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TITLE 

 

PC 08-07; 2800 S. Highland Avenue (Patio Restaurant): The petitioner is requesting 

amendments to Ordinance 6085, which granted zoning and site plan approval of a fast-food 

restaurant with a conditional use for a drive-through establishment/service and wall signage 

deviations for property within the Highlands of Lombard B3 Planned Development; in the 

following respects: 

 

1. Grant site plan approval of amendments to the conditions of approval to provide 

for alternate building elevations; and 

 

2. Grant Site Plan approval of a further deviation from Section 153.505 

(B)(19)(a)(2) of the Sign Ordinance to allow for an additional wall sign on the 

south elevation of the single-tenant building. 

 

 

GENERAL INFORMATION 

 

Petitioner/Property Owner:  John Koliopoulos 

     The Patio Restaurant Group 

     7220 West 91
st
 Street 

     Bridgeview, IL 60455 

 

  

PROPERTY INFORMATION 

 

Existing Land Use: Vacant land 

 

Size of Property: 1.67 acres 

 

Comprehensive Plan: The Comprehensive Plan identifies the site for Community Commercial 

use and advises the property should be developed on a planned and 

coordinated basis. 

 

Existing Zoning: B3PD Community Shopping District/Planned Development 
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Surrounding Zoning and Land Use (surrounding subject property): 

North: CR Conservation/Recreational District; developed as Allerton Ridge Cemetery  

 

South: B3 PD Community Shopping District - Planned Development; developed as a two 

commercial retail strip centers and a bank  

 

East: B3 PD Community Shopping District - Planned Development; developed as 

Yorktown Center 

 

West: B3 PD Community Shopping District Planned Development; under development 

as the Highlands III retail strip center 

 

 

ANALYSIS 

 

SUBMITTALS 

This report is based on the following documents filed with the Department of Community 

Development on March 17, 2008: 

1. Petition for Public Hearing. 

2. Proposed Building Changes Packet, prepared by Knauer, Incorporated, consisting of the 

following elements: 

a. Schematic Design Changes narrative; 

b. Color elevations of proposed restaurant building (4 elevations); 

c. Black & white elevation of south elevation (without second wall sign); 

d. Correspondence from Allen Krakower & Associates describing/depicting common 

elements within the planned development (with pictures); 

e. Profile Louver depictions; 

f. Refined outdoor dining area plans; and 

g. South elevation signage alternation plan and request. 

 

3. Revised Materials Board, prepared by Knauer, Incorporated. 
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DESCRIPTION 

 

In August, 2007 the Plan Commission held a public hearing to consider zoning actions pertaining 

to a proposed 9,500 square foot fast-food restaurant to be located within the Highlands of 

Lombard Planned Development (PC 07-26).  Included within this petition was a request for 

approval of a two-lot plat of resubdivision; a conditional use for a drive-through 

establishment/service; site plan approval for a fast-food restaurant establishment and a deviation 

from Section 153.505 (B)(19)(a)(2) of the Sign Ordinance to allow more than one wall sign on a 

single-tenant building; and site plan approval for the proposed freestanding sign.  The Plan 

Commission recommended approval of the petition subject to conditions and the petition was 

approved by the Village Board on September 20, 2007 as the attached Ordinance 6085. 

 

Since that approval date, the petitioner has acquired the subject property and is intending on 

proceeding with his restaurant plans.  However, he is proposing to change the exterior building 

elevations that were approved as part of the 2007 petition.  As the proposed building elevations 

do not meet the conditions of approval as set forth in Ordinance 6085, a new public hearing will 

be required. 

 

This petition primarily consists of modifications to the exterior building elevations.  The petition 

still intends to follow the approved site plan and the restaurant building will not change in 

location or gross area.  As a companion to their request, they are also seeking consideration of a 

second wall sign on the south building elevation. 

 

 

INTER-DEPARTMENTAL REVIEW COMMENTS 

 

PUBLIC WORKS 

Public Works Engineering and Utilities Divisions have no comments relating to this petition at 

the present time.   

 

PRIVATE ENGINEERING SERVICES 

The Private Engineering Services Division comments pertaining to this development that were 

previously provided as part of PC 07-26 remain in effect. 

 

FIRE AND BUILDING 

Building and Fire does not have any comments on the petition.  Detailed comments will be 

provided as part of the building permit submittal. 

 

PLANNING 

 

Compatibility with the Surrounding Land Uses 

The subject property is bordered on the south by an existing commercial retail strip center and 

bank with drive-through. The Highlands III retail center now under development is west of the 
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site, and Yorktown Center is located across Highland Avenue to the east.  The proposed use is 

compatible with the existing businesses.  Since each building proposed within the planned 

development requires Site Plan Approval, the Plan Commission review process will help ensure 

compatibility with the adjacent uses. 
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Compatibility with the Comprehensive Plan 

The Comprehensive Plan identifies the site for Community Commercial Use.  The Plan advises 

that the commercial portion of the property should be developed to include retail, commercial 

and office uses.  The proposed uses are therefore consistent with the Comprehensive Plan.  

 

 

Compliance with the Zoning Ordinance 

 

Zoning History 

The Highlands of Lombard Planned Development (Ordinances 4833 and 4834) that was 

approved on June 15, 2000 allowed for development activity per the provisions enumerated in 

the Final Development Agreement for the property.  The planned development allows for the 

construction and operation of restaurant establishments on the property.  Restaurants are listed as 
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a permitted use.  Outdoor dining elements associated with restaurants are also permitted uses, per 

the B3 use list, and associated with the site plan approval petition. 

 

In 2007, Ordinance 6085 granted site plan approval for the restaurant project and its companion 

outdoor dining, drive-through and wall signage.  The six conditions of approval included the 

following items (elements subject to change though this petition are underlined): 

 

1. The site improvements shall be constructed in compliance with the submitted plans 

included within the plan submittal packet prepared by James Papaoutsis Design 

Architect, updated August 10, 2007 (includes site plans, interior layouts, concept 

exterior elevations and freestanding sign proposal); the Preliminary Engineering 

Plans, prepared by Hoefferle-Butler Engineering, Inc, dated July 12, 2007; the 

Landscape Development Plan, prepared by Trippiedi Design Landscape Architect, 

dated July 13, 2007; the Plat of Resubdivision, prepared by Spaceco Inc., dated July 

2, 2007; and the Photometric Plan, prepared by Zolter Electric, dated June 7, 2007 

(sic.) and made a part of this petition, except as amended by the conditions of 

approval. 

 

2. The petitioner shall meet all development and building codes of the Village of 

Lombard and shall follow the provisions set forth within the Highlands of Lombard 

planned development approval. 

 

3. The proposed freestanding sign shall be placed outside of any easement areas.  The 

freestanding sign exterior shall be of a limestone/fieldstone material, consistent with 

the signage previously approved within the planned development.  Moreover, the 

sign cabinets shall be designed in a manner that minimizes exterior light glare.  

 

4. The wall signage approval shall only be for the four exterior “The Patio” signs as 

depicted on the exterior elevations.  All wall signs on the proposed buildings must 

be of a channel letter design. 

 

5. If in the event that the proposed restaurant is not developed concurrent with the 

proposed Highlands III development, the petitioner shall install requisite parking 

stalls and drive aisles to ensure full access and circulation around the proposed 

center. 

 

6. The approved masonry materials for the building shall be: 

a. Sioux City Brick – Cinnamon Ironspot 

b. Yankee Hill – Light Red Small 

c. Belden Brick – Modular 470-479 Medium 

d. Fieldstone sample as submitted by the petitioner. 

Any deviation from this material shall be subject to the review and approval by the 

Director of Community Development. 
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Compatibility with the Highlands of Lombard Development Agreement 

The proposed restaurant is required to have a level of consistency with the Highlands of 

Lombard Development Agreement and shall be compatible with The Great Indoors, Highlands 

Apartments, CompUSA, the Pier One Center, Amcore Bank and Highlands II and Highlands III 

developments.  The Final Development Agreement sets forth specific items with which 

compliance is necessary for approvals.  The intent of this petition is to provide for an alternate 

exterior building elevation that the petitioner believes is more in keeping with the overall 

planned development and his overall development plans.  The petitioner’s design changes are 

enumerated in detail within their plan set. 

 

In the approval process, the Village can consider compatibility of building architecture, materials 

and design throughout the Highlands of Lombard development.  The Patio Restaurant’s initial 

design was intended to blend the common elements established within the planned development 

within a modern building architectural design.  However, the latest submittal removes many of 

the modern/contemporary design elements such as the peaked glass entrance with more 

horizontal roof lines.  The proposed elevations also: 

 

 incorporate a larger percentage of fieldstone, replacing some of the brick elements, in an 

attempt to mirror the common area stormwater detention elements and retaining walls 

found throughout the planned development; 

 

 change the brick color from the previously approved red/orange colors to a darker 

red/brown color, as can be found within the planned development itself; and 

 

 alter the roof pitch by lowering the roof structure heights.  To ensure that rooftop 

mechanical equipment remain screened (a code requirement), they intend to incorporate 

roof top louvers that are intended to visually tie into the metal banding incorporated into 

the south building elevation. 

 

The planned development requires 70 percent of all exterior facades to be made up of stone, 

brick, split face block or cedar, exclusive of glass.  Excluding glass elements, the retail center is 

proposed to be completely comprised of stone, brick, split face block and/or cedar materials.  

The revised Patio Restaurant elevations meet this provision as well. 

 

As noted in the 2007 petition, staff offered concerns regarding the brick colors as shown on the 

plan submittal and asked the petitioner to select a color palette that ties more closely with the 

other building colors established within the development (i.e., substitute orange color palette 

with the brick with deeper red/brown elements).  At that time, the petitioner submitted revised 

brick samples for consideration accordingly, which was memorialized within the Ordinance of 

approval.  However, the petitioner is seeking to “darken” the selected brick type beyond that 

which was originally considered by the Plan Commission and approved within the Ordinance.  
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While staff did have the ability to approve such change, the elevation change requires a new 

review and as such staff is also bringing this element back to the Plan Commission as well.   

 

Regarding the stone elements within the restaurant building, the petitioner notes that the intent is 

to provide limestone/fieldstone materials to the fireplace element, consistent with the common 

planned development themes.  The revised plans also increase the overall amount of field stone 

in the building design, which would increase its compatibility with the planned development’s 

common elements.  This element was verified with the consultant that established the common 

area elements within the planned development. 

 

Conditional Use for Outdoor Dining 

The petitioner’s plans still provide an outdoor dining component with the restaurant.  The latest 

submitted plan set depicts how the dining area will be oriented and operated.  They are 

contemplating an outdoor fireplace as an accent element, for which staff would consider a minor 

change.  As the refined changes are not deemed to constitute an expansion to the outdoor 

service/dining area, no further actions need to be taken regarding this element. 

 

Conditional Use for Drive-Through Establishment 

The petitioner’s approved drive-through plan and design are not affected by this petition.  

Therefore, no actions need to be taken regarding this element. 

 

 

Compatibility with the Sign Ordinance 

The 2007 action granted site plan approval for a signage deviation to allow for the restaurant to 

erect multiple wall signs on the specified building elevations.  The signage deviation allowed 

each building elevation to display a wall sign to give each elevation more of a ‘storefront’ 

appearance.  Staff felt that this relief could be supported given the location of the building as it 

relates to the overall planned development, the unique layout of the site and the fact that many 

visitors to the site will be approaching from the north side (spine road) of the building.  The size 

requirements for the underlying B3 District would still be met.  Staff recommended as a 

condition that the signage shall only be of a channel sign design, to be consistent with other 

developments within the Highlands of Lombard. 

 

The petitioner’s revised building elevations show two signs on the south wall.  For comparison 

purposes, the petitioner also provided an elevation showing the south elevation with one wall 

sign.  As the approval Ordinance only provided for one sign per elevation, they also are seeking 

considering of the second sign on the south elevation. 

 

In discussions with the petitioner, staff raised concerns regarding multiple wall signs on a single 

building elevation.  Staff noted the recent denial of multiple wall signs for Sweet Tomatoes 

within the Highlands of Lombard planned development on the east elevation for precedence.  

Staff also notes that the wall signage number and size was also raised as part of PC 07-26 and 

notes the following signage approved within the planned development: 
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Highlands of Lombard Wall Sign Relief 

 
Case No. Address Relief Granted 

Multiple Tenant Buildings 

PC 02-28 2830 S. Highland (Pier One center) Interior tenants allowed up to two wall signs 

SPA 03-03 2830 S. Highland (Pier One center: 

Potbelly Sandwich Works) 

Specific tenant granted wall sign size relief, ability 

to display mixed wall & awning signs 

PC 05-12 2820 S. Highland Interior tenants allowed up to two wall signs 

SPA 07-09ph 2800 S. Highland  Interior tenants allowed up to two wall signs 

Single Tenant Buildings 

PC 05-12 2810 S. Highland (Amcore Bank) Three wall signs for single-tenant building 

PC 07-26 2800 S. Highland (The Patio) Four wall signs for single-tenant building 

 

Staff cannot support the requested fifth wall sign as proposed.  There are no unique 

circumstances pertaining to the use that warrants consideration of additional wall signs beyond 

what was already granted by the Village.  The petitioner notes that the wall sign on the left 

(west) is intended to break up the building mass, similarly to the wall signage that was approved 

in the 2007 application, staff notes that refinements to the metal banding or masonry materials 

can also perform the same function.  Moreover as the sign on the south elevation to the left 

would not be extensively visible as it would be largely blocked by the Amcore Bank building.  

As it would not be an identifying element for motorists, it does not serve a valued purpose.  

Allowing the petitioner to display multiple wall signs on a single elevation would set a precedent 

for granting the same relief to other tenants within the Highlands of Lombard and there is no 

hardship or unique circumstance that warrants consideration of the additional wall sign.  

Therefore, staff does not support the requested additional wall signage deviation. 

 

 

FINDINGS AND RECOMMENDATIONS 

Based on the above findings, the Inter-Departmental Review Committee recommends that the 

Plan Commission make the following motion recommending approval of this petition, but only 

in part: 

 

 Based on the submitted petition and the testimony presented, the requested amendment to 

Ordinance 6085 complies with the standards required by the Lombard Sign Ordinance 

and the Lombard Zoning Ordinance and is consistent with the Highlands of Lombard 

Planned Development, and that granting such relief is in the public interest.  However, 

granting of relief for the second wall sign on the south building elevation does not meet 

the standards set forth in the Zoning and Sign Ordinance and is not compatible with the 

Highlands of Lombard planned development.  Therefore, I move that the Plan 

Commission accept the findings and recommendations of the Inter-Departmental Report 

as the findings of the Plan Commission and I recommend approval in part of PC 08-07, 

subject to the following conditions: 
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A. That the conditions of approval of Ordinance 6085 shall be amended to read in its 

entirety as follows: 

 

1. The site improvements shall be constructed in compliance with the submitted 

plans included within the plan submittal packet prepared by James Papaoutsis 

Design Architect, updated August 10, 2007 (including the site plans and 

freestanding sign proposal); the Preliminary Engineering Plans, prepared by 

Hoefferle-Butler Engineering, Inc, dated July 12, 2007; the Landscape 

Development Plan, prepared by Trippiedi Design Landscape Architect, dated July 

13, 2007; the Plat of Resubdivision, prepared by Spaceco Inc., dated July 2, 2007; 

and the Photometric Plan, prepared by Zolter Electric, dated June 7, 2007 (sic.) 

and made a part of this petition, except as amended by the conditions of approval.  

The concept building elevations (exclusive of the second wall sign on the south 

elevation) shall be constructed in compliance with the submitted plans included 

within the plan submittal packet prepared by Knauer, Incorporated. 

 

2. The petitioner shall meet all development and building codes of the Village of 

Lombard and shall follow the provisions set forth within the Highlands of 

Lombard planned development approval. 

 

3. The proposed freestanding sign shall be placed outside of any easement areas.  

The freestanding sign exterior shall be of a limestone/fieldstone material, 

consistent with the signage previously approved within the planned development.  

Moreover, the sign cabinets shall be designed in a manner that minimizes exterior 

light glare.  

 

4. The wall signage approval shall only be for the four exterior “The Patio” signs as 

depicted on the exterior elevations as depicted on the C2 South Elevation plan, 

prepared by Knauer, Incorporated.  All wall signs on the proposed buildings must 

be of a channel letter design. 

 

5. In the event that the proposed restaurant is not developed concurrent with the 

proposed Highlands III development, the petitioner shall install requisite parking 

stalls and drive aisles to ensure full access and circulation around the proposed 

center. 

 

6. The approved masonry materials for the building shall be consisted with the 

material board sample prepared by Knauer, Incorporated and submitted as part of 

the petition.  Any deviation from this material shall be subject to the review and 

approval by the Director of Community Development. 
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Inter-Departmental Review Group Report Approved By: 

 

 

 

______________________________ 

David A. Hulseberg, AICP 

Assistant Village Manager/Director of Community Development  
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