
 

 

Village of Morton Grove 

Zoning Board of Appeals Agenda 
March 12, 2026 - 7:00 P.M. 

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

 
I. CALL TO ORDER 
 
II. APPROVAL OF MINUTES OF: February 17, 2026 
III. PUBLIC HEARINGS: 

 
CASE:  ZBA 26-03 
 
APPLICANT:  Noreail Nissan 
  8801 Olcott Avenue 
  Morton Grove, Illinois 60053 
 
LOCATON:  8801 Olcott Avenue 
  Morton Grove, Illinois 60053 

 
PETITION:  Request for approval of variation from Section 12-3-5 to allow a fence in a street side yard. 
 
 
 

IV. OTHER BUSINESS None 
 

V. 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 Thursday, March 12, 2026, to 
akirchner@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. 















 

 Village of Morton Grove 
        Department of Community & Economic Development 
 

To: Chairperson Kintner and Members of the Zoning Board of Appeals 
 
From: Brandon Nolin, AICP, Community Development Administrator; 
 Anne Ryder Kirchner, Planner/Zoning Administrator 
 
Date: March 3, 2026 
 
Re: ZBA 26-03 – 8801 Olcott Avenue (09-13-419-010-0000) 
 Request for a variation from Section 12-3-5:C to enclose a portion of the street side yard not in line 

with and behind the rear portion of the principal structure for a fence within a street side yard.  
 
 
STAFF REPORT 
 
Public Notice 
The Village of Morton Grove provided public notice for the March 12, 2026, Zoning Board of Appeals public hearing for ZBA 
26-03 in accordance with the Unified Development Code. The Morton Grove Champion published a public notice on February 
19, 2026. The Village mailed letters on February 19, 2026, notifying surrounding property owners, and placed a public notice 
sign on the subject property on, February 19, 2026.  
 
Request Summary  
Property Background     
The subject property at 8801 Olcott Avenue in Morton Grove, Illinois, is a 9049-square-foot corner lot located at the northeast 
corner of the Olcott Avenue and Dempster Street intersection. The subject property is zoned R-1 Single Family Residence and 
is improved with a single-family residence and detached garage. Surrounding properties are also zoned within the R-1 District 
and are improved with single-family residences. The Village of Niles lies directly south of Dempster Street. 
 
 

 
 

Subject Property Location Map 
 
 
Application Overview 
The Applicant and owner, Noreail Nissan, is requesting waivers from Section 12-3-5 of the Unified Development Code to 
authorize the installation of a vinyl fence that is four (4) feet in height providing fifty percent (50%) transparency in a street side 
yard, portions of which are not behind the rear portion of the principal structure. The fencing will be located forty-nine (49) feet 
west of the rear building line at the front of the home and continue south and east to enclose the street side yard ending at the 
southeast corner of the property. Two sets of gates are proposed, one for the driveway at front of the home on Olcott Avenue, 
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      Subject Property Street View from Dempster Street 
Discussion 
The applicant’s fence permit application indicates they are replacing the existing damaged fence in the same location, at the 
same height and transparency. Fencing that is four feet in height and fifty percent (50%) transparent is allowed in the street 
side yard provided it is behind the rear portion of the principal structure. 
 
Photos submitted with the application depict two types of picket fencing. A corner view of proposed fencing has the required 
50% transparency, however, a photo showing a gate reflects fencing with twenty-five percent (25%) transparency. The 
applicant should speak to this discrepancy. 
 
The proposal does not include the required sight line triangles at the Dempster Street access point. The fence would be low 
and 50% transparent, and the property has a second driveway and curb cut on Olcott Avenue. However, Dempster Street is a 
busy roadway with a posted speed limit of 35 mph and an estimated daily traffic count of 39,600 vehicles per day (the busiest 
roadway in the Village and surrounding region). The applicant should speak to their need to not meet sight line triangle 
requirements. 
 

 
Photos Provided in Fence Permit Application – Corner view with 50% Transparency (Left) & 

Image of Gate with 25% Transparency (Right) 
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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 26-03, staff recommends the following motion and conditions: 
 

Motion to approve Case ZBA 26-03, a request for variations from Section 12-3-5:C to allow a four feet high fence within a 
street side yard located 49 feet in front of the rear portion of the principal structure, with 50% transparency, not observing 
required sight line triangles, 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 2/3/2026.  

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) 



APPLICANT INFORMATION  
Applicant Name:  Noreail Nissan 
Applicant Address: 8801 Olcott Ave. 
Applicant City / State / Zip Code:   Morton Grove, IL, 60053 
Applicant Phone:  224-388-2602 
Applicant Email:  @gmail.com 
Applicant Relationship to Property Owner: Owner 
Applicant Signature:  Noreail Nissan 
 
Property Owner Information same as Application information 
 
PROPERTY INFORMATION  
Common Address of Property:  8801 Olcott Ave. 
Property Identification Number (PIN): 09134190100000 
Property Square Footage: 1230 sq ft living space, 9043 sq ft lot 
Property Zoning District:  R-1 
Property Current Use: Main Residence 
 
APPLICATION INFORMATION  
Applicant is requesting a variation from the following section(s) of the Morton Grove Unified 
Development Code: 12-16-3-A-2 
Purpose of requested variation (attach as needed): Install new fence where current fence is. 
Current fence is breaking down and falling apart. The building department of Morton Grove 
require i repair or replace the fence. Repair does not seem possible so I want to replace it. 
 
 
Provide responses to the four (4) Standards for a Variation as listed in Section 12-16-3-A-2 of 
the Village of Morton Grove Unified Development Code. The applicant must present this 
information for the official record of the Zoning Board of Appeals. The Variation Standards are 
as follows: 

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. 
 

The subject property is located along a busy main street with significant vehicle traffic and limited 
separation between the residence and the public right-of-way. These conditions were not created by the 
current property owner. The difficulty arises from the application of the Unified Development Code as it 
restricts front yard fencing, which prevents the installation of a modest fence needed to address safety and 
privacy concerns unique to this property’s location. 



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 their land. Mere loss in value shall not justify a variation. 
 

Strict application of the zoning regulations deprives the applicant of a reasonable and safe use of the front 
yard. Due to the property’s location on a heavily traveled roadway, the absence of a fence creates ongoing 
safety concerns for minor children and limits the ability to use the front yard for normal residential purposes. 
The requested 4-foot-high fence with 50% transparency between pickets is not sought for financial benefit 
or increased property value, but to provide a basic level of safety and separation from the adjacent street 
while maintaining visibility and openness. 

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. 

 
The proposed fence is limited to four feet in height and is designed with 50% transparency, ensuring clear visibility for 
pedestrians and motorists. The fence will not obstruct sight lines, interfere with utilities, or impact public 
infrastructure. Instead, it will enhance safety by providing a physical barrier between the front yard and the roadway. 
 

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 proposed variation will not impair light or air to adjacent properties, increase street congestion, increase fire risk, 
or alter the character of the neighborhood. The fence is residential in scale and design and is consistent with the 
surrounding area. The improvement will be confined to the subject property and will not negatively impact 
neighboring properties or public spaces. 
 

 














