
  

 

 

  

 

 

Virtual Meeting Information 

As the Village of Glencoe and its partner agencies continue to follow social distancing requirements, the May 26, 

2021 Plan Commission meeting will be held virtually via telephone and video conference (individuals may 

participate either by telephone or by video conference). 

In addition, at least one representative from the Village will be present at Village Hall in compliance with Section 

7(e) of the Open Meetings Act. Pursuant to Executive Order 2021-64 issued by the Governor, no more than 10 

people may gather at Village Hall for the meeting.  

Individuals may call the following to participate in the meeting: 

By Telephone:      By Zoom Video Conference:  
Phone Number: 1 (312) 626-6799   Zoom video conference link: Click here  
Webinar ID: 940 3665 1094 
 
Video conference participants using a computer will be prompted to install the Zoom client; participants using 
smart phones or tablets must download the Zoom app from their app store. 
 
Public Comment Submittal Options 

Option 1: Submit Comments by E-Mail Prior to Meeting 

Public comments can be submitted in advance of the meeting by e-mail to 

glencoemeeting@villageofglencoe.org. Public comments received by 5:00 p.m. or one hour before the start of 

the meeting on the day of the meeting will be read during the meeting under Public Comment. Any comments 

received during the meeting may be read at the end of the meeting. All e-mails received will be acknowledged.  

Public comment is limited to 400 words or less. E-mailed public comments should contain the following: 

• The Subject Line of the e-mail should include the following text: “May 26th Plan Commission Meeting 

Public Comment” 

• Name of person submitting comment (address can be provided, but is not required) 

• Organization or agency person is submitting comments on behalf of, if applicable 

• Topic or agenda item number of interest, or indicate if the public comment is on a matter not listed on 

the Commission meeting agenda 

Option 2: Submit Comments by Phone Prior to Meeting 

Individuals without access to e-mail may submit their comments through a voice message by calling               

(847) 461-1100. Verbal public comments will be read aloud during the meeting and will be limited to three 

minutes.  

https://zoom.us/j/94036651094
mailto:glencoemeeting@villageofglencoe.org


  

 

 
AGENDA 

VILLAGE OF GLENCOE PLAN 
COMMISSION 

 
Virtual Meeting 

Wednesday, May 26, 2021 – 7:00 p.m. 
 
 

1. CALL TO ORDER AND ROLL CALL 
Bruce Huvard, Chairman, Public-at-Large Representative  
Gail Lissner, Vice Chair, Village Board Representative 
Marc Gale, School District 35 Representative 
Georgia Mihalopoulos, Public-at-Large Representative 
Michael Pope, Glencoe Public Library Representative  
John Satter, Zoning Board of Appeals Representative  
Bart Schneider, Park Board Representative 
James Thompson, Public-at-Large Representative 
Greg Turner, Public-at-Large Representative 
Peter Van Vechten, Historic Preservation Commission Representative 

 

2. CONSIDERATION OF THE MARCH 24, 2021 PLAN COMMISSION MEETING MINUTES 
 

3. EXTERIOR APPEARANCE REVIEW OF AWNING SIGNAGE AT 320 TUDOR CT 
 

4. EXTERIOR APPEARANCE REVIEW OF AWNING SIGNAGE AT 339 PARK AVE 
 

5. EXTERIOR APPEARANCE REVIEW OF A PROPOSED RESTAURANT AT 668 VERNON AVE 
 

6. PUBLIC COMMENT 

Individuals interested in addressing the Plan Commission on non-agenda items may do so during this time. 
 

7. STANDING COMMITTEE REPORTS/ANNOUNCEMENTS 
 

8. ADJOURN 
 
 
 
 
 
 

 
The Village of Glencoe is subject to the requirements of the Americans with Disabilities Act of 1990. Individuals with disabilities who plan to attend this 
meeting and who require certain accommodations in order to allow them to observe and/or participate in this meeting, or who have questions regarding 
the accessibility of the meeting or the facilities, are requested to contact the Village of Glencoe at least 72 hours in advance of the meeting at (847) 835-
4114, or the Illinois Relay Center at (800) 526-0844, to allow the Village of Glencoe to make reasonable accommodations for those persons. 



MINUTES 
VILLAGE OF GLENCOE 

PLAN COMMISSION 
 

Virtual Meeting – Video Conference 
Wednesday, March 24, 2021 – 7:00 p.m. 

 
 

1. CALL TO ORDER  
The March 24, 2021 meeting of the Plan Commission of the Village of Glencoe, Cook County was called 
to order virtually at 7:00 p.m. Chairman Huvard provided the legal basis for holding a virtual meeting. 
 
2. ROLL CALL  
The following Commissioners were in attendance:  
Bruce Huvard, Chair, Public-at-Large Representative  
Barbara Miller, Vice Chair, Village Board Representative 
Georgia Mihalopoulos, Public-at-Large Representative  
Dev Mukherjee, School District 35 Representative 
Dudley Onderdonk, Glencoe Park District Representative 
John Satter, Zoning Board of Appeals Representative 
Laura Solon, Glencoe Public Library Representative 
James Thompson, Public-at-Large Representative 
Greg Turner, Public-at-Large Representative 
Peter Van Vechten, Historic Preservation Commission Representative 
 
The following Village staff were also in attendance: 
Taylor Baxter, Development Services Manager 
Dave Mau, Public Works Director 
Lee Brown, Village Planner 
 
3. CONSIDER THE FEBRUARY 14, 2021 PLAN COMMISSION MEETING MINUTES  
A motion to approve the minutes was made by Commissioner Mukherjee and seconded Commissioner 
Turner and passed unanimously with an abstention by Commissioner Satter. 
 
4. PUBLIC COMMENTS ON NON-AGENDA ITEMS 
There were no comments from the public.  
 
5. CONSIDERATION OF EXTERIOR APPEARANCE REVIEW AT 668 VERNON AVENUE. 
Taylor Baxter provided background information on the proposed new restaurant. The only part of the 
renovation under review was the front façade. This included the removal of dormers, removal of paint 
to expose brick below, and the reconfiguration of doors and windows. The applicant would be coming 
back later for review of the remainder of the exterior elements of the project. 
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Ryan Nestor, the applicant’s architect, presented the rationale for requesting partial review at this time, 
with the remainder of the review to come later. The front façade work was needed for interior work to 
begin. The proposed work includes making the space ADA-accessible. 
 
Applicant Pete Kadens told the Commission that his goal is to create a place for families to convene in 
the Village. He stated that the focus would be on family-friendliness.  
 
Commissioner Van Vechten provided some historical background. The building was built in 1922-1923 
and was an automobile garage. It was converted into a retail store in the 1970s and remodeled again in 
the 1990s. He added that the technique of sandblasting could damage the brick and that other 
techniques could be considered, although he supports the idea of revealing the original brick. Mr. 
Nestor responded that a chemical peel could also be used and that their contractor would provide 
guidance on the most effective way to remove the paint. He said that they would proceed in the safest 
possible way, but the method had yet to be determined. Mr. Mau added that staff would work with the 
Village’s Building Official to determine the best way to proceed. 
 
Commissioner Mihalopoulos asked if the applicant knew the color of the brick under the paint. Hallie 
Ervin, an architect for the applicant, responded that the reddish color shown in the agenda packet is 
their best guess at the underlying color, but it is not exactly known. Commissioner Mihalopoulos asked 
whether a change in color would require coming back to Plan Commission. Mr. Baxter responded that 
only a significant change would require re-review. Commissioner Mihalopoulos asked about a small area 
in the north side of the front façade. Mr. Nestor responded that carrying the interior wall straight out to 
the façade would require a wider mullion.  
 
Commissioner Van Vechten added that the original brick color is very close to what is shown on the 
plans in the agenda packet.  
 
Commissioner Turner asked if the area above the awning is brick, and Mr. Nestor responded that it is. 
He added that he loved the concept and wished the applicant success. 
 
Mr. Mau asked if the applicants could discuss how the folding door functions relative to the public 
sidewalk. Mr. Nestor responded that it would fold outward but not extend onto the public way. 
 
Mr. Brown responded to Commissioner Mihalopoulos’ question about the wall behind the front façade. 
He asked if the applicants and Commissioners knew the appearance of this wall could constitute 
signage, which would require additional review. Mr. Nestor responded that he was aware of this and 
that it would be part of the designer’s consideration. Mr. Brown asked if the wall would extend to the 
top of the second-level glazing, and Mr. Nestor responded that this was yet to be determined. 
 
Commissioner Solon added that her concern was with the window extending into the right-of-way and 
asked how wide the sidewalk is in front of the storefront and asked if it is necessary for the window to 
extend outward. Mr. Mau responded that this has not typically been a problem and that planters could 
be placed to avoid problems. Mr. Nestor added that the projection would be ADA-compliant, and that 
people would not be able to walk into it. 
 
Chairman Huvard asked about glass tinting. Mr. Nestor responded that restaurants do not want to have 
tinted glass on their facades and that they are not proposing tinting. Chairman Huvard asked Mr. Brown 
if this glass is consistent with the Design Guidelines. Mr. Brown responded that it is. 



 

3 
 

 
Vice Chair Mihalopoulos motioned to approve and Commissioner Mukherjee seconded the motion, 
which passed unanimously. 
 

RESULT: ACCEPTED 

AYES: Huvard, Miller, Mihalopoulos, Mukherjee, Onderdonk, Satter, Solon, 
Turner, Van Vechten, (10) 

NAYS: None (0) 

ABSTAIN:  None (0)  

ABSENT: None (0) 

 
Mr. Nestor added that a mural would come before the Plan Commission during the subsequent review 
and that any feedback would be appreciated. Chairman Huvard responded that the previous proposal 
was subtle and non-commercial and suggested something similar. Mr. Brown added that there should 
be no message that would constitute signage. Mr. Baxter suggested looking at the definition of “sign” in 
the Zoning Code. Commissioner Mukherjee asked if there are any other issues that the Commission 
would consider and Mr. Nestor responded that there would be a patio at the rear of the building that 
would need review. 
 
6. STAFF REVIEW OF EXISTING COMPREHENSIVE PLAN AND PLAN COMMISSION DISCUSSION 
Mr. Baxter told the Commission that this discussion would be in response to Commissioner questions at 
the previous meeting about the need for a new plan, and that it would focus on what has and hasn’t 
been successful about the current Comprehensive Plan from an end-user perspective. From a Building & 
Zoning staff perspective, a successful plan would, provide clear policy guidance that can be used in 
decision-making processes and recommendations to Boards and Commissions; develop a list of projects 
that will help the Village meet the vision and goals of the Plan; and include implementation guidance for 
projects and policies. 
 
Mr. Baxter provided information on the existing Comprehensive Plan. It includes a clear assessment of 
issues that should be addressed, but policies and projects that are discussed as ways to address these 
issues are often vague or only call for “discussion” or “consideration.” He gave several examples of these 
somewhat vague policies and said that a more successful plan would provide clearer guidance to staff. 
He gave examples from each of the sections of Part II of the Plan, including land use, urban design, 
community facilities, ecology & environment, and economic development. 
 
Mr. Brown followed up by saying that the existing Plan was very successful in one regard: It met the 
intent of the Plan, which was to maintain the status quo. To the extent that it has been used to maintain 
and preserve the essential character of the Village, it has been successful. Most of the policy statements 
simply aim to keep the community the way that it is. He said that we could be satisfied with continuing 
that approach, but the world has changed greatly since 1996 and the issues are different. He said that 
the 1996 Plan met the needs of the community at the time.  
 
Chairman Huvard noted that there were some issues, such as housing for empty nesters, that were also 
being discussed in 1996. He added that there was nothing budgeted for this year for the planning 
process, but that some things could still be done in 2021. He said that the Commission would not be 
looking to solve any of these issues at this point, but instead should be in the information-gathering 
stage of the process. 
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Commissioner Mukherjee said that the School Board sets policies at a very high level and has another 
mechanism in which the District is required to create a strategic plan and a set up implementation 
principles. He said that this works well, as it allows the policy document to be easy to read and use. This 
allows more regular and rapid development of implementation measures. 
 
Commissioner Turner said that the existing plan does have some more specific guidance, especially 
Downtown. There is also a chapter focusing on implementation. Next steps for the Board of Trustees 
would be an essential outcome of the planning process. He added that the length of specificity may be 
the result of the length of time that the plan is meant to encompass. He said that if the planning process 
would be started in 2022, that there would be more pressing things for the Commission to consider. 
 
Commissioner Thompson said that he assumes that there would be a lot of procurement work in the 
next year. He asked whether the Commission is currently working on establishing goals, or whether the 
discussion is about procedure and process. Chairman Huvard said that some of the work involved 
engaging with members of the community and that there could be meetings that involved inviting 
representatives from such groups as the Community Relations Forum. He said that with the new Village 
Board, there may be some time needed to determine what the process would be. 
 
Mr. Brown asked about a fiscal vs. budget year, and Vice Chair Miller responded that the Village now has 
a January 1st fiscal year. Mr. Brown said that there are steps that need to be taken to develop a process. 
These could be taken early on to identify a plan for public engagement and identify the steps for 
developing a plan, rather than working on the content of the plan. He responded to Commissioner 
Mukherjee’s comments about the level of detail of the plan and said that there are other tools that are 
used by the community, such as the capital plan and operating budgets, and that the Comprehensive 
Plan should be a “linker” between documents and tools. He added that the horizon of a Comprehensive 
Plan is intentionally long so that it can identify long-term issues and identify a strategy for response and 
flexibility. There is also an intent not to wait until the full planning horizon for a plan update. 
 
Commissioner Onderdonk spoke about the relationship between the Strategic Plan and the 
Comprehensive Plan. The idea is that the Comprehensive Plan would have a timeline of up to 20 years, 
with more guidance needed for the shorter (5-10 years) horizon. He added that developing a “plan for 
planning” is important. Additionally, Census information would be coming in the near future and many 
things about the community have changed in recent years, including COVID, demographics, and new 
amenities. New perspectives on community engagements and linkages within systems have also 
emerged. New ideas reflecting new thinking in planning and others that are very traditional are all 
important to consider when thinking about how to approach this process. Chairman Huvard added that 
the “plan for planning” can be started now. 
 
Commissioner Van Vechten said that he looked through the 1996 Plan and that he agreed with Mr. 
Baxter’s comments about its aspirational nature. He said that he thought Mr. Brown’s comments about 
the current plan’s commitment to the status quo is correct. However, much has changed since 1996. For 
example, about 25% of the homes in Glencoe have been replaced since 1990. From a preservation 
perspective, since 1990, 97 houses have been landmarked at the honorary level, with about one per 
year being demolished. People appreciate the physical place of Glencoe, and these things have an 
impact. The need for a new Comprehensive Plan goes beyond simply saying that it is time for a new one. 
Thinking about process is the right way forward at this point. He said that decisions can be made much 
easier if we can define exactly what we want to come out of the process. A “plan for planning” is an 
important step. 
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Chairman Huvard said he would not want to see a process that was so open-ended that the Commission 
would not know where to start or finish. Vice Chair Miller responded that it is important not to stretch 
the process out too far, as the makeup of the Commission can change significantly. She asked how much 
we could use the work that was done in the most recent planning process. Mr. Brown responded that 
that work was focused on downtown. Vice Chair Miller said that while this is true, that there were other 
issues that were included in these discussions. Mr. Brown responded that part of the process would 
include research into what is still useful from previous processes. 
 
Commissioner Mihalopoulos asked about the budgeting for the plan, and Chairman Huvard responded 
that he had been told that it would be budgeted in 2022. Commissioner Mihalopoulos asked who would 
be responsible for an RFP, and Chairman Huvard responded that it would be done by staff. Mr. Brown 
added that it should not be written by people who would not be making a selection. 
 
Chairman Huvard said that the new Village Board would be seated in May and asked if there was 
anything scheduled for April. Mr. Baxter said that there was nothing scheduled. He asked whether there 
was a need to discuss this further in April if there was not anything else on the agenda. Commissioner 
Van Vechten responded that the outcome of this process is a product (the Comprehensive Plan) and 
asked for an ideal timeline for product delivery. Commissioner Huvard responded that he may not be 
the right person to ask, but that three years seemed like a long timeline. He said that he’d need 
guidance from others with more experience in determining these timelines. 
 
7. SCHEDULE NEXT MEETINGS OF THE PLAN COMMISSION  
The next Plan Commission meeting was scheduled for April 23, 2021. Mr. Baxter said that there would 
likely be exterior appearance review for a downtown restaurant on the agenda. 
 
8. ADJOURNMENT  
Following a motion by Commissioner Mukherjee and a second by Commissioner Turner the meeting was 
adjourned at 8:40 p.m. 
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Exterior Appearance Review Application 

Section A: Project Type 

Check all that apply: 

 New building 

 Alteration or addition 

 Signage 

 Other 

Section B: Project Information 

Subject property address:       ______________________________________ 

Applicant name:            Applicant phone: ______________________ 

Applicant e-mail:         ________________________________   

Owner name (if different from applicant):          ____________  

Owner phone: __________________________________ Owner e-mail:     ___________________ 

Brief description of project: ___________________________________________________________________________ 

__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 





 
 

 

 

 

 

 

 
DATE:   May 10, 2021 
 
TO:    Village of Glencoe Plan Commission  
 
CC:  David Mau, Public Works Director 
  Lee Brown, Village Planner 
  
FROM:  Taylor Baxter, Development Services Manager   
 
SUBJECT:   Staff Memo – 320 Tudor Court Exterior Appearance Review 
 
  

Project background and applicant’s request 
 
The applicant has proposed a new awning and 1.86-square-foot awning sign for the Compass Realty suite at 320 Tudor 
Court. No illumination is proposed. 
 
The suite currently has three window signs and a door sign. None of these signs required sign permits or exterior 
appearance review, but do have to meet the requirements of the sign code. The door sign is in compliance with the 
code, while the window signs exceed number and size limits. 
 
Applicable zoning code standards 
 

 Maximum allowed per code Proposed/Existing 
Awning sign (proposed) 27 square feet (1.5 square feet/linear 

foot of frontage) 
1.86 square feet 

Window signs (existing) One sign; Nine square feet (0.5 
square feet/linear foot of frontage) 

Three signs: Six square feet (x2), 15.5 
square feet 

Door sign (existing) One sign, two square feet  One, less than two square feet 
 
Applicable Design Guidelines standards 

The Village’s Design Guidelines include the following criteria: 
 
I. Awnings + Canopies (p. 24). 
 
The applicant’s business takes up the easternmost suite at 320 Tudor Court. There is currently a wall sign for a different 
tenant (BMO Harris Bank) above the common entrance to the west of the suite. There are no other awnings on the 
north side of the building. 
 



 
 

The Design Guidelines encourage awnings, but stipulate that they “should be consistent in character, size, and profile 
along a street wall.” Three awnings similar to the one proposed in this location were recently removed from the building 
to the west of the subject property. Two similar awnings remain in place further on a building to the west along the 
block frontage.  
 
II. Signs (p. 30). 
 
The proposed sign is in keeping with the recommended Design Elements form the Design Guidelines. It is compatible in 
scale with the building, does not obscure architectural features, is of a contrasting color to its background, and provides 
information simply and legibly. 
 
Staff recommendation 
 
Exterior appearance review approval or denial is at the discretion of the Plan Commission and does not require action by 
the Village Board.  
 
If the Commission finds that the proposed project is consistent with the Design Guidelines, staff recommends approval 
of the request as submitted.  
 
If the Commission finds that the proposed project is inconsistent with the Design Guidelines, staff recommends denial of 
the request. 



THATCHER OAKS 
AWNINGS

Phone: 630-833-5700
Fax: 630-833-5795
718 Industrial Dr.

Elmhurst,  60126IL

CLIENT

DRAWING DESCRIPTION 

Permit Drawing & Graphics Approval 
DATE DRAWN BY 

4/15/2021

Compass Glencoe 

Russ

AWNING COVER MATERIAL  

GRAPHIC APPLICATION 

Sunbrella #4608 Black 

CLIENT APPROVAL 

ORDER #: SALES REP 
Allison

SCALE

GRAPHIC COLOR (S)

FILE NAME 

# REVISION BY DATE

733171 
#010 White 
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Compass 

Logo on box
Logo Sizes = 6” tall x 44.7” wide 
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Streetscape Design Guidelines

PUBLIC REALM

SIDEWALK + STREETSCAPE Meets Intent Does Not Meet Intent N/A Information Needed

Provide adequate width for each 
specific streets level of use, while 
enhancing the appearance and 
function of the downtown.

PUBLIC ART Meets Intent Does Not Meet Intent N/A Information Needed

Develop creative spaces by 
incorporating public art into 
the design, and by creating 
standalone public art projects.

MURALS Meets Intent Does Not Meet Intent N/A Information Needed
Ensure that murals are expressions 
of public art and significantly 
contribute to the visual interest 
along a streetscape. If a mural 
displays any type of commercial 
advertising, then it is considered 
a sign and will be subject to the 
sign ordinance and review by the 
Village of Glencoe.

Architectural Design Guidelines

SITE ENHANCEMENTS

LANDSCAPING Meets Intent Does Not Meet Intent N/A Information Needed

Design areas of landscape 
within large areas of hardscape 
and along edges to soften the 
space and provide a more visual 
appeal within the pedestrian 
environment.

PARKING + PARKING LOT 
AMENITIES

Meets Intent Does Not Meet Intent N/A Information Needed

Design parking areas to be 
landscaped and screened from 
the public right of way wherever 
possible, while improving 
pedestrian and bicycle safety. 
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

SITE ENHANCEMENTS

LOADING + UNLOADING 
SERVICE AREAS

Meets Intent Does Not Meet Intent N/A Information Needed

Minimize the adverse impacts 
loading and unloading service 
areas have on adjacent properties, 
pedestrians and access to the 
primary building.

BUILDING FORM

MASSING + PROPORTION Meets Intent Does Not Meet Intent N/A Information Needed

Design building massing 
with well-scaled elements or 
structures that are sensitive to the 
neighborhood context.

BUILDING RHYTHM + 
ARTICULATION

Meets Intent Does Not Meet Intent N/A Information Needed

Create a rhythm by varying and 
articulating building massing 
and façades to contribute to a 
fine-grained, pedestrian scale 
environment at the street level.

BUILDING HEIGHT TO 
RIGHT OF WAY WIDTH

Meets Intent Does Not Meet Intent N/A Information Needed

Design building heights with right 
of way widths to frame the public 
space using a ratio of 1:2 or 1:3.

MULTIPLE TENANT SPACES Meets Intent Does Not Meet Intent N/A Information Needed

Incorporate building features that 
distinguish between multiple 
tenant spaces along a facade.
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The Village of Glencoe

EXTERIOR APPEARANCE  REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

BUILDING FORM

BUILDING SETBACKS, 
STEPBACKS + BUILD-TOS

Meets Intent Does Not Meet Intent N/A Information Needed

Create setbacks and alignments 
of new buildings to respect the 
existing pattern of development. 
Stepbacks in the building facade 
can occur to add more visual 
interest along a street.

BUILDING CORNERS Meets Intent Does Not Meet Intent N/A Information Needed

Establish building corners with 
architectural articulation and 
activating uses. (Activating uses 
can be shops, cafés, or other 
businesses at the ground level, 
that contribute to creating lively 
street environments).

MECHANICAL EQUIPMENT 
+ UTILITIES

Meets Intent Does Not Meet Intent N/A Information Needed

Coordinate the design and 
integration of mechanical 
equipment and utilities into the 
overall building and streetscape 
design.

FACADE COMPONENTS

ENTRANCES Meets Intent Does Not Meet Intent N/A Information Needed

Provide an enhanced entry that 
is designed in relationship to 
the overall size and scale of the 
building.

WINDOWS + DOORS Meets Intent Does Not Meet Intent N/A Information Needed

Locate and space windows 
and doors to express a rhythm 
and create visual continuity 
with existing structures as far 
as materials, proportions and 
typologies.
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

FACADE COMPONENTS

AWNINGS + CANOPIES Meets Intent Does Not Meet Intent N/A Information Needed

Design awnings and canopies 
to be an integral part of the 
architecture of the buildings 
they are attached to and provide 
pedestrians with cover from the 
elements.

BUILDING MATERIALS + 
COLORS

Meets Intent Does Not Meet Intent N/A Information Needed

Ensure materials and colors 
reflect the local identity and 
the intended approach to the 
character of the downtown. 
Different material and colors 
may be appropriate to define key 
buildings and/or spaces.

Materials Palette:
(See Design Guidelines for 
Reference)

Colors Palette:
Primary colors should compliment 
the existing context, however, 
since the downtown is envisioned 
as a lively, playful environment, 
the use of more vivid colors for 
select accents is encouraged. 
Color schemes submitted by 
applicants will be reviewed with 
this vision in mind.

LIGHTING Meets Intent Does Not Meet Intent N/A Information Needed

Ensure that lighting provides a 
safe and visible pedestrian realm 
as well as establishing a theme or 
character for different streets and 
buildings.
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

FACADE COMPONENTS

HISTORIC PRESERVATION Meets Intent Does Not Meet Intent N/A Information Needed

Preserve and enhance the 
historical character of the Village’s 
historic buildings, spaces and 
neighborhoods. 

SIGNS Meets Intent Does Not Meet Intent N/A Information Needed

Contribute to an overall sense of 
high quality design, creativity and 
distinct identity for the village.

COMMENTS
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DATE:   May 10, 2021 
 
TO:    Village of Glencoe Plan Commission  
 
CC:  David Mau, Public Works Director 
  Lee Brown, Village Planner 
  
FROM:  Taylor Baxter, Development Services Manager   
 
SUBJECT:   Staff Memo – 339 Park Exterior Appearance Review 
 
  

Project background and applicant’s request 
 
The applicant has proposed a new awning and 0.91-square-foot awning sign for a new retail store at 339 Park Avenue. 
No illumination is proposed. 
 
The proposed awning would replace a former awning over the door of this space, which had a similarly sized awning 
sign. The proposed signage package also includes window and door signage, which do not need sign permits or exterior 
appearance review. These additional signs appear to be in compliance with the sign code.  
 
Applicable zoning code standards 
 

 Maximum allowed per code Proposed/Existing 
Awning sign 6.25 square feet (1.5 square 

feet/linear foot of frontage) 
0.91 square feet 

Window signs One sign; 6.31 square feet (0.5 
square feet/linear foot of frontage) 

One sign, approx. three square feet 
(counting space between sign 
elements) 

Door sign (existing) One sign, two square feet  One, 0.7 square feet 
 
Applicable Design Guidelines standards 

The Village’s Design Guidelines include the following criteria: 
 
I. Awnings + Canopies (p. 24). 
 
The block face of the subject property includes many awning similar to that which is proposed. The Design Guidelines 
encourage awnings, but stipulate that they “should be consistent in character, size, and profile along a street wall.” The 
Commission may consider requiring the new awning to match the dimensions and project of the awnings immediately to 
the west.  



 
 

 
II. Signs (p. 30). 
 
The proposed sign is in keeping with the recommended Design Elements form the Design Guidelines. It is compatible in 
scale with the building, does not obscure architectural features, is of a contrasting color to its background, and provides 
information simply and legibly. 
 
Staff recommendation 
 
Exterior appearance review approval or denial is at the discretion of the Plan Commission and does not require action by 
the Village Board.  
 
If the Commission finds that the proposed project is consistent with the Design Guidelines, staff recommends approval 
of the request as submitted.  
 
If the Commission finds that the proposed project is inconsistent with the Design Guidelines, staff recommends denial of 
the request. 
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Streetscape Design Guidelines

PUBLIC REALM

SIDEWALK + STREETSCAPE Meets Intent Does Not Meet Intent N/A Information Needed

Provide adequate width for each 
specific streets level of use, while 
enhancing the appearance and 
function of the downtown.

PUBLIC ART Meets Intent Does Not Meet Intent N/A Information Needed

Develop creative spaces by 
incorporating public art into 
the design, and by creating 
standalone public art projects.

MURALS Meets Intent Does Not Meet Intent N/A Information Needed
Ensure that murals are expressions 
of public art and significantly 
contribute to the visual interest 
along a streetscape. If a mural 
displays any type of commercial 
advertising, then it is considered 
a sign and will be subject to the 
sign ordinance and review by the 
Village of Glencoe.

Architectural Design Guidelines

SITE ENHANCEMENTS

LANDSCAPING Meets Intent Does Not Meet Intent N/A Information Needed

Design areas of landscape 
within large areas of hardscape 
and along edges to soften the 
space and provide a more visual 
appeal within the pedestrian 
environment.

PARKING + PARKING LOT 
AMENITIES

Meets Intent Does Not Meet Intent N/A Information Needed

Design parking areas to be 
landscaped and screened from 
the public right of way wherever 
possible, while improving 
pedestrian and bicycle safety. 
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

SITE ENHANCEMENTS

LOADING + UNLOADING 
SERVICE AREAS

Meets Intent Does Not Meet Intent N/A Information Needed

Minimize the adverse impacts 
loading and unloading service 
areas have on adjacent properties, 
pedestrians and access to the 
primary building.

BUILDING FORM

MASSING + PROPORTION Meets Intent Does Not Meet Intent N/A Information Needed

Design building massing 
with well-scaled elements or 
structures that are sensitive to the 
neighborhood context.

BUILDING RHYTHM + 
ARTICULATION

Meets Intent Does Not Meet Intent N/A Information Needed

Create a rhythm by varying and 
articulating building massing 
and façades to contribute to a 
fine-grained, pedestrian scale 
environment at the street level.

BUILDING HEIGHT TO 
RIGHT OF WAY WIDTH

Meets Intent Does Not Meet Intent N/A Information Needed

Design building heights with right 
of way widths to frame the public 
space using a ratio of 1:2 or 1:3.

MULTIPLE TENANT SPACES Meets Intent Does Not Meet Intent N/A Information Needed

Incorporate building features that 
distinguish between multiple 
tenant spaces along a facade.
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The Village of Glencoe

EXTERIOR APPEARANCE  REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

BUILDING FORM

BUILDING SETBACKS, 
STEPBACKS + BUILD-TOS

Meets Intent Does Not Meet Intent N/A Information Needed

Create setbacks and alignments 
of new buildings to respect the 
existing pattern of development. 
Stepbacks in the building facade 
can occur to add more visual 
interest along a street.

BUILDING CORNERS Meets Intent Does Not Meet Intent N/A Information Needed

Establish building corners with 
architectural articulation and 
activating uses. (Activating uses 
can be shops, cafés, or other 
businesses at the ground level, 
that contribute to creating lively 
street environments).

MECHANICAL EQUIPMENT 
+ UTILITIES

Meets Intent Does Not Meet Intent N/A Information Needed

Coordinate the design and 
integration of mechanical 
equipment and utilities into the 
overall building and streetscape 
design.

FACADE COMPONENTS

ENTRANCES Meets Intent Does Not Meet Intent N/A Information Needed

Provide an enhanced entry that 
is designed in relationship to 
the overall size and scale of the 
building.

WINDOWS + DOORS Meets Intent Does Not Meet Intent N/A Information Needed

Locate and space windows 
and doors to express a rhythm 
and create visual continuity 
with existing structures as far 
as materials, proportions and 
typologies.
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

FACADE COMPONENTS

AWNINGS + CANOPIES Meets Intent Does Not Meet Intent N/A Information Needed

Design awnings and canopies 
to be an integral part of the 
architecture of the buildings 
they are attached to and provide 
pedestrians with cover from the 
elements.

BUILDING MATERIALS + 
COLORS

Meets Intent Does Not Meet Intent N/A Information Needed

Ensure materials and colors 
reflect the local identity and 
the intended approach to the 
character of the downtown. 
Different material and colors 
may be appropriate to define key 
buildings and/or spaces.

Materials Palette:
(See Design Guidelines for 
Reference)

Colors Palette:
Primary colors should compliment 
the existing context, however, 
since the downtown is envisioned 
as a lively, playful environment, 
the use of more vivid colors for 
select accents is encouraged. 
Color schemes submitted by 
applicants will be reviewed with 
this vision in mind.

LIGHTING Meets Intent Does Not Meet Intent N/A Information Needed

Ensure that lighting provides a 
safe and visible pedestrian realm 
as well as establishing a theme or 
character for different streets and 
buildings.
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

FACADE COMPONENTS

HISTORIC PRESERVATION Meets Intent Does Not Meet Intent N/A Information Needed

Preserve and enhance the 
historical character of the Village’s 
historic buildings, spaces and 
neighborhoods. 

SIGNS Meets Intent Does Not Meet Intent N/A Information Needed

Contribute to an overall sense of 
high quality design, creativity and 
distinct identity for the village.

COMMENTS
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DATE:   May 21, 2021 
 
TO:    Village of Glencoe Plan Commission  
 
CC:  David Mau, Public Works Director 
  Lee Brown, Village Planner 
  
FROM:  Taylor Baxter, Development Services Manager   
 
SUBJECT:   Staff Memo – 668 Vernon Ave. Exterior Appearance Review for RTU Screens  
 
  

Project background  
 
NOTE: This application and memo have been revised to reflect the removal of the proposed rear outdoor dining patio 
and changes to the north wall from this application, which was done so at the request of the applicant. The applicant 
has indicated that this component may return for exterior appearance review at a future date. At this time, ONLY the 
appearance of the proposed screening of the rooftop mechanical units visible from the right-of-way or neighboring 
properties are under review. 
 
The applicant has proposed converting a former art store and gallery in the B-1 (Central Business District) zoning district 
into restaurant space. The subject property, which is located on the west side of Vernon Avenue between Hazel Avenue 
and Southway Court, includes the one-story building, an approximately two-foot-wide strip of concrete along the front 
sidewalk, and a 60-foot by 15-foot rectangle that extends off the north half of the rear of the building. A private 
driveway runs along the north side of the building and along the west side of the vacant outdoor space behind the 
building. 
 
The Plan Commission approved exterior appearance review for a different restaurant at this same location in March 
2020. In March 2021, the Plan Commission approved exterior appearance review for the renovation of the front façade.  
  
Applicant’s request 
 
At this time, the applicant has requested review of the screening of the rooftop mechanical units. 
 
This application previously included a proposed rear patio and dumpster enclosure and changes to the colors of the 
north wall. These elements have been removed from this application and may return to the Plan Commission for review 
at a later date. 
 
Rooftop Units and Screening 
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Plans include four rooftop mechanical units that would be partially visible from the right-of-way or nearby properties. 
Each would be screened with dark brown corrugated panels. 
 
Outdoor patio and awnings 
The area at the rear of the subject property is currently paved. A wood fence separates the 668 Vernon Parcel from the 
neighboring 662-666 Vernon property, which is under the same ownership. This rear portion of the second parcel is also 
paved. At the request of the applicant, the previous proposal for the installation of an outdoor patio behind the 
building is currently on hold, and may return to the Plan Commission for review at a later meeting. 
 
Rear dumpster enclosure 
The proposed dumpster enclosure is not part of this review. 
 
Applicable zoning code standards 
 
Restaurant use 
Restaurants are an allowed use in this location. 
 
Setbacks 
The proposed project appears to meet all setback requirements. There are no required front or side setbacks and the 
required accessory structure rear setback is five feet. 
 
Applicable Design Guidelines standards 
 
The Village’s Design Guidelines includes the following criteria: 
 
I. Mechanical Equipment (p. 21) 
 
Rooftop mechanical equipment that is visible from the right-of-way or neighboring properties is proposed to be 
screened by dark brown corrugated panels, meeting the recommendations of the Design Guidelines. 
 
II. Building Materials + Colors (p. 25).  
 
The Design Guidelines call for materials and colors that “enhance the business district’s identity and character” and that 
“should be selected to be consistent with the architectural style and overall design of the building, and to be 
maintainable and consistent with the quality and character of the business district”.  
 
Metal is encouraged as an accent material, as proposed for rooftop screens. 
 
III. Historic Preservation (p. 29). 
 
This project meets the recommendations to “encourage the adaptive reuse of historic buildings so as to maintain or 
highlight their value” and “promote reuse and restoration instead of demolition”. Likewise, the proposed improvements 
“discourage the loss or masking of architectural elements of buildings that are consistent with the architectural style of 
historic buildings”.  
 
Staff recommendation 
 
Exterior appearance review approval or denial is at the discretion of the Plan Commission and does not require action by 
the Village Board.  
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If the Commission finds that the proposed roof top unit screening is consistent with the Design Guidelines, staff 
recommends approval of the request as submitted. The Commission may approve the request for the building elements 
along, with signage deferred until a final proposal is submitted. If the Commission finds that the proposed sign is 
inconsistent with the Design Guidelines, staff recommends denial of the request. 
 
Staff is of the opinion that the proposed improvements are in keeping with the policies and intent of the Design 
Guidelines.  
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06 May 21  
    

 
Mr. Taylor Baxtor 
Staff Liaison 
Development Services Manager 
Village of Glencoe 

 
RE:   668 Vernon Avenue, Exterior Improvements 

 
Dear Mr. Baxtor, 
 
As part of our exterior modification package for Poppy’s Social located at 668 Vernon Avenue, please find below a synopsis on 

how the proposal is meeting the standards in the Design Guidelines. 
 

RTU Screening: 
Per the design goal of the “Design Guidelines”, all mechanical equipment and utilities screened and away from public view.  We are 
proposing to use a prefabricated corrugated powder-coated screens to enclose the new proposed roof top units.  We chose to 

provide it in a powder-coated dark brown finish to align with the colors and tones of the existing building finishes.   

 

Sincerely, 
 

 
 

Hallie Ervin 

Senior Director 

Barker Nestor, Inc. 
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Presented By: 

Ryan Nestor, Managing Principal 

Katherine Ingrassia, Executive Director of Interior Design

May 06, 2021

Poppy’s Social
Proposed RTU Screens
668 Vernon Ave
Glencoe, IL
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EXISTING PHOTOS
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NEW RTU 

EXISTING ROOF 
CLAY COPING 

EXISTING ADJACENT 
ROOF TOP

PROPOSED ROOF PLAN

AIRFLOW.

NEW ROOF 
SHINGLES

NEW RTU SCREEN

NEW SKYLIGHT

NEW RTU 

NEW RTU SCREEN 

NEW RTU 

NEW RTU SCREEN 
 

NEW MUA UNIT
 

NEW RTU SCREEN 

ELEVATION VIEW 
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REPLACE EXISTING 
ROOF SHINGLES

REMOVE EXISTING 
PAINT ON BRICK & 
APPLY CLEAR SEALER

PAINT EXISTING 
DOOR BLACK
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PROPOSED EXTERIOR ELEVATION
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5
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EXISTING ROOF
CLAY COPING

4 NEW CORRUGATED 
RTU SCREEN
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POWDER COATED - 
DARK BROWN COLOR

RTU SCREEN INFORMATION
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Streetscape Design Guidelines

PUBLIC REALM

SIDEWALK + STREETSCAPE Meets Intent Does Not Meet Intent N/A Information Needed

Provide adequate width for each 
specific streets level of use, while 
enhancing the appearance and 
function of the downtown.

PUBLIC ART Meets Intent Does Not Meet Intent N/A Information Needed

Develop creative spaces by 
incorporating public art into 
the design, and by creating 
standalone public art projects.

MURALS Meets Intent Does Not Meet Intent N/A Information Needed
Ensure that murals are expressions 
of public art and significantly 
contribute to the visual interest 
along a streetscape. If a mural 
displays any type of commercial 
advertising, then it is considered 
a sign and will be subject to the 
sign ordinance and review by the 
Village of Glencoe.

Architectural Design Guidelines

SITE ENHANCEMENTS

LANDSCAPING Meets Intent Does Not Meet Intent N/A Information Needed

Design areas of landscape 
within large areas of hardscape 
and along edges to soften the 
space and provide a more visual 
appeal within the pedestrian 
environment.

PARKING + PARKING LOT 
AMENITIES

Meets Intent Does Not Meet Intent N/A Information Needed

Design parking areas to be 
landscaped and screened from 
the public right of way wherever 
possible, while improving 
pedestrian and bicycle safety. 
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

SITE ENHANCEMENTS

LOADING + UNLOADING 
SERVICE AREAS

Meets Intent Does Not Meet Intent N/A Information Needed

Minimize the adverse impacts 
loading and unloading service 
areas have on adjacent properties, 
pedestrians and access to the 
primary building.

BUILDING FORM

MASSING + PROPORTION Meets Intent Does Not Meet Intent N/A Information Needed

Design building massing 
with well-scaled elements or 
structures that are sensitive to the 
neighborhood context.

BUILDING RHYTHM + 
ARTICULATION

Meets Intent Does Not Meet Intent N/A Information Needed

Create a rhythm by varying and 
articulating building massing 
and façades to contribute to a 
fine-grained, pedestrian scale 
environment at the street level.

BUILDING HEIGHT TO 
RIGHT OF WAY WIDTH

Meets Intent Does Not Meet Intent N/A Information Needed

Design building heights with right 
of way widths to frame the public 
space using a ratio of 1:2 or 1:3.

MULTIPLE TENANT SPACES Meets Intent Does Not Meet Intent N/A Information Needed

Incorporate building features that 
distinguish between multiple 
tenant spaces along a facade.
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The Village of Glencoe

EXTERIOR APPEARANCE  REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

BUILDING FORM

BUILDING SETBACKS, 
STEPBACKS + BUILD-TOS

Meets Intent Does Not Meet Intent N/A Information Needed

Create setbacks and alignments 
of new buildings to respect the 
existing pattern of development. 
Stepbacks in the building facade 
can occur to add more visual 
interest along a street.

BUILDING CORNERS Meets Intent Does Not Meet Intent N/A Information Needed

Establish building corners with 
architectural articulation and 
activating uses. (Activating uses 
can be shops, cafés, or other 
businesses at the ground level, 
that contribute to creating lively 
street environments).

MECHANICAL EQUIPMENT 
+ UTILITIES

Meets Intent Does Not Meet Intent N/A Information Needed

Coordinate the design and 
integration of mechanical 
equipment and utilities into the 
overall building and streetscape 
design.

FACADE COMPONENTS

ENTRANCES Meets Intent Does Not Meet Intent N/A Information Needed

Provide an enhanced entry that 
is designed in relationship to 
the overall size and scale of the 
building.

WINDOWS + DOORS Meets Intent Does Not Meet Intent N/A Information Needed

Locate and space windows 
and doors to express a rhythm 
and create visual continuity 
with existing structures as far 
as materials, proportions and 
typologies.
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

FACADE COMPONENTS

AWNINGS + CANOPIES Meets Intent Does Not Meet Intent N/A Information Needed

Design awnings and canopies 
to be an integral part of the 
architecture of the buildings 
they are attached to and provide 
pedestrians with cover from the 
elements.

BUILDING MATERIALS + 
COLORS

Meets Intent Does Not Meet Intent N/A Information Needed

Ensure materials and colors 
reflect the local identity and 
the intended approach to the 
character of the downtown. 
Different material and colors 
may be appropriate to define key 
buildings and/or spaces.

Materials Palette:
(See Design Guidelines for 
Reference)

Colors Palette:
Primary colors should compliment 
the existing context, however, 
since the downtown is envisioned 
as a lively, playful environment, 
the use of more vivid colors for 
select accents is encouraged. 
Color schemes submitted by 
applicants will be reviewed with 
this vision in mind.

LIGHTING Meets Intent Does Not Meet Intent N/A Information Needed

Ensure that lighting provides a 
safe and visible pedestrian realm 
as well as establishing a theme or 
character for different streets and 
buildings.
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The Village of Glencoe

EXTERIOR APPEARANCE REVIEW APPLICATION

DESIGN GUIDELINES CHECKLIST:

Architectural Design Guidelines (Continued) 

FACADE COMPONENTS

HISTORIC PRESERVATION Meets Intent Does Not Meet Intent N/A Information Needed

Preserve and enhance the 
historical character of the Village’s 
historic buildings, spaces and 
neighborhoods. 

SIGNS Meets Intent Does Not Meet Intent N/A Information Needed

Contribute to an overall sense of 
high quality design, creativity and 
distinct identity for the village.

COMMENTS
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	Text9: 320 Tudor Court, Glencoe IL 60022
	Applicant name: Shanti Cooper
	Applicant phone: (847) 835-2300
	Text10: shanti.cooper@compass.com
	Text11: 
	Owner phone: 
	Text12: 
	Brief description of project 1: install one (1) traditional shed style awning.
	Brief description of project 2: The size of the awning to be approximately 18' wide, 4’ high and 3' projection.
	Brief description of project 3: The awning will have closed wings and an 8" solid box.
	Brief description of project 4: All frames to be made of silver color aluminum and will be completely welded.
	Brief description of project 5: Fabric to be Sunbrella 100% Solution Dyed Acrylic in the color of Black.
	Brief description of project 6: "Compass" graphic logo 44.7" wide, 6" tall applied to the front of the awning.
	Brief description of project 7: 
	Check Box3: Off
	Check Box6: Off
	Check Box7: Yes
	Check Box8: Off


