
LAND USE COMMISSION
Wednesday, November 13, 2024 | 7:00 P.M.

James C. Lytle City Council Chamber, Second Floor
Lorraine H. Morton Civic Center, 2100 Ridge Avenue

AGENDA

Those wishing to make public comments at the Land Use Commission meeting may submit
written comments in advance or sign up to provide public comment in-person during the
meeting by calling/texting 847-448-4311 or completing the Land Use Commission meeting online
comment form available by clicking here, or visiting the Land Use Commission webpage,
https://www.cityofevanston.org/government/boards-commissions-and-committees/land-use-co
mmission, clicking on How You Can Participate, then clicking on Public Comment Form.
Community members may watch the Land Use Commission meeting online at
www.cityofevanston.org/channel16 or on Cable Channel 16.

I. CALL TO ORDER/DECLARATION OF A QUORUM

II. APPROVAL OF MEETING MINUTES: September 11, 2024, September 25, 2024, October 9,
2024, and October 16, 2024

III. NEW BUSINESS

A. Major Variation | 318 Greenleaf Street | 24ZMNV-0037
John Gonzalez, applicant, submits for a Major Variation requesting building lot coverage
of 30.7% where 30% is the maximum coverage permitted (Section 6-8-2-7) and to
establish open parking located more than 30’ from the rear property line or alley on the
existing driveway in the west interior side yard where open parking is required to be
located within 30’ of the rear property line or alley (Section 6-4-6-3, Table 4-B.19), in
order to construct a roof/canopy over a new front entry, eliminate the existing interior
garage parking spaces on the west side of the structure, create one interior garage
space on the east side of the structure off the alley, and establish open parking on the
existing driveway in the R1 Single-Family Residential District. The Land Use
Commission is the determining body for this case in accordance with Section 6-3-8 of
the Evanston Zoning Code. PIN: 11-19-216-021-0000.

Order & Agenda Items are subject to change. Information about the Land Use Commission is available at:
https://www.cityofevanston.org/government/boards-commissions-and-committees/land-use-commission. Questions can be
directed to Meagan Jones, Neighborhood and Land Use Planner, at mmjones@cityofevanston.org or 847-448-4311. The City
of Evanston is committed to making all public meetings accessible to persons with disabilities. Any citizen needing mobility or
communications access assistance should contact 847-866-2919 (Voice) or 847-866-5095 (TYY). Requests for access
assistance must be made 48 hours (two working days) in advance. Requests received with less than 48 hours (two working
days) advance notice will be attempted using best efforts, but cannot be guaranteed.

La ciudad de Evanston está obligada a hacer accesibles todas las reuniones públicas a las personas minusválidas o las
quines no hablan inglés. Si usted necesita ayuda, favor de ponerse en contacto con la Oficina de Administración del Centro a
847/866-2916 (voz) o 847/448-8052 (TDD).

https://docs.google.com/forms/d/e/1FAIpQLSdu-0IBDf1o1gKG0kQkc_eO5lW37Pis-AMNVqPQkijcbc_cXQ/viewform?usp=share_link
https://www.cityofevanston.org/government/boards-commissions-and-committees/land-use-commission
https://www.cityofevanston.org/government/boards-commissions-and-committees/land-use-commission
http://www.cityofevanston.org/channel16
https://www.cityofevanston.org/government/boards-commissions-and-committees/land-use-commission
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IV. DISCUSSION

A. Envision Evanston 2045: Referral Regarding R1-R3 Residential Zoning Districts
Planning staff will facilitate a discussion regarding a City Council referral to increase the
maximum number of permitted dwelling units per zoning lot to four in the R1, R2, and R3
Residential zoning districts as part of Envision Evanston 2045.

V. COMMUNICATIONS

VI. PUBLIC COMMENT

VII. ADJOURNMENT

The next Evanston Land Use Commission meeting will be held on Wednesday, November 20,
2024, at 7:00 pm, in the James C. Lytle Council Chambers in the Lorraine H. Morton Civic
Center.
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MEETING MINUTES
LAND USE COMMISSION

Wednesday, September 11th, 2024
7:00 PM

Lorraine H. Morton Civic Center, 2100 Ridge Avenue, James C. Lytle City Council
Chambers

Members Present: Matt Rodgers, Max Puchtel, George Halik, Jeanne Lindwall,
Jameika Mangum, Myrna Arevalo, Darush Mabadi, Kiril Mirintchev,

Members Absent: Brian Johnson

Staff Present: Neighborhood Land Use Planner Meagan Jones, Assistant City
Attorney Cathy Loam, Planning Manager Elizabeh Williams

Presiding Member: Matt Rodgers
_____________________________________________________________________

I. CALL TO ORDER/DECLARATION OF A QUORUM
Chair Rodgers opened the meeting at 7:00 PM. A roll call was then done and a quorum
was determined to be present.

II. OLD BUSINESS
A. Major Variations | 1630 Ashland Avenue | 24ZMJV-0025

Peter Kaeding, architect and applicant on behalf of the homeowner,
requests Major Variations for a north interior side-yard setback of 1’ where
5’ is required and 6” is the existing legally non-conforming condition
(Section 6-8-2-8 (A)(3), and a rear-yard setback of 3’ where 30’ is required
and 28’ is the existing legally non-conforming condition (Section 6-8-2-8
(A)(4). The Land Use Commission is the determining body for this case in
accordance with Section 6-3-8 of the Evanston Zoning Ordinance. PIN:
10-13-403-027-000. Due to a standing vote of 3-4 on a motion to
approve the requested zoning relief, the application for zoning relief
was continued to this meeting in order to obtain the required 5 votes
to render a majority of the 9 seated members.

Chair Rodgers asked the two members who were not present during the last meeting to
cast their vote.

Chair Rodgers asked Commissioner Mabadi if they had time to review the minutes from
the last meeting. Commissioner Mabadi did have time to review the last meeting and
voted in favor.
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Chair Rodgers asked Commissioner Mangum if they had a chance to review the
previous meeting minutes Commissioner Mangum did have time to review the last
meeting and voted in opposition.

Ayes:, Puchtel, Halik, Arevalo, Mabadi
Nays: Lindwall, Mirintchev, Rodgers, Johnson,Mangum
Abstain:

With the final vote of 4-5 on a motion to approve the requested zoning relief, the
motion fails and the project is not approved.

B. Appeal | 1525 Judson Avenue | 24ZMJV-0029
Donna & Mitchel Harrison, property owners of 1519 Judson Avenue,
appeal the yard determinations of Zoning Analysis 24ZONA-0062 for a
request to demolish a detached garage and construct a 2-story detached
garage/ADU at 1525 Judson Avenue in the R1 Single Family Residential
District. The Appellant appeals the Zoning Administrator’s interpretation
that Davis Street is the front yard and Judson Avenue is the street side
yard of 1525 Judson Avenue, which thereby allows for zoning compliance
for a detached garage/ADU. Yard determinations are made in
conformance with Zoning Code Section 6-4-1-9-A-4. The Land Use
Commission is the determining body for this case in accordance with
Section 6-3-11 of the Evanston Zoning Code. PIN: 11-18-410-001-0000.
Due to an initial vote of 4-2 on a motion to affirm the Zoning
Administrator’s decision and deny the appeal, the application for
zoning relief was continued to this meeting in order to obtain the
required 5 votes to render a majority of the 9 seated members.

Chair Rodgers noted there were three outstanding votes still needed. Chair Rodgers
asked Commissioner Arevalo if they had time to review the previous minutes,
Commissioner Arevalo did have time to review the previous minutes and voted in favor

Chair Rodgers asked Commissioner Mabadi if they had time to review the previous
minutes. Commissioner Mabadi did have time to review the previous minutes and voted
in favor

Chair Rodgers asked Commissioner Mirintchev if they had time to review the previous
minutes. Commissioner Mirintchev did have time to review the previous minutes and
voted in favor

Ayes: Johnson, Lindwall, Puchtel, Rodgers, Mirintchev, Mabadi, Arevalo
Nays: Halik, Mangum
Abstain:

With a final vote of 7-2, the motion to affirm the Zoning Administrator’s decision
and deny the appeal was approved.
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III. DISCUSSION
A. Envision Evanston 2045 - Project Schedule & Land Use Process

Overview of the project schedule related to Envision Evanston 2045.

Elizabeth Williams presented updates about Envision Evanston and the tentative
upcoming schedule. Discussion included how to best organize the Commission’s review
of the draft plan and code, what to expect within the plan, tracking comments that are
made for the plan and code, and beginning the meetings earlier at 6:00 pm.

It was agreed that additional meetings should be planned in order to fully review the
information and ensure time for public comment, but that it would come at an additional
cost to bring in the consultant.

Chair Rodgers made a motion to send a formal request to the City Council for up
to $60,000 for additional meetings related to Envision Evanston 2045. Seconded
by Commissioner Lindwall. A roll call vote was taken and the motion passed, 8-0.

Ayes: Arevalo, Halik, Lindwall, Mabadi, Mangum, Mirintchev, Puchtel, Rodgers
Nays:
Abstain:

IIII. COMMUNICATION

None.

IV. PUBLIC COMMENT

Jean Smiling Coyote, 1823 W. Granville Ave, read portions of the zoning ordinance
pertaining to the Appeal case at 1525 Judson Ave| and urged the owner to revise his
ADU to align with her suggestions.

VI. ADJOURNMENT

Commissioner Lindwall motioned to adjourn, Commissioner Arevalo seconded, and the
motion carried, 8-0.
Adjourned 8:32 PM.

The next meeting of the Evanston Land Use Commission will be held on Wednesday,
September 25, 2024, at 7:00 pm, in the James C. Lytle Council Chambers in the
Lorraine H. Morton Civic Center.

Respectfully submitted,
Justin Bock, Administrative Lead
Reviewed by
Meagan Jones, Neighborhood and Land Use Planner
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MEETING MINUTES
LAND USE COMMISSION

Wednesday, October 9th, 2024
7:00 PM

Lorraine H. Morton Civic Center, 2100 Ridge Avenue, James C. Lytle City Council
Chambers

Members Present: Max Puchtel, George Halik, Jeanne Lindwall, Jameika Mangum,
Myrna Arevalo, Brian Johnson

Members Absent: Kiril Mirintchev, Darush Mabadi, Matt Rodgers

Staff Present: Neighborhood and Land Use Planner Meagan Jones, Zoning
Administrator Melissa Klotz, Senior Planner Sam Hubbard, Assistant City Attorney Brian
George

Presiding Member:
_____________________________________________________________________

I. CALL TO ORDER/DECLARATION OF A QUORUM
Vice Chair Puchtel opened the meeting at 7:00 PM. A roll call was then done and a
quorum was determined to be present.

II. APPROVAL OF MEETING MINUTES: August 14, 2024 and August 28, 2024

Commissioner Lindwall Moved to approve the August 14th meeting minutes
Commissioner Johnson Seconded

Ayes:, Vice Chair Puchtel, Commissioner Halik, Commissioner Lindwall, Commissioner
Mangum, Commissioner Arevalo, Commissioner Johnson
Nays:
Abstain:

Commissioner Lindwall Moved to approve the August 14th meeting minutes
Commissioner Arevalo Seconded

Ayes:, Vice Chair Puchtel, Commissioner Halik, Commissioner Lindwall, Commissioner
Mangum, Commissioner Arevalo, Commissioner Johnson
Nays:
Abstain: Commissioner Mirintchev,Commissioner Mabadi, ChairRodgers
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III. NEW BUSINESS

A. 910-938 Custer Avenue | Planned Development | 24PLND-0031
Charles Davidson, CDG Capital, and Andy Ahitow, City Pads, submit for a
Planned Development to construct a 5-story multifamily residential building with
230 dwelling units including 23 inclusionary dwelling units and 50 open parking
spaces. The applicants request Site Development Allowances in the MXE
Mixed-Use Employment District for 1) 0’ front yard setback where 10’ is required;
2) 10’ rear yard setback where 15’ is required; 3) 50 parking spaces where 127
parking spaces are required; 4) 22’ drive-aisle where 24’ is required; 5) zero
loading berths where 2 short loading berths are required; 6) no landscaping
buffer where a 25’ wide landscaping buffer is required surrounding the side and
rear yards; 7) 192 dwelling units (including 10% on-site inclusionary) + 38 market
rate bonus units for 230 total dwelling units where a maximum Site Development
Allowance of 53 dwelling units plus IHO bonus units are allowed; 8) 56’ building
height at 5 stories where a maximum Site Development Allowance of 56’ at 4
stories is allowed. In addition, the applicant may seek and the Land Use
Commission may consider additional Site Development Allowances as may be
necessary or desirable for the proposed development. The Land Use
Commission makes a recommendation to the City Council, the determining body
for this case. PIN: 11-19-117-063-0000

Charles Davidson, CDG Capital Introduced himself and the development team,
including Andy Ahitow of City Pads, Danny Ziven, Partner at City Pads, Paul Denson of
Real Estate Solutions, and Arden Freeman of Built Form, the Architectural firm working
on the project.

Commissioner Questions/Discussion

Commissioner Halik questioned who the target audience is to live in this building,
commenting on the amount of studios.

Commissioner Johnson had a question about Tapestry, a separate development
worked on by City Pads. Commissioner Johnson asked how many units Tapestry had
and how much onsite parking is available.

Commissioner Halik stated that he has heard before that if a development does not
provide onsite parking, people will not have cars, which he felt is incorrect. He explained
that tenants would just find parking to take up in the surrounding neighborhood. He also
questioned if there were any complaints about Tapestry regarding parking, which staff
confirmed none had been received.

Commissioner Lindwall asked how high the “wing wall” will be and if it will serve a
purpose other than aesthetic. Commissioner Lindwall then expressed concern that there

Page 2 of 7
October 9th, 2024 Land Use Commission Meeting



Draft

would be an issue with the wing wall clearance which was confirmed to be 14 feet,
typical clearance height for loading areas.

Commissioner Lindwall then asked about the easement to allow a 20 foot wide alley to
the south and west of the planned development project. She asked if there was any
discussion about dedicating it to the city as a right of way. Zoning Administrator Melissa
Klotz stated they could revisit the easement/right of way discussion.

Commissioner Lindwall asked if the city eliminates minimum parking requirements, if the
applicant would eliminate the 14 parking spaces on the north side of the building and
turn them into something else. This had not been confirmed as funding for the project
may be partially dependent on providing parking spaces. Commissioner Lindwall then
asked what the developers will be doing about certain Divvy bikes and electric stations
catching fire and if they are taking safety precautions.

Commissioner Halik wanted to know what happens when someone moves into the
building with a moving truck and there’s no loading docks.

Commissioner Halik asked if they would consider if they will have a couple of cars to
rent (zipcar) as an option.

Commissioner Lindwall asked the likelihood that the alley will actually be improved with
pavement

Commissioner Halik asked staff present if the zoning was going to be changed to
adjacent B2 and if that would take away the publics’ asks.

Commissioner Johnson inquired about the relocation of the two utility boxes which the
applicant stated they may not need to be moved due to site adjustments made to better
accommodate vehicle turns in the alley

Vice Chair Puchtel began a brief discussion about the Green Building Ordinance.

Vice Chair Puchtel had concerns about the main intersection by the property. The
viaduct obstructs view and Vice Chair Puchte wanted to know if there was anything that
could be done to improve visibility.

Commissioner Mangum wanted to know if their parking lots would have charging
stations for electric vehicles. The applicant confirmed charging stations would be
provided onsite

Commissioner Lindwall inquired what would be done about unauthorized vehicles
parking in the parking lot. The applicant responded that parking spaces will be assigned
and violators would be towed.
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Commissioner Halik asked how tall the Tapestry building on Main Street was, and asked
how tall each floor was.

Public Comment

Elizabeth (Bess) Schenkier, 936 Sherman Ave., voiced concerns about the zero
setbacks, zero loading bays, zero landscaping, five stories instead of the allowed 4, 230
units instead of the maximum 88, and only 50 parking spaces.

Scott Bernstein, 917 Elmwood Ave., stated that he thinks there is a way the city and the
developers could incentivize an acceptable situation with this development.

Ellen Frank Miller, 924 Sherman Ave., stated that he is delighted there’s another
residential proposal. Ellen is happy that this type of space will be good for residential.
She does feel like this building will be too dense and that parking will be inadequate.

Martin Reinke, 931 Sherman Ave., expressed worry about the zero buffer area, that the
building will tower over their homes and disrupt the solar panels from being effective.
Martin also voiced the dumpsters being close to homes, and wonders if they will be
enclosed.

Mary Laney McComus, 810 Main St., talked about her family history and the history of
Evanston. She is against the proposed building.

Pete DeJong 833 Sherman Ave., voiced concerns about the building and over
population of the area.

Emily Maloney, 827 Sherman Ave., mentioned similar points previously stated. She also
voiced generator noise as an issue as well as trash pick-up noise. She then suggested
that the applicant think about burying power lines at the site.

Steve Miller, 924 Sherman Ave., voiced that parking will probably be an issue.

The applicant then addressed the concerns mentioned and Public Comment was
closed.

Deliberations
Ms. Klotz mentioned that the City is trying to increase the housing supply while not
increasing the vehicle supply, especially in areas near public transit. The site is in a time
of transition, with recent rezoning approximately 5 years ago. The City is in a transitional
time with the Comprehensive Plan and Zoning Code currently being rewritten.
Additional discussion occurred around proposed public benefits and Ms. Klotz stated
that further discussion and finalization of them will be done by City Council.

Commissioner Halik voiced that he was in favor of this project and that it is the type of
project that Evanston needs. He also expressed that the number of floors does not
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matter as much as the overall height, and the height does comply with the zoning code.
Commissioner Halik also voiced that Zipcar is a great solution to the parking issue.

Commissioner Lindwall voiced that she was also in favor of this project. She voiced
some concerns about condition 3 relating to not developing the north parking lot if
elimination of parking minimums is adopted with the new zoning code and supported
adding a condition prohibiting on-street parking permits for building tenants.

Commissioner Arevalo Voiced that she too was in favor of the project. Arevalo
suggested removing one of the studios to have more room for the trash room.

Commissioner Johnson Is in favor of the project, and agrees with transit passes being
included with rent. He also thinks the project is in a great location.

Commissioner Mangum Is in favor of the project. She noted it is adding affordable
housing to the community and that she is happy it is transit orientated.

Vice Chair Puchtel stated this and projects like it are the future for Evanston. He
expressed that concerns are heard and conditions will be added to mitigate those
concerns. He then stated this is a “no brainer” and is exactly what Evanston needs.

The Chair reviewed the Standards for Special Use for Planned Developments (Section
6-3-6-9).

1. The requested Site Development Allowance(s) will not have a substantial
adverse impact on the use, enjoyment or property values of adjoining properties
that is beyond a reasonable expectation given the scope of the applicable Site
Development Allowance(s) of the Planned Development location: There are
allowances being sought but the case has been made that this is a unique site
and benefits outweigh the adverse impacts. Additionally current zoning is
outdated and likely to change to accommodate development like what is
proposed so this standard is met

2. The proposed development is compatible with the overall character of existing
development in the immediate vicinity of the subject property: The streetscape
has a lot of similar developments that provide a business friendly pedestrian
experience and residential use is prevalent west on Main Street. Standard is met.

3. The development site circulation is designed in a safe and logical manner to
mitigate potential hazards for pedestrians and vehicles at the site and in the
immediate surrounding area: Layouts have been provided for fire access and
traffic patterns and the alley will be expanded to better serve the area so this
standard is met.

4. The proposed development aligns with the current and future climate and
sustainability goals of the City: Green building ordinance will be followed so this
standard is met.

5. Public benefits that are appropriate to the surrounding neighborhood and the City
as a whole will be derived from the approval of the requested Site Development
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Allowance(s): An extensive list of public benefits is proposed with possible
additional benefits being proposed by the Commission so this standard is met

The Chair reviewed the Standards for a Special Use (Section 6-3-5-10).

1. Is one of the listed special uses for the zoning district in which the property lies:
Multi-family is a listed permitted use in the MXE zoning district.

2. Complies with the purposes and the policies of the Comprehensive General Plan
and the Zoning ordinance as amended from time to time: Interpreting this with an
eye to the future of what zoning and land use will be this project meets the future
goals as proposed but currently the proposed development also expands
housing options as listed in the current Comprehensive Plan. Standard is met.

3. Will not cause a negative cumulative effect, when its effect is considered in
conjunction with the cumulative effect of various special uses of all types on the
immediate neighborhood and the effect of the proposed type of special use upon
the City as a whole: The cumulative effect is positive and the development
eliminates an underutilized industrial use so this standard is met.

4. Does not interfere with or diminish the value of property in the neighborhood: As
previously mentioned, the cumulative economic effect will be positive to the
business and there are buildings of similar height and density in the area with no
documentation showing decreased value. Standard is met.

5. Is adequately served by public facilities and services: Development is transit
oriented so it is adequately served by existing infrastructure and will need to
meet other City requirements. Standard is met.

6. Does not cause undue traffic congestion: Site is transit oriented, being very close
to both CTA and Metra stations. The traffic study provided showed minimal
increase in traffic that is being mitigated by other parts of the plan. Standard is
met.

7. Preserves significant historical and architectural resources: not applicable as
there are no resources

8. Preserves significant natural and environmental resources: not applicable as
there are no significant natural or environmental resources that need to be
saved.

9. Complies with all other applicable regulations of the district in which it is located
and other applicable ordinances, except to the extent such regulations have been
modified through the planned development process or the grant of a variation:
Packet has shown that all applicable regulations and rules have been or will be
followed by the applicant. Standard is met.

Commissioner Lindwall moved for the Land Use Commission to recommend
approval of this project to City Council with the following conditions:

1. Construction Management: A construction management plan should be
reviewed and approved before the building permit is issued.

2. Compliance with Regulations: The project must comply with all applicable
local ordinances, including the Inclusionary Housing Ordinance and the
Green Building Ordinance.
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3. Parking Permit Restriction: Tenants of this development should not be
eligible for residential parking permits if a residential parking district is
established in the neighborhood.

4. Noise Mitigation for Generators: The developer should work with city staff
to mitigate sound impacts from the generator, either through relocation or
soundproofing measures.

5. Project Compliance: The project should maintain substantial compliance
with all submitted documents and testimony.

6. Consider public benefits of:
1. Provision of transit passes to tenants for a specified period, as an

incentive to support public transportation usage.
2. Consider establishing an on-site Zipcar location to enhance

transportation options for tenants

Commissioner Halik Seconded.

Ayes: Halik, Lindwall, Arevalo, Johnson, Mangum, Puchtel
Nays:
Abstain:

6-0 in favor. The Land Use Commission will make a positive recommendation to
the city council.

IV. PUBLIC COMMENT
None.

V. COMMUNICATION
None.

VI. ADJOURNMENT

Commissioner Arevalo motioned to adjourn. Commissioner Lindwall seconded

The next meeting of the Evanston Land Use Commission will be held on Wednesday,
October 16th, 2024, at 7:00 pm, in the James C. Lytle Council Chambers in the
Lorraine H. Morton Civic Center.

Respectfully submitted,
Justin Bock, Administrative Assistant
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MEETING MINUTES
LAND USE COMMISSION

Wednesday, October 16th, 2024
7:00 PM

Lorraine H. Morton Civic Center, 2100 Ridge Avenue, James C. Lytle City Council
Chambers

Members Present: Max Puchtel, George Halik, Jameika Mangum, Kiril
Mirintchev,Darush Mabadi, Matt Rodgers, Brian Johnson

Members Absent: Myrna Arevalo, Jeanne Lindwall

Staff Present: Neighborhood Land Use Planner Meagan Jones, Zoning Administrator
Melissa Klotz, Senior Planner Sam Hubbard, Planning Manage Liz Williams

Presiding Member:
_____________________________________________________________________

I. CALL TO ORDER/DECLARATION OF A QUORUM
Chair Rodgers opened the meeting at 7:00 PM. A roll call was then done and a
quorum was determined to be present.

II. NEW BUSINESS

A. Planned Development | 1621-1631 Chicago Avenue | 24PLND-0036
Jeffrey Michael, applicant, Horizon Group XXIII, LLC, submits for a Special
Use for a Planned Development for the construction of a new 12-story
mixed-use building with approximately 10,832 square feet of ground floor
and basement commercial space, 110 dwelling units (including 32 bonus
dwelling units per IHO), and 48 parking spaces within a 2-level parking
garage in the D4 Downtown Transition District. The applicant requests the
following site development allowances: 1) 78 dwelling units (including 10%
on-site inclusionary) + 32 market rate bonus units for 110 total dwelling
units where a maximum site development allowance of 54 dwelling units
plus IHO bonus units is allowed; 2) increase to the maximum allowed
building height to 114.7’ where a maximum height of 105’ is allowed in the
D4 District; 3) reduction to the number of required parking spaces from 91
to 48 (includes 2 compact spaces); and 4) to allow two parking stalls at 15’
in length where 18’ in length is required. The applicant may seek and the
Land Use Commission may consider additional site development
allowances as may be necessary or desirable for the proposed
development. The Land Use Commission makes a recommendation to the
City Council, the determining body for this case. PIN: 11-18-403-021-0000
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Commissioner Questions/Discussion

Michael Edgar from the law firm of Acasta Edgar representing Horizon Group XXIII LLC
introduced himself and his partners and the property owner on the project.Rolando
Acasta, partner, Dan Edgar, associate, Jeff Michael, property owner, Tim Kent, project
architect, Michael Worthman, Traffic engineer, Jonathan Perman, Managing Director of
the Perman Group. Michael Edgar introduced and presented the project.

Commissioner Halik said he voted for this project last time and said this time it’s much
improved.

Commissioner Halik thinks they should look into “zipcars” especially since they are
reducing parking spaces. He also questioned whether public street parking passes
would be included, and what did the project mean by “restricted parking”.

Commissioner Mabadi asked how many square feet they are going to allow to subdivide
the 7,300 square feet.

Commissioner Mabadi asked if this project was leaning towards the college
population/market.

Vice chair Puchtel questioned if the applicant knew what profile of people were in one
bedrooms/studios around the area.

Commissioner Mabadi questioned the turning radius in the parking area/trash area and
if they’re confident a garbage truck could maneuver around the area.

Commissioner Mabadi wanted to know about ventilation and pest control, he also
voiced that there is a growing demand for e-bikes and if they will facilitate e-bike users.

Vice chair Puchtel wanted to confirm the parking space variance. He also voiced that he
thinks it is a good idea for the loading zone, but because of the busy foot traffic he’s
wondering if there will be anything done in regards to more sign postings, lighting,
technology.

Commissioner Mirintchev asked why they don't utilize the full basement.

Commissioner Johnson said it looked like the southernmost retail spaces didn’t have
direct access to the alley; he also asked if the door on the Southeast corner opened to
the lobby.

Commissioner Mangum asked if the area on Chicago Ave would always be a loading
zone or if they would be turned into 30 minute parking spaces.

Commissioner Mangum also asked if they considered underground parking.
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Chair Rodgers wanted to know if there were any plans on adding more inclusionary
housing.

Chair Rodgers opened Public Comment.

Public Comment

Milton Zimmerman, 1629 Judson, is excited for the project

Paul Breslin, 1635 Hinman, expressed many qualms he had with the project then spoke
on behalf of a Gretchen Brewster who could not attend the meeting and expressed the
need for a wind study.

Terry Went, 807 Colfax St., stated that the developer and City should work to provide
more units within the development and that the zoning district should change at the east
alley instead of in the middle of the street. He is also excited about the project and
expressed it is beautifully designed.

Barbara Reusine, 522 Church, cannot believe that the site can house that type of
building and that parking should be built below ground. She said that site cannot take on
that kind of development with the existing alley design.

Bruce Baumberger, 807 Davis St., spoke in favor of the project.

William Brown, 1200 Mulford St. and Pastor of First United Methodist Church of
Evanston to the east of the site, spoke against the project.

Meg Welch had concerns about the building and housing affordability issues in
Evanston. She stated that the building will appeal more to students due to proximity to
campus and number of one studios and one-bedrooms in the building

Michelle Zimmerman, 1629 Judson, spoke in favor of the project. Stating she sees
positives of having a mix of people in the building and improving the alley.

Michael Edgar responded to the issues presented and public comment was closed.

Deliberations

Commissioner Halik voiced he will be voting for this project. There are number of
positive items about this projects and agrees with positive comments provided

Commissioner Mabadi said he is for the project. Agrees with gentleman who suggested
more housing should be on the site. Stated he does have concerns about parking but
the parking lot near the site mitigates that concern. The design of the building is
wonderful and avoids creating a wall on the east side of Chicago Ave.
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Vice chair Puchtel expressed he is for the project. There are aspects of the
development that are great including the building setbacks, use of the alley and having
the building be all electric. Design achieves transition from the downtown to residential
area to the east.

Commissioner Mirintchev voiced support for the project. Suggested making a full
basement and using that space for parking or commercial space. Expressed that there
are 40 units facing north that need to have more sun exposure and architectural
changes could resolve that along with other improvements to the glass design of the
building.

Commissioner Johnson expressed support for the project. The project will utilize the
alley and there will be minimal impact to the existing bike lane. Having more housing is
in line with City goals and will help support the retail downtown

Commissioner Mangum stated she plans on supporting the project. Great location and
changes have been made to accommodate concerns of neighbors in the area.

Chair Rodgers explained that the proposed development has improved over the several
iterations that have been reviewed and mentioned the several recommendations for
conditions and public benefits stated within the staff report.

The Chair reviewed the Standards for Special Use for Planned Developments (Section
6-3-6-9).

1. The requested Site Development Allowance(s) will not have a substantial
adverse impact on the use, enjoyment or property values of adjoining properties
that is beyond a reasonable expectation given the scope of the applicable Site
Development Allowance(s) of the Planned Development location: There has
been much discussion of various issues to resolve and the proposed
development resolves those issues and is acceptable as this is a transition area
and the height is appropriate so this standard is met.

2. The proposed development is compatible with the overall character of existing
development in the immediate vicinity of the subject property: The proposed
development is in the downtown transitional area. Given the proposed setbacks
of the buildings that helps the building fit into the existing context of the block so
this standard is met.

3. The development site circulation is designed in a safe and logical manner to
mitigate potential hazards for pedestrians and vehicles at the site and in the
immediate surrounding area: Anytime more people are brought in, more traffic
will occur, this is a major road and there are ways to accommodate various
means of transportation. Not having a driveway off of Chicago Ave and taking
operations to the alley helps the project meet this standard.

4. The proposed development aligns with the current and future climate and
sustainability goals of the City: The project intends to meet requirements of the
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Green Building Ordinance and bird friendly measures so, through the permitting
process of the final plans, this standard will be met.

5. Public benefits that are appropriate to the surrounding neighborhood and the City
as a whole will be derived from the approval of the requested Site Development
Allowance(s): The alley improvement in particular is long overdue and will be a
great benefit to the block so this standard is met.

The Chair reviewed the Standards for a Special Use (Section 6-3-5-10).

1. Is one of the listed special uses specifically listed in the zoning ordinance:
Planned Developments are listed as special uses in the D4 zoning district so this
standard is met.

2. It is in keeping with the purposes and the policies of the Comprehensive General
Plan and the Zoning ordinance as amended from time to time: The City is in the
process of revising both the plan and the code, however, a number of the things
seen and heard through the process for this project are being codified in the new
documents. Additionally, we want to see development and density in the
downtown and the proposed development achieves both so this standard is met.

3. Will not cause a negative cumulative effect, when its effect is considered in
conjunction with the cumulative effect of various special uses of all types on the
immediate neighborhood and the effect of the proposed type of special use upon
the City as a whole: Higher density and height is expected in this area. This
property has been looked at several times and the current development is more
appropriate and will not have a big negative effect on the surrounding
neighborhood so this standard is met.

4. Does not interfere with or diminish the value of property in the neighborhood: The
proposed development brings more vibrancy and density into the neighborhood
which should have a positive effect on the value of properties in the
neighborhood so this standard is met.

5. Is adequately served by public facilities and services: There will have to be
accommodations made for the increased density but there is no reason to
believe it cannot be accomplished with current regulations and requirements.
Standard is met.

6. Does not cause undue traffic congestion: Some comments have been made
regarding alley congestion and the three parking spaces in front of the building
with pedestrian traffic crossing the bike lane. This is not excessive and the
neighborhood should be able to absorb the change that occurs so this standard
is met.

7. Preserves significant historical and architectural resources: There are no
significant historical and architectural resources at this site so this standard is
met.

8. Preserves significant natural and environmental resources: There are little
natural or environmental resources at this site; landscaping will help to bring in
environmental features that do not currently exist so this standard is met.

9. Complies with all other applicable regulations of the district in which it is located
and other applicable ordinances, except to the extent such regulations have been
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modified through the planned development process or the grant of a variation:
The applicant owns the building next door; to the Commission’s knowledge, no
problems have arose via complaints and the applicant is willing to work with the
City on necessary permits and meeting additional requirements proposed for the
project. Standard is met.

The Commissioners then discussed the following recommendations for conditions for
City Council Approval:

● Construction Safety and Access: The applicant should work closely with city staff
to develop strategies to enhance safety at the loading zone and intersection
areas, with particular focus on pedestrian and cyclist safety.

● Car-Sharing Program: The applicant should include at least two designated
spaces for a car-sharing service, such as Zipcar, available primarily for tenant
use, though public access may also be permissible as per the car-sharing
company’s policies.

The Commission briefly discussed the current availability of Zipcars in nearby locations
and how a car-sharing program within the development could alleviate parking concerns
by providing convenient access for tenants without a personal vehicle. The Commission
raised questions about security and building access related to public use of car-sharing
vehicles within the property. They advised the applicant to work with city staff to ensure
public car-sharing does not compromise building security.

Staff clarified that, under current regulations, car-sharing programs are typically
managed by private entities rather than the city, though future zoning updates could
potentially incorporate provisions for car-sharing programs as a requirement in new
developments.

Vice chair Puchtel moved to recommend the project to City Council with
conditions as listed on page 17 of the staff report and the following additional
conditions:

● The applicant and city staff work together to consider aggressive measures
to improve pedestrian and bike safety between the short term parking stalls
and the bike path.

● The applicant shall provide two parking spaces within the development for
use by car share vehicles

Seconded by Commissioner Halik.

Ayes: Puchtel, Halik, Mangum, Mirintchev, Mabadi, Rodgers, Johnson
Nays:
Abstain:

Motion passed, 7-0. The Land Use Commission will make a positive
recommendation to the city council.
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IV. DISCUSSION

A. Envision Evanston 2045: Landscaping & Greenspace Referral
Planning staff will facilitate a discussion regarding a City Council referral
seeking new landscaping and green space standards as part of Envision
Evanston 2045.

Neighborhood Land Use Planner Meagan Jones Opened the discussion and presented
information regarding the referral preliminary draft regulations. The discussion focused
on updating the City's zoning code to include specific landscaping standards to increase
the urban tree canopy, support environmental goals, and align with the Climate Action
and Resilience Plan. Key points raised included: Applicability, Flexibility and Practicality,
Cost and Feasibility, Environmental and Aesthetic Goals, Parks and Green Spaces.

The consensus leaned towards promoting landscaping goals through encouragement
and providing guidelines, with specific requirements reserved for larger developments or
city projects rather than individual residences.

V. PUBLIC COMMENT

Mary Rosinski, 1729 Chancellor, appreciates the Land Use Commission, and
said anything we can do to add more “green space” is a good thing.

VI. COMMUNICATION

None.

VII. ADJOURNMENT

Commissioner Puchtel motioned to adjourn. Seconded by Commissioner Johnson.

Meeting Adjourned at 9:27 PM

The next meeting of the Evanston Land Use Commission will be held on Wednesday,
October 23, 2024, at 7:00 pm, in the James C. Lytle Council Chambers in the Lorraine
H. Morton Civic Center.

Respectfully submitted,
Justin Bock, Administrative Assistant

Reviewed by
Meagan Jones, Neighborhood and Land Use Planner
Sam Hubbard, Senior Planner
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318 Greenleaf Street 
Major Variations 
24ZMJV-0037 

 
Determining Body 



To: Chair and Members of the Land Use Commission

From: Michael Griffith, Planner

CC: Sarah Flax, Director of Community Development
Elizabeth Williams, Planning Manager

Subject: Major Variations
318 Greenleaf Street, 24ZMJV-0037

Date: November 6, 2024

Request
John Gonzalez, applicant, submits for a Major Variation requesting building lot coverage
of 30.7% where 30% is the maximum coverage permitted (Section 6-8-2-7) and to
establish open parking located more than 30’ from the rear property line or alley on the
existing driveway in the west interior side yard where open parking is required to be
located within 30’ of the rear property line or alley (Section 6-4-6-3, Table 4-B.19), in
order to construct a roof/canopy over a new front entry, eliminate the existing interior
garage parking spaces on the west side of the structure, create one interior garage
space on the east side of the structure off the alley, and establish open parking on the
existing driveway in the R1 Single-Family Residential District. The Land Use
Commission is the determining body for this case in accordance with Section 6-3-8 of
the Evanston Zoning Code.

Notice
The Application has been filed in conformance with applicable procedural and public
notice requirements including publication in the Evanston Review on October 17, 2024.

General Information
Applicant: John Gonzalez

Synergy Design Group, LLC
2181 N. Stonehenge Court
Round Lake Beach, IL 60073
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Owner(s): 318 Greenleaf, LLC
3555 Howard Street
Skokie, IL 60076

Existing Zoning: R1 Single-Family Residential

Historic District: Lakeshore Historic District, local

Existing Land Use: Single-family dwelling, detached

Property Size: 4,978 square feet

PIN: 11-19-216-021-0000

Analysis
The subject property is located on the south side of Greenleaf Street mid-block between
Judson Avenue and Forest Avenue. The property has frontage on Greenleaf Street on
the north side and alley access on the east side.

The table below notes the zoning district and land use of properties adjacent to or
across the street from the subject property:

Surrounding Zoning
and Land Uses Zoning Land Use

North R1 Single-Family Residential District Single-family dwelling

South R1 Single-Family Residential District Multi-family dwelling

East R1 Single-Family Residential District Single-family dwelling

West R1 Single-Family Residential District Single-family dwelling

Existing improvements on the property include:
● 2-story single-family dwelling with an uncovered front entry on the north side and

a second entrance on the west side,
● Curb cut and driveway off Greenleaf Street leading to an enclosed 2-car garage

with the entrance on the west side of the residence. The curb cut and driveway
are shared with the property to the west, 1045 Judson Avenue, and

● Concrete patio.

The residence has an awkward interior layout. The 1st floor includes the enclosed 2-car
garage, living, kitchen, and dining areas with bedrooms located on the 2nd floor. The
uncovered front entrance on the north side of the residence does not provide access to
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living spaces on the 1st floor, instead it leads to stairs providing access to the 2nd floor.
A second entrance on the west side of the residence provides access to both the 1st
and 2nd floor living spaces.

The applicant proposes the following:
● Construct a new front entrance with a roofed/covered stoop on the north side of

the residence,
● Remove the enclosed 2-car garage on the west side of the residence. The

overhead doors will be removed and infilled with windows and a sliding door,
● Create an enclosed 1-car garage on the east side of the residence off the alley,
● Maintain the curb cut and driveway,
● Maintain 2 off-street parking spaces, one space in the garage and one space on

the driveway, and
● Renovate the interior with a new living space layout.

Major Variations
Building Lot Coverage:
The residence was originally built as a coach house. Prior to the adoption of the current
zoning code, the property was subdivided with the coach house on a separate lot from
the main residence, and the coach house converted to a single-family dwelling. The
current R1 zoning provides a maximum permitted building lot coverage of 30% of the lot
area which is consumed by the existing residence. The proposed roofed/covered stoop
at the new entrance increases coverage by approximately 24 square feet.

Lot size: 4978 sf

Building lot coverage:
Standard: 30% of lot area, 1493.4 sf
Existing: 30.3%, 1508 sf
Proposed: 30.7%, 1530 sf

Canopy roof is approximately 47 sf; 24 sf counts towards coverage
(For open front porches, 50% of measured area excluded from building lot
coverage)

The applicant is requesting a variation for a proposed building coverage of 30.7%
(30.3% existing) to allow the roofed/covered entry.

Open Parking:
A driveway is required to lead to a zoning compliant parking space which is either a
garage or to an open parking space located within 30’ of the rear property line or alley.
The plan eliminates the garage on the west side of the residence while maintaining the
driveway. Since the driveway will no longer lead to a garage, an open parking space is
created at the end of the driveway within the west interior side yard located more than
30’ from the rear property line or alley.
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Even though the zoning code defines what is considered a compliant parking space in
order to comply with off-street parking requirements, parking a vehicle on a driveway is
not prohibited.

Alternatives would not necessarily improve the situation. Maintaining 2 enclosed garage
spaces impacts the functionality of the living space even with an altered layout.
Extending the driveway further south so the open parking space is within 30’ of the
south rear property line impacts impervious surface coverage and yard space on the
property available for recreational use.

The applicant is requesting a variation to establish an open parking space at the end of
the driveway located more than 30’ from the rear property line or alley in order to
maintain 2 off-street parking spaces.

Department Recommendation
The Community Development Department believes the requested variations are
appropriate given:

● The R1 zoned lot has a substandard lot size, the existing residence consumes
the permitted amount of coverage, and the proposed building lot coverage
increase is triggered by a reasonably sized new roofed/covered entry.

● Establishing an open parking space on the driveway maintains 2 off-street
parking spaces required by the zoning code and does not alter what is allowed to
occur already, parking a vehicle on the driveway.

Preservation Commission
The Preservation Commission reviewed and recommended approval of the proposed
variations at their October 8, 2024, meeting.

Standards for Approval
In order for the Land Use Commission to approve the requested variations, the
proposed request must meet the Standards for Major Variation (Section 6-3-8-12-E):

1. The requested variation will not have a substantial adverse impact on the use,
enjoyment or property values of adjoining properties.

2. The requested variation is in keeping with the intent of the zoning ordinance.

3. The alleged hardship or practical difficulty is peculiar to the property.

4. The property owner would suffer a particular hardship or practical difficulty as
distinguished from a mere inconvenience if the strict letter of the regulations were
to be carried out.

5. (a) The purpose of the variation is not based exclusively upon a desire to extract
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additional income from the property, or

(b) While the granting of the variation will result in additional income to the
applicant and while the applicant for the variation may not have demonstrated
that the application is not based exclusively upon a desire to extract additional
income from the property, the Land Use Commission or the City Council,
depending on final jurisdiction under Section 6-3-8-2 of this Chapter, has found
that public benefits to the surrounding neighborhood and the City as a whole will
be derived from approval of the variation, that include, but are not limited to, any
of the standards of Section 6-3-6-3 of this Chapter.

6. The alleged difficulty or hardship has not been created by any person having an
interest in the property.

7. The requested variation requires the least deviation from the applicable
regulation among the feasible options identified before the Land Use
Commission issues its decision or recommendation to the City Council regarding
said variation.

Action by the Commission
After making findings of fact as to whether or not the requested variations meet the
aforementioned standards, the Land Use Commission may approve, approve with
conditions, or deny the requested variation. The Land Use Commission is the
determining body for this request pursuant to Section 6-3-8 of the Evanston City Code

Attachments
Aerial View of Property
Zoning Map of Property
Street View of Property
Plat of Survey
Proposed plan
Preservation Commission Determination, dated October 8, 2024
Major Variation Application, submitted September 6, 202, includes:

Proof of ownership
Zoning analysis report

Public Notice
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Aerial Map - 318 Greenleaf Street

City of Evanston IL, Imagery courtesy Cook County GIS

City Boundary

Tax Parcels

11/7/2024, 10:15:07 AM
0 0.01 0.020 mi
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1:500

ArcGIS Web AppBuilder
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Zoning Map - 318 Greenleaf Street

Zoning Districts

B1 - Business

B1a - Business

B2 - Business

B3 - Business

C1 - Commercial

C1a - Commercial Mixed-Use

C2 - Commercial

D1 - Downtown Fringe

D2 - Downtown Retail Core

D3 - Downtown Core Development

D4 - Downtown Transition

I1 - Industrial / Office

11/7/2024, 10:10:18 AM
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1:1,000
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Street view - 318 Greenleaf Street










































































































































































































































































































































































































































 
 
PRESERVATION COMMISSION 
DETERMINATION OF SPECIAL USES AND VARIATIONS 
 

 
 
Application #: 24PRES-0138 

COA Approved: ☐Yes ☒No  

Case was continued to allow additional study of the 
pattern of fenestration. 
 

 

Address: 318 Greenleaf Street 

Landmark: ☐ Yes    ☒ No  

Within Historic District: ☒ Yes  ☐ No 

If Yes: ☒ Lakeshore  ☐ Ridge ☐ Thematic  

      ☐ Local Northeast Evanston  

Contributing:  ☒ Yes  ☐ No  

 

Building/Structure Description: 
Spare coach house which approaches the Prairie Style 
that has been converted to single-family use. Designed 
in 1897 by prominent architect Myron H. Hunt. 
Landmark designated under criterion A4 
(Exemplification of design) and A5 (Significance of 
architect). Subsequently subdivided from its previous 
landmark designation but the structure remains a 
contributing property to the integrity of the Lakeshore 
Historic District.  

Proposed Special Use or Variation: 
Relief from the maximum permitted building lot coverage of 30.7% where 30% is the maximum permitted (Code Section 6-
8-2-7) and open off-street parking location (Code Section 6-8-2-12). 
 
6-15-11-5: - RELATIONSHIP TO SPECIAL USES AND VARIATIONS: Whenever an application is made for a special use 
or variation relating to a historic landmark, or a property located in a local historic district, the application shall be referred 
to the preservation commission that shall have the authority to make its recommendations to the appropriate decision 
making body relating to lot coverage, yard requirements, parking, building height, fences, and/or landscaping based upon 
its determination as to whether the special use or variation: 

 
STANDARDS 

Standard Applies  

to Project 

Project Meets 
Standard 

 
(A) Is necessary and/or appropriate in the interest of historic conservation so as 

to not adversely affect the historical architecture or aesthetic integrity of the 
landmark or character of local historic districts; or 

 

☒ Yes ☐ No ☒ Yes ☒ No 

 
(B)  Is necessary to provide the owner a recoverable rate of return on the real 

property where the denial thereof would amount to a taking of the property 
without just compensation; and 

☐ Yes ☒ No ☐ Yes ☐ No 

 
(C)  Will not be materially detrimental to the public health, safety, and welfare, or 

injurious to property in the district or vicinity where the property is located. 
(Ord. 89-0-05) 

☐ Yes ☒ No ☐ Yes ☐ No 

Comments/Recommendations:  

The proposed variation related to increase in building lot coverage above the maximum permitted, allows for a 
modestly sized portico that is compatible with the associated standards for construction and is appropriate in 
the interest of the purposes of the Historic Preservation Ordinance. The portico is sympathetic to the existing 
structures design vocabulary, creates a more appropriate relationship between the structure and the 
sidewalk/street frontage, and introduces evidence of the structures evolution and history as a former coach 
house converted to single-family use. The location of open off-street parking has no material connection to 
historic preservation but does not adversely affect the integrity of the district, nor the adjacent landmark 
designated lot to which the coach house was originally part of.  

 

The Commission recommends approval of the requested variations.  

 

Recommendation Made: Yes ☒   No ☐           Date 10/08/2024 

Positive Recommendation 

Vote:     11    for     0    against     0    Abstained 

Historic Preservation Authority: 

Cade W. Sterling 
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Proposed project  

A. The owner’s propose a renovation to the current layout at 318 Greenleaf. 

One of the biggest concerns with the current layout, was the fact that the front entry door did not 
provide access to the first floor, It leads to  the front staircase servicing the second floor. 

As a result of the new layout, the front entry door will be relocated to the center of the east façade.  
Along with relocating the front entry door, we propose a new window pattern on either side of the 
entry door that will create a new rhythm of fenestration from grade up to the attic dormer. In an 
attempt to provide shelter from the elements and to add a nice architectural feature that matches 
the existing roof type to the main façade of the structure. 

The proposed layout shifts the garage to the south-east corner of the structure and will be fed from 
the alley. This shift allows the main entertaining areas to be closer to the front entry. The location of 
the previous overhead doors will be infilled with windows and a sliding door to the patio. 

 





























Evanston-

Zoning Analysis
Summary

Review Date: 08-06-24
By: Michael Griffith, Planner

Case Number: Case Status/Determination:
24ZONA-0101-318 GREENLEAF STREET NON-COMPLIANT
Applicant: Juan Gonzalez

Plans prepared by: Synergy Design Group, LCC
Plans dated: 07-25-24
Survey dated: 06-13-24
District: R1, Lakeshore Historic District

Proposal:
Remove front stoop and walk, construct new roofed/covered stoop and front walk, relocate garage
entrance from west side to east side of residence (alley side), construct a Juliette balcony on east
elevation (alley side) and dormer at attic level on west elevation.

Non-compliant:
Code Section Proposed and Required Recommendation
6-S-2-7 Maximum permitted amount of building lot

coverage is 30% of lot area, 1493.4 sf;

30.7%, 1530 sf proposed (30.3%, 1508 sf
existing)

Apply for a major variation OR
revise into compliance

6-8-2-12,
6-4-6-3,
Table 4-B.19

Open parking is required to be located within
30’ of the rear property line or alley;

Apply for a major variation, see
Open parking proposed in the west interior
side yard more than 30' from the rear
property line or alley.

comment #6.c below

Comments:

1, If your project is within 25r of a tree or requires tree removal, a Tree Preservation Permit is
required. If you have questions about this process, please contact Angela Levernier at
alevernier@cityofevanston.org.

2. Preservation review:

24ZONA-0101- 318 GREENLEAF STREET
Pagel„ 08-06-24

Michael Griffith
Typewriter
UPDATE 09-20-24: Revised plan dated 09-16-24 removed the Juliette balcony
previously shown on the east side. 











NOTICE OF A PUBLIC HEARING 
Evanston Land Use Commission 
Wednesday, November 13, 2024, 7:00 pm 
Morton Civic Center, 2100 Ridge Ave. 
Council Chambers 
 

Please be advised, as you own, or otherwise may  
have interest in a property within 500 ft. of the address  
listed below, for which the following zoning application will be discussed: 
 

Major Variation | 318 Greenleaf Street | 24ZMNV-0037 
John Gonzalez, applicant, submits for a Major Variation requesting building lot coverage of 30.7% where 30% 
is the maximum coverage permitted (Section 6-8-2-7) and to establish open parking located more than 30’ 
from the rear property line or alley on the existing driveway in the west interior side yard where open parking 
is required to be located within 30’ of the rear property line or alley (Section 6-4-6-3, Table 4-B.19), in order to 
construct a roof/canopy over a new front entry, eliminate the existing interior garage parking spaces on the 
west side of the structure, create one interior garage space on the east side of the structure off the alley, and 
establish open parking on the existing driveway in the R1 Single-Family Residential District. The Land Use 
Commission is the determining body for this case in accordance with Section 6-3-8 of the Evanston Zoning 
Code. PIN: 11-19-216-021-0000. 
 
Those wishing to make public comments at the Land Use Commission meeting may attend in-person or submit written comments in advance by 
calling/texting 847-448-4311 or completing the Land Use Commission online comment form available online here: https://bit.ly/lucpubliccomment . 
Information about the Land Use Commission is available online at www.cityofevanston.org/government/boards-commissions-and-committees/land
-use-commission. Questions can be directed to Michael Griffith, Planner, at 847-448-8155 or via e-mail at mgriffith@cityofevanston.org. The City 
of Evanston is committed to making all public meetings accessible to persons with disabilities. Any citizen needing mobility or 
communications access assistance should contact the Community Development Department 48 hours in advance of the scheduled meeting 
so that accommodations can be made at 847-448-8170 (Voice) or 847-866-5095 (TDD). La ciudad de Evanston está obligada a hacer accesibles 
todas las reuniones públicas a las personas minusválidas o las quines no hablan inglés. Si usted necesita ayuda, favor de ponerse en 
contacto con la Oficina de Administración del Centro a 847-448-4311 (voz) o 847-866-5095 (TTY). 

https://bit.ly/lucpubliccomment
https://www.cityofevanston.org/government/boards-commissions-and-committees/land-use-commission
https://www.cityofevanston.org/government/boards-commissions-and-committees/land-use-commission

