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AGENDA FOR REGULAR MEETING 

VILLAGE OF TINLEY PARK 

PLAN COMMISSION 

 July 18, 2019 – 7:00 P.M. 

Council Chambers 

Village Hall – 16250 S. Oak Park Avenue 

 

Regular Meeting Called to Order 

Pledge of Allegiance 

Roll Call Taken 

Communications 

Approval of Minutes: Minutes of the June 20, 2019 Regular Meeting 

  

Item #1 PUBLIC HEARING: TECHEIRA AND ROSATER (OWNERS), 17130 67TH COURT, FENCE 

VARIATION, PLAT OF SUBDIVISION, MASONRY VARIATION 

The Petitioners, Erica Techeira and Jason Rosater (Owners) are seeking a Variation from Section III.J. 

of the Zoning Code (Fence Regulations) at the property located at 17130 67th Court in the R-4 (Single-

Family Residential) Zoning District. This Variation would permit the Petitioner to install a four foot 

(4’) tall open design fence to encroach twenty-five feet (25’) into the required primary front yard. 

Recommendations for a Plat of Consolidation and a first-floor Masonry Waiver will be considered as 

well. 

Item #2                   WORKSHOP:  JAMES VROEGH (AUTHORIZED AGENT), ON BEHALF OF PARK OAKS 

COMMERCIAL CONDOMINIUM ASSOCIATION (OWNER) 17322 OAK PARK AVENUE, 

SITE PLAN, VARIATION 

 

The Petitioner, James Vroegh (Authorized Agent), on behalf of Park Oaks Commercial Condominium 

Association (Owner) is seeking the following Variations to permit the construction of a 376 sq. ft. 1-

story addition on an existing 3-story Park Oaks Condominium mixed-use development on the property 

located at 17322 Oak Park Avenue in the DC (Downtown Core) Zoning District 

 

Item #3 WORKSHOP:  BANQUET USE REQUIREMENTS – TEXT AMENDMENT 

 

Consider recommending that the Village Board approve Text Amendments to Sections II.B 

(Definitions), V.B. (Schedule I (Schedule of Permitted Uses), VIII.A.10. (Number of Parking Spaces 

Required), and VII (Legacy Code) Section 3, Table 3.A.2 (Prohibited Uses) of the Village of Tinley 

Park Zoning Ordinance, to regulate Banquet Facilities as a Special Use, Permitted Use or Prohibited 

Use. 

 

Item #4 PUBLIC HEARING: MASONRY REQUIREMENTS FOR MULTI-FAMILY, COMMERCIAL 

AND INDUSTRIAL ZONING DISTRICTS – TEXT AMENDMENT 

Consider Text Amendments amending Section V.C.4. (Elevations and Facades), Section V.C.7 

(General Requirements/All Business & Commercial Districts) and Section V.C.10 (Site Development 

Standards for Industrial Uses) of the Zoning Ordinance to incorporate masonry requirements for 

residential, commercial and industrial zoning districts. 

 

Good of the Order 

Receive Comments from the Public 

Adjourn Meeting 
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MINUTES OF THE REGULAR MEETING OF THE  

PLAN COMMISSION, VILLAGE OF TINLEY PARK, 

COOK AND WILL COUNTIES, ILLINOIS 

 

June 20, 2019 

 

 

 

The Regular Meeting of the Plan Commission was held in the Council Chambers of Village Hall on June 20, 2019 at 7:00 

p.m. 

 

PLEDGE OF ALLEGIANCE 

 

ROLL CALL 

 

Plan Commissioners:  Garrett Gray, Acting Chairman 

Eduardo Mani  

MaryAnn Aitchison  

Stephen Vick 

 

Absent Plan Commissioner(s):  Tim Stanton 

Lucas Engel 

Angela Gatto 

 

Village Officials and Staff: Kimberly Clarke, 

Dan Ritter, Senior Planner 

Barbara Bennett, Commission Secretary  

 

CALL TO ORDER 

 

PLAN COMMISSION ACTING CHAIRMAN GRAY called to order the Regular Meeting of the Plan Commission for 

June 20, 2019 at 7:00 p.m. 

  

COMMUNICATIONS 

 

None 

 

APPROVAL OF MINUTES 

 

Minutes of the June 6, 2019 Regular Meeting of the Plan Commission were presented for approval.  A Motion was made 

by COMMISSIONER VICK, seconded by COMMISSIONER MANI, to approve the minutes as presented. The Motion 

was approved by voice call.   ACTING CHAIRMAN GRAY declared the Motion approved as presented.  
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TO:   VILLAGE OF TINLEY PARK PRESIDENT AND BOARD OF TRUSTEES 

FROM:  VILLAGE OF TINLEY PARK PLAN COMMISSION 

 

SUBJECT:  MINUTES OF THE JUNE 20, 2019 REGULAR MEETING 

 

 

Item #1           WORKSHOP/PUBLIC HEARING: BREMEN STATION – 6775 SOUTH STREET, VIN 

PROPERTIES LLC SITE PLAN APPROVAL, SPECIAL USE, VARIATIONS AND 

PRELIMINARY/FINAL PLAT APPROVAL  

Consider granting Site Plan Approval and recommending the Village Board grant Variations from the 

Zoning Code, Final Plat Approval and a Special Use Permit to allow Accessory Residential Uses where 

street-level commercial is required to the Petitioner, Vince Tessitore on behalf of VIN Properties LLC, to 

construct an approximately 60,300 square foot five-story mixed-use development consisting of 39 

residential apartments and over 4,500 square feet of commercial space on the first floor for the property 

located at 6775 South Street in the DC (Downtown Core) Zoning District. 

  

Present were the following: 

 

Plan Commissioners:  Garrett Gray, Acting Chairman 

Eduardo Mani  

MaryAnn Aitchison  

Stephen Vick 

 

Absent Plan Commissioner(s):  Tim Stanton 

Lucas Engel 

Angela Gatto 

 

Guests:     Vince Tessitore. JC Chi 

 

 

DAN RITTER, SENIOR PLANNER gave a presentation as noted in the Staff Report. The Petitioner Vince Tessitore on 

behalf of VIV Properties, LLC, Final Plat approval, a Special Use Permit to allow Accessory Residential Uses where street-

level commercial is required and Variations from the Zoning code to construct an approximately 60,300 square foot five (5) 

story mixed-use development called Bremen Station.  The proposal consists of 39 residential apartments (20 one-bedroom 

& 19 two-bedroom) and over 4,500 square feet of retail space for the property located at 6775 South Street in the DC 

Downtown Core) Zoning District.   

 

The project includes the vacation of approximately 2,157 square feet of right-of-way (ROW) that will be deeded to the 

developer and consolidated as a single lot with their property for this development.  The mixed-use building will include 

interior covered parking improvements to the sidewalks and streetscape and a private outdoor dining patio for the tenant 

space that is expected to be utilized for a restaurant.  The mixed-use building is consistent with the vision of the Legacy 

Plan and Transit Oriented Development (TOD) principals by providing residential density near mass transportation.  

Through these principals, the Village will be able to attract stable commercial uses that will serve residents of the project 

and the community, thereby contributing to the economic health and vitality of the downtown area and Village as a whole. 

 

This site was originally the Bremen Cash Store that was built in 1887.  In 2007, the building was approved to be redeveloped 

and repurposed for a Boston Blackie’s Restaurant.  During the redevelopment, the building was deemed structurally unsafe 

and was demolished by the developer without Village Approvals in 2008.  The developer had planned to build a replica 

building for the restaurant, but that never took place and the site has been vacant since that time.   
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The current developer bought this property in 2012 and began to develop plans for the site in 2016.  In 2017, initial plans 

for a five-story building were submitted for initial discussion.  A number of changes have been made to the original design 

including stepping back the fifth-floor, the parking layout, creating a more traditional exterior design and upgraded exterior 

materials.  Since the last Plan Commission meeting in 2018 the Public Works department have bid out and completed the 

improvements to move the utilities and realign the roadway.   Staff had concerns at the workshop regarding the building’s 

proposed architectural design, which has now been revised from previous proposals to incorporate a more attractive and 

traditional design.   

 

During the demolition of the Bremen Cash Store building, the building’s original turned oak columns from the façade were 

saved and the Village has stored these since that time with the hope they could be reused on the current design.  The columns 

have been offered to the developer, however they are not expected to be able to be reused structurally and the Applicant has 

stated they were unable to find an attractive use on the exterior of the building.  They have indicated they would like to use 

them on the interior of the building, that that would be dependent on the specific restaurant or commercial tenant that comes 

in.  Staff has recommended using them in the construction of the apartment entryway.   

 

Mr. Ritter displayed drawings of the architectural designs that were presented from 2017 to today.  The biggest visual 

changes have been made to the first floor.  The changes are in terms of the material color and the style of the roof lines, and 

the increase of windows.  There is a more traditional feel for the downtown, and the current design balances that with a 

some more modern design elements.  

 

The Zoning District is (DC) Downtown Core within the Legacy District.  The building heights range from a four-story 

maximum height along Oak Park Avenue to seven stories directly to the south (The Boulevard) and north of the train station.  

South Street is classified as Corridor Type D which requires on-street parking and a thoroughfare width of 30’ curb to curb.  

Nearby land uses include the Oak Park Avenue Metra Station and commuter parking to the north zoned CV (Civic); Vacant 

land proposed for the Boulevard at Central Station, a four story mixed-use development to the east zoned DC (Downtown 

Core) and multi-tenant office building and American Legion to the East zoned DG (Downtown General).  Citi Bank to the 

west zoned DC (Downtown Core) and the Vogt Visual Arts Center operated by the Tinley Park – Park District zoned CV 

(Civic) to the south.  The original vision was to include the Citi Bank property in the development but it has not been 

included so far and Citi Bank is still at that location.   

 

The Petitioner is looking to build a 60,000 Square foot, five-story mixed-use building maximizing the footprint of the lot 

which is the intent of the Legacy Code and creates an inviting urban environment.  The intent is to see people living near 

the train station and creating some density around it.  Almost 100% of the lot is the building with a walkway to the south 

and small amount of landscaping to the west.    

 

The Commission had some concerns about the parking ratio.  It was noted that the proposal exceeded the required parking 

minimum and that this was a market choice that the developer was making.  The developer noted that they believed this 

would be sufficient parking.  The convenience of the Metra train station as well as modern services ride-sharing and grocery 

delivery have made car ownership less of a necessity.  The Site Plan proposes to create 41 parking spaces located within the 

building envelope. There are 33 standard size spaces (9’x18’), six (6) are proposed as compact spaces (8’x16’) and two (2) 

spaces have been designed ADA parking.  If the ADA spaces are not requested by residents, those spaces could be adjusted 

to add 4 standard spaces.   Even though the developer is meeting the required minimum number of parking stalls, staff is 

concerned whether a near 1:1 ratio will be adequate for the residents who may need parking for more than one (1) car or for 

an overnight guest. No on-street parking adjacent to this development is being proposed as required by the public frontage 

requirements.  

 

The parking garage will be accessed along 67th Court by a private overhead door entrance to be used by residents. 

Residents can then enter the building from inside the garage. Additionally, the apartments can be accessed by pedestrian 

traffic from the South Street entrance and through the parking garage entrance on the south side of the building. 
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Staff has safety concerns with vehicles exiting the development on 67th Court and their potential conflict with pedestrians 

on the sidewalk. There is decreased visibility and blocked sightlines due to decreased setbacks typical in downtown and 

transit-oriented developments (TOD). The developer has agreed a combination of flashing lights, signage, mirrors and 

windows that will be used to warn both the vehicle and pedestrians. 

 

Resident and restaurant garbage would primarily happen inside the building or along South Street during non-peak hours. 

The garbage will be funneled to an enclosed room on the first floor of the parking garage.  They have indicated they are 

aware of the downtown events and morning/evening traffic that will need to be worked around. This will need to be 

further coordinated with the restaurant operator once one is identified. A condition has been required that loading and 

garbage operations will happen in a manner that will not cause safety concerns or align with the adjacent street or parking 

lot entrance/exit. The garbage will be rolled out in dumpsters to the garbage trucks by the garbage company.   

 

The landscaping will be adjusted based on the streetscape plan.  There is landscaping along the west side adjacent to the 

Citi Bank property.  Staff has proposed landscaping for that location with visually appealing species.  A landscaping 

consultant will be utilized and a final landscaping plan will be submitted.  Landscaping has also been added to the roof.   

 

Plans were revised to add more specific language about the type and style of all wall signs on the building that will be 

consistent across the building. Following those requirements is a recommended condition of approval.  Other signage 

requirements not covered on the plan would be determined by the Legacy Code’s requirements.   

 

Various building lighting fixtures are shown on the architectural renderings.  A final photometric plan will be submitted.   

 

Mr. Ritter noted the list of Variations: 

 

1. A one (1) story Variation from Section 2.A.3. (Figure 2.A.2.) of the Legacy Code to permit a five (5) story building 

instead of the maximum allowable building height of four (4) stories. 

2. A 39 foot (39’) Variation from Section 2.A.9. (Table 2.A.6.) of the Legacy Code to permit a building setback of 44 feet 

(44’) instead of the required five foot (5’) maximum for the second through fifth floors. 

3. A 2.8 foot (2.8’) setback Variation from Section XII.2.A.9 (Table 2.A.6) of the Legacy Code to permit a 7.8 foot (7.8’) 

front yard setback on South Street where the maximum front yard setback is five feet (5’) to permit a dinging alcove to 

run the entire length of the frontage. 

4. A five foot (5’) Variation from Section 3.J.2 (Table 3.J.1) of the Legacy Code where a balcony is not permitted to 

encroach in a required rear yard to permit a setback of zero feet (0’) instead of the required five feet (5’). 

5. A seven foot (7’) Variation from public frontage requirements in Section 2.A.7 (Table 2.A.4.) of the Legacy Code along 

approximately 60 feet (60’) of 67th Court to provide a buffer width of zero feet (0’) instead of the required seven feet 

(7’). 

6. A Variation from the required Corridor Type D standards in Section 2.A.6 (Table 2.A.3) and as depicted in Figure 

Appendix A.5. of the Legacy Code to allow for the public right of way to exclude on-street parking spaces where they 

are required. 

7. A two foot (2’) Variation from Section XII.3.C.4 of the Legacy Code to permit six (6) required parking stalls in the 

parking garage to be 8’ X 16’ and designated for compact vehicles instead of the required 9’x18’ standard space size. 

8. A 55 (55) square foot Variation from Section V.C.2 of the Zoning Code to permit one (1) 945 square foot two-bedroom 

apartment where the minimum useable floor area for a two-bedroom apartment is 1000 square feet. 

 

Mr. Ritter went through the remaining open items: 

 

1. Open Item #1: Discuss the reuse and incorporation of turned oak columns from the original Bremen Cash Store building. 

2. Open Item #14: Clarification of the loading and receiving operations and truck locations for the restaurant and residents. 

Indicate truck locations and adequate right-of-way widths being maintained. 



 Minutes of the Village of Tinley Park Plan Commission  

                         June 20, 2019           

Page 5 of 16 

3. Open Item #21: Discuss plantings on west façade and maintenance concerns. Increased diversity of species and visual 

appearance is encouraged. 

4. Open Item #24: Discuss spaces to be easily converted to electrical vehicle charging locations. 

 

PLAN COMMISSION ACTING CHAIRMAN GRAY asked for comments from the Commissioners.  

COMMISSIONER MANI inquired what type of stone would be used on the west elevation.  He felt it was a large expanse 

and should have more texture.  Mr. Ritter explained that it was a cost factor and since there would be landscaping in front 

of it, it would be somewhat covered.  The Petitioner may be able to better explain their need to keep that façade simpler as 

a cost-engineering measure they needed to complete some of the other upgrades and changes. 

COMMISSIONER VICK inquired what the spacing would be between the wall and the City Bank property on the west 

side.  He noted this would determine what type of landscaping could go in there and also the maintenance of the 

landscaping could be an issue.  Mr. Ritter replied there would be approximately 5 feet.  

COMMISSIONER AITCHISON discussed the open items and noted: 

#1: The columns should only be used on the interior and doesn’t believe it should be forced on the developer if it doesn’t 

fit the style they are going for. 

#14: The loading and receiving should be more specified to assure it would not impede the downtown events and traffic. 

#21:  There should be more diversity in the landscaping. 

#24:  There should be at least one charging station that fits the demographic and target market they are going for.   

COMMISSIONER GRAY noted he echoed the comments of COMMISSIONER AITCHISON.   

#1:  Regarding the columns, he feels if it is a force fit, let them not be used.   

#14:  The loading and receiving could change in the future with all the new development. 

#21:  Plants that don’t die in the winter should be used.  With only five feet of space, access for maintenance could be an 

issue. 

#24:  There should be some designated charging stations done in the construction phase rather than waiting for a request at 

a later date. 

He also noted there could be a lot of competition for parking in the area with the future development and activities in the 

area.   

Mr. Ritter noted there are plans and a budgeted line item for a downtown parking study to be completed in the near future. 

ACTING CHAIRMAN GRAY asked for a Motion to open the Public Hearing.   

A Motion was made by COMMISSIONER AITCHISON, seconded by COMMISSIONER VICK, to open the Public 

Hearing for Bremen Station, 6775 South Street. The Motion was approved by voice call. ACTING CHAIRMAN GRAY 

declared the Motion approved.  
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ACTING CHAIRMAN GRAY noted that Village Staff provided confirmation that appropriate notice regarding the Public 

Hearing was published in the local newspaper in accordance with State law and Village requirements.  

 
ACTING CHAIRMAN GRAY requested anyone present in the audience, who wished to give testimony, comment, engage 

in cross-examination or ask questions during the Hearing stand and be sworn in. 

 

ACTING CHAIRMAN GRAY asked the Petitioner to speak. 

 

JC Chi, Architect addressed the Commission and noted his firm was the same firm being used on both the Bremen Station 

and The Boulevard developments.  This will create a harmonious streetscape. 

 

Mr. Chi addressed the open items: 

 

There are 39 parking spaces, 2 ADA spaces that can be used if residents request them and compact spaces.  There will be 

compact spaces designated to residents with smaller vehicles.  We have satisfied the parking ordinance.  We will lease the 

spaces out based on 1 space per apartment.  There is a reduced trend for cars in both urban and suburban markets.  

 

The main level plan improvements have been added.  Two windows were added on the 67th Court & South Street sides. We 

have doubled the size of the trash room and will come up with hours of operation.  This will allow for 4 x 6 trash bins. 

Windows have been added around the exit from the parking garage.  A canopy has been added over that portal.  The west 

façade is bland on the parking level and using some sensible economics, we would prefer to work on the landscaping 

according to the Village’s satisfaction to dress up that west façade.     

 

Regarding the exterior elevations, the coloration is similar line of colors as The Boulevard.  We will keep the detailing a 

little more traditional than The Boulevard.  There will be more visual interest by changing the color.   

 

The amenities focus on being able to rent the apartments.  The common lobby area on the 1st floor, the fitness room and 

lounge area above on the 5th floor. The bike and resident storage are located on the parking level.   

 

ACTING CHAIRMAN GRAY asked for additional comments from the COMMISSIONERS.   

 

ACTING CHAIRMAN GRAY inquired about the electric charging areas.  Mr. Chi replied he has done a study and on 

average it costs $6-8,000.00 per space to equip the spaces after the building is complete.  We do think it is wise and we are 

looking a 2 charging bays.  We would stub in the electric for these bays.   

 

ACTING CHAIRMAN GRAY also noted that he saw dogs would not be allowed.  Mr. Chi replied there is no green space 

available for walking the dogs.  Mr. Ritter noted the Boulevard would allow dogs, so those units could be rented to dog 

owners.   

 

A Motion was made by COMMISSIONER VICK, seconded by COMMISSIONER AITCHISON, to close the Public 

Hearing for Bremen Station, 6775 South Street. The Motion was approved by voice call. ACTING CHAIRMAN GRAY 

declared the Motion approved.  

 

Mr. Ritter went through the Standards as noted in the Staff Report.   

 

SITE PLAN STANDARDS 

a. That the proposed Use is a Permitted Use in the district in which the property is located. 

A Mixed-Use Development is permitted in the DC (Downtown Core) Zoning District. The incorporation of the 

residential entrance/amenities on the first floor requires a Special Use Permit to be granted. 
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b. That the proposed arrangement of buildings, off-street parking, access, lighting, landscaping, and drainage is 

compatible with adjacent land uses.   

The property has been vacant for over ten (10) years with little redevelopment in the immediate area. The 

project is consistent with the vision of the Legacy Plan and Transit Oriented Development (TOD) principals by 

providing residential density in close proximity to mass transportation. There will be private parking 

constructed as part of this development. The property access, lighting, and landscaping will improve the area 

and are designed to meet the intent of all Village codes. 

 

c. That the vehicular ingress and egress to and from the site and circulation within the site provides for safe, 

efficient, and convenient movement of traffic, not only within the site but on adjacent roadways as well. 

The proposed site layout provides access to the internal parking garage on 67th Court. The adjacent right-of-

way will be reconstructed and provide for new sidewalks and streetscape improvement that currently do not 

exist today. 

 

d. That the Site Plan provides for the safe movement of pedestrians within the site.  

The proposed development maximizes the buildable footprint of the lot but provides pedestrian connections on 

the new public sidewalks, private walkway and internal building pedestrian paths. 

 

e. That there is a sufficient mixture of grass, trees, and shrubs within the interior and perimeter (including public 

right-of-way) of the site so that the proposed development will be in harmony with adjacent land uses and will 

provide a pleasing appearance to the public; any part of the Site Plan area not used for buildings, structures, 

parking, or access-ways shall be landscaped with a mixture of grass, trees, and shrubs. 

A Landscape Plan has been submitted that meets the Ordinance requirements. A Streetscape Master Plan has 

been commissioned by the Village and once approved will be incorporated into Bremen Station’s Landscape 

Plan. The plan provides for landscaping were it is available along the west side. The plan is being revised to 

add additional diversity to the planting species and a more appealing design. 

 

f. That all outdoor trash storage areas are adequately screened. 

Trash locations are inside of the building for both the residents and commercial/restaurant space. Rolling 

dumpsters will be used so that they can be brought out to the garbage truck and placed back inside the building 

after being emptied. 

 

LEGACY CODE STANDARDS 

a. The proposed improvement meets the Legacy Plan and its Principles, as presented in Section 1.A-B:        

Purpose and Intent, of this ordinance; 

      The Legacy Plan calls for maximizing the number of people living within walking distance of the train station 

and maximizing the building footprints to create an inviting urban environment.  The project will have the 

potential to bring at least 39 new residents to the downtown area. The proposed 4,500 square feet of new 

commercial storefront and overall site design are in conformance with the goal of having a walkable downtown 

with a strong economic center. 

 

a. The new improvement is compatible with uses already developed or planned in this district and will not exercise 

undue detrimental influences upon surrounding properties. 

The mixed-use building is permitted and is compatible with the retail and service uses existing and expected in 

the downtown. 

 

b. Any improvement meets the architectural standards set forth in the Legacy Code. 

The building provides for a high level of architecture that blends both modern style and connection to the 

existing design standards existing in the downtown. The first floor retail storefront provides for varying 

materials with the use of masonry veneer, metal awnings, gooseneck light fixtures, and recessed doorways. The 

upper floors utilize balconies and a mixture of brick and fiber cement panel siding to create visual interest. 
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Windows and windows framing have been utilized on all floors to create a uniform and appealing look. Each 

of the residential units will have balconies; some are recessed into the unit while others extend out from the 

wall. 

 

c. The improvement will have the effect of protecting and enhancing the economic development of the Legacy 

Plan area. 

The proposed improvements will provide new retail space that better meets the needs of larger restaurants 

and retailers. The Village will be able to attract commercial uses that will serve residents of the project, the 

community, and guests; thereby contributing to the economic health of the downtown area and community as 

a whole. 

 

SPECIAL USE STANDARDS 

a. That the establishment, maintenance, or operation of the Special Use will not be detrimental to or endanger the 

public health, safety, morals, comfort, or general welfare; 

The uses are incorporated with the overall design of the first floor lobby area and will be built to meet all 

building codes. The entrance and amenities are limited and only a small portion of the South Street frontage. 

 

b. That the Special Use will not be injurious to the use and enjoyment of other property in the immediate vicinity 

for the purposes already permitted, nor substantially diminish and impair property values within the 

neighborhood; 

The inclusion of a residential entrance, lobby, and delivery area will not be injurious to the use of properties in 

the immediate vicinity. The area is a small portion of the building’s frontage and a substantial commercial 

component will remain for the majority of the first floor frontage. 

 

c. That the establishment of the Special Use will not impede the normal and orderly development and 

improvement of surrounding property for uses permitted in the district; 

While the residential use is not preferred along these required commercial corridors, due to lack of use by the 

public and provision of sales tax from such uses, having a small width dedicated to a residential entrance, lobby, 

and delivery area will not impede the normal development in the downtown or block. 

 

d. That adequate utilities, access roads, drainage, and/or other necessary facilities have been or are being provided; 

Adequate utilities, access, drainage and other facilities will be constructed as part of this development including 

public sidewalk and streetscape improvements. 

 

e. That adequate measures have been or will be taken to provide ingress and egress so designed as to minimize 

traffic congestion in the public streets; and 

Since these areas will only be utilized by the residents living in the apartments, there will not be any issues of 

increased traffic on the public streets to accommodate these uses on the first floor. Access can also be obtained 

from the rear of the property through the parking garage. 

 

f. That the Special Use shall, in all other respects, conform to the applicable regulations of the district in which it 

is located, except as such regulations may in each instance be modified by the Village Board pursuant to the 

recommendation of the Plan Commission.  The Village Board shall impose such conditions and restrictions 

upon the premises benefited by a Special Use Permit as may be necessary to ensure compliance with the above 

standards, to reduce or minimize the effect of such permit upon other properties in the neighborhood, and to 

better carry out the general intent of this Ordinance.  Failure to comply with such conditions or restrictions shall 

constitute a violation of this Ordinance. 

The DC (Downtown Core) District for this frontage requires first floor commercial retail.  The accessory 

residential uses such as a lobby, package area, and entrance are permitted with the granting of a Special Use 

Permit. 
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g. The extent to which the Special Use contributes directly or indirectly to the economic development of the 

community as a whole. 

The DC (Downtown Core) Zoning District requires that commercial uses be on the first floor along South Street. 

This development will be reducing the available retail space on South Street by allowing residential amenities 

on the first floor. However, the frontage used is a relatively minor portion that will bring some notoriety to the 

name of the building and apartments. 

 

VARIATION STANDARDS 

1. The property in question cannot yield a reasonable return if permitted to be used only under the conditions 

allowed by the regulations in the district in which it is located. 

The subject property is proposed for a Transit Oriented Development (TOD) with the basic tenant to provide 

housing density in close proximity to mass transportation.  The Variations related to height (1), setbacks (2, 3, 

4, 5), and on-street parking (6) are required in order to yield a reasonable return on this in-fill lot with minimal 

frontage and adjacency to ROW of minimal width. The Variations related to size of parking spaces (7) and 

dwelling unit (8) are consistent with standards of the industry for TOD developments. This project in 

conjunction with The Boulevard and other downtown projects will be transformative in the image and vitality 

of the downtown. 

 

2. The plight of the owner is due to unique circumstances. 

The requested Variations are a result of unique circumstances related to the size and irregular shape of the 

parcel and surrounding land development. This is an in-fill development within the Downtown Core (DC) that 

has evolved with substantial input from the Plan Commission and Village Staff that make for an attractive 

mixed-use building. These variances are necessary to comply with the Village’s requirement for indoor parking 

and to allow for a unique building with that maximizes the opportunity for development as a mixed use building. 

The Variations for height (1), setbacks (2, 3, 4, 5), and on-street parking (6) are a result of the irregular shaped 

lot and the unique constraints of an in-fill development. The Variations related to size of parking spaces (7) and 

dwelling unit (8) are unique to TOD developments. 

 

3. The Variation, if granted, will not alter the essential character of the locality. 

The developer is bringing forth a design that blends both modern preferences and a traditional feel that meets 

the intent of the Legacy Plan. The developer is working on a constrained site to construct a unique structure 

that is comparable in size and price to existing mixed-used developments in the region including the Boulevard 

development. The project itself is going to help positively transform the image and viability of the downtown. 

The Variations for height (1), setbacks (2, 3, 4, 5), and on-street parking (6) are consistent with the vision of the 

Legacy Plan and proposed development in the area.  The Variations related to size of parking spaces (7) and 

dwelling unit (8) are unique to TOD developments are also consistent with standards of the industry for TOD 

developments. 

 

4. Additionally, the Plan Commission shall also, in making its determination whether there are practical difficulties 

or particular hardships, take into consideration the extent to which the following facts favorable to the Petitioner 

have been established by the evidence: 

 

a. The particular physical surroundings, shape, or topographical condition of the specific property 

involved would result in a particular hardship upon the owner, as distinguished from a mere 

inconvenience, if the strict letter of the regulations were carried out; 

 

b. The conditions upon which the petition for a Variation is based would not be applicable, generally, to 

other property within the same zoning classification; 

 

c. The purpose of the Variation is not based exclusively upon a desire to make more money out of the 

property; 
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d. The alleged difficulty or hardship has not been created by the owner of the property, or by a previous 

owner; 

 

e. The granting of the Variation will not be detrimental to the public welfare or injurious to other property 

or improvements in the neighborhood in which the property is located; and 

 

f. The proposed Variation will not impair an adequate supply of light and air to an adjacent property, or 

substantially increase the congestion in the public streets, or increase the danger of fire, or endanger 

the public safety, or substantially diminish or impair property values within the neighborhood. 

 

ACTING CHAIRMAN GRAY asked for a Motion.    

 

Motion 1 (Site Plan): 
Motion was made by COMMISSIONER VICK, seconded by COMMISSIONER AITCHISON  to grant the Petitioner, Vince 

Tessitore on behalf of VIN Properties LLC (owner), Site Plan Approval to construct an approximately 60,300 square foot 

five (5) story mixed-use development named Bremen Station consisting of 39 residential apartments (20 one-bedroom 19 

two-bedroom) and over 4,500 square feet of retail space on the property located at 6775 South Street in the DC (Downtown 

Core) Zoning District, in accordance with the plans submitted and listed herein and subject to the following conditions: 

 

1. The final Landscape Plan and all public right-of-way improvements will be subject to the final Streetscape 

Plans approved by the Village. 

2. The final number of bike racks and locations will be subject to the final Streetscape Plan approved by the 

Village. 

3. The final Landscaping Plan shall be revised with increased diversity of species and design on the west façade 

based on staff direction. 

4. Commercial tenant loading, resident loading, and garbage pickup shall not block right of ways or happen in 

a manner that is unsafe across from an intersection or existing parking lot entrance/exit. Further, loading and 

delivery operations for the restaurant/commercial shall be coordinated for off-peak hours with the traffic 

from the train station and downtown events. 

5. All signage on the development shall be consistent in design and style and consistent with the approved 

Signage Plan. 

6. Site Plan approval is subject to approval of the Plat of Vacation, Plat of Subdivision, Special Use, Variations 

and an agreement to transfer the required portion of the right-of-way. 

 

AYES:  MANI, AITCHISON, VICK AND ACTING CHAIRMAN GRAY 

 

NAYS: NONE  

 

ACTING CHAIRMAN GRAY declared the Motion unanimously approved. 

 

Motion 2 (Special Use): 

Motion was made by COMMISSIONER MANI, seconded by COMMISSIONER VICK to recommend that the Village 

Board grant a Special Use Permit to the Petitioner, Vince Tessitore on behalf of VIN Properties LLC (owner), to permit 

residential amenities on the first floor of the building frontage where street-level commercial is required for a total length 

of eighteen feet one inch (18’ 1”) on the property located at 6775 South Street in the DC (Downtown Core) Zoning District, 

in accordance with the plans submitted and listed herein and adopt Findings of Fact as proposed by Village Staff in the Staff 

Report, subject to the following conditions: 
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1. Commercial tenant loading, resident loading, and garbage pickup shall not block right of ways or happen 

in a manner that is unsafe across from an intersection or existing parking lot entrance/exit. Further, loading 

and delivery operations for the restaurant/commercial shall be coordinated for off-peak hours with the 

traffic from the train station and downtown events. 

2. All signage on the development shall be consistent in design and style and consistent with the approved 

Signage Plan. 

3. Architectural elevations shall not change without review and amendment to the Special Use approval. 

 

AYES:  MANI, AITCHISON, VICK AND ACTING CHAIRMAN GRAY 

 

NAYS: NONE  

 

ACTING CHAIRMAN GRAY declared the Motion unanimously approved. 

 

Motion 3 (Variations): 

Motion was made by COMMISSIONER AITCHISON, seconded by COMMISSIONER MANI to recommend that the 

Village Board the following Variations to the Petitioner, Vince Tessitore on behalf of VIN Properties LLC (owner), at the 

property located at 6775 South Street in the DC (Downtown Core) Zoning District, in accordance with the plans submitted 

and listed herein and adopt Findings of Fact as proposed by Village Staff in the Staff Report. 

 

1. A one (1) story Variation from Section 2.A.3. (Figure 2.A.2.) of the Legacy Code to permit a five (5) story 

building instead of the maximum allowable building height of four (4) stories. 

2. A 39 foot (39’) Variation from Section 2.A.9. (Table 2.A.6.) of the Legacy Code to permit a building setback 

of 44 feet (44’) instead of the required five foot (5’) maximum for the second through fifth floors. 

3. A 2.8 foot (2.8’) setback Variation from Section XII.2.A.9 (Table 2.A.6) of the Legacy Code to permit a 7.8 

foot (7.8’) front yard setback on South Street where the maximum front yard setback is five feet (5’) to 

permit a dinging alcove to run the entire length of the frontage. 

4. A five foot (5’) Variation from Section 3.J.2 (Table 3.J.1) of the Legacy Code where a balcony is not 

permitted to encroach in a required rear yard to permit a setback of zero feet (0’) instead of the required five 

feet (5’). 

5. A seven foot (7’) Variation from public frontage requirements in Section 2.A.7 (Table 2.A.4.) of the Legacy 

Code along approximately 60 feet (60’) of 67th Court to provide a buffer width of zero feet (0’) instead of 

the required seven feet (7’). 

6. A Variation from the required Corridor Type D standards in Section 2.A.6 (Table 2.A.3) and as depicted in 

Figure Appendix A.5. of the Legacy Code to allow for the public right of way to exclude on-street parking 

spaces where they are required. 

7. A two foot (2’) Variation from Section XII.3.C.4 of the Legacy Code to permit six (6) required parking stalls 

in the parking garage to be 8’ X 16’ and designated for compact vehicles instead of the required 9’x18’ 

standard space size. 

8. A 55 (55) square foot Variation from Section V.C.2 of the Zoning Code to permit one (1) 945 square foot 

two-bedroom apartment where the minimum useable floor area for a two-bedroom apartment is 1000 square 

feet. 

 

AYES:  MANI, AITCHISON, VICK AND ACTING CHAIRMAN GRAY 

 

NAYS: NONE  

 

ACTING CHAIRMAN GRAY declared the Motion unanimously approved. 
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Motion 4 (Plats): 

Motion was made by COMMISSIONER VICK, seconded by COMMISSIONER AITCHISON to recommend that the 

Village Board grant approval to the Petitioner, Vince Tessitore on behalf of VIN Properties LLC (owner), Final Plat Approval 

for a Plat of Vacation and Plat of Subdivision (Consolidation) at the property located at 6775 South Street in the DC 

(Downtown Core) Zoning District, in accordance with the plat submitted and listed herein and adopt Findings of Fact as 

proposed by Village Staff in the Staff Report, subject to the following conditions: 

 

1. Completion of a sale or other transfer rights of the vacated portion of the right-of-way. 

2. The Final Plat approvals are subject to approval of the Final Engineering Plan by the Village Engineer. 

 

AYES:  MANI, AITCHISON, VICK AND ACTING CHAIRMAN GRAY 

 

NAYS: NONE  

 

ACTING CHAIRMAN GRAY declared the Motion unanimously approved. 

 

This is tentatively planned to go before the Village Board on August 6, 2019 subject to the negotiation and preparation of 

the incentive agreement and sale of the right-of-way portion of the development. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

TO:   VILLAGE OF TINLEY PARK PRESIDENT AND BOARD OF TRUSTEES 

FROM:  VILLAGE OF TINLEY PARK PLAN COMMISSION 

 

SUBJECT:  MINUTES OF THE JUNE 20, 2019 REGULAR MEETING 

 

 

Item #2 PUBLIC HEARING: LIGHTING STANDARDS FOR MULTI-FAMILY, COMMERCIAL AND 

INDUSTRIAL ZONING DISTRICTS – TEXT AMENDMENT 

Consider a Text Amendment to amending Section V.C.9.E (Glare) of the Zoning Ordinance to incorporate 
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additional regulations for lighting requirements in residential, commercial and industrial zoning districts. 

 

Present were the following: 

 

Plan Commissioners:  Garrett Gray, Acting Chairman 

Eduardo Mani  

MaryAnn Aitchison  

Stephen Vick 

 

Absent Plan Commissioner(s):  Tim Stanton,  

Lucas Engel 

Angela Gatto 

 

Village Officials and Staff: Kimberly Clarke, 

Dan Ritter, Senior Planner 

Barbara Bennett, Commission Secretary  

 

 

A motion was made by COMMISSIONER MANI, seconded by COMMISSIONER VICK, to open the public hearing for 

lighting standards for multi-family, commercial and industrial zoning districts – text amendment. The motion 

was approved by voice call.  ACTING CHAIRMAN GRAY declared the motion approved.  

 

ACTING CHAIRMAN GRAY noted that Village Staff provided confirmation that appropriate notice regarding the Public 

Hearing was published in the local newspaper in accordance with State law and Village requirements.  

 
ACTING CHAIRMAN GRAY requested anyone present in the audience, who wished to give testimony, comment, engage 

in cross-examination or ask questions during the Hearing stand and be sworn in. 

 

KIMBERLY CLARKE, COMMUNITY DEVELOPMENT DIRECTOR gave a presentation as noted in the Staff Report. 

Staff has proposed a draft Text Amendment to the Performance Standards that regulate glare for multi-family, commercial 

and industrial districts. The amendment would establish different lighting levels and lighting design elements for new or 

redeveloped properties.   

 

The timing of these code amendments will coincide with the overall Building Code update, which is expected to be adopted 

by the Village Board at the September 3, 2019 meeting.  Moving forward, staff believes it makes sense to provide additional 

guidelines for regulating exterior lighting to promote attractive new development and aid developers in preparing their plans 

for review by the Village. 

 

Ms. Clarke gave examples in the Staff Report of the Current regulations and Proposed Text Amendment.  There are several 

new code models that help further the light levels.  Lighting generally becomes a code enforcement issue or nuisance.  This 

will codify the design factors in addition to the minimum foot candles at property levels.  We would like to control the light 

fixtures.  By expanding this section we would encourage full cut off design at 90 degrees.  Someone cannot take a light 

fixture and cock it where light can spill out causing glare and a nuisance.  We will no longer allow the continuation of the 

sag light bulb.   

 

We will also create height limitations for light poles in residential and commercial uses.  The average height can be as low 

as 12 to 20 feet.  Having a standard for height would be helpful.  In the code there will be some non-conforming light poles.  

We will allow a property to replace any poles that may be non-conforming up to 10% in one year.   
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There are exceptions and variations, for example, there are unique situations like playing fields and outdoor recreation 

facilities that will be exempt.  There will still be a regulation for minimum foot candles.  We are not trying to burden any 

existing properties, but only to establish criteria to come in conformance.   

 

The proposed text amendment breaks down the activity of different areas in high, medium and low activity.  We establish 

some pre and post-curfew average foot candles.  After business hours the lights will be dimmed.  The criteria for auto 

dealerships have a unique lighting requirement.  We did not want to negatively affect them and we identify areas of their 

parking lots based on their use and how they can be lit.  There is the merchandise area, the circulation area and then the 

security lighting area.  We further articulated the residential and non-residential maximum foot candles at property lines.   

 

This proposed code was discussed with a lighting design company to make certain this is practical and won’t be too 

burdensome.   

 

ACTING CHAIRMAN GRAY asked for comments from the Commissioners.   

 

ACTING CHAIRMAN GRAY commented on the height requirement.  He inquired about a 35’ pole and if it is an industrial 

pole and why would the height be capped at 32’ and what is a standard height of a pole.   Ms. Clarke replied it is industrial 

and 35’ is rare.    

 

A motion was made by COMMISSIONER MANI, seconded by COMMISSIONER VICK, to close the public hearing for 

lighting standards for multi-family, commercial and industrial zoning districts – text amendment. The motion was approved 

by voice call.  ACTING CHAIRMAN GRAY declared the motion approved.  

 

ACTING CHAIRMAN GRAY asked for a Motion. 

 

Motion was made by COMMISSIONER MANI, seconded by COMMISSIONER AITCHISON to recommend that the 

Village Board approve Text Amendment as presented to Section V.C.9.E (Glare) of the Zoning Ordinance to incorporate 

additional regulations for lighting requirements for multi-family commercial and industrial zoning districts.   

   

AYES:  MANI, AITCHISON, VICK AND ACTING CHAIRMAN GRAY 

 

NAYS: NONE  

 

ACTING CHAIRMAN GRAY declared the Motion unanimously approved. 

 

This will be heard at the Village Board on August 20, 2019. 

 

 

 

 

 

 

TO:   VILLAGE OF TINLEY PARK PRESIDENT AND BOARD OF TRUSTEES 

FROM:  VILLAGE OF TINLEY PARK PLAN COMMISSION 

 

SUBJECT:  MINUTES OF THE JUNE 20, 2019 REGULAR MEETING 

 

Item #3             WORKSHOP: MASONRY REQUIREMENTS FOR MULTI-FAMILY, COMMERCIAL AND 

             INDUSTRIAL ZONING DISTRICTS – TEXT AMENDMENT 
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Consider Text Amendments amending Section V.C.4. (Elevations and Facades), Section V.C.7 (General 

Requirements/All Business & Commercial Districts) and Section V.C.10 (Site Development Standards for 

Industrial Uses) of the Zoning Ordinance to incorporate masonry requirements for residential, commercial 

and industrial zoning districts. 

Present were the following: 

 

Plan Commissioners:  Garrett Gray, Acting Chairman 

Eduardo Mani  

MaryAnn Aitchison  

Stephen Vick 

 

Absent Plan Commissioner(s):  Tim Stanton,  

Lucas Engel 

Angela Gatto 

 

Village Officials and Staff: Kimberly Clarke, 

Dan Ritter, Senior Planner 

Barbara Bennett, Commission Secretary  

 

 

Staff has requested that this Public Hearing be continued to the July 18, 2019 Plan Commission meeting in order to finalize 

the research and better prepare the recommendations.   

 

Motion was made by COMMISSIONER VICK, seconded by COMMISSIONER MANI to continue the Text Amendments 

amending Section V.C.4. (Elevations and Facades), Section V.C.7 (General Requirements/All Business & Commercial 

Districts) and Section V.C.10 (Site Development Standards for Industrial Uses) of the Zoning Ordinance to incorporate 

masonry requirements for residential, commercial and industrial zoning districts to the July 18, 2019 Plan Commission 

Meeting.   

AYES:  MANI, AITCHISON, VICK AND ACTING CHAIRMAN GRAY 

 

NAYS: NONE  

 

ACTING CHAIRMAN GRAY declared the Motion unanimously approved. 

 

 

 

 

 

 

 

 

GOOD OF THE ORDER: 

 

Kimberly Clarke, Community Development Director noted: 

 

1. Ms. Clarke commended Dan Ritter, Senior Planner for his work on the Bremen Station case.  This is a solid project 

and we are very excited about it.   

2. Encore (Former Central Middle School Property) will be coming before the Plan Commission in July pending the 

incentive agreement. 
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3. Updates on the Comprehensive Building Code.  Dan will be looking at the fee structure to codify all the fees 

throughout the Village.  There will be a Public Hearing to take the fees out of the Zoning Code and put it in one 

central location.  Additionally, we will be taking code from the Building Code and adding to the Zoning Code.  The 

future Masonry Test Amendment will be added to the Zoning Code.   

4. The Residences are on hold due to engineering issues that have come up.   

 

COMMENTS FROM THE COMMISSION 

 

None at this time. 

 

PUBLIC COMMENT: 

None at this time. 

ADJOURNMENT: 

There being no further business, a Motion was made by PLAN COMMISSIONER MANI, seconded by PLAN 

COMMISSIONER VICK to adjourn the Regular Meeting of the Plan Commission of June 20, 2019 at                                                                                             

9:02 p.m. The Motion was unanimously approved by voice call.  PLAN COMMISSION ACTING CHAIRMAN GRAY 

declared the meeting adjourned. 



July 18, 2019 

 
 
Techeira & Roaster House Addition – Final Plat of 

Consolidation, Masonry Waiver and Fence Variation 

17130 67th Court 

 

 
 

 
The Petitioners, Erica Techeira and Jason Rosater (owners), are seeking a 25 foot Variation 

from Section III.J. (Fence Regulations) of the Zoning Ordinance, to permit a four foot high 

open-design fence to extend 25 feet into the required primary front yard where a fence 

encroachment is not permitted at 17130 67th Court in the R-4 (Single-Family Residential) 

Zoning District. Additionally, the Petitioners are requesting that the Plan Commission 

consider recommending that the Village Board grant Final Plat Approval for consolidation 

of three lots and a Masonry Waiver. 

 

The Petitioners are proposing to construct a home addition approximately 2,200 sq. ft. in 

size on their existing ranch home. The addition would include an expansion to the living 

space and garage space. The existing home is constructed on two separate lots. There is 

also a third lot to the south of the home currently used as yard space that will have a 

small portion of the addition on it as well. To complete this addition, the lots are required 

to be consolidated so that a structure is not built over any property lines. The masonry 

waiver is being requested based on the Petitioner’s desire to have a farmhouse-style look 

and stay within their budget for the exterior. The home would retain some of the existing 

brick with a German schmear technique used to give a unique and lighter appearance to 

the existing brick. 

 

There is an existing fence that is in disrepair and is proposed to be replaced with the 

home’s expansion. The fence currently encroaches into the front yard due to the location 

of a creek behind the home. The proposed fence will be replaced in approximately the 

same location (with a small portion being removed) and would continue to prevent the 

public from accessing the creek area. The fence will be a four foot high wrought iron open-

style fence that would allow for some visibility. 
 

  

 
 
 
 
 
 
Petitioner 

Erica Techeira and Jason 

Rosater (Owners) 

 

Property Location 

17130 67th Court 

 

PINs 

28-30-400-013-0000,  

28-30-400-014-0000, and 

28-30-400-015-0000 

 

Zoning 

R-4 (Single-Family 

Residential) 

 

Approvals Sought 

Variation 

Plat Approval 

Masonry Waiver 

 

 

 

 

 

Project Planner 

Daniel Ritter, AICP 

Senior Planner 
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The subject property (outlined in red on image to the right) 

currently consists of an approximately 1,452 sq. ft. ranch 

house with an attached one-car garage. The home was 

constructed in 1956. The property includes three separate 

lots that total 22,098 sq. ft. in area. The home is located in 

Breitbarth's Subdivision which is an older subdivision and 

area that was part of the Village’s original boundaries. To the 

south of the property is Midlothian Creek. 

 

When all three lots are looked at together, the home is 

conforming to the existing Zoning Code setback and bulk 

regulations, as well as the Building Code’s requirements for 

first-floor masonry. The lot is heavily wooded with extensive 

vegetation and overgrowth along the creek and front yard. 

There has been a fence in the front yard for many years to 

limit access to the creek property by the public. This fence is 

currently in disrepair and has many missing or damaged 

sections. There were no previous permits or Variations found 

for the fence. 

 

 

 

 

 

 

 



Techeira & Roaster Plat, Fence Variation and Masonry Waiver – 17130 67th Court 

 

Page 3 of 7 

 

The proposed site is zoned R-4, Single-Family 

Residential. The surrounding properties 

include, a single-family home zoned R-4, 

Single-Family Residential to the North; a TP 

Park District property zoned R-4, Single-Family 

Residential the property to the east; the 

Midlothian Creek and the VFW zoned DF, 

Downtown Flex are located to the south; to the 

west are two single-family residential homes 

zoned DF, Downtown flex. The area’s homes 

are a mix of single-story ranch and two-story 

houses, with most constructed before 1960. 

The homes in the area also have a mixture of 

exterior materials including brick, stone, fiber 

cement board, and vinyl siding. 

 

The fence code was last revised in 2017 with 

corner lots with non-conforming house 

setbacks were a primary point of discussion. 

Upon discussion by the Zoning Board and Plan 

Commission, it was determined that it was 

acceptable to permit some fences to encroach 

ten feet into a required secondary front yard if it complies with some design conditions. However, similar to the 

previous fence regulations, fences were prohibited in a primary front yard. 

 

 
Fence Variation 

 

The Petitioner is proposing to replace the existing deteriorated wood fence that encroaches into their front yard. 

The fence would be replaced with a four foot high wrought iron style aluminum fence. A small portion of the fence 

that extends to the front of the home will be removed. The proposed fence line is indicated in blue on the plan 

below. The fence is being proposed to be replaced in the front yard because moving the fence back 25 feet would 

leave access to the adjacent creek open for that distance. The fence will tie into a similar style fence owned by the 

Village that runs along the sidewalk over the creek.  

 

Alternatively, the fence can be angled back to the required setback from that point (red line in the image below). 

This would lessen the requested Variation and the total encroachment into the front yard while still limiting access 

to the creek. This alternative option is not preferred by the Petitioner due to the potentially odd angle and 

appearance.  

 

A front yard fence would typically not be acceptable based on current development patterns, visual preferences, 

and effects on neighboring property owners. However, the existing lot is a unique setup with a creek being the 

adjacent property to the south. The fence will tie into an existing fence in the Village’s right-of-way that separates 

the sidewalk and creek. There are no visibility issues from the proposed driveway due to having no adjacent 

properties to the south that could have a driveway. 

 

It should be noted that if the fence Variation is approved, the fenced-in area will remain a required front yard, which 

will not permit a pool, shed or other accessory structures to be located in it. 
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Open Item #1: Discuss current 

fence Variation request and 

proposed location, design, and 

style. Discuss any alternative 

options that reduce the Variation 

request to the greatest extent 

possible. 

 

Final Plat of Consolidation 

Approval 
 

Buildings or additions are not 

permitted to be constructed over 

property lines. By doing so, future 

zoning, setback and ownership 

issues can arise. The Petitioner is 

proposing to construct the 

addition on all three existing lots 

and therefore must consolidate 

them to meet the appropriate 

setbacks. The Plat of Consolidation 

was reviewed by Planning Staff, the 

Village Attorney and Village 

Engineer. The consolidation will 

help to ensure that different 

portions of the lot aren’t sold off 

separately in the future. 

 

Masonry Waiver 
 

The existing ranch home is 

constructed entirely of masonry. 

The Building Code requires that 

additions on homes constructed of 

masonry use matching brick color, 

size and design on any additions or alterations.  The petitioner explored the home’s design and their ability to meet 

this requirement but determined their preferred style (Farmhouse) and their budget worked best if they utilized 

fiber cement board siding instead of masonry. The fiber cement board is generally considered more durable and 

higher quality than vinyl siding. Additionally, because the area has a large mix of home materials including siding 

and brick, the home will fit in visually with the surrounding neighborhood. Some of the existing brick will remain on 

the home around the entrance and garage. A technique called German schmear will be used on the brick to give a 

lighter and unique appearance to the home’s front façade. German smear mimics the look of irregular stones and 

heavy mortar joints to give the brick a more rustic or aged appearance. 
 

Masonry waivers have not typically come before the Plan Commission for review. However, due to the other 

required reviews and possible future changes that would make the masonry requirements part of the Zoning Code, 

the Plan Commission is being asked to provide a recommendation to the Community Development Committee, 

whom will review the Masonry Waiver at their July 23, 2019 meeting. 
 

Open Item #2: Discuss Masonry Waiver and recommendation to the Community Development Committee 

 

Alternative fence 
line location 

 

Proposed fence 
line location 
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Staff identified the following open items for discussion at the workshop: 

 

1. Discuss current fence Variation request and proposed location, design, and style. Discuss any alternative 

options that reduce the Variation request to the greatest extent possible. 

 

2. Discuss Masonry Waiver and recommendation to the Community Development Committee. 
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Section X.G.4. of the Zoning Ordinance states the Plan Commission shall not recommend a Variation of the 

regulations of the Zoning Ordinance unless it shall have made Findings of Fact, based upon the evidence presented 

for each of the Standards for Variations listed below. The Plan Commission must provide findings for the first three 

standards; the remaining standards are provided to help the Plan Commission further analyze the request. Staff has 

prepared the draft responses below for the Findings of Fact within the next Staff Report.  

 

1. The property in question cannot yield a reasonable return if permitted to be used only under the 

conditions allowed by the regulations in the district in which it is located. 

 The subject parcel has options for a fence that are code compliant and will not limit the owner’s 

ability to yield a reasonable return on their property. The desire to limit public access to the 

adjacent creek and the visual appearance of the property will be increased by the proposed fence 

without causing visual site line issues. 

 

2. The plight of the owner is due to unique circumstances. 

 The lot is adjacent to a creek that runs the full extent of the south property line. The property is 

extremely wide and has an existing fence in the front yard. 

 

3. The Variation, if granted, will not alter the essential character of the locality. 

 Due to the unique development pattern of the block and the adjacent creek, the proposed fence 

will carry the existing fence line that runs next to the sidewalk and over the creek. The proposed 

fence and lot improvements will increase the visual appearance of the property and tie it into the 

surrounding neighborhood. 

 

4. Additionally, the Plan Commission shall also, in making its determination whether there are practical 

difficulties or particular hardships, take into consideration the extent to which the following facts 

favorable to the Petitioner have been established by the evidence: 

 

a. The particular physical surroundings, shape, or topographical condition of the specific property 

involved would result in a particular hardship upon the owner, as distinguished from a mere 

inconvenience, if the strict letter of the regulations were carried out; 

 

b. The conditions upon which the petition for a Variation is based would not be applicable, 

generally, to other property within the same zoning classification; 

 

c. The purpose of the Variation is not based exclusively upon a desire to make more money out of 

the property; 

 

d. The alleged difficulty or hardship has not been created by the owner of the property, or by a 

previous owner; 

 

e. The granting of the Variation will not be detrimental to the public welfare or injurious to other 

property or improvements in the neighborhood in which the property is located; and 

 

f. The proposed Variation will not impair an adequate supply of light and air to an adjacent 

property, or substantially increase the congestion in the public streets, or increase the danger of 

fire, or endanger the public safety, or substantially diminish or impair property values within the 

neighborhood. 
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If the Plan Commission wishes to take action on these items, an appropriate wording of the motions would read:  

 

Variation: 

 

“…make a motion to recommend that the Village Board grant a 25 foot Variation to the Petitioners, Erica Techeira 

and Jason Rosater, from Section III.J. (Fence Regulations) of the Zoning Ordinance, to permit a four foot (4’) high 

open design fence to extend 25 feet into the required primary front yard where a fence encroachment is not 

permitted at 17130 67th Court in the R-4 (Single-Family Residential) Zoning District, consistent with the List of 

Submitted Plans as attached herein and adopt Findings of Fact as proposed by Village Staff, and as may be 

amended by the Plan Commission at this meeting.” 

 

…with the following conditions: 

  [any conditions that the Commissioners would like to add] 

 

Final Plat of Consolidation: 

 

“…make a motion to recommend that the Village Board grant approval for a Final Plat of Consolidation to the 

Petitioners, Erica Techeira and Jason Rosater, for the Lourdes-Staackmann Subdivision/Consolidation of three lots 

at 17130 67th Court in the R-4 (Single-Family Residential) zoning district.” 

 

…with the following conditions: 

  [any conditions that the Commissioners would like to add] 

Masonry Waiver: 

 

“…make a motion to recommend that the Community Development Committee grant approval for a Masonry 

Waiver to the Petitioners, Erica Techeira and Jason Rosater, for the property at 17130 67th Court in the R-4 (Single-

Family Residential) zoning district, consistent with the List of Submitted Plans as attached herein.” 

 

…with the following conditions: 

  [any conditions that the Commissioners would like to add] 

 

 

Submitted Sheet Name Prepared By 
Date On 

Sheet 

 Plat of Survey Landmark Engineering LLC 5/10/19 

 17130 67th Court Site Plan Jakl Brandeis Architects LTD N/A 

 Lourdes- Staackmann Plat of Consolidation Landmark Engineering LLC 7/11/19 

 Color Rendering - Front   

 Color Rendering – Side and Rear   

 Main Floor Plan Jakl Brandeis Architects LTD N/A 
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July 18, 2019 
 
Vroegh Eyecare/Park Oaks Condominium Expansion 

17322 Oak Park Avenue 

 
 

 
Consider granting Site Plan Approval and recommending that the Village Board grant James 

Vroegh (Petitioner), on behalf of Park Oaks Commercial Condominium Association (Owner), 

Variations from the Zoning Code related to building height, building depth, percent of 

street-level glazing, building materials, and architectural style to construct an 

approximately 376 sq. ft. (16 feet x 23.50 feet) 1-story addition on an existing 3-story Park 

Oaks Condominium mixed-use development located at 17322 Oak Park Avenue in the DC 

(Downtown Core) Zoning District.  

 

The 1-story building addition will continue the first-floor design of the Park Oaks building 

but is not proposed to match the existing building in scale due to the difficulties of doing 

so with the building’s existing condo ownership. The Legacy Code’s height and commercial 

depth requirements are in place to create an active consistent street wall along primary 

corridors to create an intriguing urban environment. Existing non-conforming situations in 

the downtown such as the additions on the Teehan’s building have been proposed to be 

removed as part of the future redevelopment to meet these downtown development goals. 

The Commission will need to consider any precedence that would be set by the requested 

Variations and the effects on the goals of the Legacy Code and future development 

proposals. 

 

 

 

 

                                                 
 
 
 
 
 
Petitioner 

James Vroegh (Petitioner) 

on behalf of Park Oaks 

Commercial 

Condominium 

Association (Owner) 

 

Property Location 

17322 Oak Park Avenue 

 

PIN 

28-30-308-029-0000 & 

28-30-308-029-1004 

 

Zoning 

DC (Downtown Core) 

 

Approvals Sought 

Site Plan Approval 

Variations 

 

 

 

 

 

Project Planner 

Daniel Ritter, AICP 

Senior Planner 
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The Park Oaks Condominium building 

(shown with a star on the map on the 

right) is an existing 3-story, 

approximately 15,000 sq. ft. building 

that includes eight residential and four 

commercial condominiums. The 

property was previously owned by 

School District 146 until 1999 and then 

given to the Village for control of future 

development. The Village eventually 

selected a developer through an RFP 

process. The project was one of the first 

mixed-use redevelopment projects in 

the downtown and included heavy 

involvement of the Historic Preservation 

and Main Street Commissions which 

looked to tie the building to a larger 

vision for redevelopment in the 

downtown. The Historic Preservation 

Commission specifically looked into the 

scale and materials of the building to 

ensure that the historic character of the 

downtown was retained. The Park Oaks project was approved in 2001 and completed in 2003. The commercial condo 

units are currently occupied by Vroegh Eyecare (17322), Apothecary Pharmacy (17320), Tinley Park Chamber of 

Commerce (17316), and Tinley Park Chiropractic Wellness (17314).   

 

The patio area on the south side of the subject property (proposed location of the Vroegh building addition) was 

discussed at the Long Range Plan Commission’s meeting on the project; the patio area was noted as important to 

encourage outdoor dining opportunities at the building, help offset the building from the neighboring Wyman’s 

building and ensure the walkway between the properties didn’t become an unlit or unsafe alleyway. This patio area is 

considered a “limited common element” per the approved declarations that is owned by the Condominium 

Association that has some exclusive use rights assigned to the adjacent 17322 (Vroegh Eye Care) unit. The right for 

use of this “limited common element” can be sold or divided to other units based on the declaration rules. 

 

 



Vroegh Eyecare/Park Oaks Addition – 17322 Oak Park Avenue 

 

Page 3 of 12 

 

The subject Park Oaks Condominium property 

(outlined in red on the Zoning Map to the right) 

is located in a mixed-use building in the DC 

(Downtown Core) zoning district. The 

characteristics of this district are described in 

the Legacy Code as, “The Downtown Core 

District consists of the highest density and 

height, with the greatest variety of uses. Street 

frontages have steady street plantings and 

pedestrian amenities, and buildings form a 

continuous street wall set along wide 

sidewalks”. The code’s regulations are described 

as, “intended to promote taller, mixed-use 

development in the vicinity of the Oak Park 

Avenue train station.” 

 

Nearby properties to the subject site include a 

municipally owned parking lot directly to the 

west in the DC (Downtown Core) zoning district 

that separates the subject property from the R-

4 (Single-Family) zoning district. The properties 

to the north (Electric Blue Entertainment), 

South (Wyman’s Framing & Art Gallery and Ed 

n’ Joe’s Pizza) and East (We’re Nuts About Mutts 

and Teehan’s Tavern) are also located in the DC 

(Downtown Core) zoning district. All of these 

existing properties are considered “Heritage 

Sites” as they were approved and constructed 

prior to the implementation of the Legacy 

Code. Heritage sites are permitted to maintain 

their existing site configuration and uses but 

may be required to perform certain upgrades 

(such as front yard parking removal, install 

additional landscaping, street trees, etc.) when 

there is changing uses, building or site.  

 

The Downtown Core zoning district allows for varying building heights depending 

on the specific location. The minimum height for any new building or new building 

additions in the Downtown Core is 3-stories. The minimum building height is 

required to help create a continuous street wall and an urban environment that 

peaks in terms of density in the downtown core. The height requirement helps 

promote population density and the number of people living within walking 

distance of the train station. Building additions are required to meet all Zoning 

Code and design requirements to ensure that there are not “after-the-fact” 

additions that don’t comply with the existing structures design and the district’s 

development principals. 

 

The maximum building height ranges from 4-stories along Oak Park Avenue to 7-stories in height for the properties 

directly to the south (The Boulevard and Bremen Station) and north of the train station. Additionally, buildings along 

 

DC 

DC 

DC 

CV 

CV 

R-4 

DF 
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Oak Park Avenue, North Street, and South Street are required to have street-level (first-floor) commercial space with 

a minimum depth of 50 feet.  The minimum commercial space depth along these frontage ensures that the required 

commercial space along the first-floor in the downtown can be utilized by the types of business that the Village 

envisions for the downtown such as restaurants, coffee shops, and retail stores.  

 

The Park Oaks building was constructed prior to the implementation of the Legacy Code and Legacy Plan. However, 

the development was used as an example of the kind of developments the Village was looking to encourage in the 

downtown when the Legacy Plan and Legacy Code were being developed. 

 

 
The five Variations requested by the applicant are as follows: 

 
1. A 2-story Variation from Section 2-A-9, Table 2.A.6 of the Legacy Code to permit a 1-story building addition on 

an existing 3-story building where the minimum building height is 3-stories. 

2. A 26.5 foot Variation from Section 2-A-4, Table 2.A.1 of the Legacy Code to permit a commercial space that 

only has a depth of 23.5 feet instead of the required commercial space depth of 50 feet where street-level 

commercial is permitted. 

3. A Variation from Section 3-B-6-a of the Legacy Code to permit a building addition with less than the required 

60 percent of the street-level façade to be glazed. 

4. A Variation from Section 3-B-7 of the Legacy Code to permit the building addition to not have brick or masonry 

where a new building or addition is required to consist of 75 percent brick, stone, or fiber cement siding. 

5. A Variation from Section 3-B-8 of the Legacy Code to permit a building addition to be constructed that does 

not comply with the required Architectural Guidelines including, “A consistent style of architectural 

composition should be applied throughout a structure”. 

 

The proposed 1-story addition will be added to an existing 3-story structure. The existing Park Oaks structure 

predominately complies with the Legacy Code requirements for scale, location, and materials. The one exception to 

complying with the code is the use of paneling on the first floor where it would not be permitted. Since the addition 

will not be meeting the existing building length or height, there are a number of Variations required to meet approval. 

In order to be recommended for approval, these Variations must be found to meet the Standards for a Variation 

outlined in the sections below as well as the additional Legacy Code Standards.  

 

As with all Variation approvals, the Plan Commission must be aware of setting precedent for future similar requests 

in the downtown area, especially as it relates to the Downtown Core which establishes a density and scale that is 

intended to support the overall mission of the entire Legacy District. The burden is on the applicant to meet all three 

statutorily required Findings of Fact and to prove this situation is unique thereby justifying Variation from the Code.  
As part of their review, the Plan Commission will need to determine if condo ownership represents a unique situation 

and whether it creates physical hardships warranting the Variation. If the Commission believes the type of ownership 

presents a burden, the Commission must also must consider whether this ownership was self-created by current or 

former owners of the property. It should be noted that most structures in the Village can be converted to 

condominiums or single-ownership without prior Village approval. It is recommended that the Plan Commission use 

these Variation and Legacy Code Standards as a guide for their review as well as the architectural guidelines outlined 

in the Legacy Code. 

 

Open Item #1: Discuss the five requested Variations and the desirability of a 1-story building addition on a 3-story 

building that does not comply with the code requirements. Discuss how this relates to the Standards for a Variation 

and Legacy Code Standards that must be met to approve a Variation. 



Vroegh Eyecare/Park Oaks Addition – 17322 Oak Park Avenue 

 

Page 5 of 12 

 
The use of the proposed space will be for the expansion of the Vroegh Eyecare space to include an additional 

examination room and employee break room. While the proposed use itself is not a concern, the Commission may 

wish to consider the possible complications of ownership of the building addition which will continue to be owned by 

the Property Owner Association (POA) and retained as a “Limited Common Element” under the approved and 

recorded Condo Declarations. This is of particular concern since the intent of the building addition is clearly privately 

owned. 

 

Additionally, the Commission may wish to discuss possible future issues with the POA ownership of the building 

addition without any formal sale or lease on the property. As proposed, the POA will remain the owner of the property 

thereby permitting them to apply for future alterations or demo permits on the addition. Other concerns include a 

potential increased tax burden on the POA due to a for-profit commercial use being located on the common area lot 

as well as insurance, legal and future maintenance liability associated with the addition. The rights to use “limited 

common elements” such as the existing patio area are transferable between unit owners. This means that this space 

can be sold to a different condo unit owner and potentially leased separately. The Commission may wish to consider 

how this impacts the future of the site if a building is constructed.  

 

In review of the approvals and declarations for the project the subject area is referred to as a “patio space”. The 

Commission may wish to consider whether the original intent of the property is an important factor in considering 

the proposal. If approved the opportunities for any future use as a patio space is lost. 

 

In discussions with the Village Attorney, staff has been informed that the ownership approval and Declaration 

Amendment provides the authority to permit the Variation requests despite the future utilization of the site is 

impacted as discussed above. While not legally required, the applicant has been encouraged to consider removing 

the subject area as a limited common element, purchase the property from the POA, and consolidate the two parcels 

into one lot and PIN. This will provide for a more transparent process for construction of the addition to the condo 

unit owners and avoid any possible future ownership, control or tax issues as described above.   
 

Open Item #2: Discuss the potential future consequences/effects of the proposed addition that is owned and 

controlled by the POA. 

 

Open Item #3: Discuss the space and effects of the property continuing to be considered as a “limited common 

element” in the approved and recorded Condominium Declarations when only accessed and controlled by a single 

property owner. The space can also be sold in whole or part to other unit owners. 

 

Open Item #4: Due to the ability for the space to be used by a separate tenant or unit in the future, discuss the 

effects and quality of potential future tenants in a unit that has a depth of 23.5 feet and is 376 sq. ft. in size. 

 

Open Item #5: Discuss removing the patio area as a “limited common element” in the Declarations, purchased from 

the POA by the owner of the 17322 unit, and the two parcels be consolidated into one lot and PIN. 

 

Landscaping is relatively limited on the existing site and is primarily located around the site of the proposed 

addition. While the street tree next to the property is shown remaining in the color rendering, this tree is likely to die 

due to extensive damage to the root zone resulting from the construction of the proposed addition. The Public 

Works Department has recommended that the tree be removed and that no new tree be placed in the space due to 

the limited growing space and distance from the building foundations. The parkway tree location is required to be 

moved to a location in the sidewalk similar to other trees along the Oak Park Avenue right-of-way. Since the tree 

removal will be directly caused by the proposed development project, the Petitioner is required to complete all 



Vroegh Eyecare/Park Oaks Addition – 17322 Oak Park Avenue 

 

Page 6 of 12 

associated work at the existing and future street tree locations. The installation of parkway trees meeting the 

streetscape plan is a requirement of the Legacy and Subdivision/Development Codes. Plans are required to be 

submitted and reviewed for any required public right-of-way work to ensure that it complies with the Legacy Code 

requirements, downtown streetscape plan, and right-of-way engineering standards. Other existing landscaping 

around the site of the building addition will require removal including various bushes and shrubs. No landscape or 

replacement plan has been submitted that shows the resulting or proposed landscaping. 

Open Item #6: Discuss the requirement that the parkway tree location is moved to a more suitable location along 

the Oak Park Avenue street frontage in accordance with the Legacy Code requirements, Public Works Department 

recommendations, and the downtown streetscape plan. 

 

Open Item #7: Submittal of a plan for the required parkway tree replacement and sidewalk work is required. 

 

Open Item #8: Submittal of a landscape plan showing the existing and proposed landscaping is required. 

 

 
Above (Left): Existing Street Tree and Streetscape at Park Oaks. 

 
Above (Right): Traditional Street Tree Location & 
Design 

 
Above: Petitioner color rendering of proposed 1-story addition on the Park Oaks Condo building. 
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The Petitioner’s proposed building addition continues the existing first-floor design style and materials which includes 

a matching decorative paneling. The roof includes a cornice to cap the addition and help to create an appearance that 

the structure was purposeful and not added after-the-fact. The cornice is proposed as a tan/brown tone to match the 

existing building’s cornerstones. Staff believes this color scheme looks out-of-place on the addition and recommends 

that it be white in color to match the rest of the proposed addition. 

 

Open Item #9: Discuss whether to incorporate a white or brown/tan color cornice. 

The Legacy Code requires that any addition to 

an existing building match the existing building  

in scale, design and materials which allows the 

addition to look as if it was constructed with 

the original building rather than something 

added “after the fact” that can create a “tacked-

on” appearance. This requirement is especially 

important for additions visible from a primary 

street frontage such as Oak Park Avenue. An 

example of this was noted during the Legacy 

Code’s implementation in which 1-story 

additions such as those located on the 

Teehan’s Tavern building, were not a preferred 

appearance for the future of the downtown. 

The existing non-conforming additions on the 

Teehan’s building are planned to be removed 

as part of the redevelopment of the Harmony 

Plaza and North Street development because 

they detract from the primary building and 

overall downtown design goals. The future 

plans would create a more attractive street wall 

along Oak Park Avenue that would be directly 

across from the subject property. If approved, 

the proposed 1-story addition would be one of 

the only one-story building additions left and 

would not be in scale with the rest of the 

surrounding developments. 
 

 

 

 

 

Open Item #10: Discuss the proposed architectural appearance of a 1-story addition on a 3-story building and the 

possibility of setting a precedent for other notable building downtown sites. 

 

The patio space and landscaped area between the Park Oaks and Wyman’s sites were originally proposed as a way to 

avoid the creation of an alleyway at a key location in the downtown. The Legacy Code promotes zero lot line 

development to create a consistent street wall along the primary corridors. If the addition is developed to the property 

line, the remaining space between the buildings will be approximately 6 feet wide in which the majority of the space 

will be the Village-owned walkway. There is no lighting or landscaping proposed in this area. The negative aspects of 

creating a narrow alley were discussed during the original development approval and the Plan Commission will want 

to consider this as part of the current proposal. 
 

Open Item #11: Discuss the proposed site layout and the resulting five-foot unlit and non-landscaped alleyway that 

will be present between the buildings. 
 

 

 
 

 
Above: Existing 1-story additions proposed to be removed with 
redevelopment. 
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A complete staff review of the proposed building addition by different departments (Engineering, Public Works, Fire 

and Police) was unable to be completed by the writing of this staff report. Any comments or corrections that are 

required following the review, will need to be addressed in the plans prior to the public hearing. 

 

Open Item #12: Plans will need to be revised based on final staff review comments. 

 

 
No signage is proposed to be placed on the new addition. However, while it is not proposed, the Legacy Code’s sign 

requirements permit a sign to be placed at this location if a separate tenant ever utilized the space. Staff recommends 

placing a condition of approval on the Variations prohibiting exterior signage on the addition. 

 

Open Item #13: Discuss the potential signage impact of any future tenant changes and the possibility of a condition 

prohibiting an exterior sign from being placed on the addition. 

 

 
First-floor commercial space in the Downtown Core (DC) does not require parking. When the Park Oaks building was 

constructed, the public parking lot in the rear of the building was constructed as well to help accommodate the 

increased parking demand and continue the public parking lot north. The addition of 376 sq. ft. of commercial space 

is not expected to cause any additional traffic and handled by the existing on-street and available downtown public 

parking. 
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Staff identified the following open items for discussion at the workshop: 

 

1. Discuss the five requested Variations and the desirability of a 1-story building addition on a 3-story building 

that does not comply with the code requirements. Discuss how this relates to the Standards for a Variation 

and Legacy Code Standards that must be met to approve a Variation. 

 

2. Discuss the potential future consequences/effects of the proposed addition that is owned and controlled by 

the POA. 

 

3. Discuss the space and effects of the property continuing to be considered as a “limited common element” in 

the approved and recorded Condominium Declarations when only accessed and controlled by a single 

property owner. The space can also be sold in whole or part to other unit owners. 

 

4. Due to the ability for the space to be used by a separate tenant or unit in the future, discuss the effects and 

quality of potential future tenants in a unit that has a depth of 23.5 feet and is 376 sq. ft. in size. 

 

5. Discuss removing the patio area as a “limited common element” in the Declarations, purchased from the POA 

by the owner of the 17322 unit, and the two parcels be consolidated into one lot and PIN. 

 

6. Discuss the requirement that the parkway tree location is moved to a more suitable location along the Oak 

Park Avenue street frontage in accordance with the Legacy Code requirements, Public Works Department 

recommendations, and the downtown streetscape plan. 

 

7. Submittal of a plan for the required parkway tree replacement and sidewalk work is required. 

 

8. Submittal of a landscape plan showing the existing and proposed landscaping is required. 

 

9. Discuss whether to incorporate a white or brown/tan color cornice. 

 

10. Discuss the proposed architectural appearance of a 1-story addition on a 3-story building and the possibility 

of setting a precedent for other notable building downtown sites. 

 

11. Discuss the proposed site layout and the resulting five foot unlit and non-landscaped alleyway that will be 

present between the buildings. 

 

12. Plans will need to be revised based on final staff review comments. 

 

13. Discuss the potential signage impact of any future tenant changes and the possibility of a condition prohibiting 

an exterior sign from being placed on the addition. 
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Section III.T.2. of the Zoning Ordinance requires that Planning Staff must find that the conditions listed below must be 

met. Staff will prepare draft responses for these conditions within the next Staff Report. 

 

a. That the proposed Use is a Permitted Use in the district in which the property is located. 

 

b. That the proposed arrangement of buildings, off-street parking, access, lighting, landscaping, and 

drainage is compatible with adjacent land uses.   

 

c. That the vehicular ingress and egress to and from the site and circulation within the site provides for safe, 

efficient, and convenient movement of traffic, not only within the site but on adjacent roadways as well. 

 

d. That the Site Plan provides for the safe movement of pedestrians within the site.  

 

e. That there is a sufficient mixture of grass, trees, and shrubs within the interior and perimeter (including 

public right-of-way) of the site so that the proposed development will be in harmony with adjacent land 

uses and will provide a pleasing appearance to the public; any part of the Site Plan area not used for 

buildings, structures, parking, or access-ways shall be landscaped with a mixture of grass, trees, and 

shrubs. 

 

f. That all outdoor trash storage areas are adequately screened. 

 

 

In addition to any other specific standards set forth herein the Plan Commission shall not recommend a Special Use, 

Variation, Appeal, or Map Amendment from the regulations of this ordinance unless it shall have made Findings of 

Fact, based upon evidence presented to it, in each specific case that the following has been met: 

 

a. The proposed improvement meets the Legacy Plan and its Principles, as presented in Section 1.A-B: 

Purpose and Intent, of this ordinance; 

 

b. The new improvement is compatible with uses already developed or planned in this district and will not 

exercise undue detrimental influences upon surrounding properties. 

 

c. Any improvement meets the architectural standards set forth in the Legacy Code. 

 

d. The improvement will have the effect of protecting and enhancing the economic development of the 

Legacy Plan area. 
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Section X.G.4. of the Zoning Ordinance states the Plan Commission shall not recommend a Variation of the regulations 

of the Zoning Ordinance unless it shall have made Findings of Fact, based upon the evidence presented for each of 

the Standards for Variations listed below. The Plan Commission must provide findings for the first three standards; 

the remaining standards are provided to help the Plan Commission further analyze the request. Staff will prepare 

draft responses for the Findings of Fact within the next Staff Report.  

 

1. The property in question cannot yield a reasonable return if permitted to be used only under the 

conditions allowed by the regulations in the district in which it is located. 

 

2. The plight of the owner is due to unique circumstances. 

 

3. The Variation, if granted, will not alter the essential character of the locality. 

 

4. Additionally, the Plan Commission shall also, in making its determination whether there are practical 

difficulties or particular hardships, take into consideration the extent to which the following facts favorable 

to the Petitioner have been established by the evidence: 

 

a. The particular physical surroundings, shape, or topographical condition of the specific property 

involved would result in a particular hardship upon the owner, as distinguished from a mere 

inconvenience, if the strict letter of the regulations were carried out; 

 

b. The conditions upon which the petition for a Variation is based would not be applicable, generally, 

to other property within the same zoning classification; 

 

c. The purpose of the Variation is not based exclusively upon a desire to make more money out of 

the property; 

 

d. The alleged difficulty or hardship has not been created by the owner of the property, or by a 

previous owner; 

 

e. The granting of the Variation will not be detrimental to the public welfare or injurious to other 

property or improvements in the neighborhood in which the property is located; and 

 

f. The proposed Variation will not impair an adequate supply of light and air to an adjacent property, 

or substantially increase the congestion in the public streets, or increase the danger of fire, or 

endanger the public safety, or substantially diminish or impair property values within the 

neighborhood. 
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Following a successful workshop and agreement on open items, proceed to a Public Hearing at the August 1, 2019 

Plan Commission meeting. If all items have not been addressed or agreed upon, continue the workshop until the 

August 1, 2019 Plan Commission meeting. 

 

 

Submitted Sheet Name Prepared By 
Date On 

Sheet 

 Park Oaks ALTA Land Survey Robinson Engineering 2002 

 Exterior Color Rendering Enrique Castel Architect N/A 

 Detailed Grading Plan DesignTek Engineering, Inc. 6-21-19 

 Existing Conditions, Removal & Soil Erosion 

Plan 

DesignTek Engineering, Inc. 6-21-19 

T1 Additions & Alteration Plans Cover Sheet Enrique Castel Architect 6-26-19 

T2 Specifications Enrique Castel Architect 6-26-19 

AD1 Demolition Floor & Ceiling Plans Enrique Castel Architect 6-26-19 

AD2 Demolition Elevations Enrique Castel Architect 6-26-19 

A1 Floor & Furniture Plans Enrique Castel Architect 6-26-19 

A2 Roof & Reflected Ceiling Plans Enrique Castel Architect 6-26-19 

A3 Exterior Elevations Enrique Castel Architect 6-26-19 

A4 Details, Room Finish and Door Schedules Enrique Castel Architect 6-26-19 

S0 Specifications Enrique Castel Architect 6-26-19 

S1 Foundation & Framing Plan Enrique Castel Architect 6-26-19 

M1 HVAC Plan Enrique Castel Architect 6-26-19 

P1 Plumbing Plan – Storm Enrique Castel Architect 6-26-19 

FP1 Fire Protection Plan Enrique Castel Architect 6-26-19 

E1 Power & Lighting Plans Enrique Castel Architect 6-26-19 

E2 Schedules & Notes Enrique Castel Architect 6-26-19 

 Park Oaks Commercial Condominium 

Association Approval 

Park Oaks Assoc. 2-20-19 

 Park Oaks Commercial Condominium 

Declarations 

Park Oaks Assoc. 2-26-03 

 First Amendment to Park Oaks Commercial 

Condominium Declarations 

Park Oaks Assoc. 2-15-19 

 













 

SUPPLEMENT TO FILING FOR VARIARTION 

17322 (17318 Building) 

Legacy Code (pg.87) 

D. Approval Standards 

In addition to any other specific standards set forth herein the Plan Commission shall not recommend a 

Special Use, variance, appeal, or map amendment from the regulations of this ordinance unless it shall 

have made findings of fact, based upon evidence presented to it, in each specific case that: 

a. The proposed improvement meets the Legacy Plan and its Principles, as presented in Section 

1.A-B: Purpose and Intent, of this ordinance; 

Reply:  The Village Plan Commission conducted public hearings on October 18, 2001, and 

unanimously approved the construction of the multi-story building at 17322(173a8, Oak Park 

Avenue, “Tinley Park, Purpose and Intent.” 

Reply:  The proposed addition is consistent with the architecture of the building that was 

approved by the Village Board. 

Reply:  The addition is single story but otherwise fully satisfies the Legacy Plan. 

 

b. The new improvement is compatible with uses already developed or planned in this district and 

will not exercise undue detrimental influences upon surrounding properties; 

Reply:  The visual appearance of the addition, like the existing building is compatible with the 

first-floor retail stores that were approved as part of the Mixed-Use Building. 

Reply:  The Plan Commission agreed that the foot print that is the limited common element was 

suitable for retail uses. 

c. Any improvement meets the architectural standards set forth in the Legacy Code. 

Reply:  The proposed improvement is simply a continuation of the existing buildings architectural 

appearance, with the exception that it is single story.  The look of the addition will blend in with 

the architectural design. 

d. The improvement will have the effect of protecting and enhancing the economic development 

of the Legacy Plan area. 

Reply:  The proposed addition will add more financial growth. 

 

     James Vroegh s/ 

 



March 6, 2019 
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SECTION 01731 - CUTTING AND PATCHING SUMMARY A. This Section includes procedural requirements for cutting and patching. This Section includes procedural requirements for cutting and patching. QUALITY ASSURANCE A. Structural Elements:  Do not cut and patch structural elements in a manner that could change their load-carrying Structural Elements:  Do not cut and patch structural elements in a manner that could change their load-carrying capacity or load-deflection ratio. B. Operational Elements:  Do not cut and patch operating elements and related components in a manner that results in Operational Elements:  Do not cut and patch operating elements and related components in a manner that results in reducing their capacity to perform as intended or that results in increased maintenance or decreased operational life or safety.  C. Miscellaneous Elements:  Do not cut and patch miscellaneous elements or related components in a manner that could Miscellaneous Elements:  Do not cut and patch miscellaneous elements or related components in a manner that could change their load-carrying capacity, that results in reducing their capacity to perform as intended, or that results in increased maintenance or decreased operational life or safety. D. Visual Requirements:  Do not cut and patch construction in a manner that results in visual evidence of cutting and Visual Requirements:  Do not cut and patch construction in a manner that results in visual evidence of cutting and patching.  Do not cut and patch construction exposed on the exterior or in occupied spaces in a manner that would, in Architect's opinion, reduce the building's aesthetic qualities.  Remove and replace construction that has been cut and patched in a visually unsatisfactory manner. WARRANTY A. Existing Warranties:  Remove, replace, patch, and repair materials and surfaces cut or damaged during cutting and Existing Warranties:  Remove, replace, patch, and repair materials and surfaces cut or damaged during cutting and patching operations, by methods and with materials so as not to void existing warranties. MATERIALS A. General:  Comply with requirements specified in other Sections. General:  Comply with requirements specified in other Sections. B. In-Place Materials:  Use materials identical to in-place materials.  For exposed surfaces, use materials that visually match In-Place Materials:  Use materials identical to in-place materials.  For exposed surfaces, use materials that visually match in-place adjacent surfaces to the fullest extent possible. 1. If identical materials are unavailable or cannot be used, use materials that, when installed, will match the visual and If identical materials are unavailable or cannot be used, use materials that, when installed, will match the visual and functional performance of in-place materials. EXAMINATION A. Examine surfaces to be cut and patched and conditions under which cutting and patching are to be performed. Examine surfaces to be cut and patched and conditions under which cutting and patching are to be performed. 1. Compatibility:  Before patching, verify compatibility with and suitability of substrates, including compatibility with Compatibility:  Before patching, verify compatibility with and suitability of substrates, including compatibility with in-place finishes or primers. 2. Proceed with installation only after unsafe or unsatisfactory conditions have been corrected. Proceed with installation only after unsafe or unsatisfactory conditions have been corrected. PREPARATION A. Temporary Support:  Provide temporary support of Work to be cut. Temporary Support:  Provide temporary support of Work to be cut. B. Protection:  Protect in-place construction during cutting and patching to prevent damage.  Provide protection from adverse Protection:  Protect in-place construction during cutting and patching to prevent damage.  Provide protection from adverse weather conditions for portions of Project that might be exposed during cutting and patching operations. C. Adjoining Areas:  Avoid interference with use of adjoining areas or interruption of free passage to adjoining areas. Adjoining Areas:  Avoid interference with use of adjoining areas or interruption of free passage to adjoining areas. D. Existing Utility Services and Mechanical/Electrical Systems:  Where existing services/systems are required to be removed, Existing Utility Services and Mechanical/Electrical Systems:  Where existing services/systems are required to be removed, relocated, or abandoned, bypass such services/systems before cutting to minimize interruption to occupied areas. PERFORMANCE A. General:  Employ skilled workers to perform cutting and patching.  Proceed with cutting and patching at the earliest General:  Employ skilled workers to perform cutting and patching.  Proceed with cutting and patching at the earliest feasible time, and complete without delay. 1. Cut in-place construction to provide for installation of other components or performance of other construction, and Cut in-place construction to provide for installation of other components or performance of other construction, and subsequently patch as required to restore surfaces to their original condition. B. Cutting:  Cut in-place construction by sawing, drilling, breaking, chipping, grinding, and similar operations, including Cutting:  Cut in-place construction by sawing, drilling, breaking, chipping, grinding, and similar operations, including excavation, using methods least likely to damage elements retained or adjoining construction.  If possible, review proposed procedures with original Installer; comply with original Installer's written recommendations. 1. In general, use hand or small power tools designed for sawing and grinding, not hammering and chopping.  Cut holes In general, use hand or small power tools designed for sawing and grinding, not hammering and chopping.  Cut holes and slots as small as possible, neatly to size required, and with minimum disturbance of adjacent surfaces.  Temporarily cover openings when not in use. 2. Finished Surfaces:  Cut or drill from the exposed or finished side into concealed surfaces. Finished Surfaces:  Cut or drill from the exposed or finished side into concealed surfaces. 3. Concrete and Masonry:  Cut using a cutting machine, such as an abrasive saw or a diamond-core drill. Concrete and Masonry:  Cut using a cutting machine, such as an abrasive saw or a diamond-core drill. 4. Mechanical and Electrical Services:  Cut off pipe or conduit in walls or partitions to be removed.  Cap, valve, or plug Mechanical and Electrical Services:  Cut off pipe or conduit in walls or partitions to be removed.  Cap, valve, or plug and seal remaining portion of pipe or conduit to prevent entrance of moisture or other foreign matter after cutting. 5. Proceed with patching after construction operations requiring cutting are complete. Proceed with patching after construction operations requiring cutting are complete. C. Patching:  Patch construction by filling, repairing, refinishing, closing up, and similar operations following performance of Patching:  Patch construction by filling, repairing, refinishing, closing up, and similar operations following performance of other Work.  Patch with durable seams that are as invisible as possible.  Provide materials and comply with installation requirements specified in other Sections. 1. Inspection:  Where feasible, test and inspect patched areas after completion to demonstrate integrity of installation. Inspection:  Where feasible, test and inspect patched areas after completion to demonstrate integrity of installation. 2. Exposed Finishes:  Restore exposed finishes of patched areas and extend finish restoration into retained adjoining Exposed Finishes:  Restore exposed finishes of patched areas and extend finish restoration into retained adjoining construction in a manner that will eliminate evidence of patching and refinishing. 3. Floors and Walls:  Where walls or partitions that are removed extend one finished area into another, patch and repair Floors and Walls:  Where walls or partitions that are removed extend one finished area into another, patch and repair floor and wall surfaces in the new space.  Provide an even surface of uniform finish, color, texture, and appearance.  Remove in-place floor and wall coverings and replace with new materials, if necessary, to achieve uniform color and appearance. 4. Ceilings:  Patch, repair, or rehang in-place ceilings as necessary to provide an even-plane surface of uniform Ceilings:  Patch, repair, or rehang in-place ceilings as necessary to provide an even-plane surface of uniform appearance. 5. Exterior Building Enclosure:  Patch components in a manner that restores enclosure to a weathertight condition. Exterior Building Enclosure:  Patch components in a manner that restores enclosure to a weathertight condition. D. Cleaning:  Clean areas and spaces where cutting and patching are performed.  Completely remove paint, mortar, oils, Cleaning:  Clean areas and spaces where cutting and patching are performed.  Completely remove paint, mortar, oils, putty, and similar materials.
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SECTION 01732 - SELECTIVE DEMOLITION SUMMARY A. This Section includes the following: This Section includes the following: 1. Demolition and removal of selected portions of building or structure. Demolition and removal of selected portions of building or structure. 2. Salvage of existing items to be reused or recycled. Salvage of existing items to be reused or recycled. DEFINITIONS A. Remove:  Detach items from existing construction and legally dispose of them off-site, unless indicated to be removed Remove:  Detach items from existing construction and legally dispose of them off-site, unless indicated to be removed and salvaged or removed and reinstalled. B. Remove and Salvage:  Detach items from existing construction and deliver them to Owner. Remove and Salvage:  Detach items from existing construction and deliver them to Owner. C. Remove and Reinstall:  Detach items from existing construction, prepare them for reuse, and reinstall them where Remove and Reinstall:  Detach items from existing construction, prepare them for reuse, and reinstall them where indicated. D. Existing to Remain:  Existing items of construction that are not to be removed and that are not otherwise indicated to be Existing to Remain:  Existing items of construction that are not to be removed and that are not otherwise indicated to be removed, removed and salvaged, or removed and reinstalled. QUALITY ASSURANCE A. Demolition Firm Qualifications:  An experienced firm that has specialized in demolition work similar in material and extent Demolition Firm Qualifications:  An experienced firm that has specialized in demolition work similar in material and extent to that indicated for this Project. B. Regulatory Requirements:  Comply with governing EPA notification regulations before beginning selective demolition.  Comply Regulatory Requirements:  Comply with governing EPA notification regulations before beginning selective demolition.  Comply with hauling and disposal regulations of authorities having jurisdiction. C. Standards:  Comply with ANSI A10.6 and NFPA 241. Standards:  Comply with ANSI A10.6 and NFPA 241. PROJECT CONDITIONS A. Owner will occupy portions of building immediately adjacent to selective demolition area.  Conduct selective demolition so Owner will occupy portions of building immediately adjacent to selective demolition area.  Conduct selective demolition so Owner's operations will not be disrupted. B. Conditions existing at time of inspection for bidding purpose will be maintained by Owner as far as practical. Conditions existing at time of inspection for bidding purpose will be maintained by Owner as far as practical. C. Notify Architect of discrepancies between existing conditions and Drawings before proceeding with selective demolition. Notify Architect of discrepancies between existing conditions and Drawings before proceeding with selective demolition. D. Hazardous Materials:  It is not expected that hazardous materials will be encountered in the Work. Hazardous Materials:  It is not expected that hazardous materials will be encountered in the Work. E. Storage or sale of removed items or materials on-site is not permitted. Storage or sale of removed items or materials on-site is not permitted. F. Utility Service:  Maintain existing utilities indicated to remain in service and protect them against damage during selective Utility Service:  Maintain existing utilities indicated to remain in service and protect them against damage during selective demolition operations. 1. Maintain fire-protection facilities in service during selective demolition operations. Maintain fire-protection facilities in service during selective demolition operations. WARRANTY A. Existing Warranties:  Remove, replace, patch, and repair materials and surfaces cut or damaged during selective demolition, Existing Warranties:  Remove, replace, patch, and repair materials and surfaces cut or damaged during selective demolition, by methods and with materials so as not to void existing warranties. EXAMINATION A. Verify that utilities have been disconnected and capped. Verify that utilities have been disconnected and capped. B. Survey existing conditions and correlate with requirements indicated to determine extent of selective demolition required. Survey existing conditions and correlate with requirements indicated to determine extent of selective demolition required. C. Inventory and record the condition of items to be removed and reinstalled and items to be removed and salvaged. Inventory and record the condition of items to be removed and reinstalled and items to be removed and salvaged. D. When unanticipated mechanical, electrical, or structural elements that conflict with intended function or design are When unanticipated mechanical, electrical, or structural elements that conflict with intended function or design are encountered, investigate and measure the nature and extent of conflict.  Promptly submit a written report to Architect. E. Engage a professional engineer to survey condition of building to determine whether removing any element might result in Engage a professional engineer to survey condition of building to determine whether removing any element might result in structural deficiency or unplanned collapse of any portion of structure or adjacent structures during selective demolition operations. F. Survey of Existing Conditions:  Record existing conditions by use of preconstruction photographs. Survey of Existing Conditions:  Record existing conditions by use of preconstruction photographs. G. Perform surveys as the Work progresses to detect hazards resulting from selective demolition activities. Perform surveys as the Work progresses to detect hazards resulting from selective demolition activities. UTILITY SERVICES AND MECHANICAL/ELECTRICAL SYSTEMS A. Existing Services/Systems:  Maintain services/systems indicated to remain and protect them against damage during Existing Services/Systems:  Maintain services/systems indicated to remain and protect them against damage during selective demolition operations. B. Service/System Requirements:  Locate, identify, disconnect, and seal or cap off indicated utility services and Service/System Requirements:  Locate, identify, disconnect, and seal or cap off indicated utility services and mechanical/electrical systems serving areas to be selectively demolished. 1. Arrange to shut off indicated utilities with utility companies. Arrange to shut off indicated utilities with utility companies. 2. If services/systems are required to be removed, relocated, or abandoned, before proceeding with selective demolition If services/systems are required to be removed, relocated, or abandoned, before proceeding with selective demolition provide temporary services/systems that bypass area of selective demolition and that maintain continuity of services/systems to other parts of building. 3. Cut off pipe or conduit in walls or partitions to be removed.  Cap, valve, or plug and seal remaining portion of pipe Cut off pipe or conduit in walls or partitions to be removed.  Cap, valve, or plug and seal remaining portion of pipe or conduit after bypassing. PREPARATION A. Temporary Facilities:  Provide temporary barricades and other protection required to prevent injury to people and damage Temporary Facilities:  Provide temporary barricades and other protection required to prevent injury to people and damage to adjacent buildings and facilities to remain. B. Temporary Shoring:  Provide and maintain shoring, bracing, and structural supports as required to preserve stability and Temporary Shoring:  Provide and maintain shoring, bracing, and structural supports as required to preserve stability and prevent movement, settlement, or collapse of construction and finishes to remain, and to prevent unexpected or uncontrolled movement or collapse of construction being demolished. SELECTIVE DEMOLITION A. General:  Demolish and remove existing construction only to the extent required by new construction and as indicated.  General:  Demolish and remove existing construction only to the extent required by new construction and as indicated.  Use methods required to complete the Work within limitations of governing regulations and as follows: 1. Neatly cut openings and holes plumb, square, and true to dimensions required.  Use cutting methods least likely to Neatly cut openings and holes plumb, square, and true to dimensions required.  Use cutting methods least likely to damage construction to remain or adjoining construction.  Use hand tools or small power tools designed for sawing or grinding, not hammering and chopping, to minimize disturbance of adjacent surfaces.  Temporarily cover openings to remain. 2. Cut or drill from the exposed or finished side into concealed surfaces to avoid marring existing finished surfaces. Cut or drill from the exposed or finished side into concealed surfaces to avoid marring existing finished surfaces. 3. Do not use cutting torches until work area is cleared of flammable materials.  At concealed spaces, such as duct Do not use cutting torches until work area is cleared of flammable materials.  At concealed spaces, such as duct and pipe interiors, verify condition and contents of hidden space before starting flame-cutting operations.  Maintain portable fire-suppression devices during flame-cutting operations. 4. Locate selective demolition equipment and remove debris and materials so as not to impose excessive loads on Locate selective demolition equipment and remove debris and materials so as not to impose excessive loads on supporting walls, floors, or framing. 5. Dispose of demolished items and materials promptly. Dispose of demolished items and materials promptly. B. Removed and Salvaged Items: Removed and Salvaged Items: 1. Clean salvaged items. Clean salvaged items. 2. Pack or crate items after cleaning.  Identify contents of containers. Pack or crate items after cleaning.  Identify contents of containers. 3. Store items in a secure area until delivery to Owner. Store items in a secure area until delivery to Owner. 4. Transport items to Owner's storage area designated by Owner. Transport items to Owner's storage area designated by Owner. 5. Protect items from damage during transport and storage. Protect items from damage during transport and storage. C. Removed and Reinstalled Items: Removed and Reinstalled Items: 1. Clean and repair items to functional condition adequate for intended reuse.  Paint equipment to match new equipment. Clean and repair items to functional condition adequate for intended reuse.  Paint equipment to match new equipment. 2. Pack or crate items after cleaning and repairing.  Identify contents of containers. Pack or crate items after cleaning and repairing.  Identify contents of containers. 3. Protect items from damage during transport and storage. Protect items from damage during transport and storage. 4. Reinstall items in locations indicated.  Comply with installation requirements for new materials and equipment.  Provide Reinstall items in locations indicated.  Comply with installation requirements for new materials and equipment.  Provide connections, supports, and miscellaneous materials necessary to make item functional for use indicated. D. Existing Items to Remain:  Protect construction indicated to remain against damage and soiling during selective demolition.  Existing Items to Remain:  Protect construction indicated to remain against damage and soiling during selective demolition.  When permitted by Architect, items may be removed to a suitable, protected storage location during selective demolition  and reinstalled in their original locations after selective demolition operations are complete. DISPOSAL OF DEMOLISHED MATERIALS A. General:  Except for items or materials indicated to be  reused, salvaged, reinstalled, or otherwise indicated to remain General:  Except for items or materials indicated to be  reused, salvaged, reinstalled, or otherwise indicated to remain Owner's property, remove demolished materials from Project site and legally dispose of them in an EPA-approved landfill. 1. Comply with requirements specified in Division 1 Section "Construction Waste Management." Comply with requirements specified in Division 1 Section "Construction Waste Management." B. Burning:  Do not burn demolished materials. Burning:  Do not burn demolished materials. C. Disposal:  Transport demolished materials off Owner's property and legally dispose of them. Disposal:  Transport demolished materials off Owner's property and legally dispose of them. CLEANING A. Clean adjacent structures and improvements of dust, dirt, and debris caused by selective demolition operations.  Return Clean adjacent structures and improvements of dust, dirt, and debris caused by selective demolition operations.  Return adjacent areas to condition existing before selective demolition operations began.
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SECTION 01770 - CLOSEOUT PROCEDURES SUMMARY A. This Section includes administrative and procedural requirements for contract closeout, including, but not limited to, the This Section includes administrative and procedural requirements for contract closeout, including, but not limited to, the following: 1. Inspection procedures. Inspection procedures. 2. Final cleaning. Final cleaning. COMPLETION A. Preliminary Procedures:  Before requesting inspection for determining date of Substantial Completion, complete the following.  Preliminary Procedures:  Before requesting inspection for determining date of Substantial Completion, complete the following.  List items below that are incomplete in request. 1. Prepare a list of items to be completed and corrected (punch list), the value of items on the list, and reasons why the Prepare a list of items to be completed and corrected (punch list), the value of items on the list, and reasons why the Work is not complete. 2. Advise Owner of pending insurance changeover requirements. Advise Owner of pending insurance changeover requirements. 3. Submit specific warranties, workmanship bonds, maintenance service agreements, final certifications, and similar documents. Submit specific warranties, workmanship bonds, maintenance service agreements, final certifications, and similar documents. 4. Prepare and submit Project Record Documents, operation and maintenance manuals, Final Completion construction Prepare and submit Project Record Documents, operation and maintenance manuals, Final Completion construction photographs damage or settlement surveys, property surveys, and similar final record information. 5. Deliver tools, spare parts, extra materials, and similar items to location designated by Owner.  Label with manufacturer's Deliver tools, spare parts, extra materials, and similar items to location designated by Owner.  Label with manufacturer's name and model number where applicable. 6. Make final changeover of permanent locks and deliver keys to Owner.  Advise Owner's personnel of changeover in security Make final changeover of permanent locks and deliver keys to Owner.  Advise Owner's personnel of changeover in security provisions. 7. Complete startup testing of systems. Complete startup testing of systems. 8. Submit test/adjust/balance records. Submit test/adjust/balance records. 9. Submit changeover information related to Owner's occupancy, use, operation, and maintenance. Submit changeover information related to Owner's occupancy, use, operation, and maintenance. 10. Complete final cleaning requirements. Complete final cleaning requirements. 11. Touch up and otherwise repair and restore marred exposed finishes to eliminate visual defects. Touch up and otherwise repair and restore marred exposed finishes to eliminate visual defects. B. Inspection:  Submit a written request for inspection for Completion.  On receipt of request, Owner will either proceed with Inspection:  Submit a written request for inspection for Completion.  On receipt of request, Owner will either proceed with inspection or notify Contractor of unfulfilled requirements.  Owner will prepare the Certificate of Completion after inspection or will notify Contractor of items, either on Contractor's list or additional items identified by Owner, that must be completed or corrected before certificate will be issued. 1. Reinspection:  Request reinspection when the Work identified in previous inspections as incomplete is completed or Reinspection:  Request reinspection when the Work identified in previous inspections as incomplete is completed or corrected. LIST OF INCOMPLETE ITEMS (PUNCH LIST) A. Preparation:  Submit two copies of list.  Include name and identification of each space and area affected by construction Preparation:  Submit two copies of list.  Include name and identification of each space and area affected by construction operations for incomplete items and items needing correction. WARRANTIES A. Organize warranty documents into an orderly sequence based on the table of contents of the Project Manual. Organize warranty documents into an orderly sequence based on the table of contents of the Project Manual. 1. Bind warranties and bonds in heavy-duty, 3-ring, vinyl-covered, loose-leaf binders, thickness as necessary to Bind warranties and bonds in heavy-duty, 3-ring, vinyl-covered, loose-leaf binders, thickness as necessary to accommodate contents, and sized to receive 8-1/2-by-11-inch paper. 2. Provide heavy paper dividers with plastic-covered tabs for each separate warranty.  Mark tab to identify the product or Provide heavy paper dividers with plastic-covered tabs for each separate warranty.  Mark tab to identify the product or installation.  Provide a typed description of the product or installation, including the name of the product and the name, address, and telephone number of Installer. 3. Identify each binder on the front and spine with the typed or printed title "WARRANTIES," Project name, and name of Identify each binder on the front and spine with the typed or printed title "WARRANTIES," Project name, and name of Contractor. B. Provide additional copies of each warranty to include in operation and maintenance manuals. Provide additional copies of each warranty to include in operation and maintenance manuals. MATERIALS A. Cleaning Agents:  Use cleaning materials and agents recommended by manufacturer or fabricator of the surface to be cleaned.  Cleaning Agents:  Use cleaning materials and agents recommended by manufacturer or fabricator of the surface to be cleaned.  Do not use cleaning agents that are potentially hazardous to health or property or that might damage finished surfaces. FINAL CLEANING A. Cleaning:  Employ experienced workers or professional cleaners for final cleaning.  Clean each surface or unit to condition Cleaning:  Employ experienced workers or professional cleaners for final cleaning.  Clean each surface or unit to condition expected in an average commercial building cleaning and maintenance program.  Comply with manufacturer's written instructions. 1. Complete the following cleaning operations before requesting inspection for certification of Completion for entire Project: Complete the following cleaning operations before requesting inspection for certification of Completion for entire Project: a. Clean Project site, yard, and grounds, in areas disturbed by construction activities, including landscape development Clean Project site, yard, and grounds, in areas disturbed by construction activities, including landscape development areas, of rubbish, waste material, litter, and other foreign substances. b. Sweep paved areas broom clean.  Remove petrochemical spills, stains, and other foreign deposits. Sweep paved areas broom clean.  Remove petrochemical spills, stains, and other foreign deposits. c. Remove tools, construction equipment, machinery, and surplus material from Project site. Remove tools, construction equipment, machinery, and surplus material from Project site. d. Clean exposed interior hard-surfaced finishes to a dirt-free condition, free of stains, films, and similar foreign Clean exposed interior hard-surfaced finishes to a dirt-free condition, free of stains, films, and similar foreign substances. Restore reflective surfaces to their original condition. e. Remove debris and surface dust from limited access spaces, including roofs, plenums, shafts, trenches, equipment Remove debris and surface dust from limited access spaces, including roofs, plenums, shafts, trenches, equipment vaults, manholes, attics, and similar spaces. f. Sweep concrete floors broom clean. Sweep concrete floors broom clean. g. Clean transparent materials, including glass in doors and windows.  Remove glazing compounds and other noticeable, Clean transparent materials, including glass in doors and windows.  Remove glazing compounds and other noticeable, vision-obscuring materials.  Replace chipped or broken glass and other damaged transparent materials.  Polish glass, taking care not to scratch surfaces. h. Remove labels that are not permanent. Remove labels that are not permanent. i. Touch up and otherwise repair and restore marred, exposed finishes and surfaces.  Replace finishes and surfaces that Touch up and otherwise repair and restore marred, exposed finishes and surfaces.  Replace finishes and surfaces that cannot be satisfactorily repaired or restored or that already show evidence of repair or restoration. 1) Do not paint over "UL" and similar labels, including mechanical and electrical nameplates. Do not paint over "UL" and similar labels, including mechanical and electrical nameplates. j. Wipe surfaces of mechanical and electrical equipment and similar equipment.  Remove excess lubrication, paint and Wipe surfaces of mechanical and electrical equipment and similar equipment.  Remove excess lubrication, paint and mortar droppings, and other foreign substances. k. Replace parts subject to unusual operating conditions. Replace parts subject to unusual operating conditions. l. Clean plumbing fixtures to a sanitary condition, free of stains, including stains resulting from water exposure. Clean plumbing fixtures to a sanitary condition, free of stains, including stains resulting from water exposure. m. Replace disposable air filters and clean permanent air filters.  Clean exposed surfaces of diffusers, registers, and Replace disposable air filters and clean permanent air filters.  Clean exposed surfaces of diffusers, registers, and grills. n. Clean light fixtures, lamps, globes, and reflectors to function with full efficiency.  Replace burned-out bulbs, and those Clean light fixtures, lamps, globes, and reflectors to function with full efficiency.  Replace burned-out bulbs, and those noticeably dimmed by hours of use, and defective and noisy starters in fluorescent and mercury vapor fixtures to comply with requirements for new fixtures. B. Comply with safety standards for cleaning.  Do not burn waste materials.  Do not bury debris or excess materials on Owner's Comply with safety standards for cleaning.  Do not burn waste materials.  Do not bury debris or excess materials on Owner's property.  Do not discharge volatile, harmful, or dangerous materials into drainage systems.  Remove waste materials from Project site and dispose of lawfully.
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SECTION 01700 - EXECUTION REQUIREMENTS SUMMARY A. This Section includes general procedural requirements governing execution of the Work including, but not limited to, the following: 1. Construction layout. Construction layout. 2. Field engineering and surveying. Field engineering and surveying. 3. General installation of products. General installation of products. 4. Progress cleaning. Progress cleaning. 5. Starting and adjusting. Starting and adjusting. 6. Protection of installed construction. Protection of installed construction. 7. Correction of the Work. Correction of the Work. B. See Section 01770 "Closeout Procedures" for submitting final property survey with Project Record Documents, recording of See Section 01770 "Closeout Procedures" for submitting final property survey with Project Record Documents, recording of Owner-accepted deviations from indicated lines and levels, and final cleaning. EXAMINATION A. Existing Conditions:  The existence and location of site improvements, utilities, and other construction indicated as existing are Existing Conditions:  The existence and location of site improvements, utilities, and other construction indicated as existing are not guaranteed.  Before beginning work, investigate and verify the existence and location of mechanical and electrical systems and other construction affecting the Work. 1. Before construction, verify the location and points of connection of utility services. Before construction, verify the location and points of connection of utility services. B. Existing Utilities:  The existence and location of underground and other utilities and construction indicated as existing are not Existing Utilities:  The existence and location of underground and other utilities and construction indicated as existing are not guaranteed. C. Acceptance of Conditions:  Examine substrates, areas, and conditions, with Installer or Applicator present where indicated, for Acceptance of Conditions:  Examine substrates, areas, and conditions, with Installer or Applicator present where indicated, for compliance with requirements for installation tolerances and other conditions affecting performance.  Record observations. 1. Verify compatibility with and suitability of substrates, including compatibility with existing finishes or primers. Verify compatibility with and suitability of substrates, including compatibility with existing finishes or primers. 2. Examine roughing-in for mechanical and electrical systems to verify actual locations of connections before equipment and Examine roughing-in for mechanical and electrical systems to verify actual locations of connections before equipment and fixture installation. 3. Examine walls, floors, and roofs for suitable conditions where products and systems are to be installed. Examine walls, floors, and roofs for suitable conditions where products and systems are to be installed. 4. Proceed with installation only after unsatisfactory conditions have been corrected.  Proceeding with the Work indicates Proceed with installation only after unsatisfactory conditions have been corrected.  Proceeding with the Work indicates acceptance of surfaces and conditions. PREPARATION A. Existing Utility Information:  Furnish information to Owner that is necessary to adjust, move, or relocate existing utility structures, Existing Utility Information:  Furnish information to Owner that is necessary to adjust, move, or relocate existing utility structures, utility poles, lines, services, or other utility appurtenances located in or affected by construction.  Coordinate with authorities having jurisdiction. B. Field Measurements:  Take field measurements as required to fit the Work properly.  Recheck measurements before installing Field Measurements:  Take field measurements as required to fit the Work properly.  Recheck measurements before installing each product.  Where portions of the Work are indicated to fit to other construction, verify dimensions of other construction by field measurements before fabrication.  Coordinate fabrication schedule with construction progress to avoid delaying the Work. C. Space Requirements:  Verify space requirements and dimensions of items shown diagrammatically on Drawings. Space Requirements:  Verify space requirements and dimensions of items shown diagrammatically on Drawings. D. Review of Contract Documents and Field Conditions:  Immediately on discovery of the need for clarification of the Contract Review of Contract Documents and Field Conditions:  Immediately on discovery of the need for clarification of the Contract Documents, submit a request for information to Architect.  Include a detailed description of problem encountered, together with recommendations for changing the Contract Documents. CONSTRUCTION LAYOUT A. Verification:  Before proceeding to lay out the Work, verify layout information shown on Drawings, in relation to the property Verification:  Before proceeding to lay out the Work, verify layout information shown on Drawings, in relation to the property survey and existing benchmarks.  If discrepancies are discovered, notify Architect promptly. B. General:  Lay out the Work using accepted surveying practices. General:  Lay out the Work using accepted surveying practices. 1. Establish benchmarks and control points to set lines and levels at each story of construction and elsewhere as needed to Establish benchmarks and control points to set lines and levels at each story of construction and elsewhere as needed to locate each element of Project. 2. Establish dimensions within tolerances indicated.  Do not scale Drawings to obtain required dimensions. Establish dimensions within tolerances indicated.  Do not scale Drawings to obtain required dimensions. 3. Inform installers of lines and levels to which they must comply. Inform installers of lines and levels to which they must comply. 4. Check the location, level and plumb, of every major element as the Work progresses. Check the location, level and plumb, of every major element as the Work progresses. 5. Notify Architect when deviations from required lines and levels exceed allowable tolerances. Notify Architect when deviations from required lines and levels exceed allowable tolerances. C. Building Lines and Levels:  Locate and lay out control lines and levels for structures, building foundations, column grids, and Building Lines and Levels:  Locate and lay out control lines and levels for structures, building foundations, column grids, and floor levels, including those required for mechanical and electrical work.  Transfer survey markings and elevations for use with control lines and levels.  Level foundations and piers from two or more locations. D. Record Log:  Maintain a log of layout control work.  Record deviations from required lines and levels.  Include beginning and Record Log:  Maintain a log of layout control work.  Record deviations from required lines and levels.  Include beginning and ending dates and times of surveys, weather conditions, name and duty of each survey party member, and types of instruments and tapes used.  Make the log available for reference by Architect.  FIELD ENGINEERING A. Reference Points:  Locate existing permanent benchmarks, control points, and similar reference points before beginning the Work.  Reference Points:  Locate existing permanent benchmarks, control points, and similar reference points before beginning the Work.  Preserve and protect permanent benchmarks and control points during construction operations. B. Certified Survey:  On completion of major site improvements, and other work requiring field-engineering services, prepare a Certified Survey:  On completion of major site improvements, and other work requiring field-engineering services, prepare a certified survey showing dimensions, locations, angles, and elevations of construction. INSTALLATION A. General:  Locate the Work and components of the Work accurately, in correct alignment and elevation, as indicated. General:  Locate the Work and components of the Work accurately, in correct alignment and elevation, as indicated. 1. Make vertical work plumb and make horizontal work level. Make vertical work plumb and make horizontal work level. 2. Where space is limited, install components to maximize space available for maintenance and ease of removal for Where space is limited, install components to maximize space available for maintenance and ease of removal for replacement. 3. Conceal pipes, ducts, and wiring in finished areas, unless otherwise indicated. Conceal pipes, ducts, and wiring in finished areas, unless otherwise indicated. B. Comply with manufacturer's written instructions and recommendations for installing products in applications indicated. Comply with manufacturer's written instructions and recommendations for installing products in applications indicated. C. Install products at the time and under conditions that will ensure the best possible results.  Maintain conditions required for Install products at the time and under conditions that will ensure the best possible results.  Maintain conditions required for product performance until Substantial Completion. D. Conduct construction operations so no part of the Work is subjected to damaging operations or loading in excess of that Conduct construction operations so no part of the Work is subjected to damaging operations or loading in excess of that expected during normal conditions of occupancy. E. Tools and Equipment:  Do not use tools or equipment that produce harmful noise levels. Tools and Equipment:  Do not use tools or equipment that produce harmful noise levels. F. Templates:  Obtain and distribute to the parties involved templates for work specified to be factory prepared and field installed.  Templates:  Obtain and distribute to the parties involved templates for work specified to be factory prepared and field installed.  Check Shop Drawings of other work to confirm that adequate provisions are made for locating and installing products to comply with indicated requirements. G. Anchors and Fasteners:  Provide anchors and fasteners as required to anchor each component securely in place, accurately Anchors and Fasteners:  Provide anchors and fasteners as required to anchor each component securely in place, accurately located and aligned with other portions of the Work. 1. Mounting Heights:  Where mounting heights are not indicated, mount components at heights directed by Architect. Mounting Heights:  Where mounting heights are not indicated, mount components at heights directed by Architect. 2. Allow for building movement, including thermal expansion and contraction. Allow for building movement, including thermal expansion and contraction. 3. Coordinate installation of anchorages.  Furnish setting drawings, templates, and directions for installing anchorages, including Coordinate installation of anchorages.  Furnish setting drawings, templates, and directions for installing anchorages, including sleeves, concrete inserts, anchor bolts, and items with integral anchors, that are to be embedded in concrete or masonry.  Deliver such items to Project site in time for installation. H. Joints:  Make joints of uniform width.  Where joint locations in exposed work are not indicated, arrange joints for the best Joints:  Make joints of uniform width.  Where joint locations in exposed work are not indicated, arrange joints for the best visual effect.  Fit exposed connections together to form hairline joints. I. Hazardous Materials:  Use products, cleaners, and installation materials that are not considered hazardous. Hazardous Materials:  Use products, cleaners, and installation materials that are not considered hazardous. PROGRESS CLEANING A. General:  Clean Project site and work areas daily, including common areas.  Coordinate progress cleaning for joint-use areas General:  Clean Project site and work areas daily, including common areas.  Coordinate progress cleaning for joint-use areas where more than one installer has worked.  Enforce requirements strictly.  Dispose of materials lawfully. 1. Comply with requirements in NFPA 241 for removal of combustible waste materials and debris. Comply with requirements in NFPA 241 for removal of combustible waste materials and debris. 2. Do not hold materials more than 7 days during normal weather or 3 days if the temperature is expected to rise above 80 Do not hold materials more than 7 days during normal weather or 3 days if the temperature is expected to rise above 80 deg F. 3. Containerize hazardous and unsanitary waste materials separately from other waste.  Mark containers appropriately and Containerize hazardous and unsanitary waste materials separately from other waste.  Mark containers appropriately and dispose of legally, according to regulations. B. Site:  Maintain Project site free of waste materials and debris. Site:  Maintain Project site free of waste materials and debris. C. Work Areas:  Clean areas where work is in progress to the level of cleanliness necessary for proper execution of the Work. Work Areas:  Clean areas where work is in progress to the level of cleanliness necessary for proper execution of the Work. 1. Remove liquid spills promptly. Remove liquid spills promptly. 2. Where dust would impair proper execution of the Work, broom-clean or vacuum the entire work area, as appropriate. Where dust would impair proper execution of the Work, broom-clean or vacuum the entire work area, as appropriate. D. Installed Work:  Keep installed work clean.  Clean installed surfaces according to written instructions of manufacturer or Installed Work:  Keep installed work clean.  Clean installed surfaces according to written instructions of manufacturer or fabricator of product installed, using only cleaning materials specifically recommended.  If specific cleaning materials are not recommended, use cleaning materials that are not hazardous to health or property and that will not damage exposed surfaces. E. Concealed Spaces:  Remove debris from concealed spaces before enclosing the space. Concealed Spaces:  Remove debris from concealed spaces before enclosing the space. F. Exposed Surfaces in Finished Areas:  Clean exposed surfaces and protect as necessary to ensure freedom from damage and Exposed Surfaces in Finished Areas:  Clean exposed surfaces and protect as necessary to ensure freedom from damage and deterioration at time of Substantial Completion. G. Waste Disposal:  Burying or burning waste materials on-site will not be permitted.  Washing waste materials down sewers or into Waste Disposal:  Burying or burning waste materials on-site will not be permitted.  Washing waste materials down sewers or into waterways will not be permitted. H. During handling and installation, clean and protect construction in progress and adjoining materials already in place.  Apply During handling and installation, clean and protect construction in progress and adjoining materials already in place.  Apply protective covering where required to ensure protection from damage or deterioration at Substantial Completion. I. Clean and provide maintenance on completed construction as frequently as necessary through the remainder of the construction Clean and provide maintenance on completed construction as frequently as necessary through the remainder of the construction period.  Adjust and lubricate operable components to ensure operability without damaging effects. J. Limiting Exposures:  Supervise construction operations to assure that no part of the construction, completed or in progress, is Limiting Exposures:  Supervise construction operations to assure that no part of the construction, completed or in progress, is subject to harmful, dangerous, damaging, or otherwise deleterious exposure during the construction period. STARTING AND ADJUSTING A. Start equipment and operating components to confirm proper operation.  Remove malfunctioning units, replace with new units, Start equipment and operating components to confirm proper operation.  Remove malfunctioning units, replace with new units, and retest. B. Adjust operating components for proper operation without binding.  Adjust equipment for proper operation. Adjust operating components for proper operation without binding.  Adjust equipment for proper operation. C. Test each piece of equipment to verify proper operation.  Test and adjust controls and safeties.  Replace damaged and Test each piece of equipment to verify proper operation.  Test and adjust controls and safeties.  Replace damaged and malfunctioning controls and equipment.  PROTECTION OF INSTALLED CONSTRUCTION A. Provide final protection and maintain conditions that ensure installed Work is without damage or deterioration at time of Provide final protection and maintain conditions that ensure installed Work is without damage or deterioration at time of Substantial Completion. B. Comply with manufacturer's written instructions for temperature and relative humidity. Comply with manufacturer's written instructions for temperature and relative humidity. CORRECTION OF THE WORK A. Repair or remove and replace defective construction.  Restore damaged substrates and finishes.  Comply with requirements in Repair or remove and replace defective construction.  Restore damaged substrates and finishes.  Comply with requirements in Section 01731 "Cutting and Patching." 1. Repairing includes replacing defective parts, refinishing damaged surfaces, touching up with matching materials, and properly Repairing includes replacing defective parts, refinishing damaged surfaces, touching up with matching materials, and properly adjusting operating equipment. B. Restore permanent facilities used during construction to their specified condition. Restore permanent facilities used during construction to their specified condition. C. Remove and replace damaged surfaces that are exposed to view if surfaces cannot be repaired without visible evidence of Remove and replace damaged surfaces that are exposed to view if surfaces cannot be repaired without visible evidence of repair. D. Repair components that do not operate properly.  Remove and replace operating components that cannot be repaired. Repair components that do not operate properly.  Remove and replace operating components that cannot be repaired. E. Remove and replace chipped, scratched, and broken glass or reflective surfaces.Remove and replace chipped, scratched, and broken glass or reflective surfaces.
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TYP. WALL CORNER REINFORCING DETAIL
SCALE :  NONE

1 SCALE :  NONE
3

TYP. S.O.G. CONSTRUCTION JOINT
SCALE :  NONE

2

TYP. S.O.G. CONTRACTION JOINT
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ALL INDOOR A/C UNITS SHALL BE FACTORY WIRED FOR SINGLE SOURCE POWER CONNECTION. UNITS SHALL BE FUSED AS REQUIRED BY EQUIPMENT MANUFACTURER. IF APPLICABLE
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PLUMBING SYMBOL LIST

SYMBOL

V

ST

W

SAN

ST

GR

ST

SAN

SAN

DESCRIPTION

GENERAL PLUMBING NOTES

1
1/4" = 1'-0"
PLUMBING PLAN - STORM

3
NONE
ROOF DRAIN DETAIL

2
NONE
TYP. DOWNSPOUT DETAIL

1

AutoCAD SHX Text
HOT WATER SUPPLY - COPPER TYPE 'K' OR GALVANIZED SCHEDULE #40

AutoCAD SHX Text
DRINKING FOUNTAIN

AutoCAD SHX Text
WASH FOUNTAIN

AutoCAD SHX Text
BATHTUB

AutoCAD SHX Text
WALL CLEAN OUT

AutoCAD SHX Text
POLYVINYLCHLORIDE

AutoCAD SHX Text
FREEZE-PROOF HOSE BIB

AutoCAD SHX Text
FIRE HYDRANT

AutoCAD SHX Text
FLOOR CLEAN OUT

AutoCAD SHX Text
REINFORCED CONCRETE PIPE

AutoCAD SHX Text
VITRIFIED CLAY PIPE

AutoCAD SHX Text
VENT THROUGH ROOF

AutoCAD SHX Text
SHOWER

AutoCAD SHX Text
OPEN WASTE

AutoCAD SHX Text
ROD OUT

AutoCAD SHX Text
CATCH BASIN - 48" MINIMUM WITH EXTRA HEAVY CAST IRON COVER

AutoCAD SHX Text
MANHOLE - PREFABRICATED 48" MINIMUM WITH HEAVY DUTY CAST IRON COVER

AutoCAD SHX Text
CAST IRON

AutoCAD SHX Text
CLEAN OUT - WALL OR FLOOR AS SPECIFIED

AutoCAD SHX Text
DOWNSPOUT

AutoCAD SHX Text
ROOF DRAIN

AutoCAD SHX Text
FLOOR DRAIN

AutoCAD SHX Text
ELECTRIC WATER COOLER

AutoCAD SHX Text
MOP SERVICE BASIN

AutoCAD SHX Text
SINK

AutoCAD SHX Text
URINAL

AutoCAD SHX Text
LAVATORY

AutoCAD SHX Text
WATER CLOSET

AutoCAD SHX Text
HORIZONTAL CLEANOUT

AutoCAD SHX Text
AIR CHAMBER - 12" MINIMUM

AutoCAD SHX Text
PVC SCHEDULE #40 GREASE SEWER - UNDERGROUND

AutoCAD SHX Text
COLD WATER SUPPLY - COPPER TYPE 'K' OR GALVANIZED SCHEDULE #40

AutoCAD SHX Text
VENT INCREASER THROUGH ROOF - VTR

AutoCAD SHX Text
FREEZEPROOF HOSE BIBB - FHB

AutoCAD SHX Text
UNION

AutoCAD SHX Text
SHUT-OFF VALVE

AutoCAD SHX Text
VCP-700 OR R.C.P. AS SPECIFIED

AutoCAD SHX Text
VENT PIPING - GALVANIZED SCHEDULE #40 AS SPECIFIED

AutoCAD SHX Text
HOT WATER RETURN PIPING - COPPER TYPE 'K' OR GALVANIZED SCHEDULE #40

AutoCAD SHX Text
HOT WATER PIPING - COPPER TYPE 'K' OR GALVANIZED SCHEDULE #40

AutoCAD SHX Text
COLD WATER PIPING - COPPER TYPE 'K' OR GALVANIZED SCHEDULE #40

AutoCAD SHX Text
HEAVY DUTY PERFORATED FOUNDATION DRAIN TILE

AutoCAD SHX Text
EXISTING WATER LINE

AutoCAD SHX Text
EXISTING STORM SEWER

AutoCAD SHX Text
EXISTING SANITARY SEWER

AutoCAD SHX Text
PVC SCHEDULE #40 STORM SEWER - SUSPENDED

AutoCAD SHX Text
PVC SCHEDULE #40 SANITARY SEWER - SUSPENDED

AutoCAD SHX Text
PVC SCHEDULE #40 STORM SEWER - UNDERGROUND

AutoCAD SHX Text
PVC SCHEDULE #40 SANITARY SEWER - UNDERGROUND

AutoCAD SHX Text
IT IS THE INTENT OF THESE DRAWINGS AND ATTACHED ARCHITECTURAL AND PLUMBING SPECIFICATIONS THAT THE PLUMBING CONTRACTOR SHALL PROVIDE, DELIVER AND INSTALL ALL NEW PLUMBING SYSTEMS, SANITARY, STORM, HOT AND COLD WATER DISTRIBUTION PIPING, WITH ALL ACCESSORIES, PLUMBING FIXTURES AND EQUIPMENT, SPECIALTIES, MATERIALS, TOOLS AND EQUIPMENT NECESSARY FOR COMPLETE INSTALLATION OF ALL PLUMBING SYSTEMS, GUARANTEE AND SERVICE.

AutoCAD SHX Text
THE GENERAL CONDITIONS, LATEST A.I.A EDITION, SUPPLEMENTARY GENERAL CONDITIONS AND SPECIFICATIONS ARE A PART OF THIS CONTRACT.

AutoCAD SHX Text
OSHA RULES, REGULATIONS AND REQUIREMENTS ARE A PART OF THIS CONTRACT.  PLUMBING CONTRACTOR SHALL FOLLOW THEM ALONG WITH STATE AND LOCAL REQUIREMENTS FOR THE SAFETY OF WORKERS ON THE JOB AND PASSERS-BY.

AutoCAD SHX Text
ALL WORK SHALL BE EXECUTED IN STRICT ACCORDANCE WITH FEDERAL, STATE AND LOCAL CODES, ACCEPTED BY THE ARCHITECT AND LEFT IN PERFECT OPERATING CONDITION.

AutoCAD SHX Text
PROVIDE ALL NECESSARY LIABILITY INSURANCE POLICIES AS REQUIRED BY THE ARCHITECTURAL SPECIFICATIONS.  THIS CONTRACTOR SHALL KEEP THE ARCHITECT, ENGINEER, THEIR CONSULTANTS AND THE OWNER OF THE PROJECT HARMLESS FROM ALL CLAIMS, LOSSES, EXPENSES, OF ANY KIND, INCLUDING BUT NOT LIMITED TO ATTORNEY'S EXPENSES AND FEES, WHERE CLAIMS ARE FILED BY THEIR OWN EMPLOYEES OR ANY SUB-SUB-CONTRACTOR HIRED BY THIS CONTRACTOR AND/OR THEIR EMPLOYEES.  THIS INDEMNITY SHALL ALSO APPLY TO ANY CLAIMS FILED BY OTHERS BECAUSE OF WORK DONE BY THIS CONTRACTOR.

AutoCAD SHX Text
THIS CONTRACTOR SHALL BE RESPONSIBLE TO INSTALL ALL ITEMS SPECIFIED USING CONSTRUCTION METHODS THAT WILL PROTECT PROPERTY AT ALL TIMES AND PREVENT BODILY INJURY AND/OR DEATH.  SPECIAL ATTENTION AND PRE-CAUTION SHALL BE PAID BY THE CONTRACTOR IN SELECTING THE SAFEST METHODS OR MEANS FOR THE INSTALLATION.

AutoCAD SHX Text
THIS ARCHITECT/ENGINEER HAS NO CONTRACTUAL DUTY TO CONTROL THE SAFEST METHODS OR MEANS OF THE WORK, JOB SITE RESPONSIBILITIES, SUPERVISION OR TO SUPERVISE SAFETY AND DOES NOT VOLUNTARILY ASSUME ANY SUCH DUTY OR RESPONSIBILITY.

AutoCAD SHX Text
OMISSIONS FROM THE ARCHITECT'S DRAWINGS OR SPECIFICATIONS OF ANY ITEM NECESSARY FOR THE PROPER COMPLETION OR OPERATION OF THE WORK OR TO REQUIRED BY THE CODE SHALL NOT RELIEVE THE CONTRACTOR FROM FURNISHING SAME WITHOUT ANY ADDITIONAL COST TO THE OWNER. WHERE TWO DIFFERENT PIPE OR EQUIPMENT SIZES ARE SPECIFIED ON DRAWINGS THE LARGER SIZE SHALL BE USED.   

AutoCAD SHX Text
PLUMBING CONTRACTOR SHALL VISIT THE SITE AND BECOME  FAMILIAR WITH ALL EXISTING CONDITIONS PRIOR TO SUBMITTING HIS FINAL BID. IF THERE IS ANY DISCREPANCY, NOTIFY THE ARCHITECT AT ONCE.

AutoCAD SHX Text
OBTAIN AND PAY ALL FEES AND PERMITS TO ALL PRIVATE AND PUBLIC AGENCIES HAVING JURISDICTION OVER THE PROJECT, PRIOR TO ORDERING, MANUFACTURING, PURCHASING OR INSTALLING ANY EQUIPMENT, FIXTURE OR SYSTEM.

AutoCAD SHX Text
SUBMIT AND OBTAIN A REVIEW FROM THE ARCHITECT PRIOR TO ORDERING, MANUFACTURING, PURCHASING OR INSTALLING ANY EQUIPMENT, FIXTURE OR SYSTEM.

AutoCAD SHX Text
CONSULT AND CHECK AT ALL TIMES THE LATEST ARCHITECTURAL, MECHANICAL, ELECTRICAL AND EQUIPMENT DRAWINGS, WHICH ARE A PART OF THIS CONTRACT, FOR EXACT LOCATION OF EACH PLUMBING FIXTURE, EQUIPMENT, PIPING, DRAIN AND WATER REQUIREMENTS.  COORDINATE WITH OTHER TRADES.  RELOCATE ANY PORTION OF PIPING DUE TO DUCTWORK, ARCHITECTURAL REVISIONS, FIELD CONDITIONS OR ANY OTHER INTERFERENCES AT NO ADDITIONAL COST TO THE OWNER.

AutoCAD SHX Text
ALL EXCAVATING, BACKFILLING AND RESTORATION OF ALL DISTURBED SURFACES TO THEIR ORIGINAL CONDITION FOR THE ENTIRE PLUMBING INSTALLATION SHALL BE PROVIDED BY PLUMBING CONTRACTOR.

AutoCAD SHX Text
INSTALL APPROVED TYPE BACKFLOW PREVENTERS AT EACH WATER SERVICE TO SATISFY STATE & LOCAL WATER DEPARTMENT'S REQUIREMENTS.

AutoCAD SHX Text
INSTALL REMOTE WATER METER READER AS REQUIRED BY LOCAL JURISDICTION WATER DEPARTMENT.

AutoCAD SHX Text
PROVIDE ACCESSIBLE SHUT-OFF VALVES FOR EVERY PLUMBING FIXTURE, PIECE OF EQUIPMENT AND BRANCH-OFF PIPING.  VALVES SHALL BE OF THE SAME MAKE FOR THE ENTIRE PLUMBING INSTALLATION, EXCEPT AS SPECIFIED OTHERWISE.

AutoCAD SHX Text
INSTALL A P-TRAP ON EACH FIXTURE OR PIECE OF EQUIPMENT NOT HAVING AN INTEGRAL PART OF SAME INTO SEWER SYSTEM.

AutoCAD SHX Text
WATER PIPING SHALL BE COPPER OR GALVANIZED STEEL SCHEDULE #40 FOR ABOVE GROUND INSTALLATION AND COPPER OR CAST IRON FOR UNDERGROUND INSTALLATION.  USE THE SAME MATERIAL FOR ENTIRE INSTALLATION.  DISSIMILAR PIPING MATERIAL SHALL NOT BE ACCEPTABLE, RUN COLD AND HOT WATER PIPING ABOVE CEILING AND DROP DOWN INTO WALL EXCEPT AS SPECIFIED OTHERWISE OR REQUIRED DUE TO FIELD CONDITIONS.

AutoCAD SHX Text
COVER ALL COLD WATER PIPING AND STORM SEWERS WITH 1" THICK INSULATION AND VAPOR BARRIER.  COVER ALL HOT WATER PIPING WITH 1" THICK INSULATION AND 4 OZ.  JACKET.  APPLY MANUFACTURER'S RECOMMENDATIONS.

AutoCAD SHX Text
BEFORE PLACING WATER SYSTEMS IN OPERATION, CHLORINATE ENTIRE WATER SYSTEMS IN STRICT ACCORDANCE WITH FEDERAL, STATE, LOCAL AND AWWA REQUIREMENTS AND PROVIDE CERTIFICATION OF COMPLIANCE TO THE ARCHITECT.

AutoCAD SHX Text
ALL HANGERS, RODS, SUPPORTS, SUPPLIES, UNISTRUTS, P-TRAPS, STOPS, VALVES, CLAMPS, CONCRETE BASES, SLEEVES AND MISCELLANEOUS ITEMS SHALL BE FURNISHED AND INSTALLED BY PLUMBING CONTRACTOR AS REQUIRED IN FIELD.

AutoCAD SHX Text
SANITARY AND STORM SEWER PIPING INSIDE OF BUILDING SHALL BE SERVICE DUTY CAST IRON AND VCP-700 OUTSIDE OF BUILDING.  VENT PIPING SHALL BE GALVANIZED SCHEDULE #40. VENT ALL FLOOR DRAINS LOCATED MORE THAN 5'-0" FROM A VENTED FIXTURE.

AutoCAD SHX Text
ALL PIPING PASSING THROUGH 1 HOUR OR MORE FIRE OR SMOKE BARRIER RATED WALLS SHALL BE CAULKED SMOKE-TIGHT WITH NON-COMBUSTIBLE MATERIAL.  FIBERGLASS SHALL NOT BE ACCEPTABLE.

AutoCAD SHX Text
PIPING INSULATION, COVERING, VAPOR BARRIER AND ADHESIVES SHALL HAVE A FLAME SPREAD RATING NOT MORE THAN 20 AND A SMOKE DEVELOPED RATING NOT MORE THAN 40.  ARMAFLEX AND CANVAS COVERING SHALL NOT BE ACCEPTABLE.

AutoCAD SHX Text
CHECK THE LATEST EQUIPMENT SHOP DRAWINGS FOR ACTUAL REQUIREMENTS AND THE EXACT LOCATION OF EACH FIXTURE AND PIECE OF EQUIPMENT.

AutoCAD SHX Text
PROVIDE VACUUM BREAKERS ON ALL HOSE BIBB CONNECTIONS AND ANTI-SCALDING VALVES FOR HOT WATER SUPPLY.  ALL PLUMBING WORK SHOWN INSIDE AND OUTSIDE OF THE PROPERTY LINES IS TO BE PERFORMED BY THE PLUMBING CONTRACTOR.

AutoCAD SHX Text
INSTALL INSULATING COUPLINGS ON ALL PLUMBING PIPING CONNECTIONS TO PREVENT CORROSION AND ELECTROLYSIS OR GALVANIC ACTION FROM DISSIMILAR METAL CONNECTIONS.

AutoCAD SHX Text
OWNER SHALL CHECK AND VERIFY THE QUALITY OF WATER AND SHALL PROVIDE PROPER WATER TREATMENT.

AutoCAD SHX Text
ZURN # Z-100 - ROOF DRAIN

AutoCAD SHX Text
SEE DETAIL

AutoCAD SHX Text
HANGER (TYP.)

AutoCAD SHX Text
FOR ROOF CONSTRUCTION -

AutoCAD SHX Text
SEE ARCHITECTURAL DRWGS.

AutoCAD SHX Text
EXTERIOR WALL

AutoCAD SHX Text
DOWNSPOUT

AutoCAD SHX Text
FLOOR

AutoCAD SHX Text
C.O.

AutoCAD SHX Text
INSULATE ALL HORIZONTAL

AutoCAD SHX Text
SECTIONS

AutoCAD SHX Text
FOR LEADER SIZE

AutoCAD SHX Text
SEE PLUMBING DRAWINGS

AutoCAD SHX Text
UNDERDECK CLAMP

AutoCAD SHX Text
INSULATION

AutoCAD SHX Text
    ROOF FLASHING

AutoCAD SHX Text
FOR ROOF CONSTRUCTION

AutoCAD SHX Text
SEE ARCHITECTURAL PLANS

AutoCAD SHX Text
ROOF DRAIN - SEE FLOOR PLANS

AutoCAD SHX Text
& SPECIFICATIONS

AutoCAD SHX Text
24" SQUARE #14 GAUGE

AutoCAD SHX Text
GALV. STEEL SUMP PAN

AutoCAD SHX Text
DOWNSPOUT PIPING TO BE SUPPORTED

AutoCAD SHX Text
W/ HANGERS FROM BLDG STRUCTURE

AutoCAD SHX Text
INDEPENDENTLY OF ROOF DRAIN CONNECTION.

AutoCAD SHX Text
PIPING SHALL BE ARRANGED SO AS TO

AutoCAD SHX Text
APPLY NO STRESS ON ROOF DECK OR SUMP

AutoCAD SHX Text
PAN. PROVIDE ADDITIONAL SUPPORT

AutoCAD SHX Text
STEEL IF REQUIRED.

AutoCAD SHX Text
SLEEVE THRU WALL

AutoCAD SHX Text
GRADE

AutoCAD SHX Text
4"  STM OUT TOCONC. SPLASH BLOCK

AutoCAD SHX Text
4" STM DRAIN DN

AutoCAD SHX Text
4"  RD

AutoCAD SHX Text
CO

AutoCAD SHX Text
CONC. SPLASH BLOCK



SPRINKLER HEAD

FIRE EXTINGUISHER

FIRE PROTECTION NOTES:

F.E.

LEGEND

EXISTING SPRINKLER HEAD 

NOTE:

FIRE EXTINGUISHERS NEED TO BE INSTALLED

PER NFPA 10 2000, AND MEET ADA

REQUIREMENTS FOR MOUNTING HEIGHT.  FOR

THE SHELL BUILDING, ONE EXTINGUISHER RATED

A MINIMUM OF 2A SHALL BE REQUIRED FOR

EVERY 6000 SQUARE FEET WITH A MAXIMUM OF

75 FEET OF TRAVEL.  DURING TENANT BUILD

OUTS A MINIMUM OF ONE EXTINGUISHER NEEDS

TO BE PRESENT IN EACH SPACE
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AutoCAD SHX Text
8.  MAIN AND BRANCH PIPING SHALL BE ASTM A53 SCH. 40 BLACK STEEL.

AutoCAD SHX Text
REMOVE ANY UPRIGHT PENDANT HEADS AS REQUIRED.

AutoCAD SHX Text
LIGHTING SYSTEM.  VERIFY WITH ARCHITECT.

AutoCAD SHX Text
PIPING HAVING LESSER WALL THICKNESS ARE NOT PERMITTED.  MECHANICAL

AutoCAD SHX Text
GROOVED JOINTS MAY BE USED IN LIEU OF THREADED OR WELDED JOINTS.

AutoCAD SHX Text
9.  FIRE EXTINGUISHERS TO BE INSTALLED THROUGHOUT FACILITY DURING

AutoCAD SHX Text
NEW EXTINGUISHERS TO BE BY POTTER ROMER FIGURE NO. 3010, 10LB. DRY

AutoCAD SHX Text
10. ALL NEW SPRINKLER HEADS SHALL BE CONNECTED TO EXISTING SPRINKLER

AutoCAD SHX Text
11. COORDINATE MOUNTING HEIGHT OF ALL HEADS WITH HVAC SYSTEM AND

AutoCAD SHX Text
PIPING MAY BE SHOP WELDED USING WELDING FITTINGS.  THREADS ON SPRINKLER

AutoCAD SHX Text
CONSTRUCTION PHASE AND PERMANENTLY AFFIXED UPON COMPLETION.  LOCATION

AutoCAD SHX Text
OF FIRE EXTINGUISHERS AS SHOWN ON DRAWINGS AND AS REQUIRED BY N.F.P.A.,

AutoCAD SHX Text
CHEMICAL PRESSURIZED ENAMELED STEEL.  EXTINGUISHERS SHALL BE WALL OR

AutoCAD SHX Text
CABINET MOUNTED AS SHOWN ON DRAWINGS.  CABINETS TO BE POTTER ROMER.

AutoCAD SHX Text
MAINS IN BUILDING.  CONTRACTOR TO FIELD VERIFY LOCATION OF CONNECTIONS.

AutoCAD SHX Text
LOCAL PROTECTION BUREAU AND INSURANCE UNDERWRITER.

AutoCAD SHX Text
   D.  LOCAL FIRE PROTECTION CODES

AutoCAD SHX Text
AND TO MEET ALL CODE REQUIREMENTS.

AutoCAD SHX Text
   C.  BUILDING STANDARD AND PROCEDURES

AutoCAD SHX Text
PROVIDE SHOP DRAWINGS FOR REVIEW BY BUILDING LANDLORD.

AutoCAD SHX Text
6.  SPRINKLER PIPING SHALL BE SUPPORTED IN ACCORDANCE WITH N.F.P.A.

AutoCAD SHX Text
REQUIREMENTS.  NO OTHER PIPING OR EQUIPMENT MAY BE SUPPORTED FROM

AutoCAD SHX Text
PLATE.  PROVIDE UPRIGHT PENDANT HEADS IN AREAS WITHOUT CEILINGS.

AutoCAD SHX Text
FLOW RATES, SYSTEM PRESSURES AND RESULTANT SPRINKLER HEAD

AutoCAD SHX Text
BASED ON VISUAL INSPECTION AND MAY NOT REVEAL TRUE CONDITIONS.  ADD

AutoCAD SHX Text
WITH ALL OTHER TRADES PRIOR TO INSTALLATION TO AVOID POSSIBLE CONFLICTS.

AutoCAD SHX Text
7.  NEW SPRINKLER HEADS TO BE RECESSED PENDANT TYPE WITH CHROME COVER

AutoCAD SHX Text
1.  CONTRACTOR SHALL INSTALL NEW SPRINKLER SYSTEM IN ACCORDANCE WITH THE

AutoCAD SHX Text
2.  CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF SYSTEM CAPACITY

AutoCAD SHX Text
3.  CONTRACTOR MUST SUBMIT SHOP DRAWINGS AND HYDRAULIC CALCULATIONS AND

AutoCAD SHX Text
TEST RESULTS FOR APPROVAL BY BUILDING ENGINEER, THE LOCAL FIRE PREVENTION

AutoCAD SHX Text
4.  CONTRACTOR TO FIELD VERIFY CONDITIONS PRIOR TO BID.  DRAWINGS ARE

AutoCAD SHX Text
ADDITIONAL HEADS AS REQUIRED TO AVOID CONFLICTS WITH LIGHT, DUCTS, ETC. 

AutoCAD SHX Text
5.  CONTRACTOR TO COORDINATE LOCATIONS OF SPRINKLER HEADS AND PIPES 

AutoCAD SHX Text
BUREAU, OWNER'S REPRESENTATIVE AND INSURANCE UNDERWRITER.

AutoCAD SHX Text
PIPE HANGER SYSTEM.

AutoCAD SHX Text
   A.  N.F.P.A. - 13

AutoCAD SHX Text
FOLLOWING:

AutoCAD SHX Text
   B.  LOCAL MUNICIPALITY

AutoCAD SHX Text
COVERAGE/DENSITY.

AutoCAD SHX Text
NEW SPRINKLER PIPING & HEADS IN THIS AREA. CONTRACTOR TO TIE INTO  EXISTING PIPING TO ACCOMMODATE NEW CEILING CONFIGURATIONS.  CONTRACTOR TO COORDINATE PLACEMENT OF HEADS WITH MECHANICAL, ELECTRICAL AND ARCHITECTURAL PLANS.  ALL NEW SPRINKLER PIPING TO BE INSTALL AS TIGHT TO EXISTING ROOF STRUCTURE AS CONDITIONS AND CODE ALLOWS. CONTRACTOR TO FIELD VERIFY EXISTING PIPE SIZE, PIPE LOCATION, SPRINKLER HEAD LOCATIONS AND EXISTING STRUCTURE.

AutoCAD SHX Text
EXISTING SPRINKLER PIPING & HEADS IN THIS AREA. CONTRACTOR TO TIE INTO EXISTING SYSTEM FOR NEW ADDITION
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July 18, 2019 
 
Text Amendment/Banquet Facilities 

 
 

 
Consider recommending that the Village Board approve Text Amendments to sections of 

the Tinley Park Zoning Ordinance to regulate Banquet Facilities as a Special, Permitted or 

Prohibited Use in the Business and Legacy Districts. 

 

The Tinley Park Zoning Ordinance currently regulates Banquet Facilities as a ‘Permitted Use’ 

in the Office and Restricted Industrial (ORI) and General Manufacturing (M-1) Zoning 

Districts. It is not identified as a Permitted or Special Use in any other district. In addition, 

there is no definition provided for Banquet Facilities.  

 

Village Staff recently received a request for a banquet facility in the Neighborhood Shopping 

District (B-1) District. Per the current code, this is not permitted.  In review of other zoning 

codes in similar communities, Banquet Facilities are often permitted in business districts 

with the size of the facility dictating whether it is considered a Permitted or Special Use. 

 

Staff is proposing a text amendment to allow Banquet Facilities as a Special Use in the B-1, 

B-2, B-3, and B-4 Districts and a Permitted Use in the B-3 District with limitations related to 

the size of the facility.  Staff is recommending Banquet Facilities be prohibited in the B-5 and 

all Legacy Districts. In addition, staff is recommending a definition be added to the Zoning 

Ordinance to assist in distinguishing this use from other similar uses in the code and 

provide specific parking requirements related to Banquet Facilities as a means to mitigate 

any potential impact on surrounding land uses. 

 

Typically, Banquet Faculties serve liquor and therefore most owners will apply for one of the 

two available Banquet Facility liquor licenses (K and K-1) which have additional limitations 

related to number of seats and building configuration. It is likely that the Liquor Code may 

need some revisions to accommodate Banquet Facilities in the future. 

 

Staff presented the proposed text amendment to the Community Development Committee 

at their June 24, 2019 meeting where it received general support. There were some 

concerns expressed regarding their allowance in the B-1 District with regards to parking 

and proximity to residential properties; therefore staff reduced their original proposal for 

the maximum size of a banquet facility from 5,000 sq. ft. to 4,000 sq. ft.  

 

Text amendments are necessary to keep the Zoning Ordinance current with new uses, 

implement new policies, and to ensure that the Zoning Ordinance furthers its purpose of 

promoting the health, safety, and general welfare of the public. When analyzing a text 

amendment, staff must be cautious not to amend the code for a single circumstance.  This 

often leads to disproportionate regulation and potential conflicts in other areas of the code.   

 

There are inherent mechanisms in the code that already provide flexibility to consider 

unique or new uses.  For example, all of the business districts provide the opportunity to 
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consider “other similar or compatible uses” as a Special Use.  Staff investigated working within the current constraints 

of the ordinance and analyzed whether a Banquet Facility is consistent (or similar and compatible) with any other 

identified uses. Two uses were considered (Private Clubs and Lodges and Meeting Halls), yet neither provided adequate 

direction for the placement of Banquet facilities in the various Business Districts.  

 

In the Medium Density Residential (R-6) and  High Density Residential (R-7)  Districts  “Private Clubs and Lodges” are 

allowed as a Special Use, however no definition is provided for “lodges”, and “club” is defined as  “an organization of 

persons for special purposes or for the promulgation of agriculture, sports, arts, science, literature, politics or the like, but 

not for profit.”  Banquet Facilities are traditionally operated as for-profit enterprises. Therefore, staff does not recognize 

Banquet Facilities as a “similar or compatible use” to “Private Clubs and Lodges”. 

 

A Meeting Hall, defined as “a building or a portion of a building in which facilities are provided for civic, educational, political, 

religious, or social purposes”, is allowed as a Special Use in the Community Shopping District (B-2) District and as a 

Permitted Use in the General Business and Commercial  (B-3) and ORI districts.  There is no reference to size and in 

the B-2 district it restricts a Meeting Hall to areas “only when located above or below the ground floor or when located fifty 

(50) feet or more back from the front of the building.” Staff does not believe the definition or restrictions for Meeting Hall 

is consistent with the generic definition or intent of Banquet Facilities.  It also does not provide direction for use in the 

B-1 District. 

 

After much discussion and debate, it became obvious to staff that Banquet Facilities needed to be addressed as a 

distinct use with distinct characteristics that may or may not be compatible with other uses identified in the Zoning 

Ordinance. Staff recommends providing for Banquet Facilities with restrictions related to the size of the facility and 

associated parking ratios. 

 

 

As part of the zoning analysis to allocate specific uses to appropriate zoning districts it is important that the use is 

properly defined.  Currently there is no definition of Banquet Facilities therefore, staff recommends the Commission 

adopt the following definition as part of the text amendment:   

 

BANQUET FACILITY: “A facility that is available for lease for private events including, but 

not limited to weddings, anniversaries, corporate or family parties and other similar 

celebrations. Such use may or may not include on-site kitchen or catering facilities”.1. 

 

Currently, Banquet Facilities are allowed as a permitted use in the ORI and M-1 districts. The ORI District is intended 

to “provide land for medium to large office buildings, research activities, and non-objectionable industrial activities which 

are attractively landscaped and designed to create a “park-like” setting. The low intensity and limiting restrictions are 

intended to provide for permitted uses which will be compatible with adjacent residential and commercial developments.”  

The M-1 District is intended to “provide for those industrial activities that have moderate environmental effects and are 

located in areas relatively removed from residential and prime retail development.”   

 
1. Michael Davidson and Fay Dolnick, A Planner’s Dictionary, Planning Advisory Service Report Number 521/522 , April 2004, 77-78 

 

Typically, Banquet Facilities maximize their potential for lease by providing adequate area to accommodate large  

groups   or have the ability to be divided  for smaller  functions.    Due to the potential for significant 

parking or traffic impacts resulting from a large event, staff assumes the authors of the current ordinance 

limited Banquet Facilities to areas in the ORI and M-1 districts where more intense uses can be accommodated. 

Permitting Banquet Facilities in these two districts takes advantage of the typically larger lots, the more intense uses, 

parking requirements and transportation systems that can accommodate the episodic flow of traffic related to this 

use. However, after analyzing the other business districts and the availability of property in these districts that can 

accommodate Banquet Facilities, staff is proposing the following for the Commission’s consideration: 
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B-1 Neighborhood Shopping District is intended to provide areas for retail and service establishments to supply 

convenience goods or personal services for the daily needs of the residents living in adjacent residential neighborhoods. The 

district is designed to encourage shopping centers 

with planned off-street parking and loading and to 

provide for existing individual or small groups of 

local stores.  There are limited areas currently 

zoned B-1; the majority are located on 80th Ave 

and the intersections of 167th, 171st and 179th 

Streets and at the intersection of 171st and 88th 

Avenue—all of which are in close proximity to 

residential areas. The other parcel zoned B-1 is at 

the intersection of 159th Street and 76th Avenue 

(Brementowne mini-mall). This property is unique 

in that if fronts one of our major commercial 

corridors (159th Street) which has a 4-lane cross-

section.  The concern of allowing Banquet Facilities 

in the B-1 districts is primarily related to traffic and 

parking.  The Commission will want to be assured 

that there is no overflow parking in residential 

neighborhoods as a consequence of approving a banquet facility. Therefore, staff is recommending any facility 

located in a B-1 be limited to 4000 sq. ft. in size. Parking requirements will be addressed in a separate section below. 

 

RECOMMENDATION 

Staff recommends Banquet Facilities be allowed in the B-1 District as a Special Use provided the use will occupy a 

structure no greater than 4,000 SF. The Special Use process will allow the Commission to review each application 

on a case-by-case basis and if necessary place conditions on their approval to mitigate any perceived negative impact 

on adjacent properties. 

 

B-2 Community Shopping District is intended to 

provide for a wide variety of related retail-type businesses 

along with personal uses and other complementary uses. 

The permitted uses would serve not only nearby residential 

areas, but also people in neighboring communities and 

transients for goods and services usually found in larger 

shopping centers. Comparison shopping is to be 

emphasized and highway-oriented uses are to be 

discouraged. The only area zoned B-2 in Tinley Park is 

the area fronting 159th Street between Harlem and Oak 

Park Avenues. This area includes the Brementowne 

Mall (Menard’s) and Tinley Plaza (Walt’s). Both 

properties front major commercial corridors (159th 

Street and Harlem Avenue). These properties were 

developed as Planned Unit Developments (PUD) which 

provide additional flexibility with zoning regulations. 

 

Since these properties are both located within 

shopping centers where shared parking opportunities 

and adequate roadway systems exist, staff is 

comfortable increasing the maximum size of Banquet Facilities beyond what is recommended for the B-1 District.  

 
                 Brementowne mini-mall  
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Allowing them only as a Special Use also provides opportunity for additional consideration and protection for these 

uses and their neighboring properties. Parking requirements will be addressed in a separate section below. 

 

RECOMMENDATION 

Staff recommends Banquet Facilities be allowed in the B-2 District as a Special Use provided the use will occupy a 

structure no greater than 7,500 sq. ft.  

 

B-3 General Business and Commercial District is designed to accommodate a wide range of specialized commercial 

uses, including highway-oriented services and commercial types of establishments to serve the needs of motorists. This 

district is intended to include those uses which would not be compatible in a neighborhood or community-type shopping 

center. The Village has several areas zoned B-3 which are primarily located along major transportation systems, such 

as LaGrange Road and Harlem Avenue. These properties are typically larger and have been developed as part of a 

larger center or PUD such as Brookside Marketplace or the Convention Center. There are several large vacant 

properties zoned B-3 including property along LaGrange Road at 183rd Street, south of I-80 and east of Harlem Avenue 

and the area on the south side of 191st Street at 80th Avenue. There are also some large vacant buildings that are 

zoned B-3 such as the K-Mart building on Harlem Avenue. 

 

Since the properties zoned B-3 also have shared parking opportunities and are located within planned developments 

or large undeveloped properties, staff is comfortable recommending them as a permitted use with specific conditions 

and parking requirements. The condition includes limiting these facilities to a stand-alone structure and no greater 

than 30,000 sq. ft. in size.  This is to ensure they do not impact adjacent parking and traffic flow in multi-tenant 

buildings.  If the Banquet Facility is located in a multi-tenant structure, staff is recommending they be no greater than 

30,000 sq. ft in size and require a Special Use Permit. This provides the Commission opportunity to assess the request 

on a case-by-case basis and provide conditions to mitigate any potential negative impact on adjacent uses.  For those 

Banquet Facilities located in a B-3 district that are greater than 30,000 sq. ft in size they must be located in a stand-

alone structure, must not be greater than 50,000 sq. ft.  and will require a Special Use Permit. Parking requirements 

will be addressed in a separate section below. 

 

RECOMMENDATION 

Staff recommends Banquet Facilities be allowed in the B-3 District as a Permitted Use provided the use is located 

in a stand-alone structure and is no greater than 30,000 sq. ft.  A Special Use will be required for Banquet 

Facilities in the following situations: located in multi-tenant structures and are less than 30,000 sq. ft. in size, 

or are greater than 50,000 sq. ft. in size.    

 

For reference, the Tuscany Falls Banquet Facility in Mokena (9425 W. 191st Street) is located in a 28,000 SF building.   

 

 
 Tuscany Falls Banquet Facility, 9425 W. 191st Street 
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B-4 Office and Service Business District is intended for areas used primarily to provide office space for service-type 

businesses. Certain commercial uses, which conform to the pattern of the district and are compatible with the types of 

services provided, are also permitted. This district is normally small in size and is intended to serve as a buffer or transition 

between residential and commercial areas. The majority of the areas zoned B-4 have been developed with office uses 

(with the exception of Rubino’s Plaza at Oak Park Ave and 167th) and are located along Harlem Ave at 163rd, 167th and 

171st  Streets and along LaGrange Rd at 175th Street.  There are no significant vacant parcels zoned B-4.  Since 

properties zoned B-4 are primarily designed for office uses that have certain traffic flows and parking requirements 

and often are located in closer proximity to residential uses than the B-3 District, staff is recommending a Banquet 

Facility in a B-4 District be regulated similarly to the B-1 District. Parking requirements will be addressed in a separate 

section below. 

 

RECOMMENDATION 

Staff recommends Banquet Facilities be allowed in the B-4 District as a Special Use provided the use will occupy a 

structure no greater than 4,000 sq. ft.  

 

B-5 Automotive Service District is intended to provide certain areas for automotive service and related types of uses. 

The district is intended to be located along major thoroughfares where adequately sized and properly located parcels of 

land will allow for adequate setbacks, clear vision, and safe ingress and egress. The majority of property zoned B-5 is 

clustered along 159th Street.  These properties are targeted for automobile uses and due to their potential for 

significant revenue are restricted to primarily those high revenue generating uses.    

 

RECOMMENDATION 

Staff recommends Banquet Facilities be prohibited in the B-5 District.   

 

Legacy Code is intended to be used in conjunction with the Legacy Plan which establishes a clear vision and preferred 

urban design arrangements for the downtown and beyond. The Legacy Code implements the Legacy Plan by codifying 

Tinley Park’s vision with a purposefully specific and precise form-based approach. 

 

All property within the Legacy District are regulated by the same use regulations listed in Tables 3.A.1. and 3.A.2. 

Similar to the other zoning districts in the Zoning Ordinance, uses are designated as Permitted, Special or Prohibited. 

In review of the intent statements of the Legacy Code it is evident that the Legacy Plan was designed to protect the 

historic heritage of the downtown, strengthen the downtown as a pedestrian destination that maximizes the number 

of people living within walking distance of the train station, and minimize auto related uses. The goal in marketing the 

downtown to businesses and residents is to enliven the street with uses that promote a “24 hour downtown”. The 

episodic nature of Banquet Facilities may leave street-level facades vacant during day-time or week day hours which 

is contrary to the goal of the downtown area.  

 

RECOMMENDATION 

Staff recommends Banquet Facilities be prohibited in the Legacy District.   

 

Parking: 

Staff has conducted preliminary research on parking requirements for Banquet Facilities.  Orland Park and Oak Brook 

require 1 space/100 sq. ft.  of banquet use. The American Planning Association cites parking requirements for several 

communities in their publication Parking Standards, American Planning Association, Planning Advisory Service (PAS) 

Report 510/511 with ranges from 1 space/100 sq. ft. to 1 space/200 sq. ft.  Some communities base their requirements 

on seating capacity, however unless it is fixed seating this number will fluctuate and is difficult to enforce. Parking 

requirements are often the issue that can impact adjacent uses in a negative way; therefore staff believes that parking 

requirements must reflect the context of the area and ensure that adequate on-site parking can be accommodated 

in those districts most adjacent to residential uses.   

 

By design the proposed text amendments limit the size of a Banquet Facility depending on the district it is located. 

According to various websites there are “calculators” provided to determine the necessary room size based on the 
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number of guests at a banquet. Ratios range between 15-20 sq. ft.2.  of banquet room space needed per seated guest.  

Staff used this information along with the size limitations proposed in each zoning district to determine an 

appropriate parking ratio for Banquet Facilities per district.  Staff is recommending greater parking requirements for 

those districts in close proximity to residential uses and less requirements in the more intense business districts that 

have opportunities for shared parking.  

 
2. https://www.dummies.com/relationships/weddings/how-much-space-do-you-need-for-your-wedding/ and http://www.dimensionsinfo.com/function-hall-sizes/ 

 

RECOMMENDATION 

Staff recommends a parking requirement of 1 space/100 sq. ft. in the B-1 and B-4 districts, and 1 space/200 sq. 

ft. in the ORI, M-1 Districts and 1 space/200 sq. ft. in the B-2 and B-3 provided there is shared parking 

opportunities with adjacent uses. If shared parking opportunities are not available in the B-2 and B-3 

districts then parking is required at the higher rate of 1 space/100 sq. ft. 

 

 

 

Following a successful workshop, proceed to a Public Hearing at the August 1, 2019 Plan Commission meeting.  

 

 

 

 

https://www.dummies.com/relationships/weddings/how-much-space-do-you-need-for-your-wedding/
http://www.dimensionsinfo.com/function-hall-sizes/


 

 
 

 

Date:  7.18.19 

 

To:   Plan Commission 

 

From:  Kimberly Clarke, AICP 

  Community Development Director 

 

Subject:   Text Amendment-Masonry Requirements 

 

 

Staff is requesting to continue the public hearing on the proposed text amendment regulating 

masonry requirements.  Staff is still working through proposed design guidelines and 

modifications to the required percentage of brick for nonresidential properties. This will be 

heard at the next Plan Commission on August 1st, 2019. 
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