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Planning & Community 
Development Dept. Review  
July 26, 2017 

 

REVIEW ROUND 1 

Project: Southern 1/3 of Block 425 – CA Ventures 

Sigwalt Apartments 

Case Number: PC 17-008 

General: 
 

7. A courtesy meeting with the neighbors is required prior to appearing before the Plan Commission. Has this 
meeting been scheduled? It is suggested that this meeting take place prior to any revisions to the plans as a 
result of 1st Round Departmental review comments since further revisions to the plans may be needed to 
address neighborhood concerns. Please provide a summary of this meeting once it has been held. 
 

8. Please reach out to Nora Boyer, Housing Planner with the Village of Arlington Heights, to coordinate an 
appearance before the Housing Commission relative to the Village’s Affordable Housing Policy. Appearance 
before the Housing Commission must be completed prior to appearing before the Plan Commission. 
 

9. The Plat of Subdivision to consolidate the lots into one lot of record was not provided within the 1st Round 
submittal documents. Please provide the required Plat of Subdivision. Relative to the Plat, please note that the 
Final Plat, as approved by the Engineering Dept., must be printed on mylar and submitted to the Village, with 
signatures obtained from all parties except those to be coordinated by the Village, no less than one week prior 
to the Plan Commission hearing date. If this requirement cannot be met, you can proceed with Preliminary Plat 
approval with Final Plat approval obtained at a future date (i.e. a separate Plan Commission meeting would 
be needed). No public notice is required for Final Plat of Subdivision approval. 

 
10. Please note that final engineering must be approved by the Engineering Dept. no less than one week prior to 

appearance before the Plan Commission, which will include the payment of all engineering fees and the 
provision of all surety bonds, public improvement deposits, and engineering fee’s. If this requirement cannot be 
met, you can proceed with Preliminary Plat approval with Final Plat approval obtained at a future date (i.e. a 
separate Plan Commission meeting would be needed). No public notice is required for Final Plat of Subdivision 
approval. 

 

11. School, Park, Library, and Affordable housing contributions will be required prior to the issuance of a building 
permit. 

 
12. When plans are resubmitted, please ensure that all HKM Plans (architectural and landscape) are submitted on 

full sized sheets (36”). Additionally, it appears that certain sheets from HKM were not included in the submittal 
(missing sheets 2, 11, 16). 
 

13. The following Variations have been identified: 
 

a. Chapter 28, Section 5.1-7.3, Minimum Area for Zoning District, to allow the R-7 District to be 
approx. .91 acres where code requires a minimum of 2 acres for the R-7 District. 

b. Chapter 28, Section 5.1-7.4, Minimum Lot Size, to allow a 39,587 sq. ft. lot where code requires a 
minimum of 67,800 sq. ft. in lot size. 

c. Chapter 28, Section 5.1-7.6, Required Front Yard, to allow a front yard setback (east side) of 
approx. 11’ where code requires a 44’ setback. Please note that the extent of this Variation may 
increase as a result of the final determined building height. 
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d. Chapter 28, Section 5.1-7.6, Required Front Yard, to allow a front yard setback (west side) of 
approx. 16.8’ where code requires a 44’ setback. Please note that the extent of this Variation may 
increase as a result of the final determined building height. 

e. Chapter 28, Section 5.1-7.6, Required Side Yard, to allow a side yard setback of approx. 4.8’ 
where code requires a 34’ setback. Please note that the extent of this Variation may increase as a 
result of the final determined building height. 

f. Chapter 28, Section 5.1-7.6, Required Exterior Side Yard, to allow a exterior side yard setback of 
approx. 18.2’ where code requires a 20’ setback. Please note that the extent of this Variation may 
increase as a result of the final determined building height. 

g. Chapter 28, Section 5.1-7.7, Maximum Building Lot Coverage, to allow 71.3% building lot 
coverage where code allows a maximum 45% building lot coverage. 

h. A variation to the maximum allowable building height may be required based on further details 
(see comment # 26 below). 

i. Chapter 28, Section 5.1-7.13, Maximum Floor Area Ratio, to allow 252.5% FAR where code limits 
maximum FAR to 200%. 

j. Chapter 28, Section 11.7(a), Loading Requirements, to waive the requirement for one off-street 
loading space. 

k. Chapter 28, Section 6.6-5.1, Permitted Obstructions, to allow certain balcony’s to project 4’ into 
the required front, exterior side, and side yards. 

l. Chapter 28, Section 6.6-5.1, Permitted Obstructions, to allow a transformer within the required 
front yard setback where code requires all transformers to be located outside of all setback areas. 

 

14. Please provide additional details on the 2nd floor outdoor amenity roof deck. What types of amenities will be 
provided other than tables and chairs? Will there be a firepit? Barbeque grills? Outdoor kitchen? Games? Etc. 
 

15. The market study indicates that the development will be 86 units and the bedroom mix outlined in the market 
study does not reflect the current proposed bedroom mix. Please verify that the conclusions of the market study 
are still applicable to the current design of the project. 
 

16. 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. 

 
Site Plan: 

 
17. Please revise architectural sheet 3 and engineering sheet 3 to include the actual exterior side yard setback of 

the building, at its closest point, to the property line abutting Sigwalt Street. The exterior side yard 
measurements provided are from the corners of the building south towards Sigwalt Street, however, the front 
entry of the building is closer to the street than the corners of the building. The exterior side yard setback 
should be measured from the closest point of the building to the corresponding property line. Similarly, on both 
sheets please revise the side yard setback (north) to show the distance from the one-story ramp bump out to the 
northern property line. 
 

18. Please provide additional details on the overhead wires which run down the center of the site and will be 
removed as part of this development. Are these lines active? Who do they provide service to? 

 
19. It appears that the overhead wires that run west from the utility pole located at the midpoint of the site along 

Sigwalt Street to the northeast corner of Sigwalt and Chestnut, as well as across Sigwalt to the southwest corner 
of Sigwalt and Chestnut, and also directly south across Sigwalt, are not proposed to be buried. Please provide 
a confirmation letter from all utility companies that have infrastructure on the utility pole that the overhead 
utilities can be engineered underground and are feasible to bury. If feasible, the petitioner shall coordinate the 
burial of all overhead utilities with the relevant utility companies. 

 
20. Are any changes proposed to the existing telephone and electric utility boxes located along Sigwalt Street? 

Can these utility boxes be relocated to the rear of the site or put underground? Other than the transformer 
along Highland Ave., are any new above ground utility boxes proposed? 
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21. Please provide cross sections showing the storm trap with landscaping above, and cross sections from the 

sidewalk to all retaining walls/planter walls. Details indicating the maximum height of all retaining walls and 
planter walls is required. 
 

22. There was previous discussion about an at grade detention infiltration area that would include native plantings 
and would be located in the northwest corner of the site. Is this element no longer proposed?  

 
23. The site plan should be revised so that there are only two parking spaces between the garage entrance and 

the corner of Sigwalt and Highland. These spaces can double as a loading zoning with parking restrictions for 
loading between certain hours. Please revise the site plan accordingly and propose desired loading zone no 
parking times. 
 

Building: 
 

24. Please provide conceptual floor plans for all unit models. 
 

25. Building height shall be measured from the average finished grade along the property line of the front of the 
property. Since the property has two “fronts” per code (frontage along Highland and along Chestnut), the 
height of the building along these frontages will determine the height of the building per zoning code 
regulations. Please update the elevations to show maximum height at both corners of the building in the east 
elevation and west elevation as measured from grade at the property line in those locations (i.e. not from grade at 
the first floor as currently shown in the south elevation). Please note that this will likely change the height of the 
building from a zoning perspective, which may alter the extent of the setback Variations and may create the 
need for a height Variation. 

 
26. Please note that balconies are not allowed to project into a require front, side, or exterior side yard. As the 

balconies along the south, east, and west elevations project outward from the building and into the required 
yards, a Variation is required and has been added to the summary contained in comment #12. 

 
27. Will any of the proposed den’s have closets, doors, or windows? What is a “blind den”? 

 
28. How will access to the green roof above the ramp be provided for maintenance? 

 
29. Please provide measurements for the width of all drive aisles within the interior garage. It appears that the 

ramp will be only 20’ wide, and certain drive aisle may only be 23’-6” wide. Additionally, the entry drive into 
the garage appears to be only 20’ wide. All two-way drive aisles are required to be a minimum of 24’ wide. 
Please clarify if a Variation is requested. 

 
30. Certain parking spaces are proposed at only 16’ in depth with no overhang. Code requires that all parking 

spaces be 9’ wide by 18’ deep, with the exception for 16.5’ deep spaces where a 1.5’ overhang is provided. 
In addition, certain spaces may be 8.5’ in width upon review and approval by the Engineering Department. 
Please clarify if a variation is requested for parking space size. 

 
Landscaping: 
 
31. The landscape architect should verify that the location of all proposed trees is viable given the underground 

storm trap and certain utility lines. 
 

32. The landscape plan indicated a “lawn” area at the southwest corner of the building, however, that area is 
shown as brown and not shaded as green like the other lawn areas on the plan. Please revise the plan to 
clarify if this area will be mulched or will be lawn. 

 
33. The proposed transformer located in the front yard along Highland needs to be screened with landscaping. 

Please note that a Variation to allow this transformer in the front yard is required and has been added to the 
summary in comment #12. 
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Parking and Traffic: 
 
34. The parking requirements for the site are shown below: 

DEVELOPMENT 
PARKING 

CODE USE 
NUMBER 
OF UNITS 

SQUARE 
FOOTAGE 

PARKING RATIO PARKING REQUIRED 

Sigwalt Apartment 
Building 

R-7 Multi-Family 88 N/A 1.5 spaces per unit 132 

Total Parking Required 132 

Total Parking Provided 110 

Parking Surplus/(Deficit) 
22 (16.6% reduction in required 

parking) 

As outlined above, a parking variation is required. In lieu of a parking Variation, the developer may request 
that the 22 required spaces be provided in the Vail Avenue garage through an agreement with the Village, 
which would require that the developer contribute to the downtown parking fund at a rate of approx. $4,400 
per required parking space. Please note that all agreements for parking within Village owned garages must 
be discussed with the Parking Committee. The applicant has to option to provide adequate justification for a 
parking variation (see comment #35), request that the parking be provided in the Vail Avenue garage 
through an agreement with the Village, or provide the code required parking on site. Please clarify what 
approach is proposed. 
 

35. If a variation is requested, additional information is needed to substantiate the viability of the proposed 1.25 
spaces per unit parking ratio. Please provide additional data on the most applicable developments surveyed in 
the KLOA study (9750 on the Park, Wheaton 121, Residences at the Grove, and Uptown La Grange), including 
the number of bedrooms in each unit of those developments, the occupancy of each of those developments, and 
the actual usage of the provided parking in those developments. The supply has been provided for each of 
those developments, however, the demand for parking in those developments has not been analyzed. Are the 
parking facilities at these developments at capacity, or do they experience a surplus of parking? Additional 
comparative examples would also be helpful, please consider the Deerfield Village Center Apartments in 
Deerfield, River 595 in Des Plains, Kingston Pointe Apartments in Des Plaines, Elmhurst 225 in Elmhurst, and the 
Park 205 development in Park Ridge. Unless clear evidence has been provided to show that the proposed 1.25 
parking spaces per unit ratio will be sufficient for parking demand, staff will recommend that the 22-space 
deficit be accommodated in the Vail Avenue garage (if space allows), or that additional on-site parking be 
provided. 
 

36. The KLOA study makes several references to parking areas being accessed off Chestnut, however, the site plan 
does not show any access from Chestnut. Please clarify and make revisions accordingly. 

 

 

  

Prepared by: ____________________________ 

 

 

 




