
Agenda 
Village of Homer Glen 

COMMITTEE OF THE WHOLE 
Wednesday, January 28, 2026– 5:30p.m.  

Village Board Room, 14240 W. 151st Street, Homer Glen 

DISABLED:  Any individual requiring special accommodations as specified by the Americans with 
Disabilities Act is requested to notify the Village Manager at (708) 301-0632 at least 24 hours in advance 
of the meeting date. 

 

 

A. Call to Order 

 

B. Pledge of Allegiance to the Flag 

 

C. Roll Call – Establish a Quorum 
 
 

D. Public Comment (3 Minute limit. Please sign in prior to start of meeting.) 
 
 

E. Discussion Regarding Arya, a 15.5-acre mixed use community (vacant, just east of 
12542 W. 159th Street) 

 
 

F. Adjournment  
 
 

 



AGENDA SUPPLEMENT SHEET 

Agenda Item Number:  E 

Committee of the Whole Date: January 18, 2026 

Item Title:  Arya (Workshop): Future request for a PUD for a mixed-use, commercial and 
residential community on 15.5 acres 

Staff Contact: Christopher Gruba, Director of Planning & Zoning 

Property Information 

Address: None, but approximately 1,000’ east of “A Touch of Green” Landscaping 
PINs: 16-05-13-300-009-0000, 16-05-13-300-025-0000, 16-05-13-300-024-0000, 16-05-13-300-
011-0000, 16-05-13-300-044-0000
2005 Comprehensive Plan Designation: Commercial, Commercial Business Park, Single-
Family Low Density, Environmental Features to be Preserved (see map)
Existing Zoning: C-5 (Office & Research Park)
Proposed Zoning: Likely R-6A and a new zone district to allow mixed-use
Existing Use: Undeveloped/Wooded
Proposed Use: Mixed-Use (Commercial & Residential Condos), Duplex Townhomes

Adjacent Zoning:         N: R-3, Single-Family Residential, C-5, Office &
Research Park

E:  C-5, Office & Research Park
S:  C-2, Local Business, C-3, General Business
W: R-3, Single-Family Residential

Project Overview 

Arya is a proposed mixed-use, master-planned community that would include commercial and 
residential components. Roughly estimated, the commercial component is 30,000 square feet 
and the residential portion would have 66 dwelling units total. The site is currently undeveloped; 
the west half of the site is fairly open, while the east half of the site contains trees. The current 
plans reflect an early conceptual stage.  As such, the plans were not evaluated for lighting, 
setbacks, and other code exceptions that may be required. Information that could be gathered 
from the concept plans has been included in this report. The elevation rises considerably from 
159th Street, gaining about 22’ in height to a peak in the center before gradually sloping back 
down at the north end. The entire site does not appear to contain any wetlands or flood hazard 
areas. There is an existing driveway stub from 159th Street into the development, which would be 
utilized for this development.  159th Street is under the jurisdiction of IDOT, and there is an existing 
left turn lane within 159th Street that turns directly into this driveway stub. There is no dedicated 
right-turn lane into the site on 159th Street.  The 10’ wide asphalt bike path runs along the length 
of the site within the right-of-way. It’s unknown if there are any easements on the site, although a 
survey will eventually be required. This development will likely require that it be developed as a 
Planned Unit Development (PUD).  
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The key points of the current plan are: 

• There would be two, 3-story, mixed-use buildings in the front along 159th Street:
o The footprint of each building is 16,000 square feet (approximately 30,000 square

feet total of leasable area).
o The 1st floor of each building would have commercial space.
o The 2nd and 3rd floors of each building would contain residential condos) owner-

occupied). Each building would have 13 units, for 26 condo units total.
o Parking would be located beneath each building in the “walkout” basements.
o The individual residential units would measure approximately 1,900 square feet.

• There would be 20 duplex buildings (40 units total) further away from 159th Street:
o This portion of the development would be gated.
o All units would be owner-occupied.
o The units would range in size from 1,900 – 2,000 square feet, with 2-3 bedrooms

each.
o The ceiling heights would be approximately 9’-10’
o The duplexes would have a mix of roof types to add visual interest; they would not

all be gable-roof designs.
o A mix of brick and Hardie Board siding is proposed.
o They would not be age-restricted.

• One or several HOA’s would govern the commercial, condo and duplex areas.
• The applicant is proposing that the gated portion of the development would be privately

owned and maintained road.  The road in the front between the mixed-use buildings would
be publicly dedicated right-of-way.

• The proposed detention pond in the northeast corner of the site would be a “dry-bottom”
pond, which could be used for recreation during the drier months. The two ponds closer
to 159th Street would be “wet-bottom” ponds.

Project History 

This project was originally introduced to the Village during a workshop meeting before the Plan 
Commission on October 6, 2022. The key points from this plan included:  

• Two, 2-story commercial buildings in the front along 159th Street:
o These buildings were approximately 30,000 square feet each.
o There were usable rooftops on each building, accessible to the public.
o Parking was located beneath each building in the “walkout” basements.
o The residential floor plans ranged in size from 1,260 – 2,200 square feet each.
o These buildings were entirely commercial and not mixed-use.

• Four, 4-story residential condo buildings in the rear further from 159th Street:
o There were approximately 42 condo units within each building.
o There was a total of 170 condo units on-site.
o Parking was located beneath each building in the “walkout” basements.

• There was a central pond feature.
• There was a central community space with a pool, clubhouse building and bathroom

building.

The minutes from the October 6, 2022 Plan Commission meeting have been attached to this staff 
report.  The current plans are significantly different than the older plans but have been included 
for comparison.  
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Comprehensive Plan 
 
The 2005 Comprehensive Plan illustrates this parcel on the Future Land Use Map as “Agriculture 
and Related Uses” with “Other Environmental Features to be Preserved”.   
 
2005 Comprehensive Plan Excerpts: 

 

   

 
 
Per the Future Land Use Map above, the western half of this land was intended for commercial 
uses closer to 159th Street and residential uses further back, which roughly aligns with the current 
proposal.  The eastern half of this land was intended for “commercial/business park”, meaning 
that it could go either way.  This eastern half also has an overlay for “Environmental Features to 
be Preserved”, being the trees in this instance.  A “Business Park” designation is defined in the 
Comprehensive Plan as “A tract of land that is planned, developed in a campus-like setting and 
operated as an integrated facility, consisting of office, industrial, warehousing and light assembly 
uses with a higher percentage of office space than in a typical industrial park and with 
consideration given to overall on-site vehicular circulation, parking, building orientation and 
design, utility needs and open space”. As always, the Comprehensive Plan is to be used as a 
guide for making land-use decisions and is not always followed.  The recent rezoning for The 
Villas of Hidden Valley is an example of a rezoning from C-2 (Local Business) to R-6A (Attached 
Single-Family Residential), which did not align with the Comprehensive Plan.  
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Zoning & Land Use 

Planned Unit Development/Conservation Subdivision Design: The 2005 Comprehensive 
Plan states that “major new residential developments should be developed as Planned Unit 
Developments (PUD)”.  All commercial developments that exceed 50,00 square feet shall be 
processed as a PUD, per the Zoning Ordinance. The general purpose of PUD’s is noted in the 
Zoning Ordinance:  

§220-901(A)(2): The planned development provisions allow greater design flexibility than is
normally permitted by the zoning district regulations, thereby encouraging more rational utilization
of the topographic and natural characteristics of the property to produce an economical and stable
development. It is intended to provide design freedom by permitting the developer an opportunity
to more fully utilize the physical characteristics of the site through changes of lot sizes, yards,
height and bulk restrictions and mixing of uses. Through the requirement of a development plan,
it is the intent that property under this section will be developed through a unified design, providing
contiguity between the various elements, and ultimately leading to a better environment.

The project could be divided into two separate land uses for rezoning purposes: the mixed-use 
buildings in the front and the duplex buildings in the rear.   

Duplex buildings, such as the Villas of Old Oak and the Villas of Hidden Valley, have a zoning 
designation of R-6A (Attached Single-Family Residential).  This type of zone district is entirely 
appropriate for these developments and would be the most appropriate for the duplex buildings 
for the Arya development as well.  Should the project proceed as proposed, staff recommends a 
rezoning of the duplex building area from C-5 to R-6A.  Below are some of the regulations for the 
R-6A zone district:

R-6A: (townhomes)
• Minimum Lot Size: None
• Minimum Lot Width for standard lots (measured at building setback line, usually 30’ from

front lot line): 80’
• Minimum Lot Width for lots on a cul-de-sac (measured at building setback line, usually 30’

from front lot line: 60’
• Minimum Lot Width for Corner Lot: 75’
• Minimum Lot Frontage (along the street): 50’
• Minimum Lot Depth: None
• Front Yard/Corner Side Yard: 30’
• Side Yard: 10’
• Rear Yard: 30’
• Maximum Height: 35’
• Maximum Lot Coverage: 40%
• Maximum Impervious Lot Coverage: 45%
• Minimum separation between buildings: 30’ from side to side, 40’ from side to rear and 40’

rear to rear. (The concept plans illustrate a typical building separation of 30.25’).

The two proposed mixed-use buildings present more of a challenge regarding land use. Currently, 
the Village does not have any current zone districts that would permit mixed-use with the number 
of residential dwelling units as proposed with Arya.  As such, a new zone district would need to 
be created that would accommodate buildings of this size, height, use types, density, setbacks, 
etc. There had been some discussion in the past about creating a mixed-use overlay instead of a 
new zone district.  Both are used by communities and both generally regulate land use in about 
the same way. However, staff recommends the creation of a new zone district over a mixed-use 
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overlay.  The reason being is that if an overlay were created, it could theoretically be applied to 
other existing zone districts and the results could be confusing.  For example, if a mixed-use 
overlay were placed on top of a residentially-zoned and developed property, it could add 
commercial qualities to that property, with unintended results.  It would be simpler to create a new 
zone district for mixed-use (“MX”, or “MU”, typically) and add this to the Zoning Ordinance.  It 
would also provide more control for the Village, since any new mixed-use zone district would have 
specific regulations and rezoning to this district would require a public hearing and action by the 
Board.  
 
The applicant hasn’t provided any scaled building elevations or floor plans yet of the two mixed-
use buildings.  However, staff estimates that a new mixed-use zone district could include the 
following regulations (approximately): 
 

• Maximum Building Height of 40’ (Building Height is measured at the average contact 
ground level from the front wall to the top of the roof) 

• Front yard setback: 70’ (as proposed) 
• Side yard setback: 17.5’ (as proposed) 
• Rear yard setback: 250’ (as proposed) 
• Density: 13 dwelling units in each building, or 66% of the Gross Floor Area of each 

building. Density could also be regulated in units per acre.  In this instance, there are 26 
condo units on approximately 7 acres, for 3.71 units per gross acre.  The dwelling units 
per net acre (subtracting area for the ponds and right-of-way) would be closer to 6-7 
dwelling units per acre.  

• Parking Required: The parking requirements may need to be adjusted to account for 
shared parking between residential and commercial uses, or they could be calculated 
independently.  

• Include a provision that commercial shall be located on the 1st floor, with residential uses 
always located above commercial uses.  

 
Density 
 
Density is measured by taking the total number of dwelling units and dividing it by the net land 
area.  The net land area is land that is not used for ponds, roads and public parks. Very roughly 
estimated, the duplex area is 6 net acres.  26 units/6 acres = 4.3 units per acre.  The maximum 
density in the R-6A zone district is 6 units per acre.  The estimated density for the condo units 
within the mixed-use buildings is approximately 6-7 units per acre, but more detailed information 
is required to provide an accurate assessment.  
 
Parks 
 
Arya does not propose any public parkland.  Private park/recreation areas may include the dry-
bottom detention pond in the northeast corner of the development, the center island of the cul-de-
sac (where a firepit is illustrated in the renderings), rooftop gardens on the mixed-use buildings 
and perhaps any of the open space between the duplex buildings.  All common areas would be 
owned and maintained by an HOA or several HOA’s, one for each use type.  
 
Since no public parkland is proposed, this development will require a cash-in-lieu payment for 
parkland to the Village.  This calculation is based on population, which is based on the total 
number of bedrooms.  For the purposes of estimation, the number of 2- and 3-bedroom units were 
divided evenly for both the condo units and the duplex units.  Staff estimates this donation to be 
approximately $293,006 (see attached donation calculator).  
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Tree Removal, Mitigation 

The west 7.75 acres of the site appears unforested, while the east 7.75 acres is forested. A tree 
survey will be required to accurately calculate the amount of tree mitigation or restitution (cash-
in-lieu) required.  However, judging by the Site Plan, the site will likely be cleared of all existing 
trees and tree mitigation will be required.  

Landscaping 

A Landscape Plan has not been submitted.  The Site Plan suggests that there is ample room for 
landscaping around building foundations, between buildings, around the perimeter of the 
development and within the cul-de-sac island.  

Parking 

Parking for commercial uses depends on the type of commercial use proposed.  Historically, 
different commercial uses on a single property are calculated separately, depending on the type 
of commercial use.  General business requires 4 spaces for 1,000 square feet of gross floor area. 
The total gross floor area of the commercial uses is 30,000 square feet, requiring 120 parking 
spaces.  The main parking areas illustrate 194 spaces.  Parking would also be available beneath 
each of the 2 mixed-use buildings, but this amount hasn’t been defined.  

Attached-family dwelling units require 2 parking spaces per unit plus 0.5 spaces for each 1,200 
square feet of dwelling unit for guest parking. It’s staff’s understanding that each duplex unit will 
have an attached 2-car garage. There are also 13 guest parking spaces.  Further information is 
needed, but the parking requirement for the duplex units appears to be met.  

Lighting 

A Photometric Plan has not been submitted, but will be required.  

Signage 

A Signage Plan has not been submitted but will be required.  

Fire Protection 

Staff has not received any comments thus far from the Homer Township Fire District. 

Plans to be Provided 
Should the project proceed, the following information will be required (but not limited to): 

1. A survey
2. A traffic study
3. A tree survey
4. Net buildable areas for each portion of the development
5. Building elevation drawings, to scale, noting building materials
6. A Landscape Plan
7. A Photometric Plan
8. Written confirmation from IDOT that the existing driveway is adequate for the proposed

use (turn lane required?)
9. Covenants, Conditions and Restrictions for each HOA in the development
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Attachments 
1. Aerial of Subject Property, with zoning overlay 
2. Estimated Park Donation Calculation   
3. Plan Commission meeting minutes excerpt, October 6, 2022 (regarding former plans) 
4. Concept Plans, received January 19, 2026  
5. Potential Rezoning Map 
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VILLAG E O F H O M ER G LEN
PARK D O NATIO N

Date 01/07/26 Case No. ESTIMATE
Subdivision Name ARYA townhomes/condos over commercial - 12/10/25 Concept
Contact
Address

Land Requirement per 1000 Population 11 Acres Final Plat
Fair Cash Market Value per Acre 175,000.00$  Date

Number of 
Houses

Number of People 
per House*

Estimated 
Population

Detached Single-Family

2 Bedroom 2.017 0.000
3 Bedroom 2.899 0.000
4 Bedroom 3.764 0.000
5 Bedroom 3.770 0.000

Total Houses
Attached Single-Family
1 Bedroom 1.193 0.000
2 Bedroom 20 1.990 39.800

3 Bedroom 20 2.392 47.840
4 Bedroom 3.145 0.000

Total Units
Multi-Family
Efficiency 1.294 0.000
1 Bedroom 1.758 0.000
2 Bedroom 13 1.914 24.882
3 Bedroom 13 3.053 39.689

Total Units

Total Estimated Population 152.211

Park Donation - Cash 293,006.00$     
     or or
Park Donation - Acres 1.674

Notes:

Date   Check No.   Amount
Date   Check No.   Amount

Total Received -$  
Balance Due -$  

Received by ______________

The total requirement shall be eleven (11) acres of park or recreational land, or cash in lieu of land, per 1,000 of
ultimate population. The Village of Homer Glen has determined that the present fair cash market value of one acre
of land for park and recreation sites is $175,000 per acre (OR25-057).  

Assumes 100% of 64 units are 2-bedroom.

PAYMENTS →

Park Donation Form Rev 01/13/04
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ATTACHMENT 3

Christopher Gruba
Highlight



11



12



13



14



15

ATTACHMENT 4

Christopher Gruba
Received



ARYA | Homer Glen

ARYA at Homer Glen

A master planned 15.5-acre mixed-use community nestled in the natural beauty of 
Homer Glen. Our community provides an elevated residential lifestyle with commercial 

conveniences nearby. 

Live Well • Live Connected

16



ARYA | Homer Glen Live Well • Live Connected

ARYA's commitment to sustainability extends to residential well-being. 
Our nature-focused design incorporates a blue zone living philosophy and 

promotes active living and mental wellness through thoughtfully curated spaces.
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• Walking and Biking Paths • Community Gathering Spaces
• Pet-Friendly • Outdoor Fitness and Meditation

ARYA | Homer Glen Live Well • Live Connected

Walkability
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Social Gathering Spaces • Year-Round Activities • Outdoor Recreation

ARYA | Homer Glen Live Well • Live Connected
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ARYA | Homer Glen Live Well • Live Connected

Belonging, By Design
20



ARYA | Homer Glen Live Well • Live Connected

The community is inspired and designed with the purpose 
of promoting connection, walkability, and convenience.21



ARYA | Homer Glen

Quality Craftsmanship  •  Smart Home Ready  •  Low Maintenance

Live Well • Live Connected

GATED LUXURY VILLAS
Where Lifestyle Meets Nature
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ARYA | Homer Glen Live Well • Live Connected

Where Life Slows Down and Happiness Moves In.

Welcome Home!23



ARYA | Homer Glen Live Well • Live Connected

Homes Designed For Family Connection
24



ARYA | Homer Glen Live Well • Live Connected

Shared Meals, Shared Moments
25



ARYA | Homer Glen Live Well • Live Connected

Ground Floor  - Commercial Space
First and Second Floor - Condominiums
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ARYA | Homer Glen Live Well • Live Connected

Ground Floor – 30k+ sq ft Commercial Space
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ARYA | Homer Glen Live Well • Live Connected

Commercial

Local Convenience Within Walking Distance
28



ARYA | Homer Glen Live Well • Live Connected

Where Community Comes Together
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ARYA | Homer Glen Live Well • Live Connected

South Elevation
30



ARYA | Homer Glen Live Well • Live Connected

Condo Balconies

1st & 2nd Floor - 26 condominiums
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ARYA | Homer Glen Live Well • Live Connected

Condo Balconies

Second Floor – Penthouse Condominiums
32



ARYA | Homer Glen Live Well • Live Connected

Condo Balconies

Rooftop Outdoor Living Space
33



ARYA | Homer Glen Live Well • Live Connected

Condo Balconies

Rooftop Green Space
34



ARYA | Homer Glen Live Well • Live Connected

Site Plan

35
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 Promote Local Economy
• Shop & Dine Homer Glen
• Creating Jobs

 Increase Tax Revenue for Village
• $1M+ potential property tax (66 units)
• Sales tax revenue from 30K+ sq ft commercial

 Expanding Community Convenience
• Providing residents with local conveniences
• Promoting spending from neighboring areas
• Economic catalyst attracting investors and residents

ARYA | Homer Glen

Thank You

Live Well • Live Connected
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