
 

 

Village of Morton Grove 

Zoning Board of Appeals Agenda 
July 21, 2026 - 7:00 P.M. 

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

 
I. CALL TO ORDER 
 
II. APPROVAL OF MINUTES OF: June 16, 2026 

 
III. PUBLIC HEARINGS: 

 
CASE:  ZBA 26-08 
 
APPLICANT:  Dorina Marcus 
  9024 Linder Avenue 
  Morton Grove, Illinois 60053 
 
LOCATON:  9024 Linder Avenue 
  Morton Grove, Illinois 60053 

 
PETITION:  Request for variation from Section 12-4-2 to allow an attached garage in a required rear 

yard. 
 
CASE:  ZBA 26-09 
 
APPLICANT:  Tuck Decker 
  9118 Menard Avenue 
  Morton Grove, Illinois 60053 

 
 
LOCATON:  9118 Menard Avenue 
  Morton Grove, Illinois 60053 

 
PETITION:  Request for variation from Section 12-2-6 to allow a window well in a required 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 Tuesday, July 21, 2026, to 

All comments received in relation to this case will be read at the public hearing for 
consideration by the Zoning Board of Appeals. 
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 MINUTES OF THE JUNE 16, 2026 
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, a regular meeting of the Zoning Board of 
Appeals was called to order at 7:00 PM by Chairman Kintner. Secretary Kirchner called the roll.  
 
Members of the Board Present:   Hussaini, Ingram, Kintner, Liston, Mohr, Stein and Weideman- Stone  
 
Members Absent:     None 
   
 
Village Staff Present:  Zoe Heidorn, Director of Community and Economic Development 
 Anne Ryder Kirchner, Planner/Zoning Administrator, and Secretary 

James English, Building and Inspectional Services 
Rick Dobrowski, Fire Prevention Coordinator 
 

Trustees Present: Minx, Thill, Travis and Mayor Witko  
 
Chairman Kintner 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. It was noted that 7 
Board members were present.  
 
Board Member Liston moved to approve the May 19, 2026 minutes, Board Member Stein seconded the motion. 
Chairman Kintner called for the vote. 
 
Board Member Hussaini   abstain 
Board Member Ingram   aye 
Board Member Liston voting  aye 
Board Member Mohr voting  aye 
Board Member Stein voting  aye 
Board Member Stone voting  aye 
Chairman Kintner voting   aye 
 
Motion passes (6-0) 
 
CASE ZBA 26-05 
 
APPLICANT:  Iqbal Hussain 
  600 Naples Ct, Apt. 210  

Glenview, Illinois 60025  
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LOCATION:  7154 Dempster Street  
Morton Grove, IL 60053 

 
PETITION:  Requesting for variation from Section 12-7-3 for off-street parking in a Commercial District 

Ms. Kirchner said the Applicant is requesting the variation to allow a reduction in the shared off-street parking 
requirement for the multi-tenant property at 7130-7188 Dempster Street. The applicant is proposing to locate a coffee 
shop in an existing vacant 4,078-square-foot space that would include approximately 43 tables with seating for an 
estimated total of 98 patrons. There is also a party room with eight (8) additional tables for 16 patrons. The shop 
would have three (3) employees on-site and would operate Monday through Sunday from 7:00 a.m. to 12:00 a.m. 

The subject property has 142 on-site parking spaces that are shared between the mix of uses. Three (3) 
units, including the unit in question, total 6,705 square feet in size and are currently vacant. The 
combined parking requirement for all uses on the site, including the proposed restaurant and assuming 
future occupancy of the two other vacant spaces by uses requiring no more than one (1) space per 250 
square feet of floor area, is 189 spaces if the shared parking calculation set forth by Section 12-7-3:H is 
not applied. Applying the shared parking calculation, the minimum off-street parking requirement is reduced to 
170 spaces. 
 
Based on the shared parking requirement of 170 spaces and an on-site parking capacity of 142 spaces, the 
requested reduction of 20% qualifies for review by the Zoning Board of Appeals. For a property of this size, any 
request greater than a 30% variation would require a Special Use Permit. 
 
Chairman Kintner clarified the hours of operation as 7:00 am to midnight. He further asked for the reasoning behind 
the shared parkin calculation. Ms. Kirchner said it is for this type of multi-tenant property where the mix of tenants, 
their hours of operation, and their peak parking times can result in a lower parking requirement for the overall 
site. 
The applicant is considered a restaurant with a 1/150 sq. ft. parking requirement. Discussion ensued regarding 
previous parking variations and their current status.  

Board member Ingram asked if the business hours are accounted for in the parking requirements, though the parking 
code does not reference hours. 

Board member Hussaini asked if any other businesses in the center are open to midnight. There are no other 
businesses open to midnight. 

Board member Stone asked if Share Tea was open when parking study was conducted. 

Chairman Kintner asked if ADA spaces are in the parking space count. They are required by our code to be in the 
count. 

The applicants and traffic consultant were sworn in. Mr. Hussain said wishes to offer a high-end coffee shop where 
customers will spend time. 

Chairman Kintner asked for the expectation of customers time spent at the restaurant. They expect grab and go and 
after 7:00 pm there will be an increase in sit-down customers. Mr. Koja said they will offer sweets and pastries. 

Board member Mohr asked if the restrooms were unisex and if the large exit room at the rear of the property would 
be used for storage. Mr. Koja said they are unisex washrooms and there would be no storage in the exit room as it 
holds electrical panels and equipment. 
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Board member Hussaini asked if occupancy effected parking requirements. Ms. Kirchner said the parking code is 
based only on the entire square footage of the business, not occupancy. Discussion ensued regarding the code and 
shared parking.  

Board member Stein asked how the coffee shop experience would differ from Starbucks as mentioned by the 
applicant. Their proposal is to provide a place for people to have more than grab and go. A place to gather as spend 
time over tea, coffee and treats. 

Board member Stone noted that the coffee shop peak hours will differ from other tenant’s peak hours. 

Board member Liston asked for the closing hours of Great American Bagel, they close by 3:00 pm. 

Mr. Opitz described the traffic study information collection in the parking lot. The maximum parking count was 88 
spaces or 58% of spaces utilized. He said they analyzed store receipts from the Sayfani coffee shop located in 
Schaumburg, which has the same hours and 500 fewer square feet than the proposed Morton Grove location. That 
showed peak hours of noon and after 7:00 pm. 

Board member Stone asked if the new dentist office was open during the parking study time frame. Blossom 
Orthodontics has opened for business at that time. 

Chairman Kintner asked if there was turn over information for the Schaumburg location or for the Morton Grove 
location. Mr. Opitz said they did not have that data and explained how much detail is required for that type of study. 
He said this is not an empty lot but he is confident the lot can contain the new business without incident. 

Chairman Kintner asked if there was any public comment. 

Board member Hussaini said there are codes that regulate parking based on occupancy and should be taken into 
consideration. Ms. Kirchner noted that the Unified Development Code parking requirements are based only on 
square footage and not on occupancy. The square footage calculation for a restaurant of this size required 28 
parking spaces which correlates with allowable occupancy. 

Board member Ingram made a motion to approve Case ZBA 26-05, a request for a variation from Section 12-7-3 
for off-street parking in a commercial district, subject to the following conditions: 

1) The applicant’s business shall operate in accordance with the plans submitted by the applicant in the 
Variation Application dated 5/14/2026; and 

2) Should impacts of the parking variation be determined by the Village Administrator to be inconsistent with 
the representations and assertions contained in the Variation Application and provided by the applicant’s 
testimony, such inconsistencies may serve as the basis for further review by the Zoning Board of Appeals 
and a requirement for additional measures to reduce parking demand.  

 

Board member Liston seconded the motion. Chairman Kintner called for the vote. 

Board Member Hussaini   aye 
Board Member Ingram voting  aye 
Board Member Liston voting  aye 
Board Member Mohr voting  aye 
Board Member Stein voting  aye 
Board Member Stone voting  aye 
Chairman Kintner voting   aye 
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Motion passes (7-0) 
 
Chairman Kintner asked for any other business or discussion.  
 
Board Member Liston moved to adjourn the meeting, seconded by Board Member Stone. The motion to adjourn the 
meeting was approved unanimously pursuant to a roll call at 7:36 p.m. 
 
Minutes respectfully submitted by Anne Ryder Kirchner. 



                                 
 
 
 
To: Chairperson Kintner and Members of the Zoning Board of Appeals 
 
From: Anne Ryder Kirchner, Planner/Zoning Administrator 
 Zoe Heidorn, Director of Community and Economic Development 
 
Date: July 14, 2026 
 
Re: ZBA 26-08 – 9024 Linder Avenue (10-16-310-064-0000) 
 Request for variation from Section 12-4-2:D to add a garage addition to a principal structure in a 

required rear yard. 
 
STAFF REPORT 
 
Public Notice 
The Village of Morton Grove provided public notice for the July 21, 2026, Zoning Board of Appeals public hearing for ZBA 26-
08 in accordance with the Unified Development Code. The Morton Grove Champion published a public notice on June 25, 
2026. The Village mailed letters on June 25, 2026, notifying surrounding property owners, and placed a public notice sign on 
the subject property on, June 25, 2026.  
 
Request Summary  
Property Background     
The subject property at 9024 Linder Avenue in Morton Grove, Illinois, is an interior lot on the west side of Linder Avenue 
located between Davis Street and Lake Street. The 5,607 square-foot property is zoned R-2 Single Family Residence and is 
improved with a single-family residence, detached garage and a covered concrete area/patio installed without a permit. 
Surrounding properties are also zoned within the R-2 District and are improved with single-family residences. Properties to the 
east, across Linder Avenue, are located in the Village of Skokie. 
 

 
 

Subject Property Location Map 
 
 

DEPARTMENT OF COMMUNITY & ECONOMIC DEVELOPMENT 
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Application Overview 
The applicant and owner, Dorina Marcus, is requesting a variation to construct an attached garage within the 30-foot 
required rear yard. The garage will replace a detached garage and will be attached to an existing covered patio area 
connecting the garage and principal structure. With a proposed rear setback of 5 feet, a variation of 25 feet from the 30-foot 
rear setback requirement is necessary to authorize the project as presented. 

Requested Waivers 
The following chart provides a summary of the requested waiver based on Unified Development Code requirements: 

Dimensional Control Code Requirement Existing Proposed Waiver Request 

Minimum Front Yard 
(12-4-2:D) 25 ft. 29.07 No change Compliant 

Minimum Side Yard 
(12-4-2:D) 5 ft. 23.09 ft. north 

3.3 ft. south 
21 ft. north 
5 ft. south Compliant 

Minimum Rear Yard 
(12-4-2:D) 30 ft. 5.5 ft. 5 ft. Waiver of 25 feet 

Maximum Floor Area Ratio 
(12-4-2:D) 0.60 0.41 0.42 Compliant 

Maximum Lot Coverage 
(12-4-2:D) 60% 56% 56% Compliant 

As shown in the table, the following waiver is required in order to approve as proposed by the applicant: 

• Section 12-4-2:D:  Waiver of 25 feet to the minimum rear yard requirement of 30 feet to allow a garage addition to a
principal structure observing a 5-foot rear yard.

Plat of Survey Showing Covered Concrete Area Adjacent to Current Garage 
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Subject Property View of Rear Covered Patio Addition and Existing Detached Garage 

Discussion 
The applicant seeks to construct a new garage that would be attached to a covered patio, thus making it an attached 
garage, replacing an existing detached garage. This would create a principal structure that does not observe the required 
30-foot rear yard. A five-foot setback is proposed, which is the depth of the apron serving the garage from the alley. 

The covered patio addition was constructed without a building permit in 2025 and would not have been allowed as it would 
need to be ten feet from the detached garage. The applicant's construction plans include the existing covered patio addition, 
which will be reviewed and permitted after-the-fact if the variation application is approved.  

Staff notes that the proposed garage addition and the covered patio addition would conform to all other setback and 
coverage requirements if allowed as one principal structure. 
  
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.
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The applicant has provided their responses to these standards in the Variation Application. 
 
Recommendation 
Should the Board approve Case ZBA 26-08, staff recommends the following motion and conditions: 
 

Motion to approve Case ZBA 26-08, a request for approval of a variation from Section 12-4-2:D to allow an addition to a 
principal structure within a required rear yard subject to the following conditions:  

 
1) The addition shall be constructed in accordance with the plans submitted by the applicant in the Variation 

Application dated 05/26/2026. 
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 applicants) 
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ABBREVIATIONS

A.B.                        ANCHOR BOLT
ABV. GRD.            ABOVE GRADE
ACC.                      ACCESSIBLE
ACT                       ACOUSTICAL TILE
A.D.                       AREA DRAIN
A.F.F.                     ABOVE FINISHED FLOOR
AFI                         ARC FAULT INTERRUPTER
A.F.S.                    ABOVE FINISHED SURFACE
APT                       APARTMENT
BLDG                     BUILDING
BLKG                     BLOCKING
B.O.                       BOTTOM OF
BR                          BEDROOM
BRG                       BEARING
BRK.                      BRICK
BSMT.                    BASEMENT
BTUH                     BRITISH THERMAL UNITS PER HOUR
C                            CARBON MONOXIDE DETECTOR
CAB.                      CABINET
CFM                       CUBIC FEET PER MINUTE
CHEK'D                 CHECKERED
CLG.                      CEILING
CLO.                      CLOSET
CPT.                      CARPET
CMU                      CONCRETE MASONRY UNIT
CONC.                   CONCRETE
CONST.                 CONSTRUCTION
CONT.                   CONTINUOUS
C.T.                        CERAMIC TILE
C.U.                       CONDENSING UNIT
D                            DRYER
DBL.                       DOUBLE
DIM.                       DIMENSION
DIN. RM.                DINING ROOM
DISP.                     DISPOSAL
DL                          DEAD LOAD
DR                         DOOR
DS.                         DOWN SPOUT
DTL.                       DETAIL
DW                         DISHWASHER
EA.                         EACH
E.F.                        EXHAUST FAN
EFIS                       EXTERIOR FINISH INSULATING SYSTEM
ELEC                     ELECTRIC
ELEV.                    ELEVATION
EP                          EJECTOR PUMP
EQUIP.                   EQUIPMENT
EXH.                      EXHAUST
EXP                       EXPOSED CONSTRUCTION

EXST.                    EXISTING
EXT                        EXTERIOR
F.D.                        FLOOR DRAIN
F.F.                        FINISH FLOOR
FIN.                        FINISH
FLR                        FLOOR
FND'N                    FOUNDATION
FTG.                       FOOTING
FURN.                    FURNACE
F.W.                       FIRE WALL
GFI                         GROUND FAULT INTERRUPTER
GL.                         GLAZING
GL.BL.                   GLASS BLOCK
GND                       GROUND
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HC                          HOLLOW CORE
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HM                         HOLLOW METAL
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STRUCT                STRUCTURAL
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T.GL.                      TEMPERED GLASS
T.O.                        TOP OF
T&P                        TEMPERATURE AND PRESSURE
TJ                           TRUSS JOIST
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UL                          UNDERWRITER'S LABORATORY
VCT                       VINYL COMPOSITION TILE
VENT                     VENTILATION
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W                           WASHER 
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WD                        WOOD
W/D                       WASHER/DRYER
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2018 Addition International Building Code plus local amendments

2018 Addition International Existing Building Code plus local amendments

2018 Addition International Residential Code plus local amendments

2018 Addition International Fuel Gas Code plus local amendments

Illinois 2014 Plumbing Code plus local amendments

2011 Addition National Electrical Code plus local amendments

2018 Addition International Fire Prevention Code plus local amendments

The 2024 International Energy Conservation Code, the most recent version

of the ICC energy code as adopted by the State of Illinois
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IMPERMEABLE = 3,145 S.F. @ 56%

EXISTING CONC. WALK

5 
FT

. C
O

N
C

. A
PR

O
N

UTILITY SINK

PROVIDE WATER
SUPPLY & DRAIN AS
PER PLUMBING CODE

PROVIDE GAS LINE AS
REQ'D. FOLLOW 2018
FUEL GAS CODE

30
FT

 R
EA

R
 S

ET
B

A
C

K
 L

IN
E

A.W.
02.09.261

A.W.
02.09.261

A.W.
02.09.261

12" WIDE GAS LINE
TRENCH A.W.

02.09.261

COMPACTED SUBGRADE

5" GRAN. FILL

6 MIL. POLYETHYLENE
VAPOR BARRIER

5" CONC SLAB W/
6X6 #6 W.W.F.

#5 REBARS CONT. ON
6X6 #6 W.W.F. SUPPORTS
@ 4'-0" O.C. MAX

1/2"X10" ANCHOR BOLTS
@ 4'-0" O.C. MIN. 7" EMBEDED
AND MIN. 2 PER PLATE.

2X6 FRAME WALL

PRESSURE TREATED SILL
PLATE

EXTERIOR VINYL
SIDING

5
8" TYPE 'X'

GYP BD

FLASHING AT
BOTTOM OF
SIDING

SLAB ON GRADE
N.T.S.

REAR PATIO FOOTING & PIER  DETAIL
1

SCALE: N.T.S.

A.W.
02.09.261

OUTDOOR GRILL GAS LINE >3"IN
IT

IA
L 

FI
LL

FI
N

AL
 F

IL
L

H
AU

N
C

H
M

AT
ER

IA
L

SPRINGLINE

BEDDING

D
EP

TH
 O

F 
C

O
VE

R
 A

S
PE

R
 C

O
D

E

TYP. GAS LINE TRENCH
N.T.S. A.W.

02.09.261

EXISTING
VENT THRU ROOF

CONNECT TO
EX. SANITARY

SINK
SINK

CONNECT TO
EXISTING WTR.
SERVICE

N.T.S.

SANITARY RISER DIAGRAM

OUTDOOR KITCHEN EX. PLUMBING

N.T.S.

SUPPLY RISER DIAGRAM

OUTDOOR KITCHEN

EX. WATER
SYSTEM

HOT WATER
COLD WATER

VENT PIPING
WASTE PIPING

PROVIDE SHUT-OFF VALVE FOR
OUTDOOR SINK FIXTURE AS
PER THE ILLINOIS PLUMBING
CODE

MINIMAL PLUMBING WORK TO
INCLUDE NEW OUTDOOR SINK

EX. PLUMBING

A.W.
02.09.261

PROVIDE SHUT-OFF
VALVE FROM INTERIOR
OF RESIDENCE

NEW WATER SUPPLY
TO OUTDOOR SINK TO
BE MIN. 36" BELOW
GRADE TO PREVENT
FREEZING W/ 1" RIGID
FOAM INSULATION
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SAFETY & LIABILITY
NOTICE

THE ARCHITECT HAS NO
RESPONSABILITY FOR
SAFETY PROGRAMS OR
PROCEDURES: AND HAS
NO RIGHT TO STOP ANY
WORK. JOBSIDE SAFETY
IS THE RESPONSABILITY
OF THE GENERAL CON-
TRACTOR AND ALL SUB-
CONTRACTORS.
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TV

BUILT-IN TV DISPLAY W/ SHELF

UNFINISHED ATTIC SPACE
12

6

12
6

1/4" = 1'-0"

WEST ELEVATION
1/4" = 1'-0"

EAST ELEVATION

1/4" = 1'-0"

SOUTH ELEVATION

EXISTING ROOF TO REMAINNEW ROOF TO MATCH EXISTING

6 X 6 WD. POST
WRAPPED W/
HARDIE-PANEL
SIDING, TYP. FOR (7)

ALUM. DOWNSPOUT
& GUTTERS, TYP.

D.S.

5'-0" CONC. APRON,
TYP. BUILT-IN GRILL

STATION/COUNTERTOP

1

A-1

1/4" = 1'-0"

NORTH ELEVATION

EXISTING ROOF TO REMAIN NEW ROOF TO MATCH EXISTING

6 X 6 WD. POST
WRAPPED W/

HARDIE-PANEL
SIDING, TYP. FOR (7)

ALUM. DOWNSPOUT
& GUTTERS, TYP.

D.S.

BUILT-IN GRILL
STATION/COUNTERTOP

1

A-1
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EX. 1-STORY
BRICK, STONE,

AND
FRAME HOUSE

#9024

1/4" = 1'-0"

ARCH. FRONT PORCH PLAN

6 X 6 WD. POST
WRAPPED W/
HARDIE-PANEL
SIDING, TYP. FOR (2)

CONC.
STOOP

COVERED FRONT
PORCH

A.W.
02.09.261

1/4" = 1'-0"

FRONT PORCH ELEVATION

EX.
FRONT
DOOR

6 X 6 WD. POST
WRAPPED W/

HARDIE-PANEL
SIDING, TYP. FOR (2)

12
6ALUM. DOWNSPOUT

& GUTTERS, TYP.

1

A-1

A.W.
02.09.261

90
24

 L
IN

D
ER

 A
VE

.
M

O
R

TO
N

 G
R

O
VE

, I
L.

 6
00

53

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
...

...
.

SAFETY & LIABILITY
NOTICE

THE ARCHITECT HAS NO
RESPONSABILITY FOR
SAFETY PROGRAMS OR
PROCEDURES: AND HAS
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EX. 1-STORY
BRICK, STONE, AND

FRAME HOUSE
#9024

2-CAR FRAME
GARAGE

392 S.F.

COVERED
PATIO AREA

525 S.F.
VAULTED CEILING

BUILT-IN GRILL COUNTERTOP

CONC.
STOOP

& STEPS

3/16" = 1'-0"

ELEC./FRAMING GARAGE & PATIO FLOOR PLAN

EXISTING CONC. WALK

EXISTING CONC. WALK

5 
FT

. C
O

N
C

. A
PR

O
N

02.09.26

A.W.
02.09.261

A.W.
02.09.261

1

2-2x10 WD. HEADER
W/ 12" PLYWOOD

R
O

O
F

2x
8 

R
AF

TE
R

S 
@

 1
6"

 O
.C

.
(D

. F
IR

-L
AR

C
H

 #
1)

3-1.75x11.87 LVL BEAM
(1.9E GRADE)

3-2x4 WD. POST,
TYP. OF 2

2-2x4 WD. POST,
TYP. OF 2

A

PRE-FINISHED
ALUMINUM GUTTER

D.S.

6:
12

 S
LO

PE

LIGHT FIXTURE W/
MOTION DETECTION,

WATER RESISTANT

GARAGE DOOR GFCI
RECEPTACLE RESET TO BE
READILY ACCESSIBLE
WITHOUT THE USE OF A
LADDER

TYPICAL ROOF CONSTRUCTION (CLASS A OR B ROOF
COVERING): SINGLE-PLY TPO MEMBRANE ON 12"  O.S.B.
ROOF SHEATHING ON 2 X 8 @ 16" O.C. ROOF RAFTERS,
PROVIDE RAFTER TIES (HURRICANE CLIPS) AT ALL
RAFTER TOP PLATE CONNECTIONS

 14":1'-0" SLOPE

ELECTRICAL NOTES:

ALL RECEPTACLES WITHIN 66” OF
THE FLOOR LEVEL SHALL BE
TAMPER RESISTANT.

THE BRANCH CIRCUIT SUPPLYING
THE RECEPTACLE(S) IN A GARAGE
SHALL NOT SUPPLY OUTLETS
OUTSIDE OF THE GARAGE AND
NOT LESS THAN ONE RECEPTACLE
OUTLET SHALL BE INSTALLED FOR
EACH MOTOR VEHICLE SPACE.
(E3901.10)

LIGHT FIXTURE W/
MOTION DETECTION,

WATER RESISTANT

R
O

O
F

2x
8 

R
AF

TE
R

S 
@

 1
6"

 O
.C

.
(D

. F
IR

-L
AR

C
H

 #
1)

TYPICAL ROOF CONSTRUCTION (CLASS A OR B ROOF
COVERING): SINGLE-PLY TPO MEMBRANE ON 12"  O.S.B.
ROOF SHEATHING ON 2 X 8 @ 16" O.C. ROOF RAFTERS,
PROVIDE RAFTER TIES (HURRICANE CLIPS) AT ALL
RAFTER TOP PLATE CONNECTIONS

6:
12

 S
LO

PE

6:
12

 S
LO

PE

6:
12

 S
LO

PE

3/16" = 1'-0"

GARAGE & PATIO ROOF PLAN

PRE-FINISHED
ALUMINUM GUTTER

PRE-FINISHED
ALUMINUM GUTTER

D.S.

D.S. D.S.

HIGH RECEPTACLE
@ TV, TYP.

R
6"

W.P.
R

6"

W.P.
R

6"

W.P.
R

6"

W.P.

R
6"

W.P.
R

6"

W.P.
R

6"

W.P.
R

6"

W.P.

ELEC. NOTE:
ALL WIRING TO BE CONTAINED IN EMT OR IMC
CONDUIT. NO FLEXIBLE CONDUIT TO BE USED

A.W.
02.09.261

PROVIDE 1" EMPTY CONDUIT FROM BREAKER PANEL
TO NEW GARAGE FOR FUTURE INSTALLATION OF
EV-CHARGER AS PER LOCAL CODE.

A.W.
02.09.261

HD

PROVIDE HEAT DETECTOR IN GARAGE AS PER LOCAL
CODE, TO BE INTERCONNECTED WITH HOME SYSTEM. A.W.

02.09.261

PARTITION TYPE
N.T.S. A

1 OVERHEAD DOOR 

WIDTHMARK NOTEHEIGHT

HM16'-0" 8'-0"

DOOR SCHEDULE SYMBOL:

DOOR FRAME

HC/M

TYPE

WALL LEGEND

NOTE

A

SQ FT.
GLASS 

SQ FT.
VENT

OPENING 

MARK NOTEHEIGHT

5'-0" 5'-0"

WINDOW SCHEDULE SYMBOL:

DOUBLE HUNG

WIDTH

ROUGH WINDOW  

#
WINDOW

NEW 23.00 11.5

NOTES:

1.  NEW WINDOWS SYSTEMS TO BE MIN. 24" A.F.F.; TEMPERED GLASS REQUIRED WHEN
WINDOW IS BELOW 24" A.F.F.

NOTES:

1.  ALL DOORS ARE NEW UNLESS NOTED OTHERWISE.
2.  ALL DOORS TO BE KEYLESS IN THE DIRECTION  OF EGRESS.
3.  ALL GLAZED DOORS AND ANY GLAZED PANEL MORE THAN 18 INCHES IN WIDTH
IMMEDIATELY ADJACENT TO ANY DOOR TO BE SAFETY GLAZED WITH SAFETY GLAZING
MATERIALS.

WOOD IS REQUIRE TO BE TREATED AND ALL METAL CONNECTORS TO
BE HOT DIP GALVANIZED

1. ROOF: SNOW LOAD 30PSF, WIND UPLIFT LOAD 20PSF.
2. FLOOR: LIVE LOAD 40PSF + 20PSF DEAD LOAD.
3. FLOOR ON PORCH, DECK AND BALCONY:
    LIVE LOAD 60PSF + 10PSF DEAD LOAD
4. NEW LUMBER:  DOUGLAS FIR-LARCH #2 OR BETTER.
    POST LUMBER: DOUGLAS FIR-LARCH #2 OR BETTER.
    EXISTING LUMBER: HEM-FIR #2.
5. SOIL BEARING: 1,500PSF, CONCRETE: 3,500PSF @ 28 DAYS.
6. STAIR:

100 PSF UNIFORM (LL)
300 LB. CONCENTRATED

7. RAILING:
HANDRAILS: 50 PLF VERTICAL AND HORIZONTAL UNIFORM

  200 LB. CONCENTRATED
       GUARDRAILS: 100 PLF VERTICAL AND HORIZONTAL UNIFORM

  300 LB. CONCENTRATED
          INFILL: 200 LB ON ONE FT. SQ.

NOTE: STAIRWAY & BALCONY RAILING DESIGNED TO RESIST
SIMULTANEOUS VERTICAL AND HORIZONTAL THRUST OF 50PLF ,
WITH APPLIED POINT LOAD OF 200 CONCENTRATED LOAD IN ANY
DIRECTION AT ANY POINT ALONG TOP RAIL.
9. PROJECTING ELEMENTS, ALL CANOPIES, BALCONIES AND
PARAPETS SHALL BE DESIGNED AND CONSTRUCTED TO
WITHSTAND WIND PRESSURES IN ANY DIRECTION EQUAL TO 200
PERCENT OF 25 POUNDS PER SQUARE FOOT.

STRUCTURAL DESIGN
CRITERIA

*IN ADDITION TO THE ACTUAL WEIGHTS OF ALL PERMANENTLY
ATTACHED BUILDING COMPONENTS AND FINISHES, THE STRUCTURE
SHALL BE DESIGNED TO SUPPORT THE CODE'S PRESCRIBED MINIMUM
LIVE LOADS.

VINYL SIDING ON 1/2" EXT. PLYWD .W/ HOUSE WRAP ON OUTBOARD
AND 6 MIL VAPOR BARRIER ON INBOARD SIDE, 2X6 @ 16" OC STUDS,
5
8" TYPE 'X' GYP BD @ INTERIOR

EXPOSED VAPOR BARRIER SHALL HAVE A FLAME SPREAD INDEX
OF 25 OR LESS AND A FLAME SPREAD INDEX OF 450 OR LESS POST BASE ABU44

OR ABU46 BY
SIMPSON
STRONG-TIE

FOUNDATION
WALL

SEE FLOOR PLAN
FOR BEAM SIZE

SEE FLOOR PLAN
FOR POST SIZE POST CAP LCE4 BY

SIMPSON STRONG-TIE
WITH 10-16D NAILS

Low Header

2x_ framing
at opening

3 12" wide
header

2x4 Wall Framing

DETAIL 1
1 N.T.S.

DETAIL 2
2 N.T.S.

DETAIL 3
3 N.T.S.

1
2" ANCHOR BOLT EMBEDDED,

MIN 10" LENGTH 6FT MAX.
SPACING, 12" MAX FROM END 2
BOLTS MIN. PER PIECE

PORTAL FRAMING
4 N.T.S.

METHOD PFH
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THE ARCHITECT HAS NO
RESPONSABILITY FOR
SAFETY PROGRAMS OR
PROCEDURES: AND HAS
NO RIGHT TO STOP ANY
WORK. JOBSIDE SAFETY
IS THE RESPONSABILITY
OF THE GENERAL CON-
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To: Chairperson Kintner and Members of the Zoning Board of Appeals 

From: Anne Ryder Kirchner, Planner/Zoning Administrator 
Zoe Heidorn, Director of Community and Economic Development 

Date: July 14, 2026 

Re: ZBA 26-09 – 9118 Menard Avenue (10-17-403-048-0000) 
Request for variation from Section 12-2-6:G to allow a window well in a required side yard. 

STAFF REPORT 
Public Notice 
The Village of Morton Grove provided public notice for the July 21, 2026, Zoning Board of Appeals public hearing for ZBA 26-
09 in accordance with the Unified Development Code. The Morton Grove Champion published a public notice on June 25, 
2026. The Village mailed letters on June 25, 2026, notifying surrounding property owners, and placed a public notice sign on 
the subject property on, June 25, 2026.  

Request Summary  
Property Background     
The subject property at 9118 Menard Avenue in Morton Grove, Illinois, is an interior lot on the west side of Menard Avenue 
located between Church Street and Davis Street. The 5,625-square-foot property is zoned R-2 Single Family Residence and 
is improved with a single-family residence and detached garage. Surrounding properties are also zoned within the R-2 District 
and are improved with single-family residences.  

Subject Property Location Map 
Application Overview 
The applicant and owner, Tuck Decker, is requesting a waiver from Section 12-2-6:G to allow the installation of one window 
well within a required interior side yard that does not meet the requirements of a permitted encroachment. The proposed 
window well with a depth of three feet (3 ft.) and will encroach 1.8 feet into the five-foot (5 ft.) required side yard. Per the 
Unified Development code, window wells are not a permitted obstruction in a required side yard. They are permitted 
encroachments in required front, street side and rear yards. 

DEPARTMENT OF COMMUNITY & ECONOMIC DEVELOPMENT 
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Requested Waivers 
The following chart provides a summary of the requested waiver based on Unified Development Code requirements: 

DIMENSIONAL 
CONTROL ORDINANCE REQUIREMENT PROPOSED REQUESTED VARIATION 

Permitted 
Obstructions, 
Window Wells 
(12-2-6:G) 

Not permitted in required interior 
side yard 

Proposed encroachment of 1.8 ft. 
into five-foot (5 ft.) interior side 
yard 

Variation to allow window 
well as a permitted 
obstruction and 
encroachment of 1.8 feet  

As shown in the table, the following waiver is required in order to approve installation of a window well as proposed by the 
applicant: 
• Section 12-2-6:G  Waiver to allow a window well as a permitted obstruction in a five-foot (5 ft.) required interior side yard

and an encroachment of 1.8 feet.

Building Permit Location of Proposed Window Well 
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Subject Property Street View Showing Existing Basement Window 

Discussion 
The applicant submitted a building permit for basement waterproofing and installing a window well on the south side of the 
home for egress. A variation is required as the applicant did not wish to place the window well in a conforming location, citing 
interference with front yard landscaping and an existing radon system. 
.  
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 26-09, staff recommends the following motion and conditions: 

Motion to approve Case ZBA 26-09, a request for variation from Section 12-2-6:G to allow a window well within a required 
side yard, subject to the following conditions: 

1) The proposed window well shall be installed in accordance with the plans submitted by the applicant in the
Variation Application dated 5/29/2026.

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) 
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Village of Morton Grove 
Variation Application Materials

9118 Menard Avenue 
Morton Grove, Illinois 60053

Requested variation: Section 12-2-6:G - window well in required interior side yard

Applicant / Owner Tuck Decker

Project Basement emergency egress window well and related drainage / 
waterproofing work

Contractor materials Perma-Seal Basement Systems, Inc.; proposal / plan dated 5-27-26

Target ZBA meeting July 21, 2026, subject to Village staff deeming the application 
complete

Draft date May 29, 2026
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1. Draft Application Form Responses
Use this section to fill the Village application form. Fields marked [confirm] should be verified before signing.

Purpose of requested variation
Applicant requests a variation from Section 12-2-6:G to allow installation of an emergency egress window well within the 
required interior side yard. The egress window well is part of basement egress, drainage, and waterproofing work. The proposed 
side-yard location is requested because a front-wall installation is constrained by established front landscaping, the concrete 
front entry steps/walkway, the front facade/window arrangement, and an existing radon system/front pipe location. The 
requested variation is not a request to waive life-safety, drainage, or building permit requirements. The window, well, ladder, 
cover, and drainage connection will be installed under approved permit plans.

Requested final wording for the application form

Application form fields

Case number To be assigned by the Village.

Date application filed 05/29/2026

Applicant name Tuck Decker

Applicant address 9118 Menard Avenue

Applicant city / state / zip Morton Grove, IL 60053

Applicant phone (312) 330-0222

Applicant email t

Applicant relationship to property owner Property owner & resident

Property owner information Same as applicant.

Common address of property 9118 Menard Avenue, Morton Grove, IL 60053

PIN 10-17-403-048-0000

Property square footage 5,625 (land)

Property zoning district [Confirm with Village Community Portal / staff]

Property current use Single-family detached residence

Requested Code section(s) Morton Grove Unified Development Code Section 12-2-6:G

Applicant requests a variation from Section 12-2-6:G to allow installation of an emergency egress window well within the required 
interior side yard. The egress window well is part of basement egress, drainage, and waterproofing work. The proposed side-yard 
location is requested because a front-wall installation is constrained by established front landscaping, the concrete front entry steps/
walkway, the front facade/window arrangement, and an existing radon system/front pipe location. The requested variation is not a 
request to waive life-safety, drainage, or building permit requirements. The window, well, ladder, cover, and drainage connection 
will be installed under approved permit plans.
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2. Application Narrative / Cover Letter

Applicant requests a variation from Section 12-2-6:G to allow a window well in the required interior side yard. The project is a 
basement emergency egress and drainage/waterproofing project. The side-yard well will be built to approved building permit 
plans and is not intended to reduce or avoid any building code, life-safety, drainage, or inspection requirement.

The side-yard location is requested because the front-wall alternative is physically and practically constrained. The front of the 
home includes established front landscaping, mature shrubs/evergreens, the concrete front entry steps and walkway, and an 
existing radon system/front pipe location that should be shown on the final plan. A front-wall installation would create 
substantially more disturbance to the front yard and facade than the side-yard location.

The requested variation allows the egress function to be provided while preserving the front streetscape and limiting site 
disturbance. The well is below grade or low-profile, will not increase building occupancy, will not create traffic or parking 
impacts, and will be reviewed through the normal building permit process for construction, drainage, and inspection 
requirements.

A similar Morton Grove matter, ZBA 25-02 for 7814 Lotus Avenue, was reviewed as a Section 12-2-6:G variation for a side-
yard egress window well. The Board approved that request 6-0 subject to plans and permits. This application requests the same 
basic zoning treatment: review of the side-yard window well as a variation issue rather than a requirement that the egress be 
moved to the front wall.

Requested action
Approve a variation from Section 12-2-6:G to allow the proposed egress window well in the required interior side yard, subject 
to final permit review and construction in substantial accordance with the approved plans.

3. Responses to Standards for Variation
These responses track the four standards listed in the Village application packet.

a. Not Self-Imposed
The difficulty is caused by the zoning treatment of a window well in the required interior side yard as applied to this existing 
home and lot. The applicant is not seeking to expand the home footprint or create a new zoning impact. The project is intended 
to provide basement emergency egress and drainage/waterproofing. The front-wall alternative is constrained by existing site 
conditions: established front landscaping, concrete entry steps/walkway, front facade conditions, and an existing radon system/
front pipe location. The side-yard location is the less disruptive location for the same egress purpose.

b. Nonmonetary Considerations
This request is not based on property value or cost alone. Strict application would force the egress well to the front wall even 
though that location would substantially disturb existing front landscaping and front entry conditions. It would also conflict with 
the existing front radon system/pipe area that should be shown on the final plans. The requested side-yard location allows 
reasonable use of the basement for safe emergency egress while avoiding unnecessary disturbance of the home frontage.

To: Village of Morton Grove, Department of Community and Economic 
Development

Property: 9118 Menard Avenue, Morton Grove, IL 60053

Re: Variation request - Section 12-2-6:G - egress window well in 
required interior side yard
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c. Not Detrimental to Public Welfare
The variation is consistent with public welfare because it supports installation of an emergency escape/rescue opening and 
related drainage work. The applicant is not requesting relief from egress, construction, drainage, or inspection requirements. 
The window, well, cover, ladder/steps, and drainage connection will be reviewed under the building permit process. The well 
will not create traffic, parking, noise, or public safety impacts.

d. Not Detrimental to Neighborhood
The proposed side-yard well will not impair light and air to adjacent property, increase street congestion, increase fire risk, 
endanger public safety, or alter neighborhood character. A side-yard well is a low-profile site improvement and will preserve the 
front yard and streetscape more effectively than a front-wall installation. Final placement, dimensions, and drainage will be 
shown on the revised plan and reviewed by Village staff.

4. Similar Morton Grove Case: ZBA 25-02, 7814 Lotus Avenue
Use this as local precedent for how the Village treated a side-yard egress window well. It is not a substitute for this property-specific variation 
showing.

Suggested language if asked about precedent
This application is similar to ZBA 25-02 because both matters involve a window well for basement egress in a required interior 
side yard. In ZBA 25-02, Village staff identified the issue as a Section 12-2-6:G variation because the window well encroached 
into the required side yard. The Board approved that request subject to plans and permits. The same procedural approach is 
appropriate here.

5. Technical Materials and Site Constraints

Contractor / plan information already available
• Contractor: Perma-Seal Basement Systems, Inc.

Local precedent summary

Case ZBA 25-02

Property 7814 Lotus Avenue, Morton Grove, IL 60053

Issue Basement waterproofing and side-yard egress window well.

Code section Section 12-2-6:G

Staff framing Window wells were not treated as a permitted obstruction in the 
required interior side yard; the matter was reviewed as a zoning 
variation.

Requested relief Allow a window well as a permitted obstruction and encroachment 
into a five-foot required interior side yard.

Front-yard note Staff noted a front-yard well below the bedroom window would be 
conforming.

Outcome The ZBA approved the Section 12-2-6:G variation 6-0, subject to 
plans and permits.

Why it matters here This supports treating the 9118 Menard request as a side-yard 
variation issue, not as a rule that an egress window must be installed 
on the front wall.
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• Prepared by: George Heller, Perma-Seal Basement Systems, Inc.
• Project address: 9118 Menard Avenue, Morton Grove, IL 60053.
• Egress kit listed in contractor materials: galvanized egress well kit, 49 in. wide x 36 in. projection x 60 in. deep.
• Window specification in contractor narrative: 40 in. high x 40 in. wide in-swing window, galvanized well sealed to 

foundation, 3-step ladder, and well drainage connection.
• Contractor scope also includes interior PVC drain tile, sump/electrical work, well duct drain, clear well cover, wall liner, 

and related basement waterproofing items.

Front-wall constraints to explain to staff / ZBA
• Established mature front landscaping, including shrubs/evergreens directly in the likely work area.
• Concrete front entry steps and front walkway adjacent to the likely work area.
• Front facade and existing large front window arrangement.
• Existing radon system/front pipe location in or near the front concrete/foundation area; contractor should add this to the 

final plan.
• A front-wall well would create more visible site disturbance than the requested side-yard well.
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8. Exhibits

Exhibit A - Front conditions at 9118 Menard Avenue

Photo shows established front landscaping and the front entry/stoop/walkway area. Applicant reports an existing radon system/front pipe in the front 
foundation/concrete area that should be shown on the final plan.
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Exhibit B - Contractor plan excerpt

Perma-Seal plan excerpt showing basement waterproofing/egress project notes. Final submittal should be revised or supplemented to show the 
requested side-yard well location, exact side-yard encroachment, and existing radon system/front pipe.
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9. References Consulted
• Village of Morton Grove Variation Application Packet - standards, required materials, fee, and ZBA process.
• Perma-Seal Basement Systems, Inc. proposal / plan for 9118 Menard Avenue dated 5-27-26.
• Village of Morton Grove 2026 Plan Commission and Zoning Board of Appeals Review Schedule - July 21, 2026 ZBA 

meeting date, subject to complete application review.
• Village of Morton Grove ZBA Packet for March 18, 2025, Case ZBA 25-02, 7814 Lotus Avenue - side-yard egress window 

well variation from Section 12-2-6:G.
• Village of Morton Grove ZBA Minutes for March 18, 2025 - ZBA 25-02 approved 6-0 subject to plans and permits.
• Village of Morton Grove Building and Construction Codes page - Village enforces the 2018 International Residential Code 

plus local amendments for one- and two-family residences.
• Village of Morton Grove Zoning page - zoning district should be verified through the Community Portal or Village staff.

Reference links for internal use
Variation packet: uploaded MG_application_variation.pdf
Perma-Seal plan/proposal: uploaded Decker_Tuck_Morton Grove_IL_DONE-2.pdf
ZBA 25-02 packet: https://www.mortongroveil.org/wp-content/uploads/2025/03/ZBA_PACKET_250318.pdf
ZBA 25-02 minutes: https://www.mortongroveil.org/wp-content/uploads/2025/05/ZBA_minutes_25_18_03_MAR.pdf
2026 PC/ZBA review schedule: https://www.mortongroveil.org/wp-content/uploads/2025/12/PC_ZBA_review_schedule_2026.pdf
Zoning page: https://www.mortongroveil.org/business-development/community-and-economic-development/zoning/
Building codes page: https://www.mortongroveil.org/business-development/building-and-construction-codes/



VARIATION APPLICATION 

Village of Morton Grove 
Department of Community Development 
6101 Capulina Avenue, Morton Grove, Illinois 60053 
commdev@mortongroveil.org | 847-663-3063  

 Case Number:     Date Application Filed: 

APPLICANT INFORMATION 

Applicant Name:  
Applicant Address:  
Applicant City / State / Zip Code:   
Applicant Phone:  
Applicant Email:  
Applicant Relationship to Property Owner: 
Applicant Signature:  

PROPERTY OWNER INFORMATION (IF DIFFERENT FROM APPLICANT) 

Owner Name:  
Owner Address:  
Owner City / State / Zip Code:   
Owner Phone:  
Owner Email:  
Owner Signature:  

PROPERTY INFORMATION 

Common Address of Property:  
Property Identification Number (PIN): 
Property Square Footage:  
Property Zoning District:  
Property Current Use:  

APPLICATION INFORMATION 

Applicant is requesting a variation from the following section(s) of the Morton Grove Unified Development Code: 

Purpose of requested variation (attach as needed): 

Page 1 of 2 

mailto:commdev@mortongroveil.org


RESPONSES TO STANDARDS FOR VARIATION

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.

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.

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.

Page 2 of 2 

Tuck Decker
Signature:

Tuck Decker
Printed: Tuck Decker (formerly Drace)

Tuck Decker
Date: 05/29/2026
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