






































DRAFT 

 

January 6, 2012 
 
To:       The Honorable Larry Hanson, Mayor; and 

Members of the Village Board of Trustees 
 

From:   Vern Burdick, Chairmen  
Combined Planning and Zoning Commission  

 
RE:  Request for Variances from 10-10 and 10-06, of the Village Zoning Code Form Based Code Requirements and 
Landscaping Buffers, a Special Use petition for the installation of an Electronic Message Graphic per section 10-14, and a 
preliminary subdivision plat approval upon the petition of NRG Antioch 173; PZB 11-07 
 

The Combined Planning Commission and Zoning Board conducted a public hearing on December 08th, 2011 following 
notification as required by State Law and Village Ordinances to consider a variance, special use, and preliminary plat.    Upon 
closure of the hearing the Planning and Zoning Board recommended approval of the three petition requests pursuant to Title 10-
15 of the Village Code.     
 
Centrum Properties, Howard Hirsch Architects, and Manhard Consulting provided presentations regarding the application. The 
NRG 173/Walgreen’s proposal entails the redevelopment of the site now comprised of the Sunset Motel, the Squire Restaurant, 
and Multi-tenant commercial building on the northeastern corner of Illinois Route 173 and Route 83. The site consists of 
approximately 1.4 acres of commercially zoned property (previously B-3 service and Whole Sale and now Zoned Commercial 
Edge). As depicted in Plate 7 of the Village’s Comprehensive Plan, the site is identified as future Commercial Development.    
  
Representatives from School District 117 expressed concerns over cut through traffic that currently comes across the property 
and from Bishop Street.  The applicant stated that it would review the matter with its site design and traffic engineers and work 
with the school.   
  
Dustin Nilsen, Director of Community presented his report. He summarized the standards for variances, special uses, and 
preliminary platting requests listed under Title 10, Chapter 15, and Title 11 of the Village Code, made the staff findings, and 
recommendation for approval with the condition that engineering issues be satisfied prior to the petition and recommendation be 
heard before the Village Board.   
 
The three land use requests from the petition are described as followed: 
 
Subdivision: 
The Village Subdivision Code states that wherever any subdivision of land shall be laid out within the incorporated limits of the 
village or within contiguous territory not more than one and one-half (1 1/2) miles beyond the incorporated boundary of the 
village, the subdivider or his agent shall submit both a preliminary and a final subdivision plat to the plan commission for their 
approval. Since the property consists of multiple parcels the Village subdivision code allows for the consolidation of parcels and 
acts as the vehicle for the dedication of easements for utilities and ingress/egress for emergency vehicles.   
 



 

 

 
Variance: 
The developer has petitioned for a variance from the Form Based Code requirements, due to existing site constraints and the 
fact that much of the site design work and conceptual review process, as required by Village Code had been completed prior to 
the Code’s Adoption.   Changes to the plan were made throughout the process to be sympathetic with the form code 
requirements, but the site layout still has departures that must be documented to be consistent with Village entitlement 
regulations.   
 
Special Use for an Electronic Message Graphic: 
Per 10-14 of the Village Code, A permit to erect or modify an EMG shall not be granted, unless a special use has been 
approved by the Village Board of Trustees in accordance with special use process as established by the zoning code.  The 
applicant seeks to install an EMG on the 83 intersection corner facing southwest, as depicted in Tab 18, drawing prepared By 
Hirsch and Associated dated October 19th, 2011. 
 
Based upon the review of the petition, testimony provided at the hearing, and relevant code criteria of Title 10 and 11 of the 
Village Code the Planning and Zoning Board unanimously recommends the approval of the variance, special use for an 
electronic message graphic, and the preliminary plat of subdivision with the following conditions; 
 

1) The Architecture be revisited to include additional detailing on the eastern and northern facing elevations. 
2) The applicant review the concerns of the school 
3) The site lighting proposed be decorative in nature 
4) Resolution of outstanding engineering issues  

 
 
Respectfully submitted, 
 
 
Vernon Burdick, Chairman  
Combined Planning Commission and Zoning Board 
 



 
 
 
 
 
 
 
MEMO 
 
TO:  Vern Burdick, Chairman; and Members of the 
  Combined Planning Commission and Zoning Board 
 
FROM:  Dustin Nilsen, AICP  

Community Development Director 
 
DATE:  December 1, 2011  
 
RE: Proposed preliminary plat of subdivision, Special Use request for an Electronic Message Graphic 
(EMG), and Variance from perimeter landscape buffers and Form Based Code Design Standards; NE corner of 
Rt.173 and Route 83; NRG Antioch 173, LLC; PZB11-07; RECOMMENDATION TO APPROVE WITH 
CONDITIONS. 

BACKGROUND 

This report is in preparation for the P&Z Board’s meeting scheduled for Thursday, December 08; 2011 7:30 PM.   

Recent Site Visit: November 30, 2011.  

Size of Site:  Approximately 1.43 Acres 

*Existing Zoning:   CE  Commercial Edge; Formerly B-3, Service and Wholesale     

*Adjacent Zoning:  North:  R-2, Single Family Residential 
      South:  B-2, General Retail    

East:  B-2, General Retail    
West:  B-3, Service and Wholesale      

*See ATTACHMENT #1 for Immediate Vicinity Zoning Map 

Existing Use:  Various  Squire, Sunset Hotel, Multi-tenant Commercial  

Adjacent Uses:  North:  Antioch High School  
   South:  Jerry’s Rock and Roll Drive In  

West:  McDonalds 
   East:  District 117 Antioch High School Parking Lot    
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REVIEW COMMENTS:   

As a part of the preliminary plat request the applicant has requested three zoning motions.   

1). A Special Use Request for an Electronic Message Graphic 

2). A variance from Title 10, Chapter 13, Section B4. 4. Side and rear buffer yards shall be a minimum of at least 
fifteen feet (15') in width, and include a forty inch (40") high hedge for the entire length of the buffer yard, except 
for motor vehicle service facilities and commercial uses with drive-up or drive-through facilities. These facilities 
shall be improved and maintained with a six foot (6') high, one hundred percent (100%) opaque fence the entire 
length of the buffer yard. 

3). A Variance from the Village’s Form Based Code Title 10-10 of the Village Code 

After discussions and contracts to control the property were in place, the initial concept plan was reviewed by 
staff in September 2011.  Amongst others, issues raised during the meeting included traffic access points, 
internal circulation, standards for Electronic Message Graphics, and the pending, but at that time unadopted 
form based code, landscaping, and architecture. The following is a brief summary of the zoning and subdivision 
issues identified by staff in the review of the preliminary plan.   

General Land Use and Zoning Designations. The Walgreen’s proposal is a four single lot commercial 
subdivision. The development site consists of approximately 1.43 acres of incorporated and commercially zoned 
property located on the northeastern corner of Illinois Route 173 and Route 83. As depicted in Plate 7 the 
Village’s Comprehensive Plan, the site is identified as future Commercial Development.    

Plat Request.  The Village Subdivision Code states that wherever any subdivision of land shall be laid out within 
the incorporated limits of the village or within contiguous territory not more than one and one-half (1 1/2) miles 
beyond the incorporated boundary of the village, the subdivider or his agent shall submit both a preliminary and 
a final subdivision plat to the plan commission for their approval. The subdivision plats and all procedures 
relating thereto, shall in all respects be in full compliance with these regulations. 

Electronic Message Graphic: Per 10-14 of the Village Code, A permit to erect or modify an EMG shall not be 
granted, unless a special use has been approved by the village board of trustees in accordance with special use 
process as established by the zoning code.  The applicant seeks to install an EMG on the 83 intersection corner 
facing southwest, as depicted in Tab 18, drawing prepared By Hirsch and Associated dated October 19th, 2011.  

Standards for EMGs are as followed: Staff comments on each item are in italics.  

1. All EMGs shall be accessory to a principal structure and use and shall be located on the same premises as 
the structure and parking. An EMG may contain noncommercial messages. 
 The sign is accessory to the Walgreen’s retail structure. 
 
2. No EMG shall be allowed in residential zoning districts or shall face a single-family zone district or use. 
 The zoning designation is commercial, along with its neighboring structures.  
 
3. An EMG shall be restricted to premises with an individual street frontage of an IDOT designated strategic 
regional arterial route greater than four hundred fifty (450) linear feet. 
 The site is located on an SRA and has 450 lineal feet of frontage.  
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4. No EMG shall be greater than eight feet (8') tall, as measured by the methodology of this chapter. 
 The proposed EMG is 7’4” 
 
5. Each EMG sign face be antiglare and shall not exceed a total of twenty five (25) square feet. The square 
footage of each face shall be counted against the total area of all signage allowed for the premises. 

The EMG face is 19.4 square feet and the total monument sing area is 38.8 feet. Allowable monument 
sign area per code is 40 square feet.   

 
6. No EMG shall be located within five hundred feet (500') of another EMG, nor shall it share the structure of any 
other reader board or changeable copy sign. 

So long as the existing Walgreen’s EMG is removed the EMG shall comply with the spacing 
requirements.  The next nearest EMG is approximately 505 feet to the north located at the Antioch High 
School.  
 

7. No additional EMGs shall be allowed along Main Street between North Avenue and Illinois Route 173; or 
between Anita Avenue and Hillside Avenue (generally known as the form based overlay zone). Existing EMGs 
will be allowed to be maintained in current state under good repair. Replacement of components is allowed. If 
modifications to the sign are required, all applicable design standards shall apply unless waived by the village 
board. If any nonconforming existing EMG sign is damaged or deteriorated so that repairs would cost as much 
as fifty percent (50%) of the value of the sign, the sign may be repaired only if it is brought into conformance with 
this chapter. 

The Applicant has requested a variance to the requirement based upon the timing and adoption of the 
form based code which post dated concept plan submissions and application process. Staff 
recommends that the removal of the existing pole mounted EMG be reviewed in consideration of the 
“additional” provision listed above, to comply with the spirit and intent of the code.  
 

8. All EMGs shall be mounted in monument style bases that are at least as wide as the sign face, at least two 
feet (2') tall, and composed of a natural masonry finish such as brick or stone which matches that used on the 
associated principal structure. Alternative materials may be considered by the planning commission and village 
board if they are found to be consistent with the architecture of the principal structure. 
 The proposal complies with the masonry and monument provisions. 
  
9. All EMGs shall be located in a minimum four hundred (400) square foot landscape area that ties into the 
overall site and incorporates a combination of berming, landscaping, and decorative hardscape. 
 The proposal includes the allotted landscape area.  
 
10. An EMG electronic message board component shall not exceed fifty percent (50%) of the sign structure, and 
shall include a nonilluminated background. This area shall be consistent with the architectural design of the 
overall sign and may contain halo or indirectly lit, pin mounted, individual internal illuminated or routed lettering. 
 The proposal complies.  
 
11. An EMG shall maintain a static display time for each message for a minimum of twenty four (24) hours. The 
change of message shall occur simultaneously for the entire sign face. No animation of any type, including, 
scrolling, dissolve, fade, or flashing light, or "spell on" display mode is allowed on any EMG. The sign shall have 
no revolving, flashing, moving, rotating, or similar intermittent lights. 
 The applicant shall agree to the operational limitations.  
 
12. Electronic signs shall not exceed a maximum illumination of five thousand (5,000) nits during daylight hours, 
and one thousand (1,000) nits during nighttime hours. All EMGs shall include an auto dimming sensor that self-
adjusts to changing ambient light conditions. 
 This shall be confirmed at the time of permit and incorporated into the ordinance affidavit.  
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13. Any malfunctioning EMG must be turned off or display a blank screen until repaired. 
 N/A 
 
14. All electrical equipment used to operate or install an EMG must be UL listed. 
 N/A 
 
15. All electrical power to an EMG sign must be supplied via underground carrier, inside approved conduit, 
include tamper resistant hardware and software, and must be installed according to the village building code. 
 Compliance check upon permit 
 
16. All EMG signs shall be kept in good operating condition and maintained with good external appearance. 
 N/A 
 
17. Any owner or operator of an EMG shall be required to submit a signed and sworn affidavit, stating that they 
are the lawful owners or the owners' authorized representative; that they understand the above conditions; and 
shall operate authorized EMG in strict compliance with above requirements. The failure of any operator and/or 
owner to comply with any of the above criteria shall be deemed a violation of this chapter and shall result in fines 
or revocation of the owner's special use permit. Owner agrees to indemnify the village if suit arises over the 
installation and operation of the respective sign. If third party confirmation is required to demonstrate compliance 
with the above standards, the owner or operator of the sign shall agree to cover any and all costs incurred by the 
village. 
 This provision shall be included into any approval ordinance.  

Buffer Yard Variance Title 10, Chapter 13, Section B4.: Since the high school is zoned residential (R-2), the 
Zoning Code requires that a landscape buffer yard be installed at a minimum of 15 feet when a 40” hedge row 
and fence is incorporated into the yard.  Staff supports the variance, but believes that the materials and 
landscaping that would have been installed, be incorporated into the street frontage buffers along 83 and 173.  
As part of the petition, this variance must be advertised and the case made by the applicant to demonstrate the 
practical design difficult and hardship in order for a finding to be made on the matter and forwarded to the Village 
Board.    

Form Based Code and Site Design: Since the high school is zoned residential (R-2), the Zoning Code requires 
that a landscape buffer yard be 

Architecture: The applicant has submitted initial architectural elevations.  Staff expressed concerns over the 
compatibility and design of the proposed building, submitted architecture alternatives for various Walgreen’s, and 
the Form Code design parameters for the petitioners review.   In response, the petitioner has substantially 
revised the renderings and continues to work on the architecture with staff.  Revised renderings will be 
presented based upon the comments.   

Due to the visibility of the structure, staff recommends that the eastern elevation, especially at the southern limits 
include an architectural feature that balances the façade and improves the appearance from the south.  In 
addition, the building should have four sides of architectural treatment, which includes the cornice, bays, and 
wainscoting on the north to be compatible with the southern and western facing elevations.   

Landscape:  Route 83 and 173 are the highest profile arterials within the Village and through the design 
guidelines adopted as part comprehensive plan, demand substantial landscape treatments.  The applicant has 
met with shade tree installation standards, but due to the infill nature of the site, the 24 ornamental tree plantings 
cannot be met in the limited area without becoming visibility obstructions.  As an alternative, staff recommends 
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that four ornamental trees be placed along the southern building elevation between the architectural features of 
the building and the shrub plantings be greatly increased at the corner monument and along the southern and 
western perimeters to act as parking lot screening to compensate for limited space available.  .   

Lighting:  Lighting should be decorative in nature and represent the historic character that the structure 
embodies.  Rather than typical box lighting staff recommends the use of historic lighting styles that stratify proper 
illumination standards and improve the aesthetics of the site.   

Site Access:  The site has 6 curb cuts at this time.  The applicant has reduced the number to 2 full movement 
access points and a right in right out location on 173.   Discussion with curb cut consolidation with the school 
have occurred, and staff requests the applicant summarize the findings in the traffic report to assure that 
anticipated traffic can be handles at the prescribed locations.   

Life Safety Comments: These are included as an attached to the report below.    

RECOMMENDATION 

I recommend that the P&Z Board consider a motion to approve the petitions but only upon the condition that the 
applicant makes technical corrections subdivision plan site design, prior to have the Planning and Zoning Boards 
recommendation heard before the Village Board.      

Respectfully submitted, 

 

Dustin Nilsen, AICP 

Community Development Director  
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ATTACHMENT #1:  File PZB11-07 Immediate Vicinity Zoning Map 
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ATTACHMENT #2:  Life Safety Comments 

 

To: Dustin Nilsen 

From: Lee Shannon, III 

CC: John Nixon, Jim Keim, Dennis Heimbrodt 

Date: November 29, 2011 

Re: Plan Review – Plat Approval for Subdivision – IL Route 173 & IL Route 
83 – Walgreens – Site Plans Only 

I have reviewed the site plans and paperwork submitted for the above mentioned 
property.   I have the following concerns: 
 
1. Fire Hydrant located at north east corner of property (#17-02-03) is an old 

double 2-1/2” hydrant that is practically unusable.  This hydrant is currently a 
dead end hydrant on a 6” water main that is 500’ from the nearest hydrant to 
the west.   

  
Additional hydrants on the south side of the proposed building footprint are on 
the south side of IL Route 173.  These are more suitable both water pressure 
and accessible needs.   However, to use them requires immediate and total 
shut down of IL Route 173. 

 
 I would like to see the following: 
 - Hydrant #17-02-03 replaced with a double 2-1/2” with a 4-1/2” steamer 
 - Extend the dead end hydrant to loop to the south side of IL Route 173 water 

main (12” main) 
 - Install one additional hydrant on between #17-02-03 and #17-01-20 on the 

6” main 
 - Install one additional hydrant on the south east corner of the property or in 

the easement of the north side of IL Route 173 nearest the south east corner of 
the property. 

 
2. Trees are required as part of the landscape ordinance.   Most of these trees on 

the conceptual landscape plan are on islands leading into and out of the 
parking area.  In addition, trees are planned to be located along the south side 
of the building.  Electrical, telephone and cable utilities all are above ground 
and are located along the north side of IL Route 173 (south side of proposed 
building). 

 
Parking lot trees, especially those on parking islands, shall be of such type 
that when fully mature, will not impede, obstruct or otherwise cause damage 
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to emergency vehicles that would access such areas.  Keep in mind that the 
trees planted under the utilities should be of such type that will not cause 
problems at maturity. 

 
3. It is normal and customary for standalone stores to utilize sidewalk space for 

the sale of merchandise throughout the year.  The current Walgreens store has 
a propane exchange and a movie dispensing box located on the sidewalk in 
front of it. 

 
 Plans shall be submitted showing the sidewalk and proposed locations and 

dimensions of such outdoor merchandising items.   
 
4. It is typical for all businesses to have their parking lots cleared of snow during 

the winter months by pushing the snow past the outer perimeter of the parking 
lot.  Based on the Conceptual Landscape Plan, this could pose a problem for 
pushing the snow past the outer perimeter of the parking area.  In addition, if 
the winter produces a large amount of snow that lingers, snow piles could 
become sight obstructions along IL Route 173 and also IL Route 83 (Main 
Street).  Being that this intersection is heavily travelled throughout the year, 
sight obstructions are a great concern. 

 
 Please present a snow removal plan that will address concerns of sight 

obstruction including all entrances and exits around this property including 
the entrance/exit between this property and the high school entrance to IL 
Route 83 (Main Street) north of the property. 

 
5. In Item #1, discussion centered on the 6” water main.  On the utility plan, it 

appears that this 6” water main will be used as a service connection for 
Walgreens.  The proposed size of the building is 14,800 square feet.  This will 
require the building to have an automatic fire protection (sprinkler) system 
installed.  There is no indication of where this system will connect to a water 
main or where the fire department connection will be located. 

 
 Please submit a more detailed utility plan that will show where the automatic 

fire protection (sprinkler) system will be tied into a water main and where the 
proposed fire department connection will be located.  
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Water Main Map of area. 
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DRAFT 

 

January 6, 2012 
 
To:       The Honorable Larry Hanson, Mayor; and 

Members of the Village Board of Trustees 
 

From:   Vern Burdick, Chairmen  
Combined Planning and Zoning Commission  

 
RE:  Request for Variances from 10-10 and 10-06, of the Village Zoning Code Form Based Code Requirements and 
Landscaping Buffers, a Special Use petition for the installation of an Electronic Message Graphic per section 10-14, and a 
preliminary subdivision plat approval upon the petition of NRG Antioch 173; PZB 11-07 
 

The Combined Planning Commission and Zoning Board conducted a public hearing on December 08th, 2011 following 
notification as required by State Law and Village Ordinances to consider a variance, special use, and preliminary plat.    Upon 
closure of the hearing the Planning and Zoning Board recommended approval of the three petition requests pursuant to Title 10-
15 of the Village Code.     
 
Centrum Properties, Howard Hirsch Architects, and Manhard Consulting provided presentations regarding the application. The 
NRG 173/Walgreen’s proposal entails the redevelopment of the site now comprised of the Sunset Motel, the Squire Restaurant, 
and Multi-tenant commercial building on the northeastern corner of Illinois Route 173 and Route 83. The site consists of 
approximately 1.4 acres of commercially zoned property (previously B-3 service and Whole Sale and now Zoned Commercial 
Edge). As depicted in Plate 7 of the Village’s Comprehensive Plan, the site is identified as future Commercial Development.    
  
Representatives from School District 117 expressed concerns over cut through traffic that currently comes across the property 
and from Bishop Street.  The applicant stated that it would review the matter with its site design and traffic engineers and work 
with the school.   
  
Dustin Nilsen, Director of Community presented his report. He summarized the standards for variances, special uses, and 
preliminary platting requests listed under Title 10, Chapter 15, and Title 11 of the Village Code, made the staff findings, and 
recommendation for approval with the condition that engineering issues be satisfied prior to the petition and recommendation be 
heard before the Village Board.   
 
The three land use requests from the petition are described as followed: 
 
Subdivision: 
The Village Subdivision Code states that wherever any subdivision of land shall be laid out within the incorporated limits of the 
village or within contiguous territory not more than one and one-half (1 1/2) miles beyond the incorporated boundary of the 
village, the subdivider or his agent shall submit both a preliminary and a final subdivision plat to the plan commission for their 
approval. Since the property consists of multiple parcels the Village subdivision code allows for the consolidation of parcels and 
acts as the vehicle for the dedication of easements for utilities and ingress/egress for emergency vehicles.   
 



 

 

 
Variance: 
The developer has petitioned for a variance from the Form Based Code requirements, due to existing site constraints and the 
fact that much of the site design work and conceptual review process, as required by Village Code had been completed prior to 
the Code’s Adoption.   Changes to the plan were made throughout the process to be sympathetic with the form code 
requirements, but the site layout still has departures that must be documented to be consistent with Village entitlement 
regulations.   
 
Special Use for an Electronic Message Graphic: 
Per 10-14 of the Village Code, A permit to erect or modify an EMG shall not be granted, unless a special use has been 
approved by the Village Board of Trustees in accordance with special use process as established by the zoning code.  The 
applicant seeks to install an EMG on the 83 intersection corner facing southwest, as depicted in Tab 18, drawing prepared By 
Hirsch and Associated dated October 19th, 2011. 
 
Based upon the review of the petition, testimony provided at the hearing, and relevant code criteria of Title 10 and 11 of the 
Village Code the Planning and Zoning Board unanimously recommends the approval of the variance, special use for an 
electronic message graphic, and the preliminary plat of subdivision with the following conditions; 
 

1) The Architecture be revisited to include additional detailing on the eastern and northern facing elevations. 
2) The applicant review the concerns of the school 
3) The site lighting proposed be decorative in nature 
4) Resolution of outstanding engineering issues  

 
 
Respectfully submitted, 
 
 
Vernon Burdick, Chairman  
Combined Planning Commission and Zoning Board 
 



 
 
 
 
 
 
 
MEMO 
 
TO:  Vern Burdick, Chairman; and Members of the 
  Combined Planning Commission and Zoning Board 
 
FROM:  Dustin Nilsen, AICP  

Community Development Director 
 
DATE:  December 1, 2011  
 
RE: Proposed preliminary plat of subdivision, Special Use request for an Electronic Message Graphic 
(EMG), and Variance from perimeter landscape buffers and Form Based Code Design Standards; NE corner of 
Rt.173 and Route 83; NRG Antioch 173, LLC; PZB11-07; RECOMMENDATION TO APPROVE WITH 
CONDITIONS. 

BACKGROUND 

This report is in preparation for the P&Z Board’s meeting scheduled for Thursday, December 08; 2011 7:30 PM.   

Recent Site Visit: November 30, 2011.  

Size of Site:  Approximately 1.43 Acres 

*Existing Zoning:   CE  Commercial Edge; Formerly B-3, Service and Wholesale     

*Adjacent Zoning:  North:  R-2, Single Family Residential 
      South:  B-2, General Retail    

East:  B-2, General Retail    
West:  B-3, Service and Wholesale      

*See ATTACHMENT #1 for Immediate Vicinity Zoning Map 

Existing Use:  Various  Squire, Sunset Hotel, Multi-tenant Commercial  

Adjacent Uses:  North:  Antioch High School  
   South:  Jerry’s Rock and Roll Drive In  

West:  McDonalds 
   East:  District 117 Antioch High School Parking Lot    
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REVIEW COMMENTS:   

As a part of the preliminary plat request the applicant has requested three zoning motions.   

1). A Special Use Request for an Electronic Message Graphic 

2). A variance from Title 10, Chapter 13, Section B4. 4. Side and rear buffer yards shall be a minimum of at least 
fifteen feet (15') in width, and include a forty inch (40") high hedge for the entire length of the buffer yard, except 
for motor vehicle service facilities and commercial uses with drive-up or drive-through facilities. These facilities 
shall be improved and maintained with a six foot (6') high, one hundred percent (100%) opaque fence the entire 
length of the buffer yard. 

3). A Variance from the Village’s Form Based Code Title 10-10 of the Village Code 

After discussions and contracts to control the property were in place, the initial concept plan was reviewed by 
staff in September 2011.  Amongst others, issues raised during the meeting included traffic access points, 
internal circulation, standards for Electronic Message Graphics, and the pending, but at that time unadopted 
form based code, landscaping, and architecture. The following is a brief summary of the zoning and subdivision 
issues identified by staff in the review of the preliminary plan.   

General Land Use and Zoning Designations. The Walgreen’s proposal is a four single lot commercial 
subdivision. The development site consists of approximately 1.43 acres of incorporated and commercially zoned 
property located on the northeastern corner of Illinois Route 173 and Route 83. As depicted in Plate 7 the 
Village’s Comprehensive Plan, the site is identified as future Commercial Development.    

Plat Request.  The Village Subdivision Code states that wherever any subdivision of land shall be laid out within 
the incorporated limits of the village or within contiguous territory not more than one and one-half (1 1/2) miles 
beyond the incorporated boundary of the village, the subdivider or his agent shall submit both a preliminary and 
a final subdivision plat to the plan commission for their approval. The subdivision plats and all procedures 
relating thereto, shall in all respects be in full compliance with these regulations. 

Electronic Message Graphic: Per 10-14 of the Village Code, A permit to erect or modify an EMG shall not be 
granted, unless a special use has been approved by the village board of trustees in accordance with special use 
process as established by the zoning code.  The applicant seeks to install an EMG on the 83 intersection corner 
facing southwest, as depicted in Tab 18, drawing prepared By Hirsch and Associated dated October 19th, 2011.  

Standards for EMGs are as followed: Staff comments on each item are in italics.  

1. All EMGs shall be accessory to a principal structure and use and shall be located on the same premises as 
the structure and parking. An EMG may contain noncommercial messages. 
 The sign is accessory to the Walgreen’s retail structure. 
 
2. No EMG shall be allowed in residential zoning districts or shall face a single-family zone district or use. 
 The zoning designation is commercial, along with its neighboring structures.  
 
3. An EMG shall be restricted to premises with an individual street frontage of an IDOT designated strategic 
regional arterial route greater than four hundred fifty (450) linear feet. 
 The site is located on an SRA and has 450 lineal feet of frontage.  
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4. No EMG shall be greater than eight feet (8') tall, as measured by the methodology of this chapter. 
 The proposed EMG is 7’4” 
 
5. Each EMG sign face be antiglare and shall not exceed a total of twenty five (25) square feet. The square 
footage of each face shall be counted against the total area of all signage allowed for the premises. 

The EMG face is 19.4 square feet and the total monument sing area is 38.8 feet. Allowable monument 
sign area per code is 40 square feet.   

 
6. No EMG shall be located within five hundred feet (500') of another EMG, nor shall it share the structure of any 
other reader board or changeable copy sign. 

So long as the existing Walgreen’s EMG is removed the EMG shall comply with the spacing 
requirements.  The next nearest EMG is approximately 505 feet to the north located at the Antioch High 
School.  
 

7. No additional EMGs shall be allowed along Main Street between North Avenue and Illinois Route 173; or 
between Anita Avenue and Hillside Avenue (generally known as the form based overlay zone). Existing EMGs 
will be allowed to be maintained in current state under good repair. Replacement of components is allowed. If 
modifications to the sign are required, all applicable design standards shall apply unless waived by the village 
board. If any nonconforming existing EMG sign is damaged or deteriorated so that repairs would cost as much 
as fifty percent (50%) of the value of the sign, the sign may be repaired only if it is brought into conformance with 
this chapter. 

The Applicant has requested a variance to the requirement based upon the timing and adoption of the 
form based code which post dated concept plan submissions and application process. Staff 
recommends that the removal of the existing pole mounted EMG be reviewed in consideration of the 
“additional” provision listed above, to comply with the spirit and intent of the code.  
 

8. All EMGs shall be mounted in monument style bases that are at least as wide as the sign face, at least two 
feet (2') tall, and composed of a natural masonry finish such as brick or stone which matches that used on the 
associated principal structure. Alternative materials may be considered by the planning commission and village 
board if they are found to be consistent with the architecture of the principal structure. 
 The proposal complies with the masonry and monument provisions. 
  
9. All EMGs shall be located in a minimum four hundred (400) square foot landscape area that ties into the 
overall site and incorporates a combination of berming, landscaping, and decorative hardscape. 
 The proposal includes the allotted landscape area.  
 
10. An EMG electronic message board component shall not exceed fifty percent (50%) of the sign structure, and 
shall include a nonilluminated background. This area shall be consistent with the architectural design of the 
overall sign and may contain halo or indirectly lit, pin mounted, individual internal illuminated or routed lettering. 
 The proposal complies.  
 
11. An EMG shall maintain a static display time for each message for a minimum of twenty four (24) hours. The 
change of message shall occur simultaneously for the entire sign face. No animation of any type, including, 
scrolling, dissolve, fade, or flashing light, or "spell on" display mode is allowed on any EMG. The sign shall have 
no revolving, flashing, moving, rotating, or similar intermittent lights. 
 The applicant shall agree to the operational limitations.  
 
12. Electronic signs shall not exceed a maximum illumination of five thousand (5,000) nits during daylight hours, 
and one thousand (1,000) nits during nighttime hours. All EMGs shall include an auto dimming sensor that self-
adjusts to changing ambient light conditions. 
 This shall be confirmed at the time of permit and incorporated into the ordinance affidavit.  
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13. Any malfunctioning EMG must be turned off or display a blank screen until repaired. 
 N/A 
 
14. All electrical equipment used to operate or install an EMG must be UL listed. 
 N/A 
 
15. All electrical power to an EMG sign must be supplied via underground carrier, inside approved conduit, 
include tamper resistant hardware and software, and must be installed according to the village building code. 
 Compliance check upon permit 
 
16. All EMG signs shall be kept in good operating condition and maintained with good external appearance. 
 N/A 
 
17. Any owner or operator of an EMG shall be required to submit a signed and sworn affidavit, stating that they 
are the lawful owners or the owners' authorized representative; that they understand the above conditions; and 
shall operate authorized EMG in strict compliance with above requirements. The failure of any operator and/or 
owner to comply with any of the above criteria shall be deemed a violation of this chapter and shall result in fines 
or revocation of the owner's special use permit. Owner agrees to indemnify the village if suit arises over the 
installation and operation of the respective sign. If third party confirmation is required to demonstrate compliance 
with the above standards, the owner or operator of the sign shall agree to cover any and all costs incurred by the 
village. 
 This provision shall be included into any approval ordinance.  

Buffer Yard Variance Title 10, Chapter 13, Section B4.: Since the high school is zoned residential (R-2), the 
Zoning Code requires that a landscape buffer yard be installed at a minimum of 15 feet when a 40” hedge row 
and fence is incorporated into the yard.  Staff supports the variance, but believes that the materials and 
landscaping that would have been installed, be incorporated into the street frontage buffers along 83 and 173.  
As part of the petition, this variance must be advertised and the case made by the applicant to demonstrate the 
practical design difficult and hardship in order for a finding to be made on the matter and forwarded to the Village 
Board.    

Form Based Code and Site Design: Since the high school is zoned residential (R-2), the Zoning Code requires 
that a landscape buffer yard be 

Architecture: The applicant has submitted initial architectural elevations.  Staff expressed concerns over the 
compatibility and design of the proposed building, submitted architecture alternatives for various Walgreen’s, and 
the Form Code design parameters for the petitioners review.   In response, the petitioner has substantially 
revised the renderings and continues to work on the architecture with staff.  Revised renderings will be 
presented based upon the comments.   

Due to the visibility of the structure, staff recommends that the eastern elevation, especially at the southern limits 
include an architectural feature that balances the façade and improves the appearance from the south.  In 
addition, the building should have four sides of architectural treatment, which includes the cornice, bays, and 
wainscoting on the north to be compatible with the southern and western facing elevations.   

Landscape:  Route 83 and 173 are the highest profile arterials within the Village and through the design 
guidelines adopted as part comprehensive plan, demand substantial landscape treatments.  The applicant has 
met with shade tree installation standards, but due to the infill nature of the site, the 24 ornamental tree plantings 
cannot be met in the limited area without becoming visibility obstructions.  As an alternative, staff recommends 
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that four ornamental trees be placed along the southern building elevation between the architectural features of 
the building and the shrub plantings be greatly increased at the corner monument and along the southern and 
western perimeters to act as parking lot screening to compensate for limited space available.  .   

Lighting:  Lighting should be decorative in nature and represent the historic character that the structure 
embodies.  Rather than typical box lighting staff recommends the use of historic lighting styles that stratify proper 
illumination standards and improve the aesthetics of the site.   

Site Access:  The site has 6 curb cuts at this time.  The applicant has reduced the number to 2 full movement 
access points and a right in right out location on 173.   Discussion with curb cut consolidation with the school 
have occurred, and staff requests the applicant summarize the findings in the traffic report to assure that 
anticipated traffic can be handles at the prescribed locations.   

Life Safety Comments: These are included as an attached to the report below.    

RECOMMENDATION 

I recommend that the P&Z Board consider a motion to approve the petitions but only upon the condition that the 
applicant makes technical corrections subdivision plan site design, prior to have the Planning and Zoning Boards 
recommendation heard before the Village Board.      

Respectfully submitted, 

 

Dustin Nilsen, AICP 

Community Development Director  
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ATTACHMENT #1:  File PZB11-07 Immediate Vicinity Zoning Map 
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ATTACHMENT #2:  Life Safety Comments 

 

To: Dustin Nilsen 

From: Lee Shannon, III 

CC: John Nixon, Jim Keim, Dennis Heimbrodt 

Date: November 29, 2011 

Re: Plan Review – Plat Approval for Subdivision – IL Route 173 & IL Route 
83 – Walgreens – Site Plans Only 

I have reviewed the site plans and paperwork submitted for the above mentioned 
property.   I have the following concerns: 
 
1. Fire Hydrant located at north east corner of property (#17-02-03) is an old 

double 2-1/2” hydrant that is practically unusable.  This hydrant is currently a 
dead end hydrant on a 6” water main that is 500’ from the nearest hydrant to 
the west.   

  
Additional hydrants on the south side of the proposed building footprint are on 
the south side of IL Route 173.  These are more suitable both water pressure 
and accessible needs.   However, to use them requires immediate and total 
shut down of IL Route 173. 

 
 I would like to see the following: 
 - Hydrant #17-02-03 replaced with a double 2-1/2” with a 4-1/2” steamer 
 - Extend the dead end hydrant to loop to the south side of IL Route 173 water 

main (12” main) 
 - Install one additional hydrant on between #17-02-03 and #17-01-20 on the 

6” main 
 - Install one additional hydrant on the south east corner of the property or in 

the easement of the north side of IL Route 173 nearest the south east corner of 
the property. 

 
2. Trees are required as part of the landscape ordinance.   Most of these trees on 

the conceptual landscape plan are on islands leading into and out of the 
parking area.  In addition, trees are planned to be located along the south side 
of the building.  Electrical, telephone and cable utilities all are above ground 
and are located along the north side of IL Route 173 (south side of proposed 
building). 

 
Parking lot trees, especially those on parking islands, shall be of such type 
that when fully mature, will not impede, obstruct or otherwise cause damage 
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to emergency vehicles that would access such areas.  Keep in mind that the 
trees planted under the utilities should be of such type that will not cause 
problems at maturity. 

 
3. It is normal and customary for standalone stores to utilize sidewalk space for 

the sale of merchandise throughout the year.  The current Walgreens store has 
a propane exchange and a movie dispensing box located on the sidewalk in 
front of it. 

 
 Plans shall be submitted showing the sidewalk and proposed locations and 

dimensions of such outdoor merchandising items.   
 
4. It is typical for all businesses to have their parking lots cleared of snow during 

the winter months by pushing the snow past the outer perimeter of the parking 
lot.  Based on the Conceptual Landscape Plan, this could pose a problem for 
pushing the snow past the outer perimeter of the parking area.  In addition, if 
the winter produces a large amount of snow that lingers, snow piles could 
become sight obstructions along IL Route 173 and also IL Route 83 (Main 
Street).  Being that this intersection is heavily travelled throughout the year, 
sight obstructions are a great concern. 

 
 Please present a snow removal plan that will address concerns of sight 

obstruction including all entrances and exits around this property including 
the entrance/exit between this property and the high school entrance to IL 
Route 83 (Main Street) north of the property. 

 
5. In Item #1, discussion centered on the 6” water main.  On the utility plan, it 

appears that this 6” water main will be used as a service connection for 
Walgreens.  The proposed size of the building is 14,800 square feet.  This will 
require the building to have an automatic fire protection (sprinkler) system 
installed.  There is no indication of where this system will connect to a water 
main or where the fire department connection will be located. 

 
 Please submit a more detailed utility plan that will show where the automatic 

fire protection (sprinkler) system will be tied into a water main and where the 
proposed fire department connection will be located.  
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Water Main Map of area. 
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Note 2

Note 3
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