CITY OF OAK FOREST
Planning and Zoning Commission
Meeting Agenda
Wednesday, July 21, 2021 – 7:00 p.m.

15440 S. Central Avenue
Oak Forest, IL 60452
(708) 687-4050

CALL TO ORDER
ROLL CALL
PLEDGE OF ALLEGIANCE
READING OF AGENDA – ADDITIONS, DELETIONS
NEW BUSINESS
1. ZC #21-020 15242 Leclaire Avenue Muller Residence – 2nd Garage Variation: PUBLIC
HEARING - The applicant requests review and recommendation of approval of a variation
request to allow a second garage and such other and further zoning relief as may be
required in the R1 - Single Family Zoning District at 15242 Leclaire Avenue.
2. ZC #21-018 Rezoning property located at 167th and Cicero Avenue from R1 to I1 – Zoning
Map Amendment: PUBLIC HEARING – The applicant requests review and recommendation
of approval of a rezoning of property R1 – Single Family District and C2 – General Service
Commercial District to I1 – Industrial District and such other and further zoning relief as may
be required.
3. ZC #21-019 Amending Comprehensive Plan for property located at 167th and Cicero Avenue
– Future Land Use Map Amendment: PUBLIC HEARING – The applicant requests review and
recommendation of approval of a text amendment to the Oak Forest Comprehensive Plan to
change an existing future land use of Commercial to Industrial.
APPROVAL OF THE MINUTES
July 7, 2021
CITIZEN PARTICIPATION
ADJOURNMENT

CITY OF OAK FOREST

July 21, 2021

PLANNING & ZONING COMMISSION
Staff Report
TITLE:

MUELLER RESIDENCE 2nd GARAGE VARIATION

CASE NUMBER:

ZC #21-020

REQUESTS:

VARIATION APPROVAL
The applicant requests review and recommendation of approval
of a variation request to allow a second garage and such other
and further zoning relief as may be required in the R1 - Single
Family Zoning District at 15242 Leclaire Avenue.

LOCATION:

15242 Leclaire Avenue

APPLICANT INFORMATION
APPLICANT:

Bryan Mueller, property owner

MEETING DATE:

July 21, 2021

NOTICE PUBLISHED:

July 6, 2021
Daily Southtown

STAFF:

ATTACHMENTS:
1. Statement of Need
2. Responses to Standards
3. Plat of Survey

Paul Ruane, Community Planner

ZC #21-020 | Mueller Residence | 2nd Garage Variation
July 21, 2021
Page 2

I.

REQUEST

The applicant requests review and recommendation of approval of a variation request to allow the
installation of a second garage and such other and further zoning relief as may be required in the
R1 – Single Family Zoning District at 15242 Leclaire Avenue.
The Planning and Zoning Commission shall approve, approve with conditions, or deny the variation.
This will be the final determination of the variation request.
II.

BACKGROUND

The applicant purchased the property in 2017. The applicant has an existing 2 car garage with an
existing driveway in front of the house (Leclaire Avenue). The rear yard currently has 120 SF shed.
The applicant has indicated that this setup provides limited storage and a need for a larger garage
space to store a truck, trailer, boat, and kit car.
III.

EXISTING CONDITIONS
Zoning

R1 – Single Family Residence District

Required Yards

Side Yard Setback: 3 feet

& Setbacks

Rear Yard Setback: 3 feet

Current Use

Single family home

Future Land Use

Single family residential

Area &

Frontage: 100.00 feet

Dimensions

Total area: approximately 0.69 acres (30,025 square feet)
Depth x Width: 100 feet x 300.25 feet
Property
The subject property currently sits on one parcel.
Buildings

Existing Site

One single-story, single family home with a building footprint of

Features -

approximately 2,400 sq. ft. serves as the primary structure.

Property

Access
The subject property has access from a horseshoe driveway on Leclaire Ave.
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IV.

CONTEXT
Surrounding

North: R1 – Single Family District (single-family home)

Zoning & Uses

South: R1 – Single Family District (single-family home)
West: R2 – Single Family District (single-family home)
East: R1 – Single Family District (single-family home)

Exhibit 1: Aerial

Exhibit 2: Current Zoning
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R1
R1

R2
R1

OS
R1
Exhibit 3: Future Land Use

R1
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V.

Proposal

The applicant proposes to place a nine-hundred ninety (1000) square foot garage near the northwest property line. The garage will be placed twenty (20) feet from the west property line and ten
(10) feet from the property line (Section 9-102 D.1.d.ii). Meeting the minimum requirements for
setbacks.
VI.

Analysis

The applicant’s request is based on the reason of hardship, an inability to store possessions. Looking
at the plat of survey provided the property does not appears close to maximized impervious surface.
This proposed garage structure does not cover more than 20% of the rear yard. Therefore, a drainage
plan will not be needed on this request. The larger garage will not put the lot coverage over the
required maximum. The future land use map designated this area as a residential use which is
cohesive with the current use.

STANDARDS FOR VARIATIONS

General
Standard

No variation shall be granted pursuant to this Section unless the applicant
shall establish that carrying out the strict letter of the provisions of this Code
would create a particular hardship or a practical difficulty. Such a showing
shall require proof that the variation being sought satisfies each of the
standards set forth in this Subsection F.
Met. Carrying out the letter of the code to not construct a garage does
create a particular hardship or practical difficulty as storage is necessary to
meet requirements of city code.

Unique

The subject property is exceptional as compared to other lots subject to the

Physical

same provision by reason of a unique physical condition, including presence

Condition

of an existing use, structure or sign, whether conforming or nonconforming;
irregular or substandard shape or size; exceptional topographical features; or
other extraordinary physical conditions peculiar to and inherent in the subject
property that amount to more than a mere inconvenience to the owner and
that relate to or arise out of the lot rather than the personal situation of the
current owner of the lot.
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Met. The subject property’s ability to expand or add storage is limited to a
second garage or a garage expansion. By adding a second garage, it allows a
more appealing option than a front yard setback to extend the existing
garage.

Not SelfCreated.

The aforesaid unique physical condition is not the result of any action or
inaction of the owner or his predecessors in title and existed at the time of
the enactment of the provisions from which a variation is sought or was
created by natural forces or was the result of governmental action, other than
the adoption of this Code, for which no compensation was paid.
Met. The large lot size is not the result of the action or inaction of the
applicant, nor was it created by natural forces or the result of governmental
action.

Denied

The carrying out of the strict letter of the provision from which a variation is

Substantial

sought would deprive the owner of the subject property of substantial rights

Rights

commonly enjoyed by owners of other lots subject to the same provision.
Met. The property in question would like to receive the ability to allow for
more storage as many homes in the nearby neighborhood can with the use of
a second garage.

Not Merely

The alleged hardship or difficulty is not merely the inability of the owner or

Special

occupant to enjoy some special privilege or additional right not available to

Privilege

owners or occupants of other lots subject to the same provision, nor merely
an inability to make more money from the sale of the subject property;
provided, however, that where the standards herein set out exist, the
existence of an economic hardship shall not be a prerequisite to the grant of
an authorized variation.
Met. The practical difficulty resulting from the situation of not enough
garage space is not due to merely the inability of the present owner to
enjoy any special privilege or right enjoyed by others as it applies to their
properties.
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Code Plan

The variation would not result in a use or development of the subject

and Purposes

property that would not be in harmony with the general and specific purposes
for which this Code and the provision from which a variation is sought were
enacted or the general purpose and intent of the Official Comprehensive Plan.
Met. The current use matches current zoning regulations and the future
land use.

Essential

The variation would not result in a use or development on the subject

Character of

property that: (a) Would be materially detrimental to the public welfare or

the Area

materially injurious to the enjoyment, use, development value of property or
improvements permitted in the vicinity; (b) Would materially impair an
adequate supply of light and air to the properties and improvements in the
vicinity; (c)Would substantially increase congestion in the public streets due to
traffic or parking; (d) Would unduly increase the danger of flood or fire; (e)
Would unduly tax public utilities and facilities in the area; or (f)Would
endanger the public health and safety.
Met. The requested variation would not result in a use or development on the
subject property that negatively affect the essential character of the area.

No

There is no means other than the requested variation by which the alleged

Other

hardship or difficulty can be avoided or remedied to a degree sufficient to

Remedy

permit a reasonable use of the subject property.
Met. If attached to the existing garage front yard setback constrains the
feasibility of an extension to the existing garage.

TOTAL MET: 8 of 8 standards
VII.

PZC MOTION

Motion to affirm PZC Resolution 21-22. recommending approval of a variation request to allow the
installation of a second garage in the R1 – Single Family District, at 15242 Leclaire Avenue.

CITY OF OAK FOREST
PLANNING AND ZONING COMMISSION
PZC RESOLUTION NO. 21-22
WHEREAS, Bryan Mueller (“Applicant”) filed an application for a variation request
to allow a second garage in the R1 – Residential District; and such other and further zoning
relief as may be required (“Zoning Relief”); and
WHEREAS, the Applicant’s requested Zoning Relief is for the property commonly
known as 15242 Leclaire Avenue (“Property”).
WHEREAS, a public notice was duly published in the Daily Southtown on July 6,
2021 and a public hearing was convened before the Planning and Zoning Commission
(“PZC”) on July 21, 2021; and
WHEREAS, the PZC has considered all of the evidence presented to it, including
without limitation, those documents attached and incorporated in to this resolution by this
reference as Exhibit A;
NOW THEREFORE, BE IT RESOLVED by the PZC of the City of Oak Forest,
Cook County, based on the foregoing recitals which are hereby incorporated by reference,
that:
Section 1.

FINDINGS.

Based on the evidence presented at the public hearing, and the Findings of Fact
attached hereto as Exhibit B, the PZC hereby finds that the Applicant’s request does
satisfy the standards for the requested Zoning Relief as set forth in the Zoning Ordinance
of Oak Forest.
Section 2.

RECOMMENDATION.

Based on the findings of fact set forth in Section 1 of this resolution, the PZC
hereby recommends approval of the Applicant’s requested Zoning Relief, with the
following conditions:
A. No Authorization of Work. The Ordinance approving the Zoning Relief
(“Ordinance”) does not authorize commencement of any work on the Property.
Except as otherwise specifically provided in writing in advance by the City, no work
of any kind shall be commenced on the Property pursuant to the approvals granted
unless and until all conditions of the Ordinance precedent to such work have been
fulfilled and after all permits, approvals, and other authorizations for such work
have been properly applied for, paid for, and granted in accordance with applicable
law, including, without limitation, approval of final engineering plans and issuance
of required permits.
B. Compliance with Laws. The development, maintenance and operation of the
Property must comply with all applicable State, County and City statutes,
ordinances, codes, rules, and regulations.

C. Compliance with Plans. The development, maintenance, and operation of the
Property will be in substantial compliance with those documents and plans
submitted in the application, except for minor changes and site work approved by
the Community Development Director in accordance with all applicable City rules,
regulations, and ordinances.
D. Limitation of Approval. The variation is limited to the property.
ADOPTED THIS _____ day of ______________, 20 _____
AYES: (___)
NAYS: (___)
ABSENT: (___)
ABSTAIN: (___)

______________________________________
James Stuewe, PZC Chairman

EXHIBIT A
Site Plan

EXHIBIT B
Findings of Fact
STANDARDS FOR VARIATIONS
General Standard No variation shall be granted pursuant to this Section unless the applicant
shall establish that carrying out the strict letter of the provisions of this Code
would create a particular hardship or a practical difficulty. Such a showing
shall require proof that the variation being sought satisfies each of the
standards set forth in this Subsection F.

Unique Physical
Condition

Not Self-Created.

Denied
Substantial Rights

Not Merely
Special Privilege

Met. Carrying out the letter of the code to not construct a garage does create
a particular hardship or practical difficulty as storage is necessary to meet
requirements of city code.
The subject property is exceptional as compared to other lots subject to the
same provision by reason of a unique physical condition, including
presence of an existing use, structure or sign, whether conforming or
nonconforming; irregular or substandard shape or size; exceptional
topographical features; or other extraordinary physical conditions peculiar to
and inherent in the subject property that amount to more than a mere
inconvenience to the owner and that relate to or arise out of the lot rather
than the personal situation of the current owner of the lot.
Met. The subject property’s ability to expand or add storage is limited to a
second garage or a garage expansion. By adding a second garage, it
allows a more appealing option than a front yard setback to extend the
existing garage.
The aforesaid unique physical condition is not the result of any action or
inaction of the owner or his predecessors in title and existed at the time of the
enactment of the provisions from which a variation is sought or was created
by natural forces or was the result of governmental action, other than the
adoption of this Code, for which no compensation was paid.
Met. The large lot size is not the result of the action or inaction of the
applicant, nor was it created by natural forces or the result of governmental
action.
The carrying out of the strict letter of the provision from which a variation is
sought would deprive the owner of the subject property of substantial rights
commonly enjoyed by owners of other lots subject to the same provision.
Met. The property in question would like to receive the ability to allow for more
storage as many homes in the nearby neighborhood can with the use of a
second garage.
The alleged hardship or difficulty is not merely the inability of the owner or
occupant to enjoy some special privilege or additional right not available to
owners or occupants of other lots subject to the same provision, nor merely
an inability to make more money from the sale of the subject property;
provided, however, that where the standards herein set out exist, the
existence of an economic hardship shall not be a prerequisite to the grant
of an authorized variation.
Met. The practical difficulty resulting from the situation of not enough
garage space is not due to merely the inability of the present owner to
enjoy any special privilege or right enjoyed by others as it applies to their
properties.

Code Plan and
Purposes

Essential
Character of the
Area

No Other
Remedy

The variation would not result in a use or development of the subject
property that would not be in harmony with the general and specific
purposes for which this Code and the provision from which a variation is
sought were enacted or the general purpose and intent of the Official
Comprehensive Plan.
Met. The current use matches current zoning regulations and the future
land use.
The variation would not result in a use or development on the subject property
that: (a) Would be materially detrimental to the public welfare or materially
injurious to the enjoyment, use, development value of property or
improvements permitted in the vicinity; (b) Would materially impair an
adequate supply of light and air to the properties and improvements in the
vicinity; (c)Would substantially increase congestion in the public streets due to
traffic or parking; (d) Would unduly increase the danger of flood or fire; (e)
Would unduly tax public utilities and facilities in the area; or (f)Would
endanger the public health and safety.
Met. The requested variation would not result in a use or development on the
subject property that negatively affect the essential character of the area.
There is no means other than the requested variation by which the alleged
hardship or difficulty can be avoided or remedied to a degree sufficient to
permit a reasonable use of the subject property.

Met. If attached to the existing garage front yard setback constrains the
feasibility of an extension to the existing garage.
TOTAL MET: 8 of 8 standards

Statement of Need
This letter is intended to answer the standards on the variation form. I have a 3/4 acre lot in Oak Forest.
My hope to build a 2nd garage in the Northwest corner of my back yard. The building will meet or
exceed all Oak Forest building codes if allowed to build. I plan to have the 2nd garage match the colors
of my house. The area has a 6 foot privacy fence and is also concealed by large trees so it will not
obstruct anyone's view or be an eye sore. I have a large truck and trailer I use for work, along with a
boat and project car. I want to store those items in the 2nd garage. My attached garage is too small for
my vehicles. It has been taken over by my wife's car, the lawn mower and our kids bikes.
There are many other homes in Oak Forest that have a 2nd garage and I'm hoping to do the same. There
is one house on my block which has the exact 2nd garage set up I'm trying to do. My wife and I take
good care of our home and yard. If approved this will help us store our items that are otherwise left
outside thus making our driveway less crowded.
In summary I hope this letter shows my intentions to meet and exceed any standards outlined in the
variation paperwork. The 2nd garage is needed by my family. It will not negatively effect the character
of the area. We have owned our home for 4 years and don't plan on leaving this awesome little town
anytime soon.

Responses to Standards
1- The hardship this creates for me is having nowhere to store my truck, trailer, boat and kit car. My
attached garage is too small and has my wifes car, lawn mower and kids bikes.
2- The reason we moved here is because of the big lot. The layout of the house on the lot provides
plenty of room for a 2nd garage and access to it in the back yard.
3- Not sure how to answer this one. The unique physical condition is not self created.
4- I have seen many other homes in Oak Forest with 2nd garages. One home in particular is one block
North of me on Leclaire that has a similar set up that I'm looking to do.
5- NO special privilege's are necessary. I am trying to do this by the book and within the Oak Forest
building codes. I have the appropriate lot for the 2nd garage.
6- No. If the variation is granted the 2nd garage will remain in harmony with the Official Comprehensive
plan as well as the standards in this form.
7- It will not. I believe it will actually increase the value of our home and that is a goodthing for the
neighborhood.
It will not impair anyone's light. It will be in my back yard. Mostly not visible to neighbors due to the 6'
privacy fence and heavily wooded area.
Will have no affect on traffic and will get the vehicles off my driveway and into the 2nd garage.
The building will be fire resistant and have proper gutter drainage . Will not affect my neighbors.
Will not tax utilities or facilities in the area.
Will not endanger public health or safety.
8- There are no other options for me to store my vehicles to keep them out of sight, out of the elements
and not be vandalized.
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Staff Report
TITLE:

TEXT AMENDMENT – ZONING MAP AMENDMENT – REZONING

CASE NUMBER:

ZC #21-018

REQUEST:

ZONING MAP AMENDMENT
The applicant requests review and recommendation of approval
of a zoning map amendment from R1 – Single Family District
and C2 – General Service Commercial District to I1 – Industrial
District and such other and further zoning relief as may be
required.

LOCATION:

Area bounded by 167th Street to the north, Interstate 57 to the
east and south, and Cicero Avenue to the west.

APPLICANT INFORMATION
APPLICANT:

Logistics Properties Company, LLC.
City Of Oak Forest

MEETING DATE:

July 21, 2021

NOTICE PUBLISHED:

July 6, 2021
Daily Southtown

STAFF:

Paul Ruane, Community Planner

ATTACHMENTS:
1. Statement of Need – Response to Standards
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I.

REQUEST

The applicant requests review and recommendation of approval of a zoning map amendment from
R1 – Single Family District and C2 – General Service Commercial District to I1 – Industrial District and
such other and further zoning relief as may be required.
The Planning and Zoning Commission shall recommend that City Council approve, approve with
conditions, or deny the map amendment. Upon receipt of this recommendation, Council shall then
make a final determination.
II.

BACKGROUND

Ordinance 2007-11-0135O, authorized the involuntary annexation of many properties including the
properties being requested. The properties in question were annexed into their current residential
zoning. The zoning classification closely matches the primarily existing uses.
Ordinance 2008-08-0153O, approved the Comprehensive Plan. Included in this plan was the Future
Land Use Map. The map provides a guideline for future development of properties both in town and
those within the planning area boundary. During the process of creating the comprehensive plan the
requested project area was designated as Commercial.
The City of Oak Forest is working with a developer to redevelop property adjacent to Interstate 57.
The developer is proposing to develop two state of the art warehousing / logistics facilities.
The City has assembled six blighted and obsolete properties. The City Council approved Resolution
2020-09-0379R in September of 2020. This Resolution named Logistics Property Company as the
preferred developer for the City’s properties located in the project area. Since that approval the
developer has been working with the other property owners for land assemblage. The developer
has got to a point that they are ready to move forward with the rezoning of the property for their
intended use.
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III.

EXISTING CONDITIONS & CONTEXT
Current Use

Single-Family Homes and a Commercial Business

Future Land Use

Commercial

Surrounding

North (Across 167th St. & Fieldcrest Dr.): R2 Single-Family and R5 Multi-Family

Zoning

South (Across I-57): M – Light Manufacturing District (Country Club Hills)
West (Across Cicero Ave.): R1 – Single Family and C2 – Commercial
East (Across I-57): M – Light Manufacturing District (Country Club Hills)

Surrounding

North (Across 167th St. & Fieldcrest Dr.): Single-Family and Multi-Family

Future Land Use

South (Across I-57): Country Club Hills (Outside City Boundary)
West (Across Cicero Ave.): Commercial
East (Across I-57): Country Club Hills (Outside City Boundary)

Exhibit 1: Aerial
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Exhibit 2: Zoning - Existing

Exhibit 3: Zoning - Proposed

ZC #21-018 | Cicero Avenue to 167th Street to Interstate 57 | Zoning Map Amendment
July 21, 2021
Page 5

Exhibit 4: Future Land Use - Existing

IV.

ANALYSIS

The future land use of this property is Commercial. The proposed development requires a use
allowance for warehousing/logistics. This request would require an amendment to reflect the
proposed use. The Commercial Districts do not have any allowance for warehousing/logistics uses.
This use is a permitted use in the industrial district.
The closest residence across Cicero Avenue is approximately 120 ft. from property line to property
line. The closest residence across 167th Street is approximately 180 ft. from property line to property
line. The assembly of the entire subdivision is bounded by 167th Street to the north, I-57 to the east
and south, and Cicero Avenue to the west. Due to the proximity to the interstate and distance away
from existing residences, the change in development should minimally impact the neighboring
properties. The proposed use will increase traffic volume in comparison to the existing residential
use. Included in the existing properties are illegal uses and underused properties. The continuance
of individual single family homes to infill vacancies is not the City’s intention as Commercial is the
current future land use.
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As described in the attached statement of need from the developer, the City agrees the transition of
business to e-commerce wasn’t originally thought of in the original 2008 Comprehensive Plan. This
trend is continuing to grow which was further accelerated with COVID-19. The local development
shows a perfect example of the demand of these uses adjacent to I-57. The amendment will eliminate
blight, increase the value of the property, increase employment opportunities, and provide a tax
revenue for the City.
V.

CONCLUSION
STANDARDS FOR ZONING MAP AMENDMENT

Existing Uses and
Classifications.

The existing uses and zoning classifications for properties in the immediate
vicinity of the subject property.
Met. The proposed map amendment and rezoning of the Subject Property
are appropriate given the context of Existing Uses and Classifications in the
immediate vicinity. The Subject Property is bounded on all sides by public
roadways. Beyond these rights-of-way the neighboring uses are listed
below:
• North: 167th Avenue and Fieldcrest Drive are adjacent to the northern
property line of the Subject Property. The combined right-of-way width of
these streets totals 185 feet. 167th Avenue is a four-lane divided highway
under IDOT’s jurisdiction, and Fieldcrest Drive is a two-lane local roadway.
Beyond this exists a residential neighborhood with R2-Single Family District
and R5-Muliti-Family Residential District.
• South & East: I-57 (and the interchange with 167th Avenue) borders the
Subject Property’s southern and eastern boundaries. The I-57 right-of-way
width varies from at least 300 feet to over 1,500 feet (across the
interchange to the east). Further east is land zoned I1-Industrial District,
and to the south are three industrial / warehouse facilities (developed by
the petitioner) in the municipality of Country Club Hills.
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• West: Cicero Avenue (IL-50) is a four-lane divided highway under IDOT’s
jurisdiction. Cicero Avenue’s right-of-way width ranges from 100 feet to 150
feet along most of the Subject Property’s frontage. At the elevated crossing
of I-57 at the south end, this right-of-way widens to over 300 feet. Beyond
Cicero Avenue are five parcels zoned C2-General Commercial District, and
10 parcels zoned R1-Single Family District.

Trend of

The trend of development in the immediate vicinity of the subject

Development.

property, including changes, if any, in such trend since the subject
property was placed in its present zoning classification.
Met. The land surrounding the Subject Property to the north, east, and
west has been predominantly developed for many years (except for a
couple of small parcels west of Cicero Avenue). To the south, a 101-acre
tract of vacant land was rezoned in 2018 from C-5 Retail to M-Limited
Manufacturing District in the City of Country Club Hills. This land was
developed in 2020 and now contains three light industrial / warehouse
facilities totaling approximately 1.2 million square feet. There is a fourth,
vacant pad capable of supporting another 150,000 square feet of light
industrial development. The proposed rezoning of the Subject Property to
the I1-Industrial District is therefore consistent with the trend of
development in its immediate vicinity as exemplified by the project to its
south, and is consistent with the broader market trend of declining brick
and mortar retail, and the related upswing of industrial and logistics
development.

Diminution of
Values.

The extent to which the value of the subject property is diminished by the
existing zoning classification applicable to it.
Met. The majority of the Subject Property is zoned R1-Single Family
Residential. However, the site is surrounded by state and interstate
highways. This makes the Subject Property difficult to access, as both Cicero
and 167th Avenues are four-lane divided highways. There is no access to the
site from I-57. The IDOT 2019 Average Daily Traffic Volumes for the
surrounding roadways are:
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• 167th Avenue: 29,100 vehicles per day
• Cicero Avenue: 27,300 vehicles per day
• Interstate 57: 131,200 vehicles per day
The quantity and noise of the surrounding traffic makes the property less
desirable for residential properties. Several existing residential structures on
the Subject Property are in an underimproved condition. In addition, several
lots zoned Residential are not improved at all with residential uses, resulting
in a non-uniform development pattern within the subject property. The
conditions described above are a significant factor in the below-market
valuation of many of the houses that are permitted by the existing zoning
classification, which substantially diminishes the value of the Subject Property.

Increase Health,

The extent, to which any such diminution in value is offset by an increase in

Safety, and

the public health, safety, and welfare.

Welfare.
Met. The existing properties are typically characterized by older structures.
Many would not meet current ordinance and building code requirements.
Several structures are in disrepair and are not properly maintained, though
they are permitted by the current zoning classification. The multiple access
points and non-uniform development pattern of the Subject Property lacks
planning and any unified design standards. Accordingly, there is no apparent
increase in health, safety, and welfare to offset the diminution of value
attributable to the current zoning classification.

Effects on

The extent to which the use and enjoyment of adjacent properties would

Adjacent

be affected by the proposed amendment.

Properties.
Met. The proposed map amendment and rezoning would not have an
adverse effect on the use and enjoyment of adjacent properties. There are
no surrounding properties immediately adjacent to the Subject Property.
Public rights-of-way having varying widths of at least 100 feet separate
the Subject Property from all adjacent properties, helping to mitigate any
impact of the proposed redevelopment on surrounding properties.
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Each of the adjacent IDOT roadways average nearly 30,000 vehicles per
day in traffic volume. I-57 averages over 130,000 vehicles per day. Any
increase in traffic due to the Subject Property’s proposed use would be
small in comparison to existing traffic volumes.
Finally, Zoning Ordinance section 9-107 (Buffers and Landscaping),
subsection F (Special Protective Requirements for Non-Dwelling Uses
Abutting Residential Use) provides for additional setback and landscaping
requirements for non-residential sites located across a street from
residential uses. Any development on the Subject Property will be
designed to meet or exceed all buffer requirements stipulated in this
section, having a positive effect on the use and enjoyment of adjacent
properties.
The combination of distance from adjacent properties and compliance
with the City of Oak Forest’s buffering requirements will effectively
mitigate any potential adverse effect the proposed Development might
have on adjacent properties.

Value of

The extent to which the value of adjacent properties would be affected

Adjacent

by the proposed amendment.

Properties.
Met. LPC is a national developer of institutional grade, “Class-A”
industrial real estate with approximately $2 billion of assets under
management. LPC maintains offices in seven major logistics markets
across the country and is headquartered in Chicago. Our properties are
professionally managed by local property management firms that will
keep the sites free from rubbish and debris, maintain all landscaped
areas, and maintain all hard improvements in good repair in accordance
with all local ordinances. LPC strives to create a quality, “business park”
environment with all our developments in order to attract the highest
quality tenants.
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The proposed development will unify the subject property, remove older,
dilapidated and deteriorating structures, consolidate access points, furnish
new trees and site landscaping, and provide a high level of architecture,
resulting in a modern, state-of-the-art industrial facility that will enhance
the value of not only the Subject Property but also adjacent and nearby
properties. Therefore, the proposed map amendment and rezoning will
have a positive effect on the value of adjacent properties.

Future

The extent to which the future orderly development of adjacent properties

Development.

would be affected by the proposed amendment.
Met. There are three vacant parcels totaling roughly 3.2 acres west of the
Subject Property (west of Cicero Avenue). These parcels are encumbered by
a jurisdictional waterway, floodplain, and potential wetland areas, making
the development of these parcels extremely difficult under any
circumstances. All other surrounding land within 500 feet of the Subject
Property is already developed. Therefore, the proposed rezoning of the
Subject Property would not materially affect the future orderly development
of adjacent properties.

Suitability of

The suitability of the proposed text amendment for the zoning district in

Text

which the amendment is being proposed.

Amendment.
Met. The Petitioner is requesting a map amendment to Figure 3 – Future
Land Use Framework exhibit within the City’s Comprehensive Plan, together
with a rezoning of the Subject Property to the I1-Industrial District. The
proposed map amendment changes the Subject Property’s future land use
designation from “Commercial” to “Industrial.” Collectively, the proposed
map amendment to the Comprehensive Plan, the rezoning to “I1-Industrial
District” and the proposed future land use change to “Industrial” for the
Subject Parcel will be suitable for the Subject Property and consistent with
the objectives and requirements of the I1-Industrial District.
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Ingress and

The availability, where relevant, of adequate ingress to and egress from the

Egress.

subject property and the extent to which traffic conditions in the immediate
vicinity of the subject property would be affected by the proposed
amendment.
Met. The redevelopment of the Subject Property that is proposed following
the requested map amendment and rezoning will improve ingress and
egress to and from the Subject Property, and it will not have an adverse
incremental impact on traffic conditions in the immediate vicinity of the
Subject Property. The Subject Property is an assemblage of smaller parcels.
These properties currently have the following access points:
• Two private driveways and one public road accessing 167th Avenue, and
• Nine private driveways and one public road accessing Cicero Avenue
The proposed development intends to reduce the existing thirteen (13) curb
cuts to three (3) that would include:
• One private driveway accessing 167th Avenue, and
• Two private driveways accessing Cicero Avenue
Both 167th Avenue and Cicero Avenue are four-lane, divided arterial
roadways under IDOT jurisdiction. Both roadways currently serve roughly
29,000 and 27,000 vehicles per day, respectively. The anticipated trip
generation from the proposed development is small compared to the
current roadway volumes, therefore, no offsite improvements to these
roadways are anticipated to accommodate the proposed development.
However, LPC will be required to obtain access permits from IDOT for all the
proposed driveways. As part of their review, IDOT will require that all
proposed roadway improvements provide safe vehicular access to the
Subject Property as a condition of the approval permit. The consolidation of
access points combined with the new driveways being constructed in
accordance with all current IDOT geometric standards will improve the

ZC #21-018 | Cicero Avenue to 167th Street to Interstate 57 | Zoning Map Amendment
July 21, 2021
Page 12

function and safety of vehicular ingress to and egress from the Subject
Property.

Utilities and

The availability, where relevant, of adequate utilities and essential public

Services.

services to the subject property to accommodate the uses permitted or
permissible under its present zoning classification.
Met. The Subject Property is in an area with a mature utility infrastructure.
LPC anticipates that adequate utilities are present near the Subject Property,
but this will be verified during the engineering design phase. If any
deficiencies in utility capacity are identified, new or “upsized” services will be
constructed to adequately serve the proposed development.

Length of

The length of time that the subject property has been vacant, considered in

Vacancy

the context of the pace of development in the vicinity of the subject
property.
Met. Ten of the thirty-five parcels within the Subject Property appear to
have never been developed. In addition, at least one of the residences
appears to be abandoned, but the petitioner does not know how long this
condition has existed.
As previously stated, all other developable land surrounding the Subject
Property has previously been developed. Given that ten of the parcels on
the Subject Property have never been developed when all surrounding
property has, the current zoning is not compatible with the highest and best
use of the property. In addition, the property to the south was rezoned to
an industrial zoning classification in 2018 where three industrial / warehouse
buildings were constructed in 2020.
The map amendment and rezoning of the Subject Property represents a
natural continuation of the existing industrial development in the vicinity of
the Subject Property and will unlock the development potential of the
underutilized Subject Property.
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Positive Effect

The proposed amendment creating a positive effect for the zoning district,
its purposes, and adjacent properties shall be placed before the benefits of
the petitioner.
Met. The proposed development will unify the subject property, remove
older, dilapidated and deteriorating structures, consolidate access points,
provide new site landscaping, and create a development with a high level of
architecture. This will result in a modern, state-of-the-art industrial facility
that will enhance the proposed and surrounding industrial zoning districts.
Specifically, the large parcel south of the Subject Property was rezoned to
industrial in 2019, and this resulted in the construction of three institutionalgrade warehouse / distribution / e-commerce related uses. The proposed
map amendment would allow for an industrial zoning of the Subject
Property that is consistent with this southern property. This will create
consistency in the Cicero Avenue corridor in the vicinity of I-57.
This project is envisioned to promote the best interests of the City, including
decreasing blight, promoting economic development, increasing the tax
base, and providing employment for the citizens of Oak Forest.
The proposed map amendment and rezoning would allow for the
development of the Subject Property into a warehouse / distribution / ecommerce related use. The redeveloped property could then realize the
noted positive effects for the Subject Property, the surrounding properties,
and the City as a whole. Therefore, the request action will have a positive
effect on the zoning district.

TOTAL MET: 12 of 12 standards
VI.

PZC MOTION

Motion to affirm PZC Resolution 21-20 recommending approval of a rezoning of property from R1
and C2 to I1 with the condition of approval based on the adoption of the Comprehensive Plan –
Future Land Use Map Amendment.

CITY OF OAK FOREST
PLANNING AND ZONING COMMISSION
PZC RESOLUTION NO. 21-20
(Zoning Map Amendment – SEC of 167th and Cicero Avenue)
WHEREAS, LPC Acquisition Company, LLC. and the City of Oak Forest
(“Applicant”) filed a joint application for zoning map amendment to property located at
16701, 16703, 16741, 16801, 16805, 16807, 16811, 16839, 16849, 16901, and 17001
Cicero Avenue; 167, 4509, 16701, 16707, 16710, 16717, 16740, 16747, 16797, 16799,
16800, 16810, 16815, 16825, 16826, 16831, 16840, and 16841 Kilpatrick Avenue; 16800
George Brennan Highway from R1 single-family residential district and C2 general service
commercial district to I1 industrial district; and
WHEREAS, the Applicant’s proposed zoning map amendment is set forth in
Exhibit A, which is attached and by this reference incorporated in to this resolution; and
WHEREAS, a public notice was duly published in the Daily Southtown on July 6,
2021 and a public hearing was convened before the Planning and Zoning Commission
(“PZC”) on July 21, 2021; and
WHEREAS, the PZC has considered all of the evidence presented to it, including
without limitation, those demonstrative exhibits attached and incorporated in to this
resolution by this reference as Exhibit B;
NOW THEREFORE, BE IT RESOLVED by the PZC of the City of Oak Forest,
Cook County, based on the foregoing recitals which are incorporated by reference, that:
Section 1.

FINDINGS.

Based on the evidence presented at the public hearing, the PZC hereby finds that
the public good demands or requires the Applicant’s proposed zoning map amendment
set forth in Exhibit A, considering the trend of development in the City, and the possibility
of improved value, use, and enjoyment of property encouraged by the amendment.
Section 2.

RECOMMENDATION.

Based on the findings of fact set forth in Section 1 of this resolution, the PZC herby
recommends the adoption of the Applicant’s proposed zoning map amendment set forth
in Exhibit A.
ADOPTED THIS _____ day of ______________, 20___
AYES: (___)
NAYS: (___)
ABSENT: (___)
ABSTAIN: (___)

Chairman, Oak Forest PZC

EXHIBIT A
Zoning Map Amendment

EXHIBIT B
Responses to Standards
STANDARDS FOR MAP AMENDMENT

Existing Uses and The existing uses and zoning classifications for properties in the immediate
Classifications.
vicinity of the subject property.
Met. The proposed map amendment and rezoning of the Subject Property are
appropriate given the context of Existing Uses and Classifications in the
immediate vicinity. The Subject Property is bounded on all sides by public
roadways. Beyond these rights-of-way the neighboring uses are listed below:
• North: 167th Avenue and Fieldcrest Drive are adjacent to the northern property
line of the Subject Property. The combined right-of-way width of these streets
totals 185 feet. 167th Avenue is a four-lane divided highway under IDOT’s
jurisdiction, and Fieldcrest Drive is a two-lane local roadway. Beyond this exists a
residential neighborhood with R2-Single Family District and R5-Muliti-Family
Residential District.
• South & East: I-57 (and the interchange with 167th Avenue) borders the Subject
Property’s southern and eastern boundaries. The I-57 right-of-way width varies
from at least 300 feet to over 1,500 feet (across the interchange to the east).
Further east is land zoned I1-Industrial District, and to the south are three
industrial / warehouse facilities (developed by the petitioner) in the municipality
of Country Club Hills.
• West: Cicero Avenue (IL-50) is a four-lane divided highway under IDOT’s
jurisdiction. Cicero Avenue’s right-of-way width ranges from 100 feet to 150 feet
along most of the Subject Property’s frontage. At the elevated crossing of I-57 at
the south end, this right-of-way widens to over 300 feet. Beyond Cicero Avenue
are five parcels zoned C2-General Commercial District, and 10 parcels zoned R1Single Family District.

Trend of

The trend of development in the immediate vicinity of the subject property,

Development.

including changes, if any, in such trend since the subject property was placed in
its present zoning classification.
Met. The land surrounding the Subject Property to the north, east, and west has
been predominantly developed for many years (except for a couple of small
parcels west of Cicero Avenue). To the south, a 101-acre tract of vacant land was
rezoned in 2018 from C-5 Retail to M-Limited Manufacturing District in the City
of Country Club Hills. This land was developed in 2020 and now contains three
light industrial / warehouse facilities totaling approximately 1.2 million square
feet. There is a fourth, vacant pad capable of supporting another 150,000 square
feet of light industrial development. The proposed rezoning of the Subject
Property to the I1-Industrial District is therefore consistent with the trend of
development in its immediate vicinity as exemplified by the project to its south,
and is consistent with the broader market trend of declining brick and mortar
retail, and the related upswing of industrial and logistics development.

Diminution of
Values.

The extent to which the value of the subject property is diminished by the existing
zoning classification applicable to it.
Met. The majority of the Subject Property is zoned R1-Single Family Residential.
However, the site is surrounded by state and interstate highways. This makes the
Subject Property difficult to access, as both Cicero and 167th Avenues are fourlane divided highways. There is no access to the site from I-57. The IDOT 2019
Average Daily Traffic Volumes for the surrounding roadways are:
• 167th Avenue: 29,100 vehicles per day
• Cicero Avenue: 27,300 vehicles per day
• Interstate 57: 131,200 vehicles per day
The quantity and noise of the surrounding traffic makes the property less desirable
for residential properties. Several existing residential structures on the Subject
Property are in an underimproved condition. In addition, several lots zoned
Residential are not improved at all with residential uses, resulting in a non-uniform

development pattern within the subject property. The conditions described above
are a significant factor in the below-market valuation of many of the houses that
are permitted by the existing zoning classification, which substantially diminishes
the value of the Subject Property.

Increase Health,

The extent, to which any such diminution in value is offset by an increase in the

Safety, and

public health, safety, and welfare.

Welfare.
Met. The existing properties are typically characterized by older structures. Many
would not meet current ordinance and building code requirements. Several
structures are in disrepair and are not properly maintained, though they are
permitted by the current zoning classification. The multiple access points and nonuniform development pattern of the Subject Property lacks planning and any
unified design standards. Accordingly, there is no apparent increase in health,
safety, and welfare to offset the diminution of value attributable to the current
zoning classification.

Effects on

The extent to which the use and enjoyment of adjacent properties would be

Adjacent

affected by the proposed amendment.

Properties.
Met. The proposed map amendment and rezoning would not have an adverse
effect on the use and enjoyment of adjacent properties. There are no
surrounding properties immediately adjacent to the Subject Property. Public
rights-of-way having varying widths of at least 100 feet separate the Subject
Property from all adjacent properties, helping to mitigate any impact of the
proposed redevelopment on surrounding properties.
Each of the adjacent IDOT roadways average nearly 30,000 vehicles per day in
traffic volume. I-57 averages over 130,000 vehicles per day. Any increase in
traffic due to the Subject Property’s proposed use would be small in comparison
to existing traffic volumes.
Finally, Zoning Ordinance section 9-107 (Buffers and Landscaping), subsection F
(Special Protective Requirements for Non-Dwelling Uses Abutting Residential
Use) provides for additional setback and landscaping requirements for non-

residential sites located across a street from residential uses. Any development
on the Subject Property will be designed to meet or exceed all buffer
requirements stipulated in this section, having a positive effect on the use and
enjoyment of adjacent properties.
The combination of distance from adjacent properties and compliance with the
City of Oak Forest’s buffering requirements will effectively mitigate any potential
adverse effect the proposed Development might have on adjacent properties.

Value of

The extent to which the value of adjacent properties would be affected by the

Adjacent

proposed amendment.

Properties.
Met. LPC is a national developer of institutional grade, “Class-A” industrial real
estate with approximately $2 billion of assets under management. LPC
maintains offices in seven major logistics markets across the country and is
headquartered in Chicago. Our properties are professionally managed by local
property management firms that will keep the sites free from rubbish and
debris, maintain all landscaped areas, and maintain all hard improvements in
good repair in accordance with all local ordinances. LPC strives to create a
quality, “business park” environment with all our developments in order to
attract the highest quality tenants.
The proposed development will unify the subject property, remove older,
dilapidated and deteriorating structures, consolidate access points, furnish new
trees and site landscaping, and provide a high level of architecture, resulting in
a modern, state-of-the-art industrial facility that will enhance the value of not
only the Subject Property but also adjacent and nearby properties. Therefore,
the proposed map amendment and rezoning will have a positive effect on the
value of adjacent properties.

Future

The extent to which the future orderly development of adjacent properties would

Development.

be affected by the proposed amendment.
Met. There are three vacant parcels totaling roughly 3.2 acres west of the Subject
Property (west of Cicero Avenue). These parcels are encumbered by a jurisdictional

waterway, floodplain, and potential wetland areas, making the development of
these parcels extremely difficult under any circumstances. All other surrounding
land within 500 feet of the Subject Property is already developed. Therefore, the
proposed rezoning of the Subject Property would not materially affect the future
orderly development of adjacent properties.

Suitability of

The suitability of the proposed text amendment for the zoning district in which the

Text

amendment is being proposed.

Amendment.
Met. The Petitioner is requesting a map amendment to Figure 3 – Future Land Use
Framework exhibit within the City’s Comprehensive Plan, together with a rezoning
of the Subject Property to the I1-Industrial District. The proposed map amendment
changes the Subject Property’s future land use designation from “Commercial” to
“Industrial.” Collectively, the proposed map amendment to the Comprehensive
Plan, the rezoning to “I1-Industrial District” and the proposed future land use
change to “Industrial” for the Subject Parcel will be suitable for the Subject
Property and consistent with the objectives and requirements of the I1-Industrial
District.

Ingress and

The availability, where relevant, of adequate ingress to and egress from the subject

Egress.

property and the extent to which traffic conditions in the immediate vicinity of the
subject property would be affected by the proposed amendment.
Met. The redevelopment of the Subject Property that is proposed following the
requested map amendment and rezoning will improve ingress and egress to and
from the Subject Property, and it will not have an adverse incremental impact on
traffic conditions in the immediate vicinity of the Subject Property. The Subject
Property is an assemblage of smaller parcels. These properties currently have the
following access points:
• Two private driveways and one public road accessing 167th Avenue, and
• Nine private driveways and one public road accessing Cicero Avenue
The proposed development intends to reduce the existing thirteen (13) curb cuts
to three (3) that would include:

• One private driveway accessing 167th Avenue, and
• Two private driveways accessing Cicero Avenue
Both 167th Avenue and Cicero Avenue are four-lane, divided arterial roadways
under IDOT jurisdiction. Both roadways currently serve roughly 29,000 and 27,000
vehicles per day, respectively. The anticipated trip generation from the proposed
development is small compared to the current roadway volumes, therefore, no
offsite improvements to these roadways are anticipated to accommodate the
proposed development. However, LPC will be required to obtain access permits
from IDOT for all the proposed driveways. As part of their review, IDOT will require
that all proposed roadway improvements provide safe vehicular access to the
Subject Property as a condition of the approval permit. The consolidation of access
points combined with the new driveways being constructed in accordance with all
current IDOT geometric standards will improve the function and safety of vehicular
ingress to and egress from the Subject Property.

Utilities and

The availability, where relevant, of adequate utilities and essential public services to

Services.

the subject property to accommodate the uses permitted or permissible under its
present zoning classification.
Met. The Subject Property is in an area with a mature utility infrastructure. LPC
anticipates that adequate utilities are present near the Subject Property, but this
will be verified during the engineering design phase. If any deficiencies in utility
capacity are identified, new or “upsized” services will be constructed to adequately
serve the proposed development.

Length of

The length of time that the subject property has been vacant, considered in the

Vacancy

context of the pace of development in the vicinity of the subject property.
Met. Ten of the thirty-five parcels within the Subject Property appear to have
never been developed. In addition, at least one of the residences appears to be
abandoned, but the petitioner does not know how long this condition has existed.
As previously stated, all other developable land surrounding the Subject Property
has previously been developed. Given that ten of the parcels on the Subject

Property have never been developed when all surrounding property has, the
current zoning is not compatible with the highest and best use of the property. In
addition, the property to the south was rezoned to an industrial zoning
classification in 2018 where three industrial / warehouse buildings were
constructed in 2020.
The map amendment and rezoning of the Subject Property represents a natural
continuation of the existing industrial development in the vicinity of the Subject
Property and will unlock the development potential of the underutilized Subject
Property.

Positive Effect

The proposed amendment creating a positive effect for the zoning district, its
purposes, and adjacent properties shall be placed before the benefits of the
petitioner.
Met. The proposed development will unify the subject property, remove older,
dilapidated and deteriorating structures, consolidate access points, provide new
site landscaping, and create a development with a high level of architecture. This
will result in a modern, state-of-the-art industrial facility that will enhance the
proposed and surrounding industrial zoning districts.
Specifically, the large parcel south of the Subject Property was rezoned to
industrial in 2019, and this resulted in the construction of three institutional-grade
warehouse / distribution / e-commerce related uses. The proposed map
amendment would allow for an industrial zoning of the Subject Property that is
consistent with this southern property. This will create consistency in the Cicero
Avenue corridor in the vicinity of I-57.
This project is envisioned to promote the best interests of the City, including
decreasing blight, promoting economic development, increasing the tax base, and
providing employment for the citizens of Oak Forest.
The proposed map amendment and rezoning would allow for the development of
the Subject Property into a warehouse / distribution / e-commerce related use.

The redeveloped property could then realize the noted positive effects for the
Subject Property, the surrounding properties, and the City as a whole. Therefore,
the request action will have a positive effect on the zoning district.
TOTAL MET: 12 of 12 standards

Logistics Property Company, LLC (hereinafter “LPC”) is petitioning the City of Oak Forest (hereinafter
“City”) to rezone approximately 44 acres of property within the City’s corporate boundary from the R1Single Family Residential & C2 General Service Commercial Districts to the I1-Industrial District. The
requested rezoning is for a collection of 35 parcels (hereinafter referred to as the “Subject Property”)
generally bounded by:
•
•
•

167th Avenue to the north
Cicero Avenue (IL-50) to the west
I-57 to the east and south

In addition, LPC is requesting a map amendment to Figure 3 – Future Land Use Framework exhibit within
the City’s Comprehensive Plan. The map amendment proposes to change the Subject Property’s future
land use designation from “Commercial” to “Industrial.”
LPC provides the following responses in accordance with the City’s Rezoning and Text Amendment
Checklists:
A. A statement of the need and justification for the proposed zoning district / text amendment.
The Subject Property consists of multiple, smaller parcels. The two parcels at the hard corner of
167th Avenue and Cicero Avenue are zoned C-2, General Service Commercial District and contain a
small used-car sales center. This includes a building approximately 2,700 square feet in area and a
small parking lot capable of holding roughly 30 cars. The building appears to have been built in the
early 1970’s and is roughly fifty years old.
The remaining twenty-eight parcels are zoned R-1, Single Family District. Fifteen residences are
present on these lots, with most of them constructed in the 1970’s and 1980’s. Several of these
properties appear to be abandoned. In addition, there appears to be a contractor’s yard and other
vehicular storage uses on several of the properties adjacent to Cicero Avenue (such uses would be
considered “non-conforming” in the R-1 zoning district). Finally, several of the R-1 District
properties are vacant.
Regarding the map amendment to the Comprehensive Plan, the retail industry has undergone a
dramatic transformation over the last decade (this has been further accelerated during the COVID
19 pandemic). Traditional “brick and mortar” retailers have been contracting, and retail spaces have
seen increasing vacancy. “E-commerce” retailers have been increasing their market share year over
year, and they now dominate the spending habits of the Gen-X and Millennial generations.
Whereas consumers once travelled to retail destinations to buy products, e-commerce retailers are
now delivering products directly to consumers. Industry experts expect this trend to continue, and
they expect e-commerce growth to be a catalyst for further brick and mortar retail contraction. This
has been a relatively recent trend, and certainly not a trend that could have been predicted in the
City’s 2008 Comprehensive Plan. The retail industry continues to evolve, and traditional retail
spaces will continue to get supplanted by distribution and e-commerce related uses. The proposed
map amendment responds to this market trend, and allows the City to stay competitive with its
economic development.
In summary, the buildings on the Subject Property are more than 30 years old, have not been well
maintained (with some exceptions), have below market values, and do not represent the highest

and best use of the Subject Property. The proposed map amendment and rezoning would unify the
zoning of the Subject Property and allow for its re-development into a state-of-the-art,
professionally landscaped, light industrial use. Such a redevelopment would eliminate existing
blight, maximize the market value of the Subject Property, increase employment opportunities, and
bolster the tax revenue to the City of Oak Forest, IL. The proposed map amendment and rezoning
would therefore maximize the development potential of the Subject Property and promote the
public health, safety, and welfare in the City.

B. A statement concerning the conformity or lack of conformity of the approval being requested to
the City Official Comprehensive Plan (Plan) and Official Map. Where the approval being requested
does not conform to the Plan or the Official Map, reasons justifying the approval despite such lack
of conformity shall be stated.
The City of Oak Forest’s current Comprehensive Plan is dated February 2008. This plan currently
designates the Subject Property’s future land use as “Commercial”. The proposed map amendment
would change the future land use designation to “Industrial.” The Comprehensive Plan provides the
following definition for the “Industrial” Land Use:
“This category refers to manufacturing, processing, packaging, warehouse and distribution
facilities. Within the City, there are a few concentrations of industrial uses. The largest area is a
business park located south of I-57 at Kilbourn Avenue (pictured). Other industrial uses are
located just north of the Oak Forest Metra Station (Wille Brothers), along Shadow Creek Drive
and just east of Harlem Avenue on 70th Court.”
In September of 2020, the City passed Resolution No. 2020-09-0379R; this resolution designated LPC
as the preferred developer of the Subject Property, and expressly contemplates the redevelopment
of the property as an industrial development. The concept plan included in this resolution
contemplates warehouse / distribution / e-commerce related uses for the Subject Property; these
uses conform to the “Industrial” future land use contemplated by the proposed map amendment.

C. A statement addressing the STANDARDS (below):
(Responses provided below each item)
1. Existing Uses and Classifications: the existing uses and zoning classifications for properties in
the immediate vicinity of the subject property.
LPC Response: The proposed map amendment and rezoning of the Subject Property are
appropriate given the context of Existing Uses and Classifications in the immediate vicinity. The
Subject Property is bounded on all sides by public roadways. Beyond these rights-of-way the
neighboring uses are listed below:
•

North: 167th Avenue and Fieldcrest Drive are adjacent to the northern property line of
the Subject Property. The combined right-of-way width of these streets totals 185 feet.
167th Avenue is a four-lane divided highway under IDOT’s jurisdiction, and Fieldcrest

Drive is a two-lane local roadway. Beyond this exists a residential neighborhood with R2Single Family District and R5-Muliti-Family Residential District.
•

South & East: I-57 (and the interchange with 167th Avenue) borders the Subject
Property’s southern and eastern boundaries. The I-57 right-of-way width varies from at
least 300 feet to over 1,500 feet (across the interchange to the east). Further east is
land zoned I1-Industrial District, and to the south are three industrial / warehouse
facilities (developed by the petitioner) in the municipality of Country Club Hills.

•

West: Cicero Avenue (IL-50) is a four-lane divided highway under IDOT’s jurisdiction.
Cicero Avenue’s right-of-way width ranges from 100 feet to 150 feet along most of the
Subject Property’s frontage. At the elevated crossing of I-57 at the south end, this rightof-way widens to over 300 feet. Beyond Cicero Avenue are five parcels zoned C2General Commercial District, and 10 parcels zoned R1-Single Family District.

2. Trend of Development: the trend of development in the immediate vicinity of the subject
property, including changes, if any, in such trend since the subject property was placed in its
present zoning classification.
LPC Response: The land surrounding the Subject Property to the north, east, and west has been
predominantly developed for many years (except for a couple of small parcels west of Cicero
Avenue). To the south, a 101-acre tract of vacant land was rezoned in 2018 from C-5 Retail to
M-Limited Manufacturing District in the City of Country Club Hills. This land was developed in
2020 and now contains three light industrial / warehouse facilities totaling approximately 1.2
million square feet. There is a fourth, vacant pad capable of supporting another 150,000 square
feet of light industrial development. The proposed rezoning of the Subject Property to the I1Industrial District is therefore consistent with the trend of development in its immediate vicinity
as exemplified by the project to its south, and is consistent with the broader market trend of
declining brick and mortar retail, and the related upswing of industrial and logistics
development.
3. Diminution of Values: the extent to which the value of the subject property is diminished by
the existing zoning classification applicable to it.
LPC Response: The majority of the Subject Property is zoned R1-Single Family Residential.
However, the site is surrounded by state and interstate highways. This makes the Subject
Property difficult to access, as both Cicero and 167th Avenues are four-lane divided highways.
There is no access to the site from I-57. The IDOT 2019 Average Daily Traffic Volumes for the
surrounding roadways are:
•

167th Avenue:

•

Cicero Avenue: 27,300 vehicles per day

•

Interstate 57: 131,200 vehicles per day

29,100 vehicles per day

The quantity and noise of the surrounding traffic makes the property less desirable for
residential properties. Several existing residential structures on the Subject Property are in an
underimproved condition. In addition, several lots zoned Residential are not improved at all
with residential uses, resulting in a non-uniform development pattern within the subject
property. The conditions described above are a significant factor in the below-market valuation
of many of the houses that are permitted by the existing zoning classification, which
substantially diminishes the value of the Subject Property.
4. Increase in Health, Safety, and Welfare: the extent, to which any such diminution in value is
offset by an increase in the public health, safety, and welfare.
LPC Response: The existing properties are typically characterized by older structures. Many
would not meet current ordinance and building code requirements. Several structures are in
disrepair and are not properly maintained, though they are permitted by the current zoning
classification. The multiple access points and non-uniform development pattern of the Subject
Property lacks planning and any unified design standards. Accordingly, there is no apparent
increase in health, safety, and welfare to offset the diminution of value attributable to the
current zoning classification.
5. Effects on Adjacent Properties: the extent to which the use and enjoyment of adjacent
properties would be affected by the proposed amendment.
LPC Response: The proposed map amendment and rezoning would not have an adverse effect
on the use and enjoyment of adjacent properties. As described in LPC’s response to Standard 1,
there are no surrounding properties immediately adjacent to the Subject Property. Public
rights-of-way having varying widths of at least 100 feet separate the Subject Property from all
adjacent properties, helping to mitigate any impact of the proposed redevelopment on
surrounding properties.
In addition, as described in LPC’s response to Standard 3, each of the adjacent IDOT roadways
average nearly 30,000 vehicles per day in traffic volume. I-57 averages over 130,000 vehicles
per day. Any increase in traffic due to the Subject Property’s proposed use would be small in
comparison to existing traffic volumes.
Finally, Zoning Ordinance section 9-107 (Buffers and Landscaping), subsection F (Special
Protective Requirements for Non-Dwelling Uses Abutting Residential Use) provides for additional
setback and landscaping requirements for non-residential sites located across a street from
residential uses. Any development on the Subject Property will be designed to meet or exceed
all buffer requirements stipulated in this section, having a positive effect on the use and
enjoyment of adjacent properties.
The combination of distance from adjacent properties and compliance with the City of Oak
Forest’s buffering requirements will effectively mitigate any potential adverse effect the
proposed Development might have on adjacent properties.

6. Value of Adjacent Properties: the extent to which the value of adjacent properties would be
affected by the proposed amendment.
LPC Response: LPC is a national developer of institutional grade, “Class-A” industrial real estate
with approximately $2 billion of assets under management. LPC maintains offices in seven
major logistics markets across the country and is headquartered in Chicago. Our properties are
professionally managed by local property management firms that will keep the sites free from
rubbish and debris, maintain all landscaped areas, and maintain all hard improvements in good
repair in accordance with all local ordinances. LPC strives to create a quality, “business park”
environment with all our developments in order to attract the highest quality tenants.
The proposed development will unify the subject property, remove older, dilapidated and
deteriorating structures, consolidate access points, furnish new trees and site landscaping, and
provide a high level of architecture, resulting in a modern, state-of-the-art industrial facility that
will enhance the value of not only the Subject Property but also adjacent and nearby properties.
Therefore, the proposed map amendment and rezoning will have a positive effect on the value
of adjacent properties.
7. Future Development: the extent to which the future orderly development of adjacent
properties would be affected by the proposed amendment.
LPC Response: There are three vacant parcels totaling roughly 3.2 acres west of the Subject
Property (west of Cicero Avenue). These parcels are encumbered by a jurisdictional waterway,
floodplain, and potential wetland areas, making the development of these parcels extremely
difficult under any circumstances. All other surrounding land within 500 feet of the Subject
Property is already developed. Therefore, the proposed rezoning of the Subject Property would
not materially affect the future orderly development of adjacent properties.
8. Suitability of Text Amendment: the suitability of the proposed text amendment for the zoning
district in which the amendment is being proposed.
LPC Response: The Petitioner is requesting a map amendment to Figure 3 – Future Land Use
Framework exhibit within the City’s Comprehensive Plan, together with a rezoning of the Subject
Property to the I1-Industrial District. The proposed map amendment changes the Subject
Property’s future land use designation from “Commercial” to “Industrial.” Collectively, the
proposed map amendment to the Comprehensive Plan, the rezoning to “I1-Industrial District”
and the proposed future land use change to “Industrial” for the Subject Parcel will be suitable
for the Subject Property and consistent with the objectives and requirements of the I1-Industrial
District.
9. Ingress and Egress: the availability, where relevant, of adequate ingress to and egress from
the subject property and the extent to which traffic conditions in the immediate vicinity of the
subject property would be affected by the proposed amendment.

LPC Response: The redevelopment of the Subject Property that is proposed following the
requested map amendment and rezoning will improve ingress and egress to and from the
Subject Property, and it will not have an adverse incremental impact on traffic conditions in the
immediate vicinity of the Subject Property. The Subject Property is an assemblage of smaller
parcels. These properties currently have the following access points:
•

Two private driveways and one public road accessing 167th Avenue, and

•

Nine private driveways and one public road accessing Cicero Avenue

The proposed development intends to reduce the existing thirteen (13) curb cuts to three (3)
that would include:
•
•

One private driveway accessing 167th Avenue, and
Two private driveways accessing Cicero Avenue

Both 167th Avenue and Cicero Avenue are four-lane, divided arterial roadways under IDOT
jurisdiction. Both roadways currently serve roughly 29,000 and 27,000 vehicles per day,
respectively. The anticipated trip generation from the proposed development is small
compared to the current roadway volumes, therefore, no offsite improvements to these
roadways are anticipated to accommodate the proposed development. However, LPC will be
required to obtain access permits from IDOT for all the proposed driveways. As part of their
review, IDOT will require that all proposed roadway improvements provide safe vehicular access
to the Subject Property as a condition of the approval permit. The consolidation of access
points combined with the new driveways being constructed in accordance with all current IDOT
geometric standards will improve the function and safety of vehicular ingress to and egress from
the Subject Property.
10. Utilities and Services: the availability, where relevant, of adequate utilities and essential
public services to the subject property to accommodate the uses permitted or permissible
under its present zoning classification.
LPC Response: The Subject Property is in an area with a mature utility infrastructure. LPC
anticipates that adequate utilities are present near the Subject Property, but this will be verified
during the engineering design phase. If any deficiencies in utility capacity are identified, new or
“upsized” services will be constructed to adequately serve the proposed development.
11. Length of Vacancy: the length of time that the subject property has been vacant, considered
in the context of the pace of development in the vicinity of the subject property.
LPC Response: Ten of the thirty-five parcels within the Subject Property appear to have never
been developed. In addition, at least one of the residences appears to be abandoned, but the
petitioner does not know how long this condition has existed.
As previously stated, all other developable land surrounding the Subject Property has previously
been developed. Given that ten of the parcels on the Subject Property have never been
developed when all surrounding property has, the current zoning is not compatible with the

highest and best use of the property. In addition, the property to the south was rezoned to an
industrial zoning classification in 2018 where three industrial / warehouse buildings were
constructed in 2020.
The map amendment and rezoning of the Subject Property represents a natural continuation of
the existing industrial development in the vicinity of the Subject Property and will unlock the
development potential of the underutilized Subject Property.
12. Positive Effect: the proposed amendment creating a positive effect for the zoning district, its
purposes, and adjacent properties shall be placed before the benefits of the petitioner.
LPC Response: As previously described, the proposed development will unify the subject
property, remove older, dilapidated and deteriorating structures, consolidate access points,
provide new site landscaping, and create a development with a high level of architecture. This
will result in a modern, state-of-the-art industrial facility that will enhance the proposed and
surrounding industrial zoning districts.
Specifically, the large parcel south of the Subject Property was rezoned to industrial in 2019, and
this resulted in the construction of three institutional-grade warehouse / distribution / ecommerce related uses. The proposed map amendment would allow for an industrial zoning of
the Subject Property that is consistent with this southern property. This will create consistency
in the Cicero Avenue corridor in the vicinity of I-57.
Finally, in a City council Agenda Memo dated September 16, 2020, City staff concluded that LPCs
project would have an overall positive effect both for the Subject Property and for the City, by
stating:
“This project is envisioned to promote the best interests of the City, including decreasing
blight, promoting economic development, increasing the tax base, and providing
employment for the citizens of Oak Forest.”
The proposed map amendment and rezoning would allow for the development of the Subject
Property into a warehouse / distribution / e-commerce related use. The redeveloped property
could then realize the noted positive effects for the Subject Property, the surrounding
properties, and the City as a whole. Therefore, the request action will have a positive effect on
the zoning district.
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I.

REQUEST

The applicant requests review and recommendation of approval of a map amendment to the
Comprehensive Plan changing the current future land use of Commercial to Industrial.
The Planning and Zoning Commission shall recommend that City Council approve, approve with
conditions, or deny the map amendment. Upon receipt of this recommendation, Council shall then
make a final determination.
II.

BACKGROUND

Ordinance 2007-11-0135O, authorized the involuntary annexation of many properties including the
properties being requested. The properties in question were annexed into their current residential
zoning. The zoning classification closely matches the primarily existing uses.
Ordinance 2008-08-0153O, approved the Comprehensive Plan. Included in this plan was the Future
Land Use Map. The map provides a guideline for future development of properties both in town and
those within the planning area boundary. During the process of creating the comprehensive plan the
requested project area was designated as Commercial.
The City of Oak Forest is working with a developer to redevelop property adjacent to Interstate 57.
The developer is proposing to develop two state of the art warehousing / logistics facilities.
The City has assembled six blighted and obsolete properties. The City Council approved Resolution
2020-09-0379R in September of 2020. This Resolution named Logistics Property Company as the
preferred developer for the City’s properties located in the project area. Since that approval the
developer has been working with the other property owners for land assemblage. The developer
has got to a point that they are ready to move forward with the future land use amendment of the
property for their intended use.
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III.

EXISTING CONDITIONS & CONTEXT
Current Use

Single-Family Homes and a Commercial Business

Future Land Use

Commercial

Surrounding

North (Across 167th St. & Fieldcrest Dr.): R2 Single-Family and R5 Multi-Family

Zoning

South (Across I-57): M – Light Manufacturing District (Country Club Hills)
West (Across Cicero Ave.): R1 – Single Family and C2 – Commercial
East (Across I-57): M – Light Manufacturing District (Country Club Hills)

Surrounding

North (Across 167th St. & Fieldcrest Dr.): Single-Family and Multi-Family

Future Land Use

South (Across I-57): Country Club Hills (Outside City Boundary)
West (Across Cicero Ave.): Commercial
East (Across I-57): Country Club Hills (Outside City Boundary)

Exhibit 1: Current Zoning
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Exhibit 2: Future Land Use - Existing

Exhibit 3: Future Land Use - Proposed
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IV.

ANALYSIS

The future land use of this property is Commercial. The proposed development requires a use
allowance for warehousing/logistics. This request would require an amendment to reflect the
proposed use. The Commercial Districts do not have any allowance for warehousing/logistics uses.
This use is a permitted use in the industrial district.
The closest residence across Cicero Avenue is approximately 120 ft. from property line to property
line. The closest residence across 167th Street is approximately 180 ft. from property line to
property line. The assembly of the entire subdivision is bounded by 167th Street to the north, I-57
to the east and south, and Cicero Avenue to the west. Due to the proximity to the interstate and
distance away from existing residences, the change in development should minimally impact the
neighboring properties. The proposed use will increase traffic volume in comparison to the existing
residential use. Included in the existing properties are illegal uses and underused properties. The
continuance of individual single family homes to infill vacancies is not the City’s intention as
Commercial is the current future land use.
As described in the attached statement of need from the developer, the City agrees the transition
of business to e-commerce wasn’t originally thought of in the original 2008 Comprehensive Plan.
This trend is continuing to grow which was further accelerated with COVID-19. The local
development shows a perfect example of the demand of these uses adjacent to I-57. The
amendment will eliminate blight, increase the value of the property, increase employment
opportunities, and provide a tax revenue for the City.
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V.

CONCLUSION
STANDARDS FOR FUTURE LAND USE MAP AMENDMENT

Existing Uses and
Classifications.

The existing uses and zoning classifications for properties in the immediate
vicinity of the subject property.
Met. The proposed map amendment and rezoning of the Subject Property
are appropriate given the context of Existing Uses and Classifications in the
immediate vicinity. The Subject Property is bounded on all sides by public
roadways. Beyond these rights-of-way the neighboring uses are listed
below:
• North: 167th Avenue and Fieldcrest Drive are adjacent to the northern
property line of the Subject Property. The combined right-of-way width of
these streets totals 185 feet. 167th Avenue is a four-lane divided highway
under IDOT’s jurisdiction, and Fieldcrest Drive is a two-lane local roadway.
Beyond this exists a residential neighborhood with R2-Single Family District
and R5-Muliti-Family Residential District.
• South & East: I-57 (and the interchange with 167th Avenue) borders the
Subject Property’s southern and eastern boundaries. The I-57 right-of-way
width varies from at least 300 feet to over 1,500 feet (across the
interchange to the east). Further east is land zoned I1-Industrial District,
and to the south are three industrial / warehouse facilities (developed by
the petitioner) in the municipality of Country Club Hills.
• West: Cicero Avenue (IL-50) is a four-lane divided highway under IDOT’s
jurisdiction. Cicero Avenue’s right-of-way width ranges from 100 feet to 150
feet along most of the Subject Property’s frontage. At the elevated crossing
of I-57 at the south end, this right-of-way widens to over 300 feet. Beyond
Cicero Avenue are five parcels zoned C2-General Commercial District, and
10 parcels zoned R1-Single Family District.
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Trend of

The trend of development in the immediate vicinity of the subject

Development.

property, including changes, if any, in such trend since the subject
property was placed in its present zoning classification.
Met. The land surrounding the Subject Property to the north, east, and
west has been predominantly developed for many years (except for a
couple of small parcels west of Cicero Avenue). To the south, a 101-acre
tract of vacant land was rezoned in 2018 from C-5 Retail to M-Limited
Manufacturing District in the City of Country Club Hills. This land was
developed in 2020 and now contains three light industrial / warehouse
facilities totaling approximately 1.2 million square feet. There is a fourth,
vacant pad capable of supporting another 150,000 square feet of light
industrial development. The proposed rezoning of the Subject Property to
the I1-Industrial District is therefore consistent with the trend of
development in its immediate vicinity as exemplified by the project to its
south, and is consistent with the broader market trend of declining brick
and mortar retail, and the related upswing of industrial and logistics
development.

Diminution of
Values.

The extent to which the value of the subject property is diminished by the
existing zoning classification applicable to it.
Met. The majority of the Subject Property is zoned R1-Single Family
Residential. However, the site is surrounded by state and interstate
highways. This makes the Subject Property difficult to access, as both Cicero
and 167th Avenues are four-lane divided highways. There is no access to the
site from I-57. The IDOT 2019 Average Daily Traffic Volumes for the
surrounding roadways are:
• 167th Avenue: 29,100 vehicles per day
• Cicero Avenue: 27,300 vehicles per day
• Interstate 57: 131,200 vehicles per day
The quantity and noise of the surrounding traffic makes the property less
desirable for residential properties. Several existing residential structures on
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the Subject Property are in an underimproved condition. In addition, several
lots zoned Residential are not improved at all with residential uses, resulting
in a non-uniform development pattern within the subject property. The
conditions described above are a significant factor in the below-market
valuation of many of the houses that are permitted by the existing zoning
classification, which substantially diminishes the value of the Subject Property.

Increase Health,

The extent, to which any such diminution in value is offset by an increase in

Safety, and

the public health, safety, and welfare.

Welfare.
Met. The existing properties are typically characterized by older structures.
Many would not meet current ordinance and building code requirements.
Several structures are in disrepair and are not properly maintained, though
they are permitted by the current zoning classification. The multiple access
points and non-uniform development pattern of the Subject Property lacks
planning and any unified design standards. Accordingly, there is no apparent
increase in health, safety, and welfare to offset the diminution of value
attributable to the current zoning classification.

Effects on

The extent to which the use and enjoyment of adjacent properties would

Adjacent

be affected by the proposed amendment.

Properties.
Met. The proposed map amendment and rezoning would not have an
adverse effect on the use and enjoyment of adjacent properties. There are
no surrounding properties immediately adjacent to the Subject Property.
Public rights-of-way having varying widths of at least 100 feet separate
the Subject Property from all adjacent properties, helping to mitigate any
impact of the proposed redevelopment on surrounding properties.
Each of the adjacent IDOT roadways average nearly 30,000 vehicles per
day in traffic volume. I-57 averages over 130,000 vehicles per day. Any
increase in traffic due to the Subject Property’s proposed use would be
small in comparison to existing traffic volumes.
Finally, Zoning Ordinance section 9-107 (Buffers and Landscaping),
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subsection F (Special Protective Requirements for Non-Dwelling Uses
Abutting Residential Use) provides for additional setback and landscaping
requirements for non-residential sites located across a street from
residential uses. Any development on the Subject Property will be
designed to meet or exceed all buffer requirements stipulated in this
section, having a positive effect on the use and enjoyment of adjacent
properties.
The combination of distance from adjacent properties and compliance
with the City of Oak Forest’s buffering requirements will effectively
mitigate any potential adverse effect the proposed Development might
have on adjacent properties.

Value of

The extent to which the value of adjacent properties would be affected

Adjacent

by the proposed amendment.

Properties.
Met. LPC is a national developer of institutional grade, “Class-A”
industrial real estate with approximately $2 billion of assets under
management. LPC maintains offices in seven major logistics markets
across the country and is headquartered in Chicago. Our properties are
professionally managed by local property management firms that will
keep the sites free from rubbish and debris, maintain all landscaped
areas, and maintain all hard improvements in good repair in accordance
with all local ordinances. LPC strives to create a quality, “business park”
environment with all our developments in order to attract the highest
quality tenants.
The proposed development will unify the subject property, remove older,
dilapidated and deteriorating structures, consolidate access points, furnish
new trees and site landscaping, and provide a high level of architecture,
resulting in a modern, state-of-the-art industrial facility that will enhance
the value of not only the Subject Property but also adjacent and nearby
properties. Therefore, the proposed map amendment and rezoning will
have a positive effect on the value of adjacent properties.
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Future

The extent to which the future orderly development of adjacent properties

Development.

would be affected by the proposed amendment.
Met. There are three vacant parcels totaling roughly 3.2 acres west of the
Subject Property (west of Cicero Avenue). These parcels are encumbered by
a jurisdictional waterway, floodplain, and potential wetland areas, making
the development of these parcels extremely difficult under any
circumstances. All other surrounding land within 500 feet of the Subject
Property is already developed. Therefore, the proposed rezoning of the
Subject Property would not materially affect the future orderly development
of adjacent properties.

Suitability of

The suitability of the proposed text amendment for the zoning district in

Text

which the amendment is being proposed.

Amendment.
Met. The Petitioner is requesting a map amendment to Figure 3 – Future
Land Use Framework exhibit within the City’s Comprehensive Plan, together
with a rezoning of the Subject Property to the I1-Industrial District. The
proposed map amendment changes the Subject Property’s future land use
designation from “Commercial” to “Industrial.” Collectively, the proposed
map amendment to the Comprehensive Plan, the rezoning to “I1-Industrial
District” and the proposed future land use change to “Industrial” for the
Subject Parcel will be suitable for the Subject Property and consistent with
the objectives and requirements of the I1-Industrial District.

Ingress and

The availability, where relevant, of adequate ingress to and egress from the

Egress.

subject property and the extent to which traffic conditions in the immediate
vicinity of the subject property would be affected by the proposed
amendment.
Met. The redevelopment of the Subject Property that is proposed following
the requested map amendment and rezoning will improve ingress and
egress to and from the Subject Property, and it will not have an adverse
incremental impact on traffic conditions in the immediate vicinity of the
Subject Property. The Subject Property is an assemblage of smaller parcels.
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These properties currently have the following access points:
• Two private driveways and one public road accessing 167th Avenue, and
• Nine private driveways and one public road accessing Cicero Avenue
The proposed development intends to reduce the existing thirteen (13) curb
cuts to three (3) that would include:
• One private driveway accessing 167th Avenue, and
• Two private driveways accessing Cicero Avenue
Both 167th Avenue and Cicero Avenue are four-lane, divided arterial
roadways under IDOT jurisdiction. Both roadways currently serve roughly
29,000 and 27,000 vehicles per day, respectively. The anticipated trip
generation from the proposed development is small compared to the
current roadway volumes, therefore, no offsite improvements to these
roadways are anticipated to accommodate the proposed development.
However, LPC will be required to obtain access permits from IDOT for all the
proposed driveways. As part of their review, IDOT will require that all
proposed roadway improvements provide safe vehicular access to the
Subject Property as a condition of the approval permit. The consolidation of
access points combined with the new driveways being constructed in
accordance with all current IDOT geometric standards will improve the
function and safety of vehicular ingress to and egress from the Subject
Property.

Utilities and

The availability, where relevant, of adequate utilities and essential public

Services.

services to the subject property to accommodate the uses permitted or
permissible under its present zoning classification.
Met. The Subject Property is in an area with a mature utility infrastructure.
LPC anticipates that adequate utilities are present near the Subject Property,
but this will be verified during the engineering design phase. If any
deficiencies in utility capacity are identified, new or “upsized” services will be
constructed to adequately serve the proposed development.
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Length of

The length of time that the subject property has been vacant, considered in

Vacancy

the context of the pace of development in the vicinity of the subject
property.
Met. Ten of the thirty-five parcels within the Subject Property appear to
have never been developed. In addition, at least one of the residences
appears to be abandoned, but the petitioner does not know how long this
condition has existed.
As previously stated, all other developable land surrounding the Subject
Property has previously been developed. Given that ten of the parcels on
the Subject Property have never been developed when all surrounding
property has, the current zoning is not compatible with the highest and best
use of the property. In addition, the property to the south was rezoned to
an industrial zoning classification in 2018 where three industrial / warehouse
buildings were constructed in 2020.
The map amendment and rezoning of the Subject Property represents a
natural continuation of the existing industrial development in the vicinity of
the Subject Property and will unlock the development potential of the
underutilized Subject Property.

Positive Effect

The proposed amendment creating a positive effect for the zoning district,
its purposes, and adjacent properties shall be placed before the benefits of
the petitioner.
Met. The proposed development will unify the subject property, remove
older, dilapidated and deteriorating structures, consolidate access points,
provide new site landscaping, and create a development with a high level of
architecture. This will result in a modern, state-of-the-art industrial facility
that will enhance the proposed and surrounding industrial zoning districts.
Specifically, the large parcel south of the Subject Property was rezoned to
industrial in 2019, and this resulted in the construction of three institutional-
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grade warehouse / distribution / e-commerce related uses. The proposed
map amendment would allow for an industrial zoning of the Subject
Property that is consistent with this southern property. This will create
consistency in the Cicero Avenue corridor in the vicinity of I-57.
This project is envisioned to promote the best interests of the City, including
decreasing blight, promoting economic development, increasing the tax
base, and providing employment for the citizens of Oak Forest.
The proposed map amendment and rezoning would allow for the
development of the Subject Property into a warehouse / distribution / ecommerce related use. The redeveloped property could then realize the
noted positive effects for the Subject Property, the surrounding properties,
and the City as a whole. Therefore, the request action will have a positive
effect on the zoning district.
TOTAL MET: 12 of 12 standards
VI.

PZC MOTION

Motion to affirm PZC Resolution 21-21 recommending approval of a comprehensive plan future land
use amendment of property from Commercial to Industrial with the condition of approval based on
the adoption of the rezoning.

CITY OF OAK FOREST
PLANNING AND ZONING COMMISSION
PZC RESOLUTION NO. 21-21
(Map Amendment – Comprehensive Plan – Amending Commercial to Industrial)
WHEREAS, The City of Oak Forest (“Applicant”) filed an application for text
amendment to Chapter IV, Figure 3; of the City of Oak Forest Comprehensive Plan,
intended to provide future land use framework; and
WHEREAS, the Applicant’s proposed amendments are fully set forth in Exhibit A,
which is attached and by this reference incorporated in to this resolution; and
WHEREAS, a public notice was duly published in the Daily Southtown on July 6,
2021 and a public hearing was convened before the Planning and Zoning Commission
(“PZC”) on July 21, 2021; and
WHEREAS, the PZC has considered all of the evidence presented to it, including
without limitation, those demonstrative exhibits attached and incorporated in to this
resolution by this reference as Exhibit B;
NOW THEREFORE, BE IT RESOLVED by the PZC of the City of Oak Forest,
Cook County, based on the foregoing recitals which are hereby incorporated by reference,
that:
Section 1.

FINDINGS.

Based on the evidence presented at the public hearing, the PZC hereby finds that
the public good demands or requires the Applicant’s proposed amendments set forth in
Exhibit A, considering the trend of development in the City, and the possibility of improved
value, use, and enjoyment of property encouraged by the proposed amendments.
Section 2.

RECOMMENDATION.

Based on the findings of fact set forth in Section 1 of this resolution, the PZC herby
recommends the adoption of the Applicant’s proposed amendments set forth in Exhibit A.
ADOPTED THIS _____ day of ______________, 20___
AYES: (___)
NAYS: (___)
ABSENT: (___)
ABSTAIN: (___)
Chairman, Oak Forest PZC

EXHIBIT A
Proposed Amendment – Comprehensive Plan

EXHIBIT B
Findings of Fact
STANDARDS FOR MAP AMENDMENT

Existing Uses and The existing uses and zoning classifications for properties in the immediate
Classifications.
vicinity of the subject property.
Met. The proposed map amendment and rezoning of the Subject Property are
appropriate given the context of Existing Uses and Classifications in the
immediate vicinity. The Subject Property is bounded on all sides by public
roadways. Beyond these rights-of-way the neighboring uses are listed below:
• North: 167th Avenue and Fieldcrest Drive are adjacent to the northern property
line of the Subject Property. The combined right-of-way width of these streets
totals 185 feet. 167th Avenue is a four-lane divided highway under IDOT’s
jurisdiction, and Fieldcrest Drive is a two-lane local roadway. Beyond this exists a
residential neighborhood with R2-Single Family District and R5-Muliti-Family
Residential District.
• South & East: I-57 (and the interchange with 167th Avenue) borders the Subject
Property’s southern and eastern boundaries. The I-57 right-of-way width varies
from at least 300 feet to over 1,500 feet (across the interchange to the east).
Further east is land zoned I1-Industrial District, and to the south are three
industrial / warehouse facilities (developed by the petitioner) in the municipality
of Country Club Hills.
• West: Cicero Avenue (IL-50) is a four-lane divided highway under IDOT’s
jurisdiction. Cicero Avenue’s right-of-way width ranges from 100 feet to 150 feet
along most of the Subject Property’s frontage. At the elevated crossing of I-57 at
the south end, this right-of-way widens to over 300 feet. Beyond Cicero Avenue
are five parcels zoned C2-General Commercial District, and 10 parcels zoned R1Single Family District.

Trend of

The trend of development in the immediate vicinity of the subject property,

Development.

including changes, if any, in such trend since the subject property was placed in
its present zoning classification.
Met. The land surrounding the Subject Property to the north, east, and west has
been predominantly developed for many years (except for a couple of small
parcels west of Cicero Avenue). To the south, a 101-acre tract of vacant land was
rezoned in 2018 from C-5 Retail to M-Limited Manufacturing District in the City
of Country Club Hills. This land was developed in 2020 and now contains three
light industrial / warehouse facilities totaling approximately 1.2 million square
feet. There is a fourth, vacant pad capable of supporting another 150,000 square
feet of light industrial development. The proposed rezoning of the Subject
Property to the I1-Industrial District is therefore consistent with the trend of
development in its immediate vicinity as exemplified by the project to its south,
and is consistent with the broader market trend of declining brick and mortar
retail, and the related upswing of industrial and logistics development.

Diminution of
Values.

The extent to which the value of the subject property is diminished by the existing
zoning classification applicable to it.
Met. The majority of the Subject Property is zoned R1-Single Family Residential.
However, the site is surrounded by state and interstate highways. This makes the
Subject Property difficult to access, as both Cicero and 167th Avenues are fourlane divided highways. There is no access to the site from I-57. The IDOT 2019
Average Daily Traffic Volumes for the surrounding roadways are:
• 167th Avenue: 29,100 vehicles per day
• Cicero Avenue: 27,300 vehicles per day
• Interstate 57: 131,200 vehicles per day
The quantity and noise of the surrounding traffic makes the property less desirable
for residential properties. Several existing residential structures on the Subject
Property are in an underimproved condition. In addition, several lots zoned
Residential are not improved at all with residential uses, resulting in a non-uniform

development pattern within the subject property. The conditions described above
are a significant factor in the below-market valuation of many of the houses that
are permitted by the existing zoning classification, which substantially diminishes
the value of the Subject Property.

Increase Health,

The extent, to which any such diminution in value is offset by an increase in the

Safety, and

public health, safety, and welfare.

Welfare.
Met. The existing properties are typically characterized by older structures. Many
would not meet current ordinance and building code requirements. Several
structures are in disrepair and are not properly maintained, though they are
permitted by the current zoning classification. The multiple access points and nonuniform development pattern of the Subject Property lacks planning and any
unified design standards. Accordingly, there is no apparent increase in health,
safety, and welfare to offset the diminution of value attributable to the current
zoning classification.

Effects on

The extent to which the use and enjoyment of adjacent properties would be

Adjacent

affected by the proposed amendment.

Properties.
Met. The proposed map amendment and rezoning would not have an adverse
effect on the use and enjoyment of adjacent properties. There are no
surrounding properties immediately adjacent to the Subject Property. Public
rights-of-way having varying widths of at least 100 feet separate the Subject
Property from all adjacent properties, helping to mitigate any impact of the
proposed redevelopment on surrounding properties.
Each of the adjacent IDOT roadways average nearly 30,000 vehicles per day in
traffic volume. I-57 averages over 130,000 vehicles per day. Any increase in
traffic due to the Subject Property’s proposed use would be small in comparison
to existing traffic volumes.
Finally, Zoning Ordinance section 9-107 (Buffers and Landscaping), subsection F
(Special Protective Requirements for Non-Dwelling Uses Abutting Residential
Use) provides for additional setback and landscaping requirements for non-

residential sites located across a street from residential uses. Any development
on the Subject Property will be designed to meet or exceed all buffer
requirements stipulated in this section, having a positive effect on the use and
enjoyment of adjacent properties.
The combination of distance from adjacent properties and compliance with the
City of Oak Forest’s buffering requirements will effectively mitigate any potential
adverse effect the proposed Development might have on adjacent properties.

Value of

The extent to which the value of adjacent properties would be affected by the

Adjacent

proposed amendment.

Properties.
Met. LPC is a national developer of institutional grade, “Class-A” industrial real
estate with approximately $2 billion of assets under management. LPC
maintains offices in seven major logistics markets across the country and is
headquartered in Chicago. Our properties are professionally managed by local
property management firms that will keep the sites free from rubbish and
debris, maintain all landscaped areas, and maintain all hard improvements in
good repair in accordance with all local ordinances. LPC strives to create a
quality, “business park” environment with all our developments in order to
attract the highest quality tenants.
The proposed development will unify the subject property, remove older,
dilapidated and deteriorating structures, consolidate access points, furnish new
trees and site landscaping, and provide a high level of architecture, resulting in
a modern, state-of-the-art industrial facility that will enhance the value of not
only the Subject Property but also adjacent and nearby properties. Therefore,
the proposed map amendment and rezoning will have a positive effect on the
value of adjacent properties.

Future

The extent to which the future orderly development of adjacent properties would

Development.

be affected by the proposed amendment.
Met. There are three vacant parcels totaling roughly 3.2 acres west of the Subject
Property (west of Cicero Avenue). These parcels are encumbered by a jurisdictional

waterway, floodplain, and potential wetland areas, making the development of
these parcels extremely difficult under any circumstances. All other surrounding
land within 500 feet of the Subject Property is already developed. Therefore, the
proposed rezoning of the Subject Property would not materially affect the future
orderly development of adjacent properties.

Suitability of

The suitability of the proposed text amendment for the zoning district in which the

Text

amendment is being proposed.

Amendment.
Met. The Petitioner is requesting a map amendment to Figure 3 – Future Land Use
Framework exhibit within the City’s Comprehensive Plan, together with a rezoning
of the Subject Property to the I1-Industrial District. The proposed map amendment
changes the Subject Property’s future land use designation from “Commercial” to
“Industrial.” Collectively, the proposed map amendment to the Comprehensive
Plan, the rezoning to “I1-Industrial District” and the proposed future land use
change to “Industrial” for the Subject Parcel will be suitable for the Subject
Property and consistent with the objectives and requirements of the I1-Industrial
District.

Ingress and

The availability, where relevant, of adequate ingress to and egress from the subject

Egress.

property and the extent to which traffic conditions in the immediate vicinity of the
subject property would be affected by the proposed amendment.
Met. The redevelopment of the Subject Property that is proposed following the
requested map amendment and rezoning will improve ingress and egress to and
from the Subject Property, and it will not have an adverse incremental impact on
traffic conditions in the immediate vicinity of the Subject Property. The Subject
Property is an assemblage of smaller parcels. These properties currently have the
following access points:
• Two private driveways and one public road accessing 167th Avenue, and
• Nine private driveways and one public road accessing Cicero Avenue
The proposed development intends to reduce the existing thirteen (13) curb cuts
to three (3) that would include:

• One private driveway accessing 167th Avenue, and
• Two private driveways accessing Cicero Avenue
Both 167th Avenue and Cicero Avenue are four-lane, divided arterial roadways
under IDOT jurisdiction. Both roadways currently serve roughly 29,000 and 27,000
vehicles per day, respectively. The anticipated trip generation from the proposed
development is small compared to the current roadway volumes, therefore, no
offsite improvements to these roadways are anticipated to accommodate the
proposed development. However, LPC will be required to obtain access permits
from IDOT for all the proposed driveways. As part of their review, IDOT will require
that all proposed roadway improvements provide safe vehicular access to the
Subject Property as a condition of the approval permit. The consolidation of access
points combined with the new driveways being constructed in accordance with all
current IDOT geometric standards will improve the function and safety of vehicular
ingress to and egress from the Subject Property.

Utilities and

The availability, where relevant, of adequate utilities and essential public services to

Services.

the subject property to accommodate the uses permitted or permissible under its
present zoning classification.
Met. The Subject Property is in an area with a mature utility infrastructure. LPC
anticipates that adequate utilities are present near the Subject Property, but this
will be verified during the engineering design phase. If any deficiencies in utility
capacity are identified, new or “upsized” services will be constructed to adequately
serve the proposed development.

Length of

The length of time that the subject property has been vacant, considered in the

Vacancy

context of the pace of development in the vicinity of the subject property.
Met. Ten of the thirty-five parcels within the Subject Property appear to have
never been developed. In addition, at least one of the residences appears to be
abandoned, but the petitioner does not know how long this condition has existed.
As previously stated, all other developable land surrounding the Subject Property
has previously been developed. Given that ten of the parcels on the Subject

Property have never been developed when all surrounding property has, the
current zoning is not compatible with the highest and best use of the property. In
addition, the property to the south was rezoned to an industrial zoning
classification in 2018 where three industrial / warehouse buildings were
constructed in 2020.
The map amendment and rezoning of the Subject Property represents a natural
continuation of the existing industrial development in the vicinity of the Subject
Property and will unlock the development potential of the underutilized Subject
Property.

Positive Effect

The proposed amendment creating a positive effect for the zoning district, its
purposes, and adjacent properties shall be placed before the benefits of the
petitioner.
Met. The proposed development will unify the subject property, remove older,
dilapidated and deteriorating structures, consolidate access points, provide new
site landscaping, and create a development with a high level of architecture. This
will result in a modern, state-of-the-art industrial facility that will enhance the
proposed and surrounding industrial zoning districts.
Specifically, the large parcel south of the Subject Property was rezoned to
industrial in 2019, and this resulted in the construction of three institutional-grade
warehouse / distribution / e-commerce related uses. The proposed map
amendment would allow for an industrial zoning of the Subject Property that is
consistent with this southern property. This will create consistency in the Cicero
Avenue corridor in the vicinity of I-57.
This project is envisioned to promote the best interests of the City, including
decreasing blight, promoting economic development, increasing the tax base, and
providing employment for the citizens of Oak Forest.
The proposed map amendment and rezoning would allow for the development of
the Subject Property into a warehouse / distribution / e-commerce related use.

The redeveloped property could then realize the noted positive effects for the
Subject Property, the surrounding properties, and the City as a whole. Therefore,
the request action will have a positive effect on the zoning district.
TOTAL MET: 12 of 12 standards

Logistics Property Company, LLC (hereinafter “LPC”) is petitioning the City of Oak Forest (hereinafter
“City”) to rezone approximately 44 acres of property within the City’s corporate boundary from the R1Single Family Residential & C2 General Service Commercial Districts to the I1-Industrial District. The
requested rezoning is for a collection of 35 parcels (hereinafter referred to as the “Subject Property”)
generally bounded by:
•
•
•

167th Avenue to the north
Cicero Avenue (IL-50) to the west
I-57 to the east and south

In addition, LPC is requesting a map amendment to Figure 3 – Future Land Use Framework exhibit within
the City’s Comprehensive Plan. The map amendment proposes to change the Subject Property’s future
land use designation from “Commercial” to “Industrial.”
LPC provides the following responses in accordance with the City’s Rezoning and Text Amendment
Checklists:
A. A statement of the need and justification for the proposed zoning district / text amendment.
The Subject Property consists of multiple, smaller parcels. The two parcels at the hard corner of
167th Avenue and Cicero Avenue are zoned C-2, General Service Commercial District and contain a
small used-car sales center. This includes a building approximately 2,700 square feet in area and a
small parking lot capable of holding roughly 30 cars. The building appears to have been built in the
early 1970’s and is roughly fifty years old.
The remaining twenty-eight parcels are zoned R-1, Single Family District. Fifteen residences are
present on these lots, with most of them constructed in the 1970’s and 1980’s. Several of these
properties appear to be abandoned. In addition, there appears to be a contractor’s yard and other
vehicular storage uses on several of the properties adjacent to Cicero Avenue (such uses would be
considered “non-conforming” in the R-1 zoning district). Finally, several of the R-1 District
properties are vacant.
Regarding the map amendment to the Comprehensive Plan, the retail industry has undergone a
dramatic transformation over the last decade (this has been further accelerated during the COVID
19 pandemic). Traditional “brick and mortar” retailers have been contracting, and retail spaces have
seen increasing vacancy. “E-commerce” retailers have been increasing their market share year over
year, and they now dominate the spending habits of the Gen-X and Millennial generations.
Whereas consumers once travelled to retail destinations to buy products, e-commerce retailers are
now delivering products directly to consumers. Industry experts expect this trend to continue, and
they expect e-commerce growth to be a catalyst for further brick and mortar retail contraction. This
has been a relatively recent trend, and certainly not a trend that could have been predicted in the
City’s 2008 Comprehensive Plan. The retail industry continues to evolve, and traditional retail
spaces will continue to get supplanted by distribution and e-commerce related uses. The proposed
map amendment responds to this market trend, and allows the City to stay competitive with its
economic development.
In summary, the buildings on the Subject Property are more than 30 years old, have not been well
maintained (with some exceptions), have below market values, and do not represent the highest

and best use of the Subject Property. The proposed map amendment and rezoning would unify the
zoning of the Subject Property and allow for its re-development into a state-of-the-art,
professionally landscaped, light industrial use. Such a redevelopment would eliminate existing
blight, maximize the market value of the Subject Property, increase employment opportunities, and
bolster the tax revenue to the City of Oak Forest, IL. The proposed map amendment and rezoning
would therefore maximize the development potential of the Subject Property and promote the
public health, safety, and welfare in the City.

B. A statement concerning the conformity or lack of conformity of the approval being requested to
the City Official Comprehensive Plan (Plan) and Official Map. Where the approval being requested
does not conform to the Plan or the Official Map, reasons justifying the approval despite such lack
of conformity shall be stated.
The City of Oak Forest’s current Comprehensive Plan is dated February 2008. This plan currently
designates the Subject Property’s future land use as “Commercial”. The proposed map amendment
would change the future land use designation to “Industrial.” The Comprehensive Plan provides the
following definition for the “Industrial” Land Use:
“This category refers to manufacturing, processing, packaging, warehouse and distribution
facilities. Within the City, there are a few concentrations of industrial uses. The largest area is a
business park located south of I-57 at Kilbourn Avenue (pictured). Other industrial uses are
located just north of the Oak Forest Metra Station (Wille Brothers), along Shadow Creek Drive
and just east of Harlem Avenue on 70th Court.”
In September of 2020, the City passed Resolution No. 2020-09-0379R; this resolution designated LPC
as the preferred developer of the Subject Property, and expressly contemplates the redevelopment
of the property as an industrial development. The concept plan included in this resolution
contemplates warehouse / distribution / e-commerce related uses for the Subject Property; these
uses conform to the “Industrial” future land use contemplated by the proposed map amendment.

C. A statement addressing the STANDARDS (below):
(Responses provided below each item)
1. Existing Uses and Classifications: the existing uses and zoning classifications for properties in
the immediate vicinity of the subject property.
LPC Response: The proposed map amendment and rezoning of the Subject Property are
appropriate given the context of Existing Uses and Classifications in the immediate vicinity. The
Subject Property is bounded on all sides by public roadways. Beyond these rights-of-way the
neighboring uses are listed below:
•

North: 167th Avenue and Fieldcrest Drive are adjacent to the northern property line of
the Subject Property. The combined right-of-way width of these streets totals 185 feet.
167th Avenue is a four-lane divided highway under IDOT’s jurisdiction, and Fieldcrest

Drive is a two-lane local roadway. Beyond this exists a residential neighborhood with R2Single Family District and R5-Muliti-Family Residential District.
•

South & East: I-57 (and the interchange with 167th Avenue) borders the Subject
Property’s southern and eastern boundaries. The I-57 right-of-way width varies from at
least 300 feet to over 1,500 feet (across the interchange to the east). Further east is
land zoned I1-Industrial District, and to the south are three industrial / warehouse
facilities (developed by the petitioner) in the municipality of Country Club Hills.

•

West: Cicero Avenue (IL-50) is a four-lane divided highway under IDOT’s jurisdiction.
Cicero Avenue’s right-of-way width ranges from 100 feet to 150 feet along most of the
Subject Property’s frontage. At the elevated crossing of I-57 at the south end, this rightof-way widens to over 300 feet. Beyond Cicero Avenue are five parcels zoned C2General Commercial District, and 10 parcels zoned R1-Single Family District.

2. Trend of Development: the trend of development in the immediate vicinity of the subject
property, including changes, if any, in such trend since the subject property was placed in its
present zoning classification.
LPC Response: The land surrounding the Subject Property to the north, east, and west has been
predominantly developed for many years (except for a couple of small parcels west of Cicero
Avenue). To the south, a 101-acre tract of vacant land was rezoned in 2018 from C-5 Retail to
M-Limited Manufacturing District in the City of Country Club Hills. This land was developed in
2020 and now contains three light industrial / warehouse facilities totaling approximately 1.2
million square feet. There is a fourth, vacant pad capable of supporting another 150,000 square
feet of light industrial development. The proposed rezoning of the Subject Property to the I1Industrial District is therefore consistent with the trend of development in its immediate vicinity
as exemplified by the project to its south, and is consistent with the broader market trend of
declining brick and mortar retail, and the related upswing of industrial and logistics
development.
3. Diminution of Values: the extent to which the value of the subject property is diminished by
the existing zoning classification applicable to it.
LPC Response: The majority of the Subject Property is zoned R1-Single Family Residential.
However, the site is surrounded by state and interstate highways. This makes the Subject
Property difficult to access, as both Cicero and 167th Avenues are four-lane divided highways.
There is no access to the site from I-57. The IDOT 2019 Average Daily Traffic Volumes for the
surrounding roadways are:
•

167th Avenue:

•

Cicero Avenue: 27,300 vehicles per day

•

Interstate 57: 131,200 vehicles per day

29,100 vehicles per day

The quantity and noise of the surrounding traffic makes the property less desirable for
residential properties. Several existing residential structures on the Subject Property are in an
underimproved condition. In addition, several lots zoned Residential are not improved at all
with residential uses, resulting in a non-uniform development pattern within the subject
property. The conditions described above are a significant factor in the below-market valuation
of many of the houses that are permitted by the existing zoning classification, which
substantially diminishes the value of the Subject Property.
4. Increase in Health, Safety, and Welfare: the extent, to which any such diminution in value is
offset by an increase in the public health, safety, and welfare.
LPC Response: The existing properties are typically characterized by older structures. Many
would not meet current ordinance and building code requirements. Several structures are in
disrepair and are not properly maintained, though they are permitted by the current zoning
classification. The multiple access points and non-uniform development pattern of the Subject
Property lacks planning and any unified design standards. Accordingly, there is no apparent
increase in health, safety, and welfare to offset the diminution of value attributable to the
current zoning classification.
5. Effects on Adjacent Properties: the extent to which the use and enjoyment of adjacent
properties would be affected by the proposed amendment.
LPC Response: The proposed map amendment and rezoning would not have an adverse effect
on the use and enjoyment of adjacent properties. As described in LPC’s response to Standard 1,
there are no surrounding properties immediately adjacent to the Subject Property. Public
rights-of-way having varying widths of at least 100 feet separate the Subject Property from all
adjacent properties, helping to mitigate any impact of the proposed redevelopment on
surrounding properties.
In addition, as described in LPC’s response to Standard 3, each of the adjacent IDOT roadways
average nearly 30,000 vehicles per day in traffic volume. I-57 averages over 130,000 vehicles
per day. Any increase in traffic due to the Subject Property’s proposed use would be small in
comparison to existing traffic volumes.
Finally, Zoning Ordinance section 9-107 (Buffers and Landscaping), subsection F (Special
Protective Requirements for Non-Dwelling Uses Abutting Residential Use) provides for additional
setback and landscaping requirements for non-residential sites located across a street from
residential uses. Any development on the Subject Property will be designed to meet or exceed
all buffer requirements stipulated in this section, having a positive effect on the use and
enjoyment of adjacent properties.
The combination of distance from adjacent properties and compliance with the City of Oak
Forest’s buffering requirements will effectively mitigate any potential adverse effect the
proposed Development might have on adjacent properties.

6. Value of Adjacent Properties: the extent to which the value of adjacent properties would be
affected by the proposed amendment.
LPC Response: LPC is a national developer of institutional grade, “Class-A” industrial real estate
with approximately $2 billion of assets under management. LPC maintains offices in seven
major logistics markets across the country and is headquartered in Chicago. Our properties are
professionally managed by local property management firms that will keep the sites free from
rubbish and debris, maintain all landscaped areas, and maintain all hard improvements in good
repair in accordance with all local ordinances. LPC strives to create a quality, “business park”
environment with all our developments in order to attract the highest quality tenants.
The proposed development will unify the subject property, remove older, dilapidated and
deteriorating structures, consolidate access points, furnish new trees and site landscaping, and
provide a high level of architecture, resulting in a modern, state-of-the-art industrial facility that
will enhance the value of not only the Subject Property but also adjacent and nearby properties.
Therefore, the proposed map amendment and rezoning will have a positive effect on the value
of adjacent properties.
7. Future Development: the extent to which the future orderly development of adjacent
properties would be affected by the proposed amendment.
LPC Response: There are three vacant parcels totaling roughly 3.2 acres west of the Subject
Property (west of Cicero Avenue). These parcels are encumbered by a jurisdictional waterway,
floodplain, and potential wetland areas, making the development of these parcels extremely
difficult under any circumstances. All other surrounding land within 500 feet of the Subject
Property is already developed. Therefore, the proposed rezoning of the Subject Property would
not materially affect the future orderly development of adjacent properties.
8. Suitability of Text Amendment: the suitability of the proposed text amendment for the zoning
district in which the amendment is being proposed.
LPC Response: The Petitioner is requesting a map amendment to Figure 3 – Future Land Use
Framework exhibit within the City’s Comprehensive Plan, together with a rezoning of the Subject
Property to the I1-Industrial District. The proposed map amendment changes the Subject
Property’s future land use designation from “Commercial” to “Industrial.” Collectively, the
proposed map amendment to the Comprehensive Plan, the rezoning to “I1-Industrial District”
and the proposed future land use change to “Industrial” for the Subject Parcel will be suitable
for the Subject Property and consistent with the objectives and requirements of the I1-Industrial
District.
9. Ingress and Egress: the availability, where relevant, of adequate ingress to and egress from
the subject property and the extent to which traffic conditions in the immediate vicinity of the
subject property would be affected by the proposed amendment.

LPC Response: The redevelopment of the Subject Property that is proposed following the
requested map amendment and rezoning will improve ingress and egress to and from the
Subject Property, and it will not have an adverse incremental impact on traffic conditions in the
immediate vicinity of the Subject Property. The Subject Property is an assemblage of smaller
parcels. These properties currently have the following access points:
•

Two private driveways and one public road accessing 167th Avenue, and

•

Nine private driveways and one public road accessing Cicero Avenue

The proposed development intends to reduce the existing thirteen (13) curb cuts to three (3)
that would include:
•
•

One private driveway accessing 167th Avenue, and
Two private driveways accessing Cicero Avenue

Both 167th Avenue and Cicero Avenue are four-lane, divided arterial roadways under IDOT
jurisdiction. Both roadways currently serve roughly 29,000 and 27,000 vehicles per day,
respectively. The anticipated trip generation from the proposed development is small
compared to the current roadway volumes, therefore, no offsite improvements to these
roadways are anticipated to accommodate the proposed development. However, LPC will be
required to obtain access permits from IDOT for all the proposed driveways. As part of their
review, IDOT will require that all proposed roadway improvements provide safe vehicular access
to the Subject Property as a condition of the approval permit. The consolidation of access
points combined with the new driveways being constructed in accordance with all current IDOT
geometric standards will improve the function and safety of vehicular ingress to and egress from
the Subject Property.
10. Utilities and Services: the availability, where relevant, of adequate utilities and essential
public services to the subject property to accommodate the uses permitted or permissible
under its present zoning classification.
LPC Response: The Subject Property is in an area with a mature utility infrastructure. LPC
anticipates that adequate utilities are present near the Subject Property, but this will be verified
during the engineering design phase. If any deficiencies in utility capacity are identified, new or
“upsized” services will be constructed to adequately serve the proposed development.
11. Length of Vacancy: the length of time that the subject property has been vacant, considered
in the context of the pace of development in the vicinity of the subject property.
LPC Response: Ten of the thirty-five parcels within the Subject Property appear to have never
been developed. In addition, at least one of the residences appears to be abandoned, but the
petitioner does not know how long this condition has existed.
As previously stated, all other developable land surrounding the Subject Property has previously
been developed. Given that ten of the parcels on the Subject Property have never been
developed when all surrounding property has, the current zoning is not compatible with the

highest and best use of the property. In addition, the property to the south was rezoned to an
industrial zoning classification in 2018 where three industrial / warehouse buildings were
constructed in 2020.
The map amendment and rezoning of the Subject Property represents a natural continuation of
the existing industrial development in the vicinity of the Subject Property and will unlock the
development potential of the underutilized Subject Property.
12. Positive Effect: the proposed amendment creating a positive effect for the zoning district, its
purposes, and adjacent properties shall be placed before the benefits of the petitioner.
LPC Response: As previously described, the proposed development will unify the subject
property, remove older, dilapidated and deteriorating structures, consolidate access points,
provide new site landscaping, and create a development with a high level of architecture. This
will result in a modern, state-of-the-art industrial facility that will enhance the proposed and
surrounding industrial zoning districts.
Specifically, the large parcel south of the Subject Property was rezoned to industrial in 2019, and
this resulted in the construction of three institutional-grade warehouse / distribution / ecommerce related uses. The proposed map amendment would allow for an industrial zoning of
the Subject Property that is consistent with this southern property. This will create consistency
in the Cicero Avenue corridor in the vicinity of I-57.
Finally, in a City council Agenda Memo dated September 16, 2020, City staff concluded that LPCs
project would have an overall positive effect both for the Subject Property and for the City, by
stating:
“This project is envisioned to promote the best interests of the City, including decreasing
blight, promoting economic development, increasing the tax base, and providing
employment for the citizens of Oak Forest.”
The proposed map amendment and rezoning would allow for the development of the Subject
Property into a warehouse / distribution / e-commerce related use. The redeveloped property
could then realize the noted positive effects for the Subject Property, the surrounding
properties, and the City as a whole. Therefore, the request action will have a positive effect on
the zoning district.

CITY OF OAK FOREST
PLANNING / ZONING COMMISSION MEETING MINUTES
Wednesday, July 7, 2021
The Planning & Zoning Commission meeting was called to order at 7:04 p.m. with Roll Call.
PRESENT:

ABSENT:

Commissioner Ken Keeler
Commissioner Sal Mosqueda
Commissioner Chuck Wolf
Commissioner Nick Zembruski
Commissioner Michael Ziak
Chairman Jim Stuewe
Staff Member Paul Ruane

Commissioner Mike Forbes
Commissioner Dave Kerr
Commissioner Wayne Schroeder

1. ZC #21-016 5488-5496 W. 159th Street Learning for the Future Childcare – Special Use
Permit: PUBLIC HEARING - The applicant, Misty Ganious, of Learning for the Future
Childcare, requests review and recommendation of approval for a special use permit to
allow child day care services and such other and further zoning relief as may be required in
the C2 – General Service Commercial District at 5488-5496 W. 159th Street.

Staff Member Ruane led the presentation of the case and reviewed staff report.

Petitioner Misty Ganious of Learning for the Future Childcare was sworn in.

Chairman Stuewe asked the petitioner how they planned on having the kids going into the daycare.
Petitioner Misty Ganious confirmed that the children would be walked into the building. Additionally
they already utilize someone to monitor the vehicle traffic in their other locations.
Commissioner Wolf asked where is their other locations.

The petitioner responded Dalton since 2016 and Calumet City since 2007.

Chairman Stuewe requested a motion to adopt PZC Resolution 21-16 recommending approval
of a special use permit for a child day care services.
Mr. Zembruski motioned
Mr. Keeler seconded
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AYES
Mr. Zembruski
Mr. Keeler
Mr. Mosqueda
Mr. Wolf
Mr. Ziak
Chairman Stuewe

NAYS

ABSTAIN

Motion to approve the request for a Special Use Permit at 5488-5496 W. 159th Street, carried, 6-0-0
with 3 absent.
******************************
2. Further Clarification regarding a Subdivision and Lot Width Variation for a 3 parcel
residential development at 14815 Temple Street

Staff Member Ruane led the presentation of the potential case.

The applicant was given preliminary approval in 2019 to split the property into three equal 55 ft.
width lots where 60 ft. is required.

The applicant has since requested a slight change on the layout of the properties. They requested to
change the dimensions of two of the three properties. The new width of the properties requested
from west to east will be 60 ft. 55 ft. and 50 ft.

The Planning and Zoning Commission confirmed their willingness to allow a 50 ft. lot width. They
indicated their concern of how the triangular piece of land will be incorporated into the property.
******************************

Chairman Stuewe requested a motion to approve the meeting minutes from May 19, 2021.

Mr. Ziak motioned

Mr. Keeler seconded

Motion to approve carried by voice vote.

******************************

Chairman Stuewe requested a motion to adjourn the meeting.

Mr. Wolf motioned

Mr. Zembruski seconded

Meeting Adjourned at 7:56 p.m.

________________________________________
CHAIRMAN JAMES STUEWE
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