
 
   #2019-139 

Thorton’s – Preliminary PUD, Rezoning, Special Use  
Permit, and Variations  

           Project Review for Planning and Zoning Commission 
     
 
Meeting Date:  January 15, 2020 and February 5, 2020 
 
Requests: 1. Preliminary Planned Unit Development for a new 5,500 

square-foot gas station convenience store and fueling 
canopies for truck and passenger vehicles, 

 2. Comprehensive Land Use Amendment from Industry to 
Commerce, 

 3. Rezoning from M Manufacturing to B-2 PUD General 
Commercial Planned Unit Development,  

 4. Special Use Permit for a Gas Station, and 

 5. Deferral of the requirement to bury the overhead utility 
lines until an area wide program is established. 

  
Location: 911 Tek Drive 
 
Acreage: Approximately 4.8 acres for the entire site, 3.7 acres for the 

Thorton’s parcel. 
 
Existing Zoning: M Manufacturing 
 
Proposed Zoning: B-2 PUD General Commercial, Planned Unit Development 
 
Surrounding Properties: North: B-2 PUD General Commercial 

South: M Manufacturing (Three Oaks Recreation Area) 
 East: B-2 PUD General Commercial 
 West: M-L Manufacturing Limited 
 

Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 
Background:    

 This is an existing vacant lot, which was part of the Tek Drive Industrial Subdivision.   

 Thorton’s would develop the northern portion of the lot and sell the south portion for a 
future development. 
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Land Use Analysis:  
ZONING 

 The request to rezone the property to B-2 PUD General Commercial would allow a gas 
station and convenience store with a Special Use Permit. 

 The request to amend the Comprehensive Land Use Plan from Industry to Commerce 
would be in concert with the rezoning designation.  Commerce is located across the street 
and south of Rakow Road on both sides of the street.  

 
SITE PLAN 

 The site is at the southwest corner of Route 31 and Tek Drive.   

 Access is illustrated along both Route 31 and Tek Drive.  Two full access driveways are 
located along Tek Drive, one for trucks and one for passenger vehicles.  A third right-in 
and right-out driveway is illustrated off Route 31, an amendment to the original plat, which 
prohibited direct access onto Route 31. 

 Gas Stations are permitted two curb cuts with one on each frontage, the site illustrates 3 
curb cuts, which requires a variation from that criterion. 

 Sidewalk has been provided along Route 31.  A sidewalk needs to be installed along Tek 
Drive. 

 A fueling truck and a fire truck are able to circulate around the site. 

 Reduction to the site’s overall impervious coverage should be considered, especially in the 
area of the wide drive aisles around the passenger vehicle canopy.  Wide drive aisles have 
the opposite effect on controlling traffic since there is no clear defined lanes, the excessive 
width causes a variety of movements. 

 
TRAFFIC STUDY 

 A traffic study was completed by Sam Schwartz Engineering (a City-approved traffic 
consultant) on behalf of the property owner.  The petitioner would be responsible for 
complying with the recommendations of the traffic study. 

 Final review and conditions will be set by IDOT. 
 
PARKING 

 Passenger vehicle parking is based on the number of gas pumps and size of the convenience 
store.  21 spaces is required, 24 spaces are provided. 

 Truck parking/storage is located in the rear of the property and 14 spaces are provided.  

 There is concern that the backing movements, from the western most parking space in the 
parking row adjacent to the convenience store, would interfere with the driveway.  It has 
been recommended that this parking space be removed. 

 
ELEVATIONS 

 The primary material on the elevations is a recycled concrete product designed to look like 
brick or stone.  The material is adhered to a sheet and installed along the wall plane.   
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 Thorton’s has added some design elements to the building including a second top cap above 
the metal top flashing, a metal awning along the front, a continuous knee wall around the 
entire building and two red entry features highlighting the doorways. 

 Staff has reviewed the elevations based on the criteria listed in the Design Standards. The 
project meets 8 of the 10 criteria.  Six of 10 are required to be considered meeting the 
design standards for architecture.  This project meets the UDO Design Standards. 

 
LANDSCAPE PLAN 

 Landscaping is placed around the site, including along the street frontage of Route 31, the 
street frontage of Tek Drive, around the convenience store building, and around the 
perimeter of the site including the detention basin along the west property line. 

 Street trees are required along Route 31 and Tek Drive at 40 foot intervals.  Six trees are 
required along Route 31, 4 trees have been planted (the frontage of the second lot was not 
included).  Twelve trees are required along Tek Drive, 9 trees are being planted and 6 
existing trees will remain. 

 The trash enclosure is along the Tek Drive frontage, 30 feet back, and is screened with 
some hydrangea bushes and Linden trees.   

 A total of 71 inches of trees are being removed from the future outlot, which requires 24 
replacement trees (at 3” size).  Eighteen trees are being planted on that lot.   

 The truck parking/storage area is screened with some Autumn Blaze Maples trees and 
Mohican Wayfaring Tree, Limilight Hydrangea and Sea Green Juniper bushes. 

 The replacement tree inches meets the requirement based on their total removal inches. 

 
SIGNAGE 

 Free-standing buildings are permitted signage on all elevations that would total 150 square 
feet.  For gas stations this also includes any secondary buildings like car washes and the 
gas canopies.  Typically gas stations have requested variations from this maximum signage. 

 The petitioner is proposing 194 square feet of signage for the building and truck canopy.  
Dimensions were not provided for the vehicle canopy, which is illuminated with a red band.  
This will increase the variation request. 

 The petitioner is also proposing red illumination for their gas price signage.  Red is not a 
permitted color and it is recommended that they utilize white or amber. 

 
 
Findings of fact: 
COMPREHENSIVE LAND USE PLAN AMENDMENT 
The comprehensive plan is put into place to help the City sustain a prosperous and economically 
balanced community through the combination of all the plan elements including land use decisions, 
economic development, housing, transportation options, development and preserving the unique 
areas, parks and recreation, environmental resources, historic preservation and community facilities.  
As amendments are proposed they are reviewed to ensure a proper balance is maintained and the 
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new designation would fit with the surrounding area.  The site is currently Industry as it was planned 
as more of a business park.  Route 31 has transformed to a commercial corridor and the amendment 
to Commerce is a logical set to attract the appropriate  
 
REZONING 

 The property is currently zoned M Manufacturing.   
 The property would be rezoned to B-2 General Commercial.  The General Commercial 

zoning criteria are: 
 General:  This district is the City’s primary commercial district.  It accommodates 

highway service uses and community or regional commercial, office and service uses. 
 Character:  This district is characterized by a large amount of parking, which often 

exceeds the building coverage.  Landscape buffers and landscaped parking areas are 
required to soften the impact of such commercial uses on neighbors and to make the 
streetscape more attractive.  Architectural and other design controls are intended to 
encourage and require more attractive buildings and avoid visual degradation caused 
by very large buildings with large blank walls and no building articulation or design 
elements.  

 Uses:  This district is intended to provide for a full range of commercial uses 
 
Criteria for Rezoning 
(a) The existing uses and zoning of nearby property. 

 Meets   Does not meet 

(b) The extent to which property values are diminished by a particular zoning classification or 
restriction.  

 Meets   Does not meet 

(c) The extent to which the destruction of property value of a petitioner property owner promotes the 
health, safety, morals or general welfare of the public. 

 Meets   Does not meet 

(d) The relative gain to the public as opposed to the hardship imposed on a petitioning property 
owner. 

 Meets   Does not meet 

(e) The suitability of the subject property for its zoned purposes.  
 Meets   Does not meet 

(f) The length of time the property has been vacant as zoned, considered in the context of land 
development in the area. 

 Meets   Does not meet 

(g) The Comprehensive Plan designation and the current applicability of that designation. 
 Meets   Does not meet 

(h) The evidence or lack of evidence, of community need for the use proposed. 
 Meets   Does not meet 
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PRELIMINARY PLANNED UNIT DEVELOPMENT 
The petitioner is requesting approval of a Preliminary Planned Unit Development to allow the 
construction of a gas station with convenience store and truck fuel island.  A Planned Unit 
Development is a Special Use and Special Uses require separate review because of their potential 
to impact surrounding properties and the orderly development of the City.   
 
Section 2-400 B General Standards for all special uses in the Unified Ordinance establishes 
standards for all special uses in Crystal Lake.  Briefly, the criteria are as follows: 
 

1. The use is necessary or desirable, at the proposed location, to provide a service or facility which 
will further the public convenience and general welfare. 

 Meets   Does not meet 
 

2. The use will not be detrimental to area property values. 
 Meets   Does not meet 

 

3. The use will comply with the zoning districts regulations. 
 Meets   Does not meet 

 

4. The use will not negatively impact traffic circulation. 
 Meets   Does not meet 

 

5. The use will not negatively impact public utilities or municipal service delivery systems.  If 
required, the use will contribute financially to the upgrading of public utilities and municipal 
service delivery systems. 

 Meets   Does not meet 
 

6. The use will not negatively impact the environment or be unsightly. 
 Meets   Does not meet 

 

7. The use, where possible will preserve existing mature vegetation, and provide landscaping and 
architecture, which is aesthetically pleasing, compatible or complementary to surrounding 
properties and acceptable by community standards. 

 Meets   Does not meet 
 

8. The use will meet requirements of all regulating governmental agencies. 
 Meets   Does not meet 

 

9. The use will conform to any conditions approved as part of the issued Special Use Permit. 
 Meets   Does not meet 

 

10. The use will conform to the regulations established for specific special uses, where applicable. 
 Meets   Does not meet 

 
 

In addition PUDs must also meet the standards in Section 4-500 C. Development Standards and 
4-500 D. 1 Additional standards for Planned Unit Developments Commercial PUDs.   
 
1. Implements the vision and land use policies of the Comprehensive Plan. 
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  Meets   Does not meet 
 

2. Shall not result in substantial adverse effect on adjacent property, natural resources, 
infrastructure, public sites or other matter of public health, safety and welfare. 

  Meets   Does not meet 
 
3. PUDs must provide transitional uses to blend with adjacent development. 
  Meets   Does not meet 
 

4. PUD phases must be logically sequenced. 
  Meets   Does not meet 
 

5. The density and intensity of a PUD shall be in accordance with the Comprehensive Plan. 
  Meets   Does not meet 
 

6. All dimensional standards shall be listed within the PUD plan if they do not meet the Ordinance 
minimum standards. 

  Meets   Does not meet 
 

7. The responsible parties for all on-site and other required public improvements shall be 
established and a utility plan indicating all proposed easements shall be provided. 

  Meets   Does not meet 
 

8. Any private infrastructure shall comply with the city standards. 
  Meets   Does not meet 
 

9. The PUD plan shall establish the responsibility of the applicant/developer. 
  Meets   Does not meet 
 

10. A bond or letter of credit shall be posted to cover required fees or public improvements. 
  Meets   Does not meet 
 
 
Planned Unit Development Variation 
The purpose of Planned Unit Developments is to encourage and allow more creative and 
imaginative design of land developments than is possible under district zoning regulations. 
Planned Unit Developments are, therefore, intended to allow substantial flexibility in planning and 
designing a proposal. This flexibility is often in the form of relief from compliance with 
conventional zoning ordinance site and design requirements which may otherwise require 
individual requests and applications for zoning variations. 
 
Ideally, this flexibility results in a development that is better planned, contains more amenities, 
and is ultimately more desirable than one that would have been produced through compliance with 
typical zoning ordinance and subdivision controls.  
 
Therefore more lenient site requirements may be granted where the Planned Unit Development 
contains features not normally required of traditional developments.  Although a formal variation 
request is not required to be made in conjunction with a Planned Unit Development, Staff identifies 
those aspects of the Planned Unit Development which effectively result in variations from UDO 
requirements.   If the evidence is not found to justify these variations from the UDO that fact shall 
be reported to the City Council with a recommendation that the variations from the UDO which 
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are proposed as part of the Planned Development be lessened or denied. 
 
The Planned Unit Development proposed by the Petitioner includes the following variations from 
the UDO:   

a. Article 2-400 13 d. Special Use Criteria for Gasoline Stations from the requirement to 
construct a peaked roof over the fueling canopy. 

b. Article 2-400 13 e. Special Use Criteria for Gasoline Stations from the maximum allowable 
curb cuts of 2 to allow 3. 

c. Article 2-400 62 c ii. Special Use Criteria for Gasoline Stations to allow red illumination 
for the gas pricing signs on the free-standing sign and on the gas canopy. 

d. Article 4-1000 Signs to exceed 150 square feet of signage. 

e. Article 5-200 F Subdivision Required Land Improvements from the requirement to bury 
the existing overhead utility lines to allow a deferral until an area wide program is created. 

 
 
SPECIAL USE PERMIT 
The petitioner is requesting approval of a Special Use Permit to allow a Gasoline Service Station 
with Gasoline Electronic Pricing Sign.  A Special Use requires separate review because of its 
potential to impact surrounding properties and the orderly development of the City.   
 

Section 2-400 B General Standards for all special uses in the Unified Ordinance establishes 
standards for all special uses in Crystal Lake.  Briefly, the criteria are as follows: 
1. The use is necessary or desirable, at the proposed location, to provide a service or facility which 

will further the public convenience and general welfare. 
 Meets   Does not meet 

 

2. The use will not be detrimental to area property values. 
 Meets   Does not meet 

 

3. The use will comply with the zoning districts regulations. 
 Meets   Does not meet 

 

4. The use will not negatively impact traffic circulation. 
 Meets   Does not meet 

 

5. The use will not negatively impact public utilities or municipal service delivery systems.  If 
required, the use will contribute financially to the upgrading of public utilities and municipal 
service delivery systems. 

 Meets   Does not meet 
 

6. The use will not negatively impact the environment or be unsightly. 
 Meets   Does not meet 

 

7. The use, where possible will preserve existing mature vegetation, and provide landscaping and 
architecture, which is aesthetically pleasing, compatible or complementary to surrounding 
properties and acceptable by community standards. 
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 Meets   Does not meet 
 

8. The use will meet requirements of all regulating governmental agencies. 
 Meets   Does not meet 

 

9. The use will conform to any conditions approved as part of the issued Special Use Permit. 
 Meets   Does not meet 

 
10. The use will conform to the regulations established for specific special uses, where applicable. 

 Meets   Does not meet 
 
 
Gasoline Stations have specific Special Use Criteria they have to meet.  Gasoline stations must 
comply with the following standards: 
 

1. Location: Gasoline stations are not permitted within the City’s wellhead protection areas. 
Stations in the Crystal Lake watershed require a site specific analysis by the City’s 
watershed consultant  

 Meets   Does not meet 
 

The proposed station is outside of the wellhead protection area.   
 

2. Environmental impact: No gasoline station shall commence operations unless it has first 
provided an environmental impact statement (EIS) from a qualified expert in the related 
field that the use will not negatively affect ground water resources or contaminate the soil. 

 Meets   Does not meet  
 

An EIS has been provided. 
 

3. Screening: Gasoline stations adjacent to residential properties shall provide a 6-foot tall 
solid screen consisting of a solid wooden fence, in accordance with the provisions of 
Article 4-700, Fences, Walls and Screening or opaque landscaping along the perimeters of 
the property abutting the residential district or use, in accordance with the provisions of 
Article 4-400, Landscaping and Screening Standards. 

 Meets   Does not meet 
 

The site is not adjacent to a residential use. 
 

4. Canopy: Flat canopies are not permitted. Canopies must have a minimum 4:12 pitch 
(Amended per Ord. 6970, 11-5-2013).The edge of the pump canopy shall be setback at 
least 15 feet from all property lines. 

 Meets   Does not meet 
 

The petitioner is requesting a variation from this criterion. The building has been designed 
with a flat top parapet style roof.  This flat style gas canopy has been designed to match 
the style of the main convenience store. 
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5. Curb cuts: There shall be a maximum of 2 curb cuts per property.  Corner lots shall be 
limited to 1 curb cut per street frontage. Curb cuts for corner lots shall be located at least 
75 feet from the intersection, or as deemed appropriate by the City Engineer. 

 Meets   Does not meet 
 

Three total curb cuts are proposed.  Two along Tek Drive and one along Route 31.  The 
two along Tek Drive are proposed to separate trucks from passenger vehicles. 
 

6. Vending machines: One vacuums and one air compressors shall be permitted on-site. 
Vending machines are treated as outside sales and display. Refer to the handout on Outdoor 
Sales, Service, Storage and Display available through the Planning and Economic 
Development Department for further clarification. 

 Meets   Does not meet 
 

These will need to be shown during permitting if proposed.   
 

7. Outside sales: Outside product display and sales of seasonal items are prohibited. Propane 
tanks stored in 1 locked metal cage are not treated as outside sales and permitted subject to 
the approval of the City’s Fire Prevention Bureau. For any other outside display and sales, 
refer to the handout on Outdoor Sales, Service, Storage and Display available through the 
Planning and Economic Development Department for further clarification. 

 Meets   Does not meet 
 

An area for propane and ice is illustrated just south of the building. 
 

8. Monitoring: Monitoring wells finished at appropriate depths and locations best suited to 
detect a contaminate plume are required to be designed and located by a groundwater 
professional for stations within the Crystal Lake watershed or as determined by the City 
Engineer. 

 Meets   Does not meet 
 

No monitoring wells are required. 
 

9. Electronic Pricing Signs: Electronic pricing signs must be requested as part of the Special 
Use Permit. 

 Meets   Does not meet 
 

Sign has been requested as part of the Special Use Permit. 
 
 

Gasoline electronic pricing signs. All gasoline electronic pricing signs must comply with the 
following criteria: 
 

a. Gasoline electronic pricing (GEP) signs are permitted only on properties where a special 
use permit for a gasoline station has been previously granted by the City. 

 Meets   Does not meet 
 



Thorton’s  January 15, 2020 and February 5, 2020 
Preliminary PUD, Comp Plan, Rezoning, SUP and Variations 
 
 

 

 10

b. The GEP sign may be incorporated into (1) freestanding business sign on the property. A 
new freestanding sign incorporating a GEP portion must meet all the ordinance 
requirements for that sign. 

 Meets   Does not meet 
 

 

c. The GEP portion of the sign shall meet all the following design conditions: 

(i) The GEP unit must be equipped with both a programmed dimming sequence as well 
as an additional overriding mechanical photocell that adjusts the brightness of the 
display to ambient light at all times of the day. Such programming and mechanical 
equipment shall be set so that the GEP, at night or in overcast conditions, will be no 
more than 40% of the daytime brightness level; 

 Meets   Does not meet 
 

(ii) The GEP unit must be illuminated by white, amber, or green incandescent lamps, 
LED (light-emitting diode) or magnetic discs; 

 Meets   Does not meet 
 

(iii) The pricing displayed on the GEP unit may only transition from one message 
(price) to another by either fading or dissolving to black with another message 
(price) appearing immediately thereafter, without movement or other transition 
effects in between; 

 Meets   Does not meet 
 

(iv) Except as otherwise provided herein, all messages displayed on the GEP unit must 
be static and may not reflect movement, flashing scrolling or changes in shape or 
size of messages or portions of messages. Streaming and/or live-time video is not 
permitted and this function of the EMC must be disables; and 

 Meets   Does not meet 
 

(v) The GEP sign must be set in a manner that the display will turn dark in case of a 
malfunction. 

 Meets   Does not meet 
 

d. The maximum gross surface area of the GEP portion of the sign shall not exceed 20 
square feet. 

 Meets   Does not meet 
 

f. Prices cannot switch between multiple grades on one GEP. The GEP must display only 
one grade or have separate GEP for each grade. 

 Meets   Does not meet 
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Comprehensive Land Use Plan 2030 Summary Review:  
The Comprehensive Plan is currently designated Industry.  The petitioner is proposing amending 
the plat to Commerce.  Commerce allows for existing and future commercial and business uses.  
The following goal is applicable to this request: 
 
Land Use – Commercial 
Goal: Maintain a dynamic and sustainable base of commercial uses that provides a solid tax 
base, goods, services and jobs to the city as well as the surrounding region through 
coordination in the Unified Development Ordinance, Comprehensive Land Use Plan and 
Economic Development Strategic Plan. 
 
This can be accomplished with the following supporting actions: 
 
Supporting Action: Promote, retain and attract businesses that provide a diverse tax base. 
 
Success Indicator: The number of new “chain store” occupancies. 
 
 
Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request is made it should be with the 
following conditions: 
 

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the City 
Council: 
A. Application (BTSP Midwest, received 10/26/19) 
B. Site Plan (Manhard dated 12/03/19, received 12/17/19) 
C. Civil Plan (Manhard, dated 12/05/19, received 12/17/19) 
D. Landscape Plans (Manhard, dated 08/06/19, received 12/17/19) 
E. Building Elevations (Luckett & Farley, dated 2019, received 12/17/19) 
F. Sign Package (MC Group, dated 01/02/19, received 12/17/19) 
G. Stormwater Report (Manhard, dated December 2019, received 12/17/19) 
H. Draft Traffic Study (Schwartz Engineering, dated December 2018, received 12/12/18) 
I. Lighting (Red Leonard Associates, dated 7/31/19, received 12/17/19) 
J. Environmental Impact Statement (AKT Perrless, undated, received 12/17/19)  
 

2. Site Plan 
A. Provide a sidewalk along Tek Drive frontage. 
B. Remove the western most parking space in the parking row adjacent to the convenience 

store. 
C. Work with staff to reduce the width of the drive aisles around the passenger vehicle canopy. 

 
3. Landscape Plan 

A. Add the required trees and shrubs around the free-standing sign.  Landscape around the 
free-standing sign is required at 1 square-foot per 1 square-foot of signage, which includes 
a mix of at least 50% small deciduous trees, medium evergreen trees, ornamental trees, and 
deciduous and evergreen shrubs. 
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B. Provide an easement on the second lot that the screening landscape for the truck 
parking/storage cannot be removed and must be maintained. 
 

4. Elevations 
A. The metal coping top cap shall project at least two inches above and out from the rest of 

the top parapet to provide additional height and width to the cornice. 
 

5. Remove the illumination on the top of the fueling canopy so that the canopy is not illuminated. 
 

6. The petitioner shall address all of the review comments and requirements of the Community 
Development, Fire Rescue, and Public Works Departments as well as the City’s Stormwater 
Consultant. 

 
7. The petitioner shall comply with the final traffic study as completed by Sam Schwartz 

Engineering and approved by IDOT. 
A. Along Tek Drive, at Route 31, extend the existing eastbound right-turn lane on Tek Drive 

to provide maximum storage and taper lengths between Route 31 and the passenger vehicle 
entrance off Tek Drive (estimated 140-foot storage / 50-foot taper) 

B. Along Tek Drive, post “Do Not Block Intersection” signs facing eastbound traffic on Tek 
Drive at both driveway locations. 

C. On Route 31 at Tek Drive, construct a southbound right-turn lane (240-foot storae / 240-
foot taper) per BDE warrant criteria. 

D. On Route 31, construct a southbound right-turn lane (estimated 100-foot storage / 75 foot 
taper) at the right-in/right-out driveway per BDE warrant criteria. 
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City of Crystal Lake Tree Preservation Requirements:

50� of Group A species DBH to be replaced.

172 DBH removed x 50�   86 DBH replacement reTuired.

30� of Group B species DBH to be replaced.

48 DBH removed x 30�   14.4 DBH replacement reTuired. 

10� of Group C species 0 to be replaced.

0 DBH removed x 10�   0 DBH replacement reTuired.

5� of Group D species DBH to be replaced.

143 DBH removed x 5�   7.15 DBH replacement reTuired.

Total 107.55 DBH replacement reTuired. 108 DBH replacement provided. Requirement is met.

TREES TO BE REMOVED (TYP.)

TREES TO REMAIN (TYP.)
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TREES QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

ACE A12 4 Acer x freemanii `Jeffsred` Autumn Blaze Maple 3" Cal. B&B

CEL CHI 10 Celtis occidentalis `Chicagoland` Common Hackberry 3" Cal. B&B

MAL DON 8 Malus x `Donald Wyman` Donald Wyman Crab Apple 3" Cal. B&B

QUE BIC 5 Quercus bicolor Swamp White Oak 3" Cal. B&B

TIL GLE 9 Tilia cordata `Glenleven` Glenleven Littleleaf Linden 3" Cal. B&B

SHRUBS QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

ARO ME2 1 Aronia melanocarpa Chokeberry 3` Ht. Pot

ARO DAY 73 Aronia melanocarpa `UCONNAM166` Low Scape Hedger Chokeberry 3` Ht. Pot

HYD B59 14 Hydrangea macrophylla `Bloomstruck` Bloomstruck Hydrangea 3` Ht. Pot

HYD LIM 47 Hydrangea paniculata `Limelight` TM Limelight Hydrangea 3` Ht. B&B

JUN PFI 71 Juniperus chinensis `Kallays Compact` Kallay Compact Pfitzer Juniper 3 gal. Pot

JUN FOR 41 Juniperus chinensis `Sea Green` Sea Green Juniper 5 gal. Pot

RHU GRO 30 Rhus aromatica `Gro-Low` Gro-Low Fragrant Sumac 3 gal. Pot

SOR SEM 32 Sorbaria sorbifolia `Sem` Sem Ash Leaf Spirea 3` Ht. Pot

SPI NIP 7 Spiraea nipponica `Snowmound` Snowmound Spirea 3` Ht. Pot

TAX DEN 16 Taxus x media `Densiformis` Dense Yew 3` Ht. Pot

VIB LAN 23 Viburnum lantana `Mohican` Mohican Wayfaring Tree 5 gal. Pot

ORNAMENTAL GRASSES QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

CAL KAR 39 Calamagrostis x acutiflora `Karl Foerster` Feather Reed Grass 3 gal.

PAN CHE 221 Panicum virgatum `Cheyenne Sky` Switch Grass 1 gal. Pot

PERENNIALS QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER SPACING

HEM R70 307 Hemerocallis x `Rosy Returns` Daylily 1 gal. Pot 18" o.c.

NEP BLU 253 Nepeta x faassenii `Blue Wonder` Catmint 1 gal. Pot 18" o.c.

PLANT SCHEDULE
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SEAL

Jennifer Hendricks� ASLA� PLA

Illinois Registered Landscape Architect � 157-001253
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JENNIFER

HENDRICKS

157-001253

Expires 08�31�2019

Date� 08�06�19

CRYSTAL LAKE REQUIRED LANDSCAPING:

Parking Lot Interior Landscaping:

One 8' x19' landscape island containing one canopy or ornamental tree and five shrubs every 10 parking

spaces and at the ends of every parking row is reTuired� Requirement is met.

Perimeter Landscape for Parking Lots Abutting Rights-of-Way:

Continuous visual screen 15' in width using both deciduous and evergreen species planted in undulating

beds forming an interesting pattern reTuiring one canopy� ornamental� or evergreen tree and 10 shrubs� with

shrubs planted at various heights� averaging 3' in height� along every 40 lf. Requirement is met.

Perimeter Landscaping for Parking Lots Not Abutting Rights-of-Way:

Continuous visual screen 8' in width using both deciduous and evergreen species planted in undulating

beds forming an interesting pattern reTuiring one canopy� ornamental� or evergreen tree and five shrubs� with

shrubs planted at various heights� averaging 3' in height� along every 40 lf. Requirement is met.

Foundation Landscaping:

Five-foot wide landscape area around all perimeters of buildings containing both deciduous and evergreen

species of tree and shrubs providing an interesting visual pattern around the building� exclusive of sidewalk

connections to doors. Requirement is met.

General Buffering Requirements:

Landscape buffering is reTuired where adMoining properties are located within different zoning districts or

from specific uses to soften the visual impact of the development or use. Adjoining properties are in the same

district based on the buffer matrix: no buffer required.

Signs: All permanent freestanding signs shall have landscaping planted around the base of the sign.

Landscape area� The amount of landscape area reTuired shall be 1 sf landscape area per 1 sf of sign area�

located in an area radiating from the base of the sign. Requirement is met.

Screening: Screening is reTuired around any mechanical eTuipment� dumpster enclosures� and outside storage.
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Ball Dia. + 24"

Note�  The root collar�flair shall be 0 to 1 inch above

ground level and not planted under ground level.

Note that the root collar is typically 1 to 3 inches

below top of root ball.  No synthetic burlap will be

accepted.

DECIDUOUS TREE PLANTING
1�4"   1'-0"

Do not cut leader.

Tree wrap as reTuired.  See specs.

4" Layer of mulch. 3' Dia. Mulch ring.

Top of root ball shall be 3" above

finish grade before backfilling.

Remove burlap & rope from top

 

1

3

 of ball.

4" Soil saucer around tree

Existing grade.

Planting mixture.  See specs.

6" Compacted planting mixture.

Loosen hardpan (24" min.)

1
32 9343.33-20

6' Min. Dia.

2-5x Root Ball Dia.

8
"

T
y
p

.

CONIFER TREE PLANTING
1�4"   1'-0"

2 -Ply rubber hose 

2

3

 up tree height.

Guying cables # 3 guys per tree.

Galvanized turnbuckle.  See specs.

Top of root ball shall be 3" above

finish grade before backfilling.

White guy wire flag.

4" Layer of mulch. 3' Dia. Mulch

ring.

Remove burlap from top 

1

3

 of root

ball� cut and remove as much wire

basket as possible from the root

ball.

Existing grade.

Steel guying stake- auger type.

18" min. set top of stake at grade.

Planting mixture.

Compacted planting mixture.

See specs.

Loosen hardpan (min. 24")

Note�  Remove all stakes

and wires after one year of

growth.

32 9343.46-01

2

SHRUB PLANTING DETAIL
3�4"   1'-0"

6
"

8
"

Ball Dia. ±12"

Top of root ball shall be 2" above

finish grade before backfilling.

Cut and remove burlap� twine�

and�or wire from top 

1

3

 of rootball.

4" layer of mulch.

6" saucer around pit.

Trench.  Vertically cut edge.

Planting mixture.  See specs.

Existing grade

Compacted planted mixture.

See specs.

Loosen hardpan (8" min.).

45� or Less

32 9333.16-05

3

8
"
 
M

i
n

See

Planting

Plan

ORNAMENTAL GRASS PLANTING
1"   1'-0"

Ornamental grassOrnamental grass.

2" Layer of mushroom compost.

Finish grade.

Planting mixture�  

1

3

 Mushroom compost�

1

3

 Sand� 

1

3

 Topsoil

Triangulate in mass plantings

unless otherwise specified

Note�

1. Spacing varies depending on

plant species� see plant list.

2. Remove plastic planting

container before planting.

Use care to keep the root

system intact.

32 9313-01

4
8

"
 
M

i
n

See

Planting

Plan

PERENNIAL / ANNUAL PLANTING
1"   1'-0"

PerennialsPerennials

2" Layer of mushroom compost.

Finish grade.

Planting mixture�  

1

3

 Mushroom compost�

1

3

 Sand� 

1

3

 Topsoil

Triangulate in mass plantings

unless otherwise specified

Note�

1. Spacing varies depending on

plant species� see plant list.

2. Remove plastic planting

container before planting.

Use care to keep the root

system intact.

8
"
 
M

i
n

32 9313-02

5
4

"
 
M

i
n

.

4"
3"

Note�  All mulch beds for mass planting

areas shall be installed in a uniform

curvilinear fashion as indicated.  Mulch

shall extend a minimum of 12" beyond the

outside edge of the root ball and installed

according to the contract specifications.

Example Bed Layout

CONTINUOUS MULCH EDGING
1"   1'-0"

Lawn� Sod area

Spade cut edge

Amended soil

Hardwood mulch

32 9113.26-01

6

AutoCAD SHX Text
2019MANHARD CONSULTING, LTD. ALL RIGHTS RESERVED

AutoCAD SHX Text
c

AutoCAD SHX Text
SMS

AutoCAD SHX Text
HCM

AutoCAD SHX Text
JSH

AutoCAD SHX Text
08/06/19

AutoCAD SHX Text
AS SHOWN

AutoCAD SHX Text
BST.CLIL01



PROJ. MGR.:

DRAWN BY:

DATE:

SCALE:

OF

SHEET

PROJ. ASSOC.:

D
A

TE
R

E
V

IS
IO

N
S

D
R

A
W

N
 B

Y

TM

7
0

0
 
S

p
r
i
n

g
e

r
 
D

r
i
v

e
�
 
L

o
m

b
a

r
d

�
 
I
L

 
6

0
1

4
8

 
p

h
�
6

3
0

.
6

9
1

.
8

5
0

0
 
f
x

�
 
6

3
0

.
6

9
1

.
8

5
8

5
 
m

a
n

h
a

r
d

.
c

o
m

C
i
v
i
l
 
E

n
g

i
n

e
e

r
s
 
_
 
S

u
r
v

e
y

o
r
s

 
_
 
W

a
t
e

r
 
R

e
s
o

u
r
c

e
 
E

n
g

i
n

e
e

r
s
 
_
 
W

a
t
e

r
 
&

 
W

a
s
t
e

 
W

a
t
e

r
 
E

n
g

i
n

e
e

r
s

C
o

n
s

t
r
u

c
t
i
o

n
 
M

a
n

a
g

e
r
s

 
_
 
E

n
v

i
r
o

n
m

e
n

t
a

l
 
S

c
i
e

n
t
i
s

t
s

 
_
 
L

a
n

d
s

c
a

p
e

 
A

r
c

h
i
t
e

c
t
s

 
_
 
P

l
a

n
n

e
r
s

P
R

O
P

O
S

E
D

 F
U

E
L 

C
E

N
TE

R

C
R

Y
S

TA
L 

LA
K

E
, I

LL
IN

O
IS

LA
N

D
S

C
A

P
E

 S
P

E
C

IF
IC

A
TI

O
N

S

L4 L4

Au
gu

st
 6

, 2
01

9 
- 2

1:
49

   
 D

w
g 

N
am

e:
 P

:\
Bs

tc
lil

01
\d

w
g\

La
nd

pl
an

\F
in

al
 D

ra
w

in
gs

\P
la

n 
Se

t\
La

nd
sc

ap
e 

Pl
an

.d
w

g 
 U

pd
at

ed
 B

y:
 JH

en
dr

ic
ks

PART 1 - GENERAL

1-01 DESCRIPTION�

A. Provide trees� shrubs� perennials and groundcovers as shown and specified.  This work includes�

1. Spreading of topsoil or soil preparation

2. Trees� shrubs� perennials and groundcovers

3. Planting mixes

4. Mulch and planting accessories

5. Fertilizer and herbicide

6. Maintenance

7. Warranty of plant material

B. The Contractor shall verify all existing conditions and dimensions in the field prior to bidding and report

any discrepancies to the Owner or his�her representative.

1-02 QUALITY ASSURANCE�

A. Comply with site work reTuirements

B. Plant names indicated must comply with 'Standardized Plant Names' as adopted by the latest edition of

the American Joint Committee of Horticultural Nomenclature. Names of varieties which are not listed

should conform with those generally accepted by the nursery trade.  Stock should be legibly tagged.

C. All plant materials shall conform to the 'American Standards for Nursery Stock' (ASNS)� latest edition�

published by the American Association of Nurserymen� Washington� D.C.

D. All plant material shall be grown and supplied within a 50 mile radius of the proMect for a minimum of two

full growing seasons.

E. Adhere to sizing reTuirements as listed in the plant list and�or bid form for the  proMect.  A plant shall be

measured in its natural standing position.

F. Stock that is furnished shall be at least the minimum size shown. With permission of the landscape

architect� substitution from the specified plant list will be accepted only when satisfactory evidence in

writing is submitted to the landscape architect� showing that the plant specified is not available.

ReTuests for approval of substitute plant material shall include common and botanical names and size

of substitute material. Only those substitutions of at least eTuivalent size and character to that of the

specified material will be approved. Stock which is larger than that which is specified is acceptable with

permission of the landscape architect� providing there is no additional cost and that the larger plant

material will not be cut down in order to conform to the size indicated.

G. All shrubs shall be dense in form. Shrub liners do not meet these specifications. Shrubs specified by

height shall have a spread that is eTual to the height measurement. Shrubs which are specified by

spread shall exhibit the natural growth habit of the plant by having a greater spread than height.

H. All plant materials are subMect to inspection and approval. The landscape architect and Owner reserve

the right to select and tag all plant material at the nursery prior to planting. The landscape architect and

Owner reserve the right to inspect plant material for size and condition of root systems� the presence of

insects and diseases� inMuries and latent defects (due to Contractor negligence or otherwise)� and to

reMect unacceptable plant material at any time during progress of the proMect.

I. Container grown deciduous and�or evergreen shrubs will be acceptable in lieu of balled and burlapped

shrubs subMect to specified limitations for container grown stock.  Size of container grown material must

conform to size�height reTuirements of plant list.

1-03 DELIVERY� STORAGE & HANDLING�

A. Fertilizer shall be delivered in original� unopened and undamaged packaging. Containers shall display

weight� analysis and manufacturer's name. Store fertilizer in a manner that will prevent wetting and

deterioration.

B. Take all precautions customary concerning proper trade practice in preparing plants for transport.

Plants shall be dug� packed and transported with care to ensure protection against inMury. Inspection

certificates reTuired by law shall accompany each shipment invoice or order to stock and on arrival� the

certificate shall be filed with the landscape architect . All plants must be protected from drying out. If

plant material cannot be planted immediately upon delivery� said material should be properly protected

in a manner that is acceptable to the landscape architect . Heeled-in plants must be watered daily. No

plant shall be bound with rope or wire in a manner that could strip bark or break or shear branches.

C. Plant material transported on open vehicles should be covered with a protective covering to prevent

wind burn.

D. Dry� loose topsoil shall be provided for planting bed mixes. Muddy or frozen topsoil is unacceptable as

working with medium in this condition will destroy its structure� making root development more difficult.

1-04 PROJECT CONDITIONS�

A.  Notify landscape architect at least seven (7) working days prior to installation of plant material.

B.  It shall be the Contractor's responsibility to locate and protect all existing above and below ground

utilities. Utilities can be located and marked (in Illinois) by calling J.U.L.I.E. at (800)892-0123.

C.  The Contractor shall provide� at his�her own expense� protection against trespassing and damage to

seeded areas� planted areas� and other construction areas until the preliminary acceptance. The

Contractor shall provide barricades� temporary fencing� signs� and written warning or policing as may be

reTuired to protect such areas. The Contractor shall not be responsible for any damage caused by the

Owner after such warning has been issued.

D.  The Contractor shall be responsible for the protection of crowns� trunks and roots of existing trees� plus

shrubs� lawns� paved areas and other landscaped areas that are to remain intact. Existing trees� which

may be subMect to construction damage� shall be boxed� fenced or otherwise protected before any work

is started. The Owner desires to preserve those trees within and adMacent to the limits of construction

except those specifically indicated to be removed on the Drawings. The contractor shall erect protective

tree fencing and tree armor at locations indicated on the drawings and around all trees on site which are

to be preserved. Protective fencing shall be erected between the limits of construction and any tree

preservation areas shown on the Drawings.

E.  A complete list of plants including a schedule of sizes� Tuantities and other reTuirements is shown on

the Drawings and on the bid form. In the event that Tuantity discrepancies or material omissions occur

in the plant materials list� the planting plans shall govern.

1-05 PRELIMINARY ACCEPTANCE�

A. All plantings shall be maintained by the Contractor for a period of 90 days after preliminary acceptance

by the Owner or his�her representative. Maintenance shall include� but is not limited to� mowing and

edging turf� pulling weeds� watering turf and plant material and annual flower maintenance.

1-06 WARRANTY�

A. All plant material (excluding annual color)� shall be warranteed for one (1) year after the end of the 90

day maintenance period. The end of the maintenance period is marked by the final acceptance of the

Contractor's work by the Owner or his�her representative. Plant materials will be warranteed against

defects including death and unsatisfactory growth� except for defects resulting from abuse or damage

by others� or unusual phenomena or incidents which are beyond the control of the Contractor. The

warranty covers a maximum of one replacement per item.

PART 2 - PRODUCTS

2-01 PLANT MATERIALS�

A. Plants� Provide typical of their species or variety� with normal� densely developed branches and

vigorous� fibrous root systems. Only sound� healthy� vigorous plants which are free from sunscald

inMuries� disfiguring knots� frost cracks� abrasions of the bark� plant diseases� insect eggs� borers� and all

forms of infestation shall be provided. All plants shall have a fully developed form without voids and

open patches.

1. Balled and burlapped plants shall have a firm natural ball of earth of sufficient diameter and depth

to encompass a root system necessary for a full recovery of the plant. Root ball sizes shall

comply with the latest edition of the 'American Standards for Nursery Stock' (ASNS). Root balls

that are cracked or mushroomed are unacceptable.

2. Container grown stock should be grown for an amount of time that is of sufficient length for the

root system to have developed enough to hold its soil togehter� firm and whole. Plants will not be

loose in their containers� nor shall they be pot-bound and all container grown stock will comply

with the sizes stated on the plant list.

3. No evidence of wounds or pruning cuts shall be allowed unless approved by the Landscape

Architect.

4. Evergreen trees shall be branched to the ground. The height of evergreen trees are determined

by measuring from the ground to the first lateral branch closest to the top. Height and�or width of

other trees are measured by the mass of the plant not the very tip of the branches.

5. Shrubs and small plants shall meet the reTuirements for spread and�or height indicated in the

plant list. The height measurement shall be taken from ground level to the average height of the

top of the plant� not the longest branch.  Single stem or thin plants will not be accepted. Side

branches shall be flushed with growth and have good form to the ground. Plants shall be in a

moist� vigorous condition� free from dead wood� bruises or other root or branch inMuries.

2-02 ACCESSORIES�

A. Topsoil�

1. Topsoil shall be fertile� natural topsoil of a loamy character� without admixture of subsoil material.

Topsoil shall be reasonably free from clay� lumps� coarse sand� stones� plants� roots� sticks and

other foreign materials with a pH between 6.5 to 7.0.

B.  Topsoil for seed areas shall be a minimum of 6".

C.  Soil amendments shall be as follows�

1. For trees and shrubs the plant pit will be backfilled with pulverized black dirt.

2. For perennials and ornamental grasses the soil mixture will be as follows� CM-63 General

Purpose Peat Based Mix as supplied by Midwest Trading. Top beds with 8" of CM-63 and till into

existing beds to a depth of 8". Soil mixtures are available from Midwest Trading.  Midwest

Trading� St. Charles� IL 60174  (630) 365-1990

D.  Fertilizer�

1. For trees and shrubs use� 14-4-6 briTuettes 17 g or eTuivalent available from Arthur Clesen� Inc.

Follow manufacturer's recommendation for application.   Arthur Clesen� Inc. 543 Diens Drive�

Wheeling� IL 60090  (847)537-2177

2.  For turf areas use 6-24-16 Clesen Fairway with micronutrients with minor elements 3.0 � S�

.02� B� .05� Cu� 1.0� Fe� .0006� Mo� .10� Mn available from Arthur Clesen or approved

eTual.

E. Herbicide�

1. Round-Up or approved eTual

F. Mulch�

1. Bark mulch shall be finely shredded hardwood bark which has been screened and is free of any

green foliage� twigs� rocks� sawdust� wood shavings� growth or germination inhibiting ingredients�

or other foreign materials. Bark mulch is available from Midwest Trading.

2. Mushroom compost as available from Midwest Trading.

G. Water�

1. Water service will be available on the site� with the cost of water being paid by the Owner.

Transporting of the water from the source to the work areas shall be the responsibility of the

Landscape Contractor. All necessary hose� piping� tank truck� etc. shall be supplied by the

Landscape Contractor.

H. Guying�

1.  Stakes� 5�8" x 40" steel eye anchor with 4" helix

2.  Cable�

a.  Trees under 5"� flexible 1�8" galvanized aircraft cable� 7x7 strand or approved eTual

b.   Trees 5" and over� flexible 3�16" galvanized aircraft cable� 7x7 strand or approved eTual.

3.  Turnbuckles� 5�16"� eye and eye� with 4" takeup.

4.  Hose� new two-ply reinforced rubber hose� minimum 1�2" I.D.

I. Tree wrap� Burlap tree wrap 4" wide.

J. Twine� Soft nursery Mute.

PART 3 - INSTALLATION OF PLANT MATERIAL

3-01 FIELD VERIFICATION�

A. Examine proposed planting areas and conditions of installation. Do not start planting work until

unsatisfactory conditions are corrected.

3-02 PREPARATION�

A. All planting techniTues and methods shall be consistent with the latest edition of 'Horticulture Standards

of Nurserymen� Inc.' and as detailed on these Drawings.

B. Planting shall be performed by experienced workmen familiar with planting procedures under the

supervision of a Tualified supervisor.

C. All underground utilities must be located and marked clearly.

D. Apply Round-Up or approved eTuivalent to kill any existing vegetation in all areas to be planted.

Confirm length of waiting period between chemical application and plant installation with manufacturer.

Do not begin planting operations until prescribed post-application waiting period has elapsed. Take

extreme care to avoid chemical drift to adMoining properties of landscape plantings.

E. Prior to all planting� rototill all areas to be landscaped to prepare for plant installation to a minimum

depth of 12". Eliminate uneven areas and low spots. Maintain lines� levels� profiles and contour.

Changes in grade are to be gradual. Blend slopes into level areas. Remove all debris� weeds and

undesirable plants and their roots from areas to be planted. Remove all concrete slag larger than 2" in

diameter.

F. Topsoil shall be spread over the site at a minimum depth of 6".  Those areas which are indicated as

prairie or natural areas on the Drawings shall have a minimum topsoil depth of 18".

G. It shall be the responsibility of the landscape contractor to prepare all seeded areas by disking and

raking prior to planting seed. Soil shall be loosened and scarified to a minimum depth of 6". Fine

grading of all seeded areas is reTuired. Maximum size of stone or topsoil lump is 1".

H. Locate all plant material as indicated or as approved in the field by the Landscape Architect. If

obstructions are encountered which are not shown on the drawings� then do not proceed with planting

operations until alternate plant locations have been selected.

I. Planting holes shall be constructed as shown on the planting details.  Holes shall be hand dug or

machine dug. Great care will be taken to not excavate the hole deeper than the root ball and the

diameter shall be a minimum of two times the root ball width. Remove any materials encountered in

excavation that may be inMurious to plant growth� including stones larger than 2"  in diameter or other

debris. Soil to be used as backfill should be pulverized.

J. Provide pre-mixed planting mixture for use around root systems and root balls of the plants. The

mixtures are outlined in section B of part 2-02.

K. Prior to planting� provide additional topsoil to all planting beds to bring the finish grade of the bed to 2"

above lawn grade and to finish grade of adMacent hard surface grades.

L. Add 2" thickness of mushroom compost to all annual� perennial and groundcover beds. Finish grade

bed and install plants.

3-03 PLANTING PROCEDURES�

A. Set plant material in the planting hole to proper grade and alignment. Set plants upright and plumb. Set

plant material 2" above the adMacent finish grade. Remove burlap from top 1�3 of root ball. Remove

treated burlap (green). Cut and remove or cut and fold down upper half of wire basket� dependent upon

tree size. Backfill hole by firmly tamping soil to avoid any air pockets or voids.

B. Set balled and burlapped plants in the planting hole and compact 8" of soil around the base of the ball.

Backfill remaining space with planting mixture. Water plants immediately after planting to eliminate all

voids and thoroughly soak the plant root ball.

C. Space groundcover plants according to dimensions given on the plans. AdMust spacing as necessary to

evenly fill planting bed with indicated number of plants. Plant to within 18" of the trunks of trees and

shrubs or at the edge of the plant ball� whichever is closest. Plant to within 12" of edge of bed.

D. Mulching�

1. Install 4" depth of mulch around all tree and shrub beds as indicated on drawings or planting

details. Mulch shrub planting areas as continuous beds. Do not place mulch directly against tree

trunk� form mulch to create an inverted cone around trunk.

2. Mulch perennial� groundcover and annual planting beds with 2" mushroom compost. Water

mulched areas thoroughly after placing mulch.

E. Tree wrapping is not reTuired� unless the Contractor feels it is necessary due to characteristics of a

particular species or past experience with the species. The landscape architect will be notified as to

which trees are to be wrapped and shall inspect the trunk(s) before wrapping. Tree wrap will not be

used to cover damage or defects.  When wrapping is done� trunks will be wrapped spirally with

approved tree wrapping tape that is not less than 4" wide� and securely tied with suitable cord at the top�

bottom and 2" intervals along the trunk. Wrap from ground to the height of the first branch.

F. Staking and guying of trees is optional. If the Contractor chooses to stake all or part of the trees� he�she

shall use the method specified in the planting details. One (1) stake is to be used on trees of 1" caliper

and under� or 4' height and under. Two (2) stakes are to be used on trees of 1" to 2 3�4" caliper. Guy

trees of 3" caliper or larger at three (3) per tree. The root ball will not be pierced with a stake. Stakes are

to be driven at least eighteen (18) inches into subsoil below the planting hole. Stakes and wire

attachments shall be removed after three months for spring planted material and by the following May

for fall planted stock by the Contractor. Staking and guying should be done immediately after lawn

seeding or sodding operations.

G. Seeding of specified lawn areas on plans will be treated as follows�

1. Topsoil shall be spread over all areas to be seeded to a minimum depth of 6" when compacted

(to be performed by others).

2. Seed mixture and application rate - use Premium seed mix as supplied by Arthur Clesen� Inc.

Apply at a rate of 5 lbs.�1000 s.f.

3. Apply fertilizers and conditioners at the rate specified per soil test findings. In lieu of soil test

results� apply two (2) tons of ground agricultural limestone and 1000 lbs. 10-10-10 or eTuivalent

analysis fertilizer per acre. At least 40� of the fertilizer nitrogen shall be of an organic origin.

4. Soil preparation areas where vehicular traffic has compacted the soil shall be loosened�scarified

to a minimum depth of 6" before fertilizing and seeding. Fine grading of all seeded areas is

reTuired. Maximum size of stone or topsoil lump is 1".

5. Watering seeded areas shall be done to ensure proper germination. Once seeds have

germinated� watering may be decreased but the seedlings must never be allowed to dry out

completely. FreTuent watering should be continued approximately four (4) weeks after

germination or until grass has become sufficiently established to warrant watering on an 'as

needed' basis.

6. Turf is being established on a variety of slope conditions. It shall be the Contractor's responsibility

to determine and implement whatever procedures he�she deems necessary to establish the turf

as part of his�her work. Seeded areas will be accepted when all areas show a uniform stand of

the specified grass in healthy condition and at least 90 days have elapsed since the completion

of this work. The Contractor shall submit with his�her bid a description of the methods and

procedures he�she intends to use.

H. Erosion Control Blanket

1. Erosion Control Blanket shall be installed per manufacturer's recommendation in all areas shown

on the plan.

2. Install S-75 Erosion Control Blanket as manufactured by North American Green or approved

eTual.

3. Blanket should be premarked with staple pattern.

4. Staples should be 8" wire staples� applied at two (2) per sTuare yard minimum.

5. Suitable erosion control practices shall be maintained by the CONTRACTOR in accordance with

Illinois Urban Manual and all applicable Soil Erosion and Sedimentation Control ordinances and

the PLANS.

I. Sodding of specified lawn areas on plans will be completed as follows�

1. Rake soil surface to receive sod to completely remove any soil crust no more than one day prior

to laying sod.

2. Moisten prepared surface immediately prior to laying sod. Water thoroughly and allow surface

moisture to dry before planting lawns. Do not create a muddy soil condition.

3. Sod shall be laid within 24 hours from the time of stripping. Do not plant dormant sod or if the

ground is frozen.

4. Lay sod to form a solid mass with tightly fitted Moints. Butt ends and sides of sod strips� do not

overlap. Stagger strips to offset Moints in adMacent courses. Work from boards to avoid damage to

subgrade or sod. Work sifted soil into minor cracks between pieces of sod� remove excess to

avoid smothering of adMacent sod.

5. Place top elevation of sod 1�2 inch below adMoining edging or paving.

6. Water sod thoroughly with a fine spray immediately after planting.

7. After sod and soil have dried� roll seeded areas to ensure a good bond between the sod and soil�

and to remove minor depressions and irregularities.

8. Sodded slopes 3�1 or greater shall be staked to prevent erosion and washout.

9. Warranty sodding for a period of one (1) year from the end of the 90 day maintenance period. If

sod fails or lacks vigor and full growth as determined by the Landscape Architect� the Contractor

will repeat site preparation operations and re-sod affected areas at the Contractor's expense.

10.Note� Sod shall be a premium Kentucky Bluegrass blend� and is reTuired in all areas indicated on

the plans as well as areas which have been affected by construction. Sod can be placed as long

as water is available and the ground surface can be properly prepared. Sod shall not be laid on

frozen or snow-covered ground. Sod shall be strongly rooted� not less than two (2) years old and

free of weeds and undesirable native grasses. Sod should be machine cut to pad thickness of

3�4" (plus or minus 1�4")� excluding top growth and thatch. Provide only sod capable of vigorous

growth and development when planted (viable� not dormant). Provide sod of uniform pad sizes

with maximum 5� deviation in either length or width. Broken pads or pads with uneven ends will

not be acceptable. Sod pads incapable of supporting their own weight when suspended vertically

with a firm grasp on the upper 10� of pad will not be accepted.

J. Timing of plant material and seeding operations�

1. Seeding of specified areas shall occur when the soil temperature is above 55� F. No seed shall

be sown during periods of high winds� or when the ground is not in proper condition for seeding

(see section 3-02 (G)). Seeding operations for the specified mixes shall occur in the spring time

frame of April 15 through June 30 and in the summer time frame of August 15 through December

1. The mixes containing bluegrass and fescue seed must have six weeks to harden off for winter

survival.

2. Sod shall be installed when the ground is not frozen or snow covered and temperatures are less

than 80� F. It shall not be placed during a period of extended drought.

3. Herbaceous ornamental plants shall be planted between May 1 and June 15 or between August

15 and December 1.

4. Spring planting of woody ornamental plants shall be performed from the time the soil can be

easily worked until June 1� except that evergreen planting shall end on May 15. Oak� hawthorn

and red maple species will only be planted during this spring planting period. Fall planting will

begin August 15 and will continue until the ground cannot be worked satisfactorily� except that

evergreen planting shall be performed between August 15 and December 1.

3-04 MAINTENANCE�

A. All plantings shall be maintained by the Contractor for a period of 90 days after preliminary acceptance

by the Owner or his�her representative. Maintenance shall include but is not limited to� mowing and

edging turf� pulling weeds� watering turf areas and plant material plus annual flower maintenance. The

Contractor will reset settled plants to proper grade and position. Dead material will be removed. Stakes

and guy wires will be tightened and repaired as reTuired.

3-04 ACCEPTANCE�

A. All plant material (excluding annual color)� shall be warranteed for one (1) year after the end of the 90

day maintenance period. The end of the maintenance period is marked by the final acceptance of the

Contractor's work by the Owner or his�her representative.

3-06 SITE CLEAN-UP�

A. The Contractor shall protect the property of the Owner and the work of other contractors. The

Contractor shall also be directly responsible for all damage caused by the activities and for the daily

removal of all trash and debris from his�her work area to the satisfaction of the landscape architect .

GENERAL PLANTING SPECIFICATIONS�
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800.627.4460

440.209.6200

theMCgroup.com

SITE ADDRESS:

SIGN CODE:

ADDITIONAL NOTES:

SUMMARY:

CORNER OF TEK DRIVE & RTE 31 

CRYSTAL LAKE, IL 60014

Building Signage- 75’ SF max for any 1 sign on façade. Additionally, for buildings
or tenant spaces with at least 100 foot of primary frontage along a public street, 
you get 1.5 SF per linear foot, Max of 250’ SF is permitted. 

Freestanding Signs- 80’ SF max / 9ft max. over all height limit. Number of signs 
allowed is not stipulated. Min. set back of 10’ from property line. 

Directional Signs- Not addressed in city code. Need to submit for approval. 
Gas Canopy Signs- Same as wall signs. 

TO VARY

Variance Info. – Planning commission meets every 1st & 3rd Wed. of the month. 
All documents must be submitted 30 days. Prior to meeting. Planning commission
makes recommendations to City Council which meets 1st & 2nd Tues. of each 
month. Likelihood of approval, less then 50%. Cost- Filing fee $305
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SITE PLAN

THORNTONS\2019\IL\CRYSTAL LAKE

26” TRUCK EXIT

30” CL set 

20” CL set on RW

31” CL set on backer

D/F Illum. Multi Tenant Monument

30” CL set 

30” CL set

D/F ILLUM. MONUMENT

30” CL set

26” TRUCK ENTRY

40.9 Square Feet

38.2 Square Feet

17 Square Feet

46.1 Square Feet

38.2 Square Feet

38.2 Square Feet

80 Square Feet MAX

80 Square Feet MAX

38.2 Square Feet

48.6 Square Feet

(1) One set required

(1) One set required

(1) One set required

(1) One set required

(1) One required

(1) One required

(1) One set required

(2) Two set required

(1) One set required

(1) One set required
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3’-10”

nish oor

17’-0”

24’-0”

TYPICAL BUILDING FRONT ELEVATION

3’-10”

nish oor

17’-0”

TYPICAL BUILDING REAR ELEVATION

TYPICAL ELEVATIONS SHOWN FOR VIEWING PURPOSES;
ACTUAL ELEVATIONS TO BE PROVIDED

STANDARD 5500 ELEVATIONS

31” Channel letterset 
on Backer 

20” Channel letterset 
on Backer 
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2-1/2” x 4'-1” rule 2-1/2” x  8’-2-1/2” rule

T=31” N=21-1/2”

14’-9” copy 

2” above beam

12” raceway - behind backer

8” x 2” existing
steel tube

15’-2” backer

3’-1/2”
backer

FACES: 3/16” #7328 White acrylic

ILLUM. : White GE LED’s as required by manufacturer; 
Whips to be a minimum of 6’-0” in length; 
POWER SUPPLIES TO BE HOUSED WITHIN RACEWAY 

TRIMCAP: 1” White jewelite

RETURNS: 5” deep .040 alum. returns painted GG White

INSTALL: Custom 12” high x 6” deep alum. raceway to house all electrical - Painted 
Black - all sides;
Raceway mounted to 1/4” steel plate shelf provided at top edge of steel tube
 using stainless steel fasteners as required;
1” alum. flat bar to be used for back bracing as necessary - painted Black
to match raceway

LETTER BACKS: .063 alum. - prefinish White all sides

BACKER: .080 perforated alum. screen backer; Holes to be .50” diameter
and are 11/16” on centers to allow for 48% visibility; Backer
painted Metallic Silver front & back; Backer to be mounted behind letters &
will help to conceal raceway

31 INCH on backer

Acrylic face

Trim cap

Aluminum returns

Aluminum backs

Raceway with
access lid

LED

12 volt jacketed
cable

Additional back bracing
as required

8”

8” x 2” 
steel frame

6”

12” raceway

2”

1” alum. flat bar
for backbracing as
required

Electronic power
 supply

1/2” seal tight strapped
to steel beam into bldg.

SECTION DETAIL:

Perf’d alum. backer

ELECTRICAL NOTE:

ILLINOIS:  Any channel letter sets must have
                seal tite connectors and housings
                per code

CONSTRUCTION
NOTES: 

ALL SIGNAGE IS REQUIRED TO HAVE EXTERNAL DISCONNECT SWITCHES 
AS REQUIRED BY NEC

QUANTITY: (1) One channel letterset required for storefront elevation

COLOR PALETTE

ALL PAINT FINISHES TO BE HIGH GLOSS
UNLESS OTHERWISE SPECIFIED!

Raceway: 
Black

Metallic Silver
MP 33172 Silver Surfer

#7328 White Acrylic

Scale: 1/2”=1’-0”

46.1 Square Feet

LED ILLUM. CHANNEL LETTERS
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ELECTRICAL NOTE:

ILLINOIS:  Any channel letter sets must have
                seal tite connectors and housings
                per code

FACES: 3/16” #7328 White acrylic

ILLUM. : White GE LED’s as required by manufacturer; 
Whips to be a minimum of 6’-0” in length;
POWER SUPPLIES TO BE HOUSED WITHIN RACEWAY

TRIMCAP: 1” White jewelite

RETURNS: 5” deep .040 alum. returns painted GG White

INSTALL: 

LETTER BACKS: .063 alum. - prefinish White all sides

20 INCH 

CONSTRUCTION
NOTES: 

ALL SIGNAGE IS REQUIRED TO HAVE EXTERNAL DISCONNECT
SWITCHES AS REQUIRED BY NEC

QUANTITY: (1) One Channel letterset required for rear elevation

T=20” 
N=19-1/8”

9’-6” 

21-1/2”

COLOR PALETTE

ALL PAINT FINISHES TO BE HIGH GLOSS
UNLESS OTHERWISE SPECIFIED!

Raceway: 
Gripflex 585 Red

#7328 White Acrylic

Standard 8” high x 8” deep alum. raceway to house all electrical - 
Painted to Grip Flex 585 Flame Red match wall surface
Raceway to be thru bolted into 2” alum. framework - 
framework provided by others

Section View: 
Scale: 3/4”=1’-0”

Acrylic face

Trim cap

Aluminum returns

Aluminum backs

LED illumination

12 volt jacketed
cable

Weep holes 1/4” dia.
exterior locations only

Electronic power
 supply

ENGINEERED DRAWING

MANUFACTURER
NOTES: 

SIGNAGE MUST BE 3 WIRE

Scale: 3/4”=1’-0”

17 Square Feet

LED ILLUM. CHANNEL LETTERS
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TYPICAL CANOPY VIEW - 
EXACT MEASUREMENTS OF CANOPY TO BE PROVIDED!

Left Side

SAMPLE PLAN VIEW - CANOPY
not to scale

Red backer area will be
Red aluminum panels 
provided by canopy supplier

Sloan Red LED border top edge of front and short ends
of canopy; Installed directly below the red flashing
NO BORDER WITHIN RED BACKER AREAS

Right Side

4’-0”

LENGTH TO VARY

4’-0”4’-0”

16’-0”

16’-0”16’-0”

Front Elevation

Red backer area will be
Red aluminum panels 
provided by canopy supplier

19’-0”
Typ.14’-6”

Typ.

COLOR PALETTE

ALL PAINT FINISHES TO BE HIGH GLOSS
UNLESS OTHERWISE SPECIFIED!

PMS 8600 C

Sloan Red LED border top edge of front and short ends
of canopy; Installed directly below the red flashing
NO BORDER WITHIN RED BACKER AREAS

Sloan Red LED border top edge of
front and short ends of canopy; 

Installed directly below the
red flashing

NO BORDER WITHIN RED
BACKER AREAS

Scale: 3/32”=1’-0”
TYPICAL RETAIL CANOPY ELEVATIONS 
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TYPICAL CANOPY VIEW - 
EXACT MEASUREMENTS OF CANOPY TO BE PROVIDED!

Left Side / Right Side
SAMPLE PLAN VIEW - CANOPY

not to scale

Red backer area will be
Red aluminum panels 
provided by canopy supplier

Red backer area will be
Red aluminum panels 
provided by canopy supplier

4’-0”

4’-0”

LENGTH TO VARY

LENGTH TO VARY

16’-0”

16’-0”

Front Elevation

Rear Elevation

22’-0”
Typ.

22’-0”
Typ.

17’-6”
Typ.

17’-6”
Typ.

COLOR PALETTE

ALL PAINT FINISHES TO BE HIGH GLOSS
UNLESS OTHERWISE SPECIFIED!

PMS 8600 C

TRUCK ENTRY

TRUCK EXIT

TRUCK ENTRY

TRUCK EXIT

Sloan Red LED border top edge of front
and short ends of canopy; Installed directly
below the red flashing
NO BORDER WITHIN RED BACKER AREAS

Sloan Red LED border top edge of front
and short ends of canopy; Installed directly
below the red flashing
NO BORDER WITHIN RED BACKER AREAS

Sloan Red LED border top edge of front
and short ends of canopy; Installed directly
below the red flashing
NO BORDER WITHIN RED BACKER AREAS

Scale: 3/32”=1’-0”
TYPICAL DIESEL CANOPY ELEVATIONS 
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FACES: 3/16” #7328 White acrylic

ILLUM. : White GE LED’s as required by manufacturer; 
Whips to be a minimum of 6’-0” in length
POWER SUPPLIES TO BE HOUSED BEHIND CANOPY FASCIA 

TRIMCAP: 1” White jewelite

RETURNS: 5” deep .040 alum. returns painted GG White

INSTALL: Channel letters to be flush mounted to canopy fascia 
using 3/8” all thread fasteners as required

LETTER BACKS: .063 alum. - prefinish White all sides

LED Illumination

Weep holes 1/4” dia.
exterior locations only

Trim cap

Aluminum returns

12 volt jacketed cable

*Non-corrosive
All thread fasteners

Acrylic face

Electronic power
 supply

Power supply
housing

Aluminum backs

FASCIA SECTION - SCALE:  3/4”=1’-0”

CONSTRUCTION
NOTE: 

All signage required to have external disconnect switches
as required by NEC

ELECTRICAL NOTE:

ILLINOIS:  Any channel letter sets must have
                seal tite connectors and housings
                per code

MANUFACTURING
NOTE: 

Electric feeds need to be in center of letters

QUANTITY: (5) Five total required; (2) Two for Diesel Canopy & (3) Three
required for Gas Canopy 

COLOR PALETTE

ALL PAINT FINISHES TO BE HIGH GLOSS
UNLESS OTHERWISE SPECIFIED!

#7328 White Acrylic

30 INCH 

2-3/8” x 3’-11” rule
2-3/8” x 7’-11-1/2” rule

T=30” N=20-3/4”

14’-2-1/8” copy 

2’-8-3/8”

Scale: 1/2”=1’-0”

38.2 Square Feet

LED ILLUM. CHANNEL LETTERS
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GRAPHICS: Surface applied die cut opaque
 white vinyl graphics

QUANTITY: (1) ONE OF EACH REQUIRED 

FOR DIESEL CANOPY 

COLOR PALETTE

3M 7725-10 
Opaque White Vinyl

HUMNST777 BLK BT

TRUCK EXIT

TRUCK ENTRY26” 

22’-5-3/8”48.6 quare feet

18’-10-3/4”
40.9  square feet

26” 

26 INCH

Scale: 3/8”=1’-0”
VINYL GRAPHICS
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Scale: 3/8”=1’-0”

FOUNDATION & POLE SIZES SUBJECT TO CHANGE
ACCORDING TO ENGINEERING SPECS & CITY REQUIREMENTS!!

POLE SIZE 
TO BE VERIFIED

8’-8”
Cabinet

9’-2” Cabinet & Base

16-1/8”

20”
NUMERALS

*NOTE: UNLEADED MUST 
BE STREET SIDE ON BOTH
SIDES OF SIGN; 
PRICERS BACK TO BACK

2’-6”
Cabinet & Base

3” x 9’-6” x 2’-10”
synthetic limestone cap

9”

9’-0”
OAH

6”

6”

6”

SIDE B

SIDE A

73.3 Square Feet

D/F ILLUM. MONUMENT
CABINET NOTE:

CABINET MUST INCLUDE LOCKING EXTERNAL DISCONNECT SWITCH

IN ILLINOIS & FLORIDA DUE TO CODE REQUIREMENTS

30” deep Fab’d alum. construction with 2” retainers-  All painted Black; 
Cabinet to sleeve over top internal suppor t pole & saddle weld into place as required
Sign cabinet provided to Thorntons by Sunshine Electronic Displays

CABINET:

HEADER
FACE:

Sunshine double pricer unit - 30” deep
Character height = 20”; Red & Green LED digit colors; 
Commodity panels are flat white polycarbonate panels 
w/ reverse weeded copy to match colors shown

PRICING
UNIT:

Internal White Sunshine LED lightstrips; 
Power supplies to be housed within cabinet

ILLUM.:

(2) Two gloss panned polycarbonate faces with reverse
sprayed graphics to match colors shown; Provided by MC Sign Comp.

Fab’d aluminum framework for sign base w/ 3/4” treated plywood overlay
MC Sign to furnish the alum. fab’d frame and plywood wrap the frame
Nichiha Deser t Stone veneer installed over framework 
Stone thickness is approx. 3/4” provided and installed by others;
Stone veneer provided & installed by others

BASE:

SUPPORT: Cabinet to sleeve over top internal suppor t;
Direct burial installation as required by city requirements & engineering specs
ADDITIONAL FOOTER DETAILS AND POLE SIZE TO FOLLOW

CAPS: (1) One 3” Synthetic limestone cap for top of base 
Provided and installed by others following cabinet install;
All Electrical to be done by others - to be connected and tested
Installer to connect primary if accessible at time of install

JOB NOTES: GC responsible to layout the sign location based on setback information
provided by MC Sign in advance of Sign Spot. Thornton’s
determines final placement. Sign Spot schedule TBD. Installer to be on site
and set up a minimum of (30) thir ty minutes prior to scheduled spot. Spot
with 4’ x 8’ plywood piece.

Installer to pour the footer and set the pole immediately following sign spot,
within reason.

GC and EC responsible to stub conduit and provide electrical to pricer \
Ensure next to the pole and tall enough to go into the sign following the setting
of the footer and pole

Frame and plywood overlay to be installed by installer within a few days
of pole setting

COLOR PALETTE

ALL PAINT FINISHES TO BE HIGH GLOSS
UNLESS OTHERWISE SPECIFIED!

Black

UNLEADED 15: 
3M 3630-97 Bristol Blue 

UNLEADED 15 & UNLEADED: 
3M 3630-33 Red

Gripex 585 Flame Red

DIESEL: 
3M 3630-76 Holly Green 

3M 3630-15 Yellow

Steel pole saddle welded to cabinet

D/F ILLUMINATED CABINET - Pan Faces - sleeved

Alum.
sides

power 
supply

Aluminum
retainers

Polycarbonate faces
LED’s

Listed
service

disconnect
switch

Steel support
pole

.040 Alum.
wireway
cover




