
CITY  OF  PARK  RIDGE  

505 BUTLER PLACE 

PARK RIDGE, IL  60068 

TEL: 847/ 318-5291 

FAX: 847/ 318-6411 

TDD:847/ 318-5252 

URL:http://www.parkridge.us 
 

OUR MISSION:     THE CITY OF PARK RIDGE IS COMMITTED TO PROVIDING EXCELLENCE IN CITY SERVICES IN ORDER TO UPHOLD  
 A HIGH QUALITY OF LIFE, SO OUR COMMUNITY REMAINS A WONDERFUL PLACE TO LIVE AND WORK. 

 

DEPARTMENT OF COMMUNITY 

PRESERVATION AND DEVELOPMENT

 

Date:  October 25, 2016  

 

To:  Planning and Zoning Commission 

 

From:  Jon Branham, Senior Planner 

 

Thru:  Jim Brown, Interim Community Preservation & Development Director 

 

Subject: Map Amendment from the B-1, Retail & Office District to the B-2, General Commercial 

District, at 

  1220 West Touhy Avenue 

Zoning Case:  MA-16-07 

  

Introduction 

Corporate Design & Development Group, applicant, requests a map amendment to change the zoning of 

the property at 1220 West Touhy Avenue (“subject property”) from the B-1 Retail & Office District to the 

B-2, General Commercial District, in accordance with Section 4.8 of the Zoning Ordinance.   

 

The subject property contains approximately 16,599 square feet and is currently occupied by a motor 

vehicle service station, which is not a permitted use in the B-1 District, i.e. it is a nonconforming use.    

The applicant has identified the property to be redeveloped as a motor vehicle service station, which 

would require a special use in the B-2 District.  The applicant has provided conceptual redevelopment 

plans, but the applicant is only seeking approval of the map amendment at this time.  If the map 

amendment occurs, the applicant will be required to submit a special use application and meet all 

applicable zoning requirements.   

 

The following chart summarizes the land use, zoning district classification and Comprehensive Plan 

designation for the subject and surrounding properties. 

Location Current Use Zoning Comprehensive Plan 

Subject Property Motor Vehicle Service Station B-1 Multi-Family Residential  

North Single Family Residential R-2 Single Family Residential 

East Motor Vehicle Service Station B-1 Multi-Family Residential 

South Multi-Family Residential R-4 Multi-Family Residential 

West Medical Offices B-1 Multi-Family Resdential 

 

Staff Analysis 

 

Comprehensive Plan 

The property is identified as multi-family (high density) in the 1996 Comprehensive Plan.  Thus neither 

the existing zoning and land use nor the proposed zoning and land use conforms with the 1996 

Comprehensive Plan.     
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Implications of Rezoning 

 

The subject site’s current zoning is B-1, and that zoning district is intended to “create a commercial 

environment for a variety of commercial uses…designed to provide for the needs of local residents…”  

The proposed B-2 zoning is also intended to create a commercial environment for a variety of commercial 

uses, but these uses are “typically oriented toward vehicular access and often located within retail 

centers.”  Moreover, the B-2 district should be situated in locations removed or buffered from low density 

residential development.”  (§8.1.)  Service stations are certainly “oriented toward vehicular access,” but 

the P&Z should evaluate the surrounding zoning to determine how the subject site is removed or buffered 

from low density residential areas. 

 

The permitted and special use table for the commercial districts (§8.3, Table 4, attached), does not 

indicate significant differences in potential land uses between the B-1 and B-2 districts.  Generally, the B 

-2 district, allows more uses as of right (permitted uses) rather than special uses as in the B-1.  The two 

districts’ bulk regulations ((§8.3, Table 5, attached), are virtually the same. 

  

Nonconforming Use 

This rezoning request is triggered by the desire of the applicant to alter the existing motor vehicle service 

station, which is a nonconforming use.  Existing nonconforming uses may continue to operate—they are 

“grandfathered”—and “normal maintenance and incidental repair may be performed on any structure that 

is devoted in whole or in part to a nonconforming use” (§15.3.A of the Zoning Ordinance).  However, the 

applicant’s intentions for a remodeled service station exceed “normal maintenance and incidental repair,” 

and thus would not be allowed if the subject property’s zoning were to remain B-1.  The rezoning to B-2 

would allow remodeling, expansion and an increase in use intensity—provided a subsequent special use 

approval were received.   

 

Findings of Fact 

Before making a recommendation, the Commission shall determine if the proposed amendment satisfies 

the twelve Zoning Amendment Standards for Map Amendments in Section 4.8.E, Table 1 (refer to 

Attachment C).  For example, the Commission will need to weigh whether the proposed amendment is 

compatible with the Zoning Ordinance, if the current conditions of the property warrant a change, 

whether the proposed district would be compatible with the surrounding area, and if the proposed 

amendment is consistent with the Comprehensive Plan. 

 

Commission Review and Action 

The Commission should discuss the advantages and disadvantages of the proposed zoning change, and 

whether or not it is appropriate.   

 

The Commission may recommend City Council approval or denial of a map amendment to change the 

zoning of the property from the B-1, Retail & Office District to the B-2, General Commercial District, at 

1220 West Touhy Avenue, Zoning Case Number MA-16-07.  In taking action the Commission shall make 

findings of fact for map amendments, in accordance with Section 4.8.E, Table 1 of the Zoning Ordinance. 

 

Other 

 

Notification requirements for this application have been satisfied.  A legal notice for the public hearing 

for the map amendment was published in the Park Ridge Herald-Advocate.  Neighboring property owners 

were notified for the map amendment.  A sign was posted on the property. 

 

 

Attachments 
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Findings of Fact for Zoning Amendments 

 

The Planning and Zoning Commission recommendation and City Council decision on any zoning 

amendment, whether text or map amendment, is a matter of legislative discretion that is not controlled by 

any particular standard. However, in making their recommendation and decision, the Planning and Zoning 

Commission and City Council shall consider the following standards, as set forth in Table 1: Standards 

for Zoning Amendments below. 
 

TABLE 1: STANDARDS FOR ZONING AMENDMENTS 

Standards 
Map 

Amendments 
Text 

Amendments 

The existing use and zoning of nearby property. X  

The extent to which property values of the subject property are diminished by the 
existing zoning. 

X  

The extent to which the proposed amendment promotes the public health, safety, 
comfort, convenience and general welfare of the City. 

X X 

The relative gain to the public, as compared to the hardship imposed upon the 
applicant. 

X X 

The suitability of the property for the purposes for which it is presently zoned, i.e. 
the feasibility of developing the property in question for one (1) or more of the uses 
permitted under the existing zoning classification. 

X  

The length of time that the property in question has been vacant, as presently 
zoned, considered in the context of development in the area where the property is 
located. 

X  

The evidence, or lack of evidence, of community need for the use proposed by the 
applicant.  

X  

The consistency of the proposed amendment with the Comprehensive Plan.  X X 

The consistency of the proposed amendment with the intent and general 
regulations of this Ordinance. 

 X 

Whether the proposed amendment corrects an error or omission, adds clarification 
to existing requirements, or reflects a change in policy. 

 X 

That the proposed amendment will benefit the residents of the City as a whole, 
and not just the applicant, property owner(s), neighbors of any property under 
consideration, or other special interest groups, and the extent to which the 
proposed use would be in the public interest and would not serve solely the 
interest of the applicant. 

X X 

Whether the proposed amendment provides a more workable way to achieve the 
intent and purposes of this Ordinance and the Comprehensive Plan. 

 X 

The extent to which the proposed amendment creates nonconformities. X X 

The trend of development, if any, in the general area of the property in question. X  

Whether adequate public facilities are available including, but not limited to, 
schools, parks, police and fire protection, roads, sanitary sewers, storm sewers, 
and water lines, or are reasonably capable of being provided prior to the 
development of the uses, which would be permitted on the subject property if the 
amendment were adopted. 

X  

The extent to which the proposed amendment is consistent with the overall 
structure and organization of this Ordinance. 

 X 

 





 

September 6, 2016 
 
The site at 1220 W Touhy Ave. is zoned B1 and we are requesting that the property be rezoned 
as B2.  The site is currently a legal nonconforming use, being used as a fueling station, 
convenience store and auto repair facility.  Without a change in zoning, possible improvements 
to the fueling station are very limited.  If the site is rezoned as B2, we could then request a 
special use as a fueling station and renovate the building including interior and exterior 
upgrades, a small cooler bumpout to the rear, and eliminating the automobile repair shop.  This 
would beautify the site, reduce noise, reduce the number of cars parked onsite, and give the 
community a more practical convenience store that better serves its needs. 
 
Responses to 4.8 - TABLE 1: STANDARDS FOR ZONING AMENDMENTS 
 
The existing use and zoning of nearby property. 
 
Current uses adjacent to the site include R-2 Single Family Residential District to the north which 
consists of single family homes.  To the east is B-1 Retail and Office District with a fueling station 
immediately beside the site and some commercial retail and restaurants after that.  South of the 
site is zoned R-4 Multifamily Residential District which consists of multifamily apartment 
buildings.  To the west is B-1 Retail and Office District with a physician’s office immediately next 
door and some small retail further down the street. 
 
The extent to which property values of the subject property are 
diminished by the existing zoning. 
 
The proposed amendment would be beneficial both to the value of the property and to the 
community.  Since gas stations are no longer an allowed use in the current zoning, rezoning this 
property could allow the site to be updated both in look and function.   
 
The extent to which the proposed amendment promotes the public health, safety, comfort, 
convenience and general welfare of the City. 
 
The new zoning would allow significant improvements to the Convenience store and allow the 
existing automobile repair to be removed from the site.  This would result in a much cleaner 
appearance as well as much less noise and fewer parked cars on the site.   
 
The relative gain to the public, as compared to the hardship imposed 



September 6, 2016 
Page 2 
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upon the applicant. 
 
By rezoning the property, the gain to both the city and the owners would be significant.  Under 
the current zoning, the owner is not able to update the building into a modern convenience 
store.  An updated convenience store would allow the fueling station to remain competitive as 
well as adding a valuable asset to the community. 
 
The suitability of the property for the purposes for which it is presently 
zoned, i.e. the feasibility of developing the property in question for one 
(1) or more of the uses permitted under the existing zoning classification. 
 
The site is more suitable to the community as B-2 rather than the B-1 which it currently is since 
it also already functions as a fueling station.   
 
The length of time that the property in question has been vacant, as 
presently zoned, considered in the context of development in the area 
where the property is located. 
 
The property has not been vacant.   
 
The evidence, or lack of evidence, of community need for the use 
proposed by the applicant. 
 
The necessity to the community has already been shown through the years that this site has 
already functioned as a fueling station.  The change in zoning would allow the site to better 
serve the community by allowing the modernizing and cleaning up the existing building and site. 
 
The consistency of the proposed amendment with the Comprehensive 
Plan. 
 
Rezoning this property would allow greater consistency with the Comprehensive Plan, which 
recommends improving the appearance and signage of the gas stations along the Touhy Avenue 
Corridor. 
 
That the proposed amendment will benefit the residents of the City as a 
whole, and not just the applicant, property owner(s), neighbors of any 
property under consideration, or other special interest groups, and the 
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extent to which the proposed use would be in the public interest and 
would not serve solely the interest of the applicant. 
 
Rezoning this lot would benefit the residents of the City as a whole because it would allow this 
site to be beautified and better serve the community with an updated convenience store. 
 
 
The extent to which the proposed amendment creates nonconformities. 
 
The change in zoning would help eliminate a current nonconformity, allowing the site to be 
upgraded, enhancing the image of the street. 
 
The trend of development, if any, in the general area of the property in 
question. 
 
The use as a fueling station is consistent with the rest of the development on the North side of 
Touhy on this block as most uses are auto repair, fueling stations, and restaurants. 
 
Whether adequate public facilities are available including, but not limited 
to, schools, parks, police and fire protection, roads, sanitary sewers, 
storm sewers, and water lines, or are reasonably capable of being 
provided prior to the development of the uses, which would be permitted 
on the subject property if the amendment were adopted. 
 
Adequate public facilities are available for this change in zoning.  The site already functions as a 
fueling station, convenience store and an automobile repair facility.  When upgrading the site, 
the automobile repair facility will be eliminated, with the use being reduced to the fueling and 
convenience store. 
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CITY OF PARK RIDGE, ILLINOIS 

TABLE 4: COMMERCIAL DISTRICTS PERMITTED AND SPECIAL USES 
 

P = Permitted Use  S = Special Use  
 

Use1 
Commercial Districts 

Specific Use Standards 
O B-1 B-2 B-3 

RESIDENTIAL USES 

Assisted Living Facility S S S S See Section 10.3.A 

Dwelling, Above the Ground Floor9   S   See Section 10.3.U 

Independent Living Facility S S S S See Section 10.3.A 

Nursing Home S S S S See Section 10.3.A 

Temporary overnight shelter4 S S S S See Section 10.3.R 

GOVERNMENT AND EDUCATIONAL USES 

Educational Facility, College/University   P P  

Educational Facility, Vocational School  P P P  

Government Facility and Offices P S S P  

Public Safety Facility S S S S  

Public Works Facility and Utility S S S S See Section 6.5 

RELIGIOUS USES 

Convent/Rectory S S S S  

Place of Worship S S S S See Section 10.3.O 

CULTURAL, RECREATIONAL AND ENTERTAINMENT USES 

Art Gallery P P P P  

Cultural Facility  S S S See Section 10.3.C 

Health/Fitness Center S P P P  

Heritage Center12  S   See Section 10.3.C 

Indoor Entertainment Facility  P P P See Section 10.3.H 

Indoor Recreation Facility  P P P See Section 10.3.H 

Live Entertainment  P P P  

Outdoor Entertainment Facility  S P S See Section 10.3.H 

Outdoor Recreation Facility  S P S See Section 10.3.H 

Social Club or Lodge  S S S See Section 10.3.Q 

SERVICE AND OFFICE USES 

Animal Hospital   S P  

Banquet Hall    P  

Car Wash    S  

Day Care Center, Adult or Child P P P P See Section 10.3.D 

Drive-Through Facility   P P See Section 10.3.F 

Financial Institution P P P P  

Funeral Home  S P P  

Hotel/Motel  S S S  

Kennel    S See Section 10.3.I 

Medical/Dental Clinic5,6 P P P P  

Motor Vehicle Rental Establishment   S P See Section 10.2 

Motor Vehicle Service and Repair, Major   S P See Section 10.3.M 

Motor Vehicle Service and Repair, Minor   S P See Section 10.3.M 

Motor Vehicle Service Station   S P See Section 10.3.J 

Office Park P     

Office, Professional P P P P  

Personal Services Establishment  P P P  

Restaurant  P P P  



 
CITY OF PARK RIDGE, ILLINOIS 

TABLE 4: COMMERCIAL DISTRICTS PERMITTED AND SPECIAL USES 
 

P = Permitted Use  S = Special Use  
 

Use1 
Commercial Districts 

Specific Use Standards 
O B-1 B-2 B-3 

Utility, Private S S S S See Section 10.3.S 

RETAIL USES 

Medical Cannabis Dispensing Organization13    S  

Motor Vehicle Dealership   S P See Section 10.3.K 

Retail Goods Establishment  P P P  

PARKING USES 

Parking Lot (Principal Use) P S S P See Section 10.3.N 

Parking Structure (Principal Use) P S S P See Section 10.3.N 

HEAVY RETAIL AND SERVICE, WHOLESALE AND DISTRIBUTION USES 

Contractor Storage Yard    S  

Heavy Retail, Rental and Service Establishment    P  

Medical/Dental Laboratory7    P  

Motor Vehicle Operations Facility    S See Section 10.3.L 

Research and Development Facility P   P  

Self-Service Storage Facility    S  

Warehouse/Distribution    S  

OTHER 

Planned Development S S S S See Section 5 

Wireless Telecommunications Antenna S,P3 S,P3 S,P3 S,P3 See Section 10.3.R 

Wireless Telecommunications Facility S S S S See Section 10.3.R 

Wireless Telecommunications Tower S S S S See Section 10.3.R 

 
    

                         

 



 
 

 
CITY OF PARK RIDGE, ILLINOIS 

TABLE 4: COMMERCIAL DISTRICTS PERMITTED AND SPECIAL USES 
 

P = Permitted Use  S = Special Use  
 

Use 
B-4 Uptown Business District 

Specific Use Standards 
U-Core U-Comm U-TS U-P/I 

RESIDENTIAL USES 

Dwelling, Above Ground Floor10  S S   See Section 10.3.U 

GOVERNMENTAL AND EDUCATIONAL USES 

Educational Facility, Vocational School P P P   

Government Facility and Offices    P  

Public Safety Facility   S P  

Public Works Facility and Utility   S P See Section 6.5 

RELIGIOUS USES 

Convent/Rectory S S S S  

Place of Worship S S S S See Section 10.3.O 

CULTURAL, RECREATIONAL AND ENTERTAINMENT USES 

Art Gallery P P    

Cultural Facility P P P  See Section 10.3.C 

Health/Fitness Center11  S P   

Indoor Entertainment Facility P P P  See Section 10.3.H 

Indoor Recreation Facility P P P  See Section 10.3.H 

Live Entertainment P P P   

SERVICE AND OFFICE USES 

Day Care Center, Adult or Child P P P  See Section 10.3.D 

Financial Institution P P P   

Medical/Dental Clinic8,9 S S    

Office, Professional (Above Ground Floor) P P P   

Office, Professional (Ground Floor) S S2, P P   

Personal Services Establishment (Above Ground Floor) P P P   

Personal Services Establishment (Ground Floor) S P P   

Restaurant P P    

RETAIL USES 

Retail Goods Establishment P P    

OTHER 

Planned Development S S S S See Section 5 

Wireless Telecommunications Antenna S,P3 S,P3 S,P3 S,P3 See Section 10.3.R 

Wireless Telecommunications Facility S S S S See Section 10.3.R 

Wireless Telecommunications Tower S S S S See Section 10.3.R 

 
TABLES 4 & 5: FOOTNOTES:  
1
 The terms in this column (“Use”) are defined in Section 17 (Generic Use Definitions). 

2
 In the Uptown Commercial, professional office uses located on the ground floor along Northwest Highway shall be 

considered special uses. In all other areas of the Uptown Commercial, professional office uses located on the ground 
floor are considered permitted uses.  
3 

Only wireless telecommunications antennas that comply with the stealth design standards of Section 10.3.R.10 shall  
be considered permitted uses. 
4
 Ordinance2008-83,11/17/2008

 
5
 Ordinance 2008-55, 8/18/2008 
6 Ordinance 2009-50, 7/6/2009 



7
Ordinance 2010-33, 4/5/2010 

8
Ordinance 2010-84, 12/6/2010 

9
Ordinance 2012-57, 12/3/2012 

10
Ordinance 2015-37, 6/1/2015 

11
Ordinance 2014-63, 11/17/2014 

12
Ordinance 2012-39, 8/20/2012 

13
 A Medical Cannabis Cultivation Center is not permitted within the City due to the distance requirements contained 

in The Compassionate Use of Medical Cannabis Pilot Program Act, 410 ILCS 130/1 et seq.  (Ordinance 2014-56, 
10/20/2014)  
 
 
 

8.4  YARD AND BULK REGULATIONS 
 

Table 5: Commercial Districts Yard and Bulk Regulations establishes yard and bulk regulations 
for the commercial districts. 

 
 

CITY OF PARK RIDGE, ILLINOIS 
TABLE 5: COMMERCIAL DISTRICTS YARD AND BULK REGULATIONS 

BULK REGULATION 
DISTRICTS 

O B-1 B-2 B-3 

MINIMUM LOT AREA None 
Non-Residential: None 
MF: 2,000 sf / unit 

None None 

MINIMUM LOT WIDTH None None None None 

MAXIMUM BUILDING 
HEIGHT1 

40 ft 40 ft 40 ft 40 ft 

MINIMUM YARD S2 

Front Yard 
20% of lot depth or 35 
ft, whichever is less 

7 ft 7 ft 

7 ft  
Except along SW Busse Highway: 
- Where ROW is more than 80 ft: 7 ft 
- Where ROW is 66 ft or less: 17 ft 
- Where ROW is between 67 & 80 ft: 
10 ft 

Interior Side Yard 
10% of lot width or 10 
ft, whichever is less 

None  None  None  

Interior Side Yard: 
Non-Residential Use 
Abutting Residential 
Use or District 

10% of lot width or 10 
ft, whichever is less 

5 ft 5 ft 10 ft 

Corner Side Yard 
10% of lot width or 10 
ft, whichever is less 

7 ft 7 ft 7 ft 

Rear Yard 20 ft None None None 

Rear Yard: Non-
Residential Use 
Abutting Residential 
Use or District3 

20 ft 15 ft 15 ft 20 ft 

 
  

                         

 

 



 

CITY OF PARK RIDGE, ILLINOIS 
TABLE 5: COMMERCIAL DISTRICTS YARD AND BULK REGULATIONS 

BULK REGULATION 
B-4 UPTOWN BUSINESS DISTRICT 

U-Core U-Comm U-TS U-P/I 

MINIMUM LOT AREA 
Non-Residential: None 
MF: 1,500 sf / unit 

Non-Residential: None 
MF: 1,500 sf / unit 

None None 

MINIMUM LOT WIDTH None None None None 

BUILDING HEIGHT1 

Townhouses: 35 ft or 2½ 
stories, whichever is less 
 
Other uses:  
Minimum: 2 stories or 30 ft, 
whichever is less 
Maximum: 3 stories or 40 ft, 
whichever is less 

Maximum: 3 stories or 40 ft, 
whichever is less 

Maximum: 3 stories or 40 
ft, whichever is less 

Maximum: 3 stories or 
40 ft, whichever is less 

DESIGN STANDARDS See Section 8.6 See Section 8.6 See Section 8.6 See Section 8.6 

MINIMUM YARDS2 

Front Yard 
None required; 
Except along Prospect Ave. 
and Main St.: 0 ft build-to line 

None required; 
Except along NW Hwy.: 0 ft 
build-to line 

10 ft 15 ft 

Interior Side Yard 
None; 
Except along Prospect Ave. 
and Main St.: 0 ft build-to line 

None; 
Except along NW Hwy.: 0 ft 
build-to line 

10% of lot width; 10 ft 
minimum 

10% of lot width; 10 ft 
minimum 

Corner Side Yard 
None; 
Except along Prospect Ave. 
and Main St.: 0 ft build-to line 

None; 
Except along NW Hwy.: 0 ft 
build-to line 

10 ft 15 ft 

Rear Yard None required None required 20 ft 20 ft 

Rear Yard: Non-
Residential Use 
Abutting Residential 
Use or District 

10 ft 10 ft 20 ft 20 ft 

 
TABLE 5: FOOTNOTES 
1
 All appurtenances must meet building height requirements.

 

2
 In some cases between certain districts and/or uses, a transition yard may be required. Such transition yard may 

require additional landscaping and screening, as well as a larger yard dimension to accommodate these plantings. 
Such transition yards shall be as required by Section 13 (Landscaping and Screening). 
3
 In the B-1, B-2 or B-3 Districts, a rear yard is not required where an alley or railroad tracks are located between the 

commercial use and a residential use or district. 
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