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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. 
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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. 


