STAFF REPORT

2022-13P: Site Plan Approval

Community Development Department

Council Chambers, 7:30 PM, April 7, 2022

To:

Paul Luke, Chairman, Skokie Plan Commission

From:

Matt Brandmeyer, AICP, Community Development Director

Re:

2022-13P: Site Plan Approval
8143 Skokie Boulevard

General Information

Location

8143 Skokie Boulevard

Purpose

To request a site plan approval for a demonstration planned
development in the CX Core Mixed-Use zoning district that includes a
6-story mixed-use building with 95 units and enclosed parking

Petitioner

General Capital Group

Size of Site

27,739+/- ft² with frontage on Skokie Boulevard & Cleveland Street

Existing Zoning &
Land Use

CX Core Mixed-Use, Village-owned vacant lot used for temporary
parking

Adjacent Zoning &
Land Use

North

CX Core Mixed-Use – Village-owned vacant lot

South

CX Core Mixed-Use – Small building used in conjunction with
neighboring Auto Body

East

CX Core Mixed-Use – 4-unit multi-family buildings

West

CX Core Mixed-Use – CTA Station, Village surface parking lot

Comprehensive Plan – The site is designated as Downtown Core Mixed-Use
Downtown Plan
SITE INFORMATION
•

The site has been owned by the Village since 2018 and was previously used as a car
dealership.

•

A Development Agreement that includes transfer ownership of the property to the applicant
will be reviewed by the Village Board following site plan review.

•

The proposal involves a “demonstration project,” which is intended to provide greater
flexibility since the property is located within a TIF redevelopment district, provided it meets
objectives of the district.

•

The developer is proposing to reserve 5% of units as affordable. The developer will also
provide publicly-accessible parking spaces on the first floor.

•

Above-ground power lines in the alley will be moved to accommodate the proposed
development.

PROPOSAL SUMMARY
The petitioner is requesting site plan approval for a 6-story, 95 unit mixed-use building with
2,440 square feet of ground-floor commercial space and 114 parking spaces.
PETITIONER’S SUBMITTAL
Please find attached the petitioner’s statement describing the proposal. Please note some of
the figures addressed in the narrative are outdated due to plan revisions requested by staff.
STAFF REVIEW
All pertinent departments and divisions were offered an opportunity to comment on this case.
The following is a summary of principal aspects of the proposed development:

Comprehensive Plan
The Downtown Plan identifies this area as Downtown Core Mixed-Use which encourages mixeduse developments with ground-floor commercial uses and residences above. The plan
encourages walkable developments with no curb cuts on the “retail” street. The proposal
adheres to the Downtown Plan.

Land Use
The proposed land use is a mixed-use building which includes ground-floor commercial and
multi-family residences. The property is located on a “retail” street which allows several retail,
restaurant, and personal services. A text amendment to allow limited office and other
commercial uses along retail streets is under consideration. Multi-family residences are a
permitted use in the CX district.

Zoning Requirements
The proposed building and improvements adhere to minimum CX Core Mixed-Use zoning district
requirements with relief as noted. Bulk requirements include the following:
The proposed building height is 72 feet. The maximum height is 156 feet.
The required side yard setback is 0 ft or 6 ft. The proposed building is set back 0 ft at
the northwest corner but widens to approximately 2 ft at the northeast corner due to
the orientation of the building with Skokie Boulevard. At the southwest corner, the
proposed building is set back 2 ft which narrows to 0 ft at the southeast corner. This
item requires relief.
The minimum setback along an alley is 5 ft. The proposed building is set back
approximately 2 ft. This item requires relief.
The base FAR is 2.50 with a maximum FAR of 9.00 with bonuses. The proposal qualifies
for a .65 bonus since it’s located along two streets and a bonus for approximately 3,000
sf of upper story non-residential uses, which is deducted from the building area. The
total allowable FAR is 3.15 FAR. The proposed FAR as a demonstration project is 3.63.
This item requires relief.
The minimum first-floor height is 15 ft. The proposed building first floor is 13 ft. This
item requires relief.

A building at a street intersection is required to have a door at the corner. This item
requires relief.

Building & Site Elements
The proposed building is a 6-story, 95 unit mixed-use building with 2,440 square feet of
ground-floor commercial space. 114 parking spaces are located on the first two floors of the
building. Building operations and amenity space is located on the first two floors.
The building will be built on a Village-owned lot that has been used for parking.

Building Design
The Appearance Commission approved the building design at its March 9th meeting with
conditions that vehicle lights are screened along the rear lot line and a corner element is added
to the northwest corner of the building.

Parking, Access, & Circulation
The parking required for the building is 1.25 spaces for each 1- or 2-bedroom unit, which
equals 119 spaces. The applicant is providing 114 spaces. A condition of approval is to add 2
spaces to the Cleveland Street frontage, which raises the proposed parking to 116 spaces. This
items requires relief.
The applicant is proposing to allow 16 of the first-floor parking spaces to be accessible to the
public. All other spaces will be located behind a gate to limit non-resident parking. The
applicant proposes to lease 1 space per unit. The publicly accessible spaces will be available for
overnight guest parking.

Complete Streets
The following bullet points provide information regarding walkability and transit opportunities:

•

Public sidewalks are provided along Skokie Boulevard and Cleveland Street.

•

The Skokie Valley Trail is located 550 ft from the subject site. The applicant is providing
covered bike parking within the first-floor of the garage.

•

The Oakton Yellow Line Station is located across the street from the subject site. The site is
served by Pace Bus Routes 54A with a bus stop along the site’s street frontage.

•

Subject site is within walking distance to Downtown Skokie, the Illinois Science &
Technology Park, and nearby residential neighborhoods.

•

Emergency access is provided from Skokie Boulevard, Cleveland Street, and the public alley.
Delivery access is provided from the alley.

Stormwater Management
The applicant will be required to store surface runoff onsite as part of the Village’s and the
Metropolitan Water Reclamation District (MWRD) requirements for the site permit. The
applicant is proposing to construct a “green alley” in the public alley that will allow water to
infiltrate into the soil and recharge groundwater. This item is currently under review. Any

alternative stormwater improvements will require review and approval by the Director of
Engineering.

Water Conservation
The building is required to adhere to the Illinois Plumbing code. This includes the incorporation
of lower flow fixtures – faucets and toilets. This item will be reviewed at the time of permit.

Electrical Conservation
The building is required to adhere to the Energy Conservation Code. This includes meeting
minimum standards for R-values for windows and insulation. The code requires a minimum
requirement for materials and wall thickness (in relation to insulation) that meets energy
efficiency standards. In addition, the HVAC systems are required to meet minimum efficiency
standards, and systems are required to be affixed with UL tags. The applicant will be required
to submit a “com check” at the time of permit application to show adherence to the energy
conservation code.

Tree Preservation & Landscaping
There is 1 street tree along the site’s Skokie Boulevard frontage, which will remain. The
applicant is proposing to install 6 additional street trees along Skokie Boulevard and Cleveland
Street.
STAFF RECOMMENDATIONS
Staff recommends that the petitioner’s request for site plan approval be APPROVED based
upon the Proposed Findings of Fact and subject to the recommended site plan approval
conditions listed below.
Staff recommends providing relief for the following items:
1. Allow side yard setbacks to be between 0 and 2 ft along the south building line instead
of the required 0/6 ft.
2. Allow 2 ft alley setback instead of the required 5 ft.
3. Allow increase of FAR to 3.63 instead of the 3.15.
4. Allow first-floor height of 13 ft instead of the required 15 ft.
5. Allow an entrance near the corner instead of at the corner.
6. Allow 116 parking spaces instead of the required 119 spaces.
RECOMMENDED SITE PLAN APPROVAL CONDITIONS
1. The petitioner shall develop the Subject Property in substantial conformance with the
final Village approved site and landscaping plan dated <insert date of final approved
plan>, floor plans dated <insert date of final approved plan>, and building elevations
dated <insert date of final approved plan>. (Standard)
2. The applicant shall install 2 parking spaces along Cleveland Street frontage.
3. The applicant shall revise building elevations to adhere to the Appearance Commission’s
conditions for approval.
4. The applicant shall install and maintain a “green alley” or an alternative stormwater
drainage plan to meet Village, as per the Director of Engineering, and MWRD
requirements.
5. Prior to the issuance of building permits, the petitioner shall submit a temporary
pedestrian and bicycle circulation plan, including routing, signage, and barriers, to be in

place prior to the commencement of construction, subject to the approval of the
Engineering Division. (Standard)
6. No restriction of use may be placed on the commercial space that is more restrictive
than is allowed in the Skokie Village Code. (Standard)
7. Prior to the issuance of building permits, the petitioner shall submit for approval a
lighting photometrics plan, fully developed civil engineering plans that comply with the
county WMO requirements and Village’s stormwater control provisions, and
redevelopment engineering plans to address all aspects of private and public utility
services. Any reconfigurations within state ROW will require an IDOT highway/utility
permit. (Standard)
8. All existing damaged public sidewalks or public sidewalks damaged due to the
implementation of this plan shall be replaced. (Standard)
9. No objects are allowed within a 15’ sight distance triangle between 30” and 84” from
grade except traffic control devices listed in the Manual on Uniform Traffic Control
Devices. (Standard)
10. Prior to the issuance of building permits, the petitioner shall submit a temporary
pedestrian and bicycle circulation plan, including routing, signage, and barriers, to be in
place prior to the commencement of construction, subject to the approval of the
Engineering Division. (Standard)
11. All fencing, walls, sidewalks, driveways, curbs, wheel stops, parking areas, signage,
landscaping, structures, and any other facilities or infrastructure on the Subject Property
shall be maintained in a good state of repair, and when needed, be repaired or replaced
in a timely manner. (Standard)
12. All private and public sidewalks shall be maintained free of snow, ice, sleet, or other
objects that may impede travel. (Standard)
13. All off-street parking spaces shall be legibly striped and maintained. (Standard)
14. Vehicles shall not be allowed to be parked in or otherwise block common driveways,
sidewalks, aisles, or other points of access at any time, shall only be parked in
designated parking spaces, and shall not overlap the striped lines of designated parking
spaces. (Standard)
15. All utilities on the Subject Property shall be placed or relocated underground. The
petitioner shall bear the full cost of any utility relocation and/or conflicts. (Standard)
16. All new construction, alterations, and remodeling shall meet current International
Building and NFPA Life Safety Codes as amended. (Standard)
17. The petitioner shall obtain all required permits and approvals for improvements to
County, State, or Federal rights-of-way from the governing jurisdiction. (Standard)
18. The Subject Property must conform to the Village's storm water control requirements as
contained in the Skokie Village Code, including the disconnection of any downspouts.
(Standard)
19. All signage shall conform to the Skokie Village Code<, except as provided in this
ordinance>. Any sign on the Subject Property that is in violation of that Code must be
removed or modified to conform with the Village Code prior to the issuance of an
occupancy permit. (Standard)
20. All modifications to building elevations, signage, and landscaping shall be subject to the
review and approval of the Skokie Appearance Commission. (Standard)
21. The petitioner shall submit to the Planning Division electronic files of the plat of survey,
site plan, and landscape plan in their approved and finalized form. The files shall be
scaled 2-dimensional drawing files on non-compressed, non-read only CD-ROM *.dwg
AutoCAD format. (Standard)
22. Prior to the issuance of building permits, the petitioner shall submit to the Planning
Division of the Community Development Department the name, property address, email

address, and telephone number of the company and contact person responsible for site
maintenance in compliance with this site plan approval. (Standard)
23. If work is to be performed on public property or if public property is utilized or impacted
during construction and/or development, the owner shall provide, or shall cause the
developer and/or contractor to provide, the Village of Skokie with a certificate of
insurance naming the Village of Skokie as additionally insured for any and all claims
related to any and all work. The owner shall hold and shall cause the developer and/or
contractor to hold, the Village of Skokie harmless and indemnify the Village for any and
all claims for property damage or personal injury related to work on or use of public
property. (Standard)
24. The petitioner shall comply with all Federal and State statutes, laws, rules and
regulations and all Village codes, ordinances, rules, and regulations. (Standard)
25. Failure to abide by any and all terms of this Ordinance shall be cause for the Village to
initiate hearings to determine whether the subject Ordinance, as well as any applicable
business licenses, should be revised or revoked. The petitioner shall pay all costs
related to any hearings conducted as a result of non-compliance with any of the
provisions of the enabling ordinance. The costs shall include but not be limited to court
reporter fees, attorney fees, and staff time required researching and conducting said
hearing. (Standard)
ATTATCHMENTS
1. Proposed Findings of Fact
2. Petitioner’s Statement
3. Site Plan, Floor Plans, and Building Elevations

PROPOSED FINDINGS OF FACT

2022-13P: Site Plan Approval

Community Development Department

Council Chambers, 7:30 PM, April 7, 2022

Consideration

Finding

The request is harmonious with and does not
adversely affect adjacent properties.

The proposal will not adversely impact adjacent
properties.

The request can demonstrate that adequate public
facilities, including roads, drainage, utilities, and
police and fire protection exist or will exist to serve
the requested use at the time such facilities are
needed.

The development will not have any adverse effect
on public utilities. Electrical, gas, sewer and water
utilities are all adequate to serve the development
without adversely impacting neighboring property.
Adequate public facilities exist or will exist to
serve the subject site.

The request demonstrates adequate provision for
maintenance of the associated structures.

The request will have adequate provision for
maintenance of the associated structures.

The request has considered and, to the degree
possible, addressed the adverse effects on the
natural environment.

No adverse effects on the natural environment are
anticipated.

The request will not create undue traffic congestion.

The request will not create undue traffic
congestion.

The request will not adversely affect public health,
safety, and welfare.

The request will not adversely affect public health,
safety, and welfare.

The request conforms to all applicable provisions of
this code, except where relief is granted with the
request.

The request will conform to all applicable
provisions of this code, except where relief is
granted with the request.

SITE PLAN APPROVAL
8143 SKOKIE BLVD, SKOKIE
OVERVIEW

General Capital Acquisitions, LLC is under an MOU with Village of Skokie to advance the redevelopment
of the Village owned property at 8143 Skokie Blvd. In alignment with the Village’s development
objectives, our proposed project is transit oriented mixed-use multifamily development, which will
contribute to Skokie’s vibrant core district with an activated streetscape where residents can live, work,
play and enjoy community engagement.
8143 Skokie Blvd is a 0.67-acre site located at the southeast corner of Skokie Blvd and Cleveland Street
(PINs 10-22-317-042-0000 & 10-22-317-043-0000). It is currently a vacant land parcel, but formerly
contained an auto dealership and auto repair facility. Soil contamination exists on the site from these
past uses which limits design, parking, and stormwater alternatives.
The site is located within the CX Core Mixed Use District and Sector A (Downtown) of the 2020
Comprehensive Plan. The Oakton-Skokie CTS stop is located directly southwest of the site. Our project,
adjacent to a transit hub and employment center, brings density and needed new rental housing stock,
while providing easy accessibility to CTA and the Skokie Valley Trail. We expect an improved pedestrian
experience, retail base, and added excitement and liveliness to downtown.

PROJECT DESCRIPTION
We plan to construct a Class A market rate multi-family development, consisting of a single building
containing approximately 96 units. The building will be 4 stories of stick framed residential units above a
double-parking podium. There will be approximately 114 parking stalls, for a ratio of 1.19 stalls per
residential unit, plus ample bicycle parking, which is sufficient given the proximity to the CTA.
The north-south orientation of the residential floors will be a C-shape with courtyard facing Skokie Blvd,
allowing for large resident patios. All units will have balconies to take in the views and activity below.
Unit sizes will be modest to provide moderate rent levels in contrast to newer rental product in
surrounding communities.
The ground level along Skokie Blvd will be activated with the main residential entry, leasing office and
community space, as well as 1,150 SF of retail space at the corner of Skokie and Cleveland. Architectural
details of street level façade will incorporate varying design elements and materials (glass, brick, fiber
cement panel, fiber cement siding, perforated metal panels) for visual interest. In effort to have more
interesting and safer streetscape along Skokie Blvd, parking access will be oriented on Cleveland Street
and the public alley for low visual impact.
Amenities are not finalized but will likely include onsite management, fitness gym, dog wash, resident
lounge/clubroom, bike storage and repair, individual balconies or patios on all units.

8143 SKOKIE BLVD - SKOKIE

The apartment units themselves will include contemporary design features such as open layouts, high
quality plank flooring, sustainably harvested wood cabinets and high efficiency appliances. Units will
range from 600-860 SF for one-bedroom plans, 925-1000 for one plus den plans, and 1108-1231 SF for
two-bedroom units. Of the 96 total units, 68 will be 1-bedroom, 8 1-bed + den, and 20 will be 2-bedroom.
The building covers nearly the entire site, lot line to lot line, providing limited options to provide
stormwater management practices (detention and volume control) on site as required by the Village of
Skokie and MWRD. As a result, a permeable pavement system is proposed in Cleveland Street to provide
stormwater storage for the site, as well as an aesthetically pleasing, visionary “green street” design in the
public way.
We believe the density proposed will not have significant impact on the existing water and sewer system.
We have worked hard with our award-winning architects and construction partners to create a beautiful
design that responds to the residential character of Skokie and the local neighborhood, while balancing
construction costs.

RELIEF ITEMS
We are requesting relief on the following items:
1. Proposed FAR of 5.0 vs 3.31 allowed in CX district
2. Rear yard setback - proposed setback of 0-feet along alley
3. Minimum 1st floor height of 15 ft - proposed height is 13 feet
4. Corner entrance for building with two street frontages - proposed entrances are located on Skokie
Blvd.
5. Min parking ratio of 1.25/unit - proposed project includes 114 stalls / 96 units + 1.19x

CONCLUSION

We believe the Project to be consistent with the surrounding neighborhood and in alignment with the
Village’s objectives for this TOD site location. Our design integrates well with the Village’s urban grid and
modalities and will add significant tax base for the Village. We intend to work through all approvals by
2Q2022 and begin construction 3Q2022. We are enthusiastic about this partnership with the Village and
expect our residents will be good customers for neighboring businesses, restaurants, and retailers.

Thank you and warm regards,

Sarah Hillenbrand

General Capital
414-228-3707
sarah@generalcapitalgroup.com

8143 SKOKIE BLVD - SKOKIE

MOSEY|MIXED-USE

MULTI
FAMI
LY DEVELOPMENT
AT8143SKOKI
EBOULEVARD
SKOKI
E,I
LLI
NOI
S
l

abor
eeti
s
usc
ommodovi
ver
r
amaec
enas
GENERALCAPI
TALGROUP
DEVELOPERl

6938 N SANTA MONI
CA BLVD
FOX POI
NT,W I53217
(
414)2283500
l

abor
eeti
s
usc
ommodovi
ver
r
amaec
enas
MANHARD CONSULTI
NG
CI
VI
Ll

ONE OVERLOOK POI
NT|SUI
TE 290
LI
NCOLNSHI
RE,I
LLI
NOI
S60069
(
847)6345550
l

l

bor
eeti
s
usc
ommodovi
ver
r
a
DATE |17 MARCH 2022 a

abor
eeti
s
usc
ommodovi
ver
r
a
l

CONCEPTUALREPRESENTATI
ON OFARCHI
TECTURE

Project Manager:

Date:

Project No.

Sheet

Plot Date: Apr 16, 2018 - 3:04pm
Plotted By: nicole-l
File Name: P:\2018\18039\Drawings\Final Survey\18039-Topographic Survey & ALTA-NSPS LTS.dwg

1

C

PL

Engineer:
NAL

2018-04-16
18-039

1

2018 Haeger Engineering, LLC

SKOKIE BLVD & CLEVELAND ST
SKOKIE, ILLINOIS

BOUNDARY & TOPOGRAPHIC
SURVEY

CP # 1482 (see survey)
Description: Cross Notch
Elevation: 610.17
NAVD 88 (Geoid 12A)

CP # 1005 (see survey)
Description: Cross Notch
Elevation: 609.15
NAVD 88 (Geoid 12A)

Benchmark

Deciduous Tree

Contour Line

Traffic Control Box
Utility Pole
Telephone Pedestal
Telephone Manhole
Curb & Gutter
Depressed Curb

Water Meter
Light Pole
Traffic Signal
Traffic Signal With Mast Arm
Hand Hole
Fence
Sign
Gas Valve
Electric Line
Overhead Utility Line

Manhole
Catch Basin
Inlet
Storm Sewer
Sanitary Sewer
Water Main
Combined Sewer Atlas
Storm Sewer Atlas
Water Main Atlas
Fire Hydrant
Valve Vault
Valve Box
B-Box
Monitoring Well

LEGEND

land surveyors

100 East State Parkway, Schaumburg, IL 60173 Tel: 847.394.6600 Fax: 847.394.6608
Illinois Professional Design Firm License No. 184-003152
www.haegerengineering.com
No.
Date

consulting engineers

HAEGER ENGINEERING
Revision

PARCEL 3

PARCEL 2

PARCEL 1

10

Scale: 1" = 20

0

NORTH
20

DRAWN BY
REVISIONS

SITE DEVELOPMENT PLAN

VILLAGE OF SKOKIE, ILLINOIS

8145 SKOKIE - MIXED USE DEVELOPMENT

TM

DATE

N

STORMWATER VOLUME SUMMARY
VOLUME REQUIRED
DETENTION REQUIRED PER VILLAGE OF SKOKIE = 0.07 AC-FT
VOLUME CONTROL REQUIRED PER MWRD = 0.06 AC-FT
VOLUME PROVIDED
GREEN ALLEY
AREA OF PAVERS = 8.625 FT X 600 FT = 5,175 S.F.
ADDITIONAL AREA ADJACENT TO BUILDING = 5.6875 X 253 = 1,439 S.F.
DEPTH OF STONE = 1.3 FT
VOID RATIO = 36%
VOLUME CONTROL PROVIDED = 0.07 AC-FT
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