
 

AUGUST 16, 2018 

 
THE BOULEVARD AT CENTRAL STATION 

6701-6755 South Street 

 

 

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

Petitioner, David Sosin, on behalf of South Street Development, LLC, a Special Use Permit to 

allow residential accessory uses on the Street Level in a mixed-use building and Variations 

from the Zoning & Legacy Codes to construct a 296,419 square foot 4-story mixed-use 

development consisting of 165 residential apartments and 29,853 square feet of retail 

space on the first floor for the property located at 6701-6755 South Street in the DC 

(Downtown Core) Zoning District. Consider granting plat approval for the subject property.  

 

The mixed-use building will be constructed in two (2) phases.  The developer envisions 

once Phase 1 is constructed and adequately leased, they will begin construction of Phase 

2. All other improvements associated with the project, including streetscape, road 

improvements and utilities will be constructed with Phase 1.  

 

The mixed use building is consistent with the vision of the Legacy Plan ad Transit Oriented 

Development (TOD) principals by providing residential density in close proximity to mass 

transportation. Through these principals the Village will be able to attract commercial uses 

that will serve residents of the project, the community and beyond, thereby contributing 

to the economic health of the downtown area.  

 

  

 
 
 
 
 
 
 
Petitioner 

David Sosin of Sosin, 

Arnold & Schoenbeck, 

Ltd. On behalf of South 

Street Development, LLC 

 

Property Location 

6701-6755 South Street 

 

PIN 

28-30-411-017-0000 

28-30-411-024-0000 

28-30-411-023-0000 

28-30-411-005-0000 

28-30-411-026-0000 

28-30-411-025-0000 

28-30-411-027-0000 

28-30-411-007-0000 

28-30-411-008-0000 

28-30-411-009-0000 

28-30-411-010-0000 

28-30-411-011-0000 

28-30-411-012-0000 

 

Zoning 

DC (Downtown Core) 

 

Approvals Sought 

Site Plan Approval 

Special Use Permit 

Variations 

Preliminary Plat Approval 

 

 

 

 

 

Project Planner 

Kimberly Clarke 

Planning Manager 
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The subject property, 6701-6755 South Street, is located at the 

southeast corner of Oak Park Avenue and 67th Court in the 

downtown area of Tinley Park. The property is approximately 3 

acres in size consisting of 11 vacant parcels (See Plat of Survey). 

The Village currently owns six (6) of the parcels (approximately 1- 

acre) with the remaining parcels owned by South Street 

Development (1.86-acres). In 2008 all structures were demolished 

in preparation for the proposed development, however due to 

the economy at that time the project did not move forward.  A 

gravel parking lot that is being used by Metra commuters’ 

remains. The property was originally zoned B-3 & H-1 and was 

rezoned to DC (Downtown Core) with the adoption of the Legacy 

Code in 2011.  

 

Planning for this project began in 2001. For a quick history of 

meetings regarding this property, refer to Exhibit A. The project 

has been proposed as a mixed-use development since its 

inception however the density and architecture has changed over 

time. In that a portion of the subject property is owned by the 

Village, the project has been considered a public/private 

partnership with the transfer of property ownership a critical 

component of the negotiations. The Developer will need the 

Village owned parcels to construct phase 1 of this project. 

 

The project’s architect has evolved over time. 

The image to the right was referred to as “The 

Promenade” and it was proposed as a Planned 

Unit Development (P.U.D). In June of 2008, the 

Village Board approved a Concept Plan to 

construct two (2) 3-story mixed use buildings, 

two (2) multiple family buildings, a public park, 

and surface parking lots over three (3) phases. 

On April 2, 2009 a public hearings was held on 

the Preliminary P.U.D. which was 

recommended for approval to the Village 

Board. The main issues discussed were: angled 

parking vs. parallel parking on South Street; 

coordination of phasing and detention; and 

ensuring that street trees did not negatively 

impact the visibility of storefronts.  

The project stalled due to financial reasons. 

 

In February of 2011 the project came back with 

a new architect Kuo Diedrich Chi Architects, 

who designed the image to the right. The 

Petitioner was granted Variations per 

Ordinance No. 2012-O-027 to construct a 

347,876 square foot, mixed use building 

between five (5) and six (6) stories in height 

 

 
2011 

 

 
2009 
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and consisting of 26,223 square feet of retail space and 167 residential units. The residential units were rental and 

were may be converted condominiums when the market supported it.   
 

The project was stalled again and came back in April of 2017 with a 4-story building similar to what was approved 

back in 2012.  The architecture then evolved after that and then to what is being presented now.   

 

 

 

 

 

 

 

 

 

 

 

 

 

            

                            April 2017 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
  March 2007 

 
     June 2018 

 



The Boulevard At Central Station –6701-6755 W. South Street 

 

Page 4 of 18 

 
The Petitioner desires to construct a 296,419 square foot mixed-use development called The Boulevard at Central 

Station.  The 3 acre site comprises several properties and is located at the Southeast corner of South Street and 67th 

Court. The building will be 4-stories in height with 29,853 square feet of retail space on the first floor and 165 

residential apartment units (99 one-bedroom & 66 two-bedrooms).  

The proposal also includes significant on-and off-site improvements, such as a public surface parking lot upon 

completion of Phase 2 and streetscape enhancements.  The timing of the phases is unclear at this time. Per the Site 

Plan requirements, the applicant is required to submit a construction schedule as part of this review.  

Open Item #1: Developer is to submit a construction schedule for the development. 

The streetscape and public right-of-way improvements will be constructed as part of Phase 1; the structures will be 

constructed in two (2) phases as follows: 

PHASING 

Phase 1 

Phase 1 will occupy the southeast corner of South Street and 67th Court and will include 66 rental residential units 

(39 one-bedroom and 27 two-bedroom apartments)  ranging from 730 square feet to over 1,311 square feet. The 

first floor comprises 23,487 square feet of which 15,130 square feet will be used for commercial space.  The 

remaining part of the first floor 9,357 square feet will be dedicated to mechanical space and accessory residential 

uses which includes a fitness gym, bike storage, lobby lounge, mail room, and club room with kitchen, leasing office 

(future business center), conference room and property manager’s office. A surface parking lot with 66 parking 

stalls will be constructed behind the building and will be designated for resident use only; this lot will be conveyed 

to the Village for public parking upon completion of Phase 2. The Village will retain ownership of the undeveloped 

land proposed for phase 2 until its completion. If Phase 2 is not constructed within a specified time negotiated as 

part of the incentive agreement, the parking lot (in Phase 2) will be required to be paved by the developer. 

Phase 2 

Following the successful completion of Phase 1, the Applicant will construct an additional 99 rental housing units for 

an overall project total of 165 residential units. Phase 2 will include 60 one-bedroom units and 39 two-bedrooms 

ranging in size from the 730 square feet to over 1,311 square feet. There is a total of 14,723 square feet of first floor 

commercial space as part of Phase 2.  A partial underground parking garage consisting of 177 parking stalls will be 

constructed behind the Phase 2 residential structure. Residential amenities in this phase include an in-ground pool 

on top of the parking garage. Once this phase is complete, the surface parking lot behind Phase 1 will become a 

public parking lot owned by the Village.  

OFF-SITE IMPROVEMENTS 

As part of this project, the developer is required to complete specific off-site improvement including the completion 

of public streets abutting the development site, the realignment of the intersection of South Street and 67 th Court, 

the addition of parallel parking spaces on the south side of South Street, and adding parallel parking on both sides 

of 174th Street. There are plans to bury the existing overhead utilities. 
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Another component of this project will include the reconfiguration of 

the intersection of South Street and 67th Court into a traditional T-

intersection.  This will allow for safer turning movement, improved 

alignment of South Street, allow for the closure of an awkward access 

point to the Metra parking and also provide the opportunity to vacate 

a portion of the intersection at the southwest corner that is proposed 

to be incorporated into the future Bremen Cash Store redevelopment 

project.  

The developer will be required to install streetscape improvements 

along South Street and 67th Court.  The code requires a minimum 

width of six (6) feet for streetscape enhancements (landscape, benches 

and lighting) and a minimum width of seven (7) feet for sidewalks 

along South Street and 67th Court.  All other sidewalks along 

commercial streets requires a minimum width of six (6) feet. The Village is in the process of hiring a contractor to 

create a Streetscape Master Plan; Staff recommends the approval of the Site Plan be conditioned upon compliance 

with an approved Streetscape Master Plan.  

Open Item #2: Final Streetscape plans for this area are in the process of being designed.  

 

ACCESS/PARKING/LOADING FACILITIES 

 

The project will have two (2) access points. There is a one-way drive aisle off of South Street that is approximately 

21-22 feet in width that will extend south towards 174th Street.  The width and design of this one-way drive aisle is 

necessary for fire protection and pedestrian safety. There is a full access drive proposed off of 174th Street closest to 

67th Court that will allow for full access in and out of the surface parking lot. 

 

The Downtown Core District does not require parking for commercial uses however it requires one (1) enclosed 

space (located within, or attached to, the building envelope) for each residential unit. The proposed project provides 

the required amount of residential parking spaces  however, it will not be enclosed spaces until the completion of 

Phase 2. The Site Plan proposes to create a total of 39 new on street parking stalls on South Street and 174th Street 

that is currently not present. It should be noted that the Village restricts street parking from 2-5am. Staff has raised 

concerns with parking and the loss of the existing gravel lot where 90-100 Metra commuters will be displaced upon 

construction of Phase 2. With future increased events in the downtown there may be an issue with available public 

parking.  Even though the developer is meeting the required number of parking stalls per code, the reality is the 

people that will be living in these apartments will need to have vehicles to drive to the store, got to appointments, 

etc.   Upon completion of Phase 2 the Village owned parking lot behind Phase 1 will most likely be occupied by the 

employees working in the commercial spaces which may leave little parking for the customers to park. 

 

During Phase 1, a total of 66 surface parking spaces are provided, which meets the code (1 per unit). There will be 

newly constructed on street parallel parking stalls along the south side of South Street and on both sides of 174th 

Street. The employees and patrons visiting the retail stores will utilize the on-street parking or Metra parking lot 

when not occupied by commuters.   
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Phase 2 will include the construction of a parking garage with 177 parking stalls.  

The surface parking lot that was constructed in Phase 1 will be converted to a 

public parking lot that will be owned by the Village. The surface parking lot will be 

reduced by two (2) stalls resulting in a total of 64 parking stalls. Staff has 

recommended the removal of these two (2) stalls because of their location in 

proximity to the main access aisle. The location of these stalls is not desirable 

because it will require vehicles to back out into a main drive aisle. Therefore, 

when Phase 2 is constructed, the two (2) stalls will be removed and replaced with 

landscaping. Staff recommend the removal of these two (2) spaces be a condition 

of the approval for the Site Plan.  

 

The building contains over 29,853 square feet of ground floor commercial space. To serve these units, a dedicated 

loading area has been incorporated into the Phase 1 building, which is accessed from a garage door off of 174th 

Street. Phase 2 will not have a loading area for its commercial spaces and therefore deliveries will need to be 

delivered off of South Street. 

 

Open Item #3: Staff has raised parking concerns with the loss of the existing gravel lot where 90-100 Metra 

commuters will be displaced.  

 

Open Item #4: Staff recommend the removal of 2 parking spaces at the southern end of the surface parking lot be 

placed as a condition of approval for the Site Plan. 

 

BIKE PARKING 

 

The Legacy Code requires one (1) bike stall per dwelling unit and .2 per 1,000 s.f. of Street Level Commercial. The 

total required number of bike stalls is six (6) stalls for the commercial use and 165 stalls for the residential units.  

The chart on page A002 states the required number of bike stalls is 282 which is not correct. The bike storage for 

the residential units is located at the rear of the building on the first floor of Phase 1 and within a rear service 

corridor for Phase 2.  There are bike racks proposed within the streetscape of South Street and 67th Court that will 

serve the commercial uses. 

 

Open Item #5: Correct sheet A002 to reflect the correct required bike parking counts per code. 

 

 

 

 
 
The Legacy Code requires a minimum of 75% of all facades and roofs exclusive of glazing shall be comprised of 

brick, stone & fiber cement siding. Accent material can have a maximum of 25% of concrete panels and decorative 

block. The building will be constructed of a combination of brick, architectural precast block and Hardie Reveal 

Panel Siding. There may be additional variations needed based on the accent materials shown on the plans 

presented.  

 

Open Item #6: Additional Variations on building material may need to be requested. 
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There is a rounded corner feature that was requested by Staff that creates a signature architectural feature at the 

prominent southeast corner of South Street and 67th Court that reflects the iconic architectural style of the Metra 

Station. There is an archway that will bridge Phase 1 and Phase 2 that provides for a unique access to the parking 

areas behind the building and provides a break in the long expanse of the building’s façade.  (The total length of the 

building along South Street is approximately 621 linear feet.) Along the front façade there are enclaves for future 

outdoor dining opportunities which also help to provide some visual breaks in the façade; the Legacy Plan 

encourages this type of façade treatment as part of the Permitted Private Frontages for this District. Each of the 

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

commercial units will have either a metal or red canvas awning projecting five (5) feet out.  

 

Staff has expressed some concern as to the color choice of the awning noting that often red awnings are prone to 

fading as discussed in the following references. Staff recommends the Commission converse the merits of the red 

awning versus a black awning.  (https://www.aladdininc.net/blog/choose-right-color-retractable-awning/  and 

http://www.sunshineexperts.com/products/tips-choosing-color-awnings/ 

 

Open Item #7: Staff questions the use of red awning as a color choice. 

 

Floor Plans 

 

There are six (6) different one-bedroom unit types and six (6) different two (2) bedroom unit types. Each unit will be 

constructed with all new kitchen appliances (including, at a minimum, an oven, stove, refrigerator, microwave oven, 

dishwasher and garbage disposal) granite countertops for all bathroom and kitchen countertops and solid wood 

front and rear doors.  Each unit will have its own laundry room and be equipped with a washer and dryer. Staff 

questions the proximity of the pool deck with the 2nd floor units and balconies. Security, noise and general quality of 

life concerns have been raised with this adjacency of uses.  In addition, when Phase 2 is constructed the end unit 

apartments will lose their existing windows in order for the archway to be constructed.  Staff is concerned how this 

will be communicated to those tenants that desire to rent those units out in Phase 1. 

 

Open Item #8: Staff questions the desirability of the 2nd floor units and their balconies being at grade with the 

pool deck.  

 

Open Item #9: There should be a condition on the approval requiring the developer to disclaim to the tenants that 

will be occupying the end units of Phase 1 about that they will lose their windows when Phase 2 is constructed. 

 

On each floor there is a recycling room at the far east end of each building. Staff has requested the architects try 

and have this area centralized with the trash room.  The bricked in window for the recycling room can then be 

converted into a glass window to bring natural light to the end of the hallways. 

 

Open Item #10: The architect should look at consolidating the recycling rooms into the main trash area. 

 

Open Item #11: The bricked in window in the recycling windows should be converted into glass windows. 

 

The developer has stated dogs will be allowed in the building however there are no designated areas on the site for 

them to use the washroom.  Staff has requested that an area for dogs be designated on the site. 

 

Open Item #12: The site needs to provide a designated outdoor area for dogs. 

 

 

 

 

 

https://www.aladdininc.net/blog/choose-right-color-retractable-awning/
http://www.sunshineexperts.com/products/tips-choosing-color-awnings/
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The commercial spaces are 50 feet deep and can be divided as needed.  In Phase 1 all of the commercial spaces 

have a rear access door and sidewalk that will take them to the central trash area on the west end of the building. In 

Phase 2, there is an interior service corridor however the very last unit (STE 113) does not have access to the 

corridor. The interior service corridor is where tenants of Phase 2 will access the bike storage. Staff questions the 

purpose of the interior service corridor because it creates an awkward area with a lot of access points. For instance 

the very last unit has to go outside with their trash to get to the common area. 

 

Open Item #13: Staff questions the need for the internal service corridor proposed in Phase 2. 

 

 
There is a large wall sign proposed at the corner of the building at South Street and 67th Court. This is the building’s 

main identification sign and is one of the Variations requested. This will be 25 feet long by four (4) feet wide and will 

extend past the second floor. Code prohibits projection signs to extend past the second floor windows. In addition 

Staff is concerned about the large projection sign and its proximity to the residential unit’s balconies and windows. 

Staff has requested some verification that this would not constitute a code violation with respect to off-site glare 

regulations.  In addition Staff recommends the Commission discuss the overall aesthetics of the sign and its ability 

to complement or detract from the building’s architecture. 

 

The façade of the building also provides for 10’x3’ wall signs to go above each tenant space.  There is a note on the 

plans that states the exterior signage will be reverse channel letters illuminated by LED, and in colors to be 

approved by the Landlord. As with other large projects of this size Staff recommends the Applicant provide a 

Unified Sign Plan that will regulated the size, color, illumination, style and material of the wall signs for this project. 

Although not required Staff also recommends the Applicant limit the signs to one color and allow for individual font 

and style that can provide for individual branding. It is Staff’s preference that these signs be externally illuminating 

which is consistent with a downtown urban character.  Staff also strongly encourages the use of projecting or blade 

signs which are typical in pedestrian oriented developments such as this. The goal is to have a sign plan that can 

complement the overall architecture of the entire building that addresses the pedestrian orientation of this district. 
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Open Item #14: Provide for a unified sign plan. 

 

Open Item #15: Staff recommends that the main identification signs for the building not be illuminated.  

 
A photometric plan has been submitted (Sheet LT100). The plans are still conceptual and a final photometric plan 

with cut sheets of the fixtures will need to be submitted prior to final approval.  It has been noted by our engineers 

that the plan does not provide for any parking lot lights in the surface parking lot in Phase 1.  

 

Open Item #16: A final photometric plan will need to be provided with final engineering.  

 

The majority of the proposed landscaping will be in the streetscape 

along South Street, 67th Court and 174th Street. The landscape plan 

provides for some interior parking lot landscaping for the surface lot in 

Phase 1 as well as establishes a 14 foot wide landscape area between 

the future parking garage and residential properties to the south.   

 

Another area of landscaping that will not be seen by the public is the 

pool area in Phase 2. The areas of landscaping is also utilized to screen 

those units that face the pool. 

 

The Village’s landscape architect reviewed the plans and did offer several 

recommendations as listed in the Plan Review letter dated June 18, 2018. 

Any outstanding items will need to be incorporated into the final 

landscape plans. 

 

Open Item #17: Address the landscaping comments per the Village’s 

landscape review. 

 

 

Reversed back lite sign 
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The subject property (outlined in red) is zoned DC (Downtown 

Core) and is within the Legacy District.  The characteristics of this 

district is described in the Legacy Code as, “The Downtown Core 

District consists of the highest density and height, with the greatest 

variety of uses. Street frontages have steady street plantings and 

pedestrian amenities, and buildings form a continuous street wall set 

along wide sidewalks”. 

 

Nearby land uses include the Oak Park Avenue Metra Station to 

the north and commuter parking zoned CV (Civic); The Station 

Pub & Eatery to the east, single family homes to the south zoned 

DG (Downtown General). At the southwest corner of South Street 

and 67th Court there are plans to construct a three-story mixed 

used building. 

 

 

The Downtown Core District allows for a mixed use building seven (7) stories in height.  South Street is classified as 

Corridor Type D which requires on-street parking and a thoroughfare width of 30’ curb to curb.  In addition South 

Street and 67th Court are required to have Street Level Commercial on the first floor. The commercial space must be 

a minimum depth of 50’.  Store fronts with an enclave cannot exceed in width more than 50% of the lot and have a 

maximum depth of five (5) feet. A Zoning Analysis was not included on the Site Plan as required. Below are the 

required setbacks for properties in the DC (Downtown Core) District. 

 

Open Item #18: Site Plan needs to include a zoning analysis table per 

the Site Plan requirements. 
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1. A 70 square foot Variation from Section V.C.2 of the Zoning Code to reduce the required minimum useable floor 

area for a one bedroom apartment from 800 square feet to 730 square feet.  This Variation is requested by the 

developer based on what the average size of a one-bedroom apartment is being constructed in surrounding 

areas. More research should be provided to the Plan Commission to support this request. 

 

2. A residential parking Variation from Section 3.C.d. of the Legacy Code which requires parking for residential uses 

to not be open to the sky to allow for the development in Phase 1 to have an open to the sky parking lot for the 

residential uses. There is existing surface parking lots within the downtown and it may not be feasible in all 

cases to have covered parking however if Phase 2 is never constructed we will have created more surface 

parking when it may have been designed to be covered in phase 1. 

 

3. A four (4) foot wide Variation from Section 3.E.4.c of the Legacy Code to allow a 24-foot wide two- way driveway 

instead of the maximum 20 feet allowed for a two-lane driveway. This Variation is needed in order to make the 

geometry work for vehicles in the loading area in Phase 1. 

 

4. An eight (8) foot wide Variation from Section 3.E.4.c of the Legacy Code to allow a 20-foot wide one-lane driveway 

instead of the maximum 12 feet allowed for a one-lane driveway. This Variation is needed in order to 

accommodate the Fire Departments need for a wider access aisle into the development. 

 

5. A one (1) foot and a five (5) foot front yard Variations from Section 2.A.9 (Table 2.A.6) of the Legacy Code to allow 

a six (6) foot front yard setback on South Street and a ten (10) foot front yard setback on 67th Court where the 

maximum front yard setback is five (5) feet. This Variation is needed in order to maintain the required seven (7) 

foot wide public sidewalk free of any obstructions. This will allow for the development to have outdoor dining 

that will not encroach within the public sidewalk.  

 

6. A two (2) foot side yard Variation from Section 2.A.9 (Table 2.A.6) of the Legacy Code to allow a seven (7) foot 

interior side yard setback where the maximum interior side yard setback is five (5) feet. This Variation is 

requested to accommodate a five foot wide sidewalk on the east side of Phase 2. The sidewalk will provide 

access to the parking garage and rear of the building.  

 

7. A 68 square foot Variation from Section 4.E (Table 4.E.1) of the Legacy Code to allow a one-hundred square foot 

projecting sign where the maximum sign permitted is 32 square feet. This variation is requested in order to have 

a unique projection sign for their 4-story building. Staff is concerned that this size and type of sign is necessary. 

 

8. A Variation from Section 4.E (Table 4.E.1) of the Legacy Code to allow a projecting sign to extend past the 2nd floor. 

This variation is requested in order to have a sign that compliments the scale of the 4-story building. Again 

staff questions if this truly desired for the downtown. 

 

 

Section 3. A. (Table 3.A.2) of the Legacy Code requires Accessory Residential Uses on the Street Level in a mixed-use 

building be granted a Special Use Permit.  Accessory Residential Uses are defined as “A use that is subordinate to 

residential dwelling units which contribute to the comfort and convenience of the dwelling units. These uses may include, 

but not be limited to; recreational space, laundry facilities, sales/rental offices, and/or parking for the private use of those 

dwelling units”.  There are several uses proposed in Phase 1 that are not commercial uses and are considered 

Accessory Residential Uses; therefor they require a Special Use Permit. These include the fitness gym, club room and 

future business center on the first floor of Phase 1.  
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Staff is concerned that these Accessory Residential Uses are occupying 25% of the prime first floor commercial space. 

The uses will not be occupied all the time and therefore will look vacant from the street. Understanding that this 

development is being built in Phases, there is an opportunity to relocate the fitness gym and club room proposed in 

phase 1 to the Phase 2. This would open up more available commercial space on the first floor of phase 1 and keep 

the amenities in a centralized area.  

 

Open Item #19: Further discuss relocating Phase 1 first floor amenities (fitness gym and club room) to Phase 2 

when Phase 2 is constructed. 

The Applicant proposes to subdivide the 3 acre subject site into three (3) lots. Lot 1 & 2 will be developed during 

Phase 1 of the project which include the first mixed-use building the surface parking lot on Lot 2 and the main 

access drive between the buildings and all the common area.  During Phase 1, Lot 3 will remain a vacant lot under 

the ownership of the Village. Phase 2 of the project will be the construction of the second mixed-use building and 

underground parking garage on Lot 3. At this time, the Village will take ownership of the surface parking lot on Lot 2.  

The plat provides appropriate ingress/egress, utility, and drainage easements through the use of a blanket 

easement.  The plat approval will be subject to final engineering. 

 

The Plat proposed dedicating right-of-way to the Village along the 

frontage of Phase 1. This was requested in order to accommodate a 

minimum seven (7) foot wide public sidewalk. The area along 67th Court 

only provides for a total of 11 feet of public right-of-way where code 

requires a minimum of 13 feet. This item needs to be verified with the 

engineering department that an eleven (11) foot public right-of-way is 

adequate instead of the required 13. The goal is to provide enough room 

for the necessary street improvements and provide enough space for 

outdoor dining.  

 

 

 

 

 

 

 

Open Item #20: Further discuss with the engineer regarding the required right of way along 67th Court should be 

11’ vs. 13’ 
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Staff identified the following open items for discussion at the workshop: 

 

1. Developer is to submit a construction schedule for the development. 

2. Final Streetscape plans for this area are in the process of being designed. 

3. Staff has raised parking concerns with the loss of the existing gravel lot where 90-100 Metra commuters 

will be displaced.  

4. Staff recommend the removal of 2 parking spaces at the southern end of the surface parking lot be placed 

as a condition of approval for the Site Plan. 

5. Correct sheet A002 to reflect the correct bike parking counts. 

6. Additional Variations on building material may need to be requested. 

7. Staff questions the use of red awning as a color choice. 

8. Staff questions the desirability of the 2nd floor units and their balconies being at grade with the pool deck.  

9. There should be a condition on the approval requiring the developer to disclaim to the tenants that will be 

occupying the end units of Phase 1 that when Phase 2 is constructed, they will lose their existing windows. 

10. The architect should look at consolidating the recycling rooms into the main trash area. 

11. The bricked in window in the recycling windows should be converted into glass windows. 

12. The site needs to provide a designated outdoor area for dogs. 

13. Staff questions the need for the internal service corridor proposed in Phase 2. 

14. Provide for a unified sign plan. 

15. Staff recommends that the main identification signs for the building are not illuminated.  

16. A final photometric plan will need to be provided with final engineering. 

17. Address the landscaping comments per the Village’s landscape review. 

18. Site Plan needs to include a zoning analysis table per the Site Plan requirements. 

19. Further discuss relocating Phase 1 first floor amenities (fitness gym and club room) to Phase 2 when Phase 

2 is constructed. 

20. Further discuss with the engineer regarding the required right of way along 67th Court should be 11’ vs 13’ 

 

Section III.T.2. of the Zoning Ordinance requires that Planning Staff must find that the conditions listed below must 

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

 

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

 

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

drainage is compatible with adjacent land uses.   

 

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

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

well. 

 

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

 

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

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

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

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

shrubs. 

 

f. That all outdoor trash storage areas are adequately screened. 
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Section X.G.4. of the Zoning Ordinance states the Plan Commission shall not recommend a Variation of the 

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

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

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

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

 

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

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

 

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

 

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

 

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

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

favorable to the Petitioner have been established by the evidence: 

 

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

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

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

 

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

generally, to other property within the same zoning classification; 

 

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

the property; 

 

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

previous owner; 

 

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

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

 

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

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

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

neighborhood. 
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Section X.J.5. of the Zoning Ordinance lists standards that need to be considered by the Plan Commission. The Plan 

Commission is encouraged to consider these standards (listed below) when analyzing a Special Use request. Staff 

will provide draft Findings in the Staff Report for the Public Hearing. 

 

X.J.5. Standards: No Special Use shall be recommended by the Plan Commission unless said Commission shall find: 

 

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; 

 

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; 

 

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; 

 

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

provided; 

 

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 

 

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. 

 

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

the community as a whole. 

 

It is also important to recognize that a Special Use Permit does not run with the land and instead the Special Use 

Permit is tied to the Petitioner. This is different from a process such as a variance, since a variance will forever apply 

to the property to which it is granted. Staff encourages the Plan Commission to refer to Section X.J.6. to examine the 

conditions where a Special Use Permit will expire. 

 

Receive comments from the Plan Commission in relation to the proposed Site Plan, Special Use Permit, Variations 

and Preliminary Plat Approval requested. 

 

A Public Hearing for the Applicant’s request for a Variation is scheduled for the Plan Commission meeting on 

September 06, 2018 
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Exhibit A 

 

History of Public Meeting for “South Street” Project 

6701-55 W. South Street 

 

 November 15, 2007- Tinley Park Long Range Plan Commission (LRPC) discussed a Concept Plan for The Promenade 

Development-South Street. 

 November 29, 2007- LRPC considered a project presentation for the Promenade-South Street for the purpose of 

gathering information prior to considering a recommendation to the Village Board for Concept Plan Approval for a 

P.U.D. 

 January 3, 2008- Work Session was conducted in order to further discuss the details of the project. 

 May 15, 2008- LRPC reviewed the Concept Plan for a P.U.D. 

 May 27, 2008- Work session with LRPC.  

 June 5, 2008- LRPC reviewed the Concept Plan for a P.U.D. 

 June 17, 2008- The Village Board approved the Concept Plan at their meeting. 

 December 2, 2008- Finance & Economic Development Committee discussed amended incentive request for 

the Promenade- South Street. 

 February 5, 2009- LRPC reviewed Preliminary P.U.D. plans for Promenade Development-South Street. 

 March 12, 2009- A work session was held. 

 March 19, 2009- LRPC held Public hearing for Preliminary P.U.D. approval. 

 April 2, 2009- LRPC held 2nd Public hearing for Preliminary P.U.D. and recommended approval for a 

development comprised of one 12-unit mixed use building, one 11-unit mixed used building, and two 4-unit 

multiple family buildings in the H-1 Historic Zoning District. 

 May 17, 2012- Plan Commission holds workshop for the Boulevard At Central Station-South Street for site 

plan approval with variations. 

 June 7, 2012- Plan Commission held Public Hearing for Site Plan Approval with Variations. 

 July 17, 2012- Village Board adopts Ordinance 2012-O-027 granting variations to the Boulevard at Central 

Station. 
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A000 COVER SHEET KD 7.18.18 

A001 TABLE OF CONTENTS KD 7.18.18 

A002 BUILDING TABLES KD 7.18.18 

CIVIL SET    

1 SITE PLAN-PHASE 1 ME 7.16.18 

2 SITE PLAN-PHASE 2 ME  7.16.18 

3 UTILITY PLAN ME 7.16.18 

4 GRADING PLAN PHASE 1 ME 7.16.18 

5 GRADING PLAN PHASE 2 ME 7.16.18 

    

ARCHITECTURAL SET    

A101 OVERALL FIRST FLOOR BUILDING PLAN KD 7.17.18 

A101A PHASE 1 FIRST FLOOR BUILDING PLAN KD 7.17.18 

A101B PHASE 2 FIRST FLOOR BUILDING PLAN (PARTIAL) KD 7.17.18 

A101C PHASE 2 FIRST FLOOR BUILDING PLAN (PARTIAL) KD 7.17.18 

A101D PHASE 2 LOWER FLOOR PARKING PLAN KD 7.17.18 

A101 E PHASE 2 UPPER FLOOR PARKING PLAN KD 7.17.18 

A102 OVERALL SECOND FLOOR BUILDING PLAN KD 7.17.18 

A102A PHASE 1 SECOND FLOOR BUILDING PLAN KD 7.17.18 

A102B PHASE 2 SECOND FLOOR BUILDING PLAN (PARTIAL) KD 7.17.18 

A102C PHASE 2 SECOND FLOOR BUILDING PLAN (PARTIAL) KD 7.17.18 

A103 OVERALL THIRD FLOOR BUILDING PLAN KD 7.17.18 

A103A PHASE 1 THIRD FLOOR BUILDING PLAN KD 7.17.18 

A103B PHASE 2 THIRD FLOOR BUILDING PLAN (PARTIAL) KD 7.17.18 

A103C PHASE 2 THIRD FLOOR BUILDING PLAN (PARTIAL) KD 7.17.18 

A104 OVERALL FOURTH FLOOR BUILDING PLAN KD 7.17.18 

A104A PHASE 1 FOURTH FLOOR BUILDING PLAN (PARTIAL) KD 7.17.18 

A104B PHASE 2 FOURTH FLOOR BUILDING PLAN (PARTIAL) KD 7.17.18 

A104C PHASE 2 FOURTH FLOOR BUILDING PLAN (PARTIAL) KD 7.17.18 

A105 OVERALL ROOF PLAN KD 7.17.18 

A105A PHASE 1 ROOF PLAN KD 7.17.18 

A105B PHASE 2 ROOF PLAN (PARTIAL) KD 7.17.18 

A105C PHASE 2 ROOF PLAN (PARTIAL) KD 7.17.18 

A300 OVERALL SOUTH STREET ELEVATION & SIGNAGE 

INFORMATION 

KD 7.17.18 

A300-R COLORED OVERALL SOUTH STREET ELEVATION KD 7.17.18 

A301 PHASE 1 SOUTH, 64TH, BREEZEWAY ELEVATIONS KD 7.17.18 

A301-R COLORED PHASE 1, 64TH, BREEZEWAY ELEVATIONS KD 7.17.18 

A301A PHASE 1, 174TH, COURTYARD ELEVATIONS KD 7.17.18 

A301A-R COLORED PHASE 1 174TH, COURTYARD ELEVATIONS KD 7.17.18 

A302 PHASE 2 SOUTH, EAST ELEVATIONS KD 7.17.18 

A302-R COLORED PHASE 2 SOUTH ELEVATIONS KD 7.17.18 

A302A PHASE 2 SOUTH, EAST ELEVATIONS KD 7.17.18 

A302A-R COLORED PHASE 2 SOUTH, EAST ELEVATIONS KD 7.17.18 

A302B PHASE 2 POOL, COURTYARD ELEVATIONS KD  7.17.18 

A302B-R COLORED PHASE 2 POOL, COURTYARD ELEVATIONS KD 7.17.18 

A310-R 3D COLORED RENDERINGS KD 7.17.18 

A311-R 3D COLORED RENDERINGS KD 7.17.18 
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A312-R 3D COLORED RENDERINGS KD 7.17.18 

A900 EXTERIOR IMAGES KD 7.17.18 

A901 AMENITIES MOOD IMAGES KD 7.17.18 

A902 AMENITIES MOOD IMAGES KD 7.17.18 

A910 PRODUCTS SAMPLES KD 7.17.18 

PHOTOMETRIC    

LT100 SITE LIGHTING CALC. KD 7.17.18 

LANDSCAPE SET    

LS-1 OVERALL KEY PLAN KD 7.17.18 

LS-2 LANDSCAPE PLAN KD 7.17.18 

LS-3 LANDSCAPE PLAN KD 7.17.18 

LS-4 LANDSCAPE PLAN KD 7.17.18 

LS-5 LANDSCAPE PLAN KD 7.17.18 

LS-6 LANDSCAPE PLAN KD 7.17.18 

LS-7 LANDSCAPE DETAILS KD 7.17.18 

LS-8 LANDSCAPE PLAN-PHASE 1 KD 7.17.18 

LS-9 LANDSCAPE PLAN-PHASE 2 KD 7.17.18 

LS-10 ROOFTOP POOL PLAN KD 7.17.18 

PRELIMINARY PLAT 

OF SUBDIVISION 

   

SHEET 1-3 PRELIMINARY PLAT OF SUBDIVISION ME 7.18.18 

 PHASE II SUBSURFACE INVESTIGATION REPORT PES 11.10.15 

    

 KD= KUO DIEDRICH   

 ME=MCBRIDE ENGINEERING   

 PES= PARTNER ENGINEERING & SCIENCE, INC   

 


