CITY OF OAK FOREST
Planning and Zoning Commission
Meeting Agenda
Wednesday, February 20, 2019 – 7:00 p.m.
Council Chambers

15440 S. Central Avenue
Oak Forest, IL 60452
(708) 687-4050

CALL TO ORDER
ROLL CALL
PLEDGE OF ALLEGIANCE
READING OF AGENDA – ADDITIONS, DELETIONS
NEW BUSINESS
1. ZC #19-001
Design Guidelines – Text Amendment: WORKSHOP – Staff presents the
Existing Development section of the design guidelines manual for informal feedback. This is not

a public hearing and no action is being made.

APPROVAL OF THE MINUTES
February 6, 2019
CITIZEN PARTICIPATION
ADJOURNMENT

CITY OF OAK FOREST
Community Development Department
15440 S. Central Avenue | Oak Forest, IL 60452
(708) 687-4050 exts. 1007, 1048

DATE:

February 15, 2019

TO:

The Oak Forest Planning and Zoning Commission

FROM:

Katie Ashbaugh, Community Planner
Travis Bandstra, Director of Economic and Community Development

SUBJECT:

Design Review Workshop 2: Existing Development

BACKGROUND

February 6, 2019

This Commission reviewed and indicated informal support of the Vision Statement, Objectives,
and subarea intent statements of the Design Guidelines Manual and design review process
changes to Section 11-505 of the Zoning Ordinance.
INSTRUCTIONS
Review the below definitions, Attachment 1, and Attachment 2 in their entirety in advance of the
meeting. The required outcomes of this meeting are:
•
•

Determination of which design standards are to remain either as codified requirements,
become design guidelines, or be eliminated.
Determination of which proposed design guidelines should become design standards,
are acceptable as design guidelines, or should be eliminated.

Additionally, please consider the following questions as you review the attachments, as they will
be topics of discussion and of which staff needs direction.
•
•
•
•
•
•
•
•

Should multi-tenant properties be allowed to have ground signs that are taller than 10
feet?
Should ground signs be made only of brick or stone, or are other durable materials
acceptable?
Should the city mandate commercial properties use a certain fence material?
Should commercial businesses be allowed to paint CMU block?
Should commercial businesses be allowed to paint brick if the brick has not ever been
painted?
Should the city require uniform light fixture standards for private, commercial parking
lots?
Should the city consider different primary materials such as fiber cement board, “smart
siding”, or other materials besides brick and stone?
Which primary and accent materials are desired and should either be design standards
or guidelines?

ATTACHMENTS
Staff presents the following:

Attachment 1:

The clean, draft version of the new Design Review Permit process.
This includes a Minor Design Review Permit and its review
procedures, a Major Design Review Permit and its review
procedures, and design criteria with which staff and this
Commission will use to “grade” development proposals for
compliance with design

Attachment 2:

The draft Existing Development section of the proposed Design
Guidelines Manual. Staff has inserted existing design standards
that are in the Zoning Ordinance, which are in bold. The proposed
design guidelines are in regular typeface.

DEFINITIONS
Please review and learn the following terms which will be used in discussion:
“Design review”:

The process used to evaluate development proposals
ranging from minor site and building changes to new
construction.

“Design criteria”:

Descriptive statements designed to create a level of
objectivity by which development proposals will be graded
in the design review process.

“Design standards”:

Objective, quantitative measures of design attributes; are
adopted into ordinance and must be followed before a
development is approved.

“Design guidelines”:

Flexible, qualitative measures of design attributes; are
suggestions intended to guide businesses and architects
with meeting the design criteria.

“Minor Design Review Permit:

The proposed design review process which staff will
administer by grading developments for conformance with
the design criteria. Staff shall make the final determination.

“Major Design Review Permit”:

The proposed design review process which staff will
administer by grading developments for conformance with
the design criteria and forward the evaluation to this
Commission. This Commission shall make the final
determination.
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SCHEDULE
2/20/2019

PZC

3/6/2019

PZC

3/20/2019

PZC

4/16/2019
4/17/2019

Staff
PZC

5/1/2019

PZC

5/21/2019

City Council

Workshop
• Review Existing Development section
Workshop
• Review New Development section
Workshop
• Review all Subareas
Publish public hearing notice for 5/1/2019 hearing
Public Meeting
• Review entire Design Guidelines manual
Public Hearing
• Recommendation of text amendments to
Zoning Code pertaining to procedure
Public Meeting
• Adoption of Design Guidelines
• Adoption of text amendments
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11-505:

DESIGN REVIEW

Authority. The Planning and Zoning Commission, in accordance with the procedures and
criteria set out in this Section and by resolution duly adopted, may grant Major Design
Review Permit approval. The Community Development Director, in accordance with the
procedures and criteria set out in this Section, may grant Minor Design Review Permit
approval. However, no such permit shall be granted unless such use or development
complies with the regulations of the district in which it is located and all necessary
certificates, permits and approvals for such use or development shall have been secured.

B.

Purpose. The Major and Minor Design Review Permit procedures are intended to provide
for the review of plans to ensure that the use and development requiring said approval will
comply with criteria established to preserve the integrity of areas and structures which have
been determined to merit special protection.

C.

Major or Minor Design Review Permit Required. Unless a Major or Minor Design Review
Permit shall have first been obtained pursuant to this Section, no person shall perform,
cause, or permit any construction, alteration, remodeling, movement, or demolition of any
building, structure or other improvement of or on any property used for commercial, office,
industrial, or multiple family purposes, and no person shall be entitled to the issuance of a
permit authorizing any such work.

AF
T

A.

For purposes of this Section 11-505, all work described in the preceding sentence shall,
collectively, be defined as “Improvement Work”.
Exemptions.

No Major or Minor Design Review Permit shall be required for Improvement Work
related directly to the repair of fire, storm, or other catastrophic damage; provided
that the improvement work contemplates substantially the same material and
configuration as existing prior to the fire, storm, or other catastrophic damage, and
is otherwise in accordance with all applicable codes and ordinances.

D

1.

R

D.

2.

E.

No Major or Minor Design Review Permit shall be required for Improvement Work
that consists exclusively or primarily of ordinary and routine maintenance and
repair activities that may require a building permit pursuant to the City’s Building
Code. Examples of such activity not requiring a Major or Minor Design Review
Permit include, without limitation, the following: repainting a building exactly as
the original, replacing a front door with one similar to the original; replacing light
fixtures on the outside of a building with the same type of light fixture; or replacing
a roof, door, or window with the same type of roof, door, or window. That no
Design Review Permit shall be required for Improvement Work as described in this
Paragraph 11-505 D shall not be interpreted to mean that the Improvement Work
does not require a building permit.

Minor Design Review.

1
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Scope. Minor Design Review is for Improvement Work that consists of
Improvement Work that does not otherwise constitute as a significant change to the
architectural style or design of the building or site to which the Improvement Work
is being done. This shall also include any Improvement Work that otherwise meets
the applicable requirements of this Code, without requiring any form of zoning
relief as granted pursuant to Article XI. Minor Design Review Permits shall be
required for any Improvement Work that, as a result of its substance, detail, scope,
and complexity, otherwise requires a more comprehensive review than otherwise
is considered exempt by Subsection D herein this Section, including, but not limited
to, the following:
Replacement of a roof, door, or window with a different type of roof, door,
or window.

(B)

Addition of an awning to a building.

(C)

Replacement of an awning with a different style or material.

(D)

Painting a building with a different color than the original.

(E)

Replacing the steps with a different type of step.

(F)

New construction of an accessory structure.

(G)

Addition to an existing principal structure that is less than one thousand
square feet or less than ten percent of the area of the existing structure.

(H)

Replacement of building materials, other than the primary building
material, on visible portions of the façade of an existing structure.
Minor site alterations, such as parking lot modifications of a limited scope,
fencing, minor grading, or small landscaping areas.

D

(I)
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(A)

R

1.

(J)

Construction of an outdoor patio/seating area.

(K)

Installation of solar panels on roof or façade facing a public right-of-way.

2.

Application. Applications for Minor Design Review Permits shall be filed in
accordance with the requirements of Section 11-301 and of this Paragraph E2..
Applications for Minor Design Review Permits shall consist of plans accurately
depicting the Improvement Work and a written notification describing said plans,
on a form as made available by the Community Development Director, prior to the
commencement of the applicable Improvement Work. The Community
Development Director may request any additional information he or she deems
necessary prior to considering the application complete.

3.

Action by the Community Development Director. Within 35 days upon the receipt
of a complete application as described in this Subsection 11-505 E, the Community

2
ATTACHMENT 1

Adopted March 11, 2014
Ordinance #2014-03-0487O

Development Director shall grant the Minor Design Review Permit without
modification, grant the Minor Design Review Permit with modifications or subject
to conditions, or deny the Minor Design Review Permit. In reaching his or her
determination, the Community Development Director shall be guided by the design
criteria set forth in Subsections 11-505 G, in addition to specific manuals or
guidelines as identified in Subsection 11-505 H of this Section. The Community
Development Director may waive fifty (50) percent of the criteria of Subparagraphs
H1, H2, and H3 of this Section, as deemed unreasonable and causing undue burden
to buildings or properties to be used for industrial purposes. Of those criteria
deemed applicable to a Minor Design Review Permit by the Community
Development Director, a cumulative majority must be found as met or the
Community Development Director shall deny the Minor Design Review Permit.

F.

AF
T

The failure of the Community Development Director to act within 35 days, or such longer
period of time as may be agreed to by the applicant, shall also be deemed a denial
of the Minor Design Review Permit. The determination of the Community
Development Director shall be final unless an application for appeal is filed to the
Planning and Zoning Commission, in accordance with Section 11-402 of this Code.
Major Design Review.

Scope. Major Design Review is for Improvement Work that consists of any and all
Improvement Work that constitutes as a significant change to the architectural style
or design of the building or site to which the Improvement Work is being done. All
Improvement Work shall otherwise meet the applicable requirements of this code,
without requiring any form of zoning relief as granted pursuant to Article XI. Major
Design Review Permits shall be required for any Improvement Work that, as a
result of its substance, detail, scope, and complexity, otherwise requires a more
comprehensive review than that required for a Minor Design Review Permit,
including, but not limited to, the following:

D

R

1.

A. New construction of a principal structure.
B. Addition to an existing principal structure that is equal to or greater than one
thousand square feet or ten percent of the area of the existing structure,
whichever is less.

C. Replacing the primary exterior building material on visible portions of the
façade of an existing principal structure.
D. Significant site alterations, including, but not limited to, berms,
detention/retention areas, parking lot addition/removal, or significant
landscaping features.
2.

Application. Applications for Major Design Review Permits shall be filed in
accordance with the requirements of Section 11-301 and of this Subsection 11-505
F of this Code. Applications for Major Design Review Permits shall consist of
plans accurately depicting the Improvement Work and a written notification
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describing said plans, on a form as made available by the Community Development
Director, prior to the commencement of the applicable Improvement Work. The
Community Development Director may request any additional information he or
she deems necessary prior to considering the application complete. The Community
Development Director may waive fifty (50) percent of the criteria of Subparagraphs
H1, H2, and H3 of this Section, as deemed unreasonable and causing undue burden
to buildings or properties to be used for industrial purposes.
3.

Public meeting. Within 21 days of determining the application complete, the
Community Development Director shall forward the application and related
materials to the Planning and Zoning Commission, including a report stating which,
if any, criteria listed in Subparagraphs H1, H2, and H3 are deemed unreasonable
and causing undue burden to buildings or properties to be used for industrial
purposes. The Planning and Zoning Commission shall then conduct public meeting
in accordance with Section 11-203 of this Code.

R
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4.
Action by Planning and Zoning Commission. Within 35 days following the
conclusion of the public meeting provided in Paragraph F3 of this Section, the
Planning and Zoning Commission, shall, by resolution duly adopted, grant the
Major Design Review Permit without modification, grant the Major Design Review
Permit with modifications or subject to conditions, or deny the Major Design
Review Permit. In reaching its recommendation, the Planning and Zoning
Commission, whichever is applicable, shall be guided by the particular criteria and
considerations set forth in Subsections Gand H of this Section. Of those criteria
deemed applicable to a Major Design Review Permit by the Community
Development Director, a cumulative majority must be found as met or the Planning
and Zoning Commission shall deny the Major Design Review Permit.

D

The failure of the Planning and Zoning Commission, to act within 35 days, or such longer
period of time as may be agreed to by the applicant, shall be deemed a denial of the
Major Design Review Permit. The determination of the Planning and Zoning
Commission shall be final unless a written appeal there from is filed with the City
Council in accordance with Section 11-402, in which case the determination of the
City Council shall be final.
3.

Issuance of certificate. If a Major or Minor Design Review Permit is granted
pursuant to this Subsection 11-505 F, the Community Development Director,
within seven days following the passage of the resolution by the Planning and
Zoning Commission pursuant to Paragraph F4 of this Section, shall issue the Major
Design Review Permit, noting thereon any modifications or conditions imposed by
the Planning and Zoning Commission. Each Major Design Review Permit shall
state on its face, in bold type, that:
THIS PERMIT DOES NOT SIGNIFY ZONING, BUILDING CODE, OR
SUBDIVISION REVIEW OR APPROVAL AND HOLDER IS NOT
AUTHORIZED TO UNDERTAKE ANY WORK WITHOUT SUCH REVIEW
AND APPROVAL WHERE REQUIRED.
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Design Criteria for Major and Minor Design Review Permits.In reviewing applications for
Design Review Permits, the Community Development Director and the Planning and
Zoning Commission, as the case may be, shall consider and evaluate the subject property
of the requested Major or Minor Design Review Permit in as expeditious as manner as
possible. In addition, the Community Development Director and the Planning and Zoning
Commission, as the case may be, shall be guided by the following design criteria. These
design criteria shall be applicable to all buildings or properties to be used for commercial,
office, industrial, or multiple family purposes, buildings and structures and all major
exterior renovations, additions and façade changes shall be reviewed for conformance with
the following criteria of design. Note that in the event that a building or buildings adjacent
or visually related to the subject building for which the Major or Minor Design Review
Permit is being sought is found not to meet the intent of one or more of one of the following
criteria, that the principle may not apply. The Planning and Zoning Commission, following
a recommendation from the Community Development Director, may instead determine
that the intent of that principle may be met by enforcing other design guidelines as he or
she sees appropriate for a Major Design Review Permit. The Community Development
Director may instead determine that the intent of that principle may be met by enforcing
other design guidelines as he or she sees appropriate for a Minor Design Review Permit. :
Mass and Scale. The following criteria shall be applied as set forth in this Section.
Two shall be the number of design criteria defined as a majority for this Paragraph.
(a)

Height, Bulk, Scale and Massing: Overall height and massing of proposed
buildings and structures shall be modulated to reduce the appearance of
height and bulk.

(b)

Height. The height of proposed buildings and structures as it relates to
adjacent buildings.
Scale of building. The size and mass of buildings and structures shall be
similar to buildings and relate to public ways and places within their
immediate vicinity.

D

(C)

R

G.

2.

Building Materials. The following criteria shall be applied as set forth in this
Section. Three shall be the number of design criteria defined as a majority for this
Paragraph.
A. Building materials shall be selected for suitability in the context of the
neighborhood. Buildings shall use materials which are architecturally
harmonious for all building walls and other exterior components that are wholly
or partially visible from public ways.
B. Brick, other masonry materials or other attractive and durable materials
approved by the Planning and Zoning Commission shall be used for all sides of
all non-residential development, multi-family, duplex, townhouse and other
non-single family residential dwelling units, and shall be installed per city
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building code specifications. The use of stucco, e.i.f.s (i.e. Dryvit), wood,
glazed tile or decorative concrete block shall be limited to accent the building.
C. Color schemes should consider the character and quality of structures in the
area. Excessively bright colors should be used only for accent. Materials and
colors should withstand the weather for a twenty-five (25) year period.
d. Relationship of materials and texture. The relationship of the materials and
texture of the façade shall be visually compatible with the predominant
materials used in the buildings and structures to which it is visually related.
e. Materials. The quality of materials and their relationship to those in existing
adjacent structures, except for when materials of existing structures are not of a
recommended material or are predominantly a discouraged material.

AF
T

Building Design and Features. The following criteria shall be applied as set forth
in this Section. Four shall be the number of design criteria defined as a majority for
this Paragraph.
(A)

Building components, such as windows, doors, eaves and parapets shall be
consistent in proportion and style with the predominant style of the
neighborhood.

(b)

Façade: Architectural details in building facades shall provide visual
interest through articulation, appropriate material changes, appropriate
lighting features, and other best design practices.

(c)

Proportion of openings: The size and number of openings (windows, doors,
etc.) shall be proportionate to the overall façade and relate directly to the
primary use of the building.
Rhythm of entrance porch and other projections: The scale of entrances and
other projections shall be designed to relate proportionately to sidewalks
and pedestrians.

D

(d)

R

3.

4.

(e)

Proportion of front façade. The relationship of the width to the height of
the front elevation shall be consistent in proportion with buildings, public
ways, and places to which it is visually related.

(f)

Proportion of openings. The relationship of the width to the height of
windows shall be consistent in proportion with buildings, public ways, and
places to which the building is visually related.

Building Roofs and Rooflines. The following criteria shall be applied as set forth
in this Section. Two shall be the number of design criteria defined as a majority for
this Paragraph.

6
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(b)

Roof-lines: Roof-lines shall be designed to generate visual interest.

(c)

Roof shapes. The roof shape of a building shall be consistent with the
buildings which are within the immediate block area.

Lighting. The following criteria shall be applied as set forth in this Section. Two
shall be the number of design criteria defined as a majority for this Paragraph.
(A)

Exterior lighting should be a part of the architectural concept. Fixtures,
standards and all exposed accessories shall be harmonious with the building
design.

(B)

Lighting: exterior lighting shall be architecturally integrated with building
style, material, and color so as to enhance architectural features of the
building, and shall not be directed off site

AF
T

6.

Flat roofs and mansard roofs are discouraged except where such roofs are
the predominant style in the neighborhood.

Open Space and Other Site Features. The following standards shall be applied as
set forth in this Section. Four shall be the number of design criteria defined as a
majority for this Paragraph.
(a)

Rhythm of spacing and buildings on streets. The rhythm of open space
between buildings or structures shall be consistent and maintained at a block
level wherever possible.

(b)

Landscaping and screening: Parking lots, unsightly equipment and service
areas shall be screened from public view by means of landscaping, fencing,
and/or other means of screening.
Open Spaces. The quality and location of the open spaces between
buildings and in setback spaces between the street and façade shall be
suitably located in relation to the street, other open spaces and pedestrian
ways to create a pedestrian and open space network.

D

(c)
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5.

(a)

(d)

Parking: Automobile access, servicing of the property, and impact on
vehicular traffic patterns and conditions on-site and in the vicinity of the
site, and the retention of trees and shrubs to the maximum extent possible
shall also be reviewed.

(e)

Signs shall be part of the architectural concept and shall conform to the
regulations set forth in this Article IX, Part I-C.

(f)

Walls of continuity. Building facades and appurtenances such as walls,
fences, and landscape masses shall, when it is a characteristic of the area,
form cohesive walls of enclosure along a street to ensure visual
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compatibility with the buildings, public ways, and places to which such
elements are visually related.
Special Considerations for Existing Buildings. For existing buildings, the availability of
materials, technology, and craftsmanship to duplicate existing styles, patterns, textures, and
overall detailing shall be considered.

I.

Manuals and Guidelines. The Planning and Zoning Commission may, from time to time,
provide for specific manuals or guidelines for architectural styles or common-occurring
buildings or site features and elements to assist applicants for design review permits. Such
manuals or guidelines shall be advisory only and shall bind neither the applicant,
Community Development Director nor the Planning and Zoning Commission with respect
to any specific case.

J.

Limitation on Permits. A Design Review Permit shall become null and void 12 months
after the date on which it was issued unless, within such period, the work authorized by
such permit is commenced. A Design Review Permit shall relate solely to the work shown
on plans approved by the issuance of such permit and it shall be unlawful for any person
to deviate from such plans without obtaining an amended permit in the same manner as
herein provided for obtaining original permits.

D
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H.
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III.

EXISTING DEVELOPMENT | GENERAL DESIGN PRINCIPLES

ARCHITECTURE

Elevation Materials and Updates

•

•
•
•

•
•
•
•

AF
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On elevations which consist of one building material, a second material three to four feet in
height from grade, or in line with the bottom of existing window openings, should be
installed as a knee wall or foundation enhancement. This material should be of a heavier,
denser composition than that of the existing material. Examples of foundation – wall
material combinations are:
o Stone – brick
o Stained, split face CMU – brick
o Brick – Fiber cement board
On elevations where the primary material is stucco, EIFS, or other discouraged material,
such materials should be removed and replaced with one or more preferred primary
materials.
On buildings which have blank walls, windows, awnings of neutral color or approved color,
wall articulation, wall arcades and/or pilasters, or architectural lighting (see Building Lighting
section) should be added for visual interest.
Special considerations for existing buildings. For existing buildings, the Planning and Zoning
Commission and the City Council shall consider the availability of materials, technology, and
craftsmanship to duplicate existing styles, patterns, textures, and overall detailing. [11505(E)(4)]
Buildings and structures shall be consistent with the architectural character, scale and in
harmony with the vicinity and of adjacent property. [9-402(B)]
Building materials shall be of durable quality. [9-402(C)]
Brick, other masonry materials or other attractive materials approved by the Design Review
Committee shall be used for all sides of all non-residential development, multifamily, duplex,
townhouse and other non-single family residential dwelling units, and shall be installed per
City Building Code specifications. The use of stucco, e.i.f.s (i.e. dryvit), wood, glazed tile or
decorative concrete block shall be limited to accent the building. [9-402(D)]
Color schemes should consider the character and quality of structures in the area. Excessively
bright colors should be used only for accent. Materials and colors should withstand the
weather for a twenty-five (25) year period. [9-402(I)]
Façade: Architectural details in building facades shall provide visual interest and be generally
compatible with surrounding buildings and properties. [11-505(E)(1)(c)]
Materials. The quality of materials and their relationship to those in existing adjacent
structures. [11-505(E)(2)(b)]
Relationship of materials and texture. The relationship of the materials and texture of the
façade shall be visually compatible with the predominant materials used in the buildings and
structures to which it is visually related. [11-505(E)(2)(g)]

D
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Preferred Primary Materials
• Brick
• Quarried stone (i.e. granite, etc.)
• Cultured Stone
• Face brick (brick veneer)
• Fiber cement board (i.e. HardiPlank)
• Pre-cast concrete (with recessed panels and reveal lines)
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•
•
•
•

Architectural metals & standing seam metal roofing
Metal walls (insulated architectural metal panels) (i.e. aluco bond)
Split-faced CMU block, stained in neutral color
Cast stone

Preferred Accent Materials
• Pre-cast concrete accents
• Stucco or EIFS as an accent material (not a major building component). Limited amounts
of stucco may be considered for vertical surfaces only, if the quality of the design merits
such consideration
• Glass accents
• Stained CMU block in acceptable accent colors
• Other CMU block finished with split face, fluted, scored, honed, etc.
• Wood
• Glazed tile
• Decorative concrete block

R
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Discouraged Materials
• Gray split or smooth faced CMU block
• Brick tiles
• Metal walls (unless it is an insulated architectural metal panel such as aluco bond)
• Stucco (EIFS), wood or glass, as more than an accent
• Metal/aluminum siding
• Plastic tiles
• Pipe railings
• Plywood siding
• Metal stair treads
• Wood shingles on walls

Rooflines and Shapes

•
•
•
•
•

Partial and/or full mansard roofs should be removed in their entirety. Rooflines should be
modified or restored to a flat roof and a parapet wall should be constructed to screen any
rooftop mechanical units.
Where parapet walls do not exist, they should be added to enhance the top of the building
and serve as screening of rooftop mechanical units.
Downspouts should be on side and rear elevations of buildings and not be visible from
arterial or collector rights-of-way. Design elements of the structure should be used to hide
the spouts.
Where parapet wall construction is not structurally feasible, pre-treated acrylic butylene
styrene, aluminum, or other durable material which matches the primary building material in
color and/or appearance should be used.
Cornices, eaves, and brackets should be added to buildings which do not have any roofline
ornamentation to add architectural interest. Such additions should be consistent with and
enhance the existing design of the building.
Roof Top Mechanical Equipment. Except for antennae mounted on roofs pursuant to the
provisions of this Code, all mechanical equipment located on the roof of any building
constructed after the effective date of this Code shall be fully screened by a parapet wall or

D

•
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•
•
•

other screening structure constructed of materials compatible with the principal building
façade to the height of such equipment. [9-107(H)]
Flat roofs and mansard roofs are discouraged except where such roofs are the predominant
style in the neighborhood. [9-402(E)]
Roof-lines: Roof-lines shall be designed to generate visual interest. [11-505(E)(1)(b)]
Roof shapes. The roof shape of a building shall be visually compatible with the buildings to
which it is visually related. [11-505(E)(2)(h)]

Windows and Doors

•
•
•
•
•
•
•
•
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Window and door openings should be restored to their previous size and shape if
modifications were made.
Aged window and door frames should be replaced with wood, cast iron, or anodized
aluminum frames.
Storefront windows with multiple lights should be replaced with single, large single light
glass window panels, or multiple glass window panels with vertical as opposed to horizontal
breaks.
On elevations facing a public right-of-way where no windows exist, windows should be
added that fit with the design and scale of the existing building to add visual interest and
create a 360 design.
Such windows which are added should be properly scaled to the building
On elevations with primary pedestrian entrances, doors should be fifty to one hundred
percent transparent using one to two glass panels to encourage entry.
Scissor grilles used as a security measure should not be used and alternative security
methods which are inside the building should be implemented.
Building components, such as windows, doors, eaves and parapets shall be consistent in
proportion and style with the predominant style of the neighborhood. [9-402(F)]
Proportion of openings: The size and number of openings (windows, doors, etc.) shall be
proportionate to the overall façade. [11-505(E)(1)(d)]
Rhythm of entrance porch and other projections: The scale of entrances and other projections
shall be designed to relate proportionately to sidewalks and pedestrians. [11-505(E)(1)(e)]
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Building Lighting

Decorative lighting on building exteriors should be provided near primary entrances.
Such lighting should enhance architectural features and landscaping and be down lit.
In cases were wall packs are needed to assist in the lighting of parking areas, a mixture of
both decorative wall lighting and decorative wall packs should be implemented in some
manner.
Front and rear building entries should be adequately lit for overall security and visibility.
(Carpentersville)
Where possible, subtle and understated building lighting should be added to enhance the
building design and the adjoining landscape. (Carpentersville)
Replacement light fixtures should be decorative with aluminum or other metal material
finish.
The exterior finish of the decorative light fixtures should also be compatible with the
building color and material.
Plastic enclosed light fixtures are discouraged as replacement fixtures on any elevation
facing a public or private right-of-way or with a pedestrian entrance.
Exterior lighting should be a part of the architectural concept. Fixtures, standards and all
exposed accessories shall be harmonious with the building design. [9-402(G)]

S:\Community Development\2. Planning\Design Guidelines\Draft\Guidelines\Public Official Copy\III_Wrkg Copy_Design
Guidelines_Draft Text w Code-Exist.docx

ATTACHMENT 2

Design Guidelines | Outline & Draft Text
Page 4 of 6
Existing Code Requirements (Design Standards) | Proposed “Suggestions” (Design Guidelines)

•

Lighting: Exterior lighting shall be architecturally integrated with building style, material and
color, and shall not be directed off site. [11-505(E)(3)(b)]

SITE FEATURES & DESIGN

Parking Lot Design & Circulation
•
•
•

•
•
•

R

•

Parking lots should be repaired, resealed, and restriped to create legal conforming stalls
and create manageable and intuitive traffic flow.
Where existing site configurations allow, landscape medians should be installed along rightof-way frontage between parking stalls and parkway or sidewalk to comply with Section 9107 of the Zoning Ordinance.
Where no space is provided or available along a street frontage, landscape planters planted
with perennials should be placed along the front elevation of the building, especially
directly adjacent to the primary entrance.
Parking lots which have parts of their lot diagonally striped, such as parking row ends, or a
corner which is not a full parking stall, should replace the striped area with a curbed
landscape island. Such islands should have a tree installed where the area allows, or be
landscaped with hardy landscape materials. Refer to the suggested and preferred landscape
materials list for acceptable landscape materials.
Shared parking agreements and cross access easement agreements should be initiated
between properties which already share parking or where businesses have off hours to
alleviate existing parking constraints.
Safe vehicle and pedestrian connections should be installed between such properties to
allow for the safe passage between them through the use of parking lot cross access,
walking paths, crosswalks, and the like.
Where parking areas are connected, direction of travel and parking areas should be similar
to reduce conflict at points of connection. (Turlock)
Parking: Automobile access, servicing of the property, and impact on vehicular traffic patterns
and conditions on-site and in the vicinity of the site, and the retention of trees and shrubs to
the maximum extent possible shall also be reviewed. [11-505(E)(3)(c)]

AF
T

•

•

•
•
•

•
•
•
•

D

Landscaping & Open Space

All landscaped areas should contain a combination of shade trees, ornamental trees,
evergreen trees, shrubs, flowering plants, ground cover plants, and other native or
ornamental grasses and plants.
Canopies over outdoor seating areas should be part of the architectural design of the
existing building and be of a durable material and neutral color scheme.
Landscaping along building foundations, parking lots, and property perimeters should be
installed in a naturalized or rhythmic pattern.
Where no space is provided or available along a building frontage, landscape planters with
perennials should be implemented along the front elevation of the building, especially
directly adjacent to the primary entrance.
All landscaping, including along building foundations and parking lots, should be properly
mulched to prevent weed growth or be of plant materials that are self-contained.
Landscaping along property perimeters should be naturalized and imply property
boundaries while allowing for transition between uses.
All yards, open space, and landscaped areas should be kept clean of debris and trash.
All landscaping should be maintained by the property owner/responsible party allowing for
healthy growth of the plantings and to preserve the overall aesthetics.
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•
•
•
•
•

All adjacent areas to principal and/or accessory structure that is not paved or landscaped
should be sodded and maintained with grass cover and/or other plant material.
Undeveloped areas should be mowed and kept clean of debris and trash.
Plant material should be utilized to screen mechanical equipment, services and loading
docks.
Open spaces. The quality and location of the open spaces between buildings and in setback
spaces between the street and façade shall be suitably located in relation to the street, other
open spaces and pedestrian ways. [11-505(E)(1)(f)]
Landscaping and screening: Parking lots, unsightly equipment and service areas shall be
screened from public view by means of landscaping, fencing, and/or other means of
screening. [11-505(E)(3)(a)]

Refuse, Utility, and Service Areas
•

D

R

AF
T

All service and utility areas which include, but are not limited to, loading docks, outdoor
storage areas, dumpsters and mechanical equipment such as plumbing vent stacks, HVAC
transformers, fans and cooling towers, should be modified wherever possible to be
screened from view from the right-of-way, pedestrian areas and adjacent residential
structures.
• Move above ground utilities below ground wherever possible.
Outdoor Storage and Refuse Areas
• Relocate outdoor storage areas, dumpsters, and other unsightly building equipment to the
side or rear of the building.
• Consolidate outdoor storage and dumpster areas for shared use.
• Outdoor storage and dumpsters should be screened by a durable material, such as brick,
stained split face CMU block, or PVC fence which matches the existing building in material
and/or color. Chain link with slats and wood are not acceptable screening materials for the
structure or for the gates.
• Dumpster enclosures should be of masonry construction and should complement overall
building design. They should also be well landscaped. (Carpentersville)
• Screening. All refuse containers and all areas permitted outdoor storage shall be enclosed by
a screening fence (but not including chain link fences), wall or densely planted evergreen
hedge of a height sufficient to screen such containers or storage areas from view from
adjoining properties and public or private streets. [9-107(I)(1)]
• Location. No refuse containers or storage areas shall be located between any principal
structure and either its front or corner side lot line. [9-107(I)(2)]
• Permanent or temporary exterior storage or display of inventory, business vehicles or
personal vehicles is prohibited without the issuance of a permit.
Mechanical Equipment
• Relocate mechanical equipment such as air conditioners/exchangers, where possible out of
view from public rights of way and circulation paths, and away from residential living or
sleeping areas.
• HVAC transformers and other ground located mechanical units should be screened from
view by a durable material, such as brick, stained split face CMU block, PVC fence which
matches the existing building in material and/or color, or evergreen landscape material.
• HVAC transformers and other ground located mechanical units which are metallic in color,
when replaced, should be of a neutral or natural color that matches the existing building or
landscaping to be used as screening.
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•

When additions are constructed, such as the expansion of a kitchen cooler for a restaurant,
the elevations of the addition should be of the same material of the existing building, or of a
preferred primary material which matches or complements the existing building in color.
The addition should as a whole be designed to fit with the existing building.

Site Lighting
•

•

•

D

R

AF
T

•

When light fixtures and poles are replaced, new light fixtures should be installed which are
designed and oriented to produce minimal glare, nuisance, and spillover onto nearby
properties. (Carpentersville)
Diffused, soft white light is recommended and high-pressure sodium (orange lighting) and
metal halide lighting are not recommended. Extensive lighting and over illumination should
be avoided to reduce light pollution. (Carpentersville)
Parking lot lighting should be retrofitted to create a more pedestrian scale and minimize
light pollution and glare. This can be accomplished by using shorter light pole no taller than
18 feet in height to help establish pedestrian environments within individual developments.
Taller lighting standards and flood lighting should be avoided. (Westmont)
Lighting. Fixed lighting shall be provided for all parking lots and garages accommodating
more than ten (10) vehicles. Such lighting shall be so arranged as to prevent direct glare of
beams onto any public or private property or streets. All lighting shall be reduced to security
levels at all times of non-use. [9-104(C)(3)(d)]
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ATTACHMENT 2

CITY OF OAK FOREST
PLANNING / ZONING COMMISSION MEETING
Wednesday, February 6, 2019
The Plan/Zone Commission meeting was called to order at 7:00 p.m. with Roll Call. The Pledge

of Allegiance was said at that time.

PRESENT:

Chairman Stuewe

AF
T

ABSENT:

Mr. Kerr
Mr. Riha
Mr. Poulin
Mr. Ziak
Mr. Oostema
Mr. Keeler
Mr. Schroeder

Ms. Ashbaugh informed the Commission they needed to elect a Pro-Tem Chairman and asked
for a nomination.

R

Mr. Wolf nominated Mr. Schroeder.

Ms. Ashbaugh Asked for a motion to appoint Mr. Schroeder as Pro-Tem Chairman.

D

Mr. Wolf motioned.

Mr. Oostema seconded.

The Roll Call vote taken as follows:
AYES
Mr. Kerr
Mr. Riha
Mr. Poulin
Mr. Ziak
Mr. Oostema
Mr. Keeler
Mr. Wolf
Mr. Schroeder

NAYS

ABSTAIN

ABSENT
Chairman Stuewe

The Motion to appoint Mr. Schroeder as Pro-Tem Chairman carried 8-0, with one ABSENT.
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ZC #19-002 Golfview Plaza– Parking Variation: PUBLIC HEARING- The applicant
requests review and recommendation of approval of a variation request to allow the reduction of
parking stalls by 68 stalls where 179 are required at 6040-6080 W. 159th Street in the C2 –
General Service Commercial District, in accordance with Section 11-403(D).
Pro Tem Chairman Schroeder requested a motion to open a Public Hearing.
Mr. Riha made the motion.
Mr. Oostema seconded.
The Roll Call vote taken as follows:
NAYS

ABSTAIN

ABSENT
Chairman Stuewe

AF
T

AYES
Mr. Kerr
Mr. Riha
Mr. Poulin
Mr. Ziak
Mr. Oostema
Mr. Keeler
Mr. Wolf
Mr. Schroeder

The Motion to Open a Public Hearing carried 7-0, with one ABSENT.

R

STAFF PRESENTATION

D

Ms. Ashbaugh stated that La Finca Restaurant opened at 6048 -6050 W. 159th Street in April of
2015. She explained that the business abruptly closed and new ownership took over and changed
the name to Agave Restaurant & Bar (Agave). Agave was issued a Certificate of Occupancy in
July of 2017.
Ms. Ashbaugh explained that in 2018, Agave closed for remodeling in April of 2018 and
reopened in June of 2018 and signed a lease to expand from 2,610 square feet to an additional
2,430 square feet, for a total of 5,040 square feet. She explained that remodeling of the
expanding space began without the city’s knowledge and a stop work order was issued in
October of 2018. Building permits were subsequently filed on November 2, 2018 and final
inspections by the Fire and Building Departments were passed in January of 2019. Eating and
drinking places require one parking stall per two employees plus one stall per three persons
design capacity. Design capacity is typically determined by a floor plan illustrating the number
of seats, with the number of employees provided by the business owner. Agave was permitted to
occupy the former La Finca space given that it was a like-for-like use. Now that Agave has
expanded its use, therefore increasing its intensity, a review of the required parking stalls was
required. It was determined that the existing parking stalls provided on the subject property is
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inadequate, rendering the need for a parking variation. The analysis of this request can be found
in Part V of this report.
She referred to the Proposed Tenant Roster table in the Staff Report explaining that Dotty’s was
changed from 18 to 12; the addition of 15 parking spaces is no longer available due to concern
that emergency exits being blocked and a fire truck would not be able to pull in. The deputy fire
chief observed 5 spaces that should fit so we are assuming there will be 101 spaces with a deficit
of 69 instead of 58, so the variance the Commission will be making a recommendation on will be
69 spaces. She explained that this property has been before the Planning and Zoning
Commission previously relating to other matters. Ms. Ashbaugh then asked if there were any
questions.
Mr. Wolf asked if this was the space where the poker was being conducted.

AF
T

She explained that the landlord is no longer allowing the poker place to operate there and is
hoping to put in a medical use tenant.
Mr. Wolf followed up asking about the previous Special Use request.

Ms. Ashbaugh advised that the City does not want to continue that type of special request.
Standards for Variation

R

Ms. Ashbaugh explained that 2 out of the 7 Standards have NOT been met. She went on to say
that there are 4 possible motions that the Commission can proceed with and then offered the
option to deliberate, or to wait and speak with the Petitioner.

D

Mr. Oostema asked for an explanation regarding every Standard being met.
Ms. Ashbaugh explained that the first standard, which is “General Standard,” require all of the
Standards be met and since the “Essential Character of the Area” standard is not met, the General
Standard is not met.
Mr. Oostema clarified that if the “Essential Character of the Area” Standard is met, all of the
necessary standards will then be met.
Mr. Riha inquired about the 4 options available.
Ms. Ashbaugh explained they can choose any of the 4 and even amend any of the options. She
mentioned speaking with Petitioner.
Mr. Bandstra suggested speaking with the Petitioner for a better understanding before making a
motion.
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Pro Tem Chairman Schroeder swore in Petitioner, Ankur Kishore of Harmony Property
Management at this time.
Mr. Kishore said that he did not have a formal presentation, but would give some background
and clarification regarding the Golfview Plaza. He said that his family has owned the Plaza for
about 14 years. The plaza was built in the mid 80’s with 96 parking stalls for the general retail
and has never experienced any parking issues.
Mr. Oostema inquired if the neighbors have been notified of the expansion of the restaurant.
Ms. Ashbaugh stated that all residents located within 250 feet of the property were mailed
notices. She had one person contact her and they exchanged emails and the resident was also
given Mr. Kishore’s contact information.

AF
T

Mr. Oostema stated that he has lived in the area the entire time the plaza has been there, and goes
past it several times a day and said that he agrees with what Mr. Kishore stated regarding never
seeing any parking issues.
Mr. Wolf said he has never seen any parking issues, but feels that the expansion of the restaurant
is significant since parties may be held there and could cause the potential for parking issues.

D

R

Mr. Kishore referred to the packet to show the layout of the restaurant and explains it is not laid
out for that. The reason the owners decided to expand was that over a short period of time, the
owner of Agave was approached on 3 separate occasions to host dinners for approximately 25
people and they didn’t have enough seating in one area for a party that size. They decided to
expand based on these types of requests. He also explained that there are different peak times,
such as the weekend, where other tenants will be not be operating leaving more parking
vacancies and ultimately the lot will not always fill up. He referred to 2011 when the plaza was
full with 100% of the units occupied and operating and there was still approximately a 10%
vacancy at almost all times. Mr. Kishore further explained that he hopes to use the vacant end
unit for a medical use in the future and wanted to factor that into today’s hearing to avoid having
to come before the Commission again.
Mr. Wolf explained that while he understands it is not a conventional banquet hall, there may be
an event that has a party of 70 and could see an issue with that type of situation.
Mr. Kishore referred again to the mix of tenants. He explained that a larger party would more
than likely be on the weekends when only approximately 1/3 of the tenants would be operating,
essentially, freeing up parking stalls to accommodate a situation like that.
Mr. Riha said that Mr. Wolf’s comments got him thinking about the potential for a big party that
“blows out” the parking lot. He inquired to see if there any way to limit the time that parties are
held and also if there is a way to limit the plaza to have only one eating and drinking
establishment to avoid any increase with parking conflicts.
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Attorney Guisinger stated that City Council has broad authority to impose conditions on a
variance, especially when they are narrowly tailored to address the factors in the zoning
ordinance and the factors mentioned here relate directly to the adverse impact on the surrounding
area so that type of condition would be valid.
Ms. Ashbaugh suggested moving on to the choice of motions because the solution may fall under
one of the four choices because they will speak to how the conditions will be met.
Motion 1
Recommend approval of requested variation with no conditions
Motion recommending approval of a variation request to allow the reduction of parking stalls by
68 stalls where 179 are required at 6040-6080 W. 159th Street in the C2 – General Service
Commercial District, in accordance with Section 11-403(D).

AF
T

Motion 2:

Recommend approval of requested variation with operations and use limitations, less
restrictive
Motion recommending approval of a variation request to allow the reduction of parking stalls by
68 stalls where 179 are required at 6040-6080 W. 159th Street in the C2 – General Service
Commercial District, in accordance with Section 11-403(D) with the following conditions:

1. That the additional, easternmost 2,430 square feet of the eating and drinking place

R

occupying the tenant space with the address 6044-6050 W. 159th Street be closed
until 6:00pm and close at 10:00pm, or later as otherwise permitted by the city
authorized liquor license.

D

2. That the following uses be limited to occupy no more than the following square
footages as assigned in the table below:

USE

PARKING RATIO/CODE
SECTION

SQUARE FOOTAGE

1 stall per 250 sq. ft. of net floor
area 9-104(D)(b)(1), 9104(D)(c), 9-104(D)(d)(1), 9104(D)(e)(1),

8,755

Medical/Health Services

1 stall per 200 sq. ft. of net floor
area/9-104(D)(e)(7)

8,355

Eating and Drinking Places

1 stall per 3 persons design
capacity plus 1 stall per 2
employees 9-104(D)(b)(3)

8,410

Retail, Services, Office

Motion 3:
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Recommend approval of requested variation with operations and use limitations, more
restrictive
Motion to recommending approval of a variation request to allow the reduction of parking stalls
by 68 stalls where 179 are required at 6040-6080 W. 159th Street in the C2 – General Service
Commercial District, in accordance with Section 11-403(D) with the following conditions:
1. That the entire square footage of the tenant space occupied by the eating and drinking
place with the address 6044-6050 W. 159th Street only be open during the hours from
5:00pm to 10:00pm, or later as otherwise permitted by the city authorized liquor license.
2. That the following uses be limited to occupy no more than the following square footages
as assigned in the table below:
PARKING RATIO/CODE
SECTION

SQUARE FOOTAGE

Retail, Services, Office

1 stall per 250 sq. ft. of net floor
area 9-104(D)(b)(1), 9104(D)(c), 9-104(D)(d)(1), 9104(D)(e)(1),

8,755

1 stall per 200 sq. ft. of net floor
area/9-104(D)(e)(7)

8,355

1 stall per 3 persons design
capacity plus 1 stall per 2
employees 9-104(D)(b)(3)

8,410

Medical/Health Services

R

Eating and Drinking Places

AF
T

USE

She explains that this motion does not allow the expansion.

D

Motion 4:

Recommend approval of variation for 159 stalls instead of 179 spaces, with operations and use
limitations
Motion to recommending approval of a variation request to allow the reduction of parking stalls
by 48 stalls where 159 are required at 6040-6080 W. 159th Street in the C2 – General Service
Commercial District, in accordance with Section 11-403(D) with the following conditions:
1. That the following uses be limited to occupy no more than the following square footages
as assigned in the table below:
USE

PARKING RATIO/CODE
SECTION

SQUARE FOOTAGE

Retail, Services, Office

1 stall per 250 sq. ft. of net floor
area 9-104(D)(b)(1), 9-104(D)(c), 9104(D)(d)(1), 9-104(D)(e)(1),

11,185
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Medical/Health Services

1 stall per 200 sq. ft. of net floor
area/9-104(D)(e)(7)

8,355

Eating and Drinking Places

1 stall per 3 persons design
capacity plus 1 stall per 2
employees 9-104(D)(b)(3)

5,980

Mr. Kerr was looking for clarification on Motion 3 to see if they are restricting Agave to no
lunch hour, and if they would not be allowed to open until 5:00 p.m.
Ms. Ashbaugh said that is correct.
Mr. Bandstra suggested discussing any restrictions that should be considered and work from
there.

AF
T

Mr. Keeler suggested restrictions might only be necessary on the weekend.

Mr. Kishore explained that in the event there was a parking issue, it would be incumbent upon
him as an owner, to rectify the situation for the sake of the tenant and that he would never
compromise one tenant over another. He reiterated his explanation regarding the parking
situation in relation to the mix of tenants.
Pro Tem Chairman Schroeder asked the Commission whether or not they wanted to put time
restrictions on the businesses.

R

Mr. Riha said he feels that it only makes sense to restrict the times that parties would be held, but
also restated that most of the businesses are closed on the weekends.

D

Mr. Kishore said he could not speak to someone else’s business. He explained that the tenant
could have come here for his own variance, but that he decided to come to request a variance for
the entire Plaza to be in compliance. He does not want Agave to be penalized because of his
decision.
Mr. Wolf asked if there would be a reduction requirement in the event a medical use became
operational in the vacant space. He also wanted to know if there would be an overflow plan in
the event that a party is held at the restaurant.
Mr. Kishore said that if he were to get complaints from other tenants if something like that came
up, he would ask them to hire a valet service.
Mr. Wolf said that he does not feel that the addition of Agave will cause an overflow of parking
on the street.
Pro-Tem Chairman Schroeder asked if any Commissioners were in favor of a time restriction on
the businesses.
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None were in favor.
Pro-Tem Chairman Schroeder said that it looks like the Commission will recommend a motion
with no restrictions.
Mr. Wolf wanted to clarify that the conditions have been met.
Ms. Ashbaugh said the record reflected that the conditions were met through the discussion.
Pro Tem Chairman Schroeder requested a Motion to Close the Public Hearing.
Mr. Keeler made the motion.
Mr. Ziak seconded.

NAYS

ABSTAIN

ABSENT
Chairman Stuewe

R

AYES
Mr. Kerr
Mr. Riha
Mr. Poulin
Mr. Ziak
Mr. Oostema
Mr. Keeler
Mr. Wolf
Mr. Schroeder

AF
T

The Roll Call vote taken as follows:

D

Pro Tem Chairman Schroeder requested a motion to adopt ZC #19-002.
Mr. Ziak made the motion.
Mr. Oostema seconded.

The Roll Call vote taken as follows:
AYES
Mr. Kerr
Mr. Riha
Mr. Poulin
Mr. Ziak
Mr. Oostema
Mr. Keeler
Mr. Wolf
Mr. Schroeder

NAYS

ABSTAIN

ABSENT
Chairman Stuewe
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The motion to adopt PZC Resolution #19-002 (as amended) carried 7-0, with one ABSENT.
Ms. Ashbaugh stated that this matter will go before City Council on February 26, 2019 at 8:00
p.m.
Mr. Kishore thanked everyone for their time.
******************************
BRIEF RECESS: The Commission relocated to the Executive Meeting Room.
******************************

AF
T

ZC#19-001 Design Guidelines – Text Amendment: WORKSHOP–Staff presented the
introduction to the design guidelines manual and alternative procedures for design review for
feedback. This was not a public hearing and no action was being made.

R

Ms. Ashbaugh began her presentation and reviewed the content that would be covered. She said
that Part 1 of the workshop would include progress to date on the design guidelines project, the
schedule for completion, the current design review process, explanation of design guidelines and
design standards, areas of concern, and key objectives of the design guidelines manual. She said
that Part 2 would cover the original vision statement, objectives, Metra station subarea intent,
Cicero Avenue subarea intent, and 159th Street subarea intent. She added that for Part 3 they
would cover change to the Level 2 and Level 3 Design Review Process, finishing with Part 4,
final thoughts.

D

Ms. Ashbaugh presented Part 1 of the presentation. She began with the design review process as
it is currently and explained what projects are reviewed by the PZC and then what projects go to
City Council for final approval. She then asked for feedback from the Commissioners.
Mr. Riha said that for code compliant projects, they should avoid coming to PZC and should be
reviewed by staff.
Mr. Wolf added that it was good to put out guidelines to make process simpler for people,
particularly useful for signage.
Ms. Ashbaugh asked for any other opinions or if they were in agreement with what was said.
They were in agreement.
Ms. Ashbaugh continued to show a slideshow of both nice buildings and not so nice buildings
and asked for them to take mental notes of what they liked and disliked. Ms. Ashbaugh then
moved on and defined standards as quantifiable measures of design attributes and guidelines as
suggestion, qualitative measures of design attributes. She gave an example of each and asked for
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further questions. She concluded by asking them to just openly discuss any areas of concern
they had with development generally.
Mr. Wolf said that they need design standard for trash receptacles. All were in agreement.
Mr. Riha said he was concerned about boxy style buildings. All were in agreement.
Pro-Tem Chairman Schroeder said that variation in roof line helps make buildings better.
Mr. Ziak and Mr. Oostema said they liked fiber cement board as a product. All were in
agreement.
Mr. Riha said he would like to see what other towns are doing, such as Mokena.
Mr. Ziak said that they also needed to be careful about being too onerous with the cost and work
required of smaller businesses, there is a balance.

AF
T

Mr. Wolf added that the city does have the façade grant program to help support some of the
standards. He further added that there should be flexibility, but still need to have some standards.
Ms. Ashbaugh asked for any other final comments regarding areas of concern. There were none.
Ms. Ashbaugh moved on to asked for what they felt the key objectives that the design guidelines
manual should aim for and seek to achieve.

R

Mr. Wolf said that a differentiation between guidelines and standards was good to have. He added that
the document should have a lot of visuals to show what is preferred.
Mr. Riha said that the city also looks better to businesses is everything is simpler, helps make town more
desirable.

D

Mr. Keeler described the process of opening his business in Homer Glen. He said that he had a single
point of contact that him understand the process and the requirements.
Ms. Ashbaugh showed the slide that staff anticipated as being the key objectives. All were in agreement.
Discussion ensued about whether what drawings and materials are required to get approval. They all
concurred that being flexible was important, but agreed that requiring more detailed plans for more
complex projects was reasonable and not too much.

Ms. Ashbaugh displayed the Vision Statement from 2016 and asked if they still felt it was
relevant. Discussion ensued that there was no mention about the business community and that
that should be added. Staff took note and no definitive text changes were proposed.
Ms. Ashbaugh displayed the Objectives for architecture from 2016. They said that the following
objectives should be combined because they are redundant:
“To encourage site and building design that reflects and maintains the existing scale of
development within the City.”
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“Consider the subject area’s size and scale; proportionality is key with every factor of
development.”
Ms. Ashbaugh noted the change and continued to present the Objectives for open space from
2016. No changes were proposed.
Ms. Ashbaugh presented the Objectives for transit from 2016. No changes were proposed.
Ms. Ashbaugh continued to the Subareas portion of the discussion. She showed an aerial of the
different subareas and then presented the original intent statement for the Metra Station subarea.
The Commission held open discussion and noted the following about the existing development:
The current TOD design element falls short
Current design pattern limits future development
Access to area just isn’t functional

AF
T

•
•
•

They then agreed with the proposed intent statement and added the following points for
improvement of the area generally:
No drive-thrus
Need to have architectural cohesion, should be focal point
Needs to be more walkable, pedestrian oriented

R

•
•
•

*** Mr. Oostema left the meeting.***

•
•
•
•
•
•
•
•

D

Ms. Ashbaugh showed an aerial the Cicero Avenue subarea and asked for feedback. The
Commission agreed with the proposed intent statement and with the following points:
Improving the appearance of building frontages
That buildings should be up closer to the road
There should be specific guidelines on ground signs or that they shouldn’t be allowed at
all if the building is very close to the road
Awnings make a difference
Walkways and benches are important to enhance pedestrian connectivity
Need to focus on adding character
Should refer to 95th street corridor in Oak Lawn as an example of a four lane highway
with buildings close to the road
Improve crosswalks

Ms. Ashbaugh showed an aerial the 159th Street subarea and asked for feedback. The
Commission agreed with the proposed intent statement and with the following points:
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•
•
•

There should be multi-modal connectivity to take advantage of bike path versus keeping
it a detriment
Improving crosswalks
Maintain open space

Ms. Ashbaugh showed the proposed changes to the Level 2 and Level 3 Design Review Permit
procedures. She explained that Level 2 would now be called a Minor Design Review Permit,
because the Level 1 permit was being eliminated as it was not used. She added that the Level 3
would now be called a Major Design Review Permit.
Ms. Ashbaugh continued to explain that the Minor Design Review Permit would be reviewed
and approved administratively and review the applicable thresholds for what scopes of would
qualified. She also explained how staff would evaluate them, and that if a proposal were denied,
it would be referred to the PZC.

AF
T

Ms. Ashbaugh moved on to explain the Major Design Review Permit and that anything larger
than a Minor Design Review Permit would be reviewed by staff first, then sent to the PZC for a
final decision. She said that anything denied would be sent to City Council for an appeal.
Ms. Ashbaugh summarized that the major change was eliminating the City Council as a final
reviewing body in an effort to reduce time for smaller businesses. She also added that more
projects could be reviewed by staff only as a Minor Design Review Permit.

R

The Commission was general in favor with the changes.
Mr. Riha said that of the text shown, that it should read as follows:

D

The Community Development Director “… may waive fifty percent of the standards if deemed
unreasonable and may cause undue burden unrelated.”
There were no other comments related to the design review process changes.
Staff asked if there were any final thoughts. The Commission concluded that it would be
important for the façade improvement program to include funding for an architect to assist small
businesses with developing plans to comply with the design guidelines and standards.
There were no other comments.
APPROVAL OF THE MINUTES
Pro-Tem Chairman Schroeder requested a motion to approve the December 19, 2018 and
January 16, 2018 meeting minutes.
Mr. Ziak made the motion.
Mr. Riha seconded.
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The Roll Call vote taken as follows:
AYES
Mr. Kerr
Mr. Riha
Mr. Ziak
Mr. Schroeder
Mr. Keeler
Mr. Wolf

NAYS

ABSTAIN
Mr. Poulin

ABSENT
Chairman Stuewe
Mr. Oostema

The motion to approve the December 19, 2018 and January 16, 2018 meeting minutes carried 6-0
with one abstention and two absent.

AF
T

ADJOURNMENT
Pro Tem Chairman Schroeder requested a motion to adjourn.

D

R

____________________________________________
PRO TEM CHAIRMAN SCHROEDER
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PLAN/ZONE COMMISSION MEETING
MEETING DATE:

6 February 2019

PETITIONER:

Ankur Kishore of Harmony Property Management

ADDRESS OF PROPERTY:
R4EQUEST:

The applicant requests review and recommendation of approval of a
variation request to allow the reduction of parking stalls by 68 stalls where
179 are required at 6040-6080 W. 159th Street in the C2 – General Service
Commercial District, in accordance with Section 11-403(D).

AF
T

Motion to Recommend Approval of a Variation Request for ZC #19-02 (as
amended) carried 7-0, with one ABSENT.

R

*****************************

D

VOTE:

6040-6080 W. 159th Street, Oak Forest, IL

