
 

 

 

 
Village of Morton Grove 

PLAN COMMISSION MEETING 
June 20, 2022 - 7:00 P.M.  

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

AGENDA 

 
 
I. CALL TO ORDER 
 
II. APPROVAL OF MINUTES OF: May 16, 2022 

 
III. ITEMS TO BE CONTINUED:   None 
  
IV. PUBLIC HEARINGS:  

 
CASE:     PC 22-08 
 
APPLICANT:   M/I Homes of Chicago, LLC 
   400 E. Diehl Road, Suite 230 
   Naperville, Illinois 60563 
  
LOCATION:   8350 Lehigh Avenue 

  Morton Grove, IL 60053 
  

PETITION:     Request for approval of a Map Amendment, in accordance with Section 12-16-
4:E.4 of the Morton Grove Municipal Code, to zone the property within the C/R 
Commercial /Residential District. 

  
 

CASE:     PC 22-09 
 
APPLICANT:   M/I Homes of Chicago, LLC 
   400 E. Diehl Road, Suite 230 
   Naperville, Illinois 60603 
  
LOCATION:  8350 Lehigh Avenue  

  Morton Grove, IL 60053 
  

PETITION:     Request for approval of a Preliminary Plat of Subdivision and Final Plat of 
Subdivision with associated waivers, in accordance with Chapter 12-8 of the 
Morton Grove Municipal Code, and Planned Unit Development (PUD) special 
Use Permit for an 89 attached single-family dwellings in a C/R General 
Commercial/Residential District with waivers to accessway standards (12-9) and 
the location of surface parking (12-5-7). 

 
V. OTHER BUSINESS:   None 
 
VI. CLOSE MEETING 

 
Note that all persons are welcome to attend the public meeting in-person as regularly scheduled. 

 
Comments relating to this case may also be submitted no later than 12:00 p.m. on Monday, June 20, 2022, to zheidorn@mortongroveil.org. All comments 

received in relation to this case will be read at the public hearing for consideration by the Plan Commission. 
 

mailto:zheidorn@mortongroveil.org
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MINUTES OF THE MAY 16, 2022 
MEETING OF THE MORTON GROVE PLAN 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 Plan Commission 
was called to order at 7:00 p.m. by Chair Pro-Tem Kintner. Secretary Anne Ryder Kirchner called the roll.  
 
Commissioners Present:   Dorgan, Gabriel, Kintner, Liston, Mohr, Stein 
 
Commissioners Absent:   Blonz (with notice) 
 
Village Staff Present:                      Zoe Heidorn, Community Development Administrator; Anne Ryder Kirchner, 

Assistant Land Use Planner/Secretary 
 
Trustees Present: Thill and Travis 
 
Prior to the approval of the minutes, a motion was made by Commissioner Gabriel to appoint Mr. Kintner as 
Chairman Pro-Tem.  This was seconded by Commissioner Dorgan. Secretary Kirchner called vote. 
 
Commissioner Dorgan voting  aye 
Commissioner Gabriel voting  aye 
Commissioner Liston voting  aye 
Commissioner Mohr voting  aye 
Commissioner Stein voting  aye 
 
Chair Pro-Tem Kintner proceeded to seek approval of the April 18, 2022, minutes.  
 
Commissioner Dorgan moved to approve the minutes of April 18, 2022. Commissioner Gabriel seconded the motion. 
 
Chair Pro-Tem Kintner called for the vote. 
 
Commissioner Dorgan voting aye 
Commissioner Gabriel voting aye 
Chair Pro-Tem Kintner voting aye 
Commissioner Liston voting aye 
Commissioner Mohr voting  aye 
Commissioner Stein voting  aye 
 
Minutes approved. 
 
Chair Pro-Tem Kintner described the procedures for the meeting. The Village and the applicant will present the case 
and the Plan Commission may ask questions of the applicant. Then, anyone from the audience will be allowed to 
provide comment to the Plan Commission on the case. Four votes are required for approval, the Commission’s 
decision is a recommendation to the Village Board. He then asked for a motion to change the order of cases. 
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Commissioner Gabriel made a motion to change the order of the cases, putting Village business second. 
Commissioner Mohr seconded and the voice vote was unanimous. 
 
Chair Pro-Tem Kintner called for the first case. 
 
CASE:   PC 22-07 
 
APPLICANT:  The Local Fish Store c/o Hannah Keller 
  10546 W. Woodland Avenue 
  Beach Park, Illinois 60087 
 
LOCATION: 6014 Dempster Street 
  Morton Grove, IL 60053 
 
PETITION: Request for approval of a Special Use Permit for a Pet Shop in a C-1 General Commercial District 

(12-4-3:D) 
 
Zoe Heidorn, Community Development Administrator, provided the following introduction: PC 22-07 is request for a 
Special Use Permit by The Local Fish Store to operate a pet shop at 6014 Dempster Street, a 4-300-square-foot unit 
within the Austin-Dempster Plaza. Staff previously authorized the sale of aquariums and related equipment for the 
applicant but could not authorize the sale of live fish and coral without Plan Commission review and Board approval. 
The store is operated by employees of the former Old Orchard Aquarium in Skokie, which closed its doors in March. 
Based on the submitted traffic and parking impact study, the peak demand for The Local Fish Store will be 10 spaces 
on a Saturday afternoon. Based on the off-street parking requirements set forth by Code and the findings of the 
submitted study, the existing parking facilities at the Plaza and its accessory parking lot at 8728 Dempster Street are 
sufficient to support the proposed use and the future occupancy of two vacant units. Staff believes The Local Fish 
Store will be a positive addition to the Morton Grove business community and the Austin-Dempster Plaza, and 
supports the request for a Special Use Permit. Consideration of amendment to allow similar fish stores as a 
Permitted Use within the C-1 District under a future text amendment is recommended.  

Secretary Kirchner swore in Hannah Keller and Scott Vancura. 

Ms. Keller noted this is a re-location of a successful business of over 30 years.   
 
Commissioner Gabriel had questions regarding the definition of Pet Shop. 
 
Ms. Heidorn said fish and coral are interpreted by staff as pets.  A text amendment would be required to change the 
definition. 
 
Chair Pro-Tem Kintner asked for questions by the Commissioners. He asked if any special electrical or plumbing 
needs of the business. 
 
Mr. Vancura said the current electrical plans are sufficient and the filtration for the tanks and reservoirs does not 
require any special plumbing. 
 
Chair Pro-Tem Kintner asked about the need for special HVAC systems or venting. 
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Mr. Vancura said the building has 14-ton a/c units and no odors have been detected.  The current de-humidification 
system is keeping the building very dry, almost too dry. 
 
Commissioner Mohr asked if they have trucks associated with the business. 
 
Mr. Vancura said they have maintenance techs that come to the store for supplies once or twice a week.  They will 
also have some normal deliveries. 
 
Commission Gabriel made a motion to recommend approval of Case PC 22-07: Request for approval of a Special 
Use Permit for a Pet Shop in a C-1 General Commercial District (12-4-3:D) for the property commonly known as 
6014 Dempster Street (10-17-318-003-0000) in Morton Grove, Illinois subject to the following conditions:  

1. The Applicant shall advise the Department of Community and Economic Development of any proposed 
change in ownership or operation of the subject property. Such changes may subject the owners, lessees, 
occupants, and users to additional conditions and may serve as the basis for amendment to the Special Use 
Permit. 

2. All odors shall be confined to the enclosed commercial unit at 6014 Dempster Street. Upon observation of any 
odor outside the premises, the applicant shall coordinate with the Building Department to prepare and implement 
an odor mitigation plan, subject to final approval by the Village Administrator. 

3. For this use, pet refers to live aquatic/aquarium bound life. 

The motion was seconded by Commissioner Dorgan.  
 
Chair Pro-Tem Kintner called for the vote. 
 
Commissioner Dorgan voting aye 
Commissioner Gabriel voting aye 
Chair Pro-Tem Kintner voting  aye 
Commissioner Liston voting aye 
Commissioner Mohr voting   aye 
Commissioner Stein voting  aye 
Motion passed 6-0.  
 
 
CASE:   PC 22-06 
 
APPLICANT:  Village of Morton Grove 
  6101 Capulina Avenue 
  Morton Grove, Illinois 60053 
 
LOCATION: 6101 Capulina Avenue 
  Morton Grove, IL 60053 
 
PETITION: Request for approval of a Text Amendment to Chapter 12-5 of the Morton Grove Unified 

Development Code to establish regulations related to affordable housing in Morton Grove, Illinois. 
 
Zoe Heidorn, Community Development Administrator, provided the following introduction: In the case of PC 22-06, 
the Village is proposing an amendment to Title 12 to incorporate affordable housing requirements for residential 
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developments, including new single-family, two-family, and multi-family construction, multi-family renovations that 
increase the number of units, non-residential to residential and single-family to multi-family conversions, conversions 
from apartments to condominiums and vice versa, the removal and replacement of any single-family or two-family 
residence, and any project that increases the floor area of existing single-family and two-family residences. The 
requirements for linkage fees, on-site units, or payments in lieu have been scaled based on the size of the 
development. For an addition to a single-family residence, a 5% fee will be tacked onto the building permit. For a 50-
unit development, 5 affordable units will be required, or a payment-in-lieu of $40,000 per unit.  

The proposed ordinance was designed to be flexible for developers and allow Morton Grove to remain competitive 
among surrounding communities. A scaling linkage fee, which provides a link between investment in market-rate real 
estate to the production and support of affordable housing units, distributes the responsibility of contributing towards 
affordable housing across smaller single-family projects and mid-size projects containing ten or fewer units. For 
developments over 10 units, providing on-site affordable units or a more sizeable payment-in-lieu is required. All 
proceeds will be deposited with a new Affordable Housing Trust Fund, which will support a Single-Family Rehab 
Loan Program, a Senior Home Repair Assistance Program, and a Critical Home Repair & Code Compliance Grant 
Program for low-income residents. These programs may be modified or expanded in the future. The report has been 
vetted by the administration and shared with the Village Trustees. 

Commissioner Liston asked how the fund would receive the fees and how would the fund be administered. 

Ms. Heidorn said the Village Administrator would administrate the fund under the guidance of the Village Attorney, 
the Finance Director and the Department of Community Development.  All programs need to be authorized by the 
Village Trustees. 

Commissioner Gabriel asked if this a mandated program and how would a resident participate. 

Ms. Heidorn explained that a program is not mandated, but an affordable housing plan is required if the amount such 
housing falls below the IHDA Affordable Housing Share percentage of 10 percent.  Morton Grove is currently at 13.1 
percent.  The program is a preventative measure to not fall below 10 percent. 

Ms. Heidorn went on to explain rental and purchase thresholds.  

Commissioner Stein asked if staff was comfortable with requiring 10 percent affordable units only when the 
development exceeds 41 units. 

Ms. Heidorn said this is a conservative number that is a good starting point.  It is comparable to ordinances in similar 
villages. The fee-in-lieu is conservative and does not hinder future development. This regulation has been vetted with 
developers working in the Village, with no negative responses. 

Chair Pro-Tem Kintner suggested that population be added to the Community Comparison table on page 8 of the 
report. What is the consequence of not having 10 percent affordable housing? He noted that St. Charles is not a 
good comparison. 

Ms. Heidorn said a plan has to be adopted within 16 months of not meeting the threshold.  Morton Grove has sought 
affordable housing for its residents and this ordinance is pro-active. 
 
Chair Pro-Tem Kintner asked how the fund will be started.  The fund is not a line-item in the Village budget.  Tax 
dollars are not being proposed.  
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The fund will be marketed by the Village Administrator, Department of Community Development, Village Social 
Worker and through the adjudication process.  The discretionary amount of $25,000 is identical to contract 
authorization by the administrator. All fees-in lieu will go into the fund. 
 
Commissioner Liston asked if the expenditures of the fund would be disclosed to the public.   
 
Ms. Heidorn said there would be an annual report to show expenditures.  
 
Chair Pro-Tem Kintner asked for public comment. 
 
Trustee Thill noted that this emulates our flood control grant program, he favors a grant that helps people stay in their 
homes.  This will help the Village stay ahead in affordable housing. 
 
Chair Pro-Tem Kintner asked for a motion. 
 
Commissioner Liston moved to recommend the approval of Case PC 22-06, a request for approval of a Text 
Amendment to Chapter 12-5 of the Morton Grove Unified Development Code to establish regulations relating to 
affordable housing in Morton Grove, Illinois, as outlined in the Staff Report to the Plan Commission dated May 9. 
2022. 
 
The motion was seconded by Commissioner Dorgan. 
 
Chair Pro-Tem Kintner called for the vote. 
 
Commissioner Dorgan voting aye 
Commissioner Gabriel voting aye 
Chair Pro-Tem Kintner voting  aye 
Commissioner Liston voting aye 
Commissioner Mohr voting   aye 
Commissioner Stein voting  aye 
 
Motion passed 6-0.  
 
 
Chair Pro-Tem Kintner asked for any other business or discussion. Hearing none, Commissioner Dorgan moved to 
adjourn the meeting. The motion was seconded by Commissioner Gabriel. 
 
The motion to adjourn the meeting was approved unanimously pursuant to a voice vote at 7:50 p.m. 

 
Minutes by: Anne Ryder Kirchner 



 

 

 

 
 

To: Chairperson Blonz and Members of the Plan Commission 
 
From: Zoe Heidorn, Community Development Administrator; Anne Ryder Kirchner, Assistant Land Use 

Planner 
 
Date: June 14, 2022 
 
Re: Plan Commission Case PC 22-08 - Application for a Map Amendment to zone the property 

commonly known as 8350 Lehigh Avenue in Morton Grove, Illinois (10-19-402-001-0000, 10-19-
402-002-0000, 10-19-402-003-0000, 10-19-402-004-0000,10-19-402-005-0000, 10-19-402-006-0000, 
10-19-402-007-0000, 10-19-402-008-0000, 10-19-402-009-0000, 10-19-402-010-0000, 10-19-402-011-
0000, 10-19-402-012-0000, 10-20-300-001-0000, 10-20-300-002-0000), within the C/R 
Commercial/Residential District. The applicant is M/I Homes of Chicago, LLC. 

 
STAFF REPORT 
 
Public Notice 
The Village provided Public Notice for the June 20, 2022, Plan Commission public hearing for PC 22-08 in 
accordance with the Unified Development Code. The Morton Grove Champion published a public notice on June 2, 
2022. The Village notified surrounding property owners via mail on June 1, 2022, and placed a public notice sign on 
the subject property on June 1, 2022. 
 
Application 
The subject property at 8350 Lehigh Avenue measures 7.6 acres in land area and is currently improved with a vacant 
one-story brick industrial building. The property is bound by Lehigh Avenue to the east, Main Street to the north, 
Nagle Avenue to the west, and Oak Street and property owned by the Village of Morton Grove (8300 Lehigh Avenue) 
to the south. The Morton Grove Metra station is located just one block north along Lehigh Avenue. The Applicant and 
contract purchaser, M/I Homes of Chicago, LLC is requesting a Map Amendment to rezone the property from M-2 
General Manufacturing to C/R Commercial/Residential to align the zoning classification with an 89-unit townhome 
development proposed by the Applicant under Case PC 22-09.  
 

   
Subject Property Location Map 

 

 

 

Community & Economic Development Department 
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The intent of the mixed-use C/R Commercial/Residential District is to accommodate a higher density of residential 
development than the R-3 General Residence District and to support associated neighborhood commercial uses that 
are compatible with and serve higher density residential uses. The C/R District is also intended to promote 
development that is compact and pedestrian oriented. These same goals are set forth in the Lehigh/Ferris Subarea 
Plan, which establishes guidelines for new development in the transit-oriented area surrounding the Metra station.  
 
The property owner, Morton Grove Pharmaceuticals/Wockhardt USA, has sought reuse or redevelopment of the 
vacant site for several years. The 95,000-square-foot industrial structure located on the property was built in the mid-
1950s, is severely deteriorated, and has been vacant since 2016. The property has been on the market for over three 
years, but due to its low ceiling heights and functional obsolescence for modern industrial uses, the property has not 
attracted any industrial businesses or investors. Proposals for industrial reuse of this property have been limited, 
adding to the property’s obsolescence. 
 
Land Use Plan Compliance 
While the property at 8350 Lehigh Avenue is classified as industrial in the Land Use Plan (page 4-1, Comprehensive 
Plan Update) set forth in the 1999 Comprehensive Plan Update, the Plan is longer a valid document according to the 
Plan itself and Municipal Code Section 11-1-1. Additionally, the Plan clearly identifies the Land Use Plan as a “guide 
for future land use and development,” not a mandate, and describes the Plan as a “framework for improvement and 
development within Morton Grove over the next 10-to-15-year period.” Under this time frame, applicability of the Land 
Use Plan would have expired in 2014. Another Comprehensive Plan Update or more focused planning efforts are 
needed to address the current and future needs of the area, changes in market demand, and emerging development 
patterns.  
 
Staff found no conflict with future residential or commercial use at 8350 Lehigh Avenue and the land use 
recommendations and supporting discussion provided in the Industrial Areas Plan, adopted in November of 2014. 
The Plan explicitly encourages continued development of the downtown, which contributes to the retention and 
attraction of industrial uses and investment. 
 

“Recommendation: Create a lively and accessible downtown. Ongoing/Long-term (8-10 years). Continuing 
efforts to redevelop the commercial areas along Lincoln and Lehigh into a lively commercial and residential 
downtown district are advantageous for the industrial areas. Having a downtown district offering eateries, 
goods, services, and housing within walking distance of the industrial area is an amenity that can help retain 
and attract industrial businesses and talent. At the same time, industrial employees are potential customers 
to business and occupants for residences within the redevelopment area. The proximity between the 
southern industrial area and the proposed downtown area creates the basis for a natural symbiotic 
relationship between the two districts that is beneficial to the Village (Industrial Area Plan, page 44).” 

Standards for Amendment 
Per Section 12-16-4:E.1: “Authorized Amendments: Where the petitioned amendment is to change the zoning 
classification of a particular lot, lots, or parcel of land, except in the case of annexation, the subject property shall 
qualify for amendment only when it: 
 

a) Contains an area of at least thirty-two thousand six hundred seventy (32,670) square feet (3/4 acre), or as 
otherwise noted in this title; or 

b) Has at least three hundred thirty feet (330') of frontage on a public right of way; or 
c) Adjoins a parcel, lot or lots in the same zoning district as the petitioned amendment.” 

 
The subject property, containing 7.6 acres of land area and having 1,831 linear feet of frontage on a public right of 
way, meets criteria (a) and (b) listed above. The new C/R District will not adjoin a lot within the same zoning district, 
but the nearest C/R District is just east of Lehigh Avenue and the abutting railroad right of way.   
 
Section 12-16-4:E.4 of the Unified Development Code establishes six standards for amendments:   
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12-16-4:E.4. Standards for Amendments: Where the purpose and effect of the proposed amendment are to 
change the zoning classification of a particular property, the plan commission shall make specific findings of fact 
with respect to the following standards: 

a. Existing uses and zoning classifications of the abutting property and within the vicinity of the subject 
property. 

b. Suitability of the subject property for uses permitted under existing and proposed zoning districts. 
c. Trend of development in the vicinity of the subject property. 
d. Compatibility of the proposed use with purposes and objectives of this title. 
e. Compatibility with the purpose and objectives of the Village's comprehensive plan and, if appropriate, 

the Waukegan and Dempster Street master corridor plans and the Lehigh/Ferris subarea plan. 
f. Adoption of the proposed amendment only if such adoption is in the public interest and not solely for the 

applicant's interest. The plan commission may recommend adoption of an amendment changing the 
subject property's zoning classification to one different than that requested. 

 

The Applicant should be prepared to discuss how the proposed Map Amendment meets the above standards at the 
public hearing. 

Recommendations 
As is common practice in zoning mapping, staff recommends that the new C/R District is extended from the property 
line to the centerlines of Lehigh Avenue, Main Street, Nagle Avenue, and Oak Street. The new district will abut an M-
1 Restricted Manufacturing District to the north and an M-2 General Manufacturing District to the east, south, and 
west.  
 
While staff is not aware of any active development plans, staff anticipates that the abutting M-1 District to the north 
will also be rezoned within the C/R District at the request of the owners to accommodate future redevelopment of the 
older industrial properties. At that time, staff will recommend notifying the railroad that the Village seeks to extend the 
C/R District east across the railroad right of way to create a more unified district.  
 

 
 

Current Zoning Map 
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Proposed Zoning Map 
 
Recommendation  
If the Plan Commission supports this map amendment, staff suggests the following motion and conditions:   
 
Plan Commission recommends approval of Case PC 22-08 for a Map Amendment to zone the property commonly 
known as 8350 Lehigh Avenue within the C/R Commercial/Residential District, subject to the following conditions: 
 

1) The Map Amendment to include the subject property at 8350 Lehigh Avenue within the C/R District shall 
extend to the centerlines of Lehigh Avenue, Main Street, Nagle Avenue, and Oak Street.  
 

2) Approval of the Map Amendment shall be contingent on the Board of Trustees’ approval of the Planned Unit 
Development and Subdivision Application (PC 22-09) submitted by the Applicant.   
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Map Amendment Application  
Village of Morton Grove, Illinois 
M/I Homes of Chicago, LLC 

May 9, 2022 

Provide responses to the six (6) standards for Rezoning/Map Amendment as listed in Section 12-16-4-E-4 
of the Village of Morton Grove Unified Development Code. The applicant must present this information 
for the official record of the Planning Commission. The Rezoning/Map Amendment standards are as 
follows: 

a. Existing uses and zoning classifications of the abutting property and within the vicinity of the subject
property.

The following are the zoning districts of the immediately adjoining properties: 

North: M-1 Restricted Manufacturing District 
East:  C/R Commercial Residential District  
South:  M-2 General Manufacturing District
West:  M-2 General Manufacturing District 

The proposed development will improve the use and enjoyment of adjoining properties by 
providing an aesthetically pleasing new community that eliminates an unsightly former industrial 
building.  The reuse of the parcel promotes development that is beneficial to the community by 
removing a blight and by cleaning up the environmental contamination associated therewith.  This 
cleanup will promote the health and safety of the community by removing environmental and health 
hazards. 

b. Suitability of the subject property for uses permitted under existing and proposed zoning districts.

Although the subject property has historically been used as a manufacturing facility, the property 
is even better suited for redevelopment as a residential community as a result of its ideal location.  
The property is located in proximity to commuter rail and will function as a transit-oriented 
development.  The development will be a pedestrian-friendly community that adds foot traffic of 
the benefit of businesses within Morton Grove. 

c. Trend of development in the vicinity of the subject property.

As former industrial facilities cease to operate, redevelopment of those sites is both likely and 
beneficial.  This redevelopment will help to clear the site of an unsightly building as well as the 
contamination caused by the processes formerly employed on the parcel.   

d. Compatibility of the proposed use with purposes and objectives of this title.

The purposes and objectives of the UDC are to provide for the orderly and harmonious new 
development and redevelopment of properties in the Village and promoting the public health, 
safety, comfort, morals, convenience and general welfare.  This project achieves these purposes 
by performing each of the following functions: 



1. The design of the homes and associated landscaping and parking will ensure adequate 
natural light, air, privacy, access to property, and safety from fire, explosion, noxious 
fumes, noise and other dangers.

2. The community will not only conserve, but will contribute to, the taxable value of land and 
buildings in the Village.

3. The community will encourage the most appropriate use of land by redeveloping an unused 
industrial facility with high quality townhomes.

4. The townhomes will be constructed in accordance with Village bulk requirements.
5. The community will be compatible and harmonious with the character of the C/R 

Commercial/Residential District.
6. The community will preserve and improve open space and a substantial stormwater 

detention area.
7. The community will promote excellent aesthetic standards to preserve and improve the 

appearance and character of the Village.
8. As a low-impact use, the community will not cause congestion in the public streets.
9. The community will provide for all necessary stormwater drainage and the prevention of 

flood damage.

e. Compatibility with the purpose and objectives of the Village’s Comprehensive Plan and, if appropriate,
the Waukegan and Dempster Street master corridor plans and the Lehigh/Ferris subarea plan.

The Project will deliver the type of development needed to achieve the Village’s goals set forth in 
the Comprehensive Plan.  The Comprehensive Plan expresses a need to consider reuse options for 
properties that may become available, and to assess alternatives for redeveloping the older 
industrial area along the railroad.  The Comprehensive Plan also speaks to potential housing needs 
of the community to accommodate population growth, as well as a need for new housing 
development to replace older homes, serving to maintain and improve the Village’s housing stock.  
The Comprehensive Plan also cites a demand for luxury townhomes.  The Project will satisfy each 
of the foregoing objectives.   

The Project will creatively reuse an older industrial property by redeveloping an unsightly vacant 
manufacturing building with an attractive new residential community.  The Project will achieve the 
Village’s goal of providing housing stock and a living environment which support the local 
population, attract new families, and enhance the overall quality and character of the community.  
The Project includes high quality new housing, including appropriately located townhomes that are 
complementary to the existing neighborhood as suggested by the Comprehensive Plan.  
Townhomes broaden the range of available housing types and housing prices that best reflect the 
Village’s diverse population.  As recommended in the Comprehensive Plan, these homes will 
deliver a unique living, working and leisure time environment that will be desirable to young 
families and senior citizens alike.  Many aging residents prefer smaller, multifamily units to 
continue an independent lifestyle while minimizing the obligations associated with owning larger 
properties, and many millennials prefer compact housing units in higher density areas with 
proximity to transportation, employment centers and amenities.  This Project will help retain 
existing residents while attracting new residents at various stages in their lives as recommended by 
the Comprehensive Plan.  The Project will provide moderate density housing, which will strengthen 
the residential base of the Village, create a healthy pedestrian environment and promote quality 
development.   

The Comprehensive Plan further recommends that the Village work to ensure a system of 
community facilities that provides for the efficient and effective delivery of public services and 



enhances the Village as a desirable place in which to live and do business.  The Project will provide 
adequate public water supply, sanitary sewer and storm sewer systems for its residents and will 
not have a detrimental impact on the rest of the Village.   

Finally, the Project is located immediately south of the “Lehigh Avenue Subarea,” an area of 
focus in the Comprehensive Plan.  Alternative 2 for the Lehigh Avenue Subarea 
discusses the redevelopment of existing industrial properties for new housing, which is precisely 
the goal of this Project. 

f. Adoption of the proposed amendment only if such adoption is in the public interest and not solely for
the applicant’s interest. The Plan Commission may recommend adoption of an amendment changing the
subject property’s zoning classification to one different than that requested.

The proposed amendment serves the public interest by (a) improving an underutilized property with 
a high quality, aesthetically pleasing new community, (b) removing an unsightly building, (c) 
remediating contamination associated with the former facility and its manufacturing practices, (d) 
providing high quality housing stock for a variety of prospective residents, (e) adding to the 
property tax base of the community and (f) providing a transit-oriented development to provide 
ease of transportation and reduce the need for vehicles. 
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To: Chairperson Blonz and Members of the Plan Commission 
 
From: Zoe Heidorn, Community Development Administrator; Anne Ryder Kirchner, Assistant Land Use Planner 
 
Date: June 14, 2022 
 
Re: Case PC 22-09: Request for approval of a Preliminary Plat of Subdivision and Final Plat of Subdivision, with 

associated waivers in accordance with Chapter 12-8 of the Morton Grove Municipal Code, and a Planned Unit 
Development (PUD) Special Use Permit for 89 attached single-family dwellings in a C/R General 
Commercial/Residential District with waivers to accessway standards (12-9) and the location of surface parking 
(12-5-7) for the property commonly known as 8350 Lehigh Avenue in Morton Grove, Illinois (10-19-402-001-0000, 
10-19-402-002-0000, 10-19-402-003-0000, 10-19-402-004-0000,10-19-402-005-0000, 10-19-402-006-0000, 10-19-402-
007-0000, 10-19-402-008-0000, 10-19-402-009-0000, 10-19-402-010-0000, 10-19-402-011-0000, 10-19-402-012-0000, 
10-20-300-001-0000, 10-20-300-002-0000). The applicant is M/I Homes of Chicago, LLC. 

 

STAFF REPORT 
 
Public Notice 
The Village provided Public Notice for the June 20, 2022, Plan Commission public hearing for PC 22-09 in accordance with the 
Unified Development Code. The Morton Grove Champion published a public notice on June 2, 2022. The Village notified surrounding 
property owners via mail on June 1, 2022, and placed a public notice sign on the subject property on June 1, 2022. 
 
Application 
M/I Homes of Chicago, LLC (“Applicant”), submitted complete Planned Unit Development (PUD) Special Use Permit and Subdivision 
Applications to the Department of Community and Economic Development requesting the entitlement of an 89-unit attached single-
family (townhome) development with accessory parking, accessway, detention, and landscape areas for the 7.6-acre property 
commonly known as 8350 Lehigh Avenue (“subject property”). The Applicant is requesting a rezoning of the property from M-2 
General Manufacturing to C/R Commercial/Residential under Case PC 22-08, the approval of plans to construct 89 townhomes within 
16 buildings under the control of a PUD, and a subdivision to allow for the future sale of the townhomes on individual lots, with 
common areas to be owned and maintained by a proposed homeowner’s association (HOA). The Applicant is under contract to 
purchase the property from Morton Grove Pharmaceuticals/Wockhardt USA.  
 

   
Subject Property Location Map 

 
 
 

 

 

Community & Economic Development Department 
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Subject Property 
The subject property is bound by Lehigh Avenue to the east, Main Street to the north, Nagle Avenue to the west, and Oak Street and 
property owned by the Village of Morton Grove (8300 Lehigh Avenue) to the south. The Morton Grove Metra station is located just 
one block north along Lehigh Avenue. To the east of the subject property are rail lines and multi-family residential development, to 
the north are light industrial uses, to the west is a manufacturing facility operated by Morton Grove Pharmaceuticals/Wockhardt USA, 
and to the south is an industrial building at 8300 Lehigh Avenue currently used by the Village for municipal storage. The future use of 
8300 Lehigh Avenue is likely to remain municipal.  
 
The 95,000-square-foot industrial structure located on the subject property was built in the mid-1950s and has been vacant since 
2016. The Applicant is proposing to demolish the structure and remediate the land for residential use as required by the Illinois 
Environmental Protection Agency.  
 
Project Overview  
The Applicant is proposing the construction of 89 townhomes, internal accessways, landscape and detention areas, and 220 
enclosed and open accessory parking spaces for resident and guest use. The development will be served by two points of public 
access, one along Lehigh Avenue and one along Main Street, and two emergency access drives, one along Nagle Avenue and one 
along the south lot line, which abuts property owned by the Village. Each townhome will feature a two-car garage on the ground floor 
for a total of 178 enclosed garage parking spaces. An additional 42 open surface guest parking spaces are scattered throughout the 
development. The “rear-loading” townhomes will front on Lehigh Avenue, Main Street, and Nagle Avenue, with parking areas and 
driveways located to the rear.  

The proposed townhomes are clustered into five-unit and six-unit buildings. The three-story units will be constructed slab-on-grade 
with a two-car attached garage located on the ground level. Each unit’s formal entrance will be located along the front elevation. The 
units are available in three styles, “Unit A,” “Unit B,” and “Unit C,” ranging from 1,663 square feet to 2,021 square feet.    
 
Under a separate application (Case PC 22-08), the Applicant is proposing to rezone the subject property from M-2 General 
Manufacturing to C/R Commercial/Residential to align the property’s zoning classification with the proposed development and the 
surrounding transit-oriented development (TOD) area that centers around the Morton Grove Metra station. Staff will review the project 
against the requirements and guidelines set forth in Section 12-5-7 of the Morton Grove Municipal Code for development in the C/R 
District. The proposed development generally complies with the requirements for townhome development in the District, including 
density, setbacks, and building height.  

Staff has recommended that the project is approved as a Planned Unit Development due to its scale, the interconnection between all 
elements of the proposed plan, and the benefit of additional controls provided by PUDs. PUDs are intended to allow flexibility in the 
development of land, facilitate the more efficient arrangement of buildings and traffic networks, promote a higher standard of site and 
building design, and provide for the development of unique land areas and sites that may not otherwise be possible under the strict 
application of Village requirements. In addition to providing a cleaner mechanism of development approval, a PUD provides the 
following benefits and protections to the Village: 

• The PUD requires unified ownership until all aspects of the approved development are completed. In this case, construction 
of the townhomes and site improvements must be completed prior to the sale of the lots. The ownership of any lots 
associated with the PUD may not change without express approval of the Village Board until the approved development has 
been completed. 

• Construction of a development under a PUD permit must commence within twelve months from the date of passage of the 
authorizing ordinance. If no substantial development has started or progressed, then the PUD may lapse upon written notice 
to the Applicant from the Board of Trustees and will be deemed null and void. The Village Board may extend the time for 
either the commencement of construction or the progression of construction if the PUD is to be constructed in phases in 
accordance with an approved development and construction schedule. 

• Except as otherwise noted in the application, the PUD will be required to comply with all regulations and standards of site 
development. No variations may be approved for the residences without amendment to the PUD ordinance. 

 

Preliminary & Final Plat of Subdivision  
The Applicant submitted a Preliminary Plat of Subdivision entitled “Preliminary Plat of Metro on Main Subdivision,” which proposes 
the creation of 92 new lots, 89 of which will permit the future of the townhomes on individual lots and three of which (Lots 500, 
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501, 502) will serve as detention and common areas, which will be owned and maintained by a future homeowner’s association 
(HOA).   
 
Staff notes that the dimensional requirements for townhome development in the C/R District are applied to the entire subject 
property, or zoning lot, as a whole and not to each individual proposed lot. The 92 proposed lots do not comply with the lot 
standards set forth for general subdivisions (Section 12-8-4:B) or with lot standards for the C/R District (12-5-7:C). As a result, the 
lots will not be independently buildable and, after their development and sale, may not be redeveloped unless brought back under 
unified ownership or control to reestablish a buildable zoning lot, as defined by Section 12-17-1.  
 
Typically, and pursuant to Chapter 12-8, “Subdivisions,” a Preliminary Plat of Subdivision is approved by the Board of Trustees 
and a development’s site improvements are constructed and certified by the Village Engineer before a Final Plat of Subdivision is 
presented to the Board for approval and recordation. In this case, the Applicant is requesting the Board of Trustees’ approval of 
both the Preliminary Plat and Final Plat of Subdivision for purposes that should be explained by the Applicant at the Plan 
Commission hearing. Considering the developer’s breadth of experience in successfully constructing developments of this scale, 
staff has no objection to the request. The Final Plat of Subdivision must still be in substantial compliance with the submitted 
Preliminary Plat of Subdivision and the Village Engineer will still need to certify that site improvements are constructed in 
accordance with all requirements before the Village will provide signatures and permit recordation of the Final Plat. All other 
requirements of Chapter 12-8 will be fully enforced. A draft homeowners’ association declaration and bylaws will be prepared by 
the developer for staff’s review and approval prior to recordation.  
 
Development Controls 
The proposed project meets all but one of the applicable dimensional and off-street parking requirements for attached dwellings in 
the C/R Commercial/Residential District. Applicable requirements and the project’s compliance are outlined in the following table: 
 

C/R District Dimensional 
Controls Requirement Proposed Compliance 

Lot Area (12-5-7:C) Max. 16 dwelling units per acre, 18 du/ac by 
Special Use 11.7 du/ac Compliant 

Lot Width (12-5-7:C) Min. 60 feet 492.5 feet Compliant 

Front Setback  
(12-5-7:C) Min. 15 feet Lehigh Avenue: 17.9 feet 

Nagle Avenue: 26.0 feet Compliant 

Street Side Setback 
(12-5-7:C) Min. 15 feet, 10 feet by Special use Permit Main Street: 16.1 feet  

Compliant 

Interior Side Setback  
(12-5-7:C) 

 
Min. 5 feet 

 
23.9 – 26.6 feet  

Compliant 

Rear Setback 
 (12-5-7:C) 

Min. 10 feet abutting a non-residential 
district > 10 feet Compliant 

Building Height  
(12-5-7:C) Max. 40 feet 34.7 feet Compliant 

Floor Area Ratio 
(12-5-7:C) N/A N/A Compliant 

Impermeable Lot Coverage 
(12-5-7:C) Max. 65 percent 50 percent Compliant 

Location of Surface Parking 
(12-5-7:A.3.j) 

Not in front of buildings facing a public 
street 

In front of buildings facing a public 
street Non-compliant 

Off-Street Parking 
(12-7-3:I, 12-5-7:A.2.b) 

[2.0 spaces/du + 0.2 spaces/du guest 
parking] x 0.90 TOD parking reduction = 

176 spaces 
220 spaces Compliant 
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Per Section 12-5-7:A.3.j, surface parking shall not be located in front of 
buildings facing a public street. The same section encourages placement 
behind a building but does not prohibit placement to the side of a 
building. In only one location to the west of Building 11 does a portion of 
one parking stall project past the front building line. The landscape plan 
does not show screening along the north edge of the parking area, which 
is required by Code. At the Appearance Commission meeting, the 
Applicant committed to installing landscape screening as required unless 
an underground utility conflict made such screening unfeasible. The 
Applicant should discuss efforts to minimize the appearance of the above 
referenced parking area at the Plan Commission hearing.  

 
Site Access 
The site plan was designed to adhere to the guidelines of the C/R Commercial/Residential District and the objectives of the 
Lehigh/Ferris Framework Plan. The C/R District standards and the Plan both promote walkability, a pedestrian-oriented public 
realm, and an environment with a vibrant mix of uses. Section 12-5-7:A.1 requires that pedestrian links must be provided to 
existing public sidewalks and Section 12-9-1:B.2 requires that “every lot shall have access to it that is sufficient to afford 
reasonable means of ingress and egress for emergency vehicles as well as for other vehicles which need access to the property 
for its intended use.” 
 
The Applicant worked closely with staff to ensure that the site plan provides the emergency access desired by the Fire Department. 
At the request of the Fire Department, the Applicant included two emergency access points, one along the southernmost lot line and 
one along the Oak Street lot line. The emergency access point leading to property owned by the Village at 8300 Lehigh Avenue is 
deemed appropriate for the property’s current use and will be incorporated into any future redevelopment plan. The emergency 
access drive through Oak Street, an unimproved right-of-way, will be constructed by the Applicant through a license agreement with 
the Village. Neither emergency access drive will be open for public use.  
 
The Applicant is required to demonstrate that the site design can accommodate full circulation through the redevelopment 
property by a garbage truck and the largest sized emergency vehicle available locally. A turning path diagram based on a 47.8-
foot-long Morton Grove fire truck was submitted and is included in the hearing packet. As a condition of approval, staff 
recommends that any additional diagrams requested by Fire Department or Engineering staff to verify that the site plan can 
accommodate vehicle maneuvering shall be provided.  
 
Traffic & Parking Impact 
Per Section 12-7-3:B, all Special Use Applications, including PUD Applications, must provide a traffic and parking impact study 
which details the traffic impact    and the amount of parking necessary and its usage. For Special Uses, the off-street parking 
requirements set forth in Section 12-7-3:I are advisory only and the final parking required for each use is decided by the Village 
Board based on the submitted study, any traffic and parking recommendation prepared by the Village staff, and the final 
recommendation of the Plan Commission. Under a pilot program, the Village retained the services of Kimley-Horn to prepare the 
required traffic and parking impact  study. In this way, staff was able to control the content of the study and ensure the legitimacy of 
the engineer’s representations. The Applicant has reimbursed the Village for the cost of the study pursuant to a reimbursement 
agreement. 
 
The submitted site plan includes two garage spaces per unit, for a total of 178 enclosed parking spaces, and 42 surface parking 
spaces to be used by guests. Collectively, 220 conforming parking spaces are available for resident and guest parking. Per 
Village Code Section 12-7-3:I, the off-street parking requirement for townhome developments is two spaces per unit plus 0.2 
spaces per unit for guest parking. Applying a 10% reduction for developments within a quarter mile of the Metra station in 
accordance with Section 12-5-7:A.2.b, the off-street parking requirement set forth by Village Code is 176 spaces. The submitted 
traffic and parking impact study relies on Village Code to determine the amount of parking needed for the proposed development. 
The study should be updated to reflect that the unit count was decreased from 91 to 89 units and the 10% transit-oriented 
development reduction.  
 
The driveway leading to each two-car garage measures 18 feet in depth from the shared accessway, a two-way drive measuring 
24 feet in width. While the Unified Development Code does not recognize tandem parking spaces, it can be reasonably expected 
that guests will use this driveway area to park from time-to-time. The Plan Commission may want to consider recommending the 

Surface Parking in Front of Building 11 
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control of parking within this driveway area to limit use.    
 
The submitted traffic and parking impact study indicates that an additional 49 on-street parking spaces are proposed along the 
site frontages along Lehigh Avenue (26 spaces) and Main Street (23 spaces). Staff does not support on-street parking along 
either frontage at this time. Parking along Main Street may be reconsidered in the future if the land uses of property north of Main 
Street are converted to residential or commercial.  
 
Building & Landscape Design 
At the June 6, 2022, meeting of the Appearance Commission, the Applicant presented site, building, landscape, and signage 
plans. The project was conditionally approved in accordance with the staff report to the Appearance Commission, dated May 31, 
2022, which is included in the hearing packet.  
Stormwater 
Cage Civil Engineering submitted a Preliminary Stormwater Management Analysis that describes how the detention volume, 
volume control, and release rates for the stormwater improvements will be designed in accordance with Metropolitan Water 
Reclamation District (MWRD) and Village requirements. The on-site detention is proposed to be provided in a landscaped basin. 
The design of the sanitary sewer and water main will be coordinated with the Village. 
 
Snow Storage, Trash Removal, and Deliveries 
At the Traffic Safety Commission meeting on June 2, 2022, the Commission asked the Applicant how snow storage will be 
accommodated on the site. The developer’s civil engineer responded that snow removal will be handled by the future HOA and 
that storage will occur within grassed areas abutting parking areas located throughout the development. He indicated that snow 
storage will not occur with parking spaces or driveway areas.  
 
Trash removal is expected to be provided by Groot under the Village-wide contract, consistent with other townhome 
developments in Morton Grove. The Applicant should speak to whether the site plan can accommodate garbage truck 
maneuvering and delivery vehicles.  
 
Commission Review 
• Traffic Safety Commission: On June 2, 2022, the Applicant appeared before the Traffic Safety Commission to provide 

testimony and respond to comments issued by the Village Engineer in the staff report dated May 25, 2022, which is included 
in the hearing packet. At the meeting, the Commission and the Applicant discussed parking along Lehigh Avenue and Main 
Street, the potential need for a crosswalk along Lehigh Avenue, snow removal and storage, and ensuring that landscaping 
maintains appropriate sight lines at accessway intersections. The Commission unanimously forwarded a recommendation of 
approval of Case PC 22-09 along with the comments provided by the Village Engineer in the staff report dated May 25, 2022. 
A recommended condition of PUD Special Use Permit approval is compliance with all comments and recommendations 
provided by the Village Engineer, whether by strict compliance or alternative compliance, subject to the Village Engineer’s 
final approval. 

• Appearance Commission: On June 6, 2022, the Applicant appeared before the Appearance Commission to provide 
testimony and respond to comments issued by the Department of Community and Economic Development in the staff report 
dated May 31, 2022, which is included in the hearing packet. The meeting proceeded as follows: 
 

Ms. Heidorn, Community Development Administrator, introduced the case. Chairman Pietron asked if M/I Homes has anything to add 
to Ms. Heidorn’s introduction.  

Julie Workman, Levenfeld Pearlstein, LLC, representing M/I Homes, introduced herself and Marc McLaughlin of M/I Homes. She 
explained that M/I Homes has been constructing high-quality residential developments for over 40 years and has projects throughout 
the region and the U.S. She noted that M/I Homes was recently named Developer of the Year in Arlington Heights.  

Ms. Workman stated that M/I Homes is very excited about this project considering the community and its proximity to the Morton 
Grove Metra station.  

Ms. Workman reviewed the site plan with the Appearance Commission, noting the 89 proposed townhome units, generous parking, 
pedestrian walkways, and landscaped areas. She noted that the detention basin will be landscaped to create an attractive amenity for 
the residents. Most detention basins are grassed and utilitarian.  
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Ms. Workman said that the developer was willing to address all comments issued by staff in the report to the Appearance 
Commission. She added that trees were not proposed along Lehigh Avenue because the developer understood that Lehigh Avenue 
would soon be reconstructed. M/I Homes did not want to plant trees that would be ripped up in just a few years.  

Chairman Pietron asked Ms. Heidorn whether Lehigh Avenue would in fact be reconstructed within the next few years.  

Ms. Heidorn responded that there were plans to improve Lehigh Avenue in that location, but that she was unsure whether that would 
impact tree plantings within the public right of way. No plans have been finalized. She added that the Commission could require the 
public right of way trees in accordance with Code but permit staff to authorize alternative planting locations if deemed appropriate or 
planting post-construction by requiring funds to be placed in escrow. 

Chairman Pietron responded that this seemed appropriate. He asked the petitioner to speak to the durability of the materials being 
used.  

Ms. Workman reviewed the elevations and materials with the Commissioners, including modular brick and Hardie board.  

Mr. McLaughlin explained that the HOA assessments will be structured to replace all exterior materials on a 30-year schedule in the 
event of issues, but that all materials were expected to last at least 50 years. He explained that these are high-quality materials and 
typical of modern development. These are some of the most durable residential exterior finishes on the market.  

Mr. McLaughlin added that the proposed style of townhome is different than any other townhome development by M/I Homes. The 
design was generated based on staff feedback to the developer at the project’s onset.  

Commissioner Zimmer stated that he was concerned with the multiple landscape waivers being requested. He asked the developer to 
address these requests for variation.  

Mr. McLaughlin noted that they were willing to comply with the requirement for public right of way trees. He then spoke to waivers for 
parking lot screening adjacent to private property and public right of way. He stated that they would add landscape screening where 
they could, so long as the planting locations were not on top of utilities. 

Chairman Pietron asked if the developer was planning to comply with the Village’s lighting restrictions. He explained that the 
photometric plan showed higher than permitting illumination along the lot line.  

Ms. Workman responded that they would adjust the lighting plan to comply with Village requirements.  

Chairman Pietron asked the developer to make sure the color temperature of lighting sources are warmer rather than cooler.  

Commissioner Zimmer expressed that he was at first concerned with the use of elm tree cultivars. He reached out to an arborist to 
discuss the concern, but the arborist assured him that these are disease-resistant cultivars.  

Commissioner Ingram asked the developer to explain how the color palettes were planned to be applied to the buildings. He noted 
that there are two color schemes shown by the developer, but no indication as to how they will be used.  

Mr. McLaughlin stated that the two schemes will likely alternate from building to building. The color scheme of each specific building 
has not yet been decided, but an alternating pattern is typical of this type of development.  

Commissioner Block motioned to approve the request for an Appearance Certificate for site, building, landscape, and signage plans 
for an 89-unit townhome development proposed under Applications for a Map Amendment (PC 22-08) and Planned Unit 
Development and Subdivision (PC 22-09) for the property commonly known as 8350 Lehigh Avenue in Morton Grove, Illinois, staff 
recommends the following conditions of approval: 

1) Prior to filing any Building Permit Application, the owner/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 owner/applicant will be required to file an 
application for an amendment to the Appearance Certificate.  
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2) Prior to filing any Building Permit Application, the owner/applicant shall provide the Village with a final photometric plan that 
meets the minimum requirements of Village Code for review and approval by the Community Development Administrator 
and Village Engineer.   

3) Prior to filing any Building Permit Application, the owner/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 owner/applicant will be required to file an application for an amendment 
to the Appearance Certificate.  

4) Trees required with the public right of way along Lehigh Avenue shall be planted by the developer in accordance with 
Section 12-11-1:B.4, shall be planted by the Village at a future date and paid for by the developer through funds placed in 
escrow, or shall be planted at alternative locations on private property at 8350 Lehigh Avenue, subject to approval by the 
Appearance Commission Chairperson, Community Development Administrator, and Village Engineer.  

5) Parking lot screening adjacent to public rights of way or private property shall be provided in accordance with Section 12-11-
3:B unless plantings will interfere with underground utilities or unless plantings are not feasible, subject to approval by the 
Community Development Administrator and Village Engineer.  

Motion passed 7-0. The Commission issued an Appearance Certificate and forwarded a recommendation of approval of Case PC 22-
09. 
 
Departmental Review 
• Building Department: The developer should be aware that every unit will be required to have separate sewer and water. 
• Fire Department:  The Fire Department wants the town home buildings to be fully protected by an automatic fire sprinkler 

system in the following manner: 
In each building, provide a common area with an outside entrance to each group of town homes that houses the fire 
sprinkler system water supply, double detector check, flow switch, and control valves. The fire department wants 
those devices monitored at the RED Center Dispatch Center.   

• Public Works Department/Engineering: In review of the proposed project, the Village Engineer issued comments dated 
June 14, 2022, and included in the hearing packet for PC 22-09. A recommended condition of PUD Special Use Permit 
approval is compliance with all comments and recommendations provided by the Village Engineer, whether by strict 
compliance or alternative compliance, subject to the Village Engineer’s final approval. 

 
Standards for Review 
The Standards for Subdivision are established in Section 12-16-4:D.3 of the Unified Development Code: 
 

12-16-4:D.3. Standards for Subdivisions: The following standards for evaluating subdivisions shall be applied in a reasonable 
manner, taking into consideration the restrictions and/or limitations which exist for the site being considered for 
development: 
1. Orderly Development: The proposed subdivision will encourage orderly and harmonious development within the Village. 
2. Coordination of Streets: The streets within the proposed subdivision will coordinate with other existing and planned 

streets within the Village. 
3. Coordination of Utilities: The utilities within the proposed subdivision will coordinate with existing and planned utilities, 

and create a uniform system of utilities within the Village. 
4. Consistency with Comprehensive Plan: The proposed subdivision will be evaluated based on its consistency with the 

overall land use policies of the Village as may be expressed in the Village's comprehensive plan. 
 
Section 12-6-4 establishes the following standards for evaluating PUD Applications:  

a. Comprehensive Plan: The planned unit development shall be consistent with the general policies of the Village as may be 
expressed in the comprehensive plan. 
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b. Public Welfare: The planned unit development should be so located, designed, operated and maintained in a manner that 
will not only protect, but promote the public health, safety, and welfare of the Village. 

c. Impact On Adjoining Properties: The proposed planned unit development will not be injurious to the use and enjoyment of 
adjoining property and that the exceptions to the underlying district regulations are for the purpose of promoting 
development which is beneficial to the residents or occupants of the surrounding properties with and adjoining the 
proposed development. 

d. Drives, Parking And Circulation: Principal vehicular access to the planned unit development shall be designed to encourage 
smooth traffic flow with controlled turning movements and minimum hazards to vehicular and pedestrian traffic. Adequate 
provision should be made to provide ingress and egress in a manner that minimizes traffic congestion in the public streets. 

e. Impact On Public Facilities: The planned unit development shall be so designed that adequate utilities, road access, 
drainage, and other necessary facilities will be provided to serve it, and not negatively impact the existing public 
infrastructure. Surface water in all paved access areas shall be collected in a manner that will not obstruct the flow of 
vehicular and pedestrian traffic. 

f. Adequate Buffering And Landscaping: Adequate fencing, screening, and landscaping shall be provided to protect the 
enjoyment of surrounding properties, or provide for public safety, or to screen parking areas or other visually incompatible 
uses. The existing landscape should be preserved in its natural state, to the extent as practicable, minimizing tree and soil 
removal, and any grade changes shall be in keeping with the general appearance of the neighboring developed area. 

g. Integrated Design: The planned unit development shall be laid out and developed as a unit in accordance with an 
integrated overall design. This design shall provide for safe, efficient, convenient and harmonious groupings of structures, 
uses, and facilities, including common open space and storm water detention areas, and for appropriate relationship of 
space between buildings and site. Any common open space shall be integrated into the design in a manner which has a 
direct or visual relationship to the main building(s) and not be of an isolated or leftover character. 

h. Appearance: The design of all buildings, structures, and facilities on the site of the planned unit development shall be 
subject to the approval of the appearance review commission, and shall be of quality as good, if not better, than the 
surrounding neighborhood. Higher or denser buildings shall be located in such a way as to dissipate any adverse impact on 
adjoining lower buildings within the development or on surrounding properties. 

i. Relationship To Adjoining Land And Neighborhood: All planned unit developments shall encourage designs that emphasize 
accessibility, open views and connections to the larger community as a whole, discouraging new development which may 
divide neighborhoods and restrict access to adjacent property. In order to achieve this objective, the design of lots, streets, 
sidewalks, and accessways within the planned unit development, the continuation of such existing or proposed features to 
adjoining areas shall be encouraged. When a proposed planned unit development adjoins land susceptible of being 
subdivided, resubdivided, or redeveloped, new streets, sidewalks, and accessways may be carried to the boundaries of the 
proposed planned unit development.  

 

Recommendation 
Should the Plan Commission recommend approval of this application, staff suggests the following motion and conditions: 
 
Motion to recommend approval of Case PC 22-09, a request for approval of a Preliminary Plat of Subdivision and Final Plat of 
Subdivision, with associated waivers in accordance with Chapter 12-8 of the Morton Grove Municipal Code, and a Planned Unit 
Development (PUD) Special Use Permit for 89 attached single-family dwellings in a C/R General Commercial/Residential District with 
waivers to accessway standards (12-9) and the location of surface parking (12-5-7) for the property commonly known as 8350 Lehigh 
Avenue in Morton Grove, Illinois, subject to the following conditions: 

1. Approval shall be contingent on Board of Trustees approval of Case PC 22-08, a Map Amendment to zone the subject 
property within the C/R Commercial/Residential District.  

2. Prior to the issuance of a building permit, the Applicant shall submit final site and engineering plans for review and 
approval by the Community Development Administrator, Village Engineer, and Village Administrator, and shall comply with 
all comments and recommendations provided by the Village Engineer in the staff report to the Traffic Safety Commission 
dated May 25, 2022, and the comments provided by the Village Engineer in the departmental comment form dated June 
14, 2022, whether by strict or alternative compliance, subject to the Village Engineer’s final approval. 
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3. Prior to the issuance of a building permit, the Applicant shall submit all turning path diagrams requested by the Fire 
Prevention Bureau Coordinator, Community Development Administrator, and Village Engineer, subject to the review and 
approval of the Village Administrator.  

4. The final landscape and improvement plan for the abutting public rights of way shall be modified as necessary to meet the 
needs and requirements of the Village, subject to review and approval by the Village Administrator.  

5. The Applicant shall bury existing aboveground utilities within the development site as required by the Village, subject to 
review and approval by the Village Administrator. 

6. Prior to the issuance of a certificate of occupancy, the Applicant shall submit a signage plan that includes accessway and 
parking area signage for review and approval by the Village Administrator and shall install and maintain signage in 
accordance with the approved signage plan. 

7. The Applicant shall advise the Department of Community and Economic Development of any proposed change in 
ownership or operation of the subject property. Such changes may subject the owners, lessees, occupants, and users to 
additional conditions and may serve as the basis for amendment to the PUD Special Use Permit.  

8. (Any other conditions recommended by the Plan Commission)
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Planned Unit Development Application 
Village of Morton Grove, Illinois 
Applicant: M/I Homes of Chicago, LLC 

May 9, 2022 

1. Applicant is requesting a PUD (Planned Unit Development) permit for the following:

Redevelopment of approximately 7.6 acres located at 8350 Lehigh Avenue with 89 rear-
loaded townhomes, with associated landscaping, parking, open space and stormwater 
detention (collectively, the “Project”), which is being requested as a Planned Unit Development 
(PUD) in the C/R Commercial/Residential zoning district of the Village of Morton Grove.

2. Provide responses to the Performance Standards for PUD (Planned Unit Development) as listed in
Section 12-6-4 of the Unified Development Code of the Village of Morton Grove (“UDC”).  The
applicant must present this information for the official record of the Zoning & Planning Commission. The
PUD (Planned Unit Development) Performance standards are as follows:

a. Comprehensive Plan: The planned unit development shall be consistent with the general policies of the
village as may be expressed in the comprehensive plan;

The Project will deliver the type of development needed to achieve the Village’s goals set forth in 
the Comprehensive Plan.  The Comprehensive Plan expresses a need to consider reuse options for 
properties that may become available, and to assess alternatives for redeveloping the older 
industrial area along the railroad.  The Comprehensive Plan also speaks to potential housing needs 
of the community to accommodate population growth, as well as a need for new housing 
development to replace older homes, serving to maintain and improve the Village’s housing stock.  
The Comprehensive Plan also cites a demand for luxury townhomes.  The Project will satisfy each 
of the foregoing objectives.   

The Project will creatively reuse an older industrial property by redeveloping an unsightly vacant 
manufacturing building with an attractive new residential community.  The Project will achieve the 
Village’s goal of providing housing stock and a living environment which support the local 
population, attract new families, and enhance the overall quality and character of the community.  
The Project includes high quality new housing, including appropriately located townhomes that are 
complementary to the existing neighborhood as suggested by the Comprehensive Plan.  
Townhomes broaden the range of available housing types and housing prices that best reflect the 
Village’s diverse population.  As recommended in the Comprehensive Plan, these homes will 
deliver a unique living, working and leisure time environment that will be desirable to young 
families and senior citizens alike.  Many aging residents prefer smaller, multifamily units to 
continue an independent lifestyle while minimizing the obligations associated with owning larger 
properties, and many millennials prefer compact housing units in higher density areas with 
proximity to transportation, employment centers and amenities.  This Project will help retain 
existing residents while attracting new residents at various stages in their lives as recommended by 
the Comprehensive Plan.  The Project will provide moderate density housing, which will strengthen 
the residential base of the Village, create a healthy pedestrian environment and promote quality 
development.   

The Comprehensive Plan further recommends that the Village work to ensure a system of 
community facilities that provides for the efficient and effective delivery of public services and 
enhances the Village as a desirable place in which to live and do business.  The Project will provide 



adequate public water supply, sanitary sewer and storm sewer systems for its residents and will 
not have a detrimental impact on the rest of the Village.   

Finally, the Project is located immediately south of the “Lehigh Avenue Subarea,” an area of 
focus in the Comprehensive Plan.  Alternative 2 for the Lehigh Avenue Subarea 
discusses the redevelopment of existing industrial properties for new housing, which is precisely 
the goal of this Project. 

b. Public Welfare: The planned unit development should be so located, designed, operated and maintained
in a manner that will not only protect, but promote the public health, safety, and welfare of the village;

The Project is located and will be designed, operated and maintained in a manner that will protect 
and promote the public health, safety and welfare of the Village.  The location of the Project in a 
location that is walkable to downtown Morton Grove and close proximity to the Metra train station 
will provide convenient and safe transportation for the residents of the Project, as well as reduce 
the need for vehicular transportation.  The walkability of the community, the appealing aesthetics 
and the stringent standards of construction for the improvements will each in turn promote public 
health, safety and welfare.   

c. Impact On Adjoining Properties: The proposed planned unit development will not be injurious to the
use and enjoyment of adjoining property and that the exceptions to the underlying district regulations are
for the purpose of promoting development which is beneficial to the residents or occupants of the
surrounding properties with and adjoining the proposed development;

The following are the zoning districts of the immediately adjoining properties: 

North: M-1 Restricted Manufacturing District 
East:  C/R Commercial Residential District  
South:  M-2 General Manufacturing District
West:  M-2 General Manufacturing District 

The Project will improve the use and enjoyment of adjoining properties by providing an 
aesthetically pleasing new community that eliminates an unsightly former industrial building.  The 
reuse of the parcel promotes development that is beneficial to the community by removing a blight 
and by cleaning up the environmental contamination associated therewith.  This cleanup will 
promote the health and safety of the community by removing environmental and health hazards.  
In addition, the Project will provide additional population from which local employers may draw 
new employees. 

d. Drives, Parking and Circulation: Principal vehicular access to the planned unit development shall be
designed to encourage smooth traffic flow with controlled turning movements and minimum hazards to
vehicular and pedestrian traffic. Adequate provision should be made to provide ingress and egress in a
manner that minimizes traffic congestion in the public streets;

The Project will include appropriate traffic flow with controlled turning movements and will not 
contain any hazards with regard to ingress and egress into and out of the community along Main 
Street or Lehigh Avenue.  As a residential community, the volume of traffic will be low and will 
not cause traffic congestion in the public streets. 



e. Impact on Public Facilities: The planned unit development shall be so designed that adequate utilities,
road access, drainage, and other necessary facilities will be provided to serve it, and not negatively impact
the existing public infrastructure. Surface water in all paved access areas shall be collected in a manner
that will not obstruct the flow of vehicular and pedestrian traffic;

All public facilities and services are readily available and will be provided to residents of the 
Project.  The Project will include all necessary infrastructure in order that it may be served by public 
facilities and services.  The Project has been designed to provide all necessary utilities, roadway 
access, drainage and refuse disposal to residents.  Applicant will be responsible for the payment of 
any applicable impact fees to the park district as required by the UDC in order that residents will 
be able to benefit from the location of the Project within such district.   

f. Adequate Buffering and Landscaping: Adequate fencing, screening, and landscaping shall be provided
to protect the enjoyment of surrounding properties, or provide for public safety, or to screen parking areas
or other visually incompatible uses. The existing landscape should be preserved in its natural state, to the
extent as practicable, minimizing tree and soil removal, and any grade changes shall be in keeping with
the general appearance of the neighboring developed area;

Landscaping screening and appropriate fencing will be installed in the community.  The property 
currently consists of surface parking lots and vacant buildings; any existing vegetation will most 
likely be removed as a result of demolition and remediation.  The landscaping to be installed in the 
community will be new, abundant and of excellent quality with an eye to longevity.  Topographic 
and geologic features will not be substantially impacted other than typical mass grading and the 
implementation of the stormwater detention plan. 

g. Integrated Design: The planned unit development shall be laid out and developed as a unit in
accordance with an integrated overall design. This design shall provide for safe, efficient, convenient and
harmonious groupings of structures, uses, and facilities, including common open space and storm water
detention areas, and for appropriate relationship of space between buildings and site. Any common open
space shall be integrated into the design in a manner which has a direct or visual relationship to the main
building(s) and not be of an isolated or leftover character;

The Project is laid out and will be developed as a unit in accordance with an integrated overall 
design.  The townhome buildings are arranged in a logically and appropriately spaced manner, and 
overall as a harmonious group.  The Project contains appropriate common open space as well as a 
stormwater detention area that will serve the Project. The common open spaces will be integrated 
into the design and will provide additional enjoyment to the residents. 

h. Appearance: The design of all buildings, structures, and facilities on the site of the planned unit
development shall be subject to the approval of the appearance review commission, and shall be of
quality as good, if not better, than the surrounding neighborhood. Higher or denser buildings shall be
located in such a way as to dissipate any adverse impact on adjoining lower buildings within the
development or on surrounding properties;

Concurrently with this PUD application, Applicant has applied for review of the Project by the 
Appearance Review Commission.  The Project will be of excellent, new quality and will provide 
an immeasurable improvement to the community by replacing an unsightly vacant industrial 
building. 



i. Relationship to Adjoining Land and Neighborhood: All planned unit developments shall encourage 
designs that emphasize accessibility, open views and connections to the larger community as a whole, 
discouraging new development which may divide neighborhoods and restrict access to adjacent property. 
In order to achieve this objective, the design of lots, streets, sidewalks, and access ways within the 
planned unit development, the continuation of such existing or proposed features to adjoining areas shall 
be encouraged. When a proposed planned unit development adjoins land susceptible of being subdivided, 
resubdivided, or redeveloped, new streets, sidewalks, and access ways may be carried to the boundaries of 
the proposed planned unit development. 
 

The Project is easily accessible from two existing roadways which provide connections to the 
broader community.  The Project will not divide neighborhoods or restrict access to adjacent 
property.   
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Subdivision Application 
Village of Morton Grove, Illinois 
M/I Homes of Chicago, LLC 

May 9, 2022 

Provide responses to the Subdivision standards as listed in Section 12-16-4.D.3 of the Unified 
Development Code. The Subdivision standards are as follows: 

a. Orderly Development: The proposed subdivision will encourage orderly and harmonious development
within the Village.

The community has been designed and will be constructed, operated and maintained in a manner 
that is harmonious and appropriate with existing properties in the general vicinity, and specifically, 
will be complementary to and compatible with the character of the vicinity as described in the 
Comprehensive Plan.   

b. Coordination of Streets: The streets within the proposed subdivision will coordinate with other existing
and planned streets.

Ingress and egress from the community will be via access points on Main Street and Lehigh 
Avenue. 

c. Coordination of Utilities: The utilities within the proposed subdivision will coordinate with other
existing and planned utilities, and create a uniform system of utilities within the Village.

All public facilities and services are readily available and will be provided to residents of the 
community.  The community will include all necessary infrastructure in order that it may be served 
by public facilities and services.  The community has been designed to provide all necessary 
utilities, roadway access, drainage and refuse disposal to residents.   

d. Consistency with Comprehensive Plan: The proposed subdivision will be evaluated based on its
consistency with the overall land use policies of the Village as may be expressed in the Village’s
comprehensive plan.

The Project will deliver the type of development needed to achieve the Village’s goals set forth in 
the Comprehensive Plan.  The Comprehensive Plan expresses a need to consider reuse options for 
properties that may become available, and to assess alternatives for redeveloping the older 
industrial area along the railroad.  The Comprehensive Plan also speaks to potential housing needs 
of the community to accommodate population growth, as well as a need for new housing 
development to replace older homes, serving to maintain and improve the Village’s housing stock.  
The Comprehensive Plan also cites a demand for luxury townhomes.  The Project will satisfy each 
of the foregoing objectives.   

The Project will creatively reuse an older industrial property by redeveloping an unsightly vacant 
manufacturing building with an attractive new residential community.  The Project will achieve the 
Village’s goal of providing housing stock and a living environment which support the local 
population, attract new families, and enhance the overall quality and character of the community.  
The Project includes high quality new housing, including appropriately located townhomes that are 
complementary to the existing neighborhood as suggested by the Comprehensive Plan.  
Townhomes broaden the range of available housing types and housing prices that best reflect the 



Village’s diverse population.  As recommended in the Comprehensive Plan, these homes will 
deliver a unique living, working and leisure time environment that will be desirable to young 
families and senior citizens alike.  Many aging residents prefer smaller, multifamily units to 
continue an independent lifestyle while minimizing the obligations associated with owning larger 
properties, and many millennials prefer compact housing units in higher density areas with 
proximity to transportation, employment centers and amenities.  This Project will help retain 
existing residents while attracting new residents at various stages in their lives as recommended by 
the Comprehensive Plan.  The Project will provide moderate density housing, which will strengthen 
the residential base of the Village, create a healthy pedestrian environment and promote quality 
development.   

The Comprehensive Plan further recommends that the Village work to ensure a system of 
community facilities that provides for the efficient and effective delivery of public services and 
enhances the Village as a desirable place in which to live and do business.  The Project will provide 
adequate public water supply, sanitary sewer and storm sewer systems for its residents and will 
not have a detrimental impact on the rest of the Village.   

Finally, the Project is located immediately south of the “Lehigh Avenue Subarea,” an area of 
focus in the Comprehensive Plan.  Alternative 2 for the Lehigh Avenue Subarea 
discusses the redevelopment of existing industrial properties for new housing, which is precisely 
the goal of this Project. 
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M/I Homes of Chicago, LLC, a Delaware limited liability company 

400 East Diehl Road, Suite 230
Naperville, Illinois 60563

630   577-5222 224   223-3316
mmclaughlin@MIHOMES.com

8350 Lehigh, Morton Grove, Illinois 60053

10-19-402-001-0000; 10-19-402-002-0000; 10-19-402-003-0000; 10-19-402-004-0000; 
10-19-402-005-0000; 10-19-402-006-0000; 10-19-402-007-0000; 10-19-402-008-0000; * 

*10-19-402-009-0000; 10-19-402-010-0000; 10-19-402-011-0000; 10-19-402-012-0000; 10-20-300-001-0000; and 10-20-300-002-0000

Contract purchaser

C/R Commercial/Residential (Proposed)

Please see attached.

Please see attached.

AC 22-04 05/09/22

Vacant 



Appearance Commission Application 
Village of Morton Grove, Illinois 
Applicant: M/I Homes of Chicago, LLC 

May 9, 2022 

1. Applicant is requesting Appearance Commission approval of the following:

M/I Homes of Chicago, LLC (“Applicant”) is proposing to redevelop the property located at 8350 
Lehigh Avenue in Morton Grove with 89 attached rear-loaded townhome units, associated 
landscaping and stormwater detention area (the “Project”).  The Project will be a transit-oriented, 
pedestrian-friendly community.  The Project is currently occupied by the vacant Morton 
Pharmaceuticals industrial facility, which will be razed, after which the site will be remediated.   

2. Provide detailed information to explain the reason for the request:

Applicant requests that the Appearance Review Commission grant an appearance certificate to certify that 
the Project satisfies the landscape design standards set forth in Chapter 12-11 and the Design Standards set 
forth in Chapter 12-12 of the Unified Development Code of the Village of Morton Grove.   

The architecture of the townhomes is a brand-new, state-of-the-art product that has been thoughtfully 
designed by Applicant’s in-house architecture team for this Project. The Project will include abundant 
landscaping as well as two notable landscape features, and a stormwater detention basin which will include 
native plantings.   

The design of the Project will not only eliminate the unsightly Morton building, but it will also add modern 
and aesthetically pleasing architecture which will complement the surrounding neighborhood.   



REVISIONS

PROJ NO:

PM :

DATE :  

SCALE :  

SHEET NUMBER

THIS DESIGN AND THESE DRAWINGS ARE THE PROPERTY  OF
CAGE ENGINEERING, INC. NO PART OF THIS WORK MAY  BE
REPRODUCED WITHOUT PRIOR WRITTEN PERMISSION  FROM
CAGE ENGINEERING, INC.

OF

31
10

 W
O

O
D

CR
EE

K 
D

RI
V

E
D

O
W

N
ER

S 
G

RO
V

E,
 IL

 6
05

15
P:

 6
30

.5
98

.0
00

7
W

W
W

.C
A

G
EC

IV
IL

.C
O

M
C
A
G
E

CI
V

IL
 E

N
G

IN
EE

RI
N

G

LE
H

IG
H

 A
V

EN
U

E 
D

EV
EL

O
PM

EN
T

M
O

RT
O

N
 G

RO
V

E,
 IL

LI
N

O
IS

A
LT

A
/N

SP
S 

LA
N

D
 T

IT
LE

 S
U

RV
EY

210248

SJP

01/27/22

21

N/A

SURVEYED AREA

CURRENT P.I.N.:

OWNER/CLIENT

ALTA/NSPS LAND TITLE SURVEY

PARKING SUMMARY

FOR REVIEW

SHEET INDEX

SURVEYOR'S NOTES

SURVEYOR'S CERTIFICATE

FLOOD ZONE NOTE

LOCATION MAP

3699

SITE

COMMITMENT NCS-1103863-CHI2 TITLE NOTES

M-2 GENERAL MANUFACTURING
DISTRICT BULK REGS.

TITLE LEGAL DESCRIPTION

AutoCAD SHX Text
331,167 SQUARE FEET (7.603 AC±)

AutoCAD SHX Text
10-19-402-001 10-19-402-002 10-19-402-003 10-19-402-004 10-19-402-005 10-19-402-006 10-19-402-007 10-19-402-008 10-19-402-009 10-19-402-010 10-19-402-011 10-19-402-012 10-20-300-001 10-20-300-002

AutoCAD SHX Text
M/I HOMES OF CHICAGO, LLC 400 E. DIEHL ROAD, STE. 230 NAPERVILLE, IL 

AutoCAD SHX Text
     PARKING STALLS: 0 HANDICAPPED STALLS:  0               TOTAL: 0

AutoCAD SHX Text
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AutoCAD SHX Text
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Schedule

Symbol Label Quantity Manufacturer Catalog Number Description
Number

Lamps

Lumens

Per Lamp

Light Loss

Factor
Wattage Plot

A

13 Lithonia Lighting DSX1 LED P5 40K T5M

MVOLT

DSX1 LED P5 40K T5M MVOLT 1 16435 0.95 138

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Calc Zone #1 0.7 fc 2.7 fc 0.0 fc N/A N/A

Luminaire Locations

No. Label X Y

Location

MH Orientation Tilt

1 A 78.40 2.09 25.00 90.00 0.00

2 A 119.09 134.92 25.00 270.00 0.00

3 A 133.50 251.40 25.00 180.00 0.00

4 A 251.29 254.56 25.00 180.00 0.00

5 A 77.40 307.09 25.00 90.00 0.00

6 A 399.29 252.56 25.00 180.00 0.00

7 A 524.29 252.56 25.00 180.00 0.00

8 A 561.09 200.92 25.00 270.00 0.00

9 A 564.09 81.92 25.00 270.00 0.00

10 A 564.09 -99.08 25.00 270.00 0.00

11 A 765.09 11.92 25.00 270.00 0.00

12 A 765.09 -97.08 25.00 270.00 0.00

13 A 627.09 37.02 25.00 0.00 0.00
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47.8

12.558 22.542

Morton Grove Fire Truck
Overall Length 47.800ft
Overall Width 8.333ft
Overall Body Height 11.000ft
Min Body Ground Clearance 1.393ft
Track Width 8.333ft
Lock-to-lock time 6.00s
Max Wheel Angle 45.00°
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1. INTRODUCTION
Kimley-Horn and Associates, Inc. (Kimley-Horn) was retained by the Village of Morton Grove to 
conduct a traffic planning and parking study for a proposed townhome development to the located in 
the southwest corner of the Lehigh Avenue and Main Street intersection, one block south of 
the Morton Grove Metra station. A total of 89 housing units are proposed for the site, which is 
currently developed as an industrial building. The existing building is unoccupied.  

Access to the townhome development will be provided via two new full-access driveways; one on 
Main Street along the northern boundary of the site, and one on Lehigh Avenue along the eastern 
boundary of the site. The north driveway will be located approximately 620 feet west of the 
unsignalized Leland Avenue and Main Street intersection, while the east driveway will be located 
approximately 320 feet south of the same intersection. The three driveways serving the existing 
development will be removed. An aerial view of the study location and the surrounding roadway 
network is illustrated in Exhibit 1. 

As part of this traffic planning study, site trip generation characteristics were established for the 
townhome development and added to background traffic volumes to assess the site’s potential impact 
on the surrounding roadway network. This report presents and documents data collection, 
summarizes the evaluation of the existing and projected future traffic conditions on area roadways, 
and identifies recommendations to address the potential impact of site-generated traffic on the 
adjacent roadway network.  



EXHIBIT 1
SITE LOCATION MAP
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2. EXISTING CONDITIONS
Kimley-Horn conducted a field review of the subject site including existing land uses in the 
surrounding area, the adjacent street system, available traffic volumes, and operating conditions, lane 
configurations and traffic controls at nearby intersections, crash history, and parking operations. This 
section of the report details information on the existing conditions.  Exhibit 2 summarizes the existing 
traffic and parking operations, which are discussed below. Appendix A provides a photo inventory. 

Area Land Uses & Connectivity 

The subject site is currently occupied by an industrial building at 8350 Lehigh Avenue. The building 
is currently for sale and is assumed to be unoccupied. The Lehigh Avenue corridor south of the site 
is developed with a range of industrial and large-format retail uses. Low- and mid-rise apartment 
buildings are present east of Lehigh Avenue in the vicinity of the commuter rail station.  

The site is bounded by Main Street to the north and west, Lehigh Avenue to the east, and industrial 
development to the south. An existing two-track Metra line runs adjacent to the site on the east side 
of Lehigh Avenue. Metra trains serve the area via the Morton Grove station, which is located 
approximately 600 feet north of the site. In addition to accommodating Metra commuter trains, the 
tracks are also used by Amtrak for intercity passenger service and the Canadian Pacific Railway for 
freight service.  

Regional automobile connectivity is facilitated primarily via the Edens Expressway (I-94). A full 
interchange with I-94 is provided at Dempster Street (IL 58), half a mile to the north and one mile east 
of the site. Local north-south access is provided via Lehigh Avenue. Local east-west access is 
provided via Lincoln Avenue (0.2 miles north of the site) and Oakton Avenue (0.5 miles south of the 
site).  

Existing Roadway Characteristics 

A field investigation was conducted within the study area. As a result of this visit, the following 
information was obtained about the existing roadway network.  

Lehigh Avenue is a north-south roadway that runs along the eastern frontage of the site. The Illinois 
Department of Transportation (IDOT) classifies Lehigh Avenue as a Major Collector. Through the 
study area, one travel lane is provided in each direction. A caution speed limit of 15 miles per hour 
(mph) is posted at an S-curve complex near Elm Street. Lehigh Avenue is under the jurisdiction of 
the Village of Morton Grove. 

Lincoln Avenue is an east-west roadway located north of the site. IDOT classifies Lincoln Avenue 
as a Major Collector. Through the study area, one travel lane is provided in each direction. At its 
unsignalized intersection with Lehigh Avenue, no dedicated turn lanes are provided. At this location, 
northbound Lehigh Avenue and eastbound Lincoln Avenue are stop-controlled while westbound 
Lincoln Avenue is a free movement due to the presence of the at-grade railroad crossing immediately 
to the east. Truck access is restricted along Lincoln Avenue east of Lehigh Avenue. A speed limit of 
25 miles per hour (mph) is posted on Lincoln Avenue through the study area. Lincoln Avenue is under 
the jurisdiction of the Village of Morton Grove.  
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Main Street is a primarily east-west street running along the northern and western boundaries of the 
site. The street is under the jurisdiction of the Village of Morton Grove. 

Non-Auto Accommodations 

Non-Auto Accommodations are plentiful in the site area (see Exhibit 2) and include: 

 The Morton Grove Metra commuter rail station is located approximately 600 feet north of the
site.

 Sidewalk is provided on the east side of Lehigh Avenue between River Drive and Elm Street,
and on both the east and west sides of Lehigh Avenue between Elm Street and Lincoln
Avenue. The eastern sidewalk is generally a “carriage” walk with no separation between the
curb and sidewalk, while the western sidewalk is set back from the curb and provides a
parkway strip. During the field visit, vehicles parked in on-street spaces along the eastern
sidewalk were observed to overhang onto the sidewalk, obstructing pedestrian clearance.

 High-visibility crosswalks and appropriate warning signage is provided on the northern
approaches of the Lehigh Avenue intersections with Chestnut Street and Elm Street, as well
as across the west side of Lincoln Avenue at Lehigh Avenue. A standard crosswalk is also
provided on the west leg of Chestnut Street at Lehigh Avenue. No crosswalks are striped at
the Lehigh Avenue and Main Street intersection.

 Sidewalk is provided on both sides of Lincoln Avenue east of the railroad tracks.
 Pace Suburban Bus Route 210 operates along Lincoln Avenue and Ferris Avenue,

approximately 0.3 miles northeast of the site. Route 210 connects Lincolnwood, Skokie
(including the Skokie Swift / CTA Yellow Line), Morton Grove, and Glenview. A June 2020
proposed service change would discontinue service on Route 210, although Kimley-Horn
confirmed the service was still operating via a field visit in March 2022.

Traffic Count Data 

The ongoing Covid-19 public health crisis has resulted in a significant decrease in travel in the vicinity 
of the Morton Grove Metra station. Therefore, daily and weekday peak period traffic counts were not 
conducted. Instead, available Annual Average Daily Traffic (AADT) volume data was obtained from 
publicly-available IDOT data. In 2018, area roads had the following AADT volumes: 

 Lehigh Avenue (Lincoln Avenue to Oakton Street) = 3,400 vehicles per day (vpd)

 Lincoln Avenue (Lehigh Avenue to Ferris Street) = 4,950 vpd



EXHIBIT 2
EXISTING SITE AND PARKING OPERATIONS MAP
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Crash Analysis 

Kimley-Horn obtained crash data from IDOT for the most recent available five years (2016-2020) for 
the intersections of Lehigh Avenue / Lincoln Avenue, Lehigh Avenue / Chestnut Street / Metra Parking 
Lot North Entrance, and Lehigh Avenue / Main Street. There was a total of four crashes at Lehigh 
Avenue / Lincoln Avenue. While three of these crashes resulted in property damage only, one crash 
involving a train at the grade crossing was fatal. Both crashes at the intersection of Lehigh Avenue / 
Chestnut Street / Metra Parking Lot North Entrance resulted in property damage only. Two crashes 
also occurred at the intersection of Lehigh Avenue / Elm Street, one of which resulted in property 
damage only and the other resulted in minor possible injury. Additional property damage only crashes 
were reported along Elm Street and Main Street. A summary of crash types by intersection is provided 
in Table 2.1. A more detailed crash summary and exhibit are provided in Appendix B.  

Table 2.1 Crash Analysis Summary (2016-2020) 

Crash Type 

Intersection 

Total 
Lehigh 

Avenue / 
Lincoln 
Avenue 

Lehigh Avenue 
/ Chestnut 

Street / Metra 
Parking Lot 

North Entrance 

Lehigh 
Avenue / Elm 

Street 

Lehigh 
Avenue / 

Main Street 

Elm 
Street W 
of Lehigh 
Avenue 

Main 
Street W 
of Lehigh 
Avenue 

Front to Rear 1 - - - - - 1

Cross 
Movement/Angle 

2 1 - - - 1 4 

Train 1 - - - - - 1

Sideswipe Opposite 
Direction 

- - 1 - - - 1 

Fixed Object - - 1 - 1 - 2

Other Object - 1 - - - - 1 

Total 4 2 2 - 1 1 10 

Parking Availability 

During the field visit conducted, Kimley-Horn also collected information about parking in the area. 
Commuter parking is provided in three primary areas: a 100-space lot directly adjacent to the station 
building, a 110-space lot accessed from Chestnut Street, and 220 on-street perpendicular parking 
spaces along Lehigh Avenue. On the day of the site visit, which was a weekday in March, the station 
lot was observed to be approximately 90% full, while the Chestnut Street lot was approximately 10% 
full. Less than 10% of the perpendicular spaces along Lehigh Avenue were occupied. Overall, a 
station-area parking surplus of more than 200 spaces was observed.  
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3. FUTURE TRAFFIC AND PARKING CONDITIONS
This section of the report outlines the proposed site plan, summarizes site-specific traffic 
characteristics, and develops future traffic projections for analysis.  

Proposed Site Plan 

The site plan prepared by Gary R. Weber Associates; Inc. dated May 6, 2022 is provided alongside 
this study as Appendix C. A total of 89 townhomes are proposed. However, this report's 
analyses are based on 91 townhome units, as originally proposed by the developer. The study will be 
updated based on the final approved site plan and unit count. Development access will be provided 
via two new full-access driveways; one on Main Street along the northern boundary of the site, and 
one on Lehigh Avenue along the eastern boundary of the site. The north driveway will be located 
approximately 620 feet west of the unsignalized Leland Avenue and Main Street intersection, while 
the east driveway will be located approximately 320 feet south of the same intersection. The 
three driveways serving the existing development will be removed. 

Trip Generation 

To calculate trips generated by the proposed development, data was referenced from the Institute 
of Transportation Engineers (ITE) Trip Generation Manual, Eleventh Edition. ITE Land Use Code 
(LUC) 215 – Single-Family Attached Housing was selected as most closely resembling the 
anticipated trip generation characteristics of the proposed townhomes. Trip generation equations 
for LUC 215 are summarized in Table 3.1. Copies of the ITE data sheet data sheets referenced 
in Table 3.1 are provided in Appendix D. 

Table 3.1 ITE Trip Generation Data 
ITE Land Use Unit 

Weekday 

Daily AM Peak Hour PM Peak Hour

Single-Family Attached 
Housing - LUC 220 

Dwelling 
Units 

T = 7.62X – 50.48 T = 0.52X – 5.70 T = 0.60X – 3.93 

T = Trips  X = Dwelling Units 

The proximity of the proposed development to the Morton Grove Metra station, as well as to Pace 
Suburban Bus service at Lincoln Avenue and Ferris Avenue, will encourage non-auto trips. Table 3.2 
summarizes the daily, weekday morning, and weekday evening peak hour trip generations.  

Table 3.2 Site-Generated Traffic Projections 

Land Use Size Daily 
Weekday 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 
Single-Family Attached 
Housing - LUC 220 

91 Dwelling 
Units 

643 14 30 44 30 22 52 

Total = 643 14 30 44 30 22 52 

As can be seen from Table 3.2, it is anticipated that the townhomes will generate 44 trips (combined 
in + out) during the AM peak hour and 52 trips (combined in + out) during the PM peak hour. These 
trips do not factor in any potential discounts related to the non-auto opportunities that are present for 
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a site in this location. For example, US census data indicates that 15% of Morton Grove residents 
already use alternate modes of transportation (see Appendix E). The site’s proximity to the train 
station suggests that some of the trips throughout the day are likely to be Metra- or Pace-oriented. 
However, these discounts were not factored into the analysis to help ensure that the maximum site 
traffic impacts were tested. 

Directional Distribution 

The estimated distribution of site-generated traffic on the surrounding roadway network as it 
approaches and departs the site is a function of several variables, including the nature of surrounding 
land uses, prevailing traffic volumes/patterns, characteristics of the street system, and the ease of 
motorist travel. The anticipated directional distribution is shown in Table 3.3. About 60% of site traffic 
is expected to be oriented to the north on Lehigh Avenue and Lincoln Avenue, while the remaining 
40% is expected to be oriented towards the south along Lehigh Avenue. The distribution is largely 
based upon the 2018 AADT values presented in the Traffic Count Data section of this report. 

Table 3.3 Estimated Trip Distribution 

Traveling to/from Estimated Trip Distribution 

North on Lehigh Avenue towards Lincoln Avenue 60% 
South on Lehigh Avenue towards Oakton Street 40% 
Total 100% 

Development Traffic Impacts 

Per information published in the Highway Capacity Manual (HCM), Lehigh Avenue has a capacity of 
about 10,000 vehicles per day. Two-lane streets often have higher capacity thresholds, but factors 
such as the presence of on-street Metra parking and the 15-mph S-curve just north of the site are 
likely to slightly limit effective capacity. As noted, Lehigh Avenue carries approximately 3,400 vehicles 
per day (vpd).  

Future Development by Others 

A future mixed-use development at Chestnut Avenue will add approximately 1,625 trips per day once 
completed. Approximately 40% (about 650 trips) of new trips from this development will travel to or 
from the south along Lehigh Avenue, with the remaining 60% (about 975 trips) expected to travel to 
or from the north along Lehigh Avenue and Lincoln Avenue.   

Anticipated daily traffic volumes along Lehigh Avenue following completion of the mixed-use 
development are summarized below: 

 South of Chestnut Avenue: Approximately 4,050 vehicles per day, 41% of capacity
 North of Chestnut Avenue: Approximately 4,375 vehicles per day, 44% of capacity

Proposed Townhome Development 

The proposed townhome development at Main Street will generate about 650 trips each day. Per the 
estimated trip distribution presented in Table 3.3, approximately 40% of these trips (260 vehicles) will 
travel along Lehigh Avenue south of the site. The remaining 60% of trips (390 trips) will travel along 
Lehigh Avenue and Lincoln Avenue north of the site.  
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Anticipated daily traffic volumes along Lehigh Avenue following completion of both the mixed-use 
development and the proposed townhome development are summarized below: 

 South of Main Street: Approximately 4,310 vehicles per day, 43% of capacity
 Main Street to Chestnut Avenue: Approximately 4,440 vehicles per day, 44% of capacity
 North of Chestnut Avenue: Approximately 4,765 vehicles per day, 48% of capacity

With the inclusion of both the future mixed-use development at Chestnut Avenue and the proposed 
townhome development at Main Street, Lehigh Avenue will carry up to 4,765 vehicles each day. 
Actual volumes of site-generated traffic are likely to be lower, as this analysis did not include any 
discount trips that will occur on Metra, Pace, biking, or walking.  

Key Finding. Following opening of the future mixed-use development and the proposed townhome 
development, Lehigh Avenue will still have capacity for a minimum of 5,235 additional trips before 
segments of the roadway begin to reach the approximate limit for efficient traffic operations. Thus, 
it can be concluded that the proposed townhome development traffic can be readily 
accommodated on the adjacent street network. In fact, substantial reserve capacity remains on 
Lehigh Avenue to accommodate additional development and redevelopment growth in the vicinity 
of the Morton Grove Metra station.  

Parking Considerations 

The Village of Morton Grove municipal code was referenced to obtain the required amount of parking 
spaces for the subject development. Table 3.4 below displays the required spaces per Village 
ordinance.  

Table 3.4 Village Code Parking Requirements 

Land Use Size 
Required Spaces 

by Use 
Total Required Total Provided 

Attached dwellings (townhomes) 
Resident Parking 

91 dwelling 
units 

2.0 spaces per 
dwelling unit 

182 spaces 182 spaces 

Attached dwellings (townhomes) 
Guest Parking 

91 dwelling 
units 

0.2 spaces per 
dwelling unit 

19 spaces 29 spaces 

As shown in Table 3.4, the proposed townhome development meets code requirements for parking 
spaces in both the resident and guest parking categories.  

An additional 49 parking spaces are proposed along the site frontages on Lehigh Avenue (26 spaces) 
and Main Street (23 spaces). These spaces will provide additional guest parking and perhaps 
commuter parking as Metra ridership rebounds towards pre-Covid levels. Residents should be 
discouraged from parking in the on-street spaces.  
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4. RECOMMENDATIONS & CONCLUSIONS 
Based on Kimley-Horn’s review of the proposed site plan and evaluation of existing and future traffic 
conditions, Lehigh Avenue is expected to readily accommodate the proposed development traffic. No 
geometric improvements, such as new turn lanes, will be needed. The proposed parking supply at 
the new development meets or exceeds the advised number of spaces per Village code.  

Thus, the following recommendations focus on site operations: 

 Install high-visibility crosswalks at the Lehigh Avenue and Main Street intersection. To 
encourage driver compliance with the posted speed limit along Lehigh Avenue, consider 
installing a pedestrian refuge island. The existing right-of-way along the site frontage is 
approximately 46 feet, well in excess of recommended widths for two-lane streets.  

 Provide Stop control and a stop bar for site traffic exiting onto Lehigh Avenue and Main Street 
at the new access drives. Care should be taken with landscaping, signage, and 
monumentation at the new drive to ensure that adequate horizontal sight distance is provided. 

 Dedicated bike storage / racks should be provided for residents of the townhomes. 
 Provide carriage walks along the site frontage on Lehigh Avenue and Main Street.  
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TECHNICAL APPENDIX 
A. Photo Inventory 

B. IDOT Crash Data 

C. Site Plan 

D. ITE Trip Generation Data 

E. Census Data 
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A. PHOTO INVENTORY 

 

  



APPENDIX A
PHOTO INVENTORY

Looking south along Lehigh Avenue from Main Street;    
note that on-street parking was largely unoccupied

Parking guidelines for on-street spaces along the east 
side of Lehigh Avenue

Looking west accross Lehigh Avenue towards the site; 
existing access locations to be removed

Looking north along Lehigh Avenue from the Main Street 
intersection



APPENDIX A
PHOTO INVENTORY

Looking west along Main Street from Lehigh Avenue

Existing access location along Main Street to be replaced

Eastbound approach to the Lehigh Avenue / Main Street 
intersection; note that no pedestrian crossings provided

Existing angled on-street parking for businesses along the 
north side of Main Street



APPENDIX A
PHOTO INVENTORY

Looking north into the S-curve along Lehigh Avenue at 
Elm Street

Occupied parking near S-curve; “cairrage” design allows 
parked vehicles to obstruct sidewalk

Looking west down Elm Street from the intersection with 
Lehigh Avenue

Looking south into the S-curve along Lehigh Avenue at 
Elm Street; note high-visibility pedestrian crossing



APPENDIX A
PHOTO INVENTORY

Looking south along Lehigh Avenue at the Chestnut 
Street intersection

Looking west into the Lehigh Avenue and Lincoln Avenue 
intersection / Metra grade crossing

Looking north into the Lehigh Avenue and Lincoln Avenue 
intersection

Sidewalk discontinuity along the westbound approach to 
the Lehigh Avenue and Lincoln Avenue intersection



APPENDIX A
PHOTO INVENTORY

Parking prohibition along eastbound Lincoln Avenue at the 
interesction with Ferris Avenue

Looking southwest through the Lincoln Avenue and      
Ferris Avenue intersection

Pace Route 210 stops at the Lincoln Avenue and Ferris 
Avenue intersection
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B. IDOT CRASH DATA 

  



A B C

Lehigh Ave & Lincoln Ave 4 3 - - - 1 2 1 1 - - - - - - - 0%
Lehigh Ave & Chestnut St 2 2 - - - - 1 - - - - - - 1 - - 0%
Lehigh Ave & Elm St 2 1 - - 1 - - - - - - 1 1 - - - 50%
Lehigh Ave & Main St 0 - - - - - - - - - - - - - - - 0%

Along Elm St west of Lehigh Ave 1 1 - - - - - - - - - - 1 - - - 0%
Along Main St west of Lehigh Ave 1 1 - - - - 1 - - - - - - - - - 100%

Total (2016-20) 10 8 0 0 1 1 4 1 1 0 0 1 2 1 0 0 20%

D CM = cross movement/angle; FTR = front to rear; T = train; HO = head on; SSD = Sideswipe Same Direction; SOD = Sideswipe Opposite Direction; FO = fixed object; OOB = Other Object; Ped =
pedestrian.

B PD = property damage only; PI = personal injury; F = fatality.
C Type A (incapacitating injury); Type B (non-incapacitating injury); Type C (possible injury).

FTR HO FO Ped Bike

Percent
During

Wet/Icy
ConditionsOOB

Intersections  - Crashes within 200' of intersection

Segments

A Source: IDOT Division of Transportation Safety for the 2016-2020 calendar years.

Appendix B: Crash Summary (2016-2020) A

Location
No. of

Crashes

Severity B Crash Type D

PD PI C
F CM SODT SSD



Copyright nearmap 2015

Legend
Crash Location

0 0.03 0.06 0.09 0.120.01
Miles IDOT Crash Data (2016-2020)

Lehigh Avenue

Elm Street

Main Street

Chestnut Street

Lincoln Avenue
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C. PROPOSED SITE PLAN 
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D. ITE TRIP GENERATION MANUAL EXCERPTS 

  



237

Land Use: 215
Single-Family Attached Housing

Description
Single-family attached housing includes any single-family housing unit that shares a wall with an 
adjoining dwelling unit, whether the walls are for living space, a vehicle garage, or storage space.

Additional Data
The database for this land use includes duplexes (defined as a single structure with two distinct 
dwelling units, typically joined side-by-side and each with at least one outside entrance) and 
townhouses/rowhouses (defined as a single structure with three or more distinct dwelling units, 
joined side-by-side in a row and each with an outside entrance).

The technical appendices provide supporting information on time-of-day distributions for this 
land use. The appendices can be accessed through either the ITETripGen web app or the trip 
generation resource page on the ITE website (https://www.ite.org/technical-resources/topics/trip-
and-parking-generation/).

The sites were surveyed in the 1980s, the 1990s, the 2000s, and the 2010s in British Columbia 
(CAN), California, Georgia, Illinois, Maryland, Massachusetts, Minnesota, New Jersey, Ontario 
(CAN), Oregon, Pennsylvania, South Dakota, Utah, Virginia, and Wisconsin.

Source Numbers
168, 204, 211, 237, 305, 306, 319, 321, 357, 390, 418, 525, 571, 583, 638, 735, 868, 869, 870, 896, 
912, 959, 1009, 1046, 1056, 1058, 1077

General Urban/Suburban and Rural (Land Uses 000–399)



Single-Family Attached Housing
(215)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 22

Avg. Num. of Dwelling Units: 120
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

7.20 4.70 - 10.97 1.61

Data Plot and Equation
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Fitted Curve Equation: T = 7.62(X) - 50.48 R²= 0.94

X = Number of Dwelling Units

T 
= 
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Single-Family Attached Housing
(215)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Setting/Location: General Urban/Suburban
Number of Studies: 46

Avg. Num. of Dwelling Units: 135
Directional Distribution: 31% entering, 69% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.48 0.12 - 0.74 0.14

Data Plot and Equation
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Fitted Curve Equation: T = 0.52(X) - 5.70 R²= 0.92

X = Number of Dwelling Units

T 
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Single-Family Attached Housing
(215)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Setting/Location: General Urban/Suburban
Number of Studies: 51

Avg. Num. of Dwelling Units: 136
Directional Distribution: 57% entering, 43% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.57 0.17 - 1.25 0.18

Data Plot and Equation
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Fitted Curve Equation: T = 0.60(X) - 3.93 R²= 0.91

X = Number of Dwelling Units

T 
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E. US CENSUS DATA 

 



An offi cial website of the United States government Here’s how you know

MEANS OF TRANSPOR TATION T O WORK BY AGE

Note: This is a modifi ed view of the original table produced by the U.S. Census Bureau.
This download or printed version may have missing information from the original table.

ZCTA5 60053

Label Estimate Margin of Error

Total: 11,167 ±467

16 to 19 years 222 ±99

20 to 24 years 615 ±147

25 to 44 years 4,142 ±351

45 to 54 years 2,700 ±288

55 to 59 years 1,279 ±216

60 to 64 years 1,055 ±209

65 years and over 1,154 ±196

Car, truck, or van - drove alone: 8,303 ±460

Car, truck, or van - carpooled: 1,120 ±255

Public transportation (excluding taxicab): 804 ±192

Walked: 180 ±107

Taxicab, motorcycle, bicycle, or other means: 142 ±74

Worked from home 618 ±183



Table Notes

MEANS OF TRANSPORTATION TO WORK BY AGE
Survey/Program: American Community Survey
Universe: Workers 16 years and over
Year: 2019
Estimates: 5-Year
Table ID: B08101

Although the American Community Survey (ACS) produces population, demographic and housing unit estimates, it is
the Census Bureau's Population Estimates Program that produces and disseminates the official estimates of the
population for the nation, states, counties, cities, and towns and estimates of housing units for states and counties.


Source: U.S. Census Bureau, 2015-2019 American Community Survey 5-Year Estimates


2019 ACS data products include updates to several categories of the existing means of transportation question. For
more information, see: Change to Means of Transportation.


Data are based on a sample and are subject to sampling variability. The degree of uncertainty for an estimate arising
from sampling variability is represented through the use of a margin of error. The value shown here is the 90 percent
margin of error. The margin of error can be interpreted roughly as providing a 90 percent probability that the interval
defined by the estimate minus the margin of error and the estimate plus the margin of error (the lower and upper
confidence bounds) contains the true value. In addition to sampling variability, the ACS estimates are subject to
nonsampling error (for a discussion of nonsampling variability, see ACS Technical Documentation). The effect of
nonsampling error is not represented in these tables.


Workers include members of the Armed Forces and civilians who were at work last week.


The 2015-2019 American Community Survey (ACS) data generally reflect the September 2018 Office of Management
and Budget (OMB) delineations of metropolitan and micropolitan statistical areas. In certain instances, the names,
codes, and boundaries of the principal cities shown in ACS tables may differ from the OMB delineation lists due to
differences in the effective dates of the geographic entities.


Estimates of urban and rural populations, housing units, and characteristics reflect boundaries of urban areas defined
based on Census 2010 data. As a result, data for urban and rural areas from the ACS do not necessarily reflect the
results of ongoing urbanization.


Explanation of Symbols:

An "**" entry in the margin of error column indicates that either no sample observations or too few sample
observations were available to compute a standard error and thus the margin of error. A statistical test is not
appropriate.
An "-" entry in the estimate column indicates that either no sample observations or too few sample observations
were available to compute an estimate, or a ratio of medians cannot be calculated because one or both of the
median estimates falls in the lowest interval or upper interval of an open-ended distribution, or the margin of
error associated with a median was larger than the median itself.
An "-" following a median estimate means the median falls in the lowest interval of an open-ended distribution.
An "+" following a median estimate means the median falls in the upper interval of an open-ended distribution.
An "***" entry in the margin of error column indicates that the median falls in the lowest interval or upper interval
of an open-ended distribution. A statistical test is not appropriate.
An "*****" entry in the margin of error column indicates that the estimate is controlled. A statistical test for
sampling variability is not appropriate.
An "N" entry in the estimate and margin of error columns indicates that data for this geographic area cannot be
displayed because the number of sample cases is too small



displayed because the number of sample cases is too small.

An "(X)" means that the estimate is not applicable or not available.

Supporting documentation on code lists, subject definitions, data accuracy, and statistical testing can be found on the
American Community Survey website in the Technical Documentation section.


Sample size and data quality measures (including coverage rates, allocation rates, and response rates) can be found on
the American Community Survey website in the Methodology section.
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