
  Village of Arlington Heights
Conceptual Plan Review Committee

Community Room, 3rd Floor
Arlington Heights Village Hall 
33 S. Arlington Heights Road
Arlington Heights, IL 60005

May 8, 2019
6:30 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. 4 N. Douglas Apartments - T1666
Planned Unit Development, Land Use Variation, Plat of
Subdivision

B. McDonalds Redevelopment - 45 E. Golf Rd. - T1663
Amendment to PUD Ordinance 96-037 to allow modifications to
a previously approved development plan

C. Southpoint Shopping Center - Rand/Palatine Rd. - T1664
Amendment to PUD Ordinance 90-014 to allow modifications to
a previously approved development plan

VII. OTHER BUSINESS

VIII.ADJOURNMENT

Persons with disabilities requiring auxiliary aids or services, such as an
American Sign Language interpreter or written materials in accessible
formats, should contact David Robb, Disability Services Coordinator, at 33 S.
Arlington Heights Road, Arlington Heights, Illinois 60005, (847)368-5793
(Voice), (847)368-5980 (Fax) or drobb@vah.com.



Conceptual Plan Review Committee
5/8/2019

Item: 4 N. Douglas Apartments - T1666

Department:  Planning & Community Development

Requested Action
 
1. Planned Unit Development to allow a 64 unit residential building.
 
2. Land Use Variation to allow a Multi-Family residential-only building within the
B-2 District.
 
3. Preliminary Plat of Subdivision.
 
Variations Required
 
4. Chapter 28, Section 5.1-20.1(e), to allow 64 dwelling units on 33,109 square
feet of land where 38,400 square feet is required.
 
Recommendation
 
The Staff Development Committee has reviewed the proposed PUD and Plat of
Subdivision and is supportive of the project, subject to the following conditions:

1. Provide a written justification to support any requested variations as per the
hardship criteria outlined in the Zoning Ordinance:
 
• The proposed use will not alter the essential character of the locality and will
be compatible with existing uses and zoning of nearby property.
 
• The plight of the owner is due to unique circumstances, which may include the
length of time the subject property has been vacant as zoned.
 
• The proposed variation is in harmony with the spirit and intent of this Chapter.
 
• The variance requested is the minimum variance necessary to allow reasonable
use of the property.
 
2. Engineering plans, details and storm water detention calculations shall be
required as part of the formal review process. 



 
3. A market assessment shall be required to demonstrate a need for this type and
size development at this location.
 
4. The developer shall provide a formal written response to the Village’s
Affordable Multi-Family Housing Policy.
 
5. Appearance before the Housing Commission shall be required.
 
6. Design Commission review shall be required prior to the Plan Commission
hearing. 
 
7. The petitioner shall construct and dedicate the extension of Campbell Street
from Douglas Avenue across the rail road spur, as feasible.
 
8. A detailed traffic and parking study from a Certified Traffic engineer that
assesses access (location, design, and Level of Service), on-site circulation, trip
generation and distribution, parking, and impacts to public streets shall be
required.    
 
9. School, Park, and Library contributions shall be required per Code prior to the
issuance of a building permit. 
 
10. These are preliminary comments only and should not be relied upon as
identification of the only major issues.  The Staff Development Committee
reserves the right to change its position on issues upon submittal of a formal
application and detailed review.

ATTACHMENTS:
Description Type
Staff Report Report
Plans Exhibits
Aerial Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 
 

Direction Existing Zoning Existing Use Comprehensive Plan 

North R-7: Multi-Family Dwelling District  Lumber Yard (Heller Lumber) High-Density Multi-Family 

South B-3: General Service, Warehouse, 
and Motor Vehicle District 

Parkway greenspace and 
Union Pacific railroad tracks 

Commercial 

East R-7: Multi-Family Dwelling District 
B-2: General Business District 

Vacant land and surface 
parking lot 

High-Density Multi-Family, 
Mixed Use 

West B-3: General Service, Warehouse, 
and Motor Vehicle District 
P-L: Public Lands District 

Recreation Park Parks 

To: Conceptual Plan Review Committee 
Prepared By: Sam Hubbard, Development Planner 
Meeting Date: May 8, 2019 
Date Prepared: May 3, 2019 

Temp File Number: T1666 
Project Title: 4 N. Douglas Apartments 
Address: 1 N. Douglas Ave. 
PIN: 03-29-408-002 and 03-29-405-005 

Petitioner: Guido Neri 
 Neri Architects 
Address: 6400 N. Northwest Hwy. – Suite 4 
 Chicago, IL 60631 

Existing Zoning: B-2: General Business District,        
R-7: Multi-Family Dwelling District, Hickory-
Kensington Overlay District 
Comprehensive Plan: Mixed Use, High-Density 
Multi-Family 

Requested Action: 
1. Planned Unit Development to allow a 64 unit residential building. 
2. Land Use Variation to allow a Multi-Family residential-only building within the B-2 District 
3. Preliminary Plat of Subdivision 

Variations Required: 
4. Chapter 28, Section 5.1-20.1(e), to allow 64 dwelling units on 33,109 square feet of land where 38,400 

square feet is required. 

 

SURROUNDING LAND USES 
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Project Background: 
The subject property is approximately 1.16 acres (50,737 square feet) and is bounded by Kensington Road to the south 
and Douglas Avenue to the west. The eastern edge of the site contains a Union Pacific railroad spur line, which provides 
freight access to the Heller Lumber Company located north of the subject property. Approximately 13,500 square feet 
of the northern portion of the property is within the R-7 Zoning District and the southern 37,237 square feet of the 
property is within the B-2 Zoning District. Additionally, the entire property is within the Hickory / Kensington Overlay 
District and is part of the Hickory / Kensington Area Plan, both of which were established in 2013. The property is also 
located within the Hickory/Kensington TIF District, which was adopted by the Village Board in 2014. The subject 
property is improved with an at grade overflow parking lot that serves the nearby Mariano’s grocery store, which 
overflow parking lot is not heavily used. To the west of the property on the other side of the spur line, the petitioner 
was recently approved for a 76 unit five-story apartment building with ground floor commercial space. Construction 
of that building has yet to commence. 
 
The applicant is proposing to develop the southern B-2 zoned portion of the subject property. Additionally, the 
developer will dedicate land to the Village to allow for Campbell Street to be extended between Hickory Avenue and 
Douglas Avenue, which dedication would occur roughly around the division between the R-7 and B-2 zoning districts. 
The remaining R-7 portion of the property will be left vacant. The Village is contemplating the purchase of this portion 
of the site with the intention to land bank it for future redevelopment.  
 
The proposed development consists of a 54-foot tall five-story apartment building with 64 units. A total of 97 parking 
spaces would be located throughout the basement, ground floor, and on a surface lot at the exterior of the building. 
The dwelling units would be located on floors two through five and would consist of 32 one-bedroom units (50%), and 
32 two-bedroom units (50%). All dwelling units would be rental. The second floor would feature a 1,187 square foot 
exterior amenity deck for the building. 
 
Zoning and Comprehensive Plan 
The portion of the subject property proposed for development is located within the B-2, General Business District, and 
the entire property is within the Hickory / Kensington Overlay Zoning District. The proposed development must comply 
with the regulations within each of these zoning classifications, however, the overlay regulations supersede the B-2 
zoning regulations where the requirements of the overlay differ from those in the B-2 District. All developments within 
the Hickory / Kensington Overlay zone are required to develop as a PUD, and therefore PUD approval is required. 
 
Staff has identified the need for a land use variation to allow an apartment building within the B-2 District, as well as a 
density variation to increase the number of units by six. Additional variations may be identified once detailed plans 
have been provided. As part of any Plan Commission application, the petitioner will be required to provide written 
responses to the approval criteria for each requested Variation, which criteria is summarized below: 
 

 The proposed use will not alter the essential character of the locality and will be compatible with existing 
uses and zoning of nearby property. 

 The plight of the owner is due to unique circumstances, which may include the length of time the subject 
property has been vacant as zoned. 

 The proposed variation is in harmony with the spirit and intent of this Chapter. 
 The variance requested is the minimum variance necessary to allow reasonable use of the property. 

 
Given the current lot size, proposed unit mix, and the Villages’ density requirements, the subject property could 
accommodate 58 dwelling units. The developer has proposed 64 units, which translates to a density increase of six 
units above code requirements. Staff notes that if the developer was not required to dedicate 8,521 square feet of 
land for the Campbell Street extension, the subject property could yield 74 units per the density requirements and 
proposed unit mix. Staff is supportive of the density variation as the developer will be dedicating land to the Village 
and due to the fact that the proposed development meets all bulk standards such as height and setbacks, and meets 
the goals of the Hickory / Kensington Area Plan as will be outlined later within this report. 
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The Comprehensive Plan classifies the subject property as “Mixed Use”. Although the proposed building will be a 
residential-only development, staff believes this to be appropriate given the low volume of traffic along Douglas and 
limited site access. In addition, the building conforms with the Hickory / Kensington Area Plan, which specifically 
indicates that this site should be occupied by a structure four to five floors in height. 
 
All multi-family developments that include six or more units are required to address the Village’s Affordable Housing 
Policy. The petitioner has proposed five units (7.8% of total units) as affordable. Staff will analyze this proposal as part 
of the formal Plan Commission review process. An appearance before the Housing Commission will be required. 
 
Hickory / Kensington Area Plan 
As identified above, the subject property is part of the Hickory / Kensington Area Plan, which provides development 
guidelines for future redevelopment within the neighborhood in order to create a new, vibrant mixed use area. The 
proposed development is consistent with the goals of the Hickory / Kensington Plan in several ways: 

 

 Height: The subject property is classified as appropriate for a 4-5 story building per the Plan. The proposed 5-
story building is consistent with this designation. 

 Setback: The Plan calls for mixed use buildings to be setback no more than 5’ from the sidewalk along 
Douglas. The proposed building is abutting the sidewalk with no setback along Douglas, however, to break up 
the façade along Douglas, certain portions of the building are setback 5’ from the property line. 

 Street Grid: The proposed development will facilitate the continuation of the street grid by enabling the 
extension of Campbell Street from Hickory Avenue to Douglas Avenue. This is consistent with one of the 
goals of the Hickory / Kensington Plan.  

 
Staff supports the concept given that the plan complies with the Hickory / Kensington Area Plan and will help to realize 
the Plans’ vision for redevelopment of this area.  
 

Site Design 
The developer will be required to subdivide the property to create two lots. The two lots will be separated by 66’ of 
land, which will be dedicated for the extension of Campbell Street from Douglas Avenue to the eastern edge of the 
subject property. This will mirror what the petitioner will be constructing on the opposite side of the spur line. The 
petitioner will need to coordinate with Union Pacific to determine what type of railroad crossing infrastructure 
(warning lights, crossing gates, etc.) will be needed to connect Campbell Street from Hickory to Douglas. Additionally, 
the petitioner should verify the northern building setback as the location of the property line is somewhat unclear on 
the plans submitted. 
 
The petitioner shall explore the possibility of a 3-foot tall decorative black aluminum fence at the eastern edge of the 
proposed parking lot, separating the parking area from the spur line. The development must conform to all MWRD 
requirements and on-site detention will be required. The petitioner has indicated that detention will be provided within 
an underground detention vault beneath the parking lot. As part of the Plan Commission process, the petitioner shall 
provide details on any proposed ground-mounted mechanical infrastructure, which must be appropriately located and 
screened with landscaping. 
 
Building Design 
The proposed development will appear before the Design Commission for a preliminary review on May 14, 2019. Staff 
is supportive of the general design as it mirrors the architecture of the approved mixed use building on the other side 
of the spur line. The developer is encouraged to incorporate sustainable features as per Goal #9 of the Hickory / 
Kensington Area Plan, which recommends the inclusion of “bio swales for storm water management, green buildings 
and energy efficient street lighting.” 
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Landscaping/Streetscape Improvements 
A code compliant Landscape and Tree Preservation Plan will be required within any formal Plan Commission 
application, including building foundation plantings, landscape islands within the parking lot at the ends of each parking 
row, and shade trees in all parking lot islands.  
 
Staff will work with the petitioner to provide streetscape improvements as outlined in the Hickory / Kensington Area 
Plan. Preliminary design includes an “enhanced” 10-foot wide sidewalk along Kensington, which includes a small 
parkway between the sidewalk and street. The petitioner will need to work with staff relative to the Douglas Avenue 
streetscape, where there is currently mature landscaping and several street trees. As part of the Plan Commission 
process, the Village will need to evaluate where the sidewalk should be placed along Douglas, and whether on-street 
parking spaces should be extended further south than existing. Along the Campbell Street side, a standard sidewalk 
and parkway (including street trees) will be required. These design elements are still being determined and shall be 
finalized prior to Plan Commission application. 
 
Traffic and Parking  
Per zoning requirements, the subject property must provide 96 parking spaces based on the number of residential 
units (see Table I below). The subject property proposes 97 parking spaces, which complies with Code. 
 
Chapter 28, Section 6.12, Traffic Engineering Approval, requires that planned unit developments provide a traffic and 
parking study from a certified traffic engineer. The study needs to assess access (location, design, and Level of Service), 
on-site circulation, trip generation and distribution, parking, and impacts to public streets. This study should take into 
account the petitioners proposed development at Hickory / Kensington, as well as the Arlington Beer Company 
development proposed along Hickory Avenue.  
 
Table I – Parking Calculations 

PROPOSED USE CODE USE 
NUMBER OF 

DWELLING UNITS 
PARKING 

REQUIREMENT 
PARKING 

REQUIRED 

Residential Use Multi-family 64 1.5 spaces per unit 96 

          

      Total Required 96 

      Total Provided 97 

      Surplus / (Deficit) 1 

 
One 10’ x 35’ loading space for the development is required, and the plan notes that there will be loading berth located 
at the southeast corner of the site. Additional details shall be provided, such as the size of this space and the screening 
for this space. Heavy landscaping should be incorporated along the south of this area to screen the loading berth from 
view. Finally, the petitioner will need to provide details on the size and width of all parking spaces (both interior and 
exterior) and drive aisles to determine if any variations are required. 
 
RECOMMENDATION 
The Staff Development Committee has reviewed the proposed PUD and Plat of Subdivision and is supportive of the 
project, subject to the following conditions: 
 
1. Provide a written justification to support any requested variations as per the hardship criteria outlined in the 

Zoning Ordinance: 

 The proposed use will not alter the essential character of the locality and will be compatible with existing 
uses and zoning of nearby property. 

 The plight of the owner is due to unique circumstances, which may include the length of time the subject 
property has been vacant as zoned. 

 The proposed variation is in harmony with the spirit and intent of this Chapter. 
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 The variance requested is the minimum variance necessary to allow reasonable use of the property. 
2. Engineering plans, details and storm water detention calculations shall be required as part of the formal review 

process.  
3. A market assessment shall be required to demonstrate a need for this type and size development at this location. 
4. The developer shall provide a response to the Village’s Affordable Multi-Family Housing Policy. 
5. Appearance before the Housing Commission shall be required. 
6. Design Commission review shall be required prior to the Plan Commission hearing.  
7. The petitioner shall construct and dedicate the extension of Campbell Street from Douglas Avenue across the rail 

road spur, as feasible. 
8. A detailed traffic and parking study from a Certified Traffic engineer that assesses access (location, design, and 

Level of Service), on-site circulation, trip generation and distribution, parking, and impacts to public streets shall 
be required.     

9. School, Park, and Library contributions shall be required per Code prior to the issuance of a building permit.  
10. These are preliminary comments only and should not be relied upon as identification of the only major issues.  

The Staff Development Committee reserves the right to change its position on issues upon submittal of a formal 
application and detailed review. 

 
 
________________________________________ May 3, 2019 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
 Temp File 1666 
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Conceptual Plan Review Committee
5/8/2019

Item: McDonalds Redevelopment - 45 E. Golf Rd. - T1663

Department:  Planning & Community Development

Requested Action:
1. Amendment to PUD Ordinance 96-037 to amend the Land Use Variation and
modify the approved development plan to allow an additional drive through lane.
 
Variations Required:
1. None identified at this time.
 
RECOMMENDATION
The Staff Development Committee reviewed the proposed PUD amendment and
is generally supportive of the application subject to the following conditions:
 
1. The petitioner shall reach out to Chase Bank to make them aware of their
proposed site modifications.
 
2. Submission of a parking study from a Certified Traffic Engineer shall be
required as part of any formal review process, which study must address the
impact of the additional drive-through lane on traffic generation and site
circulation. Additionally, this plan shall evaluate the proposed reduction in
parking spaces and shall survey the existing parking lot usage to project
anticipated parking demand.
 
3. Preliminary engineering plans shall be required.
 
4. A code compliant landscape plan shall be required.
 
5. A code compliant photometric plan shall be required.
 
6. A Design Commission application shall be required.
 
7. The petitioner shall comply with all Federal, State, and Village Codes,
Regulations, and Policies.
 
8. These are preliminary comments only and should not be relied upon as
identification of the only major issues. The Staff Development Committee
reserves the right to change its position on issues upon submittal of a formal



application and detailed review.
 

ATTACHMENTS:
Description Type
Staff Report Report
Aerial Exhibits
Conceptual Site Plan Exhibits
Architectural Plans Exhibits
Plat of Survey Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 
 

Direction Existing Zoning Existing Use Comprehensive Plan 

North B-2: General Business District Multi-tenant commercial 
development 

Commercial 

South R-1: One-Family Dwelling District Single-family home Offices Only 

East O-T: Office Transitional District Multi-tenant office 
development 

Offices Only 

West O-T: Office Transitional District Chase Bank Commercial 

To: Conceptual Plan Review Committee 
Prepared By: Sam Hubbard, Development Planner 
Meeting Date: May 8, 2019 
Date Prepared: May 3, 2019 

Temp File Number: T1663 
Project Title: McDonalds Redevelopment 
Address: 45 E. Golf Rd. 
PIN: 08-15-100-011 

Petitioner: Dan Olson 
 Watermark Engineering 
Address: 2631 Ginger Woods Parkway 
 Aurora, IL 60502 

Existing Zoning: O-T: Office Transitional District 
Comprehensive Plan: Commercial 

Requested Action: 
1. Amendment to PUD Ordinance 96-037 to amend the Land Use Variation and modify the approved 

development plan to allow an additional drive through lane. 

Variations Required: 
1. None identified at this time. 

 

SURROUNDING LAND USES 
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Project Background: 
The subject property is 41,054 square feet in size and currently improved with an approximately 3,200 square 
foot McDonalds restaurant with a drive-through. Although the property is zoned O-T, Office Transitional 
District, in 1996 the site was approved for a PUD and Land Use Variation to allow construction of the existing 
restaurant with drive-through. Given that the site was developed over 20 years ago, McDonalds is proposing 
to update the building (interior and exterior) and site, which update includes the addition of a second drive-
through lane. In order to create space for the second drive through lane, the existing dumpster enclosure, 
which is directly behind the building, would be relocated to the southeast corner of the site.  
 
Access to the site comes from a private access drive that is shared with the Chase Bank located to the west 
of the subject property, which includes a full access signalized intersection with Golf Road. There are 37 
parking spaces on the site, and hours of operation for McDonalds are 5:00am to 11:00pm every day. 
 
Zoning and Comprehensive Plan 
As mentioned above, the subject property is zoned O-T, Office Transitional District, and in order to make the 
proposed changes, an amendment to PUD Ordinance #96-037 must be approved. There are several 
conditions of approval associated with Ordinance 96-037, and the petitioner will need to amend conditions 
#4 and #5 to allow for the proposed architectural and signage modifications. The site is compliant with all 
setback, bulk, and height restrictions, and since no change to the building has been proposed (other than the 
exterior materials), the site will remain in compliance with these regulations.  
 
The Comprehensive Plan classifies this property as “Commercial” and the existing use is consistent with this 
designation. 
 
Building and Site: 
The proposed building modifications will require Design Commission review and approval. Engineering plans 
will be required as part of any formal Plan Commission application. Staff has observed occasional ponding of 
water on the site and notes that the proposed site modifications will increase the impervious surfaces on the 
property. Compliance with all MWRD and Village stormwater management regulations shall be required.  
 
As part of the formal Plan Commission application, a code compliant landscape and photometric plan shall 
be required. Any landscaping that has died or been removed since the site was originally developed must be 
replaced as part of the PUD/LUV amendment process. Additionally, further details will be needed on certain 
parking space and drive aisle sizes to determine if any variation is required. 
 
Parking and Traffic: 
When the project was originally approved in 1996, significant discussion occurred relative to the drive-
through. Ultimately, the approval required that all drive-through traffic be routed to wrap around the 
building in order to enter the drive-through so that cars could not queue for the drive-through directly as 
they entered the site (which would potentially block circulation through the site). The proposed second drive-
through lane appears to conform to the required wrap-around configuration. 
 
As mentioned above, there are 37 spaces currently located on the site. Given the proposed changes, the total 
number of spaces would reduce to 30. Per code, a total of 17 parking spaces are required. There will be no 
change to the size of the existing seating area within the restaurant. An analysis of the code required parking 
can be found in Appendix 1 at the end of this report. 
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A detailed traffic and parking study from a Certified Traffic Engineer shall be required as part of any formal 
review process, which study must address the impact of the additional drive-through lane on traffic 
generation and site circulation. Additionally, this plan shall evaluate the proposed reduction in parking spaces 
and shall survey the existing parking lot usage to project anticipated parking demand. Staff has some concern 
about overflow parking occurring on the property to the west (Chase Bank), and the petitioner should clarify 
if overflow parking occurs on the Chase property. Additionally, the petitioner should touch base with the 
Chase Bank to inform them of their proposed site modifications given that the two developments share a 
common access aisle. 
 
Staff notes that recent changes to the Illinois Accessibility Code allows two abutting handicap accessible 
spaces to share an accessible aisle. If the two proposed handicap spaces were revised to share an accessible 
aisle, one additional parking space may be possible. Per code, two bicycle parking spaces are required, which 
spaces must be incorporated into the plans should they not be currently present on the site. 
 
RECOMMENDATION 
The Staff Development Committee reviewed the proposed PUD amendment and is generally supportive of 
the application subject to the following conditions: 
 
1. The petitioner shall reach out to Chase Bank to make them aware of their proposed site modifications. 
2. Submission of a parking study from a Certified Traffic Engineer shall be required as part of any formal 

review process, which study must address the impact of the additional drive-through lane on traffic 
generation and site circulation. Additionally, this plan shall evaluate the proposed reduction in parking 
spaces and shall survey the existing parking lot usage to project anticipated parking demand. 

3. Preliminary engineering plans shall be required. 
4. A code compliant landscape plan shall be required. 
5. A code compliant photometric plan shall be required. 
6. A Design Commission application shall be required. 
7. The petitioner shall comply with all Federal, State, and Village Codes, Regulations, and Policies. 
8. These are preliminary comments only and should not be relied upon as identification of the only major 

issues.  The Staff Development Committee reserves the right to change its position on issues upon 
submittal of a formal application and detailed review. 

 
 
________________________________________ May 3, 2019 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
 Temp File 1663 
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Appendix 1: Code Required Parking 
 

TENANT CODE USE 
GROSS SQUARE 

FOOTAGE 
 SEATING AREA 

SIZE 
PARKING 

REQUIREMENT 
PARKING 

REQUIRED 

McDonalds Restaurant - Sit Down 3,200 770 
1 space per 45 sq. 

ft. 
17.1 

            

        Total Required 17 

        Total Provided 30 

        Surplus / (Deficit) 13 
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Conceptual Plan Review Committee
5/8/2019

Item: Southpoint Shopping Center - Rand/Palatine Rd. - T1664

Department:  Planning & Community Development

Requested Action:
1. Amendment to PUD Ordinance 90-014 to modify the approved development
plan to allow construction of an outlot building.
 
2. Conceptual Special Use Permit approval for up to 7,000 square feet of
restaurant space, including a drive through.
 
Variations Required:
1. None identified at this time.
 
RECOMMENDATION
The Staff Development Committee reviewed the proposed PUD amendment and
conceptual approval for 7,000 square feet of restaurant space with a drive-
through, and is generally supportive of the application subject to the following
conditions:
 
1. Compliance with all conditions of Subdivision Ordinance #19-004.
Page 4 of 5
 
2. Submission of a parking study from a Certified Traffic Engineer. This study
needs to assess access (location, design, and Level of Service), on-site
circulation, trip generation and distribution, parking, impacts of additional traffic
on public streets, as well as stacking for the drive-thru lanes. The parking/traffic
study should analyze the development assuming restaurants occupy 7,000 square
feet of the building. The parking study should include surveys of the existing
overflow parking usage occurring on the subject property to determine what
additional overflow parking capacity is needed.
 
3. Preliminary engineering plans shall be required.
 
4. A code compliant landscape plan shall be required.
 
5. A code compliant photometric plan shall be required.
 
6. A Design Commission application shall be required.
 
7. All restaurants shall be required to receive a Special Use Permit, or if eligible,
a Special Use Permit Waiver.
 
8. The petitioner shall comply with all Federal, State, and Village Codes,



Regulations, and Policies.
 
9. These are preliminary comments only and should not be relied upon as
identification of the only major issues. The Staff Development Committee
reserves the right to change its position on issues upon submittal of a formal
application and detailed review.
 

ATTACHMENTS:
Description Type
Staff Report Report
Aerial Exhibits
Conceptual Plans Exhibits
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  VILLAGE OF ARLINGTON HEIGHTS 

 
 

Direction Existing 
Zoning 

Existing Use Comprehensive Plan 

North R-3 Single-Family Homes R&D Mfg and Warehouse 

South B-1, B-2 Furniture Store, Multi-tenant commercial 
building, Dunkin Donuts, Liquor Store 

Offices Only, R&D Mfg and 
Warehouse 

East R-E Single-Family Homes Moderate Density Multi-Family 

West B-1, B-2 Town and Country Shopping Center, Fast Food 
restaurant (Burger King), Auto Repair shop 

R&D Mfg and Warehouse 

To: Conceptual Plan Review Committee 
Prepared By: Sam Hubbard, Development 
Planner 
Meeting Date: May 8, 2019 
Date Prepared: May 3, 2019 

Temp File Number: T1664 
Project Title: Southpoint PUD Amendment 
Address: 600 E. Rand Rd. 
PIN: 03-20-200-007 

Petitioner: Orlando Vivacqua 
 Soos & Associates, Inc. 
Address: 105 Schelter Road 
 Lincolnshire, IL 60069 

Existing Zoning: B-3: General Service, 
Wholesale, and Motor Vehicles District 
Comprehensive Plan: Commercial 

Requested Action: 
1. Amendment to PUD Ordinance 90-014 to modify the approved development plan to allow construction of 

an outlot building. 
2. Conceptual Special Use Permit approval for up to 7,000 square feet of restaurant space, including a drive 

through. 

Variations Required: 
1. None identified at this time. 

 

SURROUNDING LAND USES 
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Project Background: 
The Southpoint Shopping Center PUD was subdivided earlier this year to allow the creation of a new outlot 
located along Palatine Road. This outlot is located in front of the Floor & Décor building located at 600 W. 
Rand Road and makes up the westernmost portion of the large parking lot directly in front of the Floor and 
Décor building. The present request is to amend the Southpoint PUD to allow development of this newly 
created outlot with an approximately 10,000 square foot multi-tenant commercial building. The site would 
include up to 7,000 square feet of “fast casual” dining, including a drive-through lane.  
 
The subject property is part of the Southpoint Shopping Center PUD, which was approved in 1988. This PUD 
includes the subject property as well as the multi-tenant retail building attached to the Floor & Décor 
building, the Bif Furniture building and the multi-tenant retail spaces attached to the Bif furniture building, 
and three outlots along the Rand Road frontage. The entire Southpoint Shopping Center is subject to a 
lengthy Reciprocal Easement Agreement (REA) that provides for shared access and shared parking between 
all users within the PUD. 
 
Zoning and Comprehensive Plan 
The subject property is currently zoned B-3, General Service, Wholesale, and Motor Vehicle District. In order 
to develop the outlot, an amendment to PUD Ordinance #90-014 must be approved. Although retail uses are 
allowed within the B-3 District, any future restaurant within the building must receive a Special Use Permit 
(if it is over 4,000 square feet in size and/or includes a drive-through) or a Special Use Permit Waiver. Since 
no tenants have been identified, the petitioner is seeking conceptual approval for a drive through and up to 
7,000 square feet of restaurant space.  
 
The Comprehensive Plan classifies this property as “Commercial” and the proposed development is 
consistent with this designation. 
 
TIF District 
The subject property is located within TIF V, which was established in 2005 and includes both the Southpoint 
Shopping Center and the Town & Country Shopping Center. One of the goals of TIF V is to facilitate the 
redevelopment and revitalization of the Southpoint Shopping Center, be it through the introduction of a new 
outlot and/or through the redevelopment of the vacant building at the southeast portion of the site along 
Rand Road. The development of the outlot will help in the revitalization of the Southpoint Shopping Center 
and is consistent with the goals of TIF V. 
 
Building and Site: 
The proposed building will require Design Commission review and approval. The proposed development 
appears to comply with all setback and bulk requirements within the B-3 District. When a formal application 
is received, staff will conduct a comprehensive zoning review for compliance with all applicable regulations. 
 
When the property was subdivided earlier this year, staff provided a number of preliminary comments to the 
developer relative to the proposed development and site configuration. The petitioner should familiarize 
themselves with these comments and make adjustments to the site plan relative to the following items: 
 

 Size and location of proposed landscape islands. 

 Location and screening of dumpster enclosure. 

 Location and screening of proposed transformer and loading space. 

 Need for proposed exit lane to ring road. 
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 Greenspace and landscape buffer along Palatine Road. 
 
Detention: 
When the property was subdivided, the approval ordinance contained specific conditions relative to 
stormwater requirements. The petitioner should coordinate with the Engineering Division to determine 
what, if any, stormwater improvements may be needed to accommodate for development of the outlot. 
Detailed engineering plans shall be required as part of the formal Plan Commission application. 
 
Parking and Loading: 
The conversion of parking area to an outlot building will require the petitioner to provide a detailed traffic 
and parking study from a Certified Traffic Engineer. This study needs to assess access (location, design, and 
Level of Service), on-site circulation, trip generation and distribution, parking, impacts of additional traffic on 
public streets, as well as stacking for the drive-thru lane. The parking/traffic study should analyze the 
development under a “worst-case” scenario where restaurant uses occupy 7,000 square feet within the 
development (or more if outdoor dining is proposed). The parking study should include survey’s of the 
existing parking use on the subject property (since overflow parking from the Chili’s and Olive Garden 
restaurants occurs on the subject property), to determine what additional overflow parking capacity is 
needed. 
 
When the outlot was subdividided, the approval ordinance required that the petitioner create an expanded 
parking area to the south of the subject property in an area that is currently a large landscape island. This 
additional parking area was meant to offset the loss of parking on the subject property and provide additional 
overflow capacity for the Chili’s and Olive Garden. The conceptual plans provided by the petitioner show that 
this improvement will be included, however, the petitioner should verify if the CCR’s require approval from 
the other members of the PUD to make these changes. Additionally, the petitioner should clarify if any 
changes to the CCR’s are necessary to accommodate for the proposed development and shared 
access/parking. 
 
While the subject property will not provide the entirety of its code required parking on-site (88 spaces are 
required and 48 are provided), the REA for the shopping center means that as long as the overall shopping 
center has sufficient parking supply to meet the sum of each users parking requirements, then no variation 
is required. Based on a preliminary analysis, it appears that the overall shopping center complies with code. 
Preliminary parking calculations are include in Appendix 1 at the end of this report (the subject property is 
located in “Zone 2”). If the demand for parking in Zone 2 exceeds supply, the REA allows for spillover parking 
to occur in within the Floor and Décor parking field. Staff notes that there is a large area to the rear of the 
Floor and Décor building that also provides significant overflow parking capacity, and if a parking shortage is 
observed on the property as a result of this redevelopment, the rear parking area may need to be re-striped 
and employees may be required to park there.  
 
A total of six bicycle parking spaces shall be required. 
 
RECOMMENDATION 
The Staff Development Committee reviewed the proposed PUD amendment and conceptual approval for 
7,000 square feet of restaurant space with a drive-through, and is generally supportive of the application 
subject to the following conditions: 
 
1. Compliance with all conditions of Subdivision Ordinance #19-004. 
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2. Submission of a parking study from a Certified Traffic Engineer. This study needs to assess access 
(location, design, and Level of Service), on-site circulation, trip generation and distribution, parking, 
impacts of additional traffic on public streets, as well as stacking for the drive-thru lanes. The 
parking/traffic study should analyze the development assuming restaurants occupy 7,000 square feet of 
the building. The parking study should include surveys of the existing overflow parking usage occurring 
on the subject property to determine what additional overflow parking capacity is needed. 

3. Preliminary engineering plans shall be required. 
4. A code compliant landscape plan shall be required. 
5. A code compliant photometric plan shall be required. 
6. A Design Commission application shall be required. 
7. All restaurants shall be required to receive a Special Use Permit, or if eligible, a Special Use Permit 

Waiver. 
8. The petitioner shall comply with all Federal, State, and Village Codes, Regulations, and Policies. 
9. These are preliminary comments only and should not be relied upon as identification of the only major 

issues.  The Staff Development Committee reserves the right to change its position on issues upon 
submittal of a formal application and detailed review. 

 
 
________________________________________ May 3, 2019 
Bill Enright, Deputy Director of Planning and Community Development 
 
Cc: Randy Recklaus, Village Manager 
 All Department Heads 
 Temp File 1664 
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Appendix 1: Code Required Parking 

ZONE SPACE CODE USE 
SQUARE 

FOOTAGE 

SEATI
NG 

AREA 
(SQ 
FT) 

PARKING RATIO 
(1:X) 

PARKING 
PROVIDED 

PARKING 
REQUIRED 

Zone 
1 

Olive Garden 
Restaruant - 

Sit Down 
9,010 5715 

1 Space per 45 sq. ft. 
of seating area 

145 

127 

Chili's 
Restaruant - 

Sit Down 
5,995 3285 

1 Space per 45 sq. ft. 
of seating area 

73 

Zone 
2 

Tenant Space 1 
Restaruant - 

Sit Down 
4,500 2250 

1 Space per 45 sq. ft. 
of seating area 

48 

50 

Tenant Space 2 Retail 3,090 - 1 Space per 300 sq. ft. 10 

Tenant Space 3 
Restaruant - 

Sit Down 
2,500 1250 

1 Space per 45 sq. ft. 
of seating area 

28 

Zone 
3 

Floor & Décor Retail 73,375 - 1 Space per 300 sq. ft. 

436 

245 

Vacant Retail 1,800 - 1 Space per 300 sq. ft. 6 

Kitchen & Bath 
Masters 

Retail 1,133 - 1 Space per 300 sq. ft. 4 

Zone 
4 

Pearle Vision Medical Office 2,632   1 Space per 200 sq. ft. 

48 

13 

Dental One Medical Office 2,985   1 Space per 200 sq. ft. 15 

Subway 
Restaruant - 

Sit Down 
1,190 600 

1 Space per 45 sq. ft. 
of seating area 

13 

American 
Mattress 

Retail 3,028 - 1 Space per 300 sq. ft. 10 

Next Door & 
Window 

Retail 4,003 - 1 Space per 300 sq. ft. 13 

Sprint Retail 2,981 - 1 Space per 300 sq. ft. 10 

Zone 
5 

Vacant Retail 8,900 - 1 Space per 300 sq. ft. 

491 

30 

Dogtopia Retail 5,200 - 1 Space per 300 sq. ft. 17 

BIF Furniture 
Furniture 

Store 
100,250 - 1 Space per 600 sq. ft. 167 

Vacant Retail 3,800 - 1 Space per 300 sq. ft. 13 

Vacant Retail 3,400 - 1 Space per 300 sq. ft. 11 

Vacant Retail 2,400 - 1 Space per 300 sq. ft. 8 

Zone 
6 

Coldwell Banker Office 11,479 - 1 Space per 300 sq. ft. 

33 

38 

Happy Cleaners Retail 1,135 - 1 Space per 300 sq. ft. 4 

Vacant Retail 2,270 - 1 Space per 300 sq. ft. 8 

Vacant Retail 1,495 - 1 Space per 300 sq. ft. 5 

Vacant Retail 2,265 - 1 Space per 300 sq. ft. 8 

Vacant Retail 2,623 - 1 Space per 300 sq. ft. 9 

Zone 
7 

Parking - - - - 130 0 

            1331   

PARKING REQUIRED 935 

PARKING PROVIDED 1,331 

SURPLUS / (DEFICIT) 396 
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Proposed Out Lot Development,
 New Multi-Tenant Retail Building

within the SouthPoint Shopping Center
600 East Rand Road Arlington Heights, IL 60004 

MJK Real Estate Holding Company, LLC.
790 Estate Drive, Suite 100

Deerfield, IL 60015 847-919-4801

Soos & Associates, Inc.
105 Schelter Road, Suite 101

Lincolnshire, IL 60069 847-821-7667

DRAWINGS INDEX (Date: December 11, 2018)
SHEET SHEET TITLE -

A-00 COVER SHEET
A-01 EXISTING CONDITIONS AERIAL
A-02a PROPOSED SITE PLAN
A-02b PROPOSED SITE PLAN ENLARGED
A-02c PROPOSED PARKING SUPPLY COMPOSITION EXHIBIT
A-03 PROPOSED FLOOR PLAN
A-04 PROPOSED EXTERIOR ELEVATIONS
A-05 PROPOSED EXTERIOR ELEVATIONS
A-06 PROPOSED EXTERIOR PERSPECTIVES



SUBJECT
OUT LOT

SUBJECT
PARCEL

EXISTING 
FLOOR & 
DECOR

EXISTING 
OLIVE 

GARDEN

EXISTING 
CHILI'S

EXISTING 
MULTI-TENANT 

RETAIL

THESE DRAWINGS AND SPECIFICATIONS ARE THE CONFIDENTIAL AND 
PROPRIETARY PROPERTY OF SOOS & ASSOCIATES, INC AND SHALL NOT BE 

COPIED OR REPRODUCED WITHOUT WRITTEN AUTHORIZATION.  THE 
CONTRACT DOCUMENTS WERE PREPARED FOR USE ON THIS SPECIFIC SITE 

IN CONJUCTION WITH ITS ISSUE DATE AND ARE NOT SUITABLE FOR USE ON A 
DIFFERENT SITE OR AT A LATER TIME.  USE OF THESE DRAWINGS FOR 

REFERENCE OR EXAMPLE ON ANOTHER PROJECT REQUIRES THE SERVICES 
OF SOOS & ASSOCIATES, INC.  REPRODUCTION OF THE CONTRACT 

DOCUMENTS FOR REUSE ON ANOTHER PROJECT IS NOT AUTHORIZED.
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PARKING BREAKDOWN - SITE PLAN SP23:
BUILDING INFORMATION:
� BUILDING AREA: 10,190 SQ FT

�� SUPPORT SPACE (METER ROOM):     -100 SQ FT
TOTAL TENANT AREA: 10,090 SQ FT

TENANT LINEUP INFORMATION:
PROPOSED RESTAURANT USES (SIT-DOWN):
� QUICK SERVICE RESTAURANT QSR #1: +/-2,500 SQ FT
� QUICK SERVICE RESTAURANT QSR #2: +/-4,500 SQ FT

TOTAL GROSS RESTAURANT AREA: +/-7,000 SQ FT

PROPOSED RETAIL USES:
� RETAIL: +/-3,090 SQ FT

REQUIRED PARKING:
� RESTAURANT SIT-DOWN: PARKING REQUIREMENT:

(1) PARKING STALL FOR EACH 45 SQUARE FEET OF SEATING AREA.
�� 7,000 GROSS SQ FT ESTIMATE 70% = 4,900 NET SQ FT (.022) = 108 STALLS

� RETAIL TENANTS: PARKING REQUIREMENT: (1) PARKING STALLS PER 300 GROSS SQ FT
          3,090 GROSS SQ FT = 3,090 (.003) = 10 STALLS

REQUIRED PARKING:
RESTAURANT USES: 108
RETAIL USES:  10

118
PROVIDED PARKING FOR OVERALL DEVELOPMENT:

OUT-LOT DEVELOPMENT PARKING: 48 STALLS
(INCLUDES 4 ADA ACCESSIBLE STALLS)

ADJACENT SHARED DEVELOPMENT PARKING: +74 STALLS
TOTAL STALLS AVAILABLE: +122 STALLS
STALL SIZE PROVIDED: 9'-0" X 18'-0"
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T/FLOOR
0' - 0"

T/ HIGH PARAPET
23' - 0"

T/ LOW PARAPET
20' - 8"

T/WAINSCOT
2' - 4"

EIFS-1 MS-1a

MS-3a

MS-3b

MS-1a

WL-1

T/ MID PARAPET
22' - 4"

LEASE LINE, TYP.
MS-2c

MS-1a MS-1a

MS-2c

MS-1a

MS-2c

HD-1 SF-1

T/FLOOR
0' - 0"

T/ HIGH PARAPET
23' - 0"

T/STOREFRONT
10' - 0"

T/ LOW PARAPET
20' - 8"

T/WAINSCOT
2' - 4"

LEASE LINE, TYP.

ALUMINUM 
STOREFRONT DOOR 
SYSTEM, TYP.

MT-1

SF-1

WA-1

WA-1

EIFS-1
MS-2a

MS-1a

MS-2a

MS-2a

MS-3a

MS-3b

WL-1

EIFS-1

EIFS-1

MS-1a

MS-3a

MS-1a

MS-2a

CM-1

MS-1a CONCRETE BRICK
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK BY
COUNTY MATERIALS
SIZE: NOM. 8"x4"x16" (HALF-HIGH), FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SMOOTH FACING, NO FLASHING
COLOR: BLACK WALNUT
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-1b

MS-3a CONCRETE BRICK
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK
BY COUNTY MATERIALS
SIZE: NOM. 8"x4"x16" (HALF-HIGH), FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SMOOTH FACING, NO FLASHING
COLOR: PREMIUM CREAM
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

SF-1 ALUMINUM STOREFRONT SYSTEM
MANUFACTURER: KAWNEER
TYPE: TRIFAB VG-451UT (REFER TO A710 AND SPECIFICATIONS)
COLOR: PERMAFLUOR ARCHITECTURAL FINISH, CHARCOAL GRAY
GLAZING: 1" INSULATED LOW E CLEAR GLASS, SHGC-0.40 MAX.
PROVIDE TEMPERED/SAFETY AS REQUIRED BY CODE & AS NOTED ON DRAWINGS
*Contractor shall submit samples for architect's approval prior to ordering materials

PREFINISHED CORRUGATED METAL CLADDING
MANUFACTURER: MBCI
TYPE: CORRUGATED METAL
FINISH: SR .28 SRI 30
COLOR: CHARCOAL GRAY
*Contractor shall submit samples for architect's approval prior to ordering materials

WA-1 WINDOW AWNING
MANUFACTURER: TBD
TYPE: FABRIC COVERS OVER ALUMINUM FRAME
FABRIC COLOR: BLACK (MFG.: SUNBRELLA)
*Contractor shall submit samples for architect's approval prior to ordering materials

MT-1 PREFINISHED METAL COPING
MFG: UNA-EDGE METAL EDGE SYSTEM
TYPE: UNA-EDGE CO COPING SYSTEM
THICKNESS: 0.505, CLEAT SPACING PER MANUFACTURER RECOMMENDATIONS
FINISH: KYNAR 500 (GALVANIZED G-90 STEEL)
COLOR: TBD (COLOR TO MATCH CMU COPING)
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-3b SPLITFACE CONCRETE BLOCK (MASONRY WAINSCOT)
MFG: CONCRETE BLOCK BY COUNTY MATERIALS
SIZE: NOM. 8"x8"x16", FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SPLITFACE
COLOR: PREMIUM CREAM
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-3c SPLITFACE CONCRETE BLOCK SILL 
MFG: CONCRETE BLOCK BY COUNTY MATERIALS
TYPE: ACCENT SILL
SIZE: NOM. 4"x8"x16", PROVIDE 3/4" PROJECT (MAX.), REFER TO DRAWINGS
TEXTURE: INTEGRAL COLOR, SPLITFACE
COLOR: PREMIUM CREAM
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

SPLIT FACE CONCRETE BLOCK - MASONRY TRASH ENCLOSURE
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK BY
COUNTY MATERIALS
SIZE: NOM. 8"x8"x16", FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SPLIT FACE, NO FLASHING
COLOR: BLACK WALNUT
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

CYLINDER UP/DOWN ACCENT WALL LIGHTING
MANUFACTURER: CONTECH LIGHTING
MODEL: CYL8 4 35K UD X M CLR BZ
COLOR: DARK BRONZE
*Contractor shall submit samples for architect's approval prior to ordering materials

CM-1 WL-1

HD-1 INSULATED HOLLOW METAL DOORS
MANUFACTURER: TBD
TYPE:
PAINT: SHERWIN WILLIAMS (COLOR TO MATCH ADJACENT MASONRY, 
BLACK WALNUT)
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-2a CONCRETE BRICK
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK BY
COUNTY MATERIALS
SIZE: NOM. 8"x4"x16" (HALF-HIGH), FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SMOOTH FACING, NO FLASHING
COLOR: DEERFIELD
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-2b CONCRETE BRICK - NOT USED
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK BY
COUNTY MATERIALS
SIZE: NOM. 8"x4"x16" (HALF-HIGH), FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SPLIT FACE, NO FLASHING
COLOR: DEERFIELD
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-2c SPLIT FACE CONCRETE BLOCK
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK
BY COUNTY MATERIALS
SIZE: NOM. 8"x8"x16", FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SPLIT FACE, NO FLASHING
COLOR: DEERFIELD
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

EXTERIOR INSULATION FINISH SYSTEM (ACCENT CORNICE)
MANUFACTURER: DRYVIT SYSTEMS, INC.
TYPE: OUTSULATION PLUS MD SYSTEM, REFER TO DETAILS.
FINISH: SANDBLAST TEXTURE
COLOR: TBD (COLOR TO MATCH PREMIUM CREAM CMU BASE)
PROFILE: REFER TO WALL SECTIONS, TYP.
*Contractor shall submit samples for architect's approval prior to ordering materials

EIFS-1

WL-2 WALL-MOUNTED SCONCE LIGHTING
MANUFACTURER: WLS LIGHTING, REFER TO SITE LIGHTING PLAN FOR 
FIXTURE INFORMATION
TYPE: WALL MOUNT
COLOR: DARK BRONZE
*Contractor shall submit samples for architect's approval prior to ordering 
materials

GD-1 PATIO GUARDRAIL/FENCE
MFG: AMERISTAR FENCE PRODUCTS (OR CUSTOM, BY CHIPOTLE)
TYPE: MONTAGE PLUS, PREFINISHED STEEL
STYLE: MAJESTIC 2-RAIL PANELS, 4" GAP (MAX.) 
FINISH: HIGH PERFORMANCE ECOT FINISH
COLOR: BLACK
*Contractor shall submit samples for architect's approval prior to ordering materials

THESE DRAWINGS AND SPECIFICATIONS ARE THE CONFIDENTIAL AND 
PROPRIETARY PROPERTY OF SOOS & ASSOCIATES, INC AND SHALL NOT BE 

COPIED OR REPRODUCED WITHOUT WRITTEN AUTHORIZATION.  THE 
CONTRACT DOCUMENTS WERE PREPARED FOR USE ON THIS SPECIFIC SITE 

IN CONJUCTION WITH ITS ISSUE DATE AND ARE NOT SUITABLE FOR USE ON A 
DIFFERENT SITE OR AT A LATER TIME.  USE OF THESE DRAWINGS FOR 

REFERENCE OR EXAMPLE ON ANOTHER PROJECT REQUIRES THE SERVICES 
OF SOOS & ASSOCIATES, INC.  REPRODUCTION OF THE CONTRACT 
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T/FLOOR
0' - 0"

T/ HIGH PARAPET
23' - 0"

T/STOREFRONT
10' - 0"

T/ LOW PARAPET
20' - 8"

T/WAINSCOT
2' - 4"

WL-1

MS-2c

MS-3a

MT-1

SF-1

MS-1a

WA-1

MS-1a

MS-3a

MS-3b

MS-3b

MS-3a

EIFS-1

T/ MID PARAPET
22' - 4"

MS-1a

WL-1

MS-1a CONCRETE BRICK
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK BY
COUNTY MATERIALS
SIZE: NOM. 8"x4"x16" (HALF-HIGH), FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SMOOTH FACING, NO FLASHING
COLOR: BLACK WALNUT
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-1b

MS-3a CONCRETE BRICK
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK
BY COUNTY MATERIALS
SIZE: NOM. 8"x4"x16" (HALF-HIGH), FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SMOOTH FACING, NO FLASHING
COLOR: PREMIUM CREAM
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

SF-1 ALUMINUM STOREFRONT SYSTEM
MANUFACTURER: KAWNEER
TYPE: TRIFAB VG-451UT (REFER TO A710 AND SPECIFICATIONS)
COLOR: PERMAFLUOR ARCHITECTURAL FINISH, CHARCOAL GRAY
GLAZING: 1" INSULATED LOW E CLEAR GLASS, SHGC-0.40 MAX.
PROVIDE TEMPERED/SAFETY AS REQUIRED BY CODE & AS NOTED ON DRAWINGS
*Contractor shall submit samples for architect's approval prior to ordering materials

PREFINISHED CORRUGATED METAL CLADDING
MANUFACTURER: MBCI
TYPE: CORRUGATED METAL
FINISH: SR .28 SRI 30
COLOR: CHARCOAL GRAY
*Contractor shall submit samples for architect's approval prior to ordering materials

WA-1 WINDOW AWNING
MANUFACTURER: TBD
TYPE: FABRIC COVERS OVER ALUMINUM FRAME
FABRIC COLOR: BLACK (MFG.: SUNBRELLA)
*Contractor shall submit samples for architect's approval prior to ordering materials

MT-1 PREFINISHED METAL COPING
MFG: UNA-EDGE METAL EDGE SYSTEM
TYPE: UNA-EDGE CO COPING SYSTEM
THICKNESS: 0.505, CLEAT SPACING PER MANUFACTURER RECOMMENDATIONS
FINISH: KYNAR 500 (GALVANIZED G-90 STEEL)
COLOR: TBD (COLOR TO MATCH CMU COPING)
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-3b SPLITFACE CONCRETE BLOCK (MASONRY WAINSCOT)
MFG: CONCRETE BLOCK BY COUNTY MATERIALS
SIZE: NOM. 8"x8"x16", FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SPLITFACE
COLOR: PREMIUM CREAM
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-3c SPLITFACE CONCRETE BLOCK SILL 
MFG: CONCRETE BLOCK BY COUNTY MATERIALS
TYPE: ACCENT SILL
SIZE: NOM. 4"x8"x16", PROVIDE 3/4" PROJECT (MAX.), REFER TO DRAWINGS
TEXTURE: INTEGRAL COLOR, SPLITFACE
COLOR: PREMIUM CREAM
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

SPLIT FACE CONCRETE BLOCK - MASONRY TRASH ENCLOSURE
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK BY
COUNTY MATERIALS
SIZE: NOM. 8"x8"x16", FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SPLIT FACE, NO FLASHING
COLOR: BLACK WALNUT
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

CYLINDER UP/DOWN ACCENT WALL LIGHTING
MANUFACTURER: CONTECH LIGHTING
MODEL: CYL8 4 35K UD X M CLR BZ
COLOR: DARK BRONZE
*Contractor shall submit samples for architect's approval prior to ordering materials

CM-1 WL-1

HD-1 INSULATED HOLLOW METAL DOORS
MANUFACTURER: TBD
TYPE:
PAINT: SHERWIN WILLIAMS (COLOR TO MATCH ADJACENT MASONRY, 
BLACK WALNUT)
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-2a CONCRETE BRICK
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK BY
COUNTY MATERIALS
SIZE: NOM. 8"x4"x16" (HALF-HIGH), FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SMOOTH FACING, NO FLASHING
COLOR: DEERFIELD
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-2b CONCRETE BRICK - NOT USED
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK BY
COUNTY MATERIALS
SIZE: NOM. 8"x4"x16" (HALF-HIGH), FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SPLIT FACE, NO FLASHING
COLOR: DEERFIELD
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

MS-2c SPLIT FACE CONCRETE BLOCK
MFG: HERITAGE COLLECTION, DESIGNER CONCRETE BRICK
BY COUNTY MATERIALS
SIZE: NOM. 8"x8"x16", FULL-BED CONCRETE MASONRY
TEXTURE: INTEGRAL COLOR, SPLIT FACE, NO FLASHING
COLOR: DEERFIELD
PATTERN: RUNNING BOND
*Contractor shall submit samples for architect's approval prior to ordering materials

EXTERIOR INSULATION FINISH SYSTEM (ACCENT CORNICE)
MANUFACTURER: DRYVIT SYSTEMS, INC.
TYPE: OUTSULATION PLUS MD SYSTEM, REFER TO DETAILS.
FINISH: SANDBLAST TEXTURE
COLOR: TBD (COLOR TO MATCH PREMIUM CREAM CMU BASE)
PROFILE: REFER TO WALL SECTIONS, TYP.
*Contractor shall submit samples for architect's approval prior to ordering materials

EIFS-1

WL-2 WALL-MOUNTED SCONCE LIGHTING
MANUFACTURER: WLS LIGHTING, REFER TO SITE LIGHTING PLAN FOR 
FIXTURE INFORMATION
TYPE: WALL MOUNT
COLOR: DARK BRONZE
*Contractor shall submit samples for architect's approval prior to ordering 
materials

GD-1 PATIO GUARDRAIL/FENCE
MFG: AMERISTAR FENCE PRODUCTS (OR CUSTOM, BY CHIPOTLE)
TYPE: MONTAGE PLUS, PREFINISHED STEEL
STYLE: MAJESTIC 2-RAIL PANELS, 4" GAP (MAX.) 
FINISH: HIGH PERFORMANCE ECOT FINISH
COLOR: BLACK
*Contractor shall submit samples for architect's approval prior to ordering materials

T/FLOOR
0' - 0"

T/ HIGH PARAPET
23' - 0"
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10' - 0"
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20' - 8"
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2' - 4"

WA-1

MS-2c MS-1a
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EIFS-1
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WL-1
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MS-2a
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THESE DRAWINGS AND SPECIFICATIONS ARE THE CONFIDENTIAL AND 
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