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Village of Morton Grove 
PLAN COMMISSION MEETING 

Tuesday, July 18, 2023 - 7:00 P.M.  
Flickinger Municipal Center, 6101 Capulina Avenue, Morton Grove, IL 60053 

 

AGENDA 
 

 

 
I. CALL TO ORDER 
 
II. APPROVAL OF MINUTES OF: June 20, 2023 

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

 
CASE:    PC 23-12 
 
APPLICANT:   Parkland Preparatory Academy South 
  
PETITION:     Request for approval of a Special Use Permit for a School, Non-boarding, and 

House of Worship on a lot less than 3.5 acres in an R-2 Single Family 
Residence District for the property commonly known as 7800 Lyons Street 
(PIN 09-13-102-013-0000) in Morton Grove, Illinois. 

 
CASE:    PC 23-13 
 
APPLICANT:   Moody Nolan on behalf of Fifth Third Bank 
  
PETITION:     Request for approval of a Special Use Permit for a Drive-Through Facility 

associated with a Financial Institution in a C-1 General Commercial District for 
the property commonly known as 6210 Dempster Street (PIN 10-17-314-003-
0000) in Morton Grove, Illinois. 

 
CASE:    PC 23-14 
 
APPLICANT:   Jianxin He, Foot Smile Spa 
  
PETITION:     Request for approval of a Special Use Permit for a Massage Establishment - 

Full Body in a C-1 General Commercial District for the property commonly 
known as 9231-35 Waukegan Road (PIN 10-18-107-048-0000) in Morton 
Grove, Illinois. 

 
CASE:    PC 23-15 
 
APPLICANT:   Soar High Holdings LLC 
  
PETITION:     Request for approval of a Special Use Permit for an Assisted Living Facility in 

a C/R Commercial/Residential District for the property commonly known as 
5520 Lincoln Avenue (PIN 10-21-119-001-0000, 10-21-119-066-0000, 10-21-
119-107-0000) in Morton Grove, Illinois. 



 
 
 

 
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 Tuesday, July 18, 2023, 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 JUNE 20, 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 7:29 p.m. by Chairman Blonz. Secretary Kirchner called the roll.  
 
Commissioners Present:    Blonz, Dorgan, Gabriel, Kintner, Mohr, and Stein  
 
Commissioners Absent:   Liston with notice 
 
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 

 
Trustees Present: Thill and Shiba  
 
Chairman Blonz asked for approval of the May 16, 2023 minutes. 
 
Commissioner Gabriel moved to approve the minutes of May 16, 2023 meeting. Commissioner Dorgan seconded the 
motion. 
 
Chairman Blonz called for the vote. 
 
Commissioner  Dorgan voting aye 
Commissioner  Gabriel voting aye 
Commissioner  Kintner voting aye 
Commissioner     Mohr voting aye 
Commissioner  Stein voting aye 
Chairman  Blonz voting aye  
 
Minutes approved 6-0. 
 
Chairman Blonz 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. 
 
Chairman Blonz called for the case. 
 
CASE:   PC 23-11 
 
APPLICANT:  Steve Napleton Automotive Group,100 West Golf LLC 
 
PETITION: Request for approval of  a Final Plat of Consolidation in accordance with the requirements for a 

Minor Subdivision pursuant to Chapter 12-8 for the property commonly known as 8833 Waukegan 
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Road, 6900 Dempster Street, 8888 New England Avenue, and property vacated under Cook 
County document number 2310257013 in Morton Grove, Illinois (10-18-321-023-0000, 10-18-321-
035- 0000, 10-18-321-036-0000, 10-18-321-047-0000, 10-18-321-048-0000, 10-18- 321-049-0000, 
10-18-321-050-0000, 10-18-321-051-0000, 10-18-321-052- 0000, 10-18-321-054-0000) 

 
Ms. Heidorn provided a brief introduction to the application. She explained that in the case of PC 23-11, the applicant 
is requesting approval of a final plat of subdivision to consolidate 4.37 acres of property at the northeast corner of 
Waukegan and Dempster. The applicant is currently operating Napleton Honda at the subject property, the former 
location of Castle Honda. Earlier this year, New England Avenue and abutting alleyways were formally vacated to the 
applicant under a vacation ordinance approved in 2011. The applicant plans to redevelop the site and construct a 
40,000-square-foot automotive dealership, which is a Permitted Use in the C-1 District. A site improvement permit is 
currently in review, but the consolidation is not required by the Village and will not affect permitting procedures.  
 
Michael Mondus, P.E. C.F.M., of Spaceco Inc. and authorized representative of the applicant, was sworn in by 
Secretary Kirchner. 
 
Mr. Mondus said the applicant plans to build a new facility and is proposing the consolidation of 36 individual parcels, 
vacated alleys and rights of way to clean up the PIN numbers and lot into one property with one PIN number.  
 
Commissioner Gabriel asked if the vacated rights of way have easement provisions.   
 
Ms. Heidorn explained that the plat of vacation includes easement provisions. Typically, the owner must provide 
maintenance and allow the Village access. She is unsure of the specific requirements, but they are included on the 
recorded plat of vacation.  
 
Mr. Mondus added that there a reservation for an easement. The development will be relocating some utilities and 
has identified those needs. The development team is working closely with Village staff to coordinate.  
 
Commissioner Kintner asked about the east side of the subdivision and the lot lines reaching into the Morton Grove 
Park District property.   
 
Mr. Mondus said the lots are from the current underlying plat dating from the 1930s. They are not being altered and 
do not have significance with this subdivision. He referred to the boundary of the proposed plat of subdivision. The 
residential lot lines to the east were simply cut off by the extent of the frame.  
 
Commissioner Kintner asked if there are any current parking agreements or arrangements with neighboring 
properties, including Las Fuentes.  
 
Mr. Mondus said there are no agreements. They would continue use of their own property for parking.  
 
Chairman Blonz noted there were no public comments. 
 
Commissioner Kintner made a motion to recommend approval of Case PC 23-11, a request for approval of a final 
plat of subdivision (consolidation) in accordance with the requirements for a minor subdivision pursuant to Chapter 
12-8 for the property commonly known as 8833 Waukegan Road, 6900 Dempster Street, 8888 New England 
Avenue, and property vacated under Cook County document number 2310257013 in Morton Grove, Illinois, subject 
to the following conditions:  
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1. The applicant shall comply with all applicable provisions of Title 12, Chapter 8, regarding the content and 
submission of the final plat of subdivision;  

2. The applicant shall obtain all necessary signatures and file the final plat of consolidation and all required 
materials with the Cook County Clerk, and shall file the original recorded Mylar or a certified copy of the 
recorded plat with the Department of Community and Economic Development within 90 days of such 
recording; 

3. The plat of subdivision shall be recorded in accordance with all materials submitted with the application and 
in accordance with the requirements of Title 12, Chapter 8; 

4. The applicant shall file all necessary plans and applications, for review and approval, and secure all 
necessary building permits prior to the commencement of construction. 

The motion was seconded by Commissioner Gabriel. 
 
Commissioner  Dorgan voting   aye 
Commissioner  Gabriel voting  aye 
Commissioner      Kintner voting  aye 
Commissioner  Mohr voting  aye 
Commissioner  Stein voting   aye 
Chairman  Blonz voting  aye 
 
Motion passes 6-0.  
 
Chairman Blonz asked for any other business or discussion. Hearing none, Commissioner Kintner 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 7:48 p.m. 
 

 
Minutes by: Anne Ryder Kirchner 



CLICK HERE TO VIEW AND DOWNLOAD PLAN 
COMMISSION APPLICATIONS

https://mortongroveil-my.sharepoint.com/:f:/g/personal/zheidorn_mortongroveil_org/EmwSq_BI1oROuxANImeeJgYBlOjJb-Xqru55ntcV94iBiw?e=jsVddt
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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: July 11, 2023 

Re: Plan Commission Case PC 23-12 
Request for approval of a Special Use Permit for a School, Nonboarding, and House of Worship on a lot 
more than 3.5 acres in an R-2 Single Family Residence District for the property commonly known as 7800 
Lyons Street (PIN 09-13-102-013-0000) in Morton Grove, Illinois. The applicant is Parkland Preparatory 
Academy South. 

STAFF REPORT 
Public Notice 
The Village provided Public Notice for the July 18, 2023, Plan Commission public hearing for PC 23-12, to be held at a 
regular meeting of the Plan Commission, in accordance with the Unified Development Code. The Morton Grove Champion 
published a public notice on June 29, 2023. The Village notified surrounding property owners via mail on June 22, 2023, and 
placed a public notice sign on the subject property on June 27, 2023. 

Application 
Parkland Preparatory Academy South (“applicant”) submitted a complete application to the Department of Community and 
Economic Development under Case PC 23-12 requesting a Special Use Permit to operate a nonboarding school alongside an 
existing house of worship on a lot more than 3.5 acres at the property commonly known as 7800 Lyons Street in Morton 
Grove (“subject property”), which is zoned R-2 Single Family Residence. Per Section 12-4-2:C, “schools, nonboarding - 
elementary, junior high and high on lots of more than 3.5 acres” and “houses of worship and uses accessory and incidental 
thereto on lots 3.5 acres or more” are Special Uses in the R-2 District. The subject property measures 173,363 square feet, or 
3.98 acres, in land area.  

Subject Property 
The subject property is an interior lot located on the north side of Lyons Street. Maple Court terminates at the property’s 
southeast corner. The property is zoned R-2 and is surrounded by properties also zoned R-2. To the east, west, and south of 
the subject property are detached single-family residences. To the north of the subject property is property owned by ComEd 
that is used for overhead power distribution and is improved with a parking lot used by the current house of worship use. Staff is  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Subject Property Location Map 

 

Community & Economic Development Department 



2 

 

 

aware of an agreement between ComEd and the subject property owner, St. Mary’s Knanaya Catholic Parish, for use of the 
parking area. A copy of the current agreement was requested but not provided to staff. Staff could find no record of the off-site 
parking area’s original construction, but historic aerial imagery indicates it has been in existence since at least 1998. Staff 
recommends as a condition of Special Use Permit approval that the agreement is provided to the Village and maintained for as 
long as the off-site parking area is in use.  

Background 
Ordinance 77-7Z granted a Special Use Permit to the Northwest Suburban Jewish Congregation to operate a house of 
worship at the subject property in 1977. St. Mary’s Knanaya Catholic Church was authorized to operate under the same 
Special Use Permit as a continuation of an existing use when they purchased the property in 2010. Various school uses were 
allowed to operate throughout the years as accessory uses due to the parochial nature of their curriculums and the fact that 
they were being operated by the respective houses of worship.  
 
From approximately 2010 to 2014, District 207 operated its Alternative Resource Center (ARC), a public non-parochial school 
for students with behavioral issues referred from other Maine Township High School District schools, at the subject property. 
Staff was unable to verify how the public school use was approved administratively, but presumes that it was authorized by 
staff because prior to 2016, public school districts in Illinois were exempt from local zoning requirements. Public Act 99-0890 
amended the Illinois code to require compliance with local government zoning ordinances.  
 
Because Parkland Preparatory Academy is a non-religious for-profit school that is unrelated to St. Mary’s Knanaya Catholic 
Church, the Village is requiring a Special Use Permit to authorize the proposed use at the subject property.  
 
Proposed Use 
Per to the applicant’s website, “Parkland Preparatory Academy is a private therapeutic day school providing a comprehensive 
education for students with special education eligibility and diagnostic needs. Evidence-based academic curriculum and 
therapeutic interventions are utilized to meet the individual needs of our students. These services are provided for students 
ages 5-21.” The school currently has four locations in the area: Bartlett, Oak Lawn, Plainfield, and Lake in the Hills.  
 
The proposed school will operate in existing classrooms at the eastern end of the principal structure, as depicted in the 
submitted floor plans. Based on information submitted by the applicant, the school will have a maximum of 55 students and 
30 staff members at capacity. Hours of operation will be Monday through Friday from 7:30 a.m. to 4:30 p.m., with students on-
site only between the hours of 8:30 a.m. and 2:30 p.m. There will be no weekend or after-school activities, with the exception 
of a “parents’ night” in the evening twice per year.  
 
According to the applicant, all parking, drop-offs, pick-ups, and queuing will occur in the parking lot to the rear of the building. 
Students will be dropped off by private companies in SUVs or small buses that will pull into the rear parking area as depicted 
in the submitted Drop-Off and Pick-Up Vehicle Movements Exhibit. At most, there will be 15 to 30 transport vehicles queued 
in the rear parking area. With a maximum of 30 staff members, there will be no more than 30 passenger vehicles parked to 
the rear of the building. Staff recommends as a condition of approval that all parking and queueing must occur in the parking 
lot to the rear of the building. If any parking or queueing is observed to occur outside the rear parking area, the applicant must 
prepare a plan to mitigate all unauthorized parking and queueing, subject to staff approval, or request amendment of  the 
Special Use Permit.  
 
Staff requested a schedule of attendance and vehicle parking for the existing house of worship, which is provided on the 
following page. During Parkland Preparatory Academy’s proposed hours of operation, the church schedule indicates that only 
30 to 40 people and 15 to 20 vehicles will be on-site at 8:15 a.m., Monday through Friday. All other regular church services 
and activities occur in the evenings and on weekends. With a total of 242 off-street parking spaces dedicated to the house of 
worship and proposed school use, staff believes there is sufficient parking capacity to support the additional staff parking 
demand of 30 spaces between 7:30 a.m. and 4:30 p.m. Monday through Friday. School pick-up and drop-off vehicles should 
queue in a manner that allows continued parking lot access. The installation of striping and signage should be considered by 
the school and church to ensure queueing does not interfere with parking access.  
 
The applicant submitted a traffic and parking impact study prepared by Haeger Engineering stating that “the proposed use will 
have sufficient parking available to accommodate the parking generated.” Additionally, “the development will generate 
minimal traffic and will not adversely affect the surrounding roadways.” Because the off-street parking area supporting the 
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house of worship and proposed school is not under unified ownership and control, staff recommends including as a condition 
of approval that loss of access to or use of the ComEd-owned parking area shall deem the Special Use Permit null and void. 
In the event of permit revocation, the house of worship and school may request a new Special Use Permit with alternative off-
street parking solutions.  

 
St. Mary’s Knanaya Catholic Church Schedule 

Day Religious Service Average Attendance Average Vehicles On-Site 

Monday Morning Mass: 8:15 a.m. 30-40 people 15-20 cars 
Evening Mass: 7:00 p.m. 50-60 people 25-35 cars 

Tuesday 
Morning Mass: 8:15 a.m. 30-40 people 15-20 cars 
Evening Mass: 7:00 p.m. 50-60 people 25-35 cars 
Novenas: After 7:00 p.m. mass 30-40 people 15-20 cars 

Wednesday 
Morning Mass: 8:15 a.m. 30-40 people 15-20 cars 
Evening Mass: 7:00 p.m. 50-60 people 25-35 cars 
Novenas: After 7:00 p.m. mass  
(1st Wednesday of month) 

30-40 people 15-20 cars 

Thursday 

Morning Mass: 8:15 a.m. 30-40 people 15-20 cars 
Evening Mass: 7:00 p.m. 50-60 people 25-35 cars 
Novenas: After 7:00 p.m. mass 30-40 people 15-20 cars 
Night Vigil: After 7:00 p.m. mass 
(every 2nd Tuesday) 

40-50 people 15-25 cars 

Friday Morning Mass: 8:15 a.m. 30-40 people 15-20 cars 
English Mass: 6:00 p.m. 35-40 people 15-20 cars 

Saturday Mass: 10:00 a.m. 50-60 people 25-35 cars 
Novenas: After 10:00 a.m. mass 30-40 people 15-20 cars 

Sunday 

Holy Mass: 8:00 a.m. 100 people 50-75 cars 
Holy Mass: 10:00 a.m. 100 people 50-75 cars 
Religious Education: 10:00-11:30 a.m. 350 students + 60 teachers Cars included in mass totals 
English Mass: 11:45 a.m. 125 people 60-80 cars 
Holy Mass: 5:30 p.m. 100 people 50-75 cars 

Daily Perpetual Adoration: 9:00 a.m. – 9:00 p.m. 15-20 people total  
 
The church holds an annual religious event, the Feast of the Assumption of the Blessed Virgin Mary, in mid-August. In 2023, it 
is estimated that 400 people will attend the event on Sunday, August 20, in 200 to 300 vehicles. The event is authorized by 
the Village through the Special Event Permit review and approval process.  

 

Departmental Review 
• Building Department: No comments at this time. 

• Fire Department: No comments at this time. Fire protection requirements will be addressed in the permit process.  

• Public Works Department/Engineering: No comments at this time. 
 

Public Hearings 
Appearance Commission 
Because the applicant is not proposing any modifications to the exterior of the existing structure, Appearance Commission 
review of the Special Use Permit Application was not required. 

 
Traffic Safety Commission 
On July 6, 2023, the Traffic Safety Commission reviewed Case PC 23-12. The Commissioners discussed the applicant’s 
proposed operations at the property and related traffic and parking impacts. After hearing all testimony and considering the 
application, the Commission voted unanimously (6-0, Commissioners Berkowsky and Dibra absent) to recommend approval of 
the application. No comments were forwarded to the Plan Commission for consideration.  
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Standards for Review 
The Standards for Special Uses are established in Section 12-16-4:C.5 of the Unified Development Code: 

Standards For Special Uses: The following standards for evaluating special uses 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. Preservation Of Health, Safety, Morals, And Welfare: The establishment, maintenance and operation of the 
special use will not be detrimental to or endanger the public health, safety, morals or general welfare. 

2. Adjacent Properties: The special use should not be injurious to the use and enjoyment of other property in 
the immediate vicinity for the uses permitted in the zoning district. 

3. Orderly Development: The establishment of the special use will not impede normal and orderly development 
or impede the utilization of surrounding property for uses permitted in the zoning district. 

4. Adequate Facilities: Adequate utilities, access roads, drainage and other necessary facilities are in existence 
or are being provided. 

5. Traffic Control: Adequate measures have been or will be taken to provide ingress and egress designed to 
minimize traffic congestion on the public streets. The proposed use of the subject site should not draw 
substantial amounts of traffic on local residential streets. 

6. Adequate Buffering: Adequate fencing and/or screening shall be provided to ensure the right of enjoyment of 
surrounding properties to provide for the public safety or to screen parking areas and other visually 
incompatible uses. 

7. Conformance To Other Regulations: The special use shall, in all other respects, conform to applicable 
provisions of this title or amendments thereto. Variation from provisions of this title as provided for in 
subsection 12-16-3A, "Variations", of this chapter, may be considered by the plan commission and the 
Village board of trustees as a part of the special use permit. 

 
Recommendation 
Should the Plan Commission recommend approval of this application, staff suggests the following motion and conditions: 
Motion to recommend approval of Case PC 23-12, a request for approval of a Special Use Permit for a School, Nonboarding, 
and House of Worship on a lot more than 3.5 acres in an R-2 Single Family Residence District for the property commonly 
known as 7800 Lyons Street, subject to the following conditions: 

 
1. Prior to the issuance of a Business Compliance Certificate for the school use, the current agreement 

between the property owner and ComEd authorizing the owner’s use of ComEd property for off-street 
parking shall be provided to the Department of Community and Economic Development. An active 
agreement shall be maintained on file with the Village for as long as the parking area is used by the subject 
property owner or applicant for the house of worship or school. 

2. All parking and queueing associated with the school use must occur in the parking lot to the rear of the building. If 
any parking or queueing is observed by Village staff to occur outside the rear parking area, the applicant must 
prepare a plan to mitigate all unauthorized parking and queueing, subject to staff approval, or request an 
amendment to the Special Use Permit.  

3. Access to and full use of the off-street parking facility currently located on ComEd property shall be a 
condition of the Special Use Permit. Loss of access to or use of said parking area shall deem the Special 
Use Permit null and void. 

4. The applicant and owner shall provide the Community Development Administrator with advance written 
notice of any change in activities or intensity of use associated with the house of worship or school. Any such 
change may subject the applicant to the requirement for an amendment to the Special Use Permit.  

 
(Any other conditions recommended by the Plan Commission) 
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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: July 11, 2023 

Re: Plan Commission Case PC 23-13 
Request for approval of a Special Use Permit for a Drive-Through Facility associated with a Financial 
Institution in a C-1 General Commercial District with select waivers to Section 12-2-6:G (minimum 
setback for open accessory parking spaces) and 12-5-5:B.1 (minimum vehicle stacking length) for the 
property commonly known as 6210 Dempster Street (PIN 10-17-314-003-0000) in Morton Grove, Illinois. 
The applicant is Moody Nolan on behalf of Fifth Third Bank. 

STAFF REPORT 
Public Notice 
The Village provided Public Notice for the July 18, 2023, Plan Commission public hearing for PC 23-13, to be held at a 
regular meeting of the Plan Commission, in accordance with the Unified Development Code. The Morton Grove 
Champion published a public notice on June 29, 2023. The Village notified surrounding property owners via mail on June 
26, 2023, and placed a public notice sign on the subject property on June 27, 2023. 

Application 
On behalf of Fifth Third Bank, Moody Nolan (“applicant”) submitted a complete application to the Department of Community 
and Economic Development requesting approval of a Special Use Permit under Case PC 23-13 to construct a new bank with 
a drive-through facility on the 22,166-square-foot (0.51-acre) property commonly known as 6210 Dempster Street in Morton 
Grove, Illinois (“subject property”). Pursuant to Section 12-5-5:B, drive-through facilities require a Special Use Permit when 
not located on large shopping center outlots. The subject property is zoned C-1 General Commercial and is partially vacant 
and partially improved with a parking lot owned and operated by the Morton Grove Park District. Fifth Third Bank is under 
contract to purchase the subject property.  
 

 
 

Subject Property Location Map 

 

Community & Economic Development Department 
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Subject Property 
The subject property is an interior lot located on the north side of Dempster Street. To the north and west of the subject 
property is property zoned R-1 Single Family Residence and operated by the Morton Grove Park District as Harrer Pool and 
Park and the Morton Grove Historical Museum. To the east is Village-owned property zoned C-1 General Commercial and 
operated as the Morton Grove Civic Center. To the south of the subject property, across Dempster Street, is Fifth Third’s 
current bank branch at 6201 Dempster Street, which is also zoned C-1 General Commercial. Fifth Third is under contract to 
sell 6201 Dempster Street and vacate after completing construction of the new bank branch on the subject property. 

Background 
Fifth Third Bank currently owns and 
operates a banking facility at 6201 
Dempster Street, a 1.67-acre property 
improved with a 26,000-square-foot 
building and drive-through, located just 
across Dempster Street from the subject 
property. The existing building at 6201 
Dempster is larger than what is currently 
needed by Fifth Third Bank. After 
unsuccessfully trying to sell 6201 
Dempster, the Bank approached the 
Village with a plan to demolish the 
existing bank building and rebuild a new 
smaller facility on the site. The Village 
inspected 6201 Dempster and 
determined that it could be improved and 
converted to a new police station and 
village hall campus in a cost-effective manner and proposed to purchase the property from Fifth Third Bank.    
 
The Morton Grove Park District currently owns the subject property, the former site of an MB Financial drive-through bank 
facility that the Park District acquired in 2010. Aerial imagery from 2006 is provided above. Fifth Third Bank indicated that it 
would be willing to sell 6201 Dempster Street to the Village if it could purchase the subject property and construct a new 
2,800-square-foot bank branch. On December 12, 2022, pursuant to Resolution 22-47 and Ordinance 22-26, the Village and 
the Morton Grove Park District agreed to exchange a 0.67-acre parcel of Village-owned vacant land located immediately north 
of the Morton Grove American Legion Civic Center Building and the Park District-owned subject property contingent on the 
Village and the Bank entering into agreements for the purchase of 6210 Dempster by Fifth Third Bank and the purchase of the 
6201 Dempster by the Village. Ordinance 23-08 and Resolution 23-21 authorized the contracts for the respective sales and 
purchases by the Village and Fifth Third Bank. The parties are currently in due diligence, which includes Fifth Third Bank’s 
request for a Special Use Permit for the proposed bank branch at the subject property.  
 
Proposed Use 
The applicant proposes to construct a 2,800-square-foot bank branch on the subject property with two drive-through lanes 
and 16 on-site accessory parking spaces, including one accessible space and one electric vehicle charging space. The bank 
will also have dedicated access to ten off-site parking spaces abutting the subject property to the east on property owned by 
the Village. Vehicular access to the subject property will be provided by two access drives, one to the east through Village-
owned property and one to the west through Park District property. The eastern access drive will lead to a two-way driveway 
along Dempster Street that aligns with Georgiana Avenue, and the western access drive will lead to a signalized intersection 
at Fernald Avenue and Dempster Street. Easements on the Village and Park District properties will be established in final site 
design and engineering to provide the development with permanent ingress and egress.  
 
The proposed bank branch will offer two drive-through lanes, a full-service lane and an ATM lane. An after-hours drop-box will 
be located along the north wall of the building and covered by a small canopy. According to Fifth Third, the bank does not 
plan to provide safety deposit box service due to steadily decreasing demand. The bank’s interior is designed to provide a 
more casual customer experience while maintaining security and privacy. The bank is proposed to operate between the hours 
of 9:00 a.m. and 5:00 p.m. Monday through Friday, and between 9:00 a.m. and 1 p.m. on Saturdays.  
 

Subject Property Aerial Imagery (2006) 
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Zoning Review 
The proposed site plan complies with most dimensional requirements of the Unified Development Code. The following table 
provides a comparison of the proposed development on the commercial zoning lot against applicable dimensional controls: 

 
DIMENSIONAL CONTROL REQUIREMENT PROPOSED  COMMENT 
Minimum Front Yard (South Lot Line)  
(Sec. 12-4-3:E) 0 ft. 2.5 ft.  Compliant  

Minimum Side Yard  (West, East Lot Lines) 
(Sec. 12-4-3:E) 

0 ft.; but if provided, it shall not be 
<5 ft.  17.0 ft., 55.3 ft. Compliant  

Minimum Rear Yard (North Lot Line) 
(Sec. 12-4-3:E) 5 ft.  103.6 ft. Compliant  

Maximum Building Height  
(Sec. 12-4-3:E) 40 ft.  19.67 ft.  Compliant  

Maximum Floor Area Ratio (FAR)  
(Sec. 12-4-3:E) 2.0 0.13 Compliant  

Minimum Setback for Open Accessory 
Parking Spaces 
(Sec. 12-2-6:G) 

3 ft. < 3 ft. 
Waiver to allow a setback 
less than 3 ft. from the east 
lot line 

Minimum Vehicle Stacking Length 
(Sec. 12-5-5:B.1) 100 ft. 77.5 – 96.4 ft. (measured 

at lane centerline) 
Waiver to allow a vehicle 
stacking length less than 
100 ft.  

 
To authorize the proposed site plan as presented, the applicant is requesting two waivers: 
 
• 12-2-6:G (Minimum Setback for Open Accessory Parking Spaces in a Required Side Yard): The three off-street 

parking spaces proposed at the southeast corner of the property are located less than the minimum of three feet from 
the nearest lot line as required by Code. To authorize the open accessory parking spaces as an obstruction within the 
five-foot required side yard with a setback less than three feet, the applicant is a requesting a waiver from Section 12-2-
6:G. Due to the parking area’s adjacency to landscape area to the east and the campus-like nature of the development 
site, staff does not have any concerns with the request for variation.  

• 12-5-5:B.1 (Minimum Vehicle Stacking Length for 
Drive-Through Facilities): Per Section 12-5-5:B.1, “a 
vehicle stacking area a minimum of one hundred feet 
(100') in length for customers waiting to order food and 
drink for delivery at the drive-up window must be 
provided on site and designed to not interfere with 
normal parking or with vehicular movement on the 
site.” The proposed drive-through lanes, as measured 
by staff along the centerlines, are approximately 77.5 
feet and 96.4 feet in length, less than the minimum 
length of 100 feet required by Code. The applicant 
intended to meet the minimum stacking length, but 
staff requested that the drive-through be designed in a 
manner that maintains the row of parking on Park 
District property abutting the subject property to the 
north and provides the required landscape buffer. This 
pushed the drive-through configuration south slightly 
and reduced the stacking lengths. Staff is not concerned with the slighly reduced lengths due to the following: 
o The drive-through provides two lanes for customers, a combined 173.9 feet in stacking length. 
o The drive-through lanes can accommodate up to 11 vehicles based on the conceptual site plan included in the 

submitted traffic and parking impact study.  
o Based on the applicant’s representation that drive-through transactions are an average of 90 seconds (July 5, 

2023, Appearance Commission) and the peak trip generation projections provided in the submitted traffic and 
parking impact study, it is unlikely that 11 vehicles would queue in the drive-through lanes. 

o Any overflow from the drive-through lanes would only impact internal circulation. It is extremely unlikely that 

Drive-Through Lane Length Measurement 
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overflow would extend beyond the property’s limits and it is more unlikely that it would extend into public rights of 
way.  

  
Traffic & Parking Impacts 
The applicant submitted a traffic and parking impact study prepared by Kimley-Horn. The study finds that “ the study 
intersections are projected to adequately accommodate the proposed development. As shown in the analysis of build 
conditions, the level of delay and queuing expected under build conditions is comparable to existing conditions… No 
improvements to study intersections are needed to accommodate site traffic and therefore, none are recommended.” Notably, 
the study found that there is no need for an exclusive right-turn lane on westbound Dempster Street at Fernald Avenue or 
Georgiana Avenue.  
 
The study indicates that traffic at the intersection of Dempster Street and Fernald Avenue, the west access drive, will 
experience a one-second increase in delay due to the proposed project, but will still operate at a good level of service. 
Northbound and southbound traffic at Dempster Street and Georgiana Avenue will continue to experience delays at certain 
times, but this is a common situation for similar side streets and will impact a limited number of motorists due to low traffic 
volumes. Drivers may elect to use the signalized intersection at Fernald Avenue and Dempster Street to avoid such delays. 
 
The submitted site plan includes 16 on-site accessory parking spaces, including one accessible space and one electric 
vehicle charging space. Through a planned parking agreement, Fifth Third Bank will also be provided exclusive access to ten 
additional off-street spaces on abutting Village-owned property to the east during hours of operation. The submitted traffic and 
parking impact study indicates that two accessible spaces will be provided on-site. The site plan was later revised to include 
only one accessible space, which is compliant with the Illinois Accessibility Code. The study should be updated to reflect the 
revised number of accessible spaces.  
 
For financial institutions, Section 12-7-3:I establishes a minimum off-street parking requirement of 1 space per 250 square 
feet of gross floor area, or 11 spaces for the 2,800-square-foot proposed development. With exclusive access to a total of 26 
on-site and off-site parking spaces during hours of operation, the proposed use significantly exceeds the Code’s off-street 
parking requirement, which is advisory for Special Uses. The submitted traffic and parking impact study indicates that based 
on field observation “spot checks” at 6201 Dempster, no more than nine vehicles were observed parking during any peak 
hour. Staff believes the proposed off-street parking capacity will significantly exceed the bank’s parking demand.  
 
Staff notes that a circular bike rack is included near the Dempster Street building entrance, which will provide parking capacity 
for employees and customers traveling by bicycle. This is a key amenity due to the site’s proximity to the North Branch Trail.   
 
Stormwater Management 
The applicant submitted preliminary stormwater management plans as part of the submitted site utility plan. The applicant 
proposes an underground oversized pipe detention system with a volume of 4,682 cubic feet below the future parking area 
and drive-through facility. The plan may be modified as the design team explores alternate storage methods in subsequent 
design phases. The plan will be refined in final engineering and subject to review and approval by the Village Engineer 
through the standard permit review process.  
 
Snow Storage, Trash & Emergency Access 
The submitted site and landscape plans depict two snow storage areas at the northwest and northeast corners of the subject 
property. These areas will be sodded lawn and capable of handling snow melt drainage. Snow removal for the ten off-site 
parking spaces to the east will be determined through the parking agreement between the Village and Fifth Third Bank.  
 
A trash enclosure is proposed between the east-west drive aisle behind the building and the drive-through lanes. The 
enclosure will meet the screening requirements of Section 12-11-4, including a minimum height of five feet. The submitted 
enclosure detail indicates a height of 6.67 feet, plus a cast concrete cap. According to testimony provided by the applicant at 
the Traffic Safety and Appearance Commission meetings, Fifth Third Bank does not generate a large amount of trash.  
 
The applicant submitted a Fire Truck Turning Exhibit demonstrating that a standard fire apparatus can maneuver through the 
site as proposed. 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.   
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Public Hearings 
Appearance Commission 
On July 5, 2023, the Appearance Commission unanimously approved (4-0, Commissioner Block absent, Commissioners Minx 
and Pietron recusing themselves) an Appearance Certificate for the proposed project and forwarded a recommendation of 
approval of case PC 23-13 to the Plan Commission. The staff report to the Appearance is included in the hearing packet for 
Case PC 23-13. The Appearance Commission made the following conditions of approval, which are incorporated into the 
proposed conditions of the Special Use Permit: 
 

1) Bird distraction film shall be installed along window areas, subject to review and approval by the Community 
Development Administrator.  

2) Illuminated signage and other illuminating features on the property may not exceed 5,000K (degrees Kelvin).  
3) Prior to filing any Building Permit Application, the applicant shall provide the Village with a final landscape plan for 

review and approval by the Community Development Administrator and Chairperson of the Appearance 
Commission. If the landscape plan is deemed to be inconsistent with the approved plan, the applicant will be 
required to file an application for an amendment to the Appearance Certificate.    

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

5) Three additional trees shall be planted by the applicant at a location on the subject property or in proximity to the 
subject property, subject to review and approval by the Community Development Administrator.  

6) Happy Returns Daylily plantings shall be removed from the submitted landscape plan and replaced with a species 
with non-invasive tendencies, subject to review and approval by the Community Development Administrator. 

 
Traffic Safety Commission 
In accordance with Section 12-16-4 of the Unified Development Code, the applicant appeared before the Traffic Safety 
Commission (TSC) at their July 6, 2023, meeting. The Commissioners discussed the applicant’s proposed operations at the 
property and related traffic and parking impacts. After hearing all testimony and considering the application, the Commission voted 
unanimously (6-0, Commissioners Berkowsky and Dibra absent) to recommend approval of the application. No comments 
were forwarded to the Plan Commission for consideration.  
 

Departmental Review 
• Building Department: No comments at this time. 

• Fire Department: No comments at this time. Fire protection requirements will be addressed in the permit process.  
• Public Works Department/Engineering: In review of the proposed project, the Village Engineer issued comments 

dated July 6, 2023, which are included in the hearing packet for Case PC 23-13. Compliance with these comments, 
whether by strict or alternative compliance, will be included as a recommended condition of Special Use Permit 
approval. 

 
Standards for Review 
The Standards for Special Uses are established in Section 12-16-4:C.5 of the Unified Development Code: 

Standards For Special Uses: The following standards for evaluating special uses 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. Preservation Of Health, Safety, Morals, And Welfare: The establishment, maintenance and operation of the 
special use will not be detrimental to or endanger the public health, safety, morals or general welfare. 

2. Adjacent Properties: The special use should not be injurious to the use and enjoyment of other property in the 
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immediate vicinity for the uses permitted in the zoning district. 
3. Orderly Development: The establishment of the special use will not impede normal and orderly development or 

impede the utilization of surrounding property for uses permitted in the zoning district. 
4. Adequate Facilities: Adequate utilities, access roads, drainage and other necessary facilities are in existence or 

are being provided. 
5. Traffic Control: Adequate measures have been or will be taken to provide ingress and egress designed to 

minimize traffic congestion on the public streets. The proposed use of the subject site should not draw 
substantial amounts of traffic on local residential streets. 

6. Adequate Buffering: Adequate fencing and/or screening shall be provided to ensure the right of enjoyment of 
surrounding properties to provide for the public safety or to screen parking areas and other visually 
incompatible uses. 

7. Conformance To Other Regulations: The special use shall, in all other respects, conform to applicable 
provisions of this title or amendments thereto. Variation from provisions of this title as provided for in 
subsection 12-16-3A, "Variations", of this chapter, may be considered by the plan commission and the Village 
board of trustees as a part of the special use permit. 

 
Recommendation 
Should the Plan Commission recommend approval of this application, staff suggests the following motion and conditions: 
Motion to recommend approval of Case PC 23-13, a request for approval of a Special Use Permit for a Drive-Through 
Facility associated with a Financial Institution in a C-1 General Commercial District with select waivers to Section 12-2-
6:G (minimum setback for open accessory parking spaces) and 12-5-5:B.1 (minimum vehicle stacking length) for the 
property commonly known as 6210 Dempster Street in Morton Grove, Illinois, subject to the following conditions:  

 
1. Bird distraction film shall be installed along window areas, subject to review and approval by the Community 

Development Administrator.  
2. Illuminated signage and other illuminating features on the property may not exceed 5,000K (degrees Kelvin).  

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

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

5. Three additional trees shall be planted by the applicant at a location on the subject property or in proximity to the 
subject property, subject to review and approval by the Community Development Administrator.  

6. Happy Returns Daylily plantings shall be removed from the submitted landscape plan and replaced with a species 
with non-invasive tendencies, subject to review and approval by the Community Development Administrator.  

7. 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.  

8. The applicant and owner shall provide the Community Development Administrator with advance written notice of 
any change in activities or intensity of use associated with the financial institution or drive-through facility. Any such 
change may subject the applicant to the requirement for an amendment to the Special Use Permit.  

9. The applicant shall comply with all comments issued by the Village Engineer in the departmental comment form 
dated July 6, 2023, by strict or alternative compliance, subject to the Village Engineer’s final approval. 

(Any other conditions recommended by the Plan Commission) 



 

 

REVIEWING:              BUILDING FIRE      POLICE PUBLIC WORKS/ENGINEERING         TSC 

 
 

VILLAGE OF MORTON GROVE, ILLINOIS 

PLAN REVIEW COMMENT FORM 
 

DATE DISTRIBUTED: 6/19/2023 

CASE NUMBER: PC 23-13  

APPLICATION: Request for approval of a Special Use Permit for a Drive-Through Facility associated with a Financial Institution in a C-
1 General Commercial District for the property commonly known as 6210 Dempster Street (PIN 10-17-314-003-0000) in Morton Grove, 
Illinois.  

 

A Special Use Application has been submitted for Plan Commission action. Please return your review to the Department of Community 
and Economic Development by Wednesday, July 5, 2023.  
 

Thank you,  
Zoe Heidorn, Community Development Administrator  

 

 

COMMENTS OR CONCERNS 

 
1. Permits will be required from IEPA for sewer and water construction and from MWRD for sewer construction and development 

activities. 
 

2. A stormwater management report should be submitted in the permitting phase to document existing and proposed drainage 
patterns and proposed storm sewer system calculations. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
These comments accurately represent existing Village regulations or policies.  
 
Name (please print): Chris Tomich, Village Engineer 
 
Signed: 
 
Date: 07/06/2023 
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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: July 11, 2023 

Re: Plan Commission Case PC 23-14 
Request for approval of a Special Use Permit for a Massage Establishment - Full Body in a C-1 General 
Commercial District for the property commonly known as 9231-35 Waukegan Road (PIN 10-18-107-048-0000) 
in Morton Grove, Illinois. The applicant is Jianxin He, Foot Smile Spa. 

STAFF REPORT 
Public Notice 
The Village provided Public Notice for the July 18, 2023, Plan Commission public hearing for PC 23-14, to be held at a 
regular meeting of the Plan Commission, in accordance with the Unified Development Code. The Morton Grove Champion 
published a public notice on June 29, 2023. The Village notified surrounding property owners via mail on June 22, 2023, and 
placed a public notice sign on the subject property on June 27, 2023. 

Application 
Jianxin He of Foot Smile Spa (“applicant”) submitted a complete application to the Department of Community and Economic 
Development under Case PC 23-14 requesting a Special Use Permit to operate a “massage establishment – full body” at the 
property commonly known as 9231-35 Waukegan Road in Morton Grove (“subject property”). The subject property is a 
commercial unit that is part of a one-story multi-tenant strip center in a C-1 General Commercial District. The applicant has 
operated a limited-service massage establishment at the subject property since August 2013. Limited-service massage 
establishments are a Permitted Use in the C-1 District and may provide hand, foot, head, and neck massages.  

Subject Property 
The subject property is a 2,200-square-foot commercial unit within the Beckwith Center strip center at the southeast corner of 
Waukegan and Beckwith Roads. The entire property measures 45,279 square feet (1.04 acres) in land area and is zoned C-1 
General Commercial. To the north, west, and south are properties zoned C-1 General Commercial and improved with 
commercial structures. To the east of the subject property, across an improved public alley, are properties zoned R-1 Single 
Family Residence and improved with single-family detached dwellings. 
 

 
 

Subject Property Location Map 

 

Community & Economic Development Department 
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Proposed Use 
In 2023, the Department of Community and Economic Development was notified by the Morton Grove Police Department that 
the applicant was providing full-body massages at the subject property without a Special Use Permit authorizing full-body 
massage services. The Village notified the applicant that a Special Use Permit would be required and that all full-body 
services were to cease until a Special Use Permit was approved by the Board. The applicant has maintained full cooperation 
with the Village and is seeking compliance.  
 
The applicant is proposing no changes to current operations. The current business hours of operation are 10:30 a.m. to 8:00 
p.m. The applicant operates with up to 4 full-time employees on-site and provides service to no more than 4 customers in any 
given hour. On average, 2 to 3 customers are on-site at any given time. Appointments range from 30 minutes to 1 hour. The 
submitted floor plan includes a lobby, three private massage rooms, a foot massage room, 2 restrooms, and 2 employee 
rooms. As conditions of Special Use Permit approval, staff recommends that no more than 4 employees and 4 customers are 
on-site at any given time and that all services are provided by appointment only.  
 
The applicant and all other commercial tenants operating at the site have access to 77 shared on-site parking spaces, 2 of 
which are accessible. Parking spaces are located to the front of the building and to the rear. As required by Section 12-7-3:B, 
the applicant submitted a parking impact study prepared by Kimley-Horn. The advisory off-street parking requirement set forth 
in Section 12-7-3:I is 1 space per 250 square feet of gross floor area, or 9 parking spaces for the proposed use. Based on 
actual operations, the study indicates that only 6 to 8 spaces would be needed to meet the customer and employee parking 
demand. The study includes a parking requirement calculation for the entire multi-tenant property and a shared parking 
requirement calculation as provided in Section 12-7-3:H. The total requirement for all current uses at the multi-tenant property 
is 71 parking spaces. Applying the shared parking calculation, the total requirement is reduced to 63 spaces. With a total of 77 
off-street parking spaces provided on the site, the site exceeds the minimum shared parking requirement by 14 spaces. 
Kimley-Horn verified parking availability on the site using spot checks. Based on observations, the peak occupancy within the 
multi-tenant strip center was 49 spaces, which occurred on a Saturday at midday.  
 
Based on Village records, the only vacant unit within the multi-tenant property is 9229 Waukegan Road, which has 1,200 
square feet of leasable area. Even if the vacant unit were to be occupied by a use with a high parking requirement such as a 
restaurant (1 space per 150 square feet of gross floor area), the property and mix of uses thereon would remain compliant with 
the minimum off-street parking requirements set forth by Village Code.  
 
As a requirement of Municipal Code, all massage establishments must comply with the requirements of Article 4-6J, “Massage 
Establishments and Massage Therapists.” Village regulations address therapist licensing, facilities, employment, and 
inspections. Per Section 4-6J-12, massage establishment facilities are required to comply with the following:  

 
• Construction of rooms used for toilets, tubs, steam baths, and showers shall be made waterproof with approved 

waterproof materials and shall be installed in accordance with the codes of the Village, Cook County and/or state of 
Illinois, as may be applicable. 

• All massage tables, bathtubs, shower stalls, steam or bath areas and floor shall have surfaces which may be readily 
disinfected and cleaned. They shall be covered with single-service towels when in use. 

• Adequate bathing, dressing, and locker facilities shall be provided for the patrons to be served at any given time. In 
the event male and female patrons are to be served simultaneously, separate bathing, dressing, locker and massage 
room facilities shall be provided. 

• The premises shall have adequate equipment for disinfecting and sterilizing non-disposable instruments and materials 
used in administering massages. Such non-disposable instruments and materials shall be disinfected after use by 
each patron. 

• Closed cabinets shall be provided and used for storage of clean linen, towels and other materials used in connection 
with administering massages. All soiled linens, towels materials shall be kept in properly covered containers or 
cabinets, which containers or cabinets shall be kept separate from the clean storage area. Soiled linens and towels 
shall not be reused until they have been washed and sanitized. 

• Toilet facilities specifically designated for massage establishment use only shall be provided in convenient locations 
within or immediately adjacent to the premises within the same structure in which the premises are located. When 
employees and patrons of different genders are on the premises at the same time, separate toilet facilities shall be 
provided for each gender. A single water closet for each gender shall be provided for each twenty (20) or more 
employees or patrons of that gender on the premises at any one time. Urinals may be substituted for water closets 
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after one water closet has been provided. Toilets shall be designated as to the gender accommodated therein. 
• Lavatories or wash basins provided with both hot and cold running water shall be installed in the toilet room(s). At 

least one lavatory shall be provided outside of the toilet facilities and conveniently located for the employees to wash 
their hands prior to treating a client. Lavatories or washbasins shall be provided with soap in a dispenser and a 
dispenser with sanitary towels. 

• The premises shall be equipped with a service sink for custodial services. 
• A stationary or portable professional massage table with appropriate headrest. 
• A separate dressing room for each sex must be available on the premises with individual lockers for each employee 

and client. Doors to such dressing rooms shall open inward and shall be self-closing. 
• The licensee, as a condition of issuance of the massage establishment license, consents to walk-through inspections 

by authorized Village employees, without notice, at any time during business hours. 
 

Departmental Review 
• Building Department: No comments at this time. 

• Fire Department: No comments at this time.  
• Public Works Department/Engineering: In review of the proposed project, the Village Engineer issued the 

following comment dated July 6, 2023: 
“The front and rear parking lots include two accessible parking spaces. Illinois Accessibility Code requires four 
accessible parking spaces for parking lots with 76-100 parking spaces. This parking lot should be updated to 
current accessibility standards.” 
The requirement to provide a total of 4 accessible parking spaces on the site is included as a condition of 
Special Use Permit approval.  
 

Public Hearings 
Appearance Commission 
Because the applicant is not proposing any modifications to the exterior of the existing structure, Appearance Commission 
review of the Special Use Permit Application was not required. 

 
Traffic Safety Commission 
On July 6, 2023, the Traffic Safety Commission reviewed Case PC 23-14. The Commissioners discussed the applicant’s 
proposed operations at the property and related parking impacts. The Commissioners discussed the fact that the Illinois Accessibility 
Code requires a minimum of 4 accessible spaces for parking lots containing between 76 and 100 spaces in total, where only 2 are 
currently provided on the site. Peter Lemmon of Kimley-Horn indicated that 1 additional accessible space could be added to each 
side of the 2 existing accessible parking aisles, adding 2 accessible spaces but not reducing the overall parking count. After hearing 
all testimony and considering the application, the Commission voted unanimously (6-0, Commissioners Berkowsky and Dibra 
absent) to recommend approval of the application, subject to the following condition: 

1. The applicant or property owner shall stripe the lot to provide no less than 4 accessible parking spaces in 
accordance with the Illinois Accessibility Code.  

 
Standards for Review 
The Standards for Special Uses are established in Section 12-16-4:C.5 of the Unified Development Code: 

Standards For Special Uses: The following standards for evaluating special uses 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. Preservation Of Health, Safety, Morals, And Welfare: The establishment, maintenance and operation of the 
special use will not be detrimental to or endanger the public health, safety, morals or general welfare. 

2. Adjacent Properties: The special use should not be injurious to the use and enjoyment of other property in 
the immediate vicinity for the uses permitted in the zoning district. 

3. Orderly Development: The establishment of the special use will not impede normal and orderly development 
or impede the utilization of surrounding property for uses permitted in the zoning district. 

4. Adequate Facilities: Adequate utilities, access roads, drainage and other necessary facilities are in existence 
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or are being provided. 
5. Traffic Control: Adequate measures have been or will be taken to provide ingress and egress designed to 

minimize traffic congestion on the public streets. The proposed use of the subject site should not draw 
substantial amounts of traffic on local residential streets. 

6. Adequate Buffering: Adequate fencing and/or screening shall be provided to ensure the right of enjoyment of 
surrounding properties to provide for the public safety or to screen parking areas and other visually 
incompatible uses. 

7. Conformance To Other Regulations: The special use shall, in all other respects, conform to applicable 
provisions of this title or amendments thereto. Variation from provisions of this title as provided for in 
subsection 12-16-3A, "Variations", of this chapter, may be considered by the plan commission and the 
Village board of trustees as a part of the special use permit. 

 
Recommendation 
Should the Plan Commission recommend approval of this application, staff suggests the following motion and conditions: 
Motion to recommend approval of Case PC 23-14, a request for approval of a Special Use Permit for a Massage 
Establishment - Full Body in a C-1 General Commercial District for the property commonly known as 9231-35 Waukegan 
Road in Morton Grove, Illinois, subject to the following conditions:  

 
1. The applicant shall take all action necessary and within reason to ensure that no more than 4 employees and 4 

customers are on the premises at any time. Appointments and masseuse service hours shall be scheduled 
accordingly.  

2. Massage services shall be provided by appointment only. Signage that is visible from the building’s exterior shall 
be posted that indicates services are provided by appointment only.  

3. Failure to comply with any requirement of Article 4-6J or any other applicable requirement set forth in the Morton 
Grove Municipal Code shall constitute a violation of the Special Use Permit and shall subject the applicant to 
Special Use Permit revocation procedures as provided in Section 12-16-4:C.7.  

4. Within sixty (60) days of the Board’s approval of a Special Use Permit, the applicant or property owner shall stripe 
the shared parking lot on the property to provide no less than 4 accessible parking spaces in accordance with the 
Illinois Accessibility Code, subject to review and approval by the Village Engineer. The applicant or property owner 
shall obtain all necessary Village permits prior to striping.  

5. The applicant and owner shall provide the Community Development Administrator with advance written 
notice of any change in activities or intensity of use associated with the massage establishment. Any such 
change may subject the applicant to the requirement for an amendment to the Special Use Permit.  

6. The applicant shall comply with all comments issued by the Village Engineer in the departmental comment 
form dated July 6, 2023, by strict or alternative compliance, subject to the Village Engineer’s final approval. 

 
(Any other conditions recommended by the Plan Commission) 



 

 

REVIEWING:              BUILDING FIRE      POLICE PUBLIC WORKS/ENGINEERING         TSC 

 
 

VILLAGE OF MORTON GROVE, ILLINOIS 

PLAN REVIEW COMMENT FORM 
 

DATE DISTRIBUTED: 6/19/2023 

CASE NUMBER: PC 23-14  

APPLICATION: Request for approval of a Special Use Permit for a Massage Establishment - Full Body in a C-1 General Commercial 
District for the property commonly known as 9231-35 Waukegan Road (PIN 10-18-107-048-0000) in Morton Grove, Illinois.  

 

A Special Use Application has been submitted for Plan Commission action. Please return your review to the Department of Community 
and Economic Development by Wednesday, July 5, 2023.  
 

Thank you,  
Zoe Heidorn, Community Development Administrator  

 

 

COMMENTS OR CONCERNS 

 
 
The front and rear parking lots include two accessible parking spaces. Illinois Accessibility Code requires four accessible parking 
spaces for parking lots with 76-100 parking spaces. This parking lot should be updated to current accessibility standards. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
These comments accurately represent existing Village regulations or policies.  
 
Name (please print): Chris Tomich 
 
Signed: 
 
Date: 07/06/2023 
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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: July 11, 2023 

Re: Plan Commission Case PC 23-15 
Request for approval of a Special Use Permit for an Assisted Living Facility in a C/R 
Commercial/Residential District for the property commonly known as 5520 Lincoln Avenue (PIN 10-21-119-
001-0000, 10-21-119-066-0000, 10-21-119-107-0000) in Morton Grove, Illinois. The applicant is Soar High 
Holdings LLC. 

STAFF REPORT 
Public Notice 
The Village provided Public Notice for the July 18, 2023, Plan Commission public hearing for PC 23-15, to be held at a 
regular meeting of the Plan Commission, in accordance with the Unified Development Code. The Morton Grove Champion 
published a public notice on June 29, 2023. The Village notified surrounding property owners via mail on June 22, 2023, and 
placed a public notice sign on the subject property on June 29, 2023. 

Application 
Soar High Holdings LLC (“applicant”) submitted a complete application to the Department of Community and Economic 
Development under Case PC 23-15 requesting a Special Use Permit to operate an assisted living facility at the property 
commonly known as 5520 Lincoln Avenue in Morton Grove (“subject property”). The subject property is zoned C/R 
Commercial/Residential.  
 
Subject Property 
The subject property is a 162,970-square-foot (3.7-acre) corner lot located at the northeast corner of Lincoln Avenue and 
Frontage Road. The property is improved with a four-story assisted living facility and 64 accessory parking spaces, including 4 
accessible spaces. To the north and west of the subject property is Interstate 294. To the east are duplexes located in Skokie 
and a five-story condominium building located in Morton Grove. To the south of the subject property, across Lincoln Avenue, 
are a single-family residence, a duplex, and a five-story condominium building.  

 

 
 

Subject Property Location Map 

 

Community & Economic Development Department 
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Background 
Assisted living facilities, which provide more assistance and care than an independent living facility but less intensive care 
than a nursing home, were defined and listed as a Special Use in the R-3, C-1, C-2, and C/R Districts under Ordinance 09-35, 
approved in December 2009. At the same meeting, the Village Board approved Ordinance 09-36, which authorized the 
construction and operation of an assisted living facility at the subject property. Ordinance 11-30, granted in June 2011, 
approved an amendment to the Special Use Permit for a revised landscape plan for the assisted living facility approved at the 
location, known as North Grove Manor at the time.  
 
Ordinance 09-36 approved a two-phase assisted living facility development. The first phase was to consist of 112 in 88 units 
and the second phase was to consist of 56 beds in 40 units. The ordinance approved a variation to the maximum building 
height, included a minimum off-street parking requirement of 0.5 spaces per bed, and limited each room to a maximum of 2 
beds per room. The southwestern exit on Lincoln Avenue was required to be signed as “right-turn only” and the generator and 
trash containers were required to be screened. The first phase of the development was constructed but the second 56-bed 
phase was never pursued.  
 
The assisted living facility authorized in 2009 operated continuously at the subject property for a decade, though under 
various operators. Most recently, the facility operated as the Auberge at Orchard Park until the facility closed in 2019. The 
applicant is under contract to purchase the subject property and is seeking a Special Use Permit to authorize reuse of the 
property as an assisted living facility.  
 
Proposed Use 
The applicant’s proposed facility will include 112 beds in 84 existing units and will not be expanded. Any future expansion 
would require amendment to the Special Use Permit. According to the applicant, the facility will employ a total of 
approximately 80 full-time staff members. Employees will work in 3 shifts, with approximately 40 employees working during 
the day, approximately 35 employees working the second shift, and up to 16 employees working the overnight shift. 
Residents are expected to stay 2 to 4 years on average.  
 
The proposed assisted living facility will be operated by Bay Harbor Memory Care and Assisted Living, which has multiple 
locations in the Midwest. At the Plan Commission meeting, the applicant should describe the proportion of residents that will 
be in the facility’s memory care program and the measures taken to keep memory care residents safe and secure in the 
facility. The applicant should describe any activities that will occur outdoors.  
 
Assisted living facilities, regardless of the quality of their management, can increase the demand on local emergency 
response services. Many municipalities have codified impact fees or enter into agreements with assisted living facility 
operators wherein the facilities reimburse the municipality for services rendered above a certain level. To ensure that the 
facility does not cause a burden on Village emergency response services, staff recommends as a condition of Special Use 
Permit approval that the applicant must enter into an agreement with the Village to reimburse for emergency services 
provided above a certain agreed-upon threshold, subject to review and approval by the Fire Department Chief and Village 
Administrator.  
 
At staff’s request, the applicant submitted Bay Harbor’s internal policies and procedures so that Fire Department staff could 
review lift procedures to help inform the agreement. Per the Fire Chief, Bay Harbor’s “falls policy” indicates that staff will 
attempt to lift an uninjured patient. If followed, this policy can mitigate unnecessary 911 calls. Staff recommends as a 
condition of approval, the applicant shall refine their policies and procedures as they relate to Village services, subject to 
review and approval by the Fire Department Chief and Village Administrator. Operating the facility inconsistent with the final 
approved policies and procedures will constitute a violation of the Special Use Permit.  

 
The applicant submitted a traffic and parking impact study prepared by Kimley-Horn that reviews the findings of the 2009 
study and provides an update based on current conditions. The study determines that consistent with the original study, all 
intersections serving the proposed use at the subject property operate at acceptable levels of service.  
 
The submitted study also finds that the number of parking spaces provided on-site will be adequate to support the use’s peak 
parking demand. Village Code Section 12-5-9:E establishes a minimum off-street parking requirement of 0.5 spaces per unit, 
or 56 spaces, for the proposed 112-unit assisted living facility. According to ITE data, the parking demand will range from an 
average of 44 spaces to 65 spaces to satisfy the 85th percentile rate. Because the 85th percentile parking demand of 65 
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spaces exceeds the parking capacity of 64 spaces, the study recommends monitoring parking operations as the facility 
reopens. As a condition of Special Use Permit approval, staff recommends that upon observation of any parking issues or 
deficiencies by Village staff, the applicant shall submit a parking management plan to the Village Administrator for review and 
approval. The applicant shall comply with the final approved parking management plan.  

 
The Unified Development Code establishes specific requirements for assisted living facilities. Pursuant to Section 12-5-9, 
assisted living facilities are required to comply with the following: 

 
• Each assisted living unit shall not exceed two (2) occupants per unit. 
• All assisted living facilities shall be licensed by the Illinois department of public health and meet all the licensing 

requirements and operation requirements of the Illinois assisted living and shared housing establishment code. 

The applicant is expected to comply with Section 12-5-9 and all other Municipal Code requirements.  

Departmental Review 
• Building Department: No comments at this time. 

• Fire Department: In review of the proposed project, the Fire Prevention Bureau Coordinator issued the following comment 
on July 5, 2023: 
“In addition to the [EMS reimbursement] requirements that you discussed with Chief Ensign, the Fire Department will 
require the entire front drive to be designated as a Fire Lane (marked with yellow curb paint and signage).” 
The requirement to designate the horseshoe driveway within the property’s front yard as a fire lane and mark the lane 
with yellow curb paint, signage, and other markings as required by the Fire Department will be included as a 
recommended condition of Special Use Permit approval.  

• Public Works Department/Engineering: In review of the proposed project, the Village Engineer issued the following 
comment dated July 6, 2023: 
“Public Works Department supports the Fire Department desire to prohibit parking from the access points along Lincoln 
Avenue and through the covered entrance in order to maintain unhindered access for emergency vehicles.” 

 
Public Hearings 
Appearance Commission 
Because the applicant is not proposing any modifications to the exterior of the existing structure, Appearance Commission 
review of the Special Use Permit Application was not required. 

 
Traffic Safety Commission 
On July 6, 2023, the Traffic Safety Commission reviewed Case PC 23-15. The Commissioners discussed the applicant’s 
proposed operations at the property and related parking impacts. The Commissioners agreed that the front drive should be 
designated as a fire lane. Peter Lemmon of Kimley-Horn indicated that he worked on the original 2009 traffic and parking 
impact study. He is confident that the project will not negatively impact surrounding roadways and that the parking capacity 
is typical and adequate for this type of facility. After hearing all testimony and considering the application, the Commission 
voted unanimously (6-0, Commissioners Berkowsky and Dibra absent) to recommend approval of the application. The Traffic 
Safety Commission did not forward any comments to the Plan Commission.   

 
Standards for Review 
The Standards for Special Uses are established in Section 12-16-4:C.5 of the Unified Development Code: 

Standards For Special Uses: The following standards for evaluating special uses 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. Preservation Of Health, Safety, Morals, And Welfare: The establishment, maintenance and operation of the 
special use will not be detrimental to or endanger the public health, safety, morals or general welfare. 

2. Adjacent Properties: The special use should not be injurious to the use and enjoyment of other property in 
the immediate vicinity for the uses permitted in the zoning district. 
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3. Orderly Development: The establishment of the special use will not impede normal and orderly development 
or impede the utilization of surrounding property for uses permitted in the zoning district. 

4. Adequate Facilities: Adequate utilities, access roads, drainage and other necessary facilities are in existence 
or are being provided. 

5. Traffic Control: Adequate measures have been or will be taken to provide ingress and egress designed to 
minimize traffic congestion on the public streets. The proposed use of the subject site should not draw 
substantial amounts of traffic on local residential streets. 

6. Adequate Buffering: Adequate fencing and/or screening shall be provided to ensure the right of enjoyment of 
surrounding properties to provide for the public safety or to screen parking areas and other visually 
incompatible uses. 

7. Conformance To Other Regulations: The special use shall, in all other respects, conform to applicable 
provisions of this title or amendments thereto. Variation from provisions of this title as provided for in 
subsection 12-16-3A, "Variations", of this chapter, may be considered by the plan commission and the 
Village board of trustees as a part of the special use permit. 

 
Recommendation 
Should the Plan Commission recommend approval of this application, staff suggests the following motion and conditions: 
Motion to recommend approval of Case PC 23-15, a request for approval of a Special Use Permit for an Assisted Living 
Facility in a C/R Commercial/Residential District for the property commonly known as 5520 Lincoln Avenue in Morton Grove, 
Illinois, subject to the following conditions:  

 
1. The applicant and any future operator shall enter into an agreement with the Village to provide reimbursement for 

emergency services provided above a certain agreed-upon threshold, subject to review and approval by the Fire 
Department Chief and Village Administrator. 

2. The applicant and any future operator shall refine their policies and procedures as they relate to Village services, 
subject to review and approval by the Fire Department Chief and Village Administrator. Operating the facility 
inconsistent with the final approved policies and procedures shall constitute a violation of the Special Use Permit. 

3. Failure to comply with any requirement of Section 12-5-9 or any other applicable requirement set forth in the 
Morton Grove Municipal Code shall constitute a violation of the Special Use Permit and shall subject the applicant 
to Special Use Permit revocation procedures as provided in Section 12-16-4:C.7.  

4. Upon observation of any parking issues or deficiencies by Village staff, the applicant shall submit a parking 
management plan to the Village Administrator for review and approval. The applicant shall comply with the final 
approved parking management plan. 

5. The applicant shall designate the horseshoe driveway within the property’s front yard as a fire lane and mark the lane with 
yellow curb paint, signage, and other markings as required by the Fire Department.  

6. The applicant and owner shall provide the Community Development Administrator with advance written 
notice of any change in activities or intensity of use associated with the assisted living facility. Any such 
change may subject the applicant to the requirement for an amendment to the Special Use Permit.  

 
(Any other conditions recommended by the Plan Commission) 
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