STAFF REPORT

2019-18P: Site Plan Approval

Community Development Department

Council Chambers, 7:30 PM, July 11, 2019

To:

Paul Luke, Chairman, Skokie Plan Commission

From:

Steve Marciani, Planning Supervisor

Re:

2019-18P: Site Plan Approval
Madinat ul Uloom
Related Case – 2019-17P: Parking Determination

General Information

Location

7401 Lincoln Avenue

Purpose

A request for site plan approval for a planned development to
operate a religious assembly use on a site that is 0.94 acres,
rather than the required 1 acre minimum lot size, in an R2
Single-Family zoning district, and any relief that may be
discovered during the review of this case.

Petitioner

Madinat ul Uloom, Inc.

Size of Site

40,938 ft2 (0.94 acres) with frontage on Lincoln & Jarvis Avenues

Existing Zoning &
Land Use

R2 Single-Family – former VFW Hall (civic, social, or fraternal
organization)

Adjacent Zoning &
Land Use

North

R2 Single-Family – detached residences

South

O Office (Lincolnwood) – office uses

East

R2 Single-Family – detached residences

West

R2 Single-Family – Skokie Valley Trail, ComEd hightension transmission lines

Comprehensive Plan

The site is designated as single family detached residential.

SITE INFORMATION


Driveway access to the subject site is through the ComEd right-of-way to Lincoln
Avenue.



Overhead utilities serve the site from the ComEd right-of way. All other surrounding
utilities are underground.
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Complete Streets



Public sidewalks run along Lincoln and Jarvis Avenues.



Nearby formal bicycle accommodations are the Skokie Valley Trail immediately west
of the site, and Howard Street bike lane 2 blocks north of the site. Future Lincoln
Avenue bike lanes are planned; however, the estimated completion date is not
known at this time.



The site is directly served by the Pace 210 Lincoln Avenue bus weekdays on a
limited schedule. The Pace 290 Touhy Avenue bus is 2.5 blocks to the south.



Subject property is within walking distance of residential neighborhoods, services,
shopping, and schools.



Emergency and business delivery access is available from Lincoln Avenue.

PETITIONER’S SUBMITTAL
The petitioner is requesting site plan approval for a planned development to operate a
religious assembly use on a site that is 0.94 acres, rather than the required 1 acre
minimum lot size, in an R2 Single-Family zoning district, and any relief that may be
discovered during the review of this case.
In the applicant’s Community Impact Statement, the petitioner states the following:
This project of a new Mosque in Skokie, IL is to provide a house of worship for the
community.
The Mosque is considered to be the community center for Muslims. Better known in
Arabic as a Masjid, the mosque represents the nucleus of the Muslim family and
community. Daily prayers are offered five times throughout segments of the day. After
prayers are offered, Muslims gather for brief discussion and interaction with one another.
This interaction maintains a level of unity and enhances the character of the community
by fostering social, spiritual, and economic bonds.
On Friday afternoons, Muslims hold their weekly congregational prayer known in the
Arabic language as Jummah, which means congregation. This weekly ritual provides the
Muslim community the opportunity to be reminded and encouraged to live a virtuous life,
and to have a positive impact to improve the society and environment in which they live.
The message is delivered by the Imam of the Mosque.
The Imam is the leader of the community (similar to a priest); he is respected and looked
up to for spiritual guidance and advice. In order to provide practical solutions and
guidance for the challenges we face in our lives, the Imam must be well versed in the
Qur'an, the word of God for Muslims, and the Hadith, which represents the sayings and
compassionate traditions of Prophet Muhammad (Peace Be Upon Him), and the wisdom
of the contextual applications.
The Muslim community generally aspires to live near a mosque for ease of access.
Therefore, it has been noticed that property values near a mosque typically increase due
to high demand. We welcome people of all faiths to visit any of the Mosques in the
community.
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In conclusion, we strongly believe that there won't be any adverse impacts to current
traffic conditions, public utilities, storm water detention, and other matters pertaining to
the public health, safety, morals and general welfare of the community, due to our use of
the existing building, existing parking lot and property, as an assembly occupancy, will
remain similar to the use since the inception of this building in the 1950's as a place of
community gathering and positivity.

STAFF ANALYSIS
All pertinent departments and divisions were offered an opportunity to comment on this
case. The Forestry, Engineering, Fire Prevention, and Planning Divisions provided
comments on the subject case.
Forestry Division
The current parking lot is missing interior trees as required per the Code. However
there seems to be adequate space to plant a few trees on the perimeter of the
parking lot and east of the building.
Engineering Division
The parking requirement is met per the parking determination case 2019-17P for all
the uses proposed on-site. In that report, the parking ratio for the religious
assembly use portion of this site was 1 parking space per 2.5 prayer rugs. Floor
plans show 104 seats/prayer rugs (42 parking spaces). Since 48 are provided, the
maximum number of prayer rugs should not exceed 120.
Special events and holiday gatherings may not exceed a building occupancy of
approximately 192 people. It is recommended that the owner seek off-site parking
lots where patrons may park on busier holidays or larger special events during the
year.
Planning Division
Religious assembly is a permitted use in the R2 district. This site plan approval is to
accommodate a lot less than the required 1 acre; however, if the site was larger site
plan approval would still be required. The subject site was originally intended to be
a future second phase of detached residences. The first phase north and east of the
site was land owned by the VFW. The remainder continued to be used by the VFW,
which chose not to implement the second phase of the development and sell the
property to the petitioner, which is 0.94 acres.
As an institutional use, VFW already could accommodate large groups of people;
however, it should be noted that certain landscaping improvements were not
required to be completed due to what was thought to be an interim use before the
redevelopment of the second phase of homes. Landscaping screening of the
parking lot north of the parking lot and the installation of bike racks and parking lot
trees will now be required.
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Staff is supportive of the petitioner’s request for religious assembly at this location
on a site that is 0.94 acres. No additional relief is required at this time.
STAFF RECOMMENDATIONS
Staff recommends that the petitioner’s request for a planned development to operate a
religious assembly use on a site that is 0.94 acres, rather than the required 1 acre
minimum lot size, in an R2 Single-Family zoning district be APPROVED based upon the
Proposed Positive Findings of Fact and subject to the recommended site plan approval
conditions listed below.
RECOMMENDED SITE PLAN APPROVAL CONDITIONS
1. Prior to the hearing of the subject case before the Board of Trustees, the petitioners
must revise the site plan to show 2 required bicycle parking spaces within 40’ of the
building entrance, designed in accordance with §118-221.
2. Prior to the hearing of the subject case before the Board of Trustees, the petitioners
must revise the landscape plan to show a minimum of 3 parking lot trees and
providing parking lot screening from Jarvis Avenue and Fargo Court .
3. The petitioner shall develop the Subject Property in substantial conformance with
the final Village approved site plan dated <insert date of final approved plan>, floor
plans dated <insert date of final approved plan>, and landscape plans dated <insert
date of final approved plan>. (Standard)
4. No more than 120 prayer mats are permitted during religious services.
5. No more than 192 people are permitted on-site at any given time.
6. If parking lot or other impermeable surface changes are proposed, 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)
7. New parking lot and exterior lighting shall meet Illuminating Engineering Society of
North America (IES) standards, be full cut-off design, and be directed away from
adjacent properties, subject to the approval of the Engineering Division. (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 10' sight distance triangle in R1, R2, R3, and R4
districts between 30" and 84" in height from grade except traffic control devices
listed in the Manual on Uniform Traffic Control Devices. (Standard)
10. All fencing, walls, sidewalks, driveways, curbs, wheel stops, parking areas, signage,
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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)
11. All private and public sidewalks shall be maintained free of snow, ice, sleet, or other
objects that may impede travel. (Standard)
12. All off-street parking spaces shall be legibly striped and maintained.

(Standard)

13. Any plan to modify parking lot striping must be approved by the Director of
Engineering. (Standard)
14. The handicapped parking spaces shall be installed and maintained in compliance with
State of Illinois Accessibility Standards and the Skokie Village Code, including required
signage. (Standard)
15. 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)
16. The petitioner shall sign an "Agreement for Installation and Maintenance of
Landscaping" to assure that the Subject Property and parkway landscaping is
completed and maintained, including trimming, watering, and replacing of dead
plant materials in a timely manner in accordance with the final approved landscape
plan. A copy of said Agreement is attached hereto, marked Exhibit “A” and hereby
made part of this Ordinance. This “Agreement for Installation and Maintenance of
Landscaping" shall be recorded at the petitioner’s expense. (Standard)
17. All new construction, alterations, and remodeling shall meet current International
Building and NFPA Life Safety Codes as amended. (Standard)
18. The petitioner shall obtain all required permits and approvals for improvements to
County, State, or Federal rights-of-way from the governing jurisdiction. (Standard)
19. Site modifications must conform to the Village's storm water control requirements as
contained in the Skokie Village Code, including the disconnection of any downspouts.
(Standard)

20. 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)
21. All modifications to building elevations, signage, and landscaping shall be subject to
the review and approval of the Skokie Appearance Commission. (Standard)
22. The petitioner shall submit to the Planning Division electronic files of the site plan
and landscape plan in their approved and finalized form. (Standard)
23. 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
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responsible for site maintenance in compliance with this site plan approval.

(Standard)

24. 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)
25. The petitioner shall comply with all Federal and State statutes, laws, rules and
regulations and all Village codes, ordinances, rules, and regulations. (Standard)
26. 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)
27. An increase in the 120-prayer rug capacity shall require an amendment to the
parking determination and site plan approval through a Modified Review process
through the Village Board.
28. Any change in user to another religious group shall require an application for a new
parking determination and site plan approval, including the full public hearing
process.

ATTACHMENTS
1.
2.
3.
4.
5.
6.
7.

Proposed Positive Findings of Fact for 2019-18P
Plat of Survey, fieldwork completion date of January 18, 2019
Site Plan, dated April 9, 2019
Landscape Plan, dated April 9, 2019
Floor Plans, dated April 9, 2019
Existing Building Elevations, dated April 9, 2019
Land Use and Zoning Map
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Proposed Positive Findings of Fact

2019-18P: Site Plan Approval

Community Development Department

Council Chambers, 7:30 PM, July 11, 2019

Consideration

Finding

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

The former VFW Post was an assembly
use and the change to the proposed
religious assembly use will not adversely
affect adjacent properties. Adequate
parking is provided for the proposed use,
thus reducing potential adverse impacts.

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.

Adequate public facilities exist to serve
the requested use. Vehicle access to the
site is from Lincoln Avenue, a state
arterial; thus, vehicle access is adequate
and the impact on the neighborhood
should be minimal.

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

No problems are anticipated with respect
to the maintenance of the associated
structure or site.

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

The proposed use will have no adverse
effects on the natural environment. The
site plan is already substantially improved
to Village standards and the
recommended trees and landscaping will
improve the natural environment.

The request will not create undue traffic
congestion.

The use will not create undue traffic
congestion as times of use are distributed
throughout most days and the site has
direct access to Lincoln Avenue, a state
highway.

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.

All applicable provisions of this code are
conformed to, except where relief is
granted for the site size.
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