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vinia cooperates with those organizations.

As outlined in the Transportation and Parking
Management Memorandum prepared by Kim-
ley-Horn & Associates, Inc., Northwestern can
and does provide non-private-automobile tran-
sit alternatives and accommodates visitor traffic
with the current number of on-site parking spac-
es. The traffic study also indicates that North-
western will be able to coordinate concert traf-
fic similarly to football traffic, provided similar
resources. To the extent City personnel are uti-
lized for traffic management, Northwestern will
reimburse the City for those services, similar to
its current practice. Additionally, the University
agrees to prepare and submit a Traffic Manage-
ment Plan following completion of the Develop-
ment and update the plan annually to account for
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changes to the surrounding context.
Land Use Context

The subject property is located between the Metra
Union Pacific North Line Evanston-Central Ave-
nue station and the CTA Purple Line Central Ave-
nue Station at the northern extremity of Evanston
at its border with the Village of Wilmette. The
site is located between a commercial node on the
west radiating along Central Avenue and Green
Bay Road centered on the Metra Union Pacific
North Line stop and NorthShore Evanston Hos-
pital on the east adjacent to the CTA Purple Line
stop. Central Avenue south and adjacent to the
subject property is generally a mix of multi-family
residential and ground floor commercial uses with
single family residential further south. The area
immediately west and north of the subject prop-

Girard Ave:

L
Norihishore
Hospital

Residential
Mixed Use
Office
Commercial
Institutional
Open Space



OKRENT K I STITZEL
ASSOCIATESINLC

EVALUATION REPORT

Gré"—goﬁ/
B

"% ».Jenks St

@atheritie
WMetenoeh
F2alk

Valsh Ryar]
Arenz

o E lfi‘u'ngston St.

g
<<
=
)
=
o
(W]
o
o
om

Chancellor St.

1)

S
Ats Coflidr

Copical St
VAparimentsy

Ea_st.;vood‘Av‘e.

erty is dominated by single family residential uses
with a few multi-family structures near the north-
west corner of the site at Isabella Street and East-
wood Avenue. East of the subject property along
Central Avenue is a mix of office, residential and
institutional uses with single-family residential to
the east of the subject property and multi-family
residential adjacent to the northeast corner of
the site at Isabella Street.

The Central Avenue/Green Bay Road com-
mercial node is characterized by a mix of retail,
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service and restaurant uses with an Evanston
Public Library branch west of the Metra station
and the Evanston Art Center east of the Metra
station.

NorthShore Evanston Hospital is the flagship
hospital in the NorthShore University Health
System (formerly Evanston Northwestern
Healthcare). The 475 bed facility has a Level 1
Trauma Center, Women’s Hospital, and Cardio-
vascular Care Center and is home to the Kellogg

Cancer Centet.
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Area Zoning

Zoning Context

The subject property is located in the U2-Univer-
sity Athletic Facilities District. The U2 district
was created in the comprehensive zoning ordi-
nance amendment that created Evanston’s cut-
rent zoning ordinance in 1993. The purpose of
the U2 District is outlined in §6-15-7-1 of the
Evanston Zoning Ordinance:

The U2 university athletic facilities district is intended
to permit the utilization of university facilities within
the district in a manner that is compatible with the
surrounding development, which s predominantly resi-
dential.
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The U2 district has been amended several times,
most significantly in 2019 to allow community
and cultural events and to define their scope and
limits.

The subject property is bounded by single-fam-
ily residential zoning (Evanston R1 and Village
of Wilmette R1-H) on the north and east and
by the City of Evanston T1-Transitional Cam-
pus District on the west. City of Evanston R5
and R1 are adjacent to the south with O1 Office
District at the southeast and southwest corners
of the site. The Central Ave./Green Bay Rd.
commercial node is zoned Bla near the subject

property.
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Planning Context.

Evanston’s most recent Comprehensive Plan doc-
ument was last drafted in 2000 and is, by its own
admission, out of date. The City is currently in the
process of updating both its Comprehensive Plan
and its Strategic Plan beginning in Q2 2022.

Nonetheless, the document makes reference to
balancing the needs of institutions with those
of the neighborhoods in which they are located.
Chapter 6 of the Comprehensive Plan addresses
institutions and puts forth the following goal:

Support the growth and evolution of institutions
while recognizing that they are part of their mostly
residential surroundings.”

The same chapter states the following goal:

Assure that institutional development enbances sur-
rounding neighborhoods as well as the economic devel-
opment of Evanston.

Other relevant goals and objective discussed in
Chapter 6 include:

As a goal, Evanston should support the growth and
evolution of institutions so long as the growth does not
have an adverse impact upon the residentially-zoned
adjacent neighborhoods.

As an objective, the City should work to assure that
institutional development enbances surrounding neigh-
borhoods as well as the economic development of
Evanston.

With respect to this objective, the Comprehensive
Plan goes on to observe:

In general, a very difficult balancing act must be main-
tained between an institution’s need for growth in or-
der to remain viable and the interests of surrounding
neighborhoods. While land use conflicts do emerge, it
should also be recognized that institutions can be a
great asset to the community.
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Finally, the Comprehensive Plan recognizes the
importance of Northwestern University:

Being the largest of community’s institutions and the
one that is most closely associated with Evanston’s
identity, Northwestern University deserves special at-
tention. The City must of conrse recognize that part
of maintaining this institutions bhigh caliber lies in
supporting its growth and capital improvement.

Furthermore with respect to neighborhoods,in
Chapter 2, the Comprehensive Plan makes the
following observation:

“Becanse businesses, institutions, and housing often
sit adjacent to one another in Evanston, however, the
expansion of one land use can cause concern for an-
other. Those buying property adjacent to a different
classification of land use should anticipate that the
Sfuture could bring a change in the scale or nature of
activity at that location. 1ikewise, those intending to
develop property adjacent to different goning districts
are enconraged to be sensitive to the impact of their
designs, particularly if they will adjoin single-fanzily
residential areas.”
The overall tenor of the current Comprehensive
Plan emphasizes a balance between institutional
needs to update and expand facilities while be-
ing mindful of additional impacts on surrounding
neighborhoods.

Land Use Impacts

The proposed stadium use has existed on the sub-
ject property since 1926 and pre-dates much of
the residential construction that now surrounds it
on the west, north and east. The subject prop-
erty is an active site hosting a substantial number
of athletic events including football, basketball,
baseball, softball, volleyball, and wrestling con-
tests along with additional public and civic events
throughout the year. Given the collegiate athletic
schedule and Northwesterns academic calendar
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year the summer months are the least active period.
The land use impacts of the proposed use, includ-
ing the expansion of events to include up to ten
public-facing concerts -generally during the sum-
mer months — are similar to existing impacts and
generally well known. The new stadium design re-
duces the structure’s footprint and reduces capac-
ity, provides increased accessibility and includes a
noise and light canopy to reduce impacts. A study
by acoustic consultants indicate the impact from
sound to be similar to that of the current stadium’s
sound impact profile for football games. Given the
foregoing, the land use impacts of the proposed
use are anticipated to be substantially similar to ex-
isting impacts with no undue impacts to the neigh-
borhood or the City of Evanston. In addition, a
Memorandum of Understanding (MOU) will be
drafted between Northwestern University and the
City of Evanston that will address any impacts

and/or need for compensation for City services.

Public Utilities:

The subject property has been adequately served
for decades by the existing sewer and water infra-
structure. The same can be said for private utilities
such as electric, natural gas, and telecommunica-
tions. As the proposed use is substantially similar
in demand for those facilities as the prior use no
undue burden on those facilities is anticipated.

Traffic and Parking

As mentioned earlier in this report, traffic and
parking related to events at Ryan Field as well as
other on site facilities has been well managed by
Northwestern University in the past. The Trans-
portation and Parking Management Memoran-
dum authored by Kimley-Horn & Associates, Inc.
Indicates that Northwestern will be able to co-
ordinate concert traffic similarly to football traf-
fic, provided similar resources. In addition, the
University agrees to prepare and submit a Traf-
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fic Management Plan following completion of
the Development and update the plan annually
to account for changes to the surrounding con-
text. Given the foregoing, it is anticipated that
traffic and parking impacts from events will be
similar to existing impacts and do not represent
an undue burden on the neighborhood or the
City as a whole.

Public Services: Police, Fire Department/EMS
Impacts on police services are generally limited to
event days and focused on traffic management.
As mentioned eatlier, events at Ryan Field have
been well managed with the any additional cost of
providing Evanston Police Department resources
compensated for by Northwestern University. An
agreement to do the same for both police and
Fire/EMS setvices for the additional public-facing
concert events will be contained in the proposed
MOU between Northwestern University and the
City of Evanston.

Public Services: Public Schools
Given the nature of the use there will be no burden
on the public school systems.
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Text Amendment Standards Analysis

The following is an analysis of the proposed
text amendment according to the Standards for
Approval of Amendments contained in §6-3-
4-5 of the Evanston Zoning Ordinance. Each
provision is listed with the response to the stan-
dard enumerated below.

Evanston Zoning Ordinance Standards for Ap-
proval of Amendments

6-34-5 Standards for Amendments

The wisdom of amending the text of the Zoning Or-
dinance or the Zoning Map is a matter committed to
the sound legislative discretion of the City Council and
25 not controlled by any one standard. In mafking their
determination, however, the City Council should, in de-
termining whether to adopt or demy, or to adopt some
modification of the Land Use Commission’s reconm-
nmeendation consider, among other factors, the following:

(A) Whether the proposed amendment is consistent
with the goals, objectives, and policies of the Compre-
hensive General Plan, as adopted and amended from
time o time by the City Council.

Response:

Evanston’s Comprehensive Plan stresses the need
to balance accommodating the growth of impor-
tant institutions like Northwestern University, with
the interests of the surrounding residential com-
munity. In this case, the expansion of the use of
a new state-of-the-art football stadium is neces-
sary for Northwestern University to replace an
outdated facility and to remain competitive in the
context of the Big Ten collegiate athletic confer-
ence. Revenue from the additional public-facing
concert events is necessary in order to finance
and maintain the facility. The proposed new Ryan
Field reduces capacity and provides opportunities
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for public and civic use. The proposed structure
reduces the stadium footprint and includes three
publicly accessible plazas and a publicly accessible
park providing additional open space for the sur-
rounding neighborhood. The addition of a noise
and sound canopy will further reduce impacts on
the local neighborhood. According to the eco-
nomic Impact Study prepared by Tripp Umback,
additional events will generate additional revenues
as well as direct and indirect benefits from stadium
construction activities. Northwestern University’s
willingness to enter into a Memorandum of Un-
derstanding with the City of Evanston regarding
the operation of the new facility, will provide ad-
equate provisions to ensure mitigating measures
and minimal impact on the surrounding residential
neighborhood. Given the foregoing, the proposed
amendment is consistent with the goals, objectives
and policies of the City’s Comprehensive Plan.

(B) Whether the proposed amendment is compatible
with the overall character of excisting development in the
immediate vicinity of the subject property.

Response:

As mentioned earlier, the proposed stadium use
has existed on the subject property since 1926 and
pre-dates much of the residential construction
that now surrounds it on the west, north and east.
Since the original establishment of the football
stadium use on the site, additional facilities have
been added over the years such as McGaw Hall/
Welsh-Ryan Arena, Wells Field/Rocky Miller Park,
Anderson Field/Sharon J. Drysdale Field, and the
Trienens Performance Center. The subject prop-
erty is an active site hosting a substantial number
of athletic events including football, basketball,
baseball, softball, volleyball and wrestling con-
tests along with additional public and civic events
throughout the year. The minor increase in util-
ity proposed by the text amendment is consistent
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with the steady incremental growth that has taken
place over the last century. Furthermore, the new
Ryan Field as proposed by the applicant is lower in
profile, smaller in overall building footprint with
reduced capacity and will have less visual impact
compared to the existing 1926 structure. The site
plan is more sensitive to its surroundings and pro-
vides a greater amount of landscaping and buffers
and enhances pedestrian safety and comfort. The
inclusion of three publicly accessible plazas and a
publicly accessible park adds opens space ameni-
ties to the local neighborhood and the addition of
a sound and light canopy reduces impacts on the
nearby community.

Given the foregoing the proposed and text amend-
ment and the resulting development is compatible
with the overall character of existing development
in the immediate vicinity of the subject property.

(C) Whether the proposed amendment will have an ad-
verse effect on the value of adjacent properties.

Response:

As mentioned eatrlier, the proposed stadium use
has existed on the subject property since 1926 and
pre-dates much of the residential construction
that now surrounds it on the west, north and east.
The addition of ten public-facing concert events
will not have significant additional impacts on
the surrounding uses. In addition, according to
Northwestern’s economic impact consultant, who
was asked to study the impact of stadium projects
on residential housing values:

According to research published in the Journal of
Sports Economics, there s evidence that the construc-
tion of a new facility or renovation of an existing fa-
ctlity increases property vatues by 1.75% for each 10%
decrease in distance from the house to the facility.In
other words, the closer a house is to the stadinm, the
more property values are positively impacted. This is
also evident in a property value map of Evanston,
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broken out by city council districts. Ward 7, where
Ryan Field is located, maintains the city’s highest aver-
age residential property value. The opening of a facil-
1ty is also associated with a 20% increase in mortgage
applications to purchase homes in the area.””

Given the foregoing, the proposed and text
amendment and the resulting development will
not have an adverse effect on the value of adja-
cent properties.

(D) The adequacy of public facilities and services.

Response:

As indicated earlier in this report, the subject
property and the existing use has been adequately
served for decades by the existing sewer and water
infrastructure. The same can be said for private
utilities such as electric, natural gas, and telecom-
munications. As the proposed use is substantially
similar in demand for those facilities as the prior
use no undue burden on those facilities is antici-

pated.

Similarly, the prior stadium use on the subject
property has been adequately served by police, fire
and EMT services with no undue burden. In addi-
tion, an MOU between Northwestern University
and the City of Evanston will address compensa-
tion for additional event costs due to the proposed
increase in usage.

Given the foregoing, the proposed text amend-
ment and the resulting development will be ad-
equately served by public facilities and services.
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Conclusions:

Based on the foregoing analysis the proposed text
amendment meets all the standards and criteria for
approval of amendments contained in the Evan-

ston Zoning Ordinance.

Special Use Standards Analysis

The following is an analysis of the proposed
Planned Development/stadium use according
to the Standards for Approval of Special Uses
contained in {6-3-5-10 of the Evanston Zoning
Ordinance. Each provision is listed with the re-
sponse to the standard enumerated below.

Evanston Zoning Ordinance Standards for Ap-
proval of Special Uses
6-3-5-10 Special Use Standards

The Land Use Commission shall only recommend
approval, approval with conditions, or disapproval of
a special use based upon written findings of fact with
regard to each of the standards set forth below and,
where applicable, any special standards for specific uses
set forth in the provisions of a specific oning district:

(A) 1t is one of the special uses specifically listed in the

goning ordinance;

Response:

The proposed stadium use is a permitted use in
the U2-University Athletic Facilities District. The
proposed text amendment authorizes the addi-
tional public-facing concert events and clarifies
other uses permitted when conducted in associa-
tion with the permitted stadium use The U2 Dis-
trictisa Special District under the Evanston Zon-
ing Ordinance and, as the proposal exceeds 30,000
square feet, it exceeds the mandatory threshold
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for Planned Developments in the U2 District and

must be processed as a Planned Development ac-
cording to {6-9-1-9(D):

The Land Use Commission shall only recommend ap-
proval, approval with conditions, or disapproval of a
planned development based upon written findings of
Sact with regard to each of the standards for special
uses pursuant to Section 6-3-5-10 as well as the fol-
lowing additional standards for planned developments,
and including any special standards for specific uses
set forth in the provisions of a specific Zoning district.

The intent of this standard is to ensure that the
purposed use is indeed authorized in the zoning
district in which it is located. Planned Develop-
ments are indeed listed as a special use in the U2
District. Given the foregoing, the proposed use
satisfies this standard.

(B) It is in keeping with purposes and policies of the
adopted comprebensive general plan and the zoning or-
dinance as amended from time to time;

Response:

Evanston’s Comprehensive Plan stresses the need
to balance accommodating the growth of impor-
tant institutions like Northwestern University, with
the interests of the surrounding residential com-
munity. In this case, the expansion of the use of
a new state-of-the-art football stadium is neces-
sary for Northwestern University to replace an
outdated facility and to remain competitive in the
context of the Big Ten collegiate athletic confer-
ence. Revenue from the additional public-facing
concert events is necessary in order to finance
and maintain the facility. The proposed new Ryan
Field reduces capacity and provides opportunities
for public and civic use. According to the eco-
nomic Impact Study prepared by Tripp Umback,
additional events will generate additional revenues
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as well as direct and indirect benefits from stadium
construction activities. Northwestern University’s
willingness to enter into a Memorandum of Un-
derstanding with the City of Evanston regarding
the operation of the new facility, will provide ad-
equate provisions to ensure mitigating measures
and minimal impact on the surrounding residential
neighborhood. Given the foregoing, the proposed
amendment is consistent with the goals, objectives

and policies of the City’s Comprehensive Plan.

(C) 1t will not cause a negative cummlative effect, when
115 effect is considered in conjunction with the cunmlative
¢ffect of varions special uses of all types on the immedr-
ate neighborhood and the effect of the proposed type of
special use upon the City as a whole;

Response:

Both Ryan Field and the other on-site athletic
facilities as well as NorthShore University Hos-
pital are significant uses in relatively close prox-
imity to each other. Both institutions have ex-
isted since the turn of the 20th century and are
essential institutions to the City of Evanston
and its residents. Both institutions have also ex-
panded gradually over the years and have not
had a negative cumulative effect on the immedi-
ate neighborhood or the City as a whole. The
reconfiguring and reconstruction of Ryan Field
as a state- of the art LEED Gold certified and
accessible facility replaces an obsolete structure
by modern standards and allows Northwestern
University to remain competitive in the context
of the Big Ten collegiate athletic conference. The
new Ryan Field as proposed by the applicant is
lower in profile, smaller in overall building foot-
print with reduced capacity and will have less visu-
al impact compared to the existing 1926 structure.
The site plan is more sensitive to its surroundings
and provides a greater amount of landscaping and
buffers and enhances pedestrian safety and com-
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fort. As discussed earlier, According to the Eco-
nomic Impact Study prepared by Tripp Umback,
additional events will generate additional revenues
as well as direct and indirect benefits from stadium
construction activities. Northwestern University’s
willingness to enter into a Memorandum of Un-
derstanding with the City of Evanston regarding
the operation of the new facility, will provide ad-
equate provisions to ensure mitigating measures
and minimal impact on the surrounding residential
neighborhood.

Given the foregoing,the proposed use will not
cause a negative cumulative effect on the imme-
diate neighborhood nor will it have a negative

cumulative effect on the City as a whole.

(D) 1t does not interfere with or diminish the value of
property in the neighborhood;

Response:
As indicated earlier, the proposed stadium use
has existed on the subject property since 1926 and
pre-dates much of the residential construction
that now surrounds it on the west, north and east.
The addition of ten public-facing concert events
will not have significant additional impacts on
the surrounding uses. In addition, according to
Northwestern’s economic impact consultant, who
was asked to study the impact of stadium projects
on residential housing values:
According to research published in the Journal of
Sports Economics, there is evidence that the construc-
tion of a new facility or renovation of an existing fa-
ctlity increases property values by 1.75% for each 10%
decrease in distance from the house to the facility.’In
other words, the closer a house is to the stadium, the
more property values are positively impacted. This is
also evident in a property valne map of Evanston,
broken out by city council districts. Ward 7, where
Ryan Field is located, maintains the city’s highest aver-
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age residential property valne. The opening of a facil-
ity is also associated with a 20% increase in mortgage
applications to purchase homes in the area.”™

Given the foregoing, the proposed use will not
have an adverse effect on the value of adjacent
properties.

(E) 1t can be adequately served by public facilities and

servicesy

Response:

As indicated earlier in this report, the subject
property and the existing use has been adequately
served for decades by the existing sewer and water
infrastructure. The same can be said for private
utilities such as electric, natural gas, and telecom-
munications. As the proposed use is substantially
similar in demand for those facilities as the prior
use no undue burden on those facilities is antici-

pated.

Ryan Field is well served by public transit resourc-
es with both the Union Pacific North Line Central
Street station and the CTA Purple Line Central
Street station within 1,500 feet. As indicated in
the traffic and parking study conducted by Kimley
Horn, the adjacent roadways and parking facilities
and the reconfigured stadium site can adequately
serve the proposed uses vehicular and pedestrian
traffic and in fact improves on the existing condi-
ton.

Similarly, the prior stadium use on the subject
property has been adequately served by police, fire
and EMT services with no undue burden. In ad-
dition a MOU between Northwestern University
and the City of Evanston will be drafted to ad-
dress compensation for any additional costs due
to the proposed increase in usage.

Given the foregoing, the proposed use will be ad-

equately served by public facilities and services.
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(F) 1t does not canse undue traffic congestion;

Response:

As mentioned eatlier in this report, traffic and
parking related to events at Ryan Field as well as
other on site facilities has been well managed by
Northwestern University in the past. Ryan Field
has excellent public transit access with close prox-
imity to both the CTA Purple Line Central Street
station and METRA Union Pacific North Line
Central Street station. The Transportation and
Parking Management Memorandum authored
by Kimley-Horn & Associates, Inc. Indicates that
Northwestern will be able to coordinate con-
cert traffic similarly to football traffic, provided
similar resources. In addition, the University
agrees to prepare and submit a Traffic Manage-
ment Plan following completion of the Devel-
opment and update the plan annually to account
for changes to the surrounding context. Given
the foregoing, it is anticipated that traffic and
parking impacts from events will be similar to
existing impacts and do not represent an undue
burden on the neighborhood or the City as a
whole.

(G) 1t preserves significant historical and architectural
resources;

Response:
Not applicable as there are no significant archi-
tectural or historic resources on-site.

(H) It preserves significant natural and environmental
features; and

Response:

While there are no significant natural or envi-
ronmental features on-site, the proposal in-
cludes significant additions to landscaped areas

including a publicly accessible park.



OKRE NT K I STITEL
A SSOCTIATES
EVALUATION REPORT

(1) 1t 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.

Response:

The proposed development complies with the
regulations of the U2 District in which it is lo-
cated except for required number of parking
spaces and minor encroachments in the side
yard setback and buffer. Each of these items are
addressed as development allowances autho-
rized in planned developments and represent
existing conditions on the site. Given the fore-
going, the proposal complies, or will comply,
with all other applicable regulations of the U2
zoning district in which it is located, as well
other applicable ordinances.

Conclusions

Based on the foregoing analyses, the proposed
Planned Development for a stadium meets the
standards for special uses contained in [6-3-5-
10 Standards for Special Uses of the Evanston Zoning
Ordinance.

Planned Development Standards Analysis

The following is an analysis of the proposed
Planned Development/stadium use accord-
ing to the Standards for Approval of Planned
Developments contained in §6-3-6-9 of the
Evanston Zoning Ordinance and the additional
standards for Planned Developments in Special
Districts contained in §6-15-1-9. FEach provi-
sion is listed with the response to the standard
enumerated below.
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Evanston Zoning Ordinance Standards for Ap-
proval of Planned Developments
6-3-6-9. Standards for Planned Developments.

The Land Use Conmission shall only recommend ap-
proval, approval with conditions, or disapproval of a
Pplanned development based upon written findings of
fact with regard to each of the standards for special nses
pursuant to Section 6-3-5-10 as well as the following
additional standards for planned developments, and in-
cluding any special standards for specific uses set forth in
the provisions of a specific Zoning district.

Additional standards for planned developments:

1. The requested Site Development Allowance(s) will
not have a substantial adverse impact on the use, en-
Joymeent or property values of adjoining properties that
15 beyond a reasonable expectation given the scope of
the applicable Site Develgpment Allowance(s) of the
Planned Develgpment location.

Response:

The proposed development plan includes a Site
Development Allowance only for a reduction
in the number of parking spaces from 4,204
to 1,365 and minor encroachments into the 15
foot side yard setback and the 35 foot landscape
buffer. The setback encroachments will have no
adverse impact on the use, enjoyment or prop-
erty values of adjoining properties.

With respect to the parking reduction, as men-
tioned earlier, the Transportation and Park-
ing Management Memorandum prepared by
Kimley-Horn & Associates, Inc. indicates that
visitors to the site can be accommodated with
the proposed number of parking spaces due
to the availability of additional off-site parking
options, along with the close proximity of both
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CTA and METRA transit stops and rideshare
services such as Uber and Lyft. Also, as men-
tioned earlier, traffic and parking related to events
at Ryan Field as well as other on site facilities has
been well managed by Northwestern University in
the past. The report goes on to state that North-
western will be able to coordinate concert traf-
fic similarly to football traffic, provided similar
resources. In addition, the University agrees to
prepare and submit a Traffic Management Plan
following completion of the Development and
update the plan annually to account for changes

to the surrounding context.

Given the foregoing, the proposed Site Devel-
opment Allowances will not have a substantial
adverse impact on the use, enjoyment ot prop-
erty values of adjoining properties that is be-
yond a reasonable expectation.

2. The proposed development is compatible with the
overall character of excisting development in the immeds-
ate vicinity of the subject property.

Response:

The proposed stadium use has existed on the sub-
ject property since 1926 and is part of the exist-
ing neighborhood context. The new Ryan Field
as proposed by the applicant is lower in profile,
smaller in overall building footprint with reduced
capacity and will have less visual impact compared
to the existing 1926 structure. The site plan is more
sensitive to its surroundings and provides a greater
amount of landscaping and buffers and enhances
pedestrian safety and comfort. The inclusion of
three publicly accessible plazas and a publicly ac-
cessible park add opens space amenities to the
local neighborhood and the addition of a sound
and light canopy reduces impacts on the nearby
community. The materials proposed are consis-
tent with other university structures and reflects
the aesthetic of the 1926 structure it is replacing;
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Given the foregoing, the proposed development
is compatible with the overall character of exist-
ing development in the immediate vicinity of the
subject property.

3. The development site circulation is designed in a safe
and logical manner to mitigate potential hazards for
pedestrians and vebicles at the site and in the immediate
surrounding area.

Response:

The proposed site plan rotates the stadium’s
angle to Central Street and expands the open
space at the corner of Ashland and Central
providing a venue for public, civic and cultural
events. The smaller building footprint allows
more space for pedestrians on-site for queuing
before and after events.

Site and landscape design emphasizes and en-
hances pedestrian safety by maintaining clear
sight lines and minimizing conflicts for both ve-
hicular and pedestrian traffic. A 25- to 35-foot
pedestrian and emergency circulation path will
be located around the perimeter of the stadium
to facilitate safety and circulation.

Given the foregoing, site circulation is designed
in a safe and logical manner to mitigate poten-
tial hazards for pedestrians and vehicles at the

site and in the immediate surrounding area.

4. The proposed development aligns with the current
and future climate and sustainability goals of the City.

Response:

The new Ryan Field will be built for Leadership
in Energy and Environmental Design (LEED)
Gold certification. Among other sustainable ele-
ments, Ryan Field will feature an event day bicy-
cle valet, electric vehicle charging, irrigation and
plumbing fixtures to reduce water use, a dedi-
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cated recycling storage area, and low-emitting
materials in the flooring, paints, coatings and
insulation. Ryan Field will also utilize sustain-
able project material sourcing and waste man-

agement practices throughout construction.

Site vegetation has been chosen for ecological
compatibility with pollinators, butterflies and
birds, and ease of maintenance. Landscape and
shade trees will screen the parking lots from ad-
jacent streets and properties, and provide cano-
py coverage and shade to the hardscape surface
and vehicles. Additionally, the required 35-foot
landscape buffer between the residential prop-
erties and east parking lot will integrate bio-in-
filtration swales to advance the Development’s
stormwater management goals.

Given the foregoing, the proposed develop-
ment aligns with the current and future climate
and sustainability goals of the City.

5. Public benefits that are appropriate to the surround-
ing neighborhood and the City as a whole will be derived
from the approval of the requested site development
allowance(s).

Response:
Section 6-3-6-3 of the Evanston Zoning Ordi-
nance outlines the public benefits to be derived

from Planned Developments.

6-3-6-3. Public Benefits.

The public benefits to the surrounding neighborbood
and the City as a whole that are intended to be derived
from the approval of planned developments, include,

but are not limited to:

(A) Preservation and enbancement of desirable site
characteristics and open space.

(B) A pattern of development which preserves natural
vegetation, topographic and geologic features.
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(C) Preservation and enhancement of bistoric and nat-
ural resonrces that significantly contribute to the char-
acter of the Ciby.

(D) Use of design, landscape, or architectural features
to create a pleasing environment or other special develop-
ment features.

(E) Provision of a variety of housing types in accor-
dance with the Citys housing goals.

(F) Elinrination of blighted structures or incompatible
uses through redevelopment or rehabilitation.

(G) Business, commercial, and manufacturing develgp-
ment to enhance the local economy and strengthen the
tax base.

(H) The efficient use of the land resulting in more
economiic networks of utilities, streets, schools, public
grounds, buildings, and other facilities.

(1) The substantial incorporation of generally recog-
nized sustainable design practices and/ or building
materials to promote energy conservation and inprove
environmental quality, such as level silver or higher
LEED (leadership in energy and environmental de-
sign) certification.

By reducing the building footprint and rotating
the stadium structure, the new Ryan Field both
preserves and enhances desirable site character-
istics and open space by providing three publicly
accessible plazas and a publicly accessible park.
Sinking the field below grade and reducing
overall height and utilizing high quality build-
ing materials reflective of the former structure
and campus architecture helps create a pleasing
environment.

Street trees chosen for their dramatic fall color,
ecological compatibility with pollinators, but-
terflies and birds, and ease of maintenance are
added along the east side of Ashland and north
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side of Central. LLandscape and shade trees will
screen the parking lots from adjacent streets
and properties, and provide canopy coverage
and shade to the hardscape surface and vehicles
all in the interest of creating a pleasing environ-

ment.

The new Ryan Field replaces an aging and ob-
solete structure with a state-of-the-art facility
suitable not only for Big Ten football but for
other events. As noted in the Tripp Umbach
Economic Impact Analysis, additional events at
Ryan Field have the potential to generate signifi-
cant additional revenues for the City of Evan-
ston enhancing the local economy and strength-
ening the tax base.

Finally, the inclusion of features such as an
event day bicycle valet, electric vehicle charging,
irrigation and plumbing fixtures to reduce wa-
ter use, a dedicated recycling storage area, and
low-emitting materials in the flooring, paints,
coatings and insulation, along with LEED Gold
certification, there is substantial incorporation

of sustainable design practices.

Given the foregoing, public benefits appropri-
ate to the surrounding neighborhood and the
City as a whole will be indeed be derived from
the approval of the requested site development
allowances.
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Evanston Zoning Ordinance Standards for Approv-
al of Planned Developments in Special Districts
As the subject property is located in a Special
District — the U2-University Athletic Facilities
District — additional standards for Planned De-
velopments contained in §6-15-1-9 are applica-
ble. The following analysis addresses this final
set of standards where they are applicable.

6-15-1-9. Planned Developments.

In addition to the general requirements for planned de-
velopments set forth in Section 6-3-6, “Planned De-
velopments,” of this Litle the Land Use Commiission
shall not reconmend approval of, nor shall the City
Council adopt a planned development in any special
purpose district in which planned developments are an-
thorized unless they shall determine, based on written
Jindings of fact, that the planned development adheres
to the following standards:

(A) General Conditions:
1. Each planned development shall be compatible
with surrounding development and not be of such
a nature in height, bulk, or scale as to exercise any
influence contrary to the purpose and intent of the

goning ordinance as set forth in Section 6-1-2, “Pur-
pose And Intent,” of this Title.

If the proposed planned development is for a prop-
erty listed as an Evanston landmark, or for prop-
erty located within an bistoric district listed on the
National Register of Historic Places or for property
located within a historic district so designated by the
Evanston preservation commrission, the planned de-
velopment shall be compatible with the ‘Secretary of
the interior’ standards for rehabilitation” as set forth
in the National Historic Preservation Act of 1966,
as anmended.
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Response:

As indicated earlier, the proposed use and de-
sign of the new Ryan Field is compatible with
the surrounding development. The new Ryan
Field reduces the building footprint height and
overall capacity over the existing condition. As
a result there will no influence contrary to the
purpose and intent of the zoning ordinance as
set forth in Section 6-1-2 due to its height, bulk
or scale.

2. Each planned development shall be compatible
with and implement the adopted comprehensive gen-
eral plan, as amended, any adopted land use or urban
design plan specific to the area, this Foning ordinance,
and any other pertinent City planning and develop-
ment policies, particularly in terms of:

(a) Land use.

(b) Land use intensity.

(¢c) Housing.

(d) Preservation.

(¢) Environmental.

() Traffic impact and parking.

(¢) Lmpact on schools, public services and facilities.

(b) Essential character of the downtown district,
the surrounding residential neighborbood, and
abutting residential lots.

(1) Neighborhood planning.

() Conservation of the taxable value of land
and buildings throughout the City, and retention
of taxable land on tax rolls.

Response:

As indicated earlier, the proposed use and de-
velopment is consistent with the relevant goals
and policies of the current Comprehensive
Plan. The proposed land use is consistent with
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the University land use indicated in the Compre-
hensive Plan. The intensity of use is reduced due
to the smaller footprint height and capacity and
therefore consistent with what is anticipated in the
Comprehensive Plan. Housing, and Preservation
issues are not particularly relevant to the proposal
and numerous environmental and sustainability
measures are incorporated into the plan, consis-
tent with the Comprehensive Plan’s objectives.
Traffic impact and parking issues are addressed
in the Kimley-Horn & Associates Transportation
and Parking Management Memorandum and have
been found to be adequate and similar to exist-
ing conditions, again, consistent with the Com-
prehensive Plan. With no impact on schools and
demands on public services and facilities generally
consistent with past levels, the planned develop-
ment is consistent with the expectations of the
Comprehensive Plan regarding these issues. The
essential character of downtown or neighborhood
planning is not particularly relevant to this Planned
Development and, as there will be no negative im-
pact on property values and the Planned Devel-
opment does not remove properties from the tax
rolls, it is consistent with this component of the
Comprehensive Plan.

With respect to the Evanston Zoning Ordi-
nance, the proposed Planned Development is
for a use permitted in the U2 District in which
it is located and generally consistent with the
purposes and intent of that ordinance.

Finally, LEED Gold certification for the proj-
ect along with other sustainability measures dis-
cussed earlier make it consistent with the City’s
sustainability plans and guidelines.

Given the foregoing the proposed Planned De-
velopment is compatible with and implements
the adopted comprehensive general plan, the
zoning ordinance, and any other pertinent City
planning and development policies.
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3. Each planned development shall be completed
within two (2) years of the issuance of the special
use permit for the planned development. If ~excten-
sive or staged development is approved as part of the
planned development, however, the two (2) year re-
quirement may be extended to provide for a more rea-
sonable time schedule. The expanded time schedule
shall be adopted as part of the planned developmrent
and so noted on the special use permit for a planned
development.

Response:
Based on the proposed construction schedule

this provision will be met.

4. No special use permit for a planned development
shall be valid for a period longer than one (1) year
unless a building permit is issued and construction
is actually begun within that period and is diligently
pursued to completion. The City Council may, how-
ever; for good cause shown, extend the one (1) year
period for such time as it shall determine, without
Surther hearing before the Land Use Commaission.
The City Council may, at its sole discretion, place
conditions on the extension in order to assure that
the planned development is diligently pursued to its
completion.

Response:
Based on the proposed construction schedule

this provision will be met.

5. All landscaping treatment within the planned de-
velgpment shall be provided in accordance with the
requirements set forth in Chapter 17, “Landscap-
ing And Screening,” of this Title and shown on the
required landscape plan submitted as part of the
planned development application.

[41 WEST JAcksoON BOULEVARD * SUITE 4020
CHICAGO, ILLINOIS 60604 <+ 312+ 427 « 3000
WWW.OKRENTKISIEL.COWM

PAGE 22

Response:
Current plans illustrate consistency with the
landscape provisions in Chapter 17 or the Evan-

ston Zoning Ordinance..

(B) Site Controls and Standards: The following site
controls and standards are established to provide a regu-
latory framework that will promote excellence in site
design. Their establishment is not intended to restrict
or inhibit the Site Plan and Appearance Review Cons-
wmittee or the applicant from applying other site design
principles and standards that may be applicable to the
planned development being proposed and that may be
Sound in the Citys Mannal of Design Guidelines or in

common use by design professionals.

1. For all boundaries of the planned development
not ipmediately abutting a dedicated and improved
public street, there shall be provided a transition land-
scaped strip a width of at least the following: The
transitional landscape strip shall consist of vegetative
screening, fencing, or decorative walls in accordance
with the Mannal of Design Guidelines and Chapter
17, “Landscaping and Screening.” The transition
landscaped strip and its treatment shall be depicted
on the required landscape plan and submitted as part
of the planned development application. Residential
planned developments shall provide a transition land-
scape strip of the type noted above in this Subsection
(B)1 of at least eight (8) feet in width.

Response:

Current plans illustrate the required 35 foot buf-
fer for the U2 District. Two minor encroach-
ments are requested as development allowances
for a small area at the northeast corner of the
site and for an existing press facility and related
paving at the eastern boundary of the site gen-
erally midway between Central Street and Isa-
bella Street.
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2. Walkways developed for a planned development
shall form a logical, safe and convenient system for
pedestrian access to all project facilities as well as any
off-site destination likely to attract substantial pe-
destrian traffic. Walkways to be used by substantial
numibers of children as play areas, routes to school or
other principal destinations shall be located and safe-
guarded to minimize contact with normal antonobile
traffic. Street crossings shall be located, designed and
marked to promote safety. If substantial bicycle traf-
[Jic is anticipated, bicycle paths shall be incorporated
in the walkway system. Pedestriamyays shall not be

used by other antomotive traffic.

Response:

The Planned Development’s site plan and land-
scape design emphasizes and enhances pedes-
trian safety by maintaining clear sight lines and
minimizing conflicts for both vehicular and pe-
destrian traffic. Rotating the stadium plan with
respect to the Central Street axis expands the
open space at the corner of Ashland provides
three publicly accessible plazas and a publicly
accessible park adjacent to the stadium. The
smaller building footprint and rotated plan al-
lows more space for pedestrians on-site for
queuing before and after events. A 25- to 35-
foot pedestrian and emergency circulation path
will be located around the perimeter of the sta-

dium to further facilitate safety and circulation.

3. The location, construction and gperation of park-
ing, loading areas, and service areas, shall be designed
to avoid adyerse effects on residential uses within or
adjoining the development and where possible, pro-
vide additional parking beyond that required for the
planned development to service the district in which it
s located.
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Response:

All parking areas are well-screened from nearby
residential areas by both distance (35 foot wide
buffer) and landscaping. Loading facilities are
located in a below-grade motor court and will
not have an adverse impact on adjoining devel-

opment.

4. Principal vehicnlar access points shall be designed
to permit smooth traffic flow with controlled turning
novenents and minimum hazards to vebicular and
pedestrian traffic. If the planned development employs
local streets within the development, said streets shall
not be connected to streets outside the development in
such a way as to encourage their use by through traffic.

Response:

Vehicular access points are located primarily
along Ashland Avenue to the west and Central
Avenue to the south. Secondary access and
egress to the site is also located on Isabella Av-
enue. Loading and service access is off Central
Street and located in a below-grade motor court
with adequate geometry to accommodate truck
turning movements as illustrated in the appli-
cant’s plans. As indicated in the Kimley-Horn
& Associates, Inc. Memorandum on Transpor-
tation and Parking Management, events will be
actively managed as they have in the past, and
the proposed configuration and capacity is ade-
quate to accommodate anticipated demands for
both football and concert events.

5. The planned development shall provide, if pos-
sible, for underground installation of utilities (includ-
ing electricity and telephone) both in public ways and
private extensions thereof. Provisions shall be made
Jfor acceptable design and construction of storm water
facilities including grading, gutter, piping, treatment
of turf, and maintenance of facilities.
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Response:

Currently, all utility connections to the site are
provided underground and no change to that
configuration is anticipated. The site plan in-
cludes enhanced storm management facilities
over the existing condition and will be in com-

pliance with applicable MWRD standards.

6. For every planned development there shall be pro-
vided a market feasibility statement that shall indy-
cate the consumer market areas for all uses proposed
in the development, the population potential of the
area or areas to be served by the uses proposed, and
other pertinent information concerning the need or de-
mand for such uses of land.

Response:

The facility is for a not-for-profit institution and
the need for the new stadium is clearly indicated
in the applicant’s narrative and supported by the

historical use of the current Ryan Field facility.

7. For every planned development involving twen-
ty (20) or more dwelling units or forty thousand
(40,000) square feet in gross area, there shall be
provided a traffic circulation impact study that shall
show the effect of all proposed uses upon adjacent
and nearby roads and highways. The study also shall
show the amount and direction of anticipated traffic
Sflow and clearly describe what road ingprovements and
traffic control improvements 1ight become necessary
as result of the construction of the proposed develop-
ment.

Response:

The proposal reduces the footprint and capac-
ity of the existing Ryan Field and, as a result
should generate less peak traffic the existing
condition. Furthermore, the Kimley-Horn &
Associates, Inc. Memorandum on Transporta-
tion and Parking Management indicates that the
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existing transportation network is adequate to
handle event traffic.

8. The Zoning Adpunistrator may, at his discretion,
require of the applicant additional studies or impact
analyses when he determines that a reasonable need for
such investigation is indicated.

Response:
The applicant will comply with any Zoning Ad-

ministrator’s request for additional studies.

(C)  Development Allowances: As provided in Sec-
tion 6-3-6, ‘Planned Develgpments,” of this Title the
Land Use Conmmission may recommend approval of,
and the City Council may grant, site development al-
lowances for planned developments. These allowances
shall be limited as follows:
1. The maxcimum height increase over that otherwise
permitted in the special purpose districts shall be no
more than: (U2=None)

2. The maxinmm increase in the number of dwell-
ing units over that otherwise permitted in the special

purpose districts shall be: (U2=None)

3. The location and placement of buildings may vary
from that othenwise permitted in the special purpose
districts, however, in the T'1, T2, U1, and U3 dis-
tricts no building shall be closer than ten (10) feet
from any boundary of the planned development or
any street. For planned developments located in the
12 and U3 districts contiguonsly and abutting Sher-
tdan Road, this Subsection (C)3 shall not anthorize
an allowance that reduces that set required by the
specific district. (For 12 see Section 6-154-7 of this
Chapter, for U3 see Section 6-15-8-5 of this Chap-
ter.) In the O1 districts no building shall be closer
than twenty-seven (27) feet to any lot line abutting
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a residential district. Further, the mininmm spacing
between any two (2) buildings within the planned de-
velopment shall be twelve (12) feet.

4. The maximum increase in building lot coverage,
including accessory buildings and structures over that
othenwise permitted in the special purpose districts, for
the T and 12 districts, shall be five percent (5%).

5. The maximum increase in floor area ratio over
that otherwise permitted in the special purpose dis-
tricts shall be as follows: (U2=0.5)

Response:

The proposal requests only three development
allowances each of which are within the param-
eters of this standard.

Conclusions

Based on the foregoing analyses, the proposed
Planned Development for a stadium meets the
standards for Planned Developments contained
in §6-3-5-10 and Standards for Planned Devel-
opments in Special Districts contained in §6-15-

1-9 of the Evanston Zoning Ordinance.
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Endnotes

! Assessing the Economic Impact of Sports Facilities on Residential Property Values: A Spatial
Hedonic Approach. (Xia Feng 2018).

> Do New Sports Facilities Revitalize Urban Neighborhoods? Evidence from Residential Mortgage
Applications. (Huang, Humphreys, 2012)”

3 Assessing the Economic Impact of Sports Facilities on Residential Property Values: A Spatial
Hedonic Approach. (Xia Feng 2018).

> Do New Sports Facilities Revitalize Urban Neighborhoods? Evidence from Residential Mortgage
Applications. (Huang, Humphreys, 2012)”
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