Village of La Grange
Plan Commission
Regular Meeting of November 9, 2021
A regular meeting of the Plan Commission for the Village of La Grange was held at 7:30 p.m. on
Tuesday, November 9, 2021, on the second floor Auditorium Room of the Village Hall, 53 S. La
Grange Road, La Grange, Illinois.
I.

CALL TO ORDER AND ROLL CALL OF THE PLAN COMMISSION
Chairman Paice called the meeting to order at 7:30 p.m.
Verify Quorum
Upon roll call the following were:
Present: Mosher, O’Connor, Schwartz, Paice
Absent: Egan, Hoffenberg, Wentink
Community Development Director Charity Jones and Village Trustee Beth Augustine
were also present.

II.

APPROVAL OF MINUTES - OCTOBER 12, 2021
Commissioner Schwartz made a motion, seconded by Commissioner O’Connor to
approve the minutes from October 12, 2021, with no changes. A voice vote was taken:
Ayes: All
Nays: None
Motion passed

III.

PUBLIC HEARINGS
A. PC CASE #261 – TEXT AMENDMENT, SPECIAL USE, AND SITE PLAN
APPROVAL, FUEL STORAGE AND DISPENSING, PARK DISTRICT OF LA
GRANGE
Chairman Paice asked anyone in the audience that was planning on speaking in regards to
this case to please stand and raise his/her right hand. He then administered the oath.
Staff Presentation
Mrs. Jones said staff does not have a presentation, but the Park District staff came
prepared to provide a presentation regarding the revised proposal. She did speak with the
Commissioners who could not be in attendance this evening and Commissioner
Hoffenberg provided some written comments which she will read later during the Plan
Commission discussion.
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Applicant Presentation
Jenny Bechtold, Executive Director for the La Grange Park District, stated after the last
meeting she went back to the Park District and they looked at alternative locations for the
proposed fuel tanks. They would still like to install two 560 gallon double-walled above
ground tanks. They want to be environmentally proactive by removing their underground
tanks. By removing the tanks they will be able to connect the parking lots which will
improve the flow of the parking. She showed on the screen where the current tanks are
located.
Ms. Bechtold stated that the Park District has 12 vehicles and a variety of maintenance
vehicles. As far as fuel consumption, they did look at the last year and there was savings
from having an on-site fuel source. The estimate of the savings was $1,150.00. By having
fuel on the site, it not only saves them money but also saves staff time which saves
taxpayer dollars. An outside fuel source would take time out of their day to go off-site
and obtain fuel. Not all gas stations carry diesel and their highest consumption is diesel
fuel. The closest gas station that carries diesel and that is truck and trailer accessible is
about 1.8 miles away. That is 3.6 miles round trip every time they need to get gas.
Chris Finn, Superintendent of Facilities, stated several pieces of their equipment is diesel
and the equipment would have to be loaded up on a trailer and then taken to the site to get
fuel. Most of their equipment needs 15 to 30 gallons of fuel apiece.
Ms. Bechtold said she did talk with the Director of Public Works for La Grange and they
might be open to sharing fuel. There is a concern that they are barely able to keep up
with the demand currently. Public Works has two 2,500 gallon tanks and they are filling
them up weekly with all of the demands. The Director also stated the Park District would
have to invest capital money for maintenance and repairs. One of the things the Park
District is doing is not investing capital dollars into their gas tanks as they are leasing
them. They will be using the vendor’s gasoline and service. If they were to buy the tanks
it would be a significantly larger cost.
Ms. Bechtold explained that the District did find a new location for the proposed fuel
tanks near the northeast corner of the parking lot and pointed to the location on the
screen. They eliminated all six parking spaces near the tanks so there will be no more
cars or pedestrians nearby. By blocking off all the stalls adjacent to the tanks, staff will be
able to pull right up and fill up. There will be a fence with a deadbolt, and it will be
monitored by their security cameras. It will also have a fitted key system to power on and
off the tanks. They feel this north parking lot will have reduced traffic when the new lot
is opened. The new traffic pattern will push the cars the other way and push them in the
new south lot.
Mr. Finn stated the new parking lot will also be closer to the entrance of the Park
District’s building.
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Ms. Bechtold stated they did explore other locations. She showed on the overhead three
other locations that they looked at. To maximize their landlocked parcel, they are
proposing to put in pickle board courts in the new parking lot so they have a multi-use
space. Parking demands are not always high all the time. They have tried to maximize
the space and still keep some green space as well. Two of the other locations they looked
at, they feel would not work well because the areas will be really busy. There will also be
a walking track on the outside of the lot so there will be pedestrians walking in the area.
It will also be very difficult to navigate trucks back there. The third location, even though
it will be away from the pickleball courts, there will still be pedestrians walking by. They
have worked really hard to maintain the mature trees in this area for stormwater
management and keep green space. Also, by putting the tanks anywhere on the south lot
they would be without a fuel source for several months. They would have to remove the
old tanks and wait until the parking lot was finished to put in the new tanks. They will
also be installing permeable pavers on the south lot and they would be concerned that
some of their equipment can damage the pavers over time.
Ms. Bechtold explained that there was consideration given to having the tanks at one of
their off-site locations, but they felt none of them would be suitable or safe. These
locations draw families year round and some of the parks are smaller parcels. The larger
parks are utilized by hundreds of people during the peak seasons. These off-site locations
would require their staff to travel and they would not be monitored by cameras. They
have had several contractors out to examine the new location and they have determined it
as safe. They ask that the Commission approve the text amendment and special use
permit for the above ground tanks so the Park District may continue to serve the
community in the safest, efficient, and most cost-effective manner.
Chairman Paice asked if any of the Commissioners had any questions for the applicant.
Commissioner Mosher asked if they can tell them more about the proposed fence.
Ms. Bechtold said it is a chain-link fence with slats inserted. They are open to changing
the fence, but they were trying to match the fence that they currently have surrounding
their dumpster.
Commissioner O’Connor asked if they had talked with the Village of La Grange’s Fire
Chief about the location.
Ms. Bechtold stated they have not but she did speak to the State Fire Marshal, who
provided them with the applicable requirements. The contractors that they are working
with do this every day and know those codes. They also work with the State Fire
Marshal and feel confident that this location is the best.
Mrs. Jones said she spoke with the La Grange Building Official who is also a certified
Fire Inspector and Fire Marshal locally. He had reviewed the plans and had no objections.
However, above ground tanks are regulated by the State Fire Marshal so they are the
authority and have jurisdiction.
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Chairman Paice asked what the Park District used before they had the underground tank
that they currently have.
Mr. Finn stated he came to the Park District in 2004 and they would purchase fuel from a
local gas station.
Chairman Paice asked if it was necessary to have the fuel tanks.
Mr. Finn said it is more time and wear and tear on the staff and equipment.
Ms. Bechtold stated they feel it is imperative for their operations to function efficiently
and cost-effectively. They are mowing 30 hours a week during the summer so having to
go and fill up the tanks at another location will add on time.
Commissioner Schwartz thanked them for their presentation. He feels they answered
most of the questions the commission had. He suggested that when they go before the
Board they bring some type of picture to show what the fencing will look like.
Commissioner Mosher said as part of safety and security she had read that no additional
lighting is proposed. She asked if there will be adequate lighting for safety and security
for staff.
Ms. Bechtold stated there is a light post directly across the drive aisle in the parking lot.
Mr. Finn said most of the staff does not arrive until 7:00 a.m. There will be enough
adequate lighting during the winter months for staff.
Commissioner Mosher asked if there is camera coverage out that far.
Ms. Bechtold stated yes there is. Mr. Finn pointed out the locations of the security
cameras on the overhead.
Chairman Paice asked staff if any of the non-attending Commissioners had any questions
or were they just statements.
Mrs. Jones said they were mostly statements. The only question was from Commissioner
Hoffenberg who asked if the Park District explored or had any conversations with the
Village. She noted that Ms. Bechtold addressed this in her presentation but that she had
spoken with the new Public Works Director as well. During the winter the tanks the
Village uses are filled up almost weekly. The primary concern with sharing with the Park
District would be that they can’t increase the capacity of the tanks much more to serve
both organizations. If they were to share then there would likely be new infrastructure
needed. The public works yard is also limited on space so there could be some
operational challenges there.
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Chairman Paice asked if any of the Commissioners had any further questions for staff or
the applicant. None responded. Since there is nobody in the audience he then called for
a motion to close the public hearing.
Commissioner Mosher made a motion, seconded by Commissioner Schwartz to close the
public hearing for PC Case #260 and PC Case #261. A voice vote was taken:
Ayes: All
Nays: None
Motion passed
Plan Commission Discussion
Chairman Paice asked staff to read any comments that were submitted from the
Commissioners.
Mrs. Jones said Commissioner Hoffenberg would like the enclosure to be an iron fence.
He is in support of the text amendment being a special use permit as discussed last
month, so the Plan Commission can review every application for these kinds of facilities
in the future. He expressed his support for the safety features that the Park District
included in their revised submittals. He agrees that the tanks should not be located in the
new parking lot at 610 East Avenue.
Chairman Paice thanked the Park District for providing more detail in this presentation.
Commissioner O’Connor stated he does not agree with having the gas tanks in an area
where there are children. Even though it is convenient, he feels it is irresponsible to put
tanks at this location. He understands that there are tanks currently there. He feels that
the new location is better and has a better flow, but he has an issue with the safety.
Commissioner Mosher said looking at the previous proposal she would be in favor of this
new location. She likes that they are getting it away from the building. She has concerns
as well with safety but feels they have done their due diligence looking through the
economics and logistical issues on running the Park District.
Commissioner Schwartz stated he is more in favor of this location. He asked staff if they
are aware of any other tanks in heavily populated areas like this one.
Mrs. Jones said she does not have any other examples. Tanks are regulated by the State
Fire Marshal in regards to safety, which includes requirements like the double wall and
impact barriers. Since it is a special use the Commission can request additional measures
like a specific type of enclosure besides fencing. Commissioner Hoffenberg requested an
iron fence, but that is see through. Sometimes for a dumpster, a wooden fence or a
masonry style enclosure is required.
Chairman Paice stated he is concerned about safety, but also the necessity. He does feel
the Park District has done their research and has provided them with a plan as good as
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they can get. He asked Commissioner O’Connor if there was anything like enhanced
security that would alleviate his concern.
Commissioner O’Connor said he thought about this and read the application very
carefully but feels it is irresponsible.
Commissioner Mosher stated she thinks they should look at the enclosure itself to further
screen and protect the tanks from people.
Commissioner Schwartz asked Commissioner O’Connor if his concern was the proximity
to the building.
Commissioner O’Connor said he is concerned about the proximity to the building and the
wear and tear of the tanks over time. He feels you should not have these tanks located
next to the highest density park. He thinks there is a better solution.
Commissioner Schwartz asked if where the current gas location is for the Village, is there
space on that property to locate this as a separate fueling station. He feels that the
location might be a safer area.
Mrs. Jones stated it was not part of the conversation that she had with the Public Works
Director. She would speculate that he would find that challenging since the facility is
very old and the yard is small.
Commissioner Schwartz asked if they knew what other surrounding Park Districts do for
their fuel.
Mr. Finn said he knows that a lot of other Park Districts have them on their property and
they use above ground tanks.
Ms. Bechtold stated the Village has its tanks in a residential area and they are not locked
up. She did ask public works if they had faced any challenges with anyone messing with
their tanks and the Director had stated they did not.
Commissioner O’Connor said he is not concerned with someone messing with them but
rather explosions. It is good for an industrial area but not for a high-density area or
where there are children.
Chairman Paice asked if there were any further comments or questions. None responded.
Plan Commission Recommendation
Chairman Paice called for a motion for a recommendation.
Commissioner Schwartz made a motion, seconded by Commissioner Mosher to
recommend to the President and Board of Trustees approval of PC Case #260 and PC
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Case #261of the requested text amendment, special use, and site plan approval with the
following condition:
1. Modified fencing or decorative landscaping should be added to the north side of the
tanks.
A roll call vote was taken:
Ayes: Schwartz and Mosher
Nays: O’Connor and Paice
Motion fails
IV.

GENERAL DISCUSSION
Mrs. Jones said the holiday wish book is out and online featuring all the local retailers.

V.

PUBLIC COMMENT
None

VI.

ADJOURNMENT
Chairman Paice called for a motion to adjourn the meeting.
Commissioner Mosher made a motion, seconded by Commissioner Egan to adjourn the
meeting at 8:17 p.m. A voice vote was taken:
Ayes: All
Nays: None
Motion passed

Minutes prepared by Peggy Halper
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STAFF MEMORANDUM
TO:

Plan Commission

FROM:

Heather Valone, AICP, Village Planner

THROUGH:

Charity Jones, AICP, Community Development Director

SUBJECT:

PC Case #263 – An Amendment to the Zoning Map 511 E. Cossitt Ave., Park
District of La Grange

DATE:

January 11, 2022

PROPOSAL
PROJECT DESCRIPTION
The property at 511 E. Cossitt Ave. (the “Subject Property”) (Figure1) is under contract to
be donated to the Park District of La Grange (the “Applicant). The Applicant is requesting
an amendment to the Zoning Map to reclassify the Subject Property from the R-6 Two
Family District into the OS Open Space District. The intended use of the property after the
rezoning and donation is a passive recreation park.

Figure 1 The Subject Property is located west of the intersection of Cossitt Ave. and Sawyer Ave.
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PC Case #263 511 E. Cossitt Ave. Map Amendment
January 11, 2022
GENERAL INFORMATION
Applicant:

The Park District of La Grange
536 East Ave.
La Grange, IL 60525

Status of Applicant:

Under contract for donation of the Subject Property

Request:

An amendment to the Zoning Map from R-6 Two Family District
to OS Open Space

Site Location:

511 E. Cossitt Ave.

PIN(s):

18-04-235-010-0000, 18-04-235-011-0000, 18-04-235-012-0000, 1804-235-013-0000, 18-04-235-014-0000, 18-04-235-015-0000, 18-04235-016-0000, and 18-04-235-042-0000

Existing Zoning:

R-6 Two Family District

Existing Land Use:

Vacant

Properties Size:

.93 acres

Comprehensive
Plan:

Medium Density Residential

Surrounding Zoning and Land Uses
Zoning District

Land Use

North

R-6 Two Family District

Residences

South

I-1 Light Industrial

Prairie
Path
Contractor)

East

IB Institutional Buildings

Redeemed Christian Church of God (All
Nations Assembly) (Vacant)

West

Right-Of-Way

Indiana Harbor Belt (IHB) Railroad Tracks

Group

(Landscaping

STANDARDS FOR AMENDMENTS
In determining whether the proposed amendment should be granted or denied, the Plan
Commission should be guided by the following standards required in Zoning Code
Section 14-605:
1. The consistency of the proposed amendments with the purposes of the Zoning Code.
Implementing and fostering the goals and policies of the Village’s Official
Comprehensive is a purpose of the Zoning Code (Section 1-102). This purpose is
applicable to the requested map amendment (“rezoning”) from R-6 to OS. The
Comprehensive Plan designates the future land use of the Subject Property as
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PC Case #263 511 E. Cossitt Ave.
January 11, 2022
Medium Density Residential (Figure 2). Medium Density
Residential areas are “residential areas consisting of
multifamily residential dwellings in a low-rise
condominium or townhome format, which generally
require 2,000 square feet of lot area per dwelling unit.
This type of housing includes structures that are usually
two to three stories in height.”1

Figure 2 The Comprehensive Plan
designates the balance of the
residential neighborhood
surrounding the Subject Property
as Two-Family Residential and
Community-wide Single Family
Residential.

The Comprehensive Plan notes that areas designated
as Open Space largely reflect existing facility
locations, with a few areas of minimal expansion
largely coming by way of expansion of existing
facilities. Further, the Comprehensive Plan notes that
the Village should consider new facilities and services
that meet the demands and desires of local residents,
while upgrading existing facilities as required. The
Applicant contends that the lack of existing facilities in
the immediate area demonstrates the community
need for the proposed amendment (see standard 2).

The Comprehensive Plan recommends that design of
new park and recreation facilities consider and plan
for bicycle system improvements such as rest locations
and other convenience facilities. The mobility chapter of the Comprehensive Plan
shows Cossitt Ave. as a potential bike route. The Applicant could consider potential
bicycle facilities as part of the passive park to further the goals of the Comprehensive
Plan.
The Comprehensive Plan also recommends cooperation and interaction among
local agencies in the provision of community facilities, including supporting the Park
District’s master plan. The Park District is currently in the process of developing its 20222032 Comprehensive Master Plan.
Zoning Code Section 8-101 lists the purpose of the OS District, which is to “recognize
the existence of major open space and recreational areas in the Village.” The OS
District is a special district intended to apply to all public open space of notable
quality. The Applicant’s proposed passive park would be a public open space
principally for the benefit of the directly adjacent neighborhood.

1 2005 Comprehensive Plan, p. II-2
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PC Case #263 511 E. Cossitt Ave.
January 11, 2022
2. The community need for the proposed amendments and for the uses and
development they would allow.
The Applicant states in the submitted application that the surrounding area is
underserved by parks and open space. The Applicant states that open space of the
Subject Property’s size (nearly an acre) is specifically lacking in the adjacent
neighborhood. As one example, the Applicant notes that nearby Community Park at
200 Washington Ave. is comparable in overall size to the Subject Property, but open
green space comprises less than two-tenths of the overall site.
The Applicant also states that the proposed rezoning and subsequent development
as a park will serve as a buffer from the IBH railroad to the benefit of the residential
uses to the east. Section 8-108 of the Zoning Code requires OS uses to comply with
buffering and landscaping requirements. Per section 9-104, 10 ft. of perimeter
landscaping (shrubs, trees, fences, decorative walls, etc.) is required along all lot lines.
The Applicant will be required to comply with the Zoning Code standards at the time
of park development. This required buffer can help to further screen the surrounding
properties from the IHB right-of-way.
3. If a specific parcel of property is the subject of the proposed amendment, then the
following factors apply:

(a) The existing uses and zoning classifications for properties in the vicinity of the
subject property.
(b) The trend of development in the vicinity of the subject property, including
changes, if any, in such trend since the subject property was placed in its present
zoning classification.
(c) The extent, if any, to which the value of the subject property is diminished by the
existing zoning classification applicable to it.
(d) The extent, if any, to which any such diminution in value is offset by an increase in
the public health, safety, and welfare.
(e) The extent, if any, to which the use and enjoyment of adjacent properties would
be affected by the proposed amendment.
(f) The extent, if any, to which the value of adjacent properties would be affected
by the proposed amendment.
(g) The extent, if any, to which the future orderly development of adjacent
properties would be affected by the proposed amendment.
(h) The suitability of the subject property for uses permitted or permissible under its
present zoning classification.
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PC Case #263 511 E. Cossitt Ave.
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(i) The availability, where relevant, of adequate ingress to and egress from the
subject property and the extent to which traffic conditions in the immediate
vicinity of the subject property would be affected by the proposed amendment.
(j) The availability, where relevant, of adequate utilities and essential public services
to the subject property to accommodate the uses permitted or permissible
under its present zoning classification.
(k) The length of time, if any, that the subject property has been vacant, considered
in the context of the pace of development in the vicinity of the subject property.
(l) The reasons, where relevant, why the subject property should be established as
part of any overlay district and the positive and negative effects such
establishment could be expected to have on persons residing in the area.
Historical Land Uses
Although the Subject Property has been zoned for two family residential use since
at least 1991, the property has historically been for industrial purposes. The Hines
Lumber company operated on the Subject Property from at least 1984 to 1997.
Based on Community Development Department records, an auto repair use also
occupied the property in the mid-1990’s. In 1998, Hines Lumber proposed to sell
the property to a trucking company, which was not permitted per the property’s
R-6 zoning. At that time, the current owner purchased the property. The office
building and storage areas on the property were demolished in 2000 and the
property has remained a vacant grassy area since.
The property to the east of the Subject Property was rezoned in 2019 from R-6 to
IB. The neighboring property is a vacant church that was under contract for
redevelopment as a head start/ daycare facility. Although the property was
rezoned, the head start/ daycare facility was not developed.
The character of the surrounding area is well established and has been relatively
stable. The neighboring residential properties have generally remained
unchanged. Two new two-family dwellings have been constructed within the last
five years (121 and 117 Sawyer Ave. and 213 Hayes Ave.). The industrial properties
across Cossitt Ave. have remained as industrial uses. The industrial property to the
southeast was improved with a new parking area in the mid 2000’s.
Impact of Rezoning on Subject and Adjacent Properties
The 2020 assessed market value of the Subject Property as vacant is $23,716 with
a tax bill of roughly $6,000.2 The acquisition of the property by the Applicant
following the proposed rezoning will make the Subject Property tax exempt. This
change will have a minimal impact on the taxable value of the land under the
current conditions. If the Subject Property remained R-6 and was redeveloped, a
2 www.cookcountytreasurer.com
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future residential development would likely result in a higher taxable property
value.
The Applicant indicates in the application materials that the rezoning of the
Subject Property and use as a park likely increases enjoyment and value of the
surrounding properties. The Applicant states in the application materials that the
intended use of the park will benefit the surrounding area by creating a public
open space.
Site Considerations / Public Utilities
The proposed rezoning and intended use as a passive park would not require any
additional public utilities. A sidewalk already exists along Cossitt Ave. providing
pedestrian access to the Subject Property. The Zoning Code does not require
parking for the first acre of park area. The Subject Property is just under an acre in
size and is therefore not required to provide parking. Per Section 8-102 the
following are permitted uses in the OS District:
Principal Uses
 parks,
 children’s playgrounds,
 forest preserves,
 botanical and zoological gardens,
 arboreta conservatories,
 passive recreational areas,
 play fields,
 splash pads and similar water
features, and
 passive use open areas owned by
an Illinois unit of local government

Accessory Uses
 Small storage sheds, storage boxes,
 players’ benches,
 temporary and permanent
washroom facilities,
 picnic shelters, and
 portable bleachers owned by an
Illinois unit of government

Per Section 8-103 the following uses require a special use permit:




active recreation areas owned by an Illinois unit of local government such
as basketball, tennis, handball, racquetball, and similar courts and skate
parks,
band shells, and
concession stands, covered dugouts, permanent bleachers taller
than eight risers, and broadcast booths

The Applicant’s submittals show an easement along the southern portion of the
site. The easement is for a pipe that the Metropolitan Water Reclamation District
of Greater Chicago (MWRD) maintains. The easement allows buildings to be
constructed on the Subject Property but restricts certain subterranean rights.
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CONCLUSION
The Applicant is seeking to rezone the Subject Property to convert an existing vacant
property into a passive recreational park. The rezoning would be consistent with the
purpose the OS District.
The Plan Commission has a number of options in recommending approval or denial of
the requested map amendment:
1)

Recommend approval as presented for substantial conformity with the
applicable provisions of the Zoning Code and all other applicable Federal,
State and Village codes, regulations and ordinances.

2)

Recommend approval as above with recommended modifications or
conditions to be accepted by the Applicant.

3)

Recommend denial as presented for failure to be in substantial conformity
with the provisions of the Zoning Code and all other applicable Federal,
State and Village codes, ordinances, and regulations.

ATTACHMENTS
1. Applicant submittal package
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Attachment 1

A Professional Corporation
140 South Dearborn Street, Suite 600
Chicago, IL 60603
www.ancelglink.com

Megan A. Mack
mmack@ancelglink.com
(P) 312.604.9122
(F) 312.782.0943

December 20, 2021
Village of LaGrange
Heather Valone
53 S LaGrange Rd.
LaGrange, IL 60525
Re: Zoning Application - 511 E. Cossitt
Dear Ms. Valone:
On behalf of the Park District of LaGrange, please accept the attached zoning application
for 511 E. Cossitt requesting a zoning change from R-6 to a public park/open space zoning
designation. This parcel of land is being donated to the Park District of LaGrange on the
condition that the land is rezoned for the use of a public park. The current property owners, the
Brannen family, would like the park to be named to honor their late sister.
The Brannens have owned this parcel of land for over fifty years and continue to own
property nearby. The parcel has been vacant since they have owned it. The Brannens have no
desire to sell or otherwise develop this property.
It is the Park District’s intent to utilize this land as open land/green space as a “walk
though/neighborhood park”. While there are two different parks in the vicinity of this parcel,
both of these parks contain very little open green space. Given the increased housing density in
this particular part of the community, the Park District surveys have shown that this area is
underserved in open space which is an identified need in both the Village’s Comprehensive Plan
as well as regional planning documents prepared by CMAP.
Attached are several photographs taken of Park District of LaGrange parks from the west
side of the Village that demonstrate the Park District’s vision for this property. As you will find,
the photographs of Gilbert, Denning and Waiola demonstrate more open green space. These
photographs capture the vision that the Park District has for the future park site at 511 E. Cossitt.
The neighboring parks which include Rotary/Centennial and Community Park depict more
confined settings with less green space.
Please feel free to reach out to either myself or Jenny Betchold with the Park District of
LaGrange if you have any additional questions. I look forward to meeting with the Commission
in January.
Sincerely,

CHICAGO ● VERNON HILLS ●

NAPERVILLE

●

CRYSTAL LAKE

●

BLOOMINGTON

●

MOLINE

ANCEL GLINK
December 20, 2021
Page 2

Megan A. Mack
Attorney for the Park District of LaGrange
cc: Jenny Betchold, LaGrange Park District (via email)
David S. Silverman, Ancel Glink (via email)
Derke J. Price (via email)
Ellen Raymond (via email)
Enclosures:

Photographs of parks from Park District of LaGrange

CHICAGO ● VERNON HILLS ●

NAPERVILLE

●

CRYSTAL LAKE

●

BLOOMINGTON

●

MOLINE

Gilbert Park
6 Acres
Open Green Space
Preschool Building
Playground
Half-Court Basketball Court
2 T-Ball Fields
4 Tennis Courts
Walking/Jogging Path
Leashed dog accessible

Gilbert Park Continued

Denning Park
10 Acres
Open Green Space
Activity Building
Playground
Picnic Shelter
Walking/Jogging Path
1 Soccer Field
Parking Lot
Basketball Court
Community Garden
Leashed dog accessible

Denning Park Continued

Waiola Park
3.5 Acres
Open Green Space
Playground
Basketball Court
1 T-Ball Field
Walking/Jogging Path
1 Soccer Field
Leashed dog accessible

Waiola Park Continued

Rotary Centennial Park
.3 Acres
Minimal Open Green Space
Playground
Picnic Shelter
Leashed dog accessible

Rotary Centennial Park Continued

Community Center & Park
1 Acre

Minimal Open Green Space

Activity Building
Playground
2 Basketball Courts
Leashed dog accessible

Community Center Park Continued

STAFF MEMORANDUM
TO:

Plan Commission

FROM:

Heather Valone, AICP, Village Planner

THROUGH:

Charity Jones, AICP, Community Development Director

SUBJECT:

PC Case #264 -Special Use Permit and Site Plan Approval for Outdoor
Dining and Live Music at 56 South La Grange Road (Palmer’s Place),
Dave and Leslie Tarman of DLT Operations

DATE:

January 11, 2022

PROPOSAL
Project Description
Dave and Leslie Tarman, of DLT Operations (the “Applicants”), are the contract
purchasers of the property at 56 S. La Grange Rd. (the “Subject Property”) (Figure 1).
The Applicants are requesting a special use permit and site plan approval to continue
operating the outdoor dining area and live music events that already occur at the
Subject Property. The Applicants state in the application materials that they are
proposing no changes to the current outdoor dining area or live music events.

Figure 1 The Subject Property is located southwest of the intersection of La Grange Rd. and Harris Ave.
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PC Case #264 Palmer’s Place Outdoor Dining and Live Music 56 S. La Grange Rd.
January 11, 2022

GENERAL INFORMATION
Applicants:

Dave and Leslie Tarman, DLT Operations

Status of Applicants:

Contract Purchaser

Request:

special use permit and site plan approval

Site Location:

56 S. La Grange Rd.

PIN(s):

18-04-129-028-0000

Existing Zoning:

C-1 (C-1CR) Central Commercial District

Existing Land Use:

Full service restaurant (Palmer’s Place Restaurant and
Biergraten)

Property Size:

.2 acres

Comprehensive
Plan:

BNSF Core Commercial

Surrounding Zoning and Land Uses
Zoning District
North
C-1 Central Commercial District
South
East
West

C-1 Central Commercial District
C-1 Central Commercial District
C-1 Central Commercial District

Land Use (Street Level)
Rocky Mountain Chocolate
Factory and Forbidden
Noodles
Hortons Ace Hardware
Village Hall
Village Parking Lot 8

Background
Palmer’s Place Restaurant and Biergraten (“Palmer’s Place”) has been in business at
the Subject Property since 1983. The existing outdoor dining area has been in
operation since the mid-1980s. In 2002, the Village Board approved Ordinance No.
O-03-53 (Attachment 1), granting a special use permit for live entertainment within
the building and in the outdoor dining area. The ordinance authorizes live
entertainment outdoors between the hours of 9:00 a.m. and 11:00 p.m., consistent
with the noise regulations in effect at that time. The ordinance limits live
entertainment to no more than three performances per week, with a maximum
duration of four hours on any given day. Section 2.5 of the ordinance states that the
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special use is granted only to Stephen Palmer and does not transfer to a new owner
of Palmer’s Place.1
Currently, the Zoning Code allows for live entertainment indoors without the need for
a special use permit, so long at the noise remains compliant with the Village’s current
noise regulations. Outdoor live entertainment more than eight times per year requires
a special use permit. Section 5-105A6 of the Zoning Code also requires a special use
permit for outdoor dining on private property.
As noted, the Applicants state that they intend to keep the outdoor dining and
entertainment uses consistent with the prior owner’s operations. Per the Application
materials, the Applicants are requesting no changes to the approved number of live
music events (no more than three in a seven-day period) or the four-hour duration
maximum.
The annual Palmer’s Place St. Patrick’s Day event is separate from the outdoor live
music special use. Per Zoning Code Section 9-103, the St. Patrick’s Day special event
is a temporary use that requires yearly application and approval. This requires the
Applicants to apply and obtain approval for the event every year through an
administrative process and comply with the Village’s Noise Control regulations.
STAFF ANALYSIS
STANDARDS FOR AMENDMENTS TO THE ZONING CODE
In determining whether the proposed amendment should be granted or denied, be
guided by the data and the following standards required in 14-605:
SPECIAL USE STANDARDS
La Grange Zoning Code §14-401E.1 states that no special use permit shall be
recommended or granted unless the applicants establishes the following:
A. Code and Plan Purposes: The proposed use and development will be in harmony
with the general and specific purposes for which this Code was enacted and for
which the regulations of the district in question were established and with the
general purpose and intent of the Official Comprehensive Plan.

1 Per Zoning Code Section 14-401I, special use permits are to benefit the property rather than
just the owner of the property and therefore do not typically expire when a property changes
hands.
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There are 21 listed purposes in the Zoning Code. Of the 21 listed purposes, the
Code purposes related to land use patterns are particularly applicable to the
proposed special use. First among these purposes is to implement and foster the
goals of the Comprehensive Plan. The Comprehensive Plan designates the future
land use of the Subject Property as BNSF Core Commercial. The Comprehensive
Plan indicates that the BNSF Core Commercial District is comprised of retail and
entertainment uses on the first floor of buildings. The goal is to maximize this
district’s pedestrian setting for new retail and entertainment uses. The proposed
special use seeks to reauthorize the outdoor live music events that currently take
place at Palmer’s Place.
Other land use purposes of the Zoning Code include protecting the scale and
character of the existing residential, business, commercial, industrial, and office
development areas of the Village from the encroachment of incompatible uses;
establishing a rational pattern of land uses to encourage the most appropriate
use of individual parcels of land in the Village; and encouraging compatibility
between different land uses. The Applicants are seeking to entitle the existing
outdoor dining area that has been in existence since the mid-1980’s. The
Applicants are also requesting to continue to have live music events outdoors. The
Applicants state in the application materials that no change in area or number of
live music events is proposed. The Application materials include a site plan
showing the outdoor dining and live music areas.
The Zoning Code’s purposes include protecting and respecting the justifiable
reliance of existing residents, business owners, and taxpayers on the continuation
of existing, established land use patterns. The proposed special use does not
change the use of the property, but rather seeks to maintain the use as-is.
B. No Undue Adverse Impact: The proposed use and development will not have a
substantial or undue adverse effect upon adjacent property, the character of the
area, or the public health, safety, and general welfare.
The Applicants are proposing to reauthorize the live music events and entitle the
existing outdoor dining area. No changes are proposed that would be
anticipated to create new or different impacts. The Applicants state that the
outdoor live music events will comply with the La Grange Code of Ordinances
Noise Control Section 97.15 that was updated in 2020.
C. No Interference with Surrounding Development:
The proposed use and
development will be constructed, arranged, and operated so as not to dominate
the immediate vicinity or to interfere with the use and development of
neighboring property in accordance with the applicable district regulations.
4

PC Case #264 Palmer’s Place Outdoor Dining and Live Music 56 S. La Grange Rd.
January 11, 2022

The application does not propose any changes to the exterior areas of the
building, outdoor dining area, or the existing special use permit permitted number
and duration of live music events. The Applicants are still proposing no more than
three performances in a seven-day period, that no live music will be permitted
before 9:00 am or after 11:00 pm, and that no event would last longer than four
hours. The Applicants have also reviewed the Village’s current Noise Control
standards and have indicated the live music events will comply with the
standards.
D. Adequate Public Facilities: The proposed use and development will be served
adequately by essential public facilities and services such as streets, public utilities,
drainage structures, police and fire protection, refuse disposal, parks, libraries, and
schools, or the applicants will provide adequately for such services.
The proposed use will be serviced by existing utilities at the subject property.
Because this is a commercial use, there would be no increase in residential
population. Therefore, the proposed use would have no adverse effects on parks,
libraries, and schools.
E. No Traffic Congestion: The proposed use and development will not cause undue
traffic congestion nor draw significant amounts of traffic through residential
streets.
There are no parking requirements for permitted uses in the C-1 District. Because
the Applicants are applying for a special use permit, the Plan Commission can
recommend requiring parking spaces if deemed necessary. However, the
Applicants are proposing no change in the occupancy of the outdoor dining
area or increased number of live music events. Therefore, no increased parking
demand is anticipated.
F. No Destruction of Significant Features: The proposed use and development will not
result in the destruction, loss, or damage of any natural, scenic or historic feature
of significant importance.
Per the Applicants, the proposed use would will allow for the existing outdoor area
and live music events to continue without change. No natural or scenic features
would be impacted.
G. Compliance with Standards: The proposed use and development complies with
all additional standards imposed on it by the particular provision of this code
authorizing such use.
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The Zoning Code does not have any additional standards for the requested
special use. The Applicants have indicated a willingness to comply with all
applicable provisions of the Zoning Code and Code of Ordinances.
SPECIAL STANDARDS
When the district regulations in a particular district impose special standards, a
special use permit shall not be granted unless the applicants comply with such
special standards, La Grange Zoning Code §14-401E.3.
There are no additional special standards for the requested special use.
DELIBERATION FACTORS
In determining whether the applicants’ evidence establishes that the special use
standards have been met, La Grange Zoning Code §14-401E.3 states that the Plan
Commission shall consider the following:
A. Public Benefit: Whether and to what extent, the proposed use and development
at the particular location requested is necessary or desirable to provide a service
or a facility that is in the interest of the public convenience or that will contribute
to the general welfare of the neighborhood or community.
As stated above, the Comprehensive Plan indicates that the Subject Property
should be used for retail or entertainment purposes. The Applicants are proposing
to continue the principal eating establishment use and accessory outdoor dining
and live music events.
B. Alternative Locations: Whether and to what extent, such public goals can be met
by the location of the proposed site or in some other area that may be more
appropriate than the proposed site.
The Applicants did not indicate if they considered other locations within La
Grange. However, as noted, the requests are accessory to a principal use at the
Subject Property that is not changing.
C. Mitigation of Adverse Impacts: Whether or to what extent, all steps possible have
been taken to minimize any adverse effects of the proposed use and
development on the immediate vicinity through building design, landscaping,
and screening.
The Applicants state that they are proposing no changes to the exterior floorplan
or operations. The C-1 District does not require parking for permitted uses; special
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uses can be required to provide parking as deemed necessary by the Village.
Additionally, the Applicants have indicated in the application materials that they
can comply with the Village’s Noise Control standards.
STANDARDS FOR SITE PLAN APPROVAL
Per §14-402C.2 of the La Grange Zoning Code, site plan approval is required in
connection with any development that requires a special use permit. La Grange
Zoning Code §14-402F.1 establishes 14 standards for the review of site plan
applications. These standards are intended to ensure the proposed development
complies with the applicable requirements of the Zoning Code and will not have
undue adverse impacts on adjacent property, the character of the area, and public
health and safety. The Applicants state in the application materials that they are
proposing no changes to the existing outdoor areas or live music locations.
CONCLUSION
The Plan Commission has a number of options in recommending approval or denial
of the requested text amendment, special use, design review permit and site plan
approval:
1)

Approval as presented for substantial conformity with the provisions of
the Zoning Code and all other applicable Federal, State and Village
codes, regulations and ordinances.

2)

Approval the application with modifications or conditions to be
accepted by the petitioner. The Plan Commission could suggest
modifications conditions or modifications specific to the Applicants’
special use request.

3)

Denial of the application as presented for failure to be in substantial
conformity with the provisions of the Zoning Code and Village codes,
ordinances, and regulations.

Upon review of the application, should the Plan Commission determine that the
standards for special use permits and site plan approval have been met; staff
suggests that the Plan Commission consider the following conditions:
1.

Live music is limited to no more than three performances in any sevenday period. Each performance is limited to not more than four hours on
any calendar day;

2.

Live music is not permitted before 9:00 am or after 11:00 pm;
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3.

Live music must comply with the current Noise Control chapter of the La
Grange Code of Ordinances; and

4.

The use of live music may not reduce or interfere with the arrangement
of the outdoor dining seating that is established in the site plan.

ATTACHMENTS
1. Ordinance # O-03-53 An Ordinance Granting a Special Use Permit and Site
Plan Approval for Live Entertainment Accessory to a Permitted Eating Place at
56 South La Grange Road
2. Applicants submittal package
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Attachment 2

