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

 

PRESENT: Chairman Richard Fullmer, Jr., Secretary Tina Grotzke, Marco Gutierrez, Ronald Ward, 

Robert Schwarz, Michael Anderson, Steve Kehr, Jon Gertsmeier 

 

Absent:  Danielle Edenfield 

 

Also Present: Attorney Erik Peck, Planning Manager Richard Trent 

 

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.  

 

Approval of Meeting Minutes 

The minutes of the Regular Meeting of October 6, 2020 were previously distributed to Board Members.  

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

additions, motion made to approve the minutes as presented. 

 A motion was made by Mr. Schwarz, seconded by Mr. Ward, that this matter be 

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

Aye: 8 Chairman Fullmer, Grotzke, Ward, Schwarz, Gutierrez, Anderson, Kehr, 

   Gertsmeier 

Nay: 0 

Absent: 1 Edenfield 

  

Action Items  

1. CASE #PSU20-0005:  Consideration of a Special Use 

a. To consider granting an Amendment to the existing Special Use (Ordinance  No. 96-

21-O) to permit a drive-through facility (a second drive-through lane) in the B-2 

Zoning District; and 

b. To consider granting a Special Use to permit an outdoor patio in the B-2 Zoning 

District at the subject property of 20 W. Plainfield Road -- (Buona Beef). 

 

Motion of Ms. Grotzke, seconded by Mr. Gutierrez, to open the Public Hearing in this matter; motion 

carried by unanimous voice vote.  Mr. Trent has received the required Proof of Notice.  Messrs. Luigi 

Randazzo and Tim Hague were sworn in by Chairman Fullmer.  The Staff report was presented by Mr. 

Trent.  This is an amendment request from an existing Special Use that was granted in 1996.  Two (2) 

Special Uses are being requested, as stated above, which entail the expansion of the existing drive-

through facility and the creation of an outdoor patio.  Both items per the Zoning Code are permissible by 

Special Use request only. 

 

The subject property is on the southwest corner of Plainfield Road and LaGrange Road – formerly known 

as the Boston Market Restaurant.  Aerial photos of the property were shown depicting a long, 

rectangular building, bounded on the west by the Center for Independence building.  A Parking 
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Agreement with the adjacent building may need to be vacated as a result of this project.  Two (2) 

ingress-egress access points are noted: 1) along Plainfield Road; and 2) LaGrange Road via an east-west 

alleyway south of the property. 

 

The Plat of Survey provides details re: the building, parking, etc.  The subject property is approximately 

30,207 sq. ft. or .69 acres in size.  The following photos presented show the north, south, east and west 

elevations; there is a designated bus stop along LaGrange Road and sidewalks on both streets.  The next 

photo is a close-up of the property, which extends directly to the wall of the Center for Independence.  

The existing dumpster enclosure is located south of the cars parked along the wall; that dumpster 

enclosure will be relocated.  The City’s 2004 Comprehensive Plan notes future recommendations for 

parking lot landscaping and alleyway redevelopment plans. 

 

The Petitioner would like to raze the western portion of the building by 1,255 sq. ft. to pave the way for 

a second drive-through lane as well as relocating the dumpster enclosure.  The photo presented shows 

the proposed 3D rendering of the building depicting a stacking area for diners awaiting their food order.  

Façade improvements to the entire building would be done – changing the existing dri-vit to a brick-

metal-aluminum combination.  Further illustrations presented reveal the proposed drive-through lane 

and the creation of an outdoor patio.  The Revised Site Plan illustrates the following: a 483 sq. ft. open 

air patio and a 923 sq. ft. closed addition on the north, which is intended to provide a new entryway into 

the restaurant.  The proposed patio would have a canopy with +/- 14 tables enclosed by steel fencing. 

 

The Petitioner has incorporated some landscaping improvements including two (2) new parking islands 

and landscaping around the perimeter.  Additional parkway landscaping along Plainfield Road is strongly 

recommended.  IDOT’s improvement plans for LaGrange Road are ongoing.  Two (2) new kiosks are 

proposed for the drive-through lanes with overhead protection from the elements, along with the 

relocated trash enclosure.  The proposed north and south elevation signage is included -- wall signage 

plus an existing free-standing sign.  The gross square footage of the new building would total 4,667 sq. 

ft.  The parking standards are 1 space for every 200 square feet of gross floor area.  A minimum of 

twenty-three (23) parking spaces is required; plans submitted show 26 stalls – 24 regular and 2 ADA 

stalls.  All outdoor patios require a Special Use; operational standards are tied into those especially 

when the subject property is within 500 feet of a residential property.  The hours of operation must 

cease at 11 p.m. Monday-Thursday and 12 p.m. on Fridays and Saturdays for the months of May-

October. 

 

Mr. Trent noted that the new property owner, LaGrange Road Partners LLC, entered into an Economic 

Incentive Agreement with the City on September 23, 2020 – to purchase and renovate the property 

directly to the south – Enzo’s Pizza and the space immediately adjacent.  Those sites will be razed and 

the space created will serve as additional parking for overflow customers of Buona Beef as well as be 

shared with the businesses impacted by the loss of parking spaces created by the widening of LaGrange 

Road.  City Engineer Mr. Fitzgerald reviewed and approved the stormwater management preliminary 

plans.  The Photometric Plans would be reviewed when the project is approved by the City.  Based on all 

the information provided, Staff recommends granting the Special Use Amendment to permit a second 
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drive-through lane and an outdoor patio in the B-2 Zoning District, subject to the eleven (11) conditions 

as noted in the Staff Report. 

 

Ms. Grotzke suggested adding bollards to the steel fencing on the patio.  Mr. Trent stated they proposed 

landscape hedges on the north elevation, but nothing along the west elevation.  A suggestion was made 

to include concrete blocks, planters, or hedges to serve as a barrier.  There were no other comments. 

 

Mr. Randazzo, Architect, on behalf of Buona Beef stated that Mr. Trent provided a very thorough 

presentation.  He did add that there would be six (6) staging stalls for customers waiting for their orders, 

in addition to the regular parking spaces providing a total of 32 parking spaces on site.  They will add 

foundation landscaping next to the building, plus provide a landscape buffer in front of the outdoor 

patio. 

 

Chairman Fullmer asked about the hours of operation; Mr. Hague responded generally from 10:30 a.m. 

to 10:30 p.m.  Once the restaurant is opened they can better judge the demand and the hours may be 

adjusted.  The restaurant serves beer and wine which represents less than 1% of sales; it is a family-type 

restaurant.  Is there a comparison to Portillos with extended drive-through lanes?  Portillos is about 

three times larger than Buona Beef in terms of sales volume.  The staging area is attended by staff; every 

order is made fresh.  New restaurants have dual menu boards, which have helped facilitate volume in 

the drive-through especially during this Covid-19 pandemic.  Their busiest time is 12-1 p.m. time slot.  

After placing an order, patrons will pull into one of the staging stalls, if directed to do so by staff.  Staff 

will then use the egress door in the southeast corner of the building to walk the order out to the waiting 

vehicle.  Pasta orders typically wait in the staging stalls.   

 

Mr. Schwarz asked about the car capacity from the entrance of the dual lanes to the order window – 

approximately fifteen (15) cars, plus the six (6) staging stalls.  Mr. Gertsmeier discussed the cars exiting 

from the order window bypassing the cars in the staging stalls and heading north and left to exit at 

Plainfield Road.  The land area to the south is “loosely connected” to the Economic Incentive 

Agreement; twenty-nine (29) additional parking spaces will be created south of the alleyway; a future 

connection to the parking area will need to be determined.  Mr. Gutierrez stated that the City seeks 

additional landscaping along Plainfield Road; the Petitioner will consider that request.  Mr. Kehr asked if 

online orders are accepted.  Yes, that is the fastest growing segment and represents about 10% of the 

sales.  Those cars park in the main north parking lot; patrons will pick-up their orders through the front 

door.  

 

Comments from Interested Parties -- Anna Cumbo stated that this restaurant would bring a lot of traffic 

to the area.   Petitioners made no Closing Statement. 

 

Attorney Peck entered into the record the Petitioner’s Application along with the Zoning Memorandum 

prepared by the Building Department, without objection.  Mr. Ward moved to close the Evidentiary 

Portion of the Public Hearing, seconded by Mr. Gertsmeier and carried by unanimous voice vote. 
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Mr. Schwarz moved to approve the Special Use to permit the second drive-through lane, pursuant to 

the eleven (11) Staff recommendations, seconded by Ms. Grotzke.  Mr. Peck noted two (2) additional 

recommendations: 1) additional safety measures around the outdoor patio as approved by the Building 

Department; and 2) Applicant is to work with Staff to place additional landscaping along the Plainfield 

Road portion of the property. 

 

Mr. Peck stated this is a recommendation to approve an amendment to a Special Use (Ordinance No. 

96-21-O) to permit a drive-through facility by adding a second drive-through lane on the property 

commonly known as 20 W. Plainfield Road, subject to the eleven (11) conditions as set forth in the 

Planning and Zoning Memorandum dated October 30, 2020 plus the two (2) additional conditions, as 

noted. 

A motion was made by Mr. Schwarz, seconded by Ms. Grotzke, that this matter be APPROVED 

as presented.  The motion carried by the following vote: 

Aye: 8 Chairman Fullmer, Grotzke, Ward, Schwarz, Gutierrez, Anderson, Kehr, 

   Gertsmeier 

Nay: 0 

Absent: 1 Edenfield 

 

Mr. Gutierrez moved to approve the Special Use to permit an outdoor patio subject to the thirteen 

(13) conditions as stated earlier, seconded by Mr. Gertsmeier; motion carried by unanimous voice 

vote. 

 

Mr. Peck stated this is a recommendation to approve a Special Use to permit an outdoor patio on the 

property commonly known as 20 W. Plainfield Road, subject to the eleven (11) conditions as set forth in 

the Planning and Zoning Memorandum dated October 30, 2020 plus the two (2) additional conditions, as 

noted previously. 

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

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

Aye: 8 Chairman Fullmer, Grotzke, Ward, Schwarz, Gutierrez, Anderson, Kehr, 

   Gertsmeier 

Nay: 0 

Absent: 1 Edenfield 

 

Chairman Fullmer stated this matter will come before the City Council at its Regular Meeting on 

December 9, 2020.  Both gentlemen thanked Board Members for their attention.  

Public Comment – none 

 

Other Business 

There are no new business items on the Agenda for December so there will probably be no December 

meeting.  The next meeting is scheduled for January 5, 2021.   
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The Case Log -- Administrative Variances will now be tracked as they arrive for future reference.  The 

Meeting Schedule has been finalized.  Home Depot has submitted plans, including fence enclosures 

along LaGrange Road and at the rear of the building, plus additional landscaping on the easterly drive 

aisle adjacent to Burger King.  They have striped stall lines within the heavy equipment area and 

permanent signage is to be installed; new bike racks will be installed.  Also, landscape islands along the 

north property line will be added. 

 

Acacia Academy has requested to terminate their application in its entirety.  As they pursued their case, 

they discovered “issues” with the makeup of the lobby area; the landlord did not want to make 

improvements – too costly.  Other options were considered but were not viable.  The Landlord was not 

interested in working with them -- the lease was terminated.  Mr. Trent  asked Mr. Fouks to provide a 

written document terminating his Special Use, which he submitted.  At present,  they’re in discussion 

with the Cook County Farm Bureau to see if there are any larger spaces  available.  Mr. Fouks would 

need to amend their existing Special Use and go through the entire process again. 

 

Chairman Fullmer asked about a time frame for the new Comprehensive Plan for the City.  The current 

Plan was established in 2004.  Staff will be preparing an RFP for bid by February 2021.  A complete 

review and update may take anywhere from 6-9 months.  Ideally, Comprehensive Plans should generally 

be reviewed and updated every 3-5 years to make sure that the recommendations are still relevant. 

 

The former City Hall site has two (2) entities interested in developing the entire corner.  One is a local 

individual and the other is the Hoffmann Development Group – submitted the 75th Street project 

involving a joint venture with the Village of Hodgkins – incidentally, their Preliminary/Final Plat of 

Resubdivision is about to expire in December.  They may be coming before City Council to request an 

extension.  The “Proposed Plan” calls for a commercial fueling station plus small business retail; the 

former City Hall building is being considered as a restaurant.   

 

Discussion re: a day care center proposal on 55th Street – in the area west of Kenny’s Tavern – a large 3-

story building with sufficient parking is being considered. 

      

 ADJOURNMENT 

 

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

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

Aye: 8 Chairman Fullmer, Grotzke, Ward, Schwarz, Gutierrez, Anderson, Kehr, 

   Gertsmeier 

Nay: 0 

Absent: 1 Edenfield 
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Chairman Fullmer declared the meeting adjourned at 8:20 p.m. 

  

 

APPROVED:   

     Respectfully Submitted, 

 

 

 

 

             

      RICHARD FULLMER, JR., CHAIRMAN 

/fp 


