1,666 SF
36 SF
1,703 SF
T/ L1 SUBFLOOR
1A
1,659 SF
1B
38 SF
1C
164 SF
1,861 SF
T/ L2 SUBFLOOR
2A
418 SF
2B
176 SF
2C
2 SF
2D
6 SF
602 SF
4,165 SF

PROPOSED

Class A-1, Single-Family Dwellings
125 SF/Person

SEE ZONING ANALYSIS, SITE PLAN
SEE ZONING ANALYSIS, SITE PLAN

GENERAL CONSTRUCTION NOTES

Area

BASEMENT
BA
BB

ITEM

3(13-56-020) pg 155
3(13-56-320) pg 162

9(15-16-020) pg 438
9(15-16-030) pg 438

5.02

1C
164 SF

Name

1. REQUIREMENTS FOR FENESTRATION & INSULATION @ BUILDING ENVELOPE SYSTEMS:

ELECTRIC SERVICE E

1B
38 SF

AREA SCHEDULE (F.A.R.)

DEMOLITION

U-FACTOR
.34 OR BETTER

2D
6 SF

1A
1,659 SF

SETBACK

FENESTRATION
U-FACTOR MAX.
FENESTRATION
0.35
GLAZED FENESTRATION SHGC NO REQUIREMENT

3.06
Type of Construction
3.07
1. Exterior Bearing Walls
3.08
2. Exterior -Nonbearing Walls
3.09
Outside Exposure
3.10
Inside Exposure (c)
3.11
3. Interior Bearing Walls
3.12
4. Interior Nonbearing Walls
3.13
5. Exterior Columns
3.14
6. Interior Columns
3.15
Columns Supporting Roofs Only
3.16
Other Columns
3.17
7. Beams
3.18
Beams Supporting Roofs Only
3.19
Other Beams, Girders & Trusses
3.20
8. Floor Construction
3.21
9. Roof Construction
3.22
Fire - Resistive Requirements
3.23
Fire Walls
3.24
Stairway Enclosures
3.25
Elevator Enclosures
3.26
a) Mezzanine Stair Enclosure
3.27
b) Roof System Classification
3.28
c) Interior Wall and Ceiling Finish
3.29
Fire Protection
3.30
Sprinkler Suppression
3.31
Standpipes
EXIT REQUIREMENTS
4.01
Types of Exits
4.02
Minimum Number of Exits
4.03
Travel Distance to Exits
4.04
a)Increases Permitted
4.05
b)Dead End Corridor
4.06
Capacity of Outside Exits
4.07
Minimum Width of Exit Doors
4.08
Minimum Width of Stairs
4.09
Swing of Exit Doors
4.10
Hardware
4.11
Landings
4.12
Handrails
4.13
Enclosures
4.14
Head Room
LIGHT AND VENTILATION
5.01
Light Required

T/ L2 SUBFLOOR
NOT TO SCALE
GAS

00

REQUIREMENT

16,984
1,816
9,224
30.7%
22.4% = 6,743 SF

27'
25'-1"
13'
n/a
23'-5" (23.42')
n/a

ENERGY NOTES

PROPERTY LINE

2B
176 SF

10,439
9,280
-4,900
14,819
16,000

IMPERVIOUS SURFACES
NEW BLDG FOOTPRINT
IMPERVIOUS SURFACE
EXISTING BLDG CREDITED
TOTAL NET IMPERVIOUS PROVIDED
TOTAL NET IMPERVIOUS ALLOWED (MAX)

SIM

BUILDING REQUIREMENTS
3.01
Occupancy Classification (s)
3.02
Occupancy Load
3.03
Height and Area Limitations
3.04
a)Height Limitations
3.05
b)Area Limitation

Aggregate Project
100
300
30,000

ZONING NOTES
1. 2107 AND 2113 ST. JOHNS WILL SUBDIVIDED INTO 5 PARCELS, 4 WHICH ARE OWNED BY INDIVIDUAL
HOMEOWNERS AND A 5TH PARCEL, WHICH WILL CONTAIN COMMON AREAS IS OWNED BY ALL FOUR
INDIVIDUAL HOMEOWNERS COLLECTIVELY.
2. BUILDING HEIGHT IS MEASURED TO THE TOP OF THE HIGHEST COPING OF THE FLAT ROOF.

Name
Elevation

ELEVATION

MEP ENGINEER
SUSTAINABLE ENERGY ENGINEERING GROUP INC.
5677 N. NORTHWEST HWY.
CHICAGO, IL 60646
TEL: (773) 628-7584
FAX: (773) 930-3594
2C
CONTRACTOR
2 SF
TBD
2A
418 SF

2107 St. Johns

Name
000 SF
N

REVISION

STRUCTURAL ENGINEERING
HUTTER TRANKINA ENGINEERING
TEL: (630) 513-6711
FAX: (630) 513-2925

ZONING DATA

00

AREA NAME

HOSE BIB
UNO
UNLESS NOTED OTHERWISE
HOLLOW CORE
UL
UNDERWRITER'S LABORATORY
HARDWOOD
HOLLOW METAL
VAP BAR VAPOR BARRIER
HOUR
VERT VERTICAL
HEIGHT
VIF
VERIFY IN FIELD
HEATING
HEATING, VENTILATING & AIR CONDITIONING
WC
WATER CLOSET
WH
WATER HEATER
INSUL INSULATION
WP
WATERPROOF
INT
INTERIOR
WR
WATER RESISTANT
WWF WELDED WIRE FABRIC
LAM
LAMINATE
W
WEST
L
LENGTH
WI
WIDTH
LT
LIGHT
W/
WITH
W/O
WITHOUT
WD
WOOD
LINETYPE LEGEND
WK PT WEAK POINT

ZONING DISTRICT - ADJACENT PROPS

ROOM SF

Department

HB
HC
HDWD
HM
HR
HT
HTG
HVAC

RM 1

00'-00"

SPOT ELEVATION

TELEPHONE
TELEVISION
THICK
TONGUE AND GROOVE
TOP OF
TREAD
TYPICAL

ZONING DISTRICT - SUBJECT PROPERTY

REMARKS

A0.1
A0.1

11.08'

CABINET
CARPET
CERAMIC TILE
CARBON MONOXIDE DETECTOR
COLUMN
CONCRETE
CONCRETE MASONRY UNIT
CONSTRUCTION
CONTINUOUS
CLOSET
CONTRACTOR

SYMBOL

SHEET NO.

6.04'

CAB
CPT
CT
COD
COL
CONC
CMU
CONST
CONT
CLO
CONTR

ITEM

REQUIREMENT N/A

33.85'

BETWEEN
BLOCKING
BOARD
BOTTOM
BOTTOM OF
BUILDING

MANUFACTURER
MASONRY OPENING
MATERIAL
MAXIMUM
MECHANICAL
METAL
MINIMUM
MISCELLANEOUS

2107, 2109, 2111 and 2113 St. Johns Ave. Highland Park, IL

24.03'

BTWN
BLKG
BD
BOT
B/
BLDG

MANUF
MO
MATL
MAX
MECH
MTL
MIN
MISC

ARCHITECT
NICHOLAS DESIGN COLLABORATIVE

PROJECT

25.00'

ABOVE FINISHED FLOOR
ADJACENT OR ADJUSTABLE
AIR CONDITIONER
AIR CONDITIONING CONDENSER UNIT
ALTERNATE
ALUMINUM
ARCHITECTURAL
AREA DRAIN
ATTENUATING

GENERAL BUILDING REQUIREMENTS Per Highland Park Zoning Ordinance (HPZO) 2009 Edition and International Residential Code (IRC) 2009 Edition
ITEM ISSUE
CHAPTER/ARTICLE
ORDINANCE REQUIREMENT
ACTUAL
ZONING REQUIREMENTS
1.01
Zoning District
HPZO Article VII Sec. 150.704
RM-1
RM-1
1.02
Permitted Uses
HPZO Article IV Sec. 150.400
P - SINGLE FAMILY DWELLINGS
P - SINGLE FAMILY DWELLINGS
1.03
Lot Dimensions
Minimum Avgerage Width
HPZO Article VII Sec. 150.704
50'
100'
1.04
Lot Area
HPZO Article VII Sec. 150.704
MIN. 7,000 SF FOR SINGLE FAMILY USE
30,000 SF
1.05
Density
1.06
Min. Lot Area per Single Family H HPZO Article VII Sec. 150.704
MIN. 7,000 SF FOR SINGLE FAMILY USE
30,000 SF
1.07
Maximum Floor Area Ratio
HPZO Article VII Sec. 150.704
N/A
1.08
Building Height
HPZO Article VII Sec. 150.704
35'
30'
1.09
Minimum Yards
25' MIN.
27'-2"
HPZO Article VII Sec. 150.704
1.10
Front Yard - West
20' MIN.
25'-2"
Rear Yard - East
HPZO Article VII Sec. 150.704
1.11
Side Yard - North
HPZO Article VII Sec. 150.704
13'
10' MIN.
1.12
Side Yard - South
26'-9-1/4"
10' MIN.
HPZO Article VII Sec. 150.704
1.13
1.08
Grade Elevation
1.09
Off Street Loading
HPZO Article VII Sec. 150.704
1.10
Off Street Parking
HPZO Article VII Sec. 150.704
1 space per unit
4 spaces
None
None
HPZO Article VII Sec. 150.704
1.11
Bike Parking
None
1.12
Signage
HPZO Article VII Sec. 150.704
MAX. 18"w x 18"l x 4'-0"h
LANDSCAPE REQUIREMENTS
2.01
HPZO Article XXII Sec. 150.2220
Vehicular Use Screening
Screening required for vehicular areas over 1,200 sf
2.02
Shade or Ornamental Trees
HPZO Article XXII Sec. 150.2230
3 caliper inches for every 40 linear feet of the subject lot length or
major fraction thereof (measured at the lot line).
HPZO Article XXII Sec. 150.2230
2.03
Evergreen Trees
3 caliper inches for every 60 linear feet of the subject lot length or
major fraction thereof (measured at the lot line) except for lot lines
adjacent to streets.
HPZO Article XXII Sec. 150.2230
2.04
1 for every 5 linear feet of the subject lot length or major fraction
Shrubs
thereof (measured at the lot line).
2.05
Natural Landscape Buffering
HPZO Article XXII Sec. 150.2235
Internal Landscaped area required
2.06
Ground-Mounted Mechanical
(A) All ground mounted mechanical equipment shall be screened by
HPZO Article XXII Sec. 150.2250
Equipment Screening
a solid fence, wall, or densely planted evergreen landscape planting
at a maximum height sufficient to obscure such equipment from
view from all adjacent streets and adjacent lots used for residential
purposes.
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ZONING DATA - 2107, 2109, 2111, 2113 ST. JOHNS AVENUE, HIGHLAND PARK, IL
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61' - 11"

(2) GUEST
PARKING
SPACES

62' - 1"

300' - 0"
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6' TALL CEDAR FENCE, TYP.
6' TALL MASONRY WALL
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EXTERIOR LIGHTING
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(A) RICH BRILLIANT WILLING - LEDGE LD-S1 SQUARE BLACK DARK SKY LED WALL SCONCE
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AT ENTRY FENCE GATE

(B) JUNO - 4" LED RETROFIT BAFFLE TRIM DOWNLIGHT 4RLD-927-6-WWH
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A.G. ABOVE GRADE
A.F. ABOVE FLOOR

C 2017

Date: 3/30/2017
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(A) RICH BRILLIANT WILLING - LEDGE LD-S1 SQUARE BLACK
DARK SKY LED WALL SCONCE

(B) JUNO - 4" LED RETROFIT BAFFLE TRIM DOWNLIGHT
4RLD-927-6-WWH

(C) KICHLER - LED SHALLOW SHADE - LARGE PATH BKT
15806BKT (TEXTURED BLACK)

EXTERIOR LIGHTING FIXTURES | 4C
2107 - 2109 - 2111 - 2113 St. Johns Ave.
Highland Park, IL 60035
C 2017 Nicholas Design Collaborative.

Date: 3/30/2017
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HIGHLAND PARK | MODERN
2107 - 2109 - 2111 - 2113 St. Johns Ave.
Highland Park, IL 60035
C 2017 Nicholas Design Collaborative.
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PREPARED BY

Peter Nicholas AIA
Nicholas Design Collaborative Ltd.
509 N. Wolcott Ave.
Chicago, IL 60622
312.243.7799 x26

DATE

3/30/17

PROJECT

2107, 2109, 2111 and 2113 St. Johns Ave. Highland Park, IL 60035

ZONING DISTRICT - SUBJECT PROPERTY

RM 1

ZONING DISTRICT - ADJACENT PROPERTIES

RM 1

LAND USE

4 ATTACHED SINGLE FAMILY HOUSES

REQUIRED
City of Highland Park Zoning Code / ARTICLE VI. PERFORMANCE STANDARDS / SECTION 150.605 Lighting.
Maximum Foot-Candle Level Average Foot Candles
at Property Line

Maximim Foot Candles for
Parking

Minimum Foot Candles for
Walkways

Light Source Shielding
Requirements

Maximum Light Pole Height
from Grade

High Density (Multi-Family) Residential Districts

Not to Exceed 1.5

.2 foot candles

Not Applicable

Full cutoff (5)

Not Applicable

Not Applicable

0.6 foot candles

Parking Lots

0.5 foot candles within front
yard setback. 0.25 foot
candles behind front yard
setback

All Other Lighting

PROVIDED

Maximum Exterior Fixture
Height on Accessory
Structures
15'

Maximum Fixture Height in
Trees

16'

Maximum Exterior Fixture
Height on Principal
Structures
Not Applicable

>1800 lumens per fixture
partially shielded. >3000
lumens per fixture fully
shielded (1)(7). At individual
units on upper levels >890
lumens per fixture fully
shielded

14'

Not Applicable

15'

Maximum building height
allowed (2)
= 35'-0"

Not Applicable
Not Applicable

Not Allowed
23'-5"

8'
not available
4.5 fc
0 fc

9'
not available
not available
0 fc

Parking Lots
All Other Lighting

0.4 foot candles (fc)

0 fc
Not Applicable

0 fc
Not Applicable

Not Applicable
.8 fc min

Full cutoff
compliant (see fixture table
below)

No light poles
2' high walkway fixtures

Not Applicable
Not Applicable

A - Rich Brilliant Willing Ledge
B - Juno 4" LED Retrofit Baffle Trim Downlight Retrofit
C - Kichler LED Shallow Shade - Large Path BKT

Dimensions
5"W x 5"L x 3"D
4" dia
8"W x 8"L x 23.9"H

Finish
LD-S1 Square Black
White finish
15806 - Textured Black
(Marine grade powder coat)

Housing
Cast Aluminum
Cast Aluminum
Cast Aluminum

Light Source
LED
LED
LED

Color Temp (CCT)
2700K
2700K
3000K

Power Usage
8.7 Watts
11 Watts
4 W, 5.8 VA

Volt Range
120V
120V
9V-15V AC/DC

Total Lumens & Efficacy
391 lumens, 44.41 lm/w
not available
3000K=140Lm, 3000K=35
Lm/W

FIXTURE PHOTOMETRICS
Distance from Light
A - Rich Brilliant Willing Ledge Sconce
B - Juno 4" LED Retrofit Baffle Trim Downlight Retrofit
C - Kichler LED Shallow Shade - Large Path BKT

0'
not available
not available
20.7 fc

1'
not available
not available
11.1 fc

2'
not available
not available
4.8 fc

3'
not available
not available
1.56 fc

4'
not available
17.9 fc
0.55 fc

5'
not available
not available
.33 fc

6'
not available
7.9 fc
0.11 fc

7'
not available
not available
0.06 fc

EXTERIOR LIGHTING FIXTURES

Not Allowed

10'
not available
2.9 fc
0 fc
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RM-1

2107-2109-2111-2113 ST. JOHNS
(SUBJECT PROPERTY)

RM-2
RM-1

EXHIBIT | 9

2107 - 2109 - 2111 - 2113 St. Johns Ave.
Highland Park, IL 60035
C 2016 Nicholas Design Collaborative.

Date:
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NORTH NEIGHBOR (A)

NORTH NEIGHBOR (B)

SOUTH NEIGHBOR (A)

SOUTH NEIGHBOR (B)

NORTH NEIGHBOR (C)

NORTH NEIGHBOR (D)

SOUTH NEIGHBOR (C)

SOUTH NEIGHBOR (D)

EAST NEIGHBOR

SUBJECT PROPERTY (FRONT)

SUBJECT PROPERTY (REAR)

WEST NEIGHBOR

CONTEXTUAL PHOTOGRAPHS | 10

2107 - 2109 - 2111 - 2113 St. Johns Ave.
Highland Park, IL 60035
C 2016 Nicholas Design Collaborative.
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01-27-2017
REVISIONS TO SITE PLAN
5

1018 BUSSE HIGHWAY
PARK RIDGE, IL 60068

PH : (847) 823-3300
FAX: (847) 823-3303
bbono@bonoconsulting.com

TECHNICIAN:

CIVIL ENGINEERS

12-01-2015

09-30-2015
REVISIONS PER NSWRD COMMENTS

REVISIONS PER IEPA COMMENTS
4

3
M. CHRISTEL

BC I

BONO CONSULTING, INC.

TECHNICIAN:

08-20-2015

04-22-2015
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B. BONO P.E.

ENGINEER:

N

37.

1

PERMIT DRAWINGS

36.

M. BALOW E.I.T.

SITE LOCATION MAP

ENGINEER:

30.
31.
32.
33.
34.
35.

REVISIONS TO ADDRESS VILLAGE COMMENTS AND NSSD PERMIT

REVISIONS

29.

PROJECT MANAGER:

The contractor shall have at least one copy of all applicable specifications as well as one copy of the contract
documents (Plans and Specifications) available at the job site at all times that work is in progress.
3. Should any discrepancies or conflicts on the plans, quantities or specifications be discovered by the contractor,
whether prior to awarding or after the award of the contract, the engineer's attention shall be called to the same
before work is begun thereon and so that proper corrections can be made.
4. Contract Documents and Drawings:
A. The engineer's drawings (The Plans) shall be included as part of the contract documents.
B. The contractor is required to review the soils report for the site.
C. All bidders shall carefully examine the drawings and specifications prepared for the work. They shall visit
the site of the work and acquaint themselves with all local conditions, codes, and requirements affecting the
contract. If awarded the contract, they shall not be allowed extra compensation by reason of any
unforeseen difficulties or obstacles which the bidder could have discovered or reasonably anticipated prior
to the bidding.
D. Should it appear that the work covered by the contract documents is not sufficiently detailed or explained,
an RFI form shall be submitted to the engineer for further drawings or explanations as may be necessary to
clarify the point in question prior to the contract award. It is the intention of the contract documents to
provide a job complete in every respect. The contractor is responsible for this result and to turn over the
project in complete operating condition, irrespective of whether the contract documents cover every
individual item in minute detail.
5. The local Department of Public Works and Community Development shall be notified 24 hours in advance to
schedule inspections for sidewalk, curb and gutter driveways, aprons, paving, grading, watermain, sewer main and
utility services.
6. Work shall not take place without required traffic control devices and barricades in place per the M.U.T.C.D. Any
deficiency of safety or traffic control devices shall be just cause to stop the project until such time as the deficiency
is corrected.
7.
Village streets shall not be closed without the written permission of the local Department of Engineering and
Community Development and then only after proper notification has been given to the Police and Fire
Departments.
8. The contractor shall immediately remove mud, soil or debris deposited on public streets. Failure to keep streets
clean shall be just-cause for issuance of a Stop Work Order or citation.
9. Signs located in the public right-of-way must not be removed or damaged. If a sign needs to be moved, notify the
Public Works Department.
10. Construction materials shall not be stored within the Village Right-Of-Way.
11. The owner/contractor shall be responsible for obtaining all required Federal, State, County, I.E.P.A. permits.

28.

ISSUE

The contract documents (Plans and Specifications/General Notes) shall supersede the standard specifications. If
there is a conflict between the plans and specifications, the most stringent requirement shall take precedence, as
determined by the engineer.

27.

PROJECT STAFF

Where a contradiction occurs with any part of the standard specifications, the most stringent requirement shall take
precedence, as determined by the engineer.

26.

DATE
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Attachment: Attachment 12 - Revised Engineering Plans (2030 : 2107-2113 St Johns Avenue Planned Development)
GENERAL CONSTRUCTION NOTES
1.
The construction shall be under the general inspection of the Village engineer and the owner's engineer.
2. All work shall be in accordance with the applicable sections of the following specifications:
a.
Illinois Department of Transportation (I.D.O.T.) "Standard Specifications for Road and Bridge Construction"
January 1, latest edition.
b.
"Standard Specifications for Water and Sewer Main Construction in Illinois" latest edition.
c.
"Illinois Recommended Standards for Sewage Works" as published by the I.E.P.A.
d.
"Manual on Uniform Traffic Control Devices" (M.U.T.C.D.) latest edition.
e.
The Subdivision and Development Codes and Standards of the local jurisdiction.
f.
Village of Itasca Development Standards and Specifications.
g.
"Procedures and Standards for Urban Soil Erosion and Sedimentation Control in Illinois" published by the
Association of Illinois Soil and Water Conservation Districts.

TOWNHOUSE DEVELOPMENT PLAN
SITE IMPROVEMENT PLAN
2107-2109-2111-2113 ST. JOHNS, HIGHLAND PARK

The contractor shall, at his own expense, obtain all other permits, licenses, etc., as may be required for the
execution of this work, give all necessary notices, pay all fees required, post all bonds, and comply with all laws,
ordinances, rules and regulations relating to the work and to the preservation of public health and safety.
All required insurance and/or bonds shall be provided by the contractor as may be required by the permitting
agency.
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16. The flow from any field tiles draining off-site properties shall be maintained. The contractor shall notify the
engineer if any such field tiles are encountered and shall show them on a set of as-built plans.
17. All existing utilities or improvements, including walks, curbs, pavements and parkways damaged or removed during
construction shall be promptly restored to their respective original condition.
18. All existing pavement or concrete to be removed shall be saw cut along the limits of the proposed removal.
Payment for sawing shall be included in the cost of the removal of each item.
19. The contractor is to verify all critical elevations prior to commencing work and if there are any discrepancies, is to
notify the engineer immediately. The contractor shall call to the attention of the engineer any errors or
discrepancies which may be suspected in the lines and grades which are established by the surveyor, and shall not
proceed with the work until any lines and grades which are to believed to be in error have been verified or
corrected by the engineer.
20. No holes are to be left open in the pavement or the parkway over a holiday, weekend, or after 3 p.m. on the day
preceding a holiday or weekend.
21. Any bracing, sheeting or special construction methods deemed necessary by the contractor in order to install the
proposed improvements shall be considered incidental to the cost of the project. Any additional soils data needed
to confirm the contractor's opinions of the subsoil conditions shall be done at the contractor's expense. The
contractor shall obtain the owner's written authorization to access the site to conduct a supplemental soils
investigation.
22. Whenever the performance of work is indicated on the plans, and no item is included in the contract for payment,
the work shall be considered incidental to the contract and no additional compensation will be allowed.
23. All items shown to be removed, shall be legally disposed of off-site.
24. All work performed under this contract shall be guaranteed against all defects in materials and workmanship of
whatever nature by the contractor and his surety for a minimum period of 12 months from the date of final
acceptance of the work by the Village, other applicable governmental agencies, and the owner.
25. No work shall be performed on adjacent private property without the written permission of the property owner.

26. During construction the contractor and their subcontractors shall remove from the premises, rubbish, waste
material and accumulations, and shall keep the premises clean. The contractor shall clean the premises to the
satisfaction of the owner, engineer, and Village.
27. The contractor shall have appropriate equipment, including street sweepers and end loaders available on-site at all
times when equipment or vehicles are using existing public or private pavement. The contractor shall immediately
remove any dirt, mud, clay, sediment, concrete, gravel, sand, stones, plant matter, debris, refuse, garbage, etc.
deposited on any street, sidewalk or alley by any equipment, vehicles or people associated with this project. The
contractor is responsible for complying with all Village ordinances including any and all assessments of cost that
may result. This work shall not be paid for separately, but shall be included in the cost of the work.
28. All trenching, shoring, and construction work performed shall be in accordance with O.S.H.A. Standards. The
contractor shall at all times maintain proper dust control at the site and shall have a watering truck readily available
during all working hours.
29. The contractor shall water the entire site whenever the site conditions become unhealthy due to blowing soil or
dust. The site shall be watered as many times per day as necessary to maintain a healthy work site as determined
by the owner or engineer. Water for non-emergency use shall not be obtained from any fire hydrant, unless the fire
hydrant is metered in accordance with Village requirements. The cost to furnish dust control shall be incidental to
the cost of construction.
30. The contractor must follow the requirements of the Village Specification for all pavement openings and repairs.
31. Tree removal permit is required for removal of all trees 10" diameter or greater.
32. An inspection of the top of foundation will be required prior to pouring.
33. A final inspection of grading will be required before placement of any sod.
34. All street openings shall be in accordance with IDOT standards for work within an IDOT R.O.W.
35. All retaining walls greater than 36" high need to be approved by a licensed structural engineer. Retaining wall
shop drawings to be submitted by contractor for approval.
36. Construction staking shall be provided by the contractor and shall be included in the contract price. A licensed
surveyor must stake all grading, utility and paving work.
37. Upon completion of the project, the contractor or engineer shall submit a sets of as-built engineering plan and a
grading certificate. These documents shall be submitted within thirty (30) days of final approval to the Village. The
price per this work shall be included in contractors fee.

I

No extra compensation will be allowed by the contractor for any expense incurred by complying with these
requirements or because of delays, inconvenience or interruptions in their work resulting from the failure of any
utility company to remove, relocate, reconstruct or abandon their services. The responsibility for prompt and timely
removal, relocation, reconstruction or abandonment of their facilities by all utility companies involved, and the
coordination of their own work with that of these companies to the end that work on this improvement is not
delayed because of the necessary changes in the existing utilities, public or private, shall rest upon the contractor.

AB

Before doing any work which will damage, disturb or leave unsupported or unprotected any utility lines or
appurtenances encountered, the contractor shall notify the respective owner thereof, who will make all
arrangements for relocating, adjusting, or otherwise maintaining or abandoning service on lines that fall within the
limits of the proposed construction without cost to the contractor, including the removal of all cables, manhole
covers and other appurtenances which the owner desires to salvage. After such arrangements have been made,
the contractor will proceed with the work as directed by the engineer. All utility lines and appurtenances which are
abandoned shall be removed and legally disposed of by the contractor.

2107-13 ST. JOHN'S AVENUE, HIGHLAND PARK, IL

AERIAL MAP

AERIAL MAP

The contractor will be required to cooperate with all utility companies involved in connection with the removal,
temporary relocation, reconstruction or abandonment by these companies of any and all services or facilities
owned or operated by them within the limit of this improvement.

SITE

TITLE SHEET, LEGEND, SITE LOCATION MAP, &

12. The contractor is responsible for having a set of approved engineering plans with the latest revision date on the job
site at all times during the construction period.
13. The contractor shall indemnify and save harmless the owner, Bono Consulting Inc., and their officers and
employees; the Village and their officers, employees, agents, and engineers, and from and against all losses,
claims, demands, payments, suits, actions, recoveries, and judgment of every nature and description brought or
recovered against them, by reason of any act or omission of said contractor, their agents, subcontractors or
employees, in the execution of the work or in the guarding of it.
14. The location of existing underground utilities, such as water mains, sewers, gas lines, etc., as shown on the plans,
has been determined from the best available information and is given for the convenience of the Contractor.
However, the Owner and Engineer do not assume responsibility in the event that during construction, utilities other
than those shown may be encountered and that the actual location of those which are shown may be different from
the location as shown on the plans. The contractor is to verify the location of all utilities prior to the start of work
and is responsible for damage to same. The contractor shall call J.U.L.I.E. 1-800-892-0123 and the Village public
works department for utility locates before excavating.
15. Existing utilities are shown on the plans according to information obtained from utility companies and surveys. The
owner and engineer do not guarantee the accuracy or completeness of this information. The contractor shall make
their own investigation to determine the existence, nature and location of all utility lines and appurtenances within
the limits of the improvement. The contractor shall locate all utilities far enough in advance to avoid all conflicts in
grade separation between existing utilities and proposed improvements. If the contractor encounters a conflict
between the proposed improvement and existing utility that was not located in advance by the contractor, then the
contractor shall at no cost to owner, relocate the proposed improvements and/or utility to avoid the conflict.

4 NEW SINGLE-FAMILY RESIDENCES

The contractor shall meet all of the requirements of any permits as might be issued for this work by other agencies,
and shall pay for at their sole expense any surety or bonds as may be required by the permitting agency.

EXP. 11-30-17

SCALE:

NTS

SHEET NUMBER

C-0

16.

17.
18.

This work, when approved by the owner and owner's engineer, will be measured and paid for at the contract unit
price per cubic yard in place for unsuitable soil which price shall include the removal and off-site disposal of
unsuitable soil, the additional bedding material, and all labor, materials and equipment required to perform the
work as specified.
19. The contractor shall be responsible for hiring and scheduling a qualified testing firm for all soil testing.This shall
be included in the cost of work. This includes testing for off-site disposal.
20. Contractor to install salt-tolerant grass in areas shown to be used for snow stockpiles.
21. Pavement areas to be compacted to 95% mod. proctor and 90% mod. proctor for non-pavement areas.
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Excavation shall consist of the excavation, removal, and satisfactorily disposal or placement and compaction of
all materials taken from within the site for the construction of embankments, subgrade, subbase, shoulders,
intersections, ditches, waterways, entrances, approaches and incidental work, and the removal and satisfactory
disposal of unstable and unsuitable materials and their replacement with satisfactory materials where required.
After stripping and excavating to the proposed subgrade level, as required, the building and parking areas should
be proof-rolled with a loaded, tandem-axle dump truck or similar rubber tired vehicle, loaded with at least 9 tons
per axle. Proof-rolling aids in providing a firm base for compaction of fills, and help to delineate soft, loose, or
disturbed areas that may exist below subgrade level. Proof-rolling is especially important to help evaluate the
surficial stability of existing fill soils that may be left in place below floor slabs and pavements. Soils which are
observed to rut or deflect excessively (more than 1 inch) under the moving load should either be scarified and
re-compacted with a smooth drum vibratory roller for granular soils, a sheeps foot roller for cohesive soils, or
undercut and replaced with properly compacted and documented structural fill. The proof-rolling and
undercutting activities should be observed and documented by a representative of the geotechnical engineer and
should be performed during a period of dry weather. In addition to proof-rolling, the subgrade soils should be
scarified and compacted to at least 90 percent of the Modified Proctor maximum dry density ASTM D 698 for a
depth of at least 8 inches below the surface.
Where encountered, loose sands and asphalt grindings should be re-compacted with a vibratory roller. Clay
subgrade soils can be easily disturbed by construction activities and are sensitive to moisture. Therefore, extra
care should be used to avoid disturbing these soils during construction activities. If the soils become unstable
during construction, or if near surface soft subgrade soils are encountered, it is recommended that coarse
aggregate be placed on the subgrade until a stable base for compaction of fill is achieved. Typically, 12 to 24
inches of course aggregate are required, depending in the consistency of the subgrade. the course aggregate
should consists of clean, crushed stone gravel between 1/4 and 3 inches in size. The course aggregate should
be spread in a max. of 12-inch layers and consolidated with compaction equipment until it is "locked" in place.
Topsoil excavation shall consist of the removal and stockpiling, or placing on fill slopes or placing in mounds, of
the uppermost layers of organic soil. Topsoil shall be stockpiled on the areas as shown on the plans or as
directed by the engineer.
Topsoil respread shall consist of placing a minimum of a four (4) inch layer of topsoil over the unpaved areas
within the construction limits.
4" topsoil & sod shall be placed on all disturbed areas within the right of way.
Refer to the landscape plans for additional information on ground cover & planting requirements.
Embankment shall be placed in accordance with Section 205 of the "Standard Specifications for Road and
Bridge Construction." All embankments located within structural fill areas shall be constructed to a minimum
95% of the modified proctor density (ASTM D1557). Embankments located in non-structural fill areas shall be
constructed to a minimum of 90% of the modified proctor density (ASTM D1557).
Completed grading (finished fine grade) for all proposed improvements shall be within a tolerance of plus or
minus one-tenth (0.1) feet of design subgrade elevations.
The subgrade for the proposed streets and pavement areas shall be proof-rolled by the contractor in the
presence of the Village engineer and soils engineer. Any unstable areas encountered shall be removed and
replaced as directed by the Village engineer and soils engineer. Any unstable areas shall be documented by the
soils engineer.
It shall be the responsibility of the contractor to remove from the site any and all materials and debris which
results from their construction operations at no additional expense to the owner.
When in the opinion of the soils engineer, unsuitable soil conditions are encountered within utility trenches which
require the removal of unsuitable materials below the depth of the bedding specified, the contractor shall obtain
approval by the owner and the owner's engineer prior to removing the unsuitable soils and replace the material
with granular compacted bedding material as directed by the soils engineer and the Village. The depth of the
removal and replacement shall be documented by the owner's engineer and witnessed by the contractor.
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EARTHWORK AND GRADING
1. All earthwork shall be done in accordance with the state of Illinois, "Standard Specifications for Road and Bridge
Construction," latest edition and "Supplemental Specifications and Recurring Special Provisions," latest edition.
Included in this work, but not necessarily limited to the following are: clearing, stripping and stockpiling of topsoil,
mass grading and fine grading of the site and roadways, excavation of unsuitable materials and excavation of
detention ponds, landscape mound construction, and miscellaneous topsoil respread and seeding.
2. Any earthwork summaries provided by the engineer are intended to be used as a guide for the contractor in
determining the scope of the completed project. It is the responsibility of the contractor to determine all material
quantities and appraise themselves of all site conditions. The contract price submitted by the contractor shall be
considered as lump sum for the complete project. No claims for extra work will be recognized unless
ordered in writing by the owner.
3. The initial establishment of erosion control procedures and the placement of erosion control fence, etc. shall be
installed by the contractor prior to the start of mass grading.
4. All grading operations are to be supervised and inspected by the owner's engineer or their representative. All
testing, inspection, and supervision of soil quality, unsuitable soil removal and its replacement, and other soils
related operations shall be entirely the responsibility of the soils engineer. No undercut shall be performed or
claims for extra work without authorization by the owner and documentation by the soils engineer.
5. Clearing shall consist of the removal and disposal of all obstructions such as trees, hedges, fences, walls,
accumulations of rubbish of whatever nature, and all logs, shrubs, brush, grass, weeds, and other vegetation and
stumps. These items shall be performed whenever they occur within the street right of ways, and within the
limits of construction. Trees to be saved shall be identified by the Engineer on the construction plans. All trees,
except those designated to be saved, and all stumps shall be cut and legally disposed of. Trees, stumps, and
hedges within the limits of construction shall be removed completely. Trees designated to be saved as indicated
on the plans, or as directed by the engineer, shall be protected in accordance with the procedures outlined in
Article 201.05 of the "Standard Specifications for Road and Bridge Construction."
6. Strip topsoil down to firm subbase. stockpile quantity necessary for landscaping, and remove other materials
from the site.
7.

1. INSTALL TEMPORARY CONSTRUCTION SILT FENCE FOR SEDIMENT EROSION
CONTROL DOWNGRADIENT OF THE PROPOSED WORK AREA AS SHOWN ON
THE DRAWING.
2. INSTALL TEMPORARY 6' HIGH CHAIN LINK FENCE AROUND THE PROPOSED
WORK AREA AS SHOWN ON THE DRAWING.
3. PROTECT EXISTING TREES >10" IN ACCORDANCE WITH TREE REMOVAL/
PRESERVATION ORDINANCE.
4. CALL JULIE 1-800-892-0123 BEFORE EXCAVATING.
5. ANY EXCAVATED MATERIALS SHALL BE DISPOSED IN ACCORDANCE
WITH APPLICABLE LOCAL ORDINANCES. CONTRACTOR IS RESPONSIBLE
TO REPAIR ANY DAMAGE TO EXISTING PAVEMENT OR CURB & GUTTER
6. DISCONNECT EXISTING WATER SERVICE AT MAIN PRIOR TO CONSTRUCTION.
7. DISCONNECT EXISTING SANITARY SERVICE AT MAIN PRIOR TO CONSTRUCTION.

REMOVE
NO
NO
NO
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
YES
NO
NO
NO
NO

REVISIONS

DATE

4.4.l
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SHEET NUMBER

C-1

688.40

W/W

T/F 688.60
J/L 687.97

688.10

688.40

W/W

ALL WINDOW WELLS TO BE
MIN. 2" ABOVE TOP OF
FOUNDATION

PROPOSED RESIDENCE
NO. 2107
F/F 687.80
T/F 686.67

T/F 688.90
J/L 686.67

686.50

PROPOSED RESIDENCE
NO. 2109
F/F 688.10
T/F 687.97

688.45

W/W

688.70

W/W

T/F 688.90
J/L 687.27

ALL WINDOW WELLS TO BE
MIN. 2" ABOVE TOP OF
FOUNDATION

688.40

PROPOSED RESIDENCE
NO. 2111
F/F 688.40
T/F 688.27

W/W

685.80

686.45

686.30

ST.

685.55

CF/SF

685.53

D

68

686.10

686.12

686.80

G/S @ DOOR 687.70

686.80

RIM 686.00

686

686.20

685.70

686.20

686.20
686.30

685.90

CF/SF

685.80

686.00

686.30

686.67

INVERTED CROWN
ASPHALT DRIVE WITH
CONCRETE BORDER

T/W 686.80

T/W 686.80

686.40
686.50

686.50

686.80
686.60

CF/SF

686.70

687.05

T/W 687.10

T/W 687.10

686.80

686.80
686.90

686.90

300.00

686.50

686.87
T/W 687.37

T/W 687.40

687

687.35

687.88

687.60

687.70

1.
2.
3.

INSTALL TIE-INS TO SATISFACTION OF VILLAGE.
MINIMUM 10' DISTANCE BETWEEN NEW SANITARY AND WATER SERVICES.
NEW SANITARY SERVICE SHALL BE 6" PVC SDR 26 @ 1% MINIMUM GRADE.
PLUMBER TO TIE INTO EXISTING SANITARY STUB IN ACCORDANCE WITH
LOCAL CODE.
NEW 1-21" WATER SERVICE TIE IN TO MAIN IN ACCORDANCE WITH CITY
REQUIREMENTS.
SEWER PIPES WITHIN 10' HORIZONTALLY FROM WATER SERVICES SHALL BE
SDR 21 WATERMAIN QUALITY PIPE & GASKETS

STAKING NOTES:

100.00
CF/SF

SE

STORM SEWER
6" PVC SDR 26
39 LF @ 1.00%

SANITARY SEWER
8" PVC SDR 26
250 LF @ 1.00%

CLEAN OUT DSIG

SE

DSIG

SANITARY SEWER
6" PVC SDR 26
35 LF @ 1.00%

2 CAR GARAGE
SLAB ON GRADE

DSIG

SANITARY SEWER
6" PVC SDR 26
35 LF @ 1.00%

2 CAR GARAGE
SLAB ON GRADE

STORM SEWER
6" PVC SDR 26
39 LF @ 1.00%

2 CAR GARAGE
SLAB ON GRADE

SANITARY MANHOLE 48"
RIM 684.35
INV W (8") 681.37
INV N (6") 679.60

STORM SEWER
6" PVC SDR 26
37 LF @ 1.00%

ST.

X10
MAKE CONNECTION
PER VILLAGE
REQUIREMENTS
INVERT AT DROP
ELEV. 675.35

X7

G/S @ DOOR 687.70

X6

X9
STORM SEWER
12" PVC SDR 26
157LF @ 2.50%

STORM SEWER
12" PVC SDR 26
135 LF @ 1.00%

STORM SEWER
12" PVC SDR 26
62 LF @ 1.00%

CF/SF

CF/SF
48" CATCH BASIN
RIM 686.00
INV E (12") 679.97
INV W (12") 679.28
INV N (6") 681.97

2 CAR GARAGE
SLAB ON GRADE

STORM SEWER
12" PVC SDR 26
66 LF @ 1.00%

G/S @ DOOR 686.50
G/S @ DOOR 686.80

X8

T/F 683.30
J/L 688.05

AT BUILDING 684.20
CLEAN OUT DSIG

DSIG

SANITARY SEWER
6" PVC SDR 26
35 LF @ 1.00%

STORM SEWER
6" PVC SDR 26
39 LF @ 1.00%

PROPOSED RESIDENCE
NO. 2113
F/F 688.70
T/F 688.05
SANITARY INVERT

AT BUILDING 683.40

SE

DSIG

T/F 683.75
J/L 688.05

CF/SF

300.00

CF/SF

CLEAN OUT
681.94

CF/SF

48" CATCH BASIN
RIM 685.80
INV NE (12") 680.59
INV W (12") 680.59
INV N (6") 682.45

TO THE BEST OF OUR KNOWLEDGE AND BELIEF, THE DRAINAGE OF
SURFACE WATERS WILL NOT BE CHANGED BY THE CONSTRUCTION
OF THIS SUBDIVISION OR ANY PART THEREOF, OR THAT IF SUCH
SURFACE WATER DRAINAGE WILL BE CHANGED, REASONABLE
PROVISIONS HAVE BEEN MADE FOR THE COLLECTION AND DIVERSION
OF SUCH SURFACE WATERS INTO PUBLIC AREAS OR SUCH WATERS
WILL BE PLANNED FOR IN ACCORDANCE WITH GENERALLY ACCEPTED
ENGINEERING PRACTICES SO AS TO REDUCE THE LIKELIHOOD OF
DAMAGE TO THE ADJOINING PROPERTY BECAUSE OF CONSTRUCTION
OF THE SUBDIVISION.
__________________
Owner

______________________
Engineer

HI

03-20-2017
TREE INVENTORY ADDED
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ER

UTILITY PLAN

NOTES:
1.
PROPOSED TOP OF NEW FOUNDATIONS AS NOTED ON PLANS. EXPOSED
FOUNDATION SHALL BE MINIMUM OF 4" AND MAXIMUM OF 8", 6 " PREFERRED.
2. PROPOSED GROUND ELEVATION AT FOUNDATIONS AS NOTED ON
PLANS.PROPOSED ELEVATIONS ARE TOP OF SOD OR DRIVEWAY. FINISHED
DIRT GRADE IN LAWN AREAS SHALL BE 2" BELOW TOP OF SOD. SLOPE AREA
TO DRAIN AWAY FROM HOUSE.
3. RUNOFF FROM ROOF OF NEW STRUCTURE TO BE COLLECTED BY GUTTERS,
AND DIRECTED TO DOWNSPOUTS, AND TIED INTO NEW PERIMETER DRAIN
SYSTEM.
4. REFER TO ARCHITECT'S SITE PLAN FOR PROPOSED STRUCTURE'S EXACT
SETBACKS FROM PROPERTY LINES.
5.
CONTRACTOR TO PROMPTLY REMOVE ANY EXCAVATED MATERIAL NOT
REQUIRED FOR SITE BACK FILL.
6.
CONTRACTOR SHALL BE RESPONSIBLE FOR THE PROTECTION OF ALL
UNDERGROUND OR OVERHEAD UTILITIES EVEN THOUGH THEY MAY NOT BE
SHOWN ON PLANS. ANY UTILITY THAT IS DAMAGED DURING CONSTRUCTION
SHALL BE REPAIRED TO THE SATISFACTION OF THE VILLAGE AND THE
OWNER, OR REPLACED.
7.
ANY OPEN EXCAVATIONS OR POTENTIALLY DANGEROUS AREAS SHALL BE
FENCED OR GUARDED IN AN ACCEPTABLE MANNER AT THE END OF EACH
DAYFOR THE PROTECTION OF THE CONTRACTOR'S EMPLOYEES AND
GENERAL PUBLIC SAFETY.
8.
CONTRACTOR IS RESPONSIBLE FOR KEEPING THE ROAD FREE OF EXCESSIVE
DEBRIS AT ALL TIMES.
9. EXISTING TOPOGRAPHY SURVEYED BY BONO CONSULTING, INC.

ISSUE DATE:

APRIL 22, 2015

SCALE:

IL

SHEET NUMBER

LI N O

S

*MAINTAIN 18" OF VERTICAL CLEARANCE

CLEAN OUT DSIG

DSIG

T/F 689.20
INV. 686.37
J/L 688.05

DOWN SPOUT
CONNECTIONS TO BE MADE
WITH 4" PVC SDR 26 UNLESS
SPECIFIED

PROPOSED RESIDENCE
NO. 2111
F/F 688.40
T/F 688.27
SANITARY INVERT

AT BUILDING 683.10

G/S @ DOOR 686.20

X9
INV. OF SANITARY MAIN (8"): 679.60
TOP OF STORM SEWER (12"): 677.00
X10
TOP OF STORM SEWER (12"): 686.62
BOT. OF WATER MAIN (10"): 678.12*

DOWN SPOUT
CONNECTIONS TO BE MADE
WITH 4" PVC SDR 26 UNLESS
SPECIFIED

PROPOSED RESIDENCE
NO. 2109
F/F 688.10
T/F 687.97
SANITARY INVERT

SE

SANITARY SEWER
6" PVC SDR 26
35 LF @ 1.00%

CF/SF

X8
INV. OF SANITARY EXTENSION (8"): 681.89
TOP OF STORM SEWER (6"): 681.39

SANITARY MANHOLE 48"
RIM 684.35
INV E (8") 681.12
INV N & S (8") 679.60

JOHN'S

X7
INV. OF SANITARY EXTENSION (8"): 682.53
TOP OF STORM SEWER (6"): 682.03

CLEAN OUT DSIG

DSIG
INV. 686.37

DSIG

T/F 688.90
J/L 687.27 INV. 686.05

ALLEY

DOWN SPOUT
CONNECTIONS TO BE MADE
WITH 4" PVC SDR 26 UNLESS
SPECIFIED

AT BUILDING 682.85

X6
INV. OF SANITARY EXTENSION (8"): 683.13
TOP OF STORM SEWER (6"): 683.01

STORM SEWER
10" PVC SDR 26
250 LF @ 1.00%

48" CATCH BASIN
RIM 684.60
INV NW (6") 682.60
INV W (10") 682.60
INV S (12") 682.60

DSIG
INV. 685.91

VACATED

PROPOSED RESIDENCE
NO. 2107
F/F 687.80
SANITARY INVERT
T/F 686.67

T/F 688.90
J/L 686.67

T/F 688.60
DSIG
J/L 687.97 INV. 685.75

X5

20 FT.

T/F 688.30
J/L 686.67

X4

100.00

DSIG
INV. 685.10

DSIG
INV. 686.05

CF/SF

1-1/2" COPPER
WATER SERVICE

X3
DSIG
INV. 685.75

CF/SF

CF/SF

X2

CF/SF

CF/SF

X5
BOT. OF STORM SEWER (4"): 682.89
TOP OF WATER SERVICE (1-1/2"): 681.39*

CF/SF

STORM SEWER
6" PVC SDR 26
31 LF @ 1.00%

CONCRETE WALK

20 LF OF 3" C-900 CASING
PIPE SEALED AT BOTH ENDS

300.00

CF/SF

Part of the West 1 2 of Vacated Alley

CF/SF

X1

CF/SF

X4
OF STORM SEWER (4"): 683.52
TOP OF WATER SERVICE (1-1/2"): 682.02*

MAKE CONNECTION
PER VILLAGE
REQUIREMENTS

AVENUE

X3
BOT. OF STORM SEWER (4"): 684.13
TOP OF WATER SERVICE (1-1/2"): 682.55

24" CATCH BASIN
RIM 685.30
INV SE (6") 682.91

AB

CROSSING INFO
X1
BOT. OF SANITARY MAIN (8"): 679.50
TOP OF WATER SERVICES (1-1/2"): 677.75

PROPOSED GRADING PLAN

ALL BUILDING LAYOUT SHOULD BE DONE BY A REGISTERED LAND
SURVEYOR AFTER CONFIRMING THE PROPERTY CORNER IN THE FIELD.
ANY DISCREPANCIES SHOULD BE BROUGHT TO THE ATTENTION OF THE
DESIGN ENGINEER PRIOR TO INITIATING CONSTRUCTION.

CF/SF

6

SEWER & WATER NOTES:

5.

MAKE CONNECTION PER
VILLAGE REQUIREMENTS
LOCATE GAS, ELECTRIC AND
CABLE SERVICE IN FIELD

01-27-2017

T/W 688.30

4.

BURIED ELECTRIC AND
CABLE LINE LOCATION

REVISIONS TO SITE PLAN

CF/SF

T/W 688.30

GRADING & DRAINAGE PLAN

BURIED GAS
SERVICE LOCATION

5

T/W 688.30

LANDSCAPE WALL ALONG SOUTH
PROPERTY LINE. TOP OF WALL TO BE
6" ABOVE GRADE. 280 LF OF WALL

X2
BOT. OF STORM SEWER (8"): 682.05
TOP OF WATER SERVICE (1-1/2"): 682.05

TECHNICIAN:

12-01-2015

09-30-2015
REVISIONS PER NSWRD COMMENTS

REVISIONS PER IEPA COMMENTS
4

3
M. CHRISTEL
ENGINEER:

TECHNICIAN:

08-20-2015

04-22-2015

REVISIONS TO ADDRESS VILLAGE COMMENTS AND NSSD PERMIT

1

2

687.80

687.90

687.70
687.80

CF/SF

687.25
T/W 687.75

T/W 687.40

B. BONO P.E.

687.70

687.45

687.70
687.80

687.15

GRAVITY LANDSCAPE BLOCK WALL < 36" HIGH

687.80
687.90

INVERTED CROWN
ASPHALT DRIVE WITH
CONCRETE BORDER

CF/SF
686.60
T/W 686.45

687.70

686.77

686.50

686.35

686.20

68
7

CENTER LINE OF
INVERTED CROWN

RIM 686.30

686.25

686.55

686.70

687.15

686.40

686.25

6
686.10

T/W 686.20

686.80

687.50
685.95

2 CAR GARAGE
SLAB ON GRADE

G/S @ DOOR 686.80
686.77

687.45

687.70

688.00

687.10

686.50

687.50

685.80

I

H

685.40

686.50

688.00

2 CAR GARAGE
SLAB ON GRADE

686.40
686.40

687.80

688.60

687.05

686.60

686.25

687.80

688.70

G/S @ DOOR 686.50

686.20

685.80

INVERTED CROWN
ASPHALT DRIVE WITH
CONCRETE BORDER

CENTER LINE OF
INVERTED CROWN

687.05

2 CAR GARAGE
SLAB ON GRADE

686.10

686.20

685.65

685.35

Y

686.75

G/S @ DOOR 686.20

686.10

685.75

G:684.12

686.75

687.55
687.60

RAISED PAVER
PATIO

688.30

PAVER WALK

686.00

685.85
685.90

685.40
685.36

2 CAR GARAGE
SLAB ON GRADE

686

687.80

RAISED PAVER
PATIO

688.00

RIM 684.60

688.00

PAVER WALK

685.70

686

686.45

687.35
687.30

687.80

T/F 683.30
J/L 688.05

PROPOSED RESIDENCE
NO. 2113
F/F 688.70
T/F 688.05

687.70

688.40

684.90

687.30

688.15
688.25

SE

687.05

RAISED PAVER
PATIO

PAVER WALK

686.05

686.90

688.10

684.60

W/W
T/F 683.75
J/L 688.05

SE

686.75

687.70

ASPHALT PARKING
PAD WITH CONCRETE
BORDER

G:684.15

686.40

686.20

688.10

CONCRETE WALK

688.70

W/W

T/F 689.20
J/L 688.05

ALL WINDOW WELLS TO BE
MIN. 2" ABOVE TOP OF
FOUNDATION

PAVER WALK

100.00
686.00

686.60

RAISED PAVER
PATIO

688.60
686.00
GRADE

688.65

688.37

SE

686.45
687.80

CF/SF

JOHN'S

SE

686.55
GRADE

688.55
688.70

688.40
686.35

688.50

685

M. BALOW E.I.T.

686.80
GRADE

684.90

2107-13 ST. JOHN'S AVENUE, HIGHLAND PARK, IL

W/W

687.05
GRADE

688.25

688.40

PH : (847) 823-3300
FAX: (847) 823-3303
bbono@bonoconsulting.com

688.10

W/W

687.55
GRADE

688.15

688.30
688.35

687.30
GRADE

1018 BUSSE HIGHWAY
PARK RIDGE, IL 60068

687.95

688.20

CIVIL ENGINEERS

687.80

688.10

4 NEW SINGLE-FAMILY RESIDENCES

T/F 688.30
J/L 686.67

687.80
GRADE

BONO CONSULTING, INC.

688.10

W/W

688.00
688.05

686

BC I

W/W

687.95
GRADE

RIM 685.30 685.20

ALLEY

68

687.90

687.85
GRADE

685.30

CF/SF

687

687.05

688.40

CF/SF
686.45

687.80

688.20

688

687.80

687.85

W/W

686.90

7

686.85

687.35
687.80

687.70
687.75

685.55

VACATED

CONCRETE WALK
687.25

AVENUE

687.50
687.55

687.30

20 FT.

686.73

687.55

685.80

CF/SF

CF/SF

S

687.30

686.05

100.00

687.20

687.35

686.30

CF/SF

CF/SF

687.15

686.55

686.80

CF/SF

686.73

CF/SF

687.55

687.65

CONCRETE WALK

CF/SF

THICKENED EDGE OF
SIDEWALK WITH
RAILING 233 LF

Part of the West 1 2 of Vacated Alley

CF/SF

CF/SF

300.00

686.95

ASPHALT PARKING
PAD WITH CONCRETE
BORDER

687.70
M.E.
687.71

687.60
M.E.
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C-2

1"= 20'

03-20-2017
TREE INVENTORY ADDED
6

01-27-2017
REVISIONS TO SITE PLAN
5

PH : (847) 823-3300
FAX: (847) 823-3303
bbono@bonoconsulting.com

2107-13 ST. JOHN'S AVENUE, HIGHLAND PARK, IL

1018 BUSSE HIGHWAY
PARK RIDGE, IL 60068

12-01-2015

09-30-2015
REVISIONS PER NSWRD COMMENTS

BONO CONSULTING, INC.

TECHNICIAN:

2

BC I

STORM DRAIN PROTECTION WITH INLET BASKET

STANDARD DETAILS

SECTION A-A

1

PERMIT DRAWINGS

INLET/ CATCH BASIN STRUCTURE

CIVIL ENGINEERS

+/- 0.5 MIN.
CONC. TOP

4 NEW SINGLE-FAMILY RESIDENCES

2.0'

B. BONO P.E.

PROVIDE INLET BASKET
DURING CONSTRUCTION.
FABRIC TO BE REMOVED WHEN IT HAS
SERVED ITS USEFULNESS & PRIOR TO
FINAL PLACEMENT & GROUTING OF
CAST IRON FRAME & LID

+/- 1.5 MIN. STONE RIP RAP
(TYP.)

ISSUE

CAST IRON FRAME
WITH OPEN LID

STONE RIP RAP

PROJECT STAFF

A

PROJECT MANAGER:

OVEREXCAVATE AROUND ALL
YARD INLETS AS NECESSARY
TO PROVIDE AREA FOR
SILTATION /DEBRIS COLLECTION

REVISIONS PER IEPA COMMENTS

INLET BASKET
STAKES

M. CHRISTEL

6"
(TYP)

ENGINEER:

SILTATION / DEBRIS
COLLECTION " CHANNEL"

REVISIONS

33"

4

6"
(TYP)

3

PLAN
A

TECHNICIAN:

08-20-2015

04-22-2015

REVISIONS TO ADDRESS VILLAGE COMMENTS AND NSSD PERMIT
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TYP AR 3201 FABRIC
OR EQUAL

2" TO 4" STONE RIP-RAP
+/- 1.5' HIGH AROUND ALL
YARD INLETS AND INLETS
IN DETENTION BASINS FOR
EROSION CONTROL
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SANITARY MAIN INSTALLATION FIELD TEST

G/S @ DOOR 686.20

STORM SEWER
6" PVC SDR 26
37 LF @ 1.00%

SANITARY MANHOLE 48"
RIM 684.35
INV W (8") 681.37
INV N (6") 679.60

G/S @ DOOR 686.50
G/S @ DOOR 687.70

G/S @ DOOR 686.80

X10
MAKE CONNECTION
PER VILLAGE
REQUIREMENTS
INVERT AT DROP
ELEV. 675.35

X8

X7

STORM SEWER
12" PVC SDR 26
157LF @ 2.50%

2+50

STORM SEWER
12" PVC SDR 26
135 LF @ 1.00%

STORM SEWER
12" PVC SDR 26
62 LF @ 1.00%

CF/SF
48" CATCH BASIN
RIM 686.00
INV E (12") 679.97
INV W (12") 679.28
INV N (6") 681.97

3+00

X6

X9

CF/SF

695

2+00

2 CAR GARAGE
SLAB ON GRADE

CF/SF

300.00

CF/SF

0+50

0+00

695

·A. The water main shall be installed within a PVC carrier pipe and the carrier pipe shall extend on each side of
the crossing until the normal distance from the water main to the sewer or drain line is at least ten (10) feet.

·B. The involved sewer or drain shall be constructed of pipe material which would conform to water main

4.
5.

standards until the normal distance from the water main to the sewer is at least ten (10) feet.
In making such crossings, center a length of water main pipe over the sewer to be crossed so that the joints will be
equidistant from the sewer and as remote there from as possible. Where a water main must cross under a sewer, a
vertical separation of eighteen inches between the invert of the sewer and the crown of the water main shall be
maintained, along with means to support the larger sized sewer lines to prevent their settling and breaking the water
main. The horizontal and vertical separation between water service lines and all sanitary sewers, storm sewers, or any
drain should be the same as for water mains, as detailed above, except that when minimum horizontal and vertical
separation cannot be maintained, water pipe as described under Vertical Separation above, may be used for sewer
service lines.
All sanitary sewer shall be tested per Standard Specification for Water and Sewer Constriction in Illinois Section
31-1.12 - "Test and Inspection For Acceptance of Sanitary Sewers".
All sanitary manholes shall be tested per Standard Specification for Water and Sewer Constriction in Illinois Section
32-12 - "Test and Inspection For Acceptance", Either Per ASTM C 969 or ASTM C1244.

690

690
SANITARY MANHOLE 48"
RIM 684.35
INV W (8") 681.37
INV N (6") 679.60

SANITARY MANHOLE 48"
RIM 684.35
INV E (8") 681.12
INV N & S (8") 679.60

OSED
PROP

DE

GRA

PROPOSED GRADE
CROSSING INFO
X1
BOT. OF SANITARY MAIN (8"): 679.50
TOP OF WATER SERVICES (1-1/2"): 677.75

685

X2
BOT. OF STORM SEWER (8"): 682.05
TOP OF WATER SERVICE (1-1/2"): 682.05
X3
BOT. OF STORM SEWER (4"): 684.13
TOP OF WATER SERVICE (1-1/2"): 682.55
X4
OF STORM SEWER (4"): 683.52
TOP OF WATER SERVICE (1-1/2"): 682.02*
X5
BOT. OF STORM SEWER (4"): 682.89
TOP OF WATER SERVICE (1-1/2"): 681.39*

PROPOSED 6"
SANITARY SEWER
CONNECTIONS

Pipe material to be PVC SDR 26 ASTM D-3034 and
joint material to be PVC SDR 26 ASTM D-3212.

PROPOSED 6"
SANITARY SEWER
CONNECTIONS

8" SANITA
PROPOSED

NOTE:
All sanitary sewer shall be per Standard Specification
for Water and Sewer Constriction in Illinois.

RY SEWER

685

X-6 PROPOSED 6"
STORM SEWER

X-7 PROPOSED 6"
STORM SEWER

X-8 PROPOSED 6"
STORM SEWER

680

PROPOSED 6"
SANITARY SEWER
CONNECTIONS

PROPOSED 6"
SANITARY SEWER
CONNECTIONS

680

ELEVATIONS

3.

REVISIONS TO SITE PLAN

TREE INVENTORY ADDED

5

6

TECHNICIAN:

REVISIONS PER IEPA COMMENTS

REVISIONS PER NSWRD COMMENTS
M. CHRISTEL
ENGINEER:

2

B. BONO P.E.

M. BALOW E.I.T.

CF/SF

48" CATCH BASIN
RIM 685.80
INV NE (12") 680.59
INV W (12") 680.59
INV N (6") 682.45

1+00

1+50

CLEAN OUT
681.94

2107-13 ST. JOHN'S AVENUE, HIGHLAND PARK, IL

2 CAR GARAGE
SLAB ON GRADE

STORM SEWER
6" PVC SDR 26
39 LF @ 1.00%

PH : (847) 823-3300
FAX: (847) 823-3303
bbono@bonoconsulting.com

2 CAR GARAGE
SLAB ON GRADE

1018 BUSSE HIGHWAY
PARK RIDGE, IL 60068

SANITARY SEWER
8" PVC SDR 26
250 LF @ 1.00%

DSIG

SANITARY SEWER
6" PVC SDR 26
35 LF @ 1.00%

STORM SEWER
12" PVC SDR 26
66 LF @ 1.00%

CIVIL ENGINEERS

CF/SF

DSIG

SANITARY SEWER
6" PVC SDR 26
35 LF @ 1.00%

STORM SEWER
6" PVC SDR 26
39 LF @ 1.00%

SE

BONO CONSULTING, INC.

100.00

CLEAN OUT DSIG

4 NEW SINGLE-FAMILY RESIDENCES

·

Whenever water mains cross house sewers, storm drains or sanitary sewers, the water main shall be laid at
such an elevation that the invert of the water main is eighteen inches above the crown of the drain or sewer.
This vertical separation must be maintained for that portion of the water main located within ten feet horizontally
of any sewer or drain crossed. This must be measured as the normal distance from the water main to the drain
or sewer.
Where conditions exist that the minimum vertical separation set forth in 1 above cannot be maintained, or it is
necessary for the water main to pass under a sewer or drain, one of the following two measures must be taken:

SE

DSIG

2 CAR GARAGE
SLAB ON GRADE

IEPA NOTES:
Sewers crossing water mains shall be laid to meet the following specifications:
1. Horizontal Separation:
A. Whenever possible, a water main must be laid at least ten feet horizontally from any existing or proposed drain
or sewer line.
B. Should local conditions exist which would prevent a lateral separation of ten feet, a water main may be laid
closer than ten feet to a storm or sanitary sewer provided that the water main invert is at least eighteen inches
above the crown of the sewer, and is either in a separate trench or in the same trench on an undisturbed earth
shelf located to one side of the sewer.
C. If it is impossible to obtain proper horizontal and vertical separation as described in 1 and 2 above, both the
water main and sewer must be constructed of pipe material which would conform to water main standards and
be pressure tested to assure water tightness before backfilling.
2. Vertical Separation:

·

AT BUILDING 684.20
CLEAN OUT DSIG

SANITARY SEWER
6" PVC SDR 26
35 LF @ 1.00%

STORM SEWER
6" PVC SDR 26
39 LF @ 1.00%

T/F 683.30
J/L 688.05

BC I

4.

DSIG

T/F 683.75
J/L 688.05

PROPOSED RESIDENCE
NO. 2113
F/F 688.70
T/F 688.05
SANITARY INVERT

AT BUILDING 683.40

SE

48" CATCH BASIN
RIM 684.60
INV NW (6") 682.60
INV W (10") 682.60
INV S (12") 682.60

DSIG
INV. 685.91

SANITARY SEWER PLAN, PROFILE, & EASEMENT LOCATIONS

3.

SANITARY MANHOLE 48"
RIM 684.35
INV E (8") 681.12
INV N & S (8") 679.60

CLEAN OUT DSIG

DSIG

T/F 689.20
INV. 686.37
J/L 688.05

DOWN SPOUT
CONNECTIONS TO BE MADE
WITH 4" PVC SDR 26 UNLESS
SPECIFIED

PROPOSED RESIDENCE
NO. 2111
F/F 688.40
T/F 688.27
SANITARY INVERT

AT BUILDING 683.10

SANITARY SEWER
6" PVC SDR 26
35 LF @ 1.00%

CF/SF

2.

THE CONTRACTOR SHALL NOTIFY BOTH THE NORTH SHORE WATER RECLAMATION DISTRICT
AND THE MUNICIPALITY WITHIN WHOSE BOUNDARIES THE PROPOSED SANITARY SEWER
CONSTRUCTION WILL TAKE PLACE A MINIMUM OF 24 HOURS PRIOR TO THE START OF
CONSTRUCTION. THE NORTH SHORE WATER RECLAMATION DISTRICT CAN BE NOTIFIED BY
PHONE AT 847-623-6060.
ALL SANITARY SEWER PIPE SHALL BE BEDDED, WITH A MINIMUM OF 6" BELOW THE PIPE AND 12"
ABOVE THE PIPE, IN CA-6 CRUSHED MATERIAL. CA-7 MAY BE ALLOWED AT THE DISCRETION OF
THE NORTH SHORE WATER RECLAMATION DISTRICT IF EXTREMELY WET CONDITIONS ARE
ENCOUNTERED.
THE CONNECTION TO DOWNSTREAM SEWERS SHALL BE PLUGGED WITH A WATER TIGHT
CONCRETE PLUG AND MAINTAINED IN PLACE UNTIL CONNECTION IS APPROVED BY THE NORTH
SHORE RECLAMATION DISTRICT.
ALL SANITARY SEWER EXTENSIONS SHALL BE TELEVISED IN THE PRESENCE OF NORTH SHORE
RECLAMATION DISTRICT PERSONNEL AFTER HAVING NOTIFIED THE DISTRICT A MINIMUM OF 24
HOURS PRIOR TO TELEVISING BY PHONE AT 847-623-6060. A COPY OF THE TELEVISED SEWER
EXTENSION, IN ELECTRONIC FORMAT, SHALL BE SUBMITTED TO THE DISTRICT FOR APPROVAL.

ST.

1.

JOHN'S

NORTH SHORE SANITARY DISTRICT NOTES:

DOWN SPOUT
CONNECTIONS TO BE MADE
WITH 4" PVC SDR 26 UNLESS
SPECIFIED

PROPOSED RESIDENCE
NO. 2109
F/F 688.10
T/F 687.97
SANITARY INVERT

SE

DSIG

T/F 688.90
J/L 687.27 INV. 686.05

X5

ENGINEER:

DOWN SPOUT
CONNECTIONS TO BE MADE
WITH 4" PVC SDR 26 UNLESS
SPECIFIED

AT BUILDING 682.85
CLEAN OUT DSIG

STORM SEWER
10" PVC SDR 26
250 LF @ 1.00%

DSIG
INV. 686.37

PROJECT MANAGER:

PROPOSED RESIDENCE
NO. 2107
F/F 687.80
SANITARY INVERT
T/F 686.67

T/F 688.90
J/L 686.67

T/F 688.60
DSIG
J/L 687.97 INV. 685.75

X4

PROJECT STAFF

T/F 688.30
J/L 686.67

DSIG
INV. 686.05

ALLEY

DSIG
INV. 685.10

X3
DSIG
INV. 685.75

CF/SF

VACATED

THE COST OF THE INITIAL CLOSED CIRCUIT TELEVISION INSPECTION SHALL BE AT THE CITY'S EXPENSE. ANY
ADDITIONAL TELEVISION AND INSPECTOR'S COSTS FOR RE-TELEVISING CORRECTIVE WORK WILL BE AT THE
CONTRACTOR'S EXPENSE.

1-1/2" COPPER
WATER SERVICE

CF/SF

STORM SEWER
6" PVC SDR 26
31 LF @ 1.00%

20 FT.

X2

AVENUE

20 LF OF 3" C-900 CASING
PIPE SEALED AT BOTH ENDS

CF/SF

CF/SF

X1

300.00

CF/SF

100.00

CF/SF

CF/SF

MAKE CONNECTION
PER VILLAGE
REQUIREMENTS

CF/SF

UPON COMPLETION OF THE WORK, THE SEWERS WILL BE INSPECTED BY THE CITY'S CLOSED CIRCUIT
TELEVISION. IN THE EVENT ANY PORTION OR PORTIONS OF THE SEWER WERE NOT INSTALLED IN
ACCORDANCE WITH THE PLANS AND SPECIFICATIONS OR TO THE REQUIRED LINES AND GRADES OR IS
OTHERWISE DEFECTIVE, THE CONTRACTOR SHALL PROCEED AT ONCE TO MAKE THE NECESSARY REPAIR
AND CORRECTIONS REQUIRED TO ELIMINATE SAID DEFECTS. AFTER SUCH REPAIRS AND CORRECTIONS
HAVE BEEN MADE, THE SEWER WILL BE RE-TELEVISED, AND ANY FURTHER CORRECTIVE WORK WILL BE DONE
AS IS NECESSARY. THE CITY MAY RE-TELEVISE SAID CORRECTIVE WORK.

CF/SF

CF/SF

MAKE CONNECTION PER
VILLAGE REQUIREMENTS
LOCATE GAS, ELECTRIC AND
CABLE SERVICE IN FIELD

TELEVISION INSPECTION OF COMPLETED SEWERS

24" CATCH BASIN
RIM 685.30
INV SE (6") 682.91

BURIED ELECTRIC AND
CABLE LINE LOCATION

CONCRETE WALK

BURIED GAS
SERVICE LOCATION

Part of the West 1 2 of Vacated Alley

TEST METHODS AND MEASUREMENT OF INFILTRATION TO BE APPROVED BY THE ENGINEER. THE
ORDINANCE OF THE NORTH SHORE SANITARY DISTRICT, WITH REGARD TO INFILTRATION AND INSPECTION, IS
IN EFFECT.

ISSUE

THE RATE OF INFILTRATION INTO SEWERS CONSTRUCTED OF DUCTILE CAST IRON PIPE SHALL NOT EXCEED
ONE-HALF (1/2) OF THE ABOVE AMOUNTS.

1

PERMIT DRAWINGS

REVISIONS

TESTS FOR WATERTIGHTNESS SHALL BE MADE BY THE CONTRACTOR IN THE PRESENCE OF THE ENGINEER
AFTER ASSURING THAT THE NATURAL GROUND WATER ELEVATION IS 18 INCHES ABOVE THE TOP OF THE
SEWER OR JETTING THE TRENCH IN ORDER TO ASSURE THAT THE GROUND WATER IS 18 INCHES ABOVE THE
TOP OF PIPE. THE RATE OF INFILTRATION INTO THE SEWER, SEWER MANHOLES AND CONNECTIONS UNDER
THE EXTERIOR GROUND WATER PRESSURE SHALL NOT EXCEED 200 GALLONS PER DAY PER MILE PER INCH
INTERNAL DIAMETER OF THE SANITARY SEWER AND CONNECTED SERVICES. SEWERS LARGER THAN 24
INCHES INTERNAL DIAMETER SHALL BE LIMITED TO 5,000 GALLONS PER MILE OF SEWER FOR 24 HOURS.

4

INFILTRATION

3

ALL PIPE AND PIPE FITTINGS SHALL BE FIELD INSPECTED FOR DEFECTS JUST PRIOR TO INSTALLATION, AND
NO PIPE SHALL BE USED WHICH IS DEFECTIVE IN ANY MANNER WARRANTING REJECTION.

TECHNICIAN:

REVISIONS TO ADDRESS VILLAGE COMMENTS AND NSSD PERMIT

PIPE

X6
INV. OF SANITARY EXTENSION (8"): 683.13
TOP OF STORM SEWER (6"): 683.01
X7
INV. OF SANITARY EXTENSION (8"): 682.53
TOP OF STORM SEWER (6"): 682.03
X8
INV. OF SANITARY EXTENSION (8"): 681.89
TOP OF STORM SEWER (6"): 681.39

675

X9
INV. OF SANITARY MAIN (8"): 679.60
TOP OF STORM SEWER (12"): 677.00
X10
TOP OF STORM SEWER (12"): 686.62
BOT. OF WATER MAIN (10"): 678.12*
*MAINTAIN 18" OF VERTICAL CLEARANCE

NOTE:
CROSSINGS 1,2,3,4,5,9, & 10
NOT SHOWN ON CROSS
SECTION

675
0+00
SCALE:
1"V=2.5'V
1"H=20'V

0+50

1+00

1+50

2+00

3+50

4+00

COPYRIGHT:
THIS DRAWING SHALL NOT BE USED,
REPRODUCED, MODIFIED OR SOLD EITHER
WHOLLY OR IN PART, EXCEPT WHEN
AUTHORIZED IN WRITING BY THE ENGINEER.

PROJECT NO.:
15053

STATION POINTS

ISSUE DATE:

APRIL 22, 2015

SCALE:

1"= 20'

SHEET NUMBER
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March 12, 2017
Karl Burhop
City of Highland Park
Department of Community Development
1150 Half Day Road
Highland Park, Illinois 60035
Re:

2107-13 St. Johns Ave.
Responses to FSCI letter dated 2/22/17

The following are my responses along with the Fire Chief’s responses.
Full text of comment from FSCI:
G‐1 Approved fire apparatus access roads shall extend to within 150 feet of all portions of the
facility and all portions of the exterior walls of the first story of the building as measured by an
approved route around the exterior of the building. IFC 503.1.1
a. The north side of the building is accessible only by a provided on‐site walk‐
way which is enclosed by a 6‐foot fence. Access is provided through an assumed to
be locked entry gate along the west side of the complex near the public sidewalk
running along St. Johns Avenue. The adjacent (north side) property’s parking lot
would be separated by the 6‐foot cedar and steel fence. A tactical attack along the
north side of the building to units 2111 and 2113 would require more than 300 feet of
hose plus the length of hose needed for interior operations if the pumper was parked
along St. Johns Avenue.
G‐1 and G‐1a: Fire Chief Comment: Per the current site plan review/design, the approved
access road is still required however permission is granted for limited access to the north
side of the building. The angle of approach and departure to the fire apparatus access
road from St Johns Avenue shall be in accordance to City code.
G‐1 and G‐1a: NDC Comment: Ownership will meet City code as required. No changes
needed to plans.
Full text of comment from FSCI
i.
Obtain permission from the fire code official that the limited access to the north si
de of the building is acceptable to the fire department. The fire code official may
grant exceptions to this requirement for buildings with an NFPA 13 or 13R
installed automatic fire sprinkler system.
G-1(i): NDC Comment: Ownership will provide an NFPA 13R fire sprinkler system for each
house
Full text of comment from FSCI:
G-2 The fire apparatus access road along the south side of the property shall be designed and
maintained to support the imposed loads of the City’s fire apparatus (75,000 lbs minimum). The
surface shall provide all-weather driving conditions. Provide verification from the City Engineer
that these requirements are met with the proposed design.
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G-2: NDC Comment: Ownership will comply with this requirement
Full text of comment from FSCI:
G‐3 Dead‐end, fire apparatus access roads in excess of 150 feet in length shall be provided with
an approved area for turning around fire apparatus.
G‐3: Fire Chief Comment: Per the current site plan review/design, the installation of code
compliant Fire sprinklers will waive the requirement for an approved area for turning
around fire apparatus.
G-3: NDC Comment: Ownership will provide an NFPA 13R fire sprinkler system for each
house
Full text of comment from FSCI:
G-4 The angle of approach and departure to the fire apparatus access road from St. Johns
Avenue appears to be relatively flat. Verify this will be the case.
G-4: NDC Comment: The angle of approach and departure to the fire apparatus access
road from St. Johns Avenue is relatively flat
Full text of comment from FSCI:
G-5: Verify if the fire department will be requiring “No Parking – Fire Lane” signage along the fire
apparatus access road. We would recommend that parking be prohibited on both sides of the
road based on the limited 20 foot width. The road should be posted in a manner acceptable to the
City of Highland Park Police Department to allow for enforcement of violations.
G‐5: NDC Comment: “No Parking – Fire Lane” signs will be installed in manner acceptable
to the City of Highland Park Police Department to allow for enforcement of violations.
Full text of comment from FSCI:
G-6 Provide a fire department approved key box at the entry gate to the north walk-way with the
necessary key(s) to allow fire department access to the walk-way.
G-6: NDC Comment: Ownership will provide a fire department approved key box at the
entry gate to the north walk-way with the necessary key(s) to allow fire department access
to the walk-way.
Full text of comment from FSCI:
G‐7 Provide an on‐site fire hydrant such that no point along the fire apparatus access road is
more than 250 feet from a fire hydrant. The fire hydrant shall be in a location approved by the fire
chief. IFC C105.1
G‐7: Fire Chief Comment: Per the current site plan review/design, the installation of code
compliant fire sprinklers would waive the requirement for an additional fire hydrant.
Full text of comment:
G‐7: NDC Comment: In compliance with Fire Chief, no hydrant required, no changes to the
plan necessary.
Full text of comment from FSCI:
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G-8 Where a fire hydrant is located on a fire apparatus access road, the minimum road width
shall be 26 feet exclusive of shoulders.
G-8 NDC Comment: Fire Chief is not requiring a fire hydrant and is allowing a 20’ limited
access road, which Ownership will provide. No changes to plans necessary.
Full text of comment from FSCI:
G‐8 Where a fire hydrant is located on a fire apparatus access road, the minimum road width
shall be 26 feet exclusive of shoulders.
IFC D103.1
G‐8: Fire Chief Comment: Per the current site plan review/design, a 20’ width is approved
only if parking is prohibited on both sides of the road. The road shall be posted with “No
Parking‐ Fire Lane” signs in a manner acceptable to the City of Highland Park Police
Department to allow for the enforcement of violations.

G‐8: NDC Comment: “No Parking – Fire Lane” signs will be installed in manner acceptable
to the City of Highland Park Police Department to allow for enforcement of violations.

Full text of comment from FSCI:
G-9 Where provided, all fire apparatus roads shall conform to the City of Highland Park road
specifications.
G‐8: NDC Comment: Ownership will conform to this requirement.
End of document.
Prepared by:
Peter Nicholas, AIA

President
Nicholas Design Collaborative
Manager
Domain 3 – Property Owner
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MEMORANDUM
Date:

April 13, 2017

To:

Ms. Karl Burhop, Planning Division
Community Development Department

From:

Emmanuel Gomez, P.E., City Engineer

Subject:

Domain 3 Re-subdivision Plat & Plan, 2107-2113 St Johns Ave (major Amendment)

Plat Review
The following comments are provided for plat prepared by MM Surveying Co. Inc. dated 02/17/2017. The
plat is attached for reference.

Please notify the Developer/Surveyor to submit a written response (disposition of comments) to each
comment.
1.

The submittal includes two plats with the same date. Why are there two separate plats for this
development with the same date?
2. Monuments for the northwest and southwest corners are not shown for Lot 5. Instead offsets are
indicated. We could not determine why an offset is called out and why a monument cannot be set.
Please explain why an offset is shown.

c:

Ramesh Kanapareddy, P.E., CFM, Director of Public Works
Ron Bannon, Deputy Director of Public Works
Edgar Joves, Civil Engineer
Drew Awsumb, Deputy Director of Community Development
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MEMORANDUM
Date:

April 13, 2017

To:

Ms. Karl Burhop, Planning Division
Community Development Department

From:

Emmanuel Gomez, P.E., City Engineer

Subject:

Domain 3 Re-subdivision Plat & Plan, 2107-2113 St Johns Ave (major Amendment)

Plan Review
The following comments are provided for the proposed grading and drainage plans for the 2107-2113 St.
Johns Avenue development, prepared by Bono Consulting, with a revision date of January 27, 2017. The
plans are attached for reference.

Please notify the Developer/Engineer to submit a written response (disposition of comments) to each
comment.
1.

We could not find a response to our previous comment submitted on February 21, 2017. Here
is the previous comment: The proposed sanitary and storm services shall be owned and
maintained by a Homeowners Association.
2. The water billing for each individually addressed residential unit will include billing for
the City’s Storm Water Utility Fee. This fee is calculated based on the impervious area.
Please provide a breakdown of the impervious area for each unit so the City can bill each
unit the correct amount. The impervious area of Lot 5 should be included in this
breakdown.
3. On Plan Sheet C-2 four (4) water services are shown to tap into the City’s water main.
Provide a minimum of 3 feet of separation between each water service where it taps into
the main.

c:

Ramesh Kanapareddy, P.E., CFM, Director of Public Works
Ron Bannon, Deputy Director of Public Works
Edgar Joves, Civil Engineer
Drew Awsumb, Deputy Director of Community Development
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Public Works
1150 Half Day Rd.
Highland Park, Illinois 60035
847.432.0807
cityhpil.com

Department

M E M O R A N D U M

To: Karl Burhop
From: Keith O’Herrin, Ph.D.
Date: April 6, 2017
Re: 2107-2113 St Johns Ave
At the request of Community Development, the Forestry Section has conducted a preliminary review
of the development at 2107-2113 St Johns Ave. My response to this request is exclusive to tree
preservation, and serves the sole purpose of providing information regarding the requirements for the
new development under Section 94 to the City’s Tree Preservation Code.
-

Sheet C-1
o

Demolition notes indicate that trees 10” and larger must be protected. This is
inaccurate as code requires trees 8” and larger must be protected. Please revise.

o

Tree protection graphic indicates plastic mesh fence to be used. This is specifically not
allowed by code. Tree protection fencing must be chain link or wood lathe, at least
40” high.

o

Tree protection fencing must be indicated on plans around trees # 16, 17, and 18 as it
is currently around trees # 1, 2, and 3.

o

Trees # 7, 10, 11, 12, and 13 are listed in the chart as being removed, but on the plan
are not crossed out the way the other trees are that are being removed. Please
revise.

o

In the legend, the symbol for trees being removed and trees being preserved are the
same. Please revise.
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-

-

Landscape plan
o

Per the tree removal inventory chart on Sheet C-1, the tree replacement requirement
will be 18 inches of Key tree replacement (Plant Palette Category A and B) and 24
inches of Protected trees (Category A, B, or C). All trees must be 3” caliper for single
stem or 8’ tall for clump form or evergreen.

o

The proposed landscape plan currently shows no trees at all from Category A and B,
and thus does not satisfy the Key tree replacement requirement.

o

The serviceberry, crabapple, amur maple, and dogwoods on the proposed
landscape plan are in Category C of the Plant Palette, however they need to be 3”
caliper for single stem or 8’ tall for clump form in order to satisfy the Protected tree
replacement requirement.

o

White Fringetree is subject to infestation by Emerald Ash Borer. Please choose a
different species.

Other
o

Note that there are several significantly important white oaks on neighboring property
to the Southeast, immediately across the property line. Do not place a concrete
washout near the Southeast corner of the property and do not store fill near this
corner of the property.
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Code Plant Palette
November 5, 2009

Category A
Baldcypress
Beech
Buckeye
Catalpa
Coffeetree
Elm
Elm
Elm
Elm
Ginkgo
Hackberry
Hickory
Honeylocust
Honeylocust
Honeylocust
Horsechestnut
Katsura
Larch
Linden
Linden
Planetree
Maple
Maple
Maple
Maple
Maple
Maple
Maple
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Oak
Walnut
Zelkova
Zelkova

Deciduous Shade Trees
American
Ohio
Kentucky

American
Silver
London
Black
Freeman
Freeman
Miyabe
Sugar
Sugar
Sugar
Black
Bur
Chinkapin
Hills
Red
Shingle
Swamp White
White
Japanese
Japanese

Taxodium
Fagus
Aesculus
Catalpa
Gymnocladus
Ulmus
Ulmus
Ulmus
Ulmus
Ginkgo
Celtis
Carya
Gleditsia
Gleditsia
Gleditsia
Aesculus
Cercidiphyllum
Larix
Tilia
Tilia
Platanus
Acer
Acer
Acer
Acer
Acer
Acer
Acer
Quercus
Quercus
Quercus
Quercus
Quercus
Quercus
Quercus
Quercus
Juglans
Zelkova
Zelkova

distichum
grandiflora
glabra
speciosa
dioica
sp.
sp.
sp.
americana
biloba
occidentalis
triacanthos
triacanthos
triacanthos
hippocastanum
japonicum
decidua
americana
tomentosa
x acerifolia
nigrum
x freemanii
x freemanii
miyabe
saccharum
saccharum
saccharum
velutina
macrocarpa
muehlenbergii
ellipsoidalis
rubra
imbricaria
bicolor
alba
serrata
serrata

Homestead
Lincoln
Patriot
Valley Forge

Imperial
Shademaster
Skyline

Redmond
var.
Autumn Blaze
Marmo
State Street
Bonfire
Green Mountain
Legacy

Green vase
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Category B

Evergreen Trees

Douglasfir
Fir
Hemlock
Pine
Pine
Spruce
Spruce
Spruce
Spruce

White
Canadian
Scotch
White
Colorado
Norway
Serbian
Black Hills

Category C

Deciduous Ornamental Trees

Birch
Birch
Crabapple
Crabapple
Crabapple
Crabapple
Crabapple
Crabapple
Crabapple
Crabapple
Crabapple
Crabapple
Crabapple
Crabapple
Crabapple
Dogwood
Dogwood
Filbert
Hawthorn
Hophornbeam
Hornbeam
Lilac
Magnolia
Magnolia
Magnolia
Magnolia
Maple
Maple
Quaking
Redbud
Serviceberry
Serviceberry
Witchhazel
Witchhazel

River
White
Adirondack
Don Wyman
Floribunda
Golden Raindrops
Harvest Gold
Jack
Liset
Madonna
Prairifire
Purple Prince
Red Jewel
Selkirk
Sugartyme
Cornelian Cherry
Pagoda
American
Thornless
American
American
Tree
Cucumbertree
Saucer
Star
Lily Magnolia
Amur
Hedge
aspen
Allegheny
Downy
Common
Vernal

Pseudotsuga
Abies
Tsuga
Pinus
Pinus
Picea
Picea
Picea
Picea

Betula
Betula
Malus
Malus
Malus
Malus
Malus
Malus
Malus
Malus
Malus
Malus
Malus
Malus
Malus
Cornus
Cornus
Corylus
Crataegus
Ostrya
Carpinus
Syringa
Magnolia
Magnolia
Magnolia
Magnolia
Acer
Acer
Populus
Cercis
Amelanchier
Amelanchier
Hamamelis
Hamamelis

menziesii
concolor
canadensis
sylvestris
strobis
pungens
abies
omorika
glauca

nigra
platyphylla
sp.
sp.
sp.
sp.
sp.
baccata
sp.
sp.
sp.
sp.
sp.
sp.
sp.
mas
alternafolia
americana
crusgalli
virginiana
caroliniana
reticulata
acuminata
x soulangiana
stellata
liliflora
ginnala
campestre
tremuloides
canadensis
laevis
arborea
virginiana
vernalis

Black Hills

Whitespire
Adirondack
Don Wyman
Florabunda
Golden Raindrops
Harvest Gold
Jackii
Liset
Madonna
Prairifire
Purple Prince
Red Jewel
Selkirk
Sugartyme
var.
var.
Inermis

var.
var.
var.
var.

var.
var.
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Burhop, Karl
From:
Sent:
To:
Subject:

O'Neill, Chris
Wednesday, April 05, 2017 4:06 PM
Burhop, Karl
RE: 2107-2113 St Johns Avenue 2nd Referral

Follow Up Flag:
Flag Status:

Follow up
Completed

Thank you Karl,
We are ok with this then.
Please advise if anything else is needed.
CO78
From: Burhop, Karl
Sent: Wednesday, April 05, 2017 10:56 AM
To: O'Neill, Chris <CONeill@cityhpil.com>
Subject: 2107‐2113 St Johns Avenue 2nd Referral
Good morning,
Please find the attached revised plans and information submitted by Mr. Nicholas for the 4‐unit attached single family
project located at 2107‐2113 St Johns Avenue.
The first Police Department comments (email) are attached (towards the end of the 3‐21‐2017 Department Comments
pdf): please try to return comments by 12 pm, Wednesday, April 12th.
Mr. Nicholas does respond to your original comments in the attached 4‐19‐2017 Applicant Response…pdf.
If you would like hard copy of the site plan, please let me know, and I will shoot those over today or tomorrow. There
really aren’t any substantial changes to the site plan.
Let me know if you have any questions.
Sincerely,
Karl J. Burhop
Planner II

City of Highland Park
Department of Community Development
1150 Half Day Road
Highland Park, Illinois 60035
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Burhop, Karl
From:
Sent:
To:
Cc:
Subject:

Pease, Dan
Wednesday, April 12, 2017 10:22 AM
Burhop, Karl
Accardo, Dino; Mishima, Akihiro
RE: Fire Code Comments

Follow Up Flag:
Flag Status:

Follow up
Flagged

Karl,
I will accept this for this plan and this plan only. Any changes or redesign will require all code requirements.

Daniel Pease
Fire Chief

1130 Central Avenue
Highland Park, Illinois 60035
847.926.1066
dpease@cityhpil.com
cityhpil.com

From: Burhop, Karl
Sent: Tuesday, April 11, 2017 3:27 PM
To: Pease, Dan <dpease@cityhpil.com>
Cc: Accardo, Dino <daccardo@cityhpil.com>; Mishima, Akihiro <amishima@cityhpil.com>
Subject: FW: Fire Code Comments
Good afternoon, Chief Pease,
Mr. Nicholas, the applicant for the 2107‐2113 St Johns Avenue 4‐unit attached single family project has responded with
the below email regarding the four specific Fire Code comments.
In your opinion does Mr. Nicholas’ below comments resolve the four Fire Code comments, G‐1, G3, G‐7, and G‐8? I
highlighted his response in yellow.
I have attached those four comments with your responses for your information.
Thank you,
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Karl J. Burhop
Planner II

City of Highland Park
Department of Community Development
1150 Half Day Road
Highland Park, Illinois 60035
847.926.1852
kburhop@cityhpil.com
cityhpil.com

From: Peter Nicholas [mailto:peter@nicholasdc.com]
Sent: Monday, April 10, 2017 3:32 PM
To: Burhop, Karl <kburhop@cityhpil.com>
Cc: Gavin Bardes <gavin@nicholasdc.com>
Subject: RE: Fire Code Comments
Karl,
I have read through the comments from the Fire Chief, sent to me by you, via e‐mail on 4/3/17 and we will provide a 13R
fire sprinkler system for each house to meet the Fire Department Requirements. We will also supply “No Parking – Fire
Lane” signs as required. Otherwise it appears that we are in compliance with our current plan.
Thank you,
Peter M. Nicholas
Founder I Principal I AIA
Nicholas Design Collaborative
509 N Wolcott Ave. Chicago, IL. 60622
312.267.1185 direct
312.243.7799 x26
www.nicholasdc.com

Attachment: Attachment 16 - New Department Comments for 4-19-2017 PDC Meeting (2030 : 2107-2113 St Johns Avenue Planned Development)

4.4.p

2

Packet Pg. 300

Burhop, Karl
From:
Sent:
To:
Cc:
Subject:
Attachments:

Burhop, Karl
Monday, April 03, 2017 2:26 PM
'Peter Nicholas'
Fontane, Joel; Accardo, Dino; Mishima, Akihiro; Amidei, Larry; Pease, Dan
2107-2113 St Johns Avenue Fire Code Comments Email
FIRE 2107- 2113 St. Johns Ave -- Modern Building 1-2017-257R (Site Revi....pdf

Mr. Nicholas,
During our meeting Friday, March 24, you identified four (4) FSCI Fire Code comments that required follow‐up. Chief
Pease responds to each of those four comments below in red.
The FSCI comments are attached as well, for your reference.
If you have any questions, please let me know.
Sincerely,
Karl J. Burhop
Planner II

City of Highland Park
Department of Community Development
1150 Half Day Road
Highland Park, Illinois 60035
847.926.1852
kburhop@cityhpil.com
cityhpil.com

G‐1 and G‐1a: Fire Chief Comment: Per the current site plan review/design, the approved access road is still required
however permission is granted for limited access to the north side of the building. The angle of approach and
departure to the fire apparatus access road from St Johns Avenue shall be in accordance to City code.
Full text of comment:
G‐1 Approved fire apparatus access roads shall extend to within 150 feet of all portions of the facility and all portions of
the exterior walls of the first story of the building as measured by an approved route around the exterior of the building.
IFC 503.1.1
a. The north side of the building is accessible only by a provided on‐site walk‐way which is enclosed by a 6‐foot
fence. Access is provided through an assumed to be locked entry gate along the west side of the complex near
the public sidewalk running along St. Johns Avenue. The adjacent (north side) property’s parking lot would be
separated by the 6‐foot cedar and steel fence. A tactical attack along the north side of the building to units 2111
and 2113 would require more than 300 feet of hose plus the length of hose needed for interior operations if the
pumper was parked along St. Johns Avenue.
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i. Obtain permission from the fire code official that the limited access to the north side of the building is
acceptable to the fire department. The fire code official may grant exceptions to this requirement for
buildings with an NFPA 13 or 13R installed automatic fire sprinkler system.
G‐3: Fire Chief Comment: Per the current site plan review/design, the installation of code compliant Fire sprinklers
will waive the requirement for an approved area for turning around fire apparatus.
Full text of comment:
G‐3 Dead‐end, fire apparatus access roads in excess of 150 feet in length shall be provided with an approved area for
turning around fire apparatus.
IFC 503.2.5, D103.4
G‐7: Fire Chief Comment: Per the current site plan review/design, the installation of code compliant fire sprinklers
would waive the requirement for an additional fire hydrant.
Full text of comment:
G‐7 Provide an on‐site fire hydrant such that no point along the fire apparatus access road is more than 250 feet from a
fire hydrant. The fire hydrant shall be in a location approved by the fire chief.
IFC C105.1
G‐8: Fire Chief Comment: Per the current site plan review/design, a 20’ width is approved only if parking is prohibited
on both sides of the road. The road shall be posted with “No Parking‐ Fire Lane” signs in a manner acceptable to the
City of Highland Park Police Department to allow for the enforcement of violations.
Full text of comment:
G‐8 Where a fire hydrant is located on a fire apparatus access road, the minimum road width shall be 26 feet exclusive of
shoulders.
IFC D103.1
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Director Fontane stated the way the DAS system was set up was to serve the Ravinia
Festival grounds.
Commissioner Kaplan asked about the term ring and if it required require four nodes. He
asked about the net effect if the pole is not allowed.
Mr. Fitz stated he could not speak to the RF design with authority. When the RF
engineers design coverage for an area with poor coverage they try to find a location. For
this location they determined they needed four nodes Removing a node would degrade
what they are trying to do. He stated he could come back with more of a technical
answer and take this back to the RF engineers.
Chair Glazer stated fewer nodes would mean degraded service. It was a question of how
much and the impact.
Mr. Lawrence Dunlap, 221 Blackhawk, Highland Park, IL, expressed the following
concerns: DAS system was adjudicated, colocation is required under Highland Park law,
dropping out of DAS system, not following needs of the ordinance, report stating why
they cannot collocate, is happy with DAS system.
Mr. Fitz stated every community has requirements to colocate. What is unique is
Highland Park’s application to small cell. Small cell projects are undertaken by
individual carriers because antenna sharing is a problem. There are DAS sites but people
still have their own antennas. He stated he had not seen a situation where colocation is
held to a small cell standard.
Chair Glazer stated they would be coming back as there were many questions to be
answered. He stated they could continue this to the next meeting and if this did not work
out they could work with staff.
Chair Glazer motioned to continue this item to the November 1, 2016 meeting.
Commissioner Stolberg so moved, seconded by Vice Chair Kutscheid. On a voice vote,
the motion carried unanimously.
G. Pre-Application Discussion for a Proposed Major Amendment to a Resubdivision
and Planned Development for a Four-Unit Attached Single-Family Residential
Development Located at 2107-2113 St. Johns Ave.
Planner Jahan made a presentation for the above item including pre-application
discussion, location and surrounding zoning map, project background, comparison of the
two development plans, comparison of the two subdivisions, proposed subdivision and
requested relief, design review required, off-street parking, zoning relief needed in the
planned development, department review, substantial change requires a public hearing
and recommendation.
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Mr. Fitz stated these are the AT&T engineers. They could bring one to the next meeting
and they could discuss it greater detail. It does not meet the network demands and
coverage area. There is also an interference issue.
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Mr. Peter Nicholas, 509 N. Wolcott, Chicago, IL, Architect, made a presentation
including previously approved design, vehicular change, southern exposure for units,
more privacy than previous scheme, two guest parking spaces front and back, homes are
smaller, lot sizes are more regular, direct access tot outdoor space, meant for empty
nesters, can accommodate families, individual entries, landscape plan, sensitive to
neighborhood buildings and dark sky compliant light.
Mr. Nicholas stated the new design is simplified and the old design had high construction
costs.
Vice Chair Kutscheid asked if there was a way to have more guest parking.
Mr. Nicholas stated there may be a way and the back yard setback is 25’ and there may
be a way to have an aisle in back. He thought one guest space per unit was adequate.
Director Fontane stated it would be an open pool of four spaces.
Vice Chair Kutscheid stated there is not a lot of plant variety along road and suggested
different plant material.
Mr. Nicholas stated they could do this.
Vice Chair Kutscheid asked if they would let the cedar fence patina naturally.
Mr. Nicholas stated they had talked about a composite which looks like wood and does
not require maintenance.
Vice Chair Kutscheid commented about the boards running horizontally and as natural
wood ages the twists show.
Commissioner Kaplan liked the plan and thought people might be able to park at Indian
Trails School. He agreed with trying to keep the green space. He asked about the public
benefit.
Chair Glazer stated it would be the same.
Planner Cross stated the public benefit was the same but relief associated with the project
has decreased considerably.
Commissioner Kaplan asked if it was a bike rack.
Mr. Nicholas stated it would be the standard kind.
Commissioner Pearlstein started she liked the project.
Commissioner Waxman stated she also liked the project.
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Mr. Nicholas stated they were $1.6 - $1.7 million and the new ones will be around $1
million.
Commissioner Reinstein asked if there was relief requested for fence height.
Mr. Nicholas replied they do not need it anymore. The fence was lowered to 6’.
Vice Chair Kutscheid stated there was a lot of glass and mentioned the bird friendly glass
ordinance. He asked if this was required for a single-family attached.
Mr. Nicholas asked about bird friendly glass.
Planner Cross stated nothing has been codified at this point.
Chair Glazer stated windows are not that high and may not be affected by an ordinance.
Director Fontane stated City Council did amend the public benefit list to include bird
friendly glass.
Vice Chair Kutscheid stated the glass is etched with ultra violet so the birds see the glass
as solid.
Mr. Nicholas asked if it was a film.
Councilman Blumberg stated it was actually etched in the glass. There is an example at
Rosewood Beach with solid glass on three sides and is bird friendly. It is not in the code,
but included as a potential public benefit. If the cost is not too intense the applicant may
want to think about it as a public benefit.
Commissioner Stolberg stated he liked plan and asked if they would have an HOA.
Mr. Nicholas stated the intention was to have maintenance. There would be ownership of
the common lot by 25% and it would be fee simple.
Commissioner Stolberg asked when people park along the tree line will there be a
problem getting out of the garages.
Mr. Nicholas stated they thought about putting indentations into the landscape. It is a
little over a 20’ driveway so if you parked in between you would have 12’ to get by.
Commissioner Stolberg stated he liked the blue pavers and the asphalt drive was not as
aesthetically pleasing. He asked since the drive was relatively tight, where they would
put the snow.
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Mr. Nicholas stated they were 10’. They designed these units as very high end but the
market could not handle it. He stated they do not have the funds to just build and have to
sell some before they can do that.
Councilman Blumberg asked if they had considered a ground lease so they would keep a
single lot or four lots with easements. He asked about permeable pavement vs. asphalt
and barbecuing on rooftop decks.
Mr. Nicholas stated it was a legal question.
Planner Cross stated barbecuing was a fire code consideration.
Commissioner Stolberg did not think charcoal was permitted on a wood deck.
Mr. Nicholas stated there was room for a BBQ.
Chair Glazer stated their feedback was favorable and looked forward to seeing them
again when they are ready to go to public hearing.
Mr. Nicholas stated they are moving cautiously and would determine the pricing and put
it on the market and see what happens. If it is favorable they will move ahead.
Chair Glazer thanked the applicant.
V.

OTHER BUSINESS
A. Next Regular Meeting - November 1, 2016
B. Case Briefing
None.

VI.

BUSINESS FROM THE PUBLIC
There was none.

VII.

ADJOURNMENT
Chair Glazer called for a motion to adjourn. Commissioner Stolberg so motioned,
seconded by Commissioner Kaplan. On a voice vote, the motion passed unanimously.
The Plan and Design Commission adjourned at 11:50 PM.
Respectfully submitted,
Joel Fontane, Director
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REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
DATE REFERRED:

April 19, 2017

ORIGINATED BY:

Community Development

SUBJECT:

Public Hearing #17-04-SUP-003 for an Amendment to a Special Use
Permit to Modify the Site Plan and Add Parking to the Warren Barr
Nursing Facility located at 2773 Skokie Valley Road

Project Summary:

Zoning:
Land Use:

Special Use Permit Amendment & Design Review
Warren Barr North Shore – Skilled Nursing Facility
2773 Skokie Valley Road, Highland Park IL 60035
Owner:
Project Representative:
Half Day Property Holdings, LLC
ML Group – David Schoning
3450 Oakton Street
3424 Oakton Street
Skokie, IL 60076
Skokie, IL 60076
B3 – Highway Commercial
Skilled Nursing/Living Facility

Planning District:

Skokie Highway Corridor

Project Description:
Site Location
Applicant/
Property Owner

Project Description:
ML Group, on behalf of the property owner Half Day Property Holdings, LLC, is requesting an
amendment to the existing Special Use Permit for the subject property in order to construct a total of 11
additional parking spaces to serve on-site parking demand. The proposed parking spaces will be scattered
and integrated into the existing ring road around the Warren Barr facility and will not encroach into a
required 40-foot buffer area on the north and east sides of the property.
Existing Special Use Permit:
The site was originally developed in 1985 with a three-story, 214-bed skilled nursing facility. The
development of the site with this land use required a Special Use Permit, and approval contained various
conditions including the burial of all public and private utilities, the use of darkened/“smoked” glass
windows, installation of landscaped earthen berms, a restriction on lighting height to a maximum of 16
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feet, and a 40-foot wide tree and natural brush preservation area along the north and east property lines
with evergreen trees at a minimum height of 20 feet tall. The buffer area was intended to serve as
screening between the on-site land use and the adjoining residential areas.
In 2002, a Special Use Permit amendment was approved for the site in order to permit a site plan revision
consisting of the construction of 19 additional parking spaces on site. No additional beds were added to
the facility at that time. In 2002, the project expanded the total parking inventory to 95 spaces on the
property. The amended Special Use Permit repealed the Section of the 1985 Special Use Permit
containing the original approval conditions; however, conditions set within the 2002 amendment were
largely similar to those of the previous approval. The 2002 amendment maintained a requirement for a
40-foot preservation area, though the minimum required height for the evergreen trees was reduced to 12
feet. In addition, the amendment required a 15 foot fire lane around the perimeter of the development.
Proposed Scope of Work:
The current amendment proposal includes the construction of 11 new parking spaces along the existing
ring road around the Warren Barr facility. The 11 spaces are in scattered locations and generally adjacent
to existing parking on the interior of the ring road so as to not disturb the 40’ landscape buffer area
directly to the north of the ring road on the north side of the site. The net change in parking is 10 new
spaces, since two existing spaces will be converted to a single handicapped-accessible parking space. This
will increase the total number of spaces on site to 105 off-street parking spaces.
The areas shown in RED on the site plan below depict the locations of the 11 proposed new parking
spaces.

Compact
Parking
Space

Removed
from
Proposal

Location of New
Handicapped
Parking Space

Parking Space Design:
The proposed spaces generally consist of angled (45-degree and 65-degree) parking spaces and 90-degree
parking spaces intended to make use of the limited area along the service road between the existing
facility and the landscaped buffer area. All but two of the proposed spaces meet the design requirements
within Article 8 of the Zoning Code (Off-Street Parking and Loading). Staff have worked with the
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applicant regarding redesign or removal of the spaces that do not meet minimum design standards, which
is discussed below.
1) Northwestern-most of Proposed Parking
Spaces
Code requires that a 65-degree parking space
have a depth of 19 feet, and the proposed space
has a depth of approximately 14 feet.
Even when considering a 2.5-foot vehicle
overhang on the north side of the parking
space, the proposed parking space is too short
and a vehicle parked within would block the
15-foot service drive.
The Applicant has indicated that this parking
space will be removed from their proposal.
This results in a proposal of 11 (10 net) new
spaces.

2) Northeastern Angled Space Parking Spaces
Code requires that a 45-degree parking space
have a minimum width of 12 feet, and the
proposed space depicted in red to the right has
a width of approximately 9 feet. The other
adjacent 45-degree spaces have widths of 12
feet or greater.
Section 150.808(D)(2)(B) of the Zoning Code
would allow this space to be utilized as a
compact parking space. A maximum of 10% of
a parking facility may be provided as compact
stalls with a minimum width of 7'6" where
dimensional constraints such as walls,
columns, or turning aisles exist. At this point
there are no compact parking spaces on the
site.
The Applicant has indicated that this space
will be marked and utilized as compact
vehicle parking.

Increase in Handicapped-Accessible Parking
The increase in total parking spaces triggers the need for one additional parking space for the physically
handicapped. Section 150.808(E) requires five handicapped spaces for parking lots with 101 to 150 total
spaces. There are four handicapped parking spaces currently on site located south of the main entrance to
the facility, and a fifth handicapped space will be created by combining two existing parking spaces just
to the west of the main entrance to the facility.
Landscaping
Based on the scope of the proposed site plan modification, no additional vehicular use area landscaping
will be required pursuant to Article 22 of the Zoning Code (Landscape Planting and Screening). No
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supplemental screening is required, as no newly-constructed portion of the vehicular use area is located
less than 25 feet from a residential zoning district. The vehicular use area is already separated from the
residential district by the required 40 foot landscaped buffer area on the subject property. Additionally,
the new parking spaces haven’t created any new rows of more than ten spaces, so new tree islands are not
required.
However, the applicant has proposed to add some shrubs in the vicinity of the proposed parking spaces to
add to the existing planting islands and interior landscaping areas on site. The proposed new landscaping
includes two Green Mountain boxwood, four Franklins Gem Korean boxwood, and one Arbor Vitae.
DESIGN REVIEW:
Prior to the issuance of any permit required under the ordinances of the City for the erection, construction,
alteration or repair of any structure, a Certificate of Design Review Approval is required if the requested
permit (i) is for a non-single-family residential use, and (ii) involves an Exterior Design Feature.
The standards applicable to the proposed project address site design, site treatments, landscaping, and
parking areas. Additional design standards related to building design, lighting, fences, awnings, and
antennas within Chapter 176 will not apply due to the scope of the proposed site modification.
Section 176.205 General Design Standards.
(A) Site Plan.
(1) The site shall be planned to (a) provide a desirable transition from the streetscape, (b) meet the
parking design requirements of Article VIII of Chapter 150 of this Code, and (c) meet the
landscape planting and screening requirements of Article XXII of Chapter 150 of this Code.
(2) …
(B) Site Treatment.
(1) Where natural or existing topographic patterns contribute to beauty and utility of a development,
they shall be preserved and enhanced, subject to the requirements set forth in Article XVIII of
Chapter 150 of this Code.
 Since the original approval of the development in the 1980s, a 40’ landscaped buffer has
been in place on site. The applicant explored other design alternatives to add new,
contiguous site parking off of the access drive that would have encroached into the buffer
as part of a Special Use Permit amendment, but ultimately proposed the current design
which preserves the landscaped area to the north.
(2) Grades of walks, parking spaces, terraces, and other paved areas shall provide a safe and stable
surface for walking.
(3) Sidewalks, plazas, and pedestrian pathways shall be distinguished from Vehicular Use Areas
through the use of materials, such as curbs, pavers, and brick or brushed or scored concrete, in
order to ensure pedestrian safety and comfort.
 The scope of work includes modifications to an existing sidewalk and patio area and the
construction of new curbs and walkways to ensure pedestrian safety.
(4) …
Section 176.210(B) District Design Review Standards.
For Auto-Oriented Business Districts (B3, B4, and I Zoning Districts), parking areas shall be designed to:
(1) Minimize curb cuts, and
(2) Maximize pedestrian and vehicular access to adjacent lots.
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Article 14 - Standards for Special Use Permits:
Pursuant to Section 150.1404 of the City Code, the Plan and Design Commission or the City Council, as
the case may be, shall not recommend or grant a special use permit be issued unless it shall make
Findings of Fact based upon evidence presented at the hearing in any given case that:
(1) The special use will serve the public convenience at the location of the subject property; or 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;
 The site has been improved and operated as a skilled nursing facility since the 1980s. No
change in land use or expansion of the existing skilled nursing facility is proposed.
(2) The location and size of the special use, the nature and intensity of the operation involved in or
conducted in connection with the special use, the size of the subject property in relation to such
special use, and the location of the site with respect to streets giving access to it, shall be such that
it will be in harmony with the appropriate, orderly development of the zoning district in which it
is located;
(3) That the special use will not be injurious to the use and enjoyment of other property in the
immediate vicinity of the subject property for the purposes already permitted in such zoning
district, nor substantially diminish and impair the value of other property in the neighborhood;
 The property is located within the B3 Highway Commercial zoning district, while lands
to the north and east are within single family residential zoning district. The existing
Special Use Permit for the property requires 40’ landscaped buffer areas along the north
and east sides of the subject property to provide screening between the land use on site
and nearby properties, and the proposed improvements do not alter the existing buffer
areas.
(4) The nature, location, and size of the buildings or structures involved with the establishment of the
special use will not impede, substantially hinder, or discourage the development and use of
adjacent land and buildings in accord with the regulations of the zoning district within which they
are located;
 The proposed parking improvements are situated along an existing access drive around
the Warren Barr skilled nursing facility and are intended to add to the on-site parking
inventory. Increased on-site parking may reduce potential impact to parking facilities on
adjacent land.
(5) Adequate utilities, access roads, drainage, and other necessary facilities have been or will be
provided;
 There is an existing access drive around the facility, which is required to be a minimum
of 15 feet wide. A portion of the proposed improvements include a widening of the access
drive near the northeast corner of the facility are intended to maintain adequate access
and site circulation in an area of proposed parking improvements.
(6) Parking areas of adequate size for the special use shall be properly located and suitably screened
from adjoining residential uses, and the entrance and exit driveways to and from these parking
areas shall be designed to prevent traffic hazards, eliminate nuisance, and minimize traffic
congestion in the public streets;
 The existing 40’ landscape buffer areas to the north and east will not be disturbed by the
proposed project activities.
(7) The special use shall in all other respects conform to the applicable regulations of the zoning
district in which it is located, except as such regulations may, in each instance, be modified as
provided in this Chapter;
 No modifications related to zoning or Special Exceptions to parking requirements are
required for the proposed improvements and Special Use Permit amendment request.
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4.5

REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
(8) There is reasonable assurance that the special use will be completed and maintained as and if
authorized; and
 The project will add parking inventory to the site in support of the continued skilled
nursing facility operations by Warren Barr North Shore.
(9) The special use shall comply with all applicable requirements set forth in this Chapter.
Recommendation:
The Department of Community Development recommends that the Plan & Design Commission consider
the proposed site plan modification and associated Special Use Permit Amendment relative to the
appropriate standards in Code and vote whether to direct staff to prepare draft Findings of Fact
recommending approval.

Documents Attached:
Warren Barr - A - Project Application & Narrative
Warren Barr - B - Ordinance for 1985 Special Use Permit (Realcom)
Warren Barr - C - Ordinance for 2002 SUP Amendment (Manorcare)
Warren Barr - D - Architectural Plans (10-19-2016)
Warren Barr - E - Engineering Plans (05-10-2016)
Warren Barr - F - Landscape Plan (10-19-2016)
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SUBDIVISION ON SECTION 16, TOWNSHIP 43 NORTH, RANGE 12, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING
TO THE PLAT OF SAID FIRST RESUBDIVISION OF SKY HARBOR NORTH COURT CLUB SUBDIVISION, RECORDED JULY 25,
1979 AS DOCUMENT 2009844, IN BOOK 71 OF PLATS, PAGE 41, IN LAKE COUNTY, ILLINOIS.
AREA OF PARCEL 1 : 179,682 S.F. OR 4.12 ACRES MORE OR LESS
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PORTION OF LOT 1 IN SAID RESUBDIVISION AFORESAID AS SHOWN ON AND LOCATED BY SAID PLAT OF FIRST RESUBDIVISION
OF SKY HARBOR NORTH COURT CLUB SUBDIVISION, RECORDED JULY 25, 1979 AS DOCUMENT 2009844, IN BOOK 71 OF
PLATS, PAGE 41, IN LAKE COUNTY, ILLINOIS.
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STATE OF ILLINOIS)
COUNTY OF DuPAGE) S.S.
I, WARREN D. JOHNSON, HEREBY CERTIFY THAT I HAVE
SURVEYED THE ABOVE PROPERTY AND THAT THE PLAT HEREON
DRAWN IS A CORRECT REPRESENTATION OF SAID SURVEY.
DATED AT WHEATON, IL. THIS 2ND DAY OF MAY, A.D. 2016.

__________________________________________
ILLINOIS REGISTERED LAND SURVEYOR NO. 2971
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TO THE BEST OF OUR KNOWLEDGE AND BELIEF, THE DRAINAGE OF THE SURFACE
WATERS WILL NOT BE CHANGED BY THE CONSTRUCTION OF THIS RESIDENCE OR
ANY PART THEREOF, OF THAT IF SUCH SURFACE WATER DRAINAGE WILL BE
CHANGED, REASONABLE PROVISIONS HAVE BEEN MADE FOR THE COLLECTION AND
DIVERSION OF SUCH SURFACE WATERS INTO PUBLIC AREAS OF SUCH WATERS WILL
BE PLANNED FOR IN ACCORDANCE WITH GENERALLY ACCEPTED ENGINEERING
PRACTICES SO AS TO NOT DAMAGE THE ADJOINING PROPERTY BECAUSE OF THE
CONSTRUCTION OF THE RESIDENCE.
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SOIL EROSION CONTROL PLAN

WARREN BARR NORTH SHORE
PARKING LOT EXPANSION
3773 SKOKIE VALLEY ROAD, HIGHLAND PARK, ILLINOIS

NORTH
20

0

20

40

60

SCALE: 1" = 20'

10' PUBLIC UTILITY AND DRAINAGE EASEMENT
10' BULDING SETBACK LINE

10' BULDING SETBACK LINE
SILT & CONSTRUCTION
SAFETY FENCE
(TYP.)

LEGEND
EXISTING

PROPOSED
CURB & GUTTER
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WATER MAIN
STORM SEWER
SANITARY SEWER
STORM MANHOLE
SANITARY MANHOLE

SILT & CONSTRUCTION
SAFETY FENCE
(TYP.)

CATCHBASIN
INLET
VALVE & VAULT
VALVE & BOX
BUFFALO BOX

PROVIDE INLET SILT
PROTECTION ON ALL
OPEN LID STRUCTURES

FIRE HYDRANT
FLARED END SECTION
HANDICAPPED RAMP
SPOT ELEVATION
CONTOUR
DRAINAGE FLOW

50

CULVERT

ILD
' BU

CONCRETE MONUMENT
PARKING SPACE COUNT
SURVEY CONTROL POINT

IN

ELECTRIC METER

GS

ELECTRIC TRANSFORMER

ET
BA

LIGHT STANDARD

CK

STREET LIGHT

LIN

TRAFFIC LIGHT

E

CONSTRUCTION
WASHOUT
FACILITY

POWER POLE
SIGN
TREE
GAS METER
GAS VALVE
FENCE
BURIED UTILITY LINE
OVERHEAD UTILITY LINE
FOR BURIED AND OVERHEAD UTILITIES:
E=ELECTRIC T=TELEPHONE C=COMMUNICATIONS G=GAS

NOTE :
1. UTILIZE FACILITY ENTRANCE OFF SKOKIE VALLEY ROAD
FOR CONSTRUCTION ENTRANCE FOR PROJECT.
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B6.12 CONCRETE
CURB AND GUTTER

EXISTING
CURB &
GUTTER

1. A COPY OF THE APPROVED EROSION AND SEDIMENT CONTROL PLAN SHALL
CONSTRUCTION
BE MAINTAINED ON THE SITE AT ALL TIMES.
ENTRANCE SECTION
2. THE CONTRACTOR IS REPONSIBLE FOR INSTALLATION OF ANY ADDITIONAL
CA-6 AGGREGRATE,
EROSION CONTROL MEASURES NECESSARY TO PREVENT EROSION AND
SEDIMENT AS DETERMINED BY THE VILLAGE.
2" THICK
3. THE CONTRACTOR SHALL PROVIDE EROSION CONTROL AS INDICATED ON THE
3" CRUSHED CONCRETE,
PLANS AND REQUIRED BY THE VILLAGE.
6" THICK
4. THE CONTRACTOR SHALL BE RESPONSIBLE FOR EROSION CONTROL MEASURES
& RECORD KEEPING AS REQUIRED BY THE VILLAGE.
CLAY SUB-BASE
5. IN AREAS WHERE WORK IS COMPLETE, PERMANENT STABILIZATION SHALL OCCUR
WITHIN 14 DAYS OF COMPLETION, AND IN AREAS WHERE WORK HAS TEMPORARILY
CONSTRUCTION ENTRANCE SHALL BE
6' LONG 2"x4"
CEASED FOR 21 DAYS OR MORE, TEMPORARY STABILIZATION SHALL OCCUR BY
30' WIDE BY 30' LONG.
TREATED TIMBER
THE 14TH DAY AFTER WORK HAS CEASED.
POSTS @ 5' INTERVALS
6. STOCKPILES OF SOIL OR OTHER BUILDING MATERIALS TO REMAIN IN PLACE MORE
THAN 3 DAYS SHALL BE FURNISHED WITH EROSION AND SEDIMENT CONTROL
MEASURES (i.e. PERIMETER SILT FENCE ), STOCKPILES TO REMAIN IN PLACE
MORE THAN 30 DAYS OR MORE SHALL RECIEVE TEMPORARY STABILITION.
NO SCALE
7. DURING DEWATERING OPERATIONS, WATER WILL BE PUMPED INTO SEDIMENT BASINS
OR SILT TRAPS. DEWATERING DIRECTLY INTO FIELD TILES, THE WETLAND, OR
STRUCTURES IS PROHIBITED.
10' Min
8. SOIL DISTURBANCE SHALL BE CONDUCTED IN SUCH A MANNER AS TO MINIMIZE
NOTE:
BARRIER WALL
EROSION. SOIL STABILIZATION MEASURES SHALL CONSIDER THE TIME OF YEAR,
STAPLE WIRE FENCING
SITE CONDITIONS AND THE USE OF TEMPORARY OR PERMANENT MEASURES.
TO ALL POSTS
NOTES:
9. ALL STORM SEWERS THAT ARE OR WILL BE FUNCTIONING DURING CONSTRUCTION
SHALL BE PROTECTED, BY AN SEDIMENT CONTROL MEASURE.
1. Maintaining temporary concrete
washout facilities shall include
10. ALL TEMPORARY EROSION AND SEDIMENT CONTROL MEASURES SHALL BE REMOVED
removing and disposing of hardend
WITHIN 30 DAYS AFTER FINAL SITE STABILIZATION IS ACHIEVED OR AFTER THE
concrete and/or slurry and
NO SCALE
returning the faciliities to a functional
TEMPORARY MEASURES ARE NO LONGER NEEDED.
condition.
11. A STABILIZED MAT OF AGGREGRATE UNDERLAIN WITH FILTER CLOTH (OR OTHER
2' Max
APPROPRIATE MEASURE) SHALL BE LOCATED AT ANY POINT WHERE TRAFFIC WILL BE
2. Facility shall be cleaned or reconstructed
in a new area once
ENTERING OR LEAVING A CONSTRUCTION SITE TO OR FROM A PUBLIC RIGHT-OF WAY,
washout becomes two-thirds full.
STREET. ALLEY OR PARKING AREA. ANY SEDIMENT OR SOIL REACHING AN IMPROVED
PUBLIC RIGHT-OF-WAY, STREET ,ALLEY OR PARKING AREA SHALL BE REMOVED BY
SANDBAG
30-MIL POLYETHYLENE
SCRAPING OR STREET CLEANING AS ACCUMULATIONS WARRANT AND TRANSPORTED
(ANCHOR EVERY 2' ON TOP OF
BARRIER)
TO A CONTROLLED SEDIMENT DISPOSAL AREA.
12. IF DEWATERING SERVICES ARE USED, ADJOINING PROPERTIES AND DISCHANGE
PLAN VIEW
3' Min
LOCATIONS SHALL BE PROTECTED FROM EROSION. DISCHARGES SHALL BE ROUTED
THROUGH AN EFFECTIVE SEDIMENT CONTROL MEASURE (e.g. SEDIMENT TRAP, SEDIMENT
Letters 6" Min. Height
BASIN, OR OTHER APPROPRIATE MEASURE.
13. THE EROSION CONTROL MEASURES INDICATED ON THE PLANS ARE MINIMUM
CONCRETE
REQUIREMENTS,
BARRIER WALL ANCHOR SECTION
WASHOUT
ADDITIONAL MEASURES MAY BE REQUIRED, AS DIRECTED BY THE ENGINEER
AREA
OR GOVERNING AGENCY.

12'-9'

2.5' MIN.

REVIEW

DATE

BY

4" WIDE
LINE (WHITE)

ANGULAR
PARKING STRIPE DETAIL

NO SCALE

GALVANIZED STEEL FRAME

HANDLES FOR
EASY REMOVAL

PAVEMENT SCORING 5' x 5'
SQUARE MAXIMUM. (VERIFY
SCORING WITH ARCHITECT)

OVERFLOW FEATURE

PORTLAND CEMENT
CONCRETE, - 5"

STAINLESS STEEL BAND
(HEMMED INTO BAG)

INNER LAYER - POLYPROPYLENE
FILTER FABRIC
OUTER LAYER - POLYESTER MESH
REINFORCEMENT

CATCH-ALL
INLET PROTECTOR
FOR ROUND, RECTANGULAR, BEEHIVE
OR ROLL TYPE CURB INLETS

TEMPORARY CONCRETE
WASHOUT FACILITY - BARRIER WALL

2.5'
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10' Min

3.5' Min.

DESCRIPTION

AL

NO SCALE

Plywood or Aluminum 48" X 24" Min.

ADHERE CAP UNIT TO
TOP UNIT USING
CONCRETE ADHESIVE

NO SCALE

CA-6 AGGREGATE BASE, - 4"
COMPACTED SUB-GRADE

T/W

CONCRETE SIDEWALK SECTION

GRADE
IMPERVIOUS FILL
MIN. 1' THICK

EXISTING TREES TO BE
PRESERVED

6.0'

SNOW FENCE PLACED OUTSIDE
OF DRIPLINE
EXISTING
GRADE

HIGHEST POINT

TREE DRIPLINE

NO SCALE

REINFORCED BACKFILL
95% STANDARD
PROCTOR DENSITY
PER STRUCTURAL DESIGN

PAVEMENT SCORING 5' x 5'
SQUARE MAXIMUM. (VERIFY
SCORING WITH ARCHITECT)

TYPE 1 (TYP.)
GRADE

PORTLAND CEMENT
CONCRETE, - 8"

APPROXIMATE
EXCAVATION

REINFORCEMENT
DRAINAGE AGGREGATE
1' THICK MIN.

WIRE MESH
W4 X W4

GEOGRID
REINFORCEMENT
PER STRUCTURAL DESIGN

PER STRUCTURAL
DESIGN

TREE DRIPLINE

EXISTING TREES TO BE
PRESERVED

END OF WALL, @ 3' CENTERS OR INLET
(MIN. SLOPE 1%) PER STRUCTION DESIGN

LEVELING PAD 6" MIN.
DRAINAGE AGGREGATE

TYPICAL RETAINING WALL SECTION

SNOW FENCE

CA-6 AGGREGATE BASE, - 4"

NTS

COMPACTED SUB-GRADE

6"

3/4"/FT. SLOPE
TOWARDS DRAINS

APRIL

A

MAY

JUNE

JULY

AUGUST SEPTEMBER OCTOBER NOVEMBER DECEMBER

*

*
A'

A'
B

B

3500 PSI
CONC.

3"R
2-18" NO.6 SMOOTH BARS
WITH EXP. CAPS PLACED IN
1/2" PREMOLDED JOINT
(50'O.C.)

HOT MIX ASPHALT BITUMINOUS
CONCRETE SURFACE COURSE, 2"

TACK COAT 0.1 GAL./S.Y.

2" (DEPRESSED
PAVEMENT
THICKNESS

MARCH

NO SCALE

2"R
6"

NO SCALE

JANUARY FEBRUARY

CONCRETE PAVEMENT SECTION

1"

PROTECTIVE TREE FENCE

HOT MIX ASPHALT
BITUMINOUS CONCRETE
BINDER COURSE, 2"

CURB ONLY)
7"

6"

6"

19"
PRIME COAT 0.2 GAL./S.Y.

C
D

COMPACTED CLAY SUB-BASE
NOTE:
1. USE TWO NO.5 RE-BARS FOR 10'
ON EITHER SIDE OF ALL UTILITY TRENCHES
2. CURB & GUTTER EXPANSION JOINTS TO
BE 90' O.C. AND WHERE ABUTTING EXIST.
CONCRETE. CONTRACTION JOINTS SHALL
BE SAWCUT 15' O.C.

E**
F
A. KENTUCKY BLUEGRASS 90 LBS/ACRE C. SPRING OATS 100 LBS/ACRE * IRRIGATION NEEDED DURING JUNE AND JULY
MIXED WITH PERENNIAL RYEGRASS
30 LBS/ACRE.
D. WHEAT OR CEREAL RYE ** IRRIGATION NEEDED FOR 2 TO 3 WEEKS
150 LBS/ACRE.
AFTER APPLYING SOD
A'. NATIVE SEEDING
E. SOD
B. KENTUCKY BLUEGRASS 135 LBS/ACRE
MIXED WITH PERENNIAL RYEGRASS F. STRAW MULCH 2 TONS/ACRE
45 LBS/ACRE + 2 TONS STRAW MULCH/ACRE.
DJ

DATE:

05-10-16

CHECKED BY:

WDJ

DATE:

05-10-16

APPROVED BY:

WDJ

DATE:

05-10-16

DRAWN BY:
BY
D. J.

0"

PIC

SILT FENCE DETAIL

SIGN DETAIL

9'-

TY

PERPENDICULAR
PARKING STRIPE DETAIL

BURY & ANCHOR
FABRIC IN 6"x6"
TRENCH ON UPSTREAM
SIDE

4"x4"x6' Wood Post or 6' Steel Post Min.

REVISIONS:
DATE
05-10-16

4" WIDE
LINE (WHITE)

EXISTING GROUND

SOIL STABILIZATION CHART
TYPICAL CONSTRUCTION SEQUENCING
STABILIZATION
1.) Installation of soil erosion and sediment control measures
a.) Selective vegetation removal for silt fence installation
PERMANENT
b.) Silt fence installation
SEEDING
c.) Construction fencing around areas not to be disturbed
DORMANT
d.) Stabilized construction entrance
SEEDING
2.) Tree removal where necessary (clear & grub)
3.) Construct sediment trapping devices (sediment traps, basins )
TEMPORARY
SEEDING
4.) Install silt fence and grade site
5.) Temporarily stabilize topsoil stockpiles (seed and silt fence around toe of slope)
SODDING
6.) Install storm sewer, sanitary sewer, water and associated inlet & outlet protection8
MULCHING
7.) Temporarily stabilize all areas including lots that have reached temporary grade
8.) Permanently stabilize all outlot areas
9.) Install structures and grade individual lots
10.) Permanently stabilize lots
11.) Remove all temporary erosion and sediment control measures after the site is stabilized with vegetation
12.) Soil erosion and sediment control maintenance must occur every two weeks and after

VARIES- SEE PANS
18'-0"

GEOTECHNICAL FILTER
FABRIC CONFORMING TO
I.D.O.T. STANDARD
SPECIFICATIONS
ARTICLE 718.29
PROPOSED FILL

CONSTRUCTION ENTRANCE DETAIL
(IF REQUIRED)

SEDIMENTATION AND EROSION CONTROL NOTES
A. SOIL DISTURBANCE SHALL BE CONDUCTED IN SUCH A MANNER AS TO MINIMIZE EROSION. SOIL
STABILIZATION MEASURES SHALL CONSIDER THE TIME OF YEAR, SITE CONDITIONS AND THE USE
OF TEMPORARY OR PERMANENT MEASURES.
B. SOIL EROSION AND SEDIMENT CONTROL FEATURES SHALL BE CONSTRUCTED PRIOR TO THE
COMMENCEMENT OF HYDROLOGIC DISTURBANCE OF UPLAND AREAS.
C. DISTURBED AREAS SHALL BE STABILIZED WITH TEMPORARY OR PERMANENT MEASURES WITHIN 14
CALENDAR DAYS OF THE END OF ACTIVE HYDROLOGIC DISTURBANCE, OR REDISTURBANCE.
D. AREAS OR ENBANKMENTS HAVING SLOPES GREATER THAN OR EQUAL TO 3H:1V, AND APPROVED
BY THE ENFORCEMENT OFFICER, SHALL BE STABILIZED WITH SOD, MAT OR BLANKET IN
COMBINATION WITH SEEDING.
E. EROSION CONTROL BLANKET SHALL BE REQUIRED ON ALL INTERIOR DETENTION BASIN SIDE
SLOPES BETWEEN NORMAL WATER LEVEL AND HIGH WATER LEVEL.
F. ALL STORM SEWERS THAT ARE OR WILL BE FUNCTIONING DURING CONSTRUCTION SHALL BE
PROTECTED, BY AN APPROPRIATE SEDIMENT CONTROL MEASURE.
G. ALL TEMPORARY EROSION AND SEDIMENT CONTROL MEASURES SHALL BE REMOVED WITHIN 30
DAYS AFTER FINAL SITE STABILIZATION IS ACHIEVED OR AFTER THE TEMPORARY MEASURES ARE
NO LONGER NEEDED.
H. ALL TEMPORARY AND PERMANENT EROSION CONTROL MEASURES MUST BE MAINTAINED AND
REPAIRED AS NEEDED. THE PROPERTY OWNER SHALL BE ULTIMATELY RESPONSIBLE FOR
MAINTENANCE AND REPAIR.
I. A STABILIZED MAT OF AGGREGRATE UNDERLAIN WITH FILTER CLOTH (OR OTHER APPROPRIATE
MEASURE) SHALL BE LOCATED AT ANY POINT WHERE TRAFFIC WILL BE ENTERING OR LEAVING A
CONSTRUCTION SITE TO OR FROM A PUBLIC RIGHT-OF-WAY, STREET, ALLEY OR PARKING AREA.
ANY SEDIMENT OR SOIL REACHING AN IMPROVED PUBLIC RIGHT-OF-WAY, STREET, ALLEY OR
PARKING AREA SHALL BE REMOVED BY SCRAPING OR STREET CLEANING AS ACCUMULATIONS
WARRANT AND TRANSPORTED TO A CONTROLLED SEDIMENT DISPOSAL AREA.
J. SOIL STOCKPILES SHALL NOT BE LOCATED IN A FLOOD PRONE AREA OR A DESIGNATED BUFFER
PROTECTING WATERS OF THE UNITED STATES OR ISOLATED WATERS OF DUPAGE COUNTY.
K. IF DEWATERING SERVICES ARE USED, ADJOINING PROPERTIES AND DISCHARGE LOCATIONS SHALL
BE PROTECTED FROM EROSION. DISCHARGES SHALL BE ROUTED THROUGH AN EFFECTIVE
SEDIMENT CONTROL MEASURE (e.g. SEDIMENT TRAP, SEDIMENT BASIN, OR OTHER APPROPRIATE
MEASURE.
L. THE EROSION CONTROL MEASURES INDICATED ON THE PLANS ARE THE MINIMUM REQUIREMENTS.
ADDITIONAL MEASURES MAY BE REQUIRED, AS DIRECTED BY THE ENGINEER OR GOVERNING AGENCY.

B6.12 CONCRETE
CURB AND GUTTER

"

SLOPE AWAY
FROM CURB

23
'-3

RIGHT-OF-WAY

VARIES- SEE PANS

GENERAL NOTES:
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COMPACTED CLAY BASE

CA-6 AGGREGATE BASE COURSE
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B-6.12 CURB & GUTTER

BITUMINOUS PAVEMENT SECTION

NO SCALE
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4.6

REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
DATE REFERRED:

April 19, 2017

ORIGINATED BY:

Community Development

SUBJECT:

Continuation of Public Hearing 17-01-PUD-002 for a Preliminary and
Final Consideration of a Special Use Permit in the Nature of a Planned
Unit Development at 1633, 1637, 1645 McGovern Street

BACKGROUND & SUMMARY:

Carlisle Place, LLC, a Deerfield-based development group, is proposing a new nine-unit
multifamily building on McGovern Street near downtown Highland Park. The project will be on
a .48-acre lot created by consolidating three small single-family properties. Three old houses on
the properties will be demolished.
The development is in the RM1 zoning district, a multifamily district that permits 15 units per
acre. The proposed project is allowed seven units by right and achieves two more through an
Inclusionary Housing Bonus and a PUD Density Bonus. As shown in location map above, the
property fronts on McGovern Street and has a public alley behind it. There are currently three
driveways on McGovern (one serving each SF residence), but one will be removed as part of the
proposed building. Garages for the units will face eastward and load from the alley.
The application will be processed as a Planned Unit Development (PUD). The applicant has
voluntarily elected to go through this processes to incorporate a number of zoning modifications
into the proposed development.
The following table summarizes information about the project:
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REQUEST FOR PLAN AND DESIGN COMMISSION ACTION

Project Description:
Process:
Applicant

Representative:
Site Location:
Site Area:
Proposed Lot Coverage:
Current Zoning:
Current Use:
Proposed Use:
Planning District:

3-Story Nine Unit Multifamily Building called “The
Terraces”
Voluntary Planned Unit Development (PUD) with
Subdivision
Carlisle Place, LLC
346 Margate Terrace
Deerfield, IL
(847) 924-3494
David L. Shaw, Shaw Fishman Glantz & Towbin LLC
1633, 1637, 1645 McGovern Street
21,000 SF (.48 acres)
50.7% (10,648SF)
RM1 Medium-to-High Density Multifamily Residential
District
Single & Two-Family Residential
Multifamily Residential (conforming to RM1 Zoning)
Central District

SURROUNDING ZONING AND LAND USES:
The site is located in the
RM1 zoning district and is
surrounded by multi-family
districts and land uses on the
southern
periphery
of
downtown.
This
multifamily area includes
the RM2 and RO zoning
districts that provide the
most dense and transit
oriented development in the
City.
The property north of the
subject land appears vacant
on the graphic shown on the
right,
but
has
been
developed with a four-unit
condominium project.

Direction

Land Use

Zoning District
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REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
Direction

Land Use

Zoning District

North
South
East
West

Multi-Family Residential and Commercial
Multifamily Residential
Multifamily Residential
Multifamily Residential

RM1 and B4-5
RM1
RM2 and RO
RM1

PREVIOUS CONSIDERATION
The Plan & Design Commission reviewed this project at a Pre-Application discussion in January.
The Commission was generally supportive of the project, noting the benefit of additional
multifamily development in the RM1 close to downtown and the train station. There were
several items that the Commission requested additional information on:
1) Clarification on zoning relief to the step back requirements.
a. The upper stories of the building must be progressively set back further than the
ground floor. Elements of the proposed building don’t meet the step backs, so the
applicants have provided detailed exhibits illustrating portions of the building
encroaching into the step back areas.
2) Contextual graphics illustrating how the project relates to other developments and
strictures in the area.
a. The applicants have responded to this request with contextual exhibits and
graphics. A bulk and massing study has also been provided showing how a byright building would appear on the property compared with the proposed building
incorporating zoning relief for bulk (see Attachment 10).
3) Confirmation that the inclusionary units have the same amenities as the market-rate units,
as required by Highland Park’s inclusionary housing policy.
4) Building materials: the Commission indicated a preference for limestone and brick on
the exterior.
5) Detail on the grade change on the property and the request for building height relief.
The applicants have modified the development plans and provided additional materials
responding to the Commission’s comments.
VOLUNTARY PLANNED DEVELOPMENT:
The applicant has elected to voluntarily participate in the Planned Development process pursuant
to Section 150.505(E) of the Zoning Code. Through the process, the Plan and Design
Commission may recommend, and the City Council may approve, modifications to the
provisions of the Zoning Code (Chapter 150), of the Subdivision Ordinance (Chapter 151), and
of Chapter 93 of the Code, as they apply to, and in conjunction with the approval of, the
proposed Planned Development.
Consolidation of Three Properties
Lots 17, 18, and 19 in the original Highland Park Subdivision (1869) will be consolidated to
create the property for this project. Figure 1 below shows the three lots surveyed for the PUD
application.
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REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
The houses shown on the three single family properties will be demolished. The lots, ranging from 4,560
SF to 9,281 SF, will be consolidated into a single property. Following the consolidation, the development
parcel will be 21,000 square feet, or .48 acres in area. A property must be at least 10,000 square
feet in area for multifamily development in the RM1 zoning district, so the proposed new lot will
conform to the zoning requirement for minimum lot area.
A preliminary plat of subdivision is included as Attachment 4 to this report. It does not require
any variations or zoning relief. The preliminary plat was reviewed by City staff and has been
revised to address all comments and concerns.

Figure 1: Survey of three subject properties to be consolidated

Residential Density
As a multifamily development in the RM1 zoning district on a .48-acre property, this project is
permitted seven multifamily residential units by right. The City’s Inclusionary Housing
requirements in Article 21 require that 20% of the units in this project meet affordable housing
standards. This works out to 1.4 units. This rounds down to 1 unit. In providing the
inclusionary unit, the project would comprise six market rate units and one affordable unit (7
total units).
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With the provision of the affordable unit, the project is eligible for one bonus market rate unit.
This brings the allowable density to eight units on the site (6 market rate units + 1 affordable unit
+ 1 Inclusionary Housing Bonus unit = 8 total units).
Article 21 “Inclusionary Housing” also allows a PUD Discretionary Bonus. Section 150.210(B)
provides the description of this residential density bonus:
“(B) PUD Discretionary Bonus. If an applicant is required or chooses to utilize the
Planned Unit Development process as outlined in Article V of this Chapter and
provides affordable housing units on the site of the covered development in
accordance with this Article, then the applicant may, as part of the Planned Unit
Development process, seek a density bonus in addition to the density bonus
authorized under Subsection (A) of this Section [the Inclusionary Housing Bonus].
The additional density bonus under this Subsection may be authorized up to 0.5
market rate units for each affordable housing unit required under this Article that is
provided within the Development, but only upon the recommendation of the Plan
and Design Commission and the approval of the City Council, in accordance with
and pursuant to the standards and procedures for Planned Developments, as set forth
in Article V of this Chapter.”
With the provision of one affordable unit on-site, this Planned Development is eligible for a PUD
Discretionary Bonus of .5 units, which is rounded up to 1. The applicant is requesting the PUD
Discretionary Bonus to allow this additional residential unit. If granted, this would bring the
allowable density to nine units on the site (6 market rate units + 1 affordable unit + 1
Inclusionary Housing Bonus unit + 1 PUD Discretionary Bonus unit = 9 total units).
Off-Street Parking
Article 8 of the Zoning Code establishes off-street parking requirements. Multifamily
developments in the RM1 district must provide off-street parking per the following:




One bedroom: 1.5 spaces per dwelling unit
Two or more bedrooms: 2 spaces per dwelling unit
Guest Parking: .25 spaces per market rate unit

The table below illustrates the off-street parking requirements for the proposed nine-unit building
at 1633-1645 McGovern:
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Unit #
101
102
201
202
203
204
301
302
303

Size
(SF)
2281
2281
2131
1949
2131
1020
2131
1949
2131

Bedrooms
3
3
2
2
2
2
2
2
2
Subtotal

Guest Parking
Requirement *

2
TOTAL
REQUIRED

Proposed Parking
Guest Parking
Provided

20
17
1

TOTAL
PROPOSED

Deficiency

Off-street parking
required
2
2
2
2
2
2
2
2
2
18

18
2 (one off-street
space & one guest
space)

* Guest parking = .25 / Market rate unit, so (8 market rate units x .25) =
2 guest parking spaces required
The applicant has indicated in their application that the private driveways will serve as guest
parking. Guest parking spaces must be constructed to the same specifications as standard offstreet parking stalls and available for use by any resident of the development, i.e. unrestricted.
Driveways must remain open to provide access to garages and cannot be used to fulfill the Guest
Parking requirement.
One dedicated unrestricted guest parking space is identified in the northeast corner of the site
plan. Dimensions of the space must be added to ensure it conforms to the minimum design
standards for 90-degree parking spaces (8’6” W x 17’11” L). The site plan must also show how
the space will be identified, whether through striping or a sign. Further, dimensions need to be
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added to the driveway to the single-car garage next to the guest parking space to ensure the
driveway will not be obstructed if the guest parking space is in use. Zoning relief must be
requested for the remaining guest parking space if it is not provided.
Alternative Transportation Reduction
Section 150.804(C)(4) of the zoning code provides six types of reductions to off-street parking
requirements based on the provision or availability of alternative methods of transportation. The
developer of The Terraces is requesting the first reduction:
“Section 150.804(C)(4)(a): A reduction of up to 15% of the required parking,
based on substantiated projections of reduction in parking demand, may be
granted for any use, building, or complex located within 1,320 feet of any
regularly scheduled bus route or commuter train station.”
The proposed development is located approximately 1,200 feet from the UP-North Highland
Park Metra station and the applicants are requesting a 15% reduction in the off-street parking
requirement for the project.
To substantiate a reduction in parking demand for The Terraces, the applicant has provided a
Parking Summary report by Gewalt Hamilton Associates, Inc., a traffic engineering group.
Based partially on ITE (Institute of Transportation Engineers) parking demand surveys, the
report concludes the following:
“Based on our observations and analyses, the proposed parking supply is more
than sufficient to meet the City’s Ordinance and furthermore, is expected to
accommodate the anticipated peak parking demand.”
The off-street parking requirement (exclusive of guest parking) for the project is 18 spaces. A
reduction of 15% would reduce the requirement to 16 spaces. The provision of 17 spaces, as
proposed, exceeds this requirement. The Plan & Design Commission can include a
recommendation to approve or deny the 15% Alternative Transportation Reduction for the
proposed multifamily development as part of the Findings of Fact that are forwarded to the City
Council.
Stepback Requirements for Multifamily Buildings
A step back regulation requires upper stories of a building to be placed further back from a
property line than the ground floor based on their height above the ground. Highland Park’s
Zoning Code establishes step back requirements for multifamily buildings exceeding 15 feet in
height. The regulations, as stated in Section 150.704(C), are as follows:
(1) Except as provided in Section 150.704(C)(2) of this Chapter, the minimum
side yard distance between a wall and a side lot line for multiple-family
residential structures that are greater than 15 feet in height and located in a
Multiple Family Residential District shall be 10 feet for that portion of the
structure at or below a height of 15 feet above the grade, and an additional
three feet for each subsequent ten feet of height of the structure.
(2) Upon approval by the Plan and Design Commission, the footprint of each
story located more than 15 feet above grade may be reconfigured on the lot in
any manner by which the square footage of the reconfigure story does not
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exceed the maximum square footage that would be permitted in accordance
with Section 150.704(C)(1) of this Chapter.
The first section above requires the ground floor / first story (15 feet high) to conform to the
standard setback of 10 feet from the property line. Every story above that must be stepped back
an additional three feet.
The second section allows the Plan & Design Commission to review alternate designs for upper
stories, but does not allow the Commission to allow more floor area on upper stories than would
be permitted with strict conformance to the step back requirements. This allows more design
flexibility in design, given infill challenges on Highland Park’s many small lots in multifamily
zoning districts.

Figure 1: Graphical Example of Stepback Regulations (dimensions don't reflect Highland Park's Code )

The step back provisions apply to the proposed development at 1645 McGovern Street because it
is a multi-story building in a multifamily zoning district exceeding 15 feet in height. Two of the
requests for zoning relief refer to the step back requirements. Encroachments into the step backs
are limited to balconies and railings. Exhibits in the application materials illustrate these
encroachments very clearly.
REQUESTED MODIFICATIONS & PUBLIC BENEFIT:
Section 150.510 of the Zoning Code establishes that the Plan and Design Commission may
recommend, and the City Council may approve, modifications to the provisions of Chapter 150
(Zoning Code), Article XXIII Downtown Form and Design and Chapter 93 (Streets and
Sidewalks) of the Code, as they apply to, and in conjunction with the approval of, a proposed
Planned Development. However, a public benefit is required.
Requested Modifications
Under the current proposal, the applicant is requesting modifications to the following:
A. A modification from the Guest Parking requirements in Article 8: Development is
required to provide two off-street guest parking spaces, but only one is provided.
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B. Front yard setback relief is required for two ground-floor patios and two upper-story
balconies.
C. Two modifications for step back relief:
a. Balcony railings on the second floor
b. Balcony railings on the third floor
D. Lot coverage relief needed. The maximum allowable lot coverage of 33% (6,989 SF) is
being exceeded. The proposed lot coverage is 50.7% (10,648 SF).
E. Common Open Space. The code requires a minimum of 20% of the lot dedicated to
common open space. The proposed development meets this standard. However, per
Code the required yards / setback areas cannot comprise more than 50% of the common
open spaces provided on the site. The proposed development’s common open space is
78% comprised of land within the setbacks. This requires relief. The development is
also deficient in the amount of open space per residential unit.
F. Building Height is exceeded by 4.5 feet. The height limit in the RM1 district is 35 feet.
The proposed building has a maximum height of 39.5 feet. Please see exhibits in the
application materials related to zoning relief and property grade for additional context for
these requests.
The table below further clarifies the zoning relief requested as part of this Planned Development.

Density

ZONING
DISTRICT

RM1

Proposed

Zoning Relief
Required

Minimum Lot Area
for Multifamily Use

10,000 SF

21,000

None

25'

6’8”
Encroachments for
Patios and
Kneewalls

Yes

10'

None

None

2 floor: 13 feet
3rd Floor: 16 feet
25 feet

1’ to 4’
Encroachments for
Balconies
25 feet

None

35'

39.5’

Yes

33% (6,989 SF)

51% (10,648 SF)

Yes

Common Open
Space

20% (4,197 SF)

22% (4,698 SF)
78% is required
setback area

Yes

Open Space Per
Dwelling Unit

100 SF per Unit

92 SF per Unit

Yes

Minimum Front
Yard
Yards

Height
Bulk

PUD

Minimum Side Yard
(first floor)
Upper Story Side
Yard
(Building Stepback)
Minimum Rear Yard
Maximum Height of
Principal Structure
Maximum Lot
Coverage

nd

Yes

Public Benefit
Section 150.515(B) of the Zoning Code establishes the requirement to provide a public benefit as
part of a Planned Development when zoning relief is requested:
(B) Public Benefit Required. A public benefit shall be required for the following types
of Planned Developments:
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(1) Planned Developments for which the applicant has requested, in accordance
with and pursuant to Section 150.510 of this Article, a modification of the
periphery yard, floor area ratio, open space, parking, building height, or lot
coverage requirements otherwise applicable to the Planned Development
(2) ……
In keeping with this requirement, a public benefit will be required as part of the Planned
Development at 1633-1645 McGovern Street. All proposed public benefits shall be
commensurate with all code modifications requested and proportional to the anticipated impact
of the proposed Planned Development on adjacent properties and land uses and the community at
large.
The proposed public benefit for the project is described as follows by the petitioner in their
Statement of Public Benefit:
“As a public benefit, The Terraces plan to replace and repair 205 linear feet of
sidewalk. The Terraces will be adding public benches and landscaping in the
right-of-way, which the Condominium Association will maintain.”
The applicants have provided a cost estimate for the Community Space in the right-of-way. As
shown on Attachment 6, the landscaping and concrete sitting area total $14,683. Highland
Park’s Public Works Department has reviewed the plans and indicated the Community Space
will require a Special License from Public Works for privately-funded improvements installed in
the public right-of-way. It’s worth noting that parking is restricted on the east side of McGovern,
so no on-street parking is allowed in front of the proposed public amenity.
Review comments from Highland Park’s engineering division indicate the sidewalk along
McGovern will need to be replaced as part of the construction process.
Affordable Housing Unit Amenities
Section 150.2107 of Article 21 establishes standards for the integration of affordable housing
units into a development. The intent is to all the affordable units to blend in with the market rate
units to the maximum extent possible. At the pre-application meeting in January, 2017, the Plan
& Design Commission requested the development provide all amenities for the inclusionary unit
as required in the zoning code.
As originally submitted, the proposed development at 1633-1645 McGovern did not provide
enclosed parking for the inclusionary unit. The plan has been revised and a one-car garage is
provided for Unit 204, the two-bedroom inclusionary unit.
Per the off-street parking requirements in Article 8 of the zoning code, a two-bedroom
multifamily unit requires two parking spaces. However, the developer has requested the
Alternative Transportation Reduction. This reduces the off-street parking requirement (exclusive
of Guest Spaces) from 18 to 16. The provision of 17 spaces satisfies this reduced requirement.
Housing Commission Review
The Housing Commission discussed the inclusionary housing plan for this project at their April
5, 2017. Applicant Barry Hammer and his legal counsel David Shaw attended the meeting and
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presented their plan. Following discussion, the Housing Commission approved the development
and its one affordable inclusionary housing unit through the following motion:
A motion was made for the combined preliminary and final approval with the following
conditions:
1.
2.
3.
4.
5.

Location of trash chute away from front door of the affordable unit.
Add a window to the south wall of the affordable unit
Provide a Juliet balcony in lieu of a standard balcony
Meet all Fair Housing requirements
Approve the request to sell the unit at the 120% AMI income level with the observation
that HOA fees could be a future burden to the target market.
The motion passed unanimously.
The HC also recommended that the City Council review the payment in lieu and density bonuses
policy.
On a related note, the Inclusionary Housing Task Force has looked at how the Inclusionary
Housing Ordinance affects smaller developments and will be bringing recommendations for
improvements to the PDC and Housing Commission for discussion in the near future.
DEPARTMENTAL REVIEWS
The applicant’s development proposal has been submitted to Highland Park Building,
Engineering, Police, Fire and Forestry Departments for review. Important comments are
provided below:
Engineering Division Review
 The aging sidewalk on the east side of McGovern Street needs to be replaced. The
Commission may recall the sidewalk was mentioned as part of the public benefit for the
Planned Development.
 Other comments related to the provision of water and sewer services to the property.
Forestry Division Review
 The City’s Forestry Division is working with the development team on the provision of
trees in the public right-of-way, as well as replacement trees for those lost on the
property.
Police Department Review
 On-street parking on McGovern and Laurel has time restrictions and is prohibited in
some areas. This will be important to remember, in the event of overflow parking for the
multifamily building.
 Be aware of parking challenges during construction. Consider working with the nearby
church for staging construction equipment to prevent street blockages and illegal parking.
PUBLIC INPUT:
City staff received two letters expressing support for this planned development. They are
included as attachments to this report.
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DESIGN REVIEW:
As a multiple family project involving new structures and site design, the project is subject to
design review pursuant to the standards in Chapter 176 of the City Code The standards address
site and building design, site treatments, lighting and fences. Additional design standards related
to awnings, and antennas within Chapter 176 will not apply due to the scope of the proposed
development.
Section 176.205 General Design Standards
(A) Site Plan.
(1) The site shall be planned to (a) provide a desirable transition from the streetscape, (b)
meet the parking design requirements of Article VIII of Chapter 150 of this Code, and (c)
meet the landscape planting and screening requirements of Article XXII of Chapter 150
of this Code.
The development requires foundation plantings around the base of the building.
The planting area must be at last five feet in depth and the species and quantity of
plantings must comply with standards established in Article 22 of the Zoning Code.
Please see the revised landscape plan included as Attachment 9 to this report.
The proposed landscape plan identifies 27 shade trees and 9 evergreen trees to be
planted on the site, which meets the quantity required for trees. The plan is
deficient, however, in the quantity of shrubs, as the table below shows:

Shade/Ornamental
Trees
Evergreen Trees
Shrubs

Required
Quantity
11, or 33 caliper
inches
5 trees, or 15
caliper inches
86

Quantity Provided

Relief Needed?

27

No

9
68

No
Yes

The landscaped foundation planting area around the new building must be a
minimum of five feet deep. The landscape plan appears to provide this, but
dimensions identifying the five-foot depth need to be noted somewhere on the
plan.
Vehicular Use Area
New driveways in the rear of the property represent a Vehicular Use Area that is
located within 25 feet of a residential zoning district. As such, the driveways are
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subject to additional screening standards as established in Section 150.2220 of the
zoning code:
A. Vehicular Use Areas Adjacent to a Residential Zoning District. All lots that
are improved with a Vehicular Use Area, of which any newly-constructed
portion is located within 25 feet of a Residential District, shall be further
improved with the following:
1. A landscaped open space area abutting the perimeter of that newlyconstructed portion of the Vehicular Use Area that is located within 25
feet of a Residential District, which landscaped open space area shall
be not less than five feet in depth, exclusive of any vehicle overhang
permitted pursuant to Section 150.2220(G) of this Article; and
2. A solid fence or wall along those portions of all lot lines of the lot
that are located within 25 feet of a Residential District and that
abut a lot used for residential purposes, which fence or wall shall
be constructed to the maximum height allowed pursuant to the
provisions set forth in Chapter 173 of the Code.
These screening requirements contemplate an intense parking or driveway facility
for a commercial, institutional, or multifamily land use constructed next to a
residential property. The Commission can discuss the applicability of the
provisions within the context of the proposed development on McGovern.
To comply with the provisions above, the guest parking space at the northeast
corner of the property should be screened from the abutting property by a five-foot
planting area and a fence. The landscape plan doesn’t identify the depth of the
planting area along the north property line. No fence is currently proposed. The
applicants will either need to request relief to this screening requirement, or
provide a screening fence on the site.
(2) Buildings shall be oriented so that the principal entry is visible and accessible from the
primary street frontage.
(3) Building configurations that tend to catch and accumulate debris, leaves, dirt, trash and
rubbish shall be avoided.
(4) Service yards, storage yards, exterior work areas, and utility meters shall either be (i)
screened from view from public rights-of-way with dense planting or other materials
harmonious with the building, or (ii) otherwise be located so as not to be visible from any
public rights-of-way.
(B) Site Treatment.
(1) Where natural or existing topographic patterns contribute to beauty and utility of a
development, they shall be preserved and enhanced, subject to the requirements set forth
in Article XVIII of Chapter 150 of this Code.
(2) Grades of walks, parking spaces, terraces, and other paved areas shall provide a safe and
stable surface for walking.
(3) Sidewalks, plazas, and pedestrian pathways shall be distinguished from Vehicular Use
Areas through the use of materials, such as curbs, pavers, and brick or brushed or scored
concrete, in order to ensure pedestrian safety and comfort.
(4) Newly installed utility services and service revisions necessitated by a modification to an
Exterior Design Feature shall be place underground.
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(C) Building Design.
(1) Building mass, scale, and lines, including roof forms, shall be designed to be harmonious
with the design of adjacent buildings.
(2) Buildings shall be designed to avoid monotony with respect to roof line, windows,
location and size of principal entry, location and orientation of garage entries, and
cladding material and color.
(3) Building materials shall be durable and conducive to easy maintenance and upkeep.
The proposed elevations shows that the ground floor and the balcony portion of the
building will have cast limestone veneer, aluminum clad window frame and metal railing.
The applicants will bring material samples to the meeting so the Commission can get a
feel for how the building exterior will appear.
(4) Mechanical or other utility equipment.
(a) Mechanical and utility equipment located on the roof or exterior of a building
shall either be: (i) screened from view from public rights-of-way with materials
harmonious to the building; or (ii) located as to not be visible from public rightsof-way or residential zoning districts.
(b) Ground-mounted mechanical or utility equipment shall comply with the screening
requirements set forth in Article XXII of Chapter 150 of this Code.
(5) Building additions and modifications shall maintain safe access and pathways, and allow
for the functional use of spaces between buildings.
(D) Lighting.
(1) Lighting fixtures shall be of a scale and finish, and shall be mounted at a height, that are
appropriate to the building design and lighting function.
(2) Light sources shall be shielded from view from public rights-of-way and residential
districts.
(3) Light poles located within a Vehicular Use Area shall be located between parking spaces.
(4) Lighting levels and light fixture design shall meet the standards of Article VI of Chapter
150 of this Code.
A revised photometric plan has been submitted to City Staff and is included as
Attachment 8 to this report. Lighting for this project is limited to ten LED wall packs
around the building and two downlights underneath the front entryway. The applicants
have indicated they may add decorative wall sconces on the façade to provide accent
lighting in certain places. If so, they will provide fixture cut sheets and elevation
drawings at the public hearing showing where the sconces will be located.
Lighting brightness is heavily regulated in multifamily zoning districts. Lighting at the
property line must meet the following:
o 0.5 foot candles within front yard setback.
o 0.25 foot candles behind front yard setback.
A photometric plan shows the brightness at all property lines meeting these limits.
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The applicants have provided cut sheets for
the lighting fixtures proposed on the building
(see Attachment 7). To the right, Figure 4
shows the wall pack light that illuminates the
front, sides, and rear of the building. The
photometric plan shows it with a 4,000K light
temperature, but the applicants are revising
the fixture to 3,000K. The lower color
temperature is consistent with best practices
relating to urban lighting and dark sky
lighting.

Figure 2: Proposed Wall Pack Light

PLANNED DEVELOPMENT STANDARDS:
Pursuant to Section 150.520 Site Planning Constraints and Design Standards, the applicant must
demonstrate to the Plan & Design Commission and the City Council that the proposed Planned
Development satisfies and incorporates, to the greatest extent practicable, the following site
design standards:
(A)
Protection of the Public Health, Safety, and Welfare. The uses and structures within
the Planned Development shall be compatible with one another, in that they are designed,
located, and proposed to be operated so that the public health, safety and welfare will be
protected.
(B)

Preservation of Environmentally Sensitive Areas.

(1) No development shall occur in any Environmentally Sensitive Area located on the subject
property, except upon approval of a modification therefor, in accordance with Section
150.510(B) of this Article.
(2) Environmentally Sensitive Areas located on the subject property may be included as
common open space within a Planned Development, upon either (a) identification of such
areas on the plat of subdivision as a separate lot or lots, or (b) recordation by the
applicant of a conservation easement or similar restriction that ensures the preservation of
such areas, in perpetuity, from future development.
(C) Historic Resources. The Planned Development shall preserve all (1) locally designated
landmarks, and (2) properties, structures, areas, objects, and landscapes determined to be
historically significant by the Historic Preservation Commission in accordance with Chapters 24
or 170 of the Code.
(D) Clustering New Development. The Planned Development shall preserve the structures,
landscapes, scenic view sheds, and other natural and historic features of the subject property,
through (i) clustering of lots or building pads, (ii) adaptive reuse of existing structures, and (iii)
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the protection of designated open space from development; provided, however, that clustering of
development shall not be required upon a demonstration by the applicant, to the satisfaction of
the Plan Commission and the City Council, that there are no features on the subject property
worthy of preservation, or that those features worthy of preservation will be more effectively
preserved by not clustering development. All clustering shall be designed in accordance with the
following standards:
(1) Lots shall be configured to minimize the length of roadways required for the proposed
Planned Development.
(2) Building envelopes shall be configured to minimize the loss of, and damage to,
Environmentally Sensitive Areas located on the subject property.
(3) All residential units shall be grouped into clusters, in accordance with the following:
a)

Each cluster shall contain not less than three dwelling units, and not more than 10
single-family detached dwelling units nor more than 20 of all other types of dwelling
units.

b)

To the extent practicable, residential clusters shall be located so as to (i) minimize
negative impacts on the natural and cultural resources on the site, (ii) minimize
conflicts between incompatible uses, (iii) minimize disturbance to Environmentally
Sensitive Areas, and (iv) protect existing historic buildings and landscapes.

(E) Location of Structures. All structures to be located within the Planned Development
shall (1) be related harmoniously to the terrain and to existing structures in the vicinity of the
subject property, and (2) have a visual relationship to existing nearby structures;
(F) Environmental Quality and Responsible Design. The Planned Development shall be
consistent with the City of Highland Park Environmental Policy and with the City of Highland
Park Checklist for Environmentally Responsible Design and Construction. The applicant may
demonstrate consistency with standards established for site design and building construction
practices by referencing known sustainable development and green architecture rating systems.
(G) Preservation of Landscapes. The landscapes within the Planned Development shall be
preserved in their natural states, insofar as practicable, by minimizing tree and soil removal. All
proposed grade changes shall be consistent with the general appearance of neighboring
developed areas.
(H) Schools, Parks, and Public Facilities. The Planned Development shall not impose an
undue burden on parks, recreational areas, schools, or other public facilities that serve or are
proposed to serve the Planned Development.
(I)
Relationship and Connection to Adjoining Land. The Planned Development shall not
be designed as an enclave separate from adjacent properties, unless existing development
patterns, natural features, and/or topographic conditions prevent vehicular or pedestrian access
connections to adjacent properties. In order to achieve connectivity to adjoining land, all lots,
streets, sidewalks and/or paths within a Planned Development shall be designed, to the extent
practicable, to allow for the continuation of such existing or proposed features to adjoining areas.
New streets, sidewalks, and/or paths located within a proposed Planned Development shall be
constructed and installed to the boundaries of the proposed Planned Development if the City
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Council determines, in its sole discretion, that the proposed Planned Development adjoins land
with the potential of being subdivided or re-subdivided.
(J)
Setbacks from the Periphery of the Planned Development. The required front, rear,
and side yards along the periphery of the Planned Development shall be of a size not less than
the greater of (1) the minimum front, rear, and side yard requirements of the underlying Zoning
District in which the Planned Development is located, and (2) the minimum front, rear, and side
yard requirements of the adjacent Zoning District.
(K)
Upper-store Building Design. Stories of new building and additions to existing
buildings that exceed the maximum non-planned development height for the RO, B4-4, B4-5,
B4-6 or B5 Zoning Districts, as established in Sections 150.704(A) and 150.705(A) of this
Chapter, must be designed to reduce the apparent overall bulk of the building by providing or
incorporating all of the following features and considerations
(L) Functional and Mechanical Features. Exposed storage areas, trash containers,
recycling container space, exposed machinery installations, service areas, truck loading areas,
utility buildings and structures, and similar accessory areas and structures shall be (1) identified
on the site plan required pursuant to Section 150.525(A)(9) of this Chapter, (2) incorporated into
common areas of the development, (3) made as unobtrusive as possible, and (4) designed,
landscaped, and screened in accordance with the requirements set forth in Article XXII of this
Chapter and of Chapter 176 of the Code.
(M) Distance between Buildings. The minimum horizontal distance between any two new
buildings to be located on the subject property, or between any new building and an existing
building (including building appurtenances), shall be not less than 15 feet; provided, however,
that this Section 150.520(L) shall not apply to buildings that (1) share a common wall, and (2)
have individual entrances and exits.
(N) Surface Water Drainage. In accordance with the storm water management regulations
set forth in Article XVIII of this Chapter, surface drainage systems serving the subject property
shall be designed to prevent surface waters from adversely affecting neighboring properties or
the public storm water drainage system. Surface water in all paved areas shall be collected at
intervals so as to prevent obstruction of the flow of vehicular or pedestrian traffic. The design of
the storm water management system shall enhance natural storm water storage areas such as
high-quality aquatic resources and regulatory floodplains, and may incorporate natural storm
water management techniques commonly referred to as low impact development techniques or
best management practices.
(O) Ingress to and egress from the Planned Development shall be designed to (1) promote
safe vehicular movements, (2) minimize traffic congestion in the public streets outside the
Planned Development, and (3) facilitate the free flow of vehicular and pedestrian traffic within
the Planned Development.
(P)
Streets, Alleys, and Public Ways. The streets, alleys, and other public and private traffic
thoroughfares located within the Planned Development shall conform to the applicable
requirements set forth in Section 151.004 of the Subdivision Ordinance, as may be modified
upon the recommendation of the Director of Public Works and the approval by the City Council.
The City Council may, in its sole discretion, require that streets located within the Planned
Development be stubbed in order to provide for future connections to adjacent developments.
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(Q)

Common Ownership or Control.

(1) During Development. During the development process and until such time that the
development is turned over to an owners’ association or equivalent entity, all common areas
within buildings, common open space, landscaping, exterior maintenance areas, and all other
exterior aspects of the development located within the proposed Planned Development shall
be on a tract or tracts of land under common ownership or control.
(2) Upon Completion of Development. The owners’ association or equivalent entity, upon its
establishment, shall be responsible for all obligations set forth in (a) the ordinance approving
the Planned Development, adopted pursuant to Section 150.540(C) of this Article, (b) any
associated development agreement pertinent to the Planned Development, and (c) the
declaration of covenants, or similar recorded document, establishing the owners’ association
or equivalent entity.

PLAN & DESIGN COMMISSION CONSIDERATION:
The applicant is requesting concurrent preliminary and final consideration of a proposed Planned
Development. The process for consideration of a Planned Development requires Plan & Design
Commission review of the proposed development at a public hearing, and the forwarding of a
recommendation to the City Council upon making findings that the proposed development
satisfies the standards set forth in Article V (Planned Developments) of the Zoning Code, as well
as the Special Use standards in Article 14.
RECOMMENDATION:
Staff recommends that the Plan & Design Commission open public hearing #17-10-PUD-002,
consider the applicant’s submittal, receive public comment, evaluate the requested modifications
relative to the applicable standards in the Code, and deliberate on the proposed plan of
development. If appropriate, the Commission can direct staff to draft Findings of Fact
recommending approval or denial of the proposed development.
The Plan & Design Commission is asked to include the following items as part of a motion for
conditional approval, or a continuation to a future meeting (date certain):
1) A revised landscape plan identifying dimensions for the five-foot required
depth of the
2) Clarity on the proposed public benefit: Does the sidewalk in front of the development
need to be replaced as part of the construction process?
Documents Attached:
Attachment 1 - McGovern_Project Description
Attachment 2 - McGovern Plan Set 3-3-17
Attachment 3 - McGovern Civil Engineering Plans
Attachment 4 - Prelim Plat of Subdivision
Attachment 5 - Letters of Support for the McGovern Project
Attachment 6 - Community Space Cost Estimates
Attachment 7 - Lighting Fixture Cut Sheets
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REQUEST FOR PLAN AND DESIGN COMMISSION ACTION
Attachment 8 - Revised Photometric Plan 4-5-17
Attachment 9 - Revised Landscape Plan
Attachment 10 - Bulk & Massing Study
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Project Description

The Applicant proposes to re-develop the subject property with a three story, 9 unit (8
market rate and 1 inclusionary) luxury condominium building, under the existing RM1
zoning classification, The market rate units will be approximately 2,000 square feet,
comprising of mostly two bedrooms with a den, however the ground floor units have the
option for three full bedrooms. Projected sales prices for the market rate units will range
between $800,000 – 900,000. The inclusionary unit will be marketed and sold pursuant to
current regulations and policies.
There are three different luxury unit floor plans arranged for maximum privacy with the
flow, openness, and amenities of a larger single family home. The two end units on the
second floor make use of the garage footprint below to open on to a large terrace.
Generous outdoor space is again featured on the ground floor units, each with a private
terrace enclosed by masonry garden walls.
The building features traditional architecture intended to fit comfortably into the
neighborhood. The classical building design consists of an all masonry front façade with
a mansard roof to soften the form, and masonry and stucco on the balance of the exterior.
It is a symmetrical form with a gently cascading roofline, window bays, and stacking
balconies and gable to lend prominence to the entry and formality to the elevations.
The project is within 1320 of the Highland Park train station, as well as a scheduled bus
route, and we have provided a parking demand study supporting a reduced parking
requirement. However we have in fact met and exceeded the minimum requirements by
providing 17 enclosed garage spaces and 15 guest spaces.
Construction will also include replacement and repair of the roughly 205 linear feet of
sidewalk along McGovern street in front of the property, as well as benches and
landscaping in the right-of- way, which will maintained by the condominium association.
The zoning relief requested is consistent with that previously granted, and is necessary to
accommodate a development of this quality, inclusive of an on-site affordable unit. The
project is compatible with the surrounding multi-family development and represents a
substantial upgrade of the property and the entire immediate area.

Attachment: Attachment 1 - McGovern_Project Description (2036 : 1633-1645 McGovern Street PUD)

The subject property currently consists of 3 subdivided lots, each of which is improved
with an older single family structure in marginal or dilapidated condition. The Applicant
has applied for and received permits to demolish the buildings.
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PROJECT DATA
= RM1
= 20,988.75 sf
= 25.00' / 25.04'
= 10.00' / 10.17'
= 10.00' / 10.17'
= 25.00' / 25.15'
= 6,989.25 sf (33.3%)
= 10,648.42 sf (50.7%)
= 4,197.75 sf (20%)
= 4,698.41 sf (22%)
= 3,781.01 sf
= 917.40 sf
= 900 sf (100 sf / D.U.)
= 917.40 sf (102 sf / D.U.)
=9
= 18
= 15
= 35.00'
= 39.50'
= 2,281 sf
= 2,281 sf
= 2,131 sf
= 1,949 sf
= 2,131 sf
= 1,020 sf
= 2,131 sf
= 1,949 sf
= 2,131 sf
= 8,918 sf
= 26,922 sf

PD MODIFICATIONS TO ZONING DISTRICT REGULATIONS AND PROVISIONS OF
SECTION 150.5:
1.

TWO FIRST FLOOR PATIOS WITH PERIMETER LANDSCAPE KNEEWALL WILL
PROJECT A MAXIMUM OF 6’-8” INTO THE REQUIRED 25’-0” FRONT YARD. EACH
FOR A DISTANCE OF 20’-3”.

2.

ONE SECOND AND ONE THIRD FLOOR BALCONY WILL PROJECT A MAXIMUM OF
4’-0” INTO THE REQUIRED 25’-0” FRONT YARD. EACH FOR A DISTANCE OF 14’-1”.

3.

TWO SECOND FLOOR BALCONY RAILINGS WILL PROJECT A MAXIMUM OF 2’-10”
INTO THE REQUIRED 13’-0” SIDE YARD. EACH FOR A DISTANCE OF 21’-6”.

4.

TWO THIRD FLOOR BALCONY RAILINGS WILL PROJECT A MAXIMUM OF 1’-0” INTO
THE REQUIRED 16’-0” SIDE YARD. EACH FOR A DISTANCE OF 17’-2”.

5.

THE PROPOSED BUILDING LOT COVERAGE WILL EXCEED THE MAXIMUM
PERMITED BY 3,659.17 SF.

6.

THE PROPOSED PERCENTAGE OF COMMON OPEN SPACE WITHIN REQUIRED
YARDS SHALL EXCEED THE MAXIMUM OF 50% OF THE REQUIRED COMMON OPEN
SPACE BY 28% (3,280.35 / 4,197.75 = 0.78 or 78%)

7.

THE PROPOSED BUILDING HEIGHT WILL EXCEED THE MAXIMUM BUILDING
HEIGHT BY 4.5 FEET.

Attachment: Attachment 1 - McGovern_Project Description (2036 : 1633-1645 McGovern Street PUD)

ZONING DISTRICT
LOT AREA
BUILDING SETBACKS (REQUIRED / PROPOSED)
FRONT YARD
NORTH SIDE YARD
SOUTH SIDE YARD
REAR YARD
MAX. ALLOWABLE BUILDING LOT COVERAGE
PROPOSED BUILDING LOT COVERAGE
REQUIRED OPEN SPACE
PROPOSED OPEN SPACE
OPEN SPACE WITHIN REQUIRED YARD
OPEN SPACE EXCLUSIVE OF REQUIRED YARD
REQUIRED OPEN SPACE PER DWELLING UNIT
PROPOSED OPEN SPACE PER DWELLING UNIT
# OF DWELLING UNITS
# OF UNIT PARKING SPACES
# OF GUEST PARKING SPACES
MAX. ALLOWABLE BUILDING HEIGHT
PROPOSED BUILDING HEIGHT
FLOOR AREA CALCULATIONS
UNIT 101
UNIT 102
UNIT 201
UNIT 202
UNIT 203
UNIT 204
UNIT 301
UNIT 302
UNIT 303
GARAGES & COMMON AREAS
TOTAL
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March 22, 2017
Barry;

When we moved onto McGovern my wife and I were sure that this could be a
showcase block for the city of Highland Park. Unfortunately the real estate market
didn’t go as we expected and we waited for something to happen.
Over the past few years there have been a few good developments and we seem
closer to seeing the block move to where we always thought it would go. With your
development we’re even more encouraged.
The renderings and plan look great. We can’t wait to see the finished result and wish
you the best with all of the steps involved in making this happen.
Good luck,

Riv and James Lynch

Attachment: Attachment 5 - Letters of Support for the McGovern Project (2036 : 1633-1645 McGovern Street PUD)

Lynch
1623 McGovern Street
Highland Park, IL
60035
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From:
To:
Subject:
Date:

Greg Viti
Cross, Andy
McGovern Development
Friday, March 31, 2017 2:19:06 PM

I hope this email finds you well. I wanted you to know that I have viewed the plans from Carlisle Place,
LLC for their PUD for 1633,1637 & 1645 McGovern. I support this project and will come to the meeting
on April 5th to support it. Please let me know how I can help Mr. Hammer's cause in getting this project
approved and built.
All the best,

Greg Viti | Broker Associate
Residential Real Estate Expert
Jameson Sotheby’s International Realty

Attachment: Attachment 5 - Letters of Support for the McGovern Project (2036 : 1633-1645 McGovern Street PUD)
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Cross, Andy
FW: Kim Perlmutter

Hi Barry
I just received your letter. I own the row home at
corner unit on the south west corner of
Mcgovern.
I am thrilled that you are building on the street. From the picture the project looks beautiful.
Maybe I should consider trying to sell my unit and buy one of yours.
Keep me posted on the project.
I totally support your building this beautiful development on our street. The letter you have written is so sincere,
and so appreciated.
PS. I know your mother and father. Renata Kukoc is one of my best friends. Say hello to them from me.
Good luck.
Kim
Sincerely yours,
Kim Perlmutter
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The Perennial Professionals, Inc.
1800 Larkdale Road
Northbrook, Illinois 60062
847-559-2633

JOB:

McGovern Street- Community Space

Planting in Community Space
QUANTITY

3
12
36
8
1
1

2

SIZE

DESCRIPTION

Trees
3"
Bald Cypress Trees
Shrubs
3 gal
Hydrangea Bobo
Perennials
flat/24
Groundcover
Labor
yds
Compost
yds
Mulch
Delivery Fees
Total Cost Planting
Community Space Additional costs
Benches
Retaining Wall
Concrete Seating area.
Sod
Sprinklers
Total Community Space Additional costs
Total Cost of Community Space

COST

$

2,885.00

$
$
$
$
$
$
$
$

571.80
540.00
401.20
800.00
55.00
55.00
175.00
5,483.00

$
$
$
$
$
$

1,000.00
4,000.00
1,000.00
1,200.00
2,000.00
9,200.00

$

14,683.00

Attachment: Attachment 6 - Community Space Cost Estimates (2036 : 1633-1645 McGovern Street PUD)
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D-Series Size 1
LED Wall Luminaire

4.6.g
Catalog
Number
Notes

Type

Hit the Tab key or mouse over the page to see all interactive elements.

Specifications
Luminaire

Back Box (BBW, ELCW)

13-3/4” Weight:

Width:

12 lbs

(5.4 kg)

(34.9 cm)

10”

Depth:

Depth:

(25.4 cm)

6-3/8”

Height:

13-3/4” BBW
(34.9 cm) Weight:
4” ELCW
(10.2 cm) Weight:

Width:

Height:

(16.2 cm)

D

(4.5 kg)

(16.2 cm)

W
13-3/4

4

H

10 lbs

6-3/8”

D

13-3/4

5 lbs
(2.3 kg)

4

H
6-3/8

6-3/8

FOR 3/4" NPT
SIDE-ENTRY CONDUIT
3-PLACES (BBW ONLY)

W

FOR 3/4" NPT
SIDE-ENTRY CONDUIT
3-PLACES (BBW ONLY)

For 3/4” NPT side-entry
conduit (BBW only)

Ordering Information

The D-Series Wall luminaire is a stylish, fully
integrated LED solution for building-mount
applications. It features a sleek, modern design
and is carefully engineered to provide long-lasting,
energy-efficient lighting with a variety of optical
and control options for customized performance.
With an expected service life of over 20 years of
nighttime use and up to 74% in energy savings
over comparable 250W metal halide luminaires,
the D-Series Wall is a reliable, low-maintenance
lighting solution that produces sites that are
exceptionally illuminated.

EXAMPLE: DSXW1 LED 20C 1000 40K T3M MVOLT DDBTXD

DSXW1 LED
Series

LEDs

DSXW1 LED

10C 10 LEDs
(one
engine)
20C 20 LEDs
(two
engines)

Drive Current
350
530
700
1000

350 mA
530 mA
700 mA
1000 mA
(1 A)

Color temperature
30K
40K
50K
AMBPC

3000 K
4000 K
5000 K
Amber
phosphor
converted

Other Options
Shipped installed
SF
Single fuse (120, 277 or 347V) 7
DF
Double fuse (208, 240 or 480V) 7
HS
House-side shield 8
SPD Separate surge protection 9

Accessories
Ordered and shipped separately.

DSXWHS U

House-side shield (one per
light engine)

DSXWBSW U

Bird-deterrent spikes

DSXW1WG U

Wire guard accessory

DSXW1VG U

Vandal guard accessory

Distribution

Voltage

T2S
T2M
T3S
T3M
T4M
TFTM

Type II Short
Type II Medium
Type III Short
Type III Medium
Type IV Medium
Forward Throw
Medium
ASYDF Asymmetric
diffuse

MVOLT 1
120 1
208 1
240 1
277 1
347 2
480 2

Mounting
Shipped included
(blank) Surface
mounting
bracket
BBW Surfacemounted
back box
(for conduit
entry) 3

Control Options
Shipped installed
PE
Photoelectric cell, button type 4
DMG
0-10V dimming driver (no controls)
PIR
180° motion/ambient light sensor, <15’ mtg ht 5
PIRH
180° motion/ambient light sensor, 15-30’ mtg ht 5
PIR1FC3V Motion/ambient sensor, 8-15' mounting height, ambient sensor enabled at 1fc5
PIRH1FC3V Motion/ambient sensor, 15-30' mounting height,
ambient sensor enabled at 1fc5
ELCW
Emergency battery backup (includes external component enclosure) 6

Finish (required)
Shipped separately 8
BSW Bird-deterrent spikes
WG
Wire guard
VG
Vandal guard
DDL Diffused drop lens

DDBXD
DBLXD
DNAXD
DWHXD

Dark bronze
Black
Natural aluminum
White

DSSXD
DDBTXD
DBLBXD
DNATXD

Sandstone
Textured dark bronze
Textured black
Textured natural aluminum

DWHGXD Textured white
DSSTXD Textured sandstone

NOTES
1 MVOLT driver operates on any line voltage from 120-277V (50/60 Hz). Specify 120, 208, 240 or 277 options only when ordering with fusing (SF, DF
options), or photocontrol (PE option).
2 Only available with 20C, 700mA or 1000mA. Not available with PIR or PIRH.
3 Back box ships installed on fixture. Cannot be field installed. Cannot be ordered as an accessory.
4 Photocontrol (PE) requires 120, 208, 240, 277 or 347 voltage option. Not available with motion/ambient light sensors (PIR or PIRH).
5 PIR and PIR1FC3V specifies the Sensor Switch SBGR-10-ODP control; PIRH specifies the Sensor Switch SBGR-6-ODP control; see Motion Sensor Guide
for details. Includes ambient light sensor. Not available with “PE” option (button type photocell). Dimming driver standard. Not available with 20
LED/1000 mA configuration (DSXW1 LED 20C 1000).
6 Cold weather (-20C) rated. Not compatible with conduit entry applications. Not available with BBW mounting option. Not available with fusing. Not
available with 347 or 480 voltage options. Emergency components located in back box housing. Emergency mode IES files located on product page at
www.lithonia.com
7 Single fuse (SF) requires 120, 277 or 347 voltage option. Double fuse (DF) requires 208, 240 or 480 voltage option. Not available with ELCW.
8 Also available as a separate accessory; see Accessories information.
9 See the electrical section on page 3 for more details.

Attachment: Attachment 7 - Lighting Fixture Cut Sheets (2036 : 1633-1645 McGovern Street PUD)
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Performance Data
Lumen Output
Lumen values are from photometric tests performed in accordance with IESNA LM-79-08. Data is considered to be representative of the configurations shown, within the tolerances allowed by Lighting Facts.
Contact factory for performance data on any configurations not shown here.

Drive
Current
(mA)

System
Watts

350mA

14W

530 mA

20W

700 mA

27W

1000 mA

40W

350mA

24W

530 mA

36W

700 mA

47W

1000 mA

74W

10C
(10 LEDs)

20C
(20 LEDs)

Dist.
Type
T2S
T2M
T3S
T3M
T4M
TFTM
ASYDF
T2S
T2M
T3S
T3M
T4M
TFTM
ASYDF
T2S
T2M
T3S
T3M
T4M
TFTM
ASYDF
T2S
T2M
T3S
T3M
T4M
TFTM
ASYDF
T2S
T2M
T3S
T3M
T4M
TFTM
ASYDF
T2S
T2M
T3S
T3M
T4M
TFTM
ASYDF
T2S
T2M
T3S
T3M
T4M
TFTM
ASYDF
T2S
T2M
T3S
T3M
T4M
TFTM

ASYDF

30K

40K

50K

AMBER

Lumens

B

U

G

LPW

Lumens

B

U

G

LPW

Lumens

B

U

G

LPW

Lumens

B

U

G

LPW

1,415
1,349
1,400
1,386
1,358
1,411
1,262
2,054
1,957
2,031
2,010
1,970
2,047
1,830
2,623
2,499
2,593
2,567
2,515
2,614
2,337
3,685
3,512
3,644
3,607
3,534
3,674
3,284
2,820
2,688
2,789
2,761
2,705
2,811
2,513
4,079
3,887
4,034
3,993
3,912
4,066
3,635
5,188
4,945
5,131
5,079
4,976
5,172
4,624
7,205
6,866
7,124
7,052
6,910
7,182
6,421

0
0
0
0
0
0
0
1
1
0
1
1
0
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
2
1
2
1
1
1
2
2
2
2
1
2
2
2
2
2
2

101
96
100
99
97
101
90
103
98
102
101
99
102
92
97
93
96
95
93
97
87
92
88
91
90
88
92
82
118
112
116
115
113
117
105
113
108
112
111
109
113
101
110
105
109
108
106
110
98
97
93
96
95
93
97
87

1,520
1,449
1,503
1,488
1,458
1,515
1,355
2,205
2,102
2,181
2,159
2,115
2,198
1,966
2,816
2,684
2,785
2,757
2,701
2,807
2,510
3,957
3,771
3,913
3,874
3,795
3,945
3,527
3,028
2,886
2,995
2,964
2,904
3,019
2,699
4,380
4,174
4,332
4,288
4,201
4,367
3,904
5,571
5,310
5,510
5,454
5,343
5,554
4,966
7,736
7,373
7,650
7,736
7,420
7,712
6,895

0
0
0
0
0
0
1
1
1
0
1
1
0
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
2

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
2
2
2
2
2
1
1
1
1
2
1
2
1
1
2
2
2
2
2
1
2
2
2
2
2
2

109
104
107
106
104
108
97
110
105
109
108
106
110
98
104
99
103
102
100
104
93
99
94
98
97
95
99
88
126
120
125
124
121
126
112
122
116
120
119
117
121
108
119
113
117
116
114
118
106
105
100
103
105
100
104
93

1,529
1,458
1,512
1,497
1,467
1,525
1,363
2,219
2,115
2,195
2,172
2,128
2,212
1,978
2,834
2,701
2,802
2,774
2,718
2,825
2,526
3,982
3,795
3,938
3,898
3,819
3,969
3,549
3,047
2,904
3,013
2,983
2,922
3,038
2,716
4,408
4,200
4,359
4,315
4,227
4,394
3,928
5,606
5,343
5,544
5,488
5,377
5,589
4,997
7,785
7,419
7,698
7,620
7,466
7,760
6,938

0
0
0
0
0
0
1
1
1
0
1
0
0
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
2

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
2
2
2
2
2
1
1
1
1
1
1
2
1
1
2
2
2
2
2
1
2
2
2
2
2
2

109
104
108
107
105
109
97
111
106
110
109
106
111
99
105
100
104
103
101
105
94
100
95
98
97
95
99
89
127
121
126
124
122
127
113
122
117
121
120
117
122
109
119
114
118
117
114
119
106
105
100
104
103
101
105
94

894

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
1
1
1
1
1
1
1
1
1
0
1
1
0
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
2
2
2
2
2
2
1
1
1
1
1
1
1
1
1
1
2
1
1
1
1
1
1
1
1
1
1
1
2
2
2
2
2
2

64
61
63
63
61
64
57
63
60
63
62
61
63
56
57
55
57
56
55
57
51
58
55
57
56
55
57
51
74
71
73
72
71
74
66
70
66
69
68
67
69
62
65
62
64
64
63
65
58
61
58
60
59
58
60
54
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852
884
876
858
892
797
1,264
1,205
1,250
1,237
1,212
1,260
1,127
1,544
1,472
1,527
1,512
1,481
1,539
1,376
2,235
2,130
2,210
2,187
2,143
2,228
1,991
1,777
1,693
1,757
1,739
1,704
1,771
1,584
2,504
2,387
2,477
2,451
2,402
2,496
2,232
3,065
2,921
3,031
3,000
2,939
3,055
2,732
4,429
4,221
4,380
4,335
4,248
4,415
3,947
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Performance Data
Lumen Ambient Temperature (LAT) Multipliers

Electrical Load

Use these factors to determine relative lumen output for average ambient temperatures
from 0-40°C (32-104°F).

Lumen Multiplier

0°C

32°F

1.02

10°C
20°C
25°C
30°C
40°C

50°F
68°F
77°F
86°F
104°F

1.01
1.00
1.00
1.00
0.98

LEDs

System
Watts

120V

208V

240V

277V

347V

480V

350
530
700
1000
350
530
700
1000

14 W
20 W
27 W
40 W
24 W
36 W
47 W
74 W

0.13
0.19

0.07
0.11

0.06
0.09

0.06
0.08

-

-

10C

20C

Projected LED Lumen Maintenance

0.25

0.14

0.13

0.11

-

-

0.37
0.23
0.33

0.21
0.13
0.19

0.19
0.12
0.17

0.16
0.10
0.14

-

-

0.44

0.25

0.22

0.19

0.15

0.11

0.69

0.40

0.35

0.30

0.23

0.17

Data references the extrapolated performance projections for the DSXW1 LED 20C 1000
platform in a 25°C ambient, based on 10,000 hours of LED testing (tested per IESNA LM80-08 and projected per IESNA TM-21-11).
To calculate LLF, use the lumen maintenance factor that corresponds to the desired number
of operating hours below. For other lumen maintenance values, contact factory.
Operating Hours

0

25,000

50,000

100,000

Lumen Maintenance
Factor

1.0

0.95

0.93

0.88

Photometric Diagrams

To see complete photometric reports or download .ies files for this product, visit Lithonia Lighting’s D-Series Wall Size 1 homepage.

2

1

0

1

2

3

4

4
3

0.5 fc

2

1.0 fc

1
0
-1
-2
-3

T2M

-4

4

3

2

1

0

1

2

3

4

4
3
2
1
0
-1
-2
-3

T3M
-4

Distribution overlay comparison to 250W metal halide.
4

3

2

1

0

1

2

3

4

4
3
2
1
0
-1
-2
-3

T3S
-4

Test No. 22597P22 tested in accordance with
IESNA LM-79-08.

0.1 fc

3

Test No. 22602P22 tested in accordance with
IESNA LM-79-08.

4

LEGEND

Test No. 22601P22 tested in accordance with
IESNA LM-79-08.

Isofootcandle plots for the DSXW1 LED 20C 1000 40K. Distances are in units of mounting height (15’).

LEGEND
DSXW1,
0.5 fc
TWF2,
0.5 fc
10’ W Sidewalk
LLDs:
TWF2 = 0.72
DSXW1 = 0.95

TWF2:
291W

DSXW1:
74W

DSXW1 LED 20C 40K 1000 T3M,
TWF2 250M Pulse, 15’ Mounting Ht

Options and Accessories

T3M (left), ASYDF (right) lenses

HS - House-side shields

BSW - Bird-deterrent spikes

FEATURES & SPECIFICATIONS
INTENDED USE
The energy savings, long life and easy-to-install design of the D-Series Wall Size 1 make it the smart
choice for building-mounted doorway and pathway illumination for nearly any facility.
CONSTRUCTION
Two-piece die-cast aluminum housing has integral heat sink fins to optimize thermal management
through conductive and convective cooling. Modular design allows for ease of maintenance. The LED
driver is mounted to the door to thermally isolate it from the light engines for low operating temperature
and long life. Housing is completely sealed against moisture and environmental contaminants (IP65).
FINISH
Exterior parts are protected by a zinc-infused Super Durable TGIC thermoset powder coat finish
that provides superior resistance to corrosion and weathering. A tightly controlled multi-stage
process ensures a minimum 3 mils thickness for a finish that can withstand extreme climate
changes without cracking or peeling. Available in textured and non-textured finishes.
OPTICS
Precision-molded proprietary acrylic lenses provide multiple photometric distributions tailored
specifically to building mounted applications. Light engines are available in 3000 K (70 min. CRI),
4000 K (70 min. CRI) or 5000 K (70 min. CRI) configurations.

WG - Wire guard

VG - Vandal
guard

DDL - Diffused drop lens

power factor >90%, THD <20%, and a minimum 2.5KV surge rating. When ordering the SPD
option, a separate surge protection device is installed within the luminaire which meets a
minimum Category C Low (per ANSI/IEEE C62.41.2).
INSTALLATION
Included universal mounting bracket attaches securely to any 4” round or square outlet box
for quick and easy installation. Luminaire has a slotted gasket wireway and attaches to the
mounting bracket via corrosion-resistant screws.
LISTINGS
CSA certified to U.S. and Canadian standards. Rated for -40°C minimum ambient.
DesignLights Consortium® (DLC) qualified product. Not all versions of this product may
be DLC qualified. Please check the DLC Qualified Products List at www.designlights.org to
confirm which versions are qualified.

Attachment: Attachment 7 - Lighting Fixture Cut Sheets (2036 : 1633-1645 McGovern Street PUD)

Ambient

Current (A)
Drive Current
(mA)

WARRANTY
Five-year limited warranty. Complete warranty terms located at www.acuitybrands.com/
CustomerResources/Terms_and_conditions.aspx.
Note: Actual performance may differ as a result of end-user environment and application.
All values are design or typical values, measured under laboratory conditions at 25 °C.
Specifications subject to change without notice.

ELECTRICAL
Light engine(s) consist of 10 high-efficacy LEDs mounted to a metal-core circuit board to maximize
heat dissipation and promote long life (L88/100,000 hrs at 25°C). Class 1 electronic drivers have a

One Lithonia Way • Conyers, Georgia 30012 • Phone: 800.279.8041 •
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Catalog
Number
Notes

Type

Wafer LED Recessed Downlight

WF4

CONSTRUCTION — IC rated driver and fixture - approved for direct contact with insulation. Aluminum
die cast outer frame. Durable, powder coat paint to prevent rust. Round fixture with integral edge-lit
LED's. Plenum rated cable connector to connect from module to remote driver box. Isolated driver
integrated inside steel remote box with four 7/8" knockouts with slots for pryout. Not suitable for
pulling wires.

4” LED Module
IC/Non-IC
New Construction/Remodel

INSTALLATION — Ideal for shallow ceiling plenum; no housing required. Steel spring clip for easy
installation. 4" cut out template is provided to ensure a correct sized hole is cut into ceiling for proper
installation of the trim. Size of hole should not exceed 4 1/4 inches for this product.

D
I

LE

MAB
M

OPTICS — Wafer-Thin downlight edge-lit LED technology uses light guided plate to distribute light.
Polycarbonate lens provides even illumination throughout the space. Utilized 3000K and 4000K color
temperature LEDs.
ELECTRICAL — Connect directly to 120V power supply via provided UL recognized driver. High efficient
driver with power factor > 0.9. Ambient operating temperature: -40°F (-40°C) to +104°F (+40°C).
Dimming down to 10% (See page 2 for recommended dimmers). Standard input wattage is 9.6W, 70
lumens per watt.
LISTINGS — CSA certified to US and Canadian safety standards. ENERGY STAR® certified. Wet location.
Air Tight certified in accordance with ASTM E283-2004.
WARRANTY — 5-year limited warranty. Complete warranty terms located at:
www.acuitybrands.com/CustomerResources/Terms_and_conditions.aspx
Note: Actual performance may differ as a result of end-user environment and application.
All values are design or typical values, measured under laboratory conditions at 25 °C.
Specifications subject to change without notice.
Matte black

Specifications
Aperture:
3.2 (8.1)
Ceiling opening: 4.2 (10.7)
Overlap trim:
4.7 (12.0)
Height:
1.1 (2.8)

ORDERING INFORMATION

3"
(7.6)

3.2"
(8.1)

LED
Lamp
4" wafer-thin LED downlight

LED

4"
(10.2)

4.7"
(12.0)

Example: WF4 LED 30K MW

For shortest lead times, configure product using standard options (shown in bold).

Series

Oil-rubbed bronze

1.3"
(3.3)

1.1"
(2.8)

WF4
WF4

Brushed nickel

4"
(10.2)

All dimensions are inches (centimeters) unless otherwise indicated.

LED
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FEATURES & SPECIFICATIONS
INTENDED USE — The 4" Wafer-Thin LED recessed downlight with remote driver box combines high
quality light output and efficiency while eliminating the pot light housing for competitive affordability.
This innovative wafer-slim Type IC design allows easy installation for new construction or remodel from
below the ceiling without the requirement of a pot light housing. The LED module maintains at least 70%
light output for 36,000 hours. These LED Wafer downlights are intended for closets, attics, hallways,
bathrooms, kitchens, basements, soffits, entry ways, porches, garages, stairwells, corridors, nursing/
retirement homes, condos, elevators, apartments, and any other small areas.

CCT/CRI/W/Lumens1

Finish

30K
40K

MW
MB
BN
ORB

3000K/80CRI/9.6W/675L
4000K/80CRI/10W/765L

Matte white
Matte black
Brushed nickel
Oil-rubbed bronze

Accessories: Order as separate catalog number.
WF4 PAN R12
WFJB R4
WFEXC6 U
WFEXC10 U
WFEXC20 U

DOWNLIGHTING

4" new construction pan, retail pack of 12
Remodel joist bar, retail pack of 4
6' FT4 cable
10' FT4 cable
20' FT4 cable

Notes
WF3_Pan

Joist

Extension Cable

1 Total system
delivered lumens.

WF4
Packet Pg. 422

LUMENS PER LAMP: 686.1439
[_LAMPWATTAGE] 9.597
[_PRODUCTID] faa36c80-4b85-47f2-9b74-67ab0f5b5dc9
[_LAMPPOSITION]0 , 0
[_TOTALLUMINAIRELUMENS]686.2

4.6.g

WF4 4" LED Wafer Module
PHOTOMETRICS

Distribution Curve
Distribution Data
Output Data
Coefficient of Utilization
Spacing to Mounting Height:1.2
					

Illuminance Data at 30” Above Floor for
a Single Luminaire

WF4 LED 30K, 3000 K LEDs, input watts: 9.6, delivered lumens: 675, LM/W=70.3, test no. ISF 30027

0°

50%
50% 30% 10%
111 111 111
97 94 91
85 80 75
75 68 63
67 59 54
60 52 47
54 46 41
49 42 36
45 38 32
41 34 29
38 31 26

50% beam 62.6°

Inital FC
Mounting Center
Height
Beam Diameter FC
4.2
6.7
8.3
8.0
2.2
9.1
4.5
10.0
1.4
11.6
2.8
12.0
0.9
14.0
1.9
14.0
0.7
16.4
1.4
16.0

10% beam 108.2°
Diameter
15.2
20.7
26.2
31.8
37.3

FC
0.8
0.4
0.3
0.2
0.1

20°

Spacing to Mounting Height:1.2

WF4 LED 40K, 4000 K LEDs, input watts: 10, delivered lumens: 765, LM/W=76.5, test no. ISF 30377

60°

200
40°
0°

0
5
15
25
35
45
55
65
75
85
90

Ave Lumens
272
271
26
261
74
240
111
212
132
177
136
138
123
96
94
54
57
16
17
0

Zone
Lumens % Lamp
0° - 30°
210.1
27.3
0° - 40°
342.5
44.5
0° - 60°
601.1
78.1
0° - 90°
770.1
100.0
90° - 180°
0.0
0.0
0° - 180° 770.1
*100.0
*Efficiency

RCR

80°

pf
pc
pw
0
1
2
3
4
5
6
7
8
9
10

Coefficients of Utilization
20%
80%
70%
50% 30% 10%
50% 30% 10%
116 116 116
119 119 119
101 97 94
104 99 95
88 82 76
90 83 77
77 70 64
79 71 64
69 60 54
70 61 54
61 53 46
63 53 47
55 47 41
56 47 41
50 42 36
51 42 36
46 38 32
47 38 32
42 34 29
43 34 29
39 31 26
39 32 26

50%
50% 30% 10%
111 111 111
97 94 91
85 79 75
74 68 62
66 59 53
59 52 46
54 46 40
49 41 36
45 37 32
41 34 29
38 31 26

50% beam 10% beam 63.7°
109.1°
Inital FC
Mounting Center
Height
Beam Diameter FC Diameter FC
0.9
15.5
4.5
6.8
9.0
8.0
0.5
21.1
2.4
9.3
4.8
10.0
0.3
26.7
1.5
11.8
3.0
12.0
0.2
32.3
1.0
14.3
2.1
14.0
0.1
37.9
0.7
16.8
1.5
16.0

20°
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RCR

Coefficients of Utilization
pf
20%
pc
80%
70%
DATE: 3/14/2016
PRINT DATE: March 31, 2016
TEST NO: ISF 30377
Zone
Lumens % Lamp
Ave Lumens
pw
50% 30% 10%
50% 30% 10%
MANUFACTURER: Lithonia Lighting
0° - 30°
191.7
27.9
0 251
116 116 116
119 119 119
0
LUMINAIRE CATALOG NO.: 80°
WF4 LED 40K
0° - 40°
310.8
45.3
5 250
24
102 98 94
104 100 96
1
LUMINAIRE DESCRIPTION: 4" MATTE WHITE LED ULTRA-THIN WAFER DOWNLIGHT, 4000K CCT, LEXTAR LED
0° - 60°
540.5
78.8
15 240
68
89 82 77
90 84 78
2
LAMP DESCRIPTION: LED LEXTAR
0° - 90°
686.0
100.0
25 218
101
78 70 64
79 71 65
3
LUMENS PER LAMP: 770.1127
90°
120°
0.1
0.0
35
190
119
69 61 55
55
62
70
4
60°
[_PRODUCTID] 20af95d8-8e2a-4533-ae50-4050ab62c103
90° - 130°
0.1
0.0
45 158
122
62 53 47
63 54 47
5
[_LAMPPOSITION]0 , 0
90° - 150°
0.1
0.0
55 121
108
56 47 41
57 48 41
6
[_TOTALLUMINAIRELUMENS]769.9
90° - 180°
0.1
0.0
65 83
82
51 42 36
51 43 37
7
[_ABSOLUTE] NOTE: DATA SHOWN IS ABSOLUTE FOR THE SAMPLE PROVIDED.
0° - 180° 686.1
*100.0
75 46
49
46 38 33
47 38 33
8
[_ABSOLUTELUMENS]769.4
85 12
*Efficiency
14
43 35 29
43 35 29
9
[_INPUT_ELECTRICAL]120.2 VOLTS, 10.0 WATTS, 0.0860 AMPS
90 1
39 32 27
40 32 27
10
200 [_TEMP0] AMBIENT: 25.5 40°

WF4

DOWNLIGHTING: One Lithonia Way, Conyers, GA 30012 Phone: 800-315-4935 Fax: 770-860-3129 www.lithonia.com
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WF4 4" LED Wafer Module
ENERGY DATA & DIMMER COMPATIBILITY
4" ENERGY DATA - 3000K

4" ENERGY DATA - 4000K

Lumens 675
3000K

Color temperature

CRI 80
Lumens/Watt
Min. starting temperature
EMI/RFI
Sound rating

CRI

70.3

Lumens/Watt 76.5

-40°C (-40°F)

Min. starting temperature

FCC Title 47 CFR, Part 15, Class B

EMI/RFI

Class A standards

Sound rating

Input voltage 120V
Total Harmonic Distortion
Min. power factor
Input frequency

4000K
80
-40°C (-40°F)
FCC Title 47 CFR, Part 15, Class B
Class A standards

Input voltage 120V

15.3%

Total Harmonic Distortion

0.97

Min. power factor

50/60 Hz

Input frequency

Rated wattage 9.6W

Rated wattage

15.3%
0.98
50/60 Hz
10W

Input power

9.6W

Input power 10W

Input current

0.08A

Input current

0.08A

COMPATIBLE DIMMERS
Insteon
2477D

Leviton

Lutron

Sensorswitch

Synergy/Leviton

6633-PA

CTCL-153P-WH

nSP5 PCD 2W

ISD 600 I 120/IPI06

IPL06-LED/INC mode

DV-603P-LA

nSP5 PCD ELV 120

ISD 400 ELV 120/IPE04

6615-P

CT-603PR-WH
DVELV-300P
NTELV-300P
NLV600
300P-SELV
DV-600P
AYCL-153P-WH
CTCL-153P-WH

LIGHTING FACTS
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Color temperature

Lumens 765

WF4

DOWNLIGHTING: One Lithonia Way, Conyers, GA 30012 Phone: 800-315-4935 Fax: 770-860-3129 www.lithonia.com

© 2016-2017 Acuity Brands Lighting, Inc. All rights reserved. Rev. 02/15/17

Packet Pg. 424

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.2

0.2

0.2

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.2

0.2

0.2

0.2

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.2

0.3

0.3

0.4

0.4

0.3

0.3

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.3

0.3

0.3

0.3

0.2

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.2

0.3

0.3

0.4

0.5

0.5

0.5

0.5

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.2

0.0

0.0

0.0

0.0

0.0

0.5

0.5

0.5

0.4

0.2

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.2

0.3

0.4

0.5

0.6

0.7

0.7

0.6

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.2

0.3

0.4

0.6

0.7

0.7

0.8

0.7

0.0

0.0

0.0

0.0

0.0

0.7

0.7

0.6

0.5

0.3

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.2

0.3

0.4

0.5

0.6

0.8

0.9

0.8

0.8

0.0

0.0

0.0

0.1

0.2

0.5

0.8

1.3

1.8

2.2

2.3

0.0

0.0

0.0

0.0

0.0

0.0

0.9

0.9

0.8

0.6

0.3

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.5

0.7

1.0

1.0

1.1

1.2

0.0

0.0

0.0

0.1

0.3

0.6

1.0

1.8

2.8

3.9

4.1

1.3

1.2

0.9

0.7

0.4

0.1

0.1

0.0

0.0

0.0

0.0

1.7

1.4

1.1

0.9

0.5

0.2

0.1

0.0

0.0

0.0

0.0

0.10.1 0.2 0.2 0.2 0.2 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
0.1 0.2 0.2 0.2 0.1 0.0
0.2
0.1

2.0

1.8

1.6

1.1

0.6

0.2

0.1

0.0

0.0

0.0

0.0

0.2

1.2

2.7

2.4

2.0

1.3

0.7

0.2

0.1

0.1

0.0

0.0

0.0

0.8

3.3

3.2

2.5

1.6

0.8

0.2

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.5

0.7

1.0

1.0

1.3

1.6

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.5

0.7

1.0

1.1

1.3

1.6

0.0

0.0

0.0

0.0

0.1

0.2

0.2

0.4

0.5

0.7

1.0

1.0

1.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.4

0.5

0.6

0.8

0.9

0.8

0.0

0.0

0.0

0.1

0.2

0.4

0.8

1.5

2.7

4.0

F4 @ 10'

4.7

F3 @ 7.5'

0.1

0.2

0.1

0.2
0.2
0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.3

0.4

0.5

0.6

0.7

0.7

F2 @ 10'

2.9

3.4

0.6

3.8

3.6

1.8

0.9

0.3

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.2

0.3

0.3

0.4

0.5

0.5

0.4

0.5

3.5

4.0

3.6

2.9

1.9

0.9

0.3

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.2

0.3

0.4

0.4

0.4

0.3

0.4

3.6

3.9

3.5

2.9

1.9

0.9

0.3

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.2

0.3

0.3

0.2

0.2

0.2

3.9

4.3

3.8

3.1

2.0

1.0

0.3

0.1

0.1

0.0

0.0

0.0

0.1
F3 @ 7.5'

F4 @ 10'

0.1

0.2

0.1

0.2

0.2

0.2

F2 @ 10'

0.2

0.2

0.2

0.2
0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.2

0.2

4.2

4.8

4.3

3.4

2.2

1.0

0.3

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

F2 @
4.9 10'
4.5
4.3

3.5

2.2

1.1

0.3

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.2

0.3

0.4

0.4

4.2

4.7

4.2

3.4

2.2

1.1

0.3

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.3

0.6

0.8

0.9

4.0

4.5

4.1

3.4

2.2

1.1

0.3

0.1

0.1

0.0

0.0

0.0

0.2

0.1

0.2
F2 @ 10'

0.1

0.2

0.1

0.2

0.0

0.2

0.0
0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.5

1.0

1.7

2.0

4.3

4.8

4.3

3.5

2.3

1.1

0.3

0.1

0.1

0.1

0.0

0.0

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.7

1.4

2.7

F1 @ 10.4'

4.6

5.1

4.7

F2 @ 10'

3.6

2.3

1.1

0.3

0.1

0.1

0.0

0.0

0.0

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.4

0.8

1.6

3.1

3.9

4.5

5.0

4.5

3.5

2.3

1.1

0.3

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.7

1.4

2.6

F1
3.3 @ 10.4'

4.5

4.6

4.2

3.4

2.2

1.0

0.3

0.1

0.1

0.1

0.0

0.0

3.4

F1 @ 10.4'

0.2

F2 @ 10'

0.2
F1 @ 10.4'

0.2
0.2

0.1

0.2

F2 @ 10'

0.1
0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.5

0.9

1.6

1.9

4.5

4.6

4.1

3.4

2.1

1.0

0.3

0.1

0.1

0.1

0.0

0.0

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.3

0.5

0.8

0.9

4.4

4.3

3.4

2.1

1.0

0.3

0.1

0.1

0.0

0.0

0.0

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.2

0.3

0.4

0.4

4.6 4.9 4.4
F2
@ 10'

3.4

2.1

1.0

0.3

0.1

0.1

0.0

0.0

0.0

0.2

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.1

0.2

0.2

0.2

0.2

4.4

4.6

3.2

2.0

0.9

0.3

0.1

0.1

0.0

0.0

0.0

4.8

4.1

0.2
0.2
0.2
F2 @ 10'

0.2

0.2

0.2

0.2
0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.1

0.1
0.1

0.1
0.1

0.1
0.2

0.1
0.2

0.2
0.2

0.2
0.3

0.2
0.3

0.2
0.2

0.2
0.2

0.2

4.2

0.2

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.2

0.3

0.4

0.4

0.4

0.3

0.4

0.0

0.0

0.0

0.1

0.1

0.2

0.2

0.3

0.4

0.5

0.6

0.5

0.5

0.5

4.3

4.2
4.2

3.7
3.7

3.0
3.0

1.9
1.9

0.9
0.8

0.3
0.3

0.1
0.1

0.1
0.1

0.0
0.0

0.0
0.0

0.0

3.0

1.9

0.8

0.2

0.1

0.1

0.0

0.0

0.0

F2
4.510'
4.1
4.3 @

3.1

1.8

0.8

0.2

0.1

0.1

0.0

0.0

0.0

4.5

0.2

0.0

4.0

4.3

0.2

0.2

0.1
F3 @ 10'

F4 @ 10'

0.1

F3 @ 7.5'

0.2

0.1

0.2

0.1

0.2
0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.4

0.4

0.5

0.7

0.7

0.6

0.6

4.1

4.2

3.8

2.8

1.6

0.7

0.2

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.4

0.5

0.7

0.8

0.9

0.8

0.8

3.9

3.9

3.6

2.5

1.4

0.6

0.2

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.4

0.6

0.8

1.0

1.0

1.1

1.2

4.0

4.0

3.3

2.1

1.2

0.5

0.2

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.4

0.5

0.8

1.0

1.1

1.3

1.6

3.9

3.8

3.2

1.9

1.1

0.4

0.2

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.2

0.3

0.4

0.5

0.8

1.0

1.1

1.3

F4
1.6

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.4

0.6

0.8

1.0

1.0

1.1

1.2

0.0

0.0

0.0

0.1

0.3

0.6

1.0

1.8

2.8

4.0

4.3

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.4

0.5

0.7

0.8

0.8

0.8

0.8

0.0

0.0

0.1

0.1

0.3

0.5

0.9

1.5

2.3

3.0

0.0

0.0

0.0

0.1

0.1

0.2

0.3

0.3

0.4

0.5

0.7

0.7

0.6

0.6

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.2

0.3

0.5

0.8

1.0

0.0

0.0

0.0

0.1

0.1

0.2

0.2

0.3

0.3

0.4

0.5

0.5

0.4

0.4

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.2

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.2

0.3

0.4

0.4

0.3

0.3

0.3

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.2

0.2

0.2

0.2

0.2

0.2

0.2

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

F3 @ 10'

@ 10'

3.4

3.4

2.9

1.7

0.9

0.4

0.1

0.1

0.0

0.0

0.0

0.0

3.9

2.7

2.8

2.5

1.5

0.8

0.3

0.1

0.1

0.0

0.0

0.0

0.0

3.3

3.0

2.0

2.1

2.0

1.3

0.7

0.3

0.1

0.1

0.0

0.0

0.0

0.0

1.1

1.2

1.1

0.0

0.0

0.0

0.0

0.0

1.3

1.5

1.4

1.0

0.6

0.2

0.1

0.1

0.0

0.0

0.0

0.0

0.2

0.3

0.3

0.3

0.3

0.0

0.0

0.0

0.0

0.8

1.0

1.0

0.7

0.5

0.2

0.1

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.5

0.6

0.6

0.5

0.3

0.2

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.3

0.4

0.4

0.3

0.2

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.2

0.2

0.2

0.2

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

F3 @ 7.5'

0.1

0.2

0.1
0.1
0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.2 0.2 0.2 0.1 0.1

Plan View - PROPERTY LINE
CALC.

NOTES:
1. CALCULATION POINTS ARE AT GROUND LEVEL.
2. FIXTURES HEIGHTS ARE NOTED ON PLAN.
3. CALCULATIONS POINTS ARE ON A 5’x5’ SPACING.
4. CALCULATIONS ARE BASED ON INFORMATION PROVIDED.
**FIELD VERIFICATION REQUIRED.

Plan View
Scale - 1" = 10ft

Statistics

Schedule
Symbol

Label

QTY
2

Number
Filename
Lamps

Manufacturer

Catalog Number

Description

Lamp

Lithonia Lighting

WF4 LED 40K

4" MATTE WHITE LED ULTRA-THIN WAFER DOWNLIGHT,
4000K CCT, LEXTAR LED

LED LEXTAR

F1
Lithonia Lighting

DSXW1 LED 10C 530 40K T2M MVOLT

DSXW1 LED WITH (1) 10 LED LIGHT ENGINES, TYPE T2M
OPTIC, 4000K, @ 530mA.

LED

1

1

WF4_LED_40K.ies

DSXW1_LED_10C_530_40K_T2M_MVOLT.ies

Lumens per
Lamp

LLF

770

0.9

2102

0.9

Wattage
10

F2

5

19.1

F3

3

Lithonia Lighting

DSXW1 LED 10C 350 40K T2S MVOLT

DSXW1 LED WITH (1) 10 LED LIGHT ENGINES, TYPE T2S
OPTIC, 4000K, @ 350mA.

LED

1

DSXW1_LED_10C_350_40K_T2S_MVOLT.ies

1520

0.9

13.3

F4

2

Lithonia Lighting

DSXW1 LED 10C 350 40K TFTM MVOLT

DSXW1 LED WITH (1) 10 LED LIGHT ENGINES, TYPE TFTM
OPTIC, 4000K, @ 350mA.

LED

1

DSXW1_LED_10C_350_40K_TFTM_MVOLT.ies

1515

0.9

13.3

Description

Symbol

Avg

Max

Min

Max/Min

Avg/Min

Back Parking Lot Calc.

2.1 fc

5.1 fc

0.1 fc

51.0:1

21.0:1

Back Property Line Calc.

0.2 fc

0.2 fc

0.0 fc

N/A

N/A

Front Parking Lot Calc.

0.5 fc

3.9 fc

0.0 fc

N/A

N/A

Front Property Line Calc.

0.2 fc

0.2 fc

0.0 fc

N/A

N/A

Full Calc. Zone

0.4 fc

5.1 fc

0.0 fc

N/A

N/A

North Property Line Calc.

0.1 fc

0.2 fc

0.0 fc

N/A

N/A

South Property Line Calc.

0.1 fc

0.2 fc

0.0 fc

N/A

N/A
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**This document contains confidential and proprietary information of KSA Lighting & Controls. This document may only be used by or for the benefit of KSA Lighting & Controls representatives and customers. FOR LIGHTING DESIGNS This lighting design is not a professional engineering drawing and is provided for informational purposes only, without warranty as to accuracy, completeness, reliability or otherwise. KSA Lighting &
Controls is not responsible for specifying the lighting or illumination requirements for any specific project, including municipal or building code requirements. It is the obligation of the end-user to consult with a professional engineering advisor to determine whether this lighting design meets the applicable project requirements for lighting system performance, safety, suitability and effectiveness for use in a particular application. Field
verification is recommended when calculations are based on end-user or customer-provided information. End-user environment and application (including, but not limited to, voltage variation and dirt accumulation) can cause actual field performance to differ from the calculated photometric performance represented in this lighting design. In no event will KSA Lighting & Controls be responsible for any loss resulting from any use of
this lighting design.
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