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Project Narrative:

2200-2206 Maple Avenue has served as a tax-exempt surface parking lot for the adjacent
Garrett Theological Seminary student housing for well over 50 years, last memorialized in
Ordinance 108-0-82 in 1982. In recent years, use of the parking lot diminished significantly (see
Parking Study) down to an average of 6-8 vehicles per day. The property can and should better
serve the Evanston community by providing housing, including affordable housing, in a Transit
Oriented Development that also replaces the truly needed parking spaces.

A five-story and 61 foot tall 30-dwelling unit apartment building is proposed on the 18,106
square foot lot in place of the existing surface parking lot. The proposed building includes 18
enclosed parking spaces and two off-site parking spaces at 2211 Maple Avenue (same property
ownership) for use by the proposed building tenants, as well as 11 open parking spaces to
replace the need at the existing surface parking lot for use by 2215-2219 Maple/916.5 Noyes
property. The first floor of the proposed building also includes a lobby, elevator, bicycle storage
area, trash chutes/dumpster, and access to the loading space. Floors two through five feature a
total of 30 dwelling units ranging in size from 377 square feet for a studio unit up to 1,527
square feet maximum for a 4 bedroom unit, with most units over 1,000 square feet in size. The
building design includes recessed roofed balcony areas for more than three-quarters of the units
and a common area rooftop deck.

Of the 30 dwelling units proposed, six units (20% of all units) are proposed as affordable units.
The city’s Inclusionary Housing Ordinance requires 2-3 on-site affordable units; however double
the requirement is proposed both to provide a substantial public benefit to the community and to
utilize the Cook County Affordable Housing Special Assessment Program for property taxes.
The six affordable units proposed include 1 BR: 2 units, 2 BR: 2 units, 3 BR: 1 unit, 4 BR: 1 unit.

The overall building design and massing are similar and appropriate to the surrounding built
environment. The semi-urban, modern building design complements the older, large
courtyard-style buildings that exist at many of the neighboring properties while also providing a
substantial amount of parking (29 on-site spaces) within a TOD property and not visible from the
public way. The building complies with all required setbacks and proposes landscaping with the
yards surrounding the building. The property will include on-site stormwater control and
management in compliance with MWRD requirements.

To achieve the most appropriate building that realizes the highest and best use of the property
with a 30 dwelling unit building with substantial on-site parking, zoning relief is requested for the
number of dwelling units (density), total amount of parking spaces, and the loading berth. The
zoning relief requested is largely due to antiquated zoning code requirements that do not
comprehend TOD and today’s societal needs. Zoning relief is requested as follows:

1. Dwelling Units (density) - A maximum of 19 dwelling units (plus IHO bonus units) are
allowed at the property based on the lot size. Four additional dwelling units are
requested to bring the density to 24 dwelling units. Of those 24 dwelling units, the



Inclusionary Housing Ordinance requires 10% on-site affordable units, or 2-3 units.
Therefore, three of the 24 requested dwelling units are proposed as affordable to meet
the IHO, and also generate six bonus market rate units (two for each required affordable
unit). With the 24 units requested + six bonus units, the total number of dwelling units
proposed is 30 (though zoning relief is only needed for the increase from 19 permitted to
24 requested). The additional density is needed specifically to extract additional income
from the property to aid in the costs of the development as a whole and the on-site
affordable units. Three additional affordable units (of the 30 total) are proposed as a
substantial public benefit beyond any requirement from the city. The overall density
proposed is appropriate and comparable to the density of surrounding properties with
multifamily units, including the surrounding Garrett student housing properties. The
density is also appropriate when considering the buildings’ compliance with all bulk
standards including setbacks and building height, and in consideration of Transit
Oriented Development and the proximity to mass transit.

Parking - Parking requirements within the zoning code are outdated and do not provide
realistic requirements based on parking needs, especially in areas near mass transit.
Although the property is designated TOD by the city, the parking requirement remains at
.55 spaces per bedroom. Realistically, less parking is needed and reliance on mass
transit and other multimodal transit options should be encouraged to align with city goals
and sustainability policies. Recent significant developments in Evanston, including nearly
all planned developments and TOD buildings in recent years, have been approved for
reduced parking down to a parking ratio typically between .1 and .4. Given the proximity
of the site to mass transit, a substantially reduced parking ratio is appropriate. The
parking ratio proposed in relation to the 18 enclosed on-site parking spaces and 2
off-site parking spaces for the new 30 dwelling unit building amounts to .67.

The existing surface parking lot features 49 parking spaces. The Parking Study
(attached) conducted over a three month period found an average of 6-8 vehicles
continue to use the lot each day (at the same monthly parking rate that was established
under the prior ownership). The existing 49 spaces are noted in Ordinance 107-0-82
from 1982. Zoning Code Sections 6-16-1-1 and 6-16-1-2 state the parking requirement in
effect at the time of building permit issuance is the regulation in effect. However, when
applying the current Zoning Code’s parking requirements to the existing structures,
zoning relief is triggered for a reduction by 7 spaces for the new 30 dwelling unit building
(18 on-site and 2 off-site where 27 spaces are required), and by 12 spaces for the
existing 2215-2219 Maple building’s use (11 at the new development where 23 are
required).

Loading Berth - Once a necessary facility for medium/large-size apartment buildings, full
truck-sized loading berths are now rarely used for move-ins and move-outs since unit
sizes are typically smaller and tenants regularly use passenger vehicles or vans for
moving. Recent significant developments in Evanston, including 910 Custer Avenue (230
unit building), have been approved for reduced or eliminated loading berths due to this



trend. The proposed loading berth is 9.5 feet wide by 25 feet in length where a 10 foot by
35 foot loading berth is required according to the zoning code. The proposed loading
berth size is large enough to realistically be used by large vehicles and vans for
move-ins and move-outs and is therefore appropriate for the building and site.

The loading berth also triggers a variation as a use that covers more than 40% of the
rear yard, which is an unusual interpretation of the zoning code for flatwork, which has
not been considered an issue at other properties under past city interpretations.
However since the interpretation is that the loading berth triggers the issue, the variation
is requested.

The new building will feature all-electric dwelling units and will comply with all city regulations
including but not limited to any increased sustainability/environmental requirements such as the
IL Stretch Energy Code and LEED Gold equivalent certification by means of rooftop solar
panels and other renewable energy methods. The building will limit the use of natural gas and
will be constructed in a manner that enables full electrification in the future to align with the
Healthy Buildings Ordinance.

As a known local property owner/multifamily landlord with other buildings in the immediate area
including the newer 12-unit apartment building at 2211 Maple Avenue, the building is not
intended to sell after construction and will operate in good faith successfully with a variety of
tenants and income levels. Overall redevelopment of the site will increase the housing stock in
Evanston, add six affordable housing units, replace existing needed parking, and will provide
substantial property tax revenue in comparison to the past tax-exempt status of the
mostly-empty Garrett parking lot.
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SURVEYOR'S CERTIFICATE:

TO: CENTRUST BANK; 2206 MAPLE, LLC, AN ILLINOIS LIMITED LIABILITY COMPANY;
CHICAGO TITLE INSURANCE COMPANY

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS
BASED WERE MADE IN ACCORDANCE WITH THE 2021 MINIMUM STANDARD
DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, JOINTLY
ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 1, 2, 3, 4, prAFTED BY: RH

6a, 6b, 7a, 7b1, 7c, 8, 9, 13, 14, 16, 17 AND 19 OF TABLE A THEREOF. THE FIELD
WORK WAS COMPLETED ON OCTOBER 23, 2024.
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