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PLANNING AND ZONING COMMISSION 
NOVEMBER 11, 2025 AT 7:00 PM 

 
VILLAGE HALL - COUNCIL CHAMBERS 

200 E. WOOD STREET 
PALATINE, IL 60067-5339 

(847) 359-9050   www.palatine.il.us 
 

AGENDA 

 

 
 

REGULAR MEETING 7:00 PM 
 

I. CALL TO ORDER 

II. ROLL CALL 

III. APPROVAL OF MINUTES 

 A. Planning and Zoning Commission — Regular Meeting — October 28, 2025 7 PM 

IV. PUBLIC HEARING 

 A. 524 N. Rohlwing Road 

1. Special use to permit a rear setback of 23 feet, instead of the minimum 
required rear yard setback of 40 feet. 

 

 B. 21 W. Wilson Street  

1. Special Use Amendment to permit the expansion of a Medical Office (Physical 
Therapy). 

 

 C. 519 S. Consumers Avenue 

1. Special Use to permit an indoor sports and recreational facility. 
 

V. PUBLIC COMMENT 

VI. ADJOURNMENT 
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  IV.A  
 

524 N. Rohlwing Road 
 
STAFF REPORT: 
 
TO: Palatine Planning and Zoning Commission 

Jan Wood, Chair 
  
FROM: Ryan Auer 
  
PETITIONER: Donna Durkin, Archadeck of Chicago (Contractor) 
  
PLAN NUMBER: SU-000223-2025 
 
 
 
BACKGROUND: 
  
 The Petitioner is proposing to construct a 182 square-foot addition at the rear of the 
existing residence. The addition will be set back from the rear lot line at a distance of 23 
feet.  Therefore, the Petitioner is requesting: 
 
1.  Special use to permit a rear setback of 23 feet, instead of the minimum 
required rear yard setback of 40 feet. 
 
KEY ISSUES: 
  
•  The subject property is zoned “R-2”, Single-Family District and is approximately 
9,003 square feet in size. The property currently contains a for single-family home and 
 related improvements, including an attached deck in the rear yard. 
 
•  The Petitioner is seeking Special use approval to permit a rear yard setback 
reduction to construct an addition onto the rear of the home. 
 
•  The addition consists of an enclosed porch and a renovated deck. The enclosed 
porch is categorized as part of the principal building and is therefore subject to 
applicable regulations. The proposed addition will be set back approximately 23 feet 
from the rear lot line, encroaching on the required minimum 40-foot rear setback for the 
“R-2” zoning district. The deck renovation will not expand beyond its existing footprint 
and does not conflict with zoning regulations.  
 
•  Presently, the principal structure is located 37 feet from the rear lot line and is legally 
non-conforming and below the minimum R-2 rear yard required setback of 40 feet.  
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•  To evaluate the proposal’s alignment with the surrounding area, Staff analyzed 
nearby properties. During review, staff confirmed multiple properties with rear yard 
setbacks below the minimum required 40 feet. The calculated average rear yard 
setback among these properties was 26.8 feet. Each of the referenced properties are 
zoned “R-2”, Single Family Residential district. 
 
•  The proposed addition does not conflict with any other area and bulk regulations set 
forth by the Zoning Ordinance for residential structures.  
  
  
  
 
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, is so designed, located, and proposed to be operated that the 
public health, safety, and welfare will be protected and will not cause substantial injury 
to the value of other property in the neighborhood in which it is located. The Petitioners 
have attempted to address the required standards. 
 
 
 
STAFF RECOMMENDATION: 
The proposed addition is set back at a distance similar to the rear yard setback of 
nearby residential properties. Staff did not identify any other negative impacts to the 
surrounding neighborhood. Furthermore, the proposal complies with the lot and building 
coverage limitations and does not conflict with the other remaining bulk standards of 
the “R-2” zoning district.  
 
Therefore, Staff recommends approval of the proposed Special use, subject to the 
following conditions: 
 
 
1.    The Special Use shall substantially conform to the plans prepared by the 
Petitioner, dated 10/09/2025, except as such plans may be changed to conform to 
Village Codes and Ordinances. 
 
ATTACHMENTS: 
1. Aerial Map 
2. Application 
3. Site Plan 
4. Plat of Survey 
5. Architectural Plans 
6. Public Notice 
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Disclaimer: The GIS Consortium and MGP Inc. are not liable for any use, misuse, modification or disclosure of any map provided under applicable law.  This map is for general information purposes only. Although the information is believed to be generally accurate, errors may

exist and the user should independently confirm for accuracy. The map does not constitute a regulatory determination and is not a base for engineering design. A Registered Land Surveyor should be consulted to determine precise location boundaries on the ground.
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SPECIAL USE APPLICATION 

Department of Planning & Zoning 
200 E. Wood Street   Palatine, IL    60067-5339 

Telephone: (847) 359-9047   Fax (847) 963-6247 

 
Petitioner Name     Business Name (if applicable) 
 
 
Subject Property Address 
 
 
 
Please provide a description of your proposed request: 

 
 
Petitioner Justification 

Special Uses shall not be granted except on findings based upon the evidence in each specific 
case. Please address the following standards as these will be used in considering the specific 
relief you are seeking.  

That use deemed necessary for the public convenience at that location. Explain: 

 

The use is designed, located, and proposed to be operated that the public health, safety, 
welfare will be protected. Explain: 

 

The use will not cause substantial injury to nearby property values. Explain: 

 

ReDecking existing left-hand side of deck. Construction of new screened porch on right 
hand side of deck. 

This is a residential property and will not negatively impact the public convenience.  

The proposed project will not affect public health, safety, or welfare. Screened porch follows 
a similar footprint to existing deck. 

The proposed project will not negatively affect property values. 

524 N. ROHLWING RD 

Donna Durkin Archadeck of Chicagoland 
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In order to supplement the above standards, the Planning and Zoning Commission may also 
consider the following:  

With respect to front yard fencing and fencing in a rear yard/side yard abutting a street, the 
following additional standards must be met:    

a. Will meet the following aesthetic criteria: 

i. Will not destroy existing vistas in the area;  

ii. Will enhance the appearance of the homes and the streets in the area; and 

iii. Will not detract from the overall appearance of the community; or  

b. The fencing is found to be necessary to protect private property or the safety of the 
inhabitants of the property.  

 
The proposed project does not involve the property fencing. 
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 PUBLIC NOTICE 
 
 
A Public Hearing will be held before the Village of Palatine Planning and Zoning 
Commission on Tuesday, November 11th, 2025 at 7 PM, in the Village Council Chambers in 
Palatine Village Hall, 200 E. Wood Street, relative to a request for the following: 
 

Special use to permit a rear setback of 23 feet, instead of the minimum 
required rear yard setback of 40 feet. 

 

The property is commonly known as 524 N. Rohlwing Road. 

 
The Petitioner is proposing to construct a 182 square-foot “three season” room on the rear 
of the primary structure – constructed on a portion of the existing deck area. This 
construction will include expanding the depth of the existing rear deck by 2 feet into the rear 
yard. 
 
The above petition has been filed by Donna Durkin, Archadeck of Chicago, and is available 
for examination in the office of the Village Clerk, 200 E. Wood Street. 
 
 
FILE #: SU-000223-2025 VILLAGE OF PALATINE 
 
                                           Jan Wood, Chair 
                                           Palatine Planning and Zoning Commission 
 
 
DATED:  This 23rd day of October 2025 
 
RA 
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  IV.B  
 

21 W. Wilson Street  
 
STAFF REPORT: 
 
TO: Palatine Planning and Zoning Commission 

Jan Wood, Chair 
  
FROM: Lyn Bremanis 
  
PETITIONER: Cathy Irwin, Illinois Bone & Joint Institute  
  
PLAN NUMBER: SU-000211-2025 
 
 
 
BACKGROUND: 
The Subject Property is zoned Planned Development and is an existing tenant space, within the 
Providence of Palatine building.  The Planned Development Ordinance follows the B-2 use lists and 
standards. The Petitioner is proposing to expand the Physical Therapy Office (Illinois Bone & Joint 
Institute) into a previously unoccupied tenant space. Therefore, the Petitioner is requesting approval 
of the following: 
 

Special Use Amendment to Ordinance #O-104-18 to permit an expansion of a Medical 
Office (Physical Therapy) 

 
KEY ISSUES: 

• The existing tenant space at 25 W. Wilson Street is approximately 2,965 square feet. The 
Petitioner is requesting to expand into the neighboring tenant space at 21 W. 
Wilson Street, which would add approximately 2,324 square feet, for a total area 
of 5,289 square feet. 

• The proposed floor plan reflects an expansion of the existing services while 
utilizing the current check-in and waiting area. 

• The proposed staffing includes six employees on-site at any given time (three to 
four clinicians and two administrative staff). Business hours are Monday through 
Friday, 6:30 AM to 7:30 PM, closed on Saturday and Sunday. The business plan 
anticipates serving up to 40 clients per day. 
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• Per the Zoning Ordinance, the parking requirement increases from 8 to 18 
spaces based on the busin 

• ess use standard of one space per 300 square feet. However, the Subject 
Property is located within the Central Business District, where the Administrator 
may review the parking requirements. Staff conducted multiple on-street parking 
counts in the immediate and surrounding area and found that adequate parking 
is available. 

• Staff is again recommending a condition that employees utilize the Downtown 
employee parking lot and the municipal parking resources in the Downtown area 
— parking lot E — which is adjacent to the proposed tenant space. 

 
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, is so designed, located, and proposed to be operated that the 
public health, safety, and welfare will be protected and will not cause substantial injury 
to the value of other property in the neighborhood in which it is located. The Petitioners 
have attempted to address the required standards. 
 
STAFF RECOMMENDATION: 
Illinois Bone & Joint Institute, which operates several offices throughout the 
Chicagoland area, is proposing to expand its existing location within the Providence 
Building. The existing medical office use, as well as neighboring uses, have not 
experienced any parking deficiencies. In addition, Staff’s observations of parking 
conditions in the surrounding area indicate that adequate parking is consistently 
available. 
Therefore, Staff recommends approval of the proposed Special Use, subject to the 
following conditions:  

1. The Special Use shall substantially conform to the floor plan and business plan 
submitted by the Petitioner, except, as such plans may be changed to conform 
to Village Codes and Ordinances. 

2. All employees of Illinois Bone & Joint shall enroll in and utilize the designated 
downtown employee parking areas. 
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ATTACHMENTS: 
1. Aerial Map 
2. Special Use Application 
3. Plat of Survey 
4. Floor Plan 
5. Business Plan 
6. O-104-18 
7. Public Notice 
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SPECIAL USE APPLICATION 

Department of Planning & Zoning 
200 E. Wood Street   Palatine, IL    60067-5339 

Telephone: (847) 359-9047   Fax (847) 963-6247 

 
Petitioner Name     Business Name (if applicable) 
 
 
Subject Property Address 
 
 
 
Please provide a description of your proposed request: 

 
 
Petitioner Justification 

Special Uses shall not be granted except on findings based upon the evidence in each specific 
case. Please address the following standards as these will be used in considering the specific 
relief you are seeking.  

That use deemed necessary for the public convenience at that location. Explain: 

 

The use is designed, located, and proposed to be operated that the public health, safety, 
welfare will be protected. Explain: 

 

The use will not cause substantial injury to nearby property values. Explain: 

 

Build out the vacant space into a physical rehabilitation office with exam rooms, reception 
area, and relevant equipment. 

Yes. Providing additional services for ease of mobility in the downtown area. 

Yes. Appropriate medical and local health standards and codes will be upheld. 

No. This is an office and will not cause a decrease in property values. 

21 W Wilson Street 

Cathy Irwin  Illinois Bone & Joint Institute 
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In order to supplement the above standards, the Planning and Zoning Commission may also 
consider the following:  

With respect to front yard fencing and fencing in a rear yard/side yard abutting a street, the 
following additional standards must be met:    

a. Will meet the following aesthetic criteria: 

i. Will not destroy existing vistas in the area;  

ii. Will enhance the appearance of the homes and the streets in the area; and 

iii. Will not detract from the overall appearance of the community; or  

b. The fencing is found to be necessary to protect private property or the safety of the 
inhabitants of the property.  

 
N/A 
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  Illinois Bone and Joint Institute, LLC 
Village of Palatine - Special Use Application 

Business Plan/Project Description 
Expansion into 21 W Wilson, Palatine IL, 60067 

 
 
Illinois Bone and Joint Institute LLC was founded in 1990 and is one of the largest orthopedic 
group practices in the state of Illinois.  IBJI offers specialized musculoskeletal care for pediatric 
and adult patients.  With 35 physician offices and 46 rehabilitation offices spread across the 
greater Chicago region, we are able to provide pain management services, rheumatology and 
care for orthopedic diagnosis. 
 
We opened our location at 25 W Wilson in 2018, offering skilled Physical Therapy services to 
members of the Palatine community.  That facility has outgrown the space and our patient 
community has expanded further west into Palatine and neighboring communities.  That has 
created more demand for our services and the space cannot accommodate adding additional 
patients and or staff.   
 
IBJI is proposing to expand our current location to meet the demands of our patient community 
for their recovery from injury or surgery.  We currently have an active lease agreement to 
consume the suite immediately adjacent, 21 W Wilson, which will provide an extra 2,324 sq feet.  
Thus, our total occupancy will be 5,289 sq feet.  The lease agreement is included as part of our 
application.  Also enclosed with the application you will find our space concept plan of what the 
combined units will look like in the finished product. 
 
This expansion will allow for a larger reception area and double the space to provide patient 
care.  A complete picture of the impact on staffing/square footage is reflected in the table below.  
Our hours of operation will stay the same, 6:30am - 7:30pm. 
 

 
 
In 2024, the current location was able to accommodate 9,327 visits.  This additional space 
should allow for us to double that patient access over the year timeline, providing post injury 
care to those in need of assistance reaching their goals to achieve a more active lifestyle. 
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  IV.C  
 

519 S. Consumers Avenue 
 
STAFF REPORT: 
 
 
TO:                                          Palatine Planning and Zoning Commission 
                                                Jan Wood, Chair 
  
FROM:                                    Lyn Bremanis 
  
PETITIONER:                         James Healy, Agent, Orbit X Ice Arena 
  
PLAN NUMBER:                    SU-000186-2025 
  
  
BACKGROUND: 
 The Subject Property is zoned B-2, General Business District. The other commercial 
properties along S. Consumers Avenue include Soccer City, Orbit Ice Arena (615 S. 
Consumers Avenue), and the Salt Creek Sports Center. In 2023, the property was 
rezoned to B-2 and approved for a Special Use for an indoor sports and recreational 
facility for a second location for Orbit X Ice Arena. The Special Use expired in 
November 2024 and the Petitioner has applied for a new Special Use. 
 
Therefore, the Petitioners are requesting: 
  
            Special Use to permit an indoor sports and recreational facility. 
   
KEY ISSUES: 

• The Subject Property is approximately 3.3 acres in size. The existing building 
has an area of approximately 29,922 square feet. The Petitioners propose to 
construct a 9,775-square-foot addition, resulting in a total building area of 39,697 
square feet, which includes a 6,980-square-foot mezzanine level. 

• When the previous Special Use was approved, it included the vacation of 13,796 
square feet of the South Consumers Avenue right-of-way and cul-de-sac. The 
current proposal modifies both the building addition and the parking layout from 
that approval. 

• The proposed addition is located on the north side of the building and complies 
with all applicable setback requirements and bulk standards. In addition, the new 
plans include locating the chiller unit indoors, in response to noise concerns 
raised by neighboring residents.  This change was made from the previously 
approved special use site plan and prior to the submission of the current plans. 

• The floor plan consists of two levels. The first floor includes locker rooms, a 
lobby, restrooms, offices, a restaurant, with a bar, and the ice rink. The 
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mezzanine level, located on the west side of the building, provides space for the 
TPH Academy, off-ice training, and a viewing area overlooking the rink. 

• The intended hours of operation are 6 AM to 12 AM daily. 
• This facility will be used exclusively by the ATH League (amateur hockey) and 

will not be open to the public. The hockey rink will host tournaments, adult 
leagues, and youth training and development programs. The proposed 
restaurant and bar will provide food and liquor service, accessory to the hockey 
use. 

• The site plan provides a total of 181 parking spaces. Based on the architect’s 
occupancy calculations, which were confirmed by the Village's Life Safety 
Occupancy review, 160 spaces are required. The proposed parking exceeds this 
requirement by 21 spaces. 

 
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, is so designed, located, and proposed to be operated that the 
public health, safety, and welfare will be protected and will not cause substantial injury 
to the value of other property in the neighborhood in which it is located. The Petitioners 
have attempted to address the required standards. 
  
 
STAFF RECOMMENDATION: 
The proposed use is an expansion of the existing Orbit Ice Arena located at 615 S. 
Consumers Avenue and is consistent with the surrounding uses along Consumers 
Avenue. The Petitioners are proposing to expand the existing building footprint and 
reconfigure the parking lot. All proposed improvements comply with applicable zoning 
regulations and exceed the minimum parking requirements. In response to prior noise 
concerns from neighboring properties, the chiller unit has been relocated indoors. Staff 
concludes that the proposed use is compatible with the surrounding area and should 
not negatively impact the value of adjacent properties. 
 
Therefore, Staff recommends approval of the Special Use subject to the following 
conditions: 
 
1.   The Special Uses shall substantially conform to the Business Plan, Floor Plan and 
Site Plan Submitted by the Petitioner except as such plans may be changed to conform 
with Village Codes and Ordinances.  
 
2.  A directional and parking lot signage plan shall be submitted in a manner acceptable 
to the Director of Planning and Zoning and Village Engineer to assist in ensuring 
patrons utilize the private parking lot, associated with the Subject Property.  The would 
include any required necessary revisions to the business plan to monitor the patron use 
of the parking spaces, also to be made in a manner acceptable to the Director of 
Planning and Zoning. 
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ATTACHMENTS: 
1. Aerial Map 
2. Special Use Application 
3. Plat of Survey 
4. Site Plan 
5. Floor Plan 
6. Elevations 
7. Landscape Plan 
8. Business Plan 
9. Letter from Attorney Jerry Pinderski on behalf of Soccer City (545 S. Consumers 

Avenue - directly south of the subject property) 
10. Resident Petition supporting the chiller unit location inside the building  
11. Previously approved Special Use (since expired) - #O-127-23 
12. Public Notice 
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SPECIAL USE APPLICATION 

Department of Planning & Zoning 
200 E. Wood Street   Palatine, IL    60067-5339 

Telephone: (847) 359-9047   Fax (847) 963-6247 

 
Petitioner Name     Business Name (if applicable) 
 
 
Subject Property Address 
 
 
 
Please provide a description of your proposed request: 

 
 
Petitioner Justification 

Special Uses shall not be granted except on findings based upon the evidence in each specific 
case. Please address the following standards as these will be used in considering the specific 
relief you are seeking.  

That use deemed necessary for the public convenience at that location. Explain: 

 

The use is designed, located, and proposed to be operated that the public health, safety, 
welfare will be protected. Explain: 

 

The use will not cause substantial injury to nearby property values. Explain: 

 

Special Use to permit an indoor sports and recreational facility 

The proposed project will convert the existing vacant building into an indoor youth ice 
skating facility for boys and girls with an off-ice training area, youth sports academy (on-line 
school), which is consistent to the adjoining properties on S. Consumers Avenue that offer 
youth sports and programming to the community. 

The proposed use is designed and located on S. Consumers Avenue and would operate in a 
manner that the public safety and welfare will be protected in conjunction with the 
neighboring Soccer City, Orbit Ice Arena, and Salt Creek Sports Center, offering a safe and 
secure environment for youth sports. 

The proposed use will enhance the nearby property values by improving the vacant building, 
the parking lot area, new landscape planting and lighting, and the overall appearance of the 
property. 

519 S. Consumers Avenue 

James Healy, Agent Orbit X Ice Arena 
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In order to supplement the above standards, the Planning and Zoning Commission may also 
consider the following:  

With respect to front yard fencing and fencing in a rear yard/side yard abutting a street, the 
following additional standards must be met:    

a. Will meet the following aesthetic criteria: 

i. Will not destroy existing vistas in the area;  

ii. Will enhance the appearance of the homes and the streets in the area; and 

iii. Will not detract from the overall appearance of the community; or  

b. The fencing is found to be necessary to protect private property or the safety of the 
inhabitants of the property.  

 
The property has existing fencing at the adjoining property lines along the North, East, and 
West. 
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