Zoning Board of Appeals
Tuesday, June 18, 2019
7:00 P.M.
Evanston Civic Center, 2100 Ridge Avenue, James C. Lytle City Council Chambers
AGENDA
1. CALL TO ORDER / DECLARATION OF QUORUM
2. APPROVAL OF MEETING MINUTES from May 21, 2019.
3. OLD BUSINESS
A. 1124 Florence Ave.
19ZMJV-0038
James Ticus, property owner, applies for major zoning relief for a second story
addition to a commercial building in the B1 Business District with a 7’ south interior
side yard setback for an eave (yard obstruction) where 9’ is required (Zoning Code
Section 6-4-1-9), and for 3 parking spaces where 4 parking spaces are required
(Zoning Code Section 6-16-3-1 Table 16-B). The Zoning Board of Appeals makes a
recommendation to City Council, the determining body for this case.
4. NEW BUSINESS
A. 2024 Ewing Ave.
19ZMJV-0049
Kevin Davitt & Jacquelyn McGuire, property owners, apply for major zoning relief for
a second story addition that aligns with the first floor in the R1 Single Family
Residential District, with a 5’ street side yard setback where 15’ is required (Zoning
Code Section 6-8-2-8), and a 4.1’ street side yard setback for eaves (yard
obstruction) where 13.5’ is required (Zoning Code Section 6-4-1-9). The Zoning
Board of Appeals is the determining body for this case.
B. 1136B Sherman Ave.
19ZMJV-0047
Matt Rodgers, zoning consultant, applies for major zoning relief to construct first
and second floor additions to a single family residence in the R3 Two Family
Residential District. The applicant requests to increase the habitable area of a
legally nonconforming residential use and structure (Zoning Code Section 6-6-4-4),
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with a 0’ north interior side yard setback where 5’ is required (Zoning Code Section
6-8-4-7-A-3) and a 3’ rear yard setback where 30’ is required (Zoning Code Section
6-8-4-7-A-4). The Zoning Board of Appeals is the determining body for this case.
C. 747 Howard St. (continued to July 16, 2019 ZBA)
19ZMJV-0040
Gircel Cunningham, lessee, applies for a special use permit for a Religious
Institution in the B3 Business District (Zoning Code Section 6-9-4-3). The Zoning
Board of Appeals makes a recommendation to City Council, the determining body
for this case.
D. 2211 Maple Ave.
19ZMJV-0054
Adam Wilmot, architect, applies for major zoning relief to construct a 5-story, 15
dwelling unit multiple family residence with off-site parking in the R5 General
Residential District. The applicant requests a 40’ lot width (existing) where 50’ is
required for multiple family residences (Zoning Code Section 6-8-7-5), and 15
dwelling units where 9 dwelling units are allowed including the Inclusionary Housing
Bonus (Zoning Code Section 6-8-4-7). The Zoning Board of Appeals is the
determining body for this case.
4. OTHER BUSINESS
5. DISCUSSION
6. ADJOURNMENT
The next Zoning Board of Appeals meeting is scheduled for Tuesday, July 16, 2019 at 7:00pm in
James C. Lytle City Council Chambers of the Lorraine H. Morton Civic Center.
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DRAFT NOT APPROVED
MEETING MINUTES
ZONING BOARD OF APPEALS
Tuesday, May 21, 2019
7:00 PM
Civic Center, 2100 Ridge Avenue, Council Chambers
Members Present: Lisa Dziekan, Myrna Arevalo, Kiril Mirintchev,
Violetta Cullen
Members Absent:

Jill Zordan, Scott Gingold, Mary McAuley

Staff Present:

Melissa Klotz

Presiding Member: Violetta Cullen

Declaration of Quorum
With a quorum present, Vice Chair Cullen called the meeting to order at 7:00 p.m.
Minutes
Ms. Arevalo motioned to approve the meeting minutes of April 16, 2019, which were
seconded by Mr. Mirintchev and approved 4-0.
Old Business
New Business
1729 Dodge Ave.

19ZMJV-0029

DonnaLee Floeter, architect, applies for major zoning relief to construct a single family
residence in the R4 General Residential District. The applicant requests a 3.4’ north
interior side yard setback and a 3.5’ south interior side yard setback where 5’ is required
(Zoning Code Section 6-8-5-7-A), and a 2.4’ north interior side yard setback for an eave
(yard obstruction) and a 2.5’ south interior side yard setback for an eave (yard
obstruction) where 4.5’ is required (Zoning Code Section 6-4-1-9). The Zoning Board of
Appeals is the determining body for this case.
Ms. Klotz read the case into the record.
DonnaLee Floeter, architect, explained the proposal:
 Proposal is house #6 in the ETHS Geometry In Motion project.
 Lot is 25’ wide, which makes side yard setbacks essential.
 The exact same variations were requested and granted fat 1820 Dodge Ave. a few years
ago for ETHS house #2.
Vice Chair Cullen stated this is a great project for the community, and an exciting improvement
over what was previously located on the property.
Ms. Dziekan asked if any alternative designs were considered that would not trigger variations,
and Ms. Floeter explained variations would be needed unless the house was only 15’ wide
which is not wide enough to accommodate a family with adequate room sizes as well as a
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staircase to the second floor. The eaves are needed for practical reasons to keep the elements
away from the building, and for aesthetic reasons to blend well with the neighborhood
architecture.
Joe Walk, 1727 Dodge Ave., plans to build a house in the future on his lot, and having a house
next door with a smaller side yard setback will require him to build his house further away from
the property line so that the houses stay separated by a larger distance. Eaves are for
aesthetics only.
Vice Chair Cullen asked Mr. Walk if he has a house design planned out currently, and he
responded no he does not at this time.
Irinitis Korika, 1740 Dodge Ave., plans to build a house in the future and also has a narrow lot,
and understands the benefit of allowing the house to be a little wider to accommodate more
floor area and blend better with the neighborhood.
Ms. Floeter stated it would be extremely difficult to change the eaves and they would essentially
just be gutters then, which would be problematic as storm water hits the house walls over time.
Deliberation:
Vice Chair Cullen asked staff if the variations requested are the minimum necessary, and Ms.
Klotz responded yes, the eaves are necessary to achieve protection from the elements and to
better blend with the architecture of the existing neighborhood.
Mr. Mirintchev noted the house is north of the property that opposes the reduced setbacks,
therefore this new house will not cast shadows that effect that property. Without the reduced
setbacks the property is unusable, therefore this is a good proposal.
Ms. Arevalo noted many areas and other communities such as
standard 3’ side yard setbacks. With the reduced setbacks at
requirement of the neighboring property to increase their setback.
over all to the neighboring property is 1.5’ on a 40’ wide lot. This is
lot.

the City of Chicago have
1727 Dodge, there is no
Regardless, the difference
a good project for a narrow

Ms. Dziekan stated she supports the project since it is a very conservative design for a narrow
lot. The variations will allow a house to exist on the lot, which would otherwise likely sit vacant.
Ms. Dziekan encouraged the neighbor to connect with the project architect following the
meeting.
Vice Chair Cullen reopened the record to allow an additional neighbor to speak.
Jenny Huan, 1725 Dodge Ave., explained she is currently constructing a fence on the south
side of her property but would also like a fence on the north side of her property that abuts 1727
Dodge Ave.
Vice Chair Cullen closed the record and addressed the Standards:
1. Yes
2. Yes
3. Yes
4. Yes
5. Yes
6. Yes
7. Yes
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Ms. Dziekan motioned to approve the proposal, which was seconded by Ms. Arevalo and
unanimously approved subject to substantial compliance with the documents and testimony on
record.

2650 Sheridan Rd.
19ZMJV-0028
Shawn Jones, attorney, applies for major zoning relief to establish a curb cut and
driveway from the street frontage (Sheridan Rd.) when alley access to the property is
present (Zoning Code Section 6-16-2-2) in the R1 Single Family Residential District.
The Zoning Board of Appeals makes a recommendation to City Council, the determining
body for this case.
Ms. Klotz read the case into the record.
Shawn Jones, attorney, explained the proposal:
 There is currently a home with a driveway to the street. That home will be demolished.
 The property was subdivided into two lots recently, and the owner plans to keep the
driveway to the street for one of the subdivided properties, while the other lot will use the
alley access.
 There is no additional impact to the neighbors because the curb cut is existing.
 The proposal is keeping with the intent of the Zoning Ordinance because a second curb
cut is not being added.
 The hardship is that there is already a purchaser for the lot and it is a deal breaker to
lose the curb cut, and the current owner purchased the lot with the curb cut so he
expected it could remain.
 There is no additional income derived from the proposal, but there would be income lost
if the driveway and curb cut are not allowed.
 The preference is to relocate the curb cut so that it is not at the very edge of the
property, but it can remain in the old location if that is preferred by the Board.
Mr. Mirintchev noted there is a site plan in the packet that says ‘optional garage’ at the rear of
the property with alley access and the applicant responded yes, there was that option but the
current buyer did not choose that option.
Ms. Dziekan asked staff to explain what was legally nonconforming or ‘grandfathered in’ and
Ms. Klotz explained the existing driveway and curb cut were legally nonconforming but once the
property was subdivided and when the house is torn down, all legal nonconformities go away so
the driveway and curb cut must be removed. Once the house is torn down, there is no principal
use or structure on the property, so any legally nonconforming accessory use or structure (the
driveway and curb cut) cannot retain that status and must also be removed. The new house will
have to comply with the current Zoning Ordinance, and the driveway access will as well.
Alex Factor, property owner, stated he spoke to the owner to the south of the subject property,
and the owner kitty-corner to the property, and the neighbor to the north said they do not care.
Mr. Mirintchev asked if there is a conditional sale for the south lot, and Mr. Factor responded no.
Mr. Mirintchev asked if other reasonable solutions have been explored, and the applicant
responded no because the conditional sale requires the curb cut and it was expected that curb
cut would be allowed. The applicant explained there is enough impervious area allowed on the
property for a turn-around within the driveway so that vehicles are not required to back out onto
Sheridan Rd. if they do not want to.
Page 3 of 5
Zoning Board of Appeals

Ms. Arevalo recommended the previous curb cut location is not a good location because the
driveway apron extends in front of the other (subdivided) property. The new location is
preferable if the driveway is granted.
Ms. Dziekan noted a 3-point turning area could be constructed on the driveway so that vehicles
do not have to back out, and Ms. Klotz confirmed the driveway configuration could be a required
condition of approval, though it is not feasible to enforce how vehicles use that driveway
configuration. The applicant confirmed there is enough impervious area available to expand the
driveway if needed.
Elliot Wixer, 500 Skokie Blvd, attorney representing Jim Hennessey at 2658 Sheridan Rd.
immediately to the north with the circular driveway, stated there is no hardship since there is
alley access.
Ms. Dziekan noted it is somewhat ironic that 2658 Sheridan Rd. was granted a second curb cut
not long ago for safety reasons so that vehicles would not back out onto Sheridan Rd., but now
oppose the curb cut at 2650 Sheridan Rd. Mr. Wixer responded that if the subject property were
not subdivided, it would be wide enough to accommodate a circular driveway with a new curb
cut further away from 2658 Sheridan Rd. and that would be fine. The issue is primarily safety
related and does not have a hardship other than a financial hardship.
Paula Jones, 2664 Sheridan Rd., opposes the proposal because there is no hardship and the
current owner should have realized that with the subdivision and demolition of the house, the
driveway and curb cut would also have to be removed. There are many properties on Sheridan
Rd. that do not have driveways that lead to the street. Ms. Jones explained she once inquired
about adding a driveway to the street and was told no by zoning, and understands why. Any
additional curb cuts on Sheridan Rd. are hazardous.
The applicant summarized that the driveway and curb cut are necessary and the property owner
has no problem adding a 3-point-turn.
Deliberation:
Ms. Dziekan asked if allowing curb cuts depends on the street, and Ms. Klotz confirmed that any
property with alley access cannot have a curb cut.
Mr. Mirintchev stated this is a difficult situation and mistakes were made along the way that
have led to this point. It is understandable why the property owner wants a curb cut, especially
given there is a pending sale and plans dependent on this. However, front loading garages are
not aesthetically pleasing, and the proposal does not keep with the intent of the Zoning
Ordinance and could set a dangerous precedent.
Ms. Arevalo agreed with Mr. Mirintchev and noted the financial hardship is because a deal has
already been made, but unfortunately the request does not meet the standards. Vice Chair
Cullen agreed.
Ms. Dziekan stated this is a very challenging case, but the hardship is financial and there is an
alternative compliant option.
Standards:
1. No
2. No
3. No
4. No
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5. No
6. Yes
7. No
Ms. Dziekan motioned to recommend denial with the condition that if City Council grants
approval, the ZBA recommends including the condition that the driveway have a 3-point turn,
which was seconded by Ms. Arevalo and unanimously recommended for denial with the
condition if approval occurs.
The meeting adjourned at 8:25pm.
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1124 Florence Ave.
19ZMJV-0038
ZBA Recommending Body

MEMORANDUM
To:

Members of the Zoning Board of Appeals

From:

Johanna Leonard, Director of Community Development
Scott Mangum, Planning & Zoning Manager
Melissa Klotz, Zoning Administrator
Cade W. Sterling, Planner I

Subject:

1124 Florence Avenue - ZBA CASE 19ZMJV-0038
ZBA Recommending Body, City Council Determining Body

Date:

May 21, 2019

Notice - Published in the May 2nd Evanston Review
James Ticus, property owner, applies for major zoning relief for a second story addition to
a commercial building in the B1 Business District with a 7’ south interior side yard setback
for an eave (yard obstruction) where 9’ is required (Zoning Code Section 6-4-1-9), and for
3 parking spaces where 4 parking spaces are required (Zoning Code Section 6-16-3-1
Table 16-B). The Zoning Board of Appeals makes a recommendation to City Council, the
determining body for this case.
Recommendation
City staff and DAPR recommend approval of major zoning relief for interior side yard
setbacks for eaves (yard obstructions) and parking requirements to construct a second
story addition to a commercial building in the B1 Business District. The applicant has
complied with all other zoning requirements and meets all of the standards for major
variations for this district.
Site Background
1124 Florence Avenue is located on the west side of Florence Avenue north of Greenleaf
Street and south of Crain Street. The property is one of seven adjacent neighborhood
commercial buildings which create a core section of the West Village artists’ enclave. The
property contains two distinct but connected structures. The west portion fronting the alley
is a one-part vernacular gable-front in moderate condition currently being used for storage
and a single-car garage. The east portion is currently being used as office space and
retains a high level of architectural integrity as a circa 1920s vernacular one-part
commercial building with intact storefront fronting Florence Avenue.
Zoning:

B1 Business District

Surrounding zoning and land uses:
North:

B1

Business District – Two-part commercial building

East:
South:
West:

B1
R3
R3

Property size:

Business District - Two-part commercial building
Two-Family Residential District – Single family dwelling
Two-Family Residential District – Park/Open-Space
5,363 square feet
34’ wide

Proposal
The property owner proposes a partial remodel and second floor addition to the west
portion of the existing building to create a three-car garage and two live/work units.
The applicant requests a reduced parking requirement of 3 off-street parking spaces where
4 are required. The existing building occupies the entirety of the lot. The only option for offstreet parking is in the rear of the building and the space can only accommodate 3 spaces.
Compliance with the parking requirements would require structural changes to the building
that would cause an undue financial hardship. The existing parking conditions are nonconforming. The proposal increases the number of off-street spaces from one to three,
improving the existing off-street parking condition to the maximum extent possible.
The applicant requests a 7’ south interior side yard setback for an eave (yard obstruction)
where 9’ is required. The eaves serve to make the building more attractive and provide for
efficient roof venting and to keep water off the exterior walls and entryway.
The proposed remodel and second floor addition will better accommodate the needs of
future tenants and improve the ability for the property to accommodate live/work space
which will positively impact surrounding properties and the West Village artists’ enclave.
The proposal is compliant in terms of building lot coverage, impervious surface coverage,
and building height requirements. Other alternatives were considered, however, they
would have resulted in significant structural changes and a loss of floor space which would
not provide reasonable space for future tenants. City staff is not aware of any objections
from neighboring property owners.
Ordinances Identified for Requested Relief
6-16-3-1 (Table 16-B) – Off Street Parking Requirements
The minimum number of off-street parking spaces is 4.
6-4-1-9. (B) 1. Permitted Obstructions in Required Yards
Overhanging eaves (yard obstructions) may extend into no more than ten percent
(10%) of the depth of a required yard (10’ for side yards abutting a residential
district) (6-9-2-7 (E). The minimum south interior side yard setback for the eave
overhang is 9’.
Comprehensive Plan
Objectives from the Evanston Comprehensive General Plan that apply to this application
include:
Objective:

Maintain the appealing character of Evanston’s neighborhoods while
guiding their change.

Objective:

Recognize the benefits of mixing residential, commercial, and
institutional uses in neighborhoods.

Objective:

Recognize and support the strong role neighborhood business
districts play in Evanston’s economy and its identity.

Objective:

Foster activities that enhance public awareness of and participation in
the arts.

The proposed remodel and second floor addition at 1124 Florence Avenue will improve the
currently dilapidated western section of building, and create functionality for the needs of
future live/work tenants in the West Village artists’ enclave, while enhancing the
neighborhood business district’s vitality and art centric environment. The proposed scope
of work will not impact the significant architectural integrity of the eastern portion of the
building which fronts Florence Avenue.
Design and Project Review Committee (DAPR) Discussion and Recommendation
DAPR members found the proposal to be an improvement to the property that would not
negatively impact neighboring properties.
Recommendation: Unanimous approval to ZBA subject to a Construction Management
Plan being submitted prior to building permit issuance.
Variance Standards
For the ZBA to recommend approval of a variance, the ZBA must find that the proposed
variance:
a) Will not have a substantial adverse impact on the use, enjoyment or property
values of adjoining properties;
The surrounding properties are a mix of single-family and one and two-part
commercial buildings. The massing, height, and size of the proposed addition is
consistent with proximate buildings. The addition does not negatively impact the
significant architectural integrity of the eastern portion of the building which
fronts Florence Avenue.
b) Is in keeping with the intent of the zoning ordinance;
The proposed addition promotes the public health, morals, general welfare, and
objectives of the comprehensive general plan, as well as enhance the taxable
value of a currently dilapidated section of the property. The proposal preserves
the scale and pedestrian orientation of the façade fronting Florence Avenue
while enhancing its ability to accommodate live/work space and provide
additional vitality to the West Village artists’ enclave.
c) Has a hardship or practical difficulty that is peculiar to the property;
The lot and building size and width are existing and cannot be altered without
impacting adjacent properties or enduring significant structural modifications
which would not provide reasonable space for future live/work tenants.
d) Property owner would suffer a particular hardship or practical difficulty as
distinguished from a mere inconvenience
Construction without zoning relief would result in significant structural
modifications and undue hardship for the applicant and result in a reduced floor
area which would not provide adequate space for live/work tenants.

e) Is not based exclusively upon a desire to extract additional income from the
property or public benefit to the whole will be derived;
The existing non-conforming parking count is improved to the maximum extent
possible within the existing site constraints. The addition of live/work space will
add vitality to the existing West Village artists’ enclave and positively supports
the existing neighborhood business district.
f) Does not have a hardship or practical difficulty that was created by any person
having an interest in the property.
The property was constructed at its size and width prior to the current
ownership.
g) Is limited to the minimum change necessary to alleviate the particular hardship
or practical difficulty.
The proposed eaves are the minimum necessary to provide a habitable and
functional live/work space within the existing lot limitations. The existing nonconforming parking count is improved to the maximum extent possible within the
existing lot limitations.
Attachments
Variance Application – April 25, 2019
Zoning Analysis
Plat of Survey – November 15, 2015
Site Plan- May 3, 2019
Elevations
Image of Property
Aerial View of Property
Zoning Map of Property
DAPR Meeting Minutes Excerpt – May 8, 2019
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APPROVED
DESIGN AND PROJECT REVIEW COMMITTEE (DAPR) MINUTES EXCERPT
May 8, 2019
Voting Members Present:

J. Hyink, I. Eckersberg, D. Cueva, M. Tristan, G. Gerdes,
J. Leonard, S. Mangum, K. Jensen, L. Biggs, M. Klotz, M. Jones

Staff Present:
Others Present:

Ald. Revelle

Presiding Member:

J. Leonard

A quorum being present, J. Leonard called the meeting to order at 2:31 pm.

Approval of Minutes
April 17, 2019, DAPR meeting minutes.
G. Gerdes made a motion to approve the April 17, 2019, meeting minutes, seconded by
M. Tristan.
The Committee voted, 9-0, to approve the April 17, 2019, meeting minutes, with 2
abstaining.

4.
1124 Florence Avenue
Recommendation to ZBA
James Ticus, property owner, submits for major zoning relief for a 7' south interior side yard
setback for an eave where 9' is required, and for 3 parking spaces where 4 parking spaces are
required for a second story addition to a commercial building in the B1 Business District.
APPLICATION PRESENTED BY:

James Ticus, property owner

DISCUSSION:
● J. Ticus stated the existing office building is lot line to lot line. Proposal includes one 1bedroom and one 3-bedroom dwelling.
● G. Gerdes asked if there has been a discussion with the commercial plan reviewer,
accessibility of the site is likely okay but will need to be confirmed. He asked about
material storage during construction.
● J. Ticus stated they plan to use the space in the rear, possibly place a dumpster on the
adjacent property.
● L. Biggs stated a written agreement concerning the dumpster will be needed.
● G. Gerdes stated a Construction Management Plan should be provided.

DAPR meeting minutes, May 8, 2019...page 1

APPROVED
●
●
●
●
●
●
●

J. Leonard stated a parking permit should be prohibited should the area become permit
parking eligible.
K. Jensen asked if solar panels on roof could be provided.
J. Ticus stated they will look into installing solar panels.
G. Gerdes noted the plan includes 3 parking spaces.
M. Klotz stated the addition needs 3 spaces, they are providing 2 spaces with 1 space
existing, noting the existing parking count is non-conforming.
S. Mangum asked if the overhang is needed for the eave.
J. Ticus stated it is needed for protection of the facade and entry.

G. Gerdes made a motion to recommend approval to ZBA, subject to a Construction
Management Plan submitted prior to building permit issuance, seconded by L. Biggs.
The Committee voted, 11-0, to recommend approval to ZBA subject to the condition
noted above.
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2024 Ewing Ave.
19ZMJV-0049
ZBA Determining Body

MEMORANDUM
To:

Members of the Zoning Board of Appeals

From:

Johanna Leonard, Director of Community Development
Scott Mangum, Planning & Zoning Manager
Melissa Klotz, Zoning Administrator
Cade W. Sterling, Planner I

Subject:

2024 Ewing Avenue - ZBA CASE 19ZMJV-0049
ZBA Determining Body

Date:

June 10, 2019

Notice - Published in the May 2nd Evanston Review
Kevin Davitt & Jacquelyn McGuire, property owners, apply for major zoning relief for a
second story addition that aligns with the first floor in the R1 Single Family Residential
District, with a 5’ street side yard setback where 15’ is required (Zoning Code Section 6-82-8), and a 4.1’ street side yard setback for eaves (yard obstruction) where 13.5’ is
required (Zoning Code Section 6-4-1-9). The Zoning Board of Appeals is the determining
body for this case.
Recommendation
City staff and DAPR unanimously recommend approval of major zoning relief for street
side yard setback requirements for residential structures and for eaves (yard obstructions)
to construct a second story addition to a detached residential building in the R1 Single
Family Residential District. The applicant has complied with all other zoning requirements
and meets all of the standards for major variations for this district.
Site Background
2024 Ewing Avenue is located on the west side of Ewing Avenue north of Elgin Road and
south of Woodland Road. The property is a corner lot with street frontage along Elgin Road
and Ewing Avenue.
Zoning:

R1 Single Family Residential District

Surrounding zoning and land uses:
North:
East:
South:
West:

R1
R1
N/A
R1

Property size:

Single Family Residential District – Detached SF Dwelling
Single Family Residential District – Detached SF Dwelling
Village of Skokie, Single Family Residential
Single Family Residential District – Detached SF Dwelling
5,325 square feet, corner lot

Proposal
The property owner proposes a second story addition that aligns with the first floor of the
existing building to create additional living space for a growing family.
The applicant requests a 5’ south street side yard setback where 15’ is required. The
unique lot shape presents no option to construct an addition in a compliant location.
The applicant requests a 4.1’ south street side yard setback for an eave (yard obstruction)
where 13.5’’ is required. The eaves serve to make the building more attractive and provide
for efficient roof venting and to keep water off the exterior walls and entryway.
The proposed second floor addition will better accommodate the needs of the property
owners growing family. The proposal is compliant in terms of building lot coverage,
impervious surface coverage, and building height requirements. Other alternatives were
considered, however, they would have resulted in significant structural and aesthetic
challenges and a loss of floor space which would not provide reasonable space for a
growing family. City staff is not aware of any objections from neighboring property owners.
Ordinances Identified for Requested Relief
6-8-2-8. (A) 2. – Yard Requirements
The minimum residential yard requirement for a side yard abutting a street in the R1
district is 15’.
6-4-1-9. (B) 1. Permitted Obstructions in Required Yards
Overhanging eaves (yard obstructions) may extend into no more than ten percent
(10%) of the depth of a required yard. The minimum south street side yard setback
for the eave overhang is 13.5’.
Comprehensive Plan
Objectives from the Evanston Comprehensive General Plan that apply to this application
include:
Objective:

Maintain the appealing character of Evanston’s neighborhoods while
guiding their change.

The proposed second story addition at 2024 Ewing Avenue will create functionality for the
needs of the owners growing family, allowing them to remain in the neighborhood.
Design and Project Review Committee (DAPR) Discussion and Recommendation
DAPR members found the proposal to be an improvement to the property that would not
negatively impact neighboring properties.
Recommendation: Unanimous approval to ZBA.
Variance Standards
For the ZBA to recommend approval of a variance, the ZBA must find that the proposed
variance:

a) Will not have a substantial adverse impact on the use, enjoyment or property
values of adjoining properties;
The surrounding properties are a mix of 1.5 and 2 story detached single-family
dwellings. The massing, height, and size of the proposed addition is consistent with
proximate buildings.
b) Is in keeping with the intent of the zoning ordinance;
The proposed addition promotes the public health, morals, general welfare, and
objectives of the comprehensive general plan as well as enhance the taxable value
of the property.
c) Has a hardship or practical difficulty that is peculiar to the property;
The unique lot shape presents no option to construct an addition in a compliant
location without enduring significant structural modifications or creating an
aesthetically and functionally displeasing layout which would not provide reasonable
space for a growing family or be compatible with the massing of neighboring
properties.
d) Property owner would suffer a particular hardship or practical difficulty as
distinguished from a mere inconvenience
Construction without zoning relief would not provide adequate space for the owners
growing family and would necessitate relocation.
e) Is not based exclusively upon a desire to extract additional income from the
property or public benefit to the whole will be derived;
The residence is owner-occupied.
f) Does not have a hardship or practical difficulty that was created by any
person having an interest in the property.
The property was platted and constructed at its size and width prior to the current
ownership.
g) Is limited to the minimum change necessary to alleviate the particular
hardship or practical difficulty.
The proposed floor plan and eaves are the minimum necessary to provide a
habitable and functional space for the owners growing family within the existing lot
limitations.
Attachments
Variance Application – May 16, 2019
Zoning Analysis
Plat of Survey – December 3, 2015
Site Plan
Elevations
Image of Property
Aerial View of Property
Zoning Map of Property
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DRAFT-NOT APPROVED
DESIGN AND PROJECT REVIEW COMMITTEE (DAPR) MINUTES EXCERPT
June 5, 2019
Voting Members Present:

J. Hyink, I. Eckersberg, D. Cueva, M. Tristan, J. Leonard,
S. Mangum, S. Nager, M. Klotz, M. Jones

Staff Present:

M. Rivera, P. Zalmezak

Others Present:
Presiding Member:

J. Leonard

A quorum being present, J. Leonard called the meeting to order at 2:31 pm.

4. 2024 Ewing Avenue
Recommendation to ZBA
Kevin Davitt and Jacquelyn McGuire, property owners, submit for major zoning relief to
construct a 2nd story addition that aligns with the 1st floor with a 5’ street side yard setback
where 15’ is required, and a 4.1’ street side yard setback for roof eaves (yard obstruction) where
13.5’ is required in the R1 Single-Family Residential District.
APPLICATION PRESENTED BY:
DISCUSSION:
● 2nd floor addition that aligns with the existing first floor
● Unique lot shape with no option to build an addition in a compliant location.
● Addition area will have drainage into the open space on the property, not to the north per
Ingrid.
● Some bedroom windows will be removed, will need to be reviewed for building code
compliance.
M. Klotz made a motion to recommend approval to ZBA, seconded by J. Hyink.
The Committee voted, 9-0, to recommend approval to ZBA.
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1136B Sherman Ave.
19ZMJV-0047
ZBA Determining Body

MEMORANDUM
To:

Members of the Zoning Board of Appeals

From:

Johanna Leonard, Director of Community Development
Scott Mangum, Planning and Zoning Manager
Melissa Klotz, Zoning Administrator
Cade W. Sterling, Planner I

Subject:

1136B Sherman Ave. - ZBA 19ZMJV-0047
ZBA Determining Body

Date:

June 11, 2019

Notice - Published in the May 30, 2019 Evanston Review
Matt Rodgers, zoning consultant, applies for major zoning relief to construct first and
second floor additions to a single family residence in the R3 Two Family Residential
District. The applicant requests to increase the habitable area of a legally nonconforming
residential use and structure (Zoning Code Section 6-6-4-4), with a 0’ north interior side
yard setback where 5’ is required (Zoning Code Section 6-8-4-7-A-3) and a 3’ rear yard
setback where 30’ is required (Zoning Code Section 6-8-4-7-A-4). The Zoning Board of
Appeals is the determining body for this case.
Recommendation
City staff and DAPR recommend approval of major zoning relief for a 3’ rear yard setback
and 0’ interior side yard setback to construct first and second floor additions to a legally
nonconforming residential use and structure (two single family detached residences on
one property) in the R3 Two Family Residential District. The applicant has complied with
all other zoning requirements and meets all of the standards for major variations for this
district.
Site Background
1136B Sherman Ave. is located midblock on the west side of Sherman Ave. between
Greenleaf St. and Crain St. The property is within the R3 Two Family Residential District
and is surrounded by the following:
North: R3
East: R3
South: R3
West: R3

Two Family Residential District
Two Family Residential District
Two Family Residential District
Two Family Residential District

The subject property is a condominium consisting of two detached homes. City inspection
records from the 1960s indicate the garage (1928) was a coach house with two dwelling
units on the second floor, the coach house was considered an accessory structure to the

original single-family residence fronting Sherman Avenue. However, the garage was
converted into a condo in 2005, and the current use is a single-family residence,
considered an existing, non-conforming, second principal structure and use on the
property. Unit B does not fit the definition of an accessory structure; it is not subordinate to,
nor does it serve, a principal building or use.
The existing nonconforming structure has a 0’ north interior side yard setback, 6.5’ south
interior side yard setback, and 11.1’ rear yard setback.
Proposal
The applicant proposes enclosing the existing second floor terrace as a 214 sq. ft. atrium
to create more living space off the master suite. This addition aligns with the existing nonconforming first floor conditions. Additionally, the applicant proposes a 150 sq. ft. addition
to the west elevation of the garage in the rear and side yards to create a mudroom and
additional storage on the ground floor.
The applicant requests a 0’ north interior side yard setback where 5’ is required. The
unique location of the existing non-conforming structure presents no option to construct an
addition in a compliant location.
The applicant requests a 3’ rear yard setback where 30’ is required. The existing structure
is ~11’ from the rear-yard lot line. The existing condition presents no alternative to
construct an addition in a compliant location. A similar condition exists with the neighboring
structure to the south which is constructed in the required rear-yard. The proposed addition
would mimic this condition.
The proposed additions will better accommodate the needs of the property owners who
would like to remain in the residence. The proposal is compliant in terms of building lot
coverage, impervious surface coverage, and building height requirements.
Other
alternatives were considered, however, they would have resulted in significant structural
and aesthetic challenges.
City staff is not aware of any objections from neighboring property owners.
Ordinances Identified for Requested Relief
6-8-4-7 (A) 3.
The minimum required interior side yard for residential structures is 5’.
6-8-4-7 (A) 4.
The minimum required rear-yard for residential structures is 30’.
Design and Project Review Committee (DAPR) Discussion and Recommendation
DAPR members found the proposal to be an improvement to the property that would not
negatively impact neighboring properties.
Recommendation: Unanimous approval to ZBA.
Variation Standards
For a variation to be recommended for approval, the ZBA must find that the proposed
variation:
a) Will not have a substantial adverse impact on the use, enjoyment or property
values of adjoining properties;

The massing, height, location, and size of the proposed additions are consistent
with neighboring properties.
b) Is in keeping with the intent of the zoning ordinance;
The proposed additions enhance the taxable value of the property.
c) Has a hardship or practical difficulty that is peculiar to the property;
The unique lot conditions and existing non-conforming structure leave no option to
construct an addition in a compliant location without enduring significant structural
modifications or creating an aesthetically and functionally displeasing layout which
would not provide reasonable space for the residents.
d) Property owner would suffer a particular hardship or practical difficulty as
distinguished from a mere inconvenience
Construction without zoning relief would not provide adequate space for the owners
needs and would necessitate relocation.
e) Is not based exclusively upon a desire to extract additional income from the
property or public benefit to the whole will be derived;
The residence is owner-occupied.
f) Does not have a hardship or practical difficulty that was created by any
person having an interest in the property.
The property was platted and constructed at its size and width prior to the current
ownership.
g) Is limited to the minimum change necessary to alleviate the particular
hardship or practical difficulty.
The proposed floor plan is the minimum necessary to provide a habitable and
functional space for the owners needs within the existing lot limitations. Shifting the
proposed second story addition into compliance from the north lot line would require
reconstruction of structural supports for the second floor, incurring tremendous cost
and reducing the habitable space. The rear-yard first floor addition is the only
location suitable for additional storage and primary entrance from the alley. The size
of this addition is modest and the proposed setback mimics several proximate
garages/coach houses on the alley.
Attachments
Variation Application – submitted May 7, 2019
Zoning Analysis
Plat of Survey and Supporting documentation
Site Plans
Elevations
Image of Property
Aerial View of Property
Zoning Map of Property
DAPR Draft Meeting Minutes Excerpt – June 5, 2019
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DRAFT-NOT APPROVED
DESIGN AND PROJECT REVIEW COMMITTEE (DAPR) MINUTES EXCERPT
June 5, 2019
Voting Members Present:

J. Hyink, I. Eckersberg, D. Cueva, M. Tristan, J. Leonard,
S. Mangum, S. Nager, M. Klotz, M. Jones

Staff Present:

M. Rivera, P. Zalmezak

Others Present:
Presiding Member:

J. Leonard

A quorum being present, J. Leonard called the meeting to order at 2:31 pm.
New Business
3. 1136B Sherman Avenue
Recommendation to ZBA
Matt Rodgers, zoning consultant, submits for major zoning relief to construct 1st and 2nd floor
additions to a single-family residence by increasing the habitable area of a legally
nonconforming residential use and structure (due to two detached single-family residences on
one property) with a 0’ north interior side yard setback where 5’ is required and a 3’ rear yard
setback where 30’ is required in the R3 Two-Family Residential District.
APPLICATION PRESENTED BY:

Matt Ridgers, zoning consultant

DISCUSSION:
● Create atrium room off of master bedroom by enclosing a rooftop deck.
● Extend the rear of the house back 8’ to make the garage long enough with a mudroom
added in, the existing garage is barely deep enough, and be in line with other garages
along the alley.
● Mudroom is necessary because there is no storage within the building, and there is no
room for storage in the garage since it is minimally sized.
● Load bearing steel wall at interior wall of garage that makes it impossible to move the
garage away from that side property line at all and reconfigure the first floor. All
structural and mechanical would have to be redone.
● House built around 1928 as a traditional garage and coal storage and 2 apartments
above. In 2005, the house was renovated and later a 2-unit condominium was created
with the house in front.
● Also propose an egress window at the 0 lot line for the master bedroom, will need to be
reviewed for building code compliance.
● Drainage from the addition will go to the alley that is paved, acceptable to I. Eckersberg.
M. Klotz made a motion to recommend approval to ZBA, seconded by D. Cueva.
The Committee voted, 9-0, to recommend approval to ZBA.
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2211 Maple Ave.
19ZMJV-0054
ZBA Recommending Body

MEMORANDUM
To:

Members of the Zoning Board of Appeals

From:

Johanna Leonard, Director of Community Development
Scott Mangum, Planning and Zoning Manager
Melissa Klotz, Zoning Administrator
Cade W. Sterling, Planner I

Subject:

2211 Maple Ave. - ZBA 19ZMJV-0054
ZBA Recommending Body
City Council Determining Body

Date:

June 11, 2019

Notice - Published in the May 30, 2019 Evanston Review
Adam Wilmot, architect, applies for major zoning relief to construct a 5-story, 15 dwelling
unit multiple family building with off-site parking in the R5 General Residential District. The
applicant requests a 40’ lot width (existing) where 50’ is required for multiple family
residences (Zoning Code Section 6-8-7-5), and 15 dwelling units where 9 dwelling units
are allowed including the Inclusionary Housing Bonus (Zoning Code Section 6-8-7-4). The
Zoning Board of Appeals is the determining body for this case.
Recommendation
City staff and DAPR recommend approval, with conditions, of major zoning relief for
minimum lot width, and number of dwelling units to construct a 5-story multi-family building
in the R5 General Residential District and Transit Oriented Development Area. Conditions
include:
1. Restrictive covenant for the off-site parking spaces;
2. Resident on-street parking permit prohibited, and;
3. Provide at least 15 indoor bike parking spaces.
The applicant has complied with all other zoning requirements and meets all of the
standards for major variations for this district.
Subsequent to the May 29, 2019 DAPR meeting the applicant submitted revised plans
which changed the unit mix (see table below) and eliminated the need for a parking
variation by reducing the required number of spaces from 17 to 15. Additionally, the
applicant revised the plans to include a bike storage room with space for 16 bikes.
Proposed Unit Mix

Studio

One-Bedroom

Two-Bedroom

Three-Bedroom

Previous Plan
Revised Plan

1
1

4
4

2
5

8
5

Site Background
2211 Maple Avenue is currently improved with a late 19th century vernacular gable-front
that has been significantly altered including conversion into a duplex. The property is
located on the east side of Maple Avenue, between the Noyes Street commercial district
and Cultural Arts Center to the north, and Gaffield Place to the south. The entire property
is within the R5 General Residential District and is within the TOD Area with the Noyes
CTA station approximately 500 feet to the north. The property is adequately served by
public open-space with five public parks within ¼ mile. Additionally, the property is ½ mile
west of Northwestern University and ½ mile north of downtown Evanston. The property is
surrounded by the following:
North: B1
East: B1
South: R5
West: R5

Business District (3 stories, mixed-use)
Business District (3 stories, mixed-use, 1 story garage)
General Residential District (4 stories, multi-family)
General Residential District (4 stories, multi-family)

Adjacent to the east of the property is a separately deeded garage containing 16 covered
alley accessible parking stalls, which will be utilized to meet the development’s off-street
parking requirement.
Proposal
The extant two-family residence is proposed to be demolished, and the property
redeveloped with a five-story, fifteen unit multiple family residential building. The proposal
will include two on-site inclusionary housing units and will utilize the resulting IHO
bonuses, including building lot coverage (45% to 60%), impervious surface ratio (60% to
75%), and number of units (four additional units above base zoning provided two on-site
units are provided). In addition to these bonuses, six (6) additional units are proposed to
maximize the site’s opportunity to provide housing in a Transit Oriented Development
(TOD) Area. The site’s location proximate to multiple public parks, Northwestern
University, and both the Noyes, and Downtown commercial districts, and utilization of an
immediately adjacent parking garage, present a unique opportunity and further support
increased density on the site.
The proposal will include a mix of studio (1), one-bedroom (4), two-bedroom (5), and threebedroom (5), market-rate residential units. These units will fill a market need for wellpriced, modern apartments close to public transportation, vibrant commercial districts, and
public open-space. IHO units will include a studio on the first floor, and a one-bedroom on
the fourth floor, providing a need for smaller inclusionary housing options.
The mass and bulk of the proposed building is appropriate for the neighborhood and
closely conforms to adjacent three and four-story mixed-use and multiple-family residential
buildings. The location is highly walkable and the proposal includes a bike room with space
for 16 bikes, alleviating the need for an automobile. A first-floor tenant lounge and large
balconies facing Maple Avenue will help activate the street.
City staff received one objection to the proposal related to extant stormwater issues in the
area as well as concern with the proposed bulk of the building. The full letter is provided as
an attachment at the end of the packet.

Ordinances Identified for Requested Relief
6-8-7-5
The minimum lot width for multiple family residences in the R5 district is 50
(50) feet.
6-8-7-4

The maximum number of dwelling units permitted, including the IHO bonus,
is nine (9). The maximum number of dwelling units permitted under base
zoning is 5. IHO permits an additional four (4) units above base zoning
provided that two (2) on-site units are included.

Comprehensive Plan
Objectives from the Evanston Comprehensive General Plan that apply to this application
include:
Objective:
Policy:

Objective:
Policy:

Maintain the appealing character of Evanston’s neighborhoods while
guiding their change.
Preserve neighborhood character while supporting redevelopment
efforts that add to neighborhood desirability.
Address concerns about cost and affordability.
Encourage proposals from the private sector that will
maintain/(increase) the supply of moderately priced housing, both
rental and owner-occupied.

Design and Project Review Committee (DAPR) Discussion and Recommendation
The majority of DAPR members found the proposal to be an improvement to the property
that would not negatively impact neighboring properties and will provide a significant public
benefit.
Recommendation: Conditional approval to ZBA.
Conditions include:
1. Restrictive covenant for the off-site parking spaces;
2. Resident on-street parking permit prohibited, and;
3. Provide at least 15 indoor bike parking spaces.

Variation Standards
For a variation to be recommended for approval, the ZBA must find that the proposed
variation:
1. Will not have a substantial adverse impact on the use, enjoyment or property
values of adjoining properties: The existing two-family residence is in need of
rehabilitation and is in conflict with the highest and best use for the site considering
its location in a TOD Area. The proposed use, mass, and bulk of the proposed
building is appropriate and will have a minimal impact on adjacent properties of
similar scale and density. The proposed infill development will directly benefit the

vibrancy of the Noyes Street and Downtown commercial districts and will likely
increase property values in the neighborhood.
2. Is in keeping with the intent of the zoning ordinance: The proposed
development promotes the public health, morals, general welfare, and objectives of
the comprehensive general plan as well as enhance the taxable value of the
property.
Minimum lot width is required to ensure adequate building massing and minimal
impact on adjacent properties and uses. The maximum number of units is intended
to provide adequate living conditions for residents or tenants. The opportunity to
utilize immediately adjacent off-street parking allows for increased bulk, and
subsequently increased space for adequately sized dwelling units. All requested
zoning relief is needed to maximize the public benefit the site offers in a TOD area
proximate to commercial districts and public open-space.
3. Has a hardship or practical difficulty that is peculiar to the property: The
existing and unique lot width presents no option to construct a multiple-family
residential building appropriate in a TOD Area, without zoning relief.
4. Property owner would suffer a particular hardship or practical difficulty as
distinguished from a mere inconvenience: Without the requested zoning relief,
infill development in this location would not be financially feasible. Due to the fair
market value of the property, and subsequent development costs, a reasonable
economic return on investment would not be possible.
5. Is not based exclusively upon a desire to extract additional income from the
property or public benefit to the whole will be derived: Development with the
proposed number of units will provide a public benefit, not only with two on-site
inclusionary units, but also by providing a needed housing typology in a TOD Area,
and increasing proximate neighborhood and commercial district vibrancy.
6. Does not have a hardship or practical difficulty that was created by any
person having an interest in the property: The property was platted at its size
and width prior to the current ownership.
7. Is limited to the minimum change necessary to alleviate the particular
hardship or practical difficulty: The applicant has worked to modify the proposal
to minimize the necessary zoning relief, including adjusting the unit composition to
reduce the need for additional parking. The applicant has also worked with staff to
reduce the scale of the building from six to five stories and believes the number of
units proposed is the minimum needed to provide a reasonable economic return on
investment.
Attachments
Variation Application – submitted May 22, 2019 (Revised June 10, 2019)
Zoning Analysis
Project Summary/Finding of Fact
IHO Application – submitted May 22, 2019 (Revised June 10, 2019)
Plat of Survey

Site Plan – Revised June 10, 2019
Elevations
Image of Property
Image of Adjacent Garage
Aerial View of Property
Zoning Map of Property
DAPR Draft Meeting Minutes Excerpt – May 29, 2019
Letter of Concern
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2211 MAPLE AVENUE, EVANSTON
EXHIBIT TWO: SITE PLAN
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2211 MAPLE AVENUE, EVANSTON
EXHIBIT THREE: NEIGHBORING MULTI-FAMILY BUILDINGS

2225 RIDGE AVE
• 11,262 SF LOT
• 18 UNITS (625 SF)

2210 MAPLE AVE
• 29,738 SF LOT
• 36 UNITS (548 SF)
2219 MAPLE AVE
• 22,368 SF LOT
• 50 UNITS (447 SF)

2213 RIDGE AVE
• 23,660 SF LOT
• 38 UNITS (622 SF)
2211 MAPLE AVE
• 6,987.5 SF LOT
• 11 UNITS
• 636 SF/DU

2201-09 RIDGE AVE
• 18,997 SF LOT
• 31 UNITS (612 SF)
• (5) 4 BEDROOM
• (14) 3 BEDROOM
• (6) 2 BEDROOM
• (6) 1 BEDROOM

2201 MAPLE AVE
• 19,169 SF LOT
• 26 UNITS (737 SF)
• (8) 2 BEDROOM
• (18) 1 BEDROOM

NEIGHBORING MULTI FAMILY BUILDINGS
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2211MAP, LLC
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EVANSTON, ILLINOIS
2019 ZPDA+a, LLC ©
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2211 MAPLE AVENUE, EVANSTON
EXHIBIT FOUR: LOCAL AMENITIES
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2211 MAPLE AVENUE, EVANSTON
EXHIBIT FIVE: UNIT DENSITY DIAGRAM

50 UNITS
(447 SF/DU)

5 UNITS
(1,398 SF/DU)
36 UNITS
(548 SF/DU)

26 UNITS
(737 SF/DU)

ZONING PERMITTING UNIT DENSITY: 5 UNITS ALLOWANCE
(1,398 SF/DU)
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2211 MAPLE AVENUE, EVANSTON
EXHIBIT SIX: UNIT DENSITY DIAGRAM

50 UNITS
(447 SF/DU)

11 UNITS
(636 SF/DU)
36 UNITS
(548 SF/DU)

26 UNITS
(737 SF/DU)

SIMILAR NIEGHBORING UNIT DENSITY: 11 UNIT ALLOWANCE
(636 SF/DU)
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2211 MAPLE AVENUE, EVANSTON
EXHIBIT SEVEN: INCLUSIONARY HOUSING DIAGRAM
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(2) I.H.O
UNITS

26 UNITS
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ADDITION OF 2 INCLUSIONARY HOUSING UNITS
MARKET DEMAND: (NO LOCAL INCLUSIONARY HOUSING AVAILABLE)
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2211 MAPLE AVENUE, EVANSTON
EXHIBIT EIGHT: PROPOSED DWELLING UNIT DIAGRAM

50 UNITS
(447 SF/DU)

11 UNITS
(636 SF/DU)
+2 IHO UNITS
+2 BONUS UNITS
36 UNITS
(548 SF/DU)

26 UNITS
(737 SF/DU)

TOTAL PROPOSED LIVING UNITS: 15 UNITS
2211 MAPLE AVENUE
2211MAP, LLC
2211 MAPLE AVE
EVANSTON, ILLINOIS
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2211 MAPLE AVENUE, EVANSTON
EXHIBIT NINE: PROPOSED BUILDING DIAGRAM

50 UNITS
(447 SF/DU)
11 UNITS
(636 SF/DU)
+2 IHO UNITS
+2 BONUS UNITS

15 ENCLOSED
PARKING SPACES

36 UNITS
(548 SF/DU)

26 UNITS
(737 SF/DU)

PROPOSED 5 STORY MULTI FAMILY BUILDING
2211 MAPLE AVENUE
2211MAP, LLC
2211 MAPLE AVE
EVANSTON, ILLINOIS
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2211 MAPLE AVENUE, EVANSTON
EXHIBIT TEN: LANDSCAPE PLAN

2211 MAPLE AVENUE
2211MAP, LLC
2211 MAPLE AVE
EVANSTON, ILLINOIS
2019 ZPDA+a, LLC ©
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2211 MAPLE AVENUE, EVANSTON
EXHIBIT ELEVEN: TREE SURVEY

2211 MAPLE AVENUE
2211MAP, LLC
2211 MAPLE AVE
EVANSTON, ILLINOIS
2019 ZPDA+a, LLC ©
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2211 MAPLE AVENUE, EVANSTON
EXHIBIT TWELVE: BUILDING RENDERING

5 STORY MULTI-FAMILY BUILDING PROPOSAL
2211 MAPLE AVENUE
2211MAP, LLC
2211 MAPLE AVE
EVANSTON, ILLINOIS
2019 ZPDA+a, LLC ©

JUNE 12, 2019

2211 MAPLE AVE
FIRST FLOOR PLAN

LEGEND
BUILDING AMENITIES

ONE BEDROOM

COMMON AREA

TWO BEDROOM

STORAGE AREA

THREE BEDROOM

BUILDING ACCESSORY

42' - 4 1/2"
8' - 5"

11' - 3"

9' - 6 1/2"

8' - 0 1/2"

11' - 0"

14' - 2 1/2"

6' - 0 1/2"

TRASH RM
142 SF 9' - 8"

CL.
14' - 3"

10' - 9"

I.H.O. UNIT
STUDIO
455 SF

16' - 8"
10' - 0"

2' - 0"

5' - 6"

1 B.R.
536 SF

3 B.R.
1236 SF

CL.
9' - 6"

9' - 6"

9' - 6"

CORRIDOR
310 SF
DN

METER RM
28 SF

5' - 10 1/2"

PACKAGES
53 SF

8' - 5"

BICYCLE
STORAGE
98 SF

ELEVATOR
35 SF

15' - 7 1/2"

6' - 2 1/2"

1

zpd+a

© 2019 zpd+a, LLC

DN

MECHANICAL
ROOM
96 SF

STAIR 1
108 SF UP

LEVEL 01 - PROPOSED PLAN
1/8" = 1'-0"

13' - 6 1/2"

5' - 6"

VESTIBULE
36 SF

16' - 2"

13' - 6"

STAIR 2

UP 108 SF

16' - 2"

CL.

CL.

10' - 8 1/2"

5' - 6"

10' - 8 1/2"

0

4'

8'

16'

2211 MAPLE AVE
2211MAP, LLC
2211 MAPLE AVE
EVANSTON, IL 60201
APRIL 17TH 2019

34' - 0"

9' - 11 1/2"

CL.
4' - 3"

TENANT LOUNGE
281 SF

6' - 0 1/2"
10' - 7 1/2"

12' - 6"

11' - 0"

3' - 6"

2' - 1"

52' - 5 1/2"

3' - 8"

10' - 11"

5' - 7"

21' - 6"

14' - 1"

STUDIO

2211 MAPLE AVE
SECOND FLOOR PLAN

LEGEND
STUDIO

BUILDING AMENITIES

ONE BEDROOM

COMMON AREA

TWO BEDROOM

STORAGE AREA

THREE BEDROOM

BUILDING ACCESSORY

47' - 11 1/2"
10' - 8 1/2"

10' - 0"

5' - 4 1/2"

58' - 6"

21' - 6"

10' - 0"

10' - 0"

10' - 8 1/2"

14' - 2 1/2"

6' - 0 1/2"

STORAGE
46 SF

10' - 8 1/2"

STORAGE
47 SF

UP

STAIR 2
108 SF

10' - 8 1/2"

5' - 6"

10' - 8 1/2"

123' - 0"

1

zpd+a

© 2019 zpd+a, LLC

LEVEL 02 - PROPOSED PLAN
1/8" = 1'-0"

0

4'

8'

16'

2211 MAPLE AVE
2211MAP, LLC
2211 MAPLE AVE
EVANSTON, IL 60201
APRIL 17TH 2019

34' - 0"

14' - 1"
3' - 8 1/2"
14' - 1"

4' - 0"

5' - 10 1/2"

STAIR 1
UP
108 SF

3 B.R.
1196 SF

TRASH
ROOM
49 SF

DN

DN

ELEVATOR
35 SF

5' - 6"

CORRIDOR
237 SF

2 B.R.
815 SF

13' - 8 1/2"

9' - 6"
16' - 8"

5' - 3 1/2"
14' - 3"

2 B.R.
960 SF

10' - 8 1/2"

11' - 7 1/2"

3' - 6"

20' - 3"

21' - 6"

2211 MAPLE AVE
THIRD FLOOR PLAN

LEGEND
STUDIO

BUILDING AMENITIES

ONE BEDROOM

COMMON AREA

TWO BEDROOM

STORAGE AREA

THREE BEDROOM

BUILDING ACCESSORY

47' - 11 1/2"
10' - 10"

11' - 1 1/2"

4' - 3"

21' - 6"

10' - 0"

10' - 0"

24' - 10 1/2"

6' - 0 1/2"

DN

ELEVATOR
35 SF

10' - 8 1/2"

5' - 6"

CORRIDOR
237 SF

STAIR 1
108 SF UP

14' - 1"

13' - 8 1/2"

4' - 0"

5' - 10 1/2"

14' - 3"

CL.

3 B.R.
1194 SF

TRASH
ROOM
49 SF

DN

STORAGE
46 SF

10' - 8 1/2"

STORAGE
47 SF

STAIR 2

UP 108 SF

10' - 8 1/2"

5' - 6"

10' - 8 1/2"

123' - 0"

1

zpd+a
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LEVEL 03 - PROPOSED PLAN
1/8" = 1'-0"

0

4'

8'

16'

2211 MAPLE AVE
2211MAP, LLC
2211 MAPLE AVE
EVANSTON, IL 60201
APRIL 17TH 2019

34' - 0"

1 B.R.
753 SF

14' - 1"

2 B.R.
1020 SF

3' - 8 1/2"

16' - 8"

5' - 8 1/2"

9' - 6"

11' - 7 1/2"

3' - 6"

20' - 3"

58' - 6"

21' - 6"

2211 MAPLE AVE
FOURTH FLOOR PLAN

LEGEND
STUDIO

BUILDING AMENITIES

ONE BEDROOM

COMMON AREA

TWO BEDROOM

STORAGE AREA

THREE BEDROOM

BUILDING ACCESSORY

47' - 11 1/2"
10' - 10"

11' - 1 1/2"

4' - 3"

21' - 6"

10' - 0"

10' - 0"

24' - 10 1/2"

6' - 0 1/2"

5' - 6"

STAIR 1
108 SF UP

14' - 1"

13' - 8 1/2"

14' - 1"

DN

ELEVATOR
35 SF

10' - 8 1/2"

CORRIDOR
237 SF

4' - 0"

5' - 10 1/2"

14' - 3"

CL.

3 B.R.
1194 SF

TRASH
ROOM
49 SF

DN

STORAGE
46 SF

10' - 8 1/2"

STORAGE
47 SF

STAIR 2

UP 108 SF

10' - 8 1/2"

5' - 6"

10' - 8 1/2"

123' - 0"

1

zpd+a
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LEVEL 04 - PROPOSED PLAN
1/8" = 1'-0"

0

4'

8'

16'

2211 MAPLE AVE
2211MAP, LLC
2211 MAPLE AVE
EVANSTON, IL 60201
APRIL 17TH 2019

34' - 0"

I.H.O. UNIT
1 B.R.
753 SF

16' - 8"

2 B.R.
1020 SF

3' - 8 1/2"

5' - 8 1/2"

9' - 6"

11' - 7 1/2"

3' - 6"

20' - 3"

58' - 6"

21' - 6"

2211 MAPLE AVE
FIFTH FLOOR PLAN

LEGEND
STUDIO

BUILDING AMENITIES

ONE BEDROOM

COMMON AREA

TWO BEDROOM

STORAGE AREA

THREE BEDROOM

BUILDING ACCESSORY

47' - 11 1/2"
10' - 10"

11' - 1 1/2"

4' - 3"

21' - 6"

10' - 0"

10' - 0"

24' - 10 1/2"

6' - 0 1/2"

DN

ELEVATOR
35 SF

10' - 8 1/2"

5' - 6"

CORRIDOR
237 SF

STAIR 1
108 SF UP

14' - 1"

13' - 8 1/2"

4' - 0"

5' - 10 1/2"

14' - 3"

CL.

3 B.R.
1194 SF

TRASH
ROOM
49 SF

DN

STORAGE
46 SF

10' - 8 1/2"

STORAGE
47 SF

STAIR 2

UP 108 SF

10' - 8 1/2"

5' - 6"

10' - 8 1/2"

123' - 0"

1

zpd+a

© 2019 zpd+a, LLC

LEVEL 05 - PROPOSED PLAN
1/8" = 1'-0"

0

4'

8'

16'

2211 MAPLE AVE
2211MAP, LLC
2211 MAPLE AVE
EVANSTON, IL 60201
APRIL 17TH 2019

34' - 0"

1 B.R.
753 SF

14' - 1"

2 B.R.
1020 SF

3' - 8 1/2"

16' - 8"

5' - 8 1/2"

9' - 6"

11' - 7 1/2"

3' - 6"

20' - 3"

58' - 6"

21' - 6"
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APPROVED
DESIGN AND PROJECT REVIEW COMMITTEE (DAPR) MINUTES EXCERPT
May 29, 2019
Voting Members Present:

J. Hyink, I. Eckersberg, D. Cueva, M. Tristan, S. Mangum,
M. Klotz, K. Jensen, M. Griffith, M. Jones

Staff Present:

M. Rivera, E. Golden

Others Present:
Presiding Member:

S. Mangum

A quorum being present, S. Mangum called the meeting to order at 2:34 pm.

New Business

2.
2211 Maple Avenue
Recommendation to ZBA
Adam Wilmot, architect, submits for major zoning relief to construct a 5-story, 15 dwelling unit
multiple family residence with off-site parking in the R5 General Residential District. The
applicant requests a 40’ lot width (existing) where 50’ is required for multiple family residences,
15 dwelling units where 9 dwelling units are allowed including the Inclusionary Housing Bonus,
and 15 (off-site) parking spaces where 17 parking spaces are required including the
Inclusionary Housing Bonus.
APPLICATION PRESENTED BY:

Adam Wolmot, architect
John Zemenak, attorney
Paul Harb, property owner

DISCUSSION:
● A. Wolmot stated the proposed development is for a new 5-story multi-family residential
building on a 40’ wide lot. He stated they are permitted 5 dwelling units per zoning.
● A. Wolmot stated the average density in the neighborhood would give them 11 dwelling
units, presented a density exhibit. Site is within a TOD area. He stated if 5 dwellings are
to be built, they would be luxury apartments which are not needed. He stated the
property owner would like to provide two on-site affordable units, with Inclusionary
Housing Ordinance bonus, they get 2 additional dwellings, which gets them 15 dwelling
units.
● A. Wolmot stated there will be landscaped areas at the front and back of the new
building, an amenity for the residents and a public benefit.
● A. Wolmot stated the affordable units would be one studio and one 1-bedroom unit, per
discussion with staff.
● A. Wolmot stated building height is 53’; 55’ is permitted with IHO bonus.

DAPR meeting minutes, May 29, 2019...page 1

APPROVED
●

●
●

●
●
●
●
●
●
●
●
●
●
●
●
●

●
●
●

J. Zemenak stated the project complies with height and setbacks. He stated parking is
provided in a garage located across the alley, under the same ownership, 1 space
provided per dwelling. He stated the variations are justified per the TOD area. He stated
the lot width is legal non-conforming for proposed use.
J. Zemenak stated 9 units is not financially feasible and area is underserved with
affordable dwellings.
A. Wolmot stated if the affordable units were 3-bedroom units, they would comply with
parking requirement. He stated the parking requirement is higher in a TOD area than in
a regular area.
S. Mangum asked if the property with the garage was purchased separately or had it
been under the same ownership. He asked who parks there and where do they live.
P. Harb stated the parcels were purchased separately.
J. Zemenak stated the garage users do not live in the neighborhood, most use if for
storage, many live outside of Evanston.
J. Zemanak stated a restrictive covenant can be recorded to tie the garage to the new
building.
I. Eckersberg stated the project will be required to comply with stormwater management
regulations.
J. Hyink asked about bike parking.
A. Wolmot noted bike room on the 1st floor.
K. Jensen asked about the total building square footage.
A. Wolmot stated the building is under 20,000 sf.
K. Jensen noted trees will be removed, requesting those trees should be replaced with
the same caliper inches elsewhere, preferably in the neighborhood.
K. Jensen asked about electric vehicle charging stations in the garage and/or the ability
to add changing stations in the future.
A. Wolmot stated the plan does not include electric vehicle charging.
K. Jensen stated the City’s Green Building Ordinance is not required due to the square
footage, but encouraged following the ordinance. He encouraged providing space for
trash, recyclables and organics in the trash room.
J. Hyink noted the floor plan does not show the bike room.
A. Wolmot stated that was an error, will revise.
Proposed exterior materials were noted.

Public Comment:
● Barbara Blades stated the proposed development is better than the current structure.
She stated that end of the block is congested with no parking. She stated the building
will dwarf other buildings. She stated concern with stormwater problems in the area.
● Judy Carlson asked if the units can be ADA.
● A. Wolmot stated all units will meet ADA adaptable requirements.
● John Blades asked if the apartments can be restricted to families.
Committee Discussion:
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I. Eckersberg asked if the developer can be required to plow the snow in the alley to
provide access the garage.
M. Klotz stated conditions can be included due to variations being requested.
J. Zemenak stated the on-site affordable units are public benefits.
S. Mangum noted comments provided by Lara Biggs, Bureau Chief, Capital
Improvements, Public Works Agency:
○ Staff has a concern about street parking. While the existing proposed parking is
near the new site, using it for this building will displace the current users of the
parking, potentially causing them to park on the street. This is not really different
than just requiring the new units to utilize street parking - either way creates
additional demand for on-street parking, which is already quite crowded.
Therefore Public Works does not support this major variance.
○ The new building covers any remaining green space that exists on the property in
a highly built-up area. The property will need to comply with City stormwater
ordinances. In addition, although the alley is paved with asphalt, it is not
improved with a drainage system. Following this improvement, there will be
nowhere for the water to infiltrate in that area of the alley. In addition to providing
stormwater detention for that property, the property owner should extend the
combined sewer into the alley adjacent to his property so that the alley can drain
properly.
J. Zemenak stated a requirement to extend the storm sewer seems excessive given the
proposed development is not a Planned Development.
M. Klotz stated that on-street resident parking permits should be prohibited since a
parking variation is being requested.
S. Mangum noted comments provided by Gary Gerdes, Building and Inspection Services
Division Manager, that a demolition permit is required and a construction management
plan is required prior to building permit issuance.
M. Klotz clarified the permitted density calculation, 5 units are permitted per zoning, with
2 on-site affordable units 2 additional units are a bonus, providing 9 units under the
Inclusionary Housing Ordinance. She stated the number of dwellings above 9 is the
variation.
M. Klotz stated 11-13 dwellings are more appropriate. She stated concern with building
lot coverage considering parking is provided off-site. She stated the building mass
should shrink, suggested stepping back the building mass.
S. Mangum asked for the adjacent building heights.
A. Wolmot stated the adjacent buildings are approximately 43’ tall.
S. Mangum stated the bulk is generally okay, noted the adjacent courtyard buildings
have a different character.
J. Zemenak stated the Alderman supports the project.
A. Wolmot stated 11 units pay for the on-site affordable units.
M. Griffith stated he concurred with M. Klotz concerns that the variations are a big ask.
He stated 11 units is the appropriate variation.

S. Mangum made a motion to recommend approval to the ZBA subject to the following
conditions: 1. Restrictive covenant for the off-site parking spaces, 2. Resident on-street
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parking permit prohibited, and 3. Provide at least 15 indoor bike parking spaces,
seconded by J. Hyink.
The Committee voted, 7-2, to recommend approval to the ZBA subject to the conditions
noted above.
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CITY OF EVANSTON Mail - Fwd: Project at 2211 Maple Avenue

Melissa Klotz <mklotz@cityofevanston.org>

Fwd: Project at 2211 Maple Avenue
1 message
Meagan Jones <mmjones@cityofevanston.org>
Wed, May 29, 2019 at 1:45 PM
To: "Mangum, Scott" <smangum@cityofevanston.org>, Melissa Klotz <mklotz@cityofevanston.org>
FYI
Meagan Jones
Neighborhood and Land Use Planner
Community Development
Morton Civic Center
City of Evanston
2100 Ridge Ave. | Evanston, IL 60201 | 847-448-8170
mmjones@cityofevanston.org | cityofevanston.org

---------- Forwarded message --------From: Barbara Blades <bablades@comcast.net>
Date: Wed, May 29, 2019 at 1:40 PM
Subject: Project at 2211 Maple Avenue
To: <mmjones@cityofevanston.org>
Dear Ms. Jones,
I plan to attend the meeting today and make one comment and ask one question.
I understand that the Halims own the property at 2213 Maple and assume that it is their project. You heard from me and
my husband when they added a second story to a cottage at 2113 Maple that was 44” from our house. The committee
approved it in spite of objections by other neighbors. The second story was moved to the N. by 3 feet to comply with City
standards. Now we look right into a bedroom across the way. Later the City changed the standard and now a second
story cannot be added to a non-conforming property. Too late for us. I just want to be sure that DAPR considers the
effect of their decisions on the neighborhoods where the proposed projects are.
Nefrette Halim made an effort to get along with us but it was obvious that she had her eye on our house because she
offered to transition us when we’re ready to move. At the time were were in our seventies and now we’re in our early
eighties and still not ready to leave. We called 311 about continual standing water in the yard at 2113 that was a potential
breeding place for mosquitos. The inspector found students living in the basement in 3” of water from a broken sump
pump. The sump pump had been pumping water into the yard since the house was finished, so the standing water was
unrelated to the broken sump pump. I think she probably got a citation. Last summer Wilmette Plumbing dug a french
drain that empties in the parking spaces. Below are the pictures of the results of the french drain. In the winter the
“pond” it creates is frozen. I’ve reported this to Ald. Simmons and hope to get it taken care of.
Thank you,
Barbara Blades
2111 Maple Ave.

https://mail.google.com/mail/u/0?ik=4762073d7a&view=pt&search=all&permthid=thread-f%3A1634893125077557519%7Cmsg-f%3A1634893125077…
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