City of
Evanston

LAND USE COMMISSION

Wednesday, May 25, 2022
7:00 P.M.
Lorraine H. Morton Civic Center, 2100 Ridge Avenue, James C. Lytle City Council Chambers

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/land-use-commission, clicking on How You Can
Participate, then clicking on Public Comment Form. Community members may watch the Plan
Commission meeting online at www.cityofevanston.org/channel16 or on Cable Channel 16.

.  CALL TO ORDER/DECLARATION OF A QUORUM
Il. APPROVAL OF MEETING MINUTES: May 11, 2022
lll. OLD BUSINESS

A. Appeal | 1566 Oak Avenue | 22ZMJV-0031

Chris Dillow, appellant, appeals the decision of the Determination of Use issued by the
Zoning Administrator on March 17, 2022, regarding operations of Connections for the
Homeless at the Margarita Inn at 1566 Oak Avenue, which found the operations to be
consistent with the Zoning Ordinance definition for Rooming House (Section 6-18-3) and
also found existing Special Use Ord. 51-O-74, adopted in 1974, is no longer valid. The Land
Use Commission is the determining body for this case in accordance with Section 6-3-9-8 of
the Evanston Zoning Code and Ordinance 92-O-21. Due to an initial vote of 4-3 on a
motion to uphold the Zoning Administrator’s decision, the appeal was continued to
this meeting in order to obtain a concurrent vote of 6, a majority of the current 10
Commission seats.

IV. NEW 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
147-0-18 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
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accordance with Section 6-3-9-8 of the Evanston Zoning Code and Ordinance 92-O-21.
Staff requests that this item be continued to the June 8, 2022 Commission meeting.

B. Special Use | 1026 Davis Street | 22ZMJV-0034
Renee Ruffing, applicant on behalf of Beacon Academy, requests a Special Use Permit for a
Private Educational Institution at 1026 Davis Street in the D2 Downtown Retail Core District
(Zoning Code Section 6-11-3-4). The Land Use Commission makes a recommendation to
the City Council, the determining body for this case in accordance with Section 6-3-5-8 of
the Evanston Zoning Code and Ordinance 92-O-21.

C. Appeal | 1566 Oak Avenue | 22ZMJV-0035

Andrew Scott, attorney on behalf of 1566 Oak Ave. LLC, appeals the decision of the
Determination of Use issued by the Zoning Administrator on March 17, 2022, regarding
operations of Connections for the Homeless at the Margarita Inn at 1566 Oak Avenue, which
found the operations to be consistent with the Zoning Ordinance definition for Rooming
House (Section 6-18-3) and also found existing Special Use Ord. 51-O-74, adopted in 1974,
is no longer valid. The Land Use Commission is the determining body for this case in
accordance with Section 6-3-9-8 of the Evanston Zoning Code and Ordinance 92-O-21.

V.  COMMUNICATION
VI. PUBLIC COMMENT

VIl. ADJOURNMENT

The next meeting of the Evanston Land Use Commission will be held on Wednesday, June 8, 2022, at 7:00
pm, in the James C. Lytle Council Chambers in the Lorraine H. Morton Civic Center.

Order & Agenda Items are subject to change. Information about the Land Use Commission is available at:
hitps://www.cityofevanston.org/government/land-use-commission. Questions can be directed to Meagan Jones 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 847-448-4311 or
847-866-5095 (TYY) at least 48 hours in advance of the scheduled meeting so that accommodations can be made.

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

\—-\Ci.tyofﬁ/
Evanston® LAND USE COMMISSION
Wednesday, May 11, 2022
7:00 PM
Lorraine H. Morton Civic Center, 2100 Ridge Avenue, James C. Lytle City Council
Chambers

Members Present: Myrna Arevalo, John Hewko, Jeanne Lindwall, Kiril Mirintchev,
Max Puchtel, Matt Rodgers, Kristine Westerberg

Members Absent: Violetta Cullen, George Halik, Brian Johnson
Staff Present: Johanna Nyden, Melissa Klotz, Meagan Jones,

Presiding Member: Matt Rodgers

Call to Order
Chair Rodgers opened the meeting at 7:06pm. A roll call was then done and a quorum
was determined to be present.

Approval of April 13, 2022 Meeting Minutes

Ms. Jones pointed out several edits to be made. Commissioner Westerberg then made
a motion to approve the Land Use Commission meeting minutes from April 13, 2022 as
amended. Seconded by Commissioner Puchtel. A voice vote was taken and the motion
passed, 5-0, with two abstentions.

New Business

A. Appeal | 1566 Oak Avenue | 22ZMJV-0031

Chris Dillow, appellant, appeals the decision of the Determination of Use issued
by the Zoning Administrator on March 17, 2022, regarding operations of
Connections for the Homeless at the Margarita Inn at 1566 Oak Avenue, which
found the operations to be consistent with the Zoning Ordinance definition for
Rooming House (Section 6-18-3) and also found existing Special Use Ord. 51-O-
74, adopted in 1974, is no longer valid. The Land Use Commission is the
determining body for this case in accordance with Section 6-3-9-8 of the
Evanston Zoning Code and Ordinance 92-O-21.

Ms. Klotz read the case into the record then noted that the application was revised on
April 30th to include co-appellant John Cleave and that one comment within the meeting
packet is actually a request for a continuance of the agenda item. Chair Rodgers
explained the common operating procedures regarding continuances, explaining that
testimony will still be taken at this meeting.
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Presentation

John Cleave, co-appellant, provided a presentation explaining his appeal and arguing
that calling the use a rooming house violates special use standards (note: a Special Use
application is not being considered as part of this appeal) and that there are several
other special uses in the code that more closely describe how Connections for the
Homeless is using the Margarita Inn, including: Transitional Shelter, Transitional
Treatment Facility and Assisted Living Facility. He pointed out that Connections for the
Homeless has referenced themselves as being a shelter and provides a number of
supportive services to provide physical and mental healthcare as well as substance
abuse care for residents that need those services.

Mr. Cleave also noted that as of 2018, there were 46 rooming houses in the City and
they do not operate as Connections for the Homeless operates. He continued,
explaining that designating the Margarita Inn as a Rooming House violates four Special
Use standards then explained that if the City designates the Inn as a rooming house,
the City loses some ability to control what occurs at the property. He also noted that
there has been a sharp increase in police and medical calls to the site, 260 total, at an
average of 3 a week since Connections for the Homeless began using the Margarita
Inn. This diminishes desirability and property values of both residential and commercial
properties near the site and drains Police and Fire services. He then urged the
Commission to not uphold the Administrator’'s decision as it opens the door to other
similar applications and holds the use to the laxest standards. The City, Commission
and Connections should work together to figure out the best definition and solutions.

Questions

Commissioner Puchtel asked Mr. Cleave which use he believes should be assigned.
Mr. Cleave responded that it should be a transitional shelter but it is a conundrum
because it provides temporary shelter as well as extensive social services and
programs. It is a unique model. He provided other examples in other municipalities that
worked to define what the use is and what actually occurs at the site.

Chair Rodgers then asked Ms. Klotz if she would like to provide insight into her decision
making process. Ms. Klotz stated that she did not deem the use to be a transitional
shelter due to the amount of time people are staying at the Margarita Inn. Transient
guests are specifically defined in the code and the average stay for people staying at
the Inn currently is 9 to 10 months or more. A transitional treatment facility did not fit as
the zoning ordinance specifically designates that use for drug habilitation. Assisted
Living facilities are licensed by the state under assisted living licensing and zoning uses
the same use interpretation for that and therefore deemed this use was not an assisted
living facility.

Westerberg doesn’t rooming house push the limit on rooming house. Klotz responded
that she considered it. The definition does not say that services cannot be provided and
gave the YMCA as an example of a use that provides other programming or services as
needed.

Page 2 of 9
May 11, 2022 Land Use Commission Meeting



DRAFT - NOT APPROVED

Westerberg inquired if zoning addresses the issue of licensing of these facilities and
what can be provided. Ms. Klotz responded that in certain uses this does occur; some
uses are licensed through the state and other licensing occurs through the Health
Department.

Puchtel inquired if there were other examples of transitional shelters and rooming
houses that were referenced to help in decision. Ms. Klotz responded that the YWCA
operates as a rooming house but is also a domestic violence shelter that provides
supportive services as well. There are a variety of smaller multi-family buildings that
non-profits run that fly under the radar since they are residential. Boys Hope and Girls
Hope with about 15 or so teenage students that operate as a rooming house and live
there during the school year and some services are provided. Ms. Klotz then explained
that she believes that transitional shelter was established after Hilda's Place got
established so there may not have been a use established since then.

Commissioner Lindwall inquired if there was a separate definition for the Boys & Girls
Hope. Ms. Klotz confirmed that it is a child residential care home - type .

Ms. Klotz also explained that there are a variety of other rooming house examples but
most of those buildings do not have supportive services.

Commissioner Westerberg asked what oversight the City has regarding rooming
houses. They are a special use so conditions can be added to provide as much
oversight as the City wants but there is no one standard.

Public Comment
Chair Rodgers asked that speakers reference the appeal that is before the Commission
at this meeting and not other items.

Chris Dillow stated that the guests at the YMCA pay rent, are vetted, are prohibited from
using drugs/alcohol and there are fewer services provided. This does not compare to
how the Connections for the Homeless/Margarita Inn operates. He explained that in
March 2020 the City authorized Connections to operate a Homeless Shelter, many
documents reference this use as a shelter and that emergency order ended in May
2020. He added that the use goes against occupancy limits and ignores the previously
established MOU prohibiting alcohol. Mr. Dillow then stated that there are a large
number of individuals there with no criteria and parameters on who can stay, resulting in
265 calls to the site, 5 times the amount per resident at Albany Care for which there are
attempts to revoke its license. He expressed that changing sheets once a week is not
enough regulatory oversight to call this a rooming house and the Commission should
decide to view it as the City has previously referenced.

Eric Paset explained that he has been involved in real estate for 45 years and that this
use adversely affects the neighborhood. The tax burden has been shifted to landlords
and they have been forced to raise rents. He shared that some residents in his building
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will not renew their leases due to Margarita Inn being next door and he has had to lower
rents while expenses have increased. Mr. Paset then suggested that residents would
not be appealing if the Margarita Inn had been good neighbors and that he does not see
problems at other locations as seen here: tons of congregating, harassing neighbors,
demanding money. The neighborhood has changed and partially because of this
building

Tina Paden expressed that there are differences between the YMCA and Margarita Inn.
She provided reference from Connections for the Homeless’ presentation defining
transitional shelter and a rooming house, then provided a comparison of the operations
for each. Ms. Paden then explained that staff had responded to questions at the
Homeless and Housing Commission regarding how long people stay at each; YMCA
was up to 20 years and Connections averaged 265 days. She also pointed out that
Connections for the Homeless has referenced themselves as a shelter. She then
referenced the increased calls to the site and asked the Commission to call the Inn what
it is then follow the code accordingly with a 30 occupant maximum.

Jenny Sovary has been a donor and volunteer at Connections, seen their operations
and has seen that they are doing their work properly. She then explained that she has
purposely walked, run, driven and rode her bike past the site and has not seen extreme
cases previously mentioned. She finished by stating she purposely moved back to
Evanston for its inclusiveness and that the City should walk the walk.

Nia Tavoularis, Director of Development for Connections for the Homeless, stated she
is proud to be part of leadership with 90 employees. She explained that the organization
delivers services to those with housing insecurity and indicated that she will respond in
full to concerns raised at the proper time. She stated that last year the organization
served 4000 people with homeless prevention, bridge housing, and long term support.
300+ people were housed over the last year, at one point in 3 different hotels there is
currently a waitlist of over 50 people. She then explained that the Inn is using a program
that uses hotels and rooming houses (as started during the pandemic) and that
Connections partners with other organizations. Services are provided including mental
health, but are not required of residents. Ms. Tavoularis explained that the primary
reason for using the Margarita Inn is location and what it provides (rooms, staff space,
close to transit and other services) and that those benefits deserve to be used by the
building residents, adding that a majority of residents are from Evanston. She then
stated that Connections for the Homeless is refining bridge housing, adding staff,
adjusting programming and is open to new solutions but the current model works well.

Chair Rodgers asked what the process for intake is. Ms. Tavoularis walked through the
process explaining that people are provided shower services, food and other items. A
person is able to sit with a case manager (part of street outreach) during drop-in hours,
where they would be asked what their needs are. She then expressed that some people
fully explain their circumstances, others do not. There is not a place to scoop people up
and immediately place them (i.e. at the Margarita Inn). Diversion services are provided if
possible. She added that they do offer access to the Pacific Garden Mission as it takes
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weeks to get into the Margarita Inn and this is part of the continuum of care and a big
part of consideration is the vulnerability level, how vulnerable is someone to death if
they do not get help.

Linda Baum stated that she does not understand, if this is a rooming house, how
residents determine where problems are coming from. She explained that she sees
drug sales and use and urinating in the alley. Ms. Baum then expressed that she does
not believe there has not been furor because Connections operated well, but because
of Covid and seeing the need for housing. She stated that there need to be better
regulations and perhaps intake procedures. She finished by stating the use is not a
rooming house, itis a homeless shelter and code should be followed.

Mike Joyce stated that the use is not considered transitional but if a resident is not
paying rent, why not stay? He stated that neighbors have not had issues with anyone at
YMCA or YWCA. He shared that he has heard arguing in the middle of the night at the
Margarita Inn and he does not know what is being done to fix issues that have arisen.
He then expressed that the comparison to the YMCA and YWCA is ridiculous.

Mr. Cleave explained that ultimately residents are connected to Evanston and want to
work to correct issues. Mr. Dillow added that everything Connections for the Homeless
said is spot on and proves they are a transitional shelter; the City should start there and
move on.

Chair Rodgers then revisited the request for continuance that was submitted in the
meeting packet from Andrew Scott, legal representation on behalf of the owner of 1566
Oak Ave LLC, expressed that the reason behind requesting the continuance was
because there were a number of different items relating to the use of the Margarita Inn
that needed to be addressed and he believed it made more sense to hear and discuss
all of those issues within the same meeting, however, that has not occurred. William
McKenna, legal representation on behalf of Connections for the Homeless (along with
Donna Pugh), they have comments to make regarding the Zoning Administrator’s
decision and would assist Mr. Scott when he is able to present.

Chair Rodgers expressed that his feelings are that the two appeals are two different
cases dealing coming at the determination from different approaches. The next appeal
he believes relates to whether the special use granted in 1974 is still valid and it is
current practice to permit testimony even when a continuance is received and granted.
He added that he does not believe the current appeal relates to the upcoming appeal
nor does he know that granting the continuance assists anyone. Mr. Scott responded
that he believes some of the issues and questions raised by Mr. Cleave relate to the
upcoming appeal especially relating to special use standards. Chair Rodgers reiterated
that the Commission is not to decide on a special use or those standards at this
meeting, solely on the appeal of the Zoning Administrator's decision on what the use is.

Mr. McKenna requested that if the Commission decides tonight, he asks that the
Commission also consider their case at this meeting. Chair Rodgers explained the
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thought process of hearing items separately, is the Commission can determine that the
use is a transitional shelter, in which case the rooming house issue is settled. Then the
guestion is whether the 1974 special use is still valid based on the current use of the
property. He stated that he would prefer to settle this issue then allow the 2nd appeal to
be heard at the next hearing. Mr. McKenna stated that Connections believes this is
properly use a rooming house and is a party to the case being heard and would prefer
to present their views on what is being heard

Mr. McKenna explained that he supports the Zoning Administrator's decision but that
each of the issues must be taken in the context. He expressed that several speakers
had thrown around the term homeless shelter which is not in the code. He explained
that the current operations align with a rooming house. Lodging excluding food service
is provided to residents. 75% per room is paid to the owner by Connections for the
Homeless and it does not operate food service; it provides donated food but not a
bundled item for sale. He explained that he believes this is a rooming house based on
this fact. Mr. McKenna continued, stating that a transitional shelter does not match;
residents are not required to leave 12 hours a day. The assisted living definition does
not apply due to not providing assistance with daily living and activities. Connections for
the homeless does not provide 24 hour service to residents. If in need of a special use
permit, Connections will apply for one and be subject to standards and conditions. It
operates similar to the YMCA

Commissioner Puchtel asked if it is decided that the use is a transitional shelter, what
that would mean. Mr. McKenna explained that a transitional shelter places a different
limitation on maximum occupants and that currently Inn residents have full utilization of
their rooms all day and are not shifted out 12 hours a day. He concluded that
Connections for the Homeless could not run Margarita Inn as currently run if it was
made to be a transitional shelter.

Chair Rodgers revisited the request for a continuance and if there was support to grant
it or address the review at the current meeting. Commissioner Westerberg expressed
that she prefers to address tonight. There was no disagreement from other
Commissioners and the

Chair closed the hearing.

Deliberations

Chair Rodgers emphasized that the discussion before the Commission is whether or not
the Zoning Administrator's made an error in her decision on the current use being a
rooming house.

Commissioner Lindwall agreed that rooming house seems to be the best fit but there is
discussion on how this operates that shows this is not really a rooming house but a
hybrid model that does not really fit an existing definition. She then asked if the
Commission needed to use existing definitions or can it work to create a more fitting
definition. Chair Rodgers replied that the Commission must use the current definitions
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since this item is before the Commission at this particular time. If Connections for the
Homeless is asked to submit a special use permit application they would need to
choose a definition to apply for in order to move forward. Commissioner Lindwall
suggested that they could do a text amendment. Rodgers agreed and added that it
would prolong the process with no guaranteed approval.

Commissioner Lindwall expressed that both sides make strong arguments and the issue
is there is no current definition that really fits the current operations. Depending on how
the 2nd appeal is resolved, there would still be issues with considering proper definition.
Chair Rodgers responded that there would be something to apply the standards to and
that the Commission’s decision needs to be made based on current definitions that the
code has.

Westerberg choosing based on the existing definitions is the real dilemma. Does not
appear to be a rooming house based on social services that need to be available.
residents do not pay rent even though Connections does pay the owner of the building.
Rooming house definition does not seem to fit.

Commissioner Puchtel directed Commissioners to page 20 of the meeting packet. He
then explained that the Commission is not trying to decide suitability of current
definitions but is trying to decide if the Zoning Administrator’s decision was arbitrary, ill-
considered or erroneous. He expressed that, given the definitions available at the time;
the Zoning Administrator picked the closest one feasible.

Ms. Westerberg confirmed that the Commission is judging the decision of the Zoning
Administrator’'s decision and not on the appropriateness of the available definitions.
Chair Rodgers confirmed this to be the case and that the Commission is not creating
new definitions for this case. He added that, given the definitions that the Code currently
has, the Commission needs to look at if the Zoning Administrator’'s decision appears to
be correct. He then expressed that there are some things that concern him regarding
how the Margarita Inn currently operates. If possible tenants are being asked to wait,
that does not address an emergency. Chair Rodgers then pointed out that in a rooming
house, compensation is direct or indirect; there is indirect payment with Connections
paying for the rooms being used. He believes

Commissioner Hewko inquired what the practical outcome is with regards to
Connections operations and upcoming cases; current use does not fully meet any
definitions. Chair Rodgers responded that he believes that is being premature as it will
not immediately address issues raised by the neighbors which are legitimate issues.
Based on the appeal, the Commission is looking at whether or not the use is that of a
rooming house or something else based on definitions in the Zoning Code. He
acknowledged that the use does not fit easily into any existing definitions.

Commissioner Hewko stated that issues that have been expressed cannot be solved
with a different definition. Chair Rodgers expressed concern that the process has gotten
this far and Connections for the Homeless has not applied for anything as typically
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when someone is found to be in violation does occur. The appeal stops the process. If
the special use for this property is found to not be valid, then Connections for the
Homeless will not be operating validly. He then explained that he would like to see a
Special Use application submitted so that there is an application in hand and explained
the proposed process of review based on the appeals received and if a special use
application is submitted by Connections for the Homeless.

Commissioner Lindwall expressed that the question is simple: is this a rooming house
or something else? Given the operation description that Connections for the Homeless
gave she does not think it is a rooming house and it is not the same as the YMCA or
student rooming houses in other neighborhoods. Commissioner Westerberg agreed.
Commissioner Puchtel responded by asking if she was then saying the Administrator’s
decision was arbitrary, ill-considered or erroneous. Ms. Lindwall responded that it was
perhaps erroneous.

Commissioner Arevalo stated that she agrees with the Zoning Administrator's decision.
In a transitional shelter you do not really live anywhere permanently; you have to carry
all of your belongings with you every day and have to be out of the shelter for 12 hours,
hoping you can get back in after that time.

Commissioner Mirintchev explained that the Zoning Administrator made a decision
based on definitions in the Code and believes the decision to call it a rooming house
was correct. He added that he does not think there is a definition that truly matches
what the business model of Connections is.

Commissioner Hewko asked if one does not feel the current use does not meet the
definition of a rooming house, does that mean we are calling it a transitional shelter or
something else. Chair Rodgers responded that it must fit existing definitions if the
Commission does not feel it is a rooming house.

Commissioner Lindwall suggested that a text amendment could be requested. Chair
Rodgers agreed that this is an option

Ms. Klotz recommended making a determination on what use is or if a text amendment
should be made. It should not be left to Connections for the Homeless to determine as
that could continue to be appealed.

The Commission then reviewed the Standards for Determination of Use

1. Met

2. Met

3. Some disagreement occurred among Commissioners with Commissioner
Lindwall explaining that this use being reviewed is different from other uses that
are defined in the code; she did not believe this standard was met.

4. Met

5. Met
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Commissioner Lindwall made a motion to uphold the Zoning Administrator’s
decision. Seconded by Commissioner Westerberg. A roll call vote was taken and
the motion failed, 4-3. This case was, therefore, automatically continued in order
to get six concurrent votes, in favor of approving or in favor of denying an item,
required for cases in which the Commission is the determining body.

Chair Rodgers expressed that he would like to request that Connections for the
Homeless submit a special use application within the next 10 days so that the case is
on the docket and momentum on this is not lost should the appeal at the next meeting
regarding the existing special use fail. That special use review would then be a time for
conditions to be placed on the operations should it be approved. Mr. McKenna
responded that that will be done.

Communications

Ms. Klotz explained that there is another appeal on the agenda for the next meeting; six
concurrent votes will be needed for both appeals and she requested that
Commissioners make best efforts to be in attendance.

Public Comment

Mr. Cleave thanked the Commission for reviewing the case and making a difficult
decision.

Adjournment
Commissioner Lindwall motioned to adjourn, Commissioner Puchtel seconded, and the
motion carried.

Adjourned 9:15 pm
Respectfully submitted,
Meagan Jones, Neighborhood & Land Use Planner
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Special Use Permit for
Private Educational Institution



Memorandum

Ciry of

Evanston
To: Members of the Land Use Commission
From: Johanna Nyden, Director of Community Development

Katie Ashbaugh, Planner

Subject: 1026 Davis Street | 22ZMJV-0034
LUC Recommending Body
City Council Determining Body

Date: May 20, 2022

Notice — Published in the May 5, 2022 Edition of the Evanston Review:

Renee Ruffing, applicant on behalf of Beacon Academy, requests a Special Use Permit
for a Private Educational Institution at 1026 Davis Street in the D2 Downtown Retail
Core District (Zoning Code Section 6-11-3-4). The Land Use Commission makes a
recommendation to the City Council, the determining body for this case in accordance
with Section 6-3-5-8 of the Evanston Zoning Code and Ordinance 92-O-21.

Recommendation:

Staff and the Design and Project Review Committee (DAPR) recommend approval of a
Special Use Permit to allow a Private Educational Institution at 1026 Davis Street in the
D2 Downtown Retail Core District with the following conditions: 1) no morning drop-offs
and afternoon pick-ups at this location and 2) no window screening to block the view
into the space. The applicant complies with the special use standards for this district.

Background:
The site, an approximately 4,250 square-foot tenant space at 1026 Davis Street, is

located on the south side of Davis Street, just east of the intersection of Davis Street
and Oak Avenue in the D2 Downtown Retail Core District. The site consists of multiple
tenants, including the following type 2 restaurants: Five and Dime (not in operation at
the time of this report); Taco Diablo, Lulu’s and Blue Horse Tavern. Only Five and Dime
has direct access to the existing rooftop deck. Below is a summary table of existing
surrounding properties’ zoning and uses:

Surrounding Zoning

and Land Uses Zoning Land Use

Retail services; retail goods; art

North (across Davis St) |D2 Downtown Retail Core District school
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South R6 General Residential District Multi-family
East D2 Downtown Retail Core District Type 1 restaurant, commercial
West D2 Downtown Retail Core District Type 2 restaurant

On October 28, 2013, the City Council adopted Ordinance 112-O-13 (linked below) for a
special use permit allowing Beacon Academy to open its first location at 622 Davis
Street. This location is in the D2 Downtown Retail Core District, approximately 4 blocks
east on Davis Street from the proposed new location at 1026 Davis Street. The City is
not aware of any issues or complaints with regard to this location as of the issuance of
this report.

On October 26, 2015, the City Council adopted Ordinance 132-0O-15 (linked below) for a
special use permit allowing Beacon Academy to open its second location at 1560
Sherman Avenue. This location is in the D3 Downtown Core Development District,
approximately 3 blocks east and 2 blocks south from the proposed new location at 1026
Davis Street. The City is not aware of any issues or complaints with regard to this
location as of the issuance of this report.

At present, nearly 200 high school students are enrolled at Beacon Academy, a
Montessori/International Baccalaureate High School, and use the aforementioned
properties. Between the two aforementioned properties, approximately 21,000 square
feet of classroom, office, and community space is used. School hours are from 7:30 am
to 4:30 pm, with classes scheduled from 8:45 am and 3:30 pm.

Proposal:
The applicant proposes operating a Private Educational Institution at 1026 Davis Street.

The Zoning Ordinance currently defines this use as:

Educational Institution - Private:
A privately owned preschool, elementary school, middle school, or high school.

The applicant is proposing to use the single-story, +/- 4,250 square-foot tenant space as
a satellite location of Beacon Academy for its existing student body, to be known as the
1026 Davis Arts Annex. It will serve as a visual arts and gallery space, theater/music
practice space, faculty work space, and flexible classroom space. As shown on the
attached floor plan, the space will be used more specifically as follows: approximately
1,024 square feet for a reception and community area as well as office space and
bathrooms at the front of the space facing Davis Street; approximately 1,400 square
feet each for 2 classrooms in the middle of the space, and the remaining 953 square
feet for storage. Interior changes are minimal and no work is proposed or anticipated for
the exterior at this time.
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The applicant anticipates that no more than 50 faculty and students will be at the
subject property on a regular basis. Students, faculty, and staff will access the location
by foot as they go between the other two locations at 1560 Sherman Avenue and 622
Davis Street.

Additional uses beyond daily classroom use may include: afternoon, post-school day
weekly faculty meetings (approx. 40 people); art exhibitions (approx. 100 people); and
small theater performances (approx. 140 people). The applicant plans for the art
exhibitions and performances to be periodic and guests would be directed to use the
Maple Avenue parking garage, metered parking, and public transit to attend said
events. The applicant also plans to allow faculty and staff to use the space during the
summer to prepare for the upcoming school year.

No additional zoning relief is required. As of the release of this report, no letters in
objection to or in support of the proposed use have been received.

Ordinances Identified for Requested Relief:
6-11-3 D2 Downtown Retail Core District

6-11-3-4 Special Uses: The following uses may be allowed in the D2 Downtown
Retail Core District, subject to the provisions set forth in Section 6-3-5, "Special
Uses," of this Title:

Educational institution—Private

(among others listed)

Comprehensive Plan:
The Comprehensive General Plan encourages encourages adaptive reuse along

existing commercial corridors that add foot traffic, as well as convenience for the
residents that live in or near the downtown who choose to utilize local schools. The
Comprehensive Plan specifically includes:

Objective: Promote the growth and redevelopment of business, commercial, and
industrial areas.

Objective:  Recognize and support the strong role neighborhood business
districts play in Evanston’s economy and its identity.

Design and Project Review (DAPR) Discussion and Recommendation:

On May 17, 2022, the DAPR Committee considered the proposed operation of a Private
Educational Institution for the subject property. The applicant described its plans for the
tenant space at 1026 Davis Street and stated that this space will be used for its current
student body. Staff asked if the applicant does not intend to use this location as an
additional pick up and drop off location, which the applicant confirmed. Staff asked
about their plans for the front of the space facing Davis Street. The applicant stated that
they plan to have a television screen in the window that will rotate student artwork and
can ensure that the front of the space is used and shows activity occurring within the
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space to contribute to the active street frontage on Davis. The Committee unanimously
recommended approval with the following conditions: 1) no morning drop-offs and
afternoon pick-ups at this location and 2) no window screening to block the view into the

space.

Special Use Standards:
For the LUC to recommend that the City Council grant a special use, the LUC must find

that the proposed special use:

1.

Is one of the listed special uses for the zoning district in which the property
lies; Standard met. The proposed use, a Private Educational Institution, is listed
as an eligible special use within the D2 Downtown Retail Core District.

Complies with the purposes and the policies of the Comprehensive General
Plan and the Zoning ordinance; Standard met. The proposed use is compliant
with the Zoning Ordinance and the Comprehensive General Plan. The proposed
use will promote additional growth of existing Evanston businesses and support
proximate business by serving as a periodic event venue for student exhibitions
and performances.

Does not cause a negative cumulative effect in combination with existing
special uses or as a category of land use: Standard met. The proposed use is
complementary to the surrounding downtown district and increased pedestrian
activity will likely benefit proximate businesses.

Does not interfere with or diminish the value of property in the
neighborhood: Standard met. The proposed use is located 2-4 blocks from its
supporting school locations in the downtown and the applicant has operated its
existing location in a manner compatible with the neighborhood.

Is adequately served by public facilities and services: Standard met. The
building is served by adequate sidewalks, streets, both CTA and Metra stations,
and is located within walking distance of 2 public parking garages.

Does not cause undue traffic congestion: Standard met. The building is
served by adequate sidewalks, streets, both CTA and Metra stations, and is
located within walking distance of 2 public parking garages. The subject property
will not be permitted to be used as a pick up/drop off location for students per the
condition of approval.

Preserves significant historical and architectural resources: N/A
Preserves significant natural and environmental resources: N/A

Complies with all other applicable regulations: Standard met. The proposed
use complies with all other applicable regulations.
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Attachments:
1. Street View
2. Aerial Photo
3. Zoning Map
4. Applicant’s Special Use Application Materials
5. Operational Narrative
6. Floor Plans - proposed
7. DAPR Draft Meeting Minutes Excerpt — May 17, 2022
8. Ordinance 112-0-13, 622 Davis Street Special Use Permit
9. Ordinance 132-0-15, 1560 Sherman Avenue Special Use Permit


https://www.cityofevanston.org/home/showpublisheddocument/37924/636591367184030000
https://www.cityofevanston.org/home/showpublisheddocument/38394/636591378538370000
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SPECIAL USE | zoning office use only |
|

ey | APPLICATION f
Ry : f
City CAQE # 3 '
EV&BS‘:OIT g L et e e e e e e
1. PROPERTY

Address 1026 Davis Street

Permanent Identification Number(s):

PINT: [t Jt Hr]e g fofo Hofsfriqofofofojpmna] | H I H I T HITHITTT]

(Note: An accurate plat of survey for all properties that are subject to this application must be submitted with the application.

2. APPLICANT

Name:

Organization: Beacon Academy a Montessori High School, an Winois not-for-profit corporation

Address: 1574 Sherman Avenue

City, State, Zip: Evanston, IL 60201
Phone: Work: 224'999'1177\ Home: p—

\—-/
Fax: Work: : Home: Please circle the primary
E-mail: rruffing@beaconacademyil.org means of contact.

What is the relationship of the applicant to the property owner?

O same [J builder/contractor {1 potential purchaser [ potential lessee
{3 architect [0 attorney K lessee [ real estate agent
[ officer of board of directors  [J other:

3. PROPERTY OWNER (Required if different than applicant. All property owners must be listed and must sign below.)

= 1026 Davis St, LLC
Name(s) or Organization:

Address: 2525 Lincoln Street
Evanston, L. 80201

City, State, Zip:
Phone: ka:(ﬁ-ﬁs-zgm Home: Cell/Other:

ey, Wane ) R Please circle the primary
E-mail: Martycless@yahoo.com means of contact.

“By signing below, | give my permission for the Applicant named above to act as my agent in all matters concerning
this application. | understand that the Applicant will be the primary contact for information and decisions during the
processing of this application, and | may not be contacted directly by the City of Evanston. | understand as well that |
may change the Applicant for this application at any time by contacting the Zoning Office in writing.”

e/ 2 “ 2ofz2.

Property Owner{) Signature(s) -- REQUIRED Date ! '

4. SIGNATURE

‘| certify that all of the above information and all statements, information and exhibits that | am submitting in

conjunction with this application are true and accurate to the best of my knowledge.”
~ 420 2602~

Applican@gnature «QQFQUIRED Date
PAGE 1 0OF 6




L
6. PROPOSED PROJECT

A. Briefly describe the proposed Special Use:
Applicant desire to establish an educational institution - Private use at the subject location. The subject location will be

used as visual arts and gallery space, theatre/music practice space, faculty work space, and flexible classroom space
by Beacon Academy.

APPLICANT QUESTIONS

a) Is the requested special use one of the special uses specifically listed in the Zoning Ordinance?
What section of the Zoning Ordinance lists your proposed use as an allowed special use in the zoning
district in which the subject property lies? (See Zoning Analysis Review Sheet)
Yes, a private educational institution is a special use if the D2 District per section 6-11-3-4 of the Zoning Ordinance.

b) Will the requested special use interfere with or diminish the value of property in the neighborhood?
Will it cause a negative cumulative effect on the neighborhood?

No, downtown Evanston is a dynamic and diverse are that can support many uses. Beacon Academy has been located in

Downtown Evanston since 2014 and has been an enhancement to downtown by bringing staff, students and their families

into the area to shop. eat and support the downtown

C) Will the requested special use be adequately served by public facilities and services?

Yes, the existing building is adequately served by all necessary utilities. Beacon's main campus is located a 1574 Sherman,

within close walking distance to the subject location. The site is also is proximity to excellent public transportation and

several downtown Ir_\:\rl(ing structures

Page 3 of 6



d) Will the requested special use cause undue traffic congestion?

No, downtown Evanston is served by adequate right-of-way and public transportation options. In addition, because the

premises will be used by Beacon students who are already attending school at the main campus, this use should not

add.-to traffic rnngpctinn

e) Will the requested special use preserve significant historical and architectural resources?

This standard is not applicable to the proposed special use.

f) Will the requested special use preserve significant natural and environmental features?

This standard is not applicable to the proposed special use.

Q) Will the requested special use comply 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?

Yes. Specifically, we note that the D2 district intends active use of grade level to promote pedestrian activity. The code

other than retall uses can promote pedestrlan act|V|ty The art space will promote pedestrlan act|V|ty because students will

travel from the main school location to this site throughout the day and there will be opportunities for art shows and
viewing of art installations during non-school hours.

Page 4 of 6



m City of Evanston
' DISCLOSURE STATEMENT

B
City of

Evanston” (This form is required for all Major Variances and Special Use Applications)

The Evanston City Code, Title 1, Chapter 18, requires any persons or entities who request the
City Council to grant zoning amendments, variations, or special uses, including planned developments,
to make the following disclosures of information. The applicant is responsible for keeping the disclosure information

current until the City Council has taken action on the application. For all hearings, this information is used to avoid
conflicts of interest on the part of decision-makers.

1. If applicant is an agent or designee, list the name, address, phone, fax, and any other contact information of the
proposed user of the land for which this application for zoning relief is made: Does not apply.

Not applicable

2. If a person or organization owns or controls the proposed land user, list the name, address, phone,
fax, and any other contact information of person or entity having constructive control of the proposed land user.
Same as number above, or indicated below. (An example of this situation is if the land user is
a division or subsidiary of another person or organization.)

Not applicable

3. List the name, address, phone, fax, and any other contact information of person or entity holding title
to the subject property. Same as number above, or indicated below.

Same as Number 3 in the application above.

4. List the name, address, phone, fax, and any other contact information of person or entity having constructive
control of the subject property. Same as number above, or indicated below.

Not applicable

Page 5 of 6



If Applicant or Proposed Land User is a Corporation

Any corporation required by law to file a statement with any other governmental agency providing

substantially the information required below may submit a copy of this statement in lieu of completing
a and b below.

a. Names and addresses of all officers and directors.

See Attachment A

b. Names, addresses, and percentage of interest of all shareholders. If there are fewer than 33

shareholders, or shareholders holding 3% or more of the ownership interest in the corporation or if
there are more than 33 shareholders.

Applicant is an lllinois not-for-profit corporation without any members.

If Applicant or Proposed Land User is not a Corporation

Name, address, percentage of interest, and relationship to applicant, of each partner, associate, person
holding a beneficial interest, or other person having an interest in the entity applying, or in whose interest
one is applying, for the zoning relief.

Not applicable

Page 6 of 6




BEACON ACADEMY BOARD 2021-22

President
DEVIN MATHEWS
Winnetka, IL 60093

Vice President

Chair, Trustees Committee
DAVID RHIND

Chicago, IL 60610

Treasurer
SHUBHA CHAKRAVARTHY
Evanston, IL 60202

Secretary

Chair, Strategic Planning
SUSAN SATTELL
Chicago, IL 60640

Chair, Facilities Committee
ROC RONEY
Chicago, IL 60614

Immediate Past President
PATTY ABRAMS
Chicago, IL 60611

BRADLEY PEACOCK
Wilmette, IL 60091

GREG WHITE
Chicago, IL 60605

BOB GOLDMAN
Evanston, IL 60201

CHRIS AMBROSO
Chicago, IL 60622

JEANNETTE SCHAR
Mill Valley, CA 94941

COCO SHARP
Chicago, IL 60660

BEACON ACADEMY LEADERSHIP 2021-22

Head of School
Marja Brandon

Assistant Head of School
Renee Ruffing
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SPECIAL WARRANTY DEED

THIS SPECIAL WARRANTY DEED (the “Deed”), is made as of this 28" day of May,
2014, by AQUARIUS V CORPORATION, an Illinois corporation (the “Grantor”), having an
office at 6001 Gross Point Road, Niles, Illinois 60174, to 1026 DAVIS ST. LL.C, an [Hlinois limited
liability company (the “Grantee”), having an office at 2525 Lincoln Street, Evanston, [llinois 60201.

WITNESSETH:

That the Grantor for and in consideration of the sum of TEN AND 00/100THS DOLLARS
($10.00) and other good and valuable consideration in hand paid by the Grantee, the receipt and
sufficiency of which is hereby acknowledged, by these presents does GRANT, REMISE,
RELEASE, ALIEN, SELL AND CONVEY unto the Grantce and its successors and assigns
FOREVER, all of the real estate, situated in the County of Cook and State of Illinois commonly
known as 1026 Davis Street, Evanston, Illinois 60201 and legally described on Exhibit A attached
hereto and made a part hereof together with the building structures, fixtures, and other improvements
located on said real estate (the “Property”), subject only to those matters described on Exhibit B
attached hereto and made a part hereof (the “Permitted Exceptions™).

TO HAVE AND TO HOLD the Property subject only to the Permitted Exceptions, unto the
Grantee and its successors and assigns forever.

Grantor does covenant, promise and agree, to and with the Grantee and its successors and
assigns, that it has not done, or suffered to be done, anything whereby the Property is, or may be, in
any manner encumbered or charged, except as herein recited, and that it WILL WARRANT AND
FOREVER DEFEND the Property against persons lawfully claiming, or to claim the same, by,
through or under Grantor but not otherwise, except for claims arising under or by virtue of the
Permitted Exceptions.




IN WITNESS WHEREOF, the Grantor has caused its name to be signed to these presents
on the date first set forth above.

GRANTOR:
AQUARIUS V CORPORATION, an Illinois
corporation . ,
] l‘ =1
By: —— e “Fr‘e 0_.-—"\—

Arthur W, Harrisﬁ?residen{

STATE OF lIllinois )
) $S8:
COUNTY OF Cook )

I, the undersigned, a Notary Public in and for said County and State aforesaid, DO HEREBY
CERTIFY, that Arthur W. Harris, as President of AQUARIUS V CORPORATION, an Illinois
corporation (the “Grantor™), personally known to me to be the same person whose name is
subscribed to the foregoing instrument as such President, appeared before me this day in person and
acknowledged he signed and delivered said instrument as his free and voluntary act, and as the free
and voluntary act of the Grantor, for the uses and purposes therein set forth.

GIVEN UNJJER my hand and Notarial Seal this 28" day of May, 2014.
E o “QF'F}GI E' vy

L SEAL"

_ W Bennett R Klask Comgnission Expiration:
Notary Public: b Notary Public, State of lifinois
n MTCUITF“’_ mission Expires 7/14/2014
This instrument was prepared by: Bennett R. Klasky, Esq., Bennett R. Klasky &

Associates, 555 Skokic Boulevard, Suite 500, Northbrook, Illinois 60062

AFTER RECPORBING-MAH4E~
Ira Swidler, Esq.,

Katten Muchin, Rosenman, LLP

525 West Monroc Strect

Chicago, IL 60661-3693

SEND SUBSEQUENT TAX BILLS TO: 1026 Davis St. LLC, 2525 Lincoln Street, Evanston, Illinois
60201, attention: Marti Cless.
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Exhibit “A”

Legal Description

Property commonly known as: T e R —
1026 DAVIS STREET

EVANSTON, IL

Cook County

PARCEL 1:

THE NORTH 135 FEET OF LOT 5 AND THE NORTH 135 FEET OF LOT 6 (EXCEPT THE WEST 51 FEET 8
7/8 INCHES OF LLOT 8) IN BLOCK 62 IN EVANSTON IN SECTION 18, TOWNSHIP 41 NORTH, RANGE 14,
EAST OF THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS

PARCEL 2:

NON EXCLUSIVE EASEMENT FOR THE BENEFIT OF PARCEL 1 AS CREATED BY DEED FROM PHILIP
JUDSON AND ELIZABETH JUDSON, HIS WIFE, TO WILLIAM H. GRANT DATED MAY 19, 1871 AND
RECORDED MAY 14, 1872 AS DOCUMENT NUMBER 30726, FOR PEDESTRIAN AND VEHICULAR
INGRESS AND EGRESS OVER THE FOLLOWING DESCRIBED LAND; THE SOUTH 10 FEET OF THE
NORTH 135 FEET OF THE WEST 51 FEET 8 7/8 INCHES OF LOT 6 IN BLOCK 62 IN EVANSTON IN
SECTION 18, TOWNSHIP 41 NORTH, RANGE 14, EAST OF THE THIRD PRINCIPAL MERIDIAN, IN COOK
COUNTY, ILLINOIS.

PERMANENT INDEX NUMBER: 11-18-309-031-0000

CITY OF EVANSTON (27870

Real Estate Transfer Tax
City C{erkfs Office

. G

Agent L@




Beacon Academy currently resides at 1574 Sherman Avenue, with 21,000 square feet of
classroom, office, and community space for nearly 200 high school students. We have been in
this location for six years, and at 622 Davis for two years prior to that, all located in downtown
Evanston. We will use 1026 Davis as additional classroom space for our Montessori/International
Baccalaureate High School. This would include but not be limited to visual arts and gallery
space, theater/music practice space, faculty work space, and flexible classroom space.

1026 Davis will provide Beacon with 4,253 of additional space, all on one floor, with street
access, and allocated as follows: 953 square feet of storage space, two classrooms of
approximately 1400 square feet each, and a lobby area that has 1,024 square feet, which includes
office space, bathrooms, reception and community space. A minimal amount of work will be
done to the interior, but we do not anticipate any changes to the exterior.

School hours are from 7:30am - 4:30pm, with classes scheduled from 8:45am - 3:30pm. Our new
1026 Davis Arts Annex will have two large classrooms, one small office, and added storage
space. We estimate no more than 50 faculty and students in the space on a regular basis. Our
intention is to build out the two classrooms with a flexible wall that can open and combine the
spaces when and if needed.

Possible additional use might include: weekly faculty meetings (~40 pax) in the afternoons after
student class time; art nights (~100 pax); and possible smaller theater performances (~140 pax).
These would be irregular and periodic. Guests would be directed to the Maple Avenue parking
garage, public transit, and metered street parking.

Students, faculty, and staff will come and go between this new space by foot and our current
location throughout the school day to attend classes, meetings, and work collaboratively on
projects and assignments. Faculty and staff may also continue to use the space during the
summer months for their use and in preparation for the coming school year. Beacon Academy
will be an asset to the Davis street corridor.

We also anticipate our continued support of the downtown Evanston community and businesses
from our students, faculty, and parents, and look forward to growing these partnerships.



3: VISUAL ARTS CLASSROOM

- New Tables/stool arangement
- New Mobile storage cabinets

~ - ~New sink -
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2: RECEPTION/COMMUNITY SPACE
Relocated furniture from Sherman

- ; Movable partition
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1: SHARED OFFICE SPACE
Relocaoied furniture from Sherman
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DRAFT-NOT APPROVED

DESIGN AND PROJECT REVIEW COMMITTEE (DAPR) MINUTES EXCERPT

May 17, 2022

Voting Members Present:  J. Nyden, A. Schnur, L. Biggs, Donald Cornelius, |I. Eckersberg,

R. Papa, M. Tristan, C. Pratt, M. Jones, K. Asbaugh

Staff Present: M. Griffith

Others Present:

Presiding Member: J. Nyden

A quorum being present, J. Nyden called the meeting to order at 2:03 p.m.

New Business

1026 Davis Street Recommendation to LUC

Renee Ruffing, applicant, requests a Special Use Permit for a Private Educational Institution at
1026 Davis Street in the D2 Downtown Retail Core District (Zoning Code Section 6-11-3-4),
Beacon Academy. The Land Use Commission makes a recommendation to the City Council,
the determining body for this case in accordance with Section 6-3-5-8 of the Evanston Zoning
Code and Ordinance 92-0O-21.

APPLICATION PRESENTED BY: Renee Ruffing, applicant

Steve Friedman, attorney for applicant

DISCUSSION:

Applicant stated Beacon Academy intends to lease the 1st floor space at 1026 Davis
Street and use it for classroom, workspace, and offices. Currently the space is vacant.
The location is a few blocks from their main building. The classroom space will be mostly
for arts, including performing arts, they may use the space for school events.

J. Nyden asked if students would be dropped off and picked up at this location.

Applicant stated no. While they are still working out logistics, students are to report to the
main building in the morning and then head to class at other sites. Students currently
travel between sites. This space will have between 40-45 students at a time.

L. Biggs stated there is another school within the vicinity and asked if complaints had
been received regarding the other school.

Committee members indicated they were not aware of any complaints.

K. Ashbaugh stated the school is not adding students, there will be the same number of
students downtown.

L. Biggs stated the block appears to be able to handle the use.

Applicant stated many students use public transportation to get to school and walk to
other sites.

J. Nyden stated students should not be dropped off and picked up at this location.

J. Nyden asked if the windows would be covered.

Applicant stated no. They plan to display student artwork in the window, and there will be
a space at the front for collaborative work, classroom space will be in the back.

J. Nyden stated the windows should not be covered or screened which deadens the
block, people should be able to see into the space.

D. Cornelius asked if students drive to school.

DAPR meeting minutes excerpt, May 17, 2022...page 1
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e Applicant stated a small number do, they park in public garages and pay for parking.

K. Ashbaugh asked what type of events would be held at this location.

e Applicant stated faculty meetings, open space for art exhibits, and small performances.
People attending would park in downtown garages.

L. Biggs made a motion to recommend approval to the LUC subject to the following
conditions:

1. No morning drop-offs and afternoon pick-ups at this location,

2. No window screening to block the view into the space.
Seconded by C. Pratt.
The Committee voted by voice vote, 10-0, to recommend approval to the LUC subject to
the conditions noted above.

Adjournment

L. Biggs made a motion to adjourn, seconded by C. Pratt. The Committee voted by voice
vote, 10-0, to adjourn. The Committee adjourned at 3:36 p.m.

Respectfully submitted,
Michael Griffith, Planner

DAPR meeting minutes excerpt, May 17, 2022...page 2



Land Use Commission
Appeal
1566 Oak Ave.
22ZMVJ-0035

Determining Body



MEMORANDUM

City of

Evanston-
To: Chair and Members of the Land Use Commission
From: Johanna Nyden, Director of Community Development
Melissa Klotz, Zoning Administrator
Subject: 1566 Oak Ave. - 22ZMJV-0035
Land Use Commission Determining Body
Date: May 19, 2022

Notice - Published in the May 5, 2022 Evanston Review

Andrew Scott, attorney on behalf of 1566 Oak Ave. LLC, appeals the decision of the
Determination of Use issued by the Zoning Administrator on March 17, 2022, regarding
operations of Connections for the Homeless at the Margarita Inn at 1566 Oak Avenue, which
found the operations to be consistent with the Zoning Ordinance definition for Rooming House
(Section 6-18-3) and also found existing Special Use Ord. 51-O-74, adopted in 1974, is no
longer valid. The Land Use Commission is the determining body for this case in accordance
with Section 6-3-9-8 of the Evanston Zoning Code and Ordinance 92-O-21.

PIN: 11-18-308-009-0000

Recommendation

City staff affirms the Zoning Administrator's Determination of Use regarding operations of
Connections for the Homeless at the Margarita Inn at 1566 Oak Ave., which found the
operations to be consistent with the Zoning Ordinance definition for Rooming House, and also
found the existing Special Use ordinance no longer valid. City staff affirms the Determination
meets the Standards for Use Interpretations (Section 6-3-9-5) for a Rooming House.

Site Background
1566 Oak Ave. is located on the west side of Oak Ave., midblock between Davis St. and Grove
St., in the R6 General Residential District and is surrounded by the following:

North: R6 & D4 General Residential District & Downtown Transition District
East: R6 & D2 General Residential District & Downtown Retail Core District
South: R6 & R5 General Residential Districts

West: R6 & R4 General Residential Districts

The subject property features a five-story building that has, over time, featured a commercial
restaurant (not currently) and lodging rooms (no kitchens provided), and up to 10 open parking
spaces. The property is surrounded by a myriad of uses including the Time & Glass Museum,
high-density multifamily residential apartments and condos, and King Home assisted living
facility that is not currently in operation.



Zoning Background

On February 15, 2022, a courtesy zoning violation letter was sent to Connections for the
Homeless regarding the operations by Connections at the Margarita Inn at 1566 Oak Ave. The
letter (attached) stated use of the Margarita Inn as an emergency homeless shelter during the
Covid-19 pandemic (as strongly encouraged and paid for by the federal government) proved
invaluable to the community. However, the letter stated continued use of the facility as a
homeless shelter in a long-term or permanent manner was not compliant with the City’s Zoning
Ordinance or existing Special Use Ord. 51-O-74 for a Rooming House at the subject property.
The letter requested Connections either submit for a Special Use for a Transitional Shelter (the
zoning term for an emergency homeless shelter) or apply for a Determination of Use explaining
what compliant use Connections believes operates at the site.

On February 24, 2022, a zoning analysis for a Determination of Use was fully submitted by
Connections for the Homeless for review by the Zoning Administrator. The Determination of Use
argued that the current operations at 1566 Oak Ave. comply with the zoning definition for a
Rooming House and operates in compliance with existing Rooming House Special Use Ord. 51-
O-74 including conditions and a recorded covenant.

On March 17, 2022, the Zoning Administrator issued a Determination of Use that stated
Connections for the Homeless operates a Rooming House at 1566 Oak Ave., but that the
existing Rooming House Special Use Ord. 51-O-74 is no longer valid. See Staff Determination
below for additional information.

(On April 4, 2022, Appellant Chris Dillow submitted an Appeal of the Zoning Administrator’s
Determination of Use. This was Appeal #1 that was heard at the May 11, 2022 Land Use
Commission meeting and continued to the May 25, 2022 meeting with an open vote.)

On April 27, 2022, Appellant Andrew Scott submitted an Appeal of the Zoning Administrator’s
Determination of Use on behalf of the property owner of 1566 Oak Ave. This is Appeal #2 and is
the Appeal now under consideration.

(On April 30, 2022, Appellant Chris Dillow submitted a revised Appeal application including
Appellant John Cleave as a co-appellant to Appeal #1 submitted on April 4, 2022 to ensure at
least one Appellant is a valid Appellant with a property interest within 500 feet of the subject
property, in accordance with the Land Use Commission’s Adopted Rules.)

On May 1, 2022, the 45 day Appeal window closed.

Staff Determination
The Zoning Administrator’'s Determination of Use found:

1. Current operations by Connections for the Homeless do comply with the zoning
definition for a Rooming House.

2. Special use ordinance 51-O-74, granted in 1974 for 63 rooming units at the premises
and including 6 conditions required for ongoing special use status, is deemed invalid
and expired for the following reasons:

a) The use ceased to operate for a period of more than 2 consecutive years when
it operated as a Hotel so the special use expired.

b) Structural changes were made to the building (specifically in 1993-1994 and
2013 by permit issued by the City) which invalidates the special use approval
per condition 1.




¢) Required off-site parking was not consistently leased and is not currently leased
which invalidates the special use approval per condition 1.

The Zoning Administrator’s Determination of Use includes Findings based on the Standards for
Use Interpretations (Section 6-3-9-5):
1. Any use defined in Chapter 18 of this Title shall be interpreted as therein defined:

Standard met - Rooming House is a defined use in Chapter 18, defined as: A building or

portion thereof containing lodging rooms that accommodate more than three (3) persons

who are not members of the keeper's family, and where lodging, excluding food service, is
provided for compensation, whether direct or indirect.

2. No use interpretation shall permit any use in any district unless evidence shall be
presented that demonstrates that it will comply with the general district regulations
established for that particular district: Standard met -

e RG6 Purpose Statement (6-8-8-1): The R6 general residential district is intended to
provide for high density residential development of primarily multiple-family dwellings
particularly in and around the downtown area.

e General Residential Requirements: Land Use Interpretation (6-8-1-1) with procedures
for Administrative Interpretations.

e General Residential Requirements: Accessory Uses and Structures (6-8-1-2) - No
accessory uses or structures in question; NA.

e General Residential Requirements: Site Plan Review (6-8-1-3) - site plan is
substantially similar to other/surrounding R6 sites; no changes proposed.

e General Residential Requirements: Off-Street Parking & Loading (6-8-1-4) - minimal
parking is provided on-site as an existing condition and is not proposed to further
reduce. Documentation indicates 16 off-site parking spaces are also required within
500 of the site by the current property owner. It appears those 16 spaces have not
been provided in recent years. The Applicant states the 16 spaces will be leased to
meet the regulation if necessary.

e General Residential Requirements: Landscaping & Screening (6-8-1-5) - front yard
open area is landscaped.

e General Residential Requirements: Signs (6-8-1-6) - Existing identification signage for
“The Margarita European Inn” is located above the front building entrance and has
existed for decades. Signage was previously “The Margarita Club” and was permitted
via 1979 special use for a canopy and 3 identification signs to distinguish between the
Rooming House and the public Restaurant use at the property.

e General Residential Requirements: Historic Preservation (6-8-1-7) - the property is not
located within an Historic District and is not a designated Landmark. It does hold
significant Evanston history as it was originally constructed as lodging for working
women or “ladies”.

General Residential Requirements: Dormers (6-8-1-8) - NA

General Residential Requirements: Circular Driveways (6-8-1-9) - NA

General Residential Requirements: Planned Developments (6-8-1-10) - NA unless
triggered by substantial construction or rehabilitation of the existing structure or a
change in use to +24 (+30 with zoning bonuses) dwelling units that include full
bathrooms and kitchens in each unit.



General Residential Requirements: Special Conditions for Office Uses (6-8-1-11) - NA
General Residential Requirements: Townhouse Orientation (6-8-1-12) - NA
General Residential Requirements: Inclusionary Housing Bonuses (6-8-1-13) - Dwelling
units are not proposed; NA
General Residential Requirements: Efficiency Homes - lot is already developed; NA
R6 General Residential District: complies with Lot Size (6-8-8-4), Lot Width (6-8-8-5),
Lot coverage (6-8-8-6) appears compliant, front and rear setbacks appear compliant
while interior side yard setbacks more closely comply with the residential setbacks (3’
required) than the nonresidential (10’ required) (6-8-8-7).
R6 General Residential District: Mean Building Height (6-8-8-8) appears compliant.
R6 General Residential District: Impervious Surface (6-8-8-9) appears noncompliant.
Regulation established in 2003 long after the building and hardscape areas were
established and is legally nonconforming; may not be further increased unless
approved by variation - NA
No use interpretation shall permit any use in a particular district unless such use is
substantially similar to other uses permitted in such district and is more similar to
such other uses than to uses permitted or specially permitted in a more restrictive
district: Standard met -
e |[f analyzed as an eligible R6 uses such as:

o Multiple-family Dwelling: no, units do not have kitchens and therefore do not
meet the definition of dwelling.

o Shelter for Abused Persons: no, past or current use was/is not residential
accommodations that are provided on an emergency basis for persons who are
victims of abusive treatment. No documentation provided by the Applicant
stating occupants are victims of abusive treatment. Housing accommodations
are not provided on an emergency basis - there is a wait-list and the average
occupant stay is 9 months.

e |f analyzed similar to other uses in more restrictive districts (lower density residential
districts) such as:

o Residential Care Home, Type 1: no, the property does not function as “a family
type environment as a single housekeeping unit” of 4-8 occupants.

o Residential Care Home, Type 2: no, the property does not function as “a family
type environment as a single housekeeping unit” of 9-15 occupants.

e |[f analyzed as other potential zoning uses:

o Hotel: A Hotel by zoning definition is intended specifically for transient guests. A
Guest, Transient by zoning definition is a guest who does not have a lease and
occupies an apartment, lodging room, or other living quarters on a daily or
weekly basis. Since lodging at the property is not on an emergency basis and
the average occupant stay is 9 months, the use is not currently a Hotel.

o Transitional Shelter: By zoning definition, a Transitional Shelter is a building, or
portion thereof, in which sleeping accommodations are provided on an
emergency basis for the temporarily homeless. Current operations are not
providing sleeping accommodations on an emergency basis, there is a waitlist,
and the average stay is 9 months. Current operations substantially match
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operations at other Rooming Houses such as the YMCA. The use is not
currently a Transitional Shelter.

If the proposed use is most similar to a use permitted only as a special use in the
district in which it is proposed to be located, then any use interpretation permitting
such use shall be conditioned on the issuance of a special use permit for such use
pursuant to Section 6-3-5: Standard partially met and partially denied -

Rooming House is an eligible special use in the R6 District. When special use
ordinance 51-O-74 was applied for and granted, the property was within the R7 District
and Rooming House was an eligible special use in the R7 District at the time (rezoned
to R6 in 1993). The facility currently operates in compliance with the Rooming House
definition because it features lodging rooms (no kitchens) that accommodate more than
three persons who are not members of the keeper's family, and where lodging,
excluding food service, is provided for compensation, whether direct or indirect
(currently indirect compensation from occupants to Connections). Of note, the average
occupant stay is 9 months and is therefore not considered “emergency” (shelter) nor
“transient” (hotel).

Existing special use ordinance 51-O-74 is no longer a valid special use. Although the
property functioned as a Rooming House following the 1974 special use approval, and
today functions as a Rooming House, the existing special use ordinance is no longer
valid because:

o The use did not consistently operate from 1974 to the present, and lapsed for
more than 2 years when the property operated as a Hotel. Operations as a
Hotel are substantiated through City records (but no zoning records) including
the Hotel Tax, as well as Google, Yelp, Ascend Hotel Collection website, and
general community knowledge. The exact date of Hotel use is unclear but likely
began either following the 1993-1994 remodel or 2013 remodel. 6-3-5-15 states
a special use expires once the approved use ceases to operate for 2
consecutive years. (See attached historic City documents).

o Condition 1 of special use ordinance 51-O-74 states “The variation and special
use permit herein granted are to be valid for so long as no structural alterations,
as that term is defined in the Zoning Ordinance, are undertaken on the
premises, except for plans approved by the Planning and Development
Committee, or if parking required in Condition 4 is not supplied.” Structural
alterations were made by approved permits throughout the years, but most
notably in substantial construction in 1993-1994 and 2013 and included the
addition of bathrooms to most or all units with construction/demolition of walls.

o Condition 4 of special use ordinance 51-O-74 states “A total of 26 off-street
parking spaces shall be provided, 16 of which may be supplied upon land
owned or leased by the property owner herein within 500 feet of the subject
property, and the remainder located on the property.” The Applicant states the
property currently has ten onsite spaces, and “could arrange for a shared
parking agreement to provide the additional sixteen spaces within the required
500 feet. However, the additional spaces were required to accommodate
patrons of the restaurant, which is no longer operating. The existing ten spaces


https://library.municode.com/il/evanston/codes/code_of_ordinances?nodeId=TIT6ZO_CH3IMAD_6-3-5SPUS

provided have been sufficient for the current operations and there has been no
demand for any additional parking.” The parking requirement is specifically
noted in the special use ordinance and Covenant, but no documentation exists
that the parking spaces were intended for the restaurant use or that those
spaces cease to be required if/when the restaurant ceased to operate. As such,
all 26 parking spaces are still required if the special use ordinance is in effect.
However, since the applicant indicates the off-site parking is not currently
leased, and no documentation exists with the City regarding off-site parking
leases since 1974-1979. Therefore, per Condition 1 that states “or if parking
required in Condition 4 is not supplied,” the special use is no longer valid.

In the event special use ordinance 51-O-74 is deemed currently valid for any
reason, historic documentation clearly states the number of units was reduced
over time to 42. An increase in the number of units (or back to the original 63
units) is an increase of intensity beyond the current operations and would
therefore require a new special use.

5. No use interpretation shall permit the establishment of any use that would be
inconsistent with the statement of purpose of the district in question: Standard met -

R6 Purpose Statement (6-8-8-1): The R6 general residential district is intended to
provide for high density residential development of primarily multiple-family dwellings
particularly in and around the downtown area. Standard met

Interpretation of the use as it currently exists and is described is a Rooming House,
which is an eligible special use in the R6 District.

See attached Determination of Use Package that includes the Determination, Findings of Fact,
and Historic Timeline for further details and documentation.

Appellant’s Position

Andrew Scott, attorney on behalf of 1566 Oak Ave. LLC (which is Michael Pure, property owner
of the Margarita Inn property and building), agrees with the first part of the Determination by the
Zoning Administrator, which found the operations by Connections at the Margarita Inn are
consistent with the Rooming House definition. However, the Appellant disagrees with the
second portion of the Determination that states existing Special Use Ordinance 51-O-74 is
invalid. The Appellant believes:

1. The Determination of Use application submitted by Connections for the Homeless is invalid
because the application stated Connections to be the contract purchaser of the property but
they are not, and do not hold a legal or beneficial interest in the property. Section 6-3-9-3 of
the Zoning Ordinance states:

6-3-9-3. - PARTIES ENTITLED TO SEEK INTERPRETATIONS.

Applications for interpretations may be filed by any person having a legal or equitable
interest in property that gives rise to the need for an interpretation, provided that the
interpretations shall not be sought by any person based solely on hypothetical
circumstances or where the interpretation would have no effect other than as an
advisory opinion.

2. Existing Special Use Ordinance 51-O-74 is still valid and in effect for the following reasons:



e General community knowledge cannot and should not form the factual foundation for a
conclusion that the Rooming House use ceased and a Hotel use was instead
established.

e Zoning definitions for Hotel and Rooming House are so similar that it is not reasonably
possible to distinguish between the uses as they are defined in the Zoning Ordinance.

HOTEL: A building in which lodging is offered with or without meals principally to
transient guests and that provides a common entrance, lobby, halls and
stairways.

ROOMING HOUSE: A building or portion thereof containing lodging rooms that
accommodate more than three (3) persons who are not members of the keeper's
family, and where lodging, excluding food service, is provided for compensation,
whether direct or indirect.

e Structural alterations were not made to the building. Alterations including adding a
bathroom to each lodging room unit, removal of demising walls, and changes to the
restaurant space were made over time but are not structural.

STRUCTURAL ALTERATIONS: Any change, other than incidental repairs, in the
supporting members of a building or structure such as bearing walls or partitions,
columns, beams or girders, or any substantial change in the roof or exterior
walls.

e |eased parking required by the special use was continuously leased until 2019 at a
surface parking lot at 1555 Ridge Ave. The City approved a Planned Development
for a multifamily residential building at that site (now constructed). The Appellant
states it is a City action which caused the Appellant to be unable to meet the parking
required by the Special Use.

Based on the above, the Appellant believes Ordinance 51-O-74 is still in effect as a valid
Special Use for a Rooming House. Historic City documents related to the above points,
including a 2012-2013 request for Economic Development funds to remodel the Ascend Hotel,
are attached.

Appeal Procedure

Pursuant to Section 6-3-9-8 of the Zoning Ordinance, Appeals from the Zoning Administrator
Decisions, the Land Use Commission shall hear and decide appeals from any order or final
decision of the Zoning Administrator. An Appeal may be filed not later than 45 calendar days
following the action being appealed.

Section 6-3-11 of the Zoning Ordinance, Appeals, states the appeal procedure is provided as a
safeguard against arbitrary, ill-considered, or erroneous administrative decisions. The Land Use
Commission shall determine if the Determination of Use made by the Zoning Administrator was
arbitrary, ill-considered, or erroneous. The Zoning Ordinance specifically states “the reviewing body
should give all proper deference to the spirit and intent embodied in the language of this Ordinance
and to the reasonable interpretations of that language by those charged with the administration of
this Ordinance.” Then, the Land Use Commission may make a new Determination of Use in light of
the earlier motion and/or due to additional information provided.



The Land Use Commission’s Adopted Rules state testimony related to Appeal cases shall be
limited to persons who live or own property within 500’ of the subject property.

Attachments

Appeal Application — submitted April 28, 2022 by Andrew Scott

Determination of Use Package — issued March 17, 2022 by the Zoning Administrator
Determination of Use
Findings of Fact
Timeline of Zoning Records
Historic City Documents

Additional City Documentation - Property Owner’s Request for Economic Development Funds
for Hotel Use - received December 31, 2012

Zoning Analysis for a Determination of Use Application Package — submitted February 24, 2022
by Connections for the Homeless

Public Comments

Image of Property

Aerial View of Property

Zoning Map of Property
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1566 Oak Avenue

The appellant appeals the Zoning Administrator's March 17, 2022
Determination of Use for the subject property. The Zoning Administrator
erred in rendering the Determination of Use as the Zoning Administrator
lacked authority to do so. In addition, Zoning Administrator erred in her
decision that the special use for a rooming house had expired.

1. Section 6-3-9-1 of the Zoning Ordinance provides that the Zoning
Administrator has the authority to render use determinations. Section 6-3-
9-3 of the Zoning Ordinance provides that any party with a legal or
beneficial interest in the property may seek a use determination.
Connections for the Homeless filed an application Zoning Analysis
Application on February 21, 2022. In that application, Connections for the
Homeless stated that its relationship to the land owner was contract
purchaser. That statement was and continues to be inaccurate.
Connections for the Homeless has never had a contract to purchase the
subject property. Because Connections for the Homeless lacked the
requisite standing to make the request for the Zoning Analysis, it follows
that the the Zoning Administrator should not have issued the Use
Determination and therefor her actions were ultra vires. For that reason,
the Zoning Administrator's decision should be void and of no effect.

The Zoning Administrator also erred in her conclusion that the special use
had expired. The appellant had not abandoned the special use as
suggested. Internet searches and "general community knowledge" cannot
and should not form the factual foundation for a conclusion that the
appellant had failed to operate as a rooming house for more than two
years. The fact is that the definitions of a hotel and a rooming house are
so similar that it is not reasonably possible to distinguish between the
uses as they are defined in the Zoning Ordinance. Based on operations
over the years, it is reasonable to conclude that the appellant has
continuously operated a rooming house on the subject property.

The Zoning Administrator also erred in concluding that the appellant had
voided the special use by making "structural alterations." The Zoning
Ordinance defines that term as "any change, other than incidental repairs,
in the supporting members of a building or structure such as bearing walls
or partitions, columns, beams or girders, or any substantial change in the
roof or exterior walls. The Zoning Administrator cites no evidence in her
Use Determination that this degree of change was made to the building at
any time. As the Zoning Administrator correctly points out, bathrooms
were added and demising walls may have been removed. It is not correct
to imply that the very foundational elements of the buildings, such as load
bearing walls, columns, foundations or other structural elements were
changed.

Finally, the Zoning Administrator has incorrectly found that parking has
not been provided as required by the special use. What has been
neglected is that the City facilitated the loss of parking that is required by
the special use. The appellant had leased spaces at 1555 Ridge Avenue
until 2019 when the City approved parking relief for another property
owner in order to clear the way for the development of the parking lot that

2/3
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the appellant used. It is in fact City action which caused the appellant to
be unable to meet the parking required by the special use.

The appellant has been harmed by the adverse determination because it
results in a diminution in value of the subject property, imperils
compliance with the appellant's loan agreements, puts the appellant at
risk with respect to insurance coverage and effectively renders the
improvements as unusable without substantial, further investment.

275
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View Signature
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Evanston® TTY 847-448-8052
www.cityofevanston.org

March 17, 2022

Connections for the Homeless
C/O Donna Pugh

Foley & Lardner LLP

2121 Dewey Ave.

Evanston, IL 60201

RE: Zoning Analysis for a Determination of Use for operations at 1566 Oak Ave.,
Evanston, IL, commonly known as the Margarita Inn

Dear Ms. Pugh,

The review of the Zoning Analysis for a Determination of Use submitted by Connections for the
Homeless for permanent use of the Margarita Inn at 1566 Oak Ave., submitted in full on
February 24, 2022, indicates the following:

1. Current operations by Connections for the Homeless do comply with the zoning
definition for a Rooming House.

2. Special use ordinance 51-0O-74, granted in 1974 for 63 rooming units at the premises
and including 6 conditions required for ongoing special use status, is deemed invalid
and expired for the following reasons:

a) The use ceased to operate for a period of more than 2 consecutive years when
it operated as a Hotel so the special use expired.

b) Structural changes were made to the building (specifically in 1993-1994 and
2013 by permit issued by the City) which invalidates the special use approval
per condition 1.

c) Required off-site parking was not consistently leased and is not currently leased
which invalidates the special use approval per condition 1.

It is clear that, in general, the facility operated as a Hotel, potentially from 1994 - 2020. It is
also clear that building permits issued in both 1993-1994 and 2013 were reviewed by the City
in detail and approved. However, zoning records during this time are nearly non-existent and
only provide approval by brief mention of the existing special use approval for the Rooming
House use based on the 1974 ordinance. Full zoning reviews were not done, which is highly
unusual. A Hotel use at 1566 Oak Ave. is not an eligible permitted or special use.

For Connections to proceed with a Rooming House use at 1566 Oak Ave., a new special use
is required that includes a public hearing with the Land Use Commission and a final
determination by the City Council. If the Applicant so chooses, an accompanying parking
variation request may be made to reduce or eliminate the off-site parking requirement.



The City of Evanston appreciates your ongoing willingness to work together to resolve this
issue. Please contact me with any questions or concerns at mklotz@cityofevanston.org or if
you would like to meet to discuss next steps in the zoning process.

Sincerely,
PHebora KA

Melissa Klotz
Zoning Administrator

CC: Betty Bogg, Connections for the Homeless Executive Director
Johanna Nyden, Community Development Director

David Stoneback, Acting Deputy City Manager

Nicholas Cummings, Corporation Counsel

Kelley Gandurski, Interim City Manager

Jonathan Nieuwsma, Councilmember

Enclosure: Findings of Fact, Timeline of Zoning Records, Historic City Documents
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Findings of Fact for Determination of Use, 1566 Oak Ave.

All Standards below must be met in order to appropriately interpret a zoning use and find it
compliant with the zoning district in which it exists or is proposed. Connections for the
Homeless’ operations at the Margarita Inn, 1566 Oak Ave., documentation provided, and City
records, indicate the following Findings based on 6-3-9-5 Standards for Use Interpretations:

1. Any use defined in Chapter 18 of this Title shall be interpreted as therein defined.

Rooming House is a defined use in Chapter 18, defined as: A building or portion
thereof containing lodging rooms that accommodate more than three (3)
persons who are not members of the keeper's family, and where lodging,
excluding food service, is provided for compensation, whether direct or indirect.

2. No use interpretation shall permit any use in any district unless evidence shall be
presented that demonstrates that it will comply with the general district regulations
established for that particular district.

R6 Purpose Statement (6-8-8-1): The R6 general residential district is intended
to provide for high density residential development of primarily multiple-family
dwellings particularly in and around the downtown area.

General Residential Requirements: Land Use Interpretation (6-8-1-1) with
procedures for Administrative Interpretations.

General Residential Requirements: Accessory Uses and Structures (6-8-1-2) -
No accessory uses or structures in question; NA.

General Residential Requirements: Site Plan Review (6-8-1-3) - site plan is
substantially similar to other/surrounding R6 sites; no changes proposed.
General Residential Requirements: Off-Street Parking & Loading (6-8-1-4) -
minimal parking is provided on-site as an existing condition and is not proposed
to further reduce. Documentation indicates 16 off-site parking spaces are also
required within 500 of the site by the current property owner. It appears those
16 spaces have not been provided in recent years. The Applicant states the 16
spaces will be leased to meet the regulation if necessary.

General Residential Requirements: Landscaping & Screening (6-8-1-5) - front
yard open area is landscaped.

General Residential Requirements: Signs (6-8-1-6) - Existing identification
signage for “The Margarita European Inn” is located above the front building
entrance and has existed for decades. Signage was previously “The Margarita
Club” and was permitted via 1979 special use for a canopy and 3 identification
signs to distinguish between the Rooming House and the public Restaurant use
at the property.

General Residential Requirements: Historic Preservation (6-8-1-7) - the
property is not located within an Historic District and is not a designated
Landmark. It does hold significant Evanston history as it was originally
constructed as lodging for working women or “ladies”.

General Residential Requirements: Dormers (6-8-1-8) - NA

Findings of Fact; 1566 Oak Ave. Determination of Use; March 17, 2022



General Residential Requirements: Circular Driveways (6-8-1-9) - NA

General Residential Requirements: Planned Developments (6-8-1-10) - NA
unless triggered by substantial construction or rehabilitation of the existing
structure or a change in use to +24 (+30 with zoning bonuses) dwelling units
that include full bathrooms and kitchens in each unit.

General Residential Requirements: Special Conditions for Office Uses (6-8-1-
11) - NA

General Residential Requirements: Townhouse Orientation (6-8-1-12) - NA
General Residential Requirements: Inclusionary Housing Bonuses (6-8-1-13) -
Dwelling units are not proposed; NA

General Residential Requirements: Efficiency Homes - lot is already developed;
NA

R6 General Residential District: complies with Lot Size (6-8-8-4), Lot Width (6-
8-8-5), Lot coverage (6-8-8-6) appears compliant, front and rear setbacks
appear compliant while interior side yard setbacks more closely comply with the
residential setbacks (3’ required) than the nonresidential (10’ required) (6-8-8-
7).

R6 General Residential District: Mean Building Height (6-8-8-8) appears
compliant.

R6 General Residential District: Impervious Surface (6-8-8-9) appears
noncompliant. Regulation established in 2003 long after the building and
hardscape areas were established and is legally nonconforming; may not be
further increased unless approved by variation - NA

3. No use interpretation shall permit any use in a particular district unless such use is
substantially similar to other uses permitted in such district and is more similar to such
other uses than to uses permitted or specially permitted in a more restrictive district.

If analyzed as an eligible R6 uses such as:

o Multiple-family Dwelling: no, units do not have kitchens and therefore do
not meet the definition of dwelling.

o Shelter for Abused Persons: no, past or current use was/is not
residential accommodations that are provided on an emergency basis
for persons who are victims of abusive treatment. No documentation
provided by the Applicant stating occupants are victims of abusive
treatment. Housing accommodations are not provided on an emergency
basis - there is a wait-list and the average occupant stay is 9 months.

If analyzed similar to other uses in more restrictive districts (lower density
residential districts) such as:

o Residential Care Home, Type 1: no, the property does not function as “a
family type environment as a single housekeeping unit” of 4-8
occupants.

o Residential Care Home, Type 2: no, the property does not function as “a
family type environment as a single housekeeping unit” of 9-15
occupants.

If analyzed as other potential zoning uses:

Findings of Fact; 1566 Oak Ave. Determination of Use; March 17, 2022
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o Hotel: A Hotel by zoning definition is intended specifically for transient
guests. A Guest, Transient by zoning definition is a guest who does not
have a lease and occupies an apartment, lodging room, or other living
guarters on a daily or weekly basis. Since lodging at the property is not
on an emergency basis and the average occupant stay is 9 months, the
use is not currently a Hotel.

o Transitional Shelter: By zoning definition, a Transitional Shelter is a
building, or portion thereof, in which sleeping accommodations are
provided on an emergency basis for the temporarily homeless. Current
operations are not providing sleeping accommodations on an
emergency basis, there is a waitlist, and the average stay is 9 months.
Current operations substantially match operations at other Rooming
Houses such as the YMCA. The use is not currently a Transitional
Shelter.

If the proposed use is most similar to a use permitted only as a special use in the
district in which it is proposed to be located, then any use interpretation permitting such
use shall be conditioned on the issuance of a special use permit for such use pursuant
to Section 6-3-5.

Rooming House is an eligible special use in the R6 District. When special use
ordinance 51-O-74 was applied for and granted, the property was within the R7
District and Rooming House was an eligible special use in the R7 District at the
time (rezoned to R6 in 1993). The facility currently operates in compliance with
the Rooming House definition because it features lodging rooms (no kitchens)
that accommodate more than three persons who are not members of the
keeper's family, and where lodging, excluding food service, is provided for
compensation, whether direct or indirect (currently indirect compensation from
occupants to Connections). Of note, the average occupant stay is 9 months and
is therefore not considered “emergency” (shelter) nor “transient” (hotel).
Existing special use ordinance 51-O-74 is no longer a valid special use.
Although the property functioned as a Rooming House following the 1974
special use approval, and today functions as a Rooming House, the existing
special use ordinance is no longer valid because:

o The use did not consistently operate from 1974 to the present, and
lapsed for more than 2 years when the property operated as a Hotel.
Operations as a Hotel are substantiated through City records (but no
zoning records) including the Hotel Tax, as well as Google, Yelp,
Ascend Hotel Collection website, and general community knowledge.
The exact date of Hotel use is unclear but likely began either following
the 1993-1994 remodel or 2013 remodel. 6-3-5-15 states a special use
expires once the approved use ceases to operate for 2 consecutive
years.

o Condition 1 of special use ordinance 51-O-74 states “The variation and
special use permit herein granted are to be valid for so long as no
structural alterations, as that term is defined in the Zoning Ordinance,

Findings of Fact; 1566 Oak Ave. Determination of Use; March 17, 2022
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are undertaken on the premises, except for plans approved by the
Planning and Development Committee, or if parking required in
Condition 4 is not supplied.” Structural alterations were made by
approved permits throughout the years, but most notably in substantial
construction in 1993-1994 and 2013 and included the addition of
bathrooms to most or all units with construction/demolition of walls.

o Condition 4 of special use ordinance 51-0O-74 states “A total of 26 off-
street parking spaces shall be provided, 16 of which may be supplied
upon land owned or leased by the property owner herein within 500 feet
of the subject property, and the remainder located on the property.” The
Applicant states the property currently has ten onsite spaces, and “could
arrange for a shared parking agreement to provide the additional sixteen
spaces within the required 500 feet. However, the additional spaces
were required to accommodate patrons of the restaurant, which is no
longer operating. The existing ten spaces provided have been sufficient
for the current operations and there has been no demand for any
additional parking.” The parking requirement is specifically noted in the
special use ordinance and Covenant, but no documentation exists that
the parking spaces were intended for the restaurant use or that those
spaces cease to be required if/when the restaurant ceased to operate.
As such, all 26 parking spaces are still required if the special use
ordinance is in effect. However, since the applicant indicates the off-site
parking is not currently leased, and no documentation exists with the
City regarding off-site parking leases since 1974-1979. Therefore, per
Condition 1 that states “or if parking required in Condition 4 is not
supplied,” the special use is no longer valid.

o In the event special use ordinance 51-O-74 is deemed currently valid for
any reason, historic documentation clearly states the number of units
was reduced over time to 42. An increase in the number of units (or
back to the original 63 units) is an increase of intensity beyond the
current operations and would therefore require a new special use.

5. No use interpretation shall permit the establishment of any use that would be
inconsistent with the statement of purpose of the district in question.

R6 Purpose Statement (6-8-8-1): The R6 general residential district is intended
to provide for high density residential development of primarily multiple-family
dwellings particularly in and around the downtown area. Standard met
Interpretation of the use as it currently exists and is described is a Rooming
House, which is an eligible special use in the R6 District.

Findings of Fact; 1566 Oak Ave. Determination of Use; March 17, 2022



Timeline of 1566 Oak Ave. zoning based on the Applicant’s documentation, historic documents,
and permit records:

e The building was originally constructed in 1927 and approved as a Rooming
House/Boarding House. No documentation exists regarding this but it is mentioned
briefly in the 1974 special use application. Original Rooming House approval lapsed
when the property owner accidentally did not renew the approval with the City.

e 1974: The property sold to a new owner, who was required to obtain a new special use.
The applicant requests to reinstate the same approval that was previously granted.
Special use Ordinance 51-O-74 for the Margarita Club in the R7 District was granted,
and included a use variation to allow a restaurant open to the public on the ground floor.
The restaurant was previously for the Rooming House occupants but over time
occupants used the restaurant less. The special use approval included a required
covenant to be recorded against the property that restates conditions listed in the special
use ordinance. Conditions include a requirement for off-site parking, no structural
alterations allowed without approval by the Planning & Development Committee, and
payment in lieu of taxes if the building is ever removed from the property tax roll. The
ordinance specifically states that failure to comply with the structural or parking
requirement will invalidate the special use approval.

e 1979: Special use requested for a canopy and identification signage for the restaurant to
distinguish the private residence entrance/area from the restaurant entrance/area that
was open to the public. Special use 22-0O-80 was granted, but the canopy was not
installed (restaurant closed or changed hands) and expired in 1981.

e 1974-1979: Documentation of off-site parking provided as required by 1974 special use
ordinance. Parking leases existed at 1016-1022 Davis St. and at NU’s Dryden Hall.

e 1974-1992: Zoning documentation repeatedly states approval for a Rooming House and
Restaurant per the 1974 special use. Various documents (from zoning and other
divisions/departments) indicate the property was used for housing purposes consistently
throughout that time and was not used for transient guests or in any form of a typical
Hotel type of use.

e 1984: Property Standards violation inspection report details indicate property is
operating as a traditional Rooming House and not a Hotel for transient occupancy.

e 1986: The City provided a document stating the 1974 Special Use runs with the land and
not a specific owner, and insinuated the special use was still valid at that time.

e 1987-1988: Structural alterations were made to the building via approved permits. Any
structural alterations to the restaurant space feature documentation of zoning approval
per the 1974 special use ordinance. Restaurant Va’'Pensiero is established at the
property.

e 1989: Liquor license request by Va’'’Pensiero to the City Council notes the Rooming
House occupants largely do not use the restaurant so something more (liquor) is needed
to entice the public to patronize the establishment or it will close.

e 1993: City adopts a new zoning ordinance and zoning map. The property is rezoned
from R7 to R6. Rooming House is still an eligible special use; Hotel is still not an eligible
use.

Timeline of Zoning Records; 1566 Oak Ave. Determination of Use; March 17, 2022



1993-1994: Substantial remodel of entire building. Remodel included adding bathrooms
to most units which reduced the number of Rooming House units from 63 to 44.
Significant documentation and approvals by other divisions and departments exist. No
zoning records exist.

2001: Further reduced from 44 Rooming House units to 42.

2013: Substantial remodel of entire building. Significant documentation and approvals by
other divisions and departments exist. Zoning approval is minimal, and only states
“SUBJECT TO PROVIDING 18 OFF-STREET PARKING SPACES WITHIN 500' OF
MARGARITA INN (ORD 51-0-74)". To discern the parking requirement, the Special Use
ordinance had to be read, but the condition that the special use expires if the parking is
not provided or if structural alterations are made was not noted or enforced. There is no
record of the off-site parking provided after 1979, and significant documentation
of structural alterations (including the 2013 permit) exist.

The Margarita European Inn is still listed as an Ascend Hotel on the Ascend website,
features Yelp reviews that reflect a boutique hotel use (48 reviews and 72 photos over
the last few years prior to Connections’ use of the property). Interior photos verify the
use appears to look like a Hotel use for transient occupants rather than a Rooming
House with longer occupancy. The City has collected a Hotel tax on the property in
recent years and Property Standards licenses the property as a Rooming House as it
does all other Hotels in Evanston. (Note: In Property Standards (different uses than
Zoning), all Hotels are licensed and inspected as Rooming Houses. However, not all
Rooming Houses are Hotels).

Timeline of Zoning Records; 1566 Oak Ave. Determination of Use; March 17, 2022
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 WHEREAS, the Zoning Roard of Appeals h=as recanended thlt

such relief be granted;

ROd, TEF.REFOKE BEITORMINEDBYTKECIT!CMCEM

- - - - -

CITY OF EVARSTON, COOK COUNTY, ILLINOIS: . _ - -
" SECTION 1: That rthe application of the Catholic Bishop of

Chicago, Inc., and Patricia and Richzrd Barnes
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pertain to the property located at 1566 Oak A\;enue, and legally

described as:
The north 58-1/3 feet of Lot 3 and the south §-1/3 feet

— ——

of »Lot & in Block 61 in Section 18, Township 41 North,
Range 14 East of the Third Principal Meridian {n Evanstes,
Cook Caunty, Ill-ilx;o.it,

is bereby granted so as to permit the following:
1. Use of the building as a rocming house;
2. Use of the premises as a restaurant open to :he public

in a residential dist:rict, ‘__

3. To pemi: the es:ablichmen: of & restaurant open to :he

public and to operate a rocning house vithou: supplving

the required off-street pa.rking. T
subject to compliance with all other provisicns oi the Zen:l.ng .
Ordinance, other applicable laws and the following conditions:
1. The variation and special use pernit herein granted
are to be valid for so long as no structural alterstioms,

as that terc is defined in the Zoning Ordinance, are

undertaken on the prexzises, except for plans approved

by the Pla:ming and Developoent Comittee, or if parking

v ——

required in Condition 4 is not supplied;

tion shall be restricted to the flooT of the building

{dentified as first floor in Exhibit 3 sub=itted to the

Zoaing Board of Appeals;

\ 2. That the restaurant established pursuaat tO this veria-
{
]




3. m.ipecial use to operate the premises as a rooming !
house shall be limited to a maximum occupancy of €3
roowers; . - o o

4. -A"r-.oul of menty--six_(Zé)'o'ff-stree; perving spaces

shall be provided, sixteen (16) of which may be supplied !
upon land owned or leased by the p:ope:ty owner berein '
within 500 feet of the subject property, and the rentinder
. located on t:ho propercy.

S. 'nnt t:he owner mke an annual paymut in licu o£ taxes .

vif the proper**y iz ever .xe.mp:ed fxou tantion pursuan:
'-:o the provisions of C‘n.spt;er 120 of: :he Illi.nou Reviaed

'.Sumtes, as now or bere,afcer amended, ‘at the. rate the
prtoperty would have been taxed had it beea subject :o
levies only by School Districts 65 aad 202 and the City
of Evanston and those corporate taxing bodies vhose.

boundaries do not extend beyond the geographical limicts

of the City of Evanston; and

6. That a covenant of agreepent to the above conditions shall:

be submitted in recordable form by the applicants;

all in accordance with the recommendatioms of the Zoning Board of
ppeals.

SECTIOX 2: The Director of Inspectiocas end Permits is hereby
1! ordered and directed to grant such per=its as
%shall be tequi.red to efrectuste the provisioas cf this ordinance,

{“ SECTION 3: This ordinance shall be in full force and effect
|

|
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'DECLARATION OF COVENANTS

ARTICLES OF DECLARATION made this 2lst of Novewber, 1974,

NOT PERSORALLY B

by the First National Bank & Trust Company of Fuoanston,/as trustee
under trust agreemoent dated July 19, {974, and woown as brust
nueoer R-1759, thersinafter called the 'Owner') being the cwaer of

record of the following described land (herein

3}
DN
pas
o
=~
[¢]
3M!
[
Pt
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iand") situated in the City of Evanston, Cook County, Illinois:
8

The Novth 58-1/3 feet of Lot 3 ur 4 the
South 8-1/3 feet of Lot 4 in ® 51
in Section 18, Townsnip 41 Range 14
East, in Cook County, Illincis

WITNESSETH

WHEREAS ; upcn the application of the Catholic R i*hop'df 
Chicago, Inc., and Richard S. Barnes and Patricia N. Barnes, the
City of Evanston has granted variations from the use provizions in
off-street rarkin: vequirements of its zonin, oudinance to allow
a vostaurant cpen o the public inm the building on subject land, and
alec for a -s2cial use permit to allow use of the building as a room-
ing house; and

WHEREAS ., as a condition to the aforesaid zoning variations

and thz zvooial s+ perwmii Py thne City of Evanston, the Qwner of

91 166 &

subjout ling bhno consented and agreed to make this DECLARATION OF

COVENAIILS nad to cause the same vo he vecorded;

SO THEREFOKE, the Quwner herel'v declares, covenants and
agreas as follows:

on subject land

any 'structural altevations' as defined in the Fvanston Zoning Ordi-

vanston

tx1

nance on the date hereof, without first applying to the

SI——-

e



planning and Development Committee tor crmission to do G,
24

2, The Qunery will not opevate 2 restaurant serving meals.

*

to the public in the Huilaing on subtject jand except upon the first

floor thereof without the prior approval cf the nroper munteipal

officials.

3. The Qwner will not allow more rhan 63 roomers to live

jin the existing huiiding on the subject jand.

4 The Owner wiil provide 06 oif-street parking places

for said building, 16 of which may be supplied within 50 feet of

gubject Lind oD jand owned or leased by the Owner with the remain-

ing 10 places to be on subject land.

¢ . The Dwoer will make an annual payment in lieu of taxes

if the suiject lond is ever exemphted from taxation pursuant to the

»

g Revised Statuve &8 now or

fe

3¢ Lllino

v

h
un—

provisions of Chaster 120 e b

nereafier amended at tnae rate the propferty would have heen taued

had it been subject to ovias only by School Districts 65, 202

and the City of Evanston an the corporatbe taxing bodies whose

. 1imits of the City

L«»‘
\—-J:

boundaries do neot extend neyond the geogrs raphi

of Evanston

6. The covensnts nerein set forth chall run with the subject

sihall bind the Cuaexw and its grantia2s, suUCCesSSOTS and assigns

land anc
The City of Evanston je¢ intonded to be mene Tived by the covenants he{}%
H

rheraof in any equity court 53

in set forth and may enforce compliance
of competent jurisdiction. The provisions,of this Declar=tlion may }_4

be changed, modified ou resd an instrument in writing setting?

scigsion and sizned and approvad

oy the then Owner of sunje

-

in this Declaratini, expressa

construcd ©O confer upon, or to give U0 gy persoh OY persciis, otiner
Fvanston, any right, remeds or clalm t nder or DY

than the City of
Do bavation or any covenant , condition or stipulation
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the same belpgfor the sole and exclusive honefit ot €

hervofl,

Gity of Evanston and the Owner of =ubject land.

ited by the First National Bank 3

7. This Declaration 1s excou

Trust Compaty ol Evanston, not sersonally butb solely as trustee
b : Y 3

aforesald, and authority conferved upon

and vested in it as cxpressiy undersvocd and

agr eed that nothing herein shall be construed as creating any personal

ability in the First Nationmal Bank & Trust Company of Evanston as

et
fis

trustee.

FIRST NATICGNAL BRANK & TRUST COMPANY
OF EVANSTON, as trustee aforesaid
and not imdividually

et
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STATE OF TLLINOIS ) - i
) S§S. . =

COUNTY OF C G 0 K ) o -

S
i, st hlene DNiMpion

3

for said County, in the
PATHICIA B, TEY
& TRUST COMPANY Cr WSTON, Illinois,
speietan serotae oL said Bank, wiho
be the same persons who
ment as such Vice
appearmd netork ma this

nd delivered the said inst

vimy

ruient

and as the iv“& s voluncary of sald

%or th uses and ouruo es therein set
TUst g‘.)c.,1 . 1

B¢ etayy then and thers acknowledged

corporate seal of said vuunk ald aufix

A€

lpwud”ﬁCQNQu Assxcuﬂrt/SGaxﬁtary,
i in person and acknow

a Notary Public, in and

- ~tate aforesaid, DO HEREBY CERTIFY that
Vice PrGSldLﬂt of the FIRST NATIL
AQST. TBUST ¢

ONAL BANK
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to said instrument d4s his own free and voluntary act and as the
free and voluntary act of said Bank, as Trustee aforesaid, for The
uses and purposes thevein set forth.

GIVEN under my hand and notarial seal, this _23+y __ day
of  Nove-her , 1974,
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This instrument was prepared by: - R
Robert O, Wienke, Esq. o e
Hubachelc, Kelly, Rauch & Kirby.: a?¥u3;;.,”1‘
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S SECTION 1:

AN ORDINANCE

" Granting a Variation and a Special Use
& for the Property Located
at 1566 0ak Avenue

WHEREAS, the Evanston Zoning Board of Appeals conducted public
hearings on December 18, 1979, January 15, 1980 and February 19, 1980 upon
the application of the First National Bank and Trust Co. of Evanston as
trustee under trust R-1759 and Patricia N. Barnes and Richard S. Barnes,
beneficiaries, for a variation from the yard obstruction regulations of the
Evanston Zoning Ordinance to permit erection of a canopy in the front and
side yard; and for a special use to allow identification signs as a part
v of said canopy on the property commonly known as 1566 Qak Avenue, property
l located in an R-7 General Residence District; said public hearing having

been conducted pursuant to notice and publication thereof in the manner

prescribed by law; and

WHEREAS, the Zoning Board of Appeals has recommended that such

variation and special use permit be granted;

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF
EVANSTON, COOK COUNTY, ILLINOIS:

That the application of the First National Bank,
Patricia N. Barnes and Richard S. Barnes for a
variation from the yard obstruction regulations to permit erection of a
canopy partially located in the required side and front yards, and for a
special use to allow three identification signs on the premises as a part
of said canopy on the property 1opated at 1566 Qak Avenue, Evanston,

i11inois and legally described as follows:

i



® o o R N 22-0-80

The North 58 1/3 feet of Lot 3 and the .
South 8 1/3 feet of Lot 4 in Block 61
in Evanston, in Section 18, Township

41 North, Range 14, East of the Third
Principal Meridian, in Cook County,
[1Tinois

be and hereby is granted subject to compliance with all other provisions of
the Evanston Zoning Ordinance and other applicable laws and the condition
that said canopy and signs be installed in conformity with the site plan

- B , and drawings submitted with the application and identified by the date stamp

of the appeals officer of November 16, 1979, with the following modifi- j

cations thereto: '

1.  The characters used for the three signs shall be limited to a
maximum height of 8 inches; and

2. The two identification signs which are to be printed on each of
the side curtains of the cancpy may identify any one lawfully
established, non-residential use located on the premises. .

SECTION 2:  The Director of Inspections and Permits is hereby :

directed to issue such permit pursuant to the terms

-~ of this ordinance.

SECTION 3: This ordinance shall be in full force and effect from
and after its passage and approval in the manner pro-

viged by the law.

Adopted W y , 1980
[4 .

Introduced FRacch ;,{ , 1080

Approved el /O , 1980

ATTEST:

‘~44112c4£aa ;v{ Aéﬁ;éﬁhﬂ
/7 City Clerk

Approved as to form: ,f€;1?C)/g<§5(2f&fgd;_\;631
//Corporation Counsei™

-
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Civie Center

2100 Ridge Avenue
. Evanston, Dlinows
60204

- Telephone
312/328-2100

Mr. end Mrs. Richard S. Barnes
225 Hamilton Avenue
Fvanston, Illinois

Re: Zoning Board Case 79-26-V & SU(R)
for the property at
1566 Oak Avenue.

Dear Mr. and Mrs., Barnes:

Please be advised that the variations granted by the
City Council, by adoption of Ordinance 22-0-~80, following a hear-
ing before the Zoning Board of Appeals of the above cited case,
became invalid on April 8, 1981, under the terms of Section 6-12-4(C)
of the Zoning Ordinance which is quoted below for your guidance.

A variation or special use permit approved by the City
Council by ordinance shall not be valid after a period

of one vear, except for planned developments as other-
wise set forth in the Zoning Ordinance, unless during

such period such variation or special use shali be es-
tablished or unless zany required building, development

or erection permit for an approved variation or special

use 1s obtained within this period, after which construc-
tion shall proceed to completion within a reasonable time.
Sald one year period may be extended in writing for good
cause by the Director of Amendments and Appeals or, in

the event of a vacancy in that office, by the City Mana-
ger or his authorized representative for up to an addition-
al one year, if no other zoning changes affecting the
property have been made or are formally pending before

the City Council or Zoning Amendment Committee, or said
period may be extended by tne Council for such time as it
shall determine, for good cause shown and without further
hearing before the Board. ({Urds. 28-0-65, 22-0-68, 4-0-72,
49-0-79)




fr o Eavansten

 8&. and Mrs. Richard S. Barnes -24"

If I may be of any assistance to you with respect to this
matter, please contact me,

: Sincerely yours, .

B avid N R assmecssen

David N. Rasmussen, Appeals Officer
Department of Amendments & Appeals .

cc: Frank Clark, Director of Building & Zoning
Nancy Grimmer, Director of Property Standards
Central Records, Property Standards Department
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. "FIELD INSPECTION REPORT _
. DEPT. OF INSPECTION AND PERMITS =
.7 .. 2100 RIDGE AVE. |
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. (312) 328-2100  EXT. 2170
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,fianuary 18, 1984

“Kergerita Club
1566 Oak Avenue
Evanston, Illinois 60201
Attn: Mr. Brown

Re: 1566 Oek Avenue
* Dear Mr. Brown:
Date Our visit to the subject address revealed the following

Approved violations of the Ordinances enforced by the City of Evanston,
f administered by the Property Standards_Department.

-8 Z  HOUSING CODE: Section 5-1-5-1(
L " "~Repair or replace the ‘entire water damaged roof thut has caused
// interior damage to rear cosmon allway'bggggen’the fifth and sixed

K floor.

_ /s ;
Z(‘)f 'C?j 2 HOUSING CODE: Section 5-1-5- ' ‘ .
,_‘ﬂ':i Repair or replaster the entire ceiling and walls. to the rear

interior stairwell between th fifth and sixth floors where moisture
has penetrated fro o f. Paint after repairs.

:/' 0
‘*f’.y 3 HOUSING CODE: oectl 1 5- 3(D)
: u

Properly cag/op n j tlon box to ceiling in the sixth floor resr
interior %non/h llway where wires are exposed. ‘ ‘

Remove coffee maker. =




Room Number 409

Hergarita Club
Re: 1566 Oak Avenue

Z,Zf;f ‘7

AN

7/2’4‘55/9

R.U. 5-1-1
Remove hot plate.

R.U. 5-1-1
Remove coffee maker,

R.U. 5-1-1 e
Remove toaster broiler. . -

* Room Number 408

2—"&3 4’7[10

Room Number 404

R.U. §5-1-1
Remove coffee maker.

2 2%,
1298 12

o Room Number 411

R.U. 5-1-1
Remove toaster broiler

R.U. 5-1-1
Remotg coffee ma

Z’ 2947/13 R.U. 5-1-

emove hot

R.U. 5-1-1°
Remove hot plate




ldin

‘argerita Club

_ i Jaﬁu,a‘ry 18, 1984
Re: 1566 Oak Avenue o e

Remove hot plste.

Room Number 419

// 5@?_ 19 HOUSING CODE: Section 5-1-5-1(A&)
Repair or replester the entire ceiling and west wall where plaster
damage has occurred. Peaint after repairs.

Fourth Floor Womens' Washroom

/l-8 5’71"20 HOUSING CODE: Section 5-1-5-1(A)
- Repair or replaster the entire ceiling and west walls in washroom
where plaster damage has occurred. Paint after repairs.

Room Number 312

A 29 6'#21 R.U. 5-1-1

Remove skillet.

Room Number 300

"2"7“75_2[2’2_ R.U. 5-1-1

Remove hot plsate.

Room Number 305

.2__-_%_‘_%_ 23
12984
2.-29 82
Z 7?'7% R 5-1-1

Remove electnc’

“Room Number 208

’ /}/27 R.U. 5-1-1

Remove electric skill,g

Room Number 204

454/ ““28  HoUSING CODE: Section 5-1-5-1(
: Find cause of moisture that has dete
room and repsir room.

L L e L nm ‘”"”‘1"“']WHW|HHW



Civic Center

2100 Ridge Avenue
Evanston. I)lincis
60204

Telephone
-312/328-2100

~City of Evanston

December 18, 1986

-Richard Barnes
225 Hamilton St. -

: - "Evanston, Illinois
= 60202 ’

Re: Restaurant and Rooming House'USenat__566ank;Avenug

Dear Mr. Barnes:

Per our conversation of December 17, 1986, the above captioned property
was granted a variation to operate a restaurant and a special use for

a rooming house. Ordinance 51-0-74, which granted these uses, does not
1imit the restaurant or rooming house to a specific owner or operator and
therefore, runs with the land as long as the other conditions contained
therein are met.

Rt

i " Enclosed please find a copy of Ordinance 51-0-74 as adopted on June 24,;1974.

: I you have any questions regarding this mat:er;_cqﬁtact me at 86652930

3 Sincerely, P '
: : : 5 6(”’, . b
i _7/7///144'{' - 65"’1”’{"'"4" '

, Frank Aguado
- Zoning Officer Il =
: R Building and Zoning Departmen

David Rasmussen’
\Central Records
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1566 Oak Avenue
Evanston, lingis 60201
(847) 869-2273
FAX (847) 869-2353

October 22, 2001

Mr. Eugene Wharton

City of Evanston

Community Development Department
2100 Ridge Avenue o
Evanston. 11. 60201

RE: Margarita European Inn
1566 Oak Avenue, Evanston 60201
License # C-407

Dear Mr. Wharton: //l({# ’0//7“/@.‘000/(&

This is in response to your request for written verification of the current number of
“roomers” in the Margarita European Inn so vou can revise our "Rooming House
Invoice Fee”

The number of “roomers™ in the Inn has been decreased from forty-four {44} to forty-
two {42]. o

Yours very truly.

Barbara Gorham




City of Evanston, lllinois

CERTIFICATE
OF

ZONING COMPLIANCE

APPROVED

ZONING CERTIFICATE NUMBER: 13ZONA-0016
DATE ISSUED:

In accordance with Section 6-3-2 of the Zoning Ordinance, the building, structure, and/or use described below complies with the provisions of
the Zoning Ordinance governing the proposed use.

PROPERTY ADDRESS: 1566 OAK AVE

ZONING DISTRICT:

OVERLAY DISTRICT:

USE:

CONDITIONS OR SUBJECT TO PROVIDING 18 OFF-STREET PARKING SPACES WITHIN 500' OF MARGARITA
COMMENTS: (ORD 51-0-74)

CERTIFICATE BASED ON: Plans Prepared As:

Plans Dated:
Plans Prepared By:
THIS ZONING Plat of Survey Dated:
BUILDING PERMIT.
Related Application ID:
Miscellaneous:
ISSUED BY:

Zoning Officer



The Margarita European Inn

1566 Oak Avenue
Evanston, IL 60201

Guest Room and Bath Renovation
Bid Proposal: August 31, 2012

Owner: Mr. Michael W. Pure
Architect: Fitzgerald Associates.
MEP’s: Fitzgerald Associates
Structural: Fitzgerald Associates



Background

The Margarita European Inn is a four-story forty-two room hotel located at 1566 Oak Avenue in Evanston.
Built in 1927, it began as a residence for business women and maintains much of the original architec-
ture and features of the original building. Part of its charm is that the hotel sits on a beautiful, tree-lined
street in the heart of Evanston that is a residential, yet it is steps from the restaurant, retail and trans-

portation hub of downtown Evanston.

The Margarita is a longtime mainstay of the Evanston hotel scene and the Northwestern University com-
munity; parents often book a year in advance during the University's busy seasons. Parents, family, visiting
professors and speakers, have graced the charming rooms of the hotel. Our neighbors often refer to the

hotel as "Evanston's extra guest room."
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P.O. BOX 517
LAKE ZURICH, ILLINOIS 60047
PHONE (847) 438-5115
FAX (847) 438-5117

HIDWAY e

The Margarita European Inn
Evanston, IL

Bid Estimate _l
August 31, 2012

Our bid estimate for this project in accordance with all items stipulated herein is broken down as
follows:

One Million Five Hundred Sixty Six Thousand Eight Hundred Ninety Four and no cents.
($1,566,894.00)

Above price inclusive of all contractor fees, insurance, and overhead.

The above price will be subject to change in the event any subsequent changes are made to the plans.

Upon contract acceptance, a ten percent (10%) deposit to Contractor will be required for preconstruction
and value engineering services.

ake Zurich, Illinois 60047

Page 1 0f 1



P.O. BOX 517

LAKE ZURICH, ILLINOCIS 60047

PHONE (B47) 438-5115
FAX (847) 438-5117

MIDWAY ENTERPRISES, INC

The Margarita European Inn
Evanston, IL
August 31, 2012

Allowances Included in Base Bid

1. Carpet and padding material $ 20.00/SF
2. Ceramic Tile material $ 8.00/SF
3. New exterior underground water services and restoration $ 9.,800.00
4,

Fire Alarm system for entire building $ 50,000.00

Land Road, Suite C, Lake Zurich, Hlinois 60047

Page 1 of 1



Continuance of the Pricing Clarifications and Exclusions The Margarita European Inn, dated 8-31-12

. The General Contractor is not responsible for Architect or Designers errors or

omissions.
2. Sitework
a. New exterior underground water service and restoration is a $9,800.00 Allowance.
b. Excavation for the elevator foundation is included.
3. Concrete
a. All concrete and reinforcing steel included for the elevator tower up through the roof
is included.
4. Masonry
a. All masonry per plan and sketches for the elevator tower up through the roof is
included.
S. Steel
a.

All structural steel, lintels and metal decking per Fttzgerald s sketches for the
elevator tower is included.

6. Wood and Plastics

a.

No specific clarifications.

7. Thgrmal & Moisture Protection

a.

Waterproofing at the elevator pit foundation is included

8. Door & Windows

a.
b.

9. Finishes
a.

b.
10. Specialties

a.
b.

11. Equipment
a.

We have assumed all new doors and hardware at 25 new guest rooms, 28 baths, and
all new closets. . (Reuse of existing not taken into account at this time.)
We 've included Saflok card locks at all guest entry doors.

In addition to the new work we have included painting of walIs trim and doors for
the existing 22 guest rooms only and not baths

We have included furnishing and installing carpeting for the all 47 guest rooms
Carpeting material (carpet and pad) is an allowance of $20/SF.

All signage is by Owner.

Winter Provisions (i.e. Concrete or Mortar Additives, Temporary Heat, Frost
Protection, or work, Heat Blankets, Scheduling Hindrances, Snow Removal, Sprmg

- Conditions, Frost Ripping, or other Temporary Provisions, elc.) is not included in

our base bid.

No kitchen equipment or other related equipment is included.

Prepared by: Midway Enterprises, Inc.
Office Location: 280 North Rand Road, Suite C, Lake Zurich, Illinois 60047

- Page2of3



Continuance of the Pricing Clarifications and Exclusions The Margarita European Inn, dated 8-31-12

12. Furnishings '
a. All FF&E including window treatments are by Owner.

13. Special Construction
a. None

14. Conveying Systems .
a. We have included a hydraulic, 4 stop passenger elevator with standard cab finishes.

15. Mechanical

a. Furnish and installing fire protection system throughout the entire building.

b. No sprinkler heads were figured in Guest Room closets.
c. Complete HVAC system inclusive of boiler replacement & PTAC’s.
d. No kitchen work, new or existing included at this time.

16. Electrical

The fire alarm system is a 850,000.00 allowance. (Included)

Low voltage has not been included until more detail is available. Although empty
conduits are provided in the new walls as applicable.

a.
b.

EXCLUSIONS:

Permits and all other associated fees are to be by owner.
Public utility fees, charges or cost.

Payment or Performance Bonds excluded; city/state licenses by GC.
Trash \ ash receptors

No work in existing Bathrooms is included

Work in existing areas as noted on the plans.
FF&E (Furnish or Install)

No Kitchen Equipment is included.
. No work on exterior building fagade included.

10. No work on existing roof other than what we need to install as a result of other work.
11. No work in existing stairways, auxiliary areas, basement, etc...

VR NR LB W

Prepared by: Midway Enterprises. Inc.
Office Location: 280 North Rand Road. Suite C, Lake Zurich, 1inois 60047
Page 3 of 3



8/31/2012 8:38 AM

Budget Estimate
Project: Margarita European Inn
Evanston, 1L
No. Description Budget
1 Site Layout 1,000.00
2 Underground Utilities 9,800.00
3 Landscape Restoration 2,000.00
4 Demolition - Exterior 8,320.00
5 Demoalition- Interior 61,000.00
6 Concrete Foundation & Slabs 58,000.00
7 Masonry 30,000.00
8 Tuckpointing NIA
9 Misc. Steel 27,300.00
10 MTL Stair System N/A
11 Carpentry 27 60000
12 Misc Carpentry
13 Wood Roof Deck Alt
14 Closet Shelves & Rods 3.800.00
15 Millwork
16 Insulation 13,200 00
17 Roofing - Flat 18,600 .00
18 Doors and Frames 53,042.00
19 Door Hardware 8,800.00
20 Saflok Card Lock 16,645.00
21 Closet Doors In above
22 Thresholds (Both) 2,800.00
23 Glass & Glazing 14,800.00
24 Mirrors 3 500.00
25 Shower Doors N/A
26 Drywall & Metal Studs 151.000.00
27 EIFS 12,100.00
28 Hard Tile & Base 36,600.00
29 Laortory Tops 9,800.00
30 AC.T: 5,200.00
NNET. 1,500.00
32 Carpet & Base 59,000.00
33 Painting & VWC 38,425.00
34 Toilet Accessories & Partitions 4,200.00
35 Tub Shower Rods 980.00
36 Corner Guards 550.00
37 Fire Protection 115,000.00
38 Fire Extinguishers Cabinets 1,200 00
39 Elevator 65,000.00
40 Fire Alarm 50,000.00
41 Plumbing 168,000 00
42 HVAC 183.000 00
43 Electncal 120,000 00
Subtotal 1,381,762 .00
General Conditions 81,500.00
Insurances 13,817.62
Fee & Overhead 62,179.29
Contingency 27,635.24
GRAND TOTAL 1,566,894.15
N.|.C.= not in contract Prepared by Midway Enterprises, Inc



ENTERPRISES, |NC.

P.0. BOX 517
LAKE ZURICH, ILLINOIS 60047
PHONE (847) 438-5115
FAX (847) 438-5117

August 31, 2012

The Margarita European Inn
1566 Oak Avenue.
Evanston, 1L 60201

Attn:  Mr. Michael W. Pure

Re:  The Margarita European Inn - Guest Room and Bath Renovation

Dear Michael,

Thank you for allowing Midway Enterprises, Inc. to participate in your upcoming hotel
guest room and bath renovation. We can contribute a wealth of experience to your
endeavor and assure you of optimal results at the project’s conclusion. We have

assembled our estimate based on the conceptual design documents, site visits, and several
conversations with you.

We have done the best we can to come up with a realistic budget estimate as a creditable
starting point for this endeavor. I believe we are all aware that this initial estimate will be
somewhat of a “moving target” as the design develops fully and further input is

exchanged. Our initial goal was to establish a realistic starting point which reflects the
overall intent you conveyed to us.

Attached you will find numerous clarifications along with our pricing breakdown and
conceptual design drawing log.

1 look forward in reviewing our proposal in detail with you and the architect and
hopefully can join the team in pursuit of this project.

Sincerely,

A

Steven‘J ! ?Otékar
President
SIP:ljp

attachments
cc: D. Nelson, L. Potokar, File

Midway Office Location: 280 North Rand Road, Sulte C, Lake Zurich, IL 60047



ENTERPRISES, [No

P.O. BOX 517
LAKE ZURICH, ILLINOIS 60047
PHONE (847) 438-5115
FAX (847) 438-5117

MIDWAY

The Margarita European Inn
Evanston, IL

CLARIFICATIONS AND EXCLUSIONS
August 31, 2012

CLARIFICATIONS:

All work has been priced in accordance to the plans and specification listed herein; however, various
assumptions and clarifications are presented below per the appropriate CSI division 1-16.

1. General Requirements.

a. All work to be performed in strict accordance with the plans and specifications prepared
by Fitzgerald Associates. (Refer to document log herein this package.)

General Contractor will coordinate design documents with the architect, but not be

responsible for design errors or omissions.

Builders Risk Insurance by Owner; General Liability and Workmen's Compensation by
General Contractor

a. Workers Compensation and Employers Liability — Statutory Limits - $1,000,000.00
General Liability - §1,000,000.00

Automobile Liability - $1,000,000.00

Umbrella Liability - $2,000,000.00

Up to Six (6) Additional Insured may be listed (This includes Midway Enterprises on

Subcontractor Certificates of Insurance.)

[~ Absolutely no work inside existing hotel building is included.

Prior to construction mobilization, Owner fto issue contractor written verification of

Junding for the project including financial institution and escrow holder and title
company information.

Electric and water cost by Owner at no cost to G.C.

All Work as gquoted herein is based on non-union labor.

Upon completion Contractor will remove all construction debris; final clean by Owner.
Basement to be cleared out of all materials prior to construction start.

We have assumed no work in any of the existing guest room baths.

We have no provisions for concealed conditions which could constitute additional work.
We have no provisions for any existing code violations beyond what we are aware of.

b.

L PR CEE B

e e e 0g TR0

Prepared by: Midway Enterprises, Inc.
Office Location: 280 North Rand Road, Suite C, Lake Zurich. 1llinois 60047

Page 1 of 3




PREPAYMENT
PENALTY:

COLLATERAL:

REAL ESTATE
ESCROW:

GUARANTORS:

LIFE INSURANCE:

Pre-payments in excess of 20% of the principal outstanding balance requires 21 day
written notice to Bank.

5%, 3%, 1% Prepayment Penalty for first three years from day of closing. Pre-payments
in excess of 20% of the principal outstanding balance require 21 day written notice to the
Bank.

First Real Estate Mortgage on 1566 Oak Avenue,
First General Business Security Agreement on all business assets, including but not
limited to accounts receivable, inventory and equipment.

Borrower will be required to escrow for real estate taxes on the primary real estate
collateral and escrow payments must be made with monthly with the principal and interest
payments. '

Unlimited Personal Guarantee of Michael & Melissa Pure
Discuss limited guarantor or assignment of interest in related Pure Partnerships

An Assignment of Life Insurance in the amount of $1,000,000 on the life of Michael
Pure.

The overall sources and uses are as follows:

Sources:

Uses:

Proposed SBA Loan

$ 4,135,000 92%|Refinance

2,450,000

54%

City of Evanston

$ 230,000 5%|Renovation

1,567,000

35%

Equity

$ 150,000 3%|Working Capital

200,000

4%

0%

Fees

4 | |8 |

170,000°

4%

0%

Franchise Fee

45,000

1%

0%

Other Costs

ewwlen

83.000

2%

0%

0%

TOTAL

$ 4,515,000 . Total

]

4,515,000

FINANCIAL
REPORTING:

DEPOSIT:

EXPIREY:

1.) Annual corporate tax returns within 30 days of filing.

2.) Annual Compiled Financial statements within 120 days of Year End.

3.) Interim monthly financial statement comprised of both balance sheet and income
statement to be provided within 30 days of the month end. :

4.) Personal financial statements due annually for Guarantors.

5.) Personal tax returns of Guarantors due within 45 days of filing,

6.) Quarterly occupancy and REVPAR data to be provided.

Upon acceptance of this loan proposal, Ridgestone Bank will require a non-refundable
deposit against expenses of $2,500.

In the event that you cancel this transaction, this fee will be retained by lender.

If Ridgestone or the SBA does not approve the request, the unused portion of your fees
will be refunded less any portion used by Lender for such items as appraisals,
environmental reports, credit reports, loan underwriting and any other reasonable
expenses.

This proposal expires ten business days from its date listed above.

1 look forward to working together and hope you find this proposal acceptablekto assist with the future plans of
Margarita European Inn, Please do not hesitate to contact me with any questions or comments. 1 can be reached at

262-860-2090.

Sincerely,




ﬁg Ridgestone Bank

13925 W. North Avenue
Brookfield, WI 53005

October 22, 2012

Making success happen.

Pure Investments, Inc., and 1566 Oak Avenue LLC

Mr. Michael Pure
1566 Oak Avenue

Evanston, Illinois 60201

RE: Financing Proposal

Dear Mr. Pure:

Thank you for allowing Ridgestone Bank to review your financial situation. Based on our recent discussions and due
diligence, we are pleased to present this financing proposal to you. This proposal is not inclusive of all terms and
conditions and is subject to our formal credit approval. 1t is, however, a strong indication of our interest and
willingness to provide credit. This proposal is contingent upon receipt of numerous other documents necessary to
complete Ridgestone’s analysis as well as the SBA Application.

SBA 7a Loan
BORROWER:

LOAN AMOUNT:

INTEREST RATE:

TERM:

REPAYMENT:

FEES:

EXPENSES:

. Pure Investments, Inc., and 1566 Oak Avenue LLC as co-borrowers

54,135,000 — May look to split note to refinance and construction (terms would be the
same)

Wall Street Journal Prime Rate + 2.50%, adjusted monthly.
25 Year Term /25 Year Amortization

Twelve Months Interest only followed by 24 Years of P& payment. Initial estimated
payment of $26,510.

Monthly payment to adjust quarterly, if necessary, to maintain original amortization
period.

$2.500 SBA Application Fee, SBA Fee of $108,544, Attorney’s fees of approximately
$7.500, plus out-of-pocket costs estimated at $15,000. This covers costs for filing fees,
searches, tax service, appraisals, title work, closing fees, etc.

The Borrower will be responsible for all of the Bank’s normal and customary costs
related to and expenses associated with closing this transaction. All out of pocket
expenses of the Bank shall be paid by the Borrower whether or not the transaction closes.



Performance Statistics for Margarita European Inn, Evanston

2009 2010 2011|est. 2012 2013** 2014 2015 2016 2017
Occupancy 34.2% 35.8% 45.2% 48.0% 57.5% 65.0% 68.0% 70.0% 72.0%
Average Daily Rate $108.84 $112.15 $93.20 $94.00 $115.00 $117.00 $119.00 $121.00 $123.00
Revenue per Available Room $37.27 $40.16 $42.61 $45.12 74.75 76.05 80.92 84.7 88.56
Room Revenue $571,401.00| $615,591.00| $653,163.38| $691,689.00] $1,282,336.25] $1,304,637.75| $1,388,182.60|$1,453,028.50| $1,519,246.80
Hotel Tax to City of Evanston $42,855.08| $46,169.33| $48,987.25| $51,876.68 $96,175.22 $97,847.83] $104,113.70] $108,977.14 $113,943.51
Rooms Available 15,330 15,330 15,330 15,330 17,155 17,155 17,155 17,155 17,155
Rooms Sold 5,250 5,789 6,932 7,358 10,036 11,150 11,665 12,008 12,365
Expenditures by overnight visitors in Evanston $446,250.00] $492,065.00] $589,220.00] $625,430.00] $853,060.00| $947,750.00] $991,525.00|$1,020,680.00] $1,051,025.00
(food, retail shopping, etc.) $85 per room night***
Incremental Taxes Collected by City of Evanston $44,298.54 $45,971.16 $52,237.02] $57,100.46 $62,066.84
with 2012 being base year
Cumulative ﬁunning Total of Incremental Tax Collections $90,269.70] $142,506.72] $199,607.18 $261,674.02

*projected without renovations

**Projected with renovations and five additiona!l rooms to be completed mid-year 2013

*** Economic Impact Figures obtained from Chicago's North Shore CVB based on Industry Standard for hote! of our class, in our location.




Funding of Renovations

The total budget for the project is $4.515 million (construction costs $1.567million; soft
goods cost $498,000. Please see for construction budget. The construction can start as
soon as the loan is funded.

. Mr. Pure has invested over $1 million in the property and cannot obtainfurther
financing without assistance. To that end, we are requesting an investment by the City
of Evanston for the amount of $230,000 to fill the funding gap. We believe this
investment will result in increased hotel tax revenue with a return on the investment of
$50,000 on the conservative side annually. Investment in this is the kind of project fits
into key elements of what has been important to the leaders of Evanston as well as the
goals of future economic development. Specifically:

» The Margarita European Inn is an existing historic boutique hotel which is unique to
Chicago’s North Shore and located in Evanston. It speaks to visitors who do not want a
chain, cookie-cutter hotel and is the only accommodation of its kind in the area.

* The planned renovations upon completion will bring additional viable hotel rooms into
the Evanston hotel market at minimal investment in the long term by the city.

* This investment will result in increased tax dollars (hotel tax plus supplement sales
taxes) that are paid by visitors versus residents. Along with increase in the job base.

* The City of Evanston would be investing in a project of an ongoing business entity
committed to the city with a diverse financial base of funding. This project would not
change the footprint of the hotel, is in character of the architecture on Oak Street and
will not disturb the neighborhood in any meaningful or long-term way.



Moving Forward

Mr. Pure has persevered and weathered the storm as a sole proprietor. Planning for the future, work
needs to be done to the property to maximize the number of bookable rooms it has to offer and while
maintaining the architectural integrity of the hotel and its unique standing in the Evanston hotel
community. Mr. Pure has rebuked offers from lower-end brand hotel chains to flag the hotel as a Holiday
Inn Express or La Quinta Inn as the changes required in establishing these brands would not mesh with

the customer base who seek out the hotel and Evanston is already serviced by a economy brand hotel.

To that end, Mr. Pure commissioned a study from

the well-respected hospitality consultancy group,

Ferrum Hospitality LLC based in Alpharetta, Georgia.

Ferrum Hospitality concentrates on reviewing hotels

and establishing plans to maximize revenue and

position a property in the most competitive position with a solid plan for operational and structural im-

provements.

In 2014, Ferrum Hospitality conducted its review which is contained in a full study that is attached as

ATTACHMENT A. In summary, the study recommends:

Adding bathrooms to the 20 rooms that currently do not have them.
- On an annual basis, the Margarita Inn lags the Evanston hotel market by 25% in
Occupancy because once the 24 rooms with bathrooms are booked; today’s customers
do not want the remaining 20 rooms without bathrooms.

. Remodel to install 25 new bathrooms.

. Update the HVAC system (85 year old boiler/window air units) to an energy efficient system.
. Update life safety systems.

o Install an exterior elevator in the rear of the building for easy entry from the parking area.

. In-room energy maintenance systems.

. Wi-Fi in all guest rooms

. Paint and re-carpet

° Tuck pointing entire building

The following page demonstrates the Occupancy, Revenue and Tax Implications of moving forward with

the proposed renovations.
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] i | M Expedia com M Prceline com M Travelocity
- __EL:EES i ~ Booking.com I Hotels com ™ ORBITZ com
“Welcome home!"
@@®®0 Revewed February 25 2012
1 person found this review helpiul
We have stayed at the Margarita Inn a number of times because our sonis a
3“r3“’f1‘3 student at Nerthwestern. The inn is charming, every room is different and we
pa Qc" have enjoyed a variety of queen and king rooms and suites If you are looking
Foaitnr for 5 star luxury, don't come here Bul if you are looking for a wonderfully
11 reviews welcoming B & B, with a continental breakfast. comfy beds, téa and coffee
Q service in the afternoon, a great location and Kathryn, a manager who
A bkl o welcomes you like a member of the family, join us in coming here. And, the

restaurant downstairs 1S temfic!

- i"ﬁ'i Show the lowest price for this hotel oo sorres
1

LR Check-in mmiddiyyyy o« Check-out mmiddhyyyy - Adults 2 ¥

| W Expedia.com W “riceling com =3 Travelpoity

i Show Prices | M Booking com ¥ Hotels com I ORBITZ com

See which rooms fravelers prefer - 5 traveler tips

37 reviews sorted by Datew  Rating Englsh frst ¥

“lovely”

@@®®0) Reviewad dpnl 20, 2012

What a lovely bed and breaxfast/inn. | went there when my daughter was
visiting Morihwestern. Wonderful hospitality - butter cookies were set out in

momiipsfortraveling  The atternoon! - a beautitul, comfy sithng room with lovely Oriental rugs that
eharry hil iy wouldn't e out of place in Downton Abbey, and a wonderful liprary room

1§ Breakfast was lovely, served in the sitling room. with great coffee, eggs and

by sriads quick bread | gidn't want 1o leave!
= MEViIEWS

Q | would recommend this for adults and teens_ | would not reccmmend this for
el voies small children, unless they're readers and like cozy nooks to read a good

hoox In 1t you're looking for a flat screen TV, stenle rooms, marble, granite,
mahagony and anonymity, this is not a good cheice. However, it was really
wonderful for me. | was alone and the proprietors really made me feel
welcome As | ate breakiast in the sunny sithing room. | chatted with other
guests and read the newspaper. You are known by sight very quickly, which
makes it feel very secure



A New Era

The Gorman Family owned the the Margarita European Inn until March 2008 when it was purchased by
its current owner, Michael Pure. Mr. Pure, a life-long resident of Chicago and the Northern Suburbs,
brought a family background in the hospitality industry to the property. He has been committed to keep-
ing the Margarita European Inn an icon of Evanston as a one-of-a-kind boutique hotel for its favored

guests and new guests seeking old time charm and first-class service.

Less than 6 months after Mr. Pure purchased the hotel, the economy fell into a deep recession resulting
in a 20% drop in occupancy and rate for hotels across the board in Evanston and the Chicagoland areas.
Va Pensiero, the well-known Italian restaurant, had been leasing space from the Gorman family in the
hotel and upon purchase, their lease continued under Mr. Pure’s ownership until April 2010 when the
restaurant went out of business. The loss of tenant income was substantial. Mr. Pure found himself in
the restaurant business and took over management of the space and re-opened the restaurant as

Pensiero Ristorante.

Just as the recovery was begin-

ning to take hold in 2011, the
property next door to the Mar-
garita European Inn burned
down to the ground. The south
side of the hotel was damaged
and there are still ongoing is-
sues being worked out with the
insurance companies of both
parties. Mr. Pure expended

much of his personal assets to

make the fire repairs replacing 600 windows and at the same time all of the rooms on the south side of

the building were unrentable during the repairs.

Even with all the turmoil of recent years, guests still love staying at the Margarita European Inn. Itis

unique and pure Evanston....see what recent customers are saying...



History

The history of the Margarita European Inn is tied

with the history of the City of Evanston itself.

Father David O'Leary and his sister, Mrs. Mar-

garet Lynch, with the support of St Mary's

Catholic Church purchased the land and built the |
facility naming it in honor of their mother and

sister, both named Margaret.

Margaret O'Leary (1801-1900) was the first female resident of Evanston. Mrs. John O'Leary (Margaret)
raised 5 girls and 3 boys and was actively involved in the Evanston community for 60 years before her

death at the age of 99.

The building remained the Margarita Club until 1989 when it became the Margarita European Inn,

a boutique hotel. Over the years, the rooms were divided to create 20 rooms without private bathrooms
and 22 rooms with private bathrooms. Keeping with the history of the Margarita's roots, some of the
original rooms were kept on every floor. Each room has been furnished with antiques and personal

touches to make each room unique in layout and décor.




Background

The Margarita European Inn is a four-story forty-two room hotel located at 1566 Oak Avenue in Evanston.
Built in 1927, it began as a residence for business women and maintains much of the original architec-
ture and features of the original building. Part of its charm is that the hotel sits on a beautiful, tree-lined
street in the heart of Evanston that is a residential, yet it is steps from the restaurant, retail and trans-

portation hub of downtown Evanston.

The Margarita is a longtime mainstay of the Evanston hotel scene and the Northwestern University com-
munity; parents often book a year in advance during the University's busy seasons. Parents, family, visiting
professors and speakers, have graced the charming rooms of the hotel. Our neighbors often refer to the

hotel as "Evanston's extra guest room."
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Pure Investments, Inc.
1566 Oak Avenue LLC

Uses:
Refinance Mortgage $2,450,000
Renovation 1,567,000
Plans 75,000
Appraisal Update 8,000
Franchise Fee’s $ 45,000
Working Capital 200,000
Fee’s 170,000
$4,515,000
Sources:
SBA Bank Loan $4,285,000
City of Evanston 230.000
$4,515,000

City of Evanston is providing funds for working capital and franchise fees.

4300 N. Richmond Street M Appleton, W1 54913-9704 ® (920) 560-6400 M www.regionaleda.biz



The hotel, when complete with a reservation network through Choice, should see increased occupancy
and average daily rate (ADR) increase significantly.

Currently, only 20 of the 42 rooms have a private bath, so as soon as those rooms rent, it is difficult to
rent the rest of them. While the current ADR is close to $92.00, most nights the actual rate is higher
because in essence there are only 20 rooms to rent.

Projected room tax for the city will be $52,000 in 2012, $55,000 in 2013, and $107,000 in 2014 the first
year after completion.

While our request is for $230,000, the City will in essence recoup it loan funds in about 5 years or less.

Is an occupancy of 72% likely, based on current economics and the statistical occupancy of 64.2% for
the Chicago Northshore?

The occupancy is achievable, mainly because a boutique hotel, in an upscale market such as Evanston,
generally does 6-10% points above the market.

The proximity of Northwestern University, and other upscale shopping and tourist activities bodes well
for the Margarita.

We look forward to discussing this request with you in more detail on December 19"

As a side note, the attached prospectus does not contain any personal financial data relating to Michael
Pure or his other interests. Should yourself, or any other appropriate city official need to discuss those
type of financial matters please contact Michael Pure directly.

Sincerely,

gtephen J. Diedrich
Principal
ECONOMIC DEVELOPMENT ASSOCIATES
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November 12, 2012

Ms. Johanna Nyden

Economic Development Planner

City of Evanston

2100 Ridge Avenue

Evanston, IL 60201-2798

RE: Pure Investments/Margarita European Inn

Dear Ms. Nyden,

As a follow up to our meeting last week, please find the financing prospectus for the renovation of the
above Inn.

We are requesting the City assist the project with $230,000 of financial assistance. This assistance is
required in order to make the project come to completion.

Please note the following:

Hotels are difficult to finance, in today’s credit environment:

We have obtained a financing letter from Ridgestone Bank a copy of which is included. You will note
that our project has a total cost of $4,515,000. Ridgestone is willing to provide up to $4,135,000 in SBA
funding for the project.

Michael Pure is willing and able to invest an additional $150,000 into the project by leveraging other real
estate. It is not reasonable for him to inject additional monies without straining working capital. This

injection is a requirement of Ridgestone Bank.

This leaves us with a $230,000 shortfall that we need to cover and we need assistance to complete the
project.

The project enhances the enterprise and generates revenue for the city:

This renovation allows the hotel to join the Ascend Collection of Choice hotels. Choice will require
upgrades to the property, the main item is private bathrooms and 4 additional rooms to be built.

Pure has done an excellent job in improving the occupancy and revenue to the hotel, but is “capped” in
his ability to grow without the upgrade.

4300 N. Richmond Street WM Appleton, WI 54913-9704 W (920) 560-6400 M www.regionaleda.biz



Ben Lemond Suites
Ogden, UT

Zona Hotel & Suites
Scottsdale, AZ

For more information on how Ascend Collection
can help your hotel, contact a Director of
. Membership Development:

Ascend
&=

COLLECTION

Bill Balletto » Phone: 847.489.7825

Email: bill_balletto@choicehotels.com

AR, CT IA, IL, IN, KS, KY, MA, ME, Mi, MN, MO, ND, NE, NH, NY,
OH, Rl, SD, VT, Wi

Joe Dreiske » Phone: 214.505.0092
Email: joe_dreiske@choicehotels.com
AK AZ CA, CO, HI, ID, MT, NM, NV OK, OR, TX, UT WA, WY

Dennis Wynn e Phone: 770.337.0897
Email: dennis_wynn@choicehotels.com
AL, DC, DE, FL, GA, LA, MD, MS, NC, NJ, PA, SC, TN, VA, WV

Sal Icaza » Phone: 443.624.5590
Email: sal_icaza@choicehotels.com
Caribbean

800.547.0007

choicehotelsfranchise.com ascend

For New York: This advertisement is not an offering. An offering can only be made by a prospectus filed first with the Department of Law of the State of New York. Such filing does not constitute approval
by the Department of Law. For California: THESE FRANCHISES HAVE BEEN REGISTERED UNDER THE FRANCHISE INVESTMENT LAW OF THE STATE OF CALIFORNIA. SUCH REGISTRATION DOES NOT
CONSTITUTE APPROVAL, RECOMMENDATION OR ENDORSEMENT BY THE COMMISSIONER OF CORPORATIONS NOR A FINDING BY THE COMMISSIONER THAT THE INFORMATION PROVIDED
HEREIN 1S TRUE, COMPLETE AND NOT MISLEADING. For Minnesota: Ascend Collection #F-5980. A copy of the Franchise Disclosure Document may be obtained through contacting Choice Hotels

International at 10750 Columbia Pike, Silver Spring, MD 20901, B00.547.0007.
© 2012 Choice Hotels International, Inc. All rights reserved. 12-253/03/12

CH-ASBRS
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More support for your hotel from a large and growing franchisor.

Abcend |

&

Choice Hotels is one of the largest franchise
organizations in the world, with over 6,600
properties open and under development worldwide.*
We have 70 years of experience in developing services,
resources, field support, property management
systems and ongoing training that are designed to
optimize hotel performance.

Working in conjunction with your sterling reputation,
Ascend Collection connects your highly regarded
property to our powerful Choice Hotels worldwide
reservations system. In 2011, the total system-

wide revenue generated from the Choice Hotels
marketing and reservations channels was over $2.4
billion and over $202 million was spent system-wide

on programs and promotions designed to increase

brand awareness and drive hotel reservations.**

The Gem Hotel, Chelsea, New York City

* Source: Internal data as of 12/31/11.

™ l COLLECTION ';'-‘-'-—"'

Carriage House Inn, Middletown, RI

* 800.4CHOICE - dedicated toll-free number with high
conversion rates and commission free reservations.

» choicehotels.com - one of the most visited lodging
websites in the industry. ***

» Internet Distribution - high visibility with top 3rd
party websites.

» Global Distribution System — preferred status with
influential travel agencies.

** Seurce: Figure reflects the revenues delivered through the Choice Hotels Central Reservations System (CRS) and other non-CRS marketing channels in 2011. The spend figure is based on accounting records of
the System Fee in 2011 and has been compiled in a manner consistent with generally acceptable accounting principles. See Ascend Collection Franchise Disclosure Document dated April 1, 2012

** Source: Hitwise - January 2012. This rating lists the top 20 websites for the past menth in the Travel - Top 300 Destinations and Accommodation, a custom category configured by Hitwise to include all Choice
Hotels brands, all Hilton Hotel brands, and all Marriott Hotel Brands market share, The market share is discounted to remove the duplicate traffic generated between the grouped brand websites. Hitwise provides

ratings of popular websites based on set categories, www hitwise.com



RECEIVE GLOBAL PRESENCE WITHOUT GIVING UP YOUR
INDEPENDENCE OR IDENTITY.

The Ascend Collection® membership program is not a traditional franchise
concept. Designed especially for Historic, Boutique, or Unique properties,
the Ascend Collection membership program allows you to retain your
established presence and the authentic character of your independent hotel,
which benefiting from our strong global reservation system, competitive

rewards program, and industry-leading technology, services, and resources
provided by Choice Hotels®.

Hotel Utica, Utica, New York

Ascend
&=

COLLECTION

An innovative membership program by Choice Hotels International®.

MEMBER BENEPITS:

s 'g—:.:; ' ‘ o A team of individuals offering support
from a high touch opening process to
multi-faceted, ongoing assistance.

WAY N REACHING THAT (

WHILE ALLOWING US TO KEEP OUR * Reservations contribution representing
NDIVIBUALITY WITH A PROPERTY 58.7% of gross room revenue through
MANAGEMENT SYSTEM THAT. IN M the Choice Hotels Central Reservations
o BAE e WBOAT System (CRS) and other non-CRS

ot ADVANTAGE s BUILT marketing channels.*

THE FRONT LINE, e Participation in the Choice Privileges®
LLOWING HOTELIERS TO MANAGE guest loyalty program, one of the fastest-
ND MAKE REAL-TIME DECISIONS growing rewards programs in the hotel
ATEST INFORMATION industry with over 14 million members.**

e With over 1,800 corporate accounts,
Choice’s Global Sales team
[EmniFeT: ROTA, delivers business travelers
for our hotels.

Castillo Real, Saint Augustine, FL

e Choice Hotels has joined CHOICEPrIVl Iegesm

forces with the HelmsBriscoe HEWARDE PEOGRANM

Company, one of the world’s

largest group business organizers with 1,200 agents in 49 countries.
This agreement provides the opportunity for our hotels to tap

additional group business leads (both corporate and leisure) to drive
incremental business.

» Access to choiceADVANTAGE® — Choice Hotels award-winning
proprietary web-based property management system that provides
effective rate and inventory management to drive higher yield.***

* Source: Ascend Collection Franchise Disclosure Document dated April 1, 2012. For the 29 hotels that were included in the sample, 11
hotels or 37.9% met or exceeded the total Cheice Contribution presented. Actual results may vary.
** Spurce: Internal Data as of 12/31/2011.

*** Source: Choice Hotels was presented with the 2011 Hospitality Technology Visionary Award in the Infrastructure and Back-office
Technology category for its innovation, thought leadership, execution, and forward-thinking vision for choiceADVANTAGE. The
Visionary Awards honor hotel companies for their outstanding vision and achievement in delivering technological excellence. Hospitality
Technology is a publication dedicated to covering the role of information technology in improving business performance for hotel and
restaurant operators. www htmagazine.com.

O'Brien Historic Riverwalk
San Antonio, TX



Date Received:

ZONING ANALYSIS  wad:
APPL'CAT|ON Zoning District:

Preservation:

Evanston®

| am applying for a zoning review of a: Case Number:

[ ] Construction project of less than 10,000 sq. ft. [[1 Determination of Use
[ ] Construction project of 10,000 sq. ft. or more [ ] Other
PROPERTY

Address: 1566 Oak Ave.

[ ] Mixed-use

[ ] Non-Residential

Residential # of Units 63 Occupants

For projects required to comply with Inclusionary Housing Ordinance:
[ ]InTOD Area [ ] Outside of TOD Area

(for more information visit: http://www.cityofevanston.org/IHO)

Proposed Project:

Rooming House for 63 Occupants (Please see attached).

APPLICANT

Name: Connections for the Homeless C/O Donna Pugh, Michael Noonan, & Meaghan O'Connor, Foley & Lardner LLP

Organization: Connections for the Homeless

Address: 2121 Dewey Ave City, State, Zip: Evanston, IL 60201-3057

Phone: 847.475.7070 x108 Cell:

Please circle the primary
E-mail: djpugh@foley.com (Attorney for applicant) means of contact.

PROPERTY OWNER (i different than applicant)
Name: 1566 Oak Avenue, LLC (C/O Michael Pure)

Address: 232 Deerfield Road City, State, Zip: Deerfield, IL 60015

Phone: Cell:

Email: innkeeper@margaritainn.com
What is the relationship of the applicant to the property owner?

L] same [ builder/contractor L] architect [ real estate agent

L] attorney L] lessee [ other: Contract Purchaser

Community Development Department 2100 Ridge Ave
@ 847-448-4311 847-448-8126 =7 zoning@cityofevanston.org % www.cityofevanston.org/zoning Evanston, IL 60201

1


http://www.cityofevanston.org/zoning
http://www.cityofevanston.org/IHO
23538
Oval
Phone: _______________________ Cell: ________________________

E-mail: ____________________________________________________

djpugh@foley.com (Attorney for applicant)


REQUIRED DOCUMENTS AND MATERIALS

Please submit the following:

I
[]

IN

(This) Completed Application Form

Completed Inclusionary Housing Plan Proposal Form
If the project includes five (5) or more new residential units in TOD Areas or ten (10) or more residential units
outside of TOD Areas. This includes new for sale, or rental developments, and condominium conversions.

One (1) Copy of Plat of Survey Date of Survey:
Plat of survey must be completed by a licensed surveyor and must be current so that it displays every structure,
patio, deck, walkway, etc. that is currently on the property. Copies must be legible for all dimensions and details.

One (1) Set of Building Plans Date of Drawings:
Building plans must be drawn to scale and must include interior floor plans and exterior elevations. For simple
projects such as flat-work patios, plans may be hand drawn to scale directly onto the Plat of Survey.

Determination of Use Description

If you are applying for a Determination of Use, skip to the end of the application, sign and date, include a simple
site plan of the proposed use (interior floor layout, seating, parking, etc.) and a one page letter that describes all
aspects of the use (employees, hours of operation, loading/unloading, deliveries, parking, noise, etc.).

Application Fee Amount $
Application Fees may be paid by cash, check, or credit card.

Zoning Analysis Applications take up to 10 business days for initial review. Alterations or modifications that require
re-review may take longer. Feel free to contact the Zoning Office directly at 847.448.8230 with any questions. Complete
applications may be submitted in person or by mail to:

City of Evanston

Zoning Division, Room 3202
2100 Ridge Avenue
Evanston, IL 60201

PROPERTY INFORMATION

EXISTING PR SED

Lot Area /

Lot Width (frontage)

Dwelling Units ARooming Units I

Wﬂg Spaces

Enclosed Parking Spaces

Off-site Parking Spaces

Loading Berths - SW

Loading Bgt.h—s-/l_ong

E

Ws

Community Development Department 2100 Ridge Ave
@ 847-448-4311 847-448-8126 =7 zoning@cityofevanston.org % www.cityofevanston.org/zoning Evanston, IL 60201
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BUILDING SETBACKS

EXISTING

s

PROPOSED

Front yard

Street side yard (if corner lot)

Interior side yard (1)

Interior side yard (2)

Rear yard

RESIDENTIAL & TRANSI AL CAMPUS DISTRICTS ONLY
BUILDING LOT COVERAGE

EXISTING

PROPQSED

Princ/ipaI/Structure Footprint (excluding front porch)

_RGofed Front Porch (receives 50% credit

Detached Garage Footprint

Other Accessory Structures’ Footprints

Other Roofed Areas

TOTAL BUILDING LOT COVERAGE

IMPERVIOUS SURFACE CMGE (hard surfaced areas not under a roof: asphalt, ¢

oncrete, decks, brick pavers, etc.)

EXISTING

PROPOSED

Patios & Terra (brickwork receives 20% credit)

SideW

| /Driv/eways

Decks

Stairs/Landings

Other Impervious Areas

SUB-TOTAL

+ Building Lot Coverage

TOTAL IMPERVIOUS SURFACE AREA

-

BUILDING HEIGHT

EXISTING

PROPOSED

Principal Structure — PeWht

Principal Structquber of Stories

Detached age — Peak Height

Owcessory Structures — Peak Height

Community Development Department

@ 847-448-4311 847-448-8126 =7 zoning@cityofevanston.org % www.cityofevanston.org/zoning
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ALL OTHER DISTRICTS (Business, Commercial, Downtown, Industrial, Mixed Use, University)

EXISTING / PROPOSED /
£ 2=2 R k| /‘6 £ 2=2 R B 8 /'5
< = . < = =

22| 3 |338|85sls Sy 22| 3 |8E8|Sdsksad | 3%
E% | £ |z%p|2¢zs2 2 R | £ |Z§p|883eses 3
8| 3 [285|88°F 8 g< £9| 3 |S85|88°F 8%/ | 8<
g |7 a|=% & 7 o g n|=< | &
Basement //
1st floor / /
/]
2™ floor //

3" floor /

4" floor / i /
6" floor / /

To

*GROSS FLOOR AREA: The sum of areas of all floors of a building measured from the exterior walls or from the center line of walls
separating 2 buildings. The gross floor area of a building shall also include but not be limited to: basements, interior balconies and
mezzanines, enclosed porches, and attic space finished or unfinished having minimum 5-foot floor to rafters height. The following areas
shall be excluded from the calculation of gross floor area: elevator shafts, stairwells, space used solely for heating, cooling, mechanical,
electrical and mechanical penthouses, refuse rooms and uses accessory to the building, off-street parking and loading.

BUILDING REGULATIONS
EXISTING PROPOSED— |
Principal Structure — Peak Height //

Principal Structure — Number of Stories /
__/
Other Accessory Structur eight

FAR rea Ratio)

AUTHORIZING SIGNATURE

“I certify that all of the above information and all statements, information and exhibits that | am submitting in conjunction
with this application are true and accurate to the best of my knowledge.”

Donna Pugh, Foley & Lardner, Attorney for Applicant

Print Name
= s /2] /017
Applicant’s Signature Date

Please refer to the Zoning Ordinance at www.cityofevanston.org/zoning for all City of Evanston zoning regulations.

To determine which zoning district a property is located in, visit the City’s website at www.cityofevanston.org, click on the
Resident link on the City's home page, then click on About My Place from the drop-down menu. Enter the house number
in the field provided and select the street from the drop-down menu. Press the “Get Info” button. This will either take you
directly to the information for the property, or a list of all tax parcels at the inputted address that may be selected for
information on the property.

Community Development Department 2100 Ridge Ave
@ 847-448-4311 & 847-448-8126 +=7 zoning@cityofevanston.org (P www.cityofevanston.org/zoning Evanston, IL 60201
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History of Property
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History of 1566 Oak Ave.

Establishment

The subject property, 1566 Oak Ave. (the “Property” or “the Margarita Inn”) has a long history
of providing housing solutions for the Evanston community. The Property was built in 1927, to
provide workforce housing for women. At that time, the Property had mostly shared bathrooms
except those reserved for “house mothers.” In the 1960’s, the Property was operated as a Single
Room Occupancy facility for weekly rental. In 1974, the Zoning Board of Appeals approved a
Special Use for a Rooming House and restaurant on the first floor. The Special Use permitted up
to sixty-three roomers. In 1980, the Evanston Zoning Board of Appeals approved a canopy with
signage at the site. The Property was remodeled to have entirely en-suite bathrooms in 2013, and
as a result of remodeling, the Property ceased to be open to the public for 2 months. The
restaurant ceased operations some time ago. The Property continued to operate as a Rooming
House, uninterrupted (for more than 6 months) through March 2020.

Present Day

The beginning of the COVID-19 Pandemic caused a significant disruption to the housing
industry, including homelessness prevention and aid. The demand for housing was so great, that
creative solutions were necessary to respond to those in need. Connections for the Homeless’
(“CFH”) had operated Hilda’s Place, which provides congregate beds to those in need of
emergency shelter, for 35 years. As a response to a Presidential Order issued in 2020, CFH was
authorized by the City of Evanston to operate out of existing empty hotels. Between the months
of March 2020 and June 2020 the City of Evanston, with reimbursement from FEMA, paid the
rental cost of all the rooms at the Property. Operations at the Margarita Inn began in March 2020.
In May 2020 participants were moved from the Margarita to the larger Orrington Hotel and
Hilton Garden Inn, but CFH continued to rent the rooms at the Margarita, maintaining the sole
occupancy of the facility. In October 2020 participants were moved back to the Margarita, and
CFH has continued to provide services since.

4860-5834-5743.5
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Existing Rooming House Special Use Ordinance (51-O-74)
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Introduced as Revised 6-3-74
Adopted as Amended 6-24~-74
51-0-74
AN ORDINANCE

Granting a Variation From the

Use and (Ofi-vireet Parking
Provisions of the Zoning Ordinance
and a Special Use Permit to the
Catholic Bishop of Chicago, Inc.,
and Patricia and Kichard Barnes
Releting to 1566 Cak avenue

WHEREAS on April 1o, 1974, the Zoning Roard oF Appeals con-

ducted a public heariung upon rhe applicanicn of the Catholic

-2 .y 7 AT o Wit -
{).E.Sh;,\p [ p%;:’l&.g(),

cia and Richard Barmes for a

peda

inc., and Patr

and off-street parking vraovisions of the

9]

e 18T

Fusns ton Zoviag Cedinance adopted MNovember 1, 1960, and a special

cos mormit £o allow use of rhe premises ioecated at 1566 Oak Avenue,
Tvanston, Llliceis, as @ rooming house in an R-7 general rcuidence
district, said public hearing having boen conducted pursuant to
aotice and publication chereof as provided by taw, and

WHEREAS, tue Zoning Board of Appeals has recommendad that

such rolief be granted;

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

CITY OF EVaNSTOM, CGOK COUNTY, ILLINOILS:

That the Cathoiic

L:

SECTION applicavion of the

Chicago, Inc., and Patricia and

o~

£or 2 variation from the use and cfi-stree

(a4
e
! 3
i
}-J
o
jtie}

Nwearher 1,

the Evanston Zoning Ordinancse, adopted 1960, and for

a special use permit to allow the use of the building as a rooming

house insofar as the provisions of s Evanston Zoning Ordinance
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B is herchby grainend scoas to permit the following:

pertain to the property located at 1566 Oak Avenue, and legally

described as:

“he north 58-1/3 feet cof Lot 3 and the south 8-1/3 feet
of Lot 4 in Block 61 im Section 18, Township &1 North,

the Third Principal Meridian in Evanston,
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1 Use of <o building as a rooming house;

2 Ven of the poocises ag a rostaurant op=n to the public

3. To perait the esianlishment of a restaurant open to the

ublic and to cperate a rooming house without supplyin
I o o

subient to compliance with a4Ll other provisions of the Zoning

Ordinan-e . otnev applicable laws and +he following conditioas:
1. The vaviation and special usc permil herein granted

ar= o be valid for sc long as uo arructural alcerations, |

as thars rerm is defined in the Zoning Ovdinance, are

-

undertsken on the premises, except fov plans arproved

4
e
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v
¥

by tae Planning and Development Comsnittee, or if pa

not supplied,
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2. That the restaurant esiabliished pursuant to this varia-
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che floor of the buiidino
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idencified as first fleor in Exhibit 3 submitted to the




5.

«3-

3. The special use to operate the premises as a rooming
house shall be limited to a maximum occupancy of 63

YOOmMETE
&, A intal of twenty-six (26) off-street parking spaces

shall te provided, sixteen (16) of which may be supplied

uponn land owned or leased by the property owner herein
within 300 feet of the subject property, and the remainder
igcated on the property;

5. That rhe owner make an annual payment in lieu of taxes

if tte vropeviy is ever exempted from taxation nursuant

to the provisions of Chapter 120 of the Illinois Rovised
Statuic=r 25 now orv hereafter amended, at the rate the

properiy would have been taxed had 1t been subject to
levies only by Schoel Districts 65 and 202 and the Ciuy
of Evanston wud those corporate taxipg bodies whose
i boundaries do not extend beyond the geographical limits
|

of the City of Evanston; and
6. That 2 covenant of agreement to the above conditions shall

be submitted in recordable form by the applicants

i .

all in accordance with the recomnmendations of the Zoning Board of
bLppeals.

FOTION 2: The Director of Inspections aud Permits is hereby

o

ordered and directed to grant such permits as

shail be rejuired to effectuate the provisions of this ordinance.

ammeas

| SECTION 3: This ordinance shall be in full force and cffect

|

i

o
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-4‘.

from and after its passage and approval in the manner

providad by law.

Introduced » 1974
|Adopted s, 1974
l Adopted ’ 41974

Mayor

Attest:

City Clerk

Approved as to form:

Corporation Counsel
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Declaration of Covenants, 1974
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'DECLARATION OF COVENANTS

ARTICLES OF DECLARATION made this 2lst of Novewber, 1974,

NOT PERSORALLY B

by the First National Bank & Trust Company of Fuoanston,/as trustee
under trust agreemoent dated July 19, {974, and woown as brust
nueoer R-1759, thersinafter called the 'Owner') being the cwaer of

record of the following described land (herein

3}
DN
pas
o
=~
[¢]
3M!
[
Pt
(7
(AN

iand") situated in the City of Evanston, Cook County, Illinois:
8

The Novth 58-1/3 feet of Lot 3 ur 4 the
South 8-1/3 feet of Lot 4 in ® 51
in Section 18, Townsnip 41 Range 14
East, in Cook County, Illincis

WITNESSETH

WHEREAS ; upcn the application of the Catholic R i*hop'df 
Chicago, Inc., and Richard S. Barnes and Patricia N. Barnes, the
City of Evanston has granted variations from the use provizions in
off-street rarkin: vequirements of its zonin, oudinance to allow
a vostaurant cpen o the public inm the building on subject land, and
alec for a -s2cial use permit to allow use of the building as a room-
ing house; and

WHEREAS ., as a condition to the aforesaid zoning variations

and thz zvooial s+ perwmii Py thne City of Evanston, the Qwner of

91 166 &

subjout ling bhno consented and agreed to make this DECLARATION OF

COVENAIILS nad to cause the same vo he vecorded;

SO THEREFOKE, the Quwner herel'v declares, covenants and
agreas as follows:

on subject land

any 'structural altevations' as defined in the Fvanston Zoning Ordi-

vanston

tx1

nance on the date hereof, without first applying to the

SI——-

e



planning and Development Committee tor crmission to do G,
24

2, The Qunery will not opevate 2 restaurant serving meals.

*

to the public in the Huilaing on subtject jand except upon the first

floor thereof without the prior approval cf the nroper munteipal

officials.

3. The Qwner will not allow more rhan 63 roomers to live

jin the existing huiiding on the subject jand.

4 The Owner wiil provide 06 oif-street parking places

for said building, 16 of which may be supplied within 50 feet of

gubject Lind oD jand owned or leased by the Owner with the remain-

ing 10 places to be on subject land.

¢ . The Dwoer will make an annual payment in lieu of taxes

if the suiject lond is ever exemphted from taxation pursuant to the

»

g Revised Statuve &8 now or

fe

3¢ Lllino

v

h
un—

provisions of Chaster 120 e b

nereafier amended at tnae rate the propferty would have heen taued

had it been subject to ovias only by School Districts 65, 202

and the City of Evanston an the corporatbe taxing bodies whose

. 1imits of the City

L«»‘
\—-J:

boundaries do neot extend neyond the geogrs raphi

of Evanston

6. The covensnts nerein set forth chall run with the subject

sihall bind the Cuaexw and its grantia2s, suUCCesSSOTS and assigns

land anc
The City of Evanston je¢ intonded to be mene Tived by the covenants he{}%
H

rheraof in any equity court 53

in set forth and may enforce compliance
of competent jurisdiction. The provisions,of this Declar=tlion may }_4

be changed, modified ou resd an instrument in writing setting?

scigsion and sizned and approvad

oy the then Owner of sunje

-

in this Declaratini, expressa

construcd ©O confer upon, or to give U0 gy persoh OY persciis, otiner
Fvanston, any right, remeds or clalm t nder or DY

than the City of
Do bavation or any covenant , condition or stipulation

veason of phis
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the same belpgfor the sole and exclusive honefit ot €

hervofl,

Gity of Evanston and the Owner of =ubject land.

ited by the First National Bank 3

7. This Declaration 1s excou

Trust Compaty ol Evanston, not sersonally butb solely as trustee
b : Y 3

aforesald, and authority conferved upon

and vested in it as cxpressiy undersvocd and

agr eed that nothing herein shall be construed as creating any personal

ability in the First Nationmal Bank & Trust Company of Evanston as

et
fis

trustee.

FIRST NATICGNAL BRANK & TRUST COMPANY
OF EVANSTON, as trustee aforesaid
and not imdividually

et
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EXHIBIT E

Connections for the Homeless Operations Details
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Connections for the Homeless Operational Details

Operational Details

Connections for the Homeless (“CFH”) strives to end homelessness one person at a time. From
July 2020 - June 2021, CFH was able to serve 4,055 individuals. CFH addresses homelessness in
three ways: by providing eviction preventions, shelter, and housing. The need to assist those
facing homelessness is greater now than ever, due to joblessness caused by the pandemic. In
addition to the increased demand, federal requirements and restrictions on facilities addressing
homelessness make establishing new facilities difficult. It is imperative that operators like CFH
are able to maintain existing facilities if homelessness is to be effectively combated. Those
facing dire circumstances have been proven to have the best chance of success if their housing
needs are met in a dignified way. This approach is known as the “Housing First model.” It has
been proven that without safe housing, a person cannot effectively address health, legal, or career
issues. The quality of housing is an important element of successful housing. Individuals facing
increasingly difficult situations need stable housing, a sense of security for themselves and their
belongings, as well as amenities such as a bathroom and laundry facilities which allow
participants to maintain their sense of dignity.

Margarita Inn Operations

When a person experiencing homelessness is identified as a suitable participant for Connections
for the Homelessness program at the Margarita Inn, they are added to an ever-growing waiting
list. When a space opens up at the facility, the CFH staff identify who on the waitlist is in
greatest need, with priority being given to women and children. Additionally, there are two beds
set aside for young adults, age 18-24 years old. This population is often comprised of young
adults who have aged out of foster system, or no longer have access for family support or
resources. The participants begin their residency by signing an intake form, agreeing to abide by
a code of conduct, and are assigned a room. Once residents have secured housing at the
Margarita Inn, CFH provides laundry, housekeeping, and other services. The program works
towards getting participants prepared for successful long-term housing, and connecting them to
opportunities for long-term housing. The average length of stay in the facility is nine months.

The facility is currently staffed with two hotel workers, and two CFH staff, at all times. If the
property is transferred to CFH, they will have two staff on site overnight, and five to six
throughout the day to address participant needs, property maintenance, and case management.

Food is not paid for; rather, food is provided by donation from community partners or purchased
on behalf of the residents by CFH and provided free of charge. Three meals are served daily.
Prior to the COVID-19 pandemic, CFH learned from their long-time shelter facility, Hilda’s
place that a great way for participants and community members to connect is over a meal. In the
future, CFH would like to open up their meal time to community members, to serve and eat with
participants.
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Connections for the Homeless Operational Details

Rooming House

Connections for the Homeless’ operations at the Margarita Inn are most closely related to the
Rooming House definition, in part, because the participants in the program are brought into the
program not on an emergency basis, but for long term support. The waiting list is approximately
100 people long. The average participant stays at the facility for nine months. The Margarita Inn
has been operating as a Rooming House for decades, and as such, conforms to the requirements
set forth in the Property Maintenance Code, including the requirement for the operator to
maintain clean quarters, linens, and water closets. Additionally, upon obtaining a room at the
facility, the participant will sign an agreement which states that the food provided via donation.
The fee for each room is received indirectly from State and County programs established to
provide aide for low-income residents.

Shelter

Per Evanston Code (8-17-6-3; 8-17-6-4) in order for a facility to be considered a Shelter, it must
require that a person occupying a shelter space do so on a temporary basis, and not as a
permanent resident. Further, they are not permitted to stay a Shelter for longer than twelve hours.
Per the Zoning Code definition, a “permanent guest” refers to anyone that occupies a residential
accommodation for greater than 30 days. The average stay of Connections participants is nine
months. During their stay, participants are permitted their own room, with an en-suite bathroom,
and space to leave their belongings in a secure manner. Their time in the facility is not dependent
upon a daily reservation, and there is no need to queue outside the facility, like a traditional
transitional shelter, which provides for those in need of emergency temporary housing on a
short-term basis.

Hotel

The Evanston Zoning Code defines a Hotel as “a building in which lodging is offered with or
without meals principally to transient guests and that provides a common entrance, lobby, halls
and stairways.” As previously indicated, the average stay of participants is nine months, and the
term “transient guests’ refers to guests who stay for less than 30 days. As such, “Hotel” does not
closely match the current or proposed operations.

Compliance with existing Special Use

The existing Special Use for a Rooming House, approved in 1974, limits the facility to 63
roomers, which CFH is happy to comply with. The 1974 Special Use also requires that 26
parking spaces are provided; 10 onsite and 16 offsite. These spaces were likely to serve the
patrons of the restaurant, which no longer exists. The site still maintains 10 parking spaces which
is sufficient for current operations. The property is currently subject to real estate taxes so no
Payment in Lieu of Taxes is applicable, as noted in the Special Use.
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EXHIBIT F

Parking Arrangement
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Parking

Per the 1974 Special Use (See Exhibit C), the parking requirement is for twenty-six total parking
spaces, ten of which are to be located onsite, and the additional sixteen are to be located offsite,
within 500 feet of the site. Currently, the Margarita Inn has ten onsite spaces, and could arrange
for a shared parking agreement to provide the additional sixteen spaces within the required 500
feet. However, the additional spaces were required to accommaodate patrons of the restaurant,
which is no longer operating. The existing ten spaces provided have been sufficient for the
current operations and there has been no demand for any additional parking.
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EXHIBIT G

Example of Plan of Operations (“Good Neighbor Agreement”)
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Plan of Operations “Good Neighbor Agreement”

Connections for the Homeless is proposing a Good Neighbor Agreement, which will detail
conduct expectations for residents, and provide a conduit for communications with the
community. The Agreement will aim to reduce any unnecessary calls for service, while allowing
Connections for the Homeless to address any concerns the neighbors might have.
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Good Neighbor Agreement Template

Background: This Good Neighbor Agreement Template (referred to in this document as
agreement) was developed by Homeless Leadership Coalition and community stakeholders to
provide a strategy to address neighbor concerns that often arise when new resources to support
those experiencing homelessness are developed or expanded within a community.

Parties to the agreement: Parties to this agreement include business and residential neighbors
living around the facility at 1566 Oak Ave., and as represented by their neighborhood
association, business association and other key stakeholders.

e NAME Neighborhood Association

e Connections for the Homeless

e Downtown Evanston

e NAME Other stakeholders such as schools, churches, Parks and Recreation etc

Boundaries of this agreement:
Property located at 1566 Oak Ave., Evanston, IL

Legal Status of Agreement: Parties to this agreement are committed to maintaining safety and
livability of the area; it is to this end they enter into this agreement. All participants understand
this agreement is not a legally binding contract, nor is it intended to be. Further, all parties
acknowledge that they have been advised and given time to review and present this document
to independent counsel.

Purpose, Assumptions, & Goals: The purpose of this agreement is to identify ways for
community stakeholders to work together to address potential impacts of the facility as well as
be good neighbors in support of clients/residents/guests of the shelter/ facility and to formalize
the goodwill and positive working relationships between stakeholders for the benefits of all
neighbors. Discussion of this agreement can be a tool to clarify the best ways to address
neighborhood concerns.

Inherent in this agreement is the assumption that all parties have certain basic rights; these
include:
e All neighbors have the right to feel safe and welcome.
e All neighbors have the right to safe and quiet enjoyment of their properties and public
spaces.
e All neighbors have the right to access available community resources, services and
public facilities to meet their needs.


https://cohomeless.org/

Goals:

Initiate and maintain open communications and understanding among all parties
Encourage all parties to be proactive and ready to respond to concerns that may arise
Develop procedures or protocols for resolving concerns and problems

Enhance neighborhood safety while promoting access to services

Reduce crime and fear of crime and nuisance complaints within the neighborhood

All parties agree to:
e Participate in this agreement
e Participate in collaborative problem solving around issues that arise within the
boundaries of this agreement
e Develop, maintain and enhance good working relationships between the above named
parties
e Use and promote direct, respectful, and civil communications while promoting
responsiveness to community concerns by
o Resolving problems quickly and as directly as possible
o Encouraging first line communications occur one-one via in person, phone or
video communication or email.
o Providing participants in this agreement with updated contact information if there
are key leadership changes (Addendum contains contact list)
o Reserve email for productive purposes such as information, planning, logistics,
reminders or confirming prior conversations
o Encourage neighbors or other community members to contact Connections for
the Homeless directly regarding questions or concerns as they relate to the
shelter property or the local Neighborhood Association
e Enhance neighborhood safety and livability and promote access to services by
o Fostering positive relationships between the shelter/facility and neighbors
o Encouraging a sense of safety, welcome and investment in the neighborhood
among all community members
o Reporting crime and suspicious activity in the neighborhood to law enforcement

Service Provider Agreements Connections for the Homeless:
e Offer ongoing services that support clients/residents in achieving long-term personal
goal that contribute to their self-sufficiency
e Train staff to address client needs with a trauma informed approach, motivational
interviewing, de-escalation skills, conflict resolution skills
e Encourage clients/residents to be good neighbors by abiding by the facility/shelter code
of conduct or trespassing through neighboring properties or rights of way

e Livability
o Encourage clients/residents to reduce liter and provide opportunities for litter
patrol

o Assign staff or residents to pick up litter in the perimeter on a regular schedule
o Provide regular trash disposal



o Ensure that client/resident belongings are not left on sidewalks

Designate smoking and outdoor space provided on facility/shelter property
Designate parking and outdoor space provided on facility/shelter property
Encourage residents to have a sense of ownership in the neighborhood and pride in
their residence

e Hold clients/residents responsible for their actions. As described in the code of conduct
attached as an addendum to this agreement.

e Prioritize outreach to individuals experiencing homelessness who are referred to the
designated point of contact for the shelter/facility by signatories to this agreement

Neighborhood Association Agreements:

e Neighborhood Association board serves as a point of contact for residents of the
neighborhood when they have questions and concerns that arise from the shelter/facility.
Elevate neighbor concerns to the appropriate party in a timely manner
Educate neighborhood on the existence of this agreement and the best ways to
positively resolve concerns

e Invite and welcome service providers and shelter residents to attend neighborhood
association meetings and offer opportunities for regular updates on the successes of the
facility

e Engaging in ongoing problem solving with parties to this agreement to maintain clear
lines of communication and an orientation to problem solving

Business/ Business Association Agreements:

Maintain lines of open communication with parties to this agreement
Communicate concerns of unneighborly behavior when they may relate to known
clients/shelter guests

e Direct in an efficient and timely way questions/comments received by staff and
customers to the shelter provider

e Immediately report to the shelter provider/facility any issues which arise relating to the
physical or structural aspects of shared or adjacent spaces

Law Enforcement Agreements:
e Maintain lines of communication open with parties to this agreement
o Note: Emergency situations should always be reported by calling 911 and Non-
emergency situations can be addressed by calling the non-emergency phone
number (list for county)
e Enforce laws according to policies and resources
e Provide education about the role of law enforcement as it relates to the homeless crisis

Communication Protocol:
1. Communicate directly and with respect and civility to the individual, shelter, business, or
applicable association or service provider whenever possible



2. Meet approximately 90 days after shelter/facility opening to review agreements and
problem solve issues that may have arisen

3. Create an opportunity for service providers and residents to speak at upcoming
neighborhood association meeting

4. Livability issues should be addressed by associated parties to this agreement as soon
as possible once notified via email, phone or in person communications

5. When issues or concerns related to this agreement are not resolved, participants agree
to seek mediation services with the support of the neighborhood association prior to
pursuing other remedies.

Signatories

Suggested Attachments

1.

2.
3.
4

Contact Lists
Code of Conduct
Map

Glossary of terms

Glossary of Terms
Neighbor: residents, business owners, agencies and property owners, clients, residents and
facility staff

Service Provider: an agency usually a nonprofit or government service that is provided for the

health, well-being or self-sufficiency of an individual or group of individuals.
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Document Signed Upon Intake
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Document Signed Upon Intake

Upon becoming a participant in CFH’s program, participants are required to review and sign the
enclosed document, which outlines code of conduct, the food arrangement, and the services
provided.
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WELCOME

Welcome to Connections’ Shelter program! At Connections, we recognize that safe and stable
housing is the foundation from which we grow and reach our full potential. As we work to get
you connected to a housing opportunity suited to your needs, we are happy to have you here at
our Shelter.

By accepting you into our Shelter, Connections makes a commitment to shelter you until we are
able to secure