RIVER FOREST
ZONING BOARD OF APPEALS
MEETING AGENDA
A meeting of the River Forest Zoning Board of Appeals will be held on Thursday,
January 14, 2021 at 7:30 P.M. in the Community Room of the River Forest Village Hall,
400 Park Avenue, River Forest, Illinois.

Physical attendance at this public meeting is limited to 10 individuals, with Zoning
Board of Appeals officials, staff and consultants having priority over members of the
public. Public comments and any responses will be read into the public meeting
record. You may submit your public comments via email in advance of the meeting
to: Lisa Scheiner at lscheiner@vrf.us. You may listen to the meeting by clicking here
https://us02web.zoom.us/j/86466732268 or participating in a telephone
conference call as follows, dial-in number: 1-312-626-6799 with meeting id: 864
6673 2268. If you would like to participate over the phone, please contact Assistant
Village Administrator Lisa Scheiner by telephone at (708) 714-3554 or by email at
lscheiner@vrf.us by 12:00 pm on Thursday, January 14, 2021.
I.

Call to Order

III.

Approval of Findings of Fact for the Proposed Variation Requests at 1134 1136 Harlem Avenue – Enclosed Parking requirement.

V.

Confirmation of Next Meeting – February

II.

IV.

VI.

VII.

Approval of the Minutes from the meeting of the Zoning Board of Appeals on
November 12, 2020
Continuation of the hearing of the Variation Request for 346 Park Avenue –
Side Yard Setback for a home with an existing non-conforming Side Yard
Setback, from 9-10-2020.
Public Comment
Adjournment

VILLAGE OF RIVER FOREST
ZONING BOARD OF APPEALS MEETING MINUTES
November 12, 2020
A meeting of the Village of River Forest Zoning Board of Appeals was held at 7:30 p.m. on
Thursday, November 12, 2020 in the Community Room of the River Forest Village Hall, 400
Park Avenue, River Forest, Illinois.
I.

CALL TO ORDER

Chairman Martin called the public hearing to order at 7:30 p.m.
Upon roll call, the following persons were:
Present:

Absent:

Members Berni, Dombrowski, O’Brien, Schubkegel, and Chairman Martin.

Members Lucchei and Smetana

Also Present: Assistant Village Administrator Lisa Scheiner and Village Attorney Greg Smith
II.

APPROVAL OF OCTOBER 15, 2020 ZONING BOARD OF APPEALS MEETING
MINUTES

A MOTION was made by Member O’Brien and SECONDED by Member Lucchesi to approve
the minutes of the October 15, 2020 Zoning Board of Appeals meeting as amended.

Ayes:
Dombrowski, O’Brien, Berni, Schubkegel, and Martin.
Nays:
None
Motion passed.
III.

APPROVAL OF FINDINGS OF FACT FOR THE PROPOSED ZONING VARIATIONS AT
7820 AUGUSTA STREET FROM THE MEETING OF THE ZONING BOARD OF
APPEALS ON OCTOBER 15, 2020 AS AMENDED

A MOTION was made by Member O’Brien and SECONDED by Member Berni to approve the
Findings of Fact and recommendation as amended.

Ayes:
Dombrowski, O’Brien, Berni, Schubkegel, and Martin.
Nays:
None
Motion passed.
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APPROVAL OF FINDINGS OF FACT FOR THE PROPOSED ZONING VARIATIONS AT
210 GALE AVENUE FROM THE MEETING OF THE ZONING BOARD OF APPEALS
ON OCTOBER 15, 2020

A MOTION was made by Member O’Brien and SECONDED by Member Berni to approve the
Findings of Fact and recommendation.
Ayes:
Dombrowski, O’Brien, Berni, Schubkegel, and Martin.
Nays:
None
Motion passed.
V.

ZONING VARIATION REQUEST – 1134-1136 HARLEM AVENUE – PUBLIC
HEARING

Chairman Martin called the public hearing to order.

Assistant Village Administrator Scheiner read the attestation and swore in all parties wishing
to speak.
Daniel Brown, property owner, asked the project architect, Drew Nelson, to present the
petition.

Mr. Nelson stated that Mr. Brown came to him after he’d lost his detached two-car garage to
fire and that Mr. Brown desires to replace the two-car garage. Mr. Nelson stated that the
Zoning Ordinance requires two enclosed spaces and one surface parking space for each unit.
He stated that primary structure is a two-flat on a 50-foot wide lot. He continued that a fourcar garage and two surface parking spaces will not fit on the site and would require the use
of the side yard for more. The house is located at the intersection of an alley and an enclosed
four-car garage would take up more yard space and create more impervious surface. Mr.
Nelson said that this type of building is not typical for the Zoning District. He said that Mr.
Brown proposes to rebuild what was there previously which includes a garage with two
enclosed spaces and a parking pad for two additional spaces.

Mr. Brown stated that the backyard is attractive with fencing, trees and grass, and is used by
the tenants for outdoor enjoyment. To make it smaller to accommodate the parking pads
would detract from the attractiveness from of the house. The house is on Harlem Avenue
and the noise is very loud. Mr. Brown continued that the back yard is quiet and nice and it
would be ruined if he is required to provide enclosed parking. He stated that they have
gotten by with the existing parking for years.

Mr. Nelson stated the Zoning Ordinance requires a minimum lot size in the R3 Zoning District
of 8,712 square feet. He stated that the lot is smaller than is what is required and he believes
that the parking requirements was a reaction to building a larger multi-unit building than
the existing two-flat.
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In response to a question from Chairman Martin, Mr. Brown stated that the parking spaces
are used by the tenants of the parking spots. He stated that each unit gets one covered spot
and one uncovered spot on the parking pad. In response to a follow-up question from
Chairman Martin, Mr. Brown confirmed that the tenant leases include the exclusive use of
two parking spaces. Mr. Brown stated that the fifth parking space could be squeezed onto
the pad but is fits two spaces more comfortably. He continued that the pad is used as a
walkway to the alley for trash.
Mr. Nelson stated that the existing pad is 24 feet 7 inches and that, per Village Code, it could
be striped for two legal spaces and one compact space, but a portion of the pad is currently
used as a walkway.

In response to a question from Chairman Martin about whether he intends to use the
concrete pad for two or three spaces, Mr. Brown stated it is not currently striped but it could
be striped.

Chairman Martin stated that he is asking this question because it appeared that Mr. Brown
had five spaces prior to the fire. The petition is for the garage to be replaced in kind.
Chairman Martin asked if Mr. Brown would be providing five total spaces or if he was also
requesting an additional variation for the number of required parking spaces. Mr. Brown
said they didn’t plan to change anything, just replace the garage. Mr. Nelson stated that there
would be the same amount of surface and garage parking.

In response to a question from Mr. Berni, Mr. Brown stated the garage has been gone for
approximately 18 months. Mr. Brown said they had made arrangements to replace it but
when they tried to get a permit they discovered that replacing it was not in compliance with
Village Code.
In response to a question from Mr. Berni, Mr. Brown confirmed that the existing tenants are
only expecting what they had before for parking.

Ms. Scheiner read a letter into the record from one of Mr. Brown’s tenants who was unable
to attend the meeting but supports the requested zoning variation. Chairman Martin stated
the letter would be considered as evidence regarding the requested variation.
Chairman asked Mr. Brown how often the parking spaces are filled. Mr. Brown stated that
he doesn’t get over to the property very often and that there are sometimes one or two spots
available. His said his tenants have different schedules and the spots are used, but he doesn’t
know that they’re all used 100% of the time.

Chairman Martin asked whether Mr. Brown had considered building two two-car garages,
one in the location of the old garage and one in the location of the pad, which would provide
four enclosed parking spaces. Mr. Brown stated that they would still be short on guest
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parking. Mr. Martin acknowledged that they would not have two parking spots and no one
is suggesting that they destroy the back yard.
Mr. Nelson stated that the new garage is a little longer than the old garage and will comply
with current setback requirements.

Chairman Martin asked if there were any further questions for the applicant or anyone else
who wished to speak about the application. Hearing none, Chairman Martin closed the public
hearing.
Discussion and Deliberation of the Variation Request

Chairman Martin suggested that approval of the variation request be conditioned upon
striping the concrete pad for three cars for a total of two enclosed and three unenclosed
spaces on the property.

Mr. Berni stated that Harlem Avenue is a hardship in itself as there is no parking and that a
parking pad at this property works better for guest parking and preserves open space. He
stated he supports the requested variation.
Mr. Dombrowski agreed with Mr. Berni’s comments.

A MOTION was made by Member Dombrowski and SECONDED by Member Berni that the
requested variation be granted with the condition that the concrete pad be striped for three
additional parking spaces.
Ayes:
Dombrowski, O’Brien, Berni, Schubkegel, and Martin.
Nays:
None
Motion passed.
VI.

PUBLIC COMMENT

None.

ADJOURNMENT

VII.

Chairman Martin announced that there would be no Zoning Board of Appeals meeting in
December. The next meeting will be in January and would include a continued public
hearing for the requested variation at 346 Park Avenue.
A MOTION was made by Member O’Brien and SECONDED by Member Schubkegel to adjourn
the meeting at 7:57 p.m.
Ayes:
Nays:

Dombrowski, O’Brien, Berni, Schubkegel, and Martin.
None
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Motion passed.

Respectfully Submitted:
_________________________________________
Lisa Scheiner, Secretary
_________________________________________
Frank Martin, Chairman
Zoning Board of Appeals

Date: __________________

VILLAGE OF RIVER FOREST ZONING BOARD OF APPEALS
FINDINGS OF FACT AND RECOMMENDATION REGARDING
AN ENCLOSED PARKING SPACES VARIATION
RELATED TO A PROPOSED GARAGE
AT 1134 – 1136 HARLEM AVENUE
WHEREAS, petitioner Daniel J. Brown (“Petitioner”), owner of the property located
at 1134 – 1136 Harlem Avenue in the Village of River Forest (“Property”), requested a
variation from the Village of River Forest’s enclosed parking space requirement in Section
10-10-8 of the Village of River Forest Zoning Ordinance (“Zoning Ordinance”), to allow
the construction of a garage with two (2) enclosed parking spaces, where the minimum
number of enclosed parking spaces required is four (4) (“Variation”). The Property is
located in the R-3 Single-Family (Attached) Residential Zoning District; and
WHEREAS, the Village of River Forest Zoning Board of Appeals (“ZBA”) held a
public hearing on the question of whether the requested Variation should be granted on
November 12, 2020, and the hearing was held in accordance with Section 10-5-4(E) of
the Zoning Ordinance. At the public hearing, all persons present and wishing to speak
were given an opportunity to be heard and all evidence that was tendered was received
and considered by the ZBA; and
WHEREAS, public notice in the form required by law was given of the public
hearing by publication not more than thirty (30) days nor less than fifteen (15) days prior
to said public hearing in the Wednesday Journal, a newspaper of general circulation in
the Village, there being no newspaper published in the Village. In addition, notice was
mailed to surrounding property owners; and
WHEREAS, at the public hearing on November 12, 2020, Petitioner Daniel J.
Brown and Petitioner’s architect provided information regarding the requested Variation,
testifying, among other things, that the Property previously had a two (2) car garage which
burned down approximately eighteen (18) months ago, and that Petitioner requested the
Variation in order to replace that garage with a similar structure; and
WHEREAS, at the public hearing, Petitioner and his architect testified that building
a garage with four (4) enclosed parking spaces as required by the Zoning Ordinance,
instead of the two (2) enclosed spaces proposed, would require a significant reduction in
available open space in the backyard of the Property; and
WHEREAS, at the public hearing, Petitioner and his architect also testified that the
Property has three (3) additional unenclosed parking spaces on a concrete parking pad
adjacent to the garage, and that Petitioner intended to keep the three (3) unenclosed
parking spaces in place if the proposed two (2) car garage were allowed to be built; and
WHEREAS, five (5) members of the ZBA were present for the public hearing,
which constituted a quorum of the entire ZBA that is required to convene a meeting of the
ZBA, and allow for the public hearing to proceed; and
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WHEREAS, after the close of public comment, the ZBA discussed and deliberated
the application for this Variation; and
WHEREAS, following discussion, the ZBA, having considered the criteria set forth
in Section 10-5-4 of the Zoning Ordinance, on November 12, 2020, voted five (5) to zero
(0) to recommend approval of the Variation;
NOW, THEREFORE, the ZBA makes the following findings of fact and
recommendations pursuant to Section 10-5-4(E)(2) of the Zoning Ordinance:
FINDINGS OF FACT
1.
The physical surroundings, shape or topographical conditions of the
Property constitute a specific hardship upon the owner as distinguished from an
inconvenience if the strict letter of the regulations were to be carried out. The ZBA
finds that this standard has been met. The Property is used as a two (2) dwelling rental
property and has a large backyard for tenants. Allowing the two (2) car garage to be rebuilt
in generally the same location and generally the same size, as opposed to requiring a
four (4) car garage to be built, will preserve open space on the Property.
2.
The aforesaid unique physical condition did not result from any action of any
person having an interest in the property, but was created by natural forces or was
the result of governmental action, other than the adoption of the Village’s Zoning
Regulations, for which no compensation was paid. The ZBA finds that this standard
has been met. The two (2) car garage previously on the Property was destroyed by fire.
3.
The conditions of the Property upon which the petition for Variation is based
may not be applicable generally to other property within the same zoning
classification. The ZBA finds that this standard has been met. Other properties in the
vicinity of the Property do not have the same circumstances presented here, that a garage
burned down which an owner seeks to rebuild.
4.
The purpose of the Variation is not based predominately upon a desire for
economic gain. The ZBA finds that this standard has been met. The Petitioner indicated
that he desires to rebuild the garage in generally the same location and size in order to
preserve open space on the Property for its tenants’ use, not for economic gain.
5.
The granting of the Variation is not detrimental to the public welfare or
unduly injurious to the enjoyment, use, or development value of other property or
improvements in the neighborhood in which the Property is located. The ZBA finds
this standard has been met, so long as the recommended condition of approval below is
satisfied. There was no testimony or evidence that the garage previously on the Property
was detrimental to the public welfare or injurious to neighboring properties. The Petitioner
stated that if the Variation was granted, the Property would continue to have three (3)
parking spaces adjacent to the rebuilt garage available for residents and guests of the
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Property. The ZBA recommends that a condition of approval of the Variation include that
these three (3) parking spaces remain on the Property and be striped, to indicate their
availability for parking.
6.
The granting of the Variation will not impair an adequate supply of light and
air to adjacent property, or substantially increase the danger of fire, or otherwise
endanger the public safety or substantially diminish or impair property values
within the neighborhood. The ZBA finds that this standard has been met. The Variation,
if granted, would allow a garage to be built of generally the same size and in generally
the same location as the garage previously on the Property. No evidence was presented
that suggested the replacement garage would have any negative impact on neighboring
properties or create a dangerous situation.
7.
The granting of the Variation will not unduly tax public utilities and facilities
in the area of the Property. The ZBA finds that this standard has been met, as a two (2)
car garage will not put stress on any public utilities or facilities.
8.
There are no means other than the requested Variation by which the
hardship or difficulty can be avoided or remedied to a degree sufficient to permit a
reasonable use of the Property. The ZBA finds that this standard has been met.
Applying the strict requirements of the Zoning Ordinance would require a four (4) car
garage on the Property, which would eliminate most of the open space in the backyard.
Allowing a two (2) car garage to be rebuilt on the Property is appropriate and would allow
for a reasonable use of the Property.
RECOMMENDATION
The ZBA, by a vote of five (5) to zero (0) found that the standards for granting of
the Variation was met. Therefore, the ZBA recommends to the Village President and
Board of Trustees that the Variation to allow the construction of a garage with two (2)
enclosed parking spaces be GRANTED on the condition that three (3) additional
unenclosed parking spaces be maintained and striped on the parking pad on the Property
adjacent to the garage.

__________________________________
Frank Martin
Chairman
__________________________________
Date
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MEMORANDUM
DATE:

September 2, 2020

TO:

Zoning Board of Appeals

FROM:

Clifford E. Radatz CeR
Building Official

SUBJECT:

Variation Request – 346 Park Avenue

Shaun and Julie Krueger, owners of the property at 346 Park Avenue, have submitted the attached
application for variations to the side yard setback regulations (Section 10-9-7) of the Zoning Code.
The applicants propose to construct a two story addition onto the existing residence, which
includes a second story addition on top of the existing house. The addition on the existing house
will increase the height of the north wall which maintains a non-complying side yard setback.
Section 10-9-7 of the Zoning Code requires a minimum 5’-0” side yard setback to the wall of a
building (3’-0” minimum setback to the roof eaves), and prohibits the increase in the height of a
wall which maintains a non-complying side yard setback. The existing setback of the north wall
of the house is approximately 2.98 feet. The roof for the addition is proposed to have an overhang
of 1’-6” (1.5 feet), so the setback to the roof eave will be 1.48 feet from the north property line.
If the Zoning Board wishes to recommend the approval of these variations to the Village Board
of Trustees, the following motion should be made:
Motion to recommend to the Village Board of Trustees the approval of the variations to Section
10-9-7 of the Zoning Code at 346 Park Avenue.
If you have any questions regarding this application, please do not hesitate to call me.

LEGAL NOTICE
ZONING BOARD OF APPEALS
RIVER FOREST, ILLINOIS

Public Notice is hereby given that a public hearing will be held by the Zoning Board of Appeals (ZBA) of the Village
of River Forest, County of Cook, State of Illinois, on Thursday, September 10, 2020 at 7:30 p.m. in the First Floor
Community Room of the River Forest Village Hall, 400 Park Avenue, River Forest, Illinois on the following matter:
The ZBA will consider an application for a major zoning variation submitted by Shaun and Julie Krueger, owners
of the property at 346 Park Avenue, who are proposing to construct a second story addition onto the existing
home.
Section 4-8-5 of the Village Code provides the Zoning Board jurisdiction to hold public hearings and offer
recommendations to the Village Board concerning variations to Zoning Ordinance.
The applicants are requesting a major variation to Section 10-9-7 that would allow the north wall of the home,
which has a non-conforming side yard setback of 2.98 feet, to increase in height from one story to two stories.
The applicants are also requesting a variation for a roof overhang of 1’-6” at the second floor level, resulting in a
setback of only 1.48 feet to the roof edge.
The Zoning Ordinance prohibits any increase in height of a wall which maintains a non-conforming side yard
setback. The Zoning Code requires the roof eave to have a minimum 3-foot side yard setback.
The legal description of the property at 346 Park Avenue is as follows:
LOT 25 IN RIVER FOREST PARK HOMES SUBDIVISION OF PART OF THE WEST HALF OF THE SOUTHWEST QUARTER
OF SECTION 12, TOWNSHIP 39 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE
PLAT THEREOF RECORDED AS DOCUMENT NUMBER 14446645 IN THE VILLAGE OF RIVER FOREST, IN COOK
COUNTY, ILLINOIS.
A copy of the application will be available to the public at Village Hall and on the Village’s website at
www.vrf.us/zoningvariation no less than 15 days prior to the public hearing. The Zoning Board of Appeals meeting
packet will also be available at www.vrf.us/meetings no less than 48 hours prior to the public hearing.
All interested persons will be given the opportunity to be heard at the public hearing. For public comments to be
considered by the Zoning Board of Appeals and Village Board of Trustees in their decision, they must be included
as part of the public hearing record. Interested persons can learn more about how to participation in the hearing
by visiting www.vrf.us/zoningvariation.
Sincerely,
Clifford Radatz
Secretary, Zoning Board of Appeals

Zoning Review Checklist
Address: 346 Park Avenue
Date of Review: 5/23/2018
Contact:
Zoning District:
Use:

Date of Submission:
Telephone #:

5/15/2018

R2
Addition to a Single Family Residence
Permitted Use

Lot Area

Lot Width
45.00

Lot Depth
198.00

Lot Area
8910.00

Lot Coverage

Allowed

Existing

Proposed

1766.30
19.82%
Existing

2519.94
28.28%
Proposed



1266.30
14.21%
Existing

3492.44
39.20%
Proposed



47.7600
0.0000

47.7600
1.5000

2673.00

30% allowed for the R2 District

Floor Area Ratio

Allowed
3564.00

40% allowed for the R2 District

Setbacks
Frontyard

Required
East

Eave Length

45.6500

Setback to Eave

Sideyard

North

10% of Lot Width for the R2 District

Setback to Eave

46.2600 
Proposed setback
at addition

5.0000

2.9400
0.0000

2.9400
1.5000



3.0000

2.9400

1.4400



5.0000

9.9100

9.9100
1.5000



3.0000

9.9100

8.4100



11.2500

12.8500

12.8500



122.2400
0.0000

100.2400
1.5000

122.2400

98.7400

Eave Length

Sideyard

47.7600

NC SYSB



South

10% of Lot Width for the R2 District
Eave Length

Setback to Eave

Combined Sideyard
25% of Lot Width for the R2 District

Rearyard

West

15% of Lot Depth or 26'-2" minimum
Eave Length

Setback to Eave

29.7000


Addition

Zoning Review Checklist

Building Height Ridge

Allowed

Existing

Height above grade in feet

35'

17.75'

Story Height

2.5

1

Off-Street Parking
Garage spaces

Required
2

Existing
3

Proposed Ht.
at addition
33.08'
2.5
Existing +
Proposed
3





Addition

346 Park Avenue
Area Calculations
Date of Submission
Lot Area

5/23/2018
5/15/2018
45.0000

Allowed Coverage
Allowed FAR

0.3000
0.4000

Lot Coverage - Existing
First Floor Area
Existing
Detached Garage
Existing
Open Porch
Existing
Total

Lot Coverage - New
First Floor Area
Detached Garage
Open Porch

198.0000

2673.0000
3564.0000

855.6375
910.6667
0.0000
0.0000
1766.3042

Proposed
Existing
Proposed

1405.6375
910.6667
203.6329
0.0000

Total

2519.9370

Floor Area - Existing
Floor Area - existing

1st floor
2nd floor
Attic
Detached Garage
Existing
garage allowance (up to 500 s.f)

Floor Area - Proposed
Floor Area - Proposed 1st floor
2nd floor
Attic
Detached Garage
Existing
garage allowance

8910.0000

855.6375
0.0000
0.0000
910.6667
-500.0000
1266.3042

1405.6375
1425.3042
250.8275
910.6667
-500.0000
3492.4358

346 Park Avenue

5/23/2018

House - 1st floor - Existing to remain
A
2.0000
B
25.9000
C
1.7500
"- C"

House - 1st floor - Proposed
Existing to remain
e

-1.7500

22.0000

11.8000
32.1250
1.0500
1.0500

23.6000
832.0375
1.8375
0.0000
-1.8375
855.6375

855.6375
25.0000 550.0000
0.0000
1405.6375

House - 2nd floor - Existing
0.0000
0.0000
House - 2nd floor - Proposed
Existing to remain
j
k
l
rear bay
m
front bay
n

22.0000
2.0000
25.9000
10.6667
9.0000

25.0000
11.8000
32.1250
1.0000
1.0000

0.0000
550.0000
23.6000
832.0375
10.6667
9.0000
1425.3042

House - Attic half story - Proposed
Existing to remain
o
3.8500
p
33.0250

32.1250
3.8500

0.0000
123.6813
127.1463
250.8275

Detached Garage - Existing
q
r

4.0000
22.0000

13.1667
39.0000

52.6667
858.0000
910.6667

Open Front Porch - Proposed
u
v

7.7500
2.0000

21.0365
20.3000

163.0329
40.6000
203.6329

