
11/11/2024 

 

92-O-24 

 

AN ORDINANCE 

 

Approving A Special Use Permit For a New 230-Unit Multi-Family 

Residential Planned Development at 910-938 Custer Avenue in the 

MXE Mixed-Use Employment District 

 

WHEREAS, the City of Evanston is a home-rule municipality pursuant to 

Article VII of the Illinois Constitution of 1970; and 

WHEREAS, as a home rule unit of government, the City has the authority 

to adopt ordinances and to promulgate rules and regulations that protect the public 

health, safety, and welfare of its residents; and 

WHEREAS, Article VII, Section (6)a of the Illinois Constitution of 1970, 

which states that the “powers and functions of home rule units shall be construed 

liberally,” was written “with the intention that home rule units be given the broadest 

powers possible” (Scadron v. City of Des Plaines, 153 Ill.2d 164); and 

WHEREAS, it is a well-established proposition under all applicable case 

law that the power to regulate land use through zoning regulations is a legitimate means 

of promoting the public health, safety, and welfare; and 

WHEREAS, Division 13 of the Illinois Municipal Code (65 ILCS 5/11-13-1, 

et seq.) grants each municipality the power to establish zoning regulations; and 
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WHEREAS, pursuant to its home rule authority and the Illinois Municipal 

Code, the City has adopted a set of zoning regulations, set forth in Title 6 of the 

Evanston City Code of 2012, as amended, (“the Zoning Ordinance”); and 

WHEREAS, Charles Davidson of CDG Capital and Andy Ahitow of City 

Pads (the “Applicants,”), for the property located in the MXE Mixed-Use Employment 

District at 910-938 Custer Avenue, Evanston, Illinois (the “Subject Property”), legally 

described in Exhibit A, which is attached hereto and incorporated herein by reference, 

applied, pursuant to the provisions of the Zoning Ordinance, to permit the construction 

of a 230-unit multi-family residential planned development located at the Subject 

Property;  and 

WHEREAS, Applicant has petitioned the City Council of Evanston for 

approval of the following (collectively, the “Zoning Approval:): 

A. A Special Use Permit for a Planned Development on the Subject 

Property per Section 6-3-6 of the Zoning Ordinance. 

B. The following Site Development Allowances as permitted by Section 6-

3-6 of the Zoning Ordinance: 

a. Front Yard Setback: A front yard setback of zero feet (0’) where 

ten feet (10’) is required pursuant to subsection 6-3-14-6. 

b. Rear Yard Setback: A rear yard setback of ten feet (10”) where 

fifteen feet (15’) is required pursuant to subsection 6-3-14-6. 
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c. Parking: Forty-eight (48) parking spaces where one hundred 

twenty-seven (127) parking spaces are required. 

d. Drive-Aisle:  A twenty-two foot (22’) drive-aisle where twenty-

four feet (24’) is required. 

e. Loading berths: Zero (0) loading berths where two (2) short 

loading berths are required. 

f. Landscaping buffer: No landscaping buffer where a twenty-five 

foot (25’) wide landscaping buffer is required surrounding the 

side and rear yards. 

g. Density: One hundred ninety-two (192) dwelling units (including 

10% on-site inclusionary) and thirty-eight (38) market rate bonus 

units for a total of two hundred thirty (230) dwelling units where 

a maximum Site Development Allowance of fifty-three (53) 

dwelling units plus IHO bonus units are allowed 

h. Height: A fifty-six foot (56’) building height at five (5) stories 

where a maximum Site Development Allowance of fifty-six feet 

(56’) at four (4) stories is allowed. 

all to allow the construction and operation of a 230-unit multi-family residential planned 

development with 48 parking spaces, located at the Subject Property. 
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WHEREAS, pursuant to Subsection 6-3-6-5 of the Zoning Ordinance, the 

City Council may allow Site Development Allowances from the normal district 

regulations established in the Zoning Ordinance; and 

WHEREAS, on October 9, 2024, in compliance with the provisions of the 

Illinois Open Meetings Act (5 ILCS 120/1 et seq.) and the Zoning Ordinance, the Land 

Use Commission held a public hearing, pursuant to proper notice, regarding case no. 

24PLND-0031 to consider Applicants’ application for a Special Use Permit for a Planned 

Development with Site Development Allowances on the Subject Property, heard 

testimony and public comment and made written minutes, findings, and 

recommendations; and 

WHEREAS, after having considered the evidence presented, including the 

exhibits and materials submitted, and public testimony provided, the LUC made the 

following findings per Section 6-3-5-10 of the Zoning Ordinance:  

1. Is one of the listed special uses for the zoning district in which the property 
lies:  It is permitted under the MXE District so the standard is met. 

 
2. Complies with the purposes and the policies of the Comprehensive General 

Plan and the Zoning ordinance as amended from time to time: The current 
Comprehensive General Plan considers affordable housing, so the standard 
is met. 

 
3. Will not cause a negative cumulative effect, when its effect is considered in 

conjunction with the cumulative effect of various special uses of all types on 
the immediate neighborhood and the effect of the proposed type of special 
use upon the City as a whole: Concerns about parking and construction traffic 
can be met through conditions offsetting a negative effect and thus meeting 
the standard. 
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4. Does not interfere with or diminish the value of property in the neighborhood: 
Placing a modern building in this location will increase surrounding property 
values and it will partially add tax revenue meeting the standard. 

 
5. Is adequately served by public facilities and services: New construction will 

require expansion of public services, which is believed can be met, and the 
construction is close to multiple public transportation options. 

 
6. Does not cause undue traffic congestion: The TOD design and on-site 

parking should adequately address this standard. 
 

7. Preserves significant historical and architectural resources: There are no 
significant resources in the area. 

 
8. Preserves significant natural and environmental resources: The standard is 

met. 
 

9. Complies with all other applicable regulations of the district in which it is 
located and other applicable ordinances, except to the extent such 
regulations have been modified through the planned development process or 
the grant of a variation:  The Commission believes the standard is met. 

 

WHEREAS, after having considered the evidence presented, including the 

exhibits and materials submitted, and public testimony provided, the LUC made the 

following findings per Section 6-3-6-9 of the Zoning Ordinance:  

1. The requested Site Development Allowance(s) will not have a substantial 
adverse impact on the use, enjoyment or property values of adjoining 
properties that is beyond a reasonable expectation given the scope of the 
applicable Site Development Allowance(s) of the Planned Development 
location: The public benefit of providing modern affordable housing 
demonstrates meeting this standard. 
 

2. The proposed development is compatible with the overall character of existing 
development in the immediate vicinity of the subject property: The 
Commission believes the standard is met. 

 
3. The development site circulation is designed in a safe and logical manner to 

mitigate potential hazards for pedestrians and vehicles at the site and in the 
immediate surrounding area: The Commission believes the standard is met. 
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4. The proposed development aligns with the current and future climate and 

sustainability goals of the City:  The Commission believes that the standard 
will be met. 

 
5. Public benefits that are appropriate to the surrounding neighborhood and the 

City as a whole will be derived from the approval of the requested Site 
Development Allowance(s):  Public housing is a benefit, so the standard is 
met. 

 

WHEREAS, the Land Use Commission recommended approval by a six 

(6) to zero (0) vote of the application for a Special Use Permit for a Planned 

Development with Site Development Allowances for the Subject Property; and 

WHEREAS, on November 11, 2024, the Planning and Development 

Committee of the City Council held a meeting, in compliance with the provisions of the 

Open Meetings Act and the Zoning Ordinance, received input from the public, carefully 

considered and reviewed the findings and recommendation of approval of the Land Use 

Commission in case no. 24PLND-0031, and recommended City Council approval 

thereof; and 

WHEREAS, at its meetings of November 11, 2024 and November 25, 

2024, held in compliance with the Open Meetings Act and the Zoning Ordinance, the 

City Council considered the recommendations of the Planning and Development 

Committee, received additional public comment, made certain findings, and adopted 

said recommendations; and 
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WHEREAS, it is well-settled law that the legislative judgment of the City 

Council must be considered presumptively valid (see Glenview State Bank v. Village of 

Deerfield, 213 Ill.App.3d 747) and is not subject to courtroom fact-finding (see National 

Paint & Coating Ass’n v. City of Chicago, 45 F.3d 1124), 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF 

THE CITY OF EVANSTON, COOK COUNTY, ILLINOIS, THAT: 

SECTION 1:  The foregoing recitals are found as fact and incorporated 

herein by reference. 

SECTION 2: Pursuant to the terms and conditions of this ordinance, the 

City Council hereby grants the Special Use Permit for a Planned Development applied 

for in case no. 24PLND-0031, to allow the construction of a new 230-unit multi-family 

residential planned development located at the Subject Property. 

SECTION 3:  The City Council hereby grants the following Site 

Development Allowances: 

a. Front Yard Setback: A front yard setback of zero feet (0’) where ten feet 

(10’) is required pursuant to subsection 6-3-14-6. 

b. Rear Yard Setback: A rear yard setback of ten feet (10”) where fifteen 

feet (15’) is required pursuant to subsection 6-3-14-6. 

c. Parking: Forty-eight (48) parking spaces where one hundred twenty-

seven (127) parking spaces are required. 
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d. Drive-Aisle:  A twenty-two foot (22’) drive-aisle where twenty-four feet 

(24’) is required. 

e. Loading berths: Zero (0) loading berths where two (2) short loading 

berths are required. 

f. Landscaping buffer: No landscaping buffer where a twenty-five foot (25’) 

wide landscaping buffer is required surrounding the side and rear yards. 

g. Density: One hundred ninety-two (192) dwelling units (including 10% on-

site inclusionary) and thirty-eight (38) market rate bonus units for a total of 

two hundred thirty (230) dwelling units where a maximum Site 

Development Allowance of fifty-three (53) dwelling units plus IHO bonus 

units are allowed 

h. Height: A fifty-six foot (56’) building height at five (5) stories where a 

maximum Site Development Allowance of fifty-six feet (56’) at four (4) 

stories is allowed. 

SECTION 4:  The City Council hereby imposes the following conditions, 

violation of any of which shall constitute grounds for penalties or revocation thereof 

pursuant to Subsections 6-3-10-5 and 6-3-10-6 of the Zoning Code: 

A.  Compliance with Applicable Requirements: The Applicants shall develop and 
operate the Planned Development authorized by the terms of this ordinance in 
substantial compliance with the following: the terms of this ordinance; the 
Development Plan in Exhibit B, attached hereto and incorporated herein by 
reference; all applicable City Code requirements; the Applicants’ testimony and 
representations and documents to the Land Use Commission on October 9, 
2024, the P&D Committee, and the City Council. 
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B. Construction Management Plan: The Applicants shall sign and agree to a 
Construction Management Plan (CMP) with the City of Evanston prior to 
issuance of the building permit. 

C. IHO and Green Building Ordinances:  The Applicants agrees to comply with all 
applicable related regulations including but not limited to the Inclusionary 
Housing Ordinance, Bird Friendly Ordinance and the Green Building Ordinance. 

D. The Applicants shall minimize the impact of the generator noise with on-site 

improvements. 

E. The use of multimodal transportation shall be encouraged by a variety of means 

that may include: providing a car-share vehicle in the area, providing public 

transit passes for new tenants, and/or providing electric scooters on-site. 

F. Residents of the building shall not be eligible for residential permit zone parking 

permits to park on the street within the surrounding neighborhood if a residential 

permit zone is established. 

G. Applicants shall contribute $250,000 towards reconstruction of the alley that 

abuts the subject property to the south and to the west. 

H. If the City of Evanston’s Zoning Code requirement for parking is reduced in the 

future, the development may reduce the on-site parking, at the discretion of the 

Applicants, by eliminating a portion or all of the north surface parking lot and 

instead establishing landscaped amenity space with additional enclosed bicycle 

parking without the need for an Adjustment to a Planned Development. 

I. Commitment to hire locally using M/W/EBE throughout the various stages of 

construction. 

J. Four (4) additional inclusionary housing dwelling units beyond the 10% 

requirement for a total of 23 inclusionary housing units on-site. 

K. Providing an easement to increase the usable width of the alley where adjacent 

to the site. If in the future the easement is dedicated to the City, any changes in 

zoning relief due to the reduced lot size are hereby granted. 

L. The developer shall construct streetscape improvements from the north end of 

the development site to the connecting point at Main Street, and from the existing 

street curb to the private property lines (specifically not including any portion of 

the existing Custer Avenue street).  

M. One new fire hydrant on the right-of-way towards the south end of the 

development site shall be connected to the City’s water main. 

N. Install bollards around the two utility boxes that abut the alley that have been 

damaged by truck traffic in the past. 
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O. Contribution of $30,000 to the Main-Dempster SSA for use for signage, 

landscaping, street furniture, holiday decorations, or other improvements to the 

neighborhood west of Chicago Avenue in the vicinity of Main Street. 

P. Contribution of $7,500 for improvements to public parking lots that are in the 

vicinity of the development site. 

Q. Improve landscaping and/or add a mural along the Metra embankment to the 

extent possible with the approval of Metra. 

R. The Applicants shall obtain a building permit and begin construction within 24 

months of the date of adoption of this ordinance. 

S. Compliance with General Conditions and Standards: The Applicants agree to 
comply with the General Conditions and Standards for Planned Developments 
within Code Section 6-8-1-10. 

T. Recordation: Pursuant to Subsection 6-3-6-10 of the Zoning Ordinance, the 
Applicant shall, at its cost, record a certified copy of this ordinance, including all 
exhibits attached hereto, with the Cook County Recorder of Deeds, and provide 
proof of such recordation to the City, before the City may issue any permits 
pursuant to the Planned Development authorized by the terms of this ordinance. 

 

SECTION 5:  If any provision of this ordinance or application thereof to 

any person or circumstance is held unconstitutional or otherwise invalid, such invalidity 

shall not affect other provisions or applications of this ordinance that can be given effect 

without the invalid application or provision, and each invalid provision or invalid 

application of this ordinance is severable. 

SECTION 6:  This ordinance shall be in full force and effect from and after 

its passage, approval and publication in the manner provided by law. 

SECTION 7: The findings and recitals contained herein are declared to be 

prima facie evidence of the law of the City and shall be received in evidence as 

provided by the Illinois Compiled Statutes and the courts of the State of Illinois. 
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Introduced: _______________, 2024 
 
Adopted: _________________, 2024 

Approved: 
 
___________________________, 2024 
 
________________________________ 
Daniel Biss, Mayor 

Attest: 
 
 
______________________________ 
Stephanie Mendoza, City Clerk 

Approved as to form: 
 
 
________________________________ 
Alexandra Ruggie, Corporation Counsel 

November 25

November 25 November 25
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EXHIBIT A 

LEGAL DESCRIPTION 

Lot 1 in Dard Products Third Consolidation, being a consolidation of Lot 3 and the North 
Half of Lot 4 in Railway Subdivision and Lot 1 in Dard Products Second Consolidation, 
in the East Half of the Northeast Quarter of Section 19, Township 41 North, Range 14, 
East of the Third Principal Meridian, According to the Plat thereof recorded. 
  
PIN: 11-19-117-063-0000 
 

Commonly Known As: 910-938 Custer Avenue, Evanston, Illinois 
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EXHIBIT B 

Development Plan 
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910 Custer Ave. Evanston, IL

Planning & Development Committee
Evanston City Council Meeting

11.11.2024

PLANNING & DEVELOPMENT REVIEWApplicant:                    Catapult Real Estate Solutions + City Pads
Address:                      910 Custer Ave. Evanston, IL
Introduction Date:        July 31th 2024

B U I L T  F O R M, LLC

©

A-0
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PLANNING & DEVELOPMENT REVIEWApplicant:                    Catapult Real Estate Solutions + City Pads
Address:                      910 Custer Ave. Evanston, IL
Introduction Date:        July 31th 2024

B U I L T  F O R M, LLC
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A-01
SURVEY
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PLANNING & DEVELOPMENT REVIEWApplicant:                    Catapult Real Estate Solutions + City Pads
Address:                      910 Custer Ave. Evanston, IL
Introduction Date:        July 31th 2024

B U I L T  F O R M, LLC
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A-02
Existing Conditions

Northeast Corner Southeast Corner (Main Street)

East viewSoutheast Corner
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Address:                      910 Custer Ave. Evanston, IL
Introduction Date:        July 31th 2024
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A-03
Existing Conditions

Northwest Corner South Alley

Westsouth CornerWest View
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ZONING REQUIREMENTS

PLAN DEVELOPMENT (PD) PROPOSED

PD 56' - AVERAGE ROOF HEIGHT
(74' - TOP OF ELEVATOR OVERRUN ROOF)

BUILDING
HEIGHT

REAR
YARD (D)

FAR

PARKING
SPACES

50 TOTAL SPACES
(INCLUDES 2 ACCESSIBLE SPACES)

PD

PARKING
SIZES

8' x 18' WITH 20' DRIVE AISLE
(90° PARKING)

8.5' x 18' WITH 24' DRIVE AISLE
(90° PARKING)

LOADING

FRONT
YARD (A)

0'-0" FRONT SETBACK

2 SHORT BERTH 10' x 25' -

SIDE
YARD (B)

SIDE
YARD (C)

43'-0" SIDE SETBACK

LOT SIZE 64,191 LOT SQ.FT. -

2.06   (132,279 / 64,191)

PD

BUILDING SUMMARY

UNIT MATRIX
Room Type Level 1 Level 2 Level 3 Level 4 Level 5 Total

Studio

1 Bedroom

2 Bedroom

Total

22

14

2

38 48

6

17

25 25 25 25

230

26

82

122

17 17 17

6 6 6

48 48 48

New 5 story mixed-use building, 230 units
with surface parking spaces

PD

PD

PD

PD

68'-6" SIDE SETBACK

10'-0" REAR SETBACK

MLA MIN. LOT AREA PER UNIT
64,191 SQ.FT. / 230 UNITS

280 SQ. FT

- LOBBY & AMENITY AREA - 5,720 sf

76 INDOOR BIKES - 10 OUTDOOR BIKES

48 OUTDOOR TOTAL PARKING SPACES

FIRST FLOOR GROSS SQ.FT. - 32,235 gsf

230 TOTAL UNITS

TYPICAL FLOOR GROSS SQ.FT. - 30,503 gsf

GROSS BUILDING - 154,247 gsf            F.A.R. AREA - 132,279 SF

- FIRST FLOOR NET RSF - 19,512 rsf

- TYPICAL FLOOR NET RSF - 26,553 rsf

- MECH. / CIRC. - 7,003 sf

- MECH. / CIRC. - 3,950 sf

- FIRST FLOOR AREA FOR F.A.R.: 25,939 sf

- TYP. FLOOR AREA FOR F.A.R.: 26,585 sf

PLANNING & DEVELOPMENT REVIEWApplicant:                    Catapult Real Estate Solutions + City Pads
Address:                      910 Custer Ave. Evanston, IL
Introduction Date:        July 31th 2024

B U I L T  F O R M, LLC

©

A-04
Zoning Analysis
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Renderings
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PLANNING & DEVELOPMENT REVIEWApplicant:                    Catapult Real Estate Solutions + City Pads
Address:                      910 Custer Ave. Evanston, IL
Introduction Date:        July 31th 2024

B U I L T  F O R M, LLC
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Exterior Material Board

ALUMINUM STOREFRONT

ALUMINUM PICKET
GUARDRAIL

FIBERGLASS WINDOW
W/ NON-REFLECTIVE GLASS

GREY "NORMAN" SIZE EIFS
BRICK W/NATURAL MORTAR

GREY TEXTURED EIFS
w/REVEAL PATTERN

STONE WHITE TEXTURED
EIFS w/REVEAL PATTERN
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Civil - Geometry Plan
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Civil - Turning Radius (Emergency Vehicle)
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