
     
 

VILLAGE BOARD OF TRUSTEES 
REGULAR MEETING NOTICE/AGENDA 

March 14, 2022 - 7:00 pm 
 

THE RICHARD T. FLICKINGER MUNICIPAL CENTER, COUNCIL CHAMBERS 
6101 CAPULINA AVENUE, MORTON GROVE, IL 60053 

In accordance with the Illinois Open Meetings Act, all Village Board and Commission meetings are open to the 
public. This meeting can be viewed remotely via the live stream link found at: www.mortongroveil.org/stream. (If 
an Executive Session is placed on the agenda, the meeting shall commence at 6:00 pm and the time between 6:00 
pm and 7:00 pm shall be used for the Executive Session per 1-5-7A of the Village of Morton Grove Municipal 
Code. If the Agenda does not include an Executive Session, the meeting will begin at 7:00 pm.) 

 
1. Call to Order 

 
2. Pledge of Allegiance 

 
3. Roll Call  

 
4. Approval of Minutes – Regular Meeting – February 28, 2022 

 
5. Special Reports - 

 
a. Dine Morton Grove Winners Announced 

 
6. Public Hearings - None 

 
7. Plan Commission Reports  

 
a. PC 22-01:  Request for approval of a Plat of Vacation for a portion of Chestnut Street 

right of way located directly west of Lehigh Avenue right of way in Morton Grove, 
Illinois, and measuring approximately 0.531 acres, in accordance with Section 12-9- 5 
of the Morton Grove Municipal Code. The applicants are MHDC SLF LLC and Loyal 
Order of Moose No. 376. 
 

b. PC 22-02: 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 
24-unit mixed-use development with a bar and microbrewery (accessory use to a bar or 
restaurant) in a C/R Commercial/Residential District (12-4- 3) with variations for 
number of detached accessory structures on a zoning lot (12-2- 2), rear yard 
impermeable coverage (12-2- 5), setback for open accessory parking spaces (12-2- 6), 
location of outdoor seating areas in a public right of way (12-5- 5), facade transparency 
(12-5- 7), bedroom mix (12-5- 7), public parkway trees (12-11-1), and parking lot 
screening abutting private property (12-11-3) for the property commonly known as 
8500-8550 Lehigh Avenue (PIN 10-19-204-020-0000, 10-19-203-021-0000, 10-19-

http://www.mortongroveil.org/stream
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203-022-0000, 10-19-203-023-0000, 10-19- 203-025-0000, 10-19-203-013-0000) and a 
portion of Chestnut Street right of way located directly west of Lehigh Avenue right of 
way measuring approximately 0.531 acres in Morton Grove, Illinois. The applicant is 
MHDC SLF LLC. 

 
8. Residents’ Comments (agenda items only) 

 
9. President’s Report – Administration, Council of Mayors, Northwest Municipal Conference, 

Strategic Plan Committee 
 

10. Clerk’s Report – Advisory Commission on Aging, Chamber of Commerce, Condominium 
Association 

 
11. Staff Report 

 
a. Village Administrator 

b. Corporation Counsel 

12. Reports by Trustees 
 

a. Trustee Grear – Finance Department, Building Department, Special Events Commission, 
Police Facility Committee, Sawmill Station TIF (Trustee Witko)  

 
b. Trustee Khan – Community & Economic Development Department, Plan 
Commission/Zoning Board, Capital Projects, French Market, Lehigh/Ferris TIF (Trustee 
Travis)  

1) Ordinance 22-02 (First Reading): Approving a Plat of Vacation of a Portion of 
Chestnut Street Right of Way Located Directly West of Lehigh Avenue and 
Measuring Approximately 0.531 Acres in Morton Grove, Illinois  
 

2) Ordinance 22-03 (First Reading): Approving a Preliminary Plat of Subdivision 
and Special Use Permits with Associated Waivers for 24-Unit Mixed-Use 
Development on Property Commonly Known as 8500-8550 Lehigh Avenue and a 
0.531-Acre Portion of Chestnut Street Right of Way Petitioned for Vacation in 
Morton Grove, Illinois  
 

c. Trustee Minx – Fire Department, Fire Pension Board, Fire & Police Commission, Legal 
Department, RED Center (Trustee Thill)  
   
d. Trustee Thill – Family & Senior Services Department, Appearance Commission, 
SWANCC (Solid Waste Agency of Northern Cook County), Water Commission (Trustee Minx)  
  
e. Trustee Travis – Police Department, Police Pension Board, Community Relations 
Commission, Traffic Safety Commission, NIPSTA (Trustee Khan)   

 
f. Trustee Witko – Public Works Department, Environment & Natural Resources 
Commission, Information Technology Department, Lincoln/Lehigh TIF (Trustee Grear) 
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1) Resolution 22-14: Authorizing a Contract Extension with Al Warren Oil Company, 
Inc. Through the Suburban Purchasing Cooperative for the Annual Purchase of 
Gasoline and Diesel Fuel  

 
13. Other Business 
 
14. Presentation of Warrants - $495,826.81 
 
15. Residents’ Comments 

 
16. Adjournment 



   

MINUTES OF A REGULAR MEETING OF THE PRESIDENT 
AND THE BOARD OF TRUSTEES OF THE VILLAGE OF MORTON GROVE 

RICHARD T. FLICKINGER MUNICIPAL CENTER COUNCIL CHAMBERS 
FEBRUARY 28, 2022 

 

 

 

CALL TO ORDER 

  

 I.  
& II. 

 

Village President Dan DiMaria convened the Regular Meeting of the Village Board at 7:00 p.m.  
in the Council Chambers of Village Hall.  
 

 
III. 

 
 

Village Clerk Eileen Harford called the roll. Present were Trustees Bill Grear, Saba Khan,  
Rita Minx, John Thill, Connie Travis, and Janine Witko.  
 

 
IV. 

 
 
 
 

APPROVAL OF MINUTES 
 

Trustee Minx moved to accept the Minutes of the February 14, 2022 Village Board meeting as  
presented, seconded by Trustee Thill.  Motion passed unanimously via voice vote. 
 

 
V. 

 
 
 

SPECIAL REPORTS 
 

NONE 
 
 

VI. 
 
 
 

PUBLIC HEARINGS 
 

NONE 
 
 

VII. 
 
 
 

PLAN COMMISSION REPORTS 
 

NONE 
 
 

VIII. 
 
 

RESIDENTS’ COMMENTS (Agenda Items Only) 
 

NONE 
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IX. 
 

1. 
 
 
 
 
 
 

2. 
 
 
 
 
 
 
 
 

3. 
 
 
 
 
 
 
 

PRESIDENT’S REPORT 
 
Mayor DiMaria noted that the news this week of the invasion and conflict in Ukraine has no doubt 
struck all Morton Grove residents to the core. He said, “Our collective hearts are with the  
Ukranian people. There are no right words to say, but we see you and we send much love and 
prayers to the people fearing and fighting for their lives.” He asked the assemblage to keep the 
Ukranians in their thoughts and prayers, adding “war is real—even in 2022.” 
 
 
Mayor DiMaria announced that, due to a continued decline in COVID-19 cases and  
hospitalizations, and an increase in available ICU beds, the State of Illinois and the Cook County 
Department of Public Health indoor masking and vaccination requirements eased today. Masks 
will still be required where federally mandated: on public transit, in healthcare facilities, 
congregate settings, long-term care facilities, and daycare settings. Private businesses may 
choose to implement their own masking requirements. Masking in Village facilities is optional,  
and for our employees, it is optional or based on the activity being performed. 
 
 
Mayor DiMaria said the Police Department is still accepting applications for the 2022 Citizens  
Police Academy. The academy will be every Tuesday, starting March 22 and ending on May 24, 
from 6:30 p.m. to 8:30 p.m. If you are interested in getting an up-close look at what police do, this 
program is for you.  The 10-week program is designed to give participants an understanding of  
the operation of the MGPD and a working knowledge of what law enforcement is all about. The 
academy classes are held once a week and the class is limited to 20 students, and there are only a 
few spaces left, so register ASAP. There is no cost to participate. More information can be found at 
the Village’s website at mortongroveil.org/cpa.  
 
 

X. 
 
 

CLERK’S REPORT 
 
Clerk Harford had no report this evening. 
 
 

XI. 
 

A. 
 

1. 
 
 
 

a. 
 
 
 
 
 

STAFF REPORTS 
 

Village Administrator: 
 
Mr. Czerwinski presented Resolution 22-10, Authorizing an Intergovernmental Agreement 
Between the Northwest Water Commission of Cook County and the Village of Morton Grove, 
Illinois, for the Supply and Purchase of Water Through an Emergency Connection . 
 
H explained that the Morton Grove-Niles Water Commission (MGNWC) supplies water to the  
Village for its community water supply. The water is purchased by the MGNWC from the city of  
Evanston. The Village currently has no back-up source of water in the event the MGNWC is unable  
to supply the Village with its full requirement of water. The Northwest Water Commission (NWC) is 
able to provide an emergency source of water for the Village at its booster station north of  
Dempster and west of Waukegan Road. 
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XI. 
 

A. 
 

b. 
 
 
 
 
 
 

c. 
 
 
 
 

d. 
 

STAFF REPORTS (continued) 
 
Village Administrator: (continued) 
 
Mr. Czerwinski said the Village has negotiated terms for an Intergovernmental Agreement (IGA) 
whereby the NWC will supply water to the Village on an emergency basis, pursuant to a  
connection to be built by the Village at its sole expense. The Village will be responsible for all 
design and construction costs. This Resolution will authorize approval of the IGA. 
 
Trustee Grear moved to approve Resolution 22-10, seconded by Trustee Witko. 
 
Trustee Thill asked if there would be any upfront costs. Mr. Czerwinski said that building the 
connection is being done at the Village’s expense. It’s estimated to cost $1.7M to create the line  
and will take about a year’s worth of construction.  A specific rate per 1,000 gallons is included in 
the IGA.  
 
Trustee Grear said he thought the Village had a back-up plan with the City of Chicago. 
Mr. Czerwinski said once the Village starting getting their water from Evanston, the City was 
done with the Village. 
 
Mayor DiMaria called for the vote on Resolution 22-10. 
 
Motion passed: 6 ayes, 0 nays. 
 
Tr. Grear            aye                        Tr. Khan           aye                                Tr. Minx           aye 
Tr. Thill              aye                         Tr. Travis         aye                                Tr. Witko         aye 
 
 

 
B. 

 

 
Corporation Counsel: 
 
Corporation Counsel Liston had no formal report this evening. 
 
 

XII. 
 

A. 
 
 
 

TRUSTEES’ REPORTS 
 
Trustee Grear: 
 
Trustee Grear had no formal report this evening.  
 
 

 
B. 

 
 
 

 
Trustee Khan: 
 
Trustee Khan had no formal report this evening.  
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XII. 
 

C. 
 
 
 

TRUSTEES’ REPORTS (continued) 
 
Trustee Minx: 
 
Trustee Minx had no formal report this evening. 
 
 

 
D. 

 
 
 

 
Trustee Thill: 
 
Trustee Thill had no formal report this evening. 
 

 
 

E. 
 
 
 
 
 

 
Trustee Travis: 
 
Trustee Travis encouraged everyone to “save the date” of Saturday, April 16, 2022, for the 
12th Morton Grove Community Artists Performance, sponsored by the Community Relations 
Commission. The event is free to the public and will take place from 1:00 p.m. to 2:00 p.m. at the 
Civic Center. It will feature live performances on stage per COVID guidelines at the time and will  
also be available to livestream. This is a platform for people of all abilities to celebrate our 
diversity and uniqueness. Submissions can be made from February 1 through March 11 at noon to 
www.identityperformingarts.org/projects.aspx. Anyone who has questions should email Ginny at 
Ginny@identityperformingarts.org. 
 

 
 

F. 
 

1. 
 
 

a. 
 
 
 
 

b. 
 
 
 
 
 
 
 
 
 
 

 
Trustee Witko: 
 
Trustee Witko presented Resolution 22-08, Authorizing a Contract With A Lamp Concrete 
Contractors, Inc. for the Dempster Street Streetscape Improvement Project. 
 
She explained that the Village had completed streetscape improvements in 2011 along both sides of 
Dempster Street from Ferris Avenue to Central Avenue. Resolution 18-08 authorized a task 
order with Ciorba Group, Inc. to design streetscape improvements to extend the streetscape 
along the south side of Dempster Street from Lincoln Avenue to Narragansett Avenue. 
 
Bids were solicited on the Village’s website and seven bids were received and opened. A Lamp 
Concrete Contractors, Inc. submitted the lowest bid, and the company has successfully 
completed similar improvements for the Village. The fiscal impact of this contract is $194,724.30, 
plus up to $50,000 in change orders approved by the Village Administrator. 
 
Trustee Witko moved, seconded by Trustee Thill, to approve Resolution 22-08. 
 
Motion passed: 6 ayes, 0 nays. 
 

Tr. Grear            aye                        Tr. Khan           aye                                Tr. Minx           aye 
Tr. Thill              aye                         Tr. Travis         aye                                Tr. Witko         aye 

http://www.identityperformingarts.org/projects.aspx
mailto:Ginny@identityperformingarts.org
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XII. 
 

F. 
 

2. 
 
 
 

a. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

3. 
 
 

a. 
 
 
 

b. 
 
 
 
 
 
 
 
 
 
 
 
 
 

4. 
 
 
 

TRUSTEES’ REPORTS (continued) 
 
Trustee Witko: (continued) 
 
Next, Trustee Witko presented Resolution 22-09, Authorizing the Execution of a Task Order with 
Ciorba Group, Inc. for Construction Engineering Services for the Dempster Street Streetscape 
Improvement Project. 
 
She said that Resolution 22-08, which the Board just approved, authorized a contract to construct 
streetscape improvements along the south side of Dempster Street from Lincoln Avenue to 
Ferris Avenue. The construction engineering required for this project is beyond the expertise and 
capacity of Village staff, so the Village needs to procure engineering services for this work. The  
Village has negotiated a scope of services from Ciorba Group, Inc. to complete this work. The fiscal 
impact of this Resolution is $39,516.50. 
 
Trustee Witko moved to approve Resolution 22-09, seconded by Trustee Travis 
 
Motion passed: 6 ayes, 0 nays. 
 
Tr. Grear            aye                        Tr. Khan           aye                                Tr. Minx           aye 
Tr. Thill              aye                         Tr. Travis         aye                                Tr. Witko         aye 
 
 
Trustee Witko then presented Resolution 22-11, Authorizing a Contract With Insituform 
Technologies USA, LLC for the 2022 Sewer Lining Program–Contract A. 
 
She explained that the Village has an annual program to rehabilitate older sanitary and combined 
sewer pipes for improved flow capacity and elimination of groundwater infiltration and inflow in the 
Village’s sewer infrastructure. 
 
The Public Works Department developed contract documents to line a sanitary sewer along 
Greenwood Avenue from Harlem Avenue to Waukegan Road. Three bids were received, and the 
lowest bid received was from Insituform Technologies USA, LLC. The company's qualifications have 
been evaluated and the company has been deemed qualified to perform this work. The fiscal impact 
of Resolution 22-11 is $254,350. 
 
Trustee Witko moved, seconded by Trustee Minx, to approve Resolution 22-11. 
 
Motion passed: 6 ayes, 0 nays. 
 
Tr. Grear            aye                        Tr. Khan           aye                                Tr. Minx           aye 
Tr. Thill              aye                         Tr. Travis         aye                                Tr. Witko         aye 
 
 
Next, Trustee Witko presented Resolution 22-12, Authorizing Contract Extensions With Bill’s 
Complete Landscape Service, Inc. for the 2022 and 2023 Landscape Maintenance Programs.  
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XII. 
 

F. 
 

a. 
 
 
 
 

b. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

5. 
 
 
 
 

a. 
 
 
 
 

b. 
 
 
 
 
 
 
 
 

TRUSTEES’ REPORTS (continued) 
 
Trustee Witko: (continued) 
 
Trustee Witko noted that the Public Works Department maintains landscaping on Village  
properties and rights-of-way throughout the Village, using in-house staff and hired contractors.  
Resolution 21-28, approved in April 2021, authorized a contract with Bill’s Complete Landscape  
Service, Inc. (BCLS) for the 2021 Landscape Maintenance Program at a cost of $32,900. 
 
The 2021 contract with BCLS gave the Village the right to extend the contract for two one-year 
terms in 2022 and 2023 at the same unit prices, terms, and conditions, upon the mutual written 
agreement of BCLS. BCLS performed the work in 2021 in a satisfactory manner and the Public Works 
Director recommends the Village extend the 2021 contract with BCLS for 2022 and increase the 
quantity by one additional month at the beginning of the season, raising the contract amount by 
$4,200, for a total adjusted contract amount of $37,100. BCLS has agreed to extend the contract 
with the existing unit prices and terms for 2022. Depending on circumstances, it may also be in the 
Village’s best interest to extend the contract with BCLS for the 2023 Landscape Maintenance  
Program. This Resolution authorizes the Village Administrator to extend the 2021 contract for the 
2022 Landscape Maintenance Program, and if circumstances warrant, for the 2023 Landscape 
Maintenance Program. The fiscal impact of Resolution 22-12 is $37,100. 
 
Trustee Witko moved to approve Resolution 22-12, seconded by Trustee Grear. 
 
Motion passed: 6 ayes, 0 nays. 
 
Tr. Grear            aye                        Tr. Khan           aye                                Tr. Minx           aye 
Tr. Thill              aye                         Tr. Travis         aye                                Tr. Witko         aye 
 
 
Lastly, Trustee Witko presented Resolution 22-13, to Authorize the Purchase of One New 2021 
Ram Master Cargo Van and Sewer Camera System from Standard Equipment Company of 
Elmhurst, Illinois. 
 
 
She explained that the Public Woks Sewer Division depends on sewer televising as a vital tool for 
accurate main line pipe inspection to determine pipe repair locations, pipe maintenance, and the  
required annual televising under the Infiltration and Inflow Control Program mandated by the 
Metropolitan Water Reclamation District of Greater Chicago (MWRDGC).  
 
The current 15-year old Aries camera system has reached the end of its useful life and needs 
replacement. The existing 2001 Ram Van still has a few years of useful life remaining and will be  
repurposed at Public Works. The purchase of a new 2021 Ram Master Cargo Van and a new 
Envirosight Rovverx Sewer Camera System package for Public Works was competitively bid through 
the Houston-Galveston Area Council Purchasing Program (HGAC) under Contract No. SC01-21A.  
The HGAC is used by 7,000 local government agencies across 49 states. Standard Equipment  
Company in Elmhurst, IL was selected as the low bid vendor. The current 15-year old Aries Camera 
system will be traded in for $5,000, for a final purchase price of $335,720.58 
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XII. 
 

F. 
 
 
 
 
 
 
 
 
 

TRUSTEES’ REPORTS (continued) 
 
Trustee Witko: (continued) 
 
Trustee Witko noted that funding for this purchase is available in the 2022 Enterprise Fund in the 
amount of $365,000. 
 
She moved to approve Resolution 22-13, seconded by Trustee Travis. 
 
Motion passed: 6 ayes, 0 nays. 
 
Tr. Grear            aye                        Tr. Khan           aye                                Tr. Minx           aye 
Tr. Thill              aye                         Tr. Travis         aye                                Tr. Witko         aye 
 
 

XIII. 
 
 
 

OTHER BUSINESS 
 

NONE 
 

 
XIV. 

 
 
 
 
 
 
 

WARRANTS 
 

Trustee Grear presented the Warrant Register for February 28, 2022 in the amount of  
$1,903,361.79. He moved to approve this evening’s Warrant Register as presented, seconded by  
Trustee Minx. 
 
Motion passed: 6 ayes, 0 nays. 
 
Tr. Grear            aye                        Tr. Khan           aye                                Tr. Minx           aye 
Tr. Thill              aye                         Tr. Travis         aye                                Tr. Witko         aye 
 
 

XV. 
 

1. 
 
 
 
 
 
 
 
 
 
 
 
 
 

RESIDENTS’ COMMENTS 
 
Bob Burkhardt, a member of the Village’s Community Relations Commission, appeared before the 
Board to promote Niles Township’s “Coming Together” program.  The “Coming Together” group has 
been around for 15 years, and each year, it focuses on a culture or a group and holds events and 
programming to help people get acquainted and better understand that culture or group. This year, 
in March and April, their focus will be on sharing experiences of disability. Mr. Burkhardt noted that 
“disability” is not a culture, but in many ways, it’s a hidden group. One in five people in Illinois have 
some type of disability. He said some of the programs will be online and some in person. This coming 
Sunday, the opening ceremony will be held on Zoom and will be available for a couple of months 
thereafter. There will be a variety of other events, including discussions for children and teens, and 
local authors speaking. Some of the programs and functions will require reservations, which can be 
made by going to the Coming Together website (www.comingtogether.in).  
 
 
 

http://www.comingtogether.in/
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XV. 
 

a. 
 
 
 
 
 

b. 
 
 
 

2. 
 

RESIDENTS’ COMMENTS (continued) 
 
Mr. Burkhardt asked the Village’s help to “spread the word.” Toward that end, he distributed  
booklets about the upcoming functions and events to the Board. He said he had an ample supply  
of these booklets and asked the Board to distribute them to other community organizations and  
houses of worship. He thanked Mayor DiMaria for being one the mayors endorsing Coming  
Together, along with the mayors of Skokie, Niles, and Lincolnwood. 
 
Mayor DiMaria thanked Mr. Burkhardt and said the handicapped community is one that is near and 
dear to his heart, as his daughter is disabled.  
 
 
Ruldolf Vilk, 7508 Emerson, said he had sent a letter two weeks ago to Trustee Grear without a  
response. He has been having an issue with not getting a village sticker for a car he owns but never 
uses. He said he was finally told that he should reach out to the State Department of Motor Vehicles 
and cancel the license plate number and have the car removed from their records. He wondered 
why the Mayor, Village Administrator, Corporation Counsel, or any of the six Trustees couldn’t  
have told him that sooner.  He noted that he is very busy and has many things to do so he would  
appreciate receiving responses to letters he sends.  
 
Mayor DiMaria indicated that Mr. Vilk’s time was up and thanked him for coming this evening. 
 
 

XVI. 
 
 

ADJOURNMENT 
 

There being no further business before the Board, Trustee Minx moved to adjourn the meeting,  
seconded by Trustee Witko. Motion passed unanimously via voice vote. 
 
The meeting adjourned at 7:23 p.m. 
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PASSED this 14th day of March, 2022. 
 
 
Trustee Grear     __________  

Trustee Khan        

Trustee Minx     __________  

Trustee Thill     __________  

Trustee Travis     __________  

Trustee Witko     __________  
 
 
 
 
 
APPROVED by me this 14th day of March, 2022. 
 
 
 
 
 
  
 
Daniel P. DiMaria, Village President 
Board of Trustees, Morton Grove, Illinois 
 
 
 
 
APPROVED and FILED in my office this 15th day of March, 2022. 
 
 
 
 
______________________________________ 
 
Eileen Scanlon Harford, Village Clerk 
Village of Morton Grove, Cook County, Illinois 
 
 
  Minutes by Teresa Cousar 



   
 

Submitted by - Ralph Czerwinski, Village Administrator       
Reviewed by - Teresa Hoffman Liston, Corporation Counsel                           
Prepared by - Zoe Heidorn, Community Development Administrator 

Legislative Summary  
 

Ordinance 22-02 
APPROVING A PLAT OF VACATION OF A PORTION OF CHESTNUT STREET RIGHT OF 

WAY LOCATED DIRECTLY WEST OF LEHIGH AVENUE AND MEASURING 
APPROXIMATELY 0.531 ACRES IN MORTON GROVE, ILLINOIS 

 

Introduction: March 14, 2022 
  
Purpose: To approve the vacation of a 0.531-acre portion of Chestnut Street public right of way to facilitate private 

redevelopment of Village-owned property at 8500-8550 Lehigh Avenue 
  
Background: MHDC SLF LLC and the Loyal Order of Moose No. 376 (“Applicants”) submitted a complete application 

(“Application”) requesting a vacation of a portion of Chestnut Street right of way located directly west of 
Lehigh Avenue right of way in Morton Grove, Illinois, and measuring approximately 0.531 acres. Applicant 
MHDC SLF LLC submitted the request concurrent to a request for approval of a Preliminary Plat of 
Subdivision and Special Use Permits for a 24-unit mixed-use development with a bar and microbrewery, 
which was considered by the Plan Commission under Case PC 22-02 on February 21, 2022.  
 

The proposed vacation will make available for redevelopment by MHDC SLF LLC approximately 350 
linear feet of a 66-foot-wide Village right of way improved with an asphalt roadway, pedestrian facilities, 
landscape areas, utilities, and signage. Chestnut Street currently dead ends to the west at property owned 
and operated by the Forest Preserve District of Cook County. The street currently services the Moose 
Family Center at 6149 Chestnut Street, vacant property owned by the Village at 8500 Lehigh Avenue, and 
a commuter parking lot owned by the Village at 8550 Lehigh Avenue, which was constructed as a temporary 
use. The property at 8500-8550 Lehigh Avenue and the portion of public right of way proposed for vacation 
are collectively described as “Site E” by the Lehigh-Ferris Framework Plan adopted under Ordinance 09-
01. The Plan identifies Site E as a preferred site for higher density residential development. The proposed 
vacation provides the developer with additional contiguous land area to facilitate the 24-unit mixed-use 
redevelopment of Village-owned property proposed under Case PC 22-02.  
 

On February 3, 2022, the Traffic Safety Commission reviewed Case PC 22-01 and unanimously voted to 
recommend approval of the proposed vacation. On February 21, 2022, the Applicants appeared before the 
Plan Commission to present the request for approval of the Application made under Case PC 22-01. Based 
on the Application, supporting staff report, and testimony presented at the public hearings, the Plan 
Commission voted unanimously (4-0) to recommend approval of the Plat of Vacation, with conditions 
relating to subdivision and vesting of title, plat preparation and recordation, easements, and Board approval 
of PC 22-02.   

Programs, 
Departs 
or Groups 
Affected 

Department of Community and Economic Development 

  
Fiscal Impact: N/A 
  
Source of Funds: N/A 
  
Workload 
Impact: 

The vacation of the public alley and required recording of the Plat of Vacation will be implemented and 
supervised by staff as part of their normal work activities. 

  
Administrative  
Recommendation: Approval as presented 

  
Second Reading: March 28, 2022 
  
Special 
Considerations or 
Requirements: 

None 

 



ORDINANCE 22-02 
 

APPROVING A PLAT OF VACATION OF A PORTION OF CHESTNUT STREET RIGHT 
OF WAY LOCATED DIRECTLY WEST OF LEHIGH AVENUE AND MEASURING 

APPROXIMATELY 0.531 ACRES IN MORTON GROVE, ILLINOIS 
 
 WHEREAS, the Village of Morton Grove, located in Cook County, Illinois, is a home rule 

unit of government under the provisions of Article 7 of the 1970 Constitution of the State of Illinois, 

and can exercise any power and perform any function pertaining to its government and affairs, 

including, but not limited to, the power to tax and incur debt; and 

WHEREAS, pursuant to Section 12-9-5 of the Unified Development Code, the Board of 

Trustees of the Village of Morton Grove has the power and authority to vacate streets and alleys or 

portions thereof within the jurisdiction of the Village; and 

 WHEREAS, MHDC SLF LLC and the Loyal Order of Moose No. 376 (“Applicants”) made 

a complete application (“Application”) to the Plan Commission of the Village of Morton Grove under 

Case PC 22-01 requesting a vacation of a 0.531-acre portion of Chestnut Street public right of way 

located directly west of Lehigh Avenue (“Subject Property”), in accordance with the Plat of Vacation 

and legal description prepared by Terra Technology Land Surveying, Inc., dated January 12, 2022, a 

copy of which is attached hereto and made a part hereof and marked as “Exhibit A”; and  

WHEREAS, the Subject Property is improved with an asphalt roadway, pedestrian facilities, 

landscape areas, utilities, and signage, and is proposed to be vacated and made part of a private 

redevelopment site for the construction of a mixed-use development consisting of two three-story 

structures with ground-floor commercial uses and 24 residential units and including a plaza, accessory 

surface parking facilities, and a shared access drive to support vehicular traffic associated with the 

Loyal Order of Moose No. 376 and mixed-use development, which has been considered by the Plan 

Commission under a request for approval of Special Use Permits and a Preliminary Plat of 

Subdivision submitted by MHDC SLF LLC and reviewed as Case PC 22-02; and  

WHEREAS, the 0.531-acre Subject Property is bordered to the south by property owned by 

the Loyal Order of Moose No. 376 and having a common address of 6149 Chestnut Street, and 

property owned by the Village of Morton Grove and having a common address of 8500 Lehigh 

Avenue, and is bordered to the north by property owned by the Village of Morton Grove and having 

a common address of 8550 Lehigh Avenue, which are collectively known as “Site E,” per the Lehigh-

Ferris Framework Plan adopted under Ordinance 09-01; and  



WHEREAS, the Lehigh-Ferris Framework Plan identified Site E as a potential redevelopment 

site for higher density residential uses based on its proximity to the Village’s proposed future 

downtown along Lincoln and Lehigh Avenues and the Morton Grove Metra commuter rail station; 

and  

WHEREAS, the vacation of this portion of the Chestnut Street public right of way will be 

incorporated into the developable land area of Site E in order to facilitate the highest and best 

development opportunity for this combined area of Village-owned property: and  

WHEREAS, the incorporation of the Subject Property into the Site E development parcel will 

provide MHDC SLF LLC the necessary additional contiguous property to support the proposed 24-

unit mixed-use development proposed under Case PC 22-02; and  

WHEREAS, pursuant to the applicable provisions of the Municipal Code, public notice for a 

public hearing on the Application to be held on February 21, 2022, was published in the Morton 

Grove Champion, a newspaper of general circulation in the Village of Morton Grove, on February 3, 

2022, written notification was sent to property owners within 250 feet of the subject property on 

January 28, 2022, and a sign was posted on the Subject Property on January 28, 2022, as required by 

ordinance; and  

WHEREAS, the Morton Grove Plan Commission held a public hearing relative to the above 

referenced case on February 21, 2022, at which time all concerned parties were given the opportunity 

to be present and express their views for the consideration by the Plan Commission, and, as a result 

of said hearing, the Plan Commission made certain recommendations and conditions through a report 

dated March 7, 2022, a copy of which is attached hereto and made a part hereof and marked as 

“Exhibit B; and 

 WHEREAS, the Plan Commission considered all the evidence and testimony presented to it, 

discussed the merits of the Application in light of applicable laws, including Section 12-9-5 of the 

Unified Development Code, and voted to recommend approval of the vacation, with conditions; and 

WHEREAS, pursuant to the provisions of the Village of Morton Grove Unified Development 

Code, the Corporate Authorities have considered the report of the Plan Commission and find the 

proposed vacation of a portion of this public right of way is appropriate, in the public interest, and in 

accordance with applicable ordinances of the Village of Morton Grove for a vacation of a public right 

of way.          



 NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF 

TRUSTEES OF THE VILLAGE OF MORTON GROVE, COOK COUNTY, ILLINOIS, AS 

FOLLOWS: 

SECTION 1. Incorporation by Reference. The Corporate Authorities do hereby incorporate 

the foregoing WHEREAS clauses into this Ordinance, as though fully set forth herein, thereby making 

the findings as hereinabove set forth. 

 SECTION 2. Approval of Vacation and Conditions. The Corporate Authorities do hereby 

approve the application for Case PC 22-01, a request for approval of the vacation of a 0.531-acre 

portion of Chestnut Street public right of way located directly west of Lehigh Avenue, subject to the 

following conditions: 

1. The final recorded Plat of Vacation shall be in accordance with the Plat of Vacation 

prepared by Terra Technology Land Surveying, Inc., dated January 12, 2022, and attached 

hereto as “Exhibit A.” 

2. The Subject Property shall be subdivided and vested to the Applicants and owners of the 

abutting property to the immediate north and south of the Subject Property, where each 

owner will take title to the centerline of the vacated right of way adjacent to their property, 

or as otherwise authorized by the Village Administrator or his/her designee.  

3. The final Plat of Vacation shall be prepared and recorded with the Cook County Clerk in 

accordance with all requirements of Section 12-9-5 of the Morton Grove Municipal Code. 

4. The Village shall reserve the right to retain any easements deemed necessary for access to 

and maintenance of public utilities, general access, and as otherwise deemed appropriate 

by the Village Administrator, subject to final approval by the Village Administrator or 

his/her designee.  

5. This Ordinance shall not take effect until the Village Board of Trustees has passed an 

ordinance approving the Preliminary Plat of Subdivision and Special Use Permits 

requested under Case PC 22-02. Should the Village Board of Trustees vote to deny the 

Preliminary Plat of Subdivision and Special Use Permits, this Ordinance shall be deemed 

null and void. 

SECTION 3. Village Records. The Village Clerk is hereby authorized and directed to amend 

all pertinent records of the Village of Morton Grove to show and designate the vacation as granted 

hereunder.  



SECTION 4. Effective Date. This Ordinance shall be in full force and effect from and after 

its passage, approval, and publication in pamphlet form according to law, and the Applicants or 

their successors have recorded the Plat of Vacation in accordance with Section 12-9-5 of the Morton 

Grove Municipal Code, recorded this Ordinance with the Clerk of Cook County, Illinois, and has 

provided the evidence of such to the Village of Morton Grove.  

 

PASSED this 28th day of March 2022.  

 

Trustee Grear    

Trustee Khan    

Trustee Minx    

Trustee Thill    

Trustee Travis    

Trustee Witko    

 
APPROVED by me this 28th day of March 2022.  
 
 

____________________________________ 
Daniel DiMaria, Village President 
Village of Morton Grove 
Cook County, Illinois 

 
APPROVED and FILED in my office this 29th day of March 2022.  
 
 
 
__________________________ 
Eileen Scanlon Harford, Village Clerk 
Village of Morton Grove 
Cook County, Illinois 



LIST OF EXHIBITS 

 

EXHIBIT A   Plat of Vacation and Legal Description, dated January 12, 2022 

EXHIBIT B  Plan Commission Report for PC 22-01, dated March 7, 2022 
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Community & Economic Development Department 

 
  

To: Village President and Board of Trustees 
 
From: Ralph Czerwinski, Village Administrator 
 Teresa Hoffman Liston, Corporation Counsel 
 Zoe Heidorn, Community Development Administrator 
 
Date: March 7, 2022 
 
Re: Plan Commission Case PC 22-01 – Request for approval of a Plat of Vacation for a portion of 

Chestnut Street right of way located directly west of Lehigh Avenue right of way in Morton Grove, 
Illinois, and measuring approximately 0.531 acres, in accordance with Section 12-9-5 of the Morton 
Grove Municipal Code. The applicants are MHDC SLF LLC and Loyal Order of Moose No. 376. 

 
Executive Summary 
MHDC SLF LLC and the Loyal Order of Moose No. 376 (“applicant”) filed an application for approval of a vacation in 
accordance with Section 12-9-5 of the Morton Grove Unified Development Code for a portion of Chestnut Street right of way 
located directly west of Lehigh Avenue right of way in Morton Grove, Illinois, and measuring approximately 0.531 acres. 
 
The proposed vacation was considered by the Plan Commission at the regularly scheduled meeting on February 21, 2022. 
For the reasons set forth in this report, on February 21, 2022, the Plan Commission unanimously recommended by a vote of 
4-0 (Chairperson Blonz and Commissioners Gabriel and Stein absent) that the Village Board of Trustees should approve the 
vacation with conditions.   
 
Application 
On January 10, 2022, MHDC SLF LLC and the Loyal Order of Moose No. 376 submitted a complete application to the 
Department of Community and Economic Development requesting a vacation of a portion of Chestnut Street right of way 
located directly west of Lehigh Avenue right of way in Morton Grove, Illinois, and measuring approximately 0.531 acres. 
Applicant MHDC SLF LLC submitted the request concurrent to a request for approval of a Preliminary Plat of Subdivision with 
associated waivers, in accordance with Chapter 12-8, and Special Use Permits with associated waivers for a 24-unit mixed-
use development with a bar and microbrewery (accessory use to a bar or restaurant), which was considered by the Plan 
Commission under Case PC 22-02 on February 21, 2022. 
 
The proposed vacation of Chestnut Street will make available for redevelopment approximately 350 linear feet of an existing 
66-foot-wide Village right of way currently improved with an asphalt roadway measuring 32.33 feet from back of curb. The right 
of way also includes concrete and asphalt pedestrian facilities, landscape areas, utilities, and signage. Chestnut Street 
currently dead ends to the west at property owned and operated by the Forest Preserve District of Cook County. The street 
currently services the Moose Family Center at 6149 Chestnut Street, vacant property owned by the Village at 8500 Lehigh 
Avenue, and a 110-space commuter parking lot owned by the Village at 8550 Lehigh Avenue, which was constructed as a 
temporary use.  
 
If Chestnut Street is successfully vacated, the property will be subdivided into two lots as depicted in the Preliminary Plat of 
Subdivision submitted under Case PC 22-02, where the Loyal Order of Moose (No. 376) and MHDC SLF LLC will take title to 
the centerline of the vacated right of way adjacent to their property. The proposed vacation will expand and optimize the site 
footprint to support a mixed-use development featuring 24 residential units, ground-floor retail space, a public plaza, and 
accessory parking areas. A shared access drive located along the southern edge of the project site will provide two-way 
vehicular access from Lehigh Avenue to the proposed development and 6149 Chestnut Street. A secondary emergency 
accessway to Lehigh Avenue will be provided at the center of the development through a pedestrian plaza.   
 
With the exception of peripheral site improvements, no changes are proposed to the Moose Family Center property or its 
operation. The property will be accessible to vehicles through one access drive along the east lot line, leading directly to the 
new shared access drive, and two drives along the north lot line, which are existing and lead to a 24-foot parking lot aisle. A 
shared access easement will entitle members, visitors, and service providers of the Moose Family Center to use drive aisles 
throughout the entire development site. The site must be designed to accommodate full circulation through the property by a 
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garbage truck, the largest sized emergency vehicle available locally, and the largest sized truck expected to provide service to 
the property. 
 
Village Administrator & Staff Review 
Pursuant to section 12-9-5:B.2, the Village Administrator and staff must verify the information provided by the applicant and 
report on any known public interests served by the parcel, recommendations with regard to retention of easements for the 
benefit of public utilities and pedestrian or bicycle accessways, recommendations regarding the vesting of title to the 
property upon vacation, and recommendations as to whether the applicants should pay the Village reasonable 
compensation for the property or whether compensation should be waived. This report must then be forwarded to the Plan 
Commission for review and consideration. The findings of the Village Administrator are outlined in the staff report to the 
Plan Commission dated February 15, 2022, and address public interests served by the property, the retention of 
easements, vesting of title to the property upon vacation, and compensation for the property.  
 
Public Hearings 
Traffic Safety Commission 
On February 3, 2022, the Traffic Safety Commission reviewed Case PC 22-01 in accordance with Section 12-16-4:A. After 
reviewing the submitted application, the Traffic Safety Commission unanimously voted to recommend approval of the 
proposed vacation and forwarded comments issued by the Village Engineer dated January 27, 2022. Because the comments 
were only in relation to the proposed redevelopment of the subject property, and did not address the proposed vacation, they 
are addressed as part of Case PC 22-02. 
 
Plan Commission 
The Village of Morton Grove provided public notice for the February 21, 2022, Plan Commission public hearing for Case PC 
22-01 in accordance with the Unified Development Code. The Morton Grove Champion published a public notice on 
February 3, 2022. The Village mailed letters to property owners within 250 feet of the subject property on January 28, 2022, 
and placed a public notice sign on the subject property on January 28, 2022.  
  
Plan Commission – February 21, 2022, Proceedings: Four members of the Plan Commission were in attendance at the public 
hearing for Case PC 22-01 held on February 21, 2022. Chairperson Blonz, Commissioner Stein, and Commissioner Gabriel 
were absent with notice. Commissioner Kintner was appointed Chairperson Pro-Tem in the absence of Chairperson Blonz.  
 
Zoe Heidorn, Community Development Administrator, provided a brief introduction to the application. The staff report dated 
February 15, 2022, and attached hereto as “Attachment A,” was entered into the public record.  
 
Community Development Administrator Zoe Heidorn presented the case for the Village. She explained that Case PC 22-01 is 
a request for approval of a Plat of Vacation for a portion of Chestnut Street petitioned to be vacated by the Village and vested 
to the applicants and abutting property owners. The 66-foot-wide public right of way is currently improved with an asphalt 
roadway that dead ends at property owned by the Forest Preserve District of Cook County. Upon successful vacation of the 
right of way, the property will be subdivided under Case PC 22-02 and transferred to the applicants as depicted in the staff 
report to the Plan Commission. The vacation is intended to expand and optimize the redevelopment site at 8500-8550 Lehigh 
Avenue, which is planned to be improved with a 24-unit mixed-use development proposed through a Special Use Permit to be 
reviewed under Case PC 22-02.  
 
She stated that, pursuant to Village Code, staff has forwarded specific findings regarding public interests served by the parcel, 
the retention of easements for the benefit of public utilities and pedestrian or bicycle accessways, vesting of title, and 
compensation for the property, which are included in the distributed staff report. Generally, staff is supportive of the request for 
vacation because it supports development that aligns with the objectives of the Lehigh/Ferris Framework Plan and 
requirements of the C/R Commercial/Residential District. 
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Ms. Heidorn introduced James Marston, Architect with Gleason Architects and authorized representative of MHDC SLF LLC. 
Mr. Marston was sworn in. Ms. Heidorn noted that representatives of the Loyal Order of the Moose No. 376 are also present in 
the audience.  
 
Mr. Marston described the proposed vacation and need for the vacation to support the proposed 24-unit mixed-use 
development. A proposed shared access drive to the Moose Lodge and the development at the southern end of the project 
site will take the place of Chestnut Street. The development will include a public plaza, surface parking area, and two buildings 
containing apartments and commercial uses.  
 
Chairperson Pro-Tem Kintner asked for questions from the Commissioners. 
 
Commissioner Dorgan asked if the Village would be compensated for vacating the publicly owned property. 
 
Ms. Heidorn responded that the compensation will be determined through a redevelopment agreement between MHDC SLF 
LLC and the Village. Staff is currently working with the developer to finalize the terms of that agreement. The agreement will 
be presented to the Board of Trustees for consideration at a later date.  
 
Chairperson Pro-Tem Kintner asked for public comment. 
 
Martin Bresler of 8440 Callie Avenue commented that the vacation and mixed-use development Plan Commission cases 
should be discussed and considered together.  
 
Ms. Heidorn noted that the cases must be presented and considered separately, but that a recommendation of approval of the 
vacation may made be contingent on a positive recommendation of Case PC 22-02. 
 
Theodora Turula of 6401 Lincoln Avenue, Board Member of the Morton House Condominium Association, asked if a traffic 
study has been prepared and if the railroad crossing would be improved as part of this development. 
 
Zoe Heidorn responded that a traffic study was prepared by Kimley-Horn and Associates. The study was prepared at the 
direction of the Village to ensure full transparency and accuracy of information. Ms. Heidorn noted that Bill Grieve of Kimley-
Horn is attending the meeting via Zoom and will be able to respond to any questions from the Commission.  
 
Ms. Heidorn explained that the Village acknowledges that improvements that are needed at the railroad crossing at Lincoln 
Avenue, but that these projects are prohibitively expensive at this time. She stated that staff is working through architectural 
design of a Metra station renovation and that crossing enhancements will be considered in the future, but that they will not be 
part of the cases considered tonight. 
 
Commission Mohr said he would like approval of PC 22-01 to be contingent on the approval of PC 22-02 so that they are 
considered together. Chairperson Pro-Tem Kintner responded that the recommended motion could be modified to include this 
stipulation.  
 
Commission Liston made a motion to recommend approval of Case PC 22-01, a request for approval of a Plat of Vacation for a 
portion of Chestnut Street right of way located directly west of Lehigh Avenue right of way in Morton Grove, Illinois, and 
measuring approximately 0.531 acres, in accordance with Section 12-9-5 of the Morton Grove Municipal Code, subject to the 
following conditions: 
 

1. Upon vacation, the property shall be subdivided and vested to the owners of the abutting property, where each owner 
will take title to the centerline of the vacated right of way adjacent to their property. 

2. The final plat of vacation shall be prepared and recorded with the Cook County Clerk in accordance with Section 12-
9-5 of the Morton Grove Municipal Code.  

3. The Village reserves to right to retain any easements deemed necessary for access to and maintenance of public 
utilities, general access, and as otherwise deemed appropriate by the Village Administrator. 
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4. The recommendation of approval shall be contingent on a recommendation of approval of Case PC 22-02.  
 
The motion was seconded by Commissioner Dorgan.  
 
Chairperson Pro-Tem Kintner called for the vote. 
 
Commissioner Dorgan voting  aye 
Commissioner Kintner voting   aye 
Commissioner Liston voting  aye 
Commissioner Mohr voting    aye 
 
The motion was unanimously (4-0) approved.  
 
Final Plans and Supporting Documents 
The application’s final plans and supporting documents recommended for approval by the Plan Commission include the 
following and are attached hereto as “Attachment B”: 
 

1. Plat of Survey, prepared by Terra Technology Land Surveying, Inc., dated December 28, 2021 
2. Plat of Vacation, prepared by Terra Technology Land Surveying, Inc., dated December 28, 2021 

Attachments 
• Attachment A – Staff Report to the Plan Commission for PC 22-01, prepared by Zoe Heidorn, Community 

Development Administrator, dated February 15, 2022 
• Attachment B – Final Plans and Supporting Documents for PC 22-01 

 



Attachment A
Staff Report to the Plan Commission for Case PC 22-01

Prepared by Zoe Heidorn, Community Development Administrator
February 15, 2022
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Village of Morton Grove 
Department of Community & Economic Development 

 

 
 
To: Chairperson Blonz and Members of the Plan Commission 
 
From:  Zoe Heidorn, Community Development Administrator; Anne Ryder Kirchner, Assistant Land 

 Use Planner 
 
Date: February 15, 2022 
 
Re: Case PC 22-01: Request for approval of a Plat of Vacation for a portion of Chestnut Street right of 

way located directly west of Lehigh Avenue right of way in Morton Grove, Illinois, and measuring 
approximately 0.531 acres, in accordance with Section 12-9-5 of the Morton Grove Municipal Code. 
The applicants are MHDC SLF LLC and Loyal Order of Moose No. 376. 

 

STAFF REPORT 
 
Public Notice 
The Village of Morton Grove provided public notice for the February 21, 2022, Plan Commission public hearing for Case PC 
22-01 in accordance with the Unified Development Code. The Morton Grove Champion published a public notice on February 
3, 2022. The Village mailed letters to property owners within 250 feet of the subject property on January 28, 2022, and placed 
a public notice sign on the subject property on January 28, 2022.  
 
Application Summary 
On January 10, 2022, MHDC SLF LLC and the Loyal Order of Moose No. 376 submitted a complete application to the 
Department of Community and Economic Development requesting a vacation in accordance with Section 12-9-5 of the 
Morton Grove Unified Development Code for a portion of Chestnut Street right of way located directly west of Lehigh Avenue 
right of way in Morton Grove, Illinois, and measuring approximately 0.531 acres. Applicant MHDC SLF LLC submitted the 
request concurrent to a request for approval of a Preliminary Plat of Subdivision with associated waivers, in accordance with 
Chapter 12-8, and Special Use Permits with associated waivers for a 24-unit mixed-use development with a bar and 
microbrewery (accessory use to a bar or restaurant), all of which will be considered by the Plan Commission and Board of 
Trustees under Case PC 22-02.  
 

 
 

Proposed Area of Vacation  
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The proposed vacation of Chestnut Street right of way will eliminate approximately 350 linear feet of an existing 66-foot-wide  
Village right of way currently improved with an asphalt roadway measuring 32.33 feet from back of curb to back of curb. The 
right of way also includes concrete and asphalt pedestrian facilities, landscape areas, utilities, and signage. Parking on the 
north side of Chestnut Street is restricted to 90-minute parking between 8:00 AM and 6:00 PM, Monday through Friday, and 
parking on the south side of the street is prohibited.  
 
Chestnut Street currently dead ends to the west at property owned and operated by the Forest Preserve District of Cook 
County. The street services the Moose Family Center at 6149 Chestnut Street, vacant property owned by the Village at 8500 
Lehigh Avenue, and a 110-space commuter parking lot owned by the Village at 8550 Lehigh Avenue. The commuter parking 
lot was contemplated by the Village to be a temporary use until redevelopment of the site occurred.  
 
If Chestnut Street is successfully vacated and the Village-owned property is successfully transferred to the developer, the 
property will be subdivided into two lots as depicted in the Preliminary Plat of Subdivision submitted under Case PC 22-02, 
where the Loyal Order of Moose (No. 376) and MHDC SLF LLC will take title to the centerline of the vacated right of way 
adjacent to their property, as shown in the graphic below.  
 

 
 

Proposed Vesting of Title  
 
The proposed vacation will expand and optimize the site footprint to support a mixed-use development featuring 24 residential 
units, ground-floor retail space, a public plaza, and accessory parking areas. A 24-foot-wide (25 feet measured from back of 
curb) shared access drive located along the southern edge of the project site will provide two-way vehicular access from 
Lehigh Avenue to the proposed development and 6149 Chestnut Street. A secondary emergency accessway to Lehigh 
Avenue will be provided at the center of the development through a pedestrian plaza. The plaza will be designed with 
mountable curbs and will maintain a 24-foot-wide clearance at all times. Development plans are included in the hearing 
packet for Case PC 22-02.  

 
With the exception of peripheral site improvements and a new trash enclosure, no changes are proposed to the Moose 
Family Center property or its operation. The property will be accessible to vehicles through one access drive along the east 
lot line, leading directly to the new shared access drive, and two drives along the north lot line, which are existing and lead to 
a 24-foot parking lot aisle. A shared access easement will entitle members, visitors, and service providers of the Moose 
Family Center to use drive aisles throughout the entire development site. The developer is required to demonstrate that the 
site design can accommodate full circulation through the property by a garbage truck, the largest sized emergency vehicle 
available locally, and the largest sized truck expected to provide service to the property. Turning path diagrams were 
submitted and are included in the hearing packet for Case PC 22-02.  
 
Village Administrator & Staff Review 
Pursuant to section 12-9-5:B.2, the Village Administrator and staff must verify the information provided by the applicant and 
report on any known public interests served by the parcel, recommendations with regard to retention of easements for the 
benefit of public utilities and pedestrian or bicycle accessways, recommendations regarding the vesting of title to the property 
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upon vacation, and recommendations as to whether the applicants should pay the Village reasonable compensation for the 
property or whether compensation should be waived. This report must then be forwarded to the Plan Commission for review 
and consideration.  
 
The findings of the Village Administrator and staff are as follows: 
 

• Any known public interests served by the parcel: Staff finds that the proposed vacation will benefit the public 
interest by optimizing the project site footprint to support a walkable and vibrant mixed-use development that meets 
the requirements of the C/R Commercial/Residential District and the objectives of the Lehigh/Ferris Framework Plan. 
The proposed development would not be possible without the proposed vacation.  
Alternative access to 6149 Chestnut Street and the proposed development by means of new shared access drive is 
not anticipated to be detrimental to traffic circulation, emergency services, utility facilities, or other similar right of way 
purposes. The current Chestnut Street right of way measures 32.33 feet from back of curb to back of curb, which 
supports two driving lanes and one parking lane. The proposed shared access drive will measure 25 feet from back 
of curb to back of curb, which will support two 12-foot-wide driving lanes. For reference, a 12-foot travel lane is 
recommended by the Illinois Department of Transportation’s (IDOT) Bureau of Local Roads & Streets for travel lanes 
with a 45-mile-per-hour speed, where truck traffic is significant, or in industrial areas.  

• Retention of easements for the benefit of public utilities and pedestrian or bicycle accessways: Staff 
recommends the retention of (1) easements to ensure appropriate access to and maintenance of public utilities 
located within the area of vacation and as otherwise needed or required by the Village, (2) easements to authorize 
use of the proposed access drive and other areas of pedestrian and vehicular circulation by the Moose Family 
Center, and (3) easements as deemed appropriate by the Village to authorize use of vehicular and pedestrian areas 
by the Village and general public.  

• Vesting of title to the property upon vacation: Staff recommends that the property within the area of vacation is 
divided and vested to the owners of the abutting property, where each owner will take title to the centerline of the 
vacated right of way adjacent to their property.  

• Compensation for the property: Appropriate compensation for the property will be determined by the Village as 
part of a forthcoming redevelopment agreement.  

 
Traffic Safety Commission Review 
On February 3, 2022, the Traffic Safety Commission reviewed Case PC 22-01 in accordance with Section 12-16-4:A. After 
reviewing the submitted application, the Traffic Safety Commission unanimously voted to recommend approval of the 
proposed vacation and forwarded comments issued by the Village Engineer dated January 27, 2022. Because the comments 
were only in relation to the proposed redevelopment of the subject property, and did not address the proposed vacation, they 
are addressed in Case PC 22-02.  
 
Appearance Commission Review 
Appearance Commission review was not required in the case of PC 22-01 because the request will have an insignificant 
impact on the community from an appearance perspective.  

 
Departmental Review 
The application and all supporting materials were distributed to staff within the Village’s Fire, Building, Public Works 
(Engineering), and Police Departments for review. The comments received by staff are as follows: 
 

• Police Department: No issues identified at this time. 
• Fire Department: No issues identified at this time. 
• Building Department: No issues identified at this time. 

• Public Works Department/Engineering: No issues identified at this time.  
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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 22-01, a request for approval of a Plat of Vacation for a portion of Chestnut Street 
right of way located directly west of Lehigh Avenue right of way in Morton Grove, Illinois, and measuring approximately 0.531 
acres, in accordance with Section 12-9-5 of the Morton Grove Municipal Code, subject to the following conditions: 
 

1. Upon vacation, the property shall be subdivided and vested to the owners of the abutting property, where each owner 
will take title to the centerline of the vacated right of way adjacent to their property. 

2. The final plat of vacation shall be prepared and recorded with the Cook County Clerk in accordance with Section 12-9-
5 of the Morton Grove Municipal Code.  

3. The Village reserves to right to retain any easements deemed necessary for access to and maintenance of public 
utilities, general access, and as otherwise deemed appropriate by the Village Administrator.  



Attachment B
Final Plans and Supporting Documents for Case PC 22-01

(On file with the Department of Community and Economic Development)



Submitted by - Ralph Czerwinski, Village Administrator       
Reviewed by - Teresa Hoffman Liston, Corporation Counsel                           
Prepared by - Zoe Heidorn, Community Development Administrator 

Legislative Summary  
 

Ordinance 22-03 
APPROVING A PRELIMINARY PLAT OF SUBDIVISION AND SPECIAL USE PERMITS WITH 

ASSOCIATED WAIVERS FOR A 24-UNIT MIXED-USE DEVELOPMENT ON PROPERTY 
COMMONLY KNOWN AS 8500-8550 LEHIGH AVENUE AND A 0.531-ACRE PORTION OF 

CHESTNUT STREET RIGHT OF WAY PETITIONED FOR VACATION IN MORTON GROVE, 
ILLINOIS 

Introduction: March 14, 2022 
  
Purpose: To approve a Preliminary Plat of Subdivision and Special Use Permits for the subdivision and consolidation 

of property at 8500-8550 Lehigh Avenue and a 0.531-acre portion of Chestnut Street public right of way 
and construction of a 24-unit mixed-use development thereon.  

  
Background: MHDC SLF LLC (“Applicant”) submitted complete applications (“Application”) requesting approval of a 

Preliminary Plat of Subdivision and Special Use Permits for Village-owned property at 8500-8550 Lehigh 
Avenue and a portion of Chestnut Street right of way located directly west of Lehigh Avenue right of way 
in Morton Grove, Illinois, and measuring approximately 0.531 acres petitioned for vacation under Case PC 
22-01, which was considered by the Plan Commission on February 21, 2022.  
 

The Applicant proposes to acquire approximately 2.049 acres in Village-owned property and Chestnut 
Street right of way for the construction of a three-story mixed-use development consisting of two structures 
(Buildings A and B) with ground-floor commercial uses and 24 residential units located on the second and 
third floors. Site improvements will include a pedestrian plaza, parking areas, carports, a shared access 
drive, and landscape areas. The developer is proposing 127 parking spaces to the rear of the principal 
structures, which exceeds the Code’s reduced transit-oriented development parking requirement of 101 
spaces and the demand of 75 spaces established in the submitted traffic and parking impact study. Vehicular 
access to the development and the Moose Family Center at 6149 Chestnut Street will be provided by a two-
lane shared access drive at the site’s southern lot line. The developer is requesting waivers for number of 
detached accessory structures, rear yard impermeable coverage, open accessory parking space setback, 
location of outdoor seating areas, facade transparency, bedroom mix, public parkway trees, and parking lot 
screening abutting private property.  
 

On February 3, 2022, the Traffic Safety Commission reviewed Case PC 22-02 and unanimously voted to 
recommend approval of the proposed development with comments. On February 7, the Appearance 
Commission reviewed Case AC 22-01 and unanimously voted to issue an Appearance Certificate and 
recommend approval of the proposed development with conditions. On February 21, 2022, the Applicant 
appeared before the Plan Commission to present the request for approval of the Application made under 
Case PC 22-02. Based on the Application, supporting staff report, and testimony presented at the public 
hearings, the Plan Commission voted unanimously (4-0) to recommend approval of the Preliminary Plat of 
Subdivision and Special Use Permits, with conditions relating to site design and operation.   

Programs, Dept’s, 
Groups Affected Department of Community and Economic Development 

  
Fiscal Impact: N/A 
  
Source of Funds: N/A 
  
Workload 
Impact: 

The Preliminary Plat of Subdivision and Special Use Permits will be implemented and supervised by staff 
as part of their normal work activities. 

  
Administrative  
Recommendation: Approval as presented 

  
Second Reading: March 28, 2022 
  
Special 
Considerations or 
Requirements: 

None 

 



 

ORDINANCE 22-03 

APPROVING A PRELIMINARY PLAT OF SUBDIVISION AND SPECIAL USE 
PERMITS WITH ASSOCIATED WAIVERS FOR A 24-UNIT MIXED-USE 

DEVELOPMENT ON PROPERTY COMMONLY KNOWN AS 8500-8550 LEHIGH 
AVENUE AND A 0.531-ACRE PORTION OF CHESTNUT STREET RIGHT OF WAY 

PETITIONED FOR VACATION IN MORTON GROVE, ILLINOIS 
 

WHEREAS, the Village of Morton Grove (“Village”), located in Cook County, Illinois, is a 

home rule unit of government under the provisions of Article 7 of the 1970 Constitution of the State 

of Illinois, and can exercise any power and perform any function pertaining to its government and 

affairs, including, but not limited to, the power to tax and incur debt; and 

WHEREAS, 8500-8550 Lehigh Avenue, legally described in “Exhibit A”, attached hereto and 

made a part of this Ordinance, is a 1.518-acre site located within a C/R Commercial/Residential 

District and comprises lots separated by a 0.531-acre portion of Chestnut Street public right of way 

located directly west of Lehigh Avenue that has been petitioned for vacation through a complete 

application to the Village’s Plan Commission under Case PC 22-01, in accordance with the Plat of 

Vacation and legal description prepared by Terra Technology Land Surveying, Inc., dated January 

12, 2022, a copy of which is attached hereto an made a part hereof and market as “Exhibit B”, and 

together comprise the subject property (“Subject Property”); and  

WHEREAS, the Subject Property is partially unimproved (8500 Lehigh Avenue), partially 

improved with an asphalt roadway, pedestrian facilities, landscape areas, utilities, and signage 

(Chestnut Street right of way), and partially improved with a temporary commuter parking lot and 

stormwater management facilities (8550 Lehigh Avenue); and  

WHEREAS, “Microbrewery/microdistillery, as accessory use to bar, tavern or cocktail lounge 

or sit down restaurant,” “taverns, bars, and cocktail lounges,” and “mixed use development” with 

variations are listed as Special Uses in the C/R Commercial/Residential District pursuant to Section 

12-4-3:D of the Unified Development Code; and  

WHEREAS, before subdividing or consolidating any tract of land, an owner shall submit a 

Preliminary Plat to the Plan Commission and Village Board of Trustees for review and approval 

pursuant to Chapter 12-8 of the Unified Development Code; and   

WHEREAS, MHDC SLF LLC (“Applicant”) filed complete applications to the Village’s Plan 

Commission under case PC 22-02 (“Application”) requesting approval of a Preliminary Plat of 

Subdivision and Special Use Permits for a subdivision and consolidation of the Subject Property into 

two lots and the development of a mixed-use development comprising two structures, “Building A” 



 

and “Building B”, with ground-floor commercial uses and 24 residential units on the second and third 

floors, 127 accessory surface parking spaces, a pedestrian plaza, and a two-lane shared access drive; 

and  

WHEREAS, in order to authorize the development as presented, the Application includes 

requests for variation to Section 12-2-2 for number of detached accessory structures on a zoning lot, 

Section 12-3-5 for rear yard impermeable coverage, Section 12-2-6 for setback of open accessory 

parking spaces, Section 12-5-5 for location of outdoor seating areas in a public right of way, Section 

12-5-7 for facade transparency, Section 12-5-7 for bedroom mix, Section 12-11-1 for public parkway 

trees, and Section 12-11-3 for parking lot screening abutting private property; and  

 WHEREAS, pursuant to the applicable provisions of the Municipal Code, public notice for a 

public hearing on the Application to be held on February 21, 2022, was published in the Morton 

Grove Champion, a newspaper of general circulation in the Village of Morton Grove, on February 3, 

2022, written notification was sent to property owners within 250 feet of the subject property on 

January 28, 2022, and a sign was posted on the Subject Property on January 28, 2022, as required by 

ordinance; and 

 WHEREAS, pursuant to Section 12-7-3:B, the off-street parking standards identified in the 

Unified Development Code as “Required Spaces by Use” shall be advisory only for Special Use 

applications and the final number of required parking spaces for Special Use Permits will be 

established by the Village Board based on the submitted traffic and parking impact study and any 

recommendations by the Traffic Safety Commission, Plan Commissions, and staff; and 

 WHEREAS, in accordance with Section 12-7-3:B of the Village Code, the Applicant 

submitted a traffic and parking impact study, “Mixed-Use Development Traffic Planning Study, 

Morton Grove,” prepared by Kimley-Horn, dated January 2022, which establishes a peak daily 

parking demand of 75 spaces and discusses projected traffic impacts associated with the proposed 

development; and  

 WHEREAS, on February 3, 2022, the Traffic Safety Commission (TSC) reviewed the 

Application, including the plans and traffic and parking study, and recommended approval with 

comments; and   

 WHEREAS, on February 7, 2022, the Appearance Commission reviewed the Application, 

approved an Appearance Certificate for proposed improvements that authorized associated waivers, 

and recommended approval of the Application with conditions; and   

WHEREAS, at the February 21, 2022, public hearing, the Village’s Plan Commission heard 

the Applicant’s presentation and reviewed the Application, at which time all concerned parties were 



 

given the opportunity to be present and express their views for the consideration by the Plan 

Commission; and  

WHEREAS, the Village’s Plan Commission considered all the evidence and testimony 

presented to it, discussed the merits of the Application in light of applicable law, including the 

Standards for Subdivision established in Section 12-16-4:D.3 and the Standards for Special Use 

established in Section 12-16-4:C.5 of the Unified Development Code, and voted to recommend 

approval of the Preliminary Plat of Subdivision and Consolidation and Special Use Permits, subject 

to conditions, restrictions, and requirements contained in the report of the Plan Commission, dated 

March 7, 2022, which was presented to the Village Board on March 14, 2022, and a copy of that 

report is contained in “Exhibit C”, attached to and made a part of this Ordinance; and  

WHEREAS, pursuant to the provisions of the Village’s Unified Development Code, the 

Corporate Authorities have determined that the proposed Preliminary Plat of Subdivision and 

Consolidation and Special Use Permits should be approved, subject to the provisions, conditions, and 

restrictions contained in this Ordinance.  

 NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD 

OF TRUSTEES OF THE VILLAGE OF MORTON GROVE, COOK COUNTY, ILLINOIS, 

AS FOLLOWS: 

SECTION 1.  Incorporation by Reference. The Corporate Authorities do hereby incorporate 

the foregoing WHEREAS clauses into this Ordinance by this reference, as though fully set forth 

herein, thereby making the findings as hereinabove set forth. 

SECTION 2.  Approval of Preliminary Plat of Subdivision and Special Use Permits. The 

Corporate Authorities hereby approve a Preliminary Plat of Subdivision and Consolidation and grant 

Special Use Permits to allow the construction of a 24-unit mixed-use development and authorize 

select variations to requirements of the Unified Development Code, with the following conditions 

and restrictions, which shall be binding on the owners/lessees, occupants and users of this property, 

their successors and assigns. The Special Use Permit approval shall include the following waivers: 

A. Waiver to Section 12-2-2 for number of detached structures on a zoning lot; 

B. Waiver to Section 12-2-5 for maximum impermeable rear yard coverage;  

C. Waiver to Section 12-2-6 for setback for open accessory parking spaces;  

D. Waiver to Section 12-5-5 for location of outdoor seating areas in a public right of way;  

E. Waiver to Section 12-5-7 for bedroom mix;  

F. Waiver to Section 12-5-7 for facade transparency;  

G. Waiver to Section 12-11-1 for public parkway trees;  



 

H. Waiver to Section 12-11-3 for parking lot screening abutting private property; and 

I. Waivers to select signage requirements of Chapter 10-10, as approved by the Appearance 

Commission.  

SECTION 3. Conditions. The Preliminary Plat of Subdivision and Special Use Permits shall 

be subject to the following conditions:   

A. The site, improvements, and buildings, including building footprints, shall be improved 

and operated consistent with the plans and supporting documents and modifications as 

finalized and specifically approved in writing by the Village Administrator or his 

designee, including:  

1. Preliminary Plat of Subdivision & Consolidation, 8500-8550 Lehigh Subdivision, 

dated December 28, 2021 (2 sheets) 

2. Overall Site Plan, prepared by Gleason Architects, P.C., dated January 12, 2022 

3. Concept 1st Floor Plan – Building A, prepared by Gleason Architects, P.C., dated 

December 13, 2021 

4. Concept 2nd and 3rd Floor Plan – Building A, prepared by Gleason Architects, P.C., 

dated December 13, 2021 

5. Concept 1st Floor Plan – Building B, prepared by Gleason Architects, P.C., dated 

December 13, 2021 

6. Concept 2nd and 3rd Floor Plan – Building B, prepared by Gleason Architects, P.C., 

dated December 13, 2021 

7. Sheet  L1.0 – Overall Landscape Plan, prepared by Heller & Associates, LLC, dated 

December 12, 2021 

8. Sheet L1.1 – Foundation Landscape Plan: Building B, prepared by Heller & 

Associates, LLC, dated December 12, 2021 

9. Sheet L1.2 – Foundation Landscape Plan: Building A, prepared by Heller & 

Associates, LLC, dated December 12, 2021 

10. Sheet L1.3 – Landscape Details, Notes & Schedules, prepared by Heller & 

Associates, LLC, dated December 12, 2021 

11. Morton Grove Mixed Use, Concept – East Elevation, Facing Lehigh Ave., Concept 

– Courtyard Elevations, prepared by Gleason Architects, P.C., dated January 12, 

2022 



 

12. Morton Grove Mixed Use, Concept – West Elevation, Facing Moose Lodge, 

Concept – North Elevation, Bldg. B, Concept – South Elevation, Bldg. A, prepared 

by Gleason Architects, P.C., dated January 12, 2022 

13. Morton Grove Mixed Use, prepared by Gleason Architects, P.C., dated September 

7, 2021, including: 

a. Northeast Elevation, Facing Lehigh Ave. 

b.East Elevation, Facing Lehigh Ave. 

c. Courtyard, Facing Lehigh Ave. 

d.Courtyard, Lehigh Ave. 

e. Southeast Elevation, Facing Lehigh Ave.  

f. Southwest Elevation 

g.West Elevation 

h.Northwest Elevation 

14. Morton Grove Residential – Site Geometric and Paving Plan, prepared by RWG 

Engineering, LLC, dated January 11, 2022 

15. Morton Grove Residential – The Moose – 40’ Box Truck Maneuvering Plan, 

prepared by RWG Engineering, LLC, dated February 11, 2022 

16. Morton Grove Residential – The Moose – WB-40 Truck Maneuvering Plan, 

prepared by RWG Engineering, LLC, dated February 11, 2022 

17. Morton Grove Residential – Residential – 40’ Box Truck Maneuvering Plan, 

prepared by RWG Engineering, LLC, dated February 11, 2022 

18. Morton Grove Residential – The Moose – Fire Truck Maneuvering Plan, prepared 

by RWG Engineering, LLC, dated February 11, 2022 

19. Morton Grove Residential – Fire Truck Maneuvering Plan, prepared by RWG 

Engineering, LLC, dated February 11, 2022 

Any change to the site or building may subject the Applicant or subsequent owners, 

lessees, occupants, and users of the Subject Property to additional conditions and may 

serve as the basis for amendment to the Special Use Permits.  

B. The Subject Property shall be developed and operated consistent with all representations, 

assertions, and testimony provided by the Applicant and their representatives at the public 

hearings before the Appearance Commission, Traffic Safety Commission, and Plan 

Commission. Any inconsistencies in development or operation, as determined by the 



 

Village Administrator or his/her designee, may serve as the basis for amendment to or 

revocation of the Special Use Permits.  

C. All final site development plans must be approved in writing by the Village Administrator 

or his/her designee and shall be consistent with the site layout and building setbacks shown 

in the Morton Grove Residential – Site Geometric and Paving Plan, prepared by RWG 

Engineering, LLC, dated January 11, 2022, and final recommendations from staff, the 

Appearance Commission, Traffic Safety Commission, Plan Commission, and Village 

Board of Trustees. 

D. Prior to the issuance of a building permit, the Applicant shall submit all turning path 

diagrams requested by the Fire Prevention Bureau Coordinator, Community Development 

Administrator, and Village Engineer, subject to the review and approval of the Village 

Administrator or his/her designee.  

E. Prior to the issuance of a building permit, the Applicant shall submit final site and 

engineering plans for review and approval by the Community Development 

Administrator, Village Engineer, and Village Administrator or his/her designee, and shall 

comply with all comments and recommendations provided by the Village Engineer in the 

staff report to the Traffic Safety Commission dated January 27, 2022, and the comments 

provided by the Village Engineer in the departmental comment form dated February 13, 

2022, whether by strict or alternative compliance, subject to the Village Engineer’s final 

approval. 

F. Prior to the issuance of a building permit, the Applicant shall submit a final landscape plan 

for review and approval by the Village Administrator or his/her designee. Such approval 

may include modifications to and/or elimination of landscape islands and proposed trees 

as needed to facilitate required access for delivery trucks and emergency vehicles and/or 

construct additional parking spaces for use by the Moose Family Center. The Applicant 

shall make every effort to install additional landscape areas and trees on the site to offset 

any reduced landscaping areas and trees.  

G. The Applicant shall explore opportunities for additional parking within the Chestnut Street 

public right of way to be vested to the Loyal Order of Moose No. 376, including, but not 

limited to, parallel parking or an additional row of perpendicular parking. The final plan’s 

parking and circulation layout shall not diverge significantly from the approved site plan 

and shall be subject to review and approval by the Village Administrator or his/her 

designee. 



 

H. 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 or his/her designee. 

I. The Applicant shall install signage indicating that parking, stopping, and standing are 

prohibited at any time along both north  and south sides of the shared access drive. 

Additional measures shall be required if the Village observes an issue of vehicles parking, 

stopping, or standing within the shared access drive, subject to review and approval by the 

Village Administrator or his/her designee. The Applicant shall be responsible for 

controlling the behavior of vehicles along this accessway. 

J. Prior to the issuance of a certificate of occupancy, the Applicant shall submit a signage 

plan that includes designated parking lot signage and shared access drive signage for 

review and approval by the Village Administrator or his/her designee and shall install and 

maintain signage in accordance with the approved signage plan. Any modification to the 

signage plan shall be approved in writing by the Village Administrator or his/her designee 

prior to installation.  

K. The Applicant shall design and construct the Moose Family Center trash enclosure in a 

location desirable to the Loyal Order of Moose No. 376, subject to review and approval 

by the Village Administrator or his/her designee. 

L. The Applicant shall design and construct the stormwater detention facilities to 

accommodate the future redevelopment of the property at 6149 Chestnut Street and 

portion of Chestnut Street to be vested to the owner of said property. 

M. The Applicant shall bury existing aboveground utilities located within the development 

site or public right of way as required by the Village, subject to review and approval by 

the Village Administrator or his/her designee. 

N. Carports shall be designed and maintained in a manner that does not interfere with 

circulating parking lot traffic.  

O. Prior to the issuance of a certificate of occupancy, an access agreement for the shared 

access drive and accessory parking areas shall be submitted to the Village Administrator 

or his/her designee for review and approval and shall be recorded with the Cook County 

Clerk.  



 

P. Outdoor seating shall not be permitted on private or public property after 12:00 a.m. for 

the microbrewery and any bar use. Noise shall be contained within the premises so as not 

to be a nuisance to nearby residents or neighbors. 

Q. All exterior garbage and recycling receptacles shall be lidded or shall be emptied or moved 

indoors overnight to prevent any environmental nuisance, including, but not limited to, 

overflowing and animal feeding.  

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

S. All deliveries to the site shall occur no earlier than 7:00 a.m. and no later than 7:00 p.m. 

No delivery vehicle shall park, stop, or stall on Lehigh Avenue or within the shared 

access drive for any period of time. All deliveries to the site shall occur in the designated 

loading zones or at alternative locations within the internal parking area, subject to 

delivery plan approval by the Village Administrator or his designee.  

T. The final landscape and improvement plan for the Lehigh Avenue right-of-way shall be 

modified as necessary to meet the needs and requirements of the Village, subject to review 

and approval by the Village Administrator.  

U. This Ordinance shall not take effect until the Village Board of Trustees has passed an 

ordinance approving the Plat of Vacation requested under Case PC 22-01. Should the 

Village Board of Trustees vote to deny the request for vacation, this Ordinance shall be 

deemed null and void. 

V. The Applicant shall comply with all applicable provisions of Chapter 12-8 regarding the 

content and submission of the Final Plat of Subdivision and such Final Plat shall be 

consistent with the approved Preliminary Plat of Subdivision. 

W. The Owner shall obtain all necessary signatures and file the Final Plat of Subdivision and 

all required easements with the Cook County Clerk and shall file three paper copies, one 

Mylar, and one electronic copy of the recorded plat and easements with the Building 

Commissioner for the Village of Morton Grove within 90 days of such recording. 

X. The Owner shall advise the Department of Community and Economic Development of 

any proposed change in ownership or operation of the Subject Property. Such changes 

may subject the Owner, lessees, occupants, and users to additional conditions and may 

serve as the basis for amendment to the Special Use Permit. The Special Use Permit is 

granted so long as the Applicant, Owner, occupants, and users of the Subject Property 

utilize the area for the purposes as herein designated.  



 

Y. The Owner, Applicant, and any lessees, occupants, and users of the Subject Property, their 

successors and assigns, shall allow employees and authorized agents of the Village access 

to the Subject Property at all reasonable times for the purpose of inspecting the Subject 

Property to verify all terms and conditions of this Ordinance have been met. 

SECTION 4. Village Records.  The Village Clerk is hereby authorized and directed to amend 

all pertinent records of the Village of Morton Grove to show and designate the Preliminary Plat of 

Subdivision and Special Use Permits as granted hereunder. 

SECTION 5. Failure to Comply with Conditions.  Upon failure or refusal of the Applicant 

to comply with any or all of the conditions, restrictions or provisions of this Ordinance, the Corporate 

Authorities may initiate the revocation of the Preliminary Plat of Subdivision and Special Use Permits 

granted in this Ordinance, in accordance with process and procedures established in the Unified 

Development Code. 

SECTION 6. Effective Date.  This Ordinance shall be in full force and effect from and after 

its passage, approval and publication in pamphlet form according to law. 

  
PASSED this 28th day of March 2022.  

 

Trustee Grear    

Trustee Khan    

Trustee Minx    

Trustee Thill    

Trustee Travis    

Trustee Witko    

 
APPROVED by me this 28th day of March 2022.  
 

____________________________________ 
Daniel DiMaria, Village President 
Village of Morton Grove 
Cook County, Illinois 

 
APPROVED and FILED in my office this 29th day of March 2022.  
 
 
__________________________ 
Eileen Scanlon Harford, Village Clerk 
Village of Morton Grove 
Cook County, Illinois 
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EXHIBIT A  Legal Description, 8500-8550 Lehigh Avenue 

EXHIBIT B   Plat of Vacation and Legal Description, dated January 12, 2022 

EXHIBIT C  Plan Commission Report for PC 22-02, dated March 7, 2021 

 
 

 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

EXHIBIT A 
 

 
8500-8550 LEHIGH AVENUE, MORTON GROVE, ILLINOIS 60053 

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 4.53 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 IN MORTON GROVE, BEING A SUBDIVISION OF THE EAST 4.53 
CHAINS OF THAT PART OF THE NORTHEAST QUARTER LYING SOUTH OF GROSS 
POINT ROAD AND THE NORTH 3 ACRES OF THE EAST 1 0 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 4.53 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. 
 

PROPERTY INDEX NUMBERS: 
 

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 

 

 

  



 

EXHIBIT B 
 

 
PLAT OF VACATION AND LEGAL DESCRIPTION 

 
Dated January 12, 2022 

  



 

EXHIBIT C 
 

 
PLAN COMMISSION REPORT FOR PC 22-02 

 
Dated March 7, 2022 

 





 
 
 

 
 

 

 

Community & Economic Development Department 

 
  

To: Village President and Board of Trustees 
 
From: Ralph Czerwinski, Village Administrator 
 Teresa Hoffman Liston, Corporation Counsel 
 Zoe Heidorn, Community Development Administrator 
 
Date: March 7, 2022 
 
Re: Plan Commission Case PC 22-02 – 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 
24-unit mixed-use development with a bar and microbrewery (accessory use to a bar or restaurant) 
in a C/R Commercial/Residential District (12-4-3) with variations for number of detached accessory 
structures on a zoning lot (12-2-2), rear yard impermeable coverage (12-2-5), setback for open 
accessory parking spaces (12-2-6), location of outdoor seating areas in a public right of way (12-5-5), 
facade transparency (12-5-7), bedroom mix (12-5-7), public parkway trees (12-11-1), and parking lot 
screening abutting private property (12-11-3) for the property commonly known as 8500-8550 Lehigh 
Avenue (PIN 10-19-204-020-0000, 10-19-203-021-0000, 10-19-203-022-0000, 10-19-203-023-0000, 10-19- 

 203-025-0000, 10-19-203-013-0000) and a portion of Chestnut Street right of way located directly west 
of Lehigh Avenue right of way measuring approximately 0.531 acres in Morton Grove, Illinois. The 
applicant is MHDC SLF LLC. 

 
Executive Summary 
MHDC SLF LLC (“applicant”) submitted complete applications requesting approval of a preliminary plat of subdivision and 
consolidation of Village-owned property at 8500-8550 Lehigh Avenue, and a portion of Chestnut Street right of way petitioned 
for vacation under Case PC 22-01, and Special Use Permits to authorize the construction of a 24-unit mixed-use development 
with a bar and microbrewery in a C/R Commercial/Residential District, with associated variations to dimensional and use 
standards.  
 
The proposed Preliminary Plat of Subdivision and Special Use Permits were considered by the Plan Commission at the 
regularly scheduled meeting on February 21, 2022. For the reasons set forth in this report, on February 21, 2022, the Plan 
Commission unanimously recommended by a vote of 4-0 (Chairperson Blonz and Commissioners Gabriel and Stein absent) 
that the Village Board of Trustees should approve the applications with conditions. At the recommendation of the Plan 
Commission, approval of the Preliminary Plat of Subdivision and Special Use Permits has been made contingent on the 
Village Board of Trustees’ approval of the proposed vacation of Chestnut Street right of way. At the recommendation of staff, 
entitlement has been made contingent on the future execution of redevelopment and purchase agreements between the 
applicant and Village. 
 
Application 
In 2020, the Village issued a request for qualifications (RFQ) seeking a qualified developer to acquire and redevelop the 
Village-owned property at 8500-8550 Lehigh Avenue for mixed-use, multi-family, or commercial development that aligns with 
the Lehigh/Ferris Framework Plan and the Village’s vision for a pedestrian-friendly and transit-oriented downtown. The 
applicant’s proposal was selected by staff as the preferred conceptual project. Staff has been working with the applicant for 
over a year to develop the proposed site plan and elevations to satisfy Village requirements and objectives. 
 
On January 10, 2022, the applicant submitted complete Subdivision and Special Use Applications to the Department of 
Community and Economic Development requesting approval of a subdivision and consolidation of Village-owned property at 
8500-8550 Lehigh Avenue, and a 0.531-acre portion of Chestnut Street right of way petitioned for vacation by the applicant 
and the Loyal Order of Moose No. 376 under Case PC 22-01, and Special Use Permits to allow the construction of a 24-unit 
mixed-use development with associated variations to dimensional and use standards. 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. 
 
The applicant is proposing a three-story mixed-use development comprising two structures with ground-floor commercial uses 
and 24 residential units for lease located on the second and third floors. The two buildings mirror one another and are 
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separated by a pedestrian plaza. The ground-floor commercial uses are proposed to include a coffee shop, microbrewery with 
food service, and an accessory banquet room in the southern Building A, and a restaurant and accessory cafe/bar in the 
northern Building B. The developer is proposing 127 surface parking spaces to the rear of the principal structures, 36 of which 
will be covered by three separate carports. The project exceeds the Code’s base off-street parking requirement of 118 parking 
spaces and the reduced transit-oriented development (TOD) parking requirement of 101 parking spaces allowed by the site’s 
proximity to the Metra station. Site access to the development and the Moose Family Center will be provided by a two-lane 
shared access drive at the site’s southern lot line. 
 
The proposed development meets Village requirements for density, lot width, and setbacks. The applicant is requesting 
Special Use Permits for minor modifications to the general and C/R District standards for mixed-use development and for the 
cafe/bar and microbrewery uses. The proposed subdivision and consolidation will allow the Loyal Order of Moose No. 376 and 
the applicant to own those vacated portions of right of way that abut their respective properties, as measured from the street 
centerline, 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 proposed 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 Board for review following the 
completion of site improvements and may only be recorded following ordinance approval. 
 
Departmental Review 

• Building Department: No issues identified at this time. 
• Fire Department: While the turning path diagrams illustrate that Morton Grove’s fire apparatus can theoretically 

maneuver through the site, the access will need to be verified in the field. Additional turning path diagrams may 
also be required. A recommended condition of Special Use Permit approval is the requirement to provide any 
turning path diagram requested by the Fire Prevention Bureau Coordinator, Village Engineer, Community 
Development Administrator, Village Administrator, or his/her designee for the purpose of demonstrating that the 
site design can accommodate any vehicle anticipated to require access to the site.  

• Public Works Department/Engineering: In review of the proposed project, the Village Engineer issued 
comments dated February 13, 2022, and attached hereto as “Attachment A.” A recommended condition of 
Special Use Permit approval is compliance with all comments and recommendations provided by the Village 
Engineer, whether by strict compliance or alternative compliance, subject to the Village Engineer’s final approval. 

• Police Department: No issues identified at this time. 
 

Public Hearings 
Traffic Safety Commission 
On February 3, 2022, the applicant appeared before the Traffic Safety Commission to provide testimony and respond to 
comments issued by the Village Engineer in the staff report dated January 27, 2022, and attached hereto as “Attachment B.” 
At the meeting, the Commission, the applicant, and the applicant’s consultants discussed the single access drive, the turning 
path analysis exhibits, and delivery vehicles servicing the site. The Commission unanimously forwarded a recommendation of 
approval of Case PC 22-02 and all comments provided by the Village Engineer. A recommended condition of Special Use 
Permit approval is compliance with all comments and recommendations issued by the Village Engineer in the report to the 
Traffic Safety Commission, whether by strict compliance or alternative compliance, subject to the Village Engineer’s final 
approval.  
 
Appearance Commission  
On February 7, 2022, the applicant appeared before the Appearance Commission to provide testimony and respond to 
comments issued by Community and Economic Development staff in the staff report dated January 31, 2022 (revised 
February 7, 2022) and attached hereto as “Attachment C.” At the meeting, the Commission, the applicant, and the applicant’s 
consultants discussed the durability of the building materials, the requirement for native plantings along the property’s lot lines 
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abutting the forest preserve, bird-friendly design elements, and the general site design. The Commission issued an 
Appearance Certificate, authorized associated waivers, and forwarded a recommendation of approval of Case PC 22-02 
consistent with the staff report to the Appearance Commission. A recommended condition of Special Use Permit approval is 
compliance with all conditions of approval contained in the report to the Appearance Commission. Any modification to the final 
site plan, landscape plan, and building elevations will be subject to the review and approval of the Appearance Commission 
Chairperson, who may require full review by the Appearance Commission.   
 
Plan Commission 
The Village of Morton Grove provided public notice for the February 21, 2022, Plan Commission public hearing for Case PC 
22-02 in accordance with the Unified Development Code. The Morton Grove Champion published a public notice on 
February 3, 2022. The Village mailed letters to property owners within 250 feet of the subject property on January 28, 2022, 
and placed a public notice sign on the subject property on January 28, 2022.  
  
Plan Commission – February 21, 2022, Proceedings: Four members of the Plan Commission were in attendance at the public 
hearing for Case PC 22-02 held on February 21, 2022. Chairperson Blonz, Commissioner Stein, and Commissioner Gabriel 
were absent with notice. Commissioner Kintner was appointed Chairperson Pro-Tem in the absence of Chairperson Blonz.  
 
Zoe Heidorn, Community Development Administrator, provided a brief introduction to the application. The staff report dated 
February 15, 2022 (revised February 21, 2022), and attached hereto as “Attachment D,” was entered into the public record.  
 
Community Development Administrator Zoe Heidorn presented the case for the Village. She stated that Case PC 22-02 is a 
request for approval of a Subdivision and Special Use Permits for a 24-unit mixed-use development by applicant MHDC SLF 
LLC. Acknowledging the project’s high visibility and critical location at the heart of Morton Grove’s transit-oriented district, just 
across the street from the Metra station, she explained that the Village has worked diligently to help bring forth a development 
that is deserving of the community’s support.  
 
Ms. Heidorn noted that the properties at 8500-50 Lehigh were originally improved with commercial and light industrial 
buildings constructed in the 1960s. Seeing the importance of this site in the long-term future of this area, the Village acquired 
the properties between 2008 and 2010 and demolished the aging structures.  The property at 8500 Lehigh has remained 
vacant and the property at 8550 Lehigh was improved with a commuter parking lot intended as a temporary use. After over a 
decade of marketing the site and unsuccessful development proposals, in 2020, the Village issued an RFQ seeking mixed-
use, multi-family, or commercial development. The project  under review was selected by staff because it presented the best 
balance of commercial and residential uses, activated the public realm, incorporated a public plaza as a focal point for the 
community, and was the most fitting to and respectful of the surrounding neighborhood and uses.  
 
Ms. Heidorn explained that after working closely with the developer over the past year and reviewing over 15 site plan and 
elevation iterations, staff is pleased to introduce a 24-unit mixed-use development by MHDC SLF LLC that will serve as a 
catalyst for this transit-oriented center and Morton Grove’s oldest and most historic mixed-use district. Ms. Heidorn noted that 
staff has distributed a revised staff report that includes some minor revisions and additional recommended conditions of 
approval.  
 
Ms. Heidorn introduced the developer team, including Greg Stec of MHDC SLF, James Marston of Gleason Architects, and 
Bill Grieve of Kimley-Horn, who is attending by Zoom and can answer any questions relating to the project’s traffic and parking 
impacts.  
 
Mr. Stec, Mr. Marston, and Mr. Grieve were sworn in by Secretary Anne Ryder Kirchner.  
 
Mr. Stec of MHDC SLF LLC, otherwise known as the Metropolitan Housing Development Corporation, presented the 
development concept. He noted that at least 15 schemes have been presented to staff for review, and that this project was a 
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culmination of the developer and Village working together. The original proposal was for a seven-story building with a parking 
garage, which has been brought down to three stories with plenty of on-site parking. The two proposed buildings will share a 
public plaza, which will be a destination for the area. The neighborhood-friendly design creates a “downtown” feel for the 
transit-oriented housing and proposed first-floor commercial tenants. The proposed tenants include a microbrewery, coffee 
shop, an Italian restaurant, and a cafe.  Mr. Stec noted again that his team has worked very closely with staff to finalize this 
development concept.   
 
Mr. Stec explained that the second and third floors will include 24 residential units, which will include four studios, 14 one-
bedroom apartments, and 16 two-bedroom units. The rents will be roughly $1.80 to $2.00 per square foot. The units will attract 
a mix of empty nesters and millennials with its prime location near the Metra station.   
 
The new two-lane drive along the southern lot line will serve the apartments and the Moose Lodge and will be marked with “no 
parking” signs on both sides. Signage will be provided on-site and across Lehigh Avenue for the Moose Lodge to ensure 
continued visibility. Resident parking will be provided under carports. Overall, the surface parking provided significantly 
exceeds the Code requirement. Mr. Stec explained that he wants to ensure that residents and customers are provided 
adequate parking. In response to comments from the Appearance Commission, they are incorporating parking lot screening 
along the west lot line abutting the forest preserve, and that the window glazing facing the forest preserve will be of a bird-
friendly design. 
 
Commissioner Liston asked how the coffee shop traffic had been studied. 
 
Mr. Grieve explained that the traffic and parking study considered the coffee shop traffic parking needed at the development 
and commuters coming from the Metra parking lot. Mr. Grieve noted that this is a true transit-oriented development with the 
commercial mix of uses having staggered hours to accommodate parking needs. Coffee shop peak demand times would be 
earlier in the day, while microbrewery and restaurant peak demand times would be later in the day.  
 
Commission Mohr asked if any commuter parking spaces would be retained on the site. Chairperson Pro-Tem Kintner asked 
how the parking would be divided between the residential and commercial uses. He noted that fencing and signage would 
help designate Moose Lodge parking. 
 
Mr. Marston said they would provide customer parking directly west of the buildings. The carports would be for resident use 
only. Guest parking and commercial use parking would be provided at the open surface spaces. Additional carport coverage 
would be considered for residential use. No commuter parking will be provided by the development and signage will formalize 
the parking arrangement and restrictions.  
 
Commissioner Liston asked if eight electric vehicle charging stations will be sufficient considering the growing popularity of 
electric vehicles.  
 
Mr. Marston responded that he is open to adding more. At this time, there is one per carport and others are provided for 
customer use.  
 
Commissioner Dorgan asked if the charging stations would charge a fee and how long could a car be charged. 
 
Mr. Marston responded that the team must still evaluate all electric vehicle charging station options. He noted that the parking 
supply was adequate if any spaces needed to be removed to increase the number of charging stations.   
 
Commissioner Mohr asked the developer team to clarify the location of bicycle parking.  
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Mr. Marston pointed to the site plan and noted that there will be exterior bike racks on the north side of the building and that 
both buildings will have indoor bike parking for residents. 
 
Commissioner Mohr asked Mr. Marston to clarify whether the commercial uses will be provided vehicular access from Lehigh 
Avenue and the parking lot. 
 
Mr. Marston responded that the commercial tenants will be provided vehicular access from the rear of the buildings, through 
the shared access drive and parking lot, and pedestrian access through the public plaza.   
 
Commissioner Dorgan asked Mr. Marston to describe the surface material of the parking lot.  
 
Mr. Marston responded that the parking lot will be asphalted but include a large area or areas of permeable pavers to meet 
MWRD and Village stormwater detention requirements.  
 
Chairperson Pro-Tem Kintner asked how many residential guest spaces will be included. He noted that he would like these to 
be marked as reserved for guests. He also asked whether the turning path studies demonstrated adequate vehicle access. 
 
Mr. Marston responded that three guest parking spaces are required by Code, but that more parking was provided than 
required. He added that signage to delineate between parking uses was a good idea.  
 
Ms. Heidorn added that the updated turning path diagrams that were provided by RWG Engineering demonstrated that the 
site provided adequate access to fire apparatus, delivery trucks, and garbage trucks. However, additional diagrams would 
likely be required to assess all possible maneuvers.  
 
Chairperson Pro-Tem Kintner sked if the traffic study used current data or traffic counts taken before the onset of the COVID-
19 pandemic.   
 
Mr. Grieve responded that the study used data from 2018, taken from before the pandemic. Current counts are not 
representative and cannot be used.  
 
Chairperson Pro-Tem Kintner asked who is responsible for directing pedestrian traffic improvements across Lehigh Avenue, 
noting that crosswalk markings are included in the site plan.  
 
Ms. Heidorn said that the developer may be required to construct pedestrian enhancements, but that the Village is ultimately 
responsible for permitting improvements in the public right-of-way. The Village Engineer and Director of Public Works will work 
with the developer to finalize the plan for public improvements.  
 
Chairperson Pro-Tem Kintner asked about the land use designation (932) of the restaurants.  
 
Mr. Grieve responded that the cafe and the Italian restaurant would be considered 60-minute-stay food service 
establishments.  
 
Commission Dorgan questioned the time spent at a microbrewery, noting that he thinks it would be longer than one hour.  
 
Mr. Grieve responded that some stays could certainly be longer than an hour, but that this was an industry average. If stays 
were longer, there would actually be fewer trips generated overall and less of an impact.  
Commissioner Dorgan asked about sound insulation for the apartments considering their proximity to the Metra line. He also 
asked whether the building would be constructed for LEED compliance.  
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Mr. Marston said that some LEED standards would be followed, including energy-efficient appliances, but that the developer is 
not seeking any LEED points.  
 
Chairperson Pro-Tem Kintner asked if there would be any low-income housing provided on-site.  
 
Mr. Stec said that they plan to rent four units at rates affordable to persons earning 60% or less of the area median income. 
This is not a Village requirement, but the developer is open to it. 
 
Commission Mohr asked about commercial tenancy requirements and how the uses will be regulated.  
 
Mr. Stec responded that the microbrewery and Italian restaurant will be made requirements of the redevelopment agreement. 
They will not be very late-night places and will be required to comply with all applicable business regulations.  
 
Chairperson Pro-Tem Kintner asked many children are anticipated to live in the residences, noting that Park View Elementary 
School is close to at capacity.  
 
Mr. Stec responded that the target market is not families with children. He anticipates that not more than one or two 
apartments would have children out of 24. 
 
Chairperson Pro-Tem Kintner asked about the future use of the wooded property to the south. 
 
Ms. Heidorn responded that the property will remain as forest preserves operated by the Forest Preserve District of Cook 
County.  
 
Chairperson Pro-Tem Kintner also asked if the development conformed to the Village’s development plans.  
 
Ms. Heidorn that the project conforms to the 1999 Comprehensive Plan and the more recent Lehigh/Ferris Framework Plan, a 
subarea plan that envisions higher density residential and pedestrian-friendly development for the site.  
 
Discussion ensued regarding construction coordination between the proposed project and the Metra renovation project, which 
is scheduled to begin in 2022. Ms. Heidorn noted that the Village was considering hiring a project manager to coordinate these 
projects and possibly others in the immediate area.  
               
Ms. Heidorn explained that the subject property was not intended to be used as permanent commuter parking. The parking 
was constructed as a temporary use until redevelopment was feasible. The area is zoned for a commercial and residential mix 
and is identified to be redeveloped in the Village’s adopted development plans. The property is too valuable to be maintained 
as commuter parking. She added that resident commuter parking passes along Elm Street are being considered by staff to 
serve as replacement commuter parking. 
 
Chairperson Pro-Tem Kintner asked if tax increment financing will be used for the proposed project.  
 
Ms. Heidorn responded that the developer has submitted a TIF application seeking assistance and that the application is 
under review by the Village. The Village will enter into a redevelopment agreement with the developer. Any request for 
assistance and the final terms of the agreement will be considered by the Board of Trustees at a later date.   
 
Commissioner Dorgan commented on the recommended condition to limit outdoor seating to 10:00 p.m. He noted that he 
would prefer the microbrewery to be allowed a 12:00 a.m. outdoor closing time.  
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Chairperson Pro-Tem asked if the seven traffic study recommendations would be included in the Plan Commission 
recommendations.  
 
Ms. Heidorn responded that the traffic report and all recommendations included are considered part of the developer’s 
submitted application and are binding elements of the proposed project.  
 
The meeting was opened to public comment. 
 
Martin Bresler of 8440 Callie Avenue said he is impressed with the development. He questions the amount of people that will 
be dining outdoors. He also expressed concern with outdoor music amplification and possible odors from the microbrewery. 
 
Theodora Turula of the Morton House Condominiums is pleased with the project and asked that the developer team considers 
measures to reduce building shaking during construction. 
 
Chairperson Pro-Tem Kintner asked Mr. Marston to consider the Metra shaking comment.  
 
Mr. Stec responded that only small amounts of beer would be brewed on-site and that most would be delivered. The 
microbrewery will not be odorous.  
 
The Commissioners discussed the proposed hours of operation for the commercial uses in comparison to the Moose Family 
Center hours. 
 
Randy Gartner, 8719 School Street, said the Moose Family Center is open five days per week, on weekdays from 3:00 p.m. to 
11:00 p.m., on Saturday from 1:00 p.m. to 12:00 a.m. and on Sunday from 12:00 p.m. to 9:00 p.m. 
 
Ms. Heidorn noted that liquor license regulations control liquor service hours and any outdoor live and amplified music will 
require a permit from the Village Administrator. The proposed outdoor seating layouts are shown on the plans.  
 
Commissioner Liston made a motion to recommend approval of Case PC 22-01, 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 24-unit 
mixed-use development with a bar and microbrewery (accessory use to a bar or restaurant) in a C/R Commercial/Residential 
District (12-4-3) with variations for number of detached accessory structures on a zoning lot (12-2-2), rear yard impermeable 
coverage (12-2-5), setback for open accessory parking spaces (12-2-6), location of outdoor seating areas in a public right of 
way (12-5-5), facade transparency (12-5-7), bedroom mix (12-5-7), public parkway trees (12-11-1), and parking lot screening 
abutting private property (12-11-3) for the property commonly known as 8500-8550 Lehigh Avenue) and a portion of Chestnut 
Street right of way located directly west of Lehigh Avenue right of way measuring approximately 0.531 acres in Morton Grove, 
Illinois, subject to the following conditions: 
 

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

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

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

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

6. The applicant shall size the stormwater detention facilities to accommodate the future redevelopment of the 
property at 6149 Chestnut Street and portion of Chestnut Street to be vested to the owner. 

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

8. Outdoor seating shall not be permitted on private or public property after 12:00 a.m. for the microbrewery. 
Noise shall be contained within the premises so as not to be a nuisance to nearby residents or neighbors. 

9. 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 22-01. 

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

11. All commercial and residential uses on the site shall be provided recycling service.  
12. All deliveries to the site shall occur no earlier than 7:00 a.m. and no later than 7:00 p.m. No delivery vehicle shall park, 

stop, or stall on Lehigh Avenue or within the shared access drive for any period of time. All deliveries to the site shall 
occur in the designated loading zones or at alternative locations within the internal parking area, subject to delivery 
plan approval by the Village Administrator.  

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

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

 
The motion was seconded by Commissioner Dorgan.  
 
Chairperson Pro-Tem Kintner called for the vote. 
 
Commissioner Dorgan voting  aye 
Commissioner Kintner voting   aye 
Commissioner Liston voting  aye 
Commissioner Mohr voting    aye 
 
The motion was unanimously (4-0) approved.  
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Final Plans and Supporting Documents 
The application’s final plans and supporting documents recommended for approval by the Plan Commission include the 
following and are attached hereto as “Attachment E”: 
 

1. Plat of Survey, prepared by Terra Technology Land Surveying, Inc., dated December 28, 2021 
2. Preliminary Plat of Subdivision & Consolidation, 8500-8550 Lehigh Subdivision, dated December 28, 2021 (2 

sheets) 
3. Overall Site Plan, prepared by Gleason Architects, P.C., dated January 12, 2022 
4. Concept 1st Floor Plan – Building A, prepared by Gleason Architects, P.C., dated December 13, 2021 
5. Concept 2nd and 3rd Floor Plan – Building A, prepared by Gleason Architects, P.C., dated December 13, 2021 
6. Concept 1st Floor Plan – Building B, prepared by Gleason Architects, P.C., dated December 13, 2021 
7. Concept 2nd and 3rd Floor Plan – Building B, prepared by Gleason Architects, P.C., dated December 13, 2021 
8. Sheet  L1.0 – Overall Landscape Plan, prepared by Heller & Associates, LLC, dated December 12, 2021 
9. Sheet L1.1 – Foundation Landscape Plan: Building B, prepared by Heller & Associates, LLC, dated December 

12, 2021 
10. Sheet L1.2 – Foundation Landscape Plan: Building A, prepared by Heller & Associates, LLC, dated December 

12, 2021 
11. Sheet L1.3 – Landscape Details, Notes & Schedules, prepared by Heller & Associates, LLC, dated December 

12, 2021 
12. Morton Grove Mixed Use, Concept – East Elevation, Facing Lehigh Ave., Concept – Courtyard Elevations, 

prepared by Gleason Architects, P.C., dated January 12, 2022 
13. Morton Grove Mixed Use, Concept – West Elevation, Facing Moose Lodge, Concept – North Elevation, Bldg. B, 

Concept – South Elevation, Bldg. A, prepared by Gleason Architects, P.C., dated January 12, 2022 
14. Morton Grove Mixed Use, prepared by Gleason Architects, P.C., dated September 7, 2021, including: 

a. Northeast Elevation, Facing Lehigh Ave. 
b. East Elevation, Facing Lehigh Ave. 
c. Courtyard, Facing Lehigh Ave. 
d. Courtyard, Lehigh Ave. 
e. Southeast Elevation, Facing Lehigh Ave.  
f. Southwest Elevation 
g. West Elevation 
h. Northwest Elevation 

15. Morton Grove Residential – Site Geometric and Paving Plan, prepared by RWG Engineering, LLC, dated 
January 11, 2022 

16. Morton Grove Residential – The Moose – 40’ Box Truck Maneuvering Plan, prepared by RWG Engineering, 
LLC, dated February 11, 2022 

17. Morton Grove Residential – The Moose – WB-40 Truck Maneuvering Plan, prepared by RWG Engineering, LLC, 
dated February 11, 2022 

18. Morton Grove Residential – Residential – 40’ Box Truck Maneuvering Plan, prepared by RWG Engineering, LLC, 
dated February 11, 2022 

19. Morton Grove Residential – The Moose – Fire Truck Maneuvering Plan, prepared by RWG Engineering, LLC, 
dated February 11, 2022 

20. Morton Grove Residential – Fire Truck Maneuvering Plan, prepared by RWG Engineering, LLC, dated February 
11, 2022 

21. Morton Grove Residential – The Moose – Garbage Truck Maneuvering Plan, prepared by RWG Engineering, 
LLC, dated February 11, 2022 
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22. Morton Grove Residential – Garbage Truck Maneuvering Plan, prepared by RWG Engineering, LLC, dated 
February 11, 2022 

23. Morton Grove Mixed Use Parking Lot (Photometric Plan), prepared by KSA Lighting & Controls, dated December 
20, 2021 (3 sheets) 

24. Morton Grove – 8500 & 8550 Lehigh Avenue – Mixed Use Preliminary Engineering and Stormwater Summary, 
prepared by RWG Engineering, LLC, not dated 

25. Mixed-Use Development Traffic Planning Study, Morton Grove, prepared by Kimley-Horn, dated January 2022   

Attachments 
• Attachment A – Plan Review Comment Form for PC 22-02, prepared by Chris Tomich, Village Engineer, dated 

February 13, 2022 
• Attachment B – Memorandum to the Traffic Safety Commission for PC 22-01 and PC 22-02, prepared by Chris 

Tomich, Village Engineer, dated January 27, 2022 
• Attachment C – Staff Report to the Appearance Commission for AC 22-01, prepared by Zoe Heidorn, Community 

Development Administrator, dated January 31, 2022, revised February 7, 2022 
• Attachment D – Staff Report to the Plan Commission for PC 22-02, prepared by Zoe Heidorn, Community 

Development Administrator, dated February 15, 2022, revised February 21, 2022 
• Attachment E – Final Plans and Supporting Documents for PC 22-02, prepared by various, dated various  

 



Attachment A
Plan Review Comment Form for Case PC 22-02

 Prepared by Chris Tomich, Village Engineer
February 13, 2022







Attachment B
Memorandum to the Traffic Safety Commission for Case PC 22-01 and Case PC 22-02

Prepared by Chris Tomich, Village Engineer
January 27, 2022











Attachment C
Staff Report to the Appearance Commission for Case AC 22-01 

Prepared by Zoe Heidorn, Community Development Administrator 
January 31, 2022, revised February 7, 2022



   

 
1 

 

 

 
To: Chairperson Pietron and Members of the Appearance Commission 
 
From: Zoe Heidorn, Community Development Administrator; Anne Ryder Kirchner, Assistant Land Use 

Planner 
 
Date: January 31, 2022 – Revised February 7, 2022 
 
Re: Appearance Commission Case AC 22-01 
 Request by MHDC SLF LLC for an Appearance Certificate for site, building, landscape, signage, and 

outdoor seating plans with associated waivers for a 24-unit mixed-use development proposed under 
Applications for Special Use and Subdivision (PC 22-02) 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 22-01) in Morton Grove, Illinois 

  
Project Overview 
MHDC SLF 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 24-unit mixed-use development with a bar and microbrewery (accessory use to a bar or restaurant) in a C/R 
Commercial/Residential District with associated variations to dimensional and use standards. The subject property is 
currently owned and operated 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 Location Map 

 
 

 

 

Community & Economic Development Department 
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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.   
 
The overall development site measures approximately 2.049 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 22-01, with portions to be deeded to the 
future abutting property owners, the Loyal Order of Moose No. 376 and the applicant.  

 
In 2020, 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 has been working with the 
applicant for over a year to develop the project site plan and elevations to satisfy Village requirements and objectives.  
 
Project Summary 
The applicant is proposing a three-story mixed-use development consisting of two structures (Buildings A and B) with 
ground-floor commercial uses and 24 residential units located on the second and third floors. The two principal structures 
mirror one another and enclose a pedestrian plaza in between. The residential units are planned to be leased by the 
developer. The first-floor commercial uses are proposed to include a microbrewery with food service and an accessory 
banquet room in the southern Building A, and a coffee shop, restaurant, and accessory cafe/bar in the northern Building 
B. The developer is proposing 127 parking spaces to the rear of the principal structures, 36 of which will be covered by 
three separate carports. The development exceeds the Code’s base parking requirement of 118 parking spaces and the 
reduced transit-oriented development (TOD) parking requirement of 101 parking spaces allowed by the site’s proximity to 
the Metra station.  
 
A Vacation Application submitted by the applicant and the Loyal Order of Moose No. 376, to be reviewed under Case PC 
22-01, 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 
between the mixed-use structures, which has been designed with mountable curb and a standard fire lane width, will 
serve as an emergency accessway. Brick pavers will provide a visual delineation between the emergency fire lane and 
areas that may be used for outdoor dining.  
 
The development meets Village requirements for density, lot width, and setbacks. The applicant is requesting Special 
Use Permits for minor modifications to the general and C/R District standards for mixed-use development and for the 
cafe/bar and microbrewery uses. At the time of application, the applicant had not executed any leases for the ground-floor 
units, but staff’s understanding is that discussions are ongoing with several potential tenants. The future tenants will be 
subject to all requirements set forth in the Special Use Permits. 
 
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 
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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 zero-foot setback at the front lot line, creating a strong streetwall along Lehigh Avenue. 
The plaza at the site’s center, which will be privately owned and maintained but operated as quasi-public open space, 
serves as a focal point that will guide pedestrians around the building’s corners and through the development. Outdoor 
seating is proposed along the plaza and the public sidewalk along Lehigh Avenue, which will activate the street and the 
development’s common areas. Landscaping areas along the buildings’ frontage and new street trees will also contribute 
to a vibrant and pedestrian-oriented public realm.  
 
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 
minimizes gaps between the buildings and lends to streetwall continuity. 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.  
 
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 three-story mixed-use buildings 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.  
 
The buildings’ mass is broken into smaller massing elements through varied rooflines and facade planes, changes in 
material, and window placement. Architectural details such as horizontal coping and banding, patterned herringbone 
brick, and balconies also help break up the building facades and create visual interest. The following materials are being 
proposed by the developer: 
 

• Modular brick in Plowed Earth, Brazilwood, and Cream White 
• Masonry stone veneer in Chestnut 
• Smooth stone building accents in Buff 
• Fiber cement panels and trim in Burnished Slate 
• Metal doors, frames, and storefront windows in Anodized Medium Bronze 
• Vinyl windows, frames, and sliding doors in Earthtone 

 
The applicant is expected to address the durability and long-term maintenance of the materials proposed.  
 
Section 12-5-7:A.3.k of the Morton Grove Municipal Code establishes minimum requirements for facade transparency for 
mixed-use developments. 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.  
 
The applicant is requesting waivers to the minimum percentage of facade transparency required by Code to allow the 
building elevations as presented. The Code is a somewhat unclear as to how facade transparency should be calculated 
and whether the minimum areas must consist of unobstructed glass only or can include window and entry door features. 
To take the most conservative approach, the architect calculated facade transparency as glass area only and did not 
include window or door frames.  
 
Staff finds the proposed levels of facade transparency to be acceptable and fitting with the buildings’ architectural style. 
Transparency levels are significantly higher for commercial spaces located closer to the street and plaza, while service 
spaces in less visible areas reduce the overall levels of facade transparency. For example, the west elevations facing the 
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parking lot have 43% transparency for the commercial use areas. The rest of the ground floor features service-type 
areas, including entryway, stair, corridor, and trash areas, that reduce the overall transparency of the elevation to 22%.  
When garage doors are opened along the plaza-facing elevations, the transparency increases from 37% to 44%.  
 
The applicant is also requesting a waiver to allow obscure glass for the fitness and service areas only. Staff recommends 
that the waiver is authorized on the condition that only frosted glass or a similar type treatment is permitted for these 
window areas. The glass should not be obscured with any mirrored coating, vinyl applique, artwork, or signage. 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 

Building A (south) 
   East elevation (street): 40% 
   North elevation (plaza): 37%  
      (44% with garage doors open) 
   West elevation (parking): 22%  
   South elevation (service drive): 24% 
Building B (north) 
   East elevation (street): 40% 
   South elevation (plaza): 37% 
      (44% with garage doors open) 
   West elevation (parking) 22% 
   North elevation (north lot line): 24% 

Building A (south) 
   East elevation (street): 10% 
   North elevation (plaza): 13% 
   West elevation (parking): 28% 
   South elevation (service  drive): 26% 
Building B (north)  
   East elevation (street): 10% 
   South elevation (plaza): 13% 
   West elevation (parking) 28% 
   North elevation (north lot line): 26% 

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

Clear transparent 
glass  

Obscure glass for fitness and service 
spaces 

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 

 
In order 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, but inconspicuous window films featuring simple dot or lined patterns are strongly encouraged.  
 
Landscape Design 
The applicant submitted a landscape plan prepared by Heller & Associates, LLC. At the request of staff, the developer 
modified the loading area serving Building A after the application’s submittal but was unable to modify the landscape plan 
accordingly due to time constraints. The landscape plan will need to be updated to mirror the revised site plan before any 
permit is issued and all plantings will need to be relocated to a nearby landscape area deemed acceptable by staff.  
 
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 no 
landscaping along the westernmost and southernmost lot lines abutting property owned and operated by the Forest 
Preserve District of Cook County (FPDCC). 
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Nine new street trees are proposed along Lehigh Avenue. Staff is concerned that additional trees within the public right of 
way will conflict with desirable outdoor sidewalk dining area and may impact visual balance 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. Upon further review, 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 modified waiver, the developer may install fencing or year-round opaque 
screening a minimum of three feet in height. Staff 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  
(12-11-1:B.1.a) 

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

12.5% 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  
(12-11-2:F.4) 

Underground irrigation system or 
readily available water supply 
required 

Hose bib access to maintain exterior  Compliant 

Parking Lot Planting 
Areas (12-11-3:A.3) Min. 36 SF and water permeable  208 - 322 sq. ft. Compliant 

Parking Lot Screening 
Abutting Private 
Property 
(12-11-3: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: Landscaping min. 5 ft.  
West lot line abutting FPDCC      
      property: No landscape buffer 
West lot line abutting Moose 
property: Landscaping min. 5 ft. (5-6  
      ft. fence as alternative) 
South lot line abutting FPDCC 
property: No landscape buffer 

Recommended by staff: 
Waiver to allow reduced 
parking lot screening 
abutting Forest Preserve 
District of Cook County 
property at a minimum 
height of 3 ft., or as 
otherwise recommended 
by the FPDCC  

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

Min. 40 SF 143 – 314 sq. ft. Compliant 

Parking Lot 
Landscaping Area (Lot 
> 20,000 SF) 
(12-11-3:B.3.c.2) 

Min. 7% of paved area, not 
including buffer landscape area 8% Compliant 

Parking Bay Length  
(12-11-3:B.3.c.2) 

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 Compliant 

 
Due to the subject property’s proximity to natural areas, staff recommends as a condition of Appearance Certificate 
approval that FPDCC staff reviews and approves the submitted landscape plan to certify that the proposed species are 
not invasive or undesirable. Any species that conflicts with FPDCC standards and objectives must be replaced with an 
alternative species of a similar size and performance.  
 
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 Forest Preserve District of Cook County. The applicant 
submitted a photometric plan showing levels of illumination along lot lines abutting forest preserve property measuring up 
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to 1.9 foot-candles. Levels along the north lot line abutting the Morton House Condominiums measure up to 1.5 foot-
candles and levels along lot lines abutting Moose Family Center property measure up to 2.2 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. The 
developer will need to modify the lighting plan to achieve as close to zero illumination at the property lines, subject to 
approval by the Village Engineer. Staff also recommends review by Forest Preserve District staff to verify compliance with 
applicable Cook County requirements, if desired by the County.  
 
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 fixtures 
proposed in the submitted lighting plan qualify as full cutoff fixtures.  
 
Staff recommends as a condition of approval that before any Building Permit Application is filed, the lighting plan must be 
revised to meet all lighting requirements of the Village of Morton Grove and any other agency having regulatory authority 
over the subject property’s lighting plan. 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 
and a requested waiver to allow seating in a public right of way 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 Outdoor seating in public right of way 

Waiver to allow outdoor 
seating in public right of 
way 

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 

 
Per Section 12-5-5:C.11, adequate protection must be provided to outdoor seating areas from abutting parking areas. 
While a metal railing is proposed along the eastern edge of the plaza to provide some enclosure and protection from 
Lehigh Avenue, the western edge is left open to the parking lot. The applicant should explain how outdoor diners will 
be protected from vehicles within the rear parking area and, if no protection is provided, whether a metal railing 
or bollards should be considered. Similarly, the developer should discuss what kind of protections and 
screening will be provided for diners within the outdoor seating areas in the Lehigh Avenue public right of way. 
The applicant will be required to enter into a license agreement with the Village for 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.  
 
Additional regulations for outdoor seating areas prohibit food preparation, pets, except for service animals, and the 
amplification of music. The applicant should verify planned compliance with all Village regulations controlling the 
operation of outdoor seating areas.  
 
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 
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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.  
 
Signage  
Because no specific tenants are being proposed at this time, a signage plan 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) Box signs shall only be permitted with metal or completely opaque material backgrounds. Interior illuminated 
panel signs or box signs with translucent acrylic faces shall not be permitted. 

4) Rope lighting, or other similar linear lighting with small lights (usually incandescent bulbs or light emitting diodes 
(LEDs)) covered in heavy-duty plastic tubing, and installed to outline 
signs, merchandise, windows, buildings, or building elements, where 
such lighting is intended to be visible from the exterior of the building, 
is prohibited. 

5) 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 replacement of an existing off-premises pole sign on the east side of 
Lehigh Avenue and (2) the installation of a new monument sign at the 
southeast corner of Building A and just north of the shared access drive.  
  
The Code requirements, design parameters suggested by staff, and requested 
waivers for the proposed monument signage and off-premises pole 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 

1 monument sign 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 Proposed max. 5 ft. Compliant 

Monument Sign Area 
(10-10-7:G.2) Max. 50 sq. ft. per sign face Proposed max. 25 ft.  Compliant 

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

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

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

Min. 50% height or 4 ft. from public 
right of way, whichever is greater Proposed 0-ft. setback 

Waiver to allow a 0-ft. 
setback from Lehigh 
Avenue lot line 

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 along 
Lehigh Avenue lot line 
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Off-Premises Signs 
(10-10-5:B) Off-premises signs prohibited Proposed off-premises signage in 

same location as existing 

Waiver to allow 
replacement of Moose 
Family Center off-
premises signage on 
Village-owned 
property  

Pole Signs 
(10-10-5:C) 

Pole signs prohibited, other than 
existing non-conforming signs 

Proposed replacement of existing non-
conforming pole sign 

Waiver to allow 
replacement of Moose 
Family Center pole 
sign 

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

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

Proposed replacement of existing non-
conforming pole sign at existing 
setback 

Waiver to allow 
replacement of Moose 
Family Center pole 
sign at existing 
setback 

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

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

 
The above waivers are intended to authorize a replacement of the off-premises Moose Family Center pole sign with a 
sign that is no taller and no closer to the nearest curb line than the existing sign and the installation of a new monument 
sign no greater than five feet in height and 25 square feet in area (per face) at the Lehigh Avenue lot line. Should the 
Moose Family Center or applicant propose signage that is larger than described, additional waivers by the Appearance 
Commission may be required.  
 
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. 
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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, signage, 
and outdoor seating plans, with associated waivers described herein, for a 24-unit mixed-use development proposed 
under Applications for Special Use and Subdivision (PC 22-02) 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 for review and approval by the Forest Preserve District of Cook County (FPDCC), 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 species deemed by the FPDCC to be invasive 
or undesirable, 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 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.  

3) 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.  

4) 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.  

5) 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.  

6) 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.  

7) 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.  

8) Box signs shall only be permitted with metal or completely opaque material backgrounds. Interior illuminated 
panel signs or box signs with translucent acrylic faces shall not be permitted. 
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9) Rope lighting, or other similar linear lighting with small lights (usually incandescent bulbs or light emitting diodes 
(LEDs)) covered in heavy-duty plastic tubing, and installed to outline signs, merchandise, windows, buildings, or 
building elements, where such lighting is intended to be visible from the exterior of the building, is prohibited. 

10) Illuminated signage and other illuminating features on the property may not exceed 5,000K (degrees Kelvin). 
11) Before any Building Permit Application is filed, the lighting plan must be revised to meet all lighting requirements 

of the Village of Morton Grove and any other agency having regulatory authority over the subject property’s 
lighting plan. 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.  

12) Any landscape installation along lot lines abutting the forest preserves must be limited to native species. 
13) In order 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. 
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Village of Morton Grove 
Department of Community & Economic Development  

 
 

To: Chairperson Blonz and Members of the Plan Commission 

From: Zoe Heidorn, Community Development Administrator; Anne Ryder Kirchner, Assistant Land 
Use Planner 

Date: February 15, 2022 – Revised February 21, 2022 

Re: Case PC 22-02: 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 24-unit mixed-use 
development with a bar and microbrewery (accessory use to a bar or restaurant) in a C/R 
Commercial/Residential District (12-4-3) with variations for number of detached accessory 
structures on a zoning lot (12-2-2), rear yard impermeable coverage (12-2-5), setback for open 
accessory parking spaces (12-2-6), location of outdoor seating areas in a public right of way (12-5-5), 
facade transparency (12-5-7), bedroom mix (12-5-7), public parkway trees (12-11-1), and parking lot 
screening abutting private property (12-11-3) for the property commonly known as 8500-8550 Lehigh 
Avenue (PIN 10-19-204-020-0000, 10-19-203-021-0000, 10-19-203-022-0000, 10-19-203-023-0000, 10-19- 
203-025-0000, 10-19-203-013-0000) and a portion of Chestnut Street right of way located directly west 
of Lehigh Avenue right of way measuring approximately 0.531 acres in Morton Grove, Illinois. The 
applicant is MHDC SLF LLC. 

STAFF REPORT 
Public Notice 
The Village of Morton Grove provided public notice for the February 21, 2022, Plan Commission public hearing for Case PC 
22-02 in accordance with the Unified Development Code. The Morton Grove Champion published a public notice on February 
3, 2022. The Village mailed letters to property owners within 250 feet of the subject property on January 28, 2022, and placed 
a public notice sign on the subject property on January 28, 2022. 

 
Application Summary 
On January 10, 2022, MHDC SLF LLC submitted complete Subdivision and Special Use Applications to the Department of 
Community and Economic Development requesting approval of a subdivision and consolidation of Village-owned property at 
8500-8550 Lehigh Avenue, and a portion of Chestnut Street right of way petitioned for vacation under Case PC 22-01, and 
Special Use Permits to allow the construction of a 24-unit mixed-use development with a bar and microbrewery (accessory 
use to a bar or restaurant) in a C/R Commercial/Residential District with associated variations to dimensional and use 
standards. 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. 

 
Approval of the Preliminary Plat of Subdivision and Special Use Permits will be made contingent on the Village Board of 
Trustees’ approval of the proposed vacation of Chestnut Street right of way. Redevelopment of the subject property will be 
contingent on the execution of redevelopment and purchase agreements between the applicant and Village. 

 
Subject Property Background  
The subject property at 8500-8550 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. 

 
In 2020, the Village issued a request for qualifications (RFQ) seeking a qualified developer to acquire and redevelop the 
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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. Proposals for much higher density multi-family 
development were submitted, but they did not seem respectful to the scale of the existing Moose Family Center, Morton 
House Condominiums, or surrounding area. Staff has been working with the applicant for over a year, involving over 15 site 
plan iterations to-date, to develop the project site plan and elevations to satisfy Village requirements and objectives. 

 

 

Project Site Location 
Project Overview  
The overall redevelopment site measures approximately 2.049 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 110-space 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 22-01, with portions to be deeded to the future abutting 
property owners, the Loyal Order of Moose No. 376 and the applicant. 

 
For the purposes of a technical zoning review, the portion of Chestnut Street right of way planned to be vested to the Loyal 
Order of Moose (No. 376) and measuring 6,619.8 square feet (0.152 ac +/-) will not be included, reducing the development 
site area to 1.900 ac +/-. This portion of property will be improved in accordance with the approved plans but cannot 
contribute to dimensional code requirements because it will be under separate ownership and considered part of a separate 
zoning lot. 

 
Staff notes that there are minor discrepancies between the submitted engineering site plan, architectural site plan, landscape 
plan, and turning path diagrams relating to the locations of the service loading area serving Building A and the trash 
enclosure on the Moose Family Center property. These discrepancies are due to staff requests for revision following 
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application submittal. The correct location of the proposed service loading area for Building A is depicted in the engineering 
site plan, architectural site plan, and turning path diagrams. The correct location for the Moose Family Center’s trash 
enclosure is depicted in the turning path diagram only. This late revision was made at the request of Moose leadership and 
the Village. Staff does not feel that the discrepancies will detract from the Plan Commission’s ability to review the project. 

 
The applicant is proposing a three-story mixed-use development consisting of two structures (Buildings A and B) with ground- 
floor commercial uses and 24 residential units for lease located on the second and third floors. The two principal structures 
mirror one another and enclose a pedestrian plaza in between. The first-floor commercial uses are proposed to include a coffee 
shop, microbrewery with food service, and an accessory banquet room in the southern Building A, and a restaurant and 
accessory cafe/bar in the northern Building B. The developer is proposing 127 parking spaces to the rear of the principal 
structures, 36 of which will be covered by three separate carports. The development exceeds the Code’s base parking 
requirement of 118 parking spaces and the reduced transit-oriented development (TOD) parking requirement of 101 parking 
spaces allowed by the site’s proximity to the Metra station. Site access will be provided by a two-lane shared access drive at the 
site’s southern lot line. 

 
A Vacation Application submitted by the applicant and the Loyal Order of Moose No. 376, to be reviewed under Case PC 22-01, 
petitions the Village to vacate Chestnut Street in order to maximize and optimize 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 between the 
mixed-use structures, which has been designed with mountable curb and a standard fire lane width, will serve as an emergency 
accessway. Brick pavers will provide a visual delineation between the emergency fire lane and areas that may be used for 
outdoor dining. Conspicuous design elements providing awareness of the need to maintain the fire lane clear should be made a 
condition of Special Use Permit approval. 

 
The development meets Village requirements for density, lot width, and setbacks. The applicant is requesting Special Use 
Permits for minor modifications to the general and C/R District standards for mixed-use development and for the cafe/bar and 
microbrewery uses. At the time of application, the applicant had not executed any leases for the ground-floor units, but staff’s 
understanding is that discussions are ongoing with several potential tenants. The future tenants will be subject to all 
requirements set forth in the Special Use Permits. 

 
Preliminary Plat of Subdivision  
The applicant submitted a Preliminary Plat of Subdivision requesting a subdivision of the portion of Chestnut Street right of way 
petitioned for vacation under Case PC 22-01 and a consolidation of all property to be deeded to the applicant. The proposed 
subdivision and consolidation will allow the Loyal Order of Moose (No. 376) and the applicant to own those vacated portions of 
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 proposed 
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. 

 
The submitted Preliminary Plat of Subdivision generally meets the requirements of Section 12-8-2. However, elements of the 
plat, such as the proposed shared access easement, will need to be reviewed and revised to meet the needs of the Moose 
Family Center, the development, and the Village. Utility easements will also be needed to allow continued access and 
maintenance of underground utilities. 

 
Dimensional Controls 
The proposed project meets most dimensional requirements for development in general and 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 submitted plat of survey prepared by Terra Technology Land Surveying, Inc., followed by the site geometric and paving plan 
prepared by RWG Engineering, LLC. The following table provides a comparison of the proposed development against applicable 
dimensional controls. 
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C/R District Dimensional 
Controls Requirement Proposed Compliance 

Lot Area 
(12-5-7:C) Max. 24 dwelling units per acre 12.63 du/ac Compliant 

Lot Width 
(12-5-7:C) Min. 60 feet 155.49 + 86.44 + 66.00 + 74.07 

= 381.97 feet Compliant 

Front Setback 
(12-5-7:C) Max. 10 feet 0 feet Compliant 

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

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

Building A (south) – 36.0 feet 
Building B (north) – 24.3 feet 

 
Compliant 

Rear Setback 
(12-5-7:C) Min. 15 feet abutting a residential district Building A (south) – 67.25 feet 

Building B (north) – 268.00 feet Compliant 

Building Height 
(12-5-7:C) 

 
Max. 50 feet 

 
44.67 feet 

 
Compliant 

FAR 
(12-5-7:C) N/A 0.50 Compliant 

Impermeable Lot Coverage 
(12-5-7:C) N/A 87.54% Compliant 

General Dimensional 
Controls Requirement Proposed Compliance 

Principal Structures on a 
Zoning Lot 
(12-2-2:A) 

No maximum provided all common areas 
are commonly owned and maintained 

 
2 

 
Compliant 

Detached Accessory 
Structures on a Zoning Lot 
(12-2-2:B) 

 
Max. 2 

 
3 

Non-Compliant - 
Waiver of 1 structure to 
allow 3 detached 
structures  

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

 
Max. 50% 

 
72% 

Non-Compliant - 
Waiver of 22% to allow 
rear yard impermeable 
coverage of 72% 

Open Accessory Parking 
Spaces 
(12-2-6:G) 

 
Min. 3 feet from all lot lines 

 
1.75 feet 

Non-Compliant – 
Waiver of 1.25 feet to 
allow setback of 1.75 
feet 

Rooftop Appurtenances 
(12-2-8:A) 

May exceed max. building height by max. 
10 feet; must be screened < 60 feet Compliant 

 

The applicant is requesting waivers to the maximum number of detached accessory structures permitted on a zoning lot to allow 
three carports covering a total of 36 surface parking spaces and a waiver to the rear yard impermeable maximum of 50% to 
allow 72% rear yard coverage. Staff is supportive of the requested waivers. Covered vehicle parking is a desirable amenity for 
residents and staff finds the maximum impermeable rear yard restriction of 50% to be burdensome considering the project’s 
location and density, planned underground stormwater detention facilities, and compliance with applicable landscaping 
requirements. A waiver to allow a 1.75-foot setback for ten open accessory parking spaces along the west lot line is also not 
concerning to staff due to the abutting forest preserve use. Screening a minimum of 3 feet in height is required along this lot line 
to ensure headlights do not shine directly into the preserves. This may be fencing or native landscaping, or a combination 
thereof. 

 
Use Controls 
The following uses are proposed as part of the overall development plan: 

• Mixed-Use Development (24-units residential with ground-floor commercial space) – Special Use due to waivers 
requested 

• Outdoor Seating Areas for Restaurants, Bars, and Specialty Food Stores – Permitted Use 
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• Building A 
o Coffee Shop (1,249 square feet) – Permitted Use (Specialty Food Store) 
o Microbrewery (2,062 square feet) – Special Use (Microbrewery – as accessory use to restaurant) 
o Private Banquet Room (1,361 square feet) – Permitted Use (Restaurant) 

• Building B 
o Restaurant (2,062 square feet) – Permitted Use 
o Cafe/Bar (1,361 square feet) – Special Use (Bar) 

Mixed-Use Development 
The applicant is proposing ground-floor commercial space and 24 residential units for lease on the second and third floors of the 
proposed three-story development. Mixed-use development is allowed as a Permitted Use in the C/R Commercial/Residential 
District. However, the Plan Commission may, by Special Use, recommend modifications to the development standards for 
mixed-use development in this district. Because the applicant is requesting various waivers to applicable development 
standards, the mixed-use development must be approved through a Special Use Permit. 

 
The proposed development meets general requirements for mixed-use development in the C/R District. The location of 
commercial uses is on the ground floor and facing the street, with residential units located above. However, the development 
does not meet the requirement that all units must provide one bedroom. The proposed unit mix is as follows: four (4) studio 
apartments, four (4) one-bedroom apartments, and sixteen (16) two-bedroom apartments. The following table provides a 
comparison of the proposed development against applicable use standards. 

 
C/R District Use Controls Requirement Proposed Compliance 
Bedroom Mix 
(12-5-7:D.2) Min. 1 bedroom per residential unit 4 studio units Non-Compliant - Waiver 

to allow 4 studio units 
Location of Commercial 
Uses 
(12-5-7:D.1) 

Ground floor facing the street with 
residential units above or behind 

Ground floor faces the street 
with residential uses above 

 
Compliant 

 
Staff is supportive of the waiver to allow four studio apartments out of the 24 proposed residential units, or 17%. The 
Residences at Sawmill Station were authorized for 45 studio apartments out of 250 residential units, or 18%. The studio option is 
a desirable option to many young professionals. According to the Urban Land Institute and as reported by the CCIM, smaller 
apartments are gaining in popularity due to “delayed household formation among millennials, an increase in single-person 
households, a decrease in car ownership among younger city dwellers, and the growing “sharing economy,” which cuts down on 
unnecessary household possessions.” 

 
The proposed fitness and bike storage areas on the first floor of Building B will be restricted to use by on-site residents. Such 
amenities have become standard in new multi-family and mixed-use developments. 

 
Outdoor Seating Areas for Restaurants, Bars, and Specialty Food Stores 
The developer is proposing outdoor seating areas along the interior of the plaza and within the public sidewalk along Lehigh 
Avenue. These areas will be operated and maintained by restaurant and bar uses within the development, including the coffee 
shop, restaurant, cafe/bar, and microbrewery. Any tenant may elect not to provide an outdoor seating area. Outdoor seating 
areas serving restaurants and bars are a Permitted Use but are subject to various requirements set forth in Section 12-5-5:C, 
which are outlined in the following table. The applicant is seeking a waiver to allow outdoor seating in public right of way along 
Lehigh Avenue. 

 
Development Control Requirement Proposed Waivers Requested 
Outdoor Seating Area 
Location 
(12-5-5:C.1) 

Not permitted in public right of 
way 

 
Outdoor seating in public right of way 

Waiver to allow outdoor 
seating in public right of 
way 

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 

Pets Pets, except for service animals, No pets, except for service animals, Compliant 
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(12-5-5:C.8) are prohibited proposed  

Music Amplification 
(12-5-5:C.10) 

 
Music amplification prohibited 

No regular music amplification 
proposed, but may be authorized by 
permit 

 
Compliant 

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

No advertising is permitted on 
umbrellas or screening No advertising proposed Compliant 

 

The applicant will be required to enter into a license agreement with the Village for 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. 

 
Section 4-6D-8:A.18 of the Morton Grove Municipal Code establishes a Class O Outdoor Patio liquor license, which may be 
requested as an ancillary license to certain liquor licenses. Any use serving alcohol outdoors at the proposed development will 
be required to obtain a Class O license. Any outdoor area used for on-premises consumption must be completely enclosed and 
provide adequate visual screening and noise barriers from the public rights of way, subject to review by the Liquor 
Commissioner. The final outdoor seating plan will be designed in accordance with Village requirements and subject to staff and 
Liquor Commissioner review and approval. If concerns with respect to screening, appearance, or protection arise, full 
Appearance Commission review may be requested. 

 
The applicant should discuss the proposed hours of operation for the outdoor seating areas. Staff recommends that use of these 
areas is limited to 10:00 p.m., unless by special authorization of the Village Administrator for singular events. Per Section 12-5- 
5:C.10, outdoor music amplification is prohibited, meaning that the source of music cannot be located outdoors. During warm 
weather when windows and doors are opened, music may spillover into the outdoor area from indoor music sources. The 
applicant or tenants may request a Live and Amplified Music Permit from the Village for singular events. Per the permit policy, 
the playing of live or amplified music is limited to between 10:00 a.m. and 10:00 p.m. and the fee is $5.00 per day. 

 
Coffee Shop 
A 1,249-square-foot coffee shop is proposed at the southeast corner of Building A. Specialty food stores, including coffee shops, 
are a Permitted Use in the C/R Commercial Residential District. No tenant has been identified at this time, but the future tenant 
is expected to comply with all applicable outdoor seating, signage, and business requirements. The applicant should discuss the 
proposed hours of operation for the coffee shop, and the Plan Commission may restrict these hours as a condition of the Special 
Use Permit. 

 
Microbrewery & Private Banquet Room 
A 2,062-square-foot microbrewery, as an accessory use to a restaurant, is proposed at the northeast corner of Building A and 
requires a Special Use Permit. Section 12-17-1 defines a “microbrewery” as: 

 
“MICROBREWERY: A facility that produces less than thirty thousand (30,000) barrels (35,200 hectoliters) of beer or ale 
per calendar year from malt and hops by infusion, boiling and fermentation and includes an accessory tasting room. A 
tasting room allows customers to taste samples of products manufactured on site and purchase related sales items. 
Sales of alcohols manufactured outside the facility are prohibited, unless otherwise permitted through application for and 
issuance of appropriate Village of Morton Grove liquor license.” 

 
Per the applicant, only minimal volumes of beer will be produced on-site. The microbrewery will have a full-service kitchen and 
more than 50% of the food and drink sales will be generated from food sales, qualifying the use as a restaurant. No tenant has 
been identified at this time, but the future tenant is expected to comply with all applicable outdoor seating, signage, and 
business requirements. The applicant should discuss the proposed hours of operation for the microbrewery, and the Plan 
Commission may restrict these hours as a condition of the Special Use Permit. 

 
A 1,361-square-foot banquet room is proposed to connect to the microbrewery. This facility will be available as overflow dining 
area and may be booked for private parties. The use has been classified as a restaurant, which is a Permitted Use in the C/R 
District. Both the microbrewery and private banquet room will be designed with a retractable glass door system to open onto the 
plaza in warm weather. 
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Restaurant 
A 2,062-square-foot restaurant is proposed at the southeast corner of the northern Building B. The restaurant concept is fine- 
dining Italian at an affordable price point, and discussions with potential tenants are underway. The future tenant is expected to 
comply with all applicable outdoor seating, signage, and business requirements. The restaurant will be designed with a 
retractable glass door system to open onto the plaza in warm weather. The applicant should discuss the proposed hours of 
operation for the restaurant, and the Plan Commission may restrict these hours as a condition of the Special Use Permit. 

 
Cafe/Bar 
A 1,361-square-foot cafe or bar is proposed as an adjoining use to the proposed restaurant and will be connected through the 
building’s interior. The use will complement the fine dining use and will serve a more limited food menu. While it is likely that the 
use will qualify as a restaurant due to its proportion of food sales, because the proposed tenant is unknown at this time, 
obtaining a Special Use Permit for a bar use will allow a greater diversity of tenants. Future tenants may include a bar and grill, 
wine bar, sports bar, or dessert lounge. The cafe or bar will be designed with a retractable glass door system to open onto the 
plaza in warm weather. The applicant should discuss the proposed hours of operation for the cafe/bar, and the Plan Commission 
may restrict these hours as a condition of the Special Use Permit. 

 
Site Access 
The site plan was designed to adhere to the guidelines of the C/R Commercial/Residential District and the objectives of the 
Lehigh/Ferris Framework Plan. The C/R District standards and the Plan both promote walkability, a pedestrian-oriented public 
realm, and an environment with a vibrant mix of uses. Section 12-5-7:A.1 requires that pedestrian links must be provided to 
existing public sidewalks and Section 12-9-1:B.2 requires that “every lot shall have access to it that is sufficient to afford 
reasonable means of ingress and egress for emergency vehicles as well as for other vehicles which need access to the property 
for its intended use.” 

 
A two-way shared access drive measuring 24 feet in width (25 feet measured from back of curb) is proposed to serve as the 
single public vehicular accessway from Lehigh Avenue to the development site, essentially serving to replace Chestnut Street. 
The drive will be owned and maintained by the applicant, with a permanent shared access easement to be provided throughout 
the site to allow members, visitors, and service providers of the Moose Family Center to use drive aisles throughout the entire 
development site. In order to ensure that vehicles do not stop within the drive for drop-off, pick-up, or other purposes, staff 
recommends as a condition of approval that the applicant installs signage indicating that parking, stopping, and standing is 
prohibited at any time along both north and south sides of the shared access drive. Additional measures may be required if 
observance of an issue occurs and the applicant should be made responsible for controlling the behavior of vehicles along this 
accessway. 

 
Concerned that the single public access drive may not be sufficient for all traffic entering and exiting the site, staff originally 
requested a second vehicular access drive to the north of Building B. Upon further review, staff requested that it be removed 
due to concerns with the driveway's orientation to Lehigh Avenue and the parking stalls across the street, per comments issued 
by the Village Engineer. A driveway in this location is not desirable for public use due to safety issues associated with the 
roadway geometry, which will not change at this time. Rather than maintain the north driveway for emergency access only, the 
driveway was removed and the plaza was designed to accommodate emergency vehicles with a mountable curb and minimum 
clearance requirement. The Village Engineer and the Village’s traffic engineer, Kimley-Horn, have determined that the single 
public accessway is sufficient to serve the Moose Family Center and all proposed uses on the site. 

 
The proposed plaza is intended for pedestrian use only on daily basis but is also designed to accommodate Morton Grove’s 
largest fire apparatus on an emergency-only basis. Mountable curbs are provided at Lehigh Avenue at the parking lot and a 24- 
foot-wide clearance will be required throughout the plaza at all times. A change in material within the plaza, such as a change in 
color or pattern of the brickwork, will be required to delineate the 24-foot fire lane from the areas permitted for outdoor dining. 
Additional design features, such as bollards or decorative fencing, may also be included to help designate this area. 
Conspicuous design features should be made a condition of the Special Use Permit. 

 
The applicant is required to demonstrate that the site design can accommodate full circulation through the redevelopment 
property and the Moose Family Center property by a garbage truck, the largest sized emergency vehicle available locally, and 
the largest sized truck expected to provide service to the property. Turning path diagrams were submitted and are included in 
the hearing packet. These include turning paths for a 40-foot single-unit box truck, a 40-foot semi-trailer truck, the largest 
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Morton Grove fire engine, and a standard garbage truck. Additional turning path diagrams that capture all possible 
movements of the aforementioned vehicles, and possibly additional vehicles, will be required in the final design and 
engineering phase. 

 
Pedestrian access from Lehigh Avenue to the site is provided at three locations: (1) the plaza, which measures 37.5 feet at its 
narrowest point, (2) a 5-foot-wide sidewalk to the north of the shared access drive, and (3) a 5-foot-wide drive to the south of 
the shared access drive. A pedestrian walkway continues from the plaza through the center of the development, along the 
north side of the Moose Family Center’s existing parking area. Striping will be provided as indicated on the site geometric and 
paving plan, and in other locations as deemed appropriate by the Village. Across the street, preliminary design for the Morton 
Grove Metra station renovation project is currently underway and pedestrian improvements are being considered along 
Lehigh Avenue and throughout the area to enhance safety and connectivity. 

 
Traffic & Parking Impact 
Per Section 12-7-3:B, all Special Use Applications must provide a traffic and parking impact study which details the traffic impact 
and the amount of parking necessary and its usage. 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. Under a pilot program, the Village retained the services of Kimley-Horn to prepare the traffic and parking impact 
study required for this Special Use Application. In this way, staff was able to control the content of the study and ensure the 
legitimacy of the engineer’s representations. The applicant has reimbursed the Village for the cost of the study pursuant to a 
reimbursement agreement. 

 
The submitted site plan includes 127 parking spaces to the rear of Buildings A and B. Snow storage removal areas are 
proposed on 12 of the 127 parking spaces, potentially reducing parking capacity to 115 spaces during periods of heavy snow 
accumulation. These 127 parking spaces are designed for the sole use of tenants and residents of the mixed-use development, 
and will not be shared with the Moose Family Center under this development approval. Should observed parking patterns 
support the need for a shared parking agreement between the properties in the future, the Village will take appropriate action to 
review and authorize such an arrangement. 

 
The advisory parking requirement set forth by Section 12-7-3:I is 39 parking spaces for the residential use and 62 parking 
spaces for the commercial uses, for a total of 101 parking spaces. Note that the fitness facility is for resident use only, so it is 
included in the residential parking requirement. 

 
 

Use 
 

Use 
 

Size 
Off-Street 
Parking 

Requirement 
Base 

Requirement 
TOD 

Requirement 
(15% Bonus) 

Multi-Family Multi-Family 24 du 1.75 spaces/du 42 36 
Multi-Family - Guest Multi-Family 24 du 0.15 spaces/du 4 3 
Microbrewery (Building A) Restaurant 2,062 sf 1 space / 150 sf 14 12 
Private Banquet Room (Building 
A) Restaurant 1,361 sf 1 space / 150 sf 9 8 
Coffee Shop (Building A) Restaurant 1,249 sf 1 space / 150 sf 8 7 
Café (Building B) Lounge/Bar 1,361 sf 1 space / 50 sf 27 23 
Restaurant (Building B) Restaurant 2,062 sf 1 space / 150 sf 14 12 

    118 101 
 

The study’s parking analysis bases the residential parking need on the ITE Parking Generation Manual, Fifth Edition, rate of 
1.31 spaces per unit (85th percentile) for multi-family residential units within one half-mile of public transit for a total residential 
requirement of 32 spaces. For the commercial uses, the analysis takes the Village Code requirement of 63 spaces and assumes 
a 30% reduction for captive and pass-by trips, for a total commercial requirement of 43 spaces. The total parking requirement for 
the mixed-use development, as determined by the traffic and parking impact study, is 75 spaces. With between 115 and 127 
available spaces, this could mean a parking surplus of 40 to 52 spaces. 

 
Should the Village observe a demand for parking that is significantly lower than parking capacity, some of the available spaces 
may be designated for commuter use in the future. 
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The traffic and parking impact study prepared by Kimley-Horn also made the following key findings: 

 
• The project is anticipated to generate, at most, 1,626 daily trips and 182 per hour at peak morning hours. This is 

approximately three traffic movements per minute. These calculations do not take into account any non-automotive 
trips or pass-by trips, which could reduce figures to 894 daily trips and 100 trips per hour at peak morning hours. 

• Lehigh Avenue currently carries 3,400 vehicles per day. With the proposed development, the roadway will still have 
capacity for another 5,950 trips before reaching its limit for providing efficient traffic operations. 

 
With concerns that the Moose Family Center is losing public parking that it has relied on over recent years, staff is recommending 
as a condition of approval that the developer explores opportunities for additional parking within the Chestnut Street right of way 
to be vested to the Loyal Order of Moose (No. 376). This may include parallel parking or an additional row of perpendicular 
parking. The final plan’s parking and circulation layout may not diverge significantly from the approved site plan and will be 
subject to review and approval by the Village Engineer and Village Administrator. 

 
Building & Landscape Design 
At the February 7, 2022, meeting of the Appearance Commission, the applicant presented site, building, landscape, signage, 
and outdoor seating plans and requested associated waivers. The project was conditionally approved in accordance with the 
staff report to the Appearance Commission, dated January 31, 2022, which is included in the hearing packet. The Appearance 
Commission approved waivers for public parkway trees, parking lot screening abutting private property, and signage, and 
supported requested waivers for facade transparency and outdoor seating in a public right of way. 

 
The applicant is requesting waivers to the minimum percentage of facade transparency required by Code to allow the building 
elevations as presented. While the Appearance Commission does not have the authority to grant this waiver, the request was 
presented for their review due to the relationship of transparency to a building’s appearance. Staff finds the proposed levels of 
facade transparency to be acceptable and fitting with the buildings’ architectural style. Transparency levels are significantly 
higher for commercial spaces located closer to the street and plaza, while service spaces in less visible areas reduce the overall 
levels of facade transparency. The applicant is also requesting a waiver to allow obscure glass for the service areas only. 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 

Building A (south) 
East elevation (street): 40% 
North elevation (plaza): 37% 

(44% with garage doors open) 
West elevation (parking): 22% 
South elevation (service drive): 24% 

Building B (north) 
East elevation (street): 40% 
South elevation (plaza): 37% 

(44% with garage doors open) 
West elevation (parking) 22% 
North elevation (north lot line): 24% 

 
Building A (south) 

East elevation (street): 10% 
North elevation (plaza): 13% 
West elevation (parking): 28% 
South elevation (service drive): 26% 

Building B (north) 
East elevation (street): 10% 
South elevation (plaza): 13% 
West elevation (parking) 28% 
North elevation (north lot line): 26% 

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

Clear transparent 
glass 

Obscure glass for fitness and service 
spaces 

Waiver to allow obscure glass for 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 Commercial grade and Commercial grade and design Compliant 
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(12-5-7:A.3.k.4) design   

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

No obstruction beyond 
Chapter 10-10 
permissions 

No obstruction beyond Chapter 10-10 
permissions 

 
Compliant 

 

Stormwater 
RWG Engineering, LLC, submitted a Preliminary Engineering and Stormwater Summary, which describes how the detention 
volume, volume control, and release rates for the stormwater improvements will be designed in accordance with Metropolitan 
Water Reclamation District (MWRD) and Village requirements. The underground detention is expected to be located below the 
surface parking area. 

 
The design of the sanitary sewer and water main will be coordinated with the Village. RWG Engineering suggests that the 
existing combined sanitary sewer and water main are adequately sized for the project’s scale and will not need to be 
increased to accommodate the needs of the proposed development. 

 
The Village is requiring two items relating to stormwater improvements and utilities: (1) that the stormwater detention is sized to 
accommodate the future redevelopment of the property at 6149 Chestnut Street and (2) that existing aboveground utilities are 
buried as required by the Village, subject to review and approval by the Village Administrator. These items should be made 
conditions of the ordinance. 

 
Snow Storage, Trash Removal, and Deliveries 
As discussed, snow storage will be located on-site within the 12 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. The applicant should discuss the proposed storage of snow removal equipment and salt at the Plan 
Commission public hearing. 

 
Trash storage will be within the enclosed buildings and trash pick-up will be provided at the two service loading areas for 
Buildings A and B, located to the rear of the buildings. Additional public refuse containers within the public plaza or along Lehigh 
Avenue may be required at the discretion of the Village. 

 
The applicant should discuss the proposed location of box truck and semi-trailer trucks deliveries and the hours of delivery. Such 
activities should be controlled to minimize interference with internal traffic circulation. The Plan Commission may restrict these 
hours as a condition of the Special Use Permit. 

 
Commission Review 

• Traffic Safety Commission: On February 3, 2022, the applicant appeared before the Traffic Safety Commission to 
provide testimony and respond to comments issued by the Village Engineer in the staff report dated January 27, 2022. 
At the meeting, the Commission, the applicant, and the applicant’s consultants discussed the single access drive, the 
turning path analysis exhibits, and delivery vehicles servicing the site. The Commission unanimously forwarded a 
recommendation of approval of Case PC 22-02 with comments provided by the Village Engineer. 

• Appearance Commission: On February 7, 2022, the applicant appeared before the Appearance Commission to 
provide testimony and respond to comments issued by Community and Economic Development staff in the staff report 
dated January 31, 2022 (revised February 7, 2022). At the meeting, the Commission, the applicant, and the applicant’s 
consultants discussed the durability of the building materials, the requirement for native plantings along the property’s 
lot lines abutting the forest preserve, bird-friendly design elements, and the general site design. The Commission 
issued an Appearance Certificate with associated waivers and forwarded a recommendation of approval of Case PC 
22-02. 

 
Departmental Review 

• Building Department: No issues identified at this time. 
• Fire Department: While the turning path diagrams illustrate that Morton Grove’s fire apparatus can theoretically 

maneuver through the site, the access will need to be verified in the field. Additional turning path diagrams may also be 
required. 
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• Public Works Department/Engineering: In review of the proposed project, the Village Engineer issued comments 
dated February 13, 2022, and included in the hearing packet for PC 22-02. A recommended condition of Special Use 
Permit approval is compliance with all comments and recommendations provided by the Village Engineer, whether by 
strict compliance or alternative compliance, subject to the Village Engineer’s final approval. 

• Police Department: No issues identified at this time. 
 

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. 
 

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. 

 
Recommendation 
Should the Plan Commission recommend approval of this application, staff suggests the following motion and conditions: 
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Motion to recommend approval of Case PC 22-01, 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 24-unit mixed-use development with a 
bar and microbrewery (accessory use to a bar or restaurant) in a C/R Commercial/Residential District (12-4-3) with variations 
for number of detached accessory structures on a zoning lot (12-2-2), rear yard impermeable coverage (12-2-5), setback for 
open accessory parking spaces (12-2-6), location of outdoor seating areas in a public right of way (12-5-5), facade 
transparency (12-5-7), bedroom mix (12-5-7), public parkway trees (12-11-1), and parking lot screening abutting private 
property (12-11-3) for the property commonly known as 8500-8550 Lehigh Avenue) and a portion of Chestnut Street right of 
way located directly west of Lehigh Avenue right of way measuring approximately 0.531 acres in Morton Grove, Illinois, subject 
to the following conditions: 

 
1. Prior to the issuance of a building permit, the applicant shall submit final site and engineering plans for review and 

approval by the Community Development Administrator, Village Engineer, and Village Administrator, and shall comply with 
all comments and recommendations provided by the Village Engineer in the staff report to the Traffic Safety Commission 
dated January 27, 2022, and the comments provided by the Village Engineer in the departmental comment form dated 
February 13, 2022, whether by strict or alternative compliance, subject to the Village Engineer’s final approval. 

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

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

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

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

6. The applicant shall size the stormwater detention facilities to accommodate the future redevelopment of the property at 
6149 Chestnut Street and portion of Chestnut Street to be vested to the owner. 

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

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

9. 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 
22-01. 

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

11. All commercial and residential uses on the site shall be provided recycling service.  
12. All deliveries to the site shall occur no earlier than 7:00 a.m. and no later than 7:00 p.m. No delivery vehicle shall park, stop, 

or stall on Lehigh Avenue or within the shared access drive for any period of time. All deliveries to the site shall occur in the 
designated loading zones or at alternative locations within the internal parking area, subject to delivery plan approval by the 
Village Administrator.  

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

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

15. (Any other conditions recommended by the Plan Commission) 



Attachment E
Final Plans and Supporting Documents for Case PC 22-02

(On file with the Department of Community and Economic Development)



Submitted by: Ralph E. Czerwinski, Village Administrator 
Reviewed by: Teresa Hoffman Liston, Corporation Counsel  
Prepared by: Joe Dahm, Director Public Works 
   

Legislative Summary  
 

Resolution 22-14 
 

AUTHORIZING A CONTRACT EXTENSION WITH AL WARREN OIL COMPANY, INC.  
THROUGH THE SUBURBAN PURCHASING COOPERATIVE 

FOR THE ANNUAL PURCHASE OF GASOLINE AND DIESEL FUEL 

Introduced: March 14, 2022 
  
Purpose: To authorize the Village Administrator to accept a contract extension through the 

Suburban Purchasing Cooperative with Al Warren Oil Company, Inc. to purchase 
Gasoline and Diesel Fuel for Village owned vehicles.  

  
Background: As a member of the Northwest Municipal Conference, the Village participates in 

the joint purchasing program offered by the Suburban Purchasing Cooperative 
(SPC) in which gasoline and diesel fuel is competitively bid, reducing cost for 
multiple communities.  Resolution 21-05 was approved to purchase gasoline and 
diesel fuel from Al Warren Oil Company of Hammond, Indiana, under Contract 
#198 of the Suburban Purchasing Cooperative. The Village has the right to extend 
Contract #198 through  July 5, 2023, under the same terms and conditions of the 
original contract. This Resolution will authorize the Village Administrator to 
extend the contract through July 5, 2023. 

  
Programs, Departments 
 or Groups Affected 

All Village Departments 

  
Fiscal Impact: $328,141.00 
  
Source of Funds: 2022 Adopted Village Budget from Account Numbers 025027-561110, 405033-

561110, 023014-554169 and 024015-554169 
  

Workload Impact: Public Works will manage this contract as part of their normal operations 
  
Administrator 
Recommendation: 

Approval as presented. 

  
Second Reading: Not Required 
  
Special Considerations 
or Requirements: 

None 
 

  
 



RESOLUTION 22-14 
 

AUTHORIZING A CONTRACT EXTENSION WITH AL WARREN OIL COMPANY, INC.  
THROUGH THE SUBURBAN PURCHASING COOPERATIVE 

FOR THE ANNUAL PURCHASE OF GASOLINE AND DIESEL FUEL 
 
  

WHEREAS, the Village of Morton Grove (Village), located in Cook County, Illinois, is a home 

rule unit of government under the provisions of Article 7 of the 1970 Constitution of the State of Illinois, 

can exercise any power and perform any function pertaining to its government affairs, including but not 

limited to the power to tax, purchase, and incur debt; and 

 WHEREAS, Village Departments routinely fuel Village owned vehicles at the re-fueling station 

located at the Public Works Facility, 7840 Nagle Avenue; and 

WHEREAS, in order to reduce the cost of purchasing gasoline and diesel fuel, the Village 

participates in the joint purchasing program offered by the Northwest Municipal Conference in which 

gasoline and diesel fuel is competitively bid for multiple communities; and 

WHEREAS, Resolution 21-05 authorized the Village to purchase gasoline and diesel fuel from Al 

Warren Oil Company, Inc. of Hammond, Indiana, under Contract #198 of the Suburban Purchasing 

Cooperative; and  

WHEREAS, the Village has the right to extend Contract #198 through  July 5, 2023, under the 

same terms and conditions of the original contract; and 

WHEREAS, Al Warren Oil Company, Inc. has agreed to all terms and conditions set forth to 

continue supplying gasoline and diesel fuel under Contract #198; and  

WHEREAS, funding for this contract is available in Account Numbers 025027-561110, 405033-

561110, 023014-554169 and 024015-554169 for the purchase of gasoline and diesel fuel for use in 

Village owned vehicles in the amount total of $328,141.00. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE PRESIDENT AND BOARD OF TRUSTEES 

OF THE VILLAGE OF MORTON GROVE, COOK COUNTY, ILLINOIS AS FOLLOWS: 

 

SECTION 1: The Corporate Authorities do hereby incorporate the foregoing WHEREAS clauses 

into this Resolution as though fully set forth therein thereby making the findings as hereinabove set forth. 

 SECTION 2:  The Village Administrator is authorized to extend Contract #198 to purchase 

gasoline and diesel fuel from Al Warren Oil Company, Inc.  through July 5, 2023. 

SECTION 3: This Resolution shall be in full force and effect upon its passage and approval. 



 
PASSED this 14th day of March 2022 

Trustee Grear    

Trustee Khan  ______  

Trustee Minx  ______ 

Trustee Travis    

Trustee Thill    

Trustee Witko    

 

APPROVED by me this 14th day of March 2022 

 
____________________________________ 
Daniel P. DiMaria, Village President 
Village of Morton Grove 
Cook County, Illinois 

 
APPROVED and FILED in my office this 
15th day of March 2022 
 
       
Eileen Scanlon Harford, Village Clerk 
Village of Morton Grove 
Cook County, Illinois 
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