STAFF REPORT

2019-31P: Site Plan Approval

Community Development Department

Council Chambers, 7:30 PM, September 6, 2019

To:

Paul Luke, Chairman, Skokie Plan Commission

From:

Steve Marciani, Planning Supervisor

Re:

2019-31P: Site Plan Approval
8110 Lincoln Mixed-Use

General Information

Location

8110 Lincoln Avenue

Purpose

A request for site plan approval for a 1-lot demonstration project
planned development in a CX Core Mixed-Use zoning district that
includes a mixed-use building with covered parking and storm
water detention, relief from §118-184(a) to allow a side yard
setback of 2.1’ from the north and south lot lines rather than the
required 6’, and any other relief that may be discovered during
the review of this case.

Petitioner

Village of Skokie, on behalf of 8110, LLC

Size of Site

11,272 ft2 (0.26 acres) with frontage on Lincoln Avenue

Existing Zoning &
Land Use

CX Core Mixed-Use – vacant lot

Adjacent Zoning &
Land Use

North

CX Core Mixed-Use – bike shop, townhouses and
approved mixed-use buildings

South

CX Core Mixed-Use – mixed-use with ground floor day
care not in a residence, body shop

East

CX Core Mixed-Use – church, rectory, vacant school

West

CX Core Mixed-Use – detached residences with preapproved possible accessory dwelling units.

Comprehensive Plan

The site is designated as Downtown Core Mixed-Use.

SITE INFORMATION


A concrete paved alley is present in the rear of the building.



Underground utilities are in the public alley.
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Complete Streets Summary
Walking,
Accessibility

Existing sidewalks are available on Lincoln Avenue. ADA ramps and
tactile pads are available at the nearest street intersections. Consider the
needs of the visually- and hearing-impaired with the design of the build-out
and site improvements.

Biking

The nearest formal bicycle accommodations are bike routes on Lincoln
Avenue, Floral Avenue, Madison Street, and Niles Center Road. Access
to the Skokie Valley Trail is 0.4 miles to the east, and the Main Street bike
lanes are 0.4 miles to the north.

Transit

The subject property is directly served by the Pace Bus Route 210;
however, this route may no longer be in service in the near future. The
next available routes are CTA Bus Route 97 and Pace Bus Route 226, ½block and 1½ blocks to the south, respectively. The CTA Yellow Line
station is 3 blocks east.

Elderly,
Youth

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

Emergency,
Commercial

Access is available from Lincoln Avenue and the alley behind the site.

PETITIONER’S SUBMITTAL
The Village owns the site at 8110 Lincoln Avenue. 8110, LLC, would like to get site plan
approval for a 1-lot demonstration project planned development in a CX Core Mixed-Use
zoning district that includes a 4-story mixed-use building with 2,268 ft2 of commercial
space, 18 upper-story residential units, covered parking, and storm water detention.
Relief from §118-184(a) to allow a side yard setback less than 6’ but more than 0’ from
the north and south lot lines and any other relief that may be discovered during the
review of this case.
The total area of the building under roof is 34,778 ft2. The height to the top of the roof
is 45’. Area of land to be dedicated to the Village counts as part of the land area prior
to the dedication, yielding an FAR of 3.08. An area for public artwork is being provided
at the front entrance of the building. The project is eligible for an FAR of 2.65; because
of the irregular shape of the lot, it is not able to meet the commercial area needed to
achieve the bonus for ground floor commercial, nor be able to provide efficient
underground parking. At an FAR of 2.65, 29,807 ft2 of building may be built.
The demonstration project provision in §118-272(c)(6) of the Village Code allows the
area of the residential parking areas to be subtracted from the floor area before the
calculation of the FAR when the area is in a designated redevelopment district and
meets the Village redevelopment goals. This provision would reduce the area of the
first floor by 5,100 ft2, with the net building area being reduced to 29,678 and meeting
the FAR requirement.
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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.
Water and Sewer
The Water and Sewer Division was not able to comment at this time because of the
lack of civil drawings submitted with the application.
Engineering Division
The proposed plan indicates that 19 total vehicle parking spaces are required. If the
commercial spaces are filled with uses that are exempt from parking requirements
(consumer goods sales, food establishments, health and personal care sales, and
food services), then 23 vehicle spaces are required. This includes 18 spaces for the
residences and 5 for guests. If non-exempt uses occupy the commercial spaces,
then up to 4 additional spaces may be required. Because of the prevalence of onstreet and public parking lots in the area, variances may not be granted for parking
in the X zoning districts, but payment into the Downtown Parking Fund in lieu is
required. $60,000 is required at this time for the 4 spaces. $15,000 would be
required for the 5th space and $24,000 for each space after that (or the current rate
at the time of occupancy) if additional spaces are required. Once the credit is paid
for the space, it would not need to be paid again for the life of the building.
The guest parking space must only be used for residential guests. Since parking in
the back/garage is only for residential use, then an ADA parking space is not
needed. ADA parking spaces are only required for commercial parking areas.
Remove the ADA parking space and convert it to a standard parking space.
The owner should be aware that Lincoln Avenue is under IDOT jurisdiction and has
a 2 hour parking restriction between 9 am and 6 pm. Further, there is no on-street
parking in this area between 3 am and 5 am. The owner of the property should
inform potential residential and commercial users of these restrictions. Longer term
parking is available in Village lots.
Planning Division
Planning supports the proposed development, the relief for the side yards of
approximately 4’, and the designation of this proposal as a demonstration project
planned development. The site is in a TIF district, and the Village purchased the
site specifically for redevelopment. The very irregular shape of the lot has made
efficient development very challenging. The proposal is maintaining the pedestrian
character of the street and meets all other design guidelines for the zoning district.
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The bollards in the garage are a good safety precaution; however, their current
placement restricts the ability of vehicles in parking spaces 1 and 9 to turn in order
to exit the garage, the bollards should be repositioned to allow for a 5’ back out
area at the end of the aisle.
Also, to elaborate on Engineering’s comments with respect to the ADA parking
spaces, if any commercial parking is provided then an ADA parking space is
required. Since there are 18 residential units and 19 parking spaces, if the 19th
space is used for commercial purposes, then it could only be an ADA space; there
would still be no standard parking space available for a commercial user. Making
the 19th space a residential guest space, which is exempt from the ADA
requirements, makes that 19th space available for more users.
APPEARANCE COMMISSION
At its February 13, 2019, meeting, the Appearance Commission approved the proposed
building (case 2019-001A), subject to a taller limestone band above the 1st floor
windows, awnings above the storefront windows, 6 additional windows on the “tower”
per the sketch presented at the meeting, the remaining east elevation windows be
made wider, but not necessarily taller, and brick reveals on both side elevations and
optional on the west elevation.
STAFF RECOMMENDATIONS
Staff recommends that the petitioner’s request for site plan approval for a 1-lot
demonstration project planned development in a CX Core Mixed-Use zoning district that
includes a mixed-use building with covered parking and storm water detention, relief
from §118-184(a) to allow a side yard setback of approximately 4’, as depicted on the
final approved site plan, from the north and south lot lines rather than the required 6’,
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:
a. The ADA parking space converted to a standard parking space.
b. Bollards in the garage must be at least 5’ back from the nearest
extended parking space boundary to allow for back out area for spaces
1 and 9.
2. Prior to the hearing of the subject case before the Board of Trustees, the
petitioners must date the floor plans and elevation.
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>,
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floor plans dated <insert date of final approved plan>, and building elevations
dated <insert date of final approved plan>. (Standard)
4. No restriction of use may be placed on the commercial space that is more
restrictive than is allowed in the Skokie Village Code;
5. No parking shall be provided on-site for any user of the ground floor commercial
tenant spaces.
6. One parking space is to be reserved for residential guests. Parking in this space
by residents of the building is specifically prohibited.
7. The area designated on the approved site plan for public art shall be for art
provided by the developer, approved by the Public Art Advisory Committee, or a
contribution made to a public art fund of 1% of the permit value of the building.
8. Prior to the issuance of building permits, the developer must pay into the
Downtown Parking Fund $60,000 for the credit of 4 residential guest parking
spaces.
9. 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)
10. All existing damaged public sidewalks or public sidewalks damaged due to the
implementation of this plan shall be replaced. (Standard)
11. 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)
12. 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)
13. 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)
14. All private and public sidewalks shall be maintained free of snow, ice, sleet, or
other objects that may impede travel. (Standard)
15. All off-street parking spaces shall be legibly striped and maintained.

(Standard)

16. Any plan to modify parking lot striping must be approved by the Director of
Engineering. (Standard)
17. Vehicles shall not be allowed to be parked in or otherwise block common
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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)
18. Cable access shall not be denied to any residents in the building. All cable
providers shall be given access to provide service. All cable and other fixtures
necessary to provide service to the building shall be placed underground and
conduit shall be provided inside the building for wiring. (Standard)
19. 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)
20. All new construction, alterations, and remodeling shall meet current International
Building and NFPA Life Safety Codes as amended. (Standard)
21. The petitioner shall obtain all required permits and approvals for improvements
to County, State, or Federal rights-of-way from the governing jurisdiction.
(Standard)

22. 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)
23. 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)
24. All modifications to building elevations, signage, and landscaping shall be subject
to the review and approval of the Skokie Appearance Commission. (Standard)
25. 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)
26. 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 <special
use permit or site plan approval>. (Standard)
27. 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)
28. The petitioner shall comply with all Federal and State statutes, laws, rules and
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regulations and all Village codes, ordinances, rules, and regulations.

(Standard)

29. 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 noncompliance 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)
ATTACHMENTS
1.
2.
3.
4.
5.

Proposed Positive Findings of Fact for Site Plan Approval for 2019-31P
Conceptual Site Plan, dated July 2, 2019
Floor Plans, undated
Elevations, undated
Land Use and Zoning Map
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Proposed Positive Findings of Fact

2019-31P: Site Plan Approval

Community Development Department

Council Chambers, 7:30 PM, September 6, 2019

Consideration

Finding

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

The mixed-use building will be compatible
and harmonious with adjacent properties, as
the neighborhood includes other mixed-use
buildings.

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 or will exist to
serve the requested use and new stormwater
control is being provided on the subject site.

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

The request has 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, as new
stormwater detention will aid in mitigating
the effects of local flooding.

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

Additional Findings for Planned Developments

Consideration

Finding

The proposed use of the particular site,
including any exceptions to use, shall be shown
as necessary or desirable to provide a service,
amenity, or facility that will contribute to the
general well-being of the surrounding area.

The proposal develops an in-fill site that has
sat vacant for many years with a building
that is consistent with the intention of the
Comprehensive Plan and Zoning district.

Under the circumstances of the particular case,
the proposed use will not be detrimental to the
health, safety, or general welfare of the
persons residing within or in the vicinity of the
PD.

The proposed use will not be detrimental to
the health, safety, or general welfare of the
persons residing within or in the vicinity of
the PD.
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