
MEETING AGENDA 

 

Planning and Zoning Meeting 

Village of Homewood 

October 12, 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 last page of agenda for virtual meeting information. 

1. Call to Order 

2. Roll Call 

3. Minutes: 

Approve minutes from the September 14, 2023 Planning and Zoning meeting. 

4. Public Comments 

5. Regular Business: 

A. Case 23-27: Special Use Permit for Indoor Cycling and Fitness Center at 18203 Dixie Highway.  

B. Case 23-28: Zoning Variance to Parking Requirements to operate a restaurant at 810 Maple 
Avenue. 

C. Case 23-29: Special Use for a salon at 18350 Kedzie Avenue, Suite 202. 

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: September 14, 2023 

PLANNING AND ZONING COMMISSION Village Hall Board Room 

7:00 pm 2020 Chestnut Street 
 Homewood, IL 60430 

CALL TO ORDER: 
Chair Sierzega called the meeting to order at 7:00 p.m. 

ROLL CALL: 
In attendance were Members Alfonso, Bransky, Cap, Castaneda, Johnson, O’Brien, and Chairman 
Sierzega. Present from the Village was Staff Liaison Angela Mesaros. There were approximately 25 
people in the audience. The public was able to watch and listen to the meeting via Zoom webinar. 

APPROVAL OF MEETING MINUTES: 

Chair Sierzega asked if there were any changes or corrections to the minutes of August 10, 2023. 
Member Cap stated that page 5, last paragraph, “nameplate generation capacity,” should explicitly say 
“DDS” is going to own the equipment.  Member Castaneda had corrections: page 3, second sentence 
main environmental… of all industrial emissions; page 5, “he did not know answers to that offhand”; and 
page 6 “he stated it must be disconnected manually.” 

Member O’Brien moved to approve the minutes as corrected; seconded by Member Castaneda. 

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

REGULAR BUSINESS: 

CASE 23-26: Special Use Permit for a Tattoo Studio/Body Piercing Facility at 18661 Dixie Highway 

Chair Sierzega read the description of the case and swore in the applicant, Robert Garrity, 18337 Perth, 
Homewood. Mr. Garrity presented his case. 

Ms. Mesaros stated that she had received at least 52 emails in support of this application.  

Mr. Garrity stated that he is moving his business from Calumet City to Homewood. He grew up in 
Homewood and has always wanted to have his business here, to be part of the community and closer to 
home.  He just moved his business out of 621 Vernon in Calumet City where he had been for 26 years. 
He shared some of his contributions to the community in Homewood – he painted the basement of 
Lassens, signs at the HF ice rink and donated to baseball teams. 
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Planning & Zoning Commission Village of Homewood 

Chair Sierzega asked if he would be the only one working in the studio. Mr. Garrity said currently, yes, 
but he might use other artists in the future. 

Chair Sierzega asked how large the studio is. Mr. Garrity stated 1,250 square feet. 

Chair Sierzega asked about the number of customers daily.  Mr. Garrity stated tattoos are one-on-one, 
and one tattoo can take many hours to do at a time. Piercings can be 2-3 people at one time. 

Member O’Brien stated that when he measures the dimensions of the space provided in the application, 
he comes up with about 1,036 square feet. This might be because the area in the back of the alley is not 
reflected on the site plan.  Mr. Garrity stated that he got as much of the space as he could from the 
measurements taken inside and working off the old drawing. Member O’Brien stated that the space to 
the north (on the survey) must be the missing interior space. 

Member Johnson stated that looking at the lease, Mr. Garrity has one year with an option for five years. 
Is he planning to stay? Mr. Garrity stated yes, that is a good question. He is starting off with a year and 
see where it goes. He hopes to remain here for a long time. 

Chair Sierzega stated that Mr. Garrity has been trying to move his business to Homewood for many 
years. 

Member Castaneda asked about waste disposal. Mr. Garrity stated that he is using the same waste 
management contract for biohazards as his previous business. 

Member Cap had no questions. 

Member Bransky stated that this business is a welcome addition to Southgate.  He can tell from all the 
emails that it is a stable business. 

Member Alfonso wished Mr. Garrity congratulations and said that he has a lot of support here based on 
the emails and comments about how clean and nice his place is. She has never seen anything like it. It is 
good that the Village now has a district to support this business. 

Chair Sierzega asked about the hours of operation. Mr. Garrity stated Tuesday through Saturday, noon 
to 9 p.m.  

Chair Sierzega asked how many customers were estimated per day. Mr. Garrity stated one to twelve on 
average. The average time it takes a tattoo is 30 minutes to 30 hours; 1-3 hours is an average sitting. 

Chair Sierzega asked if anyone in the audience had any questions. There were no questions from the 
audience. 

Member O’Brien moved to recommend approval of Case 23-26 to grant a special use for a tattoo studio 
and body piercing facility, Ink N Um, at 18661 Dixie Highway. Seconded by Member Bransky. 

AYES: Members Alfonso, Bransky, Cap, Castaneda, Johnson, O’Brien, and Chairman Sierzega  
NAYS: None 
ABSTENTIONS: None 
ABSENT: None 

OLD BUSINESS: 
None 

ADJOURN: 
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Planning & Zoning Commission Village of Homewood 

Member O’Brien moved to adjourn the meeting; Member Cap seconded. All members voted in favor. 
The meeting adjourned at 7:23 p.m. 
 

Respectfully submitted, 

 

Angela Mesaros 
Director of Economic and Community Development 
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VILLAGE OF HOMEWOOD 

 

Case 23-27  

 

MEMORANDUM DATE OF MEETING: October 12, 2023 

To:  Planning and Zoning Commission 

From:  Noah Schumerth, Assistant Director of Economic and Community Development 

Through: Angela Mesaros, Director of Economic and Community Development 

Topic:  Case 23-27: Special Use Permit for Indoor Cycling and Fitness Center 

APPLICATION INFORMATION 

APPLICANT Tashyna Wells  

ACTION 
REQUESTED 

Special Use Permit for Indoor Cycling  
and Fitness Center 

ADDRESS 
18203 Dixie Highway, Homewood, IL, 
60430 

PIN 29-31-409-056-0000 

ZONING & LAND USE 

SUBJECT PROPERTY ZONING LAND USE 

 CURRENT  B-2 Downtown Transition 
Vacant, formerly Dentist Office 
(Medical Office) 

 PROPOSED  B-2 Downtown Transition 
Indoor Cycling/Fitness Center (Place of 
Assembly, Indoor Commercial) 

SURROUNDING N: B-2 Downtown Transition Multi-Tenant Commercial Center  

  E: R-2 Single-Family Residential  Single-Family Residential 

  S: B-2 Downtown Transition Retail, Less than 5,000 sq. ft. 

  W: B-2 Downtown Transition 
Church (Place of Assembly, Indoor Non-
Commercial) 

 

LEGAL NOTICE Legal notice was published in Daily Southtown on September 22, 2023;  
letters were sent to property owners and residents within 250’. 

DOCUMENTS FOR REVIEW 

Title Pages Prepared by Date 

Application 2 Tashyna Willis 08/29/2023 

Response to Standards for “Special Use” 2 Tashyna Willis 08/29/2023 

Project Narrative  2 Tashyna Willis 08/29/2023 

Conceptual Floor Plan 1 Tashyna Willis 07/26/2023 
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Planning & Zoning Commission Village of Homewood 

Landlord Approval 1 David Albrecht 09/11/2023 

Staff Exhibits 1 
Noah Schumerth, Asst. Director 
Econ./Comm Dev. 

10/05/2023 

BACKGROUND/PROJECT SUMMARY 

The applicant, Tashyna Willis, is requesting a Special Use Permit to operate an indoor cycling and fitness 
center at 18203 Dixie Highway. The location is a vacant tenant space (2,713 sq. ft.) previously occupied 
by a dental practice and neighbored by a restaurant and a professional office. The space is classified as a 
tenant within an existing multi-tenant shopping center, as defined in the 2023 Zoning Ordinance: 

“a group of 3 or more commercial establishments, including but not limited to restaurant, 
personal services, professional office, and retail uses; planned, constructed, and co-located on a 
single site. Multi-tenant shopping centers contain individual tenant spaces for each commercial 
establishment that have a separate exterior entrance and are separated by a party wall. Off-
street parking provided on-site is often shared between the uses located on the site.” 

The indoor cycling and fitness center use proposed by the applicant is categorized as a place of assembly 
(indoor commercial), as defined in the 2023 Zoning Ordinance: 

“…an enclosed building wherein individuals or groups of people gather for an attraction or 
service used for commercial purposes, such as but not limited to, recreation establishment, 
theaters, ice rinks, art galleries, live performance theaters, learning centers, clubs or lodges, 
exhibit halls and experiential retail where merchandise for sale is accessory to the principal use 
as a gathering place structured around an activity including, but not limited to, art, live music, or 
visual displays.” 

According to the narrative and the Special Use Permit response sheet provided by the applicant, the 
proposed use includes a cycling fitness facility with a weight room and other supporting facilities. The 
peak usage hours would be early morning and early evening, to support class availability for working 
patrons.  

HISTORY 

The subject property is a 1.13-acre parcel with a single multi-tenant structure. The structure has a net 
floor area of 19,540 square feet and was constructed in 1967. The structure has six tenant spaces which 
have seen significant turnover in the past several years. The existing tenant mix in the building includes 
a restaurant, two professional offices, and a child care center.  

A previous Special Use Permit for the operation of a salon/spa use was approved by the Village Board in 
January 2023.  

DISCUSSION 

The proposed “indoor cycling and fitness center” use is in an existing multi-tenant commercial building 
located on Dixie Highway. The use, classified as a place of assembly, indoor commercial in the Village 
Zoning Ordinance, requires a Special Use Permit before any additional permits for construction or 
operation of the proposed use.  
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A Special Use Permit evaluates a new use against the use-specific requirements set forth in Section 44-
04 of the Village Zoning Ordinance. Additionally, the Special Use provides opportunities for the careful 
evaluation of local conditions to ensure that the use does not adversely harm the health, safety, or 
public welfare of the community, and that the use is aligned with planning goals and plans adopted by 
the Village government. The Village may impose conditions or restrictions that mitigate any potential 
negative impact and assist the proposed use in meeting the special use standards as set forth in the 
Village Zoning Ordinance.  

Use-Specific Regulations 

The Special Use Permit must be evaluated against use-specific regulations set forth in Section 44-04 of 
the Village Zoning Ordinance. Uses classified as Places of Assembly, Indoor Commercial must adhere to 
the Place of Assembly Use Standards set forth in Section 44-04-04(B) of the Village Zoning Ordinance. 
This section primarily requires the evaluation of places of assembly (commercial and non-commercial) to 
ensure the mitigation of potential impacts on surrounding properties and zones. 

According to Section 44-04-04(B) of the Village Zoning Ordinance, all indoor places of assembly shall be 
located on an arterial or collector roadway. This property is located on Dixie Highway, classified as a 
Minor Arterial. The roadway serves as a primary north-south route through the community and is 
capable of supporting uses with greater intensity of traffic, noise, or other potential externalities. Per 
local use-specific regulations, the subject site is deemed to be suitable for the proposed use. 

Special Use Standards Analysis 

The applicant has cited that there will be no significant additions to noise, nor the creation of any 
additional externalities from the property. Per staff analysis, the proposed use will have few impacts on 
surrounding properties due to noise, dust, storm water runoff, glare, light, or other externalities which 
may affect properties neighboring commercial uses. The proposed use is consistent with both the 1999 
Comprehensive Plan and the 2005 Downtown Master Plan. 

The primary impact will be the addition of parking demand on the site with the replacement of a vacant 
site with a new assembly use. This impact is projected by the applicant to be concentrated at peak times 
(early morning and early evening) due to the intermittent nature of a health and fitness facility such as 
the one proposed. The subject site currently has 62 parking spaces shared by all tenants. These spaces 
are located in a side parking lot adjacent to the building. The proposed place of assembly (indoor 
commercial) use requires the provision of a minimum of 1 parking space per 300 sq. ft. of gross floor 
area (GFA). Under the current Zoning Ordinance adopted in early 2023, the entire building has parking 
requirements based on its multi-tenant commercial center use, which is also 1 off-street parking space 
per 300 sq. ft. GFA. The 19,540-square-foot building on the subject site requires 65 parking spaces. 
There are currently three (3) fewer parking spaces on the site than required by the Zoning Ordinance. 

The Zoning Ordinance provides relief from parking requirements. Relief may be provided without 
administrative approval for structures with new uses that do not increase the total requirement for off-
street parking by greater than 50%. According to Section 44-05-01.4.b:  

“Notwithstanding subsection 44-05-01(a)(3) and subsection 44-05-01(a)(4), no building or 
structure existing on the effective date of the ordinance from which this chapter is derived shall 
be required to provide any additional parking spaces unless and until the aggregate increase in 

7

Item 5. A.

https://library.municode.com/il/homewood/codes/code_of_ordinances?nodeId=COOR_CH44ZO_ARTVDEST_S44-05-01GEOREPARE
https://library.municode.com/il/homewood/codes/code_of_ordinances?nodeId=COOR_CH44ZO_ARTVDEST_S44-05-01GEOREPARE


 

Case 23-27  

 

Planning & Zoning Commission Village of Homewood 

the required number of spaces shall be greater than 50 percent of the spaces existing on the 
effective date of the ordinance from which this chapter is derived.” 

The proposed use will not alter the total gross square footage of the building area, nor require any 
substantial changes in footage or exterior improvements. The total parking requirement for the site has 
increased by approximately 17%, which meets the required parking. 

The staff has evaluated surrounding parking conditions to determine the suitability of the site for the 
additional parking demand. A range of on-street parking spaces are available for use by tenants of the 
building on the subject site. Within 300’, 25 on-street parking spaces are available for use throughout 
the day. 

While not all on-street spaces may be available at any given time to support the new use, the peak 
hours of operation for the six uses within the building on the subject site vary, and this variety continues 
throughout the surrounding business area on Dixie Highway. Businesses include restaurants, retail, and 
office uses, in addition to places of worship and institutional uses. The peak hours of the proposed 
cycling and fitness center are unlikely to overlap with peak business hours for neighboring uses and are 
not determined to have an adverse effect on available parking for other businesses in the area.  

Additionally, transit services are available in the vicinity of the proposed, including a Pace bus stop and 
the central transit center within a ¼ mile from the subject site. Pedestrian access from other areas 
within the Homewood central business district and surrounding residential areas, provides further 
opportunities for reducing total parking demand from the proposed use. 

Staff has found that the parking on the site is sufficient and adequate to meet the needs of the proposed 
use requiring a Special Use Permit.  

STAFF COMMENTS 

The following additional comments are provided:  

1. The multi-tenant commercial center is held under common ownership on a single parcel. 
Therefore, no consolidation of parcels or adjustments to the subject property boundaries is 
required prior to the approval of a Special Use Permit.  

2. No new construction is required to support the proposed cycling and fitness gym use. No 
additional square footage, nor additional parking or site landscaping, is to be provided in 
conjunction with this project. Therefore, no additional Site Plan Review or Planned Development 
Review is required concurrent with this Special Use Permit application.  

3. No exterior building alterations are required to support the proposed use. Therefore, no 
Appearance Review or Appearance Board action is required concurrent with this Special Use 
Permit application.  

4. Any new signage designed to support the proposed use will require additional permitting 
through the Village Building Division.  

5. If approved, the Special Use Permit shall expire if the proposed use is not occupied within one 
year of the Village Board approval date, per Section 44-07-11.F of the Village Zoning Ordinance.  
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FINDINGS OF FACT 

The staff has prepared the draft findings of fact in accordance with the standards set forth in Section 44-
07-11 of the Village Zoning Ordinance. The findings of fact, as proposed or as amended, may be entered 
into the record. 

1. The subject property at 18203 Dixie Highway is zoned B-2 (Downtown Transition). 
2. The applicant, Tashyna Wells, is the business owner, and the property owner, David Albrecht, 

has consented to the application.  
3. The proposed use, cited by the applicant as an “indoor cycling and fitness center,” is classified as 

a place of assembly, indoor commercial per definitions set forth in Section 44-09 of the Village 
Zoning Ordinance.  

4. The applicant, Tashyna Wells, has requested a Special Use Permit in the B-2 zoning district to 
operate the place of assembly, indoor commercial use, as required per Table 44-03-04 of the 
Village Zoning Ordinance. 

5. The proposed use will use a vacant tenant space totaling 2,173 square feet in gross floor area in 
an existing building.  

6. The applicant has not proposed additions to the gross floor area, nor modifications to the site 
layout or exterior of the existing building.  

7. The applicant meets the required use-specific standards for the proposed use, per Section 44-
04-04.A of the Village Zoning Ordinance, which requires places of assembly, indoor commercial, 
to be located on an arterial or collector roadway in order to support uses that may create 
additional impacts to noise or peak traffic conditions. 

8. The proposed use is located within a multi-tenant shopping center; 65 spaces are required for 
the 19,540 sq. ft. building. 

9. The subject site has 62 parking spaces. The use is in compliance with off-street parking 
requirements per Section 44-05-01 of the Village Zoning Ordinance, which allows additional 
parking to be waived for existing structures. 

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 23-27 to grant a Special Use Permit for a Place of Assembly, Indoor 
Commercial in the B-2 Downtown Transition Zone for “XFA Cycling and Fitness Center” at 18203 Dixie 
Highway; and 

Incorporate findings of fact into the record.  

9

Item 5. A.



Prepared by: Noah Schumerth, Assistant Director of Community and Economic Development

© 2023 Google, Maxar Technologies, USGS 

N
25’0’ 50’ 75’ 100’

18207 Dixie Highway XFA Cycling and Fitness Center Context Site Plan

PIN: 29-31-409-056 Case 23-27 PZC October 12, 2023
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Prepared by: Noah Schumerth, Assistant Director of Community and Economic Development

© 2022 Google

18203 Dixie Highway XFA Cycling and Fitness Center Street View

PIN: 29-31-409-056 Case 23-27 PZC October 12, 2023

Requested Special Use Permit
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VILLAGE OF HOMEWOOD 

 

Case 23-28  

 

MEMORANDUM DATE OF MEETING: October 12, 2023 

To:  Planning and Zoning Commission 

From:  Noah Schumerth, Assistant Director of Community and Economic Development  

Through: Angela Mesaros, Director of Economic and Community Development 

Topic:  Case 23-28  

APPLICATION INFORMATION 

APPLICANT Emad Abed 

ACTION REQUESTED Variance for a Fast Casual Carry Out Restaurant  

ADDRESS 810 Maple Avenue, Unit C, Homewood, IL, 60430 

PIN 29-32-200-022 

ZONING & LAND USE 

SUBJECT PROPERTY ZONING LAND USE 

 CURRENT  B-4 Shopping Center Vacant  

 PROPOSED  B-4 Shopping Center Carry Out Restaurant  

SURROUNDING N: B-4 Shopping Center Planned Unit Development (Kohl’s) 

  E: B-4 Shopping Center Carry-Out Restaurant (McDonald’s) 

  S: B-4 Shopping Center Multi-Tenant Commercial Center 

  W: B-4 Shopping Center Professional Office (Special Olympics) 

 

LEGAL NOTICE Legal notice was published in Daily Southtown on September 22, 2023;  
letters were sent to property owners and residents within 250’. 

DOCUMENTS FOR REVIEW 

Title Pages Prepared by Date 

Staff Exhibits 2 Noah Schumerth, Asst. Dir. ECD 10/06/2023 

Application Form  2 Emad Abed 09/05/2023 

Responses to Standards for Variance 1 Emad Abed/Mohammad Majid 09/05/2023 

Conceptual Floor Plan 1 Harold Beron Design 08/11/2023 

Conceptual Site Plan  1 Harold Beron Design 08/11/2023 

Previous Approved Variance Ordinance  3 Chris Cummings, Village Attorney 09/13/2022 
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BACKGROUND 

The applicants, Emad Abed and Mohammad Majid, are requesting a Variance to modify parking 
requirements for operation of a carry-out restaurant at 810 Maple Avenue. The building is currently 
fitted for two commercial retail spaces, and the applicants are proposing the creation of a third tenant 
space for a “fast casual carry-out restaurant.” The building was previously occupied by a tire retail and 
vehicle service facility, and was split into two commercial/retail tenant spaces following the approval of 
the Site Plan Review and Variance cases presented before the Planning and Zoning Commission in 
August 2022. The proposed use is classified as a carry-out facility, as defined in the Village Zoning 
Ordinance:  

“…a business which sells food or beverages to the consumer in a ready-to-consume state and 
whose operation includes serving food or beverages in paper, plastic, or other disposable 
containers, and does not include associated seating for dining on the premises.” 

HISTORY 

Year Approval/Planning Action 

Pre-1975 The site was originally a part of the Washington Park racetrack. The racetrack 
structure was lost to fire damage in the late 1970s. 

January 1984 The property was developed as a multi-tenant building for DeRe Goodyear Tire 
and Harley-Davidson.  

August 1997 The Planning and Zoning Commission approved Case 97-36, for approval of a 
Special Use Permit to operate a car repair facility in the multi-tenant building. 
The building is consolidated into a single tire and car repair facility, with Harley 
Davidson vacating the building.  

August 2004 The Planning and Zoning Commission approved Case 04-26, allowing façade 
improvements to the existing car repair facility on the site. The car repair 
facility was rebranded to Discount Tire.  

August 2022 The Planning and Zoning Commission approved Case 22-23, including a Site 
Plan Review of plans for splitting the single building on the property into two 
commercial/retail tenant spaces. The Planning and Zoning Commission 
approved a concurrent Variance (Case 22-24), approving a reduction in 
required parking spaces for the two-tenant building from 46 to 28 spaces. 

September 2022 The Appearance Commission approved Case 23-25, for approval of façade 
changes to convert the approved Discount Tire building into two commercial 
spaces and provide exterior improvements.  

 

DISCUSSION 

Site Discussion 

The applicant has proposed the addition of a third tenant space in the 11,940 square foot structure 
located at 810 Maple Avenue. The proposed tenant is a fast-casual carryout restaurant business, 
classified as a carryout facility in the Village Zoning Ordinance. The structure was originally a tire service 
and vehicle repair center, branded as Discount Tire, which was constructed in 1984. In 2022, approvals 
were provided for the building to be divided into two tenant spaces for retail/commercial use, with 
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plans proposing a tobacco store and a beauty supply store in the two leasable spaces. The new 
proposed restaurant tenant will occupy an area of the building which was to be left as stockroom and 
storage area after the 2022 approval of the new site plan and building improvements. A parking 
variance, similar to the one requested in this case, was approved to allow the applicant to reduce the 
total number of required parking spaces for the site from 48 to 28 spaces (42% reduction).  

The third space is proposed to occupy the westernmost portion of the structure, facing south along the 
subject site’s frontage with Maple Avenue. The new tenant space will include customer seating and 
service areas, a food preparation area, and additional backroom areas, totaling approximately 2,500 
square feet of gross floor area for the new tenant. The new tenant will be connected to existing parking 
areas on the property by a concrete walkway included in approved site improvements submitted in 
2022. 

The applicant is requesting a variance from existing parking regulations on the site, allowing for the 
operation of the third tenant in the building without additions to the existing parking available on the 
site. An approved variance will allow for the operation of the three tenants with 28 parking spaces on 
the site. 

The footprint of the building is 11,940 square feet of gross floor area (GFA), and the applicant has not 
proposed changes to this footprint. However, since the approval of the first parking variance for this site 
in 2022, the Village has adopted a new zoning ordinance with significant changes to parking 
requirements. This code adjusted the parking calculation method applied to this site, applying a 
standard of 1 space per 300 square feet of gross floor area for all multi-tenant shopping centers. Based 
on this new standard, the subject site requires 39 parking spaces, which is a reduction from the 48 
spaces required for the two tenants initially proposed in 2022 but remains greater than the 28 spaces 
currently provided on the site. The site currently provides 71% of the off-street parking required for the 
site. 

In the 2023 Village Zoning Ordinance, the Variance process was updated to include clarity regarding the 
authority of the Planning and Zoning Commission. The new guidance, found in Section 44-07-12(B) of 
the Village Zoning Ordinance, determined that variances to required off-street parking and loading 
standards may not be exceed:  

“more than one (1) parking space, or twenty (20%) percent of the off-street parking spaces 
required by applicable regulations, whichever is greater.”  

As discussed, the proposed variance would be measured against the parking requirements of the new 
Village Zoning Ordinance. Based on this new requirement (39 parking spaces), the variance proposes a 
reduction of required off-street parking by 29%, which is a greater reduction than can be approved by 
the Planning and Zoning Commission.  

Staff recommends that the applicant continue to work with surrounding properties to execute a shared 
parking agreement which will allow use of existing parking spaces on lots to the north or east of the 
subject site. 
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Variance Conditions Analysis  

In order to reach approval of a Variance, the applicant must provide clear demonstration of an external 
hardship limiting by-right development on the site, and a clear plan for providing the smallest possible 
deviation from the Village Zoning Ordinance. The hardship must be demonstrated by evaluated against 
the Standards for Variance, which include the following three standards: 

1. The property 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. 

2. The plight of the owner is due to unique and external circumstances which are not self-imposed 
by the property owner. 

3. The variance will not alter the essential character of the locality surrounding the subject site.  

The applicant’s responses to the Standards of Variance are attached for review by the Planning and 
Zoning Commission. Staff analysis of the Standards of Variance is provided below. 

The property 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. 

While the applicant has stated that financial hardship may be caused by the failure to provide a third 
tenant in the building, the site was previously reviewed and approved with two tenants. The site has 
also operated historically with a single vehicle service tenant. No additional evidence was provided to 
economic hardship caused by the operation of the building under the current Village Zoning Ordinance, 
nor has the applicant provided a demonstration that seeking an alternative arrangement to meet zoning 
requirements would cause undue financial hardship. Staff has not identified that the effect on 
reasonable economic return justifies the granting of a variance from zoning standards. 

The plight of the owner is due to unique and external circumstances which are not self-imposed by 
the property owner. 

The applicant is requesting the reduction of required parking for an existing building. Parking was 
originally constructed to support a single vehicle service use, which requires less parking than 
commercial, retail and restaurant uses. While this condition limits property redevelopment, the 
redevelopment of an existing building does not alone constitute a unique circumstance for a particular 
property. Exceptions to this rule may exist if redevelopment is hampered by unique limitations applied 
by a prior ordinance, regulation, or development condition; however, the subject property recently 
received further relief from parking standards with the classification of the building on the site as a 
multi-tenant commercial center under the new Zoning Ordinance, reducing total parking requirements 
by approximately 25%. Previous ordinance requirements have not placed a unique hardship on this 
property, and alternative remedies exist within the zoning ordinance for supporting redevelopment of 
sites which were developed with less parking than the proposed use requires. There are not site 
conditions cited which constitute a unique burden on the redevelopment of the property.  

The applicant has cited unique opportunities that would be created with the approval of this variance 
and the allowance of the proposed use in the building without significant site changes, including an 
increase in business activity, increased tax revenue and the opportunity to provide a neighborhood 
gathering area. While these variables may be true, providing positive benefits for the community, these 
do not constitute reasons for varying the zoning standards established for all properties in the B-4 
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Zoning District. Staff has not identified that a unique hardship has been applied to this site which 
justifies the granting of a variance from zoning standards. 

The variance will not alter the essential character of the locality surrounding the subject site. 

The applicant has identified that the variance allows another use which is compatible with surrounding 
commercial businesses and will not affect the local area adversely. Staff is in agreement with this 
argument, given the intense, auto-oriented commercial areas surrounding the site and the compatibility 
of this use being located near a major arterial on Halsted Street. 

Additionally, the Village reserves the authority in variance applications to ensure that the essential 
character of the locality, particularly the existing condition of safety, health, and general welfare in the 
surrounding area, is preserved with the approval of the variance. This also allows for the ability for staff 
to provide recommendations in the event that the variance causes substandard site function or may 
cause external impacts on surrounding property.  

Staff has reviewed this case to ensure the mitigation of external impacts and the preservation of the 
essential character of the locality. In this review, staff has identified numerous concerns pertaining to 
the function of the site and potential impacts on surrounding properties. In addition to concerns 
regarding the variance request exceeding what is allowable by the Village Zoning Ordinance, staff has 
concerns about the nature of the use and the impacts the use may have on parking facilities which are 
already significantly below the standard required by the Zoning Ordinance due to previous approval of a 
parking variance. The restaurant is proposed to offer both carry-out food services as described, with 
additional seating for food service more reflective of a restaurant/bar use vs. a carry-out facility. The 
applicant has proposed 50 seats for restaurant service in the floor plans provided with this application. 
Additional “sit-down” dining may place a strain on the reduced parking available on the site, which will 
need to be shared with all three tenants. With additional spaces reserved for employee parking in the 
rear of the building in areas inconvenient for any customer parking, parking will not be sufficient to 
accommodate all three uses in the building, and the proposed use is not compatible with the lower-
traffic uses which were proposed in the initial parking variance in 2022. Parking overflow onto 
surrounding properties can be anticipated if the variance for relief from parking expansion is provided 
for the proposed use. 

STAFF COMMENTS 

The proposed variance will require deviation beyond which the Village has the authority to grant, per 
Variance standards provided in Section 44-07-12 of the Zoning Ordinance. Staff has identified that the 
three Standards for Variance have not been met by applicant responses or staff analysis of the property. 
Staff recommends that the applicant continue to work with neighboring properties to demonstrate a 
shared parking agreement, recorded with the documentation required by Section 44-05-02(K) of the 
Village Zoning Ordinance. Staff also recommends that the applicant consult with the Director of 
Community and Economic Development to discuss administrative exceptions, with may be granted 
administratively for up to 5% of the total parking required on a site per Section 44-07-06 of the Zoning 
Ordinance. 
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Additionally, improvement plans submitted with this application identify exterior façade changes 
required to support the proposed restaurant use. The applicant is required to appear before the 
Appearance Commission and receive approval for façade improvements supporting the new use prior to 
receiving any additional building permits.  

DRAFT FINDINGS OF FACT 

Staff has prepared the draft findings of fact in accordance with the standards set forth in Section 44-07-
12 of the Zoning Ordinance. The findings of fact, as proposed or amended, may be entered into the 
record.  

1. The subject property is located at 810 Maple Avenue and owned by the applicant, Mohammad 
Majid.  

2. The subject property is located in the B-4 Shopping Center Zoning District.  
3. Carry-out restaurant facilities, as proposed by the applicant, are permitted in the B-4 Shopping 

Center Zoning District.  
4. The existing development on the site, including a 11,940 square foot building and 28 surface 

parking spaces, was formerly built for vehicle repair and service.  
5. The subject property received approval in 2022 to support the renovation of the building to 

support two new commercial and retail tenants, and received a parking variance to allow for 
reduced parking requirements for these proposed uses.  

6. The building on the site is now designed to support multiple tenants, and has been classified as 
a multi-tenant shopping center in the Village Zoning Ordinance. 

7. The Village Zoning Ordinance requires 1 off-street parking space per 300 square feet of gross 
square footage (GFA) within a multi-tenant shopping center, and the building requires a total of 
39 parking spaces for the 11,490 square feet of retail and commercial space.  

8. The applicant proposed to provide 28 parking spaces on the subject property to support the 
uses within the multi-tenant shopping center on the site.  

RECOMMENDED PLANNING & ZONING COMMISSION ACTION 

The Planning and Zoning Commission may wish to consider the following motion:  

Recommend denial of Case 23-28 Variance from Table 44-05-01(C) and General Off-Street Parking 
Requirements in Section 44-05-01(A) to allow 810 Maple Avenue to operate with 28 parking spaces.  

And 

 

Incorporate the Findings of Fact into the record.  
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Prepared by: Noah Schumerth, Assistant Director of Community and Economic Development

© 2023 Google, Maxar Technologies, USGS 
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810 Maple Avenue 810 Maple Avenue Commercial Context Site Plan

PIN: 29-32-200-022 Case 23-28 PZC October 12, 2023
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Approved Denied

23-28 Parking Variance for a Restaurant
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ORDINANCE NO. M - 2228

AN ORDINANCE GRANTING A PARKING VARIANCE

FOR 810 MAPLE AVENUE, HOMEWOOD, COOK COUNTY, ILLINOIS

WHEREAS, 65 ILCS 5/ 11- 13- 1 et seq. authorizes municipalities under 500, 000
population to determine and vary the application of their zoning regulations relating to
the use of land; and

WHEREAS, 65 ILCS 5/ 11- 13-5 authorizes granting a zoning variation by passage
of an Ordinance; and

WHEREAS, Majid RE, LLC, an Illinois limited liability company, recently
purchased the property at 810 Maple Avenue in the B- 4 Shopping Center Zoning
District and proposes to divide the building into two commercial retail establishments; 
and

WHEREAS, the site plan submitted by the petitioner proposes 26 parking spaces; 
however, based upon the area of proposed retail establishments, the Homewood
Zoning Ordinance requires 48 parking spaces; and

WHEREAS, the property was operated as a motor vehicle service and repair
facility, but when the former owner sold the property it imposed restrictive covenants
prohibiting such use by future owners; and

WHEREAS, the Homewood Planning and Zoning Commission considered the
parking variance at its August 11, 2022 regular meeting and voted unanimously ( 7- 0) to
recommend approval of the requested variance; and
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WHEREAS, the President and Board of Trustees of the Village of Homewood, 

Cook County, Illinois deem it appropriate and are willing to grant a variance, subject to
the terms and provisions hereof. 

NOW, THEREFORE, BE IT ORDAINED by the President and Board of Trustees
of the Village of Homewood, Cook County, Illinois, that: 

SECTION ONE - INCORPORATION OF RECITALS: 

The above recitals are incorporated into this ordinance as if restated here. 

SECTION TWO - FINDINGS OF FACT: 

1. The subject property is at 810 Maple Avenue and owned by the applicant, Majid
RE, LLC - Mohammad Majid, Managing Member. 

2. The subject property is in the B-4 Shopping Center Zoning District. 
3. Commercial retail is a permitted use in the B- 4 Shopping Center Zoning District. 
4. The existing development of the subject property, including the 11, 940 sf

building and surface parking, was formerly purpose-built for motor vehicle
service and repair. 

5. The Homewood Zoning Ordinance requires one parking space for every 250 sf of
retail space, or 48 spaces for the proposed 11, 940 sf of retail. 

6. The applicant proposes to provide 26 parking spaces on the subject property. 

SECTION THREE - LEGAL DESCRIPTION: 

The subject property is legally described as follows: 

Lot 1 in Commercial Subdivision Unit Number 2, Being a Subdivision of Part of
the Northeast Quarter of Section 32, Township 36 North, Range 14, East of the
Third Principal Meridian, according to the plat therefor recorded April 13, 1984
Document 27043822, in Cook County, IL. 

Permanent Index Number: 29- 32- 200- 022- 0000

Common Address: 810 Maple Avenue

Homewood, IL 60430
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SECTION FOUR - GRANTING OF VARIANCE: 

The following variance is granted to the petitioner: 

A variance from Table 11. 2 ( Municode Table 44- 487.2) Parking
Requirements to allow the operation of 11, 940 sf of retail space with 26

parking spaces, approximately 54% of the total parking spaces required
by the zoning ordinance. 

SECTION FIVE - DOCUMENTS TO BECOME A PART OF THIS ORDINANCE: 

These documents are made part of this Ordinance: 

The Homewood Planning and Zoning Commission minutes of August 11, 2022, 
as they relate to the subject zoning. 

The Homewood Village Board minutes of September 13, 2022, as they relate to
this ordinance. 

SECTION SIX - RECORDING: 

The Village Attorney shall cause this Ordinance without attachments to be
recorded in the Office of the Cook County Clerk - Recording Division. 

PASSED and APPROVED this 131h day of e tember 2022. 
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MEMORANDUM DATE OF MEETING: October 12, 2023 

To:  Planning and Zoning Commission 

From:  Angela Mesaros, Director of 
Economic and Community Development 

Topic:  Case 23-29: Special Use Permit for a 
Salon at 18350 Kedzie Avenue, Suite 202  

APPLICATION INFORMATION  

APPLICANT Jocelyn Alamoodi 

ACTION 
REQUESTED 

Special Use Permit for a Salon 

ADDRESS 18350 Kedzie Ave, Suite 202 

PIN 31-02-201-012-0000 

ZONING & LAND USE 

SUBJECT PROPERTY ZONING LAND USE 

 CURRENT  B-3 General Business District Multi-Tenant Shopping Center 

 PROPOSED  B-3 General Business District Multi-Tenant Shopping Center 

SURROUNDING N: B-3 General Business District Motor Vehicle Service 

  E: B-3 General Business District Retail > 5,000 sf (Jewel Osco) 

  S: R-4 Multiple Family Residences Multi-Family Dwelling (Pinetree Condos) 

  W: R-4 Multiple Family Residences Multi-Family Dwelling 

 

LEGAL NOTICE The legal notice was published in Daily Southtown on September 22, 2023;  
letters were sent to 16 property owners and residents within 250’. 

DOCUMENTS FOR REVIEW 

Title Pages Prepared by Date 

Application 2 Jocelyn Alamoodi 08/07/2023 

Response to Special Use Standards 2 Jocelyn Alamoodi 08/07/2023 

Commercial Lease 4 Elliott Taylor 07/21/2023 

Floor Plan 1 Jocelyn Alamoodi - 

Staff Exhibits 3 Angela Mesaros 10/02/2023 
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BACKGROUND 

18350 Kedzie Avenue is a two-story building with multiple tenants. Traditionally, this building is a 
professional office building with individual tenant suites with a shared central entrance. The current 
uses range from medical offices to professional services, personal services, and salon uses that are more 
typical in a multi-tenant shopping center. The tenants of the building share a common parking lot. 

Several cases pertaining to this property have been heard in the past:  

 In May 2023, Case 23-09 granted a special use for a Spa to “Glamour 1 Productions, LLC” at 
18350 Kedzie Avenue, Suite 200 

 In 2021, Case 21-17 granted a special use for a learning center and parking variance to “Stay 
Essential Fitness” in Suite 201. 

 In 2018, Case 18-29 granted a parking variance to J.Flhair Serious Hair Studio in Suite 203 
(Ordinance M-2009). A special use permit was not required for a salon in the B-3 district under 
the previous ordinance. 

Under the former zoning ordinance, parking for each tenant space was reviewed individually. Under the 
new zoning ordinance, the property is classified either as a professional office building or a multi-tenant 
shopping center, both calculate the parking requirements for the building as a whole. Under both of 
these classifications, the zoning ordinance anticipates different peak times in demand across the mix of 
uses, as well as vacancies and tenant turnover. This allows for fluctuations in the individual tenant 
operations. The required parking for the property is one space per 300 square for a total of 36 spaces 
(10,800 sf/300 = 36).  There are 39 parking spaces provided – 30 spaces within the parking lot and 9 
spaces on the street. (See attached Staff Exhibits: “Parking Analysis”) 

Section 44-05-01.A.4 of the Zoning Ordinance allows buildings existing prior to the adoption of the 
zoning ordinance that are deficient in parking (under the new ordinance) and have been in continuous 
operation, with no change in use or intensity, to continue operation. Since this building has been in 
operation for the past 45 years as a mix of tenant uses, the use of the property has not changed or 
intensified; therefore the property meets the parking requirements. 

The applicant, Jocelyn Alamoodi, is requesting a special use permit to operate a salon “Ian Terrell Hair 
Design Studio” in Suite 202. The area of the suite is approximately 586.5 square feet.   

DISCUSSION 

Business Operations 
As provided by the applicant, the business operations will be the following: 

 Hours of operation will be Tuesday – Saturday 9:00 am – 5:00 pm.  

 The salon has 4 salon stations, but the stylist will vary on times. For example: Stylist A: may have 
a client at 10 AM-12 PM and then leave because he or she is done for the day. Stylist B: May be 
there from 10 AM with stylist A but be done at 4 PM because the schedule is full. There may be 
instances where not all stations are rented as well.  

 The applicant anticipates a maximum of three people in the salon at one time. 
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Standards for Special Use 

The Homewood Zoning Ordinance classifies salons as a special use in the B-3 General Business District, 
which allows evaluation of each requested special use permit individually. The Village may impose 
conditions or restrictions that mitigate any potential negative impact and assist the proposed use in 
meeting the special use standards as set forth in the zoning ordinance. 

When reviewing an application for a special use permit, the Planning and Zoning Commission uses the 
Standards for a Special Use to determine the appropriateness of the use at the subject property. The 
Standards are a tool with a 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 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 impacts such as odors or fumes emitted from the business; and adequate 
provision of public utilities at the location. 

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

FINDINGS OF FACT 
The 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 tenant space located in Suite 202 of a two-story multi-tenant building 
at 18350 Kedzie Avenue in the B-3 General Business District. 

2. A salon is classified as a special use in the B-3 district per Table 44-03-04 of the Homewood 
Zoning Ordinance. 

3. The proposed business will operate within an existing building that is adequately served by 
utilities and access. 

4. The existing property provides 30 off-street parking spaces in a parking lot. Additionally, there 
are 9 on-street parking spaces adjacent to the property. The property has been continuously 
operating as a multi-tenant building and meets the parking requirements.  

5. Village Staff will confirm that all required licenses and certifications for the services are provided 
prior to issuance of a business operations certificate. 

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 23-29 to grant a Special Use Permit for a Salon in B-3 General Business 
District for “Ian Terrell Hair Design Studio” at 18350 Kedzie Avenue, Suite 202 with the condition that all 
required licenses and certifications for the services are provided prior to issuance of a business 
operations certificate; and 

Incorporate the findings of fact into the record. 
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18350 Kedzie, Suite 202 Ian Terrell Hair Design Studio Context Site Plan

PIN: 31-02-201-012-0000 Case 23-29 PZC October 12, 2023
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18350 Kedzie, Suite 202 Ian Terrell Hair Design Studio Parking Analysis

PIN: 31-02-201-012-0000 Case 23-29 PZC October 12, 2023

Tenant Use Metric 

(GSF)

Ratio Parking 

Required

Multi-Tenant 

Shopping Center

10,800 / 300 36

TOTAL REQUIRED 36

Available Parking

Off-street 30

On-Street 9

TOTAL PROVIDED 39

Multi-tenant Building

(2 stories; 10,800 GSF)
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18350 Kedzie, Suite 202 Ian Terrell Hair Design Studio Floor Plan

PIN: 31-02-201-012-0000 Case 23-29 PZC October 12, 2023

MAIN ENTRANCE
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