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MINUTES OF THE APRIL 4, 2022 
MEETING OF THE MORTON GROVE APPEARANCE COMMISSION 

MORTON GROVE VILLAGE HALL, 6101 CAPULINA AVENUE, MORTON GROVE, IL 60053 
 
Pursuant to proper notice in accordance with the Open Meetings Act, the regular meeting of the Appearance 
Commission was called to order at 7:00 p.m. by Chairman John Pietron. Secretary Kirchner called the roll.  
 
Commissioners Present:   Pietron, Block, Hedrick, Ingram, Manno, Minx, Zimmer 
 
Commissioners Absent:   None 
 
Village Staff Present:                      Zoe Heidorn, Community Development Administrator; Anne Ryder Kirchner, 

Assistant Land Use Planner 
 
Trustees Present: Minx and Thill 
 
Chairman Pietron proceeded to seek approval of the February 7, 2022, minutes.  
 
Commissioner Ingram moved to approve the minutes of February 7, 2022. Commissioner Hedrick seconded the 
motion. 
 
Chairman Pietron called for the vote. 
 
Commissioner  Block voting  aye 
Commissioner  Hedrick voting  aye 
Commissioner  Ingram voting  aye 
Commissioner  Manno voting  aye 
Commissioner  Minx voting  aye 
Commissioner  Zimmer voting  aye 
Chairman  Pietron voting  aye 
 
Minutes approved. 
 
Chairman Pietron called for the case. 
 
CASE:   AC 22-02 
 
APPLICANT:  P & P Properties LLC 
  1625 N. Milwaukee Avenue 
  Glenview, Illinois 60025 
 
LOCATION:  8721 Narragansett Avenue (10-20-100-029-0000),8720 Ferris Avenue (10-20-100-024-0000, 10-

20-100-023-0000), 8724 Ferris Avenue (10-20-100-022-0000), 8726 Ferris Avenue (10-20-100-
021-0000) and a portion of the public alley petitioned for vacation (PC 22-03) 
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PETITION:  Request for an Appearance Certificate for site, building, and landscape plans for a 10-unit attached 
single-family dwelling (townhome) development associated with Special Use and Subdivision 
Applications (PC 22-04) 

 
Zoe Heidorn, Community Development Administrator, provided an introduction to the case. She explained that in the 
case of AC 22-02, the applicant is requesting an Appearance Certificate for plans associated with the development of 
10 townhomes on vacant property owned by the applicant and the Village of Morton Grove and a portion of public 
alley petitioned for vacation, all of which is located in a C-1 General Commercial District. The three-story rear-loading 
townhomes will be constructed as two buildings with 5 units per building separated by a 28-foot landscape and 
pedestrian area, which will also serve as a public utility easement.  

Ms. Heidorn stated that in the application originally submitted to the Village, the applicant proposed brick veneer on 
Gigacrete and Gigacrete with Stuccomax as the principal materials. The brick veneer was proposed to be a brownish 
red brick. In modified plans submitted to staff late last week and distributed to the Appearance Commission today, 
the applicant revised the materials palette to include as principal materials thin klaycoat facebrick in gray and 
drainable EIFS in dark and light grays. The applicant should explain why Gigacrete with Stuccomax was replaced 
with drainable EIFS and why the red brick veneer was replaced with gray brick.  

Ms. Heidorn explained that staff is concerned that the contemporary design in combination with the new gray brick 
will be less compatible with the more traditional design and red brick of the townhome development across the street. 
The developer should address this concern in their presentation and speak to the long-term durability and 
maintenance of the proposed materials. The applicant also submitted a fence detail as part of the revised submittal 
and should speak to the proposed height of the installation and materials to be used.  

Ms. Heidorn then introduced the developer team and noted that they would be happy to provide an overview of the 
project and address any of your questions or concerns.  

Mike Marasco, John Park, and architect Jolly Thulaseedas, all representing P&P Properties, introduced themselves 
to the Commission. Mr. Marasco thanked the Commission for their time and explained that his team is seeking their 
support.  
 
Mr. Marasco described the vision for the townhomes, which combine classic and modern architecture to meet the 
demands of the current market. The design is respectful to the surrounding buildings and incorporates materials that 
can meld into the community. Mr. Marasco explained that he reached out to surrounding neighbors to describe the 
development and answer any of their questions. The neighbors appreciated the contact and seemed to be favorable 
to the townhomes. 
 
Mr. Marasco presented comparable townhome developments in nearby areas that do not have the right mix of 
materials and are not as unique as the ones his team is proposing. The proposed townhomes have more glazing, lots 
of natural light, and unique balconies. Market studies show excellent demand for such amenities and high-value 
finishes.   
 
Chairman Pietron asked if market research favors this design. Mr. Marasco said yes, and they believe that all ten 
units would be under contract today if they were put on the market today. This is a high-demand community and a 
desirable price point. 
 
Mr. Thulaseedas presented the site design, townhome layouts, lighting and landscape plans, and material finishes. 
The highlighted the use of large windows, folding doors leading out to balconies, and the vibrant city feeling that the 
development provides, but with the comforts of a suburban community. He explained that the red brick originally 
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proposed in the plans did not provide the contemporary texture they were seeking. He added that using warm grey 
brick conveys a modern feeling and adds more richness to the design. Mr. Thulaseedas showed samples of the new 
grey brick.  
 
Mr. Thulaseedas explained that the developer modified the building materials palette to include drainable EIFS 
instead of Gigacrete after some concerns the architecture team had with long-term durability of the material. He 
noted that the material fares well in warmer climate but might become an issue in the Midwestern climate. He stated 
that drainable EIFS has been used in residential applications with great success in the Midwest and in Canada.  
  
Chairman Pietron asked about the durability of the EIFS, particularly with regards to weather and hail.  
 
Mr. Thulaseedas responded that the EIFS is a one-hundred percent better than Stuccomax.  It has three coats of 
finish and is very easy to clean and repair if needed.  
 
Commissioner Zimmer asked if it would be installed by a certified installer. Mr. Thulaseedas responded that it would 
be. 
 
Chairman Pietron asked about the amount of window coverage. 
 
Mr. Thulaseedas explained that the front elevations provide seventy-five percent transparency, while the rear 
elevations provide about fifty percent transparency.  The premium end units will have side elevation windows too.  
 
Chairman Pietron asked about the color contrast on the building, noting that with the gray brick, there isn’t much 
contrast and the building seems washed out.  
 
Mr. Thulaseedas said that in working with staff, he wanted to not have much contrast to not overpower the modern 
design. He is looking for a more neutral building. 
 
Chairman Pietron said that the lack of contrast is the problem for him.  
 
Commissioner Zimmer said he would prefer that the new townhomes are more in harmony with the red brick 
townhomes across the street. 
 
Discussion ensued about the contrast between the Crossings at Morton Grove townhomes and the proposed 
development. The Commissioners agreed that greater color similarity in the brick would improve the relationship of 
the two developments. 
 
Mr. Thulaseedas asked if a dark brown mix of brick would work or if the Commission was requiring the original red 
brick. He showed a sample of the original red brick.  
 
Mr. Zimmer responded that he prefers the red brick.  
 
Chairman Pietron asked if the developer and architect have a problem with the red brick.  
 
Jolly said he would prefer to keep to shades of gray and brown, which are more in keeping with the contemporary 
design. He showed a black brick that could be mixed in with the other brick colors.  
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Chairman Pietron recommended that a harmonious compromise should be presented to the Community 
Development Administrator for final review and approval.  
 
Ms. Heidorn added that staff would seek final approval of the Chairperson as well.  
 
Mr. Thulaseedas asked if a metal screen could be used for the trash enclosure instead of a solid wood fence, which 
did not fit with the modern development. He referred to the screening detail and added that the installation would look 
more like art than an enclosure. 
 
The Commissioners indicated that they liked the metal screening. 
 
Ms. Heidorn explained that they could authorize a waiver to allow some level of transparency and change in material. 
 
Commissioner Zimmer reminded them that too much of an opening can cause trash to not be enclosed.  
 
The landscape and lighting plan was discussed. Mr. Thulaseedas noted that the screening along Ferris Avenue was 
kept lower near the accessway to maintain visibility. He discussed the landscaped path between the two buildings 
and explained that the luminaires will provide a soft warm light. He added that cooler light was more appropriate for 
commercial developments.  
 
Commissioner Zimmer noted the lack of upright plantings that would help break up the buildings. He asked if the 
plantings were limited to low heights so as not to obscure the windows. 
 
Mr. Thulaseedas responded that this was the intent, but that he will ask the landscape architect to revise the plan to 
add more variety in plant height.  
 
Commissioner Ingram clarified that the brick range in color will be submitted to staff and Chairperson Pietron for final 
review. 
Commissioner Block motioned to approve the request for an Appearance Certificate for site, building, and landscape 
plans for a 10-unit attached single-family dwelling (townhome) development for the property commonly known as 
8721 Narragansett Avenue, 8720-26 Ferris Avenue, and portion of public alley located directly north of Hennings 
Court, between Narragansett Avenue and Ferris Avenue, petitioned for vacation in accordance with Section 12-9-5 of 
the Morton Grove Municipal Code in Morton Grove, Illinois, staff recommends the following conditions of approval:  
 

1) Prior to filing any Building Permit Application, the applicant shall provide the Village with a final landscape 
plan for review and approval by the Community Development Administrator and Appearance Commission 
Chairperson. If the landscape plan is deemed to be inconsistent with the approved plan, the applicant will be 
required to file an application for an amendment to the Appearance Certificate.  

2) Prior to filing any Building Permit Application, the applicant shall provide the Village with final elevations and 
material specifications for review and approval. Final elevations and materials must be deemed consistent 
with the approved elevations and materials, as determined by the Community Development Administrator 
and Appearance Commission Chairperson. If such designs are deemed to be inconsistent with the 
approved plans or if materials are deemed to be of a lower quality than the approved materials, then the 
applicant will be required to file an application for an amendment to the Appearance Certificate.  

3) Before any Building Permit Application is filed, the lighting plan must be revised to meet all lighting 
requirements of the Village of Morton Grove.  

4) Exterior luminaires on the property may not exceed 4,000K (degrees Kelvin). 



5 
 

5) Screening of the trash area shall be designed and installed in accordance with the requirements of Section 
12-11-4 and may be made of metal as submitted.  

6) The exterior wall finishes shall be periodically cleaned and maintained to provide a like-new appearance. 
Any surface cracks or other damages shall be repaired within 60 days of occurrence, or as otherwise 
approved by the Building Commissioner. 

7) Final brick colors to be presented for approval by the Community Development Administrator and 
Chairperson of the Appearance Commission. 

 

The motion was seconded by Commissioner Minx, Chairperson Pietron called for the vote. 
 
Commissioner Block voting  aye 
Commissioner Hedrick voting  aye 
Commissioner Ingram voting  aye 
Commissioner Manno voting  aye 
Commissioner Minx voting  aye 
Commissioner Zimmer voting  aye 
Chairman Pietron voting  aye 
 
Motion passed 7-0.  

 

CASE AC 22-03 
 
APPLICANT P & P Properties LLC 
  1625 N. Milwaukee Avenue 
  Glenview, Illinois 60025 
     

LOCATION 8733 Narragansett Avenue (10-20-100-009-0000) and 8735 Narragansett (10-20-100-008-0000) 
  Morton Grove, Illinois 60053 
   
PETITION Request for an Appearance Certificate for site, building, and landscape plans for a 2-unit attached 

single-family dwelling (duplex) development associated with a Special Use Application (PC 22-05) 
 
Zoe Heidorn, Community Development Administrator, introduced the case. She explained that in the case of AC 22-
03, the applicant is requesting an Appearance Certificate for plans associated with the development of a duplex on 
vacant property owned by the applicant and the Village of Morton Grove. The two-story rear-loading duplex complies 
with all requirements for attached single-family residential development in the C-1 General Commercial District.  

Ms. Heidorn stated that in the application originally submitted to the Village, the applicant proposed Gigacrete with 
Stuccomax as one of the principal exterior materials. This material has also been modified to drainable EIFS. Unless 
already addressed under Case AC 22-02, the developer should explain why the revision was made and speak to the 
long-term durability and maintenance of the proposed materials.  

Mr. Morasco of P&P Properties explained that the duplex design shares the same philosophy as the townhome 
design and that they will be built at the same time as the townhomes. 
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Mr. Thulaseedas, architect representing P&P Properties, described the layout and sizes of the two-floor homes.  
They have a ground level bedroom, a large roof deck and multiple balconies. They are designed to be statement 
homes and likened them to mini-mansions with high-end finishes and many private areas. The wood cladding is a 
metal panel with wood-appearance cladding that is fire-proof and more durable than traditional wood. The metal 
doors, panels, and windows are very contemporary.  The rear garage driveways can accommodate two cars and the 
front yards are larger for families. 
 
Chairman Pietron stated that he likes the very rich look. Commissioner Zimmer said he has the same concerns with 
the landscaping as he noted with the ten townhomes. 
 
Mr. Thulaseedas responded that he would work with the landscape architect to improve the diversity of planting 
heights. He noted that architects like their buildings to be seen, but that he is very understanding of the 
Commissioner’s concern.  
 
Commissioner Minx moved to approve the request for an Appearance Certificate for site, building, and landscape 
plans for a 2-unit attached single-family development associated with a Special Use Application (PC 22-05) for the 
property commonly known as 8733-35 Narragansett Avenue in Morton Grove, Illinois, staff recommends the following 
conditions of approval:  
 

1) Prior to filing any Building Permit Application, the applicant shall provide the Village with a final landscape 
plan for review and approval by the Community Development Administrator and Appearance Commission 
Chairperson. If the landscape plan is deemed to be inconsistent with the approved plan, the applicant will be 
required to file an application for an amendment to the Appearance Certificate.  

2) Prior to filing any Building Permit Application, the applicant shall provide the Village with final elevations and 
material specifications for review and approval. Final elevations and materials must be deemed consistent 
with the approved elevations and materials, as determined by the Community Development Administrator 
and Appearance Commission Chairperson. If such designs are deemed to be inconsistent with the 
approved plans or if materials are deemed to be of a lower quality than the approved materials, then the 
applicant will be required to file an application for an amendment to the Appearance Certificate.  

3) Before any Building Permit Application is filed, a photometric plan must be submitted that extends beyond 
the property boundary and verifies compliance with all lighting requirements of the Village of Morton Grove.  

4) Exterior luminaires on the property may not exceed 4,000K (degrees Kelvin). 
5) The exterior wall finishes shall be periodically cleaned and maintained to provide a like-new appearance. 

Any surface cracks or other damages shall be repaired within 60 days of occurrence, or as otherwise 
approved by the Building Commissioner. 

 
 
The motion was seconded by Commissioner Ingram, Chairperson Pietron called for the vote. 
 
Commissioner Block voting  aye 
Commissioner Hedrick voting  aye 
Commissioner Ingram voting  aye 
Commissioner Manno voting  aye 
Commissioner Minx voting    aye 
Commissioner Zimmer voting  aye 
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Chairman Pietron voting    aye 
 
Motion passed 7-0.  
 
 
Chairman Pietron asked for any other business or discussion. Hearing none, Commissioner Minx moved to adjourn 
the meeting. The motion was seconded by Commissioner Ingram. 
 
The motion to adjourn the meeting was approved unanimously pursuant to a voice vote at 7:45 p.m. 

______________________ 
Minutes by: Anne Ryder Kirchner 


