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Planning & Community 
Development Dept. Review  
March 10, 2021 

 
REVIEW ROUND 2 

Project: Northern 2/3rds Of Block 425 
Arlington 425 

Case Number: PC 21-002 

44. The response to comments #8-#12, #15-#18, #21, #22, #24-#26, #28-#31, #34, #35, #38, and #42 and #43 is 
acceptable. 

 

45. The response to comment #7 is noted. Based on the revised plans, the Plan Commission must review and 
approve the following actions: 
 

a) Amendment to Planned Unit Development Ordinance #19-019 to allow modifications to the approved 
development plan. 

b) Special Use Permit to allow a “Private Garage, Customer/Employee” for the Highland garage. 
 

46. The response to comment #13 is noted. Please ensure that the notice will be sent to the current property 
owners/taxpayers of record at time of mailing, not the property owner/taxpayer of record that were of record 
prior to the application being submitted. Please submit a draft of the notification letter as soon as possible to 
allow sufficient time to review to ensure that the necessary language is included within the letter. 
 

47. The response to comment #14 is noted. As no preliminary construction schedule and phasing plan was 
submitted, staff is recommending a condition of approval that would require a construction schedule and 
phasing plan be submitted at time of Final Plat of Subdivision, for review and approval by staff. Said phasing 
plan shall include details on all infrastructure that will be constructed in each phase of development, as well as 
a phased landscape plan. 

 

48. The response to comment #19 is noted. These items shall still be required per Ordinance 19-019, although 
many of them have now been shown on the plans. Please note that the 1-year extension granted by the Village 
Board for Preliminary Plat of Subdivision approval is set to expire on June 3, 2021. Any future request to extend 
the Preliminary Plat approval must first be discussed by the Plan Commission. As such, please acknowledge 
that, along with the proposed PUD amendment, you wish to request another 1-year extension to the 
Preliminary Plat of Subdivision approval for expiration on June 3rd of 2022. 

 

49. The response to comment #20 is noted. Since no details were provided on the retaining walls, fences, or loading 
zone (dumpster) enclosure walls, staff is recommending a condition of approval that would require these 
details be submitted at time of Final Plat of Subdivision, for review and approval by staff. 

 

50. The response to comment #23 is not sufficient. Trash collection at the base of the ramp does not appear viable 
as it would require the refuse truck to stop and stage on the public street for reversal into ramp, and collection 
on the ramp may not be possible due to grade differentials. Furthermore, the Chestnut Building does not 
contain a screened “loading area” for trash collection. Please clarify, specifically, where trash collection would 
occur, and how the dumpsters would be relocated to the loading area on collection days. 

 

51. The response to comment #27 is noted. There appear to be well over 50 bike storage stalls within the Highland  
garage for the 85 units within the Chestnut building. Bike parking regulations would only recommend around 
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1 stalls per 10 multi-family units. A reduction in the number of bike stalls within the Highland garage may allow 
an additional parking space. 

 

52. The response to comments #32 and #37 is not acceptable. Since no hourly parking data was provided, staff has 
prepared an hour by hour parking analysis. Please see the attached charts and revise the allocation plan as 
indicated below: 

 

a) Phase 1 appears to contain an adequate number of overall parking spaces, however, the allocation of those 
spaces needs some adjustments based on the modeling: 

i. The 277 allocated spaces for “Restricted Residential” can remain as is. 
ii. The 32 “Restaurant/Retail & Residential Guest” parking spaces should be allocated as “Non-

Residential Only”. 
iii. 24 of the 36 “Residential & Resident Guest” parking spaces should be allocated as “Non-Residential 

Only”. This would bring the total number of “Non-Residential Only” spaces to 56, which should be 
viable to capture anticipated non-residential parking demand. 

iv. The remaining 12 spaces can remain as “Resident & Resident Guest” spaces. 
b) Based on the modeling, parking for Phase 2 does not appear to be sufficient. In order to move forward 

with construction of the Phase 2 Chestnut building, the developer would have to demonstrate that there 
is sufficient capacity within the Highland Garage to accommodate for the expected demand from the 
Chestnut building. Alternatively, at time of construction, the number of units could be decreased or the 
onsite parking supply could be increased. 

 

53. The response to comment #33 does not address include enough detail. Please provide an updated 
Management and Allocation description, similar to what was provided within the 2019 PUD. Please ensure that 
the plan include details on the following:   
a) How spaces and access will be restricted/identified/assigned/segregated to each use type. 
b) Rates and time limits for commercial usage. 
c) Valet parking for restaurant. 
d) How will shared parking spaces function? 
e) Will residential spaces be assigned or on a first come first served basis? Will commercial employee spaces 

be assigned or on a first come first served basis? 
 

54. The response to comment #36 is noted, however, it is unclear how the study arrived at the 1.14 parking spaces 
per residential unit figure. 
 

55. The response to comment #39 is not acceptable. There has been no demonstrated need to have an additional 
tenant/commercial loading zone within the garage, and refuse can be accommodated within a loading zone on 
the north side of the garage with access from the internal courtyard, or potentially elsewhere on the site. 
Parking spaces are key to the success of this project, both internal and external along Highland, and staff is 
recommending a condition of approval that the loading/storage area within the Highland garage be eliminated 
and replaced with parking spaces, or relocated to the north side of the garage with access from the internal 
courtyard. 

 

56. The response to comments #40 and #41 is noted. Staff notes that Figures G and F were not updated. Per 
comment #55, if the Highland loading/storage area is necessary, it should be relocated to the north side of the 
of the garage building with access from the internal motorcourt. 

 
  

Prepared by: ____________________________ 



Arlington 425 - Phase 1
Weekday Parking Demand - ITE/ULI and Modified Village Code

Time
Retail 

(Visitor)
Retail 

(Employee)
Restaurant 

(Visitor)
Restaurant 
(Employee)

Residential **Total Required Surplus/ Deficit
Commercial 

Total

6:00 AM 0 0 5 2 289 296 49 7
7:00 AM 1 5 10 3 260 279 66 19
8:00 AM 2 1 12 6 246 267 78 21
9:00 AM 4 2 15 6 231 258 87 27

10:00 AM 7 3 20 7 217 254 91 37
11:00 AM 9 3 26 7 202 247 98 45
12:00 PM 10 3 35 7 188 243 102 55

1:00 PM 10 3 33 7 202 255 90 53
2:00 PM 10 3 23 7 202 245 100 43
3:00 PM 9 3 17 5 202 236 109 34
4:00 PM 9 3 19 5 217 253 92 36
5:00 PM 10 3 30 7 246 296 49 50
6:00 PM 10 3 35 7 260 315 30 55
7:00 PM 10 3 40 7 280 340 5 60
8:00 PM 8 3 40 7 283 341 4 58
9:00 PM 5 2 32 6 286 331 14 45

10:00 PM 3 1 30 6 289 329 16 40

345 SpacesTotal Parking Provided:

Scenario: Campbell Building and Highland Garage Constructed (222 units parking on-site with 12 units parking in Vail Garage, 345 parking spaces), with 3,500 square-feet 
of retail space and 4,462 square-feet of restaurant space.

Note: Commercial Demand Estimates based on the 2018 Eriksson Engineering Time-of- Day Factors for Arlington Downs, and 2019 KLOA Peak Demand Ratios for Arlington 
425. The Eriksson and KLOA Studies have consistant demand ratios. Residential Demand Estimates based on Modified Village Code (1.3 spaces per unit for Residential

Demand) and the Eriksson Study Residential Visitor Demand (0.15 Spaces per Unit), multiplied by the Eriksson Study Time-of-Day Factors for Weekdays

Prepared by the Department 
of Planning Community Development  2/12/21



Arlington 425 - Phase 1
Weekend Parking Demand - ITE/ULI and Modified Village 

Code

Time
Retail 

(Visitor)
Retail 

(Employee)
Restaurant 

(Visitor)
Restaurant 
(Employee)

Residential **Total Required Surplus/ Deficit
Commercial 

Total

6:00 AM 0 0 2 2 289 293 52 4
7:00 AM 1 1 5 4 260 271 74 11
8:00 AM 1 1 9 4 246 261 84 15
9:00 AM 3 2 14 5 231 255 90 24

10:00 AM 5 3 18 6 217 249 96 32
11:00 AM 7 3 21 6 202 239 106 37
12:00 PM 8 3 30 6 188 235 110 47

1:00 PM 9 3 28 6 202 248 97 46
2:00 PM 10 3 22 6 202 243 102 41
3:00 PM 10 3 17 5 202 237 108 35
4:00 PM 10 3 18 5 217 253 92 36
5:00 PM 9 3 24 7 246 289 56 43
6:00 PM 8 3 32 7 260 310 35 50
7:00 PM 8 2 40 7 280 337 8 57
8:00 PM 7 2 40 7 283 339 6 56
9:00 PM 5 2 24 6 286 323 22 37

10:00 PM 4 1 23 6 289 323 22 34

345

Scenario: Campbell Building and Highland Garage Constructed (222 units parking on-site with 12 units parking in Vail Garage, 345 parking spaces), with 3,500 square-feet 
of retail space and 4,462 square-feet of restaurant space.

Note: Commercial Demand Estimates based on the 2018 Eriksson Engineering Time-of- Day Factors for Arlington Downs, and 2019 KLOA Peak Demand Ratios for Arlington 
425. The Eriksson and KLOA Studies have consistant demand ratios. Residential Demand Estimates based on Modified Village Code (1.3 spaces per unit for Residential

Demand) and the Eriksson Study Residential Visitor Demand (0.15 Spaces per Unit), multiplied by the Eriksson Study Time-of-Day Factors for Weekends

Total Parking Provided: Spaces

Prepared by the Department 
of Planning Community Development  2/12/21



Arlington 425 - Phase 2
Weekday Parking Demand - ITE/ULI and Modified Village Code

Time
Retail 

(Visitor)
Retail 

(Employee)
Restaurant 

(Visitor)
Restaurant 
(Employee)

Residential **Total Required Surplus/ Deficit
Commercial 

Total

6:00 AM 0 0 5 2 394 401 -12 7
7:00 AM 1 1 10 3 355 370 19 15
8:00 AM 2 1 12 6 335 356 33 21
9:00 AM 4 2 15 6 315 342 47 27

10:00 AM 7 3 20 7 296 333 57 37
11:00 AM 9 3 26 7 276 321 68 45
12:00 PM 10 3 35 7 256 311 78 55

1:00 PM 10 3 33 7 276 329 60 53
2:00 PM 10 3 23 7 276 319 70 43
3:00 PM 9 3 17 5 276 310 79 34
4:00 PM 9 3 19 5 296 332 58 36
5:00 PM 10 3 30 7 335 385 4 50
6:00 PM 10 3 35 7 355 410 -21 55
7:00 PM 10 3 40 7 382 442 -53 60
8:00 PM 8 3 40 7 386 444 -55 58
9:00 PM 5 2 32 6 390 435 -46 45

10:00 PM 3 1 30 6 394 434 -45 40

389 SpacesTotal Parking Provided:

Scenario: Campbell Building and Highland Garage Constructed (303 units parking on-site with 16 units parking in Vail Garage, 389 parking spaces), with 3,500 square-feet 
of retail space and 4,462 square-feet of restaurant space.

Note: Commercial Demand Estimates based on the 2018 Eriksson Engineering Time-of- Day Factors for Arlington Downs, and 2019 KLOA Peak Demand Ratios for Arlington 
425. The Eriksson and KLOA Studies have consistant demand ratios. Residential Demand Estimates based on Modified Village Code (1.3 spaces per unit for Residential

Demand) and the Eriksson Study Residential Visitor Demand (0.15 Spaces per Unit), multiplied by the Eriksson Study Time-of-Day Factors for Weekdays

Prepared by the Department 
of Planning Community Development  2/12/21



Arlington 425 - Phase 2
Weekend Parking Demand - ITE/ULI and Modified Village 

Code

Time
Retail 

(Visitor)
Retail 

(Employee)
Restaurant 

(Visitor)
Restaurant 
(Employee)

Residential **Total Required Surplus/ Deficit
Commercial 

Total

6:00 AM 0 0 2 2 394 398 -9 4
7:00 AM 1 1 5 4 355 366 23 11
8:00 AM 1 1 9 4 335 350 39 15
9:00 AM 3 2 14 5 315 339 50 24

10:00 AM 5 3 18 6 296 328 62 32
11:00 AM 7 3 21 6 276 313 76 37
12:00 PM 8 3 30 6 256 303 86 47

1:00 PM 9 3 28 6 276 322 67 46
2:00 PM 10 3 22 6 276 317 72 41
3:00 PM 10 3 17 5 276 311 78 35
4:00 PM 10 3 18 5 296 332 58 36
5:00 PM 9 3 24 7 335 378 11 43
6:00 PM 8 3 32 7 355 405 -16 50
7:00 PM 8 2 40 7 382 439 -50 57
8:00 PM 7 2 40 7 386 442 -53 56
9:00 PM 5 2 24 6 390 427 -38 37

10:00 PM 4 2 23 6 394 429 -40 35

389

Scenario: Campbell Building and Highland Garage Constructed (303 units parking on-site with 16 units parking in Vail Garage, 389 parking spaces), with 3,500 square-feet 
of retail space and 4,462 square-feet of restaurant space.

Note: Commercial Demand Estimates based on the 2018 Eriksson Engineering Time-of- Day Factors for Arlington Downs, and 2019 KLOA Peak Demand Ratios for Arlington 
425. The Eriksson and KLOA Studies have consistant demand ratios. Residential Demand Estimates based on Modified Village Code (1.3 spaces per unit for Residential

Demand) and the Eriksson Study Residential Visitor Demand (0.15 Spaces per Unit), multiplied by the Eriksson Study Time-of-Day Factors for Weekends

Total Parking Provided: Spaces

Prepared by the Department 
of Planning Community Development  2/12/21
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