
LAND USE COMMISSION
Wednesday, May 22, 2024 | 7:00 P.M.

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

AGENDA

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

I. CALL TO ORDER/DECLARATION OF A QUORUM

II. APPROVAL OF MEETING MINUTES: February 28, 2024

III. NEW BUSINESS

A. Public Hearing: Special Use | 1601 Simpson Street | 24ZMJV-0022
John Cook, builder/contractor, submits for a Special Use for a Daycare Center – Child,
the Infant Welfare Society, in the B1 Business District (Section 6-9-2-3). The Land Use
Commission makes a recommendation to the City Council, the determining body for this
case in accordance with Section 6-3-5 of the Evanston Zoning Code. PIN:
10-12-421-022-0000

B. Public Hearing: Special Use | 518 Main Street | 24ZMJV-0020
Bryan Wietrzykowski, Vice President of Construction, submits for a Special Use for an
Animal Hospital, GoodVets, in the C1a Commercial Mixed-Use District (Section
6-10-3-3). The Land Use Commission makes a recommendation to the City Council, the
determining body for this case in accordance with Section 6-3-5 of the Evanston Zoning
Code. PIN: 11-19-401-024-0000

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

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

https://docs.google.com/forms/d/e/1FAIpQLSdu-0IBDf1o1gKG0kQkc_eO5lW37Pis-AMNVqPQkijcbc_cXQ/viewform?usp=share_link
https://www.cityofevanston.org/government/boards-commissions-and-committees/land-use-commission
https://www.cityofevanston.org/government/boards-commissions-and-committees/land-use-commission
http://www.cityofevanston.org/channel16
https://www.cityofevanston.org/government/boards-commissions-and-committees/land-use-commission
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C. Public Hearing: Map Amendment & Major Variations | 1611 Church Street |
23PLND-0045 & 23ZMJV-0047
Thomas Gourguechon of CSE1611 LLC, applicant for the property owner, submits for a
Map Amendment and Major Variations for an adaptive reuse to convert an existing
industrial/office building into 7 dwelling units and one ADU, and for additions/new
construction for amenity space and parking. The applicant requests a Map Amendment
to rezone the property from the current WE1 West Evanston Transitional District and the
oWE West Evanston Overlay District to the R4 General Residential District (Section
6-8-5). The applicant requests Major Variations for townhome orientation that does not
face the right-of-way (Section 6-8-1-12), and detached accessory structures between the
principal structure and the front property line but not within the required front yard
(Section 6-4-6-2-D), in the R4 General Residential District. The Land Use Commission
makes a recommendation to the City Council, the determining body for this case in
accordance with Section 6-3-4-8 of the Evanston Zoning Code. PIN:
10-13-222-004-0000

IV. COMMUNICATION

V. PUBLIC COMMENT

VI. ADJOURNMENT

The next meeting of the Evanston Land Use Commission will be held on Wednesday, June 12,
2024, at 7:00 pm, in the James C. Lytle Council Chambers in the Lorraine H. Morton Civic
Center.



DRAFT

MEETING MINUTES
LAND USE COMMISSION

Wednesday, February 28, 2024
7:02 PM

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

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

Members Absent: George Halik and Brian Johnson

Staff Present: Neighborhood Land Use Planner Meagan
Jones and Zoning Administrator Melissa Klotz

Presiding Member: Matt Rodgers
_____________________________________________________________________

Call to Order
Commissioner Puchtel opened the meeting at 7:02 PM. A roll call was then done and a
quorum was determined to be present.

Approval of January 10, 2024 and January 24, 2024 Meeting Minutes
Commissioner Lindwall made a motion to approve the meeting minutes from January
10, 2024 as amended. Seconded by Commissioner Westerberg. A voice vote was
taken, and the motion passed 5-0 with two abstentions.

Commissioner Lindwall made a motion to approve the meeting minutes from January
24, 2024 as amended. Seconded by Commissioner Westerberg. A voice
vote was taken, and the motion passed 6-0 with one abstention.

Old Business

A. Public Hearing: Special Use | 1630 Orrington Avenue | 23ZMJV-0069
Luz Garcia, business operator, requests a special use for a Resale
Establishment, JBS Thrift Co., in the D3 Downtown Core Development
District (Section 6-11-4-3). 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. PIN:
11-18-305-005-0000. This item was sent back to the Land Use
Commission by the Planning & Development Committee of the City
Council for additional review.
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Commissioner Questions

Chairman Rodgers asked a question regarding the required noticing for the proposed
special use, which was confirmed to have been appropriately noticed through mailed
notices and posted signs at the property.

Chair Rodgers stated that Article 10 of the Commission Rules and Procedures state that
the Chair, in consultation with the Secretary or his/her/their designee, may grant another
hearing in any case in which the applicant desires to offer new material evidence and
testimony that was not available at the time of the previous hearing and determination.
The Chair determined that there was no new significant evidence to present by
reopening public testimony and proposed to send the item back to the Planning &
Development Committee with the same Commission vote.

It was clarified that although neighboring businesses were discussed, there was an
oversight regarding the proximity of the proposed business to an existing one of the
same nature. The Chair proposed to reopen public testimony to allow the neighboring
business owner to make a statement for the record, which was agreed upon by the
Commission

Commissioner Westerberg made a motion to reopen public testimony. Seconded
by Commissioner Puchtel. A voice vote was taken and the motion passed, 7-0.

Public Comment

Public testimony was reopened. Vivian Killebrew, the neighboring business owner of
Stepping Out on Faith, stated her lack of opposition to the new establishment and
expressed her presence in the neighborhood. Following the statement, the Commission
decided that no further discussion was needed and the neighboring business owner's
statement would be attached to the recommendation for approval. Chair Rodgers
closed public testimony, and no new vote was taken, maintaining the original 6-0 vote in
favor of approval.

The recommendation for approval of the special use for a resale establishment at 1630
Orrington Avenue will be forwarded to the Planning and Development Committee with
the attachment of the neighboring business owner's statement.

NEW BUSINESS

A. Public Hearing: Major Adjustment to a Planned Development &
Unique Use | 1590 Elmwood Avenue/1571 Maple Avenue/910 Davis
Street | 24PLND-0004 & 24ZMJV-0003
Scholar Evanston, LLC, property owner, submits for a Major Adjustment to
a Planned Development and a Unique Use Special Use to convert vacant
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ground-floor commercial space into two dwelling units in the D3 Downtown
Core Development District. The applicant requests a Major Adjustment to
increase the existing Site Development Allowance for density, previously
approved in Ordinance 19-O-15, from 101 dwelling units to 103 dwelling
units. The applicant also requests a Unique Use Special Use (Section
6-3-7-1) to allow dwelling units on the ground-floor where ground-floor
dwelling units are not an eligible use in the D3 District. The Land Use
Commission makes a recommendation to the City Council, the
determining body for this case in accordance with Sections 6-3-6-12 and
6-3-7 of the Evanston Zoning Code. PINs: 11-18-310-006-0000,
11-18-310-007-0000, 11-18-310-008-0000, 11-18-310-020-0000,
11-18-310-030-0000, 11-18-310-031-0000. This application was
withdrawn by the applicant.

B. Public Hearing: Major Variation | 518 & 520 Barton Avenue |
24ZMJV-0002
Michael Willman, potential purchaser, submits for a Major Variation to
eliminate unimproved required parking areas where 3 parking spaces are
required for the existing 2 townhomes, for the intention of combining the
area with the adjacent property at 1210 South Boulevard for future
construction of a detached garage. The applicant requests zero parking
spaces where 3 parking spaces are required for 2 townhomes (Section
6-16-3-5 Table 16-B) in the R2 Single Family Residential District. The
Land Use Commission is the determining body for this case in accordance
with Section 6-3-8 of the Evanston Zoning Code. PINs:
11-19-325-024-0000, 11-19-325-025-0000.

Michael Wilman presented the request for a major variation to eliminate unimproved
required parking areas for two townhomes. The intention is to combine the space with
adjacent property for the future construction of a detached garage. Mr.Willman
explained plans to build a two-story garage behind his property at 1210 South
Boulevard, that will include a tutoring space above and will be accessed via a driveway
easement.

Commissioner Questions
Commissioner Lindwall inquired about what the treatment will be with regards to
the easement. The applicant replied that he and the neighbors would like the
area to be closed off to prevent fly dumping that currently occurs. Ms. Klotz
clarified that the existing easement is an ingress/egress easement that must be
maintained unless all neighbors agree to close it off and one neighbor expressed
they would not be open to that.

Commissioner Puchtel asked how long the applicant has been at the property
and why the parking area has not been used. The applicant explained that his
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family has been in their home since 2001 and that there is plenty of parking on
the street.

Commissioner Westerberg confirmed that the townhomes were individually
owned and asked if there was any concern about reducing off-street parking. The
ownership was confirmed and staff expressed that there was no concern as the
existing condition has been in place for roughly 75 years and no complaints have
been filed to staff’s notice.

Public Comment

Colette Cook, a nearby resident, expressed concerns about illegal parking
obstructing access to her garage and the safety hazards posed by some parked
cars in the area.

Mark Ryder, another neighbor, sought clarification on the orientation of the
proposed garage and details on the existing easement.

Deliberations

The commission discussed the impact of the proposal on neighboring properties
and the intent of the zoning ordinance agreeing that it makes sense to do and the
addition of parking spaces makes the lot more confirming. It was also advised
that the applicant incorporate safety features like pedestrian doors and
architectural enhancements for aesthetic improvement.

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

1. The requested variation will not have a substantial adverse impact on the use,
enjoyment or property values of adjoining properties. Based on the testimony
received and visit s to the property, it appears that the area is unimproved with
brush growing. Improving the property will likely improve the property values and
make the property more enjoyable for all parties so this standard is met.

2. The requested variation is in keeping with the intent of the zoning ordinance. The
zoning ordinance Intends to provide for off street parking, however, it seems like
current neighbors have no intention to improve the property for this use and the
applicant will add off-street parking to this space so this standard is met.

3. The alleged hardship or practical difficulty is peculiar to the property. This is a
strange area consisting of multiple easements; parking that exists is for
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properties that face Barton but parking runs along the easement. Seeking to
improve this condition in other ways would still likely present difficulty so this
standard is met.

4. The property owner would suffer a particular hardship or practical difficulty as
distinguished from a mere inconvenience if the strict letter of the regulations were
to be carried out: This is a unique property that is changing hands for off-street
parking purposes. The applicant’s property does not have space for parking and
is seeking to use adjacent property for this purpose so this standard is met.

5. Either the purpose of the variation is not based exclusively upon a desire to
extract additional income from the property, or, while the granting of the variation
will result in additional income to the applicant and while the applicant for the
variation may not have demonstrated that the application is not based exclusively
upon a desire to extract additional income from the property, the Land Use
Commission or the City Council, depending on final jurisdiction under Section 6-
3-8-2 of this Chapter, has found that public benefits to the surrounding
neighborhood and the City as a whole will be derived from approval of the
variation, that include, but are not limited to, any of the standards of Section 6-3-
6-3 of this Chapter: The proposed project will be single car garage with a coach
house above and likely not generate much income so this standard is met.

6. The alleged difficulty or hardship has not been created by any person having an
interest in the property: The properties were subdivided some time ago and
predate current owners so this standard is met.

7. The requested variation requires the least deviation from the applicable
regulation among the feasible options identified before the Land Use
Commission issues its decision or recommendation to the City Council regarding
said variation: A small footprint is proposed for the single-car garage and it is not
unnecessarily large so this standard is met.

Commissioner Lindwall made a motion to approve the Major Variation request
to eliminate the unimproved required parking areas where three spaces are
required for the existing two townhouses. Seconded by Commissioner
Westerberg. A roll call vote was taken and the motion carried, 7-0.

Ayes: Rodgers,Puchtel,Lindwall, Mirintchev, Westerberg, Hewko, Arevalo
Nays:

Communications
Ms. Jones provided a brief update on the Envision Evanston 2045 process,
explaining the upcoming meetings and launch of Meetings-in-a-Box.

Adjournment
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Commissioner Lindwall motioned to adjourn, Commissioner Westerberg
seconded, and the motion carried, 7-0.

Adjourned 7:45 PM.

The next meeting of the Evanston Land Use Commission is to be held on
Wednesday, March 27, 2024, at 7:00 PM, in the James C. Lytle Council
Chambers in the Lorraine H. Morton Civic Center.

Respectfully submitted,
Justin Bock, Administrative Lead

Reviewed by,
Meagan Jones, AICP, Neighborhood and Land Use Planner
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Daycare Center- Child, 
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24ZMJV-0022 
LUC Recommending Body 
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To:  Chair and Members of the Land Use Commission 
 
From: Michael Griffith, Planner 
 

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

 
Subject: Special Use - Daycare Center - Child 

  Infant Welfare Society of Evanston 
  1601 Simpson Street, 24ZMJV-0022 
 
Date:  May 17, 2024 

 
Request 

John Cook, applicant (builder/contractor), submits for a Special Use for a Daycare 
Center - Child, Infant Welfare Society of Evanston, in the B1 Business District (Zoning 

Code Section 6-9-2-3). The Land Use Commission makes a recommendation to the 
City Council, the determining body for this case in accordance with Section 6-3-5 of the 
Evanston Zoning Code. 
 
Notice 

The Application has been filed in conformance with applicable procedural and public 
notice requirements including publication in the Evanston Review on May 2, 2024. 
 
General Information 

Applicant:  John Cook 

  1228 Florence Avenue 
  Evanston, IL 60202 
 

  Stephen Vick, Director 
  Infant Welfare Society of Evanston 
  2200 Main Street 
  Evanston, IL 60202   
 
Owner(s):  Pono Hana LLC 

  1601 Simpson Street, Unit #5 
  Evanston, IL 60202 

 
PIN:  10-12-421-022-0000     

 

Memorandum 
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Analysis 

The subject property, 1601 Simpson Street, is located at the northwest corner of 
Simpson Street and Ashland Avenue in the B1 Business District. The zoning lot 
includes 1601 and 1607 Simpson Street which is improved with a 2-3-story multi-tenant 
commercial/office building and 12 off-street parking spaces on the north side of the 

building.  
 
The surrounding properties contain a mix of uses, including but not limited to: a dog 
daycare, brew pub, private open parking lot, religious institution, public park, veterinary 

clinic, and live/work spaces.  
 
The table below notes the zoning district and land use of properties adjacent to or 
across the street from the subject property:  

 
 

Surrounding Zoning 

and Land Uses 
Zoning Land Use 

North  MXE Mixed Use Employment District Dog daycare - Rex’s Place 

South OS Open Space District 
Park - Foster Field 
Future site for 5th Ward School 

East MXE Mixed Use Employment District Open surface parking lot 

West  B1 Business District Office and live-work 

 
Foster Field located across the street on the south side of Simpson Street is the location 
of the new 5th Ward School, School District 65. The City Council granted variations 

from the Zoning Code on May 22, 2023, Ordinance 48-O-23, to allow for the 
construction of the school. School District 65 has worked through revisions for the new 
school with construction anticipated to start within the next couple of months. The 
building permit is issued by the State. 

 
The Infant Welfare Society of Evanston (IWSE) proposes to operate a Daycare Center - 
Child in the existing ground floor commercial space at the southeast corner of the 
building with the main entrance facing the street intersection. The applicant has 

submitted a building permit to make minor interior alterations to accommodate the 
proposed daycare center. The building permit application is pending the final 
determination on the Special Use application. No exterior changes to the building are 
proposed. 

 
IWSE operates child care and early education facilities, including the Teen Baby 
Nursery currently located in the Family Focus building at 2010 Dewey Avenue. The 
Teen Baby Nursery provides service to 16 children of young parents who live in 
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Evanston. Due to building safety issues with construction activity at the Family Focus 
building, IWSE plans to move to and operate the Teen Baby Nursery at 1601 Simpson 
Street for a period of 3 years and then move back to the Family Focus building once 
construction is completed. 
 

Special Use Analysis 
IWSE proposes to operate a Daycare Center - Child within an existing ground floor 
commercial space on the subject property in the B1 District. A Daycare Center - Child is 
a listed Special Use in the B1 District, Section 6-9-2-3.  

 
The Zoning Code defines a Daycare Center - Child as follows, Section 6-18-3: 

Any place other than a family home in which children nine (9) years of age and 
under receive child daycare services during any part of a day not exceeding 

twelve (12) hours in a twenty-four (24) hour period licensed pursuant to this 
Code. 

 
While ISWE plans to operate the Daycare center - Child for a period of 3 years at the 

subject property, staff reviewed this use as if it will be long-term. 
 
IWSE provided the following operations details for the Daycare center - Child: 
  

● Hours of operation will be 7:30 am - 5:00 pm Monday through Friday. 
● 16 children served when full, approximately 8 infants (6 weeks to 18 months) and 

8 toddlers (18 months to 3 years). 
● 8 employees on-site at full capacity, 4 employees drive to work and the others 

use public transportation. Two parking spaces are available in the parking lot on 
the property for employee parking, 2 additional parking spaces are available at 
the Family Focus building at 2010 Dewey Avenue. 

● Child drop-off/pick-up proposed to occur on Simpson Street. Parents to park in 

front of the building, walk their children into the facility, sign them into their 
classroom, and return to their vehicles, with vehicles double parked as needed.  

● No special requirement for disposing of diapers. 
 

The interior floor plan submitted with the building permit application, showing existing 
and proposed, is attached to this memo. 
 
Staff Review 

Staff reviewed the Special Use application with the following concerns raised: 
 

● Lack of employee parking  
● On-street drop-off/pick-up activities: 

○ Double parked vehicles create unsafe conditions for drivers and 
pedestrians accessing vehicles. 

○ Proximity to the new 5th Ward School and the associated increase in 
traffic, both pedestrian and vehicular. 

○ School bus drop-offs/pick-ups are planned to occur across the street on 
Simpson Street at the same time as for the daycare center (plan provides 
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a separate drop-off lane on Simpson Street and Ashland Avenue so the 
street travel lanes are not blocked). 

○ Simpson Street will likely be a portion of the truck route for the school 
construction. 

○ Additional vehicular traffic in the area is anticipated by other uses that 

have either opened recently or will open soon, including the Skate Park at 
Noyes Street and Green Bay Road and Soul and Smoke BBQ sit down 
restaurant at Payne Street and Ashland Avenue. 

○ Other nearby uses with drop-off/pick-up activities occurring at the roughly 

same time as the daycare center, such as the dog daycare center to the 
north. 

 
Staff recommended reaching out to the First Church of God, 1524 Simpson Street, to 

request permission to use their parking lot located across the street from the subject 
property on the east side of Ashland Avenue for child drop-off/pick-up activities. 
 
IWSE provided the following updated details after the staff review: 

● Confirmed 4 employees drive to work and the others use public transportation. 
Two parking spaces in the parking lot on the property available for employee 
parking, 2 additional parking spaces are available at the Family Focus building at 
2010 Dewey Avenue. 

● They have reached out to the church requesting permission to use their parking 
lot for drop-off/pick-up activities.  

 
At the time the memo was prepared, an off-street drop-off/pick-up location had not been 

confirmed by the IWSE. 
 
Department Recommendation 

The Community Development Department finds the Standards for Approval (Section 6-

3-5-10) are met and recommends approval of the Special Use for a Daycare center - 
Child and consideration of the following conditions: 
 

1. Hours of operation shall not exceed 6:00 am - 6:00 pm Monday through Friday. 

2. Employees shall not use metered street parking while working, using off-street 
parking located on the subject property or at an alternative location which does 
not displace required parking for those properties. 

3. On-street child drop-off/pick-up is only allowed in available on-street parking 

spaces or off-street on the property or off-site with a parking lease. 
4. Substantial compliance with the documents and testimony on record. 
5. Ordinance granting the Special Use recorded with the Cook County Recorder of 

Deeds. 

 
Standards for Approval  

The proposed Special Use must follow the Standards for a Special Use (Section 6-3-5-
10). For the Land Use Commission to recommend that the City Council grant a special 

use, the LUC must find that the proposed special use: 
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1. Is one of the listed special uses for the zoning district in which the property lies. 
2. Complies with the purposes and the policies of the Comprehensive General Plan 

and the Zoning Ordinance. 
3. Does not cause a negative cumulative effect in combination with existing special 

uses or as a category of land use. 

4. Does not interfere with or diminish the value of property in the neighborhood. 
5. Is adequately served by public facilities and services. 
6. Does not cause undue traffic congestion. 
7. Preserves significant historical and architectural resources. 

8. Preserves significant natural and environmental resources. 
9. Complies with all other applicable regulations. 

   
Action by the Commission 

After making findings of fact as to whether or not the requested Special Use meets or 
does not meet the aforementioned Standards for Special Use, the Land Use 
Commission may make a recommendation to the Planning & Development Committee 
of the City Council to recommend approval, denial, or no recommendation (in the case 

of a tie) for the Special Use requested. The Commission may choose to include 
recommended conditions that the City Council may then consider when making the final 
determination. The Land Use Commission is the recommending body and the City 
Council is the determining body (Zoning Code Section 6-3-5-8). 

 
Attachments 

Aerial View of Property 
Zoning Map of Property 

Street View of Property 
Plat of Survey 
Floor Plan 
Special Use Application - submitted April 26, 2024 

Public Notice 
Staff Comment sheet 
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ZONING MAP - 1601 SIMPSON ST

Zoning Districts

B1 - Business
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Existing bathroom already
plumbed, without fixtures

Scale                        
                3/16" = 1'

Cover Page
As Built/

Demolition

Existing wall to be demolished

No Work

No Work

No WorkNo Work

No Work

No WorkNo Work

No Work

No Work

Scope of Work:
Create toddler bathroom in former
bathroom space. Add door between office
and toddler classroom space. Eliminate
non-load-bearing partition wall in new
toddler classroom space. Provide carpet
throughout toddler classroom space.
Reinstall mop sink and electric water
heater in utility area.

City of Evanston Codes (with
amendments):
2021 International Building Code (IBC)
2021 International Residential Code(IRC)
2021 International Mechanical Code
(IMC)
2021 International Fuel Gas Code (IFGC)
2020 NFPA National Electric Code (NEC)
2021 NFPA Life Safety Code 101
2021 International Fire Code (IFC)
2018 International Energy Conservation
Code (IECC)
State of Illinois Plumbing Code (ISPC)
City of Evanston Zoning Ordinance
Construction to comply with these codes
and ammendments as adopted by the
City of Evanston IBC 107.2.1

Demolition Notes:
No work in existing offices or ADA
bathrooms
Remove existing non-load-bearing wall
between classroom areas VIF
Confirm removed door is 45 min fire rated
for possible reinstallation in new location
Prep all areas to protect floors, walls, and
personal belongings.
Practice EPA Lead Safe Renovation
procedures.
Remove and dispose of all demolition and
construction waste materials off of the
property site. 1
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Scale                        
                3/16" = 1'

Construction Notes:
Install new minimum 45 minute fire
door with closer at opening from
classroom to offices, finished to match
appearance of existing building doors
Install closer at existing utility room
door

MEP:
Provide electrical for small tank water
heater in utility area
Water heater to be 6 gal Rheem
XE06P06PU20U0 or equivalent
Relocate existing switch and
receptacle(s) at eliminated classroom
wall
Confirm smoke detectors, exit signs,
and emergency lighting are operational
throughout office and classroom spaces
Reinstall mop sink and faucet in
existing utility area, confirm existing
DWV is functional
Existing classroom lighting to remain
unchanged

Finishes:
Existing floor tile near Southwest
entrance door and kitchenette to
remain unchanged
Classroom area to receive new carpet
throughout, glue down
Repair drywall and paint as required in
area of removed wall

Proposed
Design

New min. 45 minute fire door with closer

Install new closer

New carpet throughout classroom area
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Toddler
Bathroom

Details

3
4/22/2024

Scale                        
                5/8" = 1'

Construction Notes:
Reset sink and toilet in existing bathroom
to create todler's bathroom
Existing adult bathrooms meet ADA
requirement, not required for todler's

Electrical Notes:
Relocate bathroom receptacle and replace
with GFCI protected receptacle on 20 amp
circuit per NEC 210-11(c)
Install quiet Panasonic bath vent fan with
switch, exhausted to exterior, minimum
60cfm
Install new 750W electric baseboard
heater at bathroom North wall

Plumbing Notes:
A separate water shut-off valve for each
fixture shall be provided per ISPC.1190(d)
and 890. 
All unused piping shall be removed per
ISPC 890.150 and IMC 108.7.
Quality of plumbing fixtures shall meet
ISPC 890.610. 
Install wall mount sink and new toilet in
existing plumbed locations in toddler
bathroom
Toilet to be American Standard Baby
Devoro FloWise 10" High Elongated Toilet
Existing soil stack and cast vents inside
walls to remain
Eliminate laundry b-box and associated
piping in toddler bathroom

Finish Notes:
Existing bath tile floor to remain
unchanged
Patch and paint bathroom walls and
ceiling with white latex satin or semigloss
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Melissa Klotz <mklotz@cityofevanston.org>

Zoning Special Use
1 message

noreply@formstack.com <noreply@formstack.com> Fri, Apr 26, 2024 at 4:41 PM
Reply-To: noreply@formstack.com
To: mgriffith@cityofevanston.org, csterling@cityofevanston.org, zoning@cityofevanston.org

Formstack Submission For: Zoning Special Use
Submitted at 04/26/24 4:41 PM

Address: 1601 Simpson
Evanston , IL 60201

Permanent Identification Number (PIN) 1: 10-12-421-022-0000

Permanent Identification Number (PIN) 2:

Name: John Cook

Organization: Infant Welfare Society

Address: 1228 Florence
Evanston, , IL 60202

Home or Office Phone Number: (847) 491-1676

Cell Phone Number: (847) 877-7014

Email: justbuilders@gmail.com

Please choose primary means of contact: Cell Phone

Is applicant also the property owner?: No

Name: Bernadette Burke

Organization:

https://arts.formstack.com/forms/zoning_special_use
https://www.google.com/maps/search/1601+Simpson+%0D%0AEvanston+,+IL+60201?entry=gmail&source=g
mailto:justbuilders@gmail.com
Michael Griffith
Typewriter
24ZMJV-0022

Michael Griffith
Typewriter
STAFF UPDATE:



Per applicant, the owner is (proof of ownership provided:



Pono Hana LLC 

1601 Simpson St. Unit #5

Evanston, Illinois 60201
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Address: 1601 Simpson
Evanston , IL 60201

Home or Office Phone Number:

Cell Phone Number: (847) 859-0201

Email: bburke@brella.com

What is the relationship of the applicant to the
property owner?: Builder/Contractor

Briefly describe the proposed Special Use: Toddler day care at first floor level
corner unit 1601

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?:

A Daycare center - Child is a listed
special use in the B1 zoning district,
special uses require City Council
approval, Zoning Code Section 6-9-2-
3.

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?:

None anticipated

Will the requested special use be adequately
served by public facilities and services?: Yes ADA bathrooms on site

Will the requested special use cause undue
traffic congestion?:

None anticipated.. Pick up and drop off
is facilitated by easy access at
intersection

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

Remodeled building - no architectural
changes

Will the requested special use preserve
significant natural and environmental features?: No issues anticipated

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?:

No issues anticipated

Is applicant acting as an agent or designee for
the proposed user of the land for which this
application for zoning relief is made?:

Yes

List the name, address, phone, fax, and any
other contact information of the proposed user

Stephen Vick Director Infant Welfare
Society of Ilinois 2200 Main Street

https://www.google.com/maps/search/1601++Simpson+%0D%0AEvanston+,+IL+60201?entry=gmail&source=g
mailto:bburke@brella.com
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of the land.: Evanston IL 60202 847 491-9650

Does the proposed land user own or control the
land for which this application for zoning relief
is made?:

Yes

List the name, address, phone, fax, and any
other contact information of the person or
entity that has constructive control of the
proposed land user.:

Does the proposed land user hold the title to
the subject property?: Yes

Is the person or entity that holds the title the
same as the one listed in the previous
question?:

List the name, address, phone, fax, and other
contact information of the person or entity
holding the title to the subject property.:

Is the Applicant or Proposed Land User a
Corporation?: Yes

A. Names and addresses of all officers and
directors.:

Stephen Vick 5720 W Midway Park
Chicago IL 60644 Executive Director
Robert Jones 3303 W Hollywood
Chicago IL 60659 President
Sandra Punda 820 Church St.
Evanston IL 60201 Finance Chair
Arden Handler 1125 Wesley Ave.
Evanston IL 60202 Program Chair
Julia Rancke 1024 Darrow Ave.
Evanston IL 60202 Devel. Chair
Mary MacGregor 1024 Florst Ave.
Wilmette IL 60091 Member
Rebeca Mendoza 2209 Emerson
Evanston IL 60201 Member
Lauren Barney 2205 Noyes St.
Evanston IL 60201 Vice Pres.
Paul Park 904 Colfax St. Evanston IL
60201 Secretary
Kerri-Simone Adedeji 2622 Hartzell
Evanston IL 60201
Nicole Van Laan 1508 Dewey
Evanston IL 60201
Samia Amamoo 827 Greenleaf
Evanston IL 60202
Theresa Ezenwa 2541 Crawford
Evanston IL 60201

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.:

Non profit Corp.

https://www.google.com/maps/search/5720+W+Midway+Park++Chicago+IL+60644?entry=gmail&source=g
https://www.google.com/maps/search/5720+W+Midway+Park++Chicago+IL+60644?entry=gmail&source=g
https://www.google.com/maps/search/3303+W+Hollywood++Chicago+IL+60659?entry=gmail&source=g
https://www.google.com/maps/search/3303+W+Hollywood++Chicago+IL+60659?entry=gmail&source=g
https://www.google.com/maps/search/1125+Wesley+Ave.++Evanston+IL+60202?entry=gmail&source=g
https://www.google.com/maps/search/1125+Wesley+Ave.++Evanston+IL+60202?entry=gmail&source=g
https://www.google.com/maps/search/1024+Darrow+Ave.++Evanston+IL+60202?entry=gmail&source=g
https://www.google.com/maps/search/1024+Darrow+Ave.++Evanston+IL+60202?entry=gmail&source=g
https://www.google.com/maps/search/2205+Noyes+St.++Evanston+IL+60201?entry=gmail&source=g
https://www.google.com/maps/search/2205+Noyes+St.++Evanston+IL+60201?entry=gmail&source=g
https://www.google.com/maps/search/904+Colfax+St.+Evanston+IL+60201?entry=gmail&source=g
https://www.google.com/maps/search/904+Colfax+St.+Evanston+IL+60201?entry=gmail&source=g
https://www.google.com/maps/search/1508+Dewey+Evanston+IL+60201?entry=gmail&source=g
https://www.google.com/maps/search/1508+Dewey+Evanston+IL+60201?entry=gmail&source=g
https://www.google.com/maps/search/827+Greenleaf+Evanston+IL+60202?entry=gmail&source=g
https://www.google.com/maps/search/827+Greenleaf+Evanston+IL+60202?entry=gmail&source=g
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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 zoning relief.:

Plat of Survey - One copy of plat of survey,
drawn to scale, that accurately reflects current
conditions.:

View File

Date of Survey:

Site Plan/Graphic Drawings - One copy of site
plan or floor plans, drawn to scale, showing all
dimensions or graphic representations for any
elevated proposal-- garages, home additions,
roofed porches, etc.:

View File

Date of Drawings:

Proof of Ownership - Accepted documents for
Proof of Ownership include: a deed, mortgage,
contract to purchase, closing documents, etc.:

View File

Document Submitted: Pending

Quantity: 1

Price: 660

Credit Card: Card number: ************2128
Expiration: 01/29

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

View Signature

Copyright © 2024 Formstack, LLC. All rights reserved. This is a customer service email.

Formstack, 11671 Lantern Road, Suite 300, Fishers, IN 46038

https://arts.formstack.com/admin/download/file/16272233522
https://arts.formstack.com/admin/download/file/16272233523
https://arts.formstack.com/admin/download/file/16272233524
https://arts.formstack.com/admin/download/file/16272233529
https://www.google.com/maps/search/11671+Lantern+Road,+Suite+300,+Fishers,+IN+46038?entry=gmail&source=g


NOTICE OF A PUBLIC HEARING 
Evanston Land Use Commission 
Wednesday, May 22, 2024, 7:00 pm 
Morton Civic Center, 2100 Ridge Avenue 
Council Chambers 
 

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

Special Use 
1601 Simpson St. | 24ZMJV-0022 
John Cook, builder/contractor, submits for a Special Use 
for a Daycare Center – Child, the Infant Welfare Society, 
in the B1 Business District (Section 6-9-2-3). The Land 
Use Commission makes a recommendation to the City 
Council, the determining body for this case in 
accordance with Section 6-3-5 of the Evanston Zoning Code. PIN: 10-12-421-022-0000 

 

Those wishing to make public comments at the Land Use Commission meeting may attend in-person or submit written comments in advance by 
calling/texting 847-448-4311 or completing the Land Use Commission online comment form available online here: https://bit.ly/lucpubliccomment . 
Information about the Land Use Commission is available online at www.cityofevanston.org/government/land-use-commission. Questions can be 
directed to Michael Griffith, Planner, at 847-448-8155 or via e-mail at mgriffith@cityofevanston.org. The City of Evanston is committed to making 
all public meetings accessible to persons with disabilities. Any citizen needing mobility or communications access assistance should 
contact the Community Development Department 48 hours in advance of the scheduled meeting so that accommodations can be made at 847-
448-8170 (Voice) or 847-866-5095 (TDD). La ciudad de Evanston está obligada a hacer accesibles todas las reuniones públicas a las 
personas minusválidas o las quines no hablan inglés. Si usted necesita ayuda, favor de ponerse en contacto con la Oficina de Administración 
del Centro a 847-448-4311 (voz) o 847-866-5095 (TTY). 

https://bit.ly/lucpubliccomment


Staff Comment Sheet

Requesting staff comments for the following zoning application:

1601 Simpson Street:
● Special Use application for a Daycare Center-Child, Infant Welfare Society, in the B1

zoning district; Land Use Commission holds a public hearing, provides a
recommendation to the City Council the determining body;

● Proposed Daycare Center will provide care for infants and toddlers, 16 children served
when full;

● A building permit has been submitted for a minimal interior alteration, no exterior
alterations are being proposed, before reaching out to staff regarding special use
requirement;

● Drop-off/pick-ups are proposed to occur on Simpson Street in front of the building
between 7:30am - 9:00am and 3:30pm - 5:00pm; application details state parents will
double park, walk their children into the facility, sign them into their classroom, then
return to their vehicle.

This case is scheduled for the May 22, 2024, Land Use Commission meeting.

PLEASE provide comments by Tues. May 14th. THANK YOU!

Comments:
● Overall hours of operation?
● Typical # of employees on-site when 16 children are being cared for?
● Where will employees park, how will they arrive at the facility?
● Are off-street parking spaces in the lot behind the building available for employees?
● Double parked vehicles in the street travel lane at drop-off/pick-up time, blocking traffic?
● Double parked vehicles pose a danger to drivers and pedestrians accessing vehicles.
● Parents instructed to arrive west bound only or will both sides of the street be used?
● New 5th Ward school will add traffic, both vehicular and pedestrian, and increase

demand for parking in the area.
● Pick-up/Drop-off for the new 5th Ward school is estimated to be 7:15a - 9:15a/2:15p -

4:15p. Has any coordination with other uses, parking lot owners been considered?
● The planned school bus drop-off is directly across the street and will be occurring at the

same time as the proposed daycare drop-off and pick-up. The double parking would be a
major safety concern with the amount of students boarding buses at this location.

● Simpson St will likely be the approved truck route for the 5th ward school during the next
two years while construction will be occurring.

● Other businesses in the area generate drop-off activity at roughly the same time,Rex’s
Place dog daycare.

● Additional vehicular and pedestrian traffic is forecasted for this area with the addition of
the Skate park now open, and Soul and Smoke BBQ soon opening a sit down restaurant
with liquor sales.

● This area of the 5th Ward has had many inquiries related to parking, the local Council
Member has requested parking studies from a third Party Engineering firm, and parking
recommendations to manage the area have not been established by the Council
Member.

● Waste management, i.e. soiled diapers?
● Tree preservation not needed



 
 
 
 
 

518 Main Street 
 

Animal Hospital,  
GoodVets 

 

Special Use 
24ZMJV-0020 

 
LUC Recommending Body 
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To:  Chair and Members of the Land Use Commission 
 
From: Melissa Klotz, Zoning Administrator 
 
CC:   Sarah Flax, Director of Community Development 

Elizabeth Williams, Planning Manager 
 
Subject: Special Use – Animal Hospital, GoodVets 
  518 Main Street, 24ZMJV-0020 
 
Date:  May 16, 2024 
 
Request 

Bryan Wietrzykowski, Vice President of Construction, submits for a Special Use for an 
Animal Hospital, GoodVets, in the C1a Commercial Mixed-Use District (Section 6-10-3-
3). The Land Use Commission makes a recommendation to the City Council, the 
determining body for this case in accordance with Section 6-3-5 of the Evanston Zoning 
Code. 

 
Notice 
The Application has been filed in conformance with applicable procedural and public 
notice requirements including publication in the Evanston Review on May 2, 2024. 
 
General Information 

Applicant:  Bryan Wietrzykowski 
  GoodVets, VP of Construction 
  30 S. Wacker, Suite 1300 
  Chicago, IL 60606 
 
Owner(s):  Chicago & Main Evanston JV, LLC 
  C/O Riverside Investment & Development Co. 
  100 North Riverside, Suite 2150 
  Chicago, IL 60606 
 
PIN: 11-19-401-024-0000 
  
 
   
      

 

Memorandum 



518 Main Street - Page 2 of 5 

Analysis 
518 Main Street is located on the south side of Main Street near the southeast corner of 
Main Street and Chicago Avenue in the C1a Commercial Mixed-Use District. The 
ground-floor space is the end unit nearest the alley in The Main and has been vacant 
since the building was constructed nearly a decade ago.  
 

Surrounding Zoning 
and Land Uses 

Zoning Land Use 

North  
C1a – Commercial Mixed Use 
District 

Ground floor commercial uses 
Upper floors office and/or residential 

South 
C1a – Commercial Mixed Use 
District 

Ground floor commercial uses 
Upper floors office and/or residential 

East 
C1a – Commercial Mixed Use 
District 

Ground floor commercial uses  
Upper floors residential 

West  
B1 & OS – Business District & 
Open Space 

Ground floor commercial uses 
Upper floors office and/or residential; train 
stations/embankments 

 
The property is located within the Main Street business district and is surrounded by a 
mixture of ground floor commercial businesses, office uses, and residential uses in 
similar mixed-use buildings. The building features on-site parking in the parking garage 
for customers of the ground-floor commercial uses, and has an off-site parking lot one 
block north for employee parking at 935 Chicago Avenue. The Main Street CTA and 
Metra stations are across Chicago Avenue to the west. 
 
Special Use Analysis: 
The Applicant intends to operate an Animal Hospital, GoodVets, at 518 Main Street. 
The Zoning Ordinance defines an Animal Hospital as:  

 

A use or structure intended or used primarily for the testing and treatment 
of the disorders of animals, including the indoor boarding of animals for 
such purpose, but not the training or grooming of animals, or outdoor 
cages, pens, or runs for the animals. 

 
GoodVets proposes operation of an active storefront with the lobby and reception area 
of the Animal Hospital visible from the Main Street right of way, and three exam rooms 
plus an exam comfort room interior to the space. The rear half of the space includes 
treatment and surgery areas, office space, etc. GoodVets proposes the following 
operational details: 

 Hours of operation: 8am-7pm Monday through Friday, 8am – 1pm Saturday, 
closed Sunday 

 Primarily treats dogs and cats 

 Typically 2 patients per hour at 30 minutes each for a maximum of 16 patients 
per day 

 Soundproofing of the ceiling and walls (additional details below) 
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 No boarding, grooming, or overnight hospital stays 

 An outdoor pet waste station will be located at the northeast corner of the 
building mounted to the wall within the private property 

 Hazardous waste/sharps are disposed of in appropriate containers and 
picked up weekly similar to medical office waste pickups 

 2 dedicated parking spaces for customer use within the on-site parking 
garage in the building, and additional spaces available in the surface parking 
lot at 935 Chicago Avenue on a first come/first served basis 

 2 dedicated parking spaces in the surface parking lot at 935 Chicago Avenue 
for employee parking, and additional spaces available on a first come/first 
served basis 

 Anticipates many employees and customers will walk or utilize public 
transportation given the adjacent CTA and Metra stations 

 
Floor Plan: 
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GoodVets believes the location is ideal because it is an end unit adjacent to the alley, is 
largely surrounded by interior corridors, and has the mezzanine level/rooftop deck 
above. There is one party wall shared with the adjacent tenant (a newly opening 
financial institution/office use - Ameriprise Financial Services) that is a fire-rated wall. 
The programming layout of the Animal Hospital maintains as much distance as possible 
between animals/potential noise and the adjacent business. 
 
Customers who park in the on-site parking garage will exit the man-door to Chicago 
Avenue and walk around the corner of the building onto Main Street to enter the Animal 
Hospital at the front door. The Applicant is willing to install signage on the building 
exterior to deter customers from walking in the alley as a shortcut if needed (see 
recommended condition below). 
 
No public comments have been received, and staff is not aware of any opposition to the 
request. 
 
Staff Review 
The Special Use application was reviewed by staff. The following conditions are 
suggested for consideration: 

 
1. Hours of operation shall not exceed 8am - 9pm, 7 days a week. 
2. One outdoor refuse container is required along with a pet waste station that 

includes pet waste bags. 
3. Employees who drive to work shall utilize the off-site surface parking lot at 935 

Chicago Avenue if available, and shall not park on-site at The Main. 
4. No more than 20% of the storefront windows shall be covered as allowed by the 

Sign Code. 
5. Signage discouraging pedestrian activity in the alley shall be installed by the 

Applicant if deemed necessary at any time by City staff due to safety concerns or 
complaints. 

6. Substantial compliance with the documents and testimony on record. 
7. Recordation of the special use ordinance with the Cook County Recorder of 

Deeds is required. 
 
Department Recommendation 
The Community Development Department finds the Standards for Approval (Section 6-
3-5-10) are met and recommends approval of the Special Use and consideration of the 
above conditions for operation at 518 Main Street. 
 
Standards for Approval  
The proposed special use must follow the Standards for a Special Use (Section 6-3-5-
10). For the Land Use Commission to recommend that the City Council grant a special 
use, the LUC must find that each proposed special use: 
 

1. Is one of the listed special uses for the zoning district in which the property lies; 
2. Complies with the purposes and the policies of the Comprehensive General Plan 

and the Zoning ordinance; 
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3. Does not cause a negative cumulative effect in combination with existing special 
uses or as a category of land use;  

4. Does not interfere with or diminish the value of property in the neighborhood; 
5. Is adequately served by public facilities and services; 
6. Does not cause undue traffic congestion; 
7. Preserves significant historical and architectural resources; 
8. Preserves significant natural and environmental resources; 
9. Complies with all other applicable regulations; 

 
Action by the Commission 

After making findings of fact as to whether or not the requested special use meets or 
does not meet the aforementioned Standards for Special Use, the Land Use 
Commission may make a recommendation to the Planning & Development Committee 
of the City Council to recommend approval, denial, or no recommendation (in the case 
of a tie) for the special use requested. The Commission may choose to include 
recommended conditions that the City Council may then consider when making the final 
determination. The Land Use Commission is the recommending body and the City 
Council is the determining body (Section 6-3-5-8). 
 
Attachments 
Aerial View of Property 
Zoning Map of Property 
Image of Property 
Special Use Application – submitted April 19, 2024 
Operations Summary Response Letter 
Plat of Survey 
Interior Site Plan 
Soundproofing Details 
Staff Comments 
Noncompliant Zoning Analysis – April 4, 2024 
Public Notice 



City of Evanston IL, Imagery courtesy Cook County GIS
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Melissa Klotz <mklotz@cityofevanston.org>

Zoning Special Use
1 message

noreply@formstack.com <noreply@formstack.com> Fri, Apr 19, 2024 at 1:57 PM
Reply-To: noreply@formstack.com
To: mgriffith@cityofevanston.org, csterling@cityofevanston.org, zoning@cityofevanston.org

Formstack Submission For: Zoning Special Use
Submitted at 04/19/24 1:57 PM

Address: 518 Main
Evanston, IL 60202

Permanent Identification Number (PIN) 1: 11-19-401-024-0000

Permanent Identification Number (PIN) 2:

Name: Bryan Wietrzykowski

Organization: GoodVets, VP of Construction

Address:
30 S Wacker
Ste 1300
Chicago, IL 60606

Home or Office Phone Number: (630) 408-8466

Cell Phone Number: (630) 408-8466

Email: bryan@goodvets.com

Please choose primary means of contact: Home or Office Phone

Is applicant also the property owner?: No

Name: Chicago & Main Evanston JV, LLC

Organization: Chicago & Main Evanston JV, LLC

https://arts.formstack.com/forms/zoning_special_use
https://www.google.com/maps/search/30+S+Wacker+%0D%0ASte+1300+%0D%0AChicago,+IL+60606?entry=gmail&source=g
mailto:bryan@goodvets.com
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Address:
c/o Riverside Investment & Development
Co.
100 North Riverside, ste 2150
Chicago, IL 60606

Home or Office Phone Number: (312) 788-1800

Cell Phone Number: (312) 788-1800

Email:

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

Briefly describe the proposed Special Use:

Interior build out of existing vacant
commercial tenant suite at ground floor for
Veterinary Clinic. Neighborhood veterinary
clinic only with daytime hours and no
outdoor runs, no boarding and no
grooming.

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?:

Use defined 6-18-3: Animal Hospital is
allowable by special use in this C1a zoned
district per 6-10-3-3.

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.

Will the requested special use be adequately
served by public facilities and services?: Yes.

Will the requested special use cause undue
traffic congestion?:

No. The clinic will only see two patients
per hour, many of whom are expected
may walk.

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

n/a

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

n/a

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?:

will comply with all other applicable
regulations.

https://www.google.com/maps/search/100+North+Riverside,+ste+2150+%0D%0AChicago,+IL+60606?entry=gmail&source=g
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Is applicant acting as an agent or designee
for the proposed user of the land for which
this application for zoning relief is made?:

No

List the name, address, phone, fax, and any
other contact information of the proposed
user of the land.:

Does the proposed land user own or control
the land for which this application for zoning
relief is made?:

No

List the name, address, phone, fax, and any
other contact information of the person or
entity that has constructive control of the
proposed land user.:

Applicant is the Lessee, Owner is:
Chicago & Main Evanston JV, LLC c/o
Riverside Investment and Development
Co. 100 North Riverside, Ste 2150,
Chicago, IL 60606

Does the proposed land user hold the title to
the subject property?: No

Is the person or entity that holds the title the
same as the one listed in the previous
question?:

Yes

List the name, address, phone, fax, and
other contact information of the person or
entity holding the title to the subject
property.:

Is the Applicant or Proposed Land User a
Corporation?: Yes

A. Names and addresses of all officers and
directors.:

David Saginur
30 S Wacker, Ste 1300
Chicago, 60606

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.:

David Saginur
30 S Wacker, Ste 1300
Chicago, 60606

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 zoning relief.:

Plat of Survey - One copy of plat of survey,
drawn to scale, that accurately reflects
current conditions.:

View File

Date of Survey: Feb 06, 2018

https://www.google.com/maps/search/100+North+Riverside,+Ste+2150,+Chicago,+IL+60606?entry=gmail&source=g
https://www.google.com/maps/search/100+North+Riverside,+Ste+2150,+Chicago,+IL+60606?entry=gmail&source=g
https://www.google.com/maps/search/30+S+Wacker,+Ste+1300+%0D%0AChicago,+60606?entry=gmail&source=g
https://www.google.com/maps/search/30+S+Wacker,+Ste+1300+%0D%0AChicago,+60606?entry=gmail&source=g
https://arts.formstack.com/admin/download/file/16238468195
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Site Plan/Graphic Drawings - One copy of
site plan or floor plans, drawn to scale,
showing all dimensions or graphic
representations for any elevated proposal--
garages, home additions, roofed porches,
etc.:

View File

Date of Drawings: Apr 19, 2024

Proof of Ownership - Accepted documents
for Proof of Ownership include: a deed,
mortgage, contract to purchase, closing
documents, etc.:

View File

Document Submitted: Deed

Quantity: 1

Price: 660

Credit Card: Card number: ************9882 Expiration:
12/27

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

View Signature

Copyright © 2024 Formstack, LLC. All rights reserved. This is a customer service email.

Formstack, 11671 Lantern Road, Suite 300, Fishers, IN 46038

https://arts.formstack.com/admin/download/file/16238468197
https://arts.formstack.com/admin/download/file/16238468199
https://arts.formstack.com/admin/download/file/16238468204
https://www.google.com/maps/search/11671+Lantern+Road,+Suite+300,+Fishers,+IN+46038?entry=gmail&source=g










 

 www.goodvets.com | 
@goodvets.com 

April 12, 2024 

Melissa Klotz 
City of Evanston, Zoning Administrator 
Planning & Zoning Division 
Community Development Department 
Morton Civic Center 
2100 Ridge Ave 
Evanston, IL 60201 
 
 
Re:   Zoning Analysis Summary  

Case No: 24ZONA-0053: 518 Main Street 

Dear Ms. Klotz 

Thank you for your time and thoughtful review of our proposed veterinary clinic at 518 Main 
St.  Enclosed are responses to the questions you raised regarding this proposed use:  

1. Details regarding sound proofing (adjoining walls and ceilings) 

Attached with our plans you will find our typical wall and ceiling details which include 
walls to deck separating public areas and treatment areas and sound batt both in the 
walls and over ceilings.  

The location of this tenant suite is ideal for these purposes and minimizing any 
disruption to neighbors. 518 Main is located at the building corner bounded on the 
interior by circulation (fire stairs & corridors), loading and only one other commercial 
tenant suite. Above this suite is the roof deck. Consequently, the suite is ideally 
positioned in this building and on this site so that the clinic will pose a minimum possible 
risk of disturbing any of the residential tenants.  

To the west- the only side where the space abuts another commercial tenant- there is 
an existing fire rated demising wall.  We have configured our plan programmatically to 
limit the potential for noise transfer across this single shared demising wall by locating 
the corridor and washroom on that side. As noted above, the treatment area on the far 
side of the corridor will have walls to deck to create further acoustic separation from the 
neighboring space.  

 

2. Details regarding animal waste location and disposal – is there an indoor pet bathroom, 
where is waste put? An outdoor pet waste station will be required that includes doggy bags 
and a waste bin. Show that on a site plan (on private property, likely attached to the building 
wall; not on City property). 

http://www.goodvets.com/
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There is no indoor pet bathroom proposed. Pets that visit the office are here for a very 
short time and the vast majority of them are trained to use the bathroom out of doors. 
GoodVets does not do any boarding, grooming, or overnight hospitalization, so we 
rarely experience pet waste secretion indoors. When we do, we double bag the waste 
and deposit it directly to our trash which is picked up twice a week.  

An outdoor bag dispenser and lined waste bin will be provided mounted to the building 
and the location which the landlord has agreed to is marked on the enclosed plan. It is 
typical for our practices to have outdoor bags and bins. We empty the outdoor waste 
bin daily at a minimum, replacing the liner bag and double bagging the contents of the 
bin. Staff also pick up any uncollected dog waste outside our practice at least once per 
day. We are committed to maintaining an appealing and inviting pet and pedestrian 
friendly environment at all of our clinics.  

As concerns medical waste and other waste like syringes, we maintain several sharps 
containers throughout the hospital including in each exam room, and the hazardous 
waste is removed from our hospital by a third-party firm like Stericycle weekly as you 
would expect of any medical office.  

3. Detail where employees will park (ideally within the parking garage on site - not within 
any metered street spaces or within the residential neighborhood which is by permit only. 
They may also take CTA /Metra. If no other options exist, The Main also has a parking lot 
at 935 Chicago Ave that may be used. 

Our lease stipulates that we will have rent of two dedicated staff parking spaces in the 
surface lot, and that beyond that staff may use the surface lot on an as needed first 
come, first served basis.  We hope that our staff will take the CTA and Metra to work- 
proximity to transit is something we seek out for all of our sites as a benefit to both staff 
and patrons. Our company offers pre-tax CTA benefits for employees who commute to 
our hospital location.   

4. Note what customer Parking is Available and whether it is dedicated spaces or shared 
with other businesses.  

The terms of the lease include two dedicated garage spaces for patrons, which should 
be sufficient per below to accommodate our typical patient flow. If needed, the lease 
also stipulates that patrons will have non-exclusive first come first served rights to use 
the surface parking lot. The shared surface lot will be there if it is required, but it is our 
hope that we won’t need it. At our other urban locations, quite a lot of our patients walk 
to their appointments. 

5. Explain how many customers are anticipated at a time and per day to show that ample 
parking is available.  

We see one appointment every 30 minutes, so no more than two patients are cared 
for in an hour. This results in minimal necessity for parking. 

http://www.goodvets.com/
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Our days are typically 10 hours, with two hours of no appointments for lunch and notes. 
Over eight hours in a day, we see at the maximum 16 patients that are evenly spaced 
in thirty-minute intervals. 

The terms of our lease provide two indoor garage spaces will be available to patrons 
for parking and unrestricted first come-first serve access for patrons in the building’s 
surface lot located down the block if it is required, but we do expect a fair number of 
walkers.  

6. Note any exotic animals that may be treated. 

None, typically, but if a veterinarian is comfortable caring for any small exotic species 
like reptiles, we will see only a handful a year anyway. Exotics are usually directed 
to specialty hospitals with the equipment and knowledge to care for those pets. 99%+ 
of our patients are dogs and cats. 

7. Confirm employees and customers will not walk with animals within the alley area.  

Goodvets encourages safe dog-walking, always. Since there is no boarding or overnight 
care of pets, it is fairly unusual for staff to be out walking dogs, but if they do, it will not 
be in the alley as a matter of policy. We will also discourage our customers from walking 
dogs in the alley. One way that we can do this is to make sure to note that pets are not 
allowed to walk in the alley in the appointment materials which we distribute. If it is 
acceptable to the city and the landlord, we would be happy to post a sign on the building 
at the entry to the alley directing people not to walk their pets through the alley. Similarly, 
since the surface lot down the block discharges into the alley, we would be very happy 
to include a sign directing people toward our practice via the sidewalk on Chicago 
Avenue, if it is acceptable to the administrators of the planning and zoning department.  

8. Confirm Storefront windows will remain at least 75% clear as required by the sign code 
and will show an active storefront/activity into the lobby as shown on the site plan. 

Yes, absolutely! Our plan is to have an inviting lobby and waiting area extending along 
the full length of the storefront. The windows will remain clear and anyone walking by 
will be able to see pets and their people in the waiting area.  

 

9. Explain why there is need for another Animal hospital (there was a recent Special Use 
request for an existing animal hospital to expand, so it is anticipated that the zoning 
commissioners will ask if there is still a market demand for more services.  

Our real estate, competitor, and demographic analysis yielded an indisputable need 
for an additional veterinarian provider in the area based on an imbalance between 
veterinarian supply and demand for care. The number of pet owning households is 
growing every year and grew tremendously during the Covid period of high adoptions 

http://www.goodvets.com/
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of pets. The influx of pet ownership plus growth in multiple pet owning households has 
resulted in many current providers unable to care for pets promptly and thus a backlog 
of appointments. 

This is a problem for communities and pet owners, with the amount of pets unable to 
receive wellness and sick care when needed growing significantly. Evanston is no 
exception with our data analysis suggesting a need for an additional five to ten 
individual veterinarian practitioners. 

 

Sincerely, 

 

 

Bryan Wietrzykowski 

VP of Construction 

 

http://www.goodvets.com/
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518 W Main Street, Evanston, IL
GoodVets Evanston Tenant Suite Floor Plan
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518 W Main Street, Evanston, IL
GoodVets Evanston Typical Construction
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Staff Comments - 518 Main Street, Special Use for an Animal Hospital, GoodVets

Zoning - appropriate soundproofing should be done inside including to the ceiling, and an
outdoor animal waste station should be added. The applicant noted employee parking is in the
off-site lot at 935 Chicago Avenue so no parking concerns - customer parking is on site in the
parking garage.

Public Works Waste:
Where are you going to store the waste that is generated inside the floor plan? I see a
communal loading dock, is the waste going to be stored there?
How will the waste that is generated during surgery be handled? What about other operations?
Who will be servicing the waste that is generated from that?

Parking: There are no concerns as long as staff don't utilize metered parking spots.

Engineering: No comments

Preservation: A tree pres permit will likely be needed if a crane / bucket / scaffolding is used to
place the sign on the exterior of the building. This process will likely be straightforward.

PW ROW: No comments

Economic Development: No comments
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Zoning Analysis 
Summary 

Review Date: 04.04.24 
By: Melissa Klotz, Zoning Administrator 

Case Number:  Case Status/Determination: 

24ZONA-0053; 518 Main Street 
NON-COMPLIANT – Special Use required 
 

Applicant: Bryan Wietrzykowski 

 Plans prepared by:  

 Plans dated:  

 Survey dated:  

 District: C1a 

Proposal:    

Interior build-out for GoodVets veterinary clinic with no boarding or grooming. 

 
 
Non-compliant: 

   

Code Section Proposed and Required Recommendation 

6-10-3-3 Special Use required for an Animal Hospital 
(veterinary clinic) in the C1a Commercial Mixed-Use 
District 

Submit for Special Use 

 
 
Comments: 

 Special Use required – apply here. There is a $660 application fee plus a mailing fee invoiced 
by the BluePrint Shoppe at a later date. The Special Use process takes 90-120 days and 
includes a public hearing with the Land Use Commission and a final determination by the City 
Council. 

 Given the location is within a mixed-use building with residential on upper floors and to the 
east, the following additional information is required in conjunction with the Special Use permit 
request: 

1. Details regarding sound proofing (adjoining wall and ceilings). 
2. Details regarding animal waste location and disposal – is there an indoor pet bathroom, 

where is waste put? An outdoor pet waste station will be required that includes doggy 
bags and a waste bin. Show that on a site plan (on private property, likely attached to 
the building wall; not on City property). 

3. Detail where employees will park (ideally within the parking garage on-site; not within 
any metered street spaces or within the residential neighborhood that has permit 
parking only) or if they will take the CTA/Metra. If no other options exist, The Main has 
a parking lot at 935 Chicago Avenue that may be used. 

https://arts.formstack.com/forms/zoning_special_use
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4. Note what customer parking is available and whether it is dedicated spaces or shared 
with the other businesses. 

5. Explain how many customers are anticipated at a time and per day to show ample 
parking is available. 

6. Note any exotic animals that may be treated. 
7. Confirm employees and customers will not walk animals within the alley area. 
8. Confirm storefront windows will remain at least 75% clear as required by the Sign Code 

and will show an active storefront/activity into the lobby as shown on the site plan. 
9. Explain why there is a need for another Animal Hospital (there was recently a Special 

Use request for an existing Animal Hospital to expand, so I expect Commissioners will 
ask if there is a market demand still). 

  

Principal Use and Structure: The Main – commercial space: veterinary clinic 

6-10-3-3 Use: No change 
 
Standard: eligible Special Use 
Existing: vacant 
Proposed: Animal Hospital; noncompliant – Special Use required 
 
Zoning Definition (6-18-3): 
Animal Hospital: A use or structure intended or used primarily for the testing and 
treatment of the disorders of animals, including the indoor boarding of animals for 
such purpose, but not the training or grooming of animals, or outdoor cages, 
pens, or runs for the animals. 

 



NOTICE OF A PUBLIC HEARING 
Evanston Land Use Commission 
Wednesday, May 22, 2024, 7:00 pm 
Morton Civic Center, 2100 Ridge Avenue 
Council Chambers 
 

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

Special Use | 518 Main Street | 
24ZMJV-0020 

Bryan Wietrzykowski, Vice President of 
Construction, submits for a Special Use for 
an Animal Hospital, GoodVets, in the C1a Commercial Mixed-Use District (Section 6-10
-3-3). The Land Use Commission makes a recommendation to the City Council, the 
determining body for this case in accordance with Section 6-3-5 of the Evanston Zoning 
Code. PIN: 11-19-401-024-0000 

 

Those wishing to make public comments at the Land Use Commission meeting may attend in-person or submit written comments in advance by 
calling/texting 847-448-4311 or completing the Land Use Commission online comment form available online here: https://bit.ly/lucpubliccomment . 
Information about the Land Use Commission is available online at www.cityofevanston.org/government/land-use-commission. Questions can be 
directed to Michael Griffith, Planner, at 847-448-8155 or via e-mail at mgriffith@cityofevanston.org. The City of Evanston is committed to making 
all public meetings accessible to persons with disabilities. Any citizen needing mobility or communications access assistance should 
contact the Community Development Department 48 hours in advance of the scheduled meeting so that accommodations can be made at 847-
448-8170 (Voice) or 847-866-5095 (TDD). La ciudad de Evanston está obligada a hacer accesibles todas las reuniones públicas a las 

https://bit.ly/lucpubliccomment


 
 
 
 
 

1611 Church Street 
 

 

Map Amendment & Major Variations 
23PLND-0045 & 23ZMJV-0047 

 
LUC Recommending Body 

 



  Memorandum 
 

 
To:                Chair and Members of the Land Use Commission 
 
From:           Melissa Klotz, Zoning Administrator 
 
CC:   Sarah Flax, Director of Community Development 

Elizabeth Williams, Planning Manager 
 
Subject:  Map Amendment & Major Variations  

1611 Church Street  | 23PLND-0045 & 23ZMJV-0047 

 
Date:            May 16, 2024 
 
Request 

Thomas Gourguechon of CSE1611 LLC, applicant for the property owner, submits for a 
Map Amendment and Major Variations for an adaptive reuse to convert an existing 
industrial/office building into 7 dwelling units and one ADU, and for additions/new 
construction for amenity space and parking. The applicant requests a Map Amendment 
to rezone the property from the current WE1 West Evanston Transitional District and the 
oWE West Evanston Overlay District to the R4 General Residential District (Section 6-8-
5). The applicant requests Major Variations for townhome orientation that does not face 
the right-of-way (Section 6-8-1-12), and detached accessory structures between the 
principal structure and the front property line but not within the required front yard 
(Section 6-4-6-2-D), in the R4 General Residential District. The Land Use Commission 
makes a recommendation to the City Council, the determining body for this case in 
accordance with Section 6-3-4-8 of the Evanston Zoning Code.  
 
Notice 

The Application has been filed in conformance with applicable procedural and public 
notice requirements including publication in the Evanston Review on May 2, 2024. 
 
General Information 

Applicant:  Thomas Gourguechon 
  1107 Hull Terrace 
  Evanston, IL 60202 
 
Owners:  Chris Gladwin 
  CSE1611, LLC 
  4850 N. California Avenue 
  Chicago, IL 60625 
 
PIN:    10-13-222-004-0000 



1611 Church Street 
Page 2 of 10 

 

Analysis 

1611 Church Street is a 46,804 square foot lot with an existing industrial bow-truss 
warehouse building towards the rear and a surface parking lot at the front. The structure 
is 11,395 square feet in size and is commonly known as the National Awards building. 
The building was last occupied by Blue Butterfly Miniatures, a dollhouse furniture 
manufacturer with less than 5 employees on-site. The building has been vacant for the 
last few years. The property is within the WE1 West Evanston Transitional District and 
the oWE West Evanston Overlay District. 
 

Surrounding 
Zoning and 
Land Uses 

Zoning District Land Use 

North 
R4 General Residential District  
oWE West Evanston Overlay District 

Tape Coat manufacturing 

South 
OS Open Space District 
R3 Two Family Residential District 

Mason Park 
Single family residences 

East 
WE1 West Evanston Transitional Dis. 
oWE West Evanston Overlay District 

Cahill Plumbing 

West R4 General Residential District  
Single family attached 
(townhome) residences 

 
The property is surrounded by residential uses to the south and west, as well as to the 
east once past the Cahill Plumbing property. Industrial uses to the north that follow the 
old Mayfair train right-of-way are either legally nonconforming within residential districts 
or are within the WE1 District with the intent to transition to residential in the future. The 
surrounding oWE West Evanston Overlay District enacts the recommendations of the 
West Evanston Master Plan with zoning regulations to encourage residential 
redevelopment. A staff memo to the Planning & Development Committee, dated 
October 24, 2022, is attached with further detail regarding the Plan and Overlay and the 
implications on redevelopment. 
 
Proposal 
The Applicant proposes reuse of the existing warehouse building by converting the 
space to 7 townhome dwelling units and one amenity guest sleeping room, with small 
additions to the warehouse building to add common amenity space for the co-housing 
concept. The property is almost entirely hardscaped currently with a large surface 
parking lot; all existing hardscape will be removed and replaced with a combination of 
three detached garages, fruit trees, an urban garden, landscaping, rain garden, and 
open greenspace. An ADU was previously proposed on top of one of the detached 
garage structures but is no longer proposed. 
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Rendering looking West: 

 
 
The property is intended to be as sustainable as possible. The rooftops of the structures 
will feature solar panels to achieve an all-electric building (with natural gas service 
available as emergency backup). All utilities to the building will be replaced, and the 
building will be sprinklered for fire safety.  
 
Each dwelling unit is considered a townhome or single family attached dwelling as a 
side-by-side unit. Four units feature three-bedrooms each including a larger primary 
suite, and 3 units are smaller with two-bedrooms each. The units range in size on the 
ground floor level from 977 sq. ft. to 1,554 sq. ft. and feature a lofted mezzanine level 
for additional bedrooms. Each unit features a semi-private ground-floor patio area 
delineated by a visually appealing privacy wall. Three detached garages are proposed 
to accommodate a total of 13 parking spaces including one ADA parking space, and 
bicycle parking. Since the existing principal structure is located at the rear of the 
property, the detached garages are in front of the principal structure and establish the 
front facade’s appearance from Church Street.  
 
Proposed building materials include restoration of the brick on the existing principal 
structure, cedar siding in sleek modern horizontal architecture for the detached garages, 
and metal corten steel accents that will purposefully darken over time. The architecture 
visible from the right-of-way is intended to look more appealing and residential rather 
than appear as a detached garage structure, and utilizes an architecturally modern look 
that blends well with the mid-century modern residential architecture that is interspersed 
within the surrounding neighborhoods. 
 
The proposal does not trigger a Planned Development since the principal structure is 
existing, and the small addition to the principal structure for the greenhouse and 
garages proposed are accessory structures which are not considered substantial new 
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construction. A Special Use for an Adaptive Reuse (in lieu of variations) is not 
requested since the proposed R4 District allows single family attached residences 
(townhomes) as a permitted and eligible use.  
 

Map Amendment 
The property is currently WE1 West Evanston Transitional District along with the Cahill 
Plumbing property adjacent to the east. The intent of the WE1 District is to allow for 
properties with industrial uses to phase out over time and redevelop as residential, with 
a specific end goal of rezoning to the R4 General Residential District. The West 
Evanston Master Plan calls for redevelopment of both properties together so that 
Florence Avenue extends from the south and heads north (where the new street would 
extend into additional properties) to connect to Ashland Avenue and form a complete 
street. Additionally, the Plan then calls for 14 townhomes with detached garages in the 
rear and green front yards with 15’ front yard setbacks following the new Florence 
Avenue. The West Evanston Overlay District enacts the zoning requirements to achieve 
this Plan in detail. 
 
West Evanston Master Plan - Detail of 1611 Church Street (and adjacent Cahill 
Plumbing property within the dashed area below): 

 
 
It is not feasible to redevelop 1611 Church Street according to the Plan and Overlay 
unless the Cahill Plumbing property to the east and also the large Tape Coat campus to 
the north also redevelop to complete the street extension. Parts of the Plan could be 
accomplished with only some of those properties, but modifications would be needed to 
add a cul-de-sac for vehicle and fire truck maneuvering that would utilize most of the 
remaining available land. Over the last decade, Planning & Zoning staff met with a 
variety of interested parties who wanted to redevelop the site but were unable to find a 
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way to move forward. It is not feasible to follow the Plan and Overlay requirements with 
only one property available, the reduced buildable land area due to the new street, 
infrastructure costs of the new street and right-of-way, stormwater management, 
utilities, and the final recouped costs/financial gain from building 14 small-lot 
townhomes.  
 
When instead looking at the intent of the Plan and Overlay, the regulations call for 
townhomes and a transition from the past industrial use of the property to the future R4 
residential use. The Applicant proposes to follow the intent of the regulations by 
converting the warehouse building into 7 townhomes, along with small additions for 
amenity space and a detached garage structure for parking. While the proposal follows 
the intent of the Plan and Overlay by proposing townhomes, the proposal adaptively 
reuses the existing building instead of a complete demolition and redevelopment of the 
site, does not propose the Florence Avenue street extension, and requests less density 
(7 townhomes and one ADU) than what the Plan and Overlay call for. 
 
Current Zoning Map (including oWE Overlay in horizontal hashes): 
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The current WE1 District allows for the following (Section 6-15-16-3): 
 

 Existing Permitted Uses: Any existing use at a particular property that is a 
listed permitted use in the C2 or I2 District (instead of a legal-nonconforming 
classification) 

 New Permitted Uses: Any new use that is “of the same or similar type and 
intensity of a Permitted Use existing on a particular property, with no 
substantially different or substantially greater off-site impacts” OR any use 
permitted in the R4 District that “complies with the use, building type, parking, 
and landscaping requirements” of the Overlay District for a particular property 

 Existing Special Uses: Any existing Special use that is also a Special Use in 
the C2 or I2 District that has been approved at a particular property (instead 
of a legal-nonconforming classification) 

 New Special Uses: Any use that is a Special Use in the R4 District and 
“complies with the use, building type, parking, and landscaping requirements” 
of the Overlay District for a particular property. 

 
For 1611 Church Street, the existing use over the last decade decreased in 
intensity/impact down to light manufacturing/office use for miniature dollhouse furniture 
manufacturing with few employees and limited use of the building/site. When that 
business left the site a few years ago, the requirements of the WE1 District for any new 
use to be “of the same or similar type and intensity, with no substantially different or 
substantially greater off-site impacts” left few to no opportunities for compliant use of the 
large warehouse building. 
 
Even though the WE1 District’s Permitted Uses allow the R4 residential uses (including 
townhomes), the proposal to adaptively reuse the existing warehouse building for 
residences does not comply with the Overlay District for the “use, building type, parking, 
and landscaping requirements” that are required and based on the West Evanston 
Master Plan. Therefore, the current proposal for townhomes is not considered a 
Permitted Use in the WE1 District and requires a map amendment to fully rezone the 
property to the (intended future) R4 District with removal of the West Evanston Overlay 
District (and its requirements for the Florence Avenue street extension and townhomes 
with detached garages and 15’ front yard setbacks). 
 
If the property is rezoned to the R4 General Residential District and redeveloped as 
requested, the overall intent of the West Evanston Master Plan and the West Evanston 
Overlay District to convert industrial properties to residential is met, though the details 
on building type, number of units, street grid, etc. are not. While those details may have 
been appropriate when the Plan and Overlay were adopted in 2007-2009, they may no 
longer be appropriate for this property, as evidenced by the number of potential new 
owners/developers who have inquired and then not proceeded with redevelopment of 
the property under the current zoning, as well as the current vacancy and lack of eligible 
Permitted Uses for the warehouse building. 
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Co-Housing Concept 
The Applicant intends to develop the property into a cohousing concept, which is “an 
intentional community of private residences clustered around shared space” that 
includes a common set of shared facilities greater than typical multifamily amenity 
space. Neighbors also share outdoor space, gardens, recreational or craftwork space, 
communal dining/entertaining areas, and share resources such as tools and 
lawnmowers. Each household is independent, but neighbors purposefully plan 
communal activities in shared spaces. Collaborative communities that actively engage 
in the co-housing concept may plan group meals, organized child care or elder care, 
carpools, etc. 
 
This co-housing model is a newer housing type that is expanding throughout the United 
States. One of the first successful modern co-housing communities is Muir Commons in 
Davis, California. To date, more than 160 co-housing communities have been 
established throughout the country and +125 more are in process.  
 
Co-housing encourages a socially rich and interconnected community while allowing for 
individual ownership that leads to intergenerational wealth building. Successful co-
housing must be flexible so that the common facilities and shared spaces can evolve 
over time to meet the needs of the resident owners. The co-housing model proposed for 
1611 Church Street is a small-scale version of this unique housing type that is not 
currently available in Evanston. 
 
Major Variations 
When analyzed under the proposed R4 General Residential District zoning, the existing 
structures are considered legally nonconforming. New construction additions and 
accessory structures shall comply with the R4 District regulations or require variation 
approval. 
 
Proposed Site Plan: 
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The Applicant requests a variation for townhouse orientation that does not face a right 
of way since the existing warehouse building’s architecture lends to interior facing 
townhouse orientation facing east and west (Section 6-8-1-12). 
 
The Applicant also requests a variation for detached accessory structures between the 
principal structure and the front property line but not within the required front yard 
(Section 6-4-6-2-D). Detached accessory structures are only permitted in rear yards. 
However, given the location of the existing principal structure, there is no way to comply 
with this regulation. The three detached garage structures are proposed along the 
typical 27’ front yard setback and comply with 5’ interior side yard setbacks, are 
arranged in a way to not appear as garages or as one overbearing structure, and 
establish a courtyard boundary for the property to aid in the co-housing goal of 
community living. 
 
Rendering from Church Street looking North (garage structure): 

 
 
All other aspects of the development comply with the R4 District regulations including 
parking, building lot coverage, and impervious surface coverage (that is reduced to 
achieve compliance). Of note, the townhouse development to the west, Church Street 
Village, was approved as a Planned Development with multiple stages/amendments 
and features significantly less compliance (more Site Development Allowances) with the 
R4 District than the 1611 Church Street request. Church Street Village is located in the 
R4 District and is not within the oWE West Evanston Overlay District. 
 
Inclusionary Housing Ordinance 
The proposal is considered a covered development (5 or more dwelling units) that must 
comply with the requirements of the Inclusionary Housing Ordinance. While an on-site 
inclusionary housing unit is preferred by the Department, the fee-in-lieu payout is 
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compliant since the development is proposed as for-sale condominium units. The 
Applicant did consider utilization of a proposed coach house ADU as an inclusionary 
unit, but that would not comply with the requirements of the IHO since the one 
inclusionary unit at the property would be significantly smaller and different compared to 
the townhouse condo units. The Applicant agrees to pay the fee-in-lieu, which is 
required at 1.5x the base fee due since the development is for-sale condominium units 
and is not providing any inclusionary units on-site. The Applicant agrees to comply by 
paying a total of $268,964 (assuming submittal for a building permit under the 2024 IHO 
rate) to the Affordable Housing Fund. The townhouse units are currently proposed with 
a sale price ranging from $412,300 - $587,600 each, which may change depending on 
construction costs. 
 
Department Recommendation 

The Community Development Department believes the request is appropriate since the 
intent of the West Evanston Master Plan is met by converting the property to residential, 
while also adaptively reusing an existing structure that will add green infrastructure and 
improvements, and establish a co-housing community that does not currently exist in 
Evanston. The variations requested are minimal and are related to the location of the 
existing principal structure. If the Land Use Commission determines the Standards for 
Amendments and the Standards for Major Variations are met, the Commission should 
approve the requested map amendment and zoning relief. 
  
Standards for Approval 

In order for the Land Use Commission to recommend approval of the requested map 
amendment, the proposed request must meet the Standards for Map Amendments 
(Section 6-3-4-5): 
 

1. Whether the proposed amendment is consistent with the goals, objectives, and 
policies of the Comprehensive General Plan, as adopted and amended from time 
to time by the City Council. 

2. Whether the proposed amendment is compatible with the overall character of the 
existing development in the immediate vicinity of the subject property. 

3. Whether the proposed amendment will have an adverse effect on the value of 
adjacent properties. 

4. The adequacy of public facilities and services. 
 
In order for the Land Use Commission to recommend approval of the requested 
variations, the proposed request must meet the Standards for Major Variation (Section 
6-3-8-12-E): 
 

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

2. The requested variation is in keeping with the intent of the zoning ordinance. 
3. The alleged hardship or practical difficulty is peculiar to the property. 
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4. The property owner would suffer a particular hardship or practical difficulty as 
distinguished from a mere inconvenience if the strict letter of the regulations were 
to be carried out. 

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

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

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

 
Action by the Commission 

After making findings of fact as to whether or not the requested map amendment and 
zoning relief each meet the aforementioned standards, the Land Use Commission may 
approve, approve with conditions, or deny the requested map amendment and zoning 
relief. The Land Use Commission is the recommending body for this request pursuant to 
Section 6-3-4-8 of the Evanston City Code.  
 
Attachments 

Aerial Photo 
Street View 
Zoning Map 
Map Amendment Application – submitted June 27, 2023 
West Evanston Overlay District (existing zoning WE1 sub-district) – (begins on p.17) 
West Evanston Master Plan (Redevelopment Area 2 begins on p.19) 
West Evanston Plan & Overlay District Impact Staff Memo – October 24, 2022 
R4 General Residential District (proposed zoning district) 
Major Variation Application – submitted June 27, 2023 
Inclusionary Housing Application – submitted April 23, 2024 
Cohousing Explanation from Applicant 
Plat of Survey 
Site Plan, Elevations, Renderings – updated May 15, 2024 
Zoning Analysis – updated April 4, 2024 
Ward Meeting Project Details 
Public Notice 
Staff Comments 
 

https://www.cityofevanston.org/home/showpublisheddocument/4024/636224209250030000
https://www.cityofevanston.org/home/showpublisheddocument/4028/636224209254570000
https://library.municode.com/il/evanston/codes/code_of_ordinances?nodeId=TIT6ZO_CH8REDI_PTBDIRE_6-8-5R4GEREDI
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Michael Griffith <mgriffith@cityofevanston.org>

Fwd: Zoning Map Amendment Application
1 message

Elizabeth Williams <ewilliams@cityofevanston.org> Tue, Jun 27, 2023 at 10:04 AM
To: Michael Griffith <mgriffith@cityofevanston.org>, Meagan Jones <mmjones@cityofevanston.org>
Cc: Melissa Klotz <mklotz@cityofevanston.org>

Hi Mike & Meagan, please see the map amendment application. 

Melissa - FYI 

Liz Williams
Planning Manager
Planning & Zoning Division
Community Development Department
City of Evanston

2100 Ridge Ave | Evanston, IL 60201 | (224) 296-4489 
ewilliams@cityofevanston.org | cityofevanston.org

Note:  The contents of this electronic mail to/from any recipient hereto, any attachments hereto, and any associated
metadata pertaining to this electronic mail, is subject to disclosure under the Illinois Freedom of Information Act, 5 ILCS
140/1 et. seq.

---------- Forwarded message ---------
From: <noreply@formstack.com>
Date: Mon, Jun 26, 2023 at 11:57 AM
Subject: Zoning Map Amendment Application
To: <zoning@cityofevanston.org>

Formstack Submission For: Zoning Map Amendment
Application
Submitted at 06/26/23 11:57 AM

Address:
1611 Church St
Unit 1
Evanston, IL 60201

Permanent Identification
Number (PIN) 1: 10-13-222-004-0000

https://www.google.com/maps/search/2100+Ridge+Ave+%7C+Evanston,+IL+60201?entry=gmail&source=g
mailto:ewilliams@cityofevanston.org
http://cityofevanston.org/
mailto:noreply@formstack.com
mailto:zoning@cityofevanston.org
https://arts.formstack.com/forms/map_amendment_application
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Permanent Identification
Number (PIN) 2:

Name: Thomas Gourguechon

Organization: CSE1611, LLC

Address:
1107 Hull Terrace
Unit 1
Evanston, IL 60202

Home or Office Phone
Number: (847) 691-6783

Cell Phone Number: (847) 691-6783

Email: tom.gourguechon@gmail.com

Please choose primary
means of contact: Home or Office Phone

Is applicant also the
property owner?: No

Name: Chris Gladwin

Organization: CSE1611, LLC

Address:
4850 N. California Ave
#2
Chicago, IL 60625

Home or Office Phone
Number: (773) 517-2174

Cell Phone Number: (773) 517-2174

Email: chris@gladwinmail.com

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

Other: project manager

Address: 1611 Church St

PIN: 10-13-222-004-0000

1) Are more properties
affected?: No

Address:

https://www.google.com/maps/search/1107+Hull+Terrace+%0D%0AUnit+1+%0D%0AEvanston,+IL+60202?entry=gmail&source=g
mailto:tom.gourguechon@gmail.com
https://www.google.com/maps/search/4850+N.+California+Ave+%0D%0A%232+%0D%0AChicago,+IL+60625?entry=gmail&source=g
mailto:chris@gladwinmail.com
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PIN:

2) Are more properties
affected?:

Address:

PIN:

3) Are more properties
affected?:

Address:

PIN:

4) Are more properties
affected?:

Address:

PIN:

5) Are more properties
affected?:

Address:

PIN:

6) Are more properties
affected?:

Address:

PIN:

7) Are more properties
affected?:

Address:

PIN:

8) Are more properties
affected?:

Address:

PIN:
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9) Are more properties
affected?:

Address:

PIN:

10) Are more properties
affected?:

Address:

PIN:

Are more properties
affected?:

Please list all additional
properties affected with
address along with PIN.:

Please list the contact
information (Name,
address, phone, email) of
all property owners
affected by this
amendment.:

N/A

Zoning Districts of
Properties Subject to this
Application:

R4

Current Overlay District(s)
(if any): West Evanston

Proposed Zoning Districts
of Properties Subject to
this Application:

R4

Proposed New Overlay
District(s) (if any): none

Describe the current land
use of the properties
subject to this petition.:

light industrial

Describe the development,
proposal, or other
reason(s) for this
amendment.:

Adaptive reuse of existing industrial building into 7 residential
co-housing, cooperatively owned apartments (approximately
7 units per acre). All existing exterior paving will be removed
and replaced with landscaped areas, orchard plants, trees,
urban food garden, pollinator stations, permeable paving and
enclosed, one story parking buildings pursuant to the
submitted zoning plans dated 6-19-2023.
West Evanston Overlay District contemplates the extension
of Florence Ave., north through the existing site and affects
the Cahill Plumbing Co. property to the east.In addition, there
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is another operating manufacturing building to the north in
way of the Florence extension, as well as Tapecoat
Manufacturing, Positive Connections, Fatzee's Foods,
among others.

How is the proposed
amendment with the goals,
objectives, and policies of
the Comprehensive
General Plan, as adopted
and amended from time to
time by the City Council?:

The proposed project is consistent with land use patterns in
the immediate neighborhood and consistent with the
guidelines of the Comprehensive General Plan objectives.
Immediately west of the site is a recently developed multi-
unit townhouse condominium project that, along with this
project, reinforces the residential character, integration and
diversity of housing types within the block of Church St.
between Asbury and Dodge. It will enhance the economy,
convenience and attractiveness of the greater Church/Dodge
district. This project is conceived as co-housing with
cooperative ownership. As a result, property management
will be organized and conducted by residents while building
and general property maintenance will also be performed by
residents to the extent practicable.
The contemplated project is a prime example of adaptive
reuse and preservation/restoration of a 1920s industrial
building while retaining the character and architectural
integrity of the building. The distinctive bow truss building
and new industrial style skylights running along the spine of
the roof retain the distinctive architectural style and quality
design of the original. The architectural and engineering
treatments both interior and exterior are being designed to
maximize open view corridors, green space, low carbon
footprint and support walkability, electric vehicles, biking and
access to public transportation and downtown Evanston.
Materials, especially timbers, salvaged from the building will
be reused as decorative elements, common area furniture
and landscape treatments.
The redeveloped site will be fully stripped of existing
impervious pavement, open landscaped areas and
permeable paving courtyards will include fruit trees and
native tree canopies to limit urban heat island effects. In
addition, a 2000 square foot urban farm garden will be built
with consideration given to support pollinators and native
prairie plant species.
The engineering approach is to design an all-electric building
incorporating the use of photovoltaics as an ancillary energy
source. Existing natural gas service to the building may be
retained to power back-up electric generator(s) in the event
of an extended power outage. New lead-free water service,
sanitary service and storm water management techniques
will be incorporated into engineering design. We plan to fully
fire sprinkler the building and provide standpipe hose
connections to satisfy fire department requirements.
This proposed adaptive reuse redevelopment will reflect its
special character, become a vibrant component of the local
residential inventory and enhance both commercial and
residential neighborhood assets.

In what ways is the
proposed amendment
compatible with the overall
character of existing
development in the
immediate vicinity of the
subject property?:

The proposed development is fully compatible with the
overall character of existing development in the immediate
vicinity of the subject property. This neighborhood has been
transitioning from commercial/industrial to residential for
some years. The Hines Lumber yard is now a townhouse
condominium development. The property is immediately west
of the subject property. To the east of Cahill Plumbing single
family residences extend to Ridge Avenue and beyond.Side
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streets are predominantly single family with Mason Park
anchoring the neighborhood.

Will the proposed
amendment have an
adverse affect on the
values of adjacent
properties and why?:

The proposed amendment will not have an adverse affect on
adjacent properties, but will enhance property values and
provide significant benefits to the neighborhood. The viability
of adaptive reuse of existing buildings, removal of non
permeable surfaces, reducing the carbon footprint via all
electric residences, increasing the tree canopy, introduction
of native plant species and provisions for electric vehicles will
add enhanced neighborhood assets.

What change to existing
public facilities and
services, if any, will be
required to serve the
effects of the proposed
amendment?:

We anticipate no changes to existing public facilities and
services.

Plat of Survey - One copy
of plat of survey, drawn to
scale, that accurately
reflects current
conditions.:

View File

Date of Survey: Jun 12, 2023

Legal Descriptions of all
properties as shown on
Plat of Survey:

View File

Date of Descriptions: Dec 02, 2021

Proof of Ownership -
Accepted documents for
Proof of Ownership
include: a deed, mortgage,
contract to purchase,
closing documents, etc.:

View File

Document Submitted: warranty deed

Additional Documentation:

Additional Documentation
-:

Quantity: 1

Price: 1100

Credit Card: Card number: ************2117 Expiration: 01/26

I certify that all of the
above statements and all
statements, information

View Signature

https://arts.formstack.com/admin/download/file/14827240781
https://arts.formstack.com/admin/download/file/14827240783
https://arts.formstack.com/admin/download/file/14827240785
https://arts.formstack.com/admin/download/file/14827240790
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and exhibits that I am
submitting in conjunction
with this application for
relief from the
requirements of the Zoning
Ordinance or for an appeal
from the Zoning
Administrator's decision
are true to the best of my
knowledge.:

Copyright © 2023 Formstack, LLC. All rights reserved. This is a customer service email.

Formstack, 11671 Lantern Road, Suite 300, Fishers, IN 46038

https://www.google.com/maps/search/11671+Lantern+Road,+Suite+300,+Fishers,+IN+46038?entry=gmail&source=g








 Memorandum 
 
To:  Members of the Planning and Development Committee 

From: Melissa Klotz, Zoning Administrator 

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

Subject: Discussion of the West Evanston Plan & Overlay Area and its impact on 
current and future development 

Date:  October 24, 2022 

 
Recommended Action: 
Staff requests the Planning & Development Committee discuss the intent and policies of the 
West Evanston Master Plan and the corresponding zoning regulations of the oWE West 
Evanston Overlay District, and establish an appropriate path forward for future development in 
the western portion of Evanston and corresponding Five-Fifths TIF area. The existing plan and 
zoning regulations are proving problematic to anticipated and encouraged redevelopment such 
as the Mt. Pisgah site at Church & Darrow. 
 
Committee Action: 
For Discussion 
 
Summary: 
For decades, Evanston has been considered a top-tier municipality and leader in the Planning 
and Land Use arena. Throughout the 1990s and early 2000s, the Evanston community, City 
Planners, and contracted consulting firms engaged in thoughtful meetings, design charrettes, 
and public hearings to establish appropriate redevelopment plans and codified zoning 
requirements specificextremely includeplans Theseof theareas certain for city. 
redevelopment details that must be followed and are codified in the oWE West Evanston 
Overlay District, and made sense prior to the 2007-2008 housing market crash and subsequent 
market reset. In conjunction with technological advancement (the internet, electric vehicles, 
transit oriented development), a focus on equity, and the post-pandemic future, some aspects 
of the West Evanston Master Plan and corresponding oWE West Evanston Overlay District are 
outdated, ineffective, and now create substantial barriers to the community revitalization they 
are supposed to encourage. 
  
West Evanston Master Plan 
Adopted in May 2007, the West Evanston Master Plan was established to create a coherent 
redevelopment plan for the West Evanston TIF area that is in effect through 2028 (primarily the 
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old Mayfair train line and adjacent industrial properties) to ensure complete streets and 
appropriate residential infill occurs over time. The general planning goals and objectives of the 
plan reflect past policy of the City and the community. The Plan was created via significant 
community involvement and included many meetings and charrettes where input was gathered 
from 2nd and 5th ward residents. While many of the goals and objectives of the West Evanston 
Master Plan remain true today, they may not prioritize the most significant challenges that 
Evanston now faces.  
  
The plan called for sub-areas classified by general redevelopment guidelines, or with detailed 
form-based planning including exact redevelopment plans and zoning regulations. The sub-
areas selected for form-based planning regulate exact housing types, building styles, building 
locations, new street layouts, height and bulk, uses, etc. This form-based code was established 
in the oWE West Evanston Overlay District that was adopted in January 2009 and is regulated 
within Sections 6-15-15 and 6-15-16 of the Zoning Ordinance. 
  
oWE West Evanston Overlay District 
The oWE West Evanston Overlay District is the zoning area that features the additional set of 
zoning regulations contemplated in the West Evanston Master Plan. Notably, these zoning 
regulations include redevelopment requirements for street extensions that include extensive 
storm water detention, curbs, sidewalks, street lights, etc. and dedication of that land back to 
the City. While the street extensions are ideal for linking existing blocks and fulfilling complete-
streets with multimodal access, doing so is cost prohibitive, may increase vehicular traffic in 
existing neighborhoods, and removes private property from the property tax base once 
dedicated back to the City. Additionally, once constructed, the new streets, sidewalks, storm 
water, and other infrastructure requires life-long maintenance by the City. 
  
Most of the street extensions required extend over multiple properties that are not currently 
held in common ownership. When the plan and overlay were originally enacted, the housing 
boom made it economically feasible for contiguous property owners to sell their properties 
together at once for one new large development opportunity; many property owners would sell 
if top-dollar were commanded. When the market crashed and property values fell, contiguous 
land sales (and redevelopment opportunities) no longer seemed feasible. Today, there are 
properties within the oWE Overlay District that are currently vacant or underutilized but are 
unable to redevelop because required street extensions straddle property lines and parcels 
that are not available for sale at this time. 
  
Additionally, the oWE Overlay District requires rezoning of existing industrial properties as they 
redevelop. These properties typically exist in I1 Industrial/Office District, I2 General Industrial 
District, and MXE Mixed-Use Employment District, and are slated with WE1 West Evanston 
Transitional Overlay zoning. While the regulations do not include a sunset clause to require the 
closure of any existing industrial business/facility in operation, the Overlay does place 
additional industrial use restrictions to ensure all currently-zoning industrial properties in the 
Overlay become less-intense over time (ie. no use shall be more intense than any previously 
existing use at a subject property in the WE1 sub-area). This means some properties in the 
WE1 are currently restricted to office use only unless the existing structure(s) are demolished 
for residential redevelopment. While additional housing is needed in Evanston, so are industrial 
properties, which have greatly diminished in recent years. Industrial properties pay a portion of 
the property tax base and provide local blue-collar jobs. 
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Examples:  

• National Awards Building (1611 Church) – This property is located within the oWE 
Overlay District with WE1 sub-area zoning, which is specified by the overlay as 
previously industrial property that will redevelop as multifamily residential. WE1 specifies 
existing structures cannot ever have a more intense use than the last use at the property. 
The last use in the 13,000 square foot building on a 46,000 square foot lot with a large 
surface parking lot was a miniature dollhouse furniture maker with approximately 3 
employees. The overlay and WE1 mean the property is basically unusable and has now 
sat fordown torn is industrial buildingIf theyears. for vacantmostly existing

multifamily iswhichresidential,as redevelopmustproperty theredevelopment, 
appropriate. However, no redevelopment can occur unless the private developer also 
incorporates a street extension (street, storm water detention, curbs, sidewalks, street 
lights, etc.) of Florence Avenue, which dead ends at the intersection just south of the 
property. The street cannot be extended unless the property to the east (Cahill 
Plumbing) also redevelops at the same time. Even then, the plan and overlay require 
almost half of each of the two properties to be utilized for a public street. The remaining 
land for multifamily residential is not enough to cover the cost of the development, 
especially when considering the exact requirements for the multifamily residences as 
well (townhomes, private alley access, etc.). Furthermore, the properties likely could still 
not redevelop unless a third property that is immediately north is incorporated in, to 
further extend Florence Avenue north to a connecting street. There is a building on the 
third required.is extensionstreettheof Thewaytheinproperty where 
development/zoning problems of this property have been apparent to staff for a decade. 

• ComEd Substation (1919 Church) – This property is located on the corner of Church 
and Brown, right next to the Y.O.U. building. The Substation was upgraded in 2016 to 
reduce brownouts and power outages in parts of Evanston. The overlay required a 
Special Use and variations to reduce the screening (fencing and landscaping) at the 
substation. The screening and extremely detailed landscaping requirement (which 
dictates plant spacing to the inch) was reduced for visual safety, ComEd equipment 
safety, future plant growth, and vision clearance. The overlay requirements were 
inappropriate and unduly burdensome for an existing utility station. 

• Windy City Garden Center (2000 Green Bay Road) - Windy City Garden Center, a retail 
landscaping/plant nursery, proposed improvements to the parking lot to pave existing 
gravel parking areas. The proposal was required to comply with the landscaping 
requirements of the overlay. Windy City Garden Center, a landscaping/plant nursery, 
could not feasibly comply with the landscaping requirements of the oWE Overlay District 
and was granted exceptions by the Design & Project Review Committee to reduce 
plantings. 

• Y.O.U. (1911 Church) – The new Y.O.U. building is the ONLY new construction that 
complies with the overlay. This took extensive detailed work by the owner’s architect 
and many discussions with staff. However, the building is only considered compliant 
because staff determined the property could be considered a corner lot given the true 
corner (immediately west) is occupied by the ComEd Substation. As a corner lot, Y.O.U. 
had the option to construct an “iconic” building instead of a “mixed-use building”. A 
“mixed-use building,” as defined by the overlay, would have triggered many variations 
or been infeasible for the project. 
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• 2044 Wesley – This undeveloped property just south of the public storage facility at 
Simpson and Green Bay is appropriately slated for multifamily residential as well as a 
street extension of Jackson from Foster to Simpson. It is not economically feasible to 
follow the exact requirements of the overlay unless the public storage facility is torn 
down and redeveloped as well, therefore the property owner requested a map 
amendment to remove the property from the overlay in late 2019. The map amendment 
was recommended for denial by the Land Use Commission (since there was not an 
accompanying development proposal showing exactly what would be proposed at the 
site), but was approved by the City Council. The property owner then proceeded with a 
Planned Development for townhomes and one modest multifamily residential building, 
but later withdrew the request due to economic constraints. The property owner is now 
considering a higher-density proposal. Although not yet officially submitted to the City, 
staff is aware higher density may be appropriate but is not what the West Evanston 
Master Plan calls for at the site. The development/zoning problems with this property 
have been apparent to staff for over 5 years, and continues to be a problem even 
following removal of the property from the overlay district. 
  

Conclusion: A new plan is needed that addresses the specific concerns of the West Evanston 
area and the future redevelopment of and/or preservation of industrial sites,  the old Mayfair 
properties, and appropriate residential infill. Complete streets that increase land value and drive 
up housing costs may not be appropriate. Instead, additional bicycle and pedestrian paths may 
improve mobility while encouraging moderate housing costs for new construction. This plan 
should be part of the larger Comprehensive Plan that addresses the intersectionality of West 
Evanston to the rest of the city while understanding the past and current needs of the area and 
community. 
 
Legislative History: 
West Evanston Planning Area Map 
West Evanston Master Plan Subarea 1 & 2 
West Evanston Master Plan Subarea 3 
oWE West Evanston Overlay Regulations (6-15-15 & 6-15-16) 
TIF Information & Maps 
  
This item was tabled to the next meeting at the October 10, 2022 P&D Committee meeting. 
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Front Facade

Front  Facade - Tuckpoint existing brick

Current Site 
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Existing Site Plan
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Sustainable Vision
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Proposed Site Plan
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Rear Facade

Front  Facade - Tuckpoint existing brick
Existing Parge

Material
Existing Material Palette

East Facade - Remove Parge / Expose Brick

West Facade

Existing Brick
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Material - Cedar Wood Siding



PerforatedFlat Solid Corrugated
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Material - Corten Steel





Window Side - Corten Soffit + Natural Cedar Garage Door Opening Side  - Corten Soffit + Natural Cedar

Cladding Material Example 

Flush Mount Garage Doors
Wood Slat Doors to Match Adjacent Siding - Hiding Door 

Opening 
Corten Facsia and Deep Roof Overhang for Protection
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Garage Elevations
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Church Street Elevation
View of Site from Church Street
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Zoning Analysis 
Summary 

Re-Review 
Date:03/18/2024  
updated 04/04/2024 
Melissa Klotz, Zoning 
Administrator 

 

    

Case Number:  Case Status/Determination: 

22ZONA-0239 1611 Church Street Noncompliant 

  

Proposal:    

Adaptive reuse of existing structure to convert to 7 DUs  + detached ADU; new detached garage buildings. 
Requesting ADU as the affordable unit (equivalent request; does not meet IHO). 

 
 
Non-compliant: 

    

Code Section Proposed and Required Recommendation 
Existing Zoning: 
oWE & WE1-R4 

West Evanston Overlay District and the WE1-R4 sub-
district requires a specific plan for townhouse and small-lot 
houses and including a significant portion of land dedicated 
for the extension of Florence Ave. as a public street. The 
regulating plan may be deviated from minimally with 
respect to building locations and architectural details (cap 
and base types, building materials) but does not allow for 
variation of other zoning regulations. 
 
Proposal for 7 DUs + detached ADU does not comply with 
the specific plan for 1611 Church St. in the West Evanston 
Physical Planning & Urban Infill Design Master Plan as a 
WE1 property. Adaptive reuse of the existing industrial 
building to side by side dwelling units may meet the intent 
of the oWE & WE1 per 6-15-6-6-B. However, the addition 
of any new structures and exclusion of the extended 
Florence Ave. do not comply with the regulating plan. 
Rezoning the property is required for the proposed 
adaptive reuse, per 6-15-15-II-B-2. 
 
Map Amendment to remove the property from the oWE 
Overlay and WE1-R4 overlay zoning district, and 
replacement with the R4 General Residential District, is 
needed. Of note, the end goal of the oWE & WE1 is to 
convert the property to R4 once redeveloped. Said map 
amendment would accomplish the same goal and therefore 
meets the intent of the Plan. Rezone the property to R4. A 
Planned Development under the R4 is not required due to 
reuse of existing principal structure – not deemed 
substantial construction. 
 
FYI, the City is now updating the Comprehensive General 
Plan and Zoning Code, and anticipates adoption in the first 

Map Amendment to rezone 
to R4 with overlay removed. 
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quarter of 2025.Substantial zoning changes/modifications 
to zoning regulations are anticipated, which may reduce 
the amount of zoning relief and/or map amendment 
needed to achieve this proposal. 

IHO Inclusionary Housing Ordinance applies to all 
developments of 5 or more DUs. When zoning relief is 
needed, at least 5% of on-site units must be affordable. 
Current proposal requests 7 DUs + 1 ADU with the ADU as 
the affordable unit – this does not meet the IHO so no 
zoning bonuses are applied within the zoning analysis. 
Continue working with Marion Johnson in Housing 
regarding these details. Details are required and must 
be confirmed prior to scheduling for a public hearing 
with the LUC. 

City Council approval of the 
ADU affordable unit request 
is required as an Alternative 
Equivalent Request. 

6-8-1-12 Townhomes are required to face the public street 
frontage. Propose facing interior side yard. 

Variation required 

6-4-6-2-D Accessory structure yard: detached accessory structures 
are not permitted between the principal structure and the 
front property line. Propose accessory structures in the 
front yard (not within the required front yard setback). 

Variation required 

   

   

 
Request Map Amendment, 2 Variations, IHO Alternative Equivalent Request. The Land Use Commission 
reviews the Map Amendment and Variations and makes a recommendation to the City Council, who will 
then vote on all requests including the IHO portion. 
 
Additional Comments: 
 

 Planned Development due to lot size is not required because the principal structure is existing. 

 Confirm garage height – shown as 9’6” and 10’2” (both measurements are compliant) as well as ADU 
height (maximum 2 stories and 28’ for a peaked roof is allowed or 20’ for a flat roof). 

 Impervious Surface: Lowered – existing is legally nonconforming at 86%. Proposed is now compliant. 
 Confirm eaves extend no more than 6” into the 5’ required interior side yard and rear yard setbacks 

(new construction portion only). 

  

Principal Use and Structure: Analyzed under R4 (anticipated map amendment) 

 Use: Townhomes 2,500 sq ft lot size/DU required = 17 DUs max; 7 + ADU 
proposed; compliant 

 Lot width: 124; compliant 

 Lot size: 46,804 sq ft; compliant (updated per new survey) 

 Dwelling Units #: 7 + ADU; compliant 

 Building Lot Coverage: 17,235 sq ft = 36.8%; compliant 

 Impervious Surface Coverage: 25,640.5 sq ft = 54.8%; compliant 



Zoning Analysis – Summary 1611 Church St. updated 04.04.2024 
Page 3 

 

 Accessory Structure Rear Yard Coverage: no change 

 Gross Floor Area: NA 

 Building Height: 22’1” @ addition; compliant 

 Yards: compliant 
 
Front: 27’ (to accessory structure) 
 
Street Side: NA 
 
Interior Side: N – no change 
 
Interior Side: S – 6.6’ @ principal structure addition; compliant 
 
Rear: no change/enclose existing area within setback; non-compliant 

Accessory Use and Structure 1: garages (new) 

 Location (Yard): Front yard; noncompliant 

 Height:10’2” @ flat roof; compliant 
Height (garage with ADU): assumed compliant at no more than 28’ and 2 stories 

 Distance from Principal Building: 24’; compliant 

 Yards: building envelope for principal structure; compliant 
 
Front: 27’ 
 
Street Side: NA 
 
Interior Side: N – 5’ 
 
Interior Side: S – 6.6’ 
 
Rear: NA 

Accessory Use and Structure 2: patio 

 Location (Yard): building envelope attached to principal structure; compliant 

 Height: NA 

 Distance from Principal Building: NA 

 Yards: building envelope 
 
Front:  
 
Street Side:  
 
Interior Side: N +5’; compliant 
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Interior Side: 
 
Rear: 

Parking Requirement:  

 Use 1: 7 townhouse DUs @ 1.5 spaces each = 10.5 = 11 
 
Use 2: ADU = no parking 
 
Use 3: 
 
Total Required: 11 including one ADA; 13 proposed including one ADA; compliant 

 Handicapped Spaces: 1 required; compliant 

 Access: existing curb cut to street; no alley access present; compliant 

 Vertical Clearance: 7’6” where 7’ is required; compliant 

 Surface: permeable concrete; compliant 

 Location: garage – compliant 

 Parking Angle 1: 90 
 
Parking Space Size: 9’ x 18’ where 8.5’ x 18’ is required; compliant 
 
Drive Aisle Width: 24’; compliant 
 
Module: 42’; compliant 
 
Parking Angle 2: 

Loading Requirements: NA 

 Use 1: 
 
Use 2: 
 
Use 3: 
 
Total Number of Short/Long Loading Berths: 

 Long Berth Size: 

 Short Berth Size: 

 Vertical Clearance: 

 Location: 

Miscellaneous: rooftop deck 
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 Located within building envelope on principal structure; compliant 
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Front Facade

Front  Facade - Tuckpoint existing brick

Current Site 

View - North west

Garage
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Site Survey
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Existing Site Plan
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Proposed Site Plan
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Residential Unit Area Summary:

Area: Level 1 Mezzanine Subtotal
Unit #1 - 1 Bedroom 1,024 sf 403 sf 1,427 sf
Unit #2 - 1 Bedroom      977 sf 388 sf 1,365 sf
Unit #3 - 1 Bedroom 1,052 sf 418 sf 1,470 sf
Unit #4 - 2 Bedroom 1,554 sf 391 sf 1,945 sf
Unit #5 - 2 Bedroom 1,554 sf 383 sf 1,937 sf
Unit #6 - 2 Bedroom 1,554 sf 366 sf 1,920 sf
Unit #7 - 2 Bedroom 1,554 sf 410 sf 1,964 sf
Unit #8 - Studio    445 sf    ---    445 sf   
Total 9,714 sf 2,759 sf 12,473 sf

Common Area Summary:

Area: Level 1 Mezzanine Subtotal
Green House 638 sf    ---    638 sf
Common Area 981 sf 355 sf 1,336 sf
Bathroom / Utility 298 sf   99 sf       397 sf
Fitness / Yoga 640 sf 313 sf    953 sf
Art Room 736 sf   ---    736 sf
Total 3,293 sf 767 sf 4,060 sf
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Ground Floor Plan
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Residential Unit Area Summary:

Area: Level 1 Mezzanine Subtotal
Unit #1 - 1 Bedroom 1,024 sf 471 sf 1,495 sf
Unit #2 - 1 Bedroom      977 sf 457 sf 1,434 sf
Unit #3 - 1 Bedroom 1,052 sf 491 sf 1,543 sf
Unit #4 - 2 Bedroom 1,555 sf 620 sf 2,175 sf
Unit #5 - 2 Bedroom 1,555 sf 634 sf 2,189 sf
Unit #6 - 2 Bedroom 1,555 sf 622 sf 2,177 sf
Unit #7 - 2 Bedroom 1,555 sf 630 sf 2,185 sf
Unit #8 - Studio    388 sf 152 sf    540 sf   
Total 9,661 sf 4,077 sf 13,738 sf

Common Area Summary:

Area: Level 1 Mezzanine Subtotal
Green House 638 sf    ---    638 sf
Common Area 962 sf 742 sf 1,704 sf
Bathroom / Utility 536 sf   ---       536 sf
Fitness / Yoga 713 sf 303 sf 1,016 sf
Recording and Office 715 sf   ---    715 sf
Art Room 281 sf   ---    281 sf
Total 3,845 sf 1,045 sf 4,890 sf
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3Garage 1 Elevation - South

6Garage 1 Elevation - North
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Rear Facade

Front  Facade - Tuckpoint existing brick
Existing Parge

Material
Existing Material Palette

East Facade - Remove Parge / Expose Brick

West Facade

Existing Brick



Lap Siding Tongue and Groove (T&G)

New

Untreated

Natural Aging
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Stained

KnottyClear
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Material - Cedar Wood Siding



PerforatedFlat Solid Corrugated
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Material - Corten Steel





Window Side - Corten Soffit + Natural Cedar Garage Door Opening Side  - Corten Soffit + Natural Cedar

Cladding Material Example 

Flush Mount Garage Doors
Wood Slat Doors to Match Adjacent Siding - Hiding Door 

Opening 
Corten Facsia and Deep Roof Overhang for Protection
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Garage Elevations
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Church Street Elevation
View of Site from Church Street



NOTICE OF A PUBLIC HEARING 
Evanston Land Use Commission 
Wednesday, May 22, 2024, 7:00 pm 
Morton Civic Center, 2100 Ridge Avenue 
Council Chambers 
 
Please be advised, as you own, or otherwise may have interest 
in a property within 500 ft. of the address listed below, for which 
the following zoning application will be discussed: 

Map Amendment & Major Variations | 1611 
Church Street | 23PLND-0045 & 23ZMJV-0047 

Thomas Gourguechon of CSE1611 LLC, applicant for the 
property owner, submits for a Map Amendment and Major 
Variations for an adaptive reuse to convert an existing industrial/
office building into 7 dwelling units and one ADU, and for 
additions/new construction for amenity space and parking. The 
applicant requests a Map Amendment to rezone the property 
from the current WE1 West Evanston Transitional District and the 
oWE West Evanston Overlay District to the R4 General Residential District (Section 6-8-5). The applicant requests Major 
Variations for townhome orientation that does not face the right-of-way (Section 6-8-1-12), and detached accessory structures 
between the principal structure and the front property line but not within the required front yard (Section 6-4-6-2-D), in the R4 
General Residential District. The Land Use Commission makes a recommendation to the City Council, the determining body 
for this case in accordance with Section 6-3-4-8 of the Evanston Zoning Code. PIN: 10-13-222-004-0000 

Those wishing to make public comments at the Land Use Commission meeting may attend in-person or submit written comments in advance by 
calling/texting 847-448-4311 or completing the Land Use Commission online comment form available online here: https://bit.ly/lucpubliccomment . 
Information about the Land Use Commission is available online at www.cityofevanston.org/government/land-use-commission. Questions can be 
directed to Michael Griffith, Planner, at 847-448-8155 or via e-mail at mgriffith@cityofevanston.org. The City of Evanston is committed to making 
all public meetings accessible to persons with disabilities. Any citizen needing mobility or communications access assistance should 
contact the Community Development Department 48 hours in advance of the scheduled meeting so that accommodations can be made at 847-
448-8170 (Voice) or 847-866-5095 (TDD). La ciudad de Evanston está obligada a hacer accesibles todas las reuniones públicas a las 
personas minusválidas o las quines no hablan inglés. Si usted necesita ayuda, favor de ponerse en contacto con la Oficina de Administración 
del Centro a 847-448-4311 (voz) o 847-866-5095 (TTY). 

https://bit.ly/lucpubliccomment


 

 
 
October 12, 2023 
 
Tom Gourguechon 
CSE1611, LLC 
1107 Hull Terrace 
Evanston, IL 60202 
 
RE: Adaptive Reuse  
 1611 Church Street 
 
Dear Mr. Gourguechon, 

Melissa Klotz 
Community Development Dept. 

Planning & Zoning Division 2100 
Ridge Avenue 

Evanston, Illinois 60201 
T 847.448.8153 

TTY 847.448.8052 
www.cityofevanston.org

 

Staff has reviewed your proposal for a seven dwelling unit plus one ADU adaptive 
reuse townhome proposal at 1611 Church Street. Please review the following 
comments from staff. Each comment should be addressed via a responses letter 
along with any corresponding updates to plans noted. Some comments are general 
information and may be responded to with “understood”. 
 
Please note that the site plan, facades, building design, and construction materials 
that are stated as part of the application are reviewed by the Land Use Commission 
and are considered entitlement plans. The plans that will be submitted for permit 
must be “substantially compliant with the documents and testimony on record” from 
the Land Use Commission hearing and City Council determination. We recommend 
you work to finalize these elements prior to proceeding to the Land Use 
Commission. 
 
Public Works – Waste 

1. Acknowledgement that these structures are close to the Church Street Waste 

Transfer Station and Residents that live in these areas are to experience the 

occasional smells as well as noted truck traffic from the location of that 

station. 

2. 7 Units mean at least 1.75 cubic yards of refuse waste service is needed per 

week for residents. 

3. Refuse and recycling services must have access for the security gate as well 

as any access to refuse areas that are secured. 

4. Encourage providing enough space to allow residents to be able to compost 

food scraps in refuse area. 

5. Driveway must be properly plowed during snow events to ensure refuse 

services are able to be completed. 

6. Who will be responsible for waste collection/litter around the property and in 

common areas? 

http://www.cityofevanston.org/


Housing & Grants: 

1. Updated Inclusionary Housing Ordinance application is required and has not 

been resubmitted to date. Application and details are needed prior to confirming 

the Land Use Commission public hearing date to confirm if there is compliance 

with the IHO, an on-site affordable unit, or an equivalent request that requires 

City Council approval. 

 

Public Works – Engineering 

1. An MWRD permit is required for this project.  

2. Provide storm water detention for the whole site per city ordinance and Bulletin 

75. 

3. Replace the site water and sanitary service lines.   

4. Will there be one water meter (and one bill) or are separate water 

services/meters anticipated?   

5. Replace any damaged public sidewalk adjacent to the site. 

6. Consider how mail/package delivery will be handled and if access to the 

security gate for USPS and package delivery is needed. 

7. Extend a marked pedestrian path from the residential area to the public right of 

way 

8. Designate bike parking spaces.  

 
Please be prepared to address the above comments and provide revisions if 
needed. As previously noted and restated in the Housing & Grants comments, 
an updated IHO Application is required prior to confirming the Land Use 
Commission public hearing date. 

 
If you have any questions about the above comments, please do not hesitate to 
contact me directly at mklotz@cityofevanston.org. 

 

Sincerely, 
 

 

Melissa Klotz 
Zoning Administrator 

 

Cc: Elizabeth Williams, Planning Manager, Interim Housing Manager 
 Sarah Flax, Community Development Director 
 Krissie Harris, 2nd Ward Councilmember 
  
 

mailto:mklotz@cityofevanston.org.
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