
 

Village of Arlington Heights 

Building & Life Safety Department 

 

Interoffice Memorandum 

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 
Response: Noted  

 

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. 
Response: Refer to code sheets. Reference drawings. 

 

3. Per the 2018 IBC, the use/occupancy type is I-1. 
Response: The building will be classified into the following types:   

• I-1 (for assisted and independent living areas) 

• I-2 (for memory care area)  

• A (for amenity areas) 

 

4. Provide a height and area calculation based on the proposed type of construction and 

include all allowable increases for fire suppression and frontage. 
Response: Refer to calculations on code sheet. 

 

5. Provide an occupant load calculation. 
Response: Occupant load calculations are shown on the code sheets. Reference drawings. 

 

 



 

 

6. If providing a fire pump room, it shall be constructed of a minimum 1-hour fire barrier 

and horizontal assembly. 
Response: Noted 
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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. 
Response: Noted 

 

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

panic hardware. 
Response: Noted 

 

9. Angled accessible parking is required to have dedicated access aisles for each space. 
Response: Noted. Due to site plan revisions, angled accessible parking is no longer proposed. 

 

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

tank for the emergency generator. 
Response: Noted; to be submitted at time of building permitting. 

 

11. The swimming pool shall be submitted to the Illinois Department of Public Health for 

review. 
Response: Noted; pool design will be reviewed at time of building permitting. 
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General Comments:  

The information provided is conceptual only, may not be totally inclusive for specific 
occupancies and is subject to a formal plan review. 

 
1. All currently adopted codes shall apply. 

 Response: Noted. 

 
2. Where a fire hydrant is located on a fire apparatus access road, the minimum road width shall be 26 

feet, exclusive of shoulders. Provide information on planned access roads with fire hydrants. 

Response: Site plan has been revised to accommodate 26-FT fire access roads. 

 
3. Where the vertical distance between the grade plane and the highest roof surface exceeds 30 feet, 

approved aerial fire apparatus access roads shall be provided. Aerial fire apparatus access roads shall 

have a minimum unobstructed width of 26 feet, exclusive of shoulder in the immediate vicinity of the 

building. 

Response: Site plan has been revised to accommodate 26-FT fire access roads. 

 
4. One or more of the required access routes shall be located not less than 15 feet and not greater than 30 

feet from the building, and shall be positioned parallel to one entire side of the building. The side of the 

building on which the aerial fire apparatus access road is positioned shall be approved by the fire code 

official. 

Response: Site plan has been revised to accommodate the spacing requirement. 

 
5. The fire apparatus access road 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 or facility. Provide information on how this will be attained with 

limited vehicular accessibility. 

Response: Enclosed for your review is a Fire Hydrant Coverage Exhibit. 

 

6. Dead-end fire apparatus access roads are not permitted. 
Response: The site plan does not contain any dead-end fire apparatus access roads. 

 
7. An approved water supply capable of supplying the required fire flow for fire protection shall be 

provided. 

Response: Acknowledged; will be provided in full plumbing plans at time of building permitting.  

 

 

 

 



8. Approved radio coverage for emergency responders within the building based on the existing coverage 

levels utilized measured at the exterior of the building shall be provided. 

Response: Noted; a DAS system or the like will be employed if needed for communication and will comply with 

the requirements listed above.  

 

9. Interior wall and ceiling finish shall have a flame spread index not greater than that specified in Table 

803.3 for the group and location designated. Interior wall and ceiling finish materials tested in 

accordance with NFPA 286, and meeting the acceptance criteria of Section 803.1.1.1, shall be used 

where a Class A classification in accordance with ASTM E84 or UL 723 is required. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
10. Where provided, fire pump rooms and automatic sprinkler system riser rooms shall be designed with 

adequate space for all equipment necessary for the installation, as defined by the manufacturer, with 

sufficient working space around the stationary equipment. Clearances around equipment to elements 

of permanent construction, including other installed equipment and appliances, shall be sufficient to 

allow inspection, service, repair or replacement without removing such elements of permanent 

construction or disabling the function of a required fire-resistance-rated assembly. Fire pump and 

automatic sprinkler system riser rooms shall be provided with doors and unobstructed passageways 

large enough to allow removal of the largest piece of equipment. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
11. An automatic smoke detection system shall be installed in corridors in Group 1-2, Condition 1 facilities 

and spaces permitted to be open to the corridors by Section 407.2 of the International Building Code. 

The system shall be activated in accordance with Section 907.4. Group 1-2, Condition 2 occupancies shall 

be equipped with an automatic smoke detection system as required in Section 407 of the International 

Building Code. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
12. Fire department connections shall be located on the street side of buildings, fully visible and located at 

the main front entrance of the building and within a maximum travel distance of 100 feet to the nearest 

fire hydrant and in accordance with the NFPA standard applicable to the system design. The location of 

fire department connections shall be approved. 

Response: The Fire Department Connection (FDC) is located just to the north of the primary building entrance along S 

Arlington Heights Rd.  A fire hydrant is located within 100 feet of the FDC. 

 
13. Sprinkler access/equipment room should be located on the first floor. 

Response: The sprinkler access/equipment room is located on the first floor of the building to the west of the 

secondary building entrance along E Seegers Rd. 

 

14. A complete NFPA compliant fire suppression system is required. Supervised indicating control valves 

shall be provided at the point of connection to the riser on each floor. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
15. Approved access shall be provided and maintained for all fire protection equipment to permit 

immediate safe operation and maintenance of such equipment. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
16. In buildings and structures where standby power is required or furnished to operate an elevator the 

operation shall comply with current code requirements. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
 
 
 
 
 



17. A fully functional fire alarm shall be installed per NFPA 72. The alarm annunciator panel shall be 

located at the front entrance. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
18. Shop drawings for fire alarm systems shall be submitted for review and approval prior to system 

installation. 

 Response: Noted; to be addressed and will comply at the time of building permitting. 

 

19. Visible alarm notification appliances shall be provided in public areas and common areas. A visible 

exterior weatherproof alarm notification device shall be located within closest proximity to the front 

main entrance of the building or tenant space. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
20. A zoning indicator panel and the associated controls, or, fire alarm control panel shall be located within 

the closest proximity to the front main entrance. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
21. A key box (Knox Box) shall be provided and contain keys to gain necessary access as required by the fire 

code official. (More than one may be required based on the size of the project/building). 

Response: Four Knox Box locations are proposed.  These are located at the primary building entrance, the 

secondary building entrance, building entrance to the indoor pool area, and at the delivery/refuse area. 

 
22. In order to be considered part of an accessible means of egress, an elevator shall comply with the 

emergency operation and signaling device requirements. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
23. All new elevators shall be equipped with emergency key opening devices at all landings. The location 

and specific type of device shall be approved by the Fire Department. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
24. If the elevator uses an automatic dialer, the ten digit number 847-590-3470 shall be used. If 

bidirectional communication is available and is used, the elevator should call 911. The phone line 

used to dial 911 must have the correct address information affiliated with that phone line. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
25. Emergency Signs required for elevators shall be 7 inches by 5 inches and read as follows: IN FIRE 

EMERGENCY, DO NOT USE ELEVATOR. USE EXIT STAIRS. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
26. At least one elevator shall be provided for fire department emergency access to all floors. The elevator 

car shall be of such a size and arrangement to accommodate an ambulance stretcher in its horizontal, 

open position, provided the cab size shall be not less than 60 inches by 85 inches, to accommodate 

an ambulance stretcher in its horizontal, open position;  and  shall be identified  by the International 

Symbol for emergency medical services (Star of Life). The Symbol shall be not less than 3 inches high 

and shall be placed inside on both sides of the hoist-way door frame. 

Response: Noted; one elevator will accommodate an ambulance stretcher and comply, at time of permit, with 

the Village of Arlington Heights requirements. 

 
27. Areas of refuge may be required and identified with fire department communications. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
 
 
 



28. Separate permits may be required for fuel tanks to supply an emergency back-up generator if one is 

proposed. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
29. Additional fire protection systems may be required for cooking appliances if used. 

Response: Noted; to be addressed and will comply at the time of building permitting. 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Memorandum 

To: 

From: 

Date: 

Subject: 

Sam Hubbard, Planning and Community Development 

Cris Papierniak, Assistant Director of Public Works 

September 17, 2020 

2015-2045 S Arlington Heights Road, PC#20-013 Round 1 

 
 

 

With regard the rezoning Trammell Crow Senior Living Facility, PW has the following 
comments: 

 
 

1. The proposed water main loop must utilize existing connections on Seeger's and 
S. Arlington Heights Road. 

Response: The proposed looped water main system will utilize the existing connections along S Arlington 

Heights Rd and E Seegers Rd. 

 

2. The existing compound meters within the two pits need to be replaced and the pits 
refurbished (if possible) to ensure minimal water infiltration. 

Response: Comment noted.  The existing compound water meters shall be removed and replaced.  The 

existing meter pits will be reviewed by the developer, contractor, and Village to determine what measures 

can be employed to reduce/minimize water infiltration. 

 

3. Submit a maintenance plan for the detention/retention basin. 
Response: The Onsite Utility Maintenance Agreement will be provided at time of final engineering. 

4. Backflow (RPZ) devices will be sized upon review of plumbing plans. 
Response: Noted; plumbing plans to be submitted at time of building permitting. 

5. Trees that are to be preserved must be protected from construction activities. 
Response: All Trees shown as preserved will be protected during construction as per the detail illustrating 

tree protection on sheet L1.0 Tree Preservation Plan. 

 

C. file 
 
 
 
 
 
 
 
 
 

Village of Arlington Heights 

Public Works Department 



 
Response to 1c: If required, a plat of easement would be provided at time of final engineering. 



 

11. The petitioner is notified that these comments are being provided to ensure that the project meets the 

requirements for submittal to the Plan Commission. Approval by the Plan Commission is not an endorsement 

or approval of these documents to obtain the required building permits, engineering approval, or permits 

required by other government or permitting agencies for construction. Detailed plan review with associated 

comments will be provided upon submittal of plans for a building permit. The petitioner shall acknowledge 

that they accept this understanding. 

Response: Acknowledged 

12. An Engineers estimate of construction cost for full site improvements is required to complete the calculation 

for plan review, inspection, and other fees. The estimate should be submitted at least three weeks prior to the 

final Plan Commission meeting to allow us time to generate the fee letter and for the petitioner to assemble 

the proper documents. 

Response: An Engineer’s Opinion of Probable Construction Cost for full site improvements will be provided prior to the 

final Plan Commission meeting for final engineering plan approval.  An estimate is not being provided as part of the 

preliminary engineering plan submittal.  

13. Final engineering plans shall be georeferenced by using State Plane Coordinate System - Illinois East. Below 

are details about projection: 

Response: Comment noted.  The project is on the required coordinate system. 

Projected Coordinate System: 

Projection: 

False_Easting: 

False_Northing: 

Central Meridian: 

Scale Factor: 

Latitude_Of_Origin: 

Linear Unit: 

Geographic Coordinate System: 

Datum: 

NAD- 1983- StatePlane- Illinois- East- PIPS- 1201- Feet 

Transverse Mercator 

984250.00000000 

0.00000000 

-88.33333333 

0.99997500 

36.66666667 

Foot US 

GCS- North- American- 1983 

D- North- American- 1983 

Prime Meridian: Greenwich 

Angular Unit: Degree 
 

14. The proposed detention/retention facility will be a private system and as such will not be the Village's 

responsibility to maintain. An Onsite Utility Maintenance Agreement must be executed prior to final 

engineering approval. Please contact the Village Engineer for an editable version of the OUMA. 

Response: Comment noted.  The required Onsite Utility Maintenance Agreement will be provided by the developer 

at the time of final engineering. 

 
15. The detention basin cross section shows the top of berm elevation at 705.50, providing the required a 1-foot 

freeboard, but the length of the overflow weir is not shown. Provide calculations for sizing (length) the weir 

to pass the 100-yr flow at 6" depth. 

Response: The preliminary stormwater management report has been updated to provide the requested overflow 

weir calculations.

 

 

 

 



 

 
16. The grading of the bio-retention facility along Seegers Road must be revised to provide a 5' flat zone from 

the ROW line before the basin top of slope begins. · 

Response: Comment noted.  The site plan has been revised.  The proposed stormwater management basin which 

provides both detention and retention volume is now located along the south property line. 

 

17. The preliminary detention calculations are acceptable. 

Response: Noted; refer to revised engineering plans. 

 
18. The exhibit showing the turning path of the Fire Department's responding vehicle is incomplete. Exhibit must 

show front and rear wheel paths and the extent of the front and rear overhangs, as provided in an "Autotum" 

exhibit. The vehicle shall be shown maneuvering through the site in all possible directions of travel. Show 

the vehicle maneuvering through both horseshoe entrance areas. 

Response: Revised AutoTURN exhibits are enclosed for your review and comment. 

 

19. The exhibit showing the turning path of the Fire Department's tower truck references a steering angle of 29 

degrees, however; the Village's tower truck specifications reference a turning angle of 40 degrees. Confirm 

that the wheel paths shown on the exhibit are for the correct truck. 

Response: The revised AutoTURN exhibits utilize the Village’s Tower Truck specifications. 

 

20. Provide AutoTum exhibit showing a garbage truck backing into loading dock. 

Response: An AutoTURN exhibit for the requested garbage truck movement is now provided. 

 
21. Fire lanes adjacent to buildings must have a minimum pavement width as directed by the Fire Department to 

accommodate the tower truck's outriggers. Fire lanes require a heavy duty pavement section. Asphalt 

pavement section to consist of: 2" Surface, 2-1/4" N-50 Binder, 5" N-50 Binder, and 4" CA-6 Stone Subbase. 

Concrete driveway apron to be 8" thick. The horseshoe entrance areas must also be heavy duty pavement. 

Decorative pavement would be allowed in the horseshow entrances areas provided the cross section has a 

structural number equivalent to heavy duty pavement. 

Response: The heavy duty asphalt fire lane section as required by the Village is shown in drawings.  Final drawings 

will comply with Village’s heavy duty pavement specifications. 

 

22. Public sidewalks, 8" thick concrete, shall be constructed through all driveways. The driveway curb shall stop 

on either side of the sidewalk. ADA detectable warning panels shall be included on the public sidewalks at 

driveways with traffic control (stop signs). 

Response: Comment noted.  

 
23. The public sidewalk along Arlington Heights Road is shown on private property. Provide a Plat of Easement 

for Public Sidewalks. 

Response: A plat of easement for public sidewalks will be provided at time of final engineering plan preparation. 

 

24. The public sidewalk along Arlington Heights Rd shall transition from the easement to the existing location 

of the sidewalk at the south property limits. 

Response: Comment noted. 
 

25. The ADA ramps at the NE and SE comers of Seegers Rd and Arlington Heights Rd shall be reconstructed to 

meet current Public Rights of Way Accessibility Guidelines. 

Response: Comment noted.  ADA ramp details for reconstruction of the curb ramps at the northeast and southeast 

corners of the intersection of S Arlington Heights Rd/E Seegers Rd to meet PROWAG requirements will be provided 

at time of final engineering plan preparation. 

 
26. The Village will be evaluating the possibility of establishing bike or multi-use paths along Seegers Rd and 

Tonne Rd. The Village may require at time of permit that the existing sidewalk along Seegers Rd and/or 

Tonne Rd be removed and replaced with a 10 ft wide path. The petitioner shall acknowledge that they accept 

this understanding. 

Response: Our intent is to keep the existing pedestrian sidewalk. If the Village intends to move forward with the bike 

path, we will work with the Village to accomplish this. 

 

 



 

 

 

 

27. Both water tap locations must have master meter vaults on private property at the ROW line. Show the 

location of these vaults on the plans. All internal water mains and appurtenances will be privately maintained. 

This will also be spelled out in the OUMA. 

Response: The approximate location of the existing water meter vaults are now depicted.  The required Onsite Utility 

Maintenance Agreement will be provided by the Developer at the time of final engineering. 

 

 

 
Traffic: 

 
28. Transformer and generator pads are located in close proximity to the loading dock. It is recommended that 

protection from vehicles be provided. 

Response: Noted. Design team will consider protective measures. 

 

29. Provide monument sign detail or height. Signs should be located so as not to obstruct the driver's line of sight. 

Response: Please refer to sheet A1-3 for monument sign details.   

 
30. Please provide the number of full and part-time employees parked on-site during hours of operation. Will 

employees be parking in a designated section of the parking lot? 

Response: There are 80-85 employees on the payroll. At peak there are a maximum of 40-45 employees on site.  

Care Teams: Typically, 3 shifts: (10-12 care staff on each shift). 

 

Care staff hours are scheduled from: 7:00 AM - 3:00 PM (8 care staff); 3:00 PM - 11:00 PM (8 care staff); 

11:00 PM - 7:00 AM (5 care staff). 

 

Designated staff parking will be in the parking lot locations farthest from the building and building entrances to allow 

residents and visitors to have preferred parking locations. Specifically, for this property, most employees will park in the 

northeast corner of the lot. 

 

Parking Utilization Parking Need 

Independent Living 30% 28 

Assisted Living 20% 12 

Staff Max at Shift Change  100% 50 

Guests  25 

Total  115 

 

31. How will entrances be designated as one-way? Site signage plan to be provided before final engineering 

approval. 

Response: The site plan has been revised.  One-way entrances are no longer proposed. 

32. The traffic report makes the recommendation of restriping the left turn lane on Arlington Heights Road to be 

a two-way left turn lane for north and southbound traffic (not proposed on plans). Arlington Heights Road is 

under the jurisdiction of IDOT and they will have the final say, but the Village is against this recommendation. 

Seegers Road is a public street with appreciably more NB to WB left turn volume than the new facility will 

generate SB to EB into their driveway. 

Response: The access drive on Arlington Heights Road will be restricted to right turns in and out only.  As such the 

existing striping on Arlington Heights Road will not be modified. 

 

33. If IDOT decides to restrict the Arlington Heights Road driveway to right-in-right-out, the Village would 

concur. Response: IDOT review letter dated 9/24/20 states to restrict this drive to right-in right-out; refer to IDOT 

review letter and revised Traffic Study.  

 

 

 

 

 

 

 



 

 

 

 

Attachments: 

Plat of Easement Checklist (1 page) 

Public Sidewalk Easement Provisions (1 page) 

 

 

 

 

 

 



 



 



 

Arlington Heights Fire Department 
Plan Review Sheet 

 

 

 

 
Project Name 

Project Location 

P. C. Number 20-013 

Trammell Crow Senior Living Facility 

2015-2045 S. Arlington Heights Rd. 

Planning Department Contact Sam Hubbard 

 

 
General Comments 

Round 1 General Comments: 
1 )Building is to be sprinkled per code. Response: Noted 
2) The Fire Department Connection shall be located at the main front entrance. It shall 
be fully visible and accessible and within 100 feet of the nearest accessible fire hydrant 
capable of delivering the required flow. Response: The Fire Department Connection (FDC) is located just 

to the north of the primary building entrance along S Arlington Heights Rd. A fire hydrant is located within 100 feet of 

the FDC.     
3) A Knox Box shall be located at the main front entrance. It is very likely that we will 
request more Knox Boxes based on the size of the property as plans are finalized. Response: 

Four Knox Box locations are proposed.  These are located at the primary building entrance, the secondary building entrance, 

building entrance to the indoor pool area, and at the delivery/refuse area. 
4) Install a fully operational annunciator panel or alarm panel at the main front 
entrance. Response: Noted; to be addressed and will comply at the time of building permitting. 
5) Please review IFC 2018 Section D105 to make sure Aerial Fire Apparatus Roads 
are in compliance. It appears this is a problem based on the preliminary drawings. 
Response: Site plan has been revised to accommodate 26-FT fire access roads.  
6) Please review the Village Amendment to the IBC code for elevators to 
accommodate ambulance stretchers. Response: Noted; one elevator will accommodate an ambulance 

stretcher and comply, at time of permit, with the Village of Arlington Heights requirements 
7) The overhangs at the drop-offs shall have an unobstructed vertical clearance of not 
less than 13 feet 6 inches. Please provide an auto turn diagram showing our truck 
being capable of driving using these circular drives. Response: Revised AutoTURN exhibits are 

enclosed for your review and comment. 
8)The auto-turn diagram that was provided does not allow adequate space for turning. 
Adjustments to roads will be necessary. The steering angle needs to be 40.0 not 29.0 
that was used. Response: The revised AutoTURN exhibits utilize the Village’s Tower Truck specifications. 
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NOTE: PLAN IS CONCEPTUAL ONLY 
SUBJECT TO DETAILED PLAN REVIEW 

Date   September 10, 2020 Reviewed By: LT. Mark Aleckson 

Arlington Heights Fire Department 



ARLINGTON HEIGHTS POLICE 

DEPARTMENT 

Community Services Bureau 
 

 

DEPARTMENT PLAN REVIEW SUMMARY 

Trammel Crow Senior Living 

2015-2045 S Arlington Heights Rd. 
Land Use Variation 

 

Round  1 Review Comments 09/14/2020 

1. Character of use: 

The character of use is consistent with the area and is not a concern. 
Response: Noted 

2. Are lighting requirements adequate? 

Lighting should be up to Village of Arlington Heights code. The exterior of the building should 

be illuminated especially during nighttime hours for safety, to deter criminal activity and 

increase surveillance/visibility- potentially reducing theft, trespassing, vandalism, underage 

drinking, and other criminal activity.  
Response: Noted; building lighting will be finalized at the time of building permitting. 

3. Present traffic problems? 

Recommended that traffic leaving the lot turn right only onto Arlington Heights Road and no 

crossing Arlington Heights Road. This area of roadway is busy during both peak and non-peak 

hours. Traffic impact study recommended. 
Response: IDOT review letter dated 9/24/20 states to restrict this drive to right-in right-out; refer to IDOT review letter 

and revised Traffic Study. 

4. Traffic accidents at particular location? 

This is not a problem area in relation to traffic accidents. 
Response: Noted 

5. Traffic problems that may be created by the development. 

This development should not create any additional traffic problems. 
Response: Noted 

6. General comments:  

 

- Please ensure that there is an emergency information/contact card on file with the Arlington Heights 

Police Department and that it is up-to-date. Agent contact information must be provided to the 

Arlington Heights Police Department during all construction phases. The form is attached. Please 

complete and return. This allows police department personnel to contact an agent during emergency 

situations or for suspicious/criminal activity on the property during all hours. 
Response: The form will be completed during building permitting.  

 

 

 

 



 

- Landscaping should provide open sightlines to increase natural surveillance and avoid 

creating ambush locations and havens for illegal activities- theft, trespassing, vandalism, 

underage drinking, drug use, etc. 
Response: The landscape plan is in accordance with this comment. 

 

- Consider posting no trespassing / loitering/ no un-authorized use signage. The Arlington 

Heights Police Dept. has and utilizes trespass warning forms under qualifying circumstances 

when requested by property management. 
Response: We will work with the Arlington Heights Police Department on no trespassing signage. We will post 

signs intended to deter any harmful or destructive activity to ensure the safety of the property and our residents. 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 
 

 Response: Noted; pool design will be reviewed at time of building permitting. 
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 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. Response: Refer to provided, revised Justification Narrative and 

Applications for amount requested (357,628 SF = 8.21 acres per Civil plans).  

• 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. Response: Refer to provided, revised Justification 

Narrative. 

• 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’. Response: the driveway widths are now less than 

36 FT per revised plans. 

• Variations may be required as based on accessory structure locations and final determination of 
yards. Response: Based on site plan revisions, no structures are being shown in the landscape yards that are 

detached from the building.   

• Variations may be required as based on the circulation and drive aisle widths of the interior drop-off 
courtyards. Response: Based on site plan revisions, variations are not proposed for circulation and access 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. 
Response: Refer to provided, revised Justification Narrative. 

 
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). 
Response: Refer to revised project narrative.  

 
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. 

 
 
 
 
 

Planning & Community 
Development Dept. Review 
September 17, 2020 



 

Response: An exhibit will be provided at the time of building permitting by our selected general contractor.  On past 

projects of this scale, tradesmen on-site can range anywhere from 10 - 120 per day depending on the stage of 

construction and the activities being performed.  A parking plan/area will be provided by the general contractor at time 

of building permitting.  The project site is fairly large and should allow most, if not all, construction activities and staging 

to occur within the boundaries of the site itself.  Our general contractor will confirm their intent on the construction 

staging plan that will be provided when the building permit and/or demolition permit is applied for. Please see enclosed 

for a preliminary construction parking and staging plan.   

 

5) Please outline the maximum number of staff that will be working out of the building at any one time. 
Response: Refer to revised project narrative. There are 80-85 employees on the payroll. At peak there are a maximum 

of 40-45 employees on site. Care Teams: Typically, 3 shifts: (10-12 care staff on each shift). Care staff hours are 

scheduled from: 7:00 AM - 3:00 PM (8 care staff); 3:00 PM - 11:00 PM (8 care staff); 11:00 PM - 7:00 AM (5 care staff). 

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

Response: Enclosed is the electronic copy of the legal description. 

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

Response: Impact fees will be paid on the Independent Units.  

 Units 

Elementary 

School 

High 

School 

Park Library 

IL - Studio 9 $0.00 $0.00 $2,019.60 $162.22 

IL - 1 Bed 48 $9.24 $3.87 $2,603.21 $209.10 

IL - 1 Bed + Den 21 $9.24 $3.87 $2603.21 $209.10 

IL - 2 Bed A 15 $1,087.24 $449.37 $4,481.73 $359.99 

 

  

Elementary 

School 

High 

School 

Park Library Total 

IL - Studio  $                -     $           -     $      18,176   $     1,460    

IL - 1 Bed A  $              444   $         186   $    124,954   $   10,037    

IL - 1 Bed + Den  $              194   $           81   $      54,667   $     4,391    

IL - 2 Bed A  $         16,309   $      6,741   $      67,226   $     5,400    

TOTAL  $         16,946   $      7,008   $    265,024   $   21,288   $310,265  

 
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. 
Response: Noted 
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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. 
Response: The site plan has been revised and the proposed stormwater management basin providing detention and 

retention volume is now located along the southern property 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. 
Response: The revised plans have corrected inconsistencies.  

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

Response: This has been provided for the Memory Care Courtyard; see Architectural drawing A1-3. 
 

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? 
Response: This original design has been modified; refer to plans. 

 
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). 
Response: Refer to revised plans; there are no accessory permanent structures proposed on the site. 

• 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).  Response: Outdoor grills are illustrated in drawings. 

• Please provide details on the proposed pergolas at the main entrance to the building. Response: refer to sheet 

A1-3.  

• 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? Response: This has been removed from the project. 

 
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. 
Response: Dense vegetative screening as currently planned will help visually and acoustically screen the generator and 

transformer. Additional fence screening may be proposed. 

 
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’. 

Response: the driveway widths are now less than 36 FT per revised plans. 

 

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. 
Response: The 25 ft light poles will be readjusted to meet the 3:1 or less luminaire spacing requirement. 

 
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.)? 
Response: Mechanical condensing units are proposed for the rooftop of the central Commons area. 

 
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. 
Response: A plat of easement for public sidewalks will be provided at time of final engineering plan preparation. 

Coordination with the dry utility companies for necessary existing facilities relocations, easement vacations, and 

plats of easement preparation has commenced. 

 

 



 
 

Market Study: 
19) Please evaluate the viability of a small portion of commercial space at the northwest corner of the site. 

Response: We have provided the staff our concept plan on the feasibility of a commercial outlot.   
 

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. 

Response: Refer to provided, revised Justification Narrative. 

 
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. 
Response: A Lot Coverage calculation has been added to sheet P-GM and includes all roofed/canopy areas.  

 

 

Prepared by:    

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. 
Response: This is added to the design to accommodate the requirement. 

 
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. 
Response: The site plan has been revised.  One-way entrances are no longer proposed.  

 
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? 
Response: The access drive on Arlington Heights Road will be restricted to right turns in and out only.  As such 

the existing striping on Arlington Heights Road will not be modified. 

 

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. 
Response: Traffic counts were not conducted at the intersection of Goebbert and Seegers but were conducted at Tonne 

Drive which indicated that traffic volumes on Seegers Road were very similar and did not vary much between the two 

counts. 

 

 



 

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. 

Response: This is accommodated in the design to meet regulations. 

 
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. 
Response: We will be providing this screening with landscaping. 

 
3) It is recommended that additional trees be incorporated along Tonne Drive in order to buffer the 

proposed building adjacent to the residential district. 
Response: Tonne Drive has existing street trees; our current design is infilling the spaces between the street trees 

and our development is to provide buffering.  We will fill in any areas that are currently open to strengthen that 

buffer.  If you want further tree planting or feel the street trees are inadequate, please let us know where this should 

happen. 

 

4) Provide additional landscaping along Arlington Height Road. The landscaping should consist of a 

mix of shrubs and perennials. 
Response: A planting buffer along Arlington Heights Road is provided to accommodate this request.  

 
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. 
Response: Mechanical units are now located on the building roof (refer to architectural plans).  The transformer and 

generator are screened with landscaping (refer to landscaping plans). 

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

provide details of the site furnishings. 
Response: The heavy duty asphalt fire lane section as required by the Village is shown in drawings.  Final 

drawings will comply with Village’s heavy duty pavement specifications.  Site furnishings details have been 

provided. 

 

7) Provide a detailed landscape plan that identifies the proposed shrubs and perennials. 
Response: A detailed landscape plan has been provided with a schedule of plants to be used on the site.  

 
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. 
Response: Noted; will be provided in the building permit process. 


