ZONING BOARD OF
APPEALS

COMMUNITY DEVELOPMENT STAFF REPORT

LOWRIE PROPERTIES – WALL AND GROUND SIGN VARIATIONS

October 21, 2021
B

Project Number
VAR2021-1003
Subject Property Location

A
C

28W571 Batavia Road
East of Warren Avenue, south of
Stafford Place, north of Manning
Avenue, west of Batavia Road
Property Owner
Lowrie Properties LLC
Zoning
B-4 Motorist Service District
Existing Land Use
Mixed-use/Multi-tenant Building
Comprehensive Plan
Not Applicable
Approvals Sought
Sign Variations
Submittals
Sign Variation Application Form,
prepared by Ed Lowrie, dated
08/26/20.
Sign Location Exhibits, prepared
by Ed Lowrie, dated 08/11/20
(Exhibit A)

LOCATION MAP

I. INTRODUCTION
In this case, Lowrie Properties LLC (the “Applicant”) is
requesting approval of variations from the Warrenville
Sign Ordinance to provide relief from wall sign
projection restrictions for two signs, one of which is
existing. Additionally, the Applicant is seeking relief
from setback requirements for one existing,
nonconforming drive-thru sign on the property.
Approval of these variations would allow the property
owner to maintain the existing, nonconforming
projecting wall sign at the northeast corner of the
building, add a new projecting wall sign along Batavia
Road, and modify and retain an existing,
nonconforming drive-thru sign along Stafford Place into
a ground sign.
The Subject Property, commonly known as 28W571
Batavia Road, is located east of Warren Avenue, south
of Stafford Place, north of Manning Avenue, and west
of Batavia Road. The Subject Property is improved with
a mixed-use building with commercial tenants on the
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first floor and apartments above. The current zoning of the property is B-4 Motorist Service
District.
The Legal Notice of Public Hearing for this request was published in the Daily Herald newspaper
on October 6, 2021. A public hearing for this request will be held by the Zoning Board of Appeals
on October 21, 2021. This Staff Report does not currently reflect any public input that might be
provided at the scheduled public hearing, and therefore, it should be reviewed with this fact in
mind. Any additional information concerning the application that might be provided at the
public hearing must be reviewed by staff before a revised recommendation can be made.
II. ANALYSIS
Sign A: The Applicant is proposing to install a new, non-illuminated, projecting wall sign on the
east façade of the building. The sign is approximately 21 square feet (6 feet by 3.5 feet).
The Applicant is requesting the following variation from the Warrenville Sign Ordinance to install
this sign:
o Variation from Section 8-14-6 B.1.f.4: Wall signs may not project more than
twelve inches (12") beyond the wall surface.
Staff Evaluation/Recommendation:
The design is attractive and appropriate for the building given the traditional architectural design
of the building and the relationship of the building to the adjacent property/right-of-way line.
Staff feels the sign would be a positive addition to the character of the surrounding commercial
area and would certainly help identify and attract customers to the bike store’s new location in
the former branch bank unit along the building’s Batavia Road frontage.

Based on staff’s approval findings outlined in this Report, staff recommends the Zoning Board
of Appeals recommend approval of the requested variation for this sign subject to the following
conditions:
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1. The sign is installed and maintained substantially in conformance with attached Exhibits.
2. The bike shop tenant actually occupies the tenant space above which the sign would be
installed.
3. A building permit must be applied for and approved by the Community Development
Department prior to installation of the sign.
Sign B: The Applicant is proposing to modify and retain the existing double-sided, approximately
48 square foot (8 feet by 6 feet), internally illuminated box sign that projects approximately seven
feet from the northeast corner of the building (See Exhibit A). This sign was last used to identify
the MB Bank tenant that occupied the commercial tenant space located along the building’s
Batavia Road frontage more than 10 years ago.
This sign does not comply with the following provisions of the Warrenville Sign Ordinance:
o Section 8-14-6 B.1.f.4: Wall signs may not project more than twelve inches
(12") beyond the wall surface.
o Section 8-14-8.B.: Nonconforming signs shall be removed or made conforming
to the requirements of the Sign Ordinance within ten (10) years of the City’s
adoption of the Sign Ordinance. The provisions of Section 8-14-6.B.1.f.4 were
adopted by the City more than 20 years ago.
Staff Evaluation/Recommendation:
The existing sign is relatively large and is located on an extremely visible corner of the building
and a very prominent location within the Civic Center area. While staff does believe additional
wall signage could be justified at this location due to the lack of available space to install a ground
sign, staff has identified the following concerns with this component of the Applicant’s request:
• The existing structure is more than 25 years old. The Applicant is not proposing any
material improvement or upgrades to the design or structure of the sign other than the
addition of multiple flat, translucent, tenant advertising panels. From the submitted
documentation, it is unclear if the internal illumination system functions or will be
repaired to function.
• Internally illuminated box signs with flat, translucent panels and no underlying
coordinating design theme, are generally considered a somewhat antiquated sign type.
They are even less desirable in pedestrian-oriented commercial areas that contain
buildings that have a more traditional architectural design and orientation. As such, staff
does not feel the design of the proposed sign is consistent with modern, best-practice,
sign design characteristics, nor would it contribute positively to the desired character of
the area.
The following photos contrast the design of the Applicant’s proposed sign structure with that of
more contemporary designs staff believes would be more appropriate at this location:
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Current/Proposed Sign:

Contemporary Signage Examples:

Based on staff’s evaluation of the information the Applicant has submitted for proposed Sign
B, staff recommends the Zoning Board of Appeals continue the public hearing for this request
in order to provide the Applicant the opportunity to work with staff to address the concerns
noted above.
_________________________________________________________________________
Sign C: One double-sided, existing ground sign along Stafford Place on the west side of the
property. The sign is approximately five feet tall, 13 square feet (4 feet by 3.25 feet) in area per
face, and internally illuminated. The sign is located approximately seven feet from the Stafford
Place property line, and was originally installed as a drive-thru directional sign.
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In order to retain this sign, the Applicant is requesting the following variation from the Warrenville
Sign Ordinance:
o Variation from Section 8-14-5 C: All signs, except as otherwise specifically
permitted by the provisions of this chapter, shall be set back not less than ten
feet (10') from any front, corner side, side and rear lot line.
Staff Evaluation/Recommendation:
Staff has identified the following concerns with this sign:
• Like Sign B, the existing Sign C structure is more than two decades old and in need of
extensive improvement. The Applicant is proposing to convert the existing Drive-Thru sign
into a ground/parking sign. As proposed, it is unclear if this sign would function as an
internally illuminated box sign. The Applicant has provided the following description of
how the current structure would be converted into a box sign:
“The parking lot sign would be painted steel as it is now, with a plastic sign plate on each
side of it. The sign plates would have metal framing to finish off the edges.”
•

•

No plans have been submitted to show how the structure itself would be modified, nor
does staff believe an internally illuminated box sign would be appropriate or truly
beneficial at this location for the same reasons noted above in staff’s analysis of Sign B.
Staff does not feel the current location of this sign is optimal to direct patrons to on-site
parking.
Staff believes the contents and graphics of the proposed sign lack relevance to the
property.
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For all of these reasons, staff does not recommend approval of the requested variation for this
sign. Staff suggests the Applicant consider revising his request to accommodate the installation
of a new, more appropriately designed and located low profile, non-illuminated or externally
illuminated ground sign along the Manning or Warren Avenue frontage of the property. Based
on staff’s evaluation of the information the Applicant has submitted for proposed Sign C, staff
recommends the Zoning Board of Appeals continue the public hearing for this request in order
to provide the Applicant the opportunity to work with staff to address the concerns noted
above.
III. CITY OF WARRENVILLE SIGN VARIATION APPROVAL CRITERIA
In recommending or granting approval of a sign variance, the Zoning Board of Appeals and the
City Council shall prepare written findings of fact that all conditions below apply to the
application. The findings enumerated below only pertain to Sign A. Staff will review the
approval criteria for Sign B and Sign C when the aforementioned concerns are addressed.
Staff’s response is in Italics):
a. The proposed variation will not serve merely as a convenience to the Applicant, but will
alleviate some demonstrable and unusual hardship, which will result if the strict letter of the
regulations were carried out, and which is not generally applicable to signs within the district.
The building located at the corner of Batavia and Butterfield Roads is set back unusually far from
Butterfield Road, which decreases the visibility of the businesses along the corridor.
Furthermore, the existing building is located close to the Batavia Road and Stafford Place
property lines, which make it practically impossible to install a ground sign along these lot lines.
Allowing for increased projection of Sign A could help remediate these issues. As such, the literal
application of the Sign Ordinance would present practical difficulties for commercial tenants.
b. The alleged hardship has not been directly created by any person having a proprietary interest
in the premises.
The commercial property is located on a prominent corner within the Civic Center area, and the
sign has been placed logically to optimize its visibility. Staff feels that the literal application of the
Sign Ordinance would result in a disproportional and ineffective situation with regard to
adequately advertising along the Batavia Road frontage of the property. Staff does not feel this
situation has been created by any person having a proprietary interest in the premises.
c. The proposed variation will not be materially detrimental to the public welfare or injurious
to other property or improvements in the neighborhood.
The proposed sign would effectively identify the new location of the bike store tenant in a manner
that would be appropriate at this location. Subject to the conditions recommended by staff, staff
does not feel that proposed Sign A will be materially detrimental to the public welfare or injurious
to other property or improvements in the neighborhood.
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d. The proposed variation will not impair an adequate supply of light and air to adjacent property,
increase the danger of fire, or endanger the public safety.
If the signage is installed as described and conditioned in this Staff Report, staff does not believe
the proposed signage will impair the supply of light and air to adjacent properties, increase the
danger of fire, or endanger the public safety.
e. The proposed variation will not alter the essential character of the locality.
If the signage is installed as described and recommended in this Staff Report, staff does not
believe it will alter the essential character of the locality.
f. The proposed variation is in harmony with the spirit and intent of the Warrenville Sign
Ordinance.
Staff feels the proposed variation is in harmony with the spirit and intent of the Warrenville Sign
Ordinance.
It is important to note that the Zoning Board of Appeals makes recommendations to the City
Council on Sign Ordinance variation requests.
CONCLUSION
Based on the information and findings outlined in this Staff Report, staff recommends the Zoning
Board of Appeals:
1. Recommends City Council approval of a variation from the Warrenville Sign Ordinance,
which would allow installation of one new projecting wall sign (Sign A) at 28W571
Batavia Road, as illustrated on Exhibit A, and subject to conditions outlined in the
October 21, 2021 Staff Report.
2. Continues the public hearing for this request to the November 4, 2021, meeting in order
to allow the Applicant the opportunity to address staff concerns related to Signs B and
C.
ATTACHMENTS
1. Sign Variance Application
2. Site Plan for Existing Signs, dated 9/22/2021
3. Box Sign Design Exhibit
4. Dibond Sign Exhibit
5. Bike Shop Sign Site Plan, dated 9/22/2021
6. Bike Shop Sign Design Exhibit
7. Bike Shop Sign Photos

