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I. CALL TO ORDER 

II. MINUTES APPROVAL 

1. Zoning Board of Appeals - Regular Meeting - Dec 12, 2017 7:00 PM 

III. CASE STAFF STATEMENTS 

1. 217 N. Benton Street 

Variation to permit a canopy to encroach 6 feet into the required front yard  
pursuant to Section 10.01 (d)(1)(a) of the Palatine Zoning Ordinance.  

2. 225 W. Kenilworth Avenue 

Special Use to permit an addition to be setback 5 feet from the side lot lines 
instead of the required 10 feet pursuant to Section 10.06 (c)(13) of the Palatine 
Zoning Ordinance. 

3. 108 N. Forest Avenue 

Special Use to permit an addition to be setback 7 feet from the rear lot line 
instead of the required 40 feet pursuant to Section 10.06 (c)(13) of the Palatine 
Zoning Ordinance. 

4. 231 N. Northwest Highway 

Special Use to permit a Medical Office (Chiropractor) pursuant to Section 11.03 
(d) (43) of the Palatine Zoning Ordinance. 

IV. COMMUNICATIONS 

V. ADJOUNMENT 
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I. CALL TO ORDER 

 
Attendee Name Title Status Arrived 

Brent Larson Commissioner Late 7:15 PM 

Cindy Roth-Wurster Commissioner Present  

Jan Wood Commissioner Present  

Jerry Luszczak Commissioner Absent  

Theodore McGinn Commissioner Present  

Kevin Cavanaugh Commissioner Present  

James Dittrich Commissioner Present  

John Pirog Commissioner Present  

 
Staff present: Ms. Katie Romack 

II. APPROVAL OF MINUTES 

1. Zoning Board of Appeals - Regular Meeting - Nov 28, 2017 7:00 PM - Accepted 

Mr. Dittrich made a motion to accept the minutes from November 28, 2017; 
seconded by Mr. Cavanaugh. 

RESULT: ACCEPTED [UNANIMOUS] 

MOVER: James Dittrich, Commissioner 

SECONDER: Kevin Cavanaugh, Commissioner 

AYES: Larson, Roth-Wurster, Wood, McGinn, Cavanaugh, Dittrich, Pirog 

ABSENT: Luszczak 
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III. PUBLIC HEARING 

1. 755 S. Benton Street - Recommended to Approve 

Notice was published in the Daily Herald on November 27, 2017 and mailed to 
the owners of the surrounding properties. 
 
Petitioner's Exhibits: 

1. Application for Special Use and Variation 
2. Proof of Ownership 
3. Plat of Survey 
4. Plans 
5. Business Plan 
6. Parking Agreement 
7. Ordinance # O-14-13 
8. Public Notice  

 
Ms. Wood mentioned an objector’s exhibit submitted by Ms. Naomi Saladin.   
 
Sworn in staff: Ms. Katie Romack. 
Ms. Romack gave the background of the request. The Subject Property contains 
the existing Immaculate Conception Ukrainian Byzantine Catholic Church. The 
Church (Petitioner) has proposed to construct an addition to the existing building, 
demolition of the accessory structure, and expansion to the existing parking lot. 
Therefore, the Petitioner is requesting:  
 

1. Special Use to permit an addition to be set back 11 feet from the interior 
side lot line instead of the required 15 feet 

2. Special Use to permit an addition to be set back 32 feet from the rear yard 
instead of the required 50 feet 

3. Variation to permit lot coverage to be 74 percent instead of the maximum 
permitted 30 percent 

4. Variation to permit 51 parking spaces instead of the minimum required 178 
parking spaces 

5. Variation to permit an addition to exceed 2 ½ stories in height 
 
SITE ANALYSIS: 

 The Subject Property is zoned R-1 Single Family and has a lot area of 
approximately 42,235 square feet. The existing church is approximately 2,100 
square feet and there is an existing 1,200 square foot accessory building as well 
as associated parking spaces. 

 In 2013, the Church received Variation approval to exceed maximum building 
height, number of parking spaces, and maximum lot coverage. At this time, the 
Church proposed to demolish the existing church building and accessory 
structure and construct a new church building (with a footprint of approximately 
4,000 square feet). The previously proposed church had seating for 202 persons. 
Despite receiving approval from Village Council, the Church never followed 
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through with the demolition and construction of the new church building.  

 The total footprint of the proposed church with the addition is 5,579 square feet.  

 The existing church has 90-seat capacity, but with the new addition the Nave and 
Mezzanine will be able to accommodate 202 seats. 

 The existing footprint of the church is existing non-conforming because it does 
not meet the required rear and corner side yard abutting a street setbacks. The 
existing building is set back 46.79 feet from the rear yard instead of the required 
50 feet and 20.57 feet from the corner side yard abutting a street instead of the 
required 40 feet. 
 

 Existing 

Setbacks 

Proposed 

Setbacks 

Required 

Setbacks 

Front 203.61' >170’  40’ 

Rear 46.79’ 32.55’ 50’ 

Interior Side 60.38' 11.94’ 15’ 

Corner Side 20.57' 20.57’ 40’ 

 

 The midpoint of the roof is approximately 30 feet, which meets Code. The overall 
height of the building is 39’-10”, which meets Code. However, the proposed 
addition will exceed 2 ½ stories, which is the maximum number of stories 
permitted in the R-1 district.  

 While the proposed addition does not exceed the maximum height requirements, 
there are 66 inches of the basement raised above grade, which makes the 
proposed building a three-story structure per the Zoning Ordinance definition. 
The definition of a half-story allow for up to 54 inches above finished grade. 

 The roof design also includes a cupola with a spire. The Zoning Ordinance allows 
for cupolas and spires to be the maximum height allowed in the zoning district 
plus 25% of the maximum height. The overall height with the cupola and spire is 
approximately 56’, which meets Code. 

 The parking lot would be expanded from 34 parking spaces to 53 parking 
spaces. A total of 178 parking spaces are required for the expansion of the 
church.  
The public notice states that 51 parking spaces are proposed instead of 53. 
However, the Petitioner was able to make some changes to the site plan, which 
allowed there to be a total of 53 parking spaces.  

 The parking requirement is based on 30% of the maximum occupancy. The 
proposed maximum occupancy is 592 persons when all rooms are filled to 
capacity. 

 The Church has a parking agreement with the Ukrainian Youth Center, directly 
adjacent to the Subject Property at 136 E. Illinois Avenue, to use their 49 parking 
spaces during peak hours. This would provide the church with a total of 102 
parking spaces.  

 In November, the Village’s Traffic Committee reviewed the proposed plans to 
determine if additional signage or parking restrictions were necessary. It was 
determined that “NO PARKING HERE TO CORNER” signs would be installed 
near the northeast intersections of Illinois Avenue and Benton Street to prevent 
vehicles from parking too close to the intersections and blocking views of those 
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trying exit from Benton Street onto Illinois Avenue.  

 The proposed improvements would cover 74% of the lot with impervious surface. 
The maximum lot coverage in the R-1 district (for uses other than residential) is 
30%. The lot coverage variation is largely caused by the parking lot expansion, 
which is a reflection of the minimum parking requirements for assembly uses.  
The Village Engineer has reviewed the plans and did not have any specific 
concerns about the increased lot coverage. 

 Additional parkway trees are required along Benton Street. 
 
BUSINESS OPERATIONS: 

 There are 3 church services on Sunday - 8:30 AM (80-120 people), 10:00 AM 
(40-60 people), and 11:15 AM (60 people).  

 Approximately 6 times a year, there are two Sunday services (8:30 AM and 10:00 
AM) where there are up to 100 people in attendance.  

 Services and meetings during the week can have up to 15 people in attendance.  
 
DEPARTMENTAL REVIEWS: 

Community 

Services 

No issues identified. 

Engineering No issues identified. 

Environmental 

Health 

N/A 

Fire Prevention No issues identified.  

Public Works N/A 

Police N/A 

 

STANDARDS FOR SPECIAL USE: Since this Petition is not for a use publicly 
operated or traditionally affected with the public interest, those standards under 
Section 14.05 D (2) and (3) are applicable. Specifically, the Petitioners must 
show that the Special Use, if granted, will be operated in a manner consistent 
with the public health, safety, and welfare, and that the Special Use will not have 
a negative impact on the value of surrounding properties. The Petition for a 
Special Use is attached, and the Petitioners have attempted to address the 
required standards. 
 
STANDARDS FOR A VARIATION: Standards for a Variation are found in 
Section 14.03 D (1) and (2) of the Zoning Code. Specifically, the Petitioners must 
show that the property in question cannot yield a reasonable return if permitted to 
be used only under the conditions allowed by the regulations governing the 
district in which it is located; that the plight of the owner is due to unique 
circumstances; and that the variation, if granted, will not alter the essential 
character of the locality. The Petition for Variation is attached, and the Petitioners 
have attempted to address the required standards. 
 
Ms. Wood asked if there are any questions on Staff's presentation. 
 
Mr. Cavanaugh asked if there is any on-street parking on Illinois west of Benton. 
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Ms. Romack stated she is not certain. 
 
Mr. Pirog asked if a lot of the grass area will become parking lot. 
Ms. Romack stated most will become parking. She referred to the site plan on 
page 39 of the packet and explained the parking expansion. She also pointed out 
they are keeping the 3 existing parkway trees along Illinois and adding additional 
parkway trees along Benton. 
 
Mr. Dittrich clarified the new height variation request is needed because it 
exceeds the previously approved height variation. 
Ms. Romack explained though the requests for relief are similar with parking lot 
coverage and height being almost the same, the previous request proposal was 
to demolish the existing church and build new, but now they are requesting a 
building addition. 
 
Mr. Dittrich asked if other churches in Palatine have exceeded the height limit. 
Ms. Romack stated she is not sure. 
 
Mr. Cavanaugh clarified the lot coverage is a standard request for churches. 
Ms. Romack stated yes and explained the required parking takes up a lot of their 
lot coverage.   
 
Mr. Pirog clarified the pervious approval was for 4,000 square feet and the 
current request if for 5,579 square feet.  
Ms. Romack answered that is correct. 
 
Sworn in petitioner Mr. Joseph Mycyk, 1000 S. Western Park Ridge, IL, 
Architect 
Mr. Mycyk explained the reasons for expansion: 

 increase of parishioners  

 the current church is tight on space 

 not oriented according to the Ukrainian style - not being in a crucifix form 
 

He explained the request will allow them to increase capacity, orientate the alter 
to the east side, and to come in with the crucifix form. Mr. Mycyk explained the 
difference between the current project and past approval. He pointed out these 
changes will allow them to keep more of the history from the existing church. He 
spoke to the style being Ukrainian style and materials being used to match this 
style. Mr. Mycyk stated they tried various designs and layouts and this one 
allowed the maximum amount of parking and worked well to not go beyond the 
west setback. He explained the church as it sits now is not compliant. He spoke 
to the standards stating it won’t impact negatively any adjacent properties, as to 
natural light or ground water runoff, and will be better for the Youth Center 
because the engineering of the parking lot will allow proper run off to the 2 catch 
basins and the underground water retention. 
 
Mr. McGinn asked how the catch basin and the water runoff will be handled. 
Mr. Mycyk explained the high part of the parking lot is around the perimeter and it 
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pitches downward into 2 catch basins. He spoke to the preliminary engineering 
drawings they submitted done by Bono Consulting and the underground retention 
area using a product called Cultec. 

 

Mr. Pirog asked if there is an official relationship with the Ukrainian Youth Center. 
Mr. Mycyk explained they are two separate entities but members of each are 
members of the other. He stated there is a good working relationship between 
the two and pointed out the Youth Center is allowing the Church to do Sunday 
service in the gymnasium. 
 
Mr. Pirog asked if the Youth Center has activities at the same time as the church 
services. 
Mr. Mycyk explained the Youth Center is a youth scouting organization and have 
activities for their membership. 
 
Ms. Wood asked if on Sunday’s primarily are there activities at the Youth Center. 
 
Sworn in Father Michael Kuzma - 745 S. Benton Street, Palatine 
Father Kuzma stated he has been there for 20 years. He stated until recently 
they had 2 services on Sunday, which they changed to 3 because of the increase 
of Ukrainian immigrants coming from Ukraine. He explained the Youth Center 
has most of their activities on Saturdays and throughout the week so they agreed 
to let the church use their lot on Sundays. He stated the head of the Youth 
Center is also a member of the parish. 

 

Mr. McGinn asked how many parishioners attend the service. 
Father Kuzma stated there are approximately 100 at the first service, 35 at the 
second service which is in English, and around 80 at the third service. He pointed 
out the parish has been growing so the future attendance is unknown.  
 
Mr. McGinn asked how long the services are. 
Father Kuzma explained they are on average 1 hour and 15 minutes. 
 
Mr. Pirog asked if they have looked at other locations since they are more than 
doubling their capacity. 
Father Kuzma stated they have not due to not having the money for it. He 
explained that even though they are growing, not a lot of their parishioners are 
well-off to contribute financially. 
 
Ms. Wood asked if they are currently using the Youth Center for overflow parking. 

Father Kuzma answered yes. He pointed out most people park as close to the 
Church as possible but agrees the no parking signs should be put to restrict 
parking to the corner to help with traffic issues. 
Ms. Wood asked how soon attendance would double and where would those 
parishioners park.   
Father Kuzma stated that is unknown. 
 
Ms. Wood asked if they will add services. 
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Father Kuzma explained they are there to serve the people so if it is necessary 
they will add additional services.   
 
Ms. Wood asked if those services would be on Sunday only. 

Father spoke to their service schedule and attendance on weekdays and Holy 
days. 
 
Ms. Wood asked if they would add Saturday evening services. 
Father Kuzma stated it is a possibility.  
 
Mr. Dittrich asked if they see a big increase during Holy week. 

Father Kuzma answered yes. 
 
Mr. Dittrich asked if this addition would accommodate their current increase of 
parishioners.  
Father Kuzma answered yes it will be more than what they need now. 
 
Ms. Roth-Wurster asked about height current and what kind of impact the new 
height will make.  
Mr. Mycyk explained the ridge height difference and explained the new height is 
below the height from the previous approval. 
 
Ms. Roth-Wurster how does that fit in the Ukrainian style of architecture. 
Mr. Mycyk explained this proposal follows the typical Ukrainian church style with 
an odd number of domes, and cupolas. 
 
Father Kuzma added presently they have a few parishioners that are unable to 
attend church due to the church not having a lift but with the new renovations it 
will be accessible to everyone.  
 
Ms. Wood asked what is the average number of parking spaces used during the 
8:30 am Sunday mass. 
Father Kuzma stated he has no idea since he is usually celebrating the services 
or taking confessions but has seen cars parked on the street. He further 
explained the sidewalk will make it easier for people to park at the youth center 
and walk over and plans on announcing this to his parishioners. 
 
Ms. Wood asked if the Youth Center gets plowed on Sundays. 

Father Kuzma stated the Youth Center as well as the Church has someone who 
plows it regularly.   
 
 
Sworn in Ms. Naomi Saladin, 758 S. Benton Street, Palatine, Resident 
Ms. Saladin stated she has lived there for 15 years and thinks the Church and 
Father Mike are great neighbors. She explained her concerns are for safety due 
to the narrow streets and the lack of sidewalks. She stated she would like to see 
the sidewalks extended all the way down Michigan Avenue because people walk 
in the street. 
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Ms. Saladin also spoke of the corner of Benton and Illinois. She proposed adding 
signage on all three sides of that intersection because people park on that corner 
and it blocks visibility. She spoke to overflow parking moving towards Benton 
Street instead of to the Youth Center due to the lack of walkway but pointed out 
the proposal is adding this. Ms. Saladin restated the Church is a good neighbor 
and all concerns are about safety due to the narrowness of the street. 
 
Mr. Pirog asked if she has seen any accidents in the 15 years she has lived 
there.  
Ms. Saladin stated no but has seen and been part of many near misses. 

 

Mr. Cavanaugh asked if there have been times when they park on Michigan 
Avenue.  
Ms. Saladin stated they have during large festivals. 

 

Mr. Cavanaugh asked if they have parked south of Illinois Avenue. 
Ms. Saladin stated no because crossing Illinois Avenue can be dangerous. 
 
Ms. Wood asked if there are any flooding issues. 
Ms. Saladin stated yes the neighbors to the south and behind have had flooding 
issues.  She stated hopefully that won’t create more issues. 
 
Sworn in Father Yaroslav Mandyuk, Associate Pastor of the Church & 
Financial and Legal Affairs 
Father Mandyuk commented on Ms. Saladin’s concerns. He explained the 
addition is a necessity because the building is old. He explained the new building 
will have ramp for disabled. He spoke to the street parking pointing out there is 
no parking on the west part of Benton and how traffic control can be improved 
when they add the no parking signs.  Father Mandyuk stated they had several 
meetings with the Village, Police, and Fire that provided necessary information 
and guidance. He stated during their picnics there is no parking on Benton 
Street, and they have guards and police cooperation to help regulate traffic. He 
stated practically all members of the Ukrainian Youth Association are members 
of the parish. He stated there are no activities at the Youth Center when Sunday 
services so they are able to use their parking lot and will encourage their 
parishioners to do so. Father Mandyuk explained the reason for the new project 
is to be able to keep the existing church which has been a sacred place for many 
people for over 50 years. He stated the design is beautiful and it will bring a 
better look for the area as well as provide extra safety because it will be built 
according to codes. 
 
Sworn in Mr. Norris Harstad, 735 S. Oak Street (cul-de-sac north of the 
church), Palatine, Resident   
Mr. Harstad stated a sidewalk would be beneficial because on Sundays Benton 
Street becomes narrow. He explained the area is an older section of Palatine that 
doesn’t have sidewalks which is a problem in the whole area. He spoke to the 
water issues and stated the property at 734 S. Oak Street has had issues with 
water but that may be related to the original way the back yard was done. He 
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also spoke to the water flow that comes from the Ukrainian Center but the 
architect says their plans are correcting all issues. Mr. Harstad stated he has no 
objections and restating the church has been great neighbors and adding 
sidewalks will benefit Palatine. 
 
Sworn in Kaunish Patel 748 S. Benton Street, Palatine, Resident 
Mr. Patel agreed on the need for sidewalks and suggested connecting the two 
parking lots. 
 
Mr. Harstad stated he can see the Youth Center parking lot from his house and it 
is not used that often. 
 
Mr. Mycyk stated they looked at connecting the two lots but would lose 2-4 
parking spaces. 
Ms. Wood stated she thinks losing the 2-4 spots is worth it. 
 
Mr. Mycyk spoke to the circulation of the existing lot and the new proposed lot. 
He stated they will educate the parishioners. He pointed out they will learn and 
get into a routine, depending on the direction they are coming from they can 
scope out available parking accordingly. 
 
Mr. Larson can you have signs indicating where additional parking is located. 
Mr. Mycyk answered yes. 
 
Mr. Pirog clarified the plans do not include a sidewalk connecting them. 
Mr. Mycyk explained there is an existing sidewalk that goes along the property 
and butts up to the proposed parking lot.  
 
Ms. Wood asked how the work may help with flooding in neighborhood. 
Mr. Mycyk explained the current run off goes from Benton Street east toward the 
church property into the Youth Center which is one of the reasons the youth 
center has water issues on its northwest corner. He further explained the new 
plans and how a lot of the water will run to the center of the new lot and to the 
two catch basins. He stated they are not changing the grading between the 
Church and the rectory since they are not doing any construction there.  
 
Mr. Cavanaugh clarified the grading drains to middle of the parking and asked if 
they ever considered grading toward Illinois Avenue. 

Mr. Mycyk explained the catch basins that the engineer has located are on the 
right hand side of the lot which is the low point. He further explained then it goes 
southbound to the storm sewer toward Illinois Avenue. 

 

Ms. Wood asked if any other questions for Petitioner. There were no further 
questions for the Petitioner. 
STAFF RECOMMENDATION: 
The Church would like to upgrade their facilities by constructing a building 
addition, demolishing the existing accessory structure and expanding the existing 
parking lot. In 2013, the Church received approval to demolish and construct a 
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new Church building with an expansion to their parking lot but never followed 
through with the project. Currently, the Church is existing non-conforming as the 
principal structure does not meet the required rear yard and side yard abutting a 
street setbacks. The Church is not changing the side yard abutting a street 
setback; however, it is decreasing the rear yard setback and encroaching in the 
required interior side yard setback with the proposed addition. Staff does not feel 
it will have a negative impact on the neighborhood or surrounding properties 
since the property directly north at 745 S. Benton Street and the Youth Center at 
136 E. Illinois Avenue are affiliated with the Church.  
 
While, the proposed addition requires a Variation for number of stories, it is 
below the overall maximum building height. Since a portion of the basement is 
more than 54 inches above the finished grade, it becomes a story instead of a 
half-story. Furthermore, the Church is constrained by the size of its existing site, 
which makes it impossible to provide the minimum required number of parking 
spaces on the Subject Property. The parking requirement is based on 30% of the 
maximum occupancy (all rooms filled to capacity). The maximum occupancy is 
592 persons; however, the Church has identified in their application that it is 
unlikely all rooms would be filled to capacity concurrently, based on the 
operations and schedule of the Church. With that being said, Staff recommends 
approval of the Special Uses and Variations, subject to the following conditions:  
 

1. The Special Uses and Variations shall substantially conform to the site plan, floor 
plan, and elevation plan prepared by Joseph Mycyk Architects dated 09/13/2017 
and the business plan prepared by Fr. Mykhailo Kuzma, pastor for Immaculate 
Conception Ukrainian Byzantine Catholic Church, except as such plans may be 
changed to conform to Village Codes and Ordinances. 

2. The parking agreement between the Church and the Youth Center shall be 
maintained, in order to allow the shared parking agreement between the two 
adjoining properties. 

3. The temporary layout for church services at the Youth Center must be approved 
and inspected by the Fire Prevention Department prior to utilizing.  

4. A sidewalk shall be installed across 745 and 755 S. Benton Street. (745 N. 
Benton Street is owned by the church and considered part of the site.) 

5. Parking lot lighting shall be installed in a manner acceptable to the Village of 
Palatine and in compliance with Code. 

6. Two (2) additional parkway trees shall be planted in the parkway along Benton 
Street. These parkway trees cannot be any of the five (5) required overstory 
trees in the parking lot area. 

7. A landscaping plan shall be submitted in a manner acceptable to the Planning 
and Zoning Director.  

8. Staff will conduct a 6-month parking review and analysis of the proposed 
improvements.  

9. In addition to the spaces available through the parking agreement, any overflow 
parking from the Church shall utilize the public parking spaces along Illinois 
Avenue. 

10. The Traffic Committee shall review the on-street parking available along Illinois 
Avenue and Benton Street to determine if any additional signage or parking 
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restrictions are necessary. 
 
Ms. Wood asked if there were any questions on Staff's recommendation.  
Mr. Cavanaugh referred to condition #4 and asked why a sidewalk for Illinois 
Avenue was not included 
Ms. Romack stated the sidewalk was shown across both sides of 755 S. Benton 
Street (both on Benton Street and Illinois Avenue) in the drawings but they did 
not show a sidewalk going across the 745 S. Benton Street property. They will be 
required to install a sidewalk along both Illinois Avenue and Benton Street.  
 
Mr. Cavanaugh asked if there is an easement at 101 E. Michigan Avenue that 
would allow a sidewalk to be added and asked if they can add a condition 
requiring this to satisfy the neighbors’ concerns.  
Ms. Romack explained they cannot require them to install sidewalks there since it 
is not adjacent to their property but if the church chooses to pursue a sidewalk 
across 101 E. Michigan Avenue, Staff can assist them with that. 
 
Discussion on installing sidewalks and 50/50 program. 
Ms. Romack pointed out the condition for the 6-month review and explained at 
that time they can always take it back to the Traffic Committee and Staff to 
determine if further parking restrictions and/or sidewalks are necessary. 

 

Ms. Wood clarified the no parking signs to restrict parking to the corner have not 
been put up yet and asked why it wasn’t in staff’s recommendations. 
Ms. Romack explained the Village will be installing those. 
Ms. Romack referenced slide where they will be installed. 

 

Ms. Roth-Wurster asked if the Traffic Committee in Condition #10 is the Village’s 
Traffic Committee. 
Ms. Romack answered yes and explained it is composed of Engineering, 
Administration, Planning and Zoning, Police, and Public Works, and they meet to 
discuss policy decisions on issues in the right-of-way. 
 
Ms. Roth-Wurster clarified that Condition #10 is knowledge based for this specific 
petition. 

Ms. Romack answered yes but we can always go back to the Traffic Committee 
to discuss any concerns about traffic or the need for additional signage. 
 
Ms. Wood asked if residents can address the Traffic Committee. 
Ms. Romack stated if they have additional concerns they can contact Staff or if 
they notice vehicles parked too close to the corner they can always contact the 
Police. 
 
Mr. Pirog referred to Condition #3 and asked how long they would be holding the 
services at the Youth Center. 
Ms. Romack stated she was not sure.  
 
Ms. Saladin asked for clarification on what the decision on the sidewalk 
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concerns. 
Ms. Romack explained they are not requiring the church to install a sidewalk in 
front of 101 E. Michigan Avenue because they do not own this property. She 
stated if they would like to pursue it, Staff will help with that process. 
Father Kuzma stated they will do their best to teach their parishioners to park in 
the Youth Center parking lot and to park further away from the corners of Benton 
Street and Illinois Avenue. He explained if they had the money they would extend 
the sidewalk to Michigan Avenue but their biggest problem is the financial 
situation. 
 
Ms. Wood clarified the current plan is to follow staff’s recommendations.  
Father Kuzma answered yes and stated they can talk to the neighbors but at this 
moment they are elderly and not sure if they want to spend the money on a new 
sidewalk. 
 
There were no further questions. The public hearing was closed. 
 
Mr. Cavanaugh made a motion to approve subject staff’s conditions; 
seconded by Ms. Roth-Wurster. 

 

DELIBERATIONS:  
Mr. Cavanaugh stated as the architect says the parish has done their due 
diligence and has put together a plan that is safer and more code compliant. He 
stated it doesn’t detract from the neighborhood and will not have a negative 
impact to the surrounding properties. He pointed out the church is adding more 
parking spots and more connectivity with the required sidewalks. He stated he 
thinks it’s a well thought out plan with good conditions in place from staff that will 
address any major issues.  
 
Ms. Roth-Wurster stated the variations have been addressed. She pointed out 
the Church was being a good neighbor by having an open house. She stated the 
improvements will not only be beneficial to the Church and their parishioners, 
and adding a better look and comply with architectural standards for the Church 
the engineer covered a lot to make the lots work together. She stated the 
conditions cover enough to look favorably on the plan.  
 
Mr. Pirog disagreed because they are only adding 19 spots but more than 
doubling the capacity. He stated he thinks they will continue to park on Benton 
Street since its closer and the neighbors’ concerns have not been addressed. He 
stated plan is good and well thought out but is concerned that a bigger church 
will attract more people and can affect safety. 
 
Ms. Roth-Wurster stated this is no different than any other church on a Sunday 
such as St. Thomas of Villanova where people are good about walking where 
they need to. She stated they will educate their parishioners to park by the Youth 
Center. She pointed out no business would be required to add sidewalks to 
property they do not own so this would come down to the taxpayers. 
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Mr. McGinn pointed out in 2013 the Village approved a similar variance. 
 
Ms. Wood stated at first look the request seems like a lot but after reviewing it is 
mostly affected on Sundays. She pointed out all churches in the area have the 
same traffic and lot coverage issues. She stated if it was on a regular basis there 
may be more to think about. She spoke to the unique circumstances with the 
agreement with the Youth Center, trying to conform to architectural style and 
religious cultural belief with the alter location. She spoke to the conditions and 
how the parking restrictions will help protect the residents. 
 
Ms. Roth-Wurster addressed the standards to be able to yield a reasonable 
return with the installation of the ramp will make it more accessible and safer for 
its parishioners, has unique circumstances, and won’t alter the locality.  
 
 
Ms. Wood summarized that this request had met the standards and was 
approved by a vote of 6-1. This item will go to Village Council on January 8, 
2017. 

RESULT: RECOMMENDED TO APPROVE [6 TO 1] 

MOVER: Kevin Cavanaugh, Commissioner 

SECONDER: Cindy Roth-Wurster, Commissioner 

AYES: Larson, Roth-Wurster, Wood, McGinn, Cavanaugh, Dittrich 

NAYS: Pirog 

ABSENT: Luszczak 
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IV. COMMUNICATIONS 

Ms. Romack stated the requests from the November 28th Zoning Board of Appeals 
meeting have all gone to council. 
1340 E. Rosita Drive (Special Use to permit a gazebo addition) was approved 
235 W. Northwest Highway (Special Use and Variation for Pizzatecca restaurant) was 
approved. 
590 W. Colfax (Variation for the fence) was approved. 
853 N. Quentin Road (Special Use to permit a veterinarian office) was denied.  
 
The meeting scheduled for December 26, 2017 has been canceled. The next meeting is 
scheduled for January 9, 2018 and there will be 3-4 items on the agenda. 

V. ADJOURNMENT 

1. Motion to Adjourn - Motion Carried by Voice Vote 

Mr. Cavanaugh made a motion to adjourn; seconded by Mr. Dittrich. 

RESULT: MOTION CARRIED BY VOICE VOTE [UNANIMOUS] 

MOVER: Kevin Cavanaugh, Commissioner 

SECONDER: James Dittrich, Commissioner 

AYES: Larson, Roth-Wurster, Wood, McGinn, Cavanaugh, Dittrich, Pirog 

ABSENT: Luszczak 
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VILLAGE OF PALATINE 
Zoning Board of Appeals 

 

SCHEDULED 01/09/18 07:00 PM 

 

CASE STAFF STATEMENT (ID # 4135) 

 Page 1 

217 N. Benton Street 

TO:  Palatine Zoning Board of Appeals 
 Jan Wood, Chair 
 
FROM: Lyn Bremanis 
 
PETITIONER:  Charles and Jamie Rowley 
 
CASE NUMBER: 17-87 
 
ADDRESS:   217 N. Benton Street 

 
 
PROPOSAL:    
Variation to permit a canopy to encroach 6 feet into the required front yard pursuant to 
Section 10.01 (d)(1)(a) of the Palatine Zoning Ordinance.  
 

LOCATION:               217 N. Benton Street  

District 6 (Helms) 

CURRENT 

ZONING: 

R-2 Single Family 

Residential 

 

SURROUNDING CONDITIONS: 

North: R-2 Single Family Residential 

South R-2 Single Family Residential 

East: R-2 Single Family Residential 

West: R-2 Single Family Residential 

 

BACKGROUND: 
The Petitioner replaced the second story over the existing first floor. The proposed 
design will include a canopy over the entrance including the stoop and stairs. Therefore, 
the Petitioner is requesting approval of the following:  
 

Variation to permit a canopy to encroach 6 feet into the required front yard. 
 
SITE ANALYSIS: 

 The Subject Property is zoned R-2 Single Family. The existing first floor 

residence has a legally non-conforming from the front yard setback at 

approximately 27 feet,  instead of the minimum required 30 feet. 

 The Petitioners replaced the existing second floor with a higher roof line through 

the issuance of a building permit.  The replaced second story includes dormer 
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 Page 2 

windows, which are set back from the legally non-conforming front yard for the 

principal structure and was approved through a building permit. 

 A second component of the planned residential improvements requires relief 

from the Zoning Ordinance.  The Petitioners would also like to install a new 

canopy that will encroach 9 feet into the required front yard.  

 Per code, canopies can encroach 3 feet into the front yard. In this instance, the 

established front yard is approximately 27 feet.  As the proposed canopy 

encroaches 9 feet into that yard, the required relief is 6 feet or a front yard 

setback of 18 feet. 

 Both building and lot coverage meet code. 

DEPARTMENTAL REVIEWS: 

Community Services No Issues Identified 

Engineering No Issues Identified 

Environmental Health N/A 

Fire Prevention N/A 

Public Works N/A 

Police N/A 

 

 

STANDARDS FOR A VARIATION: Standards for a Variation are found in Section 
14.03 D (1) and (2) of the Zoning Code. Specifically, the Petitioners must show that the 
property in question cannot yield a reasonable return if permitted to be used only under 
the conditions allowed by the regulations governing the district in which it is located; that 
the plight of the owner is due to unique circumstances; and that the variation, if granted, 
will not alter the essential character of the locality. The Petition for Variation is attached, 
and the Petitioners have attempted to address the required standards. 
 
STAFF RECOMMENDATION: 

The Petitioners are proposing to install a canopy that will encroach into the front yard 

setback. The first floor principal structure is existing non-conforming and the proposed 

canopy will encroach farther into the required front yard. The addition of the canopy 

should not impact the surrounding property owners or alter the essential character of 

the neighborhood. In advance applying for this relief, the Petitioners submitted sign-off 

approvals from the 5 immediately adjacent surrounding property owners indicating their 

support of the requested relief.  Therefore, Staff recommends approval of the Special 

Use subject to the following condition: 
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1. The Special Use shall substantially conform to the site plan and elevation 
plan prepared by Warren Johnson Architects, Inc dated 11/16/2017 except as 
such plans may be changed to conform to Village Codes and Ordinances. 

 
 
ATTACHMENTS: 

 Aerial 

 Application 

 Plat of Survey 

 Site Plan 

 Elevations 

 Public Notice 
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VILLAGE OF PALATINE 
Zoning Board of Appeals 

 

SCHEDULED 01/09/18 07:00 PM 

 

CASE STAFF STATEMENT (ID # 4137) 

 Page 1 

225 W. Kenilworth Avenue 

TO:  Palatine Zoning Board of Appeals 
 Jan Wood, Chair 
 
FROM: Lyn Bremanis 
 
PETITIONER:  Monique and David Desalvo 
 
CASE NUMBER: 17-93 
 
ADDRESS:   225 W. Kenilworth Ave. 

 
 
PROPOSAL:    
Special Use to permit an addition to be setback 5 feet from the side lot lines instead of 
the required 10 feet pursuant to Section 10.06 (c)(13) of the Palatine Zoning Ordinance.  
 

LOCATION:               225 W. Kenilworth Ave. 

District 2 (Lamerand)  

CURRENT 

ZONING: 

R-2 Single Family 

Residential 

 

SURROUNDING CONDITIONS: 

North: R-2 Single Family Residential 

South R-2 Single Family Residential 

East: R-2 Single Family Residential 

West: R-2 Single Family Residential 

 

BACKGROUND: 
The Petitioners are proposing to construct an addition over an existing structure and 
extend the footprint that currently encroaches into the side yard setbacks. Therefore, 
the Petitioner is requesting approval of the following:  
 

Special Use to permit an addition to be setback 5 feet from the side lot lines 
instead of the required 10 feet. 

 
SITE ANALYSIS: 

 The Subject Property is zoned R-2 Single Family. The existing residence is 

legally non-conforming for both of the interior side yard required setbacks, at 

approximately 5 feet instead of the minimum required 10 feet.   

 The Petitioner is proposing to build an addition that would align with the existing 
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structure and maintain the existing approximately 5 foot side yard from both side 

property lines towards the rear of the property. They are also proposing a portico 

over the entrance that meets the setback requirements.  

 The peak height meets code. 

 Both building and lot coverage meet code. 

 
DEPARTMENTAL REVIEWS: 

Community Services No Issues Identified 

Engineering No Issues Identified 

Environmental Health N/A 

Fire Prevention N/A 

Public Works N/A 

Police N/A 

 

STANDARDS FOR SPECIAL USE: Since this Petition is not for a use publicly operated 
or traditionally affected with the public interest, those standards under Section 14.05 D 
(2) and (3) are applicable. Specifically, the Petitioners must show that the Special Use, 
if granted, will be operated in a manner consistent with the public health, safety, and 
welfare, and that the Special Use will not have a negative impact on the value of 
surrounding properties. The Petition for a Special Use is attached, and the Petitioners 
have attempted to address the required standards. 
 
 
STAFF RECOMMENDATION: 

The Petitioners are proposing to build an addition over the existing house and extend 

the footprint to the south, which will encroach into the required side yard setbacks. The 

residence is existing non-conforming and the proposed addition will not change the 

existing setbacks. Furthermore, this addition should not impact the surrounding property 

owners or alter the essential character of the neighborhood. Therefore, Staff 

recommends approval of the Special Use subject to the following condition: 

 
1. The Special Use shall substantially conform to the site plan and elevation 

plan prepared by Thomas Buckley Architect dated 12/4/2017 except as such 
plans may be changed to conform to Village Codes and Ordinances. 

 
 
ATTACHMENTS: 

 Aerial 
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 Application 

 Plan of Survey 

 Site Plan 

 Floor Plan 

 Elevations 

 Public Notice 
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CASE STAFF STATEMENT (ID # 4136) 

 Page 1 

108 N. Forest Avenue 

TO:  Palatine Zoning Board of Appeals 
 Jan Wood, Chair 
 
FROM: Lyn Bremanis 
 
PETITIONER:  Jerry Pysz 
 
CASE NUMBER: 17-91 
 
ADDRESS: 108 N. Forest Avenue 
 
PROPOSAL:    
Special Use to permit an addition to be setback 7 feet from the rear lot line instead of 
the required 40 feet pursuant to Section 10.06 (c)(13) of the Palatine Zoning Ordinance.  
 

LOCATION:               108 N, Forest Avenue 

District 6 (Helms) 

CURRENT ZONING: R-2 Single Family 

Residential 

 

SURROUNDING CONDITIONS: 

North: R-2 Single Family Residential 

South R-2 Single Family Residential 

East: R-2 Single Family Residential 

West: R-2 Single Family Residential 

 

BACKGROUND: 
The Petitioner is proposing to construct a second story addition over an existing 
structure that currently encroaches on the rear yard setback. Therefore, the Petitioner is 
requesting approval of the following:  
 

Special Use to permit an addition to be setback 7 feet from the rear lot line 
instead of the required 40 feet. 

 
SITE ANALYSIS: 

 The Subject Property is zoned R-2 Single Family Residential. The residence has 
an existing legally non-conforming rear yard setback of approximately 7 feet.  
The current minimum required rear yard setback in the R-2 District is 40 feet. 

 The Petitioner is proposing to build a second story addition over the existing first 
story. The footprint will be expanded to include a garage addition; however, the 
garage addition meets the setback requirements. 
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 The peak height of the addition meets code.  Both building and lot coverage meet 
code. 

 The existing 7 foot rear yard setback will be maintained with the second story 
addition and therefore a setback reduction is required. 

 

 
 
 
DEPARTMENTAL REVIEWS: 

Community Services No Issues Identified 

Engineering No Issues Identified 

Environmental Health N/A 

Fire Prevention N/A 

Public Works N/A 

Police N/A 

 

STANDARDS FOR SPECIAL USE: Since this Petition is not for a use publicly operated 
or traditionally affected with the public interest, those standards under Section 14.05 D 
(2) and (3) are applicable. Specifically, the Petitioners must show that the Special Use, 
if granted, will be operated in a manner consistent with the public health, safety, and 
welfare, and that the Special Use will not have a negative impact on the value of 
surrounding properties. The Petition for a Special Use is attached, and the Petitioners 
have attempted to address the required standards. 
 
STAFF RECOMMENDATION: 

The Petitioners are proposing to build a second story addition that encroaches into the 

required rear yard setback. The existing residence is legally non-conforming and the 

proposed addition will not alter the existing setbacks. Furthermore, this addition should 

not impact the surrounding property owners or alter the essential character of the 

neighborhood. Therefore, Staff recommends approval of the Special Use subject to the 

following condition: 

 
1. The Special Use shall substantially conform to the site plan and elevation 

plan prepared by EKI Architects dated 11/20/2017 except as such plans may 
be changed to conform to Village Codes and Ordinances. 

 
 
ATTACHMENTS: 

 Aerial 

 Application 
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 Plat of Survey 

 Site Plan 

 Floor Plans 

 Elevations 

 Public Notice 
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VILLAGE OF PALATINE 
Zoning Board of Appeals 

 

SCHEDULED 01/09/18 07:00 PM 

 

CASE STAFF STATEMENT (ID # 4138) 

 Page 1 

231 N. Northwest Highway 

TO:  Palatine Zoning Board of Appeals 
 Jan Wood, Chair 
 
FROM: Lyn Bremanis 
 
PETITIONER:  Kevin Coyne, Agent for Illinois Spine Care 
 
CASE NUMBER: 17-98 
 
ADDRESS: 231 N. Northwest Highway 
 
PROPOSAL:  
   
Special Use to permit a Medical Office (Chiropractor) pursuant to Section 11.03 (d) (43) 
of the Palatine Zoning Ordinance. 
 

LOCATION:               231 N. Northwest Hwy 

District 6 (Helms) 

CURRENT 

ZONING: 

B-2 General Business 

District 

 

SURROUNDING CONDITIONS: 

North: B-2 General Business District 

South B-2 General Business District 

East: R-2 Single Family Residential 

West: B-2 General Business District 

 

BACKGROUND: 
 
The petitioner is seeking a Special Use to permit a medical office (chiropractor) at 231 
N. Northwest Highway. Therefore, the Petitioner is seeking approval of the following: 
 
 Special Use to permit a Medical Office (Chiropractor) 
 
SITE ANALYSIS: 

 The Subject Property is zoned B-2 General Business.  

 This is currently Bea’s Hair Design and is approximately 1800 ft2.   

 Staff will include 6 employees, 1 full-time doctor, 1 massage therapist and 4 
support staff.   

 Business hours will be 9 AM - 7 PM Monday through Friday. The business plan 
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anticipates approximately 20-30 clients per day, with peak times of 10 AM - 11 
AM and 6 PM - 7 PM. 

 6 parking spaces would be required per the 1 parking space per 300 square feet 
standard. The subject property has 27 spaces. 

 
DEPARTMENTAL REVIEWS: 
 

Community Services Upgrade exterior site to provide proper access through the 

building permit review process. 

Engineering No issues identified 

Environmental Health N/A 

Fire Prevention No issues identified 

Public Works N/A 

Police N/A 

 

STANDARDS FOR SPECIAL USE: Since this Petition is not for a use publicly operated 
or traditionally affected with the public interest, those standards under Section 14.05 D 
(2) and (3) are applicable. Specifically, the Petitioners must show that the Special Use, 
if granted, will be operated in a manner consistent with the public health, safety, and 
welfare, and that the Special Use will not have a negative impact on the value of 
surrounding properties. The Petition for a Special Use is attached, and the Petitioners 
have attempted to address the required standards. 
 
 
STAFF RECOMMENDATION: 
The proposed use should not have any negative impact on the neighboring businesses 

and Northwest Highway commercial corridor.  Also, medical offices are contemplated as 

Special Uses within the business districts. Therefore, Staff recommends approval of the 

Special Use subject to the following conditions: 

 

1. The Special Use shall substantially conform to the business plan submitted by 

the Petitioner, Illinois Spine Care, on 12/08/2017 and floor plan dated 10/30/17, 

except as such plans may be revised to conform to Village Codes and 

Ordinances. 

 
 
ATTACHMENTS: 

 Aerial 

 Application 
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 Plat of Survey 

 Business Plan 

 Floor Plan 

 Public Notice 
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