
 
 #2022-197 

Composites One – Variation 

          Project Review for Planning and Zoning Commission 
     

 

Meeting Date:  October 5, 2022 

 

Request: Variation to exceed the maximum 70% impervious coverage to 

allow 78%. 

  

Location: 1150 Mitchell Court 

 

Acreage: Approximately 3.3 acres 

 

Existing Zoning: M Manufacturing 

 

Surrounding Properties: North: M Manufacturing 

South: B-2 PUD General Commercial 

 East: M Manufacturing 

 West: M1 C for mining in Lake in the Hills  

  

Staff Contact:   Elizabeth Maxwell (815.356.3615) 

________________________________________________________________________ 

 

Background:    

 The property is a vacant lot in an industrial park southwest of Rakow Road and Route 31. 

 Composites One is the largest distributer of composites and other raw materials to 

fabricators in North America.  There are 44 other locations. 

 The business park was designed with shared detention.  The release rate matches what 

was allowed for the site.  The increased impervious coverage is not a concern for 

stormwater management. 

 

Development Analysis:  

 

Site Layout: 

 The building orientation allows for the truck loading and parking to be backed up to the 

existing mining operation and away from the roadways. 

 Access to the site is off Mitchell Court and into a divided drive aisle leading to the north 

and east of the building.  

 The 49,000 square-foot building is divided into two spaces with Composites One 

occupying 30,000 square feet and the remainder is for lease or a future expansion.  
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 There are two main entrances proposed, one on the angled front corner of the building 

and a second farther south for the Composites One offices. 

 

Building Elevations: 

 The building is constructed of tilt up concrete panels.  The main wall sections are white 

and grey accent panels that project along the elevations and highlight the entry features 

are added. 

 A dark grey base color is added along the bottom and the panels are topped off with a 

dark top cap. 

 The entryways are larger higher panels accented with dark awnings creating a welcoming 

feature to the building. 

 The elevations meet the Industrial Design Standards in the UDO. 

 

Parking: 

 Manufacturing uses require 1 space per 2 employees.  The site is providing 46 parking 

spaces. 

 

Landscape: 

 Existing trees on the property are being removed.  This requires the replacement of 22 

trees. 

 The landscape plan illustrates 42 trees and 220 other shrubs, flowers and grasses. 

 The landscape will enhance the site design and create a well-designed lot in this business 

park. 

 

Wall Signs 

 Wall signage is illustrated for Composites One.  Full sign plans will be required during 

the building permit review.   

 Industrial buildings are permitted 150 square feet of signage, this would be split at 75 

square feet for each tenant.   

 

 

Findings of Fact: 

ZONING ORDINANCE VARIATION 

The petitioner is requesting a variation from Article 3 to allow 78% impervious surface 

coverage.  Manufacturing zoned properties are permitted 70% impervious coverage.  This is a 

variation of 8%.  The nature of the operation requires the truck maneuvering, which dictates the 

larger paved area.   
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The Unified Development Ordinance lists specific standards for the review and approval of a 

variation.  The granting of a variation rests upon the applicant proving practical difficulty or 

hardship caused by the Ordinance requirements as they relate to the property.  To be considered 

a zoning hardship, the specific zoning requirements; setbacks, lot width and lot area must create 

a unique situation on this property.  It is the responsibility of the petitioner to prove hardship at 

the Planning and Zoning Commission public hearing. 

 

Standards 

When evidence in a specific case shows conclusively that literal enforcement of any provision of 

this Ordinance would result in a practical difficulty or particular hardship because: 

a. The plight of the property owner is due to unique circumstances, such as, unusual 

surroundings or conditions of the property involved, or by reason of exceptional 

narrowness, shallowness or shape of a zoning lot, or because of unique topography, or 

underground conditions. 

 Meets   Does not meet 

 

b. Also, that the variation, if granted, will not alter the essential character of the locality. 

 Meets   Does not meet 
 

For the purposes of supplementing the above standards, the Commission may take into 

consideration the extent to which the following facts favorable to the application have been 

established by the evidence presented at the public hearing: 

 

a. That the conditions upon which the application for variation is based would not be 

applicable generally to other property within the same zoning classification; 

 Meets   Does not meet 

 

b. That the alleged difficulty or hardship has not been created by any person presently 

having interest in the property; 

 Meets   Does not meet 

 

c. That the granting of the variation will not be detrimental to the public welfare or injurious 

to other property or improvements in the neighborhood in which the property is located; 

or 

 Meets   Does not meet 

 

d. That the proposed variation will not impair an adequate supply of light or air to 

adjacent property, will not unreasonably diminish or impair the property values of 

adjacent property, will not unreasonably increase congestion in the public streets, 

substantially increase the danger of fire or otherwise endanger public safety. 

 Meets   Does not meet 
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Where the evidence is not found to justify such conditions, that fact shall be reported to the City 
Council with a recommendation that the variation be denied.   

 

 

Comprehensive Land Use Plan 2030 Summary Review:  

The Comprehensive Plan designates the subject property as Industry.  This is property for 

existing and future manufacturing and service uses.  The following goals are applicable to this 

request: 

 

 

Land Use: Industry 

Goal: Support manufacturing uses within the community which contribute to the regional and 

local economy and Crystal Lake’s live, work, play philosophy. 

 

This can be accomplished with the following supporting action: 

 

Supporting Action: Expand and attract manufacturing users which provide jobs, services, and 

products strengthening the City’s economy. 

 

Success Indicator: The number of new manufacturing company occupancies. 

 

 

Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request is made, the following conditions 

are recommended: 
 

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 

City Council: 

A. Application (Stantine-Mitchell, received 08/19/22) 

B. Site Plan (Spaceco Inc., dated 09/26/22, received 09/26/22) 

C. Landscape Plan (Kathryn Talty, dated 09/26/22, received 09/26/22) 

D. Elevations (Simonson, dated 09/26/22, received 09/26/22) 

E. Floor Plan (Simonson, dated 09/22/26, received 09/26/22) 

F. Engineering (Spaceco Inc. dated 08/19/22, received 09/26/22) 

 

2. The petitioner shall comply with all of the requirements of the Community Development, 

Public Works and Engineering, and Fire Rescue Departments, as well as the City’s storm 

water consultant. 



PIQ Map 

1150 Mitchell Court 

 

 



 

 

City of Crystal Lake 
Development Application 
 
Project Title:  
 

 

 

 

  Annexation   Preliminary PUD 
 

  Comprehensive Plan Amendment   Preliminary Plat of Subdivision 
 

  Conceptual PUD Review   Rezoning 
 

  Final PUD   Special Use Permit 
 

  Final PUD Amendment   Variation 
 

  Final Plat of Subdivision  Other 

 
 
 

 

Name:  Name:  
 

Address:  Address:  
 

  

 

Phone:  Phone:  
 

Fax:  Fax:  

 

E-mail:  E-mail:  

 
 
 

 

Project Description:  
 

 

 

 

 

 

 

Project Address/Location:  
 

 

 

 

 

PIN Number(s):  

Office Use Only 
 

File #  

Petitioner Information 
 

Owner Information (if different) 

Property Information 

 

Action Requested 

Composites One (Stonegate Business Park)

Stnatine-Mitchell IL Properties LLC

955-10 National Parkway

847-437-0200

kendra.rogocki@synergy55.com

jlewis
Text Box
x

jlewis
Text Box
19-15-127-003-0000

jlewis
Text Box
SW Corner of Mitchell Court

jlewis
Text Box
Composites One (Stonegate Business Center) Industrial warehouse 

jlewis
Text Box
building with the associated parking and utilities. Regional stormwater management 

jlewis
Text Box
previously provided for the site. Variation is being requested for a reduction of pervious

jlewis
Text Box
coverage from the required 30% to the proposed 22%



 

 

 Please include address, phone, fax and e-mail 

 

 

Developer:  

 

 

Architect:  

 

 

Attorney:  

 

 

Engineer:  

 

 

Landscape Architect:  

 

 

Planner:  

 

 

Surveyor:  

 

 

Other:  
 

 

 

 

 

 

 
 

PETITIONER: Print and Sign name (if different from owner)   Date 

 

As owner of the property in question, I hereby authorize the seeking of the above requested action. 

 

 
 

OWNER: Print and Sign name      Date 

 

NOTE:  If the property is held in trust, the trust officer must sign this petition as owner.  In addition, the 

trust officer must provide a letter that names all beneficiaries of the trust. 

 

Development Team 

Signatures 

8/19/22

Stantine-Mitchell IL Properties LLC

jlewis
Text Box
SPACECO, Inc. (Civil Engineer)

jlewis
Text Box
Kathryn Talty Landscape Architecture

jlewis
Text Box
N/A

jlewis
Text Box
SPACECO, Inc.

jlewis
Text Box
Simonson Associated Architects, LLC



City of Crystal Lake 

Development Application 

Ownership Sign-off Acknowledgement Form 

 

 

The following information is related to a development application. As the owner of 

the property in question, I (we) acknowledge that the information provided in the 

submittal was reviewed and approved. 

 

Owner Information 
 

Name: 

Address: 

 

Phone:  

E-mail: 

 

Project Name & Description: 

 

 

 

Project Address/Location: 

 

 

 

Signature 

 
 

 

Owner: Print and Sign name       Date 
 

 

NOTE: If the property is held in a trust, the trust officer must sign this petition as owner. In addition, the trust officer 

must provide a letter that names all beneficiaries of the trust. 
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Northwest Herald 

Publication Name: 
Northwest Herald

Publication URL: 
www.nwherald.com

Publication City and State: 
Crystal Lake, IL

Publication County: 
McHenry

Notice Popular Keyword Category: 

Notice Keywords: 
mitchell

Notice Authentication Number: 
202209211031458965253 
213731298

Notice URL: 

Back

Notice Publish Date:
Saturday, September 17, 2022

Notice Content

PUBLIC NOTICE BEFORE THE PLANNING AND ZONING COMMISSION OF THE CITY OF CRYSTAL LAKE, MCHENRY COUNTY, ILLINOIS IN THE
MATTER OF THE APPLICATION OF Stantine-Mitchell IL Properties LLC LEGAL NOTICE Notice is hereby given in compliance with the Unified
Development Ordinance (UDO) of the City of Crystal Lake, Illinois, that a public hearing will be held before the Planning and Zoning
Commission upon the application by Stantine-Mitchell IL Properties LLC for approval of a Variation at the following real estate known as 1150
Mitchell Court, Crystal Lake, Illinois 60014, PIN: 19-15-127-003. This application is filed for the purpose of seeking a Variation to allow 78%
impervious surface coverage, a variation of 8 percent over the maximum 70% allowed pursuant to the Unified Development Ordinance Article
3 and Article 9. Plans for this project can be viewed at the City of Crystal Lake Planning and Economic Development Department at City Hall.
A public hearing before the Planning and Zoning Commission on the request will be held at 7:00 p.m. on Wednesday, October 5, 2022, at the
Crystal Lake City Hall, 100 West Woodstock Street, at which time and place any person determining to be heard may be present. Jeff
Greenman, Chairperson Planning and Zoning Commission City of Crystal Lake (Published in the Northwest Herald on September 17,
2022)2017137

Back

http://www.nwherald.com/
https://www.publicnoticeillinois.com/Search.aspx#searchResults
https://www.publicnoticeillinois.com/Search.aspx#searchResults
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1-TAX
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8-VD

1-CEO

1-CAT
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3-POM

5-PAS

3-POM

6-EA
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ENGINEERING FOR DETAIL
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TURF
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TO REMAIN (TYP)

TU
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EX. PARKWAY TREE
(TYP)

TREE PROTECTION
FENCING - SEE DETAIL
SHEET L2.1

EX. TREE TO BE
REMOVED (TYP)

TREE PROTECTION
FENCING - SEE DETAIL
SHEET L2.1
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8-RF

TRASH
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TRASH
DUMPSTER

DRUM

11-RA

9-RF

4-VD

MOWED
STRIP

MOWED
STRIP

GROUNDCOVER

LANDSCAPE REQUIREMENT SUMMARY

PERIMETER R.O.W (75') 1 TREE 10 SHRUBS (40' LF)
     REQUIRED TREES 2
     PROPOSED TREES 2
     REQUIRED SHRUBS 20
     PROPOSED SHRUBS 20

PERIMETER (1423') 1 TREE 5 SHRUBS (40' LF)
     REQUIRED TREES 36
     PROPOSED TREES 36
     REQUIRED SHRUBS 180
     PROPOSED SHRUBS 180

INTERIOR PARKING (46 SPACES) 1 TREE 5 SHRUBS (10 SP)
     REQUIRED TREES 4
     PROPOSED TREES 4
     REQUIRED SHRUBS 20
     PROPOSED SHRUBS  20

FOUNDATION PLANTING
     REQUIRED WIDTH 5'
     PROPOSED WIDTH 5'
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TREE WRAP

6" MIN.
LEVELING
COURSE

SCARIFY AND LOOSEN EDGES OF
TREE PIT TO ENCOURAGE NEW
ROOT PENETRATION

SOIL MIX

CONSTRUCT 3"

TREE SHALL BEAR
SAME RELATION TO 
FINISHED GRADE AS
RELATED TO
NURSURY GRADE

SAUCER AROUND
PLANT PIT

DRIPLINE
FOR EVERGREENS

MULCH FOLLOWS

SPECIFIED SOIL
COVERED WITH
& COMPLETELY
REMAIN INTACT

TREE BALL TO

MIX AND/OR
MULCH

AROUND TREE TRUNK
DO NOT MOUND MULCH

DEPTH MULCH.
3" UNIFORM

FOR SHADE TREES
5' MULCH BED

FINISHED

FINISHED GRADE
TAPER TO

SELECTIVE PRUNING
DONE AFTER PLANTING APPEARANCE

VERTICAL AND TRUE
ROTATED FOR BEST

GRADE
BASE OF SHRUB

COURSE

TAPER TO

3" LEVELING

GRADE
FINISHED

GRADE
FINISHED

SEE LANDSCAPE

MULCH,DO NOT MOUND

PLAN FOR

3" UNIFORM DEPTH

MULCH AROUND

SPACING

TRIANGULATED
LAYOUT

PRUNING DONE
AFTER PLANTING

ROOT COLLAR

INTACT & COMPLETELY
COVERED WITH

SPECIFIED SOIL MIX

AND RECOMPACT
SCARIFY TO 4" DEPTH

 SHRUB BALL TO REMAIN

AND/OR MULCH

BASE OF SHRUB

COURSE

TAPER TO

3" LEVELING

GRADE
FINISHED

GRADE
FINISHED

SEE LANDSCAPE

MULCH,DO NOT MOUND

PLAN FOR

3" UNIFORM DEPTH

MULCH AROUND

SPACING

TRIANGULATED
LAYOUT

GRADE

SOIL

SHALL BE
+1" ABOVE

FINISHED

MIX

SELECTIVE

SELECTIVE PRUNING

KEEPING BALL INTACT

2" MIN. LEVELING

CUT AND REMOVE PLANTING
CONTAINER BEFORE INSTALLATION

ABOVE FINISHED

GRADE
FINISHED
TAPER TO

GRADE

SOIL MIX

GRADE
FINISHED

RAISE BED 3"

LAYOUT
TRIANGULATED

SPACING
PLAN FOR
SEE LANDSCAPE

DONE AFTER
INSTALLATION

3" DEPTH
MULCH

COURSE

PRESERVED
EXISTING TREES TO BE 

EXISTING TREES TO 
BE PRESERVED

TREE DRIPLINE

SNOW FENCE PLACED

TREE DRIPLINE

SNOW FENCE

1' OUTSIDE OF DRIPLINE

1' OUTSIDE
DRIPLINE

GENERAL CONSTRUCTION NOTES

1. REQUIRED LANDSCAPE MATERIAL SHALL SATISFY AMERICAN ASSOCIATION OF NURSERYMEN STANDARDS AND BE STAKED,
WRAPPED, WATERED AND MULCHED PER ORDINANCE.

2. BEFORE ANY EXCAVATION ON THE SITE, CALL TO LOCATE ANY EXISTING UTILITIES ON THE SITE.  THE CONTRACTOR SHALL
FAMILIARIZE HIM/HERSELF WITH THE LOCATIONS OF ALL BURIED UTILITIES IN THE AREAS OF WORK BEFORE STARTING
OPERATIONS.  THE CONTRACTOR SHALL BE LIABLE FOR THE COST OF REPAIRING OR REPLACING ANY BURIED CONDUITS,
CABLES OR PIPING DAMAGED DURING THE INSTALLATION OF THIS WORK.

3. FOUR FOOT HIGH FENCING OR OTHER RIGID MATERIAL IS TO BE ERECTED AROUND THE DRIP-LINE OF ALL TREES TO BE
SAVED.

4. PLANT QUANTITIES ON PLANT LIST INTENDED TO BE A GUIDE.  ALL QUANTITIES SHALL BE CHECKED AND VERIFIED ON
PLANTING PLAN.  ANY DISCREPANCIES SHALL BE DISCUSSED WITH THE LANDSCAPE ARCHITECT.

5. ANY DEVIATIONS FROM OR MODIFICATIONS TO THIS PLAN SHALL BE APPROVED BY THE LANDSCAPE ARCHITECT PRIOR TO
INSTALLATION.

6. CONTRACTOR TO NOTIFY LANDSCAPE ARCHITECT UPON DELIVERY OF PLANT MATERIAL TO THE SITE.  LANDSCAPE
ARCHITECT RESERVES THE RIGHT TO REJECT ANY PLANT MATERIAL THAT DOESN'T MEET STANDARDS OR SPECIFICATIONS
OF THE PROJECT.

7. ALL PLANT MATERIAL TO BE INSTALLED PER THE PLANTING DETAILS PROVIDED ON THIS PLAN SET.

8. ALL BED EDGES TO BE WELL SHAPED, SPADE CUT, WITH LINES AND CURVES AS SHOWN ON THIS PLAN SET.

9. ALL PLANTING BEDS TO BE PREPARED WITH PLANTING MIX: 50% TOPSOIL, 50% SOIL AMENDMENTS (3 PARTS PEATMOSS, 1
PART COMPOST, 1 PART SAND)

10. ALL SPECIFIED LANDSCAPE MATERIAL INDICATED ON THE CONSTRUCTION DOCUMENTS WILL BE REQUIRED TO BE
MAINTAINED THROUGHOUT THE LIFE OF THE PROJECT AND MUST BE REPLACED SHOULD IT DIE OR BECOME DAMAGED.

11. ALL PLANT MATERIAL SHALL HAVE A ONE YEAR GUARANTEE FROM SUBSTANTIAL COMPLETION AS DETERMINED BY THE
LANDSCAPE ARCHITECT, AND SHALL BE REPLACED SHOULD IT DIE WITHIN THAT PERIOD.

12. PROTECT STRUCTURES, SIDEWALKS, PAVEMENTS AND UTILITIES TO REMAIN FROM DAMAGE CAUSED BY SETTLEMENT,
LATERAL MOVEMENT, UNDERMINING, WASHOUTS AND OTHER HAZARDS CAUSED BY SITE IMPROVEMENT OPERATIONS.

13. ALL LAWN AREAS TO BE SEEDED WITH STANDARD TURF GRASS SEED AND COVERED WITH EROSION CONTROL BLANKET.
UNLESS OTHERWISE SPECIFIED ON THE PLAN.

14. CAREFULLY MAINTAIN PRESENT GRADE AT BASE OF ALL EXISTING TREES TO REMAIN.  PREVENT ANY DISTURBANCE OF
EXISTING TREES INCLUDING ROOT ZONES.  USE TREE PROTECTION BARRICADES WHERE INDICATED.  PROTECT EXISTING
TREES TO REMAIN AGAINST UNNECESSARY CUTTING, BREAKING OR SKINNING OF ROOTS, BRUISING OF BARK OR
SMOTHERING OF TREES.  DRIVING, PARKING, DUMPING, STOCKPILING AND/OR STORAGE OF VEHICLES, EQUIPMENT,
SUPPLIES, MATERIALS OR DEBRIS ON TOP THE ROOT ZONES AND/OR WITHIN THE DRIPLINE OF EXISTING TREES OR OTHER
PLANT MATERIAL TO REMAIN IS STRICTLY PROHIBITED.

15. THE CONTRACTOR AT ALL TIMES SHALL KEEP THE PREMISES ON WHICH WORK IS BEING DONE, CLEAR OF RUBBISH AND
DEBRIS.  ALL PAVEMENT AND DEBRIS REMOVED FROM THE SITE SHALL BE DISPOSED OF LEGALLY.

16. ALL WORK AND OPERATIONS SHALL COMPLY WITH ALL APPLICABLE FEDERAL, STATE AND LOCAL CODES AND ORDINANCES.

TURF SIDE PLANTING BED SIDE

Mulch as defined in the Landscape
Specifications.  Hold Mulch 4" from tree
trunk and shrub stems
Shovel Cut Bed Edge at 45 degree
angle, 6" deep

Finished grade at bedline

Topsoil as defined in the Landscape
Specifications.
Native soils subgrade
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TREE PLANTING DETAIL
NO SCALE

2
L2.1

SHRUB PLANTING DETAIL
NO SCALE
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GROUNDCOVER DETAIL
NO SCALE
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TREE PROTECTION FENCING
NO SCALE
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PARKING LOT ISLAND
NO SCALE
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NO SCALE
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NOTE: PLEASE REFER TO TREE
INVENTORY PREPARED BY SAV-A-TREE
FOR MORE INFORMATION ON THE
HEALTH OF ALL EXISTING TREES.

TREE PRESERVATION PLAN

SCALE: 1" = 20'-0"
0 20' 40'10'
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TREE PROTECTION NOTES

1. BEFORE ANY EXCAVATION, CALL TO LOCATE ANY EXISTING UTILITIES ON THE SITE.  THE CONTRACTOR SHALL FAMILIARIZE
HIM/HERSELF WITH THE LOCATIONS OF ALL BURIED UTILITIES IN THE AREAS OF WORK BEFORE STARTING OPERATIONS.  THE
CONTRACTOR SHALL BE LIABLE FOR THE COST OF REPAIRING OR REPLACING ANY BURIED CONDUITS, CABLES OR PIPING
DAMAGED DURING THE INSTALLATION OF THIS WORK.

2. FOUR FOOT HIGH SNOW FENCING OR OTHER RIGID MATERIAL IS TO BE ERECTED AROUND THE DRIPLINE OF ALL TREES TO BE
SAVED IN ACCORDANCE WITH THE NORTHBROOK ZONING ORDINANCE.

3. A TREE REMOVAL PERMIT MUST BE OBTAINED FROM THE PLANNING OFFICE PRIOR TO ALL TREE REMOVAL ACTIVITY
INVOLVING TREES SIX (6) INCHES OR MORE D.B.H. IN ACCORDANCE WITH NORTHBROOK ZONING ORDINANCE.

4. TREES TO BE REMOVED MUST BE MARKED IN THE FIELD WITH RED PAINT OR FLAGS AND INSPECTED BY THE NORTHBROOK
FORESTRY OFFICE PRIOR TO ANY TREES BEING REMOVED.

5. THE PERMITTED DISTANCE FROM THE TRUNK OF A TREE TO ANY PROPOSED EXCAVATION IS SIX (6) FEET OR MORE PER THE
NORTHBROOK ZONING ORDINANCE.

6. IF THE PROPOSED IMPROVEMENT IS WITHIN SIX (6) FEET OR LESS OF THE TREE, THE TREE MAY BE REQUIRED TO BE
REMOVED PER THE NORTHBROOK ZONING ORDINANCE.

7. ROOT PRUNING SHALL BE PERFORMED ON ANY TREE THAT IS MORE THAN SIX (6) FEET FROM THE PROPOSED
CONSTRUCTION ZONE. ROOT PRUNING WILL NOT BE PERMITTED ON ANY TREE THAT IS LESS THAN SIX (6) FEET AWAY FROM
PROPOSED CONSTRUCTION ZONE PER THE NORTHBROOK ZONING ORDINANCE.

8. IF NECESSARY TO CONDUCT WORK OR DIGGING WITHIN THE ROOT ZONE OF TREES TO REMAIN, THE LANDSCAPE ARCHITECT
MUST BE NOTIFIED AND ADDITIONAL PROTECTIVE MEASURES, SUCH AS ROOT PRUNING OR BRIDGING, MUST BE EMPLOYED
BY A LICENSED TREE SERVICE.

9. ROOT PRUNING EQUIPMENT MUST BE APPROVED BY THE VILLAGE FORESTER PRIOR TO USE. HAND ROOT PRUNING WILL NOT
BE PERMITTED UNLESS APPROVED BY THE VILLAGE FORESTER. ALL HAND ROOT PRUNING WILL REQUIRE A CERTIFIED
ARBORIST'S SUPERVISION IN ACCORDANCE WITH THE NORTHBROOK ZONING ORDINANCE.

10. PROTECT STRUCTURES, SIDEWALKS, PAVEMENTS AND UTILITIES TO REMAIN FROM DAMAGE CAUSED BY SETTLEMENT,
LATERAL MOVEMENT, UNDERMINING, WASHOUTS AND OTHER HAZARDS CAUSED BY SITE IMPROVEMENT OPERATIONS.

11. CAREFULLY MAINTAIN PRESENT GRADE AT BASE OF ALL EXISTING TREES TO REMAIN.  PREVENT ANY DISTURBANCE OF
EXISTING TREES INCLUDING ROOT ZONES.  USE TREE PROTECTION BARRICADES WHERE INDICATED.  PROTECT EXISTING
TREES TO REMAIN AGAINST UNNECESSARY CUTTING, BREAKING OR SKINNING OF ROOTS, BRUISING OF BARK OR
SMOTHERING OF TREES.  DRIVING, PARKING, DUMPING, STOCKPILING AND/OR STORAGE OF VEHICLES, EQUIPMENT,
SUPPLIES, MATERIALS OR DEBRIS ON TOP THE ROOT ZONES AND/OR WITHIN THE DRIPLINE OF EXISTING TREES OR OTHER
PLANT MATERIAL TO REMAIN IS STRICTLY PROHIBITED.

12. TREE REMOVAL IS RECOMMENDED FOR TREES CLOSER THAN SIX (SIX) FEET TO A CONSTRUCTION ZONE. ALL TREE
REMOVALS REQUIRE A WRITTEN PERMIT FROM THE VILLAGE FORESTER PRIOR TO REMOVAL IN ACCORDANCE WITH THE
NORTHBROOK ZONING ORDINANCE.

13. THE USE OF STRUCTURAL SOIL AND BARRIER FABRIC WILL BE CONSIDERED AS AN ALTERNATIVE TO TREE REMOVAL PER THE
NORTHBROOK ZONING ORDINANCE.

14. TREE BRANCHES HANGING INTO THE CONSTRUCTION ZONE MAY BE PRUNED BY A CERTIFIED TREE WORKER. ALL PRUNING
CUTS MUST MEET ANSI A300-2001 STANDARDS IN ACCORDANCE WITH THE NORTHBROOK ZONING ORDINANCE

.
15. PER THE NORTHBROOK ZONING ORDINANCE, NO AMERICAN ELMS OR OAKS MAY BE PRUNED WITHOUT WRITTEN PERMISSION

AND INSTRUCTIONS TO CERTIFIED ARBORIST FROM THE VILLAGE FORESTER BETWEEN APRIL 1ST AND OCTOBER 31ST.

16. EXERCISE CAUTION WHEN WORKING AND DIGGING NEAR TREES LOCATED ON ADJACENT PROPERTY.

17. FAILURE TO FOLLOW THESE SPECIFICATIONS WILL RESULT IN THE CONTRACTOR REQUIRING TO POST A CASH BOND,
EQUIVALENT TO THE VALUE OF EACH DAMAGED TREE, FOR A PERIOD NOT TO EXCEED THREE (3) YEARS. BOND VALUE WILL
BE DETERMINED BY THE VILLAGE FORESTER PER THE NORTHBROOK ZONING ORDINANCE.

18. THE VILLAGE FORESTER RESERVES THE RIGHT TO STOP THE JOB FOR UNSUPERVISED WORK THAT IS DETERMINED TO
CAUSE IRREPARABLE DAMAGE TO ANY RIGHT-OF-WAY TREE. STOP WORK ORDER WILL BE ENFORCED UNTIL THE CASH BONG
IS PAID AS DETERMINED PER THE NORTHBROOK ZONING ORDINANCE.

19. THE CONTRACTOR AT ALL TIMES SHALL KEEP THE PREMISES ON WHICH WORK IS BEING DONE, CLEAR OF RUBBISH AND
DEBRIS.  ALL PAVEMENT AND DEBRIS REMOVED FROM THE SITE SHALL BE DISPOSED OF LEGALLY.

20. ALL WORK AND OPERATIONS SHALL COMPLY WITH ALL APPLICABLE FEDERAL, STATE AND LOCAL CODES AND ORDINANCES.

21. TREE INVENTORY CONDUCTED BY SAV-A-TREE LICENSED ARBORIST (914-241-4999)

22. EXISTING TREES HAVE BEEN LOCATED WITH GIS COORDINATES.  LOCATIONS ARE APPROXIMATE BUT ACCURATE.  FIELD
VERIFICATION IS RECOMMENDED PRIOR TO REMOVAL ACTIVITY.
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FINISH FLOOR
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EXTERIOR MATERIAL LEGEND

MAT.

LABEL MATERIAL DESCRIPTION

AWN-1 METAL AWNING, PREFINISHED BLACK, TYP.

CON-1 CONCRETE PANELS PAINTED WHITE, TYP.,  U.O.N.

CON-2 CONCRETE PANELS PAINTED LIGHT GRAY, TYP.

CON-3 CONCRETE PANELS PAINTED DARK GRAY, TYP.

COP-1 METAL PARAPET WALL COPING, PREFINISHED LIGHT GRAY, U.O.N.

COP-2 METAL PARAPET WALL COPING, PREFINISHED BLACK, U.O.N.

DNST-1 METAL PREFINISHED DOWNSPOUT TO MATCH ADJ. MATERIAL, TYP.

DOOR STEEL DOORS & FRAMES PAINTED TO MATCH ADJ. WALL, TYP.

GUT-1 METAL PREFINISHED GUTTER TO MATCH ADJ. MATERIAL.

LOUV FIXED METAL ARCHITECTURAL LOUVER PREFINISHED TO MATCH ADJ. WALL, TYP. (REFER TO MECH.)

OHD PREFINISHED WHITE METAL INSULATED OVERHEAD DOORS WITH VIEWING WINDOWS, TYP.

SF-1 1” INSULATED VISION GLASS: TINTED GRAY W/ LOW E COATING

MISCELLANEOUS EXTERIOR MATERIAL FINISHES

TYPICAL U.O.N.
• EXPOSED CONCRETE:   GRIND SMOOTH & RUB/COAT WITH CEMENT SLURRY, PAINTED TO 

MATCH SIMILAR CONDITIONS.
• BOLLARDS:   CONCRETE FILLED STEEL BOLLARDS PAINTED SAFETY YELLOW.
• METAL STAIRS & RAILINGS:   GALVANIZED.
• CAULKS & SEALANTS:   COLOR MATCHED TO ADJACENT MATERIAL.
• LIGHT FIXTURES:   METAL PRE-FINISHED HOUSINGS, COLOR TO MATCH ADJACENT MATERIAL.
• EXTERIOR UTILITY EQUIPMENT:   IF ALLOWED, PAINTED TO MATCH ADJACENT MATERIAL.

SCALE: 1/16" = 1'-0"
1

NORTH EXTERIOR ELEVATION

SCALE: 1/16" = 1'-0"
2

WEST EXTERIOR ELEVATION

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

SOUTH EXTERIOR ELEVATION

SCALE: 1/16" = 1'-0"
4
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NORTHEAST EXTERIOR PERSPECTIVE
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FLOOR ELEV 100' - 0", TYP.

FLOOR ELEV 99' - 9.5", TYP.

RAMP SLOPE 1:12 MAX, TYP.

2.5" RISE x 2' - 6" RUN CONCRETE
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FLOOR ELEVATION

TYP. 99' - 9 1/2"

5'x5' 
LANDING

5'x5' 
LANDING

2.5" RISE x 2'-6" RUN 
CONCRETE RAMP. 

SLOPE 1:12 MAX, TYP.

FLOOR ELEV.

TYP. 100' - 0"

FLOOR ELEVATION

TYP. 99' - 9 1/2"

FLOOR ELEV.

TYP. 100' - 0"

LOADING DOCK 
LEVELER, TYP.

DOOR TRACK 
GUARDS, TYP.

REINFORCED CONCRETE SLAB, 2 
ELEVATIONS AS NOTED, SAW CUT, OVER 
COMPACTED GRANULAR FILL OVER DRY 

COMPACTED GRADE, TYP. 
(REFER TO STRUCTURAL)

(REFER TO GEOTECHNICAL)

ALL STRUCTURAL STEEL BRACES, COLUMNS, 
& CONNECTIONS BETWEEN GRIDLINES 3-7 

ONLY, TO BE SPRAYED WITH CONTINUOUS 1 
HOUR CEMENTITIOUS FIRE PROOFING, TYP.

NO FIRE PROOFING REQUIRED & NO 
WRAPPED COLUMNS REQUIRED 

BETWEEN GRID LINES 1-3 ONLY, TYP.

1

311

1

1

3
A

3

33

(4) FORKLIFTS

2

EXTERIOR CONCRETE 
FILLED STEEL BOLLARDS 

4' AFF. EMBEDDED IN 
FOOTING, TYP. U.O.N.

INTERIOR CONCRETE 
FILLED STEEL BOLLARDS 
4' AFF. EMBEDDED IN 
FOOTING, TYP. U.O.N.

MAIN OFFICE

3

A-312

2

A-311

1

A-312
2

A-312

COLUMNS: UL 263 DESIGN NO. X790

ALL EXPOSED FIRE-PROOFED COLUMNS & 
BRACES IN WAREHOUSE & CATALYST 

ROOMS TO BE TIGHTLY WRAPPED WITH 3/4" 
FIRE-RETARDANT-TREATED PLYWOOD 

PAINTED SAFETY YELLOW TO 8'-0" AFF, TYP.
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DENOTES DIAGONAL BRACED BAY. 
BRACES IN-LINE WITH COLUMNS. 
(REFER TO STRUCTURAL)

FUTURE 10'Wx12'H KNOCK-OUT, TYP. 3 
LOCATIONS THESE WALLS ONLY. COORDINATE 

EXACT LOCATION WITH RACKING.
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BOLLARDS 4' AFF. EMBEDDED IN 

FOOTING, TYP. U.O.N.
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FILLED STEEL BOLLARDS 
4' AFF. EMBEDDED IN 
FOOTING, TYP. U.O.N.
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REINFORCED CONCRETE SLAB, SAW CUT, OVER 
COMPACTED GRANULAR FILL OVER DRY COMPACTED 
GRADE, OVER VAPOR BARRIER, TYP. 
(REFER TO STRUCTURAL)
(REFER TO GEOTECHNICAL)
(REFER TO FLOOR ELEVATION KEY)

SCALE:  1"=1'-0"
RATED FLOOR ASSEMBLY                                                   

A6
"

SCALE: 1"=1'-0"

EXTERIOR RATED WALL 2 HOUR RATING

1
SMOOTH FACED, WITH REVEALS AS NOTED, ARCHITECTURAL
CONCRETE WALL PANEL WITH SANDWICH INSULATION TO MEET
ENERGY CODE. (REFER TO CONCRETE PANEL DOCUMENTS)

1
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0
 1

/2
"

SCALE: 1"=1'-0"

EXTERIOR RATED WALL 2 HOUR RATING

3

EXTERIOR WALL - 2 HOUR RATING SMOOTH FACED, WITH REVEALS
AS NOTED, ARCHITECTURAL CONCRETE WALL PANEL WITH
SANDWICH INSULATION TO MEET ENERGY CODE.(REFER TO
CONCRETE PANEL DOCUMENTS) INTERIOR FURRING: 1 LAYER 5/8"
TYPE 'X' GYPSUM BOARD (FASTENERS, JOINT TAPE & COMPOUND
AS REQUIRED) OVER 3-5/8" STEEL FURRING/STUDS @ 16" O.C. WITH
FLOOR & CEILING RUNNERS (GAUGE & SUPPORT PER MFR.;
CORROSION-PROTECTED OR GALV.) FILLED WITH HIGH R
INSULATION TO 6" ABOVE FINISHED CEILING.

1
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4
 3

/4
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8
"

SCALE: 1"=1'-0"

DEMISING WALL 3 HOUR RATING

2
SMOOTH FACED, WITH REVEALS AS NOTED, ARCHITECTURAL 8"
CONCRETE WALL PANEL (REFER TO CONCRETE PANEL
DOCUMENTS)

SCALE: 1"=1'-0"

EXTERIOR RATED WALL 2 HOUR RATING

5

EXTERIOR WALL - 2 HOUR RATING SMOOTH FACED, WITH REVEALS
AS NOTED, ARCHITECTURAL CONCRETE WALL PANEL WITH
SANDWICH INSULATION TO MEET ENERGY CODE. (REFER TO
CONCRETE PANEL DOCUMENTS) INTERIOR FURRING:1 LAYER 5/8"
TYPE 'X' MOISTURE RESISTANT GYPSUM BOARD(FASTENERS, JOINT
TAPE & COMPOUND AS REQUIRED) OVER 2-1/2" STEEL
FURRING/STUDS @ 16" O.C. WITH FLOOR & CEILING RUNNERS
(GAUGE & SUPPORT PER MFR.; CORROSION-PROTECTED OR GALV.)
OVER 1" AIR SPACE BOTH FILLED WITH 3.5" R-23 CLOSED CELL
SPRAY FOAM INSULATIONTO FINISHED CEILING. (SPRAY FOAM IN
CEILING & WALLS TO BE CONTINUOUS)
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1. REFER TO ADDITIONAL NOTES AND REQUIREMENTS ON ALL OTHER DOCUMENTS 
AND OTHER DISCIPLINES DOCUMENTS.

2. ALL SITE INFO, FURNITURE, FIXTURES AND EQUIPMENT SHOWN SHOULD BE 
CONSIDERED CONCEPTUAL AND MAY HAVE BE PROVIDED FOR COORDINATION 
PURPOSES ONLY.  REFER TO CIVIL, FIRE SUPPRESSION, PLUMBING, MECHANICAL, 
ELECTRICAL, COMMUNICATIONS, ELECTRONIC SAFETY & SECURITY DOCUMENTS 
&/OR CONSULTANTS FOR SPECIFIC DESIGN INFORMATION & REQUIREMENTS.

3. DIMENSIONS ARE TO FACE OF FINISH MATERIAL OR CENTER OF STRUCTURE 
UNLESS OTHERWISE SPECIFIED.

4. ALL CONDUITS, PIPES, WIRING, ROUGH-IN, ETC. SHOULD BE HELD AS TIGHT AS 
POSSIBLE TO THE ROOF OR FLOOR DECK OR SHOULD BE KEPT WITHIN INTERIOR 
WALL CAVITIES.  NOTHING SHALL BE BELOW THE BOTTOM EDGE OF MAIN 
BUILDING FRAMES, NOTHING SHALL BE EXPOSED IN FINISHED SPACES, NOTHING 
SHALL PREVENT A SMOOTH CONTINUOUS FINISHED WALL OR CEILING AS NOTED 
ON THE DRAWINGS AND NO PLUMBING RAN IN EXTERIOR WALLS UNLESS PRIOR 
APPROVAL IS GRANTED BY THE ARCHITECT OR OWNER.  PLACEMENT 
COORDINATION BETWEEN TRADES IS REQUIRED.

5. INSTALL VERTICAL EXPANSION JOINT MINIMAL AT COLUMN/GRID LINES AND AT 
THE HEAD OF DOOR JAMBS/OPENINGS OR AS OTHERWISE NOTED OR WHERE 
REQUIRED PER STANDARD MATERIAL PRACTICE TO REDUCE STRESS CRACKING.  
NO CONTROL JOINT/EXPANSION JOINT IN LOAD BEARING AREAS, STAY AWAY 2'-6" 
MIN.

6. CAULK & SEAL ALL CONTROL-EXPANSION, SAWCUT JOINTS AT ALL INTERIOR & 
EXTERIOR MASONRY & CONCRETE.

7. PROVIDE LOWER LEVEL AND/OR UNDERFLOOR DRAINAGE SYSTEM TO REDUCE 
HYDROSTATIC UPLIFT AND PROTECT AGAINST MOISTURE SEEPAGE.  PROVIDE 
FOUNDATION WALL DRAINAGE SYSTEM TO REDUCE LATERAL PRESSURES AND 
PROTECT AGAINST MOISTURE SEEPAGE.  BOTH SYSTEMS SHALL OUTLET TO 
APPROPRIATE RELIEF.

8. PROVIDE POSITIVE DRAINAGE OF SURFACE WATER AWAY FROM BUILDING 
WITHOUT PONDING OF WATER ADJACENT TO BUILDING OR ON PAVEMENTS.

GENERAL FLOOR PLAN NOTES

FLOOR ELEV. KEY

SCALE: 1/16" = 1'-0"
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ON FEBRUARY 7, 2022 AND IS SHOWN HEREON FOR 

SURVEY BY VANDERSTAPPEN LAND SURVEYING INC SIGNED 

BOUNDARY SHOWN HEREON PER ALTA/NSPS LAND TITLE 

MAIN FROM AN UTILITY ATLAS

PER ATLAS = APPROXIMATION LOCATION OF THE WATER 

ELEVATION =891.19 FEET NAVD 88

SWIMMERS SCHOOL. 

SOUTHEAST CORNER OF THE PARKING LOT OF THE LITTLE 

OF THE SITE AND APPROXIMATELY 60 FEET WEST OF THE 

TRANSFORMER CONCRETE PAD THAT IS ON THE NORTH SIDE 
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DIRECTION IS SHOWN.

OTHERWISE, IN WHICH CASE THE EXISTING PLAN FLOW 

INVERT ELEVATIONS UNLESS EXISTING PLANS INDICATE 

PIPE FLOW DIRECTIONS, IF SHOWN, ARE BASED ON FIELD 
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	Name: Stantine-Mitchell IL Properties LLC
	Address 1: 955-10 National Pkwy
	Address 2: Schaumburg, IL 60173
	Phone: 847-437-0200
	Email: kendra.rogocki@synergy55.com
	2: utilities. Regional stormwater management previously provided
	1: Industrial warehouse building with the associated parking and
	Project Name  Description: Composites One (Stonegate Business Center)
	3: for the site. 
	Project AddressLocation: SW Mitchell Court (PIN 19-15-127-003-0000)
	Date: 8/17/22


