
The Village of Green Oaks is subject to the requirements of the Americans with Disabilities Act of 1990.  Individuals with disabilities who plan to attend 
this meeting and who require certain accommodations in order to allow them to observe and/or participate in this meeting or who have questions 
regarding the accessibility of the meeting or the facilities are required to contact Village Administrator Denise Kafkis at (847) 362-5363 promptly to 
allow the Village to make reasonable accommodations for those persons.   

Posted November 11, 2024 at 3 p.m. 
 

REGULAR MEETING OF THE PLAN COMMISSION  
& ZONING BOARD OF APPEALS (PC-ZBA) 

 

Wednesday, November 13th, 2024 at 7:30 p.m. 
Village Hall Board Room ● 2020 O’Plaine Road ● Green Oaks, IL 60048 

 

                                                                                     AGENDA                                                                                .                                                                             
 

This meeting is also available virtually by clicking on the link below: 
 

Join the meeting now 
 

Microsoft Teams  
 

Meeting ID: 255 051 592 202 ● Passcode: vs2uyZ 
 

1.0 Call to Order 
 

2.0 Roll Call 
Plan Commission Chairman: Jeff Powers  Vice Chairman: Greg Winters 
Plan Commission Members: Justin Beger, Anne Gordon Rebmann, Pam Milroy,  
Scott Singer, Tony Filippo 
 

3.0 Approval of the Minutes & Findings of Fact:      
3.1     Review and Approve the Minutes for the Village of Green Oaks Plan Commission and 

Zoning Board of Appeals Meeting held October 9, 2024.    (pg. 1)    
 

4.0  Design Review 
 

 4.1 Superior Ambulance Service Monument Sign in a GI– General Industrial District at 122 
Baker Road.             (pg. 5) 

  4.1a Village Staff & Consultant Review Comments     (pg. 13) 
  4.1b Applicant Testimony 
  4.1c Public Comment 
  4.1d Deliberations of the PC-ZBA 
  4.1e PC-ZBA Vote & Recommendation to the Village Board of Trustees 
 

Voting Members: Justin Beger, Tony Filippo, Pam Milroy, Jeff Powers, Anne Gordon 
Rebmann, Scott Singer, Greg Winters 
   
  A) Motion & Vote to send a favorable recommendation on Agenda item 4.1 with 

or without conditions. 
  B) Motion & Vote to send an unfavorable recommendation on Agenda item 4.1 

with or without conditions. 
 

6.0  New Business 
 

7.0 Old Business 
 

8.0 Adjournment 

https://teams.microsoft.com/l/meetup-join/19%3ameeting_NWU5OWYwOWYtMDM1MC00YjVmLWE0MTktNmIwZGRlNjJhY2Iz%40thread.v2/0?context=%7b%22Tid%22%3a%220fca7942-bd8f-4f4d-920f-7777945d5e56%22%2c%22Oid%22%3a%2249337917-50b8-4a72-afbf-e7f522232980%22%7d


REGULAR MEETING OF THE PLAN COMMISSION 
& ZONING BOARD OF APPEALS (PC-ZBA) 

Wednesday, October 9th, 2024 at 7:30 p.m. 
Village Hall Board Room ● 2020 O’Plaine Road ● Green Oaks, IL 60048 

MINUTES   . 

1.0 Call to Order 

Chairman Jeff Powers called the meeting to order at approximately 7:30 PM. 

2.0 Roll Call 

Present: Tony Filippo, Pam Milroy, Jeff Powers, Scott Singer, Anne Gordon Rebmann, Greg Winters 

Absent: Justin Beger 

Also attending: Denise Kafkis, Village Administrator; Village Engineer Ben Metzler, PE of Clark Dietz, Inc., 
Village Planning & Zoning Consultant Nellie Beckner (virtually) from Rolf Campbell Associates (RCA)   

3.0 Approval of the Minutes and Findings of Fact: 

3.1     Review and approve the Minutes for the Village of Green Oaks Plan Commission and Zoning 
Board of Appeals Meeting held June 10, 2024. 

MOTION: Greg Winters moved to approve the Minutes for the Village of Green Oaks Plan Commission and 
Zoning Board of Appeals Meeting held June 10, 2024. Seconded by Scott Singer.  

Roll Call Vote:  AYE:  Tony Filippo, Pam Milroy, Jeff Powers, Scott Singer, Anne Gordon Rebmann, Greg 
Winter; NAY: None; ABSTAIN: None. ABSENT: Justin Beger. Motion carried. 

3.2  Approve the Findings of Fact for the Petition of Jeffrey Glogovsky Revocable Trust for Variations 
from setback standards of Zoning Ordinance Section 8-5D-3-C-6a, from the maximum 
impervious surface coverage of Zoning Ordinance Section 8-5-7D, and from the illumination 
standards of Zoning Ordinance Section 8-12-4 to install security and landscape lighting in a SR-
1 Suburban Residence District – Transitional Cluster Subdivision at 1480 Minard Lane. 

MOTION: Scott Singer moved to approve the Findings of Fact for the Petition of Jeffery Glogovsky Revocable 
Trust, for Variations from setback standards of Zoning Ordinance Section 8-5D-3-C-6a, from the maximum 
impervious surface coverage of Zoning Ordinance Section 8-5-7D, and from the illumination standards of 
Zoning Ordinance Section 8-12-4 to install security and landscape lighting in a SR-1 Suburban Residence 
District – Transitional Cluster Subdivision at 1480 Minard Lane. Seconded by Tony Filippo. 

Roll Call Vote:  AYE:  Tony Filippo, Pam Milroy, Jeff Powers, Scott Singer, Anne Gordon Rebmann, Greg 
Winter; NAY: None; ABSTAIN: None. ABSENT: Justin Beger. Motion carried. 

4.0 Design Review 

4.1 Lambs Farm Master Plan Update in a O – Office District with a Special Use Permit for a
Health/Medical Uses and Facilities at 14245 W. Rockland Road.  

4.1a Village Staff & Consultant Review Comments 

ITEM NO. 3.1
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Ms. Beckner reviewed the overall project proposal, indicating that the subject property “Lamb’s Farm” operates 
under a Special Use permit. She stated that the proposal includes the removal of several structures, many of 
which would be included in the proposed new activity barn. She noted that the plan appears to meet zoning 
standards, with the potential exception of the gravel parking lot; Ms. Beckner noted the Petitioner may wish to 
provide greater detail on the proposed parking lot improvements.  
 
Ms. Beckner continued to outline the plan submittal, noting the project would be developed in phases, with the 
activity barn being included in the first phase, followed by parking lot renovations and entry improvements. 
She noted changes to the existing layout would include the removal of the existing mini-golf course, to be 
replaced with a playground area, improvements to the train station boarding area which would include a 
sheltered and accessible entry to the station. The parking lot would be improved to accommodate two-way drive 
aisle traffic and ADA accessible parking spaces closer to the facility’s entry.  
 
Ms. Beckner summarized the structures proposed for demolition and provided an overview of the new 
structures. These structures include the animal barn/activity center, which is the main building for the site and 
consists of animal barns, as well as classroom space. The barn’s design allows for guest interaction both indoors 
and outdoors. The plans also include a gazebo shelter, small performance stage, and green house.  Ms. Beckner 
also provided additional information on the parking area, noting that although smaller in square footage, more 
parking spaces would be provided than currently exist today. Ms. Beckner also noted that 122 proposed trees 
would be planted throughout the site, including the parking area, which currently is not landscaped, and 6 trees 
would be removed.   
 
Village Engineering consultant Ben Metzler noted that this is a preliminary project, and the main concern for 
the site would be stormwater. He noted that although this is in an early stage of review, the submission was 
fairly comprehensive. Watershed development ordinance applies for this project, and a more detailed review 
would occur at a later date [suggesting during permit submission]. There are 7 detention basins located 
throughout the subject property and some are going to be small, features of the property’s landscape. All of the 
detention improvements would be completed in one phase and grading plan questions he has will need to be 
clarified at a later date. Mr. Metzler noted that there is floodplain on the subject property and determining flow 
routes are necessary; runoff from the animal pens should go through greenspace first before entering detention 
areas.  

 
  4.1b Applicant Testimony 
 
Representatives Lamb’s Farm and their design consultant from Upland Design answered questions from the  
PC-ZBA.  
 
PC-ZBA members asked questions about and received answers on the following: 

• Confirmation if the parking lot was gravel or paved asphalt, as well as the setback for the improved lot 
vs. existing lot, how improvements would be funded, and if TIF funds could be used.  

o The new parking lot material is proposed to be gravel, due to funding, although the parking spaces 
which are ADA compliant, nearest the entrance, would be paved asphalt and included in Phase 
I construction, as opposed to the rest of the parking lot, which is Phase II. If funds were available, 
the entire parking lot would be paved.  

o A 50-foot setback is required for the parking lot, and the existing parking lot has a setback of 20- 
feet; the proposed parking improvements would not encroach beyond this existing non-
conforming setback. 

o The Village will need to review the parking lot material to determine if a variation is needed prior 
to the building permit review. The north portion of Lambs Farm is in the TIF District, which 
includes the parking lot area. There is potential for the Village to utilize TIF for parking lot 
improvements, this is to be determined as the process moves forward. 

• The size of the proposed stage. 
o The proposed stage (Phase III) would be smaller than what is there now. 
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• What improvements would be included in Phase I 
o Phase I improvements include: the activity barn, restrooms, parking lot accessibility 

improvements, and all of the detention improvements. Funding for Phase I is complete, and 
Phase II is likely a couple of years out.  

• Permit procedural questions 
o The applicant does not need to come back through this process again if the permit plans 

substantially conform to the approved plans. This Design Review serves as a “master plan” and 
therefore they would be permitted to do Phase II work during Phase I; approvals would cover all 
Phases of the proposed work. The main exception would be if a variation is needed for the 
parking lot. 

• What would be grown in the greenhouse. 
o A mix of vegetables that would be used on-site, either for the café or to feed the animals.  

 
  4.1c Public Comment 
 
No public comment provided.  
 
  4.1d Deliberations of the PC-ZBA 
 
No additional discussion.  
 
  4.1e PC-ZBA Vote & Recommendation to the Village Board of Trustees 
 
MOTION: Pam Milroy moved to recommend Design Review approval to the Mayor and Village Board of 
Trustees, as presented. Seconded by Anne Gordon Rebmann.  
 
Roll Call Vote:  AYE:  Tony Filippo, Pam Milroy, Jeff Powers, Scott Singer, Anne Gordon Rebmann, Greg 
Winter; NAY: None; ABSTAIN: None. ABSENT: Beger. Motion carried. 
 
6.0  New Business 
 
None 
 
7.0 Old Business 
 
None 
 
8.0 Adjournment 
 
MOTION: Pam Milroy moved to adjourn the PC-ZBA meeting. Seconded by Anne Gordon Rebmann.  
 
Voice Vote: AYE: 6 NAY: None; ABSTAIN: None; ABSENT: 1. Motion carried.  
 
Chairman Jeff Powers adjourned the meeting at approximately 8:12 PM.  
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One Overlook Point, Suite 290, Lincolnshire, IL  60069 
Ph: (847) 735-1000 Fax: (847) 735-1010 www.rolfcampbell.com 

Page 1 of 2 

PLANNING AND ZONING CONSULTANTS MEMORANDUM 

Date: November 5, 2024 

To: Plan Commission & Zoning Board of Appeals (PC-ZBA) 
Denise Kafkis, Village Administrator  
Village of Green Oaks 

From: Jeramiah Yeksavich, AICP 

Re: Monument Sign Design Review - Superior Ambulance Service 
122 Baker Road 

__________________________________________________________________ 

The Petitioner, Superior Ambulance Service, is seeking a Design Review for a  monument sign 
in a GI – General Industrial District at 122 Baker Road (Subject Property). The Subject Property 
is used for an “Ambulance Service - Private” use.  

The PC-ZBA may make recommendations regarding sign design characteristics, need for 
variations, and other associated issues.  

1. Monument Sign:

Monument Sign Characteristics Table
Departures = Highlight Underline 

Sign Sign Regulations – 
Office & Industrial 

Use Dist. Maximums 

Proposed Sign1 Degree of Departures 
(% level of 
Departure) 

Sign Area 
 Two Sided 60 sq. ft. 55 sq. ft. 0 sq. ft. (0%) 
 One Sided 30 sq. ft. Superior Ambulance: 

25.0 sq. ft. 
Address: 3.4 

Total: 27.5 sq. ft. 

0 sq. ft. (0%) 

Height 6 feet 6.5 feet 0.5 feet (8%) 
Minimum Front Yard 
Setback 

5 feet Unknown; See 
Comment Below 

Unknown 

Minimum Side Yard Setback 10 feet >10 feet 0 feet (0%) 
Notes: 

1. All sign measurements rounded up to the nearest tenth (1/10th) of a foot or square foot.

a. Incorrect Sign Regulations: The Petitioner’s submittal packet identifies the
incorrect Sign Regulation standards. The Subject Property falls under the Office
& Industrial Standards as opposed to the Business Standards.

ITEM NO. 4.1a
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Rolf Campbell Associates 
November 5, 2024 

 

 
 Page 2 of 2 

 

b. Sign Height: The proposed sign exceeds the maximum height standard of six 
feet by half of a foot (6.5 feet tall total height). The sign will need to be reduced 
by half of a foot, or the PC-ZBA may review whether to recommend a departure 
for the Village Board’s consideration. 
 

c. Front Yard Setback: The exact west front yard setback is not clear based on 
the submitted information, but it appears to be below the minimum five feet 
required based on the submitted aerial photograph. The sign also appears it may 
encroach into the Baker Road R.O.W. The sign must be setback a minimum of 
five feet from the west property line, and it shall not encroach into the Baker 
Road R.O.W. The PC-ZBA may review whether to recommend a departure for 
the Village Board’s consideration, but the exact proposed setback distance must 
be provided to make this evaluation. 
 

d. Illumination: Per the Sign Plan, the sign will not be internally illuminated. It is 
requested that the Petitioner confirm if there are plans for external illumination 
sources. Such sources will need to comply with Zoning Ordinance illumination 
standards.  

 
 
Documents Reviewed: 

1) Sign Permit Application (1 page), Mark Your Space, sign dated October 16, 2024. 
2) Landlord Approval Form (1 page), Superior Ambulance, signage dated October 10, 2024.  
3) Monument Sign Plan Package (6 sheets), Mark Your Space Sign/B&C Enterprises, dated September 26, 2024/August 29, 2024. 
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