










































































































































































ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: Twisted Scissors, LLC CAL NO.: 150-17-S 

APPEARANCE FOR: Same as Applicant MINUTES OF MEETING: 

c-.. AGAINST: 
March 17, 2017 

None 

PREMISES AFFECTED: 3049 N. Milwaukee Avenue 

NATURE OF REQUEST: Application for a special use to permit the establishment of a beauty salon. 

ACTION OF BOARD­
APPLICATION APPROVED 

APR 2 4 2017 
CITY OF CHICAGO 

ZONING BOARD OF APPSALS 
THE RESOLUTION: 

THE VOTE 

BLAKESERCYE 

SOL FLORES 

SAMTOIA 

AMANDA WILLIAMS 

AFI'lRMATJVE NEGATIVE ABSENT 

X 

X 

X 

X 

WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
meeting held on March 17, 2017 after due notice thereof as provided under Section 17-13-01 07B and by 
publication in the Chicago Sun-Times on March 2, 2017; and 

) WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding of fact and having 
tUlly heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; the applicant shall be permitted to establish a beauty salon at the subject site; expert testimony was 
offered that the use would not have a negative impact on the surrounding community and is in character with 
the neighborhood; further expert testimony was offered that the use complies with all of the criteria as set forth 
by the code for the granting of a special use at the subject site; the Board finds the use complies with all 
applicable standards of this Zoning Ordinance; is in the interest of the public convenience and will not have a 
significant adverse impact on the general welfare of neighborhood or community; is compatible with the 
character of the surrounding area in terms of site planning and building scale and project design; is compatible 
with the character of the surrounding area in terms of operating characteristics, such as hours of operation, 
outdoor lighting, noise, and traffic generation; and is designed to promote pedestrian safety and comfort; it is 
therefore 

RESOLVED, that the aforesaid special use request be and it hereby is approved and the Zoning 
Administrator is authorized to permit said special use subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 

) 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: 

APPEARANCE FOR: 

.,.._\EARANCE AGAINST: 

PREMISES AFFECTED: 

1726 W. Augusta Blvd. 

Nicholas Ftikas 

None 

1726 W. Augusta Boulevard 

CAL NO.: 151-17-Z 

MINUTES OF MEETING: 
March 17,2017 

NATURE OF REQUEST: Application for a variation to reduce the rear setback from the required 30' to 21.33' 
for a proposed open bridge to access a garage roof top deck which shall also have in increase in the maximum 
area of an accessory building by no more than 10% from 480 square feet to 483.3 3 square feet. 

ACTION OF BOARD­
VARIATION GRANTED 

APR 24 2017 
CITY OF CHICAGO 

ZONING BOARD OF APPEALS 

THE RESOLUTION: 

THE VOTE 

BLAKE SERCYE 

SOL FLORES 

SAMTOIA 

AMANDA WILLIAMS 

AI'FIRMATlVE NEGATIVE ABSENT 

X 

X 

X 

X 

WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
meeting held on March 17, 2017 after due notice thereof as provided under Section 17-13-01 07B and by 

)lication in the Chicago Sun-Times on March 2, 2017; and 

WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding of fact and having 
fully heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; the applicant shall be permitted to reduce the rear setback to 21.33' for a proposed open bridge to 
access a garage roof top deck which shall also have in increase in the maximum area of an accessory building 
by no more than 10% from 480 square feet to 483.33 square feet; the Board finds 1) strict compliance with the 
regulations and standards of this Zoning Ordinance would create practical difficulties or particular hardships for 
the subject property; 2) the requested variation is consistent with the stated purpose and intent of this Zoning 
Ordinance; 3) the property in question cannot yield a reasonable return if permitted to be used only in 
accordance with the standards of this Zoning Ordinance; 4) the practical difficulties or particular hardships are 
due to unique circumstances and are not generally applicable to other similarly situated property; and 5) the 
variation, if granted will not alter the essential character of the neighborhood; it is therefore 

RESOLVED, that the Zoning Board of Appeals, by virtue of the authority conferred upon it, does 
hereby make a variation in the application of the district regulations of the zoning ordinance and that the 
aforesaid variation request be and it hereby is granted subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 

) 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: 1752 W. Augusta Blvd. CAL NO.: 152-17-Z 

APPEARANCE FOR: Nicholas Ftikas MINUTES OF MEETING: 

I March 17,2017 
, .. PEARANCE AGAINST: None 

PREMISES AFFECTED: 1752 W. Augusta Boulevard 

NATURE OF REQUEST: Application for a variation to reduce the rear setback from the required 33.45' to 2', 
west setback from 2' to zero (east to be zero), combined side setback from 5' to zero for an open bridge on the 
rear open porch to access a garage roof top deck. 

ACTION OF BOARD­
VARIATION GRANTED 

THE VOTE 

BLAKE SERCYE 

APR 2 4 nl17 soL FLOREs 

CITY OF CHICAGO SAM TOIA 

ZONING BOARD OF APPiliAUl AMANDA WILLIAMS 

THE RESOLUTION: 

AFFIRMATIVE NEGATIVE ABSENT 

X 

X 

X 

X 

WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
)ting held on March 17, 2017 after due notice thereof as provided under Section 17-13-01 07B and by 

publication in the Chicago Sun-Times on March 2, 2017; and 

WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding offact and having 
fully heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; the applicant shall be permitted to reduce the rear setback to 2', west setback to zero (east to be zero), 
combined side setback to zero for an open bridge on the rear open porch to access a garage roof top deck; the 
Board finds I) strict compliance with the regulations and standards of this Zoning Ordinance would create 
practical difficulties or particular hardships for the subject property; 2) the requested variation is consistent with 
the stated purpose and intent of this Zoning Ordinance; 3) the property in question cannot yield a reasonable 
return if permitted to be used only in accordance with the standards of this Zoning Ordinance; 4) the practical 
difficulties or particular hardships are due to unique circumstances and are not generally applicable to other 
similarly situated property; and 5) the variation, if granted will not alter the essential character of the 
neighborhood; it is therefore 

RESOLVED, that the Zoning Board of Appeals, by virtue of the authority conferred upon it, does 
hereby make a variation in the application of the district regulations of the zoning ordinance and that the 
aforesaid variation request be and it hereby is granted subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: 

;}.PPEARANCE FOR: 
) 

n.dEARANCE AGAINST: 

PREMISES AFFECTED: 

Paul U strzynski CAL NO.: 153-17 -Z 

Nicholas Ftikas MINUTES OF MEETING: 
March 17,2017 

None 

2324 W. Lyndale Street 

NATURE OF REQUEST: Application for a variation to reduce the rear setback from the required 30' to 23.46' 
for an open stair to access a proposed garage roof deck. 

ACTION OF BOARD­
VARIATION GRANTED 

APR 2 4 2017 
CITY OF CHICAGO 

THE RESOLUTION~ONING BOARD OF APPEALS 

THE VOTE 

BLAKE SERCYE 

SOL FLORES 

SAMTOIA 

AMANDA WILLIAMS 

AFFIRMATIVE NEGATIVE ABSENT 

X 

X 

X 

X 

WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
meeting held on March 17, 2017 after due notice thereof as provided under Section 17-13-0107B and by 

)lication in the Chicago Sun-Times on March 2, 2017; and 

WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding of fact and having 
fully heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; the applicant shall be permitted to reduce the rear setback to 23.46' for an open stair to access a 
proposed garage roof top deck; the Board finds 1) strict compliance with the regulations and standards of this 
Zoning Ordinance would create practical difficulties or particular hardships for the subject property; 2) the 
requested variation is consistent with the stated purpose and intent of this Zoning Ordinance; 3) the property in 
question cannot yield a reasonable return if permitted to be used only in accordance with the standards of this 
Zoning Ordinance; 4) the practical difficulties or particular hardships are due to unique circumstances and are 
not generally applicable to other similarly situated property; and 5) the variation, if granted will not alter the 
essential character of the neighborhood; it is therefore 

RESOLVED, that the Zoning Board of Appeals, by virtue of the authority conferred upon it, does 
hereby make a variation in the application of the district regulations of the zoning ordinance and that the 
aforesaid variation request be and it hereby is granted subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: Celestial Church of Christ Bethel Parish CAL NO.: 154-17-S 

APPEARANCE FOR: Sara Barnes MINUTES OF MEETING: 

. }EARANCE AGAINST: 
March 17,2017 

None 

PREMISES AFFECTED: 2513 W. Peterson Avenue 

NATURE OF REQUEST: Application for a special use to permit the establishment of a forty-five seat 
religious assembly with eight on-site parking spaces. 

ACTION OF BOARD-
CASE CONTINUED TO MAY I 9, 2017. 

) 

THE VOTE 

BLAKE SERCYE 

SOL FLORES 

SAMTOIA 

AMANDA WILLIAMS 
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AFFIRMATIVE NEGATIVE ABSENT 

X 

X 

X 

X 

APR 2 4 2017 
CITY OF CHICAGO 

ZONING BOARD OF APf>EALS 



ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: 2448 N. Lincoln, LLC CAL NO.: 155-17-S 

APPEA.It<\NCE FOR: Rolando Acosta MINUTES OF MEETING: 

YEA.It<\NcE AGAINST: 
March 17,2017 

None 

PREMISES AFFECTED: 2454 N. Lincoln Avenue 

~A~U~ OF REQUEST: Application for a special use to permit the reduction of the required twenty-
~0. 0 tx on-site parking spaces for a proposed four-story retail and twenty-two residential unit building. The 

SI e IS ocated within 620 ' of a CT A train station entrance. 

ACTION OF BOARD­
APPLICA TlON APPROVED 

APR 2 4 2017 
CITY OF CHICAGO 

THE RES ZONING BOARD OF APPEALS 
0LUTION: 

THE VOTE 

BLAKE SERCYE 
SOL FLORES 
SAMTO!A 
AMANDA WILLIAMS 

AFFlRMATIV£ NEGATIVE ABSENT .. 
X 

X 

X 

X 

r WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
m~~.mg.helct on March 17, 2017 after due notice thereof as provided under Section 17-13-0107B and by 

JICahon in the Chicago Sun-Times on March 2, 2017; and 

f 11 h WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding of fact and having 
£ully ~ard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 

0 OWI~g; the applicant shall be permitted to reduce parking from the required twenty-two to six on-site parking 
~~ac~;. or a proposed four-story retail and twenty-two residential unit building. The site is located within 620' 

a t. A train station entrance at the subject site; expert testimony was offered that the use would not have a 
nega Ive irn. h d" · d · · h "th h · hb h d · a\ pact on t e surroun mg commumty an IS m c aracter WI t e neig or oo ; a variance was 
w~t~ g~~nted to the subject site in Cal. No. 156-17-Z; further expert testimony was offered that the use complies 
th I a of the criteria as set forth by the code for the granting of a special use at the subject site; the Board finds 
c e use .cortlplies with all applicable standards of this Zoning Ordinance; is in the interest of the public 
c onveme_nce and will not have a significant adverse impact on the general welfare of neighborhood or 
o~mu?1tY; is compatible with the character of the surrounding area in terms of site planning and building scale 
a~ proJect design; is compatible with the character of the surrounding area in terms of operating 
~ aracteristics, such as hours of operation, outdoor lighting, noise, and traffic generation; and is designed to 
romote Pedestrian safety and comfort; it is therefore 

Ad .. RESOLVED, that the aforesaid special use request be and it hereby is approved and the Zoning 
th illiUI~tra.tor is authorized to permit said special use subject to the following condition(s): on the condition that 

03~~PPjlCctnt provides a minimum of 22 bicycle parking spaces, subject to the regulations of the Section 17-10-
0 the Chicago Zoning Ordinance within the proposed development. 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: 

1\PPEARANCE FOR: 
l 

APPEARANCE AGAINST: 

PREMISES AFFECTED: 

2448 N. Lincoln, LLC CAL NO.: 156-17-Z 

Rolando Acosta MINUTES OF MEETING: 
March 17,2017 

None 

2454 N. Lincoln Avenue 

NATURE OF REQUEST: Application for a variation to reduce the rear setback at the residential level from 
the required 30' to 2' for a proposed four-story retail twenty-two residential unit building. The building shall be 
located within 620' of a CT A station entrance. 

ACTION OF BOARD­
VARIATION GRANTED 

...... ~ .... 

APR 2 4 2017 
CllY OF CHICAGO 

ZONING BOARD OF APPEAl.$ 

THE RESOLUTION: 

THE VOTE 

BLAKESERCYE 

SOL FLORES 

SAMTOIA 

AMANDA WILLIAMS 

AFFIRMATIVE NEGATIVE ABSENT 

X 

X 

X 

X 

) WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
meeting held on March 17, 2017 after due notice thereof as provided under Section 17-13-01 07B and by 
publication in the Chicago Sun-Times on March 2, 2017; and 

WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding of fact and having 
fully heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; applicant shall be permitted to reduce the rear setback at the residential level to 2' for a proposed 
four-story retail twenty-two residential unit building. The building shall be located within 620' of aCTA station 
entrance; a special use was also granted to the subject site in CaL No. 155-17-S; the Board finds 1) strict 
compliance with the regulations and standards of this Zoning Ordinance would create practical difficulties or 
?articular hardships for the subject property; 2) the requested variation is consistent with the stated purpose and 
Intent of this Zoning Ordinance; 3) the property in question cannot yield a reasonable return if permitted to be 
used only in accordance with the standards of this Zoning Ordinance; 4) the practical difficulties or particular 
hardships are due to unique circumstances and are not generally applicable to other similarly situated property; 
and 5) the variation, if granted will not alter the essential character of the neighborhood; it is therefore 

RESOLVED, that the Zoning Board of Appeals, by virtue of the authority conferred upon it, does 
hereby make a variation in the application of the district regulations of the zoning ordinance and that the 
aforesaid variation request be and it hereby is granted subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: 

APPEARANCE FOR: 
' I 

~.->.ri'EARANCE AGAINST: 

PREMISES AFFECTED: 

2462 N. Lincoln, LLC CAL NO.: 158-17-Z 

Rolando Acosta MINUTES OF MEETING: 
March 17,2017 

None 

2462 N. Lincoln Avenue 

NATURE OF REQUEST: Application for a variation to reduce the rear setback from the required 30' to 7' for 
a proposed four-story building with retail on the ground floor and nine dwelling units above with two on-site 
parking spaces on the ground level. 

ACTION OF BOARD­
VARIATION GRANTED 

APR 2 4 2017 
CITY OF CHICAGO 

ZONING BOARD OF APPEAl.~ 

THE RESOLUTION: 

THE VOTE 

BLAKE SERCYE 

SOL FLORES 

SAMTOIA 

AMANDA WILLIAMS 

AfFlRMA TIV£ NE.GATIV · AB ·NT 

X 

X 

X 

X 

WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
meeting held on March 17, 2017 after due notice thereof as provided under Section 17-13-0107B and by 

)!ication in the Chicago Sun-Times on March 2, 2017; and 

WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding of fact and having 
fully heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; applicant shall be permitted to reduce the rear setback to 7' for a proposed four-story building with 
retail on the ground floor and nine dwelling units above with two on-site parking spaces on the ground level; the 
Board finds 1) strict compliance with the regulations and standards of this Zoning Ordinance would create 
practical difficulties or particular hardships for the subject property; 2) the requested variation is consistent with 
the stated purpose and intent of this Zoning Ordinance; 3) the property in question cannot yield a reasonable 
return if permitted to be used only in accordance with the standards of this Zoning Ordinance; 4) the practical 
difficulties or particular hardships are due to unique circumstances and are not generally applicable to other 
similarly situated property; and 5) the variation, if granted will not alter the essential character of the 
neighborhood; it is therefore 

RESOLVED, that the Zoning Board of Appeals, by virtue ofthe authority conferred upon it, does 
hereby make a variation in the application of the district regulations of the zoning ordinance and that the 
aforesaid variation request be and it hereby is granted subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 

) 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: Mary Ryan CAL NO.: 159-17-S 

APPEARANCE FOR: Thomas Moore MINUTES OF MEETING: 
March 17, 2017 

tu'PEARANCE AGAINST: None 

PREMISES AFFECTED: 10215 S. Western Avenue 

NATURE OF REQUEST: Application for a special use to permit the establishment of a hair salon. 

ACTION OF BOARD­
APPLICATION APPROVED 

:,:.····-.-···' 

APR 24 2017 
CITY OF CHICAGO 

:Z(i)NING BOARD OF APPEAL,, 
THE RESOLUTION: , ., 

THE VOTE 

BLAKESERCYE 

SOL FLORES 

SAMTOIA 

AMANDA WILLIAMS 

AFFIRMATIVE NEGATIVE ABSENT 

X 

X 

X 

X 

WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
meeting held on March I 7, 2017 after due notice thereof as provided under Section 17-13-0 I 07B and by 
publication in the Chicago Sun-Times on March 2, 2017; and 

. WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding offact and having 
tuliy heard the tes.timony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; the applicant shall be permitted to establish a hair salon at the subject site; expert testimony was 
offered that the use would not have a negative impact on the surrounding community and is in character with 
the neighborhood; further expert testimony was offered that the use complies with all of the criteria as set forth 
by the code for the granting of a special use at the subject site; the Board finds the use complies with all 
applicable standards of this Zoning Ordinance; is in the interest of the public convenience and will not have a 
significant adverse impact on the general welfare of neighborhood or community; is compatible with the 
character of the surrounding area in terms of site planning and building scale and project design; is compatible 
with the character of the surrounding area in terms of operating characteristics, such as hours of operation, 
outdoor lighting, noise, and traffic generation; and is designed to promote pedestrian safety and comfort; it is 
therefore 

RESOLVED, that the aforesaid special use request be and it hereby is approved and the Zoning 
Administrator is authorized to permit said special use subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: 

APPEARANCE FOR: 

) 
leu PEARANCE AGAINST: 

PREMISES AFFECTED: 

Brandon Ackley CAL NO.: 160-17-Z 

John Fritchey MINUTES OF MEETING: 
March 17,2017 

None 

3627 N. Hamilton Avenue 

NATURE OF REQUEST: Application for a variation to reduce the rear setback from 34.78' to 2', south 
setback from 2.56' to zero, north from 2.56' to 2.5', combined from 6.4' to 2.5' for a proposed open stair to 
access a garage rooftop deck. 

ACTION OF BOARD­
VARIATION GRANTED 

APR 2 4 2017 
CITY OF CHICAGO 

ZONING BOARD OF APPEALS 

THE RESOLUTION: 

THE VOTE 

BLAKE SERCYE 

SOL FLORES 

SAMTO!A 

AMANDA WILLIAMS 

AFFIRMATIVE NEGATIVE ABSENT 

X 

X 

X 

X 

WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
):ting held on March 1 7, 2017 after due notice thereof as provided under Section 17-13-01 07B and by 

publication in the Chicago Sun-Times on March 2, 20 17; and 

WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding of fact and having 
fully heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; applicant shall be permitted to reduce the rear setback to 2', south setback to zero, north to 2.5', 
combined to 2.5' for a proposed open stair to access a garage rooftop deck; the Board finds 1) strict compliance 
with the regulations and standards of this Zoning Ordinance would create practical difficulties or particular 
hardships for the subject property; 2) the requested variation is consistent with the stated purpose and intent of 
this Zoning Ordinance; 3) the property in question cannot yield a reasonable return if permitted to be used only 
in accordance with the standards of this Zoning Ordinance; 4) the practical difficulties or particular hardships 
are due to unique circumstances and are not generally applicable to other similarly situated property; and 5) the 
variation, if granted will not alter the essential character of the neighborhood; it is therefore 

RESOLVED, that the Zoning Board of Appeals, by virtue of the authority conferred upon it, does 
hereby make a variation in the application of the district regulations of the zoning ordinance and that the 
aforesaid variation request be and it hereby is granted subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: Stephen & Kimberly Moffat CAL NO.: 161-17-Z 

APPEARANCE FOR: Thomas Moore MINUTES OF MEETING: 
.\ March 17,2017 
1PEARANCE AGAINST: None 

PREMISES AFFECTED: 2132 N. Dayton Street 

NATURE OF REQUEST: Application for a variation to reduce the rear set back from the required 35' to 
16.83', north setback from 2' to zero (south to be at 0.07') for a proposed third floor front dormer addition, bay 
window additions, rear one story addition and a connector roof walkway with an open stair to access the 
proposed garage roof top deck. 

ACTION OF BOARD­
VARIATION GRANTED 

APR 24 2017 
CITY OF CHICAGO 

ZONING BOARD OF APPEALS 

THE RESOLUTION: 

THE VOTE 

BLAKE SERCYE 

SOL FLORES 

SAMTOIA 

AMANDA WILLIAMS 

AFf'll!MATIVE NEGATIVE ABSGNT 

X 

X 

X 

X 

WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
fting held on March 17, 2017 after due notice thereof as provided under Section 17-13-01 07B and by 

1' ... olication in the Chicago Sun-Times on March 2, 2017; and 

WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding of fact and having 
fully heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; applicant shall be permitted to reduce the rear set back to 16.83', north setback to zero (south to be at 
0.07') for a proposed third floor front dormer addition, bay window additions, rear one story addition and a 
connector roof walkway with an open stair to access the proposed garage roof top deck; an additional variance 
was granted to the subject site in Cal. No. 162-17-Z; the Board finds 1) strict compliance with the regulations 
and standards of this Zoning Ordinance would create practical difficulties or particular hardships for the subject 
property; 2) the requested variation is consistent with the stated purpose and intent of this Zoning Ordinance; 
3) the property in question cannot yield a reasonable return if permitted to be used only in accordance with the 
standards of this Zoning Ordinance; 4) the practical difficulties or particular hardships are due to unique 
circumstances and are not generally applicable to other similarly situated property; and 5) the variation, if 
granted will not alter the essential character of the neighborhood; it is therefore 

RESOLVED, that the Zoning Board of Appeals, by virtue of the authority conferred upon it, does 
hereby make a variation in the application of the district regulations of the zoning ordinance and that the 
aforesaid variation request be and it hereby is granted subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 

) 
Page 68 of79 



ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: 

APPEARANCE FOR: 

)PEf\,.RANCE AGAINST: 

PREMISES AFFECTED: 

Stephen & Kimberly Moffat 

Thomas Moore 

None 

2132 N. Dayton Street 

CAL NO.: 162-17-Z 

MINUTES OF MEETING: 
March 17,2017 

NATURE OF REQUEST: Application for a variation for an increase in the height of up to 7% from 37' to 
39.25' for a proposed third floor front dormer addition, bay window additions, rear one story addition and a 
connector roof walkway with an open stair to access the proposed garage roof top deck. 

ACTION OF BOARD­
VARIATION GRANTED 

APR .2 4 2017 
CITY OF CHICAGO 

ZONING BOARD OF APPEALS 

THE RESOLUTION: 

THE VOTE 

BLAKE SERCYE 

SOL FLORES 

SAMTOIA 

AMANDA WILLIAMS 

AFFIRMATIVE NEGATIVE ABSENT 

X 

X 

X 

X 

WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
meeting held on March I 7, 2017 after due notice thereof as provided under Section 17-13-01 07B and by 

jlication in the Chicago Sun-Times on March 2, 2017; and 

WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding of fact and having 
fully heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; applicant shall be permitted to increase the height of up to 7% to 39.25' for a proposed third floor 
front dormer addition, bay window additions, rear one story addition and a connector roof walkway with an 
open stair to access the proposed garage roof top deck; an additional variation was granted to the subject site in 
Cal. No. 161-17-Z; the Board finds 1) strict compliance with the regulations and standards of this Zoning 
Ordinance would create practical difficulties or particular hardships for the subject property; 2) the requested 
variation is consistent with the stated purpose and intent of this Zoning Ordinance; 3) the property in question 
cannot yield a reasonable return if permitted to be used only in accordance with the standards of this Zoning 
Ordinance; 4) the practical difficulties or particular hardships are due to unique circumstances and are not 
generally applicable to other similarly situated property; and 5) the variation, if granted will not alter the 
essential character of the neighborhood; it is therefore 

RESOLVED, that the Zoning Board of Appeals, by virtue of the authority conferred upon it, does 
hereby make a variation in the application of the district regulations of the zoning ordinance and that the 
aforesaid variation request be and it hereby is granted subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 

Page 69 of79 



) 

, ZONING BOARD OF APPEALS 
CITY OF CHICAGO 

City Hall Room 905 
121 North LaSalle Street 
Chicago, Illinois 60602 
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FINDINGS OF THE ZONING BOARD OF APPEALS 

D 
D 
D 
D 

IN THE MATTER OF THE VARIATION APPLICATIONS FOR 1113-19 S 
LOOMIS AND 1119 S. LOOMIS BY DEBBY TSAO 

I. BACKGROUND 

Debby Tsao (the "Applicant") submitted a variation application for 1113-19 S. 
Loomis Street (the "existing property") and 1119 S. Loomis Street (the "new property"). 
The existing property is currently zoned RM-4.5 and is currently improved with a three­
story building with six residential units (the "existing building"). There is onsite parking 
for six cars at the rear of the lot. The Applicant proposed to split the existing property 
into two zoning lots. The existing building would remain on the existing property and 
would have the address 1113-15 S. Loomis. The new property would be developed with 
a new three-story, three residential building. To permit the subdivision of the existing 
property into two zoning lots, the Applicant sought a variation to reduce the south 
setback from the required 5' to 4.21' and the combined side setback from 10.8' to 4.21 '. 
To permit the proposed development of the new property, the Applicant sought: (1) a 
variation to reduce the north setback from the required 4.9' to 4.0', the south setback 
from 5' to 2', the combined side setback from 9.8' to 6', and the front setback from 
Loomis Street from 9' to 3.67'; and (2) a variation to reduce the required rear yard open 
space from the required 238.87 square feet to zero. 

A. The Hearing 

II. PUBLIC HEARING 

'" U"""'·""·'·''"'''" '""' ··:R.,. 0" H . . 
. . 

APR 2 4 2017 
CITY OF CHICAGO 

ZONING BOARD OF APPEALS 
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The ZONING BOARD OF APPEALS held a public hearing on the Applicant's 
variation application at its regular meeting held on March 17, 2017, after due notice 
thereof as provided under Section 17-13-0107-B of the Chicago Zoning Ordinance and 
by publication in the Chicago Sun-Times and as continued without further notice pursuant 
to Section 17-13-0108-A of the Chicago Zoning Ordinance. In accordance with the 
ZONING BOARD OF APPEALS' Rules of Procedure, the Applicant had submitted its 
proposed Findings of Fact. The Applicant Ms. Debby Tsao and her attorney Mr. Nick 
Ftikas were present. The Applicant's architect Mr. Edward Yung and her traffic 
consultant Mr. Michael Werthman were also present. Testifying in opposition to the 
application was Mr. Michael Phillips. The statements and testimony given during the 
public hearing were given in accordance with the ZONING BOARD OF APPEALS' 
Rules of Procedure. 

Ms. Debby Tsao testified as to her plan of proposed development for the existing 
property. 

The Applicant presented the expert testimony of Mr. Ed Y ung, her architect. He 
testified the existing property measured !03' by 75'. Mr. Yung testified as his program 
of development for the existing property. He further testified as to how the Applicant's 
applicatimi.s met all standards for a variation. 

Mr. Michael Phillips, of 13 51 W. Grenshaw, testified in opposition to the 
applications. His opposition stemmed from his belief that the Applicant's proposed 
driveway for the new development would be dangerous. He further opposed the 
applications due to his belief that the Applicant's proposed development would severely 
reduce greenspace and place his own house in shadow. 

The Applicant presented the further testimony of Mr. Yung. Mr. Yung further 
testified that the rear of the new building on the new property would be 22' from the rear 
property line, ensuring that there would be sufficient light and air to adjacent properties. 

The Applicant presented the expert testimony of Mr. Michael Werthman, her traffic 
consultant. Mr. Werthman testified that the Applicant's proposed driveway has been 
designed to provide efficient and orderly access with limited impact on the vehicle and 
pedestrian circulation in the area. He testified that in his opinion, the proposed driveway 
would not endanger public safety and would not substantially increase congestion in the 
public streets. 

B. Criteria for a Variation 

Pursuant to Section 17-13-11 07-A of the Chicago Zoning Ordinance, no variation 
application may be approved unless the ZONING BOARD OF APPEALS finds, based 
upon the evidence presented to it in each specific case, that: (1) strict compliance with the 
standards of the Chicago Zoning Ordinance would create practical difficulties or 
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particular hardships; and (2) the requested variation is consistent with the stated purpose 
and intent of the Chicago Zoning Ordinance. 

'1 Pursuant to Section 17-13-1107-B of the Chicago Zoning Ordinance, in order to 
determine that practical difficulties or particular hardships exist, the ZONING BOARD 
OF APPEALS must find evidence of each of the following: (1) the property in question 
cannot yield a reasonable return if permitted to be used only in accordance with the 
standards of the Chicago Zoning Ordinance; (2) the practical difficulties or particular 
hardships are due to unique circumstances and are not generally applicable to other 
similarly situated property; and (3) the variation, if granted, will not alter the essential 
character of the neighborhood. 

Pursuant to Section 17-13-1107-C of the Chicago Zoning Ordinance, in making its 
determination of whether practical difficulties or particular hardships exist, the Zoning 
Board of Appeals must take into consideration the extent to which evidence has been 
submitted substantiating the following facts: (I) the particular physical surroundings, 
shape or topographical condition of the specific property involved would result in a 
particular hardship upon the property owner as distinguished from a mere inconvenience, 
if the strict letter of the regulations were carried out; (2) the conditions upon which the 
petition for a variation is based would not be applicable, generally, to other property 
within the same zoning classification; (3) the purpose of the variation is not based 
exclusively upon a desire to make more money out of the property; (4) the alleged 
practical difficulty or particular hardship has not been created by any person presently 
having an interest in the property; ( 5) the granting of the variation will not be detrimental 
to the public welfare or injurious to other property or improvements in the neighborhood 
in which the property is located; and (6) the proposed variation will not impair an 
adequate supply of light and air to adjacent property, or substantially increase the 
congestion in the public streets, or increase the danger of fire, or endanger the public 
safety, or substantially diminish or impair property values within the neighborhood. 

III. FINDINGS OF FACT. 

After careful consideration of the evidence, testimony and the entire record, including 
the Applicant's proposed Findings of Fact, the ZONING BOARD OF APPEALS hereby 
makes the following findings with reference to the Applicant's application for a variation 
pursuant to Section 17-13-11 07 -A of the Chicago Zoning Ordinance: 

I. Stric;t compliance with the regulations and standards of the Chicago Zoning 
Ordinance would create practical difficulties or particular hardships for the 
subject property. 

The existing property measures only 103' by 75'. Moreover, there is the existing 
building on the existing property. If the Applicant had to strictly comply with the 
regulations and standards of the Chicago Zoning Ordinance, this short lot width 
and depth would create practical difficulties or particular hardships for the subject 
property. 
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2. The requested variations are consistent with the stated purpose and intent of the 
Chicago Zoning Ordinance. 

The requested variations allow for orderly and compatible land use and 
development patterns, as well as provide a range of housing choices and options. 

After careful consideration of the evidence, testimony and the entire record, 
including the Applicant's proposed Findings of Fact, the ZONING BOARD OF 
APPEALS hereby makes the following findings with reference to the Applicant's 
application for a variation pursuant to Section 17-13-1107-B of the Chicago Zoning 
Ordinance: 

I. The property in question cannot yield a reasonable return if permitted to be used 
only in accordance with the standards of the Chicago Zoning Ordinance. 

Nearly half of the existing property will remain vacant and unimproved if 
permitted to be used only in accordance with the standards of the Chicago Zoning 
Ordinance. 

2. The practical dijjiculties or particular hardships are due to unique circumstances 
and are not generally applicable to other similarly situated property. 

The existing property dimensions of only 103' by 75' as well as the existing 
building on the existing property are practical difficulties or particular hardships 
that are not generally applicable to other similarly situated property. 

3. The variations, if granted, will not alter the essential character of the 
neighborhood 

The proposed development on the new property will contain three residential 
units and three parking spaces while the existing building and its parking spaces 
will remain unaltered. There are a number of multi-unit residential buildings in 
the area. As Mr. Yung very credibly testified, the proposed development will 
have 22' of separation between the rear of the new building and the rear lot line, 
ensuring there is enough light and air to adjacent properties. Further, as Mr. 
Werthman very credibly testified, the new driveway for the proposed 
development will have limited impact on the vehicle and pedestrian circulation in 
the area. 

After careful consideration of the evidence, testimony and the entire record, including 
the Applicant's proposed Findings of Fact, the ZONING BOARD OF APPEALS hereby 
m.akes the following findings with reference to the Applicant's application for a variation 
pursuant to Section 17-13-1107-C of the Chicago Zoning Ordinance: 
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1. The particular physical surroundings, shape or topographical condition of the 
specific property involved would result in a particular hardship upon the property 
owner as distinguished from a mere inconvenience, if the strict letter of the 
regulations were carried out. 

The existing property dimensions of only 103' by 75' as well as the existing 
building on the existing property result in particular hardship upon the Applicant 
as both the property dimensions and the existing building keep her from 
developing nearly half of the existing property. 

2. The conditions upon which the petition for the variations are based would not be 
applicable, generally, to other property within the same zoning classification. 

The existing property dimensions of only 103' by 75' as well as the existing 
building are not generally applicable to other property in the RM-4.5 zoning 
classiciation. 

3. The purpose of the variation is not based exclusively upon a desire to make more 
money out of the property. 

The variations are not based exclusively upon a desire to make more money out of 
the existing property but rather a desire to develop the new property. Without the 
variations, the new property would remain unbuildable. 

4. The alleged practical difficulty or particular hardship has not been created by 

any person presently having an interest in the property. 

The Applicant did not create the existing property dimensions of only 103' by 
7 5'. She also did not create the existing building as the existing building is over 
100 years old. 

5. The granting of the variations will not be detrimental to the public welfare or 

injurious to other property or improvements in the neighborhood in which the 
property is located. 

As very credibly testified to by Mr. Yung and Mr. Werthman, the requested 
variations will not be detrimental to the public welfare of injurious to other 
property or improvements in the neighborhood. The requested variations will 
allow the existing property to be subdivided into two zoning lots. The proposed 
development on the new property will be consistent and compatible with the other 
multi-unit residential buildings in the immediate area. 

6. The variations will not impair an adequate supply of light and air to adjacent 
property, or substantially increase the congestion in the public streets, or 

increase the danger of fire, or endanger the public safety, or substantially 
diminish or impair property values within the neighborhood. 
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The variations will not impair an adequate supply of light and air to adjacent 
property as very credibly testified to by Mr. Yung. There will be 8.5' between the 
existing building and the new building. There will be 22' between the rear of the 
new building and the rear property line. The variations will not substantially 
increase the congestion in the public streets or endanger public safety as very 
credibly testified to by Mr. Werthman. The variations will also not increase the 
danger of fire and will not substantially diminish or impair property values within 
the neighborhood. 

IV. CONCLUSION 

For all of these reasons, the ZONING BOARD OF APPEALS finds that the 
Applicant has proved its case by evidence, testimony and the entire record, including the 
Applicant's proposed Findings of Fact, covering the specific criteria for a variation 
pursuant to Sections 17-I 3-11 07 -A, B and C of the Chicago Zoning Ordinance. 

The ZONING BOARD OF APPEALS hereby approves the Applicant's applications 
for variations, and pursuant to the authority granted to the ZONING BOARD OF 
APPEALS by Section 17-13-1105 of the Chicago Zoning Ordinance, the Zoning 
Administrator is authorized to permit said variations subject to the following conditions: 

I. A permeable pavement shall be added to no less than half of the proposed 
driveway at 1119 S. Loomis; and 

2. The 8' of green space between the existing building at 1113-15 S. Loomis and the 
proposed building at 1119 S. Loomis shall include grass and shrubbery. 

This is a final decision subject to review under the Illinois Administrative Review Law 
(73 5 ILCS 5/3-1 0 I et. seq.). 



ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: Kasia Milon DBA Kismet Beauty Lounge CAL NO.: 11-17-S 

APPEARANCE FOR: Thomas Boundas MINUTES OF MEETING: 
March 17, 2017 ' n.~ ~EARANCE AGAINST: None 

PREMISES AFFECTED: 6858 W. Archer Avenue 

NATURE OF REQUEST: Application for a special use to permit the establishment of a beauty salon. 

ACTION OF BOARD-
CASE CONTINUED TO MAY 19,2017. 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: 3462 N. Lincoln Avenue CAL NO.: 44-17-Z 

APPEARANCE FOR: Katrina McGuire MINUTES OF MEETING: 

I 
"'··PEARANCE AGAINST: 

March 17,2017 
None 

PREMISES AFFECTED: 3462 N. Lincoln Avenue 

NATURE OF REQUEST: Application for a variation to reduce the rear yard setback from the required 30' to 
4' on floors containing dwelling units for a proposed four-story building with ground floor retail and eighteen 
dwelling units above and eight on-site unenclosed parking spaces. 

ACTION OF BOARD­
VARIATION GRANTED 

APR 24 2017 
CITY OF CHICAGO 

ZONING BOAflD OF APPEAlS 
THE RESOLUTION: 

THE VOTE 

BLAKE SERCYE 
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AMANDA WILLIAMS 

AFFIIlMATJVE NEGATIVE ABSENT 
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WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
meeting held on January 20, 2017 after due notice thereof as provided under Section 17-13-01 07B and by 

Jlication in the Chicago Sun-Times on January 5, 2017; and 

WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding offact and having 
fully heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; applicant shall be permitted to reduce the rear yard setback to 4' on floors containing dwelling units 
for a proposed four-story building with ground floor retail and eighteen dwelling units above and eight on-site 
unenclosed parking spaces; the Board finds 1) strict compliance with the regulations and standards of this 
Zoning Ordinance would create practical difficulties or particular hardships for the subject property; 2) the 
requested variation is consistent with the stated purpose and intent of this Zoning Ordinance; 3) the property in 
question cannot yield a reasonable return if permitted to be used only in accordance with the standards of this 
Zoning Ordinance; 4) the practical difficulties or particular hardships are due to unique circumstances and are 
not generally applicable to other similarly situated property; and 5) the variation, if granted will not alter the 
essential character of the neighborhood; it is therefore 

RESOLVED, that the Zoning Board of Appeals, by virtue of the authority conferred upon it, does 
hereby make a variation in the application of the district regulations of the zoning ordinance and that the 
aforesaid variation request be and it hereby is granted subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 

) 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: McDonald's USA, LLC CAL NO.: 49-17-S 

APPEARANCE FOR: Tim Hinchman MINUTES OF MEETING: 

A.tEARANCE AGAINST: 
March 17,2017 

None 

PREMISES AFFECTED: 2315 W. Ogden Avenue 

NATURE OF REQUEST: Application for a special use to permit the establishment of a drive-through to 
serve a proposed fast food restaurant. 

ACTION OF BOARD­
APPLICATION APPROVED 

THE VOTE 
,'Wf';,_ ..... -. ~·'···· 
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APR 24 2017 SOL FLORES 

CITY OF CHICAGO SAM TOIA 

:ZONING BOARD OF APPEALS AMANDA WILLIAMS 
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WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
meeting held on February 17, 2017 after due notice thereof as provided under Section 17-13-0 I 07B and by 
publication in the Chicago Sun-Times on February 2, 2017; and 

) 
WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding of fact and having 

fully heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; the applicant shall be permitted to establish a drive-through to serve a proposed fast food restaurant 
at the subject site; expert testimony was offered that the use would not have a negative impact on the 
surrounding community and is in character with the neighborhood; further expert testimony was offered that the 
use complies with all of the criteria as set forth by the code for the granting of a special use at the subject site; 
the Board finds the use complies with all applicable standards of this Zoning Ordinance; is in the interest of the 
public convenience and will not have a significant adverse impact on the general welfare of neighborhood or 
community; is compatible with the character of the surrounding area in terms of site planning and building scale 
and project design; is compatible with the character of the surrounding area in terms of operating 
characteristics, such as hours of operation, outdoor lighting, noise, and traffic generation; and is designed to 
promote pedestrian safety and comfort; it is therefore 

RESOLVED, that the aforesaid special use request be and it hereby is approved and the Zoning Administrator is 
authorized to permit said special use subject to the following condition(s): provided the development is 
consistent with the design and layout of the site plan and the landscape plan, both dated February 7, 2017 and 
prepared by Watermark Engineering Resources, Ltd. 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 
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ZONING BOARD OF APPEALS, CITY OF CHICAGO, CITY HALL, ROOM 905 

APPLICANT: Iron Heritage, LLC CAL NO.: 59-17-S 

APPEARANCE FOR: Warren Silver MINUTES OF MEETING: 
March 17, 2017 ) 

,.~ t'EARANCE AGAINST: None 

PREMISES AFFECTED: 4025 N. Dam en A venue 

NATURE OF REQUEST: Application for a special use to permit the establishment of a barber shop. 

ACTION OF BOARD­
APPLICATION APPROVED 

APR 242017 
CITY OF CHICAGO 

ZONING BOARD OF APPEALS 

THE RESOLUTION: 

THE VOTE 

BLAKE SERCYE 
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SAMTOIA 

AMANDA WILLIAMS 
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WHEREAS, a public hearing was held on this application by the Zoning Board of Appeals at its regular 
meeting held on February 17, 2017 after due notice thereof as provided under Section 17-13-0 I 07B and by 
publication in the Chicago Sun-Times on February 2, 2017; and 

) WHEREAS, the Zoning Board of Appeals, having reviewed the proposed finding of fact and having 
tUlly heard the testimony and arguments of the parties and being fully advised in the premises, hereby finds the 
following; the applicant shall be permitted to establish a barber shop at the subject site; expert testimony was 
offered that the use would not have a negative impact on the surrounding community and is in character with 
the neighborhood; further expert testimony was offered that the use complies with all of the criteria as set forth 
by the code for the granting of a special use at the subject site; the Board finds the use complies with all 
applicable standards of this Zoning Ordinance; is in the interest of the public convenience and will not have a 
significant adverse impact on the general welfare of neighborhood or community; is compatible with the 
character of the surrounding area in terms of site planning and building scale and project design; is compatible 
with the character of the surrounding area in terms of operating characteristics, such as hours of operation, 
outdoor lighting, noise, and traffic generation; and is designed to promote pedestrian safety and comfort; it is 
therefore 

RESOLVED, that the aforesaid special use request be and it hereby is approved and the Zoning 
Administrator is authorized to permit said special use subject to the following condition(s): 

That all applicable ordinances of the City of Chicago shall be complied with before a permit is issued. 

) 
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Cloud Property Management, LLC 1902 
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64-17-Z & 65-17-Z 
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FINDINGS OF THE ZONING BOARD OF APPEALS 
IN THE MATTER OF THE VARIATION APPLICATIONS FOR 1902 W. 

CULLERTON BY CLOUD PROPERTY MANAGEMENT, LLC 1902 SERIES 

I. BACKGROUND 

Cloud Property Management, LLC 1902 Series (the "Applicant") submitted a 
variation application for 1902 W. Cullerton (the "subject property"). The subject 
property is currently zoned RM-6 and is improved with an existing three-story, three 
dwelling unit building and a rear coach house. The Applicant proposed to re-develop the 
existing three-story building from a three dwelling unit building to a six dwelling unit 
building (the coach house will remain unaltered). To permit the proposed re­
development the Applicant requested: (I) a variation to reduce the rear yard open space 
from the required 252 square feet to zero; and (2) a variation reduce the required off­
street parking from three parking spaces to zero. 

II. PUBLIC HEARING 

A. The Hearing 

The ZONING BOARD OF APPEALS held a public hearing on the Applicant's 
variation application at its regular meeting held on February 17,2017, after due notice 
thereof as provided under Section 17-13-0107-B of the Chicago Zoning Ordinance and 
by publication in the Chicago Sun-Times, and as continued without further notice in 
accordance with Section 17- 13-0H~'i"i!"r~'iill'tm~~t, held on March 17,2017. 

,.,. · · ll~~r.lliH]l "'' r~ ~~:~~f. 
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ZONING BOARD OF APPEALS 
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In accordance with the ZONING BOARD OF APPEALS' Rules of Procedure, the 
Applicant had submitted its proposed Findings of Fact. A member of the Applicant Mr. 
Teofil Scorte and the Applicant's attorney Mr. Thomas S. Moore were present. The 
Applicant's architect Mr. Oscar Alba and its land planner Mr. Kyle Smith were also 
present. Testifying in opposition to the applications was Mr. Mario Maldonado. The 
statements and testimony given during the public hearing were given in accordance with 
the ZONING BOARD OF APPEALS' Rules of Procedure. 

The Applicant presented the lay testimony of Mr. Teofil Scorte, member of the 
Applicant. Mr. Scorte testified to the Applicant's proposed program of re-development at 
the subject property. 

Mr. Mario Maldanado, of 1905 W. 19th Street, testified in opposition to the 
applications. His opposition stemmed from his belief that the Applicant's proposed 
program of re-development at the subject property would cause further traffic congestion 
in the area. 

The Applicant presented the expert testimony of Mr. Kyle Smith, its land planner. 
Mr. Smith testified that, in his opinion, waiver of the required three (3) parking spaces 
would not have any negative impact on the surrounding area. 

The Applicant presented the expert testimony of Mr. Oscar Alba, its architect. Mr. 
Alba testified as to how the Applicant's applications met the standards for variation. 

B. Criteria for a Variation 

Pursuant to Section 17-13-1107-A of the Chicago Zoning Ordinance, no variation 
application may be approved unless the ZONING BOARD OF APPEALS finds, based 
upon the evidence presented to it in each specific case, that: (I) strict compliance with the 
standards of the Chicago Zoning Ordinance would create practical difficulties or 
particular hardships; and (2) the requested variation is consistent with the stated purpose 
and intent of the Chicago Zoning Ordinance. 

Pursuant to Section 17-13-1107-B of the Chicago Zoning Ordinance, in order to 
determine that practical difficulties or particular hardships exist, the ZONING BOARD 
OF APPEALS must find evidence of each of the following: (I) the property in question 
cannot yield a reasonable return if permitted to be used only in accordance with the 
standards of the Chicago Zoning Ordinance; (2) the practical difficulties or particular 
hardships are due to unique circumstances and are not generally applicable to other 
similarly situated property; and (3) the variation, if granted, will not alter the essential 
character of the neighborhood. 

Pursuant to Section 17-13-1107-C of the Chicago Zoning Ordinance, in making its 
determination of whether practical difficulties or particular hardships exist, the Zoning 
Board of Appeals must take into consideration the extent to which evidence has been 
submitted substantiating the following facts: (I) the particular physical surroundings, 
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shape or topographical condition of the specific property involved would result in a 
particular hardship upon the property owner as distinguished from a mere inconvenience, 
if the strict letter of the regulations were carried out; (2) the conditions upon which the 
petition for a variation is based would not be applicable, generally, to other property 
within the same zoning classification; (3) the purpose of the variation is not based 
exclusively upon a desire to make more money out of the property; (4) the alleged 
practical difficulty or particular hardship has not been created by any person presently 
having an interest in the property; ( 5) the granting of the variation will not be detrimental 
to the public welfare or injurious to other property or improvements in the neighborhood 
in which the property is located; and ( 6) the proposed variation will not impair an 
adequate supply of light and air to adjacent property, or substantially increase the 
congestion in the public streets, or increase the danger of fire, or endanger the public 
safety, or substantially diminish or impair property values within the neighborhood. 

III. FINDINGS OF FACT. 

After careful consideration of the evidence, testimony and the entire record, including 
the Applicant's proposed Findings of Fact, the ZONING BOARD OF APPEALS hereby 
makes the following findings with reference to the Applicant's applications for variations 
pursuant to Section 17-13-11 07-A of the Chicago Zoning Ordinance: 

1. Strict compliance with the regulations and standards of the Chicago Zoning 
Ordinance would create practical difficulties or particular hardships for the 
subject property. 

The subject property is currently improved with not only a three-story building 
but also a coach house. Both buildings date from 1894 and are nonconforming. 
As the two nonconforming buildings take up the majority of the subject property, 
there is no room for parking spaces or rear yard open space. 

2. The requested variations are consistent with the stated purpose and intent of the 
Chicago Zoning Ordinance. 

The requested variations promote the rehabilitation and reuse of older buildings as 
well as help maintain a range of housing choices and options. 

After careful consideration of the evidence, testimony and the entire record, 
including the Applicant's proposed Findings of Fact, the ZONING BOARD OF 
APPEALS hereby makes the following findings with reference to the Applicant's 
application for a variation pursuant to Section 17-13-11 07-B of the Chicago Zoning 
Ordinance: 

1. The property in question cannot yield a reasonable return if permitted to be used 
only in accordance with the standards of the Chicago Zoning Ordinance. 
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Due to nonconforming 1894 buildings, the property in question cannot be 
renovated without the requested variations and therefore cannot yield a reasonable 
return if permitted to be used only in accordance with the standards of the 
Chicago Zoning Ordinance. 

2. The practical dijjiculties or particular hardships are due to unique circumstances 
and are not generally applicable to other similarly situated property. 

The nonconforming 1894 buildings are unique circumstances and not generally 
applicable to other similarly situated property. 

3. The variations, if granted, will not alter the essential character of the 
neighborhood 

The nonconforming buildings have been on the subject property since 1894. Only 
the interior configuration of the three-story building will change and, as very 
credibly testified to by Mr. Smith, the waiver of the parking spaces for the 
additional three dwelling units will not adversely impact the neighborhood. The 
subject property is within 1320 feet from the a Chicago Transit Authority 
("CT A") station. 

After careful consideration of the evidence, testimony and the entire record, including 
the Applicant's proposed Findings of Fact, the ZONING BOARD OF APPEALS hereby 
makes the following findings with reference to the Applicant's application for a variation 
pursuant to Section 17-13-1107-C of the Chicago Zoning Ordinance: 

1. The particular physical surroundings, shape or topographical condition of the 
specific property involved would result in a particular hardship upon the property 
owner as distinguished from a mere inconvenience, if the strict letter of the 
regulations were carried out. 

If the strict letter of the regulations were carried out, the 1894 nonconforming 
buildings that cover the majority of the subject property result in particular 
hardship to the Applicant as distinguished from mere inconvenience. Without 
the requested variations, the Applicant could not renovate the subject property. 

2. The conditions upon which the petitions for the variations are based would not be 
applicable, generally, to other property within the same zoning classification. 

The subject property has a RM-6 zoning classification. Nonconforming buildings 
from 1894 are not conditions applicable, generally, to other property with a RM-6 
zoning classification. 

3. The purpose of the variations are not based exclusively upon a desire to make 
more money out of the property. 
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The variations are not based exclusively upon a desire to make more money out of 
the subject property but rather to re-develop the existing three-story building on 
the subject property. 

4. The alleged practical difficulty or particular hardship has not been created by 
any person presently having an interest in the property. 

The Applicant did not create the nonconforming buildings on the subject property 
as they date from 1894. 

5. The granting of the variations will not be detrimental to the public welfare or 
irifurious to other property or improvements in the neighborhood in which the 
property is located 

The subject property currently does not meet its required rear yard open space 
requirements. The subject property also currently has no on-site parking. 
Therefore, the requested variations will not alter the existing topographical 
condition of the subject property. Since the existing topographical condition of 
the subject property has existed since 1894, the granting of the variations will not 
be detrimental to the public welfare or injurious to other property or 
improvements in the neighborhood. 

6. The variations will not impair an adequate supply.oflight and air to adjacent 
property, or substantially increase the congestion in the public streets, or 
increase the danger of fire, or endanger the public safety, or substantially 
diminish or impair property values within the neighborhood. 

The variations will not impair an adequate supply of light and air to adjacent 
property because the variations will not alter the current topographical condition 
of the subject property. Further, as very credibly testified to by Mr. Smith, the 
variations will not substantially increase congestion in the public streets. The 
variations will not increase the danger of fire or endanger the public safety or 
impair property values within the neighborhood because the variations will not 
alter the current topographical condition of the subject property. 

IV. CONCLUSION 

For all of these reasons, the ZONING BOARD OF APPEALS finds that the 
Applicant has proved its case by evidence, testimony and the entire record, including the 
Applicant's proposed Findings of Fact, covering the specific criteria for a variation 
pursuant to Sections 17-13-1107-A, Band C of the Chicago Zoning Ordinance. 

The ZONING BOARD OF APPEALS hereby approves the Applicant's applications 
for variations, and the Zoning Administrator is authorized to permit said variations. 
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This is a final decision subject to review under the Illinois Administrative Review 
Law (735 ILCS 5/3-101 et. seq.). 
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THE RESOLUTION OF THE ZONING BOARD OF APPEALS 
IN THE MATTER OF THE SPECIAL USE APPLICATION FOR 2008 S. 

PRAIRIE BY CARL YON TSIOTSIOS 

I. BACKGROUND 

Carolyn Tsiotsios (the "Applicant") submitted a special use application for 2008 S. 
Prairie (the "subject property"). The subject property is currently zoned DX-5 and is 
currently improved with a one-story commercial building. The Applicant proposed to 
establish a tattoo studio for her husband Mr. George Tsiotsios at the subject property. To 
permit the proposed tattoo studio, the Applicant sought a special use to permit the 
establishment of a body art service. In accordance with Section 17-13-0903 of the 
Chicago Zoning Ordinance, the Zoning Administrator of the City's Department of 
Planning and Development ("Department") recommended denial of the proposed special 
use. 

II. PUBLIC HEARING 

The ZONING BOARD OF APPEALS held a public hearing on the Applicant's 
special use application at its regular meeting held on March 17, 2017, after due notice 
thereof as provided under Section 17-13-01 07-B of the Chicago Zoning Ordinance and 
by publication in the Chicago Sun-Times and as continued without further notice in 
accordance with Section 17-13-0108-A of the Chicago Zoning Ordinance. In accordance 
with the ZONING BOARD OF APPEALS' Rules of Procedure, the Applicant had 
submitted its proposed Findings of Fact. BOARD OF 
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APPEALS were present. The Applicant Ms. Carolyn Tsiotsios and her husband Mr. 
George Tsiotsios were present. Also present on behalf of the Applicant were the 
Applicant's land planner Mr. Kareem Musawwir and her real estate broker Mr. Ronald 
Sears. Testifying in opposition to the application were Mr. Charles Dusek, President of 
the Homeowners' Association of 315 E. Cullerton, Mr. Brian Friedman, representative of 
Alderman Dowell, and Mr. Salvatore Martorina. The statements and testimony given 
during the public hearing were given in accordance with the ZONING BOARD OF 
APPEALS' Rules of Procedure. 

III. CONCLUSION 

The Applicant's application failed to receive three concurring votes in favor the 
application as required under Division 13 of the Illinois Municipal Code, 65 ILCS 5/ll-
13-3(g) (West 2015) and Section 17-13-0907 of the Chicago Zoning Ordinance. 

The ZONING BOARD OF APPEALS hereby denies the Applicant's application for a 
special use. 

This is a final decision subject to review under the Illinois Administrative Review 
Law (735 ILCS 5/3-101 et. seq.). 


