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AGENDA FOR REGULAR MEETING 
VILLAGE OF TINLEY PARK 

PLAN COMMISSION 

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

Village Hall – 16250 Oak Park Avenue 
 

Regular Meeting Called to Order 

Pledge of Allegiance 

Roll Call Taken 

Communications 

Approval of Minutes: Minutes of the October 16, 2025 Regular Meeting 

 
ITEM #1 PUBLIC HEARING – BROOKSIDE CREEK – 7251-7551 191ST STREET – SPECIAL USE 

FOR A SUBSTANTIAL DEVIATION FROM THE BROOKSIDE CREEK RETAIL 
CENTER PUD 

 Consider recommending that the Village Board grant Lawrence Debb, on behalf of Tinley Park 
Land Development, LLC, a Special Use for a Substantial Deviation from the Brookside Creek 
Retail Center PUD to amend the “Allowable Use Chart” for the PUD at 7251-7551 191st Street in 
the B-3 PD (General Business and Commercial; Brookside Creek Retail Center PUD) Zoning 
District. 

 
ITEM #2 PUBLIC HEARING – MCDONALD’S – 7501 191st STREET – SPECIAL USE FOR A 

SUBSTANTIAL DEVIATION TO THE BROOKSIDE CREEK RETAIL CENTER PUD; 
SITE PLAN & ARCHITECTURAL APPROVAL 

 Consider recommending that the Village Board grant Cathy Stephens of Permit Solutions, Inc. on 
the behalf of McDonald’s Corporation, a Special Use for a Substantial Deviation from the 
Brookside Creek Retail Center PUD to allow for the construction of a quick service restaurant with 
drive-thru at 7501 191st Street, Tinley Park, IL in the B-3 PD (General Business and Commercial; 
Brookside Creek Retail Center PUD) Zoning District. Site Plan/Architectural Approval will also 
be considered. 

 
ITEM #3 PUBLIC HEARING – GARAGE VARIATION – 16801 SAYRE AVENUE 
 Consider recommending that the Village Board grant Dennis Mahoney a Variation from Section 

III.I.2.b. of the Zoning Ordinance to allow for a detached garage exceeding the maximum accessory 
structure floor area at 16801 Sayre Avenue in the R-2 (Single-Family Residential) Zoning District. 

 
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 

 
October 16, 2025 

 
 

 
The meeting of the Plan Commission, Village of Tinley Park, Illinois, was held in the Kallsen 
Conference Center located in the Village Hall of Tinley Park, 16250 Oak Park Avenue, Tinley 
Park, IL on October 16, 2025. 
  
CALL TO ORDER –ACTING CHAIR MARTINEZ called to order the regularly scheduled 
meeting of the Plan Commission on October 16, 2025, at 7:04 p.m. 
 
Present Plan Commissioners:  James Gaskill 

Terry Hamilton 
Eduardo Mani 
Andrae Marak 
Edgar Montalvo 
Steve Sepessy 
Acting Chair Amanda Martinez 

 
Absent Plan Commissioners:  Angela Gatto 

Chairman Garrett Gray 
Edgar Montalvo 

 
Village Staff:    Michael Coleman, Interim Comm. Development Director 

Lori Kosmatka, Senior Planner 
Michael O. Whalen, Associate Planner 

 
Petitioners:    Laura Altenbaumer, Active Day IN (item 1) 

Dennis Mahoney, 16801 Sayre Avenue (item 2) 
 
Members of the Public:  None 
 
 
ACTING CHAIR MARTINEZ stated that due to the renovation and construction work currently 
in progress at Village Hall, tonight’s meeting is held here. She noted there is some audio visual 
limitation due to this location setup.  She said she has microphones and will pass one around.  She 
said we are requesting that you speak with the microphone.  She noted the Powerpoint 
presentations are presented on the TVs to the left.  She noted there would be a time limit for 
speaking set at 6 minutes in case there are a lot of public comments tonight.   
 
COMMUNICATIONS – Lori Kosmatka Planner, noted that COMMISSIONER MARTINEZ 
would serve as Acting Chair for the meeting in CHAIRMAN GRAY’S absence.  She also noted 
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Staff is requesting the Commission continue item #3 on the agenda for Brookside Creek Retail 
Center’s Substantial Deviation.   
 
 
ACTING CHAIR MARTINEZ requested a motion to continue the public hearing for that item. 
COMMISSIONER GASKILL made a motion to continue Item #3. COMMISSIONER SEPESSY 
seconded. Roll call vote. All 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 OCTOBER 16, 2025 REGULAR MEETING 
 
ITEM 1:  PUBLIC HEARING – ACTIVE DAY ADULT DAYCARE – 16050 

HARLEM AVENUE – SPECIAL USE FOR A SUBSTANTIAL DEVIATION 
FROM THE PARK CENTER PLAZA PUD 

 
Consider recommending that the Village Board grant Laura Altenbaumer of Active 
Day IN, Inc. a Special Use for a Substantial Deviation from the Park Center Plaza 
PUD to allow for the establishment of an adult daycare facility at 16050 Harlem 
Avenue in the B-3 PD (General Business and Commercial; Park Center Plaza PUD) 
Zoning District. 
 

Present Plan Commissioners:  James Gaskill 
Terry Hamilton 
Eduardo Mani 
Andrae Marak 
Edgar Montalvo 
Steve Sepessy 
Acting Chair Amanda Martinez 

 
Absent Plan Commissioners:  Angela Gatto 

Chairman Garrett Gray 
Edgar Montalvo 

 
Village Staff:    Michael Coleman, Interim Comm. Development Director 

Lori Kosmatka, Senior Planner 
Michael O. Whalen, Associate Planner 

 
Petitioner:    Laura Altenbaumer, Active Day IN 
 
Members of the Public:  None 
 
ACTING CHAIR MARTINEZ introduced item #1. She noted the proof of publication. 
 
COMMISSIONER GASKILL made a motion to open the Public Hearing. COMMISSIONER 
MANI seconded. Voice vote. All in favor. Motion carried. 
 
Michael O. Whalen, Associate Planner, presented the staff report. 
 
ACTING CHAIR MARTINEZ invited the Petitioner to speak. 
 
Laura Altenbaumer was sworn in. She provided an overview of the business. 
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COMMISSIONER HAMILTON asked if there would be any outdoor activities. Laura 
Altenbaumer said no. 
 
ACTING CHAIR MARTINEZ asked if anyone from the public wished to testify or speak. None 
came forward. Seeing none, she requested a motion to close the public hearing. 
 
COMMISSIONER SEPESSY made a motion to close the public hearing. Seconded by 
COMMISSIONER HAMILTON. Voice vote. All in favor. Motion carried.  
 
Michael O. Whalen, Associate Planner, presented the standards for approval. 
 
COMMISSIONER HAMILTON made 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 Laura 
Altenbaumer of Active Day IN, Inc. to allow for the establishment of an adult daycare facility at 
16050 Harlem Avenue in the B-3 PD (General Business and Commercial; Park Center Plaza PUD) 
Zoning District, subject to the condition that all company vehicles will be parked behind the 
building. COMMISSIONER GASKILL seconded. Roll call vote. All in favor. Motion carried. 
 
ACTING CHAIR MARTINEZ noted the item would go before the Village Board on November 
4, 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 OCTOBER 16, 2025 REGULAR MEETING 
 
ITEM 2:  PUBLIC HEARING – GARAGE VARIATION – 16801 SAYRE AVENUE 
 

Consider recommending that the Village Board grant Dennis Mahoney a Variation 
from Section III.I.2.b. of the Zoning Ordinance to allow for a detached garage 
exceeding the maximum accessory structure floor area and maximum accessory 
structure width at 16801 Sayre Avenue in the R-2 (Single-Family Residential) 
Zoning District. 
 

Present Plan Commissioners:  James Gaskill 
Terry Hamilton 
Eduardo Mani 
Andrae Marak 
Edgar Montalvo 
Steve Sepessy 
Acting Chair Amanda Martinez 

 
Absent Plan Commissioners:  Angela Gatto 

Chairman Garrett Gray 
Edgar Montalvo 

 
Village Staff:    Michael Coleman, Interim Comm. Development Director 

Lori Kosmatka, Senior Planner 
Michael O. Whalen, Associate Planner 

 
Petitioner:    Dennis Mahoney, 16801 Sayre Avenue 
 
Members of the Public:  None 
 
ACTING CHAIR MARTINEZ introduced item #2.  
 
COMMISSIONER GASKILL made a motion to open the Public Hearing. COMMISSIONER 
MANI seconded. Voice vote. All in favor. Motion carried. 
 
ACTING CHAIR MARTINEZ noted the proof of publication. 
 
Lori Kosmatka, Senior Planner, presented the staff report. 
 
ACTING CHAIR MARTINEZ invited the Petitioner to speak. 
 
Dennis Mahoney of 16801 Sayre Avenue was sworn in. He did not have anything to add to Staff’s 
presentation.   
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COMMISSIONER MARAK asked how difficult it would be to put in a basement, if possible, and 
that it may potentially be a question for Staff or others.  He also wanted to note that this is a hose 
that is smaller than what is zoned which we’ve got some substantial parts of the Village in that 
way.  He doesn’t have any additional questions.   
 
COMMISSIONER MANI noted the lot is narrow, he doesn’t have an issue, and noted the 
Petitioner is dealing with what he has to make it more comfortable for the belongings. 
 
COMMISSIONERS HAMILTON and SEPESSY had no questions.   
 
COMMISSIONER GASKILL asked for clarification on the structure as illustrated by the 
photographs in the Staff Report.  He asked if this was already built, and without a permit.    
 
Lori Kosmatka, Senior Planner, responded yes.  
 
COMMISSIONER GASKILL noted it is way out of code.   
 
Lori Kosmatka, Senior Planner, responded the code maximum is 720 sq. ft.  The proposed is 1,558 
sq. ft, thus is 838 sq. ft. over.  The maximum width is about 10’-2” over, 44’-2” vs. 34’.  
 
COMMISSIONER GASKILL asked the Petitioner if he thought it was okay.   
 
Mr. Mahoney stated at the time it was overlooked, and was a mistake on his end.  
 
COMMISSIONER GASKILL stated it needs to be corrected.   
 
ACTING CHAIR MARTINEZ noted she is struggling with seeing the hardship on it.  She asked 
the Petitioner to explain the hardship.   
 
Mr. Mahoney responded that as stated in the report, the vehicles would go in the garage, and that 
above would be used for general storage use.  He stated the home itself has limited, very small 
closet space.  He stated that for the attic, the roof pitch cuts off a large portion of the attic.  He 
stated the structure of the attic joists is not a 2x10 or 2x6, but rather a lesser width of lumber.  He 
does not want to put anything up there of a substantial weight.  This limits storage in the attic.   
 
ACTING CHAIR MARTINEZ asked if he had considered an addition to the house, and why he 
wouldn’t have pursued it.   
 
Mr. Mahoney responded that there is a concrete slab at the back of the house.  It would’ve had to 
be torn off the back.  He doesn’t think it’s accessible with the way the garage sits to go back.  To 
go upward, the house sits on a cinder block, so the support structure to go vertical with the cinder 
block foundation versus putting in a basement or going vertical would not support it.   
 
ACTING CHAIR MARTINEZ asked if he could advise on his plans for the existing sheds. She 
asked if he would be removing them since he is proposing this structure.   
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Mr. Mahoney responded that one is a greenhouse, and the other shed structure holds snowblowers, 
gas grill and propane tanks, and lawn equipment.   
 
ACTING CHAIR MARTINEZ asked Staff if there is a permit for the shed, and if a permit is 
necessary for one.   
 
Lori Kosmatka, Senior Planner, responded she did not find a permit for that.  
 
ACTING CHAIR MARTINEZ asked the Petitioner if he plans to put those items inside the new 
structure.   
 
Mr. Mahoney responded yes, that is a possibility.   
 
ACTING CHAIR MARTINEZ asked if there are any opinions on maybe proposing a condition to 
that effect.   
 
Lori Kosmatka, Senior Planner, responded that Staff defers to the Commission to discuss. She said 
if there is an issue of the square footage, then removing the existing shed would reduce the extent 
of relief when you are looking at the overall lot.  She noted the lot coverage data sheet identifies 
the structures.  She read the dimensions of the two sheds (one of which is the greenhouse).   
 
Mr. Mahoney responded that it would be the structure that sits on a diagonal.   
 
Lori Kosmatka, Senior Planner, responded that the actual shed would be at the far rear corner 
stated.  She noted that the setback of that shed as shown on the plat appears to not meet the code 
minimum of five feet, so it is nonconforming.  These things can be taken into consideration.     
 
ACTING CHAIR MARTINEZ stated that usually hardships it is more land-related. She knows 
there is a smaller width.  She said storage is one of those ones that is not necessarily up to that 
standard.   She said it would make her feel better if he removed that nonconforming shed.  She 
asked if any other Commissioners had feelings on that.   
 
COMMISSIONER HAMILTON said it is a long lot and he didn’t feel like removing that little bit 
of square footage of that shed would make a substantial difference because it is a very large lot.  
He said the lot north of them is empty so it is not like there is a problem with the neighbor.  He 
asked if the final design will have a flat roof.   
 
Mr. Mahoney responded yes that is correct.  He said the gable style that you see in the pictures is 
just a frame on the front and back, and would come down.  He said it would be a flat roof as seen 
in the detailed drawings so as to not exceed the height restriction.   
 
COMMISSIONER GASKILL asked if the Petitioner built the greenhouse and shed himself, and 
without a permit.   
 
Mr. Mahoney responded yes that is correct.   
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COMMISSIONER MARAK said it is notable that the height of the garage is being taken in.  He 
also noted it is his understanding that we only need one hardship, not multiple hardships to move 
forward.  He said however what worries him is whether or not this will change the essential 
character of the locality.  He said he is reminded of a couple other cases we had where allowing 
someone to come in and make a substantial change like this likely should, or do we say that because 
there is an open lot to the north no one else can do it, or will other people come in front of us and 
say rightly, as we’ve done with fences and other things, you’ve let these people do this so I am 
going to do it, and then the nature of the neighborhood itself gets compromised in terms of its look 
and its aesthetic. He said that is one concern that he has about recommending to grant this variation.   
 
ACTING CHAIR MARTINEZ said she echoes that and that she had looked around, and it didn’t 
seem like too many properties had such a structure.  She asked how far away the one that he had 
referenced was.    
 
Mr. Mahoney responded that there are several.  He said there are two on New England Avenue, 
and there are several in the Parkside area as well.  He said there are more than what is shown in 
the pictures that have the height, width, and length with windows on the second floor.  He said 
they are in a very similar style in that older part of Elmore’s village on the west and east sides of 
Oak Park Avenue.  
 
COMMISSIONER SEPESSY asked if we know if the buildings that were identified in the 
Parkside area were built with permits.   
 
Lori Kosmatka, Senior Planner, responded she did not know.  
 
Mike Coleman, Interim Community Development Director responded they were prior to his living 
in the Village 31 years here   He said in the last four years, we have had a couple that have come 
in for variances.  Before working for the Village, he was the architect working for one on the west 
side.  He noted they were over 90 feet and it was for two garages and they were more in area than 
what he has on his site, but they had the 90 feet which allowed the two garages to be built on.  He 
said it does happen.  He also said to answer Commissioner Marak’s question,  being a cinder block 
foundation, chances are it is not reinforced.  He stated if he were to want to make a basement he 
would have to shore up his entire house with I-beams, steel, temporary concrete columns to frame 
and shore it and kicker it off.  He said they would have to replace and pour as we do not allow 
concrete block foundations for anything new, that it all has to be cast-in-place concrete.  He 
clarified that if he is going down, he would have to go at least 8 feet, which would be a foundation 
wall that would be 8’-4” minus the slab that would give him an 8 foot height.  He noted this would 
be a substantial undertaking to do that.  He stated also with the pitch of the roof, these houses like 
the couple that we have done solar on to see if they have to reinforce the roofs, the actual ceiling 
joists are 2x4.  He stated that 2x4 would not really pick up any load, so the loading in this particular 
case would be 15psf, versus what he is looking to design at is 30psf because it has a code compliant 
stair in it so that is designed to pickup what he actually wants to use rather than put it up in his 
attic.  He stated those joints would eventually deflect on him, and chances are he may have plaster 
rather than gypsum board.  Plaster is already a brittle material, so it may crack.    
Mr. Mahoney responded that it is a mix. 
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COMMISSIONER MANI said just looking at the lot and where the Petitioner started to build, it 
appears to be lined up with the garage that is there now.  He said if he is standing at the sidewalk 
facing the house he will just see the second story structure so he doesn’t think it will change the 
character.  He said even if the neighbors want to do the same thing, it looks good.  He said the 
Petitioner is just trying to make his home more workable. He said he does not see this being 
detrimental to the neighborhood.   
 
ACTING CHAIR MARTINEZ asked why the screened porch is necessary, and if it is part of the 
request.   
 
Mr. Mahoney responded that it was already existing, and has single pane windows.   
 
ACTING CHAIR MARTINEZ asked if the Commissioners had any further questions.  Hearing 
none, she asked if anyone else from the public wished to testify or speak. None came forward.  
Seeing none, she requested a motion to close the public hearing.   
 
COMMISSIONER SEPESSY made a motion to close the public hearing. Seconded by 
COMMISSIONER GASKILL. Voice vote. All in favor. Motion carried.  
 
Lori Kosmatka, Senior Planner, presented the standards for approval. 
 
ACTING CHAIR MARTINEZ requested a motion for the Variation.   
 
COMMISSIONER MANI made a motion to recommend that the Village Board grant the Petitioner 
Dennis Mahoney, Variations from Section III.I.2.b. of the Tinley Park Zoning Ordinance to 
increase the maximum floor area of a detached garage accessory structure to 1,558 square feet and 
to increase the maximum width of a detached garage accessory structure to 44’-2” feet, at 16801 
Sayre Avenue in the R-2 Single-Family Residential District in accordance with the plans submitted 
and adopt the Findings of Fact as proposed in the October 16, 2025 staff report.:  
 
COMMISSIONER HAMILTON seconded. Roll call vote. Ayes: COMMISSIONER 
HAMILTON, COMMISSIONER MANI.  Nays: COMMISSIONER GASKILL, 
COMMISSIONER SEPESSY, ACTING CHAIR MARTINEZ. Abstain: COMMISSIONER 
MARAK. COMMISSIONER MARAK said he wants to go on record to state he is concerned 
about the nature of the neighborhood, but he is also concerned about us having a zoning rule that 
all the houses inside of a zone are nonconforming which is true for this area. COMMISSIONER 
MARAK stated he is on both sides of the issue. COMMISSIONER MARAK abstained from the 
vote. Vote (2-3, 1 Abstain). Motion failed. 
 
ACTING CHAIR MARTINEZ noted the Petitioner could revise the site to conform or go to 
Village Board. This item would go before the Village Board on November 4, 2025.  
 
Michael O. Whalen, Associate Planner, clarified when the motion goes to Village Board without 
unanimous approval here, they typically do an initial reading where the item is introduced and 
discussed, followed by a formal vote to approve or deny at the following meeting. 
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COMMISSIONER MARAK stated that he felt it would be helpful if the Petitioner had some of 
his neighbors come out to say what they think about adding that in terms of character of the 
neighborhood. He said we saw a couple other places that have similar characteristics. He did drive 
by there, but he said it is hard to know as it didn’t appear to be pervasive in that space. The big 
issue for him is to make sure we have neighborhoods where there are not things that stand out as 
being completely different than other ones around them. He felt it would be really helpful for him 
personally, though he won’t be there, if the Petitioner brings neighbors in to talk about the character 
of the home and work and what they think about its impact on the neighborhood.   
 
COMMISSIONER MANI suggested the Petitioner have a nice photo of the front showing that it 
does not stick out like a sore thumb and fits within the character. He noted it is not like it is three 
stories tall and not placed behind the existing garage. He said he likes it. 
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Receive Comments from the Public 
 
There were no comments from the public. 
 
Good of the Order 
 
Michael Coleman, Interim Community Development Director / Building Official provided a status 
update for ongoing projects. 
 
Adjournment 
 
ACTING CHAIR MARTINEZ requested a motion to adjourn the meeting. 
 
COMMISSIONER GASKILL made a motion to adjourn the meeting. COMMISSIONER 
SEPESSY seconded the motion. Voice vote. All were in favor. The meeting adjourned at 8:10 p.m.  
 



PLAN COMMISSION STAFF REPORT 
December 18, 2025 –Public Hearing 
 
Brookside Creek – Special Use for Sub. Dev. From PUD 
7251-7551 191st Street 
 

 
 
 
EXECUTIVE SUMMARY 
Lawrence Debb of Tinley Park Land Development LLC (the Petitioner) is requesting a Special 
Use for a Substantial Deviation from the Brookside Creek Retail Center PUD to modify the 
“Allowable Use Chart” approved with the PUD.  
 
The Village Board adopted Ordinance No. 2025-O-065 on January 21, 2025, establishing the 
Brookside Creek Retail Center PUD. The PUD includes an “Allowable Use Chart” to modify the 
underlying use allowability in the B-3 (General Business and Commercial) Zoning District. This 
language made a “Service Station with an accessory Car Wash” a permitted use on Lot 1 in the 
PUD and prohibited it on all other lots within the PUD. This use would otherwise be allowed by 
Special Use Permit only.  
 
The purpose of this request is narrow: to move the allowance for a “Service Station with an 
accessory Car Wash” from Lot 1 to Lot 4. The Petitioner states that, with current market 
conditions and prospective end-users of each lot, Lot 4 is the better location for a gas station 
since this lot has more direct access from both 191st Street and Harlem Avenue. 
 
Modifying the “Allowable Use Chart” of the PUD only specifies which uses may go where within 
the development. This change does not grant approval for any development. All areas of the 
PUD are subject to the Village’s regular permitting processes, and any gas station user seeking 
to develop on Lot 4 must first request a Special Use for a Substantial Deviation from the PUD 
and Site Plan/Architectural Approval by the Plan Commission. As part of these initial zoning 
requests, any gas station user must submit preliminary engineering documents (including a 
stormwater analysis) to substantiate the feasibility of any proposed site plan, and all 
development is subject to review and approval by all national, state, regional, and local 
agencies.  
 
The developer held a neighborhood meeting on December 10, 2025 to discuss floodplain 
concerns with adjacent property owners.  
 
No revised plans or materials were received since this item’s scheduled public hearing on 
October 16, 2025. The matter was continued at this meeting. 

 
 

 
 
 
 
 
 
Petitioner 
Lawrence Debb of Tinley 
Park Land Development, 
LLC 
 
Property Location 
7251-7551 191st Street 
 
PIN 
19-09-12-200-011-0010; 
19-09-12-200-011-0020 
 
Zoning 
B-3 PD (General Business 
and Commercial, 
Brookside Creek Retail 
Center PUD) 
 
Approval Sought 
Special Use for 
Substantial Deviation 
 
Project Planner 
Michael O. Whalen, AICP 
Associate Planner 
 

“Allowable Use Chart” in the Brookside Creek Retail Center PUD, as adopted. 



 

Page 2 of 5 

EXISTING SITE & HISTORY 

 
 
The subject property is located along the south side of 191st Street, between 76th Avenue and Harlem Avenue 
(excluding the hard corner). The subject property comprises just under 72 acres, a significant portion of which is within 
a flood plain and floodway. The Petitioner intends to engineer and develop the site for commercial development as a 
shopping center with outlots. Given the flood plain and floodway constraints, most of the land will be utilized for 
stormwater management.  
 
On December 5, 2024, the Plan Commission recommended approval of rezoning the property to B-3, establishing the 
PUD, and subdividing the land. At this meeting, the Plan Commission also approved the site plan, which indicated 
developable lots, stormwater management areas, and an access drive through the development.  
 
The Brookside Creek Retail Center PUD was approved by the Village Board on January 21, 2025 by Ordinance No. 
2025-O-065. The Village Board also approved an annexation for a portion of the master development, a rezoning, a 
plat of subdivision, and a development agreement at this meeting.  
 
In separate actions, each of these bodies also granted zoning approvals to Gas N Wash to build a gas station and car 
wash on Lot 1.  
 
ZONING & NEARBY LAND USES 
The subject property is located within the B-3 PD (General Business and Commercial, Brookside Creek Retail 
Center PUD) Zoning District and is also located in the UD-1 Urban Design Overlay District. The table below 
indicates the surrounding zoning and land uses in the area: 
 

Direction Zoning Land Use 

North 
B-3 General Business and Commercial District 

Brookside Marketplace PUD 
Brookside Marketplace/Commercial 

East B-3 General Business and Commercial District Undeveloped Land 

South 
R-2 Single-Family Residential District 

Brookside Glen PUD Detached Single-Family Homes 

West 
Will County C-3 General Commercial District 

and R-2 Single-Family Residential District 
Brookside Glen PUD  

Office Building and  
Detached Single -Family Homes 

The B-3 Zoning District is designed to accommodate a wide range of specialized commercial uses, including highway-
oriented services and commercial types of establishments to serve the needs of motorists.  
 

Location Map Zoning Map 
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REQUEST 
The Petitioner is requesting to amend the PUD so that a gas station with car wash may locate on Lot 4 in the 
subdivision.  
 

 
 
 
As described in the introduction of this report, this change will solely modify use allowability. All other processes apply 
to any future gas station user of Lot 4. With this change, gas stations will be prohibited on all other lots within the 
subdivision. All development within the PUD must be adequately engineered to mitigate all impact to the flood plain 
and floodway. All development must be reviewed and approved by all regulating agencies. 
 

 
 

 
Gas N Wash intends to develop Lot 4. 
 
The developer held a neighborhood meeting on December 10, 2025 to discuss floodplain concerns with adjacent property 
owners.  
 
No revised plans or materials were received since this item’s scheduled public hearing on October 16, 2025. The matter 
was continued at this meeting.  
 
  

Lot 1 

Lot 4 

Recorded Final Plat of Subdivision for Brookside Creek Retail Center Subdivision 

“Allowable Use Chart” in the Brookside Creek Retail Center PUD, as adopted. 
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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; 
Modifying the use allowability in the PUD will not negatively impact the public. 

 
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; 
Modifying the use allowability in the PUD will not negatively impact nearby property owners. 
 

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; 
Modifying the use allowability in the PUD will not impede normal and orderly development. A gas station 
with carwash was already allowed in the PUD. 
 

d. That adequate utilities, access roads, drainage, and/or other necessary facilities have been or are being 
provided; 
All necessary facilities for all development within the PUD must be provided in order to receive approval 
to develop the land. Any future gas station user on Lot 4 must demonstrate that adequate drainage will 
be provided by the master development or on-site. 
 

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 
Modifying the use allowability in the PUD alone will not impact access. The master development and any 
future development of Lot 4 must install any necessary roadway modifications determined by the 
Village, Will County Department of Transportation, and the Illinois Department of Transportation. 
 

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. 
Modifying the use allowability in the PUD makes the development more marketable to gas station users, 
since Lot 4 has direct access from both 191st Street and Harlem Avenue. 

 
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 
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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. 
 
MOTION TO CONSIDER 
 
If the Plan Commission wishes to take action, an appropriate wording of the motions would read:  
 
Motion (Special Use for a Substantial Deviation from the Brookside Creek Retail Center PUD):  
“…make a motion to recommend that the Village Board grant a Special Use for a Substantial Deviation from the 
Brookside Creek Retail Center PUD to the Petitioner Lawrence Debb of Tinley Park Land Development, LLC to modify 
the “Allowable Use Chart” in the PUD to relocate the gas station allowance from Lot 1 to Lot 4 at 7251-7551 191st Street 
in the B-3 PD (General Business and Commercial, Brookside Creek Retail Center PUD) Zoning District, subject to all 
conditions previously imposed by Ordinance No. 2025-O-065.” 
 
LIST OF REVIEWED PLANS 
 

Submitted Sheet Name Prepared By Date On 
Sheet 

1 Application Materials Petitioner 9/25/2025 
2 Narrative Petitioner 9/26/2025 
3 December 5, 2024 Plan Commission Staff Report Staff 12/5/2024 
4 Ordinance No. 2025-O-065 Village Board 1/21/2025 

  















































PLAN COMMISSION STAFF REPORT  
December 5, 2024 – Public Hearing 

 
Brookside Creek Retail Center Planned Unit Development 
SW Corner of 191st Street & Harlem Avenue 
7251-7551 191st St. & 19200 Harlem Ave. 
  
EXECUTIVE SUMMARY 
 
The Petitioner, GSP Development Inc., is requesting: 

• Rezoning to B-3 (General Business and Commercial) 
• Special Use Brookside Creek Shopping Center Planned Unit Development 
• Final Plat of Subdivision 
• Site Plan Approval 

 
The approximately 71.9-acre site (±55 acres of the land to be annexed) will be 
designed to attract different types of commercial users to the area through the 
regulations adopted in the PUD Ordinance. The proposal will set up the overall 
commercial plaza design and will be developed in phases with lots sold to and 
developed by individual developers or businesses. The shopping center is 
anticipated to be anchored by a grocery store at the center and surrounded by 
commercial outlots, similar in layout to Brookside Marketplace. Expected outlot 
users include Gas N Wash, McDonald’s, AutoNation, a coffee shop, and more. The 
development is expected to provide complementary retail and food options for 
area residents and the Entertainment District area, including those visiting the 
future TopGolf, nearby Credit Union One Amphitheater, and hotels. 
 
The property has several complexities that have led it to being undeveloped for 
many years. Those issues include wetlands, a creek, floodplain, soil quality, and 
limited access. The proposed site has been designed to mitigate those issues as 
best as possible, while also keeping a substantial buffer of landscaping and space 
between the proposed development and existing residential homes to the south 
and west of the site. 

 
  

 
 
 
 
 
 
Petitioner 
GSP Development Inc. 
 
Property Location 
SW Corner 191st St & 
Harlem Ave Intersection 
(excluding corner parcel) 
 
7251-7551 191st St. & 
19200 Harlem Ave. 
 
 
PINs 
19-09-122-000-110-0020 
19-09-122-000-110-0010 
 
Zoning 
Current:  
• Unincorporated Will 

County (AG) 
• R-1 and R-2 (Single-

Family Residential) 
 
Proposed:  
• B-3 PUD (General 

Business & 
Commercial) 

 
Approvals Sought 
• Rezoning 
• Special Use Permit 

for a Planned Unit 
Development (PUD) 

• Final Plat 
• Site Plan Approval 
 
 
Project Planner 
Daniel Ritter, AICP 
Comm. Dev. Director 
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EXISTING SITE & HISTORY 

The proposed development is located at the southwest corner of 191st Street and Harlem Avenue (excluding the parcel 
at the hard corner). The proposed development property totals 71.9 acres, with ±55 acres in unincorporated Will 
County and the eastern ±17 acres previously annexed into the Village of Tinley Park in 1969 and 1990.  

The subject property has historically been farmland. There was a deteriorated residential structure that was 
demolished in 2013 at the northwest corner of the site. The property was owned by Lincoln-Way High School District 
210 since 1996, who originally had plans to construct Lincoln Way North or an administrative campus on the land. 
Once the district’s plans changed to build the new high school further south on Harlem Avenue, it was marketed for 
development to compliment the Brookside Marketplace and surrounding commercial development along Harlem 
Avenue. Conceptual plans for Walmart, Sam’s Club, and Woodman’s grocery store have been proposed over the years 
and ultimately not approved or completed due to technical or financial feasibility issues. 

Development of the parcel has been difficult due to several land-related issues including existing creek and pipeline 
locations, wetlands, floodplain, and poor soils. Additionally, the development has limited access points and signal 
locations. The existing traffic signal used for Brookside Marketplace cannot be used due to alignment with the existing 
creek. These site development hurdles have taken time to engineer and have added significant time and costs to the 
development of the land. The land was sold to the Petitioner in February 2022, where they have since worked with 
the US Army Corps, Will County DOT, IDOT, and their engineering team to find the best approach to develop the site. 
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ZONING & NEARBY LAND USES 

The subject property is partially located in unincorporated Will County zoned A-1, Agricultural and the other part is 
mixed between R-1 and R-2 (Single-family Residential) zoning. The lot on the hard corner is zoned B-3 (General 
Business and Commercial). 
 
The land is immediately south of Brookside Marketplace, a shopping center anchored by Super Target and Kohls 
developed from 2004-2008. The land is west of the Credit Union One Amphitheater and the recently approved 
Odyssey Entertainment PUD, to be anchored by TopGolf. The area is easily accessed from the Harlem Avenue I-80 exit 
and is nearby to hotels, restaurants, the convention center, and other regional entertainment uses. To the south and 
west of the site are residential single-family homes that are part of the Brookside Glen subdivision constructed in the 
mid-2000s. 

 
Direction Zoning Land Use 

North 
B-3 PUD (General Business & Commercial) 

 

Brookside Marketplace 
Retail, Service & Restaurant Uses 

 

East 
B-3 PUD (Office and Restricted Industrial) 

 
Top Golf and Odyssey Entertainment PUD 

Vacant Land 

South 
R-2 PUD (Single-family Residential) 

 
Detached SF Homes & 

Park/Detention Pond 

West 
R-2 PUD (Single-family Residential) 

Unincorporated Will County 
Detached SF Homes 

Office/Industrial Building 
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7201 191st Street Adjacent Development 

The Petitioner’s proposed development 
does not include the property at the hard 
corner of the intersection (7201 191st 
Street), which is separately owned by 
Webster Property Group, (the “Corner 
Parcel”). The Corner Parcel was zoned and 
approved in 2016 for a 19,722 sq. ft. multi-
tenant shopping center building, though no 
permits have been issued nor construction 
initiated to-date (the approved site plan is 
shown as Figure 1 to the right).  

Webster Property Group, the owner of the 
Corner Parcel, has submitted a letter of 
opposition through its attorney regarding 
the current zoning requests, referencing 
certain “rights” outlined in the 2016 
Development Agreement (2016-R-011). 
However, Staff and legal counsel 
emphasize that the Development 
Agreement (“DA”) does not affect zoning 
rights of the adjacent property under 
consideration. Therefore, the Petitioner’s 
requests should be evaluated 
independently based on the merits and 
compliance with the required standards. A few items with the letter of opposition are noted below: 

1. The 2016 DA was executed by the Village and the developer of the Corner Parcel (Webster Prop. Group). The 
Petitioner, GSP Development Inc., which owns the land subject to the current zoning request, was not a 
party to the DA at the time (when the property was owned by Lincoln Way High School District 210) and has 
not been a party to the agreement since. The referenced DA does not grant any rights or impose any 
obligations on adjacent privately owned land. 

2. The DA anticipated that Webster Property Group would develop the Corner Parcel as a commercial shopping 
center, as specifically approved and outlined in Exhibit 2 in the DA. The DA does not contemplate or 
authorize a gas station, which Webster Property Group now references as requiring certain access to the 
adjacent property for development. A gas station is not permitted by right in the B-3 zoning district and 
would require a Special Use Permit. To date, no complete application has been submitted for such a 
development. Any proposed changes would require all previous zoning approvals and the Development 
Agreement to be amended and reapproved for the new development.  

3. The DA requires Webster Property Group to secure easements and establish a cross-access connection. This 
obligation was tied to their development of the outlot and anticipated future coordination with surrounding 
properties. The DA does not specify the timing, location, or type of access and leaves these details subject to 
negotiation between Webster Property Group and adjacent property owners. The responsibility for 
obtaining access rights lies solely with Webster Property Group, with no obligations imposed on the current 
zoning petitioner or neighboring property owners. 

4. The Village’s Zoning Ordinance mandates cross-access between development sites within the Urban Design 
Overlay District. However, cross-access cannot be established until a specific development proposal is 
submitted. For the adjacent lot (Lot 4) within the Petitioner’s proposed development, compliance with this 
requirement will be evaluated and addressed as part of that lot’s development proposal review.  

Figure 1: 2016 Approved Site Plan for 7201 191st St 
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5. The Village continues to encourage both property owners to collaborate on establishing a shared access 
point on 191st Street that aligns with the proposed developments and addresses each site’s engineering 
challenges. The Village also has encouraged a recorded agreement to formalize how the parties will fairly 
share the upfront and ongoing costs of any connections or drive aisles, including design, permitting, 
construction, and ongoing maintenance costs. 

REQUESTS 

The Petitioner is proposing to establish a new Planned Unit Development (PUD) with the purpose of creating a 
commercial and retail shopping center, which will expand upon the Brookside Marketplace Shopping Center to serve 
as a regional shopping destination. To accomplish this goal, the Petitioner will be requesting annexation of part of the 
land from the Village Board. Additionally, they are requesting the following zoning entitlements for the property to be 
reviewed as part of the Plan Commission’s public hearing: 
 

1. Rezoning (Map Amendment) of all property to B-3 (General Business & Commercial) 
2. Special Use for a Planned Unit Development to establish an entertainment district on the larger site. 
3. Final Plat of Subdivision. The subdivision includes 7 lots for development and 3 outlots to be controlled by 

the Property Owner’s Association. 
4. Site Plan Approval of the overall layout, roadway, and common area. 

 
REZONING AND SPECIAL USE FOR A PLANNED UNIT DEVELOPMENT 

The proposed PUD will have an underlying B-3 (General Business & Commercial) zoning district. The B-3 zoning 
district was chosen as the underlying zoning regulations and uses conform closest to the mix of retail and commercial 
uses that are proposed and will help to complement the existing Brookside Marketplace Shopping Center and 
regional entertainment district. Despite there being adjacent residential uses to the south and west, the overall 
design of the development has been proposed to permanently limit development in the areas closest to the 
neighboring residential uses. The closest developable lot is more than 300 feet from any home, with most around 
500-800 feet away. The area between the commercial and residential developments will be open space and used for 
stormwater detention. The perimeter of the development area closest to residential areas will be landscaped with 
trees and shrubs to further buffer views from any adjacent homes. The potential for a small berm or fencing exists 
in this area to delineate the commercial development ponds and residential homes. 
 
The existing Comprehensive Plan (2000) does not address the property well as it is shown as government/school land 
use due to ownership and plans at that time. There have been no plan updates since the school districts plans were 
changed and Lincoln Way North moved a mile south on Harlem Avenue where there was less traffic and more space. 
However, the area has been envisioned for commercial development since the early 2000’s and following the success 
of the Brookside Marketplace development to the north. 
 
The Petitioner is requesting a Special Use for a Planned Unit Development to create the Brookside Creek Retail Center 
Planned Unit Development. The development will largely conform to the underlying B-3 zoning with a few changes 
that will be built into the development plan. The PUD ordinance will also require that the development must conform 
to the specifications within the annexation agreement approved for the site by the Village Board. The purpose and 
intent of this request is to establish a cohesively planned commercial shopping district that compliments the 
surrounding entertainment uses along 191st Street and Harlem Avenue that will serve current resident needs and 
draws regional visitors.  
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The Petitioner has provided a drafted final plat (below and attached) which illustrates how the land will be divided 
and developed. There will be 10 total lots within the site including 7 developable lots, 2 for stormwater detention, and 
1 for the private internal roadway. The 3 outlots will be controlled by a Property Owner’s Association (POA) with shared 
maintenance and cost responsibilities. In addition, a dormant SSA will be set up to ensure if the association fails to 
fulfill its responsibilities, the landowners will still pay for the maintence of the overall development (detention, 
landscaping, roadway, etc.) 
 
The proposal will have the roads, utilities, stormwater, and underlying development completed by GSP Development. 
The 7 lots will be “pad-ready” lots sold to individual developers. Any developer that wants to develop a specific lot(s) 
will have to apply for site plan and architectural approval along with any other zoning requests separately.  As of this 
report, only one development has been submitted (Gas N Wash) but all lots are under contract. The overall 
development will thus be phased based on individual development timelines, but overall is expected to start in Spring 
2025 and be completed by 2028. Anticipated lot uses are listed below but subject to change: 
 

Lot 1 – Gas N Wash (Formally Submitted) 
Lot 2 & 3 – Outlot In Contract with Grocer (Lot 6) 

Lot 4 – AutoNation Car Dealership 
Lot 5 – Coffee Shop w/ drive-thru 

Lot 6 – Grocer/Anchor Tenant 
Lot 7 – McDonald’s 
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The overall center’s lot design is specific to resolving some of the biggest engineering and cost hurdles that have 
plagued the property and prevented previous developments from succeeding. First, the plan includes limiting changes 
to land inundations, such as the wetlands, the creek, and where soil tests were less than optimal. Second, is providing 
stormwater detention in consolidated areas where it makes the most sense, including in existing floodplain areas. 
Third, was utilizing access points on 191st Street and Harlem Ave that align with existing roadways and connecting 
them with an internal road so that all lots can benefit from good access on the surrounding roadways.  
 
Most important to the land planning was ensuring that the development respects the existing residential uses and 
placed the commercial development far away from those homes, while also providing enough space to add additional 
landscape buffer along the permitter. To accomplish this, the development consolidates the development closest to 
191st Street and Harlem Avenues. A perimeter buffer is proposed around the development where it is adjacent to 
residential uses. Additionally, the commercial lots will have additional landscaping requirements including perimeter 
buffers and screening on each site. The closest residential lots to any commercial development are those to the south 
of the development to Lot 6 (expected grocery or entertainment use). Those residential lots are more than 300 feet 
away from the commercial lot and the homes will be closer to 400 feet away from any commercial buildings. 
Additionally, there will be up to 2 separate landscape buffers to screen the development from homes. The park district 
path/pond buffers to the homes to the south and the developer is open to working with the park district on a 
substantial berm placement along the pathway. If the berm is not possible, the developer is also open to a fence along 
the south property line adjacent to the park district path to help differentiate between the path and the commercial 
development property. A recommended condition requiring one of the two options has been added to the PUD 
motion. 
 

Open Item: Discuss the addition of a fence or berm along the south property line and park district trail. If the park 
district is amenable, a berm can be installed and if not, the developer would still be open to placing a fence at that 
location. 
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Gas N Wash 
Gas N Wash has proposed to develop Lot 1 and a separate approval for that lot will be running concurrently with the 
PUD approval. The PUD will allow for a Gas Station with a Car Wash as a permitted use on Lot 1, while prohibiting it 
on other lots within the PUD. The concept plans are shown below with the development approval having a separate 
staff report and site approvals. 
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Master Planning 
The goal of this development is to create a unified and interconnected commercial shopping center that is cohesive 
with the existing Brookside Marketplace and brings development that compliments the existing commercial and 
entertainment uses. The developer has proposed the attached plans as the master plan, which proposes the 
development of common areas for shared detention and private roadway access. However, each lot will have a 
separate developer. Overall, the PUD does not have specific architectural standards for materials or styling. However, 
there will be standards for common design elements related to ground signage, landscaping, and lighting.   
 
Overlay Districts 
The site is located within the Urban Design Overlay District. Staff is proposing that the developments within this PUD 
are exempt from the provisions of the Zoning Ordinance. This exemption allows for greater flexibility for large-scale 
commercial use development. However, all applicants must demonstrate meeting the intent of the UD-1 Urban Design 
Overlay District, particularly with walkability and connectivity across the different sites within and outside of the PUD. 
Curb cut access points must be limited to as few as possible and cross-access drives are situated to encourage fewer 
vehicle movements on public and private streets. 
 
Land Uses 
The B-3 (General Business & Commercial District) provides a list of permitted, special, and prohibited uses which 
encourage high traffic volume commercial development. The B-3 zoning used will generally regulate the allowable 
uses within this development, with a few exceptions noted below that ensure the uses stay compatible with the 
proposed and existing retail environment of the area. 
 

Permitted Uses Added 
Permitted uses removed 
(Prohibited in PUD) 

Special uses removed 
(Prohibited in PUD) 

Service Station with an 
accessory Car Wash on Lot 1 
(moved from Special Uses) 

New and Used Vehicle 
sales/rental, internal and 
external displays 

Currency exchanges 

Educational Facilities, vocational 

Funeral homes and mortuaries 

Banks and banks with drive-thru 
facilities 

Automobile repair shops and 
body shops 

Flea markets  

Service Station with an 
accessory Car Wash, except on 
Lot 1 

Tobacco Store, as a principal 
use 
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Signage 
Individual lot signage will generally need to comply with the regulations outlined in 
Section IX of the Zoning Ordinance. If changes are proposed, a sign plan must be 
provided for the PUD that utilizes similar design elements and shared and/or 
centralized signage. However, the developer is proposing a uniform monument sign 
that will advertise all developments at the entrances. Proposed PUD regulations for 
the monument signs include the following: 
1. Number of Signs: A maximum of 3 monument signs may be constructed for the 

overall development, not more than one per public roadway access point (curb 
cut) and at least 200 feet from another monument sign.  

2. Size: The monument sign size be limited to a maximum of 200 square feet, with 
120 square foot max being the sign panels, and shall be similar in design to the 
example provided (Example: Town Square Wheaton). 

3. Height: Signs may not exceed 20 feet in height. 
4. Base: The signs shall have a solid base constructed with primarily brick or stone 

masonry treatments.  
5. Landscaped Base Signs shall have substantial landscaping installed at the base 

to create attractive entrances to the center, similar to Brookside Glen. 
6. Development Name: Signs shall have the development area/Shopping center name (“Brookside Creek”) on them. 
7. Off-site allowances: Any tenant or business within the PUD may advertise on the PUD development signs, which 

shall be managed by the developer and subsequently the Property Owner’s Association. 
8. Common Ownership/Maintenance: Monument signs must be 

placed on an outlot or recorded easement controlled by the 
Property Owner’s Association. 

 
Additionally, the developer has asked for an allowance for additional 
temporary development signs to advertise the development coming 
soon and any parcel availability. The allowance will allow for two 200 
square foot temporary development signs to be removed after the last 
development starts but no later than 10 years from the start of 
construction. The number and size of the signs is comparable to other 
new comparable developments of this size and scale. 
 
Parking, Loading, and Access 
Developments within the PUD will be exempt from the prescribed minimum parking requirements of the Zoning 
Ordinance. Instead, each applicant must demonstrate adequate on-site, shared, or off-site parking capacity will be 
provided or available. The Plan Commission will evaluate the number of parking spaces available or proposed and 
may require increases or decreases as the body sees fit. A parking study or sufficient proof of parking requirements 
for each site must be provided. Shared parking is encouraged but shall only apply if there is common ownership, 
public ownership, or are permanent recorded cross-parking agreements that run with the land. Additionally, 
developments within the PUD must provide one on-site loading space, rather than the number prescribed in Zoning 
Ordinance. 
 
Developments within the PUD will need to provide parking lot drive-aisles and access drives a minimum of 24 feet 
wide where two-way movements are proposed. Drive-aisles and access drives may be reduced to 15 feet where one-
way movements are proposed. 90-degree Parking stalls must be 18 feet in length by 9 feet in width. Parallel parking 
stalls must be exactly 22 feet in length and 8 feet in width. Accessible parking must conform to the Illinois Accessibility 
Code. A turn exhibit must be provided indicating proper fire and delivery truck circulation through the site. 
 
The existing signal utilized by Brookside Marketplace cannot be utilized since it aligns with the Creek. However, a 
second light that will be tied to that signal (and Harlem Ave signal) is being proposed to the west. The development 
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utilizes a private road that will run from Harlem Avenue to the new signal at 191st Street. The signal is proposed to 
align with the existing drive aisle on the north side of 191st Street that serves Brookside Marketplace. Developments 
within the PUD will provide cross access to any adjacent sites where possible. Cross access drives must be built to 
property lines and temporary utilization as parking may be permitted until the adjacent site completes the connection. 
Minor changes to Harlem Avenue are proposed to add a turn lane into the development. 
 
Sidewalks and Roadways 
6-foot-wide public sidewalks will be provided adjacent to the site on 191st Street and Harlem Avenue. Additionally, a 
private walkway network will be provided to connect the different developments internal to the overall shopping 
center and more efficient access to residents or customers walking to the area. 
 
Building Materials 
No changes to masonry or building code standards are proposed. Each development would come in with its own 
standards and request relief if they cannot comply with the requirements. There is no specific design standards 
proposed for the developments, but each would need to meet the masonry requirements for commercial structures 
and the architecture is reviewed by Plan Commission on any new construction to ensure it meets certain standards, 
including being compatible with surrounding development. 
 
Landscaping 
The proposed landscape plan shows locations of trees, bushes, and shrubs. Specific species are not shown at this 
time but would be required prior to permitting. The landscaping is placed around the perimeter adjacent to the 
residential single-family homes to the west and south. Most homes have existing fences and thus no private 
development fence is proposed. The homes will be 300-800 feet from the individual lots, which will also have 
additional landscaping installed on the commercial lots. The lot layout, distance from homes, and perimeter buffer 
will limit visibility to the different development parcel from any existing homes.  
 
Right of way trees are proposed but no landscaping is otherwise proposed on the stormwater and comp storage lots. 
Additionally, plantings along the roadway frontages may be possible but there is limited space due to the significant 
need for stormwater detention and required 
slopes.  
 
A raised berm has also been proposed by the 
developer along the board and dependent upon 
the park district’s willingness to participate in 
adding he berm. The berm’s height would be 
dependent on how much space is available and the allowable maximum slopes of the berm. A fence is an alternative 
option if the berm is not possible. 
 
Lighting 
A consistent lighting style of poles and fixtures will be used within the PUD and individual 
developments. While light heights and location may vary, this will keep a consistent look 
and lighting level across the development area.  
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FINAL PLAT OF SUBDIVISION 

 
 
The Petitioner is requesting a Final Plat for the Brookside Creek Subdivision, which includes 7 lots, 3 outlots, and a 
right-of-way dedication to Will County DOTH for the proposed new signal at the northwest corner of the site. The Plat 
of Subdivision also establishes utility, stormwater, and access easements across the properties. The Plat is still under 
review by engineering and any approved Final Plat will be required to be approved by the Village Engineer and Village 
Attorney prior to recording as a condition of their approval. 
 
The Petitioner will be establishing an association that will be responsible for the shared maintenance and upkeep of 
the detention ponds. An “dormant” Special Service Area (SSA) will also be established. These ensure that is the 
association ever fails its responsibilities; the village can recover costs from those landowners the improvements 
benefit. A condition of the rezoning and PUD, it will be included requiring the Petitioner assist in the establishment of 
the SSA and no will not oppose it.  
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PUD EXCEPTIONS 
The proposed PUD includes several “Exceptions”, which are areas of the code the PUD plans do not comply with. The 
PUD plans will guide the development and ultimately supersede any code requirements. While it is not an all-inclusive 
list, the most notable Exceptions and PUD regulations are listed below: 

1. Use Allowances different from B-3 

Permitted Uses Added Permitted uses removed 
(Prohibited in PUD) 

Special uses removed 
(Prohibited in PUD) 

Service Station with an 
accessory Car Wash on Lot 1 
(moved from Special Uses) 

New and Used Vehicle 
sales/rental, internal and 
external displays 

Currency exchanges 

Educational Facilities, vocational 

Funeral homes and mortuaries 

Banks and banks with drive-thru 
facilities 

Automobile repair shops and 
body shops 

Flea markets  

Service Station with an 
accessory Car Wash, except on 
Lot 1 

Tobacco Store, as a principal 
use 

 

2. Exception from Urban Design Overlay District 
The Urban Design Overlay District Regulations (Sec. V.D.2) shall not apply except the for the Access 
requirements in Sec. V.D.2.C 
 

3. Exceptions from Sign Regulations 
a. Monument Shopping Center Signs 

i. Number of Signs: A maximum of 3 monument signs may be constructed for the overall 
development, not more than one per public roadway access point (curb cut) and at least 200 feet 
from another monument sign.  

ii. Size: The monument sign size be limited to a maximum of 200 square feet, with 120 square foot 
max being the sign panels, and shall be similar in design to the example provided (Example: Town 
Square Wheaton). 

iii. Height: Signs may not exceed 20 feet in height. 
iv. Base: The signs shall have a solid base constructed with primarily brick or stone masonry 

treatments.  
v. Landscaped Base Signs shall have substantial landscaping installed at the base to create 

attractive entrances to the center, similar to Brookside Glen. 
vi. Development Name: Signs shall have the development area/Shopping center name (“Brookside 

Creek”) on them. 
vii. Off-site allowances: Any tenant or business within the PUD may advertise on the PUD 

development signs, which shall be managed by the developer and subsequently the Property 
Owner’s Association. 

viii. Common Ownership/Maintenance: Monument signs must be placed on an outlot or recorded 
easement controlled by the Property Owner’s Association. 

b. Temporary Development Signs 
i. Two 200 square foot single side temporary development signs are permitted. These signs shall 

be removed after the last lot development starts but no later than 10 years from the start of site 
work/construction of the overall development. 

 

4. Additional PUD Requirements 
a. Landscaping plans shall be coordinated to use consistent layout, design, and species across common 

area properties and privately developed lots to keep a consistent landscaped appearance across the 
PUD. 
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b. Lighting shall be coordinated to use consistent layout, design, and manufacturer specs across 
common area properties (roadway) and privately developed lots to keep a consistent lighting design, 
lighting color, and light levels. 
 

STANDARDS FOR REZONING (MAP AAMENDMENT) APPROVAL 
 
The Zoning Code does not establish any specific criteria that must be met for the Village Board to approve a rezoning 
request. Likewise, Illinois Statutes does not provide any specific criteria. Historically, Illinois courts have used eight 
factors enunciated in two court cases. The following “LaSalle Standards” have been supplied for the Commission to 
consider.  
 

a. The existing uses and zoning of nearby property; 
• The B-3 zoning is consistent with commercial uses in the area. The Brookside Marketplace property north 

of the subject property and the hard corner of the intersection are zoned B-3 and the area includes major 
commercial/retail development.  Nearby access to major transportation corridors also makes the location 
viable for commercial and entertainment-oriented uses. The B-3 zoning will allow for anticipated uses for 
major commercial/retail development. 
 

b. The extent to which property values are diminished by the particular zoning; 
• The zoning change is not anticipated to lower any property values and will be far away from any homes 

with substantial landscape buffers in place. 
 

c. The extent to which the destruction of property values of the complaining party benefits the health, 
safety, or general welfare of the public; 
• No property value reductions or complaining parties have been identified based upon a B-3.  The B-3 zoning 

will allow for uses which will provide benefits to the community and visitors to the surrounding area. 
 

d. The relative gain to the public as compared to the hardship imposed on the individual property owner; 
• The B-3 zoning will allow for uses which will provide benefits to the community, such as retail that may 

enhance the health and welfare of the public. Dining and retail uses will further support the surrounding 
residential and entertainment uses to benefit residents and visitors of the area. 
 

e. The suitability of the property for the zoned purpose; 
• The property has sufficient access to roadways, utilities, and a location for general business and 

commercial uses at the intersection of two major roadways and less than a quarter mile from a major 
interstate interchange. 
 

f. The length of time the property has been vacant as zoned, compared to development in the vicinity of 
the property; 
• The lot has been vacant with little interest due to several land and development-related issues including 

wetlands, floodplain, poor soil, pipeline and creek inundations. The B-3 zoning allows the land to be 
developed at the highest and best use. 
 

g. The public need for the proposed use; and 
• The development will provide additional retail, dining, and entertainment opportunities for residents and 

visitors of the area.  This commercial center will additionally provide new job opportunities with each 
individual development. 
 

h. The thoroughness with which the municipality has planned and zoned its land use. 
• The area has been zoned has been zoned residential since its annexation (and as Agricultural for the 

unincorporated property). While there has been development interest, the land and access issues have 
created technical and financial hurdles that developers have found difficult to overcome. Future single-
family residential use of the land is unlikely due to those issues and safety concerns with high-speed traffic.  
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The rezoning to B-3 will be contiguous to the B-3 zoning of the Brookside Marketplace property which 
includes major commercial/retail development. At the intersection. 

 
 
STANDARDS FOR A SPECIAL USE 
 
Section X.J.5. of the Zoning Ordinance lists standards that need to be considered by the Plan Commission when 
analyzing a Special Use request. Staff will provide draft Findings for the Commission’s review in the next Staff Report. 

 
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 proposed Planned Unit Development will not be detrimental to the Village, its residents, or its visitors. 

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 or enjoyment of other properties in the immediate 
vicinity. There is a large setback of commercial development from surrounding residential properties. 
Additionally, the development will include landscape buffers from any residential properties. The proposal 
will not diminish or impair property values. 

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 proposed Special Use will not impede normal and orderly development and will instead enable the 
development of approximately 79 acres at a major gateway to the Village. Cross-access will be provided to 
neighboring properties from adjacent development lots. 

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

• The proposed Special Use will provide all necessary utility, transportation, and drainage facilities for the 
development to be safe and efficient. 

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; 

• All future development within the PUD will be reviewed to ensure safe and convenient ingress and egress to 
minimize congestion on major roadways. An Internal roadway system allows for access to the PUD as a 
whole and keep traffic off the public roads. 

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; and 

• The proposed Special Use will conform to all Village Codes and Ordinances not otherwise noted within the 
PUD Ordinance or documents. 

g. The extent to which the Special Use contributes directly or indirectly to the economic development of the 
community as a whole. 
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• The proposed Special Use will enable the development of approximately 79 undeveloped acres, which will 
generate substantial tax revenue for the Village and other local governments that rely on property taxes. 
The development will encourage additional retail, entertainment, and commercial development in the area. 
Individual lot developments will bring additional jobs to Tinley Park. 

 

STANDARDS AND CRITERIA FOR A PLANNED UNIT DEVELOPMENT 
 
Section VII.C. of the Zoning Ordinance lists standards that need to be considered by the Plan Commission for a 
Planned Unit Development (PUD). The Plan Commission is encouraged to consider these standards (listed below) as 
well as the Applicant’s responses (attached) when analyzing the PUD request. Staff will provide draft Findings for the 
Commission’s review in the next Staff Report. 
 

a. The site of the proposed planned unit development is not less than five (5) acres in area, is under single 
ownership and/or unified control, and is suitable to be planned and developed, or redeveloped, as a unit and 
in a manner consistent with the purpose and intent of this Ordinance and with the Comprehensive Plan of 
the Village. 

b. The planned development will not substantially injure or damage the use, value and enjoyment of the 
surrounding property nor hinder or prevent the development of surrounding property in accordance with the 
land use plan of the Village. 

c. The uses permitted in the development are necessary or desirable and that the need for such uses has been 
clearly demonstrated. 

d. The proposed development will not impose an undue burden on public facilities and services, such as sewer 
and water systems, police and fire protection. 

e. The proposed development can be substantially completed within the period of time specified in the schedule 
of development submitted by the developer. 

f. The street system serving the planned development is adequate to carry the traffic that will be imposed upon 
the streets by the proposed development, and that the streets and driveways on the site of the planned 
development will be adequate to serve the residents or occupants of the proposed development. 

g. When a Planned Unit Development proposes the use of private streets, common driveways, private recreation 
facilities or common open space, the developer shall provide and submit as part of the application the method 
and arrangement whereby these private facilities shall be operated and maintained. 

h. The general development plan shall contain such proposed covenants, easements and other provisions 
relating to the bulk, location and density of residential buildings, non- residential uses and structures and 
public facilities as are necessary for the welfare of the planned development and the Village. All such 
covenants shall specifically provide for enforcement by the Village of Tinley Park in addition to the landowners 
within the development. 

i. The developer shall provide and record easements and covenants and shall make such other arrangements 
as furnishing a performance bond, escrow deposit, or other financial guarantees as may be reasonably 
required to assure performance in accordance with the development plan and to protect the public interest 
in the event of abandonment of said plan before completion. 

j. Any exceptions or modifications of the zoning, subdivision, or other regulations that would otherwise be 
applicable to the site are warranted by the design of the proposed development plan, and the amenities 
incorporated in it, are consistent with the general interest of the public.  
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STANDARDS FOR SITE PLAN 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. 
 
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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MOTIONS TO CONSIDER 
 
If the Plan Commission wishes to act on the Petitioners’ requests, the appropriate wording of the motions is listed 
below. The protocol for the writing of a motion is to write it in the affirmative so that a positive or negative 
recommendation correlates to the Petitioners’ proposal. By making a motion, it does not indicate a specific 
recommendation in support or against the plan, it only moves the request forward for a vote. The conditions listed 
below are recommended by staff but can be added to, changed, or removed by the Commission based on their 
findings from the public hearing. 
 
Motion 1 (Rezoning) 
“…make a motion to recommend that the Village Board grant the Petitioner, GSP Development Inc., a Map Amendment 
(rezoning) of the approximately  79.1-acre property generally located on the south side of 191st Street and west side of 
Harlem Avenue (excluding the hard corner parcel that is commonly addressed as 7201 191st Street), from the existing R-1 
and R-2 (Single-family Residential) and Unincorporated Will County AG (Agricultural) zoning districts to the B-3 (General 
Business & Commercial) zoning district, upon annexation of all parcels and adopt the Findings of Fact as proposed in the 
December 5, 2024 Staff Report.” 
 
Motion 2 (Special Use for the Brookside Creek Retail Center PUD) 
“…make a motion to recommend that the Village Board grant the Petitioner, GSP Development Inc., a Special Use to establish 
the new Brookside Creek Retail Center Planned Unit Development in accordance with all plans and documents submitted 
and listed herein and adopt the Findings of Fact as proposed in the December 5, 2024, Staff Report, subject to the following 
conditions: 

1. The Special Use is subject to approval of the annexation and rezoning of the land. 
2. The Petitioner must record final conditions, covenants, and restrictions (CC&R’s) that have been reviewed and 

Approved by the Village Attorney prior to any transfer of ownership of any lot. 
3. The Petitioner and any future owners must agree to the Village establishing a special service area (SSA) to begin at 

the time of final approval. The special service area must be finalized with the County prior to the transfer of 
ownership of any lot. 

4. The final approval of all plans is subject to final engineering approval by the Village Engineer and any other 
jurisdictions, including but not limited to: Will County Department of Highways and Transportation, the Illinois 
Department of Transportation, the Metropolitan Water Reclamation District, US Army Corps of Engineers, and the 
Illinois Environmental Protection Agency. 

5. If a substantial berm cannot be established along the property lines, a 6-foot-high privacy style fence shall be 
installed along the property lines anywhere it does not exist, particularly to the south and the adjacent park district 
trail. 

6. Final photometric plans and light fixture details shall be submitted for the private road prior to permitting. All 
developments shall use the same light fixture and pole design within the PUD. A closely similar style may be approved 
by staff if the original manufacturer specs are no longer available.” 

7. Landscape species, design, and layout shall be coordinated between common area properties and individual 
developments to keep a consistent appearance throughout the PUD. 

8. All PUD regulations, including use and signage allowances of the PUD are as noted in the December 5, 2024, staff 
report and attached documents and shall be incorporated into the PUD ordinance. 

9. The Annexation Agreement, as approved and amended by the Village Board shall be incorporated into the PUD 
ordinance. 

 
Motion 3 (Final Plat) 
“…make a motion to recommend approval of the Final Plat for the “Brookside Creek Retail Center Subdivision”, upon 
annexation of all property, in accordance with the final plat submitted and dated October 25, 2024, subject to final review 
and approval by the Village Engineer and Village Attorney.” 
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Motion 4 (Site Plan) 
“…make a motion to grant the Petitioner, GSP Development Inc., Site Plan Approval for the development of a seven lot retail 
and commercial development that includes outlots for an internal private road and centralized detention/stormwater areas, 
approximately  79.1-acre property generally located on the south side of 191st Street and west side of Harlem Avenue 
(excluding the hard corner parcel that is commonly addressed as 7201 191st Street), in accordance with the plans submitted 
and adopt Findings of Fact as proposed in the December 5, 2024 Staff Report, subject to the following conditions: 

1. Site Plan approval is subject to the requested approvals by the Village Board including Annexation, Rezoning, Special 
Use for the PUD, and Plat Approval. 

2. The final approval of all plans is subject to final engineering approval by the Village Engineer and any other 
jurisdictions, including but not limited to: Will County Department of Highways and Transportation, the Illinois 
Department of Transportation, the Metropolitan Water Reclamation District, US Army Corps of Engineers, and the 
Illinois Environmental Protection Agency. 

3. If a substantial berm cannot be established along the property lines, a 6-foot-high privacy style fence shall be 
installed along the property lines anywhere it does not exist, particularly to the south and the adjacent park district 
trail. 

4. Landscape plans shall be updated with a final planting plan that shall be coordinated with the overall PUD and 
individual developments. 

5. Final photometric plans and light fixture details shall be submitted for the private road prior to permitting. All 
developments shall use the same light fixture and pole design within the PUD. A closely similar style may be approved 
by staff if the original manufacturer specs are no longer available 

 
 
 
 
 
LIST OF REVIEWED PLANS 
 

Submitted Sheet Name Prepared By Date On Sheet 
1 Brookside Creek GSP Dev Combined 

Application.pdf 
Petitioner 8/20/2024 

2 7551 W 191st St - Project Summary and 
Contact List.pdf 

Petitioner n/a 

3 Final Plat of Subdivision 10-25-24.pdf Manhard Consulting 10/25/2024 
4 Final Engineering Plans - Brookside Creek 

Retail Center 10-25-24.pdf 
Manhard Consulting 10/25/2024 

5 Preliminary Landscape Plan 10-25-24.pdf Manhard Consulting 10/25/2024 
6 Turning Template Exhibit - Brookside 

Creek Retail Center 10-25-24.pdf 
Manhard Consulting 10/25/2024 

7 Traffic Impact Study 10-08-24.pdf KLOA, Inc. 10/8/2024 
8 Sign and Lighting Information.pdf Unite LTG n/a 

 
 



























PLAN COMMISSION STAFF REPORT 
December 18, 2025 – Public Hearing 
 
McDonald’s 191st Street 
7501 191st Street 
 

 
 
EXECUTIVE SUMMARY 
 
The Petitioner, Cathy Stephens of Permit Solutions, Inc., on behalf of McDonald’s 
Corporation, is requesting a Special Use Permit for a Substantial Deviation from the 
Brookside Creek Retail Center Planned Unit Development (PUD) to develop a quick service 
restaurant with a drive-thru. The Petitioner is also seeking Site Plan/Architectural Approval. 
The requests are to allow for the construction of a new McDonald’s. 
 
The undeveloped site is in the Brookside Creek Retail Center PUD that was approved in 
January of this year. Master development sitework for the PUD is underway to get each 
development lot pad-ready. This development will be on Lot 7 of subdivision, which is 
approximately 1.57 acres. The PUD exempts developments within the PUD from most of 
the UD-1 Urban Design Overlay District requirements. This development requires a Special 
Use as there are certain Deviations and Exceptions that will only apply to this development. 
 
No revised plans or materials were received since this item’s scheduled public hearing on 
October 2, 2025. The matter was continued at this meeting. 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
Petitioner 
Cathy Stephens of 
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behalf of McDonald’s 
Corporation 
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7501 191st Street 
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B-3 PD (General Business 
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Brookside Creek Retail 
Center PUD) 
 
Approvals Sought 
 Special Use Permit 

for a Substantial 
Deviation 

 Site Plan Approval 
 
 
 
 
 
Project Planner 
Michael O. Whalen, AICP 
Associate Planner 



McDonald’s 191st Street – 7501 191st Street 

Page 2 of 13 

 
EXISTING SITE & HISTORY 
The subject property is located on the southwest corner of the future intersection of 191st Street and Marketplace 
Drive. This intersection will be developed with the Brookside Creek Retail Center master improvements. The subject 
property has approximately 189 feet of frontage on 191st Street. The 1.57-acre site is currently undeveloped. The 
Brookside Creek Retail Center PUD was approved by the Village Board on January 21, 2025 by Ordinance No. 2025-O-
065. The Village Board also approved an annexation for a portion of the master development, a rezoning, a plat of 
subdivision, and a development agreement at this meeting.  

 
 
ZONING & NEARBY LAND USES 
The subject property is located within the B-3 PD (General Business and Commercial, Brookside Creek Retail 
Center PUD) Zoning District and is also located in the UD-1 Urban Design Overlay District. The table below 
indicates the surrounding zoning and land uses in the area: 
 

Direction Zoning Land Use 

North 
B-3 General Business and Commercial District 

Brookside Marketplace PUD 
Brookside Marketplace/Commercial 

East B-3 General Business and Commercial District Undeveloped Land 

South R-2 Single-Family Residential District 
Brookside Glen PUD 

Detached Single-Family Homes 

West 
Will County C-3 General Commercial District 

and R-2 Single-Family Residential District 
Brookside Glen PUD  

Office Building and  
Detached Single -Family Homes 

The B-3 Zoning District is designed to accommodate a wide range of specialized commercial uses, including highway-
oriented services and commercial types of establishments to serve the needs of motorists.  
 
Streets and Roads 
Adjacent to the proposed site, 191st Street is a four-lane arterial road with wide lanes and shoulders and is maintained 
by the Will County Department of Transportation. The speed limit on this segment is posted as 45 miles per hour but 
traffic routinely travels at much higher speeds as the road is designed to safely accommodate these speeds. There 
are no sidewalks, crosswalks, or bicycle lanes. The master developer will install sidewalks along the 191st Street and 
Harlem Avenue frontages of the overall site, as well as a sidewalk along the spine road to bring pedestrians into the 
site.  
 

Location Map Zoning Map 
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In general, the roadways in this area create an uncomfortable environment for pedestrians and cyclists with the high 
travelling speeds. The posted speed limits and actual travel speeds around this site are much higher than 40 miles 
per hour and the site must be designed in a way that will help keep pedestrians and non-vehicle users safe. 
REQUESTS 
The Petitioner is proposing to construct a quick service restaurant with a drive-thru. The proposed restaurant is 
approximately 3,900 square feet and will have approximately 35 seats for dine-in customers. The proposed drive-thru 
will feature the typical McDonald’s dual drive-thru lane layout.  
 
Restaurants with drive-thrus are permitted in the B-3 Zoning District, and the PUD does not restrict this use. The 
Petitioner is requesting several Exceptions from the signage provisions of the Zoning Ordinance. Additionally, the 
Petitioner is seeking waivers from the Landscape Ordinance due to the proposed configuration of the site. 
 
PROPOSED SITE PLAN 
 
The Petitioner is proposing to locate the building at the center of the site, approximately 105 feet from 191st Street. 
Vehicle traffic will circulate the building to access drive-thru lanes and parking stalls via a continuous one-way drive-
aisle. A pedestrian walkway from the street to the building entrance is proposed. An outdoor seating area with an 
unspecified number of seats is proposed in the rear of the building near the primary entrance. A trash enclosure with 
an attached storage shed is proposed at the northwest corner of the site. 
 

 
 
Pedestrian Infrastructure 
The master developer will install a six-foot-wide sidewalk along the 191st Street frontage of the subject property. 
McDonald’s will install a walkway that varies from five to seven feet in width to route customers through the parking 

Site Plan received August 27, 2025 
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and drive-thru areas to the primary entrance. Striped crosswalks are proposed where there are conflicts with vehicle 
drive aisles and drive-thru lanes. Given the nature of the development and the configuration of the site, this routing 
is adequate and appropriately striped. This area is not served by public transportation. 
 
Automobile Access and Traffic 
The subject property will have one driveway located off the overall development’s access road. This access road, at its 
intersection with 191st Street, will be signalized and continue through to Marketplace Drive on the north side of 191st 
Street for convenient motorist access between the Brookside Creek Retail Center and the existing Brookside 
Marketplace shopping center. The driveway is located in the rear of the property, which will reduce conflicts with 
motorists entering and exiting the site onto the access road.  
 
The site is designed for one-way vehicle circulation to access parking stalls and drive-thru lanes. Drive-aisles and drive-
thru lanes are adequately sized and compliant with the Zoning Ordinance.  
 
The master development will provide additional vehicle infrastructure within the 191st Street right-of-way, including a 
right-turn deceleration lane, and all changes to roadways have been approved by the Village and the Will County 
Department of Transportation.  
 
The Petitioner did not submit an oversized vehicle circulation exhibit with this submittal. 
 
Drive-Thru Queueing 
The proposed drive-thru will feature McDonald’s typical dual-lane configuration, where two lanes merge after the 
order boards for each lane. The submitted site plan indicates space for nine vehicles before the order boards and 
eight vehicles before the pickup window. There is adequate space on site for additional vehicles to queue without 
causing any off-site impacts. The site plan also notes four “pull forward” stalls, which can be used to alleviate drive-
thru service delays.  
 
PARKING 
The Zoning Ordinance specifies a minimum parking ratio for restaurants. One space is required per three seats in the 
dining room, plus one space per employee on a typical shift. With 35 seats proposed in the dining room, 12 stalls for 
customers are required. The Petitioner’s narrative states that the restaurant will employ 10-15 people but did not 
specify the number of employees on a typical shift. The site plan provides 45 parking stalls, including two IAC-
compliant accessible stalls. Nine parking stalls will be designated for specific types of customers, such as food delivery 
drivers and mobile order customers, however the proposed parking scheme provides sufficient on-site parking 
overall. For reference, the McDonald’s location at 17171 Harlem Avenue has 37 total parking stalls. 
 
No bicycle parking is proposed on the site plan. 
 
Immediately west of the site is an easement owned by a natural gas pipeline company. The pipeline company will 
review the plans for this project to confirm its requirements are met. The recommended motion for the Site 
Plan/Architectural Approval includes a condition that the Petitioner must provide the Village with proof that the 
pipeline company approved of the plans in the final engineering submittal prior to permit issuance. In the event that 
the pipeline company will require changes to the proposed plans, this project may come before the Plan Commission 
for Site Plan/Architectural Approval again before the Village issues any building permits. 
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LANDSCAPE 
 

 
 
 

The proposed landscape plan attempts to fulfill the requirements prescribed in the Landscape Ordinance. Since the 
use and configuration of the site requires a large amount of pavement, there is limited space to accommodate all 
required landscaping. The proposed landscape plan includes planting beds along the drive-aisles and parking areas. 
Thirteen canopy trees and five ornamental trees are proposed. The plan includes planting beds adjacent to the patio 
and the front of the building facing 191st Street. Building foundation plantings are present where possible, and the 
trash enclosure and shed are heavily screened from view with trees and shrubbery. All areas of the site that are not 
paved or landscaped will be sodded.  
 
The master developer for the overall site will install street trees along the public roadway frontages. The master 
developer will also install substantial landscape buffering adjacent to existing residential properties. Due to the 
stormwater constraints of the overall site, very large detention areas are located between existing residential 
properties and all proposed development within the Brookside Creek Retail Center. The impact of siting the 
stormwater facilities in this manner means there will be hundreds of feet between residential properties and all 
proposed development within the shopping center.  
 
LIGHTING 
The subject property includes eight light fixtures to light the parking lot. These fixtures are 21 feet tall and downlit. 
The photometric plan submitted by the Petitioner indicates that light spillover at the property lines will be minimal, 
with much less spillover than the Zoning Ordinance permits for commercial development. Wall sconces are included 
around the building and do not impact spillover. 
 
 

Landscape Plan received August 27, 2025 
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ARCHITECTURE 

 

 
 

 
The approximately 3,700 square foot building is 18 feet 9 ½ inches tall and features a modern, minimal design. The 
customer-facing facades (south and east) feature large transparent shopfront windows and a projecting canopy. The 
north façade fronting 191st Street is fenestrated with opaque glass windows, which help make it appear as the front 
of the building, though it is functionally the rear. This treatment is important because this is how the building is 
perceived by passersby on 191st Street. The west façade features three drive-thru service windows with projecting 
canopies above each window to protect customers and employees from the elements. 
 
The building is clad in masonry, featuring two shades of dark gray brick. The building includes aluminum batten 
vertical elements to provide visual interest and segment the large planes of masonry into smaller sections. The 
aluminum batten will be painted a brown color. The west façade features vertical metal panels in a gray color to frame 
the drive-thru service windows and create a similar segmenting effect. Small architectural details such as bollards and 
the undersides of canopies are yellow, to create further visual interest and align with McDonald’s iconic branding. The 
elevations submitted comply with the masonry requirements in the Zoning Ordinance for a building of this size 
(buildings 3,000-40,000 square feet; 75% face brick) and all other materials are permitted.  
 
Architectural plans for the trash enclosure/storage shed structure were not submitted by the Petitioner for review. 
The Zoning Ordinance requires that this structure be designed in a manner substantially compatible with the primary 
structure. A condition of approval to this effect is included in the recommended motion for Site Plan/Architectural 
Approval.  
  

Architectural Plans received August 27, 2025 
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SIGNAGE 
The signs included in the signage plan submitted by the Petitioner are all compliant with the signage regulations in 
the Zoning Ordinance. Four wall signs, one ground sign, two menu boards, two preview boards, and several directional 
signs are proposed.  
 

 

 
 

 
 

 
 
 
 



McDonald’s 191st Street – 7501 191st Street 

Page 8 of 13 

OPERATIONS 
During the Public Hearing for the Brookside Creek Retail Center on December 5, 2024, several members of the public 
expressed concern about the hours of operation for any drive-thru businesses within the PUD. Specifically, nearby 
residents stated that they did not want a 24-hour drive-thru business near their homes. The Petitioner stated in the 
narrative provided with the application that the hours of operation would be determined by the operator. The concern 
about 24-hour operation was conveyed to the McDonald’s team during the pre-application meeting held with Village 
staff on December 13, 2024. Given the opposition from neighbors about 24-hour operation, a condition is included in 
the recommended motion for Special Use approval to limit the hours of operation to 4:00 a.m. – 10:00 p.m. 

Open Item #1: Discuss the appropriateness of limiting the hours of operation to 4:00 a.m. – 10:00 p.m. 
 
No revised plans or materials were received since this item’s scheduled public hearing on October 2, 2025. The matter 
was continued at this meeting. 
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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 
provided draft Findings in the Staff Report for 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 proposed Special Use for a Substantial Deviation from the Brookside Creek Retail Center PUD to allow 
for the development of a McDonald’s restaurant with drive-thru will not be detrimental to the Village, its 
residents, and its visitors. 

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 negatively impact nearby properties. The restaurant will provide a local 
dining option for nearby residents and visitors.  

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 proposed Special Use is compatible with the surrounding existing and future development. 
d. That adequate utilities, access roads, drainage, and/or other necessary facilities have been or are being 

provided; 
Appropriate facilities will be provided as part of the overall development by the master developer. Overall 
site improvements are currently under construction.  

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 

The proposed Special Use will provide adequate access measures to limit congestion on 191st Street. 
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. 

The proposed Special Use will conform to all Village Codes and Ordinances. 
g. The extent to which the Special Use contributes directly or indirectly to the economic development of the 

community as a whole. 
The proposed Special Use will provide a local dining option for nearby residents and will generate sales tax 
and property taxes. 
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STANDARDS FOR SITE PLAN AND ARCHITECTURAL 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. 
 
Architecture.  
 

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 
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. 
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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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MOTIONS TO CONSIDER 
 
If the Plan Commission wishes to act on the Petitioner’s requests, the appropriate wording of the motions is listed 
below. The protocol for the writing of a motion is to write it in the affirmative so that a positive or negative 
recommendation correlates to the Petitioner’s proposal. By making a motion, it does not indicate a specific 
recommendation in support or against the plan, it only moves the request to a vote. The conditions listed below are 
recommended by staff but can be added to, changed, or removed by the Commission based on their discussion of 
the approval of recommendation. 
 
Motion 1 (Special Use) 
“…make a motion to recommend the Village Board grant Special Use Permit for a Substantial Deviation to the Petitioner, 
Cathy Stephens of Permit Solutions, Inc. on behalf of McDonald’s Corporation, at 7501 191st Street in the B-3 PD (General 
Business and Commercial, Brookside Creek Retail Center PUD) zoning district, in accordance with the plans submitted and 
adopt the Findings of Fact as proposed in the October 2, 2025 staff report, subject to the following condition: 

1. Hours of operation for the establishment (drive-thru usage as well as dine-in and carry-out) are limited to 4:00am 
– 10:00pm.” 
 

Motion 2 (Site Plan/Architectural Approval) 
“…make a motion to grant Site Plan/Architectural Approval to the Petitioner, Cathy Stephens of Permit Solutions, Inc. on 
behalf of McDonald’s Corporation, for the development of a quick service restaurant with a drive-thru at 7501 191st Street 
in the Brookside Creek Retail Center PUD, in accordance with the plans submitted in the October 2, 2025 staff report, subject 
to the following conditions: 

1. Petitioner must provide the Village with proof that the pipeline company approves of the plans in the final 
engineering submittal, prior to issuance of the building permit.   

2. The trash enclosure/storage shed area must be designed in a manner substantially compatible with the primary 
structure, and is subject to review and approval by Village Planning staff in the building permit process.   

3. Approval is subject to review and approval of the final engineering plans by the Village Engineer.” 
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LIST OF REVIEWED PLANS 
 

Submitted Sheet Name Prepared By Date On Sheet 

1 
Planning & Zoning General application, 
Addendum, Response to Standards Petitioner 8/14/2025 

2 
Floor Plan & Exterior Elevations (total 3 
sheets) Lingle 8/21/2025 

3 
Site Plan and Preliminary Engineering Plans 
(total 9 sheets) 

Wat Ermark Engineering 
Resources 

8/22/2025 

4 Signage Brand Book Everbrite LLC 8/22/2025 
 
Lingle = Lingle Design Group Inc.  
Wat Ermark = Wat Ermark Engineering Resources 
 





A. The proposed McDonald’s restaurant will be designed and operated in compliance with all Village
codes and state regulations, ensuring it will not endanger public health, safety, morals, comfort, or
general welfare.

B. The project incorporates high-quality building design, landscaping, and site improvements that will be
compatible with neighboring properties and are not expected to negatively impact surrounding property
values.

C. The restaurant use is consistent with the Village’s zoning and comprehensive plan for the district and
will not impede the normal, orderly development of surrounding properties for other permitted uses.

D. All necessary utilities, access roads, drainage systems, and related infrastructure will be provided and
constructed to Village and state standards.

E. The site plan includes dedicated ingress and egress points, well-marked drive-thru lanes, and internal
circulation designed to minimize traffic congestion on adjacent public streets.

F. The Special Use will comply with all applicable district regulations, with no variances requested at this
time, and will meet any conditions established by the Village Board.

G. The development will contribute to the local economy by creating jobs, generating sales tax revenue,
and enhancing dining options for residents and visitors while maintaining compatibility with the
surrounding area.

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.
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8. Floor Plans, including:
a. Preliminary floor plan layout of all buildings;
b. Labels for the type of use of the area; and
c. Labels for square footage of the area and types of uses.

x ☐ 

9. Preliminary Engineering Plans, including but not limited to:
a. Drainage and water flow patterns or routes;
b. On-site detention;
c. Existing and proposed roadway configurations (adjacent public streets and interior

roadways/driveways);
d. Utility connections and locations;
e. Future roadway or access connections (if necessary); and
f. Cross access easement(s).

☐ ☐ 

10. Signage Plans, including:
a. Dimensioned color elevations of ground, wall and directional signage
b. A diagram showing the location of the proposed signage with setbacks from property

lines and internal drive aisles or parking lots; and
c. Include description of sign materials and method of illumination.

X ☐ 

11. Elevations and Renderings
a. Building elevations showing all four sides of all buildings.

i. Elevations should be fully-dimensioned including height, width, and depth of all
major building elements and components, and identify all building materials; and

b. Color renderings or 3D model of site.
c. Elevation of trash enclosure area with building materials identified (if applicable).

X ☐ 

12. Building Material Samples (may be submitted after initial Staff Review, but prior to placement on
a Plan Commission agenda)

a. Samples of proposed materials including, but not limited to: 
i. Wall materials such as bricks, stone, and siding;
ii. Roofing;

iii. Light fixtures; and
iv. Windows, moldings, shutters, and awnings.

b. Provide final information on all building materials with vendor, color, and sizes,
where relevant, in a table format.

☐ 

13. Preliminary Plat(s) (if applicable) ☐ ☐ 

The above information is  intended as  an  outl ine of the  Submission Requirements for Site Plan 
Approval  and is  neither  mutual ly exclusive nor inclusive.  The Vi l lage’s Zoning Ordinance,  

Landscape  Ordinance , Bui lding Codes,  and Subdivision Regulations  can be  found onl ine at  the 
Vi l lage website at  http://www.tinleypark.org .  Questions  about  Site  Plan Approval  and other 

Planning processes may  be dire cted to  the  Planning Department at:  

Vi l lage of Tinley Park   

Planning Department  

16250 S.  Oak Park  Avenue  

Tinley Park,  IL 60477  

Phone:  (708) 444-5100 

Emai l :  planning@tinleypark.org  

X

x
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GRADING PLAN NOTES: 1. UNLESS OTHERWISE SPECIFIED, TOP OF CURB (TC) AND/OR UNLESS OTHERWISE SPECIFIED, TOP OF CURB (TC) AND/OR TOP OF WALK ELEVATIONS ARE 0.5' HIGHER THAN THE ADJACENT FLOW LINE (FL) OR PAVEMENT (P) ELEVATIONS. 2. IN ALL LOCATIONS WHERE ELEVATIONS ARE SHOWN AS ±, IN ALL LOCATIONS WHERE ELEVATIONS ARE SHOWN AS ±, THE ELEVATION HAS BEEN DETERMINED BASED ON INTERPOLATED GRADES FROM THE SURVEY. CONTRACTOR IS TO VERIFY THESE GRADES PRIOR TO CONSTRUCTION OF ANY IMPROVEMENTS WITHIN THE PROXIMITY OF THESE INTERPOLATED GRADES AND REPORT THEM TO THE DESIGN ENGINEER FOR VERIFICATION OF PROPOSED SLOPES PRIOR TO INSTALLATION OF PROPOSED IMPROVEMENTS. DESIGN ENGINEER IS NOT RESPONSIBLE FOR SLOPES OF PROPOSED IMPROVEMENTS BASED ON THESE ± GRADES WITHOUT CONFIRMATION OF EXISTING ELEVATIONS AT TIME OF CONSTRUCTION. 3. PAVING, SIDEWALK, AND CURBING IS NOT TO BE INSTALLED PAVING, SIDEWALK, AND CURBING IS NOT TO BE INSTALLED IN SUCH A WAY THAT IT WILL BLOCK THE FLOW OF WATER AWAY FROM THE BUILDING INCLUDING BUT NOT LIMITED TO WEEP HOLES, WICKS, DRAINAGE SCUPPERS OR PIPES, AND LANDSCAPING. 4. ALL RETAINING AND/OR DECORATIVE LANDSCAPE WALLS OR ALL RETAINING AND/OR DECORATIVE LANDSCAPE WALLS OR CURBS SHOWN ON THIS PLAN, INCLUDING DETAILS AND SECTIONS, ARE TO ILLUSTRATE GENERAL LOCATION, LENGTH, AND HEIGHT. STRUCTURAL DESIGN, INCLUDING PROPER DRAINAGE, TIE-BACKS, AND SHORING AS WELL AS CONSTRUCTION MEANS ARE NOT ADDRESSED AS PART OF THESE PLANS. A STRUCTURAL ENGINEER SHOULD BE ENGAGED BY THE GENERAL CONTRACTOR AS THEY DEEM NECESSARY. WATERMARK ENGINEERING RESOURCES ASSUMES NO LIABILITY FOR THE DESIGN OR CONSTRUCTION OF ANY STRUCTURAL ELEMENT.     

AutoCAD SHX Text
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PIN: 19-09-12-200-011-0010 OWNER: TINLEY PARK LAND DEV LLC

AutoCAD SHX Text
(AS SURVEYED)  THAT PART OF THE NORTHEAST QUARTER OF SECTION 12, TOWNSHIP 35 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS:  COMMENCING AT THE POINT OF INTERSECTION OF THE NORTH LINE OF SAID NORTHEAST QUARTER OF SECTION 12 WITH THE WEST LINE OF SAID NORTHEAST QUARTER OF SECTION 12; THENCE SOUTH 01 DEGREE 41 MINUTES 39 SECONDS EAST ALONG SAID WEST LINE, 60.00 FEET TO THE SOUTH RIGHT-OF-WAY LINE OF 191ST STREET AS DEDICATED BY DOCUMENT R2002112732; THENCE NORTH 88 DEGREES 08 MINUTES 09 SECONDS EAST ALONG SAID SOUTH RIGHT-OF-WAY LINE, 349.97 FEET TO THE POINT OF BEGINNING; THENCE CONTINUING NORTH 88 DEGREES 08 MINUTES 09 SECONDS EAST,  ALONG SAID SOUTH RIGHT-OF-WAY LINE, 189.53 FEET; THENCE SOUTH 46 DEGREES 51 MINUTES 51 SECONDS EAST, 70.71 FEET; THENCE SOUTHERLY ALONG A CURVE, NON-TANGENT TO THE LAST DESCRIBED COURSE, CONCAVE WESTERLY, HAVING A RADIUS OF 148.80 FEET, A CHORD BEARING SOUTH 12 DEGREES 25 MINUTES 36 SECONDS EAST, A CHORD LENGTH OF 54.55 FEET, AN ARC DISTANCE OF 54.86 FEET; THENCE SOUTH 01 DEGREE 51 MINUTES 51 SECONDS EAST, TANGENT TO THE LAST DESCRIBED COURSE, 246.37 FEET; THENCE SOUTH 88 DEGREES 08 MINUTES 09 SECONDS WEST, 150.93 FEET; THENCE NORTH 17 DEGREES 35 MINUTES 53 SECONDS WEST, 363.62 FEET TO THE POINT OF BEGINNING, IN WILL COUNTY, ILLINOIS. ALSO KNOWN AS LOT 7 IN BROOKSIDE CREEK RETAIL CENTER SUBDIVISION, NOT YET RECORDED.
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PART OF PIN 19-09-12-200-011-0010 OWNER TINLEY PARK LAND DEV LLC
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REGARDING SCHEDULE A: THE SURVEY SITE, PART OF PROPERTY BEING SUBDIVIDED, IS FOCUSED ON THE PART TO BE KNOWN AS LOT 7 IN BROOKSIDE CREEK RETAIL CENTER SUBDIVISION, NOT YET RECORDED, SHOWN HEREON.  THE LEGAL DESCRIPTION WAS PREPARED BY THE SURVEYOR. REGARDING SCHEDULE B: 1.  RIGHTS OR CLAIMS OF PARTIES IN POSSESSION NOT SHOWN BY PUBLIC RECORDS. THIS RIGHTS OR CLAIMS OF PARTIES IN POSSESSION NOT SHOWN BY PUBLIC RECORDS. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 2.  ANY ENCROACHMENT, ENCUMBRANCE, VIOLATION, VARIATION, OR ADVERSE ANY ENCROACHMENT, ENCUMBRANCE, VIOLATION, VARIATION, OR ADVERSE CIRCUMSTANCE AFFECTING THE TITLE THAT WOULD BE DISCLOSED BY AN ACCURATE AND COMPLETE LAND SURVEY OF THE LAND. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 3.  EASEMENTS, OR CLAIMS OF EASEMENTS, NOT SHOWN BY THE PUBLIC RECORDS. THIS EASEMENTS, OR CLAIMS OF EASEMENTS, NOT SHOWN BY THE PUBLIC RECORDS. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 4.  ANY LIEN, OR RIGHT TO A LIEN, FOR SERVICES, LABOR OR MATERIAL HERETOFORE OR ANY LIEN, OR RIGHT TO A LIEN, FOR SERVICES, LABOR OR MATERIAL HERETOFORE OR HEREAFTER FURNISHED, IMPOSED BY LAW AND NOT SHOWN BY THE PUBLIC RECORDS. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 5.  TAXES OR SPECIAL ASSESSMENTS WHICH ARE NOT SHOWN AS EXISTING LIENS BY THE TAXES OR SPECIAL ASSESSMENTS WHICH ARE NOT SHOWN AS EXISTING LIENS BY THE PUBLIC RECORDS. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 6.  WE SHOULD BE FURNISHED A PROPERLY EXECUTED ALTA STATEMENT. THIS ITEM IS A WE SHOULD BE FURNISHED A PROPERLY EXECUTED ALTA STATEMENT. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 7.  ANY DEFECT, LIEN, ENCUMBRANCE, ADVERSE CLAIM, OR OTHER MATTER THAT APPEARS ANY DEFECT, LIEN, ENCUMBRANCE, ADVERSE CLAIM, OR OTHER MATTER THAT APPEARS FOR THE FIRST TIME IN THE PUBLIC RECORDS. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 8.  TAXES FOR 19-09-12-200-011-0010. THIS ITEM IS A GENERAL EXCEPTION MADE BY TAXES FOR 19-09-12-200-011-0010. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 9.  MORTGAGE ON THE SURVEYED PROPERTY, DATED NOVEMBER 8, 2022 AND RECORDED MORTGAGE ON THE SURVEYED PROPERTY, DATED NOVEMBER 8, 2022 AND RECORDED NOVEMBER 9, 2022 AS DOCUMENT NO. R2022080678, CONTAINS NO EASEMENTS OR SURVEY MATTERS. NOT PLOTTABLE. 10.  ASSIGNMENT OF RENTS RECORDED NOVEMBER 9, 2022 AS DOCUMENT NO. R2022080679, ASSIGNMENT OF RENTS RECORDED NOVEMBER 9, 2022 AS DOCUMENT NO. R2022080679, ON THE SURVEYED PROPERTY, CONTAINS NO EASEMENTS OR SURVEY MATTERS. NOT PLOTTABLE. 11.  THE LEASE CREATING THE LEASEHOLD ESTATE DESCRIBED IN SCHEDULE A HEREOF, OR THE LEASE CREATING THE LEASEHOLD ESTATE DESCRIBED IN SCHEDULE A HEREOF, OR A PROPER MEMORANDUM THEREOF, SHOULD BE RECORDED. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 12.  AN EXECUTED COPY OF THE LEASE CREATING THE TITLE TO THE LEASEHOLD ESTATE AN EXECUTED COPY OF THE LEASE CREATING THE TITLE TO THE LEASEHOLD ESTATE DESCRIBED IN SCHEDULE A SHOULD BE FURNISHED (TO BE RETAINED BY THE COMPANY), AND THIS COMMITMENT IS SUBJECT TO SUCH FURTHER EXCEPTIONS, IF ANY, AS MAY THEN BE DEEMED NECESSARY. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 13.  THE COMPANY WILL REQUIRE DOCUMENTS FOR REVIEW. THIS ITEM IS A GENERAL THE COMPANY WILL REQUIRE DOCUMENTS FOR REVIEW. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 14.  THE COMPANY WILL REQUIRE DOCUMENTS FOR REVIEW. THIS ITEM IS A GENERAL THE COMPANY WILL REQUIRE DOCUMENTS FOR REVIEW. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 15.  EXISTING UNRECORDED LEASES AND ALL RIGHTS THEREUNDER OF THE LESSEES AND OF EXISTING UNRECORDED LEASES AND ALL RIGHTS THEREUNDER OF THE LESSEES AND OF ANY PERSON OR PARTY CLAIMING BY, THROUGH OR UNDER THE LESSEES. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 16.  THE LAND DESCRIBED IN SCHEDULE A EITHER IS UNSUBDIVIDED PROPERTY OR THE LAND DESCRIBED IN SCHEDULE A EITHER IS UNSUBDIVIDED PROPERTY OR CONSTITUTES PART OF A SUBDIVIDED LOT. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 17.  THIS COMMITMENT/POLICY IS SUBJECT TO LIENS FOR DRAINAGE ASSESSMENTS AND THIS COMMITMENT/POLICY IS SUBJECT TO LIENS FOR DRAINAGE ASSESSMENTS AND DRAINAGE TAXES. THIS ITEM IS A GENERAL EXCEPTION MADE BY THE TITLE COMPANY AND NOT A SURVEY MATTER. 18.  THE FLOSSMOOR DITCH FLOWING THROUGH AND ACROSS THE LAND, IS NOT ON THE THE FLOSSMOOR DITCH FLOWING THROUGH AND ACROSS THE LAND, IS NOT ON THE SURVEYED SITE, BUT BENEFITS AND BURDENS IN THAT THE SURVEYED SITE FALLS WITHIN THE LAND DESCRIBED IN THE DOCUMENT. SHOWN HEREON. 19.  THERE WERE NO DRAINAGE TILE MARKINGS OBSERVED.  DITCHES ARE SHOWN ON THE THERE WERE NO DRAINAGE TILE MARKINGS OBSERVED.  DITCHES ARE SHOWN ON THE SUBJECT SITE. BENEFITS THE SUBJECT SITE. SHOWN HEREON. 20.  THAT PART OF THE SURVEYED PROPERTY DEDICATED BY DOCUMENT R71-27001 AND BY THAT PART OF THE SURVEYED PROPERTY DEDICATED BY DOCUMENT R71-27001 AND BY DOCUMENT R2002-112732, LOCATED IN THE 191ST STREET RIGHT-OF-WAY, BENEFITS THE SURVEYED SITE. SHOWN HEREON. 21.  RIGHT OF WAY FOR A DRAINAGE DITCH PER DOCUMENT NUMBER 194438 GRANTS “THE RIGHT OF WAY FOR A DRAINAGE DITCH PER DOCUMENT NUMBER 194438 GRANTS “THE THE FULL RIGHT AND AUTHORITY AT ANY AND ALL REASONABLE TIMES TO ENTER UPON THE LANDS AND CONSTRUCT, MAINTAIN AND KEEP IN REPAIR” THE DRAIN OR DITCH.  THE THE DRAIN OR DITCH.  THE DITCH IS DESCRIBED AS “ANGLING N.E. AND S.W. AS PER SURVEY NOW ON FILE IN THE ANGLING N.E. AND S.W. AS PER SURVEY NOW ON FILE IN THE TOWN CLERKS OFFICE”. A COPY OF THE SURVEY REFERENCED IN THE DOCUMENT WAS . A COPY OF THE SURVEY REFERENCED IN THE DOCUMENT WAS NOT AVAILABLE FOR REVIEW BY THE SURVEYOR, HOWEVER THIS EASEMENT APPEARS TO BE BLANKET IN NATURE ON THE SURVEYED PROPERTY. BENEFITS AND BURDENS IN THAT THE SURVEYED SITE FALLS WITHIN THE LAND DESCRIBED IN THE DOCUMENT. NOT PLOTTABLE. 22.  PIPELINE EASEMENT PER DOCUMENT NO. 699766 OVER LANDS UNDERLYING THE PIPELINE EASEMENT PER DOCUMENT NO. 699766 OVER LANDS UNDERLYING THE SURVEYED SITE, GRANTS THE RIGHT OF INGRESS AND EGRESS TO AND FROM THE PIPELINES. THE DOCUMENT DOES NOT SPECIFY A WIDTH OR LOCATION OF THE EASEMENT; HOWEVER, THE LOCATED PIPELINE IS SHOWN HEREON.  WE NOTE THAT ALTHOUGH DOCUMENT NO. 699766 DOES NOT SPECIFY A LOCATION OR WIDTH OF THE EASEMENT, THE PROPOSED PLAT OF SUBDIVISION DOES SHOW A LOCATION OF THE EASEMENT, WHICH WE HAVE SHOWN HEREON.  THEREFORE, THE EASEMENT MAY BURDEN THE SITE BASED ON THE EASEMENT DEPICTION ON THE PROPOSED PLAT OF SUBDIVISION.  23.  RELINQUISHMENT OF ALL RIGHTS OR EASEMENTS OF ACCESS, CROSSING, LIGHT, AIR AND RELINQUISHMENT OF ALL RIGHTS OR EASEMENTS OF ACCESS, CROSSING, LIGHT, AIR AND VIEW OVER ADJOINING LAND TAKEN FOR FAI-80. BLANKET IN NATURE. DOES NOT INCLUDE THE SUBJECT SITE. NOT PLOTTABLE. 24.  EASEMENT AGREEMENT FOR FLOODWATER STORAGE, STORM WATER DETENTION, AND EASEMENT AGREEMENT FOR FLOODWATER STORAGE, STORM WATER DETENTION, AND UTILITY FACILITIES, RECORDED MARCH 5, 2007 AS DOCUMENT R2007034481, NOT ON BUT BENEFITTING THE SUBJECT PROPERTY, SHOWN HEREON. 25.  ANNEXATION ORDINANCE RECORDED APRIL 9, 2010 AS DOCUMENT NO. R2010036578, ANNEXATION ORDINANCE RECORDED APRIL 9, 2010 AS DOCUMENT NO. R2010036578, INCLUDES PROPERTY LYING EAST OF THE FLOSSMOOR DITCH. BENEFITS THE SUBJECT PROPERTY IN THAT THE SURVEYED SITE FALLS WITHIN THE PROPOSED SUBDIVISION, SHOWN HEREON.
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1.  THIS SURVEY IS BASED ON THE LEGAL DESCRIPTION AND EASEMENTS OF RECORD AS THIS SURVEY IS BASED ON THE LEGAL DESCRIPTION AND EASEMENTS OF RECORD AS IDENTIFIED IN TITLE COMMITMENT NUMBER 5253-243701NCS ISSUED BY CHICAGO TITLE INSURANCE COMPANY HAVING AN EFFECTIVE DATE OF OCTOBER 22, 2024. 2.  THIS SITE FALLS WITHIN "OTHER AREAS: ZONE X" (AREA OF MINIMAL FLOOD HAZARD) AS THIS SITE FALLS WITHIN "OTHER AREAS: ZONE X" (AREA OF MINIMAL FLOOD HAZARD) AS DEFINED BY THE FLOOD INSURANCE RATE MAP, MAP NUMBER 17197C0216G, HAVING A REVISED DATE OF FEBRUARY 15, 2019. 3.  THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT ILLINOIS MINIMUM STANDARDS THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT ILLINOIS MINIMUM STANDARDS FOR TOPOGRAPHIC SURVEYS, AND IS BASED ON FIELD WORK PERFORMED ON 5/13/2025. 4.  IN ADDITION TO THE 2021 MINIMUM STANDARD DETAIL REQUIREMENTS FOR ALTA/NSPS IN ADDITION TO THE 2021 MINIMUM STANDARD DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, THIS SURVEY WAS MADE IN ACCORDANCE WITH THE REQUIREMENTS PROVIDED BY MCDONALD’S AS NOTED ON THE CHECKLIST PROVIDED TO THE CLIENT. S AS NOTED ON THE CHECKLIST PROVIDED TO THE CLIENT. 5.  THE SURVEYOR CONTACTED J.U.L.I.E. (JOINT UTILITY LOCATING INFORMATION FOR THE SURVEYOR CONTACTED J.U.L.I.E. (JOINT UTILITY LOCATING INFORMATION FOR EXCAVATORS) FOR A DESIGN STAGE REQUEST FOR THIS SITE WHICH WAS ASSIGNED A DIG NUMBER OF A251324799.  INQUIRIES WERE SENT OUT TO THE VARIOUS UTILITY COMPANIES REQUESTING MAPS AND/OR ATLASES OF THEIR RESPECTIVE FACILITIES.  THE INFORMATION RECEIVED TO DATE IS SHOWN HEREON.  ADDITIONALLY, PRIOR TO FIELD WORK ON THIS SITE, TRI COUNTY LOCATORS PROVIDED UTILITY LOCATING SERVICES ON SITE AND THE INFORMATION OBTAINED BY THE SURVEYOR FROM THESE MARKS ARE SHOWN HEREON. 6.  THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM OBSERVED FIELD EVIDENCE THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM OBSERVED FIELD EVIDENCE AND EXISTING DRAWINGS, MAPS AND RECORDS SUPPLIED TO SURVEYOR AND MARKINGS PROVIDED BY A THIRD-PARTY. DUE TO THE UNCERTAINTY AND LIMITATIONS INHERENT TO LOCATING UNDERGROUND UTILITY FACILITIES FOR NON-CONSTRUCTION PURPOSES INCLUDING 
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THOSE THAT ARE PLASTIC, NON-CONDUCTIVE, OR OTHERWISE UNABLE TO BE LOCATED, THERE MAY BE BURIED UTILITIES WITHIN THE SURVEY AREA THAT ARE NOT DETECTED.  THE SURVEY SHOWS OBSERVED INDICATIONS OF UTILITIES BASED ON THIRD-PARTY UTILITY MARKS.  THE SURVEYOR MAKES NO GUARANTEES THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES IN THE AREA, EITHER IN SERVICE OR ABANDONED. THE SURVEYOR FURTHER DOES NOT WARRANT THAT THE UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT LOCATION INDICATED, ALTHOUGH THEY ARE LOCATED AS ACCURATELY AS POSSIBLE FROM AVAILABLE INFORMATION. THE SURVEYOR HAS PHYSICALLY LOCATED OBSERVED STRUCTURES AND MARKINGS; HOWEVER, HE HAS NOT PHYSICALLY LOCATED THE UNDERGROUND LINES.   7.  THE SURVEYED SITE IS ONE PARCEL THAT CLOSES WITHOUT GAPS OR GORES. THE SURVEYED SITE IS ONE PARCEL THAT CLOSES WITHOUT GAPS OR GORES. 8.  NO OBSERVED EVIDENCE OF RECENT EARTH MOVING WORK, BUILDING CONSTRUCTION OR NO OBSERVED EVIDENCE OF RECENT EARTH MOVING WORK, BUILDING CONSTRUCTION OR BUILDING ADDITIONS. 9.  NO PROPOSED CHANGES IN STREET RIGHT OF WAY LINES BASED ON INFORMATION RECEIVED NO PROPOSED CHANGES IN STREET RIGHT OF WAY LINES BASED ON INFORMATION RECEIVED FROM THE CONTROLLING JURISDICTION AT THE TIME OF THE SURVEY.  NO OBSERVED EVIDENCE OF RECENT STREET OR SIDEWALK CONSTRUCTION OR REPAIRS. 10. THE SURVEYED SITE DOES NOT HAVE DIRECT PHYSICAL VEHICULAR ACCESS TO A PUBLIC RIGHT-OF-WAY. 11.  NO OBSERVED EVIDENCE OF SITE BEING USED AS A SOLID WASTE DUMP, SUMP OR NO OBSERVED EVIDENCE OF SITE BEING USED AS A SOLID WASTE DUMP, SUMP OR SANITARY LANDFILL. 12.  NO OBSERVED EVIDENCE OF WETLAND DELINEATION MARKINGS AT THE TIME OF THE NO OBSERVED EVIDENCE OF WETLAND DELINEATION MARKINGS AT THE TIME OF THE SURVEY.
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TO: MCDONALD’S CORPORATION, A DELAWARE CORPORATION; MCDONALD’S USA, LLC, A MCDONALD’S CORPORATION, A DELAWARE CORPORATION; MCDONALD’S USA, LLC, A S CORPORATION, A DELAWARE CORPORATION; MCDONALD’S USA, LLC, A S USA, LLC, A DELAWARE LIMITED LIABILITY COMPANY; MCDONALD’S REAL ESTATE COMPANY, A S REAL ESTATE COMPANY, A DELAWARE CORPORATION; FRANCHISE REALTY INVESTMENT TRUST – IL, A MARYLAND IL, A MARYLAND TRUST; AND   CHICAGO TITLE INSURANCE COMPANY THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE MADE IN ACCORDANCE WITH THE 2021 MINIMUM STANDARD DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 1, 2, 3, 4, 7(A), 7(B1), 7(C), 8, 9, 11, 13, AND 14, OF TABLE A THEREOF. THE FIELD WORK WAS COMPLETED ON MAY 13, 2025. COMPASS SURVEYING LTD PROFESSIONAL DESIGN FIRM LAND SURVEYOR CORPORATION NO. 184-002778 LICENSE EXPIRES 4/30/2027 DATE OF PLAT OR MAP: MAY 13, 2025 BY: _____________________________________  _____________________________________  DANIEL W. WALTER IL PROFESSIONAL LAND SURVEYOR NO. 3585 LICENSE EXPIRES 11/30/26
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CABLE COMCAST (XFINITY) – MARTHA GIERAS   MARTHA GIERAS  224-229-5862         MARTHA_GIERAS@CABLE.COMCAST.COM   ELECTRIC COMED DESIGN – PRIVATELY FUNDED  PRIVATELY FUNDED PRT.IL@USICLLC.COM  DESIGN – PUBLICLY FUNDED  PUBLICLY FUNDED PLANSUBMITTALSANDMAPREQUESTS@EXELONCORP.COM  GAS NICOR GAS 630-388-2362 GASMAPS@NICOR.COM  BUCKEYE PARTNERS – BRANDON ALLEN  BRANDON ALLEN 216-318-2124 BALLEN@BUCKEYE.COM  WOLVERINE PIPELINE COMPANY – BEN BAXTER   BEN BAXTER  989-621-7268 CELL BEN.BAXTER@WPLCO.COM  COMMUNICATIONS AT&T / DISTRIBUTION G11629@ATT.COM  MCI-VERIZON INVESTIGATIONS@VERIZON.COM WATER / SANITARY / STORM VILLAGE OF TINLEY PARK – COLBY ZEMAITIS  COLBY ZEMAITIS 708-444-5516 708-475-7661 CZEMAITIS@TINLEYPARK.ORG 
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BROOKSIDE GLEN P.U.D.  UNIT 7
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DOCUMENT NUMBER R2003-240809
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LOT 8
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BROOKSIDE MARKETPLACE SUBDIVISION
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DOCUMENT NUMBER R2004160601
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LOT 7
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LOT 1
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LOT 13
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LOT 12
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THE FOLLOWING INFORMATION WAS OBTAINED BY THE SURVEYOR FROM THE ON-LINE VILLAGE OF TINLEY PARK ZONING ORDINANCE AND MAP. THIS SITE IS ZONED: B-3 GENERAL BUSINESS & COMMERCIAL FRONT SETBACKS: 25 FEET  REAR SETBACKS: 25 FEET SIDE SETBACKS: NO SIDE YARD SHALL BE REQUIRED, EXCEPT IF A SIDE YARD IS PROVIDED, IT SHALL NOT BE LESS THAN TEN (10) FEET; AND, IF ADJOINING A RESIDENTIAL DISTRICT, A MINIMUM SIDE YARD AT LEAST FIFTEEN (15) FEET IN WIDTH SHALL BE PROVIDED. MAXIMUM BUILDING HEIGHT: 3 STORIES, 35 FT. MAXIMUM FLOOR AREA RATIO: 1.0 PARKING: FAST FOOD, CARRY-OUT MINIMUM OF FIVE (5) SPACES PLUS ONE (1) SPACE FOR EACH EMPLOYEE ACCESSIBLE PARKING SPACES SHALL COMPLY WITH THE CURRENT EDITION OF THE ILLINOIS ACCESSIBILITY CODE. THE SURVEYOR CONTACTED WALT SMART AT THE VILLAGE OF TINLEY PARK PLANNING AND ZONING DEPARTMENT (1-708-444-5100) ON MAY 15, 2025. IT IS HIS UNDERSTANDING THAT A SUBDIVISION PLAT IS NOT REQUIRED IN ORDER TO CONVEY THE PROPERTY, UNLESS THE PROPERTY IS SPLIT OR COMBINED WITH OTHER PROPERTY.
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ALTA/NSPS  LAND  TITLE AND TOPOGRAPHIC SURVEY

2631 GINGER WOODS PARKWAY,  STE. 100
AURORA, IL 60502

PHONE: (630) 820-9100  FAX: (630) 820-7030  EMAIL: ADMIN@CLSURVEYING.COM

ALTA  SURVEYS l TOPOGRAPHY l CONSTRUCTION STAKING
McDonald's
Tinley Park (12-2780) 
SWC 191st & Market Place Drive 

PROJECT CLIENT

McDonald's Corporation 
110 N. Carpenter Street   
Chicago IL 60607-2101 

(NO   BUILDINGS    OBSERVED)
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OUTLOT B
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OUTLOT C
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ALSO KNOWN AS 191ST STREET
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APPROXIMATE LOCATION OF SHELL COMPANY EASEMENT AS SHOWN ON BROOKESIDE CREEK RETAIL CENTER SUBDIVISION PLAT
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1.0

0.8

0.5

0.5

0.5

0.5

0.5

0.5

0.3

0.1

0.1

0.1
0.10.10.30.40.00.40.30.10.10.10.10.10.10.10.1

0.1

0.2

0.3

0.4

0.4

0.4

0.4

0.4

0.5

0.6

0.7

0.8

1.1

0.8

0.4

0.3

0.2

0.2

0.3

0.3

0.0

0.1

0.2

0.2

0.1

0.2

0.2

0.1

0.1

0.1

0.1

0.0

0.0

0.0

0.0

1.214 21 SES-18-40-1-TA-GL-xx (4") B2-U0-G3

Luminaire Schedule

Symbol Qty Label Arrangement LLF Description Lum. Watts EPA Mtg Height Pole Type BUG Rating 

1 D2@180 Back-Back 0.900 RAR2-320L-110-5K7-4W 100.3

7 D Single 0.900 RAR2-320L-110-5K7-4W 100.3 0.607 21 SES-18-40-1-TA-GL-xx (4") B2-U0-G3

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

PAVED SURFACE READINGS Illuminance Fc 2.50 6.2 0.5 5.00 12.40

Propertyline Illuminance Fc 0.32 2.0 0.0 N.A. N.A.
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Sign Schedule

F Double Welcome Point
Gateway-Charcoal

G Outdoor Digital Pre-Browse

H Spring Board Canopy-Charcoal

I Outdoor Digital Menu Board

J Drive-Thru Reserved Signage

K Courier Parking Sign

L Curbside Pick Up Signage

M Next Gen Welcome with Arch

N Next Gen Thank You with Arch

O Next Gen 7x7 monument OAH
10'



SIGN DETAILS:

LED illuminated McDonald's Arch Face

Injection-molded logo with PMS123C Yellow 
and Next Gen Silver return

4”

NOT TO SCALE
SIDE VIEW48”

42”
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42" NG Arch (ARCH-42)A



SIGN DETAILS:

LED illuminated McDonald's Wordmark on Next Gen Silver 
raceway

Injection-molded letters with White faces and Next Gen 
Silver returns

Wall mount is standard. Tube mounting kit available for 
mansard roofs.

NOT TO SCALE

4”

16’-5”

24”

SIDE VIEW

8”

5-4/5”
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24" NG Wordmark (WM-24)B



SIGN DETAILS:

Non-illuminated double-sided face and mounting bracket

Next Gen charcoal with vinyl McDelivery graphic

 18” FACE PANEL 

 .188”

(2) 1/4” x 1”x1” aluminum
angle brackets

 1.0”

 1.0” BRACKET

 1.0”

 1.0”

TOP VIEW

FRONT VIEW

 18-1/3” 

 11-1/4”  18”
 FACE PANEL
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McDelivery Blade Sign (MCDEL-BLADE)C



SIGN DETAILS:

Non-illuminated double-sided face and mounting bracket

Next Gen charcoal with vinyl Mobil Order graphic

 18” FACE PANEL 

 .188”

(2) 1/4” x 1”x1” aluminum
angle brackets

 1.0”

 1.0” BRACKET

 1.0”

 1.0”

TOP VIEW

FRONT VIEW

 18-1/3” 

 11-1/4”  18”
 FACE PANEL
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Mobile Order Blade Sign (MOBILE-BLADE)D



Broken line 
represents edge
of charcoal trellis.
Decal kit supplies 
white letters and 
yellow squares only

SIGN DETAILS:
Decals for 48” charcoal drive-thru trellis ONLY.

White vinyl letters

PMS 123C Yellow vinyl square with number cut out
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Drive-Thru Trellis Decals, 3 Windows (DT-DECAL-3)E



SIGN DETAILS:

Charcoal cladding

Clearance bar 1’-6” Clearance bar

11’-0”
9’-0”

8”

6”

15’-4”

Non-illuminated clearance sign with spring loaded 
clearance arms

Clearance copy to be black vinyl

Adjustable PMS 123C Yellow and black bang bar 

Sintra “Drive Thru” letters with re�ective PMS 123C Yellow
 vinyl decal

PMS 123C Yellow and black “Any Lane Any Time” face

Spring assembly
cover plate

Clearance 9 Feet
Drive Thru

Clearance 9 Feet
Drive Thru
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Double Welcome Point Gateway-Charcoal (DWPG_CHAR)F
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Outdoor Digital Pre-Browse (ODPB)G



SIGN DETAILS:

LED illuminated order canopy and cladding

Next Gen Charcoal with PMS 123C Yellow accents

Re�ective White vinyl Order Here letters

Audio provided by others

11’-7”

3’-6”
3’-1”

7’-8”

LED downlight

Charcoal cladding

ORDER
HERE

Mic and
speaker
grills

Vinyl “Order 
Here” decal

Vinyl “Order Here” 
decal w/ underline

Vinyl ADA decal

9’-4”

Customers
with
speech or
hearing
difficulties
please pull up to the
next open
window for
assistance in
ordering.

Clientes con
dificultades
auditivas o del
habla favor de
pasar a la
proxima
ventanilla
abierta para
ayudarle con
su order.

Thank you Gracias

14.06” 14.0”

19Page 12 of 

Project No: 58484 Prepared By: Kari Moyle

Address: 7500 191st St Tinley Park, IL 60487-9409 Date: 08/22/2025 PIF: 527657-0

Description: McDonald's Rest #43888 Customer Signature:

Everbrite, LLC · 4949 South 110th Street · Greenfield, WI 53228 · www.everbrite.com

These drawings and designs are the exclusive property of Everbrite, LLC.
Use or duplication in any manner, without express written permission
of Everbrite, LLC, is prohibited.

Spring Board Canopy-Charcoal (SSB)H
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Outdoor Digital Menu Board (ODMB)I



SIGN DETAILS:

Non-illuminated ACM panel

Next Gen Charcoal with matte �nish screened copy 
and graphics

Re�ective PMS123C Yellow vinyl number square

Shown with yellow ROLL-A-POSTTM and black plastic 
post, sold separately

OPTION A
IN GROUND SIGN

OPTION B
MOVABLE SIGN

7'-0"

POLE PROVIDED
BY OTHERS

1-3/4” square 
black postROLL-A-POSTTM  

plastic sign base

24”

16-1/2”

Drive
Thru

Reserved

Drive
Thru

Reserved

1 1
FACE OPTIONS

Drive
Thru

Reserved

Drive
Thru

Reserved

Drive
Thru

Reserved

Drive
Thru

Reserved

Drive
Thru

Reserved

Drive
Thru

Reserved

1 2 3

4 5 6
7'-0"

36"

14”14”

36"
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Drive-Thru Reserved Signage (PULLFWD)J



SIGN DETAILS:

Non-illuminated ACM panel

Next Gen Charcoal with matte �nish screened copy 
and graphics

Shown with yellow ROLL-A-POSTTM and black plastic 
post, sold separately

OPTION A
IN GROUND SIGN

OPTION B
MOVABLE SIGN

7'-0"

36"

14"

36"

7'-0"

POLE PROVIDED
BY OTHERS

McDelivery

Courier
Parking

McDelivery

Courier
Parking

1-3/4” square 
black postROLL-A-POSTTM  

plastic sign base

24”

16-1/2”

14"
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Courier Parking Sign (COURIER-PK)K



SIGN DETAILS:

Non-illuminated ACM panel

Next Gen Charcoal with matte �nish screened copy 
and graphics

Re�ective PMS123C Yellow vinyl number square

Shown with yellow ROLL-A-POSTTM and black plastic 
post, sold separately

1-3/4” square 
black post

14”14”

36" 36"

OPTION A
IN GROUND SIGN

OPTION B
MOVABLE SIGN

FACE OPTIONS

POLE PROVIDED
BY OTHERS

1
Curbside
Pick Up

Enter 1 in the 
app to check-in

1
Curbside
Pick Up

Enter 1 in the 
app to check-in

1
Curbside
Pick Up

Enter 1 in the 
app to check-in

2
Curbside
Pick Up

Enter 2 in the 
app to check-in

3
Curbside
Pick Up

Enter 3 in the 
app to check-in

4
Curbside
Pick Up

Enter 4 in the 
app to check-in

5
Curbside
Pick Up

Enter 5 in the 
app to check-in

6
Curbside
Pick Up

Enter 6 in the 
app to check-in

7
Curbside
Pick Up

Enter 7 in the 
app to check-in

8
Curbside
Pick Up

Enter 8 in the 
app to check-in

9
Curbside
Pick Up

Enter 9 in the 
app to check-in

10
Curbside
Pick Up

Enter 10 in the 
app to check-in

ROLL-A-POSTTM  

plastic sign base

7'-0"7'-0"

16-1/2”

24”
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Curbside Pick Up Signage (MOBILE)L



SIGN DETAILS:

Directional with Arch

23”

12”

48” 

36” 

9” Routed aluminum Next Gen Charcoal faces and Next Gen 
Silver frame

LED illuminated letters, arrow, and Arch logo

White letters and arrow, PMS 123C Yellow Arch

Welcome
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Next Gen Welcome with Arch (NG-WELCOME-AR)M



SIGN DETAILS:

Directional with Arch

23”

12”

48” 

36” 

9” Routed aluminum Next Gen Charcoal faces and Next Gen 
Silver frame

LED illuminated letters and Arch logo

White letters and arrow, PMS 123C Yellow Arch

Thank You
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Next Gen Thank You with Arch (NG-TY-AR)N



Location & Site No: 7500 191st St      
                              Tinley Park, IL 60487-9409   NN43888

Description: NG 7x7 Monument  with 
brick base, 10’ OAH Project No: 527122

Date: 08/11/2025
Revised: 
Revised: 

Drawn By: CMH
Scale: 

DISCLAIMER: Renderings are for graphic purposes only and not intended for actual construction dimensions. For windload requirements, actual dimensions and mounting detail, please refer to engineering specifications and install drawings.
© 2025 Everbrite, LLC, all rights reserved. This document is confidential and proprietary to Everbrite, LLC. Any disclosure to a third party is expressly prohibited.

Customer: MCDC: McDonald's

CUSTOMER SIGNATURE                                                                           DATE

LANDLORD SIGNATURE                                                                            DATE

Customer Approval: Graphics and colors on file will be used unless otherwise specified by 
customer. Please review drawing carefully. By signing below, you agree to graphics as 
shown above, and to location of sign as shown. Please return signed copy back to Everbrite.

2’-1”

10’ OAH

7’-6”

7’-6”

5”

Brick base provided by others

LED illum’d 62” formed and push-thru archIllumination:

Face Detail:

Electrical:

Power Supply:

Routed aluminum faces ptd. McD Next Gen Red

Base Height:

Brick:

Base Height: 2’-1”  (Not including 5” silver band) 

Slate Gray brick smooth by Hebron Brick Co.

 

1.6 amps @ 120 volts

Agilight PS12-60W-100/277V

62”

6’-0”

Slate Gray brick 
smooth by 
Hebron Brick Co.
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Next Gen 7x7 monument OAH 10'O

56.25 sq ft



PLAN COMMISSION STAFF REPORT  
December 18, 2025 –Public Hearing 
 
 
Mahoney – Garage Variation 
16801 Sayre Avenue 

  
 
 
 
 
 
 
 
 
 
 
 

EXECUTIVE SUMMARY 
The Petitioner, Dennis Mahoney, is seeking a Variation from Section III.I.2.b. of the Zoning 
Ordinance to increase the maximum floor area of a detached garage accessory structure. 
The property is located in the R-2 (Single-Family Residential) zoning district at 16801 Sayre 
Avenue.  
 
The subject property has a detached garage with attached screened-in porch, and a 
20’x22’ two-story addition to the garage currently under construction.  This structure in 
total is 1,553 sq. ft., which exceeds the Zoning Ordinance requirement of maximum 720 
sq. ft.    
 
Upon learning of the code violation, Village Staff informed the Petitioner the structure 
either must be removed or else approved via the Variation process, followed by submittal 
and approval for a building permit.    
 
The Petitioner stated the physical hardship is for a lack of storage space in the home due 
to the usable floor area of the dwelling (legal nonconforming, stated as 1302 sq. ft.) with 
limited number of interior closets, and lack of basement.  The Petitioner seeks to utilize 
the additional garage space for storage needs.   
 
The Petitioner’s submittal states addition’s current gable roof construction will be changed 
to a flat roof to meet the 18-foot maximum height requirement.  The addition’s exterior 
material will be Hardie Board or vinyl lap siding to match the existing, original garage.   
 

This request was previously heard at Plan Commission October 16, 2025 followed by Village 
Board on November 4th and November 18th.  It was remanded back to the Plan Commission per 
Village Board discussion and request for further investigation.  The Petitioner has not provided 
any change to the submittal documents.  The Petitioner has since removed the gabled peak on 
the garage addition so that the structure has now been reduced to a uniform, flat 18 feet height 
from the ground to top of structure.  Details on Previous Consideration and New Information by 
Staff are provided in red.  

 
 
 
 
 
 
Petitioner 
Dennis Mahoney 
 
Property Location 
16801 Sayre Avenue 
 
PIN 
28-30-106015-0000 
 
Zoning 
R-2 Single Family 
Residential 
 
Approvals Sought 
Variation 
 
 
 
 
 
Project Planner 
Lori Kosmatka, AICP 
Senior Planner 
 



Mahoney – Garage Variation – 16801 Sayre Avenue 
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EXISTING SITE & HISTORY 

The subject property 16801 Sayre Avenue is a long, 
rectangular lot approximately 17,787 square feet in 
size, approximately 66’ wide x 271’ deep.  The subject 
property is located in a residential neighborhood 
southeasterly of 167th Street and Harlem Avenue.  This 
area is one of the older areas of the Village, annexed in 
1929, and is part of the Elmore’s Oak Park Avenue 
Estates Subdivision.  The subject property is on the 
east side of Sayre.  North of the subject property is 
vacant land, with a frontage along Sayre of 
approximately 70 feet.  This vacant land is not a platted 
parcel, but presumed to be originally intended for right-
of-way as it aligns with 168th Street to the west across 
Sayre Avenue.   
 
The subject property has several existing structures 
with approximate square footages provided in the 
submittal’s lot coverage data sheet.  All of these 
property improvements are to the rear of the house.  
The house is a gabled single-story frame dwelling with 
no basement, approximately 1,302 sq. ft.  Along with 
the house, there is a detached original garage with 
attached screened-in porch (includes a door, windows 
and lower wall with siding), total ~663 sq. ft., and a 
20’x22’ two-story addition to the garage currently under 
construction (~445 sq. ft.).  The plat of survey also 
shows two sheds (total ~258 sq. ft.), a swimming pool 
(~614 sq. ft.) with wood deck (~135 sq. ft.), and patios.  
Presently a boat, owned by the Petitioner, is stored 
outside.    
 
 
 
 
 
 
 



Mahoney – Garage Variation – 16801 Sayre Avenue 
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Photo of Subject Property by 
Petitioner Showing Space Between 
House & Garage 

Code Requirements:   
Zoning Ordinance Section III.I.2.b. limits a maximum floor area of 720 sq. ft. and 34 
feet in width for residential detached garage accessory structures in the R-1 through 
R-5 zoning districts.  Following this code requirement, the Zoning Code states the 
maximum height shall be eighteen feet to the peak of the structure, and the pitch of 
the roof shall be found by the Zoning Administrator to be architecturally compatible 
with the pitch of the main roof element of the principal structure, provided the height 
limit is met.  Additionally, the Zoning Code requires detached garages not be used as 
living space, business related activity, nor serviced by water or sanitary sewer.  The 
Zoning Code does allow for second detached garages, however this property does 
not meet the minimum lot width requirement of 90 feet.  The Zoning Code allows 
homes to have one storage shed, but only up to 200 sq. ft.  The Zoning Code also has 
a minimum Usable Floor Area Per Dwelling for homes, excluding garages & accessory 
structures (sheds, etc.), which is 2,800 sq. ft. or 2,300 sq. ft. for ranch homes in the R-
2 zoning district.   
 
The detached garage accessory structure in total (original garage with screened-in 
porch, and addition under construction) exceeds the Zoning Ordinance requirements of maximum floor area.  
Based upon the plat of survey and plans submittal, Village Staff identifies it is 1,553 sq. ft. (existing 663 sq. ft. + 
addition’s two-stories of 445 sq. ft.). 
 
Previous Consideration and New Information: 
The currently requested proposal was previously heard at the Plan Commission on October 16, 2025, where the 
motion to recommend approval to the Village Board had failed (see Draft Plan Commission Meeting Minutes).  Points 
were raised by the Commissioners including the degree of exceeding code’s maximum garage square footage, 
existing unpermitted shed structures, and neighborhood character.  A Commissioner noted that in neighborhoods 
we should not have things that stand out as being completely different than others around.  Physical hardships 
were discussed including undersized lot area and lot width for the zoning district.  A Commissioner stated a concern 
about having a zoning rule that all houses inside of a zone are nonconforming as appears to be the case for this 
area.  Structural constraints of the house’s older construction type were noted (cinder block foundation and 2x4 
ceiling joists).  The Commission contemplated an option to possibly require removal of the shed at the property’s 
northeast corner, as its location does not comply with the zoning code’s minimum five-foot setback to the property 
line.   The Petitioner had responded it is possible to move the items currently in the shed to the garage addition. A 
Commissioner opined that removing the small square footage of the shed didn’t seem like it would make a 
substantial difference because it is a large lot.   
 
The request then went to the Village Board meeting on November 4th and 18th. Members of the Village Board 
discussed the variation request at the first meeting, largely focusing on the neighborhood context. The Community 
Development Director provided a verbal update noting a revised Staff interpretation for garage width.  At the 
following meeting, the Director provided a memorandum in the Village Board packet providing further investigation 
as prompted by the Village Board.  The memorandum provided width interpretation detail, lot size, coverage, and 
floor area ratio detail, Village Board discussion summary, house size/floor area comparisons, and information on 
two nearby notable properties.  

• Width Interpretation: The present code does not define width.  In other communities it may be defined in 
terms like “measurement or extent of something from side to side”.  He noted the wall with the overhead 
garage door faces a street of which would make a primary/front wall, and the two walls at the 90 degree 
corners as side walls.   Under this interpretation as width, the garage would be 30’ wide including the 
attached screen-in porch (not accessed from within the garage), or 20’-2” excluding it.  He argued that the 
dimension from the front to rear wall as “depth or length” of the structure, not “width”.  (Note Staff has since 
revised the request and motion this Staff Report to no longer require a variation for the width.).    

• Lot Size, Coverage, FAR: The lot is very large (17,791 sq. ft.), and the proposed total lot coverage of 19% is 
well below Zoning Ordinance’s 35% maximum, specifically it is 54% below the maximum allowable.  This lot 
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coverage for zoning code requirements includes structures (primary and accessory) and pool.   If accounting 
for impervious surfaces not required by zoning code (driveway, sidewalks, and patios), then the lot coverage 
is 30-31%.  Also, Floor Area Ratio (FAR) required by zoning code is 0.4.  The proposal including the residence, 
existing garage with screen in porch, addition to the garage, and existing sheds will be approximately FAR of 
0.18, which is 45% below the maximum allowable.   

• Village Board discussion summary: 
o There may be other homes near the subject property with similar sized garages 
o Subject property’s lot size and unique siting with respect to neighbor adjacency (no north neighbor, 

evergreens behind, etc.) 
o Extenuating circumstances that did not come to light at Plan Commission; further investigation was 

suggested 
o A lot of variety exists in the neighborhood in terms of size 

and style; eclectic; not a standard subdivision 
o Proposal does not appear to be out of character for the 

neighborhood 
o Village has a minimum house size zoning code requirement, 

and the Village has previously received requests for relief to 
build smaller homes 

• House Size/floor area comparisons:  
o Current code minimum is 2,800 sq. ft. (or 2,300 sq. ft. for 

ranch-style with not less than an 8/12 pitch roof, including 3-
step ranch), excluding basements, unfinished attics, garages, 
and accessory structures.   

o House appears to have 5/12 pitch, approximately 1,302 sq. 
ft., and does not have a basement 

o Existing home = deficient to current code by approximately 
1,498 sq. ft. (2800-1302) 

o Detached original garage, two-story addition, and screen-in 
porch = approximately 1,558 sq. ft. 

o Detached original garage, two-story addition (excluding 
screen-in porch) = approximately 1,335 sq. ft. 

• 16731 New England Ave.  
o The Village approved a variation (Ord. 99-O-056) for a 17’ 

high, 864 sq. ft. (24’x36’) garage, where Zoning Ordinance 
allowed maximums of 15’ height and 720 sq. ft. The garage 
currently appears to significantly exceed this Village 
approval in square footage (over 1,000 sq. ft. per floor) and 
possibly height.   On September 29, 2003, the Village 
Building Commissioner sent a letter to the homeowner 
stating the homeowner was adding a roof over the stairs 
and had added a water or sewer line without a permit.  The 
letter stated a stop-work order was posted because the 
original permit drawings did not match what was being 
done, violating Village and State plumbing codes, and 
exceeding the Zoning Board of Appeals approval.  The letter 
directed to homeowner to either remove additional square 
footage or make another request to the ZBA, and to either 
remove the plumbing or have a licensed plumber pull a 
permit.  

• 16745 New England Ave.  
o The Village’s Building Committee granted a variation request on May 19, 1993 for a 24’x36’ garage 

provided overhead doors not exceed 9’ in height; upper level can only be used for storage; and 

16731 New England Photo from street 
 

16731 New England Approximate Footprint 
Only (Not accounting for 2nd floor) 

16731 
16745 

16731 & 16745 New England 

16745 New England Photo from street 
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Additional Subject Property Photos by Village Staff 12/11-12/2025 (Full 
set in packet attachment) 

Plan View of Floor Areas Per Structure 

garage cannot be used for home occupancy, business use, or any illegal use.  The building permit 
was approved May 25, 1993 for 24’x36’ and height slab to peak 17’-3”. 

 
The Village Board ultimately remanded 
the variation request back to Plan 
Commission. The Petitioner has not 
provided any change to the submittal 
documents.  Staff has subsequently 
prepared an area chart, and additional 
sample photographs of the subject 
property and neighborhood with 
observations.   

The chart illustrates house size/floor area 
deficiency as Floor Area Per Structure 
Versus Code Minimum Usable Floor Area 
Per Dwelling (see Figure).  Note the current 
code minimum Usable Floor Area Per 
Dwelling for this zoning district is 2,800 
sq. ft., which excludes garage area.  The 
house with detached original garage, two-
story garage addition,  and screen-in 
porch is 2,855 sq. ft., and if excluding the 
screen-in porch is only 2,637 sq. ft. The 
house itself falls significantly below the 
current code, deficient by 1,498 sq. ft.  if a 
new home were to be constructed to 
meet the current code.  

The Petitioner has since removed the gabled peak on 
the garage addition so that the structure has now been 
reduced to a uniform, flat 18 feet height from the 
ground to top of structure.  Within this Staff Report, the 
previously submitted photos of the garage addition 
showing the gabled peak exceeding 18 feet high have 
been replaced with updated photos by Staff showing 
the current, 18-foot flat roof.  The gable peak photos remain for reference as an attachment for the variation 
request as they are part of the Petitioner’s submittal.  Notably, the updated photos show the east façade with a door 
and connected wood deck/overhang structure versus the architectural east elevation drawing only showing a 
window on that façade.  Staff has recommended a condition stating that doorway and wood deck/overhang be 

Floor Area Per Structure Vs. Code Minimum Usable Floor Area Per Dwelling (Excl. sheds) 
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removed and façade reconstructed with a window as per the Petitioner’s submitted architectural east elevation 
drawing. An additional condition stipulates the garage may not be used for living space and may not be serviced by 
water, sanitary sewer, or natural gas.  This reinforces the current Zoning Ordinance provision (Sec. III.I.2.) to run with 
this property.    Lastly, a third condition addresses the shed at the northeast property must be removed or 
relocated to full compliance of the zoning ordinance with proper permit approval.  As previously noted the shed 
(frame structure with blue siding) is in a noncompliant location, and the Petitioner noted the contents could be moved 
to the garage addition.  Commission may wish to discuss the restrictiveness of this condition’s provisions. 
 
Staff has also provided additional photographs of garages in the area to illustrate the variety of architectural style 
and garages in the neighborhood with respect to context and character.  Many of the detached garages have siding 
(similar to the corresponding houses), and varied types of roof lines and peaks, There is a range of visual impact 
based on factors like garage height, varied setback distance to the curb, and some being partially obscured from the 
street frontage (behind house, foliage/evergreen landscaping, etc.).  Overall, though many of the homes are smaller 
types with basic gables and siding, the neighborhood appears eclectic with a substantial degree of variety.  Notably, 
this is an older subdivision, and not standard, due to different styles and layouts constructed over the years.   

 
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 Land, Not a platted parcel 

East R-2 Single-Family Residential Zoning District Detached Home 

South R-2 Single-Family Residential Zoning District Detached Home 

West R-2 Single-Family Residential Zoning District Detached Home 
 

6945 167th 16826 Sayre 16736 Sayre 

16730 New England 16851 New England 17043 New England 

Additional Neighborhood Context Photos by Village Staff 12/11/2025 (Additional sample photos in packet attachment) 
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Neighborhood Context Photos Provided by Petitioner 

The nearby vicinity appears to show older homes similar in size and style to the subject property.  The Petitioner 
provided neighborhood context photos illustrating low slope roofing, prevailing examples of exterior vinyl siding, 
and garages with second floor windows (Sayre Avenue & New England Avenue, see attachment).   

 

VARIATION REQUEST  
The Petitioner is seeking a Variation from Section III.I.2.b. of the Zoning Ordinance to increase the maximum floor 
area of a detached garage accessory structure.   
 
Upon learning of the code violation, Village Staff informed the Petitioner the structure either must be removed or 
else approved via the Variation process, followed by submittal and approval for a building permit.   The Petitioner 
has included a plan set and plat of survey which reflect the existing conditions, inclusive of the original garage with 
screened porch, and garage addition currently under construction to the rear/east of the original garage (garage 
addition shown on the plat of survey in red).  It is understood that the plans and plat will contain the most accurate 
numeric calculations versus minor discrepancies to the narrative.   
 
The plat locates the addition ~100’ back from the west/front lot line (~118’ to the existing curb per aerial imagery), 
~148’ from the east/rear lot line, and 10’ from the north/side lot line.  This location favors the north part of the 
property which is most proximate to adjacent vacant land that is not a platted parcel, which is preferable over being 
adjacent to a buildable/built platted parcel/lot.   
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Plat of Survey/Site Plan 

 
The Petitioner seeks to utilize this garage addition space for storage needs.  The plans show two floors for the 
addition, with an interior set of stairs.  The ground floor will have an overhead door, pedestrian/man door, and will 
internally connect to the existing original garage.  The upper floor will have open storage space and windows.  The 
Petitioner states the ground floor will have vehicles, boat, motorcycles, and upper floor will have general home 
storage.  With this addition, the boat will be housed in the garage and enclosed from view.     
 
The 20’x22’ two-story addition will be wood frame 
with a Hardie Board or vinyl lap siding on the 
exterior to match the existing, original garage as 
stated by the Petitioner.  Though the addition has 
been partially built with gable-style peak roofing, the 
Petitioner proposes to remove the gables and 
change it to a flat roof to meet the 18 foot maximum 
height requirement.   
 
The house, in comparison has a medium pitch side 
gable with a small front gable on the street façade.  
Also, the pitch on the existing garage appears to be a 
slightly shallow to moderate pitch, identified on the 
plans as 6:12.  Village Planning staff believes the 
pitch to be architecturally compatible from the street 
frontage, since the addition is at a different height 
plane than the original garage, and is separate and set 
further back to the rear from the house/principal 
structure.   Also, the house, existing garage with 
screened-in porch, and addition will all have matching 
exterior material and upper story windows furthers 
the overall aesthetic compatibility. Examples of 
neighborhood context provided by the Petitioner 
appear to show a similar character of homes with lap 
siding, taller garages with windows, and a nearby 
example of a low-slope roof.   
 
The length exceeding 34 feet is proposed as such so that the footprint and walls of the original and addition parts of 
the garage align to make a cohesive structure.  Also, the proposed 44’-2” depth runs to the back utilizing the depth 
of the property, parallel to Sayre Avenue,  This location and orientation has less of a visual sight-line impact from 
Sayre Avenue versus being perpendicular to Sayre Avenue (which is 30 feet comprised of the garage front and 
screened-in porch to its right).   
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Proposed Elevations clockwise from upper left: West, East, South, North 

 
The proposed lot coverage for principal and accessory buildings and structures will be 19%, which falls well below 
the Zoning Code’s maximum 35% requirement.  Also, the proposed Floor Area Ratio (“FAR”), which is based on gross 
floor area of buildings, (3,118 sq. ft. for house, existing garage w/ screened-in porch, addition, & sheds) appears to 
be approximately .18, well below the Zoning Code maximum of 0.4.   
 

Alternative Storage Options and Physical Hardships:  
The Petitioner has stated the physical hardship is for a lack of storage space on the property.  The addition will 
provide an indoor storage solution for belongings that otherwise may be left outdoors.   
 
There do not appear to be feasible, alternative options for needed storage on-site.  The house does not have 
typically available storage amenities of adequate closet space, a basement or usable crawlspace, or accessibly 
usable attic. The Petitioner states attic storage is limited with a structure that is sub-par to hold or maintain any type 
of substantial weight.  Also, the lot is too narrow to allow for a second detached garage, and the Zoning Code will 
not allow for an additional shed, even so, they are limited to 200 sq. ft. maximum.  A building addition to the house 
would pose challenges due to the house’s existing shape and location.  The house currently has a nonconforming 
sideyard setback (4.95’ vs. 10’ min. req’d.) and proximity to the original garage and screened-in porch (accessory 
structures must be at least ten feet away or else meet additional Village Building Code requirements for 
construction materials).   
 
The house size and lot width may be considered physical hardships.  The usable floor area of the dwelling (“house 
size”) is undersized as it is approximately 1,302 sq. ft.  is legal nonconforming to the Zoning Code’s minimum 2,300 
sq. ft. requirement.  For perspective, this home is nearly half the size than a new home would have built to the 
current house size requirement, resulting in significantly less storage space available in the house.  Note the usable 
floor area calculation excludes garages and basements, which are common amenities.  Additionally, the subject 
property’s narrow lot width of 65.72’ is legal nonconforming (code requires 90’ for interior lots, 115’ for corner lots in 
the R-2 zoning district).   
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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 
prepared draft responses for the Findings of Fact below, which indicate support for the request.  If the Plan 
Commission wishes to recommend denial, alternative findings will need to be indicated. 
 

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 cannot yield a reasonable return if permitted to be used only under the conditions allowed, as the 
property lacks adequate storage space on the property.  The property has undersized nonconforming usable floor 
area of the dwelling and narrow lot width.  The house does not have typically available storage amenities of 
adequate closet space, a basement, or accessibly usable attic space structurally equipped to bear substantial 
weight of home storage. The addition will provide an indoor storage solution for belongings that otherwise may be 
left outdoors.  
 

2. The plight of the owner is due to unique circumstances. 
The lack of storage space on the property is a physical hardship on the property of unique circumstance due to 
undersized, nonconforming usable floor area of the dwelling and narrow lot width.  The house does not have 
typically available storage amenities of adequate closet space, a basement, or accessibly usable attic space 
structurally equipped to bear substantial weight of home storage. A building addition to the house would 
otherwise pose challenges due to the house’s existing shape and location with a nonconforming sideyard setback 
and proximity to the existing garage and screened-in porch.   

 
3. The Variation, if granted, will not alter the essential character of the locality. 

The addition will not alter the essential character of the locality.  The addition’s location favors the north part of 
the property which is most proximate to adjacent vacant land that is not a platted parcel, which is preferable over 
being adjacent to a buildable/built platted parcel/lot.  The 44’-2” depth utilizes the depth of the property, parallel 
to Sayre Avenue, which reduces the visual sight-line impact from Sayre Avenue.  Examples of neighborhood 
context show examples of a similar character of homes with lap siding, taller garages with windows, and a nearby 
example of a low-slope roof.  Overall, the neighborhood appears eclectic with a substantial degree of variety.  
Notably, this is an older subdivision, and not standard, due to different styles and layouts constructed over the 
years.   

 
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; 
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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 motions would read:  
 
Variation: 
“…make a motion to recommend that the Village Board grant the Petitioner Dennis Mahoney, a Variation from Section 
III.I.2.b. of the Tinley Park Zoning Ordinance to increase the maximum floor area of a detached garage accessory structure 
to 1,553 square feet at 16801 Sayre Avenue in the R-2 Single-Family Residential District in accordance with the plans 
submitted and adopt the Findings of Fact as proposed in the December 18, 2025 staff report, subject to the following 
conditions: 

1. The doorway and wood deck/overhang on the east (rear) façade must be removed and reconstructed with a 
window as per the Petitioner’s submitted architectural east elevation drawing. 

2. The garage may not be used for living space and may not be serviced by water or sanitary sewer.   
3. The frame shed on wood deck at the northeast property corner (as per the plat of survey) must be removed or 

relocated to full compliance of the zoning ordinance with proper permit approval.”  
 
LIST OF REVIEWED PLANS 
 

Submitted Sheet Name Prepared 
By 

Date On Sheet 

 Planning & Zoning General Application Petitioner 7/22/2025 
 Response to Standards Petitioner N/A;  

Received 9/22/2025 
 Narrative Petitioner N/A; 

Received 9/19/2025 
 Subject Property (16801 Sayre Avenue) Photographs  Petitioner N/A;  

Received 9/19/2025 
 Neighborhood Context Photographs Petitioner N/A;  

Received 9/30/2025 
 Updated Plat of Survey with Addition Petitioner 9/19/2025;  

Received 9/25/2025 
 Plan Drawing Set: Exterior Elevations, Floor Plans, and Section Petitioner 9/10/2025;  

Received 9/29/2025 
 Lot Coverage Site Areas Data Sheet Petitioner N/A;  

Received 9/29/2025 
 Draft Plan Commission Meeting Minutes 10/16/2025 Staff 10/16/2025 
 Additional Subject Property Photos by Village Staff  Staff 12/11-12/2025 
 Additional Neighborhood Context Photographs by Village Staff Staff 12/11/2025 

 
 















To the board/whom this may concern, 
 
  I am reaching out to you to provide some information for the property located at 16801 
Sayre Ave in Tinley Park for an additional square footage variance. I am asking to have 
an exception/variance from 720square feet to 920 total square feet with this 
garage/storage addition. 
 
  As shown in the pictures, the addition extends straight to the east off of the existing 
and current standing garage. On top of the extension portion that goes to the east it 
rises to a 2nd level directly above. The original and current garage is detached from the 
home. 
 
  The lower part of the garage addition would be an overall area of 20'W x 23' L. This 
bottom area garage would include a staircase to access the above storage area above 
the new garage addition. The above storage area would also be 20'W x 23'L to match 
and line up with the bottom garage addition.  
 
  The entire addition will be a wood frame build and with a vinyl lap siding to match the 
existing garage and surrounding homes in the neighborhood.  
   
  The above storage area will NOT exceed the max height restriction of 18'. The roof for 
the above storage area will be a top core tapered roof. (flat roof) The Gable style roof in 
the pictures will be rebuilt into the flat roof style.  
 
  Both of these areas will NOT be used as any type of living quarters. The usage for 
both areas is for vehicles, boat, motorcycles (bottom garage) and general home storage 
(top).  
 
  We are looking to add this additional storage due to the simple fact of the current size 
of the home, (roughly 1,150 sq') limited size and number of interior closets with no 
inside space to add more, no current basement, (sits on a non-usable crawlspace) and 
a limited accessible attic with structure that is sub-par to hold or maintain any type of 
substantial weight for home storage. 
 
  This addition will NOT impede or encroach on any type of accessibility to mine, the 
village, or nearby homes for any reason. This addition will sit roughly 140' east off of the 
public roadway. This will also make it not impede any type of roadway and sidewalk 
paths in this area. 
   
  The size of the overall lot is over 17,500 square feet. With this lot size the addition will 
not create any type of overbuild or cluster as it sits.  
 
  Directly to the North of the property sits an open slot of land that also creates a "buffer" 
or additional open land space between mine and the neighbor’s house.(Neighbors 
home is 16749 Sayre ave.) This gap between the two homes is roughly 70'. 



  This slot of land or field also creates a larger "buffer" of space for the residence at 
16754 New England Ave at roughly 325 plus feet. 
  The residence directly to the East of my home would sit roughly 300' away from this 
addition. Within this 300' also consists of large trees and natural landscaping.  
  This addition would favor the North part of the property and would be at its almost 
furthest point away from the residence to the South. (16807 Sayre Ave) 
 
  The attached pictures represent the above stated information of the property and the 
addition included as well. I appreciate you taking the time to read this. If there are any 
other questions or concerns, I will be more than happy to address and communicate 
with your team/board.  Your time is greatly appreciated.  
 
Thank you,  
 

Dennis Mahoney 

WxÇÇ|á `t{ÉÇxç 
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Neighborhood Contextual Photographs Provided By Petitioner 

 
Photo 1: This home is located across the street from me. 
The address is 16737 (or 16740). The pic simply shows 
different sides of the home to show the pitch on this 
roof. Not a flat roof, but what I would consider similar in 
style.  This residence like many on the street and 
neighborhood also has vinyl exterior siding like I would 
be using on the addition to match my existing home and 
surrounding homes.  

 

Photo 2: This maps image show the exterior of 
several homes on Sayre Ave. These homes have 
similar exterior siding to what will be installed 
on the addition at 16801 Sayre. 

Photo 3: This pic simply shows a bird's eyes 
view of a home located at 17043 New England 
with a storage room with triangular windows on 
the second floor. 

Photo 4: 16737 (or 16731) New England Ave on 
Google Maps 

PHOTO 1 

PHOTO 3

PHOTO 2 

PHOTO 4
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MAHONEY LOT COVERAGE SITE AREAS 

Single family residence – 1,302 sq. 8. 

Exis;ng garage including a=ached screened in porch – 668 sq. 8. 

Proposed addi;on = 445 sq.8. 

Paver pa;o – 352 sq. 8. 

Concrete pa;o – 858 sq. 8. 

Above ground swimming pool – 614 sq. 8. 

A=ached above ground deck for pool - 135 sq. 8. 

2 shed – 258 sq. 8. 

Concrete driveway – 1,735 sq. 8. 

Sidewalks – 114 sq. 8. 

 

Lot area = 17,787 sq. 0.  

Total lot coverage – 6,481 sq. 0.  

6, 481 sq. 0. / 17,787 = 36% lot coverage. 
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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 OCTOBER 16, 2025 REGULAR MEETING 
 
ITEM 2:  PUBLIC HEARING – GARAGE VARIATION – 16801 SAYRE AVENUE 
 

Consider recommending that the Village Board grant Dennis Mahoney a Variation 
from Section III.I.2.b. of the Zoning Ordinance to allow for a detached garage 
exceeding the maximum accessory structure floor area and maximum accessory 
structure width at 16801 Sayre Avenue in the R-2 (Single-Family Residential) 
Zoning District. 
 

Present Plan Commissioners:  James Gaskill 
Terry Hamilton 
Eduardo Mani 
Andrae Marak 
Edgar Montalvo 
Steve Sepessy 
Acting Chair Amanda Martinez 

 
Absent Plan Commissioners:  Angela Gatto 

Chairman Garrett Gray 
Edgar Montalvo 

 
Village Staff:    Michael Coleman, Interim Comm. Development Director 

Lori Kosmatka, Senior Planner 
Michael O. Whalen, Associate Planner 

 
Petitioner:    Dennis Mahoney, 16801 Sayre Avenue 
 
Members of the Public:  None 
 
ACTING CHAIR MARTINEZ introduced item #2.  
 
COMMISSIONER GASKILL made a motion to open the Public Hearing. COMMISSIONER 
MANI seconded. Voice vote. All in favor. Motion carried. 
 
ACTING CHAIR MARTINEZ noted the proof of publication. 
 
Lori Kosmatka, Senior Planner, presented the staff report. 
 
ACTING CHAIR MARTINEZ invited the Petitioner to speak. 
 
Dennis Mahoney of 16801 Sayre Avenue was sworn in. He did not have anything to add to Staff’s 
presentation.   
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COMMISSIONER MARAK asked how difficult it would be to put in a basement, if possible, and 
that it may potentially be a question for Staff or others.  He also wanted to note that this is a hose 
that is smaller than what is zoned which we’ve got some substantial parts of the Village in that 
way.  He doesn’t have any additional questions.   
 
COMMISSIONER MANI noted the lot is narrow, he doesn’t have an issue, and noted the 
Petitioner is dealing with what he has to make it more comfortable for the belongings. 
 
COMMISSIONERS HAMILTON and SEPESSY had no questions.   
 
COMMISSIONER GASKILL asked for clarification on the structure as illustrated by the 
photographs in the Staff Report.  He asked if this was already built, and without a permit.    
 
Lori Kosmatka, Senior Planner, responded yes.  
 
COMMISSIONER GASKILL noted it is way out of code.   
 
Lori Kosmatka, Senior Planner, responded the code maximum is 720 sq. ft.  The proposed is 1,558 
sq. ft, thus is 838 sq. ft. over.  The maximum width is about 10’-2” over, 44’-2” vs. 34’.  
 
COMMISSIONER GASKILL asked the Petitioner if he thought it was okay.   
 
Mr. Mahoney stated at the time it was overlooked, and was a mistake on his end.  
 
COMMISSIONER GASKILL stated it needs to be corrected.   
 
ACTING CHAIR MARTINEZ noted she is struggling with seeing the hardship on it.  She asked 
the Petitioner to explain the hardship.   
 
Mr. Mahoney responded that as stated in the report, the vehicles would go in the garage, and that 
above would be used for general storage use.  He stated the home itself has limited, very small 
closet space.  He stated that for the attic, the roof pitch cuts off a large portion of the attic.  He 
stated the structure of the attic joists is not a 2x10 or 2x6, but rather a lesser width of lumber.  He 
does not want to put anything up there of a substantial weight.  This limits storage in the attic.   
 
ACTING CHAIR MARTINEZ asked if he had considered an addition to the house, and why he 
wouldn’t have pursued it.   
 
Mr. Mahoney responded that there is a concrete slab at the back of the house.  It would’ve had to 
be torn off the back.  He doesn’t think it’s accessible with the way the garage sits to go back.  To 
go upward, the house sits on a cinder block, so the support structure to go vertical with the cinder 
block foundation versus putting in a basement or going vertical would not support it.   
 
ACTING CHAIR MARTINEZ asked if he could advise on his plans for the existing sheds. She 
asked if he would be removing them since he is proposing this structure.   
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Mr. Mahoney responded that one is a greenhouse, and the other shed structure holds snowblowers, 
gas grill and propane tanks, and lawn equipment.   
 
ACTING CHAIR MARTINEZ asked Staff if there is a permit for the shed, and if a permit is 
necessary for one.   
 
Lori Kosmatka, Senior Planner, responded she did not find a permit for that.  
 
ACTING CHAIR MARTINEZ asked the Petitioner if he plans to put those items inside the new 
structure.   
 
Mr. Mahoney responded yes, that is a possibility.   
 
ACTING CHAIR MARTINEZ asked if there are any opinions on maybe proposing a condition to 
that effect.   
 
Lori Kosmatka, Senior Planner, responded that Staff defers to the Commission to discuss. She said 
if there is an issue of the square footage, then removing the existing shed would reduce the extent 
of relief when you are looking at the overall lot.  She noted the lot coverage data sheet identifies 
the structures.  She read the dimensions of the two sheds (one of which is the greenhouse).   
 
Mr. Mahoney responded that it would be the structure that sits on a diagonal.   
 
Lori Kosmatka, Senior Planner, responded that the actual shed would be at the far rear corner 
stated.  She noted that the setback of that shed as shown on the plat appears to not meet the code 
minimum of five feet, so it is nonconforming.  These things can be taken into consideration.     
 
ACTING CHAIR MARTINEZ stated that usually hardships it is more land-related. She knows 
there is a smaller width.  She said storage is one of those ones that is not necessarily up to that 
standard.   She said it would make her feel better if he removed that nonconforming shed.  She 
asked if any other Commissioners had feelings on that.   
 
COMMISSIONER HAMILTON said it is a long lot and he didn’t feel like removing that little bit 
of square footage of that shed would make a substantial difference because it is a very large lot.  
He said the lot north of them is empty so it is not like there is a problem with the neighbor.  He 
asked if the final design will have a flat roof.   
 
Mr. Mahoney responded yes that is correct.  He said the gable style that you see in the pictures is 
just a frame on the front and back, and would come down.  He said it would be a flat roof as seen 
in the detailed drawings so as to not exceed the height restriction.   
 
COMMISSIONER GASKILL asked if the Petitioner built the greenhouse and shed himself, and 
without a permit.   
 
Mr. Mahoney responded yes that is correct.   
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COMMISSIONER MARAK said it is notable that the height of the garage is being taken in.  He 
also noted it is his understanding that we only need one hardship, not multiple hardships to move 
forward.  He said however what worries him is whether or not this will change the essential 
character of the locality.  He said he is reminded of a couple other cases we had where allowing 
someone to come in and make a substantial change like this likely should, or do we say that because 
there is an open lot to the north no one else can do it, or will other people come in front of us and 
say rightly, as we’ve done with fences and other things, you’ve let these people do this so I am 
going to do it, and then the nature of the neighborhood itself gets compromised in terms of its look 
and its aesthetic. He said that is one concern that he has about recommending to grant this variation.   
 
ACTING CHAIR MARTINEZ said she echoes that and that she had looked around, and it didn’t 
seem like too many properties had such a structure.  She asked how far away the one that he had 
referenced was.    
 
Mr. Mahoney responded that there are several.  He said there are two on New England Avenue, 
and there are several in the Parkside area as well.  He said there are more than what is shown in 
the pictures that have the height, width, and length with windows on the second floor.  He said 
they are in a very similar style in that older part of Elmore’s village on the west and east sides of 
Oak Park Avenue.  
 
COMMISSIONER SEPESSY asked if we know if the buildings that were identified in the 
Parkside area were built with permits.   
 
Lori Kosmatka, Senior Planner, responded she did not know.  
 
Mike Coleman, Interim Community Development Director responded they were prior to his living 
in the Village 31 years here   He said in the last four years, we have had a couple that have come 
in for variances.  Before working for the Village, he was the architect working for one on the west 
side.  He noted they were over 90 feet and it was for two garages and they were more in area than 
what he has on his site, but they had the 90 feet which allowed the two garages to be built on.  He 
said it does happen.  He also said to answer Commissioner Marak’s question,  being a cinder block 
foundation, chances are it is not reinforced.  He stated if he were to want to make a basement he 
would have to shore up his entire house with I-beams, steel, temporary concrete columns to frame 
and shore it and kicker it off.  He said they would have to replace and pour as we do not allow 
concrete block foundations for anything new, that it all has to be cast-in-place concrete.  He 
clarified that if he is going down, he would have to go at least 8 feet, which would be a foundation 
wall that would be 8’-4” minus the slab that would give him an 8 foot height.  He noted this would 
be a substantial undertaking to do that.  He stated also with the pitch of the roof, these houses like 
the couple that we have done solar on to see if they have to reinforce the roofs, the actual ceiling 
joists are 2x4.  He stated that 2x4 would not really pick up any load, so the loading in this particular 
case would be 15psf, versus what he is looking to design at is 30psf because it has a code compliant 
stair in it so that is designed to pickup what he actually wants to use rather than put it up in his 
attic.  He stated those joints would eventually deflect on him, and chances are he may have plaster 
rather than gypsum board.  Plaster is already a brittle material, so it may crack.    
Mr. Mahoney responded that it is a mix.   
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COMMISSIONER MANI said just looking at the lot and where the Petitioner started to build, it 
appears to be lined up with the garage that is there now.  He said if he is standing at the sidewalk 
facing the house he will just see the second story structure so he doesn’t think it will change the 
character.  He said even if the neighbors want to do the same thing, it looks good.  He said the 
Petitioner is just trying to make his home more workable. He said he does not see this being 
detrimental to the neighborhood.   
 
ACTING CHAIR MARTINEZ asked why the screened porch is necessary, and if it is part of the 
request.   
 
Mr. Mahoney responded that it was already existing, and has single pane windows.   
 
ACTING CHAIR MARTINEZ asked if the Commissioners had any further questions.  Hearing 
none, she asked if anyone else from the public wished to testify or speak. None came forward.  
Seeing none, she requested a motion to close the public hearing.   
 
COMMISSIONER SEPESSY made a motion to close the public hearing. Seconded by 
COMMISSIONER GASKILL. Voice vote. All in favor. Motion carried.  
 
Lori Kosmatka, Senior Planner, presented the standards for approval. 
 
ACTING CHAIR MARTINEZ requested a motion for the Variation.   
 
COMMISSIONER MANI made a motion to recommend that the Village Board grant the Petitioner 
Dennis Mahoney, Variations from Section III.I.2.b. of the Tinley Park Zoning Ordinance to 
increase the maximum floor area of a detached garage accessory structure to 1,558 square feet and 
to increase the maximum width of a detached garage accessory structure to 44’-2” feet, at 16801 
Sayre Avenue in the R-2 Single-Family Residential District in accordance with the plans submitted 
and adopt the Findings of Fact as proposed in the October 16, 2025 staff report.:  
 
COMMISSIONER HAMILTON seconded. Roll call vote. Ayes: COMMISSIONER 
HAMILTON, COMMISSIONER MANI.  Nays: COMMISSIONER GASKILL, 
COMMISSIONER SEPESSY, ACTING CHAIR MARTINEZ. Abstain: COMMISSIONER 
MARAK.  COMMISSIONER MARAK said he wants to go on record to state he is concerned 
about the nature of the neighborhood, but he is also concerned about us having a zoning rule that 
all the houses inside of a zone are nonconforming which is true for this area.  COMMISSIONER 
MARAK stated he is on both sides of the issue.  COMMISSIONER MARAK abstained from the 
vote. Vote (2-3, 1 Abstain). Motion failed. 
 
ACTING CHAIR MARTINEZ noted the Petitioner could revise the site to conform or go to 
Village Board.  This item would go before the Village Board on November 4, 2025.  
 
Michael O. Whalen, Associate Planner, clarified when the motion goes to Village Board without 
unanimous approval here, they typically do an initial reading where the item is introduced and 
discussed, followed by a formal vote to approve or deny at the following meeting.   
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COMMISSIONER MARAK stated that he felt it would be helpful if the Petitioner had some of 
his neighbors come out to say what they think about adding that in terms of character of the 
neighborhood.  He said we saw a couple other places that have similar characteristics. He did drive 
by there, but he said it is hard to know as it didn’t appear to be pervasive in that space.  The big 
issue for him is to make sure we have neighborhoods where there are not things that stand out as 
being completely different than other ones around them.  He felt it would be really helpful for him 
personally, though he won’t be there, if the Petitioner brings neighbors in to talk about the character 
of the home and work and what they think about its impact on the neighborhood.   
 
COMMISSIONER MANI suggested the Petitioner have a nice photo of the front showing that it 
does not stick out like a sore thumb and fits within the character.  He noted it is not like it is three 
stories tall and not placed behind the existing garage.  He said he likes it.     
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Additional Subject Property Photos by Village Staff 12/11-12/2025:  
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Additional Neighborhood Context Photos by Village Staff 12/11/2025: 
Page 1: Sayre Avenue (Sample) 

  

16810 Sayre 

16826 Sayre 

16807 Sayre 

16833 Sayre 

16736 Sayre 

16754 Sayre 

6945 167th 

16749 Sayre 
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Additional Neighborhood Context Photos by Village Staff 12/11/2025: 
Page 2: New England Avenue (Sample) 

 

16730 New England 

16731 New England 

16745 New England 

16834 New England 

16824 New England 16851 New England 

17043 New England 

6901 167th 
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