MINUTES OF THE OCTOBER 17, 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 8:00 p.m. by Chairman Blonz. Secretary Kirchner called the roll.

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

Assistant Land Use Planner/Secretary; and Jim English, Manager Building and
Inspectional Services; Ralph Czerwinski, Village Administrator

Trustees Present: Minx, Thill, Travis and Witko
Chairman Blonz asked for approval of the September 19, 2023 minutes

Commissioner Dorgan moved to approve the minutes of September 19, 2023 meeting. Commissioner Mohr
seconded the motion.

Chairman Blonz called for the vote.
Commissioner  Dorgan voting  aye
Commissioner  Kintner voting  abstain
Commissioner  Liston voting abstain

Commissioner  Mohr voting aye
Commissioner ~ Stein abstain
Chairman Blonz voting aye
Minutes approved 3-0.

Chairman Blonz described the procedures for the meeting. The Village 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. The Commission’s decision is a recommendation to the Village Board.

CASE: PC 23-17

PETITION: Request for approval of Special Use Permits for a 36-unit mixed-use development with a bar and
microbrewery (accessory use to a bar or restaurant) in a C/R Commercial/Residential District (12-
4-3) with variations for number of detached accessory structures on a zoning lot (12-2-2), rear
yard impermeable coverage (12-2-5), setback for open accessory parking spaces (12-2-6),
location of outdoor seating areas in a public right of way (12-5-5), facade transparency (12-5-7),
bedroom mix (12-5-7), public parkway trees (12-11-1), and parking lot screening abutting private
property (12-11-3) and approval of Preliminary and Final Plats of Subdivision, in accordance with
Chapter 12-8 of the Morton Grove Municipal Code, for the property commonly known as 8500-



8550 Lehigh Avenue (PIN 10-19-204-020-0000, 10-19-203-021-0000, 10-19-203-022-0000, 10-
19-203-023-0000, 10-19-203-025-0000, 10-19-203-013-0000) and a portion of Chestnut Street
right of way located directly west of Lehigh Avenue right of way measuring approximately 0.531
acres in Morton Grove, lllinois. The applicant is MHDC SLF LLC.

Ms. Heidorn introduced the case and entered the staff report dated October 10, 2023, into the public record. Ms.
Heidorn stated that the application made under Case PC 23-17 is a request for approval of a subdivision and special
use permits for a 36-unit mixed-use development by applicant MHDC SLF LLC. A nearly identical project by the
same developer that included 24 units was recommended by the Plan Commission and approved by the Board of
Trustees in 2022 under Ordinance 22-03.

Ms. Heidorn explained that to a gap in financing of approximately $1.4 million that was identified in design
engineering after entitlement of the 24-unit project, the developer returned to the drawing board to identify ways to
make the project work financially. Through partnership with the lllinois Housing Development Authority and the
addition of a fourth floor and 12 additional units, the Village is pleased to present a project that is feasible. The project
still meets minimum off-street parking requirements set forth by code and the parking demand projections calculated
by Kimley Horn. In an update to the original submitted traffic and parking impact study, Kimley Horn indicates with the
additional 12 units, Lehigh Avenue is anticipated to still have capacity for another 5,920 trips before reaching its limit
for providing efficient traffic operations.

Ms. Heidorn turned it over to the developer team, and noted Kimley Horn is available by cell if there are any
questions for the traffic engineer. Secretary Kirchner swore in the applicant, Greg Stec, MHDC SLF LLC, and general
contractor, Kevin Micheli, P.E., Charles Hall Construction LLC. Mr. Stec and Mr. Micheli the site work required
created a large gap in financing. MWRD detention requirements, power line burial, and higher interest rates all
played a factor. By adding a larger affordable housing component in partnership with IHDA and with the additional
density, they are now able to obtain bank financing. There will be negligible impact to traffic counts and parking
requirements are all still met. They hope to break ground in Spring 2024.

Commissioner Kintner asked which units would be affordable. Mr. Stec said that units will not be designed or
predetermined for affordable housing designation. The layout for the fourth floor remains the same as the second and
third floor plans originally presented.

Commissioner Kintner noticed that a waiver will now be needed for building height. Ms. Heidorn acknowledged that
the waiver is needed and will be included with a specific maximum height.

The Commissioners discussed the on-site parking availability and noted that 13 spaces are designated for snow
storage, reducing the overall parking count to 113 spaces on occasion. They agreed that this still exceeded the
parking demand of 90 spaces projected using Kimley-Horn’s methodology.

Commissioner Stein asked if permeable pavers count toward reducing impermeable coverage. Ms. Heidorn
responded that Title 12 does not recognize permeable pavers as contributing to permeable coverage or discounting
impermeable coverage, but the MWRD and Village do account for permeable pavers in their calculations and
requirements for stormwater management. Ms. Heidorn noted that the proposed underground detention system wiill
be oversized to account for future redevelopment of the Moose property if that occurs.

Chairman Blonz asked if Mr. Tomich’s comments were incorporated in the new staff report and recommendation. Ms.
Heidorn responded that they will be included in the final approving ordinance.



Ms. McKeon, 8440 Callie, Unit 102, asked where the outdoor dining portion of the development is. The applicants
indicated that it is along Lehigh Avenue, across the street from the Metra station, and within the public plaza.

Ms. Miller, 6411 Lincoln Avenue, said she is concerned that alternative energy sources are not being used. She said
that the Village should require solar panels or other similar renewable energy installations on new developments.

Discussion ensued regarding the code requirements and energy efficiency requirements that have been adopted by
the Village.

Ms. Heidorn read a public comment sent by email in relation to the case:

I live at 8340 Callie Avenue, my name is Abdul Sitar, and | am a retired internist. | am very concerned with the
opening of a bar and microbrewery. This has been a very peaceful place. Alcohol effects the brain and causes
disturbances including firearms. | am ok with a restaurant closing at 10 pm. Thank you very much.

There were no more public comments.

Commissioner Kintner made a motion to recommend approval of Special Use Permits for a 36-unit mixed-use
development with a bar and microbrewery (accessory use to a bar or restaurant) in a C/R Commercial/Residential
District (12-4-3) with variations for number of detached accessory structures on a zoning lot (12-2-2), rear yard
impermeable coverage (12-2-5), setback for open accessory parking spaces (12-2-6), location of outdoor seating
areas in a public right of way (12-5-5), facade transparency (12-5-7), bedroom mix (12-5-7), public parkway trees
(12-11-1), and parking lot screening abutting private property (12-11-3) and approval of Preliminary and Final
Plats of Subdivision, in accordance with Chapter 12-8 of the Morton Grove Municipal Code, and for the property
commonly known as 8500-8550 Lehigh Avenue (PIN 10-19-204-020-0000, 10-19-203-021-0000, 10-19-203-022-
0000, 10-19-203-023-0000, 10-19-203-025-0000, 10-19-203-013-0000) and a portion of Chestnut Street right of
way located directly west of Lehigh Avenue right of way measuring approximately 0.531 acres in Morton Grove,
lllinois, subject to the following conditions:

1. Prior to the issuance of a building permit, the applicant shall submit final site and engineering plans for
review and approval by the Community Development Administrator, Village Engineer, and Village
Administrator, and shall comply withall comments and recommendations provided by the Village Engineer
in the staff report to the Traffic Safety Commission dated January 27, 2022, and the comments provided
by the Village Engineer in the departmental comment form dated February 13, 2022, whether by strict or
alternative compliance, subject to the Village Engineer’s final approval.

2. Conspicuous design elements shall be included in the final site design to provide awareness of the need
fo maintain the 24-foot-wide fire lane within the plaza clear of temporary or permanent fixtures that could
interfere with emergency access,subject to review and approval by the Village Administrator.

3. The applicant shall install signage indicating that parking, stopping, and standing are prohibited at any
time along both north and south sides of the shared access drive. Additional measures shall be required if
the Village observes an issue of vehicles parking, stopping, or standing within the shared access drive,
subject to review and approval by the Village Administrator. The applicant shall be responsible for
controlling the behavior of vehicles along this accessway.

4. The applicant shall explore opportunities for additional parking within the Chestnut Street right of way to
be vested to the Loyal Order of Moose (No. 376), including, but not limited to, parallel parking or an
additional row of perpendicular parking. The final plan’s parking and circulation layout shall not diverge
significantly from the approved site plan and shall be subject to review and approval by the Village
Administrator.

5. The applicant shall locate the Moose Family Center trash enclosure to a location desirable to the Loyal
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Order of Moose(No. 376), subject to review and approval by the Village Administrator.

The applicant shall size the stormwater detention facilities to accommodate the future redevelopment
of the property at6149 Chestnut Street and portion of Chestnut Street to be vested to the owner.

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

Outdoor seating shall not be permitted on private or public property after 10:00 p.m. Noise shall be
contained within thepremises so as not to be a nuisance to nearby residents or neighbors.

All exterior garbage and recycling receptacles shall be lidded or shall be emptied or moved indoors overnight
to prevent any environmental nuisance, including, but not limited to, overflowing and animal feeding.

All commercial and residential uses on the site shall be provided recycling service.

All deliveries to the site shall occur no earlier than 7:00 a.m. and no later than 7:00 p.m. No delivery vehicle
shall park, stop, or stall on Lehigh Avenue or within the shared access drive for any period of time. All
deliveries to the site shall occur in the designated loading zones or at alternative locations within the internal
parking area, subject to delivery plan approval by the Village Administrator.

The final landscape and improvement plan for the Lehigh Avenue right-of-way shall be modified as
necessary to meet the needs and requirements of the Village, subject to review and approval by the Village
Administrator.

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.

The applicant shall install screening along the east lot line of the Moose Family Center property to mitigate
vehicle headlight trespass, subject to review and approval by the Village Administrator.

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

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

The 7 items from the Kimley-Horn traffic study dated October 10, 2023 are included as
recommendations.

Commissioner Liston seconded the motion,

Chairman Blonz called for the vote.

Commissioner ~ Dorgan voting  aye
Commissioner  Kintner voting  aye
Commissioner  Liston voting aye

Commissioner  Mohr voting no
Commissioner ~ Stein aye
Chairman Blonz voting aye

Motion approved 5-1.



Chairman Blonz called for the case continued from the August 15, 2023 meeting.
CASE: PC 23-16

PETITION: Request for approval of a Text Amendment to Sections 12-2-5, 12-4-2,
12-4-3, 12-4-4, 12-5-5, 12-7-3, 12-12-1, and 12-17-1 to establish and
modify regulations relating to accessory uses and structures, off-street
parking, massage establishments, truck-related uses, truck parking
requirements, automotive and truck repair uses, short term dwelling units,
and design standards. The applicant is the Village of Morton Grove.

Ms. Heidorn introduced the case and entered the staff report dated September 12, 2023 (revised October 10, 2023), into
the public record. Ms. Heidorn said that since this was first presented on August 15, 2023, minor amendments were made
based on Commissioner comments. At the August meeting, there was compelling public comment regarding short-term
rental units and the agenda item was again continued at the September 19, 2023, meeting. Since then, there has been
new information to now recommend a full prohibition on both limited-service massage establishments and full body
massage establishments as a principal use. Since 2022, two establishments have had to be shut down due to illegal
activities.

Staff asked that the short-term rental unit prohibition remain as originally proposed. If the Plan Commission chooses to
study the use, that portion of the case should be continued so that staff may prepare draft use standards.

Chairman Blonz noted that Attachment A has been fully discussed with the exception of limited and full body massage
prohibition.

Commissioner Kintner asked how the prohibition on massage establishments will affect existing businesses.

Ms. Heidorn noted the three existing massage businesses would be allowed to continue to operate as permitted by their
Special Use Ordinances. They would not be able to expand or intensify their uses. For any deviation from the Special Use
Permit, the Permit would expire. Limited massage that is ancillary to a principal use would continue to be allowed.

Chairman Blonz asked for public comment.
Sue Pellicano, of 9327 National Avenue, said she wants massage banned.

Laura Yates, 7821 Linder Avenue, is a licensed massage therapist and notes that therapists typically follow laws and
ethics. It is a needed therapy for pain and stress.

There was no further comment regarding full body massage prohibition.

Ms. Heidorn said the draft amendment for short-term rental units includes a definition which was read into the record. The
use is currently prohibited. The Plan Commission may vote on the amendment of the definition and continue prohibition.
The Plan Commission may also want to discuss this further and recommend legalization and regulation.

Commissioner Dorgan asked if there were any complaints by neighbors for any of the rentals. He discussed his
experience when using short-term rentals on vacations.

Ms. Heidorn said this was brought to the Plan Commission due to complaints received for noise, safety concerns, and
code violations.

Commissioner Liston asked if the Village would be able to better regulate the units if they were allowed.

Commissioner Mohr said we should license the units. We can control the nuisances with regulations.
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Commissioner Kintner said that specific controls are needed, and he wondered if that was even feasible for the
Village. The conditions need to be further studied.

Chairman Blonz said has had favorable experiences with short-term rentals. He would like to continue this discussion
and react to possible regulations put together by staff.

Ms. Heidorn said licensing and regulations will be presented as recommendations next month.

Laura Yates provided favorable reviews by her renters. She provided a letter form a Morton Grove resident thanking
her for their welcoming stays when renting her home. She notes that Niles allows short-term rentals and defines them
as hotels. She said she has had no complaints from her neighbors. Homes that rent rooms or portions of the home
and remain owner-occupied have great control over nuisances. Morton Grove has six of these rentals. She said she
knows of two homes that are rented by agencies with surveillance. She read the proclamation by Mayor DiMaria
protecting Morton Grove’s constitutional rights.

Ms. Heidorn read the following public comment provided by email:
Casimir & Denyse Pashup, 8522 Marmora Avenue, Morton Grove IL 60053

I'm very sorry | can’t make tonight’s meeting. As I explained | am someone who has rented private homes
via Air BnB on many occasions while traveling for both personal and business reasons. Airbnbs do not
belong in family neighborhoods, they belong in second home/vacation rental markets where they do not
become negative externalities on families. The situation next door to me involves renting individual rooms in
the home out for $30-40 per night and | think that invites unsavory individuals to the property for
questionable reasons. As a homeowner in Morton Grove where | pay high taxes, | don't feel | should have
to be subjected to transients coming and going (sometimes at all hours) to and from the property. The cars
almost always have out of state license plates, the people take clothing from their trunks and back seats
(not in suitcases) and carry it into the house like they are going to a laundromat. I've gone to let my dog out
to find a random person smoking in the yard in the dark scaring me half to death. | don’t feel comfortable
walking in the neighborhood after dark now either. | live here because it's a quiet, peaceful neighborhood
but in the past 6 months its become a constant parade of strangers. They park in front the fire hydrants,
park the wrong way on the street, there has been police activity there a time or two. | don't feel safe and
further, this particular property owner no longer lives here and the property isn’t properly cared for and has
become a dumping ground for junk. There is no pride in ownership when you aren't living here.

There was no further public comment.

Commissioner Liston made a motion to recommend the approval of Case PC 23-16, a request by the Village of Morton
Grove for approval of a Text Amendment to Sections 12-2-5, 12-4-2 (with the exception of short-term rental units), 12-
4-3, 12-4-4,12-5-5, 12-7-3, 12-12-1, and 12-17-1(with the exception of short-term dwelling units) to establish and
modify regulations relating to accessory uses and structures, off-street parking, massage establishments, truck-related
uses, truck parking requirements, automotive and truck repair uses, and design standards as presented in “Attachment
A’, exempting any references to short-term dwellings.

The motion was seconded by Commissioner Kintner.

Commissioner  Dorgan voting aye
Commissioner  Kintner voting aye
Commissioner  Liston voting aye
Commissioner ~ Mohr voting aye



Commissioner  Stein voting aye
Chairman Blonz voting aye

Motion passes 6-0.

Commissioner Kintner made a motion to continue Case PC 23-16, a request by the Village of Morton Grove for
approval of a Text Amendment relating to, short-term dwelling units, (sections 12-4-2:C and 12-17-1)to the next
regularly scheduled meeting of the Plan Commission on November 17, 2023.

The motion was seconded by Commissioner Dorgan.

Commissioner  Dorgan voting aye
Commissioner  Kintner voting aye
Commissioner  Liston 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 Dorgan moved to adjourn
the meeting by acclamation. The motion was seconded by Commissioner Mohr.

The motion to adjourn the meeting was approved unanimously pursuant to a voice vote at 9:16 p.m.

Minutes by: Anne Ryder Kirchner



