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Roll Call 

  Acting Secretary Grotzke called the Roll of Members physically present as follows: 

 

PRESENT: Chairman Richard Fullmer, Jr., Acting Secretary Tina Grotzke, Michael Anderson,  

  Marco Gutierrez, Tyler Scherer, Steve Kehr, Robert Schwarz 

Absent:  Chris Gonzalez, Ronald Ward 

Also Present: Attorney Peck, Planning Manager Richard Trent, Ald. Von Drasek, Ald. Jasinski 

   

Chairman Fullmer welcomed Tyler Scherer as the new Board member, replacing Shauna Urlacher who 

moved out of Countryside. 

 

APPROVAL OF MEETING MINUTES 

The minutes of the Regular Meeting of March 5, 2019 were previously distributed to the Board Members.  

Chairman Fullmer asked if there were any corrections to be made to said minutes.  There being no 

corrections or additions, motion made to approve the minutes of the Regular Meeting of March 5, 2019. 

  

 A motion was made by Mr. Kehr, seconded by Mr. Gutierrez that this matter be 

 APPROVED as presented.  The motion carried by the following vote: 

Aye: 7 Fullmer, Anderson, Gutierrez, Grotzke, Scherer, Kehr, Schwarz 

Nay: 0 

Absent: 2 Gonzalez, Ward 

 

CHAIRMAN’S COMMENTS 

Chairman Fullmer stated the Rules of Proceeding for the hearing before the Plan Commission – Zoning 

Board of Appeals will follow a strict order of presentation.  A sign-in sheet for interested persons 

addressing the Board is located at the podium.  This hearing is being recorded.  Please silence all cell 

phones and pagers. 

 

Action Items 

 

1. CONTINUED - Case #21532-SU: Consideration of a Special Use 

a. To consider granting a Special Use to permit an amendment to Ordinance No. 17-37-O, 

which granted a special use to Russell’s BBQ to permit the construction and operation of 
a drive-thru and an outdoor patio in the B-1 Zoning District at the subject property -- 5545 

S. LaGrange Road. 

 

Mr. Trent stated that this matter came before the Board to modify the existing approved site plan.  The 

original plan had two access points -- one off LaGrange Road and the other off 56th Street.  A second 

request was for a sign variance; the Board recommended approval for the sign variance and it was 

approved by City Council.  After several months of deliberating with IDOT, Russell’s BBQ has decided to 

WITHDRAW its request.  They felt it was too difficult to provide and get information from IDOT.  The end 

result is that they are withdrawing their request to modify their Site Plan.  Mr. Trent recommends that 

this particular case be WITHDRAWN.  Chairman Fullmer sought a motion to withdraw. 

   

A motion was made by Ms. Grotzke, seconded by Mr. Gutierrez to APPROVE withdrawal of this 

matter.  The motion carried by the following vote: 

Aye: 7 Fullmer, Anderson, Gutierrez, Grotzke, Scherer, Kehr, Schwarz 

Nay: 0 
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Absent: 2 Gonzalez, Ward 

 

2. Case #2019-TA-2:  Consideration of a Text Amendment 

a. To consider approving an Amendment to the Official Comprehensive Plan of Countryside, 

Illinois, prepared by the City of Countryside Community Development Department, to 

address text and map updates to the Comp Plan approved on November 10, 2004. 

 

Motion of Gutierrez to open the Public Hearing in this matter, seconded by Schwarz; motion carried by 

unanimous voice vote.  The Comprehensive Plan was adopted in 2004; it is the blueprint for the City’s 
future growth and development.  This is all-important because City Administration is considering pursuing 

a new TIF District and these supporting documents must be in place.  Staff was asked to review the Comp 

Plan with regard to the proposed TIF District, its impact on the immediate vicinity and whether any 

changes or amendments are required. 

 

Before the Board this evening are two (2) text amendments, (referencing the PowerPoint Presentation) -

- the first is Figure 6 on Page 39, defining the existing language for “Municipal Redevelopment Site”, 

followed by the proposed new language.  The next text amendment is found on Page 30, showing the 

existing language provided under “City Hall/Civic Center” followed by the proposed new language.  The 

proposed TIF District is being considered along the 55th Street Corridor (referencing Attachment B - Land 

Use Plan) – addressing properties directly south of 55th Street.  The proposed Map Amendments would 

designate the Land Use Plan area as “commercial” and “public or semi-public lands”.  This will require a 

revision to the Land Use Plan map, specifically to modify the northeast corner (present city campus) found 

on Figure 2, Page 27, and Figure 6, Page 39, of the Comp Plan.  Staff recommends that the Comp Plan be 

revised to reflect the proposed language in the Text Amendments as well as the Map Amendments.  

Further discussion ensued regarding the land around the water tower; purchase of the property just west 

of the tower is being considered.  Motion of Schwarz/Grotzke to close the evidentiary portion of this 

hearing; carried unanimously.  

  

Motion of Schwarz/Grotzke to approve the proposed Text and Map Amendments as presented 

to the Comprehensive Plan of the City of Countryside; motion carried by Roll Call vote – 7/0/2. 

 

Public Comment - none 

 

Other Business 

  

1. 7061 Willow Springs Road – Discuss potential Concept Plan for the construction of a Mixed-Use 

 building development on a commercial (B-1 Retail Business) zoned lot. 

 

Mr. Trent provided background information and briefly discussed the Concept Plan provided for the 

subject property.  The property owner wishes to construct a two-story mixed-use building with two 

(2) commercial office spaces on the main level and two (2) apartments on the upper level.  The subject 

property is bounded by I-55 on the south, R-1 residential properties on the east, two (2) commercial 

properties on the north and Soehrman Park on the west.  IDOT has jurisdiction over Willow Springs 

Road.  The Site Plan shows a property of over 20,000 sf. with an approximate 2,600 sf. existing 

building on site.  The property is zoned B-1, Retail Business.  The property owner, Joseph Polini, 

currently has an office in the existing building.  Mr. Polini seeks to expand the site and create an 

additional building, as proposed.  Ample parking is provided per City Code with eight (8) spaces for 
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commercial and four (4) spaces for residential.  “Attachment B” shows the first floor plan and second 

floor plan with two (2) bedroom apartments. “Attachment C” is a rendering of the south elevation of 

the proposed building; the building appears to be very residential in nature – compatible with the 

residences to the east.  

 

In response to Chairman Fullmer’s questions, The Comp Plan calls for this area to be commercial, and 

it is currently zoned commercial.  The proposal is not large enough to require MWRD oversight.  There 

appears to be sufficient parking between both buildings. 

 

Mr. Randy King, Architects By Design, PC, stated that Joseph Polini, the property owner and 

contractor, for the building site is presenting a Conceptual Plan for discussion purposes.  Mr. King 

discussed the Site Plan and stated that there are two (2) storm sewers along Willow Springs Road.  

The project engineer has provided site drawings and is working with the City engineer.  Storm water 

control will be handled by underground storage beneath the parking lot and released at a preset rate.  

The downspouts on the proposed building will be directed to this area.  Developed properties today 

must account for runoff and keep all water on their site per MWRD and IDOT regulations.  The 

building is set up for two (2) tenants; the footprint is only 2,100 sf.  There is a need to develop small 

office space; in terms of square footage the building is no larger than many new homes built today.  

Exterior Materials will match the existing building – same color brick, same color windows and roof.  

The setbacks are in compliance; egress is within code.  There is no basement, but there is a crawl 

space where mechanicals will be placed.  The apartments are upscale – large space and good lighting 

with access to the park across the street.  This is the highest and best use for this site.  The mixed-use 

plan is the most feasible.  Engineering is proceeding; Mr. King and Mr. Polini would like to hear the 

PC/ZBA’s feedback. 

 

Chairman Fullmer noted twelve (12) parking spaces for the proposed building; that meets the Code; 

there is no parking problem?  There were no questions from other Board members. 

 

Comments from Interested Parties:  Mary Craggs, 10760 W. 71 Street, stated that the proposed 

building looks too big for the lot.  Mr. King stated that for this size lot they are allowed to build a 

24,000 sf. building; both buildings on this parcel combined equal 7,219 sf.  This is a one-half acre 

commercial lot, not residential.  She noted that today water runs from Willow Springs Road to 

Lorraine Avenue. 

 

Mr. Mark Keane, 6811 Sunset, Countryside, noted the distance from the front of the proposed 

building to the property line is 25’, which is allowed in the B-1 district; this is a corner lot with two (2) 

front yard setbacks.  Mr. Keane stated there are 5 or 6 offices in the building.  If Countryside decides 

to make 71st Street a through street, there will never be enough parking for the new building.  What 

is the reason for making the building mixed-use?  --  a better tax break.  The water runs down toward 

Cantigny; there are two (2) manholes now – used to be a ditch before.  Mr. Trent stated that Mr. 

Polini purchased the building within the last few years and began renovating it; his intent was to have 

his business there.  Today there are only three (3) registered businesses in the building; there may be 

multiple offices but only three businesses.  Mr. Polini is aware that he does not have sufficient parking 

for additional businesses.  The proposed new building will have sufficient parking.  Regarding storm 

sewer questions, those discussions are underway with the City Engineer.  To make this a viable 

project, they need both residential and commercial; a mixed-use building. 
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Mr. Stan Ciesielczyk, 10786 W. 71st Street, has lived in the area 55 years with no problem.  In the last 

couple of years driveway flooding takes place; he took photos today – his driveway is one-third 

underwater.  His land is lower than the subject property; all water comes from the building, goes 

across his driveway and sidewalk, down to the neighbor’s yard and so on; it’s like a river when it rains 
– unbelievable; his sump pumps never stop running.  The proposed parking lot would bring more 

water; each successive property is 2-3 feet lower than its neighbor and water runs downhill; 71st 

Street is higher than the surrounding land.  He also would like a privacy fence built between the 

business and residential properties.  Mr. Trent stated that they are required to install a privacy fence 

with 8’ minimum height; he reminded everyone that this is a Concept Plan only -- to discuss the 

possibility of moving forward.  Mr. Polini has no problem installing a privacy fence; however some lot 

line trees may be removed in the process.  Mr. Trent stated that this would be a commercial mixed-

use PUD with two (2) buildings on site; the entire property would meet the necessary parking.  If they 

proceed with a formal submittal, conditions can be placed on it, such as fencing, landscaping, lighting, 

etc. 

 

Mr. Polini’s goal is to address all these concerns, especially the drainage issue, which he was not 

aware of.  Parking lot detention would control the water; they could direct the existing building’s 
downspouts to drain toward the parking lot and would install an 8’ fence.  Ald. Von Drasek suggested 
that the resident and the developer exchange contact information, which would remove any 

guesswork.  Parking lot lighting usually uses deflectors; office tenants are usually there during the day 

only, Monday-Friday.  Chairman Fullmer stated that drainage is the main issue; there should be no 

runoff to any neighboring properties; engineering should resolve these issues.  He suggested having 

one (1) more Concept Plan meeting after the current water issues have been addressed prior to a 

formal meeting.  Mr. Trent may ask to have the engineers present along with the affected parties.  

 

Old and New Business 

The Cristina Borizov property, 7130-32 Willow Springs Road, has submitted a Map Amendment 

(Rezoning) / Plat of Resubdivision request.  The property is currently zoned R-1 and they are 

requesting a zoning change to R-2 – which requires 10,000 sf. and 100’ of road frontage -- which does 

exist.  They wish to create two (2) parcels, one with the existing house and detached garage, and one 

that they would sell. 

 

The other item is the 2018-2019 Zoning Case Review List; Board members find the list helpful. 

 

Russell’s BBQ is progressing with interior finishing touches; they hope to open in late May. 
Landscaping, along with final as-builts and water drainage must be approved by the City Engineer.  

Ledo’s is progressing as well – the outdoor patio will be part of the final stage of the project. 

 

ADJOURNMENT 

A motion was made by Ms. Grotzke, seconded by Mr. Gutierrez that this meeting be 

ADJOURNED. The motion carried by the following vote: 

 

Aye: 7 Fullmer, Anderson, Gutierrez, Grotzke, Scherer, Kehr, Schwarz 

Nay: 0 

Absent: 2 Gonzalez, Ward 
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 Chairman Fullmer declared the meeting adjourned at 8:35 p.m. 

 

APPROVED:   

     Respectfully Submitted, 

 

             

      RICHARD FULLMER, JR., CHAIRMAN  

/fp 

 


