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The MUNSTER BOARD OF ZONING APPEALS 
MINUTES OF REGULAR BUSINESS MEETING 

Meeting Date: December 13, 2022 
 

The announced meeting location was Munster Town Hall and could be accessed remotely via Zoom, a 
video conference application.   

 
Call to Order: 6:45 pm  

 
Pledge of Allegiance  

 
Members in Attendance:  Members Absent:  Staff Present:  
Daniel Buksa   Sharon Mayer  Tom Vander Woude, Planning Director   
Brian Specht   Roland Raffin  Dave Wickland, Attorney  
Brad Hemingway  

 
Approval of Minutes:  

Motion: Mr. Hemingway moved to approve the minutes of the November 15, 2022 special meeting. 
Second: Mr. Specht 
Vote: Yes – 3 No – 0 Abstain – 0. Motion carries 

 
Preliminary Hearings: 

  
a. BZA Docket No. 22-015 Parth Patel requesting approval of a variance from Table 26-

6.405O-1 to allow a reduction in the required parking spaces for commercial building at 
8130-8138 Calumet Avenue. 

 
Mr. Vander Woude said the application is for a variance from the Munster zoning ordinance to reduce 

the requirement for parking spaces at the building at 8130-8138 Calumet Avenue. The applicant is Parth 

Patel, owner of the property. He has submitted plans for the build-out of two of the tenant spaces. It is a 

3630 square foot, 3-unit commercial building currently under construction. At the time that the building 

was approved, it was noted that the lot contained enough parking spaces per our town ordinance to 

permit a single restaurant use as well as a retail and office use or two additional office uses. A restaurant 

requires more parking than an office or retail use. There was a variance submitted for parking at that 

time, but it was withdrawn because the developer didn't know what his tenants would be. He has now 

secured two prospective clients, one of which is Parlor Doughnuts, a craft doughnut and coffee shop 

which will occupy approximately 1600 square feet of the building. The other tenant is Nautical Bowls 

which serves super food bowls and will occupy 666 square feet. Mr. Vander Woude said that the zoning 

code requires 36 onsite parking spaces for these uses. There are 27 spaces provided on site. Mr. Vander 

Woude said that Mr. Patel has provided information stating that Smoothie King, Nautical Bowls, and 

Parlor Doughnuts only need 23 spaces. In addition, he has also provided two other parking ratio 

standards. One is from the Institute for Transportation Engineers and one from the Urban Land Institute, 

both of which have a less aggressive parking requirement. Under each one of those standards, if they 

were to be applied to this site, there would be an excess of four or five parking spaces. Mr. Vander 

Woude said the Board of Zoning Appeals has accepted alternative parking ratios in prior cases.  
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The petitioner, Parth Patel, owner of 8130- 8138 Calumet Avenue said the bakery is not the variance 

that they need for the code. They are trying to get the variance on two of the other units. The Smoothie 

King is 90% carry-out. They might have tables there and one person might sit down to drink. The other 

concept that he is putting to the Board is the Nautical Bowls. That is an acai bowl concept. It is similar to 

the Smoothie King but instead of a cup, it is a bowl. They also make other to- go products so they do not 

have a lot of sitting down. People will come in, take their bowl, and go somewhere else with it. He said 

that the Institute of Transportation Engineers recommends 5 spaces for the Smoothie King and about 

four to five for the Nautical Bowls. He said the Smoothie King would have probably have three and the 

Nautical Bowls would have two. He said they would expect 2 to 3 cars per concept. 

Marissa Barnes, 462 Scarborough Road, Valparaiso, IN, said she and her husband, Wes Barnes, own the 

rights to Parlor Doughnuts as a franchise for Porter County and Lake County. They chose Munster as 

their next city of interest. She said currently operate a Parlor Doughnuts in Valparaiso on the corner of 

US 30 and Route 2. They have 22 seats in their front of the house. Their Valparaiso location looks much 

different from what their Munster location would look like since they have no front room space in that 

location. They are currently operating out of 2900 square feet. They have just 12 park parking spaces 

which is completely adequate as of right now. Mr. Barnes said they have layered doughnuts on the 

menu and coffee and other items from the kitchen. He said 82% of revenue is from doughnuts. He said 

74% of their business is carry-out. Typical turnaround is anywhere from 2 to 5 minutes. The doughnuts 

are already made so they are just grabbing and going. He said they do occasionally, on the weekend, 

have customers come in and sit down with their families and enjoy a doughnut or other breakfast item, 

so they do have some seating. He said the Munster location will have some booth seating and a little bar 

seating; in total, there would be 14 seats. He said most of the customers they see are from the hours of 

8:00 AM to 11:00 AM with that dramatically dropping off in the afternoon hours. He said they average 

about 150 customers a day, Monday through Friday, and about double that on Saturday and Sunday. He 

said because Munster is a much smaller seating space and has more parking than they have at their 

present location, they feel that the parking is adequate.  

 
Motion: Mr. Hemingway moved set Docket BZA22-015 to a public hearing. 
Second: Mr. Specht 
Vote: Yes – 3 No – 0 Abstain – 0. Motion carries 
Mr. Buksa advised Mr. Patel to work with Mr. Vander Woude to make sure all the advertising 
requirements are met.  

 
b. BZA Docket No. 22-016 Munster Properties LLC requesting approval of a variance from 

Table 26-6.405O-1 to allow a reduction in the required parking spaces for a medical office 
at 10350 Calumet Avenue. 

 
Mr. Vander Woude said the property at 10350 Calumet Ave has been purchased from the former 

Calumet Harley-Davidson by Munster properties, LLC. They are proposing to renovate the property into 

a medical office. They are proposing three tenants. Similar to the previous application, this change of 

use has additional parking requirements that are beyond that of a motor vehicle, body shop or motor 

vehicle sales or rental. The parking for the same amount of square footage for a medical office is greater 

than that of the previous use. They are proposing to expand the parking lot, complete an interior 

remodel, enhance the landscaping, and install a stormwater detention area. Even with the expanded 
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parking lot, they still fall short of the 173 parking spaces required by the Munster zoning ordinance. He 

said the applicant is proposing to increase the number of parking spaces on site to 134 total. The 

request is for a parking variance to reduce their required parking by 39 spaces. He said the applicant has 

provided an alternative standard from the Institute of Transportation Engineers for determining the 

required parking spaces. He said the applicant is estimating that only 129 spaces are needed for their 

use. Mr. Vander Woude said that the site plan shows additional parking spaces constructed to the front 

of a commercial building, which is not permitted in the CD-4.A zoning district. There is existing parking 

that was developed under a previous building ordinance. That parking is permitted to remain, but no 

additional parking is permitted on the front.  

Laura Pastine of 8401 Somerset introduced herself as the architect for the project. Roger McDowell 

from 6005 River Bend Drive, Lisle, IL said he represents the owners, Munster Properties, LLC; the owners 

of the LLC are also the owners of the practice that would be on site. Ms. Pastine explained that they 

tried to see how many parking spaces they could physically fit on site. They added some parking spaces 

to the southwest, most of the spaces are added to the north. She said they got to 134 and that was by 

balancing several other things including landscaping code compliance. They also updated the 

landscaping for the entire site. They tried to balance stormwater and the landscaping in addition to 

getting as close to the minimum parking standard as possible. She said the ITE ratio recommends 129 

spaces, what they show on the proposed site plan is 134 spaces. The ITE ratio is 4.27 spaces per 1000 

square feet of building. What they show is doing a little better at 4.44 spaces per 1000 square feet. She 

said if they lost a few spaces by eliminating the parking in the first lot layer, they would still provide 

more than the ITE minimum. Ms. Pastine said that they plan on revising the plans for the northeast 

corner of the parking lot to move some parking spaces closer to the entry doors.  

Mr. McDowell said they already have a presence in Munster. They have surgeons that are operating out 

of Munster Franciscan and Great Lakes. There are patients from Illinois, and they also have their own 

Indiana patient base. They are headquartered in Orland Park, and they have a facility in Oak Lawn. The 

trend they see is more and more business in Lake County. That is why they were deciding to locate here. 

As far as volume, they will have to continue in Illinois to support the investment they are making. They 

forecast they will have 2 doctors in the office every day. They might hire additional physicians. A typical 

rate is 4 patients per hour per physician. That includes an assistant to the provider, and it might also 

include a physician assistant. Then they have two people at the front desk. They have their own internal 

physical therapy group which they estimate might be 3 providers treating three patients. There is 

another tenant that is an ASC associated with Munster and Great Lakes. They have two OR's. Cases 

usually last about an hour. Their intention is to have a third space occupied by an MRI group which will 

also has a limited number of technologists. He said he thinks that 134 spaces is quite a few. He said that 

they plan on revising the plans for the northeast corner of the parking lot to move some parking spaces 

closer to the entry doors 

Motion: Mr. Hemingway moved set Docket BZA22-016 to a public hearing. 
Second: Mr. Specht 
Vote: Yes – 3 No – 0 Abstain – 0. Motion carries 
Mr. Buksa advised Ms. Pastine to work with Mr. Vander Woude to make sure all the advertising 
requirements are met.  

 
Public Hearings: 
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a. BZA Docket No. 22-014 Legacy Sign Group on behalf of Luke Oil requesting approval of a 

variance from TABLE 26-6.701.B MONUMENT SIGN SPECIFIC STANDARDS to permit a 21-
inch tall logo on a monument sign at 750 Broadmoor Avenue. 

 
Mr. Vander Woude said this is a continued public hearing from November 15, 2022. The applicant, 

Legacy Sign Group, is seeking to apply for an ordinance variance in order to permit a 21-inch-tall CITGO 

logo on the monument sign at the current GoLo gas station at 750 Broadmoor Avenue. The variance is 

from the town standard for a monument sign that limits the height of letters and logos to 12 inches tall. 

The applicant has provided an alternative rendering which shows what a compliant sign would look like. 

It does not meet the branding standards of the CITGO company. The existing monument sign is a legal 

nonconforming sign in a number of respects, but a legal nonconforming sign can be modified to the 

extent that any modifications comply with the Town’s standards. While there are existing 

nonconformities, none of those have to be addressed or brought into conformity. Mr. Buksa asked if the 

November public hearing was opened and closed properly. Mr. Vander Woude said it was, the 

November 15th public hearing was held, it was opened, and it was closed. A motion was made to deny 

the variance request and the vote tally was two in favor and one opposed. 3 votes are required for 

action so the petition was continued. Mr. Buksa said then there is no requirement under law to open the 

public hearing. Mr. Vander Woude confirmed this.  

Shaun Ensign, owner of Legacy Sign Group, of 7933 W. Highway 6, Westville, IN Introduced himself. He 

said Mr. Vander Woude put together a great synopsis of their last meeting. He said not much has 

changed. The conforming design that they had presented to CITGO doesn't meet their brand standards. 

He said he drove down the streets and looked at logos of some major corporations between the stretch 

of the expressway and Ridge Road: Target has a 6-foot-tall logo, a monument sign; Burger King, Taco 

Bell, Fifth Third, Arby's, Panera, Shell, and BP, those are some major corporations. CITGO is really no 

different. He said he could clearly see the Marathon logo from the expressway. What that tells him is 

that branding is critical, he can recognize the logo. He said it is no different here with this. They are 

merely asking for a 21 inch tall logo which is 9 inches more than what is allowed. He said there is no 

branding proposed on the canopies at the site; this is really the only branding which is why they strongly 

request that the Board to approve this logo as was also formerly approved at the 45th Street location 

before this Board last year at this time. Mr. Buksa asked Mr. Ensign if he is aware of the tone that 

Munster’s new ordinance has. Mr. Ensign said yes. Mr. Buksa asked if he understood why Munster 

would pursue that kind of tactic. Mr. Ensign said it doesn't bend well in their favor as far as signing, so 

he doesn't. Mr. Buksa asked if he would establish, hypothetically, any kind of limit on size for a sign. Mr. 

Ensign said for a sign yes, definitely, but when it comes to the face change and restricting the branding 

for these corporations that spend millions and trillions of dollars in marketing, there is a reason why that 

logo is in that size comparison. They have done brand studies it is no different than a lot of these other 

corporations, it is their logo. Mr. Buksa asked if he knows any clients that he has in addition to this client 

that have properties and businesses in communities similar to Munster that have restrictive size limits 

for signage. Mr. Ensign said he has a lot of clients, and they are in 200 areas so, yes, he has had to 

approach BZA members at those times. Mr. Buksa asked if they are able to operate in municipalities that 

have restrictive sign ordinances. Mr. Ensign said of course they can operate but signage is critical, it is 

the branding that provides guidance to the general public to that spot. They can operate but they do 

have restrictions. They do have to approach Board of Zoning Appeals and it tends to lean in their favor. 
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Mr. Specht asked if they could increase the size of the name CITGO to make this logo smaller and that 

would work. The logo is too big on the proposed, but the letters of CITGO are fine. Mr. Vander Woude 

said this is correct because the maximum letter height or logo height is 12 inches. Mr. Specht said that 

the GoLo sign and the CITGO sign are exactly the same size and everything else. Mr. Vander Woude said 

they are. Mr. Specht said, in his opinion, the proposed sign looks better than the smaller logo and the 

bigger words. Mr. Buksa asked the petitioner if the proposed sign is the same as the one on 45th Street. 

Mr. Ensign said the one they have approval on for 45th street is the same 21 inch by 24 inch size. It is on 

the corner of Fran Lin and 45th Street.  

Motion: Mr. Specht moved approve BZA Docket No. 22-014. Legacy Sign Group on behalf of Luke Oil 
requesting approval of a variance from TABLE 26-6.701.B MONUMENT SIGN SPECIFIC STANDARDS to 
permit a 21-inch tall logo on a monument sign at 750 Broadmoor Avenue. 

     Second: Mr. Hemingway 
     Vote: Yes – 2 No – 1 Abstain – 0. Mr. Buksa voting against. Motion fails.  
Mr. Buksa said the petition is deferred to the next meeting.    

Findings of Fact: None 
                                                                                                                                                                                                                                                                                                            

Additional Business/Items for Discussion: 
 

a. Comprehensive Plan Update 

Mr. Vander Woude reported that they had held a public meeting for residents and other interested 
parties at Wilber Wright Middle School on Tuesday, December 6th. They had about 150 people 
participate. They held a business workshop on December 8th at Rosebud Steakhouse in conjunction with 
the Munster Chamber of Commerce meeting. There were approximately 80 participants in that meeting. 
The next step is to complete the staff review of an existing conditions report and send that to the 
advisory committee for review and comment. 

Next Meeting: Mr. Buksa announced that the next regular business meeting will be January 10, 2023.  

Adjournment:  
Motion: Mr. Raffin moved to adjourn.  
Second: Mr. Hemingway  
Vote: Yes – 3 No – 0 Abstain – 0. Motion carries.  
 
Meeting adjourned at 7:16 pm 
 
 
________________________________________   _________________________  
President Sharon Mayer     Date of Approval  
Board of Zoning Appeals  
 
________________________________________   _________________________  
Executive Secretary Thomas Vander Woude    Date of Approval  
Board of Zoning Appeals 


