
 
RIVER FOREST 

ZONING BOARD OF APPEALS 
MEETING AGENDA 

 
A meeting of the River Forest Zoning Board of Appeals will be held on Thursday,  
December 14, 2023, 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 may be limited due to the COVID-19 
pandemic 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: Clifford Radatz at cradatz@vrf.us.   
You may listen to the meeting by clicking here: 
https://us02web.zoom.us/j/86531530216 

or participating in a telephone conference call as follows, dial-in number:  1-312-
626-6799 with meeting id:  86531530216 

If you would like to participate over the phone, please contact Clifford Radatz by 
telephone at (708) 714-3557 or by email at cradatz@vrf.us by 12:00 pm on 
Thursday, December 14, 2023. 

I. Call to Order 

II. Approval of the Minutes from the meeting of the Zoning Board of Appeals on 
November 9, 2023.  

III. Approval of Findings of Fact for the Zoning Variation requested for                                                                         
214 Gale Avenue – Building Height of an Accessory structure. 

IV. Text Amendment Request – Public Hearing Regarding Land Use Chart - Child 
Daycare Centers – Special Use in the C3 Zoning District                                                                                     

V. Confirmation of Next Regularly Scheduled Meeting – January 11, 2024. 

VI. Public Comment 
 

VII. Adjournment 

 

mailto:cradatz@vrf.us
https://us02web.zoom.us/j/86531530216
mailto:cradatz@vrf.us
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MINUTES OF THE MEETING OF THE 
VILLAGE OF RIVER FOREST 
ZONING BOARD OF APPEALS 

 
November 9, 2023 

 

A meeting of the River Forest Zoning Board of Appeals was held at 7:30 pm on Thursday, 
November 9, 2023, in the Community Room of the River Forest Village Hall, 400 Park Avenue, 
River Forest, Illinois. 

 

I. CALL TO ORDER 

Chairman Martin called the meeting to order. Meeting started by calling roll.  Upon roll call the 
following persons were: 

Present:  Chairmen Martin, Members Dombrowski, Plywacz, Shoemaker, Davis, Lucchesi, 
Price 

Absent:   

Also present at the meeting:   

Luke Masella, Deputy Village Clerk 

Anne Skrodzki, Village Attorney, 

Clifford Radatz, Secretary. 

 

II. APPROVAL OF THE MINUTES FROM THE MEETING OF THE ZONING 
BOARD OF APPEALS ON OCTOBER 12, 2023 

A MOTION was made by Member Plywacz and seconded by Member Lucchesi to approve the 
minutes from the October 12, 2023, meeting. 

Ayes:  Members Dombrowski, Shoemaker, Plywacz, Price, Lucchesi, Davis 

Nays:    

Motion passed. 

 

III. PUBLIC HEARING – ZONING VARIATION REQUEST FOR 214 GALE 
AVENUE – BUILDING HEIGHT OF AN ACCESSORY STRUCTURE. 

Secretary Radatz swore in those who wished to testify. 

Chairmen Martin invited the applicant to the podium to present the application. 
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Ms. Kristin Vogel, owner of the property, gave background on the application for a variance at 
214 Gale Avenue. She stated that they are asking for the variance to make the garage 
architecturally compatible with the size of their home. 

Member Dombrowski asked if there will be any differences in the size of the footprint. 

Ms. Vogel stated the footprint will be very similar to the existing garage. 

Member Plywacz asked if the garage will be closer to the property lines. 

Ms. Vogel confirmed the proposed garage would be closer to the rear property line. 

Chairmen Martin asked Ms. Vogel if they would like to state the hardship that the applicants 
face. 

Ms. Vogel stated the hardship is the need for architectural consistency between the garage and 
the home. Ms. Vogel also noted that they attempted to keep the garage as small as possible. 

Chairmen Martin asked if anyone else in the audience would like to speak regarding the variance 
application. 

Member Shoemaker asked why the relocation for the garage is needed. 

Ms. Vogel stated they would like more room to utilize their backyard. She also noted they plan 
to utilize permeable pavers for the new surfaces in the backyard. 

Member Lucchesi asked if there is a bathroom in the existing garage. 

Ms. Vogel stated no. 

Member Lucchesi asked why a bathroom is proposed for the new garage. 

Ms. Vogel stated that it would be for people to utilize when in the backyard so as to not have to 
go inside the home. 

Chairmen Martin asked the applicant why they did not address other portions of Section 10-8-6-
A of the Village code regarding habitable living spaces in accessory buildings. He noted that the 
applicant is seeking two variances, one for height and another for the creation of a habitable 
space.  

Ms. Vogel stated that she thought a bathroom by itself would not count as a habitable living 
space. 

The Architect for the project, David Moriello, asked the Board if the bathroom would be 
permissible if it was placed at grade level. 

Chairmen Martin stated that that design is not currently in the plans before the Board.  

Chairmen asked if the applicant thought the Board would overlook the second-floor bathroom. 

Ms. Vogel and Mr. Moriello apologized and stated they were not attempting to sneak the 
bathroom through the application process. 
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Laura Maychruk, a neighboring homeowner, made public comment in support of the requested 
variance.   

Chairmen Martin closed the public hearing portion of discussion. 

Member Dombrowski asked Secretary Radatz if the applicant would need two variances for the 
second-floor bathroom. 

Mr. Radatz stated only one variance would be needed because the portions of code regarding 
height and habitable spaces for accessory buildings are in the same section of code. 

Ms. Davis stated she was concerned with the objections raised by the emails from neighbors that 
were not in favor of the variance.  

A MOTION was made by Member Dombrowski and seconded by Member Price to recommend 
approval of the proposed variation to Section 10-9-6 (Height Regulations for an Accessory 
Structure) to the Village Board of Trustees for 214 Gale Avenue. 

Ayes:  Members Dombrowski, Shoemaker, Price 

Nays:   Chairmen Martin, Members Davis, Lucchesi, Plywacz 

Motion failed. 

 

IV. NEXT MEETING 
 
Next meeting is scheduled for December 14, 2023  
 
 

V. PUBLIC COMMENT 

Rainier Ramos, representing a Mosaic Montessori school, asked the Board for a Special Use 
permit to allow them to open a new school at 7777 Lake Street, which is locat5ed in the C3 
Zone. 

Chairmen Martin asked if the applicant has filed an application yet. 

Rainier stated they have not. 

Chairmen Martin stated the Board cannot consider this request until they file an application. 

Chairmen Martin told Mr. Rainier to contact Matt Walsh regarding the application. 

The Zoning Board discussed the proper procedures to be followed to apply for a Special Use 
Permit. 
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VI. ADJOURNMENT  
 
A Motion was made by Member Lucchesi, seconded by Member Davis to Adjourn. 

Ayes: Chairmen Martin, Members Dombrowski, Plywacz, Shoemaker, Davis, Lucchesi, 
Price 

Nays:    

Motion Passed.  

Meeting Adjourned at 7:37 p.m.  

 

 

Respectfully Submitted: 

 

_________________________________________ 

Clifford E. Radatz, Secretary 

 

_________________________________________ Date: __________________ 

Frank Martin, Chairman 
Zoning Board of Appeals 
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VILLAGE OF RIVER FOREST ZONING BOARD OF APPEALS 
FINDINGS OF FACT AND RECOMMENDATION REGARDING 

AN ACCESSORY STRUCTURE HEIGHT VARIATION  
RELATED TO A PROPOSED GARAGE 

AT 214 GALE AVENUE 
 

 WHEREAS, petitioners Kristin and Shawn Vogen (“Petitioners”), owners of the property 
located at 214 Gale Avenue in the Village of River Forest (“Property”), requested a variation from 
the Village of River Forest’s accessory structure maximum height allowance in Section 10-9-6 
of the Village of River Forest Zoning Ordinance (“Zoning Ordinance”), to allow the construction 
of a garage with a maximum height of twenty-five feet and nine inches (25’ 9”), where the 
maximum allowed height is eighteen feet (18’) (“Variation”). The Property is located in the R-2 
Single-Family (Detached) Residential Zoning District (“R-2 Zoning District”); and 
  
 WHEREAS, the Village of River Forest Zoning Board of Appeals (“Board”) held a public 
hearing on the question of whether the requested Variation should be granted on November 9, 
2023, 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 Board; 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 9, 2023, Petitioner Kristin Vogen and 
architect David Muriello provided information regarding the requested Variation, with the 
Petitioner testifying, among other things, that she, wished to construct a garage to match the 
style of the home, and wished to install plumbing and a second floor bathroom in the garage in 
order to provide convenience and enhance the livability of the yard; and 
 
 WHEREAS, seven (7) members of the Board were present for the public hearing, which 
constituted a quorum of the entire Board that is required to convene a meeting of the Board, and 
allow for the public hearing to proceed; and 
 

WHEREAS, after the close of public comment, the Board discussed and deliberated the 
application for this Variation; and 
 

WHEREAS, following discussion, the Board, having considered the criteria set forth in 
Section 10-5-4 of the Zoning Ordinance, on November 9, 2023, voted four (4) to three (3) against 
recommending approval of the Variation; 
 
 NOW, THEREFORE, the Board makes the following findings of fact and 
recommendations pursuant to Section 10-5-4(E)(2) of the Zoning Ordinance: 
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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 Board found that this standard 
has not been met. The Petitioners did not provide evidence establishing that the conditions of 
the property constitute a specific hardship as distinguished from an inconvenience. 
 
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 Board found that this standard has 
not been met. Although the Petitioners purchased the home in its current state, the Petitioners 
failed to establish a unique physical condition in the property constituting a specific hardship. 
 
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 
Board found that this standard has not been met. The Petitioners failed to establish that the 
desire for a two-story, plumbed garage was not applicable generally to other properties subject 
to the same zoning classification and regulations. 
 
4. The purpose of the Variation is not based predominately upon a desire for 
economic gain. The Board found that this standard has not been met. The Petitioners did not 
establish the basis of their desire for the variation. 
 
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 Board found this standard has not 
been met. While one neighbor of the Petitioner presented testimony favorable to the project, 
three other neighbors of the Petitioners presented correspondence indicating that they were not 
in support of the project, and specifically noted concerns about the size and privacy implications 
of the proposed new garage.  
 
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 Board found that this standard has not been met. Three neighbors of the Petitioners testified 
that they were not in support of the project, and specifically expressed concerns that the new 
garage could infringe on the private use of their property.  
 
7. The granting of the Variation will not unduly tax public utilities and facilities in the 
area of the Property. The Board found that this standard has not been met. The Petitioners 
seek to significantly increase the use and functionality of the garage, which could implicate both 
local electrical utilities and water service which would be installed in the garage.  The Petitioners’ 
plan proposed a full second story as well as a plumbed second floor exceeds the height 
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regulation, but also the limitation on number of stories in accessory buildings as well as the 
prohibition on inhabitable second stories. 
 
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 Board found that this standard has not been met. The Petitioners failed to 
establish that the proposed variation addressed a hardship which prevents a reasonable use of 
the Property.   

 
RECOMMENDATION 

 
 The Board, by a vote of four (4) to three (3) found that the standards for granting of the 
Variation were not met. Therefore, the Board recommends to the Village President and Board 
of Trustees that the Variation to allow the construction of a garage with a maximum height of 
twenty-five feet and nine inches (25’ 9”), where the maximum allowed height is eighteen feet 
(18’) in a R-2 Zoning District be DENIED. 

 
 
__________________________________ 

Frank Martin 
Chairman 

 
__________________________________ 

Date 
 
 



Village of River Forest 
Village Administrator’s Office  

400 Park Avenue 
River Forest, IL 60305 

Tel:  708-366-8500 
 
 

MEMORANDUM 
 
Date: December 14, 2023 
 
To: Frank Martin, Chairman, Zoning Board of Appeals  
  
From: Matt Walsh, Village Administrator  
 
Subj: Proposed Text Amendments – Child Daycare Centers 
 
 
Issue:  In October, representatives from Mosaic Montessori met with Village staff to discuss expanding 
operations within the village. Mosaic is interested in leasing space at 7777 Lake Street in the C-3 
Central Commercial District. Staff notified Mosaic that the Montessori School operation is considered 
a “Child daycare center” in the Village code. Child daycare centers are currently only permitted as a 
special use in the Public, Recreational, Institutional district (PRI).  
 
At the November 13, 2023 Village Board meeting, representatives from Mosaic Montessori school 
provided public comment requesting the Village Board consider enabling the use in the C-3 district. 
After some discussion, the Village Board directed staff to present a proposed text amendment to the 
Zoning Board of Appeals for consideration.  
 
Petition: Pursuant to Section 10-5-5 of the River Forest Zoning Ordinance, the Village Board of 
Trustees has petitioned the Zoning Board of Appeals to consider text amendments to amend 
Chapter 21 of the Zoning Ordinance to allow child daycare centers as a special use in the C-3 district.  
Currently, child daycare centers is a prohibited use in every zoning district except PRI. Child daycare 
centers are allowed as a special use in the PRI district. The land use chart was amended in 2019 to 
permit child daycare centers as a special use (Ordinance 3742).  
 
The proposed text amendment would apply to any parcel in the C-3 district. The Village’s zoning 
map is attached. Pending approval of this text amendment, Mosaic Montessori and any other future 
applicants would be required to follow the Village’s special use application procedures. A special 
use permit requires a public hearing before the Zoning Board of Appeals.  
 
Attachments: 

1. Proposed text Amendment  
2. Village Zoning Map 
3. Special Use Permit Procedures 

 



Proposed Text Amendment 
 
Chapter 21: Land Use Chart 
 
10-21-3: Appendix A: 
 

 Districts 

Land Use R1 R2 R3 R4 C1 C2 C3 ORIC PRI 
Child Daycare 
Center N N N N N N N S N S 

 
 



 
PUBLIC HEARING 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 of the 
Village of River Forest, Cook County, Illinois, on Thursday, December 14, 2023 at 7:30 p.m. in the First 
Floor Community Room of the River Forest Village Hall, 400 Park Avenue, River Forest, Illinois, to consider 
amendment(s) to the Village’s Zoning Ordinance which include, but may not be limited to, the following:  
 
1. A Text Amendment to Section 10-21 (Land Use Chart) of the Zoning Ordinance to designate child 

daycare centers as a special use in the C-3 Central Commercial district.  
 
The petitioner for the Text Amendments is the Village President and Board of Trustees.   
 
This public hearing is being held pursuant to direction given by the Village Board of Trustees for the Zoning 
Board of Appeals to consider these amendments.  For additional information visit www.vrf.us.  

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.  If you cannot attend the public 
hearing but would like to provide input on this matter to the Zoning Board of Appeals you may submit 
your comments in writing, to Clifford Radatz, Building Official, no later than 12:00 Noon on the date of 
the public hearing at cradatz@vrf.us or by mailing them to 400 Park Avenue, River Forest, IL 60305.   

For further information or for a copy of the proposed text amendments, please contact Village 
Administrator Matt Walsh at (708) 714-3563 or at mwalsh@vrf.us or visit www.vrf.us.  

Sincerely, 
Clifford Radatz 
Secretary, Zoning Board of Appeals 
 

http://www.vrf.us/
mailto:cradatz@vrf.us
mailto:mwalsh@vrf.us
http://www.vrf.us/
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GRACE EVANGELICAL
LUTHERAN CHURCH

RIVER FOREST
TOWNSHIP
OFFICE

RIVER FOREST
VILLAGE

HALL
RIVER FOREST

POLICE
DEPARTMENT

CONSTITUTION
PARK

WASHINGTON TRIANGLE

DOMINICAN FATHERS
PROVINCE OF ST
ALBERT THE GREAT

DOMINICAN
PRIORY SCHOOL

FOREST
PRESERVES OF
COOK COUNTY

GRACE LUTHERAN
SCHOOL

PRIORY PARK

RIVER FOREST
PARK DISTRICT
BUILDING

ROOSEVELT
MIDDLE
SCHOOL

MEMORIAL
PARKWAY

TRINITY
HIGH SCHOOL

THE CHAPEL
OF OUR LORD

CHRIST
EPISCOPAL

CHURCH
KEYSTONE

PARK

G.A.R. WOODS

SAINT
VINCENT FERRER CHURCH

RIVER FOREST
POST OFFICE

WEST SUBURBAN TEMPLE
HAR ZION

CONCORDIA
UNIVERSITY

DOMINICAN
UNIVERSITY

RIVER FOREST
PUBLIC LIBRARY

WILLARD
ELEMENTARY

SCHOOL

THATCHER
WOODS

Legend
C1 - Commercial

C2 - Commercial

C3 - Central Commercial

R1 - Wide Lot Single-Family Residential

R2 - Single-Family Residential

R3 - Single-Family Residential

R4 - Multi-Family Residential

PRI - Public/Recreational/Institutional

ORIC - Office/Research/Industrial/Commercial

±River Forest Zoning Map
January 13,2023 0 1,000500 Feet
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This is intended for use as a visual aid only.  If there is any conflict between the flow chart and the Ordinance, the language in the Ordinance controls 

Village of River Forest Special Use Permit Process 
 

  

 

 

Pre-Filing Conference- Discuss with 
Village Staff Application Requirements, 
Village Regulations

Formal Application Submittal- Submit 
Application in accordance with Special Use 
Requirements

Notice of Public Hearing- Once application 
is complete, notice is published by Village 
in local paper 15 days before Hearing. 
Notice posted on subject property and 
Village Website.

Notice of Public Hearing- Applicant to 
mail notice to property owners within 
500 feet 15 days before public hearing in 
envelopes marked: Public Hearing Notice 
Enclosed

Zoning Board Public Hearing- Public 
comment from stakeholders, questions 
from the ZBA

Notice of Village Board Meeting -
Applicant to mail notice to neighbors 
within 500 feet 10 days in advance

Village Board Meeting(s)- Review and 
Action within 60 days of DRB 
recommendation

Village Responsibility Applicant Responsibility 
Meeting Dates 

ZBA – 2nd Thursdays  VB – 2nd & 4th Mondays 
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