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 AGENDA FOR REGULAR MEETING 
VILLAGE OF TINLEY PARK 

PLAN COMMISSION 

 September 18, 2025 – 7:00 P.M. 
Council Chambers 

Village Hall – 16250 S. Oak Park Avenue 
 

Regular Meeting Called to Order 
Pledge of Allegiance 
Roll Call Taken 
Communications 
Approval of Minutes: Minutes of the August 7, 2025 Regular Meeting 
 
ITEM #1 PUBLIC HEARING – DRIVEWAY CURB-CUT WIDTH VARIATION – 4 MESSINA CT 
 Consider recommending that the Village Board grant Nicole Reese a Variation from Section 

VIII.A.6. and Section III.H.1. “Driveways” of the Zoning Ordinance to allow for a wider driveway 
curb cut at 4 Messina Ct in the R-2 PD (Single-Family Residential; Odyssey PUD) Zoning District.  

 
ITEM #2 PUBLIC HEARING – K9 RESORTS SPECIAL USE – 16040 HARLEM AVENUE– SITE 

PLAN/ARCHITECTURAL APPROVAL  
 Consider recommending that the Village Board grant Zack Nisbet of WCDR Tinley Park, LLC a 

Special Use for a Substantial Deviation from the Park Center Plaza PUD to allow for the 
establishment of a kennel at 16040 Harlem Avenue in the B-3 PD (General Business and 
Commercial, Park Center Plaza PUD) Zoning District. Site Plan/Architectural Approval will also 
be considered. 

 
Receive Comments from the Public 
Good of the Order 
Adjourn Meeting 
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MINUTES OF THE REGULAR MEETING OF THE 
PLAN COMMISSION, VILLAGE OF TINLEY PARK, 
COOK AND WILL COUNTIES, ILLINOIS 

 
August 7, 2025 

 
 

 
The meeting of the Plan Commission, Village of Tinley Park, Illinois, was held in the Council 
Chambers located in the Village Hall of Tinley Park, 16250 Oak Park Avenue, Tinley Park, IL on 
August 7, 2025. 
  
CALL TO ORDER – CHAIRMAN GRAY called to order the regularly scheduled meeting of the 
Plan Commission on August 7, 2025 at 7:00 p.m. 
 
Michael O. Whalen, Associate Planner, called the roll. 
 
Present Plan Commissioners:  James Gaskill 
     Angela Gatto 

Terry Hamilton 
Eduardo Mani 
Andrae Marak 
Chairman Garrett Gray 

 
Absent Plan Commissioners:  Amanda Martinez 
     Edgar Montalvo 
     Steve Sepessy 
      
Village Staff:    Michael Coleman, Interim Community Development Dir. 

Michael O. Whalen, Associate Planner 
 
Petitioners:    Mike Hackett, Gas N Wash (Item 2) 
     Chris Kalischefski, WT Group (Item 2) 
     Betsy Gensburg, Gensburg, LTD. (Item 1) 
     Ellen Sims, Amazing Smiles (Item 1) 
 
Members of the Public:  Therese Radtke 

Carlos Williams 
 
COMMUNICATIONS – Michael O. Whalen, Associate Planner, noted that COMMISSIONER 
MONTALVO was absent for health reasons. He requested that the second item listed on the agenda 
be heard first. 
 
APPROVAL OF THE MINUTES – Minutes of the July 17, 2025 Plan Commission meeting were 
presented for approval. CHAIRMAN GRAY requested a motion to approve the minutes. 
COMMISSIONER MANI made a motion to approve the minutes of the July 17, 2025 Plan 
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Commission meeting. COMMISSIONER HAMILTON seconded the motion. All were in favor. 
Motion carried. 
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TO:  VILLAGE OF TINLEY PARK PRESIDENT AND BOARD OF TRUSTEES 

FROM: VILLAGE OF TINLEY PARK PLAN COMMISSION 
 
SUBJECT: MINUTES OF THE JULY 17, 2025 REGULAR MEETING 
 
ITEM 1:  PUBLIC HEARING – RESIDENTIAL DWELLING UNIT CONVERSION 

(MIXED-USE) – 16532 OAK PARK AVENUE – SPECIAL USE FOR A 
DWELLING TO THE REAR OF A PRINCIPAL USE AND SITE 
PLAN/ARCHITECTURAL APPROVAL 

 
Consider recommending that that the Village Board grant Dr. Jason Crescenzo on 
behalf of Tinley Park Medical Property LLC and Amazing Smiles a Special Use 
for a Dwelling located to the rear of a principal commercial use, and Site Plan / 
Architectural Approval at 16532 Oak Park Avenue in the B-3 (General Business 
and Commercial) zoning district. 

 
Present Plan Commissioners:  James Gaskill 
     Angela Gatto 

Terry Hamilton 
Eduardo Mani 
Andrae Marak 
Chairman Garrett Gray 

 
Absent Plan Commissioners:  Amanda Martinez 
     Edgar Montalvo 
     Steve Sepessy 
      
Village Staff:    Michael Coleman, Interim Community Development Dir. 

Michael O. Whalen, Associate Planner 
 
Petitioners:    Betsy Gensburg, Gensburg, LTD 
     Ellen Sims, Amazing Smiles 
 
Members of the Public:  Therese Radtke 
 
CHAIRMAN GRAY introduced item #1. He noted the proof of publication. 
 
CHAIRMAN GRAY requested a motion to open the public hearing. COMMISSIONER 
HAMILTON made the motion; COMMISSIONER MANI seconded. Voice vote. All were in 
favor. Motion carried. 
 
Michael O. Whalen, Associate Planner, presented the staff report. 
 
CHAIRMAN GRAY invited the Petitioner to speak. 
 
Besty Gensburg and Ellen Sims were sworn in. Besty said that she is available for questions. 
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COMMISSIONER MARAK asked if the proposed dwelling unit would have its own HVAC 
controls. Betsy Gensburg said yes. 
 
COMMISSIONER GATTO said the building looks very commercial. She asked why the dwelling 
unit was needed. Ellen Sims said that adding a dwelling unit would lower the property taxes 
assessed by the County. She also said that a doctor recently relocated from out of state to work at 
their practice, and was looking for a nearby housing option. She said the doctor is currently renting 
in Naperville and that the doctor was interested in renting the proposed dwelling unit. 
 
CHAIRMAN GRAY said the Plan Commission has approved Special Uses to add residential units 
to commercial buildings in the past, including next door at Brady Gill funeral home. He asked 
what would happen to the tenant if the building was sold. Ellen Sims said that the practice’s 
previous location also renovated to add an apartment. She said the owners were considering selling 
that property, an included a stipulation in the sales contract that any tenant must be allowed to 
remain for the duration of the lease. She added that the owners ultimately did not sell that property.  
 
COMMISSIONER MANI said he thinks the proposal looks nice. CHAIRMAN GRAY agreed and 
said the layout was nice. He said that having use of the parking lot after the offices close would be 
a nice amenity for the residents to have guests over. 
 
COMMISSIONER HAMILTON said that the Village encourages mixed-use buildings. He asked 
about the tax benefit. Ellen Sims said she first heard about the tax benefits of mixed-use buildings 
from a patient that was a Village employee. Michael O. Whalen said that Cook County has a 
special property classification for mixed-use properties that assesses these properties different 
from fully commercial properties. He said that the County’s incentive can substantially reduce tax 
burden for mixed-use properties.  
 
COMMISSIONER MARAK asked when the County started offering the program. He noted that 
there is a housing shortage throughout the country. Michael O. Whalen said he did not know when 
the County began assessing mixed-use properties differently. He said that Cook County generally 
places a larger share of the overall tax burden on commercial properties and a smaller share of the 
burden on residential properties.  
 
CHAIRMAN GRAY said the Village has had many mixed-use projects in recent years.  
 
COMMISSIONER GATTO asked if the Legacy Code offered some benefit to mixed-use 
development. Michael O. Whalen said that some areas within the Legacy Code actually require 
mixed-use buildings, with the goal of bringing more residents in proximity to businesses 
downtown. He also added that there is a trend in Chicago where developers are converting older 
office buildings into residential buildings, and that this would be the Village’s first example of an 
office to residential conversion. He also noted that the upcoming Tinley in Tune Comprehensive 
Plan specifically encourages different housing types.  
 
Michael Coleman, Interim Community Development Director, noted that the proposed floor plan 
of the dwelling unit could easily be converted back into office space if market conditions change.  
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CHAIRMAN GRAY said that the dwelling unit should actually decrease the parking demand for 
the site. He asked if current office users have staggered schedules or if everyone is all there at the 
same time. Ellen Sims listed the current office tenants and their typical days of operation.  
 
CHAIRMAN GRAY asked if any members of the public wished to speak. 
 
Therese Radtke was sworn in. She said she used to be on a school district committee and learned 
about Cook County’s tax policy. She noted that Cook County’s assessment of commercial 
properties pushed some businesses to move from Cook County to Will County, especially 
businesses in the far south suburbs. She said this began at least 20 years ago. She asked how much 
tax revenue would be lost by allowing the project to proceed. Michael O. Whalen said the County 
Assessor would classify the property differently and a different formula would be applied to 
determine the taxes. Therese Radtke said that her property taxes went up a lot during the last 
reassessment. She said that she was concerned about increasing taxes in her neighborhood and 
noted that a lot of people cannot afford increases.  
 
CHAIRMAN GRAY asked Therese Radtke if she has ever appealed her taxes. She said that she 
had. CHAIRMAN GRAY noted that there was an upcoming seminar hosted by the Mayor that 
would discuss the property tax appeal process. He said he understood wondering if this project 
could cause a ripple effect that would increase everyone’s taxes. He noted that his taxes went up 
substantially.  
 
COMMISSIONER MARAK said that there are fewer residents and fewer units in the Village than 
there used to be and said the Village needs to readjust. He said adding new residents would better 
spread the property tax burden in the Village.  
 
Therese Radtke said that she does think there is a ripple effect, because if more businesses add 
small dwelling units, that would mean more properties getting a significant tax break. She said she 
did not think this was fair. CHAIRMAN GRAY said there’s a balance. He said he knows property 
tax assessments are very complicated. He thanked Therese Radtke for giving comments. 
 
COMMISSIONER HAMILTON said he thinks the answer to the tax issue is encouraging more 
growth by attracting businesses and residents. He said he does not think it is beneficial to point 
fingers. 
 
CHAIRMAN GRAY asked if anyone else from the public wished to speak. None came forward. 
 
CHAIRMAN GRAY requested a motion to close the public hearing. COMMISSIONER MANI 
made the motion. Seconded by COMMISSIONER GASKILL. Voice vote. All were in favor. 
Motion carried. 
 
Michael O. Whalen presented the standards for approval. 
 
CHAIRMAN GRAY requested a motion on the Site Plan/Architectural Approval. 
COMMISSIONER MANI made a motion to grant the Petitioner, Dr. Jason Crescenzo on behalf 
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of Tinley Park Medical Property LLC and Amazing Smiles, Site Plan and Architectural Approval 
at 16532 Oak Park Avenue in the B-3 (General Business and Commercial) zoning district, in 
accordance with the plans submitted and adopt Findings of Fact as proposed in the August 7, 2025 
Staff Report, subject to the following conditions: 1. Approval is subject to approval of the 
requested Special Use Permit by the Village Board. COMMISSIONER GASKILL seconded the 
motion. Roll call vote. All were in favor. Motion carried. 
 
CHAIRMAN GRAY requested a motion on the Special Use Permit. COMMISSIONER GATTO 
made a motion to recommend that the Village Board grant Dr. Jason Crescenzo on behalf of Tinley 
Park Medical Property LLC and Amazing Smiles a Special Use for a Dwelling located to the rear 
of a principal commercial use, at 16532 Oak Park Avenue in the B-3 (General Business and 
Commercial) zoning district, in accordance with the plans submitted and adopt Findings of Fact 
as proposed in the August 7, 2025 Staff Report. COMMISSIONER HAMILTON seconded the 
motion. Roll call vote. All were in favor. Motion carried. 
 
CHAIRMAN GRAY noted the item would go to the Village Board for final approval on August 
19, 2025. 
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TO:  VILLAGE OF TINLEY PARK PRESIDENT AND BOARD OF TRUSTEES 

FROM: VILLAGE OF TINLEY PARK PLAN COMMISSION 
 
SUBJECT: MINUTES OF THE JULY 17, 2025 REGULAR MEETING 
 
ITEM 2:  PUBLIC MEETING – GAS N WASH – 18301 LA GRANGE ROAD – SITE 

PLAN/ARCHITECTURAL APPROVAL 
 

Consider approving the revised plans relating to retaining wall finish treatments 
and landscaping enhancements at 18301 LaGrange Road in the B-3 (General 
Business and Commercial) zoning district. 
 

Present Plan Commissioners:  James Gaskill 
     Angela Gatto 

Terry Hamilton 
Eduardo Mani 
Andrae Marak 
Chairman Garrett Gray 

 
Absent Plan Commissioners:  Amanda Martinez 
     Edgar Montalvo 
     Steve Sepessy 
      
Village Staff:    Michael Coleman, Interim Community Development Dir. 

Michael O. Whalen, Associate Planner 
 
Petitioners:    Mike Hackett, Gas N Wash 
     Chris Kalischefski, WT Group 
 
Members of the Public:  none 
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Good of the Order 
 
Receive Comments from the Public 
 
Adjournment 
 



PLAN COMMISSION STAFF REPORT  
September 18, 2025 –Public Hearing 
 
Reese – Driveway Curb-cut Width Variation 
4 Messina Court 

EXECUTIVE SUMMARY 
 
Nicole Reese, the property owner of 4 Messina Court and Petitioner, is requesting a 
Variation to allow for a larger driveway. The driveway that was constructed at the property 
is substantially wider than originally proposed on the plans submitted for the building 
permit for the new house. The Zoning Ordinance limits width of driveways to a maximum 
of 40 feet, and no greater than a total of 30 feet in the apron intersecting the Village right-
of-way. The new driveway is 49 feet 9 inches wide at the curb.  
 
The Petitioner states in the narrative provided with the Variation application that a field 
change was made widening the driveway curb-cut to allow for safer vehicle movements. 
The lot is irregularly shaped and is accessed from the cul-de-sac at the end of Messina 
Court. 
 
The Petitioner is requesting to keep the driveway as-is. If this Variation request is denied, 
the Petitioner must reduce the size of the driveway, which will involve cutting back the 
concrete and restoration of the curb.  
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
Petitioner 
Nicole Reese 
 
Property Location 
4 Messina Court 
 
PIN 
31-07-405-018-0000 
 
Zoning 
R-2 PD Single-Family 
Residential; Odyssey 
PUD 
 
Approvals Sought 
Variation 
 
Project Planner 
Michael O. Whalen, AICP 
Associate Planner 
 



 

Page 2 of 5 

 
EXISTING SITE & HISTORY 

The subject property is an interior lot that is 14,752 square feet in the Odyssey Club subdivision. The house is being 
constructed within the larger detached single-family lots within the subdivision, which is a little less than fifty percent 
complete. The subdivision was originally established in 1990 for the golf course and adjacent dwellings. The PUD has 
been amended several times throughout the past 30 years to accommodate different housing options. 
 
ZONING & NEARBY LAND USES 

The subject property is located within the R-2 Single-Family Residential Zoning District. The table below indicates 
the surrounding zoning and land uses in the area: 
 

Direction Zoning Land Use 

North R-2 Single-Family Residential Zoning District Vacant Lot 

East R-2 Single-Family Residential Zoning District Vacant Lot 

South R-2 Single-Family Residential Zoning District Vacant Lot 

West R-2 Single-Family Residential Zoning District Detached House 
 
All the surrounding properties are part of the Odyssey Club Planned Unit Development. The vacant lots are designed 
to provide spaces for larger detached dwellings.  
 
BUILDING PERMIT PROCESS 
The Petitioner submitted a building permit application to construct a detached house at 4 Messina Court in the 
Odyssey Club Subdivision in September of 2023. The Petitioner stated on the application and signed a separate 
affidavit affirming that they were acting as their own General Contractor for the project. This means the responsibility 
for the accuracy of the plans and built structure is solely on the property owner.  
 
The site plan submitted with the building permit application for the house depicted a driveway that complied with the 
Zoning Ordinance (accessed via a curb-cut no wider than 30 feet; Z.O. Sec. VIII.A.6. and Z.O. Sec.III.H.1. “Driveways”). 
Furthermore outside of the apron at the intersection with the Village right-of-way, Z.O. Sec.III.H.1. “Driveways” states 
driveways in the property shall have a minimum width of ten feet and a maximum width of 40 feet.  The site plan did 
not explicitly call out the dimensions for the driveway, but what was depicted was compliant since the drawing was 
to scale. As such, the permit application was approved, and the permit was issued. Construction of the house is nearly 
complete and many of the final inspections have been completed. 
 
CODE ENFORCEMENT 
On July 22, 2025, a Village Code Enforcement Officer observed that the concrete driveway curb-cut appeared to exceed 
the 30-foot maximum allowed by Z.O. Sec. VIII.A.6. and Z.O. Sec.III.H.1. “Driveways”. The Code Enforcement Officer 
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measured the width of the curb-cut with a measuring wheel and determined the curb-cut was 49 feet 9 inches wide. 
A Code Compliance Initial Notice was sent to the property owners on July 30, 2025, informing the Petitioner the 
driveway was not code compliant. 
 
VARIATION REQUEST 
The Petitioner is requesting to keep the driveway as it is installed today. To do so, she is requesting a Variation from 
Sections VIII.A.6. and III.H.1. “Driveways” of the Zoning Ordinance.  Section VIII.A.6. (Off-Street Parking Requirements: 
Access) stipulates, in part: “…No driveway across public property or curb cut shall exceed a width of thirty (30) feet.” 
Section III.H.1.”Driveways (Permitted Encroachments in Required Yards) stipulates in part: “Driveways shall have a 
minimum width of ten (10) feet and a maximum width of forty (40) feet. Driveways shall be no greater than a total of 
thirty (30) foot in the apron at its intersection with the Village right-of-way.” The existing driveway curb-cut is 49 feet 
9 inches, 19 feet 9 inches wider than the maximum allowed. 
 
The Petitioner states in her narrative that the driveway was widened from the approved plans by a field correction. 
The Petitioner states that the purpose of the additional width at the curb is to allow safer vehicle movements into the 
driveway, with the lot being located on the Messina Court cul-de-sac. The wider curb cut will allow motorists to enter 
the driveway at a more natural angle whereas the originally proposed driveway would require much sharper turns. 
 
The narrative also acknowledges that revised plans should have been submitted to the Village for review so the issue 
could have been resolved before the driveway was installed.  

 
Left: Site Plan from approved plans, dated 9/26/2023; Right: As-Built, dated 8/13/2025 
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STANDARDS FOR A VARIATION 

Section X.G.4. of the Zoning Ordinance states the Plan Commission shall not recommend a Variation of the regulations 
of the Zoning Ordinance unless it shall have made Findings of Fact, based upon the evidence presented for each of 
the Standards for Variations listed below. The Plan Commission must provide findings for the first three standards; 
the remaining standards are provided to help the Plan Commission further analyze the request. Staff draft Findings 
of Fact are provided below for the Commission’s review and approval. 
 
The findings of fact drafted by staff below are written in the negative as there is not sufficient evidence that 
this request meets these standards. The Plan Commission may alter these responses at the meeting if they 
feel that the request meets these standards. 
 

1. The property in question cannot yield a reasonable return if permitted to be used only under the 
conditions allowed by the regulations in the district in which it is located. 
The property may still be used as a detached house with a 30-foot driveway. 
 

2. The plight of the owner is due to unique circumstances. 
While the lot is irregularly shaped by the cul-de-sac on Messina Court, this lot condition exists 
throughout the subdivision and throughout the Village. 
 

3. The Variation, if granted, will not alter the essential character of the locality. 
Many houses in the neighborhood have large driveways but comply with the maximum curb-cut width. 
 

4. Additionally, the Plan Commission shall also, in making its determination whether there are practical 
difficulties or particular hardships, take into consideration the extent to which the following facts favorable 
to the Petitioner have been established by the evidence: 
 

a. The particular physical surroundings, shape, or topographical condition of the specific property 
involved would result in a particular hardship upon the owner, as distinguished from a mere 
inconvenience, if the strict letter of the regulations were carried out; 
 

b. The conditions upon which the petition for a Variation is based would not be applicable, generally, 
to other property within the same zoning classification; 
 

c. The purpose of the Variation is not based exclusively upon a desire to make more money out of 
the property; 
 

d. The alleged difficulty or hardship has not been created by the owner of the property, or by a 
previous owner; 
 

e. The granting of the Variation will not be detrimental to the public welfare or injurious to other 
property or improvements in the neighborhood in which the property is located; and 
 

f. The proposed Variation will not impair an adequate supply of light and air to an adjacent property, 
or substantially increase the congestion in the public streets, or increase the danger of fire, or 
endanger the public safety, or substantially diminish or impair property values within the 
neighborhood. 
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MOTION TO CONSIDER 

If the Plan Commission wishes to take action, an appropriate wording of the motion would read:  
 
“…make a motion to recommend that the Village Board grant the Petitioner, Nicole Reese, a Variation from Sections VIII.A.6. 
and III.H.1. “Driveways” of the Zoning Ordinance to permit a 49-foot-9-inch-wide curb-cut for a driveway at 4 Messina Court, 
in the R-2 PD (Single-Family Residential; Odyssey PUD) Zoning District, consistent with the submitted plans and adopt the 
Findings of Fact as proposed in the September 18, 2025 Staff Report.” 
 
LIST OF REVIEWED PLANS 
 

Submitted Sheet Name Prepared By 
Date On 

Sheet 
1 Application and Variation Addendum Petitioner 8/21/2025 
2 Narrative Petitioner 8/21/2025 
3 Title Policy Fidelity National 3/13/2025 
4 As-Built Survey Martin M. Engineering, Inc 8/13/2025 
5 Building Official Approved Plans Linden Group, Inc. 9/26/2023 
6 Homeowner as General Contractor Affidavit Petitioner 9/12/2023 
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NAILED BUILT-UP COLUMNS
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SCALE: 1/4" = 1'-0"
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SCALE: 1/4" = 1'-0"
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FRONT ELEVATION
1/4" = 1'-0"
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SIDE ELEVATION
1/4" = 1'-0"

SCALE: 1/4" = 1'-0"
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BUILDING SECTION1
A-5.0 3/8" = 1'-0"
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SECTION3
A-5.2 3/4" = 1'-0"

SECTION2
A-5.2 3/4" = 1'-0"
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SCALE: 1/4" = 1'-0"
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GENERAL MECHANICAL NOTES

SCALE: 1/4" = 1'-0"
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PLAN COMMISSION STAFF REPORT  
September 18, 2025 –Public Hearing 
 
K9 Resorts Pet Kennel - Special Use for Substantial Deviation from PUD 
16040 Harlem Avenue 
 

 
 
EXECUTIVE SUMMARY 
Zack Nisbet of WCDR Tinley Park, LLC (the Petitioner) is proposing to open a pet kennel 
operating under the name K9 Resorts at 16040 Harlem Avenue in the B-3 PD (General Business 
and Commercial, Park Center Plaza PUD) zoning district. The proposed kennel would occupy 
approximately 40% of the in-line tenant space which was previously occupied by American 
Freight (and Sears Outlet before that). K9 Resorts is a national pet boarding brand.  
 
A kennel is a Special Use in the B-3 General Business and Commercial Zoning District. The Zoning 
Ordinance does not include any performance standards for the use. However, since the 
property is located within the Park Center Plaza Planned Unit Development, a Special Use for a 
Substantial Deviation from the PUD is required.  
 
The proposed kennel will incorporate an isolated, odor-minimizing ventilation system; the 
enclosing interior walls will be soundproofed; and the proposed outdoor play yard will be 
enclosed with a sound-dampening fence. Each of these systems will reduce disruptions to 
neighbors. The enclosed outdoor play yard area will be used from 6:30am – 7:00pm daily.   
 
The Petitioner is proposing minimal changes to the building’s exterior: a decorative 
storefront entry door, removal of an overhead service door, and additional rear doors to 
access the play yard. The most substantial change to the site is the enclosure of the paved 
area in the rear for the synthetic-turfed play area. No changes to the parking lot are 
proposed. 
 
 
 
 
 
 
 
 

 
 
 

 
 
 
 
 
 
Petitioner 
Zack Nisbet of WCDR 
Tinley Park, LLC 
 
Property Location 
16040 Harlem Ave 
 
PIN 
27-24-201-013-0000 
 
Zoning 
B-3 PD (General Business 
and Commercial, Park 
Center Plaza, PUD) 
 
Approvals Sought 
Special Use for 
Substantial Deviation; 
Site Plan/Architectural 
Approval 
 
Project Planner 
Michael O. Whalen, AICP 
Associate Planner 
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EXISTING SITE & HISTORY 

The subject property is a multi-tenant building within an existing shopping center. The Petitioner’s proposal would 
occupy 9,685 square feet of the 24,480-square-foot space last used by American Freight. The proposed space would 
have a neighboring user on either side.  

The larger shopping center is located within the Park Center Plaza PUD, which has been amended several times over 
the years to enable new users, develop outlots, and renovate the shopping center. 
 
ZONING & NEARBY LAND USES 

The subject property is located within the B-3 General Business and Commercial Zoning District. The property is 
also within the Park Center Plaza PUD. The table below indicates the surrounding zoning and land uses in the area: 
 

Direction Zoning Land Use 

North B-3 General Business and Commercial Shopping Center 

East B-3 General Business and Commercial Shopping Center 

South B-3 General Business and Commercial Shopping Center 

West R-4 Single-Family Residential Church 
 
The site is surrounded by commercial development to the north, east, and south. St. Julie Billiart Church is to the west 
(rear of the subject property). 
 
PROPOSED USE 
The Petitioner is proposing a K9 Resorts Luxury Pet Hotel. The Zoning Ordinance classifies this use as a kennel, which 
is defined as “any lot or premise on which more than three (3) dogs, cats, or other household domestic animals over 
six (6) months of age are either permanently or temporarily quartered, or on which more than two (2) such animals 
are boarded, bred, or cared for in return for remuneration, or kept for sale.” “Animal hospital, kennels, and pounds” 
are listed together in the Zoning Ordinance use table. This use is only allowed in the B-3 General Business and 
Commercial Zoning District and requires a Special Use Permit. 
 
Since the site is located within the Park Center Plaza PUD, a Special Use for a Substantial Deviation from the Park 
Center Plaza PUD is required.  
 
The Petitioner’s narrative states that the proposed kennel is designed to accommodate a maximum of 128 dogs and 
that average occupancy is around 50% but may approach full capacity during busy times, especially holidays. 
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SITE PLAN 
The Petitioner is proposing to enclose an approximately 7,700 square foot area directly behind the commercial space. 
This area was previously used as a loading zone when American Freight occupied the space.  
 

  
 
The enclosed area will be used as an outdoor play area for boarded animals. The west edge of the outdoor play area 
will be located approximately 66 feet to the subject property’s west property line (55.8 from the play area to the west 
edge of pavement plus approximately 5 to 10 feet grass area to the property line).  It will feature separate areas for 
dogs of different sizes. The outdoor play area will be covered in a synthetic turf for animal comfort and small play 
structures will be placed in each area. The area will be enclosed by an eight-foot-tall fence, manufactured by Bufftech. 
Bufftech describes its product as a molded composite fence, which comes in a variety of patterns and colors. The 
Petitioner is proposing a stacked-stone pattern in a beige color. The Petitioner states that the fence can attenuate the 
sound of a dog barking (90+ dBA) to the sound of a person talking (65 dBA). The play area is used from 6:30 a.m. to 
7:00 p.m. daily. 
 

 



 

Page 4 of 11 

 
 

NOISE AND ODOR MITIGATION 
The Petitioner is proposing to enclose the interior perimeter walls with Acoustiblock soundproofing material to reduce 
or eliminate any noise emanating from the space. The Petitioner uses this soundproofing system in all its locations 
nationwide, including those in in-line commercial buildings.  
 
Every K9 Resort also incorporates a hospital-grade fully isolated ventilation system, which includes ultraviolet 
germicidal irradiation systems. These systems reduce odors and make for a safer environment for the animals and 
staff. The ventilation system is also divided into independent zones, further improving health and safety. The air 
handlers provide fifteen fresh air exchanges per hour. 
 
Other potential issues that can arise from kennels are addressed through operational procedures. All pet waste is 
double-bagged and removed from the area immediately. Surfaces are cleaned and disinfected at least once daily and 
as incidents occur. The company utilizes specialty cleaning agents that are pet-safe and are designed to eliminate 
odors.  
 
LIGHTING 
The Petitioner is proposing three new light fixtures mounted on the rear of the building to illuminate the outdoor play 
area. The fixtures are downlit and the photometric plan indicates no light-spillover at the property line and only 
minimal spillover outside the play area.  
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LANDSCAPING 
No changes are proposed.  
 
PARKING 
No changes are proposed. The Petitioner anticipates having up to 30 employees, with 8 to 10 working at any given 
time. Customers will utilize the existing parking lot for pick-up and drop-off. The Zoning Ordinance does not prescribe 
a specific parking ratio for kennels.  
 
ARCHITECTURE 
The Petitioner is proposing minimal changes to the building’s architecture. The front door will be replaced with a 
decorative door to align with K9 Resorts branding. In the rear of the building, the existing overhead service door will 
be removed and the wall will be patched and painted to match the existing finish. Three new doors will be installed 
to access the outdoor play area. Existing bollards protecting mechanical equipment will be freshly painted.  
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STANDARDS FOR SITE PLAN & ARCHITECTUAL APPROVAL 
 
Section III.T.2. of the Zoning Ordinance requires that the conditions listed below must be met and reviewed for Site 
Plan approval. Specific findings are not required but all standards shall be considered to have been met upon review 
from the Plan Commission. 
 
Architectural  
 

a. Building Materials: The size of the structure will dictate the required building materials (Section V.C. 
Supplementary District Regulations). Where tilt-up or pre-cast masonry walls (with face or thin brick inlay) are 
allowed vertical articulation, features are encouraged to mask the joint lines. Concrete panels must 
incorporate architectural finishes that comply with “Building Articulation” (Section III.U.5.h.) standards. Cast in 
place concrete may be used as an accent alternate building material (no greater than 15% per façade) 
provided there is sufficient articulation and detail to diminish it’s the appearance if used on large, blank walls.  

b. Cohesive Building Design: Buildings must be built with approved materials and provide architectural interest 
on all sides of the structure. Whatever an architectural style is chosen, a consistent style of architectural 
composition and building materials are to be applied on all building facades.  

c. Compatible Architecture:  All construction, whether it be new or part of an addition or renovation of an existing 
structure, must be compatible with the character of the site, adjacent structures and streetscape. Avoid 
architecture or building materials that significantly diverge from adjacent architecture.  Maintain the rhythm 
of the block in terms of scale, massing and setback. Where a development includes outlots they shall be 
designed with compatible consistent architecture with the primary building(s). Site lighting, landscaping and 
architecture shall reflect a consistent design statement throughout the development.  

d. Color: Color choices shall consider the context of the surrounding area and shall not be used for purposes of 
“attention getting” or branding of the proposed use. Color choices shall be harmonious with the surrounding 
buildings; excessively bright or brilliant colors are to be avoided except to be used on a minor scale for accents.  

e. Sustainable architectural design: The overall design must meet the needs of the current use without 
compromising the ability of future uses. Do not let the current use dictate an architecture so unique that it 
limits its potential for other uses (i.e. Medieval Times). 

f. Defined Entry:  Entrance shall be readily identifiable from public right-of-way or parking fields. The entry can 
be clearly defined by using unique architecture, a canopy, overhang or some other type of weather protection, 
some form of roof element or enhanced landscaping. 

g. Roof: For buildings 10,000 sf or less a pitched roof is required or a parapet that extends the full exterior of the 
building. For buildings with a continuous roof line of 100 feet of more, a change of at least five feet in height 
must be made for every 75 feet.  

h. Building Articulation: Large expanses of walls void of color, material or texture variation are to be avoided.  
The use of material and color changes, articulation of details around doors, windows, plate lines, the provision 
of architectural  details such as “belly-bands” (decorative cladding that runs horizontally around the building), 
the use of recessed design elements, exposed expansion joints, reveals, change in texture, or other methods 
of visual relief are encouraged as a means to minimize the oppressiveness of large expanses of walls and  
break down the overall scale of the building into intermediate scaled parts. On commercial buildings, facades 
greater than 100 feet must include some form of articulation of the façade through the use of recesses or 
projections of at least 6 inches for at least 20% of the length of the façade. For industrial buildings efforts to 
break up the long façade shall be accomplished through a change in building material, color or vertical breaks 
of three feet or more every 250 feet.  

i. Screen Mechanicals: All mechanical devices shall be screened from all public views.  

j. Trash Enclosures: Trash enclosures must be screened on three sides by a masonry wall consistent with the 
architecture and building material of the building it serves.  Gates must be kept closed at all times and 
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constructed of a durable material such as wood or steel. They shall not be located in the front or corner side 
yard and shall be set behind the front building façade. 

 
Site Design 
 

a. Building/parking location:  Buildings shall be located in a position of prominence with parking located to the 
rear or side of the main structure when possible. Parking areas shall be designed so as to provide continuous 
circulation avoiding dead-end parking aisles. Drive-through facilities shall be located to the rear or side of the 
structure and not dominate the aesthetics of the building. Architecture for canopies of drive-through areas 
shall be consistent with the architecture of the main structure.  

b. Loading Areas: Loading docks shall be located at the rear or side of buildings whenever possible and screened 
from view from public rights-of-way. 

c. Outdoor Storage:  Outdoor storage areas shall be located at the rear of the site in accordance with Section 
III.O.1. (Open Storage). No open storage is allowed in front or corner side yards and are not permitted to 
occupy areas designated for parking, driveways or walkways. 

d. Interior Circulation: Shared parking and cross access easements are encouraged with adjacent properties of 
similar use. Where possible visitor/employee traffic shall be separate from truck or equipment traffic. 

e. Pedestrian Access: Public and interior sidewalks shall be provided to encourage pedestrian traffic. Bicycle use 
shall be encouraged by providing dedicated bikeways and parking. Where pedestrians or bicycles must cross 
vehicle pathways a cross walk shall be provided that is distinguished by a different pavement material or color. 
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STANDARDS FOR SITE PLAN & ARCHITECTUAL APPROVAL 
 
Section III.T.2. of the Zoning Ordinance requires that the conditions listed below must be met and reviewed for Site 
Plan approval. Specific findings are not required but all standards shall be considered to have been met upon review 
from the Plan Commission. 
 
Architectural  
 

k. Building Materials: The size of the structure will dictate the required building materials (Section V.C. 
Supplementary District Regulations). Where tilt-up or pre-cast masonry walls (with face or thin brick inlay) are 
allowed vertical articulation, features are encouraged to mask the joint lines. Concrete panels must 
incorporate architectural finishes that comply with “Building Articulation” (Section III.U.5.h.) standards. Cast in 
place concrete may be used as an accent alternate building material (no greater than 15% per façade) 
provided there is sufficient articulation and detail to diminish it’s the appearance if used on large, blank walls.  

l. Cohesive Building Design: Buildings must be built with approved materials and provide architectural interest 
on all sides of the structure. Whatever an architectural style is chosen, a consistent style of architectural 
composition and building materials are to be applied on all building facades.  

m. Compatible Architecture:  All construction, whether it be new or part of an addition or renovation of an existing 
structure, must be compatible with the character of the site, adjacent structures and streetscape. Avoid 
architecture or building materials that significantly diverge from adjacent architecture.  Maintain the rhythm 
of the block in terms of scale, massing and setback. Where a development includes outlots they shall be 
designed with compatible consistent architecture with the primary building(s). Site lighting, landscaping and 
architecture shall reflect a consistent design statement throughout the development.  

n. Color: Color choices shall consider the context of the surrounding area and shall not be used for purposes of 
“attention getting” or branding of the proposed use. Color choices shall be harmonious with the surrounding 
buildings; excessively bright or brilliant colors are to be avoided except to be used on a minor scale for accents.  

o. Sustainable architectural design: The overall design must meet the needs of the current use without 
compromising the ability of future uses. Do not let the current use dictate an architecture so unique that it 
limits its potential for other uses (i.e. Medieval Times). 

p. Defined Entry:  Entrance shall be readily identifiable from public right-of-way or parking fields. The entry can 
be clearly defined by using unique architecture, a canopy, overhang or some other type of weather protection, 
some form of roof element or enhanced landscaping. 

q. Roof: For buildings 10,000 sf or less a pitched roof is required or a parapet that extends the full exterior of the 
building. For buildings with a continuous roof line of 100 feet of more, a change of at least five feet in height 
must be made for every 75 feet.  

r. Building Articulation: Large expanses of walls void of color, material or texture variation are to be avoided.  
The use of material and color changes, articulation of details around doors, windows, plate lines, the provision 
of architectural  details such as “belly-bands” (decorative cladding that runs horizontally around the building), 
the use of recessed design elements, exposed expansion joints, reveals, change in texture, or other methods 
of visual relief are encouraged as a means to minimize the oppressiveness of large expanses of walls and  
break down the overall scale of the building into intermediate scaled parts. On commercial buildings, facades 
greater than 100 feet must include some form of articulation of the façade through the use of recesses or 
projections of at least 6 inches for at least 20% of the length of the façade. For industrial buildings efforts to 
break up the long façade shall be accomplished through a change in building material, color or vertical breaks 
of three feet or more every 250 feet.  

s. Screen Mechanicals: All mechanical devices shall be screened from all public views.  

t. Trash Enclosures: Trash enclosures must be screened on three sides by a masonry wall consistent with the 
architecture and building material of the building it serves.  Gates must be kept closed at all times and 
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constructed of a durable material such as wood or steel. They shall not be located in the front or corner side 
yard and shall be set behind the front building façade. 

 
Site Design 
 

f. Building/parking location:  Buildings shall be located in a position of prominence with parking located to the 
rear or side of the main structure when possible. Parking areas shall be designed so as to provide continuous 
circulation avoiding dead-end parking aisles. Drive-through facilities shall be located to the rear or side of the 
structure and not dominate the aesthetics of the building. Architecture for canopies of drive-through areas 
shall be consistent with the architecture of the main structure.  

g. Loading Areas: Loading docks shall be located at the rear or side of buildings whenever possible and screened 
from view from public rights-of-way. 

h. Outdoor Storage:  Outdoor storage areas shall be located at the rear of the site in accordance with Section 
III.O.1. (Open Storage). No open storage is allowed in front or corner side yards and are not permitted to 
occupy areas designated for parking, driveways or walkways. 

i. Interior Circulation: Shared parking and cross access easements are encouraged with adjacent properties of 
similar use. Where possible visitor/employee traffic shall be separate from truck or equipment traffic. 

j. Pedestrian Access: Public and interior sidewalks shall be provided to encourage pedestrian traffic. Bicycle use 
shall be encouraged by providing dedicated bikeways and parking. Where pedestrians or bicycles must cross 
vehicle pathways a cross walk shall be provided that is distinguished by a different pavement material or color. 
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STANDARDS FOR A SPECIAL USE 
 
Section X.J.5. of the Zoning Ordinance lists standards that need to be considered by the Plan Commission. The Plan 
Commission is encouraged to consider these standards (listed below) when analyzing a Special Use request. Staff has 
prepared draft responses for these Standards below. The standards can be modified, or changes as the Plan 
Commission deems fit based on their findings from the public hearing.   

 
X.J.5. Standards: No Special Use shall be recommended by the Plan Commission unless said Commission shall find: 
 

a. That the establishment, maintenance, or operation of the Special Use will not be detrimental to or 
endanger the public health, safety, morals, comfort, or general welfare; 
The proposal incorporates several operational and technological solutions to minimize any negative 
effects of the use. 

 
b. That the Special Use will not be injurious to the use and enjoyment of other property in the immediate 

vicinity for the purposes already permitted, nor substantially diminish and impair property values within 
the neighborhood; 
The proposal incorporates several operational and technological solutions to minimize any negative 
effects of the use. 
 

c. That the establishment of the Special Use will not impede the normal and orderly development and 
improvement of surrounding property for uses permitted in the district; 
The proposal incorporates several operational and technological solutions to minimize any negative 
effects of the use. All changes to the site are proposed in the rear of the existing building. 
 

d. That adequate utilities, access roads, drainage, and/or other necessary facilities have been or are being 
provided; 
All necessary facilities already exist. 
 

e. That adequate measures have been or will be taken to provide ingress and egress so designed as to 
minimize traffic congestion in the public streets; and 
No changes to parking or access are proposed. There is a large existing parking lot to accommodate staff 
and customers. 
 

f. That the Special Use shall, in all other respects, conform to the applicable regulations of the district in 
which it is located, except as such regulations may in each instance be modified by the Village Board 
pursuant to the recommendation of the Plan Commission.  The Village Board shall impose such conditions 
and restrictions upon the premises benefited by a Special Use Permit as may be necessary to ensure 
compliance with the above standards, to reduce or minimize the effect of such permit upon other 
properties in the neighborhood, and to better carry out the general intent of this Ordinance.  Failure to 
comply with such conditions or restrictions shall constitute a violation of this Ordinance. 
All requirements will be met. 
 

g. The extent to which the Special Use contributes directly or indirectly to the economic development of the 
community as a whole. 
The proposal will reactivate a vacant commercial space and provide an amenity for pet-owning residents 
of the Village and the region. 

 
It is also important to recognize that a Special Use Permit does not run with the land and instead the Special Use 
Permit is tied to the Petitioner. This is different from a process such as a variance, since a variance will forever apply 
to the property to which it is granted. Staff encourages the Plan Commission to refer to Section X.J.6. to examine the 
conditions where a Special Use Permit will expire. 
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MOTIONS TO CONSIDER 
 
If the Plan Commission wishes to take action, an appropriate wording of the motions would read:  
 
Motion 1 (Special Use for a Substantial Deviation from the Park Center Plaza PUD):  
“…make a motion to recommend that the Village Board grant a Special Use for a Substantial Deviation from the Park 
Center Plaza PUD to the Petitioner Zack Nisbet of WCDR Tinley Park, LLC to allow for the establishment of a K9 Resorts 
kennel at 16040 Harlem Avenue in the B-3 PD (General Business and Commercial; Park Center Plaza PUD) Zoning 
District.” 
 
Motion 2 (Site Plan/Architectural Approval):  
“…make a motion to grant the Petitioner Zack Nisbet of WCDR Tinley Park, LLC Site Plan and Architectural Approval to 
construct a kennel with an outdoor play area at 16040 Harlem Avenue in the B-3 PD (General Business and 
Commercial; Park Center Plaza PUD) Zoning District.” 

 
LIST OF REVIEWED PLANS 
 

Submitted Sheet Name Prepared By 
Date On 

Sheet 
1 Application Petitioner 8/11/2025 
2 Addenda Petitioner 8/11/2025 
3 Narrative Petitioner 8/11/2025 
4 Ownership Information Petitioner 8/11/2025 
5 Survey Petitioner 8/11/2025 
6 Site Plan Petitioner 8/11/2025 
7 Lighting Specs Petitioner 8/11/2025 
8 Elevations Petitioner 8/11/2025 
9 Signage Plan Petitioner 8/11/2025 

  



Village of Tinley Park

Community Development Dept.

16250 S. Oak Park Ave.

Tinley Park, IL 60477

708-444-5100

Updated 12/18/2018           1 | P a g e

VILLAGE OF TINLEY PARK, ILLINOIS

PLANNING AND ZONING GENERAL APPLICATION

REQUEST INFORMATION

*Addit ional Informat ion i s  Requi red for Specif ic Requests as Out l ined in  Speci f ic  Addendums

Special Use for:______________________________

Planned Unit Development (PUD) Concept Prel iminary Final   Deviat ion

Variation      Residential     Commercial    for ___________________________

Annexation

Rezoning (Map Amendment) From ______________ to ______________

Plat (Subdivis ion,  Consol idation, Publ ic Easement)      Prel iminary Final

Site Plan

Landscape Change Approval

Other: __________________________________

PROJECT & PROPERTY INFORMATION

Project Name:

Project Description:

Project Address: Property Index No. (PIN):

Zoning District: Lot Dimensions & Area:

Estimated Project Cost: $

OWNER OF RECORD INFORMATION
Ple as e s up p ly  pro p er  doc u me nta t io n o f  o wn er s hi p a nd /or d e s i gn at e d r e pr e se nta t i ve fo r  a ny  co rpo rat io n.

Name of Owner: Company:

Street Address: City, State & Zip:

E-Mail Address: Phone Number:

APPLICANT INFORMATION

Same as Owner of Record

Al l  co rr es po nd e nc e a n d i n vo ice s  w i l l  b e  se nt  to  t he ap pl ica nt .  I f  a pp l i ca nt  i s  d i f f er e nt  th an  own er ,  “A ut hor ize d 

Rep r es e nta t i ve  Con s e nt ” s ect ion  m us t  be  com pl et e d .

Name of Applicant: Company:

Relation To Project: 

Street Address: City, State & Zip:

E-Mail Address: Phone Number:

3,263,176.00

Ramzi Hassan, President Core Park Center, LLC
14400 S.S. John Humphrey Dr., #200 Orland Park, ILIL 60462

ramzi@edwardsrealtyco.com 708-923-6312

Zack Nisbet WCDR Tinley Park, LLC

Business Operator and Tenant for lease ofof Subject Property

2323 W.W. Chicago Ave., #3005 Chicago, ILIL 60654

zack.nisbet@lphik9.com 518-860-5101

K9K9 Resorts - Park Center Plaza

Establishment ofof Kennel

27-24-201-013

718,222 sq. ft.

Applicant seeks a special use toto establish a Kennel atat the subject property

16040 Harlem Avenue

B-3





Village of Tinley Park

Community Development Dept.

16250 S. Oak Park Ave.

Tinley Park, IL 60477
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Updated 12/18/2018     1 | P a g e

VILLAGE OF TINLEY PARK, ILLINOIS

SPECIAL USE ADDENDUM 

APPLICATION & SUBMITTAL REQUIREMENTS

A complete appl ication consists of the fol lowing items submitted in a comprehensive package. If  

materials  are submitted separately or are incomplete they may not be accepted and may delay the 

review and hearing dates unt i l  a complete appl ication package is  received. The fol lowing 

information is  being provided in order to assist  appl icants with the process of request ing a Special  

Use permit from the terms of the Zoning Ordinance (Section 5-B)B) .  This informat ion is  a summary of 

the appl ication submittal  requirements and may be modif ied based upon the part icular nature and 

scope of the specif ic  request .  

Depending upon meeting schedules,  legal  notif icat ion requirements,  and the specif ic  type and 

scope of the request ,  this  process general ly  takes between 45 to 60 days from the date of 

submission of a complete applicat ion package. Please schedule a pre-apappl ication meeting with 

Planning Department staff  to review the feasibi l ity  of the proposal,  d iscuss appl icable Ordinance 

requirements,  discuss submitta l  requirements,  and receive some prel iminary feedback on any 

concept plans prior to  making a submittal .

"General  Application form is  complete and is s igned byby thehe property owner(s) and applicant ( i fi f

applicable).

"Ownership documentation is  submitted indicating proper ownership through a t it le report or

t it le policy. If  a corporation or partnership, documentation of thehe authorized agent must be

supplied as well .  Al l  beneficiaries of a property must be disclosed.

"A written project narrative detai l ing thehe general  nature and specif ic aspects of the proposal

being requested. Details  on any employee numbers, parking requirements,  property changes,

exist ing uses/tenants,  hours of operation or any other business operations should bebe indicated.

Anyny additional requests such as Site Plan approval  or a Variationon should be indicated in the

narrative as well .

"A Plat of Survey of the property that is prepared byby a register land surveyor and hasas al l  up-toto-

date structures  andnd property improvements indicated.

"Site Plan and/or Interior layout plans that indicate how thehe property and site wil l  bebe uti l ized.

"Responses to al l  Standards for a Special  Use on thehe fol lowing page (can be submitted separately

along with thehe narrative,  butut al ll l  standards must be addressed) .) .

"$500 Specia l  Usese hearing fee.  
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STANDARDS AND CRITERIA FOR A SPECIAL USE 

Section X.J. of the Village of Tinley Park Zoning Ordinance requires that no Special Use be recommended by the Plan Commission 

unless the Commission finds that all of the following statements, A-G listed below, are true and supported by facts. Petitioners 

must respond to and confirm each and every one of the following findings by providing the facts supporting such findings. The 

statements made on this sheet will be made part of the official public record, will be discussed in detail during the public meetings 

and will be provided to any interested party requesting a copy. Please provide factual evidence that the proposed Special Use 

meets the statements below. If additional space is required, you may provide the responses on a separate document or page. 

A. That the establishment, maintenance, or operation of the Special Use will not be detrimental to or endanger the public 

health, safety, morals, comfort, or general welfare. 

B. That the Special Use will not be injurious to the use and enjoyment of other property in the immediate vicinity for the 

purposes already permitted, nor substantially diminish and impair property values within the neighborhood. 

C. That the establishment of the Special Use will not impede the normal and orderly development and improvement of 

surrounding property for uses permitted in the district. 

D. That adequate utilities, access roads, drainage, and/or other necessary facilities have been or are being provided. 

E. That adequate measures have been or will be taken to provide ingress and egress so designed as to minimize traffic 

congestion in the public streets. 

F. That the Special Use shall in all other respects conform to the applicable regulations of the district in which it is located, 

except as such regulations may in each instance be modified by the Village Board pursuant to the recommendation of 

the Plan Commission. 

G. The extent to which the Special Use contributes directly or indirectly to the economic development of the community as 

a whole. 

See attached.

See attached.

See attached.

See attached.

See attached.

See attached.

See attached.
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VILLAGE OF TINLEY PARK, ILLINOIS

SPECIAL USE ADDENDUM 

APPLICATION & SUBMITTAL REQUIREMENTS

A complete appl ication consists of the fol lowing items submitted in a comprehensive package. If  
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"General  Application form is  complete and is s igned byby thehe property owner(s) and applicant ( i fi f

applicable).

"Ownership documentation is  submitted indicating proper ownership through a t it le report or

t it le policy. If  a corporation or partnership, documentation of thehe authorized agent must be

supplied as well .  Al l  beneficiaries of a property must be disclosed.

"A written project narrative detai l ing thehe general  nature and specif ic aspects of the proposal

being requested. Details  on any employee numbers, parking requirements,  property changes,

exist ing uses/tenants,  hours of operation or any other business operations should bebe indicated.

Anyny additional requests such as Site Plan approval  or a Variationon should be indicated in the

narrative as well .

"A Plat of Survey of the property that is prepared byby a register land surveyor and hasas al l  up-toto-

date structures  andnd property improvements indicated.

"Site Plan and/or Interior layout plans that indicate how thehe property and site wil l  bebe uti l ized.

"Responses to al l  Standards for a Special  Use on thehe fol lowing page (can be submitted separately

along with thehe narrative,  butut al ll l  standards must be addressed) .) .

"$500 Specia l  Usese hearing fee.  
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STANDARDS AND CRITERIA FOR A SPECIAL USE 

Section X.J. of the Village of Tinley Park Zoning Ordinance requires that no Special Use be recommended by the Plan Commission 

unless the Commission finds that all of the following statements, A-G listed below, are true and supported by facts. Petitioners 

must respond to and confirm each and every one of the following findings by providing the facts supporting such findings. The 

statements made on this sheet will be made part of the official public record, will be discussed in detail during the public meetings 

and will be provided to any interested party requesting a copy. Please provide factual evidence that the proposed Special Use 

meets the statements below. If additional space is required, you may provide the responses on a separate document or page. 

A. That the establishment, maintenance, or operation of the Special Use will not be detrimental to or endanger the public 

health, safety, morals, comfort, or general welfare. 

B. That the Special Use will not be injurious to the use and enjoyment of other property in the immediate vicinity for the 

purposes already permitted, nor substantially diminish and impair property values within the neighborhood. 

C. That the establishment of the Special Use will not impede the normal and orderly development and improvement of 

surrounding property for uses permitted in the district. 

D. That adequate utilities, access roads, drainage, and/or other necessary facilities have been or are being provided. 

E. That adequate measures have been or will be taken to provide ingress and egress so designed as to minimize traffic 

congestion in the public streets. 

F. That the Special Use shall in all other respects conform to the applicable regulations of the district in which it is located, 

except as such regulations may in each instance be modified by the Village Board pursuant to the recommendation of 

the Plan Commission. 

G. The extent to which the Special Use contributes directly or indirectly to the economic development of the community as 

a whole. 

See attached.

See attached.

See attached.

See attached.

See attached.

See attached.

See attached.



STANDARDS & CRITERIA FOR SPECIAL USES   

Section X.J. 

 

(A) That the establishment, maintenance, or operation of the Special Use will not be 

detrimental to or endanger the public health, safety, morals, comfort, or general welfare. 

Applicant’s request for approval of a Special Use to establish a kennel use at the property located 

at 16040 Harlem Avenue in order to operate a luxury dog boarding and daycare will not be 

detrimental to or endanger the public health, safety, morals, comfort or general welfare due to 

Applicant’s mitigation efforts and brand standards with respect to waste disposal, sound 

mitigation, and animal safety. 

As further described in the attached Narrative, solid waste will be double-bagged and disposed of 

in scented bags and disposed of promptly.  While ordinary garbage pickup is generally sufficient 

to ensure no smells or excess refuse at these facilities, in the event more garbage is generated than 

expected, the Applicant will arrange for prompt additional pickups.  In addition the air inside the 

facility will be filtered with a high quality, hospital grade air filtration system to combat any smells 

or airborne matter both for the benefit of the community as well as the Applicant’s staff and the 

animals for which they care.   

Also further described in the attached Narrative, if approved, Applicant will use an 8-foot tall fence 

around the outdoor area designed to safely enclose the dogs. The material of the fence is designed 

to mitigate and soften sounds emanating from Applicant’s business.  

(B) That the Special Use will not be injurious to the use and enjoyment of other property in the 

immediate vicinity for the purposes already permitted, nor substantially diminish and 

impair property values within the neighborhood. 

The proposed Special Use will not be injurious to the use and enjoyment of or diminish the value 

of the surrounding properties but rather Applicant’s occupation of the subject property and 

business operations will positively impact surrounding properties by encouraging visitors to the 

Park Center Plaza.   

(C) That the establishment of the Special Use will not impede the normal and orderly 

development of surrounding property for uses permitted in the district. 

The establishment of a kennel at the subject property will not impede the development of the 

surrounding properties for permitted uses in the B-3 district. There will not be any exterior 

construction or changes to the existing building but for the construction of an outdoor play area, 

which will be screened by an 8.0 foot screening fence fabricated with a sound mitigating fence 

material resembling a neutral colored stone.  

(D) That adequate utilities, access roads, drainage, and/or other necessary facilities have been 

or are being provided. 

There are adequate utilities and essential public services to the subject property for Applicant’s 

proposed use as the location is within an existing structure and shopping center. 



(E) That adequate measures have been or will be taken to provide ingress or egress so 

designated as to minimize traffic congestion in the public streets.  

The subject property is located within an existing shopping center and Applicant has no plans for 

construction to the existing structure. Therefore, ingress and egress to Park Center Plaza will 

remain the same. 

(F) That the Special Use shall in other respects conform to the applicable regulations of the 

district in which it is located, except as such regulations may be in each instance be 

modified by the Village Board pursuant to recommendation of the Plan Commission. 

Except for Applicant’s request for a Special Use, Applicant’s proposed use conforms to the 

applicable regulations of the B-3 district. 

(G) That the Special Use contributes directly or indirectly to the economic development of the 

community as a whole. 

If approved, Applicant’s estimates grossing $2,600,000.00 in revenue annually upon stabilization 

of the Tinley Park location. Applicant’s proposed use will also create up to 30 new jobs for the 

community.  

 



PROJECT NARRATIVE  

 

Date:  

Applicant: 

Property: 

Subject: 

August 11, 2025 

WCDR Tinley Park, LLC  

16040 Harlem Avenue, Tinley Park, IL  

Application for special use permit to establish kennel use   

 

PURPOSE 

 

The Applicant, WCDR Tinley Park, LLC, seeks approval of a Special Use Permit in order to permit 

the operation of a K9 Resorts franchise, a dog boarding and daycare facility with an outdoor area, in the B-

3 General Business and Commercial District at the property located at 16040 Harlem Avenue (the 

“Property”) within the Park Center Plaza. 

 

APPLICANT INFORMATION 

 

Applicant is a subsidiary of Windy City Dog Resorts, LLC, a regional LLC that will be the parent 

company of 8 operating subsidiaries dba K9 Resorts Luxury Pet Hotels throughout the Greater Chicagoland 

Area.  Luxury Pet Hotel Investments, LLC (“Investments LLC”), is the parent company of Windy City 

Dog Resorts, LLC. Investments LLC is the largest franchisee of K9 Resorts Luxury Pet Hotel committed 

to building 42 resorts across the country and is a partial owner of the franchisor.   

 

Zack Nisbet is a partial owner of Investments LLC and the regional operator for the Chicagoland 

area. Nisbet has worked in 4 different K9 Resorts and is opening his first Chicagoland area location in 

Deerfield, IL on June 21, 2025. Nisbet earned his master’s degree in business from Duke University. 

Investments LLC has over 20 investors with prior franchising experience, and they are actively supporting 

Nisbet in his role as the regional operator. 

 

WCDR Tinley Park, LLC, entered into a lease with Core Park Center, LLC, as landlord and owner 

of Park Center Plaza. 

 

BRAND HISTORY AND OPERATIONS 

 

K9 Resorts’ first location opened in 2005, and the company began franchising in 2011. They now 

have over 170 resorts either open or in development around the country. K9 Resorts is the leader in dog 

boarding and daycare services, and Applicant’s Tinley Park location will adhere to the brand’s high 

standards for aesthetics, sound mitigation, hygiene, safety, and care. The brand’s first location opened in 

the Village of Deerfield earlier this year.  

 

Aesthetics 

 

The photo below shows the K9 Resorts Luxury Pet Hotel in Wellington, Florida, and is 

representative of the brand’s high aesthetic standards. K9 Resorts’ facilities are more than simply beautiful 

– their appearance represents the company’s commitment to providing a dog boarding and daycare 

experience unlike any other. 



 
 

Sound Mitigation 

 

Sound mitigation is a cornerstone of K9 Resorts’ model. Every K9 Resorts is required to have an 

outdoor area, and K9 Resorts has become the industry leader in mitigating any noise that may result.  

 

 
 

K9 Resort’s outdoor play area is meticulously landscaped, fenced, and maintained, as shown in the 

above representative photo. The outdoor area is surrounded by an 8’ tall Bufftech molded fence, which 

absorbs 98% of noise. The sound study attached to this application demonstrates that these fences attenuate 

a loud dog bark (90+ dbA) to less than 65 dBA after 150 feet. A 65 dBA noise level is equivalent to the 

gentle hum of a distant conversation or a light rain, posing no significant disturbance to nearby commercial 

or residential tenants. 

 

Every K9 Resorts also installs Acoustiblock soundproofing material on the interior perimeter walls to 

block sound from emanating out of the building. Click here for a video demonstrating the effectiveness of 

this material:  https://www.youtube.com/watch?v=LAQrgNdpq-w 

 

Hygiene & Sanitation 

 

 

https://www.youtube.com/watch?v=LAQrgNdpq-w


 

To ensure a clean and odor-free environment, K9 Resorts utilizes industry-leading air purification 

technology, including upper-air ultraviolet germicidal irradiation systems strategically placed throughout 

the facility. These hospital-grade systems provide 15 fresh air exchanges per hour, fully refreshing the air 

every four minutes while UV light eliminates pathogens. Additionally, K9 Resorts’ advanced HVAC system 

divides each facility into five or more independent air zones, with separate air ducts for different areas, such 

as luxury suites and executive rooms. This segmentation ensures that air remains contained within each 

zone, preventing cross-contamination and maintaining superior air quality throughout the resort. 

 

K9 Resorts also follows a meticulous waste management protocol. The outdoor area utilizes the K9 

turf system. K9 turf is a synthetic style grass that is laid over various sizes of aggregate, which aggregate 

lays on top of soil. When liquid waste occurs on the K9 turf system, the turf allows for percolation the same 

as in one’s backyard. When solid waste occurs, employees immediately pick up the solid waste and follow 

the double-bagging standard procedure, illustrated below:   

 
Solid waste residue on the K9 turf system is hosed down with a high-pressure water stream to break 

up and dilute any remaining matter.  

 

Daily cleaning procedures further eliminate residue and sanitize the outdoor areas. The K9 turf 

system is fully disinfected at least once per day with Rescue. Rescue is a veterinary-grade disinfectant, 

leveraging Accelerated Hydrogen Peroxide (AHP) to effectively eliminate bacteria, viruses, and pathogens, 

ensuring a sanitized environment. Its chemical composition breaks down into water and oxygen, rendering 

it non-toxic and safe for dogs, promoting their health without causing discomfort or adverse effects. Solid 

waste residue also occurs off the K9 turf system, such as within the overnight rooms for the dogs. Such 

residue is mopped using Rescue and removed with spot-cleaning techniques.  

 

Dumpsters are emptied at least once a week, and trash will be removed more frequently if Applicant 

determines there is a need for additional pickups. 

 

Safety 

 

K9 Resorts screens every dog prior to acceptance for daycare or boarding. All dogs undergo a 6-

hour evaluation to determine temperament and confirm they will not endanger staff or other dogs. Dogs are 

separated by weight for purposes of group play. Dogs displaying temperaments that are not suitable for 

group play are separated and benefit from private playtime. Per company policy, dogs over 13-years of age 

at the time of their first screening are not permitted at the facility. Additionally, dogs that require medical 

injections are not accepted.  



 

Care 

 

All employees at K9 Resorts attend K9 university, which includes 20 hours of online training. The 

curriculum is based on the actual daily responsibilities of staff members and real-world scenarios employees 

face on the job, all informed by decades of experience accumulated by K9 Resorts and their vast national 

team. 

 

K9 Resorts’ philosophy is to provide a home away from home for dogs, where dogs will love to 

stay and play, and guests are confident that their dogs are cared for at a 5-star level. Throughout their 20 

years of experience, K9 Resorts has consistently innovated and improved their model to avoid common 

shortcomings found at other boarding and daycare facilities. The Tinley Park location at 16040 Harlem 

Avenue will adhere to K9 Resorts’ high standards and will be a valuable addition to Park Center Plaza and 

the surrounding community. 

 

OPERATIONS – TINLEY PARK K9 RESORTS  

 

Applicant intends to occupy an approximately 9,685 square feet of the 24,480 sq. ft. suite formerly 

occupied by American Freight at Park Center Plaza, including a fenced outdoor area immediately adjacent 

to the building, as further described below. K9 Resorts in Tinley Park will be open to the public from 7:00 

a.m. – 7:00 p.m. on weekdays, and 9:00 a.m. – 5:30 p.m. on weekends.  

 

K9 Resorts will open in Tinley Park with approximately 23 employees in all and will stabilize at 

around 30 employees. There will be 8-10 employees on site per shift. Employees will be on site one hour 

before, and one hour after, public hours of operation for pre-opening and post-closing activities.  

 

Based on the square footage of the building, the maximum capacity of dogs at the resort is estimated 

to be 128 dogs. Occupancy rates are expected to stabilize around 50%, meaning there will be around 64 

dogs at the resort per day. There are a small number of days per year when demand is high due to holidays 

when occupancy rates will be close to 100%. 

 

On weekdays, peak drop-off times are just before 9:00 a.m., and peak pick-up times are just after 

5:00 p.m. 

 

OUTDOOR AREA – TINLEY PARK K9 RESORTS 

 

The outdoor area will be operational between the hours of 6:30 a.m. – 7:00 p.m. The first dogs are 

let out at 6:30 a.m. to eliminate for a typical duration of 2-3 minutes. The dogs are immediately let back 

inside for breakfast and kept indoors for an hour to digest. The outdoor area becomes fully operational 

between 7:30 a.m. – 7:00 p.m. After 7:00 p.m., each dog will board in their own individual room overnight, 

ensuring a controlled and quiet environment during closed hours.  
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Symbol Label Quantity Manufacturer Catalog Number Description
Light
Loss

Factor
Wattage

H
3 Lithonia Lighting ARC2LED P3 40K MVOLT DDBXD ARC2 LED WITH P3 - PERFORMANCE PACKAGE,

4000K

0.95 23.7345
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DESCRIPTION SYMBOL AVG. MAX MIN. MAX/MIN AVG/MIN

K-9 Back Yard 1.6 fc 9.3 fc 0.0 fc N/A N/A

Type H Mounted  @ 12' AFG
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1 - FLOOR PLAN

SCALE: 1/8" = 1'-0"

2 - FRONT ELEVATION
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3 - REAR YARD ELEVATION (INTERIOR)
SCALE: 1/8" = 1'-0"

4 - REAR ELEVATION
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5 - SIDE ELEVATION
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6 - SIDE ELEVATION
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