
Altenheim Advisory Committee Meeting SUMMARY December 3, 2022 

ADVISORY COMMITTEE MEMBERS 
• Marty Tellalian, Chair
• Maria Maxham, Commissioner of Public Health and Safety at Forest Park
• Jessica Voogd, Commissioner of Public Property at Forest Park
• David Gulyas, Resident
• Kurt Hansen, Resident
• Scott Presslak, Resident
• Steven Rouse, Resident
• Jocelyn Sims, Resident
• Geoff Smith, Resident
• Karen Swinger, Resident
• Mark Zinni, Resident
• Roberto Escalante, Resident
• Therese O’Brien, Resident

OTHER ATTENDEES 
• Kindy Kruller, Director, MUSE Community + Development

DISCUSSION 
• Introductions
• Public Comment
• Reviewed updated schedule

o January 9, January 23, February 6 and February 20
o Can do virtually

• Shared schedule of community presentations

Community Presentations 
 Presenter: Marty Tellanian 



• Encouraged committee to look at the Village Zoning Code
• Encouraged committee to look at the zoning of different community areas, including Section 9
Q & A:
a. Committee asked if current Altenheim zoning Restricted to R2?

b. Yes
2. PUD would like the development tool like the drove resident, PUD meet Q2?

a. No but could be negotiated
3. Zoning for YMCA?

a. Not sure

Presenter: Mark Zinni- Member of Altenheim senior living board 

• What was agreed upon before might not be the same
• Altenheim underserved community and important to keep happy
• The Altenheim board wants the community agreement to hold, including:

o 8 acres developed by R1/R2
o Connect impact with quiet Enjoyment

• Wish list:
o Likes green space to north
o Wants a masterplan
o Would like to buy back property
o Green space
o EV charging

Q & A: 
1. Buyback of property?

a. Immediately to the south for parking, great views. The zero-lot segments are torture
2. 8 acres for R1-R2 what other 3 acres?

a. Assuming green space, but need to finalize approach with village
3. Comment about South and West lot lines
4. Following up on board composition comment?

a. We don’t want to show our hand



Presenter: Gene Armstrong, Concerned Van Buren Citizens – See Attachment A

• Gene provided a copy of the presentation to the committee
Q & A: 
1. Share difference of 2 site plans of bldg. masses?

a. No difference, just concepts
2. Triangle parcel concept?

a. No assessment complete
3. Concepts represent 8 acres?

a. No, only concepts.
4. Final site plan reflects R3 zoning?

a. Deed shows R-2 but parcels are zoned R3.

Presenter: Ralph DiFebo, Altenheim Ad HOC Committee, Attachment B (only slides 1-19 were 
shared)  

• Walked through presentation
Q & A: 
1. What is the budget for the village?

a. Not sure, heard the pension was a concern
2. Maybe we shouldn’t let the budget dictate the project?

a. We won’t know
3. When will ad hoc committee know about grant approval?

a. Went unanswered
4. Why no taxes paid?

a. The cemetery got the letters, the PINs were complicated. The Altenheim is the tax bills.
5. What is the acrearage of parks to residents? Does it consider surrounding open space like Forest

Preserves?
a. The concept is village driver and inclusive and focused on walkability.

6. How would a civic authority work?
a. Needs an application and 5 board members, could include other parts/parcels of the village

kkruller
Cross-Out



Public Comment 
• Speaker 1: BJ Reid, Resident & Firefighter since 2005  Presenter: BJ Reid  - Attachment C
• Read letter, see attachment C
• Forest park resident since 2005 ; Been a firefighter since 2005

a. Firefighters focus on preservation of life
• Call volume metrics

a. Extended run of increased call volume 47.8% increase over one year
• Need more staff
• Previous leadership had required infrastructure updates

a. Building at 100 years old
b. Addition is 50 years old

• Altenheim is the best option for tax revenue sales tax and income tax
• Village is not operating with the option of a utopian, and we need development to harness tax

revenue.
• Speaker 2: Debra Callahan, Grove Resident

a. Homeless population at CTA and could be shifted to site
• Speaker 3: Harry Johnson, Grove Resident

a. Please consider solar farms
• Speaker 4: Brendan Riley, Police Officer

a. Issue at blue line with homeless, they have asked the county for assistance
b. Police officers need more staff, equipment, resources

• Speaker 5: John Griffin, Grove Resident
a. Traffic concerns include east bound on Des Plains and need to be considered trouble for

future development. Please consider traffic flow
• Speaker 6: Jennifer Griffin, Grove Resident

a. Wants retail to be carefully considered and don’t want to impact existing business

Wrap up Discussion 
• Contact Park district and invite to next meeting
• Civic agreement organization, the committee wants more information



EXHIBIT A





















“The parks and natural areas of northeastern 

Illinois are among the region’s greatest assets, 

offering an enhanced quality of life, protecting 

environmental quality, and contributing 

significantly to the region’s identity.” 

–From CMAP 2040 recommendation section:

“Expand and Improve Parks and Open Space”

Chicago Metropolitan Agency for Planning (CMAP)

Green/Open Space Standards

National Goal

10 Acres of Land : 1,000 People

City of Chicago Goal 

4-5 Acres of Land : 1,000 People

EXHIBIT B 



What is Forest Park’s Green Space Ratio?

North 

Altenheim 

“The Grove” 2 

Acres

South 

Altenheim 9.02 

Acres

Without Altenheim’s Land;

1.65 Acres : 1,000 People

Including the Grove; 

1.92 Acres :1,000 People

Including all Altenheim Land

2.56 Acres of Land :1,000 People

Petition Says

“As a resident or business owner in Forest Park, I 

support dedicating the property south of the Altenheim 

Senior Living Community buildings as contiguous green 

space.”

Please see the in-person/online petition containing 531 

names of residents who agree with the statement above.



Forest Park share of the tax pie is 

13.8%

Other taxing districts share 86.2 % of 

the remaining taxes.

Property Taxes are not a Windfall –
Create a TIF 2021 PROPERTY 

TAX SHARE 
PAYABLE IN 2022

Park View 
Townhomes

7652 W 
Madison St 

Forest Oaks Senior 
Apartments

Total Taxes:  $230,260

Forest Park 
Share: $ 31,776

Total Taxes:  $164, 067

Forest Park 
Share: $ 22,641

Total Taxes:  $104,796

Forest Park 
Share: $ 14,462



Altenheim Parcel Lines

• The entrance road to from Madison street appears to

be a dedicated public road, not privately owned.

• Parcel 15-13-100-019 includes properties owned by

both Concordia Cemetery and the Village (the

“Grove”)

• Parcel 15-13-100-010 includes properties owned by the

Altenheim Retirement Home, the Village and

Concordia Cemetery.

• An Assessor Division should be filed to correct the

parcel lines.



Altenheim 

Easements

•The existing easements appear listed in the Plat of

Survey involve the area surrounding the retirement

home.

•The dedicated street entering the “Grove” does not

appear to be encumbered by any easements.



Altenheim DeedConflict Between Agreements

•The Altenheim Purchase agreement calls for;

•A maximum of 8 acres be developed into 

residential dwelling units as permitted 

under the current zoning.

•Use of the property shall not interfere 

with the reasonable, quiet enjoyment of 

the residents of buildings “A” and “B” 

(no mention of building “C”).

•Department of Commerce Grant requires;

•“once the demolition is completed, the 

Grantee will prepare the site for a future 

mix use that will consist of residential, 

commercial and green space, to  be paid 

via other funding sources.” 



Village and Altenheim Approved YMCA

Baseball Field

Soccer Field

“YMCA” 

Building (two 

story with 

basement) 

Parking Lot



The Prairie 

Path Extension 

DuPage County 

easement for 

90”water main

Cook County 

easement for fiber 

optic line

CTA Parking Lot 



Area Vacant Land Sales
Kevel’s/Culligan

$996K (includes demo)

$1.9 Million per Acre 

Hines Lumber

$1.69 Million (including demo)

$870 K per Acre

Molly Malones

$774 K (including demo)

$1.8 Million per Acre

Seng Tire Company

$507 K (including demo)

$465 K per Acre 



Vacant Land Sales
Owner Address Sales Date  Sale Price  Demo 

Cost 

 Total value 

of land 

purchased 

Land 

Area in 

Acres

Sale Price 

per Acre

 Sale Price 

per Acre 

Rounded 

Comments

Hines Lumber 7820 Madison 

Street, River 

Forest

7/15/2015  $ 1,650,000  $ 42,000  $ 1,692,000 1.96 863,265$     870,000$     245 Front feet on Madison.  This parcel 

bordered the train tracks to the east,  This 

parcel contains 29 Townhomes.

Molley Malones 7652 Madison 

Street, Forest 

Park

5/8/2018  $    750,000  $ 23,988  $    773,988 0.43 1,799,972$  1.8 Million 150 Front Feet on Madison.  This parcel 

contains first floor retail and 18 apartments 

Seng Tire 

Company

7771 Van Buren 

Street, Forest 

Park

4/5/2019  $    479,000  $ 28,170  $    507,170 1.09 465,294$     465,000$     No front feet on Madison Street.  This parcel 

bordered the train tracks to the east and has 

an irregular shape.  This parcel contains17 

townhomes.

Culligan Water & 

Kevil's Resturant

7228-7834 

Circle Avenue, 

Forest Park

11/15/2018  $    981,000  $ 15,000  $    996,000 0.532 1,872,180$  1.9 Million Forest Park near CTA Blue Line at Harlem 

and Circle.   This parcel contains first floor 

retail and 56 senior apartments.

The Grove 7824 Madison 

Street, Forest 

Park

N/A  N/A 2.15 N/A ? Forest Park 75 Front Feet on 

Madison, This parcel is currently 

vacant land ready for construction no 

demolition cost apply.  Proposed 

bike path may affect its value by 

restricting access.

Vacant Land Sale in the Altenheim area

The unadjusted sales ranged from $500,000 to $1.9 million per acre of land.  

Density matters – typically the more units that are allowed per acre the 

higher the price.



Depending on Financial Need here are some

Possible Development Sites for the 

Altenheim Property



Option One– North two acres

North Altenheim



Option Two – North/West four acres

North West Altenheim



Option Three – North/West 4.25 acres

North West Altenheim

With access drive option



What happens if the South is developed and 

the Grove is kept as Green Space?

• If the south eight acres are developed

• The Grove will continue to be over-

crowed for events.

• The Grove’s parking on the South lawn 

will be eliminated.

• If less than eight acres of land are 

developed

• The Village will be managing more that 

one park.

• The Grove will still be over-crowed 

without parking.



Park / Green Space

Conceptual Drawings



Park Concept One

Brian Peterson, AIA

Architect/Urban Designer

• Create a new drainage system 

for the fields in tandem with the 

new development to the north.

• Privacy berm

• A Village gathering spot 

• Prairie and walking paths

Sell north the two acres for 
development and create 

park on south nine acres.



Concept Two 

Park on a Budget

• Allow the park to utilize the new development’s

drainage system.

• Repair existing roads and paths or share a new

roadway with the new development.

• Maintain existing fields (community space) as green

space and for events

• Maintain existing trees and explore achieving status

as an arboretum (25 species of trees).

• Create new features when additional private/public

funds become available

Sell north 2 and west 2.25 acres for 
development and create park on 

south 6.75 to 7 acres.



Ad Hoc Committee’s Recommendations 

to the Village Council

• The north two to four (+) acres of land should be considered for potential development (i.e TOD).

• The south seven to nine acres of land should be used to create a park on the South Altenheim property with similar 

attributes to the that of the “Grove.” 

• Make street improvements

• Intersection of Madison Street and Van Buren Street

• Intersection of Des Plaines and Van Buren Street 

• Financing

• Use a portion of the funds received from the sale of the North Altenheim Property.

• The Village should create a TIF district for the Altenheim area.

• Solicit State and Federal grants.

• Solicit private grants.

• Work with the developer to create a shared drainage system.

• Create a Civic Center Authority to manage the park (70 ILCLS 200 Civic Center Code Article 90)



Questions 

Discussion

Ad Hoc Cultural Park Committee
•Rachell Entler

•Ralph DiFebo  <cpcralph@gmail.com>
•Kathleen Garness

•Patti Marino

•Carol Morey

•Ryan Nero

•Todd Petersen

•Kim Rostello

•David Show

•Brian Peterson, AIA Architect/Urban Designer



Addendum



Calculation of Land to 

Population Ratios



Forest Park 

Land to 

Population 

Ratio without 

Altenheim 

purchase

Park Location

 Land Square 

Footage Acreage

Parks in Forest Park

Without Altenheim -                 -           

Playground and Soccer field at Circle and 16th St 41,514.00    0.95         

Citi Park at Circle and Randolph 10,812.00    0.25         

Dog Park and Veterans Park Circle and 2-90 26,286.00    0.60         

Community Garden Harlem and 2-90 23,679.00    0.54         

Tot Park Lathrop and Roosvelt 2,375.00       0.05         

Eds Way Park 3,271.00       0.08         

Tot Park Adams and Thomas 6,526.80       0.15         

Bike path to Desplaines River 58,224.00    1.34         

DesPlaines Wilcox/Adams 8,400.00       0.19         

Sub Total 181,087.80       4.16             

Park 

Forest Park Park 900,000.00  20.66      

Sub Total 900,000.00       20.66           

Total Green Forest Park Green Area 1,081,087.80   24.82           

Population of Forest Park per 1,000 15                 

Recommended Parks-Acres Per 1,000 Person

Village of Forest Park * 1.65

National Standard ** 10.00

City of Chicago ** 4.00-5.00

Chicago Park District ** 4.00-5.00

* This includes buildings, play grounds, concrete 

and blacktop.                                                               

Source aeiral photos, plat of surveys, 

** CMAP 2040 Plan page 126



Forest Park 

Land to 

Population 

Ratio 

including the 

Grove 

Park Location

 Land Square 

Footage Acreage

Parks in Forest Park

Altenheim Grove 87,120.00      2.00      

Playground and Soccer field at Circle and 16th St 41,514.00      0.95      

Citi Park at Circle and Randolph 10,812.00      0.25      

Dog Park and Veterans Park Circle and 2-90 26,286.00      0.60      

Community Garden Harlem and 2-90 23,679.00      0.54      

Tot Park Lathrop and Roosvelt 2,375.00        0.05      

Eds Way Park 3,271.00        0.08      

Tot Park Adams and Thomas 6,526.80        0.15      

Bike path to Desplaines River 58,224.00      1.34      

DesPlaines Wilcox/Adams 8,400.00        0.19      

Sub Total 268,207.80     6.16           

Park 

Forest Park Park 900,000.00   20.66   

Sub Total 900,000.00     20.66        

Total Green Forest Park Green Area 1,168,207.80  26.82        

Population of Forest Park per 1,000 14 

Recommended Parks-Acres Per 1,000 Person

Village of Forest Park * 1.92

National Standard ** 10.00

City of Chicago ** 4.00-5.00

Chicago Park District ** 4.00-5.00

* This includes buildings, play grounds, concrete

and blacktop.

Source aeiral photos, plat of surveys,

** CMAP 2040 Plan page 126



Forest Park 

Land to 

Population 

Ratio 

including all 

of Altenheim 

purchase.

Park Location

 Land Square 

Footage Acreage

Parks in Forest Park

Altenheim land area total purchase 480,024.60  11.02        

Playground and Soccer field at Circle and 16th St 41,514.00     0.95          

Citi Park at Circle and Randolph 10,812.00     0.25          

Dog Park and Veterans Park Circle and 2-90 26,286.00     0.60          

Community Garden Harlem and 2-90 23,679.00     0.54          

Tot Park Lathrop and Roosvelt 2,375.00       0.05          

Eds Way Park 3,271.00       0.08          

Tot Park Adams and Thomas 6,526.80       0.15          

Bike path to Desplaines River 58,224.00     1.34          

DesPlaines Wilcox/Adams 8,400.00       0.19          

Sub Total 661,112.40     15.18         

Park 

Forest Park Park 900,000.00  20.66        

Sub Total 900,000.00     20.66         

Total Green Forest Park Green Area 1,561,112.40 35.84         

Population of Forest Park per 1,000 14 

Recommended Parks-Acres Per 1,000 Person

Village of Forest Park * 2.56

National Standard ** 10.00

City of Chicago ** 4.00-5.00

Chicago Park District ** 4.00-5.00

* This includes buildings, play grounds, concrete

and blacktop.

Source aeiral photos, plat of surveys,

** CMAP 2040 Plan page 126



Tax Bill for 15-13-100-010



PIN 15-13-100-010

• This bill applies to parcel 010 which tax 

records show is owned by three different 

entities.

• Altenheim Retirement Home

• Village of Forest Park

• Concordia Cemetery

• This tax bill reflects the land alone the 

building has not been assessed 

(classification 1-00) 

• This can be corrected by filing an 

Assessor’s division

• When a division is filed the building 

will be assessed.

• Village tax rate 13.8%



Local Real Estate Land 

Sales of Newly 

Development Sites



Future Day Care Site.

Site has .63 acres of land.

On Harrison one block east of 

Circle Avenue

Sale price $2,448,000 per acre 

including estimated demolition 

(2022)

Purchased by the Park District

New Sale
Pines Restaurant



Site contains 29 townhomes.

Site has 1.96 acres of land.

On the north side of Madison 

Street across the street from 

the Grove.

Sale price $870,000 per acre 

including estimated demolition 

(2015)

Promenade Townhomes



Site has first 

floor retail and18 

apartments above.

Site has 0.43 acres of 

land.

Madison St and Jackson 

Blvd.

Sale price $1.8 Million 

per acre of land 

including estimated 

demolition (2018) 

Madison West - Retail and Apartments



Site contains 17 Townhomes

Site has 1.19 acres of land.

On Van Buren Street Across 

the street from the Altenheim

Sale price $465,000 per acre 

of land including estimated 

demolition (2019)

The Park View Townhomes



Site has first floor retail and 

56 senior apartments 

above.

Site has 0.48 acres of land.

Circle Avenue and Elgin 

Avenue

Sale price $1.9 Million per 

acre of land including 

demolition (2018)

Forest Oaks Senior Housing –
Retail and Apartments 



Property History



The Property was purchased the property to keep under the 

control of the Village and out of the hands of developers.

• 2001- The Village purchased 11.02 acres on for $3,650,000

• 2007 - Centennial Fest held on fields at South Altenheim.

• 2007 - Proposed sale to the Oak Park YMCA



Property History

• 2012 – Fenwick offers to purchase Altenheim which was

declined by the  village.

• 2012 - The Public Property Commissioner at a town

hall meeting called for citizen input on how the

Altenheim property should be used.

• 2016 –Mayor allows Citizen Committee to present their

Cultural Park Concept to the Village Board



Property History –Ad Hoc Altenheim 

Committee.

• 2017 - The Committee held nine public meetings

between 3/28/17 and 9/11/17.

• Secured a US Park Service Grant

• Presented two additional concepts in addition

to the original one.

• Ad Hoc Cultural Park Committee presented to

the Village Board on September 11th 2017.

• 2018 – The Ad Hoc Cultural Park Committee sent

an amended set of recommendations to the

Village Council.



Why the recommendation to sell the north 

portion be sold and developed. 

• The property south of the existing Altenheim retirement home should be preserved
as contiguous public green space to be used for public use.

• If the property is developed into smaller individual parks;

• It will be more difficult to manage three parks than one

• It will be more difficult to use a village gathering spot

• It will likely expose future residents to more noise and traffic.

• It will be difficult for residents to access.

• It will be more difficult to use existing parking lots especially if the space is to
be used for events.



Existing Area Residential 

Developments

How would the various residential 

developments fit into the Altenheim 

property? 



The Grove Condominiums

140 Condo units

The site outlined in blue 

contains 2.37 acres of land.



The Grove Townhomes

53 Townhouses

The site outlined in blue 

contains 3.3 acres of land.



Park View Townhomes

21 Townhouses

The site outlined in blue 

contains 1.15  acres of land.



Possible Altenheim Developments



•

Possible Altenheim Developments



Civic Center Authority 

• 70 ILCLS 200 Civic Center Code Article

90

• Five member Board

• Appointed by the Mayor with the advice

and consent of the Council



What is Value?

The value of open space: 

Green space has been shown to contribute to the overall health of the 

community in which it is located.  If developed properly, this land will 

enhance the well being of the community and provide a place to gather.  

The benefits to the village will be enduring.  

Value as a developed:

Provides a one-time cash return to the Village upon sale of the 

property.  Property tax revenues currently are at 13% of the total tax 

bill.  That is a gross figure, as the village will continue to incur 

expenses for police, fire and general expenses for supporting the 

property.



CPAP 2040 

Report 



They have no magic to stir 
men’s blood! 



EXHIBIT C
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