ZONING BOARD OF APPEALS
AGENDA
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NOTICE OF PUBLIC HEARING
Wednesday, February 11, 2026
6:00pm
City Hall Council Chambers
7607 W. College Drive, Palos Heights, IL. 60436

1. Call to Order

2. Roll Call

3. Approval of Minutes:
a. December 23, 2025

4. New Business
4(a) DOCKET 2026-SUP-01: A petition filed by Ali Karaja

Motion: Recommend approval to allow a barbershop to operate as a special use within the premises located at 13405
S. Ridgeland Avenue, Palos Heights, IL and contained within the following PIN: 24-32-300-039-0000.

1. Presentation by the Petitioner

2. Hear Public Comments

3. Commission Discussion/Q&A

4. Accept or make changes to Findings of Fact

Old Business
Public Comments

Adjournment

Americans with Disabilities Act Notice: Disabled persons who require certain accommodations should contact City Hall as early as possible so
reasonable accommodations can be arranged.
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CITY OF PALOS HEIGHTS

E._ 3

PALOS HEIGHTS

ZONING BOARD OF APPEALS
Public Hearing Minutes-DRAFT
December 10, 2025

Call to Order

The public hearing conducted by the Zoning Board of Appeals was called to order by Chairman
Jim Hughes on December 10, 2025, at 6:30 p.m. at the City of Palos Heights City Hall Council
Chambers.

Roll Call
The following board members were present: Jim Hughes, Thomas Gregory, Robert Starzyk,
Declan Binninger.

Absent: John Hanley, Todd Probasco, Jack Shanahan.
Also present were Assistant City Administrator Aimee Ingalls,

Approval of Minutes

Commissioner Binninger moved to approve the minutes from the November 12, 2025, meeting
as presented, seconded by Commissioner Gregory. On a voice vote, the motion passed
unanimously.

4(a) DOCKET 2025-VAR-11: A petition filed by Daniel Cassasanto

Motion: Recommend approval to allow a zoning variance for an 8ft setback from the 20-foot
secondary front yard setback requirement.

Presentation by Petitioner / ZBA Discussion / Q&A: Petitioner has an existing canopy over the
existing patio which is 11x14. They have outgrown this one and would like to replace with a
20x22 new canopy. The commissioners questioned the petitioner about how his neighbors feel
about this and he said he has talked to them all and no one has issue.

The motion was made by Commissioner Gregory seconded by Commissioner Starzyk and passed
unanimously.

Public Comment: None.

4(b) DOCKET 2025-SUP-12: A petition filed by Saleem Elmosa.

Motion: Recommend approval to allow a B-1 in a B-District for an insurance agency for auto,
home, life at 13420 S. Ridgeland Ave.

Presentation by Petitioner / ZBA Discussion / Q&A: Petitioner works up north and would like to
have an office closer to home. The location was a former insurance agency.

No public comment.

Motion to approve by Commissioner Gregory, seconded by Commissioner Starzyk. On a voice
vote, the motion passed unanimously.

New Business
None.
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Adjourn
There being no further business, Commissioner Starzyk moved to adjourn the meeting, seconded
by Commissioner Gregory. All in favor.

Meeting adjourned at 6:52 p.m.

Respectfully submitted,

Aimee Ingalls
Recording Secretary
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TITLE:

DATE:
DOCKET NUMBER:

REQUEST:

LOCATION:

APPLICANT INFORMATION
APPLICANT:

MEETING DATE:

NOTICE PUBLISHED:

STAFF:

PALOS HEIGHTS

Special Use in B-Business for a
Barbershop

February 11, 2026
#2026-SUP-01

SPECIAL USE PERMIT (SUP)
The applicant, Ali Karaja, Elite
Cutz, requests approval for a
special use permit to allow a
barbershop in a B-Business
District at 13405 S. Ridgeland

13405 S. Ridgeland Avenue.

Ali Karaja
February 11, 2026
January 26, 2026
Daily Southtown

Aimee Ingalls, Community
Development Coordinator



PALOS HEIGHTS

REQUEST
The applicant has a current yoga studio, Revival Yoga Wellness Studio, at 7209 W. College (Southwick
Commons). They want to relocate to 12211 S. Harlem Avenue Floor 1. Their use is permitted in a B-1
Restricted Business however the new location is B-Business. Zoning Code Chapter 153.151 (B) 10
states that a special use may be allowed in an existing structure. This special use terminates with a
change in the B-1 use.

The Zoning Board of Appeals (ZBA) shall make a recommendation that City Council approve, approve
with conditions, or deny the request. Upon receipt of this recommendation, Council shall then make a
final determination.

BACKGROUND
The studio has been located in Southwick Commons since 2022 and had a special use permit (O-11-15)
in that location also. Their statement of need indicates that they felt it would be a hardship to redesign their
current location.

EXISTING CONDITIONS

Zoning B-Business

Required Yards & | https://codelibrary.amlegal.co
Setbacks m/codes/palosheights/latest/
palosheights il/0-0-0-76253

Current Use Vacant

Future Land Use B-Business

Area & Frontage: 320 feet
Dimensions Total area: 110,838 sf

Suite square feet: 1,200 sf
Total depth: 69 feet

Existing Site Access
Features - The subject property has one entrance from Ridgeland Avenue
Property
CONTEXT
Surrounding North: B-Business
Zoning & Uses South: B-Business

West: R-Residential
East: R-Residential



https://codelibrary.amlegal.com/codes/palosheights/latest/palosheights_il/0-0-0-76253
https://codelibrary.amlegal.com/codes/palosheights/latest/palosheights_il/0-0-0-76253
https://codelibrary.amlegal.com/codes/palosheights/latest/palosheights_il/0-0-0-76253

EXHIBIT 1: Location

CookViewer

Cook County Farcel Viewer

Legend 0 145 290

580 870 1,180 %
™ e ™ I Feet A
Selected Parcels
Source Parcel Map generated from CookViewer, Cook County's Parcel Viewer application maintained by the Bureau of Technology's GIS
Division. For parcel and property identification number (PIM) questions, contact the Cook County Clerk's Office. For property
I~ 71 Parcels Current detail and assessment questions, contact the Cook County Assessar's Office. For property tax hill guestions, contact the Coaok

County Treasurer.

Cook County Bureau of Technology — GIS Division: Cook County Clerk: Cook County Assessor. Map Created: 1/23/2028
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MISCELLANEOUS NOTES:

1 MU D MENSUREUETS WOIGH RRCORS DIMENSIONS WITHIN THE

. DASIS OF BEARINGS: THE EAST RIGHT OF WAY LINE OF 5. RIDGELANG
AVENUE

. TME SUBJECT PROPERTY HAS DIRECT ACCESS TO AND FROM 5. RIOGELAND
AVENUE AND INOIRECT ACCESS WTHOUT THE BENIFIT OF A KNOWM
EASEMENT TO 5, RIGELAND AVERUE AND 135TH STREET WHICH ARE
DEDICATED PUBLIC RIGHT OF WAYS.

4 1N REGARDS TO TABLE “A" ITEM 2. AT THE TIME OF THS SURVEY. THE
ADDRESS WAS POSTED AS 1340113409 5, RIDGELAND AVENUE.

5. P REGARDS TO TABLE "A" ITEM 16, AT THE TIME OF THIS SURVEY, THERE
WAS MO VISIBLE EVIDENCE CF EARTH MOVING VWORK. BUILDING
CONSTRUCTICN GR BUALDING ADOITIONS.

. Il REGARDS TO TABLE "A" ITEM 17, AT THE TIME OF THIS SURVEY, THERE
VWAS NO RECENT STREET OR SIDEWALK CCNSTRUCTION OR PROPUSED
RIGHT OF WAY CHANGES PROVIOED,

PERMANENT INDEX, NUMEER' 24:32-300.030-0000.

GRAPHIC SCALE

LA

1 inch = 40 L
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FLOOD NOTE:

BASED O WAPS PREPARED BY THE FEDERAL EMERGENCY MANAGEMENT
AGERCY (FEMA) AVAILABLE ONLINE AT WWANJSCFEMA.GOV, AMD BY GRAPHIC
PLOTTRNG ONLY, THIS PROPERTY IS LOCATED IN ZONE X ON FLOOD INSURANCE
RATE 12AP NUMDER 17031C0G1BK. WHICH BEARS AN EFFECTIVE DATE OF
11912913 AND I5 NOT I A SPECIAL FLOGD HAZAD AREA.

ALTA/NSPS LAND TITLE SURVEY

SIGNIFICANT OBSERVATIONS:

fA] TRASH ENCLOSUAE AND 7 PARKING SPACES (NOT INCLUDED I THE

ZONING INFORMATION:
THE SURVEYOR WAS HQT PROVIDED WATH THE ZOMNG INFGRMATICN

s 000008 W J67.88'F

Taisns srowasd

2NNIAV ONV1IDAR 'S

\§
T

N oToove € 20012

135TH STREET

RECORD DESCRIPTION.

THAT PART OF THE WEST 2 GF THE SOUTHWEST 174 OF SECTIOH 12,

NORTHEAST CORNER OF SAID WEST 1/2 AHD RUNMING THENCE SOUTH 00
DEGREES 01 MINUTES 01 SECGNDS WEST ALONG THE EAST UNE CF SAID WEST
112, A DISTANCE OF 2.00281 FEET, TO THE HORTH LINE OF 135TH STREET {50

SOUTH 00 DEGREES G0 MNUTES 08 SECONDS WEST, A DISTANCE OF 357.08
FEET, MORE OR LESS, TO THE POINT OF BEGINNING, IN COOK COUNTY. ILINOIS.

THELANOS SURVEY ED, SHOWN AND DESCRIBED HEREON ARE THE SAME LANDS.
AS DESCRIBED I THE TITLE COMMITMENT PROVIDED BY GLD REPLBUC
NATIONAL TITLE INSURANGE COMPANY, COMMITMENT N, NCT23012517. DATED
APRIL 21, 2020.

SCHEDULE B;

iU} EASEMENT IN FAVOR OF NORTHERN RUNOIS GAS COMPANY FOR THE

WISTALLATION, MAINTENANCE, REPAIR. RELOCATION REMOVAL AND RENEWAL
CF GAS MAINS, AS CONTAINED IN THE GRANT RECORDED AS DOCUMENT
14280221, ITEMUES IN THE EXISTING RIGHT OF WAY AND IS NOT SHOWN.

G} EASEMBNT IN FAVOR OF THE CITY OF PALCS WEIGHTS TO CONSTRUCT,

RECONSTRUCT, REPAIR, INSPECT AND MAINTAIN A SANITARY SEWER SYSTEM
4NO ALL NECESSARY MANHOLES ANO APPURTENANCES, TOGETHER WITH THE
RIGHT OF ACCESS THERETO, ANO FOR INCIDENTAL PURPGSES AS CONTAINED IN
1HE GRANT RECORDED GCTOBER 29, 1963 AS DOCUMENT 03003016,

FEMIS SHOVL

EASEMENT IN FAYOR OF THE COMMONWEALTH EDISON GCOMPANY, ITS
UGENSEES, SUCCESSCRS AND ASSIGNS, TO CONSTRUCT, OPERATE, MAINTAIN,
FENEWY, RELOCATE AND REMOVE POLES, WHIES, CABLES, CONDUITS, NANHOLES,
1RANSFORMERS. PEDESTALS ANO GTHER FACILITIES USED IN CONNECTION WITH

ANO OF ELECTRICITY, SOUNDS
/O SIGNALS, TOGETHER WITH THE RIGHT OF ACCESS THERETO, AND FGR
LICIDENTAL FURPOSES, AS CONTAINED I THE GRANT RECORDED APRI. 10. 2000
115 DOCUMENT 00248196, ITEMIS SHGVAN.

{1 NOTICE OF RECUREVENTS FGR STORM WATER DETEWTION RECORDED

(ECEMBER 3. 1808 AS DOCUMENT 0006672 ITEM 1S BLANKET IN NATURE AND
1GT SHOWH.

(12 GRANT GF EASEWENT RECORDED JANUARY 28 2000 AS DCCUMENT NUMBER

(0074090, MADE BY ANO BETWEEN WESTGATE SIGRATURE DEVELGFMENT, LLC
FND COMMONAEALTH EDISON COMPANY RELATING TO THE RIGHT TO
(ONSTRUGT, RECONSTRUCT, ADD TO, REMOVE, OPEHATE AND MAINTAIN
ELECTRICITY Ang SYSTEMS OF SUCH
FOLES, ANGHORS, GUYS, VARES, CABLES, BURIED CADLES. CONDUITS,
TERMINALS, MANHOLES OR GTHER RELATED FIXTURES AMD ARPURTENANCES
THERETO ALONG WATH THE RIGHT OF INGRESS ANO EGRESS THERETO AND
YERMS ANO CONDITIONS CONTARED THEREIN. ITEM15 SHOVAL

SURVEYOR'S CERTIFICATE:
TO. OLD REPUBLIC NATIGNAL TITLE INSURANCE COMPANY.

THIS 15 TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT 15
BASED WEHE MAOE IN ACCCROANCE WATH THE 2021 MINIMUM STANDARD
DETAIL REQUIREMENTS FUR ALTANSPS LANO TITLE SURVEYS JOINTLY
ESTABLIGHED AND ADOPTED BY ALTA AND NSRS, AHD INCLUDES ITEMS 1, 2.3, 4,
Ga, 65, 73, Tb1, 7¢. 8, 2, 13, 14, 16 AND 17 GF TABLE A THEREOF, THE FIELD WORK
WAS COMPLETED ON JUNE 05, 2023.

Tames L Farpok. PLE AR
Jinos Profossions| Land Suneyst No, 0353150

JLH LAND

SURVEYING INC.

[ s

SURVEY PREPARED FOR:

BALOURDOS & MIKUZIS, LLP
595 N MICHIRAN AVE SIITE 200

154
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ALTA/NSPS LAND TITLE SURVEY
13401-13419 S RIDGELAND AVENUE




PALOS HEIGHTS

EXHIBIT 2
Finding of Fact

Section 153.221 Standards for Special Uses
No special use shall be recommended by the zoning board of appeals unless the board of appeals shall find:

(A) That the establishment, maintenance, or operation of the special use will not be detrimental to or endanger
the public health, safety, morals, comfort, or general welfare. True.

(B) That the special use will not be injurious to the use and enjoyment of other property in the immediate
vicinity for the purposes already permitted, nor substantially diminish and impair property values within the

neighborhood. True.

(C) That the establishment of the special use will not impede the normal and orderly development and
improvement of surrounding property for uses permitted in the district. True.

(D) That adequate utilities, access roads, drainage, or necessary facilities have been or are being provided.
Yes. This is an established retail center with all infrastructure in place.

(E) That adequate measures have been or will be taken to provide ingress and egress so designed as to
minimize traffic congestion in the public streets. Yes.

(F) That the special use shall in all other respects conform to the applicable regulations of the district in which

it is located, except in each instance as the regulations may be modified by the city council pursuant to the
recommendation of the zoning board of appeals. Yes.

('69 Code, App. A, § 10.8-6; amend. Ord. 87-10, passed 4-21-87)
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7607 W College Drive
Palos Heights, IL. 60463
Ph: (708) 361-1804 Fax: (708) 923-7112

ZONING APPLICATION
CITY OF PALOS HEIGHTS
Applicant Information:
name: AL Kofado proneTos %3 .. 9674
aporess: §904 ¢ 5§'ﬂi et 00 Loton  TL 60453

Subject Property Information:

ADDREss: 1340S § R'§l)-’&lo\nt) Ave, PCA-lUS Hﬂb‘““,IL 60463
PINLZY -3 2.300.05%59 .0 000

CURRENT ZONING CLASSIFICATION B (husiat58) CURRENT USE Vel-nd ozt SPe~ie
PROPERTY OWNER(S) WeStGeat Clolo-, LLC

TENANT (If Applicable) A 1 Kp-(i-3 o~

ATTACH LEGAL DESCRIPTION: A Legal Description must be provided prior to the public
hearing. Please NOTE: The authorizing City ordinance and the issuance of any permits require a
legal description. The legal description can be obtained from a Plat of Survey.

REQUESTED ZONING CHANGE or VARIANCE /

A) AMENDMENT ___ B) VARIATION __ C) SPECIAL USE
A public hearing will be held at an appointed time not less than 15 days from receipt of this application.

DESCRIPTION OF PROPOSED USE / ZONING VARIANCE: T\'\ ¢ P’U?OS(J US& ‘S
Hhe Ofrtion of & Min'y bofberSnof of o Spoce USe

Qitnie Ahg OX54iny Zonins P iellh

COST & TIMING OF IMPROVEMENT: 315,000 ond T monthS (opstuh v~
NUMBER OF DEDICATED OFF-STREET PARKING SPACES PROVIDED FOR PROPOSED USE:

Fees
Make check payable to the City of Palos Heights
TOTAL CHARGES: Amendment, $300; Variation, $600; Special Use, $300; Other, $700
Which includes: =
APPLICATION FEE: Amendment, $100; Variation, $400; Special Use, $100; Other, $500
SIGN DEPOSIT: $150 (refundable); SIGN INSERTS: $50 (2 @ $25)

Additional Requirements of Submission;
—A) Proof of Ownership/Tenancy ~
—76 —B) Evidence of Need (see applicable STANDARDS OF SPECIAL USE / VARIANCE)
Aﬁr"‘ C) Plat of Survey & Legal Description
D) Drawings/Plans/Proposal
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7607 W College Drive
Palos Heights, IL.. 60463
Ph: (708) 361-1804 Fax: (708) 923-7112

§ 153.202 STANDARDS FOR VARIATIONS

(A) The zoning board of appeals shall not recommend the variation of the regulations of this
chapter, as authorized in § 153.203, unless it shall make findings based upon the evidence
presented to it in each specific case that:

(1) The property in question cannot yield a reasonable return if permitted to be used only
under the conditions allowed by the regulations in the district in which it is located.

(2) The plight of the owner is due to unique circumstances.

(3) The variation, if granted, will not alter the essential character of the locality.

(B) For the purpose of implementing the above rules, the board shall also, in making its
determination as to whether there are practical difficulties or particular hardships, take into
consideration the extent to which the following facts favorable to the applicant have been
established by the evidence: '

(1) The particular physical surroundings, shape, or topographical condition of the specific
property involved would result in a particular hardship upon the 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 difficulty or 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.

(6) The proposed variation will not impair an adequate supply of light and air to adjacent
property, substantially increase the congestion in the public streets, increase the danger
of fires, endanger the public safety, or substantially diminish or impair property values
in the neighborhood.

(C) The zoning board of appeals may recommend to the city council that the conditions and
restrictions be imposed upon the premises benefited by a variation which may be necessary, to
comply with the standards set forth in this section to reduce or minimize the injurious effect of
the variation upon other property in the neighborhood, and better to carry out the general intent
of this chapter.

('69 Code, App. A, § 10.5-3)



7607 W College Drive
Palos Heights, IL. 60463
Ph: (708) 361- 1804 Fax: (708) 923-7112

Notary and Applicant Signature:
COUNTY OF COOK)

SS
STATE OF ILLINOIS )

1, /‘7/// )(/A//%jﬁ“

Subject Property Information:

(S—

PALUS HEIWGH TS

(PRINT NAME), being first duly sworn, on oath
deposes and says, that all of the above statements and the statements contained in the documents
submitted herewith and pertaining to this Zoning Application in connection with the property
identified in the application and listed below are true,

ADDRESS: 1240§ ¢ Qfdia\crnaj AVC; ?I‘/‘\OS Heonts TL 60963 -

PAINLY -3 1.3 00.034.0000

Y

Signature of Applicant

SUBSCRIBED AND SWORN TO BEFORE
202

ME THIS F4™Y DAY of “Sown

Notary Public / €<

Bl B a o

Notary Public, State of Illinois
fficial Seal
Delaney Sneh Chand
Commission # 1014052
My Commission Explres 7/22/2029
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