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Planning and Zoning Board Agenda 
February 13, 2024 

Room 102 – 7:00 P.M. 
 
Call to Order and Roll Call 
 
Approval of Minutes: January 23, 2024 Regular Meeting; February 6, 2024 Special Meeting 
 
Public Comment: For matters that are not on the agenda 
 
Pending Applications: 
 

1. Address:  692 West Oakton Avenue      Case Number: 24-003-V 
 

The petitioner has requested the following items: i) a major variation to allow a garage to exceed the maximum 
size; ii) a major variation to allow for three accessory structures where two are allowed; and (iii) any other 
variations, waivers, and zoning relief as may be necessary. 
 
PIN:  08-24-309-013-0000 
Petitioner: Krzysztof Sleszynski, 692 W. Oakton Avenue, Des Plaines, IL 60018 
Owner: Krzysztof Sleszynski, 692 W. Oakton Avenue, Des Plaines, IL 60018 
 
 

2. Address: 2991-3025 Mannheim Road, 3041 Orchard Place, and 1620-1630 W. Higgins Road 
 
Case Number: 23-005-FPLAT 

 
The petitioner is requesting the following under the Zoning Ordinance: (i) a Major Change to a Final Planned 
Unit Development (PUD) for the Orchards at O’Hare PUD, including any necessary exceptions, Conditional 
Uses, or amendments to Conditional Uses; (ii) a Major Change to a Localized Alternative Sign Regulation 
(LASR); and (iii) any other variations, waivers, and zoning relief as may be necessary.  
 
PINs:              09-33-305-018-0000, 09-33-305-019-0000, 09-33-305-020-0000, 09-33-305-023-0000 
 09-33-305-024-0000, 09-33-305-025-0000 
Petitioner:     Rehan Zaid, 1375 Remington Rd, Ste E, Schaumburg, IL 60173 (Owner/Authorized Agent) 
 
Owner:           Orchards Lot 5, LLC; Orchards Lot 6, LLC; Orchards Lot 7, LLC; Prominence O’Hare, LLC; and  
  DP Higgins, LLC (Manager: Rehan Zaid, 1375 Remington Rd, Ste E, Schaumburg, IL 60173)  
 
 



 
 

3. Address: 1628 Rand Road                        Case Number: 24-004-CU 
 
The petitioner is requesting the following items: (i) a Conditional Use amendment under Section 12-7-3(K) of the 
City of Des Plaines Municipal Code to allow a trade contractor use with outdoor display and storage; and (ii) a 
conditional use for a new motor vehicle sales use within existing tenant spaces in an existing multi-tenant building 
upon the subject property in the C-3 General Commercial zoning district. 
 
PIN: 09-16-104-022-0000 
Petitioner: Urszula Topolewicz, 2020 Berry Lane, Des Plaines, IL 60018 
Owner: Art Investment LLC, 2020 Berry Lane, Des Plaines, IL 60018 
 
Adjournment 
 
Next Agenda: Next meeting on February 27, 2024 
 
City of Des Plaines, in compliance with the Americans With Disabilities Act, requests that persons with disabilities, who 
require certain accommodations to allow them to observe and/or participate in the meeting(s) or have questions about the 
accessibility of the meeting(s) or facilities, contact the ADA Coordinator at 847-391-5486 to allow the City to make reasonable 
accommodations for these persons.  The public hearing may be continued to a further date, time and place without publication 
of a further published notice such as this notice.   



 
Case No. 23-064-FPLAT Final Plat 2285 Webster Lane 
Case No. 23-005-FPLAT Final Plat 622 Graceland and  
  1332 & 1368 Webford 
Case No. 23-047-V Variation 1183 S. River Road 
Case No. 24-001-V Variation 915 Alfini Drive 
Case No. 24-002-V Variation 1504 Oakwood Avenue 
Case No. 24-004-CU                Conditional Use 1628 Rand Road 
 

 
 

DES PLAINES PLANNING AND ZONING BOARD MEETING 
January 23, 2024 

MINUTES 

The Des Plaines Planning and Zoning Board held its regularly scheduled meeting on Tuesday,       
January 23, 2024, at 7:00 p.m. in Room 102 of the Des Plaines Civic Center. 
 
Chair Szabo called the meeting to order at 7:00 p.m. and roll call was established. 
 
PRESENT:  Szabo, Fowler, Weaver, Saletnik, Veremis, Catalano 
ABSENT:                                                                         Hofherr  
ALSO PRESENT:  Jeffrey Rogers, CED Director  
   Ryan Johnson, Assistant CED Director 
  Samantha Redman, Senior Planner 
  Jonathan Stytz, Senior Planner 

Stewart Weiss, Legal Counsel, Elrod & Friedman, LLP. 
 
A quorum was present. 
 

APPROVAL OF MINUTES 
 

A motion was made by Board Member Saletnik, seconded by Board Member Veremis to approve the 
meeting minutes of January 9, 2024.  
 
AYES:  Weaver, Szabo, Saletnik, Veremis, Fowler, Catalano 
NAYS:                        None 
ABSENT:                   Hofherr 
ABSTAIN:                 None 

***MOTION CARRIES***  
 
 

PUBLIC COMMENT ON NON-AGENDA ITEM 
 

There was no public comment. 
 
Pending Applications: 
 
Regarding Item Number 6 on the agenda. Chair Szabo announced that the petitioner for Case 
Number 24-004-CU, 1628 Rand Road, requested a continuance to the February 13, 2024 meeting.   



 

 

Motion by Board Member Weaver, seconded by Board Member Fowler to continue the case to the 
February 13, 2024 meeting.   
 
AYES:                                                                     Weaver, Szabo, Saletnik, Veremis, Fowler, Catalano 
NAYS:                                                                       None 
ABSENT:                                                   Hofherr 
ABSTAIN:                                          None 

 
***MOTION CARRIES*** 

 
 
 

1.  Address:  2285 Webster Lane                                                 Case Number: 23-064-FPLAT 
 
 
The applicant is requesting a Final Plat of Subdivision under 13-2 of the Subdivision regulations to 
subdivide one existing lot into two lots of record. 
 
Applicant: Jean Bonk, 2285 Webster Ln, Des Plaines, IL 60018 
 
Owner: Jean Bonk, 2285 Webster Ln, Des Plaines, IL 60018 
 
Case Number: 23-064-FPLAT 
 
PIN: 09-29-302-042-0000 
 
Ward: #5, Carla Brookman 
 
Existing Zoning: R-1, Single Family Residential 
 
Existing Land Use: Single family residence 
 
Surrounding Zoning: North:  R-1 Single Family Residential  District 
                                                                                                                                                                                                    South:  R-1 Single Family Residential District  
                                                                                                                                                                                                   East:    R-1 Single Family Residential District  
                                                                                                                                                                                                   West:   R-1 Single Family Residential District 
 
Surrounding Land Use:       North:  Single Family Dwellings (Residential) 

South:  Single Family Dwellings (Residential)                                         
East:    Single Family Dwellings (Residential)  

                                             West:   Single Family Dwellings (Residential) 
 
Street Classification: Webster Lane is classified as a local road. 
 
Comprehensive Plan: The Comprehensive Plan illustrates the site as single family residential. 



 

 

Zoning/Property History:  Based on City records, the subject property has been one parcel 
throughout known history and has been owned by the same property owner for several decades. A 
single-family detached home has been located on the north half property since approximately 1940, 
per the Cook County assessor. The area to be subdivided is currently grass and other vegetation. 
 

Project Description:     The petitioner, Jean Bonk, is requesting a Final Plat of Subdivision 
for the property located at 2285 Webster Lane. The subject property is 
21,982 square feet in size and includes one single family residence. A 
Tentative Plat of Subdivision and a Standard Variation to reduce the 
lot width from 55 to 50 feet for the property was approved in June 
2023. 

 
Final Plat of Subdivision Report 
 
Name of Subdivision: Bonk Subdivision 
 
Address: 2285 Webster Lane 
 
Request: Approval of Final Plat of Subdivision 
 
Total Area of 
Subdivision: 18,682 square feet (0.42 acres) 
 
Lot Descriptions: The petitioner’s Final Plat shows the subdivision of the existing lot 
into two 9,341 square-foot, 50-foot-wide lots with a 25-foot building line. The property includes 
no easements, and the final plat does not propose any additional easements, but the plat notes 
utility lines including gas, water, and overhead electrical lines. The petitioner provided 
correspondence from ComEd and Nicor that no easements exist on the property for these utilities. 
Per correspondence between the petitioner and ComEd, easements may be required in the future 
for ComEd when a new residence is planned, but this location and size will be determined prior 
to approval of a building permit. 

 
A 3,303-square-foot area (33.03 feet by 100.00 feet) is proposed to be dedicated to the city in the 
front area of the proposed parcels. The current property line extends into the area that is typically 
used for parkways and sidewalks along Webster Lane, creating a burden for the property owner in 
terms of maintenance and taxes, and reduces the ability for the city to easily maintain the street 
and the proposed parkway and public sidewalk. 
 
Presently, there is no sidewalk or parkway in front of the property. The Preliminary Site 
Improvement Plan includes a 5-foot-wide sidewalk, parkway, and various other improvements. 
The required improvements were approved by the Director of Engineering (Refer to Final 
Engineering Plans) and will be included within the resolution. A financial security in the amount 
of 125% of the approved engineer’s estimate of cost of the public improvements will be collected 
in a form approved by the City Attorney prior to final recordation of the plat of subdivision. 



 

PZB Procedure: 
 
Under Section 13-2-7 of the Subdivision Regulations, the PZB has the authority to recommend 
approval, approval subject to conditions, or denial of the request: A Final Plat of Subdivision to 
split an existing lot into two lots of record at 2285 Webster Lane. The decision should be based on 
review of the information presented by the applicant and the standards and conditions met by 
Section 13-2-7 as outlined in the Subdivision Regulations. Staff does not suggest any conditions 
in the event of recommended approval. 
 
Ms. Jean Bonk was sworn in.  Ms. Bonk would like to subdivide the lot in order to have real 
estate options.   
 
Senior Planner Redman provided an overview of the request and explained that the PZB had  
approved a Tentative Plat of Subdivision in June 2023 and lot width.  The petitioner will dedicate 
a portion of the lot, which goes into the street, to the City.  The public improvements that would 
be completed was reviewed.  
 
Legal Counsel Weiss reviewed the subdivision process and what is being considered for this case 
and for the next case on the agenda.   
 
A motion was made by Board Member Weaver, seconded by Board Member Catalano to 
recommend approval of a Final Plat of Subdivision to subdivide one existing lot into two lots of 
record in the R-1 Single Family Residential zoning district.   
 
AYES:                                                                     Weaver, Szabo, Saletnik, Veremis, Fowler, Catalano 
NAYS:                                                                         None 
ABSENT:                                                   Hofherr 
ABSTAIN:                                             None 

***MOTION CARRIES*** 
 



  

 

2 . Address:  622 Graceland                                                                       Case Number 23-069-V                                               
                                                                                                                                                  Case Number: 23-069-V  
The applicant is requesting a combined Tentative and Final Plat of Subdivision under the 
Subdivision Regulations to consolidate the three existing lots of record on the subject property 
into one, as required by Section 13-1-2 of the Subdivision Regulations. 
 
After the PZB’s Plat of Subdivision review, the applicant intends to seek the following approvals 
from the City Council: (i) an amount for a Fee in Lieu of Dedication of Park Lands, the 
requirement for which is established in Chapter 13-4 of the Subdivision Regulations; and (ii) an 
amended redevelopment agreement. 
 
Applicant: Formerly 622 Graceland Apartments, LLC, Now Mylo Residential Graceland Property, 
LLC (Manager: Joe Taylor, Principal of Compasspoint Development), 202 S. Cook Street, Suite 
210, Barrington, IL 60010 
 
Owner: Formerly 622 Graceland Apartments, LLC, Now Mylo Residential Graceland Property, 
LLC (Manager: Joe Taylor, Principal of Compasspoint Development), 202 S. Cook Street, Suite 
210, Barrington, IL 60010 
 
Case Number: 23-005-FPLAT 
 
PINs: 09-17-306-036-0000; -038; -040 
 
Ward: #3, Alderman Sean Oskerka 
 
Existing Zoning: C-5, Central Business District 
 
Existing Land Use: Vacant Building (former Journal of Topics headquarters) 
Surrounding Zoning:         North: Railroad tracks; then C-3 General Commercial District 

                                                         South: C-3, General Commercial / R-1 Single-Family Residential Districts 
                                                        East: C-5, Central Business District 
                                                                                                                                                                                                                                              West: C-3, General Commercial District 
 
   Surrounding Land Use:     North: Multi-Family Residents (Residential) 
                                                                                                                                                                                                                                            South: Railroad; Single-Family Residents (Residential)  
                                                                                                                                                                                                                                             East: Multi-Family Residential Building (Residential)  
                                                       West: Restaurant (Commercial) 

 Street Classification:        Graceland Avenue is an arterial, and Webford Avenue is a local roadway. 
 
Comprehensive Plan:       The Comprehensive Plan illustrates the site as commercial. 

 
Zoning/Property History: The principal building at 622 Graceland is the former headquarters of the 
Journal & Topics newspaper. According to the Des Plaines History Center, the building was 
constructed as a Post Office in 1940-1941. A smaller accessory building is also part of the Journal 
& Topics property. At 1332 Webford is a surface parking lot that was sold by the City to the 
applicant through Ordinance M-22-22, which was approved on September 6, 2022. 
 



  

 

On August 1, 2022, the City Council approved a zoning map amendment for the subject property, 
which spans 43,500 square feet, from the C-3 General Commercial to C-5 Central Business 
District to accommodate the proposed development. However, the effectiveness of the approval 
was contingent upon the developer finalizing acquisition of  the 1332 Webford Avenue property 
and completion of other requirements, including the approval of a Tentative and Final Plat of 
Subdivision to consolidate 622 Graceland and 1332-1368 Webford into one lot of record. The 
applicant’s original tentative plat request was denied by PZB in 2022. Between 2022 and 2024, a 
different tentative and final plat of subdivision was submitted and approved that included an 
adjacent property (1330 Webford). However, the applicant has revised their proposal and 
submitted a new combined Tentative and Final Plat request for consideration, which includes only 
622 Graceland and 1332 and 1368 Webford. 

 
Request Summary:  

 
Tentative and Final Plat of Subdivision 

 
Overview 
The petitioner Mylo Residential Graceland Property, LLC has requested a combined Tentative and 
Final Plat of Subdivision to consolidate the existing three parcels detailed in the table below into 
one lot of record. 

 
 
 

        Address         PIN           Size              Use 
622 Graceland 09-17-306-036-0000 0.52 acres Journal & Topics 
1332 Webford 09-17-306-040-0000 0.31 acres           Former City parking lot 
1368 Webford 09-17-306-038-0000 0.17 acres Journal & Topics 

 
The proposed Tentative and Final Plat of Graceland/Webford Subdivision will consist of a 
43,500-square-foot lot with 150 feet of frontage along Graceland Avenue (front) to the east and 
290 feet of frontage on Webford Avenue (side) to the south. The subdivision will abut the Metra 
tracks to its north and an existing commercial building to its west. The subdivision will be 290 
feet in depth in conformance with Section 13-2-5.R of the Subdivision Regulations. 
Easements, Building and Setback Lines, Utility Correspondence The attached Tentative and Final 
Plat of Subdivision shows the following easements and building lines: (i) a 25-foot building line, 
to reflect the required side yard for the C-5 district, extending approximately 90 feet along 
Webford where the subject property is adjacent to residentially-zoned property; (ii) a 5-foot 
building line, to reflect the required side yard for the C-5 district, extending approximately 200 
feet along Webford where the subject property is adjacent to commercially zoned property; (iii) a 
7-foot public sidewalk easement extending along the south property line along Webford; (iv) an 
approximately 5-foot-wide public utilities and drainage easement on the northwestern corner of 
the proposed Lot 1; (v) a 16.5-foot-wide storm water detention area (bubble-hatched area); and 
(vi) various public utilities and drainage easements throughout the proposed Lot 1 (shaded areas). 
Written correspondence from major private utility providers to the applicant is attached. 
 
Public Improvements and Final Engineering, PWE and Fire Review 
Under Section 13-3-1 of the Subdivision Regulations, the developer is required to complete certain 
public improvements. The improvements will include widening the segment of Webford in front 



  

 

of the proposed development and install/replace existing appropriate streetscaping (for example, 
sidewalk, street lighting, etc.) to match the downtown aesthetic, which is already present along the 
Graceland side of the site. Under the proposal, this style would be extended around the corner and 
onto the Webford sidewalk, with an emphasis for the area in front of the proposed 
restaurant/commercial space at the corner. Certain underground infrastructure, such as water 
mains and sewers, are required to be replaced and installed to the standards required by PWE. 
Specifically, the developer will be required to separate the existing combined storm and 
wastewater system for the entire 1300 block of Webford. 
 
The developer has provided the City Engineer with an estimated cost of public improvements, an 
amount for which the City Engineer has approved in the attached memo. A performance security 
in the form of a letter of credit, with the City named as the beneficiary, will be required to secure 
the improvements. An attached memo serves as the City Engineer’s approval under Section 13-2-
4. The Fire Department also reviewed the Plat and Final Engineering submittal and has no 
changes from its recommendation regarding the design of the project from its 2022 memo. 

 
Open Space and Recreation; Park Land Dedication or Fee-in-Lieu 
For residential developments at the proposed scale, Chapter 13-4 of the Subdivision Regulations 
requires providing public park land and/or paying a fee in lieu. The rationale is that residential 
developments increase demand for parks and recreation. As described above, private recreational 
areas within the building are intended to meet needs of the anticipated future residents and 
potentially lessen the demand for public park facilities generated by those residents. The 
developer’s providing of these areas may make the project eligible for credits and reductions in 
their obligation. However, the approval of the amount of that obligation rests with City Council. 
PZB Action and Conditions: Pursuant to Sections 13-2-3 and 13-2-7 of the Subdivision 
Regulations, the PZB should take two separate motions: 

• Vote on the approval or denial of the Tentative Plat of Subdivision; and 

• Vote on approval, approval with conditions, or denial of the Final Plat of Subdivision, to be 
forwarded to the City Council for final decision. 
 
If the PZB votes to forward Final Plat approval to the City Council, staff recommends the following 
condition. 
 
Condition of Approval: 

                      1. That construction-level street lighting detail as required in the attached Engineering memo is 
provided and approved by the PWE Department prior to issuance of any building or right-of-way 
permits. 
Representatives of 622 Graceland, Katriina McGuire, Thomspon Coburn, LLP, Joe Taylor, 
Compasspoint Development, LLC, and Maureen Mulligan, RWG Engineering, LLC were sworn 
in. Ms. McGuire provided a presentation, explaining that they are requesting approval of the 
Tentative and Final Plat of Subdivision and Consolidation.  
 
Senior Planner Stytz gave an overview presentation of the case and explained the proposed 
condition. Board Member Weaver asked if a future owner could subdivide, if it would have to be 
on the same lines of the current lots. Senior Planner Stytz explained that if a subdivision would 
have to go before PZB once more, and that it would just have to follow the minimum lot 
requirements in C-5 zoning, as far as depth and width. 



  

 

The Dance Building is approximately 5 feet from the property line.  Member Fowler expressed that this 
was approved in May before the purchase of the Dance Building did not go through.  In addition, the 
Fire Department has a letter in the packet that is not recent, and the Dance Building was a park; this may 
need reconsideration.  

 
Senior Planner Stytz stated that the future building is not being reviewed tonight.  The distance of 
the Dance Building is not a matter of the subdivision consolidation and explained that he spoke 
with Fire Prevention Bureau Chief Dave Schuman regarding the letter before this public hearing.   
Chief Schuman stated that the original letter is still in effect, adding that the building will be even 
more accessible now because the petitioner is changing the height from 7 stories to 6 stories. 

 
Mr. Taylor explained that the Fire Department letter predated the park concept, in which the Dance 
Building’s property would be turned into a park, so the Fire Department letter should be valid.   
 
Legal Counsel Weiss discussed public notice sign sufficiency for the current public hearing. State 
law does not require any signage when a property is being considered for subdivision. Des Plaines 
regulations require that a sign for a proposed subdivision be up at least 7 days prior to the public 
meeting. One of the two signs fell over on a couple of occasions, but the other sign remained in 
place the entire time.  
 
Board Member Fowler would like the site better maintained.  Snow was not removed from the 
sidewalks for 10 days and public notice signs kept falling over. 
 
Tom Lovestrand, 570 Webford: Mr. Lovestrand referenced a letter from the Fire Chief stating that 
the building met required building codes; however, the letter did not state it met Fire Codes.  Legal 
Counsel Weiss explained that the International Fire Code (IFC) is part of the International 
Construction Code family of regulations, and so the IFC is technically a building code.  
 
Chair Szabo swore in a group of people in the audience that intended to speak.  
 
Phil Rominski, 1333 Webford:  Mr. Rominski requested that the generator be positioned inside of 
the building, along the railroad tracks or on the roof and requested that a condition should be 
added to this project. The lighting should be addressed as a condition as well.  Mr. Rominski stated 
the Mylo project in Arlington Heights has been put on hold several times and this project should 
be put on hold as well. 
 
Deb Lester, 596 Webford: Ms. Lester commented on the Mylo development in Arlington Heights. 
The generators are being put in the back of the building. There are no garage entrances near the 
residential district and the pool and dog run locations have been adjusted.   
 
Ms. Lester asked if the NFPA 214 regulation will be followed.  Fire Departments have specific 
plans for something to be in place during construction. There have been instances of fires during 
construction from this type of construction.  Ms. Lester expressed her concern with the sight 
triangle for traffic at the corner of Webford and Graceland. Unlike Welkin, there is no stop light, so 
there’s little opportunity for the sight triangle, as the building will be built up to the corner of the 
lot. When making a right hand turn from Webford to Graceland – this will be difficult.  



  

 

Ms. Lester expressed concern that the that Welkin Apartments are not fully leased and now the 
Contour project is in progress.  Ads for Welkin Apartments explain that they accept low credit 
scores, which indicates that these renters will not have much disposable income to be used in the 
downtown area. Ms. Lester asked if there will be future public hearings and if the public can 
review the plans. Senior Planner Stytz explained that this is the last PZB public hearing and the 
information can be obtained through the Freedom of Information Act.  

 
Jim Hansen, 1339 Webford:  Mr. Hansen commented that having one sign up and the other down 
is just meeting the bare minimum, and that’s apparently all the City is going for, meeting the bare 
minimum. Former CED Director Carlisle made the commitment that he and one more resident 
would be involved in the construction discussion. If there is an emergency, and there are 
construction vehicles blocking them, then he’ll call 911. Welkin caused issues with the drains that 
are still not resolved. The developer has shown no ability to stay with the original plans and needs 
to follow the rules.   
 
Board Member Fowler asked if it is possible to have a public hearing for the construction plans.  
 
Board Member Weaver wants requirements met and the PZB must rely on good judgement from 
staff regarding the generator and screening. 
 
Katriina McGuire spoke on behalf of the developer, in response to the public comment:   
 

•      Sidewalks were plowed today, and the issue will be addressed in the future. 
•      The Fire Department comments were addressed, and they will be reviewed again at the      

time of the plan review.  
•      The NFPA sections stated at the meeting: building will be built to all appropriate codes.  
•      Site distances were met, and this was indicated in the traffic studies, and by IDOT.  
•      Utility locations have been approved.  

 
Board Member Fowler asked if there was a consideration to move the generator. Mr. Taylor 
responded that there is not, it will stay there with the other utilities. The utilities will be screened 
with a masonry wall, and so that will not be a metal screen. It will match the façade of the building 
and will address visual and sound considerations.  
 
Board Member Szabo mentioned that there is a ‘soundblock’ masonry material, that may help to 
mitigate noise.  
 
Mr. Rominski said the generator in the front of the building was not in the first plan. Chair Szabo 
explained that staff is listening to this feedback, but that we are here for the Plat of Consolidation.  
 
Board Member Fowler mentioned that she does not want to see the “bad design” of the narrow 
walkway as between the Mexico Restaurant and the Welkin building.  
 
Legal Counsel Weiss explained that the new building will be conforming on the lot line. However, 
the Dance Building to the west is non-conforming and close to the lot line. Board Member Fowler 
said that members of the PZB voted for the project based on the assumption that the Dance 
Building was going to be taken down. Legal Counsel Weiss emphasized that the City Council 



  

 

requested the condition that the sale of the dance company be in the condition of approval, but this 
changed as the situation with the dance company changed.  

 
Board Member Weaver mentioned that this project has been taken out of normal progression. 
Emphasizes that there are processes that have been going on and will continue to go on, with staff 
managing the process from here.  
 
Board Member Fowler inquired as to the next steps.  Senior Planner Stytz explained that the PZB’s 
recommendation for the Final Plat will go to City Council for consideration.  
 
Board Member Fowler asked if they could start work and if there is asbestos in the old Post Office 
building.  Senior Planner Stytz explained that the petitioner could apply for a demolition permit 
and begin that work. CED Director Rogers explained that the Cook County demolition permit 
requires proper asbestos remediation.   
 
Board Member Veremis asked if there are any other steps coming before the PZB.  Senior Planner 
Stytz explained that this is the last of the entitlements for this project, unless there are any further 
requests from the developer.  

 
Moved by Board Member Weaver, to approve the Tentative Plat of Subdivision, seconded by 
Saletnik. 
 
AYES:                                                                                                Weaver, Szabo, Saletnik, Veremis, Catalano 
NAYS:                                                                                                Fowler 
ABSENT:                                                                              Hofherr 
ABSTAIN:                                                                     None 

***MOTION CARRIES*** 
 

Moved by Board Member Weaver, to recommend approval to the City Council the Final Plat of 
Subdivision subject to Condition Number One, seconded by Board Member Saletnik. 

AYES:                                            Weaver, Szabo, Saletnik, Veremis, Catalano 
NAYS:                                             Fowler 
ABSENT:                           Hofherr 
ABSTAIN:                   None 

***MOTION CARRIES*** 

  
Legal Counsel Weiss left the meeting.  

 



  

 

3.  Address: 1183 W. Des Plaines River Road                                                   Case Number 23-047-V 
 
The petitioner is requesting a major variation from Section 12-8-2.D of the Zoning Ordinance to 
allow a fence design with the finished side of the wood fence facing inward towards the subject 
property instead of the finished fence side facing neighboring properties as required. 
 
Petitioner: Kathryn S. Kuntz, 1183 S. Des Plaines River Road, Des Plaines,  IL 
 60016 
 

 Owners: Donald and Kathryn Kuntz, 1183 S. Des Plaines River Road,                 
 Des  Plaines, IL 60016 
 

Case Number: 23-047-V 
 

PIN: 09-21-105-016-0000 
 

Ward: #2, Alderman Colt Moylan 
 
Existing Zoning: R-1, Single Family Residential District 
 
Existing Land Use: Single Family Residence 
 
Surrounding Zoning: North:  R-1, Single Family Residential District 

South:  R-1, Single Family Residential District 
East: R-1, Single Family Residential / I-1, Institutional Districts West: 
R-1, Single Family Residential District 
 

Surrounding Land Use:                     North:  Single Family Residences (residential) 
                                                                                                                                                                                       South:  Single Family Residences  (residential) 

East:      Des Plaines River; then, Single Family Residences (residential)  
West: Single Family Residences (residential) 
 

Street Classification: Des Plaines River Road is a minor arterial under Des Plaines jurisdiction. 
 

Comprehensive Plan : Single Family Residential is the recommended use of the property. 
 

Zoning/Property History: Based on historic aerial imagery, the subject property has been utilized 
as a single-family residence since 1961. City records indicate that the 
original fence permit was in 1990 approving a six-foot-tall wood fence 
along a portion of the north and south property lines of the subject 
property with the notation that the finished side of the fence must face 
the adjacent lots. However, the fence sections were installed with the 
finished side of the fence facing inward towards the subject property. It is 
unknown whether a final fence inspection was required or completed by 
City staff in 1990. 

 
 On August 24, 2022, staff received a complaint from a neighbor that the 
existing wood fence on the subject property was in disrepair. In 2022, a 



  

 

fence permit was approved to replace 300 linear feet of the southern 
fence section that was in disrepair with the notation that fences shall be 
erected so that all supporting members (i.e., posts, rails) and the rough 
unfinished side face towards the permit owner’s property. However, the 
replacement fence section was installed with the finished fence side 
facing inward towards the subject property resulting in a failed final fence 
inspection on December 14, 2022. 

 
 On April 10, 2023, staff issued another warning to the property owner to 
either alter the fence to meet the requirements in Section 12-8-2.D of the 
Zoning Ordinance or apply for a variation. The property owner did not 
alter the fence or apply for a variation, so staff issued a citation for May 
4, 2023. Since this citation, the court hearing has been continued 
multiple times to provide the petitioner additional time to submit a 
complete application. A completed major variation application was 
submitted for the fence on November 28, 2023. 

 
Project Description:                                         Overview 

Petitioner Kathryn S. Kuntz has requested a Major Variation to retain 
the existing fence design with the finished side facing inward towards 
the subject property. The subject property at 1183 S. Des Plaines River 
Road contains a two-story single-family residence with an asphalt 
driveway and various patio and walkway surfaces as shown in the 
attached Plat of Survey. The subject property is located along Des 
Plaines River Road within the R-1 Single Family Residential district and 
is accessed by a single curb-cut. The subject property is located in the 
floodway based off Federal Emergency Management Agency (FEMA) 
data, which allows the replacement of an existing fence structure in a 
floodway, but not the installation of a new fence. 

 
Non-Conforming Fence Structure 
The fence regulation requiring the finished side of fences to face 
adjoining lots has been in existence as early as 1975—as referenced in 
Title VI, Chapter 7 of the city code—which predated the installation of 
the fence sections installed on the subject property. If the fence 
regulations in effect in 1990 did not have this requirement and a permit 
was issued, the fence would have been considered a non-conforming 
structure and it would have been permitted to be repaired and replaced 
as is, pursuant to Section 12-5-6, non-conforming structures. However, 
the installation was completed in conflict with the regulations and 
therefore the fence is considered illegally non-conforming. 

 
PZB Considerations 
Given the non-conforming fence described above, the PZB may wish to 
analyze if the hardship identified by the petitioner truly meets the 
standards for variation and if the approval of the variation request for an 
incorrectly installed fence may set a negative precedence. Nonetheless, 
see staff’s analysis of the variation standards. 



  

 

Variation Findings: Variation requests are subject to the standards set forth in Section 12-3-6.H. of the 
Zoning Ordinance. Rationale for how well the proposal addresses the standards is provided below and in the 
attached petitioner responses to standards. The Board may use the provided responses as written as its 
rationale, modify, or adopt its own. 

 
1.   Hardship: No variation shall be granted pursuant to this subsection H unless the applicant shall 
establish that carrying out the strict letter of the provisions of this title would create a particular 
hardship or a practical difficulty. 
Comment: The hardship identified by the petitioner is the large expense associated with the 
alteration of a few hundred linear feet of fencing—which was installed incorrectly following the 
approval of the 2022 fence permit—to make it conforming with Section 12-8-2.D of the Zoning 
Ordinance requiring the finished side of fences to face adjoining lots. The petitioner also 
describes that the variation is necessary to coordinate the replacement fence section with the 
original section, which was installed incorrectly following approval of the 1990 fence permit. 
While it could be inconvenient or costly for the property owner to correct the fence section to 
meet the approved Site Plan, the Site Plan was approved with the condition that the fence is 
installed so that the finished side faces adjoining lots. As such, it can be argued that the hardship 
described by the petitioner was self-created (see response for standard 3 for additional details). 
Nonetheless, the PZB should decide. 

 
2.   Unique Physical Condition: The subject lot is exceptional as compared to other lots subject to 
the same provision by reason of a unique physical condition, including presence of an existing 
use, structure, or sign, whether conforming or nonconforming; irregular or substandard shape or 
size; exceptional topographical features; or other extraordinary physical conditions peculiar to and 
inherent in the subject lot that amount to more than a mere inconvenience to the owner and that 
relate to or arise out of the lot rather than the personal situation of the current owner of the lot. 
 
Comment: The subject property is uniquely shaped and located within the floodway. However, 
none of these attributes impact the ability of the petitioner to install the fence sections with the 
finished side facing adjoining lots. The petitioner describes that the subject property abuts the rear 
yards of the adjoining lots, and the fence sections would not be seen from the street. However, 
Section 12-8-2.D does not differentiate or provide an exception from the fence design standard 
based on the fence location. In addition, city records indicate that the southern fence section on the 
subject property serves as the rear yard fence section to enclose the rear yards for the adjoining 
lots along Algonquin Road meaning that the unfinished side of the subject property fence is 
directly visible on adjoining lots. As such, it can be argued that there is no unique physical 
condition contributing to the hardship identified and that the variation request is based on a 
personal situation of the current owner. 

 
3.    Not Self-Created: The aforesaid unique physical condition is not the result of any action or 
inaction of the owner or its predecessors in title and existed at the time of the enactment of the 
provisions from which a variance is sought or was created by natural forces or was the result of 
governmental action, other than the adoption of this title. 
 
Comment: There is nothing to indicate that the property owner or their predecessors created the 
unique physical conditions described above. However, the variation request is not related to a 
unique physical condition of the property, but rather the design of fence, in which the property 



  

 

owner and their predecessors have directly created. The original fence in 1990 was installed 
incorrectly by the previous property owner and a portion of the original fence was replaced and 
installed incorrectly by the current property owner in 2022. 

 
4.    Denied Substantial Rights: The carrying out of the strict letter of the provision from which a 
variance is sought would deprive the owner of the subject lot of substantial rights commonly 
enjoyed by owners of other lots subject to the same provision.  
 
Comment: Carrying out the strict letter of the code would require the property owner to correct 
the fence section installed incorrectly to match the approved Site Plan. However, it can be argued 
that correcting a nonconforming fence does not in itself deny the property owner of substantial 
rights enjoyed by other property owners. Instead, correcting the fence fosters consistency and 
compliance with the Zoning Ordinance in which all properties are governed. Moreover, it is not 
inherently a right to have a fence on a residential property—especially properties located in 
floodways—but, where permitted, property owners do have the ability to install a fence provided 
that it complies with the Zoning Ordinance. 
 
5.     Not Merely Special Privilege: The alleged hardship or difficulty is neither merely the inability 
of the owner or occupant to enjoy some special privilege or additional right not available to 
owners or occupants of other lots subject to the same provision, nor merely the inability of the 
owner to make more money from the use of the subject lot: 
 
Comment: It can be argued the petitioner would experience a special privilege if they were allowed 
to retain a nonconforming fence that was installed incorrectly despite conditions stated on the 
approved Site Plan. Since there are many examples throughout Des Plaines of properties that are 
improved with code-compliant fences, the approval of this variation to allow the retention of a 
non-conforming fence—especially with viable alternatives available (see response to Standard 
7)—could err on the side of providing a special privilege. In addition, it could set a negative 
precedence leading to further fence code violations and additional fence variations for property 
owners with similar structures. 
 

 6.    Title And Plan Purposes: The variation would not result in a use or development of the subject 
lot that would be not in harmony with the general and specific purposes for which this title and 
the provision from which a variation is sought were enacted or the general purpose and intent of 
the comprehensive plan: 

 
Comment: The request would retain an existing improvement on the subject property that is not in 
harmony with the general and specific purposes of Section 12-8-2 of the Zoning Ordinance. 
While replacing the fence section in disrepair could be construed as preservation and reinvestment 
in a residential property—in line with one of the general purposes of the Comprehensive Plan—the 
design of the fence does not meet the specific requirements for fences in Section 12-8-2, which is 
in effect for all properties in Des Plaines. 
 
7.   No Other Remedy: There is no means other than the requested variation by which the alleged 
hardship or difficulty can be avoided or remedied to a degree sufficient to permit a reasonable use 
of the subject lot. 
 
Comment: There are viable alternatives to the existing fence design that could make the existing 
fence section compliant with Section 12-8-2 and avoid a variation. One alternative involves 



  

 

relocating the fence panels to the other side of the post so that the finished side faces adjacent lots 
without the removal of the posts and the expense of additional fence material. Another remedy 
would be to install additional fence material and alter the existing fence so that both sides are 
finished. In all, reasonable use of the property is still possible without this variation. 

 
8. Minimum Required: The requested variation is the minimum measure of relief necessary to    
alleviate the alleged hardship or difficulty presented by the strict application of this title. 
Comment: The variation request is the minimum measure of relief necessary. 

 
PZB Procedure and Recommended Conditions: Under Section 12-3-6.G (Procedure for Review 
and Decision for Major Variations) of the Zoning Ordinance, the PZB has the authority to 
recommend that the City Council approve, approve subject to conditions, or deny the above-
mentioned major variation request for the fence design at 1183 S. Des Plaines River Road. City 
Council has final authority on the proposal. 

 
Consideration of the request should be based on a review of the information presented by the 
applicant and the findings made above, as specified in Section 12-3-6.H (Findings of Fact for 
Variations) of the Zoning Ordinance. If the PZB recommends approval of the request, staff 
recommends the following condition. 

 
Condition of Approval: 
 
     1.     That the fence is altered as necessary to be in conformance with all regulations in Title 14 

Flood Control in the Des Plaines Municipal Code or a variance is granted by the Director 
of Public Works and Engineering. 

 
Petitioner Kathryn Kuntz was sworn in and presented her case. 

Chair Szabo asked if there are any complaints about the fence. The Petitioner responded the only 
complaints received were when the fence was in disrepair. 

Board Member Weaver asked when the property was acquired and if anyone suggested there was 
a fence issue at the time of sale. 

The Petitioner acquired the property around 1990 and there have not been any issues. During the 
City’s final inspection, the fence was determined to be non-compliant. 

Senior Planner Stytz presented the staff overview. 

There were no comments from the public. 

Board Member Veremis asked if any neighbors commented on the sign for the Public Hearing.  
The Petitioner said the neighbors are in favor of the fence. The river is along the back property 
line. 

Senior Planner Stytz explained the recommended condition.  A part of the property is in the flood 
plain. 
 



  

 

Motion by Board Member Fowler, to approve the Major Variation and not to impose the staff’s 
recommended conditions, seconded by Board Member Weaver.  
 
AYES:                                                                                                Weaver, Szabo, Saletnik, Veremis, Catalano, Fowler 
NAYS:                                                                                                None 
ABSENT:                                                                              Hofherr 
ABSTAIN:                                                                     None 
 
 

***MOTION CARRIED *** 

  

 



  

 

4.  Address:       915 Alfini Drive                                                                     Case Number 24-001-V 
 
The petitioner is requesting a Standard Variation to allow a total building coverage of 
32.34 percent where a maximum of 30.00 percent is permitted for an interior lot in the R-1 
district. 
 
Petitioner:                                                                                                                       Arthur Garceau, 915 Alfini Drive, Des Plaines, IL 60016 

Owner:                                                                                                                                           Arthur Garceau, 915 Alfini Drive, Des Plaines, IL 60016 

Case Number:                      24-001-V 

Real Estate Index 
Number:                              09-19-216-006-0000 
Ward:                                  #3, Alderman Oskerka 

Existing Zoning:                 R-1, Single Family Residential district 

Existing Land Use:             Single Family Residence 

Surrounding Zoning:          North: R-1 Single Family Residential district  
                                        South: R-1 Single Family Residential district  
    East: R-1 Single Family Residential district  
                                        West: R-1 Single Family Residential district  

 
Surrounding Land Use:                   North: Single Family Residence (Residential)  
                                                                                                                                                                                              South: Single Family Residence (Residential)  
                                        East: Single Family Residence (Residential)  
                                        West: Single Family Residence (Residential) 

 
Street Classification:                                              Alfini Drive is classified as a local road. 

 
Comprehensive Plan:          The Comprehensive Plan illustrates the site as residential. 

 
Zoning/Property History:   Based on City records, the subject property was annexed into the city in 

1927 and has since been utilized for residential purposes with the 
current residence upon the property having been constructed in the 1950s. 
Aside from the existing 1,161 square-foot residence, there is an existing 
detached garage comprised of 545 square feet. The current building 
coverage is 1,706 square feet or 23.86 percent of the total property area 
(7,150 square feet). 

 
Project Description:           Overview 

     The petitioner, Arthur Garceau, has requested a standard variation to 
allow a total building coverage of 32.34 percent in order to construct a 
one-story addition onto the existing residence in the R-1 Single Family 
Residential district at 915 Alfini Drive. The maximum building coverage 
allowed for this zoning district is 30.00 percent. As defined in Section 
12-13-3 of the Zoning Ordinance, building coverage is “the percentage 



  

 

of the surface area of a zoning lot that is occupied by principal buildings 
and any accessory buildings and structures. All areas of buildings or 
structures covered by a roof are included in building coverage.” 

 
The subject property is comprised of a single, 7,150 square-foot (0.16 
acre) lot improved with an 1,161 square-foot 1-story vinyl-sided 
residence, covered entry stoop, wood deck, concrete walkway, concrete 
driveway off Alfini Drive, and detached garage as shown in the attached 
Plat of Survey and the attached Photos of Existing Conditions. The 
petitioners propose to remove an existing room addition comprised of 
approximately 180 square feet, the wood deck, and a small portion of the 
existing driveway with a new 681 square-foot, one-story room addition 
for use as an expanded family room area and new third bedroom. The 
proposed scope of work would include a new open loft space over the 
new floor area of the new room addition. For additional information on 
the proposal, please see the attached Site Plan and Project Narrative. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The proposed 681 square-foot addition to the residence by the 
petitioners increases the overall building coverage to 2,312 square feet 
or 32.34 percent of the total property area, in violation of Section 12-7-
2.J restricting building coverage of interior lots in the R-1 district to no 
more than 30 percent and requiring a standard variation. 

 
1 No proposed changes. 
2 The proposed addition features a raised roof height to accommodate a new vaulted ceiling and new loft space able the floor 
   as identified as Bedroom #3 on the proposed floor plans. 

Level Existing Area (SF) Proposed Area (SF) 
Lower Level11 

• Crawlspace 
Total: N/A 

• N/A 
Total: N/A 

• N/A 
First (Main) Level 

• Kitchen 
• Dining Room 
• Living Room 
• Bathroom #1 
• Bedroom #1 
• Bedroom #2 
• Detached garage 
• Family Room 
• Bathroom #2 
• Utility/La

undry 
Room 

• Bedroom #3 

Total: 1,571 SF 
• 196 SF 
• 104 SF 
• 260 SF 
• 35 SF 
• 134 SF 
• 134 SF 
• 545 SF 
• 163 SF 
• N/A 

Total: 2,045 SF 
• 231 SF 
• 104 SF 
• 260 SF 
• 35 SF 
• 134 SF 
• 134 SF 
• 545 SF 
• 245 SF 
• 45 SF 

• N/A 
• N/A 

• 85 SF 
• 227 SF 

Second (Upper) 
Level22 

• Proposed Loft 

Total: N/A 
• N/A 

Total: 146 SF 
• 146 SF 



  

 

Proposed Floor Plan & Elevations 

The proposed addition would feature ceiling heights of approximately 
18.00 feet in the area of the proposed loft. The ceiling heights of the 
existing residence would remain approximately 8.17 feet. The proposed 
addition would offset from the southern extents of the existing residence 
by approximately six inches (0.507 feet) to provide a side yard setback of 
5.17 feet in conformance with the required minimum side yard setback 
of 5.0 feet, as shown on the attached Site Plan. 
 
The existing 1-story residence is comprised of a ground level above a 
crawlspace as shown on the attached Demolition Plans. The table below 
compares the proposed floor plan changes included with the proposal. 
 
Building Design Standards 

Section 12-3-11 of the Zoning Ordinance requires that building design 
standards are met for projects that consisting of “additions to principal 
structures resulting in greater than a fifteen percent change of gross floor 
area.” Since the proposal does result in a greater than 15 percent change 
in floor area (17 percent), the exterior building material regulations in 
this section are required to be met. 
The exterior elevation drawings of the attached Architectural Plans 
identify that the new addition will be constructed with cementitious siding 
(a material which is not permissible by-right on the ground story of a 
detached single-family residence). A minor variation was granted by staff 
for the proposed building cementitious siding materials on October 13, 
2023. 
As for the transparency requirements, these are not required as this 
regulation is only required on street-facing elevations. Since the proposed 
addition area faces the side and rear property boundaries, it does not need 
to comply with the blank wall limitations that restrict the amount of 
windowless area permitted on a building façade in Section 12-3-11 of the 
code. However, the proposed addition does include windows on all three 
proposed building elevations. 
 
Comparison of Surrounding Properties 
The petitioner has asserted that the typical development pattern in the 
vicinity features single-family residences with at least 3 bedrooms and 2 
bathrooms in various form factors (ranches, split-levels, multi-story, etc.) 
while a small minority of residences are comprised of only one floor and 
up to 2 bedrooms and 1 bathroom. Variations are meant to be reviewed 
on a case-by-case basis, examining any uniqueness and hardship 
presented by the conditions of a specific property. Comparison of the 
variation request with the Zoning Ordinance and comprehensive plan are 
discussed in staff’s responses. 

 
 



  

 

Variation Findings: Variation requests are subject to the standards set forth in Section 12-3-6(H) of 
the Zoning Ordinance. Rationale for how well the proposal addresses the standards is provided 
below and in the attached petitioner responses to standards. The Board may use the provided 
responses as written as its rationale, modify, or adopt its own. 
 
1.   Hardship: No variation shall be granted pursuant to this subsection H unless the applicant shall 
establish that carrying out the strict letter of the provisions of this title would create a particular 
hardship or a practical difficulty. 
 
Comment: Considering other potential alternatives available, the zoning challenges encountered may 
not rise to the level of particular hardship or practical difficulty. The size of the subject property (7,150 
square feet) is larger than many interior lots across the City and larger than the minimum 6,875-square- 
foot interior lot size required. Due to the size, the property has space for a larger building footprint 
than many other interior lots; With the 30 percent building coverage allowance for R-1 zoned 
properties, the size affords the more building coverage than many other interior lots. This property 
characteristic not always available to owners of smaller R-1 zoned properties. 
 
In regard to structures, however, the existing one-level design of the residence and the large existing 
detached garage pose design challenges to the petitioner, especially if the existing single-story design 
is retained over alternatives such as a split-level or two-story design which may be difficult to retrofit 
over the existing building footprint and foundation. These existing constraints do not deny the 
petitioner the ability to construct an addition on the property, but rather limit the potential size of an 
addition. 

 
2.  Unique Physical Condition: The subject lot is exceptional as compared to other lots subject to the 
same provision by reason of a unique physical condition, including presence of an existing use, 
structure, or sign, whether conforming or nonconforming; irregular or substandard shape or size; 
exceptional topographical features; or other extraordinary physical conditions peculiar to and 
inherent in the subject lot that amount to more than a mere inconvenience to the owner and that 
relate to or arise out of the lot rather than the personal situation of the current owner of the lot. 
 
Comment: The lot area is 7,150 square feet which exceeds the minimum lot size requirement for an 
interior lot in the R-1 district. The existing 23.86 percent building coverage of the lot is not necessarily 
unique in regard to other interior residential lots in the City. Other home designs could yield more 
total floor area by utilizing multiple floors versus the proposed design while complying with the 
maximum building coverage, however the petitioner is seeking to retain the existing one-level layout 
and both accessibility and “visit-ability,” a term which refers to the accessibility of a structure to a 
visitor accessing the property from the sidewalk, throughout the entire living space. While some might 
question whether the proposed footprint of the addition could be reduced, others may consider the 
extent of the requested relief to be de minimis. 

 
 3.  Not Self-Created: The aforesaid unique physical condition is not the result of any action or 
inaction of the owner or its predecessors in title and existed at the time of the enactment of the 
provisions from which a variance is sought or was created by natural forces or was the result of 
governmental action, other than the adoption of this title. 
Comment: While the subject property’s location, size, and development style may not be a result of 



  

 

any action or inaction of the property owner, the subject property was purchased with the 
understanding of these attributes and conditions. At 55 feet in width and 7,150 square feet in area, the 
subject property provides adequate space for a single-story residence and a single- or multi-story 
addition without any unique physical conditions present. However, a single-story addition at a reduced 
size may not achieve the intended 3-bedroom, 2-bathroom result without substantial additional 
modifications to the original portion of the residence, nor would a multi-story addition achieve the 
desired single-story, accessible floor plan. 

 
4.   Denied Substantial Rights: The carrying out of the strict letter of the provision from which a 
variance is sought would deprive the owner of the subject lot of substantial rights commonly enjoyed 
by owners of other lots subject to the same provision. 
 
Comment: Staff’s review has concluded that carrying out the strict letter of this code for building 
coverage would not deprive the property owners of any obvious substantial rights commonly enjoyed 
by owners of similar properties. First, while homeowners are able to construct an addition, as permitted 
by the R-1 district regulations, having the ability to construct an addition, in and of itself, is not a right 
granted to property owners. Enforcing the building coverage requirements does not deny the property 
owners the ability to construct an addition on their property but requires said addition to conform with 
the applicable building coverage requirements that apply to all R-1 zoned properties. One could also 
argue that the proposal could be redesigned to make a functional, albeit smaller, single-story addition 
without requiring this variation. Alternately, the PZB could consider whether a.) the proposed one- 
story, accessible floor plan and projected excess lot coverage of approximately 167 square feet is de 
minimis; or b.) the relationship between the extent of the variation requested and the accessibility that 
the variation would provide is a right to which the petitioners should be entitled. 

 
5.  Not Merely Special Privilege: The alleged hardship or difficulty is neither merely the inability of 
the owner or occupant to enjoy some special privilege or additional right not available to owners or 
occupants of other lots subject to the same provision, nor merely the inability of the owner to make 
more money from the use of the subject lot. 
Comment: Since other alternatives exist which might yield a larger floor area with a compliant lot 
coverage, financial return does not seem to be among the primary motivations for the proposed design 
and variation request. Other interior lots in Des Plaines of various sizes and shapes have designed 
additions that meet the required building coverage regulations, and the petitioners have the ability to 
do so as well on the subject property. Improving accessibility of a residence is not typically 
representative of the type of concept that would be considered a special privilege, but instead a design 
concept intended to provide opportunities for current and future occupants to “age in place” and/or to 
provide living space inclusive of accommodations for individuals with mobility impairments. 
Variation decisions are made on a case-by-case, project-by-project basis upon applying the variation 
standards. When considering whether to grant a variation, the determining body (e.g. PZB and/or City 
Council) typically considers whether the applicant exhausted design options that do not require a 
variation. The PZB may wish to ask what, if any, alternative plans the petitioner considered prior to 
requesting the variation request. 

 
6.  Title And Plan Purposes: The variation would not result in a use or development of the subject lot 
that would be not in harmony with the general and specific purposes for which this title and the 
provision from which a variation is sought were enacted or the general purpose and intent of the 
comprehensive plan. 



  

 

Comment: On one hand, the project would allow re-investment into a single-family home, which the 
Municipal Code and Comprehensive Plan encourage. The Comprehensive Plan also encourages aging- 
in-place strategies and the modifications of this building improve the accessibility/visit-ability of the 
building and increase accessible housing stock within the city. There seem to be reasonable options 
for redesigning the proposed addition to create additional functional and accessible living space 
without needing relief. The petitioner’s proposal would yield a one-story structure which would appear 
from the street to be harmonious with other residences in the vicinity. 
 
7.  No Other Remedy: There is no means other than the requested variation by which the alleged 
hardship or difficulty can be avoided or remedied to a degree sufficient to permit a reasonable use of 
the subject lot. 
 
Comment: There are alternatives to the proposed building coverage variation being requested. 
Although potentially significant design changes and more extensive modifications to the original 
portions of the residence would be necessary and the accessibility of all areas of the floor plan other 
than the main floor would be restricted. The Municipal Code allows for up to 2½ stories or 35 feet of 
total building height, which is possible given the height of the existing first (main) level. A smaller 
single-story addition with a redesigned floor plan is also possible. The PZB may wish to ask why 
certain alternative designs are not feasible. 

 
8.  Minimum Required: The requested variation is the minimum measure of relief necessary to 
alleviate the alleged hardship or difficulty presented by the strict application of this title. 
Comment: The approval of the additional building coverage may provide relief for the petitioner given 
their current proposal. However, the proposed floor area could be achieved with a different design 
which might better utilize the available property and meet the building coverage requirement. The 
requested ground-level, single-story addition may be more convenient and less intensive than the 
alternative plans, such as a second-story addition, and would achieve increased accessibility 
throughout the space. The only other relief requested related to building materials and was previously 
approved as a minor variation earlier in the plan review process. 

 
PZB Procedure and Recommended Conditions: Under Section 12-3-6(F) of the Zoning Ordinance 
(Standard Variations), the PZB has the authority to approve, approve subject to conditions, or deny the 
request. The decision should be based on review of the information presented by the applicant and the 
standards and conditions met by Section 12-3-6(H) (Findings of Fact for Variations) as outlined in the 
Zoning Ordinance. If the PZB approves the request, staff recommends the following conditions. 

 
Conditions of Approval: 
1. No easements are affected or drainage concerns are created. 
2.  That all appropriate building permit documents and details, including all dimensions and 

labels necessary to denote the addition are submitted as necessary for the proposal. All 
permit documents shall be sealed and signed by a design professional licensed in the State of 
Illinois and must comply with all City of Des Plaines building and life safety codes. 

 
 

Mr. and Mrs. Garceau, their contractor, John Burta and architect Steve Kosinski were sworn in. 
 



  

 

Mrs. Garceau presented the variation request.  The request is for 32.34 percent coverage of the lot 
versus the 30 percent required. 
 
CED Director Jeff Rogers presented the case. 
 
Board Members expressed their appreciation for the concise presentation. 

 
Moved by Board Member Weaver, to approve the Standard Variation request subject to the two conditions 
recommended by staff, seconded by Board Member Veremis. 

 
AYES:                                                                                                 Weaver, Szabo, Saletnik, Veremis, Catalano, Fowler 
NAYS:                                                                                                None 
ABSENT:                                                                              Hofherr 
ABSTAIN:                                                                     None 

 
 

***MOTION CARRIES***  



  

 

5.  Address:  1504 Oakwood Avenue                                                                                       Case Number 24-002-V  
 

The petitioner has requested a standard variation to reduce the corner side yard from 10 feet to 2 feet 
(80 percent reduction) to allow for a shed in the R-1 Single-Family Residential District. 
 
Petitioner: Max Larsen, 1504 Oakwood Avenue, Des Plaines, IL 60016 
 
Owner: Max Larsen, 1504 Oakwood Avenue, Des Plaines, IL 60016 
 
Case Number: 24-002-V 
 
PIN: 09-20-210-014-0000 
 
Ward: #2, Alderman Colt Moylan  

Existing Zoning: R-1, Single Family Residential  

Existing Land Use: Single Family Residence 

Surrounding Zoning: North: R-4, Central Core Residential District 
South: R-1, Single Family Residential District  
East: R-1, Single Family Residential District  
West: R-1, Single Family Residential District 

 
Surrounding Land Use:        North: Multifamily residential building 

South: Single family detached house  
East: Single family detached house  
West: Single family detached house 

 
Street Classification: Oakwood Avenue and Cora Street are classified as local roads. 

 
Comprehensive Plan: The Comprehensive Plan illustrates the site as single family  residential. 

 
Zoning/Property History:   This property currently consists of a single-family detached house with a 

detached garage on a corner lot, bound by Oakwood Avenue, Cora Street, 
and an alley. A fence surrounds the property – four-feet-tall around the 
front yard and six-feet-tall around the corner side, side, and rear yards. A 
variation was granted in 2005 to allow a six-foot-tall, solid fence along a 
section of property fronting Cora Street. The 2005 variation was granted 
based on the finding that the property is located along Cora Street en route 
to Central School and Downtown Des Plaines, which generates more 
traffic than other streets and additional screening for privacy was 
necessary. Permits to replace portions of fencing around the property were 
approved in 2020 and 2023. 

 
Project Description: Overview 

The subject property at 1504 Oakwood Avenue consists of a two-story 
house, a two-car detached garage with an entrance/exit through the alley, 



  

 

and several hard surface and yard features in the back yard. The subject of 
this variation request, the shed, was constructed in October 2023 without a 
permit and there is an open code enforcement case to address this issue. 
The petitioner requested a building permit in 2023 for the shed, but it did 
not pass zoning review due to the issues outlined in this staff report. 

 
The shed is classified as an “accessory structure” and is subject to Section 
12- 8-1 of the zoning ordinance, regulating location, size, and height. The 
shed is below the maximum height and area and building coverage 
requirements for the R-1 Zoning District continue to be met with the 
addition of the shed. 

 
Standard Variation Request 
The requested relief is to reduce the required side yard by eight feet to 
allow a shed structure to be located in this area. A standard variation 
allows the PZB to reduce required yards between 30 percent and 100 
percent of the required size; the requested relief is reducing the corner side 
yard from 10 feet to 2 feet, an 80 percent reduction. A shed was installed 
in 2023 without a building permit in the required corner side yard and 
relief is necessary to allow the shed to remain. If the standard variation is 
not granted, the property owner will be required to move the existing 
shed. 

 
 
Required Yards and Permitted Obstructions 
All properties have “required yards” also known as “setbacks” that are 
spaces intended to be free of obstruction and provide separation between 
buildings, structures, and other features. The definition in Section 12-13-3 
reflects this purpose: 

 
YARD: An open space on a zoning lot which is unoccupied and 
unobstructed from its lowest level to the sky. 

 
To meet the intent of a yard, the zoning ordinance limits what can obstruct 
these areas of intended open space. Section 12-7-1.C includes a table of 
“Permitted Obstructions in Required Yards.” This table lists various types 
of structures and how much they can encroach into a required yard. 
Twenty-five different types of structures can encroach into a required 
yard, but only 14 types of structures can encroach into the required front 
or corner side yards. Accessory structures (i.e. sheds) are not permitted 
within front or corner side yards. 

 
The illustration below demonstrates where staff have interpreted the 
required corner side yard to be on the subject property and the area the 
existing shed is encroaching. 

 



  

 

 

Note two air conditioning units are located between the shed and the house. Staff have 
determined the existing units meet manufacturer’s specifications for minimum distance 
from any structures, including the shed; however, if this variation is approved, a condition 
of approval is suggested to affirm this requirement will be met by any future replacement 
of this mechanical equipment. 

 
Variation Findings: Variation requests are subject to the standards set forth in Section 12-3-6.H. of 
the Zoning Ordinance. Rationale for how well the proposal addresses the standards is provided below 
and in the attached petitioner responses to standards. The Board may use the provided responses as 
written as its rationale, modify, or adopt its own. 

 
1.   Hardship: No variation shall be granted pursuant to this subsection H unless the applicant shall 
establish that carrying out the strict letter of the provisions of this title would create a particular 
hardship or a practical difficulty. 
Comment: The petitioner states in their response to standards that the hardship is related to the limited 
space on the corner lot and the presence of minimal locations on the property to locate the shed. As 
the site photos demonstrate, there are several existing hard surface and landscaping features on the 
property that limit the location of the proposed shed, including playground equipment and a patio with 
a seating wall. Although the movement of structures in the yard may make placement of the shed in 
other locations more challenging, this challenge does not necessarily rise to the level of hardship that 
would not be present on other similar properties. Through either testimony in the public hearing or via 
the submitted responses, the Board should review, question, and evaluate whether a hardship or 
practical difficulty exists. 
2.      Unique Physical Condition: The subject lot is exceptional as compared to other lots subject to 
the same provision by reason of a unique physical condition, including presence of an existing use, 
structure, or sign, whether conforming or nonconforming; irregular or substandard shape or size; 
exceptional topographical features; or other extraordinary physical conditions peculiar to and inherent 
in the subject lot that amount to more than a mere inconvenience to the owner and that relate to or 



  

 

arise out of the lot rather than the personal situation of the current owner of the lot. 
 
Comment: The petitioner states in their response to standards for variation that the property is not 
unique. Although this lot is narrower than many corner lots, there is not an abnormal feature that limits 
the location of a shed on the property. Landscaping and existing yard features may make movement 
of the shed to other locations on the property more challenging; however, many residential property 
owners have similarly sized properties with comparable limitations and are able to construct a shed 
that meets zoning regulations. 

 
3.     Not Self-Created: The aforesaid unique physical condition is not the result of any action or 
inaction of the owner or its predecessors in title and existed at the time of the enactment of the 
provisions from which a variance is sought or was created by natural forces or was the result of 
governmental action, other than the adoption of this title. 
Comment: As discussed in response to standard 2, there is not a unique hardship present on the 
property compared to other similar properties that limits the location of the shed in areas outside of 
the required yards. The shed was constructed without a building permit in a required yard and this 
variation is necessary to allow the structure to remain. 

 
4.     Denied Substantial Rights: The carrying out of the strict letter of the provision from which a 
variance is sought would deprive the owner of the subject lot of substantial rights commonly enjoyed 
by owners of other lots subject to the same provision. 
Comment: Carrying out the strict letter of the code would prevent the location of a shed in the corner 
side yard. It is not inherently a right to have a shed on a residential property and other areas are 
available on the property to locate the shed, although the petitioner states this may present practical 
difficulty. 

 
5. Not Merely Special Privilege: The alleged hardship or difficulty is neither merely the inability of 
the owner or occupant to enjoy some special privilege or additional right not available to owners or 
occupants of other lots subject to the same provision, nor merely the inability of the owner to make 
more money from the use of the subject lot: 
Comment: It can be argued the petitioner would experience a special privilege by allowing a shed in 
the corner side yard where many other properties in the City are not permitted to have this type of 
structure this close to the street. 

 
6. Title And Plan Purposes: The variation would not result in a use or development of the subject 
lot that would be not in harmony with the general and specific purposes for which this title and the 
provision from which a variation is sought were enacted or the general purpose and intent of the 
comprehensive plan: 
Comment: Although the adjacent property across Cora Street from this property is located very close 
to the property line, this appears to be the only property within the neighborhood that has structures 
less than two feet from the property line. However, the shed in this circumstance is behind a 6-foot 
tall, solid vinyl fence, which partially screens the shed from the street. 
 
As discussed in the petitioner’s response to standards and narrative, they express willingness to match 
the paint and shingles to the exterior of the house to minimize visual impact and create a more 
harmonious appearance. A suggested condition of approval is included in this report for the Board’s 



  

 

consideration, requiring these types of adjustments to the appearance. Refer to the attached Shed Plans 
for architectural details and proposed paint colors. 

7. No Other Remedy: There is no means other than the requested variation by which the alleged 
hardship or difficulty can be avoided or remedied to a degree sufficient to permit a reasonable use of 
the subject lot. 
Comment: Another remedy would be to locate the shed in another location on the property that is 
outside of the corner side yard. Note the petitioner has also expressed willingness to move the shed to 
another location on the property (refer to Petitioner’s Proposed Alternative Site Plan); this location 
would require an identical variation, as it is still within the corner side yard. Reasonable use of the 
property is still possible without this variation. 
8. Minimum Required: The requested variation is the minimum measure of relief necessary to 
alleviate the alleged hardship or difficulty presented by the strict application of this title. 
Comment: The variation request is the minimum measure of relief necessary. 

 
PZB Procedure: 
 
Standard Variation 
Under Section 12-3-6(F) of the Zoning Ordinance (Standard Variations), the PZB has the authority to 
approve, approve subject to conditions, or deny the request. The decision should be based on review of 
the information presented by the applicant and the standards and conditions met by Section 12-3-6(H) 
(Findings of Fact for Variations) as outlined in the Zoning Ordinance. 
 
Conditions of Approval: 

 
1. No drainage concerns shall be created by this structure. Directing any discharge from any 

drainage device on private property onto any public right-of-way or adjacent properties is strictly 
prohibited, pursuant to Section 10-9-2. At time of building permit, petitioner must demonstrate 
this requirement will be met and may need to install gutters or a similar drainage feature on the 
shed to meet this condition. Compliance with this condition to be determined by the Director of 
Public Works and Engineering or designee through the permit review process. 

 
2.   Any mechanical equipment must be located the required distance from the proposed structure, per 

manufacturer specifications. 
 

3.   Shingles and paint color of the existing house and proposed structure must be submitted with 
building permit to confirm appearance of the structures will be complementary. 

Max Larsen was sworn in.  Mr. Larsen presented his request for a setback requirement variation for 
a garden shed.  The shed was constructed without a permit. Mr. Larsen did not think a permit was 
required since the shed does not have a foundation. Mr. Larsen stated that it would be difficult to 
relocate the shed to the middle of the yard where there is a garden and a low hanging branch. The 
shed is currently 16” from the air conditioning condensing unit.  

Mr. Larsen suggested an alternate location next to the garage if the current location is unacceptable. 

Senior Planner Redman recommended that if the shed is going to be relocated that this case should 
be continued to review the revised plans.   



  

 

Motion by Board Member Saletnik, to continue this item until February 13, 2024, seconded by 
Board Member Weaver. 
 
AYES:                                                                                                Weaver, Szabo, Saletnik, Veremis, Catalano, Fowler 
NAYS:                                                                                                None 
ABSENT:                                                                              Hofherr 
ABSTAIN:                                                                     None 

***MOTION CARRIED*** 
 
 
 

Senior Planner Redman stated that on February 6 there will be a Legal Training meeting.  Teams 
will be available for remote connections.   
 
Board Member Fowler inquired as to what is the process to develop a Style Branding Guide for 
developers.   
 
Senior Planner Redman stated that there will be a building materials workshop in March, and this 
can be discussed at that time. 
 
CED Director Rogers stated that it is the decision of the PZB as to whether they would like to 
formalize a guideline or not, and that documents would be subject to City Council input and 
approval. The PZB can make recommendations to staff, and then it would move forward.   
 
Board member Catalano will be absent from the PZB meetings on February 13, March 12, and             
April 9, 2024. 

 
 

ADJOURNMENT 

Chairman Szabo adjourned the meeting at 9:09 p.m.  
 
Sincerely, 
Laura Fast, Deputy City Clerk/Recording Secretary 
cc: City Officials, Aldermen, Planning & Zoning Board, Petitioners 



 

 
 

DES PLAINES PLANNING AND ZONING BOARD MEETING 
February 6, 2024 

MINUTES 

The Des Plaines Planning and Zoning Board held a special meeting on Tuesday, February 6, 
2024, at 6:00 p.m. in the Second Floor Conference Room of the Des Plaines Civic Center. 
 
Vice Chairman Saletnik called the meeting to order at 6:13 p.m. and roll call was established. 
 
PRESENT:  Fowler, Weaver, Saletnik, Veremis 
ABSENT:                                                                         Szabo, Hofherr, Catalano 
ALSO PRESENT:   Ryan Johnson, Assistant CED Director 
  Samantha Redman, Senior Planner 
  Jeff Rogers, CED Director 
 Jonathan Stytz, Senior Planner 

Stewart Weiss, Legal Counsel, Elrod & Friedman, LLP. 
 
A quorum was present. 

 
PUBLIC COMMENT ON NON-AGENDA ITEM 

 
There was no public comment. 
 

NEW BUSINESS 
 

1.    Mr. Weiss from Elrod Friedman provides legal training for Planning and Zoning Board 
including a prepared presentation. Discussion ensues.  

 
 

ADJOURNMENT 

Chairman Saletnik adjourned the meeting at 7:52 p.m.  
 
Sincerely, 
Ryan Johnson, Assistant Director of Community and Economic Development/Recording Secretary 
cc: City Officials, Aldermen, Planning & Zoning Board, Petitioners 



 
   COMMUNITY AND ECONOMIC 

DEVELOPMENT DEPARTMENT 
1420 Miner Street 

  Des Plaines, IL 60016 
P: 847.391.5380 

desplaines.org 
 

 
Date:  February 9, 2024 

To:  Planning and Zoning Board (PZB) 

From:  Samantha Redman, Senior Planner  

Cc:  Jeff Rogers, Director of Community and Economic Development  

Subject: Major Variation at 692 W. Oakton Street 
 

Issue: The petitioner has requested the following items: i) a major variation to allow a garage to exceed the maximum 
size; ii) a major variation to allow for three accessory structures where two are allowed; and iii) an accessory structure 
(gazebo) that exceeds the maximum size. 

Petitioner:    Krzysztof Sleszynski, 692 W. Oakton Avenue, Des Plaines, IL 60018 

Owner:   Krzysztof Sleszynski, 692 W. Oakton Avenue, Des Plaines, IL 60018 

Case Number: 24-003-V 

PIN:    08-24-309-013-0000 

Ward:   #8, Alderman Mike Charewicz 

Existing Zoning: R-1, Single Family Residential 

Existing Land Use: Single Family Residence  

Surrounding Zoning: North:  R-1, Single Family Residential District 
South: M-2, General Manufacturing 
East: R-1, Single Family Residential District 
West: R-1, Single Family Residential District 
 

Surrounding Land Use:   North: Single family detached house 
South: Water reclamation facility  
East: Single family detached house 
West: Single family detached house 
 

Street Classification: Oakton Street is an Illinois Department of Transportation (IDOT) minor arterial 
roadway. 

 MEMORANDUM 
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Comprehensive Plan:          The Comprehensive Plan illustrates the site as single family residential. 

Zoning/Property History:  This property currently consists of a single-family detached house with an 
attached and detached garage, shed, gazebo and shared driveway connecting to 
the neighboring property at 688 Oakton Street. A permit to construct a 720 
square-foot detached garage and associated driveway was approved in 1997 for 
the previous owner of the property.  

Per City records, the current property owner purchased the property in July 
2015.  An interior remodeling permit for the house, unrelated to the structures 
subject to this variation request, was issued to the current owner in October 
2015.  Per aerials between 2015 and 2023, the garage addition, new shed, and 
new gazebo were constructed. The 2013 Plat of Survey notes no permits are on 
file for the construction or alteration of these accessory structures. This property 
is the subject of an active code enforcement case to address the non-permitted 
structures, which has been ongoing since January 2023. 

Project Description:  Overview 
The subject property at 692 W. Oakton St. consists of a one-story house with 
an attached two-car garage, a detached two-car garage, a shed, gazebo, and a 
driveway on a 20,229 square foot lot. The subject of this variation is to allow 
several accessory structures to exceed the maximum size and number permitted 
by Section 12-8-1 of the Zoning Ordinance. The petitioner did not receive a 
building permit for any of the additions or structures subject to this variation 
request.  

Major Variation Requests 
The detached garage, shed and gazebo are classified as “accessory structures” 
and are subject to Section 12-8-1 of the zoning ordinance, regulating location, 
size, and height.  The requested relief is outlined in the table below.  
 
 Maximum Allowed  Existing 

Variation Request 1 -  
Exceed Maximum Garage 
Area (Section 12-8-1.C.5) 

720 square feet  1,001 square feet 

Variation Request 2 -
Exceed number of 
accessory structures 
(Section 12-8-1.C.4) 

2 accessory structures Three accessory 
structures (shed, 
gazebo, detached 
garage)  

Variation Request 3 - 
Exceed Maximum 
Accessory Structure Area 
(Section 12-8-1.C.5) 

225 square feet Gazebo: 258 square 
feet 
 

 
Refer to the variation findings below as well as the petitioner’s response to 
standards and narrative attachments for justification for variation requests.  
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Variation Findings: Variation requests are subject to the standards set forth in Section 12-3-6.H. of the 
Zoning Ordinance. Rationale for how well the proposal addresses the standards is provided below and in the 
attached petitioner responses to standards. The Board may use the provided responses as written as its 
rationale, modify, or adopt its own. 
 

1. Hardship: No variation shall be granted pursuant to this subsection H unless the applicant shall 
establish that carrying out the strict letter of the provisions of this title would create a particular 
hardship or a practical difficulty. 
Comment:  The petitioner states a hardship or practical difficulty is the shared driveway with the 
adjacent property. As shown on the plat of survey, the driveway providing access to the property is 
shared with 688 W. Oakton St.  The petitioner states additional space on the property is necessary to 
store vehicles to not block access along the driveway. However, the driveway is a non-conforming 
structure, exceeding the maximum allowable width in the current zoning ordinance, which includes 
more available off-street parking space than most properties.  Although the shared driveway may be 
considered a hardship not encountered by many other properties, the necessity to store additional 
vehicles is unique to the current property owner and would not be a hardship encountered by a different 
occupant.  
 
Through either testimony in the public hearing or via the submitted responses, the Board should 
review, question, and evaluate whether a hardship or practical difficulty exists. 

 
PZB Additions or Modifications (if necessary): ________________________________________ 
 
________________________________________________________________________________. 
 
 

2. Unique Physical Condition: The subject lot is exceptional as compared to other lots subject to 
the same provision by reason of a unique physical condition, including presence of an existing 
use, structure, or sign, whether conforming or nonconforming; irregular or substandard shape 
or size; exceptional topographical features; or other extraordinary physical conditions peculiar 
to and inherent in the subject lot that amount to more than a mere inconvenience to the owner 
and that relate to or arise out of the lot rather than the personal situation of the current owner 
of the lot. 
Comment:  This lot is larger than the typical interior lot for R-1, Single Family Residential properties. 
The minimum lot area for any new R-1 zoned lot is 6,875 square feet; this property is 20,229 square 
feet in area, nearly three times the size of a standard lot. Building coverage, or the total area covered 
by roofed structures, is limited to 30% of an R-1 zoned lot.  If the 30% maximum was met, principal 
or accessory structures could cover 6,068 square feet. With all the existing structures, the total building 
coverage is 3,326 square feet, or 16.4% of the property is covered by buildings (Refer to Site Plan for 
structure dimensions and locations). Thus, the larger lot means additional space for structures is 
available without exceeding the building coverage requirement and the depth of the lot and existing 
screening limits visibility of the structures from the street (Refer to Petitioner’s Site and Context 
Photos).  
 
The petitioner states in their response to standards for variation and narrative that the property is unique 
due to the shared driveway with the adjacent property, leading to limitations for parking along this 
road, and the property is located in close proximity to a busy roadway.  Oakton Street has a greater 
than average traffic count compared to most residential streets and no parking available on the street, 
as discussed in the petitioner’s narrative. 
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PZB Additions or Modifications (if necessary): ________________________________________ 
 
_______________________________________________________________________________. 
 
 

3. Not Self-Created: The aforesaid unique physical condition is not the result of any action or 
inaction of the owner or its predecessors in title and existed at the time of the enactment of the 
provisions from which a variance is sought or was created by natural forces or was the result of 
governmental action, other than the adoption of this title. 
Comment:  The shared driveway, abnormally large lot, and proximity to a major roadway were not 
conditions created by the property owner. However, these conditions were present when the owner 
purchased the property. In addition, limitations to the size and number of accessory structures were 
present in the Des Plaines Zoning Ordinance when this property was purchased, and it is advisable 
that any property owner consider these limitations prior to purchase.  
 
PZB Additions or Modifications (if necessary): ________________________________________ 
 
________________________________________________________________________________. 
 
 

4. Denied Substantial Rights: The carrying out of the strict letter of the provision from which a 
variance is sought would deprive the owner of the subject lot of substantial rights commonly 
enjoyed by owners of other lots subject to the same provision. 
Comment:  Although this property is larger than typical, it is not inherently a right to exceed the size 
and number of accessory structures on a residential property, no matter the size of lot or unique 
conditions.   
 
PZB Additions or Modifications (if necessary): ________________________________________ 
 
________________________________________________________________________________. 
 
 
 

5. Not Merely Special Privilege: The alleged hardship or difficulty is neither merely the inability 
of the owner or occupant to enjoy some special privilege or additional right not available to 
owners or occupants of other lots subject to the same provision, nor merely the inability of the 
owner to make more money from the use of the subject lot: 
Comment:  It can be argued the petitioner would experience a special privilege by allowing the three 
major variations, as all other properties in Des Plaines are limited in size and number of accessory 
structures no matter the property size. The property can still be reasonably used without these 
variations. 
 
PZB Additions or Modifications (if necessary): ________________________________________ 
 
________________________________________________________________________________. 
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6. Title And Plan Purposes: The variation would not result in a use or development of the subject 

lot that would be not in harmony with the general and specific purposes for which this title and 
the provision from which a variation is sought were enacted or the general purpose and intent 
of the comprehensive plan: 
Comment:  The variations are generally in harmony with the intent of several requirements of the 
zoning ordinance for residential properties, namely building coverage and adherence to required 
setbacks.  The primary purpose of regulations for accessory structures is to limit overcrowding of 
buildings on a property and reduce visual clutter to preserve property values and ensure the character 
and appearance of a residential neighborhood are maintained. The zoning ordinance, in an attempt to 
limit clutter and allow for sufficient separation between buildings, allows for up to 30% of a property 
to be covered by buildings and accessory structures are required to be at least 5 feet from a property 
line.  The existing structures cover only 16.6 percent of the property and all structures are over 5 feet 
from any property lines. If the accessory structures were not detached, but instead attached to the 
principal building (house), no variations would be necessary.   
 
The presence of trees to screen the property and the placement of the structures far from any street 
facing elevations serves to accomplish similar outcomes as the accessory structure regulations in the 
Zoning Ordinance.  The Comprehensive Plan does not specifically address accessory structures but 
does encourage the preservation of residential character and investment into the housing stock by 
property owners.  
 
PZB Additions or Modifications (if necessary): ________________________________________ 
 
________________________________________________________________________________. 
 
 

7. No Other Remedy: There is no means other than the requested variation by which the alleged 
hardship or difficulty can be avoided or remedied to a degree sufficient to permit a reasonable 
use of the subject lot. 

Comment: Another remedy for this variation is the reduction of size of accessory structures and 
elimination of one structure to meet code requirements. Reasonable use of the property is still possible 
without these variations.   
 
PZB Additions or Modifications (if necessary): ________________________________________ 
 
______________________________________________________________________________. 
 
 

8. Minimum Required: The requested variation is the minimum measure of relief necessary to 
alleviate the alleged hardship or difficulty presented by the strict application of this title. 
Comment: The variation request is the minimum measure of relief necessary. 
 
PZB Additions or Modifications (if necessary): ________________________________________ 
 
________________________________________________________________________________. 
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PZB Procedure:  
 
Major Variation 
Under Section 12-3-6(F) of the Zoning Ordinance (Major Variations), the PZB has the authority to recommend 
approval, approval subject to conditions, or denial of the request to City Council. The decision should be 
based on review of the information presented by the applicant and the standards and conditions met by Section 
12-3-6(H) (Findings of Fact for Variations) as outlined in the Zoning Ordinance. If the PZB recommends 
approval of the request, staff recommends the following conditions. 
 
Note: Section 12-3-6.I of the Zoning Ordinance states that the reviewing authority may grant variations less 
than or different from that requested when the record supports the petitioner’s right to some relief but not the 
entire relief requested. In the recommendation to City Council, the PZB is able to recommend a modification 
to the relief requested.  
 
Conditions of Approval: 
 

1. Vehicles may only be driven and parked on driveway or within the attached or detached garage 
structure. Any other accessory structures may not be used for parking or storage of vehicles.   
 

2. Building permits must be issued for all accessory structures within ninety days of City Council 
approval unless extension is requested and granted by the Community and Economic Development 
Director.  
  

3. Under no circumstance may a motor vehicle repair business occur on this property, including any 
motor vehicle related home occupation, without issuance of a zoning certificate or business 
registration.  

 
Attachments:  
Attachment 1:   Location and Zoning Map  
Attachment 2:   Petitioner’s Site and Context Photos  
Attachment 3:   Staff Site and Context Photos 
Attachment 4:   Petitioner’s Narrative  
Attachment 5:   Petitioner’s Response to Standards 
Attachment 6:   2013 Plat of Survey  
Attachment 7:   2023 Plat of Survey 
Attachment 8:   Site Plan  
Attachment 9:   Floor Plans for Garage Addition 
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Zoning Map

Legend

Zoning and Development

Zoning

C-3: General Commercial

M-2: General

Manufacturing

R-1: Single Family

Residential

R-3: Townhouse

Residential

NotesPrint Date: 2/3/20240 450 900
ft

Disclaimer: The GIS Consortium and MGP Inc. are not liable for any use, misuse, modification or disclosure of any map provided under applicable law.  This map is for general information purposes only. Although the

information is believed to be generally accurate, errors may exist and the user should independently confirm for accuracy. The map does not constitute a regulatory determination and is not a base for engineering

design. A Registered Land Surveyor should be consulted to determine precise location boundaries on the ground.

Subject Site
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Petitioner's Site and Context Photos
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Petitioner's Site and Context Photos
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Petitioner's Site and Context Photos
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Jan 21 2024 

RE : 692 W Oakton St Variation request 

I Krzysztof Sleszynski would like to make a request for a variation in regards to adding a third 
accessory structure in the form of a gazebo and a small addition to the existing garage that 
exceeds the maximum garage size of 720 square feet.  

 Our lot is located by the main street.  Per the Illinois Department of Transportation, West 
Oakton Street has an Average Annual Daily Traffic count of 21,000 vehicles (Source: Traffic 
Counts (gettingaroundillinois.com). This means that on average, over 20,000 vehicles, both cars 
and larger trucks, travel along this busy road daily. Although the City of Des Plaines does not 
restrict parking along Oakton Street, it is a four-lane road and no space is available to park 
without creating a traffic hazard. Due to this, the existing zoning rules create challenges with 
finding enough space to accommodate vehicles and create a wide enough area to safely 
maneuver in and out of the driveway.  

Property has a shared driveway with next door neighbors, Making it impossible to park on the 
driveway that needs to be accessible at all times. That created a need for more parking space to 
keep vehicles from blocking the drive. The garage addition creates more storage space for 
garden tools, mowers and bicycles, that otherwise would be taking up garage parking space. 

This lot is 20,229 square feet in size, more than three times as large as the required minimum 
lot size for residential zoned properties. The intent with the accessory structure rules is to 
prevent overly large structures from cluttering properties. However, the size of the lot, its 
placement away in the rear area with limited visibility from the street and it being set back from 
the side property lines reduces the impact of a larger garage than usual.  

In summary my family and I would like to ask for approval of our request to have a third 
accessory structure as well as the garage addition. As stated above our lot and its placement is 
unusual and creates difficulties on a daily basis. The approval of our request would alleviate all 
the difficulties for our family members. 

Thank you for considering this request. 

Krzysztof Sleszynski 
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RESPONSE TO STANDARDS FOR VARIATIONS 
November 7, 2023 

1. Hardship: No variation shall be granted pursuant to this subsection H unless the applicant
shall establish that carrying out the strict letter of the provisions of this title would create
a particular hardship or a practical difficulty. 

Response:  Our family hardship is caused by the limit of the accessory structures
permitted and by the size of the garage. Our lot is large and can accommodate a third
accessory structure that would help my older parents enjoy time outside regardless of
the weather. We also have many vehicles that are stored inside the garage and we need
extra space for garden tools.

2. Unique Physical Condition: The subject lot is exceptional as compared to other lots subject 
to the same provision by reason of a unique physical condition, including presence of an
existing use, structure, or sign, whether conforming or nonconforming; irregular or
substandard shape or size; exceptional topographical features; or other extraordinary
physical conditions peculiar to and inherent in the subject lot that amount to more than
a mere inconvenience to the owner and that relate to or arise out of the lot rather than
the personal situation of the current owner of the lot. 

Response: Our lot is located on a busy main four-lane street. The lot has a shared driveway
and limits our parking because we do not want to block neighbor’s access.

3. Not Self-Created: The aforesaid unique physical condition is not the result of any action
or inaction of the owner or its predecessors in title and existed at the time of the
enactment of the provisions from which a variance is sought or was created by natural
forces or was the result of governmental action, other than the adoption of this title.

Response: This property has a shared driveway, which has existed since we purchased it.
The owner did not create this condition. The property is located along a major street
which does not allow parking.

4. Denied Substantial Rights: The carrying out of the strict letter of the provision from which
a variance is sought would deprive the owner of the subject lot of substantial rights
commonly enjoyed by owners of other lots subject to the same provision.

Response: Very limited parking due to a shared driveway. Parking on Oakton Street is
prohibited. We need special consideration due to the existing constraints on our lot.
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5. Not Merely Special Privilege: The alleged hardship or difficulty is neither merely the 
inability of the owner or occupant to enjoy some special privilege or additional right not 
available to owners or occupants of other lots subject to the same provision, nor merely 
the inability of the owner to make more money from the use of the subject lot. 

Response: Most other larger lots do not have shared driveways and have street parking 
available. Our difficulty is living on Oakton Street, which prohibits street parking and 
makes backing in and out of the driveway very difficult.  

 

6. Title And Plan Purposes: The variation would not result in a use or development of the 
subject lot that would be not in harmony with the general and specific purposes for which 
this title and the provision from which a variation is sought were enacted or the general 
purpose and intent of the comprehensive plan. 

Response: This variation is only for residential use, and will not change the purpose and 
intent of the comprehensive plan.  
 

7. No Other Remedy: There is no means other than the requested variation by which the 
alleged hardship or difficulty can be avoided or remedied to a degree sufficient to permit 
a reasonable use of the subject lot. 

Response: This approval would be sufficient for parking, storage, and outdoor enjoyment 
for our family.  

 

8. Minimum Required: The requested variation is the minimum measure of relief necessary 
to alleviate the alleged hardship or difficulty presented by the strict application of this 
title. 

Response: This approval would be the minimum relief necessary to alleviate the hardship. 
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COMMUNITY AND ECONOMIC 
DEVELOPMENT DEPARTMENT 

1420 Miner Street 
Des Plaines, IL 60016 

P: 847.391.5380 
desplaines.org 

Date: February 9, 2024 

To: Planning and Zoning Board (PZB) 

From: Jeff Rogers, Director of Community & Economic Development 

Subject: Consideration of a Conditional Use for a Trade Contractor Use and Motor Vehicle Sales Use 
at 1628 Rand Road, Case 24-004-CU (1st Ward) 

Issue: The petitioner is requesting the following items: (i) a Conditional Use amendment under Section 12-
7-3(K) of the City of Des Plaines Municipal Code to allow a trade contractor use with outdoor display and
storage; and (ii) a conditional use for a new motor vehicle sales use within existing tenant spaces in an existing
multi-tenant building upon the subject property in the C-3 General Commercial zoning district.

Owner:   Art Investment, LLC, 2020 Berry Lane, Des Plaines, IL 60018 

Petitioner:   Urszula Topolewicz, 2020 Berry Lane, Des Plaines, IL 60018 

Case Number:    24-004-CU 

Real Estate Index Number:    09-16-104-022-0000 

Ward:   #1, Alderman Mark A. Lysakowski 

Existing Zoning: C-3, General Commercial District

Existing Land Use:   Multi-tenant commercial building including a trade contractor granite 
  countertop business and cabinet business 

Surrounding Zoning:   North:  R-1, Single Family Residential District
  South: C-3, General Commercial District
  East: C-1, Neighborhood Shopping / R-1, Single Family Residential

Districts
  West: C-3, General Commercial District

Surrounding Land Use:     North: Single-Family Residences 
South: Columbus Foods & Liquors, Vazquez Dental, Castro Hand Car 

Wash, and 7-Eleven/Mobil (Commercial) 
East: A Mother’s Touch Learning Academy (Commercial) 
West: Our Lady of Fatima Center (Commercial) 

 MEMORANDUM 
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Street Classification: Rand Road is classified as a Minor Arterial road and Grove Avenue is classified 
as a Local street.  

Comprehensive Plan:    The Comprehensive Plan designates this site as Commercial. 

Project Description: The petitioner, Urszula Topolewicz, has requested Conditional Use Permits to 
amend an existing trade contractor use and operate a proposed motor vehicle 
sales use, both at 1628 Rand Road. In accordance with the proposed motor 
vehicles sales use, the applicant would perform vehicle maintenance and 
detailing of vehicles offered for sale. 

The subject property is located within the C-3 General Commercial district. 
Both a trade contractor use and a motor vehicle sales use are a conditional use 
in the C-3 zoning district. The subject property contains a multi-tenant building 
with an off-street surface parking area on the west side of the property with 
additional on-street parking east of the property along Grove Avenue, each as 
depicted on the attached Plat of Survey. The subject property is located along 
Rand Road at the northwest corner of the Rand Road/Grove Lane intersection. 
The subject property is currently accessed by three curb cuts, two from Rand 
Road and one from Grove Lane. The subject property lies entirely within the 
1% annual chance floodplain (Zone AE). 

Prior Approvals 
In 2021, the applicant received approval of a conditional use permit via 
Ordinance Z-36-21 for a Trade Contractor use upon the subject property. 
Among various conditions, the Ordinance included a restriction stipulating that 
“outdoor storage of raw materials or fabricated goods is strictly prohibited.” A 
copy of this Ordinance is attached for reference. 

In 2022, the applicant received approval of several zoning variations relating to 
ground signage and wall signage via Ordinance Z-27-22. The signage 
associated with this Ordinance has since been installed, including wall signage 
for two businesses and an electronic message board (EMB) sign. In accordance 
with the proposed scope of work at this time, the face of one of the existing wall 
signs would be removed and replaced with new signage for the proposed motor 
vehicle sales business. 

Concurrently in 2022, the applicant requested an amendment to Ordinance Z-
36-21 to strike the restriction stipulating that “outdoor storage of raw materials
or fabricated goods is strictly prohibited.” The request proceeded through the
Planning & Zoning Board to the City Council as draft Ordinance Z-27-22 but
was tabled by the City Council in September 2022 with instruction to the
applicant to address various engineering concerns. A proposed solution to the
floodplain restrictions has not yet been provided, the tabled Ordinance has not
yet been scheduled for consideration by the City Council, and the condition
from Ordinance Z-36-21 restricting outdoor storage remains in effect.

Existing Violations 
Several violations of the Municipal Code currently present upon the property 
would need to be rectified before a business registration for the proposed motor 
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vehicle sales use could be approved. Also, these violations would need to be 
rectified to avoid additional enforcement action. The current violations include 
the following: 
 
a. An existing storage container upon the property is in violation of the 

accessory use requirements and floodplain requirements of the Municipal 
Code and must be removed from the premises. 

b. There exist two outdoor displays of fabricated goods in violation of the 
floodplain requirements and the requirements of Ordinance Z-36-21. If 
outdoor display is proposed, said display must be authorized in accordance 
with this conditional use request and installed in a manner which complies 
with the requirements of Title 14 of the Municipal Code including 
compliance with all floodplain requirements. 

c. There presently exists temporary outdoor storage from time-to-time of raw 
materials or fabricated goods in violation of the floodplain requirements and 
Ordinance Z-36-21. If outdoor storage is proposed, said storage must be 
authorized in accordance with this conditional use request and installed in a 
manner which complies with the requirements of Title 14 of the Municipal 
Code including compliance with all floodplain requirements. 

 
Current Proposal 
The applicant has provided an executive summary, a floor plan for the proposed 
motor vehicle sales use, and a proposed site plan with additional details 
regarding the interior layout of the modified tenant spaces. The draft motion 
included in this report includes conditions which would need to be rectified 
before the proposed motor vehicle sales use could commence. 
 
Various dimensions noted within the applicant’s narrative and on the proposed 
plans are not depicted to scale. The area of the building depicted on the 
proposed site plan scales to approximately 12,425 square feet where the 
applicant notes in their narrative that the building area is approximately 15,300 
square feet. 
 
The trade contractor use would occupy the north and east areas of the existing 
building. This area scales to approximately 8,915 square feet but is noted as 
11,400 square feet on the applicant’s site plan. 
 
The proposed motor vehicle sales use including accessory detailing and 
repair/service uses would occupy the southwest area of the existing building. 
This area scales to approximately 3,480 square feet but is noted as 3,900 square 
feet on the applicant’s site plan. 
 
The applicant has indicated that vehicles would be displayed within the 
proposed showroom, however this space is not current accessible via any 
overhead vehicle doors and the note on the plan indicating a “main double door” 
at the southwest corner of the building is presently improved with a single door 
and glass side panels. A building permit would be required for any 
modifications to this entry which would involve replacement or modification to 
the existing door and window system. The plan(s) submitted in accordance with 
this permit should demonstrate that the display of vehicles within the showroom 
would maintain accessible routes through the showroom floor area. 
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The proposed parking layout would introduce new parking stalls along the east 
side of a drive aisle west of the existing off-street public parking stalls. The 
proposed drive aisle would not comply with the minimum aisle widths for two-
way traffic. If the proposed site plan alterations and land use are supported, the 
drive aisle should be required to be widened to a minimum of 22.0 feet south 
of the southernmost parking stall. A site plan and design which complies with 
all applicable codes and ordinances of the City would be required and a building 
permit would be needed before any parking lot improvements could commence. 
 
Required Parking 
The following parking regulations apply to this request pursuant to Section 12-
9-7 of the City of Des Plaines Municipal Code:  
 

• One parking stall for every 500 square feet of showroom and office floor 
area for motor vehicle sales (2,350 square feet = 6 stalls); 

• One parking stall for each 20 vehicle stalls within the showroom for 
motor vehicle sales (850 square feet = 1 stall); 

• One parking stall for every 20 vehicles displayed for sale outdoors upon 
the premises (11 vehicles outdoors = 11 stalls); and 

• Zero parking stalls for the trade contractor use. 
 
In accordance with minimum off-street parking provisions, 18 off-street 
parking stalls would be required, including one accessible parking stall. The 
applicant proposes 23 off-street parking stalls. The subject property is adjacent 
to an additional 13 public on-street parking stalls within the Grove Lane right-
of-way. The proposed 11 motor vehicle sales use shall not be permitted to 
display or store vehicles for sale within the public right-of-way. 
 
Hours of Operation 
The existing Granite Place & Quartz LLC business operates from 9 a.m. to 5 
p.m., Monday through Friday, from 9 a.m. to 3 p.m. on Saturday, and is closed 
on Sunday. 
 
The proposed motor vehicle sales use would operate from 9 a.m. to 9 p.m., 
Monday through Saturday and would be closed on Sunday. 
 
Please see the attached applicant’s Project Narrative for more details.  
 

 
Compliance with the Comprehensive Plan 
The proposed project, including the proposed the site improvements, address various goals and objectives of 
the 2019 Comprehensive Plan including the following aspects:  
 

• Future Land Use Plan: 
o This property is designated as Commercial on the Future Land Use Plan. The Future Land Use 

Plan strives to create a well-balanced development area with a healthy mixture of commercial 
uses. 

o The subject property is located along the defined Rand Road commercial corridor with single-
family residences to the north, multi-family residences to the east, and commercial 
development to the east, south, and west. The subject property contains a multi-tenant building 
located between established commercial developments along Rand Road. The request would 
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assist in the retention of a new commercial business at this location and provide additional 
retail goods and services for the residents of Des Plaines.  
 

• Landscaping and Screening: 
o The Comprehensive Plan seeks to encourage and actively pursue beautification opportunities 

and efforts, including the installation of landscaping, street furniture, lighting, and other 
amenities, to establish a more attractive shopping environment and achieve stronger corridor 
identity in Des Plaines. 

o The existing site contains landscaping along the south of the property and foundation 
landscaping adjacent to the east building footprint. 

o The applicant proposes to relocate an existing privacy fence from its current location along the 
front lot line to a point north of the new row of parking along the west end of the site. 

    
While the aforementioned aspects represent a small portion of the goals and strategies of the Comprehensive 
Plan, there is a large emphasis on improving existing commercial developments and enhancing commercial 
corridors throughout Des Plaines.  
 

Conditional Use Findings: Conditional Use requests are subject to the standards set forth in Section 12-
3-4(E) of the Zoning Ordinance.  
Rationale for how the proposed amendments would satisfy the standards is provided below and in the 
attached petitioner responses to standards. The Board may use the provided responses as written as its 
rationale, modify, or adopt its own. 

 
1. The proposed Conditional Use is in fact a Conditional Use established within the specific Zoning 
district involved:   
Comment: The proposed uses are classified as a Trade Contractor use and a motor vehicle sales use, 
respectively. Both a Trade Contractor and Motor Vehicle Sales are a Conditional Use in the C-3 zoning 
district.  
 
2. The proposed Conditional Use is in accordance with the objectives of the City’s Comprehensive Plan: 
Comment:  The proposed Trade Contractor use and motor vehicle sales use provide both retail- and service-
oriented uses that primarily serve day-to-day needs of local residents by increasing commercial opportunities 
for residents in Des Plaines. Additionally, the subject property is located near the River Road & Rand Road 
commercial corridors, which are major corridors in Des Plaines.  
 
3. The proposed Conditional Use is designed, constructed, operated and maintained to be harmonious 
and appropriate in appearance with the existing or intended character of the general vicinity:   
Comment:  The existing Trade Contractor use and proposed motor vehicle sales use are designed, constructed, 
operated, and maintained to be harmonious and appropriate in appearance to surrounding commercial uses. 
The proposal includes enhancements to the site as a whole including modifications to the parking area.  
 
4. The proposed Conditional Use is not hazardous or disturbing to existing neighboring uses:  
Comment: The proposed Trade Contractor use and motor vehicle sales use would not be hazardous or 
distributing to neighboring uses as all activities including the fabrication of materials will take place inside 
the building except for potential storage within the extents of a privacy fence and outdoor display of vehicles 
for sale within the parking lot. Refer to the suggested conditions of approval for additional avenues for 
ensuring safety and harmony with the neighboring uses.  
 
5. The proposed Conditional Use is to be served adequately by essential public facilities and services, 
such as highways, streets, police and fire protection, drainage structures, refuse disposal, water and 
sewer, and schools; or, agencies responsible for establishing the Conditional Use shall provide 
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adequately any such services: 
Comment: The subject property is served adequately by essential public facilities and services since it is 
currently accessible by two streets and three total curb cuts as well as necessary public utilities. The proposed 
uses will not affect the existing public facilities and services for this property.  

6.The proposed Conditional Use does not create excessive additional requirements at public expense
for public facilities and services and will not be detrimental to the economic well-being of the entire
community:
Comment: The proposed uses will not create excessive additional requirements at the public expense and will
not be detrimental to economic well-being of the community.

7.The proposed Conditional Use does not involve uses, activities, processes, materials, equipment and
conditions of operation that will be detrimental to any persons, property, or the general welfare by
reason of excessive production of traffic, noise, smoke fumes, glare or odors:
Comment: The petitioner is proposing outdoor storage and display of raw materials and finished products. If
such storage and display is to be considered, such storage and display must be conducted in accordance with
the requirements of Title 14 of the Code. Storage or display of material below the base flood elevation (BFE)
cannot be permitted. Refer to the suggested conditions of approval for additional avenues for ensuring
compliance with applicable regulations.

8.. The proposed Conditional Use provides vehicular access to the property designed so that it does not 
create an interference with traffic on surrounding public thoroughfares:  
Comment: The proposed site plan introduces new parking areas which would potentially increase traffic 
volume at the existing west curb cut. The design of the western curb cut would need to be modified to 
accommodate a two-way drive aisle with a minimum width of 22.0 feet. An alternate site plan with parking 
along the west of the west parking row would connect the two parking areas and allow for circulation within 
the site without the need to leave the site onto Rand Road to access the west drive aisle. A suggested condition 
of approval requires a modified site plan to confirm all requirements are met and safe, efficient circulation is 
provided.   

9. The proposed Conditional Use does not result in the destruction, loss, or damage of natural, scenic,
or historic features of major importance:
Comment: The subject property is currently developed and improved with a building and surface parking area.
The proposed uses will not lead to the loss or damage of natural, scenic, or historic features of major
importance on this property.

10. The proposed Conditional Use complies with all additional regulations in the Zoning Ordinance
specific to the Conditional Use requested:
Comment:  There exist several open violations upon the property related to an existing illegal nonconforming
accessory storage unit use and outdoor display/storage of goods. Provided the storage unit is removed and
outdoor storage and display is conducted in accordance with the requirements of all applicable codes and
ordinances, a modified plan for display and storage could meet the regulations of the Zoning Ordinance.

Recommendation: Staff recommends approval of the Conditional Use Permit for a trade contractor use and 
motor vehicle use at 1628 Rand Road as amended based upon a review of the information presented by the 
applicant and the findings made above, as specified in Section 12-3-4(E) (Standards for Conditional Uses) of 
the City of Des Plaines Municipal Code with the following conditions: 

1. The petitioner shall implement all site improvements shown on the proposed undated site plan, with
the following revisions:
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a. Dimensions and floor areas shall be depicted in accordance with an accurate engineering scale 
(1:10, 1:20, 1:30, etc.). 

b. The drive aisle and apron for the west drive aisle shall be modified to provide a minimum 
width of 22.0 feet. 

c. Proposed parking spaces shall be modified to be compliant with Section 12-9-6 of the Zoning 
Ordinance.  

2. The applicant shall provide plans and specifications for review and secure permits for all site work 
governed by city codes and ordinances (pavement, exterior doors/window systems, 
mechanical/electrical/plumbing/structural, civil engineering, etc.). All proposed improvements and 
modifications shall be in full compliance with all applicable codes and ordinances. 

3. No materials shall be stored outside of the extents of the proposed privacy fence enclosure. 
4. All outdoor storage or displays shall be permissible only in full compliance with the requirements of 

Title 14 of the Municipal Code including raising of stored materials above the base flood elevation 
(BFE). 

5. Display and storage of vehicles or materials shall be permissible in designated areas on private 
property only and shall not be permissible within required drive aisles or customer parking stalls, or 
within the public right-of-way. All motor vehicles stored on the site must be operable and stored on a 
dust-free, hard surface.  

6. The existing storage container upon the property shall be removed prior to the issuance of permits or 
business registrations for the proposed scope of work. 

7. The applicant shall coordinate with the City regarding the assignment of unique unit addresses for the 
two tenant spaces comprising the existing building upon the property. 

8. No more than eleven motor vehicles may be displayed for sale on the Subject Property at one time. 
Through signs, striping, or combination, these eleven spaces should be identified and reserved. Adding 
additional motor vehicle sales spaces would require an amendment to the Conditional Use Permits. 
Sufficient parking spaces to meet the minimum off-street parking requirements for the Proposed Uses 
must be provided on the Subject Property at all times.  
 

Planning and Zoning Board Procedure: Under Section 12-3-4(D) (Procedure for Review and Decision for 
Conditional Uses) of the Zoning Ordinance, the Planning and Zoning Board has the authority to recommend 
that the City Council approve, approve subject to conditions, or deny the above-mentioned conditional use 
requests for a trade contractor use and motor vehicle sales use at 1628 Rand Road. The City Council has final 
authority on the proposal. 
 
Attachments:  
Attachment 1: Ordinance Z-36-21 
Attachment 2: Draft Ordinance Z-26-22 
Attachment 3: Ordinance Z-27-22 
Attachment 4:  Location Map  
Attachment 5:  Site and Context Photos 
Attachment 6:  Plat of Survey 
Attachment 7: Project Narrative  
Attachment 8:  Petitioner’s Reponses to Standards 
Attachment 9:  Site Plan 
Attachment 10: Floor Plan 
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CITY OF DES PLAINES 

ORDINANCE       Z  -  26  -  22 

AN ORDINANCE GRANTING AN AMENDMENT TO AN 
EXISTING CONDITIONAL USE PERMIT TO ALLOW 
OUTDOOR DISPLAY AND STORAGE OF PRODUCTS 
RELATED TO THE TRADE CONTRACTOR USE 
LOCATED AT 1628 RAND ROAD, DES PLAINES, 
ILLINOIS.       ___________  

WHEREAS, Granite Place & Quartz, LLC and Cabinet Land Kitchen & Bath Corporation 
(collectively, the “Petitioner”) are the lessees of the property commonly known as 1628 Rand 
Road, Des Plaines, Illinois (“Subject Property”); and  

WHEREAS, the Subject Property is located in the C-3 General Commercial District of the 
City ("C-3 District"); and 

WHEREAS, on June 7, 2021, the City Council adopted Ordinance Z-36-21 ("Conditional 
Use Ordinance"), approving  a conditional use permit to allow a trade contractor use on the 
Subject Property ("Conditional Use Permit"); and  

WHEREAS, the Conditional Use Ordinance prohibits the storage of products outdoors on 
the Subject Property; and  

WHEREAS, the Petitioner desires to store and display products on the Subject Property; 
and 

WHEREAS, the Petitioner submitted an application to the City of Des Plaines Department 
of Community and Economic Development (“Department”) to amend the Conditional Use Permit 
to allow the outdoor storage and display of products on the Subject Property in accordance with 
Section 12-7-3 of the Zoning Ordinance ("Amended Conditional Use Permit"), in accordance 
with Section 12-3-4 of the Zoning Ordinance; and 

WHEREAS, the Subject Property is owned by Art Investment, LLC ("Owner"), which 
has consented to the Petitioner's application; and 

WHEREAS, the Petitioner's application was referred by the Department to the Planning 
and Zoning Board of the City of Des Plaines ("PZB") within 15 days after the receipt thereof; and 

WHEREAS, within 90 days from the date of the Petitioner's application a public hearing 
was held by the PZB on July 26, 2022 pursuant to notice published in the Des Plaines Journal on 
July 6, 2022; and  

WHEREAS, notice of the public hearing was mailed to all property owners within 500 
feet of the Subject Property; and 
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WHEREAS, during the public hearing, the PZB heard testimony and received evidence 
with respect to how the Petitioner intended to satisfy and comply with the applicable provisions of 
the Zoning Ordinance; and 

WHEREAS, pursuant to Section 12-3-4 of the Zoning Ordinance, the PZB filed a written 
report with the City Council on July 27, 2022, summarizing the testimony and evidence received 
by the PZB and stating the Board's recommendation, by a vote of 4-0, to approve the Petitioner's 
application for the Amended Conditional Use Permit, subject to certain terms and conditions; and 

WHEREAS, the Petitioner made certain representations to the PZB with respect to the 
proposed Amended Conditional Use Permit, which representations are hereby found by the City 
Council to be material and upon which the City Council relies in granting this request for the 
Amended Conditional Use Permits; and 

WHEREAS, the City Council has considered the written report of the PZB, the applicable 
standards for conditional use permits set forth in the Zoning Ordinance, and the Community and 
Economic Development Staff Memorandum dated August 25, 2022, including the attachments and 
exhibits thereto, and has determined that it is in the best interest of the City and the public to grant 
the Petitioner's application in accordance with the provisions of this Ordinance;  

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Des 

Plaines, Cook County, Illinois, in the exercise of its home rule powers, as follows: 

 SECTION 1. RECITALS. The recitals set forth above are incorporated herein by 

reference and made a part hereof, the same constituting the factual basis for this Ordinance.   

 SECTION 2. LEGAL DESCRIPTION OF SUBJECT PROPERTY.  The Subject 

Property is legally described as follows: 

LOTS 14 TO 18, BOTH INCLUSIVE, (EXCEPT THE SOUTHWESTERLY 17.0 
FEET THEREOF) IN BLOCK 3 IN RIVER-RAND ROAD SUBDIVISION OF 
LOTS 1 TO 8, INCLUSIVE, IN BLOCK 18 (OR BENNET BLOCK) AND LOT 
1 TO 13, EXCLUSIVE IN, BLOCK 18 (OR RAND BLOCK) IN PARK 
SUBDIVISION OF PARTS OF SECTIONS 16 AND 17, TOWNHSIP 41 NORTH, 
RANGE 12, EAST OF THE THIRD PRINCIPAL MERIDAN, IN COOK 
COUNTY, ILLINOIS.  

PIN: 09-16-104-022-0000 

Commonly known as: 1628 Rand Road, Des Plaines, Illinois. 
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SECTION 3.  AMENDED CONDITIONAL USE PERMIT. Subject to and 

contingent upon the conditions, restrictions, limitations and provisions set forth in Section 4 of this 

Ordinance, the City Council grants the Petitioner an Amended Conditional Use Permit to allow 

the outdoor display and storage of products on Subject Property, in accordance with Section 12-7-

3 of the Zoning Ordinance.  The Amended Conditional Use Permit granted by this Ordinance is 

consistent with and equivalent to a "special use" as referenced in Section 11-13-25 of the Illinois 

Municipal Code, 65 ILCS 5/11-13-25.  

SECTION 4. CONDITIONS.  The Amended Conditional Use Permit granted in Section 

3 of this Ordinance shall be, and is hereby, expressly subject to and contingent upon the following 

conditions, restrictions, limitations, and provisions: 

A. Compliance with Law and Regulations.  The development, use, operation, and

maintenance of the Subject Property, by the Petitioner must comply with all applicable City codes 

and ordinances, including, without limitation, the Conditional Use Ordinance, as the same have 

been or may be amended from time to time, except to the extent specifically provided otherwise 

in this Ordinance. 

B. Compliance with Plans.  Except for minor changes and site work approved by the

City Director of Community and Economic Development in accordance with all applicable City 

standards, the development, use, operation, and maintenance of the Subject Property by the 

Petitioner must comply with the following plans as may be amended to comply with Section 4.C 

of this Ordinance: that certain "Final Site Plan” prepared by the Owner, consisting of one sheet, 

with a latest revision date of February 22, 2022, attached to and by this reference made a part of 

this Ordinance as Exhibit A (“Site Plan”); and   
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C. Additional Conditions.  The development, use, and maintenance of the Subject

Property shall be subject to and contingent upon the following additional conditions: 

1. All proposed improvements shown on the Site Plan must be constructed in

full compliance with all applicable codes and ordinances. Plans and drawings may require 

modification in order to comply with current City codes and ordinances; and 

2. No outdoor display or storage of products is allowed on the Subject Property

unless the location of the outdoor display and storage of products complies with the City 

of Des Plaines Flood Control Regulations set forth in Title 14 of the City Code. 

SECTION 5. RECORDATION; NON-TRANSFERABILITY.  The privileges, 

obligations, and provisions of each and every section and requirement of this Ordinance are for 

and shall inure solely to the benefit of Petitioner. Nothing in this Ordinance shall be deemed to 

allow the Petitioner to transfer any of the rights or interests granted herein to any other person or 

entity without the prior approval of the City Council by a duly adopted amendment to this 

Ordinance. 

SECTION 6.  NONCOMPLIANCE.  

A. Any person, firm or corporation who violates, disobeys, omits, neglects or refuses

to comply with, or resists the enforcement of, any of the provisions of this Ordinance shall be fined 

not less than seventy five dollars ($75.00) or more than seven hundred and fifty dollars ($750.00) 

for each offense.  Each and every day that a violation of this Ordinance is allowed to remain in 

effect shall constitute a complete and separate offense.  In addition, the appropriate authorities of 

the City may take such other action as they deem proper to enforce the terms and conditions of 

this Ordinance, including, without limitation, an action in equity to compel compliance with its 

Attachment 2 Page 24 of 65



terms.  Any person, firm or corporation violating the terms of this Ordinance shall be subject, in 

addition to the foregoing penalties, to the payment of court costs and reasonable attorneys’ fees. 

B. In the event that the Petitioner or Owner fails to develop or maintain the Subject

Property in accordance with the plans submitted, the requirements of the Zoning Ordinance, or the 

conditions set forth in Section 4 of this Ordinance, the Conditional Use Ordinance as amended by 

this Ordinance, the Amended Conditional Use Permit granted in Section 3 of this Ordinance may 

be revoked after notice and hearing before the Zoning Administrator of the City, all in accordance 

with the procedures set forth in Section 12-4-7 of the Zoning Ordinance.  In the event of revocation, 

the development and use of the Subject Property will be governed solely by the regulations of the 

C-3 District.  Further, in the event of such revocation of the Amended Conditional Use Permit, the

City Manager and City's General Counsel are hereby authorized and directed to bring such zoning 

enforcement action as may be appropriate under the circumstances. The Petitioner and Owner 

acknowledge that public notices and hearings have been held with respect to the adoption of this 

Ordinance, has considered the possibility of the revocation provided for in this Section, and agrees 

not to challenge any such revocation on the grounds of any procedural infirmity or any denial of 

any procedural right, provided that the notice and hearing required by Section 12-4-7 of the Zoning 

Ordinance is provided to the Petitioner and Owner. 

SECTION 7. EFFECTIVE DATE. 

A. This Ordinance shall be in full force and effect only after the occurrence of the

following events: 

1. its passage and approval by the City Council in the manner provided by law;

2. its publication in pamphlet form in the manner provided by law;
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3. the filing with the City Clerk by the Petitioner and the Owner, not less than

60 days after the passage and approval of this Ordinance, of an unconditional agreement 

and consent to accept and abide by each and all of the terms, conditions, and limitations 

set forth in this Ordinance, and demonstrating the Petitioner's and Owner’s consent to its 

recordation.  Said unconditional agreement and consent shall be in substantially the form 

attached to, and by this reference made a part of, this Ordinance as Exhibit B; and 

4. at the Petitioner's sole cost and expense, the recordation of this Ordinance

together with such exhibits as the City Clerk deems appropriate, with the Office of the 

Cook County Recorder.   

B. In the event that the Petitioner and the Owner do not file with the City Clerk a fully

executed copy of the unconditional agreement and consent referenced in Section 7.A.3 of this 

Ordinance, within 60 days after the date of passage of this Ordinance by the City Council, the City 

Council shall have the right, in its sole discretion, to declare this Ordinance null and void and of 

no force or effect. 

SECTION 8.  SEVERABILITY.  If any paragraph, section, clause or provision of this 

Ordinance is held invalid, the remainder shall continue in full force and effect without affecting 

the validity of the remaining portions of the Ordinance. 

[SIGNITURE PAGE FOLLOWS] 
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PASSED this _____day of ____________, 2022. 

APPROVED this _____ day of ____________, 2022. 

VOTE:   AYES _____ NAYS _____ ABSENT  ______ 

    MAYOR 
ATTEST: 

CITY CLERK 

Published in pamphlet form this Approved as to form: 
______ day of ________________, 2022. 

CITY CLERK Peter M. Friedman, General Counsel 
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ATTEST: GRANITE PLACE & QUARTZ, LLC 

By: By:  

Its:_________________________________ 

ATTEST: CABINET LAND KITCHEN & BATH 
CORPORATION  

By: By:  

Its:_________________________________ 

ATTEST: ART INVESTMENT, LLC 

By: By: 

 Its:________________________________ 
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1628 Rand Road

NotesPrint Date: 2/9/20240 250 500
ft

Disclaimer: The GIS Consortium and MGP Inc. are not liable for any use, misuse, modification or disclosure of any map provided under applicable law.  This map is for general information purposes only. Although the

information is believed to be generally accurate, errors may exist and the user should independently confirm for accuracy. The map does not constitute a regulatory determination and is not a base for engineering

design. A Registered Land Surveyor should be consulted to determine precise location boundaries on the ground.
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 1628 Rand Road – Outdoor Display 

1628 Rand Road – Subject Property 

1628 Rand Road – Outdoor Display 

1628 Rand Road – Motor Vehicle Sales Entrance 
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Project Narrative 

The Petitioner, Urszula Topolewicz, as lessor of AutoDepot Car Sales LLC, is requesting an 
Amendment to the Conditional Use Permit to a Trade Contractor Use at 1628 Rand Road, Des 
Plaines, IL 60016, namely under Title 12 Chapter 7 Subjection 3 (12-7-3) and requesting an 
Amendment to the Conditional Use Permit for Trade Contractor use, at 1628 Rand Road, namely, 
Ordinance Z-36-21 regarding storge; specifically, the restriction of Ordinance Z-36-21 Section 4. 
Conditions subparagraph C. 4.  

The subject property is located within the C-3 General Commercial District and has been granted 
conditional use as a Trade Contractor in the C-3 zoning district (Z-36-21). The subject property 
contains a commercial building with and off-street surface parking area on the west side of the 
property and on-street parking area along Grove Ave on the east side of the property as shown on 
the Plat of Survey.  (Attached as Exhibit A).  The subject property is located along Rand Road at the 
northwest corner of the Rand/Grove Lane intersection.  The property is currently accessed by 
three curb cuts, two off Rand Road and one off Grove Lane.   

The existing one story building which is roughly 15,300 sq ft consists of two front customer 
entrances located on the southwest and southeast of the property.  The proposed uses of the 
property is a used car dealership with minor service/repairs and car detail cleaning only for 
vehicles sold by the dealership.   The detailing services will not be open to the general public only 
to customers who purchase vehicles from the dealership.  The remainder of the building, 11,400 
sq ft will continue to be leased to Granite Place & Quartz LLC.   Granite Place & Quartz LLC  will not 
have any changes and no further information is required as this was provided previously and in the 
Village record.  

The Petitioner’s request does not involve any changes/ modifications to the building that would 
require permits.  If permits are required to simply move the fence and reface the sign Petitioner/ 
Owner will acquire the permits as per the Village instructions per 2015 IBC 105.2.   However, 
please note that throughout several conversations with the Village representatives no permit 
requirements were raised.  Again, if permits are required this should be advised and my client will 
obtain.  As the owner of the property has done in the past, they will continue to obtain any permits 
required and continue to contribute to the beautification and safety of the surrounding residence.  

The exterior changes to the property include moving the wooden gate from the front northwest end  
to the back northwest end of the property, as illustrated on the survey, to open more parking to the 
public. The gate will be moved to the back northwest end of the property and will separate the 
private backyard area from the public parking and car sale lot.  The interior changes simply include 
the removal of the kitchen cabinets displays from the show room.  The interior space being utilized 
by the car dealership is the same space utilized by the previous lessor of Cabinet Land Kitchen & 
Bath Co.   The Petitioner does not believe the interior or exterior work require permits.  
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Use Total Area / Vehicles Parking 
Requirement 

Provided Parking 

Motor Vehicle Sales Showroom: 850 sq ft 

Office space:, 
hallway, bathrooms 
1,500 sq ft 

Warehouse space: 
$1,550 sq ft 

Total sq ft – 3,900 sq ft 

1 space per 500 
square feet of 
showroom and 
office floor area, 
plus 1 space for 
every 20 vehicle 
display spaces 
(required off street 
parking spaces 
cannot be occupied 
by motor vehicles for 
sale or for lease) 

11  spaces outside for 
motor vehicle display  

3-4 spaces in interior
showroom for motor
vehicle display

11 plus 1 handicapped 
parking spaces for 
customers (total 12 
spaces)  

Off street parking is not 
included in the above 
numbers  

Motor Vehicle Sales – 
Display Spaces 

20 vehicles maximum Spaces used for 
motor vehicle 
display may not be 
used to meet 
parking 
requirements 

23 parking spaces  
noted on site plan; 11 
for displayed vehicles 
and 13 for customers. 

Trade Contractor Showroom: 850 sq ft 
Office space, hallway, 
bathrooms: 1,500 sq 
ft  Please see sight 
Plan  

No parking required 23 parking spaces  
noted on site plan; 11 
for displayed vehicles 
and 12 for customers. 

As displayed on the Plat of Survey, Petitioner will only utilize roughly 3,900 sq ft of the interior of 
the property which includes  Showroom: 850 sq ft; Office space: 1,500 sq ft and Warehouse 
space: $1,550 sq ft. The remaining portion of the property will continue to be leased Granite Place 
& Quartz LLC.., which is 11,400 sq ft as illustrated on the Site Plan.  The interior will be used as 
office space and possibly display of up to four vehicles in the showroom area consisting of 1,500 
sq ft . Along with 1,550 sq ft of warehouse space for car detailing which is separated from the 
office and showroom area.   There will be no service bays.  The minor repairs/detailing will be 
completed inside the warehouse.    

AutoDepot Car Sales LLC  will operate Monday to Saturday 9:00 am to 9:00pm.   Sunday the 
business is closed. The existing business Granite Place & Quartz LLC. shall remain the same as 
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previously approved, the operating hours are Monday to Friday 9:00 am to 5:00 pm; Saturday 9:00 
am to 3:00 pm; Sunday closed.  Granite Place & Quartz LLC has its own overhead warehouse door 
for egress and ingress.  The existing back yard i will provide access to both warehouses. In addition 
each of the two businesses have separate entrances for customers which is displayed on the site 
plan enclosed. The business will have a minimum of two (2) employees and a maximum of four (4).  
The Petitioner will display maximum of 20 vehicles, including exterior and interior displays.  As 
illustrated on the Plat of Survey, there will be 12 customer parking spaces one of which is 
handicapped.  There are currently 11 exterior parking spaces designated for displayed vehicles for 
sale.  

  This was one of the specific variations requested and tabled due to the property being in a flood 
plain.   All items held in the outdoor backyard are moveable, including but not limited to the granite 
racks and the cars.   The items include vehicles and granite racks for the holding of granite slabs.  
See pictures attached which was previously provided to the city and PZB board in both 2021 and 
2022.  This area is fenced off and not accessible to the public.  Please also note that only a small 
portion of the this 0.96 acres lot is in a flood plain with only 1% chance of being equaled or 
exceeded in any given year.    

As noted in the attached site plan, the property has been split off and separated into sections, 
including private and exclusive parking for customers. There is a separate section, closed off by a 8 
foot fence for the business back yard, which has no access to the public nor views to the public or 
surrounding residence, thus creating no .public nuisance, The back yard of the business is utilized 
for cars, incoming and outgoing orders, for storage of business products and basic functioning of 
business orders. The current Ordinance Z-36-21 is written, namely Section 4.  ALL PRODUCTS ARE 
MOVEABLE.  Products include cars and granite slabs ON RACKS.  Conditions subparagraph C. 4, 
not only restricts the Petitioners ability to conduct regular/standard business but also places the 
current employees health and safety at risk as the current restrictions under Section 4. Conditions 
subparagraph C. 4 of the Z-36-21 Ordinance 

The private yard will not be accessible to the public. The existing gate will be removed and a new 
swing gate will be installed, as illustrated on the Plat of Survey, separating the private yard from the 
public area.  The private yard is closed off by an 8 foot fence.  The fenced off private yard has no 
access or views to the public, thus creating no public nuisance.  The private yard will be utilized for 
the ingress and egress of vehicles being sold or serviced by the dealership and by Granite Place & 
Quartz LLC.  
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As you are aware the finished product we produce such as, granite/quartz/marble and/or any 
stone are not light materials that may be moved easily from place to place. The unrealistic and 
unsafe restrictions referenced in Section 4. Conditions subparagraph C. 4 of Ordinance Z-36-21 
are placing the employees of the Petitioner in an unhealthy and unsafe work environment, 
especially during the fall and winter seasons. The Petitioner should have access to their own, 
secured back yard to store business equipment as fits the time of the season and need of the 
business. 

In order to continue to serve the residents of Des Plaines, ensure a safe working environment for 
the employees and continue to not be a nuisance to the surrounding residence, Ordinance Z-36-
21 should be modified as follows: Section 4. Conditions subparagraph C. 4 shall be removed in its 
entirety. The restriction of Ordinance Z-36-21 Section 4. Conditions subparagraph C. 4, is an 
additional restriction specifically for this property. 

As there is no restriction/ stipulation in the City code regarding back yard storage, the Amendment 
to Ordinance Z-36-21 Section 4. Conditions subparagraph C. 4 would be the best resolution for all 
parties involved, including the Village, Petitioner, future and current C-3 and the surrounding 
community and residence. However, if a Text Amendment is required (which should not be as 
this an addition instead of an amendment to the City Code), then Petitioner proposes the following 
addition (not per se amendment as back yards are not covered in the statue to 12-7.3 F.5 but an 
addition): the addition of subparagraph 5.d to the City Code is requested to 12.7.3 F12-7.3 .5 as 
follows: Back yard may be used for storage of finished products and/or fabricated product and/or 
movable products such as cars but  without limitation as long as the back yard is enclosed with 8 
foot wooden fencing and does not create a health hazard to the surrounding residence or violate 
FEMA.  A text amendment was previously submitted and my clients request encompasses the 
same.   

There is a separate section, closed off by a 8 foot fence for the business back yard, which has no 
access to the public nor views to the public or surrounding residence, thus creating no .public 
nuisance, The back yard of the business is utilized for incoming and outgoing orders, for storage of 
business products , cars and basic functioning of business orders. The current Ordinance Z-36-21 
is written, namely Section 4. Conditions subparagraph C. 4, not only restricts the Petitioners ability 
to conduct regular/standard business but also places the current employees health and safety at 
risk as the current restrictions under Section 4. Conditions subparagraph C. 4 of the Z-36-21 
Ordinance.   Despite a small portion of the corner property that is in a flood zone,  all items  stored 
in my clients private back yard are moveable.
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The new business, namely AutoDepot Car Sales LLC, will replace the current sign from Cabinet 
Land Kitchen & Bath Co.   to AutoDepot Car Sales LLC.  The size and dimensions of the sign will not 
be changed.  Simply refacing the current sign.   

Since roughly September the Petitioner has been attempting to work with the Village to obtain 
approval to operate a used car dealership; almost half a year.  Note that a new/used car dealership 
previously operated in this same location from 1975 to 2015.  The annual property taxes on the 
property are roughly $113,000.  The owner cannot keep paying taxes without rental income.   

I request the Village take a look at their records for over 3 years on this property since my client 
purchased.   The discrimination against my clients is more than apparent in addition to the lack of 
due diligence on the part of the Village. Either way, it’s a reason to sue the Village for their actions 
towards my client and their financial consequences for the Villages incompetency, lack of due 
diligence or responsibility.   My client has spent and lost A LOT of money due to the Villages 
incompetency, lack of consistency and discrimination.    

Thank you for your time and consideration regarding this matter.   Please also keep in mind all 
improvements and requests made by the Petitioner have been and will continue to be to enhance 
the safety, environment and productivity of the surrounding residence and the Des Plaines 
community as a whole.  We are hoping this will not have to end in litigation against Des Plaines.   
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COMMUNITY AND ECONOMIC 
DEVELOPMENT DEPARTMENT 

1420 Miner Street 
Des Plaines, IL 60016 

P: 847.391.5380 
desplaines.org 

 

 

Date: February 9, 2024 
 

To: Planning and Zoning Board (PZB) 
 

From: Jonathan Stytz, AICP, Senior Planner  
 

Cc: Jeff Rogers, Director of Community and Economic Development  
 

Subject: Orchards at O’Hare Development – Case #24-007-FPUD-CU LASR: Approval of a Major 
Change to a Final Planned Unit Development (PUD), with Exceptions, and an Amendment to 
a Conditional Use for a Localized Alternative Sign Regulation (LASR) at 2991-3025 
Mannheim Road, 3401 Orchard Place, and 1620-1630 W. Higgins Road 

 
 
Issue: The petitioner is requesting the following: (i) a Major Change to a Final PUD for an existing 
commercial development to develop an electric vehicle (EV) charging area on Lot 7 of Orchards at O’Hare; 
and (ii) an amendment to the conditional use for a Localized Alternative Sign Regulation (LASR) under Section 
12-11-8 of the Zoning Ordinance. 

 
Petitioner: Rehan Zaid, 1375 Remington Rd, Ste E, Schaumburg, IL 60173 

 
Owners: Orchards Lot 5, LLC; Orchards Lot 6, LLC; Orchards Lot 7, LLC; Prominence 

O’Hare, LLC; and DP Higgins, LLC (Manager: Rehan Zaid, 1375 Remington 
Rd, Ste E, Schaumburg, IL 60173) 

 
Case Number: 24-007-FPUD-CU LASR 

 
PINs: 09-33-305-018-0000, -019, -020, -023, -024, -025 

 
Ward: #6, Alderman Mark Walsten 

 
Existing Zoning: C-3, General Commercial District 

 
Existing Land Uses: Hotel (commercial) with attached restaurant under construction (commercial), 

Convenience Mart Fueling Station with accessory food and beverage 
(commercial), Multi-Tenant Commercial Building (commercial), and Class B 
restaurant with EV charging lot under construction (commercial) 

 
Surrounding Zoning: North: C-3, General Commercial District (City of Des Plaines) 

South: Commercial (D) (Village of Rosemont) 

MEMORANDUM 
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East: C-2, Limited Office Commercial District / C-3 General Commercial 
District (City of Des Plaines) 

West: C-3 General Commercial District (City of Des Plaines) / Commercial 
(D) (Village of Rosemont) 

 
Surrounding Land Use: North: I-90 Tollway, Commercial restaurants and retail development under 

construction 
 South: Class B Restaurant in City of Des Plaines (Commercial); Two Hotels 

and Class A Restaurant in Village of Rosemont (Commercial) 
East: Railroad; then Multi-tenant Office Building (Commercial) 
West: Hotel (Commercial) in Village of  Rosemont 

 
Street Classification: Mannheim and Higgins Roads are arterial roads under Illinois Department of 

Transportation (IDOT) jurisdiction. 
 

Comprehensive Plan : Commercial is the recommended use of the property. 
 

Zoning/Property History:  Based on City records, the eight lots compromising the subject property were 
annexed into the City in 1956 as vacant lots. A portion of the subject property 
was originally utilized as an office and warehouse building until 2010 when the 
building was demolished and the site was utilized as parking lot. 

 
On August 1, 2016 via Ordinance Z-18-16, City Council approved a Final PUD 
with a height exception and a Final Plat of Subdivision consisting of a hotel 
(Lot 3), a freestanding Class A restaurant (Lot 5), an automotive service station 
with two food services (Lots 6 and 8), and a car wash (Lot 7). Out of the  eight- 
lot subdivision, Lots 1, 2, and 4 were not included in the original PUD. 
Ordinance Z-18-16 required certain conditions, among others, related to signs 
and any future adjustments to the approved PUD. All signs on the PUD would 
require a LASR through Section 12-11-8 of the Zoning Ordinance, and any 
proposed changes to uses within the PUD would be a major change requiring 
City Council approval pursuant to Section 12-3-5.G of the Zoning Ordinance. 
As such, in 2017 the petitioner applied for a conditional use for a LASR, which 
was approved by City Council on June 18, 2018 through Ordinance Z-18-18. 
The LASR request included a variety of different wall, monument, pole, 
directional, and canopy signs. Lots 3, 6, and 8 were developed and improved 
with the approved signs. However, Lots 5 and 7 have not yet been developed.  
 
In 2019, the petitioner requested to amend both the original PUD and LASR 
sign plan approvals was submitted to develop Lot 1 of the subdivision with a 
one-story commercial building with two tenant spaces, a drive-through, and 
separate surface parking area. These proposed amendments were approved by 
City Council on April 1, 2019 through Ordinance Z-5-19, and all associated 
improvements have been completed on Lot 1. 
 
The most recent application associated with this property was in 2023, where 
the petitioner requested to amend both the original PUD and LASR sign plan 
approvals was submitted to develop Lot 5 of the subdivision with a one-story, 
Class B restaurant, a drive-through, surface off-street parking area, and a 
separate off-street EV parking lot, which was approved by City Council on 
October 2, 2023 through Ordinance Z-28-23. 
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Development Summary:  The Orchard’s at O’Hare Petitioner, Rehan Zaid, which is an owner and 
authorized agent for all of the ownership entities within the Orchards at O’Hare 
campus, is proposing a major change to the existing PUD to develop Lot 7 of 
the PUD with an EV charging space lot instead of the originally approved car 
wash use. Lot 7 is 34,681 square feet in size, located on the north of the PUD 
behind the BP automotive fuel station, and is currently an unimproved lot with 
two partially paved curb-cut areas. 
 
There are no proposed changes to the dimensions or size of Lot 7. Instead, the 
petitioner looks to develop the existing site with EV charging parking spaces as 
illustrated on the attached Site Plan for Lot 7. The subject property will be 
improved with 20 DC chargers that each provide service for two parking stalls, 
accommodating 40 users at one time.  The charging stations are open 24/7 with 
an anticipated charging time of approximately 20-30 minutes per vehicle.  

 
 

MAJOR CHANGE TO PUD 
 
Request Summary: Overview 

The petitioner is requesting a Major Change to PUD to allow for the 
construction of EV charging parking spaces on Lot 7 of Orchards at O’Hare. 
The current PUD (originally approved in 2016) permitted a Class A—or 
primarily sit-down service—restaurant, as well as the hotel, gasoline fueling 
station with two food services, a car wash, and the two-unit commercial 
building approved in 2019 for Lot 1. Last year, a major change to the PUD was 
approved to replace the Class A restaurant with a Class B – or primarily take 
out or drive-through –  restaurant and Tesla EV charging spaces.  
 
The current request proposes another major change to the PUD to allow BP 
Pulse EV charging spaces on Lot 7 instead of the originally approved car wash 
use. While the EV charging spaces—classified under Convenience Mart 
Fueling or Charging Station definition—are permitted in the C-3 General 
Commercial district, this use differs from the originally approved use of Lot 7, 
requiring the request for a major change to the PUD.  

 
As such, the petitioner now proposes: 

• Construction of 40 EV charging off-street parking spaces, including two 
accessible EV charging spaces, which may serve businesses on the 
campus; and 

• Construction of water, electric, gas, communication, and sanitary 
utilities for Lot 7 and necessary connections. 

 
Site Access 
There are currently two means of access to Lot 7: to the north from Mannheim 
Road through Lot 6, and to the south from Higgins Road (via local street 
Orchard Place) through Lot 3. Neither the access points on Lot 3 nor Lot 6 are 
subject to change as part of this request. The proposed lot configuration will 
utilize the existing access points while also providing a single 22- to 24-foot-
wide, two-way travel drive aisle through Lot 7. The drive aisle for Lot 7 
provides access to all proposed EV charging spaces and a paved connection 
between Lots 3 and 6 as shown on the attached Fire Truck Turning Radius 
diagram. The drive aisles meet the width standards for fire truck access and 
have been approved by the Fire Prevention Bureau.  
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Site Adjustments 
The current development of Lot 6 partially encroaches onto Lot 7 given the 
current site configuration. An existing trash enclosure serving the convenience 
mart fueling station on Lot 6 is located fully on Lot 7 along with a paved access 
area off the drive-through lane for Dunkin Donuts. There is no proposal to 
relocate the trash enclosure and pavement area fully onto Lot 6, so staff has 
added a condition that an easement is established and maintained in perpetuity 
of the life of the PUD for the access and use of the trash enclosure by Lot 6. 
The proposal also includes the widening of the existing drive-through lane to 
12 feet and addition of a 12-foot-wide drive-through escape lane located 
directly north of the convenience mart building in conformance with Section 
12-9-6 of the Zoning Ordinance.  
 
In addition, a new paved walkway and crosswalk will be added on Lot 6 to 
provide direct pedestrian access between the new EV charging spaces on Lot 7 
and the existing convenience mart building on Lot 6. The new walkway will be 
positioned so it is easily accessible from the two proposed accessible EV 
charging spaces on Lot 7 to the front of the convenience mart. Additional 
landscape areas will be installed on either side of the paved walkway portion 
on Lot 6 as shown on the attached Landscape Plans and described in more detail 
in the Landscape Improvements section below.  
 
Landscaping Improvements 
The original approving ordinance for the Orchards at O’Hare PUD—Ordinance 
Z-18-18—includes a landscape plan for Lot 7 of the PUD. However, the 
proposal includes amending the proposed landscaping for the lot to 
accommodate the EV charging spaces. The attached Landscape Plan for Lot 7 
illustrates landscape beds around existing and proposed ground signs as well as 
designated perimeter and interior parking lot landscaping areas required in 
Section 12-10-8 of the Zoning Ordinance.  
 
The landscape plan also notes the installation of additional landscaping on the 
northeastern portion of Lot 6 directly north of the convenience mart building to 
provide more screening along the proposed pedestrian walkway connecting Lot 7 
with Lot 6 and separating the existing paved convenience mart fueling area and the 
proposed EV charging space pavement area.  
 
PUD Exceptions 
The proposed Lot 7 landscape plan does provide perimeter and interior parking lot 
landscaping throughout Lot 7. However, the plan does not fully meet the width 
and planting requirements for the perimeter and interior parking areas pursuant 
to Section 12-10-8 of the Zoning Ordinance, each requiring a PUD exception. 
Section 12-3-5.C.6 allows a PUD exception for the general design of the PUD 
when the governing body finds that the PUD is designed to “offer more 
architectural features, enhanced landscaping and extra open space” and not be 
“detrimental to or endanger the public health, safety, morals, comfort or general 
welfare.” The PZB may assess how the proposal means this requirement and if 
the PUD exception is warranted. Note that staff has added a condition that an 
easement is established and maintained in perpetuity of the life of the PUD for 
the new landscape area on Lot 6, which are both under the control of the 
petitioner.   
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CONDITIONAL USE LASR 
 

Request Summary: Overview of Existing LASR Sign Plan 
 The existing LASR sign plan for the Orchard’s at O’Hare development has been 
amended multiple times since its approval in 2018 through Ordinance Z-18-18. 
The table below summarizes the signs included in the original LASR, the 
approved amendments since then, and the proposed amendment to be considered.  
See the attached Amended LASR Sign Plan for Lot 7 for more information.  

 
Version Z-18-18 Z-5-19 Z-28-23 Proposal 
Lot 1 
Signs 

Not included in 
original LASR sign 
plan 

• 2 wall signs each 
for restaurant and 
commercial space 

• 3 directional signs  
• 2 drive-through 

menu board signs 
• 1 multi-tenant 

monument sign 
 

• Retention of signs 
previously approved   

• 2 New monument 
tenant panel signs 
for hotel restaurants 
and freestanding 
Class B restaurant  

• Retention of signs 
previously approved 

• New monument 
tenant panel sign 
for EV Charging 
use 

Lot 3 
Signs 

• 6 wall signs for 
hotel; 

• 1 EMB pole sign;  
• 4 directional 

signs  
 

• Retention of signs 
previously approved  

• 6 new wall signs 
for hotel 
restaurants 

• Retention of signs 
previously approved 

Lot 5 
Signs 
 

• 3 multi-tenant 
monument signs  

• Retention of signs 
previously approved  

• Retention of signs 
previously approved  

• 3 new monument 
tenant panel signs 
for hotel restaurants 
and freestanding 
Class B restaurant 

• 11 new wall signs  
• 4 new directional 

signs  

• Retention of signs 
previously approved  

• 1 new monument 
tenant panel sign 
for EV Charging 
use 

 

Lot 6 
Signs 

• 1 multi-tenant 
monument sign  

• 2 canopy signs  
• 4 wall signs for 

convenience mart 
• 1 drive-through 

menu board sign  
• 3 directional 

signs 
 

• Retention of signs 
previously approved 

• Retention of signs 
previously approved  

• 3 new monument 
tenant panel signs 
for hotel restaurants 
and freestanding 
Class B restaurant  

• 1 new canopy sign 
• 1 new drive-through 

menu board sign 
 

• Retention of signs 
previously approved  

 

Lot 7 
Signs 

• 2 wall signs for 
car wash 
 

• Retention of signs 
previously approved  

• Retention of signs 
previously approved  

• Revise to 6 canopy 
signs and 2 
monument signs  
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 Proposed Sign Plans 
The proposal includes a request to amend the existing LASR for the Orchards 
at O’Hare PUD based on the proposed use of Lot 7. As noted in the table above, 
the original 2018 LASR sign plan approved wall signs and multi-tenant 
monument sign panel for a car wash. However, with the change from this use 
to an EV charging lot, the LASR will need to be amended to reflect the new 
proposed signs for BP Pulse. The petitioner intends to retain all previously 
approved signs and update the existing multi-tenant panel monument signs with 
the new EV charging use. The current request to amend the LASR sign plan is 
summarized below and illustrated in the attached Amended LASR Sign Plan 
for Lot 7. 

 
• Multi-Tenant Monument Signs: The existing PUD currently contains 

two 17-foot-tall, 138-sqaure-foot multi-tenant monument signs—one of 
which located on Lot 1 and the other on Lot 5. The request proposes to 
install one multi-tenant panel sign for BP Pulse in each of the existing 
signs without any changes to the sign structure or location.  
 

• Lot 7 (BP Pulse) Sign Plan: The proposal includes the addition of two 
monument signs and six canopy signs, one on each side of the front of 
the three proposed canopy structures, which are summarized in the table 
below. Note that there are no specific ground or building signs for the 
EV charging spaces. However, pavement markings will be provided to 
indicate all EV charging spaces. The existing directional sign for the 
Dunkin Donuts drive-through located on this lot will be retained and 
improved with the installation of required landscaping around its base 
pursuant to Section 12-11-4.G of the Zoning Ordinance.  

 
Sign 
ID 

Sign Type Sign Locations Sign Area* 

S1 Monument • Northwest Lot Entrance 
• Southeast Lot Entrance 

 

34 SF each 
(68 SF total) 

S2 Canopy • Northwest (front) 
elevation of Canopy 1 

• Northwest (front) 
elevation of Canopy 2 

• Southeast (front) 
elevation of Canopy 3 

 

8 SF each 
(24 SF total) 

S3 Canopy • Northeast (front) 
elevation of Canopy 1 

• Northeast (front) 
elevation of Canopy 2 

• Southwest (front) 
elevation of Canopy 3 

 

18 SF each 
(54 SF total) 

Total Sign Area (Lot 7): 146 SF 
*Sign areas rounded to the nearest whole number. 
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PUD Findings of Fact: 
The following is a discussion of standards for PUDs from Section 12-3-5 of the Zoning Ordinance. Rationale 
for how the proposal addresses the standards is provided in the attached petitioner responses to standards.  
 
Although staff has not provided a comment on each individual standard, in general the Major Change to PUD 
is supported by the Comprehensive Plan and other City goals to support economic development at this site, 
in this general area of Des Plaines, and in the city overall. The newly proposed uses are complementary to the 
existing uses already established and are logical considering the development’s proximity to O’Hare Airport. 
The Board may use staff’s rationale, the petitioner’s provided responses, or can modify or adopt its own. 

 
1. The extent to which the Proposed Plan is or is not consistent with the stated purpose of the PUD 

regulations in Section 12-3-5.A of this title: 
PZB Additions or Modifications (if necessary):    

 

  . 
 

2. The extent to which the proposed plan meets the prerequisites and standards of the planned unit 
development regulations: 

PZB Additions or Modifications (if necessary):    
 

  . 
 

3. The extent to which the proposed plan departs from the applicable zoning and subdivision 
regulations otherwise applicable to the subject property, including, but not limited to the density, 
dimension, area, bulk, and use and the reasons why such departures are or are not deemed to be in 
the public interest: 

PZB Additions or Modifications (if necessary):    
 

  . 
 

4. The extent to which the physical design of the proposed development does or does not make 
adequate provision for public services, provide adequate control of vehicular traffic, provide for, 
protect open space, and further the amenities of light and air, recreation and visual enjoyment: 

PZB Additions or Modifications (if necessary):    
 

  . 
 

5. The extent to which the relationship and compatibility of the proposed development is beneficial or 
adverse to adjacent properties and neighborhood: 

PZB Additions or Modifications (if necessary):    
 

  . 
 

6. The extent to which the proposed plan is not desirable to physical development, tax base, and 
economic well-being of the entire community: 
PZB Additions or Modifications (if necessary):    

 

  . 
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7. The extent to which the proposed plan is in conformity with the recommendations of the 2019 
Comprehensive Plan: 

PZB Additions or Modifications (if necessary):    
 

  . 
 
 

Conditional Use Findings: Conditional Use requests are subject to the standards set forth in Section 12-3- 
4(E) of the Zoning Ordinance. Rationale for how the proposed amendments would satisfy the standards is 
provided below and in the attached petitioner responses to standards. The Board may use the provided 
responses as written as its rationale, modify, or adopt its own. 
 
1.  The proposed Conditional Use is in fact a Conditional Use established within the specific Zoning 

district involved: 
Comment: The proposed development includes signs in a quantity and size that require a LASR. A LASR 
is a Conditional Use, as specified in Section 12-11-8 of the Zoning Ordinance for multi-building 
commercial developments. 
PZB   Additions   or   Modifications   (if  necessary):      

 
 
 

2. The proposed Conditional Use is in accordance with the objectives of the City’s Comprehensive 
Plan: 
Comment: The redevelopment of Lot 7 of the Orchards at O’Hare PUD requires the installation of 
appropriate signs to direct motorists and pedestrians to/from and throughout the site. The Comprehensive 
Plan strives to increase commercial development along major corridors like Mannheim Road as well as 
increase wayfinding for motorists and pedestrians alike. The proposed sign plan includes updates to 
existing site-wide multi-tenant monument signs to adequately identify each proposed use in this 
development and reduce the number of individual ground signs in the development. A great deal of 
building-mounted signs are proposed throughout the development. However, it can be argued that many 
of these signs provide proper wayfinding for motorists and pedestrians as they access the site. 
PZB   Additions   or   Modifications   (if  necessary):      

 
 
 

3. The proposed Conditional Use is designed, constructed, operated and maintained to be harmonious 
and appropriate in appearance with the existing or intended character of the general vicinity: 
Comment: The proposed Conditional Use for a Localized Alternative Sign Regulation requests additional 
signage to assist in the identification of each EV charging user to help both motorists and pedestrians 
navigate the property. The proposed development is similar to existing commercial developments in the 
area— especially the multi-building commercial development on the southeast corner of Mannheim and 
Pratt— and the proposed signs are generally harmonious to these surrounding developments. 
PZB   Additions   or   Modifications   (if  necessary):      

 
 
 

4. The proposed Conditional Use is not hazardous or disturbing to existing neighboring uses: 
Comment: Many of the proposed signs are not hazardous or disturbing to the existing neighboring uses as 
a majority of all signs are directed towards public streets or other commercial properties. All signs will 
meet all required performance standards as outlined in Section 12-11-6(B) of the Zoning Ordinance. 
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PZB   Additions   or   Modifications   (if  necessary):      
 
 
 

5. The proposed Conditional Use is to be served adequately by essential public facilities and services, 
such as highways, streets, police and fire protection, drainage structures, refuse disposal, water and 
sewer, and schools; or, agencies responsible for establishing the Conditional Use shall provide 
adequately any such services: 
Comment: The proposed signs have no effect on essential public facilities and services. Instead the new 
signs will improve wayfinding services throughout the site for motorists and pedestrians alike. 
PZB   Additions   or   Modifications   (if  necessary):      

 
 
 

6. The proposed Conditional Use does not create excessive additional requirements at public expense 
for public facilities and services and will not be detrimental to the economic well-being of the entire 
community: 
Comment: The proposed signs would not create a burden on public facilities, nor would they be a detriment 
to the economic well-being of the community. The signs are intended to share information and help 
visitors safely and easily access the site. 
PZB   Additions   or   Modifications   (if  necessary):      

 
 
 

7. The proposed Conditional Use does not involve uses, activities, processes, materials, equipment and 
conditions of operation that will be detrimental to any persons, property, or the general welfare by 
reason of excessive production of traffic, noise, smoke fumes, glare or odors: 
Comment: The proposed signs will not create additional traffic or noise that could be detrimental to 
surrounding land uses. Instead the signs will help better direct and circulate traffic throughout the site. 
PZB   Additions   or   Modifications   (if  necessary):      

 
 
 

8. The proposed Conditional Use provides vehicular access to the property designed so that it does not 
create an interference with traffic on surrounding public thoroughfares: 
Comment: The proposed signs will not create an interference with traffic on surrounding public 
thoroughfares but rather establish building identification and wayfinding for motorists and pedestrians. 
PZB   Additions   or   Modifications   (if  necessary):      

 
 
 

9. The proposed Conditional Use does not result in the destruction, loss, or damage of natural, scenic, 
or historic features of major importance: 
Comment: The proposed new signs would not cause the destruction, loss, or damage of any natural, scenic 
or historic features of major importance. The signs will be used to enhance a site that is already developed. 
PZB   Additions   or   Modifications   (if  necessary):      
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10. The proposed Conditional Use complies with all additional regulations in the Zoning Ordinance 
specific to the Conditional Use requested: 
Comment: All signs will comply with setback, landscaping, and performance standards in the Ordinance. 
PZB Additions or Modifications (if necessary):    

 
 

PZB Procedure and Recommended Condition: Given the separate conditional use for LASR and major 
change to final PUD requests, the PZB should take two motions. First, pursuant to Section 12-3-5 of the 
Zoning Ordinance, the PZB may vote to recommend approval, approval with conditions, or denial of the 
amended Final PUD. The request includes exceptions for: 

• Perimeter parking lot landscaping, illustrated in the attached plans, that does not meet the minimum 
perimeter landscape bed width requirements of Section 12-10-8.B. 

• Interior parking lot landscaping, illustrated in the attached plans, that does not meet the minimum size 
and landscape material requirements of Section 12-10-8.A. 

 
In regard to the conditional use LASR request, the PZB may vote to recommend approval, approval with 
conditions, or denial of the conditional use pursuant to Section 12-11-8 of the Zoning Ordinance. If the PZB 
chooses to recommend approval of the LASR, as amended, staff recommends the following conditions. 

 
Recommended Conditions of Approval: 

1. That the off-site 12-inch yellow striping area on Lot 6 on the attached Site Plan is revised to illustrate 
and label the drive-through and drive-through escape lane details, including one-way travel striping, 
prior to the City Council meeting.  

2. Structural design plans shall be provided for all signage at time of building permit. 
3. That a separate easement is established, executed, and maintained in perpetuity for the access and 

maintenance of the trash enclosure on Lot 7 and landscape area on Lot 6. The landscaping plan must be 
revised to illustrate all proposed landscaping to be installed on Lot 6 in conformance with all applicable 
City of Des Plaines codes.  
 

Attachments: 
Attachment 1: Location/Zoning Map 
Attachment 2: Site and Context Photos 
Attachment 3: Boundary and Topographic Survey of Lot 7 
Attachment 4: Site Condition Photos of Lot 7 
Attachment 5: Aerial Exhibit of Lot 7 
Attachment 6: Petitioner’s Responses to Standards for Conditional Uses and PUDs 
Attachment 7: Business Narrative 
Attachment 8: Site Plan for Lot 7 
Attachment 9: Engineering Plans for Lot 5 
Attachment 10: Amended PUD Plat (includes PUD Site Plan) 
Attachment 11: Landscape Plan for Lot 7 
Attachment 12: Photometric Plan for Lot 7 
Attachment 13: Canopy Specifications for BP Pulse 
Attachment 14: Public Works and Engineering Memo 
Attachment 15: Fire Truck Turning Exhibit for Lot 7 
Attachment 16: Amended LASR Sign Plan for Lot 7 
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2995-3001 Mannheim, 3401 Orchard, 1620-16...

NotesPrint Date: 9/7/20230 450 900
ft

Disclaimer: The GIS Consortium and MGP Inc. are not liable for any use, misuse, modification or disclosure of any map provided under applicable law.  This map is for general information purposes only. Although the

information is believed to be generally accurate, errors may exist and the user should independently confirm for accuracy. The map does not constitute a regulatory determination and is not a base for engineering

design. A Registered Land Surveyor should be consulted to determine precise location boundaries on the ground.
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LOT 7 

PHOTOS OF EXISTING SITE 
CONDITIONS (10/15/2023) 

01/08/2024 SUBMITTAL 
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01_Looking East from Mannheim Road 
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02_Looking East from Western Drive Aisle 
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03_Looking East from Western Drive Aisle 
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04_Looking NE from Area North of Mart 

Attachment 4 Page 18 of 75



05_Looking NE from Area North of Mart 
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06_Looking East from Area North of Mart Drive Thru 
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07_Looking NE from NE Corner of Mart 
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08_Looking West from NE Corner of Mart 
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09_LookingNE from Area North of Trash Enclosure 
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10_Looking SE from Existing Transformers 
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11_Looking East from East side of Mart Drive Thru 
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12_Looking NE from South Side of Mart 
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13_Looking NW From North Side of Hotel 
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INGRESS / EGRESS & PUBLIC UTILITY
EASEMENT PER DOC. NO. 1636218072

INGRESS-EGRESS & EASEMENT NOTES:

1. FINAL PLAT OF THE ORCHARDS AT O'HARE (DOC. NO. 1636218072, RECORDED 12/27/2016) GRANTED
AN INGRESS-EGRESS EASEMENT AS ILLUSTRATED ON THIS PLAN.  REFER TO RECORDED
DOCUMENT FOR ADDITIONAL INFORMATION.

2. THE DECLARATION OF COVENANTS, CONDITIONS, RESTRICTIONS, AND EASEMENTS (DOC NO
1704519094, RECORDED 02/14/2017) WAS PREPARED AND RECORDED "TO ASSURE THE
HARMONIOUS USE, OPERATION AND RELATIONSHIP OF THE PROPERTY AND ALL PORTIONS
THEREOF WITHIN THE PROJECT, BY PROVIDING FOR, DECLARING, AND CREATING CERTAIN
COVENANTS, CONDITIONS, RESTRICTIONS AND EASEMENTS AGAINST AND AFFECTING THE
PROPERTY OR ANY PORTION THEREOF WITHIN THE PROJECT."  THIS DOCUMENT GRANTED
EASEMENTS FOR INGRESS & EGRESS, DRAINAGE, UTILITY FACILITIES, CONSTRUCTION, PARKING
AREAS, AND MAINTENANCE.  REFER TO RECORDED DOCUMENT FOR ADDITIONAL INFORMATION.

Attachment 5 Page 28 of 75



ORCHARDS AT O’HARE 
Lot 7 PUD Amendment 

Standards for Planned Unit Developments 
01/08/2024 Submittal 

 
The Planning and Zoning Board and City Council review the particular facts and circumstances 
of each proposed Planned Unit Development in terms of the following standards. Keep in mind that 
in responding to the items below, you are demonstrating that the proposed use is appropriate for the site 
and will not have a negative impact on surrounding properties and the community. Please answer each 
item completely and thoroughly. 

 
1. The extent to which the proposed plan is or is not consistent with the stated purpose of the planned 
unit development regulations set forth in subsection A of this section; 
 

The proposed plan is consistent with the stated purpose of the PUD regulations. The PUD 
for the Orchards at O’Hare was established in 2018 (Ordinance Z-18-16) and amended in 
2019 to incorporate the redevelopment of Lot 1 (Ordinance Z-5-19).  The original LASR was 
approved in 2018 (Ordinance Z-18-18) and amended in 2019 for Lot 1 with the above 
referenced Ordinance Z-5-19.   
 
Both the PUD & LASR was further amended with Ordinance Z-28-23 [Major Change to a 
Final Planned Unit Development (PUD), with Exceptions, and an Amendment to a 
Conditional Use for a Localized Alternative Sign Regulation (LASR)] 

The proposed amendment to the existing PUD for Lot 7 consists of the following that 
maintains the same access and internal vehicular circulation previously approved 
considering the elimination of the car wash:   

 
1. Eliminate the previously approved car wash & 12 vacuum spaces and replace it with 40 

EV Charging Spaces and continuous 2-way drive aisle.  This increased the number of 
parking spaces from 12 spaces on Lot 7 to 40 EV Charging spaces.  [Total increase of 
28 stalls] 

2. Eliminate above ground stormwater management area and replace with underground 
storage under the drive aisle 

3. Provide two (2) HC Stalls with direct access to the existing mart building 
4. Modify the proposed engineering, site lighting, landscaping, and signage to account 

for the modified site plan. 
5. Modify the LASR for Lot 7 to reflect the elimination of the previously approved car 

wash. 
 

The modified site plan is consistent with similar uses within the existing PUD. 
 

2. The extent to which the proposed plan meets the requirements and standards of the planned unit 
development regulations; 
 

The proposed changes are consistent with the PUD regulations approved for the site. 

 
3. The extent to which the proposed plan departs from the zoning and subdivision regulations otherwise 
applicable to the subject property, including, but not limited to, the density, dimension, area, bulk and 
use and the reasons why such departures are or are not deemed to be in the public interest; 
 

The proposed changes are consistent with the PUD regulations approved for the site.  
There is a departure from the landscaping requirements as follows: 

 
A. Parking Lot Landscaping (12-10-8), There are 4 trees less than the requirement for 

parking lot trees. The locations for trees are limited due to the lines and infrastructure 
of the electrical requirements of the charging stations. 
 

B. The screening is handled as best possible based upon the electrical clearance 
requirements and the drainage of the site. 
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Orchards at O’Hare - PUD Amendment 
Lot 7 Standards for Planned Unit Developments [01/08/2024] (CONTINUED) 

Providing the proposed forty (40) EV Charging Parking Spaces are in the public interest as 
there is a demand for these, especially considering the proximity to O’Hare, car rental 
areas and adjacent roadways with high traffic volumes. 

4. The extent to which the physical design of the proposed plan does or does not make adequate
provision for public services, provide adequate control over vehicular traffic, provide for and protect
designated common open space, and further the amenities of light and air, recreation and visual
enjoyment;

The proposed plan does make adequate provision for the above in that the site plan 
modifications provide for adequate internal circulation.  The amendment will not increase 
the burden on public services when compared to the previously approved PUD.  The 
modifications to the site lighting is consistent with the previously approved PUD. 

5. The extent to which the relationship and compatibility of the proposed plan is beneficial or adverse to
adjacent properties and neighborhood;

The proposed site modifications are compatible with the existing use on the property and 
consistent with the previously approved PUD. 

6. The extent to which the proposed plan is not desirable to the proposed plan to physical development,
tax base and economic well-being of the entire community; and

The amendment to the PUD for Lot 7 will allow for the completion of this area for the PUD. 
The proposed EV Charging Parking Spaces will bring additional customers to the site that 
will use other amenities that include gas station, hotel and restaurants. 

7. The extent to which the proposed plan is not in conformity with the recommendations of the
comprehensive plan

The proposed changes are consistent with the comprehensive plan and compatible with 
the existing PUD for the site. 
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ORCHARDS AT O’HARE – LOT 7 PUD AMENDMENT 
Standards for Conditional Uses 

01/08/2024 Submittal 

The Planning and Zoning Board and City Council review the particular facts and circumstances of each 
proposed Conditional Use in terms of the following standards.  Keep in mind that in responding to the 
items below, you are demonstrating that the proposed use is appropriate for the site and will not have a 
negative impact on surrounding properties and the community.  Please answer each item completely and 
thoroughly (two to three sentences each). 

1. The proposed conditional use is in fact a conditional use established within the specific zoning district
involved;

The amendment to Lot 7 of the previously approved PUD with underlying zoning of C-3 General 
Commercial District allows (per Table 3 of 12-7-3) Commercial Parking Lots.  The proposed EV 
Charging Parking Spaces are allowed per 12-9-6(E).  

Note: 
Refer to “Orchards at O’Hare – LASR Amendment Standards for Conditional Use for additional 
information.” 

2. The proposed conditional use is in accordance with the objectives of the city's comprehensive plan
and this title;

Based on the fact the conditional use [(“Commercial Parking Lot)”] is listed in the specific zoning 
district, it is assumed to be in accordance with the Comprehensive Plan objectives. 

Note: 
Refer to “Orchards at O’Hare – LASR Amendment Standards for Conditional Use for additional 
information.” 

3. The proposed conditional use is designed, constructed, operated, and maintained so as to be
harmonious and appropriate in appearance with the existing or intended character of the general
vicinity;

The proposed amendment to the existing PUD for Lot 7 consists of the following that 
maintains the same access and internal vehicular circulation previously approved 
considering the elimination of the car wash:   

1. Eliminate the previously approved car wash & 12 vacuum spaces and replace it with
40 EV Charging Spaces and continuous 2-way drive aisle.  This increased the number 
of parking spaces from 12 spaces on Lot 7 to 40 EV Charging spaces.  [Total increase
of 28 stalls]

2. Eliminate above ground stormwater management area and replace with
underground storage under the drive aisle

3. Provide two (2) HC Stalls with direct access to the existing mart building
4. Modify the proposed engineering, site lighting, landscaping, and signage to account 

for the modified site plan.
5. Modify the LASR for Lot 7 to reflect the elimination of the previously approved car

wash.
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ORCHARDS AT O’HARE – LOT 7 PUD AMENDMENT 
Standards for Conditional Uses 

01/08/2024 Submittal 

The modified site plan is consistent with similar uses within the existing PUD. 

Note: 
Refer to “Orchards at O’Hare – LASR Amendment Standards for Conditional Use for additional 
information.” 

4. The proposed conditional use is not hazardous or disturbing to existing neighboring uses;

The Lot 7 PUD Amendment is not anticipated to be hazardous or disturbing to the existing 
neighboring uses that include: 

• West: City of Rosemont – Commercial 
• South: City of Rosemont – Commercial 
• East: Railroad and C-2/C-3  
• North: I-90 Tollway & C-3 PUD

Note: 
Refer to “Orchards at O’Hare – LASR Amendment Standards for Conditional Use for additional 
information.” 

5. The proposed conditional use is to be served adequately by essential public facilities and services such 
as highways, streets, police and fire protection, drainage structures, refuse disposal, water and sewer,
and schools; or the persons or agencies responsible for the establishment of the proposed conditional
use shall provide adequately any such services;

The existing PUD is serviced by public facilities and services.  The proposed amendment to the 
previously approved PUD will have no effect on essential public facilities and services. 

Note: 
Refer to “Orchards at O’Hare – LASR Amendment Standards for Conditional Use for additional 
information.” 

6. The proposed conditional use does not create excessive additional requirements at public expense
for public facilities and services and not be detrimental to the economic welfare of the community;

The proposed amendment to the previously approved PUD will not create a burden on public 
facilities, nor would they be a detriment to the economic well-being of the community.  The 
completion of the development on Lot 7 will enhance the economic welfare of the community 
as the current Lot 7 functions as a vacant land, stormwater management area and 12 parking 
spaces. 

Note: 
Refer to “Orchards at O’Hare – LASR Amendment Standards for Conditional Use for additional 
information.” 
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ORCHARDS AT O’HARE – LOT 7 PUD AMENDMENT 
Standards for Conditional Uses 

01/08/2024 Submittal 

7. The proposed conditional use does not involve uses, activities, processes, materials, equipment and
conditions of operation that will be detrimental to any persons, property, or the general welfare by
reason of excessive production of traffic, noise, smoke, fumes, glare or odors;

The proposed amendment to the PUD as described above that includes a Commercial Parking 
Lot with EV Charging Spaces will not create excessive production of traffic, noise, smoke, fumes, 
glare or odors. 

Note: 
Refer to “Orchards at O’Hare – LASR Amendment Standards for Conditional Use for additional 
information.” 

8. The proposed conditional use provides vehicular access to the property designed that does not create
an interference with traffic on surrounding public thoroughfares;

The approved PUD included a car wash and accounted for the resulting traffic from the car 
wash.  The proposed amendment to the PUD as described above does not create an 
interference with traffic on surrounding public thoroughfares.  

Note: 
Refer to “Orchards at O’Hare – LASR Amendment Standards for Conditional Use for additional 
information.” 

9. The proposed conditional use does not result in the destruction, loss, or damage of a natural, scenic,
or historic feature of major importance; and

The proposed amendment to the previously approved PUD would not cause the destruction, 
loss, or damage of any natural, scenic, or historic features of major importance.  The completion 
of the development on Lot 7 will enhance the appearance from its present state. 

Note: 
Refer to “Orchards at O’Hare – LASR Amendment Standards for Conditional Use for additional 
information.” 

10. The proposed conditional use complies with all additional regulations in this title specific to the
conditional use requested

To the best of our knowledge, the proposed amendment to the previously approved PUD 
complies with the regulations noted. 

Note: 
Refer to “Orchards at O’Hare – LASR Amendment Standards for Conditional Use for additional 
information.” 
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c o r e - s t a t e s . c o m / e n e r g y  

January 8, 2024 

Re: BP Pulse, ORD EV Charging Station Hub 
Project Narrative 
Lot 7 of Orchards at O’Hare - 2991 Mannheim Road 
Des Plaines, IL 60018 

On behalf of BP Pulse, the lessee in the above referenced application, we are providing a Project Narrative 
for use in the Planned Utility Development (PUD) application related to the installation of electric vehicle 
charging equipment for the above referenced property owned by Orchards Lot 7, LLC, an Illinois limited 
liability company.  

The property is located at 3041 Orchard Place (Lot 7), Des Plaines, IL 60018 (also known as 2991 Mannheim 
Road) and is currently zoned as C-3 General Commercial within a Planned Unit Development Overlay. The 
existing use is a planned development that includes a convenience store with fuel station, hotel, and quick 
serve restaurant with drive-thru. No changes to the existing zoning or dimensional requirements are 
proposed with this application.  

BP Pulse charging station hub sites are defined as having 4 or more EV chargers in a single property location. 
These sites are located when and where the customer needs them, i.e. near public transport and shopping 
centers. bp pulse points with single or multiple chargers installed on existing bp owned or bp dealer 
forecourts. 

BP Pulse promotes EV adoption through charging with the next generation of EV charging units at speeds 
of up to 7 times faster than what is available in the market today. This application proposes to add these 
Electric Vehicle (EV) Charging units in the existing parking lot as shown on the attached plans. This 
application is meant to be an amenity feature for the existing business use, as customers for all retail 
tenants on the property would benefit from the direct current fast charge EV dispensers that are proposed. 
EV adoption in every city across the United States is expected to increase rapidly over the next three (3) 
years and BP Pulse is offering the most advanced charging technology available. This site has efficiently 
located space near the center of the property for associated equipment that powers these dispenser units 
at a high KW output.  

This is a private investment proposal to build a sustainable and long-term EV charging business that will 
offer inclusive and open access for the general public. The site will provide a total of 20 DC Fast Charging 
units that provide service for two parking stalls each. Therefore, a total of 40 customers are able to charge 
their vehicles at any given time. Of the 40 parking stalls available, two are dedicated to provide ADA 
accessibility for those in need. The site operates without the need for continual onsite management as all 
dispenser units are operated with automation control.  However, BP Pulse will provide on-site maintenance 
and upkeep through a 3rd party vendor to be selected.  This vendor will provide trash pickup and haul-off 
as well as other needs as identified. The schedule of onsite maintenance is anticipated to be once every 
few days or more often, depending on the need. 
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c o r e - s t a t e s . c o m / e n e r g y  

The site will be open to public use on a 24-hour basis with an anticipated charging time of up to 
approximately 20-30 minutes per vehicle. Initiation of the chargers are provided through a specific BP app 
that is downloaded by the customer through BP’s website. The app provides the QR code that is used to 
start the charging process. These chargers are compatible and accessible to all fast-charge capable EVs and 
are not proprietary to a single brand.  
 
Security measures for the site will be provided through 24-hour monitored CCTV cameras placed 
strategically throughout the site as well as through other measures, such as emergency call buttons in the 
event of an immediate response need. Emergency call buttons are directed to a 911 operator who provides 
the immediate response. Signage will also be placed throughout the site to remind customers to avoid loud 
noises, loitering, vehicle tow warnings and other notifications as needed. 
 
Discussions with ComEd indicate that they can provide the available power capacity. ComEd can guarantee 
the available power for 1-1.5 years and the available power can be reserved once the new service 
application is submitted.  
 

20 DC Fast Chargers:  
4 rectification units (450A FLA per unit) = 1800 Amps 
12 Stand-Alone units (500A FLA per unit) = 600A 
Total EV charging load = 7800A X 480 X 1.732 = 6484.80KW 
 
Estimated Site Lighting Load: 
9 site lights x 1A x 277V = 2493 W 
27 canopy lights x 17W x 27 = 569W 

 
BP Pulse has developed national design standards based on industry best practice, property owner 
requirements and customer focus groups. All of the proposed facilities adequately safeguard the health, 
safety, and welfare of the occupants of the adjoining and surrounding properties and will not impair the 
supply of light and air to adjacent properties. These facilities will not unreasonably increase street 
congestion as they are meant for existing customers of the existing buildings on the property. There is no 
increase in fire danger or general public safety with the installation and use of the proposed equipment 
and the proposed scope of work will not impact property values negatively on the subject property or those 
surrounding it.  
 
Please see attached plans and supplemental information in support of these points.  
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NOTES:

1. LOT AREA SUMMARY:
AREA = 33,238 SF = 0.7630 ACRES

PERVIOUS AREA =   9,083 SF  0.2085 AC. (  27.3%)
IMPERVIOUS AREA = 24,155 SF  0.5545 AC. (  72.7%)
TOTAL AREA = 33,238 SF  0.7630 AC. (100.0%)

2. BUILDING AREA SUMMARY:
NO BUILDINGS ARE PROPOSED, EXCEPT FOR CANOPIES ABOVE EV CHARGING STALLS AS NOTED.

3. PARKING SUMMARY:
- PARKING REQUIRED: ZERO (NO BUILDINGS)

- PROPOSED PARKING SUMMARY:
STANDARD EV CHARGING STALLS (9' x 18'): 38
HC ACCESSIBLE EV CHARGING STALLS (16' x 18'):   2
TOTAL EV CHARGING STALLS PROVIDED: 40

4. PROPOSED PARKING SETBACK FROM PROPERTY LINES (5-FT MINIMUM REQUIRED)
***WAIVER REQUESTED***:

- NORTH LOT LINE: 5.0-FT
- EAST LOT LINE: 10.4' (> 5-FT)
- WEST LOT LINE: N/A AS OCCUPUED BY DRIVE AISLE CONSISTENT WITH EXISTING PUD
- SOUTH LOT LINE: ZERO (< 5-FT) AS PARKING ADJACENT TO DRIVE AISLE AS APPROVED PER

EXISTING PUD
- SOUTHWESTERLY LOT LINE: ZERO (<5-FT) AS 22-FT DRIVE AISLE & 18-FT STALL DEPTH DOES NOT

ALLOW

5. DRIVE AISLE WIDTH:
PROPOSED DRIVE AISLE WIDTHS FOR 2-WAY TRAFFIC = 22' MIN.

6. STORM WATER MANAGEMENT:
THE EXISTING STORM WATER MANAGEMENT THAT PROVIDES VOLUME CONTROL FOR A PORTION
OF THE OVERALL PROJECT WILL BE FILLED WITH VOLUME REPLACED THROUGH UNDERGROUND
STORAGE BELOW THE PROPOSED DRIVE AISLE.  SEE FINAL ENGINEERING PLANS.

7. CANOPY, SIGNS, CHARGING STATIONS, & PAVEMENT MARKINGS:
REFER TO "BRANDING BP PULSE" PACKAGE FOR INFORMATION ON THE PROPOSED CANOPY,
SIGNS, CHARGING STATIONS, & PAVEMENT MARKINGS

INGRESS / EGRESS & PUBLIC UTILITY
EASEMENT PER DOC. NO. 1636218072

INGRESS-EGRESS & EASEMENT NOTES:

1. FINAL PLAT OF THE ORCHARDS AT O'HARE (DOC. NO. 1636218072, RECORDED 12/27/2016) GRANTED
AN INGRESS-EGRESS EASEMENT AS ILLUSTRATED ON THIS PLAN.  REFER TO RECORDED
DOCUMENT FOR ADDITIONAL INFORMATION.

2. THE DECLARATION OF COVENANTS, CONDITIONS, RESTRICTIONS, AND EASEMENTS (DOC NO
1704519094, RECORDED 02/14/2017) WAS PREPARED AND RECORDED "TO ASSURE THE
HARMONIOUS USE, OPERATION AND RELATIONSHIP OF THE PROPERTY AND ALL PORTIONS
THEREOF WITHIN THE PROJECT, BY PROVIDING FOR, DECLARING, AND CREATING CERTAIN
COVENANTS, CONDITIONS, RESTRICTIONS AND EASEMENTS AGAINST AND AFFECTING THE
PROPERTY OR ANY PORTION THEREOF WITHIN THE PROJECT."  THIS DOCUMENT GRANTED
EASEMENTS FOR INGRESS & EGRESS, DRAINAGE, UTILITY FACILITIES, CONSTRUCTION, PARKING
AREAS, AND MAINTENANCE.  REFER TO RECORDED DOCUMENT FOR ADDITIONAL INFORMATION.
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NOTES:

1. LOT AREA SUMMARY:
AREA = 33,238 SF = 0.7630 ACRES

PERVIOUS AREA =   9,083 SF  0.2085 AC. (  27.3%)
IMPERVIOUS AREA = 24,155 SF  0.5545 AC. (  72.7%)
TOTAL AREA = 33,238 SF  0.7630 AC. (100.0%)

2. BUILDING AREA SUMMARY:
NO BUILDINGS ARE PROPOSED, EXCEPT FOR CANOPIES ABOVE EV CHARGING STALLS AS NOTED.

3. PARKING SUMMARY:
- PARKING REQUIRED: ZERO (NO BUILDINGS)

- PROPOSED PARKING SUMMARY:
STANDARD EV CHARGING STALLS (9' x 18'): 38
HC ACCESSIBLE EV CHARGING STALLS (16' x 18'):   2
TOTAL EV CHARGING STALLS PROVIDED: 40

4. PROPOSED PARKING SETBACK FROM PROPERTY LINES (5-FT MINIMUM REQUIRED)
***WAIVER REQUESTED***:

- NORTH LOT LINE: 5.0-FT
- EAST LOT LINE: 10.4' (> 5-FT)
- WEST LOT LINE: N/A AS OCCUPUED BY DRIVE AISLE CONSISTENT WITH EXISTING PUD
- SOUTH LOT LINE: ZERO (< 5-FT) AS PARKING ADJACENT TO DRIVE AISLE AS APPROVED PER

EXISTING PUD
- SOUTHWESTERLY LOT LINE: ZERO (<5-FT) AS 22-FT DRIVE AISLE & 18-FT STALL DEPTH DOES NOT

ALLOW

5. DRIVE AISLE WIDTH:
PROPOSED DRIVE AISLE WIDTHS FOR 2-WAY TRAFFIC = 22' MIN.

6. STORM WATER MANAGEMENT:
THE EXISTING STORM WATER MANAGEMENT THAT PROVIDES VOLUME CONTROL FOR A PORTION
OF THE OVERALL PROJECT WILL BE FILLED WITH VOLUME REPLACED THROUGH UNDERGROUND
STORAGE BELOW THE PROPOSED DRIVE AISLE.  SEE FINAL ENGINEERING PLANS.

7. CANOPY, SIGNS, CHARGING STATIONS, & PAVEMENT MARKINGS:
REFER TO "BRANDING BP PULSE" PACKAGE FOR INFORMATION ON THE PROPOSED CANOPY,
SIGNS, CHARGING STATIONS, & PAVEMENT MARKINGS

INGRESS / EGRESS & PUBLIC UTILITY
EASEMENT PER DOC. NO. 1636218072

INGRESS-EGRESS & EASEMENT NOTES:

1. FINAL PLAT OF THE ORCHARDS AT O'HARE (DOC. NO. 1636218072, RECORDED 12/27/2016) GRANTED
AN INGRESS-EGRESS EASEMENT AS ILLUSTRATED ON THIS PLAN.  REFER TO RECORDED
DOCUMENT FOR ADDITIONAL INFORMATION.

2. THE DECLARATION OF COVENANTS, CONDITIONS, RESTRICTIONS, AND EASEMENTS (DOC NO
1704519094, RECORDED 02/14/2017) WAS PREPARED AND RECORDED "TO ASSURE THE
HARMONIOUS USE, OPERATION AND RELATIONSHIP OF THE PROPERTY AND ALL PORTIONS
THEREOF WITHIN THE PROJECT, BY PROVIDING FOR, DECLARING, AND CREATING CERTAIN
COVENANTS, CONDITIONS, RESTRICTIONS AND EASEMENTS AGAINST AND AFFECTING THE
PROPERTY OR ANY PORTION THEREOF WITHIN THE PROJECT."  THIS DOCUMENT GRANTED
EASEMENTS FOR INGRESS & EGRESS, DRAINAGE, UTILITY FACILITIES, CONSTRUCTION, PARKING
AREAS, AND MAINTENANCE.  REFER TO RECORDED DOCUMENT FOR ADDITIONAL INFORMATION.
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LOCATION MAP
Not To Scale

BP PULSE EV CHARGING PROGRAM
SITE IMPROVEMENT PLANS

LOT 7 ORCHARD'S AT O'HARE (2991 MANNHEIM ROAD)
SECTION 33  TOWNSHIP 41 NORTH   RANGE 12 EAST

DES PLAINES, ILLINOIS
COOK COUNTY
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MISCELLANEOUS NOTES:

1. ALL CURB & GUTTER IS B6.12 CURB & GUTTER UNLESS NOTED OTHERWISE
2. THE CITY OF DES PLAINES SHALL BE NOTIFIED A MINIMUM OF 48 HOURS IN ADVANCE

OF ANY REQUIRED SITE INSPECTIONS.
3. PARKING LOT LIGHTING SHALL BE LED (3000K).  REFER TO SITE LIGHTING PLANS FOR

ADDITIONAL INFORMATION.
4. ALL EXCAVATED MATERIAL IS TO BE REMOVED DAILY.

MWRD FLOODPLAIN NOTES:

1. BASE FLOOD ELEVATION (B.F.E.) [VARIES 635.70 TO 636.15]
635.70 AT EAST PROPERTY LINE
636.15 AT STORM DISCHARGE/WEST PROPERTY LINE

2. FLOOD PROTECTION ELEVATION (F.P.E.) [VARIES 637.70 TO 638.15]
[F.P.E. = B.F.E. +2.0']
637.70 AT EAST PROPERTY LINE
638.15 AT STORM DISCHARGE/WEST PROPERTY LINE

3. SANITARY MANHOLE NOTE:
ALL PROPOSED OR ADJUSTED SANITARY MANHOLES WITH AN ELEVATION BELOW

638.15 SHALL HAVE BOLTED-DOWN LIDS

C2.1
EXISTING CONDITIONS PLAN

MWRD SEASONALLY HIGH GROUND WATER NOTE:

PER THE SUBSURFACE EXPLORATION AND GEOTECHNICAL ENGINEERING SERVICES REPORT
PREPARED BY ECS (PROJECT NO. 16:8991-C11), DATED 08/19/2016, UPDATED
03/06/2017, "BASED ON THE RESULTS OF OUR PREVIOUS AND CURRENT EXPLORATIONS
AND SOIL COLOR CHANGE, LONG-TERM STATIC GROUNDWATER AT THE PROJECT SITE IS
ESTIMATED TO BE LOCATED AT A DEPTH OF APPROXIMATELY 10 TO 13 FEET BELOW
EXISTING GRADE (E.G. APPROXIMATELY ±625 FEET TO ±627 FEET)".  FOR THE PURPOSES
OF THE MWRD WMO, THE 627-FEET ELEVATION HAS BEEN ASSUMED FOR CALCULATION
AND PERMITTING PURPOSES.  IN THE EVENT THAT DIFFERENT GROUNDWATER
CONDITIONS ARE ENCOUNTERED DURING CONSTRUCTION, THE ENGINEER SHALL BE
NOTIFIED.

PROJECT  LOCATION

C2.0 GENERAL NOTES AND SPECIFICATIONS
GENERAL NOTES AND SPECIFICATIONS

C7.0
C8.0 SE/SC & CONSTRUCTION MANAGEMENT PLAN
C9.0 CITY OF DES PLAINES DETAILS
C9.1 MISCELLANEOUS DETAILS

C9.4 ADS STORMTECH DETAILS - BED 1 (WEST)

CONNECTION TO EXISTING
SANITARY SEWER

PER MWRD #16-298

STORM SEWER DISCHARGE
TO WILLOW CREEK
PER MWRD #16-298

MWRDGC
INTERCEPTOR

CONNECTION TO
MWRDC INTECEPTOR

LOT 7 PROJECT AREA

BENCHMARKS:

Source Benchmark:

City of Des Plaines Benchmark # 80

Description:    Concrete monument

Location:    Monument set in concrete on East side
of River Road North of Devon Avenue 24' East of
edge of pavement of River Road and 48' South of
entrance to # 3000 River Road.

Elevation:    632.52     (NAVD 88)

Site Benchmark:

CP # 633 (see survey)
Description:  Cross Notch
Elevation:  640.58         NAVD  88  (Geoid 12A)

CP # 745 (see survey)
Description:  Cross Notch
Elevation:  641.04         NAVD  88  (Geoid 12A)

CP # 750 (see survey)
Description:  Cross Notch
Elevation:  638.76         NAVD  88  (Geoid 12A)
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consulting engineers
HAEGER ENGINEERING

land surveyors

C9.2 EROSION CONTROL & MISC. DETAILS
C9.3 ADS STORMTECH DETAILS - BED 1 (WEST)

C9.6 ADS STORMTECH DETAILS - BED 2 (EAST)
C9.5 ADS STORMTECH DETAILS - BED 2 (EAST)

30"Ø Nyloplast Catch Basin

ENGINEERED BARRIER NOTE:

ALL DISTURBED AREA SHALL INCLUDE AN ENGINEERED BARRIER CONSISTING OF ASPHALT,
CONCRETE, OR 36" OF CLEAN TACO COMPLIANT FILL MATERIAL.  THE CONTRACTOR
SHALL PROVIDE THE OWNER, ENGINEER AND ENVIRONMENTAL CONSULTANT WITH
DOCUMENTATION IN REGARD TO WHERE THE INCOMING LANDSCAPING & FILL MATERIAL
MATERIALS ORIGINATED FROM, TRIP TICKETS/MANIFESTS, TOTAL VOLUME, AND
ANALYTICAL RESULTS CERTIFYING THAT IT IS CLEAN [ONE TARGET COMPOUND LIST (TCL)
SAMPLE FOR EVERY 500 YARDS THAT CAME ON-SITE].  THE DOCUMENTATION AND
TESTING OF THE MATERIAL SHALL BE INCLUDED IN THE CONTRACT.  THE CONTACT
INFORMATION FOR THE OWNER'S ENVIRONMENTAL CONSULTANT IS:

BILL LENNON
ENVIRONMENTAL GROUP SERVICES LTD.
557 WEST POLK STREET, SUITE 201
CHICAGO, ILLINOIS 60607
T: 312.447.1200 X315
C: 312.656.6877
E: BILL@EGSL.COM
W: EGSL.COM

DESCRIPTION

INDEX TO MWRD EXHIBITS

NO.

M1 LOT 7 - EXISTING CONDITIONS (PER MWRD #16-298)

M3
M2 LOT 7 - PROPOSED CONDITIONS (LOT 7 DEVELOPMENT)

MWRD DRAINAGE EXHIBIT (6.406 AC DETENTION SERVICE AREA PER #16-298)

1 2/7/2024 Per City Review
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( I N T E R S T A T E    9 0 )

Remove Overhead
Wire

Remove Utility
Pole

Remove Rip
Rap

Remove Rip
Rap

Remove Rip
Rap

Remove Curb &
Gutter (Typ.)

Remove Curb &
Gutter (Typ.)

Remove
Utility Pole

Remove Utility
Pole

Remove
Overhead Wire

Remove Light
Pole Base

Remove Light
Pole Base

Sawcut (Typ.)

Sawcut
(Typ.)

Existing Transformers
to Remain

Existing Handhole
to Remain

Remove Sign

Remove
Clean Out

Remove
Clean Out

Remove
Inlet

Existing Billboard
Post to Remain

Existing Curb
to Remain

Sawcut (Typ.)

Existing Stripping to be
Removed in this Area

Abandon Catch Basin (See Detail on C-9.1)
& Abandon Sewer. Plug with Min. 2' Long
Non-Shrink Concrete or Mortar at Both Ends

Adjust Handhole
to FG

Adjust Catch
Basin to FG

Adjust
Manhole
to FG

Existing FES
to Remain

Existing Sanitary Manhole to be Abandoned
(See Detail on C-9.1).  Plug with Min. 2' Long
Non-Shrink Concrete or Mortar at Both Ends

Existing Sanitary
Manhole to Remain

Remove B-Box,
Service & Disconnect
Service at Main

Plug Sanitary Sewer to the
Northwest with Min. 2' Long

Non-Shrink Concrete or Mortar

Existing Stripping to be
Removed in this Area

Remove Sanitary Sewer

Adjust Lid to FG & Plug End of
Abandoned Sewer to the North

Metal Sign
to Remain

Rip Rap
to Remain

Trash Enclosure &
Fencing to Remain

Saw-Cut, Remove Damaged
PCC Pavement & Replace

Saw-Cut, Remove Damaged
PCC Pavement & Replace

TREE PROTECTION

CONCRETE REMOVAL

FENCE REMOVAL

DEMOLITION LEGEND

MISCELLANEOUS REMOVAL

TREE REMOVAL

UTILITY REMOVAL

PAVEMENT REMOVAL

SAW CUT

ABANDON UTILITY

CURB REMOVAL

GRIND AND RESURFACE
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Existing Utility Pole to be used for

Lot 7 (Coordinate with Com Ed)

4" Yellow

12
" Y

ell
ow

Existing
Curb to
Remain

6" White

R1-1 Stop Sign &
24" White Stop Bar

6" White

R1-1 Stop Sign &
24" White Stop Bar

4"
 Y

ell
ow

(T
yp

ica
l)

3'

4" Yellow

Proposed Light Pole (Typ.)

4"
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(T
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3'

4" Yellow

FRONT

R
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R

R

R

R

R

R

R
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NEWUTILITY
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TRANSFORMER 22'

Misc. EV
Equipment
& Panels

Misc. EV
Equipment
& Panels12' F-F

12'
F-F

5'

5'
5'

6'

Pavement Patch
Adjacent to C&G

Pavement Patch
Adjacent to C&G

13' F-F

24' F-F

15'R B/C

Match Existing

5'

HC
Sign

10
'

Existing  "Do Not
Enter" Sign to Remain
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**   If existing undocumented Fill is left in place, the geotechnical engineer recommends that an additional
4 inches of aggregate base be added for each on-site pavement section to help reduce the potential for
premature pavement distress. Otherwise, consideration may be given to utilizing a medium to heavy
weight stabilization geotextile (Mirafi RS380i or RS 580i) beneath the new pavement section.

PAVING LEGEND

HEAVY DUTY PAVEMENT (SN = 3.5)

PAVING LEGEND

- 1 1/2" Hot Mix Asphalt (HMA) Surface Course, Mix D, N50 (Max. 15% RAP)
- 4" Hot Mix Asphalt (HMA) Binder Course, IL-19.0, N50 (Max. 30% RAP)
- 12" Aggregate Base Course, CA-6, Crushed **

STANDARD PAVEMENT (SN = 2.4)

CONCRETE WALK
- 5" PCC Walk
- 4" Aggregate Base Course, CA-6, Crushed

- 1 1/2" Hot Mix Asphalt (HMA) Surface Course, Mix D, N50 (Max. 15% RAP)
- 2 1/4" Hot Mix Asphalt (HMA) Binder Course, IL-19.0, N50 (Max. 30% RAP)
- 8" Aggregate Base Course, CA-6, Crushed

CONCRETE PAVEMENT (SN = 3.2)
- 6" PCC Pavement (Class PV) with 6" x 6" #6 Rigid Wire Mesh
- 6" Aggregate Base Course, CA-6, Crushed

**

**

**

LANDSCAPING AREA
(Refer to Landscape Plan & Remedial Action Plan)
Note: Shall include a miniumum of 36" clean (TACO Compliant) material.  The 36"
of clean (TACO Compliant) material shall include a minimum of 6" clean (TACO
Compliant) topsoil for the upper layer.

- 1 1/2" Hot Mix Asphalt (HMA) Surface Course, Mix D, N50 (Max. 15% RAP)
- Level Binder Course as Required
- Binder Repair (Match Existing Thickness) as Required

**

GRIND & OVERLAY AREA

EV PARKING STALL PAVEMENT MARKING NOTE:
REFER TO PAVEMENT MARKING DETAIL FOR SPECIFICS ON THE REQUIRED PAVEMENT
MARKINGS FOR EACH EV CHARGING SPACE.  PER THE CITY OF DES PLAINES, "PURSUANT TO
SECTION 12-9-6.E, “ELECTRIC VEHICLE CHARGING SPACES MUST BE STRIPED WITH A SYMBOL
AND LETTERING TO INDICATE THEIR RESERVATION FOR CHARGING, AND MAY HAVE A SIGN
NOT TO EXCEED 1.5 SQUARE FEET IN AREA DESIGNATING SUCH RESERVATION MOUNTED TO
A WALL OR FREESTANDING POST."

1 2/7/2024 Per City Review

Attachment 9 Page 41 of 75



FR
O

N
T

HC-12

CS-5A

CS-5B

CS-6A

CS-6B

CS-7A

FRONT

HC-5

CS-8B

CS-8A

CS-7B

FRONT

HC-11

FR
O

N
T

HC-12

FRONT

HC-4

FRONT

HC-3

FRONT

HC-2

FRONT

HC-1

FR
ON

T

LV
MV

NEW UTILITY
COMPANY

TRANSFORMER

R

R

R

R

R

R

R

FRONT

HC-5

FRONT

HC-5

FRONT

HC-5

FRONT

HC-5

FRONT

HC-5

FRONT

R

R

R

R

R

R

R

R

R

R

LV
MV

NEWUTILITY
COMPANY

TRANSFORMER

U
 S

   
 1

 2
 / 

4 
5 

   
( 

M
 A

 N
 N

 H
 E

 I
 M

   
R

 O
 A

 D
 )

J A N E    A D A M S    M E M O R I A L    T O L L W A Y

( I N T E R S T A T E    9 0 )

CB D3 (3'Ø)
Gr 639.00
Inv 635.00

CB C2-1A (3'Ø)
Gr 639.00
Inv 635.00

CB C5 (3'Ø)
Gr 638.60
Inv 635.27

CB B3 (3'Ø)
Gr 639.00
Inv 635.00

CB A1 (6'Ø)
Rim 639.50
Inv 634.16 (12" NE)
Inv 633.91 (Ex. 15 E,W)
[Field Verify]

CB C3 (4'Ø)
Rim 640.50

Inv 635.05 (12" SE,SW)

Inv 635.05 (16" NE)

CB C2-1 (4'Ø)
Rim 639.20
Inv 634.80

C.O. D2
Rim 639.10
Inv 634.93

Adjust to
Rim 639.15

CB C2 (5'Ø)
Rim 639.80
Inv 634.80

OCS A2 (6'Ø)
Rim 640.00
Inv 634.60
Top of Wall = 637.80
4"Ø Rest. = 634.60

NP CB A3 (30"Ø)
Rim 639.60
Inv 634.80

C.O. B2
Rim 639.35
Inv 634.82

C.O. C4Rim 640.60
Inv 635.16

CB C3-1 (3'Ø)
Gr 638.90
Inv 635.25

Adjust to
Rim 639.80

Adjust to
Rim 640.20

NP CB B1 (30"Ø)
Rim 639.40
Inv 634.80

NP CB C1 (30"Ø)
Rim 640.05
Inv 634.80

OP
 #1

Ri
m

 63
9.7

0

OP #1 (Rim 640.05) NP CB C2-2 (30"Ø)
Rim 639.95
Inv 634.80

NP CB D1 (30"Ø)
Rim 639.25
Inv 634.80

StormTech Detention
System Bed 1 (See
Sheets C9.3 & C9.4)

12' - 12" PVC
SDR 26 @ 3.67%

12' - 12" PVC
SDR 26 @ 1.67%

22' - 12" PVC SDR 26 @ 0.80%

3' - 12" PVC

SDR 26 @ 0.80%

22' - 12" PVC
SDR 26 @ 0.50%

20' - 12" PVC SDR 26
@ 1.00%

22' - 12" PVC
SDR 26 @ 0.50%

46' - 16" PVC
SDR 26
@ 0.54%

18' - 24" ADS N12
@ 0.00% (FLAT)

36' - 24" ADS N12

@ 0.00% (FLAT)

36' - 24" ADS N12

@ 0.00% (FLAT)

9' - 10" PVC

SDR 26 @ 2.20%

5' - 12" PVC
SDR 26 @ 1.50%

8' - 12" PVC
SDR 26 @ 1.50%

StormTech Detention
System Bed 2 (See
Sheets C9.5 & C9.6)

138' - 4" Perforated

PVC Underdrain
Inv 634.80

66' - 4" Perforated

PVC Underdrain
Inv 634.80

Adjust to Rim 641.33

Gr 640.34
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Ridgeline (Typ.)

CB D3 (3'Ø)
Gr 639.00

CB C2-1A (3'Ø)
Gr 639.00

CB C5 (3'Ø)
Gr 638.60

CB B3 (3'Ø)
Gr 639.00

CB A1 (6'Ø)
Rim 639.50

CB C3 (4'Ø)
Rim 640.50

CB C2-1 (4'Ø)
Rim 639.20

C.O. D2
Rim 639.10

Adjust to
Rim 639.15

CB C2 (5'Ø)
Rim 639.80

OCS A2 (6'Ø)
Rim 640.00

NP CB A3 (30"Ø)
Rim 639.60

C.O. B2
Rim 639.35

C.O. C4Rim 640.60

CB C3-1 (3'Ø)
Gr 638.90

639.5

640

640.5

639

640.5

640

64
0.

5

640

640

639.5

639

640.5

640

639.5

639.5

640

639.5

64
0.

5

64
0

64
0

64
0.5

640.5

641

640.5

640

639.5

639

639.5

639

640

639.5

639.5

63
9.5

640

640

640.5

640

639.5

640.5

639.5

640.5

Adjust to
Rim 639.80

Adjust to
Rim 640.20

Ri
dg

eli
ne

(T
yp

.)

Ridgeline (Typ.)

NP CB B1 (30"Ø)
Rim 639.40

NP CB C1 (30"Ø)
Rim 640.05

OP
 #1

Ri
m

 63
9.7

0

OP #1 (Rim 640.05) NP CB C2-2 (30"Ø)
Rim 639.95

NP CB D1 (30"Ø)
Rim 639.25

C 639.90
G 639.40
FG 639.90

C 640.10
G 639.60

C 
63

9.8
5

G 
63

9.3
5

C 639.90
G 639.40

C 639.50
G 639.00
FG 639.00

C 
63

9.8
0

G 
63

9.3
0

C 
64

1.3
0

G 
64

0.8
0

C 640.70
G 640.20
FG 640.20

C 
64

1.3
0

G 
64

0.8
0

C 
64

1.3
0

G 
64

0.8
0

P 640.55

C 641.00
G 640.50

C 640.30
G 639.80
FG 639.80

C 640.70
G 640.20

C 639.90
G 639.40

C 639.50
G 639.00
FG 639.50

C 640.40
G 639.90

C 
64

0.7
0

G 
64

0.2
0

C 
64

1.2
0

G 
64

0.7
0

C 
64

0.5
0

G 
64

0.0
0

P 640.40

C 640.20
G 639.70

C 
64

0.7
0

G 
64

0.2
0C 

64
0.5

0
G 

64
0.0

0

C 640.45
G 639.95

C 640.37
G 639.87
P 639.93

C
 6

39
.2

5
G

 6
38

.7
5

C
 6

39
.1

5
G

 6
38

.6
5

C 639.90
G 639.40

C 640.32
G 639.82
P 639.88 (Ex)

C 640.10
G 639.60

C 640.25
G 639.75

C 640.50
G 640.00

C 640.55
G 640.05

C 640.75
G 640.25

C 640.30
G 639.80

C 640.10
G 639.60

C 639.75
G 639.25

C 639.50
G 639.00

P 
63

9.2
5

C 639.35±
G 638.85±
P 638.87±

C 640.77
G 640.27
P 640.33 (Ex)

C 641.27±
G 640.83±
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NOTES:
1. Proposed Contour Interval = 0.5'
2. Curb Line from Location "A" to Location "B" to

transition from Standard B6.12 Curb & Gutter to
B6.12 Curb & Gutter with Exposed Back of Curb.

3. Curb Line from Location "B" to Location "C" shall be
B6.12 Curb & Gutter with Exposed Back of Curb.

4. Curb Line from Location "C" to Location "D" to
transition from B6.12 Curb & Gutter with Exposed
Back of Curb to Standard B6.12 Curb & Gutter.

Pr
op
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ty

 L
in

e

SECTION A-A
(Scale 1" = 10')

Existing Pavement

Existing Grade

Proposed GradeProposed Grind
& Overlay

Proposed B6.12
Curb & Gutter

(Typ.)

Match Existing
Grade

Pr
op

er
ty

 L
in

e

SECTION B-B
(Scale 1" = 10')

Pr
op

er
ty

 L
in

e

Pr
op

er
ty

 L
in

e

Proposed Standard Pavement
See PAVING LEGEND on

Sheet C5.0 for Section Details

Proposed Heavy Duty Pavement
See PAVING LEGEND on Sheet

C5.0 for Section Details

Proposed Standard Pavement
See PAVING LEGEND on

Sheet C5.0 for Section Details

Proposed Standard Pavement
See PAVING LEGEND on

Sheet C5.0 for Section Details

Proposed Heavy Duty Pavement
See PAVING LEGEND on Sheet

C5.0 for Section Details

Landcaping Area
TACO Compliant material (See

PAVING LEGNED on Sheet C5.0
for Section Details) [36" Min.]

Landcaping Area
TACO Compliant material (See
PAVING LEGNED on Sheet C5.0
for Section Details) [36" Min.]

Match Existing
Grade

Existing Pavement

Existing Curb &
Gutter (Typ.)

Proposed Concrete
between Existing and

Proposed Curb & Gutter

Existing Grade

B6.12 Curb & Gutter with
Exposed Back of Curb.
FG 6" below Top of Curb
between Location "B"
and Location "C"Location "B"

Location "A"

Location "D"

Location "C"

B

B

A

A

4' Ø Perforated PVC Underdrain
Inv = 634.80

100% Volume Control

50% Volume Control
50% Detention

100% Volume Control

50% Volume Control
50% Detention

4' Ø Perforated PVC Underdrain
Inv = 634.80

Non-Woven Geotextile Fabric

Non-Woven Geotextile Fabric

6"

6"

30"

Top of Stone = 637.80

634.80

634.30

6"

6"

30"

Top of Stone = 637.80

634.80

634.30

StormTech Bed 2

StormTech Bed 1

See StormTech Bed 2

See StormTech Bed 1

Landcaping Area
TACO Compliant material (See
PAVING LEGNED on Sheet C5.0
for Section Details) [36" Min.]
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3 INCH HIGH SOIL RIM BEYOND EDGE OF ROOT BALL FOR
WATER DETENTION
REMOVE ALL TWINE, ROPE, AND WIRE & BURLAP FROM TOP
2/3  OF ROOT BALL

PLACE ROOT BALL ON UNEXCAVATED OR
TAMPED SOIL
TAMP SOIL AROUND ROOT BALL BASE FIRMLY WITH FOOT
PRESSURE TO REDUCE SHIFTING OF ROOT BALL; TAMPED SOIL
SHOULD NOT BE TOO COMPRESSED TO DETER ROOT GROWTH
AROUND ROOT BALL.

REMOVE ALL AIRPOCKETS OR POTENTIAL
AIR POCKETS THAT WILL OCCUR DURING
THE SETTLING OF THE SOIL.

HOLE TO BE TWICE THE SIZE OF ROOTBALL

SET ROOT BALL 2-3 INCHES HIGHER THAT
SURROUNDING GRADE TO ALLOW SETTLING
OF THE SOIL

2-3 INCHES OF MULCH ON SURFACE; DO NOT
APPLY ADJACENT OR DIRECTLY ON PLANT
BASE

SHADE TREE WITH STRONG CENTRAL
LEADER. DO NOT STAKE, PRUNE OR WRAP
TREES UNLESS APPROVED BY OWNER OR
LANDSCAPE ARCHITECT.

2" DEPTH MULCH LAYER IN 6 FOOT
DIAMETER RING AROUND TRUNK OF TREE.
DO NOT MOUND ONTO THE BARK OF TREE
TRUNK.

CROWN OF ROOTBALL FLUSH WITH
EXISTING GRADE LEAVING TRUNK FLARE
VISIBLE AT THE TOP OF THE ROOT BALL.

REMOVE ALL TWINE, ROPE, WIRE, AND
BURLAP FROM TOP HALF OF ROOT BALL. IF
ROOT BALL HAS WIRE BASKET, CUT IN
AROUND PERIMETER OF BALL AND FOLD
ENTIRE BASKET DOWN 8 INCHES BELOW
GRADE INTO PLANTING PIT.

4 INCH HIGH SOIL SAUCER BEYOND EDGE
OF ROOT BALL.

PLANTING SOIL BACKFILL, DO NOT
COMPACT

TAMPED SOIL AROUND AROUND BASE OF
ROOT BALL. TREE TRUNK SHALL BE PLUMB
TO SURFACE.

ROOT BALL SET ON UNEXCAVATED OR OR
TAMPED SOIL

X
3X (TREE PIT TO BE 3 TIMES THE DIAMETER OF ROOT BALL)

SLOPE = 1:1

TREE WATERING BAG,
INSTALL AT THE DATE OF

INSTALLATION. BAG WILL
REMAIN DURING THE

DURATION OF THE
WARRANTY. THEN WILL BE

REMOVED BY
CONTRACTOR.

PREPARE PLANTING BED PRIOR TO INSTALLATION OF
GRASS/PERENNIAL PLANTS. LOOSEN SOIL AND REMOVE
ALL DEBRIS THAT WILL IMPAIR THE GROWTH OF THE
PLANT(S).

REMOVE MATERIAL FROM CONTAINER. NO CONTAINER
MATERIAL TO BE LEFT ON THE SITE.

PLACE ROOT BALL ON UNEXCAVATED
OR TAMPED SOIL

TAMP SOIL AROUND ROOT
AREA

REMOVE ALL AIRPOCKETS OR
POTENTIAL AIR POCKETS THAT WILL
OCCUR DURING THE SETTLING OF
THE SOIL.

2-3 INCHES OF MULCH ON SURFACE; DO NOT APPLY
ADJACENT OR DIRECTLY ON PLANT BASE

EVENLY SPACE ALL PLANTING
SPECIFIED WITHIN THE BED.

GENERAL NOTES;
1. CONTRACTOR TO REVIEW SITE PRIOR TO WORK AND INSPECT ALL EXISTING CONDITIONS.
2. IN CASE OF A DESCREPANCY, THE LANDSCAPE PLAN SUPERCEDES THE PLANTING SCHEDULE. THE

PLANTING SCHEDULE IS FOR REFERENCE ONLY.
3. TOPSOIL FOR THE PROJECT TO PLACED AT THE FINISH GRADES ON THE SITE. AMENDING SOIL WILL BE 12

INCHES IN PLANTING BEDS AND 6 INCHES IN LAWN AREAS.
4. PLANTS WILL HAVE A ONE YEAR WARRANTY AFTER THE ACCEPTANCE OF THE INSTALLATION BY THE

OWNER OR OWNER'S REPRESENTATIVE.
5. A SURVEY AND SITE PLAN HAVE BEEN REFERENCED TO THIS DRAWING. PLEASE REVIEW THOSE INDIVIDUAL

SHEETS FOR ADDITIONAL INFORMATION AND ACCURACY. DO NOT USE THE LANDSCAPE PLAN FOR SITE
LAYOUT OR SURVEY REFERENCE. THE LANDSCAPE PLAN IS FOR PLANTING INFORMATION ONLY.

PLANT SCHEDULE

LANDSCAPE PLAN
SCALE: 1"=20'-0"

0 20' 40'

CANOPY TREE

SHRUBS

* FOR ALL LANDSCAPE
AREAS

(Refer to Remedial Action Plan &
Civil Plans)

Note: Shall include a minimum of
36" clean (TACO Compliant)
material.  The 36" of clean (TACO
Compliant) material shall include
a minimum of 6" clean (TACO
Compliant) topsoil for the upper
layer.

EVERGREEN
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GRAPHIC KEY

PLANT SCHEEDULELELELEEELEEELEELELELEEELEEEEL

LANDSCAPE
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





1 01/08/24 PERMIT

2 02/07/24 PERMIT

395'-6"

BP O'HARE
GAS STATION

M
A

N
N

HE
IM

 R
O

A
D

JANE ADDAMS MEMORIAL TOLLWAY (ROW)

GRASS, SODDED,
LANDSCAPE
AREAS* (i.e. all
non-paved areas)

SHRUB PLANTING DETAIL
SCALE: 1/4"=1'-0"

0 4' 8'

TREE PLANTING DETAIL
SCALE: 1/4"=1'-0"

0 4' 8'

8-THUJA

8-THUJA
3-ULMUS

3-TAXODIUM
10-THUJA

25-THUJA

3-THUJA

2-TAXODIUM
10-CORNUS

11-SYRINGA

11-SYRINGA

11-SYRINGA

14-SYRINGA

14-SYRINGA

10-CORNUS

18-CORNUS

13-CORNUS

13-CORNUS

13-CORNUS

2-CRATAEGUS

2-CRATAEGUS

3-CERCIS

3-CRATAEGUS

TREES ALONG  PERIMETER ARE
SPECIFIED TO ACCOMMODATE
OVERHEAD POWER LINES

TR
AS

H
EN

C
LO

SU
RE

MONUMENT SIGN
WITH PLANTING

9-HEUCHERA
12-SPOROBOLUS

5-TAXUS

LIGHT POLE

LIGHT POLE

LIGHT POLE
LIGHT POLE

LIGHT POLE

LIGHT POLE

LIGHT POLE
LIGHT POLE

DIRECTIONAL
SIGNAGE

1-CELTIS

1-CELTIS

3-TAXODIUM

GRASS,
SOD

GRASS,
SOD

GRASS,
SOD

5'

4-GINKGO

34
'-1

"
76

'-2
"

194'-1" 1-CELTIS

8-CORNUS

9-CORNUS

17-SYRINGA

14-CORNUS

8-SYRINGA

3-HEUCHERA
3-SPOROBOLUS

3-TAXUS

3-HEUCHERA
3-SPOROBOLUS

3-TAXUS

PERENNIAL PLANTING
DETAIL
SCALE: 1/4"=1'-0"

0 4' 8'
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2·-0· 21·-o· 

DRAIN LATERAL TO COLUMN 
WITH DOWNSPOUT {TYP) 

sec OITMC , /OS, 

\ 
CONDUIT 7A/CS2 

., 
1·-10· -

I
H e- - -
i-... 

W16X26 

\ I 
0 

I 
N

� � I 
:2 

I 2/cs2 
i 

I\ 
W16X26 _., 

I
W16X26 

SEE 
BEAM SPLICE/ 

DETAIL 5A/CS2 
BEAM SPLICE/ 

SEE DETAIL 5/CS2 
0 CENTER HEADER TYP O ENDS 

(4 PLACES) {8 PLACES) 

r 
24 3/16" 

12'-o 3/1s· 

NOTICE: THIS DOCUMENT IS 111E PROPERTY OF JIMCO SALES & MFG. NEl111ER THIS 
DOCUMENT NOR ANY DATA OR INFORMATION HEREIN SHAUL BE COPIED OR 
REPRODUCED IN ANY MANNER, LOANED OR 0111ERWISE DISPOSED OF, OR USED 
FOR ANY PURPOSE WHATSOEVER, Wlll10UT THE PRIOR WRlffiN PERMISSION 
OF JIMCO SALES c!r: MFG. IF THIS DOCUMENT IS LOANED BY OR WITH 111E 
AUTHORITY or JIMCO SALES & MFG, 111E BORROWER, INCONSIDERATION OF SUCH 
LOAN, AREES TO 111E FOREGOING CONDITIONS AND TO RETURN THIS DOCUMENT ON 
REQUEST OR UPON COMPLETION OF TI1E SPECIFICAUL Y AUTHORIZED WORK FOR 
WHICH IT WAS USED. 

I"'!!!--,., ... 

O> 

� 
i 

I 

-

-

�[ 

20gaXJ"x16" 
PAN DECK 

31'-6" 

N 

-

W16X26 

\ I 

I \ 
W16X26 

"' 

f 

SPREAD FOOTING 
(INSTALLED BY G.C.) 
TYP. SEE PAGE AB1 

DRAIN CONNECTION 
SEE OETAIL 9/CS2 

� 

\ I 

I\ 

-

HSS12X12X3/8" 
COLUMN (TYP) 

"; 

sa· 

� 
� 
J 

134•-o· 

31'-6" 

- -
W16X26 

\ I 

I \ 
W16X26 

FRAMING PLAN 
SCALE: 3/16"=1'-o" 

\ I 

1\\ 
\ 

10·-o· 
CLEARANCE 

2·-s· 

'---------''----- _J 

____ ,._,. �-__J 
SECTION/ELEVATION 
SCALE: 1/2"=1 '-0" 

2s·-o· 21·-o· 2·-0· 

r ,�m,m;, OVERFLOW SCUPPERS 3"x16"x20 GA 

CS2 COLUMN TYP SEE DETAIL 8/CS2 
/ 

TYPICAL 6 PLACES 
DETAIL 4/ 

V

PAN DECK 

-; � --'., - - -I J W16X26 

\ I 

� ! 

1\\ 
i i 

W16X26 

\ 
\ CROSS BRACE LOCATED 

C 1/3 POINTS 
\ CROSS BRACE LOCATED 

0 MID POINTS 
C SEE DETAIL 6/ S2 SEE DETAIL 6 CS2 I 

SPECIAL INSPECTIONS FOR THE CANOPY 

SPECIAL INSPECTIONS FOR THE CANOPY SHALL BE PROVIDED BY THE OWNER 
PER CHAPTER 17 OF THE ISC. 

TH[ FOLLOWING SYSTEMS ARE SUBJECT TO THE SPECIAL INSPECTION 
REOUIREMENrs Of" THE IBC CHAPTER t 7. 

A. COLUMNS D. PURUN BEAMS 
B. COLUMN BASE PLATE E. BEAMS 
C. FOOTINGS UNLESS EXEMPT 

SPECIAL INSPECTION IS REQUIRED FOR THE FOLLOWING WORK. 

WELDING 1. PRIOR TO WELDING (TABLE N5.4-1, 360-16) 
2. DURING WELDING {TABLE N5.4-2, 360-16) 
3. AFTER WELDING (TABLE NS.4-3, 360-16) 

4. NONDESTRUCTIVE TESTING (SECTION NS. 360-16) 
PER IBC 1 705.2. SPECIAL INSPECTION IS Nor REQUIRED WMERE 
WELDING IS PERFORMED IN AN APPROVED SHOP. JIMCO SALES AND 
MANUFACTURING IS AN AISC APPROVED FABRICATOR 
(2180J1061-101NIT). 

BOLTING - PRIOR TO BOLTING (TABLE NS.6-1, AISC 360-16); NOT 
REQUIRED IF ONLY SNUG TIGHT JOINTS ARE SPECIFIED. 

FOUNDATIONS - PER IBC 1705.3; EXCEPTION 1 - SPECIAL 
INSPECTION IS NOT REOUIRED FOR ISOlATED SPREAD CONCRETE 
FOOTINGS FULLY SUPPORTED ON EARTH OR ROCK. •THIS EXCEPTION 
DOES NOT APPLY IN THE STATE Of NEVADA" 

-SPECIAL INSPECTIONS SHALL BE PERFORMED DURING 
INSTALLATION AND TESTING OF CAST-IN-PLACE DEEP 
FOUNDATION ELEMENTS AS REQUIRED BY TABLE 1705.8. 

ANCHOR BOLTS - PERIOOiC SPECIAL INSPECTION OF ANCHORS 
CAST IN CONCRETE REQUIRED PER I6C TABLE 1705 . .3 ITEM .3 

STRUCTURAL OBSERVATIONS: NONE REQUIRED 

SEISMIC FORCE RESISTING SYSTEM (SFRS) 

A, REFER TO AISC 341-16 SECTION A4 AND ASCE 7-16. 
8. DESICNATIDN or SFRS: G.2. STEEL ORDINARY CANTILEVER COLUMN SYSTEMS 

(ASCE 7-16 TABLE 12.2-1) SEE AlSC 341-16 SECTION ES (OCCS). 
C. R = 1.25, CS= 0.10 
0. ANALYSIS PROCEDURE = EQUIVALENT LATERAL FORCE 
E. MEMBERS ANO CONNECTIONS THAT ARE PART OF THE SFRS: 

1_ COLUMNS 
2. COLUMN BASE CONNECTION 
J. FOOTINGS 

F. PROTECTED ZONES, N/A 
C. SEE DETAILS AND NOTE FOR CONNECTION CONFIGURATIONS, MATERi.LS 

SPECIFICATIONS AND SIZES. 
H. WELD FILLER MATERi.LS FOR WELDS PART O, THE SFRS: 

1. YE'.ILD STRENGTH - 58 KSI MIN 
2. TENSILE STRENCTH - 70 KSI MIN 
J. ELONCATION - 22� MIN 
4. CVN TOUCHNESS - 20 FT -LB MIN O 0' F 
SEE DETAILS AND NOTES FOR OTHER WELDING REQUIREMENTS 

J. DEMAND CRITICAL WELDS - N/A 
K. LOWEST ANTICIPATED SERVICE TEMPERATURE - o· F 

- - I <O 
I 

W16X26 '/ V- W16X26 ;., 

I/ I ""\......, 

� 
'---

¾'"' 
i 

I I 2/CS21 
' 

W16X26 '- W16X26 

0 

I 

CANOPY NOTES 

GFNfRAl NOTES· 
A THE CONTRACTOR SHALL VERIFY All CONDITIONS MO DIMENSIONS AT THE SITE. 
6. OBSERVATION "1SITS TO THE SITE BY THE DESIGN ENGINEER SHALL NEITHER BE 

CONSTRUED AS INSPECTION NOR APPROVAL OF CONSTRUCTION 
C. DURING AND AFTER CONSTRUCTION, BUILDER AND/OR OWNER SHALL KEEP LOAOS 

ON THE STRUCTURE WITHIN LIMITS OF OESICN LOADS. 
O. TYPICAL DETAILS AND SECTIONS SHAU_ APPLY WHERE SPECIFIC DETAJLS ARE NOT 

SHOWN. 

1. BUILDING CODE: 2016 INTERNATIONAL BUILDINC CODE 
2. USE GROUP: M, CONSTRUCTION TYPE - 118 
J. [)(SIGN LOADS: 

A. ROOF LIVE LOAD; 
B. CANOPY DEAD LOAD: 
C. GROUND SNOW LOAD Pg: 

Fl.AT ROOF SNOW LOAD Pf: 
RAIN ON SNOW SURCHARGE: 
EXPOSURE FACTOR Co: 
IMPORTANCE FACTOR Is: 
THERMAL FACTOR Cl; 

D. BASIC WINO SPEEO 
BUILDING RISK CATEGORY: 
EXPOSURE: 
COMPONENT & CLADDING: 

E. EARTHQUAKE DESIGN; 

20 PSF {REDUCIBLE) 
15.13 PSF 
25.0 PSF 
21.0 PSF 
0 PSF IF Pg> 20 
1.0 
1.0 
1.2 

V-1 I� MPH, Vosd=85 MPH 

C 
ASCE 7 -1 6 CHAPTER 30 

IMPORTANCE FACTOR: 1.0 
Ss-0. 118g Sds-0. 1269 
S1-0.0629 Sdl-0.0999 
SITE CLASS: 0 
SEISMIC DESIGN CATEGORY: B 
SEISMIC FORCE RESISTING SYSTEM: G.2 STEEL ORDINARY CANTILEVERED 

DESIGN BASE SHEAR, 
SEISMIC RESPONSE COEFFICIENT: 
RESPONSE MODIFICATION FACTOR: 
SEISMIC ANALYSIS PROCEDURE; 

4. FOUNDATION DESIGN, 
ALLOWABLE BEARING PRESSURE, 
LATERAi. EARTH PRESSURE; 

COLUMN SYSTEM 
0.64k 
Cs = 0.10 
R=l.25 
EQUIVALENT LATERAL FORCE 

1500 PSF 
100 PSF/FT 

.. THE 1/ALUES LISTED IN SECTION 4 REFLECT PRESUMPTIVE LOAD-BEARING VALUES 
FROM THE BUILDING CODE (TABLE 1806.2). JIMCO SALES AND MANUFACTURING HAS 
MADE NO INVESTIGATION INTO THE BUILDING SITE SOIL CONOITKJNS. WHERE THE 
BUILDING OFFICIAL HAS REASON TO DOUBT THE CLASSIFICATION. STRENGTH OR 
COMPRESSIBILITY OF THE SOIL. THE BUILDING OFFICIAL MAY REQUIRE A 
GEOTECHNICAL INVESTIGATION PER ISC 1 BOJ.5.2. •• 

ALL FOOTING SHALL BE PlACE ON UNO<STURBED NATURAL SOIL OR ON PROPERLY 
CC»JPACTED STRUCTURAL FILL CONTRACTOR SHALL VERIFY THAT THE SOIL UNDER 
FOOTINGS ARE SUITABLE TO SUPPORT FOOTINGS. MUD, ORGANIC SILT, ORGANIC 
CLAYS. PEAT OR UNPREPARED FILL MAY NOT BE USED AS LOAD-BEARING 

JtMCO SAl...£S ANO MANUFACTURING R[COMMENOS THAT THE OWNER/CONTRACTOR 
RETAIN A LICENSED GEOTECHNICAL ENGINEER TO PROVIDE SITE SPECIFIC DESIGN 
VALUES OR TO VERIFY THE DESIGN VALUES USTED IN SECTION 4. THE CONTRACTOR 
SHALL FOLLOW ALL RECOMMENDATIONS IN THE SOILS REPORT FOR SUBGRADE 
PREPARATION BELOW FOOTINGS. 

5. CONCRETE AND REINFORCEMENT: 
A. CONCRETE FOOTINGS (EXPOSURE CLASSES FO. SO, WO. CO) TYPE II 

CEMENT COMPRESSIVE STRENGTH OF fc :or 3000 p.s.i. 
8. SLAB ON GRADE (BY OTHERS) 
C. CONCRETE DESIGNED USING fc =2500 p.s.i. OR ABOVE SHALL HAVE 

SPECIAL INSP!':CTIONS PERFORMED. UNLESS ISOLATED SPREAD FOOTINGS 
ARE UTILIZED. SEE SPECIAL INSPECTIONS FOR THE CANOPY CONCRETE 
NOTE. 

D. REBAR; ASTM AG 15 GRADE 60 
E. STIRRUPS ANO TIES SHALL HAVE MINIMUM 4-� HOOKS. 
F. MINIMUM CONCRETE PROTECTION FOR REINFORCEMENT: 

CONCRETE EXPOSED TO GROUND-----J" 
FORMED CONCRETE EXPOSED TO GROUND----2• 
FORMED CONCRETE NOT EXPOSED TO GROUND-I 1/2" 

G. GROUT UNDER COLUMN BASE PLATES SHIU BE NON-SHRINK CROUT 
COMPLYING WITH ASTM Cl 107, t'c-5000p.s.i. ANO INSTALLED PER 
MANUFACTURERS RECOM'4ENDAT10NS. 

H. GENERAL CONTRACTOR IS RESPONSIBLE FOR LOCATINC TOP OF FOOTING 
ELEVATIONS AS REQUIRED FOR UNDERGROUND PLUMBING ANO 
ELECTRICAL. 

6. STRUCTURAL STEEL; 
A. ALL STRUCTURAL STEEL SHALL COMPLY WITH AISC "SPECIFICATION FOR 

FOR THE DESIGN OF STRUCTURAL STEEL FOR BUILDINGS" 15TH EDITION. 
B. AISC ·cooE Of STANDARD PRACTICE" EXCLUDING THE FOLLOWING 

SECTIONS: 4.4, 4.♦.1, ♦.4.2, ANO 7.15, 
C. AISC "SPECIFICATIONS FOR THE DESIGN Of COLO FORMED STRUCTURAL 

MEMBERS". 
D. STRUCTURAL STEEL GRADES: 

STEEL BEAMS ASTM A992 CRAOE 50 Fy - 50,000 psi 
HSS SQUARE & RECTANCLES A.STMSOO GRADE C Fy = 50,000 psi 
HSS ROUND COLUMNS: Fy = 46.000 psi 
PIPE ASTM A53 CRAOE B Fy = 35,000 psi 
BASE PLATES, CAP PLATES AND CAP PLATE STIFFENERS .................. . 
...... "5TM A572 GRADE 50 Fy • 50,000 psi 
ANGLES ASTM AJ6 ry - 36,000 psi 

E. ALL BOLTED CONNECTIONS SHALL BE ASnA AJ07 BOLTS UNLESS OTHERWISE 
SPECIFIED {NO SPECCO,L INSPECTION REQUIRED). 

F. ALL BOLTED CONNECTIONS SHALL BE "SNUG-TIGHT", UNLESS NOTED 
OTHERWISE IN ACCORDANCE WITH RCSC. 

G. METAl PAN DECK SHALL BE 20go ASHA A65J GRADE 40. 
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I 

1-14 HWH TEI< 
FASTENER O JO" 

o.c. t.4AX 

ACM FASCIA 

(2) 1-14 HWH 
24 3/16" TEK FASTENER 

(GUTTER TO FRAME) 

1-14 HWH TEI< 
FASTENER O 16" 

o.c. t.4AX 

20GA X 1jj" X 1f 
BOTTOM RAIL 

1,8 M.T. FASTENER 
II> JO" O.C. MAX 

3"XB"X20ga PERIMETER 
GUTTER 

(6) 12-14 HWH 
TEKS/3 FASTENERS 
(lYP. FRAME TO DECK) 

22 GA PBU 
TOP DECK 

W10X49 
HEADER 
BEAM 

it1/4"X4"X6" 
W/(2) 3/4"-, A307 

BOLTS (TYP) 

3",16"><20ga 
PAN DECK 

PANEL CUP O 16" O.C. 
STAGGERED .EACH SIDE 
OF PURUN BEAM 

DETAIL 

OWNER OPTIONS: 
( CUSTOMER TO SELECT 
OPTION BELOW ANO INFORM 
JIMCO OF DIRECTION OF DRAIN 
DISCHARGE AT LEAST lWO WEEKS 
PRIOR TO SCHEDULED DELIVERY): 

1.) DRAIN ONTO ISLAND/PAVING 
INCLUDES DRAIN DEFLECTOR 

2.) DRAIN ONTO PA�NG THRU 
SIDE OF ISLAND FORM, 

3.) DRAIN BELOW GROUND. 

liQIE; JIIIACO SHALL FURNISH AND 
INSTALL CANOPY DRAINS. EXCEPT 
AS INDICATED IN NOTE 3 ABOVE. 

W16X26 
PURLIN 

TOP OF SLAB ON GRA OR 
ISLAND 

NOTICE: THIS DOCUMENT IS THE PROPERTY OF JlMCO SALES & MFG. NEITHER THIS 
DOCUMENT NOR ANY DATA OR INFORMATION HEREJN SHALL BE COPIED OR 
REPRODUCED IN ANY MANNER, LOANED OR OTHERWISE DISPOSED OF, OR USED 
FOR ANY PURPOSE WHA TSOEll£R, WITHOUT THE PRIOR v.RITTEN PERMISSION 
OF JIMCO SALES & MFG. IF THIS DOCUMENT IS LOANED BY OR WITH THE 
AUTHORITY OF JIMCO SALES & MFG, THE BORROWER. INCONSIDERATION OF SUCH 
LOAN, AREES TO THE FOREGOING CONDITIONS AND TO RETURN THIS DOCUMENT ON 
REQUEST OR UPON COMPUETION OF THE SPECIFICALLY AU�ORIZED WORK FOR 
WHICH IT WAS USED. 

SEE OWNER 
OPTIONS 

FOOTING 

I 
24" 

i-14 HWH TEK 
FASTENER O 30" 

O.C. MAX 

ACM FASCIA 

(2) 1-14 HWH TEK 
FASTENER 

(GUTTER TO FRAME) 

1-14 HWH TEK 
FASTENER O 16" 

O.C. MAX 

20GA X li" X 1t 
BOTTOM RAIL 

#8 M.T. FASTENER 
0 30" O.C. MAX 

W16X26 
PURLIN 

FASCIA 

PERIMETER 
GUTTER 

CAULK & 
SEAL 
AROUND 
PVC 

COLUMN 

DETAIL 

3"X8"X20ga PERIMETER 
GUTTER 

N.QIES;_ 

(6) 12-14 HWH 
TEKS/3 FASTENERS 
(lYP. FRAME TO DECK} 

lt1/4"X4"X6" 
W/(2) J/4"� 
A307 BOLTS 

A. CONDUIT WITH PLAIN THREADED ENO 
FURNISHED AND INSTALLED B'( JIMCO. 
ELECTRICAL WIRING AND HOOK-UP B'f 
GENERAL CONTRACTOR. 

8. COUPLING ANO CONDUIT TO CANOPY 
LIGHTS FURNISHED ANO INSTALLED BY 
GENERAL CONTRACTOR. 

C. COUPLING AND CONDUIT TO POWER 
SUPPLY FURNISHED AND INSTALLED B'( 
GENERAL CONTRACTOR. 

0. CUSTOMER TO INFORM JIMCO WHICH 
COLUMNS ARE TO RECIEVE CONDUITS 
AND WHICH DIRECTION CONDUITS 
ENTER COLUMNS O BASE AT LEAST 
1WO WEEKS PRIOR TO SCHEDUUED 
DELIVERY. 

TOP OF PAVING 

CUSTOMER REQUEST: 
(4) 1" CONDUIT 
W/SEAL-OFF 

@ ��A����-�o� CONDUIT DETAIL 

LENGTH Of WELD • 

¼ BFAM HEIGHT +1• >--3:-r.1-=5,....,...---

TYP T&B 
0 BEAM >--=!--r...c.+-+-s 

FLANGE 

3"x16"x20ga 
PAN DECK 

NOTE: STIFFENER 
PLATES NOT SHOWN 
FOR CLARITY 

45· 
0 

lYP' -,__; /'-
/:-:-"--" 

0 
45· 

SECTION D-D 

® �����-�/BEAM CONNECTION DETAIL

® ��2��--o
�RACE DETAIL

PERIMETER GUTTER 

2" X 4• CUT-OUT 
0 SIDE OF GUTTER 

SCUPPER COVER 

® ���-�,�-�-W SCUPPER DETAIL

PERIMETER 
GUTTER 
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2·� 
HOLE 

STEEL 
COLUMN 

1 J/4"X22"X22" 
BASE PLATE 

SPREAD FOOTING 
TYP 

SEE THIS SHEET 

CD ����-=1��TE DETAIL

NOTICE: THIS DOCUMENT IS THE PROPERTY OF JIMCO SALES & MFG. NEITHER THIS 
DOCUMENT NOR ANY DATA OR INFORMATION HEREIN SHALL BE COPIED OR 
REPRODUCED IN ANY MANNER, LOANED OR OTHERWISE DISPOSED OF, OR USED 
FOR ANY PURPOSE WHATSOEVER, WITHOUT THE PRIOR WRITTEN PERMISSION 
OF JIMCO SALES & MFG. IF THIS DOCUMENT IS LOANED BY OR WITH lliE 
AUTIHORITY OF JIMCO SALES & MFG, THE BORROWER, INCONSIDERA TlON OF SUCH 
LOAN, AREES TO TIHE FOREGOING CONDITIONS AND TO RETURN TIHIS DOCUMENT ON 
REQUEST OR UPON COMPLETION OF TIHE SPECIFICALLY AUTIHORIZED WORK FOR 
WHICH IT WAS USED. 

2'-6" 

j 
r 

2'-6" 

j 

� 
A) FOOTINGS INCLUDING CONCRETE, REBAR, FORMWORK AND 
ASSOCIATED EARTHWORK SHALL BE FURNISHED AND INSTALLED BY 
GENERAL CONTRACTOR EXCEPT ANCHOR BOLTS SHALL BE 
FURNISHED BY JIMCO AND INSTALLED BY GENERAL CONTRACTOR. 
B) SEE FOUNDATION, CONCRETE NOTES ON DWG CS1. 

COLUMN WITH BASEPLATE 
FURNISHED AND INSTALLED 

BY JIMCO 

TOP OF GRADE 

9"± 

,,, 
25 1/4" 

MIN. EMBED 
TOP Of NUT 

J'-D" 

FRAMING PLAN 
SCALE: 

3
/16"=1'-

o
" 

LEAVE A 36" MIN. BLOCKOUT/CLEARANCE 
0 FOOTING FOR COLUMN ERECTION 

GENERAL CONTIRACTOR TO PROVIDE 
J" MINIMUM CONCRETE COVER AROUND 
AND / OR OVER BURIED COLUMN, 
BASEPLATE AND ANCHOR BOLTS TO 
PROTECT THEM FROM CORROSION. 
4"± NON-SHRINK GROUT 
BY GENERAL CONTRACTOR. GROUT 
SHALL CONFORM TO ASTM C1107 
WITH f'c = 5000 PSI. 

(4) 1 3/4"�XJ6" LG. ANCHOR 
BOLTS (F1554-55) W/9" THREAD, 
LEVELING RING WASHERS & DBL. 
NUTS O TOP AND 4" THREAD, 
W/SINGLE NUT C BOTTOM, SEE 
NOTE A. 

(10) /15 HORIZONTAL REBAR 
TOP AND BOTTOM EACH WAY 

_,_ _____

_

_ 9'-0" (SOR)-------,!' 

SELECT FILL MAY BE 
REQUIRED FOR PAD 
FOOTING SEE GEOTECH 
REPORT FOR DESIGN 
OF FOOTING BASE. 

SPREAD FOOTING DETAIL 
SCALE: 1/2"=1 '-0" 

HSS12X12XJ/8 
COLUMN (TYP) 

COLUf.lN WITH BASEPLATE 
FURNISHED AND INSTALLED 

BY JIMCO 
THE COLUMN IS NOT 

CONSIDERED CONSTRAINED 
UNTIL THE SLAB IS POURED 
AROUND THE COLUMN BASE 

14'-6" 

1'-o· 

13'-6" 
MIN 

J'-o" 

L4•-0·0__J 

OPTIONAL PIER DETAIL 
SCALE: 1 /2"= 1 '-D" 

LEAVE A 36" MIN. BLOCKOUT/CLEARANCE 
0 FOOTING FOR COLUMN ERECTION 

GENERAL CONTRACTOR TO PROVIDE 
3" MINIMUM CONCRETE COVER AROUND 
AND / OR OVER BURIED COLUMN, 
BASEPLATE AND ANCHOR BOLTS TO 
PROTECT THEM FROM CORROSION . 

4
• 
± NON-SHRINK GROUT 

BY GENERAL CONTRACTOR. GROUT 
SHALL CONFORM TO ASTM C 1107 
WITH f' c = 5000 PSI. 

(4) 1 J/4"i&X36" LG. ANCHOR BOLTS (F1554-55) 
W/9" THREAD, LEVELING RING WASHERS & DBL. 
NUTS O TOP AND 4" THREAD, W/SINGLE NUT 
0 BOTTOM, SEE NOTE A. 

RND. TIE 

( 12) #B VERT. REBAR 
W /STD 1 s
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· HOOKS O TOP 
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./'------------------------- --- 12·-o· ---------------------------,!' 

2·-0· +-----,1'-�----1s·-o· -----------1a·-o· ---- -----.l'------1s·-o· ---------.1'------ 1e·-o· -----J1-�1<-2'-o" 

,, 
W16X26 _,,, 

BEAM SPLICE/ 
SEE DETAIL 5A/CS2 

lYP O ENDS 
(4 PLACES) 

r 
24 3/16" 

12'-0 3/16" 

NOTICE: THIS DOCUMENT IS THE PROPERTY OF JIMCO SALES & MFG. NEITHER THIS 
DOCUMENT NOR ANY DATA OR INFORMATION HEREIN SHALL BE COPIED OR 
REPRODUCEO IN ANY MANNER, LOANED OR OTHERWISE DISPOSED OF, OR USED 
FOR ANY PURPOSE WHATSOEVER, WITHOUT THE PRIOR WRITTEN PERMISSION 
OF JIMCO SALES & MFG. IF THIS DOCUMENT IS LOANED BY OR WITH THE 
AUTHORITY OF JIMCO SALES & MFG, THE BORROWER, INCONSIDERATION OF SUCH 
LOAN, AREES TO THE FOREGOING CONDITIONS AND TO RETURN THIS DOCUMENT ON 
REQUEST OR UPON COt.tPLETION OF THE SPECIFICALLY AUTHORIZED WORK FOR 
WHICH IT WAS USED. 

ORAIN LATERAL TO COLUMN 
WITH DOWNSPOUT (TYP) 

SEE DETAIL 7 /CS2 
CONDUIT 7A/CS2 

DRAIN CONNECTION

� 

HSSl2Xl2Xl/4 OVERFLOW SCUPPERS J"xl 6"x20GA 

---­

W16X26-----+J:J-=-

' I 

WI 6X26 

BEAM SPLICE
/ 

SEE DETAIL 5/CS2 
6 PLACES 

"' 
N 
X 
0 

i 

I 

"i;j" SEE DETAIL 9/CS2 1 COLUMN lYP 

� 

W16X26 

' I 

I \ 
W16X26 

FRAMING PLAN 
SCALE: 3/16"=1'-0" 

JI'- -- ----------- 1s·-o· ----------------er 

20gaXJ"X16" 
PAN DECK 

6":I: SLAB ON 

W16X26 20ga PBU 
"'"-'" f "' "'" 

W10X26 
HEADERS 

98" 

"---

HSS12X12X1/4" _/ 
COLUMN (TYP) 

DESIGNi�A
D

�

,\ 

OTHERS 

TOP OF

\ 

GRADE 

'· .. ·.

W16X26 

\' 
I� 

W16X26 \ 

r 

TYPICAL 5 PLACES 
SEE DETAIL 8/CS2 

- (' -
W16X26 

\ I 
"' 
0 

i 

I \ 
W16X26 

\ 
CROSS BRACE LOCATED 
0 MID POINTS 
SEE DETAIL 6/CS2 

10'-0" 
CLEARANCE 

\ 

� pr r 
1/AB1 2'-6" 
(TYP) I �_J_____I �

SPREAD FOOTING /L . " 
(INSTALLED BY G.C.) 
TYP. SEE PAGE AB 1 

7'-6" SQR 

2·-s· 

,I 

SECTION/ELEVATION 
SCALE: 1/2"-1'-0" 

DETAIL 4/CSZ / 
PAN DECK 

I 
'/ 

'--\._..._ 

� �
0 
i 

..... 

.,,-- W16X26 

2/cs2I 

'- W16X2B 

., 
"' 
I 

;,, 

r 
"' 
I 

ix, 

a 
I 

;,, 

SPECIAL INSPECTIONS FOR THE CANOPY 

SPECIAL INSPECTIONS FOR THE CANOPY SHALL BE PROVIDED BY THE OWNER 
PER CHAPTER 1 7 OF THE IBC 

THE FOLLOWING SYSTEMS ARE SUBJECT TO THE SPECIAL INSPECTION 
REQUIREMENTS OF THE IBC CHAPTER 17. 

A. COLUMNS D. PURLIN BEAMS 
8. COLUMN BASE PLATE E. BEAMS 
C. FOOTINGS UNLESS EXEMPT 

SPECtAL INSPECTION IS REQUIRED F'OR lHE fOLLOWlNC WORK. 

WELOINC 1. PRIOR TO WELDING (TABLE NS.4-1, 360-16) 
2. DURING WELDING {TABLE N5.4-2, 360-16) 
3. AFTER WELDING (TABLE N5.4-3, 360-16) 

4. NONDESTRUCTIVE TESTING (SECTION NS, 360-16) 
PER IBC 1 705.2. SPECIAL INSPECTION IS N01 R(DUIREO WHERE 
WELDING IS PERFORMED IN AN APPROVED SHOP. JIMCO SALES AND 
MANUFACTURING IS AN AISC APPROVED FABRICATOR 
(2 I 8031061- lOINIT). 

BOLTING - PRIOR TO BOLTING (T.0.SU: N5.6-1, A.ISC 360-16): NOT 
REQUIRED IF ONLY SNUG TIGHT JOINTS ARE SPECIF"IEO. 

FOUNDATIONS - PER IBC 1705.3; EXCEPTION 1 - SPECIAL 
INSPECTION IS NOT REQUIRED FOR ISOlATED SPREAD CONCRETE 
FOOTINGS F\JLLY SUPPORTED ON EARTH OR ROCK. •THIS EXCEPTION 
DOES NOT APPLY IN THE STATE OF NEVADA.* 

-SPECIAL INSPECTIONS SHALL BE PERFORMED DURING 
INSTALLATION ANO TESTING OF CAST-IN-PLACE DEEP 
FOUNDATION ELEMENTS J.S REQUIRED 8Y TABLE 1 705.8. 

ANCHOR BOLTS - PER1001C SPECIAL INSPECTION OF ANCHORS 
CAST IN CONCRETE REQUIRED PER tBC TABLE 1705.3. ITEM 3 

STRUCTURAL OBSERVATIONS: NONE REQUIRED 

SEISMIC FORCE RESISTING SYSTEM (SFRS) 

A. REFER TO AISC 341-16 SECTION A4 AND ASCE 7-16. 
B. DESIGNATION Of SfRS: G.2, STEEL ORDINARY CANTILEVER COLUMN SYSTEMS 

(ASCE 7-16 TABLE 12.2-1) SEE AISC 341-16 SECTION ES (OCCS). 
C. R = I .25, CS = O. 10 
0. ANALYSIS PROCEDURE = EQUIVALENT LATERAL FORCE 
E. MEMBERS AND CONNECTIONS THAT ARE PART OF THE SFRS: 

1. COLUMNS 
2. COLUMN BASE CONNECTION 
3. FOOTlNGS 

F. PROTECTED ZONES: N/A 
G. SEE DETAILS ANO NOTE FOR CONNECTION CONFIGURATIONS, MATERIALS 

SPECIFICATIONS ANO SIZES. 
H. WELD FILLER MATERIALS FOR WELDS PART OF THE srRS: 

I. YEILO STRENGTH - 58 KSI MIN 
2. TENSILE STRENGTH - 70 KSI 1.41N 
.3. ELONGATION - 22� MIN 
4. CVN TOUGHNESS - 20 FT-LB MIN O 0' F 
SEE OETAILS ANO NOTES FOR OTHER WELDING REQUIREMENTS 

J. DEMAND CRITICAL WELDS - N/A 
K. LOWEST ANTICIPATED SERVICE TEMPERATURE - 0- F 

CANOPY NOTES 

VfNfRAI NQifS-
A. THE CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS AT THE SITE. 
B. OBSERVATION V1SITS TO THE SITE BY THE DESIGN ENGINEER SHALL NEITHER BE 

CONSTRUED AS INSPECTION NOR APPROVAL DF CONSTRUCTION. 
C. DURING ANO AFTER CONSTRUCTION, BUILDER AND/OR OWNER SHALL KEEP LOADS 

ON m:: STRUCTURE WITHIN LIMITS OF DESIGN LOADS. 
O. TYPICAL DETAILS ANO SECTIONS SHALL APPLY WHERE SPECIFIC DETAILS ARE NOT 

SHOWN. 

1. BUILDING COOL 2018 INTERNATIONAL BUILDING CODE 
2. USE GROUP: M, CONSTRUCTION TYPE - 11B 
3. DESIGN LOADS: 

A. ROOF LIVE LOAD: 
0. CANOPY DEAD LOAD: 
C. GROUND SNOW LOAD P9: 

FlAT ROOF SNOW LOAD Pf; 
RAIN ON SNOW SURCHARGE: 
EXPOSURE FACTOR Co: 
IMPORTANCE FACTOA Is: 
THERMAL FACTOR Cl: 

0. BASIC WIND SPEED 
BUILDING RISK CATEGOR'I': 
EXPOSURE; 
COMPONENT & CLADDING: 

E. EARTHQUAKE DESIGN: 

2D PSF (REDUCIBLE) 
12.65 PSF 
2,.0 PSF 
21.0 PSF 
0 PSF IF Pg>20 
1.0 
1.0 
1.2 

V= I 10 MPH, Vosd=85 MPH 
II 
C 
ASCE 7 - 1 6 CHAPTER JO 

IMPORTANCE FACTOR: 1.0 
Ss-0.118g Sds-0.126g 
Sl-0.0629 Sdl-0.0999 
SITE CLASS: D 
SEISMIC DESIGN CA lEOORY: B 
SEISUIC FORCE RESISTING SYSTEM: G.2 STEEL ORDINARY CANTILEVERED 

DESIGN BASE SHEAR: 
SEISUIC RESPONSE COEFFICIENT: 
RESPONSE MODIFICATION FACTOR 

SEISUIC ANALYSIS PROCEDURE 

4. FOUNDATION DESIGN: 
ALLOWABLE BEARING PRESSURE: 
LATERAL EARTH PRESSURE: 

COLUMN SYSTEl.4 
O.J4-k 
Cs = 0.10 
Ral.25 
EQUIVALENT LATERAL FORCE 

1500 PSF 
100 PSF /FT 

0THE VALUES USTEO IN SECTION 4 RffLECT PRESUMPTIVE LOAD-BEARING VALUES 
FROM THE BUILDING CODE (TABLE 1806.2). JIMCO SALES ANO MANUFACTURING 1-!AS 
MADE NO INVESTIGATION INTO THE BUILDING SITE SOIL CONDITIONS. WHERE THE 
BIJJLOING OFFICIAL HAS REASON TO DOUBT THE CLASSIFICATION, STRENGTH OR 
COMPRESSIBILITY OF THE SOIL, THE BUILDINC OFFICIAL MAY REQUIRE A 
GEOTECHNJCAL INVESTIGATION PER IBC 1803.5.2 ... 

ALL FOOTING SHALL BE PLACE ON UNDISTURBED NATURAL SOIL OR ON PROPERLY 
COMPACTED STRUCTURAL FILL CONTRACTOR SHALL VERIFY THAT THE SOIL UNDER 
FOOTINGS ARE SUITABLE TO SUPPORT FOOTINGS. MUD, ORGANIC SILT. ORGANIC 
CLAYS, PEAT OR UNPREPARED FlLL MAY NOT BE USED AS LOAD-BEARING. 

JIMCO SALES AND MANUFACTURING RECOMMENDS THAT THE OWNER/CONTRACTOR 
RETAIN A LICENSED GEOTECHNICAL ENGINEER TO PROVIDE SITE SPECIFIC DESIGN 
VALUES OR TO VERIFY THE DESIGN VALUES LISTED IN SECTION 4. THE CONTRACTOR 
SHALL FOLLOW ALL RECOMMENDATIONS IN THE SOILS REPORT FOR SUBCRADE 
PREPARATION BELOW FOOTINGS. 

5. CONCRETE ANO REINFORCEMENT: 
A. CONCRETE FOOTINGS (EXPOSURE CLASSES FO, SO, WO, CO) TYPE 11 

CEMENT COMPRESSrvE STRENGTH OF f' c = .3000 p.s.i. 

B. SL<B ON GRAOE (BY OTHERS) 
C CONCRETE DESIGNED USING f'c =2500 p.s.i. OR ABOVE SHALL HAVE 

SPECIAL INSPECTIONS PERfOR!.4ED, UNLESS ISOLATED SPREAD FOOTINGS 
ARE UTILIZED. SEE SPECIAL INSPECTIONS FOR THE CANOPY CONCRETE 
NOTE. 

D. REBAR: ASTM A615 GRADE 60 
E. STIRRUPS ANO TIES SHALL I-I.AVE MINIMUM 4� HOOKS. 
F. MINIMUM CONCRETE PROTECTION FOR REINFORCEMENT: 

CONCRETE EXPOSED TO GROUND-----Y 
FORMED CONCRETE EXPOSED TO GROUN0----2" 
FORMED CONCRETE NOT EXPOSED TO GROUND-I I /2" 

G. GROUT UNDER COLUMN BASE PLATES SHALL BE NON-SHRINK GROUT 
COMPLYING WITH ASTM C1107, f'c...:5000p.s.i. ANO INSTALLEO PER 
MANUFACTURERS RECOMMENDATIONS. 

H. GENERAL CONTRACTOR IS RESPONSIBLE FOR LOCATING TOP OF FOOTING 
ELEVATIONS AS REQUIRED FOR UNOERGROUND PLUMBING ANO 
ELECTRICAL. 

6. STRUCTURAL STEEL: 
A. ALL STRUCTURAL STEEL SHALL COI.APLY WITH AISC �SPECIFICATION FOR 

FOR THE OESICN or STRUCTURAL STEEL FOR BUILDINGS- 15TH EDITION 
B. AISC "CODE OF STANDARD PRACTICE" EXCLUDING THE FOLLOWING 

SECTIONS; 4.4, 4.4. 1, 4.4.2, AND 7.15. 
C. AISC "SPECIFICATIONS FOR THE DESIGN OF COLD FORMED STRUCTURAL 

MEMBERS". 
D. STRUCTURAL STEEL GRADES: 

STEEL BEAMS ASHA A.992 GRADE 50 Fy = 50.000 psi 
HSS SQUARE & RECTANGLES A.STM500 GRADE C Fy = 50,000 psi 
HSS ROUND COLUI.ANS: Fy = 46,000 psi 
PIPE ASTM A5.3 GRADE B Fy = 35,000 psi 
BASE PLATES, CAP PLATES ANO CAP PLATE STIFFENERS .......•.•......... 
..... ASTM "572 CRAOE 50 Fy = 50,000 psi 
ANGLES ASTM A.36 Fy :a: 35,000 psi 

E. All BOLTED CONNECTIONS SHALL BE ASTM A307 BOLTS UNLESS OTHERWISE 
SPECIFIED (NO SPECIAL INSPECTION REQUIRED). 

F. ALL BOLTED CONNECTIONS SHALL BE .. SNUC-TIGHT", UNLESS NOTED 
OTHERWISE IN ACCORDANCE WlTH RCSC. 

G. METAL PAN DECK SHALL BE 2090 ASTU A653 GRADE 40 
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.!-14 HWH TEK 
FASTENER O 30" 

0.C. MAX 

20ga X li
° X li° 

TOP RAIL 
¼-14 HWH TEK FASTENER 
(TYP., U.N.O.) 

20ga TOP TRIM 

¼-14 HWH TEK 
FASTENER @ 30" 

O.C. MAX 

J¾"xlj" 20ga CEE FRAME 
0 48" O.C. MAX. 

IACM FASCIA 

(2) .!-14 HWH 
24 3/16" TEK FASTENER 

(GUTTER TO FRAME) 

.!-14 HWH TEK 
FASTENER O 16" 

O.C. MAX 

20GA X lij" X 1f 
BOTTOM RAIL 

f/6 M.T. FASTENER 
@ 30" 0.C. MAX 

22 GA PBU 
TOP DECK 

3"x16"x20ga 
PAN DECK 

3•xa·x2oga PERIMETER 
GUTTER 

W10X26 
HEADER 
BEAM 

PANEL CLIP O 16" O.C. 
STAGGERED EACH SIDE 
OF PURLIN BEAM 

DETAIL 

OWNER OPTIONS: 
( CUSTOMER TO SELECT 
OPTION BELOW AND INFORM 
JIMCO OF DIRECTION OF DRAIN 
DISCHARGE AT LEAST TWO WEEKS 
PRIOR TO SCHEDULED DELIVERY): 

1.) DRAIN ONTO ISLAND/PAVING 
INCLUDES DRAIN DEFLECTOR 

2.) DRAIN ONTO PAVING THRU 
SIDE OF ISLAND FORM. 

3.) DRAIN BELOW GROUND. 

� JIMCO SHALL FURNISH AND 
INSTALL CANOPY DRAINS, EXCEPT 
AS INDICATED IN NOTE 3 ABOVE. 

TOP OF SLAB ON GRADE OR 
ISLAND 

NOTICE: THIS DOCUMENT IS THE PROPERTY OF JIMCO SALES & MFG. NEITHER THIS 
DOCUMENT NOR ANY DATA OR INFORMATION HEREIN SHALL BE COPIED OR 
REPRODUCED IN ANY MANNER, LOANED OR OTHERWISE DISPOSED OF, OR USED 
FOR ANY PURPOSE WHATSOEVER, WITHOUT THE PRIOR WRITTEN PERMISSION 
OF JIMCO SALES & MFG. IF THIS DOCUMENT IS LOANED BY OR WITH THE 
AUTHORITY  OF JIMCO SALES & MFG, THE BORROWER, INCONSIDERATION OF SUCH 
LOAN, AREES TO THE FOREGOING CONDITIONS AND TO RETURN THIS DOCUMENT ON 
REQUEST OR UPON COMPLETION OF THE SPECIFICALLY AUTHORIZED WORK FOR 
WHICH IT WAS USED. 

24" 

ACM FASCIA 

(2) ¼-14 HWH TEK 
FASTENER 

(GUTTER TO FRAME) 

¼-14 HWH TEK 
FASTENER O 16" 

O.C. MAX 

20GA X 1ij" X 1f 
BOTTOM RAIL 

/18 M.T. FASTENER 
0 30" 0.C. MAX 

® ��t�-=
1
�f.L1CE DETAIL 

SEE OWNER 
OPTIONS 

FOOTING 

FASCIA 

PERIMETER 
GUTTER 

CAULK & 
SEAL 
AROUND 
PVC 

COLUMN 

DETAIL 

3"X8"X20ga PERIMETER 
GUTTER 

® ��P, 
,
-���-CIA DETAIL

(6) 12-14 HWH 
TEKS /3 FASTENERS 
(TYP. FRAME TO DECK) 

A. CONDUIT WITH PLAIN THREADED END 
FURNISHED AND INSTALLED BY JIMCO. 
ELECTRICAL WIRING AND HOOK-UP BY 
GENERAL CONTRACTOR. 

8. COUPLING AND CONDUIT TO CANOPY 
LIGHTS FURNISHED AND INSTALLED BY 
GENERAL CONTRACTOR. 

C. COUPLING AND CONDUIT TO POWER 
SUPPLY FURNISHED AND INSTALLED BY 
GENERAL CONTRACTOR. 

D. CUSTOMER TO INFORM JIMCO WHICH 
COLUMNS ARE TO RECIEVE CONDUITS 
AND WHICH DIRECTION CONDUITS 
ENTER COLUMNS O BASE AT LEAST 
TWO WEEKS PRIOR TO SCHEDULED 
DELIVERY. 

TOP OF PAVING 

� 
CUSTOMER REQUEST: 
(4) 1" CONDUIT 
W/SEAL-OFF 

TYP T&B 
0 BEAM 
FLANGE 

TOP PLATE 
1(2 3/4"X12"x25" 

3•x16''X20ga 
PAN DECK 

NOTE: STIFFENER 
PLATES NOT SHOWN 
FOR CLARITY 

45' 

SECTION D-D 

BEAM CONNECTION DETAIL 

PERIMETER GUTTER 

2" X 4" CUT-OUT 
C SIDE OF GUTTER 

SCUPPER COVER 

® fCA�2��·-o�RACE DETAIL

PERIMETER 
GUTTER 

® ?���-�,�-�-W SCUPPER DETAIL
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1 1;2·� 
HOLE 

1/2 

STEEL 
COLUMN 

1 1;4•x22·x22· 
BASE PLATE 

CD 
�!� �-=1

�1/' TE DETAIL 

NOTICE: THIS DOCUMENT IS THE PROPERTY OF JIMCO SALES & MFG. NEITHER THIS 
DOCUMENT NOR ANY DATA OR INFORMATION HEREIN SHALL BE COPIED OR 
REPRODUCED IN ANY MANNER, LOANED OR OTHERWISE DISPOSED OF, OR USED 
FOR ANY PURPOSE WHATSOEVER, WITHOUT THE PRIOR WRITTEN PERMISSION 
OF JIMCO SALES & MFG. IF THIS DOCUMENT IS LOANED BY OR WITH THE 
AUTHORITY OF JIMCO SALES & MFG, THE BORROWER, INCONSIDERATION OF SUCH 
LOAN, AREES TO THE FOREGOING CONDITIONS AND TO RETLRN THIS DOCUMENT ON 
REQUEST OR UPON COMPLETION OF THE SPECIFICALLY AUTHORIZED WORK FOR 
WHICH IT WAS USED. 
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,------7 ,------7 ,------7 ,------7 ,------7 
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SPREAD FOOTING 
TYP 

SEE THIS SHEET 

llilIE; 
A) FOOTINGS INCLUDING CONCRETE, REBAR, FORMWORK AND 
ASSOCIATED EARTHWORK SHALL BE FURNISHED AND INSTALLED BY 
GENERAL CONTRACTOR EXCEPT ANCHOR BOLTS SHALL BE 
FURNISHED BY JIMCO AND INSTALLED BY GENERAL CONTRACTOR. 
8) SEE FOUNDATION, CONCRETE NOTES ON DWG CS1. 

COLUMN WITH BASEPLATE 
FURNISHED AND INSTALLED 

BY JIMCO 

THE COLUMN IS NOT 
CONSIDERED CONSTRAINED 

UNTIL THE SLAB IS POURED 
AROUND THE COLUMN BASE 

2'-6" 

2'-6" 

TOP OF GRADE 

9"± 

l' 
25 3/4" 

MIN. EMBED 
TOP OF NUT 

FRAMING PLAN 
SCALE: 3/16"=1'-o" 

.E!WUlQIE; 
LEAVE A 36" MIN. BLOCKOUT/CLEARANCE 
0 FOOTING FOR COLUMN ERECTION 

GENERAL CONTRACTOR TO PROVIDE 
3" MINIMUM CONCRETE COVER AROUND 
AND / OR OVER BURIED COLUMN, 
BASEPLATE AND ANCHOR SOL TS TO 
PROTECT THEM FROM CORROSION. 
4"± NON-SHRINK GROUT 
BY GENERAL CONTRACTOR. GROUT 
SHALL CONFORM TO ASTM C 1107 
WITH f' c = 5000 PSI. 

(4) 1 l/4"0XJ6" LG. ANCHOR BOLTS 
(F1554-55) W/9" THREAD, LEVELING 
RING WASHERS & DBL. NUTS @ TOP 
AND 4" THREAD, W/SINGLE NUT 0 
BOTTOM, SEE NOTE A. 

(B) 1/5 HORIZONTAL REBAR 
TOP AND BOTTOM EACH WAY 

.iC------- 7'-6" (SOR) ------r 

SELECT FILL MAY BE REQUIRED 
FOR PAO FOOTING SEE 
GEOTECH REPORT FOR DESIGN 
OF FOOTING BASE. 

lJ'-o" 

HSS12X12X1/4 
COLUMN (TYP) 

COLUMN WITH BASEPLATE 
FURNISHED AND INSTALLED 

BY JIMCO 
THE COLUMN IS NOT 

CONSIDERED CONSTRAINED 
UNTIL THE SLAB IS POURED 
AROUND THE COLUMN BASE 

1'-0" 

12·-o· 
MIN 

L3'-6"0_j 

OPTIONAL PIER DETAIL 
SPREAD FOOTING DETAIL SCALE: 1/2"=1 '-o" 
SCALE: 1/2"=1 '-o• 

� 
LEAVE A 36" MIN. BLOCKOUT/CLEARANCE 
@ FOOTING FOR COLUMN ERECTION 

4"± NON-SHRINK GROUT BY GENERAL CONTRACTOR. GROUT 
SHALL CONFORM TO ASTM C1107 WITH f'c = 5000 PSI. 

(4) 1 1/4"¢XJ6" LG. ANCHOR BOLTS (F1554-55) 
W /9" THREAD, LEVELING RING WASHERS & DBL. 
NUTS O TOP AND 4" THREAD, W/SINGLE NUT 
@ BOTTOM, SEE NOTE A. 

(12) #7 VERT. REBAR 
W/STD 180' HOOK O TOP 

RND. TIE 
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108'-0" 

2·-0· _.,,._--,,�---- ,s·-o· ---------------1s·-o· ------------- ,s·-o· ,s·-o· 

J 

DRAIN LATERAL TO COLUMN 
WITH DOWNSPOUT (TYP) 

SEE DETAIL 7 /CS2 

\ 
CONDUIT 7A/CS2 

r----1·-10· -1

b r�� 
-

W16X26 -I� 

� � �;,, 
i I 2/cs2 

W16X26 _,,I' 

I 

\ I 
<O 

I \ 
i 

W16X26 

/ 
BEAM SPLICE/ 

SEE DETAIL 5A/CS2 
BEAM SPLICE

/ 

SEE DETAIL 5/CS2 
TYP O ENDS 10 PlACES 

(4 PLACES) 

l 
24 3/16" 

12·-o 3/1s· 

NOTICE: THIS DOCUMENT IS THE PROPERTY OF JIMCO SALES 8c MFG. NEITHER THIS 
DOCUMENT NOR ANY DATA OR INFORMATION HEREIN SHALL BE COPIED OR 
REPRODUCED IN ANY MANNER, LOANED OR OTHERl'<iSE DISPOSED OF, OR USED 
FOR ANY PURPOSE WHATSOE\lf:R, WITHOUT THE PRIOR WRITTEN PERMISSION 
OF JIMCO SALES 8c MFG. IF THIS DOCUMENT IS LOANED BY OR WITH THE 
AUTHORITY OF JIMCO SALES & MFG, THE BORROWER, INCONSIDERATION OF SUCH 
LOAN, AREES TO THE FOREGOING CONDITIONS AND TO RETURN THIS DOCUMENT ON 
REQUEST OR UPON COMPLETION OF THE SPECIFlCALL Y AUTHORIZED WORK FOR 
WHICH IT WAS USED. 

--

�[ 

DRAIN CONNECTION 
SEE DETAIL 9/CS2 >-') 

W16X26 

' I 

J\ 
W16X26 

6":I: SLAB ON 
GRADE, 

DESIGNED BY 
OTHERS 

TOP OF 
GRADE 

�v 
.) -

SPREAD FOOTING 
(INSTALLED BY G.C.) 
TYP, SEE PAGE AB1 

-,., - -
W16X26 • J 

\ I
�

I ' 
i 

W16X26 

FRAMING PLAN 
SCALE: 3/16"=1'-D" 

HSS12X12X1/4" 
COLUMN (TYP) 

1/AB1 

(TYP) 

98' 

W16X26 

i /

I \ 
W16X26 

SECTION/ELEVATION 
SCALE: 1/2"=1'-0" 

1s·-o· 

COLUMN TYP 
f ""'""''i' 

-�-[ 

10·-o· 
CLEARANCE 

2'-6" 

-
W16X26 

\ I

I\\ 
W16X26 

\ 

,s·-o· ______ .,.. 2·-0· 

OVERFLOW SCUPPERS J"x16"x20GA 

SEE DETAIL 8/CS2 
r 

TYPICAL 7 PLACES 
V

PAN DECK 
DETAIL 4/CS2 

.I -
� )- - --{ ,/ :0 

r .,,- W16X26 _;, W16X26 

\ I 
\.,--\_....., �, 

<O <O 
N 
X 
0 0 
i 

I i 
i 2/CS21 

W16X26 "r-- W16X26 

\ CROSS BRACE LOCATED 
0 MID POINTS 
SEE DETAIL 6/CS2 

SPECIAL INSPECTIONS FOR THE CANOPY 

SPECIAL INSPECTIONS FOR THE CANOPY SHALL BE PROVIDED BY THE OWNER 
PER CHAPTER 17 or THE IBC 

THE FOLLOWING SYSTEMS ARE SUBJECT TO THE SPECIAL INSPECTION 
REQUIREMENTS OF THE IBC CHAPTER 17. 

A. COLUMNS 0. PURLIN BEAMS 
8. COLUMN BASE PLATE E. BEAMS 
C. FOOTINGS UNLESS EXEMPT 

SPECIAL INSPECTION IS REQUIRED FOR THE FOLLOWING WORK. 

WELOINC 1. PRIOR TO WELOINO (TABLE N5.4-1, 360-16) 
2. DURING WELDING (TA8LE N5.4-2, 360-16) 
3. AFTER WELDING (TABLE NS.4-3, 360-16) 

4. NONDESTRUCTIVE TESTING (SECTION NS, 360-16) 
PER IBC 1 705.2. SPECIAL INSPECTION IS NOT REQUIRED WHERE 
WELDING IS PERFORMED IN AN APPROVED SHOP. JIMCO SALES AND 
MANUFACTURING IS AN AISC APPROVED FABRICATOR 
(218031061-1 OINIT). 

BOLTING - PRIOR TO BOLTING (TABLE NS.6-1, AISC 360-16): NOT 
REQUIRED IF ONLY SNUG TIGHT JOINTS ARE SPECIFIED 

• FOUNDATIONS - PER IBC 1705.J; EXCEPTION 1 - SPECIAL 
INSPECTION IS NOT REQUIRED FOR ISOLATED SPREAD CONCRETE 
FOOTINGS FULLY SUPPORTED ON EARTH OR ROCK. •THIS EXCEPTION 
DOES NOT APPLY IN THE STATE OF NEVADA.• 

-SPECIAL INSPECTIONS SHALL BE PERFORMED DURING 
INSTALLATICJl'l,I ANO TEST!NC or CAST-IN-PLACE DEEP 
FOUNDATION ELEMENTS AS REQUIRED 8Y TABLE 1 705.8. 

ANCHOR BOLTS - PERIDOIC SPECIAL INSPECTION OF ANCHORS 
CAST IN CONCRETE REQVIREO PER IBC TABLE 1705.3. ITEM 3 

STRUCTURAL OBSERVATIONS: NON£ REQUIRED 

<O 
I 

co 

0 
I 

;,-, 

CANOPY NOTES 

GENERAi NOTES· 
A. THE CONTRACTOR SHALL VERIFY ALL CONDITIONS ANO DIMENSIONS AT THE SITE. 
B. OBSERVATION 'JlSITS TO THE SITE BY THE DESIGN ENGINEER SHALL NEITHER BE 

CONSTRUED AS INSPECTION NOR APPROVAL OF CONSTRUCTION. 
C. DURING ANO AnER CONSTRUCTION, 8UILOER ANO/OR OWNER SHALL KEEP LOADS 

ON THE STRUCTURE WITHIN LIMITS OF DESIGN LOADS. 
D. NPICAL DETAILS AND SECTIONS SHALi. APPLY WHERE SPECIFIC DETAILS ARE NOT 

SHOWN. 

1. BUil.DiNG CODE, 2018 INTERNATIONAL BUILDING CODE 
2. USE GROUP, M, CONSTRUCTION lYPE - IIB 
3. DESIGN LOADS, 

A. ROOF LIVE LOAD: 
B. CANOPY DEAD LDAD, 
C. GROUND SNOW LOAD Pg, 

FLAT ROOF SNOW LOA() Pf, 
RAIN ON SNOW SURCHARGE, 
EXPOSURE FACTOR Ce: 
IMPORTANCE FACTOR I" 
THERMAL FACTOR Cle 

0. BASIC WIND SPEED 
BUILDING RISK CATEGORY: 
EXPOSURE, 
COUPONENT & CLADDING, 

E. EARTHQUAKE DESICN, 

20 PSF (REDUCIBLE) 
12.37 PSF 
25.0 PSF 
21.0 PSF 
0 PSF IF Pg>20 
1.0 
1.0 
1.2 

V=11
I� MPH, Vosd•85 MPH 

C 

ASCE 7-1 6 CHAPTER 30 

IMPORTANCE FACTOR· 1.0 
Ss-0.118g Sds-0.l26g 
Sl-0.0629 Sd1-0.099g 
SITE ClASS, D 
SEISMIC DESIGN CATEGORY: B 
SEISMIC FORCE RESISTING SYSTEM: G.2 STEEL ORDINARY CANTILEVERED 

COLUMN SYSTEM 
DESIGN BASE SHEAR, 0.36k 
SEISMIC RESPONSE COEFFICIENT: Cs :::i: 0. 1 0 
RESPONSE MODIFICATION FACTOR: R• 1.25 
SEISMIC ANALYSIS PROCEDURE: EQUIVALENT LATERAL FORCE 

4. FOUNDATION DESIGN: 
ALLOWABLE BEARING PRESSURE· 
LAJERAL EARTH PRESSURE: 

1500 PSF 
100 PSF/FT 

"THE VALUES LISTED IN SECTION 4 REFLECT PRESUMPTIVE LOAD-BEARING VALUES 
FR0'4 THE BUILDING CODE (TABLE 1806.2). JIUCO SALES AND MANUFACTURING HAS 
MADE NO INVESTIGATION INTO THE BUILDING SITE SOIL CONDITIONS. WHERE THE 
BUILDING OFFlCIAL HAS REASON TO DOUBT THE CLASSIFICATION, STRENGTH OR 
COMPRESSIBILITY OF THE SOIL, THE BUILDING OFFICIAL LAAY REQUIRE A 
CEOTECHNICAL INVESTIGATION PER IBC 1803.�.2 ... 

ALL FOOTING SHALL BE PLACE ON UNDISTURBED NATURAL SOIL OR ON PROPERLY 
COMPACTED STRUCTURAL FILL. CONTRACTOR SHALL VERIFY THAT THE SOIL UNDER 
FOOTINGS ARE SUITABLE TO SUPPORT FOOTINGS. "UD, ORGANIC SILT, ORGANIC 
CLAYS, PEAT OR UNPREPARED FILL MAY NOT BE USED AS LOA.0-BEARING 

JIMCO SALES AND MANUFACTURING RECOMMENDS THAT THE OWNER/CONTRACTOR 
RETAIN A LICENSED GEOTECHNICAL ENGINEER TO PROVIDE SITE SPECIFIC DESIGN 
VALUES OR TO VERIFY THE DESIGN VALUES LISTED IN SECTION 4. THE CONTRACTOR 
SHALL FOLLOW ALL RECOMMENDATIONS IN THE SOILS REPORT FOR SUBGRADE 
PREPARATION BELOW FOOTINGS 

5. CONCRETE ANO REINFORCEMENT, 
A. CONCRETE FOOTINGS (EXPOSURE CLASSES FO, SO, WO, CO} TYPE II 

CEMENT COMPRESSIVE STRENGTH OF fc = 3000 p.s.i. 
B. SLAB ON CRAOE (BY OTHERS) 
C. CONCRETE DESIGNED USING fc .. 2500 p.a.i. OR ABOVE SHALL HAVE 

SPECIAL INSPECTIONS PERFORMED. UNLESS ISa..ATED SPREAD FOOTINGS 
ARE UTILIZED. SEE SPECIAL INSPECTIONS FOR THE CANOPf CONCRETE 
NOTE. 

D. REBAR ASTM A615 GRADE 60 
E. STIRRUPS ANO TIES SHALL HAVE MINIMU._. 4 M HOOKS. 
F. MINIMUM CONCRETE PROTECTION FOR REINFORCEMENT: 

CONCRETE EXPOSED TO GROVND-----3" 
FORMED CONCRETE EXPOSED TO GROUND----2' 
FORMED CONCRETE NOT EXPOSED TO GROUND-1 1/2" 

G. GROUT UNDER COLUMN BASE PLATES SHALL BE NON-SHRINK CROUT 
COMPLYING WllH ASTM C1107, f'c•5000p.s.i. ANO INSTALLED PER 
MANUFACTURERS RECOMMENDATIONS. 

SEISMIC FORCE RESISTING SYSTEM (SFRS) 
H GENERAL CONTRACTOR IS RESPONSIBLE FOR LOCATING TOP OF FOOTING 

ELEVATIONS AS REQUIRED FOR UNDERGROUND PLUMBING AND 
ELECTRICAL. 

A. REF'ER TO AISC 341-16 SECTION A4 AND ASCE 7-16. 
8. DESIGNATION OF SFRS: G.2. STEEL ORDINARY CANTILEVER COLUMN SYSTEMS 

(ASCE 7-16 TABLE 12.2-1) SEE AISC J41-16 SECTION E5 (OCCS). 
C. R c 1.25. cs = 0.10 
O. ANALYSIS PROCEDURE • EQUIVALENT LATERAL FORCE 
E. MEMBERS AND CONNECTIONS THAT ARE PART OF THE SFRS, 

1. COLUMNS 
2. COLUMN BASE CONNECTION 
3. FOOTINGS 

F. PROTECTED ZONES, N/A 
G. SEE DETAILS AND NOTE FOR CONNECTION CONFICURATIONS, MATERIALS 

SPECIFICATIONS AND SIZES. 
H. WELD FILLER MATERIALS FOR WELDS PART OF THE SFRS: 

1. YEILD STRENGTH - 58 KSI MIN 
2. TENSILE STRENGTH - 70 KSI MIN 
3. ELONGATION - 22% IAIN 
4. CVN TOUGHNESS - 20 FT-LB MIN O D. F 
SEE DETAILS ANO NOTES FOR OTHER WELDING REQUIREMENTS 

J. DEMAND CRITICAL WELDS - N/A 
K. LOWEST ANTICIPATED SERVICE TEMPERATURE - o· F 

6. STRUCTURAL STEEL: 
A. ALL STRUCTURAL STEEL SHALL COMPLY WITH AISC MSPECIFICA.TION FOR 

FOR THE DESIGN or STRUCTURAL STEEL FOR BUILDINGSM 15TH EDITION. 
B. AISC "CODE OF STANDARD PRACTICE" EXCLUDING THE FOLLOWING 

SECTIONS: 4.4, 4.4. 1. 4.4.2, ANO 7. 15. 
C. AISC "SPECIFICATIONS FOR THE OESIGN OF COLD FORMED STRUCTURAL 

MEMBERS". 
D. STRUCTURAL STEEL GRADES, 

STEEL BEAMS ASTM A992 CRAOE 50 f'y � 50,000 ps; 
HSS SQUARE & RECTANGLES ASTM500 GRADE C Fy = SO.ODO psi 
HSS ROUND COLUMNS: Fy = 46.000 psi 
PIPE ASTM ASJ CRADE 8 Fy :a 35.000 psi 
BASE PLATES, CAP PLATES AND CAP PLATE STIFFENERS .................. . 
...... ASHA A572 GRADE 50 Fy = 50.00Q psi 
ANGLES ASTM A.'56 Fy = J6.000 psi 

E. "'-L BOLTED CONNECTIONS SHALL BE ASTM A307 BOLTS UNLESS OTHERWISE 
SPECIFIED (NO SPECIAL INSPECTION REQUIRED). 

F. ALL BOLTED CONNECTIONS SHALL BE "SNUG-TIGHT". UNLESS NOTED 
OTHERWISE IN ACCORDANCE WITH R=. 

G. METAL PAN OECK SHALL BE 2090 AST� A653 GRADE 40. 
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f-14 HWH TEK 
FASTENER O 30" 

O.C. MAX 20ga TOP TRIM 
1i"•1il" 20ga CEE FRAME 

I 
0 48" O.C. MAX. 

ACM FASCIA 

(2) 1-14 HWH 
24 3/16" TEK FASTENER 

(GUTTER TO FRAME) 

1-14 HWH TEK 
FASTENER O 16" 

O.C. MAX 

20GA X 1il" X W 
BOTTOM RAIL 

/fB M.T. FASTENER 
0 30" 0.C. MAX 

22 GA PBU 
TOP DECK 

3'•16"•20gc 
PAN DECK 

3"XB"X20gc PERIMETER 
GUTTER 

W10X26 
HEADER 
BEAM 

©
����

-=
1
��NNECTION DETAIL 

OWNER OPTIONS, 
( CUSTOMER TO SELECT 
OPTION saow AND INFORM 
JIMCO OF DIRECTION OF DRAIN 
DISCHARGE AT LEAST TWO WEEKS 
PRIOR TO SCHEDULED DELIVERY): 

1.) DRAIN ONTO ISLAND/PAVING 
INCLUDES DRAIN DEFLECTOR 

2.) DRAIN ONTO PAVING THRU 
SIDE OF ISLAND FORM. 

3.) DRAIN BELOW GROUND. 

.tiQIE;_ JIMCO SHALL FURNISH AND 
INSTALL CANOPY DRAINS, EXCEPT 
AS INDICATED IN NOTE 3 ABOVE. 

TOP OF SL.A N GRADE OR 
ISLAND 

NOTICE: THIS DOCUMENT IS THE PROPERTY OF JIMCO SALES & MFG. NEITHER THIS 
DOCUMrnT NOR ANY DATA OR INFORMATION HEREIN SHALL BE COPIED OR 
REPRODUCED IN ANY MANNER, LOANED OR OTHERWISE DISPOSED OF, OR USED 
FOR ANY PURPOSE WHATSOEVER, WITHOUT THE PRIOR WRITTIEN PERMISSION 
OF JIMCO SALES & MFG. IF THIS DOCUMENT IS LOANED BY OR WITH THE 
AUTHORITY OF JIMCO SALES & MFG, THE BORROWER, INCONSIDERATION OF SUCH 
LOAN, AREES TO THE FOREGOING CONDITIONS AND TO RETIJRN THIS DOCUMENT ON 
REQUEST OR UPON COMPLETION OF THE SPECIFICALLY AUTHORIZED WORK FOR 
WHICH IT WAS USED. 

(6) 12-14 HWH 
TEKS/3 FASTENERS 
(1YP. FRAME TO DECK) 

1[1/4"X4"X6" 
W/(2) 3/4"� A307 

BOLTS (1YP) 

W16X26 
PURLIN 

(2) lt1/4"X4"X6" 
W/(2) 3/4"0 
A307 BOLTS 

SEE OWNER 
OPTIONS 

FOOTING 

I 
24" 

!-14 HWH TIEK 
FASTENER @ 30" 

O.C. MAX 

ACM FASCIA 

(2) !-14 HWH TIEK 
FASTENER 

(GUTTER TO FRAME) 

!-14 HWH TIEK 
FASTENER O 16" 

O.C. MAX 

20GA X 1il" X 1t 
BOTTOM RAIL 

#8 M.T. FASTENER 
@ 30" 0.C. MAX 

W1 OX26 HEADER 

FASCIA 

PERIMETER 
GUTTER 

CAULK & 
SEAL 
AROUND 
PVC 

COLUMN 

20gc X 1i" X W 
TOP RAIL 

(6) 12-14 HWH 
TEKS/3 FASTENERS 
(TYP. FRAME TO DECK) 

3"X8"X20go PERIMETER 
GUTTER 

® ��P, ,-���-CIA DETAIL

A. CONDUIT WITH PLAIN THREADED END 
FURNISHED AND INSTALLED BY JIMCO. 
ELECTRICAL WIRING AND HOOK-UP BY 
GENERAL CONTRACTOR. 

B. COUPLING AND CONDUIT TO CANOPY 
LIGHTS FURNISHED AND INSTALLED BY 
GENERAL CONTRACTOR. 

C. COUPLING AND CONDUIT TO POWER 
SUPPLY FURNISHED AND INSTALLED BY 
GENERAL CONTRACTOR. 

D. CUSTOMER TO INFORM JIMCO WHICH 
COLUMNS ARE TO RECIEVE CONDUrTS 
AND WHICH DIRECTION CONDUITS 
ENTER COLUMNS @ BASE AT LEAST 
TWO WEEKS PRIOR TO SCHEDULED 
DELIVERY. 

TOP OF PAVING 

CUSTOMER REQUEST: 
(4) 1 • CONDUIT 
W/SEAL-OFF 

TYP T&B 
0 BEAM 
FLANGE 

TOP PLATE 
1[2 3/4"X12"X25" 

J"X16"X20go 
PAN DECK 

STIEEL 
COLUMN 

1!· 22· 1t· 
-F 25"

=t 
1 1/16" ¢ OR 

I
SHORT SLOT 

,L

2

· : 
�"' 

z� 
"',., SECTION C-C ""g 

NOTE: STIFFENER 
PLATES NOT SHOWN 
FOR CLARITY 

45· 

SECTION D-D 

® ;2E���-�/BEAM CONNECTION DETAIL

® f�2��--o�RACE DETAIL

PERIMETIER GUTTER 

2" X 4" CUT-OUT 
0 SIDE OF GUTTER 

SCUPPER COVER 

® ?�f�-�1�-�-W SCUPPER DETAIL

PERIMETER 
GUTTER 
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.I<----------------------------------------- 108'-0" ----------------------------------------.,/' 

2'-0" -,I'--,!'------ 1s·-o· ------,I'------ 1s·-o· - ----------- 1s·-o· --------,!<------ 1s·-o· ----------- 1e·-o· - -- ---,I<.----- 1s·-o· ------.1<- 2'-0" 

,------7 ,-- ---7 ,------7 ,-- ---7 ,------7 ,------7 ,------7 

1 1/2"¢ 
HOLE 

1/2 

STEEL 
COLUMN 

1 1/4"x22"x22· 
BASE PLATE 

CD ����-}�_Y"TE DETAIL

NOTICE: THIS DOCUMENT IS THE PROPERTY OF JIMCO SALES & MFG. NEITHER THIS 
DOCUMENT NOR ANY DATA OR INFORMATION HEREIN SHALL BE COPIED OR 
REPRODUCED IN ANY MANNER, LOANED OR OTHERWISE DISPOSED OF, OR USED 
FOR ANY PURPOSE v.HATSOEVER, WTHOUT THE PRIOR WRITTEN PERMISSION 
OF JIMCO SALES & MFG. IF THIS DOCUMENT IS LOANED BY OR WTH THE 
AUTHORITY OF JIMCO SALES & MFG, THE BORROWER, INCONSIDERATION OF SUCH 
LOAN, AREES TO THE FOREGOING CONDITIONS AND TO RETURN THIS DOCUMENT ON 
REQUEST OR UPON COMPLETION OF THE SPECIFICALLY AUTHORIZED WORK FOR 
WHICH IT WAS USED. 

SPREAD FOOTING 
TYP 

SEE THIS SHEEl 

t!QIE;_ 
A) FOOTINGS INCLUDING CONCRETE, REBAR, FOR"-AWORK AND 
ASSOCIATED EARTHWORK SHALL BE FURNISHED AND INSTALLED BY 
GENERAL CONTRACTOR EXCEPT ANCHOR BOLTS SHALL BE 
FURNISHED BY JIMCO AND INSTALLED BY GENERAL CONTRACTOR. 
B) SEE FOUNDATION, CONCRETE NOTES ON DWG CS1. 

COLUMN WITH BASEPLATE 
FURNISHED AND INSTALLED 

BY JIMCO 

THE COLUMN IS NOT 
CONSIDERED CONSTRAINED 

UNTIL THE SLAB IS POURED 
AROUND THE COLUMN BASE 

2'-6" 

J 

2'-6" 

TOP OF GRADE 

9"± 

'i 
25 3/4" 

MIN. EMBED 
TOP OF NUT 

3'-0" 

FRAMING PLAN 
SCALE: 3/16"=1'-0" 

HSS12X12X1/4 
COLUMN (TYP) 

LEAVE A 36" MIN. BLOCKOUT/CLEARANCE 
0 FOOTING FOR COLUMN ERECTION 

GENERAL CONTRACTOR TO PROVIDE 
3" MINIMUM CONCRETE COVER AROUND 
AND / OR OVER BURIED COLUMN, 
BASEPLATIE AND ANCHOR BOLTS TO 
PROTECT THEM FROM CORROSION. 

4"± NON-SHRINK GROUT 
BY GENERAL CONTRACTOR. GROUT 
SHALL CONFORM TO ASTM C 1107 
WITH fc = 5000 PSI. 

(4) 1 l/4"¢X36" LG. ANCHOR BOLTS 
(F1554-55) W/9" THREAD, LEVELING 
RING WASHERS & DBL. NUTS O TOP 
ANO 4" THREAD, W/SINGLE NUT 0 
BOTTOM, SEE NOTE A. 

(B) /15 HORIZONTAL REBAR 
TOP AND BOTTOM EACH WAY 

I-- ----- 7'-6" (SOR) ____ ...,, 

SELECT FILL MAY BE REQUIRED 
FOR PAD FOOTING SEE 

GEOTECH REPORT FOR DESIGN 
OF FOOTING BASE. 

SPREAD FOOTING DETAIL 
SCALE: 1/2"=1 '-0" 

13·-o" 

COLUMN WITH BASEPLATE 
FURNISHED AND INSTALLED 

BY JIMCO 
THE COLUMN IS NOT 

CONSIDERED CONSTRAINED 
UNTIL THE SLAB IS POURED 
AROUND THE COLUMN BASE 

1'-0" 

12·-o· 
MIN 

L3--6"0_J 

OPTIONAL PIER DETAIL 
SCALE: 1 /2"= 1 '-o• 

LEAVE A 36" MIN. BLOCKOUT /CLEARANCE 
0 FOOTING FOR COLUMN ERECTION 

4"± NON-SHRINK GROUT BY GENERAL CONTRACTOR. GROUT 
SHALL CONFORM TO ASTM Cl 107 WITH f'c = 5000 PSI. 

(4) 1 1/4"¢X36" LG. ANCHOR BOLTS (F1554-55) 
W/9" THREAD, LEVELING RING WASHERS & DBL 
NUTS O TOP AND 4" THREAD, W/SINGLE NUT 
0 BOTTOM, SEE NOTE A. 

{ 12) /17 VERT. REBAR 
W/STD 180' HOOK O TOP 

3" 

RND. TIE 
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which is within the limit of work
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PUBLIC WORKS AND 
ENGINEERING DEPARTMENT 

1420 Miner Street 
Des Plaines, IL 60016 

P: 847.391.5390 
desplaines.org 

Date: January 29, 2024 

To: Jeff Rogers, Director of Community and Economic Development 

From: Timothy P. Oakley, P.E., CFM, Director of Public Works and Engineering 

Cc: John La Berg, P.E., CFM, Civil Engineer 

Subject: 2991-3025 Mannheim Road – Orchards at O’Hare 

Public Works and Engineering has reviewed the subject final engineering plans and is approving 
them subject to the conditions below: 

• All City permits will need to be obtained.

• All proposed improvements on the engineering plans must be installed in accordance to all City of 
Des Plaines codes.

• MWRD and IEPA permits will need to be obtained. 

TPO/jl 

MEMORANDUM 
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LOT 7  

AMENDMENT TO LOCALIZED ALTERNATIVE SIGN REGULATION (LASR) 

01/08/2024 

NOTE: 
THIS REPLACES “LOT 7” OF THE PREVIOUSLY APPROVED LASR PER ORDINANCE Z-28-23 IN ITS ENTIRETY
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LOT 7 
BP PULSE (ORD) 

EV CHARGING STATION HUB PARCEL 
 

• REPLACEMENT SIGNAGE TO INCLUDE: 
1. Cover Sheet 
2. Color Specifications 
3. Site Map 
4. Canopy Elevations 
5. S1 - EV MID Sign 
6. S2 - BP Helios Routed ACM Canopy Sign 
7. S3 - BP Pulse Routed ACM Canopy Sign 
8. Code Check 
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BRANDBOOK
CLIENT:  
PROJECT: 
DATE: 
LOCATION:

VARIANCE: 

BP Products North America Inc.
City of Des Plaines

1/08/24

NO

Cook County, Illinois

REVISIONS

DOCUMENT INFO

DOC #: AD-BPL110277-0
SALES ORDER #: 86252-002
BLAIR PROJECT#: 110277

0 1/08/24 INITIAL RELEASE

DATE DESCRIPTIONREV

PAGE 1
PAGE 2
PAGE 3
PAGE 4
PAGE 5
PAGE 6
PAGE 7
PAGE 8

Cover
Color Specifications
Site Map
Canopy Elevations
S1 - EV MID Sign
S2 - BP Helios Routed ACM Canopy Sign
S3 - BP Pulse Routed ACM Canopy Sign
Code Check

TABLE OF CONTENTS

Senior PgM:
Email:

Phone:

Christie Chandler
cchandler@blairimage.com
(814) 502-9440

CONTACTS
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COLOR SPECIFICATIONS

COLOR SPECIFICATIONS

bp blue
Process Cyan
CMYK 100/0/0/0
RGB 0/158/224
HEX 009EE0

bp green
Pantone 355
CMYK 100/0/100/0
RGB 0/127/0
HEX 007F00

bp pulse blue
Pantone 072C
CMYK 100/90/0/7
RGB 0/0/150
HEX 000096

bp green
Pantone 2300C
CMYK 40/0/100/0
RGB 155/255/0
HEX 9BFF00

White
Pantone White / RAL 9003
CMYK 0/0/0/0
RGB 255/255/255
HEX 9BFF00

Black
Pantone Black
CMYK 0/0/0/100
RGB 0/0/0
HEX 000000

bp pulse blue

bp blue

bp pulse green

bp pulse blue

bp blue

bp pulse gradient green
Pantone 2292C
CMYK 52/0/100/0

The bp pulse primary colour palette is a 
complementary mix of blues and greens. It’s 
designed to create stand out for bp pulse across all 
customer touch-points, whilst retaining the strong 
brand connection blue is redolent of electricity and 
clean energy. Green is synonymous with, and links 
strongly to, bp.

The bp pulse gradient is a linear version of the 
gradient in the bp pulse logo symbol. It is based 
on the primary brand colours - going from bp 
pulse blue through bp blue to bp pulse green. The 
reproduction should be bright and vibrant, and be 
to the supplied artwork only.

The bp pulse brand colours have been optimised 
for on screen use, so for CMYK printed versions 
on the gradient, used on the EV chargers and 

for the green in the gradient - Pantone 2292C, C52 
M0 Y100 K0.

The secondary colour palette is simply black 
and white. White is the preferred colour for the 
body of EV charging units and sign structures 
to which the bp pulse branding is applied. Trim 
elements, screen frames, and visible fixings and 
cabinet hardware is preferred to be black. If white 
EV charger bodies are not available, black is the 
other acceptable colour. (See examples of charger 
branding later in this document.)

Primary bp pulse colour palette 
(Note that this an RGB representation of the brand colours)

Secondary bp pulse colour palette bp pulse gradient – RBG (Digital applications) bp pulse gradient – CMYK (EV livery print applications)

bp pulse brand colours
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SITE MAP

SIGN ID DESCRIPTION QTY

S1 MONUMENT SIGN 2

S2 BP HELIOS ROUTED ACM CANOPY SIGN 3

S3 BP PULSE ROUTED ACM CANOPY SIGN 3

SITE MAP

CANOPY 1

S1

S1

S3

S3

CANOPY 3

CANOPY 2

S2

S2

S3 S2
S1
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S2

TBD

3
0

”

S3

S2S3

TBD

TBD

S2S3

CANOPY ELEVATIONS

3
0

”

3
0

”

CANOPY 1 - FRONT ELEVATION

CANOPY 1 - REAR ELEVATION

CANOPY 2 - FRONT ELEVATION

CANOPY 2 - REAR ELEVATION

CANOPY 3 - FRONT ELEVATION

CANOPY 3 - REAR ELEVATION
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S1 - EV MID SIGN

EV charging

EV charging

EV MID sign - 1050mm x 3000mm
Front & side elevations

EV MID sign - 1050mm x 3000mm
Plan view

EV MID sign - 1050mm x 3000mm EV MID sign - 1050mm x 3000mm
Lighting principles

EV MID sign - 1050mm x 3000mm
Sectional detail AA

EV MID sign - 1050mm x 3000mm
Sectional detail BB
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1. Sign face with curved top and bottom painted 
white.

2. 15mm x 15mm chamfered edges running 
down both sides of the sign..

3. bp pulse green top section with illuminated bp 
pulse logo..

4. Non-illuminated bp helios logo..

5. bp pulse green recess with bp pulse green 
LED laser light strip..

6. Non-illuminated bp pulse blue message field 
 For layout 

contact the Global Site Design team.

7. Leg cladding painted white. Groove detail 
down the side to match main sign body.

8. bp pulse green recess on leg cladding. Size 
shown is indicative minimum size. If a larger 
size is required, it should be the minimum for 
the required leg structure size.

9. bp pulse gradient strip on the front and back 
sides of the leg cladding.

10. Foot plate cladding painted white. Details and 
size to suit footing. Size shown indicative only.

11. Main sign structural frame. Details to allow 
even illumination to the bp pulse logo and 
message area.

12. Leg structure.

13. Footing plate as required.

5.Charging site elements & additional signs
EV MID sign – 1050mm x 3000mm

Global EV Charging Site Design and Branding Toolkit Version 1.2 47

with illuminated offer graphic. 

33.91 Sq. Ft.

TWO REQ’D

FRONT ELEVATION
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S2 - BP HELIOS ROUTED ACM CANOPY SIGN

43 1/2”

24
”

2
0

 1
/2

”

FRONT ELEVATION

LO
G

O
 H

E
IG

H
T

18 1/2” 10 7/16”

LOGO WIDTH

GENERAL SPECIFICATIONS:

ELECTRICAL:

Materials:

Internal Illumination:
White LED Modules

Remote Mount

3”

n/a

Face Decoration:

LED Power Supply:

Cabinet Depth:

Area:

Wind Load:

7.25 Sq. Ft.
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S3 - BP PULSE ROUTED ACM CANOPY SIGN

103 1/2”

24
”

2
0

”

FRONT ELEVATION

LO
G

O
 H

E
IG

H
T

71 3/8”11 5/8”

LOGO WIDTH

GENERAL SPECIFICATIONS:

ELECTRICAL:

Materials:

Internal Illumination:
White LED Modules

Remote Mount

3”

n/a

Face Decoration:

LED Power Supply:

Cabinet Depth:

Area:

Wind Load:

17.25 Sq. Ft.
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	1628 Rand Road - 24-004-CU PZB Staff Report - 02-09-2024 - Optimized.pdf
	1628 Rand Road - 24-004-CU PZB Staff Report - 02-09-2024
	 Future Land Use Plan:
	o This property is designated as Commercial on the Future Land Use Plan. The Future Land Use Plan strives to create a well-balanced development area with a healthy mixture of commercial uses.
	o The subject property is located along the defined Rand Road commercial corridor with single-family residences to the north, multi-family residences to the east, and commercial development to the east, south, and west. The subject property contains a...
	 Landscaping and Screening:
	o The Comprehensive Plan seeks to encourage and actively pursue beautification opportunities and efforts, including the installation of landscaping, street furniture, lighting, and other amenities, to establish a more attractive shopping environment a...
	o The existing site contains landscaping along the south of the property and foundation landscaping adjacent to the east building footprint.
	o The applicant proposes to relocate an existing privacy fence from its current location along the front lot line to a point north of the new row of parking along the west end of the site.
	10. The proposed Conditional Use complies with all additional regulations in the Zoning Ordinance specific to the Conditional Use requested:
	Recommendation: Staff recommends approval of the Conditional Use Permit for a trade contractor use and motor vehicle use at 1628 Rand Road as amended based upon a review of the information presented by the applicant and the findings made above, as spe...
	2. The applicant shall provide plans and specifications for review and secure permits for all site work governed by city codes and ordinances (pavement, exterior doors/window systems, mechanical/electrical/plumbing/structural, civil engineering, etc.)...

	Attachment 1 - Ordinance Z-36-21
	Attachment 2 - Draft Ordinance Z-26-22
	Ordinance Z-26-22_cu amendment_legal reviewed.pdf
	VOTE:   AYES _____ NAYS _____ ABSENT  ______
	ATTEST:
	Published in pamphlet form this   Approved as to form:
	______ day of ________________, 2022.
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	1. The extent to which the Proposed Plan is or is not consistent with the stated purpose of the PUD regulations in Section 12-3-5.A of this title:
	2. The extent to which the proposed plan meets the prerequisites and standards of the planned unit development regulations:
	3. The extent to which the proposed plan departs from the applicable zoning and subdivision regulations otherwise applicable to the subject property, including, but not limited to the density, dimension, area, bulk, and use and the reasons why such de...
	4. The extent to which the physical design of the proposed development does or does not make adequate provision for public services, provide adequate control of vehicular traffic, provide for, protect open space, and further the amenities of light and...
	5. The extent to which the relationship and compatibility of the proposed development is beneficial or adverse to adjacent properties and neighborhood:
	6. The extent to which the proposed plan is not desirable to physical development, tax base, and economic well-being of the entire community:
	7. The extent to which the proposed plan is in conformity with the recommendations of the 2019 Comprehensive Plan:
	1.  The proposed Conditional Use is in fact a Conditional Use established within the specific Zoning district involved:
	2. The proposed Conditional Use is in accordance with the objectives of the City’s Comprehensive Plan:
	3. The proposed Conditional Use is designed, constructed, operated and maintained to be harmonious and appropriate in appearance with the existing or intended character of the general vicinity:
	4. The proposed Conditional Use is not hazardous or disturbing to existing neighboring uses:
	5. The proposed Conditional Use is to be served adequately by essential public facilities and services, such as highways, streets, police and fire protection, drainage structures, refuse disposal, water and sewer, and schools; or, agencies responsible...
	6. The proposed Conditional Use does not create excessive additional requirements at public expense for public facilities and services and will not be detrimental to the economic well-being of the entire community:
	7. The proposed Conditional Use does not involve uses, activities, processes, materials, equipment and conditions of operation that will be detrimental to any persons, property, or the general welfare by reason of excessive production of traffic, nois...
	8. The proposed Conditional Use provides vehicular access to the property designed so that it does not create an interference with traffic on surrounding public thoroughfares:
	9. The proposed Conditional Use does not result in the destruction, loss, or damage of natural, scenic, or historic features of major importance:
	10. The proposed Conditional Use complies with all additional regulations in the Zoning Ordinance specific to the Conditional Use requested:
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