MINUTES OF THE FEBRUARY 21, 2023
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 7:20 p.m. by Vice Chair Kintner. Secretary Kirchner called the roll.

Commissioners Present: Dorgan, Kintner, Liston, Mohr, and Stein
Commissioners Absent: Blonz (with notice), Gabriel
Village Staff Present: Zoe Heidorn, Community Development Administrator; Anne Ryder Kirchner,

Assistant Land Use Planner/Secretary; Jim English, Manager Building and
Inspectional Services; Rick Dobrowski, Fire Prevention Coordinator

Trustees Present: Witko
Vice Chair Kintner asked for approval of the December 19, 2022.

Commissioner Liston moved to approve the minutes of December 19, 2022 meeting. Commissioner Stein seconded
the motion.

Vice Chair Kintner called for the vote.

Commissioner  Dorgan voting  aye

Vice Chair Kintner voting  aye
Commissioner  Liston voting aye
Commissioner ~ Mohr voting aye
Commissioner  Stein voting aye
Minutes approved 5-0.

Vice Chair 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, and the Commission’s decision
is a recommendation to the Village Board.

Vice Chair Kintner called for the case.
CASE: PC 23-01

APPLICANT:  Dr. Maasal Alkhafaji
Maasal Medical Center, Inc.

LOCATION: 5833-35 Dempster Street



Morton Grove, IL 60053

PETITION: Request for approval of a Special Use Permit for the operation of a medical and dental office/clinic
at the property commonly known as 5833-35 Dempster Street in Morton Grove, lllinois (PIN 10-20-
201-007-0000, 10-20-201-006-0000, 10-20-201-005-0000, 10-20-201-050-0000) with a variation
from Section 12-7-3:| for off-street parking, all within a C-1 General Commercial District, pursuant
to Section 12-4-3:D. The applicant is Dr. Maasal Alkhafaji, Maasal Medical Center, Inc.

Zoe Heidorn, Community Development Administrator, provided a brief introduction to the application. The staff report
dated February 14, 2023, was entered into the public record. She explained the applicant is requesting a Special Use
Permit to operate a medical and dental clinic in the 6,200-square-foot commercial space currently occupied by Faust
of Italy Hair Salon at 5833-35 Dempster Street. Medical and dental uses may be administratively approved as
Permitted Uses at the discretion of the Village Administrator, Building Commissioner, Corporation Counsel, and Plan
Commission Chairperson. Due to concerns with the use not meeting the Code’s minimum off-street parking
requirement of 1 space per 250 square feet of gross floor area, the use was determined to be a Special Use. With 20
existing on-site parking spaces, the application includes a request for variation of 5 parking spaces based on the
peak demand of 25 parking spaces established in the submitted parking impact study. An adjacent public parking lot
at 5825 Dempster Street is considered to provide sufficient overflow parking to support the proposed use. On
February 2, the Traffic Safety Commission unanimously recommended approval of the application.

Secretary Kirchner swore in the applicant, her attorney and associates.

Attorney Kolpak explained that they wish to change the use of the building to a medical and dental practice. Two
doctors would be on staff and no more than eight clerical and medical staff would be present, requiring 10 parking
spaces. Appointments would be taken for one medical and one dental patient per hour, thereby taking 12 spaces.
The hair salon requires 8 parking spaces, with 20 spaces both uses would have enough spaces provided on site. The
salon is to remain open during the build out of the new practice. Prior to the salon leaving, the practice will have
limited appointments and will require 6 spaces.

Mr. Kolpak noted there is a nearby public parking lot that provides 15 regular use spaces that can serve as surplus
parking. Employees will park on site and not in the Village lot.

Mr. Lemmon with Kimley-Horn, described their study and explained that the use will need 15 parking spaces. He is
confident there is enough parking for the demand with 20 spaces on-site, the business transition period, the
staggered appointments, and the available Village parking.

Commissioner Dorgan asked for the number of patients that will be seen. He is concerned with the number of patient
rooms and size of the practice.

Mr. Kolpak said that after complete buildout there will be capacity for four (4) patients per hour. This accounts for an
overlap of appointments with 2 per hour.

Dr. Alkhafaji described her practice noting no more than 4 patients per hour. The space shows many rooms which
are used for multiple devices and uses associated with the medical and dental practices.

Mr. Kolpak noted that staff requires 10 parking spaces, if the practice were to see 8 patients per hour there would be
enough on-site spaces available. Commissioner Dorgan is concerned that the practice may expand to more doctors.
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Mr. Ahmad, realtor, explained that he provided the floor plan as it exists for the application. It is not a final plan and
can be changed to accommodate the practices.

Vic Chair Kintner asked if constraints may be placed on the use.

Ms. Heidorn noted that the Special Use Permit can limit the number of doctors on site, employees and number of
patients. If they exceed limits, the special Use permit would need to be modified or revoked.

Commissioner Mohr noted that 25 spaces are required, they are seeking relief of 5 spaces. This is based on square
footage and not on how many rooms or divisions are in the floor plan.

Vice Chair Kintner asked for the hours of operation. Dr. Alkhafaji said they would be open, Monday through Friday
from 10 — 6, and Saturday 9 — 1. The Morton Grove office would be another branch of her existing Chicago practice.

Vic Chair Kintner asked Mr. Lemmon about the flow of the parking lot, with limited access from Dempster. The flow is
one-way from Dempster to the alley.

Commissioner Stein noted that the parking plan shows 22 spaces and asked if handicap spaces are required.
Mr. Lemmon noted there are 20 spaces and a handicap space will be required.
Commissioner Mohr noted the Village parking lot is close by and is intended for Dempster Street businesses.

Mr. Lemmon noted the Village lot was not at capacity during their study times, 9 to 13 spaces were consistently
available.

Vice Chair Kintner would noted that the adjacent Dunkin Donuts/subway parking should not be used by the practice.
The practice will provide signage to that effect.

Vice Chair asked about the amount of salon appointments. Mr. Ahmed noted the salon is closed Sunday and
Monday. There is one stylist on Tuesday and Wednesday. There are 2 stylists on Thursday, Friday and Saturday.

Commissioner Liston asked if there is a receptionist. There is only a shampoo person and stylist on site.

Commissioner Mohr asked how the shared facilities will work together. The contractor noted that all facilities will be
independent.

Vice Chair Kintner asked if there would be any special equipment that would require any special needs.
Vice Chair Kintner asked for comments from the audience, no comments were made.

Commissioners discussed the need to limit the amount of staff and patients on site, Mr. Kolpak said hhis clinet
understood the limitations and terms of a Special Use permit.

Commissioner Dorgan made a motion to recommend approval of Case PC 23-01, a request for approval of a Special
Use Permit for the operation of a medical and dental office/clinic at the property commonly known as 5833-35
Dempster Street in Morton Grove, lllinois (PIN 10-20-201-007-0000, 10-20-201-006-0000, 10-20-201-005-0000, 10-



20-201-050-0000) with a variation from Section 12-7-3:1 for off-street parking, all within a C-1 General Commercial
District, pursuant to Section 12-4-3:D and subject to the following conditions:

1. The applicant shall be provided no special entitlement to use of the Village-owned public parking lot at 5825
Dempster Street.

2. The on-site parking supply at 5833-35 Dempster Street may not be physically reduced without amendment to
the Special Use Permit.

3. Employees may not park in the Village-owned lot at 5825 Dempster Street.

4. The applicant must submit verification that the current on-site parking configuration conforms to the Village’s
dimensional requirements, subject to the Village Engineer’s final approval.

5. Staff limited to two (2) Doctors, eight (8) support staff, and four (4) patients at any one time.

The motion was seconded by Commissioner Mohr.

Commissioner  Dorgan voting aye
Vice Chair Kintner voting aye
Commissioner  Liston voting aye
Commissioner  Mohr voting aye
Commissioner  Stein voting aye

Motion passes 6-0.
CASE: PC 23-02
APPLICANT:  Medina Gardens, LLC

LOCATION: 6037 Lincoln Avenue (10-20-122-076-0000)
Morton Grove, IL 60053

PETITION: Requesting approval of a time extension for a Planned Unit Development (PUD) and Preliminary
Plat of Subdivision authorized under Ordinance 20-18 to subdivide the subject property into eight
(8) new lots of record for the development of four (4) attached single-family dwellings and five (5)
detached single-family dwellings, with waivers to 12-2-5, 12-2-6, 12-3-5, 12-4-2:D, 12-8-4:B, and
12-9 for lot width, lot area, floor area ratio, impervious lot and rear yard coverage, driveway
setback, location of fencing, lot standards, and accessway design. The property is zoned in the R-3
General Residence District and R-2 Single Family Residence District.

Ms. Heidorn explained the applicant is requesting an extension to a Planned Unit Development Special Use Permit
authorized on August 24, 2020, under Ordinance 20-18. She provided an overview of events:

In October 2020, the applicant submitted a Site Improvement Permit Application and associated plans to the Village
for review.

In February 2021, the applicant submitted a construction schedule indicating that site development was to be
completed by June 2021.



In August 2021, the applicant reported to the Village that limited site work had occurred and that the applicant was
operating in compliance with the PUD ordinance. In good faith, the Village continued to accept permit application
resubmittals and provide reviews thereof.

In October 2021, the applicant placed the subject property at auction, but the auction did not result in the sale of the
property.

In February 2022, the Village issued the last set of comments on the permit submittal.

No activity by the developer occurred between February 2022 and August 2022, when the Village provided notice to
the applicant that the project was not progressing in accordance with the construction schedule, and that no delays
due to pandemic or permitting could be to blame. An entire construction season had been lost.

In September 2022, the applicant resubmitted site improvement plans and in December 2022, the Village provided
notice that the applicant must request a formal extension from the Board of Trustees, which may not be granted
without holding a public meeting before the Plan Commission.

To-date, plan reviews and resubmittals between the applicant and Village have continued but no permit has been
issued for the proposed improvements. As communicated to the project engineer by Village Engineer Chris Tomich in
December 2022, the plans are currently approvable but no permit can be issued until an approved MWRD permit,
IEPA permit, engineer’s estimate of cost, and performance guarantee are submitted and approved by the Village
Engineer.

The applicant is here tonight to request an extension for construction of the development in accordance with the PUD
ordinance. Staff recommends requiring that construction begins within 6 months or less of the Board'’s approval of
such an extension.

This is strictly a request for an extension in time.

Secretary Kirchner swore in the applicant, his attorney and associates.

Mr. Kolpak noted that this project really began in 2017 and was not approved. The applicant worked with Village staff
and received approval in 2020. The applicant has had unforeseen delays due to IEPA and MWRD staff shortages.
They are now in a position to carry out the approved plan.

Commissioner Dorgan asked if there would be homeowner associations. The attached homes will have an HOA.

Commissioner Dorgan asked if unauthorized tree removal occurred on the property. Ms. Heidorn noted that per
Ordinance 20-18, final site improvements, will need to be approved by staff.

Commissioner Stein asked if the applicant is building the townhomes and the detached homes.

Mr. Magda said they would sell the detached home lots to interested buyers. They will be building the attached
homes. He also noted that they only removed trees that were allowed to be removed.

Vice Chair Kintner asked why the property went to auction.

Mr. Magda said they were worried about losing money, and paying taxes. They have the financing and approved
plans, and are now confident in the permit process.

Vice Chair Kintner asked if the applicant would be able to meet the 6-month deadline.

Mr. Magda said they will be able to meet the deadline provided they can get supplies.



Commissioner Stein asked staff if they have received all of the material required to support the time extension.

Ms. Heidorn said no. ltems missing include a letter requesting the extension, financing plan, detailed construction
time line, and detailed finances to ensure completion of all public improvements, a draft letter of credit.

Vice Chair Kintner said staff should receive more than assurances that the information will be provided. If the
extension is approved, the 6-month period begins at approval.

Mr. Magda said he has contractors ready to work now.
Vice Chair Kintner asked for public comment to be directed to the Commissioners.

Mrs. Gunther of 8442 McVicker said she has no reason to believe the project will be carried out in the best interest of
the Village or the neighborhood. The loss of trees has a big impact on the adjacent properties.

Vice Chair Kintner said this meeting is to improve the lot as approved.

Mrs. Roiniotis of 6109 Elm asked if there are any repercutions if they do not get the work done in the 6-month period.
She asked if the applicant has developed other properties in Morton Grove and not provided HOA’s as required.

Ms. Heidorn said a maintenance plan can be submitted in addition to standard property maintenance as required by
the building code.

Mrs. Roiniotis asked what the building schedule would look like, how long will the project last, can additional time
extensions be sought.

Vice Chair Kintner said an approval for extension must provide accountability.

Ms. Heidorn read the staff recommendations to the Plan Commission related to the timing of development and any
lapse in project or construction activity, and noted that the Commission may add more conditions.

Ms. Roiniotis asked if there are fines if the timeline is not met. What is the current timeline for completion.
Ms. Heidorn referred to the projector showing the submitted timeline.

Vice Chair Kintner said 10-14 months is listed as the time frame for the infrastructure. This was confirmed by the
applicant. Site improvements must be completed before the townhomes, the townhomes will be done in the 10 to14
month timeline.

Commissioners discussed the timeline and further conditions to be added. It was noted that the conditions applied
under Ordinance 20-18 still apply.

Ms. Roiniotis asked if construction on the 5 separate lots would be served by Elm and Morton.
Vice Chair Kintner said the original scope of work regarding construction paths has not changed.
Ms. Gunther expressed concern with the activity causing damage to the properties on McVicker.

Ms. Heidorn said a construction schedule is required and will be continually monitored by Village departments. Any
damage to surrounding properties would be a civil matter between the property owners.

Mr. Schuetz of 6037 Lincoln is concerned that a construction fence would be installed without any work being done.
The applicant has not kept up the property.

Ms. Heidorn noted that code violations have been issued.



Commissioner Liston asked what would happen if the extension is not granted.
Ms. Heidorn said the Subdivision and PUD Special Use Permit would be null and void.

Commissioner Stein made a motion to recommend approval of a time extension of six (6) months to commence and
proceed with the development and construction of a Preliminary Plat of Subdivision and a Planned Unit Development
(PUD) Special Use Permit with associated waivers, to subdivide the property at 6037 Lincoln Avenue in Morton
Grove, lllinois, into eight (8) lots and allow for the development of four (4) attached single-family residences, five (5)
detached single-family residences, and accessor parking areas, landscape areas, storm water detention facilities,
and access ways subject to the following conditions:

1. The applicant shall be provided no more than six (6) months to begin construction of the development as
authorized under Ordinance 20-18. If construction has not commenced within six (6) months, the Department
of Community and Economic Development shall immediately submit to the Village Board a draft resolution
providing notice of lapse of the PUD Special Use Permit.

2. Any lapse in project or construction activity more than thirty (30) days in duration without advance written
notice to and approval by the Village Administrator shall constitute a violation of the ordinance authorizing the
extension. In such case, the Department of Community and Economic Development shall immediately submit
to the Village Board a draft resolution providing notice of lapse of the PUD Special Use Permit.

3. Within seven (7) days of approval of an extension by the Village Board, the applicant shall provide to the
Village Engineer and Department of Community and Economic Development a draft performance guarantee
meeting the requirements of Section 12-8-3:C.

4. Provide a comprehensive critical path schedule from start to end.
5. Tree re-examination for the erroneous removal of trees and confirmation of recourse.
6. Property upkeep and detailed maintenance plan related to the property.

The motion was seconded by Commissioner Dorgan.

Commissioner  Dorgan voting aye

Vice Chair Kintner voting aye, with conditions added.
Commissioner  Liston voting nay

Commissioner  Mohr voting nay, concerns with lack of progress
Commissioner  Stein voting aye

Motion passes 3-2.

Vice Chair Kintner asked for any other business or discussion. Hearing none, Commissioner Liston moved to adjourn
the meeting. The motion was seconded by Commissioner Dorgan.

The motion to adjourn the meeting was approved unanimously pursuant to a voice vote at 9:04 p.m.

Minutes by: Anne Ryder Kirchner



