Agenda Item 3
Southeast Corner – Everett and Waukegan Roads
Commercial Development
Consideration of a request for approval of two commercial buildings, a three-story
medical office building and a single story small retail building with a drive thru and
the associated site improvements; landscaping, hardscape, lighting. A height
variance is requested.
Property Owner:

1015 LLC and 1045 LLC (Managing Member Carmine Iosue 65%,
Luke and Nicole Mertens 14%, Joshua Iosue 7%, Megan Iosue 7%,
Joseph Iosue 7%
Representatives: Jack Frigo, Real Estate Advisor
Diana Melichar, Architect
Staff Contact:

Catherine Czerniak, Director of Community Development

Summary of the Request
This petition is presented to the Board for consideration of the design aspects of the
petition:
 The massing, architectural detailing and exterior materials of the proposed
buildings.
 Consideration of a height variance for the medical office building.
 The conceptual landscape plan with particular attention to the perimeters of
the site and the streetscapes.
 All exterior lighting, building, landscaping and parking lot.
 Signage will be presented to the Board for review at a later date.
Description of the Property
The property proposed for redevelopment is about one and a half acres in size and
is configured in an L-shape with the narrower portion of the site extending toward
the corner of Everett and Waukegan Roads. The southern portion of the site, the
bottom of the “L”, is wider and borders residential developments to the east and
south. Presently, the site is about 80% impervious surface with no significant
landscaping along the streetscapes and little buffer from the adjacent residential
properties.
Under the current ownership, the overall development site is expanded to include
the existing office building to the east, 1025 W. Everett Road. The re-consolidation
of these parcels provides for safer access points from the adjacent roadways,
improved on site circulation, and the opportunity for shared parking. The
consolidated development also provides the opportunity for consistent
landscaping and lighting treatments at this prominent corner at the south end of
the Waukegan Road Business District.
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Redevelopment of this site has long been anticipated. The site was most recently
the site of an Amoco gas station and the Pasquesi Home and Garden Store. The
gas station building, canopy and the underground fuel tanks were removed from
the site a number of years ago. The former Pasquesi building was removed shortly
after the site was purchased by the current owner at the urging of the City
because the building had become an attractive nuisance.
Building Review Board’s Role
In September, 2020, the Plan Commission preliminarily considered the proposed
redevelopment on the southeast corner of Waukegan and Everett Roads. The
Commission stated general support and enthusiasm for the proposed
redevelopment and directed the petitioner to develop the plan further, present the
design aspects of the plan to the Building Review Board and to give further
consideration to how to assure that adequate parking will be available for
employees of the three buildings, the existing building and the two new buildings,
and for patients and customers. The Plan Commission is scheduled to continue its
review of this petition and take action on January 13, 2021. The Plan Commission’s
role is to consider a request for a Special Use Permit to allow a drive thru associated
with the small retail building which will likely be occupied by a coffee shop or similar
use, and consider variances from zoning setbacks from the adjacent streets.
The petition is presented to the Building Review Board for consideration and a
recommendation on the design aspects of the development; the building designs
and massing, the architectural details, exterior materials, landscaping, hardscape
and lighting. The Board’s consideration includes how the redevelopment proposed
for the site relates to the streetscape, other buildings in the commercial district and
the adjacent residential development to the east and south. As noted above,
signage will be presented for review at a later date.
Overall Site Plan
This standard is met.
As noted above, two new commercial buildings are proposed on the site. Both
buildings are sited toward the street as contemplated in the Comprehensive Plan,
to give a sense of place to the business district. Parking is partially concealed by
the buildings and is generally sited away from the streetscape.
The overall site plan is generally consistent with location of the previous buildings on
the site; the smaller and lower building is located near the intersection and the
medical office building, a three story building with a larger footprint, is located on
the southern portion of the building and will delineate the start of the business
district.
The consolidation of the parcels as discuss above allows for the total number of
curb cuts in the vicinity of a busy intersection to be reduced. In the past, a total of
seven curb cuts served the overall development site including the existing office
building on Everett Road which will remain. The redevelopment plan reduces the
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number of curb cuts to a total of three, two with full turning movements and one
limited to right-in/right-out movements. One of the full movement access points is
located at the far south end of the property on Waukegan Road generally in the
location of the existing curb cut that was used for the Pasquesi Home and Garden
Store. The second full movement curb cut exists today off of Everett Road and
provides access to the 1025 office building. The limited access curb cut is located
on Waukegan Road and is set further away from the intersection that the previous
two curb cuts on to Waukegan Road from the gas station.
A landscaped parking lot is proposed primarily to the east of the proposed three
story medical office building. Pedestrian walkways through the site and along the
streetscape are reflected on the site plan included on page 3 of the packet.
The buildings are set away from the common lot lines with the adjacent residential
properties to the east and south. Parking is setback just over nine feet from the
property line providing the opportunity for plantings to soften the transition
between the commercial property and the adjacent residential properties. A six
foot fence is planned along the east and south property lines. The petitioner is
proposing a synthetic material for the fence. It will be important that the material
have some texture, not be reflective with a plastic-like appearance, and settle
quietly into the landscaping from both sides of the fence.
Commercial Buildings
This standard is met.
A design statement prepared by the project architect is included in the Board’s
packet and discusses in detail the design rationale for the two new buildings, the
connections between the new and existing buildings and explains how the
buildings, although each unique, create a unified but not monotonous context for
the overall development.
The single story retail building is proposed to anchor the corner at the intersection of
Waukegan and Everett Roads. The small building is not imposing on the busy
intersection but instead, offers a four-sided building with consistent detailing and
quality materials on all four sides. A detailed elevation of the west side of the
building reflecting the treatment of the drive thru window has not yet been
submitted pending selection of a tenant. The building is detailed with a center
entry on the east elevation, expansive fenestration to bring a feeling of activity to
the corner, and pergolas to create outdoor spaces for gathering sheltered from the
traffic on the adjacent streets by the building. The building is designed in a manner
that could accommodate a variety of similar uses over time. Mechanical
equipment is fully screened by the roof forms. High quality materials are proposed;
brick, stone accents and aluminum for the trim and windows. The simulated
storefront windows are proposed. Asphalt shingles are proposed on the pitched
portion of the roof. The hardscape across the site includes asphalt, concrete and
pavers.
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The three story office building is the most prominent building on the site. As noted in
the architect’s statement, the buildings step up from the corner from smallest, to
the somewhat larger existing office building along Everett Road, to the largest and
tallest building fronting on Waukegan Road, the road with the highest volume. The
medical office building is designed to meet the technological and aesthetic
standards for today’s medical office buildings. As detailed in the architect’s
statement, the building retains traditional elements and form while at the same
time, distinguishing itself as a building fully equipped to meet today’s health care
needs. The building follows the form of the two other buildings on the site with a
central entry and, like the small retail building, the medical off building essentially
has four “fronts”. Each elevation carries with it a consistent level of detailing,
unique features such as the sun shade and canopies, and is comprised of quality
materials. The center entry is clearly distinguished from the rest of the building by
just over a nine foot increase in height and increased fenestration. The elevated
portion of the roof serves as an aesthetic and functional feature of the building, it
fully screens the roof top mechanicals. Care will need to be taken in detailing the
interior lighting to minimize off site lighting impacts particularly the intrusion of light
into the neighboring residential developments. Like the other two buildings, the
medical office building will be constructed of brick and stone, an element that ties
the overall development together.
A height variance is requested for the medical office building. The height
permitted by right in the applicable zoning district is 35’. The ceiling of the third
floor of the building reaches 35’-4”. The top of the parapet is at 39’-10” and the top
of the mechanical enclosure at the center of the building reaches 49’0” in height.
Importantly, the main mass of the building is only slightly above the allowable
height. There is a precedent for granting height variances in the Waukegan Road
Business District for elements of buildings. The petitioner provided information on
building heights for Forest Square and CIBC Bank on page 7 of the packet. The
former Lovell’s Restaurant building, today North Shore Medical, reaches 41’. As of
the date of this writing staff is still working to confirm the heights of the Villas
condominium building to the south of the proposed development and St. Patrick’s
Church. Those heights will be provided at the Board meeting. The proposed height
of elements of the medical office building is generally consistent with the character
of the business district. The increased height of the center roof form serves the
important purpose of fully screening the mechanical equipment.
Landscape Plan
A preliminary landscape plan is included in the Board’s packet on page 18.
Landscaping is provided along the Waukegan and Everett Roads streetscape, the
east and south perimeter of the site and internal to the parking lot. Some
enhanced landscaping is provided near the seating areas around the retail
building to create a pedestrian welcoming character.
The retail building is sited at the intersection, adjacent to a decorative feature at
the corner. A conceptual rendering of the proposed corner feature is included on
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page 19 of the Board’s packet. Although not fully detailed at this time, the feature
is intended to play off of the feature on the opposite corner, adjacent to Fifth Third
Bank as well as the Community Sign Boards and landscaping located on the
southwest corner of the intersection. The feature is envisioned as being an open
structure constructed of materials that relate to the new buildings. Although the
structure and landscaping are understated, the feature offers a pedestrian scale
and a sense of refuge at a busy corner. The feature is stepped back to provide for
wide sightlines for pedestrians and vehicles.
As noted above, a six foot fence is proposed between the new commercial
development and the adjacent residential developments to the east and south.
Lighting
A preliminary lighting plan is included in the Board’s packet on page 20. The plan
indicates various lighting types; parking lot lights of varying heights, bollards,
canopy lighting on the buildings, up lighting of some trees, possible lighting of the
pergola and lighting of the benches. At this point, details of lighting fixtures,
intended times of use, lighting reduction plans for evening hours and overall lighting
intensity are not yet available. As the plans develop, staff should be directed to
review the details of the lighting with the property owner to assure that light spillover
on to the neighboring residential properties is prevented and to assure that the
overall intensity of light on the site is appropriate for the location. “Lighting up” this
south entrance to the business district will be helpful to increase awareness and
add energy to the area.
Public Comment
Public notice of this petition was provided in accordance with the City requirements and
practices. Notice was mailed by the Community Development Department to
surrounding property owners and the agenda for this meeting was posted at various
public locations and on the City’s website. As of the date of this writing, no
correspondence was received regarding this request.
Recommendations
Recommend approval of the petition including the two commercial buildings, a height
variance for the medical office building, the overall site plan, conceptual landscape plan
and lighting plan subject to the following conditions of approval.
1. Prior to submittal for a building permit for the small retail building, a detailed
elevation of the west side of the building shall be presented to staff for review to
confirm that the details, building form, fenestration and materials are consistent
with the elevations presented to the Board.
2. The plans submitted for permit shall include detailed information about all roof top
mechanical equipment and shall include sightline studies from various points
including from the adjacent residential properties to verify that the mechanicals
are fully screened by the roof form and louvers.
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3. Any modifications that are made to the plans in response to direction or
suggestions from the Board or as the result of final design development shall
be clearly called out on the plans as modifications from the plans presented
to the Board. A copy of the plans originally provided to the Board shall be
included in the submittal for comparison purposes. Staff is directed to review
any changes, in consultation with the Chairman as appropriate, to
determine whether the modifications are in conformance with the Board’s
direction and approval prior to the issuance of any permits.
4. Samples of materials shall be provided to staff prior to installation including a
sample of the proposed synthetic fence. The fence material shall be
reviewed to confirm that the material is textured and not plastic-like in
appearance. The fence shall be screened with landscaping from both sides.
5. A final grading and drainage plan shall demonstrate, to the satisfaction of
the City Engineer, that the project is consistent with the applicable Code
requirements and that runoff from the site does not negatively impact
neighboring properties.
6. Prior to the issuance of a building permit, a detailed, landscape plan shall be
submitted and will be subject to review and approval by the City’s Certified
Arborist. As the site take share, the landscape plan shall be reviewed on site
with appropriate City staff to discuss refinements and any modifications
determined to be necessary to provide adequate sightlines.
7. Details of all exterior lighting shall be submitted with the plans for permit
including building, parking and landscape lights. Lighting shall be respectful
of the adjacent residential development. All light sources shall be fully
screened from view and drop down shields shall be installed on all parking lot
lights along the common property lines with the residential developments. All
lights except for those determined by the City to be necessary for safety and
security purposes shall be turned off after business hours with lights closest to
the residences prioritized for early turn off. Any lighting of landscape or
hardscape elements shall be limited to the streetscape and areas away from
the residential neighborhoods. Cut sheets of all light fixtures shall be provided
and all fixtures shall direct light downward. After installation, staff is directed
to inspect the lighting levels and as necessary, work with the property owner
to make adjustments to mitigate off site impacts.
8. Prior to the issuance of a building permit, a materials staging and construction
vehicle parking plan must be submitted to the City for review and will be subject to
City approval in an effort to minimize and manage impacts on the neighborhood.

