
 

Note that all persons are welcome to attend the public meeting in-person as regularly scheduled. All persons in attendance will have the opportunity to be 
heard during periods of public comment.  

 

  

 

VILLAGE OF MORTON GROVE  
APPEARANCE COMMISSION 

 

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

Wednesday, August 6, 2025 - 7:00 P.M.  
AGENDA  

 
I. CALL TO ORDER 
 
II. APPROVAL OF MINUTES 

July 1, 2025, Meeting of the Appearance Commission 
 

III. PUBLIC MEETING 
 

CASE AC 25-09 

APPLICANT Lalo’s Auto Body 

LOCATION  8621 Lincoln Avenue 
Morton Grove, Illinois 60053   

PETITION  Request for waivers to select sign requirements (Section 10-10) 
 

CASE AC 25-11 

APPLICANT Steel Fitness Club 

LOCATION  5810-14 Dempster Street 
Morton Grove, Illinois 60053   

PETITION  Request for an Appearance Certificate to allow an exterior color change for a building in a 
  commercial district 

 
 
IV. OTHER BUSINESS None 
 
V. CLOSE MEETING 
 
 







 

 

 

 

To: Chairperson Pietron and Members of the Appearance Commission 

From: Brandon Nolin, AICP, Community Development Administrator 
Anne Ryder Kirchner, Planner/Zoning Administrator 

Date: July 29, 2025 

Re: Appearance Commission Case AC 25-09 
Request for waivers to select sign requirements (Section 10-10) at 8621 Lincoln Avenue (10-19-202-007-
0000). The applicant is Edgar Eduardo Cortes, the property owner and owner of Lalo’s Auto Body. 
 

Project Overview 
Edgar Eduardo Cortes, owner of Lalo’s Auto Body, (“Applicant”) filed a complete application for the Appearance 
Commission’s review and approval of select waivers to the sign requirements to replace the sign faces of an existing 
nonconforming pole sign at the property commonly known as 8621 Lincoln Avenue, which is located in a C/R 
Commercial/Residential District.  

Subject Property 
The subject property is located at the southeast 
corner of Lincoln Avenue and the Union Pacific 
Railroad. The property measures approximately 
14,214 square feet (.33 acres) in area and has 
approximately 265 feet of street frontage along 
Lincoln Avenue. The property to the south is also 
located in the C/R district and is improved with a 
condominium building. The triangle-shaped 
property abuts the Union Pacific Railroad right of 
way to the north/east and is located across 
Lincoln Avenue from the Forest Preserves of 
Cook County. 

 

Application 
The Applicant is proposing to replace the sign faces within an existing nonconforming pole sign located in an existing 
raised planter bed that runs along the western edge of the property.  

Per Section 10-10-5, pole signs are defined as prohibited sign and is therefore nonconforming. Per Section 10-10-9, a 
nonconforming sign shall be allowed to remain in place so long as it is maintained in good condition, so long as the text, 
logo or colors of the face of the sign is not changed, or the sign is not otherwise changed, altered, modified or 
reconstructed, and is not considered an abandoned sign. The Appearance Commission must approve changes to the 
sign face.  

Location Extending Over Village Right-of-way 
The proposed sign measures seven feet (7’) in height by five feet (5’) in width and will be elevated on a pole with 13 feet 
(13’) of clearance, providing an overall height of 20 feet (20’). The existing pole sign is in a raised planter bed located at 
the property line. The landscape bed has minimal plantings in it currently and Staff recommend that shrubs and other 
plantings be required as a condition of approval. The applicant should speak to the existing landscaping 
surrounding the pole sign base. 

 

 

Community & Economic Development Department 

 
  

Subject Property Location Map 





3 

(10-10-7:G.3) allow 20 ft. height 

Pylon sign location  
(10-10-7:G.6) 

Min. greater of half height or 4 ft. from public ROW = 
Min. 10 ft. from ROW  0 ft. 

Waiver of 10 ft. to 
allow a setback of 
0 ft. from public 
ROW 

Sign extending over 
right-of-way 
(10-10-6:F.2) 

No sign shall be permitted to extend into the Village's 
right of way unless it is approved by the Village 
administrator. Such approval may be conditioned 
upon proof of insurance, indemnification, and other 
reasonable conditions. 

Administrator 
approved with 
required insurance 
and indemnification. 

Compliant 

Nonconforming 
existing signs 
(10-10-9) 

[A nonconforming sign] shall be allowed to remain in 
place so long as it is maintained in good condition, so 
long as the text, logo or colors of the face of the sign 
is not changed, or the sign is not otherwise changed, 
altered, modified or reconstructed, and is not 
considered an abandoned sign by this code; 
otherwise unless approved by the appearance 
commission as part of its design review process... 

Replacement of sign 
faces in a 
nonconforming pole 
sign with zero 
setback. 

Waiver required 
for location with 
zero setback and 
replacement of 
sign faces. 

 
As outlined in the table above, the proposed pylon signage requires one waiver to the following section of the Morton 
Grove Municipal Code: 

 Section 10-10-9 – A waiver to allow sign face replace for a nonconforming sign type in a nonconforming location.  
 
Appearance Commission Review  
In accordance with Section 10-10-3:C.2, the Appearance Commission is charged with reviewing sign permit applications 
that do not meet technical requirements and determining whether the submitted plans comply with the provisions of the 
regulations and standards set forth in Chapter 10, “Sign Regulations” as follows: 
 
The Sign Variance Standards (Sec. 10-10-3:E) established in the Code are as follows:  

1. In the opinion of the appearance commission the proposed sign displays a level of creativity which might not 
be achieved if strict adherence to the technical requirements of this chapter were imposed; or 

2. There are special circumstances unique to the property that would create practical difficulties if the technical 
requirement of this chapter were imposed. By way of example, but not by way of limitation, such 
circumstances include the size, shape, topography, location or surroundings affecting the property; however, 

3. Under no circumstances may a sign be approved if the proposed sign violates the standards set forth in 
subsection D2 or D3 of this section. (See below) 

4. The appearance commission may approve and amend a sign plan for a building or development with multiple 
tenants. Upon such approval, the village administrator shall approve all signs for such building or 
developments which conform to said plan without further design review by the appearance commission. 
 

As referenced in Section 10-10-3:E, the standards established in subsections D2 and D3 are as follows:   

D. Standards For Permit Approval: The village administrator shall approve an application if all of the following 
standards have been met or can be met with conditions as may be included in a conditional approval: 

2. The sign as proposed does not violate any other applicable code provisions and/or standards of the village of 
Morton Grove, state of Illinois, or federal government; and 

3. The sign will not: 

a. Cause substantial injury to the value of other properties in the vicinity, or 

b. Be detrimental to the public safety or welfare in the neighborhood where it is located, or 

c. Unreasonably impair the visibility to adjacent property or public right of way, or 

d. Be inconsistent with any approved plan for the building or the district or area where it is located, or 
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e. Be inconsistent with other signs on the property, or with the architectural character of the building, or 

f. Alter the essential character of the neighborhood, or 

g. Violate the purpose, spirit, or intent of this code. 
 

Recommendation 
If the Appearance Commission makes a motion to approve the request for waivers to select sign requirements at 8621 
Lincoln Avenue, staff recommends the following motion of approval: 
 

Motion to approve Case AC 25-09, a request for replacement of a panel in a nonconforming pole sign at 8621 Lincoln 
Avenue in Morton Grove, Illinois.  

1. The Applicant shall file a final landscape plan for review and approval by the Community Development 
Administrator prior to issuance of a sign permit that demonstrates the landscape bed will be planted or 
maintained with shrubs at least three feet (3') in height at planting. The plan may also include perennials, 
turf, or other live ground cover in accordance with Section 10-10-7:G.5.  

2. All landscaping shall be continually maintained in accordance with the approved landscape plan and all 
planting areas shall be kept free of weeds and debris. 
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To: Chairperson Pietron and Members of the Appearance Commission 
 

From: Brandon Nolin, AICP, Community Development Administrator 
 Anne Ryder Kirchner, Planner/Zoning Administrator 
 

Date: July 29, 2025 
 
Re: Appearance Commission Case AC 25-09 
 Request for an Appearance Certificate to allow an exterior color change for a building in a 

commercial district at the property commonly known as 5810-14 Dempster Street (PIN 10-17-427-
032-0000, 10-17-427-033-0000, 10-17-427-034-0000) in Morton Grove, Illinois, all within a C-1 General 
Commercial District, pursuant to Section 12-12-1:C.2. The applicant is Boris Jozic, owner of Steel 
Fitness Club located at the subject property. 

 
Project Overview 
Boris Jozic (“applicant”) submitted a complete application and commercial design workbook to the Department of 
Community and Economic Development requesting approval of an Appearance Certificate to change the exterior color of 
the commercial building located at 5810-14 Dempster Street (“subject property”), in accordance with Section 12-12-1:C.2 
of the Unified Development Code. The subject property is located on the north side of Dempster Street. The subject 
property is zoned within the C-1 General Commercial District and is surrounded by other commercial properties in the C-1 
district to the east, south, and west. Properties to the north across an alley are zoned R-2 Single-family Residence District 
and improved with single-family homes. 
 

 
Subject Property Location Map 

 
 

 

 

Community & Economic Development Department 
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Façade Color Change 
The applicant is proposing to paint the exterior of the subject property a dark gray (“temptation” by Benjamin Moore). The 
existing façade is an unpainted orange brick that is original to the structure. The applicant is not changing any materials 
or colors on the remainder of the façade. It should be noted that the subject property is one of a pair of buildings that are 
nearly identical in construction and appearance, adjoin a shared central parking aisle, and are under unified ownership. 
Given the scrutiny surrounding other façade color changes along the Dempster Street corridor and the presence of an 
aesthetically identical building next door, Staff requested that the applicant seek approval from the Appearance 
Commission for the color change.  

 

Photos of Subject Property (5810-14 Dempster Street) and adjacent building (5800-02 Dempster Street) 

 
 

 
Rendering of Proposed Paint Color 
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Appearance Commission Review  
In accordance with Unified Development Code Section 12-12-1:C, an Appearance Certificate is required prior to changing 
the exterior color of any building located in a commercial district, if that color is deemed not to be compatible by the 
building commissioner and/or his/her designee. 

Further, per Section 12-16-2:C.2, the Appearance Commission is charged with reviewing the exterior elevations, 
sketches, and materials and other exhibits as to whether they are appropriate to or compatible with the character of the 
immediate neighborhood and whether the submitted plans comply with the provisions of the regulations and standards 
set forth in chapter, 12 "Design Standards," of this title.  

The Design Standards (Sec. 12-12-1:D.) established in the Code are as follows: 
D. Criteria and Evaluation Elements: The following factors and characteristics relating to a unit or development and which 

affect appearance, will govern the appearance review commission's evaluation of a design submission: 

1.   Evaluation Standards: 
a.  Property Values: Where a substantial likelihood exists that a building will depreciate property values of 

adjacent properties or throughout the community, construction of that building should be barred. 
b.  Inappropriateness: A building that is obviously incongruous with its surroundings or unsightly and grotesque 

can be inappropriate in light of the comprehensive plan goal of preserving the character of the municipality. 
c.  Similarity/Dissimilarity: A builder should avoid excessively similar or excessively dissimilar adjacent 

buildings. 
d.  Safety: A building whose design or color might, because of the building's location, be distracting to vehicular 

traffic may be deemed a safety hazard. 

2. Design Criteria: 
a.  Standards: Appearance standards as set forth in this chapter. 
b. Logic Of Design: Generally accepted principles, parameters and criteria of validity in the solution of design 

problems. 
c.   Architectural Character: The composite or aggregate of the components of structure, form, materials and 

functions of a building or group of buildings and other architectural and site composing elements. 
d. Attractiveness: The relationship of compositional qualities of commonly accepted design parameters such 

as scale, mass, volume, texture, color and line, which are pleasing and interesting to the reasonable 
observer. 

e. Compatibility: The characteristics of different uses of activities that permit them to be located near each 
other in harmony and without conflict. Some elements affecting compatibility include intensity of occupancy 
as measured by dwelling units per acre; floor area ratio; pedestrian or vehicular traffic generated; parking 
required; volume of goods handled; and such environmental effects as noise, vibration, glare, air pollution, 
erosion, or radiation. 

f.  Harmony: A quality which produces an aesthetically pleasing whole as in an arrangement of varied 
architectural and landscape elements. 

g. Material Selection: Material selection as it relates to the evaluation standards and ease and feasibility of 
future maintenance. 

h.   Landscaping: All requirements set forth in chapter 11, "Landscaping and Trees", of this title. (Ord. 07-07, 3-
26-2007) 

Recommendation  
If the Appearance Commission approves the request for an Appearance Certificate to allow the change to the exterior 
color at the property commonly known as 5810-14 Dempster Street (PIN 10-17-427-032-0000, 10-17-427-033-0000, 10-
17-427-034-0000) in Morton Grove, Illinois, staff recommends the following condition of approval: 

1) Upon completion of the exterior painting, the owner/applicant shall provide the Village with images of the façade 
to confirm that work was completed consistent with the approved elevations and materials, as determined by the 
Community Development Administrator and Appearance Commission Chairperson. If such exterior painting is 
deemed to be inconsistent with the approved plans, or if materials are deemed to be of a lower quality than the 
approved materials, then the owner/applicant will be required to return the façade to the previous unpainted 
condition or file an application for an amendment to the Appearance Certificate.  
















