
 

Any individual with a disability requesting a reasonable accommodation in order to participate 

in a public meeting should contact the Village Manager’s Office at least 48 hours in advance of 

the scheduled meeting.  The Village Manager’s Office can be reached via telephone at 708-283-

5605 or via email at athurston@vopf.com.  Every effort will be made to allow for meeting 

participation. 

 

AGENDA 

PARK FOREST PLANNING AND ZONING COMMISSION 

 
Park Forest Village Hall TUESDAY 

Board Room 7:00 P.M. February 10, 2026 

 

 
1. Planning and Zoning Commission Call to Order 

2. Review of Minutes 

3. Petitions 

a. Public Hearing – Consideration of a Zoning Map Amendment, Major 

Variation for Sign Area, Major Variation for Driveway Width, , Major 

Variation for Number of Parking Spaces, and Major Variation for Contiguous 

Parking Spaces without a Landscape Island: 23401 Western Ave, Park 

Forest, IL 60466, 2440 Old Western Ave, Park Forest, IL 60466 and PIN: 21-

14-01-201-006-0000 - a vacant parcel adjacent South Western Avenue 

petitioned by Shamir Manhani, Lucky Brothers, LLC 

Public Comment is limited to items that are on the agenda for discussion. Discussion 

on questions from the audience will be limited to 5 minutes and should be limited to 

concerns or comments regarding issues that are relevant to Planning and Zoning 

Commission business. All members of the public addressing the Planning and 

Zoning Commission shall maintain proper decorum and refrain from making 

disrespectful remarks or comments relating to individuals. Speakers shall use every 

attempt to not be repetitive of points that have been made by others. The Planning 

and Zoning Commission may refer any matter of public comment to the Village 

Manager, Village staff or an appropriate agency for review. 

4. Audience to Visitors 

5. New Business  

6. Old Business  

7. Communications 

a. Member Communications 

b. Trustee Comments 

c. Staff Communications 

8. Adjournment 

mailto:athurston@vopf.com
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AGENDA ITEM 3.A. 
Consideration of a Zoning Map Amendment to C-3 Corridor Commercial and Major Variations to the 

Off-Street Parking and Loading Code, Landscape Standards, and Sign Code, located at 23401 Western 

Ave, Park Forest, IL 60466, 2440 Old Western Ave, Park Forest, IL 60466, and PIN: 21-14-01-201-

006-0000 - a vacant parcel adjacent South Western Avenue. 

 

STAFF RECOMMENDATION  

Staff recommends approval of all petitions with conditions. See recommended motion for those 

conditions.  

RECOMMENDED MOTION 

The Planning and Zoning Commission moves to make a positive recommendation to the Board of 

Trustees for approval of the Zoning Map Amendment and Major Variations to the Off-Street Parking and 

Loading Code, Landscape Standards, and Sign Codes, subject to the following conditions:  

1. The development shall provide a buffer yard along the eastern property line adjacent to residential 

uses. 

2. All required buffer yards and landscaping shall be installed and maintained in full compliance 

with Article VI (Landscape Standards) of the Unified Development Ordinance, subject to staff 

review and approval with the final landscape plan. 

3. If the Planning and Zoning Commission recommends approval of the reduction in required 

parking landscape islands, the petitioner shall install additional vegetation elsewhere on the site, 

including shade trees, to promote environmental benefits, heat island mitigation, and visual relief, 

as determined by the Commission and subject to staff approval. 

SUMMARY  

Lucky Brothers, LLC, is the owner of 23401 Western Ave and 2440 Old Western Ave, Park Forest, IL 

60466. The development area includes three parcels – one owned by the Village of Park Forest – which 

when combined, are 2.3 acres southeast of the intersection of Steger Road and Western Avenue. Both 

parcels owned by Lucky Brothers, LLC are currently in unincorporated Will County and are proposed to 

be annexed into the Village of Park Forest.   

The developer plans to build a gas station and convenience store, which includes seven pumps and a 

4,476 square foot convenience store. The project requires annexation into the Village of Park Fores, 

rezoning of all three properties, approval of four Major Variations, as well as approval of an Annexation 

and Development Agreement. 

FILE ATTACHMENTS 

1. Staff Report  

2. Exhibit A – Site Plan, Signage, and Landscaping Documents 

3. Exhibit B – Survey, Infrastructure, and Stormwater Plans 

4. Exhibit C – Zoning Map Amendment Application 

5. Exhibit D - Petitioner Response to Zoning Map Amendment Standards 

6. Exhibit E - Major Variation Application  
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7. Exhibit F - Petitioner Response to Major Variation Standards 

8. Exhibit G - Signed Annexation Petition  

9. Exhibit H – Copy of Deeds  

10. Exhibit I - Plat of Annexation 

11. Exhibit J – DRAFT - Annexation and Development Agreement 

12. Exhibit K - Application Invoice and Receipt of Paid Fee 

13. Exhibit L - Public Notice Documentation 
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Meeting Date: February 10, 2026 
  

Subject Property Location: 

23401 Western Ave, Park Forest, IL 60466 
2440 Old Western Ave, Park Forest, IL 60466 
and PIN: 21-14-01-201-006-0000 - a vacant parcel adjacent South 
Western Avenue 

  
Petitioner: Shamir Manhani, Owner, Lucky Brothers, LLC  
  

Prepared By: 
Andrew Brown, Assistant Director of Economic  
Development and Planning  

  

Request:  
The petitioner seeks approval of a Zoning Map Amendment to C-3 
Corridor Commercial and Variations to the Off-Street Parking and 
Loading Code, Landscape Standards, and Signs Codes 

  

Existing Land Use  
and Zoning: 

The development site features two single family homes zoned as R-2 
Residential in unincorporated Will County and a vacant parcel owned 
by the Village of Park Forest zoned as R-1, Single Family Residence 
District. 

  

Comprehensive Plan: 

The 2008 Strategic Plan for Land Use and Economic Development 
does not identify this area with future land uses or zoning 
designations. Annexation and development of this corner would 
support and facilitate annexation and development outlined in the 
2008 Strategic Plan for Land Use and Economic Development. 
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PROJECT BACKGROUND 
The petitioner, Lucky Brothers, Inc., is proposing the development of a new gas station with a 4,476 
square foot convenience store and a seven-dispenser fuel canopy on approximately 2.3 acres of land 
located at the southeast corner of 
Steger Road and Western Avenue. 
The subject property, shown in Figure 
1, includes two subject properties in 
unincorporated Will County zoned R-
2 (Residential-Single-family) and a 
third property within the Village of 
Park Forest zoned R-1, Single Family 
Residence District. The petitioner 
owns the two properties in 
unincorporated Will County and the 
Village of Park Forest owns the third 
property zoned R-1 within the Village 
jurisdiction. The Village owned 
property would need to be acquired 
by the petitioner through a purchase 
and sales agreement that is subject to 
Village Board approval. 
 
The petitioner intends to annex the 
two unincorporated properties into the 
Village of Park Forest and requests a Zoning Map Amendment that shall become effective only upon 
approval and execution of the Annexation Petition and Annexation and Development Agreement. 
 
All three parcels in the subject area are presently vacant and underutilized, despite being located at a 
major intersection that experiences significant vehicular traffic. The intersection of Steger Road and 
Western Avenue has been identified by staff as a challenging and potentially hazardous corner due to its 
geometry, traffic volumes, and lack of coordinated development over time. Redevelopment of this corner 
with active commercial use is anticipated to improve safety through upgraded access design to Old 
Western Avenue, lighting, defined circulation patterns, and increased visibility. 
 
The proposed development represents a continuation of commercial land use patterns along Steger Road 

commercial property, providing gas station, convenience, and food services to residents and motorists in 
the Villages southeast portion  
 
The development will require rezoning of the entire subject area, approval of an Annexation and 
Development Agreement, annexation of two properties currently in Unincorporated Will County, and the 
following Major Variations from the Unified Development Ordinance (UDO):  

(1) Article VII-4.B.8.c. Pole Sign Size: Petitioner is requesting an increase from the maximum area 
of a pole sign from 48 square feet to 72 square feet.  

(2) Table V-9.A, Maximum Driveway Width: The UDO permits driveways to a maximum of 30 feet 
at the lot line for developments with commercial uses. Applicant is seeking to increase this width 
to 36 feet. 

(3) Article V-2.A.4. Number of Parking Spaces: Applicant is seeking 21 parking spaces. The UDO 
permits a maximum of 15 spaces based on this type of development. 

 
Figure 1. Subject Area Highlighted in Red for Gas Station and  

Convenience Store 
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(4) Article VI-5.D.2.a, Spacing Requirements: Petitioner is requesting an increase in the number of 
contiguous parking spaces without a landscape island. Petitioner is requesting 21 contiguous 
parking spaces without a landscape island.  

 
Below is a summary of the project and a staff analysis and recommendation s.  
 
PLANNING AND ZONING ANALYSIS 

Plan Overview 
The proposal includes construction of a modern gas station and convenience store with associated 
parking, landscaping, signage, lighting, and stormwater infrastructure. The site plan shows multiple 
access points from Steger Road and Western Avenue, a clearly defined fueling area beneath a canopy, a 
trash enclosure, future EV charging stalls, bicycle parking, and two pole signs  one near the Steger Road 
entrance and one near the Western Avenue Entrance near the intersection. 
The overall site layout reflects a typical suburban fuel station design but has been adapted to 
accommodate the unique conditions of corner properties making up the development at a high- 
volume intersection. 

 
Figure 2. Site Plan for Quick Run Gas Station 
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Land Use & Zoning 
The proposed plan generally aligns with the 
vision of the 2008 Strategic Plan for Land 
Use and Economic Development. The plan 
does not explicitly designate this area as part 
of the as 
displayed in Figure 2, but would support the 
Vision and Planning Policies of this part of 

 
 
The current zoning for the subject area is R-
2 Residential in Unincorporated Will County 
and R-1, Residential for the parcel located 
within the Village of Park Forest. All three 
parcels are adjacent to a large multifamily 
development zoned as R-3, Traditional 
Multi-Family Zoning District. 
 
Although the properties are currently zoned 
residential in unincorporated Will County 
and in Park Forest, staff finds that residential 
zoning is no longer appropriate for this 
location given: 

(1) T
arterial intersection; 

(2) The surrounding pattern of existing 
and planned commercial development; and 

(3) T -range interest in annexation along Western Avenue in Will County. 

The proposed C-3, Corridor Commercial Zoning District permits gas stations and retail goods 
establishment subject to compliance with UDO 
standards. The C-3 Zoning District is intended to 
accommodate auto-oriented commercial 

development, primarily along Western Avenue, 
that serves the Village and surrounding 

.  
 

UDO permits gas stations only to 
corner lots, a standard that is met by the subject 
property. Staff finds that the proposed zoning is 
consistent with the intent and purpose of the C-3 
District, represents a logical extension of the 

, and 
conforms to standards in the UDO. Where the 
proposed C-3 rezoning would be adjacent current 
R-2, Residential Zoning in Unincorporated Will 
County requirement for 
buffer yards would require compliance.  
  

 
Figure 3. Western Avenue Annexation Area 

 
Figure 4. Subject Property with Surrounding Zoning 
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Site Design & Access 
Access to the development is proposed from the north off Steger Road and from the west off Western 
Avenue. The development includes a redevelopment of the access of Old Western Avenue at the 
intersection of Steger Road and Western Avenue. As Park Forest Public Safety departments have 
responded to calls for service down Old Western Avenue - a private road - they have relayed that an 
improvement of this intersection would be an improvement for traffic safety and public safety vehicles 
alike. Due to the properties that reside down Old Western Avenue, Staff will require access easements 
from the developer for the property owners use of Old Western Avenue.  
 
Because the Village of Park Forest does not maintain the right-of-way authority on either Steger Road or 
Western Avenue, this access must be granted by the Department of Transportation from both Cook 
County (Steger Road Access) and Will County (Western Avenue Access). These permits will be a 
requirement in the Annexation and Development Agreement. Staff would recommend the development 
continue if no agreement can be reached for access from Western Avenue under the authority of the Will 
County Department of Transportation but Cook County Department of Transportation permits the 
entrance on Steger Road. If access is permitted off Steger Road but not Western Avenue, a new site plan 
would need to be approved by the Village prior to development. Staff also recommends that the Village 
does not enter into the Annexation and Development Agreement prior to a permit or written statement 
from Will County or Cook County DOT stating that access will be granted off Steger Road. 
 
Sidewalks are planned for installation along Western Avenue which would provide access to Pace Bus 
Route 367 riders and connect residents from the nearby Westbridge Apartments to Sauk Trail Woods. The 
site includes planned bike storage for visitors who may be utilizing the multi-use paths in Sauk Trail 
Woods to the north, which connects to the Old Plank Trail. 
 
The site plan proposes multiple driveways designed to accommodate passenger vehicles, fuel delivery 
trucks, emergency vehicles, and fuel and convenience users. Building placement and canopy orientation 
provide clear sightlines throughout the site. The convenience store is centrally located with direct 
pedestrian access from parking areas, fueling positions, and the multifamily residential development 
located behind the convenience store.  
 
Staff notes that the corner configuration allows for internal circulation that minimizes conflict between 
entering, exiting, and fueling vehicles. The inclusion of defined pedestrian walkways from parking areas 
to the store entrance is a positive feature, though staff recommend additional landscaping if certain 
parking-related variations are approved. 
 

Zoning Map Amendment and Development Major Variations 
The developer has applied for a Zoning Map Amendment and four Major Variations for their 
development.  
 
Zoning Map Amendment 
The Zoning Map Amendment requested by the petitioner is to change the proposed two parcels currently 
in Unincorporated Will County and zoned R-2 Residential, to Village of Park Forest, C-3, Commercial 
Corridor, upon the successful annexation into the Village. The application also requests the property 
currently zoned R-1 within the Village of Park Forest to be zoned C-3 to be in alignment with the rest of 
the development.  
 
Development Ordinance Variations 
Given the configuration of the subject area, type of business, topography, and access issues presented 
with Old Western Avenue, the petitioner has requested four Major Variations typical of gas station 
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developments that include an increase in pole sign area, increase in maximum driveway width, increase in 
the total number of parking spaces, and reduction in parking islands. In Table 1, the UDO section, 
standard, and petitioner request are displayed.  
 

Table 1. Major Variation Requests 
Unified Development 

Ordinance Section 
UDO Standard Petitioner Request 

Pole Sign Area Size 48 square feet 72 square feet 
Maximum Driveway Width 30 feet at the lot line 36 feet at the lot line along 

Steger Road 
Total Number of Parking Spaces Maximum 15 spaces based on 

this type of development 
21 parking spaces 

Parking Island Requirement Based on 21 spaces requested 
above at least two islands would 
be required as the UDO requires 
a parking island every eight 
parking spaces 

Zero parking islands 

 
 

Traffic, Vehicular Access & Parking  
While a Traffic Impact Study was not required by the Village of Park Forest, Staff believe that the traffic 
demand will not increase dramatically due to the sites presence and will typically be visited by users who 
are already travelling past the location. However, given the convenience and retail aspect of the 
development, there may be an increase in traffic to this site. Despite the increase demand to the site, Staff 
believe the adjacent roadways  Steger Road and Western Avenue  will meet the needs of this increased 
demand.  
 
More importantly, despite the increased demand, Staff believe the reconciling of the awkward intersection 
at Steger Road, Western Avenue, and Old Western Avenue will create a much safer intersection with a 
clearer site triangle. Additionally, Staff think that the right in and right out on Western Avenue will 
provide development users and other travelers safe ingress and egress from the site. The same is believed 
to be true for the entrance and exit on Steger Road.  
 
If every parking space and pump were in use at this station, a total of 35 vehicles and at least 35 people 
could be using the gas station and/or convenience store at any given time. Staff believe that the site 
configuration would allow for safe navigation of the interior of the site and easy transitions back to 
Western Avenue and Steger Road.  
 

Pedestrian Connectivity  
The Site Plan for the development improves pedestrian connectivity in the area along Western Avenue 
and provides interior connections to the convenience store. This improvement would especially benefit 
the nearby Westbridge Apartments, users of the Cook County Forest Preserves Thorn Creek Trail System 
Paved Purple path that leads to the northeast corner of the intersection at Steger Road and Western 
Avenue, and residents of the properties on Old Western Avenue. This Pave Purple Path links to other 
routes within Sauk Trail Woods, the Village of Park Forest
which is a 22-mile long paved rail-trail that connects the Illinois towns of Joliet, New Lenox, Frankfort, 
Matteson, Richton Park, Park Forest, and Chicago Heights.  
 
In addition to pedestrian connectivity, this site also provides for temporary storage of bicycles, which 
could be an amenity for bike users on the Thorn Creek Trail System or Old Plank Trail System.  
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Elevations 
The proposed convenience store is a single-story commercial building designed with a clean, 
contemporary architectural style that is typical of newer neighborhood-scale retail and fuel station 
developments. The building massing is low and horizontal, which helps minimize its visual impact and 
keeps the structure in scale with surrounding residential single-family homes and three-story apartment 
buildings near Steger Road and Western Avenue. 
 

-
design. The primary exterior material is brick masonry at the base, which provides durability and visual 
weight at the pedestrian level and helps the building feel grounded on the site. Above the brick base, 
metal panel accents and smooth wall surfaces are used to break up the façade and add visual interest 
without appearing overly ornate or out of character. 
 
Architectural articulation is achieved through changes in material, subtle offsets in the wall plane, and 
horizontal banding rather than excessive signage or decorative elements. This creates a cohesive 
appearance while maintaining a simple, functional for
are used to screen rooftop mechanical equipment from public view, helping maintain a clean roofline and 
reducing visual clutter when viewed from adjacent streets. 
 
Windows and storefront glazing are placed to provide transparency along customer-facing elevations, 
contributing to an active appearance and improving visibility into the building. Building-mounted signage 
is integrated into the façade and scaled to fit within the architectural framework, rather than dominating it. 
 
Overall, the elevations reflect a modern commercial design that emphasizes durability, visual consistency, 
and compatibility with the surrounding corridor. The use of masonry materials, controlled building 
height, and balanced façade articulation helps ensure the building reads as a permanent, well-designed 
structure rather than a temporary or auto-oriented facility, which supports the intent of the zoning 
ordinance and the character of the area. Figure 5 displays the proposed front elevation. 
 

 
Figure 5. Proposed Front Elevation 

 

Landscaping & Open Space 
The preliminary landscape plan provides a comprehensive mix of trees, shrubs, ornamental grasses, and 
perennial plantings intended to soften the visual impact of the development and enhance the streetscape 
along Steger Road, Western Avenue, and Old Western Avenue. Plantings are distributed along street 
frontages, site perimeters, and within interior landscape areas to break up paved surfaces and frame views 
of the building and fuel canopy. A layered approach using canopy trees, understory trees, shrubs, and 
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groundcover helps provide year-round visual interest, shade, and buffering, while also supporting 
pedestrian comfort and corridor aesthetics. The proposed palette consists of hardy, regionally appropriate 
species suitable for an urban commercial environment. Notably, the landscape plan keeps the corner of 
Western Avenue and Steger Road clear of vegetation to increase the safety of that intersection.  
 
Staff notes, however, that the landscape plan contains a significant omission in that the required landscape 
buffer between the development and the adjacent residential parcel to the east is not shown. This buffer 
will be required to be added and brought into full compliance with Village standards as part of the final 
engineering plan review. In addition, if the Planning and Zoning Commission supports the recommended 
condition, two additional shade trees would be required to offset the absence of two landscape islands, 
which would otherwise contribute to heat mitigation and stormwater management. These revisions would 
help ensure the final landscape plan better addresses buffering, environmental performance, and long-
term site functionality. The plan will be submitted with final building permit plans. 
 

Signage 
The proposed signage plan includes a 
mix of building-mounted signs, canopy 
signage, and freestanding signage 
intended to provide site identification, 
wayfinding, and brand visibility along 
both Steger Road and Western Avenue. 
As shown in the signage key on page 6 
of the attached plans in and also in 
Figure 6, most of the proposed signs - 
including wall signs, directional signs, 
and canopy-mounted signage - are 
consistent with the requirements of the 
Unified Development Ordinance (UDO) 
for the C-3, Corridor Commercial 
Zoning District. These signs are 
appropriately scaled to the building and 
site, are limited in number, and are 
integrated into the overall site and 
building design without overwhelming 
the streetscape.  
 
The two freestanding signs located along 
Steger Road and Western Avenue are labeled as monument signs on the plans; however, due to their 
height and overall configuration, they are being evaluated by staff as pole signs rather than monument 
signs under the UDO. As proposed, the sign face area of these pole signs exceeds the maximum size 
permitted for pole signs in the C-3, Corridor Commercial Zoning District, and a Major Variation has 

 
 

Engineering & Stormwater  
The engineering and stormwater plans, shown in Figure 7 and 8, show that the site has been designed to 
provide acceptable grading, drainage, and utility coordination to support the proposed development while 
maintaining safe and functional site conditions. Finished grades appear to direct surface runoff away from 
the building, fueling areas, and pedestrian routes, ensuring positive drainage throughout the site. The 

 
Figure 6. Signage Key 
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development is proposed to connect to existing stormwater infrastructure and Village water and sanitary 
sewer infrastructure.  
 
All utility connections will be subject to review and approval by the Village and any other required 
agency as part of the final engineering and permitting process. Vehicle circulation areas, sidewalks, and 
accessible routes are graded to meet applicable slope and accessibility standards, and existing utilities are 
identified and protected or adjusted as necessary. 
  

Figure 7. Proposed Engineering & Stormwater Improvements 
 
Stormwater management improvements  as displayed in Figure 7 and 8 and consisting partly as a storm 
trap (also known as a stormwater vault) - designed to temporarily store runoff and release it at a 
controlled rate consistent with Village stormwater requirements, with storm sewer infrastructure 
conveying runoff efficiently to and from the detention system. In addition to Village review, the 
developer will coordinate with and obtain all required approvals from other governmental agencies, as 
applicable, to ensure full compliance with engineering, stormwater, and utility standards. 
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Figure 8. Excerpt from Proposed Grading Plan 
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DEPARTMENTAL REVIEWS  
Village of Park Forest Department reviews can be found in Table 2.  
 

Table 2. Village Department Reviews 

Village Department Comments 
Community Development/ 

Building Department 
1. Site plan and floor plan need to include the proposed occupant 

load.  
 

2. State of Illinois plumbing code require bathrooms to be gender 
neutral. Plans should reflect this requirement. 
 

3. Full architectural plans are required to issues a building permit. 
Final landscaping plans will be required when the building plans 
and permits are submitted at the Building Department. 

Department of Public Works 1. DPW's only current site plan concern is property ownership on the 
west side of the drive from Western Avenue. If real estate issues 
are resolved between the property owners, DPW is satisfied with 
site plan and reserve more technical review for full design 
submittal that will be submitted with the building permit. 

Fire Department 1. If the Cook County DOT or the Will County DOT require changes 
to the driveway configurations that result in site plan 
modifications, the Fire Department will have to conduct a new 
review of internal access widths.  
 

2. When the architectural plans are submitted for a building permit, 
include a detailed drawing of the kitchen hood duct system for 
review by the Fire Department. 
 

3. Include a CAD fire truck turning model and export to PDF to help 
be able to access the site.  

Police Department The Police Department has reviewed the proposed plans and does not 
have any concerns with the current site plan.  
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PROCESS FOR CONSIDERATION OF A ZONING MAP AMENDMENT 
As required by the UDO, notice of this public hearing was published in the Daily Southtown Newspaper 
on January 25, 2026. In addition, notice of the public hearing was sent to all property owners (20 in total) 
within 250 feet of the property via United States Postal Service, and a sign noting the date, time, and 
purpose of the public hearing was posted on frontages at Steger Road, Western Avenue, Old Western 
Avenue, and adjacent the parking lot at Westbridge Apartments. Exhibit L memorializes the public notice 
provided for the public hearing.  
 
As of the date of this Staff Report, no public comment has been received regarding this application. Any 
additional comments received prior to the Public Hearing will be read at the Planning and Zoning 
Commission (PZC) meeting.  
 
The three parcels (PINs 21-14-01-201-006-0000, 21-14-01-201-001-0000, and 21-14-01-201-002-0000) 
are being considered for a Zoning Map Amendment in parallel with an Annexation and Development 
Agreement, four Major Variations, and an Annexation Petition to the Village of Park Forest. 
 

STANDARDS 
The PZC is required to hold a public hearing on all requests for Zoning Map Amendments and to make its 
recommendation to the Board of Trustees. The required standards for Zoning Map Amendments are noted 
below, and a worksheet has been attached to assist the PZC in drafting its findings related to the requested 
Zoning Map Amendment. The Standards Zoning Map Amendment are as follows:  
 

1. The proposed amendment will not endanger the health, safety, comfort, convenience, and general 
welfare of the public. 

2. The proposed amendment is compatible with the existing uses, character, and zoning of adjacent 
properties and other property within the immediate vicinity of the proposed amendment. 

3. The proposed amendment provides a relative gain to the public, as compared to any hardship 
imposed upon an individual property owner. 

4. The proposed amendment makes it more feasible to develop property relative to the present 
zoning classification of the property. 

5. The proposed amendment addresses the community need for a specific use. 
6. The proposed amendment corrects an error, adds clarification, or reflects a change in policy. 
7. The proposed amendment rectifies existing nonconformities and, if so, the extent of such 

nonconformities. 
8. The proposed amendment is consistent with the intent of the elements of the Comprehensive 

Plan, the UDO, and other land use policies of the Village. 

 

The petitioner has provided written responses to the zoning map amendment in the attached packet. 

 

Consistency with Standards for Zoning Map Amendments 
The Zoning Administrator, based on the application and supporting documents, makes the following 
findings regarding the proposed Zoning Map Amendment, evaluated against the standards established in 
the Unified Development Ordinance. 
 

1. The proposed amendment will not endanger the health, safety, comfort, convenience, and general 
welfare of the public. 

Staff find that the proposed map amendment would not endanger the health, safety, comfort, convenience, 
and general welfare of the public. The map amendment would help facilitate the development of a gas 
station and convenience store at a busy intersection. The site plan incorporates a intersection 
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improvement that will help alleviate a dangerous design. Thus, this map amendment would be to the 
general welfare for all residents who travel through that intersection. 

 

2. The proposed amendment is compatible with the existing uses, character, and zoning of adjacent 
properties and other property within the immediate vicinity of the proposed amendment. 

The proposed amendment is compatible with the existing uses, especially the nearby multifamily 
apartments which are zoned for R-3 Traditional Multifamily. Additionally, the gas station is being 
proposed on a corner lot, which aligns with the requirements put forward in the Unified Development 
Ordinance. 

 

3. The proposed amendment provides a relative gain to the public, as compared to any hardship 
imposed upon an individual property owner. 

The map amendment would provide a relative gain to the public, especially with regard to the 
modification of the intersection at Steger Road and Western Avenue and in regard to sales and property 
taxes for the Village. 

 

4. The proposed amendment makes it more feasible to develop property relative to the present 
zoning classification of the property. 

The proposed amendment would be the only way to allow the gas station and convenience store to be 
permitted by right. Otherwise, the zoning prohibits this type of development. 

 

5. The proposed amendment addresses the community need for a specific use. 

The proposed map amendment addresses an identified service gap and provides additional consumer 
choice and convenience at a high-traffic gateway location within the Village. The Village currently has 
only one gas station located at Blackhawk Drive and Sauk Trail.  

 

6. The proposed amendment corrects an error, adds clarification, or reflects a change in policy. 

Staff do not believe this Standard is applicable to this petition. 

 

7. The proposed amendment rectifies existing nonconformities and, if so, the extent of such 
nonconformities. 

Staff do not believe this Standard is applicable to this petition. 

 

8. The proposed amendment is consistent with the intent of the elements of the Comprehensive 
Plan, the UDO, and other land use policies of the Village. 

The proposed amendment generally aligns with the vision of the 2008 Strategic Plan for Land Use and 
Economic Development. The 2008 Strategic Plan for Land Use and Economic Development does not 

2 but 
 

 
Staff Recommendation 
Based on the findings above, staff recommend the Planning and Zoning Commission approve the Zoning 
Map Amendment for three parcels with PINs 21-14-01-201-006-0000, 21-14-01-201-001-0000, and 21-
14-01-201-002-0000 to the C-3, Corridor Commercial District.  
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Planning and Zoning Commission Action 
After conducting the public hearing, the Planning and Zoning Commission is asked to consider this 
request for a Zoning Map Amendment for the three properties located southeast of the intersection of 
Steger Road and Western Avenue and make a recommendation to the Board of Trustees.  
 
Proposed Planning and Zoning Commission Motion 
Move to recommend to the Board of Trustees to approve the rezoning of three parcels with the following 
PINs 21-14-01-201-006-0000, 21-14-01-201-001-0000, and 21-14-01-201-002-0000 to C-3, Corridor 
Commercial Zoning District in conjunction with the Annexation and Development Agreement, four 
Major Variations, and Annexation Petition submitted by Lucky Marketplace, Incorporated. This 
recommendation is expressly conditioned upon approval and execution of the Annexation Petition and the 
Annexation and Development Agreement, and shall be null and void if either is not approved or executed. 
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PROCESS FOR CONSIDERATION OF A MAJOR VARIATION 
As required by the UDO, notice of this public hearing was published in the Daily Southtown Newspaper 
on January 25, 2026. In addition, notice of the public hearing was sent to all property owners (20 in total) 
within 250 feet of the property via United States Postal Service, and a sign noting the date, time, and 
purpose of the public hearing was posted on frontages at Steger Road, Western Avenue, Old Western 
Avenue, and adjacent the parking lot at Westbridge Apartments. Exhibit L memorializes the public notice 
provided for the public hearing.  
 
As of the date of this Staff Report, no public comment has been received regarding these applications. 
Any additional comments received prior to the Public Hearing will be read at the Planning and Zoning 
Commission (PZC) meeting.  
 
The three parcels (PINs 21-14-01-201-006-0000, 21-14-01-201-001-0000, and 21-14-01-201-002-0000) 
are being considered for the following Major Variations in parallel with an Annexation and Development 
Agreement, a Zoning Map Amendment, and an Annexation Petition to the Village of Park Forest. 
 

STANDARDS 
The Unified Development Ordinance requires that a major variation to the Ordinance shall not be granted 
unless specific standards have been met relative to the specific case. The required standards are as 
follows: 

1. The proposed variation will not endanger the health, safety, comfort, convenience, and 
general welfare of the public.  

2. The proposed variation is compatible with the character of adjacent properties and other 
property within the immediate vicinity of the proposed variation.   

3. The proposed variation alleviates a particular hardship created by the literal enforcement of 
the Ordinance that would prevent the application from yielding a reasonable return from the 
subject property.  

4. The proposed variation is necessary due to the unique attributes of the subject property, 
which were not deliberately created by the applicant, and are not shared by adjacent 
properties and other properties within the immediate vicinity of the proposed variation.   

5. The proposed variation is necessary to permit a reasonable use of land, but does not confer a 
special privilege on the applicant which is denied to the owners of adjacent properties and 
other properties within the immediate vicinity of the proposed variation.   

6. The proposed variation represents the minimum deviation from the regulations of this 
Ordinance necessary to accomplish the desired improvement of the subject property.   

7. The proposed variation is consistent with the intent of the elements of the Comprehensive 
Plan, the UDO, and other land use policies of the Village. 

MAJOR VARIATION APPLICATIONS 
Given the configuration of the subject area, type of business, topography, and access issues presented 
with Old Western Avenue, the petitioner has requested four variations typical of gas station developments 
that include an increase in sign area, increase in maximum driveway width, increase in the total number 
of parking spaces, and reduction in parking islands. 
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Pole Sign Area Size 
If the Zoning Map Amendment is adopted by the Board, 
per the UDO, in a C-3 Zoning District, Pole signs may 
have a maximum sign area of 48 square feet. The 
petitioner is requesting a major variation to the 
maximum sign area in order to provide the development 
72 square feet of sign area per side of each sign. The 
developer is requesting two signs. One on Steger Road 
and one on Western Avenue. Figure 9 displays the 
proposed design. 
 
The petitioner has stated that due to the roadway speed 
and number of lanes on the adjacent roadways, the larger 
sign is consistent with recognized sign legibility and 
traffic safety principles. Therefore, reflects the minimum 
variation required to meet the developments need 
without being too large of a request. Lastly, the applicant 

he proposed variation is in proportion 
to the overall development and the materials used will 
match the materials of the building and therefore be 
consistent with the intent of the elements of the 
comprehensive plan.  
 
Staff has reviewed this request and the 2015 United 
States Sign Council (USSC) Foundation On-Premise 
Sign Standards. The USSC states that a sign size should 

Using this calculation for both Steger Road and Western Avenue, staff found that the USSC would 
support a sign that is approximately 122 square feet in size on Steger Road and a sign that is 
approximately 113 square feet in size on Western Avenue. Based on USSC Foundation legibility 
standards, the proposed pole sign is appropriately scaled for the operating speed of the corridor and does 
not exceed the minimum area necessary for safe and effective driver comprehension. Staff relies on the 
USSC standards solely as an objective technical reference for evaluating legibility and traffic safety, and 

 
 
The petitioner also cited an American Planning Association document, however, Staff could not locate a 
specific APA written document that supported a larger sign.  
 
Based on a review of the proposed ground sign and applicable professional standards, staff finds that the 
requested variation for sign area is supported by practical difficulty and consistent with the intent of the 
Unified Development Ordinance. 
 
The sign is located along two higher-speed arterial roadways with posted speeds of 40 to 45 miles per 
hour. In such contexts, adequate sign area is necessary to ensure that drivers can safely perceive, process, 
and understand essential information without abrupt or unsafe maneuvers. Using the sign legibility 
methodology published by the United States Sign Council Foundation, which accounts for vehicle speed, 
viewer reaction time, and letter legibility, the minimum sign area necessary for safe and effective 
communication at this location exceeds the maximum sign area otherwise permitted by the Village UDO. 
 
The proposed sign incorporates required fuel pricing information, two corporate logos, and clear 
differentiation between fuel types in a compact, vertically organized layout. The design minimizes visual 

 
Figure 9: Excerpt of Proposed Sign Design from Site 

Plan showing the Pole Sign Design, 2025 
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clutter, limits copy to essential information, and provides appropriate negative space, resulting in a sign 
that is efficient in form and proportionate to its function. Importantly, the sign does not introduce 
additional height, illumination, or visual intensity beyond what is necessary to achieve legibility. 
 
Strict application of the sign area limitation would require letter and numeral sizes that are inconsistent 
with accepted traffic safety and sign legibility standards for the operating speed of the roadway, thereby 
creating a practical difficulty unique to this site and use. Granting the requested variation would allow the 
signs to function safely and effectively while remaining consistent with the overall character of the 
corridor and the intent of the sign regulations to promote clarity, safety, and orderly development. 
 
For these reasons, staff find that the requested Major Variation will not be detrimental to the public 
welfare, will not impair the intent of the ordinance, and represents the minimum relief necessary to 
address the site-specific conditions present. 
 
Staff Summary 
Recommend approval of the Major Variation for a sign with 72 square feet of area without conditions. 
 
Maximum Driveway Width 
The petitioner requests a Major Variation from the Unified Development Ordinance (UDO) to allow a 36-
foot-wide driveway at the Steger Road lot line, where a maximum driveway width of 30 feet is permitted. 
Figure 10 displays this design. 
 
Staff has reviewed the request against the standards for a Major Variation and finds the request to be 
appropriate. The proposed increase in driveway width is intended to accommodate the safe ingress and 
egress of fueling trucks serving the site and other vehicles that may need refueling. Strict compliance with 
the UDO standard would require these vehicles to mount the curb or make unsafe turning movements 
when entering or exiting the property, creating potential safety and operational concerns. 
 
Staff finds that the 
requested variation 
will not endanger 
the public health, 
safety, comfort, 
convenience, or 
general welfare. 
Allowing the 
wider driveway 
reduces the 
likelihood of curb 
damage, unsafe 
vehicle maneuvers, 
and conflicts with 
adjacent travel 
lanes on Steger 
Road. 
 
The proposed driveway width is compatible with the character of surrounding properties and the 
commercial nature of the roadway corridor. The variation does not create adverse visual or functional 
impacts on adjacent properties and allows for a smoother transition between the public right-of-way and 
the site. 

 
Figure 10. Excerpt of the 36-foot Driveway Width Request from the Site Plan 
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The need for the variation is driven by the operational characteristics and turning radius requirements of 
fueling trucks, which dispense fuel from the passenger side and require a specific internal circulation 
pattern. These conditions are unique to the proposed use and were not deliberately created by the 
petitioner. 
 
Staff further finds that the requested variation is necessary to permit reasonable use of the property and 
does not confer a special privilege. The six-foot increase in driveway width represents the minimum 
deviation from the UDO required to allow safe and functional site access. 
 
Finally, the proposed variation is consistent with the intent of the UDO and the Comprehensive Plan by 
promoting safe site access and efficient vehicle circulation while maintaining compatibility with 
surrounding land uses. 
 
Staff Summary 
Recommend approval of the Major Variation for a 36 ft wide driveway adjacent Steger Road without 
conditions. 
 
Total Number of Parking Spaces 
The petitioner requests a Major Variation from the Unified Development Ordinance (UDO) to allow 21 
off-street parking spaces, where the ordinance permits a maximum of 15 spaces for this type of 
development based on use and gross floor area of the convenience store. Figure 11 displays this design. 
 

Figure 11. Excerpt from the Site Plan with the 21 parking spaces highlighted.  
 
Staff has reviewed the request against the standards for a Major Variation and finds the request to be 
generally acceptable; however, staff notes that the proposed parking supply exceeds what is typically 
observed at comparable retail fueling facilities in the immediate vicinity. As documented in the 

gas stations, none of the existing gas stations in or near 
Park Forest provide as many as 21 designated parking spaces. This indicates that the request is higher 
than the prevailing local development patterns.  
 
Staff also considered more recently developed, larger-format fueling facilities located outside the Village 
and nearby area, which typically provide a higher number of parking spaces per pump. These facilities 
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reflect evolving industry standards associated with increased convenience retail offerings, higher 
customer throughput, and short-duration parking demand. 
 
Staff finds that the requested variation will not endanger the public health, safety, comfort, convenience, 
or general welfare. As shown on the submitted site plan, the proposed parking spaces are internal to the 
site and do not interfere with circulation, access points, or pedestrian movement. The additional parking is 
intended to reduce on-site congestion and vehicle stacking, particularly during peak periods. The 
petitioner further notes that the total impervious surface coverage of the site, including the additional 
parking spaces, is approximately 56 percent, remains well below the maximum permitted impervious 
ratio of 75 percent. 
 
The proposed parking supply is generally compatible with the commercial character of the corridor, 

circulation pattern, and access points have been reviewed to ensure that the additional parking does not 
create adverse visual or functional impacts on adjacent properties. Staff will ensure that all applicable 
landscape requirements of the UDO are satisfied through the conditioned approval of the requested 
parking and parking island variations, as reviewed with the final landscape plan. The landscape plan will 
be reviewed with Building Permit and will enforce all UDO requirements.  
 
Strict enforcement of the UDO parking standard could create a practical hardship related to the operation 
of the proposed use. Based on ordinance calculations, the site would be permitted a maximum 15 parking 
spaces, a portion of which would be allocated to employees, leaving less spaces available for customers. 
The petitioner contends that retail fueling facilities function as high-turnover, convenience-oriented uses, 
and insufficient parking may result in customers bypassing the site entirely, limiting the reasonable use of 
the property. 
 
Staff does note that, in addition to the proposed 21 designated parking spaces, the site includes 14 
temporary fueling positions at the seven pump islands. When considered together, the site could 
accommodate up to 35 vehicles at one time. While these fueling positions are not striped parking spaces 
and function differently than traditional parking stalls, staff consider this total vehicle capacity when 
evaluating site circulation, access, and operational safety. 
 
The petitioner notes that the need for the variation is driven by the operational characteristics of the 
proposed use, which include frequent customer turnover and overlapping parking demand, rather than 
conditions deliberately created by the petitioner. Staff finds that the request is intended to support 
reasonable site function and does not confer a special privilege. 
 
Finally, staff finds that while the requested parking count exceeds the UDO maximum, it remains 
consistent with the broader intent of the UDO and the Comprehensive Plan by supporting safe circulation, 
functional site design, and economically viable commercial development, while remaining within overall 
impervious surface limits.  
 
When considered in conjunction with the conditioned landscape requirements and overall site design, 
staff finds that the proposed parking supply remains consistent with the intent of the UDO and does not 
create adverse impacts to adjacent properties. 
 
Staff Summary 
Recommend approval of the Major Variation for 21 parking spaces without conditions. 
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Parking Island Requirement 
The proposed Major Variation to allow up to twenty-one (21) contiguous parking spaces without interior 
parking landscape islands will not endanger the health, safety, comfort, convenience, or general welfare 
of the public. The subject site is a gas station where unobstructed visibility between the parking area, 
fueling canopy, and convenience store is essential for operational safety and security. Allowing a 
contiguous parking configuration maintains clear sightlines from the cashier area to the fueling canopy, 
reduces potential conflicts between vehicles and pedestrians, and provides safe and convenient walking 
pathways between the parking area and the store entrance. 
 
The proposed variation is compatible with the character of adjacent properties and other properties within 
the immediate vicinity. Gas stations commonly feature uninterrupted parking rows to accommodate 
circulation, visibility, and safety needs. The petitioner contends that although interior parking landscape 
islands are not provided within the contiguous parking row, landscaping is incorporated elsewhere on the 
site, resulting in an impervious surface ratio of approximately 56 percent, which is substantially below the 
maximum 75 percent permitted by the Unified Development Ordinance. This approach maintains visual 
relief and green space consistent with other commercial development patterns similar to this type of 
development. 
 
Literal enforcement of the landscape island requirement could create a practical hardship that could 
prevent the subject property from yielding a reasonable return. Due to the nature of the business, 
customers require direct, safe, and convenient movement between parking spaces, fueling areas, and the 
convenience store entrance. The petitioner contends that the introduction of interior landscape islands 
within the parking row would interfere with circulation patterns and visibility that are critical to safe 
operations and efficient site function. 
 
The requested variation is necessary due to the unique attributes of the subject property, including its 
geometric configuration and the placement of the building and fueling canopy, which require parking to 
be located at the front of the store. These site conditions were not deliberately created by the applicant 
and are not shared by adjacent properties in the immediate vicinity. The site design also seeks to preserve 
existing natural features and contours where feasible, further limiting the ability to incorporate interior 
parking islands without compromising safety or functionality. 
 
The proposed variation is necessary to permit a reasonable use of the land and does not confer a special 
privilege on the applicant that is denied to owners of adjacent properties and other properties within the 
immediate vicinity. The relief requested is narrowly tailored to the operational requirements of a gas 
station and reflects development patterns typical of similar uses. Environmental objectives of the 
Ordinance should be preserved through the reallocation of required landscaping and the installation of 
canopy shade trees elsewhere on the site to mitigate heat island effects and provide shade over paved 
areas. This should be considered as a condition by the Planning and Zoning Commission for 
recommendation to the Board of Trustees.  
 
The variation represents the minimum deviation from the regulations necessary to accommodate the 
proposed development. The petitioner is not seeking additional parking beyond what has been approved 
under a separate Major Variation request and is maintaining an impervious surface ratio significantly 
below the maximum permitted by the Unified Development Ordinance. The request balances operational 
needs with continued compliance with the broader intent of the parking and landscaping standards. 
 
Finally, the proposed variation is consistent with the intent of the Comprehensive Plan, the Unified 
Development Ordinance, and other applicable land use policies of the Village. The request supports safe 
and efficient site design and - if the recommended condition is supported - promotes sustainability 
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through tree preservation and supplemental shade tree installation, and advances Village goals related to 
environmental stewardship, climate responsiveness, and high-quality development. 
 

Staff Summary 
Recommend approval of the Major Variation for 21 contiguous parking spaces with a condition to plant 
the two shade trees elsewhere on the property.  
 
Condition: 
The required trees shall be equivalent in size and species to those that would otherwise be required within 
parking landscape islands pursuant to the Unified Development Ordinance and shall be located to provide 
shade over paved areas and reduce heat island impacts. The final tree locations and species shall be 
subject to staff review and approval as part of the final landscape plan. 
 
This condition ensures that the environmental and sustainability objectives of the parking lot landscaping 
standards particularly shade provision, heat reduction, and stormwater benefits are met despite the 
absence of interior parking landscape islands. These trees should be planned in conjunction with the tree 
canopy coverage requirement found in Article VI: Landscape Standards of the UDO.  
 

Staff Recommendation  
Staff recommend approval of all four Major Variations with the condition that two shade trees be added 
to the final landscape plan.  
 

Proposed Planning and Zoning Commission Motion 
Move that the Planning and Zoning Commission recommend approval to the Village Board of Trustees of 
the requested Major Variations for the subject property, consisting of PINs 21-14-01-201-006-0000, 21-
14-01-201-001-0000, and 21-14-01-201-002-0000, in connection with the proposed annexation, zoning 
map amendment, and Annexation and Development agreement, subject to the condition stated herein. 
 
Condition of Approval:  
The applicant shall install two (2) shade trees elsewhere on the property in lieu of interior parking 
landscape islands. Said trees shall be equivalent in size and species to those otherwise required by the 
Unified Development Ordinance, shall be located to provide shade over paved areas and reduce heat 
island impacts, and shall be subject to staff review and approval as part of the final landscape plan. 
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EXHIBIT LIST  

Exhibit A  Site Plan, Signage, and Landscaping Documents 
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Exhibit E - Major Variation Application  

Exhibit F - Petitioner Response to Major Variation Standards 

Exhibit G - Signed Annexation Petition  

Exhibit H  Copy of Deeds  

Exhibit I - Plat of Annexation 

Exhibit J  DRAFT - Annexation and Development Agreement 

Exhibit K - Application Invoice and Receipt of Paid Fee 

Exhibit L - Public Notice Documentation 

 





























































Park Forest- Steger & Western Ave Quick Run Development

Variation(s) Requested. 

Variation #1: Additional sign square footage. The allowance of 72 sf ID signs vs the 48 sf. 
The reason is for the variance is that per the United States Sign Counsel and the American 
Planners Association requirements for a safe ID sign for a complex moderate speed limit 
road is 250 sf per sign. This requirement by the United States Sign Counsel and the 
American Planners Association is due to safety concerns based on speed of road, 

based on the existing conditions. The 48 sf per side does not allow for signage to be safe 
per the 2 national organizations quoted above.  

Variation #2: Width of the curb cut from 30' to 36'. The purpose of this variance is to allow 
for safe transit of the fueling truck to enter the site. 

Variation #3: The allowance of 21 parking spaces vs the maximum of 11.25 parking spaces. 
The purpose of this variation is due to the nature of the business where multiple customers 
arrive on the site and spend minimal time and leave the site. Therefore, additional parking 
is required to meet customer demand and provide for safe employee parking. 

Variation #4: The allowance of 21 Contiguous Parking Spaces in lieu of maximum 8.  The 
purpose of this variation is due to the nature of the business and that front door parking is 
prime and customers head directly to the front door from their parking spaces. This 
includes trampling through any landscape areas between their parked vehicle and the front 
door. Please note that the landscape islands that are required between every 8 spaces are 
not eliminated but are located elsewhere on the property. This is r
impervious ratio of 56% versus the allowed 75%.

Standard for Variations.

Variation #1: The increase of square footage to allow for a safe ID sign

a. The proposed variation will more closely meet the USSC & APA requirements for safe ID 
signage. 

b. The proposed variation is in proportion to the overall development and will be addressing 
the needs for safe recognition. 



c. By allowing for the additional square footage of signage, a safer sign will be installed, 
eliminated unnecessarily slow downs on the roadways that would inherently occur due 

conditions. 

d. The unique attributes of the subject property are the existing roadway speed and number 
of lanes which require the larger sign. 

e. A retail fueling facility siphoning
customers are attracted to the site is the price of fuel. Therefore, the size of the letters 

and on to the site. 

f. The proposed variation is still well below the recommended square footage stated by the 
 

g. The proposed variation is in proportion to the overall development and the materials 
used will match the materials of the building and therefore be consistent with the intent 
of the elements of the comprehensive plan.

Variation #2: The allowance for a wider curb cut from 30’ to 36’ for safe access of the 
fueling truck. 

a. The proposed variation will enhance the health safety, comfort, safety, convenience of 
the general welfare public. 

b. 
onto the site.

c. The hardship in this case is that the fueling truck would not be able to enter into the 
site without “hopping” the curb.

d. The variation is necessary due to the unique requirements in turning radius of the 
fueling truck. All fueling trucks dispense from the passenger side of the vehicle.  This 
mandates the route through the site which mandates the wider access point on 
Steger Road.

e. The variation is necessary because of the type of business that mandates the fueling 
truck to enter and exit the site.

f. The proposed minimal variation of 36’ vs 30’ opening allows the fueling truck to 
enter the site without “hopping” the curb.

g. This variance is seeking a safer condition which is consistent with the stated 
regulations.



Variation #3: The allowance of 21 parking spaces vs the maximum of 11.25 parking 
spaces. 

a. The proposed variation will allow for customers to safely park, quickly obtain their 
required product and leave the site conveniently. The additional impervious area 
includes the parking spaces is only 56% whereas the allowed impervious ratio is 
75%. 

b. 
fueling facility. 

c. 
leaving only 7.25 parking spaces available for the public. Retail fueling facilities are 
a siphoning use and not a destination use if there isn’t adequate parking customers 
will go to the next retail fueling facility that has adequate parking. 

d. The unique attributes of this variation is due to the nature of the business that has 
quick turn over of customers. 

e. Providing adequate parking is necessary to make this proposed business 
successful.  

f. 
includes the parking spaces is only 56% whereas the allowed impervious ratio is 
75%. 

g. The proposed variation will provide safe and convenient parking for the intended 
customers and is still below the maximum impervious ratio and therefore meets the 
intent of the stated regulations. 

Variation #4: The allowance of 21 Contiguous Parking Spaces in lieu of maximum 8. 

a. By relocating the 3 required landscape islands the visibility from the cashiers to the 
auto canopy is maintained, and safe & convenient walking pathways are being 
provided. 

b. 
 

c. The particular hardship is due to the nature of the business and the need for safe 
and convenient conveyance for the customers to enter the store from the parking 
area. 

d. The unique geometrical shape of the site mandates that all of the parking is at the 

contours of natural ravine. 



e. The proposed parking spaces have to have a direct pathway to the store both from a 
safety and convenience standpoint and is critical to the success of the business.

f. 
the allowed 75%.  

g. This variation will allow for the safe and convenient parking for the customers while 
providing a site that maintains the natural landscape.
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 NOW, THEREFORE, in consideration of the foregoing recitals and the mutual covenants 

and agreements herein made, the Parties hereby agree as follows: 

 1. Recitals. The Parties acknowledge that the statements and representations 

contained in the foregoing recitals are true and accurate and incorporate such recitals into this 

Agreement as if fully set forth in this Article 1. 

 2. Annexation of the Subject Property. 

 a. At the same meeting of the Corporate Authorities at which the Village President is 

authorized to execute (and the Village Clerk is authorized to attest to) this Agreement and 

immediately after the execution of this Agreement by the Parties, the Corporate Authorities shall 

proceed, subject to the terms and conditions set forth in this Agreement, to consider the question 

of annexing the Subject Property to the Village and do all things necessary or appropriate to cause 

the Property to be validly annexed to the Village.  

 b. This Agreement in its entirety shall be null, void and of no force and effect unless 

the Subject Property is validly annexed to the Village in accordance with the terms of this 

Agreement and the Subject Property is validly zoned and classified in accordance with and as 

contemplated by this Agreement at the times specified herein. No action shall be taken by the 

Corporate Authorities to annex the Subject Property to the Village unless: (i) this Agreement has 

been fully executed by all Parties; (ii) the Subject Property is annexed to the Village, in its entirety, 

at one time (iii) the Corporate Authorities are prepared to immediately thereafter enact the 

Approvals Ordinance (including all items listed  in Section 3 below) and (iv) Owner has submitted 
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all required applications and documentation required for the Corporate Authorities to approve 

. 

3. Development and Zoning of the Subject Property; Current and Future Land 

Uses; Model Building Codes. 

 At the same meeting of the Corporate Authorities at which annexation of the 

Subject Property to the Village is approved, the Owner shall have submitted all required 

applications and documentation so that the Corporate Authorities can adopt all necessary 

Approval Ordinance

be necessary to achieve all of the following:  

 (i) Rezone the Subject Property to the C-3 Commercial Corridor District. 

 (ii) (1) Approval of all conditions affecting the Subject Property relating to 

access, floor area ratio, building height and setbacks, parking, and all other bulk 

requirements; and  

  (2) Approval of all current uses and business operations currently conducted 

on the Subject Property; and  

(3) Approval of a gas station and 

related uses as a permitted use. 

(4) Approval of any required major variations including drive through 

pavement material, impervious surface, parking spaces, driveway width, and 

bicycle storage. 

  (5) Notwithstanding anything to the contrary in this Agreement, Owner 

shall be subject to all the requirements of current and updated model codes as 

adopted by the Village from time to time, including Village amendments to the 
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model codes, so long as such model code and amendments are of general 

applicability in the Village and should ensure that all requirements for the approval 

These requirements shall include but not be limited 

to the following:  

(a) the Village International Fire Code and all other fire protection 

requirements including access requirements;  

(b) the Village stormwater management plan, Storm Water Drainage 

Plan, and Park Forest Stormwater Management Ordinance;  

(c) landscaping and snow storage requirements; and  

(d) Village sign ordinance requirements. 

  (6) Owner shall be subject to all requirements of the current and updated 

model codes related to infrastructure equipment and connection requirements and 

will comply with all Village infrastructure requirements noted for the approval of 

 

(7) In the event Owner proposes a new land use for all or part of the Subject 

Property, such proposal will be reviewed by the Village in accordance with then-

applicable Village ordinances. 

4. Police Protection Service. The Parties agree after the Subject Property is annexed 

into the Village, the Village will provide police protection services to the Property. The Village 

hereby represents and warrants to the Owner that the Owner will not be responsible for paying any 

impact fees or any other annexation-related fees arising out of the Village providing police 

protection to the Subject Property. 
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5. Fire Protection Service. The Parties agree after the Subject Property is annexed 

into the Village; the Village will provide fire protection services to the Property. The Village 

hereby represents and warrants to the Owner that the Owner will not be responsible for paying any 

impact fees or any other annexation-related fees arising out of the Village providing fire protection 

to the Subject Property. 

6. Special Service Areas. The Village shall ensure the Subject Property is not located 

within a special service area or other special taxing authorities, such as a special service area 

created pursuant to the Special Service Area Tax Law, 35 ILCS 200/27 et seq., as amended, unless 

the Village first obtains the prior written consent of the Owner. 

7. Building Permits. When the Owner applies to the Village for building permits, 

Village shall issue the building permits within fifteen (15) business days of receipt of application 

therefor or within fifteen (15) business days of the Village's receipt of the last of the documents 

reasonably required by Village ordinance to support such application. If the application is denied 

-party plan review consultant), 

the Village shall provide the Owner with a written statement within said fifteen (15) business day 

period specifying the reasons for denial or for the delay of the application, including (i) a time 

frame in which the Village will complete its review of the application (which shall not exceed 

twenty-one (21) business days from receipt of the application), as the case may be; and (ii) 

specifications of the requirements of ordinance or law which the application or supporting 

documents fail to meet, and the Village shall issue such building permits promptly upon the 

Owner  The Owner may apply for and the Village shall 

issue footing and foundation permits for any building upon filing of the necessary plans with the 

Village and the Village shall issue the balance of a building permit for such building or buildings 



 

7 
DRAFT_AnnexationAgreement_11.14.25 

once water for fire protection is available within five-hundred (500) feet of the Subject Property 

(which fire protection water supply may be achieved through the use of temporary facilities 

reasonably approved by the Village) and, subject to the foregoing, such footing, foundation and 

building permits shall be issued prior to the availability of storm sewer, sanitary sewer, other 

potable water and roadway access service to such portion of the Subject Property; provided, 

however, that, notwithstanding the foregoing, no certificates of occupancy shall be issued for such 

portions of the Subject Property until the availability of such utilities and roadway access is 

demonstrated. 

8. Certificates of Occupancy.  

a. The Village shall issue certificates of occupancy to the Owner within ten (10) 

business working days of application therefor or issue a letter of denial within said period 

informing the Owner specifically as to what corrections are necessary as a condition to the issuance 

of a certificate and quoting the section of any applicable code, ordinance or regulation relied upon 

by the Village in its request for correction. Notwithstanding the foregoing, if the Village is unable 

to respond to an application for a certificate of occupancy within such ten-business day period as 

-party plan review consultant, then the Village 

shall provide notice to the Owner of the same within such ten-business day period and the Village 

shall respond to the Owner

application for a certificate of occupancy. The Owner

conditions, to install service walks, sidewalks, landscaping, and final grading, shall not delay the 

issuance of a temporary certificate of occupancy. Temporary certificates of occupancy shall also 

not be delayed in the event adverse weather conditions prevent construction of final surface courses 

on private drives. 
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b. At the Owner's request, the Village shall issue certificates of occupancy or 

temporary certificates of occupancy for portions of non-residential buildings under construction 

provided that the portion of the building proposed to be occupied is substantially completed and 

that the construction of the entire structure has progressed to the point that the Village has 

determined, using reasonable judgment, that the persons using the portions of such buildings for 

which the certificate is to be issued will not be endangered by construction in progress in other 

areas of the building and that the building is safe for such limited occupancy. Further, the Village 

shall grant, at the Owner's request, temporary certificates of occupancy to permit the Owner to 

install equipment and to stock inventory and otherwise prepare the applicable building for the 

operation of business. 

#. Transfer of Village lot 21-14-01-201-006-0000

development, the Village has agreed to transfer title to parcel 21-14-01-201-006-

 in substantially the same form attached as Exhibit B.  

The Village will execute the quit claim deed following the last of the following actions: 1) Village 

approval and adoption of the annexation ordinance for the Subject Property; 2) the execution and 

recoding of the plat of annexation for the Subject Property; and 3) the execution and recording of 

this Agreement.  Owner agrees that the conveyance is conditioned on the completion of the subject 

development and issuance of a final certificate of occupancy.  If a final certificate of occupancy is 

not issued by ________________, ownership of the Village Parcel shall revert to the Village and 

Owner agrees that the quit claim deed will include restrictions outlining this automatic reversion 

and will execute all necessary documents to effectuate this provision.  

 9. Disconnection From Steger Estate Fire Protection District. 
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 10. Mutual Assistance. The Parties shall do all things reasonably necessary or 

appropriate to carry out the terms and provisions of this Agreement and to aid and assist each other 

in carrying out the terms and objectives of this Agreement and the intentions of the Parties as 

reflected by said terms, including, without limitation, the giving of such notices, the holding of 

such public hearings, the enactment by the Village of such resolutions and ordinances and the 

taking of such other actions as may be necessary to enable the Parties' compliance with the terms 

and provisions of this Agreement and as may be necessary to give effect to the terms and objectives 

of this Agreement and the intentions of the Parties as reflected by said terms. No Party shall 

challenge the validity of this Agreement, or the ordinances adopted pursuant hereto. 

 11. Remedies. 

 a. Upon a breach of this Agreement, any of the Parties, in any court of competent 

jurisdiction in Cook County, Illinois, by an action or proceeding at law or in equity, may secure a 
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writ of mandamus, declaratory judgement or the specific performance of the covenants and 

agreements herein contained, may be awarded damages for failure of performance, or both. No 

action taken by any Party pursuant to the provisions of this Article 11 or pursuant to the provisions 

of any other Article of this Agreement shall be deemed to constitute an election of remedies and 

all remedies set forth in this Agreement shall be cumulative and non-exclusive of any other remedy 

either set forth herein or available to any Party at law or in equity. 

 b. In the event of a breach of this Agreement, the Party alleged to be in breach shall 

have thirty (30) days after written notice of said breach to correct the same prior to the 

non-breaching Party's seeking of any remedy provided for herein (provided, however, that said 

thirty (30) day period shall be reasonably extended if the defaulting party has initiated the cure of 

said default and is diligently proceeding to cure the same). Notwithstanding the foregoing, the 

Village shall strictly comply with the time limitations for building permits set forth in Article 7 

and certificates of occupancy set forth in Article 8, and in the event the Village is in default of its 

obligations under said Articles, the Owner may immediately seek available remedies in connection 

with the issuance of building permits and certificates of occupancy. 

 c. If any of the Parties shall fail to perform any of its obligations hereunder, and the 

Party affected by such default shall have given written notice of such default to the defaulting 

Party, and, such defaulting Party shall have failed to cure such default within thirty (30) days of 

such default notice (provided, however, that said thirty (30)-day period shall be reasonably 

extended if the defaulting Party has initiated the cure of said default and is diligently proceeding 

to cure the same and which period shall not apply to the time frames set forth in Articles 7 and 8 

as set forth above), then, in addition to any and all other remedies that may be available, either at 

law or in equity, the Party affected by such default shall have the right (but not the obligation) to 



 

11 
DRAFT_AnnexationAgreement_11.14.25 

take such action as in its reasonable discretion and judgment shall be necessary to cure such 

default. In such event, the defaulting Party hereby agrees to pay and reimburse the Party affected 

by such default for all reasonable costs and expenses (including attorneys' fees and litigation 

expenses) incurred by it in connection with any action taken to cure such default. 

 d. The failure of the Parties to insist upon the strict and prompt performance of the 

terms, covenants, agreements and conditions herein contained, or any of them, upon any other 

party imposed, shall not constitute or be construed as a waiver or relinquishment of any party's 

right thereafter to enforce any such term, covenant, agreement or condition, but the same shall 

continue in full force and effect. 

 e. If the performance of any covenant to be performed hereunder by any Party is 

delayed as a result of circumstances which are beyond the reasonable control of such Party (which 

circumstances may include acts of God, war, acts of civil disobedience, strikes or similar acts) the 

time for such performance shall be extended by the amount of time of such delay. The Party 

claiming delay of performance as a result of any of the foregoing "force majeure" events shall 

deliver written notice of the commencement of any such delay resulting from such force majeure 

along with an estimate of the duration of such delay event not later than seven (7) days after the 

claiming Party becomes aware of the same. 

 f. In the event legal action or other proceeding is brought for enforcement of this 

Agreement or with respect to an alleged breach, default or misrepresentation, the successful or 

prevailing Party shall be entitled to recover from the non-prevailing Party its reasonable attorneys' 

fees and related costs (including any fees and costs incident to appeals) in addition to any other 

relief hereunder to which such Party may be entitled. 
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 12. Term. This Agreement shall be binding upon the Parties and their respective 

successors and assigns for twenty (20) years, commencing as of the Effective Date, and for such 

further term as hereafter may be authorized by state statute. If any of the terms of this Agreement 

or the annexation or zoning of the Subject Property is challenged in any court proceeding, then, to 

the extent permitted by law, the period of time during which such litigation is pending shall not be 

included in calculating said twenty (20) year period. The expiration of the Term of this Agreement 

shall not affect the continuing validity of the zoning of the Subject Property, any ordinance enacted 

by the Village pursuant to this Agreement or any agreement separately entered into by the Parties 

pursuant to this Agreement. 

 13. Miscellaneous. 

 a. Amendments. This Agreement may be amended only by the mutual consent of the 

Parties through the execution of an amendment to this Agreement by the Parties or their successors 

in interest. Notwithstanding the foregoing, where the subject matter of an amendment to this 

Agreement relates to a portion of the Subject Property only, such amendment need be executed 

only by the Village and by the then-owner(s) of such portion of the Subject Property and need not 

be executed by the owners of the unrelated portions of the Subject Property; provided, however, 

that any amendment to this Agreement shall require the written consent and joinder of the Owner, 

whether or not the Owner is then the owner of the affected portion of the Subject Property, for so 

long as the Owner has or retains an interest in any portion of the Subject Property. Further, the 

Approvals Ordinance and the documents referenced therein shall not be revoked, amended, or 

modified during the Term hereof without the written consent of both the Village and the Owner. 

Where the subject of a proposed amendment or change to the Approvals Ordinance, the 

preliminary development plan(s) or any final development plan(s) relates to a portion of the 
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Subject Property only, the petition or application for such amendment need be executed only by 

the then-owner(s) of the applicable portion of the Subject Property and need not be executed by 

the owners of the unrelated portions of the Subject Property; provided, however, that any petition 

or application for an amendment or change to the Approvals Ordinance, the preliminary planned 

unit development plan(s) or any final preliminary planned unit development plan(s) shall in all 

cases require the written consent and joinder of the Owner, whether or not the Owner are then the 

owner of the affected portion of the Subject Property, for so long as the Owner has or retains an 

interest in any portion of the Subject Property. Amendments to the Approvals Ordinance affecting 

the Subject Property (or any designated portion thereof) and any modifications or changes to the 

information contained in Exhibits B and C sought by the Owner may be considered and acted on 

by the Corporate Authorities without the requirement of an amendment to this Agreement provided 

that applicable requirements of this Paragraph 13a and of the Zoning Ordinance, including the 

Appendix A Unified Development Ordinance, are satisfied and that the Corporate 

Authorities vote to grant the requested amendment in the lawful exercise of their legislative 

discretion. 

 b. Severability. If any provision, covenant, agreement or portion of this Agreement 

or its application to any person, entity or property is held invalid, such invalidity shall not affect 

the application or validity of any other provisions, covenants or portions of this Agreement, and to 

that end, all provisions, covenants, agreements and portions of this Agreement are declared to be 

severable. If for any reason the annexation or zoning of the Property is ruled invalid, in whole or 

in part, the Corporate Authorities, as soon as possible, shall take such actions (including the 

holding of such public hearings and the adoption of such ordinances and resolutions) as may be 



 

14 
DRAFT_AnnexationAgreement_11.14.25 

necessary to give effect to the spirit and intent of this Agreement and the objectives of the Parties, 

as disclosed by this Agreement. 

 c. Entire Agreement. This Agreement sets forth all agreements, understandings, and 

covenants between and among the Parties relative to the matters herein contained. This Agreement 

supersedes all prior agreements, negotiations, and understandings, written and oral, relative to the 

matters herein contained and shall be deemed a full integration of the entire agreement of the 

Parties. 

 d. Survival. The provisions contained herein shall survive the annexation of the 

Subject Property and shall not be merged or expunged by the annexation of the Subject Property 

to the Village. 

 e. No Obligation to Commence Development. Nothing contained in this Agreement 

shall be deemed or construed as the obligation of the Owner to proceed with the development of 

the Subject Property. Rather, the rights and obligations of the Owner stated herein shall be deemed 

the standards for performance provided the Owner proceeds with the development of the Subject 

Property (or applicable phase thereof). 

 f. Relationship of the Owner; Successors and Assigns. This Agreement shall inure 

to the benefit of and shall be binding upon the Owner and its respective successors, grantees, 

lessees, transferees and assigns, and upon successor corporate authorities of the Village and 

successor municipalities, and shall constitute a covenant running with the land; provided, however, 

that any rights specifically reserved herein to the Owner shall not inure to the benefit of its 

successors and assigns unless specifically assigned in a written instrument or conveyed by 

operation of law. This Agreement may be assigned by the Owner without Village approval and, 

upon said assignment and acceptance by an assignee, the assignor shall have no further obligations 
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hereunder. If all or any portion of the Subject Property is sold, and subject to the Owners' 

reservation of rights above, the seller thereof shall be deemed to have assigned to the purchaser 

thereof, and such purchaser shall be deemed to have assumed, any and all rights and obligations 

such seller may have under this Agreement which affect the portion of the Subject Property sold 

or conveyed, and thereafter such seller shall have no further rights or obligations under this 

Agreement as it relates to the portion of the Subject Property conveyed unless and to the extent 

expressly reserved by such seller.  

 g. Memorandum of Agreement. The parties shall cause a Memorandum of this 

Agreement to be recorded against the Subject Property with the Recorder of Deeds of Will County, 

Illinois. 

 h. Notices.  

 (i) All notices, demands, requests or other communications required or permitted 

hereunder shall be in writing and shall be: 

  (1) Personally delivered to the party to whom it is sent, effective on the date of 

such delivery; or 

  (2) Sent via overnight delivery through a nationally recognized courier service 

to the party to whom it is sent, effective on the date  of the delivery of such notice to said courier 

for such delivery, all as follows: 
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IN WITNESS WHEREOF, the Parties hereto have executed this Agreement as of the 

Effective Date as defined herein and, by so executing, each of the Parties warrants that it possesses 

full right and authority to enter into this Agreement. 

 
OWNER:      VILLAGE: 
 
Lucky Marketplace, Inc.    Village of Park Forest 
 
 
 
By: ________________________________ By: ________________________________ 
        Village President 
Its: ________________________________   

 
      ATTEST: 
       
      By: ________________________________ 
       Village Clerk 
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