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Village of Morton Grove 

PLAN COMMISSION MEETING 
Tuesday, September 16, 2025 - 7:00 P.M.  

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

AGENDA 

 
 

I. CALL TO ORDER 
 
II. APPROVAL OF MINUTES: July 29, 2025 

 
III. PUBLIC HEARINGS: 
 

CASE:  PC 25-07 

PETITION:   Request for a request for approval of a Preliminary Plat of Subdivision, in accordance with 
Chapter 12-8 of the Morton Grove Municipal Code, and Special Use Permits for a 60-unit 
mixed-use development with ground floor commercial space in a C/R 
Commercial/Residential District (12-4-3) with variations for rear yard impermeable coverage 
(12-2-5:B.3), setback for open accessory parking spaces and balconies (12-2-6:G), facade 
transparency (12-5-7:A.3.k), dwelling units per acre (12-5-7:C), residential unit location (12-
5-7:D.1), parkway trees (12-11-2:B.4), and parking lot screening abutting private property 
(12-11-3:B.2) for the property commonly known as 8500-8550 Lehigh Avenue in Morton 
Grove, Illinois. The applicant is 8500 MG, LLC. 

IV. 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, September 16, 2025,  

to bnolin@mortongroveil.org. All comments received in relation to this case will be read at the  
public hearing for consideration by the Plan Commission. 

mailto:bnolin@mortongroveil.org




 
 

MINUTES OF THE JULY 29, 2025 

SPECIAL 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 special meeting of the Plan Commission 

was called to order at 7:00 p.m. by Chairman Chris Kintner. Secretary Kirchner called the roll.  

 

Commissioners Present:   Dorgan, Liston, Mohr, Stein, and Kintner  

 

Commissioners Absent:   Hussaini without notice, Mohr with notice 

 

Village Staff Present:                      Brandon Nolin, AICP, Community Development Administrator;  

Anne Kirchner, Planner/Zoning Administrator and Secretary;  

 

Trustees Present: Mayor Witko, Minx, Thill and White 

 

Chairman Kintner 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. 

Chairman Kintner acknowledged there were 5 Commissioners present. 

 

A motion to approve the minutes of the June 17, 2025 meeting was made by Commissioner Liston and was 

seconded by Commissioner Dorgan.  

Commissioner Dorgan  voting aye 

Commissioner Liston   voting    aye 

Commissioner Ingram  voting   abstain 

Commissioner Stein voting aye 

Chairman Kintner  voting aye  

 

Motion passed (4-0).  

 

CASE: PC 25-06, continued 

APPLICANT:  Bridge Industrial 

 

LOCATION:  8125-45 River Drive and 8120-40 Lehigh Avenue 

 Morton Grove, Illinois 60053 

 

PETITION:  Request for approval of a Preliminary Plat of Subdivision with associated waivers in accordance 

with Chapter 12-8 of the Morton Grove Municipal Code, and a Special Use Permit for 

redevelopment to establish warehousing, distribution centers, and light manufacturing uses at the 

properties commonly known as 8125-45 River Drive and 8120-40 Lehigh Avenue, Morton Grove, 

Illinois (PIN 10-20-303-001-000; 10-20-303-002-000), all within M-O/R Office/Research 

Manufacturing District per Section 12-4-4:E, with select waivers regarding setbacks, landscaping, 

signage, and parking located in a street side yard per Sections 12-2-6 and 12-4-4 and Chapters 



 
 

10-10 and 12-11; and approval of a Preliminary and Final Plat of Subdivision in accordance with 

Chapter 12-8. The applicant is Midwest RE Acquisitions, LLC which is an entity of Bridge Industrial. 

Mr. Nolin stated in the case of PC 25-06, the applicant Midwest RE Acquisitions, LLC (which is an entity of Bridge 

Industrial) is requesting approval of a Special Use Permit to demolish the existing office buildings at the North Grove 

Corporate Park and establish warehousing, distribution centers, and light manufacturing uses at the property. The 

property is zoned MOR and all surrounding properties are zoned M-2 General Manufacturing. 

On June 17, 2025, Bridge Industrial presented a 227,600-square-foot speculative single-story industrial building 

including 35 truck loading berths, approximately 212 off-street parking spaces, underground stormwater detention, 

and various site improvements. In response to feedback received at the Plan Commission meeting, Bridge Industrial 

revised the proposed concept to include a smaller 196,333-square-foot building with 28 loading berths and surface 

stormwater detention. 

• While the proposed concept has been reduced in size, aspects regarding landscaping, construction and 

façade materials, and signage remain very similar. 

• The applicant revised the proposed lighting to address staff concerns regarding low light levels in some 

areas. 

• The addition of a detention area on the west side of the property provides a greater buffer to properties to 

the west, but eliminates the potential for access drives. Truck access is now solely from the east-west 

segment of River Drive on the north side of the subject property.  

In reviewing the revised application against previous Plan Commission comments, Staff has concerns with the 

proposed truck volume and number of loading berths. This includes concerns regarding heavy truck use along 

Lehigh Avenue and potential impacts to bike and pedestrian routes and key utility infrastructure. 

Staff requests that the Plan Commission table the current application, so that additional negotiations can occur with 

the applicant including potential revisions to the uses being requested for approval, number of truck bays, and/or 

truck volumes permitted to be generated at the subject property. 

Chairman Kintner noted the application needs to be revised due to changes being made in the plan. He noted that 

prospective tenants will have different zoning requirements and asked how that would be addressed by the developer 

instead of by a future tenant. Mr. Nolin said the applied zoning is currently based on a highest use scenario shown in 

the traffic and parking study. Chairman Kintner said the modeling is based on a similar building but not on the site. 

Condition number 7 was discussed, it does not list light manufacturing as a use, the intent is to limit the traffic 

volume. Condition number 11 restricts northbound truck traffic on Lehigh, it was asked how that would be controlled.  

Commissioner Liston asked if the traffic study was updated and if the Village had made a determination regarding the 

Cook County class 6B application. The study has been updated to reflect Metro on Main and the proposed TOD 

development to the north, and the review of the application has not been completed. 

The applicants were sworn in by Secretary Kirchner. Chairman Kintner asked if the applicant understood that the 

case is tabled. It was acknowledged and noted they would run through the changes to the plan and ask for feedback. 

Curt Pascoe, Executive Vice President of Development for Bridge Industrial introduced the team for the site, and 
provided the group’s history with examples of their other work. He noted the site held a heavy manufacturing use 
from the 1940’s to the 1980’s when it was redeveloped into the 2 current office buildings in an office park. The offices 
are predominately vacant and the land is a brownfield site requiring environmental clean-up. 
 
Changes made to the plan involve a 15% reduction in building size, and a larger, 127 feet setback on the west side of 
the property along River Drive. A stormwater detention area on the west side increased the greenspace from 18% to 



 
 

30% and loading berths were decreased from 34 to 28 berths.  Modifications also allow for the preservation of more 
trees. 
 
Specific to landscaping, more trees are proposed for the parking area landscape islands. Total trees, new and 
preserved, now total 264. It is the intent to address all conditions in the Staff report and make modifications. 
 
Chairman Kintner thanked the applicant for their cooperation and responses. Commissioner Dorgan said if this 
development would generate sales tax to the Village. Certain tenants would, not all warehousing would. 
 
Commissioner Ingram asked why they are asking for additional height without knowing what tenant would be 
occupying the space. Mr. Pascoe said the majority of these types of building have a market standard of this height.  
 
Commissioner Stein asked if the glass at the southeast and southwest corners is spandrel glass and noted the large 
glass areas that do not serve a function and may perpetuate a bird strike problem. 
 
Commissioner Ingram asked if the detention pond has been reviewed by the Village engineer. Discussion ensued 
regarding the drawdown rate. Tom Szafranski of Kimley Horn said the release is a s quickly as allowed by MWRD. 
The pond is meant to be a wetland, landscaped area until it is used for detention. The pond connects to the storm 
sewer system. 
 
Commissioner Ingram said he is concerned with truck traffic and the amount of 18-wheel trucks that could be on site. 
As the tenant is unknown, how can we know those numbers? Mr. Pascoe said they would like feedback from the 
Commissioners as to what uses would be allowed by right or by administrative approval. He does not foresee the 
space to be solely used by large trucks, but it is an unknown. 
 
Chairman Kintner noted the KOLA traffic study is based on numbers generated by a similar facility, what and where 
is that facility? What were the tenants and hours of operation? That information is not available and will be provided 
at the next meeting. 
 
Chairman Kintner said the passenger vehicle trips seem quite high. Mr. Pascoe noted the study is number of trips, 
with 200 required parking spaces, there could be 800 trips per day. He further asked about level of service on Lehigh 
which is rated B, and D grades for level of service on River. The levels can only be worse with the development. 
 
Louis Aboona with KOLA, covered the grades at the signaled intersections on Oakton. IDOT controls the signals to 
allow for reasonable levels of service, there are many variables including the railroad tracks. It would become the 
burden of the Village to have IDOT change the signaling to address back-ups on Lehigh and River. Mr. Alboona said 
their analysis accounted for the added traffic and did not find the level of service troubling.  
 
Chairman Kintner said that the Commission must consider the real-life impacts of the traffic on the surrounding 
buildings. Mr. Pascoe said they are tying an objective number of truck trips to permitted uses, and the Commission 
seems to want that number to be lower. He asked for guidance from the Commission. 
 
Chairman Kintner said that is not the responsibility of the Commission, we need to look at proposals that are in the 
best interest of the Village.  
 
Chairman Kintner asked about possible solar panels and the permit process. The Village is adopting standards for 
solar installations.  
  
Mr. Mike Tracy said the developer did reach out to him prior to the new design. His opinion is this will not be a 
manufacturing facility, it will be logistic facility and will not generate any sales tax. He is concerned with semi-truck 
traffic. 



 
 

 
 
 
Mr. Nolin read the first paragraph of a letter from Mr. Tracy, the entire letter is in the public record (Attachment A).  

The class 6B application is not under consideration by the Plan Commission, it is reviewed by the Village Board of 

Trustees. 

One other letter was read from Jeff Ware, COO of Catering by Michaels (Attachment B).  

Commissioner Liston moved to table the agenda item to a future date, the motion was seconded by Commissioner 

Dorgan. Chairman Kintner called for the vote. 

Commissioner Dorgan voting aye 

Commissioner Ingram voting    aye 

Commissioner Liston voting  aye 

Commissioner Stein voting aye 

Chairman Kintner  voting aye  

 

Motion passed (5-0)  

 

There was no further business. 

 

Commissioner Liston moved to adjourn the meeting by acclamation. The motion was seconded by Chairman Kintner. 

 

The motion to adjourn the meeting was approved unanimously pursuant to a voice vote at 8:13 p.m. 

 

Minutes by: Anne Kirchner 



Mr. Brandon Nolin 
Community Development Administrator Dept. of Community & Economic Development  
6101 Capulina Ave.  
Morton Grove, IL 60053 
 
 
RE: Formal Opposition and Concerns Regarding the Proposed Development at 8125-45 
River Drive 
 
 
Mr. Nolin and Concerned Parties: 
 
This letter formally expresses Michael A. Tracy’s and Design Installation Systems, Inc.’s (DIS) 
significant and profound concerns regarding the proposed redevelopment located at 8125-45 
River Drive in Morton Grove. As a business that has been a cornerstone of the Morton Grove 
community for over 35 years, operating at 8110 and 8120 River Drive, we are deeply invested in 
the well-being and orderly development of this subdivision. Our position is one of strong 
opposition to the current proposal due to its detrimental aesthetic, operational, financial, and 
legal implications for the immediate area and the broader Village. 
The proposed development, as currently designed, fundamentally deviates from the established 
character and functionality of the M-O/R Office/Research Manufacturing District. It threatens to 
introduce unprecedented levels of traffic and nuisance, diminish property values, and offers no 
demonstrable benefit to the Village, all while failing to meet critical land use standards. We 
believe these issues must be thoroughly addressed for this development to be successful for all 
interested parties. 
 
I. Detailed Concerns Regarding Development Plan and Design 
 

● A. Site Design and Operational Impact: 
○ Excessive and Misplaced Loading Docks: The proposal includes 28 new loading 

docks, representing a staggering 280% increase over the current 10-12 docks 
servicing the entire subdivision. Critically, these docks are positioned to heavily 
impact River Drive and Park Avenue. This dramatic increase in loading docks, 
combined with their proposed location, indicates a fundamental shift in the site's 
intended operational intensity, far beyond what the existing infrastructure and 
surrounding businesses can reasonably accommodate. This scale of operation 
signals a high-traffic, high-nuisance activity that is inherently incompatible with the 
M-O/R district's intent for "non-impactful" uses. The sheer volume of trucks will 
overwhelm local roads, leading to constant congestion and safety issues. Despite 
assurances from Bridge that trucks will not idle or remain in the vicinity after pickups 
or drops, realistically, they have zero control over the operators once they leave the 
development’s property. 

○ Proposed Building Rotation for Optimal Traffic Flow: We strongly advocate for 
rotating the building by one axis to the east, which would strategically place the 
loading docks onto the Lehigh Avenue elevation. This single change would 
significantly mitigate the impact of semi-truck congestion on River Drive and Park 
Avenue, alleviating trailer parking and traffic concerns for existing businesses. The 
proposed design removes the Lehigh access point, forcing all traffic onto River and 
Park Avenues. The fact that such a logical and beneficial alternative—utilizing 
Lehigh for docks—was not incorporated or even considered by the applicant 
demonstrates a fundamental disregard for the existing community's operational 



harmony and safety. This indicates a "wedged" development approach rather than 
an integrated one, forcing the community to bear the burden of the design's 
shortcomings. In the event this application is approved, we will continue to advocate 
for the rotation of the building to situate the docks onto the east. If one of the 
Village’s primary concerns is having 28 “unsightly” docks located on Lehigh, then 
you can certainly understand our opposition to having the docks facing our 
development. 

○ Non-conforming Side Yard Setbacks: Side yard setbacks for the property should 
follow as closely as possible to match the footprint of the existing two office 
buildings' current setbacks to ensure uniformity and aesthetic appropriateness. This 
concern, coupled with the need for "substantial waivers and variances" for the 
proposed development, reinforces the argument that the proposed development is 
not suitable for the site and is being "wedged" in, rather than designed to fit 
harmoniously. This is not just about aesthetics; it is about the physical manifestation 
of an unsuitable use being forced into a limited space, which often leads to 
operational compromises like narrowed truck lots and increased congestion along 
Park, River, and Lehigh. The copious requests for waivers and exemptions speaks 
to the inappropriateness of the proposed development. 
 

● B. Building Aesthetics and Community Integration: 
○ Unstated Building Height and Sunlight Implications: The proposed building's 

height is currently 42 feet, yet it is understood that 40 feet is the maximum allowed 
for this location. We believe the height should be reduced to approximately 30 feet, 
consistent with the Grainger location, which is currently the tallest structure in the 
area. Furthermore, rooftop mechanicals and penthouses must be included in the 
40-foot height calculation to prevent exceeding the limit. The proposed height also 
raises significant concerns about sunlight obstruction for surrounding properties. 
The lack of a stated height, combined with the potential for exceeding limits via 
uncalculated mechanicals, suggests an attempt to maximize building volume 
without full transparency or consideration for the immediate environmental impact 
on neighbors. The explicit mention of sunlight issues points to a direct negative 
impact on adjacent properties, affecting quality of life or even solar energy potential. 
Once differing elevation heights and mechanicals are considered this will easily be 
a 5-story structure. 

○ Lack of Façade Design Uniformity: To ensure uniformity and aesthetic 
appropriateness, the façade design must remain the same and be consistent along 
all four elevations, mirroring all existing properties in the subdivision. Inconsistent 
façade design is often a cost-saving measure that prioritizes budget over 
community aesthetic integration, leading to a visually disjointed development that 
detracts from the overall subdivision character. This implies that current plans may 
only show a "front" façade or that different elevations are proposed with varying 
levels of architectural detail, undermining the established aesthetic. 

○ Insufficient Landscaping and Non-compliance with New Tree Ordinance: 
Unresolved landscaping items persist in the plans. Strict compliance with Morton 
Grove’s recently adopted new tree ordinance is imperative for this completely new 
development. Furthermore, additional tree plantings are required to adequately 
soften the proposed building’s increased bulk and height. The failure to meet 
landscaping requirements and the new tree ordinance indicates a disregard for 
environmental responsibility and community green space, exacerbating the visual 
impact of an already oversized structure. The recent adoption of a new tree 
ordinance signifies the Village’s commitment to environmental quality and 



community aesthetics, and the applicant’s apparent non-compliance suggests a 
lack of alignment with the Village’s current development priorities. Significant 
modifications have also been made to the original application with the relocation of 
the retention basin to the west. The relocation of the basin’s impact on the 
landscape plan will now require it to be revisited by the appearance commission for 
their approval. 

○ Disproportionate Increase in Square Footage: The proposed increase in square 
footage from approximately 147,000 sq ft to 200,000 sq ft (an additional 53,000 sq 
ft) raises serious questions about whether this proposal maintains the current 
aesthetic and spirit of the existing subdivision buildings. This substantial increase in 
building mass, combined with other design deficiencies, suggests an 
overdevelopment of the site that fundamentally alters the established scale and 
character of the commercial subdivision. This approx. 40% increase is not merely 
an expansion but a significant intensification of land use. 

○ Concerns with New Retainage Layout 
The reconfiguration of the drainage basin needs to be analyzed in a deeper 
capacity. Further engineering and studies are required. Drainage accommodations 
and depths of the basin need to be flushed out in more detail to understand its 
global impact on the developer’s application. The depth of the basin is important to 
understand as it has irrefutable aesthetic implications to the neighborhood and will 
create an illusion of a 5-story building looking more like a 6-story building due to the 
lower grading. Again, this should be revisited by the appearance commission as it 
alters the original application. 

II. Fundamental Objections to Special Use Request and Broader Community Impact 
Morton Grove, as a home rule municipality, has broad powers to govern its own 
affairs. However, decisions regarding zoning and special use permits must align 
with principles of public good and avoid arbitrary and unreasonable outcomes. 

● A. Inconsistency with M-O/R District Intent: 
○ Proposed Uses are Incompatible: The M-O/R Office/Research Manufacturing 

District is specifically intended for "office and research uses along with non-
impactful light industrial, technology 'start-ups' and other similar, complementary 
uses". The proposed uses – warehousing, distribution centers, and light 
manufacturing – are explicitly not intended uses for this district, particularly those 
generating "heavy truck traffic volumes". The M-O/R district’s definition explicitly 
aims to prevent nuisances and restrict heavy truck traffic. The proposed uses are 
inherently high-nuisance and high-traffic, creating a direct contradiction. Approving 
a special use permit for uses that are explicitly not intended for the district, and 
which contradicts its core purpose of nuisance prevention, would effectively render 
the M-O/R zoning meaningless. This would undermine the Village’s comprehensive 
plan and set a precedent for future developments to disregard zoning regulations. 

○ Lack of "Low Nuisance" Determination and Irrelevant Traffic Study: There has 
been no determination that the proposed uses are "low nuisance" or will not 
generate "heavy truck traffic". Furthermore, the applicant’s traffic study relied on 
"Land Use Code 110 (General Light Industrial)," which is not one of the three uses 
requested, rendering its relevance highly questionable and making it impossible to 
accurately assess nuisance and traffic impact. The applicant’s failure to provide 
specific user information and reliance on an irrelevant traffic study indicates a 
deliberate attempt to secure a "blanket approval" without transparently 
demonstrating the actual impact or suitability of the proposed operations. Each of 
the three proposed uses has vastly different impacts on traffic, noise, and overall 
nuisance, making any assessment speculative without specific user information. 



● B. Severe Traffic and Nuisance Implications: 
○ Elimination of Critical Lehigh Access Point: The proposed development 

removes the Lehigh access point, which currently serves as a vital entry/exit point 
for the commercial subdivision. This forces substantially all truck traffic onto Park 
Avenue. This design decision actively creates a traffic bottleneck and safety hazard, 
demonstrating a fundamental disregard for existing traffic patterns and the 
operational needs of surrounding businesses. This shifts the burden of the 
development's operational intensity onto existing public infrastructure and 
businesses, creating a systemic safety risk and operational impediment. 

○ Unsafe Turning Radii and Inevitable Site/Roadway Congestion: Turning radii 
exhibits demonstrate that WB-65 (53-foot typical over-the-road trucks) will require 
multi-point turning movements within the proposed development, leading to 
collisions and site congestion. Furthermore, non-linear turning paths are required to 
avoid collisions with vehicles on River or Park Avenues, exacerbated by 28 loading 
docks encroaching on the River Road setback and a narrowed truck loading lot. 
The proposed layout is inherently unsafe and impractical for the scale of operations 
it aims to support, guaranteeing daily congestion and a heightened risk of accidents 
on public roads. The "correspondingly narrowed" truck loading lot and setback 
encroachment indicate that the site is simply too small for the proposed scale of 
operations, leading to unavoidable operational bottlenecks that will spill onto public 
roadways, impacting the safety and accessibility of the entire subdivision.  In the 
event this application is approved, we will continue to advocate for the rotation of 
the building to situate the docks onto the east. If one of the Village’s primary 
concerns is having 28 “unsightly” docks on Lehigh, then you can certainly 
understand our opposition to having the docks facing our development. 

○ Inadequate Roadway Width and Lack of Truck Queuing Space: Park Avenue 
(and River Road) are only 50 feet wide, with no area for truck queuing. This will 
inevitably lead to access issues for both the proposed development and existing 
businesses, as trucks will queue on public roads. The 50-foot width is insufficient for 
the volume of 53-foot trucks needing to access 28 docks, especially with multi-point 
turns. Without dedicated queuing space, trucks will inevitably queue on Park 
Avenue, blocking traffic and impeding access to other businesses. This creates a 
direct and severe operational nuisance for all businesses on Park Avenue and 
River Drive, impacting emergency vehicle access, customer access, and general 
traffic flow, directly violating the M-O/R district's intent to avoid nuisances. 

● C. Absence of Demonstrated Benefit to the Village: 
○ Significant Financial Detriment from 6B Tax Incentive: The applicant claims the 

proposed uses will stabilize the Village’s tax base. However, they are 
simultaneously seeking a 6B tax incentive, which would assess the property at 10% 
of market value for years 1-10 (versus the standard 25%). This translates to an 
estimated $720,000 loss per year, totaling $7.2 million over 10 years, with 
reduced rates continuing for years 11 and 12. The applicant’s claim of stabilizing 
the tax base is a direct contradiction to their request for a substantial tax incentive. 
This represents a significant net financial loss for the Village, shifting the tax burden 
elsewhere and undermining the very benefit they claim to offer. This financial 
analysis reveals a critical contradiction in the applicant's stated benefits, as the 
Village would be subsidizing a development that generates significant negative 
externalities while simultaneously losing substantial tax revenue. Furthermore, with 
no signed lease or committed manufacturing tenant in place, it is inappropriate for a 
6B incentive to be under consideration given the requirements of the 6B application 
rules from the Village and County. Please see the attached exhibit of Cook 



County’s requirements for 6B status. The addition of 28 docks also indicates that 
manufacturing is not the end goal at this development.  

○ Unsubstantiated Claims of Employment Diversification and Job Creation: The 
applicant claims the development will diversify employment and create new jobs. 
However, no user(s) have been identified, there are no job creation requirements in 
the application, and the trend in warehousing and distribution is towards 
automation, not job growth (e.g., Amazon’s deployment of over 750,000 robots). 
The claims of employment benefits are speculative and unsupported, likely serving 
as a rhetorical justification rather than a concrete commitment. The explicit mention 
of automation trends directly contradicts the premise of significant job creation, 
suggesting that the "employment benefit" is a hollow promise. 

○ Unproven Opportunities for Existing Village Businesses: The applicant asserts 
new business activity will create opportunities for existing Village businesses. 
Again, without identified users, the scale and scope of this "new business activity" 
cannot be demonstrated, rendering this claim equally speculative. This claim is a 
vague generalization without any concrete basis, failing to offer a tangible benefit to 
the existing business community. 
 

III. Failure to Satisfy Established LaSalle/Sinclair Factors 
Decisions regarding zoning and special use permits must align with principles of public 
good and avoid arbitrary and unreasonable outcomes, as guided by the LaSalle/Sinclair 
factors. The proposed development fails to meet these critical tests: 

● Inconsistency with Existing Uses and Zoning of Nearby Properties: The proposed 
development, with its 28 loading docks and high traffic dependency, is fundamentally 
inconsistent with nearby properties characterized by long-term, low-traffic users and only 
ten total loading docks in the entire subdivision. This inconsistency demonstrates a clear 
departure from the established character and functionality of the area, creating a jarring 
and detrimental juxtaposition. The sheer numerical difference in loading docks highlights 
a radical shift in the type of industrial activity. 

● Demonstrable Diminution of Property Values and Harm to Public Welfare: Higher 
traffic volume and congestion, coupled with increased nuisance (noise, vibration, potential 
odors), will inevitably make nearby properties less appealing to existing and potential 
users, thereby diminishing their inherent value and harming the health, safety, and 
general welfare of nearby business owners and the community. The increased traffic, 
noise, and potential for collisions are not abstract concerns; they are direct contributors to 
a diminished business environment, leading to a measurable decrease in property values. 
The Village’s role is to protect the general welfare, and approving this development would 
actively cause harm to long-standing contributors to its tax base and community fabric. 

● Lack of Hardship Justification for the Applicant: No hardship has been shown for the 
applicant. The subject property has been successfully utilized in its present use for over 
30 years. The absence of hardship indicates that the applicant’s proposal is driven by a 
desire for maximum profit or a specific, high-intensity use, rather than a necessity to 
redevelop an unviable property. If the property has been successfully utilized for decades, 
there is no inherent "hardship" compelling this specific redevelopment. 

● Unsuitability of Property for Proposed Use, Requiring Extensive Waivers: The 
property is demonstrably unsuitable for the proposed use. To accommodate the 
development, substantial waivers and variances are required, indicating that the 
development is literally "wedged" into the site’s footprint. The requirement for "substantial 
waivers" (e.g., setbacks, landscaping, signage, parking in street side yard) is a strong 
indicator that the proposed development does not conform to the established land use 
regulations. This is not a minor adjustment; it is a fundamental reshaping of the rules to 



accommodate an unsuitable project. The "wedged" description reinforces the idea that the 
design is too large and too intensive for the available parcel, forcing compromises that 
negatively impact the surrounding area and requiring the Village to compromise its own 
standards. 

● Absence of Demonstrated Community Need for the Proposed Use: No community 
need for the proposed use has been shown; the applicant cannot even identify a user. 
Granting a special use permit without a demonstrated community need or identified user 
is irresponsible and speculative, potentially leading to a development that serves no 
public purpose while creating significant private harm. A special use permit is typically 
granted when a specific use serves a demonstrated community need, and the applicant's 
inability to articulate this undermines the very premise of a special use request. There is 
currently approximately 1 million sf of similar warehousing space available located within 
3000 ft of the proposed development. This shows the lack of a need for this specific type 
of warehousing/logistics development. 

● Insufficient Planning and Failure to Consider Viable Alternatives: No alternative 
designs were considered. The building could be smaller, with fewer loading docks, and 
with less risk of traffic and safety impacts. Crucially, the Lehigh access for trucks could 
have been retained, completely eliminating harms to existing businesses. The applicant’s 
failure to explore or adopt design alternatives that would mitigate negative impacts 
demonstrates a lack of responsible planning and a disregard for community well-being. 
The existence of clear, viable alternatives that would significantly reduce negative impacts 
but were not considered suggests a singular focus on maximizing the applicant’s benefit 
at the community’s expense. This exposes a critical flaw in the applicant's planning, 
implying that the proposal is not the result of thoughtful integration but rather a rigid plan 
forced upon an unsuitable site. 

 
Based on the comprehensive concerns detailed above, Michael Tracy and Design Installation 
Systems, Inc. reiterate our strong opposition to the proposed development at 8125-45 River 
Drive as currently presented. The cumulative impact of incompatible uses, severe traffic and 
nuisance implications, significant financial detriment to the Village, and the failure to meet 
established land use principles renders this proposal unsuitable for approval. 
We urge the Village of Morton Grove to carefully consider these critical issues, which directly 
impact the long-term health, safety, welfare, and economic vitality of our community and the 
integrity of its zoning ordinances. These concerns are not merely preferences but fundamental 
flaws that must be addressed for any development to be successful for all interested parties. We 
look forward to listening and contributing at both the appearance and zoning meetings, and we 
hope that all of these concerns are thoroughly answered and addressed at that time. We remain 
committed to engaging constructively to find a solution that respects the established character 
of our community and ensures a sustainable future for all businesses and residents but will also 
pursue all available legal remedies should the need arise.  
 
 
Regards, 
Michael A. Tracy 
President  
Design Installation Systems, Inc.  
8110 River Drive Morton Grove, IL 60053  
Phone: (847) 470-8100  
Fax: (847) 470-8109 
Email: disinc1@hotmail.com  
www.disrestoration.com 

http://www.disrestoration.com/
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COOK COUNTY ASSESSOR 
FRITZ KAEGI 

COOK COUNTY ASSESSOR’S OFFICE 
118 NORTH CLARK STREET, CHICAGO, IL 60602 

PHONE: 312.443.7550    FAX: 312.603.3616    
WWW.COOKCOUNTYASSESSOR.COM

CLASS 6B 
ELIGIBILITY BULLETIN

Cook County Living Wage Ordinance 
Please be advised that every applicant for this incentive will be required to provide an affidavit 
to the Assessor’s Office to confirm compliance with the Cook County Living Wage Ordinance. 
The Cook County Assessor will not grant any request for incentive classification until it 
receives the required affidavit. 

Incentive Benefits 
The Class 6b classification is designed to encourage industrial development throughout Cook 
County by offering a real estate tax incentive for the development of new industrial facilities, the 
rehabilitation of existing industrial structures, and the industrial reutilization of abandoned 
buildings. The goal of Class 6b is to attract new industry, stimulate expansion and retention of 
existing industry and increase employment opportunities. 

Under the incentive provided by Class 6b, qualifying industrial real estate would be eligible for the 
Class 6b level of assessment from the date that new construction or substantial rehabilitation is 
completed and initially assessed or, in the case of abandoned property, from the date of 
substantial re-occupancy.  Properties receiving Class 6b will be assessed at 10% of market value 
for the first 10 years, 15% in the 11th year and 20% in the 12th year.  This constitutes a 
substantial reduction in the level of assessment and results in significant tax savings.  In the 
absence of this incentive, industrial real estate would normally be assessed at 25% of its market 
value. 

Where buildings or other structures qualify for the incentive as new construction or as abandoned 
property as defined below, the reduced level of assessment under Class 6b will apply to those 
structures in their entirety as well as to the land upon which they are situated.  Where there is 
substantial rehabilitation of an existing structure which has not been abandoned, the reduced 
incentive level of assessment is applicable to the additional market value attributable to the 
rehabilitation, including qualified land related to the rehabilitation.  (Please note that the 
additional value attributable to the rehabilitation for assessment purposes is likely to be 
lower than the actual amount spent on the rehabilitation.)  Land qualifies when the 
rehabilitation adds vertical or horizontal square footage to the improvements.  The amount of land 
eligible for the incentive shall be in such proportion as the square footage added by the 
rehabilitation bears to the total square footage of the improvements on the parcel.   
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Eligibility Requirements 
 

Real estate is eligible for Class 6b status under the following conditions: 
 

1. The real estate is used primarily for "industrial purposes". 
 

2. There is either (a) new construction, (b) substantial rehabilitation, or (c) substantial re-
occupancy of "abandoned" property. 

 

3. An Eligibility Application and supporting documents have been timely filed with the Office 
of the Assessor according to deadlines as set forth in the "What Must Be Filed" and "Time 
for Filing" sections of this Bulletin. 

 

4. The municipality in which such real estate is located (or the County Board, if the real 
estate is located in an unincorporated area) must, by lawful resolution or ordinance, 
expressly state that it supports and consents to the filing of a Class 6b Application and that 
it finds Class 6b necessary for development to occur on the subject property. 

 

The following definitions, as set forth in the Cook County Real Property Assessment 
Classification Ordinance, pertain to the Class 6b incentive provision: 
 

Industrial purposes:  "Any real estate used primarily in manufacturing ... or in the extraction 
or processing of raw materials unserviceable in their natural state to create new physical 
products or materials, or in the processing of materials for recycling, or in the transportation or 
storage of raw materials or finished or partially finished physical goods in the wholesale 
distribution of such materials or goods for sale or leasing." 

 

Manufacturing:  "The material staging and production of goods used in procedures 
commonly regarded as manufacturing, processing, fabrication, or assembling which changes 
existing material into new shapes, new qualities, or new combinations and including research 
and development associated with the production of goods." 

 

Abandoned property:  "Buildings and other structures that, after having been vacant and 
unused for at least 24 continuous months, are purchased for value by a purchaser in whom 
the seller has no direct financial interest."  An exception to this definition shall be, “if the 
municipality or the Board of Commissioners, as the case may be, finds that special 
circumstances justify finding that the property is ‘abandoned’ for the purpose of Class 6b.” 
 

The finding of abandonment, along with the specification of the special circumstances, shall 
be included in the resolution or ordinance supporting and consenting to the incentive 
application.  Not withstanding the foregoing, special circumstances may not be determined 
to justify finding that a property is deemed “abandoned” where: 

 

A. There has been a purchase for value and the buildings and other structures have not 
been vacant and unused prior to such purchase; or  

 

B. There has been no purchase for value and the buildings and other structures have 
been vacant and unused for less than 24 continuous months.   

 

If the ordinance or resolution containing a finding of “special circumstances” is that of a 
municipality, the approval of the County Board of Commissioners is required to validate 
such a finding that the property is deemed “abandoned” for purposes of the incentive, and a 
resolution to that effect shall be included with the eligibility application.  
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What Must Be Filed 
 

An applicant seeking the reclassification of real estate to Class 6b is required to file a "Class 6b 
Eligibility Application" with the Office of the Assessor.  At the time of filing the application, a filing 
fee of $500.00 must be paid.  In addition, an applicant may submit, at the same time, a certified 
copy of an ordinance or resolution adopted by the municipality in which the real estate is located 
(or the County Board, if the real estate is located in an unincorporated area) expressly stating that 
it supports and consents to the filing of a Class 6b Application and that it finds Class 6b 
necessary for development to occur on the subject property.  If the resolution is not filed at the 
time the Eligibility Application is submitted to the Assessor, the applicant must file, at that time, a 
letter from the municipality or the County Board confirming that a resolution or ordinance 
supporting the incentive has been requested.  If the applicant is seeking to apply based on the 
reoccupation of abandoned property and will be seeking a finding of “special circumstances” 
from the municipality, in addition to obtaining a letter from the municipality confirming that a 
resolution or ordinance supporting the incentive has been requested, the applicant must also 
file a letter from the County Board confirming that a resolution validating a municipal finding of 
special circumstances has been requested.  
 

Should the municipality or the County Board, at a later date, deny the applicant’s request for a 
resolution or ordinance, whether or not construction or re-occupancy has begun, the applicant will 
be deemed ineligible for reclassification to Class 6b. Any information that is not known or any 
supporting documents that are not available at the time of the initial filing must be submitted as a 
supplement to the Application. 
 

After the construction or re-occupancy has taken place, an applicant must also file an "Incentives 
Appeal Form" requesting that the real estate be reclassified to Class 6b.  At the time of filing the 
appeal, an appeal fee of $100.00 must be paid.  If a resolution from the municipality where the 
property is located, or the Cook County Board of Commissioners if located in an unincorporated 
area, was not filed with the Eligibility Application, the applicant must file a certified copy of the 
resolution or ordinance supporting the incentive at this time.  No final action on a request for 
reclassification to Class 6b will be taken until an Appeal and an Eligibility Application, along with 
the required documentation as described therein, are completed and filed with the Office of the 
Assessor.   
 

In addition, during the term of the incentive, the Class 6b recipient must file a triennial affidavit 
attesting to the use of the property and the number of workers employed at the Class 6b site.  
The Assessor will mail Class 6b recipients the affidavit forms at the time of their triennial 
reassessments.  The affidavit must be signed, notarized and returned to the Assessor within 
three weeks.  Failure to file the triennial affidavits within that time will result in the loss of the 
incentive. 
 
 
Time for Filing 
 

The Eligibility Application along with the appropriate resolution or letter confirming that a 
resolution has been requested must be filed with the Assessor prior to, but no earlier than one 
year before, commencement of new construction (excluding demolition, if any) or substantial 
rehabilitation.  With respect to abandoned property, the eligibility application must be made to 
the Assessor prior to the commencement of the reoccupation of the vacant and unused 
property. 
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Where reoccupation of "abandoned" property and subsequent substantial rehabilitation is 
planned, a single Eligibility Application and resolution, ordinance, or letter confirming that a 
resolution has been requested, may be filed for both situations, provided that the Application is 
filed prior to the commencement of reoccupation and such rehabilitation.  
 

To finalize the classification change, a "Real Estate Assessed Valuation Appeal" must be filed 
after the construction or re-occupancy has taken place.  In instances where a certified copy of an 
ordinance or resolution expressly stating that the municipality or County Board supports and 
consents to filing of a Class 6b Application has not yet been filed, it must be filed at this time.  For 
the purpose of certifying final assessments on a timely basis to the Board of Appeals, deadlines 
for filing Appeals are established on a township basis.  Check with the Office of the Assessor to 
determine when the deadline occurs for a particular township. 
 

The 6b classification may be renewed during the last year in which a property is entitled to a 
10% assessment level or when the incentive is still applied at the 15% or 20% assessment 
level, by filing a renewal application and a certified copy of a resolution or ordinance adopted 
by the municipality in which the real estate is located, or by the County Board, if located in an 
unincorporated area of Cook County, expressly stating that it supports and consents to the 
renewal of the Class 6b incentive and that it has determined that the industrial use of the 
property is necessary and beneficial to the local economy.  The notice of intent to request 
renewal will be forwarded by the Assessor’s Office to the Cook County Board.  The owners 
must notify the Assessor’s Office of their intent to request renewal at the time they request a 
resolution or ordinance agreeing to the renewal from the municipality or County Board.  The 
number of renewal period requests is not limited. 
 
 
 

Questions regarding Class 6b may be directed to the Development Incentives 
Department of the Office of the Cook County Assessor, Room 301, 118 North Clark 
Street, Chicago, Illinois 60602, (312) 603-7529. 
 



Outlook

Proposed Development at 8125-45 River Drive

From Jeffrey Ware <jware@cateringbymichaels.com>
Date Tue 7/29/2025 1:14 PM
To CommDev <commdev@mortongroveil.org>
Cc Lisa Ware <lware@cateringbymichaels.com>

1 attachment (163 KB)
Michael A Tracy and DIS' Comments Regarding Bridge Development.pdf;

Hi Brandon,
I know when we spoke on the phone you told me the meeting regarding the proposed development at
River/Lehigh/Park was being rescheduled and new notices would be sent out. We never received a new
notice and just learned from a neighbor the meeting is tonight.
At this point we are unable to prepare a formal letter or attend the meeting this evening.
We would like to voice our concerns regarding the proposed development, especially as it relates to the
requested 6B incentives.
On behalf of Lisa Ware, Catering by Michaels, MG Park Plaza, and Gator Holdings we agree with all of
the comments and concerns addressed in the attached letter submitted by Michael Tracy and would like
you to please notify the commission that the businesses we own are opposed to the development as
planned.
We are not NIMBYs and not opposed to new development, especially if it were going to be beneficial to
the village finances. Given that this development is being built on spec the commission and council
cannot appropriately determine the need for or potential future benefit of providing a 6B incentive.
 
 

Jeff Ware
Chief Operating Officer
cateringbymichaels.com
(847) 213-5012

 
 

https://cateringbymichaels.com/
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To: Chairperson Kintner and Members of the Plan Commission 

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

Date: September 9, 2025 

Re: Plan Commission Case PC 25-07 
Request for a request for approval of a Preliminary Plat of Subdivision, in accordance with Chapter 12-8 of 
the Morton Grove Municipal Code, and Special Use Permits for a 60-unit mixed-use development with ground 
floor commercial space in a C/R Commercial/Residential District (12-4-3) with variations for rear yard 
impermeable coverage (12-2-5:B.3), setback for open accessory parking spaces and balconies (12-2-6:G), 
facade transparency (12-5-7:A.3.k), dwelling units per acre (12-5-7:C), residential unit location (12-5-7:D.1), 
parkway trees (12-11-2:B.4), and parking lot screening abutting private property (12-11-3:B.2) for the property 
commonly known as 8500-8550 Lehigh Avenue in Morton Grove, Illinois. The applicant is 8500 MG, LLC. 

 

STAFF REPORT 

Public Notice 
The Village provided Public Notice for the September 16, 2025, Plan Commission public hearing for PC 25-07 in accordance 
with the Unified Development Code. The Morton Grove Champion published a public notice on August 28, 2025. The Village 
notified surrounding property owners via mail and placed a public notice sign on the subject property on August 29, 2025. 

Application Summary 
8500 MG, LLC (“applicant”) submitted complete Vacation, Subdivision, and Special Use Applications to the Department of 
Community and Economic Development requesting approval of a vacation of a portion of Chestnut Street right of way, a 
subdivision and consolidation of vacated and Village-owned property, and Special Use Permits to allow the construction of a 
57-unit mixed-use development with ground floor commercial space in a C/R Commercial/Residential District with associated 
variations to dimensional and use standards. The subject property is currently owned by the Village of Morton Grove. 
Redevelopment of the subject property will be contingent on the execution of redevelopment and purchase agreements 
between the applicant and Village. The property at 6419 Chestnut Street will continue to be owned by the Loyal Order of 
Moose (No. 376) and operated as the Morton Grove Moose Family Center. 

Subject Property 
The subject property at 8500-50 Lehigh Avenue is located on the west side of Lehigh Avenue at its intersection with Chestnut 
Street and is generally situated between Lincoln Avenue to the north and Elm Street to the south. The Morton House 
Condominiums abut the subject property to the north and the Forest Preserves of Cook County abut the property to the west 
and south. The Morton Grove Metra station and commuter parking lot are located directly across Lehigh Avenue from the 
subject property at 8501 Lehigh Avenue.  

 

 

Community & Economic Development Department 
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The overall development site measures approximately 1.9 
acres and consists of the following three properties: 

1. 8500 Lehigh Avenue (0.535 ac +/-): This Village-
owned property is currently vacant and will be sold to 
the applicant for redevelopment.  

2. 8550 Lehigh Avenue (0.983 ac +/-): This Village-
owned property is currently improved with a 
commuter parking lot and will be sold to the applicant 
for redevelopment.  

3. Chestnut Street Right of Way (0.531 ac +/-): This 
66-foot Village right of way is an asphalted street in 
poor condition. The right of way is petitioned to be 
vacated under Case PC 25-08, with portions to be 
deeded to the future abutting property owners, the 
Loyal Order of Moose No. 376 and the applicant.  

 

In March 2025, the Village issued a request for qualifications (RFQ) seeking a qualified developer to acquire and redevelop 
the Village-owned property at 8500-50 Lehigh Avenue for mixed-use, multi-family, or commercial development that aligns with 
the Village’s vision for a pedestrian-friendly and transit-oriented downtown with a vertical and horizontal mix of uses. The 
applicant’s submitted proposal was selected by staff as the preferred concept. Staff provided input on the initial concept and 
the applicant revised the project site plan and elevations to satisfy Village requirements and objectives. 

Another developer was previously granted a special use permit for the subject property in November 2023 (Ord. 23-24). That 
special use permit was for a 36-unit mixed-use development, but no substantive progress was made in implementing the 
approved improvement and the permit expired. 

Project Overview  
The applicant is proposing a four-story mixed-use development with 4,020 square feet of ground floor commercial space and 
60 one- and two-bedroom residential units located throughout all four stories. The residential units are planned to be leased by 
the developer. The first-floor commercial uses are anticipated to include a mix of retail and restaurant space. An outdoor 
café/patio space is proposed for the north end of the building that would also provide additional fire lane access in case of 
emergency. 

The developer is proposing 133 parking spaces to the rear of the principal structures, nine (9) of which will be located in the 
Chestnut Street right of way and are intended for use by the Moose Family Center property to offset spaces lost in 
reconfiguring access to the Moose site. The 124 spaces dedicated to the development exceed the reduced transit-oriented 
development (TOD) parking requirement of 98 to 106 parking spaces allowed by the site’s proximity to the Metra station.  

A Vacation Application submitted by the applicant, to be reviewed under Case PC 25-08, petitions the Village to vacate 
Chestnut Street in order to maximize the development site area. Access to the Moose Family Fun Center and mixed-use 
development is proposed to be provided by a new full-access driveway along the southern boundary of the site. The driveway 
will be privately owned and maintained by the developer. The proposed plaza at the north side of the building has been 
designed with mountable curb and a standard fire lane width to serve as an emergency accessway.  

The applicant is requesting Special Use Permit for minor modifications to the general and C/R District standards for mixed-use 
development. At the time of application, the applicant had not executed any leases for the ground-floor commercial space. 
The future tenants will be subject to all requirements set forth in the Special Use Permit. 

Subject Property Location Map 
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Site Design 
Section 12-5-7:A.3 establishes fundamental design principals for development in the C/R District, which “is intended to 
encourage the creation of a vibrant mixed-use neighborhood that allows for convenient access to local businesses and the 
Metra station while giving priority to pedestrians and residents.” The principals encourage a defined streetwall that creates a 
comfortable public space scaled for humans. The streetwall should be continuous, with gaps between buildings minimized, 
and the building design should be oriented to the pedestrian, with long stretches of blank and windowless walls to be avoided. 
Parking should be located behind buildings and site plans should be arranged to create focal points to guide pedestrians 
around corners and along the street. Developments should also provide a comfortable and safe sidewalk space with adequate 
room for streetscaping, public art, and outdoor seating. 

The proposed site plan provides a setback of between 4.1 feet and 5.9 feet at the front lot line along much of Lehigh Avenue 
creating a strong streetwall. The development’s surface parking will be located to the rear of the principal structures and out of 
view from Lehigh Avenue, so as not to disrupt the pedestrian nature of the streetwall. The use of a singular public vehicular 
accessway creates a continuity in the streetwall. Recessed balcony areas with small patios on the ground floor and related 
changes in material break up the façade. A large central building entrance, ground floor residential patios, and a high degree 
of transparency provided by large ground floor windows will also help provide for a sense of activity at the street level. 
Landscaping areas along the buildings’ frontage and new street trees will also contribute to a vibrant and pedestrian-oriented 
public realm. The northern side setback will be heavily landscaped to provide buffering between the Morton House 
Condominiums, an abutting multi-family residential use to the north, and maintain visual interest along Lehigh Avenue.  

 
Proposed Site Plan 



PC 25-07 – 8500-50 Lehigh Avenue 
September 9, 2025 

4 

Preliminary & Final Plat of Subdivision  
The applicant submitted a Preliminary Plat of Subdivision under PC 25-08 entitled “Preliminary Plat of Subdivision and 
Consolidation 8500-8550 Lehigh Subdivision,” which proposes the consolidation of two (2) lots and the Chestnut Street right of 
way. The proposed subdivision and consolidation will allow the Loyal Order of Moose (No. 376) and the applicant to own those 
vacated portions of Chestnut Street to the centerline that abut their respective properties and consolidate all lots to be owned 
by the applicant, including 8500 Lehigh Avenue, 8550 Lehigh Avenue, and the larger portion of the vacated Chestnut Street 
right of way. 

The Loyal Order of Moose (No. 376) has had preliminary meetings with the Village regarding the proposed easement and 
vacation of Chestnut Street. As currently proposed, the subdivision and consolidation will result in two lots, one of which will 
be deeded to the Loyal Order of Moose (No. 376) and the other to the applicant under forthcoming redevelopment and 
purchase agreements. A Final Plat of Subdivision will be submitted to the Village for review and approval following the 
completion of site improvements. The Final Plat may only be recorded following Board approval by ordinance. 

Approval of the Special Use Permit and Subdivision as part of PC 25-07 can move forward with a condition that approval is 
contingent upon the successful approval of the Plat of Vacation under PC 25-08. 

 

Proposed Preliminary Plat of Subdivision 
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Development Controls 
The proposed project meets most dimensional requirements for mixed-use development in the C/R Commercial/Residential 
District. Applicable dimensional requirements and compliance are outlined in the following table. Staff notes that some 
dimensional discrepancies were found in the submitted documents. For dimensional purposes, staff deferred to the revised 
site plan submitted by BSB Design and dated August 7, 2025. Applicable requirements and the project’s compliance are 
outlined in the following table: 

C/R District Dimensional Controls Requirement Proposed Compliance 

Lot Area 
(12-5-7:C) 

Max. 24 dwelling units per acre 31.6 du/ac 
Waiver needed for  

7.6 du/ac 
Lot Width  
(12-5-7:C) 

Min. 60 ft. 381.97 feet Compliant 

Front Setback     
(12-5-7:C) 

Max. 10 ft. 5.6 ft. Compliant 

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

Min 5. feet for buildings up to 20 ft. in 
height; Add 1 foot setback for every 3 ft. 
in additional building height; Max. 10 ft. 

North: 22.15 ft. 
South: 25 ft. 

North: Waiver of 7.85 ft. 
needed for setback of 22.15 

ft.; 
South: Waiver of 5 ft. needed 

for setback of 25 ft. 

Building Height  
(12-5-7:C) 

Max. 50 ft. 53.67 ft. 

Waiver of 3.67 ft. needed to 
permit a maximum height of 

53.67 ft. in addition to rooftop-
mounted mechanicals 

Floor Area Ratio 
(12-5-7:C) 

N/A 0.81 Compliant 

Impermeable Lot Coverage  
(12-5-7:C) 

N/A 86.9% Compliant 

Detached Accessory Structures 
on a Zoning Lot  

(12-2-2:B) 
Max. 2 3 

Waiver of 1 structure needed 
to permit 2 trash enclosures 

and 1 pergola 
Rear Yard 

Impermeable Coverage 
(12-2-5:B.3) 

N/A 89% Compliant 

Open Accessory  
Parking Spaces 

(12-2-6:G) 
Min. 3 ft. from all lot lines 2 ft. 

Waiver of 1 ft. needed to 
permit parking within 2 ft. of 

Moose Family Center 
Property 

Rooftop  
Appurtenances 

 (12-2-8:A) 

May exceed max. building height by 
max. 10 feet; must be screened 

< 60 feet Compliant 
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Outdoor Seating Areas 
Per Section 12-5-5:C, it outdoor seating areas are in excess of 100 square feet, adequate landscaping and screening must be 
provided, subject to review and approval by the Appearance Commission. Outdoor seating area requirements are outlined in 
the following table.  

Development Control Requirement Proposed Waivers Requested 

Outdoor Seating 
Area Location  
(12-5-5:C.1) 

Not permitted in public right of 
way 

Not proposed in public right of way Compliant 

Outdoor Seating 
Area Design 
(12-5-5:C.2-4) 

Not permitted in a required 
landscape area, must be on a 
hard surface, must provide min. 
3 ft. pedestrian access 

Outdoor seating not in a required 
landscape area, on a concrete 
sidewalk, min. 3 ft. pedestrian access 

Compliant 

Advertisement 
(12-5-5:C.13) 

No advertising is permitted on 
umbrellas or screening 

No advertising proposed Compliant 

 
It is not clear whether portions of the Lehigh Avenue frontage would be used for outdoor seating, or if that would be restricted 
to the seating area identified along the northern edge of the property. While public seating benches may be desirable within 
the streetscape area, any seating within the Lehigh Avenue right of way intended for dedicated use by business patrons or 
residents within the development would require a license agreement with the Village. The Village may impose additional 
requirements to mitigate liability for private use of Village-owned property and the final outdoor seating area plan will be 
subject to approval by the Village Administrator.  

The applicant should confirm the 
potential locations of future outdoor 
seating and speak to what kind of 
protections and screening will be 
provided for diners within the outdoor 
seating areas in the Lehigh Avenue 
public right of way.  

Staff recommends that as a condition of 
approval, all final outdoor seating area 
plans, including screening and furniture 
specifications, must be reviewed and 
approved by the Appearance 
Commission Chairperson. The 
Chairperson may require full Appearance 
Commission review if the quality and 
design of the outdoor seating areas is 
not in keeping with the quality and 
design of the overall development. 
Language regarding planter box 
maintenance is also included as a 
condition. 

 
 
 
 
 

Detail of Proposed Outdoor Seating Area 
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NOTE: 
The site plan and landscape plan 
and related architectural drawings 
were revised by the applicant to 
eliminate a retail space and 
related outdoor seating area at the 
south end of the building. Staff has 
request revised civil drawings that 
replace the previous, outdated 
building extent and landscaping. 
 
The sidewalk on the south side of 
the access drive along the south 
property line was also removed in 
the current application. 
 
 
Building Design 
In response to the RFQ and 
marketing of the site in previous 
years, the Village received 
proposals for much higher density 
multi-family and mixed-use 
development. Staff finds the four-
story mixed-use building proposed 
by the applicant to be scaled and 
sited in a manner that achieves a 
“downtown” feel but is respectful to 
surrounding structures and uses. 
The development will not impede the 
views of the six-story Morton House 
Condominiums or overshadow the 
single-story Moose Family Center.  

Architectural details such as horizontal coping and banding, awnings, and 
balconies also help break up the building facades and create visual 
interest. The following materials are being proposed as indicated on the 
proposed elevations: 

 Stucco and engineered panel siding – James Hardie  

 Brick veneer – Belden “Brandywine Velour” 

 Soldier course brick caps 

 Aluminum storefront window system – Kawneer “Dark Bronze” 

 Fabricated balconies – Midwest Iron 

 Metal parapet cap 

The applicant is expected to provide additional details regarding the 
proposed materials and address the durability and long-term 
maintenance of the materials proposed.  

 

Revised site plan (TOP); Outdated site plan in civil drawings (BOTTOM) 
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Bird-friendly Design 
To mitigate bird collisions with the buildings’ window area, especially considering the development’s proximity to natural areas, 
staff recommends as a condition of approval that the development must adhere to bird-friendly design guidelines contained in 
the “Bird-Friendly Building Design” manual of the American Bird Conservancy (2015, https://abcbirds.org/wp-
content/uploads/2015/05/Bird-friendly-Building-Guide_2015.pdf) where practicable. In discussion with the Appearance 
Commission, the applicant indicated that dot-pattern glazing would be used to achieve a bird-friendly design. 

 
Proposed Development Rendering – Lehigh Avenue frontage (viewed from northeast) 

 
Proposed East Elevation with Material Callouts (North end of Building) 
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Façade Transparency 
Section 12-5-7:A.3.k of the Morton Grove Municipal Code establishes minimum requirements for facade transparency for 
mixed-use developments in the C/R district. Facade transparency creates a visual connection between indoor and outdoor 
spaces, enhances a building’s aesthetic appeal, and fosters a sense of security and vibrancy for pedestrians. The proposed 
elevations for the north and east façades are compliant, however the south and west façades are 3.2% and 3.3% below the 
required 50% transparency respectively. On the east elevation facing Lehigh Avenue, within the specified area between two 
and 12 ft. above grade, is 53.8% transparent. The applicant is requesting waivers to the minimum percentage of facade 
transparency required by Code to allow the building elevations as presented. 

The applicant has indicated a desire to use obscured or frosted glass on portions of the first floor facing Lehigh Avenue 
including windows facing the fitness area. An overview of proposed facade transparency as it relates to Village Code 
requirements is provided in the following table.  

Development 
Control 

Requirement Proposed Waivers Requested 

Facade 
Transparency 
(12-5-7:A.3.k) 

Min. 50% of wall area 
between 2 and 12 feet 
above grade shall be 
occupied by windows 
or entry doors 

   East elevation (street): 53.8% 
   North elevation (plaza): 71.9%  
   West elevation (parking): 46.7%  
   South elevation (access drive): 
46.8% 
 

   East elevation (street): Compliant 
   North elevation (plaza): Compliant 
   West elevation (parking): 3.3% 
   South elevation (access  drive): 3.2% 
 

Clarity 
(12-5-7:A.3.k.1) 

Clear transparent 
glass  

Unknown 
Potential waiver to allow obscure glass 
for fitness area only 

 
Landscape Design 
The applicant submitted a landscape plan prepared by RWG Engineering, LLC. The applicant is requesting two waivers to the 
landscaping requirements set forth in Chapter 12-11: (1) a waiver of one tree to the minimum requirement for trees planted in 
the abutting public right of way and (2) a waiver to permit limited landscaping along the westernmost and southernmost lot 
lines abutting property owned and operated by the Forest Preserve District of Cook County (FPDCC). 

Nine new street trees are proposed along Lehigh Avenue. Staff is concerned that additional trees within the public right of way 
will conflict with valet /loading zone that will be desirable for potential future restaurant operations at the project, and is 
supportive of the waiver of one tree.  

With respect to the proposed waiver to allow no landscaping or alternative screening along lot lines abutting forest preserve 
property, staff recommends reducing the minimum screening height to three feet, where five feet are typically required by 
Code, or as otherwise recommended by Forest Preserve District staff. Staff is concerned that headlights from vehicles in the 
parking and driveway areas will be disturbing to these biologically sensitive areas and should be shielded. The Appearance 
Commission supported a waiver to allow for the landscape bed along the west lot line to maintain the proposed narrow width. 
However, the Appearance Commission recommended as a condition of approval that the developer install fencing or 
year-round opaque screening a minimum of three feet in height. The Appearance Commission also recommended 
that any landscape installation along lot lines abutting the forest preserves must be limited to native species. 

Native Plantings 
Due to the subject property’s proximity to natural areas, staff recommends as a condition of Appearance Certificate approval 
that the submitted landscape plan include only species that are not invasive or undesirable. Staff reviewed the proposed plant 
list against the Northwest Illinois Forestry Association invasive plants list and did not identify any invasive species. Staff has 
concerns regarding the proposed use of “Grow-low Sumac.” The same plant has been used in several projects in the Village 
and some larger installations such as in parking lot islands at the Sawmill Station retail center have experienced die-offs due 
to a fungus. In discussion with the Appearance Commission, the applicant agreed to substitute another non-invasive 
groundcover species for the “Grow-low Sumac.” 
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The Village’s applicable landscape requirements and requested waivers are outlined in the following table.  

Development Control Requirement Proposed Waivers Requested 

Landscape Area  
(12-11-2:B.1.a) 

Min. 8% of total site in a TIF 
District, the majority of which is to 
be provided along the street ROW 

8.1% Compliant 

Public Parkway Trees  
(12-11-1:B.4) 

Parkway trees required with max. 
40-ft. separation, min. 2.5-in. 
caliper 

9 trees / 382.2 ft. frontage = avg. 
42.5-foot separation 

Waiver of 1 tree and 
average 2.5 feet to 
maximum separation  

Irrigation  
(12-11-3:G) 

Underground irrigation system or 
readily available water supply 
required 

Hose bib access to maintain exterior  Compliant 

Parking Lot Screening 
Abutting Private 
Property 
(12-11-4:B.2) 

Landscaping or structure required, 
min. 5-ft. buffer yard with berm, 
hedge, maintenance free barrier 5-
6 ft. in height 

North lot line: 4 ft. landscape bed 
 
West lot line abutting FPDCC      
property: 1.6 ft. setback, Min. 3 ft. 
screening 
 
West lot line abutting Moose 
property: 5 ft. landscape bed 
 
 
South lot line abutting FPDCC 
property: 6 ft. setback, no landscape 
buffer (groundcover only) 

North lot line: Waiver of 
1 ft. to allow a landscape 
screen of 4 ft.;  
West lot line abutting 
FPDCC: Waiver of 3.4 ft. 
to allow a landscape 
screen of 1.6 ft. 
West lot line abutting 
Moose property: 
Compliant 
South lot line abutting 
FPDCC property: Waiver 
to permit groundcover 
only 

Parking Lot 
Landscaping Islands  
(12-11-4:B.3) 

Min. 40 sq. ft.; 1 tree per single row 
island; 2 trees per double row 
island 

189 – 500 sq. ft. 
1-2 trees pe 

Compliant 

Parking Lot 
Landscaping Area (Lot 
> 20,000 SF) 
(12-11-4:B.3) 

Min. 7% of paved area, not 
including buffer landscape area 
(or trash enclosures) 

9.4.2% Compliant 

Parking Bay Length  
(12-11-4:B.3) 

Max. 20 spaces in an uninterrupted 
row 

Bays < 20 spaces Compliant 

Screening  
(12-11-4) 

Min. 5-ft. screening for all loading 
docks, equipment enclosures, and 
trash areas (see 12-11-4 for 
allowed screening types) 

Trash areas are interior or screened Compliant 

 
Tree Preservation 
The applicant did not provide the required tree survey and tree preservation plan, but committed to meeting Village tree 
preservation requirements. Protected trees are defined as non-nuisance species with a diameter at breast height of 12 inches 
or greater per the Village’s Tree Ordinance (Ord. 24-28). Staff site visits indicate that a total of two protected trees are on the 
subject property, located on the east end of the Village-owned parking lot at 8550 Lehigh. Those trees will need to be 
removed during construction as they are within the footprint of the proposed building. As such, tree replacements or a fee-in-
lieu will be required for any lost protected trees. The Tree Protection and Tree Preservation Plans should be required as a 
condition of approval with compliance subject to review and approval by the Community Development Administrator. 



PC 25-07 – 8500-50 Lehigh Avenue 
September 9, 2025 

11 

 
Proposed Landscape Plan 

On-site Lighting 
The development’s proposed lighting plan should be discussed, especially due to the subject property’s adjacency to 
biologically sensitive forest preserves owned and operated by the FPDCC. The applicant submitted a photometric plan 
showing levels of illumination along lot lines abutting forest preserve property measuring up to 1.4 foot-candles. Levels along 
the north lot line abutting the Morton House Condominiums measure up to 1.3 foot-candles and levels along lot lines abutting 
Moose Family Center property measure up to 1.0 foot-candles.   

Per Section 12-4-3:B.5, lighting of parking and loading areas must be a minimum of one foot-candle on the surface. However, 
such lighting must be confined to the property boundary and reach as close to zero illumination at the property boundaries as 
possible. Glare may not be evident from surrounding properties or adjacent public rights of way.  

Section 12-12-3 of the Unified Development Code establishes lighting fixture standards. For off-street parking areas, lighting 
must be directed away from adjacent property, streets, and other public rights-of-way. All lighting units must be of the full 
cutoff type, meaning luminaires may not emit any light above the source’s horizontal plane. The International Dark-Sky 
Association (IDA) recommends full cutoff fixtures, which minimize glare and light trespass. The applicant did not provide 
specification sheets for the selected site lighting fixtures and should confirm whether the proposed site lighting 
fixtures qualify as full cutoff fixtures.  
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Staff recommend as a condition of approval that the applicant submit a revised lighting plan that includes required 
specification sheets to meet all lighting requirements of the Village of Morton Grove including achieving close to zero 
illumination at the property lines, subject to approval by the Village Engineer. The lighting plan and fixtures should also 
comply with all standards established in IDA’s lighting guidelines and any exterior lighting should be designed to minimize the 
amount of light entering into the forest preserves, to the best extent practicable.  

Traffic and Parking Impact 
A traffic and parking impact study was provided by Kimley-Horn and Associates, Inc. For Special Uses, the off-street parking 
requirements set forth in Section 12-7-3:I are advisory only and the final parking required for each use is decided by the 
Village Board based on the submitted study, any traffic and parking recommendation prepared by the Village staff, and the 
final recommendation of the Plan Commission.  

Traffic 
Kimley-Horn concluded that the site traffic expected to be added to Lehigh Avenue is not anticipated to significantly impact 
operations along the study area roadway. The study notes that per the Highway Capacity Manual (HCM), Lehigh Avenue has 
a capacity of about 10,000 vehicles per day before experiencing significant congestion and delay. The study finds that the 
addition of the proposed mixed-use development would result in Lehigh Avenue carrying approximately 6,193 vehicles per day 
with additional capacity for nearly 3,800 trips. Based on the traffic projections, Lehigh Avenue is anticipated to accommodate 
the site traffic without material impacts to its operations. 

The study recommends that the installation of pedestrian crosswalk striping along the south leg of the Lehigh Avenue and 
Chestnut Avenue intersection be considered as the residents of the proposed multi-family housing would use this intersection 
to access the adjacent Morton Grove Metra station. Further, it is recommended that the proposed private shared access drive 
serving the development should operate under minor-leg stop control operations with Lehigh Avenue and provide a stop sign, 
stop bar, and pedestrian crosswalk striping along the west leg. 

Parking  
The developer is proposing 133 parking spaces to the rear of the principal structures, nine (9) of which will be located in the 
Chestnut Street right of way and are intended for use by the Moose Family Center property to offset spaces lost in 
reconfiguring access to the Moose site. The 124 spaces dedicated to the development is short of the Code’s base parking 
requirement of 130 parking spaces if the commercial space were used for retail. If the commercial space were used entirely as 
restaurant space then the total base parking required would be 141 spaces. Snow storage removal areas are proposed on 13 
of the 124 parking spaces, potentially reducing parking capacity to 111 spaces during periods of heavy snow accumulation. 
Regardless of the base parking requirement used, the development exceeds the reduced transit-oriented development (TOD) 
parking requirement of 98 to 106 parking spaces allowed by the site’s proximity to the Metra station. 

Moose Family Center Parking 
Based on preliminary feedback provided by Staff, the applicant revised the development proposal to include nine (9) spaces for the 
Moose Family Center. The proposed spaces would more than offset parking spaces lost to the new access drive and a proposed 
trash enclosure. 

Snow Storage, Trash Removal, and Deliveries 
Snow storage will be located on-site within the 13 parking spaces at the northwest corner of the property. Snow removal on 
the development site, including the shared access drive, will be the ongoing responsibility of the applicant or future  property 
owner. A trash enclosure is proposed for the northern edge of the parking lot adjacent the proposed fire lane. A second trash 
enclosure is proposed for the center portion of the western edge of the parking lot. The applicant should speak to the 
proposed storage of snow removal equipment and salt and routing of service and delivery traffic. 
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Stormwater and Utilities 
RWG Engineering, LLC, submitted a Preliminary Utility Plan, which illustrates proposed detention volume, volume control, and 
release rates for the stormwater improvements. The applicant has acknowledged that the development needs to be designed 
in accordance with Metropolitan Water Reclamation District (MWRD) and Village requirements. The underground detention is 
proposed to be located below the  surface parking area. 

The design of the sanitary sewer and water main will be coordinated with the Village. Based on the Village’s communications 
in the request for qualifications for the subject property, RWG Engineering is proposing separated water and sewer lines to the 
development. While the initial design shows a single sanitary sewer line connecting both the new development and the Moose 
Family Center to Lehigh Avenue, however the Village Engineer has indicated a separate sanitary sewer connection to be 
maintained by the Moose Family Center would be preferred. Additional coordination is needed, but in general the utilities are 
adequate to serve the project. 

As is required for new development, the Village is requiring that existing aboveground utilities be buried, subject to review and 
approval by the Village Engineer. The Village will be initiating a longer term infrastructure planning process for Lehigh Avenue 
and developer coordination for utility alignments to and public improvements along Lehigh Avenue should be a condition of 
approval. 

Commission Review  
Appearance Commission  
On September 2, 2025, the Appearance Commission reviewed Case PC 25-07. At the conclusion of the discussion, the 
Appearance Commission recommended approval (5-0) of the application with recommended conditions. The Staff Report to 
the Appearance Commission has been included as “Attachment A.” 

Traffic Safety Commission  
On September 4, 2025, the Traffic Safety Commission (TSC) reviewed Case PC 25-07 and the Traffic Impact Study. At the 
conclusion of the discussion, the TSC voted unanimously (5-0) to recommend approval of the application with comments (see 
“Attachment B”).  

Departmental Review  
The proposed project was reviewed by several department representatives with the Fire Department and Department of Public 
Works providing comments (see “Attachment C”).  

• Building Department: No comments at this time.  
• Fire Department: In review of the proposed project, the Fire Chief indicated that, “The Fire Department would be 

concerned with tight clearances to the rear of the building for emergency access. With the amount of parking spaces 
this could further hinder our access if numerous vehicles were trying to exit the only pathway during an emergency.” 
In response to Fire Department comments, the applicant has revised the design to feature a fire lane on the north 
side of the building. 

• Public Works Department/Engineering: In review of the proposed project, the Village Engineer issued several 
comments dated June 30, 2025, regarding: 

o The need for updated turning diagram for a larger fire apparatus. 
o Additional analysis and discussion regarding proposed sewer alignments for the proposed development and 

the Moose Family Center. 
o Coordinating with the Village on right of way improvements along Lehigh Avenue. 
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Standards for Review 
The Standards for Subdivision are established in Section 12-16-4:D.3 of the Unified Development Code: 

12-16-4:D.3. Standards for Subdivisions: The following standards for evaluating subdivisions shall be applied in a 
reasonable manner, taking into consideration the restrictions and/or limitations which exist for the site being 
considered for development: 

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

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

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

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

5. Section 12-16-4:C.5 of the Unified Development Code establishes Standards for Special Uses, which are 
intended to be used for evaluating Special Use Permit requests. The Standards are as follows: 

12-16-4:C.5. 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. 

The applicant should be prepared to discuss how the project meets the above standards at the Plan Commission 
public hearing.  
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Recommendation 
Should the Plan Commission recommend approval of this application, staff suggests the following motion and conditions: 

Motion to recommend approval of Case PC 25-07, a request for approval of a Preliminary Plat of Subdivision, in 
accordance with Chapter 12-8 of the Morton Grove Municipal Code, and Special Use Permits with associated waivers for 
a 60-unit mixed-use development with ground floor commercial space for the property commonly known as 8500-8550 
Lehigh Avenue in Morton Grove, Illinois, subject to the following conditions: 

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

2. Prior to filing any Building Permit Application, the owner/applicant shall provide the Village with a final landscape 
plan, including required Tree Protection and Tree Preservation Plans, for review and approval by the Community 
Development Administrator and Appearance Commission Chairperson. If the landscape plan is deemed to be 
inconsistent with the approved plan or has not been modified to remove any invasive or undesirable species, the 
owner/applicant will be required to file an application for an amendment to the Appearance Certificate.  

3. The applicant shall install either fencing or year-round opaque screening a minimum of three feet in height within the 
proposed perimeter landscape bed along the west property line adjacent the FPDCC property. Any landscape 
installation along lot lines abutting the forest preserves must be limited to native species. 

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

5. If planter boxes or containers are provided, they must be fully planted with live vegetation when the outdoor seating 
area is in active use. When the outdoor seating area is not in active use, the planter boxes or containers must be (1) 
planted with an alternative seasonal decoration, (2) covered, or (3) removed.  

6. Only frosted glass or a similar type treatment shall be used for window areas permitted to be obscured including a 
ground floor fitness area facing Lehigh Avenue. The glass shall not be obscured with any mirrored coating, vinyl 
applique, artwork, or signage.  

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

8. Any portable signage shall be permitted pursuant to Section 10-10-8:E, except that the signage frame and base shall 
be constructed primarily of metal or wood, or as otherwise authorized by the Appearance Commission Chairperson.  

9. Prior to filing any Building Permit Application, the owner/applicant shall provide the Village with final sign plan 
indicating the location of monument signs that adhere to all setbacks and landscaping requirements. Final sign plans 
must be deemed consistent with Appearance Commission discussion, as determined by the Community 
Development Administrator. Sign colors shall blend with the building and storefront colors through use of 
complementary color ranges, or as otherwise approved by the Appearance Commission Chairperson. If the sign plan 
is deemed to be inconsistent with the approved plans, then the owner/applicant will be required to file an application 
for an amendment to the Appearance Certificate.   

10. Prior to filing any Building Permit Application, the owner/applicant shall provide the Village with final lighting plan and 
photometric analysis that meets the minimum requirements of Village Code for review and approval by the 
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Community Development Administrator and Village Engineer. The lighting plan and fixtures should also comply with 
all standards established in IDA’s lighting guidelines and any exterior lighting should be designed to minimize the 
amount of light entering into the forest preserves, to the best extent practicable. 

11. To mitigate bird collisions with the buildings’ window area, the development must adhere to bird-friendly design 
guidelines contained in the “Bird-Friendly Building Design” manual of the American Bird Conservancy (2015, 
https://abcbirds.org/wp-content/uploads/2015/05/Bird-friendly-Building-Guide_2015.pdf) where practicable. Mirrored 
coatings may not be used, but inconspicuous window films featuring simple dot or lined patterns are strongly 
encouraged. 

12. Prior to filing any Building Permit Application, the owner/applicant shall submit revised site and utility plans that 
indicate existing aboveground utilities will be relocated underground as required by the Village, subject to review and 
approval by the Village Engineer. 

13. Prior to filing any Building Permit Application, the owner/applicant shall provide the Village with a revised site and 
utility plans that indicate the proposed location of street lighting along Lehigh Avenue frontage, or engage in an 
agreement with the Village to reimburse the Village for the installation of street lighting, subject to review and 
approval by the Village Engineer. 

14. Conspicuous design elements shall be included in the final site design to provide awareness of the need to 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. 

15. The applicant shall comply with all comments issued by the Village Engineer in the communication dated 
June 20, 2025, by strict or alternative compliance, subject to the Village Engineer’s final approval.  

16. Approval shall be contingent on Board of Trustees approval of a vacation of a portion of Chestnut Street right of way 
located directly west of Lehigh Avenue right of way measuring approximately 0.531 acres, as presented under Case 
PC 25-08. 

17. [Any other condition(s) deemed appropriate by the Plan Commission] 

 

Attachments  
 Attachment A – Staff Report to the Appearance Commission for PC 25-07, prepared by Brandon Nolin, AICP, 

Community Development Administrator, dated August 26, 2025 

 Attachment B – Plan Review Comment Form for PC 25-07, prepared by Amit Shah, Traffic Safety Commission 
Chair dated September 5, 2025 

 Attachment C – Plan Review Comment Forms for PC 25-07, prepared Department Heads 

 Attachment D – Final Plans and Supporting Documents for PC 25-07 
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Attachment A 
Staff Report to the Appearance Commission for PC 25-07 

Prepared by Brandon Nolin, AICP, Community Development Administrator 
Dated August 26, 2025 

  



1 

 

 

 
To: Chairperson Pietron and Members of the Appearance Commission 

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

Date: August 27, 2025 

Re: Appearance Commission Case AC 25-08 
Request for an Appearance Certificate for site, building, landscape plans with associated waivers for a 60-
unit mixed-use development proposed under Applications for Special Use and Subdivision (PC 25-07) for the 
property commonly known as 8500-50 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 petitioned for vacation (PC 25-08) in Morton Grove, Illinois. The applicant is 8500 MG, LLC. 

STAFF REPORT 

Application Summary 
8500 MG, LLC (“applicant”) submitted complete Vacation, Subdivision, and Special Use Applications to the Department of 
Community and Economic Development requesting approval of a vacation of a portion of Chestnut Street right of way, a 
subdivision and consolidation of vacated and Village-owned property, and Special Use Permits to allow the construction of a 
57-unit mixed-use development with ground floor commercial space in a C/R Commercial/Residential District with associated 
variations to dimensional and use standards. The subject property is currently owned by the Village of Morton Grove. 
Redevelopment of the subject property will be contingent on the execution of redevelopment and purchase agreements 
between the applicant and Village. The property at 6419 Chestnut Street will continue to be owned by the Loyal Order of 
Moose (No. 376) and operated as the Morton Grove Moose Family Center. 

Subject Property 
The subject property at 8500-50 
Lehigh Avenue is located on the west 
side of Lehigh Avenue at its 
intersection with Chestnut Street and is 
generally situated between Lincoln 
Avenue to the north and Elm Street to 
the south. The Morton House 
Condominiums abut the subject 
property to the north and the Forest 
Preserves of Cook County abut the 
property to the west and south. The 
Morton Grove Metra station and 
commuter parking lot are located 
directly across Lehigh Avenue from the 
subject property at 8501 Lehigh 
Avenue.   
 

 

 

Community & Economic Development Department 

 

  

Subject Property Location Map 
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The overall development site measures approximately 2.05 acres and consists of the following three properties: 

1. 8500 Lehigh Avenue (0.535 ac +/-): This Village-owned property is currently vacant and will be sold to the applicant 
for redevelopment.  

2. 8550 Lehigh Avenue (0.983 ac +/-): This Village-owned property is currently improved with a commuter parking lot 
and will be sold to the applicant for redevelopment.  

3. Chestnut Street Right of Way (0.531 ac +/-): This 66-foot Village right of way is an asphalted street in poor 
condition. The right of way is petitioned to be vacated under Case PC 25-08, with portions to be deeded to the future 
abutting property owners, the Loyal Order of Moose No. 376 and the applicant.  

In March 2025, the Village issued a request for qualifications (RFQ) seeking a qualified developer to acquire and redevelop 
the Village-owned property at 8500-50 Lehigh Avenue for mixed-use, multi-family, or commercial development that aligns with 
the Village’s vision for a pedestrian-friendly and transit-oriented downtown with a vertical and horizontal mix of uses. The 
applicant’s submitted proposal was selected by staff as the preferred concept. Staff provided input on the initial concept and 
the applicant revised the project site plan and elevations to satisfy Village requirements and objectives. 

Another developer was previously granted a special use permit for the subject property in November 2023 (Ord. 23-24). That 
special use permit was for a 36-unit mixed-use development, but no substantive progress was made in implementing the 
approved improvement and the permit expired.  

Project Overview  
The applicant is proposing a four-story mixed-use development with 4,020 square feet of ground-floor commercial space and 
60 one- and two-bedroom residential units located throughout all four stories. The residential units are planned to be leased by 
the developer. The first-floor commercial uses are anticipated to include a mix of retail and restaurant space. An outdoor 
café/patio space is proposed for the north end of the building that would also provided additional fire lane access in case of 
emergency. 

The developer is proposing 133 parking spaces to the rear of the principal structures, nine (9) of which will be located in the 
Chestnut Street right of way. The development exceeds the Code’s base parking requirement of 130 parking spaces if the 
commercial space were used for retail. If the commercial space were used entirely as restaurant space then the total base 
parking required would be 141 spaces. Regardless of the base parking requirement used, the development exceeds the 
reduced transit-oriented development (TOD) parking requirement of 98 to 106 parking spaces allowed by the site’s proximity 
to the Metra station.  

A Vacation Application submitted by the applicant, to be reviewed under Case PC 25-08, petitions the Village to vacate 
Chestnut Street in order to maximize the development site area. Access to the Moose Lodge and mixed-use development is 
proposed to be provided by a new full-access driveway along the southern boundary of the site. The driveway will be privately 
owned and maintained by the developer. The proposed plaza at the north side of the building has been designed with 
mountable curb and a standard fire lane width to serve as an emergency accessway.  

The development meets Village requirements for density, lot width, and setbacks. The applicant is requesting Special Use 
Permit for minor modifications to the general and C/R District standards for mixed-use development. At the time of application, 
the applicant had not executed any leases for the ground-floor commercial space. The future tenants will be subject to all 
requirements set forth in the Special Use Permit. 

Site Design 
Section 12-5-7:A.3 establishes fundamental design principals for development in the C/R District, which “is intended to 
encourage the creation of a vibrant mixed-use neighborhood that allows for convenient access to local businesses and the 
Metra station while giving priority to pedestrians and residents.” The principals encourage a defined streetwall that creates a 
comfortable public space scaled for humans. The streetwall should be continuous, with gaps between buildings minimized, 
and the building design should be oriented to the pedestrian, with long stretches of blank and windowless walls to be avoided. 
Parking should be located behind buildings and site plans should be arranged to create focal points to guide pedestrians 
around corners and along the street. Developments should also provide a comfortable and safe sidewalk space with adequate 
room for streetscaping, public art, and outdoor seating. 
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The proposed site plan provides a setback of between 4.1 feet and 5.9 feet at the front lot line along much of Lehigh Avenue 
creating a strong streetwall. The development’s surface parking will be located to the rear of the principal structures and out of 
view from Lehigh Avenue, so as not to disrupt the pedestrian nature of the streetwall. The use of a singular public vehicular 
accessway creates a continuity in the streetwall. Recessed balcony areas with small patios on the ground floor and related 
changes in material break up the façade. A large central building entrance, ground floor residential patios, and a high degree 
of transparency provided by large ground floor windows will also help provide for a sense of activity at the street level. 
Landscaping areas along the buildings’ frontage and new street trees will also contribute to a vibrant and pedestrian-oriented 
public realm. The northern side setback will be heavily landscaped to provide buffering between the Morton House 
Condominiums, an abutting multi-family residential use to the north, and maintain visual interest along Lehigh Avenue.  

 
Proposed Site Plan 
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NOTE: 
The site plan and landscape plan 
and related architectural drawings 
were revised by the applicant to 
eliminate a retail space and related 
outdoor seating area at the south 
end of the building. Staff has request 
revised civil drawings that replace 
the previous, outdated building 
extent and landscaping. 
 
The sidewalk on the south side of 
the access drive along the south 
property line was also removed in 
the current application. 
 
 
Building Design 
In response to the RFQ and 
marketing of the site in previous 
years, the Village received 
proposals for much higher density 
multi-family and mixed-use 
development. Staff finds the four-
story mixed-use building proposed 
by the applicant to be scaled and 
sited in a manner that achieves a 
“downtown” feel but is respectful to 
surrounding structures and uses. 
The development will not impede the 
views of the six-story Morton House 
Condominiums or overshadow the 
single-story Moose Family Center.  

Architectural details such as horizontal coping and banding, awnings, and 
balconies also help break up the building facades and create visual 
interest. The following materials are being proposed as indicated on the 
proposed elevations: 

• Stucco and engineered panel siding – James Hardie  

• Brick veneer – Belden “Brandywine Velour” 

• Soldier course brick caps 

• Aluminum storefront window system – Kawneer “Dark Bronze” 

• Fabricated balconies – Midwest Iron 

• Metal parapet cap 

The applicant is expected to provide additional details regarding 
the proposed materials and address the durability and long-term 
maintenance of the materials proposed.  

Revised site plan (TOP); Outdated site plan in civil drawings (BOTTOM) 
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Proposed Development Rendering – Lehigh Avenue frontage (viewed from northeast) 

 

Proposed East Elevation with Material Callouts (North end of Building) 
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Façade Transparency 
Section 12-5-7:A.3.k of the Morton Grove Municipal Code establishes minimum requirements for facade transparency for 
mixed-use developments in the C/R district. Facade transparency creates a visual connection between indoor and outdoor 
spaces, enhances a building’s aesthetic appeal, and fosters a sense of security and vibrancy for pedestrians. Typically, 
facade transparency minimums are applied along elevations fronting on streets. In this case, the buildings were requested by 
staff to be designed in a manner where no elevation would be treated as a rear elevation. Window area was more equitably 
spread across all four elevations.  

Per code, at least 50% of the wall area that is between two (2) and 12 feet above grade shall be occupied by windows and/or 
entry doors. The proposed elevations for the north and east façades compliant, however the south and west façades are 3.2% 
and 3.3% below the required 50% transparency. On the east elevation facing Lehigh Avenue, within the specified area 
between two and 12 ft. above grade, is 53.8% transparent. The applicant is requesting waivers to the minimum percentage of 
facade transparency required by Code to allow the building elevations as presented. 

A fitness area is proposed for the first floor facing Lehigh Avenue. The applicant should speak to any potential waivers 
needed to allow obscured or frosted glass for the fitness area or any other potential deviations from clear 
transparent glass. 

An overview of proposed facade transparency as it relates to Village Code requirements is provided in the following table.  

Development 
Control 

Requirement Proposed Waivers Requested 

Facade 
Transparency 
(12-5-7:A.3.k) 

Min. 50% of wall area 
between 2 and 12 feet 
above grade shall be 
occupied by windows 
or entry doors 

   East elevation (street): 53.8% 
   North elevation (plaza): 71.9%  
   West elevation (parking): 46.7%  
   South elevation (access drive): 
46.8% 
 

   East elevation (street): Compliant 
   North elevation (plaza): Compliant 
   West elevation (parking): 3.3% 
   South elevation (access  drive): 3.2% 
 

Clarity 
(12-5-7:A.3.k.1) 

Clear transparent 
glass  

Unknown 
Potential waiver to allow obscure glass 
for fitness and service spaces only 

Tinting & 
Screening 
(12-5-7:A.3.k.2) 

Tint, internal 
screening, patterns, 
and mirrored coating 
prohibited 

No tint, internal screening, patterns, or 
mirrored coating proposed 

Compliant 

Coatings 
(12-5-7:A.3.k.3) 

Limited to minimum U-
factor requirement in 
the State-adopted 
International Energy 
Conservation Code 

Coating limited to minimum U-factor 
requirement 

Compliant 

Grade 
(12-5-7:A.3.k.4) 

Commercial grade and 
design 

Commercial grade and design Compliant 

Obstruction 
(12-5-7:A.3.k.5) 

No obstruction beyond 
Chapter 10-10 
permissions 

No obstruction beyond Chapter 10-10 
permissions 

Compliant 

 
Bird-friendly Design 
To mitigate bird collisions with the buildings’ window area, especially considering the development’s proximity to natural areas, 
staff recommends as a condition of approval that the development must adhere to bird-friendly design guidelines contained in 
the “Bird-Friendly Building Design” manual of the American Bird Conservancy (2015, https://abcbirds.org/wp-
content/uploads/2015/05/Bird-friendly-Building-Guide_2015.pdf) where practicable. Mirrored coatings may not be used and 
inconspicuous window films featuring simple dot or lined patterns are strongly encouraged.  
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Landscape Design 
The applicant submitted a landscape plan prepared by RWG, LLC. The applicant is requesting two waivers to the landscaping 
requirements set forth in Chapter 12-11: (1) a waiver of one tree to the minimum requirement for trees planted in the abutting 
public right of way and (2) a waiver to permit limited landscaping along the westernmost and southernmost lot lines abutting 
property owned and operated by the Forest Preserve District of Cook County (FPDCC). 

Nine new street trees are proposed along Lehigh Avenue. Staff is concerned that additional trees within the public right of way 
will conflict with valet /loading zone that will be desirable for potential future restaurant operations at the project, and is 
supportive of the waiver of one tree. With respect to the proposed waiver to allow no landscaping or alternative screening 
along lot lines abutting forest preserve property, staff recommends reducing the minimum screening height to three feet, 
where five feet are typically required by Code, or as otherwise recommended by Forest Preserve District staff. Staff is 
concerned that headlights from vehicles in the parking and driveway areas will be disturbing to these biologically sensitive 
areas and should be shielded. With the condition of approval recommended by Staff, the developer may install fencing or 
year-round opaque screening a minimum of three feet in height. Staff also recommends that any landscape installation along 
lot lines abutting the forest preserves must be limited to native species.  

The Village’s applicable landscape requirements and requested waivers are outlined in the following table.  

Development Control Requirement Proposed Waivers Requested 

Landscape Area  
(12-11-2:B.1.a) 

Min. 8% of total site in a TIF 
District, the majority of which is to 
be provided along the street ROW 

8.1% Compliant 

Public Parkway Trees  
(12-11-1:B.4) 

Parkway trees required with max. 
40-ft. separation, min. 2.5-in. 
caliper 

9 trees / 382.2 ft. frontage = avg. 
42.5-foot separation 

Waiver of 1 tree and 
average 2.5 feet to 
maximum separation  

Irrigation  
(12-11-3:G) 

Underground irrigation system or 
readily available water supply 
required 

Hose bib access to maintain exterior  Compliant 

Parking Lot Screening 
Abutting Private 
Property 
(12-11-4:B.2) 

Landscaping or structure required, 
min. 5-ft. buffer yard with berm, 
hedge, maintenance free barrier 5-
6 ft. in height 

North lot line: 4 ft. landscape bed 
West lot line abutting FPDCC      
      property: 1.6 ft. setback, no 
landscape buffer (groundcover only) 
West lot line abutting Moose 
property: 5 ft. landscape bed 
South lot line abutting FPDCC 
property: 6 ft. setback, no landscape 
buffer (groundcover only) 

North lot line: Waiver of 
1 ft. to allow a landscape 
screen of 4 ft.;  
West lot line abutting 
FPDCC: Waiver of 3.4 ft. 
to allow a landscape 
screen of 1.6 ft. 
West lot line abutting 
Moose property: 
Compliant 
South lot line abutting 
FPDCC property: Waiver 
to permit groundcover 
only 

Parking Lot 
Landscaping Islands  
(12-11-4:B.3) 

Min. 40 sq. ft.; 1 tree per single row 
island; 2 trees per double row 
island 

189 – 500 sq. ft. 
1-2 trees pe 

Compliant 

Parking Lot 
Landscaping Area (Lot 
> 20,000 SF) 
(12-11-4:B.3) 

Min. 7% of paved area, not 
including buffer landscape area 
(or trash enclosures) 

9.4.2% Compliant 

Parking Bay Length  
(12-11-4:B.3) 

Max. 20 spaces in an uninterrupted 
row 

Bays < 20 spaces Compliant 

Screening  
(12-11-4) 

Min. 5-ft. screening for all loading 
docks, equipment enclosures, and 
trash areas (see 12-11-4 for 
allowed screening types) 

Trash areas are interior or screened Compliant 
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Due to the subject property’s proximity to natural areas, staff recommends as a condition of Appearance Certificate approval 
that the submitted landscape plan include only species that are not invasive or undesirable. Staff reviewed the proposed plant 
list against the Northwest Illinois Forestry Association invasive plants list and did not identify any invasive species. Staff has 
concerns regarding the proposed use of “Grow-low Sumac.” The same plant has been used in several projects in the Village 
and some larger installations such as in parking lot islands at the Sawmill Station retail center have experienced die-offs due 
to a fungus. The applicant should confirm the use of non-invasive species and the potential plan substitutions and the 
ability to maintain plant health for proposed species. 

Tree Preservation 
The applicant did not provide the required tree survey and tree preservation plan, but has indicated the required items will be 
provided to the Appearance Commission prior to the scheduled meeting. Protected trees are defined as non-nuisance species 
with a diameter at breast height of 12 inches or greater per the Village’s Tree Ordinance (Ord. 24-28). Staff site visits indicate 
that a total of two protected trees are on the subject property, located on the east end of the Village-owned parking lot at 8550 
Lehigh. Those trees will need to be removed during construction as they are within the footprint of the proposed building. As 
such, two tree replacements or a fee-in-lieu will be required for the two lost protected trees. The Tree Protection and Tree 
Preservation Plans should be required as a condition of approval and the applicant should speak to their willingness 
and ability to comply with tree preservation requirements. 

 
Proposed Landscape Plan 
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Lighting 
The development’s proposed lighting plan should be discussed, especially due to the subject property’s adjacency to 
biologically sensitive forest preserves owned and operated by the FPDCC. The applicant submitted a photometric plan 
showing levels of illumination along lot lines abutting forest preserve property measuring up to 1.4 foot-candles. Levels along 
the north lot line abutting the Morton House Condominiums measure up to 1.3 foot-candles and levels along lot lines abutting 
Moose Family Center property measure up to 1.0 foot-candles.   

Per Section 12-4-3:B.5, lighting of parking and loading areas must be a minimum of one foot-candle on the surface. However, 
such lighting must be confined to the property boundary and reach as close to zero illumination at the property boundaries as 
possible. Glare may not be evident from surrounding properties or adjacent public rights of way.  

Section 12-12-3 of the Unified Development Code establishes lighting fixture standards. 
For off-street parking areas, lighting must be directed away from adjacent property, 
streets, and other public rights-of-way. All lighting units must be of the full cutoff type, 
meaning luminaires may not emit any light above the source’s horizontal plane. The 
International Dark-Sky Association (IDA) recommends full cutoff fixtures, which minimize 
glare and light trespass. The applicant did not provide specification sheets for the 
selected site lighting fixtures and should confirm whether the proposed site lighting 
fixtures qualify as full cutoff fixtures. 

The proposed sconce for building up lighting is shown to the right. Sconces are proposed 
to be placed between the majority of the windows and entrances on the east elevation 
facing Lehigh Avenue, as well as the west elevation facing the parking lot.   

Staff recommend as a condition of approval that the applicant submit a revised 
lighting plan that includes required specification sheets to meet all lighting 
requirements of the Village of Morton Grove including achieving close to zero 
illumination at the property lines, subject to approval by the Village Engineer. The 
lighting plan and fixtures should also comply with all standards established in IDA’s 
lighting guidelines and any exterior lighting should be designed to minimize the amount of 
light entering into the forest preserves, to the best extent practicable.  

Outdoor Seating Areas 
Per Section 12-5-5:C, it outdoor seating areas are in excess of 100 square feet, adequate landscaping and screening must be 
provided, subject to review and approval by the Appearance Commission. Outdoor seating area requirements are outlined in 
the following table.  

Development Control Requirement Proposed Waivers Requested 

Outdoor Seating Area 
Location  
(12-5-5:C.1) 

Not permitted in public right of 
way 

Not proposed in public right of way Compliant 

Outdoor Seating Area 
Design 
(12-5-5:C.2-4) 

Not permitted in a required 
landscape area, must be on a 
hard surface, must provide min. 
3 ft. pedestrian access 

Outdoor seating not in a required 
landscape area, on a concrete 
sidewalk, min. 3 ft. pedestrian access 

Compliant 

Advertisement 
(12-5-5:C.13) 

No advertising is permitted on 
umbrellas or screening 

No advertising proposed Compliant 

 
It is not clear whether portions of the Lehigh Avenue frontage would be used for outdoor seating, or if that would be restricted 
to the seating area identified along the northern edge of the property. The applicant would be required to enter into a license 
agreement with the Village any use of the Lehigh Avenue public right of way for outdoor seating. The Village may impose 
additional requirements to mitigate liability for private use of Village-owned property and the final outdoor seating area plan will 
be subject to approval by the Village Administrator.  
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The applicant should confirm the 
potential locations of future outdoor 
seating and speak to what kind of 
protections and screening will be 
provided for diners within the outdoor 
seating areas in the Lehigh Avenue 
public right of way.  
Staff recommends that as a condition of 
Appearance Certificate approval, all final 
outdoor seating area plans, including 
screening and furniture specifications, 
must be reviewed and approved by the 
Appearance Commission Chairperson. 
The Chairperson may require full 
Appearance Commission review if the 
quality and design of the outdoor seating 
areas is not in keeping with the quality 
and design of the overall development. 
Language regarding planter box 
maintenance is also included as a 
condition. 
 
 
 
 

Signage 
Because no specific tenants are being proposed at this time, a signage plan for the development was not submitted to the 
Appearance Commission for review. All signage is expected to comply with all requirements of Chapter 10-10 unless waivers 
are requested and approved by the Appearance Commission at a later date. The applicant should speak to the types of 
tenant and directional signage they anticipate and how the signage will be designed to be cohesive and 
complementary to the overall development.   

In order to maintain a high quality “downtown” feel, staff recommends conditions of approval that will enhance the overall 
quality of signage and attention-seeking ornamentation serving the development:  
 

1) Sign colors shall blend with the building and storefront colors through use of complementary color ranges, or as 
otherwise approved by the Appearance Commission Chairperson.  

2) Any portable signage shall be permitted pursuant to Section 10-10-8:E, except that the signage frame and base shall 
be constructed primarily of metal or wood, or as otherwise authorized by the Village Administrator.  

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

To maintain visibility for the Moose Family Center from Lehigh Avenue, staff recommends the approval of various waivers to 
allow the installation of two signs by the developer without further review by the Appearance Commission: (1) the installation 
of a new entry monument sign just south of the new access drive to replace the existing off-premises pole sign on the east 
side of Lehigh Avenue, and (2) the installation of a new monument sign at the southwest corner of subject property, just north 
of the new access drive at the entrance to the Moose parking lot. 

The above waivers are intended to authorize a replacement of the previous off-premises Moose Family Center pole sign with 
a monument sign that is compliant regarding dimensions, but that is located off-premises on property to be owned by the 
applicant. Should the Moose Family Center or applicant propose signage that is larger than described, additional waivers by 
the Appearance Commission may be required.  

Detail of Proposed Outdoor Seating Area 
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The proposed sign details indicate landscaping of some kind will surround the proposed monument sign. Code requires a 
minimum of a two-foot (2’) landscape bed to surround each monument sign and be planted with shrubs at least three feet (3') 
in height at planting and may also include perennials, turf or other live ground cover. Staff is not supportive of a waiver for this 
requirement and has included this as a condition of approval.  

  

Proposed Sign at entry to Moose Parking lot (Bottom left); Proposed sign at Lehigh Avenue (Bottom Right) 

The Code requirements and requested waivers for the proposed off-premises monument signage are outlined in the following 
table.  

Development Control Requirement Proposed Waivers Requested 

Monument Sign 
Quantity 
(10-10-7:G.2) 

Max. 1 ground monument sign per 
150 ft. of street frontage 

2 monument signs per 382.2 ft. of 
street frontage 

Compliant 

Monument Sign Height 
(10-10-7:G.2) 

Max. 10 ft. per sign combined, 
max. 25 ft. per sign individually 

Access Drive: 4ft. 
Parking Lot Entrance: 4 ft. 

Compliant 

Monument Sign Area 
(10-10-7:G.2) 

Max. 50 sq. ft. per sign face 
Access Drive: 14 sq. ft. 
Parking Lot Entrance: 12 sq. ft. 

Compliant 

Monument Sign 
Structural Base  
(10-10-7:G.3) 

Min. 75% base must be materials 
compatible with the building 

Access Drive: 100% 
Parking Lot Entrance: 100% 

Compliant 

Monument Sign 
Location 
(10-10-7:G.6) 

Min. 50% height or 4 ft. from public 
right of way, whichever is greater 

Access Drive: 5 ft. from Lehigh Avenue 
Parking Lot Entrance: 5 ft. from Access 
Drive 

Compliant 

Monument Sign 
Landscape bed 
(10-10-7:G.5) 

Min. 2 ft. from base, shrubs min. 3 
ft. in height 

Min 2 ft. from base on 3 sides of 
monument sign 

Waiver to allow no 
landscape bed 

Off-Premises Signs 
(10-10-5:B) 

Off-premises signs prohibited 
Proposed off-premises signage on 
south side of new access drive near 
Lehigh Avenue 

Waiver to allow 
replacement of Moose 
Family Center off-
premises signage on 
adjacent private 
property  
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Appearance Commission Review  
In accordance with Unified Development Code Section 12-12-1:C, all site, landscape and building plans are to be reviewed by 
the Appearance Commission, and an Appearance Certificate by the Commission granted, prior to the issuance of a building 
permit. 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) 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 for site, building, landscape plans, with 
associated waivers described herein, for a 60-unit mixed-use development proposed under Applications for Special Use and 
Subdivision (PC 25-07) for the property commonly known as 8500-50 Lehigh Avenue and a portion of Chestnut Street right of 
way petitioned for vacation in Morton Grove, Illinois, staff recommends the following conditions of approval:  

1. Prior to filing any Building Permit Application, the owner/applicant shall provide the Village with a final landscape 
plan, including required Tree Protection and Tree Preservation Plans, for review and approval by the Community 
Development Administrator and Appearance Commission Chairperson. If the landscape plan is deemed to be 
inconsistent with the approved plan or has not been modified to remove any invasive or undesirable species, the 
owner/applicant will be required to file an application for an amendment to the Appearance Certificate.  
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2. The applicant shall install either fencing or year-round opaque screening a minimum of three feet in height within a 
five-foot (5’) perimeter landscape bed along the west property line adjacent the FPDCC property. Any landscape 
installation along lot lines abutting the forest preserves must be limited to native species. 

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

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

5. If planter boxes or containers are provided, they must be fully planted with live vegetation when the outdoor seating 
area is in active use. When the outdoor seating area is not in active use, the planter boxes or containers must be (1) 
planted with an alternative seasonal decoration, (2) covered, or (3) removed.  

6. Only frosted glass or a similar type treatment shall be used for window areas permitted to be obscured, such as 
fitness and service areas. The glass should not be obscured with any mirrored coating, vinyl applique, artwork, or 
signage.  

7. Before any Building Permit Application is filed, a revised sign detail shall be provided indicating a two-foot (2’) 
landscape bed surrounding each proposed monument sign including plantings three feet (3’) in height, subject to 
review and approval b the Community Development Administrator. 

8. All ground monument and pylon signs shall be located in a landscaped bed that extends at least two feet (2') from the 
base on all sides. The landscape bed of a pylon sign shall be planted with shrubs at least three feet (3') in height at 
planting and may also include perennials, turf or other live ground cover. 

9. Sign colors shall blend with the building and storefront colors through use of complementary color ranges, or as 
otherwise approved by the Appearance Commission Chairperson.  

10. Any portable signage shall be permitted pursuant to Section 10-10-8:E, except that the signage frame and base shall 
be constructed primarily of metal or wood, or as otherwise authorized by the Appearance Commission Chairperson.  

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

12. Before any Building Permit Application is filed, the lighting plan must be revised to meet all lighting requirements of 
the Village of Morton Grove. The lighting plan and fixtures should also comply with all standards established in IDA’s 
lighting guidelines and any exterior lighting should be designed to minimize the amount of light entering into the forest 
preserves, to the best extent practicable.  

13. To mitigate bird collisions with the buildings’ window area, the development must adhere to bird-friendly design 
guidelines contained in the “Bird-Friendly Building Design” manual of the American Bird Conservancy (2015, 
https://abcbirds.org/wp-content/uploads/2015/05/Bird-friendly-Building-Guide_2015.pdf) where practicable. Mirrored 
coatings may not be used, but inconspicuous window films featuring simple dot or lined patterns are strongly 
encouraged. 

14. [Any other condition(s) deemed appropriate by the Appearance Commission] 
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Attachment B 
Plan Review Comment Form for PC 25-07,  

Prepared by Amit Shah, Traffic Safety Commission Chair  
Dated September 5, 2025 

  



 

 

REVIEWING:                 BUILDING FIRE      POLICE PUBLIC WORKS/ENGINEERING         TSC 
 

 
VILLAGE OF MORTON GROVE, ILLINOIS 

PLAN REVIEW COMMENT FORM 
 

DATE DISTRIBUTED: 8/15/2025 

CASE NUMBER: PC 25-07 

APPLICATION: Request for approval of Special Use Permits for a 57-unit mixed-use development with ground floor commercial space 
in a C/R Commercial/Residential District (12-4-3:D) with variations for rear yard impermeable coverage (12-2-5:B.3), setback for open 
accessory parking spaces and balconies (12-2-6:G), location of outdoor seating areas in a public right of way (12-5-5:C), facade 
transparency (12-5-7:A.3.k), dwelling units per acre (12-5-7:C), residential unit location (12-5-7:D.1), and parking lot screening abutting 
private property (12-11-3:B.2) for the property commonly known as 8500-8550 Lehigh Avenue in Morton Grove, Illinois.  

 

A Special Permit Application has been submitted to the Plan Commission for action. Please return your review to the Department of 
Community and Economic Development by Friday, September 5, 2025. 
 

Thank you,  
Brandon Nolin, AICP 
Community Development Administrator  
 

 

COMMENTS OR CONCERNS 
 

 

1. Contact Metra to evaluate whether any changes to signal timing and gating are needed due to increased traffic 
related to the proposed development. 

2. Developer should coordinate with the Village Engineer to properly locate crosswalks and include signage or 
traffic control such as a signal to ensure proposed crosswalks across Lehigh Avenue are safe for pedestrians. 

 
 
 
 
 
 
 
 
 
 
 

 
These comments accurately represent existing Village regulations or policies.  
 
Name (please print): Amit Shah, Traffic Safety Commission Chairman 
 
Signed: 
 
Date: 9/5/2025 
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Attachment C 
Plan Review Comment Forms for PC 25-07 

Prepared by Department Heads 

  



REVIEWING:   BUILDING FIRE  POLICE PUBLIC WORKS/ENGINEERING   TSC 

VILLAGE OF MORTON GROVE, ILLINOIS 

PLAN REVIEW COMMENT FORM 

DATE DISTRIBUTED: 6/25/2025 

CASE NUMBER: PC 25-07 

APPLICATION: Request for approval of Special Use Permits for a 60-unit mixed-use development with a restaurant and café in a C/R 
Commercial/Residential District (12-4-3:D) with variations for rear yard impermeable coverage (12-2-5:B.3), setback for open accessory 
parking spaces and balconies (12-2-6:G), location of outdoor seating areas in a public right of way (12-5-5:C), facade transparency (12-
5-7:A.3.k), dwelling units per acre (12-5-7:C), residential unit location (12-5-7:D.1), parkway trees (12-11-2:B.4), and parking lot
screening abutting private property (12-11-3:B.2) for the property commonly known as 8500-8550 Lehigh Avenue in Morton Grove,
Illinois.

A Special Permit Application has been submitted to the Plan Commission for action. Please return your review to the Department of 
Community and Economic Development by Friday, July 11, 2025. 

Thank you,  
Brandon Nolin, AICP 
Community Development Administrator  

COMMENTS OR CONCERNS 

The Fire Department would be concerned with tight clearances to the rear of the building for emergency access. With the 
amount of parking spaces this could further hinder our access if numerous vehicles were trying to exit the only pathway 
during an emergency.  

These comments accurately represent existing Village regulations or policies.  

Name (please print): Dennis Kennedy 

Signed: Dennis Kennedy 

Date: July 10, 2025 



RE: 8500-50 Lehigh Comment Form

From Chris Tomich <ctomich@mortongroveil.org>
Date Mon 6/30/2025 12:23 PM
To Brandon Nolin <bnolin@mortongroveil.org>; James English <jenglish@mortongroveil.org>; Rick Dobrowski

<rdobrowski@mortongroveil.org>
Cc Anne Ryder Kirchner <akirchner@mortongroveil.org>; Michael Lukich <mlukich@mortongroveil.org>

Brandon,

I did not review all 209 pages of the submittal, so my comments may reflect some knowledge gaps.

Fundamentally, the Village wants no proposed public infrastructure on this property. Existing public infrastructure
will need to be reevaluated for abandonment to the extent practical. The existing infrastructure within the site is
aged and should be renewed to the extent possible.

The proposed emergency overland flow path will need to be directed toward Lehigh Avenue.

I have concerns about reporting a lower traffic count from a larger residential development. It is intuitive that
nearly all retail/commercial trips will happen by car and the previous development showed that when compared
with the new development. TOD is expected to produce less trips, but that is highly dependent on the TOD
location and purchasers. Some “error analysis” should be performed for the new development, unless the
developer can control the number of vehicles residents will own. See traffic study narrative below. The
information provided is too voluminous for me to review everything. The developer should acknowledge high
reliance on the previous development and provide a solid reassessment of the original development and clearly
identify the changes and the affects/effects of those changes.

Development Traffic Impact Comparison
Per information published in the Highway Capacity Manual (HCM) and as described in the January
2022 traffic study, Lehigh Avenue has a capacity of about 10,000 vehicles per day (vpd), while the
street currently carries about 2,950 vpd based on average daily traffic data from IDOT. Based on the
AADT on Lehigh Avenue near the site and the daily trip projections for the original and new
development plans, the impact to Lehigh Avenue is summarized below:
• Original Development Plan: 937 new daily trips è ~3,890 vpd on Lehigh Avenue
• New Development Plan: 751 new daily trips è ~3,700 vpd on Lehigh Avenue (5% lower)
The approximately 3,700 vpd on Lehigh Avenue is anticipated to be accommodated given the
roadway’s daily capacity of 10,000 vpd.

I would push them on the TOD successes their promotional literature provides. The Reserve and Drake Mixed Use
in Glenview may be good TOD with longevity on its side. Let us get them to do a reassessment of what they
projected for those developments and what the traffic counts look like now.

The turning path plans should provide better clearances for the Fire Department. The previously approved
development had a straight emergency access route between the two buildings. This route has been eliminated
the redundant route.

The proposed storm and proposed sanitary shown in the utility plan sheet need to be separated into a storm
manhole and sanitary manhole for a future time when the combined sewer is separated into storm and sanitary



sewers.

The sanitary sewer is begging for refinement. First, the Moose building sewer should be realigned directly to
Lehigh Avenue and be maintained by the Moose as a private sewer. More engineering work needs to be done
with the feasibility of the Moose realignment. Second, the need for a grease basin could be reassessed. If needed,
the sewer alignment is acceptable. If the grease basin could be eliminated, then the building sewer could be
shortened.

The existing Chestnut Avenue sanitary sewer needs to reevaluated because there is no known domestic waste
upstream of the dead end of Chestnut. The developer would be responsible to determine upstream connections
and abandon, if possible.

This is a tight site with a single entrance (emergency entrance eliminated by proposed building changes) in a high
profile location. We need a higher level of confidence of success than at other locations within the Village. This is
the reason for my concern between what is promised in an application and what is developed.

The existing conditions for the development should illustrate the train station improvements currently being
constructed. The traffic study and proposed plans should be modified to incorporate all of the contracted train
station improvements (entrance, crosswalks, lighting, etc.) as part of the initial submittal.

The Village should engage with the applicant with regard to public improvements within the Lehigh Avenue ROW
as part of the initial application. The utility burial, streetscape, pavement improvements, etc. should be
coordinated internally and articulated to the applicant.

Chris
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Attachment D 
Final Plans and Supporting Documents for PC 25-07 

1. Subdivision Application, submitted by 8500 MG, LLC, received August 11, 2025
2. Project Narrative, submitted by 8500 MG, LLC, received August 11, 2025
3. Legal Description, submitted by 8500 MG, LLC, received August 11, 2025
4. Plat of Survey, prepared by Terra Technology Land Surveying, dated December 28, 2021
5. Preliminary Plat of Subdivision, prepared by Terra Technology Land Surveying, dated December

28, 2021
6. Special Use Application, submitted by 8500 MG, LLC, received August 11, 2025
7. Legal Description, submitted by Midwest RE Acquisitions, LLC, received May 12, 2025
8. Project Narrative, submitted by 8500 MG, LLC, received August 11, 2025
9. Site Context, prepared by BSB Design, dated August 7, 2025
10. Site Illustrative Plan, prepared by BSB Design, dated August 5, 2025
11. Floor Plates, prepared by BSB Design, dated August 5, 2025
12. Conceptual Unit Plans, prepared by BSB Design, dated August 5, 2025
13. Exterior Elevations, prepared by BSB Design, dated August 11, 2025
14. Site Plan, prepared by BSB Design, revised August 26, 2025
15. Conceptual Landscape Plan, prepared by RWG Engineering, revised August 26, 2025
16. Conceptual Landscape Details, prepared by BSB Design, revised August 5, 2025
17. Preliminary Site Geometric And Paving Plan, prepared by RWG Engineering, prepared August 8,

2025
18. Preliminary Grading Plan, prepared by RWG Engineering, prepared August 8, 2025
19. Preliminary Utility Plan, prepared by RWG Engineering, prepared August 8, 2025
20. Fire Truck Maneuvering Plan, prepared by RWG Engineering, prepared August 8, 2025
21. Garbage Truck Maneuvering Plan, prepared by RWG Engineering, prepared August 8, 2025
22. Photometric Analysis, prepared by A+M, prepared July 31, 2025
23. Traffic and Parking Impact Study, prepared by Kimley-Horn and Associates, Inc., dated August

8, 2025









Station 58-Hundred 

8500-8550 Lehigh Avenue 

Morton Grove, Illinois 

Project Narrative 

The Applicant, 8500 MG, LLC is seeking special use approval, subdivision approval and 

right-of-way vacation approval in order to redevelop the Village-owned subject property 

with a mixed-use development. The site consists of an approximately 1.520 acre property 

located on the north and south sides of Chestnut Street, west of Lehigh Avenue. The 

Applicant is seeking to vacate the portion of Chestnut Avenue adjacent to both parcels. 

Upon vacation, the development parcel will total 2.05 acres. The site is just west of the 

METRA station located on Lehigh Avenue. St Paul Woods is directly west of the subject site. 

The Applicant proposes to construct a 60-unit, four-story mixed-use elevator building that 

includes residential multi-family units, commercial space, parking and amenities. The 

residences will consist of one- and two-bedroom units with high-end finishes and multiple 

floor plan options. The residential amenities include an entry lounge, co-work area, a fully 

equipped fitness center and an outdoor terrace facing Lehigh Avenue. The proposed 

building will feature over 4,000 sq feet of commercial space on the first floor, with outdoor 

patio space. 

This prime location on Lehigh Avenue west of the Metra Station allows for an opportunity to 

extend Morton Grove's Downtown neighborhood west to encompass the Lehigh Avenue 

corridor and Metra Station. Chestnut Street currently bisects the site and it is proposed to 

be vacated with access to the Moose Family Center to be adjusted to the south side of the 

site. The overhead wires will be placed underground, and the Chestnut Street utilities will 

be relocated. 

The mixed-use building is designed to create a dynamic streetscape along Lehigh, 

incorporating outdoor dining areas and the residential entrance and terrace facing east 

towards the historic downtown and Gateway Park. The parking area on the west side of the 

site is shielded by the building and a valet/drop-off area is proposed along the west side of 

Lehigh along with the potential of on-street parking to provide additional retail parking. The 

units will all have balconies, and the building fa9ade materials will be brick, cultured stone 

and cementitious panels creating a classic look that will enhance the surrounding 

architecture. The building will be approximately 54' tall with the first-floor height expanded 

to meet the requirements of the commercial and fitness areas and 9' ceilings on the upper 

residential floors. 



LEGAL DESCRIPTION 
 
THE SOUTH 120 FEET OF LOTS 6, 7, 8, 9, 10, AND 11 IN BLOCK 1 IN MORTON GROVE, 
BEING A SUBDIVISION OF THE EAST 4.63 CHAINS OF THAT PART OF THE NORTHEAST 
QUARTER LYING SOUTH OF GROSS POINT ROAD AND THE NORTH 3 ACRES OF THE 
EAST 10 ACRES OF THE NORTH HALF OF THE SOUTHEAST QUARTER OF SECTION 19, 
AND THAT PART OF THE NORTHWEST QUARTER OF SECTION 20 LYING SOUTH OF 
GROSS POINT ROAD AND WEST OF CHICAGO, MILWAUKEE AND ST. PAUL RAILROAD, 
IN TOWNSHIP 41 NORTH, RANGE 13, EAST OF THE THIRD PRINCIPAL MERIDIAN, IN 
COOK COUNTY, ILLINOIS 
 
LOTS 12 IN BLOCK 1 EXCEPTING THEREFROM THAT PART LYING EAST OF A LINE 
DRAWN PARALLEL WITH THE WEST LINE OF LOT 12, SAID LINE BEING 34 FEET (AS 
MEASURED ALONG THE SOUTH LINE OF LOT 12) WEST OF THE INTERSECTION OF THE 
WESTERLY LINE OF LEHIGH AVE. AND THE NORTH LINE OF CHESTNUT ST. IN MORTON 
GROVE, BEING A SUBDIVISION OF THE EAST 4.63 CHAINS OF THAT PART OF THE 
NORTHEAST QUARTER LYING SOUTH OF GROSS POINT ROAD AND THE NORTH 3 
ACRES OF THE EAST 10 ACRES OF THE NORTH HALF OF THE SOUTHEAST QUARTER 
OF SECTION 19, AND THAT PART OF THE NORTHWEST QUARTER OF SECTION 20 
LYING SOUTH OF GROSS POINT ROAD AND WEST OF CHICAGO, MILWAUKEE AND ST. 
PAUL RAILROAD, IN TOWNSHIP 41 NORTH, RANGE 13, EAST OF THE THIRD PRINCIPAL 
MERIDIAN, IN COOK COUNTY, ILLINOIS 
 
LOTS 3, 4, AND 5 IN BLOCK 2 IN MORTON GROVE, BEING A SUBDIVISION OF THE EAST 
4.63 CHAINS OF THAT PART OF THE NORTHEAST QUARTER LYING SOUTH OF GROSS 
POINT ROAD AND THE NORTH 3 ACRES OF THE EAST 10 ACRES OF THE NORTH HALF 
OF THE SOUTHEAST QUARTER OF SECTION 19, AND THAT PART OF THE NORTHWEST 
QUARTER OF SECTION 20 LYING SOUTH OF GROSS POINT ROAD AND WEST OF 
CHICAGO, MILWAUKEE AND ST. PAUL RAILROAD, IN TOWNSHIP 41 NORTH, RANGE 13, 
EAST OF THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 
 
Containing 1.520 +/- 













Station 58-Hundred 

8500-8550 Lehigh Avenue 

Morton Grove, Illinois  

Project Narrative 

The Applicant, 8500 MG, LLC is seeking special use approval, subdivision approval and right-of-
way vacation approval in order to redevelop the Village-owned subject property with a mixed-
use development.  The site consists of an approximately 1.520 acre property located on the 
north and south sides of Chestnut Street, west of Lehigh Avenue.  The Applicant is seeking to 
vacate the portion of Chestnut Avenue adjacent to both parcels.  Upon vacation, the 
development parcel will total 2.05 acres.  The site is just west of the METRA station located on 
Lehigh Avenue.  St Paul Woods is directly west of the subject site. 

The Applicant proposes to construct a 60-unit, four-story mixed-use elevator building that 
includes residential multi-family units, commercial space, parking and amenities. The residences 
will consist of one- and two-bedroom units with high-end finishes and multiple floor plan 
options. The residential amenities include an entry lounge, co-work area, a fully equipped 
fitness center and an outdoor terrace facing Lehigh Avenue. The proposed building will feature 
over 4,000 sq feet of commercial space on the first floor, with outdoor patio space. 

This prime location on Lehigh Avenue west of the Metra Station allows for an opportunity to 
extend Morton Grove’s Downtown neighborhood west to encompass the Lehigh Avenue 
corridor and Metra Station. Chestnut Street currently bisects the site and it is proposed to be 
vacated with access to the Moose Family Center to be adjusted to the south side of the site. The 
overhead wires will be placed underground, and the Chestnut Street utilities will be relocated. 

The mixed-use building is designed to create a dynamic streetscape along Lehigh, incorporating 
outdoor dining areas and the residential entrance and terrace facing east towards the historic 
downtown and Gateway Park. The parking area on the west side of the site is shielded by the 
building and a valet/drop-off area is proposed along the west side of Lehigh along with the 
potential of on-street parking to provide additional retail parking. The units will all have 
balconies, and the building façade materials will be brick, cultured stone and cementitious 
panels creating a classic look that will enhance the surrounding architecture. The building will 
be approximately 54’ tall with the first-floor height expanded to meet the requirements of the 
commercial and fitness areas and 9’ ceilings on the upper residential floors. 
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The development would include a 124-space surface parking lot, including 97 spaces dedicated
to the residents and visitors of the multi-family residential units, and 27 spaces dedicated to
employees and patrons of the commercial developments.

Pertinent attachments, including the proposed development site plan and supporting
documentation, are included as attachments.

Traffic Evaluation
Kimley-Horn estimated site traffic for comparison to recent daily traffic volume data along
Lehigh Avenue by the Illinois Department of Transportation (IDOT). This evaluation is
qualitative in nature and is meant to provide context around the development’s potential traffic
impact.

ITE Trip Generation
In order to estimate trip generation for the proposed site, data was referenced from the Institute
of Transportation Engineers (ITE) manual titled Trip Generation, Eleventh Edition. Site traffic
was calculated using trip generation rates for the ITE Land Use Codes (LUCs) corresponding
to the land uses comprising the proposed development. A copy of the ITE trip generation data
is provided as an attachment.

Further, given the context of the site location and development characteristics, site generated
trips are expected to exhibit multiple routing patterns when traveling to and from the site, as
described below:

· Non-Auto – Non-auto traffic represents trips generated via alternative modes of
transportation, such as transit networks. Based on the site’s location 350 feet away from
a Metra rail station and supporting US census data, 15% of the trips generated were
assumed to be transit-oriented. Relevant US census data is provided as an attachment.

· Internal – Internal trips represent movements between two land uses within the study
area. According to data from the ITE Trip Generation Handbook, 3rd Edition, internally
captured trips between the residential and commercial uses could represent
approximately 10 percent of site generated trips.

· Pass-by – Pass-by traffic represents motorists who are already traveling on the
adjacent study roadways and stop at the site en route to another destination. While
ITE’s Trip Generation Manual, 11th Edition, does not provide pass-by data for a Café
(LUC 936), the data for High-Turnover (Sit-Down) Restaurant (LUC 932) indicates that
roughly 43 percent of vehicles are pass-by trips during the weekday evening peak hour.
To maintain a conservative estimate, a 20 percent pass-by rate was assumed for the
restaurant and café trips, which is consistent with the maximum pass-by reduction that
is typically recommended by IDOT.

As summarized in Table 1, the trip generation estimates were calculated for weekday daily,
morning peak hour, and evening peak hour times using the ITE data provided as an attachment.
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Conclusion 
Kimley-Horn evaluated the traffic projections, parking requirements, and projected operations 
of the proposed mixed-use transit-oriented development to be located 8500-8550 Lehigh 
Avenue.  

Traffic Evaluation 
The site traffic expected to be added to Lehigh Avenue is not anticipated to significantly impact 
operations along the study area roadway. Installation of pedestrian crosswalk striping along the 
south leg of the Lehigh Avenue and Chestnut Avenue intersection should be considered as the 
residents of the proposed multi-family housing would use this intersection to access the 
adjacent Morton Grove Metra station. 

Outbound traffic at the proposed private shared access drive serving the mixed-use TOD should 
operate under minor-leg stop control operations with Lehigh Avenue and provide a stop sign, 
stop bar, and pedestrian crosswalk striping along the west leg. As the site design progresses, 
care should be taken with landscaping, signage, and monumentation at the private street 
access with Lehigh Avenue to ensure that adequate horizontal distance is maintained.  

Parking Evaluation 
The proposed supply of 124 off-street parking spaces exceeds the Village requirement for the 
overall development by four spaces. The development plan meets the individual requirement 
for residential parking supply and exceeds the requirement for commercial parking by four 
spaces. Further, the proposed parking supply is projected to accommodate the average peak 
parking demand for the overall development based on data from ITE’s Parking Generation 
Manual, 6th Edition. 

As the development becomes occupied, parking demand for each of the uses should be 
monitored, and parking designations can be updated accordingly to accommodate actual 
demand. 
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ATTACHMENTS

1. Site Plan
2. ITE Trip Generation Manual, 11th Edition Excerpts
3. IDOT Traffic Volume Data
4. ITE Parking Generation Manual, 6th Edition Excerpts



SITE PLAN





ITE TRIP GENERATION MANUAL, 11TH EDITION EXCERPTS



Multifamily Housing (Low-Rise)
Not Close to Rail Transit (220)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday

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

Avg. Num. of Dwelling Units: 229
Directional Distribution: 50% entering, 50% exiting

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

6.74 2.46 - 12.50 1.79

Data Plot and Equation
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Fitted Curve Equation: T = 6.41(X) + 75.31 R²= 0.86
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254 Trip Generation Manual 11th Edition • Volume 3



Multifamily Housing (Low-Rise)
Not Close to Rail Transit (220)

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

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

Setting/Location: General Urban/Suburban
Number of Studies: 49

Avg. Num. of Dwelling Units: 249
Directional Distribution: 24% entering, 76% exiting

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

0.40 0.13 - 0.73 0.12

Data Plot and Equation
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Fitted Curve Equation: T = 0.31(X) + 22.85 R²= 0.79
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255General Urban/Suburban and Rural (Land Uses 000–399)



Multifamily Housing (Low-Rise)
Not Close to Rail Transit (220)

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

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

Setting/Location: General Urban/Suburban
Number of Studies: 59

Avg. Num. of Dwelling Units: 241
Directional Distribution: 63% entering, 37% exiting

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

0.51 0.08 - 1.04 0.15

Data Plot and Equation
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Fitted Curve Equation: T = 0.43(X) + 20.55 R²= 0.84
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High-Turnover (Sit-Down) Restaurant
(932)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 50

Avg. 1000 Sq. Ft. GFA: 5
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

107.20 13.04 - 742.41 66.72

Data Plot and Equation
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Fitted Curve Equation: Not Given R²= ***
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673General Urban/Suburban and Rural (Land Uses 800–999)



High-Turnover (Sit-Down) Restaurant
(932)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday,

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

Setting/Location: General Urban/Suburban
Number of Studies: 37

Avg. 1000 Sq. Ft. GFA: 5
Directional Distribution: 55% entering, 45% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

9.57 0.76 - 102.39 11.61

Data Plot and Equation
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Fitted Curve Equation: Not Given R²= ***
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High-Turnover (Sit-Down) Restaurant
(932)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday,

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

Setting/Location: General Urban/Suburban
Number of Studies: 104

Avg. 1000 Sq. Ft. GFA: 6
Directional Distribution: 61% entering, 39% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

9.05 0.92 - 62.00 6.18

Data Plot and Equation
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Fitted Curve Equation: Not Given R²= ***
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675General Urban/Suburban and Rural (Land Uses 800–999)



Coffee/Donut Shop without Drive-Through Window
(936)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday,

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

Setting/Location: General Urban/Suburban
Number of Studies: 25

Avg. 1000 Sq. Ft. GFA: 2
Directional Distribution: 51% entering, 49% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

93.08 38.76 - 255.48 42.71

Data Plot and Equation
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Fitted Curve Equation: Not Given R²= ***

X = 1000 Sq. Ft. GFA

T 
= 

Tr
ip

s 
En

ds

766 Trip Generation Manual 11th Edition • Volume 5



Coffee/Donut Shop without Drive-Through Window
(936)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday,

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

Setting/Location: General Urban/Suburban
Number of Studies: 16

Avg. 1000 Sq. Ft. GFA: 2
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

32.29 15.50 - 74.84 12.64

Data Plot and Equation
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Fitted Curve Equation: Not Given R²= ***
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US CENSUS DATA









IDOT TRAFFIC VOLUME DATA





ITE PARKING GENERATION MANUAL, 6TH EDITION EXCERPTS



98 Parking Generation Manual, 6th Edition

Multifamily Housing - 2+ BR (Low-Rise)
Not Close to Rail Transit (220)

Peak Period Parking Demand vs: Dwelling Units
On a: Weekday (Monday - Friday)

Setting/Location: General Urban/Suburban
Number of Studies: 143

Avg. Num. of Dwelling Units: 154

Peak Period Parking Demand per Dwelling Unit

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

1.27 0.58 - 3.16 1.07 / 1.59 1.22 - 1.32 0.29 ( 23% )

Data Plot and Equation
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Fitted Curve Equation: Ln(P) = 0.99 Ln(X) + 0.26 R²= 0.95
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673

High-Turnover (Sit Down) Restaurant
Does Not Serve Breakfast (932)

Peak Period Parking Demand vs: 1000 Sq. Ft. GFA
On a: Weekday (Monday - Thursday)

Setting/Location: General Urban/Suburban
Number of Studies: 39

Avg. 1000 Sq. Ft. GFA: 5.4

Peak Period Parking Demand per 1000 Sq. Ft. GFA

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

8.97 2.35 - 18.20 6.66 / 13.44 7.71 - 10.23 4.03 ( 45% )

Data Plot and Equation
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Land Use Descriptions and Data Plots
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Coffee/Donut Shop without Drive-Through Window
(936)

Peak Period Parking Demand vs: 1000 Sq. Ft. GFA
On a: Weekday (Monday - Friday)

Setting/Location: General Urban/Suburban
Number of Studies: 12

Avg. 1000 Sq. Ft. GFA: 1.8

Peak Period Parking Demand per 1000 Sq. Ft. GFA

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

10.36 3.49 - 19.31 8.15 / 16.80 *** 4.84 ( 47% )

Data Plot and Equation
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Land Use Descriptions and Data Plots
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