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ARTICLE 4: DESIGN STANDARDS
4.1 Purpose

4.2 Village Character

The following Design Standards were created
to complement the development regulations
in the Downtown Development Code. The
Standards should be used by landowners,
businesses, developers, planners, architects,
landscape architects, and engineers as guiding
principles for developments proposed in
Downtown Glenview.

Although these standards do not mandate or
endorse one particular style of architecture,
they do recognize the value of Downtown
Glenview’s traditional historic revival
architecture and its identity as an upscale,
North Shore commuter railway village.

The Design Standards are intended to
maintain and enhance the physical character
of Downtown by encouraging development
proposals that strive for high-quality design.

The standards encourage development that
respects the Village’s history, “fits in” with
high-quality adjacent structures and enhances
Downtown’s overall architectural character.

The Park District building on Prairie Street and its English Tudor Revival style are part of Downtown’s character.
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4.3 Objectives
Site and building design should enhance
Downtown’s eclectic character by:








Fostering a “built over time” appearance
with variations in façades, building
height, and rooflines.
Articulating buildings with detailed
fenestration, high-quality materials,
signage, and lighting.
Incorporating attractive, year-round
streetscape/landscape elements.
Incorporating environmentally sensitive,
sustainable design where feasible.

4.4 Context
The design of each development, whether it
consists of one or multiple buildings, will be
reviewed by Village boards and commissions
for its suitability for a given site, compatibility
with adjacent development, and consistency
with the goal of improving the design quality
of Glenview’s built environment. In addition,
other plans and development regulations affect
development in Downtown Glenview.
The Comprehensive Plan provides goals
and objectives and a land-use direction for the
entire Village.
The Downtown Revitalization Plan sets
a new direction for the improvement and
development of the area. The Downtown
Development Code and its Design Standards
seek to implement the Revitalization Plan by
providing development regulations and design
direction.
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Developments are not required to use one architectural
style but should enhance Downtown’s existing character, which includes English Tudor Revival, English
Cotswold, Georgian Revival, Federal Revival, Colonial
Revival, Classical Revival and other traditional styles.
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The Glenview Municipal Code provides
a variety of other related development
regulations, as noted in the Introduction and
Administration sections.

4.5 Organization
Standards within this section are numbered.
Photograph captions also contain the number
of the standard or standards that most closely
relate to the photograph.
Article 4.6 lists the standards specific to certain
building types in the Downtown and includes
“wireframe” diagrams that provide guidance
regarding appropriate scale and massing. This
section also provides photographs of buildings
that feature high-quality design.

Glenview House, a restaurant on Glenview Road, is
part of Downtown’s character.

Article 4.7 provides design standards applicable
to all Downtown buildings on properties
covered by the code.
Articles 4.8 through 4.10 provide standards
for building materials, lighting, and outdoor
cafes.
Article 4.11 provides parking standards.
Article 4.12 includes standards for Downtown
streetscape and landscape.

A historical photo of Glenview House.

A recent high-quality mixed-use development on the
southeast corner of Waukegan and Glenview Roads.
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4.6 Building Types
The following building types are allowed in
Downtown:


Mixed Use



Retail/Office



Condominium/Apartment



Rowhome/Townhome

Each building type must comply with the
Regulating Framework and Street Frontages
sections and follow the Design Standards in
this section.
The photos and graphics that follow show
images for each building type. They provide
additional direction for building siting,
massing, and design. The 3-D “wireframe”
diagrams are intended to show massing,
scale, and fenestration but are not intended to
show detailed architecture and articulation or
indicate a preference for one architectural style
for Downtown.

Mixed Use.

Retail.

Photographs included in these Design Standards
are intended to show high-quality design and
architecture but may not comply with every
provision of the Downtown Develoment Code
or Article 4.
Condominium/apartment.

Rowhome/Townhome.
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4.6.1 Mixed Use
Figure 4.1: Mixed-use Building on Corner Lot

Example of mixed-use building on corner lot with articulated architecture.
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4.6.1 Mixed Use (continued)
Figure 4.2: Mixed-use Building, Mid-block with Access Drive

Example of a mixed-use building with clearly defined storefronts and a distinctive corner
element.
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4.6.1 Mixed Use (continued)
Figure 4.3: Mixed-use Building, Mid-block Without Access Drive

Examples of mid-block mixed-use buildings with clear
glass storefronts, kneewalls, and clearly defined bases,
middles, and tops.
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4.6.1 Mixed Use (continued)
Figure 4.4: Mixed-use Building Incorporating Varied Roof Features

Example of a mixed-use building incorporating varied roof features.
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4.6.2 Retail/Office
Figure 4.5: Retail/Office-only Building

Example of a single-story, retail-only building that uses a pitched roof to
provide more scale and framing to the “streetwall.”
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4.6.3 Condominium/Apartment
Figure 4.6: Condominium/Apartment Building

Example of a multi-family building with foundation landscaping and articulated architecture.

66

June 17, 2008, Ordinance Number: 5112

Glenview Downtown Development Code
Article 4: Design Standards

Building Types

Examples of multi-family buildings that use highquality materials and incorporate good articulation
and fenestration.
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4.6.4 Rowhome/Townhome
Figure 4.7: Rowhomes/Townhomes

4.6.4.1

4.6.4.2

4.6.4.3

4.6.4.4

Example of rowhomes/townhomes with entrances
facing the street. (4.6.4.1)
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The main entrance to each dwelling
must face the street.
Buildings on corner lots shall be
designed with two front facades.
Service, equipment, and trash areas
must be located in and accessed from
the alley where feasible.
The design of garages, including
materials, should be compatible
with the design of the rowhomes/
townhomes.
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Examples of rowhomes/townhomes with entrances
facing the street and access and service/trash areas in
the rear. (4.6.4.1, 4.6.4.3)
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4.7 Building Design
4.7.1 General
4.7.1.1

4.7.1.2

4.7.1.3

4.7.1.4

4.7.1.5

To maintain an active pedestrian
environment, buildings shall be
oriented toward streets, sidewalks,
and/or public plazas.
Façades shall be proportioned to
respect the human scale.
Façade elements shall provide a change
in plane, creating interest in light and
shadow.
Standardized, formulaic, non-regional
architecture and architectural features
used primarily for advertising purposes
are not allowed.
Developers should consider creative,
adaptive reuse of high-quality existing
buildings.

4.7.2 Articulation
Plane/Material Changes
4.7.2.1 A building base, middle, and top
shall be strongly articulated through
materials, details, and changes in the
plane of the wall, including stepbacks
and patios on upper floors (see Figure
4.8).
4.7.2.2

4.7.2.3
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ACCEPTABLE

Pitched roofs may project into space
where upper story floors have been
step-backed.
Mixed-use buildings must have a
distinct ground-floor base with easily
identifiable, traditional storefronts with
clear glass and kneewalls.

Design that incorporates material changes, clear glass
storefronts, and distinct ground-floor base with storefronts. (4.7.2.1, 4.7.2.2)
4.7.2.4

4.7.2.5

4.7.2.6

4.7.2.7

Façades shall be articulated to express
vertical rhythm related to structural
columns and bays.
Building design should feature a balance
of vertical and horizontal elements.
Unarticulated, flat-front, all-glass, or
all-metal buildings are prohibited.
To prevent a “dead wall” on buildings
with first-floor parking, articulate
the ground floor with faux windows,
banding, or other architectural
features.
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Figure 4.8: Building Articulation

Top

Middle

Base

Articulated building with clearly defined base, middle, and top. (4.7.2.1)

NOT ACCEPTABLE

ACCEPTABLE

Building with no defined base, middle, or top. (4.7.2.1)

Building design should feature a balance of vertical
and horizontal elements, as illustrated by the lines on
the above photograph. (4.7.2.4)
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Visual Interest
4.7.2.8 Building
orientation and design
elements shall encourage overall visual
continuity between developments.
4.7.2.9

ACCEPTABLE

To avoid a look of monotony of
materials or design, buildings should
be articulated, such as with projections,
recesses, material changes, parapets,
cornices, and varying roof heights.

4.7.2.10 Commercial

and mixed-use buildings
should have new façades at least every
75 feet. Long buildings should be
“broken up” with articulation and
contribute to a “built over time”
appearance.

Facades “broken up” with articulation and roofline
changes to create a “built over time” appearance.
(4.7.2.9, 4.7.2.10)

4.7.2.11 Because

of the prominence and
visibility of corner buildings, features
such as a cupola, rotunda, atrium, clock
tower, pilasters, roofline balustrades,
and/or varying rooflines should be
considered to add visual interest to
Downtown.

Building tops should include distinct, attractive cornice
lines to add visual interest. (4.7.2.9)

Corner feature. (4.7.2.11)
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4.7.3 Entries
4.7.3.1

4.7.3.2

4.7.3.3

4.7.3.4

4.7.3.5

ACCEPTABLE

Building entries should be clearly
defined and articulated.
Primary store entrances shall be located
along the primary Street Frontage, with
secondary entrances located behind
the building or along a side street.
Primary access to individual commercial
storefronts, including restaurants, must
be from the street/sidewalk and not
from inside lobbies and hallways.
On mixed-use commercial buildings,
residential or office entrances/
lobbies should be distinguished from
storefronts and located on side streets
and away from intersections wherever
possible.

Recessed entries are encouraged. (4.7.3.5)

Recessed entries for retail and service
uses are encouraged to provide cover
from the elements and to allow easier
opening of doors. Non-recessed doors
should not encroach into the 5-foot
pedestrian clear zone when opened.
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4.7.4 Fenestration

ACCEPTABLE

Location
4.7.4.1 Ground-level retail or office space
shall include large, clear-glass windows
that allow views into building interiors
to reinforce an active shopping and
business environment.
4.7.4.2

Blank walls exceeding 20 feet in length
are not allowed facing Glenview or
Waukegan Roads.

Amount
4.7.4.3 At least 50% of ground-floor retail,
service, and office façades facing
Street Frontages or public plazas shall
be fenestrated with clear, non-tinted
windows.
4.7.4.4

4.7.4.5

4.7.4.6

At least 25% of every upper-floor
façade shall be fenestrated.
At least 25% of ground-floor façades
facing rear parking areas or alleys shall
be fenestrated (see Figure 4.9).
A kneewall of at least 10 inches and
not more than 18 inches is required on
commercial storefronts.

Materials
4.7.4.7 Fenestration must be either windows or
doors that allow views into the shops,
working areas, lobbies, or pedestrian
entrances or window displays.
4.7.4.8
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Dark-tinted, spandrel, frosted, or
smoked glass shall be used sparingly
and for decorative or accent purposes
or on solid walls necessary to the
function of the building only (such as
storage areas, kitches, and bathrooms).
Reflective glass is prohibited.

Storefronts must have at least 50% fenestration.
(4.7.4.3) A kneewall of at least 10 inches and not more
than 18 inches is required on commercial storefronts.
(4.7.4.6)
4.7.4.9

Solid walls necessary to the function
of a building shall incorporate features
such as awnings, display windows,
material and color variations, arches,
piers, columns, high-quality graphics,
spandrel glass, landscaping, and other
elements to reduce perceived building
scale and add visual interest.
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Figure 4.9: Fenestration
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At least 50% of ground-floor commercial shall be clear glass windows and doors. At least 25% of every upper floor
shall be glass windows. (4.7.4.3, 4.7.4.4)

NOT ACCEPTABLE

Inadequate fenestration
blocks views of interior
spaces. (4.7.4.7, 4.7.4.8,
4.7.4.9)
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4.7.5 Service Areas

ACCEPTABLE

Design & Materials
4.7.5.1 Service areas, pipes, utility boxes, and
utility doors should be placed out of
view where feasible (see Figures 4.10
and 4.11).
4.7.5.2

4.7.5.3

4.7.5.4

4.7.5.5

4.7.5.6

4.7.5.7
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Accessory service areas behind
buildings that are visible from streets
and sidewalks shall be designed in a
manner consistent with the building
front or side.
Loading, trash, and utility areas shall
be designed to accommodate snow
removal by eliminating unnecessary
obstacles and providing storage
locations where feasible.
When parking is located behind
buildings, rear building entrances and
façades shall be designed in a manner
consistent with the front and side
façades.
Access to rear parking lots should be
clearly defined and visible from the
street.
Screening materials should complement
the building and adjacent buildings in
materials and color and be effective in
every season, such as fencing, shrubs,
or evergreens. Screening must be at
least 7 feet in height.
For all development that abuts a
residential property at the rear, an
8 foot high solid screen fence is
required along the property line. If
alley condition is present, fence to

Screening materials should be effective in all seasons.
(4.7.5.6)

be installed within alley right-of-way
adjacent to residential property. Fence
to be maintained by property owner.
Location & Maintenance
4.7.5.8 Separate areas for loading, trash,
and utilities for individual businesses
are discouraged. Shared service
areas between businesses should be
considered for ease of maintenance
and improved aesthetics.
4.7.5.9

Rear façades visible from streets and
sidewalks should be treated with similar
articulated architecture and fenestration
as the front and sides of the building.
Architecture and fenestration on the
rear facade should extend at least 40
feet from the curb on a side street
(see Figures 4.10 and 4.11).

4.7.5.10 Loading,

trash, and utility areas
(including pipes, conduit, utility boxes,
and utility doors) shall be located out
of view wherever possible and in all
cases screened from street and sidewalk
views. Roof top mechanicals shall be
located in the middle of the roof and
shielded by a screening wall similar in
design and materials to the building.
These areas should be incorporated
into site plans and building designs.
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Figure 4.10: Rear Facade/Service Area

Figure 4.11: Rear Facade/Massing
NOT ACCEPTABLE

Treat visible rear façades with similar articulated architecture and
fenestration as front and sides. (4.7.5.2)

Trash areas should be located out of
view whenever possible and screened
from street/sidewalk views. (4.7.5.1)
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4.7.6 Building Projections
Retail/Mixed Use/Multi-family
Eaves and bay or box windows may encroach
past the Building Line, with the following limits
(see Figure 4.12). For regulations on blade
signs and awnings, consult the Village’s Zoning
Ordinance.
4.7.6.1
4.7.6.2

Figure 4.12:
Projections - Retail,
Mixed Use &
Condominiums
5' MAX.
OVERHANG
BAY
WINDOWS

Eaves: 3 feet maximum
Bay/Box windows: E5A Vfeet
maximum
3' MAX.
ES/
OVERHANGS
(allowed only on upper stories). OVERHANG
3 1/2' MAX.

OVERHANG
Rowhomes/Townhomes BS LI GA ND SE
Eaves, bay windows, and porches or stoops
may encroach past the Building Line, with the
following limits (see Figure 4.13):
9' CLEARANCE

4.7.6.3

Eaves: 3 feet maximum

4.7.6.4

Bay/Box windows: 5 feet maximum.

4.7.6.5

Porches: 5 feet maximum

4.7.6.8

3' MIN.
5' MAX.
OVERHANG
8' MIN.
CLEARANCE

Figure 4.13: Projections - Residential

Balconies
4.7.6.6 Balconies, decks, or terraces must not
cross the Building Line.
4.7.6.7

AWNINGS

EAVES/
OVERHANGS

Village of Glenview, Illinois

Inset or recessed balconies,
decks,
or
B A Y Code
Downtown
Development
W I ND O W S
terraces are allowed Figure
on the
front
of - Building
X: Retail
& Mixed-Use
Projections
buildings.
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Building color shall be compatible with
the area’s character and enhance the
building’s visual appeal.

Not To Scale

5' MAX.
OVERHANG

March 2, 2007

PORCHES

5' MAX.
OVERHANG

Balconies, decks, or terraces are
allowed to encroach into areas where
the building has been stepped back
from the building or property line.

4.7.7 Building Colors
4.7.7.1

3' MAX.
OVERHANG

4.7.7.2

Primary, bright, or excessively brilliant
colors are discouraged unless used
sparingly for subtle trim accents.
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4.8 Building Materials
Overall
4.8.1 Wood, brick, stone, and glass are the
preferred primary building materials
for all structures in the Downtown.
New building construction and
rehabilitations should be primarily
constructed of these high-quality
materials (see Table 4.1).
4.8.2

4.8.3

4.8.4

Concrete block (smooth or decorative
splitface), stucco (smooth or textured
synthetic), plywood, sheet pressboard,
unfinished pre-cast concrete, pouredin-place concrete, synthetic stone,
smooth/textured synthetic stucco or
plaster, and metal/decorative metal
shall not be used as primary materials
on façades or walls that are visible from
streets, driveways, sidewalks, and/or
parking areas. They shall be used only
for decorative accent purposes and
limited in their use on building façades
and visible walls (see Table 4.1).
The primary building material used
on front façade shall be continued as
the primary material on the side and
rear façades, except where the side of
a building directly abuts the side of an
existing building.
The number of materials on an exterior
building face should be limited (no
more than 5) to prevent clutter and
visual overload.

Fencing
4.8.5 Brick, stone, or decorative metal shall
be used for fencing. Decorative or
non-screening fence height shall be 30
to 42 inches. Railings along terraces
can be solid walls or open fencing but
may not be clear glass or plastic.

ACCEPTABLE

Brick, glass and stone are preferred primary building
materials. (4.8.1)

Table 4.1: Preferred/Prohibited Materials
Primary Building Materials
PREFERRED PROHIBITED*
 Brick
 Concrete, including poured-in Stone
place and unﬁnished pre-cast
 Glass
 Plywood
 Sheet pressboard
 Wood
 Synthetic stone
 Smooth/textured synthetic
stucco or plaster
 Metal/decorative
metal
* Limited use allowed for decorative
accent purposes.
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ACCEPTABLE

NOT ACCEPTABLE

Low-quality materials, such as fake stone and vinyl
siding, are not allowed. (4.8.3)

Brick, wood, and glass are preferred primary building
materials. (4.8.1)
4.8.6
4.8.7

colors should be consistent and
complementary in color, style, and size
with the overall building facade and
adjacent buildings.

Chain link fencing is not allowed.
Fences shall be considered an extension
of building architecture and shall
make an attractive transition between
the building mass, the natural forms
of a site, and the “public realm” or
streetscape.

4.8.9

Awnings
Refer to the Village’s Awning Appearance Code
and Design Guidelines.
4.8.8

80

Building

awning

design

4.8.10

Awnings shall be constructed of highquality fabric or metal. Plastic or vinyl
awnings are not allowed. Internally
lighted awnings are not allowed.
The bottom of awnings shall be
placed a minimum of 8 feet above the
sidewalk.

and
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4.9 Lighting
Refer to the Glenview Municipal Code’s
performance standards on lighting.
4.9.1

4.9.2

4.9.3

Site lighting shall incorporate principles
to limit “light pollution” and preserve
the nighttime environment, such as
incorporating down-lighting and
shields.
Lighting shall provide a sense of
safety without having a negative affect
on neighboring properties and shall
be located, aimed, or shielded to
minimize glare, sky glow, and stray
light trespassing across property lines,
especially along alleys.
Exterior lighting for signage shall be
down-directed.
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4.10 Outdoor Cafes
4.10.1

4.10.2

4.10.3

4.10.4

4.10.5

Outdoor cafés/seating areas are
encouraged to make Downtown more
active and enhance its overall pedestrian
character, especially in blocks identified
as key commercial/retail/restaurant
locations.

ACCEPTABLE

Outdoor cafés shall maintain at least 5
feet of clear space for movement of
pedestrians along the sidewalk.
Tables, chairs, and other equipment
should be kept out of the pedestrian
zone. The pedestrian zone also should
be clear of street trees, tree grates, and
other landscaping.
Second-story terraces for outdoor
dining are encouraged where sidewalk
space is limited. Second-story terraces
shall be integrated into the design of
restaurants and the overall building.
A temporary or seasonal barrier or edge
is encouraged to define outdoor café
spaces and ensure the pedestrian clear
zone. The barrier should be a simple
decorative railing, fence, planters, or
similar element. The design of the
barrier should reflect the style of
the building and coordinate with the
Downtown streetscape, and shall be
reviewed and approved by the Village’s
Appearance Commission.

Outdoor cafe near curb with clear pedestrian space
between building and dining area. (4.10.1, 4.10.2,
4.10.3)

NOT ACCEPTABLE

Outdoor cafe blocking pedestrian zone. (4.10.2)
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4.11 Parking
Refer to Article 2: Regulating Framework,
and the Village’s Municipal Code and Parking
Lot Landscaping and Design Guidelines for
additional information on parking standards.

Figure 4.14: Parking Layout

Design
4.11.1 Off-street parking spaces may be open
or enclosed in a building.
4.11.2

4.11.3

4.11.4

4.11.5

4.11.6

4.11.7

Parking areas shall be screened with
fencing and landscaping at street
and sidewalk edges and adjacent to
residential buildings. Fencing, walls,
and landscaping shall be a maximum
of 30 to 42 inches in height and shall
preserve sight lines at entrances/exits
to reduce conflicts between pedestrians
and motorists.

NOT ACCEPTABLE

All exposed/visible walls on
freestanding parking structures, as well
as on parking structures in buildings,
should be screened and articulated
with architectural treatment.
Designated parking spaces, except
those within townhomes/rowhomes,
shall be marked with permanent
marking materials and maintained in a
clearly visible condition.
Parking area lighting shall be designed
to Village standards and minimize
impact on surrounding properties.
Parking areas shall be designed to
accommodate snow removal, such as
by eliminating unnecessary obstacles
and providing for temporary snow
storage where feasible.

Parking directly from street is not allowed. (4.11.8)

Location
4.11.8 Parking areas in front of buildings are
prohibited unless otherwise specified
in the Code.

Off-street parking spaces shall have a
vertical clearance of at least 7 feet if
provided within a building.
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Mid-block parking lots should be
limited to avoid breaking up the
shopping streetwall.

83

Glenview Downtown Development Code
Parking

Article 4: Design Standards

4.11.10 Business

owners, employees, and
residents should park in the rear of
parking lots or on the upper floors of
parking structures rather than occupy
spaces on streets or prime parking
locations for shoppers, visitors, and
restaurant patrons.

ACCEPTABLE

4.11.11 Bicycle

parking shall be considered and
placed in locations that are safe and
convenient to high-traffic destinations
in such a manner as to not impede
pedestrian circulation.

Sharing
4.11.12 Adjacent commercial parking lots
must be connected, where feasible, if
access to the two lots is not available
via an alley, to facilitate trips between
commercial uses.
4.11.13 If

a driveway is needed to access
rear parking lots, it must be shared
with future development on adjacent
properties via easements if the future
development cannot be accessed from
the alley or side street.

ACCEPTABLE

Example of landscaped/screened parking lot. (4.11.2)
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Parking garages articulated with attractive architectural treatment. (4.11.3)

Example of screening. (4.11.2)
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4.12 Streetscape/Landscape
An attractive and effective streetscape will
provide visual continuity from block to block
and continue to define Downtown as a special
place. Developers should incorporate the
Village’s streetscape design into development,
including standards for street trees, street
furniture, pavers, and other streetscape
elements. This will help visually unify the
district.
4.12.1

4.12.2

4.12.3

4.12.4

The current streetscape design installed
along Glenview Road should be
enhanced and continued throughout
Downtown, with modifications to
match different road and sidewalk
widths.
Landscape and hardscape for large
corner bump-outs should be treated
on an individual basis because of
particular needs and situations in each
area. Individual elements should follow
the overall Downtown streetscape
design theme.
The developer is responsible for
installing Village-approved streetscape
elements within all new developments.
Developments are encouraged, where
feasible, to include “greening” elements
such as planter boxes, gardens on
terraces or patios, landscaping, and
other environmentally attractive and
beneficial features.

Attractive plantings and “green” elements should be
incorporated where possible. (4.12.4)
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4.12.5

4.12.6

4.12.7

4.12.8

Plazas and open spaces shall be
considered within new developments
where feasible.
Decorative paving such as brick, clay
pavers, stone, decorative pre-cast
concrete pavers, or stamped concrete
shall be considered when designing the
hardscape for new plazas, open spaces,
and bumpouts.
Existing and future open spaces should
incorporate special features such as
fountains, artwork, plantings, and other
elements.

Plaza with decorative pavers and a fountain. (4.12.6,
4.12.7)

Where pedestrian paths or passthroughs are used to access parking,
they shall incorporate decorative
fencing, arches, lighting, paving or
signage.

Street Furniture
4.12.9

Decorative metal benches, trash
receptacles, and bike racks shall be
provided at high-activity pedestrian
areas.

4.12.10 Decorative

stands or corrals for
newspaper vending machines shall be
considered to consolidate clutter and
screen views.

4.12.11 Decorative

planters shall be placed in
plazas and along pedestrian paths and
sidewalks where they will not impede
safe flow of pedestrians.

86

Decorative newspaper stand. (4.12.10)
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