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Date:  November 21, 2023 

To:  Michael G. Bartholomew, City Manager 

From:  Samantha Redman, Senior Planner  

Cc:  Ryan Johnson, Assistant Director of Community and Economic Development  

Subject: Consideration of Map Amendment and Preliminary Planned Unit Development (PUD) at 900 
Graceland Avenue and 1217 Thacker Street (Site A) 

 

Issue:  The petitioner is requesting the following under the Zoning Ordinance for the properties at 900 
Graceland Avenue and 1217 Thacker Street: (i) a Map Amendment to rezone from M-2 General 
Manufacturing to R-3 Townhouse Residential District; (ii) a Preliminary PUD, with exceptions for minimum 
front yard and minimum lot area, to allow a 50-unit townhouse development.   
 
 
Petitioner: Luz and Associates #1, LLC, 2030 West Wabansia Ave., Chicago, IL 60611 
 
Owner: Contour Saws, Inc., 100 Lakeview Parkway, Ste. 100, Vernon Hills, IL 60061 
 
Case Number:  23-039-MAP-PUD-TSUB 
 
PINs:  09-20-105-016-0000, 09-20-105-017-0000, 09-20-105-020-0000, 09-20-105-

021-0000, 09-20-105-022-0000, 09-20-105-023-0000, 09-20-105-024-0000, 
09-20-105-045-0000, 09-20-203-006-0000 
 

Ward: #3, Alderman Sean Oskerka 
 
Existing Zoning: M-2, General Manufacturing 
 
Existing Land Use: Unoccupied manufacturing building  
 
Surrounding Zoning: North:  M-1, Light Manufacturing and R-1, Single Family Residential 

South: R-4, Central Core Residential and C-3, General Commercial 
East: R-1, Single Family Residential and R-4, Central Core Residential  
West: Railroad and M-1, Light Manufacturing 

  

 MEMORANDUM 
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Surrounding Land Use:   North: Manufacturing building and single-family detached residences 

South: Multi-family residential buildings and vacant parking lot (proposed 
multi-family residential on this property) 

East: Railroad and manufacturing buildings 
       West: Single-family detached and multi-family residential buildings 
 
Street Classification: Graceland Avenue is classified as a major road and under the ownership of the 

Illinois Department of Transportation (IDOT); Thacker Street is classified as a 
secondary road and is under the ownership of the City of Des Plaines.  

 
Comprehensive Plan:          Industrial is the recommended use for this property. 
 
Property/Zoning History: The subject property was previously the site of Contour Saws, a manufacturing 

facility operating from the 1960s to 2020.  The property is currently improved 
with an approximately 105,000 square foot manufacturing facility, consisting 
of several joined buildings to create one large two-story building. The 
remainder of the property consists of surface parking.  

 
Sanborn maps from the 1920s indicate this site was previously a subdivision 
with half acre tracts of land with single-family detached residences.1  In the 
early 1960s the Contour Saws facility began operating at this site, using existing 
buildings and constructing additional buildings. Functionally, the facility is one 
joined building, including an original residence from the 1920s subdivision 
previously used for the office of Contour Saws. Zoning between the late 1920s 
and present day has shifted from residential to commercial to manufacturing on 
this property. The property is currently owned by Contour Saws and is 
unoccupied.  

  
On September 20, 2022, a No Further Remediation (NFR) letter was issued for 
the property from the Illinois Environmental Protection Agency (IEPA). An 
NFR letter signifies that, while the site may have previously contained 
contaminants that exceeded state or federal limits, the IEPA does not deem this 
site to constitute a significant risk of harm. The NFR letter was pursued in 
response to a Phase II environmental review completed in 2016 indicating 
presence of contaminants in soil and groundwater, associated with the previous 
use at this property.   
 
After review of a Remedial Action Plan prepared in 2022, an NFR Letter was 
issued by IEPA stating the property is approved for residential, commercial, or 
industrial land use. However, any NFR letter typically specifies actions 
necessary for safe use of the property.  For this property, the controls include 
the development of a safety plan for construction of the building to limit worker 
exposure, and the necessary asphalt/concrete barriers and types of foundation 
necessary for buildings.  All of the controls must be maintained to maintain the 
certification of the NFR; if any violation of the controls is observed, the letter 
will be voided, and enforcement actions would be implemented by the IEPA.  
The petitioner is aware of the NFR Letter and designed the project to be 
compliant with all the controls required to be in place.   

 
1 1924 Sanborn Map of Des Plaines 
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Project Description:  Overview 

The petitioner is Luz and Associates, which is the contract purchaser of the 
subject property, along with the Contour Saws parking lot on the other side of 
Graceland. They are proposing to build a 50-unit townhouse development and 
a private, publicly accessible park on the property.  
 
Proposal 
The proposal includes the removal of all existing buildings and structures to 
redevelop the subject property into a 50-unit townhouse Planned Unit 
Development (PUD). The proposed development consists of eight separate 
three story townhouse buildings with various numbers of units depending on 
the building. A publicly accessible, privately owned park is proposed at the 
north corner of the development with landscaped areas throughout the 
development. Refer to Architectural Plan attachment. The anticipated unit mix 
will be 33 three-bedrooms and 17 two-bedrooms, with a unit size ranging from 
approximately 2,200 to 2,500 square feet each.  Refer to Floor Plan attachment. 
Each unit will have a two-car, attached garage and thirteen surface parking 
spaces are provided for guests on the site.  
 

MAP AMENDMENT 
 

Request Description: Zoning Map Amendment Overview  
 The purpose of a zoning map amendment is to determine whether an existing 

zoning district is suitable for a location and, if not, which zoning district would 
be more suitable, given the context of the neighborhood, city goals, and local, 
state, and national development trends. Although a specific project can be 
considered alongside any zoning application, zoning change deliberation often 
looks at a property at a larger scale within the neighborhood and city.  

 
 A Site Plan Review, as required by Section 12-3-2, was performed for the 

conceptual project at this site. The Site Plan Review contributes to the overall 
assessment of a zoning map amendment, demonstrating the feasibility of a 
specific project with this zoning.  Refer to the Site Plan Review section of this 
report and associated attachments.  

 
M-2 Zoning and Suitability of the Site for Proposed R-3 Zoning 
The M-2, General Manufacturing zoning district is intended to accommodate a 
diversity of industrial uses. Out of all of the industrial districts, M-2 permits the 
largest number of different uses, allowing for 23 uses permitted by right 
(meaning no zoning entitlement process) and 24 conditional uses. A broad 
variety of uses are allowed by right, including light and heavy manufacturing, 
warehouses or distribution facilities, or food processing establishments.  
 
Few available properties exist in Des Plaines with the range of transit, 
recreational, and commercial opportunities available within walking distance, 
making this site an ideal location for additional residential versus commercial 
or manufacturing development. Within a half-mile of the property (an 
approximate 8–15-minute walk for the average person2), the following services 
 

2 Bohannon, R. W. (1997). Comfortable and maximum walking speeds of adults aged 20-79 years: reference values and 
determinants. Age and Ageing, page 17. 
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are available. Refer to Amenities and Services Map attachment for further 
details. 
 
Service 
Transit Des Plaines Metra Station platform; Pace 

Bus Stops for Lines 226, 230, and 250, 
and the PULSE Dempster Line 

Downtown Commercial Area Restaurants, grocery store, retail/personal 
services including dentist, optometrist, 
urgent care, physical therapist, private 
gym, and salons 

Schools (private and public) Central Elementary School, Willows 
Academy, Little Bulgarian School, 
Islamic City Center of Des Plaines 
Academy 

Parks Centennial Park, Central Park, Paroubeck 
Park, Potowatomie Park 

Public Buildings Library, City Hall 
 

A change to the zoning would be necessary to allow residential uses on this 
property. No residential uses are permitted within the M-2 zoning district.  An 
analysis of the various options for residential zoning districts is necessary to 
determine what is best suited for this site. Below is a table of residential zoning 
districts and the residential uses permitted within them.  
 

Residential Districts Use Matrix 
Use R-1 R-2 R-3 R-4 

Single Family Detached P C* C* C* 
Townhouse Not 

permitted 
Not 

permitted 
P P 

Two-family (duplex) Not 
permitted 

P Not 
permitted 

Not 
permitted 

Multi-Family Not 
permitted 

Not 
permitted P P 

 
*Note: Only applies to single-family detached dwellings that were lawfully constructed prior 
to August 17, 2020 and are located in a zoning district other than R-1. 
 
The R-1 and R-2 zoning districts would restrict the density of residential units 
at the property, limiting the development potential. As the name suggests, the 
R-1, Single Family Residential district limits the number of dwelling units to 
one dwelling unit per parcel. The R-2, Two-Family Residential district similarly 
limits the number of dwellings to two units per parcel. To allow for more than 
one or two residences on this 3.13-acre property, the property would need to be 
subdivided. If the property were subdivided to meet the R-1 or R-2 bulk 
standards, it is unlikely the property could produce 50 units, even with a planned 
unit development. Comparatively, a townhouse or multi-family development 
would supply a greater number of units in the same amount of space, creating a 
more efficient and economical option for this location. For the contemplated 
project, the R-3 zoning district was selected by the petitioner because this 
zoning best fits the intended scale and purpose of the development. 

Page 4 of 158



 
Demographic Trends and Accommodating an Aging Population 
The existing housing stock throughout the city is predominantly single-family 
residential and the Comprehensive Plan states it is a goal to maintain this stock 
of high-quality single family residential property within the city. However, the 
detached single family housing type is an increasingly unaffordable product for 
many existing and future residents. In comparison, townhouses provide 
additional housing stock at a more financially attainable scale due to the smaller 
size and reduced maintenance cost.  
 
An important goal of 2019 Comprehensive Plan is to provide avenues to allow 
residents to age-in-place and improve accessibility. As of 2015, the percentage 
of Des Plaines residents 50 or older was 40.2%, compared to the regional 
average of 31.4%.3  According to the U.S. Census Bureau, this percentage is 
likely to grow, with one in five Americans at retirement age by 2030.4  
Households approaching retirement are frequently interested in downsizing to 
limit maintenance costs and reduce monthly housing costs to meet limitations 
of fixed incomes. Supplying a diverse housing stock in this area provides the 
option for seniors to continue living within the city. A residential development 
in this location would be close enough to facilities and services for an aging 
population to independently complete activities of daily living, with many 
amenities available within walking or transit distance. 

 
With these considerations regarding the location of the property near multi-
family properties and zoning, the proximity to numerous private and public 
services, and the goals of the Comprehensive Plan focused on providing 
diversity of housing stock and providing accessible and attainable options for 
residents, senior or otherwise, the R-3 zoning district is a suitable fit for this 
property.  
 

  
  

 
3 Des Plaines 2019 Comprehensive Plan, Page 32 
https://www.desplaines.org/home/showpublisheddocument/162/637612522934400000 
4 U.S. Census Bureau (2018) Older People Projected to Outnumber Children for First Time in U.S. History, 
https://www.census.gov/newsroom/press-releases/2018/cb18-41-population-projections.html 
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Site Plan Review  
 
Proposed Project Overview 
The petitioner proposes 50 townhouse units, including 33 three-bedroom units 
and 17 two-bedroom units and a publicly accessible, private park space.  The 
proposed development is one of two for the former Contour Saws properties.  
The parking lot of the former Contour Saws facility is proposed to be a 56-unit 
multifamily development; a petition to change the zoning from C-3 to R-4 was 
recommended for approval by the Planning and Zoning Board (PZB) on July 
25, 2023.   
 
This type of development is permitted in the proposed R-3 Townhouse, with a 
PUD. The below diagram illustrates staff’s interpretation of where the required 
yards are located for this property, as noted in Section 12-7-2 and defined in 
Section 12-13-3.  

 
  
  
 
 
 
 
 
 
 
 
 
 
 
 

  1 Exception request with PUD to reduce required front yard. 
2 Exception request with PUD to reduce minimum lot area. Publicly accessible 
private park lot excluded from total lot area. 

  

R-3 - Townhouse Residential District Bulk Standards 
Bulk Controls Required Proposed 

Maximum height 45 ft. 34 ft. 
Minimum front yard  25 ft. 12 ft.1 

Minimum corner side 10 ft. 10 ft. 
Minimum rear yard  25 ft. 25 ft. 

Minimum lot width 55 ft. 516.72 ft 
Minimum lot area 
 

2800 sq. ft. per dwelling 
unit  

* 50 units = 
140,000 sq. ft.  

130,406 sq. ft.2 
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Site Plan Review Standards 
Pursuant to Section 12-3-7.D.2 of the Zoning Ordinance, a Site Plan Review is 
required for all map amendment requests to assess how the request meets the 
characteristics identified in Section 12-3-2, which are listed below along with 
staff’s assessment of each in relation to the current Site Plan provided by the 
petitioner, located in the Site Plan attachment.  

 
 Site Plan Review 

Item Analysis (based on Proposal) 
The arrangement of 
structures on the site  

• Places buildings along the street frontage, 
rather than garages or surface parking. The 
design presents better cohesion with the 
buildings surrounding it by placing the 
building at approximately the same distance 
from the property line as the existing building 
and the adjacent existing and proposed multi-
family buildings. The proximity of the building 
to the street also provides better surveillance 
within the neighborhood, with windows facing 
the residential neighborhood and providing 
additional “eyes on the street.”   

  
• The design of each townhouse includes a two 

car, attached garage, providing covered 
parking in a more compact manner than surface 
parking. Guest spaces are located in the center 
of the property. The site layout minimizes view 
of the parking area and interior roadway, with 
the buildings as the primary focus along the 
street.  

 
• A subdivision is requested as part of this 

request. Improvements deemed necessary in 
the area adjacent to a subdivision can be 
required pursuant to Section 13-3-2.L.  The 
improvements required to serve this 
development are discussed in the Public Works 
and Engineering (PWE) Department Memo 
attachment. Improvements are required prior to 
completion of the development or within 2 
years of the recorded subdivision.  A summary 
of the improvements includes replacement of a 
water main in a portion of Graceland Avenue, 
construction of pedestrian bump out and 
flashing pedestrian signage at the intersection 
of Thacker and Laurel, replacement of a 
streetlight on Graceland Avenue, and grinding 
and resurfacing Thacker Street as well as 
replacement of any damaged public sidewalk.  
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The arrangement of 
open space and 
landscape 
improvements 

• Landscaping is provided around and within the 
development, meeting zoning requirements. In 
addition, a park space is proposed, as noted on 
the plans and the Park Concept Plan 
attachment. Refer to Landscape Plan 
attachment for details on landscaping. 
 

• Parkway trees and landscaping proposed along 
Graceland Avenue, where none currently exist.  

 
• A solid wood fence is proposed along the 

railroad track to screen the railroad from the 
development. A condition of approval requires 
an open fence at the northwest corner of the 
park to alleviate any sight obstruction between 
the railroad and Thacker Street.  

The adequacy of the 
proposed circulation 
system on the site 

• Several driveways will be closed along 
Graceland Avenue, with one driveway 
entrance/exit proposed on Graceland Avenue 
and one along Thacker Street.  The existing 
driveway along Thacker is not aligned with 
Laurel Avenue. The proposed plan aligns the 
driveway to this street. The closure of these 
extra driveways and replacement with a 
parkway and walkway improves safety and 
comfort for pedestrians along Graceland and 
Thacker.  
 

• Pedestrian circulation is provided by numerous 
walkways from Graceland and Thacker from 
each unit to the existing public sidewalk or to 
sidewalks withing the development. The 
proposed plan includes bump outs at the 
intersection of Thacker and Laurel to improve 
pedestrian safety to and from the publicly 
accessible park and the adjacent neighborhood.  
 

• Vehicular circulation is provided by interior, 
private roads accessed from two driveways, one 
along Graceland Avenue and one along Thacker 
Street. The roads are 26 feet in width, exceeding 
the maximum required width (22 ft) for a two-
way drive aisle per Section 12-9-6.  

 
• Parking meets the off-street parking 

requirements of Section 12-9-7, providing two 
spaces per residential unit (50 garage spaces) 
and one space per four units (13 guest spaces, in 
surface parking area) which is the minimum 
required amount.  
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• It is anticipated, as discussed in the petitioner’s 
response to standards and the provided traffic 
study, that the proximity of the site to numerous 
transit options and a bike route along Thacker 
St, will reduce dependence on automobiles for 
this project.  

 
The location, design, 
and screening of 
proposed off-street 
parking areas 

• Attached garages are proposed with each unit, 
facing interior, private roads within the 
development rather than connecting to the 
street. The proposed site is situated in such a 
way that guest parking is located in the middle 
and has minimal visibility from Graceland 
Avenue and Thacker Street.  Landscaping is 
provided along driveways.  
 

The adequacy of the 
proposed landscaping 
design on the site 

• All required landscaping in terms of 
foundation landscaping, parkway landscaping, 
and overall site landscaping are provided 
(pursuant to Sections 12-10-6, 12-10-7 and 
12-10-10).  Landscaping, either turf, bushes, 
or trees are provided throughout the 
development. Refer to Landscape Plan. 
 

• The park along Thacker Street is proposed to 
be a publicly accessible park space, providing 
additional landscaping and recreational 
opportunities. 

The design, location, 
and installation of 
proposed site 
illumination 

• Photometric plan demonstrates conformance 
with Section 12-12-10, with no more than 0.2-
foot candles spilling over the property line in 
any location, well within the limits of the 
zoning ordinance.  
 

• The parking lot is properly illuminated, with 
at least one footcandle in any parking area, 
meeting requirements of Section 12-9-6.G. A 
condition of approval is to provide additional 
illumination at the driveways entering the 
development on Graceland Avenue and 
Thacker Street. 

The correlation of the 
proposed site plan with 
adopted land use 
policies, goals, and 
objectives of the comp. 
plan 

• Does not fit the manufacturing use illustrated 
by the Comprehensive Plan; however, the 
2019 plan was written under the assumption 
that the Contour Saw facility would continue 
operating.  
 

• The proposed plan supports the following 
goals (refer to M-2 Zoning and Suitability of 
the Site for Proposed R-3 Zoning section of 
this report for further details): 
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o Goal 4.1. Ensure the City has 
several housing options to fit 
diverse needs. 

o Goal 4.3 Provide new housing at 
different price points 
 

• In addition to housing goals, the proposed 
development meets economic goals of the 
city by providing additional property tax 
revenue compared to the existing use of the 
site. Refer to the Tax Projections attachment.  
 

• The creation of a separate parcel for a 
privately owned, publicly accessible park 
provides additional recreational 
opportunities, which is supported by the 
Comprehensive Plan.  

 
 
Summary of Public Outreach 
In an effort to improve community engagement and transparency surrounding 
new, large developments within Des Plaines, the City provided numerous 
opportunities for residents to review the proposal and provide input. To provide 
regular project updates, a webpage on the city website was created: 
desplaines.org/contourplace. On June 6, 2023, the Planning and Zoning Board 
hosted a public workshop to provide the developer, board, and the public an 
opportunity to review plans and provide input into the proposed development 
at this location and the former Contour Saws facility to the north of this 
property. During the July 25, 2023 PZB meeting, the petitioner provided an 
updated site plan depicting townhouses instead of multi-family residential 
buildings. The project webpage was launched prior to the PZB workshop to 
share details about the proposed projects and includes a public input form to 
continuously gather community comments. Refer to Public Comment 
attachment for all public comments.  
 
 

PLANNED UNIT DEVELOPMENT (PUD) 
 

Request Description:  Overview 
The proposed development includes eight separate “principal buildings.” 
Section 12-13-3 of the Zoning Ordinance defines a “principal building” as “a 
nonaccessory building in which a principal use of the lot, on which it is located, 
is conducted.” Pursuant to Section 12-7-1.A, not more than one principal 
building or structure can be located on a zoning lot, except in certain cases. In 
this circumstance, a planned development, as defined below, is the only case 
suitable for the proposal.  

“A development occurring on a parcel under single ownership or unified 
control which is developed as a unit and includes two (2) or more 
principal buildings or uses and is processed under the planned 
development procedure of this title” (Section 12-13-3).  
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The purpose of a PUD is to promote a unified development by providing 
flexibility in development standards to accommodate site conditions and 
encourage innovative use of land. Certain characteristics are required by 
Section 12-3-5.A of the Zoning Ordinance, which are listed below along with 
staff’s assessment of each in relation to the attached Preliminary PUD Plat 
provided by the petitioner.  
 

 Preliminary PUD Plat Review 
Item Analysis (based on Proposal) 

A maximum choice in the 
types of environments 
available to the public by 
allowing a development that 
would not be possible under 
the strict application of the 
other sections of this title 

Allows for construction of a development 
on an irregularly shaped parcel and provides 
an additional housing option with increased 
density and multiple principal buildings that 
is not permitted without a PUD in the 
Zoning Ordinance.   

 
Permanent preservation of 
common open space and 
recreation areas and facilities 

Creates a publicly accessible, private park 
where none exist currently. Landscaping 
and open space is provided around and 
between residential units and the private 
road as well as along Graceland Avenue, 
where landscaping was limited or non-
existent before. 
 

A pattern of development to 
preserve natural vegetation, 
topographic and geologic 
features 

No significant natural vegetation, 
topographic or geologic features exist on 
site that would be beneficial to maintain. 
However, allowing for additional buildings 
breaks up the site so landscaping can be 
provided between buildings and sufficient 
area is available for a park and open space.  
 

A creative approach to the use 
of land and related physical 
facilities that results in better 
development and design and 
the construction of aesthetic 
amenities 

Building design/layout provides a defined 
separation between paved areas and 
common space; provides adequate 
screening between these areas and 
neighboring lots. 

 
 

An efficient use of the land 
resulting in more economic 
networks of utilities, streets, 
and other facilities 

Reduces curb cuts onto both streets and ties 
into existing utilities and facilities. 
 
The traffic study provided by the petitioner 
(refer to attachments) did not indicate any 
substantial impact to traffic in the area 
compared to the manufacturing use 
previously operating in this location for 
decades.  
 

A land use which promotes 
the public health, safety, and 

Transforms a presently vacant site with 
dilapidating manufacturing structures to 
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general welfare create a use that includes more visual 
appeal, additional landscaping, and 
recreational opportunities, and adds 
additional residential housing stock in a 
suitable area.   

 
Prerequisites: Location, Ownership, and Size 
PUDs are authorized in all zoning districts in the City subject to the regulations 
in Section 12-3-5 of the Zoning Ordinance and are required to be under single 
ownership and/or unified control. While the subject property is currently not 
owned by the petitioner, the petitioner does intend to take ownership of the 
property upon approval of the requests in this application. Because the 
development will involve rental units with one property management and 
maintenance entity, a Homeowner’s Association (HOA) is not required at this 
time; however, a condition of approval states if the development is subdivided 
into separate, fee-simple townhouse units, an HOA must be established to 
manage and maintain the proposed PUD.  
 
PUD Bulk Exceptions 
As identified in the R-3 Bulk Regulations table, the proposal does not meet the 
minimum front yard size and does not meet the minimum lot area, requiring a 
PUD exception from Section 12-3-5.C.2 (Perimeter Yards) and Section 12-3-
5.C.  The exceptions allow for a development that efficiently uses the 
irregularly shaped parcel in a way that would not be possible under the strict 
application of the code. 

 
Parking Requirement 
Pursuant to Section 12-9-7, a townhouse (single-family attached) residential use 
requires a minimum of two off-street parking spaces per dwelling unit plus one 
common guest space for every four dwelling units. The proposed 50-unit PUD 
requires a minimum of 100 off-street parking spaces and 13 common guest 
spaces. The attached PUD Site Plan indicates two covered off-street garage 
spaces for each unit and guest parking provided by thirteen standard spaces, 
including one accessible space in an interior parking area of the development. 

. 
 
TENTATIVE PLAT OF SUBDIVISION 

 
Request Description:  Overview 

The proposal includes a consolidation of the property from eight lots to two 
lots. One lot will be 130,406 square feet, proposed to be developed with the 
townhouses and associated structures.  A second lot, 6,182 square feet, is 
proposed to be a publicly accessible, private park space. The attached Tentative 
Plat of Subdivision, titled 1217 Thacker Street Consolidation, shows the 
location and boundaries of each lot.   
 
Easements 
The Tentative Plat shows both existing and proposed easements.  Proposed 
easements include storm sewer, watermain, sanitary sewer, and a general public 
utility and drainage easement, depicting both drainage on the site and the 
proposed underground vault to accommodate stormwater.    
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Subdivision Improvements 
The Department of Public Works and Engineering (PWE) has provided 
comments (attached) based on the submittal. The memo states the following is 
required with this subdivision, to be finalized at the final plat of subdivision 
stage: 

1. Grind and re-surface eastbound lane on Thacker Street. 
 

2. Add 8” water main to replace 4” water main along a portion of 
Graceland Avenue. 

 
3. Add pedestrian crosswalk crossing on Thacker Street including a bump-

out, striping, and Rectangular Rapid Flashing Beacons (RRFB).  
 

4. The sole streetlight along Graceland Avenue must be replaced and 
electrical conduit undergrounded. Petitioner will work with staff and 
ComEd to coordinate this replacement.  

 
Section 13-3-2 of the Subdivision Ordinance discusses required improvements 
for subdivided properties and timelines for the improvements.  Improvements 
are approved by the City Council during the final plat of subdivision process 
and financial guarantees for improvements are included within the resolution.  
 
In addition, Section 13-4-2 of the Subdivision Ordinance discusses dedication 
of park lands and/or fees in lieu for subdivisions. The publicly accessible, 
private park will count for a portion of the required park land dedication and 
any remainder will require a fee in lieu, to be calculated at the time of final plat 
of subdivision, approved by the Park District, and included with the final 
approved City Council resolution to subdivide the property.  

 
 Note the petitioner’s request is for a Tentative Plat only at this time. The 

Planning and Zoning Board (PZB) approved the Tentative Plat of Subdivision 
at the October 24, 2023 meeting and the petitioner will be required to go through 
the Final Plat of Subdivision next, which will require a public hearing that the 
PZB and final approval by City Council. The steps for Final Plat are articulated 
in Sections 13-2-4 through 13-2-8 of the Subdivision Regulations. The Final 
Plat of Subdivision will occur at a later date and will be a concurrent process 
with the Final PUD plat. All necessary dedications, fees, and necessary 
improvements will be outlined in the final subdivision resolution.  

 
 
PZB Recommendation and Conditions: The PZB held a public hearing on October 24, 2023 to consider the 
requests. Their rationale for recommendations is captured in the excerpt to the approved minutes from the 
meeting. The PZB voted 6-0 to recommend approval of the Zoning Map Amendment, Preliminary Planned 
Unit Development (PUD). Pursuant to Section 12-3-7.G.1 of the Zoning Ordinance, the City Council has final 
authority to approve, approve with modifications, or deny the request, which would be approved by Ordinance 
Z-33-23.  
 
At the October 24, 2023 meeting, the Planning and Zoning Board also voted to approve a Tentative Plat of 
Subdivision request. The petitioner will submit a Final Plat of Subdivision for PZB recommendation and 
Council approval at a later date. 
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Should the City Council vote to approve the Preliminary PUD, the following conditions are recommended. 
These conditions are incorporated in the approving ordinance. 
 
Conditions of Approval:  

1. In the event the property is sold, and/or a property owner desires to sell separate, fee-simple townhouse 
units, a Plat of Subdivision will be necessary to create separate lots and a Homeowner’s Association, 
or similar unified control entity must be established along with any covenants, conditions, and 
restrictions governing maintenance of common areas.  
 

2. At time of submission for final subdivision and PUD plat, all public improvements must be noted on 
plans and all engineering comments addressed to the satisfaction of the Director of Public Works and 
Engineering.   
 

3. At time of submission for final subdivision and PUD Plat, the landscape plan must be revised in the 
park area closest to Thacker Street between Laurel Avenue and the railroad track. Bushes and a semi-
open fence (wrought iron or chain link) should be placed around the north corner of the proposed park 
to allow visibility for traffic from Thacker Street. 
 

4. At time of final subdivision and PUD Plat, the photometric plan must be revised to include lighting at 
the entrances of both driveways. Any new lighting must be in conformance with Section 12-12-10 of 
the Zoning Ordinance. 
 

5. Each townhouse unit shall have separate water and sanitary sewer services.  
 

6. All electrical lines on the property must be installed underground.  
 

7. The Petitioner shall enter into a Subdivision and Development Agreement memorializing its 
obligations to develop the Development Parcels in full compliance with the City’s Zoning Ordinance, 
Subdivision Regulations, building codes and regulations, and the conditions set forth in this Ordinance 
as well as any other entitlements granted by the City.  

 
 
Attachments:  
Attachment 1: Location Map 
Attachment 2: Site and Context Photos 
Attachment 3: Amenities and Services Map 
Attachment 4: Petitioner’s Narrative and Responses to Standards  
Attachment 5: Plat of Survey 
Attachment 6: Tentative Plat of Subdivision 
Attachment 7: Public Works and Engineering (PWE) Department Memo 
Attachment 8: Traffic Impact Study without Appendices5 
Attachment 9: Petitioner’s Property Tax Projections 
Attachment 10: Public Comments 
Attachment 11: Chairman Szabo PZB Recommendation Letter 
Attachment 12: Excerpt of Approved Minutes from the October 24, 2023 PZB Meeting 
 
Ordinance Z-33-23 
Exhibit A: Preliminary PUD Plat and Plans, including the PUD Site Plan, Architectural Plans, 

Landscape Plan, Photometric Plan, and Preliminary Engineering Plans 

 
5 Full copy available upon request to the Community and Economic Development department.  
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Legend

Zoning and Development

Zoning

C-1: Neighborhood

Shopping

C-3: General Commercial

C-5: Central Business

M-1: Limited

Manufacturing

M-2: General

Manufacturing

R-1: Single Family

Residential

R-3: Townhouse

Residential

R-4: Central Core

Residential

NotesPrint Date: 10/18/20230 450 900
ft

Disclaimer: The GIS Consortium and MGP Inc. are not liable for any use, misuse, modification or disclosure of any map provided under applicable law.  This map is for general information purposes only. Although the

information is believed to be generally accurate, errors may exist and the user should independently confirm for accuracy. The map does not constitute a regulatory determination and is not a base for engineering

design. A Registered Land Surveyor should be consulted to determine precise location boundaries on the ground.

Subject Site
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Graceland and Thacker Development 
1201 E. Thacker, 1217 E. Thacker and 900 Graceland (Site A) 

NARRATIVE 

The subject property contains approximately 136,588 sq. ft. of land and is improved with a one 
and two-story industrial building and twenty-six surface parking spaces.  The exiting building 
was used by Contours Saw, Inc.’s for its industrial operations.  The property is currently zoned 
M-2.  The Applicant proposes to rezone the site to an R-3 classification with a PUD.

The Applicant for the rezoning proposes to redevelop the property with 50 three-story 
townhomes distributed in eight separate buildings.   The townhomes will consist of thirty-three, 
three-bedroom units and seventeen, two-bedroom units.  Two parking spaces are provided for 
each townhome and 13 guest parking spaces are included in the plan.  The proposed buildings’ 
height will be 34 feet.  Vehicular access to the site will be from two driveways, one from 
Thacker Street that is aligned with Laurel Avenue and one from Graceland Avenue that is 
approximately 228 feet north of the southern terminus of the site.  These two driveways 
replace five driveways that are currently on site.  The façade materials will be primarily face 
brick, with fiber cement panels used on some sections to visually divide the individual units.  
Also, the plan includes one privately owned but publicly accessible parks, a 6,170 sq. ft. park on 
Thacker Street at the western terminus of the site.  It also includes approximately 27,376 sq. ft. 
of common open space for use by the townhome occupants.   
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STANDARDS FOR MAP AMENDMENTS 
 
 

1. The proposed amendment is consistent with the goals, objectives, and policies of the 
comprehensive plan, as adopted February 2019. 

 
The proposed rezoning will allow for the construction of multi-family housing near 
multi-modal facilities and Downtown, as the subject site is approximately five blocks 
from the Miner St. Metra Station and Downtown.  It also will promote the development 
of multi-family units that would increase the housing diversity and provide housing for 
individuals and couples, and also aging residents that seek to continue an independent 
lifestyle while minimizing maintenance and ownership obligations.  In addition, the 
supply of additional housing will assist in decreasing affordability concerns due to 
increased supply.  The proposed townhomes also diversify the City’s housing stock by 
providing a residential type different than the single family homes that are more 
common and the multi-family buildings that have frequently been developed in more 
recent times. 

 
2. The proposed amendment is compatible with current conditions and the overall 

character of existing development in the immediate vicinity of the subject property. 
 

The subject property is across Graceland and Thacker from R-4 districts that extends 
north along Graceland and east along Thacker and are generally developed with three, 
four and five-story multi-family buildings.  The western portion of the site’s Thacker 
Street frontage is across from an R-1 district generally developed with single family 
homes.  The proposed R-3 designation represents a middle ground between this R-1 
area and the R-4 area in the eastern portion of the Thacker frontage and across and 
along Graceland. 

 
3. The proposed amendment is appropriate considering the adequacy of public facilities 

and services available to this subject property. 
 

There are sufficient public facilities in terms of utilities to accommodate R-3 
development, with required stormwater detention to be provided as part of the 
development per the Des Plaines Municipal Code.   The existing streets can 
accommodate the anticipated traffic, which traffic may also be reduced due to the 
proximity of public transportation via Metra, the existing bike corridor along Thacker 
and the proposed bike corridor along Graceland.  In terms of public open space, Central 
Park is located approximately three blocks east, a publicly accessible open space is 
included in the plan, and approximately 27,376 sq. ft. of private common open space is 
provided for townhome occupants.   
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4. The proposed amendment will not have an adverse effect on the value of properties 
throughout the jurisdiction. 

 
Because the proposed amendment will allow for development of multi-family 
residential of a scale compatible with adjacent properties and in a location where 
sufficient public facilities exist and resulting traffic can be accommodated, it will not 
have an adverse impact on property values within the City.  In addition, the increase in 
tax base will help alleviate future tax increases on other properties and the increased  
resident population will support existing area businesses, both of which will positively 
impact the property value of other properties. 

 
5. The proposed amendment reflects responsible standards for development and growth. 

 
The proposed amendment is consistent with responsible standard for development and 
growth by promoting increase density at a location where it can be accommodated that 
is proximate to public transit and non-vehicular travel paths, such as bike corridors.   It 
increases the utilization of existing municipal infrastructure without taxing such 
infrastructure and does so while enhancing the municipal tax base. 
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STANDARDS FOR PLANNED UNIT DEVELOPMENTS 
 
 

1. The extent to which the proposed plan is or is not consistent with the state purpose 
of the planned unit development regulation set forth in subsection A of this section; 
 

a. A maximum choice in the type of environment available to the public by 
allowing a development that would not be possible under the strict 
application of the other sections of this title; 

 
The proposed PUD allows for the construction of a townhome development on 
an irregularly shaped parcel.  The townhomes are to be in eight separate 
buildings.  As the property is a single zoning lot, Section 12-7-1.A would prohibit 
the construction of separate buildings on that single zoning lot and effectively 
would prohibit a cohesive townhome development layout that provides an 
attractive street frontage, consolidates open space and limits driveways from the 
public streets.   

 
b. Permanent preservation of common open space and recreation areas and 

facilities; 
 

Private open space is proposed along the southwestern portion of the property 
totaling approximately 27,376 sq. ft.  This open space will be preserved via the 
restrictions of the PUD.   In addition, privately owned but publicly accessible 
open space is proposed at the western terminus of the site.  This open space will 
be preserved by the restrictions of the PUD and also through easements 
provided in connection with a companion subdivision. 

 
 

c. A pattern of development to preserve natural vegetation, topographic and 
geologic features; 

 
The property is wholly improved and contains no natural vegetation, topographic 
or geologic features.   
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d. A creative approach to the use of land and related physical facilities that 

results in a better development and design and the construction of aesthetic 
amenities; 

 
The proposed plan provides an esthetically pleasing street frontage lined with 
residential units, that as divided into separate buildings breaks-up the massing 
and shields vehicular circulation areas from the public realm.  It also allows for 
open space to be consolidated in a more private area along the southwestern 
portion of the property.  In addition, the proposed plan by being a unified whole 
as allowed only under the PUD provisions, limits the number of curb cuts onto 
the public streets minimizing pedestrian – vehicular conflict points along the 
public sidewalks.  

 
 

e. An efficient use of the land resulting in more economic networks of utilities, 
streets and other facilities; and  

 
By allowing for one cohesive development, the PUD as proposed limits the 
number of connection points to existing public water and sewer infrastructure 
and also limits the number of curb cuts onto the bordering public streets.  This is 
more efficient than having to have separate connection points and separate curb 
cuts to serve multiple individual zoning lots. 

 
 

f. A land use which promotes the public health, safety, and general welfare. 
 

By allowing for a cohesive plan that limits pedestrian vehicular conflicts in the 
public realm, provides an attractive street frontage lined with residential 
buildings that are separated to divide their massing and consolidating private 
and publicly accessible open space all in general conformance with the R-3 
regulations, the proposed land use and plan promotes the public health, safety 
and general welfare. 

 
 

2. The extent to which the proposed plan meets the requirements and standards of the 
planned unit development regulations; 

 
The property is under single ownership by Contour Saws and is intended to 
remain in single ownership by the Applicant for the PUD.  It contains 3.14 acres, 
exceeding the 2 acre minimum for PUDs in the R-3. 
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3. The extent to which the proposed plan departs from the zoning and subdivision 

regulations otherwise applicable to the subject property, including, but not limited 
to the density, dimension, area, bulk and use and the reasons why such departures 
are or are not deemed to be in the public interest; 

 
As a townhouse development, the proposed development is consistent with the 
R-3 Townhouse Residential District’s purpose and regulations. Townhomes are a 
permitted use.  At a 34 foot height the proposed townhomes are well below the 
45 ft. height limit.  On the 136,588 sq. ft. site, reduced to 130,418 due to the 
inclusion in the plan of a 6,170 sq. ft. publicly accessible open space, the R-3 
minimum lot area of 2,800 sq. ft. would permit 47 townhomes.  Fifty townhomes 
are proposed.  The increase in density is minor, representing a mere 6.38 % 
increase in density.  Given the nature of the property’s location, including the 
availability of nearby transit and proximity to downtown, this minor increase in 
density is consistent with the public interest.  The required 10 foot corner side 
yard along Thacker and the required 25 foot rear yard are provided.  As required, 
two parking spaces per unit and 13 guest parking spaces are provided.   The only 
requirement that is not met is the required 25 foot front yard along Graceland, 
where the plan indicates a 16 foot setback near the Thacker corner and 13 foot 
setback for the balance of that frontage.  This setback reduction is required to 
efficiently accommodate the structures and features of the proposed 
development on what is an irregularly shaped triangular parcel.  Given the 
overall developments compliance with the R-3 regulations, its design that is 
compatible with the other residential improvements in the area, the broader 
setback near the corner with Thacker and the irregular shape of the property, it 
is in the public interest to allow such a departure from this standard. 

 
 

4. The extent to which the physical design of the proposed plan does or does not make 
adequate provision for public services, provide adequate control over vehicular 
traffic, provide for and protect designated common open space, and further the 
amenities of light and air, recreation and visual enjoyment; 

 
The proposed physical design makes adequate provisions for public services 
including adequate space for the location of utilities and provides a configuration 
of driveways that allows for access by emergency vehicles.  Vehicular traffic is 
controlled by providing only two access points from the public streets with the 
one on Thacker aligned with Laurel Avenue and the one on Graceland being 
sufficiently separated from the railroad right-of-way.  Common open space, both 
private and publicly accessible is provide for, is protected by its location and 
preserved through the PUD and subdivision process.  Light and air is protected 
by the separation of buildings and their height, which is lesser than otherwise 
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allowed.  The alignment of attractively designed townhomes along the public 
street enhances visual enjoyment from the public realm.  

 
 

5. The extent to which the relationship and compatibility of the proposed plan is 
beneficial or adverse to adjacent properties and neighborhood; 

 
The site is effectively an island bordered by public streets and a railroad right-of-
way.  The neighborhood to the north and east of the site is generally residential 
with a mix of multi-family along Graceland and single-family along the western 
portion of Thacker across from the site.  A moderate density townhome 
development as proposed is beneficial to this neighborhood.  It replaces an 
industrial use that can be considered discordant with the immediate 
neighborhood.  The development provides additional residential development 
near downtown and transit and that can support area retail and commercial 
establishments while further diversifying the City’s housing stock.   

 
 

6. The extent to which the proposed plan is not desirable to the proposed plan to 
physical development, tax base and economic well being of the entire community; 
and 

 
The proposed plan reflects a cohesive and attractive development that is 
consistent with its environment and replaces a vacant industrial facility that is 
less so.  It reduces the number of curb cuts from five to two, thereby reducing 
the points of potential vehicular pedestrian conflict along the public sidewalk.  It 
provides both private and publicly accessible open space.  It will increase the tax 
base generating more tax revenue that is currently attributed to the site.  By 
resulting in a compatible residential development that diversifies the City’s 
housing stock and provides additional residents located on a parcel that is near 
downtown and transit  thereby supporting the downtown commercial and retail 
uses without unduly increasing traffic, the proposed PUD furthers the well- being 
of the entire community. 

 
 

7. The extent to which the proposed plan is not in conformity with the 
recommendations of the comprehensive plan. 

 
Important goals of the Comprehensive Plan are to diversify the City’s housing 
stock and allow residents to age-in-place and improve housing affordability 
compared to detached single family homes.  It also seeks to strengthen 
downtown and the commercial uses therein and provide greater density near 
transit and recreational amenities.  The proposed development supports these 
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goals by providing a moderate density development that represents a middle 
ground between the nearby multi-family and single-family areas.  The site is 
within walking distance to downtown and the METRA station.  It is near four  
schools and four parks.  It also is near the City library and City Hall.   While the 
Comprehensive Plan denotes the site for Industrial use, the site has remained 
vacant for a number of years notwithstanding its industrial classification.  In 
addition, such industrial designation appears to be the result of the site’s use at 
the time of the Comprehensive Plan’s adoption as opposed to being reflective of 
the surrounding residential uses.  The proposed townhome development is more 
consistent with such surrounding residential uses than a possible new industrial 
use.   
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   PUBLIC WORKS AND  
   ENGINEERING DEPARTMENT 

1420 Miner Street 
  Des Plaines, IL 60016 

P: 847.391.5390 
desplaines.org 

 
 

 
Date: October 19, 2023 

To: Samantha Redman, Senior Planner   

From: Timothy P. Oakley, P.E., CFM, Director of Public Works, and Engineering 

Cc: John La Berg, P.E., CFM, Civil Engineer 

Subject:     900 Graceland Ave and 1217 Thacker St Subdivision and Associated Townhouse Development 

Public Works and Engineering has reviewed the subject final engineering plans and is satisfied with them 
for zoning approval subject to the conditions below:  
 
Required Conditions 

 
• IEPA, MWRD, and IDOT permits are required prior to issuance of permits for construction and may 

be necessary for other stages of the project.   
 

• Each townhome unit shall have separate water and sanitary sewer services.  

• Hydrants and valves are to be added to the water main loop through the property. 

• All electrical lines on the property must be installed underground. 

  

 MEMORANDUM 
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Required Public Improvements 

Below are required public improvements for this project.  Section 13-3-2.L of the Des Plaines Subdivision 
Ordinance describes ROW improvements adjacent to a property that the City is able to require with the 
subdivision process.  

• Eastbound lane of Thacker Street must be grinded and resurfaced.

• Graceland is an IDOT route, and IDOT will determine the pavement replacement.

• Public sidewalk adjacent to the site found to be in unsafe condition or damaged by construction shall
be replaced. City of Des Plaines shall make final determination near the completion of construction
activities.

• Add pedestrian crosswalk crossing Thacker Street to Laurel Avenue., including a bump-out,
crosswalk striping, signage including Rectangular Rapid Flashing Beacons (RRFB).

• Add 8” ductile iron water main to replace 4” water main in Graceland only from the railroad tracks
to your proposed connection (approximately 100 feet).  This improvement will not require crossing
Graceland Ave. with the water main.

• Lone streetlight on Graceland Ave. must be replaced and service undergrounded.  Staff suggests
moving it south to light up the driveway entrance onto Graceland Ave. Petitioner may work with
staff and ComEd to coordinate this replacement.

  TPO/jl 
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Traffic Impact Study 
Proposed Residential Development 

Des Plaines, Illinois 

Prepared For: 

Luz and Associates #1 LLC 

September 28, 2023 

SITE 
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1. Introduction 

This report summarizes the methodologies, results, and findings of a traffic impact study 
conducted by Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for a proposed residential 
development to be located at 900 Graceland Avenue in Des Plaines, Illinois. The site, which is 
currently occupied by Contour Saws Inc., will be redeveloped to provide approximately 50 
townhomes. Each townhome will have two garage parking spaces and 13 guest parking spaces will 
be provided on site. The access will be provided off Graceland Avenue and Thacker Street. 

The purpose of this study was to examine background traffic conditions, assess the impact that the 
proposed development will have on traffic conditions in the area, and determine if any roadway or 
access improvements are necessary to accommodate traffic generated by the proposed 
development. Figure 1 shows the location of the site in relation to the area roadway system. Figure 
2 shows an aerial view of the site. 

The sections of this report present the following: 

 Existing roadway conditions 
 A description of the proposed development 
 Directional distribution of the development traffic 
 Vehicle trip generation for the development 
 Future traffic conditions including access to the development 
 Traffic analyses for the weekday morning and evening peak hours 
 Recommendations with respect to adequacy of the site access and adjacent roadway system
 Evaluation of the adequacy of the parking supply 

Traffic capacity analyses were conducted for the weekday morning and evening peak hours for the 
following conditions: 

1. Existing Conditions - Analyzes the capacity of the existing roadway system using existing
peak hour traffic volumes in the surrounding area. 

2. Projected Conditions – Analyzes the capacity of the future roadway system using the traffic 
volumes that include the existing traffic volumes increased by an ambient growth factor 
and the traffic estimated to be generated by the proposed development.
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2. Existing Conditions 

The following provides a description of the geographical location of the site, physical 
characteristics of the area roadway system including lane usage and traffic control devices, and 
existing peak hour traffic volumes. 

Site Location

The site, which is currently occupied by Contour Saws Inc., is bounded by Thacker Street to the 
north, Union Pacific Metra Railroad to the west, and Graceland Avenue to the east. Land uses in 
the vicinity of the site are primarily residential with commercial land uses along Lee Road. 

Existing Roadway System Characteristics 

The characteristics of the existing roadways near the proposed development are described below 
and illustrated in Figure 3. 

Thacker Street is generally an east-west major collector roadway that provides one travel lane in 
each direction in the vicinity of the site. At its signalized intersection with Lee Road, Thacker 
Street provides a shared left-turn/through lane on the eastbound approach and a through lane and 
an exclusive right-turn lane on the westbound approach. High visibility crosswalks are provided 
on the east, north, and south legs of this intersection and a standard style crosswalk is provided on 
the west leg. Pedestrian signals are provided on all four legs of this intersection. At its signalized 
intersection with Graceland Avenue, Thacker Road provides a shared through/right-turn lane on 
the eastbound approach and a shared left-turn/through lane on the westbound approach. High 
visibility crosswalks and pedestrian signals are provided on all four legs of this intersection. At its 
unsignalized intersections with Jeannette Street, First Avenue, Laurel Avenue, and the two alleys, 
Thacker Street does not provide any exclusive turn lanes. Thacker Street is under the jurisdiction 
of the City of Des Plaines, carries an Annual Average Daily Traffic (AADT) volume of 
approximately 8,900 vehicles (IDOT 2022), and has a posted speed limit of 25 miles per hour. 
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Graceland Avenue (U.S. 45) is a northeast-southwest, other principal arterial roadway that is one 
way in the southbound direction in the vicinity of the site providing two travel lanes. At its 
signalized intersection with Thacker Street, Graceland Avenue provides an exclusive left-turn lane, 
a through lane, and a shared through/right-turn lane on the southbound approach. At its 
unsignalized north intersection with Oakwood Avenue, Graceland Avenue provides a through lane 
and a shared left-turn/through lane on the southbound approach. At its unsignalized south 
intersection with Oakwood Avenue, Graceland Avenue provides a through lane and a shared 
through/right turn lane on the southbound approach. Graceland Avenue is under the jurisdiction of 
the Illinois Department of Transportation (IDOT), carries an AADT volume of approximately 
17,000 vehicles (IDOT 2021), is not classified as a Strategic Regional Arterial (SRA), and has a 
posted speed limit of 30 miles per hour. 
 
Lee Road is a northeast-southwest, other principal arterial roadway that is one way in the 
northbound direction in the vicinity of the site providing two travel lanes. At its signalized 
intersection with Thacker Street, Lee Road provides a shared left-turn/through lane, a through lane, 
and a shared through/right-turn lane on the northbound approach. At its unsignalized intersection 
with Oakwood Avenue, Lee Road provides a shared left-turn/through lane and a shared 
through/right-turn lane on the northbound approach. Lee Road is under the jurisdiction of IDOT, 
carries an AADT volume of 5,600 vehicles (IDOT 2021), is not classified as an SRA, and has a 
posted speed limit of 30 miles per hour. 
 
Oakwood Avenue is an east-west, local roadway that extends from 3rd Avenue to its terminus at 
River Road providing one travel lane in each direction. At its unsignalized north “T” intersection 
with Graceland Avenue, Oakwood Avenue provides a left-turn lane on the westbound approach. 
A standard style crosswalk is provided on the east leg of this intersection. At its unsignalized south 
“T” intersection with Graceland Avenue, Oakwood Avenue provides a right-turn lane on the 
eastbound approach. A standard style crosswalk is provided on the west leg of this intersection. At 
its unsignalized intersections with the alley and Lee Street, Oakwood Avenue provides a shared 
left-turn/through lane on the eastbound approach and a shared through/right-turn lane on the 
westbound approach. Standard style crosswalks are provided on the east and west legs of the 
intersection of Oakwood Avenue with Lee Road. Oakwood Avenue is under the jurisdiction of the 
city of Des Plaines and has a posted speed limit of 25 miles per hour. 
 
Jeannette Street is a north-south local roadway that serves residential houses in the vicinity of the 
site. Jeannette Street extends south from Thacker Street to its terminus at Algonquin Road 
providing one travel lane in each direction. At its unsignalized “T” intersection with Thacker 
Street, Jeannette Street provides a shared left-turn/right-turn lane on the northbound approach. A 
standard style crosswalk is provided on the south leg of this intersection. Jeannette Street is under 
the jurisdiction of the City of Des Plaines and has a posted speed limit of 25 miles per hour. 
 
First Avenue is a north-south local roadway that provides one travel lane in each direction. At its 
unsignalized “T” intersection with Thacker Street, First Avenue provides a shared left-turn/right-
turn lane on the southbound approach. A standard style crosswalk is provided on the north leg of 
this intersection. First Avenue is under the jurisdiction of the City of Des Plaines and has a posted 
speed limit of 25 miles per hour. 
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Laurel Avenue is a north-south local roadway that provides one lane in each direction. At its 
unsignalized “T” intersection with Thacker Street, Laurel Avenue provides a shared left-turn/right-
turn lane on the southbound approach. Laurel Avenue is under the jurisdiction of the City of Des 
Plaines. 
 
The east alley is a north-south local roadway that provides one lane in each direction. At its 
unsignalized intersection with Thacker Street, the alley provides a shared left-turn/through/right-
turn lane on both approaches. At its unsignalized “T” intersection with Oakwood Avenue, the alley 
provides a shared left-turn/right-turn lane on the southbound approach. 
 
Existing Traffic Volumes 
 
In order to determine current traffic conditions within the study area, KLOA. Inc conducted traffic 
counts using Miovision Video Scout Collection Units on Tuesday, April 11, 2023 and on 
Thursday, April 27, 2023 during the weekday morning (7:00 to 9:00 A.M.) and weekday evening 
(4:00 to 6:00 P.M.) peak periods at the following intersections: 
 
 Thacker Street with Lee Road 
 Thacker Street with Graceland Avenue 
 Thacker Street with Laurel Avenue 
 Thacker Street with First Avenue 
 Thacker Street with Jeannette Street 
 Thacker Street with the east alley 
 Thacker Steet with the west alley 
 Oakwood Avenue with Lee Road 
 Oakwood Avenue with the east alley 
 Oakwood Avenue with Graceland Avenue 

 
Based on the turning movement count data, it was determined that the weekday morning peak hour 
of traffic generally occurs between 8:00 A.M. and 9:00 A.M. and the weekday evening peak hour 
of traffic generally occurs between 4:45 P.M. and 5:45 P.M.  
 
Figure 4 illustrates the Year 2023 existing traffic volumes.  
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Train Observations 
 
The Union Pacific Metra North-West crosses Graceland Avenue and Thacker Street in the vicinity 
of the site. Based on the Illinois Commerce Commission (ICC) data, the tracks carry an average 
of 22 daily passenger trains only. Furthermore and based on the Metra schedule, the Des Plaines 
Metra station is served by 69 trains (34 inbound, 35 outbound) on weekdays, 31 trains on 
Saturdays, and 19 trains on Sundays operating between 5:00 A.M. and 1:00 A.M. Monday through 
Friday. Field observations conducted during the peak hours for the crossings of Graceland Avenue 
and Thacker Street indicated the following: 
 
Graceland Avenue Crossing 
 
 During the weekday morning peak hour, three Metra train events were observed. The gates 

were down for approximately 35 seconds on average. The southbound approach queue at 
the railroad crossing did not extend back to Thacker Street with a maximum queue of 
approximately 12 vehicles.  

 
 During the weekday evening peak hour, four Metra train events were observed. The gates 

were down for approximately 51 seconds on average. The southbound approach queue at 
the railroad crossing did not extend to Thacker Street with a maximum queue of 
approximately 12 vehicles.  
 

Thacker Street Crossing 
 
 During the weekday morning peak hour, the queues did not extend past Laurel Avenue. 

 
 During the weekday evening peak hour, the queues extended past Laurel Avenue for 

approximately 45 seconds and cleared within 30 seconds after the gate was opened.  
 
Crash Data Summary 
 
KLOA, Inc. obtained crash data1 for the past five years (2018 to 2022) for the intersections of 
Thacker Street with Lee Road, Thacker Street with Graceland Avenue, Graceland Avenue with 
Oakwood Avenue, Lee Road with Oakwood Avenue, Thacker Street with Jeannette Street, and 
Thacker Street with Laurel Avenue. A review of the crash data indicated that no crashes were 
reported at the intersection of Thacker Street with Laurel Avenue. It should be noted that no 
fatalities were reported at any studied intersection between 2018 and 2022. Tables 1 through 5 
summarize the crash data for these intersections. 
 
  

1 IDOT DISCLAIMER: The motor vehicle crash data referenced herein was provided by the Illinois Department of 
Transportation. The author is responsible for any data analyses and conclusions drawn. 
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Table 1 
THACKER STREET WITH GRACELAND AVENUE - CRASH SUMMARY 

Year 
Type of Crash Frequency 

Angle Object Rear End Sideswipe Turning Other Total 

2018 1 0 0 0 1 0 2 

2019 3 0 1 1 1 0 6 

2020 1 0 1 0 0 0 2 

2021 0 0 0 0 0 0 0 

2022 1 0 0 0 1 0 2 

Total 6 0 2 1 3 0 12 

Average/Year 1.2 -- <1.0 <1.0 <1.0 -- 2.4 
 
 
Table 2 
THACKER STREET WITH LEE ROAD - CRASH SUMMARY 

Year 
Type of Crash Frequency 

Angle Object Rear End Sideswipe Turning Other Total 

2018 1 0 1 0 5 0 7 

2019 1 0 1 0 5 0 7 

2020 0 0 0 0 6 0 6 

2021 0 0 0 0 2 0 2 

2022 0 0 0 1 3 0 4 

Total 2 0 2 1 21 0 26 

Average/Year <1.0 -- <1.0 <1.0 4.2 -- 5.2 

Attachment 8 Page 41 of 158



Table 3 
GRACELAND AVENUE WITH OAKWOOD AVENUE - CRASH SUMMARY 

Year 
Type of Crash Frequency 

Angle Object Rear End Sideswipe Turning Other Total 

2018 0 0 0 0 1 0 1 

2019 0 0 1 0 0 0 1 

2020 0 0 0 0 0 0 0 

2021 0 0 0 0 0 0 0 

2022 0 0 0 0 0 0 0 

Total 0 0 1 0 1 0 2 

Average/Year -- -- <1.0 -- <1.0 -- <1.0 
 
 
Table 4 
LEE ROAD WITH OAKWOOD AVENUE – CRASH SUMMARY 

Year 
Type of Crash Frequency 

Angle Object Rear End Sideswipe Turning Other Total 

2018 1 0 0 0 0 0 1 

2019 0 0 0 0 2 0 2 

2020 2 0 0 0 1 0 3 

2021 0 0 0 0 0 0 0 

2022 0 0 0 0 1 0 1 

Total 3 0 0 0 4 0 7 

Average/Year <1.0 -- -- -- <1.0 -- 1.4 
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Table 5 
THACKER STREET WITH JEANNETTE STREET – CRASH SUMMARY 

Year 
Type of Crash Frequency 

Angle Object Rear End Sideswipe Turning Other Total 

2018 0 0 0 0 0 0 0 

2019 0 0 0 0 0 0 0 

2020 0 0 0 0 0 0 0 

2021 0 0 0 0 0 0 0 

2022 1 1 0 0 0 0 2 

Total 1 1 0 0 0 0 2 

Average/Year <1.0 <1.0 -- -- -- -- <1.0 
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3. Traffic Characteristics of the Proposed Development 

In order to properly evaluate future traffic conditions in the surrounding area, it was necessary to 
determine the traffic characteristics of the proposed development, including the directional 
distribution and volumes of traffic that it will generate. 

Proposed Site and Development Plan 

The site, which is currently occupied by Contour Saws Inc., will be redeveloped to provide 50 
townhomes. Each townhome will provide two garages and 13 guest parking will be provided on 
site. Access to the development will be provided via a full-movement access drive off Thacker 
Street located approximately 40 feet east of Laurel Avenue and a right-in/right-out access drive 
off Graceland Avenue located approximately 395 feet south of Thacker Street. Both access drives 
provide one inbound lane and one outbound lane with outbound movements under stop sign 
control. A copy of the preliminary site plan depicting the proposed development is included in the 
Appendix. 

Directional Distribution 

The directions from which residents and visitors of the development will approach and depart the 
site were estimated based on existing travel patterns, as determined from the traffic counts. Figure 
5 illustrates the directional distribution of the traffic to be generated by the proposed development.  

ed Development
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Development Traffic Generation 
 
The vehicle trip generation for the overall development was calculated using data published in the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition. The 
“Multifamily Housing” (ITE Land-Use Code 220) rate was used for the proposed residential units.  
 
It should be noted that due to the location of the site within close proximity of the Des Plaines Metra 
Station, census data for the area indicates that five percent of the estimated trips to be generated by 
the proposed development will be via the public transportation, two percent will walk, and one percent 
will bike. However, in order to provide a conservative analysis, no reductions were applied.  
 
Table 6 shows the estimated vehicle trip generation for the weekday morning and weekday 
evening peak hours as well as daily traffic. Copies of the ITE trip generation worksheets are 
included in the Appendix. 
 
Table 6 
SITE GENERATED TRIP ESTIMATES 

ITE 
Land-

Use 
Code 

Type/Size 
Weekday Morning 

Peak Hour 
Weekday Evening 

Peak Hour 
Weekday Daily 

Trips 

In Out Total In Out Total In Out Total 

220 

Multifamily 
Housing (Low-

Rise) 
 50 units 

9 28 37 25 15 40 198 198 396 

 
 
Trip Generation Comparison 
 
It should be noted that the site is currently occupied by an approximately 107,000 square-foot 
manufacturing building and parking lot. Table 7 indicates the trips estimated to be generated by 
the existing manufacturing site and the trips estimated to be generated by the proposed residential 
development and the future development of the supplemental parking serving the manufacturing 
building which is located on the northwest corner of the intersection of Oakwood Avenue with 
Graceland Avenue (as discussed later in the report). A comparison between the future 
development`s generated trips and the manufacturing site shows that the trips estimated to be 
generated by the existing manufacturing site are approximately 50 percent higher during the 
weekday morning peak hour and 45 percent higher during the weekday evening peak hour. 
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Table 7 
TRIP COMPARISION 

ITE 
Land-

Use 
Code 

Type/Size 

Weekday 
Morning 

Peak Hour 

Weekday Evening 
Peak Hour 

Weekday Daily 
Trips 

In Out Total In Out Total In Out Total 

220 

Multifamily 
Housing (Low-

Rise)1 

 50 units 

9 28 37 25 15 40 198 198 396 

140 Manufacturing 
(~107,000 s.f.) 57 18 75 23 53 76 303 303 606 

 Difference -48 +10 -38 +2 -38 -36 -105 -105 -210 
1 – Sum of both sites 

 
 
 
  

Attachment 8 Page 47 of 158



4. Projected Traffic Conditions 

The total projected traffic volumes include the existing traffic volumes, increase in background 
traffic due to growth, and the traffic estimated to be generated by the proposed subject 
development. 

Development Traffic Assignment

The estimated peak hour traffic volumes that will be generated by the proposed development were 
assigned to the roadway system in accordance with the previously described directional 
distribution. Figure 6 illustrates the assignment of the vehicle traffic volumes to be generated by 
the proposed development.  
 
Background (No-Build) Traffic Conditions 

The existing traffic volumes (Figure 4) were increased by a regional growth factor to account for 
the increase in existing traffic related to regional growth in the area (i.e., not attributable to any 
particular planned development). Based on 2050 Average Daily Traffic (ADT) projections 
provided by the Chicago Metropolitan Agency for Planning (CMAP), the existing traffic volumes 
were increased by an annually compounded growth rate for six years (one-year buildout plus five 
years) totaling three percent to represent Year 2029 total projected conditions. Additionally, the 
Year 2029 no-build traffic volumes include the traffic estimated to be generated by the following 
other area developments: 
 
 The trips generated by the Little Bulgaria Center located at 832 Lee Street were estimated 

and assigned to the roadway system. It should be noted that the pick-up and drop-off 
activities will take place off the east alley.  
 

 It is our understanding that 96 units of the Welkin Apartments located at 1425 Ellinwood 
Street are unoccupied. The estimated trip to the vacant units were estimated and assigned 
to the roadway system. 
 

 Trips estimated to be generated by a proposed residential development with 56 apartment 
units to be located at the northeast corner of the intersection of Oakwood Avenue with 
Graceland Avenue which is currently utilized as a parking lot for Contour Saws Inc.  

 
Total Projected Traffic Volumes 

The total projected traffic volumes include the Year 2029 no-build traffic volumes and the traffic 
estimated to be generated by the proposed development (Figure 6). Figure 7 shows the Year 2029 
total projected traffic volumes.  

Attachment 8 Page 48 of 158



Attachment 8 Page 49 of 158



Attachment 8 Page 50 of 158



5. Traffic Analysis and Recommendations 

The following provides an evaluation conducted for the weekday morning and evening peak hours. 
The analysis includes conducting capacity analyses to determine how well the roadway system 
and access drives are projected to operate and whether any roadway improvements or 
modifications are required. 
 
Traffic Analyses 

Roadway and adjacent or nearby intersection analyses were performed for the weekday morning 
and evening peak hours for the existing and future projected (Year 2029) traffic volumes. 

The traffic analyses were performed using the methodologies outlined in the Transportation 
Research Board’s Highway Capacity Manual (HCM), 6th Edition and analyzed using 
Synchro/SimTraffic 11 software. The analysis for the traffic-signal controlled intersection was 
accomplished using actual cycle lengths and phasings to determine the average overall vehicle 
delay and levels of service. 
 
The analyses for the unsignalized intersections determine the average control delay to vehicles at 
an intersection. Control delay is the elapsed time from a vehicle joining the queue at a stop sign 
(includes the time required to decelerate to a stop) until its departure from the stop sign and 
resumption of free flow speed. The methodology analyzes each intersection approach controlled 
by a stop sign and considers traffic volumes on all approaches and lane characteristics. 
 
The ability of an intersection to accommodate traffic flow is expressed in terms of level of service, 
which is assigned a letter from A to F based on the average control delay experienced by vehicles 
passing through the intersection. The Highway Capacity Manual definitions for levels of service 
and the corresponding control delay for signalized intersections and unsignalized intersections are 
included in the Appendix of this report. 

Summaries of the traffic analysis results showing the level of service and overall intersection delay 
(measured in seconds) for the existing and Year 2029 total projected conditions are presented in 
Tables 8 through 11. A discussion of the intersections follows. Summary sheets for the capacity 
analyses are included in the Appendix.
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Table 10 
CAPACITY ANALYSIS RESULTS – EXISTING CONDITIONS - UNSIGNALIZED 

Intersection 
Weekday Morning 

Peak Hour 
Weekday Evening 

Peak Hour 
LOS Delay LOS Delay 

Graceland Avenue with Oakwood Avenue (North Intersection)1 

 Westbound Approach B 11.0 B 11.0 
Graceland Avenue with Oakwood Avenue (South Intersection)1 

 Eastbound Approach B 10.4 B 11.0 
Lee Street with Oakwood Avenue1 

 Eastbound Approach B 12.8 B 14.2 
 Westbound Approach B 12.2 B 14.7 

Thacker Street with Laurel Avenue1 

 Southbound Approach B 10.2 B 12.3 
 Eastbound Left Turn A 7.7 A 8.1 

Thacker Street with First Avenue1 

 Southbound Approach B 11.2 B 12.3 
 Eastbound Left Turn A 7.8 A 8.2 

Jeannette Street with Thacker Street1 

 Northbound Approach B 11.3 B 10.5 
 Westbound Left Turn A 8.0 A 7.8 

Thacker Street with Alley (West Alley)1 

 Southbound Approach B 10.3 B 12.6 
 Eastbound Left Turn A 7.7 A 8.1 

Thacker Street with Alley (East Alley)1 

 Northbound Approach B 11.5 B 14.0 
 Southbound Approach B 10.9 B 11.6 
 Eastbound Left Turn A 7.6 A 7.8 
 Westbound Left Turn A 7.8 A 7.8 

Oakwood Avenue with Alley1 

 Southbound Approach A 8.4 A 8.5 
 Eastbound Left Turn A 7.2 A 7.2 

LOS = Level of Service 
Delay is measured in seconds. 1- Two-Way Stop Control. 
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Table 11 
CAPACITY ANALYSIS RESULTS –PROJECTED CONDITIONS – UNSIGNALIZED 

Intersection 
Weekday Morning 

Peak Hour 
Weekday Evening 

Peak Hour 
LOS Delay LOS Delay 

Graceland Avenue with Oakwood Avenue (North Intersection)1 

 Westbound Approach B 11.5 B 11.4 
Graceland Avenue with Oakwood Avenue (South Intersection)1 

 Eastbound Approach B 10.7 B 11.2 
Lee Street with Oakwood Avenue1 

 Eastbound Approach B 13.8 C 15.1 
 Westbound Approach B 13.0 C 15.7 

Thacker Street with Laurel Avenue1 

 Southbound Approach B 10.5 B 12.7 
 Eastbound Left Turn A 7.8 A 8.2 

Thacker Street with First Avenue1 

 Southbound Approach B 11.6 B 12.7 
 Eastbound Left Turn A 7.8 A 8.2 

Jeannette Street with Thacker Street1 

 Northbound Approach B 11.8 B 10.7 
 Westbound Left Turn A 8.0 A 7.8 

Thacker Street with Alley (West Alley)1 

 Southbound Approach B 10.7 B 13.2 
 Eastbound Left-Turn A 7.8 A 8.1 

Thacker Street with Alley (East Alley)1 

 Northbound Approach C 15.3 B 13.8 
 Southbound Approach B 11.9 B 12.3 
 Eastbound Left Turn A 7.8 A 7.9 
 Westbound Left Turn A 7.9 A 7.8 

Oakwood Avenue with Alley1 

 Southbound Approach A 8.5 A 8.6 
 Eastbound Left Turn A 7.3 A 7.3 

Graceland Avenue with Proposed Access Drive1 

 Eastbound Approach B 10.4 B 10.5 
Thacker Street with Proposed Access Drive1 

 Northbound Approach B 10.6 B 11.0 
 Westbound Left Turn A 7.8 A 7.8 

LOS = Level of Service 
Delay is measured in seconds. 1- Two-Way Stop Control. 
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Discussion and Recommendations 
 
The following summarizes how the intersections are projected to operate and identifies any 
roadway and traffic control improvements necessary to accommodate the development traffic. 
 
Thacker Street with Graceland Avenue 
 
The results of the capacity analysis indicate that overall this intersection currently operates at Level 
of Service (LOS) C during the weekday morning and weekday evening peak hours. The eastbound 
approach currently operates at LOS E during both peak hours and the westbound approach operates 
at LOS D during the weekday morning peak hour and LOS E during the weekday evening peak 
hour. Additionally, the southbound approach operates at LOS A during both peak hours. 
 
Under Year 2029 total projected conditions, overall this intersection is projected to continue 
operating at LOS C during the weekday morning and weekday evening peak hours with increases 
in delay of approximately one second or less. All the approaches are projected to continue 
operating at the same existing levels of service during the peak hours with increases in delay of 
less than three seconds. The maximum 95th percentile queue for the eastbound through movement 
is projected to be approximately 295 feet during the weekday evening peak hour and will extend 
to the west alley but based on the field observations and the traffic simulation, the queue will clear 
the intersection during each green phase. The maximum 95th percentile queue for the westbound 
through movement is projected to be approximately 280 feet during the weekday evening peak 
hour and will extend to the east alley but based on the field observations and the traffic simulation, 
the queue will clear the intersection during each green phase. As such, this intersection has 
adequate reserve capacity to accommodate the traffic estimated to be generated by the proposed 
development and no roadway improvements and/or traffic control modifications are required. 
 
Thacker Street with Lee Road 
 
The results of the capacity analysis indicate that overall this intersection currently operates at LOS 
C during the weekday morning and weekday evening peak hours. The eastbound approach 
operates at LOS C during both peak hours and the westbound approach operates at LOS D during 
both peak hours. Additionally, the northbound approach operates at LOS A during both peak hours. 
 
Under Year 2029 total projected conditions, overall this intersection is projected to continue 
operating at LOS C during the weekday morning and weekday evening peak hours with increases 
in delay of less than one second. The eastbound and westbound approaches are projected to operate 
at the same existing levels of service during both peak hours with increases in delay of less than 
two seconds. The northbound approach is projected to operate at LOS B during both peak hours 
with increases in delay of less than two seconds. The maximum 95th percentile queue for the 
eastbound through movement is projected to be approximately 245 feet during the weekday 
morning peak hour and will extend to the east alley but based on the field observations and the 
traffic simulation, the queue will clear the intersection during each green phase. As such, this 
intersection has adequate reserve capacity to accommodate the traffic estimated to be generated 
by the proposed development and no roadway improvements and/or traffic control modifications 
are required. 
 

Attachment 8 Page 56 of 158



Graceland Avenue with Oakwood Avenue (North Intersection) 
 
The results of the capacity analysis indicate that the westbound approach currently operates at LOS 
B during the weekday morning and weekday evening peak hours. 
 
Under Year 2029 total projected conditions, the westbound approach is projected to continue 
operating at LOS B during both peak hours with increases in delay of less than one second. As 
such, the traffic that will be generated by the proposed development will have a limited impact on 
the operation of this intersection and no roadway improvements and/or traffic control 
modifications are required. 
 
Graceland Avenue with Oakwood Avenue (South Intersection) 
 
The results of the capacity analysis indicate that the eastbound approach currently operates at LOS 
B during the weekday morning and weekday evening peak hours. 
 
Under Year 2029 total projected conditions, the eastbound approach is projected to continue 
operating at LOS B during both peak hours with increases in delay of less than one second. As 
such, the traffic that will be generated by the proposed development will have a limited impact on 
the operation of this intersection and no roadway improvements and/or traffic control 
modifications are required. 
 
Lee Street with Oakwood Avenue 
 
The results of the capacity analysis indicate that the eastbound and westbound approaches 
currently operate at LOS B during the weekday morning and weekday evening peak hours. 
 
Under Year 2029 total projected conditions, the eastbound and westbound approaches are 
projected to operate at LOS B during the weekday morning peak hour and LOS C during the 
weekday evening peak hour with increases in delay of approximately one second or less. As such, 
this intersection has adequate reserve capacity to accommodate the traffic estimated to be 
generated by the proposed development and no roadway improvements and/or traffic control 
modifications are required. 
 
Thacker Street with Laurel Avenue 
 
The results of the capacity analysis indicate that the southbound approach currently operates at 
LOS B during the weekday morning and weekday evening peak hours while the eastbound left-
turn movement operates at LOS A during both peak hours. 
 
Under Year 2029 total projected conditions, the southbound approach and the eastbound left-turn 
movement are projected to continue operating at the same existing levels of service during both 
peak hours with increases in delay of less than one second. As such, the traffic estimated to be 
generated by the proposed development will have a limited impact on the operation of this 
intersection and no roadway improvements and/or traffic control modifications are required. 
  

Attachment 8 Page 57 of 158



Thacker Street with First Avenue 
 
The results of the capacity analysis indicate that the southbound approach currently operates at 
LOS B during the weekday morning and weekday evening peak hours while the eastbound left-
turn movement operates at LOS A during both peak hours. 
 
Under Year 2029 total projected conditions, the southbound approach and the eastbound left-turn 
movement are projected to continue operating at the same existing levels of service during both 
peak hours with increases in delay of less than one second. As such, the traffic estimated to be 
generated by the proposed development will have a limited impact on the operation of this 
intersection and no roadway improvements and/or traffic control modifications are required. 
 
Thacker Street with Jeannette Street 
 
The results of the capacity analysis indicate that the northbound approach currently operates at 
LOS B during the weekday morning and weekday evening peak hours while the westbound left-
turn movement operates at LOS A during both peak hours. 
 
Under Year 2029 total projected conditions, the northbound approach and the westbound left-turn 
movement are projected to continue operating at the same existing levels of service during both 
peak hours with increases in delay of less than one second. As such, the traffic estimated to be 
generated by the proposed development will have a limited impact on the operation of this 
intersection and no roadway improvements and/or traffic control modifications are required. 
 
Thacker Street with West Alley 
 
The results of the capacity analysis indicate that the southbound approach currently operates at 
LOS B during the weekday morning and weekday evening peak hours and the eastbound left-turn 
movement operates at LOS A during both peak hours. 
 
Under Year 2029 total projected conditions, the southbound approach and the eastbound left-turn 
are projected to continue operating at the existing levels of service during both peak hours with 
increases in delay of less than one second. As such, the traffic estimated to be generated by the 
proposed development will have a limited impact on the operation of this intersection and no 
roadway improvements and/or traffic control modifications are required 
 
Thacker Street with East Alley 
 
The results of the capacity analysis indicate that the northbound and southbound approaches 
currently operate at LOS B during the weekday morning and weekday evening peak hours. The 
eastbound and westbound left-turn movements currently operates at LOS A during both peak 
hours. 
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Under Year 2029 total projected conditions, the northbound approach is projected to operate at 
LOS C during the weekday morning peak hour and LOS B during the weekday evening peak hour 
with increases in delay of less than four seconds. The southbound approach is projected to continue 
operating at LOS B during both peak hours with increases in delay of less than two seconds. The 
eastbound and westbound left-turn movements are projected to continue operating at LOS A 
during both peak hours with increases in delay of less than one second. As such, this intersection 
has adequate reserve capacity to accommodate the traffic estimated to be generated by the 
proposed development and no roadway improvements and/or traffic control modifications are 
required. 
 
Oakwood Avenue with East Alley 
 
The results of the capacity analysis indicate that the southbound approach and the eastbound left-
turn movement currently operate at LOS A during the weekday morning and weekday evening 
peak hour.  
 
Under Year 2029 total projected conditions, the southbound approach and the eastbound left-turn 
movement are projected to continue operating at LOS A during both peak hours with increases in 
delay of less than one second. As such, the trips estimated to be generated by the proposed 
development will have a limited impact on the operation of this intersection and no roadway 
improvements and/or traffic control modifications are required. 
 
Graceland Avenue with Proposed Access Drive 
 
The proposed right-in/right-out access drive off Graceland Avenue will provide one inbound lane 
and one outbound lane with the outbound movements under stop sign control. 
 
Under Year 2029 total projected conditions, the eastbound approach is projected to operate at LOS 
B during both peak hours. As such, this intersection will be adequate to accommodate the traffic 
estimated to be generated by the proposed development and will ensure efficient access to the site. 
 
Thacker Street with Proposed Access Drive 
 
The proposed full movement access drive off Thacker Street provides one inbound lane and one 
outbound lane with the outbound movements under stop sign control. 
 
Under Year 2029 total projected conditions, the northbound approach is projected to operate at 
LOS B during the weekday morning and weekday evening peak hours while the westbound left-
turn movement is projected to operate at LOS A during both peak hours. As such, this intersection 
will be adequate to accommodate the traffic estimated to be generated by the proposed 
development and will ensure efficient access to the site. 
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Parking Evaluation 
 
As previously indicated, the proposed development will have approximately 50 townhomes 
including 33 three-bedroom units and 17 two-bedroom units. Each townhome will provide two 
garages and 13 guest parking spaces will be provided within the site. In order to determine the 
projected parking demand of the proposed development, the parking demand was estimated based 
on the City of Des Plaines Code of Ordinances and parking rates published in the Institute of 
Transportation Engineers’ (ITE) Parking Generation Manual, 5th Edition. Based on the two 
methodologies, the parking demand for the proposed development is as follows:  
 
Parking Requirements of Proposed Development per City Code 
 
 Multifamily Housing (133 bedrooms) 

 
o 1.5 parking spaces per two-bedroom unit 
o 2.25 parking spaces per three-bedroom unit 
o One guest parking space is required per 4 townhomes 

 
 
Based on the above and the requirements of the City of Des Plaines, this translates into 113 parking 
spaces. It is also important to note that this ratio does not take into account the proximity of the 
site to the Metra train station.  
 
ITE Parking Generation Manual 
 
 Residential Use (Multifamily Housing Low-Rise – Land Use Code 221) 

 
o 1.21 parking spaces per unit 
o 0.75 parking space per bedroom 

 
Based on the above and the rates published in the ITE Parking Generation Manual, that translates 
into approximately 100 parking spaces which results in a surplus of 13 parking spaces. Therefore, 
the proposed parking supply meets ITE’s requirements of 100 parking spaces. 
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6. Conclusion 

Based on the preceding analyses and recommendations, the following conclusions have been 
made: 

 The volume of traffic projected to be generated by the proposed development will be 
reduced due to the proximity of the development to the Des Plaines Metra train station. 
 

 The results of the capacity analysis indicate that the proposed development traffic will not 
have a significant impact on the area roadways.  
 

 Access to the development will be provided via a full-movement access drive off Thacker 
Street Located approximately 40 feet east of Laurel Avenue and a right-in/right-out access 
drive off Graceland Avenue located approximately 395 feet south of Thacker Street. Both 
access drives will provide one inbound lane and one outbound lane with outbound 
movements under stop sign control. 

 
 The proposed access drives will be adequate in accommodating the traffic projected to be 

generated by the proposed development and will ensure that a flexible access system is 
provided.  

 
 The proposed parking supply of 113 spaces will meet the City of Des Plaines and ITE 

requirements. 
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REAL PROPERTY TAX BASE IMPACT 

The 2021 real property taxes for the property were $173,333.  The anticipated real 
property taxes for the property after completion and occupancy of the proposed 
development will be $350,000 (2023 dollars).   

The taxes were estimated using  recent tax bills for owner-occupied townhomes in Des 
Plaines as no solely for-rent townhome developments were found.  To recent sales were 
found; 783 Lee Street valued at $455,249 and 8221 Lincoln valued at $453,000.  The 
taxes for these units were $9,841 and $9,826 respectively, or approximately 2.2% of 
value.  Using the estimated construction permit basis for each of the proposed 
townhomes of $300,000 and using a slightly more conservative 2.33% of value tax 
percentage to account for inflation, each town home would generate an approximate 
tax of $7,000 per year.   
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Samantha Redman

From:

Sent: Monday, August 7, 2023 12:58 PM

To: John Carlisle; Samantha Redman; Joanne Mendoza; Margaret Mosele

Cc: Andrew Goczkowski; Jessica Mastalski; Mark Lysakowski; Mark Walsten; Colt Moylan; 

Sean Oskerka; Mike Charewicz; Dick Sayad; Carla Brookman; Patricia Smith

Subject: For your consideration:  Please pass these comments on to the zoning board re Contour 

Project

At the meeting on July 25 re rezoning of Contour Saw 
project.  I hope all of you sit back , read the concerns, and 
consider what will eventually may happen.  I'm glad any 
decision was postponed at this meeting. 

 

Why not just rezone the properties for private homes 
/townhomes also.   Better yet, a school and/or park - I have 
heard the schools are overcrowded.   Also, Give other 
developers the opportunity for the sites.   Maybe this 
developer would be interested going that route.  You would 
get more interest in the property and hopefully a better plan 
for the neighborhood if the rezoning included private homes 
/ townhomes. 
 
Eventually the inflation has to improve although it might 
take a while.   So why rush into this.  
 

 

It was almost a relief about possible townhomes at Site 
A.  After the bombshell that townhomes would be rentals, 
and reality set in  - along with discussions with area 
residents- this is a worse scenario than the apartments 
.  You would never be able to control the amount of residents 
living in a townhouse.   Property values will go down, not up. 
 

Parking would still be a problem. 
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If you had to keep apartments at Site B.   You would have 
that money generated - and would be more reasonable for 
the discussion of future and present housing for seniors 
which was mentioned.  The reality is there is a need for this 
now.   The apartments would work at Site B.  I agree.    
 
I'm all for senior housing.  There are 3-5 year waiting lists for 
senior housing.  I have friends who are on waiting lists. 
 

 

They would have additional parking for apartments if they 
moved the building back further to the west of 
Graceland.  Reconfigure their plans.  It would look nicer on 
Graceland if they did something like the Waterford Condos 
on Graceland did in front of their condo building.   
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And learning the City took the first offer from one developer, 
this doesn't seem like a good business plan.   Why the rush 
when you don’t even know what’s going to happen at the 
journal building site, or the rentals from Welkin and Ellison 
developments.  I'm not certain, but aren't there other 
developments in the works in Des Plaines. 

 

I saw the figures about tax revenue -    

Approx.  43,000 taxes received now for properties  

Taxes from federal funding.  Approx. 490,000  

 

If it was private property- if 40 townhomes.   Generate at 
least 10,000  -12,000 yearly taxes per unit. 480,000 for the 
property at Site A 

 

If townhomes were privately owned you would generate more 
taxes in the long run and not compromise the 
neighborhood.  I walked this neighborhood with my 
granddaughter this past weekend.  Such a great safe area 
with Centennial Park close by.   Beautiful.    

 

People who own have a stake in the property take care of it.   

 

Seeing the townhomes around Mannheim and Touhy shows 
the future of what might eventually happen.   

 

 

Why not check with surrounding municipals (Schaumburg, 
Arlington Heights, Rolling Meadows and other neighboring 
municipalities) if they have problems with this kind of a 
development in the middle of a quiet residential 
neighborhood.  

 

Have you looked into this builder’s credentials?    I see one 
project pending.  Talked to Skokie Rezoning….his 
development was approved but nothing has been done yet.  I 
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could not find any building developments he has 
completed.    Wouldn't it be a good idea if this was postponed 
until you see how Skokie makes out with his 
development.  With all the developments planned in Des 
Plaines, what is the rush.   

 

Right now, You have no idea about the quality and 
knowledge of the builder's building developments.  I do know 
he was denied building in the City of Chicago at 2835-45 
West Belden.  The alderman at the time did not want the 
project. I could not get a reason for the denial.   

 

Hopefully, you have more information on the builder.    

 

There are other ways to get revenue for the city.  Focus on 
downtown retail.  Small shops,  restaurants , snack shop 
would be a good thing close to train.  Would love to see a 
dollar store   

 

These are my thoughts along with others.  There are so 
many area residents who have no idea of what is going on, 
and many who do not have access to internet.  

 

I hope you all read next door.  When these conversations 
come up, people have a lot to say but give up.   Talking with 
residents re Webford project. — seems like they feel the 
resident's opinions  in Des Plaines do not matter.  Shame so 
many residents feel that way. 

 

Saw that with Kimchi project.    Pushed it through because 
of a potential lawsuit…….  Is that how Des Plaines 
works?   Telling developers they are good to go before 
anything approved and finding out how residents feel about 
it.  I was able to talk to the attorney and owners of the 
Kimchi project when I left the meeting.   I wished them good 
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luck.   Very responsible and respectful…….hope it works out 
for them and Des Plaines residents nearby. 

 

Thank you for your consideration.   

 

And I hope your decisions don't reflect the term limits set - 
that many of these decisions are made in haste.   I am sorry 
this happened. 

 

Sent from Yahoo Mail for iPhone 

Chris at  
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Samantha Redman

From: Caryssa Buchholz

Sent: Monday, August 7, 2023 10:47 PM

To: Samantha Redman

Subject: Re: Contour Saws Site A

Attachments: 1924 Graceland-Thacker.jpg

Samantha,  
 
Thank you for forwarding: 
 
I do have a few comments in regards to Site A: 

1. With the newly proposed plan as townhomes, I believe this is even more a great opportunity than 
before to utilize a portion of the existing building on-site through re-use for planned components such 
as the club house.  Despite several additions, there is a portion that appears more of the scale of a 
single family residence.  This building dates back to the 1920s - back when the Contour Saws site was 
primarily single family residence - see attached Sanborn map.  In addition, as you can see from the 
below newspaper clip and if one were to pull the original plat for the Des Plaines Manor subdivision, the 
triangle plots at the end of Laurel just above the article title is the site in question, which makes it a part 
of the original single family Garden City-esque subdivision layout.  By preserving this single family 
structure already on the site, it not only honors the history of the city, it maintains the design or even 
returns the subdivision closer to its original intent and it creates a unique project that will set it apart 
from residential developments across our own city and every other neighboring city.   

2. As for the new construction component, I would like to see more movement in the facades of the 
townhome designs.  I believe them to be too minimalist per the concept renderings.  The condominiums 
kiddy korner to them have stone lintels and ornamentation and the single family residences in the 
subdivision are very much craftsman in nature, each bearing their own unique character.  While it is 
often cheaper to design a straight facade, I feel if there is not enough detail added in other manners, 
they can get stagnant/flat.  I'd like to see more than just a slight dip at the roofline between units and a 
material transition to create that movement. I'd like to see detail added with things such as a cornice or 
window/door trim or juliet balconies or pilasters - minor things that could break the plane while still 
structurally maintaining a straight facade at a minimum.  I also would like to see material choices 
become a bit more concise.  Right now, the rendering indicates 2 colors of face brick, a veneer stone, 
and a fiber cement panel.  I'd prefer to see this brought down to 2 material choices with a contrasting 
color palette of 2 colors.   
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(Orange outlines buildings originally shown in attached 1924 Sanborn) 
 
Thanks in advance for your time, 
 
 
Caryssa Buchholz 

 

 

On Mon, Aug 7, 2023 at 3:22 PM Samantha Redman <sredman@desplaines.org> wrote: 

Hi Caryssa,  

  

Attached are the presentation documents from the discussion on 7/25.  There is an issue uploading to the website, I’m 

investigating right now.  Thanks for bringing this to my attention.  

  

Attached is the conceptual plan and rendering.  Please note the developer has not submitted an application yet for Site 

A and they are intending to submit later this month. Once submitted, any person is able to examine the application 

upon request, per section 12-3-1.D (i.e. we will email all plans to you if you ask).  Prior to the Planning and Zoning Board 

meeting, all materials will be available on the website along with the staff report.  
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Note: Site B was recommended for approval on 7/25.  However, the petitioner has requested to postpone the City 

Council meeting for Site B until Site A has been through the Planning and Zoning Board so that both applications can be 

considered by City Council simultaneously.   

  

If you or another community member have comments, please send to me either through email or through the public 

input form on desplaines.org/contourplace. All comments go directly to our staff so we can incorporate them with our 

staff review and all public comments are included into the PZB staff report packet.  

  

Let me know if you have any questions, thank you.  

_________________________________________________________________________ 

How are we doing? Our department wants your feedback. Based on your recent experience with us, please take a few 

moments to complete this customer satisfaction survey.  

  

Samantha Redman 

Planner  

City of Des Plaines 

1420 Miner Street, Des Plaines, IL 60016 

P: 847.391.5384  W: desplaines.org 

  

 

  

  

  

  

  

From: Caryssa Buchholz   

Sent: Monday, August 7, 2023 2:21 PM 

To: Samantha Redman <sredman@desplaines.org> 

Subject: Contour Saws Site A 
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Good Afternoon Samantha,  

  

I was just catching up on the Contour Saws Development Proposal and based on the audio from the Site B 
Planning and Zoning meeting held in July 25th, I believe there was mention that Site A was now being looked 
at for Townhome development and imagery was presented at the meeting.  I didn't see any presentation 
documents online for Site A.   

  

Is that located somewhere where I could see the current proposal for Site A? 

  

Thanks, 

  

  

Caryssa Buchholz, AIA, LEED Green Assoc.  
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Samantha Redman

From: Des Plaines, IL <media@desplaines.org>

Sent: Wednesday, September 13, 2023 10:05 PM

To: Samantha Redman

Subject: *NEW SUBMISSION* Contour Place Public Input

Contour Place Public Input 

Submission #:  2699455  

IP Address:  174.192.69.24  

Submission Date: 09/13/2023 10:04  

Survey Time:  40 minutes, 36 seconds 

 

You have a new online form submission. 

Note: all answers displaying "*****" are marked as sensitive and must be viewed after your login.  

 

Read-Only Content 

Section Break 

Which site concept(s) are you commenting on? 

Both 

What comments or questions do you have on the proposed Site or Building Design 

If Welkin is only 50%/not fully occupied (as well as more units coming on Webford)? Is the market telling you there is already 

enough units available? If these units are not fully occupied, I fear HUD units coming. Des Plaines needs patrons with HIGHER 

disposable income, not LOWER! Existing home sales are stagnant while new home construction is doing well. Why aren't we building 

townhouses? The Lee/Center downtown townhouses appear sold-out while Welkin 1/2 empty! How secure is bank line? 

What comments or questions do you have on Neighborhood Impact from this project? 

The green argument to charge for parking is just a diguise. It's just another way to upcharge the renter. If you live in the burbs, 95% 

of people have at least one car. Milenials are an increasing part of the first time home buying market which would support new 

townhome rationale. In terms of parking enforcement- Forget it. I've called into the DP police to enforce a Stop sign at my 

intersection. Dozens of cars run through it every day as no one cares. Welkin many cars park on Elin all day. 

How often have you been near or by this property (within approx. three blocks) in the past six months? 

Daily 

General Comments/Questions 

DP seems to be hitting the first and only real bid for the development. New home sales are is the only thing moving right now 

(existing homeowners with low mortgage rates are reluctant to move). Rental units feel saturated and am worried about units going 

HUD to fill them in the years ahead. 

Email (optional) 

 

Read-Only Content 

Thank you, 

Des Plaines, IL  
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Samantha Redman

From: Des Plaines, IL <media@desplaines.org>

Sent: Wednesday, September 27, 2023 11:02 PM

To: Samantha Redman

Subject: *NEW SUBMISSION* Contour Place Public Input

Contour Place Public Input 

Submission #:  2728994  

IP Address:  73.8.105.28  

Submission Date: 09/27/2023 11:01  

Survey Time:  16 minutes, 22 seconds 

 

You have a new online form submission. 

Note: all answers displaying "*****" are marked as sensitive and must be viewed after your login.  

 

Read-Only Content 

Section Break 

Which site concept(s) are you commenting on? 

Both 

What comments or questions do you have on the proposed Site or Building Design 

While I do think these buildings would look much nicer than the current factory and empty lot, please do not build anymore rentals. 

We need more home OWNERSHIP in Des Plaines. Condos are better than apartments. Empty rentals brings in low income housing 

which leads to increased crime and uneasy vibes residents do not want introduced. This will lead to residents choosing to leave Des 

Plaines, when the goal of the city is to bring people in.  

What comments or questions do you have on Neighborhood Impact from this project? 

Residents of Des Plaines want more than just housing. We need to keep the suburb vibe and not turn into a “city.” We need 

eateries, parks, and entertainment options. Des Plaines does not need to put a condo or apartment building in any space we can 

squeeze. With that said, if you just choose to put housing here, do condos and NOT apartments. Townhomes are too expensive for 

many homebuyers in this current market.  

How often have you been near or by this property (within approx. three blocks) in the past six months? 

Monthly 

General Comments/Questions 

Give the name “Des Plaines” a good name for other neighboring suburbs. We have bigger fish to fry…let’s make Des Plaines’ 

downtown compete with our neighbors, focus on crime, and work on getting more green space.  

Email (optional) 

Read-Only Content 

Thank you, 

Des Plaines, IL  

This is an automated message generated by Granicus. Please do not reply directly to this email.  
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Samantha Redman

From: Des Plaines, IL <media@desplaines.org>

Sent: Tuesday, October 31, 2023 1:16 PM

To: Samantha Redman

Subject: *NEW SUBMISSION* Contour Place Public Input

Contour Place Public Input 

Submission #:  2796053  

IP Address:  75.196.85.68  

Submission Date: 10/31/2023 1:15  

Survey Time:  10 minutes, 58 seconds 

 

You have a new online form submission. 

Note: all answers displaying "*****" are marked as sensitive and must be viewed after your login.  

 

Read-Only Content 

Section Break 

Which site concept(s) are you commenting on? 

Both 

What comments or questions do you have on the proposed Site or Building Design 

I live just East of the proposed area. I am kitty corner from Central School. This is a heavily populated area which only leads to the 

West side of Thacker/Lee Street becoming the same way. The cross walk at Laurel and Thacker/Dempster WON'T do A DAMN thing. 

The neon green sign put up by the school walk way does SHIT for the speaders.  

What comments or questions do you have on Neighborhood Impact from this project? 

The densley populated area, if they converted these to Buy, you MAY get a better clientel of prospective owners or buyers, such as 

empy nesters. What kind of market research was done in the area to propose renting versus buying? The old Grazianos property are 

being SOLD, what is the difference. Contour Saw location is much closer to the train and downtown. Please provide market research 

at next planning meeting!  

How often have you been near or by this property (within approx. three blocks) in the past six months? 

Weekly 

General Comments/Questions 

I grew up in DP, yeah I am sure you have heard that a lot! I bought in March 2022 in this area as I was starting to see changes, but 

now it seems the properties that have been sitting vacant for over 10 years are in the same condition or worse. Olivettis is a prime 

EXAMPLE.. The building is crumbling and that EYE sore in the back of the property could easily be a place for vagrants etc. Leonas is 

another empty spot. ARE THE LEASE prices to high for businesses to move in? DP couldn't even keep Panera . If DP could be even 

half of what MP is, the revenue that would be generated would skyrocket. Does DP think they are getting enough revenue from the 

Casino?? I am dumfounded by what I have seen over the last 40 plus years in town!  

Email (optional) 

 

Read-Only Content 
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COMMUNITY AND ECONOMIC 
DEVELOPMENT DEPARTMENT 

1420 Miner Street 
  Des Plaines, IL 60016 

P: 847.391.5380 
desplaines.org 

October 25, 2023 

Mayor Goczkowski and Des Plaines City Council, CITY OF DES PLAINES 

Subject:  Planning and Zoning Board, Zoning Text Amendments, Case # 23-040-MAP 
RE: Consideration of Zoning Map Amendment from M-2 to R-3, Preliminary Planned Unit Development 

(PUD), and a Tentative Plat of Subdivision 

Honorable Mayor and Members of the Des Plaines City Council: 

The Planning and Zoning Board (PZB) met on October 24, 2023 to consider the request: 

1. The petitioner’s representative explained their requests to change the zoning to R-3, create a PUD, and
consolidate the lots to create the envisioned townhouse development. The petitioner’s architect
provided an overview of the site design for the 50-townhouse development, with a bedroom mix of 33
two-bedroom units and 17 three-bedroom units. The townhouses will be three stories and each unit
will have a garage. Surface parking will be provided on the interior for guest parking spaces. The
architect discussed the orientation of the buildings to the street and the location of the driveways.
Building materials and facades were discussed. The landscaping, including the privately owned,
publicly accessible park proposed on the north side of the property.  The development will include
public improvements including flashing beacon lights for pedestrians and a bump out to connect the
park to the neighborhood. The representative’s traffic engineer delivered a presentation on the traffic
study included with the packet and stated the conclusions of the study, that the traffic will not be
significantly impacted by the proposed project and will be reduced due to the proximity to the Metra
train station. The petitioner’s representative concluded the presentation describing the proposed
improvements to the property and the requested exceptions for the PUD.

2. The board asked about how long the developer will be involved and if they will manage the property
after it is built; the petitioner’s representative stated the petitioner plans to build and own the
development and the development would be managed by a third-party property management company
after construction is complete.

3. Staff provided the staff report, discussing the history behind the property, existing conditions and the
requests.

4. The Board asked if the apartments at the proposed Graceland and Webford developments were
considered in the traffic study. The petitioner’s representative stated the development may not be
specifically included, but the study does factor in additional traffic generated by future projects. The
Board asked about the footprint of the buildings and commented about the size of the bedrooms. The
petitioner stated the layout is consistent with other similar developments and they were priced and
designed for the market, but would take these concerns to the architect.

5. Public comment included questions about noise generated by the OWL lumber store next door; the
commenter was affiliated with the lumber store and expressed concerns about the new residents of the
building complaining about noise. Traffic was discussed by several members of the public concerned
about the new development generating too much and the issue with speeding and the length of trains.
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Two members of the public spoke in favor of the project, stating any noise issues can be mitigated 
with building materials and were supportive of additional housing in this area. The petitioner’s 
representative responded to the concerns about traffic and noise, discussing the results of the traffic 
study, explaining how the traffic study was conducted, and describing how the previous manufacturing 
use would have generated more traffic and noise than what is proposed.  

 
6. The Planning and Zoning Board recommended (6-0) that the City Council approve of the proposed 

requests for the zoning map amendment and the preliminary PUD and approved (6-0) the tentative 
plat of subdivision. 

 
 
Respectfully submitted,  

 
 
James Szabo 
Des Plaines Planning and Zoning Board, Chairman  
Cc:  City Officials/Aldermen 
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Case 23-039-MAP-PUD-TSUB       900 Graceland Ave and 1217 Thacker St 

                                                                          Rezone, Preliminary PUD, Tentative Plat of Subdivision 
Case 23-061-TA                                                                    Citywide Text Amendments 
Discussion                                                                                414 East Golf Road Workshop  
 

 
 

DES PLAINES PLANNING AND ZONING BOARD MEETING 
October 24, 2023 

MINUTES 

Pending Applications: 
 
1. Address:  900 Graceland Avenue and 1217 Thacker Street 

Case Number: 23-039-MAP-PUD-TSUB 
 

The petitioner has requested the following items: (i) a Map Amendment to rezone from M-2 
General Manufacturing to R-3 Townhouse Residential District; (ii) a Preliminary Planned Unit 
Development (PUD) with exceptions; (iii) a Tentative Plat of Subdivision to consolidate eight 
lots into two lots; and (iv) any other variations, waivers, and zoning relief as may be necessary. 
 
PINs:  09-20-105-016-0000, 09-20-105-017-0000, 09-20-105-020-0000, 09-20-

105-021-0000, 09-20-105-022-0000, 09-20-105-023-0000, 09-20-105-
024-0000, 09-20-105-045-0000 

Petitioner: Luz and Associates #1, LLC, 2030 West Wabansia Avenue, Chicago, IL 
60611 

Owner:   Contour Saws, Inc., 100 Lakeview Parkway, Ste. 100, Vernon Hills, 
60061 

Ward:   #3, Alderman Sean Oskerka 
Existing Zoning: M-2, General Manufacturing 
Existing Land Use: Unoccupied manufacturing building 
Surrounding Zoning: North: M-1, Light Manufacturing and R-1, Single Family Residential 

South: R-4, Central Core Residential and C-3, General Commercial  
East: R-1, Single Family Residential and R-4, Central Core Residential 
West: Railroad and M-1, Light Manufacturing 

 
Surrounding Land Uses: North: Manufacturing building and single-family detached 

residences 
South: Multi-family residential buildings and vacant parking lot 
(proposed multi-family residential on this property) 
East: Railroad and manufacturing buildings 
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West: Single-family detached and multi-family residential 
buildings  

 
Street Classification: Graceland Avenue is classified as a major road and under the 

ownership of the Illinois Department of Transportation (IDOT); 
Thacker Street is classified as a secondary road and is under the 
ownership of the City of Des Plaines. 

 
Comprehensive Plan:  Industrial is the recommended use for this property. 
 

Property/Zoning History: The subject property was previously the 
site of Contour Saws, a manufacturing facility operating from the 
1960s to 2020. The property is currently improved with an 
approximately 105,000 square foot manufacturing facility, 
consisting of several joined buildings to create one large two-story 
building. The remainder of the property consists of surface 
parking. 

 
Sanborn maps from the 1920s indicate this site was previously a 
subdivision with half acre tracts of land with single-family 
detached residences.1 In the early 1960s the Contour Saws facility 
began operating at this site, using existing buildings and 
constructing additional buildings. Functionally, the facility is one 
joined building, including an original residence from the 1920s 
subdivision previously used for the office of Contour Saws. Zoning 
between the late 1920s and present day has shifted from residential 
to commercial to manufacturing on this property. The property is 
currently owned by Contour Saws and is unoccupied. 

 
On September 20, 2022, a No Further Remediation (NFR) letter 
was issued for the property from the Illinois Environmental 
Protection Agency (IEPA). An NFR letter signifies that, while the 
site may have previously contained contaminants that exceeded 
state or federal limits, the IEPA does not deem this site to 
constitute a significant risk of harm. The NFR letter was pursued in 
response to a Phase II environmental review completed in 2016 
indicating presence of contaminants in soil and groundwater, 
associated with the previous use at this property. 

 
After review of a Remedial Action Plan prepared in 2022, an NFR 
Letter was issued by IEPA stating the property is approved for 
residential, commercial, or industrial land use. However, any NFR 
letter typically specifies actions necessary for safe use of the 
 

1 1924 Sanborn Map of Des Plaines 
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property. For this property, the controls include the development of 
a safety plan for construction of the building to limit worker 
exposure, and the necessary asphalt/concrete barriers and types of 
foundation necessary for buildings. All of the controls must be 
maintained to maintain the certification of the NFR; if any 
violation of the controls is observed, the letter will be voided and 
enforcement actions would be implemented by the IEPA. The 
petitioner is aware of the NFR Letter and designed the project to be 
compliant with all the controls required to be in place. 

  
Project Description: Overview 

The petitioner is Luz and Associates, which is the contract 
purchaser of the subject property, along with the Contour Saws 
parking lot on the other side of Graceland. They are proposing to 
build a 50-unit townhouse development and a private, publicly 
accessible park on the property. 

 
Proposal 
The proposal includes the removal of all existing buildings and 
structures to redevelop the subject property into a 50-unit 
townhouse Planned Unit Development (PUD). The proposed 
development consists of eight separate three story townhouse 
buildings with various numbers of units depending on the building. 
A publicly accessible, privately owned park is proposed at the 
north corner of the development with landscaped areas throughout 
the development. Refer to Architectural Plan attachment. The 
anticipated unit mix will be 33 three-bedrooms and 17 two-
bedrooms, with a unit size ranging from approximately 2,200 to 
2,500 square feet each. Refer to Floor Plan attachment. Each unit 
will have a two-car, attached garage and thirteen surface parking 
spaces are provided for guests on the site.  
 

MAP AMENDMENT 
 

Request Description: Zoning Map Amendment Overview 
The purpose of a zoning map amendment is to determine whether 
an existing zoning district is suitable for a location and, if not, 
which zoning district would be more suitable, given the context of 
the neighborhood, city goals, and local, state, and national 
development trends. Although a specific project can be considered 
alongside any zoning application, zoning change deliberation 
often looks at a property at a larger scale within the neighborhood 
and city. 
 
A Site Plan Review, as required by Section 12-3-2, was 
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performed for the conceptual project at this site. The Site Plan 
Review contributes to the overall assessment of a zoning map 
amendment, demonstrating the feasibility of a specific project 
with this zoning. Refer to the Site Plan Review section of this 
report and associated attachments. 
 
M-2 Zoning and Suitability of the Site for Proposed R-3 Zoning 
The M-2, General Manufacturing zoning district is intended to 
accommodate a diversity of industrial uses. Out of all of the 
industrial districts, M-2 permits the largest number of different 
uses, allowing for 23 uses permitted by right (meaning no zoning 
entitlement process) and 24 conditional uses. A broad variety of 
uses are allowed by right, including light and heavy 
manufacturing, warehouses or distribution facilities, or food 
processing establishments. 

Few available properties exist in Des Plaines with the range of 
transit, recreational, and commercial opportunities available 
within walking distance, making this site an ideal location for 
additional residential versus commercial or manufacturing 
development. Within a half-mile of the property (an approximate 
8–15-minute walk for the average person2), the following services 
are available. Refer to Amenities and Services Map attachment 
for further details. 

 
 

 
2 Bohannon, R. W. (1997). Comfortable and maximum walking speeds of adults aged 20-79 years: reference values 
and determinants. Age and Ageing, page 17. 
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A change to the zoning would be necessary to allow residential 
uses on this property. No residential uses are permitted within the 
M-2 zoning district. An analysis of the various options for 
residential zoning districts is necessary to determine what is best 
suited for this site. Below is a table of residential zoning districts 
and the residential uses permitted within them. 

 
A change to the zoning would be necessary to allow residential 
uses on this property. No residential uses are permitted within the 
M-2 zoning district. An analysis of the various options for 
residential zoning districts is necessary to determine what is best 
suited for this site. Below is a table of residential zoning districts 
and the residential uses permitted within them. 

 
 

 Residential Districts Use Matrix 
Use R-1 R-2 R-3 R-4 

Single Family Detached P C* C* C* 
Townhouse Not 

permitted 
Not 

permitted 
P P 

Two-family (duplex) Not 
permitted 

P Not 
permitted 

Not 
permitted 

Multi-Family Not 
permitted 

Not 
permitted 

P P 

*Note: Only applies to single-family detached dwellings that were lawfully constructed prior to  
August 17, 2020 and are located in a zoning district other than R-1. 

 

The R-1 and R-2 zoning districts would restrict the density of 
residential units at the property, limiting the development potential. 

Service 
Transit Des Plaines Metra Station platform; Pace Bus Stops 

for Lines 226, 230, and 250, and the PULSE 
Dempster Line 
 

Downtown Commercial Area Restaurants, grocery store, retail/personal services 
including dentist, optometrist, urgent care, physical 
therapist, private gym, and salons 

Schools (private and public) Central Elementary School, Willows Academy, 
Little Bulgarian School, Islamic City Center of Des 
Plaines Academy 

Parks Centennial Park, Central Park, Paroubeck 
Park, Potowatomie Park 
 

Public Buildings Library, City Hall 
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As the name suggests, the R-1, Single Family Residential district 
limits the number of dwelling units to one dwelling unit per parcel. 
The R-2, Two-Family Residential district similarly limits the 
number of dwellings to two units per parcel. To allow for more 
than one or two residences on this 3.13-acre property, the property 
would need to be subdivided. If the property were subdivided to 
meet the R-1 or R-2 bulk standards, it is unlikely the property could 
produce 50 units, even with a planned unit development. 
Comparatively, a townhouse or multi-family development would 
supply a greater number of units in the same amount of space, 
creating a more efficient and economical option for this location. 
For the contemplated project, the R-3 zoning district was selected 
by the petitioner because this zoning best fits the intended scale 
and purpose of the development. 
 

Demographic Trends and Accommodating an Aging Population 
The existing housing stock throughout the city is predominantly 
single-family residential and the Comprehensive Plan states it is a 
goal to maintain this stock of high-quality single family residential 
property within the city. However, the detached single family 
housing type is an increasingly unaffordable product for many 
existing and future residents. In comparison, townhouses provide 
additional housing stock at a more financially attainable scale due to 
the smaller size and reduced maintenance cost. 
 

An important goal of 2019 Comprehensive Plan is to provide 
avenues to allow residents to age-in-place and improve 
accessibility. As of 2015, the percentage of Des Plaines residents  
50 or older was 40.2%, compared to the regional average of 
31.4%.3 According to the U.S. Census Bureau, this percentage is 
likely to grow, with one in five Americans at retirement age by 
2030.4 Households approaching retirement are frequently 
interested in downsizing to limit maintenance costs and reduce 
monthly housing costs to meet limitations of fixed incomes. 
Supplying a diverse housing stock in this area provides the option 
for seniors to continue living within the city. A residential 
development in this location would be close enough to facilities 
and services for an aging population to independently complete 
activities of daily living, with many amenities available within 
walking or transit distance. 

 

With these considerations regarding the location of the property 
near multi- family properties and zoning, the proximity to 
numerous private and public services, and the goals of the 
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Comprehensive Plan focused on providing diversity of housing 
stock and providing accessible and attainable options for residents, 
senior or otherwise, the R-3 zoning district is a suitable fit for this 
property. 
 
Site Plan Review 

 

Proposed Project Overview 
The petitioner proposes 50 townhouse units, including 33 three-
bedroom units and 17 two-bedroom units and a publicly accessible, 
private park space. The proposed development is one of two for the 
former Contour Saws properties. The parking lot of the former 
Contour Saws facility is proposed to be a 56-unit multifamily 
development; a petition to change the zoning from C-3 to R-4 was 
recommended for approval by the Planning and Zoning Board 
(PZB) on July 25, 2023. 
 
 

3 Des Plaines 2019 Comprehensive Plan, Page 32 
https://www.desplaines.org/home/showpublisheddocument/162/637612522934400000 

4 U.S. Census Bureau (2018) Older People Projected to Outnumber Children for First Time in U.S. History, 
https://www.census.gov/newsroom/press-releases/2018/cb18-41-population-projections.html 
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This type of development is a permitted use in the proposed R-3 
Townhouse, with a PUD. The below diagram illustrates staff’s 
interpretation of where the required yards are located for this property, as 
noted in Section 12-7-2 and defined in Section 12-13-3. 
 
 

 

 

 

 R-3 -Central Core Residential District 
Bulk Standards 

Bulk Controls Required Proposed 
Maximum height 45 ft. 34 ft. 

Minimum front yard 25 ft. 12 ft.1 

Minimum corner side 10 ft. 10 ft. 

Minimum rear yard 25 ft. 25 ft. 
Minimum lot width 55 ft.       516.72 ft 
Minimum lot area 2800 sq. ft. per dwelling 

unit 
* 50 units = 
140,000 sq. ft. 

130,406 sq. 
ft.2 

1 Exception request with PUD to reduce required front yard. 

2 Exception request with PUD to reduce minimum lot area. Publicly accessible private  
parking lot excluded from total lot area. 

 

Site Plan Review Standards 
Pursuant to Section 12-3-7.D.2 of the Zoning Ordinance, a Site Plan 
Review is required for all map amendment requests to assess how the 
request meets the characteristics identified in Section 12-3-2, which are 
listed below along with staff’s assessment of each in relation to the current 
Site Plan provided by the petitioner, located in the Site Plan attachment. 
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 Site Plan 
Review 

Item Analysis (based on Proposal) 
The arrangement of 
structures on the site 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The arrangement of open 
space and landscape 
improvements 

• Places buildings along the street frontage, rather than garages 
or surface parking. The design presents better cohesion with 
the buildings surrounding it by placing the building at 
approximately the same distance from the property line as 
the existing building and the adjacent existing and proposed 
multi- family buildings. The proximity of the building to the 
street also provides better surveillance within the 
neighborhood, with windows facing the residential 
neighborhood and providing additional “eyes on the street.” 

 
• The design of each townhouse includes a two car, attached 

garage, providing covered parking in a more compact manner 
than surface parking. Guest spaces are located in the center 
of the property. The site layout minimizes view of the parking 
area and interior roadway, with the buildings as the primary 
focus along the street. 

 
• A subdivision is requested as part of this request. 

Improvements deemed necessary in the area adjacent to a 
subdivision can be required pursuant to Section 13-3-2.L. 
The improvements required to serve this development are 
discussed in the Public Works and Engineering (PWE) 
Department Memo attachment. Improvements are required 
prior to completion of the development or within 2 years of 
the recorded subdivision. A summary of the improvements 
includes replacement of a water main in a portion of 
Graceland Avenue, construction of pedestrian bump out and 
flashing pedestrian signage at the intersection of Thacker and 
Laurel, replacement of a streetlight on Graceland Avenue, 
and grinding and resurfacing Thacker Street as well as 
replacement of any damaged public sidewalk. 
 

• Landscaping is provided around and within the development 
meeting zoning requirements.  In addition, a park space is 
proposed, as noted on the plans and the Park Concept Plan 
attachment. Refer to Landscape Plane attachment for details 
on landscaping. 

 
• Parkway trees and landscaping proposed along Graceland 

Avenue, where none currently exist. 
 

• A Solid wood fence is proposed along the railroad track to 
screen the railroad from the development. A condition of 
approval requires an open fence at the northwest corner of 
the park to alleviate any sight obstruction between the 
railroad and Thacker Street. 
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The adequacy of the 
proposed circulation 
system on the site 

• Several driveways will be closed along Graceland Avenue, 
with one driveway entrance/exit proposed on Graceland 
Avenue and one along Thacker Street. The existing driveway 
along Thacker is not aligned with Laurel Avenue. The 
proposed plan aligns the driveway to this street. The closure 
of these extra driveways and replacement with a parkway and 
walkway improves safety and comfort of pedestrians along 
Graceland and Thacker. 

 
• Pedestrian circulation is provided by numerous walkways 

from Graceland and Thacker from each unit to the existing 
public sidewalk or to sidewalks withing the development. The 
proposed plan includes bump outs at the intersection of 
Thacker and Laurel to improve pedestrian safety to and from 
the publicly accessible park and the adjacent neighborhood. 

 
• Vehicular circulation is provided by interior, private roads 

accessed from two driveways, one along Graceland Avenue 
and one along Thacker Street. The roads are 26 feet in width, 
exceeding the maximum required width (22 ft) for a two- way 
drive aisle per Section 12-9-6. 

 
 
 
 
 
 
 
 
 
 
 
The location, design, and 
screening of proposed off-street 
parking areas 

• Parking meets the off-street parking requirements of Section 
12-9-7, providing two spaces per residential unit (50 garage 
spaces) and one space per four units (13 guest spaces, in 
surface parking area) which is the minimum required amount.  

• It is anticipated, as discussed in the petitioner’s response to 
standards and the provided traffic study, that the proximity of 
the site to numerous transit options and a bike route along 
Thacker St, will reduce dependence on automobiles for this 
project. 

 

• Attached garages are proposed with each unit, facing interior, 
private roads within the development rather than connecting 
to the street. The proposed site is situated in such a way that 
guest parking is located in the middle and has minimal 
visibility from Graceland Avenue and Thacker Street. 
Landscaping is provided along driveways. 

 

 
The adequacy of the proposed 
landscaping design on the site • All required landscaping in terms of foundation landscaping, 

parkway landscaping, and overall site landscaping are 
provided (pursuant to Sections 12-10-6, 12-10-7 and 12-10-
10). Landscaping, either turf, bushes or trees are provided 
throughout the development. Refer to Landscape Plan. 

• The park along Thacker Street is proposed to be a publicly 
accessible park space, providing additional landscaping and 
recreational opportunities. 
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ffort to improve community engagement and transparency surrounding 
new, large developments within Des Plaines, the City provided numerous 
opportunities for residents to review the proposal and provide input. To 
provide regular project updates, a webpage on the city website was 
created: desplaines.org/contourplace. On        June 6, 2023, the Planning 
and Zoning Board hosted a public workshop to provide the developer, 
board, and the public an opportunity to review plans and provide input 
into the proposed development at this location and the former Contour 
Saws facility to the north of this property. During the July 25, 2023 PZB 
meeting, the petitioner provided an updated site plan depicting 
townhouses instead of multi-family residential buildings. The project 
webpage was launched prior to the PZB workshop to share details about 
the proposed projects and includes a public input form to continuously 
gather community comments. Refer to Public Comment attachment for 
all public comments. 

The design, location, and 
installation of proposed site 
illumination 

• Photometric plan demonstrates conformance with 
Section 12-12-10, with no more than 0.2-foot candles 
spilling over the property line in any location, well 
within the limits of the zoning ordinance.  

• The parking lot is properly illuminated, with at least 0.1 
footcandles in any parking area, meeting requirements 
of Section 12-9-6.G. A condition of approval is to 
provide additional illumination at the driveways 
entering the 
development on Graceland Avenue and Thacker Street. 
 

The correlation of the 
proposed site plan with 
adopted land use policies, 
goals, and objectives of the 
comp. plan 

• Does not fit the manufacturing use illustrated by the 
Comprehensive Plan; however, the 2019 plan was 
written under the assumption that the Contour Saw 
facility would continue operating. 

 • The proposed plan supports the following goals (refer 
to M-2 Zoning and Suitability of the Site for Proposed 
R-3 Zoning section of this report for further details): 
o Goal 4.1. Ensure the City has several housing options 

to fit      diverse needs. 
o Goal 4.3   Provide new housing at different price 

points. 
 

 • In addition to housing goals, the proposed 
development meets economic goals of the city by 
providing additional property tax revenue compared to 
the existing use of the site. Refer to the Tax Projections 
attachment. 

 
• The creation of a separate parcel for a privately owned, 

publicly accessible park provides additional 
recreational opportunities, which is supported by the 
Comprehensive Plan. 
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PLANNED UNIT DEVELOPMENT (PUD) 
Request Description: Overview 

The proposed development includes eight separate “principal buildings.” 
Section 12-13-3 of the Zoning Ordinance defines a “principal building” as 
“a nonaccessory building in which a principal use of the lot, on which it is 
located, is conducted.” Pursuant to Section 12-7-1.A, not more than one 
principal building or structure can be located on a zoning lot, except in 
certain cases. In this circumstance, a planned development, as defined 
below, is the only case suitable for the proposal. 
“A development occurring on a parcel under single ownership or unified 
control which is developed as a unit and includes two (2) or more principal 
buildings or uses and is processed under the planned development 
procedure of this title” (Section 12-13-3). 
The purpose of a PUD is to promote a unified development by providing 
flexibility in development standards to accommodate site conditions and 
encourage innovative use of land. Certain characteristics are required by 
Section 12-3-5.A of the Zoning Ordinance, which are listed below along 
with staff’s assessment of each in relation to the attached Preliminary PUD 
Plat provided by the petitioner. 
 

 Preliminary PUD Plat Review 
Item Analysis (based on Proposal) 

A maximum choice in the types of environments 
available to the public by allowing a development 
that would not be possible under the strict 
application of the other sections of this title 

Allows for construction of a development on an 
irregularly shaped parcel and provides an additional 
housing option with increased density and multiple 
principal buildings that is not permitted without a PUD 
in the Zoning Ordinance. 

Permanent preservation of common open space 
and recreation areas and facilities 

Creates a publicly accessible, private park where none 
exists currently. Landscaping and open space is 
provided around and between residential units and the 
private road as well as along Graceland Avenue, 
where landscaping was limited or non- existent before. 

A pattern of development to preserve natural 
vegetation, topographic and geologic features 

No significant natural vegetation, topographic or 
geologic features exist on site that would be beneficial 
to maintain. However, allowing for additional 
buildings breaks up the site so landscaping can be 
provided between buildings and sufficient area is 
available for a park and open space. 
 

A creative approach to the use of land and related 
physical facilities that results in better development 
and design and the construction of aesthetic 
amenities 
 

Building design/layout provides a defined separation 
between paved areas and common space; provides 
adequate screening between these areas and 
neighboring lots. 

An efficient use of the land resulting in more 
economic networks of utilities, streets and other 
facilities 

Reduces curb cuts onto both streets and ties into 
existing utilities and facilities. 

 
The traffic study provided by the petitioner (refer to 
attachments) did not indicate any substantial impact to 
traffic in the area compared to the manufacturing use 
previously operating in this location for decades. 
 

Attachment 12 Page 120 of 158



 

 

 

A land use which promotes the public health, safety, 
and general welfare 

 

Transforms a presently vacant site with 
dilapidating manufacturing structures to create a 
use that includes more visual appeal, 
additional landscaping and recreational 
opportunities, and adds additional residential 
housing stock in a suitable area. 

 
 

Prerequisites: Location, Ownership, and Size 
PUDs are authorized in all zoning districts in the City subject to the 
regulations in Section 12-3-5 of the Zoning Ordinance and are required to 
be under single ownership and/or unified control. While the subject 
property is currently not owned by the petitioner, the petitioner does intend 
to take ownership of the property upon approval of the requests in this 
application. Because the development will involve rental units with one 
property management and maintenance entity, a Homeowner’s Association 
(HOA) is not required at this time; however, a condition of approval states 
if the development is subdivided into separate, fee-simple townhouse units, 
an HOA must be established to manage and maintain the proposed PUD. 
 
PUD Bulk Exceptions 
As identified in the R-3 Bulk Regulations table, the proposal does not meet 
the minimum front yard size and does not meet the minimum lot area, 
requiring a PUD exception from Section 12-3-5.C.2 (Perimeter Yards) and 
Section 12-3-5.C. The exceptions allow for a development that efficiently 
uses the irregularly shaped parcel in a way that would not be possible under 
the strict application of the code. 
 
Parking Requirement 
Pursuant to Section 12-9-7, a townhouse (single-family attached) residential 
use requires a minimum of two off-street parking spaces per dwelling unit 
plus one common guest space for every four dwelling units. The proposed 
50-unit PUD requires a minimum of 100 off-street parking spaces and 13 
common guest spaces. The attached PUD Site Plan indicates two covered 
off-street garage spaces for each unit and guest parking provided by 
thirteen standard spaces, including one accessible space in an interior 
parking area of the development. 

. 
 

TENTATIVE PLAT OF SUBDIVISION 
 

Request Description: Overview 

The proposal includes a consolidation of the property from eight lots to two 
lots. One lot will be 130,406 square feet, proposed to be developed with the 
townhouses and associated structures. A second lot, 6,182 square feet, is 
proposed to be a publicly accessible, private park space. The attached 
Tentative Plat of Subdivision, titled 1217 Thacker Street Consolidation, 
shows the location and boundaries of each lot. 
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Easements 
The Tentative Plat shows both existing and proposed easements. Proposed 
easements include storm sewer, watermain, sanitary sewer, and a general 
public utility and drainage easement, depicting both drainage on the site 
and the proposed unground vault to accommodate stormwater. 

 
Subdivision Improvements 
The Department of Public Works and Engineering (PWE) has provided 
comments (attached) based on the submittal. The memo states the 
following is required with this subdivision, to be finalized at the final plat 
of subdivision stage: 

1. Grind and re-surface eastbound lane on Thacker Street. 
 

2. Add 8” water main to replace 4” water main along a portion of 
Graceland Avenue. 

 
3. Add pedestrian crosswalk crossing on Thacker Street including a 

bump- out, striping, and Rectangular Rapid Flashing Beacons 
(RRFB). 

 
4. The sole streetlight along Graceland Avenue must be replaced 

and electrical conduit undergrounded. The petitioner will work 
with staff and ComEd to coordinate this replacement. 

 
Section 13-3-2 of the Subdivision Ordinance discusses required 
improvements for subdivided properties and timelines for the improvements. 
Improvements are approved by the City Council during the final plat of 
subdivision process and financial guarantees for improvements are included 
within the resolution. 

 
In addition, Section 13-4-2 of the Subdivision Ordinance discusses 
dedication of park lands and/or fees in lieu for subdivisions. The publicly 
accessible, private park will count for a portion of the required park land 
dedication and any remainder will require a fee in lieu, to be calculated at the 
time of final plat of subdivision, approved by the Park District, and included 
with the final approved City Council resolution to subdivide the property. 
 
Note the petitioner’s request is for a Tentative Plat only at this time. The 
steps for Final Plat are articulated in Sections 13-2-4 through 13-2-8 of the 
Subdivision Regulations. The Final Plat of Subdivision will occur at a later 
date and will be a concurrent process with the Final PUD plat. All necessary 
dedications, fees, and necessary improvements will be outlined in the final 
subdivision resolution. 
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Standards for Zoning Map Amendment: 

The following is a discussion of standards for zoning map amendments from Section 12-3-7.E of 
the Zoning Ordinance. Rationale for how well the proposal addresses the standards is provided 
below and in the attached petitioner responses to standards. The Board may use the provided 
responses as written as its rationale, modify, or adopt its own. 

 
1. Whether the proposed amendment is consistent with the goals, objectives, and policies of the 

comprehensive plan, as adopted and amended from time to time by the City Council; 
The Comprehensive Plan was written in 2019 when the Contour Saws facility was still operating. 
Due to the manufacturing facility’s longstanding operations in Des Plaines, the Comprehensive Plan 
did not envision this area to be used for anything else. However, the proposed amendment and 
development would meet several goals from the Housing chapter of the Comprehensive Plan, 
including Goal 4.1. Ensure the City has several housing options to fit diverse needs and Goal 4.3 
Provide new housing at different price points. to “Demographic Trends and Accommodating an 
Aging Population” and “M-2 Zoning and Suitability of the Site for Proposed R-3 Zoning” sections of 
this report for further details. In addition to housing goals, the proposed development meets economic 
goals of the city by providing additional property tax revenue compared to the existing use of the site. 
Refer to the Tax Projections attachment. 

      
2. Whether the proposed amendment is compatible with current conditions and the overall 

character of existing development; 
The subject property is adjacent to R-4 zoning to the northeast and south and is close to several 
multifamily developments. The area is in close proximity to numerous services within walking, 
biking or transit distance. Refer to Amenities and Services Map attachment. Any proposed 
development would need to meet all building material and design requirements outlined in Section 12-
3-11 – Building Design Review, including requirements for face brick, which will be similar in 
material to the many adjacent single family and multi-family residential buildings in this 
neighborhood. 
 

3. Whether the proposed amendment is appropriate considering the adequacy of public facilities 
and services available to this subject property; 
An engineering and utility plan was prepared with this application. Based on the provided site plan, 
City engineering staff did not indicate any concerns with the adequacy of public facilities or services 
being available to meet the needs of this proposed development. 

A traffic impact study was provided with this application to assess impacts of the proposed 
development (Refer to Traffic Study attachment). The study indicated the traffic generated by this use 
would not create a significant impact on the surrounding street network. 

It is important to note the previous use of this property was a manufacturing use, including a parking 
lot on site with a large loading/unloading dock into the facility, approximately 25 parking spaces on 
site, and over one hundred spaces in a surface parking lot across the street (Site B of this 
development), while the proposed residential development provides 90 spaces within attached 
garages on the townhouses and 16   guest spaces. At minimum, this development brings less potential 
for vehicles to be travelling in and out of the site at peak hours versus large trucks delivering or 
picking up in the loading dock and over one hundred employees of a manufacturing facility. Parking 
meets the off-street parking requirements of Section 12-9-7, providing 106 spaces, which is in excess 
of the minimum required amount. 
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4. Whether the proposed amendment will have an adverse effect on the value of properties 
throughout the jurisdiction; and 
The proposed map amendment would allow for residential uses on a property that has been zoned 
manufacturing within a residential area for decades and operated as a more intensive use in the past. 
A building that provides additional residential options for the area and follows the Building Design 
Standards outlined in the Zoning Ordinance creates a more appealing urban design for the 
neighborhood versus a large manufacturing facility. 

          
5. Whether the proposed amendment reflects responsible standards for development and growth. 

The current use of this property is a vacant manufacturing facility that is unlikely to be filled with 
another similar manufacturing business. Providing a residential use for the property, particularly a use 
that capitalizes on the close proximity to downtown Des Plaines and the various amenities associated 
with the area, would present a more efficient and effective way to use this property. As discussed in 
the Demographic Trends and Accommodating an Aging Population section, the City needs to 
promote opportunities that increase housing stock for a diversity of populations in the area, both in 
the short term and long term. Amending the zoning district for this property, regardless of the 
proposed project, provides an additional opportunity to construct a townhouse development, a 
transitional density development between single family residential and multi-family residential 
buildings and with the necessary services to support this type of use. 

 
 

PUD Findings of Fact: 
The following is a discussion of standards for PUDs from Section 12-3-5 of the Zoning Ordinance. 
Rationale for how well the proposal addresses the standards is provided below and in the attached 
petitioner responses to standards. The Board may use the provided responses as written as its 
rationale, modify, or adopt its own. 
1. The extent to which the Proposed Plan is or is not consistent with the stated purpose of the PUD 

regulations in Section 12-3-5.A of this title: 
The proposed townhouse PUD generally aligns with the stated purposes of PUDs as analyzed in the 
Preliminary PUD Plat Review table above with a proposed multiple principal building development, 
designated open spaces and landscaping and separate vehicular and pedestrian areas, all of which 
foster public health, safety, and general welfare for residents. Refer to Petitioner’s Response to 
Standards for a full analysis of how the development meets each standard. 
 

2. The extent to which the proposed plan meets the prerequisites and standards of the planned 
unit development regulations: 
The proposal meets the ownership/unified control and size requirements in the Zoning Ordinance. 
 

3. The extent to which the proposed plan departs from the applicable zoning and subdivision   
regulations otherwise applicable to the subject property, including, but not limited to the 
density, dimension, area, bulk, and use and the reasons why such departures are or are not 
deemed to be in the public interest: 
The proposal meets the majority of the bulk regulations in Section 12-7-2.J of the Zoning Ordinance 
(See Site Plan Review section above) but requires exceptions from the required front yard and the 
2,800-square- foot minimum lot area requirement. The proposed density is a moderate density 
compared to the surrounding single-family and multi-family developments in the area, providing 
additional housing stock in the City. The front yard building setback deficiency is located on the 
south side of the lot, which faces existing and proposed multi-family residential developments with an 
R-4 zoning and has a smaller required front yard than the R-3 zoning district of this proposed project. 
Proposed landscaping along the parkway and around the perimeter of the proposed townhouse PUD 
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provides a buffer between this property and any adjacent uses. In addition, the proposed development 
improves the current conditions of the subject property. 

   
4. The extent to which the physical design of the proposed development does or does not make 

adequate provision for public services, provide adequate control of vehicular traffic, provide 
for, protect open space, and further the amenities of light and air, recreation and visual 
enjoyment: 
The proposed design of the townhouse PUD and layout of residential buildings allows for recreational 
space on property, reduces the number of curb cuts, concentrates vehicular traffic in the center of the 
development, and encourages pedestrian activity on Graceland Avenue and Thacker Street by 
extending walkways from each townhouse to the public sidewalk. 

Refer to the Traffic Study for details on anticipated traffic impact. The development is not anticipated 
to generate traffic that exceeds the amount of traffic previously generated for the industrial 
development at this property. In addition, no changes are proposed to the adjacent railway and at 
grade crossings. Questions were raised from members of the community about the proximity of the 
development to the rail line. The development is not proposed to be any closer than the existing 
development to the railroad track, and much of the area adjacent to the track is proposed to be open 
space. There are two at grade crossings adjacent to the property. Per documents from the Federal 
Railroad Administration crossing inventory, 22 trains a day (on average) pass along the rail line 
adjacent to the property. Accident history at these crossing indicates a total of five accidents 
associated with the crossing have occurred since 1975, and no accident reports have been filed 
within the last decade5. 
 

5. The extent to which the relationship and compatibility of the proposed development is 
beneficial or adverse to adjacent properties and neighborhood: 
The proposal creates a moderate density residential development compared to the surrounding single- 
family and multi-family developments in the area, creating a transitional density on this property and 
providing additional housing stock in the City. The proposed development redevelops an industrial 
property--that no longer fits within this residential neighborhood and is near the commercial areas in 
downtown Des Plaines--and provides transit options to support the economic vitality of the area. 

 
6. The extent to which the proposed plan is not desirable to physical development, tax base, and   

economic well-being of the entire community: 
The proposal would provide additional housing stock that helps to increase the tax base for the City 
and improve the economic well-being of Des Plaines. It would also provide extra economic benefit 
through utility and public service fees that are currently not eligible for the subject property at this 
time. Refer to the Real Property Tax Base Impact attachment provided by the petitioner. 

 
7. The extent to which the proposed plan is in conformity with the recommendations of the 2019 

Comprehensive Plan: 
The proposal increases housing stock and creates additional housing options for residents, which 
aligns with the housing goals and objectives of the Comprehensive Plan. It also redevelops an 
unoccupied industrial property in an area close to commercial and transit opportunities, which is 
promoted by the Comprehensive Plan. 

5 Federal Railroad Administration Office of Safety Analysis – Crossing Inventory and Accident Reports for 
Crossings 689657J and 689658R - Revision Date 07/05/2023; accessed from 
https://safetydata.fra.dot.gov/OfficeofSafety/PublicSite/Crossing/Crossing.aspx 
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PZB Procedure and Recommended Conditions: 

Under Section 13-2-3 (Planning and Zoning Board’s Procedure) of the Subdivision 
Regulations, the PZB has the final authority to approve, approve with conditions, or deny the 
Tentative Plat of Subdivision request at 900 Graceland Avenue and 1217 Thacker Street. 
 
Under Section 12-3-5.D.2.c (Procedure for Review and Decision for PUDs) and Section 12-3-
7.D (Procedure for Review and Decision for Amendments) of the Zoning Ordinance, the PZB 
has the authority to recommend that the City Council approve, approve with modifications, or 
deny the Map Amendment and Tentative Planned Unit Development (PUD) at 900 Graceland 
Avenue and 1217 Thacker Street. The City Council has final authority on these requests. 
 
The PZB should take the following motions. The zoning motions can be combined or taken 
individually: 
 

Zoning Recommendations to City Council 

• A motion pursuant to Section 12-3-7.E of the Zoning Ordinance to recommend to City 
Council to approve, approve with modifications, or deny the proposed Map Amendment; 

• A motion pursuant to Section 12-3-5.E of the Zoning Ordinance to recommend to City 
Council to approve, approve with modifications, or deny the request for a Conditional Use for a 
Preliminary PUD, with exceptions for minimum required front yard and minimum lot area; 
and 
 

Subdivision Approval (Tentative Plat) 

• A motion pursuant to Section 13-2-2 of the Subdivision Regulations to approve, approve 
with conditions, or deny the Tentative Plat of Subdivision. 
 

If the PZB recommends approval, staff recommends the following conditions for the Tentative 
PUD. 

 

Conditions of Approval: 

1. In the event the property is sold, and a property owner desires to sell separate, fee-simple 
townhouse units, a Plat of Subdivision will be necessary to create separate lots and a 
Homeowner’s Association or similar unified control entity must be established along with any 
covenants, conditions, and restrictions governing maintenance of common areas. 
 

2. At time of submission for final subdivision and PUD plat, all public improvements must be noted 
on plans and all engineering comments addressed to the satisfaction of the Director of Public 
Works and Engineering. 
 

3. At time of submission for final subdivision and PUD Plat, the landscape plan must be revised in 
the park area closest to Thacker Street between Laurel Avenue and the railroad track. Bushes and 
a semi- open fence (wrought iron or chain link) should be placed around the north corner of the 
proposed park to allow visibility for traffic from Thacker Street. 
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4. At time of final subdivision and PUD Plat, the photometric plan must be revised to include 
lighting at the entrances of both driveways. Any new lighting must be in conformance with 
Section 12-12-10 of the Zoning Ordinance. 

 
5. Each townhouse unit shall have separate water and sanitary sewer services. 

 
6. All electrical lines on the property must be installed underground. 

 
Chair Szabo swore in Rolando Acosta, Attorney, Keith Lee, Architect with FitzGerald Architects and 
Javier Millan, KLOA representative.   

Mr. Acosta presented an overview of the proposed project. 

Mr. Lee reviewed the site design. The proposed development consists of 50 townhomes: 33 two-
bedrooms and 17 three-bedrooms. All townhomes are three stories with an internal garage. Parking 
on the interior of the development limits the need for curb cuts. One curb cut aligns with the existing 
street across Thacker Street, which is Laurel Avenue. Because the townhomes are front facing there 
will be more ‘eyes on the street’. A park is proposed for the north side of the property and parkway 
trees will be added along Graceland Avenue. Most of the material used is brick, with limited fiber 
cement. The façade is undulating with alternating colors and changing angled rooflines.    
 
Mr. Millan explained that the traffic study was conducted in the morning and evening, at 10 
locations, during the peak hours of 8:00-9:00 a.m. and 4:45-5:45 p.m. The study also included the 
railroad crossing at Graceland Avenue. During the morning peak hours, there were three crossing 
events. During evening peak hours there were four railroad crossing events. Traffic did not back up 
beyond Laurel Avenue in the morning but did once in the evening for a duration of 45 seconds.  
 
Mr. Acosta highlighted the proposal. There are few sites available for such a proposal. This proposal 
meets the Comprehensive plan goals for differentiated housing. Building to the R-3 with 11’ less 
building height than that code would allow and with a reduction of the required lot square footage. If 
the park could be included – and it can’t because it’s a separate subdivision – it would be just 2% 
less than the requirement of square footage space. The current improvements are almost all building 
and pavement. They are providing the park, plus publicly available improvements such as a bump 
out pedestrian crossing on Thacker Street that includes signage with flashing lights, replacement 
light with buried electric on Graceland Avenue, among other improvements planned. The 113 
parking spaces meet all the City of Des Plaines requirements.  
 
Member Weaver questioned how long the developer will be involved once the project is completed.    
Mr. Acosta explained that the petitioner plans to build and own the development. The development 
will be managed by a third-party property management company after construction is complete.  
 
Senior Planner Redman highlighted items from a slide presentation.   
 
Mr. Millan answered questions asked by Member Catalano.  
 
Member Veremis asked if the apartments at Graceland Avenue and Webford Avenue were considered 
in the traffic study. Mr. Acosta responded that the development was not included specifically, 
because they were not aware of it, but the study does factor in additional traffic generated by future 
projects.  
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John Jossund, 926 S. Graceland Avenue, is a representative of Owl Lumber located next to the 
proposed development and has been at that location for 34 years. Mr. Jossund is concerned that 
residents may complain about the noise from the lumber company. There is a dust collector that 
sounds like a jet engine in the morning.  
 
Rick Wilson, 1340 E. Walnut Avenue, opposes the development for two reasons: density and traffic.            
Mr. Wilson asked if the pedestrian bump out on Thacker Avenue will cause loss of a traffic lane.           
Ms. Redman responded that it would not and reviewed the exhibit on the slide.   
 
Oscar Hernandez, 1095 Oakwood, does not feel that the traffic study is accurate. The study 
addresses the Metra trains, but not the freight trains that back up traffic. Mr. Hernandez addressed 
speeding in the area and does not believe that renters have the same at stake as an owner.     
 
Hannah Pair, 774 Arlington Avenue, provided videos of the trains to staff and explained that there is 
a loud noise when the train goes over the crossing. Ms. Pair also expressed concern over a 
transformer that is located too close to the buildings, pet owners not picking up after their pets, and 
requested a sign be erected on the corner for a pedestrian crossing.  
  
Govana Baig, 880 Lee, stated that she understands that noise is always a challenge for the builder, 
however particular material and landscaping can be used to minimize the sound. She approves of the 
development; townhomes typically attract middle-class families with jobs, not short-term renters.   
 
Mary Scanlon, 828 Graceland, is concerned about the additional traffic and the fact that the units are 
rentals. Ms. Scanlon would prefer a development geared towards senior citizens and believes that the 
traffic study is inaccurate. The crossings are closed for more than 51 seconds when a Metra train 
passes the crossing.  
 
Joe Weber, 944 Margaret Street, would like the Planning and Zoning Board to consider more open 
space as further developments come into the City.  
 
Ahmed Kadir, 880 Lee Street, approves the project because of the law of supply and demand and the 
stability to property taxes. Less restrictive zoning in the past has made Des Plaines more affordable 
than our neighboring towns. Mr. Kadir believes they should continue to allow these projects and 
ignore the vocal minority. This proposed development decreased from 100 down to 50 units already, 
lessening the traffic.   
 
Francine Grossi, 1591 E Thacker, requested the website address for this project. Ms. Redman 
informed the public that if anyone has a comment to please send her an email or enter it through the 
public input form on desplaines.org/contourplace. All comments go directly to staff so the comments 
will be incorporated with staff review and included in the PZB staff report packet. 

Mr. Acosta responded to the questions from the public. The traffic study showed that there will be 38 
fewer vehicular trips in the morning, 56 fewer in the afternoon, 242 trips fewer in a week than if 
Contour Saws reopened, or if there was another commercial/industrial use at the location. A 
greenbelt and a fence will separate the townhomes from Owl Lumber.   
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Mr. Millan explained that this project will produce 50% less traffic during the peak hours and 35-
40% less on a daily basis than it would be for industrial or commercial use. No accidents are 
reported from 2018 to 2022 at Thacker Street and Laurel Avenue. Unfortunately determining traffic 
from freight trains is difficult since they are not on a time schedule. Only Metra trains were included 
as part of the traffic study.  

Member Saletnik asked what the size of a condo was in the initial plan compared to the new 
townhome proposal.  Barry Sidel, Petitioner, was sworn in.  The original plan was comprised of 122 
apartments of 800-900 square feet and a 4-5 story building. The townhouses have an average size of 
2,000-2,200 square feet including the garage. The monthly rent is $3,800 to $4,000. A property 
management company will take care of the property. Mr. Sidel is looking for long-term renters; it 
costs too much to be without a tenant. 

Member Saletnik would like the interiors reworked. He has concerns with the master bedroom being 
too small and a lack of storage.  

Member Veremis said the townhomes that she’s recently toured are similar, not very large, and that 
this is common in the market right now.  

Mr. Sidel responded that this is the same layout as an apartment of that size. The pricing has to be 
matched with square footage. If there is more square footage, then the cost will go up. These are 
priced and designed for the market, but he will take these concerns into account and discuss this with 
his architect.  

A motion was made by Board Member Weaver, seconded by Board Member Catalano 
pursuant to Section 12-3-7.E of the Zoning Ordinance to recommend approval to the City 
Council a Map Amendment for 900 Graceland Avenue and 1217 Thacker Street. 
AYES:  Weaver, Hofherr, Veremis, Szabo, Catalano, Saletnik 
NAYES: None 
ABSENT: Fowler 

***MOTION CARRIES UNANIMOUSLY ** 

A motion was made by Board Member Weaver, seconded by Board Member Catalano 
pursuant to Section 12-3-5.E. of the Zoning Ordinance to recommend approval to the City 
Council a Conditional Use for a Preliminary PUD, with exceptions for minimum required 
front yard and minimum lot area with the conditions in the staff report. 
AYES:  Weaver, Hofherr, Veremis, Szabo, Catalano, Saletnik 
NAYES: None 
ABSENT: Fowler 

***MOTION CARRIES UNANIMOUSLY ** 

A motion was made by Board Member Weaver, seconded by Board Member Catalano 
pursuant to Section 13-2-2 of the Subdivision Regulations to approve the Tentative Plat of 
Subdivision  
AYES:  Weaver, Hofherr, Veremis, Szabo, Catalano, Saletnik 
NAYES: None 
ABSENT: Fowler 

***MOTION CARRIES UNANIMOUSLY ** 
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CITY OF DES PLAINES 

ORDINANCE Z - 33 - 23 

AN ORDINANCE APPROVING A ZONING MAP 
AMENDMENT AND A PRELIMINARY PLANNED UNIT 
DEVELOPMENT PLAT FOR 900 GRACELAND AVENUE 
AND 1217 THACKER STREET (CASE #23-039-MAP-PUD-
SUB).                          
            

WHEREAS, Luz and Associates #1, LLC ("Developer") is the contract purchaser of that 
parcel of real property commonly known as 900 Graceland Avenue and 1217 Thacker Street, 
Des Plaines, Illinois ("Development Parcels”) which is located on the southwest corner of the 
intersection of Graceland Avenue and Thacker Street; and 

 
WHEREAS, the Development Parcels is currently improved with a manufacturing 

building and associated surface parking lot; and 
 
WHEREAS, the Developer desires to develop a residential planned development 

consisting of 50 townhouses ("Proposed Development") on the Development Parcels; and 
 

WHEREAS, the City of Des Plaines Zoning Ordinance of 1998, as amended, is 
codified as Title 12 of the City Code of the City of Des Plaines ("Zoning Ordinance''); and 

 
WHEREAS, pursuant to Sections 12-3-5 and 12-3-7 of the Zoning Ordinance, the 

Developer ("Petitioner") filed an application with the City for the approval of: (i) a map 
amendment ("Proposed Map Amendment”) to the "Zoning Map of the City of Des Plaines" 
("Zoning Map") to classify the Development Parcels to the R-3 Townhouse Residential 
District; (ii) a Tentative Plat of Subdivision (“Tentative Plat of Subdivision”); and (iii) a 
preliminary planned unit development plat for the Development Parcel (“Proposed 
Preliminary Plat of PUD”), including certain proposed exceptions within the proposed 
planned unit development (“Proposed PUD Exceptions”) (collectively, (i) through (iii) are 
the “Requested Relief”); and 

 
WHEREAS, the petitioner’s application for the Requested Relief was referred by the 

Department of Community and Economic Development to the Planning and Zoning Board 
(“PZB”) within 15 days after receipt of the application; and 

 
WHEREAS, within ninety (90) days after the date of the Petitioners' application, a 

public hearing was held by the Board on October 24, 2023, pursuant to publication in the Des 
Plaines Journal on October 4, 2023; and 

 
WHEREAS, notice of the public hearing was mailed to all property owners within 

500 feet of the Development Parcels; and 
 

WHEREAS, during the public hearing the PZB heard testimony and received evidence 
with respect to how the Petitioner intended to satisfy and comply with the provisions of the 
Zoning Ordinance; and 
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WHEREAS, pursuant to Section 13-2-2 of the Subdivision Regulations, the Board 

approved, by a vote of 6-0, to approve the Tentative Plat of Subdivision; and  
 

WHEREAS, pursuant to Sections 12-3-5 and 12-3-7 of the Zoning Ordinance, the 
Board filed a written report with the City Council on August 9, 2023, summarizing the 
testimony and evidence received by the Board and stating its recommendation, by a vote of 
6-0, to recommend approval of the remainder of the Requested Relief, subject to certain 
conditions; and 

 
WHEREAS, the Petitioners made representations to the Board with respect to the 

Requested Relief, which representations are hereby found by the City Council to be material 
and upon which the City Council relies in approving the Revised Relief; and 

 
WHEREAS, the City Council has considered the written report of the Board, the 

applicable standards for map amendments set forth in the Zoning Ordinance, and the 
Community and Economic Development Staff Memorandum dated October 25, 2023, and has 
determined that it is in the best interest of the City and the public to approve the Requested 
Relief in accordance with the provisions of this Ordinance; 

 
NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Des 

Plaines, Cook County, Illinois, in the exercise of its home rule powers, as follows: 

SECTION 1. RECITALS. The recitals set forth above are incorporated herein by 

reference and made a part hereof, the same constituting the factual basis for the approval of 

the Proposed Map Amendment, the Proposed Preliminary Plat of PUD, and the Proposed PUD 

Exceptions. 

SECTION 2. LEGAL DESCRIPTION OF THE DEVELOPMENT PARCELS. The 

Development Parcels are legally described as: 

THAT PART OF LOTS 1 THROUGH 5 (ALL INCLUSIVE) IN BLOCK 9 IN DES 
PLAINES MANOR TRACT 1, BEING A SUBDIVISION IN SECTIONS 17 AND 20 
IN TOWNSHIP 41 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL 
MERIDIAN ACCORDING TO THE PLAT THEROF RECORDED JULY 14, 1911, 
TOGETHER WITH THAT PART OF LOTS 1 THROUGH 6 IN BLOCK 6 IN 
PARSON AND LEE’S ADDITION TO THE TOWN OF DES PLAINES, BEING A 
SUBDIVISION OF LOTS 72 TO 74 (BOTH INCLUSIVE) AND 174 TO 177, (BOTH 
INCLUSIVE) IN THE TOWN OF DES PLAINES, PART OF THE SECTIONS 17 
AND 20, TOWNSHIP 41 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL 
MERIDIAN, IN COOK COUNTY, ILLINOIS DESCRIBED AT THE 
NORTHEASTERLY MOST CORNER OF SAID LOT 1 IN BLOCK 6 IN PARSON 
AND LEE’S ADDITION TO THE TOWN OF DES PLAINES; SAID POINT ALSO 
KNOWN AS THE INTERSECTION OF THE WESTERLY LINE OF GRACELAND 

Page 131 of 158



 

AVENUE AND THE SOUTHERLY LINE OF THACKER STREET (ALSO KNOWN 
AS DEMPSTER AVENUE); THENCE SOUTH 30 DEGREES 38 MINUTES 48 
SECONDS WEST ALONG THE WESTERLY LINE OF AFORESAID GRACELAND 
AVENUE (ALSO KNOWN AS THE EASTERLY LINE OF BLOCK 6 AFORESAID, 
A DISTANCE OF 517.56 FEET TO A POINT; SAID BEING ON THE NORTHERLY 
LINE OF THE MINNEAPOLIS, ST. PAUL AND SAUTE STE. MARIE RAILROAD 
(FORMERLY THE WISCONSIN CENTRAL RAILROAD); THENCE NORTH 14 
DEGREES 53 MINUTES 22 SECONDS WEST ALONG SAID NORTHERLY LINE, 
A DISTANCE OF 735.44 FEET TO A POINT ON THE SOUTHERLY RIGHT-OF-
WAY LINE OF AFORESAID THACKER STREET; THENCE NORTH 87 THACKER 
STREET, A DISTANCE OF 6.96 FEET TO A POINT; THENCE SOUTH 59 
DEGREES 15 MINUTES 41 SECONDS EAST, ALONG THE AFORESAID 
SOUTHEASTERLY LINE OF THACKER STREET (ALSO KNOWN AS THE 
EASTERLY LINE OF SAID BLOCK 9), A DISTANCE OF 519.88 FEET TO THE 
POINT OF BEGINNING, IN COOK COUNTY, ILLINOIS. 

 
PINS: 09-20-105-016, 09-20-105-017, 09-20-105-020, 09-20-105-021, 09-20-105-022, 
09-20-105-023, 09-20-105-024, 09-20-105-045, 09-20-203-006 

 
Commonly known as 900 Graceland Avenue and 1217 Thacker Street 
 

 
SECTION 3.  APPROVAL OF PROPOSED M A P  AMENDMENT.  Pursuant to Section 12-

3-7 of the Zoning Ordinance, the City Council has considered the factors relevant to the approval of map 

amendments and has determined that the procedure for the review of map amendments has been satisfied. 

The Map Amendment to rezone the Development Parcels from the M-2 District to the R-3 District is 

hereby approved. 

SECTION 4. APPROVAL OF PROPOSED PRELIMINARY PLAT OF PUD. Pursuant to 

Section 12-3-5 of the Zoning Ordinance, the City Council hereby approves the Proposed Preliminary Plat 

of PUD for the Development Parcels, which consists of the following plans: 

A. “Preliminary Planned Unit Development Plat,” consisting of two sheets, prepared 

by Eriksson Engineering Associates, Ltd., and with a latest revision date of May 30, 2023; 

B. “Graceland and Thacker Architectural Plans,” consisting of eleven sheets, 

prepared by Fitzgerald,  and with a latest revision date of October 2, 2023; and 

C. “Landscape Plan Site A,” consisting of four sheets, prepared by Eriksson 

Engineering Associates, Ltd., and with a latest revision date of May 8, 2023; and 
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D. “Site A R3 Photometric Plan,” consisting of thirty-two sheets, prepared by 

Paramount EO Electrical Supplies and Services, and with a latest revision date of October 2, 2023; 

and 

E. “Graceland & Thacker Residential Community Engineering Plans,” consisting of 

four sheets, prepared by Eriksson Engineering Associates, Ltd., and with a latest revision date of 

May 30, 2023  

(collectively, the "Proposed Preliminary Plat of PUD"), copies of which are attached to and, by this 

reference, made a part of this Ordinance as Exhibit A. The City Council hereby directs the Zoning 

Administrator to accept the Proposed Preliminary Plat of PUD for the Subject Property, subject to and 

contingent upon the conditions set forth in Section 9 of this Ordinance. 

SECTION 5. ACKNOWLEDGEMENT OF REQUEST FOR PUD EXCEPTIONS.  The 

City Council hereby acknowledges that pursuant to Section 12-3-5.C of the Zoning Ordinance, the 

Petitioner has requested, and the Proposed Preliminary Plat of PUD contemplates, two exceptions to the 

bulk regulations of the R-3 Townhouse District: (1) to permit a minimum lot area of 2,608 square feet per 

dwelling unit, where a minimum of 2,800 square feet per dwelling unit is required, as set forth in Section 

12-7-3.F of the Zoning Ordinance and (2) to permit a front yard setback of 12 feet where a minimum 

front yard setback of 25 feet is required. At the time of consideration of a proposed final plat of planned 

unit development ("Final Plat of PUD") for the Subject Property, a final plat of subdivision for the 

Subject Property, and a final development plan for the Subject Property, the City Council will consider 

approval the Proposed PUD Exceptions. 

SECTION 6. SUBMISSION OF FINAL PLAT OF PUD AND FINAL PLAT OF 

SUBDIVISION.  Pursuant to and in accordance with Section 12-3-5.D.3 of the Zoning Ordinance and 

Section 13-2-4 of the Subdivision Code, the adoption of this Ordinance authorizes the Petitioner to submit 

a Final Plat of PUD and a final plat of subdivision for the Subject Property to the City. 
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SECTION 7. EFFECT OF APPROVAL OF PROPOSED PRELIMINARY PLAT OF 

PUD. Pursuant to Section 12-3-5.D.3 of the Zoning Ordinance, the approval of the Proposed Preliminary 

Plat of PUD for the Subject Property, as provided in Section 5 of this Ordinance, will not be deemed or 

interpreted as authorizing or entitling the development or the improvement of the Subject Property in any 

manner whatsoever unless and until the City Council approves, by ordinance or resolution duly adopted, 

as the case may be: (i) a conditional use permit for a planned unit development for the Subject Property, 

pursuant to Section 12-3-5.D.5 of the Zoning Ordinance; and (ii) a final plat of subdivision for the Subject 

Property, pursuant to Section 13-2-8 of the Subdivision Regulations. Nothing herein will be deemed or 

interpreted as obligating or requiring the City Council to approve a conditional use permit for a planned 

unit development or a final plat of subdivision. Further, the City Council has no obligation to consider or 

approve a conditional use permit for a planned unit development or a final plat of subdivision unless and 

until: 

A. The Petitioner complies with the applicable procedures for the review and 

approval of a Final Plat of PUD for the Subject Property, as set forth in Section 12-3-5.D.5 of 

the Zoning Ordinance; and 

B. The Petitioner complies with the applicable procedures for review and approval 

of a final plat of subdivision for the Subject Property, as set forth in Chapter 2 of the Subdivision 

Regulations. 

SECTION 8. CONDITIONS OF APPROVAL. The approvals granted in Sections 3, 4, and 5 

of this Ordinance are expressly subject to and contingent upon compliance by the Petitioner with each 

and all of the following conditions, all at the sole cost and expense of the Petitioner: 

1. In the event the property is sold, and/or a property owner desires to sell separate, 

fee-simple townhouse units, a Plat of Subdivision will be necessary to create separate lots and a 

Homeowner’s Association, or similar unified control entity must be established along with any 

covenants, conditions, and restrictions governing maintenance of common areas.  
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2. At time of submission for final subdivision and PUD plat, all public improvements 

must be noted on plans and all engineering comments addressed to the satisfaction of the Director 

of Public Works and Engineering.   

3. At time of submission for final subdivision and PUD Plat, the landscape plan must 

be revised in the park area closest to Thacker Street between Laurel Avenue and the railroad track. 

Bushes and a semi-open fence (wrought iron or chain link) should be placed around the north 

corner of the proposed park to allow visibility for traffic from Thacker Street. 

4. At time of final subdivision and PUD Plat, the photometric plan must be revised 

to include lighting at the entrances of both driveways. Any new lighting must be in conformance 

with Section 12-12-10 of the Zoning Ordinance. 

5. Each townhouse unit shall have separate water and sanitary sewer services.  

6. All electrical lines on the property must be installed underground.  

7. The Petitioner shall enter into a Subdivision and Development Agreement 

memorializing its obligations to develop the Development Parcels in full compliance with the 

City’s Zoning Ordinance, Subdivision Regulations, building codes and regulations, and the 

conditions set forth in this Ordinance as well as any other entitlements granted by the City.  

SECTION 9. TIME PERIOD FOR SUBMISSION OF FINAL PLAT OF PUD AND FINAL 

PLAT OF SUBDIVISION.  Pursuant to and in accordance with Section 12-3-5.D.3 of the Zoning 

Ordinance and Section 13-2-10.B of the Subdivision Regulations, respectively, the Petitioner must submit 

for review by the City: (a) a Final Plat of PUD for the Subject Property no later than the date that is 12 

months after the effective date of this Ordinance; and (b) a final plat of subdivision for the Subject 

Property no later than the date that is 12 months after the effective date of the approval of the Tentative 

Plat of Subdivision by the PZB. 

SECTION 10. EFFECTIVE DATE.  This Ordinance shall be in full force and effect upon its 

passage and publication in pamphlet form in the manner required by law.  
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SECTION 11. SEVERABILITY.  If any paragraph, section, clause or provision of this 

Ordinance is held invalid, the remainder shall continue in full force and effect without affecting the 

validity of the remaining portions of the Ordinance. 

 
  

PASSED this  day of   , 2023.  
 
APPROVED this    day of    2023.  
 
VOTE: AYES   NAYS _____ABSENT    

 
 

MAYOR 
ATTEST: 

 
 
 
 
CITY CLERK 

 
Published in pamphlet form this Approved as to form: 
   day of  , 2023. 

 
 
 

 
 CITY CLERK  Peter M. Friedman, General Counsel 
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LEGEND

PRELIMINARY PLANNED UNIT DEVELOPMENT PLAT

SITE DETAILS

LOT AREA SUMMARY

LEGAL DESCRIPTION

GENERAL NOTES
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Luz and Associates #1 LLC
Owner/Developer:

Issued for PZB Hearing Application | October 02, 2023
Des Plaines, Illinois

Graceland and Thacker
Architect:
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Des Plaines, Illinois    |   October 02, 2023
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Des Plaines, Illinois    |   October 02, 2023

Graceland and Thacker

Luz and Associates #1 LLC
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Site Plan
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Des Plaines, Illinois    |   October 02, 2023

Graceland and Thacker

Luz and Associates #1 LLC
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Aerial View
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Existing 7-Story Building 
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Oakwood Ave.
Oakwood Ave.
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Luz and Associates #1 LLC
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Graceland and Thacker

Luz and Associates #1 LLC
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Graceland and Thacker

Luz and Associates #1 LLC
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Professional Design Firm
License No. 184-003220

Expires: 04/30/2025

 









145 COMMERCE DRIVE, SUITE A
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LANDSCAPE NOTES:
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PLANT SCHEDULE SITE A

SITE MATERIALS SCHEDULE (SITE A)
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TREE PLANTING DETAIL1 EVERGREEN TREE PLANTING DETAIL2
SHRUB PLANTING DETAIL3 ANNUAL, PERENNIAL, & GROUNDCOVER DETAIL4

DU MOR, INC.

MIFFLINTOWN, PA  17059-0142
15 INDUSTRIAL CIRCLE, P.O. BOX 142

1-800-598-4018
PHONE:(717) 436-2106
FAX:(717) 436-9839
www.dumor.com

6.  CONTRACTOR'S NOTE: FOR PRODUCT AND PURCHASING INFORMATION VISIT www.CADdetails.com/info
    REFERENCE NUMBER 017-300.

5.  BENCH IS SHIPPED UNASSEMBLED.

6' LENGTH
SELECT DESIRED LENGTH

8' LENGTH

1 1/16"

71 1/2" ( 93-60 )
94 9/16" ( 93-80 )

72 3/4" 93-60 )
95 13/16" ( 93-80 )

28 1/8"

33
 1/

4"

19 3/4"

16
 1/

16
"

2 3/8" Ø STL. PIPE
(TOP & BOTTOM)

1/4" X 1 1/2" STL. BAR
(27 REQ'D FOR 6')
(36 REQ'D FOR 8')

3/8" Ø
STL. BAR

DuMor INC.
CAST LEG

9/16" Ø
HOLE

1/2" X 2 1/2"
S.STL FLAT SKT.
HD. CAP SCR.

ISOMETRIC VIEW

FRONT VIEW SIDE VIEW

3.  ALL STL. MEMBERS COATED W/ ZINC RICH EPOXY THEN FINISHED W/ POLYESTER POWDER COATING.
2.  DO NOT SCALE DRAWINGS.  
1.  INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
NOTES:

4.  1/2" X 3 3/4" EXPANSION ANCHOR BOLTS PROVIDED.

NOT TO SCALE

NOT TO SCALE NOT TO SCALE

6' STEEL BENCH

7.  6' BENCH WITH ARMS AND NO CENTER ARMREST.
8.  OR APPROVED EQUAL. APPROVED EQUAL MUST BE APPROVED BY THE OWNER IN WRITING PRIOR TO SUBSTITUTION.

5

Exhibit A Page 153 of 158



NOTES:
1. Calculation Results taken At Grade
2. Pole Height: 20'
3. Calculation Point Spacing: 5' x 5'
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0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

2.0 2.1 2.2 2.2 2.2 2.3 2.3 2.2 2.1 2.0 2.0 2.3 2.8

2.3 2.5 2.9 3.2 3.2 3.2 3.2 3.0 2.5 2.2 2.1 1.9 1.9

2.4 3.4 4.9 6.4 6.5 6.4 6.5 5.3 3.6 2.5 1.9 1.7 1.6

2.6 3.6 4.8 6.2 7.6 8.1 6.4 4.9 3.8 2.7 1.9 1.6 1.5

0.9 1.2 1.3 1.6 2.0 2.6 3.3 4.0 4.7 4.4 3.7 3.0 2.4 1.9

1.5

0.8

0.5

0.3

0.3

0.3

0.7

7.1

5.0

0.4

0.1

0.2

0.9

17.5

9.2

0.5

0.2 0.6 3.3
5.4

0.60.3
0.4

5.4

7.4

0.6

0.2 0.2 2.3

0.40.10.1

0.2

0.6

14.6

20.1 7.0 2.0

1.22.92.7

0.4

0.3

0.4

0.4 0.6
2.0

0.70.6

0.8

1.4

2.0

2.2

2.2

2.1 2.6 3.1 3.2 3.3 3.4 3.4 3.4 3.3 3.5 4.0 4.6

6.35.44.84.64.13.83.73.43.22.82.2

2.0

2.2

2.2

2.1
2.32.93.74.85.65.75.34.43.42.51.91.51.4

2.1

2.0

1.9

1.8
2.1 2.6 3.5 4.4 5.0 5.1 4.5 3.8 3.0 2.3 1.7 1.3

1.1

0.6

0.4 0.5 0.6 4.8

2.30.50.40.3

0.2

0.2

0.2

0.3 0.2 0.2 5.3

5.20.20.20.6

4.4

3.8

0.4

0.1
0.1 0.1 0.4

5.5
0.20.10.2

0.2

0.6

10.1

9.0

1.5 0.7 0.3 3.3

2.00.20.30.5

0.2

0.4

0.3 0.1 0.1 0.2 0.6 5.3 2.1 0.3 0.2 0.8 13.4 19.3 1.5

1.79.02.60.40.20.712.713.00.70.20.10.10.7

4.6

1.1

0.2

0.1

0.4

4.1 1.4 0.3 2.6

4.50.34.017.9

14.4

0.6

0.2

0.3 0.1 0.2 2.7

1.90.10.20.9

7.1

2.2

0.2

0.1 0.2 0.2
4.9

0.20.20.2

0.7

9.1

5.9

0.4

0.1

0.1

0.3

0.6 0.2 0.4
8.1

0.80.20.7

5.4

0.9

0.2

0.2

0.3 0.3 0.2
2.2

0.30.51.9

3.9

19.8

2.6
1.3

0.3

0.3 1.2
5.1

11.9
1.0

0.2

0.2

0.9

4.3

2.2

0.3

0.1

0.3

4.8

13.0

0.9

0.1

0.1

0.2

1.9

5.5

0.8

0.2

0.2

1.6

17.8

3.1

0.3

0.3

1.9

0.6
0.20.2

4.4
0.2 0.2 0.9

2.7

0.3

0.1

0.2

0.3
0.2

0.3

0.3 0.4 1.4

3.9

19.9

1.6

0.2

0.20.20.2
2.1

0.2 0.2 0.2

1.0

6.5

1.4

0.2

0.10.10.9

0.8 0.1 0.1

0.2

0.7

15.7

14.6

5.10.6

0.3 0.6 0.8

0.2

0.2

0.2

0.2

0.5

0.91.11.31.72.33.13.84.33.83.12.41.91.6

3.9 3.5 2.9 2.3 1.9 1.8 1.7 1.7 1.8 1.8 1.8 1.7 1.6 1.6

3.0 2.6 2.1 1.9 1.8 1.9 2.0 2.2 2.3 2.3 2.3 2.1 2.0 2.0

2.0 2.0 1.9 2.0 2.3 3.1 4.2 4.9 4.5 4.7 4.8 3.8 2.7 2.3

1.6 1.7 1.7 2.0 2.8 4.1 5.2 7.1 7.7 7.5 6.4 4.7 3.4 2.5

Luminaire Schedule
Symbol Description Tag

Calculation Summary
Label

VSR-S-T2-32L-7-30K-UNV S1

Units Avg Max Min Description
Entire Site 1 Fc 1.61 25.7 0.0 Grey
PARKING SPACES CENTER Fc 3.30 8.1 1.5 PINK
PARKING SPACES WEST Fc 2.93 7.7 1.6 BLUE

HP2-5CCT-WH F1
AT68010-BN F2
EB48538-BK S2

PROPERTY LINES Fc 0.03 0.6 0.0 RED
SIDEWALK CENTER Fc 2.24 19.9 0.1 Green
SIDEWALK WEST Fc 2.90 20.1 0.1 ORANGE
Streets Fc 2.49 8.6 0.5 Purple
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GENERAL NOTES

LEGEND

GEOMETRY NOTES

CITY OF DES PLAINES
BENCHMARKS
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GENERAL NOTES

LEGEND

UTILITY NOTESSTRUCTURE NOTES
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GENERAL NOTES

LEGEND

PAVING & SURFACE
 LEGEND

GRADING NOTES
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legend

fire truck
ingress from thacker - egress to graceland

fire truck
ingress from graceland - egress to thacker
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	Subdivision Improvements
	The Department of Public Works and Engineering (PWE) has provided comments (attached) based on the submittal. The memo states the following is required with this subdivision, to be finalized at the final plat of subdivision stage:
	1. Grind and re-surface eastbound lane on Thacker Street.
	2. Add 8” water main to replace 4” water main along a portion of Graceland Avenue.
	3. Add pedestrian crosswalk crossing on Thacker Street including a bump-out, striping, and Rectangular Rapid Flashing Beacons (RRFB).
	4. The sole streetlight along Graceland Avenue must be replaced and electrical conduit undergrounded. Petitioner will work with staff and ComEd to coordinate this replacement.
	Section 13-3-2 of the Subdivision Ordinance discusses required improvements for subdivided properties and timelines for the improvements.  Improvements are approved by the City Council during the final plat of subdivision process and financial guarant...
	In addition, Section 13-4-2 of the Subdivision Ordinance discusses dedication of park lands and/or fees in lieu for subdivisions. The publicly accessible, private park will count for a portion of the required park land dedication and any remainder wil...
	Note the petitioner’s request is for a Tentative Plat only at this time. The Planning and Zoning Board (PZB) approved the Tentative Plat of Subdivision at the October 24, 2023 meeting and the petitioner will be required to go through the Final Plat o...
	Ordinance Z-33-23_legal reviewed.pdf
	CITY OF DES PLAINES ORDINANCE Z - 33 - 23
	SECTION 2. LEGAL DESCRIPTION OF THE DEVELOPMENT PARCELS. The Development Parcels are legally described as:
	SECTION 4. APPROVAL OF PROPOSED PRELIMINARY PLAT OF PUD. Pursuant to Section 12-3-5 of the Zoning Ordinance, the City Council hereby approves the Proposed Preliminary Plat of PUD for the Development Parcels, which consists of the following plans:
	SECTION 5. ACKNOWLEDGEMENT OF REQUEST FOR PUD EXCEPTIONS.  The City Council hereby acknowledges that pursuant to Section 12-3-5.C of the Zoning Ordinance, the Petitioner has requested, and the Proposed Preliminary Plat of PUD contemplates, two excepti...
	SECTION 6. SUBMISSION OF FINAL PLAT OF PUD AND FINAL PLAT OF SUBDIVISION.  Pursuant to and in accordance with Section 12-3-5.D.3 of the Zoning Ordinance and Section 13-2-4 of the Subdivision Code, the adoption of this Ordinance authorizes the Petition...
	SECTION 7. EFFECT OF APPROVAL OF PROPOSED PRELIMINARY PLAT OF PUD. Pursuant to Section 12-3-5.D.3 of the Zoning Ordinance, the approval of the Proposed Preliminary Plat of PUD for the Subject Property, as provided in Section 5 of this Ordinance, will ...
	1. In the event the property is sold, and/or a property owner desires to sell separate, fee-simple townhouse units, a Plat of Subdivision will be necessary to create separate lots and a Homeowner’s Association, or similar unified control entity must b...
	2. At time of submission for final subdivision and PUD plat, all public improvements must be noted on plans and all engineering comments addressed to the satisfaction of the Director of Public Works and Engineering.
	3. At time of submission for final subdivision and PUD Plat, the landscape plan must be revised in the park area closest to Thacker Street between Laurel Avenue and the railroad track. Bushes and a semi-open fence (wrought iron or chain link) should b...
	4. At time of final subdivision and PUD Plat, the photometric plan must be revised to include lighting at the entrances of both driveways. Any new lighting must be in conformance with Section 12-12-10 of the Zoning Ordinance.
	5. Each townhouse unit shall have separate water and sanitary sewer services.
	6. All electrical lines on the property must be installed underground.
	7. The Petitioner shall enter into a Subdivision and Development Agreement memorializing its obligations to develop the Development Parcels in full compliance with the City’s Zoning Ordinance, Subdivision Regulations, building codes and regulations, a...
	SECTION 9. TIME PERIOD FOR SUBMISSION OF FINAL PLAT OF PUD AND FINAL PLAT OF SUBDIVISION.  Pursuant to and in accordance with Section 12-3-5.D.3 of the Zoning Ordinance and Section 13-2-10.B of the Subdivision Regulations, respectively, the Petitioner...
	PASSED this  day of   , 2023.
	APPROVED this    day of    2023.
	VOTE: AYES   NAYS _____ABSENT

	MAYOR
	CITY CLERK  Peter M. Friedman, General Counsel
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