
7/25/22 
 

72-O-22 

AN ORDINANCE 

Approving a Major Adjustment Regarding Required Parking at 1571 
Maple Authorized by  

Ordinance 19-O-15 and Amended by
Ordinance 61-O-16 and Ordinance 147-O-18 

 
WHEREAS, the City of Evanston is a home-rule municipality pursuant to 

Article VII of the Illinois Constitution of 1970; and 

WHEREAS, as a home rule unit of government, the City has the authority 

to adopt legislation and to promulgate rules and regulations that protect the public 

health, safety, and welfare of its residents; and 

WHEREAS, it is a well-established proposition under all applicable case 

law that the power to regulate land use through zoning regulations is a legitimate means 

of promoting the public health, safety, and welfare; and 

WHEREAS, Division 13 of the Illinois Municipal Code (65 ILCS 5/11-13-1, 

et seq.) grants each municipality the power to establish zoning regulations; and 

WHEREAS, pursuant to its home rule authority and the Illinois Municipal 

Code, the City has adopted a set of zoning regulations, set forth in Title 6 of the 

Evanston City Code of 2012, as amended, (“the Zoning Ordinance”); and

WHEREAS, on April 13, 2015, the City Council enacted Ordinance 19-O-

15, attached hereto as Exhibit 1 and incorporated herein by reference, which granted a 

Special Use Permit for a Planned Development (the “Planned Development”) at 1571 

Maple Avenue (the “Subject Property”), which is legally described in Exhibit 1; and 

WHEREAS, Ordinance 19-O-15 approved the construction of a 12-story 
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mixed use building with 101 residential dwelling units at the Subject Property (the 

“Project”), which is detailed at length in Exhibit 1; and      

WHEREAS, on May 23, 2016, the Planning and Development Committee 

(“P&D Committee”) held a meeting, in compliance with the provisions of the Illinois 

Open Meetings Act (5 ILCS 120/1 et seq ), during which it retained jurisdiction over the 

Planned Development Amendment request; and at its meetings of May 23, 2016 and 

June 13, 2016 held in compliance with the provisions of the Illinois Open Meetings Act, 

the City Council and considered the P&D Committee's deliberations and 

recommendations, heard public comment, and made findings; and on June 22, 2016 the 

City Council considered and adopted Ordinance 61-0-16; and 

WHEREAS, in order to remain in compliance with the terms of Ordinance 

19-O-15 and 61-O-16 and provide for Applicant to modify its parking requirements and 

on-site inclusionary housing, the Applicant again requested an amendment to the 

Planned Development; and  

WHEREAS, by submitting an application to amend a planned 

development to the City dated September 12, 2018, the Developer and Applicant, 1571 

Maple Avenue, LLC (the “Applicant”) requested major adjustments to: (1) reduce the 

required number of leased parking spaces from one hundred and one (101) to fifty (50); 

(2) allow the City to amend the original parking lease; (3) allow the City to provide 

parking spaces at Sherman Plaza; and (4) seek a change to the affordable housing 

provisions to allow them to provide one (1) affordable housing unit at sixty percent 

(60%) of Area Median Income (“AMI”) in lieu of two (2) affordable housing units as 

provided for in Ordinance 19-O-15; and  
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WHEREAS, on November 12, 2018, the P&D Committee held a meeting, 

in compliance with the provisions of the Illinois Open Meetings Act (5 ILCS 120/1 et seq 

), during which it retained jurisdiction over the Planned Development Amendment 

request; and at its meeting on November 12, 2018 held in compliance with the 

provisions of the Illinois Open Meetings Act, the City Council and considered the P&D 

Committee's deliberations and recommendations, heard public comment, and made 

findings; and on November 29, 2018, the City Council considered and adopted 

Ordinance 147-O-18; and 

WHEREAS, in order to remain in compliance with the terms of Ordinance 

19-O-15, 61-O-16 and 147-O-18 and provide for Applicant to modify its parking 

requirements, on March 25, 2022, the Applicant again requested an amendment to the 

Planned Development, requesting major adjustments to: (1) reduce the required 

number of leased parking spaces from fifty-five (55) to zero (0); and (2) eliminating the 

parking lease; and  

WHEREAS, on June 22, 2022, the Land Use Commission, in compliance 

with the provisions of the Illinois Open Meetings Act (5 ILCS 120/1 et seq), held a 

meeting as the determining body for the Planned Development Amendment request, in 

accordance with Section 6-3-9-8 of the Evanston Zoning Code and Ordinance 92-O-21; 

and  

WHEREAS, the Land Use Commission recommends that the City council

deny the request and amend the planned development by allowing major adjustments 

to relocate the fifty-five (55) parking spaces leased in the Maple Avenue garage to the 
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Sherman Plaza garage and charge the rental company for the parking spaces that are 

utilized rather than for all 55 spaces; and 

WHEREAS, Staff recommends that the City Council require the 

submission of vehicle ownership reports to the City as well as continued subsidized car-

share memberships being provided to building residents; and 

WHEREAS, at its meeting on August 8, 2022, held in compliance with the 

provisions of the Illinois Open Meetings Act, the City Council considered the Land Use 

Commission‘s deliberations and recommendations, heard public comment, made 

findings and considered this Ordinance 72-O-22, 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF 

THE CITY OF EVANSTON, COOK COUNTY, ILLINOIS, THAT: 

SECTION 1:  The foregoing recitals are hereby found as fact and 

incorporated herein by reference. 

SECTION 2:  Pursuant to the terms and conditions of this ordinance, the 

City Council hereby grants an amendment to the Special Use Permit previously 

authorized by Ordinance 19-O-15 and subsequently amended by Ordinance 61-O-16 

and 147-O-18 to allow for the amended parking requirements of the Planned 

Development described herein. 

SECTION 3:  Pursuant to Subsection 6-3-5-12 of the Zoning Ordinance, 

the City Council amends condition (Z) on the Special Use Permit granted for the 

Planned Development in Ordinance 19-O-15, as may be amended by future 

ordinance(s), and violation of any of which shall constitute grounds for penalties or 
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revocation of said Special Use Permit pursuant to Subsections 6-3-10-5 and 6-3-10-6 of 

the Zoning Ordinance: 

 (Z) Parking Lease: The Applicant must agree and sign an amended long-term 
parking lease agreement with the City of Evanston to lease fifty-five (55) parking 
spaces and pay for the utilized spaces based on the standard current monthly 
parking fee from the Sherman Plaza Parking garage located at 821 Davis Street.  
The amended lease agreement will mandate that the Applicant pay any 
increases in the rental rate structure through the term of the lease agreement.  
The long-term lease agreement shall be set for a minimum period of seven (7) 
years. For the lifetime of the project, the Applicant must require all Residents to 
disclose their vehicle ownership and conduct periodic reviews to ensure that all 
vehicles owned by Residents of the building are accounted for within the Maple 
Avenue garage. The Applicant must provide the certified vehicle ownership 
report to the City of Evanston annually by January 31st of each calendar year 
during the first seven (7) year.  The City of Evanston’s Department of 
Administrative Services will monitor the Applicant’s certified vehicle ownership 
reports and the costs incurred by the City of Evanston for such oversight shall be 
paid for by Applicant’s parking lease fees. If at any time during this seven (7) 
year period such annual vehicle ownership report indicates that the Residents of 
the building own more than fifty-five (55) cars and require more than fifty-five (55) 
parking spaces, the Applicant agrees to amend the parking lease agreement with 
the City and lease the additional parking spaces necessary. The Applicant also 
agrees to deny apartment leases to potential Residents who own vehicles until 
such time as the number of vehicles owned by the Residents of the building and 
required to park in the Sherman Plaza garage by terms of this Ordinance falls 
below fifty-five (55) or until the surplus parking spaces can be accommodated in 
the revised lease agreement with the City of Evanston. 

 
Following the seven (7) year anniversary of the parking lease agreement date, 
the parking lease agreement may be amended. The number of parking spaces 
leased from the City may be reduced to match the highest number of vehicles 
owned by the Residents and required to park in the Sherman Plaza garage by 
the terms of this Ordinance in any year during the seven (7) year period per the 
annual parking reports.  The number of parking spaces leased by the City may 
not be reduced in the first seven (7) years and any reduction after the seven (7) 
year anniversary shall be approved by the City Council as an amendment to the 
parking lease agreement. 

 
Following the expiration of the seven (7) year anniversary of the parking lease 
agreement, the agreement can be modified every five years thereafter but not 
before, to match the highest number of vehicles owned by the Residents and 
required to park in the Sherman Plaza garage by the terms of this Ordinance 
during any calendar year in the preceding five (5) year term per the annual 
parking report.  Any amendments to the number of parking spaces leased from 
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the City of Evanston or any other amendments to the lease agreement, including 
term extensions, shall be approved by the City Council as an amendment to the 
parking lease agreement.   

 
The Applicant must hold a valid long-term parking lease agreement with the City 
of Evanston for the lifetime of the project unless this condition is amended by the 
City Council of the City of Evanston as an amendment to the Planned 
Development. 

SECTION 4:  Pursuant to Subsection 6-3-6-10 of the Zoning Ordinance, 

the Applicant shall, at its cost, record a certified copy of this ordinance, including all 

exhibits attached hereto, with the Cook County Recorder of Deeds, and provide proof of 

such recordation to the City, before the City may issue any permits pursuant to the 

Planned Development authorized by the terms of this ordinance. 

SECTION 5:  Except as otherwise provided for in this Ordinance 72-O-22, 

all applicable regulations of Ordinances 147-O-18, 61-O-16, and 19-O-15, the Zoning 

Ordinance, and the entire City Code shall apply to the Subject Property and remain in 

full force and effect with respect to the use and development of the same.  To the extent 

that the terms and/or provisions of any of said documents conflict with any of the terms 

herein, this Ordinance 72-O-22 shall govern and control. 

SECTION 6:  When necessary to effectuate the terms, conditions, and 

purposes of this ordinance, “Applicant” shall be read as “Applicant and its agents, 

assigns, and successors in interest” and shall mean 1571 Maple Avenue, LLC, and any 

and all successors, owners, and operators of the Subject Property. 

SECTION 7:  This ordinance shall be in full force and effect from and after 

its passage, approval, and publication in the manner provided by law. 

SECTION 8:  Except as otherwise provided for in this ordinance, all 

applicable regulations of the Zoning Ordinance and the entire City Code shall apply to 
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the Subject Property and remain in full force and effect with respect to the use and 

development of the same.  To the extent that the terms and provisions of any of said 

documents conflict with the terms herein, this ordinance shall govern and control. 

SECTION 9:  All ordinances or parts of ordinances that are in conflict with 

the terms of this ordinance are hereby repealed. 

SECTION 10:  If any provision of this ordinance or application thereof to 

any person or circumstance is ruled unconstitutional or otherwise invalid, such invalidity 

shall not affect other provisions or applications of this ordinance that can be given effect 

without the invalid application or provision, and each invalid provision or invalid 

application of this ordinance is severable. 

SECTION 11:  The findings and recitals herein are hereby declared to be 

prima facie evidence of the law of the City and shall be received in evidence as 

provided by the Illinois Compiled Statutes and the courts of the State of Illinois.  

 

 
Introduced:_________________, 2022 
 
Adopted:___________________, 2022 

Approved:  
 
__________________________, 2022 
 
_______________________________ 
Daniel Biss, Mayor 

 
Attest: 
 
_____________________________ 
Stephanie Mendoza, City Clerk 

 
Approved as to form: 
 
_______________________________ 
Derke Price, Interim Corporation Counsel  
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EXHIBIT 1 

ORDINANCE 147-O-18 
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MEETING MINUTES 

LAND USE COMMISSION 
Wednesday, June 22, 2022 

7:00 PM 
Lorraine H. Morton Civic Center, 2100 Ridge Avenue, James C. Lytle City Council 

Chambers 
 
Members Present:   Myrna Arevalo, George Halik, Brian Johnson, Jeanne Lindwall, Kiril 
Mirintchev, Max Puchtel, Matt Rodgers, Kristine Westerberg  
 
Members Absent:  Violetta Cullen,  John Hewko   
 
Staff Present:  Johanna Nyden, Brian George, Melissa Klotz, Michael Griffith, 

Meagan Jones 
 
Presiding Member:  Matt Rodgers 
 _____________________________________________________________________ 

 
Call to Order 
Chair Rodgers opened the meeting at 7:01pm. A roll call was then done and a quorum 
was determined to be present.  
 
Approval of June 8, 2022 Meeting Minutes 
Commissioner Westerberg then made a motion to approve the Land Use Commission 
meeting minutes from June 8, 2022. Seconded by Commissioner Arevalo. A voice vote 
was taken and the motion passed, 7-0, with one abstention. 
 
Old Business 
A. Major Adjustment to a Planned Development | 1571 Maple Avenue | 22PLND-
0032 
1571 Maple Avenue, LLC, applicant, submits for a major adjustment to the 
planned development approved by ordinance 19-O-15, and amended by 
ordinances 61-O-16 and 147-O-18 in the D3 Downtown Core Development District. 
The applicant is requesting to modify the number of required leased parking 
spaces from 55 to 0, terminating the existing parking lease between the applicant 
and the City of Evanston. The Land Use Commission makes a recommendation to 
the City Council, the determining body for this case, in accordance with Section 
6-3-9-8 of the Evanston Zoning Code and Ordinance 92-O-21.  
 
Michael McLean provided an introduction and background on the proposal as a transit 
oriented development (TOD). He explained the initial review of the development with 
regards to parking, the parking study that was completed for it, and the conditions 
placed on the development relating to the parking lease. He then explained the 
subsequent major adjustment in 2018 that reduced the required leased parking spaces 

Page 73 of 98 Doc ID: 968be321655f89c29c8947f80771890c28e75d17



 APPROVED 

Page 2 of 5 
June 22, 2022 Land Use Commission Meeting 

to 55 and the current request before the Commission. He then explained that the 
request lets the residents and the market determine where they wish to park and there 
have been no complaints received about building residents parking on the street. 
 
Commissioner Questions 
Commissioner Halik asked if it is correct that the ordinance says, as a TOD, this 
development would be required to have 85 spaces and that there is a standard that 
applies to these types of developments.  
 
Ms. Nyden confirmed that to be the case. She then stated that Mr. McLean’s point is 
well taken; however, this is a larger policy discussion needed and staff’s suggestion is 
to keep the parking spaces intact but to only require the applicant to pay for the spaces 
that are being used. Maple is a further distance from the project but the Sherman 
garage at the time of the project approval was fully parked. Staff’s suggestion reserves 
the block of spaces so that if a tenant comes, they have space available and are not 
searching. Commissioner Halik stated he believes the suggestion is a good one and a 
larger policy discussion is needed.  
 
Commissioner Puchtel asked if the request would waive TOD requirements.  
Ms. Nyden explained that the parking requirement was different when the project was 
approved and Council later directed staff to look at parking requirements in TOD areas, 
which led to a parking study being completed and new parking requirements for TOD 
areas. 1571 Maple then came back to request parking reductions that were more in-line 
with those requirements, especially given their proximity to transit. The TOD parking 
requirements still apply but the applicant is requesting a variation from those 
requirements (change to the site development allowance that was granted). Ms. Nyden 
then explained the nature of staff’s suggestion. 
 
Mr. McLean added that the development is not a new development and has been 
leased for 5 seasons with a 98% occupancy rate, with a drop to 89% during Covid but 
with no increase in vehicle ownership. He then explained that one of the complaints was 
received from residents at the Winthrop Club which (anecdotally) is leasing spaces to 
some residents to 1571 Maple. It was not the intention of the parking lease to support 
the investment of a parking garage in Evanston but to support efforts towards transit 
oriented developments and be greener, reduce carbon footprint and rebar and concrete 
used for parking. He then emphasized the proximity of the project to transit and the 
reduction of retail occupancy on Davis Street since the development was completed. He 
then expressed appreciation for staff looking to find a creative solution. 
 
Commissioner Halik asked if there is no overnight parking allowed downtown where is 
the nearest residential parking. Mr. McLean responded that there is residential permit 
parking located south of Grove and there is also residential parking west of Oak but that 
the 1571 Maple building residents are not allowed to park on the street. So this leads to 
the need to lease spaces. There is an on-site surface lot with car-share spaces, and EV 
charging stations and parklets. Mr. McLean then explained that he has not heard nor 
has the Councilmember heard of any negative parking impacts from the building  
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Chair Rodgers asked if those buildings leasing spaces in the City garages charge the 
market rate for parking. Ms. Nyden responded this would be best answered by the 
Parking Manager. At one time, the top level of parking at Maple Avenue garage was 
seen as less desirable and the Parking Manager at that time was attempting to lease 
blocks of parking so there may have been a reduced price or a “lock-in” price. Generally 
though, lessees are charged market rate. Mr. McLean stated the lease started at 80% 
per parking space per month and is now $110.
 
Commissioner Puchtel inquired what the current rate is, to which Mr. McLean 
responded $110 per month in Maple Ave garage. The cost of leasing spaces can be 
changed at the City’s discretion. Mr. McLean added that 1571 Maple has been providing 
the parking to its residents at a discounted rate (below market) to encourage people to 
use it. 
 
Commissioner Westerberg asked given have been able to decrease spaces over time 
and City being uncertain of what parking will need, if Mr. McLean is open to the City’s 
suggestion. Mr. McLean responded that he is not opposed to compromise but there 
should be more discussion. He believes it would be cleaner to not have the requirement 
but if staff’s recommendation moves forward, he strongly requested that spaces be in 
the Sherman garage instead of Maple Avenue.
 
Commissioner Lindwall asked how the 2 hour time limit during the day is monitored. Mr. 
McLean responded that on-site staff monitors the parking lot at night to ensure those 
spaces are utilized by building tenants. During the day, would probably more react to a 
complaint or if a repeat offender was noticed but try to not kick out people from the lot 
 
Commissioner Lindwall asked who uses the car-share vehicles. Mr. McLean responded 
that every building resident is automatically signed-up for it but he was not sure of 
actual usage. He then explained that while many places have lost their car-share 
spaces while this site has maintained them and seen them be used. 
 
Commissioner Lindwall then asked what year the project is in the lease agreement. Mr. 
McLean responded he believes they are in year 5 and that the lease was created as a 
safeguard to make sure building residents did not park in the neighborhood.  During the 
2018 reduction, Council suggested revisiting the lease in a few years. Commissioner 
Lindwall then asked how it is determined which resident parks on-site. Mr. McLean 
replied that it is on a first come-first served basis which has not been an issue. 
Commissioner Lindwall then asked what would happen if more residents needed space. 
Mr. McLean responded that off-site parking arrangements would need to be made but a 
lottery may be needed to determine access to the surface lot. 
 
Public Comment 
 
None 
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Following public comment, Mr. McLean provided a closing statement stating his 
appreciation of the questions and discussion and he understands this is part of a larger 
policy discussion that is being worked through. Has been successful in implementing 
change and asked that that be considered. He requested additional consideration of the 
facts of minimal cars being on site and no nuisances being noted since the building was 
constructed. He is looking for fair thing. 
 
The record was then closed 
 
Deliberations 
 
Commissioner Halik stated he believes the Commission should follow staff’s 
recommendation as outlined earlier. The number of parking requests in recent years 
suggests this is heading towards a new policy and this may be a good trial case, there 
will be more of these types of requests and it is not good to say yes to one and not the 
other.  
 
A brief discussion and clarification on the recommendation occurred. Denial of the 
applicant’s request to go to 0 leased parking spaces but compromise to keep the 55 
parking spaces and only charge for spaces being used was generally agreed upon by 
Commissioners. 
 
Commissioner Mirintchev expressed that the flexible solution is better as he is afraid of 
creating precedent. Good to have a central policy in such cases. Commissioner Lindwall 
agreed, explaining it would be bad policy to terminate the lease. Looking at the data, 
she suggested somewhere in the 25 to 30 parking space range would make sense if the 
number of spaces is reduced and move the spaces to the closer garage. Chair Rodgers 
stated that there is an average of 13.8 parking spaces being used per year. He then 
agreed it would be better to modify the lease instead of terminating it. 
 
Chair Rodgers asked what to do if multiple spaces are held by different developments 
but not used and if there is a potential for future issues. Ms. Nyden responded that the 
City is unable to predict the need which speaks to larger policy of how to address that 
parking need. If this is a problem, staff could figure out what to do in that case. The City 
does not oversell available parking spaces and there is better data to help monitor 
parking.  
 
Commissioner Halik stated that he likes the policy approach because it is flexible. The 
formula used for the initial TOD requirements is likely irrelevant so additional 
consideration is appropriate. 
 
Commissioner Westerberg stated that because the lease is in the 5th year of the 7 year 
lease, it is not onerous for the applicant to see what happens after the full 7 years. 
 
The Commission then reviewed the standards for approval relating to the Major 
Adjustment: 
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●      Applicable standards for Special Use (6-3-5-10) were found to still be met with 
the added conditions as discussed. 

●      Standard for a Planned Development (6-3-6-9) was found to still be met with 
the added conditions as discussed. 

●      Applicable standards for Planned Developments in the D3 were found to still 
be met with added conditions discussed.  

Commissioner Lindwall made a motion to recommend that the number of 
required leased parking spaces not be reduced but that the parking lease be 
modified to relocate the 55 parking spaces leased in the Maple Avenue parking 
garage to the Sherman garage and only charging the rental company for the 
parking spaces that are utilized rather than the entire number of spaces. 
Seconded by Commissioner Puchtel. A roll call vote was taken and the motion 
was approved, 8-0. 
 
 
Respectfully submitted, 
Meagan Jones, Neighborhood & Land Use Planner 
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SECTION 1 PROJECT NARRATIVE 

The Applicant, 1571 Maple Avenue LLC (“Applicant”), is the owner of the subject property, 
located at 1571 Maple Avenue (“Subject Property”). 

The requested major adjustment is for the existing mixed-use building, which was approved as a 
Planned Development pursuant to Ordinance No 19-O-15 approved by the Evanston City 
Council on April 13, 2015.   

The existing building contains 101 apartments, approximately 3,979, square feet of ground floor 
retail, 13 on-site parking spaces and 55 off-site parking spaces in the city owned parking garage 
at 1800 Maple Avenue, in accordance with Ordinance 147-O-18, which reduced the off site 
parking to the current level.  The development original provided 101 parking spaces at 1800 
Maple Avenue. The on-site parking includes two car-share spaces and an electric car charging 
station.  These spaces are intended to serve the commercial spaces during the day, and are 
available for residents and visitors overnight. The Applicant will continue to offer reduced 
membership rates for use of the car-share vehicles on site to residents of the development. 

As the development became fully stabilized, it became clear that the 101 parking spaces leased in 
the 1800 Maple Avenue parking garage were not necessary to serve the tenants.  The parking 
count at the off-site location was reduced by ordinance number 147-O-18 to 55 off-site parking 
spaces.  Because the building is currently 95% rented, and only 6 of the 55 off-site places are 
currently used by residents of the development, the Applicant now seeks to eliminate the parking 
lease at the 1800 Maple parking garage and reduce the total required parking in the development 
to the existing 11 on site parking spaces.   

Based on the amount of off-street parking available in the neighborhood, in parking lots that are 
closer to the subject property than the 1800 Maple Avenue parking garage, the Applicant no 
longer needs to maintain a lease for off-site spaces.  The Applicant will continue to provide an 
annual vehicle ownership report to the City for record-keeping purposes.  

Page 91 of 98 Doc ID: 968be321655f89c29c8947f80771890c28e75d17



SECTION 2 STATEMENTS ADDRESSING RELIEF STANDARDS

STATEMENT OF COMPLIANCE WITH ZONING ORDINANCE AND OTHER 
PERTINENT CITY POLICIES 

Statement addressing the development’s compliance/any other pertinent city planning and 
development policies regarding the following: 

The amendment is in compliance with the “2000 Evanston Comprehensive General Plan,” 
adopted May 8th, 2000 (“Comprehensive Plan”) by the City Council as set forth below. 

A. Promoting Use of Mass Transit and Pedestrian-Friendly Development

 The Comprehensive Plan states the following:  

“Promote higher-density residential and mixed-use development in close proximity 
to transit nodes (e.g., train stations) in order to support non-automobile dependent 
lifestyles.” (Comprehensive Plan, page 108).

 The Subject Property is located within a five-minute walk (1320-ft radius) from The Davis 
Street purple line station and the Davis Street Metra station. By providing ample bicycle
parking and on-site car sharing spaces, the amendment is designed to support non-
automobile dependent lifestyles.  

“New developments should be integrated with existing neighborhoods to promote 
walking and the use of mass transit.” (Comprehensive Plan, page 8).

 The Subject Property is located within a five-minute walk (1320-ft radius) from various 
retail stores and restaurants.  In fact, the Subject Property earns a “Walk Score” of 96, 
indicating that daily errands do not require a car. As such, the proposed development 
promotes walkability within the neighborhood, and reduces the demand for excess parking 
for residents.   

 The Subject Property is located less than 700 feet from the Davis Street CTA station and 
Metra station. The intersection of Davis and Maple also features stops for the 93, 201, 
206, 208 and 213 bus routes. Accordingly, residents of the Subject Property have excellent 
access to both local and regional transit options.  

“New land development can take advantage of renewed interest in pedestrian and 
transit orientation. For example, slightly higher density residential and 
residential/commercial mixed-use buildings can be desirable additions along major 
corridors already very accessible to mass transit.” (Comprehensive Plan, page 8). 

 The Subject Property is located on a site with convenient accessibility to the CTA purple 
“L” line and is approximately two blocks away from a Metra station. Further, the property 
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is in a pedestrian-friendly location, in a transit oriented development area desirable to 
residents who prefer to walk around downtown. Therefore, the proposed amendment will 
take advantage of the renewed interest in pedestrian and transit orientation and promote 
public transportation versus vehicular traffic.  

 Since the development was constructed, dining and grocery options have increased in the 
vicinity, particularly with a Target grocery location 0.3 miles away.    

“Promote biking to enhance the character of the community, retail viability, and 
health of citizens.” (Comprehensive Plan, page 109). 

 The development currently provides ample room to store residents’ bicycles in a well-lit 
and inviting bicycle storage room, encouraging biking as a means of transportation. The 
number of bicycle parking spaces provided will meet the requirements of the City of 
Evanston code. The Subject Property also features bike parking for visitors on the corner
of Davis and Elmwood Avenue.  

STATEMENT OF SITE CONTROLS AND STANDARDS FOR PLANNED 
DEVELOPMENTS 

Statement addressing the site controls and standards for planned developments in the subject
property’s zoning district regarding the following: 

The requested major adjustment is to a previously-approved planned development.  The only 
requested change is to the parking requirements reflected in the approval ordinance.  The 
applicant seeks to modify the approved number of spaces from 55 off-site spaces and 13 on-site 
spaces to 13 on-site spaces. The Applicant has determined and substantiated in this application, 
that the 55 off-site parking spaces are not necessary to serve the needs of the Subject Property’s 
residents, and that residents who may need off-street parking are so few, that the available off-
street parking in the neighborhood will better serve them than the leased spaces in the 1800 
Maple Avenue garage. 

No other zoning or site controls are being modified.  
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STATEMENT OF DEVELOPMENT ALLOWANCES FOR PLANNED 
DEVELOPMENTS 

Statement addressing the development allowances for planned developments in the subject 
property’s zoning district regarding the following: 

Parking 

The requested adjustment is to a previously-approved planned development.  The 
only requested change is to the parking requirements reflected in the approval 
ordinance.  The reduction of spaces from 55 off-site spaces and 13 on-site spaces 
to 13 on-site spaces will allow the Applicant to eliminate a lease that is 
unnecessary for the operation of the Subject Property. Currently, 6 spaces in the 
1800 Maple Avenue garage, where the off-site parking spaces are located, are 
rented by residents of the Subject Property.  This number has decreased steadily 
since the building was stabilized. Furthermore, the parking resources available in 
the neighborhood are more than adequate to address any off-street parking needs 
of residents of the Subject Property.  

The requested relief will have no adverse effects on residential uses within or 
adjoining the development or the overall neighborhood. 
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1571 Maple Avenue 
Major Adjustment 
 
Request and History 
 
The subject proposal will eliminate an existing parking lease between the developer and the City 
of Evanston, which was established in order to ensure that there would sufficient parking for 
residents of 1571 Maple Avenue. 
 
The development was planned with just 13 parking spaces, two of which were built into a parklet 
to enhance the outdoor space and pedestrian experience at the site.  The remaining 11 parking 
spaces are used for serving the on site commercial uses during the day, and an be used by 
residents and their visitors in the evening. The concept for the development was such that if 
very limited parking is provided on site, then residents without cars would naturally gravitate 
toward the building because of the rich transit amenities and amenities of daily living so nearby.   
 
At the time the subject development was entitled, the developer came to a compromise with the 
City to lease the required number of parking spaces off site in the City’s Maple Avenue garage. 
Th garage is more than 1,000 feet away from the subject property, and accordingly does not 
meet the requirement for off site parking set forth in the City of Evanston’s zoning ordinance in 
Section 6-16-2-1. The developer also agreed to restrict residents from eligibility for on street 
parking passes ordinarily available to neighborhood residents. Essentially, the requirement to 
lease spaces in the Maple Avenue garage was a fail-safe, in case residents of the development 
needed more parking spaces than anticipated by the developer at the time the concept was 
proposed, so that residents’ cars would not create additional stress on the City’s on street 
parking availability. As expected, however, few residents opted to rent space in the building’s 
garage.  
 
The initial lease term was for seven years, and the lease secured 101 parking spaces in the 
garage for residents – one for each unit.  In 2018, an ordinance was approved permitting the 
developer to lease just 70 spaces rather than 101, and contemplated that the lease would be 
modified based on usage. Because so few residents were using the leased parking spaces, the 
requirement has been reduced further, and is now just for 55 parking spaces. As the building’s 
occupancy stabilized, currently at approximately 98%, the parking usage continued to plummet, 
with just 5 residents opting to rent spaces in the Maple Avenue Garage. All 5 of these residents 
will be moving out at the end of their lease terms.  
 
In addition, since the development was approved, the City of Evanston has adopted a Transit 
Oriented Development (“TOD”) policy.  The subject development is within the City’s designated 
TOD zone.  The City has also reduced its parking requirements generally.  Because the TOD 
concept has been tested at this site over the last few years, the development has proven that 
TOD works and the proposed elimination of the Maple Avenue Garage lease is appropriate for 
the development.  
 
Existing Parking Leases 
 
Should the parking lease be terminated completely, the Developer will reimburse any 
prepayments made by residents for those paces on a pro rata basis. Residents will continue to 
be free to lease parking space in the Maple Avenue Garage for a monthly fee of $115 directly 
from the City, or they may choose to lease parking spaces within several parking garages 
nearer to the subject property at comparable prices.  
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Other parking options include:  
 

- 1890 Maple Avenue (E2): $60/month ($175 for 2 months) 
- 1603 Orrington (parking garage) $189/month 
- 821 Davis (Sherman Plaza Parking Garage): $130/month 
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