Agenda
Village of Homer Glen
PLAN COMMISSION
Thursday, March 18, 2021 – 7:00 p.m.
Village Board Room, 14240 W. 151st Street, Homer Glen

1. Call to Order.
2. Pledge of Allegiance to the Flag.
3. Roll Call.
4. Minutes.
a) March 4, 2021
5. Public Comment.
6. New Business.
a) Case No. HG-2106-S, The Phoenix, 15905 S. Bell Road (Public Hearing Continued): Consideration of a request for (1) a Special Use Permit for outdoor seating
associated with a permitted restaurant, (2) an exception to reduce the required setback
for a patio in a nonresidential zoning district from twenty-five (25) feet to twenty (20)
feet, (3) an exception to allow a six (6) foot solid fence/wall in a required front yard in a
Nonresidential District, and any other variances from the Homer Glen Zoning
Ordinance as may be required, for certain real property located in the C-1 Neighborhood
Commercial District at 15905 S Bell Road, Homer Glen Illinois.
7. Reports of Plan Commissioners and Staff.
8. Adjourn.

DISABLED: Any individual requiring special accommodations as specified by the Americans with Disabilities Act is
requested to notify the Village Manager of Homer Glen at 708-301-0632 at least 24 hours in advance of the meeting date.
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Plan Commission
Minutes of the Meeting on
March 4, 2021

DRAFT

Village of Homer Glen
14240 W 151st Street, Homer Glen, IL 60491
Community Room

Plan Commission

1.

Call to Order

2.

Pledge of Allegiance to the Flag.

Mar. 4,2021

3. Roll Coll
Members present: Member Stanly, Member Zarebczan, Member McGary, Chairman Kozor,
Vice-Chair Verdun, Member Foley, Senior Planner King and Plan Commission Secretary
Cassin.
Members Not Present: Commissioner Hand
4.

Minutes
a) February 18, 2021

Chairman Kozor asked for a motion to approve the minutes from the February 18, 2021 Plan
Commission as written, including the change to the spelling of the word “patience” to
“patients” on page 4. Member Foley made the motion, seconded by Member McGary. All in
favor, zero (0) opposed. The motion carried.
Chairman Kozor announced that we have one (1) case that we will hear tonight, and the second
case will be postponed. Chairman Kozor asked for those wishing to speak, to be sworn in.
Plan Commission Secretary Cassin swore in those wishing to speak.
5. Public Comment. NONE
6. New Business
a) Case No. HG-2105-V, 17520 S. McCarron Road (Public Hearing): Consideration of
a request for a Variance to increase the total maximum size of accessory structure from 800
to 1,500 square feet, for the construction of a 1,344 square foot detached garage, for certain
real property located in the R-3 Single Family Residential District at 17520 S McCarron
Road, Homer Glen, Illinois.
Senior Planner King started by announcing that staff did receive one (1) phone call from a
resident inquiring about the case. Staff explained the case and the resident did not have any
issues. Melissa presented the case to the Plan Commission. The property is zoned R-3
Residential Zoning. The applicant, Liret Mendoza, owner of the property located on the
Southwest corner of W. Bruce Road and S. McCarron Road, is looking to replace her detached
garage that was lost to a fire. The proposed garage measures forty-two (42) by thirty-two
(32) for a total of one-thousand three hundred-forty-four (1344) square feet. Currently, there
is a one-hundred and fifty-five (155) square foot shed on the property as well. The Village
Code allows for an eight hundred (800) square foot detached structure. The request for the
increase of the maximum allowance for detached structures from eight-hundred (800) square
feet to fifteen-hundred (1500) square feet is tied directly to the lot being oversized for the
Zoning District. The subject property is more than three (3) times the minimum size lot in
the R-3 Residential Zoning District (minimum lot size for R-3 is twenty thousand (20,000)
square feet and the subject property it is sixty-three thousand (63,000) square feet. It is the
largest lot in the entire subdivision. This lot is more like an R-1 sized residential lot which
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Mar. 4,2021

would allow an eighteen-hundred (1800) square foot detached structure. Similar variances
were granted for similar situations. The original elevation showed four (4) bays facing the
road, in this new detached garage. They are aware that is not acceptable, and will remove
the fourth (4th) bay bringing them to code. This is not shown here, as it is not necessary, but
will be checked at the time they apply for permit. This concluded Melissa’s presentation.
Chairman Kozor asked for a motion to open the public hearing. Member Verdun made the
motion, seconded by Member Zarebczan. All in favor, zero (0) opposed. The Motion carried.
No comments made from the public, none from the petitioners.
Chairman Kozor asked for a motion to close the public hearing. Member McGary made the
Motion, seconded by Member Stanly. All in favor, zero (0) opposed. The Motion carried.
No discussion held by the Plan Commission. Chairman Kozor asked for a Motion.
Commissioner McGary made the motion to adopt staff’s findings as the findings of the Plan
Commission and recommended for approval of a Variance to increase the total maximum size
of accessory structures from eight hundred (800) to fifteen-hundred (1500) square feet, for
the construction of a one-thousand three hundred forty-four (1344) square foot detached
garage, for certain real property located in the R-3 Single-Family Residential District at
17520 S. McCarron Road, Homer Glen, Illinois [Case No. HG-2105-V]. The motion was
seconded by Commissioner Foley.
A roll call vote was taken. The vote passed unanimously with Commissioners Zarebczan,
Foley, McGary, Stanly, Verdun and Chairman Kozor all voting with six (6) in favor and zero
(0) opposed. This case will go before the Village Board on March 24, 2021.
Chairman Kozor announced that case number HG-2106-S will be postponed. This required a
motion. A motion was made by Vice Chair Verdun, made a motion to postpone the
consideration of Zoning Case HG-2106-S to the March 18, 2021 regularly scheduled Plan
Commission meeting. The motion was seconded by Commissioner Zarebczan.
A roll call vote was taken. The vote passed unanimously with Commissioners Zarebczan,
Foley, McGary, Stanly, Verdun and Chairman Kozor all voting with six (6) in favor and zero
(0) opposed.
7. Reports of Plan Commissioners and Staff
8. Adjournment
Chairman Kozor asked for a motion to adjourn. Member Foley made the motion to adjourn,
seconded by member Stanly. All in favor, zero (0) opposed. The meeting was adjourned at
7:14 pm.
Minutes transcribed and respectfully submitted by Gia Cassin.
Gia Cassin (Plan Commission Secretary): ______________________________________
Approved Date:

______________________________________
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PLAN COMMISSION MEMORANDUM
Agenda Item Number:

6.a

Plan Commission Meeting Dates: March 4, 2021;
(case not heard/postponed)

March 18, 2021
Subject:

Case No. HG-2106-S

Address:

15905 S Bell Road

Item Title: Consider a request for [1] a Special Use Permit for outdoor seating associated with a
permitted restaurant, [2] an exception to reduce the required setback for a patio in a nonresidential
zoning district from twenty-five (25) feet to twenty (20) feet, [3] an exception to allow a six (6) foot
solid fence/wall in a required front yard in a Nonresidential District, and any other variances from
the Homer Glen Zoning Ordinance as may be required, for certain real property located in the
C-1 Neighborhood Commercial District at 15905 S Bell Road, Homer Glen Illinois.

Staff Contact: Senior Planner Melissa King
Background Information
Phoenix Restaurant is a permitted restaurant located at 15905 S Bell Road at the southeast corner of
the intersection of S Bell Road and W 159th Street. The restaurant is currently undergoing a
commercial build-out. After the original restaurant was constructed in 2004, an outdoor seating area
was constructed in 2005, but a Special Use Permit was never granted by the Village. An outdoor
seating area associated with a permitted restaurant requires a Special Use Permit which requires a
Public Hearing at Plan Commission and an approval from the Board of Trustees. The request for the
Special Use Permit was legally published, letters were sent to required adjacent property owners and
a public notice sign was posted on the property, in accordance with Village Code and State Statutes.
At the March 4, 2021 Plan Commission meeting, the public hearing was not opened and the case was
not heard. The Plan Commission voted 6-0 to recommend postponing the consideration of Zoning
Case HG-2106-S to the March 18, 2021 regularly scheduled Plan Commission meeting.
Public Comment: Staff received one phone call from a resident who was interested in the case and
excited for a new restaurant to open in this location.
Property Information
Location:
Property Size:
Existing Zoning:
Subdivision:
Adjacent Zoning:

15905 S Bell Road
38,501 SF
C-1 Neighborhood Commercial
Corso Subdivision
N:
E:
S:
W:

C-3 General Business
C-3 General Business
C-1 Neighborhood Commercial
A-2 Rural Residential
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Project Overview
The applicant is proposing to replace an existing patio located on the southwest corner of the existing
building located at 15905 South Bell Road. The western edge of the existing patio encroaches into the
required twenty-five (25) foot setback required for nonresidential patios in a front yard. As the
applicant is looking to replace the patio in nearly the same location, they are seeking an exception to
reduce the setback to (20) feet.
The patio is also proposed to be expanded into one nearby parking space to the east of the existing
patio, see Attachment 2 and 3. As shared parking for this lot was approved as part of an overall
Planned Unit Development in combination with the lot to the south, Staff required that a letter of
consent be provided by the adjacent property owner, see Attachment 8. The applicant is proposing a
combination of fencing and brick wall along the entire perimeter of the patio, see below and Attachment
3 for further details.
The property is within three hundred (300) feet of residential property, which requires a special use
permit. The residential lots are buffered from the subject property/patio by another property where
Sherri Law Glass is located (to the east of the subject property), see Attachment 1.
The proposed hours of operation for the restaurant/patio will be 4pm to 10pm, Tuesday through
Sunday.
Conformance with Zoning Regulations
Accessibility (Chapter 220, Article VIII, 220-835): Per Village Code, “an outdoor seating area cannot
block an accessible route; where seating is permitted adjacent to a public sidewalk, at least five feet
in width of said sidewalk must remain unobstructed”. This proposal does not block an accessible
route. The sidewalk to the east of the proposed patio will remain open and unobstructed.
“Outdoor seating areas shall not be located within five feet of an accessibility ramp or fire hydrants.”
The proposed patio complies with this code regulation.
Clear Vision Triangle (Chapter 220, Article VIII, 220-808): At the intersection of all streets and
points of ingress or egress onto any street, no obstructions exceeding three feet in height shall be
permitted within the triangular area formed by the intersection of any two street rights-of-way lines
and/or the intersection of any street right-of-way line with any edge of any service or other access
drive determined by a line drawn connecting two points located 25 feet equidistant along said right-ofway lines or service or access drive edges from the point of intersection thereof. The proposal does
not interfere with the intersection of Bell and 159th nor with the ingress/egress driveways existing on
the lot.
Fencing (Chapter 220, Article VIII, 220-835): Outdoor seating areas must be enclosed by a railing,
fence or wall at least three (3) feet in height and constructed out of wood or metal and visually
coordinate with the principle structure. The applicant is proposing to completely enclose the patio with
a combination of four (4) foot brick wall, four (4) foot brick wall with twenty-four (24) inches of vinyl
fence atop, and six (6) foot vinyl fencing, see Attachment 3 for details. As six (6) foot solid
fencing/walls are not allow in a required front yard on a nonresidential property, the applicant is
requesting an exception to allow the proposed solid fencing and wall combination along Bell Road,
see Attachment 2 for location. The applicant cites a hardship of the need for privacy for diners and
servers that are utilizing the patio, due to the adjacency of the patio to Bell Road and 159th Street.
The applicant is proposing to enclose the server area with a six (6) foot vinyl fence in the color sand.
Staff has concerns about the long-term durability of this material in a commercial area and also in
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such a high-profile location, see Attachment 3 for the location. Staff recommends that the fencing for
this patio be of a composite material to provide for less long-term maintenance. Staff also
recommends that the color be dark brown or black to compliment the black elements on the building
(gutters, trim, roof, etc.) and also to provide less long-term maintenance.
Furniture (Chapter 220, Article VIII, 220-835): The furniture design for the outdoor seating area
should be consistent and complimented with umbrellas or awnings, and landscaped planters. The
furniture proposed to be fabricated with powder coated steel and compliments the building architecture
and the interior design of the new restaurant, see Attachment 5.
Parking (Regulated by the approved PUD and associated shared parking agreement): Shared
parking was approved through the original Planned Unit Development and a shared parking
agreement was approved and recorded against both of the properties. Since this project proposes to
expand the existing patio into a parking stall, staff required sign off from the adjacent property owner.
As a condition of the approval for this Special Use Permit, the parking agreement will need to be
amended and recorded. See below an analysis of a parking comparison between the original
restaurant and the proposed restaurant. When looking at the impact of parking when a use change
happens; code requires compliance if there is an intensity increase between like uses. In this case,
the number of seats proposed by Phoenix for the indoor and outdoor areas of the restaurant are
significantly less than the original restaurant. Staff does not see an issue with the use of the single
parking space to expand the patio.
PARKING ANALYSIS
PHOENIX
INSIDE SEATING (MINUS OFFICE/KITCHEN OCCUPANCY)
PATIO
TWO LESS PARKING SPACES
TOTAL SEATING

130
40
6
176

BONFIRE (APPROVED WITH THE ORIGINAL PUD)
INSIDE SEATING
PATIO (ADDED 1 YEAR LATER FROM CONSTRUCTION OF
RESTAURANT; SEATS IN SOME YEARS WERE UP TO 32 BASED ON
A REVIEW OF HISTORICAL AERIALS)
TOTAL SEATING

174
24
198

*Employees would be a wash between both businesses. No way to verify bonfire’s max of employees,
not in minutes, no file to verify. Assumption that these would be similar based on the similar nature of
the businesses.
Impervious Surface: There is no change to impervious surface/lot coverage as part of this proposal.
Vehicular Impact Protection (Chapter 220, Article VIII, 220-835 and in accordance with
requirements of the Fire District): Outdoor seating areas adjacent to parking spaces or drive aisles
must incorporate adequate protection from vehicular traffic. The patio is surrounded on three sides by
drive aisles, roads, or parking spaces. The Fire District and Village Building Department are requiring
that the wall that is being installed around the patio be reinforced to standards that are equivalent to
the typical bollard requirement. The area that will be fenced around the “server” area, as shown on
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Attachment 3, will have reinforced posts that will serve to meet the bollard requirement. This proposal
was reviewed onsite and the plan shown in Attachment 3 was verified by the Village Building Official
and the Fire District. Detail structural drawings will be required during the normal Building Permit
Process.
Findings of Fact
Section 220-1207C (1-3) of the Code of the Village of Homer Glen states the required standards for
making findings of fact for a Special Use Permit. The Code requires that the Plan Commissioners
consider these standards in making its finding and determining a recommendation to send to the
Village Board. See Attachment 6 for staff-suggested Findings of Fact.
Conformance with Other Code Standards
Exterior Construction Standards (Chapter 75, Article II): The Exterior Construction Standards do
not apply to this request for the outdoor seating area does not included any updates to the principal
building façade.
Lighting (Chapter 75, Article II): The Lighting regulations do not apply to this request as no exterior
lighting has been proposed as part of outdoor seating area’s expansion. Any future proposed lighting
shall meet the all applicable requirements in the Outdoor Lighting Ordinance in the Building Code.
regulations.
Conservation Design (Chapter 107, Article IV): The Conservation Design regulations do not apply to
this request because the applicant has not proposed the development of a residential subdivision
greater than ten (10) acres in area, nor have they proposed the development of a residential
subdivision made up of lots less than one and one-half (1.5) acres in size.
Tree Preservation (Chapter 107, Article III): The Tree Preservation regulations do not apply to this
request as the applicant has not requested the approval of a Preliminary Plat of Subdivision or
proposed the division of the subject property, and the subject property is less than five (5) acres in
size.
Subdivision & Stormwater (Chapter 138, Article I): The Subdivision regulations do not apply to this
request as the applicant has not proposed the division of the subject property at this time. The
Stormwater regulations do not apply to this request. An engineering review was completed by the
Village and there were two comments, the applicant must maintain the IDOT overflow that is located
to the west of the existing patio. The applicant must not interfere with the underground detention pipe
that is located to the west of the existing patio. Village staff will inspect this area during the construction
process.
Park Donation (Chapter 138, Article II): The Park Donation regulations do not apply to this request
as these regulations only apply when the final Plat for a residential subdivision or development has
been approved, or when the final Plat for a Planned Unit Development has been approved.
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Conformance with Adopted Plans
Comprehensive Land Use Plan: The Comprehensive Plan designates the subject property as
Commercial. The outdoor dining associated with a restaurant is consistent with this designated land
use.
Transportation Plan: The applicant’s proposal and requested Special Use Permit conform to the
regulations and recommendations set forth within the Village of Homer Glen Transportation Plan.
Motion for Consideration
Is there a motion to adopt staff’s findings as the findings of the Plan Commission and to recommend
_______________ (approval / approval with conditions / denial) of: [1] a Special Use Permit for
outdoor seating associated with a permitted restaurant, [2] an exception to reduce the required
setback for a patio in a nonresidential zoning district from twenty-five (25) feet to twenty (20) feet, [3]
an exception to allow a six (6) foot solid fence/wall in a required front yard in a Nonresidential District,
for certain real property located in the C-1 Neighborhood Commercial District at 15905 S Bell Road,
Homer Glen Illinois. [Case No. HG-2106-S], subject to the following condition?
1. That the existing reciprocal parking and access easement between Lot 1 and Lot 2 of the Corso
Subdivision/PUD be amended and recorded prior to the issuance of final occupancy.
Attachments
1. Aerial
2. Plat of Survey
3. Site Plan and Seating Plan
4. Site Images
5. Materials and Furnishings
6. Staff-Suggested Findings of Fact
7. DRAFT Minutes from the March 4, 2021 Plan Commission Meeting
8. Letter of consent from adjacent property owner
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Attachment 1 – Aerial for 15905 S. Bell Road
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Attachment 2 – Plat of Survey
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Attachment 3 – Site Plan and Seating Layout
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Attachment 4 – Site Images
Subject Property

Street view image of patio
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Attachment 5 – Materials and Furnishings
Applicant Proposal for Materials
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Attachment 5 – Materials and Furnishings
Color recommendation from Staff
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Attachment 6: Staff-Suggested Findings of Fact
Standards for Special Use Permit
Section 220-1209D of the Code of the Village of Homer Glen states the required standards for making
findings of fact for a special use (and any amendments thereto). The following are the categories with
staff’s suggested findings (in italics):

1. That the establishment, maintenance or operation of the special use will not be detrimental to, or
endanger, the public health, safety, morals, comfort or general welfare.
The Special Use Permit to establish an outdoor seating area for Phoenix Kitchen & Cocktails will
not be detrimental to or endanger the public health, safety, morals, comfort or general welfare.
While the property is within three hundred (300) feet of residential zoned lots to the east, the patio
is on the west side of the building and will more than three (300) feet from the closest residential
lot. In addition, there is another commercial business/lot between this lot and that aforementioned
residential lot. Fencing and bollards will be provided for public safety.

2. The proposed use at the proposed location will not have an undue or substantial adverse effect,
above and beyond that inherently associated with such use, irrespective of the location in the
particular zoning district, upon adjacent property, the character of the neighborhood, or other
matters affecting the public health, safety and welfare of the community.
While the property is within three hundred (300) feet of residential zoned lots to the east, the patio
is on the west side of the building and will more than three (300) feet from the closest residential
lot. The property is surrounded by mixed commercial uses; the restaurant and associated
proposed outdoor seating area are compatible with those uses.

3. That the special use will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purposes already permitted, nor substantially diminish and impair
property values within the neighborhood.
The restaurant and original outdoor seating area, built between 2004 and 2005, added to the
vibrancy of the mixed commercial corridor along 159th Street. The property to the south, currently
a mixed office building, was approved as part of an overall PUD that included the subject property.
The property owner to the south has given consent/approval for the expansion of this outdoor
seating area. Staff does not have an expert opinion on property values, but does believe that this
use is consistent with a vibrant mixed commercial district.

4. The proposed use at the particular location is desirable to provide a service or facility in the interest
of public convenience and the gain to the public and all or a part of the community exceeds the
hardship imposed upon the property owner.
The Special Use Permit will expand upon a restaurant facility that is of interest to the public for its
convenience and “place-making” value and will add value to the restaurant use. The business
owners are looking to create a “sought after al fresco dining option in Homer Glen”. With the recent
pandemic the world is facing, it has been of increasing importance for restaurants to have viable
outdoor seating. The restaurant owners have developed a multi-faceted business plan to allow for
this outdoor dining option, which will provide for more resiliency for the restaurant in the long run.

5. The proposed special use is generally suitable for the particular zoning district and will not
adversely affect development of adjacent properties in accord with the applicable district
regulations.
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The Special Use Permit is to be located in the C-1 Local Business District, a “community shopping
district” whose purpose is to meet weekly needs in areas that are centrally located. Restaurants,
particularly full-service establishments, do meet the intent of the District, making the restaurant
and affiliated outdoor dining area an appropriate match for the C-1 Zoning District.

6. That the establishment of the special use will not impede the normal and orderly development and
improvement of the surrounding property for uses permitted in the district.
The establishment of the Special Use Permit requested will not impede the normal and orderly
development and improvement of the surrounding property, particularly because an outdoor
seating area is compatible with other retail and restaurant uses already present in the area.

7. That the exterior architectural appeal and functional plan of any proposed structure will not be so
at variance with either the exterior architectural appeal and functional plan of the structures already
constructed, or in the course of construction in the immediate neighborhood or the character of
the applicable district, as to cause a substantial depreciation in the property values within the
neighborhood.
The proposal for a Special Use Permit for an outdoor seating area includes a perimeter fence. The
materials for the outdoor seating area are not regulated by the exterior materials standards, but
are appropriate for the space and relate to the architecture of the building.

8. That the adequate utilities, access roads, drainage and/or necessary facilities have been or are
being provided.
The adequate utilities, access roads, drainage and/or necessary facilities for the purposes of the
Special Use Permit requested have been or will be provided as part of the request. There is an
IDOT overflow route that runs north-south just to the west of the existing patio, this overflow route
must be maintained. There is also a detention pipe underground just to the west of the existing
patio, installation of the new patio, bollards, fencing, and landscaping must not interfere with the
pipe.

9. 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.
The Special Use Permit requested will not impact vehicular traffic throughout the site, as the
outdoor seating area. For the most part the proposed outdoor seating area replaces an existing
pedestrian only patio. The current proposal does expand the patio into two parking spaces. The
Village required approval/consent by the adjacent property owner to the south because the original
PUD approved a parking adjustment to allow for shared parking between these two properties.
The expansion of the patio does not interfere with circulation within the existing parking lot.

10. The proposed use has been considered in relation to the location, goals and objectives of the
Village’s Comprehensive Plan and is in general accord with the guidelines of the plan.
The Special Use Permit requested has been considered in relation to the location, goals and
objectives of the Village’s Comprehensive Plan and is indeed in general accord with the guidelines
of the plan.
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Attachment 7: DRAFT Minutes from the
March 4, 2021 Plan Commission
Chairman Kozor announced that case number HG-2106-S will be postponed. This required a motion.
A motion was made by Vice Chair Verdun, made a motion to postpone the consideration of Zoning
Case HG-2106-S to the March 18, 2021 regularly scheduled Plan Commission meeting. The motion
was seconded by Commissioner Zarebczan.
A roll call vote was taken. The vote passed unanimously with Commissioners Zarebczan, Foley,
McGary, Stanly, Verdun and Chairman Kozor all voting with six (6) in favor and zero (0) opposed.

Page 14 of 16

Attachment 8: Letter of consent from adjacent property owner
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Attachment 8: Letter of consent from adjacent property owner, continued
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