
Agenda  
Village of Arlington Heights

Design Commission
Community Room, 3rd Floor

Arlington Heights Village Hall
33 S. Arlington Heights Road
 Arlington Heights, IL 60005

December 8, 2015
6:30 PM

I. CALL TO ORDER

II. ROLL CALL

III. APPROVAL OF MINUTES

A. Minutes - 11/24/15

IV. REPORTS

V. OLD BUSINESS

VI. NEW BUSINESS

A. DC#15-133 - Arlington Heights Promenade - 305-349 E.
Rand Rd. - Sign Variation

VII. OTHER BUSINESS

A. TNT's Snack Shop - 1709 W. Campbell St. - Preliminary
Review

VIII. ADJOURNMENT

Persons with disabilities requiring auxiliary aids or services, such as an
American Sign Language interpreter or written materials in accessible
formats, should contact David Robb, Disability Services Coordinator, at 33
S. Arlington Heights Road, Arlington Heights, Illinois 60005, (847)368-5793
(Voice), (847)368-5980 (Fax) or drobb@vah.com.



Item: Minutes - 11/24/15

Department:  Planning & Community Development

ATTACHMENTS:
Description Type
Minutes 11/24/15 - DRAFT Minutes
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DRAFT 
 

 

MINUTES OF 

THE VILLAGE OF ARLINGTON HEIGHTS 

DESIGN COMMISSION MEETING 

HELD AT THE ARLINGTON HEIGHTS MUNICIPAL BUILDING 

33 S. ARLINGTON HEIGHTS RD. 

NOVEMBER 24, 2015 

 

Chair Eckhardt called the meeting to order at 6:30 p.m. 

Members Present: Ted Eckhardt, Chair 

   Anthony Fasolo 

   John Fitzgerald 

   Jonathan Kubow 

       

Members Absent: Alan Bombick 

    

Also Present:  Kevin Davis, Fairfield Homes for 1016 N. Fernandez Ave. 

   Susan Maish, Jaeger, Nickola & Kuhlman for St. Edna Church 

   Rev. Richard Yanos, St. Edna Church 

   Steve Hautzinger, Staff Liaison    

 

 

REVIEW OF MEETING MINUTES FROM NOVEMBER 10 , 2015 

 

A MOTION WAS MADE BY COMMISSIONER KUBOW, SECONDED BY COMMISSIONER FITZGERALD, TO 

APPROVE THE MEETING MINUTES OF NOVEMBER 10, 2015.  ALL WERE IN FAVOR.  THE MOTION 

CARRIED. 
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ITEM 1. SINGLE-FAMILY TEARDOWN REVIEW 

 

DC#15-143 – 1016 N. Fernandez Ave. 

 

Mr. Kevin Davis, representing Fairfield Homes was present on behalf of the project. 

 

Mr. Hautzinger presented Staff comments.  The petitioner is proposing to demolish an existing one and a 

half story residence and detached garage to allow construction of a new two story residence with an 

attached, two car garage.  The project does comply with the R-3 zoning requirements.  The existing 

neighborhood consists of primarily smaller scale, single-story, and one and a half story residences with 

predominantly detached garages.  The proposed new home, if approved, will be the fifth teardown on 

this block. 

 

On May 12, 2015, this petitioner received Design Commission approval for a teardown to build this same 

house plan at 939 N. Fernandez Ave.  That house is currently under construction and is near completion.  

939 N. Fernandez is located across the street and six lots to the south from the subject property.  Section 

6.4 of Chapter 28 Zoning Regulations states, no contractor or builder shall construct two or more 

buildings of like exterior design on the same side of any street unless such buildings are separated by two 

or more buildings, and they may not be built directly across the street from each other.  This proposal 

does comply with this requirement, however since there are very few teardowns on this block, it is 

recommended that the Design Commission evaluate the appropriateness of building the same house 

plan within relatively close proximity to each other.  The floor plans and exterior massing of the two 

homes are identical, with only a few subtle differences to the exterior proposed.  The full stone on the 

front of the house is changed to a partial height wainscot, and the exterior color package is slightly 

different. 

 

Staff recommends the Design Commission evaluate the proposed architectural design for the new home.  

If the Design Commission decides that the proposed house is appropriate in this location, then the 

following revisions are recommended:   

1. Revise the front elevation and exterior colors to further vary the appearance of the proposed 

design from the house at 939 N. Fernandez. 

2. Add additional windows to the side elevations. 

3. Wrap the stone wainscot from the front elevation onto the side elevations. 

 

Chair Eckhardt asked if there was any public comment on the project and there was no response from 

the audience. 

 

Mr. Davis said that he likes the design currently being proposed, but he agreed with the suggestion to 

wrap the stone and add windows on the side elevations; however, the easiest change would be to go 

with a brown (Timber Bark) color scheme, rather than to change the design on the front elevation.  He 

was surprised to hear concerns about the similarity of the 2 homes being 6 lots apart, although he 

understood the concerns.  Mr. Davis provided samples of the siding and brick, and added that the trim 

and windows would be white.   

 

Commissioner Fasolo felt the proposed new home looked exactly the same as the other home and they 

are too close to each other.  Realizing that the homes are farther apart than what code states, at a 

minimum, he felt the colors should be changed and the change in color needed to be more drastic than 

what was presented by the petitioner tonight.  He suggested changing the trim color, window color, and 
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garage door as well.  He also felt that reconfiguring the front elevation should be considered, since it is 

exactly the same design as the other home.  

 

Commissioner Kubow agreed with Staff’s concerns about the appropriateness of the same design being 

built in close proximity to the other home and the suggestions made to vary the appearance of the front 

elevation.  He felt that a greater variation in color would help differentiate the two homes, which are 

basically the same home, with the exception of the stone. 

 

Mr. Davis presented an alternate front elevation that he referred to as “Design C”, where the roof 

massing across the porch was changed and the garage was pulled out 1-foot as a result.  He said that he 

was not in favor of pulling the garage toward the street, and he suggested keeping the original design 

and adding shutters and different siding treatments, which he referred to as “Design B”.  He felt this was 

enough of a change in the elevation.   

 

Commissioner Fitzgerald agreed with the comments already made, and at the very minimum, felt that a 

dramatic color difference was necessary.  He liked the facade of the alternate drawing just presented by 

the petitioner, and he suggested using brick instead of stone if the elevation was not changed.  He also 

wanted to see the large tree being removed in the back replaced with a new tree somewhere on the 

site.   

 

Chair Eckhardt asked for clarification on the color of the garage doors on the proposed home and the 

home at 939 N. Fernandez.  Mr. Davis replied that both garage doors are the same design in a mahogany 

color.  Chair Eckhardt said that a minimum, he wanted to see an entirely different color scheme on the 

new home, and he preferred the massing and street interest of the proposed design in lieu of the 

alternate design; he liked the gable over the entrance and the columns, and he was not in favor of 

pushing the garage forward.  

 

Commissioner Kubow liked alternate Design C presented tonight; it was a more simplistic version and a 

different color scheme, and although it was not dramatically different, he was comfortable supporting it 

with an updated color/material schedule. 

 

Chair Eckhardt asked if any commissioners were in support of alternate Design C, and all the 

commissioners expressed support.  Mr. Davis reiterated that he preferred the massing stay the same on 

the porch roof line so that the garage can be pushed back 1-foot, which was his biggest issue with 

alternate Design C.  He also felt the gable on Design C did not go well with the shutters.  Commissioner 

Fitzgerald stated support for alternate Design C, even if the garage was left 1-foot forward, as well as a 

dramatic change in the colors.  Mr. Davis stated his preference to remove the railing on the front porch 

and replace it with a water table of stone as originally proposed.  Commissioner Fasolo was in favor of 

using stone or masonry on the front elevation.   

 

Commissioner Fitzgerald asked if color options would be approved by the commissioners and Chair 

Eckhardt suggested that Staff review and approve the final color scheme, keeping in mind that colors 

should be significantly and appropriately different than the home at 939 N. Fernandez.   Commissioner 

Fasolo agreed.  Chair Eckhardt also pointed out that the garage doors on both homes are the same 

color.  Commissioner Fasolo felt the garage doors could be the same color but a different style.  Mr. 

Hautzinger summarized the commissioners preferences:  the garage doors to be either a different color 

or a different style, or both ideally; a different siding color; stone instead of the railing on the porch; and 

the white trim and white windows were acceptable.  Commissioner Fitzgerald stated that if the 
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petitioner chooses to change the color of the stone based on the color of the siding, this could be 

approved by Staff.   

 

A MOTION WAS MADE BY COMMISSIONER FITZGERALD, SECONDED BY COMMISSIONER FASOLO, TO 

APPROVE THE ARCHITECTURAL DESIGN FOR THE NEW SINGLE-FAMILY HOME TO BE LOCATED AT 1016 

N. FERNANDEZ AVENUE.  THIS APPROVAL IS BASED ON COMPLIANCE WITH THE PLANS DATED 

10/28/15 AND RECEIVED 11/4/15, ALTERNATE DESIGN ‘C’ DATED 11/20/15 AND RECEIVED 11/24/15, 

DESIGN COMMISSION RECOMMENDATIONS, COMPLIANCE WITH ALL APPLICABLE FEDERAL, STATE, 

AND VILLAGE CODES, REGULATIONS, AND POLICIES, THE ISSUANCE OF ALL REQUIRED PERMITS, AND 

RESOLUTION OF THE FOLLOWING: 

 

1. APPROVAL OF THE ALTERNATE FRONT ELEVATION ‘C’ THAT WAS SUBMITTED TONIGHT, WITH THE 

FRONT PORCH RAILING REMOVED AND REPLACED WITH STONE, TO BE REVIEWED AND APPROVED 

BY STAFF, IF THE STONE SHOULD CHANGE. 

2. A REQUIREMENT THAT THE SIDING COLOR CHANGE SIGNIFICANTLY, AS WELL AS THE GARAGE 

DOOR, TO BE REVIEWED AND APPROVED BY STAFF. 

3. A REQUIREMENT TO ADD WINDOWS TO THE SIDE ELEVATIONS. 

4. A REQUIREMENT TO WRAP THE STONE WAINSCOT FROM THE FRONT ELEVATION ONTO THE SIDE 

ELEVATIONS. 

5. A REQUIREMENT TO ADD A MINIMUM OF 1 TREE SOMEWHERE ON THE PROPERTY, A MINIMUM 

OF 3-INCH CALIPER. 

6. THIS REVIEW DEALS WITH ARCHITECTURAL DESIGN ONLY AND SHOULD NOT BE CONSTRUED TO 

BE AN APPROVAL OF, OR TO HAVE ANY OTHER IMPACT ON, ANY OTHER ZONING AND/OR LAND 

USE ISSUES OR DECISIONS THAT STEM FROM ZONING, BUILDING, SIGNAGE OR ANY OTHER 

REVIEWS. IN ADDITION TO THE NORMAL TECHNICAL REVIEW, PERMIT DRAWINGS WILL BE 

REVIEWED FOR CONSISTENCY WITH THE DESIGN COMMISSION AND ANY OTHER COMMISSION OR 

BOARD APPROVAL CONDITIONS.  IT IS THE PETITIONER’S RESPONSIBILTY TO INCORPORATE ALL 

REQUIREMENTS LISTED ON THE CERTIFICATE OF APPROPRIATENESS INTO THE PERMIT DRAWINGS, 

AND TO ENSURE THAT BUILDING PERMIT PLANS AND SIGN PERMIT PLANS COMPLY WITH ALL 

ZONING CODE, BUILDING CODE AND SIGN CODE REQUIREMENTS. 

7. COMPLIANCE WITH ALL APPLICABLE FEDERAL, STATE AND VILLAGE CODES, REGULATIONS AND 

POLICIES. 

 

ECKHARDT, AYE; FASOLO, AYE; FITZGERALD, AYE; KUBOW, AYE. 

ALL WERE IN FAVOR.  MOTION CARRIED. 
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ITEM 2.  PRELIMINARY CHURCH REVIEW 

 

St. Edna Catholic Church – 2525 N. Arlington Heights Rd. 

 

Ms. Susan Maish, representing Jaeger, Nickola & Kuhlman, and Rev. Richard Yanos, representing St. 

Edna Catholic Church, were present on behalf of the project. 

 

Mr. Hautzinger stated that this project was previously approved by the Design Commission in 2013 for 

the parish center addition; however, the petitioner has decided to increase the size and height of the 

addition, as well as add a chapel on the front of the existing church and build a new rectory residence on 

the site.  Preliminary Staff concerns include the increased height of the parish center, and that the new 

rectory appears too commercial; however, there are no concerns about the chapel addition on the front 

which looks like it has always been there.   

 

Ms. Maish explained that the project received approval in 2013 and construction was planned to begin 

in 2014; however, changes in funding from the Archdiocese resulted in the design changes being 

presented tonight.   She explained that originally the building design was larger than what was approved 

in 2013 because the design was made smaller to meet the budget at that time.  Since then, the church 

has re-assessed their needs and decided to build based on what they really need.  Changes being 

proposed at this time include adding parking spaces to the existing parking lot along Arlington Heights 

Road and modifying the storm water detention area, which may change as they work with the civil 

engineer; increasing the existing parish life center from 10,800 square feet to 12,795 square feet; adding 

a new chapel to the existing church; and constructing a new rectory building.  New landscaping will be 

similar to the existing landscaping near the parking lot; locating the rectory to allow for most trees to be 

saved; rooftop units to be screened with fence and landscaping for the rectory, and landscaping for the 

chapel.  Foundation plantings will be addressed at the time of final submittal. 

 

With regards to the design of the parish center addition, Ms. Maish stated that they went back to the 

previous design scheme, with the exception that the building will be 5-feet taller than previously 

approved, and the single-story kitchen, storage and bathroom areas on the front of the building will 

continue the existing vocabulary and design of the church campus.  She explained that the elevation of 

grade at the rear of the building is higher than at the front, which effectively reduces the height of the 

building on the back.  She presented the previously approved material sample board and reviewed the 

materials and colors that have not changed.  The new chapel addition will match the existing church 

building.  The new rectory building was designed to be low and neighbor friendly, and will include a light 

color brick base, a light color siding at the top, and asphalt roofing shingles to match the existing 

buildings.   

 

Commissioner Fitzgerald felt that the chapel addition looked fantastic and would appear as though it 

was always there.  He was okay with the increase in size of the parish life center, which he recalled 

having a lot of landscaping around it, especially taller trees that would soften the height.  He felt that 

the color for the upper walls is actually darker on the sample board than it appears on the renderings, 

and it will match an existing addition on the rear of the church.  With regards to the new rectory 

building, Commissioner Fitzgerald agreed with Staff in that it looks too commercial, and he did not care 

for the Prairie-style windows that were inconsistent with the style of the building.  He also questioned if 

brick was necessary on the building, which could eliminate the commercial appearance.  He was okay 

with the scale and location of the building, but he preferred the building look more like a residence and 

not an office in the back corner of the property. 
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For the most part, Commissioner Kubow agreed with the comments made by Commissioner Fitzgerald.  

He felt the chapel was a fantastic design that fit in very well the existing conditions. The parish center 

building looked like a big fieldhouse for a school, although it made sense for the use, and although he 

had no suggestions regarding the architecture, he felt that the design could be further developed.  

Regarding the rectory building, he agreed that it could look a little more residential, maybe less 

symmetrical, and a rendering would be helpful as well.  With a little more work on the architecture and 

a differentiating material palette, he would be happy with the entire project.   

 

Commissioner Fasolo liked the design of the chapel and asked whether real brick or thin brick was being 

proposed, and Ms. Maish replied that real brick to match existing would be used.  Commissioner Fasolo 

felt the parish center building was fine, the lower portion of the building matched well with the rest of 

the building, and he suggested adding another horizontal accent band to break up the large panels on 

the building, similar to the accent band above the windows, although he acknowledged that the pattern 

of the cross would be interrupted.  With regards to the new rectory building, he liked the ins and outs in 

the projected bays; however, he felt the lower band of brick with siding above did not work well.  As an 

option, he suggested keeping the brick base on the two end and center bays, with all siding on the 

recessed portions, which could help give the building some pop.   He also felt the space between the 

windows on the two end bays seemed large and he suggested adding another window in between, as 

well as a suggestion to consider a different style of window on the rectory building. 

 

Chair Eckhardt had no issues with the new chapel building or the parish life center; he felt they were 

appropriate and well scaled.  He suggested developing the window sill detailing on the west elevation of 

the parish life center to give the windows more character.  With regards to the new rectory, he could 

not tell if the building was a residence or a medical office building.  He felt that the continuous brick 

base around the entire building was a 1970’s detail, as were the location of the corner windows, and he 

suggested moving the windows in from the corners, which could also result in an easier furniture layout.  

Chair Eckhardt felt the rectory should feel like a home and replacing the brick with all siding on the two 

inside bays and adding landscaping would soften and take away the institutional look of the building.  He 

felt the petitioner did an excellent job of making the floor plans both workable and usable, while fitting 

them into a symmetrical building.  Rev. Yanos said that he liked the look of the prairie-style windows 

that were being shown on the new rectory, which would be broken up by all of the landscaping around 

the building.  He also pointed out that the study and bedroom spaces could be used interchangeably per 

the priest’s preference.    

 

Commissioner Fitzgerald asked the petitioner if they had a preference on the brick and siding color for 

the new rectory, and Ms. Maish replied that the same light colored brick that exists on the Hurley 

Center is being considered, as well as a light color siding.  Commissioner Fitzgerald was not opposed to 

that.  He felt the materials on the rectory need to be coordinated, but they do not have to match the 

other buildings.   He also liked the previous suggestion to use brick and siding in different sections of the 

building, and he reiterated with regards to the window style, that although he was not opposed to 

casement windows as shown, he felt the rectory was more of a traditional style building and a 

traditional style window grid pattern would work better.  Mr. Hautzinger suggested the possibility of 

keeping the casement windows and eliminating the window grids.   

 

Chair Eckhardt concluded that overall, the commissioners were supportive of the proposed designs, 

with some concerns about the rectory building looking too commercial and suggestions on how to make 

it feel more residential.  There were no further comments. 
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ITEM 3.  GENERAL MEETING 

 

Mr. Hautzinger gave an update on the renovation of the Vail/Davis “La Tasca” building in the downtown, 

which did not come before the commission.  Exterior renovations and extensive interior renovations 

have been occurring on the building, which include replacing all of the windows and masonry 

tuckpointing.  In regards to the reconstruction of the original stucco Tudor style bays, the owner’s 

representative reported to Staff that the existing bays were beyond repair, with some panels falling off.  

They initially wanted to omit the panels and replace with a new modern detail, which Staff would not 

support.  Staff required the owner to re-create the original design of the stucco panels to maintain the 

existing look of the building.  Initially, the owner proposed EIFS with cedar trim instead of actual stucco 

due to structural concerns regarding the weight of the actual stucco, which Staff approved.  The 

petitioner then proposed to use a painted rough sawn cedar panel instead of EIFS, which Staff did not 

support.  Instead, Staff approved the use of a James Hardie fiber cement panel with an embossed faux 

stucco texture.  The panel joints will be covered with painted cedar trim to match the original building 

design.  Staff provided samples of the fiber cement panels to the commissioners for their comments.  

The commissioners were in support of the fiber cement panels, and felt that no one would ever be able 

to tell the difference. 

 

Mr. Hautzinger mentioned that there have been some preliminary discussions regarding replacement of 

the existing slate tile roofing on the building which is also in poor condition.  The owner proposed 

asphalt shingles, which Staff did not support.  Staff asked the Design Commission for their thoughts 

regarding the use of faux slate roofing shingle or possibly cedar wood shingles.  The Design Commission 

felt that it was important to either repair the existing slate roof or replace it with new slate roofing. 

 

A MOTION WAS MADE BY COMMISSIONER BOMBICK, SECONDED BY COMMISSIONER FASOLO, TO 

ADJOURN THE MEETING AT 7:40 P.M. 

 

FITZGERALD, AYE; FASOLO, AYE; KUBOW, AYE; ECKHARDT, AYE. 

ALL WERE IN FAVOR.  THE MOTION CARRIED. 

 

 



Item: DC#15-133 - Arlington Heights Promenade - 305-349 E. Rand Rd. - Sign
Variation

Department:  Planning & Community Development

Requested Action
 
1. A variation from Chapter 30, section 30-302a, to allow two (2) ground signs
with a separation distance of approximately 225 feet, where 600 feet of
separation is required between ground signs on a through lot.
 
2. A variation from Chapter 30, section 30-303a, to allow a 12 foot tall ground
sign, where 0 feet is allowed.
 
3. A variation from Chapter 30, section 30-303c, to allow a 48.3 sf ground sign,
where 0 sf is allowed.  
 
Recommendation
 
It is recommended that the Design Commission approve the requested sign
variation for Arlington Heights Promenade located at 305-349 E. Rand Road. 
This recommendation is subject to compliance with the plans dated 7/31/15 and
received 10/12/15, Federal, State, and Village Codes, regulations, and policies,
the issuance of all required permits, and resolution of the following: 
 
1.  The existing ground sign facing Rand Road shall be replaced with a 49 sf,
code compliant sign to match the new ground sign design no later than
December 31, 2016.
 
2. The existing retaining wall along the west end of the parking lot shall be
repaired, and the landscaping along the sidewalk shall be improved with a 3 foot
high densely planted compact hedge designed to provide year round opacity.
 
3. This review deals with architectural design only and should not be construed
to be an approval of, or to have any other impact on, any other zoning and/or
land use issues or decisions that stem from zoning, building, signage or any
other reviews. In addition to the normal technical review, permit drawings will
be reviewed for consistency with the Design Commission and any other
Commission or Board approval conditions.  It is the
architect/homeowner/builder’s responsibility to comply with the Design
Commission approval and ensure that building permit plans comply with all



zoning code, building permit and signage requirements. 

ATTACHMENTS:
Description Type
Staff Report Board or Commission Report
Drawings & Documents Exhibits
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S T A F F  D E S I G N  C O M M I S S I O N  R E P O R T  
 

PROJECT INFORMATION:    PETITIONER INFORMATION: 
Project Name:  Arlington Heights Promenade DC Number:  15-133 
Project Address: 305-349 E. Rand Rd.  Petitioner Name:  Robert Whitehead 
Prepared By:   Steve Hautzinger   Petitioner Address: Olympic Signs 

1130 N. Garfield 
          Lombard, IL  60148  
Date Prepared:  November 9, 2015  Meeting Date:  December 8, 2015 
 
Requested Action: 

1. A variation from Chapter 30, section 30-302a, to allow two (2) ground signs with a separation distance of 
approximately 225 feet, where 600 feet of separation is required between ground signs on a through lot. 

2. A variation from Chapter 30, section 30-303a, to allow a 12 foot tall ground sign, where 0 feet is allowed. 
3. A variation from Chapter 30, section 30-303c, to allow a 48.3 sf ground sign, where 0 sf is allowed. 

 
SUMMARY  
The subject design is being forwarded to the Design Commission for review pursuant to Chapter 6 of the Municipal Code, 
specifically Section 6-501 (e)(1), which states that the Design Commission "shall review all Plan Commission, Zoning Board 
of Appeals, Building Permit and Sign Permit applications for new construction…to determine whether it meets with the 
standards, requirements and purposes of the Design Guidelines and Chapter 30, Sign Code." 
 
The petitioner is proposing to install a new, multi-tenant ground sign facing Arlington Heights Road to serve the existing 
“Arlington Heights Promenade” multi-tenant retail center.  The retail center is located near the intersection of Arlington 
Heights and Rand Road in the B-2, General Business zoning district.  It has approximately 24,000 sf of retail space on a 
1.67 acre (72,695 sf) site.  The center currently has multiple retail tenants such as The UPS Store, Tropical Smoothie Café, 
Domino’s Pizza, a shoe store, hair salon, and Family Christian book store. 
 
In addition to the proposed new ground sign, there is an existing, ground sign on the site facing Rand Road.  The petitioner 
has indicated that the existing ground sign facing Rand Road will be replaced with a new ground sign to match the size and 
design of the current sign proposal, for a total of two ground signs on the property.  The property is a through lot, which 
allows one ground sign facing each street frontage if a minimum separation distance of 600 feet is provided.  The proposed 
new sign will be approximately 225 feet from the existing sign, thereby requiring a variation to allow the proposed second 
sign. 
 

                  N                    
Zoning Map of Property                        Aerial of Property 
 

Subject Property 
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Table 1:  Surrounding Land Uses: 

  
 
Table 2:  Ground Sign Summary: 

 

 

Sign Variation Criteria: 
The Village Sign Code, Chapter 30, Section 30-901 sets out the criteria for granting a sign variation as follows:   
 

a. That the particular difficulty or peculiar hardship is not self-created by the Petitioner. 
b. That the granting of said variation shall not create a traffic hazard, a depreciation of nearby property values or 

otherwise be detrimental to the public health, safety, morals and welfare; 
c. That the variation will serve to relieve the Petitioner from a difficulty attributable to the location, topography, 

circumstances on nearby properties or other peculiar hardship, and will not merely serve to provide the Petitioner 
with a competitive advantage over similar businesses; 

d. That the variation will not alter the essential character of the locality; 
e. That the Petitioner’s business cannot reasonably function under the standards of this Chapter. 

 
The petitioner has submitted a letter addressing the hardship criteria, with highlights as follows: 
 

a. The sign is necessary to bring attention to the shopping since there is currently no signage facing Arlington Heights 
Road.  The new sign will provide business identity to drivers heading north or south. 

b. The sign will not impact the vision of drivers since it conforms to the code setback requirements. 
c. The sign is designed with quality materials and will complement the surrounding properties. 
d. The sign complies with the maximum allowed size (based on Arlington Heights Road size & speed limit). 
e. The existing sign will be replaced with a new sign to match the proposed design. 

 
 

Direction Existing Zoning  Existing Use 

North B-2, General Business District Shell Gas Station 
Northpoint Shopping Center 

South R-1, One Family Dwelling District Hillside Towing 

East B-2, General Business District Pep Boys Automobile Service and Parts 

West B-2, General Business District Annex of Arlington Shopping Center 
McDonald’s Restaurant 

Ground 
Sign 

Frontage  
 
 

Size  
Allowed 

Existing/ 
Proposed 
Size 

Height 
Allowed 

Existing/ 
Proposed 
Height 

Separation 
Distance 
Required 

Proposed 
Separation 
Distance  

Remarks 

Existing 
Multi-
Tenant 
Ground 
Sign 

Rand 
Road 

66 sf 72 sf / 

48.3 sf 

16’-6” 12’-0” NA NA 

 

 

Proposed 
Multi-
Tenant 
Ground 
Sign 

Arlington 
Heights 
Road 

0 sf 

(80 sf if 
allowed) 

48.3 sf 0’ 

(16’-6” if 
allowed) 

12’-0” 600’ 225’ Variations  
required for 
separation, 
size, and 
height. 

Total 
Proposed: 

  96.6 sf      
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ANALYSIS  
 
Unique Circumstances:  The following is a summary of unique circumstances relative to this request. 
 

• Through Lot (not a Corner Lot): 
o This property is close to the corner, but there is a gas station located in front of it creating a through lot. 
o The gas station blocks visibility from the street intersection. 
o The gas station prevents the opportunity to have a single ground sign at the corner of the site to capture 

both streets. 
 

• Building Orientation: 
o Typical retail centers are set back from the road and oriented parallel to the street frontage to allow clear 

visibility of the retail storefronts and wall signs. 
o The Arlington Heights Promenade building is oriented perpendicular to the street frontage, so drivers 

heading north on Arlington Heights Road, and west on Rand Road, approach the back of the building with 
no visibility of the retail storefronts or wall signs. 

o The petitioner has reported that this lack of visibility is causing a hardship. 
 

• Unique Street Angle & Site Layout: 
o Rand Road intersects Arlington Heights Road at an acute angle creating an unusual shaped property. 
o This is the only retail center in Arlington Heights with this unique layout. 
o The closest comparable property would be 2020 E. Northwest Highway which is on an angled street.  

However, the buildings are oriented towards Northwest Highway with greater visibility. 
 

• Located on Major Roads, away from Residential: 
o Arlington Heights Road and Rand Road are both major arterial roads, where commercial signage is 

appropriate. 
o This retail center and the proposed signage is not adjacent to, or across from any residential 

neighborhoods which could be negatively impacted by the sign. 
 

• Sign Size: 
o In this location, Arlington Heights Road has a 40 mph speed limit and a width greater than 66 feet, which 

would allow for an 80 sf ground sign. 
o The petitioner is proposing a more modestly sized 48.3 sf sign that is sized proportionate to the smaller 

size of their retail center, as compared to the adjacent larger shopping centers (as summarized in Table 4 
below). 
 

• Sign Quality: 
o The proposed sign is very nicely designed. 
o The quality sign design will enhance the overall appearance of this retail center, and it will contribute to the 

character of the locality. 
 

• Existing Sign Replacement: 
o The existing sign facing Rand Road has a poor and dated appearance, and currently exceeds the 

allowable sign size. 
o The petitioner has agreed to replace the existing sign with a new code-compliant ground sign to match the 

size and design of the current sign proposal. 
 
Staff feels that this sign variation request meets the criteria for granting a sign variation based on the above unique 
circumstances.  As a condition of approval of the sign variation, it is recommended that the existing sign on Rand Road be 
replaced within approximately one year with a compliant sign not to exceed 49 sf and new landscaping. 
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Comparison to Other Retail Centers: 
The separation requirement between ground signs is the only requirement which controls the quantity of ground signs 
allowed for small versus large retail centers.  Tables 3 & 4 (below) summarize the quantity and sizes of ground signs at the 
adjacent larger retail centers as well as ground signs at many of the small to medium size retail centers throughout Arlington 
Heights.   
 
 Table 3:  Summary of Ground Signs at Similar Size Retail Centers throughout Arlington Heights: 

 
* Although most of these similar size retail centers have only one ground sign, all of the above (except Arlington Heights 
Promenade) have retail buildings oriented towards the street creating storefront visibility, and only Arlington Heights 
Promenade and 2020 E. Northwest Highway are on angled streets.   
 
 
 
 
 
 
 

Retail Centers throughout 
Arlington Heights 

Approximate 
Building Area 
 
 

Approximate 
Site Area 

Number /  Approximate Size of Ground 
Signs 

Arlington Heights Promenade, 
305-349 E. Rand Road 
(angled street) 

24,000 sf 1.7 acres 2 signs (requested), 48.3 sf each 

Westgate Park & Shop, 
1531-1711 W. Campbell St. 

59,000 sf 4.4 acres 2 signs:  66 sf, 60 sf 

(variation approved in 2015 for 300 
separation, with a 3 year time limit) 

Arlington Towne Square, 
15-89 W. Golf Road 

90,300 sf 7.5 acres 1 sign, 80 sf 

Clearbrook Plaza, 
1801-1865 W. Central Road 

44,500 sf 3.9 acres 1 sign, 60 sf  

Pal-Win Plaza, 
1401-1457 E. Palatine Road 

43,500 sf 2.7 acres 1 sign, 37 sf  

Terramere Plaza, 
4202-4244 N. Arlington Heights Rd 

43,500 sf 4.0 acres 1 sign, 46 sf  

All American Plaza, 
1802-1828 N. Arlington Heights Rd 

37,500 sf 2.7 acres 1 sign, 66 sf  

Go-Go Center, 
606-660 E. Golf Road 

35,250 sf 3.1 acres 1 sign, 78 sf 

Esplanade, 
2920-2964 W. Euclid Avenue 

19,000 sf 

(plus 7,000 sf 
future) 

4.4 acres 2 signs:  45 sf, 45 sf 

(variation approved in 2008 for 562’-10” 
separation) 

2020 E. Northwest Highway 
(angled street) 

16,500 sf 2.3 acres 3 signs:  79 sf, 24 sf, 80 sf 

(variation approved in 2012 for 300’ & 432’ 
separation) 



Arlington Heights Promenade 
305-349 E. Rand Rd. 

DC 15-133 (Sign Variation) 
PIN: 03-17-303-002, 004, 016 

5 

 
 Table 4:  Comparison of proposed Ground Signs to Adjacent Retail Centers: 

 

 

Retaining Wall: 
As shown in Image 1 below, the condition of the existing retaining wall and landscaping at the location of the proposed new 
ground sign are in poor condition.  It is recommended that these conditions be improved as a requirement of the approval of 
the sign variation request. 
 

 

Image 1.  Photo of existing conditions at the location of the proposed new ground sign. 
 

 
Adjacent Larger Retail Centers  

Approximate 
Building Area 
 
 

Approximate 
Site Area 

Number / Size of Ground Signs 

Arlington Heights Promenade 24,000 sf 1.7 acres 2 signs requested: 48.3 sf each 

Total:  96.6 sf requested 

Town & Country, 325-615 E. Palatine Rd. 325,603 sf 30.8 acres 3 signs:  66 sf, 66 sf, & 66 sf  

Total:  198 sf 

Arlington Plaza, 134-278 W. Rand Rd. 276,800 sf 27.3 acres 1 sign: 

80 sf 

Northpoint, 304-470 E. Rand Rd. 264,206 sf 19.7 acres 3 signs:  64 sf, 80 sf, & 58 sf  

Total:  202 sf 

Annex of Arlington, 1-115 W. Rand Rd. 193,175 sf 16.2 acres 2 signs:  80 sf, 80 sf  

Total:  160 sf 
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RECOMMENDATION 
It is recommended that the Design Commission approve the requested sign variation for Arlington Heights Promenade 
located at 305-349 E. Rand Road.  This recommendation is subject to compliance with the plans dated 7/31/15 and received 
10/12/15, Federal, State, and Village Codes, regulations, and policies, the issuance of all required permits, and resolution of 
the following: 
 
1. The existing ground sign facing Rand Road shall be replaced with a 49 sf, code compliant sign to match the new ground 

sign design no later than December 31, 2016. 
2. The existing retaining wall along the west end of the parking lot shall be repaired, and the landscaping along the sidewalk 

shall be improved with a 3 foot high densely planted compact hedge designed to provide year round opacity.  
3. This review deals with architectural design only and should not be construed to be an approval of, or to have any other 

impact on, any other zoning and/or land use issues or decisions that stem from zoning, building, signage or any other 
reviews. In addition to the normal technical review, permit drawings will be reviewed for consistency with the Design 
Commission and any other Commission or Board approval conditions.  It is the architect/homeowner/builder’s 
responsibility to comply with the Design Commission approval and ensure that building permit plans comply with all 
zoning code, building permit and signage requirements. 

 
 
 
_______________________________________  
Steve Hautzinger AIA, Design Planner 
Department of Planning & Community Development 
 
c:  Charles Witherington-Perkins, Director of Planning and Community Development, Petitioner, DC File 15-133 
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Item: TNT's Snack Shop - 1709 W. Campbell St. - Preliminary Review

Department:  Planning & Community Development

Requested Action
 
TNT Snack Shop is seeking a preliminary design review for a proposed
fabric/steel awning structure to cover an existing outdoor dining patio, with the
option to install removable fabric enclosure wall panels on a seasonal basis. 
Special Use zoning approval is required.  
 
Recommendation
 
Preliminary design review only.  No action required.

ATTACHMENTS:
Description Type
Preliminary Design Drawings Exhibits
Photos of Examples Exhibits
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