
WHEELING PLAN COMMISSION 
THURSDAY, OCTOBER 26, 2017 6:30 P.M. 

 
AGENDA FOR A REGULAR MEETING OF THE PLAN COMMISSION 

to be held in the Board Room of the Village Hall 
2 Community Boulevard, Wheeling, Illinois 

 
**Revised October 20, 2017** 

 

This meeting will stream live and be televised on Wheeling’s Cable Channels 17 & 99 
 
1. CALL TO ORDER 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL 

4. CHANGES TO THE AGENDA 

5. CITIZEN CONCERNS AND COMMENTS 

6. CONSENT ITEMS  
 

A) Docket No. SCBA 17-38 
  T-Mobile 
  1053 Lake Cook Road 
  Appearance Approval of a Wall Sign 
 

B) Docket No. SCBA 17-39 
  Hi Auto 
  116 McHenry Road 
  Appearance Approval of a Wall Sign 
 

7. ITEMS FOR REVIEW  
 

A) Docket No. 2017-12 
  Consolidated Commercial Properties, LLC 
  212-224 S. Milwaukee Avenue 
  Variation from Title 19, Zoning, Related to Residential Use on the First Floor 

 
8. APPROVAL OF MINUTES – October 12, 2017  
 
9. OTHER BUSINESS  

 
10. ADJOURNMENT 

IF YOU WOULD LIKE TO ATTEND A VILLAGE MEETING BUT REQUIRE 
AUXILIARY AID SUCH AS A SIGN LANGUAGE INTERPRETER, PLEASE CALL (847) 
459-2600 AT LEAST 72 HOURS PRIOR TO THE MEETING. 
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Public Hearing Information 

Wheeling Plan Commission Meeting 
October 26, 2017 

(Attachment to Agenda) 
 
 
2017-12 Edward Chrzastowski, owner, is seeking a variation from Title 19, Zoning, of the 
Wheeling Municipal Code, Chapter 19.06 Commercial Districts, Section 19.060.010 Commercial 
District General Requirements, Section B General Use Standards, #3, and associated sections to 
allow residential use on the first floor of the property at 224 S. Milwaukee Avenue, an existing 
office building in the B-3 General Commercial and Office District. 
 

 
 
 



 
REQUEST FOR PLAN COMMISSION ACTION 

STAFF PROJECT REVIEW 
 
TO:    Chairperson Ruffatto and Members of the 

Wheeling Plan Commission 
 
FROM:   Andrew C. Jennings, Director of Community Development 
    Brooke A. Jones, Senior Planner 
         
RE:    Docket No. SCBA 17-38 

T-Mobile 
   1053 Lake Cook Road 

Appearance Approval of a Wall Sign 
 
DATE OF REPORT: October 19, 2017 
 
DATE OF MEETING: October 26, 2017 
 
PROJECT OVERVIEW: The petitioner is requesting appearance approval of a wall sign for 
a new mobile phone store. 
 
LOCATION MAP: 
 

 
 

GENERAL PROPERTY INFORMATION 
 
Applicant Name:     Modern Signs, Inc 

Property Owner:    Lexington Commons Plaza, LLC  

Common Property Address:   Lexington Commons Plaza 

Existing Use of Property:   Retail 

Existing Property Zoning: B-2 Neighborhood Commercial District 

Previous Relevant Zoning Action on Property:   
None.  
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DESCRIPTION OF PROPOSAL 
 
The petitioner is requesting appearance approval to install a business identification wall sign for 
a new retail and service store for mobile phones. 
 
 

SIGN REVIEW 
 

Sign Location:  The proposed wall sign is located in the designated sign band above the 
storefront windows and doors of the subject unit.   
 
Sign Type, Material and Size:  The sign is comprised of raceway mounted internally 
illuminated channel letters and graphic elements of the business logo.  The sign faces, trimcaps 
and returns are magenta in color.  The total area of the sign is 37.73 sq. ft. The unit has a 
frontage of 33’2”.  If the 50% sign area bonus is provided because of the use of the graphic logo, 
then the proposed sign meet the size requirements of the Sign Code. 
 
 

STAFF REVIEW 
 
Impact on adjacent uses:  No impact on adjacent uses is expected.   
 
Staff Recommended Action:  Staff recommends approval of the wall sign. 
 
 

PROPOSED MOTION 
 

If the Plan Commission approves of the requested wall sign, an appropriate motion would be to: 
 
Approve Docket No. SCBA 17-38 to grant appearance approval for the wall sign in accordance 
with the sign plans submitted October 12, 2017, on behalf of T-Mobile, located at 1053 Lake 
Cook Road, Wheeling, Illinois. 

 
    
____________________________   __________________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Village Planner     Senior Planner 
      
Attachments:   Photo of existing conditions (staff) 
 

Wall sign plans (2 sheets) 



Existing conditions of store front – looking south

T-Mobile  – 1053 Lake Cook Road
Docket No. SCBA 17-38 (Appearance Approval of a Wall Sign)

Plan Commission Meeting – October 26, 2017
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REQUEST FOR PLAN COMMISSION ACTION 

STAFF PROJECT REVIEW 
 
TO:    Chairperson Ruffatto and Members of the 

Wheeling Plan Commission 
 
FROM:   Andrew C. Jennings, Director of Community Development 
    Brooke A. Jones, Senior Planner 
         
RE:    Docket No. SCBA 17-39 

HI Auto 
   116 McHenry Road 

Appearance Approval of a Wall Sign 
 

DATE OF REPORT: October 19, 2017 
 
DATE OF MEETING: October 26, 2017 
 
PROJECT OVERVIEW: The petitioner is requesting appearance approval of a business 
identification wall sign for an auto repair facility 
 
LOCATION MAP: 
 

 
 

GENERAL PROPERTY INFORMATION 
 
Applicant Name:  Excel Sign 

Property Owner Name:    Heidner Property Management Co. 

Common Property Address: 116 McHenry Road 

Common Location: Located on the west side of McHenry Road in the 
Wheeling Car Care Center  
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Existing Use of Property: Auto repair 

Existing Property Zoning: MXT Transit Oriented Mixed Use District 

 
DESCRIPTION OF PROPOSAL 

 
A new auto repair facility is requesting appearance approval of a business identification wall 
sign.   

SIGN PLAN REVIEW 

 
Sign Location:  The wall sign will be located in the sign band above the storefront windows and 
doors and overhead garage doors of the business.  The façade faces east into the parking lot and 
McHenry Road.   
 
Proposed Signage Type, Size and Materials:   
The sign is comprised of raceway mounted internally illuminated channel letters.  The sign faces 
have two colors.  The first word of the business name (sign) has red faces.  The second word of 
the business name (sign) has white faces.  The total area of the sign is 28 sq. ft. The unit has a 
frontage of 35’8”. The proposed wall sign meets the requirements of the Sign Code.   

 
STAFF REVIEW 

 
Impact on adjacent uses:  No impact on adjacent uses is expected.   
 
Staff Recommended Action:  Staff recommends approval of the proposed wall sign. 
 
 

PROPOSED MOTION 
 
If the Plan Commission finds that the petitioner has satisfied the requirements for the granting of 
appearance approval of the wall sign, an appropriate motion would be to: 
 
Approve SCBA 17-39, granting appearance approval for a wall sign as indicated in the sign plan 
submitted by October 19 2017, by Hi Auto, located at 116 McHenry Road, Wheeling, Illinois. 
 
 
 
_______________________    ______________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Director of Community Development  Senior Planner 
      
 
Attachments:  Photo of existing conditions (staff) 
 
   Sign Plan 



Hi Auto – 116 McHenry Road
Docket No. SCBA 17-39 (Appearance Approval of a Wall Sign)

Plan Commission Meeting – October 26, 2017

Existing conditions of front façade (looking west)
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REQUEST FOR PLAN COMMISSION ACTION 
STAFF PROJECT REVIEW 

 
TO:    Chairperson Ruffatto and Members of the 

Wheeling Plan Commission 
 
FROM:   Andrew C. Jennings, Director of Community Development 
    Brooke Jones, Senior Planner 
     
RE:    Docket No. 2017-12 
    Consolidated Commercial Properties 

   212-224 S. Milwaukee Avenue 
   Variation from Title 19, Zoning, Related to Residential Use on the 

   First Floor 
 

DATE OF REPORT: October 20, 2017 
 
DATE OF MEETING: October 26, 2017 
 
PROJECT OVERVIEW: The petitioner is seeking a zoning variation to allow for residential use 
on the first floor of an existing office building, which is located in the B-3 General Commercial and 
Office District. 
 
LOCATION MAP: 
 

 
 
 
 
 
 
 

NORTH

SUBJECT 
PROPERTY
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GENERAL PROPERTY INFORMATION 
 
Applicant Name:  Edward Chrzastowski, Managing Partner of Consolidated 

Commercial Properties 

Property Owner Name:  Consolidated Commercial Properties 

Common Property Address: 212-224 S. Milwaukee Avenue 

Common Location:  The property is located on the west side of Milwaukee 
Avenue, between Alexia Court and Mors Avenue 

Neighboring Property Land Use(s): North:  Commercial 
West: Single-Family Residential 
South: Commercial and Open Space 
East:  Commercial 

Comprehensive Plan Designation:  Commercial 

Property size: Entire Property = 0.666 acres (29,028 sq. ft.) 
 Suite G = 620 sq. ft.  

Existing Use of Property:  Office 

Proposed Use of Property:  Office & owner occupied residential  

Existing Property Zoning:  B-3 General Commercial and Office District  

Previous Zoning Action on Property:  
AC 87-9 Site plan and appearance approval for 212 building. 
PC 571 Site plan and appearance modifications, approved through Ordinance No. 3608, 

(1/28/2002). 
PC 05-20 Site plan and appearance approval for addition of 224 building, approved 

through Ordinance No. 4021 (11/14/2005). 
2005-28A Zoning variations related to number of buildings, setbacks and parking, 

approved through Ordinance No. 4019 (11/14/2005). 
2005-28B Sign variation related to sign setback, approved through Ordinance No. 4020 

(11/14/2005). 
 

 

DESCRIPTION OF PROPOSAL  
 
The applicant is seeking a zoning variation to convert an existing office unit to an owner/operator 
residential unit within the office development at 212-224 S. Milwaukee Avenue.  The Zoning Code 
currently allows for such a use, if the residential suite is located above the first floor.  The applicant is 
proposing to establish the residential unit on the ground floor, which is why the zoning variation is 
requested.   
 
No exterior changes to the building or site are proposed.  The proposed residential unit is Suite G and 
is located at the rear of the building.  The proposed residential unit will have its main living quarters on 
the first floor with additional space on the mezzanine level.   
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Due to the conversion of an office unit to residential, the existing development will have a lower 
parking demand.  The existing 620 square foot office unit has a parking requirement of 2.48 (or three) 
spaces.  However, the one-bedroom residential unit has a parking requirement of 1.7 (or 2) spaces.   

 
 

STANDARDS FOR VARIATION 
 
Following are standards for variation with petitioner’s responses. The petitioners’ response to the 
following questions has been shown in italics.  Staff comments are in bold.  

 
1. State how the particular physical surroundings, shape, or topographical condition of the specific 

property involved would result in a practical difficulty or particular hardship upon or for the 
owner, lessee or occupant, as distinguished from a mere inconvenience, if the strict  letter of the 
regulations were carried out.  

“Given the building only has a ground floor with mezzanine, compliance with the zoning 
regulation requiring owner/operator suites only be above the first floor is not possible without 
a variance.” 

 Since the property is essential one-story with a mezzanine level, an owner/operator 
residential unit cannot be constructed above the first floor without exterior modifications 
to the building.   

 
2. Indicate how the hardship is due to unique circumstances that do not generally apply to the 

other properties or uses.   

“The existing property does lend itself to the conversion, as illustrated by the submitted floor 
plans, into an owner/operator residence with the exception of not having a second floor, but 
rather a mezzanine.  However, there exist other multiple residential occupancies within the 
same Business District with living spaces on the ground floors.” 

 There are other properties in the commercial districts that have owner/operator suites.  
However, most of those units are located on the second floor, as allowed by zoning.  There 
are also some instances of residential structures that were constructed in commercial 
districts after having received zoning variations.   

 
3. Describe how the alleged difficulty or hardship has not been created by any person presently 

having an interest in the property. 

“The original plan for the development had not included an owner/operator suite, and 
therefore a second floor does not exist.” 

 The property was developed for office use.  At that time, the use of a second floor 
apartment was not contemplated.  Therefore, the property was built as one-story. 

 
4. State how the property in question cannot yield a reasonable return if permitted to be used only 

under the conditions allowed by the regulations in that zone.  

“By granting the variance, there will be a reduction in parking requirements (the tenant 
structure has put a strain on the number of existing available parking spaces) as only a single 
vehicle is part of this conversion, provide an on-site security presence which is a benefit to the 
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immediate community, and have better control of the property function and have a property 
manager always on-site.  Since the completion of the development, there has not been a time 
which the complex has been completely leased.  Many office buildings along Milwaukee 
Avenue have had vacancies for a while now, and it does affect the return on investment.  By 
converting a single unit to an owner/operator occupied suite, we diversity the use of an 
otherwise vacant space. Residence within a business zoning is not unique to the immediate 
location of this property.  Just across Milwaukee Avenue, there are residential occupancies in 
the business district, which have living areas on the first floors as well.”   

Without the proposed zoning variation, the unit will not be used as a residence and may 
remain vacant.  
 

5.   State how the granting of the variation will not alter the essential character of the locality.  

“The variation requested will not visibly change the character or appearance of the locality.  
The suite in question is the rear of the building.  The site of the building shares two borders, on 
its south and west, with residential zoning already.  As mentioned above, residences within the 
business zoning is not unique to the immediate location of this property.  Just across 
Milwaukee Avenue, there are multiple residential occupancies in the business district, which 
have living areas on the first floors as well.”  

If the variation is granted, the character of the property will remain commercial in 
character.  Few, if any, people will notice the proposed rear residential unit in the existing 
office complex. 
 

6. Describe how the proposed variation will not impair an adequate supply of light and air to 
adjacent property, or substantially increase congestion in the public streets, or increase the 
danger of fire, or endanger the public safety, or substantially diminish or impair property values 
within the neighborhood. 

“There shall be no ill effects, nor any outward visible changes, due to the approval of this 
variance.” 

No negative impact is expected as a result of the granting of the variation. 
 
 

STAFF REVIEW 
 
Fire Department Review:  The Fire Department has provided a comment memo on October 20, 2017. 
 
Impact on adjacent uses:  It does not appear that the proposed use will have a significant impact on 
the neighboring uses.   
 
Staff Recommended Action:  Staff suggests the Plan Commission review the standards for variation 
before making a motion on the proposed variation. 

 
PROPOSED MOTION 

 
If the Plan Commission finds that the petitioner has satisfied the requirements for the zoning variation, 
an appropriate motion would be to: 
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Recommend approval of Docket No. 2017-12, granting a variation from Title 19, Zoning, of the 
Wheeling Municipal Code, Chapter 19.06 Commercial Districts, Section 19.060.010 Commercial 
District General Requirements, Section B General Use Standards, #3(a) and associated sections to 
allow for residential use by the owner or operator of the premises in a single unit on the first floor of 
the existing office development at 212-224 S. Milwaukee Avenue. 

 
 
 
____________________________   __________________________ 
Andrew C. Jennings, AICP    Brooke A. Jones 
Director of Community Development  Senior Planner 
 
 

Attachments:  Fire Department memo, received 10.20.2017 

Photos of existing conditions (staff) 

Cover letter  
 
Proposed first floor plan (Suite G) 
 
Proposed mezzanine floor plan (Suite G) 
 
Plat of survey 



                                  

               MEMO – Fire Prevention Bureau 

 

TO:  Brooke Jones, Village Planner 

FROM:  Ronald S. Antor, Fire Inspector 

CC:  Andrew Jennings, Director of Community Development 

Keith MacIsaac, Fire Chief 

FPB File 

DATE:  October 18, 2017 

SUBJECT:   Proposed Owner/Operator Suite In An Existing Office – 224 South Milwaukee 
Avenue, Suite G – Multi-Tenant Office Building - Plans received for review by the Fire 
Department, September 27, 2017. 

 
 
 
The Wheeling Fire Department has reviewed the submittals received related to the above referenced 
project and has the following comments: 
 
 
Site Plan 
 

1. The petitioner’s proposal does not provide any documentation related to changes to the 
existing site. Based on the proposed use and the existing site conditions the Fire Department 
has no comments related to the site for the proposed use. 

 
 
224 South Milwaukee Avenue, Suite G – Proposed Remodeling of Suite   
 

1. The petitioner is proposing to remodel and occupy an existing vacant tenant space in the 
office building at 224 South Milwaukee Avenue, Suite G. This tenant space would be 
remodeled into an apartment space as opposed to an office for which the space was 
originally designed. There would be a change in Use Group for this tenant space from the 
existing (B) Business Use Group as defined in the 2012 Edition of the International Building 
(IBC) and Fire Prevention Codes (IFC) to an (R-3) Residential  Use Group occupancy for the 
for this tenant space and a mixed use group occupancy group for the building.  

2. The provisions in Section 419 of the International Building Code for Live/Work Units would 
not be applicable to this unit as presented.  

3. All construction and alterations within the tenant space would need to comply with the 
Village’s Building and Fire Prevention Codes (2012 Editions of the International Building 
Code & International Fire Code – with amendments).  

4. As noted in Comment #2, the proposed tenant buildout will need to comply with the Village’s 
Building and Fire Prevention Codes. Some of the items that this would include and would 
need to be addressed during the permitting process are:  
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Ms. Brooke Jones 
SUBJECT:   Proposed Owner/Operator Suite In An Existing Office – 224 South Milwaukee 

Avenue, Suite G – Multi-Tenant Office Building - Plans received for review by the Fire 
Department, September 27, 2017. 

October 18, 2017 
Page 2 
 

 
a. Any required interior separations between the B and R-3 Use Group areas. 

b. The building has an existing sprinkler system that will require modifications. 

c. The building has an existing fire alarm system that will require modifications. 

 

Fire Department Recommendations   
 

1. The petitioner’s proposal needs to be correctly identified relating to the Building Code Use 
Group and all remodeling shall be completed in accordance with the Village’s adopted 
Building and Fire Prevention Codes. 

2. Once the Use Group is identified, the tenant space shall comply with the appropriate Village 
Codes or obtain the necessary variances. 

At this time there are no other Fire Department comments related to the project as presented in the 
documents reviewed. 

 



Consolidated Commercial Properties – 212-224 S. Milwaukee Avenue
Docket No. 2017-12 (Variation from Title 19, Zoning, Relating to First Floor Residential Use) 

Plan Commission Meeting – October 26, 2017

View of entire property along Milwaukee Avenue (from the east)



Consolidated Commercial Properties – 212-224 S. Milwaukee Avenue
Docket No. 2017-12 (Variation from Title 19, Zoning, Relating to First Floor Residential Use) 

Plan Commission Meeting – October 26, 2017

View of 212 S. Milwaukee Avenue building (from the east)
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Plan Commission   DRAFT    October 12, 2017 
Regular Meeting 

 
1. CALL TO ORDER 
 

Chairman Ruffatto called the meeting to order at 6:30 p.m. on Thursday, October 12, 2017. 
 
 
2.    PLEDGE OF ALLEGIANCE 
 
 
3. ROLL CALL 

 

Present were Commissioners Creech, Dorband, Johnson, Kalis, Powers and Ruffatto.  Commissioner 
Blinova was absent with prior notice.  Also present was Brooke Jones, Senior Planner. 
 
 
4. CHANGES TO THE AGENDA - None 
 
 
5. CITIZEN CONCERNS AND COMMENTS - None 
 
 
6. CONSENT ITEMS  

A) Docket No. SCBA 17-34 
Integer 
690 Chaddick Drive 
Appearance Approval of a Freestanding and Wall Sign 

 
B) Docket No. SCBA 17-35 

Integer 
723 Chaddick Drive 
Appearance Approval of a Freestanding Sign 

 
C) Docket No. SCBA 17-36 

Integer 
140 Hintz Road 
Appearance Approval of Freestanding and Wall Signs 

 
Commissioner Johnson moved, seconded by Commissioner Powers to approve the following consent 
items. 
 
Approve Docket No. SCBA 17-34 to permit modifications to an existing freestanding sign and 
installation of a wall sign in accordance with the following exhibits submitted September 28, 2017 
(excepted as noted) by Design Group Signage, on behalf of Integer, located at 690 Chaddick Drive, 
Wheeling, Illinois: 

 Letter regarding landscaping, 10.03.2017, 
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 Monument sign plan, 
 East façade wall sign plan, and 
 Previous landscape plan, approved 2.12.2015. 

 
And subject to the following condition of approval:  
 

1. That the landscaping shall be installed per the landscape plan previously approved on 
February 12, 2015 through Docket No. SCBA 15-6. 

 
Approve Docket No. SCBA 17-35 to permit modifications to an existing freestanding sign in 
accordance with the following exhibits submitted September 28, 2017 (excepted as noted) by Design 
Group Signage, on behalf of Integer, located at 723 Chaddick Drive, Wheeling, Illinois: 
 

 Letter regarding landscaping, 10.03.2017, 
 Monument sign plan, 

 
And subject to the following condition of approval:  
 

1. That the landscaping shall be modified to include the installation of two additional knockout 
rose plants. 

 
Approve Docket No. SCBA 17-36 to permit modifications to two existing freestanding signs and 
installation of a wall sign in accordance with the following exhibits submitted September 28, 2017 
(excepted as noted) by Design Group Signage, on behalf of Integer, located at 140 Hintz Road, 
Wheeling, Illinois: 
 

 Letter regarding landscaping, 10.03.2017, 
 Monument sign plan for Hintz Road, 
 Monument sign plan for Chaddick Drive, 
 South façade wall sign plan,  
 Previous landscape plan for sign along Hintz Road, approved 2.12.2015, and 
 Previous landscape plan for sign along Chaddick Drive, approved 3.26.2015. 

 
And subject to the following condition of approval:  
 

1. That the landscaping for the Chaddick Drive sign shall be installed per the landscape plan 
previously approved on March 26, 2015 through Docket No. SCBA 15-11. 

 
On the roll call, the vote was as follows: 
 
AYES:  Commissioners Creech, Dorband, Johnson, Kalis, Powers, Ruffatto 
NAYS: None 
ABSENT: Commissioner Blinova 
PRESENT: None 
ABSTAIN: None 
 
There being six affirmative votes, the motion was approved. 
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7. ITEMS FOR REVIEW - None 

 
 
8. APPROVAL OF MINUTES – September 14, 2017 (includes Findings for Docket Nos. 

2017-10 and 2017-11) 
 
Commissioner Powers moved, seconded by Commissioner Johnson to approve the minutes dated 
September 14, 2017 as presented.  The motion was approved by a voice vote.   
 
 
9. OTHER BUSINESS 
 
Commissioner Dorband announced the date of an active shooter presentation by two Wheeling 
Police officers in the Board Room of Village Hall at 11:45 a.m. on Wednesday, October 25th.  Please 
contact the Wheeling/Prospect Heights Chamber of Commerce at 847-541-0170 for additional 
information. 
 
Chairman Ruffatto heard the Taste of Town was successful.  Commissioner Dorband explained the 
new layout worked much better and was more appealing.  It was well attended. 
 
Chairman Ruffatto questioned if a bond was taken when a new building or new sign came before the 
Commission during the offseason when planting was not ideal that would ensure the landscaping 
was planted in the spring.  Ms. Jones explained the Village did not take a bond.  She explained they 
did in the past but found that the bond process was much too complicated for such a small scale 
project.  Staff visits the site in the spring to make sure the plants were according to the approved 
landscape plan.  June 1st is the deadline for planting. 
 
 
10. ADJOURNMENT 
 
Commissioner Dorband moved, seconded by Commissioner Powers to adjourn the meeting at 6:36 
p.m. All were in favor on a unanimous voice vote and the meeting was adjourned.   
 
Respectfully submitted, 
 
 
______________________ 
Steve Powers, Secretary 
Wheeling Plan Commission 
 
DISTRIBUTED TO THE COMMISSION 10.20.2017 
FOR APPROVAL ON 10.26.2017 




