
 

 

Village of Morton Grove 

Zoning Board of Appeals Agenda 
June 20, 2023 - 7:00 P.M. 

Flickinger Municipal Center, 6101 Capulina Avenue, Morton Grove, IL 60053 

 
 
I. CALL TO ORDER 
 
II. APPROVAL OF MINUTES OF: May 16, 2023 

 
III. PUBLIC HEARINGS:  

 
CASE:  ZBA 23-06 
 
APPLICANT:  Joseph Ruel and Kari Kennedy  
  8618 Georgiana Avenue 
  Morton Grove, Illinois 60053 
 
LOCATON:  8618 Georgiana Avenue 
  Morton Grove, Illinois 60053 

 
PETITION:  Request for approval of variations from Sections 12-2-5:B, 12-4-2:D and 12-12-4:A to allow the 

construction of a detached accessory structure on a nonconforming lot due to area and width 
 
CASE:  ZBA 23-07 
 
APPLICANT:  Vasile Cirdei  
  8945 Mansfield Avenue 
  Morton Grove, Illinois 60053 
 
LOCATON:  8945 Mansfield Avenue 
  Morton Grove, Illinois 60053 

 
PETITION:  Request for approval of variations from Section 12-3-5 to allow a fence in the front yard exceeding 

the allowable height and transparency.  
 
 

IV. PUBLIC HEARINGS None 
 

 
V. OTHER BUSINESS None 

 
VI. CLOSE MEETING 

 
Note that all persons are welcome to attend the public meeting in-person as regularly scheduled. All persons in attendance will have the 

opportunity to be heard during periods of public comment 
 

Comments relating to this case may also be submitted no later than 12:00 p.m. on Tuesday, June 20, 2023, to 
zheidorn@mortongroveil.org. All comments received in relation to this case will be read at the public hearing for consideration by the 

Zoning Board of Appeals. 

mailto:zheidorn@mortongroveil.org
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MINUTES OF THE MAY 16, 2023 
MEETING OF THE ZONING BOARD OF APPEALS 

VILLAGE HALL 6101 CAPULINA, MORTON GROVE, IL 60053 
 

Pursuant to proper notice in accordance with the Open Meetings Act, the regular meeting of the Zoning Board of 
Appeals was called to order at 7:00 PM by Chairman Blonz. Secretary Kirchner called the roll.  
 
Members of the Board Present:   Blonz, Dorgan, Gabriel, Kintner, Liston, Mohr and Stein  
 
Members Absent:    None 
 
Village Staff Present:  Zoe Heidorn, Community Development Administrator 

Anne Ryder Kirchner, Assistant Land Use Planner & Secretary 
Jim English, Manager Building Inspection and Services 
 

 
Trustees Present: Travis, Witko 
 
Chairman Blonz described the procedures for the meeting. The Village and the applicant will present the case and 
the Zoning Board of Appeals (ZBA) may ask questions of the applicant. Then, anyone from the audience will be 
allowed to provide comment to the ZBA on the case. Four votes are required for approval, the Board decision is final 
and no request that is not significantly different may be submitted for one year after the decision. 
 
Chairman Blonz thanked Vice-Chair Kintner for his work during the Chairman’s absence, he then asked for approval 
of the April 18, 2023, meeting minutes.  
 
Board Member Kintner moved to approve the minutes of the April 18, 2023. Board Member Dorgan seconded the 
motion. 
Chairman Blonz called for the vote. 
 
Board Member Dorgan Voting  abstain 
Board Member Gabriel voting  aye 
Board Member Kintner voting  aye 
Board Member Liston voting  abstain 
Board Member Mohr voting   aye 
Board Member Stein voting   aye 
Chairman Blonz voting   abstain 
 
Minutes approved. 
 
Chairman Blonz then called for the first case. 
 
 
CASE ZBA 23-02 
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APPLICANT:   Carolyn Margrave 
   6012 Crain Street 

Morton Grove, IL 60053 
 
LOCATION:   6012 Crain Street 

Morton Grove, IL 60053 
 

PETITION:  Requesting for approval of variations from Sections 12-4-2, 12-15-5, to allow the 
construction of a detached accessory structure on a nonconforming lot due to area and 
width. A continuation from the April 18, 2023, meeting of the ZBA. 

 
Ms. Kirchner explained the applicant is requesting variations to authorize the construction of a conforming detached 
garage on a non-conforming lot due to area and width. The applicant is proposing a new 20-foot by 20-foot detached 
garage within the property’s rear yard. The garage will comply with requirements for setback, separation, rear yard 
impermeable coverage, rear yard accessory structure coverage, and overall lot impermeable coverage. Review by 
the ZBA is required for any construction that alters or adds floor area on a nonconforming lot. Staff has no further 
comments.  

Carolyn Margrave was sworn in by Secretary Kirchner. 
 
She is seeking a garage for safety and to protect her car. All other lots in the neighborhood have garages. 
 
Vice-chair Kintner asked if a garage had been on the property. Ms. Margrave said there had been a garage but she is 
unsure when it was torn down. The neighbors are all in favor of the garage. 
 
Vice-chair Kintner noted her garage will open to the east and exit at an alley intersection.  The garage setbacks are 
conforming and there should not be a safety concern.  
 
Board Member Mohr asked about the large tree at the corner. The tree has been cut down and the stump will remain. 
Staff notes that any fence in that area will need to comply with the required sight line triangle. 
 
There were no comments from the audience. 
 
Board member Gabriel mad a motion to approve Case ZBA 23-02, a request for variations from Sections 12-4-2:D 
and12-15-4 to allow the construction of a detached accessory structure on a nonconforming lot due to area and 
width, subject to the following conditions:  

1) All fencing within the subject property’s rear yard shall be made to comply with the requirements of 
Section 12-3-5.  

2) A five-foot sight line triangle shall be provided at the intersection of the public alleys at the northeast 
corner of the subject property.  

3) The proposed addition shall be constructed in accordance with the plans submitted by the applicants in 
the Variation Application dated 4/6//2032. 
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4) The applicants shall file all necessary plans and applications, for review and approval, and secure all 
necessary building permits prior to the commencement of construction. 

Board member Dorgan seconded the motion. 
 
Chairman Blonz called for the vote. 
 
Board Member Dorgan Voting  aye 
Board Member Gabriel voting  aye 
Board Member Kintner voting  aye 
Board Member Liston voting  aye 
Board Member Mohr voting   aye 
Board Member Stein voting   aye 
Chairman Blonz voting   aye 
 
Motion passes (7-0) 
 
 
CASE ZBA 23-03 
 
APPLICANT:   Keith and Eileen Harford 
   7729 Church Street 

Morton Grove, IL 60053 
 
LOCATION:   7729 Church Street 

Morton Grove, IL 60053 
 

PETITION:  Requesting for approval of variations from Sections 12-2-5 to allow an accessory structure 
in a front yard and located less than 10 feet from a principal structure. A continuation 
from the April 18, 2023, meeting of the ZBA. 

 

Ms. Kirchner said the applicant is requesting variations to authorize the replacement of an existing 8-foot by 10-foot 
shed within the property’s street side yard on an existing concrete pad. The proposed shed requires waivers to allow 
the obstruction of a 21.05-foot required street side yard by 11.75 feet and a separation distance between the shed 
and principal structure of 0.8 feet. Village records indicate that a permit was issued for installation of the existing shed 
in 1997. Staff does not believe the shed was zoning compliant at the time but is unable to confirm staff’s 
interpretation of the code. Two letters of support were provided to the Village, from the owners of 7730 Arcadia and 
7808 Church Streets. Staff has no further comments. 

Eileen and Keith Harford were sworn in. Mrs. Harford thanked the Board for their attention. She noted that they 
received a permit for a shed in 1997 that was behind a fence. They have since changed the fence and made other 
backyard improvements. They seek to replace the 26-year old shed, as an improvement. She notes they take pride in 
their property and its appearance for the neighborhood. 

Chairman Blonz asked if this is a same size replacement. It is the same size. 
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Vice-chair Kintner asked if there is an accessory structure setback requirement for placement near utility poles. 

Zoning code does not have a requirement except for the location of swimming pools. Jim English said the building 
code requirement is 3 feet.  

The fire department has no concerns with the shed location and Vice-chair Kintner noted the CFR rating of the shed.  

There were no comments from the audience. 

Board member Liston made a motion to approve ZBA Case 23-03, a request for variations from Sections 12-2-5:B 
and 12-2-6:G for the property commonly known as 7729 Church Street, Morton Grove, Illinois, subject to the 
following conditions:  

1) The proposed detached shed shall be built in accordance with the plans submitted by the applicant in 
the Variation Application dated 03/17/23; and 

2) The applicants shall file all necessary plans and applications, for review and approval, and secure all 
necessary building permits prior to the commencement of construction. 

The motion was seconded by Board Member Stein. 
 
Chairman Blonz called for the vote. 
 
Board Member Dorgan Voting  aye 
Board Member Gabriel voting  aye 
Board Member Kintner voting  aye 
Board Member Liston voting  aye 
Board Member Mohr voting   aye 
Board Member Stein voting   aye 
Chairman Blonz voting   aye 
 
 
Motion passes (7-0) 
 
Chairman Blonz asked for any other business or discussion. Hearing none, Board Member Liston moved to adjourn 
the meeting, seconded by Board Member Gabriel. The motion to adjourn the meeting was approved unanimously 
pursuant to a roll call at 7:19 p.m. 
 
Minutes respectfully submitted by Anne Ryder Kirchner. 



 

 Village of Morton Grove 
  Department of Community & Economic Development 
 

To: Chairperson Blonz and Members of the Zoning Board of Appeals 
 
From: Zoe Heidorn, Community Development Administrator; Anne Ryder Kirchner, Assistant Land Use Planner 
   
Date: June 13, 2023 
 
Re: ZBA 23-06 – 8618 Georgiana Avenue (10-20-114-023-0000) 
 Request for approval of variations from Sections 12-2-5, 12-4-2, and 12-15-4 to allow an accessory structure to 

encroach in a street side yard on a nonconforming lot due to area and width  
 
STAFF REPORT 
 
Public Notice 
The Village of Morton Grove provided public notice for the June 20, 2023, Zoning Board of Appeals public hearing for ZBA 23-06 in 
accordance with Unified Development Code requirements. The Morton Grove Champion published a public notice on June 1, 2023. The 
Village mailed letters on May 31, 2023, notifying surrounding property owners within one-hundred feet, and placed a public notice sign on 
the subject property on June 5, 2023.  
 
Request Summary  
Property Background     
The subject property is a corner lot located on the southwest corner of the intersection of Georgiana and Capulina Avenues. The property 
is zoned R-3 General Residence and is improved with a single-family home and detached garage within the rear yard. With an average lot 
width of 37.6 feet and a lot area of 4,664 square feet, the subject property is nonconforming with respect to both lot width and area. The 
minimum width and area requirements for the R-3 District are 45 feet and 5,000 square feet for properties platted before August 4, 1959, 
respectively. Properties to immediate north, west, and south are also within the R-3 District. Properties to the east, across Georgiana 
Avenue, are within an R-2 Single Family Residence District.  

 

 
 

Subject Property Location Map 
 
 
 



ZBA 23-06 – 8618 Georgiana Ave. 
June 13, 2023 
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Application Overview 
The applicants and property owners, Joseph Ruel and Kari Kennedy, are requesting waivers 
to legalize an existing 3-foot by 7-foot shed the subject property’s street side yard, which is 
located along Capulina Avenue. The shed is attached to a detached garage. Pursuant to 
Section 12-2-6:D.1, which allows a street side yard (or second front yard) less than 25 feet if 
more than 50% of properties on the same block have existing setbacks less than 25 feet, the 
minimum street side setback for the subject property is 16.2 feet based on an average 
calculation. The shed provides a street side setback 4 feet, requiring approval of a waiver of 
12.2 feet from the minimum 16.2-foot requirement. The shed meets the minimum setback 
requirement of 3 feet from the rear lot line by providing a 7-foot setback. From a zoning 
perspective, the shed and garage are treated as one structure in bulk, meaning a 3-foot 
minimum separation between the structures is not required.  
 
Pursuant to Section 12-15-4:A, the Zoning Board of Appeals must authorize the expansion, 
construction, or alteration of structures located on nonconforming lots. The subject property 
has a nonconforming lot area of 4,664 square feet, 336 square feet less than the R-3 District 
minimum of 5,000 square feet. With an average lot width of 37.6 feet, the subject property 
also does not comply with the minimum lot width of 45 feet set forth in Section 12-4-2:D.   
 
The following table provides an overview of the applicable dimensional requirements and 
waivers requested to allow the construction of an accessory building within the subject 
property’s rear yard: 
 

Dimensional Control Code Requirement Existing Proposed Waiver Request 

Minimum Lot Area 
(12-4-2:D) 5,000 sq. ft. 4664 sq. ft. No change Nonconforming,  

no waiver requested 
Minimum Lot Width 

(12-4-2:D) 45 ft. 37.6 ft. No change Nonconforming,  
no waiver requested 

Minimum Front Yard 
(12-4-2:D) 

18.4 ft. 
(average)  17.4 ft. No change Nonconforming,  

no waiver requested 

Minimum Street Side Yard 
(12-4-2:D) 

16.2 ft. 
(average) 

4.0 ft. (shed) 
7.4 ft. (principal 

structure) 

4.0 ft. (shed) 
7.4 ft. (principal 

structure) 

Waiver to allow  
12.2 ft. 

encroachment 

Minimum Side Yard 
(12-4-2:D) 5.0 ft. 5.0 ft. No change Compliant 

Minimum Rear Yard 
(12-4-2:D) 30.0 ft. 51.6 ft. No change Compliant 

Maximum Lot Coverage 
(12-4-2:D) 65% 51% 52% Compliant 

Minimum Detached Accessory 
Structure Rear Setback  

(12-2-5:B.2.b) 
3.0 ft. 5.0 ft. 7.0 ft. Compliant 

Maximum Detached Accessory 
Structure Rear Yard Coverage 

(12-2-5:B.2.c) 
30% 20% 21% Compliant 

View of Shed From Alley 
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Location of Accessory Structure 
(12-2-5:B.2.a.) 

Not permitted in front 
or street side yards 

Located in required 
street side yard 

Located in required 
street side yard 

Waiver to allow an 
accessory structure 
in a required street 

side yard 

Construction, Expansion, or 
Alteration of Structures on Non-

Conforming Lots 
(12-15-4:A) 

Permitted if ZBA finds 
it meets variance  

standards & does not 
adversely affect 

adjoining property 

Non-conforming lot 
width & area No change 

Waiver to allow 
construction of a 
non-conforming 

detached accessory 
structure on a non-

conforming lot 
 
As indicated in the table, the following waivers are required to authorize the proposed project:  
 

• Section 12-4-2:D: Waiver of 12.2 feet to allow an encroachment in a required street side yard.  
• Section 12-2-5:B.2.a: Waiver to allow an accessory structure in a required street side yard.  
• Section 12-15-4:A: Waiver to allow the construction of a non-conforming accessory structure on a non-conforming lot.  

 
Discussion 
The applicant is requesting waivers from the Zoning Board of Appeals to legalize an existing shed attached to a detached garage within a 
rear yard. The shed was constructed without permits. The violation was identified by staff in 2019 and a citation was issued. The applicants 
submitted a permit application to request legalization of the shed in 2019, but the permit was denied for zoning noncompliance. The open 
zoning violation cannot be resolved until the shed is removed or the ZBA authorizes the variations, and a permit is obtained after-the-fact. 
The applicants will need to submit construction details for the shed as part of the permit application.  
 
The applicants have noted that the commercial dumpster will be removed from the subject property.  
 
Variation Standards 
The Zoning Board of Appeals can approve the application as presented, approve it with conditions, or deny the application based on the 
following standards, established in Section 12-16-3:A: 

a.  Not Self-Imposed: The alleged difficulty or hardship is caused by this title and has not been created by any persons presently having 
an interest in the subject property. 

b.  Nonmonetary Considerations: The circumstances or conditions are such that the strict application of the provisions of this title would 
deprive the applicant of a reasonable use of his land. Mere loss in value shall not justify a variation. 

c.  Not Detrimental to Public Welfare: The granting of any variation is in harmony with the general purposes and intent of this title and will 
not be detrimental to the public welfare or to other property or improvements in the neighborhood. 

d.  Not Detrimental to Neighborhood: The proposed variation will not impair an adequate supply of light and air to adjacent property, 
substantially increase congestion in the streets, increase the potential damage of fire, endanger the public safety, or alter the 
character of the neighborhood. 

 
The applicant has provided their responses to these standards in the Variation Application. 
 
Recommendation 
Should the Board approve Case ZBA 23-06, staff recommends the following motion and conditions: 
 
Motion to approve Case ZBA 23-06, a request for variations from Sections 12-2-5, 12-4-2, and 12-15-4 to allow an accessory structure to 
encroach in a street side yard on a nonconforming lot due to area and width for the property commonly known as 8618 Georgiana Avenue 
Morton Grove, Illinois, subject to the following conditions:  
 

1) The proposed detached shed shall be built in accordance with the plans submitted by the applicant in the Variation Application 
dated 05/09/2023; and 

2) The applicant shall file all necessary plans and applications, for review and approval, and secure all necessary building permits 
prior to the commencement of construction. 

Attachments 
Application and related materials (submitted by applicant) 
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 Village of Morton Grove 
        Department of Community & Economic Development 
 

To: Chairperson Blonz and Members of the Zoning Board of Appeals 
 
From: Zoe Heidorn, Community Development Administrator; Anne Ryder Kirchner, Assistant Planner 
 
Date: June 13, 2023 
 
Re: ZBA 23-07 – 8945 Mansfield Avenue (10-17-419-001-0000, 10-17-419-002-0000) 
 Request for variations from Section 12-3-5:C to increase the maximum height and reduce minimum 

transparency for a fence within a street side yard  
 
STAFF REPORT 
 
Public Notice 
The Village of Morton Grove provided public notice for the June 20, 2023, Zoning Board of Appeals public hearing for ZBA 23-07 in 
accordance with Unified Development Code requirements. The Morton Grove Champion published a public notice on June 1, 2023. The 
Village mailed letters on May 31, 2023, notifying surrounding property owners within one-hundred feet, and placed a public notice sign on 
the subject property on June 5, 2023.  
 
Application  
Property Background     
The subject property at 8945 Mansfield 
Avenue in Morton Grove, Illinois, is a 7,453-
square-foot corner lot located at the southeast 
corner of the Mansfield Avenue and Lake 
Street intersection. The subject property is 
zoned R-2 Single Family Residence and is 
improved with a single-family residence and 
an attached garage to the rear. The subject 
property abuts an unimproved public alley to 
the east. Surrounding properties are also 
zoned within the R-2 District and are improved 
with single-family residences.  
 
Application Overview 
The applicant and property owner, Vasile 
Cirdei, is requesting variations from Section 
12-3-5:C of the Morton Grove Unified 
Development Code to permit a privacy fence 
(0% transparency) with a height of 6 feet within a street side yard. The maximum permitted height for street side yard fences is 4 feet and 
the minimum transparency is 50%. The subject property qualifies for street side yard fencing due to its orientation to the block face.  
 
The proposed fence will be constructed of vinyl, will be located to the rear of principal structure, and will be installed to provide the required 
10-foot by 10-foot sight line triangle at the intersection of the driveway and the public sidewalk along Lake Street. No portion of fencing 
may be constructed in the public alley to the east.  
 
The subject property has an existing chain link fence with a height of 3 feet that runs along the east lot line abutting the public alley, up to 
the north street side lot line along Lake Street. This fence is proposed to be removed. There is also an existing privacy fence within the 
rear yard that meets the requirements of Section 12-3-5.  
 
Requested Variation 
The following chart provides a summary of the requested variations based on Unified Development Code requirements:  
 

Subject Property Location Map 
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DIMENSIONAL 
CONTROL ORDINANCE REQUIREMENT PROPOSED REQUESTED VARIATION 

Street Side Yard 
Fencing 
(Section 12-3-5) 

Maximum height: 4 ft. 
 
Minimum transparency: 50% 
 
Location must be behind the rear portion 
of the principal structure closest to the 
street side yard 
 
Sight line triangle: Fences shall not be 
located within a 45-degree 10-foot by 
10-foot sight line triangle at any point 
where the vehicular access way 
intersects a driveway, alley, sidewalk, or 
other vehicular or pedestrian access 
way.  

Height: 6 ft. 
 
Transparency: 0 % 
 
Location: Behind the rear portion of 
the structure closest to the street 
side yard 
 
Sight line triangle: 1 required, 1 
proposed 
 
 

Height: Waiver of 2 ft. to increase 
the maximum height to 6 ft.  
 
Transparency: Waiver of 50% to 
allow 0% transparency 
 
Location: Compliant 
 
Sight line triangle: Compliant 
 

 
 As shown in the table above, the following variation is required in order to approve installation of a street side yard fence as proposed by 
the applicant: 

• Section 12-3-5:C.3:  Variation of 2 feet to increase the maximum permitted height of a street side yard fence from 4 feet to 6 feet.  

• Section 12-3-5:C.4:  Variation of 50% to allow a fence with 0% transparency in the street side yard. 
 

 
 
 
Discussion 
A fence permit for a conforming 4 feet-high fence with 50 percent transparency was approved for the property on February 23, 2023. 
However, the applicant then decided that he would prefer a 6-foot-high solid fence to provide a protected play area for his children and 
maximize the enclosed yard area. 
 
As shown in the images below, there are two cases of nonconforming street side yard fencing along the same block and opposite block. 
The most recent permit for fencing within the street side yard at 9001 Mansfield, depicted to the right, dates to 1994. The fencing to the left 
at 8948 Menard, along the same block face as the subject property, was approved by the Zoning Board of Appeals in 2018 under Case 
ZBA 18-22. The fencing measures up to 5 feet in height and provides 0% transparency along most areas.  
 

  
 

Subject Property Street View 
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Variation Standards 
The Zoning Board of Appeals can approve the application as presented, approve it with conditions, or deny the application based on the 
following standards, established in Section 12-16-3:A: 

a.  Not Self-Imposed: The alleged difficulty or hardship is caused by this title and has not been created by any persons presently 
having an interest in the subject property. 

b.  Nonmonetary Considerations: The circumstances or conditions are such that the strict application of the provisions of this title 
would deprive the applicant of a reasonable use of his land. Mere loss in value shall not justify a variation. 

c.  Not Detrimental to Public Welfare: The granting of any variation is in harmony with the general purposes and intent of this title 
and will not be detrimental to the public welfare or to other property or improvements in the neighborhood. 

d.  Not Detrimental to Neighborhood: The proposed variation will not impair an adequate supply of light and air to adjacent property, 
substantially increase congestion in the streets, increase the potential damage of fire, endanger the public safety, or alter the 
character of the neighborhood. 

 
The applicant has provided their responses to these standards in the Variation Application. 
 
Additionally, Section 12-3-5:G establishes the following standards for variation for fences: 
 

12-3-5:G. Any applications for variations to the fence requirements, included herewith, shall be reviewed based on the following: 
 
1. The proposed fence variation shall meet with the intent of the design and development standards established in [Section 12-3-5]; 

2. The proposed fence variation shall not have an adverse impact on the immediate abutters or the character of the surrounding 
neighborhood; and 

3. The proposed fence variation shall not create obstructions in required sight lines at areas where a pedestrian or vehicular ways 
intersect with driveways, streets, alleys, or other pedestrian or vehicular access way. 

Recommendation 
Should the Board approve Case ZBA 23-07, staff recommends the following motion and conditions: 
 

Motion to approve Case ZBA 23-07, a request for variations from Section 12-3-5:C to increase the maximum height for a fence within 
a street side yard from 4 feet to 6 feet and provide no transparency, subject to the following conditions: 

 
1) The proposed fence shall be installed in accordance with the plans submitted by the applicant in the Variation Application 

dated 05/16/2023.  

2) The applicant shall file all necessary plans and applications, for review and approval, and secure all necessary building 
permits prior to the commencement of installation. 

Attachments 
Application and related materials (submitted by applicant) 
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12-3-5:C.3, 12-3-5:C.4

To provide safe play area in street front yard.
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