
 
 

 

VILLAGE OF MORTON GROVE  
APPEARANCE COMMISSION 

FLICKINGER MUNICIPAL CENTER  
6101 Capulina Avenue, Morton Grove, IL 60053 

July 6, 2020 - 7:00 P.M.  
 

AGENDA  
 

I. CALL TO ORDER 
 
II. APPROVAL OF MINUTES OF: June 1 ,2020 

 
III. PUBLIC MEETING 

 
CASE:  AC 20-04 
 
APPLICANT: Morton Grove Park District 
 6834 Dempster Street 
 Morton Grove, IL 60053 
     
LOCATION: 6250 Dempster Street 
 Morton Grove, IL 60053 
   
PETITION:    Request for an Appearance Certificate and approval of site, landscape, and 

building plans associated with PC 20-08, a request for approval of a Special 
Use Permit for a Recreation Facility to allow improvement of the Harrer Park 
Pool at the property commonly known as 6250 Dempster Street in Morton 
Grove, Illinois (10-17-305-007-0000) 

 
CASE:  AC 20-05 
 
APPLICANT: James Bakopoulos, Heavenly Massage  
 1 N. Washington Avenue 
 Park Ridge, IL 60068 
     
LOCATION: 9328-30 Waukegan Road 
 Morton Grove, IL 60053 
   
PETITION:    Request for Appearance Certificate for remodeling involving the exterior 

of an existing structure for the property commonly known as 9328-30 
Waukegan Road in Morton Grove, Illinois (10-18-120-011-0000) 

 
IV. OTHER BUSINESS:   

 

None 
 

V. CLOSE MEETING 
 

Social distancing measures will be in place to ensure the safety of the public and Village staff. All persons attending 
the meeting in-person must wear a face covering. All persons in attendance will have the opportunity to be heard 

during periods of public comment. All interested parties are invited to attend. 
 



 
MINUTES OF THE JUNE 1, 2020 

MEETING OF THE MORTON GROVE APPEARANCE COMMISSION 
RICHARD T FLICKINGER MUNICIPAL CENTER And VIA ZOOM 

 6101 CAPULINA AVENUE, MORTON GROVE, IL  60053 
 
Pursuant to proper notice in accordance with the Open Meetings Act, the regular meeting of the 
Appearance Commission was called to order at 7:00 pm by Chairperson Pietron, who led the 
assemblage in the Pledge of Allegiance.  Secretary Sopkin called the roll.  In attendance were: 

 
Members of the Commission Present:  

J. Pietron (Chairperson) 
P. Minx 
M. Ingram 
D. Hedrick  
R. Block 
D. Manno 
W. Zimmer 
 

Members of the Commission absent:  
None 

 
Village Staff and Dignitaries Present: 
   Z. Heidorn, Land Use Planner – Coordinator/Staff Liaison 
   R. Minx, Village Trustee 
   J. Thill, Village Trustee 
   W. Grear, Village Trustee     
     
         

Chp Pietron now announced the first order of business which was the approval of the minutes of the 
March 2, 2020 meeting.   
 
Cmsr Block moved to approve the March 2, 2020 minutes as presented.  The motion was seconded by 
Cmsr Hedrick.  Secretary Sopkin called the roll.  The vote was as follows: 
 

Ingram Aye  Manno  Aye  
Hedrick Aye  Zimmer Abstain 
Minx Aye  Pietron Aye 
Block Aye    

 
Chp Pietron moved on to the next agenda item, Appearance Case AC 20-02, Abdul Mohsi, Medina 
Gardens LLC, 6037 Lincoln Avenue, Requesting an Appearance Certificate and Approve of 
Site, Landscape and Building Plans with Select Waivers Associated with PC 20-06 and PC 20-07, 
and Requesting Approval of a Map Amendment and Subdivision to Develop Four (4) Attached 
Single-Family Dwellings and Six (6) Single-Family Dwellings, for the Property Commonly 
Known as 6037 Lincoln Avenue in Morton Grove, Illinois (10-20-122-076-0000). 
Present were Paul Kolpak, Attorney for Abdul Mohsi dba Medina Gardens LLC and Beata Kociuba, 
BK Architect. 
 
Ms. Heidorn, Staff Liaison, started the presentation with an overview describing the project and the 
site details. An application for a similar development was made in 2019 but was subsequently 
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cancelled due to conflict with Code requirements.  The applicant is proposing a map amendment and 
subdivision to develop four attached single-family townhomes and six single-family homes.  The 
Appearance Certificate requested will only cover the landscape and building plans for the townhome 
development, as the design of the single-family homes will be finalized by their future buyers.  
Landscape plans for the six single-family homes will be required to be presented to the Appearance 
Commission before building these homes. Modifications to the initial proposal eliminated the need for 
one of the waivers requested.   
 
Mr. Kolpak introduced himself, and continued the presentation saying that his client was requesting a 
map amendment and subdivision for four attached townhome units and six individual single family 
dwellings.  The single family homes were intended to be sold as lots and have their own builders come 
forward with their own proposals and plans.  The current presentation is focused on the townhome 
units.  Due to issues with the water ground, they were making changes to section 12-11-4.  Mr. Kolpak 
introduced Beata Kociuba, BK Architect, who continued the presentation.   
 
Beata Kociuba described the relationship of the townhomes to the neighboring properties.  The 
townhouses are were designed to separate pedestrian and vehicle traffic.  There is a walking path on 
the west side with ground mounted lights and landscaping to the south side. They are proposing the 
driveways on the east side with access to garages, guest parking and emergency vehicles, mail delivery 
and trash pickup.  The parking will be screened by a fence from the residental properties on the east 
side.  The size of the proposed townhomes is approximately 2,865ft2 including 442 ft2 for attached 2-car 
garage.  Each unit will have one additional guest parking spot. Ms. Kociuba next described the inside of the 
townhome units briefly.   
 
Chp Pietron asked her to describe the outside of the units, including materials used, quality of the materials, 
maintenance, durability, and landscaping.  She said she wanted to describe the units because of the proposed 
waiver requested for the size of the townhomes, asking for an extra 907 ft2 of extra livable space, for a total of 
227 ft2 for each unit.  This is to account for the attic space as it is required by zoning rules.  Mr. Kolpak 
redirected the conversation to ask Ms. Kociuba to speak about the developmental design, including the gabled 
roof, the various roof pitches, and materials involved. Chp Pietron confirmed that what would be most relevant 
to the Appearance Commission would be the building design, materials, landscaping, and how it fits in the 
neighborhood.  Ms. Kociuba said the building would be 126 ft long, and 61.5 ft wide.  The building 
would have varying roof heights to break up the design elements and would use four different 
materials for the building, including red brick, hardie board siding, one horizontal in gray, and one 
vertical in a darker blue.  The roof will be slate, dark gray color.  The windows will be a modern style 
in a dark brown color.  For visual interest, the windows will be different shapes and different exterior 
materials and colors for the change of elevations.  The architectural style on this project is modern.   
 
Mr. Kolpak asked Ms. Kociuba to confirm that the north and west elevations that use cutouts to break 
up the mass of the building.  Ms. Heidorn asked if she should share the video presentation submitted, 
and Ms. Kociuba said that it would show a three-dimensional perspective of the project.  Chp Pietron 
said that although he would be unable to view the video, it would be a good time to share it.  Ms. 
Heidorn shared the video, and said that this video was created before the trash cans were screened as 
part of the proposal.  Mr. Kolpak confirmed that originally they were requesting a waiver of one foot 
from the minimum height for the trash cans, but Ms. Kociuba added that due to the high water table, in 
order to build the full basement height, they had to raise the buildings up 14 inches.  This also 
increased the wall surrounding the trash can area eliminated the need for additional screening.  The 
only boxes visible on the east elevation would be the air conditioning units.  Although they would be 
raising the building height by 14 inches, they are still under the height requirements of 35 ft. The 
height to the middle point of the roof would be 31.5 ft. The building would not have any negative 
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impact on light or any adjacent properties, which they hoped would increase the economic value of the 
neighborhood.  
 
Cmsr Zimmer asked about the cul-de-sac, if it would be newly created and a private access.  Ms 
Kociuba said that the cul-de-sac was in the second part of the project on the south part and an 
extension of the existing street.  There would be no access to the townhomes from this cul-de -sac.  
They would be two separate lots. Cmsr Zimmer asked if there would be a provision made for the 
townhome association to collect money for the maintenance of the private access road. Mr. Kolpak 
said that they would have a provision for street maintenance in the back for the townhomes, as well as 
for maintenance of the stormwater detention area in the monthly assessment for both the townhomes 
as well as the single family homes.  
 
Cmsr Block asked about the parking area, if it was at street level.  Ms. Kociuba confirmed this.  Cmsr 
Block was concerned about drainage since we just suffered torrential rainfall recently, and Mr. Kolpak 
reassured him that the engineers reviewed the plans and designed the detention area, they took all of 
that into consideration.  That was the purpose of the joint detention area.   
 
Cmsr Ingram asked about the location of the detention area and what it would look like, whether it 
would be rolled into the landscape plan, an open pond area or underground area.  Ms. Kociuba said it 
was the hatched area on the plan, between the townhome units and the single-family homes.  The 
engineers calculated that it would hold 30,000 cu ft of storage water, and would be underground.  
 
Chp Pietron had three issues to discuss.  The first was regarding a monument sign, whether it was 
needed, or if having just the address on the sign would be better. Mr. Kolpak said he would have to go 
to his clients on this matter, and Chp Pietron said that they were entitled to the sign, but was offering 
the suggestion that the address might be better.  He suggested that they give their decision on this 
matter to Ms. Heidorn.  His second question was more of a request, that before they cut any of the 
trees on the property that they check with staff to make sure the correct trees are being removed.  The 
third matter is regarding the general lighting for the area to illuminate the dark areas at night, and with 
the comprehensive photometric study, he was concerned about spillover from these lights into the 
neighboring properties.  Ms. Kociuba said that the engineers who designed the lighting took this into 
consideration.  
 
Ms. Heidorn added that they could add a recommendation to the Plan Commission that the trees be 
marked by the Arborist prior to tree removal.  
 
Cmsr Ingram moved to approve Appearance Case AC 20-02, Abdul Mohsi, Medina Gardens LLC 
as presented.  The motion was seconded by Cmsr Zimmer.    
 
Secretary Sopkin called the roll.  The vote was as follows: 
 

Ingram Aye  Manno  Aye  
Hedrick  Aye  Zimmer Aye 
Minx Aye  Pietron Aye 
Block Aye    
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Chp Pietron moved on to the next agenda item, Appearance Case AC 20-03, Ampler Development 
LLC, 8840 Waukegan Road, Requesting an Appearance Certificate and Approval of Site, 
Landscape, and Building Plans with Select Waivers Associated with PC 20-05, and Requesting 
Approval of a Special Use Permit for a Restaurant With a Drive-Through Facility for the 
Property Commonly Known as 8840 Waukegan Road in Morton Grove, Illinois (10-18-320-012-
0000, 10-18-320-013-0000 10-18-320-014-0000, 10-18-320-05-0000, 10-18-320-016-0000) 
Mario Valentini, MRV Architects, Alfred Teleron, MRV Architects and Dan Peyton, Director of 
Development for Ampler Development, were present. 
 
Ms. Heidorn, Staff Liaison, started the presentation with an overview describing the project and the 
site details. The proposed tenant will be Taco Bell.  Due to revisions of the landscape plan intended to 
reduce the number of waivers requested, a revised staff report submitted to was distributed to the 
Appearance Commission on May 28, 2020. The proposed landscape plan now complies with all Code 
requirements of Chapter 12-11.    The applicant is requesting two waivers to the sign requirements of 
Chapter 10-10, requesting 3.61 ft2 of additional wall signage on the west elevation, and a request to 
reduce the pylon sign setback from 12.5 ft to 2.42 ft along Greenwood Street.  They have added 
landscaping surrounding the base of the pylon, and all other aspects of the signage plan comply with 
the Village Code requirements.   
 
Chp Pietron asked the representatives to make their presentation at this time.  Mario Valentini, MRV 
Architects, introduced himself as well as Alfred Teleron from MRV Architects, and Dan Peyton from 
Ampler Development.  Mr. Valentini began the presentation by saying that this was a Taco Bell, and it 
the site was a vacant lot except for a few trees, and was confident that the project would fit in well 
with the area.  There would be operational elements away from the residential areas, including a drive-
through facing Waukegan, a menu-board facing south toward the adjacent commercial property, and 
drive-through stacking happening mostly along the south and east side of the building.   The site is 
small, as well as the building.  The landscape plan was revised to meet Village Code, and the building 
is within the corporate guidelines nationally.  They added some tweaks to the building, and Mr. 
Valentini discussed those items next. The project has specific pieces to the elevation that are part of 
the corporate identification.  As Ms. Heidorn moved through the slide presentation, Mr. Valentini very 
briefly described each slide.  
 
In the photometric plan, they tried to be cognizant of the illumination for safety for pedestrian and 
vehicular traffic without spillover into the residential areas.  The landscape plan was briefly discussed 
as appropriate for the site.  The next slide was the floor plan.   
 
The west facing elevation was presented as the view from the parking stalls facing the building, and 
along the residential properties.  There would be a visible fence on the property line to prevent the 
bleeding of light onto the residential properties.  They are using a mixture of materials, including 
glass, hardie board siding, and different patternizations.  They scaled up the material to a more durable 
one from just EIFS, and the color is completely built into the material so there would not be any 
fading. They would have smooth finishes, wood textile finishes, accent lighting, gooseneck fixtures 
and wall wash.   
 
The east elevation showed the drive-through window below the canopy, and everything to the right is 
part of the customer and dining area, and everything to the left is “back of house” including the 
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kitchen area.  They are also using panelization, downspouts, and different colored windows to break 
up the exterior design elements.  Some of the materials used are hardie board, corrugated metal, and a 
prefinished material called rust wall panel. This aids in visibility for the signage and warms up the 
project as well.  Mr. Valentini said he believes this project fits in well in the area and is in keeping 
with what is appropriate in Morton Grove, as well as an identifier for their brand.      
 
Chp Pietron asked how similar this project is compared to their location in Glenview at Chestnut and 
Waukegan.  Mr. Valentini said it is very similar, but the difference here is that the Glenview location 
had an existing building they had to deal with, in making it more modern.  It does not have all the 
same identifications or qualities that this project has.  On both sites, there is a tower that identifies the 
entry points, as well as canopies over the drive-throughs.  When the Glenview protype was built, they 
used much larger windows, and the building itself and the dining areas are bigger than the one 
proposed in Morton Grove.   The Morton Grove site would be considered a small on the scale of 
small-medium-large.   
 
Chp Pietron said that on the south, east and west elevations it appeared as though there was equipment 
on the roof that was not screened.  Mr. Valentini said they were aware of the screening requirements, 
and they would make sure the equipment would be screened.   
 
Chp Pietron asked if the sign on the west elevation would be illuminated and higher than the fence, 
and Mr. Valentini said it would be, but that it would be backlit and referred to Mr. Teleron to provide 
cut-sheets.  Mr. Teleron said it would be metal cut-outs and would be backlit.  Chp Pietron was 
concerned that this faced the residential area, and they should continue this conversation with Ms. 
Heidorn.   
 
Cmsr Zimmer commented on the building design, that he was both elated and disappointed. He was 
concerned that with Sawmill Station being a deluxe development, they should have buildings that are 
designed to fit in with that.  He felt this project does not fit in.  
 
Cmsr Block said the drawings are nice, but was concerned about the new social distancing protocols.  
The drawings were completed prior to the social distancing requirements, but that the modifications 
could be made since the furniture was movable, and partitions could be added as necessary. 
 
Chp Pietron addressed Cmsr Zimmer’s comment and said that Sawmill was a very upscale 
development vs Taco Bell.  Mr. Valentini said they have not seen the plans on the Sawmill Station 
development, but they were trying to comply with the area and the corporate entity.  Brand 
identification sometimes dictates the appearance, with some allowances within the palette and 
materials. 
 
Chp Pietron said that this should be highly maintained, clean and pristine.  Mr. Valentini said that 
Ampler has four different franchises and over 400 stores, and confirmed by Mr. Dan Payton, Director 
of Development for Ampler.  Mr. Peyton added that although they were franchisees, this was also their 
business.  They would maintain their brand as well as their reputation and brand image.  They will 
have a 20 year lease, and every five year will do a midterm remodel, which will include adopting 
whatever the new concept, along with incorporating the municipal requirements.  They will also do a 
major remodel after a period of time as well.   
 
Cmsr Zimmer commented that he intended to vote against this project based solely on the design, and 
not on the business itself.  
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Cmsr Ingram moved to approve Appearance Case AC 20-03, Ampler Development, as presented.  
The motion was seconded by Cmsr Minx.    
 
 
 
 
Secretary Sopkin called the roll.  The vote was as follows: 
 
 
 

Ingram Aye  Manno  Aye  
Hedrick Aye  Zimmer Nay 
Minx Aye  Pietron Aye 
Block Aye    

 
 
Chp Pietron moved on to the next agenda item, Other Business/Public Comment.  
There was no other business or public comment.    
 
****************** 
ADJOURNMENT:  
 
There being no further business, Commissioner Minx moved to adjourn the meeting.  The motion was 
seconded by Commissioner Ingram and approved unanimously pursuant to a voice vote at 8:07 pm.  
 

 Stacy Sopkin  
Minutes by: Secretary Sopkin 

 
 Minutes were approved on   

 by a voice vote of the 
Commissioners, with the votes as follows: 
Ingram   Block  
Hedrick   Manno  
Minx   Pietron  



 

To: Chairperson Pietron and Members of the Appearance Commission 

From: Zoe Heidorn, Land Use Planner 

Date: June 30, 2020 

Re: Appearance Commission Case AC 20-04 
Morton Grove Park District – Request for an Appearance Certificate and approval of 
site, landscape, and building plans associated with PC 20-08, a request for approval 
of a Special Use Permit for a Recreation Facility to allow improvement of the Harrer 
Park Pool at the property commonly known as 6250 Dempster Street in Morton 
Grove, Illinois (10-17-305-007-0000) 

Project Overview 
The Morton Grove Park District submitted a complete application to the Department of Community and 
Economic Development requesting approval of a Special Use Permit to authorize the planned reconstruction 
and alteration of a not-for-profit recreation facility, in accordance with Section 12-4-2:C of the Morton Grove 
Unified Development Code (Title 12). The recreation facility is the existing Harrer Park Pool, which is located 
within a 12.8-acre lot at 6250 Dempster Street (“subject property”) and is zoned within an R1 Single Family 
Residence District.  

The subject property is part of a larger property owned and operated by the Morton Grove Park District, 
which also contains Harrer Park, the Morton Grove Historical Museum, and accessory parking areas. The 
subject property is currently improved with a gazebo, the Harrer Park Pool and bathhouse, a parks service 
center, and the Harrer Park shelter, playground, and sports fields. 

The existing Harrer Park Pool 
was constructed in 1962 and 
renovated in 1995. In 2017, the 
Park District conducted a 
structural assessment and 
determined the existing facility 
to be beyond repair. Following 
the 2019 summer swimming 
season, the pool in its existing 
state was permanently closed. 
In May of 2020, taxpayers to 
the Morton Grove Park District 
voted by referendum to 
approve a limiting rate increase 
to fund the renovation, 
redevelopment, operation, and 
maintenance of Harrer Park 
Pool. The Park District is now 
requesting a Special Use Permit 
from the Village to allow for the 
reconstruction and alteration of 
Harrer Park Pool, the 
bathhouse, surrounding 
grounds, and associated 
parking facilities.  

Community & Economic Development Department 

Subject Property Location Map 
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Per Section 12-4-2:C, A Special Use Permit is required for not-for-profit recreation facilities in an R1 Single 
Family Residence District. Because the site development predates the Unified Development Code, the current 
use has been operating without a Special Use Permit. While operation of the non-conforming use has been 
legally protected by Chapter 12-15, “Nonconformities,” the proposed structural alternation of the use will 
terminate its protected status. As such, the Morton Grove Park District is seeking approval of a Special Use 
Permit for the recreation facility, after-the-fact. An identical process of approval was required for 
reconstruction of the Oriole Park Pool, approved under Case PC 13-06.  
 
The applicant is proposing full reconstruction of Harrer Park Pool and associated facilities. The proposed site 
plan includes a 6-lane, 50-meter lap pool, a deep pool, a plunge pool, a spray ground, a tot pool, a 
concessions deck, a bathhouse, a filtration building, and an enclosed trash area. The 6,370-square-foot 
bathhouse will include a concessions stand, party room, and main entrance. The proposed structures comply 
with all dimensional requirements of the R1 District. New landscaping and the repavement of parking facilities 
located within the subject property and to the immediate east are also proposed. 
 
Appearance Commission Responsibility  
Section 12-16-4:A.2 of the Unified Development Code requires all Special Use Applications to be distributed to 
the Appearance Commission for review. Comments and recommended conditions of approval from the 
Appearance Commission will be forwarded to the Plan Commission as part of the staff report on the proposed 
project. The Plan Commission will hold a public hearing on the proposed Special Use Permit (PC 20-08) on 
Monday, July 20, 2020, and their recommendations will be forwarded to the Village Board for final action. 
 
Further, per Section 12-16-2:C.2, the Appearance Commission is charged with reviewing the exterior 
elevations, sketches, materials, and 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.”  
 
In accordance with Section 12-11-1:A.2, all landscaping and tree preservation plans are also to be reviewed 
by the Appearance Commission, and an Appearance Certificate and any necessary waivers to Chapter 12-11 
are to be granted by the Commission prior to the issuance of a Building Permit.  
 
Review of the Appearance Certificate Application 
In accordance with the above requirements, the Applicant filed an Appearance Certificate Application for the 
proposed development project and has provided complete architectural and landscape plans for the 
Appearance Commission’s review and approval. These elements are discussed in detail in the following 
sections.  

Building Design  
Williams Architects/Aquatics provided colored elevations, renderings, and material specifications for buildings 
proposed as part of the Harrer Park Pool reconstruction project. Unlike the existing bathhouse, which is 
oriented along an east-west axis, the proposed bathhouse is oriented along a north-south axis and will be 
situated between aquatic features to the west and the parking lot to the east. A covered open corridor will 
bisect the building and serve as the recreation facility’s main entrance.  

The applicant is proposing a shed roof, or single-sloped roof, for the largest portion of the bathhouse, with 
two lower flat roof areas projecting to the east and west. The shed roof will slope to the west, allowing for a 
long horizontal stretch of windows along the east elevation.  

Proposed building materials include a red brick wall base, a concrete watercourse in light gray, fiber cement 
panels in gray, tinted green glass, metal plank soffits with a wood appearance, anodized aluminum fascias, 
aluminum mullions in white enamel, and a red standing seam metal roof. The gray fiber cement panels will 
feature a wood texture. The applicant is expected to discuss the durability and future maintenance 
of the proposed materials.   
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Landscape Plan 
The Applicant submitted a landscape plan for the Harrer Park Pool site. The plan and analysis includes only 
that portion of the 12.8-acre lot at 6250 Dempster Street within which Harrer Park Pool project is located. 
The parking area located to the east of the subject property will be repaved and restriped, but will otherwise 
remain undisturbed. The following table compares the proposed landscape plan with the Village’s landscaping 
requirements, which are established in Chapter 12-11 of the Unified Development Code:  

LANDSCAPING CONTROL ORDINANCE 
REQUIREMENT PROPOSED WAIVERS REQUESTED 

General Landscaping Requirements 

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

Max. 40 ft. separation, 
min. 2.5 in. caliper = 11 
trees required for 
443.05 ft. of property 
frontage 

5 existing, 0 proposed 
6 additional trees or 
waiver of 6 trees 
required 

Parking Lot Internal Landscaping Requirements 
Landscape Islands  
(12-11-3:B.3) Min. 40 sq. ft. ≥ 150 sq. ft. Compliant 

Internal Landscaping Area 
(12-11-3:B.3) 

Min. 7% of paved 
parking lot area, not 
including landscape 
buffer (Overall 43,000 
sq. ft. = 3,010 sq. ft. 
required) 

3,400 sq. ft. internal 
landscaping area Compliant 

Screening Requirements 

Screening of Trash Areas 
(12-11-4) 

Min. 5 ft. height, 
screening types 
restricted 

Min. 5-ft. enclosure  Compliant 

 
As shown in the table above, the proposed landscape plan for the commercial development requires the 
following waivers to Chapter 12-11 in order to allow approval as presented. 
 
 Section 12-11-1:B.4 – Applicant requests a waiver of 6 trees to the minimum planting requirement of 

11 trees within adjacent public right-of-way.  
 

If the Morton Grove Park District seeks a waiver to allow only 5 trees located within public right-of-way, staff 
notes that the subject property’s front yard located along Dempster Street also features 16 existing mature 
trees, which are to be preserved, and will be planted with an additional 5 shade trees. If the applicant is to 
request a waiver to the public right-of-way tree planting requirement, the applicant is expected 
to provide additional information to the Appearance Commission supporting the request.  
 
While Chapter 12-11 does not require a minimum percentage of land area to be landscaped or sodded for 
recreational uses, the 2.85-acre area of disturbance associated with the Harrer Park Pool project will include 
49.8% pervious coverage, including mostly landscaped and sodded areas. The overall 12.8-acre subject 
property includes additional park area and provides a significantly higher pervious coverage percentage.   
 
Chapter 12-11 requires the screening of paved ground surface areas located adjacent to public right-of-way. 
However, with the exception of two access drives located along Dempster Street, all paved ground surface 
areas within the project area are located between 20 and 200 feet from the nearest public right-of-way, 
located along the south lot line. As such, landscaping is not required to screen these paved areas.  
 
Chapter 12-11 also requires the screening of paved ground surface areas adjacent to other properties, with 
varying requirements provided for properties zoned exclusively for residential land uses and properties zoned 
for non-residential land uses. Paved ground surfaces areas located within the project area are located 
adjacent to the following: 
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To the east: (1) Property zoned in the R1 District, under Park District ownership, and operated as a Park 
District parking lot and the Morton Grove Historical Museum, and (2) property zoned in the C1 District, 
under Park District ownership, and operated as a Park District parking lot and open space.  

With abutting property to the east under common ownership and shared use, staff has determined that 
the requirement for screening of paved areas along the subject property’s east lot line is not applicable in 
this situation.  
 
To the west: Property zoned in the R1 District, and owned and operated by the Cook County Forest 
Preserve District.  

To the west, an area densely planted with trees screens the paved ground surface area located within the 
subject property from the forest preserve property. Per Section 12-11-3:B.2, landscaping is not required 
if the paved ground surface area is completely screened from surrounding properties by intervening 
buildings or structures.  

Appearance Commission Review  
In accordance with Section 12-16-2:C.2, the Appearance Commission is charged with reviewing the exterior 
elevations, sketches, landscape plans 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 11, "Landscaping And Trees", and 
chapter, 12 "Design Standards," of this title. 
 
The Design Standards (Sec. 12-12-1:D.) established in the Code are as follows: 
D. Criteria and Evaluation Elements: The following factors and characteristics relating to a unit or 

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

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

values of adjacent properties or throughout the community, construction of that building should 
be barred. 

b.  Inappropriateness: A building that is obviously incongruous with its surroundings or unsightly and 
grotesque can be inappropriate in light of the comprehensive plan goal of preserving the 
character of the municipality. 

c.  Similarity/Dissimilarity: A builder should avoid excessively similar or excessively dissimilar 
adjacent buildings. 

d.  Safety: A building whose design or color might, because of the building's location, be distracting 
to vehicular traffic may be deemed a safety hazard. 

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

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

materials and functions of a building or group of buildings and other architectural and site 
composing elements. 

d. Attractiveness: The relationship of compositional qualities of commonly accepted design 
parameters such as scale, mass, volume, texture, color and line, which are pleasing and 
interesting to the reasonable observer. 

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

 
The Landscape Design Standards (Sec. 12-16-2:C.2) established in the Code are as follows:  
C.  Landscape Design Standards: 

1.  Landscape elements included in these criteria are all forms of planting and vegetation, ground forms, 
rock groupings, water patterns and all visible construction, except buildings and utilitarian structures. 

2.  Where natural or existing topographic patterns contribute to beauty and utility of a development, 
they shall be preserved and enhanced. Modification to topography will be permitted where it 
contributes to good appearance and does not adversely affect adjacent properties. 

3.  Grades of walks, parking spaces, terraces and other paved areas shall provide an inviting and stable 
appearance for walking, and if seating is provided, for sitting. 

4.  Landscape treatment shall be provided to enhance architectural features, strengthen vistas and 
important axis. 

5.  Unity of design shall be achieved by repetition of certain plant varieties and other materials, and by 
correlation with adjacent developments. 

6.  Plant material shall be selected for interest in its structure, texture, color and for its ultimate growth. 
Plants that are indigenous to the area and others that will be hardy, harmonious to the design, and of 
good appearance shall be used. 

7. In areas where general planting will not prosper, other materials such as fences, walls and pavings of 
wood, brick, stone, gravel and cobbles shall be used. Carefully selected plants as noted on the 
following lists shall be combined with such materials where possible. 

 
Recommendation  
If the Appearance Commission approves the request for an Appearance Certificate and approval of site, 
landscape, and building plans associated with PC 20-08, a request for approval of a Special Use Permit for a 
Recreation Facility to allow improvement of the Harrer Park Pool at the property commonly known as 6250 
Dempster Street in Morton Grove, Illinois, staff recommends the following conditions of approval: 
 

1) Prior to filing any Building Permit Application, the Owners/Applicant shall provide the Village with a 
final landscape plan for review and approval by the Land Use Planner and Chairperson of the 
Appearance Commission. If the landscape plan is deemed to be inconsistent with the approved plan, 
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 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 Land Use 
Planner and Chairperson of the Appearance Commission. If such designs are deemed to be 
inconsistent with the approved plans or if materials are deemed to be of a lower quality than the 
approved materials, then the Owner/Applicant will be required to file an application for an 
amendment to the Appearance Certificate.    

 











































































































































 

 

 

 

 
To: Chairperson Pietron and Members of the Appearance Commission 
 
From: Zoe Heidorn, Land Use Planner 
 
Date: June 30, 2020 
 
Re: Appearance Commission Case AC 20-05 
 Heavenly Massage Day Spa – Request for Appearance Certificate for remodeling 

involving the exterior of an existing structure for the property commonly known as 
9328-30 Waukegan Road in Morton Grove, Illinois (10-18-120-011-0000) 

 
Project Overview 
Heavenly Massage Day Spa submitted a complete application to the Department of Community and Economic 
Development requesting approval of an Appearance Certificate for remodeling involving the exterior of an 
existing structure at 9328-30 Waukegan Road, in accordance with Section 12-16-2:C of the Unified 
Development Code. The subject property is located on the west side of Waukegan Road, between Beckwith 
Road and Emerson Street, and is within a C1 General Commercial District.  
 
Heavenly Massage has 7 locations across the Chicagoland area, including locations in Chicago, Mount 
Prospect, Orland Park, Buffalo Grove, Schaumburg, and Naperville. Massage services include Swedish 
massage, deep tissue massage, hot stone therapy, prenatal and postnatal massage, lymphatic drainage 
massage, couples massage, and back, shoulders, and neck massage. The business also offers aromatherapy, 
reflexology, sauna, facial, manicure, body wrap, and hair services. With full-body massage classified as a 
Special Use in the C1 District, Heavenly Massage operates under a Special Use Permit approved in 2002 
under Ordinance 02-30. 
 

The commercial zoning lot at 9320-30 
Waukegan Road is improved with 2 
commercial structures: (1) a 1-story 3,885-
square-foot building at 9320 Waukegan 
Road and (2) a 1-story, 8,000-square-foot 
building at 9328-30 Waukegan Road. 9320 
Waukegan Road is currently occupied by 
Montessori Academy and is not included in 
the proposed exterior improvement project.  
9328 Waukegan Road is occupied by Maier’s 
Bakery and 9330 Waukegan Road is 
occupied by the applicant, Heavenly 
Massage. Maier’s Bakery is not an active 
applicant for this project, but the business’s 
commercial unit will be improved as part of 
the project. 
 
Building Elevations 
The applicant is proposing new signage and 
a complete renovation of the north, east, 
and south building elevations at 9328-30 
Waukegan Road. Proposed dominant 

materials include vertical cement board siding along the east elevation, facing Waukegan Road, and exterior 
insulation and finish system (EIFS) stucco along the north, east, and south elevations. Specifically, proposed 
project materials include: 

• Dryvit aggregate textured 100% acrylic-based Dirt Pickup Resistance (DPR) EIFS with Freestyle 
texture, painted in off-white 

 

 

Community & Economic Development Department 

 
  

Subject Property Location Map 
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• HardiPanel vertical siding in iron gray, Select Cedarmill style 
• Metal finishes in matte black 
• Concrete planters 
• Metal and glass wall sconces 

 
Staff questions the long term performance and durability of EIFS and whether an alternate material should be 
considered by the applicant. Per Section 12-12-5:C.2 of the Unified Development Code: 
 

Surface materials [in the C1 and C/R Districts] shall be high quality, durable, natural materials, such as 
brick, stone, or similar materials. Unnatural, synthetic materials intended to replicate a natural material, 
such as false stucco or EIFS (exterior insulated finish system), vinyl, plastic or metal siding, or false brick 
is discouraged. 

Staff also notes that EIFS earned a poor reputation in the 1980s and 1990s due to water infiltration that 
typically occurred, causing panels to mold, buckle, and delaminate. However, most newer EIFS applications 
include techniques that allow water drainage and mitigate moisture build-up. EIFS can serve as an attractive 
lightweight and energy-saving cladding for a building. However, rainwater must be properly managed and 
assemblies must be designed to allow for the drying of incidental moisture. The applicant is expected to 
speak to the durability and maintenance of the proposed exterior building materials, and how 
water drainage will be managed by the exterior wall system.    
 
In order to ensure the long-term maintenance of the proposed EIFS wall system, staff recommends the 
following condition of approval: 
 

1) The EIFS exterior wall finish shall be periodically cleaned and maintained to provide a like-new 
appearance. Any surface cracks or other damages shall be repaired within 60 days of occurrence, or 
as otherwise approved by the Building Commissioner.  

 
Signage  
The applicant submitted a proposed signage plan, which includes 5 separate wall signs located along the east 
elevation, facing Waukegan Road. The following table compares the proposed signage with the Village’s 
signage requirements, which are established in Chapter 10-10 of the Municipal Code:  
 

SIGNAGE CONTROL CODE REQUIREMENT PROPOSED SIGN WAIVER REQUESTED 
Wall Sign Requirements 

Maximum permitted 
primary sign face area 
(Waukegan Road) 
(10-10-7:F.3)  

Max. 1.5 sq. ft. per 1 ft. 
linear frontage, Max. 120 
sq. ft. (Max. 120 sq. ft.) 

45.77 sq. ft. 
4.38 sq. ft. 
3.97 sq. ft. 
4.47 sq. ft. 
3.97 sq. ft. 
62.56 sq. ft. 

Compliant 

 
An existing multi-tenant monument sign located on the property is proposed to remain as-is. The Maier’s 
Bakery commercial storefront at 9328 Waukegan Road only features window signage, the area of which 
complies with the requirements of Chapter 10-10. Any additional signage located on the property and not 
included in the submitted signage plan must comply with all applicable signage requirements.  
 
Appearance Commission Review  
In accordance with Unified Development Code Section 12-16-2:C.1, an Appearance Certificate is required for 
any new commercial structure before a building permit may be issued. 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. 
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The Design Standards (Sec. 12-12-1:D.) established in the Code are as follows: 
D. Criteria and Evaluation Elements: The following factors and characteristics relating to a unit or 

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

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

values of adjacent properties or throughout the community, construction of that building should 
be barred. 

b.  Inappropriateness: A building that is obviously incongruous with its surroundings or unsightly and 
grotesque can be inappropriate in light of the comprehensive plan goal of preserving the 
character of the municipality. 

c.  Similarity/Dissimilarity: A builder should avoid excessively similar or excessively dissimilar 
adjacent buildings. 

d.  Safety: A building whose design or color might, because of the building's location, be distracting 
to vehicular traffic may be deemed a safety hazard. 

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

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

materials and functions of a building or group of buildings and other architectural and site 
composing elements. 

d. Attractiveness: The relationship of compositional qualities of commonly accepted design 
parameters such as scale, mass, volume, texture, color and line, which are pleasing and 
interesting to the reasonable observer. 

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

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

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

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

 
Recommendation  
If the Appearance Commission approves the request for an Appearance Certificate for remodeling involving 
the exterior of an existing structure for the property commonly known as 9328-30 Waukegan Road in Morton 
Grove, Illinois, staff recommends the following conditions of approval: 
 

1) The EIFS exterior wall finish shall be periodically cleaned and maintained to provide a like-new 
appearance. Any surface cracks or other damages shall be repaired within 60 days of occurrence, or 
as otherwise approved by the Building Commissioner.  
 

2) 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 Land Use 
Planner and Chairperson of the Appearance Commission. If such designs are deemed to be 
inconsistent with the approved plans or if materials are deemed to be of a lower quality than the 
approved materials, then the Owner/Applicant will be required to file an application for an 
amendment to the Appearance Certificate.    

 



The existing exterior brick facade is to receive new dryvit stucco finish at
front and side elevations with accent cement board wood look planking at the
front facade. The rear elevation will receive no work and maintain the
existing brick finish. The existing storefront system will be replaced with
a new modern storefront system in the existing openings. 

 New exterior signage is also being proposed at the front of the building
along with the removal of exiting shrubs to be replaced with grass and
pathway lights for a more modern look. 

Exterior facade re-design

AC 20-05 June 23, 2020
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EXISTING SITE PLAN

HEAVENLY MESSAGE 
EXISTING 1-STORY BRICK 

BUILDING
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EXISTING CONDITIONS PHOTOSEXISTING EXTERIOR PHOTOS

EXISTING SIDE ELEVATION - SOUTH
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PROPOSED EXTERIOR SIGNAGE

OOMO STUDIO, LLC / HEAVENLY MASSAGE 99



RENDERED PERSPECTIVE

METAL FINISHES: FIRES-
TONE UNI-CLAD META 
COLOR : MATTE BLACK

PLANTER: CRATE & BARREL   
SPHERE GREY PLANTER

PLANTER: CRATE & BARREL   
SSQUARE GREY PLANTER

WALL SCONCE:       
Shelter 20.5” Tall Dark 

Sky Integrated LED 

HARDIPANEL VERTICAL SIDING 
STYLE: SELECT CEDARMILL

COLOR: IRON GREY

Dryvit® DPR EXTERIOR FINISH 
STYLE: FREESTYLE TEXTURE

Dryvit® DPR EXTERIOR FINISH 
COLOR: SNOWBOUND BY 

SHERWIN WILLIAMS SW#7004
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RENDERED FRONT ELEVATION - EAST ELEVATION

METAL FINISHES: FIRES-
TONE UNI-CLAD META 
COLOR : MATTE BLACK

PLANTER: CRATE & BARREL   
SPHERE GREY PLANTER

PLANTER: CRATE & BARREL   
SSQUARE GREY PLANTER

HARDIPANEL VERTICAL SIDING 
STYLE: SELECT CEDARMILL

COLOR: IRON GREY

Dryvit® DPR EXTERIOR FINISH 
STYLE: FREESTYLE TEXTURE

Dryvit® DPR EXTERIOR FINISH 
COLOR: SNOWBOUND BY 

SHERWIN WILLIAMS SW#7004

WALL SCONCE:       
Shelter 20.5” Tall Dark 

Sky Integrated LED 
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RENDERED SIDE ELEVATION - SOUTH ELEVATION

METAL FINISHES: FIRES-
TONE UNI-CLAD META 
COLOR : MATTE BLACK

PLANTER: CRATE & BARREL   
SPHERE GREY PLANTER

PLANTER: CRATE & BARREL   
SSQUARE GREY PLANTER

HARDIPANEL VERTICAL SIDING 
STYLE: SELECT CEDARMILL

COLOR: IRON GREY

Dryvit® DPR EXTERIOR FINISH 
STYLE: FREESTYLE TEXTURE

Dryvit® DPR EXTERIOR FINISH 
COLOR: SNOWBOUND BY 

SHERWIN WILLIAMS SW#7004

WALL SCONCE:       
Shelter 20.5” Tall Dark 

Sky Integrated LED 
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RENDERED SIDE ELEVATION - NORTH ELEVATION

METAL FINISHES: FIRES-
TONE UNI-CLAD META 
COLOR : MATTE BLACK

PLANTER: CRATE & BARREL   
SPHERE GREY PLANTER

PLANTER: CRATE & BARREL   
SSQUARE GREY PLANTER

HARDIPANEL VERTICAL SIDING 
STYLE: SELECT CEDARMILL

COLOR: IRON GREY

Dryvit® DPR EXTERIOR FINISH 
STYLE: FREESTYLE TEXTURE

Dryvit® DPR EXTERIOR FINISH 
COLOR: SNOWBOUND BY 

SHERWIN WILLIAMS SW#7004

WALL SCONCE:       
Shelter 20.5” Tall Dark 

Sky Integrated LED 
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STUCCO SPECIFICATION

PROPOSED PAINT COLOR: 
SNOWBOUND BY 

SHERWIN WILLIAMS: SW#7004

OOMO STUDIO, LLC / HEAVENLY MASSAGE 15

Dryvit® DPR EXTERIOR FINISH 



FIBER CEMENT SIDING BY JAMESHARDIE
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EXTERIOR STOREFRONT BY TUBELITE
800-866-2227  /  www.tubeliteinc.com

VersaTherm® 
Storefront Framing
VersaTherm™ Storefront Framing is our most versatile and 
economical storefront framing system. The flexible design 
allows for on-site fabrication in applications ranging from 
punched openings to mall fronts. VersaTherm is available 
in a large selection of profiles. Snap-on covers and 
backmembers, available in a variety of colors, allow for 
contrasting interior and exterior finishes. Finish options 
and glass positioning from frame exterior to center meet 
a wide range of aesthetic requirements.

Snap-on covers and back members are “locked” together 
by a unique thermal barrier clip. This clip ensures 
that interior and exterior metal members remain 
separate while firmly connected, virtually eliminating 
the transference of frost and condensation. High-
performance verticals and compatibility with Tubelite 
stock doors create a complete and truly versatile system.

Standard Narrow 
Stile Entrances

200 Series 
Curtainwall

ALSO
USED
WITH

VersaTherm® Storefront Framing

3056 Walker Ridge Drive NW, Suite G,  Walker, MI 49544

DISCLAIMER: Tubelite takes no responsibility for product selection or application, including, but not limited to, compliance with building codes, safety codes, laws, merchantability or 
fitness for a particular purpose; and further disclaims all liability for the use, in whole or in part, of this Technical Guide in preparation of project specifications and/or other documents. 
Technical Guides are subject to change at any time, without notice, and at Tubelite’s sole discretion. ©2017 Tubelite Inc.

System Features:
•     Standard 1-3/4" (44.45mm) sight-line on perimeter members
•     Standard 2" (50.8mm) sight-line on intermediate members
•     3-1/2" (88.9mm) to 6-5/8" (168.275mm) system depth
•     Thermal Clip thermal break
•     EPDM wedge type and fixed gaskets for 1" glass or panel thickness
•     Non-thermal Framing
 

Optional Features:
•     Screw-spline or shear block connections
•     Easily integrates with standard or thermal doors &  operable vent windows
•     7 anodized and 19 painted standard finishes
•     Curved Headers

800-866-2227  /  877-299-2414 fax  /  www.tubeliteinc.com

030120

Versatherm Series Product Specifications

Application: Low and mid-rise commercial buildings including retail, office, healthcare, schools, etc.
Description: 1-3/4" x (3-1/2" to 6-5/8") field glazed, shear block – screw spline storefront

Face  
Width:

Overall  
Depths: Glass: Air  

Infiltration:
Water 

Infiltration: Structural: U-Value**: CRF:

1-3/4" 3-1/2" to 6-5/8" 1" (1/4")
0.06 CFM/Ft.2

@ 6.24 PSF
12 - Static 40 PSF - Design 0.36 - Thermally Broken

64F 
55G

** U-Value per NFRC 100. Refer to the U-Value table at: www.tubeliteinc.com/products/storefront/versatherm-storefront-framing/

BLACK ANODIZED FINISH

BLACK ANODIZED FINISH

OOMO STUDIO, LLC / HEAVENLY MASSAGE 17



EXTERIOR LIGHTING
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EXTERIOR PLANTERS BY CRATE & BARREL
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Thank  you.

NOTE: THIS DOCUMENT CONTAINS REFERENTIAL MATERIALS AND IMAGES THAT ARE FOR INSPIRATION PURPOSES 
ONLY AND CANNOT BE COPIED.
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