STAFF REPORT

2022‐32P: Site Plan Approval

Community Development Department

Council Chambers, 7:30 PM, September 15, 2022

To:

Paul Luke, Chairman, Skokie Plan Commission

From:

Pete Peyer, AICP

Re:

2022-32P: Site Plan Approval
5400-5420 Woods Drive
Related Case – 2022-31P: Zoning Chapter Amendment

General Information

Location

5400-5420 Woods Drive

Purpose

To request site plan approval to construct a mixed-use
development with 3- or more unit multiple family residential,
townhouse residential, retail and a limited service restaurant with
drive-through in a OR Office Research district, and any items of
relief that may be discovered during the review of this case.

Petitioner

Barco Land Development, LLC on behalf of TD 5400 Old Orchard,
LLC

Size of Site

Approximately 486,006 SF (11.16 Acres) with frontage on Old
Orchard Road.

Existing Zoning &
Land Use

OR Office Research – Existing Office and Research Buildings

Adjacent Zoning &
Land Use

North

OR Office Research – Vacant Buildings, Former Rand
McNally campus

South

OR Office Research – Optima Old Orchard Woods

East

OR Office Research – Parking Garage for 5215 Old Orchard
Office Building, Interstate 94

West

OR Office Research – Harms Woods - Forest Preserve

Comprehensive Plan

The site is designated as service employment.

SITE INFORMATION


The site is currently developed with office and research buildings that are still
occupied.



Village staff has reviewed several potential development plans for the subject site;
however, none went on to the full public hearing process.
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The Pace 208 Bus Route operates along Golf Road, and CTA 54A Bus Route
operates along Old Orchard Road. Each has a stop at Woods Drive.



The Skokie Valley Trail runs along the east side of the Life Time Fitness property
and south of Old Orchard Road on the east side of the OR district.



The subject site is part of a two-lot development including a health and fitness
center and research and testing laboratory with business offices which was
approved by site plan approval ordinance V.O. #00-9-Z-2930. The current site plan
approval ordinance should be amended to remove the subject site and a new site
plan approval ordinance created.

PROPOSAL SUMMARY
Barco Land Development, LLC on behalf of TD 5400 Old Orchard, LLC intends to
facilitate the development of a mixed-use development at the northwest corner of Old
Orchard Road and Woods Drive. The subject site is currently occupied by the Portland
Cement on a 11.16 acre site. The development is part of a planned development that
includes LifeTime Old Orchard fitness center that is located on a parcel subdivided from
Portland Cement property. The proposed plan overview:


Building Square Feet (SF) and Units:
o

Commercial: 13,000 SF total
8,000 SF contained in the main residential building facing Old Orchard Road
+ 5,000 SF in a free-standing building with a drive-through facility

o

Residential: 294 rental units at 26.3 units per acre.
49 townhouse units (3 story)
245 units in a 4-story building containing 4 studio units, (65) 1-bed, (123) 2bed and (53) 3-bed units



Mixed-use Building First Floor Uses: commercial, residential lobby and related uses,
structured parking, and a clubhouse.
Retail Building – no designated tenant but designed as a limited service restaurant with
a drive through facility.



Number of Parking Spaces: total, including accessible: 625 Spaces
Retail/Commercial

83 Spaces (6.3/1000 SF Ratio)

Townhomes

122

Apartments

420 (1.7 Spaces/Unit)

Bicycle

125



Building Height: Townhomes 4 Floors (50FT) Apartments 4 Floors (35 FT)



Other Features: Two courtyards for public use
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Motor vehicle access to the subject site will use the existing signalized full access
driveway at Woods Drive and Old Orchard Road and 2 limited access right in and out
driveways on Old Orchard Road.

Pedestrian access will be via public sidewalks abutting the property and a multi-use path south
of Old Orchard Road. The public sidewalk will also accommodate bicyclists and connects the
Skokie Valley Trail to the Harms Woods Forest Preserve.
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 Comprehensive Plan has identified uses for this site as service employment in Sector H.
The proposed use is not consistent with the comprehensive plan; however, staff is open to
considering residential and limited commercial uses at this location. Despite the inconsistency,
the property is adjacent to an existing OR zoning district to the south of Old Orchard Road
where residential buildings are allowed and have been compatible with office and institutional
uses. The proposed development will be an allowable use in the OR district based on the
approval of Zoning Ordinance amendment case 2022-31P.

Land Use
The purpose of the OR district is to allow the development of business and professional

offices, uses with "higher intensity" residential developments with a mix of residence
types, and other compatible uses in a planned park-like setting. The proposed
development meets these requirements by providing townhome residences along the
north property line of the site, higher intensity multi-story residential buildings in the
center of the site, and a mix of commercial and residential uses fronting Old Orchard
Road to the south.

Zoning Requirements
The proposed building and improvements will adhere to the updated OR Office Research district
requirements for properties north of Old Orchard Road, or as otherwise allowed with relief.
Bulk requirements include the following:





Building height. 105 FT and 40 FT for residential buildings within 100 feet of a
residentially zoned or used property.
Front yard. A front yard of 50 feet is required. Residential uses located north of
Old Orchard Road with a maximum height of 40 feet or less shall have a front
yard of 25 feet.
Side yards. Side yards of 50 feet are required. Residential uses located north of
Old Orchard Road with a maximum height of 40 feet or less shall have a side yard
of 8 feet.
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Rear yard. A rear yard of 50 feet is required. Residential uses located north of
Old Orchard Road with a maximum height of 40 feet or less shall have a rear yard
of 30 feet.
Maximum land coverage of buildings is 30 percent of the lot area.



Proposed heights, distances, and concepts:


Building height:

Apartments 50 FT to Top of Parapet –
4 stories maximum
Townhomes 35 FT to Top of Parapet –
3 stories maximum



Front yard:

Apartments/Commercial 72’ to 77’
Townhomes (Not Applicable)



Side yard:

Apartments/Commercial 50’ to 80’
Townhomes 12’ to 25’



Rear Yard:

Apartments/Commercial 400’ to north border of site.
Townhomes 28’ to 31’ (requirement not met)



Lot coverage by buildings 37% (requirement not met)

Items of relief requested for this development:


§118-175.(4) to allow a rear lot of 28’ rather than the required 30’



§118-175(6) to allow 37% lot coverage by buildings rather than the 30% allowed

Building Design
The Appearance Commission, in case 2022-049A, reviewed and approved the proposed
building elevations, signage and landscaping concepts at its August 10th meeting. It was
required that the 1st floor glazing shall be of clear and transparent glass. A bird strike
mitigation policy or guidelines are currently being considered by the Village. Since the
property is adjacent to Harms Woods, bird-friendly glass or other mitigation measures
may be necessary. The proposed apartment building, commercial and townhomes have
a modern design with a combination of brick and wood look and other panel materials.
The Appearance Commission approved the appearance of three ground signs for the
site. Although one ground sign is generally allowed per site, they are allowed under the
site plan approval process.
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Traffic Generation, Parking, Access, & Circulation
KLOA traffic consultants reviewed the proposed development and submitted a Traffic
Impact Study, dated July 15, 2022. The analysis indicated that the site will generate a
total of 2,190 two-way trips per day which is less than the current 183,000 SF office
complex occupying the site. The results of the analysis show that the projected traffic
can be accommodated by the roadway network and will have limited impact on
adjacent intersections. No roadway improvements are recommended to accommodate
the use.
The internal site driveways and two full access driveways to the garage were
determined to be adequate. The proposed access off Old Orchard Road will be
restricted to right turn in and out only improving traffic flow and reducing points of
conflict along Old Orchard Road.
The 420 parking spaces will serve 245 units resulting in a parking ratio of 1.71 spaces
per unit. This parking ratio is consistent with other suburban apartment developments.
The Village of Skokie parking requirement for the apartments is 406 spaces. The 49
townhomes will have 2 spaces per unit plus .5 spaces per unit for visitors for a total of
98 spaces that meets Village of Skokie parking requirements.
Although the submitted Architectural Site Plan for the development appears workable,
the plan is not properly dimensioned and does not accurately reflect the size of parking
spaces and driveway aisles. A revised dimensioned site plan is required prior to the
request being sent to the Village Board for approval. A review of the plan may alter the
layout of the site, require the elimination of substandard parking spaces, and reveal
addition required relief from Village standards.
The Engineering Division has reviewed the proposed plans and has submitted the
attached review, dated 8/31/2022. These comments must be addressed before the case
is sent to the Village Board for approval.
It should be noted that the commercial parking for the development along Old Orchard
Road is located in the 50-foot front yard setback. It is staffs’ opinion that relief should
be grant to allow a 17-foot setback rather than the required 50 feet to provided the
needed visibility for the commercial uses. The landscape strip fronting Old Orchard
Road is well developed and will compensate for the reduced yard width.

Complete Streets
The following table provides information regarding walkability and transit opportunities:
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Complete Streets Summary
Walking,
Accessibility

A public sidewalk is available along Old Orchard Road which connects to
sidewalks on Harms Road and Woods Drive. Skokie Valley Trail is located to the
east of the subject site and there is a multi-use path south of Old Orchard that
runs between Wood Drive and Harms Woods.

Biking

Bicycle accommodations are provided on Skokie Valley Trail. 125 bicycle parking
spaces are provided inside the building.

Transit

The Pace 208 Bus Route operates along Golf Road, and CTA 54A Bus Route
operates along Old Orchard Road. Each has a stop at Woods Drive.

Elderly, Youth

The subject site is nearly a mile walking distance from services, shopping, and
schools.

Emergency,
Commercial

Emergency and business delivery access is available via Woods Drive and Old
Orchard Road.

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.
1. Site plan may require modification based on water and sewer capacity analysis.
Permittee shall conduct or hire CMT to conduct an analysis as they already have
the Village infrastructure information.
2. Site plan may require modification based on future comments from all permitting
agencies.
3. A full WMO MWRD permit is required.
4. No civil plans were submitted for review, any changes/modification based on
future comments from all other permitting agencies may significantly impact the
site plan.

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
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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.

Bird Friendly Design
The Village is currently investigating and working on developing bird friendly building
design guidelines. Although the tallest building will only have a height of 50 FT bird
friendly design should be considered as the building is adjacent to Forest Preserve
property to the south.

Sustainability
The applicant has indicated they will employ sustainability measures in this project.
Staff has suggested investigating Green Globes Certification, installation of solar panels
where appropriate, and management of refuse with attention to waste diversion (e.g.
composting).

Fire Department Comments
The Fire Prevention Bureau reviewed the proposed development plans. The plan review
has been APPROVED with the following conditions based on the plans submitted, with
limited information provided and require further details.
1. All demolition work to comply with Chapter 33 of the International Fire Code
(2021 ed.)
2. All demolition work to comply with National Fire Protection Association 241
3. Approved drawings and comment letter to be on site at all times.
4. New equipment rooms and storage to comply with the following;
STAFF RECOMMENDATIONS
Staff recommends that the petitioner’s request for site plan approval be APPROVED
for 5400-5420 Old Orchard Road, based upon the Proposed Findings of Fact and
subject to the recommended conditions listed below.
Staff further recommends providing relief from the following:


§118-175.(4) to allow a rear lot of 28’ rather than the required 30’



§118-175(6) to allow 37% lot coverage by buildings rather than the 30% allowed



§118-217(d)(1) to allow parking in a required front yard. The setback will be 17
feet rather than the required 50 feet.
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§118-212(k)(a) to allow lighting levels less than illumination standards for
parking lots in areas by using 16 foot poles that are more compatible with the
residential townhome design.

Staff recommends that the three ground signs shown on the site plan be approved as
recommended by the Appearance Commission.
Staff further recommends that Site Plan Approval Ordinance V.O. 00-9-Z-2930 be
amended to remove the subject site from the overall site plan and that two new site
plan approval ordinances be adopted.
RECOMMENDED SITE PLAN APPROVAL CONDITIONS (2022-32P)
Prior to the hearing of the subject case before the Board of Trustees, the
petitioners must provide the following:
a. Revised site and landscape plans that are fully dimensioned incorporating
the comments in the Traffic Engineering Review dated, 8/31/2022.
b. Provide a fully dimensioned parking deck plan addressing issues in the
Traffic Engineering Review, dated 8/31/2022. Vertical clearance in the
garage shall be a minimum of 7 feet.
c. A revised Traffic Impact Analysis addressing the comments in the Traffic
Engineering Review, dated 8/31/2022.
d. A revised tree survey shall be submitted indicating in separate columns
what will happen to each tree (remove or save & protect?), & bond price.
e. Tree preservation plans need to be added to plans. Parkway trees need to
be added along Old Orchard Rd and/or trees along & adjacent to parking
lots in the front. Diverse & tough tree species will be important in this
plan.
f. Provide preliminary comments from the Cook County Highway Department
for staff review.
g. A water and sewer capacity analysis must be conducted. The permittee
shall conduct or hire CMT to conduct an analysis as they already have the
Village infrastructure information.
h. Ensure all required off-street parking spaces abutting walls, fences, or
other obstructions greater than 15% of the length of the stall has a
minimum width of 10’.
i. Show the location of all bicycle parking spaces on the revised site and
landscape plans.
j. As part of the 5400 Old Orchard Road development, the traffic study
should include traffic generated from Carvana to accurately reflect the
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future traffic conditions. See below for site plan approval condition of
Carvana.
The petitioner agrees to participate in Condition #3 of Village Ordinance #
15-3-Z-4128 which requires the following: the dedication of right-of-way for a
northbound right turn lane on Woods Drive at Old Orchard Road and
construction of this right turn lane and adjacent required sidewalks, as approved
by the Village, should there be any increase in building area or intensity of use,
which results in increased traffic generation beyond the current design capacity.
Any such increase shall be determined by the Village, pursuant to an appropriate
traffic study.
k. Owners or parties responsible for the parking circulation are encouraged to have
the traffic control devices (signage) in compliance with the MUTCD (Manual on
Uniform Traffic Control Devices). Provide plans with appropriate signage to
control parking circulation.
l. Show the location of all required guest parking. This parking must be accessible
to the public at all times.
m. The accessible parking spaces should be 8' wide with an 8' access aisle. Provide
R7-8 and R7-I101 signs in front of the accessible parking spaces. Parking site
plan must be provided for parking deck.
n. Provide more information to do a proper parking analysis. Will need more
information regarding the proposed parking deck. Plans for the parking deck are
required to be submitted for the parking determination and overall review of the
parking layout. Attached please see breakdown of preliminary parking analysis.
o. Show the location on plans of bicycle parking spaces (Sec 118-222). Generally,
each bike parking space is 2'X6' with a bike rack that can enable the user to lock
bike to the rack at 2 locations on the bike frame. Bicycle parking is required to be
located near the building entrance and designed in compliance with Section 118221.
p. If a loading space is provided the minimum required size of loading spaces shall
be 10 feet in width and 25 feet in length, exclusive of aisle and maneuvering
space, and spaces shall have a vertical clearance of not less than 12 feet.
q. Show Stop bar and R-1 sign at the exit of the parking lot. The right-in and rightouts should be in accordance with Cook County standards.
r. Accessible parking must be placed on level pavement on the shortest accessible
route to an accessible entrance. This is relating to the parking deck.
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s. Please provide a formal response letter addressing all Civil/Traffic comments in
the next submission.
Site and Use
1.

The petitioner shall develop the Subject Property in substantial conformance
with the final Village approved site plans dated <insert date of final approved
plan>, engineering plans dated <insert date of final approved plan>,
landscape plans dated <insert date of final approved plan>, sign plans dated
<insert date of final approved plan>, and building elevations dated <insert
date of final approved plan>. (Standard)

2.

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 a Cook County highway/utility permit. (Standard)

3.

Civil plans must be submitted for review and approval. Comments from other
permitting agencies may significantly impact the site plan and could result in
the need for site plan approval through the public hearing process.

4.

The proposed development shall have a maximum commercial gross floor
area of 13,000 SF. (Standard)

5.

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)

6.

Any outdoor sound systems shall at all times maintain audio levels that are
compliant with the Skokie Village Code. (Standard)

7.

All existing damaged public sidewalks or public sidewalks damaged due to the
implementation of this plan shall be replaced. (Standard)

8.

No objects are allowed within a 15' sight distance triangle between 30" and
84" in height from grade except traffic control devices listed in the Manual on
Uniform Traffic Control Devices. (Standard)

9.

Provide Stop bar and R-1 signs at the exits of the parking lots at Old Orchard
Road. The right-in and right-out driveways shall be in accordance with Cook
County standards.

10.

Prior to the issuance of building permits, the petitioner shall submit a
temporary pedestrian, bicycle, and transit circulation plan for the public rightof-way, including routing, signage, and barriers, to be in place prior to the
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commencement of construction, subject to the approval of the Engineering
Division. If during construction any lane closures or sidewalk closures are
intended in the public right-of-way, the owner/contractor must apply for
Public Way Obstruction or Use permit with Engineering. The application may
be obtained with engineering or on Village website. Traffic control plan and
fees will apply. (Standard)
11.

Fire lanes and zones are to be determined by the Skokie Fire Prevention
Bureau.

12.

Provide a formal response letter addressing all staff report comments in the
next submittal. (Standard)

Maintenance
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.

Trash shall only be allowed within a designated trash enclosure and shall be
screened from public view in an enclosure approved by the Appearance
Commission. All trash shall be contained in such a way as to remain out of
sight at all times, except for waste receptacles referenced in Condition
Number <insert number> below. (Standard)

16.

Waste receptacles shall be placed on the Subject Property for the use of
customers, and the Health and Human Services Department shall determine
the size, type, and location of these units where food is sold. (Standard)

Parking
17.

All off-street parking spaces shall be legibly striped and maintained.
(Standard)

18.

All required guest parking must be accessible to the public at all times and be
designated with signage.

19.

Any plan to modify parking lot striping must be approved by the Director of
Engineering. (Standard)

20.

The proposed development shall have a minimum of 424 off-street vehicle
parking spaces for the apartments, 98 garage spaces for the townhomes, 24
guest parking spaces and 83 retail spaces, including handicapped parking
spaces at a rate of 2% of the total parking requirement, and a minimum of
125 bicycle parking spaces, as indicated on the Site Plan dated <insert date
of final approved plan>. (Standard)
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21.

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)

22.

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)

23.

The owner of the Subject Property [and its tenants] shall ensure that
employees park on the Subject Property. (Standard)

24.

No required parking space on the site may be for the exclusive use of any
tenant except the townhome garages and spaces abutting the garages.

25.

All parking areas must be paved, drained, curbed, and landscaped to Village
standards. (Standard)

Residential
26.

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)

Utilities
27.

Prior to issuance of building permits, the petitioner shall submit evidence of
issuance of permits for the construction and operation of the water main and
associated equipment by the Illinois Environmental Protection Agency (IEPA)
or provide a determination by IEPA that such permits are not required.
Water mains that feed multiple building structures and/or create a "looped"
system that require an IEPA permit will also require an easement and
custodial agreement with the Village. (Standard)

28.

All overhead 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)

Landscaping
29.

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
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and Maintenance of Landscaping" shall be recorded at the petitioner’s
expense. (Standard)
30.

A tree removal permit shall be obtained based on the submitted tree removal
plan and the required bond shall be paid prior to the issuance of a Building
Permit.

Governance
31.

All new construction, alterations, and remodeling shall meet current
International Building and NFPA Life Safety Codes as amended. (Standard)

32.

All standard conditions of the Fire Prevention Bureau must be met.

33.

The following Fire Department requirements shall be met based on the
submitted plans:
A. All demolition work to comply with Chapter 33 of the International Fire
Code (2021 ed.)
B. All demolition work to comply with National Fire Protection Association
241
C. Approved drawings and comment letter to be on site at all times.
D. New equipment rooms and storage to comply with Fire Prevention Bureau
Requirements;

34.

The petitioner shall obtain all required permits and approvals for
improvements to County, State, or Federal rights-of-way from the governing
jurisdiction. (Standard)

35.

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)

36.

All signage shall conform to the Skokie Village Code. 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)

37.

All modifications to building elevations, signage, and landscaping shall be
subject to the review and approval of the Skokie Appearance Commission.
(Standard)

38.

The petitioner shall submit to the Planning Division electronic files of the site
plan and landscape plan in their approved and finalized form. (Standard)

39.

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)
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40.

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)

41.

The petitioner shall comply with all Federal and State statutes, laws, rules
and regulations and all Village codes, ordinances, rules, and regulations.
(Standard)

42.

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)

Condominium Owners Association
43.

If any of the commercial and/or residential units become owner-occupied, a
Condominium Owners Association shall be established to govern the site that,
at minimum, regulates the maintenance of the land, sidewalks, driveways,
guest parking areas, trash/recycle/compost collection, landscaping, and the
exteriors of the buildings, including snow and ice removal, water and sewer
maintenance (including valve vaults, shut-off valves, and water service(s)
connected to the water main), sanitary and storm sewer maintenance
(including the junction and connection(s) to the public sewer to the property
line and beyond), providing adequate space for emergency response services
to set up and operate equipment, and exterior parking spaces along Old
Orchard Road shall be reserved for residential guests and not be solely used
for the residents’ personal parking needs.

Food establishments and Food Services §118-93
44.

A screened garbage corral with an impermeable surface shall be provided to
contain all dumpsters.

45.

No tables or eating counters shall be allowed at food establishments. The
addition of tables or eating counters shall constitute the addition of a food
service use at that location, and all additional regulations for that food service
use shall apply.
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46.

At least once during every 4 hours of operation and before opening and
closing of the business, employees shall patrol the Subject Property and clear
it of debris.

47.

The sale of open alcoholic beverages at carryout restaurants is prohibited.

Disposal of Litter §22-183(13)
48.

The owner of every occupied commercial premises used for the sale of
packaged or prepared food and the sale of automotive products shall supply
at least one approved covered container for litter at the main entrance to the
premises for use by customers. The owner of the premises shall be
responsible for the removal of litter every four hours.

Outdoor Dining §118-93(e)
49.

Barriers, fencing, landscaping, and other features shall be utilized to define
the outdoor dining area.

50.

Hours of operation for the outdoor dining shall be limited to between 8:00 AM
and 10:00 PM, but not longer than the posted operational hours of the
associated food service facility, if the facility opens later and/or closes earlier
than these hours.

51.

Dates of operation shall be limited to between April 1 and October 31 in a
calendar year.

52.

The outdoor dining area shall be exempt from the parking regulations if used
or set up less than 7 months in a calendar year.

53.

All food preparation must take place inside the associated food service
establishment.

54.

Adequate refuse disposal shall exist as determined by the Health Department.

55.

Advertising or promotional features shall be limited to umbrellas or canopies.

56.

All applicable village and state health requirements shall be met.

57.

Dining areas will be reviewed each year during the annual restaurant
inspection. The outdoor dining permit may be revoked by the Village Manager
at any time on 14 days' notice for failure to comply with the regulations set
forth in this subsection.

58.

The outdoor dining area shall not be enclosed on more than two sides with
walls if roofed over.

59.

The outdoor dining area must be located on a surface approved by the Village
Manager or designee.

60.

The outdoor dining area shall not be located in a required parking space or
block a public sidewalk.

VOSDOCS‐#600516‐v1‐Staff_Report_for_2022‐
32P_Site_Plan_Approval_for_Residential_Development_5400‐5420_Old_Orchard_Road_
600516v1

15

Additional Requirements for Outdoor Dining on Private Property §118-93(e)(2)
61.

The outdoor dining shall be on the same lot or within a development that
received site plan approval as its associated food service establishment.

62.

An outdoor dining area shall not be located within a 15-foot sight distance
triangle or within 3’ from any public alley.
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PROPOSED FINDINGS OF FACT
Community Development Department

2022-32P: Site Plan Approval
Council Chambers, 7:30 PM, September 15, 2022

Consideration

Finding

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

The proposal is within the range of expected
development proposals for the OR district, and
buildings have been scaled back in height and
scale to be compatible with the residential
properties to the north.

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.
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± 31 '

Townhome Perimeter Fence

± 17 '

± 18 '

Townhome A
Trash
5 th

Guest Parking
4 th

± 12 '
± 25 '

± 36 '

± 28 '

Townhome Perimeter Fence

Townhome B

Townhome A
4 th

Townhome Perimeter Fence
5 th Guest Parking
Trash

Townhome Clubhouse Access
Move In

Lot 1

Campus Drive
3 th

Site Data
11.16 acres ( 486,006 SF )

3 th

10

± 83 '

Land Coverage by Building
± 180,000 SF Building Footprints
= 37% Coverage

± 38 '

Bike Parking

± 44 '

Retail / Commercial
± 13,000 sf
± 83 cars
6.3 / 1000 sf ratio

Lot 2
15

Lot 3

Residential
294 residential units
26.3 units/acre

Move In

Parking Deck

3 Story Rental Townhome
49 units
type A - 28 units - 25' front load
type B - 21 units - 21' rear load
2 car garage
24 guest parking

Courtyard 2

15c

Social
Courtyard
Commercial
Loading

10r

Clubhouse

Retail
5,000 sf

Commercial 8,000 sf

Retail Parking

Sign
Right-in / Right-out

19r

9

Sign

Old Orchard Road

Right-in / Right-out

± 72 '
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15c
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Commercial Parking15c

4

3c

± 77 '

3c

4 Story Apartments
± 245 units
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65 1 bed 26%
123 2 bed 50%
53 3 bed 22%
± 420 cars
38 grade
382 garage ( 290 covered )
1.7 ratio
± 125 bikes ( covered in bldg )

3r
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6 - sea
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Representative Plant List
Trees
sym Botanic Name

Common Name

AM
AS
BW
CO
GT
GB
MR
MD
PA
PM
QB
UM

Marmo Maple
3" BB
Princess D. Serviceberry
MS 10' Ht. BB
White Satin Birch
MS 10' Ht. BB
Chicagoland Hackberry
2.5" BB
Skyline Honeylocust
3" BB
Columnar Ginkgo
2.5" BB
Red Jewel Crabapple
MS 6' Ht. BB
Donald Wyman Crabapple MS 6' Ht. BB
Norway Spruce
8' Ht. BB
Exclamation London Planetree
2.5" BB
Swamp White Oak
2" BB
Morton Elm
3" BB

Acer x freemanii ‘Marmo’
Amelanchier 'Princess Diane'
Betula 'Madison'
Celtis occidentalus 'Chicagoland'
Gleditsia triacanthos 'Skyline'
Ginkgo biloba 'Maygar'
Malus 'Red Jewel'
Malus 'Donald Wyman'
Picea abies
Platanus x acerifolia ‘Morton Circle’
Quercus bicolor
Ulmus davidiana 'Morton'

Shrubs
sym Botanic Name

Common Name

BG
CA
HA
HT
IV
RA
RI
SG
SK
TT
VA
VJ

Chicagoland Green Boxwood
Peking Cotoneaster
Annabelle Hydrangea
Tardiva Hydrangea
Morton Sweetspire
Gro Low Sumac
Alpine Currant
Gold Flame Spirea
Miss Kim Lilac
Dense Yew
Autumn Jazz Viburnum
Judd Viburnum

Buxus 'Glencoe'
Cotoneaster acutifolius
Hydrangea arborescens 'Annabelle'
Hydrangea paniculata 'Tardiva'
Itea virginica 'Morton'
Rhus aromatica 'Gro Low'
Ribes alpinum 'Green Mound'
Spiraea japonica 'Gold Flame'
Syringa pubescens 'Miss Kim'
Taxus x media 'Densiformis'
Viburnum dentatum "Autumn Jazz'
Viburnum x 'Juddii'

Perennials
sym Botanic Name

Size

amd
asb
cak
cvz
hhr
hse
lis
mas
pea
pap
pen
ptg
rud
sea
soh
ssc
ssf

Size
24" BB
24" BB
18" BB
3' BB
18" BB
18" BB
24" BB
18" BB
30" BB
24" BB
3' BB
3' BB

Common Name

Astilbe 'Maggie Daley'
Maggie Daley Astilbe
Allium 'Summer Beauty'
Summer Beauty Onion
Calamagrostis x acutiflora 'K.Foerster' Karl Foerster F. Reed Grass
Coreopsis verticillata 'Zagreb'
Zagreb Tickseed
Hemerocallis 'Happy Returns'
Repeating Yellow Daylilly
Hosta siebolda 'Elegans'
Elegans Hosta
Liriope spicata
Lilyturf
Matteuccia struthiopteris
Ostrich Fern
Perovski atriplicifolia 'Little Spire'
Russian Sage
Pennisetum alopecuroides 'Little Bunny' Little Bunny Fountain Grass
Pennisetum alopecuroides 'Hamelin'
Hamelin Fountain Grass
Pachysandra terminialis 'Green Carpet' japanese Spurge
Rudbeckia fulgida 'Viette's L. Suzy'
Little Suzy Black-eyed Susan
Seslaria autumnalis
Autumn Moor Grass
Stachys officinalis 'Hummelo'
Hummelo Betony
Schizachyrium scoparium 'Carousel'
Carousel Little Bluestem
Sedum spectable 'Autumn Fire'
Autumn Fire Stonecrop

Size
#1 Cont.
#1 Cont.
#2 Cont.
#1 Cont.
#1 Cont.
#1 Cont.
#1 Cont.
#1 Cont.
#2 Cont.
#1 Cont.
#1 Cont.
#4 pots
#1 Cont.
#1 Cont.
#1 Cont.
#2 Cont.
#1 Cont.
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6. Conclusion
%DVHG RQ WKH SUHFHGLQJ DQDO\VHV DQG UHFRPPHQGDWLRQV WKH IROORZLQJ FRQFOXVLRQV KDYH EHHQ
PDGH
x
x
x

x
x

x
x

7KHYROXPHRIWUDIILFSURMHFWHGWREHJHQHUDWHGE\WKHSURSRVHGPL[HGXVHGHYHORSPHQW
ZLOOEHUHGXFHGGXHWRSDVVE\WULSVDQGLQWHUQDOFDSWXUH

$WIXOORFFXSDQF\WKHRIILFHFRPSOH[RFFXS\LQJWKHVLWHJHQHUDOO\JHQHUDWHGKLJKHU
YROXPHRIWUDIILFWKDQWKHSURSRVHGGHYHORSPHQW

7KHUHVXOWVRIWKHFDSDFLW\DQDO\VLVVKRZWKDWWKHWUDIILFSURMHFWHGWREHJHQHUDWHGE\WKH
SURSRVHGGHYHORSPHQWFDQEHDFFRPPRGDWHGE\WKHDUHDURDGZD\QHWZRUNDQGWKDWLW
ZLOOKDYHDOLPLWHGLPSDFWRQDGMDFHQWLQWHUVHFWLRQV

7KHSURSRVHGDFFHVVV\VWHPZLOOSURYLGHIOH[LEOHDQGHIILFLHQWDFFHVVHQVXULQJWKDW
DGHTXDWHDFFHVVLVSURYLGHGWRVHUYHWKHSURSRVHGGHYHORSPHQW

7KHSURSRVHGDFFHVVRII2OG2UFKDUG5RDGZLOOEHUHVWULFWHGWRULJKWWXUQVRQO\WKXV
HOLPLQDWLQJWKHH[LVWLQJOHIWWXUQVLQPRYHPHQWVZKLFKZLOOLPSURYHWUDIILFIORZDQG
UHGXFHSRLQWVRIFRQIOLFWDORQJWKHURDGZD\

([FOXVLYHULJKWWXUQODQHVZLOOQRWEHZDUUDQWHGRQ2OG2UFKDUG5RDGDWHLWKHUDFFHVV
GULYH

7KHSURSRVHGQXPEHURISDUNLQJVSDFHVZLOOEHDGHTXDWHWRDFFRPPRGDWHWKHSURMHFWHG
SHDNSDUNLQJGHPDQGRIWKHSURSRVHGGHYHORSPHQW
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Village of Skokie Fire Department – Fire Prevention Bureau
Occupancy Name TD 5400 Old Orchard
DATE received
8‐22‐22
Address
5400 Old Orchard Rd.
Report Date
8‐30‐22
Responsible Party Tucker Development
PERMIT#
P2002‐32P
Email
atucker@tuckerdevelopment.com
PPRU#
Phone
847‐748‐3880
PROPERTY ID
Type of Project
New Building
ACTIVITY CODE 301
The Skokie Fire Prevention Bureau has completed a review of the Plans submitted for
compliance with International Fire Code 2021 (IFC), International Building Code 2021 (IBC), Life Safety
Code 2021 (LS 101), Fire Alarm NFPA 72 2019 (72), and Fire Sprinkler NFPA 13, 13R, 13D 2019, Illinois
Accessibility Codes 2018 and amended ordinances of the Village of Skokie.
The Fire Prevention Bureau review commentary listed below; The plan review has been
APPROVED with the following conditions based on the plans submitted, with limited information
provided and require further details.

1. All demolition work to comply with Chapter 33 of the International Fire Code (2021
ed.)
2. All demolition work to comply with National Fire Protection Association 241
3. Approved drawings and comment letter to be on site at all times.
4. New equipment rooms and storage to comply with the following;
General Comments;
1. Provide all information on construction type for building, roof, assemblies, and interior
finishes.
2. Submit all plans for review by the Fire Prevention Bureau for Fire Standpipes, Fire Pump,
Fire Sprinkler, and Fire Alarm Systems.
3. If any of the commercial space planned will be for restaurant with commercial cooking
Hood/Suppression we will require a Smoke Test for the duct.
4. Provide Life Safety plans to include path of travel for egress on Floors 1‐4 of the
apartment area.
5. Enclose the parking area and fully sprinkle the garage for the apartment complex.
6. Create vestibules on each corner of the garage to allow entry from the living spaces,
with fire rated assemblies on the living side and the parking side.
7. Standpipes are required in the garage stairwells due to access issues for fire fighting.
8. Parking garage and parking garage side of the tenant spaces need similar fire rating
9. All elevators shall accommodate an ambulance stretcher.
10. Fire alarm plans shall be designed by a NICET 3 or 4.
11. Provide locations of emergency and exit lights.
12. Provide measurements of exit doors.

13. If there are fryers to be installed in any of the commercial spaces, then a Type I hood
and duct system is required, otherwise a Type II hood system shall be installed.
14. Turning radius plans need to be submitted for evaluation for ease of access to site for
largest fire apparatus.

Fire Sprinkler required in business 5000SF or larger.
Installation of supply piping and modifications of existing system shall be completed in accordance with
the 2019 edition of NFPA 13. Any changes as‐builts must be provided to Skokie fire prevention bureau.
1.
2.
3.
4.
5.
6.
7.

8.

The fire sprinkler piping shall be installed in accordance with NFPA 13. (2019 edition)
All areas shall be sprinklered.
A hydrostatic test is required. 200 PSI /2 HOURS
Fire department connection shall be no more than 100 feet to nearest fire hydrant. Please
submit letter documenting compliancy.
New system supply piping shall be flushed prior to connection to riser per NFPA 24 chapter
10 sections 10.10.2.1.1 through 10.10.2.1.4.
Full chlorination shall be conducted by third party and shall comply with American Water
Works Association per standard C65‐14.
Sprinkler system activation shall be monitored for flow and signal shall go directly wireless
to Skokie dispatch. This per International Fire Code chapter 9 section 903.4.,904.3.5 and
Skokie local adopted code 50‐52(5). Application for monitoring will be provided when plans
are submitted, and system is installed.
Approved drawings and comment letter to be on site always.
Fire Alarm required in business larger than 2500SF

1. Addressable Fire alarm System shall conform to the following adopted codes: International
Building Code (2021 edition), International Fire Code (2021 edition), NFPA 72 (2019 edition),
Illinois Accessibility Code (2018 edition), NFPA 101, and all referenced code sections therein.
2. Fire alarm control panel or annunciator shall be installed no more than ten feet from main
entrance. Annunciator shall be key activated only.
3. Outside weather proof strobe shall activate on water flow only.
4. The installing contractor shall provide the Village of Skokie with certification, stating that the fire
alarm system is installed in full compliance with NFPA and IBC code requirements, and that all
acceptance tests have been conducted per 2019 edition of NFPA 72.
5. Power for the control panel (FACP/FACU) shall be provided via a dedicated circuit with lockout
device provided on the circuit breaker.
6. All audible notifications shall sound in temporal mode. All visual notification devices in the same
area shall be synchronized. If there are any Nap/Sleeping areas the Audio notification shall be
low frequency 520Hz type.
7. Duct detector activation shall go to trouble only. Duct detectors are required on all air return
and supply for systems having a design capacity greater than 2,000 cfm. Activation of these

8.

9.
10.
11.
12.

detectors shall shut down the building air handling systems. Provide duct detectors as required.
Install all reset test switches in close proximity to duct detector if possible.
All fire alarm wire installed within wall or ceiling cavities shall be installed in conduit. Surface
mounted on walls in open rooms within conduit, at least 7 feet above the floor and hung with,
cables shall be securely fastened in an approved manner at intervals of not more than 450 mm
(18 in.).
Knox box is required. Knoxbox.com Series 3200 mounted 5 feet high, and no greater than 5 feet
from the main entry where the annunciator panel for fire alarm would be.
Fire alarm site maps required at all panels and provide approved plans and comment letter to
remain on site at all times.
These plans are approved subject inspections and final approval.
Schedule acceptance test with fire prevention bureau by calling 847‐982‐5340 (72) hrs. prior to
test.

Life Safety;
1.
2.
3.
4.
5.

Install all EXIT & Emergency Lights (EM) on dedicated circuits with breaker lockouts.
All EXIT & EM lighting with emergency backup power for 90 minutes.
Emergency lighting to provide light in the egress path for all interior and 10 feet of Exit
discharge exterior.
Fire Extinguishers of appropriate size and type mounted 6” minimum off floor or handle no
higher than 60”, per NFPA 10.
Cabinets for extinguishers shall be equipped with either handles to open or tools to break
glass.

All comments shall be addressed prior to and for condition of final occupancy. Upon completion of the
above project and Certificate of Occupancy issued, owner shall comply with all fire protection systems
and suppression systems required Testing, Inspection, and Maintenance. Documentation shall be
available upon inspection and sent to Skokie Fire Prevention Bureau offices
The testing and inspection of all systems must be completed and compliant with IFC, IBC, NFPA 72, NFPA
13, and any amended code of the Village of Skokie. As‐built drawings shall be submitted for final
approval. All field changes shall be shown on the as‐built drawings.
If you have any questions regarding the plan review call Inspector Friedman 847.982.5342.

Captain Christopher Vrshek
Fire Prevention Bureau
Skokie Fire Department
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Comment

All required guest parking must be accessible to the public at all times. Please add information or call outs
to help identify parking designation.

Comment

The accessible parking spaces should be 8' wide with an 8' access aisle. Provide R7-8 and R7-I101 signs in
front of the accessible parking spaces. Parking site plan must be provided for parking deck.

Comment

Please provide more information to do a proper parking analysis. Will need more information regarding the
proposed parking deck. Plans for the parking deck are required to be submitted for the parking
determination and overall review of the parking layout. Attached please see breakdown of preliminary
parking analysis.

Comment

Provide bicycle parking spaces (Sec 118-222). General, each bike parking space is 2'X6' with a bike rack
that can enable the user to lock bike to the rack at 2 locations on the bike frame. Bicycle parking is
required to be located near the building enterance and designed in compliance with Section 118-221.
Location and spaces must be shown on the plans.

Comment

The minimum number of off-street loading spaces for non-residential shall be 1 loading space for buildings
containing 10,000 to 100,000 sf of gross floor area, plus 1 additional loading space for each additional
100,000 sf of gross floor area.

Comment

The minimum required size of loading spaces shall be 10 feet in width and 25 feet in length, exclusive of
aisle and maneuvering space, and spaces shall have a vertical clearance of not less than 12 feet.

Comment

Provide Stop bar and R-1 sign at the exit of the parking lot. The right-in and right-outs should be in
accordance with Cook County standards.

Comment

All parking areas must be paved, drained, curbed, and landscaped to Village standards.

Comment

Please provide a fully dimensioned site plan that is drawn to scale. A few examples that need to be
included in the dimensioned site plan is the parking layout with stalls, parking deck spaces, drive aisle
widths, sidewalk widths, pavement markings, and driveway widths. Please include parking designation and
any abbreviations should be displayed on a legend. A site plan for the parking deck must also be provided.

Comment

Accessible parking must be placed on level pavement on the shortest accessible route to an accessible
entrance. This is relating to the parking deck.

Comment

Please provide a formal response letter addressing all Civil/Traffic comments in the next submission.

Comment

No objects are allowed within a 10' sight distance triangle in R1, R2, R3, and R4 districts, or within a 15'
sight distance triangle in all other districts, between 30" and 84" in height from grade except traffic control
devices listed in the Manual on Uniform Traffic Control Devices.

Comment

Not all previous comments were addressed.

Comment

Fire lanes and zones to be determined by the Skokie Fire Prevention Bureau.

Comment

Cook County permit required for connection to courthouse, driveway improvements, removals, and/or new
driveways.

Comment

Section 118-212 minimum vertical clearance is 7 feet. Please verify vertical clearance is met.

Comment

Owners or parties responsible for the parking circulation are encouraged to have the traffic control devices
(signage) into compliance with the MUTCD (Manual on Uniform Traffic Control Devices). Please provide
plans with appropriate signage to control parking circulation.

Comment

Overall, more information is required to move forward. Civil plans must be submitted prior to site plan
approval.

Comment

Lighting and photometrics meets the required average footcandle ratio and no relief is required. The lowest
point at any pavement may be less than 1/4 of the average footcandle as long as adequate lighting is
provided for the roadway and parking lot.
All lighting units shall be of the full cutoff type in the road area.

Comment

Please address the following comments regarding the traffic study:
1.) The directional distribution does not equal 100%. Please revise and adjust all calculations accordingly.
Estimated traffic volumes will be affected.

2.) Please provide exhibits from the ITE Trip Generation Manual in the appendix as indicated.

3.) There is a discrepancy for the dates in which traffic counts were observed. On page 7 it states that
counts were performed May 25 on a Wednesday while the appendix has a few counts observed on May 24.
Please revise for consistency between the appendix and the study.
4.) Please provide the 2018 hourly traffic counts performed by IDOT for review of the 20-30 percent
increase in the existing traffic counts.
5.) On figure 8, the 2028 projected traffic volumes for westbound and eastbound at Woods/Old Orchard
are not balancing with figure 6 and figure 7. Please revise.
6.) Cook County permit is required due to ownership of Old Orchard Rd and ownership of the nearby traffic
lights.
Comment

The Village of Skokie has a site plan approval for the construction of Carvana at 9801 Woods Dr and per
the site plan approval conditions, the applicant is required to analyze right turn lane warrants for Woods
Drive/Old Orchard Rd for any new increased traffic generation at Woods Dr/Old Orchard Rd.
As part of the 5400 Old Orchard Rd development, the traffic study should include traffic generated from
Carvana to accurately reflect the future traffic conditions. See below for site plan approval condition of
Carvana.
7.) The petitioner agrees to participate in Condition #3 of Village Ordinance #15- 3-Z-4128 which requires
the following: the dedication right-of-way for a northbound right turn lane on Woods Drive at Old Orchard
Road and construction of this right turn lane and adjacent required sidewalks, as approved by the Village,
should there be any increase in building area or intensity of use, which results in increased traffic
generation beyond the current design capacity. Any such increase shall be determined by the Village,
pursuant to an appropriate traffic study.
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