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UNIVERSITY PLAZA REDEVELOPMENT PROJECT
900 Crane Drive
DeKalb, IL
NOTE: The enclosed documents have been revised for submission to City Council and to
align with the Development Agreement which has been drafted. Modified or added text are
shown in bold, blue font.
Lisa Sharp, Sharp Architects Inc.

NARRATIVE
It is with great excitement that we present the following proposal for the University Plaza
Redevelopment Project to the Planning Commission and the City of DeKalb. This project
represents a major reinvestment in our community and in one of the largest structures in
DeKalb. This project will transform a fifty year old property with facilities that are in decline and
business model that is no longer sustainable. Approval of this planned development
agreement will allow 290,000 sq. ft. of residential space to thrive for many decades to come.
TEAM MEMBERS:
Developer:

Capstone Real Estate Investments, LLC,
402 Office Park Drive, Suite 150
Birmingham, AL 35223
www.capstonerealestateinvestments.com

Capstone Real Estate Investments, LLC focuses on acquiring and
repositioning strategically located, off-campus apartment communities,
which are physically and/or operationally under-performing. Through the
use of a value-add renovation program and Capstone's operating
expertise, they reposition these properties as attractive, well managed
student housing communities.

Market Analysis:

Danter Company, LLC

2760 Airport Drive, Suite 135
Columbus, OH 43219
www.danter.com
Danter Company, LLC is a national real estate research firm providing
market and demographic information for builders, lenders, and developers
in a variety of commercial markets. Danter Company, LLC has completed
over 17,000 studies in all 50 states, Canada, Puerto Rico, the Virgin Islands,
and Mexico.
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Attorney:

Foster and Buick Law Group, LLC
2040 Aberdeen Court
Sycamore, IL 60178
www.fosterbuick.com

Established in 1963, Foster and Buick Law Group, LLC serves individuals and
businesses in need of legal services in DeKalb County, Illinois. They maintain
a diverse civil and criminal practice and are regularly involved in the areas
of Estate Planning, Probate, Elder Law, Real Estate, Municipal Law, Business
Planning and Organization including formation of LLCs and Corporations,
Banking and Commercial Law, Agricultural Law, Trial Practice (including
Federal Trial Practice), Personal Injury (Plaintiff and Defendant) and
Insurance Defense.

Architect:

Sharp Architects Inc.

421 Grove Street
DeKalb, IL 60115
www.sharparchitectsinc.com
Sharp Architects Inc. is a full-service architectural firm based in DeKalb, IL
providing design and documentation for a wide variety of projects
including commercial, healthcare and residential projects throughout
northern Illinois and the Chicagoland region.

Civil Engineer &
Land Surveyor:

Wendler Engineering Services, Inc.

421 Grove Street
DeKalb, IL 60115
www.wendlergs.com

Wendler Engineering Services, Inc. is a consulting engineering firm providing
a diverse range of civil engineering services. Founded in 1968, their
company name has been synonymous with quality, integrity and
professionalism.

Landscape
Architect

Site to Place, Inc.

847 South Randall Road, #406
Elgin, IL 60123
www.sitetoplace.com
Through outstanding customer service, Site to Place Design is dedicated to
bringing the power of nature to people in thoughtful, simple, strategic ways.

INTRODUCTION, PROPERTY HISTORY AND FUTURE OPERATING STRATEGY
Capstone is a closely-held, private, multi-generational real estate development and
management company that solely and exclusively focuses on student housing opportunities
across the United States. Based in Birmingham, Alabama the firm has a development portfolio
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of over $2.9 Billion, representing 65,000+ beds and more than 120 projects developed for over
55 university partners, Capstone has established itself as an industry leader in student housing
development and management on and near university campuses across the United States.
With our extensive corporate history of developing and managing in university markets across
the U.S. both on and off-campus, we began to see another niche in the student housing
market that we could fill – the acquisition and repositioning of existing off-campus student
housing communities in prime near-campus locations that are either physically or operationally
underperforming, or both. Through this business we transform these assets into renovated and
renewed properties which will produce profitable income streams, create valuable assets,
enhance the living experience of the residents, revitalize the surrounding neighborhood and
community at large, and increase and improve the number of off-campus living options
available to university students.
Capstone realized the opportunities were almost endless for acquisition and renovation
projects as there are many older, structurally sound properties in prime, near-campus location
in university markets across the country. Capstone formed what is now known as Capstone
Real Estate Investments (CREI) division in 2007. This division focuses exclusively on acquisition
and renovation opportunities. Since that time CREI has completed numerous projects and
have many more currently in various stages of acquisition and renovation. These projects
constitute over $250 Million in project value and have employed a variety of financial structures
ranging from the use of conventional debt and equity to the issuance of tax exempt bonds.
We feel that the combination of Capstone’s development and management expertise within
the student housing sector combined with its ability to employ a wide range of ownership and
financing structures offers a competitive advantage when seeking to acquire and reposition
properties within collegiate housing markets, just like University Plaza.
University Plaza is a prime example of a well located, well-built property in excellent location
relative to the Northern Illinois University campus core. The property, in fact, enjoys a better
location to campus than many of the on-campus located facilities. This location makes the
property very desirable and very pedestrian friendly.
The property was originally constructed as a private dormitory in 1965 by Crane Construction
Company of Chicago. The Crane family was then and continues to this day to be the majority
owner of the property. When constructed, the property is said to have been the largest private
dormitory in the United States. The original plan called for an additional two towers (not
constructed) that when combined with the current two towers would have totaled four
residential towers each connected to the existing central building that contains a cafeteria.
As such each current dormitory room is fairly sparse, rather institutional and only contains
bedroom and bathroom. While the property in its entirety was very well engineered and
constructed emphasis, like many buildings of its era, was not placed on what would now be
considered “modern conveniences”. Each room was designed to house double, triple or
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quad occupancy in very tight bedrooms where each occupant is provided a very standard
twin bed. This multi-occupant condition continues currently at University Plaza. Since no unit
is equipped with a kitchen or even a microwave, all residents are currently required to
purchase a meal plan with the on-site cafeteria. Cafeteria hours oftentimes do not coordinate
well with student behavior and lifestyles and as such it is much preferred by student residents
to have the ability to cook and store food in their own unit to consume on their individual
schedule. Additionally, it is much more desired by student residents to have their own, private,
bedroom with a larger than twin sized bed.
Capstone’s redevelopment plan for University Plaza is to transform the existing building
structure into a more modern and desired apartment-style student oriented residential
community to be known as University Plaza Apartments. We will reduce the allowed density
of the property and will primarily provide private one and two bedroom apartments each
containing private bedrooms and each unit will contain its own kitchen. A more detailed
description of our planned renovations is provided in this package.
Operationally, we will no longer need to provide cafeteria service to our student residents since
each unit will contain a kitchen. The cafeteria space will be transformed into a small number
of residential units and will primarily become home to resident amenities which will include:
fitness room, yoga and fitness class studios, tanning facility, game room, business center,
private study and group conference rooms to name a few.
As Capstone is exclusively a student housing management company it should be noted that
all marketing will be strictly targeted to student residents. Our business model requires each
occupant to enter into a Lease Agreement by the bedroom and is not a conventional leasing
model that is entered into at the unit level with a conventional joint and severable Lease
Agreement. Each resident of University Plaza Apartments will typically be required to also
provide a parental guarantee in order to provide financial responsibility for all Lease
obligations. This model is a student model our resident profile is strictly student and our structure
does not lend itself to conventional or market rate apartment demographic.
OWNERSHIP TRANSITION:
To facilitate this renovation and repositioning Capstone intends to enter into a partnership with
the original and current ownership entity of University Plaza. Capstone will become property
manager of the facility effective as of the Fall academic semester start in August of 2014.
Capstone will act as developer during the property’s construction and renovation activities
and upon completion will continue in the role of property manager going forward. University
Plaza Apartments will become the newest addition to the Capstone Real Estate Investment
managed portfolio. We are very excited about the renovation and transformation of University
Plaza and the future and vitality of University Plaza Apartments. We are very pleased to present
our more detailed redevelopment plan contained within this package.
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MARKET ANALYSIS:
Capstone engaged The Danter Company of Columbus Ohio to conduct a comprehensive
Market Survey and analysis of our proposed renovation plans, scope and post-renovation
product offering versus other offerings in the DeKalb market.
The market analysis included the following elements.
 Field Survey of modern apartments includes a cross-analysis of vacancies by rents, a
survey of unit and project amenities, and a rent/value analysis.
 Area Housing Analysis of housing demand that includes a study of support by both
growth and internal mobility and existing housing using the most recent census material.
 Profile Data Case Studies of student-oriented housing projects at universities and
colleges throughout the country. This information, which included questions regarding
unit size and features, project amenities, roommate preferences, rent, student profiles,
and residing characteristics, is incorporated into the analysis and report.
 University Profile includes Interviews with university officials and includes general
information, housing characteristics, enrollment, a profile of the student body, tuition
and fees, available transportation, and review of area attractions.
 Economic Analysis of Major employers, utilities, banks, savings and loans, and media
that serve the area are listed in the study. The information gathered was used to create
a Community Services map showing school, shopping, and employment areas in
relation to the proposed site.
 Demographic Analysis includes an analysis of demographic characteristics of the
student population and identifies any trends that may impact the development of
student housing at the subject site. Enrollment trends have also been evaluated.
 Key Interviews regarding the perception of housing, recent development trends,
planned and proposed developments and local conditions were conducted with city
and county officials, area property owners and developers, major employers and
human resource directors, major institutions such as schools and hospitals and real
estate professionals.
Danter and Capstone have worked together on numerous projects over many years and their
specialization in student oriented housing analysis is well regarding in the industry. Their
conclusion is that our planned renovation and offering to student residents upon completion
of the redevelopment should be well supported and economically viable and successful.
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ORIGINAL DESIGN CONCEPT:
The original 1965 building features two-eight story residential towers connected to the central
building by enclosed pedestrian walkways. The building structure is an exposed concrete
frame with infill of white glazed brick and operable clear anodized aluminum windows. The
lower level of each tower is set back 6’-0” from the concrete piers and is faced with a dark
charcoal colored glazed brick and clear anodized aluminum storefront type windows. The
effect of this design makes the towers appear to float above the ground. Historically,
modernists wanted to maximize the amount of open space and allow the natural landscape
to extend beneath the building.
A typical residential floor was designed to have seventeen two-bedroom units and one onebedroom unit. A typical unit includes a bathroom and walk in closet, but no living room or
kitchen. The development was originally designed for double-occupancy (two beds) in each
bedroom. Two stairwells provide exiting from each floor. The first floor of each tower has a
two bedroom apartment as well as a one bedroom apartment for Resident Assistants (RA’s.)
The two residential towers share the central building which is a single story with a full basement.
The first floor of the central building includes a full cafeteria and commercial kitchen which
provides meals throughout the day. There are also banquet rooms, administration offices,
lounges, a business center with computers and recreation space. The lower level of the central
building features a fitness center and weight room, a pool with locker facilities, mechanical
rooms and storage.
The building is currently a licensed Rooming House with a maximum occupancy
of 1100 residents. (Refer to Occupancy Data, Appendix A)
Although the building was a shining example of mid-century design in 1965 the residential units
have become dated and less desirable to potential residents. Lighting and finishes within
common spaces are drab and in need of replacement.
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The existing site design does not provide sufficient screening of refuse containers which are
located on the north side of each of the towers. Small dumpsters on wheels are pulled into a
small rubbish room and then pulled out and parked under the overhang.

Figure 1: Views of north side of North Tower, unscreened dumpsters

Figure 2: Views of north side of South Tower, screened dumpsters

NEIGHBORHOOD INFLUENCES:
Northern Illinois University recently shared a new bold vision for the campus. These ideas were
documented in “A Campus: RE: Envisioned – A Thesis on What is Possible at Northern Illinois

Page 10 of 21

University Plaza Redevelopment Project
August 18, 2014

University.” Within this document, NIU presents eight bold ideas with a focus on creating an
engaging and walkable community for NIU and the surrounding neighborhood.

Figure 3: Fifty Year Plan from "A Campus RE: Envisioned"

University Plaza is within ten minutes walking distance of nearly the entire NIU campus, with
exception of the western zone around the Convocation Center. Our vision is to redevelop the
existing property so that it will be an attractive and engaging residence for NIU students for
many decades to come.

BUILDING DESIGN CONCEPT:
The new design will dramatically transform the interior of the entire complex. (Refer to
Drawings A110, A120.) The dormitory levels of the towers (2nd – 8th floors,) will be remodeled to
create nine two-bedroom apartments and eleven one-bedroom apartments.
Each
apartment will include a living room, kitchen, bedroom(s) and bathroom. The footprint of the
first floor of each tower building will be expanded to align with the second floor above. This
will add approximately 5,000 s.f. to each tower and allow us to create sixteen additional
apartments on the first floor of each tower. (Refer to Drawings A110 and A120.)
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The first floor of the central building will also be significantly altered. The fitness center and
aerobic rooms will be moved up from the lower level and anchor the east half of the floor plan.
The fitness center will be ringed with ten double-occupancy apartments. New windows will be
added to the perimeter of the building to provide light and ventilation into these apartments.
The west half of the central building will feature a dramatic new entry that will anchor the west
façade and provide a prominent front door to the complex. We are considering two options
for this new entry feature. One option would be located on the northwest corner of the central
building. The other option for the new entry would be on the axis of the complex centered
between the towers. We have described both of these options on the drawings and
respectfully request that the design team be allowed to select the option that best meets the
client’s needs. A new reception space will be relocated immediately inside of the new entry
to provide security and watchful eyes at this new entry. All other entry doors will require key
card access to the building.
The new design of the complex will reduce the possible number of residents from
1100 down to 496.
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EXISTING SITE
Situated on eleven
acres of property the
site is bordered by
Annie Glidden Road
to the west, Crane
Drive to the north
and Russell Road to
the east.
Immediately north of
University Plaza are
the University Village
apartments and
Welsh Park. East of
the property are
single family homes.
South of the property
lies Immanual
Lutheran Church.
West of the property
is the NIU New
Figure 4: Site Vicinity Aerial View
Residence Hall.
The proposed transformation of the property from dormitory (Rooming House,) to apartments
through the PDR process is in keeping with the current zoning for the property of MFR2.
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Figure 5: Partial City of DeKalb Zoning Map

The property itself (900 Crane Drive,) is essentially organized in three sections: To the west is the
main parking lot, in the center of the property is the building, and to the east is open space
including a baseball diamond and sand volleyball court. A walkway stretches from Annie
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Glidden to Russell along the south edge of the property and is heavily used by the residents to
reach NIU and nearby businesses.

Figure 6: Aerial View, 900 Crane Drive

SITE DESIGN CONCEPT:
One of the main goals of the new landscaping and hardscape improvements for the project
is to increase visibility and the attractiveness of University Plaza. We propose to add new
Page 15 of 21

University Plaza Redevelopment Project
August 18, 2014

landscaping along both Annie Glidden Road and Crane Drive to meet the UDO landscape
requirements for parking lot perimeter. The design will also feature three flagpoles between
the parking lot and the public walk and on axis with the building. We also propose to add
additional trees to existing empty parking lot islands thereby further reinforcing the main axis
and view toward the building with a splash of color.
A new monument sign will anchor the northwest corner of the property to identify the
development and direct visitors to the appropriate entry point. Additional directional signage
will identify the main entry and receiving parking lots along Crane Drive. A second smaller
monument sign is planned for the northeast corner of the property at Crane Drive and Russell
Road.
The west court yard between the two towers will be dramatically transformed. Sidewalk, curb
and paving will be reconfigured and graded to provide fully accessible routes for visitor to the
building. Older overgrown trees and vegetation will be removed. New trees and materials will
focus attention to the new main entry which is being added to the building.
In keeping with our intention to promote a community that is less dependent upon the
automobile, we are providing bike racks throughout the site.
Through multiple discussions with City Staff we have settled on Option #3 of our site design
which also features the following improvements:








Landscape Strips: Two large landscape islands will be provided in the west parking lot.
Pedestrian crosswalk improvements at the corner of Annie Glidden Road and Crane
Drive: Crosswalk striping will be provided as well as flashing, solar powered pedestrian
crosswalk signs.
South Walk Path: A new paved sidewalk with lighting will be provided south of the
University Plaza property to connect to the parking lot of Village Commons Bookstore.
This work is contingent upon the City of DeKalb obtaining easements from the
appropriate property owners. The path would be maintained by University Plaza.
Lighting throughout the University Plaza property would be brought up to meet the UDO
code requirements for parking and pedestrian areas.
The open green space at the east end of the property would be land-banked for future
parking and storm detention should the threshold be met to trigger the construction of
additional parking.
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EXISTING

REQUIRED
per MFR2

PROPOSED
OPTION #3

COMMENTS

PARKING DATA
Standard Stalls
Handicapped Stalls

454
8

Total Stalls

462

658
14

398
9

60% prov ided
64% prov ided

672

407

61% prov ided

(1 per resident + 1
per employee + .5
per apt. unit)

Future Parking

203

Future Total Parking

610

Parking Spaces / Resident
(*does not include future parking spaces)
HISTORICAL PARKING DATA
Parking Permits
% of Residents w ith Parking Permits

0.44

2009/2010
304
56%

2010/2011
277
48%

1.35

2011/ 2012
217
42%

0.82

2012/2013
199
46%

86% increase

2013/2014
173
36%

Figure 7: Parking Data (from Appendix A: Project Data)

The zoning ordinance would require 672 parking spaces for a typical new development. The
reality of the project is that we do not need this parking.
The Historical Parking Data that
University of Plaza has provided documents that the existing parking has been more than
sufficient. To park within University Plaza property, one must apply for a parking permit. This
process has allowed us to provide accurate documentation of how many students actually
have a car on campus. Currently only 36% of the residents have a car, with many of the
residents being international students.
Through discussion with City Staff and as outlined in the development agreement, the
Applicant has agreed to provide land banking for future parking that would create an
additional 203 parking spaces.
PARKING POLICY:
University Plaza has historically operated with a firm parking policy and it is Capstone’s intention
to have strict control over parking on the property as well. In order to park a vehicle in the
parking lot itself a Resident will apply for a Parking Permit. Upon paying a $50 annual permit
fee they will be issued a sticker to be placed on the windshield of their vehicle. This sticker will
be registered to the Resident’s vehicle and will be valid for a one year period. University Plaza
staff will check the parking lot multiple times daily for any unauthorized (vehicles without
stickers) vehicles and will promptly have any such vehicle towed. Additionally, our towing
company vendor will also patrol the property and tow unauthorized vehicles. A visitor parking
pass (good for 24 hours) will be issued to a Resident upon payment of a fee and will restricted
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to a certain number of spaces. The parking facility will never be oversold and will be strictly
limited to the total number of parking spaces provided for thereon.
OCCUPANTS:
It is important to understand how the number of occupants will change with this
redevelopment. The current facility has 1048 beds and is licensed for 1100 residents. The new
design would have 496 residents. The current facility also has banquet facilities that are rented
for business events and receptions. This facility can host 452 guests. This function will be
eliminated with the proposed design. University Plaza currently has 45 employees plus 44 parttime student employees. This number is expected to be reduced to 9 full time employees plus
6 student employees.
Overall, this would be a net result of over 1000 potential occupants to the facility, or
a 67% decrease.

EXISTING

REQUIRED

PROPOSED

COMMENTS

per MFR2

OCCUPANCY DATA
Units
3-Bedroom Units
2-Bedroom Units
1-Bedroom Units
Bedrooms
Beds (Total Residents Possible)

284
0
240
44
524

322
4
147
171
477

1048

496

53% decrease

452

0

100% decrease

17
28
44

9
0
6

1545

511

* Not e: (9) 2-Bedrrom and (1) 1-Bedroom Unit s are double occupancy

Banquet Facilities
3167 sq. ft. @

7

sq. ft. / person

Employees
Full-time & Part Time Office and Maintenance Staff
Food Serv ice Employees
Part-time Student (Resident) Employees
* Not e: St udent Resident Employees are included in Bed Count above.

TOTAL OCCUPANTS

HISTORICAL OCCUPANCY DATA
Actual Residents

2009/2010
546

2010/2011
577

2011/2012
520

2012/2013
428

67% decrease

2013/2014
481

Figure 8: Occupancy Data from Appendix A: Project Data

SCHEDULE:
We are expecting to phase the project in over the next year as follows:
Phase 1:
South Tower
August – December 2014
Phase 2:
North Tower and East Central Building
January 2015 – May 2015
Phase 3:
West Central Building
June 2015 – August 2015
Phase 4:
Balance of Landscaping
August 2015 – October 2015
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It is important that the project move forward with this schedule so that we work within the
educational calendar of the University. Current residents will occupy the tower that is not
under construction. Cafeteria facilities will remain in place until students have access to the
new apartments with kitchens. Landscaping and site improvements will proceed as the
building construction will allow, with all improvement expected to be complete by winter of
2015.

Figure 9: Phasing Plan

REQUESTS FOR VARIANCE
Our intent with the design for the redevelopment of University Plaza is to upgrade the site
amenities to meet current zoning ordinance requirements. After review with City Staff over the
past months we have met nearly all of their requests to meet the UDO. The following variance
requests remain:
PARKING LIGHTING VARIANCES
1.) (10.05.01,2,a) Residential lighting of parking lots: Lights shall be not more than 15’ in
height in residential zoning districts
We have committed to meet the UDO requirements for lighting levels of 1.5-2.0
footcandles for pedestrian and parking areas. We request that existing 30’ poles in the
west lot be allowed to remain and that 30’ poles be allowed for any additional lighting
that is required to meet the lighting requirements. The 30’ height of these fixtures is in
keeping with the scale of the project and is appropriate for the project.

LANDSCAPE VARIANCES
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2.) (12.04,6,b) Landscape Strips: Provide 1 landscape strip per 4 rows of parking
We request a variance to allow us to shift the required landscape strip one aisle to the
west to align with the west entry from Crane. Although it creates five rows of parking
on side of the strips, it provides a safer entry sequence for the parking lot and shifts
more parking closer to the building.
PARKING VARIANCE
3.) (12.08.06) Off Street Parking Requirements – Residential: 1 parking space / bedroom
plus 0.5 space per unit.
We request a variance to allow for us to provide 407 current parking spaces with
land banking for an additional 203 parking spaces. University Plaza has a long history
of serving the off-campus student population of Northern Illinois University. The
facility’s proximity to campus makes it an attractive residence for students without
vehicles who would prefer to walk or ride their bicycle. The parking policy of
University Plaza will assure us that all parking needs of the residents and staff will be
met by the proposed 407 parking spaces.
We have provided historical and photographic evidence that parking requirements
for this facility will be well met by the design. The zoning ordinance requirements in
this case are not applicable and represent a waste of investment, a waste of
energy, and a reduction in landscape areas that are an important amenity to
University Plaza and the neighborhood. (Refer to Appendix A – Project Data and
Appendix C: Parking Lot Photographic Documentation,)

SIGNAGE VARIANCES
4.)
(13.06,1,a) Permitted sign, Residential District: one non-illuminated ground sign not
exceed 6 sq. ft. in area nor 6 feet in height.
We request a variance to allow for (2) externally illuminated ground signs, not to
exceed 40 sq. ft.w in area nor 7’-0” in height. University Plaza currently has two
existing ground signs near the locations that we are proposing. Given the scale of
the building and the development, we believe that a sign in keeping with
commercial scale projects fits with the design of the property and will provide the
visibility the project requires.
5.)

(13.06,1,a) Permitted sign, Residential District: one non-illuminated wall sign not
exceed 6 sq. ft. in area nor 6 feet in height.
We request a variance to allow for (2) wall signs, not to exceed 40 sq. ft. in area nor
4’-0” in height. One sign would be internally lit at the main entry, and the other sign
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would be externally lit and mounted to the west façade of the north tower. University
Plaza sits 534 ft. from Annie Glidden Road. The proposed signs are in keeping with
the scale of the project and provide attractive, legible branding for the property.
TELECOMMUNICATION VARIANCE
6.) We request that all existing variations for telecommunication service antennas and
equipment remain in place pursuant to the original agreement. The existing
equipment has been reviewed and is in compliance with mounting requirements to
stay below the top of the roof parapet. No expansion of the existing equipment is
contemplated.
SUMMARY
We believe upon review of these documents that our proposal will be found to be attractive
and in keeping with the mission of the Planning Commission and the City of DeKalb to promote
a vibrant, pedestrian-friendly thriving community.
This project will transform a fifty year old property with facilities that are in decline and business
model that is no longer sustainable. Approval of this planned development agreement will
allow 290,000 sq. ft. of residential space to continue offer excellent residential
accommodations to students for many decades to come in the future.
We look forward to further conversations and your questions.
Sincerely,

Lisa F. Sharp
Lisa F. Sharp
Sharp Architects Inc.

John F. Chapman
John Chapman
Capstone Real Estate Investments
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Revised 8/18/2014: Additional comments shown in bold, blue font.

ADDENDUM
We had the opportunity to present the project to City of DeKalb staff including the City
Manager, Planning, Economic Development, Police, Fire, Public Works, and Engineering
Departments on June 17, 2014. At the end of our presentation and after a tour of the facility
we were presented with a letter from the City outlining concerns.
The discussion below outlines our response to the City comments which are shown in italics.
Our response are shown in bold font below.
CITY OF DEKALB CONCERNS
A. Access to all on-site surveillance cameras (remotely) -The City proposes to have a remote
linkage to on-site surveillance cameras, enabling them to be accessed from the Police
Department. Allowing such a partnership would enable the Police Department to be more
active in their responses to the property, and would enable the Department to more
effectively address and prevent crime in the area.

University Plaza (UP) would be agreeable to allowing the City of DeKalb Police Department to
access its existing surveillance camera system. The use of the system would be subject to a
standard indemnification agreement between UP and DPD. We fully support the City and DPD’s
proactive stance relative to prevention of crime.
B. Police Access Agreement to patrol common areas and hallways with access keys -The City
proposes to enter into a site access agreement whereby the Police Department could
regularly patrol the parking lot, common areas and hallways of the facility. This approach
has been successfully used in other areas of the City and is an effective anticrime tool. The
agreement would also address no-trespass warnings and trespass prosecution.

UP would be agreeable to allowing the City of DeKalb Police Department access to enter the
premises and common areas within the University Plaza buildings. This access would be
subject to an agreement executed between UP and City of DeKalb. We would review the City’s
standard form agreement currently in use with other property owners.
C. Provide security to patrol parking lot, and to close off to non-residents during high traffic
events -In the past, the Plaza has provided a private security force, and the City is hopeful
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that this would continue. In addition, during peak-intensity events, the private security force
closes the Plaza parking lot to non-residents. This practice of restricting parking lot access
helps ensure the security of the Plaza during such events, and also prevents the parking lot
from becoming a target for gatherings or unlawful disturbances.
UP would agree to maintain the private security patrol(s) that have historically been utilized
during high traffic events (specifically; homecoming activities, move-in day activities and
graduation) which patrol at appropriate times would close the parking lot to non-residents. It
is worth noting that , as outlined in our rezoning submittal package, it is our intention to
effectively “close” or make off-limits the parking of any vehicle on UP property that is not
properly displaying a UP parking permit decal.
D. Extra lighting, particularly in grass lot to east -The existing facility lighting at the establishment
does not provide an appropriately safe environment for residents of the Plaza, particularly
given the significant pedestrian traffic departing to the east through the grassed lot.
Additional lighting is suggested, along with a photometric plan for the site showing lighting
on principal pedestrian access paths.

UP agrees to conduct a survey of the existing lighting levels on the site. UP will provide a plan
for lighting of the principal pedestrian sidewalk paths serving the eastern half of the property
that will meet 0.5 footcandle illumination levels.
UP has agreed to meet the UDO requirements for illumination throughout the site. UP has
requested that 30’ tall existing poles be allowed to remain and that new lighting in the west
parking lot be allowed to utilize 30’ poles.
E. Façade renovation -City staff acknowledges that the structures of University Plaza have
been kept in good condition. However, there are reasons to believe that the facades of
the buildings should be updated by providing additional windows on the east facades of
the north tower and the single story structures to provide for a four-sided architecturally
complementary building.

See attached exterior elevations and rendered perspectives which further describe our plans
for exterior façade transformation. In concept, we too would like to add windows to the façade
of the North Tower. However, due to an existing chimney structure at the east end of the North
Tower, this is not possible. Our renovation scope does include pressure washing the existing
building’s skin which we believe will refresh the look of the current structure.
As you will note on the attached elevations, we do propose to add a large amount of windows
on the eastern façade of the Central building to provide windows to the proposed residential
units. Additionally, we believe that our landscape enhancements will further improve the
appearance of the complex from Russell Road.
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F. Potential for locating a Resident Officer -The DeKalb Police Department has found great
success in utilizing its Resident Officer Program. The placement of a resident officer in
strategic locations of the City of DeKalb has decreased crime and provides a means for
the development to have an officer available as a resource for the residents as well. Given
the housing density and unique nature of this development, it may be an ideal location to
locate a Resident Officer.

We agree with the City of DeKalb’s recommendation and would enthusiastically welcome the
opportunity to become involved in the Resident Officer Program. CREI has utilized similar
programs at multiple locations across the country and we feel this could be a win-win situation
for both parties. Typically the resident officer would enter into a “Courtesy Officer” Lease
Agreement. We can provide a sample of our standard document for review and we would
gladly review any Resident Officer Program documentation that the City of DeKalb Police
Department can provide.
G. Obtain easement and pave/light walking path to south -A significant component of
pedestrian traffic from the site to the south, on a grass pathway that has become heavily
worn. This pathway is unimproved, is not snowplowed in the winter, and is not lit. It would
be beneficial for the Plaza and adjoining property owners to work together to develop a
cross-access pedestrian easement for the installation of a lit, concrete walkway in the
location of the current worn path.

UP does agree with the City of DeKalb that improving this existing grass pathway would be an
ideal situation. Unfortunately this pathway is not located on property that UP owns or controls.
We would propose closing this existing pathway by erecting a fence in the current open space
along this property line. This would thereby direct pedestrian and bicycle traffic along the
existing sidewalk along the southern property line as it exits onto Russell Road. We believe this
remedy would also effectively address the City’s concerns. This work has been added to the
civil site plans included with the packet.
UP has agreed to pave and light the pathway south of the property. This work is documented
in the attached civil drwings.
H. Fully sprinkle and alarm building -The City's understanding is that, consistent with the
applicable codes, the buildings shall fully sprinkled and alarmed.

UP does intend to sprinkle and provide fully monitored fire alarm systems to the building as part
of its proposed redevelopment plan.
I.

Meet current codes, including for elevators, including IFC 2006. -Again, the City's
understanding is that the building will meet the adopted codes for the City of DeKalb in
order to ensure the safety of the residents and the development.
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UP agrees that our intent is to meet the 2006 IFC code as well as 2003 IBC requirements.
Regarding the elevators specifically, we intend to have the existing elevators surveyed by an
independent elevator service. This survey will determine if the existing equipment meets these
requirements. The findings of this survey will be reviewed with building department and fire
department officials.
J. Evaluate garbage chute design for suitability for full household/cooking waste -The City
understands that, even before in-room cooking was permitted, the garbage chutes were
subject to blockages from time to time. Expanding the number of kitchens within the
buildings will potentially create challenges that may clog or cause the rubbish chute to
malfunction. The City would suggest that this issue be evaluated.

UP does acknowledge that garbage chutes are subject to occasional blockages from
residents not properly compacting bulk items before placing in the trash chute. UP will
implement a resident instruction manual as to how to responsibly dispose of household waste
in the trash chute and will provide alternative methods for disposal of bulk items (pizza boxes,
etc.). As part of our daily maintenance program UP staff will continuously monitor the trash
chute(s) and will insure they are operating properly and without blockage. We have studied
the existing conditions and believe that the existing sizing is adequate for our proposed use.
K. Confirm that all tenants are students with valid ID, 1 bedroom/student -The City is very
supportive of this suggestion offered by Capstone Real Estate Investments, LLC, and would
suggest documenting this restriction in the development documents and zoning approvals.

University Plaza will fully comply with the Federal Fair Housing Act and must adhere to
requirements contained therein. The Lease Agreement (Housing Contract,) will require in all
instances that there be one lease for each resident. The structure of the lease, the cost, and
the amenities offered to residents naturally encourage student occupants. We would not be
in a position to require valid student ID as a pre-requisite for rental. We strongly assert that our
leasing strategy, resident programs, lease term structure and economic implications of our
Lease Agreement will only be attractive to student residents. Additionally, we would offer that
of our 6,600 beds currently leased in our total portfolio that approximately 1% of our Lease
Agreements are to persons that would not have a valid student ID. Typically these person in
this category would be students that are taking a semester off from school or, a visiting
professor that is not currently on a University payroll or the like.
UP has agreed to require student I.D. for all lease holders.
L. Each unit leased as a unit -In order to prevent the facility from becoming akin to a rooming
house with cooking facilities in each room, the City suggests that the units be rented as
units, whether as single or multi-bedroom, with all tenants on a single lease.
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University Plaza understands the City’s desire to prevent additional kitchens or other potentially
dangerous situations. UP will have written policies prohibiting cooking equipment to be
located anywhere except for the designated kitchen. We believe this will be accomplished
via our individual Lease Agreement which also helps to promote this property exclusively for
student use.
Individual bed leases are a fundamental requirement for differentiating a
property as a “purpose built student housing community” and not a standard market rate
multifamily community. This change as suggested by the City would not be an option for CREI
or any other student housing exclusive operator to operate, manage and finance the property
as student exclusive.
M. Occupancy limits for total building occupancy --The City supports reducing density within
the development and therefore will work with the developer to determine what the new
occupancy limits for the buildings will become.

We appreciate the City’s support on this matter.
N. Lower level ADA compliant with elevator -The pool and fitness area in the lower level of the
building is one of the significant building/development amenities that should not' be
ignored. The City is supportive of design improvements to allow ADA compliant access to
these amenities.

We will work with Doug Gamble with the Illinois Capital Development Board to confirm that
amenities on the lower level comply with required accessibility requirements as part of our
proposed redevelopment plan. We confirm that we will install whatever requirements are
required by law. These possible options would include: ramping, vertical transportation,
modifying existing conditions, lifts or similar devices.
O. Stormwater detention on-site -This conversion is being treated as a 'new use.’ Accordingly,
a determination and calculation of how the site handles stormwater must be provided.

Wendler Engineering Services, Inc (Wendler) calculated the areas of the existing surfaces on
the site and determined a weighted Composite Runoff Factor “C” on the existing site is 0.58, as
shown in the margin of sheet C100, dated 05-08-2014. Wendler also calculated a weighted
Composite Runoff Factor “C” for the site based on the proposed site redevelopment as
indicated on sheet C103. The post-development C = 0.58, therefore there is no net difference
in the amount of runoff from the site when comparing the existing runoff, to the runoff after the
proposed redevelopment.
The entire site is approximately 11.1 acres. The surface runoff of the existing buildings and all
of the site west of the existing buildings generally drain in a westerly direction to existing storm
sewer along Annie Glidden Road. There is a storm sewer catch basin in the existing parking lot
near the SW corner of the site. It appears Warner Engineering designed this catch basin as a
storm water control structure with a 4 inch diameter orifice on the outlet side.
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The surface runoff from the grass field east of the building generally flows on the existing turf
towards storm sewer located on Russell Road. The flow going east of the existing buildings
does not appear to be controlled by a detention basin.
Our position is that the existing storm run-off adequate serves the property and will continue to
adequately address the needs of the property as our proposed redevelopment adds no
additional burden.
We are including sheets from the original Civil Set that reflect the currently existing storm
drainage and inlet system in place. This system has worked well without concerns for decades.
P. More parking to east of building to meet minimum standards -The developer needs to
provide calculations to show whether the site can meet the minimum requirements of the
Unified Development Ordinance (UDO) parking standards. If those standards cannot be
met, then a commitment to expand the parking areas (potentially to the eastern lot) should
be shown.
Q. Parking lot landscaping and general landscaping -The current landscaping plan does not
meet the minimum requirements for parking lot landscaping. The plans should be revised
to meet the minimum requirements of the Unified Development Ordinance's landscaping
requirements.

In response to items P & Q we have amended both our civil and landscaping drawings
included in this presentation.
Option #1:
This is our team’s proposed plan. We believe the added perimeter landscaping
improvements are in keeping with the spirit of the UDO and will further enhance what is already
an attractive site. This plan will also allow us to focus financial resources on the building and
improve safety for the residents.
Option #1 Future:
In addition to our proposed plan Option #1, we have included sheet C104
which describes potential future parking. As is evident, the property can physically
accommodate additional parking to meet UDO requirements.
We reiterate, however, that we do not believe that any additional parking is needed based on
historical documented evidence, in addition to the results of our local focus group panels as
well as our experience with similarly well geographically located residential facilities in other
markets. And most importantly, it should be considered that as a part of our redevelopment
we are modifying the unit count such that the majority of the units will be 1 bedroom (thus one
occupant) units (171 of the 322 total units will be1 bedroom unit type). Residents in these units
will at maximum only have one vehicle each. Also, we believe based on our research that we
will have a large international student population which historically do not own vehicles. Our
location relative to campus is attractive to these students and others who do not own vehicles.
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For all of these reasons we do not propose to construct any additional parking facilities as a
part of this redevelopment plan.
We would suggest that if parking remains a concern then we should continue to monitor the
parking burden upon completion of the redevelopment and then after 5 years we could
decide if additional parking is warranted. Our conceptual plan that is attached does reflect
that we would be physically able to add parking that would fully comply with the UDO
standards. This plan is divided into multiple phases that could be implemented in the future in
the unlikely scenario that monitoring results in additional parking being warranted.
Option #2: Pursuant the request above, we have provided both civil and landscape plans
which bring our landscaping into full compliance under the current UDO standards. We
strongly request the City to allow a variance in this instance. By providing additional islands
and strips we would lose 62 parking spaces. As you know, we are trying to balance the need
requirement for parking vs. the requirement for landscaping. We believe that our proposed
plan (Option #1) presents a design that complies with the spirit of the UDO requirements and
screens our parking facility from view from all major streets.
Option #3: As an alternative to Option #2, we would suggest that the landscape strips be shifted
one aisle to the west. Functionally we believe this layout would provide a safer entry from
Crane Drive and keep more parking closer to the building. Again we believe that our proposed
plan (Option #1) presents a design that complies with the spirit of the UDO requirements and
screens our parking facility from view from all major streets.
Pursuant to meetings with City Staff, University Plaza has agreed to meeting the design
requirements of Option #3. This is the only design we are currently sharing with City Council.
R. Limit for cell antennas -The use of the penthouses as bases for cellular antennae has
diminished the overall sight lines and view sheds for the surrounding property owners. The
City suggests incorporating screening elements on all current or prospective cellular or
antennae equipment proposed to be mounted to the structure.

We understand the City’s concern and desire to regulate this improvement. Our position is that
the current antenna installment on this building has been handled in a reasonable and neat
manner unlike other installations located elsewhere in DeKalb. We would agree that any new
potential agreements with additional carriers moving forward would include the provision of
screening of their equipment.
S. Garbage enclosure appearance standards --In keeping with best design practices, the
City recommends that the garbage enclosure be constructed of materials that match the
building, rather than being a 'fenced ' enclosure.
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We are amenable to using masonry construction of the garbage enclosures to coordinate with
the construction materials of the building. The drawings have been amended to meet this
request.
EXTERIOR ELEVATIONS & ENTRY OPTIONS
Enclosed in this amended packet are exterior elevations and rendered perspectives of the
project. Considerable change will happen at the first floor of both towers as the footprint
expands to the perimeter of the structure. Our design is in keeping with the mid-century
modernist feel to the complex. We believe the perspectives in particular document attractive
changes to the building.
One design feature is still under review by the Owner and design team: the new main entry to
the building. One of the concerns that was initially highlighted by Capstone was that there is
not currently a clear or definitive main entry to the building. Option #1 site plans describe a
new Main Entry on the northwest corner of the central building. As our designs have
progressed we have begun to consider shifting this entry to the central axis of the building.
We request that the City allow us to further develop both concepts to determine which is the
most functional and cost-effective use of the Owner’s investment. We have shown
perspectives of both options on sheets A204A and A204B.
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APPENDIX A : PROJECT DATA
REVISED: 8/18/2014

UNIVERSITY PLAZA REDEVELOPMENT PROJECT
900 Crane Drive
DeKalb, IL
Parcel # 08-15351-001
EXISTING

REQUIRED
per MFR2

PROPOSED
OPTION #3

COMMENTS

SITE DATA
Site Area

485,612 sq. ft.
11.148 acres

Front Yard Setback - Annie Glidden Road
Side Yard Setback - Crane Drive
Side Yard Setback - South
Rear Yard Setback

534.07
38.84
39.17
347.72

ft.
ft.
ft.
ft.

485,612 sq. ft.
11.148 acres
41
21
21
46

ft.
ft.
ft.
ft.

534.07
38.84
39.17
347.72

ft.
ft.
ft.
ft.

Based on building
height of 77 ft.

Building Coverage (including overhangs)
Ratio of Building Footprint / Site
Asphalt / Pavement Coverage
Concrete / Sidewalk Coverage
Grass / Landscape Coverage
Composite Run-Off Factor
Ratio of Impervious Surface / Site

63,486 sq. ft.
13.07%

63,948 sq. ft.
13.17%

177,158 sq. ft.
30,550 sq. ft.
214,418 sq. ft.
0.58

166,757 sq. ft.
32,011 sq. ft.
222,896 sq. ft.
0.57

55.85%

85.00%

0.73% increase
0.73% increase
-5.87%
4.78%
3.95%
-1.72%

decrease
increase
increase
decrease

54.10%

-3.13% decrease

59.80%

3.81% increase

maximum

Floor Area Ratio (Total GSF of Building / Site)

57.61%

Units / Acre
Beds / Acre

25.48
94.01

unit/ac.
bed/ac.

EXISTING

28.88
44.49

REQUIRED
per MFR2

unit/ac.
bed/ac.

PROPOSED
OPTION #3

13.38% decrease
-52.67% decrease

COMMENTS

PARKING DATA
Standard Stalls
Handicapped Stalls

454
8

Total Stalls

462

658
14

398
9

60% provided
64% provided

672

407

61% provided

(1 per resident + 1 per
employee + .5 per
apt. unit)

Future Parking

203

Future Total Parking

610

Parking Spaces / Resident
(*does not include future parking spaces)
HISTORICAL PARKING DATA
Parking Permits
% of Residents with Parking Permits

0.44

2009/2010
304
56%

2010/2011
277
48%
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1.35

2011/ 2012
217
42%

0.82

2012/2013
199
46%

86%

increase

2013/2014
173
36%
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EXISTING

REQUIRED
per MFR2

PROPOSED
OPTION #3

COMMENTS

OCCUPANCY DATA
Units
3-Bedroom Units
2-Bedroom Units
1-Bedroom Units
Bedrooms
Beds (Total Residents Possible)

284
0
240
44
524
1048

322
4
147
171
477
496

53% decrease

452

0

100% decrease

17
28
44

9
0
6

1545

511

*Note: (9) 2-Bedrrom and (1) 1-Bedroom Units are double occupancy

Banquet Facilities
3167 sq. ft. @

7

sq. ft. / person

Employees
Full-time & Part Time Office and Maintenance Staff
Food Service Employees
Part-time Student (Resident) Employees
*Note: Student Resident Employees are included in Bed Count above.

TOTAL OCCUPANTS

HISTORICAL OCCUPANCY DATA
Actual Residents

2009/2010
546

67% decrease

2010/2011
577

2011/2012
520

2012/2013
428

2013/2014
481

EXISTING

REQUIRED

PROPOSED
OPTION #3

COMMENTS

per MFR2

BUILDING DATA
Building Area
Basement Level
First Floor
Second Floor
Third Floor
Fourth Floor
Fifth Floor
Sixth Floor
Seventh Floor
Eighth Floor
TOTAL AREA
Building Height
Top of Parapet North Tower
Top of Penthouse

32,933 sq. ft.
53,406
27,630
27,630
27,630
27,630
27,630
27,630
27,630
279,749 sq. ft.

32,933 sq. ft.
64,069
27,630
27,630
27,630
27,630
27,630
27,630
27,630
290,412 sq. ft.

77'-1"
93'-1"

77'-1"
93'-1"
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APPENDIX B : EXISTING BUILDING CONDITIONS
UNIVERSITY PLAZA REDEVELOPMENT PROJECT
900 Crane Drive
DeKalb, IL

EXISTING BUILDING CONDITIONS
NORTH TOWER
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NORTH TOWER
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SOUTH TOWER
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CENTRAL FACILITY
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INTERIOR - PUBLIC SPACES
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INTERIOR - PRIVATE SPACES
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APPENDIX C: EXISTING PARKING LOT DOCUMENTATION PHOTOS
UNIVERSITY PLAZA REDEVELOPMENT PROJECT
900 Crane Drive
DeKalb, IL

VIEW FROM NORTH TOWER TO THE WEST
Pictures taken 4/22/14 - 5/8/14
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VIEW FROM NORTH TOWER TO THE SOUTHWEST
Pictures taken 4/22/14 - 5/8/14
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VIEW FROM NORTH TOWER RECEIVING LOT
Pictures taken 5/1/14 - 5/8/14

Appendix C - Page 3 of 3

DRAWINGS:
UNIVERSITY PLAZA REDEVELOPMENT PROJECT
900 Crane Drive
DeKalb, IL

■t: 815-517-1050 ■ f: 815-401-0001■ 421 Grove St., Unit B ■ DeKalb, IL 60115 ■ www.sharparchitectsinc.com■

>,QDU>>&9)>Ä2.16FYI2/$&5

LOCATION MAP
CITY OF DEKALB

ISSUED

PRELMINARY DRAWING NOT FOR CONSTRUCTION
REVISIONS

SHEET TITLE:

OVERALL EXIST. SITE &
DEMO PLAN

900 CRANE DRIVE

PROJECT:

UNIVERSITY PLAZA REDEVELOPMENT PROJECT
DEKALB, ILLINOIS

www.wendlergs.com

Illinois Professional Design
Firm No. 184-000848

ph: 815.288.2261

SHARP ARCHITECTS INC.
421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

sharp
architects
inc.

PROJECT NO.

WES#2140066

1403

C100

ISSUED

PRELMINARY DRAWING NOT FOR CONSTRUCTION

>,QDU>>&9)>Ä2.16FYI2/$&5

REVISIONS

SHEET TITLE:

EXIST. SITE & DEMO PLAN

900 CRANE DRIVE

PROJECT:

UNIVERSITY PLAZA REDEVELOPMENT PROJECT
DEKALB, ILLINOIS

www.wendlergs.com

Illinois Professional Design
Firm No. 184-000848

ph: 815.288.2261

SHARP ARCHITECTS INC.
421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

sharp
architects
inc.

PROJECT NO.

WES#2140066

1403

C101

ISSUED

PRELMINARY DRAWING NOT FOR CONSTRUCTION

>,QDU>>&9)>Ä2.16FYI2/$&5

REVISIONS

SHEET TITLE:

EXIST. SITE & DEMO PLAN

900 CRANE DRIVE

PROJECT:

UNIVERSITY PLAZA REDEVELOPMENT PROJECT
DEKALB, ILLINOIS

www.wendlergs.com

Illinois Professional Design
Firm No. 184-000848

ph: 815.288.2261

SHARP ARCHITECTS INC.
421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

sharp
architects
inc.

PROJECT NO.

WES#2140066

1403

C102

REVISIONS

SHEET TITLE:

OPTION #3
PROPOSED SITE PLAN

PROJECT:

SEE DETAIL D
GRADING DETAILS

SEE DETAIL E
GRADING DETAILS
SEE DETAIL F
GRADING DETAILS
SEE DETAIL G
GRADING DETAILS

DEKALB, ILLINOIS

SEE DETAIL C
GRADING DETAILS

900 CRANE DRIVE

UNIVERSITY PLAZA REDEVELOPMENT PROJECT

www.wendlergs.com

Illinois Professional Design
Firm No. 184-000848

SEE DETAIL B
GRADING DETAILS
ph: 815.288.2261

421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

SHARP ARCHITECTS INC.

SEE DETAIL A
GRADING DETAILS

ISSUED

SEE DETAIL J
GRADING DETAILS

PRELMINARY DRAWING NOT FOR CONSTRUCTION

>,QDU>>&9)>Ä2.16FYI2/$&5

sharp
architects
inc.

SEE DETAIL H
GRADING DETAILS

SEE CORTYARD
GRADING DETAILS

PROJECT NO.

WES#2140066

1403

C103

ISSUED

PRELMINARY DRAWING NOT FOR CONSTRUCTION

>,QDU>>&9)>Ä2.16FYI2/$&5

REVISIONS

SHEET TITLE:

OPTION #3
SITE PLAN-WEST

900 CRANE DRIVE

PROJECT:

UNIVERSITY PLAZA REDEVELOPMENT PROJECT
DEKALB, ILLINOIS

www.wendlergs.com

Illinois Professional Design
Firm No. 184-000848

ph: 815.288.2261

SHARP ARCHITECTS INC.
421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

sharp
architects
inc.

PROJECT NO.

WES#2140066

1403

C104

ISSUED

PRELMINARY DRAWING NOT FOR CONSTRUCTION

>,QDU>>&9)>Ä2.16FYI2/$&5

REVISIONS

SHEET TITLE:

OPTION #3
SITE PLAN-EAST

900 CRANE DRIVE

PROJECT:

UNIVERSITY PLAZA REDEVELOPMENT PROJECT
DEKALB, ILLINOIS

www.wendlergs.com

Illinois Professional Design
Firm No. 184-000848

ph: 815.288.2261

SHARP ARCHITECTS INC.
421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

sharp
architects
inc.

PROJECT NO.

WES#2140066

1403

C105

ISSUED

PRELMINARY DRAWING NOT FOR CONSTRUCTION

>,QDU>>&9)>Ä2.16FYI2/$&5

REVISIONS

SHEET TITLE:

OPTION #3
SITE PLAN-SOUTH

900 CRANE DRIVE

PROJECT:

UNIVERSITY PLAZA REDEVELOPMENT PROJECT
DEKALB, ILLINOIS

www.wendlergs.com

Illinois Professional Design
Firm No. 184-000848

ph: 815.288.2261

SHARP ARCHITECTS INC.
421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

sharp
architects
inc.

PROJECT NO.

WES#2140066

1403

C106

ISSUED

PRELMINARY DRAWING NOT FOR CONSTRUCTION

(>,QDU>>&9)>Ä2.16FYI#/DJ

REVISIONS

SHEET TITLE:

COURTYARD GRADING
PLAN

900 CRANE DRIVE

PROJECT:

UNIVERSITY PLAZA REDEVELOPMENT PROJECT
DEKALB, ILLINOIS

www.wendlergs.com

Illinois Professional Design
Firm No. 184-000848

ph: 815.288.2261

SHARP ARCHITECTS INC.
421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

sharp
architects
inc.

PROJECT NO.

WES#2140066

1403

C107

>,QDU>>&9)>Ä2.16FYI2/$&5

REVISIONS

SHEET TITLE:

GRADING DETAILS

GRADING DETAIL C

GRADING DETAIL E
GRADING DETAIL J

GRADING DETAIL F
GRADING DETAIL G

900 CRANE DRIVE

PROJECT:

GRADING DETAIL H

UNIVERSITY PLAZA REDEVELOPMENT PROJECT
DEKALB, ILLINOIS

www.wendlergs.com

Illinois Professional Design
Firm No. 184-000848

GRADING DETAIL B

ISSUED

GRADING DETAIL A

PRELMINARY DRAWING NOT FOR CONSTRUCTION

ph: 815.288.2261

SHARP ARCHITECTS INC.
421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

sharp
architects
inc.

GRADING DETAIL D

PROJECT NO.

WES#2140066

1403

C108

REVISIONS

SHEET TITLE:

PCC CONCRETE SIDEWALK
ADJACENT TO BUILDING
DEKALB, ILLINOIS

www.wendlergs.com

Illinois Professional Design
Firm No. 184-000848

ph: 815.288.2261

SHARP ARCHITECTS INC.
421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

GENERAL NOTES

900 CRANE DRIVE

PROJECT:

UNIVERSITY PLAZA REDEVELOPMENT PROJECT

HANDICAP PAVEMENT
MARKING DETAIL

DETAILS

STAIR SECTION

ISSUED

PCC CONCRETE
TRASH ENCLOSURE DETAIL

PRELMINARY DRAWING NOT FOR CONSTRUCTION

>,QDU>>&9)>Ä2.16FYI2/$&5

sharp
architects
inc.

PCC SIDEWALK, 5"

PROJECT NO.

WES#2140066

1403

C109

ISSUED

PRELMINARY DRAWING NOT FOR CONSTRUCTION

>,QDU>>&9)>Ä2.16FYI2/$&5

REVISIONS

SHEET TITLE:

DETAILS

900 CRANE DRIVE

PROJECT:

UNIVERSITY PLAZA REDEVELOPMENT PROJECT
DEKALB, ILLINOIS

www.wendlergs.com

Illinois Professional Design
Firm No. 184-000848

ph: 815.288.2261

SHARP ARCHITECTS INC.
421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

sharp
architects
inc.

PROJECT NO.

WES#2140066

1403

C110

O

x

R

W

N

R

W

AY

M

AP

AP

x x

C
R
AB
AP
PL
E

O

LE

M

LE

LE

x

x x
2
L100

x

TREE PROTECTION FENCING
847 South Randall Road, #406, Elgin, Illinois 60123
T: 847-899-8834 F: 507-540-3055

W

AY

M

AP

R

C
R
AB
AP
PL
E

x

C
R
AB
AP
PL
E

x

N

EY

LO

C

U

ST

1

EXISTING TREE PRESERVATION AND DEMOLITION PLAN
SCALE: 1" = 20'

8' MAX.
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2

Note:
1. Fence to protect root zone of the
existing trees from compaction, damage
to roots and injury to trees. Materials,
equipment and vehicles shall not be
stored inside protection fencing.
2. After trees are safely fenced nothing is
to be raked out, cut, planted, stored, or
disturbed inside the fence without written
permission from the Landscape Architect.
3.Contractor to maintain all protection
fencing in approved condition through
written substantial completion for the site
and landscape improvements unless
noted otherwise.
4. Contractor to remove protective fence
only after all construction work has been
finished.

TREE PROTECTION FENCING
Scale: 1/4" = 1'-0"

TREE-PROT-FENC

Notes
1. Basemap information obtained from survey information
and geometric plans obtained from Wendler, Inc. dated
May 8, 2014.
2. Verify site conditions and information on drawings.
Promptly report any concealed conditions, mistakes,
discrepancies or deviations from the information shown in
the Contract Documents. The Owner is not responsible
for unauthorized changes or extra work required to correct
unreported discrepancies.
3. Secure and pay for all permits, fees, and inspections
necessary for the proper execution of the Contract
Documents. Comply with applicable codes for this work.
4. Refer to specifications for further information, standards
and notes.
5. Remove protective tree fencing only after all
construction work has been completed.
6. Contractor to protect all existing utilities and all other
site features and improvements not designated for removal
or salvage. Contractor is responsible for replacing and/or
repair of any existing improvements or utilities damaged
during removal activities to the original condition at no
additional cost to the Owner.

REVISIONS

Metal fence posts
"Tenax Alpi" 4' orange safety fence
or approved equal
Fence at dripline of existing trees or at
edge of proposed improvements within
dripline
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ZONED: MULTIFAMILY RESIDENTIAL 2 (MFR2)
LAND USE: OPEN SPACE (PARK)

ZONED: MULTIFAMILY RESIDENTIAL 2 (MFR2)
LAND USE: MULTIFAMILY RESIDENTIAL

430' (480' - 50' OF ENTRY DRIVES)

Required: 14 Trees, 57 Shrubs
Provided: 14 Trees, 65 Shrubs
CRANE

DRIVE

CRANE

DRIVE
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T: 847-899-8834 F: 507-540-3055
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SIGHT TRIANGLE

SIGHT TRIANGLE

10 FOOT PLANTING STRIP
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ZONED: LIGHT COMMERCIAL (LC)
LAND USE: CHURCH
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DUMPSTER ENCLOSURE,
SEE CIVIL ENGINEERING
PLANS

OPTION #3 PLANTING
PLAN OVERALL ONCEPT

RUSSELL

ZONED: MULTIFAMILY RESIDENTIAL 2 (MFR2)
CURRENT LAND USE: ROOMING HOUSE (DORMITORY)
PROPOSED LAND USE: M.F. RESIDENTIAL (APARTMENTS)

ZONED: SINGLE FAMILY RESIDENTIAL 2 (SFR2)
LAND USE: RESIDENTIAL

ROAD

GLIDDEN
346'

Required: 11.5 Trees, 46 Shrubs
Shrubs
Provided: 12 Trees, 59 N.
ANNE

Notes
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OPTION #3 PLANTING PLAN - ZONING EXHIBIT
SCALE: 1" = 40'
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REVISIONS

1. Basemap information obtained from survey information
and geometric plans obtained from Wendler, Inc. dated
May 8, 2014.
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9 EXISTING TREES, TYPICAL
(TO REMAIN)
10 FOOT PLANTING STRIP
4 KENTUCKY COFFEE TREE
INFORMATIONAL SIGN D

GLIDDEN

4 KALLAY COMPACT JUNIPER
GROUND SIGN A
18 KARL FOERSTER FEATHER REED GRASS
7 SARGENT GREEN CHINESE JUNIPER
100 RUBY SENTINEL DAYLILY
28 AUTUMN JOY SEDUM

3 EASTERN REDBUD
3 COMMON WITCHHAZEL
6 AUTUMN BRILLIANCE
SERVICEBERRY
6 RED SUNSET RED MAPLE
4 KENTUCKY COFFEE TREE

3 COMMO
3 EASTER
DUMPSTE
SEE CIVIL
7 HICKS Y
11 BRILLIA
CHOKEBE
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14 BERRYHILL YEW
20 ANNABELLE HYDRANGEA
30 CARNIVAL WATERMELON
CORAL BELLS
INFORMATIONAL SIGN C
3-JAPANESE TREE LILAC, MULTISTEM

421 Grove Street, Unit B
DeKalb, IL 60115
t: 815-517-1050 f: 815-401-0001

1 RED SUNSET RED MAPLE
15 BERRYHILL YEW
21 ANNABELLE HYDRANGEA
30 CARNIVAL WATERMELON CORAL BELLS
INFORMATIONAL SIGN B
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ANNE

3 RED SUNSET RED MAPLE
120 RUBY SENTINEL DAYLILY
36 GRO-LOW SUMAC
12 KALLAY COMPACT JUNIPER
8 GRO-LOW SUMAC
12 KARL FOERSTER FEATHER REED GRASS
FLAGPOLES, SEE CIVIL ENGINEERING PLANS
9 CHANTICLEER CALLERY PEAR

PROJECT:
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36 GRO-LOW SUMAC
6 CHANTICLEER CALLERY PEAR

6 JAPANESE TREE LILAC, MULTISTEM
3 RED SUNSET RED MAPLE

Materials List - OPTION #3
Notes

4. Refer to specifications for further information, standards
and notes.

1

OPTION #3 PLANTING PLAN
SCALE: 1" = 20'

5. All mulch beds shall be 3" deep shredded, well-rotted
hardwood mulch.
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6. All existing turf areas disturbed during construction shall
have new turf installed.
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3. Secure and pay for all permits, fees, and inspections
necessary for the proper execution of the Contract
Documents. Comply with applicable codes for this work.
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2. Verify site conditions and information on drawings.
Promptly report any concealed conditions, mistakes,
discrepancies or deviations from the information shown in
the Contract Documents. The Owner is not responsible
for unauthorized changes or extra work required to correct
unreported discrepancies.

05-08-2014

REVISIONS

1. Basemap information obtained from survey information
and geometric plans obtained from Wendler, Inc. dated
June 25, 2014.
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OPTION #3 PLANTING
PLAN

UNIVERSITY PLAZA REDEVELOPMENT PROJECT

ROAD

2 AUTUMN JOY WITCHHAZEL
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1 KATHERINE HAVEMEYER
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1 AUTUMN BRILLIANCE
SERVICEBERRY

84 RUBY SENTINEL DAYLILY (FUTURE)
6 SARGENT GREEN CHINESE JUNIPER (FUTURE)
GROUND SIGN F (FUTURE)
18 KARL FOERSTER FEATHER REED GRASS (FUTURE)
4 KALLAY COMPACT JUNIPER (FUTURE)
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INFORMATIONAL SIGN E
21 GREEN MOUND ALPINE CURRANT
16 KALLAY COMPACT JUNIPER
MULCH BETWEEN SHRUBS AND CURB
5 RED SUNSET RED MAPLE
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3 EASTERN REDBUD
DUMPSTER ENCLOSURE,
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7 HICKS YEW
11 BRILLIANT RED
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Sign panel (39 square feet),
one panel on each side
of the sign
16'-0"

Informational signs
are not illuminated

Ground signs
will be externally
illuminated
by ground-mounted
floodlights, aimed
to prevent glare upon
the street and
adjacent property

1

GROUND SIGN
SCALE: 1/2" = 1'-0"

2

INFORMATIONAL SIGN
SCALE: 1/2" = 1'-0"

INFORMATIONAL SIGN E
Deliveries
Employee Parking

REVISIONS
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INFORMATIONAL SIGN D
Main Entrance
Visitor Parking

08-18-2014

APARTMENTS

INFORMATIONAL SIGN C
Main Entrance
Visitor Parking

REVISED PDR

Footing
Plantings, see planting plan
Finish grade

PRELIM PDR

Main Entrance
Visitor Parking

08-12-2014

University
Plaza

INFORMATIONAL SIGN B
Resident Parking
Visitors

06-27-2014

Sign panel (7 square feet),
accent color to match ground
sign, text on both sides of panel

05-08-2014

3'-0"

SHEET TITLE:

INFORMATIONAL SIGN SCHEDULE

Accent color
Footing
Plantings, see
planting plan
Finish grade
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