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PROJECT SUMMARY 
 

As can be seen with the Plat of Survey, the current garage has a garage door on the 

North side that opens onto Filmore Avenue. We are proposing to keep the garage 

door on the North side and open onto Filmore Avenue. Due to the poor state of the 

garage at time of purchase with leaks and a severely broken parking pad we need to 

tear down the entire garage. We need to increase the storage capacity of the garage, 

so we are including a higher roof and attic space for storage as well.  While the main 

function of the ground level of the garage will be for our vehicles (of which we only 

have one now), I need usable workspace in the garage as I am a practicing artist. 

 
Although the current standard (Article 9.3 N-2-C) states that we must have the garage 

door open onto the alley “if it provides adequate access to a street” we would argue 

that having the garage door open to the alley, we would not have adequate access to 

the street.  

 

The garage across the alley (1151 S. Highland) is very close to the property line, and 

with their waste and recycling bins currently there, it would make it very difficult to park 

even a single vehicle and safely enter and exit.  

 

Additionally since our lot is narrow, we would only- with great difficulty- be able to fit a 

single vehicle in the garage if it were on East, alley-facing side. We just purchased our 

2020 Subaru as a non-electric vehicle in in 2023. While we do not have an electric 

vehicle, we are being required to outfit the garage with an EV charger as of Jan. 1, 

2024. Though this was not in our initial plan and is additionally causing us financial 

hardship in the construction of the garage, we are not contesting this requirement. 

However, the only way for us to take advantage of an EV charger would be to purchase 
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another vehicle that was electric.  

The narrowness of our lot would only permit the garage to accommodate a single 

vehicle if the garage door were on the East side, while if we were to have it where it is 

currently we could, at least accommodate a small E-vehicle, since we are proposing to 

widen the current structure 4 ft between the East and West walls.  

 

In addition to storing our vehicle(s), the new garage will allow me to set up a functional 

workspace for my larger art projects in painting and sculpture. If the garage door were 

to be on the alley-facing side it would dramatically compromise the utility of the 

increased size of the garage and will likely force us to abandon the project which we 

are desperately trying to make happen.  

 

Currently all 4 corner lots at the alley between Highland Ave. and Cuyler at Filmore 

have garage doors onto Filmore rather than the alley, so allowing us a variance would 

in no way compromise the harmony of our property with our neighbor’s properties. 

 

 
 
 

 
 



6.  RESPONSE TO APPROVAL STANDARDS 
 

 

1.  The Zoning Board of Appeals decision must make findings to support each of the 
following: 

a. The proposed variation is consistent with the spirit and intent of this Ordinance 
and the adopted land use policies.  
 
As mentioned in the project statement, the only standard we are asking for a 
variance on is Article 9.3 N-2-C: If a lot abuts a public alley that provides 
adequate access to a street, a detached garage must be constructed so that 
access is from the public alley. We argue that our lot does not ‘provide adequate 
access to the street’ so that the garage can be accessed from the public alley. 
Strict adherence to the terms of Ordinance will present undue hardship as we 
will not be able to safely and without difficulty park one or two vehicles in the 
garage.  

 

b. The particular physical surroundings, shape or topographical conditions of the 
specific property impose a particular hardship upon the owner, as distinguished 
from a mere inconvenience, if the strict letter of the regulations were to be 
carried out. 
 
We believe it will cause undue hardship because the garage across the alley is 
very close to the edge of their property line, and this would make it too tight of a 
turn to get the vehicles in or out. 
 
Additionally, our lot is very narrow, and we are more limited in how wide we can 
make the garage from the North to South walls. We can add more width 
between the East and West walls which would allow us to park an additional 
electric vehicle in the garage. These factors are not merely an inconvenience but 
strictly adhering to the Ordinance will make it too difficult to use the garage.  

 

c.  The plight of the owner is due to unique circumstances inherent to the subject 
property and not from the personal situation of the owner and has not been 
created by any person presently having a proprietary interest in the property in 
question. 

 
There is no personal situation nor is there anyone with proprietary interest. We 
simply want to be able to build a garage to make our home more livable here in 
Oak Park for the next 15 to 20 years- or longer if we’re lucky. 

 

2. The Zoning Board of Appeals, in making its findings, may inquire into the following 
evidentiary issues, as well as any others deemed appropriate:  
 



a. The granting of the variation will not be detrimental to the public health, safety, and 
welfare in the neighborhood in which the property is located.  
 
We do not believe the variation will be detrimental to public health, safety, now 
welfare in the neighborhood as it would be putting the garage in the same location 
as it is now or as it would be if we were not to redo the garage. 

 
b. The proposed variation will not impair an adequate supply of light and air to 

adjacent property, substantially increase congestion in the public streets, increase 
the danger of fire, endanger the public safety, or impair property values within the 
neighborhood.  

 
Having the garage door where it is now on the garage should not impact light or air 
for the neighboring property, nor increase congestion on public streets, increase the 
danger of fire, endanger the public safety, nor impair property values in the 
neighborhood. It should have the impact of improving property values as it will look 
nicer and be consistent with other 3 garages at the alleys’ corners. 

 

c.  The proposed variation is consistent with the spirit and intent of this Ordinance and 
the adopted land use policies. 
 
We believe the proposed variation is consistent with the spirit and intent of the 
Ordinance and the adopted land use policies.  
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Photo 1. East Side of Ga-
rage at 1150 S. Cuyler

Photo 2. West Side of 
Garage at 1150 S. Cuyler, 
facing East.

Photo 3. South Side of 
Garage at 1150 S. Cuyler 
between 1152 S. Cuyler’s 
Garage. Facing East.



Photo 4. North Side of 
Garage (1150 S.Cuyler) 
with existing Garage 
Door opening onto   
Filmore Ave. Facing 
South

Photo 5. North Side of 
Garage (1150 S. Cuyler) 
with Proposed Garage 
Door opening onto Film-
ore Ave and new structure 
roughly indicated with 
red lines. Facing South

Photo 6. View of Exist-
ing Garage from alley 
at 1150 S. Cuyler



Photo 7. View of Neighboring 
Garage on 1151 S. Highland Ave. 

Photo 8. View of Alley between existing Garage (1150 S.Cuyler) and 
neighboring garage (1151 S. Highland Ave).



Photo 9. View from Ga-
rage Looking North at 
other two garages with 
doors on Filmore. 1146 
S. Cuyler on the left and 
1147 S. Highland on the 
right.

Photo 10. View of Garage 
of 1152 S. Cuyler Ave, the 
property South of the exist-
ing 1150 S. Cuyler garage

Photo 11. View of Exist-
ing 1150 S.Cuyler's garage 
East Side from alley facing 
North West.
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DETAILS

Design No. U344
BXUV.U344

Fire Resistance Ratings - ANSI/UL 263

BXUV - Fire Resistance Ratings - ANSI/UL 263

BXUV7 - Fire Resistance Ratings - CAN/ULC-S101 Certified for Canada

Design No. U344

February 02, 2018

Bearing Wall Rating — 1 Hr.

Finish Rating — 26 Min.

This design was evaluated using a load design method other than the Limit States Design Method (e.g., Working Stress 
Design Method). For jurisdictions employing the Limit States Design Method, such as Canada, a load restriction factor shall

be used — See Guide BXUV or BXUV7

* Indicates such products shall bear the UL or cUL Certification Mark for jurisdictions employing the UL or cUL Certification
(such as

Canada), respectively.

Wood Studs — Nom 2 4 in. spaced 24 in. OC, laterally braced, and effectively fire stopped at top and bottom.

Wood Structural Panel Sheathing — Nom 15/32 in. thick, 4 ft wide APA Rated Sheathing 32/16. Exposure 1, plywood or oriented 
strand board (OSB) per PS1, PS2 APA St ndard PRP-108. Installed with long dimension of sheet
(strength axis) or face grain of plywood, parallel with studs. Vertical joints centered on studs, and staggered one stud space from wallboard
joints. Horizontal joints backed with nom 2 4 in. wood backing. Attached to studs on exterior side of wall with 6d cement coated steel box
nails spaced 12 in. OC along interior studs and 6 in. OC at perimeter of panels.

Batts and Blankets* — 3-1/2 in. thick foil-faced glass fiber batts. Supplied in rolls 23 in. wide. Density to be nom 0.70 pcf. Friction-
fitted to completely fill the stud cavity.
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