
MEETING AGENDA 

 

Planning and Zoning Commission 

Village of Homewood 

May 25, 2023 

Meeting Start Time: 7:00 PM 

Village Hall Board Room 

2020 Chestnut Road, Homewood, IL 

Commission Meetings will be held as in-person meetings. In addition to in-person public comment during the meeting, members of the 
public may submit written comments by email to pzc@homewoodil.gov or by placing written comments in the drop box outside Village Hall. 
Comments submitted before 4:00 p.m. on the meeting date will be distributed to all Commission members prior to the meeting. 

Please see end of agenda for virtual meeting information. 

1. Call to Order 

2. Roll Call 

3. Minutes: 

Approve minutes from the May 11, 2023 Planning and Zoning Commission meeting. 

4. Public Comments 

5. Regular Business: 

Public Hearing for Case 23-15 Special Use Permit for Massage Therapy at 920 W 175th Street 

6. Old Business: 

7. New Business: 

8. Adjourn 

 

 

 

 

 

 

 

 

 

 

 

 

___________________________________________________________________________ 

The public is invited to the meeting using the link below to join Webinar: 
https://us06web.zoom.us/j/99184811606?pwd=UkU5TjBQcityOTd0QXkxektpaGRYdz09 

To listen to the Meeting via phone:     Dial:   1-312-626-6799 
Webinar ID: 991 8481 1606                               Passcode: 573812 

___________________________________________________________________________ 
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MEETING MINUTES DATE OF MEETING: May 11, 2023 

PLANNING AND ZONING COMMISSION Village Hall Board Room 

7:00 pm 2020 Chestnut Street 
 Homewood, IL 60430 

CALL TO ORDER: 
Chair Pro Tem Bransky called the meeting to order at 7:02 pm. 

ROLL CALL: 
In attendance were members Alfonso, Cap, Johnson, O’Brien, Castaneda, and Chair Pro Tem Bransky. 
Chair Sierzega was absent. Present from the Village was Director of Economic and Community 
Development Angela Mesaros and Building Division Secretary Darlene Leonard. There were three people 
in the audience. The public was able to watch the meeting via Zoom webinar. 

APPROVAL OF MEETING MINUTES: 

Chair Pro Tem Bransky asked if there were any changes or corrections to the minutes of April 27, 2023. 

Chair Pro Tem Bransky stated on Page 5 in the motion to continue Case 23-09, the date should be May 
11. Member O’Brien stated on Page 6 his vote was No to continuing the case for the Map Amendment.  

A motion was made by Member O’Brien to approve the minutes of April 27, 2023, as corrected; 
seconded by Member Cap. 

AYES: Members Cap, O’Brien, Johnson, Castaneda, Chair Pro Tem Bransky 
NAYS: None 
ABSTENTIONS: Member Alfonso 
ABSENT: Chair Sierzega 

OLD BUSINESS: 

CASE 23-09 – Continued Public Hearing for Special Use Permit for a Spa at 18350 Kedzie, Suite 
200 

Chair Pro Tem Bransky summarized the case, explained the steps, added a summary from Staff, and 
asked Staff Liaison Mesaros if she had any updates. 

Staff Liaison Mesaros stated the State of Illinois had provided information on the license requirements 
and that as long as there was a cosmetology, esthetician, or massage license from the State they can 
operate. Staff Liaison Mesaros added that the Village Attorney confirmed the information from the 
State. 
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Planning & Zoning Commission Village of Homewood 

Chair Pro Tem Bransky recalled the applicant, Sekia Garrett, and asked if she had a license. Ms. Garrett 
stated she had an esthetician license. The information was confirmed through the State of Illinois 
Department of Professional Regulation license verification website.  

Chair Pro Tem Bransky revised the Finding of Fact #5 to be confirmed. Member Johnson moved to 
recommend approval of Case 23-09, to grant a Special Use Permit for a Spa in B-3 General Business 
District for “Glamour 1 Productions” at 18350 Kedzie Avenue, Suite 200 and incorporate the findings of 
fact into the record; seconded by Member O’Brien. 

AYES: Members Alfonso, Cap, O’Brien, Johnson, Castaneda, Chair Pro Tem Bransky. 
NAYS: None 
ABSTENTIONS: Chair Sierzega 
ABSENT: None 

CASE 23-12 – Continued Public Hearing for Map Amendment to Rezone Limited Properties 

from R1 to R2 

Chair Pro Tem Bransky summarized the case and asked Staff for any updates. 

Staff Liaison Mesaros stated she had spoken to the Village Attorney and added that a vote must occur 
using one of the three recommended options. If there is no motion or a motion and no second it is a no 
vote. And added that the applicant for the parking pad is in the audience if there are any questions for 
him. 

Member Johnson asked if there was a question about the notice and the original applicant. Staff Liaison 
Mesaros stated it was not a full applicant. They did not apply or pay the fee, there was no publication. It 
was an email with the form attached and added there was no official application submitted. 

Chair Pro Tem asked Member Cap if he would be participating in the discussion as a Commission 
Member or as a resident as he is the owner of one of the properties included in the proposed zoning 
amendment. Member Cap stated he will be recusing himself from the deliberation and will join in the 
discussion as a resident.  

Chair Pro Tem Bransky swore in the parking pad applicant, Chris Kalvig from 17915 Riedle Court, and 
asked the Commission Members if they had any questions for him.  

Member O’Brien asked where the parking pad would be located and requested a summary of the 
submittal from Mr. Kalvig. 

Mr. Kalvig stated the plan for the pad is for it to be placed in the front yard, summarized the procedure 
of applying for the parking pad permit and his conversation with Village Planner Berstene about the 
parking pad, his submitted draft to rezone, and the potential plan by the Village to rezone multiple 
properties. 

Chair Pro Tem Bransky asked if it was denied as a building permit. Staff Liaison Mesaros stated it was a 
building application and it was denied because of the R-1 zoning maximum lot coverage had been 
reached.  
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Planning & Zoning Commission Village of Homewood 

Mike Cap, a resident of 2147 Ridge Road was sworn in. Mr. Cap read from a written statement and 
submitted a copy that is attached.  

Member Johnson asked several questions of Mr. Cap regarding his concerns of the proposed rezoning. 

Mr. Cap stated that he believes that the proposed change would gut or lead to the elimination of the R-1 
classification and if it is approved that he would expect to hear that the other 300+ nonconforming lots 
would be changed, and added that the zoning requirements have changed over time. 

Chair Pro Tem Bransky stated the exercise was introduced to modify lots to accommodate for new 
construction and that was the intent of the study. It was not a way to clean up nonconformities. 

Staff Liaison Mesaros stated the size was changed in the R-2 District and the nonconformities in it were 
corrected, but it was decided not to make any changes in the R-1 District.  

Member O’Brien stated he reached out to the Public Works Department and summarized his 
conversations with the Public Works Director and the Village Engineer. Member O’Brien provided a 
printout of an email sent to the Staff Liaison Mesaros, which he read from, and it is attached.  

Member Castaneda stated the proposed change could set a precedent that could result in more areas 
being changed, which she is unsure if it would be a bad thing, and this is the first of these and probably 
not the last. Member Castaneda stated they would have spent 10 years updating the code and not 
foreseen all of the changes. 

Chair Pro Tem Bransky summarized his thoughts on the proposal and stated there needs to be a plan in 
place to do all of the changes at once in a formal process, and added that spot rezoning is a bad idea.  

A motion was made by Member O’Brien to deny Case 23-12 for a map amendment to rezone the subject 
properties from R-1 Single Family Residence District to R-2 Single Family Residence District and 
incorporate the findings of fact into the record; seconded by Member Alfonso. 

Staff Liaison Mesaros stated that a vote in the affirmative is a vote to deny it. 

AYES: Member O’Brien, Alfonso, and Chair Pro Tem Bransky 
NAYS: Member Johnson and Castaneda 
ABSTENTIONS: Member Cap 
ABSENT: Chair Sierzega 

Staff Liaison Mesaros stated it is a split vote, and it will be sent to the Village Board for their 
consideration. 

ADJOURN: 

Chair Pro Tem Branksy asked for a motion to adjourn the meeting. Member O’Brien moved to adjourn 
the meeting at 8:09 p.m., seconded by Member Alfonso. 

AYES: Member Alfonso, Cap, Castaneda, Johnson, O’Brien, and Chair Pro Tem Bransky 
NAYS: None 
ABSTENTIONS: None 
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ABSENT: Chair Sierzega 

 

Respectfully submitted, 

 

Angela Mesaros 
Director of Economic and Community Development 
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VILLAGE OF HOMEWOOD 

 

Case 22-35 1 of 3 

 

MEMORANDUM DATE OF MEETING: May 25, 2023 

To:  Planning and Zoning Commission 

From:  Valerie Berstene, Village Planner 

Through: Angela Mesaros, Director of 
Economic and Community Development  

Topic:  Case 23-15, Special Use Permit for 
Massage Therapy  

APPLICATION INFORMATION 

APPLICANT Benita Best 

ACTION 
REQUESTED 

Special Use Permit for 
Massage Therapy 

ADDRESS 920 W 175th Street 

PIN 
29-29-409-023-0000 
29-29-409-029-0000 

ZONING & LAND USE 

SUBJECT PROPERTY ZONING LAND USE 

 CURRENT  B-4 Shopping Center District Former professional office 

 PROPOSED  B-4 Shopping Center District Massage Therapy 

SURROUNDING N: R-4 Multiple Family Residence Dwelling, Townhouse 

  E: B-4 Shopping Center District Restaurants 

  S: B-4 Shopping Center District Professional Offices 

  W: B-4 Shopping Center District Professional Offices 

 

LEGAL NOTICE Legal notice was published in Daily Southtown on April 26, 2023.  
Letters were sent to 74 property owners, residents, and businesses within 250’. 
As of May 15, 2023 two residents of Garden Lane had called to inquire. 

DOCUMENTS FOR REVIEW 

Title Pages Prepared by Date 

Application 2 Benita Best 04/17/2023 

Response to Standards for Special Use 2 Benita Best 04/17/2023 

Business Operations Narrative 2 Benita Best - 

Landlord Authorization Letter 1 John Harrell 04/16/2023 
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Title Pages Prepared by Date 

Plat of Survey 1 Horizon Survey, LLC 02/17/2022 

Floor Plan 1 - - 

Staff Exhibits 4 Valerie Berstene 05/27/2023 

BACKGROUND 
The applicant, Benita Best, requests a Special Use Permit for Massage Therapy, to operate bbHOLISTIC, 
LLC within a 1,900 square feet unit at 920 175th Street in the B-4 Shopping Center District.  

HISTORY 
The subject property is a 9,282 sf building containing several commercial tenant suites on the ground 
floor. A second-story dwelling unit was added to the property in 2014 (Case 13-30). The ground floor 
tenant spaces have been occupied by a variety of different professional offices over the years. Most 
recently, two suites have been occupied by two different insurance brokers, and a law office in a third 
suite. 

On December 8, 2022, the Planning and Zoning Commission considered Case 22-35 for the same 
applicant and business, to be located at 18203 Dixie Highway. The Planning and Zoning Commission 
recommended approval and the Village Board granted a special use permit on January 10, 2023 (Ord M-
2236). After receiving the special use permit, the applicant was unable to agree on terms with the 
landlord and resumed the search for a location, which led to 920 W 175th Street and the current request. 

DISCUSSION 
Business Operations 
The applicant requests a special use for massage therapy. The applicant proposes to operate a holistic 
wellness center. Her services will include a wide range of treatments and services. Some of the services 
offered could also be classified under the Zoning Ordinance as Personal Services or Spa services, both of 
which are permitted in the B-4 District. Massage Therapy is a Special Use in the B-4 Shopping Center 
District. 

The establishment will consist of 5 treatment rooms; an infrared sauna room; meditation/relaxation 
room; a multi-purpose room; a reception/waiting area; and a storage room. The business operations 
narrative provided by the applicant further explains the proposed services/activities to take place.  

Standards for Special Use 
The responses to special use standards, completed by the applicant, are attached for review by the 
Planning and Zoning Commission. 

When reviewing an application for a special use permit, the Planning and Zoning Commission uses the 
Standards for a Special Use in evaluating the appropriateness of the proposed use at the subject 
property. The Standards are a tool for making a determination with a rational basis that is reasonably 
related to public health, safety, and general welfare. Largely, these relate to external impacts the 
proposed business may have on the health, safety, and welfare of neighboring properties and the public. 
Such impacts may include access, circulation, and parking; hours of operations; the intensity of use, such 
as the number of people anticipated in the space at one time, or light and noise emitted; environmental 
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impacts such as odors or fumes emitted from the business; and adequate provision of public utilities at 
the location. 

Parking  
The subject property has 34 off-street parking spaces. This meets the requirements of the zoning 
ordinance. 

FINDINGS OF FACT 
Staff has prepared the draft findings of fact in accordance with the standards set forth in Section 44-07-
11 of the Zoning Ordinance for a Special Use. The findings of fact, as proposed or as amended, may be 
entered into the record. 

1. The subject property is a 1,900 sf tenant space located at 920 W 175th Street in the B-4 Shopping 
Center District, where massage therapy is a special use per Table 44-03-04 of the Homewood 
Zoning Ordinance. 

2. The proposed business will operate within an existing commercial building that is adequately 
served by utilities, access, and on-site parking. 

RECOMMENDED PLANNING & ZONING COMMISSION ACTION 

If the Commission finds that the request meets the standards for special use, the Planning and Zoning 
Commission may consider the following motion: 

Recommend approval of Case 23-15 to grant a Special Use Permit for Massage Therapy in B-4 Shopping 
Center District for “bbHOLISTIC, LLC” at 920 W 175th Street; and 

Incorporate findings of fact into the record. 
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Prepared by: Valerie Berstene, Village Planner

© Cook County.

N

920 W 175th Street bbHOLISTIC, LLC Context Site Plan

PIN: 29-29-409-023 & -029 Case 23-15 PZC May 25, 2023

50’0’ 100’

**Projection of property lines does not correctly align to the aerial photograph. Refer to plat of survey.
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920 W 175th Street bbHOLISTIC, LLC Site Plan

PIN: 29-29-409-023 & -029 Case 23-15 PZC May 25, 2023
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Prepared by: Valerie Berstene, Village Planner

920 W 175th Street bbHOLISTIC, LLC Conceptual Floor Plan

PIN: 29-29-409-023 & -029 Case 23-15 PZC May 25, 2023
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Prepared by: Valerie Berstene, Village Planner

920 W 175th Street bbHOLISTIC, LLC Photographs

PIN: 29-29-409-023 & -029 Case 23-15 PZC May 25, 2023

MAIN ENTRANCE
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