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To:  Sam Hubbard, Development Planner, Planning and Community Development 

From:  Deb Pierce, Plan Reviewer, Building & Life Safety Department 

Subject: 2015-2045 S Arlington Heights Rd – Trammell Crow Senior Living Facility – 
Rezoning from M-1 District to I District, PUD, Density Variation 

PC#:  20-013– Round 1 

Date:  September 4, 2020 

General Comments: 

The information provided is conceptual only and subject to a formal plan review. 

1. The design and construction of the facility shall comply with the following adopted 
codes:  

a. 2018 International Building Code with amendments 
b. 2018 International Fire Code with amendments 
c. 2018 International Fuel Gas Code with amendments 
d. 2018 International Mechanical Code with amendments 
e. 2018 International Swimming Pool and Spa Code with amendments 
f. 2018 Illinois Accessibility Code 
g. 2018 ILLINOIS Energy Conservation Code with state amendments 
h. 2017 National Electrical Code with amendments 
i. 2014 Illinois Plumbing Code with amendments 

 
2. Provide information on the proposed type of construction for the building.  The 

narrative indicated the use of wood studs and metal studs in some areas.  Wood 
framing is permitted in Types III, IV and V construction.  However, not all construction 
types allow floor areas as large as proposed. 
 

3. Per the 2018 IBC, the use/occupancy type is I-1. 
 

4. Provide a height and area calculation based on the proposed type of construction and 
include all allowable increases for fire suppression and frontage. 
 

5. Provide an occupant load calculation. 
 

6. If providing a fire pump room, it shall be constructed of a minimum 1-hour fire barrier 
and horizontal assembly. 
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7. Elevator, stairwell, linen and waste chutes shaft enclosures shall be a minimum 1-hour 
fire barriers, including chute access rooms and collection rooms. 
 

8. If the electrical service is 1,200 amps or more the electrical room shall have doors with 
panic hardware. 
 

9. Angled accessible parking is required to have dedicated access aisles for each space. 
 

10. A permit from the Office of the State Fire Marshal is required for the underground diesel 
tank for the emergency generator.  
 

11. The swimming pool shall be submitted to the Illinois Department of Public Health for 
review. 
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Planning & Community 
Development Dept. Review  
September 17, 2020 

 
REVIEW ROUND 1 

Project: Trammell Crow Senior Living Facility – 2015-2045 S. Arlington Heights Road 
 

Case Number: PC 20-013 

General: 
 

1) The following approvals are needed: 
• Rezoning from the O-T: Office Transitional District to the I: Institutional District. 
• Planned Unit Development to allow a 175-unit senior living facility. 
• Variation to Chapter 28 of the Municipal Code, Section 5.1-8.1, to allow 361,548 square feet of land 

area where 420,000 square feet is required. 
• Variation to Chapter 28 of the Municipal Code, Section 5.1-8.6, to allow studio/efficiency units to be 

455 square feet (and studio/efficiency memory care units to be 289 square feet), where code requires 
a minimum size of 550 for study/efficiency units. 

• Variation to Chapter 28 of the Municipal Code, Section 10.2-9, to allow a driveway width of 49.8’ 
where code limits maximum driveway widths to 36’. 

• Variations may be required as based on accessory structure locations and final determination of yards. 
• Variations may be required as based on the circulation and drive aisle widths of the interior drop-off 

courtyards. 
 

2) Please provide written justification for the variations identified above but for which written justification has not 
yet been provided. 
 

3) Please revise the project narrative to include additional details on the three types of residential living structures 
available within the development (AL, IL, MC) and the services they receive, their average age and tenancy, and 
the differences between the populations. What differentiates the IL units from standard multi-family units as far 
as services provided within the facility? What are the age restrictions? Please provide details on affordability 
and pay structures (see email from 8/26/20). 
 

4) Section 9.8(i) of the Zoning Code requires that all PUD’s include a preliminary construction schedule and phasing 
plan. Details on the estimated general construction timeline was included in the project narrative. However, please 
provide a construction staging plan, which must include the anticipated number of construction workers and where 
they will park during each phase of construction, the type and amount of construction vehicles per phase and 
where they will be staged, the location of material storage, and information on any anticipated lane closures, 
including info on where the closures will take place and the general timeframe for each closure. 
 

5) Please outline the maximum number of staff that will be working out of the building at any one time. 
 

6) Please provide an electronic copy of the legal description. 
 

7) Impact Fee’s shall be required for the Independent Living Units. 
 

8) Please ensure that all plans and/or studies to be resubmitted as a result of the Round 1 Department review 
comments include a revision date. 
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Site Plan: 
9) The connection to the south is skewed slightly to the eastern side of the site. To provide enhanced connectivity, 

please shift the location of this connection point to the west so that it is just west of the halfway point along the 
southern lot line. 
 

10) There are inconsistencies between the landscape plans and civil site plans (outdoor lounge, generator and 
transformer, terrace areas, servicewalks, etc.). Please correct all inconsistencies so all plans show identical 
information. 
 

11) Please provide details for all proposed fencing (height, style, material) and call out locations on site plan. 
 

12) Additional details on needed for the “Putting Green” area proposed along Arlington Heights Road. Will it be 
fenced? Will there be berms and recreational equipment? What will the adjacent “outdoor lounge” be used for? 

 
13) Please provide additional details on the all accessory structures/elements proposed throughout the site (i.e. any 

structure permanently affixed to the ground so that it cannot be moved). 
 

• Will pool terrace, outdoor terrace, outdoor lounge, overlook area, and memory care courtyard include any 
permanent fixed improvements (outdoor kitchen, bbq grill, seatwalls, pergolas, etc.). If so, please provide 
details on these elements (height, size, material). 

• Please provide details on the proposed pergolas at the main entrance to the building. 
• Please provide details on the overlook area. Will this be a raised wooden deck? Will it include a roof? How 

tall will the structure be as measured from grade? 
 

14) Please consider locating the generator and transformer in a masonry enclosure to match the materials on the 
building, for enhanced screening and sound attenuation. 
 

15) The proposed driveway entrance along Arlington Heights Road requires a variation. Please provide the required 
justification for the variation identified below: 
• Variation to Chapter 28, Section 10.2-9, to allow a driveway width of 49.8’ where code limits maximum 

driveway widths to 36’. 
 

16) Please review Section 10.2-12.3c.(3) and verify conformance relative to the proposed 25’ tall light poles. Certain 
poles do not appear to maintain the required 3:1 spacing. 
 

17) Other than the transformer and generator proposed on the east side of the building, are any above ground 
utility or mechanical units proposed on the site (HVAC equipment, utility pedestals, etc.)? 

 
18) An easement shall be required for the sidewalk along Arlington Heights Road. Additionally, an easement for 

utility burial shall be dedicated in this area as well. 
 
Market Study: 
19) Please evaluate the viability of a small portion of commercial space at the northwest corner of the site. 
 
Building/Landscaping: 
20) The proposed unit sizes appear to require a variation. Please provide the required justification for the variation 

identified below: 
• Variation to Chapter 28, Section 5.1-8.6, to allow studio/efficiency units to be 455 square feet (and 

studio/efficiency memory care units to be 289 square feet), where code requires a minimum size of 550 for 
study/efficiency units. 
 

21) Does the “Building Area” figure on Sheet P-GM include the roofed/canopy areas? If not, please provide a 
separate figure for “Building Lot Coverage”, which shall include all roofed/canopy areas on the property. 
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22) Landscape islands are required at each end of all rows of parking, which shall include a 4” caliper shade tree. 

Certain parking rows within the main entry interior motorcourt do not appear to include the required landscape 
island and shade tree. 

 
Traffic/Parking/Circulation: 
23) Will the drop-off courtyards be one way? Please show signage and/or directional striping if circulation is to one 

directional. Please provide drive aisle widths within interior courtyard and revise areas where numbers are 
unclear. Aisle width at parallel parking stalls is missing. Variations may be needed based on aisle widths and 
directionality, please review Section 10.2-8 of the Zoning Code. 

 
24) The traffic study recommended the re-striping of a portion of Arlington Heights Road to allow for a shared left 

turn lane. What is the status of communications with IDOT on this propose change? 
 

25) Were traffic counts taken at the intersection of Goebbert and Seegers? If so, how do counts compare to the 
based on the volumes observed in the Gewalt Hamilton survey. Do they correspond with the 4.4% reduction as 
observed on Arlington Heights Road.  

  
Prepared by: ____________________________ 

 



 
Trammell Crow Senior Living Facility 
2015-2045 S. Arlington Heights Road 
PC #20-013 
September 16, 2020 
 

Landscape Comments 
1) Per Chapter 28, Section 6.15, a four inch caliper shade tree is required at the ends of all parking 

rows. Please incorporate a tree within the existing island near the center drop off where the code-
required tree is absent.  
 

2) Per Chapter 28, Section 6.15 a three foot high screen is required between the public right of way 
and the parking area.  Please provide additional detail for the code required screen.   
 

3) It is recommended that additional trees be incorporated along Tonne Drive in order to buffer the 
proposed building adjacent to the residential district. 
 

4) Provide additional landscaping along Arlington Height Road.  The landscaping should consist of a 
mix of shrubs and perennials.   
 

5) If there are any utility meters or mechanical units, they must be screened with landscaping or 
another appropriate method of screening.  The transformer and the generator on the east elevation 
must be screened with landscaping.   
 

6) Please provided details of the proposed paving within the drop off areas.  In addition, please 
provide details of the site furnishings.   
 

7) Provide a detailed landscape plan that identifies the proposed shrubs and perennials.   
 

8) A tree fee of $4 per lineal foot for frontage must be provided as part of the building permit process 
and a landscape compliance bond of 30% of the estimated landscape cost.   
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