
 

 

 
PLAN COMMISSION / ZONING BOARD OF APPEALS 

AGENDA 

  
Thursday, October 27, 2022                                                                         Frankfort Village Hall        

6:30 P.M.                                                                                               432 W. Nebraska Street (Board Room) 

 
1. Call to Order 

 

2. Roll Call 

 

3. Approval of Minutes of October 13, 2022 

 

4. Public Hearing: Misty Creek (Ref #105) 

Public Hearing Request: Rezoning from E-R to R-4 with a Special Use for a PUD for a 32-unit townhome 

development. Other Requests: Preliminary Plat of Subdivision, including Plat of Dedication for 116th Ave 

and Misty Creek Lane (PIN: 19-09-30-300-011-0000). 

 

5. Public Hearing:  213 Nebraska Street – Plantz Residence (Ref #106) 

Public Hearing Request: Remodeling of an existing single-family home for the property located at 213 

Nebraska Street, zoned R-2, requiring 7 variances. Other: Plat of Subdivision.  

(PIN: 19-09-28-204-005-0000)  

 

6. Public Hearing:  9500 W. Lincoln Highway – Tiny Tots Play Café (Ref #107)  

Public Hearing Request: Special Use Permit for Indoor Recreation for a children’s indoor playroom 

business in the B-2 Community Business District, located at 9500 W. Lincoln Highway, Suites 5, 6, and 7, 

Frankfort, IL 60423 (PIN: 19-09-22-100-066-0000). 

 

7. Workshop: 7654 W. Lincoln Highway - Circle K Redevelopment  

Future Public Hearing Request: Proposed Annexation (via an Annexation Agreement); Zoning Map 

Amendment (Rezoning) from the default E-R to B-2 (currently Will County C-4); Special Use Permits for 

an automobile fueling station, accessory liquor sales, and extended hours of operation (24 hours); and 

Variations related to front and rear yard building setbacks, front landscape yard setback, plant quantities, 

signage, and cross-access. 

 

8. Workshop: 7 N. White Street – Integrus Development Multi-Tenant Commercial Building  

Future Public Hearing Request: Special Use for a restaurant, full service, with liquor sales (for Senso 

Sushi); Special Use for outdoor seating associated with a permitted restaurant (for Senso Sushi); Special 

Use for a restaurant, carry-out (for Nautical Bowls); Variations (if any); Preliminary and Final Plat of 

Subdivision to subdivide the overall property into two (2) lots. 

 

9. Public Comments 

 

10. Village Board & Committee Updates  

 

11. Other Business 

 

12. Attendance Confirmation (November 10, 2022) 
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13. Adjournment 
____________________________________________________________________________________________ 
All applicants are advised to be present when the meeting is called to order.  Agenda items are generally reviewed in the order 

shown on the agenda, however, the Plan Commission/Zoning Board of Appeals reserves the right to amend the agenda and consider 

items in a different order. The Commission may adjourn its meeting to another day prior to consideration of all agenda items.  All 

persons interested in providing public testimony are encouraged to do so.  If you wish to provide public testimony, please come 

forward to the podium and state your name for the record and address your comments and questions to the Chairperson. 
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MINUTES 

MEETING OF VILLAGE OF FRANKFORT PLAN 
COMMISSION / ZONING BOARD OF APPEALS 

        October 13, 2022–VILLAGE ADMINISTRATION BUILDING    

 432 W. NEBRASKA STREET 

Call to Order:   Chair Rigoni called the meeting to order at 6:32 PM 

Commissioners Present: Chair Maura Rigoni, Brian James, Will Markunas, Nichole 
Schaefer, Dan Knieriem, David Hogan 

Commissioners Absent: Jessica Jakubowski  

Staff Present: Director of Community and Economic Development Mike 
Schwarz, Senior Planner Chris Gruba, Planner Drew Duffin 

Elected Officials Present:  None 

A. Approval of the Minutes from September 8, 2022 

Mike Schwarz noted that the draft minutes required a few minor corrections, specifically 
on Pages 2 and 5.  On the top of Page 2, the word “architect” should be changed to 
“applicant”.  In the middle of Page 5, in Paragraph 6, the word “staff” should be changed 
Chris Gruba, “Code Official” should be capitalized, and the phrase “which was assumed 
to be…in this case” can be deleted for clarification.   

Chair Rigoni asked if there were any questions from members of the Plan Commission. 
There were none. 

Motion (#1): Approval of the minutes, as amended, from September 22, 2022 

Motion by: Knieriem    Seconded by: Schaeffer 

Approved: (5-0, Commissioner Hogan abstained) 

Chair Rigoni noted that there would be no swearing-in of the public in attendance because 
there were no public hearings scheduled for the meeting.  

B. Workshop: 9500 W. Lincoln Highway – Tiny Tots Play Café  

Drew Duffin presented the staff report. 
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The applicant, Matthew Coello, approached the podium.  Chair Rigoni asked him to 
explain his business model.  He noted that the business would be open from 10 am – 4 pm, 
every day.  There would be a $15 admission fee per child but that adults get in free.  Parents 
or guardians would purchase coffee or snacks at a snack bar inside.  All play inside would 
be included with the $15 admission fee.  He noted that there may be special events such as 
birthday parties, pictures with Santa or the Easter Bunny.  

Chair Rigoni asked if a parent could come in at 10 am and stay until 4 pm.  Mr. Coello 
responded that they could and that there are no time slots or fees per hour.  He noted that 
the average stay of parents and children is 1-2 hours.  

The applicant was asked about how much parking would be generated by the use.  Mr. 
Coello noted that at most, 20 cars would be in the parking lot.  He followed by saying that 
sometimes one parent can come in with 15 children.  Typically, there are no more than 25 
children using the space at any one time.  He also noted that the business is busiest around 
noon.  

Commissioner Markunas asked how the size of the proposed tenant space in Frankfort 
compares to the existing business in Naperville.  He noted that the Naperville space is 
approximately 4,000 square feet, while the Frankfort space would be approximately 3,600 
square feet.   

Commissioner Knieriem asked if parents could come in and drop off children.  The 
applicant responded that children must be accompanied by an adult.  Commissioner 
Knieriem asked if the proposed business would be a franchise.  The applicant responded 
that no, this would be their first business and that their wives would assist with the business.  

The applicant noted that they sanitize the play equipment and bathrooms twice a day and 
that allowing children to play together helps their mental growth, especially after a period 
of being isolated during the coronavirus pandemic.  He noted that sometimes grandparents 
or babysitters will bring children and supervise them.  

Commissioner Knieriem asked when they would like to open their business.  Mr. Coello 
responded that they hoped to be open by January 2023.  Commissioner Knieriem asked 
what the maximum staff size would be.  The applicant responded that there are typically 2-
3 employees working at a time.  

Commissioner Hogan asked about the proposed bathrooms.  The applicant noted that they 
would be constructing 2 bathrooms and one changing/lactation room.  The bathrooms 
would be single occupancy bathrooms.  

Commissioner Hogan asked if the private events would be conducted during the normal 
hours of 10 am – 4 pm.  The applicant responded in the affirmative. Commissioner Hogan 
noted that not being open after 4 pm would be good for the parking situation in this parking 
lot.  
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Commissioner Markunas asked whether patrons and employees could exit from the back 
as well as the front.  The property owner, Greg Iser Jr., approached the podium and 
indicated that yes, people could exit from the back of the building as well.   

Commissioner Markunas asked if there was a safe walking path from the back parking area 
to the front parking area.  He asked the applicant if he had thought about installing a set of 
stairs from the back of his parking lot to the Mariano’s parking lot, so that during busy 
times, additional customers could park in the Mariano’s parking lot.  Mr. Iser responded 
that they had installed some stairs between his property and the Walgreens property, 
because they had noticed pedestrians jumping down from the wall as they crossed from 
building to building.  However, he noted that the Village requested that the stairs be 
removed and that pedestrians should use the sidewalk crossings instead.  

Commissioner Markunas asked if there would be any alcohol sales.  The applicant 
responded there would not be, either now or in the future.  

Commissioner James asked if other businesses use their back doors as well.  Mr. Iser noted 
that yes, they all do, including the nail salon and Sorriso’s.  

Chair Rigoni noted that the proposed operating times for Tiny Tots seemed to be offset 
from the peak parking demand in the evenings in this location.  She asked the other 
commissioners if they agreed, and all nodded in agreement.  She noted that conditions 
could be placed on the Special Use Permit request limiting the operating hours to avoid 
conflict with peak parking demand in the evenings.  She noted that if the applicant wished 
to be open later than 4 pm for certain days for special events, that the applicant should 
specify those exact dates at the future public hearing.  

Mr. Iser asked if they were able to secure a shared parking agreement [with Walgreens or 
Mariano’s], if they could be open for business later than 4 pm.  Chair Rigoni responded 
that they would consider it.  

Commissioner Shaeffer asked how many times per year would they want to have special 
events.  The applicant noted that Easter, Thanksgiving and Christmas were the main days, 
but that if business is good, they’d also like to have events such as “movie night” once a 
month.   

Commissioner Hogan asked about the flow of traffic into and out of the commercial plaza.  
He noted that it’s a particularly dangerous exit from the plaza, allowing only a right-in, 
right-out.  If extended hours are granted for evenings during rush hour, distracted parents 
with children in the vehicle could be a safety concern.   

Mr. Iser noted that the tenant spaces are empty right now and that they want to occupy 
them, also generating sales tax revenue and jobs for the community.  
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Chair Rigoni noted that she appreciated that the applicant had given the building a face-
lift, which is older and needed attention.  

Drew Duffin asked the commissioners for clarity regarding the amount of parking required 
for the proposed use, which is unique.  Mike Schwarz clarified by noting that the PC-ZBA 
recently reviewed the Special Use Permit request for Pic & Plā pickleball and assigned a 
specific number of parking spaces for the use, and that a similar action could be taken for 
Tiny Tots.  Commissioner Knieriem stated that he believed that the use would generate up 
to 25 cars, not including employees; the other commissioners agreed.  

Mike Schwarz noted that the public hearing for this Special Use Permit had already been 
noticed in the newspaper and will be held on October 27th.   

C. Workshop: 10211 W. Lincoln Highway – Rhumbar  

Mike Schwarz presented the staff report. 

The applicant, Joji Tirumalareddy approached the podium.  He noted that there would not 
be any enclosure of the existing patio, nor would the mezzanine level be expanded.   

Commissioner Hogan noted that the applicant was requesting to be open for breakfast, 
lunch and dinner and then turned to the issue of parking in this commercial plaza.  He noted 
that restaurant as proposed would have a very large number of seats, perhaps being the 
largest restaurant in the Village.   

Commissioner Knieriem noted that there is so little parking in the plaza currently that cars 
are being parked in the drive-through area and on the patio.  He asked if the applicant were 
willing to transform the front patio area into some parking spaces.  The applicant responded 
that he would not because the patio dining is very important for the business.  

Commissioner Markunas asked when the restaurant would be open. The applicant 
responded 7 am – 11 pm.  Mike Schwarz noted that the PC-ZBA could condition the hours 
of operation as part of the Special Use Permit request.  

Chair Rigoni noted that the parking situation is significantly better after 5 or 6 pm.  She 
noted that the restaurant immediately to the west recently came before the PC-ZBA for a 
Major PUD Change and the owner willingly offered to curtail their operating hours by 
opening later at 3 pm.  She recommended something similar for Rhumbar.  

Commissioner Schaeffer noted that the amount of parking generated by the restaurant is 
dependent on the number of seats proposed.  She suggested further reducing the number of 
seats to help alleviate the parking deficiency.  Alternatively, the applicant could approach 
Avanti Furniture to the west to explore the option of overflow/shared parking. She asked 
if the drive-through lane could be removed and converted into a few additional parking 
spaces.  
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Commissioner Knieriem asked the applicant if he was willing to only be open after 4 pm 
to help alleviate the parking demand in the plaza.  The applicant responded that he would 
not.  Commissioner Knieriem noted that parking is extremely limited in the plaza and that 
even if the restaurant were demolished, the parking lot would still be at-capacity.  He felt 
that a new restaurant being open for the entire day, every day, would be hard to support.  

Commissioner Hogan noted that if patrons come to the restaurant and find parking very 
difficult, that they might not come back.  He recommended that the applicant speak with 
neighboring property owners to explore the option of shared parking.  He noted that it 
would be hard to support the project as proposed without any shared parking agreement in 
place.  

Chair Rigoni asked for more information when the restaurant was initially constructed. In 
particular, she asked for the seating capacity or floorplan of the restaurant as it was initially 
approved.  She noted that the building was constructed as a restaurant, but that seating 
capacity and shared parking should be considered.  She believed that even one more seat 
in the restaurant than was originally approved would be too much.  

Commissioner Markunas noted that the parking situation is awful, but that this was not 
necessarily the fault of the applicant.  He noted however, that the applicant should look for 
creative solutions to the parking problem, including things which could also help the 
business be successful.  He noted that a lot of people would not go to the restaurant if 
parking were severely limited.  

Commissioner James said that being open for breakfast on weekdays would be problematic 
but could potentially work for weekends when most of the other businesses were closed.  
He recommended adding more parking, perhaps in the area of the patio or the drive-through 
lane.  He noted that even though such an action might add only 6-7 more parking spaces, 
it would be a good gesture.   

Commissioner Knieriem noted that the existing greenhouse/glass enclosure area was in 
very poor condition and needed to be rebuilt.  He noted that since it would likely need to 
be demolished anyway, this area could be used for an outdoor patio instead, and the existing 
patio area could be used for additional parking.  In this scenario, the outdoor seating area 
would be set back further away from busy Route 30.  The applicant noted that he was not 
open to this idea and had already hired a contractor to repair the glass enclosure area.  

Chair Rigoni reiterated the need for creative solutions.  She then asked for comments 
regarding the proposed drive-through.  

Commissioner Hogan noted that the proposed drive-through would be problematic in a 
parking lot at maximum capacity.  The applicant noted that he wanted to keep the drive-
through window and operation, as the coronavirus pandemic had changed the nature of the 
restaurant business.  
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Commissioner James inquired about the proposed solar-powered wall-mounted lamps.  He 
was concerned that if each light were powered by its own battery, that they would vary in 
brightness. The applicant explained that while they were individually powered, they were 
hard-wired to the building so that there would be uniform lighting.  Commissioner James 
also noted the proposed rope lights which had the appearance of a casino.  The applicant 
responded by saying that the light source within the rope light would not be visible because 
it would be recessed under the awnings and that only reflected light would be visible.  Mike 
Schwarz noted that persons under the awning itself would be able to directly see the rope 
lights.  

Commissioner Schaeffer asked if the rope lights would be placed under the lip of the 
awning.  The applicant responded in the affirmative and added that he may also add can 
lights beneath the awning.  Commissioner Schaeffer asked about the proposed brick on the 
tower element of the building and whether it would match the rest of the brick on the 
building.  The applicant responded that the new brick would match the existing brick.  
Commissioner Schaeffer said that the color rendering of the building made the brick on the 
tower appear very different than the rest of the brick on the building and that she would 
prefer a contrasting brick instead of a somewhat matching brick.  Chair Rigoni requested 
that a sample board be left at the site so that the commissioners could see the exact contrast 
in the field.   

Commissioner Knieriem also voiced a preference for a brick on the tower that contrasted 
more with the existing brick.  He also cautioned the use of rope lighting because it is not 
typically used on high-end properties.  He recommended using LED or can lights instead 
of rope lights.  

Commissioner Markunas stated his opposition to rope lighting, which would give the 
building an appearance of a tiki bar.  He noted that once the applicant selects an architect 
prior to the next meeting, they should bring in a sample of the rope lights, if they are 
insistent upon using them.  

Chair Rigoni expressed her opposition to new rope lights on the building.  

Commissioner Markunas asked if the applicant was proposing an indoor stage and if so, 
what it would be used for.  The applicant responded that they were proposing a stage and 
that they may use it for piano, karaoke or open mic night, among other possible things.  
Chair Rigoni noted that piano and karaoke engender different atmospheres and asked that 
the applicant decide exactly what they’d like to use the stage for, prior to the next meeting.  
She noted that live entertainment could increase the demand for parking.  

Chair Rigoni recognized that there were several members in the audience and that although 
it was not a public hearing, she would permit comment.  An unidentified male approached 
the podium and noted that the mezzanine appears to be an extension of the bar, giving the 
business more of a feeling of a bar than a restaurant.  He noted that the menu proposed by 
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the applicant appeared to be nearly identical to the menu for Republic Gastropub in 
Oklahoma City.  

An unidentified female approached the podium.  She recommended that the applicant 
consider the commissioner’s comments because in doing so, it would help his business.  
She also recommended adjusting the plans to create more parking spaces, perhaps by 
removing the outdoor seating area.  She also recommended having the restaurant remain 
closed inside for breakfast and lunch, but only offering take-out through the drive-through 
only during those times to help alleviate the parking demand.  

Mary Willcamp approached the podium. She said that people park on Johnson Avenue 
between Washington Parkway and Mulberry Road on the north side of the street.  She 
noted that there’s a school bus stop at Mulberry and Johnson and that if there is increased 
traffic and parking in the residential subdivision that it could be a safety concern. Chair 
Rigoni suggested to staff that this concern may merit a discussion with the Traffic Advisory 
Committee.  

A second unidentified female approached the podium and noted that she lives on Johnson 
Avenue.  She was concerned about the noise but was a little less concerned if the restaurant 
would close at 11 pm.   

Commissioner Knieriem asked that when the applicant returns to the PC-ZBA, that he be 
prepared with a specific plan about his business model, including the use of the indoor 
stage.  Mike Schwarz reminded the applicant that plans prepared by an architect are 
required prior to any future meeting.  

D. Public Comments 

There were none. 

E. Village Board & Committee Updates 

Mike Schwarz noted that the following matters that previously came before the PC/ZBA 
were reviewed by the Village Board at its meeting on October 3rd, 2022: 

• Three of the four variances for the proposed new home at 240 Center Road were 
approved by the Board.  The metal roof variance was denied.  

• The Special Use Permit for indoor recreation for Pic & Plā pickleball at 21800 S. 
La Grange, Unit B, was approved unanimously by the Board.  

• The Major PUD Change for the patio enclosure and new outdoor patio for Opa 
restaurant at 10235 W. Lincoln was tabled at the request of the applicant.  The 
applicant may return to the Board in the spring of 2023.  
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Mr. Schwarz also noted that the sale of 2 Smith Street was discussed at the Committee of 
the Whole meeting on October 12th.  

F. Other Business 

1. Notification of a Minor Change  

Drew Duffin noted that staff approved a Minor PUD Change to the apartments at Kaffel’s 
Plank Trail PUD to allow for a new gazebo.  Minor PUD changes can be approved by staff 
and no action was needed by the Plan Commission.  

Dawn Shields, the HOA president of Kaffel’s Plank Trail PUD, approached the podium.  
She asked why staff was able to approve new construction without the Plan Commission’s 
approval.  She noted that the property owner, Pete Bernal, is not maintaining what is 
currently on the property.  

2. Approval of the 2023 PC-ZBA meeting dates.  

The PC-ZBA expressed approval of the proposed meeting dates for 2023.  

G. Attendance Confirmation (October 27th, 2022) 

Chair Rigoni asked the Commissioners to notify staff if they will not be in attendance on 
October 27th, and to notify staff once they knew they could not attend.  

Commissioner Knieriem asked if staff or the Village should explore the idea of limiting 
the amount of time members of the public can speak, in the spirit of making meetings more 
efficient.  Mr. Schwarz noted that he believed that time limits could be imposed, but if 
done, they would need to be administered fairly.  In other words, the specific time limit 
would apply to all members of the public.  Chair Rigoni noted that she attends other public 
meetings in other communities and that Frankfort’s meetings are not unusually lengthy. 
She thought it may be difficult to administer time limits fairly.  Chair Rigoni thanked her 
fellow commissioners for the professionalism and respect they showed for one another 
during the meetings.  

Motion (#14): Adjournment 8:56 P.M. 

Unanimously approved by voice vote. 

Approved October 27th, 2022 

As Presented_____ As Amended_____ 

_____________________/s/ Maura Rigoni, Chair 

_____________________/s/ Secretary 
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Planning Commission / ZBA                                                                                                                                                                                                   S                                     October 27, 2022 

 
Project: Misty Creek Townhomes    
Meeting Type:  Public Hearing   
Requests: Rezoning, Planned Unit Development (PUD) 
Location:   Northwest corner of Laraway Road and 116th Ave  
Applicant:  Flaherty Builders, Inc.  
Prop. Owner:  Laraway 157 C, LLC  
Representative: Michael Flaherty 
 
Site Details 
 

Gross Area: 422,750 sq. ft. (9.7 acres)                                                  Figure 1. Location Map     
Net Area 271,059 sq. ft. (6.2 acres) 
PIN(s): 19-09-30-300-011-0000 
Existing Zoning:  E-R   
Proposed Zoning: R-4 
Future Land Use:  General Commercial 
Buildings: 14 buildings (duplexes & triplexes) 
Units:  32   
 
Adjacent Land Use Summary:  

 
Project Summary  
 

The applicant, Flaherty Builders, Inc., is proposing a 32-unit townhome development for “Misty Creek”, located 
immediately to the south of Hickory Creek Middle School.  The 32 units would be in the form of four (4) triplexes 
and ten (10) duplexes.  The project would require rezoning the property from E-R (Estate Residential) to R-4 
(Attached Single-Family Residential) and obtaining a Special Use Permit to allow development of the site as a 
Planned Unit Development (PUD).  Duplexes and triplexes are permitted uses in the R-4 zone district by-right.  Each 
townhome would be located on a private lot within the development, very similar to the recent Plat of 
Resubdivision for Lighthouse Pointe Phase 3 (also zoned R-4 with a PUD overlay).  A new public road (Misty Creek 
Lane) is proposed through the center of the development, connecting to both Laraway Road and 116th Ave.  PUD 
developments are intended to “provide a maximum of design freedom by permitting the developer an opportunity 
to more fully utilize the physical characteristics of the site…” and “should only be employed in instances where a 
benefit for the community can truly be derived from its use”.  As such, the PUD allows the applicant to seek 
“exceptions” from Zoning Ordinance regulations, instead of requesting variances.  To offset the requested 
exceptions, the PUD development should offer a higher quality development with amenities for the enjoyment of 
the residents of the development and the Village overall, referred to in the Zoning Ordinance as “tangible 
benefits”.  The Zoning Ordinance requires that PUD developments first receive “preliminary plan review” approval 
from the Plan Commission and then Village Board, before returning to both the Plan Commission and Village Board 
for “final plan review” approval.   

 Land Use Comp. Plan Zoning 

Subject Property Undeveloped General Comm. E-R 

North Middle School Public/Institutional E-R 

South  Single Fam. Res. Single Fam. 
Detached Res. 

R-2 

East Single Fam. Res. Single Fam. 
Detached Res. 

R-2 

West Undeveloped General Comm. B-4 
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Attachments 

1. Aerial Photographs, Village of Frankfort GIS (large scale and small scale) 
2. Tax Assessment Map, Will County 
3. Photographs of property, taken by staff March 1, 2022 
4. PC-ZBA meeting minutes excerpt, March 10th and June 23rd, 2022 
5. Findings of Fact for rezoning and PUD requests, provided by applicant, received October 19, 2022 
6. Light Pole detail, received September 2, 2022 
7. Street Sign detail, received May 25, 2022 
8. 2019 Comprehensive Plan excerpt, land use percentages 
9. Preliminary Traffic Assessment, prepared by KLOA, received September 2, 2022 
10. Improvement and Berm Agreement (berm shared with school), April 8, 2005 
11. Plat of Survey, received January 27, 2022 
12. Existing Topography map, received May 25, 2022 
13. Preliminary Site Plan, received September 2, 2022 
14. Preliminary Plan, received September 2, 2022 
15. Preliminary PUD Plan, received September 2, 2022 
16. Landscape Plan and details, received September 2, 2022 
17. Architectural Elevations, floorplans and building materials, received September 2, 2022 
18. Yield Plan, received October 5, 2022 
19. Vehicle Turning Exhibit, received September 2, 2022 

    
History 
 
The Plan Commission held two previous workshops on this project, on March 10th and June 23rd, 2022.  The plans 
have gone through several iterations based upon comments from the PC-ZBA, staff and the Village’s engineering 
consultant.  Below is a bullet-point list of the major changes that have been made throughout the review process:  
 

• The Village’s engineering consultant has granted preliminary engineering approval of the proposed Misty 
Creek Lane right-of-way and road design.  As such, the proposed site plan included with the packet 
reflects an appropriate right-of-way width and physical design of the road itself within the right-of-way.  
Most notably, the road pavement has been widened at the 90° turn.  The intersection at Laraway Road 
would be full-access and the intersection at 116th Avenue would be limited access (right-in, right-out 
only).   

• The Village’s engineering consultant has granted preliminary engineering approval of the proposed 
detention pond.  The size of the pond was the largest factor when determining residential density.   

• Former iterations of the plans reflected a range of 31-34 dwelling units.  The current site plan illustrates 
32 dwelling units.   

• The location of the pet park (with the dog run) was relocated from the intersection of Laraway Road and 
116th Avenue to the west side of the detention pond.  Although the pet park is now closer to a residential 
lot (Lot 25), the dog run within the pet park is still separated from the nearest building by approximately 
65’.   

• The 6’ wide asphalt walking path, formerly proposed along the north and west sides of the development, 
has been removed and replaced with additional landscaping, at the recommendation of the PC-ZBA.  The 
landscape plan illustrates a continuous row of 6’ tall “Green Giant Arborvitae” along the west property 
line adjacent to the ComEd right-of-way.  The landscape plan also illustrates additional landscaping along 
the berm adjacent to the school property, beyond what was formerly proposed at the previous 
workshops.  Additional landscaping may be counted as a “tangible benefit”, just as the former walking 
path was counted.   
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Analysis 
 

2019 Comprehensive Plan 
 

1. The Future Land Use Map in the 2019 Comprehensive Plan illustrates the subject property as “General 
Commercial”.  This designation does not encourage property to be rezoned for residential purposes, as is 
proposed.  However, an argument could be made in favor of a rezoning to R-4 (Attached Single-Family 
Residential):   

a) The subject property is located adjacent to an existing middle school.  If the property were 
rezoned to B-2, a zone district recommended by the Comprehensive Plan, it would permit dry 
cleaners, restaurants and many types of general retail businesses by-right.  Other uses, such as 
gas stations, auto repair, auto sales, car washes and taverns would be permitted if granted a 
Special Use Permit.  These commercial uses could be viewed as less compatible with the existing 
school.   

b) An undeveloped, 4.3-acre property exists 50’ to the west of the subject property and is zoned B-4 
(Office).  Farther west of that, at the northeast corner of Laraway Road and Elise Boulevard, is a 
2.5-acre undeveloped parcel, zoned B-2 (Community Business).  The loss of commercial zoning 
on the subject property would not result in a complete absence of commercially zoned property 
in the immediate area.   

c) In general, commercial uses generate more traffic than residential uses. Considering that the 
area and intersection near the school can be busy during school hours, the additional traffic 
added to this intersection as part of a commercial development may be undesirable.   

During the March 10th and June 23rd workshops, the Commission expressed approval of the residential use 
as proposed, even though it deviates from the Future Land Use Map.  

Should the property be rezoned to R-4, staff recommends amending the 2019 Comprehensive Plan’s 
Future Land Use Map to reflect the change and reclassify the property as “Single-Family Attached 
Residential”.  

Zoning 
 

1. The subject property is currently zoned E-R, Estate Residential.  The applicant is proposing rezoning the 
property to R-4 (Attached, Single-Family Residential), with a Special Use Permit to develop the site as a 
PUD.  The R-4 zone district permits duplexes and triplexes by-right.  The PUD overlay would allow 
“exceptions” from the Zoning Ordinance, instead of requesting several variances.  These exceptions are 
intended to be offset by offering “tangible benefits”, including but not limited to, recreational amenities, 
open space, enhanced landscaping and enhanced building materials.  A list of requested exceptions and 
tangible benefits have been listed at the end of this report.   

Density 
 

1. The R-4 zone district permits a maximum of 5 dwelling units per “net buildable acre”.  The overall site is 
9.7 gross acres, and when subtracting 3.5 acres for Misty Creek Lane right-of-way and the detention pond, 
there are a total of 6.2 net buildable acres.  These 6.2 net buildable acres allows for up to 31 dwelling 
units.  The project proposes 32 dwelling units, exceeding the maximum density by 1 unit.  The maximum 
density can be exceeded as part of a PUD development, in which exceptions are weighted against tangible 
benefits.  
 

2. Other iterations of the plan included 31-34 dwelling units.  The table below calculates the density for a 
range of units on the net buildable acreage:     
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Units Net Buildable Acreage Density (dwelling units/net acre) 
30 6.2 4.84 
31 6.2 5 
32 6.2 5.16 
33 6.2 5.32 
34 6.2 5.48 
35 6.2 5.65 

 
3. The Zoning Ordinance requires that the applicant submit a Yield Plan when applying for PUD 

developments, which was not available during the first two workshop meetings.  Yield Plans are used to 
determine the “base density”, or the number of dwelling units that can be fit on a property without any 
variances or exceptions (abiding by minimum lot sizes, required building setbacks, etc.).  The PUD plan 
shall not contain any more dwelling units than what could be achieved through traditional development, 
as illustrated by the Yield Plan.  The Yield Plan illustrates 32 dwelling units, which is the exact number 
proposed under the PUD development.  It should be noted that the submitted Yield Plan illustrates 
dwelling units that are smaller than those proposed on the PUD plan, although they still meet the 
minimum size requirement of a dwelling unit (the minimum dwelling unit size being 1,200 square feet).  
The submitted Yield Plan does not indicate how many units could fit on the subject property if the square 
footage of the units was kept the same or approximately the same in the Yield Plan as in the current 
proposed PUD development.   
 

4. For comparison, staff has included the following table of other residential townhome projects within the 
Village, which are also zoned R-4 with a PUD overlay.  The comparisons were made with gross area, since 
some older records depicting the official net buildable area couldn’t be located.  The closest comparison 
to Misty Creek is Bowen’s Crossing, as they are approximately the same size with respect to gross area:  
 

Name Gross Area (acres) Units Density (gross) 
Misty Creek 9.7 32 3.3 
Bowen's Crossing 10.5 33 3.2 
Settler's Pond 15 61 4.1 
Founder's Place 23.6 81 3.4 

  
Site Plan, General Comments:  
 

1. The hatched squares attached to the rear of each dwelling unit indicate optional enclosed sunrooms.  
Unhatched rectangles attached to the rear of a dwelling unit indicates an unroofed, unenclosed patio 
only.  All of the dwelling units, except for units 1-6 would be permitted an optional sunroom.  The 
sunrooms do not have to be constructed for units 7 – 32; they are optional only.  

 
2. No fences, walls or retaining walls are proposed as part of this development other than for the pet park.  

A 4’ tall, faux wrought iron style black aluminum fencing is proposed to enclose the dog run area within 
the pet park.  The majority of the pet park will be unfenced.  Sheet AM-1.0 contains a detail of the fence.  

 
3. In discussions with Public Works, the streetlights may be the acorn-style fixtures, but the lighting element 

must be LED.  Staff also recommends installing reflectors at the top of the acorn fixture to help minimize 
light pollution, although this is not a requirement in the Zoning Ordinance.  Streetlights without cut-off 
fixtures, as in this case, cannot exceed 12’ tall within the R-4 zone district.  The proposed light poles are 
16’ 8” measured to the top of the light fixture, requiring an exception as part of the PUD Special Use 
Permit.   
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Dimensional Table 

 
  R-4 Proposed Notes 

Minimum Lot Size* 

Min 28,500 sq. ft., 
or 5,000 sq. ft. per 
dwelling unit 2,870-5,018 sq. ft 

Exception required as part of PUD 

Density 5 units/net ac. 5.16 units/net ac. Exception required as part of PUD 
Front Yard Setback (east) 40’ min 32’ Exception required as part of PUD 
Corner Side Yard Setback 
(south)** 40’ min 50’ +/-  

Side Yard Setback (north) 15’ min 20’  
Rear Yard Setback (west) 40’ min 31.3’ Exception required as part of PUD 
Building side-to-side 
separation 30’ min 30.1’  

Setback from HWL of 
detention pond 40’ min 80’ +/-  

Building Height 35’ max 30.5’  

Floor Area Ratio (FAR) 0.25 max 0.19  
Lot Coverage 50% max 18.5%   
Impervious Lot Coverage 50% max 41.7%   

 
*Min lot size: The smallest lot is 2,870 square feet (Lot 2) and the largest lots are 5,018 square feet (Lots 25, 27-30 
and 32).  Smaller lot sizes can be created as part of a PUD, as was done for Lighthouse Point Phase 3.   
 
**Setback from Laraway Road: There is no 125’ building setback requirement from the centerline of Laraway Road 
for the R-4 zone district.  Coincidentally, the closest building on Lot 1 is approximately 125’ from the centerline of 
Laraway Road.  
 
Parking & Loading 
 

1. Each dwelling unit is required to provide a two-car garage (page 121). Every unit will have a 2-car garage, 
meeting this requirement.  
 

2. Each dwelling unit is required to provide 0.5 off-street guest parking spaces for each dwelling unit (page 
121).  There are 32 units, requiring 16 parking spaces.  In addition, each dwelling unit is required to 
provide 0.5 off-street guest parking spaces for each 1,200 square feet of floor area (page 154).  There is a 
total habitable floor area of 67,050 square feet, requiring 28 parking spaces.  The total of all required off-
street guest parking required is 44 spaces.  Driveways over 25’ long may satisfy this requirement (page 
121).  There are at least 22 driveways that are at least 25’ long, meeting this requirement.  Each driveway 
is approximately 20’ wide, allowing for 2 cars each.  
 

3. Although not counted toward the guest parking requirements, Misty Creek Lane will be constructed as a 
public road, and parking would be permitted on both sides of the street.  
 

Circulation 
 

1. Misty Creek Lane will be constructed as a public, “local access road”, with a 66’ right-of-way and 32’ 
roadway pavement width.  The road complies with the Village’s Design Standards.  
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2. A traffic study is required for PUD developments (page 39).  A traffic assessment has been provided and 
prepared by KLOA, received September 2, 2022.  The assessment concludes that the proposed 
development “will have a limited impact on the existing area roadway conditions”.  

 
3. Most of the traffic is anticipated to enter/exit from Laraway Road.  The intersection at 116th would be 

right-in, right-out only.  
 

4. Misty Creek Lane would align with Ledgestone Way, on the south side of Laraway Road.  
 

5. Laraway Road will soon be widened by the County; this plan takes this into account. The project has 
received approval from Will County to allow for a full-access drive onto Laraway Road.  

 
6. Laraway Road is classified as a “Regional Arterial Road”.  116th Avenue is classified as a “Major Collector”.  

These designations affect the landscaping (berming) required along each road frontage.  
 

Building Elevations and Floorplans 

1. Each dwelling unit shall be at least 90% masonry on the first floor and 50% on the second floor (page 148).  
The first floors are 100% masonry, and the second floors have some brick with also composite shake 
siding, composite lap siding for variety, exceeding this requirement.  
 

2. Building design in the R-4 zone district shall be original and unique (page 148).  The applicant is proposing 
a mix of materials and masonry along the entire first floor of every unit.  

 
3. Each unit is required to have a separate front and rear exit (page 120).  Only Unit C has front and rear 

access.  Units A and B have side and rear access only, requiring an exception as part of a PUD 
development.  

 
4. Mechanical equipment will be on the ground next to the units, not on rooftops.  Ground-mounted 

mechanical units must be screened per the requirements in the Zoning Ordinance (pages 144-145, 150).  
 

5. Each unit shall provide a basement at least 80% of the area of the footprint (page 120).  All units will have 
a basement of 100% of the floor area of the unit (not including garages, which do not have a basement 
beneath them).  

 
6. The minimum square footage for a 2-bedroom unit is 1,200 SF (page 117).  Units A & B are two-bedroom 

units and measure 2,028 & 2,133 square feet respectively.  The minimum square footage for a 3-bedroom 
unit is 1,600 SF.  Unit C is a three-bedroom unit and measures 2,199 square feet.   
 

Stormwater & Drainage 
 

1. Robinson Engineering has completed preliminary engineering review of the site plan.  The plan has been 
modified to accommodate a larger on-site detention pond than was originally proposed during the 
workshop meetings.  
 

2. According to the National Wetlands Inventory maps, there are no wetlands or floodplains on the subject 
property.  
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Landscaping  

The Zoning Ordinance (page 27) states:  
 
b. Landscape Screening. In accordance with the regulations of Village of Frankfort Landscape Regulations, 
screening at the edges of the planned unit development shall be regulated as follows: 
 
1. Fences, walls or vegetation screening shall be provided along the edges of the planned unit development where 
needed to protect residents from undesirable views, lighting, noise or other off-site influences, or to protect 
occupants of adjoining residential districts from similar adverse influences within the planned unit development. 
 
General Comments:  

1. There are no trees on the subject property and a tree survey was not required. 

2. A revised Landscape Plan was provided and exceeds the requirements of the Landscape Ordinance with 
regard to street trees (Misty Creek Lane), detention pond landscaping and landscape berms along 
Laraway Road and 116th Avenue.  In particular, landscaping exceeds requirements along the north and 
west property lines, as well as along the landscape berms adjacent to Laraway Road and 116th Ave.   

3. Street trees are required on both sides of Misty Creek Lane at a rate of 1 overstory tree for every 35’.  
Misty Creek Lane is approximately 1,100’ linear feet, requiring 32 trees on each side of the road for a total 
of 64.  The Landscape Plan illustrates 71 street trees.    
 

4. A landscape berm, approximately 3’ tall exists between the proposed townhomes and the school, located 
mostly on the school property.  An agreement exists between the school and the townhome property that 
this berm remain in perpetuity.   

 
5. Arterial Roads (Laraway Road) require a landscaped area at least 25’ wide, with plantings and a berm at 

least 3’ tall.  A landscape berm, approximately 3’ tall, would be located along Laraway Road in front of lots 
25-32 and Lot 1, meeting this requirement.  

 
6. Collector Roads (116th Ave) require a landscaped area at least 18’ wide, with plantings and a berm at least 

2.5’ tall.  A 2.5’ berm is proposed along 116th Avenue, meeting this requirement.  
 

Open Space 
 

1. At least 20% of the net acreage of PUDs that contain only residential uses shall be usable common open 
space.  Usable, common open space shall abide by the following:  

 
a) Active or Passive. Usable common open space may include active open space and/or passive open space, 

as defined in Article 12. 
 

b) Parcel Size: Each parcel of common open space used for active recreation shall be at least 10,000 square 
feet with a minimum width of 125 feet. For trail purposes the minimum open space width shall be 20 
(twenty) feet. 

 
The property contains 6.2 net buildable acres, requiring 1.24 acres/54,014 square feet to be common 
usable open space (20%).  Per the parameters of “usable, common open space” above, no areas within 
the proposed PUD qualify, resulting in a total of 0% usable common open space provided, thus requiring 
an exception.  Portions of the former walking path would have contributed to the usable, common open 
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space, but this feature was removed and replaced with landscaping.  The pet park measures 
approximately 126’ x 84’ and is approximately 10,584 square feet (or 3.9% of the net area).  However, 
since the park is not at least 125’ in each direction, it can’t technically count toward usable, common open 
space.  
 

2. The Zoning Ordinance specifically requires a “tot lot” within PUD developments.  However, the applicant 
is proposing a pet park instead, to better serve the anticipated demographic.  The use of a pet park 
instead of a tot lot would require an exception for the PUD development. 
 

Other 
 

1. The Fire District has reviewed the proposed site plan and does not have any additional comments at this 
time.  
 

2. A draft copy of the Covenants and Restrictions has been submitted.   
 

3. An EcoCAT clearance letter has been submitted which states that there no significant natural resources 
that would be impacted by the proposed development.  
 

4. A SHPO clearance letter has been provided which states that there are no significant cultural resources 
that would be impacted by the proposed development.  
 

5. The builder has spoken with the two school districts and Frankfort Park District and each taxing body has 
agreed to accept cash donations in lieu of any land dedication.  
 

6. The Public Works Department inspected the existing sidewalk along Laraway Road. Upon unearthing the 
sidewalk, it was found to be in good condition.  However, any sections of sidewalk that are damaged 
during the construction of the townhomes would need to be replaced.  This has been added as a 
condition of approval of the Special Use Permit for the PUD.  
 

Exceptions and Tangible Benefits (PUD) 
 
The PUD process allows the PC-ZBA to grant exceptions to Zoning Ordinance regulations that would typically be 
variances under traditional development.  These exceptions should be weighted by the PC-ZBA against the 
“tangible benefits” that a PUD development could offer.  The PC-ZBA can recommend approval of all, some or 
none of the requested exceptions when forwarding a recommendation to the Village Board for the PUD.  The 
page numbers in parenthesis below refer to the Zoning Ordinance.  
 
Exceptions (typically variance requests when not developed as a PUD) 
 

1. The minimum lot area in the R-4 zone district is 5,000 square feet (page 116).  All lots except for six are 
less than 5,000 square feet.  The smallest lot is 2,870 square feet (Lot 2) and the largest lots are 5,018 
square feet (Lots 25, 27-30 and 32).  
 

2. The Maximum Net Density in the R-4 zone district is 5 dwelling units/acre, with 5.16 proposed (page 116).  
 

3. Residential PUD developments require that at least 20% of the net area be usable, common open space 
(page 26).  None of the areas within the PUD, including the pet park, can technically count toward usable, 
common open space, resulting in 0% provided.  
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4. A tot lot is required, with a pet park proposed (page 32), requiring an exception.  

 
5. The minimum front yard setback for the R-4 zone district is 40’ (page 116).  The front yard is defined as 

the yard adjacent to 116th Ave.  Building 24 is set back 32’ from the front property line, requiring an 
exception.  

 
6. The minimum rear yard setback for the R-4 zone district is 40’ (page 116).  The rear yard is defined as the 

yard adjacent to the west property line.  Both buildings along the west property line do not meet the 40’ 
setback, with the closer building located 31.3’ from the rear property line.  

 
7. A front and rear pedestrian entrance is required for each unit (page 120).  Units A and B have front and 

side entrances, requiring an exception.  
 

8. Streetlights cannot exceed 12’ max height if no-cutoff fixtures are used.  The applicant is proposing 16’ 8” 
tall streetlights with “acorn” light fixtures (no cutoff), requiring an exception.  
 

Tangible Benefits (to offset the requested exceptions) 
 
Modifications in zoning, subdivision, and other applicable regulations are privileges and will be considered by the 
Village only in direct response to the tangible benefits received from the planned unit development to the Village or 
the neighborhood in which it would be located. These benefits shall be in the form of exceptional amenities; 
outstanding environmental, landscape, architectural or site design; or the conservation of special man-made or 
natural features of the site. (page 24) 
 

1. The Landscape Ordinance requirements are exceeded for street trees (Misty Creek Lane, Laraway, 116th), 
detention pond landscaping and transition yard landscaping (adjacent to the school).  Additionally, dense 
landscaping has been added along the west property line, whereas none is required.  

 
2. Off-site landscaping is proposed on school property on the shared landscape berm.  

 
3. 100% masonry building façades are proposed, whereas 90% is required (page 148).  

 

Zoning Map Amendment Request (Rezoning) 
 
The following findings of fact are used to judge the merit of a rezoning request.  The applicant’s responses to the 
following findings of fact have been included with this report.  
 
Findings of Fact: 
 

1. Existing uses of property within the general area of the property in question; 
 

2. The zoning classification of property within the general area of the property in question; 
 

3. The suitability of the property in question to the uses permitted under the existing zoning classification; 
 

4. The trend of development, if any, in the general area of the property in question, including changes, if 
any, which have taken place in its present zoning classification; and 

 
5. The change in zoning is in conformance with the comprehensive plan of the Village and its official map. 
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Special Use Permit Request (PUD) 
 
The following findings of fact are used to judge the merit of a Special Use Permit request.  The applicant’s 
responses to the following findings of fact have been included with this report.  
 
Findings of Fact: 
 

1. No special use shall be recommended by the Plan Commission, unless such Commission shall find: 

2. That the establishment, maintenance or operation of the special use will not be detrimental to, or 
endanger, the public health, safety, morals, comfort or general welfare.   

3. That the special use will not be injurious to the use and enjoyment of other property in the immediate 
vicinity for the purposes already permitted, nor substantially diminish and impair property values within 
the neighborhood.   

4. That the establishment of the special use will not impede the normal and orderly development and 
improvement of the surrounding property for uses permitted in the district.  

5. That the exterior architectural appeal and functional plan of any proposed structure will not be so at 
variance with either the exterior architectural appeal and functional plan of the structures already 
constructed, or in the course of construction in the immediate neighborhood or the character of the 
applicable district, as to cause a substantial depreciation in the property values within the neighborhood.   

6. That the adequate utilities, access roads, drainage and/or necessary facilities have been or are being 
provided.   

7. That adequate measures have been or will be taken to provide ingress and egress so designed as to 
minimize traffic congestion in the public streets.   

8. That the special use shall, in all other respects, conform to the applicable regulations of the district in 
which it is located, except as such regulations may, in each instance, be modified by the Village Board, 
pursuant to the recommendations of the Plan Commission.   

PUD Objectives: 
 

1. In addition to the general purpose of this Ordinance, the purpose of this section is to establish standards 
and procedures for Planned Unit Developments, in order that the following objectives may be obtained: 
 
a. Encourage variety and flexibility in land development that is necessary to meet the best interests of 

the entire Village; 
 

b. Regulate the allocation, maintenance and permanent preservation of common open space, recreation 
areas and facilities to offer recreational opportunities close to home and to enhance the appearance 
of neighborhoods by the conservation of natural resources; 

 
c. Provide for a variety of housing types to accommodate the life stages and lifestyle choices of a range 

of persons, by allowing development that would not be possible under the strict application of the 
other sections of this Ordinance; 

 
d. Preserve natural vegetation, topographic and geologic features, and other natural resources and 

amenities, and improve air and water quality; 
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e. Use a creative approach to the use of land and related physical facilities that results in better design 
and provision of exceptional amenities; 

 
f. Prioritize an efficient use of land, resulting in more economic networks of utilities, streets, schools, 

public grounds and buildings and other community facilities; 
 

g. Support land use which promotes the public health, safety, comfort and welfare; and 
 

h. Encourage innovations in residential, commercial and industrial development so that growing 
demands of the population may be met by greater variety in type, design and layout of space ancillary 
to said buildings. 

 
Affirmative Motions 
 

1. Recommend to the Village Board an amendment to the Future Land Use Map in the Your Frankfort Your 
Future 2040 Comprehensive Plan to change the designation of the subject property from “General 
Commercial” to “Single-Family Attached Residential”. 
 

2. Recommend to the Village Board to approve the Zoning Map Text Amendment (rezoning) from the E-R 
Estate Residential District to the R-4, Attached Single Family Residential District, in accordance with the 
reviewed plans, findings of fact, and public testimony and conditioned on preliminary engineering 
approval.  
 

3. Recommend to the Village Board to approve the Special Use Permit for a Planned Unit Development for 
residential townhomes, in accordance with the reviewed plans, findings of fact, and public testimony, 
conditioned on preliminary engineering approval and the replacement of any sections of public sidewalk 
damaged during construction.   
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their lifespan and are ready to be replaced, that they be of a color that closely matches the 
color of the solar panels and that the roof shingle color shall be verified by staff. 

Motion by: Jakubowski  Seconded by: Schaeffer 

Approved: (4-1; Commissioner Markunas voted against) 

Motion (#7): Recommend the Village Board approve a variation from Article 7, Section 
A, Part 10 of the Village of Frankfort Zoning Ordinance to permit service/utility areas 
(rooftop solar panels) that are not screened from view on the existing building located at 
20801 S. La Grange Road in accordance with the submitted plans, public testimony, and 
Findings of Fact, with the condition that when the roof shingles have reached the end of 
their lifespan and are ready to be replaced, that they be of a color that closely matches the 
color of the solar panels and that the roof shingle color shall be verified by staff. 

Motion by: Jakubowski  Seconded by: Schaeffer 

Approved: (4-1; Commissioner Markunas voted against) 

D. Workshop: Misty Creek Townhomes 

Gruba summarized the case. 

Chair Rigoni asked the applicant to approach the podium. 

The applicant, Mike Flaherty, approached the podium. He expressed his appreciation for 
staff’s report and the opportunity to have a workshop on the project. He noted that the 
changes suggested at the previous meeting were incorporated into the plans. He explained 
that the increased size of the detention pond was to accommodate excess runoff from the 
nearby school, which did not meet all of its runoff requirements. 

Chair Rigoni agreed that early, high-level Plan Commission meetings on proposals was 
beneficial, and that perhaps a mechanism should be created for more in the future. She 
reminded the members of the Plan Commission that the current item was a workshop, so 
they should discuss the plans presented. She asked staff what the rezoning request was. 

Staff replied that the request was to rezone from E-R, Estate Residential to R-4, Attached 
Single Family Residential.  

Commissioner Markunas said he was at the original workshop. Consensus at that time 
was that the proposal was an appropriate use for the site, even though the Village’s 
Comprehensive Plan recommends a commercial use for the property. 

Commissioners Jakubowski and James agreed. 

Chair Rigoni turned the discussion toward the general design on the site plan.  

Commissioner Markunas said he liked that the dog park was moved to its current 
location. It was a good change especially considering potential safety issues with the 
nearby school. 
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The applicant agreed, and explained that the park would be owned by the Homeowners 
Association and therefore private. The design was the best they could do given the space 
limitations. 

Chair Rigoni mentioned the setback exceptions along the west and east sides of the 
property.  

Commissioner Schaeffer said she wanted to talk about the staff recommendation to 
remove the proposed walking path along the north and west ends of the property and 
replace it with additional landscaping. She expressed agreement with the idea since 
anyone who wished to walk could use the existing sidewalks along Laraway Road and 
116th Avenue.  

Commissioner Jakubowski asked staff how far the proposed walking path was from the 
proposed sunrooms.  

Staff responded it was ten feet away. 

The applicant stated he spoke with Gruba and agreed it was a good suggestion. 

Chair Rigoni asked if there was a berm on the school property to the north. 

The applicant responded there was. 

Chair Rigoni then asked if the applicant planned to provide landscaping on the berm. 

The applicant said he was.  

Chair Rigoni stated that was a good idea since the additional landscaping would help 
provide the privacy typically expected in back yards. She had no issue with removing the 
walking path since there were other nearby amenities, and it provided for more creative 
landscape solutions. It would also eliminate a maintenance item for the proposed 
Homeowners Association. She saw no issue with reducing the rear setback because of the 
proposed landscaping. 

Commissioners Markunas and Schaeffer agreed.  

Chair Rigoni also liked the dedicated right-of-way, since other townhomes have struggled 
maintaining private roads. 

Gruba stated that the Village’s engineering consultant mentioned the proposed road 
should have a 90° turn as proposed, but should bow out the curve, which could impact 
paved area considerations. 

The applicant asked if that was required or suggested. 

Chair Rigoni stated that the Plan Commission cannot approve changes related to 
engineering. 

The applicant expressed his uncertainty about how necessary that change was, but said he 
would consult with Village staff.  
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Chair Rigoni asked staff if the dedication of right-of-way to Laraway Road was 
appropriate. 

Staff responded that it was.  

Commissioner Markunas asked for clarification on the right-in, right-out design of the 
road on 116th Avenue, since he did not recall seeing it in the previous meeting. 

The applicant explained that the right-in, right-out curb cuts were incorporated in 
response to traffic concerns on Laraway Road. 

Chair Rigoni asked if there were any concerns with the proposed floor plans and 
elevations. 

Commissioner James asked the applicant if they were building a similar development in 
Mokena. 

The applicant stated he was not, but that he was building on in Abbey Woods.  

Commissioner Schaeffer asked the applicant if they had brought a sample board to the 
previous meeting. 

The applicant said they had.  

Chair Rigoni asked the applicant to bring it to the next meeting, to help visualize the 
variation in materials.  

Commissioner Schaeffer asked if there had been two different options for materials at the 
previous meeting. 

The applicant said there were not, that the variety in materials came at the request of the 
Plan Commission.  

Schwarz noted that in regard to the proposed covenants, conditions, and restrictions that 
would be placed on the proposed units, some language should be included that ensures 
any property which builds the optional sunroom is visually cohesive with other sunrooms 
in the development.  

Commissioner Schaeffer asked whether the decision to build the optional sunroom was 
final at the time of construction or purchase, or the optional sunroom could be built at any 
time by any future resident. 

Staff responded that it was the latter. 

Chair Rigoni asked if the Plan Commission had any comments on the proposed 
landscaping. She asked why the detention pond increased in size since the last meeting, 
and whether it was related to the increased dwelling units per acre figure. 

Staff responded that the increased density figure was a result of the larger detention pond, 
that density was 5.42 units per acre, as opposed to the maximum allowable 5. Density is 



12 
 

based upon the overall net buildable area, which was decreased when the size of the pond 
was increased.  

Chair Rigoni asked how much the detention pond had grown by. 

The applicant said he was unsure, but estimated it grew by about a third. 

Chair Rigoni asked the applicant to provide documentation which explained why the 
detention pond grew and why that increased the density of the proposal.  

The applicant responded that initially, the plans complied with the density requirements. 
After more detail was obtained, the necessary change in detention area resulted in the 
increased density. 

Staff mentioned that receiving a yield plan from the applicant would help show the 
impacts of the increased detention requirements. 

The applicant stated they could provide a report explaining the reasons for the changes in 
the plan. 

Chair Rigoni asked if there were any comments on density or open space.  

Staff noted that the only common usable space was the walking path on the north edge of 
the property. However, if the path was removed as suggested, there would then be no 
usable open space as strictly calculated per Code.  

Commissioner Schaeffer stated that the walking path as proposed already did not meet 
the requirements for usable open space, so removing it would make little difference in the 
end. In her opinion, the additional landscaping would override any concern about no 
usable open space. Regardless of the exact wording of the regulations regarding what is 
or is not considered usable open space, there would be work done on the property to the 
benefit of future residents. 

Chair Rigoni said that the yield plan would give the Plan Commission a better sense of 
the tradeoffs being made by this proposal. For example, when compared to a non-PUD 
development on the site, is the tradeoff less open space for more units? A yield plan 
would clarify this. 

The applicant said that this particular proposal did not feel dense in comparison to other 
developments he had done. 

Chair Rigoni agreed, and said that the greater frequency of duplexes to triplexes helped 
that feeling. She summarized the conversation to that point, which covered setbacks, 
density, open and green space, and stormwater detention. 

The applicant added that he could provide information on how much detention was 
required and how much was additional. 

Commissioner James asked staff whether the proposed shared driveways factored into the 
parking requirements for the site. 
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Staff responded that only single driveways counted towards that requirement. Staff had 
provided the members of the Plan Commission with an aerial photograph of Bowen’s 
Crossing, a similar development which was allowed to build. Staff then asked the Plan 
Commission how much landscaping they would like to see along the north and west 
property lines if the walking path were removed.  

Commissioner Markunas responded that the landscaping along Laraway Road should be 
used as a guide.  

Chair Rigoni asked if there were any other questions or comments.  

There were none. 

Chair Rigoni asked what the next steps for this proposal would be. 

Gruba explained the process. First, to a public hearing in front of the Plan Commission, 
then to the Village Board. Should the Village Board approve, the proposal would return 
to the Plan Commission again, before appearing before the Village Board once more for 
final approval. 

Commissioner Jakubowski noted that in similar developments, residents in corner units 
struggle with being blocked in their driveways. 

E. Public Comments 

There were none. 

F. Village Board & Committee Updates 

Schwarz noted that the following matters that previously came before the PC/ZBA were 
approved by the Village Board at its meeting on June 20: 

 Homestead Center at the Southwest corner of Wolf and Laraway Roads:  The 
Final Plat of Subdivision was approved.  

 LaMarche Residence Exterior Materials Variation at 170 Vail Drive:  The 
ordinance was approved. 

G. Other Business 

There was no other business.  

H. Attendance Confirmation (July 14th, 2022) 

Chair Rigoni asked the Commissioners to notify staff if they will not be in attendance on 
July 14th.  

Commissioners Markunas and Schaeffer indicated they would not be in attendance. 

Motion (#8): Adjournment 8:42 P.M. 



 
 

Application for Plan Commission / Zoning Board of Appeals Review 
Amendment Findings of Fact 

 
Article 3, Section D, Part 6 of the Village of Frankfort Zoning Ordinance lists “findings” or “standards” that 
the Plan Commission must use to evaluate every amendment or zoning classification change request. The 
Plan Commission must consider the following five findings based upon the evidence provided. To assist 
the Plan Commission in their review of the amendment request(s), please provide responses to the 
following “Findings of Fact.” Please attach additional pages as necessary.  
 
1. Existing uses of property within the general area of the property in question; 
 
 
 
 
2. The zoning classification of property within the general area of the property in question; 
 
 
 
 
3. The suitability of the property in question to the uses permitted under the existing zoning 

classification;  
 
 
 
 
4. The trend of development, if any, in the general area of the property in question, including changes, 

if any, which have taken place in its present zoning classification; 
 
 
 
 
5. The change in zoning is in conformance with the comprehensive plan of the Village and its official 

map. 
 
 
 

The surrounding area is overwhelming residential, and this project would be an
enhancement. The other three corners of the intersection of 116th and Laraway are
developed with single family homes, with the only non-residential use in the
immediate area being Hickory Creek school.

The subject property is currently zoned Estate Residential. The surrounding area is
overwhelmingly zoned R-2.

The property is not suitable for development under Estate Residential zoning.

Since the property was acquired and zoned Estate Residential, Hickory Creek
school has been completed, along with Cobblestone and Misty Falls residential
subdivisions (R2).

The comprehensive plan contemplates this parcel to be General Commercial. Given
the location to Hickory Creek school and the residential composition of the
neighborhood, this use would injure the surrounding area.



 
 

Application for Plan Commission / Zoning Board of Appeals Review 
Planned Unit Development (PUD) Standards 

 
Article 3, Section F, Part 4 of the Village of Frankfort Zoning Ordinance lists “findings” or “standards” that 
the Plan Commission must use to evaluate every PUD Preliminary Plan and Final Plan. The Plan 
Commission must consider the extent to which the proposal fulfills the following seven standards. To 
assist the Plan Commission in their review of the PUD request, please provide responses to the following 
“Review Standards.” Please attach additional pages as necessary.  
 
1. The plan is designed to protect the public health, welfare and safety. 
 
 
 
 
 
 
2. The proposed development does not cause substantial injury to the value of other property in the 

immediate area. 
 
 
 
 
 
 
3. The plan provides for protection of the aesthetic and function of the natural environment, which 

shall include, but not be limited to, flood plains, streams, creeks, lakes, ponds, wetlands, soil and 
geologic characteristics, air quality, vegetation, woodlands, and steep slopes.  

 
 
 
 
 
 
4. The plan provides for and ensures the preservation of adequate recreational amenities and common 

open spaces. 
 
 
 
 
 
 

All buildings will be constructed to meet building safety requirements of the village.
Location of all curb cuts have been placed away from intersections, and the
entrance along 116th Ave has been designed as a right-in right-out only to minimize
traffic impacts with Hickory Creek School. All roadways are sized to accommodate
Frankfort life safety vehicles and fire hydrants will be placed at required spacing.

The surrounding area is overwhelming residential, and this project would be an
enhancement. The other three corners of the intersection of 116th and Laraway are
developed with single family homes, adding townhomes provides a balance to the 
residential area. A commercial development, as contemplated in the Comprehensive
Plan, is more likely to cause substantial injury to neighboring property.

The proposed development  is not in a floodplain and does not have any wetlands
on site. The developer has received EcoCAT and SHPO clearance letters confirming
the same.

The development plan includes 10,590 sf pet park just to the west of the detention
pond. This amenity was selected as it is more applicable to the expected
demographic than a tot lot. . After removal of a walking path at the recommendation
of plan commission, the space no longer meets the definition of open space per the
PUD code. However, size and location of this area remains the same and will now
encompass enchanced landscaping. The area is 77,756 sf, or 30.13%.



5. Residential use areas may provide a variety of housing types to achieve a balanced neighborhood. 
 
 
 
 
 
 
6. The planned unit development provides land area to accommodate cultural, educational, 

recreational and other public and quasi-public activities to serve the needs of the residents thereof. 
 
 
 
 
 
 
7. The proposed development provide for the orderly and creative arrangement of all land uses with 

respect to each other and to the entire Village. 
 
 
 
 
 
 
 
Article 3, Section F, Part 5, letter ‘d’ of the Village of Frankfort Zoning Ordinance lists two additional 
“findings” or “standards” related specifically to residential or mixed-use PUDs to permit uses that are 
otherwise not permitted in the underlying zoning district. For these specific types of proposals, the Plan 
Commission must also find the following. Please provide responses to the following additional “Review 
Standards.” 
 
1. That the uses permitted by such exceptions are necessary or desirable and are appropriate with 

respect to the primary purpose of the planned unit development; 
 
 
 
 
 
 
2. That the uses permitted by such exception are not of such a nature or so located as to exercise a 

detrimental influence on the surrounding neighborhood; 
 
 
 
 
 
 

The development is a proposed townhome community. Within the community, there
will be a variety building sizes (2-unit and 3-unit buildings) and two different exterior
color combinations to bring additional character. In addition, 10 of the 32 units
(31.25%) will have side load garages. The combination of different building sizes,
garage options, and exterior elevations will provide the community with varying
building looks and achieve a balanced neighborhood.

The development plan includes a pet park, which will include a dedicated, fenced
dog run with double gated entrance. The rest of the pet park will be enhanced with
benches, mulched play area with dog play equipment, pet waste station, and trash
receptacles. This is a sought after amenity for the anticipated demographic

From an orderly standpoint, the entrances have been designed to minimize traffic
conflicts with surrounding areas, including a right-in/right-out along 116th Avenue.
As part of the development, the berm between Hickory Creek and the development
will be landscaped for adequate screening and privacy. Enhanced landscaping will
also be included to buffer Laraway Road.

There is a need for high quality, low-maintenance living for the 55+ age cohort in
the 60423 zip code. From 2010 to 2021, the percentage of households in the 60423
zip code that were 55+ jumped from 40.7%, to 50.8%. Yet, over the last two years
there has been a precipitous decline in permits issued for townhome construction,
with only 9% of issued permits being related to townhome units.

There surrounding area is overwhelming residential, and this project would be a
complimentary addition. The other three corners of the intersection of 116th and
Laraway are developed with single family homes; Sandalwood Estates,Cobblestone
Walk, and Misty Falls (Developed by Flaherty). The only non-residential property in
the immediate area is Hickory Creek school (surrounded by residential property).
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YOUR FUTURE YOUR FRANKFORT

8 | land use

 FUTURE LAND USE PLAN MAP 

The Future Land Use Plan Map is a guide to development 
and a tool used to evaluate the appropriateness of a zoning 
change. Zoning is the legal mechanism that controls the 
use of land.  The Future Land Use Plan and is not intended 
to indicate precise boundaries between uses. For example, 
the boundary between two different land uses could vary 
somewhat from the boundary illustrated on the Future Land 
Use Plan when it is time to apply specific zoning to a parcel 
of land. Zoning decisions should be based on how a specific 
proposal relates to existing uses, the physical conditions of 
the property, existing zoning, and to this plan. The Village will 
consider proposals for land development that varies from 
the plan. If the proposal will enhance the Village, Frankfort 
may amend the Future Land Use Plan Map, and the related 
zoning map, to approve the proposed use.

Table 8.1 summarizes the land area coverage of the future 
land uses depicted on the Future Land Use Plan map. Total 
residential land uses comprise about 54% of total land 
area, with Single-Family Detached making up the greatest 
percentage of all land uses (29%). Out of all non-residential 
land uses, Business Park areas comprise the most land area 
at 12% with Agriculture (10%), Parks and Open Space (10%), 
and Industrial (7%) following. General Commercial had one 
of the lesser total areas at 5%. 

LAND USE ACRES PERCENT 

Mixed Use 260 1%

Single-Family Attached 650 2%

Public Institutional/Utility 790 2%

Commercial 1,580 5%

Industrial 2,170 7%

Parks/Open Space 3,210 10%

Agriculture 3,290 10%

Business Park 3,730 12%

Rural Residential 7,370 23%

Single-Family Detached 9,320 29%

TOTAL

Table 8.1 | Frankfort Future Land Use Acreage



 

KLOA, Inc. Transportation and Parking Planning Consultants 

9575 West Higgins Road, Suite 400 | Rosemont, Illinois 60018 
              p: 847-518-9990 | f: 847-518-9987 

 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

MEMORANDUM TO: Mr. Michael Flaherty 

Flaherty Builders, Inc. 

 

FROM:   Michael A. Werthmann, P.E., PTOE 

Principal 

 

DATE:    March 30, 2022 

 

SUBJECT:   Preliminary Traffic Assessment  

    Residential Development 

    Frankfort, Illinois 

 

 

This memorandum summarizes the results and findings of a preliminary traffic assessment 

prepared by Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for a proposed residential 

development to be located in Frankfort, Illinois. The site, which is vacant, is located in the 

northwest quadrant of the intersection of Laraway Road with Owens Road. As proposed, the 

development is to consist of 34 townhomes with access provided via a full access drive on Laraway 

Road and a right-turn in/right-turn out access drive on Owens Road. A copy of the site plan is 

located in the Appendix.  

 

The purpose of this assessment is to estimate the volume of traffic to be generated by the proposed 

development and to review the access to the development. Figure 1 shows an aerial view of the 

development site. 

 

Trip Generation Estimates 
 

The number of peak hour vehicle trips estimated to be generated by the proposed residential 

development was estimated based on the “Multifamily Housing (Low Rise)” (Land-Use Code 220) 

trip rates published in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th 

Edition. It should be noted that the ITE Manual provides rates based (1) on the average of all the 

surveys and (2) on a fitted curve equation. Table 1 shows the estimated vehicle trips to be 

generated by the 34 townhomes during the weekday morning and evening peak hours and per day 

based on both rates. The traffic volumes estimated based on the average trips rates represents the 

lower possible traffic volumes to be generated by the development and the traffic volumes 

estimated based on fitted curve equation represents the higher possible traffic volumes to be 

generated by the development. From Table 1 it can be seen that the proposed development is 

projected to generate a low volume of peak hour traffic and daily traffic. As such, the development 

will have a limited impact on the existing area roadway conditions.  
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Aerial View of Site Figure 1

SITE 
Laraway Road 
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Table 1 

PROJECTED DEVELOPMENT-GENERATED TRAFFIC VOLUMES 

 
Weekday Morning 

Peak Hour 

Weekday Evening 

Peak Hour 
Daily 

 In Out In Out In Out 

34 Townhomes       

• Average Rates 3 11 11 6 115 115 

• Fitted Curve Equation 8 25 22 13 147 147 

 

 

Site Access 
 

Access to the development is proposed to be provided via the following two access drives: 

 

• The Laraway Road access drive is to be located on the north side of the road opposite 

Ledgestone Way or approximately 1,100 feet west of Owens Road and will provide full 

access to and from the development. The access drive is proposed to have one inbound lane 

and one outbound lane with the outbound lane under stop sign control. It is important to 

note that the Will County Division of Transportation, who has jurisdiction over Laraway 

Road, has conceptually approved the location and design of the access drive.  

 

• The Owens Road access drive is to be located on the west side of the road approximately 

200 feet north of Laraway Road and will be restricted to right-turn in/right-turn out 

movements only. The access drive is proposed to provide one inbound lane and one 

outbound lane channelized and signed to prohibit left-turn movements. The outbound lane 

will be under stop sign control.  

 

Given the low volume of traffic to be generated by the proposed 34 townhomes and the location 

and design of the access system, the access drives will provide efficient and orderly access to and 

from the development with limited impact on the roadway system.  

 



 

Appendix 
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website: www.ruettigertonelli.com
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DOUBLE FRONTAGE - 1,112 FEET

Landscape Area Adjacent to an Arterial ROW

Required: 128 Plant Units (PU) per 100 Feet

1,112 divided by 100 = 11

Required PU: 128 x 11 = 1,408 PU

   Plants Material Qty. PU Total

   Overstory Tree 27 10 270

   Understory Tree 40 5 200

   6' Evergreen Tree 84 5 420

   Large Shrub 193 2 386

   Small Shrub 132 1 132

 TOTAL 1,408

116th AVENUE (Front Yard) = 284 FEET

Yard Area: 284 x 30 = 8,520 Sq.Ft.

Required: 10 PU per 1,500 Sq.Ft.

8,520 divided by 1,500 = 5.7

Required PU: 10 x 5.7 = 57 PU

   Plants Material Qty. PU Total

   Overstory Tree 2 10 20

   Understory Tree 1 5 5

   6' Evergreen Tree 5 5 25

   Small Shrub 7 1 7

    TOTAL 57

STORMWATER DETENTION - 1,168 FEET

Required: 20 Plant Units (PU) per 100 Feet

1,168 divided by 100 = 11.7

Required PU: 20 x 11.7 = 234 PU

   Plants Material Qty. PU Total

   Overstory Tree 13 10 130

   Understory Tree 8 5 40

   6' Evergreen Tree 9 5 45

   Large Shrub 10 2 20

 TOTAL 235

NORTH PROPERTY LINE (Side Yard) - 1211.3 FEET

Yard Area: 1211 x 25 = 30,275 Sq Ft

Required: 10 Plant Units (PU) per 1,500 Sq Ft

30,275 divided by 1,500 = 20.2

Required PU: 10 x 20.2 = 202 PU

   Plants Material Qty. PU Total

   Overstory Tree 32 10 320

   Understory Tree 23 5 115

   6' Evergreen Tree 49 5 245

   Large Shrub 55 2 110

   TOTAL 790

WEST PROPERTY LINE (Rear Yard) - 350 FEET

Front Yard Area: 350 x 30 = 10,500 Sq Ft

Required: 5 Plant Units (PU) per 1,500 Sq Ft

10,500 divided by 1,500 = 7.0

Required PU: 5 x 7.0 = 35 PU

   Plants Material Qty. PU Total

   Overstory Tree 4 10 40

   6' Evergreen Tree 25 5 125

   TOTAL 165
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GENERAL NOTES:

Plant material shall be nursery grown and be either balled and bur-lapped or container grown.  Sizes and

spreads on plant list represent minimum requirements.

The requirements for measurement, branching and ball size shall conform to the latest addition of ANSI

Z60.1,  AMERICAN STANDARD OF NURSERY STOCK by the American Nursery & Landscape

Association.

Any materials with damaged or crooked/disfigured leaders, bark abrasion, sunscald, insect damage, etc.

are not acceptable and will be rejected.  Trees with multiple leaders will be rejected unless called for in

the plant list as multi-stem or clump (cl.).

If any mistakes, omissions, or discrepancies are found to exist with the work product, the Landscape

Architect shall be promptly notified so that they have the opportunity to take any steps necessary to

resolve the issue.  Failure to promptly notify the Landscape Architect and the Owner of such conditions

shall absolve them from any responsibility for the consequences of such failure.

Under no circumstances should these plans be used for construction purposes without examining actual

locations of utilities on site, and reviewing all related documents mentioned herein, including related

documents prepared by the project Civil Engineer and Architect.

Civil Engineering or Architectural base information has been provided by others.  The location of various

site improvements on this set of drawings is only illustrative and should not be relied upon for construction

purposes.

Quantity lists are supplied as a convenience.  However, Bidders and the Installing Contractor should

verify all quantities.  The drawings shall take precedence over the lists.  Any discrepancies shall be

reported to the Landscape Architect.

Actions taken without the knowledge and consist of the Owner and the Landscape Architect or in

contradiction to the Owner and the Landscape Architect's work product or recommendations, shall

become the responsibility not of the Owner and the Landscape Architect, but for the parties responsible

for the taking of such action.

Refer to Civil Engineering documents for detailed information regarding size, location, depth and type of

utilities, as well as locations of other site improvements, other than landscape improvements,

Plant symbols illustrated on this plan are a graphic representation of proposed plant material types and

are intended to provide for visual clarity.  However, the symbols do not necessarily represent actual plant

spread at the time of installation.

All plant species specified are subject to availability. Material shortages in the landscape industry may

require substitutions. All substitutions must be approved by the Village, Landscape Architect and Owner.

The Landscape Contractor shall verify location of all underground utilities prior to digging by calling

"J.U.L.I.E." (Joint Utility Location for Excavators) 1-800-892-0123 and any other public or private agency

necessary for utility location.

All perennial, ornamental grass, groundcover and annual  beds shall be top dressed with a minimum of

three inches (3") of mushroom compost.  The top dressing shall be worked into the soil to a minimum

depth of nine inches (9") by the use of a cultivating mechanism.  Upon completion perennials &

ornamental grasses shall be mulched with an additional two inch (2") layer of shredded wood mulch;

Annuals & groundcovers shall be covered with a two inch (2") layer of southern pine bark fines mulch.

All other planting beds and tree saucers shall be mulched with a minimum of three inches (3") of

shredded wood mulch.

Planting beds adjacent to building shall be mulched in their entirety to the building foundation.  Plant

materials shall not be installed under building overhangs and other such areas which do not receive

natural rainfall.

Mulch beds at the time of planting shall extend a minimum of two feet (2') beyond the center of a shrub.

All bed lines and tree saucers shall require a hand spaded edge between lawn and mulched areas.

Grading shall provide slopes which are smooth and continuous. Positive drainage shall be provided in all

areas.

Sod shall be mineral base only.

Seed mixes shall be applied mechanically so that the seed is incorporated into the top one-half inch (1/2")

of the seed bed. The seed shall then be covered with the specified blanket (installed per manufacturer's.

specs) or Hydro-mulch.

All plant material shall be guaranteed for one (1) year from the date of acceptance.

Trees and shrubs shall not be located closer than six (6) feet to fir hydrants, transformers or above

ground utilities, and fifteen (15) feet from any street light.  No parkway tree shall be planted closer to that

thirty (30) feet from the right-of-way line at an intersection nor closer than eight (8) feet from a driveway or

alley way.
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EQUIPMENT

& DETAILS

VINES, GROUNDCOVERS & ANNUALS)

(PERENNIALS, ORNAMENTAL GRASSES

CONTAINER PLANTS TO PROMOTE

EXTERIOR ROOTS ON ROOT-BOUND

SLICE, CUT, OR SEPARATE

ROOT GROWTH.

DISTRIBUTOR FOR PRECISE DEPTHS.

OTHER PLANTING DEPTHS.  CONSULT BULB

CERTAIN BULBS/PERENNIALS MAY REQUIRE

BED PLANTING DETAIL

SEE SPECIFIC SPACING

DIMENSION ON DRAWINGS

NTS

GROUNDCOVER & PERENNIAL BEDS &

APPLY 18-6-12 OSMOCOTE (270 DAY)

TIMED RELEASED FERTILIZER TO

TIME RELEASED FERTILIZER TO

RECOMMENDATIONS.

ANNUAL BEDS PER MFRS.

14-14-14 OSMOCOTE (120 DAY)

DEPTH OF 9".  DO NOT COMPACT

UNNECESSARILY AFTER PLANTING

ROTOTILL INTO SOIL TO A MIN.

MIN. OF 3" MUSHROOM COMPOST

SHALL BE TOPDRESS WITH 2"

OF SHREDDED HARDWOOD MULCH

PERENNIALS & ORN. GRASSES 

SHALL BE TOPDRESS WITH 2"

GROUNDCOVERS & ANNUALS

OF MUSHROOM COMPOST

EXISTING SUB-GRADE

SPACING

ALL BED PLANTINGS

SHALL BE INSTALLED

WITH TRIANGULAR

9"-12"

PLANTING SOIL:

FINISHED GRADE

FORM MULCH SAUCER

AROUND PLANTING PIT

PINE BARK MULCH

2" OF SOUTHERN

1" OF SHREDDED

HARDWOOD MULCH

3/16" STEEL AIRCRAFT

CABLE

KEEP MULCH AWAY

FROM TRUNK

PREPARED BACKFILL

PEAT OR COMPOST.

AROUND THE ROOTBALL

BE REMOVED OR ROLLED DOWN

BURLAP & PLASTIC WRAP SHALL

SHALL BE REMOVED.  TREATED

TWINE AROUND THE TRUNK

BE REMOVED, HOWEVER ALL

45° OR LESS

OF 75% SOIL & 25%

UNTREATED BURLAP NEED NOT

NTS

TO MAINTAIN WIRE TAUTNESS

NEW 2-PLY 1/2" REINFORCED

RUBBER HOSE, 1/4" CABLE

CLAMP & 1/4" TURNBUCKLES

30" STEEL SCREW EARTH ANCHORS

2 TIMES BALL WIDTH

EVERGREEN TREE

DECIDUOUS TREE

2 TIMES BALL WIDTH

DRAINAGE MATERIAL WHEN

WETNESS OR DRAINAGE 

PROBLEMS ENCOUNTERED

DRAINAGE TUBING AND/0R

NTS

2-PLY 1/2"

REINFORCED HOSE

FROM TRUNK

KEEP MULCH AWAY

AROUND PLANTING PIT

FORM MULCH SAUCER

HARDWOOD MULCH

3" OF SHREDDED

OF 75% SOIL & 25%

PEAT OR COMPOST.

PREPARED BACKFILL

45° OR LESS

3 METAL STAKES @ 8'

#12 GAUGE STEEL WIRE

UNTREATED BURLAP NEED NOT

BE REMOVED, HOWEVER ALL

TWINE AROUND THE TRUNK

SHALL BE REMOVED.  TREATED

BURLAP & PLASTIC WRAP SHALL

BE REMOVED OR ROLLED DOWN

AROUND THE ROOTBALL

NOTE: STAKING OF DECIDUOUS

TREES NOT REQUIRED UNLESS

PROTECTED W/ TREE WRAP.

SECURE WRAP W/ TWINE @

TOP & REMOVE THE NEXT

DO NOT STAKE INTO

TRUNK OF TREE SHALL BE

TREE WILL NOT REMAIN PLUMB.

SPRING

ROOTBALL

FINISHED GRADE

EXISTING SUB-GRADE

SHRUBS

NTS

6"

PREPARED BACKFILL

PEAT OR COMPOST.

OF 75% SOIL & 25%

3" OF SHREDDED

HARDWOOD MULCH

SHALL BE REMOVED.  TREATED

UNTREATED BURLAP NEED NOT

BE REMOVED, HOWEVER ALL

AROUND THE ROOTBALL

BE REMOVED OR ROLLED DOWN

BURLAP & PLASTIC WRAP SHALL

TWINE AROUND THE TRUNK
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PET PARK

6' BENCH

Deluxe Bench

Model #: 439-1012 (or equal)

Color: Black

Provided by:

Barco Products PH: 855-337-4808

ROVER JUMP OVER

Rover Jump Over

Model #: 439-1006 (or equal)

Color: Green

Provided by:

Barco Products PH: 855-337-4808

TRASH RECEPTACLE LE

Trash Receptacle

Model #: 439-1013 (or equal)

Color: Green

Provided by:

Barco Products PH: 855-337-4808

PET STATION

Aluminum Header Pak Pet Station w/ Sign

Model #: 135-1027 (or equal)

Color: Green

Provided by:

Barco Products PH: 855-337-4808

CRAWL TUNNEL

Rover Doggie Crawl

Model #: 439-1007 (or equal)

Color: Green

Provided by:

Barco Products PH: 855-337-4808

STEPS

Stepping Paws

Model #: 439-1009 (or equal)

Color: Green

Provided by:

Barco Products PH: 855-337-4808
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THREE-YEAR MANAGEMENT PERIOD ACTIVITIES

1. The work consists of the Contractor conducting routine ecological management activities during the
three-year management and monitoring period in the naturalized planting areas as shown on the
landscape plan to assist the Contractor in meeting required performance standards.

2. During the first two (2) growing seasons of the three-year period the Contractor shall high-mow the
vegetation in the Prairie and/or Wet/Mesic Prairie areas several times during the growing season to
ensure the vegetation does not exceed eighteen inches (18") in height.  A rotary or flail type mower
shall be used.  During high-mowing, the vegetation shall be cut no lower than 6 to 9 inches so the native
seeding are unharmed.   Selective weed whipping can also be used if conditions are unfit (i.e., too wet)
for a tractor, or if only small isolated areas of vegetation required cutting.  In addition, cutting the
inflorescence prior to seed set of many biennial species including teasel and sweet clover is an effective
control method that can be utilized.

3. The Contractor shall conduct chemical and/or mechanical weed control activities in all of the naturalized
seeded areas for a three-year period following planting/seeding.  The Contractor shall conduct four
annual weed control application periods (total of twelve (12) for the three-year period).  The Contractor
is responsible to achieve a 95% kill of reed canary grass, purple loosestrife, thistle and common reed and
80% kill of other problematic, nuisance species to successfully complete each of the application periods
specified below.

a. Application Period One (early spring): problematic species such as, but not limited to, reed canary
grass, red/white cover, cattails.

b. Application Period Two (late spring to mid-summer):  problematic species such as, but not limited
to, reed canary grass, while/yellow sweet cover, cattails, wild carrot, purple loosestrife and
common reed.

c. Application Period Three (mid to late summer):  problematic species such as, but not limited to,
reed canary grass, ragweed, cattails, purple loosestrife and common reed.

d. Application Period Four (late summer to early fall): problematic species such as, but not limited to,
reed canary grass, red/white cover, common reed.

    4.    Natural regeneration of cattails in the stormwater management facilities will likely occur following 
construction.  As required by these planting specifications pre-planting weed control will be conducted
if any problematic species are present.  As for cattails, hand pulling cattails can be conducted when 
the cattails are small enough to ensure that the entire root is removed.  Off-site disposal of cattails will
be required.  Larger cattails will require herbicide applications.  Aggressive cattail control will be 
required after planting throughout the three-year management period to ensure plant establishment.
After planting the hand-wick application method to control cattails shall be required.

    5.    If permitted, the Contractor shall conduct a prescribed burn in the prairie areas during the third 
growing season.  The Contractor shall obtain all the required burn permits from the Illinois 
Environmental Protection Agency, City or Village, and local fire protect district and prepare all 
necessary documents required for the permit including a Burn Plan.

    6.    The Contractor shall irrigate all plant plugs as needed to achieve the survivorship requirements.

    7.    The Contractor shall remove and dispose of all planting enclosures during the second year of the 
management period.

PERFORMANCE CRITERIA

1. Within three (3) months of seed installation, at least 90% of the seeded area, as measured by aerial
coverage, shall be vegetated.  A minimum 90% vegetative coverage shall be maintained throughout and
at the end of the three-year maintenance period for these areas.  This standard does not apply to
wetland plug areas (if planted).

2. At the end of the second growing season, a minimum of 75% vegetative coverage in the wetland plug
area(s) shall be achieved and maintained throughout the end of the three-year maintenance period (if
planted).

3. The stormwater management facilities shall not contain any rills greater than four inches (4") deep
throughout and at the end of the three-year maintenance period.

4. At the end of the second and third growing seasons, no area greater than 1.0 square meters on slope
areas shall be devoid of vegetation.

5. At the end of the second growing season, 30% seed mix presence for the prairie seed mix areas shall be
achieved.  At the end of the third growing season 50% seed mix presence for the prairie seed mixes shall
be achieved.

6. At the end of the third growing season, the top three dominate species based on aerial coverage shall
NOT be non-native species, cattail or reed grass

7. Relative coverage (determined by ocular estimation) of cattail shall be less than 10% throughout, and at
the end of the three-year maintenance period.

8. Relative coverage (determined by ocular estimation) of common reed, reed canary grass, and loosestrife
in aggregate shall be less than 5% throughout, and at the end of the three-year maintenance period.

9. Relative coverage (determined by ocular estimation) of thistle and teasel shall be less than 5%
throughout, and at the end of the three-year maintenance period.

10. Plugs (if planted) must achieve 90% survivorship one (1) year from plant installation.

The Contractor shall water plant plugs (if planted) as needed in order to meet the performance criteria.  The
cost to irrigate is incidental to the contract and shall be included in the Contractor's bid price.  The Contractor
shall also perform vegetative management for three years following planting as specified under the section
"Three-year Monitoring and Reporting Activities' to assist with meeting the Contractor Performance Criteria.
If performance criteria are not achieved, Contractor is responsible to conduct additional activities, which may
include supplemental seeding, supplemental planting and additional years of vegetation management to
rectify areas at no additional cost to the Owner to achieve performance.

LONG-TERM MANAGEMENT ACTIVITIES

1. Following competition of the initial Three-year maintenance program the following
Long-term maintenance shall be performed on a regular basis:

a. Prescribed burning will be performed every one to three years for established 
native prairie plantings and naturalized detention basins.  Burning requires a 
permit from the Illinois EPA and notification of the local fire district and the 
Village of Frankfort.

b. Late fall or early winter mowing to a height of six to twelve inches (6"-12"), 
hay and debris shall not be removed, and will be performed in alternate years where
burning is not practical or conditions are not conductive to burning.

c. Applications of herbicide to control invasive will be required if burning or 
mowing does not control or eliminate said problematic or nuisance species.  
Those species shall include, but not limited to, reed canary grass, purple 
loosestrife, cattail, thistle and common reed.  All herbicide applications shall be 
performed by a certified and licensed applicator.  Herbicides shall be non-toxic 
to animals and aquatic life and will be applied in an appropriate manner to 
prevent the killing of desirable native species.

SPECIFICATIONS

NTS

SECTION - STROMWATER DETENTION SHORELINE TREATMENT

N.W.L

H.W.L.

ECONOMY PRAIRIE

SEED MIX

WETLAND

EDGE

SEED MIX

EMERGENT WETLAND PLUG MIX

@ 24"o.c. SPACING

WET TO MESIC PRAIRIE

SEED MIX

TURF GRASS

NOTE:

A 1-ROLL WIDTH OF STRAW/COCONUT EROSION

CONTROL BLANKET WILL EXTEND FOR THE

ENTIRE SHORELINE OF THE POND.

EROSION CONTROL MATTING SHALL BE

INSTALLED IN ACCORDANCE WITH THE

MANUFACTURER'S INSTALLATION GUIDELINES.

1

2

"

3

6

"

DOUBLE NET STRAW

EROSION CONTROL

BLANKET (N.A.G. S150)

STAPLES

STRAW EROSION

CONTROL BLANKET

(N.A.G. S75)

STRAW/COCONUT

EROSION CONTROL

BLANKET (N.A.G SC150)
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LANDSCAPE

SPECIFICATIONS

PLANT MATERIAL

PART 1 - GENERAL

1.1 SCOPE OF WORK

The work includes furnishing of all materials, and the performance of all operation in connection with the planting of deciduous & evergreen trees, deciduous &

evergreen shrubs, shrub roses, perennials, ornamental grasses, groundcover, bulbs (if any) and annual flowers (if any) in strict conformance with the project

specifications and applicable drawings which are subject to the terms and conditions of the Contract.

1.2 GENERAL REQUIREMENTS

All plant material shall comply with the State of ILLINOIS and FEDERAL laws with respect to inspection for plant diseases and insect infestation.  An inspection

certificate required by law to this effect shall accompany each shipment.  The Landscape Architect reserves the right to inspect the plant material at the place of

growth but such inspection shall not preclude the right of rejection at the site.

1.3 APPLICABLE STANDARDS

A. American National Standards for Tree Care Operations, ANSI A300, American National Standards Institute, 11 West 42nd Street, New York, N.Y.  10036.

B. American Standard for Nursery Stock, ANSI Z60.1, American Nursery & Landscape Association, 1000 Vermont Avenue NW, Suite 300, Washington, D.C.

20005.

C. Hortus Third, The Staff of the L.J. Bailey Hortorium, 1976, MacMillan Publishing Co., New York.

D. All standards shall include the latest additions and amendments as of the dated of advertisement for bids.

PART 2 - MATERIALS

2.1 GENERAL

The Landscape Architect reserves the right to tag or inspect plants at the nursery but such inspection shall not preclude the right of rejection at the site.

Contractor shall furnish and install all plants as shown on the drawing and in the quantities as actually designated on the drawings.  The quantities shown on the

plant list are included for convenience purposes only.

2.2 NOMENCLATURE

The names of the plants indicated on the drawings conform generally with those accepted in the nursery trade.

2.3 QUALITY AND SIZE

Plants shall have a habit of growth that is normal for the species and shall be sound, healthy, vigorous, and free from insect pests, their eggs or larvae, plant

diseases, and injuries.  All plants shall be nursery grown under climatic conditions similar to those which exist in the locality of the site for at least two (2) years

and equal or exceed the measurements specified in the plant list.  They shall be measured before pruning with branches in formal position.  All necessary

pruning shall be performed only at the time of planting.  Trees will not be accepted which have their leaders cut or which have their leaders damaged so that

cutting is necessary.  Plants larger in size than specified may be used with the approval of the Landscape Architect but the use of larger plants will make no

change in the contract price.  Requirements for the measurement, branching, quality, balling, and burlapping of plants on the plant list shall follow the Code of

Standards (Z60.1-most current edition) by the AMERICAN NURSERY & LANDSCAPE ASSOCIATION, formerly known as the AMERICAN ASSOCIATION OF

NURSERYMEN, INC.  All plant material with shriveled dry roots or which does not comply with the specifications will be rejected.  All shrubs shall be at least

twice transplanted and must have a fully developed fibrous root system typical of the stated species.  All shrubs must be freshly dug immediately before shipping

unless they are containerized.  Pre-dug, healed-in plants may be considered only in special cases involving planting during the hot months between the spring

and fall planting seasons.  Use of such material will be allowed only upon the approval of the Landscape Architect and is subject to his inspection prior to said

approval.

2.4 DELIVERIES

The Contractor shall take all precautions that are demanded by good trade practice to insure arrival of the plant material at the stated delivery point in good

condition and without injury of any nature.  Plants shall be covered properly to prevent drying, transit disease, or injury.

2.5 TEMPORARY STORAGE

Insofar as it is possible, plant material shall be planted on the day of delivery.  In the event this is not possible, the Contractor shall protect the unplanted stock

from sun and drying winds at all times.  All balled and burlapped plants shall be shaded from the sun, have their ball set off the ground and healed in with

sawdust, peat, soil or other moisture-holding material and shall be kept moist.  Plants should not remain unplanted for longer than three (3) days if in leaf.

On-site storage shall be only in area(s) designated by the Owner.

2.6 SUBSTITUTIONS

Substitutions may be permitted only upon submission of written proof that the specified plant is not obtainable locally.  Such substitution may be made only upon

authorization by the Landscape Architect.

2.7 SELECTION

All plants shall be obtained from nurseries licensed by the State of Illinois and approved by the Landscape Architect.  The Landscape Architect reserves the right

to accompany the Contractor to the nurseries for the purpose of selecting (tagging) material.  Plant sources located outside the State of Illinois must be approved

by the Landscape Architect.

2.8 TOPSOIL

Topsoil if needed shall be imported. All imported topsoil, used for any portion of the work, shall be fertile, friable, natural loam containing a liberal amount of

humus.  It shall be relatively free from weeds, large roots, plants, sticks, stones larger than one (1) inch, waste, debris or other extraneous matter.  The installing

Contractor shall be responsible for rock picking and/or debris removal as needed to meet this specification.

The soil, to be acceptable topsoil, shall meet the following criteria:

A. ORGANIC MATTER: Not less than 1.5 percent no more than 10.0 percent.

B. pH:  No lower than 5.0 nor higher than 8.0.

C. TEXTURE:  No more than 25 percent clay.

D. SOLUBLE SALT:  No more than 1000 ppm

E. CHEMICAL ACTIVITY:  The topsoil (on-site & imported) shall be free from any toxins or chemical residue which could result in any form of plant growth damage.

The Contractor shall provide a soil analysis report submittal containing test results and soil scientist recommendations based on a minimum of one (1) sample

taken from each proposed imported topsoil stock pile.  The testing shall cover macro nutrients and pH, soluble salts, organic content/mechanical analysis and

Bio assay.

2.9 MULCH

Mulch shall consist of the following:

A. MUSHROOM COMPOST

Mushroom compost shall be composed of well-rotted cattle or stable manure with an admixture of 15-30% topsoil and shall have been used for the commercial

growing of at least one (1) crop of mushrooms.

B. SHREDDED HARDWOOD BARK (general mulching)

Shredded hardwood bark shall consist of finely shredded hardwood bark, free of sticks and leaves.

2.10 FERTILIZER & NUTRIENTS

Fertilizer shall be commercial fertilizer which shall be a complete fertilizer with the following approximate analysis:

A. Shrubs

Woodace (14-3-3) slow-release briquettes or acceptable equivalent approved by Landscape Architect.

B. Roses

1. Woodace (14-3-3) slow-release briquettes

2. Superthrive liquid or acceptable equivalent approved by Landscape Architect.

C. Perennials, Groundcover, Ornamental Grasses & Vines

Osmocote (18-6-12) 8-9 month controlled release, or acceptable equivalent approved by the Landscape Architect.

D. Annual Flowers

Osmocote (14-14-14) 3-4 month controlled release or acceptable equivalent approved by the Landscape Architect.

E. Bulbs

Holland Bulb Booster (9-9-6) or acceptable equivalent approved by the Landscape Architect.

F. Deciduous & Evergreen Trees

No fertilizer required

2.11 TREE WRAPPING MATERIAL

A. Wrap shall be - Breathable synthetic fabric tree wrap.  White in color, delivered in 75 mm (3 in.) wide rolls.  Specifically manufactured for tree wrapping.  Tree

wrap shall be “Breathable Fabric Tree Wrap” as manufactured by the Dewitt Company, Inc., Sikeston, MO, or approved equal.  Submit manufacture literature for

approval.

B. Tape for securing the wrap shall be bio-degradable tape suitable for nursery use and which is expected to degrade in sunlight in less than two (2) years after

installation.

2.12 WATER

Potable water shall be supplied by the Owner at no cost to the Contractor by way of an irrigation system, quick coupler system, hose bibs, hydrant meter or a

designated fill-up source on site.

PART 3 - EXECUTION

Planting operations shall be conducted under favorable weather conditions during the season stated in the Contract.  Before excavations are made the

surrounding turf (if existing) shall be covered in a manner that will satisfactorily protect all turf areas that are to be trucked or hauled over and upon which soil is

to temporarily stocked.  The Contractor shall be responsible for the restoration of all damaged existing turf.  All restoration shall be sodded.

3.1 TIME SCHEDULE OF PLANTING OPERATION

Landscaping shall be performed during the season or seasons which are normal for such work as determined by weather conditions and by accepted practice.

Planting may be performed under unseasonable conditions without additional compensation, but such work must have the prior approval of the Landscape

Architect and/or Owner in writing as to the time of work and methods of operations.  Approval to plant under such conditions shall in no way relieve the

Contractor form the guarantee provisions of these specifications.

PLANTING SEASON ACCEPTABLE TIME PERIOD

1. SPRING a.  From time soil is workable to June 15 with the following exception:

1)  Bare root materials (if any) shall cease on May 31

2. FALL a.  Sept. 1 to Nov. 15 with following exceptions:

1)  Evergreen Shrub planting to cease Oct. 31

2)  Evergreen Tree planting to cease Oct. 15

3)  Perennial & Ornamental Grass planting to cease Oct. 15

3.2     WATERING

All plants shall receive a thorough watering immediately after installation.  During times of extreme heat, all evergreen and deciduous trees shall

receive a minimum of 10 gallons of water per tree per watering up to two (2) additional waterings shall be performed as needed.  The use of drip

irrigation tree bags are encouraged (e.g., gatorbags).  All additional waterings will be performed by the Owner or in accordance with a Change Order per

the Supplemental Bid prices for additional watering.

3.3  MAINTENANCE

Maintenance shall be performed by the Contractor as follows:

A. TEMPORARY MAINTENANCE

The Contractor shall be responsible for the total maintenance of all plant material until such a date as all landscape operations have received 

Preliminary Acceptance.  Temporary maintenance shall begin immediately after each plant is installed and shall include up to three (3) waterings, and

all necessary cultivation, weeding, pruning, disease and insect pest control, protective spraying, resetting of plants to proper grades or upright position,

restoration of damaged planting saucers, and any other procedure consistence with good horticultural practice necessary to insure normal, vigorous,

and healthy growth of all work under this Contract.  Upon the Preliminary Acceptance of all planted areas, the responsibility for plant maintenance rests

solely with the Owner, with the following exceptions.

B. CONTINUED MAINTENANCE

For the duration of the guarantee period the Contractor shall be responsible for the resetting of settled plants, the straightening of plants which are not

plumb and the tightening of tree guys (if utilized).  All other maintenance is the responsibility of the Owner. However, it is the Contractor's responsibility to

occasionally inspect the quality of the Owner's maintenance.

3.4  ACCEPTANCE

A. PRELIMINARY PLANTING ACCEPTANCE

  Preliminary planting acceptance shall be given for completed planting operations for the purpose of the Contractor becoming eligible for payment for

this portion of the Contract work.  In order to obtain Preliminary Acceptance, the Contractor shall notify the Owner and/or Owner's Representative by phone

or in writing at the conclusion of all planting operations so that preliminary acceptability by way of a field inspection can be performed.  In order for an area

to be accepted on a preliminary basis, it shall conform to the following:

1.  All plant material shall be in conformance with the Drawings with respect to quality, size, species and location, except those items accepted or revised

in the field by the Landscape Architect.

2.  All plant material shall be in a healthy condition, as defined under the guarantee requirements stated below in Section 3.14

B. FINAL PLANTING ACCEPTANCE

Final planting acceptance shall be granted after the completion of all replacement operations required fulfilling the guarantee stated below.

On or about the expiration of the one-year (1 year) guarantee, a follow-up inspection will be made by the Owners and/or Owner's Representative to

determine replacements required to be made by the Contractor in accordance with the provisions of these specifications.  The inspector will document his/her

findings in a field report.  Upon completion of the replacement program, the Owner and/or Owner's Representative shall conduct an inspection to determine

the acceptability of the required replacements.  If all is found to be acceptable as defined by Item A above, the Contractor and the General Contractor shall

be notified in writing of his final acceptance of work.

3.5 GUARANTEE

The Contractor shall guarantee for a period of one (1) year the replacement of any permanent plant which has died, or is in a dying condition, or which

has failed to flourish in such a manner that its usefulness or appearance has been impaired.  Any tree with a dead main leader or with a crown which is

twenty-five percent (25%) or more dead shall be replaced.

These guarantees shall be in accordance with the following:

A. ONE YEAR PERIOD

         The one (1) year period shall begin on the date of Preliminary Acceptance of all plant material.

B. REPLACEMENTS & DAMAGES

The decisions of the Owner and/or Owner's Representative for required replacements shall be conclusive and binding upon the Contractor.  The Contractor

shall also be responsible for repairing damage to persons and property also caused by defective workmanship and materials.

C. EXCLUSIONS

The Contractor shall not be liable for the replacement of plants which were damaged by animals, by deicing compounds, fertilizers, pesticides or other

materials not specified by the Contract documents or not applied by him under his supervision, by relocating or removal by others, by Acts of God, by

vandalism or by terrorism.

D. GUARANTEE PERIOD INSPECTION

During the guarantee period, the Contractor shall, from time to time, inspect the watering, cultivation, and other maintenance operations carried on by the

Owner with respect to such work, and promptly report to the Owner any methods, practices or operations which he considers unsatisfactory, and not in

accord with his interests or good horticultural practices.  The failure of the Contractor to so inspect or report shall be construed as an acceptance by him of

the Owner's maintenance operations, and he shall not thereafter claim or assert that any defects which may later develop are the result of such methods or

practices or operations.

TURF GRASS

PART 1 - GENERAL

1.1 SCOPE OF WORK

The work includes finish grading, furnishing fertilizer, seed and/or sod as specified and performance of all operations in connection with seeding and/or

sodding in strict accordance with the applicable Drawings and subject to the terms and conditions of the Contract.

1.2   EQUIPMENT

The Contractor shall provide and maintain equipment suitable for the execution and completion of the work specified in accordance with (IDOT) Standard

Specifications.  All equipment shall be operated by personnel trained in the operation of such equipment.

PART 2 - PRODUCTS

2.1 TOPSOIL

Topsoil for planting operations shall be obtained from an on-site stockpile generated from site stripping.  In the event that none is available, needed topsoil

shall be imported from an off-site source.  All imported topsoil, used for any portion of the work, shall be fertile, friable, natural loam containing a liberal

amount of humus.  It shall be relatively free from weeds, large roots, plants, sticks, stones larger than one (1) inch, waste, debris or other extraneous matter.

The installing Contractor shall be responsible for rock picking and/or debris removal as needed to meet this specification.

The soil, to be acceptable topsoil, shall meet the following criteria:

1.  ORGANIC MATTER:  Not less than 1.5 percent no more than 10.0 percent.

2.  pH:  No lower than 5.0 nor higher than 8.0.

3.  TEXTURE:  No more than 25 percent clay.

4.  SOLUBLE SALT:  No more than 1000 ppm.

5.  CHEMICAL ACTIVITY:  The topsoil (on-site & imported) shall be free from any toxins or chemical residue which could result in any form of plant

     growth damage.

The Contractor shall provide a soil analysis report submittal containing test results and soil scientist recommendations based on a minimum of one (1)

sample taken from each proposed imported topsoil stock pile.  The testing shall cover macro nutrients and pH, soluble salts, organic content/mechanical

analysis and Bio assay.

2.2 COMMERCIAL FERTILIZER AND DELIVERY

Fertilizer shall be delivered to the site in unopened, original containers, each bearing name and address of the manufacturer, name brand, or trademark, and

manufacturer's guaranteed analysis.  Any fertilizer which becomes caked or otherwise damaged, making it unsuitable to use, will not be accepted.  Fertilizer

shall not have been exposed to weather prior to delivery on the site and after delivery until used.  It shall be completely protected at all times and shall not be

stored in direct contact with the ground.

A. FERTILIZER STRENGTH

The fertilizer shall be a complete fertilizer containing a minimum basis percentage by weight of the following:

1.  PRIOR TO SEEDING AND/OR SODDING 6-24-24

Nitrogen.....................   6%

Phosphorous.............. 24%

Potash......................... 24%

2.  AFTER SEEDING AND/OR SODDING 18-5-9

Nitrogen..................... 18%

Phosphorous..............   5%

Potash.........................  9%

a)One-quarter of the nitrogen shall be in the form of nitrates, one-quarter in the form of ammonia salts, and one-half in the form of organic nitrogen.

b) Available phosphoric acid shall be derived from super-phosphate having a minimum guaranteed analysis of 20% of available phosphate.

c) The potash shall be in the form of sulphate of potash.

The balance of the fertilizer shall be made up of materials usually present in such a product.  It shall be free from dust, sticks, sand, stone, or other

debris.

2.3 GRASS SEED (if specified)

Grass seed shall be reclaimed seed of the previous season's seed crops.  All seed shall meet requirements established by the State and Federal Seed and

Weed Controls Laws.  The grass seed mixture shall be composed of the following grass seeds mixed in proportions by weight and shall meet or exceed the

minimum percentages of purity and germination as indicated.

PROPORTION BY WEIGHT TYPE OF GRASS

1. CONVENTIONAL TURF GRASS MIX (if specified)

60% ........................................ KENTUCKY BLUEGRASS (blend of 3 cultivars)

30% ........................................ PERENNIAL RYEGRASS (blend of 2 cultivars)

10% ........................................ CREEPING RED FESCUE

(Apply at 7 lbs./1,000 S.F. for mechanical seeding)

2. SALT TOLERANT MIX (if specified)

40% .................................... 'FULTS' ALKALI GRASS (PUCCINELLIA DISTANS)

30% .................................... CREEPING RED FESCUE

20% .................................... KENTUCKY BLUEGRASS

10% .................................... PERENNIAL RYEGRASS

(Apply at 5 lbs./1,000 S.F. for mechanical seeding)

The percentage of hard seed included as a part of the germination percentage of any lot of seed, shall not exceed twenty.  Kentucky bluegrass seed shall

weigh a minimum of 28 pounds to the nearest measured bushel.  Weed seed content shall not exceed 0.25%.

1. PACKING AND MARKETING

All seeds shall be delivered in suitable bags in accordance with standard commercial practice.   Each bag shall be tagged or labeled as required

by the law of the STATE OF ILLINOIS.  The vendor's name shall show on or be attached to each bag together with a statement signed by the

vendor showing:  a) the kind of seed contained, b) the percentage of purity and germination, c) the percentage of hard seed, if any, d) a

statement conforming to the laws of the STATE OF ILLINOIS hereinbefore mentioned showing percentage of weed seeds, if any.  Seed which

has become wet, moldy, or otherwise damaged will be rejected.

2.4 EROSION CONTROL BLANKET

1.  STRAW BLANKET (if specified)

a.   S-75 Straw Blanket (North American Green)

b.   AEC Premier Straw Blanket (American Excelsior Company)

c.   or equivalent

2. STRAW/COCONUT BLANKET (if specified)

a.  SC-150 Straw/Coconut Blanket (North American Green)

b.  AEC Premier Straw/Coconut Blanket (American Excelsior Company)

c.  or equivalent

2.5 HYDROMULCH (if specified)

       SoilCover Hydraulic Wood Mulch by Profile distributed by ERO-TEX (866)437-6839

2.6 SOD (if specified)

Sod shall comply with State and Federal laws with respect to inspection for plant diseases and insect infestation.  It shall be fresh cut, live,

nursery grown sod, not less than one and one half (1 1/2) inches thick having well-matted roots.  The root zone shall be of good, fertile, natural

mineral soil free from stones and debris.  Peat sod will not be acceptable.  The turf shall contain no bent or quack grass nor any other noxious

weed growth.  It shall be of firm tough texture having a compact growth of grass.  The sod sections shall be standard in size (24 inches wide x 3

feet in length) and each section shall be strong enough to support its own weight and retain its size and shape when suspended vertically from

a firm grasp on the upper ten (10%) percent of the section.

Before being cut and lifted, the sod shall have been mowed at least twice with a lawn mower and the final mowing not more than seven days

before the sod is cut.  Sod which is not placed within 48 hours of cutting shall not be used without the approval of the Owner and/or Landscape

Architect.

The Owner and/or Landscape Architect, reserves the right to inspect the sod at the source before cutting and areas that fail to meet with his

approval shall not be cut for the purpose of supplying material under the contract.  The Owner and/or Landscape Architect shall be permitted to

take such samples as he may select.  All sod shall be fresh and green when placed.  Any sod that is dried out, burned, inferior in quality to said

samples, or in any way failing to meet the requirements of these specifications will be rejected and the Contractor shall immediately remove

such rejected material from the premises of the project and supply suitable material in its place.

1.  BLUEGRASS SOD shall be a blend of at least three (3) cultivars of Kentucky bluegrass grown on a mineral base.

2.  SALT SOD (if specified) shall be a blend of Kentucky Bluegrass, 'Fults' Alkalie Grass (Puccinellia Distans), Perennial Ryegrass and other

types as           approved by the Landscape Architect grown on a mineral base.

2.7 WATER

The Owner shall provide at no cost, sufficient water for the Contractor to maintain plant materials and seeded and sodded areas in accordance

with the requirements of the applicable technical specifications.  Potable water shall be supplied by the Owner by way of a permanent

underground irrigation system, quick coupler system, hose bibs, fire hydrants or a designated fill-up source for mobile tanks.  When water is

provided by way of fire hydrants, it shall be the Contractor's responsibility to be completely familiar with all local ordinances concerning the use

of this water source.  If a meter is required, it is the Contractor's responsibility to obtain, store and return the meter.  All fees incurred by the

Contractor in obtaining the meter and utilizing the water supply will be reimbursed to him by the Owner.

In the event that the on-site water supply is curtailed or terminated by the Owner or by ordinance during the period the Contract is in effect, or

that there is no on-site sources of water, the Contractor shall supply water from off-site in sufficient quantities to complete the job.

Compensation for this additional item will be in accordance with a solicited price quote.  If authorization to supply off-site water is not given to

the Contractor by the Owner, when the Owner is unable to supply the water in sufficient quantities, the Contractor shall not be left responsible

for damage to new plantings (plant materials & sod) or failure of seed to germinate and grow caused a direct result of an inadequate water

supply.

PART 3 - EXECUTION

3.1 SEED - The accepted seasons for sowing seed in lawn areas shall be defined as follows:

   

PLANTING SEASONS     SPRING FALL

Turf grass April 1 * to May 31 Aug. 15 to Sept. 30

* or as soon as the soil is free of frost and in a workable condition.

Seeding during other time periods shall require the approval of the Owner and/or Landscape Architect.  All sowing of seed shall be completed

after all trees and shrubs have been installed, if any.

3.2 SOD - The accepted seasons for laying sod shall be as follows:

1.  SPRING SODDING shall be performed from the time the soil becomes workable and unfrozen sod becomes available to June 15.

2.  FALL SODDING shall be performed from August 15 to October 31.

Sodding during the summer season, defined as June 16 to August 14, will be acceptable if the area is served by an operational irrigation

system.  Sodding after November 1 shall be considered unseasonable and will require the approval of the Landscape Architect or Owner.

3.3  REQUIRED MAINTENANCE

The Contractor shall be responsible for maintaining all newly seeded and sodded areas until such a time as these areas are granted acceptance

by the Owner and/or Landscape Architect.  Maintenance during this time period shall and consist of watering, mowing, fertilization and

herbicide application, as well as any other horticultural practices necessary to establish an acceptable stand of grass.

A. WATERING

1. The Contractor shall water all newly seeded areas once immediately upon completion.  Additional watering shall be performed as needed in the

absence of adequate rainfall.   All water should be applied as a spray or dispersion to prevent run-off or damage.  The Contractor shall be

responsible for watering until turf is established and accepted.  If the Owner supplies an in-ground irrigation system, the Contractor shall be

responsible for monitoring the effectiveness of the system and shall report any problems with the system to the Owner immediately, followed up in

writing.  If the Owner does not provide an irrigation system, then additional watering shall be performed in accordance with the Supplemental Bids

where alternate watering prices shall be quoted.  If this work item is not included as part of the original Contract, it must be authorized.

Compensation shall be in accordance with the Supplemental Bid Prices.  If the Owner fails to supply water or authorize supplemental watering the

Contractor's warranty for providing an established stand of turf will be voided.

2. The Contractor shall water all newly installed sod immediately. The Contractor shall remain responsible for watering through three (3) applications.  If

the Owner supplies an in-ground irrigation system included in the scope of these improvements, the Contractor shall be responsible for monitoring

the effectiveness of the system and shall report any problems with the system to the Owner immediately, followed up in writing.  If the Owner does

not provide an irrigation system, then additional watering shall be performed in accordance with the Supplemental Bids where alternate watering

prices shall be quoted.  If this work item is not included as part of the original Contract, it must be authorized.  Compensation shall be in accordance

with the Supplemental Bid Prices.  If the Owner fails to supply water or authorize supplemental watering the Contractor's warranty for providing an

established stand of turf will be voided.  Watering after the required three (3) waterings shall be the responsibility of the Owner, or in accordance with

authorized supplemental watering.

B. MOWING

1. The Contractor shall mow all seeded areas three (3) times.  The three (3) mowings shall be performed once the turf has reached a height of three

inches (3") and shall maintain the turf at 2-2½”.  At no time should more than 1/3 of the leaf blade be removed by any mowing.

2. The Contractor shall mow all sodded areas once.   The one (1) mowing shall be performed once the turf has reached a height of three inches (3").

At no time should more than 1/3 of the leaf blade be removed by any mowing.

C. FERTILIZATION

1.      Seeded areas after completion of the second required mowing, the Contractor shall apply an 18-5-9 commercial fertilizer at the rate of 15 pounds

per      1,000 square feet (650 lbs/ac.) to all turf areas using a mechanical spreader and by making two (2) passes at right angles to each

other.

2.     Sodded area after completion of the required mowing, the Contractor shall apply an 18-5-9 commercial fertilizer at the rate of 15 pounds per 1,000

     square feet (650 lbs/ac.) to all turf areas using a mechanical spreader and by making two passes at right angles to each other.

D. HERBICIDE

The Contractor shall be responsible for one (1) application of a weed control product no sooner than the second mowing with the areas seeded.  The

product shall reflect the specific weed problem which may exist.

3.4   ACCEPTANCE

Acceptance of seeded areas will be determined by the Owner and/or Landscape Architect.

Acceptance shall be granted upon conformance with the following:

1.  Grass shall display a reasonably uniform distribution of grass plants.

2.  Grass shall display vigorous growth and be green and healthy in appearance.

3.  Grass shall have received the required mowings, fertilization and herbicide application.

The Contractor shall not be held liable for damage incurred to the seed areas caused by deicing compounds, toxic substances, fertilizers, pesticides and

other materials not specified or not applied by him or under his supervision, nor those damages caused by vandalism or acts of nature.

3.5   GUARANTEE

The Contractor shall guarantee the provision of a green, healthy relatively weed free turf at the time of acceptance.

TEMPORARY WATERING

Temporary watering shall be performed via a temporary above ground irrigation
system from the building water supply and/or from water trucks.

A. Kentucky Bluegrass Sod

1. Immediately subsequent to sod installation all areas shall be watered to a depth of
one (1) inch Additional watering shall be performed to a total of fifteen (15) times
approximately every other day for a minimum of a one (1) month period. During
extremely hot periods, often between June 15th and August 31st, watering daily may
be required.

2. Newly laid sod must be kept moist, but not water logged. The moisture should
extend into the soil below the sod to encourage root development. A general
rule-of-thumb is to apply one (1) inch of water every other day in the absence of
adequate rainfall. Early morning watering is preferred and should not be performed
after 1:00 PM. Watering personnel shall routinely probe the sodded areas in multiple
locations to determine moisture levels and the watering program should be adjusted
as needed. Newly laid sod should not be allowed to dry out as during the initial 2-3
weeks subsequent to laying, dryness will cause shrinkage leaving unwanted open
gaps between bales.

3. Depending on conditions, sod may take 1-3 weeks to root into the soil. Once the
sod takes root, watering frequency can be gradually reduced. One (1) inch of water
applied once a week is generally acceptable except during hot periods.

B. Seed Mixes with Straw Blanket  (if any)

1. Immediately after the completion of seeding operations, all seed & blanket areas
shall be watered to a depth of two (2) inches. Additional watering shall be performed
to a total of fifteen (15) times.

2. During the seed germination period, seeded areas shall be kept moist in the
absence of adequate rainfall to a depth of one (1) inch. A fine spray should be utilized
to avoid seed bed disturbance/erosion. Watering personnel shall routinely probe the
seeded areas in multiple locations to determine moisture levels and the watering
program should be adjusted accordingly. A five to ten (5-10) minute watering
duration is generally adequate. During the germination period, daily watering may be
required during extremely hot periods.

3. Once the seed has fully germinated (not just the cover crop) the watering shall be
increased to a two (2) inch depth. The soil should be allowed to dry out between
waterings and generally every other day watering during this stage is adequate,
depending on rainfall.

C. Plant Material Watering

1. All plants shall receive a thorough watering immediately subsequent to installation
including a minimum of four (4) additional waterings when needed.

2. During times of extreme heat, all evergreen and deciduous trees shall receive a
minimum of ten (10) gallons of water per tree per watering. Hand injection probe
watering or slow release watering bags are the preferred methods for effectively
applying water to trees. The use of 20-gallon slow-release irrigation tree bags is
highly encouraged and may be substituted for the above mentioned injection
waterings. Such watering bags shall be kept operational for a minimum of five (5)
continuous days. If this watering method is used in lieu of injection waterings, they
shall be provided, as weather conditions dictate, for three (3) watering periods of
five (5) continuous days each.
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3/16" = 1'-0"
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FRONT ELEVATION - UNITS "A-C-B"
3/16" = 1'-0"

REAR ELEVATION - UNITS "A-C-B" - SHOWN WITH OPTIONAL SUNROOM/COVERED PORCH
3/16" = 1'-0"
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SIDE ELEVATION UNIT A - OPTIONAL SUNROOM
3/16" = 1'-0"

SIDE ELEVATION UNIT B - OPTIONAL COVERED PORCH
3/16" = 1'-0"
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Planning Commission / ZBA                                                                                                                                                                                                   S                                   October 27, 2022 

 
Project: Plantz Variances – 213 Nebraska Street   
Meeting Type:  Public Hearing  
Request: Variances (7), Plat of Resubdivision  
Location: 213 Nebraska Street 
Applicant:  Ronald Plantz  
Prop. Owner:  Ronald Plantz   
Representative: Gabriel Garcia c/o Ideal Custom Designs, Inc. 
 
Site Details 
 

Lot Size: 6,687 sq. ft.                                                Figure 1. Location Map     
PIN: 19-09-28-204-005-0000 
Existing Zoning:  R-2   
Proposed Zoning: N/A 
Buildings / Lots: 1 house w/ detached garage 
Proposed house: 2,511 sq. ft. (gross living area) 
Proposed garage:  648 sq. ft.  
 
 
 
 
Adjacent Land Use Summary:  
 

 
Project Summary  
 

The applicant, Ronald Plantz, seeks to add an addition to his home and demolish/rebuild the detached garage.  A 
15’ wide public alley abuts the property along the east side property line.  Historically, lots in Frankfort that have 
an alley along one side of the lot are still considered traditional lots and not corner lots.  The proposed house style 
is considered “Victorian Cottage”.  To accommodate the proposed addition and garage, the applicant requests 
approval of seven (7) variances.  A Plat of Resubdivision is also required to combine two underlying lots.  
 
Attachments 

• Location Map, prepared by staff (VOF GIS) scale 1:1,000 
• Plat of Survey of existing site, prepared by Preferred Survey, Inc. 
• Tax Assessment Map, Will County 
• Applicant responses to Variance Findings of Fact, received July 8, 2022 
• PC-ZBA meeting minutes excerpt, August 11, 2022 
• Downtown Residential Guidelines (Quick Checklist excerpt) 
• Site Photographs, provided by applicant taken fall 2021 
• Color 3D rendering of the house as it would appear from Nebraska Street, received July 8, 2022 

 Land Use Comp. Plan Zoning 

Subject Property     Residential Single-Family R-2 

North Residential  Single-Family R-2 

South  Residential Single-Family R-2 

East Residential Single-Family R-2 

West Residential Single-Family R-2 
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• Site Plan, Building Elevations and Floorplans, received October 19, 2022  
• Tree Survey, prepared by JGSLA, received July 18, 2022 
• Grading Plan, received October 19, 2022 
• Preliminary & Final Plat, received October 17, 2022 

    
History 
 
A workshop was held on this project on August 11th, 2022; an excerpt of the minutes has been attached to this 
staff report.  At that time, the applicant had requested five (5) variances:  
 
  WORKSHOP MEETING 8.11.22 

Variance Request Code Requirement Proposed 
House front yard setback 30’ from front property line 12’ 7” 
1st Floor masonry requirement Masonry Wood composite, some masonry 
Accessory building setback (rear yard/north) 10’ from property line 5’ 7” 
Rear Yard Coverage 30% max (608 SF) 32% (648 SF) 
Lot Coverage 20% maximum (1,336 SF) 33.2% (2,216 SF) 
 
Since the workshop, the applicant added two additional variances, for a total of seven (7) variances:  

  
CURRENT PROPOSAL 10.27.22 

Variance Request Code Requirement Proposed 
House front yard setback 30’ from front property line 12’ 7” 
1st Floor masonry requirement Masonry Wood composite, some masonry 
Accessory building setback (rear yard/north) 10’ from property line 5’ 7” 
Rear Yard Coverage 30% max (608 SF) 32% (648 SF) 
Lot Coverage 20% maximum (1,336 SF) 32.8% (2,194 SF) 
Impervious Lot Coverage 40% maximum (2,673 SF) 41.9% (2,804 SF) 
Garage Height 15’ 20’ 5 ½” 
 
Analysis 
 

Existing Home – Existing Non-Conformities: 

The existing home and lot have several existing non-conforming features: 

1. The R-2 zone district requires a minimum lot size of 15,000 square feet, 100’ width and 150’ depth.  The 
existing lot is 6,687 square feet in area, 67.5’ wide and 99’ deep and is therefore non-conforming 
regarding lot size, width and depth.    

2. The existing house is set back 19’ 11’ from the front property line.  The R-2 zone district requires a front 
yard setback of 30’.   

3. The existing detached garage appears to be located approximately 5’ from the rear lot line (north).  
Accessory structures must be set back at least 10’ from side or rear property lines.  

4. The existing detached garage is approximately 750 square feet in area, covering approximately 37% of the 
rear yard.  The maximum rear yard coverage is 30%, or 608 square feet in this case.  

5. The existing house footprint is 801 square feet and the existing garage is approximately 750 square feet 
(total of 1,551 SF), resulting in an existing lot coverage of 23.2%.  The R-2 zone district allows a maximum 
20% lot coverage.  
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6. The existing house has a gross floor area (1st and 2nd floors) of 1,413 square feet.  The Zoning Ordinance 
requires that the minimum gross floor area of a two-story dwelling be at least 2,600 square feet.  

7. The existing house is constructed with wood siding.  The Zoning Ordinance requires that the entire 1st 
floor of all single-family homes be constructed of masonry.  

8. The existing basement is 537 square feet, or 67% of the area of the 1st floor.  The Zoning Ordinance 
requires that the basement have an area at least 80% the size of the first floor.  

Proposed Home – Requested Variances: 

In consideration of the variance requests, staff offers the following points of discussion: 

1. House Front Yard Setback 
 

a) The Village of Frankfort Zoning Ordinance requires a minimum front yard setback of 30’ within the R-2 
zoning district.  Front setbacks are measured to the front porch if there is one, otherwise they are 
measured to the front façade.   
 

b) The applicant proposes to construct the new home at a reduced setback of 12’ 7”, measured to the new 
front porch (the existing setback is 19’ 11”).  
 

c) The following tables list the approximate front yard setbacks of the homes on both sides of Nebraska 
Street between the Fire Station (Elm Street) and Hickory Street:  
 
 

North Side of Nebraska (between Elm 
& Hickory) 

Address 
Front Yard Setback 

Approximation (feet) 
311 50 
249 20 
253 24 
247 26 
243 15 
237 14 
231 20 
221 16 
213  20 existing (12’ 7” proposed) 
211 22 
203 18 
143 24 
139 18 

Average 22 
 

South Side of Nebraska (between Elm & 
Hickory) 

Address 
Front Yard Setback 

Approximation (feet) 
266 28 
258 45 
248 33 
244 28 
240 30 
236 40 
102 

(Maple) 29 
220 22 
218 16 
200 17 
144 10 
136 14 
102 

(Hickory) 20 
Average 26 

 
2. First Floor Building Materials variance 

a) The Village of Frankfort Zoning Ordinance requires that all homes within the R-2 zoning district be 
constructed with first floor masonry (brick, stone, etc.).  All of the existing wood siding on the house 
would be replaced primarily with LP Smart Siding (a wood composite).  The base of the house, 
approximately 3.5’ from the ground, will be wrapped with rock face stone on all four sides.  
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b) It should be noted that most of the homes along both sides of Nebraska Street between the Fire Station 
and Hickory Street are non-masonry in construction:  There is only one masonry house on the north side 
of Nebraska Street (203 Nebraska).  The house at 221 Nebraska is stucco, which has not historically been 
considered a masonry finish.  There is only one masonry house on the south side of Nebraska Street (218 
Nebraska).  All other homes consist of wood, vinyl or shake siding.  

 
3. Accessory Building Rear Yard Setback 

 
a) The existing accessory building (detached garage) would be demolished and reconstructed in the same 

general area, although it would be moved closer to the public alley.  Detached garages must be set back at 
least 10’ from side and rear property lines.  Per the submitted Plat of Survey, the existing garage appears 
set back approximately 5’ from the north (rear) property line and 17’ from the east (side) property line.  
Although the exact dimension is unknown, the existing garage is considered existing, non-conforming 
regarding the rear yard setback.  
  

b) The proposed garage would be set back 5’ 7” from the north (rear) property line and 10’ from the east 
(side) property line, requiring a variance for the setback from the rear property line.  The 10’ setback from 
the side property line is the minimum setback for a detached garage.  
 

c) The proposed garage would measure 36’ long by 18’ wide.  It’s unclear from the survey what the existing 
garage’s size and dimensions are, but it appears to be quite similar to the proposed garage.  

 
d) Many homes within the downtown area and along this section of Nebraska Street have detached, rear 

yard garages.  
 

4. Rear Yard Coverage 
 

a) The maximum rear yard lot coverage in the R-2 zone district is 30%.  The required rear yard measures 30’ 
deep by 67.50’ wide, for a total area of 2,025 square feet.  As such, no more than 608 square feet of 
roofed structures are permitted within the required rear yard.  Structures with roofs count toward rear lot 
coverage.  
 

b) The proposed detached garage would be situated entirely within the rear yard, measuring 18’ wide by 36’ 
long, for a total of 648 square feet.  This area exceeds the 608 square foot rear yard coverage and would 
require a variance.  
 

5. Lot Coverage 
 

a) The Village of Frankfort Zoning Ordinance permits a maximum lot coverage of 20% for a two-story home 
within the R-2 zoning district resulting in a permitted coverage of 1,336.5 square feet for the subject 
property.  Structures with roofs count toward lot coverage.   
 

b) The existing home and garage currently amount to approximately 1,600 square feet for a 24% lot 
coverage and is considered existing, non-conforming.  
 

c) The proposed home addition and detached garage equate to a lot coverage of 2,194 square feet (32.8%), 
in excess of ordinance requirements and will require a variance to further this non-conformity.  

 
6. Impervious Lot Coverage 

 
d) The Village of Frankfort Zoning Ordinance permits a maximum impervious lot coverage of 40% for homes 

within the R-2 zoning district resulting in a permitted coverage of 2,673 square feet for the subject 
property.  Impervious lot coverage includes area for the house, covered porch, detached garage, 
driveway, on-site sidewalks and rear yard patio.  
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e) The proposed home addition and detached garage equate to an impervious lot coverage of 2,804 square 
feet (41.9%), in excess of ordinance requirements and will require a variance to further this non-
conformity.  

 
7. Accessory Structure Height (Detached Garage) 

 
f) The Village of Frankfort Zoning Ordinance allows for accessory structures, including detached garages, to 

be a maximum of 15’ tall, measured to the peak of the roof.  The existing detached garage is less than 15’ 
tall.    
 

g) The proposed detached garage would measure 20’ 5 ½” tall to the peak of the roof.  The workshop plans 
illustrated a detached garage that met the height requirement, but after discussion at the meeting, the 
Commission seemed open to the idea of a taller detached garage (see attached PC-ZBA minutes).  It 
should be noted that the increase in height would be for aesthetic reasons only and not to provide 
habitable space or an accessory dwelling unit.   

 
Plat of Subdivision:  

The subject property, although 1 parcel, has 2 underlying lots which must be combined as part of the proposed 
building addition and site improvements.  A Preliminary/Final Plat has been included with this report.  
 
2019 Comprehensive Plan:  

213 Nebraska is located within the Downtown area, as illustrated in the Residential Design Guidelines in the 2019 
Comprehensive Plan.  Although the guidelines are not enforceable, they can be used to judge the merits of 
proposed residential projects in the downtown area.  Staff has offered some opinions as to whether the proposed 
house renovations meet the intent of the Residential Design Guidelines, acknowledging that they can sometimes 
be subjective in nature.  
 
Elements that appear to comply with the Downtown Residential Design Guidelines:  
 

1. The house would be served by a detached garage in the rear of the property (page B-2). 
2. The detached garage utilizes the adjacent public alley (page B-13).  
3. The house employs high-quality wood composite materials (page B-2).  
4. The house is an historically relevant architectural style (Victorian Cottage) that includes multi-pane 

windows, columns and railings (page B-2).  
5. The building’s architecture delineates the primary entrance.  Entryway features including covered porches 

are desirable (page B-4).  
6. The building incorporates interesting architectural details including a masonry chimney, shake siding in 

the roof gables, an oculus window in the front gable, a black iron railing on the front of the family room 
on the front façade, etc. (page B-4).   

7. The house employs similar architectural elements and detailing on all sides of the home (page B-5).  
 
Elements that don’t appear to comply with the Downtown Residential Design Guidelines:  
 

1. Houses should be sized appropriately for their lots and in relation to neighboring homes (page B-2).  The 
proposed house would require a lot coverage variance to allow 33.8% instead of 20%.   

2. The new construction may not respect the established front yard setbacks within the area (page B-18).  
 
Other:  

1. The Village ordinance requires that two-story homes within the R-2 zone district provide a minimum 
square footage of 2,600 square feet of floor area (1st and 2nd floor areas).  The existing house is 1,413 
square feet in livable area (not including the basement) and is considered existing, non-conforming.  The 
proposed house, after the addition, will be 2,511 square feet, bringing this current non-conformity closer 
to a conforming situation.  
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2. The applicant has submitted a tree survey of the property, which illustrates 6 existing trees.  The tree 

survey was prepared during a former version of the plan, but the tree survey still accurately reflects the 
existing trees.  None of the existing trees are classified as “preservation trees” in the Landscape 
Ordinance.  At the workshop meeting held on August 11th, the applicant stated that at least 2 of the 6 
trees would be removed for the proposed project, including the two Norway Spruce trees in the front 
yard.   

 
Past Variance Approvals in the Downtown Area: 

For reference, the following addresses in the downtown have received variances for building additions or site 
improvements:  
 
215 Kansas (Gallagher) (PC review 8.14.08) 
 

Standard Provided 
Lot Size: 15,000 SF min 4,950 
Lot Width: 100’ min 50’ 
Lot Depth: 150’ min 100’ 

 
Variances granted:  
 

1. Lot Coverage: 38.3% (20% max permitted) 
2. First floor building materials for accessory structure (masonry required) 
3. Detached garage side yard setback: 0’ (10’ required) 

 
147 White Street (Lalley) (PC review 7.8.10) 
 

Standard Provided 
Lot Size: 15,000 SF min 21,484 
Lot Width: 100’ min 130’  
Lot Depth: 150’ min 165’   

 
Variance granted:  
 

1. Detached garage setback 6.5’ from side property line (10’ required) 
 
44 W. Bowen Street (Carroll/Watson) (PC review 8.12.10) 
 

Standard Provided 
Lot Size: 15,000 SF min 16,175 
Lot Width: 100’ min 100’ (approximately) 
Lot Depth: 150’ min 160’ (approximately) 

 
Variance granted:  
 

1. Accessory structure (shed) 0’ setback from rear property line (10’ required) 
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210 Walnut (Winters) (PC review 3.10.11) 
 

Standard Provided 
Lot Size: 15,000 SF min 11,044 
Lot Width: 100’ min 90’ (approximate) 
Lot Depth: 150’ min 130’ (approximate) 

 
Variances granted:  
 

1. Front yard setback: 19’ (30’ required) 
2. Building height: 36’ (35’ max permitted) 
3. Lot Coverage: 29% (20% max permitted) 
4. Driveway setback: 2’ (5’ required) 
5. First floor building materials (masonry required) 
6. Accessory structure setback: 2’ to both north and west property lines (10’ required)  

 
200 W. Nebraska (Leonard) (PC review 11.8.12) 
 

Standard Provided 
Lot Size: 15,000 SF min 7,000 
Lot Width: 100’ min 70’ 
Lot Depth: 150’ min 100’ 

 
Variances granted:  
 

1. Lot Coverage: 34% (20% max permitted) 
2. Driveway setback: 0’ (5’ required) 
3. Detached garage setback: 0’ from south lot line, 4.1’ from west lot line (10’ required) 
4. Detached garage height: 21’ 4” (15’ max permitted) 

 
23 W. Bowen Street (Gander) (PC review 8.22.13) 
 

Standard Provided 
Lot Size: 15,000 SF min 8,720 
Lot Width: 100’ min 52’ (approximately) 
Lot Depth: 150’ min 172’ (approximately) 

 
Variances granted:  
 

1. Side yard setback: 6.4’ (10’ required) 
2. Lot Coverage: 26% (20% max permitted) 
3. Driveway setback: 2’ (5’ required) 
4. First floor building materials (masonry required) 
5. Accessory structure setback from side property line: 5’ (10’ required) 

 
140 Maple (Triezenberg) (PC review 9.8.16) 

Standard Provided 
Lot Size: 15,000 SF min 6,250 
Lot Width: 100’ min 50’ (approximately) 
Lot Depth: 150’ min 130’ (approximately) 
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Variance granted:  
 

1. Driveway setback 0’ (5’ required) 
 
140 Walnut (McLean) (PC review 1.25.18) 
 

Standard Provided 
Lot Size: 15,000 SF min 6,275 
Lot Width: 100’ min 50’ 
Lot Depth: 150’ min 125.5’ 

 
Variances granted:  
 

1. Front yard setback: 15.67’ (30’ required) 
2. Side yard setback: 5’ (10’ required) 
3. Lot coverage: 33.5% (20% max permitted) 
4. First floor building materials (masonry required) 

 
213 Kansas (Kirsch) (PC review 1.24.19) 
 

Standard Provided 
Lot Size: 15,000 SF min 6,183 
Lot Width: 100’ min 61.83' 
Lot Depth: 150’ min 100’ 

 
Variances granted:  
 

1. Front yard setback: 13.4' (30’ required) 
2. Side yard setbacks: of 10' and 10' (at least 25’ total both sides required) 
3. Rear yard setback: 15.1' (30’ required) 
4. Lot coverage: 30% (20% max permitted) 
5. Driveway setback: 0.5' (5’ required) 
6. First floor building materials (masonry required) 

 
143 Kansas Street (Brown) (PC review 3.25.21) 
 

Standard Provided 
Lot Size: 15,000 SF min 5,000 
Lot Width: 100’ min 50’  
Lot Depth: 150’ min 100’ 

 
Variances granted:  
 

1. Front yard setback: 10’ (30’ required) 
2. Side yard setback: 5’ (13’ required)  
3. Detached garage setback from rear property line: 0.5’ (10’ required) 
4. Detached garage setback from side property line: 2’ (10 required) 
5. Driveway setback: 2’ (5’ required) 
6. Lot coverage: 41% (20% max permitted) 
7. Impervious lot coverage: 46% (40% max permitted) 
8. First floor building materials (masonry required) 
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240 Center Road (Oltman) (PC review 9.22.22) 
 

Standard Provided 
Lot Size: 15,000 SF min 38,350 
Lot Width: 100’ min 100’ 
Lot Depth: 150’ min 370.4’ 

 
Variances granted:  
 

1. Driveway setback from side property line: 1’ (4’ required) 
2. Driveway turning radius: 25’ (26’ required) 
3. First floor building materials (masonry required) 

 
Affirmative Motions 
 

1. Recommend the Village Board approve the variance request to reduce the required front yard 
setback for the primary structure from 30’ to 12’ 7”, on the property located at 213 Nebraska Street, 
in accordance with the reviewed plans and public testimony.    
 

2. Recommend the Village Board approve the variance request for 1st floor building materials to allow 
non-masonry siding on the property located at 213 Nebraska Street, in accordance with the reviewed 
plans and public testimony.    

 
3. Recommend the Village Board approve the variance request to reduce the required rear yard setback 

for an accessory building from 10’ to 5’ 7”, on the property located at 213 Nebraska Street, in 
accordance with the reviewed plans and public testimony.    

 
4. Recommend the Village Board approve the variance request to exceed the maximum rear yard 

coverage to allow 32% instead of 30%, on the property located at 213 Nebraska Street, in accordance 
with the reviewed plans and public testimony.    

 
5. Recommend the Village Board approve the variance request to exceed the maximum lot coverage to 

allow 32.8% instead of 20%, on the property located at 213 Nebraska Street, in accordance with the 
reviewed plans and public testimony.    

 
6. Recommend the Village Board approve the variance request to exceed the maximum impervious lot 

coverage to allow 41.9% instead of 40%, on the property located at 213 Nebraska Street, in 
accordance with the reviewed plans and public testimony.    

 
7. Recommend the Village Board approve the variance request to exceed the maximum height for an 

accessory building (detached garage) from 15’ to 20’ 5 ½”, on the property located at 213 Nebraska 
Street, in accordance with the reviewed plans and public testimony.    

 
8. Recommend the Village Board approve the Preliminary & Final Plat of Subdivision for the Plantz Re-

Subdivision, in accordance with the reviewed plans and public testimony, subject to any technical 
revisions prior to recording and conditioned on final engineering approval.   
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Motion (#7): Recommend the Village Board approve a Special Use Permit for Personal 
Services for a salon located at 21195 S. La Grange Road, Units 1B and 1C, in accordance 
with the submitted plans, public testimony, and Findings of Fact. 
 
Motion by: Schaeffer  Seconded by: Jakubowski 
 
Approved: (6-0) 
 

D. Workshop: 213 Nebraska Street – Plantz Residence 

Chris Gruba gave the staff report.  

Chair Rigoni asked the applicant to step forward. 

Gabriel Garcia approached the stand, the architect for the applicant. He asked if he should 
point out some of the changes proposed. 

Chair Rigoni said he should. 

The architect pointed out that the garage was small, only 1.5 cars wide. The regulations 
for the height of accessory structures was limiting, particularly for the slope of the roof of 
the garage. The applicant wanted the pitch of the garage to match the pitch of the home. 
It was historically appropriate to have a higher roof pitch, since in the past garages stored 
carriages. He stated that he brought color renderings to show how the originally proposed 
garage matched the proposed changes to the house. 

Chair Rigoni asked if the request for a higher roof pitch on the garage was for 
architectural reasons or functional reasons. 

The architect responded that the request was an architectural consideration. In regard to 
impervious lot coverage, one of the changes made to comply with code was a reduced 
patio area, and the removal of sidewalks which led from the garage to the back door of 
the home. With the changes, the proposed patio was now very small, only eight feet by 
eight feet. This was done so that the home was at least ten feet away from the garage. 

Chair Rigoni asked staff for clarification on that regulation. 

Staff responded that patios are defined as accessory structures, and that accessory 
structures needed to be at leas ten feet away from the main structure. 

Staff responded that the patio counted as part of the main structure, and that accessory 
structures needed to be at least ten feet away from the main structure.  

Chair Rigoni asked what the patio was going to be made of.  

cgruba
Highlight
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The architect responded that they would be using pavers.  

Chair Rigoni noted that she thought the ten-foot separation requirement related only to 
bulk, not paved surfaces, and was designed for fire safety reasons.  

Staff noted that patios must be set back at least 10’ from property lines and from other 
accessory structures, but that the text could be amended again if needed. 

The architect stated that the patio was more landscaping than anything else. There was no 
sidewalk from the garage to the back door, either, and was removed to meet the 
impervious coverage regulation. He understood that the applicant was asking for a lot of 
variances, but there was not much yard on the site to begin with.  

Chair Rigoni opened up the discussion to the other six variances the applicant originally 
requested in addition to the five presented. She cautioned other members of the Plan 
Commission to be limited in their comments since they did not have the same amount of 
information for the additional six as for the original five.  

Commissioner Markunas asked staff to explain which aspects of the existing house were 
nonconforming.  

Staff responded that the front yard setback was existing nonconforming, but the 
nonconformity was being increased. The non-masonry materials and accessory structure 
setbacks were nonconforming as well, but required variations. 

The architect noted that the design altered the location and dimensions of the garage’s 
footprint to avoid flooding.  

Chair Rigoni asked what the maximum rear yard coverage calculation was.  

Staff responded that they calculated 37%, whereas 30% was allowed. 

The architect noted that another linear foot, or 18 square feet, was added to the garage.  

Staff remarked that the variation for accessory structures was increasing in intensity then.  

Chair Rigoni summarized that front yard setbacks and lot coverage were increasing in 
intensity. She asked if any of the members of the Plan Commission had any comments 
about the masonry requirement. 

There were none. 

Chair Rigoni turned the discussion to the accessory building setback. She asked the 
applicant what was to the north of the garage.  

Staff responded that another garage was to the north. 
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Chair Rigoni asked if the other members of the Plan Commission had any comments.  

There were none.  

Chair Rigoni asked the applicant why they did not shorten the garage’s length. 

The architect responded that they wanted to allow tandem parking in lieu of side-by-side 
parking. 

Commissioner Hogan noted that the garage on the other side of the alley was larger than 
the one proposed by the applicant.  

The architect reiterated that they were only adding 18 square feet to the garage. 

Chair Rigoni remarked that no portion of the proposed house would be located within the 
required rear yard.  

Commissioner Markunas noted there was no real visual encroachment either. 

Commissioner Schaeffer agreed that it would not impact the existing yard.  

Commissioner Markunas said that it was a difficult piece of property to work on.  

Chair Rigoni stated that meeting the square footage required by the code was hard due to 
the dimensions of the lot. The code set a maximum at 20%, and 33.2% was proposed.  

Commissioner Markunas asked what the existing lot coverage was. 

Staff responded that the existing lot coverage was 23.2%. 

Chair Rigoni asked whether if the property were on a standard 15,000 square foot lot, it 
would meet the 20% requirement.  

Staff responded it would.  

Commissioner Markunas calculated the lot coverage for the property as if it were on a 
15,000 square foot lot.  

Chair Rigoni asked for any other comments while Commissioner Markunas completed 
the calculations.  

Commissioner James noted that past variations that were granted nearby had higher lot 
coverage rates that 33%.  

Commissioner Markunas stated that lot coverage on a typical R2 lot would be 10%.  
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Discussion continued comparing the existing site to the R2 regulations. The proposed 
home was 2,602 square feet whereas the minimum house size is 2,600 square feet, now 
complying with the Ordinance. 

Commissioner Markunas stated he understood the reason behind requesting so many 
variances, given the dimensions of the lot. The proposed changes seemed appropriate for 
the site and would have been appropriate for a typical R2 property.  

Commissioner Schaeffer noted that she agreed with the proposed changes from both a 
qualitative and quantitative standpoint.  

Commissioner James stated he saw no issue with the proposed lot coverage. 

Commissioner Hogan asked if the applicant had shared their plans with the neighbors yet. 

The architect replied that they had not.  

Chair Rigoni asked for any other comments on lot coverage. 

There were none. 

Chair Rigoni asked for comments about the front yard setback. 

The architect noted that the proposed porch was adding to the existing porch. In his 
experience the Village liked seeing porches added to homes. 

Chair Rigoni stated she saw this project as essentially a brand-new house, which made it 
hard to justify the addition of such a large porch. The applicants would then be the closest 
to the front lot line along the whole block. The new façade was not similar to the existing 
one. Losing two trees to install it was also a hard sell.  

The applicant stated that the porch created a more inviting feel for the home. 

Commissioner Markunas stated that the porch was something he liked. It tied the look of 
the home in with others along the street.  

The architect stated that there was limited space in front of the home.  

Commissioner Schaeffer recalled a case heard by the Plan Commission earlier in the year 
somewhere along Oregon Street. They had also added a porch to their home. The Plan 
Commission approved the addition of that home because of the positive aesthetic 
changes. She also noted that some subdivisions in the Village varied the distances of 
homes from the front lot lines, and wondered how bad that might look in this context.  

The applicant asked if the existing home could be shown on the screen.  

Staff pulled up Google Street View of the home.  
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Commissioner Hogan asked if the porch would replace the landscaping in front of the 
house currently, and not come closer forward than the existing brick wall which 
surrounded the front stairs. 

Staff said that was correct. 

Chair Rigoni suggested that her issue with the porch then was with the volume. The 
proposal included a full-width porch, where the existing home only had a partial-width 
porch. 

Commissioner Markunas asked if the applicant intended to add any trees to replace the 
two that would be removed.  

The applicant stated that there was an intention to landscape the property, but no formal 
plans existed yet. Looking at the existing porch on Street View, the addition would not 
come any closer to the front lot line than the existing brick wall did. The expansion 
would not look as large in reality as the drawing suggested.  

Chair Rigoni stated that the fact that the proposed porch was covered added to the 
bulkiness. In her opinion, the existing uncovered porch looked fine. 

The applicant noted that they tried to match the design of the house immediately to their 
east.  

Staff noted that the property being emulated was 211 W. Nebraska. 

Commissioner James remarked that the proposed addition would be ten feet closer to the 
front lot line than 211 W. Nebraska. 

Commissioner Schaeffer stated that the depth of the porch at the subject property was 7 
feet, 4 inches. The covered porch at 211 W. Nebraska is set back further from the 
property line, but did not feel massive. 

Chair Rigoni stated that the use of brick added to the feeling of massiveness. 

The architect noted that the design of the addition treated the property as a corner lot, and 
so wrapped the porch around the side in order to increase curb appeal.  

Commissioner Jakubowski stated that the proposal was an improvement to the site. She 
expressed a desire to focus more on the property in question rather than discuss the 
neighboring property. She said that the project overall would enhance the neighborhood. 

Commissioner James agreed, saying that the home would look good to anyone passing 
by. 
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Staff suggested that if the Plan Commission made a favorable recommendation to the 
Village Board, it could add a condition that prevented the porch from being enclosed in 
the future.  

Chair Rigoni stated that if they specified that the porch was covered, which did not move 
the front façade closer to the front lot line, that could achieve a similar result. 

Commissioner Hogan agreed, and said that the covered porch looked great. That aesthetic 
effect would be lost if the porch were ever enclosed. 

Chair Rigoni stated she may be in the minority, but believed that the extent of the 
changes transformed the property into functionally a new house. The proposed project 
was a complete deviation from the surrounding neighborhood. 

The applicant noted that the structure was only 21 feet wide. 

Chair Rigoni responded that there was also a large addition being proposed.  

Commissioner Markunas liked the fact that the home deviated from the neighborhood, 
though he did not want to be rude to members of the Plan Commission who disagreed 
with him. He expressed having an issue with the front setback, but noted that the design 
of the house generally worked because the property acts like a corner lot, since it’s 
adjacent to an alley.  

Chair Rigoni agreed about the corner lot considerations. She stated she was trying to 
strike a balance herself. She wanted to be comfortable in her understanding of what 
existed now before deciding on the addition. It was obvious to those present what parts of 
the home would be from the addition and what would be original, but that may not be the 
case in the future, and she wanted to avoid setting the wrong precedent. She asked if there 
were any other comments on the height of the detached garage or the impervious lot 
coverage. 

Commissioner Markunas asked what height the applicant was seeking for the detached 
garage. 

Staff responded that they were looking for a 20’ 6” height.  

Commissioner James asked how that height compared to the large garage across the 
alley.  

The architect responded that their request was for a greater height, but the garage across 
the alley was wider.  

Commissioner Markunas asked what the pitch on the home would be. 

The architect responded that it would be 12/12. 
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Commissioner Markunas responded that the originally proposed garage would match the 
proposed additions to the home.  

The applicant asked if staff had included a photograph of the flooding garage in their 
report. 

Staff had not.  

Laura Plantz, one of the applicants, approached the Plan Commission to share a photo of 
the flooded parts of the garage.  

Chair Rigoni stated that if the Plan Commission were to approve the height variation for 
the accessory structure, they would need to be clear that the change was for architectural 
reasons only and was not, for example, an accessory dwelling.  

Mike Schwarz noted that zoning regulations in other municipalities measured the height 
of a structure to the midpoint of the roof, so as to give architects flexibility when 
designing the pitch of the roof. He was aware that the definition was just changed, but 
wanted the Plan Commission to be aware of the other method. 

Commissioner Markunas remarked it might be a good change to make. 

Chair Rigoni asked the applicant to clarify the reason for a lot coverage variation request.  

The applicant stated it would be to increase the size of the patio and to add a sidewalk 
leading from the garage to the home.  

Chair Rigoni noted that the applicant was currently 30 square feet under the allowed 
impervious coverage maximum with the presented changes. 

The architect stated he was aware, but wanted to go with the original addition plans if 
possible.  

Commissioner Markunas confirmed that the patio in the rear of the home would be a 
patio, and not a deck. He also asked what materials would be used for the patio. 

The applicant responded that they would use pavers.  

Commissioner Jakubowski asked what color the pavers would be. 

The applicant responded that they did not know. 

Commissioner Schaeffer asked whether the pavers would be uniform. 

The architect responded that they would use uniform blue stone pavers.  
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Commissioner Markunas stated that pavers were an easier thing to approve for him, 
especially for a walkway. 

Commissioner Schaeffer asked what the proposed walkway would look like and where it 
would go. 

The architect responded that the walkway would run alongside the garage and lead to the 
home, allowing someone to park near the garage door and exit more conveniently from 
the garage door, and walk to the home. 

Chair Rigoni asked what the impervious lot coverage calculation would be then.  

The architect responded that it would be 43%. 

Chair Rigoni recalled that the only time the Plan Commission approved something 
similar was for a property on a 5,000 square foot lot, though she was trying to recall a 
more similar case.  

Commissioner Schaeffer noted that there was a similar case for a proposed home on 49 
N. White Street. In that case, there was barely any grass anyway. 

The applicant stated that all of the property’s green space was on the west side. 

Commissioner Hogan noted that a nearby home seen on the aerial photographs used 
stepping stones as a path from the detached garage to the home. He asked whether that 
was considered landscaping.  

Chair Rigoni asked how the patio would be increased. 

The architect responded saying the proposed patio was 8’ by 8’, which was small. 12’ by 
12’ is typically needed to allow for dining on the patio. 

Chair Rigoni asked what the setback was for the patio. 

Staff stated it was ten feet. 

The architect agreed with a previous comment, stating that a larger patio would not be a 
fire nor a structural concern.  

Chair Rigoni asked if the variation request for the impervious lot coverage would be 
43%. 

The architect responded that they would need to calculate it to be sure. 

Chair Rigoni asked if the number would be around 43%.  

The architect said it would be.  
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Chair Rigoni said that there was a possibility the Plan Commission would hear that 
request, depending on the materials that were used.  

The applicant responded saying they could bring a sample for next time. 

Chair Rigoni said that if the home had an attached garage, she would be less amenable to 
granting so many variations. She confirmed with the applicant that the only trees to be 
removed were the two marked at the front of the house. She stated that the applicant 
should work with staff to try and make the next meeting a public hearing. So long as the 
calculations did not result in something unreasonably different than what was discussed, 
the next meeting could be a public hearing.  

For future reference, staff asked the Plan Commission whether they should work with 
applicants to try to minimize the number of variances requested prior to a workshop or 
whether the plans should come before the Commission as originally submitted, for the 
Commission to then decide which variances were excessive. Staff recalled the Plan 
Commission’s hesitation to some of the variances requested at 143 Kansas, in which the 
applicant requested 8 variations.  

Chair Rigoni said that staff should continue to do work with the property owner to reduce 
the number of variations requested, but that each property had to be considered 
differently.  

Mr. Garcia noted to the Commission that Mr. Gruba was good to work with. 
 

E. Workshop: 25 Carpenter Street – Kerley Residence 

Drew Duffin gave the staff report. 

Chair Rigoni asked if the current home was not constructed of masonry. 

Staff responded it was not. 

Commissioner Markunas stated he had no issues with the building materials.  

Chair Rigoni asked what the front yard setback was for the house to the north. 

Staff responded they were unsure. 

Chair Rigoni asked that that information be provided at the next meeting. She then asked 
if the north side yard setback was going to be maintained. 

Staff responded it was. 

Chair Rigoni shifted discussion to the lot coverage on the site. She asked if the lot 
coverage calculations for the existing site included the detached garage.  
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B | downtown residential design guidelines

QUICK CHECKLIST

The set of questions listed below are framed in such a way that if 
your answer is “yes” - it is likely that the design is on the right track 
towards contributing to the type of character and quality Frankfort 
seeks to maintain. The photos shown to the right are examples of 
residences that fulfill these design ideals. If the answer is not clear, 
or is questionable, you should look for ways to improve upon this 
design element.

Note: All new residential construction, building additions, and 
development in general must comply with the Zoning Ordi-
nance regulations including but not limited to setbacks, height, 
lot coverage, and building materials.

1.  Does the building architecture complement and fit the character of 
surrounding  structures - consider scale, setback, building height?

  Yes 
  No
  Maybe

2   Does the structure’s architecture delineate and highlight the 
primary entrance? 

  Yes 
  No
  Maybe

3.   Are the proposed building materials consistent with the intended 
architectural style of the home and complementary to the 
materials utilized on the homes in the surrounding area?

  Yes 
  No
  Maybe

4.  Are simplified roof forms provided that are consistent with both 
the intended architectural style and roof forms of homes in the 
surrounding area? 

  Yes 
  No
  Maybe

5.  Are there step-backs to the facade and / or architectural details that 
add depth and dimension, i.e. porches, bay windows?

  Yes 
  No
  Maybe

6.   Are there interesting architectural details and landscape 
treatments integrated on site that complement the residence?

  Yes 
  No
  Maybe

7.  Are the predominate facade colors / building materials of a 
natural color palette that is complementary to the homes in the 
surrounding area.

  Yes 
  No
  Maybe
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ZONING DATA
ZONING DISTRICT:

DENSITY, DIMENSIONAL, AND OTHER STANDARDS

ACTUAL

ACTUALREQUIRED MINIMUM

REQUIRED MINIMUM
2.25 MAX. 1

COMPLY

COMPLY

30 FT. 12'-7"
10'-2"

15 FT. 18'- 9"
30 FT. 42'-3"

YES
YES
YES

USE:
R-2 SINGLE FAMILY RESIDENTIAL DISTRICT
SINGLE FAMILY DWELLING

DWELLING UNITS:

10 FT.

MINIMUM REQUIRED YARDS:

15,000 S.F.LOT SIZE:
LOT WIDTH: 100 FT.

ACTUALREQUIRED MINIMUM COMPLY

HEIGHT:

BULK DIMENSIONS:

NO
YES

NO

LOT DEPTH: 150 FT.

35 FT. MAX. YES

IMPERVIOUS COVERAGE: 2,673 S.F. MAX (40% MAX.) NO

REAR YARD COVERAGE 608 S.F. (30% MAX., 2,025X.3) NO

GROSS FLOOR AREA: MIN. 2,600 S.F. NO

FRONT
SIDE (EAST)
SIDE (WEST)
REAR

6,687 S.F.
67.5 FT.
99 FT.

34' -11" FT.

2,804 S.F. (41.9%)
648 S.F.

2,511 S.F.

MATERIALS:

1ST FLR. PRIMARY MATERIAL:
ACTUALREQUIRED MINIMUM COMPLY

BRICK, STONE, OR MASONRY MATERIAL
NON-MASONRY MATERIAL,
15% MAX. ON ANY FACADE

PLYWOOD, VINYL, STEEL, & ALUMINUM
SIDING

LP SMART SIDING
1ST FLR. ARCHITECTURAL
ACCENT MATERIAL:

NO

YESNONE

YES

1ST FLR. MATERIALS NOT
ALLOWED:

 SPLIT FACE BLOCK YESNONE MATERIALS NOT ALLOWED:

LOT COVERAGE: 1,336 S.F. MAX. (20% MAX.) NO2,194 S.F. (32.8%)
(HOUSE, GAR, & COV. PORCH)

ACCESSORY STRUCTURES:

ACTUALREQUIRED MINIMUM COMPLY

NORTH SIDE YARD SETBACK 10 FT. 5'-7" NO

HEIGHT: 15 FT. MAX. NO20'-5 1/2"

BASEMENT GROSS AREA: 1,070 S.F. (80% MIN., 1,338X.8) YES1,298 S.F.

NO
NO

HOUSE GROSS SQ. FT. AREAS
NEW/PROPOSEDEXISTING/REMAINING

611 687BASEMENT:
FIRST FLOOR:
SECOND FLOOR:
TOTAL GROSS LIVING AREA (1ST + 2ND):

TOTAL
1,298

783 515 1,298
582 631 1,213

COVERED PORCH:
REAR PATIO/WALK AREAS:

2,511
248
388

YES

DRIVEWAY: 120
GARAGE: 648

FRONT WALK 33

FRONT STAIRS:  28

PROPOSED IMPERVIOUS COVERAGE CALCULATION

HOUSE GROSS AREA: 1,298

TOTAL:

REAR PORCH, STOOP, STAIRS: 41

COVERED PORCH:
REAR PATIO/WALK AREAS:

248
388

DRIVEWAY: 120
GARAGE: 648

FRONT WALK 33

FRONT STAIRS:  28

REAR PORCH, STOOP, STAIRS: 41
2,804
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Planning Commission / ZBA                                                                                                                             October 27, 2022 

 
Project: Tiny Tots Play Cafe 
Meeting Type:  Public Hearing  
Requests: Special Use Permit for Indoor Recreation, and a parking adjustment 
Location: 9500 W. Lincoln Highway, Suites 5, 6, and 7 
Applicant:  Matthew Coello 
Prop. Owner:  Iser Gregory F. Trust #8242 
Consultants:  None  
Representative: Gregg Iser, Jr.  
Report By:  Drew Duffin 
 

Site Details 
 

Lot Size: 45,732 square feet (+/-)                                                                   Figure 1: Location Map  
PIN(s): 19-09-22-100-066-0000  
Existing Zoning:  B2 Community Business 
Prop.  Zoning: B2 Community Business with a Special Use for 

Indoor Recreation 
Building(s) / Lot(s): 1 building / 1 lot 
Adjacent Land Use Summary:  
 

 Land Use Comp. Plan Zoning 

Subject 
Property 

Commercial    Mixed Use B2 

North  Grocery Store 
 

N/A B2 
 

South Auto Parts Single Family 
Attached Residential 

B2 

East None   Mixed Use B2 

West Retail    General Commercial B2 

 
Project Summary  
 

The applicant, Matthew Coello, is requesting a Special Use Permit for Indoor Recreation to operate an indoor 
children’s play facility with ancillary food service located at 9500 W. Lincoln Highway, Suites 5, 6, and 7. The owner 
of the property is Iser Gregory F. Trust #8242, which is represented by Gregg Iser, Jr. The proposed use would provide 
toys and indoor play equipment for children six years old and younger. In addition, a café would offer food and 
beverages to parents, guardians, and children. Patrons would be required to pay a per-child fee to play in the play 
area.  No walk-in food-only customers would be permitted. A parking adjustment based on the availability of shared 
parking is also requested. 

Attachments 
1. 2021 Aerial Photograph from Will County GIS 
2. Boundary Survey, accepted in lieu of a Plat of Survey, received 10.11.22 
3. Site Plan received 10.6.22 
4. Floor Plan for Suites 5, 6, and 7 received 9.23.22 
5. Hours of operation for the other tenants of the property 
6. Parking requirements at 9500 W. Lincoln Highway, updated to include private event and special event 

hours for Tiny Tots Play Cafe. 
7. Proposed private party and special events hours for Tiny Tots Play Cafe 
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8. Equipment schedule for the café 
9. Findings of Fact completed by the applicant 
10. Site Photographs taken 10.6.22 
11. Sample photographs of Playroom Café Two in Naperville, Illinois 

 

Analysis 
 

In consideration of the request, staff offers the following points of discussion: 
 
Use 
 

1. The site includes the following uses: Sorriso’s Ristorante & Bar, which occupies three suites, Perfect Nails, 
and a Currency Exchange, which occupy one suite each. 
 

2. The proposed use would take up three, 1,200 square foot suites for a total area of 3,600 square feet. Per 
the submitted floorplan, twelve tables would be provided to patrons laid out around the play area. 
 

3. On the application, the applicant noted that Tiny Tots Play Café would have age-appropriate playground 
equipment, toys, riding cars, and activities for children six years old and younger. Specific equipment was 
not submitted as a part of the application, but the applicant submitted photos from Playroom Café Two in 
Naperville as an example of their business concept. 
 

4. Tiny Tots Play Café’s food service would not be available to the public. That is, only patrons who have 
brought children with them and who have paid the “play fee” would be able to order food and drinks off 
of the café menu.   
 

5. Based on the submitted equipment schedule for the proposed ancillary food service, staff believes that 
there will be no cooking on-site. Only four of the nine listed pieces of equipment will use any form of 
heat, including an industrial coffee/espresso maker, a toaster oven, a panini press, and a microwave.   
 

6. The applicant is not seeking a liquor license at this time.  
 

7. In the description of the business provided by the applicant, Tiny Tots Play Café will also host events such 
as birthday parties, movie nights, craft nights, and meet-and-greets with holiday characters. This suggests 
that Tiny Tots may occasionally operate later than 4:00 PM. If this is the case, there could be a parking 
deficiency on-site, requiring up to 90 parking spaces per the Zoning Ordinance, depending on the day of 
the week. The Plan Commission may consider adding a condition to limit the hours of operation in order 
to avoid any potential issues with parking.  
 

Parking 
 

1. The proposed use is not listed within the Zoning Ordinance’s parking regulations. Per Article 7, Section B, 
Part 2(i), parking spaces for uses not listed shall be provided in accordance with recommendations of the 
Planning Commission and the Village Board. At the workshop for the proposed use held on 10.13.22, the 
Plan Commission recommended that this use require at least 25 parking spaces to comply with the Zoning 
Ordinance.  
 

2. Existing parking on the site meets the requirements as laid out in the Zoning Ordinance. However, with 
the addition of the proposed use, a strict interpretation of the parking regulations indicates that this site 
does not have sufficient parking for all uses. The following table breaks down the parking requirements 
for each use per the Zoning Ordinance. 
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Tenant Spaces per Employee Spaces per Square 
Footage 

Tenant Required 
Parking 

    Suite 1 (Vacant) 0 0 0 

Suite 2, 3, 4 (Sorriso’s 
Ristorante & Bar) 

13 36 49 

Suite 5, 6, 7 (Proposed 
Tiny Tots Play Café) 

0 25 25 

Suite 8 (Perfect Nails)  4 6 10 

Suite 9 (Currency 
Exchange) 

2 5 7 

Total Parking 19 spaces 72 spaces 91 spaces (79 existing) 

 

3. Based on the table above, the applicant requires a parking adjustment from the Plan Commission. The 
following points of discussion (#4-7) suggest that there is sufficient shared parking on-site so long as the 
proposed use and Sorriso’s are not open simultaneously.    
 

4. The hours of operation for the various tenants will impact the availability of parking at different times of 
day and throughout the week. The following table lists the hours of operation for each tenant Monday to 
Sunday.   
 

Tenant Hours 
Sorriso’s Ristorante & Bar Tuesday – Thursday, 4:00 PM – 9:00 PM 

Friday – Saturday, 4:00 PM – 10:00 PM 
Sunday, 4:00 PM – 8:00 PM 

(Proposed) Tiny Tots Play Café  Monday – Friday, 10:00 AM – 4:00 PM 
Saturday – Sunday, 9:00 AM – 4:00 PM 

Perfect Nails Tuesday – Saturday, 10:00 AM – 7:30 PM 
Currency Exchange Monday, 9:00 AM – 7:00 PM 

Tuesday – Wednesday, 9:00 AM – 6:00 PM 
Thursday – Friday, 9:00 AM – 7:00 PM 
Saturday, 9:00 AM – 4:00 PM 

 
5. Tiny Tots Play Café would also host private parties and ticketed special events. Private parties would be 

scheduled between 4:30 PM and 7:30 PM on Fridays, Saturdays, and Sundays. Special events would 
regularly take place on the second and fourth Monday of each month between 5:00 PM and 7:00 PM. 25 
tickets would be available for each event. It is not clear to staff whether tickets would be on a per-child 
basis or a per-family basis.  
 

6. The applicant has also submitted dates and times for three holiday events: Valentine’s Date Night, Cinco 
de Mayo, and a Halloween Bash. The dates provided appear to be for 2023 only. 

o Valentine’s Date Night would take place on Monday, February 13th from 5:00 to 7:00. 
Based on the name of the event (“Date Night”), it is not clear to staff whether parents 
will be present for this event.  

o Cinco de Mayo would take place on Friday, May 5th from 5:00 to 7:00. 
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o The Halloween Bash would take place on either Friday, October 27th or Saturday, 
October 28th from 5:00 to 8:00. It is unclear to staff which date this event would be held 
since the document submitted to staff said Friday, October 28th. In addition, the 
proposed times may also be a typo, since 5:00 to 8:00 is inconsistent with the 5:00 to 
7:00 hours of the other two holiday events. 
 

7. When taking into account the new information provided by the applicant (outlined in discussion points 4, 
5, and 6), there would be a parking deficiency at 9500 W. Lincoln Highway on Fridays and Saturdays from 
4:00 PM to 8:00 PM. The site would require either 91 or 84 parking spaces per code.  
 

8. Staff took photographs of the site and the current parking situation on the morning of October 6th, 2022. 
The photos were taken at a time the proposed use would be open to get an accurate sense of the parking 
demand at that time. The lot had approximately 14 occupied spaces and 65 available spaces.  
 

9. Despite the property’s proximity to other commercial uses, in particular Walgreen’s and Mariano’s, there 
is no automobile access to either site from 9500 W. Lincoln Highway. For a person to travel from 9500 W. 
Lincoln Highway to Mariano’s, for example, said person would need to exit onto Lincoln Highway and 
enter the parking lot from the road. Other commercial properties are accessible on foot, but walking from 
this property to another does carry some risk, since a person would need to either walk across a large 
parking lot, or a drive aisle that doubles as an entryway for cars turning off of Lincoln Highway.  
 

10. The Plan Commission stated at the workshop that they would consider any parking agreements submitted 
to staff which may help the site meet its Zoning Ordinance-required parking.  As of the time of writing, 
staff has not received any agreements from the applicant.  
 

Miscellaneous 
 

1. The property owner has submitted a copy of a recorded Driveway Easement granted to the property 
owner by Mariano’s. It is staff’s understanding that the easement does not grant patrons of 9500 W. 
Lincoln Highway the ability to use the Mariano’s parking lot to park their vehicles. Instead, staff believes 
that the easement allows ingress and egress from 9500 W. Lincoln Highway via the Mariano’s parking lot, 
a construction easement for the property owner on a specific portion of the property to connect the two 
lots, and allows Mariano’s an easement to repair and maintain said driveway. As seen on the site photos, 
no such driveway has been constructed as of this report.  
 

Standards for Special Uses  
 

For reference during the workshop, Article 3, Section B, Part 6 of the Village of Frankfort Zoning Ordinance lists 
“findings” or “standards” that the Plan Commission must use to evaluate every special use request.  
 
The Plan Commission shall make written findings of fact and shall refer to any exhibits containing plans and 
specifications for the proposed special use, which shall remain a part of the permanent record of the Plan 
Commission. The Plan Commission shall submit same, together with its recommendation to the Village Board for 
final action. No special use shall be recommended by the Plan Commission, unless such Commission shall find:  
 

a. That the establishment, maintenance or operation of the special use will not be detrimental to, or endanger, 
the public health, safety, morals, comfort or general welfare.  

 
b. That the special use will not be injurious to the use and enjoyment of other property in the immediate 

vicinity for the purposes already permitted, nor substantially diminish and impair property values within 
the neighborhood.  
 

c. That the establishment of the special use will not impede the normal and orderly development and 
improvement of the surrounding property for uses permitted in the district.  
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d. That the exterior architectural appeal and functional plan of any proposed structure will not be so at 
variance with either the exterior architectural appeal and functional plan of the structures already 
constructed, or in the course of construction in the immediate neighborhood or the character of the 
applicable district, as to cause a substantial depreciation in the property values within the neighborhood.  
 

e. That the adequate utilities, access roads, drainage and/or necessary facilities have been or are being 
provided.  
 

f. That adequate measures have been or will be taken to provide ingress and egress so designed as to 
minimize traffic congestion in the public streets.  
 

g. That the special use shall, in all other respects, conform to the applicable regulations of the district in which 
it is located, except as such regulations may, in each instance, be modified by the Village Board, pursuant 
to the recommendations of the Plan Commission.  
 
 

Adjustments to Required Parking  
 

For reference during the workshop, Article 7, Part 5 of the Village of Frankfort Zoning Ordinance describes the 
circumstances in which the Plan Commission may adjust the minimum number of required parking spaces in the 
business and industrial districts on a case-by-case basis.  

 
a.     Purpose. The purpose of this section is to allow adjustments to the minimum number of parking spaces 

required to avoid construction of unnecessary and excessive off-street parking facilities. Reducing the 
requirements for off-street parking facilities is intended to provide for more cost-efficient site 
development, to minimize impervious surface, to minimize storm water runoff, to avoid construction of 
unnecessarily large storm water management facilities, and to provide more landscape areas and open 
space on business and industrial sites. To achieve these purposes, the Plan Commission may reduce the 
minimum number of required off-street parking spaces in specific cases as described in this Part 5.  

 
b.     Adjustments. In all business and industrial districts, the minimum number of required parking spaces may 

be adjusted by the Plan Commission on a case-by-case basis. The petitioner for such an adjustment shall 
show to the satisfaction of the Plan Commission that adequate parking will be provided for customers, 
clients, visitors, and employees. The following provisions and factors shall be used as a basis to adjust 
parking requirements:  

 
1. Evidence That Actual Parking Demands will be Less Than Ordinance Requirements. The petitioner 

shall submit written documentation and data to the satisfaction of the Plan Commission that the 
operation will require less parking than the Ordinance requires.  

 
2. Availability of Joint, Shared or Off-Site Parking. The petitioner shall submit written documentation to 

the satisfaction of the Plan Commission that joint, shared or off-site parking spaces are available to 
satisfy the parking demand.  

 
a) Agreements shall be provided which demonstrate evidence that either parking lots are large 

enough to accommodate multiple users (joint parking) or that parking spaces will be shared at 
specific times of the day (shared parking, where one activity uses the spaces during daytime 
hours and another activity uses the spaces during evening hours.)  
 

b) Off-site parking lots may account for not more than 50-percent of the required parking and shall 
be located not more than three-hundred (300) feet from the principal use that it is intended to 
serve. 

 
When a reduction of parking spaces attributable to shared parking or off-site parking is requested, the petitioner 
shall submit written verification that such parking is available and shall include copies of any contracts, joint lease 
agreements, purchase agreements, and other such documentation to show that shared parking can be 
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accomplished. Off-site shared parking spaces shall be clearly posted for the joint use of employees, and/or tenants, 
or customers of each respective use sharing those spaces.  
 

3. Use of Alternative Transportation. Upon demonstration to the Plan Commission that effective 
alternative transportation to the automobile will occur, the Plan Commission may reduce parking 
requirements. Alternative transportation may include, but is not limited to, bus transit, van pool 
operations, car pool/ride sharing, and bicycles. Proposals for adjustments of parking under this 
section shall show how the alternative transportation modes will be implemented, the permanency 
of such modes, extent of the program, the number of vehicles the mode will replace, and other 
pertinent information.  

 
c.     Banked Parking Spaces. As a condition of a reduction in parking requirements, the Plan Commission may 

require banked parking spaces. In such cases, the site plan for the business or industrial use shall provide 
sufficient open space on the subject site to accommodate the additional parking space otherwise required 
by this Ordinance. Such open space shall be in addition to required yards, setbacks, driveways, private 
streets, loading and service areas. Sufficient open space shall be provided which, if converted to parking 
spaces, would:  

 
1. provide off-street parking to meet the full requirements of this Ordinance at the time of application, 

and  
2. ensure that the site shall not exceed the maximum impervious lot coverage as set forth in Article 6. 

 
Affirmative Motion  
 
For the Commission’s consideration, staff is providing the following proposed affirmative motion.  

1. Approve an adjustment to the total Zoning Ordinance-required parking for the subject property based on 
the availability of shared parking for the proposed and current tenants as listed in the staff report. 
 

2. Recommend the Village Board approve a Special Use Permit for Indoor Recreation for an indoor children’s 
play facility located at 9500 W. Lincoln Highway, Suites 5, 6, and 7, in accordance with the submitted plans, 
public testimony, and Findings of Fact. 

 



Notes

Aerial Photo - 9500 W. Lincoln Hwy

Disclaimer of Warranties and Accuracy of Data: Although the data developed by Will County for its maps, websites, and Geographic Information System has been produced and processed 
from sources believed to be reliable, no warranty, expressed or implied, is made regarding accuracy, adequacy, completeness, legality, reliability or usefulness of any information. This 
disclaimer applies to both isolated and aggregate uses of the information. The County and elected officials provide this information on an "as is" basis. All warranties of any kind, express or 
implied, including but not limited to the implied warranties of merchantability, fitness for a particular purpose, freedom from contamination by computer viruses or hackers and non-infringement 
of proprietary rights are disclaimed. Changes may be periodically made to the information herein; these changes may or may not be incorporated in any new version of the publication. If you 
have obtained information from any of the County web pages from a source other than the County pages, be aware that electronic data can be altered subsequent to original distribution. Data 
can also quickly become out of date. It is recommended that careful attention be paid to the contents of any data, and that the originator of the data or information be contacted with any 
questions regarding appropriate use. Please direct any questions or issues via email to gis@willcountyillinois.com.
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Hours of Operation have changed, see next page for new proposed hours
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Business Hours: 

General Admission Hrs Private Party Hrs 

Sunday 9:00 a.m.- 4:00 p.m. 4:30 p.m.- 7:30 p.m. 

Monday 10:00 a.m.- 4:00 p.m. 

Tuesday 10:00 a.m.- 4:00 p.m. 

Wednesday 10:00 a.m.- 4:00 p.m. 

Thursday 10:00 a.m.- 4:00 p.m. 

Friday 10:00 a.m.- 4:00 p.m. 4:30 p.m.- 7:30 p.m. 

Saturday 9:00 a.m.- 4:00 p.m. 4:30 p.m.- 7:30 p.m. 

Holiday Events-Tickets Required 

Event: Hours of Event: 
Number of 
kids/adults 

Valentines Date Night 
(Monday Feb 13th) 5:00-7:00 25 kids 

Cinco de Mayo  
(Friday May 5th) 5:00-7:00 

25 kids 

Halloween Bash 
(Friday October 28th) 5:00-8:00 25 kids 

Monthly Special Event- Tickets Required (Twice a Month) 

Movie Night or Craft Night 
(2nd and 4th Monday each 
month) 5:00-7:00 25 kids 

Removed inaccurate parking 
counts submitted by applicant 
from column below
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Food Service Equipment List

Industrial sink

Refrigerator

Display Refrigerator

Pastry Display Case

Industrial coffee/espresso maker

Blender

Toaster oven

Panini press

Microwave
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Application for Plan Commission / Zoning Board of Appeals Review 
Special Use Permit Findings of Fact 

 
Article 3, Section E, Part 6 of the Village of Frankfort Zoning Ordinance lists “findings” or “standards” that 
the Plan Commission must use to evaluate every special use permit request. The Plan Commission must 
make the following seven findings based upon the evidence provided. To assist the Plan Commission in 
their review of the special use permit request(s), please provide responses to the following “Findings of 
Fact.” Please attach additional pages as necessary.  
 
1. That the establishment, maintenance or operation of the special use will not be detrimental to, or 

endanger, the public health, safety, morals, comfort or general welfare. 
 
 
 
 
 
2. That the special use will not be injurious to the use and enjoyment of other property in the 

immediate vicinity for the purposes already permitted, nor substantially diminish and impair 
property values within the neighborhood. 

 
 
 
 
 
3. That the establishment of the special use will not impede the normal and orderly development and 

improvement of the surrounding property for uses permitted in the district. 
  
 
 
 
 
4. That the exterior architectural appeal and functional plan of any proposed structure will not be so at 

variance with either the exterior architectural appeal and functional plan of the structures already 
constructed, or in the course of construction in the immediate neighborhood or the character of the 
applicable district, as to cause a substantial depreciation in the property values within the 
neighborhood. 

 
 
 
 
 

True, the establishment, maintenance and operation of the special use will not be 
detrimental to, or endanger, the public health, safety, morals, comfort or general 
welfare. 

True, the special use will not be injurious to the use and enjoyment of other 
properties, nor will it diminish the property values in the neighborhood.

True, the establishment will not impede the normal and orderly development and 
improvement of the surrounding property.

True, the exterior architectural appeal and functional plan of the building will not be at 
odds with either the exterior architectural appeal and functional plan of the structures 
already constructed, or in the course of construction in the immediate neighborhood 
or the character of the applicable district, as to cause a substantial depreciation in the 
property values within the neighborhood. 
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5. That the adequate utilities, access roads, drainage and/or necessary facilities have been or are being 
provided. 

 
 
 
 
 
6. That adequate measures have been or will be taken to provide ingress and egress so 

designed as to minimize traffic congestion in the public streets. 
 

 

 

 

7. That the special use shall, in all other respects, conform to the applicable regulations of the district 
in which it is located, except as such regulations may, in each instance, be modified by the Village 
Board, pursuant to the recommendations of the Plan Commission. 

 
 

There are adequate utilities, access roads and drainage. 

Adequate measures have been or will be taken to provide ingress and egress so 
designed as to minimize traffic congestion in the public streets. 

True, the special use shall conform to the applicable regulations of the district in which
 it is located.



Facing SE, different elevations from Mariano’s parking lot to 9500 W. Lincoln Hwy lot

Facing N, different elevation from Mariano’s parking lot 

Site Photographs



 

Facing W, separation from Walgreen’s parking lot 

 

Facing SE, in front of building 



 

Facing north 
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Atypical parking spaces 

 

Rear of building, facing east 



 

Rear of building, facing west 

 

Suite 5 



 

Suite 6 

 

Suite 7 



Photos from Playroom Cafe Two in Naperville, IL
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Planning Commission / ZBA                                                                                                                             October 27, 2022 

 
Project: Circle K Redevelopment 
Meeting Type:  Workshop  
Requests: Proposed Annexation (via an Annexation Agreement); Zoning Map Amendment 

(Rezoning) from the default E-R Estate Residential District to B-2 Community Business 
District (currently Will County C-2 and C-3); Special Use Permits for (1) an automobile 
fueling station, (2) accessory liquor sales, and (3) extended hours of operation.  The 
pending Annexation Agreement includes requests for variations related to building and 
fuel canopy setbacks, landscape yards, plant materials, signage, and cross-access. 

Location: 7654 W. Lincoln Highway 
Applicant:  RDK Ventures, LLC 
Prop. Owner:  RDK Ventures, LLC 
Consultants:  Matt Adas, RLA, and Ryan Swanson, P.E., Arc Design Resources, Inc.  
Representative: Matt Adas, RLA, and Ryan Swanson, P.E., Arc Design Resources, Inc.   
Report By:  Michael J. Schwarz, AICP 
 

Site Details 
 

Lot Size: 1.665 acres (72,518 SF)                                                                     Figure 1: Location Map  
PIN(s): 19-09-24-101-013-0000 and 19-09-24-101-016-0000 
Existing Zoning:  Will County C-2 Local Commercial and C-3 General  
 Commercial 
Prop.  Zoning: B-2 Community Business District; Special Use Permits 

for an automobile fueling station, (2) accessory 
liquor sales, and (3) extended hours of operation.   

Building(s) / Lot(s): 1 building/1 lot 
Adjacent Land Use Summary:  
 

 Land Use Comp. Plan Zoning 

Subject 
Property 

Commercial  General Commercial Will 
County 
C-2,C-3 

North  Vacant 
 

General Commercial Will 
County 

C-3 
South  Vacant; Single-Family  

Detached Residential 
  Gen. Commercial; 

Single-Family 
Detached Residential 

B-4;R-4 
PUD 

East Commercial (Bank)  General Commercial Will 
County 

C-3 
West Vacant  General Commercial B2 

 
Project Summary  
 
The applicant, RDK Ventures, LLC has filed an application requesting annexation (via an Annexation Agreement); 
Zoning Map Amendment (Rezoning) from the default E-R Estate Residential District to the B-2 Community 
Business District (currently Will County C-2 and C-3); Special Use Permits for (1) an automobile fueling station, 
(2) accessory liquor sales, and (3) extended hours of operation.  The pending Annexation Agreement includes 
requests for variations related to the front and rear building and fuel canopy setbacks, depth of a landscaped 
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transition yard (front), quantity of plant materials in the landscaped transition yard (front), signage, and cross-
access, for the property located at 7654 W. Lincoln Highway, Frankfort, Illinois (PINs: 19-09-24-101-013-0000 and 
19-09-24-101-016-0000).  Approval of a single-lot Plat of Subdivision is also requested.  
 

Property Background  
 
The subject property is located at the northeast corner of U.S. Route 30/Lincoln Highway and Frankfort Square Road 
and is currently improved with a Circle K/Shell Gas Station and Convenience Store and an accessory drive-through 
car wash.  The applicant is proposing to demolish the existing gas station/convenience store and accessory car wash 
and redevelop the site with a new 5,069 square-foot gas station/convenience store.     
 
In late September 2021, the Village received the required notice of a Will County application concerning the subject 
property.  Shortly thereafter staff research Village records and learned that the Village currently provides water and 
sanitary sewer utilities to the property.  Staff informed the Will County staff and the applicant that annexation to 
the Village is necessary to accommodate the proposed redevelopment.  Section 51.004 of the Municipal Code 
(Requirements for Utilizing the Village Public Utility System) includes a provision that requires the annexation as 
follows:  
 
(F)   Recognizing the Village Utility System currently serves property located outside of the village's corporate limits, 
this section shall not apply to those unincorporated properties currently interconnected to and utilizing the Village 
Utility System so long as the existing zoning and current actual use of the those properties as of the effective date of 
this section is not amended or in any way altered or changed. 
 
Ordinance No. 2570, which was passed on March 16, 2009, is the effective date of the aforementioned provision.  
The proposed redevelopment includes the removal of the existing drive-through car wash facility and the entire site 
plan as it exists today would be altered to accommodate the proposed redevelopment.  Therefore, the proposed 
annexation, rezoning, special uses, variations, and Plat of Subdivision require Village approval given that the 
proposed redevelopment will occur after March 16, 2009 if approved.   

 
Attachments 

1. 2020 Aerial Photograph from Village of Frankfort GIS 
2. Site Photographs taken 10.21.22 
3. ALTA/NSPS Land Title and Topographic Survey dated 4.27.20, received 9.23.22 
4. Civil Engineering Plans dated 9.1.22, received 9.23.22 

o Cover Sheet 
o General Notes 
o SWPPP Plan 
o SWPPP Plan 
o Layout Plan 
o Grading Plan 
o Grading Details 
o Drainage Plan 
o Utility Plan 

5. Landscape Plan dated 9.1.22, received 9.23.22 
o Tree Preservation/Tree Removal Plan 
o Landscape Plan 

6. Building Elevations dated 9.20.22, received 9.23.22 
o Building Exterior Elevations 
o Class C Column Finish 
o Trash Enclosure Details 

7. Exterior Sign Package dated 9.12.22, received 9.23.22 
o Site Plan 
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o Storefront (South Elevation) 
o Storefront (East and West Elevations) 
o Canopy Signs 
o Mid Sign (Ground Sign) 
o Directional Signs 

8. Photometric Plan dated 9.23.22, received 9.23.22 
o Isometric Plan of Exterior Light Fixtures received 10.21.22 
o Daytime and Evening Illumination Renderings received 10.21.22 
o Parking Lot, Canopy, Soffit, and Wall-Mounted Light Fixture Specifications received 10.21.22  

9. Preliminary and Final Plat of Subdivision dated 9.23.22, received 9.23.22 
 

Analysis 
 

In consideration of the request, staff offers the following points of discussion: 
 
Comprehensive Plan 
 

1. The Future Land Use Map in the Your Frankfort Your Future 2040 Comprehensive Plan designates the 
subject property as “General Commercial”. 

2. On Page 72 in Chapter 7 (Economic Prosperity) of the Your Frankfort Your Future 2040 Comprehensive 
Plan, Goal 7.3 is to “Encourage and support appropriate infill development in commercial corridors.”  One 
of the stated policies on Page 70 is to “Improve the appeal of infill sites with targeted infrastructure and 
access improvements, and marketing efforts. For Frankfort, this may include annexation of currently 
unincorporated areas within the Route 30 East Corridor.”  

3. On Page 86 in Chapter 8 (Land Use) of the Your Frankfort Your Future 2040 Comprehensive Plan, one of 
the stated annexation priorities is the unincorporated properties in the Route 30 East Corridor between 
84th Avenue on the west and Harlem Avenue on the East.  The Plan states, “This corridor is the Village’s 
front door, and incorporation would provide the Village with the ability to regulate the character and 
development in this corridor.”  

 
Annexation 
 

1. The subject property is contiguous to the Village of Frankfort boundary along its west and south roadway 
frontages. 

2. The applicant requests approval of an annexation agreement which would memorialize the various zoning 
requests associated with the proposed redevelopment of the subject property.  Annexation agreements 
typically are presented to the Committee-of-the-Whole for discussion following the Plan 
Commission/Zoning Board of Appeals review process.  A public hearing on the terms of the annexation 
agreement would be required at a future Village Board meeting.     

  
Zoning / Special Uses 
 

1. The applicant proposes to construct a 5,069 square-foot Circle K gas station/convenience store on the 
property located at 7654 W. Lincoln Highway.  The existing gas station/convenience store and accessory car 
wash buildings would be demolished. 

2. The subject property is 1.665 acres and is located at the northeast corner of Illinois Route 30/Lincoln 
Highway and Frankfort Square Road, which is presently in unincorporated Will County.    

3. The property is zoned C-2 Local Commercial District (west parcel) and C-3 General Commercial District (east 
parcel) in Will County.  Upon annexation, the applicant is requesting a Zoning Map Amendment (Rezoning) 
from the default E-R Estate Residential District to the B-2 Community Business District; Special Use Permits 
for (1) an automobile fueling station, (2) accessory liquor sales, and (3) extended hours of operation (open 
24 hours, 7 days per week).  The pending Annexation Agreement would include requests for variations 
related to the front and rear building setbacks, depth of a landscaped transition yard (front), quantity of 
plant materials in the landscaped transition yard (front), signage, and cross-access. 

4. The Village's Zoning Ordinance does not contain specific use standards for automobile fuel stations, though 
these types of businesses are classified as special uses.   
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5. The Village's Zoning Ordinance contains specific use standards for liquor sales and accessory liquor sales as 
follows:   

 
Part 25: Liquor Sales (all use categories) 
(Am. Ord. 2643, passed 03.15. 10) 
a. In addition to being in compliance with all applicable zoning requirements, any establishment 
providing for the sale or consumption of alcoholic beverages shall also be subject to the regulations of the 
Village of Frankfort Code of Ordinances, Chapter 113 as amended from time to time. 
 
b. No special use permit shall be issued for the sale at retail of any alcoholic liquor within 100 feet of any 
church, school, other than an institution of higher learning, hospital, home for the aged or indigent persons or 
for veterans, their spouses or children or any military or naval station provided this prohibition shall not apply 
to restaurants or other establishments where the sale of alcoholic liquors is not the principal business. 
 
c. Any person, corporation or other entity that intends to provide alcoholic liquor for sale or consumption 
shall furnish proof of liquor liability insurance in accordance with Illinois State Statute. 
 
d. Evidence of violation of any use standard or condition of approval shall be grounds to initiate a 
reversion hearing to rescind zoning rights granted for the sale of liquor at the non-compliant location. 
 
e. In the event that the Liquor Commissioner revokes the liquor license of any individual, business or other 
entity, the Plan Commission shall initiate a public hearing to consider the reversion of zoning rights that permit 
the sale or consumption of alcoholic liquors at the offending location. 
 
Part 26: Accessory Liquor Sales 
(Am. Ord. 2643, passed 03.15. 10) 
a.  The sale of alcoholic beverages must be a supplementary component of the business or 
operation and may not comprise the majority of the total revenues generated. 
b. Retail liquor displays shall not exceed 10% of the gross floor area of the business. 

 
6. Chapter 113 (Intoxicating Liquor) of the Frankfort Municipal Code governs the sale of alcoholic beverages 

in the Village.  It is staff’s understanding that the applicant would be seeking a Class F-3 liquor license.  Per 
the Code, this class is described as follows: 

 
(3) Class F-3 — Convenience store (carry-outs). Class F-3 licenses shall authorize the retail sale by 
convenience stores of alcoholic liquors in their original packages with seals unbroken for consumption at 
places other than upon the licensed premises. The consumption of alcoholic liquors upon such premises is 
expressly prohibited. For the purpose of this division, "convenience store" shall mean a retail establishment 
with a floor area of 5,000 square feet or less offering for sale a limited line of groceries and household 
items intended for the convenience of the neighborhood. Alcoholic liquors shall not occupy more than 10% 
of the floor area. Except in refrigerated areas, displays of merchandise for sale shall not exceed five feet in 
height. 

    
 Chapter 113 includes the following definition of the term “Floor Area”: 
 

FLOOR AREA. Of the area open to the general public inside a retail establishment, that portion which is 
designed and used exclusively for the display of merchandise for sale. 

 
Based on the above definition, the proposed Circle K gas station/convenience store has a gross floor area 
of 5,069 square feet, but the customer floor area is 3,247 square feet.  The Code requires that a maximum 
of 10% of the customer floor area (in this case no more than 324 square feet) may be devoted to the 
display of alcoholic liquors.  The applicant has indicated that the beverage cooler containing beer and 
other cold alcohol-based items is 301 square feet in area and the remaining non-refrigerated shelf space 
devoted to alcoholic beverages will be less than the remaining balance of 23 square feet, thus complying 
with the Code. 
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7. The applicant is requesting approval of a special use for extended hours of operation (open 24 hours, 7 days 
per week).  The existing business located in unincorporated Will County is open 24 hours, 7 days per week. 

8. There are slight differences between the Village and Will County Codes related to the hours for sale of alcohol.   
 
Will County hours for the sale of alcohol are as follows: 
 
(1) Sundays, 10:00 a.m. until 1:00 a.m; 
(2) Mondays through Thursdays, 6:00 a.m. until 1 :00 a.m. the following day; 
(3) Fridays and Saturdays, 6:00 a.m. until 2:00 a.m. the following day; 
(4) Christmas Eve, closing time shall be 12:00 midnight and on New Year's Eve, closing time shall be 3:00 a.m. 
on January 1; and 
(5) All establishments may remain open until 2:00 a.m. the day before a national holiday. 
   
Section 113.36 (Hours of Sales) of the Frankfort Municipal Code is as follows: 
 
Note: The normal hours of operation for a business within the village are 7:00 a.m. until 11:00 p.m. 
Establishments with operating hours outside of these normal operating hours must be approved as a 
special use according to the regulations of Article 3, Section E of the Zoning Ordinance. (Excerpted 
from the Village of Frankfort Zoning Ordinance 2001, Article 6, Section C, Part 2, paragraph q, Hours 
of Operation.) 
 
(A) No licensee shall keep open or allow his or her place of business to remain open or sell or offer 
for sale at retail, or offer to give away on any licensed premises, any alcoholic liquor in the village 
between the hours of 1:00 a.m. and 6:00 a.m. The sale of alcoholic liquors shall cease immediately at 
the aforesaid hour of 1:00 a.m. 
 
(B) The Local Liquor Control Commissioner may, in his or her discretion, further reasonably restrict 
the above general hours during which any licensee may keep open or allow his or her place of 
business to remain open, or sell, offer for sale or give away any alcoholic liquor on any licensed 
premises when, in the Local Liquor Control Commissioner's judgment, a further restriction would be in 
the best interest of the public and the village and in furtherance of the general welfare and safety 
thereof. Any license so further restricted as to time shall, when issued, indicate on the face thereof the 
hours during which the licensee thereunder may keep open or allow his or her place of business to 
remain open as aforesaid. 
 
(Ord. 1105, passed 12-5-83; Am. Ord. 2274, passed 4-3-06; Am. Ord. 2545, passed 12-1-08; Am. 
Ord. 2826, passed 1-7-13; Am. Ord. 2831, passed 2-19-13) Penalty, see§ 113.99 
 
§ 113.37 CLOSING HOURS FOR LICENSED PREMISES. 
 
(A) No member of the general public shall remain in or upon the licensed premises after the 
hour of 1:00 a.m. Should any person be found upon or leaving the licensed premises after the hour of 
1:00 a.m., the village shall have the right to presume that such person was served alcoholic liquor 
after the hour of 1:00 a.m. and such presumption may be raised in any court in a proceeding for 
violation of the terms of this chapter or at any hearing concerning the revocation of the license issued 
to the licensee of the premises in question. Further, with regard to any license restricted by the Local 
Liquor Control Commissioner to a closing time different than the general hours set forth in 
§ 113.36 hereof, the above and foregoing provisions of this section shall apply and shall be construed 
to mean the closing time indicated on said license which is so further restricted as to time. 
 
(B) Nothing in division (A) of this section shall apply to the licensee, members of his or her family or 
his or her employees, agents or servants if found upon or leaving the licensed premises after the hour 
of 1:00 a.m., nor shall division (A) of this section apply to premises which have been granted a Class 
F-2 or F-3 or F-5 liquor license. 
 
(Ord. 1105, passed 12-5-83; Am. Ord. 2274, passed 4-3-06; Am. Ord. 2826, passed 1-7-13) Penalty, 
see§ 113.99 
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Site Plan 
 

1. The submitted Site Plan depicts a one story, 5,069 square-foot Circle K gas station/convenience store 
situated in the north central portion of the property, with the front entrance to the building oriented to 
face Illinois Route 30/Lincoln Highway.  A separate fueling canopy would be located in front of the building.   

2. Pending IDOT and Village approval, the four (4) existing vehicular access points to the site would be 
consolidated into two (2) new access points – a full access onto Route 30 and a full access onto Frankfort 
Square Road – are proposed.  There is an existing signalized intersection at Frankfort Square Road and 
Illinois Route 30/Lincoln Highway.  

3. The proposed principal building is 121 feet from the property line along Route 30, which is 194 feet from 
the centerline of Route 30 per the applicant’s Plat of Survey, and therefore complies with the Zoning 
Ordinance. 

4. The proposed fuel canopy is 38.6 feet from the property line along Route 30, which is 111.6 feet from the 
centerline of Route 30 per the applicant’s Plat of Survey, and therefore requires a variation. 

5. The proposed fuel canopy and principal building would require the following variations: 
 

1) Variation to allow a reduction of the required minimum front yard setback for the fuel 
canopy from 150’ to 111.6’ from the centerline of Route 30. [Article 6, Section C, Part 1 of 
the Zoning Ordinance] 

2) Variation to allow a reduction of the required minimum rear yard setback for the principal 
building from 30’ to 10’ from the north property line. [Article 6, Section C, Part 1 of the 
Zoning Ordinance] 

 
6. The Village of Frankfort Zoning Ordinance requires automobile fueling stations to provide parking at a rate 

of one (1) space per employee for the work shift with the largest number of employees, plus one (1) space 
per 150 square feet of gross floor area for any convenience store. Spaces at fueling positions may be 
counted as parking spaces.   

7. A total of 36 parking spaces are depicted on the Site Plan, including one (1) handicap accessible space, which 
complies with the Zoning Ordinance. 

8. Although not labeled on the Site Plan, a loading berth area is provided along the west side of the proposed 
principal building, in front of the trash enclosure.  The Zoning Ordinance requires one (1) loading berth, a 
minimum of 50’ in length, 12’ in width, and 14’ in vertical clearance.   

9. Article 7, Section A, Part 4(c) of the Zoning Ordinance requires construction of vehicular travel lanes, service 
drives, driveways, or other access connections, which will permit vehicular travel on the site and to and 
from adjacent properties in accordance with the following:  
 
1. Adjacent to any major or minor arterial street a travel lane not less than twenty-four (24') feet in width 
shall be constructed to afford access to adjoining properties.  
  
2. The Plan Commission may waive the requirement for constructing a travel lane as is set forth in this 
Subsection when:  
 
a) There is no existing or proposed vehicular travel lane abutting the subject property on either side, and  
 
b) The adjoining property(s) is used or zoned for single family detached dwellings, or  
 
c) The adjoining property(s) is occupied by a use, which by its nature would suggest that there will be a 
limited desire for travel between such use and the one proposed.  

 
The subject property is adjacent to an existing bank with a drive-through facility to the east and adjacent to 
vacant land owned by the bank to the north.  Therefore, Sections 2(a) and 2(c) above would appear to apply, 
therefore authorizing the Plan Commission to waive this requirement. 
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10. The Site Plan depicts a bike rack near the southeast corner of the building. 
11. The Site Plan depicts a trash enclosure on the west side of the building. 
12. The Site Plan depicts six sections of 6’-tall wooden fencing connecting the northwest corner of the proposed 

building with the trash enclosure.  A fence detail depicting the height, material and color of the fence has 
not been provided at this time.  Staff has requested that this detail be provided. 

13. The Site Plan depicts an air and vacuum machine in the front yard adjacent to Route 30.  Staff suggests that 
this machine could be relocated to the northernmost parking stall on the west side of the building or to the 
easternmost parking stall on the east side of the building to improve the aesthetic appearance of the site 
and devote the entire landscaped yard to plant materials facing Route 30.  

14. The Site Plan depicts new 5’ wide concrete sidewalks within the public right-of-way along both street 
frontages.  Staff has suggested that the new sidewalk be extended to the street intersection to provide an 
opportunity for a future crosswalk to be provided across Frankfort Square Road.  An existing crosswalk and 
pedestrian signals are provided across Route 30 from the northwest corner of the intersection to the 
southwest corner of the intersection.   

 
Landscape Plan / Tree Preservation Plan 
 

1. The applicant has submitted a Landscape Plan which depicts the proposed new plantings as well as 
identifies any existing trees and shrubs to be preserved or removed. 

2. Staff has reviewed the Landscape Plan and has several comments, which may be addressed prior to Village 
Board consideration as conditions to be attached to any motion for approval. 

3. The following trees depicted on the Landscape Plan are listed in Appendix G of the Landscape Ordinance, 
“Plant Material List for Unacceptable Trees” and must be removed and replaced with other acceptable 
species: 

• MXA, Adirondack Crabapple (3 proposed) 
• MXI, Ivory Spear Crabapple (3 proposed) 

4. The proposed Landscape Plan would require the following variations: 
 

1) Variation to allow a reduction of the required minimum landscaped front yard depth (adjacent to 
Route 30) from 25' to 3.8' [Article 6, Section C, Part 1 and Part 2(d) of the Zoning Ordinance]. 

2) Variation to allow a reduction of the quantity of required plant materials within the 
landscaped front yard (adjacent to Route 30) [Article 7, Section D, Part 1 of the Zoning 
Ordinance, and Section 158.30 of the Landscape Ordinance]. 

5. The Tree Preservation Plan depicts the removal of three (3) existing Boxelder trees in the north central 
portion of the site in the area behind the proposed new building.  None of those trees to be removed are 
considered “Preservation Trees” per the Landscape Ordinance.  The Plan also depicts eight (8) existing 
shrubs to be removed along the east and west sides of the existing drive-through car wash facility.  

6. Two separate conventional dry bottom stormwater management basins are provided in the southwest and 
northeast corners of the site and would planted with grass with new trees and shrubs planted around the 
perimeter.  

7. Several dead trees in the Route 30 right-of-way will be replaced and the existing trees and shrubs will be 
preserved.  

 
Engineering Plans 
 

1. The applicant has submitted Civil Engineering Plans which are currently under review by the Village’s 
Consulting Engineer.   

2. The proposed B2 General Commercial District requires a maximum impervious surface lot coverage of 75%.  
Per the applicant’s design engineer, the proposed development has an impervious surface lot coverage of 
43,450 square feet (60%) and will comply with the requirement.  The existing site has an impervious surface 
lot coverage of 42,5151 square feet (58.6%). 
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Architecture 
 

1. The applicant proposes to construct a single-story building with a flat roof, including dominant tower 
elements at the southwest and southeast corners. 

2. Article 7, Section A, Part 5(f) of the Zoning Ordinance states, “Architecture must be consistent with the 
quality and character of Frankfort architecture and the Village’s policy for original and unique design.”  

3. Article 7, Section A, Part 5(f) of the Zoning Ordinance states that “Flat roofs and mansard roofs are 
discouraged except where such roofs are the predominant style in the neighborhood.”   Staff notes that 
there are a mix of roof types in the vicinity of the subject property.  

4. HVAC mechanical units will be located on the roof and will be screened to their full height by parapet walls 
on all four sides.   

5. The predominant exterior material on all elevations is Nichiha fiber cement board in tan and brown 
earthtone colors except for one row painted in red on the front elevation on either side of the main 
entrance.   

6. A 3’-2” cultured stone wainscot is proposed on all elevations.  
7. Staff has suggested that the applicant increase the percentage of cultured stone on the building by 

increasing the height of the stone on the tower elements of the front façade.  To date, the applicant has 
not made this change. 

8. The overall height of the building is 23 feet which would comply with the maximum height of 35 feet in the 
B2 Community Business District. 

9. The elevation detail of the proposed trash enclosure depicts the use of the Nichiha fiber cement product to 
match the building.  Staff notes that the Village requires masonry materials on the walls of trash enclosures, 
therefore this detail will need to be revised. 

10. The building elevations do not indicate the material to be used to wrap the six (6) columns which support 
the fuel canopy.  In initial conversations with the applicant, staff requested that the metal I-beams be 
wrapped in building materials which match the architecture of the building.   

 
Photometrics/Site Lighting Plan 
 

1. The applicant has provided a Photometrics Plan, light fixture specifications, and isometric plans 
showing the distribution of light on the property during daytime and evening lighting conditions.  The 
Plan depicts five (5) 18’ tall parking lot lights (the height includes the base).  The parking lot light fixtures 
are flat-head LED lights.   

2. Parking lot light fixtures may be mounted at 25' or less, which is the maximum height permitted by the 
Municipal Code. The Village’s Municipal Code requires decorative bases for all parking lot light poles.  
No details have been provided for the bases for the light poles.   

3. The Photometric Plan depicts a total of seven (7) sconce and security lights on the north, east and west 
building elevations.  

4. The Photometric Plan depicts a total of twenty-four (24) lights on the ceiling of the fuel canopy.  
5. The Photometric Plan demonstrates that the light readings would be no greater than 0.5 footcandles 

at the property lines and would therefore comply with the Zoning Ordinance.   
 

Signage 
 

1. The applicant is proposing a total of eight (8) exterior signs – one (1) ground sign along U.S. Route 30/Lincoln 
Highway at the southwest corner of the site, one (1) wall sign on the south building elevation, one (1) wall 
sign on the west building elevation, three (3) canopy signs on the south, west, and east elevations of the 
fuel canopy, and two (2) non-illuminated directional signs at each vehicular entrance.   

2. The applicant is proposing a 48 square-foot monument sign along U.S. 30/Lincoln Highway near the 
southwest corner of the site.  The proposed sign is 8 feet wide and 6 feet high and mounted on a 2-foot 
base constructed of Nichiha fiber cement material to match the building.  The maximum height of a sign for  
a gas station is 6 feet but may be increased up to 10% to allow ornamental features. 

3. The applicant is seeking the following variations related to the proposed signage package: 
 
1) Variation to allow a reduction of the required minimum setback of a freestanding sign 
from 25' to 10' [Municipal Code Section 151.041(B)(1)(b)].  This is due to the right-of-way width at this 
location, which places the sign much further back from the street. 
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2) Variation to allow an increase of the required maximum height of a freestanding sign 
from 7' to 8' [Municipal Code Section 151.060(B)(1)(g)]. 
3) Variation to allow an increase of the required maximum area of a freestanding fuel 
station sign from 30 square feet to 48 square feet [Municipal Code Section 151 .060(B)(1)(h)]. 
4) Variation to allow an increase of the required maximum area of the changeable copy 
portion of a freestanding fuel station sign from 25% of the allowable sign are to 50% of the allowable sign 
area [Municipal Code Section 151.060(B)(1)(h)].  It should be noted that this is a relatively new Code section 
that was adopted in 2022. 
5) Variation to allow the red bar (banding) along the bottom on all sides of the canopy with 
backlighting only on three sides: the east, south and west sides (no backlighting on the 
north/building side). [Municipal Code Section 151.060(B)(1)(i)].  Staff has suggested that the backlighting 
be removed and that the red bar be reduced in width along all four side of the fuel canopy so that only 
short non-illuminated sections of the red bar are included on either side of the illuminated Shell Pecten 
(logo) signs. 
 

Standards for Special Uses  
 

For reference during the workshop, Article 3, Section B, Part 6 of the Village of Frankfort Zoning Ordinance lists 
“findings” or “standards” that the Plan Commission must use to evaluate every special use request.  
 
The Plan Commission shall make written findings of fact and shall refer to any exhibits containing plans and 
specifications for the proposed special use, which shall remain a part of the permanent record of the Plan 
Commission. The Plan Commission shall submit same, together with its recommendation to the Village Board for 
final action. No special use shall be recommended by the Plan Commission, unless such Commission shall find:  
 

a. That the establishment, maintenance or operation of the special use will not be detrimental to, or endanger, 
the public health, safety, morals, comfort or general welfare.  

 
b. That the special use will not be injurious to the use and enjoyment of other property in the immediate 

vicinity for the purposes already permitted, nor substantially diminish and impair property values within 
the neighborhood.  
 

c. That the establishment of the special use will not impede the normal and orderly development and 
improvement of the surrounding property for uses permitted in the district.  
 

d. That the exterior architectural appeal and functional plan of any proposed structure will not be so at 
variance with either the exterior architectural appeal and functional plan of the structures already 
constructed, or in the course of construction in the immediate neighborhood or the character of the 
applicable district, as to cause a substantial depreciation in the property values within the neighborhood.  
 

e. That the adequate utilities, access roads, drainage and/or necessary facilities have been or are being 
provided.  
 

f. That adequate measures have been or will be taken to provide ingress and egress so designed as to 
minimize traffic congestion in the public streets.  
 

g. That the special use shall, in all other respects, conform to the applicable regulations of the district in which 
it is located, except as such regulations may, in each instance, be modified by the Village Board, pursuant 
to the recommendations of the Plan Commission.  

 
Standards for Variations  

 
For reference during the workshop, Article 3, Section B, Part 3 of the Village of Frankfort Zoning Ordinance lists 
“findings” or “standards” that the Zoning Board of Appeals must use to evaluate every variation request.  
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a. The Zoning Board of Appeals shall not vary the provisions of this Ordinance as authorized in this Article 3, 
Section B, unless they have made findings based upon the evidence presented to it in the following cases:  

 
1. That the property in question cannot yield a reasonable return if permitted to be used only under the 

conditions allowed by the regulations in that zone;  
 

2. That the plight of the owner is due to unique circumstances;  
 

3. That the variation, if granted, will not alter the essential character of the locality.  
 

b. For the purpose of supplementing the above standards, the Zoning Board of Appeals, in making this 
determination, whenever there are practical difficulties or hardships, shall also take into consideration the 
extent to which the following facts, favorable to the applicant, have been established by the evidence:  

 
1. That the particular physical surroundings, shape or topographical conditions of the specific property 

involved will bring a particular hardship upon the owner, as distinguished from a mere inconvenience, 
if the strict letter of the regulations was carried out;  

 
2. That the conditions upon which the petition for variation is based would not be applicable, generally, 

to other property within the same zoning classification;  
 

3. That the purpose of the variation is not based exclusively upon a desire to make more money out of 
the property;  
 

4. That the alleged difficulty or hardship has not been created by any person presently having an interest 
in the property;  
 

5. That the granting of the variation will not be detrimental to the public welfare or unduly injurious to 
other property or improvements in the neighborhood in which the property is located;  
 

6. That the exterior architectural appeal and functional plan of any proposed structure will not be so at 
variance with either the exterior architectural appeal and functional plan of the structures already 
constructed, or in the course of construction in the immediate neighborhood or the character of the 
applicable district, as to cause a substantial depreciation in the property values within the 
neighborhood;  
 

7. That the proposed variation will not impair an adequate supply of air to adjacent property, substantially 
increase the danger of fire, otherwise endanger the public safety or substantially diminish or impair 
property values within the neighborhood.  

 
Summary of Requested Variations 
 
A summary of the requested variations is as follows: 
 

1. Variation to allow a reduction of the required minimum front yard setback for the fuel canopy from 
150’ to 111.6’ from the centerline of Route 30. [Article 6, Section C, Part 1 of the Zoning Ordinance]; 

2. Variation to allow a reduction of the required minimum rear yard setback for the principal building 
from 30’ to 10’ from the north property line. [Article 6, Section C, Part 1 of the Zoning Ordinance]; 

3. Variation to allow a reduction of the required minimum landscaped front yard from 25' to 3.8' adjacent 
to Route 30 [Article 6, Section C, Part 1 and Part 2(d) of the Zoning Ordinance];  

4. Variation to allow a reduction of the quantity of required plant materials within the landscaped front 
yard adjacent to Route 30 [Article 7, Section D, Part 1 of the Zoning Ordinance, and Section 158.30 of 
the Landscape Ordinance];  

5. Waiver of the required travel lane (cross-access with the adjacent property to the north and east) 
[Article 7, Part 4(c) of the Zoning Ordinance]; 
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6. Variation to allow a reduction of the required minimum setback of a freestanding sign from 25' to 10' 
[Municipal Code Section 151.041(B)(1)(b)];  

7. Variation to allow an increase of the required maximum height of a freestanding sign from 7' to 8' 
[Municipal Code Section 151.060(B)(1)(g)];  

8. Variation to allow an increase of the required maximum area of a freestanding fuel station sign from 
30 square feet to 48 square feet [Municipal Code Section 151 .060(B)(1)(h)];  

9. Variation to allow an increase of the required maximum area of the changeable copy portion of a 
freestanding fuel station sign from 25% of the allowable sign are to 50% of the allowable sign area 
[Municipal Code Section 151.060(B)(1)(h)]; and,  

10. Variation to allow the red bar (banding) along the bottom on all sides of the canopy with backlighting 
only on three sides: the east, south and west sides (no backlighting on the north/building side). 
[Municipal Code Section 151.060(B)(1)(i)]. 

 
Note:  Although five (5) of the requested variations are related to signage and are variations from the Municipal 
Code (not the Zoning Ordinance), the Plan Commission/Zoning Board of Appeals has an opportunity to make a 
recommendation to the Village Board on these variations which are being requested in conjunction with the 
pending annexation agreement. 
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Site Photos – 7654 W. Lincoln Highway 

 

Figure 1: 7654 W. Lincoln Highway, viewed looking northeast from the intersection of U.S. Route 30/Lincoln 
Highway and Frankfort Square Road. 

 

   Figure 2:  7654 W. Lincoln Highway, viewed looking east from the parking lot adjacent to Frankfort Square 
   Road.   

    

   



 

 

   Figure 3:  Existing pylon sign for Circle K at 7654 W. Lincoln Highway. 

 

 

   Figure 4:  South and east elevations of existing Circle K building at 7654 W. Lincoln Highway. 
 

 



 

 

   Figure 5:  South and east elevations of existing Circle K accessory drive-through car wash located at 7654  
    W. Lincoln Highway. 

  

 

 

 

 

Figure 6:  East and north elevations of existing Circle K accessory drive-through car wash located at 7654   
W. Lincoln Highway. 



 

 

Figure 7:  7654 W. Lincoln Highway, viewed looking west from near the east property line adjacent to Old        
Plank Trail Community Bank.   

 

 

  Figure 8:  View looking west along Route 30 from the existing eastern vehicle entrance of Circle K located at  
   7654 W. Lincoln Highway. 



 

    Figure 10:  Existing trash enclosure, unscreened dumpster, and north and west building elevations of Circle  
     K located at 7654 W. Lincoln Highway.  

   

Figure 9:  Existing air machine and vacuum at Circle K located at 7654 W. Lincoln Highway. 



PROPERTY LINE ⅊
RIGHT-OF-WAY LINE
CENTER LINE ℄
CURB AND GUTTER
OVERHEAD UTILITIES
GAS LINE
TELEPHONE LINE
ELECTRIC LINE
WATER LINE
SANITARY SEWER LINE
STORM SEWER LINE
CONTOUR LINE

SANITARY MANHOLE

STORM MANHOLE | AREA
INLET
CURB CATCHBASIN | INLET

VALVE VAULT

VALVE BOX
FIRE HYDRANT ASSEMBLY
MONITORING WELL

UTILITY POLE
GUY WIRE AND ANCHOR
ELECTRIC METER
TELEPHONE JUNCTION
VAULT

TELEPHONE PEDESTAL

GAS METER

GAS VALVE

A.D.A. COMPLIANT PARKING

LUMINAIRE AND POST

SIGN AND POST
BOLLARD

BENCHMARK LOCATION

DECIDUOUS TREE

BUSH

TRAFFIC SIGNAL

SIGNAL CONTROL CABINET

HANDHOLE
NUMBER OF PARKING
SPACES

O/U
G
T
E
W

750

S

D

M

E

T

T

G

G

B

10

SYMBOL LEGEND

H H

BB

B B

BB

B B

B B

B
B

MM
M

MM
M

M

M

M

M

M
M

M

M

B

B

M
M

M

BB

BBBBBBBBBBBB

G

T

S

S

Catch Basin (Raised Metal Structure on Top)
Top of Structure = 730.17

Flow Line = 729.69
Inv. = 727.59 (N 12" rcp)

Valve Vault
Rim = 730.72

Top of Nut = 725.57

Valve Vault
Rim = 730.52
Top of Nut = 726.22

Storm Manhole
Rim = 732.60
Inv. = 723.58 (E 36" rcp)
Inv. = 725.80 (S 12" rcp)
Inv. = 723.25 (W 36" rcp)

Catch Basin
Rim = 732.87

Inv. = 726.77 (N 12" rcp)
Inv. = 728.87 (S 12" rcp)

Catch Basin
Rim = 733.64

Inv. = 729.04 (N 12" rcp)

Catch Basin
Rim = 733.41

Catch Basin
Rim = 733.08

Catch Basin
Rim = 732.51

Catch Basin
Rim = 731.90

Bottom of Structure = 725.00
 (Unable to Access Invert)

Catch Basin
Rim = 731.42

Inv. = 725.62 (N 12" rcp)
Inv. = 727.67 (S 12" rcp)

Catch Basin
Rim = 729.51
Inv. = 726.26 (SE 12" rcp)

Storm Manhole
Rim = 728.32

Inv. = 719.32 (N 36" rcp)
Inv. = 719.52 (SE 36" rcp)

Inv. = 719.92 (SW 36" rcp)

Catch Basin
Rim = 730.88
(Unable to Access Invert)

Storm Manhole (Outlet Control Structure)
Rim = 728.90

Inv. = 719.85 (SE 12" rcp)
Inv. =719.84 (NW 36" rcp)

Storm Manhole (Outlet Control
Structure)

Rim = 728.89
Inv. = 720.24 (SE 36" rcp)

Inv. = 719.64 (NW 12" rcp)

Storm Manhole
Rim = 730.00

Inv. = 720.40 (E 36" rcp)
Inv. =725.80 (SE 12" rcp)
Inv. =725.50 (S 12" rcp)

Inv. = 720.30 (NW 36" rcp)

Catch Basin = 792.85
Inv. = 726.00 (N 12" rcp)
Inv. =726.95 (SW 4" cpp)

Storm Main
(Assumed)

Assumed Storm Main
Location

Catch Basin (Bee Hive)
Rim = 727.73
Inv. = 726.13 (N 8" pvc)

Catch Basin (Bee Hive)
Rim = 729.25
Inv. = 723.90 (W 12" rcp)
Inv. = 725.75 (S 8" pvc)

Catch Basin (Bee Hive)
Rim = 725.96

Inv. = 722.21 (E 12" rcp)
Inv. = 722.26 (S 12" rcp)
Inv. = 722.20 (W 12" rcp)

Catch Basin (Bee Hive)
Rim = 726.02
Inv. = 722.07 (E 12" rcp)
Inv. = 721.92 (S 12" rcp)
Inv. = 722.02 (W 12" rcp)

Misc. Manhole
Rim = 726.99

Top of Debris = 725.49

Catch Basin
Rim = 726.79

Inv. = 724.19 (E 12" rcp)
Catch Basin

Rim = 726.95
Inv. = 722.50 (N 12" rcp)
Inv. = 724.00 (W 12" rcp)

Curb Inlet
Flow Line = 735.16
Inv. = 730.96 (SE 8" cpp)
Inv. = 730.98 (NW 8" cpp)

Curb Inlet
Flow Line = 735.12
Inv. = 731.49 (NW 8" cpp)

Catch Basin
Rim = 723.59

Inv. = 720.44 (N 12" rcp)
Inv. = 720.69 (NE 12" rcp)

Inv. = 720.64 (E 12" rcp)

S

Sanitary Manhole
Rim = 730.44

Inv. = 719.34 (NE 8" clay)
Inv. = 719.34 (SE 8" clay)
Inv. = 719.29 (W 8" clay)

Sanitary Manhole
Rim = 723.19

Inv. = 711.99 (N 8" clay)
Inv. = 712.19 (E 8" clay)
Inv. = 712.04 (S 8" clay)

Sanitary Manhole
Rim = 728.36

Inv. = 716.06 (NE 8" clay)
Inv. = 716.16 (W 8" clay)

Sanitary Manhole
Rim = 728.42

Inv. = 715.12 (N 8" clay)
Inv. = 715.57 (SW 8" clay)

Catch Basin
Rim = 727.08
Inv. = 724.98 (N 12" rcp)

Storm Main
Based on Field

Observation
(Assumed)

Storm Manhole
Rim = 730.97

Risers

Guard

Trash
EnclosureT

FFE = 727.54

FFE =
728.92

45.8'

14
.1

'

7.9'

14
.1

'

6.4'

44
.1

'

44
.1

'

12.1' 12.0'
35.9'

4.
2'

Building
Single Story
3140 sq. ft. ±

Height = 14.5'±

Building
(Car Wash)
Single Story

1034 sq. ft. ±
Height =
15.5'±

24.6'

24.6'

42
.0

'

Canopy
Column (Typ.)

Downspout
(Into Ground)(Typ.)

Fuel Pump on
Concrete Pad

Fuel Pump on
Concrete Pad

Fuel Pump on
Concrete Pad

Fuel Pump on
Concrete Pad

Fuel Pump on
Concrete Pad

Concrete
Pavement

10.3'

12
.3

'

Shed
128 Sq. Ft. ±

Valve Vault
Rim = 722.80
Top of Nut = 717.10

Sanitary Manhole
Rim = 723.25
Inv. = 712.65 (E 8" clay)
Inv. = 712.65 (SE 8" clay)
Inv. = 712.55 (W 8" clay)

Catch Basin (Bee Hive)
Rim = 723.21
Inv. = 721.36 (SW 12" rcp)

Sanitary Manhole
Rim = 726.71

Inv. = 718.31 (E 8" clay)
Inv. = 718.26 (W 8" clay)

D

D

D

D

D

D

DD

D

D

D

D

D

D
DD

D

D

D

D

D

D

DDD

D

D

D

Overhang
Overhang

Canopy

70.5'

32
.0

'

88
.7

'

U/G Elec.

Dryer
Timer

Canopy
Clearance = 15' ±

Misc. Manhole
Rim = 732.79

Benchmark:
Bolt on "Mueller" on Fire Hydrant
Elev. = 721.81

T

Post - Metal

Clearance
Bar - 7' H

Public Right-of-Way, 4-Lane Concrete Roadway w/ Turn Lanes

IL ROUTE 30 (W. LINCOLN HIGHWAY)

Catch Basin (Beehive)
Rim = 731.28

Pu
bl

ic
 R

ig
ht

-o
f-

W
ay

, 
2-

La
ne

 H
M

A
 /

 C
on

cr
et

e 
R
oa

dw
ay

 w
/ 

Tu
rn

 L
an

es

S
. 

FR
A

N
K

FO
R

T
S

Q
U

A
R

E 
R

O
A

D

Conc. Box curb (6")

Conc. Box curb (6")

Conc. Box curb (6")

Concrete Island
w/ Vacuum

Concrete Island
w/ Air Pump

Conc. Box
curb (6")

Retaining Wall
(Landscape Stone)

Turf

Turf

Turf

Conc. curb (6")
and gutter (24")

Conc. Box
curb (6")

Valve Vault
Rim = 731.35

Top of Water = 728.15
Top of Nut = 727.90

Conc. curb (6")
and gutter (24")

Concrete
Entrance

Conc. curb (6")
and gutter (24")

Conc. curb (6")
and gutter (24")

Conc. curb (6")
and gutter (12")

Concrete
Island

(w/Rumble
Strips)

Concrete
Entrance

Concrete
Entrance

Conc. Box
curb (6")

Conc. Box
curb (6")

Mulch w/plantings

Concrete Median

Turf

Conc. curb (6")
and gutter (24")

Conc. Box
curb (6")

HMA
Pavement

Turf

Concrete Pad

Conc. Box
curb (6")

Concrete Pad

Turf
Concrete
Pad

Concrete
Entrance

Conc. curb (6")
and gutter (24")

Conc. Box
curb (6")

Concrete
Flume

HMA
Pavement

Concrete
Pavement

HMA
Pavement

Concrete Sidewalk

Turf

Conc. curb (6")
and gutter (24")

T

Turf

Conc. Box curb (6")

Sidewalk

G

E

5

1

3

Concrete
Pad

Concrete
Pad

Overhead Utility
Height = 16.5' ±

Overhead Utility
Height = 23' ±

Overhead Utility
Height = 19.5' ±

Conduit Box
Exposed U/G
Elec. Cable

Overhead Utility
Height = 8.5' ±

E

G

Overhead Utility
Height = 23.5' ±

Overhead Utility
Height = 21' ±

Overhead Utility
Height = 21' ±

Concrete Sidewalk
Condition = Fair

15.2' 5.0'
1.1'

7.1' 5.0' 9.0'

Concrete Sidewalk
Condition = Fair

720.19

720.86

721.61

722.34

723.15

724.27

725.25

34.2'

34.5'

40
.3

'

24
.3

'

22.5'

22.6'

39
.4

'

40
.3

'

37
.7

'

36
.9

'

21.0'

21.2'

72
9.

92

72
9.

69

72
9.

15

72
8.

36

73
0.

07

72
9.

88

729.26

72
8.

51

73
0.

28

73
0.

08

72
8.

26

73
0.

54

730.30

73
1.

11

730.54

73
1.

70

73
0.

79

73
0.

71

72
9.

84

73
2.

02

73
1.

07

730.71

72
9.

90

732.24

731.27

730.93

73
0.

02

73
2.

53

731.57

73
2.

78

73
1.

85

73
3.

01

73
2.

11

73
3.

25

732.43

73
3.

40

73
2.

62

73
3.

60

73
2.

90

73
3.

78

73
3.

18

73
4.

01

73
3.

43

73
2.

75

73
1.

00

73
4.

17

73
3.

66

73
3.

07

73
1.

43

73
4.

44

73
3.

91

73
4.

71

73
4.

15

73
4.

99

73
4.

42

73
5.

26

734.69

72
7.

84

72
7.

17

72
6.

71

726.26

72
5.

37

72
4.

46

72
3.

51

72
2.

55

72
1.

64

72
0.

76

72
0.

02

72
7.

21

72
6.

76

726.29

725.35

72
7.

97

727.65

726.37

72
5.

60

725.03

72
8.

94

72
8.

13

72
7.

34

726.70

72
6.

06

725.86

729.11

728.38

72
7.

61

727.12

72
6.

84

72
6.

60

72
9.

12

72
8.

53

727.61

727.48

72
9.

14

72
7.

73

72
7.

52

72
9.

18

72
8.

65

72
7.

85

727.48

72
9.

27

728.55

727.88

72
7.

04

72
6.

85

72
9.

55

72
8.

61

727.87

72
7.

18

72
6.

60

72
8.

35

73
0.

00

72
8.

96

728.63

72
8.

69

72
8.

43

730.21

72
9.

21

72
8.

51

72
9.

89

72
9.

54

72
8.

68

730.27

729.85

72
8.

77

73
0.

58

72
8.

74

73
0.

85

72
8.

91

73
0.

84

73
0.

43

73
0.

05

72
9.

66

72
9.

27

72
8.

98

72
8.

85

Conc. Box
curb (6")

Concrete
Pad

HMA
Pavement

Landscape
Timber

Turf

B
B

B

B

Conc. Box
curb (6")

Bush 12' H

Bush 12' H

Pylon Sign w/UG Electric
Height = 27' ±

6" (x2)

6"

10" (x2)

17"

10"

18"

18"

18"

18"

20"

HMA
Pavement

HMA
Pavement

Concrete Pad

15.9'

16.1'

5.
6'5.
6' 2.

6'

723 724

725
726

727
728 72

8

73
0

72
9

73
1

73
2

735

734

733

73
0

73
1

73
2

73
5

73
6

73
3

730

732
733

734

733

732

731

734

73
5

734

734

735
734

733732

733

733

732

732
733732

733
734

731

732
733

734

731

730

729

728

728

727

725

726

723

724

721

722

720

720

721

731

73
0

72
9

730

729

729

729

729

726

72
7

72
8

72
9

729

724

725

72
6

727

72
7

72
7

728

729

72
9

729

73
0

730

730

730 731

732

73
0

729

728

727

727

731

735

Mulch w/plantings

Concrete Pad

S

D

3"
3"

3"
3"

4"

Concrete Pad

Retaining Wall
(Timber)

Inv. = 713.49 (N 12" rcp)
Inv. = xxx.xx (SW 24" rcp)(Unable to Access)

D

Storm Manhole
Rim = 733.42

Inv. = 725.27 (NE 12" rcp)
Inv. = 725.52 (SE 8" cpp)
Inv. = 725.47 (S 12" rcp)

D

S

B
B

T

Concrete
Entrance

B B

B B

Sidewalk

S

H H

151.9'

1.
8'

62
.1

'

4.
2'

42
.0

'

Storm Manhole
Rim = 731.59
Inv. = 722.89 (E 36" rcp)
Inv. = 723.59 (S 12" rcp)
Inv. = 722.79 (W 36" rcp)
Inv. = 726.14 (NW 12" rcp)

Benchmark:
NW Bolt on Fire Hydrant

Elev. = 733.97

    www.arcdesign.com
Design Firm License No. 184-001334

5291 ZENITH PARKWAY
LOVES PARK, IL  61111
VOICE: (815) 484-4300
FAX:   (815) 484-4303

SHEET 1 of 2
ARC 20033 Rev: 04/27/2020

ALTA/NSPS LAND TITLE SURVEY
OF

PART OF THE NORTHWEST QUARTER OF SECTION 24, TOWNSHIP 35
NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL MERIDIAN

WILL COUNTY, ILLINOIS

Notes:
1. All Storm and Sanitary Main are Gravity Main unless otherwise noted on the survey.
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Existing Zoning/ Land Use
1.  Current Site Zoning:  C-2 General Commercial District
2.  Current Site Use:  Convenience Store with Fuel Sales
3.  Surrounding Land Use and Zoning:

a.  North:  Vacant Lot (C-3)
b.  East:  Commercial Bank (C-3)
c.  South:  Across IL Route 30/W. Lincoln Hwy, City Commercial (C)
d.  West:  Across S. Frankfort Square Rd./Hunterswood Dr., Strip Mall (C)

4.  Zoning Site Restrictions/Requirements:
a.  Minimum Lot Area:  12,000 sq. ft.
b.  Maximum Building Height:  45'
c.  Minimum Building Setbacks

i.  Front:  30'
ii.  Side:  10'
iii.  Rear:  20'

d.  Minimum Canopy Setbacks
i.   Front: 30' to canopy edge
ii.  Side:  10' to canopy edge
iii. Rear: 20' to canopy edge

e.  Where does each setback apply:
i.  Front:  30'
ii.  Side:  10'
iii.  Rear: 20'

f.  Minimum Frontage: 80'
g.  Maximum Lot Coverage:  Not Specified
h.  Maximum Floor Area Ratio (FAR):  2.0
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RDK VENTURES LLC

500 WARRENVILLE ROAD
LISLE, IL 60532
(815) 762-4861

SITE

GENERAL NOTES

APPROVAL
WILL COUNTY, IL
IEPA
ILLINOIS DEPARTMENT OF TRANSPORTATION

PENDING
PENDING
PENDING

DATE

ELECTRIC:

TELECOMMUNICATIONS:

GAS:

UTILITY OFFICIALS
WILL COUNTY LAND USE DEPT.: WATER & SEWER:

LISA NAPLES
DEVELOPMENT ANALYST 1
58 E CLINTON STREET, SUITE 100
JOLIET, IL 60432
(815) 774-3321
PLANNING@WILLCOUNTYILLINOIS.COM

COMED
(877) 426-6331
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432 W NEBRASKA STREET
FRANKFORT, IL 60423
(815) 469-2177

ATT
(800) 288-2020

COMCAST
(800) 934-6489

NICOR GAS
(877) 642-6748

1. The designs represented in these plans are in accordance with established practices of civil engineering for the design functions
and uses intended by the owner at this time.  Neither the engineer nor its personnel can or do warrant these designs or plans as
constructed except in the specific cases where the engineer inspects and controls the physical construction on a contemporary
basis at the site.

2. The contractor, by agreeing to perform the work, agrees to indemnify and hold harmless the owner, the engineer, the city, and all
agents and assigns of those parties, from all suits and claims arising out of the performance of said work, and further agrees to
defend or otherwise pay all legal fees arising out of the defense of said parties.

3. In accordance with generally accepted construction practices, the contractor shall be solely and completely responsible for
conditions of the job site, including safety of all persons and property during performance of the work.  This requirement will apply
continuously and not be limited to normal working hours.  Any construction observation by the engineer of the contractor's
performance is not intended to include review of the adequacy of the contractors safety measures, in, or near the construction site.
The contractor is responsible for maintaining adequate signs, barricades, fencing, traffic control devices and measures, and all
other measures that are necessary to protect the safety of the site at all times.

4. Maintain access for vehicular and pedestrian traffic as required for other construction activities.  Use traffic control devices to
include temporary striping, flagmen, barricades, warning signs, and warning lights shall be in accordance with current MUTCD and
IDOT standards.

5. All phases of the site work for this project shall meet or exceed industry standards and requirements set forth by the the owner's
"Description of Work", Will County, the State of Illinois, and this plan set.

6. The Will County, IL must be notified at least two (2) working days prior to the commencement or resumption of any work.

7. The contractor shall coordinate all permit and inspection requirements with responsible local, state, and federal agencies. The
contractor shall include the costs of this coordination and all inspection fees in the bid price.

8. All work performed by the contractor shall come with a warranty against defects in workmanship and materials. This warranty
period shall run concurrent with the required warranty periods the owner must provide to each local government agency, as a
condition of the permit.

9. The contractor will be held solely responsible for and shall take precautions necessary to avoid property damage to adjacent
properties during the construction of this project.

10. All structures, inlets, pipes, swales, roads and public egresses must be kept clean and free of dirt and debris at all times.

11. Any field tiles encountered during construction shall be recorded showing size, location, and depth by the contractor, and either
reconnected and rerouted or connected to the storm sewer system. The owner shall be notified immediately upon encountering
any tile.

12. The contractor shall field verify the elevations of the benchmarks prior to commencing work. The contractor shall also field verify
the location and elevation of existing pipe inverts, curb or pavement where matching into existing work. The contractor shall field
verify horizontal control by referencing property corners to known property lines. Notify the engineer of discrepancies in either
vertical or horizontal control prior to proceeding.

13. All elevations are on NAVD 88 datum.

14. Parking areas designated as A.D.A. and all sidewalk shall be compliant with state and local A.D.A. requirements.

15. Tactile warning plates per IDOT specifications shall be placed at all locations where sidewalk that is to be replaced intersects public
roads and at locations indicated in this plan set.

16. The contractor shall verify the location of all utilities in the field prior to construction.  This includes sanitary sewer, water main,
storm sewer, ComEd, Nicor Gas, and telecommunications providers, if any.  The J.U.L.I.E. number is 1-800-892-0123.

17. Property corners shall be carefully protected until they have been referenced by a Professional Land Surveyor.

18. The contractor shall keep careful measurements and records of all construction and shall furnish the Engineer, the Owner and the
City with record drawings in a digital format compatible with AutoCAD Release 14 upon completion of his work.

19. Any excess dirt or materials shall be placed by the contractor onsite at the owner's direction or as indicated on the plans.

20. Notify the owner and Will County of any existing wells. Obtain permit form the Illinois Bureau of Minerals and the State Water
Survey. Cap and abandon wells in accordance with local, state, and federal regulations.

21. Finish grade shall in all areas not specifically reserved for storm water management shall drain freely. No ponding shall occur.
Tolerances to be observed will be measured to the nearest 0.04 of a foot for paved surfaces and 0.10 of a foot for unpaved areas.
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WILL CO.1. Water mains and services shall be constructed in accordance with the following:

A. "Standard Specifications for Water and Sewer Main Construction in Illinois" (Standard Specifications), Seventh Edition dated 2014 (and all revisions and
supplements thereto).

B. All applicable state and local plumbing codes.
C. Additional details and requirements provided in the contract documents, including this plan set.
D. Village of Frankfort watermain codes.
Where criteria of the aforementioned specifications conflict, the more stringent criteria shall be implemented.

2. Contact all public and private utility companies 48 hours prior to any excavation.  Cost of replacement or repair of existing utilities damaged as a result of the
contractor's operation shall be the contractor's responsibility.

3. Water service lines shall be Type K soft temper seamless copper water tubing complying with ASTM B88.
4. Service saddles for connecting to PVC pipes shall be full sleeve stainless steel saddles (McDonald Series No. 3805, Mueller Series No. H16000 or equal).
5. Curb stops shall be Mueller No. H15204, Mark II Oriseal or equal.
6. Service boxes shall be extension type with stationary rods, Mueller series H10300 or equal.
7. The minimum cover for all water main and water service pipe is 5'. The maximum cover for all water main and service pipe is 7'.
8. All water lines under and within two feet of any existing or proposed street pavement or curb shall be backfilled with IDOT approved granular backfill material.
9. Trench backfill shall be placed in lifts not to exceed 12" compacted to 95% of maximum Standard proctor density.
10. Water main separation from storm and sanitary sewer shall conform to section 41-2.01 of the Standard Specifications.
11. No object may be constructed, maintained or installed within 48 inches of a fire hydrant.  No trees, bushes, walls, or other obstacles which may hide or impede the

use of a fire hydrant will not be permitted.
12. Connections to Existing Mains. All connections to the County water distribution system shall be made under full water service pressure unless otherwise approved

by the County Engineer at locations approved by the County Engineer.
13. Pressure Test.

A. As part of the construction, the water mains shall be pressure tested in accordance with Section 41-2.12 of the Standard Specifications.
B. All newly laid pipe shall be subjected to a hydrostatic pressure of 150 pounds per square inch. Duration of each pressure test shall be for a period of not less

than two hours. Each valved section of pipe shall be filled with water and the specified test pressure shall be applied by means of a pump connected to the
pipe.

C. Before applying the specified test pressure, all air shall be expelled from the pipe. All leaks shall be repaired until tight. Any cracked or defective pipes,
fittings, valves, or hydrants discovered in consequence of this pressure test shall be removed and replaced and the test repeated until satisfactory results are
obtained.

15. All testing shall be done after the installation of service lines. Suitable means shall be provided for determining the quantity of water lost by leakage under the
specified test pressure in accordance with Section 41-2.14C of the Standard Specifications.

16. Disinfection.
A. Water from the existing distribution system or other source of supply shall be controlled so as to flow slowly into the newly laid pipeline during the

application of chlorine gas. The rate of chlorine mixture flow shall be in such proportion to the rate of water entering the pipe that the chlorine dose applied
to the water entering the newly laid pipe shall be at least forty to fifty ppm, or enough to meet the requirements during the retention period. This may
require as much as one hundred ppm of chlorine in the water left in the line after chlorination.

B. Valves shall be manipulated so that the strong chlorine solution in the line being treated will not flow back into the line supplying the water.
C. Treated water shall be retained in the pipe long enough to destroy all spore-forming bacteria. This retention period shall be at least twenty-four hours. After

the chlorine-treated water has been retained for the required time, the chlorine residual at the pipe extremities and at other representative points should be
at least ten ppm.

D. In the process of chlorinating newly laid pipe, all valves or other appurtenances shall be operated while the pipeline is filled with the chlorinating agent.
E. All water mains and services shall be disinfected and tested according to the requirements of the Standards for Disinfecting Water Mains, AWWA C601. All

disinfection shall be performed by an independent firm exhibiting experience in the methods and techniques of this operation, and shall be approved by the
County.

17. Final Flushing and Testing.
A. Following chlorination, all treated water shall be thoroughly flushed from the newly laid pipeline at its extremities until the replacement water, throughout its

length shall, upon test, be approved as safe water by the County Engineer. This quality of water delivered by the new main should continue for a period of at
least two full days as demonstrated by laboratory examination of samples taken from a tap located and installed in such a way as to prevent outside
contamination. Samples should never be taken from an unsterilized hose or from a fire hydrant, because such samples seldom meet current bacteriological
standards.

B. After disinfecting and flushing, water samples shall be collected by the contractor on two successive days, with notice given, so that the collection may be
witnessed by the County. Bacteriological sampling and analysis of the samples shall be performed by a laboratory approved by the Illinois Department of
Public Health and the County. Should the initial treatment result in an unsatisfactory bacterial test, the procedure shall be repeated until satisfactory results
are obtained. The contractor or developer shall pay for the sampling and analysis. Results of the analysis shall be transmitted by the laboratory directly to
the County Engineer. Test results shall indicate the date the sample was collected, the date the analysis was made, the exact locations at which samples
were taken, the firm submitting the sample, and the project at which the samples were collected. Sufficient samples shall be collected in order to insure that
the system is bacteriologically safe.

18. Any areas where solid rock is encountered when laying the water main, approved bedding material shall be used.

EARTHWORK NOTES
1. Sanitary Sewer shall be constructed in accordance with the following:

A. "Standard Specifications for Water and Sewer Main Construction in Illinois" (Standard Specifications), Seventh Edition dated 2014 (and all revisions and
supplements thereto).

B. All applicable state and local plumbing codes.
C. Additional details and requirements provided in the contract documents, including this plan set.
Where criteria of the aforementioned specifications conflict, the more stringent criteria shall be implemented.

2. Contact all public and private utility companies 48 hours prior to any excavation.  Cost of replacement or repair of existing utilities damaged as a result of the
contractor's operation shall be the contractor's responsibility.

3. The contractor shall field verify the elevations of the benchmarks prior to commencing work.  The contractor shall also field verify location, elevation and size of
existing utilities, and verify floor, curb or pavement elevations where matching into existing work.  The contractor shall field verify horizontal control by referencing
shown coordinates to known property lines.  Notify engineer of discrepancies in either vertical control prior to proceeding with work.

4. Refer to building plans for exact locations of new utility entries.
5. Install cleanouts and manholes in accordance with the standard details in this plan set and with the aforementioned standard specifications. The contractor shall

adjust all cleanouts and manhole castings to final grade as defined in this plan set.
6. Cap ends of any conduits installed and mark ends.
7. All sanitary sewers under and within two feet of any existing or proposed pavement shall be backfilled with granular backfill material IDOT gradation FA-6 or

approved equal (grade 8 or grade 9).
8. Sanitary sewer services shall be 6" watermain quality SDR 26 PVC in accordance with ASTM D2241. All services shall be sloped from the main at 1% minimum

unless otherwise noted.
9. Joints for all sanitary sewer shall confirm to ASTM D-3212 for PVC pipe. Pipes shall be joined by means of a flexible gasket. Gaskets for PVC pipe joints shall be in

conformance with ASTM A21.11-79 (AWWA C111).
10. All new sanitary manholes shall be vacuum tested in accordance with ASTM C1244.
11. All utility and service trenches within three (3) feet of paved surfaces, or at a distance specified by the Engineer, shall be backfilled with CA-7 (Virgin Crushed

Limestone). FA-6 (clean beach sand) material shall be used in all other unpaved locations.
12. Disconnection of existing services shall be by means of cutting out existing wye or tee and replacing with a straight piece of equal size pipe and making the final

connection with non-shear mission couplings. Disconnection of all services must be performed prior to the demolition of an existing structure.
13. Existing services to be abandoned shall be filled or removed.
14. Infiltration testing.

A. It is the intent of this title to secure a sewer system with a minimum amount of infiltration. The maximum allowable infiltration shall not exceed two hundred
gallons per inch of diameter of sewer per mile per twenty-four hour day at any time for any section of the system. The joints shall be tight and any joint with
visible leakage or leakage in excess of the amount specified above shall be repaired at the contractor's expense.

B. The repair must be of a permanent nature and of a quality equal to initial work which is constructed in conformance with the applicable specifications.
C. Immediately after backfilling, the entire length of the sewer trench, including stubs, shall be inundated to normal ground water level or eighteen inches above

the top of sewer pipe, whichever is higher. At that time, infiltration tests shall be made to determine compliance with the allowable infiltration criteria. To
measure the amount of infiltration, the contractor shall furnish, install, and maintain a v-notch shape crested weir in a metal frame tightly secured at the lower
end of each sewer test section as directed by the Will County engineer or his / her authorized representative. The Will County engineer or his / her authorized
representative will check the infiltration by measuring the flow over such weirs. When infiltration is demonstrated to be within the allowable limits, the
contractors shall remove such weirs.

15. Exfiltration testing:
A. If during the construction of the sewer system the engineer determines that it is impractical to obtain a proper infiltration test, then a test for watertightness

shall be made by bulkheading the sewer at the manhole at the lower end of the section under test and filling the sewer with water to eighteen inches above the
top of the sewer in the manhole at the upper end of the section. Leakage will then be the measured amount of water added to maintain the above described
level at a maximum allowable exfiltration rate of two hundred gallons per inch of diameter of sewer per mile per twenty-four hour day at any time for any
section of the system.

16. Air testing:
A. In lieu of infiltration or exfiltration testing, the Will County engineer may permit air testing in accordance with ASTM C828.

17. Deflection testing for flexible conduit
A. All sanitary sewer lines shall be deflection tested after 30 days following final backfill operations.
B. If the deflection test is to be run using a rigid ball or mandrel, it shall have a diameter equal to 95% of the base diameter of the pipe as described in ASTM

D3034.  The test shall be performed without mechanical pulling devices.
C. Wherever possible and practical, the testing shall initiate at the downstream lines and proceed towards the upstream lines.
D. Maximum allowable pipe deflection is 5%. Where deflection is found to be in excess of 5% of the original pipe diameter, the contractor shall excavate to the

point of excess deflection and carefully compact around the point excess deflection was found.  The line shall then be retested for deflection. If after the initial
testing the deflected pipe fail to return to the original size (inside diameter), the line shall be replaced at the contractor's expense.

18. All new sanitary manholes shall be vacuum tested in accordance with ASTM C1244.

1. A geotechnical exploration has been performed for this development. Reference Report of Geotechnical Exploration performed by APEC, Job Number 2020-046
(Collins, P.E.).

2. Unsuitable Materials:
Assume that if unsuitable materials are encountered and the replacement of these materials is required, this situation shall be handled as follows:
A. The site contractor shall notify the general contractor immediately. The project superintendent, prior to the undercutting being completed, shall approve any

additional undercutting.  The quantities shall be verified by the engineer as the additional removal is being completed.
B. If approved by the engineer, these materials shall be removed and replaced with compacted granular materials and compacted in accordance to required

standards.  The cost of this work shall be an extra to the contract, with the cost being adjusted by change order.
C. If the site contractor is furnishing any off site materials, a representative sample of such materials shall be furnished to the general contractor's approved

testing agency to determine a proctor.
D. These materials shall be placed as homogeneously as possible to facilitate accurate compaction and moisture testing.

3. Definition for materials
A. "Organic material" is defined as material having an organic content in excess of 8% or as determined by the project owner's engineer.
B. Topsoil shall be friable and loamy (loam, sandy loam, silt loam, sandy clay loam, or clay loam).

B.1. Sand content shall generally be less than 70% by weight.
B.2. Clay content shall generally be less than 35% by weight.
B.3. Organic soils, such as peat or muck, shall not be used as topsoil.

C. Topsoil shall be relatively free from large roots, weeds, brush, or stones larger than 25 mm (1 inch).  At least 90% shall pass the 2.00 mm (no. 10) sieve.
D. Topsoil ph shall be between 5.0 and 8.0.  Topsoil organic content shall not be less than 1.5% by weight.  Topsoil shall contain no substance that is potentially

toxic to plant growth.
E. “Existing on-site material within moisture content limits” is defined as material of such a quality that the specified compaction can be met without any

additional work other than "densifying" with a roller. Scarification and drying of this material will not need to be done prior to compaction.
F. “Existing on-site material NOT within moisture content limits” is defined as material with a high moisture content that can not meet specified compaction

requirements without scarification and drying, chemical stabilization, etc. of this material prior to compaction.
G. “Unsuitable material” is defined as any materials that:

G.1. Cannot be utilized as “topsoil” (organic) for landscape areas.
G.2. Cannot be utilized as “engineered fill” regardless of moisture content and / or does not structurally meet the standards of the project owner's

engineer's recommendations for “engineered fill”.
G.3. Can be defined as natural materials or materials from "demolition" and / or excavated areas (i.e., materials that would not be suitable for "engineered

fill").
H. “Off-site material” is defined as any materials that are brought from any area not indicated on this plan set.
I. “Trench backfill” shall be defined as any materials used for the purposes of backfilling any trench and / or any excavation requiring backfilling.  Refer to

“Standards for fill areas” to determine acceptable materials and procedures.
J. The term “stripping” or “strip” as used herein shall be defined as the removal of all “organic materials” from a given area. The term “organic materials” is

defined as material having an organic content over 8% based on ASTM D2974, or as defined by the owner's engineer.
4. Standards for cut areas:

A. A "cut area" is defined as any area where “engineered fill” is not required to bring the site to design subgrade elevation. Instead, excavation or "cutting" is
required to achieve design subgrade elevation (“engineered fill” being defined as any material being “offsite material”).

B. In "cut areas" the site contractor shall perform one of the following procedures at the discretion and in the presence of a representative of the owner's
engineer and the project architect:
B.1. For exposed building or parking lot subgrades consisting primarily of granular soils, the exposed subgrade should be compacted / densified by at least

one (1) pass of a smooth-drummed vibratory roller having a minimum gross weight of 10 tons.
B.2. For exposed building or parking lot subgrades consisting primarily of cohesive soils, the exposed subgrades should be proof-rolled with a fully-loaded

six-wheel truck having a minimum gross weight of 25 tons.  The maximum allowable deflection under the specified equipment shall be 1/2".
C. In the event that adequate stability of granular soils subgrades cannot be achieved by the procedures as outlined in item 1 above, or that deflections greater

than 1/2" are observed during the “proof rolling” of cohesive soils subgrades (as outlined in item 2 above) additional corrective measures will be required.
These measures could include, but not necessarily be limited to, scarification, moisture conditioning, re-compaction, undercutting and replacement with
engineered fill or crushed stone (with or without geotextiles), or chemical stabilization.

D. It shall be considered as part of the scope of these documents (and thus part of this contractor's responsibility) to perform scarification and drying of the
subgrade per Illinois Department of Transportation (IDOT) standards (scarify a 16” depth for 3 days).  If this does not work then additional drying measures
shall be an extra to the contract.

E. Any proposed corrective measures by the contractor should be reviewed by the owner's engineer and the project architect. In the event that in the opinion of
the owner's engineer and / or the project architect proof rolling is not a good indicator of the subgrade stability, an alternative method shall be specified by
the owner's engineer and / or the project architect.

5. Standards for fill areas:
A. A “fill” area is defined as any area where material is required to adjust the existing elevation to a proposed subgrade elevation (these areas require installation

of  “engineered fill” to achieve design subgrade elevation).  “Engineered fill” material can be defined as either “granular soil” or “soil” that is either from the
construction site or is “offsite material”. Materials having their origin from the construction site is referred to as “borrow”. The composition and the compaction
standards of the engineered fill for this project will be specified by owner's engineer and the project architect.

B. In "fill” areas, "borrow" materials are allowed to be utilized as engineered fill such that the site contractor compacts the "borrow" areas to the specified
compaction.

6. Compaction standards (for engineered fill and back filled areas)
A. Prior to placement of fill in areas below the design grade, the exposed subgrade should be observed by a representative of the owner's engineer to evaluate

that adequate stripping has been performed.  Additionally, the proof rolling or compacting procedures outlined in the "standards for cut areas" section of these
notes should be performed.  It is typical practice to proof roll (and densify if necessary) exposed subgrades prior to filling.  If soft or unstable subgrades are
observed, these areas should be stabilized or undercut.  Minimum compaction standards are based upon a percentage of the fill or backfill material's maximum
standard proctor dry density (ASTM D698).  All engineered subgrades should meet the following minimum compaction:
A.1. Areas under foundations bases:

A.1.A. 95% standard proctor for all fill placed below foundation base elevation in the building area.
A.2. Areas under floor slabs and above foundations/footing bases:

A.2.A. 95% standard proctor for all fill placed more than 12 inches below final grade for support of floor slabs and above foundation base elevation in
the building area.

A.2.B. 95% standard proctor for fill placed in the upper 12 inches of design subgrade below slabs.  The granular fill under the floor slab should be
compacted to a minimum of 95% standard proctor.

A.3. Areas under pavement sections:
A.3.A. 95% standard proctor for all fill placed more than 12 inches below passenger car pavement sections and 95% standard proctor for the top 12

inches.
A.4. Landscaped areas:

A.4.A. 90% standard proctor for all fill placed in landscape areas.  These areas should be brought to grade with "topsoil" to a depth of 12 inches in
areas to be seeded, 6 inches in areas to be sodded, and 24 inches for all interior curbed landscape islands.

A.5. Base course portion of pavement sections:
A.5.A. 95% standard proctor for all base course materials that are part of a “pavement section”.

B. The option of utilizing the modified proctor (ASTM D1557) in lieu of the specified standard proctor (ASTM D698) shall be at the discretion of the general
contractor, contingent upon written approval by the architect and owner's engineer.

C. All backfill and fill materials shall be placed in lifts not greater than 8" in loose depth. Before compacting, moisten or aerate each layer as necessary to provide
optimum moisture content. Compact each layer to required percentage of maximum density of the area.

7. Finish grading:
A. The term “finish grading” as used herein shall be defined as that condition that areas not receiving a finish product such as parking areas, driveways,

roadways, sidewalks, etc. Finish graded areas would generally be those areas receiving “landscaping” such as seed, sod, trees, bushes, mulch, etc.
B. The site contractor is responsible for "finish grading" all areas within the perimeter of the "construction site".  The definition of the "construction site" is the

area encompassing all disturbed areas that were disturbed as a result of the construction process relating to the general contract of which this site contract
was part of.

1. The contractor shall be responsible for the demolition and removal of all items that impede the proper placement of any items proposed by this plan set.
2. The removal work shall include but not be limited to: obtaining all demolition permits required, removal of the existing trees, sealing of the existing water well(s),

removal any septic system or dry wells (if any) and other items to complete the removals.
3. The contractor shall remove all materials deemed unsuitable by the engineer within eight inches of the proposed building footprint to the depth that such unsuitable

materials exist. Voids shall be filled in accordance with the "Earthwork Notes" on this plan sheet.
4. Tree removal shall include the complete removal of all stumps and roots.
5. The contractor shall coordinate disconnection, removal, and relocation of the existing utilities with the appropriate utility companies. The contractor shall be

responsible for all fees that are levied by utility companies in conjunction with demolition and removal of existing utilities.
6. Disposal of all materials shall comply with all local, state, and federal regulations. All waste material shall be disposed of off-site. The contractor shall be responsible

for the removal of all materials from the site, including all associated permits and regulatory requirements.
7. The contractor shall be familiar with the appropriate specifications for well abandonment, materials, procedures, and access to equipment required to properly seal

wells (if any). The contractor shall be responsible to obtain, complete, and file the appropriate forms through Will County and the Illinois Environment Protection
Agency (IEPA).

8. The contractor shall maintain all existing utility services to adjacent lots. Interruption of services to adjacent lots shall not occur without proper approval. A
minimum of 48 hours notice shall be given to the property owners prior to the connection of the new services. The contractor shall be responsible for costs
associated with the connection of temporary utility services, if required, to facilitate construction staging.

9. The contractor shall ensure that all existing parking, sidewalks, drives, etc., are free and clear of any construction activity and / or excavated and hauled material to
ensure easy and safe pedestrian and vehicular traffic to and from adjacent sites.

10. The contractor shall perform a full-depth saw cut along the perimeter of pavement removal that abuts existing pavement that is to remain.
11. Any damage sustained by items that are to remain in place shall be repaired or replaced to the owner's satisfaction at no cost to the owner.

DEMOLITION NOTES

1. Storm sewer shall be constructed in accordance with the following:
A. "Standard Specifications for Water and Sewer Main Construction in Illinois" (Standard Specifications), Seventh Edition dated 2014 (and all revisions and

supplements thereto)
B. Standards and requirements of Will County.
C. Additional details and requirements provided in the contract documents, including this plan set.

Where criteria of the aforementioned specifications conflict, the more stringent criteria shall be implemented.
2. All storm sewer pipe shall be reinforced concrete pipe unless otherwise specified in this plan set.
3. All storm sewer system elements shall conform to the following specifications:

A. Storm pipe:
A.1. Reinforced circular concrete pipe (12" diameter and larger) shall be Class III (minimum), wall B, in accordance with ASTM C76.
A.2. Polyvinyl Chloride (PVC) pipe shall conform with ASTM D3034.

B. Joints for storm pipe:
B.1. Reinforced concrete pipe shall be in accordance with ASTM C443 ("O" ring).
B.2. PVC shallbe solvent welded joints pert ASTM D2855 or flexible elastomeric seals per ASTM D3212.

C. Manholes and Catch Basins:
C.1. Manholes and catch basins shall be precast reinforced concrete in accordance with ASTM C478.
C.2. Adjusting rings:

C.2.a. No more than 2 precast concrete adjusting rings shall be allowed.
C.2.b. Precast concrete adjusting rings shall have a maximum height of 8 inches.

C.3. For pipe and frame seals, all pipe connection openings shall be precast with resilient rubber watertight pipe to manhole sleeves or seals. External flexible
watertight sleeves shall also extend from the manhole cone to the manhole frame.

C.4. All bottom sections shall be monolithically precast including bases and invert flowlines.
D. Castings (Unless otherwise noted within the plans):

D.1. Curb inlets / catch basins: Neenah R3281-A or R-3278-1
D.2. Depressed curb inlets / catch basins: R-3506-A2
D.3. Catch basin / manhole type "D":

D.3.a. Grate: Neenah R-2504 ("Open" manholes only)
D.3.b. Frame: Neenah R-1713

D.4. Catch basin (unpaved areas; "beehive"): Neenah R-4340-B
4. Inspect pipe for defects and cracks before being lowered into the trench, piece by piece.  Remove and replace defective, damaged or unsound pipe or pipe that has

had its grade disturbed after laying.  Protect open ends with a stopper to prevent earth or other material from entering the pipe during construction.  Remove dirt,
excess water, and other foreign materials from the interior of the pipe during the pipe laying progress.

5. Install pipe in accordance with manufacturer's written recommendations.
6. Commence installation at the lowest point for each segment of the route.  Lay RCP with the groove or bell end up-stream.
7. Lay pipe to the required line and slope gradients with the necessary fittings, bends, manhole, risers and other appurtenances placed at the required location as

noted on Drawings.
8. All utility and service trenches within three (3) feet of paved surfaces, or at a distance specified by the Engineer, shall be backfilled with CA-7 (Virgin Crushed

Limestone). FA-6 (clean beach sand) material shall be used in all other unpaved locations.
9. Compact backfill to 98 percent of maximum density in accordance with ASTM D698, (or 95 percent of maximum density, in accordance with ASTM D1557) obtained

at optimum moisture as determined by AASHTO T180.
10. Do not backfill trenches until required tests are performed and utility systems comply with and are accepted by applicable governing authorities.
11. Backfill trenches to contours and elevations shown on the drawings.

STORM SEWER NOTES

SANITARY SEWER NOTES

WATER UTILITY NOTES

GENERAL PAVING NOTES
1. All pavement shall be constructed in accordance with the following:

A. Concrete pavement shall be constructed in accordance with the Illinois Department of Transportation (IDOT) "Standard Specifications for Road and Bridge
Construction" (Standard Specifications), latest edition, including all updates and standards thereto.

B. Standards and requirements of Will County.
C. Additional details and requirements provided in the contract documents, including this plan set.

2. All proposed pavement areas shall be stripped of all topsoil and unsuitable material and excavated or filled to within 0.10 feet of design subgrade.
3. The subgrade of pavement areas shall be free of all unsuitable material and shall be compacted to a minimum 95 per cent of Standard proctor density.
4. The subgrade shall be proof rolled, inspected and approved by the Will County prior to placing the base material.  Notify the engineer at least 48 hours prior to

finished subgrade preparation.
5. The earthwork contractor shall be responsible for removal of spoil material from the underground contractors, preparing the roadway subgrade, proof rolled, placing

topsoil to a minimum depth of 4 inches to finished grade in the parkways areas only, grading of drainage swales, and all other tasks as directed by the owner or
engineer.

6. The quantities contained in these documents are approximate and estimated, and are presented as a guide to the contractor in determining the scope of work.  It is
the Contractor's responsibility to determine all quantities and to become familiar with the site and soil conditions.

7. The paving Contractor is responsible for the final subgrade preparation, proof rolling, the pavement base, binder, and surface, and all final clean-up and related
work associated with the paving operation.

8. The proposed pavement shall be of the type and thickness as specified in the engineering drawings, and constructed in strict conformance with the previously
referenced IDOT standard specifications and Will County.

9. Areas of deficient paving, including compaction, smoothness, thickness, and asphalt mixture, shall be delineated, removed, and replaced in compliance with
Specifications requirements unless corrected otherwise as directed and approved by the owner.

10. Field quality control tests specified herein will be conducted by the owner's Independent Testing Laboratory (ITL) at no cost to the contractor.  Any testing and
inspection resulting from the requirements of necessary permits by Will County or the State of Illinois shall be at the contractor's expense. The contractor shall
perform additional testing as considered necessary by the contractor for assurance of quality control.  Retesting required as a result of failed initial tests shall be at
the contractor's expense.

A. Field testing, frequency, and methods may vary as determined by and between the owner, the ITL and Will County.
B. Testing shall be performed on finished surface of each asphalt concrete course for smoothness, using 10'-0" straightedge applied parallel with, and at right

angles to centerline of paved area.  The following tolerances in 10 ft shall not be exceeded: Base Course Surface: 1/4-inch, Wearing Course Surface:
1/8-inch.

C. No ponding shall occur on paved surfaces.
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EXISTING CURB AND GUTTER

PROPOSED STORM SEWER

EXISTING STORM SEWER

EROSION CONTROL REFERENCE NOTES
SEE CONSTRUCTION ENTRANCE DETAIL IN SWPPP BINDER. THE
CONSTRUCTION EXIT SHALL BE A MINIMUM OF 24' IN WIDTH AND 50' FEET IN
LENGTH FROM EXISTING PAVED SURFACE. ALL CONSTRUCTION TRAFFIC MUST
UTILIZE CONSTRUCTION EXITS PER DETAIL TO ACCESS THE PUBLIC ROAD.
DURING CONSTRUCTION, THE CONSTRUCTION EXITS MAY BE SHIFTED AT THE
CONTRACTOR'S DISCRETION TO FACILITATE GRADING OPERATION. EXIT MUST
TERMINATE AT EXISTING PAVED SURFACE. THE CONTRACTOR SHALL BE
RESPONSIBLE FOR ENSURING THAT THE RUNOFF FROM THE CONSTRUCTION
EXIT IS DIRECTED BACK TOWARD THE SITE OR THAT THE RUNOFF IS CLEAR OF
SEDIMENT.

THE CONTRACTOR MAY PERMANENTLY REMOVE ANY PORTION OF THE
PERIMETER SILT FENCE AFTER ESTABLISHMENT OF FINAL GRADE AND/OR
FINAL STABILIZATION RENDERS THE RESPECTIVE PORTION OF THE PERIMETER
SILT FENCE UPSTREAM OF A DISTURBANCE AND/OR INEFFECTIVE AS A BEST
MANAGEMENT PRACTICE. ANY SUCH REMOVAL SHALL BE NOTED ON THE
SWPPP SITE MAPS ALONG WITH UPSTREAM STABILIZATION AND GRADING
CONDITIONS.

NO STRUCTURE SHALL BE ALLOWED TO BE PROTECTED WITH ANY MEASURE
OTHER THAN THOSE DETAILED IN THIS SWPPP SITE MAP FOR MORE THAN 48
HOURS OR IF RAIN IS IMMINENT.  STRUCTURES THAT WILL NOT RECEIVE A
CASTING WITHIN 48 HOURS OF INSTALLATION SHALL RECEIVE INLET
PROTECTION. UPON INSTALLATION OF THE GRATE, INLET PROTECTION SHALL
BE INSTALLED RESPECTIVE TO THE TYPE OF GRATE. STRUCTURES WITH
CLOSED LIDS WILL NOT REQUIRE PROTECTION FOLLOWING INSTALLATION OF
LID. CONTRACTOR SHALL NOTE TIME STRUCTURE INSTALLATION (AND
PROTECTION INSTALLATION, INCLUDING TYPES OF PROTECTION) ARE
EMPLOYED. WHENEVER PIPE INSTALLATION IS HALTED FOR MORE THAN 24
HOURS OR WHEN RAIN IS IMMINENT, THE OPEN END SHALL BE PROTECTED
WITH A TEMPORARY BULK HEAD. A 3/4" SHEET OF PLYWOOD THAT EXTENDS 6"
BEYOND THE OUTSIDE DIAMETER OF THE PIPE SHALL BE PLACED AGAINST THE
EXPOSED PIPE END. GRAVEL SHALL BE PLACED AGAINST THE PLYWOOD IN
SUFFICIENT QUANTITY SO AS TO ENSURE THE TIGHTEST POSSIBLE SEAL. THE
TRENCH SHALL BE DEWATERED PRIOR TO REMOVING THE BULKHEAD.

CIP SHALL BE PLACED TO PROTECT THE UPSTREAM END OF THE PERMANENT
OUTFALL PIPE PRIOR TO PIPE INSTALLATION. CIP SHALL NOT BE REMOVED
UNTIL PERMANENT STABILIZATION IS ACHIEVED.

SHORT TERM EROSION CONTROL FABRIC NAG SC150 SHALL BE APPLIED TO
ALL SLOPES 4:1 OR STEEPER THAN 4:1 PRIOR TO PERMANENT SEEDING.
FOLLOW MANUFACTURER SPECIFICATIONS FOR INSTALLATION. CONTRACTOR
SHALL NOTE ALL AREAS WHERE NAG SC150 HAS BEEN INSTALLED RELATIVE TO
ASBUILT GRADES AND FURNISH THESE BOUNDARIES TO THE CIVIL ENGINEER
UPON REQUEST. PERMANENT SEEDING SHOULD BE PLANTED AS SOON AS IT IS
PRACTICAL TO ENSURE PROPER GERMINATION PRIOR TO TERMINATION OF
PERMIT COVERAGE. THE CONTRACTOR SHALL PLANT PERMANENT SEEDING AS
SPECIFIED ON THE LANDSCAPING PLAN AS SOON AS FINAL BASIN GRADES ARE
ESTABLISHED AS SPECIFIED ON THE GRADING PLAN. SEE SITE LANDSCAPING
PLAN FOR EXACT GROUND COVER TYPE AND LOCATION.

PROVIDE TEMPORARY SEDIMENT TRAP IN LOCATION OF DETENTION UNTIL
DETENTION IS CONSTRUCTED. SEE CONSTRUCTION SPECIFICATION AND
DEWATERING DETAIL INCLUDED IN SWPPP BINDER

SEE DETAIL IUM-654BW. THE USE OF THE CONSTRUCTION AREA WASHOUTS IN
IUM-654SB AND IUM-643-ET OR APPROVED EQUIVALENT IS ALSO ALLOWABLE.
CONCRETE WASHOUT AREA MAY BE RELOCATED AS NECESSARY AS
CONSTRUCTION PROGRESSES.

SEE DETAIL IL-611 FROM THE ILLINOIS URBAN MANUAL . STONE FOR RIPRAP
SHALL CONSIST OF FIELD STONE OR ROUGH UNHEWN QUARRY STONE. THE
STONE SHALL BE HARD AND ANGULAR AND A QUALITY THAT WILL NOT
DISINTEGRATE UPON EXPOSURE TO WATER OR WEATHERING. THE SPECIFIC
GRAVITY OF THE INDIVIDUAL STONE SHALL BE AT LEAST 2.5. THE MEDIAN
SIZE OF THE STONE SHALL BE 5 INCHES. RECYCLED CONCRETE EQUIVALENT
MAY BE USED IN LIEU OF STONE PROVIDED IT HAS A DENSITY OF AT LEAST
150 POUNDS PER CUBIC FOOT, AND DOES NOT HAVE ANY EXPOSED STEEL OR
REINFORCING BARS.

1. PLACE SWPPP BOX ON SITE.  SWPPP BOX SHALL CONTAIN A COPY OF THE LETTER OF
COVERAGE AND ILLINOIS GENERAL PERMIT. SWPPP BOX SHALL CONSIST OF LARGE MAILBOX
WITH THE LETTERS “SWPPP” ON THE SIDES.  MAILBOX SHALL BY SUPPORTED BY A 4"X4" POST
IN A 5-GALLON BUCKET OF CONCRETE, TO ALLOW THE BOX TO BE PORTABLE AND REUSABLE.

2. PREPARE TEMPORARY PARKING AND STORAGE AREA. UPON IMPLEMENTATION AND
INSTALLATION OF THE FOLLOWING AREAS:TRAILER, PARKING, LAY DOWN, PORTA-POTTY,
WHEEL WASH, CONCRETE WASHOUT, MASONS AREA, FUEL AND MATERIAL STORAGE
CONTAINERS, ETC., DENOTE THEM ON THE SITE MAPS IMMEDIATELY AND NOTE ANY
CHANGES IN THE LOCATIONS AS THEY OCCUR THROUGHOUT THE CONSTRUCTION PROCESS.

3. CONSTRUCT THE SILT FENCES ON THE SITE. INSTALL INLET PROTECTION DEVICES IN
EXISTING STRUCTURES.

4. DEMOLISH BUILDINGS.
5. TEMPORARILY SEED, THROUGHOUT CONSTRUCTION, DENUDED AREAS THAT WILL BE

INACTIVE FOR 14 DAYS OR MORE.
6. CONSTRUCT TEMPORARY SEDIMENT TRAP AND INSTALL OUTLET CONTROL PROTECTION AND

LEVEL SPREADER
7. INSTALL UTILITIES, UNDERDRAINS, AND STORM SEWERS. INSTALL INLET PROTECTION

CONCURRENTLY.
8. PERMANENTLY STABILIZE AREAS TO BE VEGETATED AS THEY ARE BROUGHT TO FINAL

GRADE.
9. PREPARE AREA OF SITE FOR PAVING FOR PARKING AREAS.
10. PAVE AREA OF SITE.
11. COMPLETE GRADING AND INSTALLATION OF PERMANENT STABILIZATION OVER ALL AREAS.
12. REMOVE ALL TEMPORARY EROSION AND SEDIMENT CONTROL DEVICES (ONLY IF SITE IS

STABILIZED.)

STORM STRUCTURE

DIRECTION OF OVERLAND FLOW AND SLOPE

DIRECTION OF OVERLAND FLOOD ROUTE

TURF AREA (SEE LANDSCAPING PLAN FOR TYPE)

X.XX SEE SPECIFIC KEY NOTE ON THIS SHEET

EROSION DETAILS (SEE SWPPP DETAILS SHEET FOR ITEMS BELOW)

TEMPORARY STONE CONSTRUCTION EXIT

TEMPORARY SILT FENCE

INLET PROTECTION PER STRUCTURE TYPE

SHORT TERM SLOPE EROSION CONTROL
BLANKET DURING CONSTRUCTION ACTIVITIES

SEQUENCE OF CONSTRUCTION

CULVERT INLET PROTECTION (H = 1' MIN.)

SITE DESCRIPTION
SITE LOCATION:
LOCATED AT 7600 US-30 (NE CORNER OF US-30 AND S FRANKFORT SQUARE ROAD), FRANKFORT, WILL
COUNTY, IL, 60423, BEING A PORTION OF THE NW QUARTER OF SECTION 24, RANGE 12E OF THE THIRD
PRINCIPAL MERIDIAN.

LATITUDE: 41.506639
LONGITUDE: -87.506639

ADJACENT PROPERTIES:  THE SITE IS BORDERED BY A VACANT LOT TO THE NORTH, A BANK TO THE
EAST, A RESIDENTIAL NEIGHBORHOOD TO THE SOUTH, AND A COMMERCIAL DEVELOPMENT TO
THE WEST.

SITE TOPOGRAPHY:
THE SITE GENERALLY SLOPES DOWN FROM THE SOUTH TO THE NORTH OF THE LOT. THE EXISTING

SITE IS A CIRCLE K GAS STATION, CONVENIENCE STORE, AND CAR WASH. THE EXISTING SITE
CONSISTS OF ROOFTOPS AND LANDSCAPED AND PAVED SURFACES.

RAINFALL INFORMATION:  THE TOTAL AVERAGE ANNUAL RAINFALL FOR THE PROJECT AREA IS
APPROXIMATELY 41 INCHES.

POST-CONSTRUCTION CONDITIONS:  POST-CONSTRUCTION RUNOFF COEFFICIENT OF THE SITE: 0.67
(IMPERVIOUS C =0.95, PERVIOUS C = 0.25).
TOTAL SITE AREA: LIMITS OF SITE = 1.66 AC±

LIMITS OF DISTURBANCE = 2.03 AC±
SITE IMPERVIOUS AREA: 1.00 AC±
SITE SEEDED AREA: 0.66 AC±

ENVIRONMENTAL PERMITS - OTHER THAN NPDES, STORMWATER AND/OR EROSION AND SEDIMENT
CONTROL: WETLANDS-NONE

THREATENED AND ENDANGERED SPECIES: THERE ARE NO KNOWN ISSUES RELATED TO THREATENED
AND ENDANGERED SPECIES

HISTORICAL PROPERTIES: THERE ARE NO KNOWN ISSUES RELATED TO HISTORICAL PRESERVATION
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DETAILED DESCRIPTION OF THE LOCATION OF THE SWPPP
DOCUMENTATION (CERTIFICATIONS, INSPECTION FORMS, AND SITE MAPS)

ON THE SITE. IF DOCUMENTATION IS NOT ON SITE, A DETAILED SET OF
DIRECTIONS MUST BE GIVEN TO THE DOCUMENT LOCATION. SWPPP

DOCUMENTS MUST BE AVAILABLE FOR INSPECTION WHILE CONSTRUCTION
ACTIVITY IS PRESENT.
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BENCHMARKS (IL STATE PLANES - EAST ZONE, NAVD 88 DATUM)

BENCHMARK 2
(N 1763181.85, E 1130010.91)
NW BOLT ON FIRE HYDRANT LOCATED
APPROXIMATELY 55' NORTH OF CL OF US-30 AND
510' EAST OF CL OF S FRANKFORT SQUARE ROAD

BENCHMARK 1
(N 1763479.86, E 1129523.15)
BOLT IN "MUELLER" ON FIRE HYDRANT LOCATED
APPROXIMATELY 350' NORTH OF THE CL OF US-30 AND
25' WEST OF THE CL OF S FRANKFORT SQUARE ROAD
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US ROUTE 30

GRADING NOTES
1. THE CONTRACTOR SHALL FIELD VERIFY THE ELEVATIONS OF THE BENCHMARKS PRIOR TO

COMMENCING WORK.  THE CONTRACTOR SHALL ALSO FIELD VERIFY LOCATION AND
ELEVATION OF EXISTING PIPE INVERTS, FLOOR ELEVATIONS CURB OR PAVEMENT WHERE
MATCHING INTO EXISTING WORK.  THE CONTRACTOR SHALL FIELD VERIFY HORIZONTAL
OR VERTICAL CONTROL BY REFERENCING SHOWN COORDINATES OR ELEVATIONS TO
HORIZONTAL OR VERTICAL CONTROL POINTS PRIOR TO PROCEEDING WITH WORK.

2. ALL UNSURFACED AREAS ARE TO RECEIVE FOUR INCHES OF TOPSOIL AND SODDED (OR
SEEDED WHERE NOTED) AND WATERED UNTIL A HEALTHY STAND OF GRASS IS
OBTAINED.

3. ALL STORM SEWER PIPE IS TO BE REINFORCED CONCRETE CULVERT PIPE CLASS IV
UNLESS OTHERWISE NOTED.  WHERE HDPE OR PVC PIPE IS LISTED AS ACCEPTABLE
MATERIALS, PVC SDR 35, HDPE DOUBLE WALL (ADS N-12), OR PVC SCHEDULE 40 MAY BE
USED AT THE CONTRACTOR'S DISCRETION.

4. THE MAXIMUM SLOPE RATIO ON CUT/FILL SLOPES IS 3.5 HORIZONTAL TO 1 VERTICAL.

5. PROPERTY CORNERS SHALL BE CAREFULLY PROTECTED UNTIL THEY HAVE BEEN
REFERENCED BY A PROFESSIONAL LAND SURVEYOR. PROPERTY MONUMENTS DISTURBED
BY THE CONTRACTOR'S OPERATION SHALL BE REPLACED AT THE CONTRACTOR'S
EXPENSE.

6. CONTRACTOR SHALL SET ALL CLEANOUT, MANHOLE AND INLET  CASTINGS, FIRE
HYDRANTS AND VALVE BOXES TO FINISHED GRADE.

7. ALL PROPOSED PAVED AREAS SHALL BE STRIPPED OF ALL TOPSOIL AND UNSUITABLE
MATERIAL AND EXCAVATED OR FILLED TO WITHIN 0.10 FEET OF DESIGN SUBGRADE.

8. THE EARTHWORK CONTRACTOR IS RESPONSIBLE FOR MAINTAINING POSITIVE DRAINAGE
AT THE CONCLUSION OF EACH WORKING DAY.

9. ROOF AND CANOPY DRAIN SHALL INCORPORATE BOOT PER DETAIL. 6" PVC PIPE SHALL
EXTEND TO A MAIN AS SHOWN ON THE PLAN. POSITIVE DRAINAGE SHALL BE
MAINTAINED TOWARD MAIN AT 1.0% MINIMUM SLOPE. 6" PVC CONNECTION TO BE MADE
WITH INSERT-A-TEE OR ENGINEER APPROVED EQUIVALENT BETWEEN DISSIMILAR
MATERIALS.
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BENCHMARK 2
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BENCHMARK 1
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D08
MANHOLE TYPE A

RIM  728.72
INV. 722.25 (15" E)

INV. 722.25 (15" W)
D07
MANHOLE TYPE A
RIM  728.12
INV. 721.80 (15" E)
INV. 721.80 (15" W)

D04
MANHOLE TYPE A

RIM  728.37
INV. 721.63 (12" SW)

D00
MANHOLE TYPE A

RIM  724.13
INV. 720.50 (12" SE)

D02
12" FES

INV. 721.00 (12" NW)

P06 128 L.F. OF 15"
RCP @ 0.35%

P05 47 L.F. OF 15"
RCP @ 0.35%

P03 63 L.F. OF 12"
RCP @ 1.00%

P02 19 L.F. OF 12"
RCP @ 0.00%

P01 59 L.F. OF 12"
RCP @ 0.85%

D01
OUTLET CONTROL STRUCTURE

RIM  727.99
INV. 721.00 (12" SE)

INV. 721.00 (12" NW)

P09 203 L.F. OF 6"
PVC Pipe @ 1.00%

D11
MANHOLE TYPE A

RIM  731.61
INV. 725.67 (6" W)
INV. 725.17 (12" E)

P08 17 L.F. OF 12"
RCP @ 1.00%

D10
12" FES

INV. 725.00 (12" W)

P07 118 L.F. OF 15"
RCP @ 0.35%

D05
15" FES
INV. 721.50 (15" SE)

P04 38 L.F. OF 15"
RCP @ 0.35%

D06
MANHOLE TYPE A

RIM  729.09
INV. 721.63 (15" E)

INV. 721.63 (15" NW)

D12
12" FES
INV. 724.00 (12" NW)

P10 16 L.F. OF 12"
RCP @ 1.00%

D13
MANHOLE TYPE A

RIM  729.56
INV. 726.16 (6" W)

INV. 724.16 (12" SE)
P11 106 L.F. OF 6"
PVC Pipe @ 1.00%

D09
15" FES
INV. 722.67 (15" W)
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BENCHMARKS (IL STATE PLANES - EAST ZONE, NAVD 88 DATUM)

BENCHMARK 2
(N 1763181.85, E 1130010.91)
NW BOLT ON FIRE HYDRANT LOCATED
APPROXIMATELY 55' NORTH OF CL OF US-30 AND
510' EAST OF CL OF S FRANKFORT SQUARE ROAD

BENCHMARK 1
(N 1763479.86, E 1129523.15)
BOLT IN "MUELLER" ON FIRE HYDRANT LOCATED
APPROXIMATELY 350' NORTH OF THE CL OF US-30 AND
25' WEST OF THE CL OF S FRANKFORT SQUARE ROAD

CENTERLINE

SECTION LINE

US ROUTE 30

PROPOSED CURB AND GUTTER

EXISTING CURB AND GUTTER

PROPOSED STORM SEWER

EXISTING STORM SEWER

800

PROPOSED GRADE BREAK LINE

PROPOSED CONTOUR LINE

EXISTING CONTOUR LINE

PROPOSED WATER SERVICE

PROPOSED SANITARY SEWER

PROPOSED GAS MAIN

PROPOSED UNDERGROUND ELECTRIC SERVICE

PROPOSED TELEPHONE SERVICE

CO.

1.6%

PROPOSED CATCH BASIN OR MANHOLE

PROPOSED CLEANOUT

DIRECTION OF SHEET FLOW

D EXISTING MANHOLE OR CATCH BASIN

NOTES
1. STORM MANHOLES D05, D06, AND D11 SHALL HAVE A SUMP DEPTH OF NOT LESS THAN 2'

BELOW BOTTOM OF UNDERGROUND CHAMBER INVERTS (UNDERGROUND INVERT =
721.0).

2. CONNECT ADS SYSTEM UNDERDRAIN TO STRUCTURE D05.

BM #1 APPROX. 100' NNW OF
PROPERTY CORNER

BM #2 APPROX. 75' ESE
OF PROPERTY CORNER
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7 L.F. OF 4" PVC PIPE
@ 1.00%

4 L.F. OF 4" PVC PIPE
@ 1.00%

GREASE TRAP EXIT
INV. 724.21 (4")

GREASE TRAP ENTRY
INV. 724.46 (4")

10 L.F. OF 4" PVC
PIPE @ 1.00%

DROP CLEANOUT
RIM  728.49
INV. 724.41 (4" S)
INV. 719.19 (4" NW)

SANITARY SERVICE ENTRY (RE: ARCH)
INV. 724.51 (4")

SANITARY SERVICE ENTRY (RE: ARCH)
INV. 724.51 (4")

SS01
4' DIA. SANITARY MANHOLE
RIM  728.03
INV. 718.61 (8" E)
INV. 718.61 (8" W)
INV. 719.11 (4" S)
INV. 719.11 (4" SE)

DROP CLEANOUT
RIM  728.46

INV. 724.20 (4" S)
INV. 719.16 (4" N)
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BENCHMARKS (IL STATE PLANES - EAST ZONE, NAVD 88 DATUM)

BENCHMARK 2
(N 1763181.85, E 1130010.91)
NW BOLT ON FIRE HYDRANT LOCATED
APPROXIMATELY 55' NORTH OF CL OF US-30 AND
510' EAST OF CL OF S FRANKFORT SQUARE ROAD

BENCHMARK 1
(N 1763479.86, E 1129523.15)
BOLT IN "MUELLER" ON FIRE HYDRANT LOCATED
APPROXIMATELY 350' NORTH OF THE CL OF US-30 AND
25' WEST OF THE CL OF S FRANKFORT SQUARE ROAD

US ROUTE 30

D

S

LEGEND
PROPERTY LINE

EXISTING WATER MAIN

PROPOSED WATER SERVICE

EXISTING SANITARY SEWER

PROPOSED SANITARY SEWER

PROPOSED STORM SEWER

EXISTING GAS MAIN

PROPOSED GAS LINE

PROPOSED UNDERGROUND ELECTRIC SERVICE

PROPOSED TELEPHONE SERVICE

EXISTING OVERHEAD UTILITY LINES

EXISTING FIRE HYDRANT ASSEMBLY

EXISTING WATER VALVE

EXISTING MANHOLE OR CATCH BASIN

PROPOSED SANITARY MANHOLE

EXISTING SANITARY MANHOLE

EXISTING UTILITY POLE

EXISTING LIGHT POLE

LIGHT POLE AND FIXTURE

EXISTING WATER VALVE

SEE DETAIL A THIS SHEET

DETAIL A

UTILITY KEY LEGEND
CURB BOX (LOCATED AT PROPERTY LINE OR AS DIRECTED BY UTILITY)

DOMESTIC WATER / FIRE SERVICE ENTRY (RE: ARCH)

500 GAL. GREASE TRAP (RE: ARCH / MEP)

PROPOSED PHONE SERVICE (2 4" CONDUITS (VERIFY WITH UTILITY))

PROPOSED ELECTRICAL SERVICE WITH PAD MOUNTED TRANSFORMER (3 PHASE, 800 AMP, 120/208 VOLTS, 4 WIRE)

PROPOSED 2" SCH. 40 STEEL PIPE GAS SERVICE (COORDINATE INSTALLATION AND SLEEVING REQUIREMENTS WITH NICOR PRIOR TO CONSTRUCTION). FINAL LOADING BTUs TBD.

GAS SERVICE ENTRY AND METER (RE: ARCH)

PROPOSED PAD MOUNTED TRANSFORMER

1

2

3

4

5

6

7

1

2

3

5

6
7

PROPOSED STORM SEWER (SEE SHEET C07)

UTILITY NOTES
1. THE CONTRACTOR SHALL PROVIDE PROPER SAFETY DEVICES IN ACCORDANCE WITH

OSHA STANDARDS FOR ALL STAFF WORKING IN OPEN TRENCH CONDITIONS.  TRENCH
BOXES AND OTHER SHORING SHALL BE REQUIRED FOR ALL TRENCH WORK, IN THE
RIGHT-OF-WAY, AND ON PRIVATE PROPERTY, WHILE THE SITE IS UNDER CONSTRUCTION.

2. ALL PRIVATE WATER MAINS CONSTRUCTED ON THE PROPERTY ARE TO BE CONSTRUCTED
WITH MATERIALS THAT FOLLOW THE STATE AND LOCAL REQUIREMENTS.  THE
CONTRACTOR IS RESPONSIBLE FOR FAMILIARIZING HIMSELF WITH ALL REQUIREMENTS
FOR PIPE MATERIAL AND OTHER WATER MAIN APPURTENANCES PRIOR TO THE START OF
CONSTRUCTION.

3. EXISTING UTILITY INFORMATION IS SHOWN FROM SURVEY WORK BY OTHERS, FIELD
OBSERVATIONS, AVAILABLE PUBLIC RECORDS AND AS-BUILT DRAWINGS.  EXACT
LOCATIONS AND ELEVATIONS OF UTILITIES SHALL BE DETERMINED PRIOR TO
INSTALLING NEW WORK.  EXCAVATE TEST PITS AS REQUIRED.

4. CONTACT ALL PUBLIC AND PRIVATE UTILITY COMPANIES 48 HOURS PRIOR TO ANY
EXCAVATION.  COST OF REPLACEMENT OR REPAIR OF EXISTING UTILITIES DAMAGED AS
A RESULT OF THE CONTRACTOR'S OPERATION SHALL BE THE CONTRACTOR'S
RESPONSIBILITY.

5. THE CONTRACTOR SHALL FIELD VERIFY THE ELEVATIONS OF THE BENCHMARKS PRIOR TO
COMMENCING WORK.  THE CONTRACTOR SHALL ALSO FIELD VERIFY LOCATION,
ELEVATION AND SIZE  OF EXISTING UTILITIES, AND VERIFY FLOOR, CURB OR PAVEMENT
ELEVATIONS WHERE MATCHING INTO EXISTING WORK.  THE CONTRACTOR SHALL FIELD
VERIFY HORIZONTAL CONTROL BY REFERENCING SHOWN COORDINATES TO KNOWN
PROPERTY LINES.  NOTIFY ENGINEER OF DISCREPANCIES IN EITHER VERTICAL CONTROL
PRIOR TO PROCEEDING WITH WORK.

6. REFER TO BUILDING PLANS FOR EXACT LOCATIONS OF NEW UTILITY ENTRIES.

7. CONTRACTOR SHALL SET ALL CLEANOUT, CASTINGS, AND VALVE BOXES TO FINISHED
GRADE.

8. ROUTE SITE ELECTRICAL TO LIGHT POLES, CANOPY, SIGN, ETC., AS SHOWN ON
ARCHITECTURAL PLANS.

2" TYPE K WATER SERVICE
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EXISTING TREES TO
REMAIN, PROTECT

385

382

TREE PROTECTION DETAIL
NOT TO SCALE

WIDTH OF TREE CANOPY
MIN. 1/3 CROWN OR 8' O.C.

STEEL 'TEE' POSTS,
MIN. 6' SPACING

WIRE OR PLASTIC MESH
CONSTRUCTION FENCING,
4' HEIGHT, WRAPPED AND
FASTENED TO POSTS

NOTES:

1. TREE PROTECTION SHALL
BE PLACED AT DRIPLINE
WHENEVER POSSIBLE

2. ALL ROOTS EXPOSED
DURING  CONSTRUCTION
SHALL BE PROTECTED.
ALL DAMAGED ROOTS
SHALL BE PRUNED AS
NECESSARY.

1. All grading and construction equipment shall be restricted within the protection fencing
limits.  No excess soil, additional fill, liquids or construction debris shall be placed within
the protection fencing limits or root zone of any tree that is noted to be preserved.

2. Crushed limestone, hydrocarbons and other materials detrimental to trees or vegetation
shall not be dumped within the protection fencing limits or root zone of any tree not at
any higher location where drainage toward the tree could conceivably effect the health
of the tree.

3. Appropriate protective fencing shall be temporarily installed for protection of preserved
vegetation or trees as shown on plan.

4. All required protective fencing must be in place before any on site construction can
begin.  The protective fencing must remain in place and be maintained during the entire
construction period.

5. The protective fencing material must be a minimum of 4' height and can be plastic
mesh, orange preferred (or green), wire or chain-link.  All fencing shall be installed to
the outer extents of the tree canopy (drip line) or at minimum within the outer 1/3 of
the tree canopy.  All fencing must be secured to metal posts driven into the ground and
spaced no further than 6 feet apart.

6. Fencing must be properly maintained during the entire construction period.
7. No other fencing, wires or attachments, other than those approved materials for

bracing, guying or wrapping shall be attached to any tree or vegetation during
construction.  All reasonable measures necessary to prevent the destruction or damage
to trees or plant material (other than those specified to be removed) shall be taken.

8. No grading or earthwork is to occur within the fenced tree protection limits nor is any
soil to be removed from within the protective fencing without prior approval of arborist,
engineer or landscape architect.

9. If any trees that are noted within or near the areas to be developed will affect more
than 1/3 of the root system, the site foreman with approval from an arborist, engineer
or landscape architect may remove such trees.

TREE PRESERVATION NOTES
1. Contractor shall verify locations of all underground utilities prior to begining

construction on his phase of work. Electric, gas, telephone, and cable television
can be located by calling J.U.L.I.E. at '811'.  For regional locating, contact
"Digger's Hotline".  Any damage or interruption of services shall be the
responsibility of the contractor.  Contractor to coordinate all related activities
with other trades on the job and shall report any unacceptable job conditions to
owner's representative prior to commencing work.

2. Contractor is responsible for application and cost of all necessary permits (tree
removal) and code verifications.  Submit copies of all documents to owner, job
superintendent, engineer or landscape architect.

3. The removal of all trees noted on plans and related operations shall be organized,
overseen and/or completed by a certified arborist or tree removal company that
is licensed and bonded with the local municipality.

4. Trees shall be removed in accordance with current arboriculture practices.  Tree
removal shall be conducted in a manner that protects all surrounding sturctures
and preserved trees from damage.  All tree stumps shall be ground to a minimum
depth of 12" below grade, including crown roots, shavings packed into hole or
filled with topsoil and restored with seed and erosion blanket.

5. At no time shall any tree or vegetation be forcibly removed in such a manner
that would damage surrounding trees or vegetation, root systems or
substructures.

6. All invasive trees and vegetation and species as outlined by local municipality or
as noted by engineer, arborist or landscape architect that may not be listed on
tree inventory or plans shall be removed from areas as shown.

TREE REMOVAL NOTES

EXISTING TREE TO REMAIN WITH TREE # AND
PROTECTIVE FENCING (AS SHOWN OR NECESSARY)

377

114

LEGEND
PROPERTY LINE

LOT LINE

EXISTING RIGHT-OF-WAY

EXISTING EASEMENT LINE

EXISTING CURB AND GUTTER

EXISTING CURB AND GUTTER TO BE REMOVED

EXISTING SANITARY SEWER TO REMAIN

EXISTING SANITARY SEWER TO BE REMOVED

EXISTING STORM SEWER TO REMAIN

EXISTING STORM SEWER TO BE REMOVED

EXISTING WATER TO REMAIN

EXISTING WATER TO BE REMOVED

EXISTING OVERHEAD UTILITIES TO REMAIN

EXISTING OVERHEAD UTILITIES TO BE REMOVED

EXISTING GAS MAIN TO REMAIN

EXISTING GAS MAIN TO BE REMOVED

EXISTING FENCE TO REMAIN

EXISTING FENCE TO BE REMOVED

EXISTING CONTOUR LINE

EXISTING WATER TO REMAIN

EXISTING WATER TO BE REMOVED

E

G

G

EXISTING SIGN TO BE REMOVED

EXISTING SIGN TO REMAIN

EXISTING GAS METER TO BE REMOVED

EXISTING GAS METER TO REMAIN

EXISTING ELECTRIC METER TO REMAIN

E EXISTING ELECTRIC METER TO BE REMOVED

D

S

S

EXISTING STORM SEWER TO REMAIN

D EXISTING STORM SEWER TO BE REMOVED

EXISTING SANITARY SEWER TO REMAIN

EXISTING SANITARY SEWER TO BE REMOVED

BENCHMARK

H

EXISTING TRAFFIC SIGNAL MAST ARM

EXISTING SIGNAL CONTROLLER

18"

EXISTING LIGHT POLE TO REMAIN

EXISTING LIGHT POLE TO BE REMOVED

EXISTING SHRUBS TO REMAIN

EXISTING TREE TO BE REMOVED

(TBR) 

(SVG) 

(TYP) 

"TO BE REMOVED"

"SALVAGE"

"TYPICAL" FOR ALL SIMILAR ITEMS

EXISTING PAVEMENT, CONCRETE SIDEWALKS
OR FOUNDATIONS TO BE REMOVED

EXISTING BUILDINGS AND
APPURTENANCES TO BE REMOVED

EXISTING SHRUBS TO BE REMOVED

378 379
380

381

EXISTING SHRUBS
TO REMAIN, PROTECT
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EXISTING SHRUBS TO
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LANDSCAPE PLAN

SOD AREA FOR TURF WITHIN P.L.
UNLESS OTHERWISE DIRECTED BY
OWNER - SEE ENGINEERING PLANS

LARGE DECIDUOUS SHADE TREE

EVERGREEN / DECIDUOUS SHRUBS

EVERGREEN TREE / ORNAMENTAL TREE

MIXED PERENNIALS / 

LEGEND

ORNAMENTAL GRASSES

EXISTING DECIDUOUS TREE

1. Landscape Contractor (Contractor) shall make a site visit prior to bidding/construction to inspect the
current site conditions and review proposed planting plan and related work.  Contractor shall report any
discrepancies in the field to the Landscape Architect and/or Owner.

2. Contractor shall verify locations of all underground utilities prior to begining construction on his phase
of work. Electric, gas, telephone, and cable television can be located by calling J.U.L.I.E. at '811'.  For
regional locating, contact "Digger's Hotline".  Any damage or interruption of services shall be the
responsibility of the contractor.  Contractor to coordinate all related activities with other trades on the
job and shall report any unacceptable job conditions to owner's representative prior to commencing
work.

3. Contractor is responsible for application and cost of all necessary building permits and code
verifications.  Submit copies of all documents to owner and landscape architect.

4. Contractor shall grade entire site to correct surface irregularities in preparation for sod/seed.  Roto-til,
disc, drag, harrow or hand rake sub grade in all lawn areas and remove construction debris, foreign
matter or stones larger than 2".  Grading shall provide slopes which are smooth, continuous, free from
depressions or ridges.  Level, rake and roll as necessary to an even and true condition and obtain
positive drainage in all areas. Finish grades shall meet the approval of owner prior to lawn installation.

5. All disturbed areas should be brought to grade with "topsoil" to a depth of 6 inches in areas to be
seeded or sodded, and 12 inches for all interior (curbed) landscape islands  All lawn areas are to be
finished with mulch, straw mulch, seed, sod, etc. or as noted.  All lawn areas to be watered until a
healthy stand of grass is established. (see seed/sod notes for acceptance details).

6. Quantity lists are supplied as a convenience; however, the contractor should verify all quantities.  The
drawings shall take precedence over the lists.

7. Plantings may need to be adjusted in the field to accommodate utilities, easements, drainage ways,
downspouts, etc.; however, quantities and sizes shall remain consistent with these plans.

8. Size & grading standards of plant material shall conform to the latest addition of ANSI Z60.1 AMERICAN
STANDARD OF NURSERY STOCK, by the American Nursery & Landscape Association.  Plant material
shall be nursery grown and be either balled and burlap or container grown.

9. All plant species specified are subject to availability.  Material shortages in the landscape industry may
require substitutions.  All substitutions must be approved by the Landscape Architect and/or Owner.

10. Any plant materials with damaged or crooked/disfigured leaders, bark abrasion, sun scald, insect
damage, etc. are not acceptable and will be rejected by Landscape Architect and/or Owner.  Trees with
multiple leaders will be rejected unless called for in the plant list as multi-stem or clump.

11. Upon inspection and acceptance of all landscape items by Landscape Architect and/or Owner the
contractor shall assume maintenance responsibilities for a period of thirty (30) days, for all plant
material, to include: watering, cultivating, weeding, pruning, mulching and spraying as necessary to
keep plants free of insects and in a healthy, vigorous condition until responsibility is transferred to the
owner (see below).

12. All plant material shall be guaranteed for one (1) year after acceptance by landscape architect and/or
owner.  After the first thirty (30) days, the owner shall assume maintenance responsibilities as
described (see above). Contractor shall replace without cost to owner any dead or unacceptable plants,
as determined by the landscape architect at the end of one (1) year guarantee period.  Contractor shall
notify immediately, in writing, any concerns related to maintenance practices.

13. All planting beds and tree saucers shall be mulched continuous with 3" depth shredded hardwood
mulch, see planting details.  All deciduous trees (shade / ornamental) that are not located in in a
planting bed shall be mulched with a 3'-0" diameter circle.  Evergreen trees shall be mulched to
outer-most branches at the time of installation.

14. Planting edge delineation at all planting bed lines and tree saucers shall require a minimum 4" depth
"vee" shaped cultivated, spaded edge with a vertical face abutting all lawn areas and sloped to inside of
plant bed continuous between lawn and mulched areas as indicated on plan.

15. Contractor to sod all disturbed lawn areas. Sod shall be locally sourced.
16. All sodded turf areas shall be fertilized at installation with 6-20-20 analysis, at a rate of 6 lbs. per 1,000

s.f..  A second application of 21-7-14 to be applied at rate of 6 lbs. per 1,000 s.f. after the first cutting.
Acceptance and guarantee notes shall apply to all sodded areas.

17. Acceptance of grading and sod shall be by landscape architect and/or owner.  Contractor shall assume
maintenance responsibilities for a minimum of sixty (60) days or until second cutting, whichever is
longer.  Maintenance shall include watering, weeding, re-sodding (wash-offs) and other operations
necessary to keep lawn in a thriving condition.  Upon final acceptance, owner shall assume all
maintenance responsibilities.  After lawn areas have germinated, areas which fail to show a uniform
stand of grass for any reason whatsoever shall be re-seeded repeatedly until all areas are covered with
a satisfactory stand of grass.  Minimum acceptance of sodded lawn areas may include scattered bare or
dead spots, none of which are larger than one (1) square foot and when combined do not exceed 2% of
total lawn area.

PLANTING NOTES
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TRASH ENCLOSURE
(RE: ARCH. PLANS)

PROPOSED CIRCLE K
MONUMENT SIGN

6 - TOT

3 - SBG

1 - GTS

ELECTRIC TRANSFORMER,
SEE CIVIL PLANS

1- GTS

3 - SBG

2 - JHH

5 - JHH

6 - JHH

7 - HHR

2 - AC

2 - SBG

3 - SBG

BICYCLE PARKING
RACK, SEE CIVIL PLANS

3 - JHH

2 - SBG

3 - EAC 1 - PGD
3 - EAC

OFF SITE EXISTING TREES
TO REMAIN, PROTECT

6 - AMM

3 - SEF

3 - RFG

5- SJG

2 - AFJ

7 - CFR

5 - SJG

1 - QP

5 - SBG

5- SJG

2 - AFJ

5 - CFR

5 - SJG

EXISTING TREES TO
REMAIN, PROTECT

EXISTING R.O.W. TREES AND
SHRUBS TO REMAIN, PROTECT

TREE PLANTING DETAIL

3 METAL STAKES @ 8'

3 TIMES BALL WIDTH

45° OR LESS

3" DEPTH SHREDDED
HARDWOOD MULCH

FORM SAUCER AROUND
PLANTING PIT

KEEP STONE AWAY
FROM TRUNK

2-PLY 1/2" REINFORCED
RUBBER HOSE

PREPARED BACKFILL OF 75%
SOIL & 25% PEAT OR ORGANIC
COMPOST

#12 GA. OR 3/16" STEEL
AIRCRAFT CABLE GUY WIRES

UNTREATED BURLAP NEED NOT
BE REMOVED, HOWEVER ALL
TWINE AROUND THE TRUNK
SHALL BE CUT OR REMOVED.
TREATED BURLAP & PLASTICE
WRAP SHALL BE REMOVED OR
ROLLED DOWN 1/3 AROUND
THE ROOTBALL

NOTE:
STAKING OF TREES NOT
REQUIRED UNLESS TREE WILL
NOT REMAIN PLUMB.

TRUNK OF TREE SHALL BE
PROTECTED W/ TREE WRAP.
SECURE WRAP W/TWINE @ TOP
& REMOVE THE NEXT SPRING.

DO NOT STAKE INTO ROOTBALL

NOT TO SCALE

BED PLANTING DETAIL

EXISTING SUBGRADE

9"-12"

FINISHED GRADE

SEE SPECIFIC SPACING
DIMENSION ON PLANT LIST

ALL BED PLANTINGS SHALL BE
INSTALLED WITH TRIANGULAR
SPACING, UNLESS SPECIFIED

CERTAIN BULBS/PERENNIALS MAY REQUIRE
OTHER PLANTING DEPTHS, CONSULT BULB
DISTRIBUTOR FOR SPECIFIC DEPTHS.

SLICE, CUT OR SEPARATE EXTERIOR
ROOTS ON ROOT-BOUND CONTAINER
PLANTS TO PROMOTE ROOT GROWTH.

PLANTING SOIL:
MIN. OF 3" MUSHROOM COMPOST
ROTO-TILLED INTO SOIL TO A MIN.
DEPTH OF 9".  DON NOT COMPACT
UNNECESSARILY AFTER PLANTING

APPLY 18-6-12 OSMOCOTE (270 DAY) TIMED
RELEASED FERTILIZER TO GROUNDCOVER &
PERENNIAL BEDS & 14-14-14 OSMOCOTE (120
DAY) TIMED RELEASED FERTILIZER TO
ANNUAL BEDS PER MFRS. RECCOMENDATIONS.

(GROUNDCOVER, PERENNIALS & ANNUALS) NOT TO SCALE

EXISTING SUBGRADE

FINISHED GRADE

SHRUB PLANTING DETAIL

3" DEPTH SHREDDED
HARDWOOD MULCH

PREPARED BACKFILL OF 75%
SOIL & 25% PEAT OR ORGANIC
COMPOST

UNTREATED BURLAP NEED NOT BE
REMOVED, HOWEVER ALL TWINE
AROUND THE TRUNK SHALL BE
CUT OR REMOVED.  TREATED
BURLAP & PLASTICE WRAP SHALL
BE REMOVED OR ROLLED DOWN
1/3 AROUND THE ROOTBALL

NOT TO SCALE

GTS Gleditsia triacanthos 'Skyline'
SKYLINE HONEYLOCUST 2.5"

QP Quercus palustris
PIN OAK 2.5"

PLANT LIST
                  Botanical name

KEY QTY COMMON NAME SIZE REMARKS

RFG
BLACK-EYED SUSAN

Rudbeckia fulgida 'Goldsturm' GAL

SEF Salvia x 'East Friesland'
FRIESLAND MEADOW SAGE GAL

FEATHER REED GRASSCFR
Calamagrostis acutiflora 'Karl Forster'

GAL 3'-0" O.C. - ORN. GRASS

2'-0" O.C. - PERENNIAL

2'-0" O.C. - PERENNIAL

TOE Thuja occidentalis 'Techny' 
TECHNY HARDY ARBORVITAE 5' EVERGREEN / UPRIGHT

HHR
Hemerocallis 'Happy Returns'

GALHAPPY RETURNS DAYLILY 2'-0" O.C. - PERENNIAL

EAC Euonymus alatus 'Compacta'
COMPACT BURNING BUSH 30" / 5 GAL

AMM Aronia melanocarpa 'Morton'
IRIQUOIS BEAUTY CHOKEBERRY 24" / 5 GAL

JHH Juniperus horizontalis 'Hughes' 
HUGHES JUNIPER 24" / 5 GAL EVERGREEN 

4

2

3

8

19

6

7

10

15

16

HYBRID / FRUITLESS

PURPLE MAIDEN GRASSMSP
Miscanthus sinensis 'Purpurascens'

GAL 3'-0" O.C. - ORN. GRASS15

SBG Spiraea betulifolia 'Glow Girl'
GLOW GIRL TOR SPIREA 24" / 5 GAL18

SOD - RESTORATION
AREA (SEE CIVIL PLANS)

SOD - RESTORATION
AREA (SEE CIVIL PLANS)

SOD - RESTORATION
AREA (SEE CIVIL PLANS)

AJF Acer freemanii x 'Jeffersred'
JEFFERSRED HYBRID RED MAPLE 2.5"4

SJG Spiraea japonica 'Galen'
GALEN DOUBLE PLAY ARTISAN SPIREA 24" / 5 GAL27

5 - SEF
4 - EAC

1 - GTS1 - TCL

1-1/2 TIMES
BALL DEPTH

3 TIMES BALL WIDTH

5 - MSP

AC Abies concolor
WHITE FIR 6' EVERGREEN3

1 - PGD

1 - AC

PGD Picea glauca 'Densata'
BLACK HILLS SPRUCE 6' EVERGREEN2

1 - QB

1 - QP

QB Quercus bicolor
SWAMP WHITE OAK 2.5"2

1 - GTS

7- SJG

1 - QB

3 - JCS

3 - AMM

6 - JCS
5 - MSP

3 - AMM

3 - JCS

7 - CFR

1 - TCL

5 - MSP

3 - AMM

3 - JCS

7 - JCS

JCS Juniperus chinensis 'Sargentii' 
GREEN SARGENT JUNIPER 24" / 5 GAL EVERGREEN 28

TCL Tillia cordata 
LITTLE LEAF LINDEN 2.5"3

1 - MXI

1 - TCL

MXI Malus x 'Ivory Spear' (PP 31076)
IVORY SPEAR CRABAPPLE 2"3 ORNAMENTAL / NARROW

MXA Malus x 'Adirondack'
ADIRONDACK CRABAPPLE 2"3 ORNAMENTAL / UPRIGHT

3 - MXA

6 - JCS

1 - MXI 1 - MXI
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Illinois Design Firm License No. 184-001334

5291 ZENITH PARKWAY
LOVES PARK, IL  61111
VOICE: (815) 484-4300
FAX:   (815) 484-4303
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4.

5.

6.

7.
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10.

11.

12.

LANDSCAPE PLAN

SOD AREA FOR TURF WITHIN P.L.
UNLESS OTHERWISE DIRECTED BY
OWNER - SEE ENGINEERING PLANS

LARGE DECIDUOUS SHADE TREE

EVERGREEN / DECIDUOUS SHRUBS

EVERGREEN TREE / ORNAMENTAL TREE

MIXED PERENNIALS / 

LEGEND

ORNAMENTAL GRASSES

EXISTING DECIDUOUS TREE

1. Landscape Contractor (Contractor) shall make a site visit prior to bidding/construction to inspect the
current site conditions and review proposed planting plan and related work.  Contractor shall report any
discrepancies in the field to the Landscape Architect and/or Owner.

2. Contractor shall verify locations of all underground utilities prior to begining construction on his phase
of work. Electric, gas, telephone, and cable television can be located by calling J.U.L.I.E. at '811'.  For
regional locating, contact "Digger's Hotline".  Any damage or interruption of services shall be the
responsibility of the contractor.  Contractor to coordinate all related activities with other trades on the
job and shall report any unacceptable job conditions to owner's representative prior to commencing
work.

3. Contractor is responsible for application and cost of all necessary building permits and code
verifications.  Submit copies of all documents to owner and landscape architect.

4. Contractor shall grade entire site to correct surface irregularities in preparation for sod/seed.  Roto-til,
disc, drag, harrow or hand rake sub grade in all lawn areas and remove construction debris, foreign
matter or stones larger than 2".  Grading shall provide slopes which are smooth, continuous, free from
depressions or ridges.  Level, rake and roll as necessary to an even and true condition and obtain
positive drainage in all areas. Finish grades shall meet the approval of owner prior to lawn installation.

5. All disturbed areas should be brought to grade with "topsoil" to a depth of 6 inches in areas to be
seeded or sodded, and 12 inches for all interior (curbed) landscape islands  All lawn areas are to be
finished with mulch, straw mulch, seed, sod, etc. or as noted.  All lawn areas to be watered until a
healthy stand of grass is established. (see seed/sod notes for acceptance details).

6. Quantity lists are supplied as a convenience; however, the contractor should verify all quantities.  The
drawings shall take precedence over the lists.

7. Plantings may need to be adjusted in the field to accommodate utilities, easements, drainage ways,
downspouts, etc.; however, quantities and sizes shall remain consistent with these plans.

8. Size & grading standards of plant material shall conform to the latest addition of ANSI Z60.1 AMERICAN
STANDARD OF NURSERY STOCK, by the American Nursery & Landscape Association.  Plant material
shall be nursery grown and be either balled and burlap or container grown.

9. All plant species specified are subject to availability.  Material shortages in the landscape industry may
require substitutions.  All substitutions must be approved by the Landscape Architect and/or Owner.

10. Any plant materials with damaged or crooked/disfigured leaders, bark abrasion, sun scald, insect
damage, etc. are not acceptable and will be rejected by Landscape Architect and/or Owner.  Trees with
multiple leaders will be rejected unless called for in the plant list as multi-stem or clump.

11. Upon inspection and acceptance of all landscape items by Landscape Architect and/or Owner the
contractor shall assume maintenance responsibilities for a period of thirty (30) days, for all plant
material, to include: watering, cultivating, weeding, pruning, mulching and spraying as necessary to
keep plants free of insects and in a healthy, vigorous condition until responsibility is transferred to the
owner (see below).

12. All plant material shall be guaranteed for one (1) year after acceptance by landscape architect and/or
owner.  After the first thirty (30) days, the owner shall assume maintenance responsibilities as
described (see above). Contractor shall replace without cost to owner any dead or unacceptable plants,
as determined by the landscape architect at the end of one (1) year guarantee period.  Contractor shall
notify immediately, in writing, any concerns related to maintenance practices.

13. All planting beds and tree saucers shall be mulched continuous with 3" depth shredded hardwood
mulch, see planting details.  All deciduous trees (shade / ornamental) that are not located in in a
planting bed shall be mulched with a 3'-0" diameter circle.  Evergreen trees shall be mulched to
outer-most branches at the time of installation.

14. Planting edge delineation at all planting bed lines and tree saucers shall require a minimum 4" depth
"vee" shaped cultivated, spaded edge with a vertical face abutting all lawn areas and sloped to inside of
plant bed continuous between lawn and mulched areas as indicated on plan.

15. Contractor to sod all disturbed lawn areas. Sod shall be locally sourced.
16. All sodded turf areas shall be fertilized at installation with 6-20-20 analysis, at a rate of 6 lbs. per 1,000

s.f..  A second application of 21-7-14 to be applied at rate of 6 lbs. per 1,000 s.f. after the first cutting.
Acceptance and guarantee notes shall apply to all sodded areas.

17. Acceptance of grading and sod shall be by landscape architect and/or owner.  Contractor shall assume
maintenance responsibilities for a minimum of sixty (60) days or until second cutting, whichever is
longer.  Maintenance shall include watering, weeding, re-sodding (wash-offs) and other operations
necessary to keep lawn in a thriving condition.  Upon final acceptance, owner shall assume all
maintenance responsibilities.  After lawn areas have germinated, areas which fail to show a uniform
stand of grass for any reason whatsoever shall be re-seeded repeatedly until all areas are covered with
a satisfactory stand of grass.  Minimum acceptance of sodded lawn areas may include scattered bare or
dead spots, none of which are larger than one (1) square foot and when combined do not exceed 2% of
total lawn area.

PLANTING NOTES

    www.arcdesign.com

RDK VENTURES LLC
500 WARRENVILLE ROAD
LISLE, IL 60532
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TRASH ENCLOSURE
(RE: ARCH. PLANS)

PROPOSED CIRCLE K
MONUMENT SIGN

6 - TOT

3 - SBG

1 - GTS

ELECTRIC TRANSFORMER,
SEE CIVIL PLANS

1- GTS

3 - SBG

2 - JHH

5 - JHH

6 - JHH

7 - HHR

2 - AC

2 - SBG

3 - SBG

BICYCLE PARKING
RACK, SEE CIVIL PLANS

3 - JHH

2 - SBG

3 - EAC 1 - PGD
3 - EAC

OFF SITE EXISTING TREES
TO REMAIN, PROTECT

6 - AMM

3 - SEF

3 - RFG

5- SJG

2 - AFJ

7 - CFR

5 - SJG

1 - QP

5 - SBG

5- SJG

2 - AFJ

5 - CFR

5 - SJG

EXISTING TREES TO
REMAIN, PROTECT

EXISTING R.O.W. TREES AND
SHRUBS TO REMAIN, PROTECT

TREE PLANTING DETAIL

3 METAL STAKES @ 8'

3 TIMES BALL WIDTH

45° OR LESS

3" DEPTH SHREDDED
HARDWOOD MULCH

FORM SAUCER AROUND
PLANTING PIT

KEEP STONE AWAY
FROM TRUNK

2-PLY 1/2" REINFORCED
RUBBER HOSE

PREPARED BACKFILL OF 75%
SOIL & 25% PEAT OR ORGANIC
COMPOST

#12 GA. OR 3/16" STEEL
AIRCRAFT CABLE GUY WIRES

UNTREATED BURLAP NEED NOT
BE REMOVED, HOWEVER ALL
TWINE AROUND THE TRUNK
SHALL BE CUT OR REMOVED.
TREATED BURLAP & PLASTICE
WRAP SHALL BE REMOVED OR
ROLLED DOWN 1/3 AROUND
THE ROOTBALL

NOTE:
STAKING OF TREES NOT
REQUIRED UNLESS TREE WILL
NOT REMAIN PLUMB.

TRUNK OF TREE SHALL BE
PROTECTED W/ TREE WRAP.
SECURE WRAP W/TWINE @ TOP
& REMOVE THE NEXT SPRING.

DO NOT STAKE INTO ROOTBALL

NOT TO SCALE

BED PLANTING DETAIL

EXISTING SUBGRADE

9"-12"

FINISHED GRADE

SEE SPECIFIC SPACING
DIMENSION ON PLANT LIST

ALL BED PLANTINGS SHALL BE
INSTALLED WITH TRIANGULAR
SPACING, UNLESS SPECIFIED

CERTAIN BULBS/PERENNIALS MAY REQUIRE
OTHER PLANTING DEPTHS, CONSULT BULB
DISTRIBUTOR FOR SPECIFIC DEPTHS.

SLICE, CUT OR SEPARATE EXTERIOR
ROOTS ON ROOT-BOUND CONTAINER
PLANTS TO PROMOTE ROOT GROWTH.

PLANTING SOIL:
MIN. OF 3" MUSHROOM COMPOST
ROTO-TILLED INTO SOIL TO A MIN.
DEPTH OF 9".  DON NOT COMPACT
UNNECESSARILY AFTER PLANTING

APPLY 18-6-12 OSMOCOTE (270 DAY) TIMED
RELEASED FERTILIZER TO GROUNDCOVER &
PERENNIAL BEDS & 14-14-14 OSMOCOTE (120
DAY) TIMED RELEASED FERTILIZER TO
ANNUAL BEDS PER MFRS. RECCOMENDATIONS.

(GROUNDCOVER, PERENNIALS & ANNUALS) NOT TO SCALE

EXISTING SUBGRADE

FINISHED GRADE

SHRUB PLANTING DETAIL

3" DEPTH SHREDDED
HARDWOOD MULCH

PREPARED BACKFILL OF 75%
SOIL & 25% PEAT OR ORGANIC
COMPOST

UNTREATED BURLAP NEED NOT BE
REMOVED, HOWEVER ALL TWINE
AROUND THE TRUNK SHALL BE
CUT OR REMOVED.  TREATED
BURLAP & PLASTICE WRAP SHALL
BE REMOVED OR ROLLED DOWN
1/3 AROUND THE ROOTBALL

NOT TO SCALE

GTS Gleditsia triacanthos 'Skyline'
SKYLINE HONEYLOCUST 2.5"

QP Quercus palustris
PIN OAK 2.5"

PLANT LIST
                  Botanical name

KEY QTY COMMON NAME SIZE REMARKS

RFG
BLACK-EYED SUSAN

Rudbeckia fulgida 'Goldsturm' GAL

SEF Salvia x 'East Friesland'
FRIESLAND MEADOW SAGE GAL

FEATHER REED GRASSCFR
Calamagrostis acutiflora 'Karl Forster'

GAL 3'-0" O.C. - ORN. GRASS

2'-0" O.C. - PERENNIAL

2'-0" O.C. - PERENNIAL

TOE Thuja occidentalis 'Techny' 
TECHNY HARDY ARBORVITAE 5' EVERGREEN / UPRIGHT

HHR
Hemerocallis 'Happy Returns'

GALHAPPY RETURNS DAYLILY 2'-0" O.C. - PERENNIAL

EAC Euonymus alatus 'Compacta'
COMPACT BURNING BUSH 30" / 5 GAL

AMM Aronia melanocarpa 'Morton'
IRIQUOIS BEAUTY CHOKEBERRY 24" / 5 GAL

JHH Juniperus horizontalis 'Hughes' 
HUGHES JUNIPER 24" / 5 GAL EVERGREEN 

4

2

3

8

19

6

7

10

15

16

HYBRID / FRUITLESS

PURPLE MAIDEN GRASSMSP
Miscanthus sinensis 'Purpurascens'

GAL 3'-0" O.C. - ORN. GRASS15

SBG Spiraea betulifolia 'Glow Girl'
GLOW GIRL TOR SPIREA 24" / 5 GAL18

SOD - RESTORATION
AREA (SEE CIVIL PLANS)

SOD - RESTORATION
AREA (SEE CIVIL PLANS)

SOD - RESTORATION
AREA (SEE CIVIL PLANS)

AJF Acer freemanii x 'Jeffersred'
JEFFERSRED HYBRID RED MAPLE 2.5"4

SJG Spiraea japonica 'Galen'
GALEN DOUBLE PLAY ARTISAN SPIREA 24" / 5 GAL27

5 - SEF
4 - EAC

1 - GTS1 - TCL

1-1/2 TIMES
BALL DEPTH

3 TIMES BALL WIDTH

5 - MSP

AC Abies concolor
WHITE FIR 6' EVERGREEN3

1 - PGD

1 - AC

PGD Picea glauca 'Densata'
BLACK HILLS SPRUCE 6' EVERGREEN2

1 - QB

1 - QP

QB Quercus bicolor
SWAMP WHITE OAK 2.5"2

1 - GTS

7- SJG

1 - QB

3 - JCS

3 - AMM

6 - JCS
5 - MSP

3 - AMM

3 - JCS

7 - CFR

1 - TCL

5 - MSP

3 - AMM

3 - JCS

7 - JCS

JCS Juniperus chinensis 'Sargentii' 
GREEN SARGENT JUNIPER 24" / 5 GAL EVERGREEN 28

TCL Tillia cordata 
LITTLE LEAF LINDEN 2.5"3

1 - MXI

1 - TCL

MXI Malus x 'Ivory Spear' (PP 31076)
IVORY SPEAR CRABAPPLE 2"3 ORNAMENTAL / NARROW

MXA Malus x 'Adirondack'
ADIRONDACK CRABAPPLE 2"3 ORNAMENTAL / UPRIGHT

3 - MXA

6 - JCS

1 - MXI 1 - MXI
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WEATHER STONE BY DUTCH QUALITY STONE, ASHLER PATTERN

7654  W LINCOLN HWY
FRANKFORT, IL

9/20/22

TO BE SCREENED  VIA THE PARAPET WALLS
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FUEL CANOPY
EXTERIOR ELEVATIONS
(VS08)

CA-2

QUALITY CONTROL

PROJECT NUMBER

PROJECT NAME

SHEET NUMBER

DRAWN BY

SHEET TITLE

PROJECT MANAGER

PROFESSIONAL SEAL

PROFESSIONAL IN CHARGE

CIRCLE K
STORES INC.
STORE #6718
FRANKFORT
IL

7654 W LINCOLN HWY

COPYRIGHT NOTICE

FINISH SCHEDULE

1

3

2

FINISH MATERIAL

4

5

6

FINISH COLOR 

FUEL PUMP

6" Ø  BOLLARD, 36" HIGH  

A

B

C

D

E

CIRCLE K RED #PMS 485

CIRCLE K WHITE

INTERNALLY ILLUMINATED SIGN UNDER SEPARATE PERMIT

ACM PANEL "TEX-COTE"

STEEL COLUMN WITH PAINT FINISH

PVC BOLLARD SLEEVE "DARK GRAY"

Notes:
1. Colors shown on these elevations are for illustration purposes only. For actual colors, refer to manufacturer's samples.
2. The fascia panels are pre-finished by signage vendor
3. All signs require a separate submittal.
4. All lighting on canopy to be flush mounted with fascia

CIRCLE K ORANGE  #PMS 144

CLASS C COLUMN FINISH

SHERWIN WILLIAMS - SW6236 - GRAYS HARBOR

COLUMN FLAGS BY SIGNAGE VENDOR

F RAL9016 SHELL WARM WHITE
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SIGN DESCRIPTION QTY SIZE AREA

A Illuminated Circle K Channel Letters 1 5'-0" x 12'-8 3/8" 60 SF

B Illuminated Circle K Totem Channel 1 5'-0" x 4'-2" 20.8 SF

HEIGHT FRONT SIDES

BUILDING INFO 23'-0" 114'-4" 51'-0"

LEVEL A 
NEW CONSTRUCTION

114'-4"
+23' - 0"
T.O. TOWER

+21' - 6"
T.O. PARAPET

+16' - 5"
T.O. DECK

+16' - 5"
T.O. WAINSCOT CAP

+0' - 0"
A.F.F

+12' - 0"
B.O. TRUSS

+15' - 2"
B.O. SIGN

PROPOSED

12'-8 3/8"

5'-
0"

SCALE: 1:40

Staging Panel

Individually Mounted
Channel Letters

A

C
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SIGN DESCRIPTION QTY SIZE AREA

A Illuminated Circle K Channel Letters 1 5'-0" x 12'-8 3/8" 60 SF

B Illuminated Circle K Totem Channel 1 5'-0" x 4'-2" 20.8 SF

HEIGHT FRONT SIDES

BUILDING INFO 23'-0" 114'-4" 51'-0"

LEVEL A 
NEW CONSTRUCTION

+23' - 0"
T.O. TOWER

+21' - 6"
T.O. PARAPET

+16' - 5"
T.O. DECK

+16' - 5"
T.O. WAINSCOT CAP
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A.F.F

+12' - 0"
B.O. TRUSS

51'-0" 51'-0"
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5'-
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4'-2"

SCALE: 3/8"=1'-0"
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LUMINAIRE LOCATION SUMMARY

LUM NO. LABEL MTG. HT.

1 A3B 18

2 A3B 18

3 A4B 18

4 A4B1 18

5 A4B1 18

6 CAN 17.5

7 CAN 17.5

8 CAN 17.5

9 CAN 17.5

10 CAN 17.5

11 CAN 17.5

12 CAN 17.5

13 CAN 17.5

14 CAN 17.5

15 CAN 17.5

16 CAN 17.5

17 CAN 17.5

18 CAN 17.5

19 CAN 17.5

20 CAN 17.5

21 CAN 17.5

22 CAN 17.5

23 CAN 17.5

24 CAN 17.5

25 CAN 17.5

26 CAN 17.5

27 CAN 17.5

28 CAN 17.5

29 CAN 17.5

30 L 12

31 L 12

32 L 12

33 L 12

34 L 12

35 L 12

36 L 12

37 L 12

38 L 12

39 L 12

40 L 12

41 WP1 14.5

42 WP1 14.5

43 WP1 14.5

44 WP2 14.5

45 WP2 14.5

46 WP3 14.5

47 WP3 14.5

FOOTCANDLE LEVELS CALCULATED AT GRADE USING INITIAL LUMEN VALUES

LABEL AVG MAX MIN AVG/MIN MAX/MIN

PAVED AREA 3.00 9.7 0.4 7.50 24.25

PROPERTY LINE 0.19 0.5 0.0 N.A. N.A.

UNDEFINED 0.38 5.8 0.0 N.A. N.A.

UNDER CANOPY 16.47 22 10 1.65 2.20

LUMINAIRE SCHEDULE

SYMBOL QTY LABEL ARRANGEMENT LUMENS LATF DIMMING LUMEN MULTIPLIER LLF BUG RATING WATTS/LUMINAIRE TOTAL WATTS MANUFACTURER CATALOG LOGIC

2 A3B Single 12699 1.030 1.000 1.030 B2-U0-G2 104 208 Cree Inc OSQ-ML-B-XX-XX + OSQM-B-16L-57K7-3M-UL-NM-XX + OSQ-BLSMF

1 A4B Single 12349 1.030 1.000 1.030 B2-U0-G2 104 104 Cree Inc OSQ-ML-B-XX-XX + OSQM-B-16L-57K7-4M-UL-NM-XX + OSQ-BLSMF

2 A4B1 Single 6799 1.030 1.000 1.030 B1-U0-G2 54 108 Cree Inc OSQ-ML-B-XX-XX + OSQM-B-16L-57K7-4M-UL-NM-XX-Q1 + OSQ-BLSMF

24 CAN Single 10847 1.030 0.510 0.525 B3-U0-G1 44.55 1069.2 BETALED, A DIVISION OF RUUD LIGHTING CAN-228-SL-RM-06-E-UL-XX-525-57K (SET DIAL @ 2)

11 L SINGLE 1800 1.030 1.000 1.030 B1-U0-G0 20.5 225.5 Cree Lighting LR6X-18L-40K-120V

3 WP1 Single 1884 1.030 1.000 1.030 B0-U0-G1 25 75 CREE, INC. SEC-EDG-2MB-WM-02-E-UL-XX-350-40K-DIM (OPTICS ROTATED 180 DEGREES)(BXSE9293&)

2 WP2 SINGLE 8877 1.030 1.000 1.030 B2-U0-G2 100 200 CREE, INC. SEC-EDG-4M-WM-06-E-UL-XX-525-40K

2 WP3 SINGLE 2993 1.030 0.150 0.155 B1-U0-G1 5.55 11.1 CREE, INC. SEC-EDG-4M-WM-02-E-UL-XX-525-40K-DIM (SET @ 1.4V)
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NOTE:
AREA LIGHTS ON NEW 15 FT. POLES MOUNTED ON 3 FT. CONCRETE BASES
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Planning Commission / ZBA                                                                                                                                                                                                   S                                October 27, 2022 

 
Project: 7 N. White – New Multi-Tenant Commercial Building     
Meeting Type:  Workshop 
Requests: Major Change to a PUD (with zoning exceptions), Special Uses (x3), Variance, Resubdivision  
Location:   7 N. White Street  
Applicant:  Integrus Development, LLC  
Prop. Owner:  Village of Frankfort  
Representative: Dan Elliot 
 
Site Details 
 

Lot Size (existing): 68,825 sq. ft. (1.58 acres)                                Figure 1. Location Map     
Lot Size (proposed): 10,519 sq. ft. (0.24 acres) 
PIN: 19-09-22-305-035-0000 
Existing Zoning:  H-1   
Proposed Zoning: N/A  
Future Land Use:  Mixed-Use 
Buildings: 1   
Total Sq. Ft.: 8,500 sq. ft. (bldg.) 
 
 
Adjacent Land Use Summary:  

 

Project Summary  
 

The applicant, Integrus Development, LLC., is proposing to construct a one-story, 8,500 square foot multi-tenant 
commercial building with the downtown, east of White Street and south of Elwood Street.  At this time, the 
building would be divided into 4 tenant spaces, including a dentist office, a sushi restaurant, a smoothie bowl 
restaurant, and one other commercial use which is yet to be determined.  The building would be located within the 
existing Village-owned parking lot and would require the sale of a portion of Village-owned property.  The 
applicant is proposing to subdivide the existing parcel, separating 0.24 acres from the existing 1.58-acre parcel for 
the construction of the building.   
 
The property is currently zoned H-1 (Historic District) with a PUD overlay (Ord-3171).  This PUD was approved in 
2018 to allow for the construction of a 11,462 square foot mixed use building, which would have permitted a steak 
restaurant and general retail uses.  Although the building was never constructed, the PUD overlay remains in place.  
As such, the proposed new building, proposed uses and subdivision of land will require a Major Change to the 
existing PUD.  Major PUD changes are granted through the Special Use Permit process.  As with all PUD 
developments, any deviations from Zoning Ordinance regulations (setback, height, etc.) are considered 
“exceptions” to the regulations under the PUD, and not processed as variances.  The proposed sushi restaurant will 
require approval of a special use for a full-service restaurant with liquor sales.  The proposed smoothie bowl 

 Land Use Comp. Plan Zoning 

Subject Property Parking lot Mixed Use H-1 

North Single-Family/ 
Park 

Mixed Use H-1, R-2 

South      Commercial Mixed Use H-1 

East Public parking Mixed Use H-1 

West     Commercial Mixed Use  H-1 
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restaurant will require approval of a special use for a carry-out restaurant (indoor dining is proposed, but the 
Zoning Ordinance defines this type of restaurant as a “carry-out” restaurant).  The proposed outdoor seating also 
requires approval of a special use.  The project will also require approval of a Final Plat of Subdivision subdivide the 
property.  Page numbers within this report refer to the Zoning Ordinance, unless otherwise specified.  
 
Attachments 

1. Aerial Image 1:2000 (Village of Frankfort GIS)  
2. Photographs of site, taken by staff on October 19, 2022 
3. Frankfort Downtown Parking Evaluation 2016 (excerpt, downtown parking lots) 
4. 3-D Color Renderings, received October 13, 2022 
5. Plat of Survey, received October 13, 2022 
6. Architectural Site Plan, received October 18, 2022 
7. Civil Site Plan, received October 19, 2022 
8. Landscape Plan, received October 19, 2022 
9. Tree Preservation Plan, received October 13, 2022 
10. Floor Plans, received October 18, 2022 
11. Building Elevations, received October 18, 2022 
12. Signage Elevations, received October 18, 2022 
13. Photometric Plan, received October 13, 2022 

 
Analysis 

 
Land Use 
 
The property is zoned H-1, Historic District.  This zone district is primarily intended to “preserve and enhance the 
historic downtown commercial area” and is mostly a commercial district by nature.  The applicant is proposing a 
mix of commercial uses, including a dentist office and two restaurant uses.  Health clinics, including dentist offices, 
are permitted by-right.  However, full-service restaurants, carry-out restaurants and taverns require a Special Use 
Permit in the H-1 district.  Special Use Permits would also be required for outdoor dining, extended hours of 
operation (if sought) and liquor licenses.  Although not specified on the plans, general retail uses under 5,000 
square feet are permitted by-right.   

Site Plan 
 
The size of the proposed parcel would be 10,519 square feet (0.24 acres).  The footprint of the proposed building 
would be 8,500 square feet, resulting in a lot coverage of 64%.  There is no maximum building coverage or 
maximum impervious lot coverage in the H-1 zone district.    
 
A summary of the dimensional standards is as follows.  Where the site plans lacked some specific dimensions, staff 
provided an approximate measurement.  Exact dimensions should be provided prior to a subsequent workshop on 
this project.  Red text denotes the requirement of an exception to the Zoning Ordinance regulations as part of the 
Major Change to the PUD.  

 
  Required Proposed Comments 
Minimum Lot Size 5,000 sq. ft. 10,519 sq. ft.  
Minimum Lot Width 50’  135’ +/-  

Front Setback (west) 14’ +/- 5’ +/- 

Front yard setback shall be 
determined by the average setback of 
the two closest properties on either 
side (page 134) 

Landscaped front yard  Yes None Front yard setback has brick pavers 
Side Setback (north & south) 5’ 7’, 15’  
Rear Setback (east) 10’ 4’  
Building Height 35’ 30’ +/- Building height measured to peak 
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Lot Coverage No max 64%   
Impervious Lot Coverage No max 85% +/-   

 
 

1. A trash enclosure is proposed off-site, east of the proposed 0.24-acre parcel, at the east end of the 
Village-owned parking lot.  An agreement with the Village may be required to allow for the private trash 
enclosure on Village-owned property, or the enclosure would need to be relocated closer to the building 
on private property.  Per recent aerial images, the proposed location of the of the trash enclosure appears 
to be in the area of several mature trees, which may need to be removed.  Details of the trash enclosure 
have not been provided at this time.  
 

2. The proposed outdoor dining along the west and south sides of the building appears to be confined to 
areas within the proposed 0.24-acre parcel and not within the right-of-way public sidewalks.  If outdoor 
dining is proposed within the right-of-way (on public sidewalks), a lease agreement with the Village would 
be required.  Regardless, outdoor seating areas must be enclosed by a fence or wall at least 3’ in height 
and must leave at least a 5’ wide portion of sidewalk unobstructed (Page 86).  The applicant is proposing a 
3.5’ tall wrought iron fence along the south property line adjacent to Old Plank Trail.  It’s unclear if the 
fencing will completely enclose the proposed outdoor dining areas.  
 

3. A building overhang is proposed at the southwest corner of the building, extending as much as 5’ from the 
building façade.  The overhang would be flat and be as close as 5’ from the front property line (the 
sidewalk along White Street).  Roof eaves that project more than 2’ are counted toward lot coverage.   

 
Building Materials/Architecture 
 
Building materials and architecture is regulated by the Zoning Ordinance, under the purview of the Plan 
Commission, and by the Historic Preservation Ordinance (Ord-3261), under the purview of the Historic 
Preservation Commission (HPC).  New buildings or modifications to existing buildings in the H-1 zone district 
require a Certificate of Appropriateness (COA) from the HPC.  The HPC reviewed the proposed architecture, 
building materials and lighting at their meeting on October 19th and motioned to table the proposal to its next 
regular or special meeting.  A copy of the draft minutes will be available prior to the workshop.   
 
Staff offers the following comments:  
 

1. The primary building material is wood, followed by standard brick and window glazing.  Approximately 
half of the roof would be standing seam metal and other half asphalt shingle.  The front and rear sides of 
the roof, facing N. White Street and the park respectively, would be shingle.  The north and south sides of 
the roof would be standing seam metal.  It should be noted that the HPC, through a split vote, approved a 
Certificate of Appropriateness for a similar roof design for 1 N. White Street on June 30, 2021.   
 

2. The Zoning Ordinance does not contain any regulations regarding the use of metal roofs in the H-1 district 
and are also not specifically prohibited in the Historic Preservation Ordinance (Ord-3261).  The use of 
metal roofs in the H-1 district is only reviewed as part of the HPC Certificate of Appropriateness.  
 

3. The primary building colors are shades of grey.  The Zoning Ordinance does not specifically regulate 
building color for H-1 zoned properties, which has more often been regulated by the HPC.     
 

4. It’s unclear from the color building elevations whether any of the proposed windows (glazing) is 
transparent.   
 

5. The Site Plan illustrates an indoor mechanical room, approximately 200 square feet in area.  With the 
proposed sloped roof and no ground-mounted mechanical units illustrated on the site plan, it’s assumed 
that all mechanical equipment would be located in the interior mechanical room.  
 

6. The Zoning Ordinance doesn’t contain as many regulations for building materials in the H-1 district as it 
does for properties zoned R-3, R-4, B-1, B-2, B-3, B-4, OR, I-1 and I-2.  The lack of exterior material 
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regulations for H-1 properties may be attributable to reliance on the oversight of the Historic Preservation 
Commission.   

 
Parking 
 
Article 6, Section C, Part 3 (g)(6) states, “The Village Board has determined that it may be unreasonable and 
impractical for individual building uses within the historic district to provide auxiliary parking facilities on site. 
Parking facilities to accommodate the requirements of the uses within the designated area may best be provided by 
the Village in public parking areas developed in compliance with a general plan of parking facilities. Therefore, any 
new building or structure, or any expansion to an existing building, or any change in use to a use which requires 
additional parking as compared to the original use, may be relieved from providing the normally required off-site 
parking through the approval of a variation. The Village Board may require, as a condition of the variation 
approval, compensation toward a public parking area. Shared parking is also encouraged in this district”.   
 
The proposed 0.24-acre parcel would not provide any on-site parking and instead utilize public parking lots and on-
street parking within the downtown area.  The following table lists the parking required for the anticipated uses:  

 

Use Parking Requirement 
Permitted 
or Special 

Use 

Office, Healthcare 3 spaces for each exam room, plus 1 space for each employee 
during the largest working shift.  

Permitted 

Restaurant (full service) 1 space for each 100 square feet of gross floor area, plus 1 
space for each employee during the largest working shift.  

Special Use 

Restaurant (carry out) 1 space for each 75 square feet of gross floor area, plus 1 for 
each 2 employees during the largest working shift.  

Special Use 

Tavern 1 space for every 100 square feet of gross floor area, plus 1 
space for each employee during the largest working shift.  

Special Use 

 
Staff offers the following comments:  
 
1. The exact number of parking spaces cannot be calculated at this time without knowing the number of 
employees in the largest working shift and the proposed number of exam rooms.  However, using only the gross 
floor area calculation, if all restaurants are full-service, the development would require at least 57 spaces.  The 
actual number will be higher to account for employees and for the proposed dentist office.    

 
2. The existing public parking lot contains 73 spaces.  The proposed development would remove 26 of these 
spaces, resulting in 47 spaces left over.  As part of the development, 2 ADA accessible spaces would be relocated 
from the southwest corner of the parking lot near the Old Plank Road Trail to the north/middle of the parking lot, 
adjacent to the proposed building.  

 
3. The parking lot to the south that serves the Trolley Barn straddles two parcels.  The north portion of this 
parking lot is located on public property (Village of Frankfort) and contains 93 spaces.  The south portion of this 
parking lot is located on private property and contains 100 spaces.  These parking lots would remain unimpacted 
by the proposed development.   

 
4. As noted above, any new building or expansion to an existing building in the H-1 zone district may be 
relieved from providing the required on-site parking through the approval of a variation the Zoning Ordinance.  
The variation for the required parking should be based upon several factors, including:  

 
a. The availability of nearby public parking lots 
b. The availability of nearby private parking lots 
c. The availability of nearby on-street parking 
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d. The viability of shared parking between uses 
e. Use of alternative transportation, such as bicycles  

 
5. In 2016, a parking analysis was performed of the downtown by Sam Schwartz, Transportation 
Consultants.  The report (attached) provides the location of on-street parking, public parking lots and private 
parking lots, with the total number of parking spaces noted for each.  The parking analysis concluded that there is 
no shortage of parking within the downtown.  In particular, the public parking lots east of White Street between 
Elwood Street and Kansas Street are underutilized. 

 
6. The Village retains the right to request a traffic study (Article 7, Section A, Part 3, (b)(4)), if desired.  

 
7. In the event that a variation is granted for relief of the parking requirements, staff recommends including 
a condition of approval requiring the installation of several decorative bicycle racks on or near the subject 
property.  

 
Loading 
 

1. Loading spaces are required for the proposed development and is calculated using the gross floor area of 
each use (Article 7, Section B, Part 4).  However, because all uses within the building are not yet defined, it 
is impossible to calculate the required number of loading spaces.  Loading spaces must measure at least 
12’ x 50’ and be located on the subject property.  There are no loading spaces illustrated on the site plan, 
nor on any adjacent public right-of-way, which would require an exception from the regulations under the 
PUD Special Use Permit. 
   

2. The proposed redevelopment for Olde Frankfort Mall (Frankfort Bowl) is currently in the workshop stage 
of review by the Plan Commission.  Currently, the applicant is proposing a 12’x50’ loading space within 
the right-of-way of White Street.  Staff recommends discussing the possibility of on-street loading or 
adding a loading area behind the building, either on private property or public property.  The minimum 
size of a loading space is 12’x50’.  
 

3. It should be noted that loading for many, if not most, of the existing businesses within the downtown 
occurs within downtown street rights-of-way between 7:00 am and 9:00 am.  Most businesses within the 
downtown are not open before 9:00 am.  As the downtown continues to be redeveloped and more 
buildings are constructed, it may be wise to plan for truck loading that does not occur within the travel 
lanes within the rights-of-way.    
 

Landscaping 
 
The proposed 0.24-acre parcel currently contains several mature trees just east of the public sidewalk along White 
Street, which would have to be removed as part of this development.  Per the Tree Preservation Plan, a total of 8 
trees would be removed, mostly crabapples and honeylocust.  Although none of the removed trees are classified 
as “preservation trees”, which would require on-site mitigation, honeylocust are recommended for street trees 
and overstory trees.   
 
As noted in the Site Plan section, front yards in the H-1 zone district must be dedicated to landscaping.  The 
applicant is proposing brick pavers in the front yard, between the sidewalk and the building façade, requiring an 
exception under the PUD development.  

 
Lighting 
 

1. The building elevations illustrate “gooseneck” building-mounted lights on all sides of the building.  The 
Photometric Plan submitted does not comply with the lighting regulations in the Zoning Ordinance, 
specifically regarding the foot-candles at the property line.  This aspect was discussed at the HPC meeting 
on October 19th.  Staff recommends that the Photometric Plans be revised to comply with the lighting 
regulations, most likely by lowering the brightness (lumens) of the lights proposed.  Staff also 
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recommends that manufacturer specifications for the proposed light fixtures be included with a revised 
Photometric Plan, which typically specify the type of light bulb and brightness measured in lumens.   

 
Preliminary Engineering 
 

1. The project has not yet been reviewed by Robinson Engineering.  However, because the site is currently 
paved in asphalt, there are no anticipated issues with on-site or off-site stormwater detention.  Sanitary 
sewer and storm sewer utilities exist along the east side of White Street and water lines exist along the 
west side of White Street.   

 
Other 
 

1. The project does not contain any accessory structures, other than a trash enclosure, located off-site to the 
east of the restaurant.   
 

2019 Comprehensive Plan  
 
The proposed building, including the site layout, architecture and uses, meets the intent of several key aspects of 
the 2019 Comprehensive Plan:  
 
Chapter 3: Social & Cultural Vibrancy 

 
Goal 3.1 (Priority C): Strengthen Frankfort’s social capital by engaging with and connecting a diverse network of 
citizens to maintain a strong sense of community.  It could be argued that a significant investment within the 
downtown would enforce a strong sense of community, by increasing foot traffic and attracting more Village 
residents and non-residents to the downtown.  
 
Goal 3.2 (Priority A): Leverage and enhance Frankfort’s public spaces through creative place-making and thoughtful 
design that considers how people interact with space and place.  The proposed development would occur directly 
adjacent to Breidert Green, the Village’s central park and gathering place.  The building would benefit by being in 
very close proximity to the park and in turn, visitors to the park would increase, adding to more “eyes on the 
street” and enhancing the sense of place.  By building closer to Breidert Green, it would help complete the 
courtyard feel for the park, one of the hallmarks of good park planning.  
 
Chapter 4: Green Initiatives  
 
Goal 4.8 (Priority A): Where possible, encourage infill development and adaptive reuse.  The proposed building 
addition would be considered infill development, being placed on underutilized space currently paved with asphalt 
and surrounded by development.   
 
Chapter 7: Economic Prosperity  
 
Goal: Maintain and enhance downtown Frankfort as a successful and vibrant corridor for residents, local business 
and visitors.  The proposed building addition would add commercial real estate to the heart of the downtown, 
creating momentum for more development or redevelopment in the area.   
 
Summary of Requests 
 
Special Use Permits: 
 
Several Special Use Permits may be required, depending on the requested uses:  

 
1. Special Use Permit for Major Change to PUD.  
2. Full-service restaurants, carry-out restaurants or taverns.  
3. Outdoor seating associated with a full-service restaurant within the right-of-way. 
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4. Extended hours of operation, if operated before 7 am or after 11 pm.  
5. Liquor licenses, for any restaurants that seek them. 

 
Exceptions as part of PUD approval:  
 
Several exceptions would be required at this time:  
 

1. Front yard setback of 14’ required, 5’ proposed.  
2. Front Yard setback shall be landscaped; none proposed.  
3. Rear yard setback of 10’ required, 4’ proposed.  
4. Relief from the required loading.  

 
Variations:  
 
A single variation would be required at this time:  
 

1. Relief of all required parking for a building within the H-1 zone district (Article 6, Section C, Part 3 (g)(6)). 
 
Other:  
 

2. Plat of Subdivision to create the 0.24-acre parcel as proposed.  

 
Findings of Fact – Special Use Permits  
 
The following findings of fact are used to judge the merit of a Special Use Permit request.  The applicant’s 
responses to the following findings of fact have been included with this report.  
 
Findings of Fact: 
 

1. No special use shall be recommended by the Plan Commission, unless such Commission shall find: 

2. That the establishment, maintenance or operation of the special use will not be detrimental to, or 
endanger, the public health, safety, morals, comfort or general welfare.   

3. That the special use will not be injurious to the use and enjoyment of other property in the immediate 
vicinity for the purposes already permitted, nor substantially diminish and impair property values within 
the neighborhood.   

4. That the establishment of the special use will not impede the normal and orderly development and 
improvement of the surrounding property for uses permitted in the district.  

5. That the exterior architectural appeal and functional plan of any proposed structure will not be so at 
variance with either the exterior architectural appeal and functional plan of the structures already 
constructed, or in the course of construction in the immediate neighborhood or the character of the 
applicable district, as to cause a substantial depreciation in the property values within the neighborhood.   

6. That the adequate utilities, access roads, drainage and/or necessary facilities have been or are being 
provided.   

7. That adequate measures have been or will be taken to provide ingress and egress so designed as to 
minimize traffic congestion in the public streets.   
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8. That the special use shall, in all other respects, conform to the applicable regulations of the district in 
which it is located, except as such regulations may, in each instance, be modified by the Village Board, 
pursuant to the recommendations of the Plan Commission.   

PUD Objectives: 
 

1. In addition to the general purpose of this Ordinance, the purpose of this section is to establish standards 
and procedures for Planned Unit Developments, in order that the following objectives may be obtained: 
 
a. Encourage variety and flexibility in land development that is necessary to meet the best interests of 

the entire Village; 
 

b. Regulate the allocation, maintenance and permanent preservation of common open space, 
recreation areas and facilities to offer recreational opportunities close to home and to enhance the 
appearance of neighborhoods by the conservation of natural resources; 

 
c. Provide for a variety of housing types to accommodate the life stages and lifestyle choices of a range 

of persons, by allowing development that would not be possible under the strict application of the 
other sections of this Ordinance; 

 
d. Preserve natural vegetation, topographic and geologic features, and other natural resources and 

amenities, and improve air and water quality; 
 

e. Use a creative approach to the use of land and related physical facilities that results in better design 
and provision of exceptional amenities; 

 
f. Prioritize an efficient use of land, resulting in more economic networks of utilities, streets, schools, 

public grounds and buildings and other community facilities; 
 

g. Support land use which promotes the public health, safety, comfort and welfare; and 
 

h. Encourage innovations in residential, commercial and industrial development so that growing 
demands of the population may be met by greater variety in type, design and layout of space 
ancillary to said buildings. 

 
Findings of Fact – Variations 
 
For reference during the workshop, Article 3, Section B, Part 3 of the Village of Frankfort Zoning Ordinance lists 
“findings” or “standards” that the Zoning Board of Appeals must use to evaluate every variation request.  
 

a. The Zoning Board of Appeals shall not vary the provisions of this Ordinance as authorized in this Article 3, 
Section B, unless they have made findings based upon the evidence presented to it in the following cases:  

 
1. That the property in question cannot yield a reasonable return if permitted to be used only under the 

conditions allowed by the regulations in that zone;  
 

2. That the plight of the owner is due to unique circumstances;  
 

3. That the variation, if granted, will not alter the essential character of the locality.  
 

b. For the purpose of supplementing the above standards, the Zoning Board of Appeals, in making this 
determination, whenever there are practical difficulties or hardships, shall also take into consideration the 
extent to which the following facts, favorable to the applicant, have been established by the evidence:  
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1. That the particular physical surroundings, shape or topographical conditions of the specific property 
involved will bring a particular hardship upon the owner, as distinguished from a mere inconvenience, 
if the strict letter of the regulations was carried out;  

 
2. That the conditions upon which the petition for variation is based would not be applicable, generally, 

to other property within the same zoning classification;  
 

3. That the purpose of the variation is not based exclusively upon a desire to make more money out of 
the property;  
 

4. That the alleged difficulty or hardship has not been created by any person presently having an 
interest in the property;  
 

5. That the granting of the variation will not be detrimental to the public welfare or unduly injurious to 
other property or improvements in the neighborhood in which the property is located;  
 

6. That the exterior architectural appeal and functional plan of any proposed structure will not be so at 
variance with either the exterior architectural appeal and functional plan of the structures already 
constructed, or in the course of construction in the immediate neighborhood or the character of the 
applicable district, as to cause a substantial depreciation in the property values within the 
neighborhood;  
 

7. That the proposed variation will not impair an adequate supply of air to adjacent property, 
substantially increase the danger of fire, otherwise endanger the public safety or substantially 
diminish or impair property values within the neighborhood. 
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Planning Commission / ZBA                                                                                                                                                                                                   S                                October 27, 2022 

 
Project: 7 N. White – New Multi-Tenant Commercial Building     
Meeting Type:  Workshop 
Requests: Major Change to a PUD (with zoning exceptions), Special Uses (x3), Variance, Resubdivision  
Location:   7 N. White Street  
Applicant:  Integrus Development, LLC  
Prop. Owner:  Village of Frankfort  
Representative: Dan Elliot 
 
Site Details 
 

Lot Size (existing): 68,825 sq. ft. (1.58 acres)                                Figure 1. Location Map     
Lot Size (proposed): 10,519 sq. ft. (0.24 acres) 
PIN: 19-09-22-305-035-0000 
Existing Zoning:  H-1   
Proposed Zoning: N/A  
Future Land Use:  Mixed-Use 
Buildings: 1   
Total Sq. Ft.: 8,500 sq. ft. (bldg.) 
 
 
Adjacent Land Use Summary:  

 

Project Summary  
 

The applicant, Integrus Development, LLC., is proposing to construct a one-story, 8,500 square foot multi-tenant 
commercial building with the downtown, east of White Street and south of Elwood Street.  At this time, the 
building would be divided into 4 tenant spaces, including a dentist office, a sushi restaurant, a smoothie bowl 
restaurant, and one other commercial use which is yet to be determined.  The building would be located within the 
existing Village-owned parking lot and would require the sale of a portion of Village-owned property.  The 
applicant is proposing to subdivide the existing parcel, separating 0.24 acres from the existing 1.58-acre parcel for 
the construction of the building.   
 
The property is currently zoned H-1 (Historic District) with a PUD overlay (Ord-3171).  This PUD was approved in 
2018 to allow for the construction of a 11,462 square foot mixed use building, which would have permitted a steak 
restaurant and general retail uses.  Although the building was never constructed, the PUD overlay remains in place.  
As such, the proposed new building, proposed uses and subdivision of land will require a Major Change to the 
existing PUD.  Major PUD changes are granted through the Special Use Permit process.  As with all PUD 
developments, any deviations from Zoning Ordinance regulations (setback, height, etc.) are considered 
“exceptions” to the regulations under the PUD, and not processed as variances.  The proposed sushi restaurant will 
require approval of a special use for a full-service restaurant with liquor sales.  The proposed smoothie bowl 

 Land Use Comp. Plan Zoning 

Subject Property Parking lot Mixed Use H-1 

North Single-Family/ 
Park 

Mixed Use H-1, R-2 

South      Commercial Mixed Use H-1 

East Public parking Mixed Use H-1 

West     Commercial Mixed Use  H-1 
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restaurant will require approval of a special use for a carry-out restaurant (indoor dining is proposed, but the 
Zoning Ordinance defines this type of restaurant as a “carry-out” restaurant).  The proposed outdoor seating also 
requires approval of a special use.  The project will also require approval of a Final Plat of Subdivision subdivide the 
property.  Page numbers within this report refer to the Zoning Ordinance, unless otherwise specified.  
 
Attachments 

1. Aerial Image 1:2000 (Village of Frankfort GIS)  
2. Photographs of site, taken by staff on October 19, 2022 
3. Frankfort Downtown Parking Evaluation 2016 (excerpt, downtown parking lots) 
4. 3-D Color Renderings, received October 13, 2022 
5. Plat of Survey, received October 13, 2022 
6. Architectural Site Plan, received October 18, 2022 
7. Civil Site Plan, received October 19, 2022 
8. Landscape Plan, received October 19, 2022 
9. Tree Preservation Plan, received October 13, 2022 
10. Floor Plans, received October 18, 2022 
11. Building Elevations, received October 18, 2022 
12. Signage Elevations, received October 18, 2022 
13. Photometric Plan, received October 13, 2022 

 
Analysis 

 
Land Use 
 
The property is zoned H-1, Historic District.  This zone district is primarily intended to “preserve and enhance the 
historic downtown commercial area” and is mostly a commercial district by nature.  The applicant is proposing a 
mix of commercial uses, including a dentist office and two restaurant uses.  Health clinics, including dentist offices, 
are permitted by-right.  However, full-service restaurants, carry-out restaurants and taverns require a Special Use 
Permit in the H-1 district.  Special Use Permits would also be required for outdoor dining, extended hours of 
operation (if sought) and liquor licenses.  Although not specified on the plans, general retail uses under 5,000 
square feet are permitted by-right.   

Site Plan 
 
The size of the proposed parcel would be 10,519 square feet (0.24 acres).  The footprint of the proposed building 
would be 8,500 square feet, resulting in a lot coverage of 64%.  There is no maximum building coverage or 
maximum impervious lot coverage in the H-1 zone district.    
 
A summary of the dimensional standards is as follows.  Where the site plans lacked some specific dimensions, staff 
provided an approximate measurement.  Exact dimensions should be provided prior to a subsequent workshop on 
this project.  Red text denotes the requirement of an exception to the Zoning Ordinance regulations as part of the 
Major Change to the PUD.  

 
  Required Proposed Comments 
Minimum Lot Size 5,000 sq. ft. 10,519 sq. ft.  
Minimum Lot Width 50’  135’ +/-  

Front Setback (west) 14’ +/- 5’ +/- 

Front yard setback shall be 
determined by the average setback of 
the two closest properties on either 
side (page 134) 

Landscaped front yard  Yes None Front yard setback has brick pavers 
Side Setback (north & south) 5’ 7’, 15’  
Rear Setback (east) 10’ 4’  
Building Height 35’ 30’ +/- Building height measured to peak 
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Lot Coverage No max 64%   
Impervious Lot Coverage No max 85% +/-   

 
 

1. A trash enclosure is proposed off-site, east of the proposed 0.24-acre parcel, at the east end of the 
Village-owned parking lot.  An agreement with the Village may be required to allow for the private trash 
enclosure on Village-owned property, or the enclosure would need to be relocated closer to the building 
on private property.  Per recent aerial images, the proposed location of the of the trash enclosure appears 
to be in the area of several mature trees, which may need to be removed.  Details of the trash enclosure 
have not been provided at this time.  
 

2. The proposed outdoor dining along the west and south sides of the building appears to be confined to 
areas within the proposed 0.24-acre parcel and not within the right-of-way public sidewalks.  If outdoor 
dining is proposed within the right-of-way (on public sidewalks), a lease agreement with the Village would 
be required.  Regardless, outdoor seating areas must be enclosed by a fence or wall at least 3’ in height 
and must leave at least a 5’ wide portion of sidewalk unobstructed (Page 86).  The applicant is proposing a 
3.5’ tall wrought iron fence along the south property line adjacent to Old Plank Trail.  It’s unclear if the 
fencing will completely enclose the proposed outdoor dining areas.  
 

3. A building overhang is proposed at the southwest corner of the building, extending as much as 5’ from the 
building façade.  The overhang would be flat and be as close as 5’ from the front property line (the 
sidewalk along White Street).  Roof eaves that project more than 2’ are counted toward lot coverage.   

 
Building Materials/Architecture 
 
Building materials and architecture is regulated by the Zoning Ordinance, under the purview of the Plan 
Commission, and by the Historic Preservation Ordinance (Ord-3261), under the purview of the Historic 
Preservation Commission (HPC).  New buildings or modifications to existing buildings in the H-1 zone district 
require a Certificate of Appropriateness (COA) from the HPC.  The HPC reviewed the proposed architecture, 
building materials and lighting at their meeting on October 19th and motioned to table the proposal to its next 
regular or special meeting.  A copy of the draft minutes will be available prior to the workshop.   
 
Staff offers the following comments:  
 

1. The primary building material is wood, followed by standard brick and window glazing.  Approximately 
half of the roof would be standing seam metal and other half asphalt shingle.  The front and rear sides of 
the roof, facing N. White Street and the park respectively, would be shingle.  The north and south sides of 
the roof would be standing seam metal.  It should be noted that the HPC, through a split vote, approved a 
Certificate of Appropriateness for a similar roof design for 1 N. White Street on June 30, 2021.   
 

2. The Zoning Ordinance does not contain any regulations regarding the use of metal roofs in the H-1 district 
and are also not specifically prohibited in the Historic Preservation Ordinance (Ord-3261).  The use of 
metal roofs in the H-1 district is only reviewed as part of the HPC Certificate of Appropriateness.  
 

3. The primary building colors are shades of grey.  The Zoning Ordinance does not specifically regulate 
building color for H-1 zoned properties, which has more often been regulated by the HPC.     
 

4. It’s unclear from the color building elevations whether any of the proposed windows (glazing) is 
transparent.   
 

5. The Site Plan illustrates an indoor mechanical room, approximately 200 square feet in area.  With the 
proposed sloped roof and no ground-mounted mechanical units illustrated on the site plan, it’s assumed 
that all mechanical equipment would be located in the interior mechanical room.  
 

6. The Zoning Ordinance doesn’t contain as many regulations for building materials in the H-1 district as it 
does for properties zoned R-3, R-4, B-1, B-2, B-3, B-4, OR, I-1 and I-2.  The lack of exterior material 
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regulations for H-1 properties may be attributable to reliance on the oversight of the Historic Preservation 
Commission.   

 
Parking 
 
Article 6, Section C, Part 3 (g)(6) states, “The Village Board has determined that it may be unreasonable and 
impractical for individual building uses within the historic district to provide auxiliary parking facilities on site. 
Parking facilities to accommodate the requirements of the uses within the designated area may best be provided by 
the Village in public parking areas developed in compliance with a general plan of parking facilities. Therefore, any 
new building or structure, or any expansion to an existing building, or any change in use to a use which requires 
additional parking as compared to the original use, may be relieved from providing the normally required off-site 
parking through the approval of a variation. The Village Board may require, as a condition of the variation 
approval, compensation toward a public parking area. Shared parking is also encouraged in this district”.   
 
The proposed 0.24-acre parcel would not provide any on-site parking and instead utilize public parking lots and on-
street parking within the downtown area.  The following table lists the parking required for the anticipated uses:  

 

Use Parking Requirement 
Permitted 
or Special 

Use 

Office, Healthcare 3 spaces for each exam room, plus 1 space for each employee 
during the largest working shift.  

Permitted 

Restaurant (full service) 1 space for each 100 square feet of gross floor area, plus 1 
space for each employee during the largest working shift.  

Special Use 

Restaurant (carry out) 1 space for each 75 square feet of gross floor area, plus 1 for 
each 2 employees during the largest working shift.  

Special Use 

Tavern 1 space for every 100 square feet of gross floor area, plus 1 
space for each employee during the largest working shift.  

Special Use 

 
Staff offers the following comments:  
 
1. The exact number of parking spaces cannot be calculated at this time without knowing the number of 
employees in the largest working shift and the proposed number of exam rooms.  However, using only the gross 
floor area calculation, if all restaurants are full-service, the development would require at least 57 spaces.  The 
actual number will be higher to account for employees and for the proposed dentist office.    

 
2. The existing public parking lot contains 73 spaces.  The proposed development would remove 26 of these 
spaces, resulting in 47 spaces left over.  As part of the development, 2 ADA accessible spaces would be relocated 
from the southwest corner of the parking lot near the Old Plank Road Trail to the north/middle of the parking lot, 
adjacent to the proposed building.  

 
3. The parking lot to the south that serves the Trolley Barn straddles two parcels.  The north portion of this 
parking lot is located on public property (Village of Frankfort) and contains 93 spaces.  The south portion of this 
parking lot is located on private property and contains 100 spaces.  These parking lots would remain unimpacted 
by the proposed development.   

 
4. As noted above, any new building or expansion to an existing building in the H-1 zone district may be 
relieved from providing the required on-site parking through the approval of a variation the Zoning Ordinance.  
The variation for the required parking should be based upon several factors, including:  

 
a. The availability of nearby public parking lots 
b. The availability of nearby private parking lots 
c. The availability of nearby on-street parking 



5 
 

d. The viability of shared parking between uses 
e. Use of alternative transportation, such as bicycles  

 
5. In 2016, a parking analysis was performed of the downtown by Sam Schwartz, Transportation 
Consultants.  The report (attached) provides the location of on-street parking, public parking lots and private 
parking lots, with the total number of parking spaces noted for each.  The parking analysis concluded that there is 
no shortage of parking within the downtown.  In particular, the public parking lots east of White Street between 
Elwood Street and Kansas Street are underutilized. 

 
6. The Village retains the right to request a traffic study (Article 7, Section A, Part 3, (b)(4)), if desired.  

 
7. In the event that a variation is granted for relief of the parking requirements, staff recommends including 
a condition of approval requiring the installation of several decorative bicycle racks on or near the subject 
property.  

 
Loading 
 

1. Loading spaces are required for the proposed development and is calculated using the gross floor area of 
each use (Article 7, Section B, Part 4).  However, because all uses within the building are not yet defined, it 
is impossible to calculate the required number of loading spaces.  Loading spaces must measure at least 
12’ x 50’ and be located on the subject property.  There are no loading spaces illustrated on the site plan, 
nor on any adjacent public right-of-way, which would require an exception from the regulations under the 
PUD Special Use Permit. 
   

2. The proposed redevelopment for Olde Frankfort Mall (Frankfort Bowl) is currently in the workshop stage 
of review by the Plan Commission.  Currently, the applicant is proposing a 12’x50’ loading space within 
the right-of-way of White Street.  Staff recommends discussing the possibility of on-street loading or 
adding a loading area behind the building, either on private property or public property.  The minimum 
size of a loading space is 12’x50’.  
 

3. It should be noted that loading for many, if not most, of the existing businesses within the downtown 
occurs within downtown street rights-of-way between 7:00 am and 9:00 am.  Most businesses within the 
downtown are not open before 9:00 am.  As the downtown continues to be redeveloped and more 
buildings are constructed, it may be wise to plan for truck loading that does not occur within the travel 
lanes within the rights-of-way.    
 

Landscaping 
 
The proposed 0.24-acre parcel currently contains several mature trees just east of the public sidewalk along White 
Street, which would have to be removed as part of this development.  Per the Tree Preservation Plan, a total of 8 
trees would be removed, mostly crabapples and honeylocust.  Although none of the removed trees are classified 
as “preservation trees”, which would require on-site mitigation, honeylocust are recommended for street trees 
and overstory trees.   
 
As noted in the Site Plan section, front yards in the H-1 zone district must be dedicated to landscaping.  The 
applicant is proposing brick pavers in the front yard, between the sidewalk and the building façade, requiring an 
exception under the PUD development.  

 
Lighting 
 

1. The building elevations illustrate “gooseneck” building-mounted lights on all sides of the building.  The 
Photometric Plan submitted does not comply with the lighting regulations in the Zoning Ordinance, 
specifically regarding the foot-candles at the property line.  This aspect was discussed at the HPC meeting 
on October 19th.  Staff recommends that the Photometric Plans be revised to comply with the lighting 
regulations, most likely by lowering the brightness (lumens) of the lights proposed.  Staff also 
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recommends that manufacturer specifications for the proposed light fixtures be included with a revised 
Photometric Plan, which typically specify the type of light bulb and brightness measured in lumens.   

 
Preliminary Engineering 
 

1. The project has not yet been reviewed by Robinson Engineering.  However, because the site is currently 
paved in asphalt, there are no anticipated issues with on-site or off-site stormwater detention.  Sanitary 
sewer and storm sewer utilities exist along the east side of White Street and water lines exist along the 
west side of White Street.   

 
Other 
 

1. The project does not contain any accessory structures, other than a trash enclosure, located off-site to the 
east of the restaurant.   
 

2019 Comprehensive Plan  
 
The proposed building, including the site layout, architecture and uses, meets the intent of several key aspects of 
the 2019 Comprehensive Plan:  
 
Chapter 3: Social & Cultural Vibrancy 

 
Goal 3.1 (Priority C): Strengthen Frankfort’s social capital by engaging with and connecting a diverse network of 
citizens to maintain a strong sense of community.  It could be argued that a significant investment within the 
downtown would enforce a strong sense of community, by increasing foot traffic and attracting more Village 
residents and non-residents to the downtown.  
 
Goal 3.2 (Priority A): Leverage and enhance Frankfort’s public spaces through creative place-making and thoughtful 
design that considers how people interact with space and place.  The proposed development would occur directly 
adjacent to Breidert Green, the Village’s central park and gathering place.  The building would benefit by being in 
very close proximity to the park and in turn, visitors to the park would increase, adding to more “eyes on the 
street” and enhancing the sense of place.  By building closer to Breidert Green, it would help complete the 
courtyard feel for the park, one of the hallmarks of good park planning.  
 
Chapter 4: Green Initiatives  
 
Goal 4.8 (Priority A): Where possible, encourage infill development and adaptive reuse.  The proposed building 
addition would be considered infill development, being placed on underutilized space currently paved with asphalt 
and surrounded by development.   
 
Chapter 7: Economic Prosperity  
 
Goal: Maintain and enhance downtown Frankfort as a successful and vibrant corridor for residents, local business 
and visitors.  The proposed building addition would add commercial real estate to the heart of the downtown, 
creating momentum for more development or redevelopment in the area.   
 
Summary of Requests 
 
Special Use Permits: 
 
Several Special Use Permits may be required, depending on the requested uses:  

 
1. Special Use Permit for Major Change to PUD.  
2. Full-service restaurants, carry-out restaurants or taverns.  
3. Outdoor seating associated with a full-service restaurant within the right-of-way. 
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4. Extended hours of operation, if operated before 7 am or after 11 pm.  
5. Liquor licenses, for any restaurants that seek them. 

 
Exceptions as part of PUD approval:  
 
Several exceptions would be required at this time:  
 

1. Front yard setback of 14’ required, 5’ proposed.  
2. Front Yard setback shall be landscaped; none proposed.  
3. Rear yard setback of 10’ required, 4’ proposed.  
4. Relief from the required loading.  

 
Variations:  
 
A single variation would be required at this time:  
 

1. Relief of all required parking for a building within the H-1 zone district (Article 6, Section C, Part 3 (g)(6)). 
 
Other:  
 

2. Plat of Subdivision to create the 0.24-acre parcel as proposed.  

 
Findings of Fact – Special Use Permits  
 
The following findings of fact are used to judge the merit of a Special Use Permit request.  The applicant’s 
responses to the following findings of fact have been included with this report.  
 
Findings of Fact: 
 

1. No special use shall be recommended by the Plan Commission, unless such Commission shall find: 

2. That the establishment, maintenance or operation of the special use will not be detrimental to, or 
endanger, the public health, safety, morals, comfort or general welfare.   

3. That the special use will not be injurious to the use and enjoyment of other property in the immediate 
vicinity for the purposes already permitted, nor substantially diminish and impair property values within 
the neighborhood.   

4. That the establishment of the special use will not impede the normal and orderly development and 
improvement of the surrounding property for uses permitted in the district.  

5. That the exterior architectural appeal and functional plan of any proposed structure will not be so at 
variance with either the exterior architectural appeal and functional plan of the structures already 
constructed, or in the course of construction in the immediate neighborhood or the character of the 
applicable district, as to cause a substantial depreciation in the property values within the neighborhood.   

6. That the adequate utilities, access roads, drainage and/or necessary facilities have been or are being 
provided.   

7. That adequate measures have been or will be taken to provide ingress and egress so designed as to 
minimize traffic congestion in the public streets.   
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8. That the special use shall, in all other respects, conform to the applicable regulations of the district in 
which it is located, except as such regulations may, in each instance, be modified by the Village Board, 
pursuant to the recommendations of the Plan Commission.   

PUD Objectives: 
 

1. In addition to the general purpose of this Ordinance, the purpose of this section is to establish standards 
and procedures for Planned Unit Developments, in order that the following objectives may be obtained: 
 
a. Encourage variety and flexibility in land development that is necessary to meet the best interests of 

the entire Village; 
 

b. Regulate the allocation, maintenance and permanent preservation of common open space, 
recreation areas and facilities to offer recreational opportunities close to home and to enhance the 
appearance of neighborhoods by the conservation of natural resources; 

 
c. Provide for a variety of housing types to accommodate the life stages and lifestyle choices of a range 

of persons, by allowing development that would not be possible under the strict application of the 
other sections of this Ordinance; 

 
d. Preserve natural vegetation, topographic and geologic features, and other natural resources and 

amenities, and improve air and water quality; 
 

e. Use a creative approach to the use of land and related physical facilities that results in better design 
and provision of exceptional amenities; 

 
f. Prioritize an efficient use of land, resulting in more economic networks of utilities, streets, schools, 

public grounds and buildings and other community facilities; 
 

g. Support land use which promotes the public health, safety, comfort and welfare; and 
 

h. Encourage innovations in residential, commercial and industrial development so that growing 
demands of the population may be met by greater variety in type, design and layout of space 
ancillary to said buildings. 

 
Findings of Fact – Variations 
 
For reference during the workshop, Article 3, Section B, Part 3 of the Village of Frankfort Zoning Ordinance lists 
“findings” or “standards” that the Zoning Board of Appeals must use to evaluate every variation request.  
 

a. The Zoning Board of Appeals shall not vary the provisions of this Ordinance as authorized in this Article 3, 
Section B, unless they have made findings based upon the evidence presented to it in the following cases:  

 
1. That the property in question cannot yield a reasonable return if permitted to be used only under the 

conditions allowed by the regulations in that zone;  
 

2. That the plight of the owner is due to unique circumstances;  
 

3. That the variation, if granted, will not alter the essential character of the locality.  
 

b. For the purpose of supplementing the above standards, the Zoning Board of Appeals, in making this 
determination, whenever there are practical difficulties or hardships, shall also take into consideration the 
extent to which the following facts, favorable to the applicant, have been established by the evidence:  
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1. That the particular physical surroundings, shape or topographical conditions of the specific property 
involved will bring a particular hardship upon the owner, as distinguished from a mere inconvenience, 
if the strict letter of the regulations was carried out;  

 
2. That the conditions upon which the petition for variation is based would not be applicable, generally, 

to other property within the same zoning classification;  
 

3. That the purpose of the variation is not based exclusively upon a desire to make more money out of 
the property;  
 

4. That the alleged difficulty or hardship has not been created by any person presently having an 
interest in the property;  
 

5. That the granting of the variation will not be detrimental to the public welfare or unduly injurious to 
other property or improvements in the neighborhood in which the property is located;  
 

6. That the exterior architectural appeal and functional plan of any proposed structure will not be so at 
variance with either the exterior architectural appeal and functional plan of the structures already 
constructed, or in the course of construction in the immediate neighborhood or the character of the 
applicable district, as to cause a substantial depreciation in the property values within the 
neighborhood;  
 

7. That the proposed variation will not impair an adequate supply of air to adjacent property, 
substantially increase the danger of fire, otherwise endanger the public safety or substantially 
diminish or impair property values within the neighborhood. 
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