
I. CALL TO ORDER

 I.A Pledge of Allegiance

 I.B Verify Quorum

 I.C Approval of Minutes

II. CHAIRMAN'S COMMENTS

III. PUBLIC HEARINGS

 III.A Case 2023-01 Chicago Nursing Academy Special Use

 III.B Case 2023-03 UDO Amendments

IV. ACTION ITEMS

V. GENERAL DISCUSSION

VI. AUDIENCE PARTICIPATION

VII. ADJOURNMENT

Village of Lemont

PLANNING AND ZONING COMMISSION
March 1, 2023 – 6:30 PM

Village Hall - Village Board Room
418 Main Street, Lemont, IL 60439

AGENDA

 

 

 

 

 

 

 

 

 

 

 

 

https://d2kbkoa27fdvtw.cloudfront.net/lemont/b753b3813d2fbb297a1c4c3ced8727070.pdf
https://d2kbkoa27fdvtw.cloudfront.net/lemont/6190bc24bc56906e51f2acbf184671fd0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/lemont/4730a6b5d1d5f5614c8e4e2b3f21c6b40.pdf


418 Main Street | Lemont, IL 60439

  
TO: Planning and Zoning Commission
FROM: Jamie Tate, Community Development
THROUGH:
SUBJECT: Approval of Minutes 
DATE: March 1, 2023
 
SUMMARY/BACKGROUND

ANALYSIS

Consistency with Village Policy

STAFF RECOMMENDATION

BOARD ACTION REQUESTED

ATTACHMENTS
Draft February PZC Minutes

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1810752/February_2023_Lemont_Meeting.pdf


1 
 

Village of Lemont 
Planning and Zoning Commission 
Regular Meeting of February 1, 2023 

 
A regular meeting of the Plan Commission for the Village of Lemont was held at 6:30 p.m. on 
Wednesday, February 1, 2023, in the second floor Board Room of the Village Hall, 418 Main 
Street, Lemont, Illinois. 
 

I. CALL TO ORDER 
 
A.  Pledge of Allegiance 
 
Chairman Studebaker called the meeting to order at 6:30 p.m.  He then led the Pledge of 
Allegiance. 
 
B.  Verify Quorum 
 
Upon roll call the following were: 
Present:  Carmody, Cunningham, McGleam, O’Connor, Pawlak, Zolecki, Studebaker 
Absent:  None 
 
Consulting Planner Jamie Tate and Village Trustee Ron Stapleton were also present. 
 
C.  Approval of Minutes – January 11, 2023   
 
Commissioner Cunningham made a motion, seconded by Commissioner Zolecki to 
approve the minutes from the January 11, 2023, special meeting with no changes.  A roll 
call vote was taken: 
Ayes:  Cunningham, Zolecki, McGleam, Pawlak, Studebaker 
Nays:  None 
Abstain:  Carmody and O’Connor 
Motion passed 

 
II. CHAIRMAN’S COMMENTS 

 
Chairman Studebaker greeted the audience and explained the procedure for the meeting.  
He then asked everyone to stand and raise his/her right hand.  He then administered the 
oath. 
 

III. PUBLIC HEARINGS 
 
A.  CASE 2023-02 – THE BRIDGE SPECIAL USE EXPANSION 
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Chairman Studebaker called for a motion to open the public hearing for Case 2023-02. 
 
Commissioner Carmody made a motion, seconded by Commissioner McGleam to open 
the public hearing for Case 2023-02.  A roll call vote was taken: 
Ayes:  Carmody, McGleam, Cunningham, O’Connor, Pawlak, Zolecki, Studebaker 
Nays:  None 
Motion passed 
 
Staff Presentation 
 
Jamie Tate, Consulting Planner, said the applicant and the property owner is The Bridge, 
LLC.  They are requesting approval for an expansion of the existing special use that they 
have to operate a banquet facility event center with outdoor dining in the Downtown 
District.  The property is located at 44 Stephen Street and is on .43 acres.  The proposal 
will allow for The Bridge to occupy the entire building which is 11,159 square feet.  It is 
an expansion of 4,136 square feet.  The additional function room is to primarily serve as 
an indoor wedding ceremony space.  It is centered around a fireplace and open ceilings.  
The current 7,000-square-foot banquet space allows for a maximum occupancy of 395 
persons and the proposed additional space will allow for additional 174 people for a total 
of 569 people.  A capacity number is an architectural number and it is based on the 
square footage of interior space.  The Bridge does advertise its events for having a 
maximum occupancy of 250 people.   

Their initial special use for the banquet hall and outdoor area was approved on October 
26, 2020, with conditions.  Any change in intensity with a special use has to go through 
the special use process.  The Future Use for the Comprehensive Plan shows this as 
mixed-use and it is in line with the plan.  It also states in the Comprehensive Plan to 
develop the downtown as a destination for residents and visitors so the addition of an 
event center helps provide this destination point.  The purpose of the downtown is to 
promote a mixture of commercial, cultural, institutional, governmental, and residential 
uses in a compact and pedestrian-orientated manner.  This use does contribute to this 
purpose.   

Mrs. Tate stated the applicant has stated about 75% of their business is weddings and 
then showers, shows, and parties.  There is a pre-function room, a main room, a bride’s 
room, and two bars.  There is an outdoor space that has a pergola that was approved with 
the initial special use which is used for outdoor ceremonies or gathering space.  The 
applicant is proposing modifications to the exterior along Front Street.  It is to remove the 
existing overhead door and then they will infill the area with CMU to match the adjacent 
bays.  There will also be the addition of glass block windows above the new doors.  The 
southern entrance will have canopies over the doorways with tiebacks.  There is an 
exposed staircase that goes down to the basement and the applicant is proposing to 
enclose the area with the matching CMU block and also do the roof over it to match the 
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other entrances.  All the exterior renovations will have to be discussed and approved 
through the Historic Preservation Committee.   

During the initial public process in 2020, the predominant concerns that were heard were 
parking circulation and noise.  There were conditions that were part of the special use 
which are listed in staff’s packet.  This is a great time to take a look at the business and 
the property to make sure these conditions are appropriate and working or is there 
something else that needs to be addressed.  The size of the building and the existing space 
does allow for more guests.  She has had some discussions with the owners and the 250 
maximum people is a number that works for their business model.  The applicants feel 
that their guests prefer to use the parking garage.  The applicant has offered a shuttle 
service from the Metra lot but has found that it has not worked well.  They did try doing a 
valet service but it has created more chaos.   

Mrs. Tate said on their website they do have a section on parking which was suggested as 
part of the initial process.  The applicant has not received any negative reviews regarding 
the parking.  In the UDO, there is no minimum parking required for the use but rather it 
has to do with the size of the lot.  If the lot is less than half an acre then it does not require 
any onsite parking.  There are over 132 parking stalls within walking distance and that 
does not include 262 that are in the parking garage.  The Downtown District was not 
intended to have onsite parking.   
 
She asked the Police Chief if there have been any complaints or issues reported and there 
has been none.  She did receive a phone call from one of the residents that lives in the 
Lofts.  The complaint was with the parking, disorderly conduct from people leaving the 
site, and garbage left.  Staff has received other complaints regarding the staging for 
caterers that are taking place on the public sidewalks on the south side of the building.  
There is no kitchen inside the building so the caterers would set up tents outside on the 
sidewalks.  She had asked the applicant if this addition was going to alleviate all the 
staging that is taking place on the sidewalk and the applicant stated it would.  The floor 
plan shows an additional staging room.  There is a condition on this special use there 
cannot be any staging on the public right-of-way.   
 
Mrs. Tate stated staff is recommending approval with conditions that are listed in staff’s 
report.  It does meet the goals of the Comprehensive Plan.  The applicant is requesting the 
removal of some of the original conditions regarding parking.  The applicant is requesting 
that there not be a limit of 250 people.  However, staff is recommending maintaining the 
existing maximum of 250 people because she feels it is working.  If it goes to an 
additional higher number then what would be the threshold or breaking point where it 
doesn’t work.   
 
Chairman Studebaker asked what was the 395 number. 
 
Mrs. Tate said architecturally they could have up to 395 people with the 7,000 square feet 
that they currently operate.  If you add on the additional space it would add 174 people so 
the total could be 569 people.  For the Village, the 250 seems to be working.  She then 
read the conditions listed in staff’s report.  The last condition pertains to the staircase that 
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goes down into the basement and encroaches into the right-of-way.  The condition is so 
that before any work is done on the staircase there has to be some sort of agreement or 
modification. 
 
Commissioner McGleam asked what agreement exists for that business to occupy that 
public right-of-way.   
 
Mrs. Tate stated it was with the initial process.  It was a legal document from the 
attorneys that was more for liability.  It was not a permit though but more of an 
encroachment agreement. 
 
Commissioner Pawlak asked if this new proposal would remove those stairs. 
 
Mrs. Tate said the entrance is not changing and they are only adding canopies to that 
entrance.  She showed on the overhead where the outdoor stairs that lead to the basement 
are located that the applicant is proposing to enclose.   
 
Commissioner Zolecki stated on Front Street the building is on a zero lot line.   
 
Commissioner McGleam asked what kind of agreement allows them to have a portion of 
their building in a public right-of-way. 
 
Commissioner Zolecki said he asked that question three years ago.   
 
Commissioner McGleam stated the applicant should be buying that piece of the public 
right-of-way. 
 
Mrs. Tate said she is waiting to hear back from the Village Attorney. 
 
Commissioner Pawlak asked if there was another access to the basement besides that 
stairwell. 
 
Mrs. Tate stated there is not. 
 
Commissioner McGleam asked if there was a survey included in the plans. 
 
Mrs. Tate then showed the survey on the overhead. 
 
Commissioner McGleam said the basement stairwell is in the public right-of-way 
according to the survey. 
 
Commissioner Pawlak asked about the 250 limit for capacity. 
 
Mrs. Tate stated there was not a number before and the applicant is requesting to not have 
a limit.  From the Village’s standpoint and why the number was put in there, the applicant 
has used that number to run their business and there has not been an issue with that 



5 
 

number.  They are increasing the size of the building, but the 569 number seems like a 
lot.  The new space is being used to complement the other space.   
 
Chairman Studebaker asked if there were any further questions for staff.  None 
responded.  He then asked the applicant to come forward to make a presentation. 
 
Applicant Presentation 
 
Kevin Kulhanek, the applicant, said he does not have too much to add to staff’s 
presentation.  Their biggest concern is the limit on the 250 number.  They are increasing 
the size and there previously was no limit on the building besides the architectural 
occupancy.  They have no problem reaching out to the Village or the police if they have 
something above   250.  As far as the staging on the sidewalks, this additional space will 
totally alleviate that issue.  With some of their bigger events, the caterers did have 
problems fitting into their space.  The caterers will be using the entrance on the south side 
but will not be using the public sidewalk.  He has not heard of any issues with clean up 
and they do not allow anyone to walk outside with alcohol or food. 
 
Commissioner O’Connor stated in the spirit of being a good neighbor maybe it would be 
helpful to do a survey of the outside of the building and make sure there is no garbage left 
behind. 
 
Commissioner Cunningham asked if any documented procedures are given to the caterers 
explaining that the public right-of-way cannot be blocked.   He asked how are they to 
know that they are not allowed to do that.  
 
Mr. Kulhanek said they work with the same five caterers and if the client goes outside 
that list there is a fee charged.  He feels they did not have the space to be operating 
properly and it started to flow outside the building.  They do not have any documented 
procedures but they can create something.   
 
Commissioner O’Connor stated he has walked by the business several times and has seen 
the large vertical shelves that carry the food on the sidewalk.  The caterers are not able to 
carry them up the stairs so is there another way to get them inside the building. 
 
Mr. Kulhanek said the caterers will be able to get through the new entrance. 
 
Commissioner O’Connor stated there is a block wall separating the two spaces.  He asked 
if they plan on having two separate events going on at the same time.   
 
Mr. Kulhanek said it is not part of the plan but it could be possible in the future.  If there 
is a wedding in the big space though, in terms of noise, he feels it will not work.  They 
are not changing the business model in terms of the maximum capacity to allow for 
weddings.  The main use of the new space is so they don’t have to flip the room anymore.   
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Commissioner McGleam asked if he knew what kind of agreement there was for the 
public right-of-way. 
 
Mr. Kulhanek stated he did not know. 
 
Chairman Studebaker asked if there were any further questions for the applicant.  None 
responded.  He then asked if there was anyone in the audience that wanted to speak in 
regard to this public hearing. 
 
Public Comment 
 
Samantha Tinman said she is a resident at the Lofts and her balcony overlooks The 
Bridge.  She feels the applicant has done a great job with the building.  Her only concern 
is the trash and garbage that is left around the building.  There are a lot of alcohol and 
floral arrangements left along the canal and in the public garage.  There are no 
receptacles in the garage for any of the garbage so it just gets left around.  She asks that 
there be some kind of condition for some type of effort for the clean up on the canal and 
in the public garage.  The maintenance staff for the Lofts is left to clean up the trash in 
the garage.   
 
Marilyn Burr stated she is also a resident of the Lofts.  She agrees with Mrs. Tinman 
about the garage.  The feeling she got from some of the people leaving their venue was 
that she didn’t belong at the Lofts.  She is handicapped and she does park in the 
designated handicapped spots.  There are no designated parking spots for handicapped 
parking for the residents.  During these events, more and more people are starting to park 
in the public garage and she is being eliminated from having a convenient spot to her 
residence.  There is a resident that comes back in the summer that also utilizes the 
handicapped parking.  So sometimes you have to go to other levels of the garage or the 
other side of the garage to get a handicapped parking space.   
 
Mrs. Tate said she also received another letter today from a resident at the Lofts which 
will be made part of the public record.  Ms. Billig also provided pictures for the 
Commission.   
 
Commissioner Carmody read the letter.  Ms. Billig had concerns about the caterers 
blocking the public walkway on the south side of the building.  There have been tents 
with tables set up, electrical cords draped across the sidewalk, carts, and even vehicles 
blocking the public sidewalk.  Staff from the catering service sit outside the stairwell and 
in the back of the trucks smoking, eating, and talking which looks terrible for the people 
who are visiting the downtown area and for the residents.  The other concern was with 
the cleanup and open alcohol allowed outside the wedding venue.  Glasses and beer 
bottles are being left around on the trails, in front of the Post Office, and the parking 
garage.  She asked before this use is expanded there needs to be a discussion about the 
cleanup that should be addressed.  She does not feel parking is an issue but feels the 
parking garage is utilized last.  She enjoys watching the weddings but is concerned about 
expanding the capacity beyond 250 people.  She asked that the applicant address the 
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issues with the caterers and provide more staff or security on Friday and Saturday nights 
to make sure their guests are not leaving the venue with open alcohol.  The applicant 
should assist with cleanup efforts along the trail, parking garage, and venue. 
 
Trustee Stapleton stated that the staircase had to be there when the building was 
originally built.  He feels if there was any vacating of the public right-of-way they might 
not have the files from that far back. 
 
Commissioner McGleam said if that portion was recorded it would show up on the 
survey.  They are now putting a permanent foundation and wall in the public right-of-
way.   
 
Commissioner Zolecki stated the opportunity is here and with the expansion new 
deliveries are intended to come in through the new double doors on the south side.  There 
is a striped loading zone directly in front of the stairway that was installed back in 2020.  
It could have been put there to help and accommodate this business.  There is also 
stripping in front of the curb cut for the garage door that leads to the old Wags to Riches 
business.  At one point it was a driveway.  If you eliminate the loading zone in front of 
the door and keep the loading zone in front of the curb cut it might alleviate some of 
these problems.  If we are talking about procedures then we need to clean this all up.  
Also, when they are talking about architecturally what is allowed for occupancy this is a 
code requirement, based on the use, for them to take the square footage divided by a 
certain number and then accommodate the egress to get the number of people that 
theoretically could be in there.  The number of 395 people or 569 people in this space is 
the maximum amount of people that could theoretically be in there.  The numbers are 
typically way extreme and it would be uncomfortable to have that many people in there.  
Lastly, there was talk about being neighborly and there was a clear message about trash.  
He is not sure what conditions they could put in here when there are requirements that 
already exist such as noise ordinances.  It is a matter of abiding by it.  When they look 
forward in the Village and with the Comprehensive Plan for density and mixed uses, it is 
on them and the Village to be more diligent with the enforcement of these things.  They 
want the Village to be a more useful and vibrant place so then the businesses need to be 
more neighborly and the Village needs to be enforcing things better.   At the beginning of 
the presentation, it was stated there has not been any complaints.  If the residents are not 
calling then he would encourage them to call and build a record.   
 
Commissioner Carmody said the first condition talks about eliminating conditions 5, 6, 8, 
9, and 10.  Based on what they heard this evening, conditions 9 and 10 are not being used 
but he feels they need to keep the other conditions.   
 
Commissioner McGleam and Commissioner O’Connor agreed that conditions 5, 6, and 8 
need to stay also. 
 
Commissioner McGleam stated it sounds like the valet service is not necessary.   
 
Commissioner Pawlak said he liked the idea of removing the stripped loading zone. 
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Commissioner Zolecki stated that is not a condition for the applicant but needs to be 
handled at the Village Board level.  
 
Chairman Studebaker asked if there were any further comments or questions from the 
public.  None responded.  He then called for a motion to close the public hearing.  
 
Commissioner McGleam made a motion, seconded by Commissioner O’Connor to close 
the public hearing.  A roll call vote was taken: 
Ayes:  McGleam, O’Connor, Cunningham, Zolecki, Carmody, Pawlak, Studebaker 
Nays:  None 
Motion passed 
 
Plan Commission Discussion 
 
Chairman Studebaker asked if there were any further comments or questions from the 
Commission.  None responded.  He then called for a motion for a recommendation. 
 
Plan Commission Recommendation 
 
Commissioner McGleam made a motion, seconded by Commissioner Carmody to 
recommend to the Mayor and Board of Trustees approval of Case 2023-02 – The Bridge 
Special Use Expansion with the following conditions: 
1.  Adhere to the conditions associated with the original special use and consider the 

removal of Conditions 9 and 10.  The conditions proposed to be removed are 
regarding requiring valet for larger events. 

2. Maintain the existing maximum occupancy number of 250 persons as advertised and 
used for events at The Bridge. 

3. No staging, operations, or preparations for the purpose of an event by banquet staff 
may occur in the public right-of-way. 

4. Any proposed work within the public right-of-way must be done under a public right-
of-way vacation, where by the Village conveys the property to the applicant.  This 
would also apply to the existing steel stair platform located within the public right-of-
way. 

A roll call vote was taken: 
Ayes:  McGleam, Carmody, Pawlak, Zolecki, Cunningham, O’Connor, Studebaker 
Nays:  None 
Motion passed 
 
Commissioner McGleam made a motion, seconded by Commissioner Cunningham to 
authorize the Chairman to approve the Findings of Fact for Case 2023-02 as prepared by 
staff.  A roll call vote was taken: 
Ayes:  McGleam, Cunningham, Zolecki, O’Connor, Carmody, Pawlak, Studebaker 
Nays:  None 
Motion passed 
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IV. ACTION ITEMS 
 
None 
 

V. GENERAL DISCUSSION 
 
None 
 

VI. AUDIENCE PARTICIPATION 
 
Efrain Liccaga said he owns a small business on Stephen Street.  He is happy with having 
more businesses in Lemont.  He was thinking of building a home further down on 
Stephen Street but he is concerned with the number of people for the banquet hall.  He 
asked if they are going to have police and security to back the residents up if things get 
out of hand.   
 
Chairman Studebaker stated it seems like the Police have not been called regarding any 
issues.  He is sure that if he called they would respond.   
 
Mr. Lisaga asked if the Historic Preservation was going to approve the signage and 
design. 
 
Commissioner McGleam said yes they do have to go through the HPC for approval. 
 
Mr. Lisaga asked if there are still plans for the park on Stephen Street. 
 
Mrs. Tate stated yes there is.   
 

VII. ADJOURNMENT 
 
Chairman Studebaker called for a motion to adjourn the meeting. 
 
Commissioner O’Connor made a motion, seconded by Commissioner Pawlak to adjourn 
the meeting.  A voice vote was taken:  
Ayes:  All 
Nays:  None 
Motion passed 
 
 
Minutes prepared by Peggy Billig 
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STAFF REPORT  

TO: Planning & Zoning Commission 
FROM: Jamie Tate, AICP, Consulting Planner  

THRU: Jason Berry, CEcD, AICP, Economic & Community Development Director 

 
CASE NUMBER & NAME 

2023-01 Chicago Nursing Academy 

Special Use 

 APPLICANT  

Chicago Nursing Academy LLC (Nasanel Cohen) 

DATE 

March 1, 2023 

 

 PROPERTY ADDRESS/LOCATION 

1243 State Street Suite 101 

PIN: 22-32-200-048-0000  
BRIEF SUMMARY OF REQUEST 

 

The applicant, Chicago Nursing Academy represented by Nasanel Cohen, 

acting on behalf of the owner of the center, is requesting approval of a 

special use for a trade school to occupy a 1,050 SF space in the Lemont 

Village Square at 1243 State Street. Trade schools are a special use in the 

B-3 zoning district.   

 

The Chicago Nursing Academy is a vocational (trade) school that offers 

Certified Nursing Assistant (CNA) training to students above the age of 

18. A trade school in the Unified Development Ordinance (UDO) is an 

institution that provides instruction in a skill that does not grant 

associate and bachelor’s degrees. Special uses in the UDO are reviewed 

case-by-case intended to ensure consideration of the particular special 

use's anticipated land use, site design, and impacts While certain uses 

may be necessary or desirable within a given district, these certain uses, 

because of their potential influence upon neighboring uses or public 

facilities, need to be carefully regulated with respect to location or 

operation.  

 

MAP SOURCE: Cook County GIS  

    
 

EXISTING ZONING 

B-3 Arterial 

Commercial District   

EXISTING LAND 

USE 

Multi-tenant retail 

commercial center  

SURROUNDING ZONING & LAND 

USE 

North: B-3, Aldi 

South: B-3, Lemont Village tenants 

East:  Unincorporated residential with a 

single-family home 

West: B-3, Jewel Commercial Plaza 

REQUESTED ACTIONS 

Special Use to allow a Trade School 

in the B-3 Zoning District  

SIZE OF LEASED 

SPACE 

1,050 SF 

 

PROPERTY HISTORY 
 

The subject property is a multi-tenant retail commercial center with a mix of users including: Aldi, Jeffrey Lamorte Salon & 

Day Spa, Betty’s Bistro, a gaming retail store, Tap House Grill, Capri, Rosati’s Pizza, a yoga studio and a nutrition retail store. 

Prior to the Chicago Nursing Academy occupying the space, the Lemont Center for the Arts, Art & Culture Commission of 

Lemont utilized Suite 101 offering exhibits, classes and special events. Village staff observed the Nursing Academy had moved 

in prior to obtaining occupancy and a business license, therefore not verifying appropriate zoning. Once the application was 

submitted, the proposed use was determined to be a special use. The lease has already been signed and the academy is in the 

space during this special use process. The school is a part of the Illinois Institute of Nursing Studies, Inc with an academy in 

Rockford, IL as well.  
 

COMPATIBILITY with the COMPREHENSIVE PLAN 

 

The proposal is compatible with the Lemont 2030 

Comprehensive Plan as the future land use map designates 

the subject property as Community Retail (CR).  

COMPATIBILITY with the UNIFIED DEVELOPMENT ORDINANCE 

 

The proposal is compatible with the Unified Development 

Ordinance (UDO) if the special use is obtained.  

 

STAFF RECOMMENDATION:           APPROVE                               APPROVE WITH CONDITIONS                          DENY 

 
 

ATTACHMENTS 

1. Staff Analysis 

2. Site Photographs 

3. Application & Project Narrative 

4. Lemont Village Site Plan 

N 
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Attachment 1 – Staff Analysis – Chicago Nursing Academy Special Use  

       

COMPREHENSIVE PLAN 

The Lemont 2030 Comprehensive Plan identifies the subject site and the surrounding 

commercial area of 127th & State Street as Community Retail (CR). The community retail 

district is characterized by general retail uses, in addition to the convenience-orientated 

uses also found in the neighborhood retail district. Developments in this district are 

generally multi-tenant shopping centers typically with grocery store, discount store or large 

specialty store tenants as anchors. Other tenants are the same as what would be found in a 

neighborhood center: food service businesses, personal service businesses (i.e. salon) and 

financial service businesses (i.e. bank). Local residents still form the primary customer base 

for businesses in this district, but the businesses draw from a slightly larger area and some 

customers may travel longer distances to visit certain establishments.  

While the Lemont 2030 plan does not mention trade schools or education facilities as a part 

of the Community Retail district, they are a special use in the B-3, Arterial Commercial 

Zoning District that encompasses the retail corridor of 127th & State Street. At an 

appropriate scale, a trade school or educational facility can be a healthy addition to a 

commercial center anticipating students to visit nearby and adjacent stores, restaurants 

and businesses. A trade school can draw new visitors to the Village bringing outside 

revenue and the school can also serve our existing residents by providing them an 

opportunity to gain an education.  

GENERAL ANALYSIS & OVERVIEW OF PROPOSED USE 

Per §17.06.010 and Table 17-06-01, a trade school is s special use in the B-3 zoning district. 

Lemont Village Square was annexed and zoned B-3 with a Planned Unit Development 

(PUD) in 2005. There have been two PUD amendments regarding Aldi and signage, but 

nothing in the PUD or the amendments addresses more or less uses in the center than 

listed in the Village’s UDO. Lemont Village Square was approved with shared parking as 

typically found in multi-tenant commercial centers. The approved site plan in the 

Annexation Agreement and Planned Unit Development can be found in the attachments.  

According to the applicant, the training model for the academy utilizes both online and in-

person methods. Even with the online program, students must participate in 16 hours of in-

person lab training with a licensed instructor. The proposed location in Suite 101 in Lemont 

Village Square will be used for these labs and will be divided into two parts: a classroom for 

reviewing coursework and testing, and a laboratory for demonstrating skills and 

techniques. 
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The academy plans to offer small class sizes between 8-16 students per class, primarily 

made up of individuals already employed in local healthcare settings looking to further 

their careers. The academy also plans to assist graduates with job placement opportunities 

by leveraging relationships with local facilities and agencies. The full narrative can be 

found in the Attachments.  

The required parking in the 

UDO for ‘educational 

facilities’ is ‘per special use 

approval’. It can be assumed 

that each student will drive 

their own car to park while 

attending class or labs. In 

this area of the plaza, there 

is parking located behind the 

building as demonstrated in 

Figure 1. With class sizes 

between 8-16 students and 

taking into account 

employees, all the parking 

could be found in the rear of the unit. Gaining access to the unit from the rear parking area 

is safe and convenient as there is a one-way drive aisle in between Aldi and the proposed 

Academy. During times of larger classes and other busy times in the plaza, the Academy 

should encourage its students to park behind the proposed space and walk to the unit 

utilizing the accessway.  

STANDARDS FOR A SPECIAL USE 

The UDO has standards for special uses and no special use shall be recommended by the 

Planning and Zoning Commission unless the special use: 

1. Is deemed necessary for the public convenience at that location; and 

2. Is so designed, located, and proposed to be operated that the public health, safety, 

and welfare will be protected; and 

3. Will not cause substantial injury to the value of other property in the neighborhood 

in which it is located; and 

4. Shall not create excessive demands on Village service or impair the ability of the 

Village to maintain the peace and provide adequate protection for its citizens; and 

5. Is consistent with standards enumerated elsewhere in this ordinance for the specific 

use, including planned unit developments; and 

6. Meets, as applicable, the standards for planned unit developments found in Chapter 

17.08 of this ordinance. 

Figure 1: Approximately 20 parking stalls behind Suite 101. 
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A trade school is a special use in B-1, B-3, INT and all Residential zoning districts and 

allowed by right in the D-D. With a limited area within the Village to rightfully locate, a 

trade school and other educational facilities generally must go through the special use 

process. Falling within the UDO’s definition, a trade school could be a cosmetology school, 

technology center, welding school, Union Training center or similar. Within the UDO’s 

definition, it is quite possible the trade school could be very large and involve outdoor 

training equipment, therefore requiring stricter scrutiny than a smaller classroom and lab 

setting that can blend into a commercial retail center.     

According to the applicant, there is a critical shortage of certified nursing assistants to care 

for the elderly. Chicago Nursing Academy provides affordable education and access to a 

well-paying profession, deeming the use necessary for the public convenience at this 

location. The school operates during normal business hours and will not interfere with 

neighboring businesses. Lastly, the applicant states the structure and location will remain 

unchanged therefore not creating any more demand for services and maintenance. 

CONCLUSIONS & RECOMMENDATIONS 

The prior occupant of the space operated as a gallery, classroom and event location for over 

10 years. While the applicant did not follow the Village’s process to obtain a business license 

and occupancy permit first, ‘classes’ were advertised as a part of the Lemont Center for the 

Arts space on the window signage, providing the applicant with the confidence their trade 

school use was allowed. The space should operate similarly with designated class times and 

a smaller group gathering in the space at one time. While retail tax generating businesses 

are most ideal in the B-3 zoning district, it’s anticipated the students of the Nursing Academy 

will utilize adjacent businesses, stores and restaurants before or after class.  Staff is 

recommending approval of Case 2023-01 Chicago Nursing Academy Special Use with the 

following conditions: 

1. Encourage or require students to park in the rear of Suite 101. Staff would like the 

PZC to discuss parking for the proposed school and the opportunity to utilize the rear 

parking lot in this area. 

2. If class sizes go beyond 20 students at one given time in the location, the applicant 

must notify the Village to determine if an increase in the intensity of the special use 

is caused. If an increase in the intensity of the special use is determined, the special 

use process must be revisited. 
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Attachment 2 - Site Photographs 

 

Figure 1: View of Suite 101 in the 1243 State Street Lemont Village Square plaza 

 

Figure 2: View of Lemont Square from State Street.  
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Figure 3: Proposed space within the development.  

 

Figure 4: Not approved for occupancy notice.  



Attachment 3 

Application, Criteria and Project Narrative 
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Lemont Village Site Plan 
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SUBJECT: Case 2023-03 UDO Amendments 
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SUMMARY/BACKGROUND

ANALYSIS

Consistency with Village Policy

STAFF RECOMMENDATION

BOARD ACTION REQUESTED

ATTACHMENTS
PZC Memo, Analysis and Attachments

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1810727/PZC_Memo__Analysis_and_Attachments.pdf


 

 

STAFF REPORT  
TO: Planning & Zoning Commission 
FROM: Jamie Tate, AICP, Consulting Planner  
THRU: Jason Berry, CEcD, AICP, Community & Economic Development Director 
 

 

CASE NUMBER & NAME 

2022-09 UDO Amendments  
 APPLICANT 

Village of Lemont 
 

DATE 

March 1, 2023 

 

 PROPERTY ADDRESS/LOCATION 

N/A 
 

BRIEF SUMMARY OF REQUEST 

 

It is appropriate to review the Unified Development Ordinance (UDO) from time to time due to modernization, trends in land 

development, a change in policy direction or to update any noted errors in text language. The Lemont 2030 Comprehensive 

Plan also designates the Community Development Department Staff and the Planning and Zoning Commission (PZC) to review 

the UDO for updates and changes at least once a year.  

 

The proposed modifications to the UDO have been either repetitive requests, discussions with PZC Commissioners at past 

meetings, brought forward to Staff by elected officials, errors and language omissions noticed by Staff or clarifications that are 

necessary due to changes in materials, offerings or law. The following are proposed updates to the UDO to discuss: 
 

• Creating a new zoning district – The Open Lands District (OL District). 

• Updating the use table with the OL District and use location corrections. 

• Modifying any section relating to the new OL District. 
 

 

 

 

.    
  

EXISTING ZONING 

N/A 
EXISTING LAND USE 

N/A 
SURROUNDING ZONING 

& LAND USE 
N/A 

 

REQUESTED ACTIONS 

Discussion & 

Recommendation to approve 

UDO Amendments 

SIZE OF PROPERTY 

N/A  

 

 

COMPATIBILITY with the COMPREHENSIVE PLAN 
 

 

The proposed amendments to the UDO are compatible with 

the Lemont 2030 Comprehensive Plan. The Comprehensive 

Plan encourages staff and the Planning and Zoning 

Commission to review and propose amendments to the UDO 

at least one time a year.   

COMPATIBILITY with the UNIFIED DEVELOPMENT ORDINANCE 
 

The proposal is compatible with all aspects of the UDO as 

proposed to be modified.  
 

STAFF RECOMMENDATION: These items are being presented for discussion.                       
 

 

 

ATTACHMENTS 

 

1. Staff Analysis 
2. Updated Use Table 17-16-01 
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Attachment 1 – Staff Analysis – UDO Amendments  

       

  

The Village of Lemont is proposing to create an Open Lands District (OL District) to be 

utilized within the Village limits and for future annexations. Within the Lemont 2030 

Comprehensive Plan, the future land use of areas within the Village and on the outer limits 

is designated as open space/recreation. On November 14, 2022 the Village Board adopted an 

Annexation Agreement between PDV Midwest Refining, LLC (CITGO) and the Village of 

Lemont for 104.7-acres of unincorporated land west of Smith Road and north of 135th 

Street. Included in the Agreement is the directive to create the OL District within the 

Village’s Unified Development Ordinance (UDO) and to utilize the OL District for this 

[future] annexed area. The following is proposed language for the OL District in the UDO. 

Underlined language is new to the UDO and language shown with a strikethrough is 

proposed to be removed. Establishing the District the first modification proposed. 

17.05.010. - ESTABLISHMENT AND PURPOSES OF DISTRICTS. 

D. Other Districts. 

1. DD Downtown District. The downtown district ("DD district") is established to 

promote a compatible mixture of commercial, cultural, institutional, governmental, 

and residential uses in a compact, pedestrian-oriented, traditional village center 

consistent with the Comprehensive Plan and other documents, such as the 

Downtown Master Plan, that the Village may adopt from time to time. Additionally, 

the DD district is intended to maintain and enhance the historic, community, 

architectural, and aesthetic qualities unique to the downtown area. 

2. INT Institutional District. The institutional district ("INT district") is designed to 

provide an environment for land uses of a civic, educational, governmental, 

recreational, and religious nature. It is also intended to provide an environment for 

institutional group living. 

3. OL Open Lands District. The OL open lands district is intended to recognize the 

existence of major open lands and recreational areas in the village. The Open Lands 

zoning district is intended for the designation and protection of open lands, farms 

and parks as well as public recreational facilities, both outdoor and indoor, including 

both active and passive recreation areas, and certain ancillary uses, such as field 

houses, cultural facilities, and performance areas.  
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Next, the OL District is proposed to be added to the existing Use table. The proposed Use 

Table is found in Attachment 2. Note, there were other modifications to the use table that 

include moving Entertainment Complex out of the yellow heading category and under 

“Commercial Recreation” header. There were no changes to the Entertainment Complex 

use, just the location in the chart. The same is found for the use “Wholesale Sales”. It was 

previously located in a yellow header area of the chart which was inconsistent with all 

other uses. It has been moved under “Retail Sales and Service”.  

Next is to create a new chapter in the UDO for the Open Lands District.  

_____________________________________________________________________________________ 

Chapter 17.15 Open Lands District 

Sec. 17.15.010: Accessory Structures And Uses: 

Accessory structures and uses are permitted in the open lands district subject to the 

provisions of section 17.06.030 of this code. 

Sec. 17.15.020: Temporary Uses:  

Temporary uses are permitted in the Open Lands District subject to the provisions of 

section 17.06.150 of this Code. 

Sec. 17.15.030: Parking and loading requirements. 

The parking and loading requirements applicable in the Open Lands District are set forth 

in Chapter 17.10 of this Code. 

Sec. 17.15.040: Sign regulations. 

The sign regulations applicable in the Open Lands District are set forth in Section 

17.11.130 of this Code. 

Sec. 17.15.050: Buffers and landscaping. 

The requirements relating to buffering and landscaping of certain uses and structures in 

the Open Lands District are set forth in Chapter 17.20 of this Code. 

Sec. 17.15.080 Dimensional Standards 

OL District Dimensional Standards establishes the dimensional standards for the OL 

District. These regulations apply to all uses unless a different standard is listed for a 

specific use. Except for minimum lot area, these standards apply only to permanent 

structures within the OL District.   
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OL District Dimensional Standards 

 OL District 

Bulk Standards 

Minimum Lot Area 20,000 sf 

Maximum Building Height 35-feet 

Required Setbacks 

Minimum Front Setback 30-feet 

Minimum Interior Side Setback 25-feet 

Minimum Corner Side Setback 40-feet 

Minimum Rear Setback 25-feet 

Maximum Lot Coverage 25% 

 

Add the OL District to the Landscaping section of the UDO.  

Table 17-20-01. 

 

Landscaping Requirements Along Streets 

ZONING Street Type 

INT District and OL District One plant unit per 100 ft of 

street frontage 

One plant unit per 100 ft of 

street frontage 

 

17.20.070. - LANDSCAPE STANDARDS FOR PARKING LOTS. 

A. Applicability. All parking lots in all B, R, DD, OL, and INT districts containing 15 or 

more parking spaces shall be landscaped in accordance with the provisions of this 

section. 

 

Staff is recommending discussion of the proposed Open Land District and a 

recommendation to approve the UDO update with modifications, deletions or as it is.  



TABLE 17-06-01  Permitted and Special Uses in the Zoning Districts

B-1 B-3 B-4 DD INT OL M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-5A R-6

RESIDENTIAL B-1 B-3 B-4 DD INT OL M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-5A R-6

- - - P - - - - - - P P P P P P P P

Duplex - - - - - - - - - - - - - - - P S P

- - - P - - - - - - - - - - - P - P

Town house - - - P - - - - - - - - - - - P - P

Multi-family dwelling - - - P - - - - - - - - - - - - - P

Assisted living facility - - - - S - - - - - S S S - - S S S

Group home - - - - S - - - - - S S S - - S S S

Nursing home - - - - S - - - - - P S S - - S S S

Transition shelter - - - - S - - - - - S S S S - S S S

Group living not otherwise 
classified

- - - - S - - - - - S S S S S S S S

COMMERCIAL B-1 B-3 B-4 DD INT OL M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-5A R-6

Adult bookstores, video stores, 
movie theaters 

- - - - - - - - - S - - - - - - - -

Adult entertainment - - - - - - - - - S - - - - - - - -

P P P P - - - - - - - - - - - - -

Animal hospital/veterinarian - P P P - - - - - - - - - - - - -

Animal shelter/kennel - - P - - - - - - - - - - - - - -

Entertainment Complex S S S S S - - - - - - - - - - - - -

Indoor Recreation P P - P - - - - - - - - - - - - - -

Amusement Arcade P P - P - - - - - - - - - - - - - -

Health and sports clubs S P - S - - - - - - - - - - - - - -

Outdoor recreation - S S - - S - - - - - - - - - - - -

P P - P - - P - - - - - - - - - - -

- P - - - - P P P - - - - - - - - -

S

Brew-pub/microbrewery - P - P - - - - - - - - - - - - - -

Distillery with tasting room - P - P - - - - - - - - - - - - - -

P P - P - - - - - - - - - - - - - -

Nightclub - P - P - - - - - - - - - - - - - -

S S S S - - - - - - - - - - - - - -

Restaurant P P - P - - - - - - - - - - - - - -

- P - P - - - - - - - - - - - - - -

Zoning District

Two-family detached dwelling

Use Category

Group Living

Household Living

Adult Uses

Single-family dwelling

Animal Services

Restaurant, formula (fast food)

Outdoor dining as allowed under 
§17.06.120 of this ordinance

Construction Contractor Office/Yard 

Construction Contractor Office, 
consistent with the requirements of 
§17.06.170 of this ordinance. 

Construction Contractor Office with Yard

Animal grooming sales and service

Commercial Recreation

Drive-Through Establishments

Café, coffee shop, soda fountain

Eating and Drinking Establishments  (Note:  Drive-throughs require special use)



TABLE 17-06-01  Permitted and Special Uses in the Zoning Districts

B-1 B-3 B-4 DD INT OL M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-5A R-6

Zoning DistrictUse Category

P P - P - - - - - - - - - - - - - -

Tavern S P - P - - - - - - - - - - - - - -

P P - P - - - - - - - - - - - - - -

P P - P - - - - - - - - - - - - - -

- - - - - - - - - - - - - - - - - -

Convenience store P P - P - - - - - - - - - - - - - -

Grocery store/supermarket - P - P - - - - - - - - - - - - - -

Liquor stsore P P - P - - - - - - - - - - - - - -

Crematorium S S - - - S - - - - - - - - - - - -

Funeral home S S - - - - - - - - - - - - - - - -

Garden center P P P P - - P - - - - - - - - - - -

Landscaping/nursery - - - - - - P P P - - - - - - - - -

Bed and breakfast P P - P - - - - - - P P P P P P P P

Campground - - S - - - - - - - - - - - - - - -

Hotel/motel S P - P - - - - - - - - - - - - - -

Youth hostel S P - S - - - - - - - - - - - - - -

Short-term rentals - - - S - - - - - - - - - - - - - -

S S S S S

Hospital - S - S S - - - - - - - - - - - - -

Medical clinic or office P P - P - - - - - - - - - - - - - -

Office with GFA less than/equal 
to 7,500 sq ft

P P - P - - P - - - - - - - - - - -

Office with GFA over 7,500 sq ft - P - P - - P - - - - - - - - - - -

Garage as principle use S S S - - - - - - - - - - - - - - -

Non-accessory parking lot S S S - - - - - - - - - - - - - - -

Banquet hall - S - S - - - - - - - - - - - - - -

Fortune telling business - - - - - - P P - - - - - - - - - -

Flea market/farmer's market S S - P - - - - - - - - - - - - - -

P P - P - - - - - - - - - - - - - -

Lumberyard S - - - - P P P - - - - - - - - -

Pawnshop - - - - - - - - - - - - - - - - - -

Personal services P P - P - - - - - - - - - - - - - -

Retail Sales and Service (except as more 
specifically regulated)

Bank, credit union, savings & loan

Entertainment Complex

Medical

Office (except as more specifically 
regulated)

Parking, Commercial

Brokerage or financial advising

Landscaping

Lodging

Food and Beverage Retail Sales

Funeral and Internment Services

Financial Services  (Note:  Drive-throughs, other than ATMs, require special use)

Money exchange or payday loan

Specialty food shop/carry-out

Hardware store/Home improvement 
center



TABLE 17-06-01  Permitted and Special Uses in the Zoning Districts

B-1 B-3 B-4 DD INT OL M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-5A R-6

Zoning DistrictUse Category

P P - P - - - - - - - - - - - - - -

- S - P - - - - - - - - - - - - - -

- S - S - - - - - - - - - - - - - -

Wholesale sales - S - - - - S - - - - - - - - - - -

Smoking, hookah or vape lounge - - - - - - - - - - - - - - - - - -

Tatoo parlor - - - - - - - - - - - - - - - - - -

Auto body and auto repair S S - S - - P - - - - - - - - - - -

- P - - - - - - - - - - - - - - - -

S S - - - - - - - - - - - - - - - -

- S - - - P P P - - - - - - - - -

Car wash - P - - - - - - - - - - - - - -

- - - - - - - P P - - - - - - - - -

Service station S P - S - - S - - - - - - - - - - -

Vehicle storage and towing - S - - - - - S S - - - - - - - - -

S S

INDUSTRIAL B-1 B-3 B-4 DD INT OL M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-5A R-6

Light industry - - - - - - P P P - - - - - - - - -

Medium industry - - - - - - S S P - - - - - - - - -

Heavy industry - - - - - - S S S S - - - - - - - -

- - - - - - - - S - - - - - - - - -

- - - - - - - - S - - - - - - - - -

Container storage yard - - - - - - S S S - - - - - - - - -

- - - - - - - S P - - - - - - - - -

- - - - S - S S S S - - - - - - - -

Self-storage facility - S - - - - P P P P - - - - - - - -

PUBLIC, CIVIC, EDUCATIONAL, OTHER B-1 B-3 B-4 DD INT OL M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-5A R-6

Agriculture, consistent with 
§17.06.160 of this ordinance

- S - - - P - - - - P P P P - - - -

Farm stand P P - - - S - - - - P P - - - - - -

Greenhouse, commercial P P - - - - P P - - - - - -

- P - - - - - - - - P P - - - - - -

Library, public S S - - P - - - - - S S S S S S S S

S S - P - - - - - - S S S S S S S S

Government facilities P P - P P S - - - - P P P P P P P P

Parks and playgrounds P P P - P P P P P P P P P P P P P P

Postal service S S - P P - - - - - S S S S S S S S

Retail business with GFA less than 15,000 
sq ft

Retail business with GFA 15,000 - 24,999 sq 
ft

Retail business with GFA 25,000 or more 
sq ft

Civic and civic-related

Roadside market on lots of 5 acres or 
more

Outside display/storage not permitted 
under §17.06.120 of this ordinance

Asphalt manufacture or refining

Chemical manufacturing or storage

Freight transportation terminal

Agriculture

Auto supply or auto accessory

Boat/RV sales,service, or storage

Heavy equipment sales or service

Wholesale sales

Industry and Manufacturing

Vehicle-Related Land Uses

Lodge, fraternal and civic assembly

Automobile sales and service



TABLE 17-06-01  Permitted and Special Uses in the Zoning Districts

B-1 B-3 B-4 DD INT OL M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-5A R-6

Zoning DistrictUse Category

S S - P - - - - - - S S S S S S S S

Day care home P P - P - - - - - P P P P P P P P

Foster home - S - - - - - - - - S S S S S S S S

College and university S S - - S - - - - - - - - - - - - -

School, K thru high school - - - S P - - - - - S S S S S S S S

Trade school S S - P S - - - - - S S S S S S S S

Religious assembly P P - S P - - - - - P S S S S S S S

Religious institution S S - S P - - - - - P S S S S S S S

Telecommunications tower S S S S S S S S S S S S S S S S

P P P P P P P P P P P P P P P P P P

P P P S P S P P P P S S S S S S S S

Cemetery S S S - - S - - - - S S S S - S S S

Heliport - - - - S - - - S - - - - - - - -

- - - - - - - S S - - - - - - - -

- - - - - - - S S - - - - - - - -

Planned unit development S S S S S - S S S - S S S S S S S S

- - - - - - - - - - S S S S S S S S

P P P P - - P P P - - - P P - P P P

P P P P P P P P P P P P P P P P P P

P P P P P P P P P - P P P P P P P P

S S S S S S S S S S S S S S S S S

Small Cell Facility or Small Cell Antenna in 
Right-of-Way

Small Cell Facility or Small Cell Antenna in 
Private Property

Utilities, not as part of subdivision plat and 
not regulated more specifically by 
Ordinance O-94-07, Standards for the 
Construction of Facilities in the Public 
Right of Way.

Cultivation Center

Medical Cannabis Dispensing 
Organization

Child care facilities

Educational facilities

Religious use

Other

Railroad rights-of-way, excluding 
classification yards, terminal facilities, 
and maintenance facilities

Utilities, as part of subdivision plat

Temporary uses consistent with other 
permitted uses in the zoning district 

Parking lot as an accessory structure 
permitted to be located elsewhere than 
on the same zoning lot for which a 
primary structure or building is located 
and served by such parking lot

Child care facilities other than day care 
home and foster home


	Planning and Zoning Commission Agenda
	Item I.C - Cover Page
	Item I.C - Draft February PZC Minutes
	Item III.A - Cover Page
	Item III.A - PZC Memo, Analysis and Attachments
	Item III.B - Cover Page
	Item III.B - PZC Memo, Analysis and Attachments



