
LAND USE COMMISSION
Wednesday, August 28, 2024 | 7:00 P.M.

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

AGENDA

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

I. CALL TO ORDER/DECLARATION OF A QUORUM

II. OLD BUSINESS

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

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

III. NEW BUSINESS

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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A. Appeal | 1525 Judson Avenue | 24ZMJV-0029
Donna & Mitchel Harrison, property owners of 1519 Judson Avenue, appeal the yard
determinations of Zoning Analysis 24ZONA-0062 for a request to demolish a detached
garage and construct a 2-story detached garage/ADU at 1525 Judson Avenue in the R1
Single Family Residential District. The Appellant appeals the Zoning Administrator’s
interpretation that Davis Street is the front yard and Judson Avenue is the street side
yard of 1525 Judson Avenue, which thereby allows for zoning compliance for a detached
garage/ADU. Yard determinations are made in conformance with Zoning Code Section
6-4-1-9-A-4. The Land Use Commission is the determining body for this case in
accordance with Section 6-3-11 of the Evanston Zoning Code. PIN: 11-18-410-001-0000

IV. COMMUNICATION

V. PUBLIC COMMENT

VI. ADJOURNMENT

The next meeting of the Evanston Land Use Commission will be held on Wednesday,
September 11, 2024, at 7:00 pm, in the James C. Lytle Council Chambers in the Lorraine H.
Morton Civic Center.



 
 
 
 
 

1525 Judson Avenue 
 

 

Appeal 
24ZMJV-0029 

 
LUC Determining 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:  Appeal of Yard Interpretations for Zoning Analysis 24ZONA-0062 for a 

Detached Garage/ADU at 1525 Judson Avenue 
24ZMJV-0029 

 
Date:            August 21, 2024 
 
Request 

Donna & Mitchel Harrison, property owners of 1519 Judson Avenue, appeal the yard 
determinations of Zoning Analysis 24ZONA-0062 for a request to demolish a detached 
garage and construct a 2-story detached garage/ADU at 1525 Judson Avenue in the R1 
Single Family Residential District. The Appellant appeals the Zoning Administrator’s 

interpretation that Davis Street is the front yard and Judson Avenue is the street side 
yard of 1525 Judson Avenue, which thereby allows for zoning compliance for a 
detached garage/ADU. Yard determinations are made in conformance with Zoning 
Code Section 6-4-1-9-A-4. The Land Use Commission is the determining body for this 

case in accordance with Section 6-3-11 of the Evanston Zoning Code. PIN: 11-18-410-
001-0000 
  

Notice 

The Application has been filed in conformance with applicable procedural and public 

notice requirements including publication in the Chicago Sun-Times on August 12, 
2024. 
 
General Information 

Applicant/Appellant: Donna & Mitchel Harrison 

  1519 Judson Avenue 
  Evanston, IL 60201 
 
Owner:  same 

 
Location of Appeal: 1525 Judson Avenue 

    Evanston, IL 60201 

 

PIN:    11-18-410-001-0000 
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Analysis 

1525 Judson Avenue is a 6,993 square foot lot located at the southeast corner of 

Judson Avenue and Davis Street, in the R1 Single Family Residential District and is a 
non-contributing structure within the Lakeshore Historic District. The property features a 
single family residence with a detached garage with a driveway and curb cut to Judson 
Avenue. The property does not have alley access. The property is within a residential 

neighborhood consisting of single family residences with attached and/or detached 
garages and curb cuts to the street (no alley access).  
 

Surrounding 
Zoning and Land 

Uses 
Zoning District Land Use 

North R1 Single Family Residential 
District 

Single family residences 

South 
R1 Single Family Residential 
District 

Single family residences  

East 
R1 Single Family Residential 
District 

Single family residences 

West 
R1 Single Family Residential 
District  

The Mather 

independent/assisted living 
facility 

 
Appeal 

On April 10, 2024, architect Anthony Hurtig submitted a Zoning Analysis Application for 
the removal of an existing detached garage and construction of a new detached 

garage/two-story story ADU at 1525 Judson Avenue. The initial analysis review was 
completed on April 26, 2024. Revisions were submitted on June 4, 2024, which were re-
reviewed by zoning staff on June 6, 2024 and determined to be zoning compliant. That 
re-review was updated on June 10, 2024 to reflect the correct scope of work noted on 

the cover page of the analysis results. The request then proceeded to the Preservation 
Commission for Certificate of Appropriateness on May 14, 2024 where the case was 
discussed and then continued to the June 11, 2024 Preservation Commission meeting 
(all meeting packets and minutes are linked below) where a Certificate of 

Appropriateness was approved. 
 
Following approval by the Preservation Commission, the attorney representing the 
neighboring property owners at 1519 Judson Avenue reached out to the Zoning 

Administrator regarding the yard determinations made at 1525 Judson Avenue and 
requested details on which street frontage is considered the front yard vs. the street 
side yard by zoning. The Zoning Administrator provided the Zoning Ordinance code 
section that states how yards are determined, historic documentation, an explanation of 

the determination (emails attached), and suggestion to FOIA all related documentation 
of 1525 Judson to ensure a comprehensive understanding of the historic zoning at the 
corner lot. 
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The Appellants’ Attorney submitted multiple FOIA requests in an attempt to gather 
pertinent information. During a time of transition among staffing, the FOIAs did not all 

process properly and took longer than typical. For this reason, any timeline/deadline 
relating to an Appeal Application has been waived by the Zoning Administrator to 
ensure appropriate due process is allowed. 
 

The neighboring property owners at 1519 Judson Avenue submitted an Appeal 
Application on July 12, 2024, appealing the zoning determination made within the 
zoning analysis review of 24ZONA-0062 that states Davis Street is the front yard and 
Judson Avenue is the street side yard. As determined by the Zoning Administrator 

within the results of 24ZONA-0062, the proposed garage/ADU is in compliance as it is 
located within the rear yard. The Appellant believes Davis Street is the street side yard 
and Judson Avenue is the front yard, which puts the requested garage/ADU within an 
interior side yard and is not compliant with zoning regulations. 

 
Zoning Code Section 6-4-1-9-A-4 (a-d) provides guidance on how yards shall be 
determined, and specifies the Zoning Administrator has the authority to determine the 
front lot line for a corner lot giving consideration including, but not limited to, the 

following: 
 

a) If a building exists on the lot, previous determination of the front yard, 
conformance to existing required setbacks, existing principal building orientation, 

and location of building entrances; 
 

Previous yard determinations are conflicting. There are no complete historic 
zoning analysis reviews available. Past zoning documents and information 

indicates: 
 

 Existing House: The house is situated with ~27’ setbacks along both Davis Street 
and Judson Avenue. If Davis Street is the front yard as staff interprets, the Davis 

Street required setback is 27’ (compliant), east interior side yard required setback 
is 5’ (compliant), rear yard required setback is 30’ for the house (compliant) and 
3’ for the garage (compliant), stone patio in the rear yard is compliant, and 
required street side yard setback of 15’ along Judson Avenue is compliant. Given 

all setbacks comply with this interpretation it is probable this was the original 
interpretation of the zoning lot at the time of initial development. 

 
o If the front yards are flipped as suggested by the Appellant, the following 

applies: the required front yard setback is the block average along Judson 
Avenue (average of 1519 Judson and 1515 Judson, which is greater than 
27’) and is therefore noncompliant. The east rear yard setback is also then 
noncompliant (significantly with a 6’ setback where 30’ is required). The 

south side yard and Davis street side yards feature compliant setbacks 
with this interpretation, though the accessory structures/uses within the 
side yard do not comply (see next point). Since this interpretation indicates 
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noncompliance with front and rear yard setbacks (including the substantial 
noncompliant setback of the rear yard) and no variation documents exist 
within the historic records, it is probable that this was not the original yard 

interpretation made. 
 

 Existing Detached Garage and Patio: The property features a detached garage 

(to be demolished and replaced with the proposed garage/ADU) at the south end 
of the property. If Judson Avenue is the front yard, then the yard to the south is a 
side yard. Historically, detached accessory structures have never been permitted 
in side yards. There is no record of variation request/approval for the existing 
detached garage or patio. Therefore, it is probable the south yard was not 

considered a side yard and instead was considered the rear yard at the time of 
the original garage construction, which means Davis Street was considered the 
front yard as staff interprets. 
 

 2001 Fence Permit (fence review is included): The zoning review indicates 
Judson Avenue is the front yard and therefore fencing is allowed in the street 
side yard along Davis Street and 3’ back from the Judson façade without the 
need for a Fence Variation. While not appropriate and not best practices, current 

staff believes this yard interpretation was made in this way specifically to avoid 
the need for a Fence Variation, and this interpretation should not be repeated. 
 

 Building Entrances: The property features entrances along both the Davis Street 
and Judson Avenue facades. Both entrances feature typical doors, a small roof 

overhang, stoop, and sidewalk to the public sidewalk. Either entrance could 
serve as the main (typically front) entrance to the home depending on the 
owner’s preference. While building entrances may be an indication of yard 
interpretations per Zoning Code Section 6-4-1-9-A-4, staff notes entrances, roof 

overhangs, stoops, and sidewalks are not prohibited at any façade/yard, and that 
postal service addressing does not consider zoning yards when addresses are 
established.   

 

b) Proportions of the lot line dimensions, with preference for the front lot line being 
the shorter lot line abutting a street; 

 

 The shorter lot line abutting a street is along the Davis frontage, therefore it is 

probable that Davis Street is the front yard as staff interprets. This preference 
coincides with setback requirements since a typical front and rear setback 
together (27’ + 30’) adds up to more than typical lot widths that are usually 35’. At 
this specific property, an averaged front yard setback along Judson Avenue (as 

the Appellant indicates is the front yard) plus a 30’ rear yard setback amount to 
no buildable area or compliant building envelope. Given the shorter lot line is 
along Davis, it makes sense to consider Davis Street the front yard. 

 

c) Pattern of existing development within the neighborhood, specifically of adjacent 
lots; and 
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 When considering adjacent lots, 1525 Judson more closely aligns with 324 Davis 

Street than it does to 1519 Judson Avenue. 1525 Judson is similar in size and 
shape to 324 Davis, the house is located in approximately the same location, the 
front yard setbacks align, and the rear yard setbacks align. 1525 Judson does 
not follow the pattern of development at 1519 Judson, which features a greater 

required front yard setback and house location, and compliant rear yards to the 
east that the subject property does not feature. 

 When considering the neighborhood (the full block), the same conditions as 
above apply but to additional properties. It would therefore be inconsistent with 

development on the greater block to consider Judson Avenue the front yard at 
1525 Judson Avenue. 

 
d) The property owner’s expressed desire. 

 

 Given the property owner’s request to construct a new garage and ADU within 
the yard that currently features a detached garage and is the only available yard 
for parking at the property, the zoning interpretation that Davis is the front yard 

and the south portion of the property is the rear yard where the garage/ADU are 
considered compliant (past and present), it is within the property owner’s best 
interest to desire and agree that Davis Street is the zoning front yard. The 
property owner did not appeal this interpretation and desires to proceed as 

approved in 24ZONA-0062. 
 
With the exception of the 2001 Fence Permit, all past known zoning determinations for 
yards at 1525 Judson Avenue appear to consistently find Davis Street as the front yard 
and Judson Avenue as the street side yard, including when the current property owner 

considered purchasing the property in 2020 and inquired with zoning regarding the 
yards (see attached correspondence). In conjunction with the most compliance with 
required setbacks, the proportions of the lot line dimensions, the pattern of existing 
development adjacent to the property and within the neighborhood, and the property 

owner’s expressed desire, the Zoning Administrator previously concluded and reaffirms, 
pursuant to Zoning Code Section 6-4-1-9-A-4, items a-d, that Davis Street is the zoning 
front yard and Judson Avenue is the street side yard, which therefore allows for a 
detached garage/ADU in compliance with zoning regulations within the south rear yard. 

 
Should the Land Use Commission find the yards were incorrectly determined and 
believes Judson Avenue is the zoning front yard and Davis Street is the street side yard, 
the proposed detached garage/ADU is no longer proposed in a compliant yard and a 

Minor Variation may be requested by the property owner of 1525 Judson Avenue. 
 
Department Recommendation 

Staff recommends the Land Use Commission uphold the Zoning Administrator’s yard 

determinations of Zoning Analysis 24ZONA-0062 that confirms Davis Street is the front 
yard and Judson Avenue is the street side yard at 1525 Judson Avenue, which thereby 
allows for zoning compliance for a detached garage/ADU, in consideration of Zoning 
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Code Section 6-4-1-9-A-4 that states the Zoning Administrator has the authority to 
determine the front lot line for a corner lot. In addition to the Appellant’s comments, staff 
has received one other comment of opposition due to the location of a large tree on the 

adjacent property (324 Davis Street) that may be impacted by construction. 
 
Standards for Approval 

The Appeal in question is in regards to a decision of the Zoning Administrator not 

related to a use interpretation or a Minor, Fence, or Sign Variation. Section 6-4-1-9-A-4 
provides guidance on how yards are determined in conformance with the Zoning 
Ordinance: 
 

(A) General Yard Requirements: The following provisions set forth the 
requirements for required yards and for determining or interpreting 
unusual yard situations: 

4. Determining of Front Lot Line for Vacant Through Lots, or Corner 

Lots: On a vacant through lot, or corner lot, any street lot line may 
be established as its front lot line; except that where two (2) or 
more through lots are contiguous, and a front lot line has been duly 
established on at least one (1) such lot, the same street lot line 

shall thereafter be deemed to be the front lot line of all such 
contiguous lots. On a through lot, a front yard shall be provided 
along both street lot lines. The Zoning Administrator has the 
authority to determine the front lot line for a corner lot giving 

consideration including, but not limited to, the following: 
a. If a building exists on the lot, previous determination of the 

front yard, conformance to existing required setbacks, 
existing principal building orientation, and location of building 

entrances; 
b. Proportions of the lot line dimensions, with preference for the 

front lot line being the shorter lot line abutting a street; 
c. Pattern of existing development within the neighborhood, 

specifically of adjacent lots; and 
d. The property owner’s expressed desire. 

  
Action by the Commission 

Pursuant to Section 6-3-9-8 of the Zoning Ordinance, any order or final decision of the 

Zoning Administrator may be appealed not later than 45 calendar days following the 
action being appealed. 
 
Section 6-3-11 of the Zoning Ordinance states: 

 
The appeal procedure is provided as a safeguard against arbitrary, ill-
considered, or erroneous administrative decisions. It is intended to avoid 
the need for legal action by establishing local procedures to review and 

correct administrative errors. It is not, however, intended as a means to 
subvert the clear purposes, meanings, or intent of this Ordinance or the 



1525 Judson Avenue Page 7 of 8 
 

rightful authority of the Zoning Administrator to enforce the requirements 
of this Ordinance. To these ends, the reviewing body should give all 
proper deference to the spirit and intent embodied in the language of this 

Ordinance and to the reasonable interpretations of that language by those 
charged with the administration of this Ordinance. 

 
The Commission shall first determine if the action appealed (determination of front and 

street side yards) was an arbitrary, ill-considered, or erroneous administrative decision, 
and then: 
 

The Land Use Commission may reverse or affirm, wholly or partly, or may 

modify the order or final decision as in its opinion ought to be made in the 
premises, and to that end has all the powers of the officer from whom the 
appeal is taken. 

 

The Land Use Commission is the determining body for this request pursuant to Section 
6-3-11 of the Evanston City Code.  
 
If the Land Use Commission determines the proposed garage/ADU is located within the 

side yard and is no longer considered a compliant request, the original Applicant of 
1525 Judson Avenue may submit a Minor Variation application for a detached 
accessory structure in a side yard. Since the initial request was deemed compliant and 
did not accompany a variation application, the Land Use Commission does not have the 

authority to grant a variation as part of the appeal determination (Section 6-3-11-2). 
 
Attachments 

Zoning Analysis Application (1525 Judson Avenue) – submitted April 10, 2024 

 Plat of Survey 
Zoning Analysis Plans – submitted April 10, 2024 

 Revised Zoning Analysis Plans – submitted June 4, 2024 
Zoning Analysis Results (initial review) – completed April 26, 2024 

Zoning Analysis Results (re-review/final) – completed June 6 & updated June 10, 2024 
--------------------------------------------------------------------------------------------------------------------- 
Preservation Commission Materials 

May 14, 2024 Packet 

May 14, 2024 Meeting Minutes 
June 11, 2024 Packet 
June 11, 2024 Meeting Minutes 

Certificate of Appropriateness – issued June 12, 2024 

--------------------------------------------------------------------------------------------------------------------- 
Appeal Application – submitted July 12, 2024 
Additional Appeal Documents – submitted July 16, 2024 
 Index  

Exhibit 1 – Evanston Code Ord. 6-4-6-3(b) 
 Exhibit 2 – Evanston Code Ord. 6-4-6-10 
 Exhibit 3 – Bruggeman Affidavit 

https://www.cityofevanston.org/home/showpublisheddocument/95525/638508609402630000
https://www.cityofevanston.org/home/showpublisheddocument/95525/638508609402630000
https://www.cityofevanston.org/home/showpublisheddocument/95885/638537904458670000
https://www.cityofevanston.org/home/showpublisheddocument/95821/638532831083500000
https://www.cityofevanston.org/home/showpublisheddocument/96222/638569100417800000
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 Exhibit 4 – 2001 Fence Permit Excerpts 
 Exhibit 5 – 2004 Landscaping Plan 
 Exhibit 6 – 1525 Judson Pages from Preservation Commission Packet 06.11.24 

 Exhibit 7 – Revised Zoning Analysis -  
 Exhibit 8 – Mklotz 06.10.24 Email 
 Exhibit 9 – 1525 Judson Ave. MLS# 10657282 Redfin 
 Exhibit 10 – Appellant Photos 

Appeal Public Notice  
Aerial Photos 
Street Views 
Zoning Map 

--------------------------------------------------------------------------------------------------------------------- 
Zoning Staff Correspondence Confirming Yard Determinations Prior To Purchase- 2020 
Zoning Staff Correspondence with Appellants’ Attorney Explaining Yard Determinations 
Appellant Correspondence regarding FOIA Request and Timing 

Historic Documents (FOIA Results) 
--------------------------------------------------------------------------------------------------------------------- 
Public Comment 
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Please circle the primary 

means of contact. 

  ZONING ANALYSIS 

   APPLICATION 
 

 

I am applying for a zoning review of a: 
 
 Construction project of less than 10,000 sq. ft. 
 Construction project of 10,000 sq. ft. or more  

 Determination of Use 
 Other 

 

PROPERTY 
 

Address: ______________________________________________________________________________

 

 Mixed-use 
 

 Non-Residential 
 

 Residential                    # of Units_________                   
 
For projects required to comply with Inclusionary Housing Ordinance:  
 

 In TOD Area                     Outside of TOD Area 
 

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

Proposed Project: 
 

________________________________________________________________________________________ 
 

________________________________________________________________________________________ 
 

________________________________________________________________________________________ 
 

________________________________________________________________________________________ 

 
APPLICANT 
 

Name: __________________________________________________________________________________ 
 
Organization: _____________________________________________________________________________ 
 
Address: _____________________________________ City, State, Zip: ______________________________ 
 
Phone: _______________________ Cell: ________________________ 
 
E-mail: ____________________________________________________  

 
PROPERTY OWNER (if different than applicant) 
 

Name: __________________________________________________________________________________ 
 
Address: _____________________________________ City, State, Zip: ______________________________ 
 
Phone: ___________________________________ Cell: __________________________________________ 
 
Email: __________________________________________________________________________________ 
What is the relationship of the applicant to the property owner? 
 same    builder/contractor   architect    real estate agent 
 attorney    lessee    other: _____________________________________ 

  Date Received:                         ZONING OFFICE USE ONLY 

  Ward: 

  Zoning District: 

  Preservation: 

 
  Case Number:  

 

 

http://www.cityofevanston.org/zoning
http://www.cityofevanston.org/IHO
Mark Miller
X

Mark Miller
X

Anthony
Remove existing detached garage adjacent to existing single family residence to build new two-story Garage/ADU 

Anthony
Anthony Hurtig

Anthony
Anthony Hurtig Architect

Anthony
2440 Ridgeway Ave., 

Anthony
Evanston, IL 60201

Anthony
tony@anthonyhurtig.com

Anthony
1525 Judson Ave

Anthony
Evanston, IL  60201

Anthony
847.962.1622

Anthony
ogsalem@gmail.com

Anthony
847-644-2964

Anthony
2

Anthony
Omar Salem, Stephanie Salem, Wajih Salem & Virginia Salem

Anthony
847.962.1632

Anthony
X

mgriffith
Typewriter
04-10-24

mgriffith
Typewriter
1525 Judson Ave.

mgriffith
Typewriter
24ZONA-0062
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REQUIRED DOCUMENTS AND MATERIALS 
 
Please submit the following: 

 
 (This) Completed Application Form 

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

 Two (2) Copies of Plat of Survey  Date of Survey: ______________________ 
Plat of survey must be completed by a licensed surveyor and must be current so that it displays every structure, 
patio, deck, walkway, etc. that is currently on the property.  Copies must be legible for all dimensions and details. 

 Two (2) Sets of Building Plans   Date of Drawings: ____________________ 
Building plans must be drawn to scale and must include interior floor plans and exterior elevations.  For simple 
projects such as flat-work patios, plans may be hand drawn to scale directly onto the Plat of Survey. 

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

 Application Fee    Amount $___________________________    
 Application Fees may be paid by cash, check, or credit card. 
 
Zoning Analysis Applications take up to 10 business days for initial review.  Alterations or modifications that require  
re-review may take longer.  Feel free to contact the Zoning Office directly at 847.448.8230 with any questions.  Complete 
applications may be submitted in person or by mail to: 
 
City of Evanston  
Zoning Division, Room 3202  
2100 Ridge Avenue  
Evanston, IL 60201 
 

PROPERTY INFORMATION 

 EXISTING PROPOSED 

Lot Area   

Lot Width (frontage)   

Dwelling Units / Rooming Units   

Open Parking Spaces   

Enclosed Parking Spaces   

 Off-site Parking Spaces   

 Loading Berths - Short   

 Loading Berths - Long   

 Employees   

 
 
 
 
 
 
 

http://www.cityofevanston.org/zoning
Anthony
6,993 SF

Anthony
No Change

Anthony
63’�

Anthony
No Change

Anthony
1

Anthony
2

Anthony
2 (driveway apron)

Anthony
2

Anthony
0

Anthony
0

Anthony
NA

Anthony
NA

Anthony
NA

Anthony
NA

Anthony
NA

Anthony
NA

Mark Miller
X

Mark Miller
X

Mark Miller
X

Anthony
X

Anthony
110.00

Anthony
04/04/24

Anthony
10/20/20

Anthony
No Change

Anthony
No Change



Communi ty Development  Department                        2100 Ridge  Ave    
 847-448-4311    847-448-8126    zoning@cityofevanston.org    www.cityofevanston.org/zoning     Evanston,  IL  60201  

3 

BUILDING SETBACKS 
 EXISTING PROPOSED 

Front yard   

Street side yard (if corner lot)   

Interior side yard (1)   

Interior side yard (2)   

Rear yard   

 
RESIDENTIAL & TRANSITIONAL CAMPUS DISTRICTS ONLY 
 

BUILDING LOT COVERAGE 

 EXISTING PROPOSED 

Principal Structure Footprint (excluding front porch)   

Roofed Front Porch (receives 50% credit)   

Detached Garage Footprint   

Other Accessory Structures’ Footprints   

Other Roofed Areas   

TOTAL BUILDING LOT COVERAGE   

 

IMPERVIOUS SURFACE COVERAGE (hard surfaced areas not under a roof: asphalt, concrete, decks, brick pavers, etc.)  

 EXISTING PROPOSED 

Patios & Terraces (brickwork receives 20% credit)   

Sidewalks   

Driveways   

Decks   

Stairs/Landings   

Other Impervious Areas   

SUB-TOTAL   

+ Building Lot Coverage   

TOTAL IMPERVIOUS SURFACE AREA  
  

 

 

BUILDING HEIGHT 

 EXISTING PROPOSED 

Principal Structure – Peak Height    

Principal Structure – Number of Stories   

Detached Garage – Peak Height   

Other Accessory Structures – Peak Height   

http://www.cityofevanston.org/zoning
Anthony
26.97’�

Anthony
No Change

Anthony
26.7’�

Anthony
No Change

Anthony
6’�

Anthony
3’�

Anthony
2.77’�

Anthony
3’�

Anthony
1,278.73 SF

Anthony
450.66 SF

Anthony
818.00 SF

Anthony
1,729.39 SF

Anthony
2,096.73 SF

Anthony
381.4 SF

Anthony
337.4 SF

Anthony
553.4 SF

Anthony
51.4 SF

Anthony
No Change

Anthony
489.3 SF

Anthony
540 SF

Anthony
3,203.69 SF

Anthony
3,038.1 SF

Anthony
1,729.39 SF

Anthony
2,096.7 SF

Anthony
28 ft

Anthony
(MAX = 3,146.85 SF)

Anthony
2

Anthony
No Change

Anthony
No Change

Anthony
see above for ADU

Anthony
15 ft�

Anthony
1,475.5 SF

Anthony
941.4 SF

Anthony
No Change

Anthony
64 SF

Anthony
0 SF

Anthony
0 SF

Anthony
No Change

Anthony
No Change

Anthony
25 ft (ADU)



Communi ty Development  Department                        2100 Ridge  Ave    
 847-448-4311    847-448-8126    zoning@cityofevanston.org    www.cityofevanston.org/zoning     Evanston,  IL  60201  

4 

 
 
ALL OTHER DISTRICTS (Business, Commercial, Downtown, Industrial, Mixed Use, University) 
 

 

EXISTING  PROPOSED 
P

a
rk

in
g
/ 

L
o

a
d

in
g
 

D
w

e
lli

n
g

 U
n

it
s
 

H
a

llw
a
y
s
/ 

E
le

v
a

to
r/

 
S

ta
ir
s
/L

o
b

b
y
 

M
e
c
h

a
n

ic
a

l/
 

A
c
c
e
s
s
o

ry
 

S
p

a
c
e
 

N
o

n
- 

R
e
s
id

e
n

ti
a

l 

G
ro

s
s
 

L
e

a
s
a

b
le

 a
re

a
 

O
th

e
r 

G
ro

s
s
 F

lo
o
r 

A
re

a
* 

 

P
a

rk
in

g
/ 

L
o

a
d

in
g
 

D
w

e
lli

n
g

 U
n

it
s
 

H
a

llw
a
y
s
/ 

E
le

v
a

to
r/

 

S
ta

ir
s
/L

o
b

b
y
 

M
e
c
h

a
n

ic
a

l/
 

A
c
c
e
s
s
o

ry
 

S
p

a
c
e
 

N
o

n
- 

R
e
s
id

e
n

ti
a

l 

G
ro

s
s
 

L
e

a
s
a

b
le

 a
re

a
 

O
th

e
r 

G
ro

s
s
 F

lo
o
r 

A
re

a
* 

Basement 
       

 

        

1st floor 
       

 
 

        

2
nd

 floor 
       

 
 

        

3
rd

 floor 
       

 

        

4
th

 floor 
       

 

        

5
th

 floor 
       

 

        

Total 

       
 
 

        

 

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



BUILDING REGULATIONS 

 EXISTING PROPOSED 

Principal Structure – Peak Height    

Principal Structure – Number of Stories   

Other Accessory Structures – Peak Height   

FAR (Floor to Area Ratio)   



AUTHORIZING SIGNATURE 
“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.” 

___________________________________________________________________ 

Print Name 

 
___________________________________________________________________     ______________________________________ 

Applicant’s Signature                                                                                       Date 
 

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

http://www.cityofevanston.org/zoning
http://www.cityofevanston.org/zoning
http://www.cityofevanston.org/
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Anthony Hurtig
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4/10/2024
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2440 Ridgeway Avenue
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1525 Judson Ave.
Evanston, Illinois

1
Site, Zoning & Lot Coverage
Scale: 1/8" = 1'-0"

C
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All rights reserved

04 April 2024

ADU

1,278.73 sf

Lot Area: 6,993 sf
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Proposed ADU

Michael Griffith, Evanston Zoning Dept.:
Zoning considers the front yard to be off of Davis Street, street side yard off Judson Ave, interior side yard off the east property line, and rear 
yard off the south property line. If we consider the front yard to be off Judson Avenue that makes the yard available for the garage/ADU to 
be an interior side yard, detached accessory structures are not permitted within an interior side yard.

The minimum required setbacks are:
• 3' from the east and south property lines
• 26.7' from the west street side property line, a detached accessory structure isn't permitted

    to be closer to the street side property line than the principal structure (residence).

818.0 sf

Proposed
Garage/ADU

27'-0"

450.66 sf

Lot Coverage: 
30% 6,993 x 30% = 2,097.9 sf max lot coverage
2,097.9 sf - 1,278.73 sf = 818.27 sf max remaining
Zoning Classification R-1 
Required Setbacks: 
Front (north): 27'
Interior Side (east): 3'
Rear (south): 3'

Side Yard Setback

Side Yard Setback

111.0'
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Front Yard Setback
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Floor Plans
Scale: 3/16" = 1'-0"

C
2024 Anthony Hurtig

All rights reserved

04 April 2024

ADU

Living Room

Dining Room

Kitchen

Bath Room

Bedroom 1 Bedroom 2

Closet Closet

9'
-6

"

D
n

Queen Queen
2'

-0
"

5'
-4

 1
/2

"

12'-0" 12'-0"

12
'-1

0 
1/

4"

N
Second Floor Plan

Scale: 3/16" = 1'-0"2

Zoning Analysis Set

23
'-9

 1
/2

"

U
p

32
'-0

"

25'-6"

5'-9" 5'-10 3/8"

6'
-8

 1
/2

"Bath Room Storage/Utility

Garage

First Floor Plan
Scale: 3/16" = 1'-0"1 N



Anthony Hurtig Architect

2440 Ridgeway Avenue
Evanston, Illinois 60201

847.644.2964

1525 Judson Ave.
Evanston, Illinois

3
Exterior Elevations: N & W
Scale: 3/16" = 1'-0"
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Exterior Elevations: S & E
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Site Plan: Impervious Surfaces Calculations
Scale: 1" = 10'-0"
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Proposed ADU

Michael Griffith, Evanston Zoning Dept.:
Zoning considers the front yard to be off of Davis Street, street side yard off Judson Ave, interior side yard off the east property line, and rear 
yard off the south property line. If we consider the front yard to be off Judson Avenue that makes the yard available for the garage/ADU to 
be an interior side yard, detached accessory structures are not permitted within an interior side yard.

The minimum required setbacks are:
• 3' from the east and south property lines
• 26.7' from the west street side property line, a detached accessory structure isn't permitted

    to be closer to the street side property line than the principal structure (residence).

818.0 sf
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The minimum required setbacks are:
• 3' from the east and south property lines
• 26.7' from the west street side property line, a detached accessory structure isn't permitted

    to be closer to the street side property line than the principal structure (residence).

818.0 sf

Proposed
Garage/ADU

27'-0"

450.66 sf

Lot Coverage: 
30% 6,993 x 30% = 2,097.9 sf max lot coverage
2,097.9 sf - 1,278.73 sf = 818.27 sf max remaining
Zoning Classification R-1 
Required Setbacks: 
Front (north): 27'
Interior Side (east): 3'
Rear (south): 3'
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Floor Plans
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Zoning Analysis 
Summary 

Review Date: 4.26.24 
By: CWS 

Case Number:  Case Status/Determination: 

24ZONA-0062 Compliant 

Applicant: Anthony Hurtig  

 Plans prepared by: Heartland Garage Builders 

 Plans dated: April 4, 2024 

 Survey dated: October 22, 2020 

 District: R1 – LHD – Non-Contributing  

Proposal:    

Construction of new alley accessible two-story detached garage  

 
 
Additional Comments: Review and approval by HPC required for the scope of work proposed.   
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Principal Use and Structure: SFR 

Zoning Code 
Section 

Regulations for R1 SFR District Code Section 6-8-2 

6-8-2-6 Lot width: 63x111’ – No Change 

6-8-2-5 Lot size: 6,993 – No Change 

6-8-2-3 Dwelling units #: 1 – No Change 

6-8-2-7 Building Lot Coverage: 30% proposed where 30% is the maximum permitted - 
Compliant 

6-8-2-10 Impervious Surface Coverage: 44.25% proposed where 45% is the maximum 
permitted - Compliant 

Accessory Use and Structure 1: New ADU 

6-4-6-2 Location (Yard): Rear - Compliant 

6-4-6-4 Height: 25’” where 28’ is the maximum permitted - Compliant 

6-4-6-2 Distance from Principal Building: 12.75’ where 10’ is the minimum required - 
Compliant 

6-4-6-2 Rear-Yard Coverage: The proposed ADU takes up 40% or 818 square feet of the 
rear-yard (2050 square feet) where 40% is the maximum permitted. –Compliant. 
The rear-yard is calculated as the area behind the homes rear volume and east of 
the required 15’ street side-yard setback.  

6-8-2-8 Yards (Setbacks): - Compliant 
 
Front: N/A 
 
Street Side: 28’ where 15’ is the minimum required and the side wall of the 
proposed ADU may not extend beyond the side wall of the existing principle 
structure. (6-4-6-2) 
 
Interior Side: N/A 
 
Interior Side: N/A 
 
Rear: 3’ from rear yard south lot line where 3’ is the minimum required; 3’ from 
rear yard west lot line where 3’ is the minimum required 

Chapter 16  Two off-street parking spaces are proposed where 2 are existing and 2 are 
required. The ADU does not require an additional off-street parking space – 
Compliant. 

6-4-1-9 The proposed eaves do not encroach on any proximate lot line by more than 10% 
of the minimum requirement – Compliant 

A. Page 29 of 83
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6-4-6-4 The proposed ADU is ~925 square feet including the stair between floors 1 and 2 
and excluding the first floor bathroom where no more than 1,000 square feet is 
permitted. – Compliant.  
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Zoning Analysis 
Summary 

Review Date: 4.26.24 Updated on 6.6.24 
By: CWS 

Case Number:  Case Status/Determination: 

24ZONA-0062 – 1525 Judson Avenue Compliant 

Applicant: Anthony Hurtig  

 Plans prepared by: Anthony Hurtig 

 

Plans dated: April 4, 2024 
Revised on 6.4.24 
Cover page updated on 6.10.24 to reflect the correct 
scope of work 
 

 Survey dated: October 22, 2020 

 District: R1 – LHD – Non-Contributing  

Proposal:    

Demolition of existing single-story detached garage and construction of a two-story detached ADU 
with ground floor parking.   

 
 
Additional Comments: Review and approval by HPC required for the scope of work proposed.   
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Principal Use and Structure: SFR 

Zoning Code 
Section 

Regulations for R1 SFR District Code Section 6-8-2 

6-8-2-6 Lot width: 63x111’ – No Change 

6-8-2-5 Lot size: 6,993 – No Change 

6-8-2-3 Dwelling units #: 1 – No Change 

6-8-2-7 Building Lot Coverage: 30% proposed where 30% is the maximum permitted - 
Compliant 

6-8-2-10 Impervious Surface Coverage: 44.25% proposed where 45% is the maximum 
permitted - Compliant 

Accessory Use and Structure 1: New ADU 

6-4-6-2 Location (Yard): Rear - Compliant 

6-4-6-4 Height: 25’” where 28’ is the maximum permitted - Compliant 

6-4-6-2 Distance from Principal Building: 12.75’ where 10’ is the minimum required – 
Compliant. Revised to be 11’-7”  

6-4-6-2 Rear-Yard Coverage: The proposed ADU takes up 40% or 818 square feet of the 
rear-yard (2050 square feet) where 40% is the maximum permitted. –Compliant. 
The rear-yard is calculated as the area behind the homes rear volume and east of 
the required 15’ street side-yard setback.  

6-8-2-8 Yards (Setbacks): - Compliant 
 
Front: N/A 
 
Street Side: 28’ where 15’ is the minimum required and the side wall of the 
proposed ADU may not extend beyond the side wall of the existing principle 
structure. (6-4-6-2) 
 
Interior Side: N/A 
 
Interior Side: N/A 
 
Rear: 3’ from rear yard south lot line where 3’ is the minimum required Revised to 
be 4’-3”; 3’ from rear yard west lot line where 3’ is the minimum required 

Chapter 16  Two off-street parking spaces are proposed where 2 are existing and 2 are 
required. The ADU does not require an additional off-street parking space – 
Compliant. 

6-4-1-9 The proposed eaves do not encroach on any proximate lot line by more than 10% 
of the minimum requirement – Compliant 
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6-4-6-4 The proposed ADU is ~925 square feet including the stair between floors 1 and 2 
and excluding the first floor bathroom where no more than 1,000 square feet is 
permitted. – Compliant.  
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Type Historic Preservation

Certificate Construction

File Date 04/30/2024

Recommendation

CERTIFICATE OF APPROPRIATENESS

CITY OF EVANSTON

Preservation Commission

1525 Judson AVE, EVANSTON, IL

Validated Address

Demolish existing detached two-car garage and construct a new two-story accessory dwelling unit with ground floor 

parking in the homes rear-yard. This project is to be developed in substantial compliance with the documents and 

testimony held on record as presented during the May 14 and June 11 meetings of the Preservation Commission. This 

Certificate if approved with comments and conditions:

Conditions include:

The proposed ADU shall be moved to be no more than 10' from the south elevation of the property's principal structure 

in order to better meet Standards for Construction 5 and 10.

Work Description

Current Disposition

Issued

Activity Disposition

Disposition

Date Disposition By

Application Submitted Accepted - Pres Comm Decision 04/30/2024 Cade Sterling

Administrative Review

Preservation Comm Decision Approved with Revisions 06/11/2024 Cade Sterling

Waiting for Appeal

P and D Committee Submission

P and D Committee Review

COA Issued Issued 06/12/2024 Cade Sterling

Case Closed



Melissa Klotz <mklotz@cityofevanston.org>

Zoning Appeal Application
1 message

noreply@formstack.com <noreply@formstack.com> Fri, Jul 12, 2024 at 2:33 PM
Reply-To: noreply@formstack.com
To: zoning@cityofevanston.org

Formstack Submission For: Zoning Appeal Application
Submitted at 07/12/24 2:33 PM

Address: 1525 Judson Avenue
Evanston, IL 60201

Permanent
Identification Number
(PIN) 1:

11-18-410-001-0000

Permanent
Identification Number
(PIN) 2:

Name: Donna & Mitchel Harrison

Organization:

Address: 1519 Judson
Evanston, IL 60201

Home or Office Phone
Number: (847) 804-5049

Cell Phone Number:

Email:

Please choose
primary means of
contact:

Home or Office Phone
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Address (or location)
of property to which
pertains the decision
you are appealing:

1525 Judson, Evanston

Describe the Zoning
Administrator's
decision that you are
appealing:

6/10/2024 determination, with respect to zoning application 24
ZONA 0062, of zoning compliance with Evanston Code section §6-
4-6-3, based on finding that "Davis Street is the front yard and
Judson is the street side yard."

Describe what you
believe to be the
correct zoning
ordinance
interpretation or what
you believe to be the
correct facts related
to this particular
zoning decision:

The correct zoning interpretation in this case is that the front yard
of 1525 Judson faces Judson Avenue, and that the accessory
building sought to be built is in an impermissible interior side yard
of 1525 Judson, along the west side of the property, to the right
side of the house (as one faces it) between the principal structure
and the side lot line, to the detriment of the adjacent neighbor at
1519 Judson, a result that the zoning code seeks to avoid.

Evanston Code section §6-4-6-3 prohibits detached accessory
buildings in a residential district from being located "in an interior
side yard between the principal structure and the side lot line.”
Evanston Code Ord. §6-4-6-10 in both subsections (E) and (F)
makes §6-4-6-3 applicable to accessory dwelling units ("ADUs").

The following facts compel this interpretation:

1. The subject house at 1525 Judson is in an R1 district, has a
Judson Avenue address, and faces on Judson.

2. Other houses on the 1500 block of Judson, including adjacent
1519 Judson, also have their front yards facing Judson. This
alignment is typical for the overwhelming majority of houses on the
north-south avenues that dominate single-family housing in this
Lakeshore Historic District neighborhood.

3. The front door of 1525 Judson faces west toward Judson. There
was no door at all on the Davis Street side when the house was
built and for most of its existence (there is now a small door to a
galley kitchen).

4. The mailbox at 1525 Judson is at the front door that faces
Judson Avenue.

5. The Judson-facing side of 1525 Judson has a porch at the “front
entry,” according to the historic survey of the property included in
the City's packet for the Preservation Commission.

6. When the house was last listed for sale in 2020, the main entry
facing Judson was correctly described as the “entry hall.”

7. In 2001, the then-owner of 1525 Judson, Nancy Bruggeman,
applied for a permit to build a fence in the side yard along Davis
Street, beginning three feet back from the front Judson facade of
the house, then extending in an easterly direction to the lot line
between 1525 Judson and the property to the east (324 Davis St.),
thence southwards for a distance, enclosing part of the yard
behind the house. Such a fence was not permissible in a front yard
under Evanston Code Ord. §6-4-6-7. Ms. Bruggeman's contractor
submitted an application to build "fence at side yard," e.g., in the
yard along Davis Street.

8. The City in 2001 subsequently conducted a fence review that
included a zoning analysis. That City zoning analysis agreed that
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the western yard of 1525 Judson along Judson Avenue was the
front yard, stating, "Fence located 3' back of front-facing facade
(that facade facing Judson Avenue)."

9. The City of Evanston on May 16, 2001 issued a Certificate of
Zoning Compliance that as a condition of the fence permit
required, "All aspects of fence shall be back 3 feet from western
facade of house."

10. The three-foot setback referred to is that required by the
ordinance subsection currently codified at Evanston Code Ord. §6-
4-6-7(F)(2)(b)(3), which mandates, "Any fence located in the
required street side yard shall be set back from any front-facing
façade of the principal building by three (3) feet."

11. The previous owner for more than two decades, Nancy
Bruggeman, considered the Judson Avenue yard to be the front
yard, as did the City of Evanston. See Affidavit of Nancy
Bruggeman, submitted separately. The City had additional
opportunity to review this in 2004 when Ms. Bruggeman submitted
an application for landscaping the front yard. Therefore, the fence
to the north of 1525 Judson and the existing garage to the south of
the house are in what is well established as side yards.

12. The applicants for certificate of appropriateness purchased a
house already considered by the seller and the City to have a
Judson Avenue front yard, and the applicants, on p.2 of their
application, checked the box designating the location of the garage
to be replaced as in the “side” yard, not the front or rear.

13. The previous determination that Judson Avenue was the front
yard is in accordance with the building orientation, the
conformance of setbacks to the fence permitted, the location of the
building entrances, the pattern of existing development in the
neighborhood, including on the adjacent lot 1519 Judson, and the
previous owner's expressed understanding. Except for the lot
dimensions, the factors listed in Evanston Code Ord. §6-4-1-9(4),
which sets forth the Zoning Administrator authority to determine
the front lot line for a corner lot, favor a finding that the current
proposal is for a detached accessory building in a side yard. No
mechanism exists for changing the formal City of Evanston
determination in 2001 that the front yard was along the longer,
Judson Avenue side, and to flip that determination after more than
two decades would be capricious.

Describe in what
manner you believe
yourself aggrieved or
harmed by this
zoning interpretation
and/or determination:

The interpretation/determination at issue would allow the
construction of essentially a second street-facing house on one lot
in an R1 district, replacing a nonconforming one-story garage with
a structure more than twice the height of the current building, with
a footprint 81% larger. The mass of the new structure next to
appellant's property would be almost 4x that of the existing one.
The new house is closer to appellant, and of greater bulk and
impervious surface, than would be allowed than if it were on a
standalone lot. The proposed "ADU" at 1525 Judson would project
streetward of the front line of appellant's house. The proximity,
height, and mass will crowd appellant's house, blocking light, air,
and views, and reducing its curb appeal and property value by
visually hemming in 1519 Judson. The construction of the new
structure, including excavation for a foundation, will damage large
mature trees between the existing structures and on at least one
neighboring property, which have root structures extending
beneath the footprint of the proposed structure.
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Quantity: 1

Price: 275

Credit Card: Card number: ************4210 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
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BEFORE THE LAND USE COMMISSION

OF THE CITY OF EVANSTON, ILLINOIS


In re 1525 Judson

24 ZONA 0062


EXHIBITS TO 

Appeal of Donna & Mitchell Harrison


1.	 Evanston Code Ord. §6-4-6-3(b)

2.	 Evanston Code Ord. §6-4-6-10

3.	 Affidavit of Nancy Bruggeman

4.	 2001 Fence Permit File Excerpts

5.	 2004 Landscaping Plan

6.	 Excerpt from Packet for June 11, 2024 Meeting of Preservation Commission

7.	 Revised Zoning Analysis (June 10, 2024)

8.	 E-Mail Between Appellant Counsel And Zoning Staff

9.	 Redfin.Com Listing For 1525 Judson (2020) (Partial)

10.	 Photographs




In re 1525 Judson

24 ZONA 0062

Submission of

Donna and Mitchell Harrison


EXHIBIT 1



(G)

(H)

(I)

(J)

(K)

(A)

1.

2.

3. Side Yard Five (5) feet, or the principal structure setback, whichever is

less

4. Rear Yard Three (3) feet, or the principal structure setback, whichever is

less, and subject to 6-4-6-2-E.

No accessory building located in the rear yard of a corner lot shall be nearer to a street lot

line than the minimum width required for a side yard abutting a street in the district where

the lot is located.

No accessory building shall exceed fourteen and one-half (14 1/2) feet in height for a flat

roof or mansard roof, or twenty (20) feet measured from grade to the highest point of said

structure for all other roofs, except as otherwise provided for garages and coach houses in

Section 6-4-6-4 of this Chapter and as otherwise provided for ADUs in Section 6-4-6-10 of

this Chapter.

Child daycare centers shall be considered accessory uses in churches whether or not they

are operated by the church in which they are located.

Bed and breakfast shall be considered accessory uses in residential dwellings subject to

the provisions of Section 6-4-7 of this Chapter.

Signs shall be considered accessory uses subject to the regulations of Section 6-19 of this

Title.

(Ord. No. 43-O-93; Ord. No. 23-O-10, § 3, 9-27-10; Ord. No. 72-O-12, § 9, 10-22-2012; Ord. No. 171-O-19 , §

2, 1-13-2020; Ord. No. 86-O-20 , § 2, 9-29-2020; Ord. No. 68-O-23 , § 23, 7-14-2023)

6-4-6-3. - ALLOWABLE ACCESSORY USES AND STRUCTURES.

Detached accessory buildings, structures and uses: Accessory buildings, structures or uses

shall be permitted as provided in Table 4-A of this Section and detached accessory buildings,

structures, or uses in a residential district shall:

Cover no more than forty (40) percent of a rear yard when located in a rear yard. However,

in no case shall the maximum lot coverage requirement for the zoning district be

exceeded.

Not be located in a side yard abutting a street or interior side yard between the principal

structure and the side lot line.
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In re 1525 Judson

24 ZONA 0062

Submission of

Donna and Mitchell Harrison


EXHIBIT 2



1.

a.

b.

2.

(A)

(B)

(C)

(D)

(E)

Garages and coach houses shall be subject to the following requirements:

Height:

For garages and coach houses with flat and mansard roofs, the height shall not exceed

twenty (20) feet, measured from grade to the highest point of said structure, or two (2)

stories, whichever is less.

All garages and coach houses without flat or mansard roofs shall be no taller than

twenty-eight (28) feet, measured from grade to the highest point of said structure, or

two (2) stories, whichever is less.

Yards: All garages and coach houses shall meet the setback requirements for accessory

structures, as set forth in Section 6-4-6-2 of this Chapter.

(Ord. No. 171-O-19 , § 4, 1-13-2020; Ord. No. 86-O-20 , § 2, 9-29-2020)

Editor's note— Ord. No. 171-O-19 , § 4, adopted January 13, 2020, changed the title of Section 6-4-6-4

from "Special regulations applicable to garages" to "Special regulations applicable to garages and coach

houses." The historical notation has been preserved for reference purposes.

6-4-6-10. - SPECIAL REGULATIONS APPLICABLE TO ACCESSORY DWELLING UNITS (ADUs).

Construction: An ADU may be created through new construction, alteration of an existing

structure, addition to an existing structure, or conversion of an existing structure to an ADU

while simultaneously constructing a new residential building on the site.

Number of Units: One (1) ADU is permitted per zoning lot.

Minimum Lot Size: None.

Maximum ADU Size: All ADUs shall be smaller than the floor area of the largest primary

dwelling unit.

Any detached ADU, internal or attached ADU created through new construction, internal or attached

ADU created through an addition to an existing structure, or detached ADU created through the

conversion of an existing structure to an ADU while simultaneously constructing a new residential

building on the site shall not exceed one thousand (1,000) square feet of floor area.

An internal or attached ADU created through the altering of an existing structure may exceed one

thousand (1,000) square feet of floor area but the floor area shall be limited to not more than one level

of the existing structure (i.e. a basement, story, or half story).

Maximum F.A.R. or Building Lot Coverage: For an attached or internal ADU, the maximum

F.A.R. or lot coverage of all structures on the zoning lot shall be that of the underlying zoning

district.
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(F)

(G)

1.

2.

(H)

(I)

1.

2.

(J)

(K)

For a detached ADU, Section 6-4-6-3 shall also apply.

Yard Requirements: For an attached or internal ADU, the yard requirements shall be those

required for a principal structure in the underlying zoning district.

For a detached ADU, the regulations in Sections 6-4-6-2 and 6-4-6-3 shall apply.

Maximum Height: For an attached or internal ADU, the maximum height shall be that of the

underlying zoning district.

For a detached ADU the height shall be subject to the following limitations:

For a detached ADU with a flat or mansard roof the height shall not exceed twenty (20)

feet, measured from grade to the highest point of said structure, or two (2) stories,

whichever is less.

For a detached ADU without a flat or mansard roof the height shall not exceed twenty-

eight (28) feet, measured from grade to the highest point of said structure, or two (2)

stories, whichever is less.

Off-Street Parking: No parking is required per Chapter 16 (Off-street Parking and Loading),

Table 16-B, however, existing required parking for the primary residential structure shall be

maintained or replaced.

Design Standards:

Entrances: Only one (1) pedestrian entrance to the structure may be located on the front

facing facade of the principal building.

Exterior Stairs: Any exterior stairs to serve as the primary entrance to an attached or

internal ADU within the principal building shall be located on the interior side or rear of

the principal building.

Alterations of Existing Structures: If a detached ADU is created from an existing detached

accessory structure that does not meet one or more of the standards within Section 6-4-6, the

structure is exempt from the standard(s) it does not meet. However, any alterations that

would result in the structure becoming less conforming with those standards it does not meet

are not allowed.

Ownership and Occupancy: There is no requirement that the property owner reside on the

property, however, an ADU shall remain under common ownership with the residential

building. Occupancy of the ADU shall be limited to no more than one (1) family.

(Ord. No. 86-O-20 , § 3, 9-29-2020)

6-4-8-2. - CERTIFICATE OF ZONING COMPLIANCE.
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    STAFF REPORT 

 
To:  Members of the Preservation Commission 

From:  Cade W. Sterling, Planner 
 
Subject: 1525 Judson Avenue – Lakeshore Historic District - 24PRES-0046 
 
Date:   June 5, 2024 

 

Public Notice 

Anthony Hurtig, architect and applicant on behalf of the homeowner, requests a Certificate 
of Appropriateness to demolish an existing detached two-car garage and construct a new 
detached two-story accessory dwelling unit with ground floor parking in the homes rear-
yard. The Preservation Commission is the determining body for the Certificate of 
Appropriateness (Code Section 2-8-8).  

 

Applicable Standards: Demolition [1-5]; Construction [1-14, and 16] 

 
Construction Period:  
1954 (Garage 1956) 
 
Style:  
Colonial Revival 
 
Architect of Record: 
Frederick E. Sloan 
 
Condition:  
Good 
 
Integrity:  
Poor 
 
Status:  
Non-Contributing 
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Setting: 
1525 Judson Avenue is located in the north central portion of the Lakeshore Historic 
District on the southeast corner of Judson Avenue and Davis Street. The homes 
immediately south and east are a variety of non-contributing neo-revival resources 
constructed on the former Wilson Estate which was demolished in the late 1930s. The 
remaining surrounding homes are a variety of late 19th and early 20th century homes in an 
amalgam of styles including Italianate, Gothic Revival, Queen Anne, Shingle, Prairie, 
Colonial Revival, Tudor Revival, and Renaissance Revival. The surrounding blocks retain 
excellent integrity. 
 
Significance: 
The home itself has minimal significance but although listed as non-contributing, is 
compatible by way of its form and massing. Little is known of the architect Frederick E. 
Sloan, although he did design one additional home within the District at 1030 Lake Shore 
Boulevard. The home has been highly altered since its construction.  
 
The site on which the home and garage sit were once part of the Hugh Wilson Estate, 
designed by Daniel Burnham in the 1880s and demolished in the late 1930s. Hugh R. 
Wilson was a native son of Evanston, born in 1885 at Evanston Hospital, he would 
graduated from Yale University in 1906. Wilson was a highly accomplished diplomat, 
serving in numerous positions for the Foreign Service from 1911 to 1941, with notable 
postings in Berlin and Tokyo before serving as the Ambassador to Germany from 1938 to 
1939 before being recalled at the outbreak of World War II. Wilsons manuscripts and 
diplomatic collections including his signature work on limiting the proliferation of 
armaments, are held at the Herbert Hoover Presidential Library in Iowa. 
 
Public Comment 
No additional public comment received outside of the in-person testimony provided 
at the May meeting. At the May meeting, the primary concern as it related to the 
standards for review was that the structure was too close to the neighboring property to the 
south, with some speculation that the neighboring home was as close as 3’ from 1525 
Judson’s south lot line. Additional comments related to the difficulty neighbors had in the 
past to undertake more routine types of work, and that this type of proposal has not been 
proposed or approved by the Commission before.  
 
To the contrary, the Commission has worked diligently to create additional resources for 
applicants and efficiencies in the COA application and review framework. Residents are 
reminded that alterations, construction, even demolition are allowed by Ordinance so long 
as the standards for review are met. Over the past two years, the Commission has not 
denied a single case, instead working closely with applicants to set expectations early,  
find mutually agreeable solutions that are compatible, and approve with conditions when 
able. Further, the Commission has frequently reviewed and approved construction of 
Coach Houses and ADU’s including on contributing and landmark designated lots of 
record.   
 
Update 
At the May meeting, the Commission continued the case to allow the applicant to prepare 
additional documentation and better address two standards of concern. 
: 
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1. Standard for Construction 5: Rhythm of spacing and structures on streets. The 
relationship of a structure or object to the open space between it and adjoining 
structures or objects and the setback from the public ways shall be visually 
compatible with the properties, structures, sites, public ways, objects and places to 
which it is visually related. The concern with Standard for Construction 5, similarly 
invoked Standard for Construction 4, Rhythm of solids to voids, although that 
standard relates more to the relationships of solids to voids in the facades of a 
building, not the perceived solid (building) and void (open space) along a street.  
 

2. Standard for Construction 10: Scale of a structure. The size and mass of 
structures in relation to open spaces, windows, door openings, porches and 
balconies shall be visually compatible with the properties, structures, sites, public 
ways, objects and places to which they are visually related.  
 

The Commission asked the applicant to provide additional documentation that identifies 
and visually represents the location of the neighboring structures as well as an analysis of 
the rhythm of the spacing for structures on the street. Since this was not provided and was 
unable to be determined during the meeting through testimony, the Commission was 
unable to understand if these standards were met or not. Some additional members 
expressed concern with the overall scale of the structure and lack of subordination 
between it and structures to which it was visually related. This standard was also difficult to 
determine due to a lack of documentation and ineffective photos obscured by dense 
vegetation.  
 
The applicant has since submitted revised drawings that include a one foot reduction in the 
height of the ADU (giving the 2nd floor living space and 8’-0” high ceiling rather than the 9’-
0” of the original proposal). The applicant has also moved the entire ADU 1’-3” north so 
that it’s now 4’-3” north of the south property line where it was previously 3’ from the rear-
yard lot line. Additionally, the applicant conducted extensive field work and prepared site 
documentation showing the massing and spatial relationship between structures on the 
west side of the 1500 block of Judson Avenue as well as the neighboring property to the 
east. Upon review, the north elevation of the neighboring structure to the south is 11.5’ 
from the southern lot line of 1525 Judson. Staff was able to verify this based on an archival 
copy of 1519 Judson’s plat of survey as submitted to the City in 2002.  
 
Applicable Standards 
Staff recommends the following standards be applied. Additional standards may be applied 
at the Commissions discretion. Determination of whether the standards have been met is 
exclusively afforded to members of the Commission.  
 
Staff may provide a professional opinion on the proposal at the Commission’s request.  
 
Demolition 

1. Whether the property, structure or object is of such historic, cultural, architectural 
or archaeological significance that its demolition would be detrimental to the public 
interest and contrary to the general welfare of the people of the City and the State. 
 
2. Whether the property, structure or object relates to the distinctive historic, 
cultural, architectural or archaeological character of the district as a whole and 
should be preserved for the benefit of the people of the City and the State. 
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3. Whether demolition of the property, structure or object would be contrary to the 
purpose and intent of this Chapter and to the objectives of the historic preservation 
for the applicable district. 
 
4. Whether the property, structure or object is of such old, unusual or distinctive 
design, texture, and/or material that it could not be reproduced without great 
difficulty and/or expense. 
 
5. Whether the property, structure or object is of such physical condition that it 
represents a danger and imminent hazard condition to persons or property and that 
retention, remediation, or repair are not physically possible or require great difficulty 
and/or expense. 

 
Construction 

1. Height. Height shall be visually compatible with properties, structures, sites, 
public ways, objects and places to which it is visually related.  

 
2. Proportion of facades. The relationship of the width to the height of the facades 
shall be visually compatible with properties, structures, sites, public ways, objects 
and places to which it is visually related.  
 
3. Proportion of openings. The relationship of the width to height of windows and 
doors shall be visually compatible with properties, structures, sites, public ways, 
objects and places to which the building is visually related.  
 
4. Rhythm of solids to voids in facades. The relationship of solids to voids in the 
facades of a structure shall be visually compatible with properties, structures, sites, 
public ways, objects and places to which it is visually related.  
 
5. Rhythm of spacing and structures on streets. The relationship of a structure or 
object to the open space between it and adjoining structures or objects and the 
setback from the public ways shall be visually compatible with the properties, 
structures, sites, public ways, objects and places to which it is visually related.  
 
6. Rhythm of entrance porches, storefront recesses and other projections. The 
relationship of entrances and other projections to sidewalks shall be visually 
compatible with the properties, structures, sites, public ways, objects, and places to 
which it is visually related. 

 
7. Relationship of materials and texture. The relationship of the materials and 
texture of the facades shall be visually compatible with the predominant materials 
used in the existing structures to which it is visually related.  
 
8. Roof shapes and roof mounted equipment. The roof shape of a structure 
including any roof mounted equipment shall be visually compatible with the 
structures to which it is visually related.  
 
9. Walls of continuity. Facades and property and site structures, such as masonry 
walls, fences and landscape masses, shall, when it is a characteristic of the area, 
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form cohesive walls of enclosure along a street, to ensure visual compatibility with 
the properties, structures, sites, public ways, objects, and places to which such 
elements are visually related.  

 
10. Scale of a structure. The size and mass of structures in relation to open spaces, 
windows, door openings, porches and balconies shall be visually compatible with 
the properties, structures, sites, public ways, objects and places to which they are 
visually related.  
 
11. Directional expression of facades. A structure shall be visually compatible with 
the properties, structures, sites, public ways, objects and places to which it is 
visually related in its directional character, whether this be vertical character, 
horizontal character or non-directional character.  
 
12. Original qualities. For additions to existing structures, the distinguishing original 
qualities or character of a property, structure, site or object and its environment 
should be preserved. The alteration of any historic material or distinctive 
architectural features should be avoided when possible.  
 
13. Archaeological resources. Every reasonable effort shall be made to protect and 
preserve archaeological resources affected by, or adjacent to any project.  
 
14. Innovative design. Innovative design for new construction and additions to 
existing properties shall not be discouraged when such new construction or 
additions do not destroy significant historic, cultural or architectural material, and 
such design is compatible with the size, scale, color, material and character of the 
property, neighborhood or environment.  
 
16. New construction. In considering new construction such as a new standing free 
structure, the Commission shall not impose a requirement for the use of a single 
architectural style or period, though it may impose a requirement for compatibility.  
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Section A.  Required Information (Print) * Refer to the Supplemental Information for guidance [page ‘i” fifth below]. 

1) Property Address: 

 

FOR STAFF USE ONLY 
Application Number: 

2) Owner’s Name: 

 

Address: 

City: 

 

State: Zip: Phone: Email/Fax: 

3) Architect’s Name: 

 

Address: 

City: 

 

State: Zip: Phone: Email/Fax: 

4) Contractor’s Name: 

 

Address: 

City: 

 

State: Zip: Phone: Email/Fax: 

5) Landmark:      Yes    No      * Refer to the Supplemental Information for guidance on page (i) (fifth page below). 

6) Within Local Historic District:   Yes     No;    

If yes,    Lakeshore     Ridge      Northeast Evanston    Apartment Thematic Resources     

7) Refer to the completed Zoning Analysis and check as applicable if project requires:   

     Major Zoning Variance;  Minor Zoning Variance;   Fence Variance  If one or more is checked, then 
fill out Sections B and C (next 2 pages).    If project does not require any Zoning Variance or Fence 
Variance or Special Use  Complete section B only.  

Check if your project requires:  Special Use   Planned Development   Refer to Supplemental 
Information on page (i) below.                   

    

Binding Review of Certificate of Appropriateness (COA) & 
 Advisory Review of Zoning/Fence Variations, Special Uses, and Planned Developments 

This application is required for exterior work affecting Evanston landmarks and properties within local Evanston historic districts when a permit is 
required and when visible from the public way.  

To process your application, submit the following via email to preservation@cityofevanston.org:  

 one (1) pdf format copy of the fully completed application  

 plat of survey  

 site plan 

 floor plans (recommended, not required) 

 elevation drawings of the existing and proposed windows/doors  

 3D drawings of the proposed alteration/addition/construction (not to exceed 11” x 17” paper size) 

The Preservation Commission meetings are on the second Tuesday of the month and the completed COA must be received 15 business days 
prior to the meeting to allow time for staff review and feedback. All required materials must be to scale with dimensions, and in context with the 
principal structure and immediate/adjacent structures on the same street block. Incomplete applications will not be accepted.  

For new construction, additions, major alterations, and demolition, a notice of the Preservation Commission meeting will be sent to the 
property owners within 250 feet of the subject property, 5 business days prior to the scheduled meeting. Zoning Analysis must be completed 
by the City of Evanston’s Zoning staff before or by no later than the submission deadline of the completed COA application. Zoning staff 
requires at least 15 business days to complete a zoning analysis. Review times by staff can vary depending on the season so please allow 
plenty of time. 

Completed applications will be scheduled for review at the next available meeting, as long as all the required information is provided on the 
deadline. Applicants are asked to present at the scheduled meeting to the Preservation Commission a brief overview of the project. 

Application for  
Preservation Review of 

Certificate of Appropriateness (COA) 

 

 

 

1525 Judson Ave

Omar and Stephanie Salem 1525 Judson Ave

Evanston IL

Anthony Hurtig

IL

2440 Ridgeway Ave

Evanston

X

847.962.1622
ogsalem@
gmail.com

847.644.296460201
tony@anthonyhurtig.com

Peter Alexander, Evanston 
Development Coop

1124 Florence Ave

Evanston IL 60202 847.714.7279
Peter.Alexander@Evanston.coop

X

X

X

Text
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Section B: Application for Certificate of Appropriateness 

1) In addition to the required site plans, drawings, and photos, briefly describe the proposed activity 
and reason for obtaining a Certificate of Appropriateness.  Attach a separate sheet if necessary, and 
refer to the Supplemental Information for guidance. 

 

 

 

 

 

 

 

 

 

 

2)   Checklist (Check all that apply and attach any additional information) 

 

Type of Exterior Activity 

 

Location / Details 

Visible from Public 
Way (e.g. Streets 

and Alleys)? 

 Construction  Residential  Other:   Yes    No 

 Demolition  Partial            Total 

 

 Yes    No 

 Alteration  Restoration  

 Addition  Landscaping 

 Front          Side       Rear  

 

 Yes    No 

Garage:      New    Replacement   

                                  Rehabilitation 

 Front          Side       Rear  Yes    No 

 Windows  Storm Windows  

 Doors  Storm Doors 

 New    Replacement    Restoration 

Style/Materials:  

 Yes    No 

Roof:  New    Re-roof  Front          Side       Rear    Yes    No 

Fence / Gate:  New 

   Replacement 

 Front          Side       Rear  Yes    No 

Siding:    New    Replacement    Front          Side       Rear 

Material: 

 Yes    No 

 Sign  Awning  New    Replacement    Restoration 

Material: 

 Yes    No 

 Air Conditioning Unit   New    Replacement         Yes    No 

 Relocation New Address for Relocation: 

 

 

The proposed ADU and two-car garage is intended to replace an existing two-car garage in the Lakeshore Historic District.  
The existing frame garage is not suitable to be adapted for two stories because it has a thickened slab rather than a full 
foundation which is required by building code to support a second floor. Also, to accommodate two bedrooms and a very 
modest living space, some additional floor area beyond the 452 sq ft footprint of the existing garage is desired by the 
homeowners who will be moving into the ADU so that their son’s family can move into the principal residence.  The existing 
principal residence was clad in DryVit (EIFS exterior insulation finish system) by the previous owners of the property 
approximately 20 years ago. The attached black-and-white image of the home prior to it being clad in DryVit shows a brick first 
floor with frame and wood clapboard second floor. According to the Evanston Lakeshore Historic District Re-survey (attached), 
the home was built in 1954. 

The proposed ADU and garage would be wood frame and clad with pre-finished fiber cement clapboard with 7” or 8” 
exposure. The proportions of the openings, double-hung windows, and the horizontal trim band are intended to be consistent 
with those on the principal house, as is the low-pitched hip roof with shallow eaves. 

X X X

X
Demolition of existing garage

X X

X

X X

X

X

X

X

X

X

X X

X

X

X

X
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3)  Checklist for Exterior Materials—Check all that apply. 
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Façades/Front Porch & 
Rear Porch Material   Flashing Material   Fences 

  Wood Frame   Copper   Wood 

  Stone   Sheet Metal   Wrought Iron 

  Brick   Other: _______________   Aluminum 

  Stucco       Other:_______________ 

  Synthetic Stucco   Fascias, Soffits,    Height:______________ 

  Wood Siding   Rakeboards, Trim   Length:______________ 

  Aluminum Siding   Wood   Terraces, Patios, Decks 

  Vinyl Siding   Metal   Wood 

  Shingle, Material: ______   Synthetic Material, Type:   Stone 

  ____________________   ____________________   Brick Pavers 

  Other: _______________   Other: _______________   Concrete Pavers 

  Roofing Material      Poured Concrete 

  Wood Shingles   Door Material    Other: _______________ 

  Wood Shakes   Wood    

  Slate   Metal   Driveway Material 

  Clay Tile   Clad   Asphalt 

  Asphalt Shingles   Other: _______________   Poured Concrete 

  Metal Sheet      Brick Pavers 

  Other: _______________   Window Type   Concrete Pavers 

     Double Hung   Crushed Stone 

  Chimney Material   Casement   Other: _______________ 

  Brick   Other: _______________    

  Stone    

Add Other Materials/Alterations 

Not Listed Here (Explain and 

Attach Information As Needed): 

  Stucco   Window Material   

  Other: _______________   Wood 

     Aluminum 

  Gutters/Downspouts   Steel 

  Copper   Other: _______________   Air Conditioning Unit 

  Aluminum       

  Galvanized Sheet   Muntins    

  Other:_______________   Not existing    

     True divided lights    

     Simulated divided lights     

4)   Applicant’s Signature: ____________________________________ 

      Print Name:  

Date: 
     Length:_____________ 

Proceed to Section C if you are requesting a zoning or fence variation and/or s special use.  Refer to the 
Supplemental Information for guidance [page (i) below].  For Planned Development refer to Supplemental 
Information [page (i) below].  

 

      

 

X

X

X

X Fiber Cement (Hardie)

X X

X X

X

X

X
Fiber Cement (Hardie)

X X

X

X Fixed

X

X Wood clad

X

X

X X
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Section C:  Application for Advisory Review of Zoning Variations, Fence Variations and 
Special Uses -  6-15-11-5: RELATIONSHIP TO SPECIAL USES AND VARIATIONS: Whenever an application 

is made for a special use or variation relating to a historic landmark, or a property located in a local historic district, 
the application shall be referred to the Preservation Commission that shall have the authority to make its 
recommendations to the appropriate decision making body relating to lot coverage, yard requirements, parking, 
building height, fences, and/or landscaping based upon its determination as to whether the special use or 
variation: (submit the zoning analysis summary and the completed zoning, fence variation or special use 
application(s) from the Planning & Zoning Division) 

A) Is necessary and/or appropriate in the interest of historic conservation and does not adversely affect 
the historical architecture or aesthetic integrity of the landmark or character of local historic districts 
(Briefly explain below/attach a separate sheet if necessary). 

 

 

 

 

 

 

B) Is necessary to provide the owner a recoverable rate of return on the real property where the denial 
thereof would amount to a taking of the property without just compensation (Briefly explain below/attach a 
separate sheet if necessary). 

 

 

 

C)  Will not be materially detrimental to the public health, safety, and welfare or injurious to property in the 
district or vicinity where the property is located (Ord. 108-0-98). (Briefly explain below/attach a separate sheet 
if necessary). 

 

 

 

 

 

 

4)   Applicant’s Signature: ________________________________ 

      Print Name:  

Date: 

 

 

NOTE: The deadline for submission of Certificate of Appropriateness applications is no less than 15 business days 
before the next scheduled Preservation Commission meeting. The Preservation Commission meets on the second 
Tuesday of each month (except when marked with *).  However, both dates are subject to change.  Be prepared to 
give a brief overview of your project (10 minutes or less) and present any information that would enhance your 
application (e.g., photos, letters of support from neighbors, scale models, samples of proposed materials seeking to 
replicate existing materials, etc.).  

The proposed ADU is appropriate and would not have an adverse impact on the salient 
characteristics of the Lakeshore Historic District because of its use of materials, details, 
and proportions consistent with those of the principal structure and the neighborhood.

Denial of permission to construct the ADU would conflict with the intent and 
spirit of Evanston’s recently adopted ADU ordinance

The proposed ADU is does alter the existing curb-cut on Judson Ave and is 
designed to comply with current applicable zoning and building codes
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City of EVANSTON LAKESHORE HISTORIC DISTRICT RE-SURVEY

PIN 11-18-410-001-0000

BEGINNING  STREET # 1525

PHOTO ID \Images\11-18-410-001-0000.jpg

CATEGORY Building

CONDITION Good

INTEGRITY Major alterations and/or addition(s)

ARCHITECTURAL
CLASSIFICATION Colonial Revival

DETAILS

CONSTRUCTION YEAR 1954

OTHER YEAR c. 1995-2000

DATESOURCE Building permit; surveyor

PLAN Rectangular

NO OF STORIES 2

WALL MATERIAL (current) Stucco

WALL MATERIAL 2 (current)

FOUNDATION Parged

ROOF TYPE Hipped

ROOF MATERIAL Asphalt - shingle

WINDOW MATERIAL Wood

WINDOW MATERIAL 2

WINDOW TYPE Double hung

WINDOW 
CONFIGURATION

6/6; 3/6; 6/9

PORCH Front entry

HISTORIC 
FEATURES

Low pitched hipped & rectangular massing; 1-story south side bay; most windows on front and side elevations are original; north 
side, three-sided window bay.

ALTERNATE
ADDRESS?

GENERAL INFORMATION

ARCHITECTURAL DESCRIPTION

SECONDARY STRUCTURE Detached garage

SUFFIX AVENUE

LOCAL

WITHIN LOCAL DISTRICT? Lakeshore

LOCAL DISTRICT CONTRIB/NON-CONTRIB? NC

LOCAL LANDMARK? NO  YEAR -

LOCAL LANDMARK ELIGIBLE? NO

 CRITERIA: -

NATIONAL REGISTER

WITHIN NR DISTRICT? Lakeshore

NR DISTRICT CONTRIB/NON-CONTRIB? NC

NR LANDMARK? NO YEAR -

NR ELIGIBLE? NO CRITERIA -

CURRENT USE Domestic - single dwelling

HISTORIC USE Domestic - single dwelling

SIGNIFICANCE

STREET # SUFFIX

STREET NAME JUDSON

END STREET #

NRSECOND C
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City of EVANSTON LAKESHORE HISTORIC DISTRICT RE-SURVEY

BUILDER Loff, John; carp Glenview Constr.

ALTERATIONS Stucco cladding; lintels added to window openings; front entry porch addition; 2nd story window at south end of façade converted 
to door, with wrought iron Juliet balcony; decorative panel added to 1st story north of entry.

HISTORIC INFORMATION

PHOTO ID2 \Images\11-18-410-001-0000-2.jpg  PHOTO ID3

OLD ADDRESS 
(city dir.year)

BUILDING MOVED? No

MOVED FROM

ORIGINAL 
OWNER

Hoy, Mrs. Margaret W.

ORIGINAL 
ARCHITECT

Sloan, Frederick E.

ARCHITECT 
SOURCE

BP30683

ADDITIONAL PHOTOGRAPHS

SURVEYOR Lara Ramsey

SURVEYOR 
ORGANIZATION

GRANACKI HISTORIC CONSULTANTS

SURVEY DATE 2/29/2012

AVENUE
ADDRESS

1525 JUDSON

Historic Info
Compiler

aoe

SURVEYAREA EVANSTON LAKESHORE PHASE II

OTHER PINS
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City of EVANSTON LAKESHORE HISTORIC DISTRICT RE-SURVEY

PERMIT/HISTORIC INFORMATION

OLD ADDRESS 
(city dir.year)

MOVING INFORMATION
BUILDING MOVED? No

MOVING PERMIT #  DATE

JUDSON AVENUE1525
CURRENT ADDRESS

BUILDER Loff, John; carp Glenview Constr.

COST $30,000

MOVED FROM

ORIGINAL PERMIT  INFORMATION

BLDG PERMIT # 30683  DATE 1954.10.07

BUILDING PERMIT 
DESCRIPTION

2-story brick single family residence with full basement

ORIGINAL OWNER Hoy, Mrs. Margaret W.

ORIGINAL OWNER 
OCCUPIED?

ORIGINAL 
ARCHITECT

Sloan, Frederick E.

ARCHITECT SOURC BP30683

HISTORIC INFO COMPILER aoe

HISTORIC INFO
1525 Judson is one of six houses built on the site of the Hugh 
Wilson estate that once occupied the north half of the block 
bounded by Davis, Forest, Lake & Judson.  Wilson's stone mansion 
at 1516 Forest Ave. built 1884 was demolished in 1937 (BP21166).

OTHER SOURCES
ELHS n/a. PHOTO at EHC: Baumann-Cook 1956; Hokanson &
Jenks 1976.

COA INFO

EXTERIOR ALTERATION PERMITS

OTHER PERMIT INFO
BP32370, 1956.10.09, 1-story 2-car garage 20x22x11'6"h $1400, 
owner WF Olsen, carp LC Hookanson Co Chicago.

DATE OF CONSTRUCTION 1954
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1525 Judson Ave. Historic Photo
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1525 Judson Ave

1525 Judson Ave. Looking east from Judson 1525 Judson Ave. Looking northeast from Judson

1525 Judson Ave. Looking east from Judson 1525 Judson Ave. Looking northeast from Judson

A.
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1525 Judson Ave

1525 Judson Ave. Looking southeast from Judson & Davis1525 Judson Ave. Looking south from Davis St.

1525 Judson Ave. Bay on north facadeLooking east from Judson, adjacent house to south
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Zoning Analysis – Summary 
Page 1 

 

 

 
 

Zoning Analysis 
Summary 

Review Date: 4.26.24 Updated on 6.6.24 
By: CWS 

Case Number:  Case Status/Determination: 

24ZONA-0062 – 1525 Judson Avenue Compliant 

Applicant: Anthony Hurtig  

 Plans prepared by: Anthony Hurtig 

 
Plans dated: April 4, 2024 
                      Revised on 6.4.24 

 Survey dated: October 22, 2020 

 District: R1 – LHD – Non-Contributing  

Proposal:    

Construction of new alley accessible two-story detached garage  

 
 
Additional Comments: Review and approval by HPC required for the scope of work proposed.   
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Zoning Analysis – Summary 
Page 2 

 

  

Principal Use and Structure: SFR 

Zoning Code 
Section 

Regulations for R1 SFR District Code Section 6-8-2 

6-8-2-6 Lot width: 63x111’ – No Change 

6-8-2-5 Lot size: 6,993 – No Change 

6-8-2-3 Dwelling units #: 1 – No Change 

6-8-2-7 Building Lot Coverage: 30% proposed where 30% is the maximum permitted - 
Compliant 

6-8-2-10 Impervious Surface Coverage: 44.25% proposed where 45% is the maximum 
permitted - Compliant 

Accessory Use and Structure 1: New ADU 

6-4-6-2 Location (Yard): Rear - Compliant 

6-4-6-4 Height: 25’” where 28’ is the maximum permitted - Compliant 

6-4-6-2 Distance from Principal Building: 12.75’ where 10’ is the minimum required – 
Compliant. Revised to be 11’-7”  

6-4-6-2 Rear-Yard Coverage: The proposed ADU takes up 40% or 818 square feet of the 
rear-yard (2050 square feet) where 40% is the maximum permitted. –Compliant. 
The rear-yard is calculated as the area behind the homes rear volume and east of 
the required 15’ street side-yard setback.  

6-8-2-8 Yards (Setbacks): - Compliant 
 
Front: N/A 
 
Street Side: 28’ where 15’ is the minimum required and the side wall of the 
proposed ADU may not extend beyond the side wall of the existing principle 
structure. (6-4-6-2) 
 
Interior Side: N/A 
 
Interior Side: N/A 
 
Rear: 3’ from rear yard south lot line where 3’ is the minimum required Revised to 
be 4’-3”; 3’ from rear yard west lot line where 3’ is the minimum required 

Chapter 16  Two off-street parking spaces are proposed where 2 are existing and 2 are 
required. The ADU does not require an additional off-street parking space – 
Compliant. 

6-4-1-9 The proposed eaves do not encroach on any proximate lot line by more than 10% 
of the minimum requirement – Compliant 
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Zoning Analysis – Summary 
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6-4-6-4 The proposed ADU is ~925 square feet including the stair between floors 1 and 2 
and excluding the first floor bathroom where no more than 1,000 square feet is 
permitted. – Compliant.  
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In re 1525 Judson

24 ZONA 0062

Submission of

Donna and Mitchell Harrison
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Zoning Analysis – Summary 
Page 1 

 

 

 
 

Zoning Analysis 
Summary 

Review Date: 4.26.24 Updated on 6.6.24 
By: CWS 

Case Number:  Case Status/Determination: 

24ZONA-0062 – 1525 Judson Avenue Compliant 

Applicant: Anthony Hurtig  

 Plans prepared by: Anthony Hurtig 

 

Plans dated: April 4, 2024 
Revised on 6.4.24 
Cover page updated on 6.10.24 to reflect the correct 
scope of work 
 

 Survey dated: October 22, 2020 

 District: R1 – LHD – Non-Contributing  

Proposal:    

Demolition of existing single-story detached garage and construction of a two-story detached ADU 
with ground floor parking.   

 
 
Additional Comments: Review and approval by HPC required for the scope of work proposed.   
 
 
 
  



Zoning Analysis – Summary 
Page 2 

 

  

Principal Use and Structure: SFR 

Zoning Code 
Section 

Regulations for R1 SFR District Code Section 6-8-2 

6-8-2-6 Lot width: 63x111’ – No Change 

6-8-2-5 Lot size: 6,993 – No Change 

6-8-2-3 Dwelling units #: 1 – No Change 

6-8-2-7 Building Lot Coverage: 30% proposed where 30% is the maximum permitted - 
Compliant 

6-8-2-10 Impervious Surface Coverage: 44.25% proposed where 45% is the maximum 
permitted - Compliant 

Accessory Use and Structure 1: New ADU 

6-4-6-2 Location (Yard): Rear - Compliant 

6-4-6-4 Height: 25’” where 28’ is the maximum permitted - Compliant 

6-4-6-2 Distance from Principal Building: 12.75’ where 10’ is the minimum required – 
Compliant. Revised to be 11’-7”  

6-4-6-2 Rear-Yard Coverage: The proposed ADU takes up 40% or 818 square feet of the 
rear-yard (2050 square feet) where 40% is the maximum permitted. –Compliant. 
The rear-yard is calculated as the area behind the homes rear volume and east of 
the required 15’ street side-yard setback.  

6-8-2-8 Yards (Setbacks): - Compliant 
 
Front: N/A 
 
Street Side: 28’ where 15’ is the minimum required and the side wall of the 
proposed ADU may not extend beyond the side wall of the existing principle 
structure. (6-4-6-2) 
 
Interior Side: N/A 
 
Interior Side: N/A 
 
Rear: 3’ from rear yard south lot line where 3’ is the minimum required Revised to 
be 4’-3”; 3’ from rear yard west lot line where 3’ is the minimum required 

Chapter 16  Two off-street parking spaces are proposed where 2 are existing and 2 are 
required. The ADU does not require an additional off-street parking space – 
Compliant. 

6-4-1-9 The proposed eaves do not encroach on any proximate lot line by more than 10% 
of the minimum requirement – Compliant 
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6-4-6-4 The proposed ADU is ~925 square feet including the stair between floors 1 and 2 
and excluding the first floor bathroom where no more than 1,000 square feet is 
permitted. – Compliant.  
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From: Melissa Klotz mklotz@cityofevanston.org
Subject: Re: 1525 Judson (24ZONA0062)

Date: June 10, 2024 at 3:53 PM
To: Jeff Smith jeff@jefflaw.com
Cc: Cade Sterling csterling@cityofevanston.org

Jeff,

I'm confirming the yards are as stated in the zoning analysis. Based on historic records and what achieves the most
compliance at the property for existing structures, Davis Street is the front yard and Judson is the street side yard.

I remember the Kirk case well - I went to court for it. That case did not have any dispute about which yard was which. In
that case, which the City agreed a staff error was made, a building permit was originally granted for a detached accessory
structure (large shed) in a side yard. It was not in the rear yard; it was in the side yard between the house and the side
property line.

You are free to appeal the yard determination and head to the LUC for a new determination on that if you prefer to go that
route. The appeal application is available here.

Thanks,

Melissa Klotz
Zoning Administrator
Community Development Department/Planning & Zoning Division
City of Evanston

2100 Ridge Ave. | Evanston, IL 60201 | 847-448-8153
mklotz@cityofevanston.org | cityofevanston.org

The City of Evanston is committed to promoting a Citywide culture of accessibility and inclusivity. To request an
accommodation for a program, service, or activity, please call 847-866-2919 to make an ADA service request or
fill out a request form online. 

On Mon, Jun 10, 2024 at 3:33 PM Jeff Smith <jeff@jefflaw.com> wrote:
Please disregard the request for status of the zoning compliance determination, since the new Preservation
Commission packet for tomorrow makes clear that there are revised plans and a new, updated analysis, so the 4-26-24
analysis was not a final determination. However, the same problems identified in my e-mail below persist. This is a
detached accessory structure in a side yard. Longtime staffers may recall that a similar situation at 1327 Kirk and a
dispute about which yard of a corner property was rear and which was side led to protracted litigation about 8 years
ago. Unlike the neighbor in that case, however, here my client is timely bringing the issue to the City's attention, before
the structure is permitted and built.

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

NOTICE: This E-mail (including attachments) is covered by the Electronic Communications Privacy Act, 18 U.S.C. §§2510-2521, is confidential,
and may be legally privileged. If you are not the intended recipient, you are hereby notified that any retention, dissemination, distribution, or
copying of this communication is strictly prohibited. Please reply to the sender that you have received the message in error, and then delete it.
Thank you.

On Jun 10, 2024, at 2:31 PM, Jeff Smith <jeff@jefflaw.com> wrote:

Good afternoon, Cade,

Thank you for clearing that up. Yes, the reference to “Heartland Garage Builders” threw me off. I also missed it
because Page 28 refers to a 2-story detached garage rather than an ADU and also refers to it being “alley
accessible,” but there is no alley for 1525 Judson. Finally, Page 29 refers to a location in a Rear yard when the
proposed construction is in an interior side yard. So, for several reasons, I didn’t catch that Pages 28-29 referred to
the 1525 Judson project.

My immediate question (the reason I just left a phone message): Is the determination of compliance final, i.e.,
a decision of the zoning administrator? I’d like to avoid escalating this to the LUC, but staff may have incorrect

mailto:Klotzmklotz@cityofevanston.org
mailto:Klotzmklotz@cityofevanston.org
mailto:Smithjeff@jefflaw.com
mailto:Smithjeff@jefflaw.com
mailto:Sterlingcsterling@cityofevanston.org
mailto:Sterlingcsterling@cityofevanston.org
https://arts.formstack.com/forms/zoning_appeal_application
mailto:email@cityofevanston.org
http://cityofevanston.org/
https://www.cityofevanston.org/how-to-/311/submit-a-request
mailto:jeff@jefflaw.com
http://www.jefflaw.com/
mailto:jeff@jefflaw.com


a decision of the zoning administrator? I’d like to avoid escalating this to the LUC, but staff may have incorrect
information:

1. The proposed ADU is not in a rear yard, it is in a side yard. 1525 Judson’s front facade and front yard faces
Judson, as evidenced by, e.g., the front entry porch (referred to in the applicant’s application), the Judson street
address, and the existence of a street-facing fence on Davis, allowed for side yards of corner lots. As the historic
photo in the PC packet shows, 1525 Judson originally had no door, not even a service door, on Davis. The front door
has always been on Judson.

This is germane because the table in the City’s own published guide for ADUs sets out a 5-foot distance from
side yard property lines  (“City of Evanston, "A-D-YOU: EVANSTON'S GUIDE TO ADUs,” at 11) which is more
appropriate when a new dwelling is proposed to be built next to a neighbor’s residence. 

2. There is no alley as exists for most coachhouses; the P. 28 reference to alley access is incorrect.

3. Evanston Code Ord. 6-4-6-10. - SPECIAL REGULATIONS APPLICABLE TO ACCESSORY DWELLING UNITS
(ADUs) in both subsections (E) and (F) makes Code §6-4-6-3 applicable. That Code section, §6-4-6-3, in turn states
that detached accessory buildings in a residential district shall not be located "in an interior side yard between the
principal structure and the side lot line.” Evanston Code Ord. 6-4-6-3(A)(2) (emphasis supplied).

This ADU is proposed to be located in an interior side yard between the principal structure and the side lot line,
bordering 1519 Judson.

The ADU ordinance wasn’t intended to allow an avoidance of the side-setback requirement that neighboring
street-facing houses must observe.

In any event, please advise ASAP if a final certificate of zoning compliance has been issued or a final determination
made. If so, my client will in all likelihood appeal to the LUC. 

Yours,

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

NOTICE: This E-mail (including attachments) is covered by the Electronic Communications Privacy Act, 18 U.S.C. §§2510-2521, is confidential,
and may be legally privileged. If you are not the intended recipient, you are hereby notified that any retention, dissemination, distribution, or
copying of this communication is strictly prohibited. Please reply to the sender that you have received the message in error, and then delete it.
Thank you.

On May 31, 2024, at 8:54 AM, Cade Sterling <csterling@cityofevanston.org> wrote:

Good morning Jeff, 

Melissa reached out to me yesterday afternoon asking if I could send the Zoning Analysis for 1525 Judson. The
analysis was included in the May HPC Packet and can be found on page 28. It mistakenly did not update the
portion on the cover sheet under "plans prepared by", which may have caused the confusion. 
https://www.cityofevanston.org/government/departments/community-development/planning-zoning/historic-
preservation/preservation-commission 

Cade W. Sterling
Planner
Community Development Department
Planning & Zoning Division
City of Evanston

2100 Ridge Ave. | Evanston, IL 60201 | 847-448-8231

csterling@cityofevanston.org | cityofevanston.org

The City of Evanston is committed to promoting a Citywide culture of accessibility and
inclusivity. To request an accommodation for a program, service, or activity, please call
847-866-2919 to make an ADA service request or fill out a request form online.

http://www.jefflaw.com/
mailto:csterling@cityofevanston.org
https://www.cityofevanston.org/government/departments/community-development/planning-zoning/historic-preservation/preservation-commission
mailto:csterling@cityofevanston.org
http://cityofevanston.org/
https://www.cityofevanston.org/how-to-/311/submit-a-request
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Video Street View Redesign 30 photos

Listed by Carol Prieto • Jameson Sotheby's International Realty. Bought with
Coldwell Banker Realty.

OFF MARKET

Search Overview Property details Sale & tax history Public Facts Schools Climate Favorite Edit Facts Share

Join / Sign inBuy ▾ Rent ▾ Sell ▾ Redfin Premier Mortgage ▾ Real Estate Agents ▾ Feed

1525 Judson Ave, Evanston, IL 60201 | MLS# 10657282 | Redfin https://www.redfin.com/IL/Evanston/1525-Judson-Ave-60201/home/13...

1 of 10 6/11/24, 11:52 AM
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Single-family

Built in 1925

6,991 sq ft lot

$458 Redfin Estimate per sq ft

2 parking spaces

Evanston

 ON OCT 30, 2020 FOR $875,000

1525 Judson Ave, Evanston, IL 60201

$1,143,377 3
Beds

3.5
Baths

2,498
Sq Ft

Track this home's value and nearby sales activity

I own 1525 Judson Ave

Listed by Carol Prieto • Jameson Sotheby's International Realty • 847-778-1960 (agent) • cprieto@jamesonsir.com (agent)
Bought with Omar Gregory Salem • Coldwell Banker Realty • 847-962-1632 (agent)
• ogsalem@gmail.com;omar.salem@cbrealty.com (agent) • 773-467-5300 (broker)
Redfin checked: 3 minutes ago (June 11, 2024 at 11:39am) • Source: MRED as Distributed by MLS Grid #10657282

Redfin has the most accurate online home estimate

$1,143,377
$268K since sold in October 2020
$30K since April

LAST SOLD

Redfin Estimate

Is this your home?

About this home

This home is currently off market
NEW PRICE!!! Beautifully updated home w/ great curb appeal in Lakeshore Historic District just
steps to Lake Michigan, downtown Evanston, transportation. Lovely entry hall w/ tumbled
marble floor welcomes you to 3 BR, 3.1 bath home. Spacious LR w/ gas FP w/ marble surround &
custom-made raised hearth. Room is flooded w/ light fm E, W, S exposures and entry to small,
private patio. Formal DR opens to kit w/ stenciled walls, quartz countertops, glass mosaic
backsplash, instant hot water, warming drawer, cooktop stove w/ under-counter Sabbath stove,
new SS refrigerator, tumbled-marble floor. Door added to kitchen leads to small patio w/ seating
area & on to yard. 1st floor BR has BI window seat. Hall PR was originally a full bath, which could
be put back. Spacious MBR suite on 2nd floor has tray ceiling, BI bookshelves, large closet,
Juliet balcony, private bath w/ soaking tub & shower w/ custom Corian beadboard surround,
double sink w/ marble countertop. 2nd BR has wall of closets, ensuite bath w/ walk-in shower,
quartz countertop. Off MBR is office that could be a den, sitting room, or w/ addition of a wall
be a nursery, or twin BR. Lower level has FR w/ ceramic tile floor, entertainment center, FP w/
gas logs, brick surround, BI bookcases plus a Muprhy bed. Bathroom has tumbled marble tile
floor & walk-in shower. Laundry room and utility room complete lower level which is totally dry
and doesn't take water, even during recent 8 inches of rain in 5 days.

Show less

Redfin Estimate for 1525 Judson Ave

1 year 5 year

$800K

$1.0M

$1.2M

$1.4M

Thinking of selling?

Estimated sale price

$1.09M – $1.29M

Reach more buyers when you sell
with Redfin. Plus, you’ll save $11,434
in fees.

Schedule a selling consultation

Get an in-depth report about your
home value and the Evanston
market.

Request a free analysis

1525 Judson Ave, Evanston, IL 60201 | MLS# 10657282 | Redfin https://www.redfin.com/IL/Evanston/1525-Judson-Ave-60201/home/13...
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In re 1525 Judson

24 ZONA 0062

Submission of

Donna and Mitchell Harrison


EXHIBIT 10



Photos of 1525-1519 Judson 



(a) (above) Existing garage and trees @ 1525 
Judson in relation to adjacent 1519 Judson 
(winter) (older photo)


(b) (right) Existing garage and trees @ 1525 
Judson in relation to adjacent 1519 Judson 
(summer)




(c) (above) Existing view to north from second 
floor of 1519 Judson




(d) (right) Existing view to north from first floor 

of 1519 Judson, showing tree on 324 
Davis-1525 Judson property line




NOTICE OF A PUBLIC HEARING 
Evanston Land Use Commission 
Wednesday, August 28, 2024, 7:00 pm, Morton Civic 
Center, 2100 Ridge Avenue, Council Chambers 

Please be advised, as you ow n, or otherw ise may have interest in a 
property w ithin 500 ft. of the address listed below , for w hich the follow ing 
zoning application w ill be discussed:  

 

Appeal | 1525 Judson Avenue | 24ZMJV-0029 
Donna & Mitchel Harrison, property owners of 1519 Judson Avenue, appeal the yard 
determinations of Zoning Analysis 24ZONA-0062 for a request to demolish a detached 
garage and construct a 2-story detached garage/ADU at 1525 Judson Avenue in the R1 
Single Family Residential District. The Appellant appeals the Zoning Administrator’s 
interpretation that Davis Street is the f ront yard and Judson Avenue is the street side 
yard of 1525 Judson Avenue, which thereby allows for zoning compliance for a 
detached garage/ADU. Yard determinations are made in conformance with Zoning 
Code Section 6-4-1-9-A-4. The Land Use Commission is the determining body for this 
case in accordance with Section 6-3-11 of the Evanston Zoning Code. PIN: 11-18-410-
001-0000 
 
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 for m 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 Melissa Klotz, Zoning Administrator, at 847-448-8153 or via e-mail at mklotz@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 

https://bit.ly/lucpubliccomment


Lorraine H. Morton Civic Center 
Planning and Zoning Division 
2100 Ridge Avenue 
Evanston, IL 60201 
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Davis St view

 

 

Judson Ave view 

 





Melissa Klotz <mklotz@cityofevanston.org>

Re: 1525 Judson Zoning Questions
1 message

Salem, Omar G <omar.salem@cbexchange.com> Thu, Aug 20, 2020 at 11:24 AM
To: Melissa Klotz <mklotz@cityofevanston.org>

Thank you so much!!

Have a great day,

Omar Gregory Salem
847.962.1632
Coldwell Banker Edgebrook

From: Melissa Klotz <mklotz@cityofevanston.org>
Sent: Thursday, August 20, 2020 9:45:10 AM
To: Salem, Omar G <omar.salem@cbexchange.com>
Subject: Re: 1525 Judson Zoning Questions
 
Omar,

The house is not a local landmark, but since it is in the historic district it does require preservation review. Major work
(additions and more noticeable things) are reviewed by the Preservation Commission while Minor work is reviewed
administratively.  Improvements are encouraged - they just need to be appropriate such as no vinyl siding or windows.
keep the architectural style consistent or else vastly different, etc.

Thanks,

Melissa Klotz
Zoning Administrator
Planning & Zoning Division
Community Development Department
Morton Civic Center
City of Evanston
2100 Ridge Ave. | Evanston, IL 60201 | 847-448-4311
mklotz@cityofevanston.org
| cityofevanston.org

Evanston is counting on you!
Complete the 2020 U.S. Census at my2020census.gov.

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.   

On Wed, Aug 19, 2020 at 6:48 PM Salem, Omar G <omar.salem@cbexchange.com> wrote:
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Thank you so much, that makes perfect sense.

My last question is about the historic preservation committee. Do they need to approve any addition on the house? My
buyers spoke to a local architect who said that even though the house is in the historic district, it doesn’t have landmark
status (or something similar to that). So an addition wouldn’t need to be approved by the preservation committee (as
long as it conforms to the zoning requirements that you previously provided Carol Prieto about the property).

Assuming my question makes sense, is that correct?
Thank you so much!  

Omar Gregory Salem
847.962.1632
Coldwell Banker Edgebrook

From: Melissa Klotz <mklotz@cityofevanston.org>
Sent: Wednesday, August 19, 2020 5:04:05 PM
To: Salem, Omar G <omar.salem@cbexchange.com>
Subject: Re: 1525 Judson Zoning Questions
 
Omar,

Thanks for following up - I'm still not caught back up. Switching to an attached garage would be difficult. If attached, it
must be 5' from the east (interior side) property line, 30' from the south (rear) and 15' from the west (street side yard). I
don't think there is enough space to fit it. 2 parking spaces are required. The curb cut for the driveway would need to
shift closer towards the street intersection, which may be problematic. The property is within the Lakeshore Historic
District so any alteration requires a Certificate of Appropriateness from the Preservation Commission, and I don't know
that they will find an attached garage historically appropriate (I could be wrong).

Altogether if they would like to proceed, they should submit for a zoning analysis with preliminary plans and those plans
will be reviewed and officially denied stating exactly what the issues are, recommendation to move forward, and details
of the variation process and preservation process, as well as discussion of the curb cut move with Public Works.

Thanks,

Melissa Klotz
Zoning Administrator
Planning & Zoning Division
Community Development Department
Morton Civic Center
City of Evanston
2100 Ridge Ave. | Evanston, IL 60201 | 847-448-4311
mklotz@cityofevanston.org
| cityofevanston.org

Evanston is counting on you!
Complete the 2020 U.S. Census at my2020census.gov.

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.   

On Tue, Aug 18, 2020 at 9:47 PM Salem, Omar G <omar.salem@cbexchange.com> wrote:
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Hi Melissa,  

I’m just following up on this email. I know you were on furlough, so I’ve been patient. You answered similar questions
for the other agent very timely, so please let me know if you’ll be able to help me.

Thank you,

Omar Gregory Salem
847.962.1632
Coldwell Banker Edgebrook

From: Salem, Omar G
Sent: Saturday, August 1, 2020 12:16:48 PM
To: mklotz@cityofevanston.org <mklotz@cityofevanston.org>
Subject: 1525 Judson Zoning Questions
 
Hi Melissa,

I am a Real Estate agent representing the buyers for this property that is under contract. Carol Prieto, the agent
representing the sellers, had been in contact with you last month about adding an addition. (I am copying a response
from you she forwarded to me referencing my question)

If the new owners want to remove the detached garage and build an attached garage, how many feet from the
rear/side lot line would there have to be?

Thanks so much!

Omar Salem

Omar Gregory Salem
847.962.1632
Coldwell Banker Edgebrook

“A little - it looks like there won't be enough space for much. The house (and its addition) must be at least 30 ft from
the rear (south) property line, and at least 10' from the detached garage. I don't think that leaves much or any space.
Depending on what the request is for, variations may be granted to allow it (ie. if it is a small addition for a mudroom,
that might work) but the applicant would have to go through the variation process to see if it would be granted.  There
may or may not be other zoning issues too. If it is a dealbreaker to a potential buyer, anyone (doesn't have to be the
owner) can apply for a zoning analysis via our website where they submit a site plan (hand drawn is fine) with
dimensions onto the plat of survey of the property (obtain from owner) of what/where they want to build and zoning
staff will confirm in writing whether it is possible or needs variations (and if variations are needed, if they are
appropriate and recommended). That is the best option.”

*Wire Fraud is Real*.  Before wiring any money, call the intended recipient at a number you
know is valid to confirm the instructions. Additionally, please note that the sender does not have
authority to bind a party to a real estate contract via written or verbal communication.
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Melissa Klotz <mklotz@cityofevanston.org>

Re: 1525 Judson (24ZONA0062)
1 message

Jeff Smith <jeff@jefflaw.com> Mon, Jun 10, 2024 at 3:32 PM
To: Cade Sterling <csterling@cityofevanston.org>
Cc: Melissa Klotz <mklotz@cityofevanston.org>

Please disregard the request for status of the zoning compliance determination, since the new Preservation Commission
packet for tomorrow makes clear that there are revised plans and a new, updated analysis, so the 4-26-24 analysis was
not a final determination. However, the same problems identified in my e-mail below persist. This is a detached accessory
structure in a side yard. Longtime staffers may recall that a similar situation at 1327 Kirk and a dispute about which yard
of a corner property was rear and which was side led to protracted litigation about 8 years ago. Unlike the neighbor in that
case, however, here my client is timely bringing the issue to the City's attention, before the structure is permitted and built.

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

NOTICE: This E-mail (including attachments) is covered by the Electronic Communications Privacy Act, 18 U.S.C. §§2510-2521, is confidential, and may be
legally privileged. If you are not the intended recipient, you are hereby notified that any retention, dissemination, distribution, or copying of this communication
is strictly prohibited. Please reply to the sender that you have received the message in error, and then delete it. Thank you.

On Jun 10, 2024, at 2:31 PM, Jeff Smith <jeff@jefflaw.com> wrote:

Good afternoon, Cade,

Thank you for clearing that up. Yes, the reference to “Heartland Garage Builders” threw me off. I also
missed it because Page 28 refers to a 2-story detached garage rather than an ADU and also refers to it
being “alley accessible,” but there is no alley for 1525 Judson. Finally, Page 29 refers to a location in a Rear
yard when the proposed construction is in an interior side yard. So, for several reasons, I didn’t catch that
Pages 28-29 referred to the 1525 Judson project.

My immediate question (the reason I just left a phone message): Is the determination of compliance
final, i.e., a decision of the zoning administrator? I’d like to avoid escalating this to the LUC, but staff
may have incorrect information:

1. The proposed ADU is not in a rear yard, it is in a side yard. 1525 Judson’s front facade and front yard
faces Judson, as evidenced by, e.g., the front entry porch (referred to in the applicant’s application), the
Judson street address, and the existence of a street-facing fence on Davis, allowed for side yards of corner
lots. As the historic photo in the PC packet shows, 1525 Judson originally had no door, not even a service
door, on Davis. The front door has always been on Judson.

This is germane because the table in the City’s own published guide for ADUs sets out a 5-foot
distance from side yard property lines  (“City of Evanston, "A-D-YOU: EVANSTON'S GUIDE TO ADUs,” at
11) which is more appropriate when a new dwelling is proposed to be built next to a neighbor’s residence. 

2. There is no alley as exists for most coachhouses; the P. 28 reference to alley access is incorrect.

3. Evanston Code Ord. 6-4-6-10. - SPECIAL REGULATIONS APPLICABLE TO ACCESSORY
DWELLING UNITS (ADUs) in both subsections (E) and (F) makes Code §6-4-6-3 applicable. That Code
section, §6-4-6-3, in turn states that detached accessory buildings in a residential district shall not be
located "in an interior side yard between the principal structure and the side lot line.” Evanston Code Ord.
6-4-6-3(A)(2) (emphasis supplied).

8/6/24, 3:22 PM CITY OF EVANSTON Mail - Re: 1525 Judson (24ZONA0062)
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This ADU is proposed to be located in an interior side yard between the principal structure and the side
lot line, bordering 1519 Judson.

The ADU ordinance wasn’t intended to allow an avoidance of the side-setback requirement that
neighboring street-facing houses must observe.

In any event, please advise ASAP if a final certificate of zoning compliance has been issued or a final
determination made. If so, my client will in all likelihood appeal to the LUC. 

Yours,

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

NOTICE: This E-mail (including attachments) is covered by the Electronic Communications Privacy Act, 18 U.S.C. §§2510-2521, is
confidential, and may be legally privileged. If you are not the intended recipient, you are hereby notified that any retention,
dissemination, distribution, or copying of this communication is strictly prohibited. Please reply to the sender that you have received
the message in error, and then delete it. Thank you.

On May 31, 2024, at 8:54 AM, Cade Sterling <csterling@cityofevanston.org> wrote:

Good morning Jeff, 

Melissa reached out to me yesterday afternoon asking if I could send the Zoning Analysis for
1525 Judson. The analysis was included in the May HPC Packet and can be found on page
28. It mistakenly did not update the portion on the cover sheet under "plans prepared by",
which may have caused the confusion. 
https://www.cityofevanston.org/government/departments/community-development/planning-
zoning/historic-preservation/preservation-commission 

Cade W. Sterling
Planner
Community Development Department
Planning & Zoning Division
City of Evanston

2100 Ridge Ave. | Evanston, IL 60201 | 847-448-8231

csterling@cityofevanston.org | cityofevanston.org

The City of Evanston is committed to promoting a Citywide culture of accessibility and
inclusivity. To request an accommodation for a program, service, or activity, please call
847-866-2919 to make an ADA service request or fill out a request form online.
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4.

a)

b)

c)

d)

Melissa Klotz <mklotz@cityofevanston.org>

Re: 1525 Judson (24ZONA0062)
1 message

Melissa Klotz <mklotz@cityofevanston.org> Wed, Jun 12, 2024 at 10:38 AM
To: Jeff Smith <jeff@jefflaw.com>
Cc: Cade Sterling <csterling@cityofevanston.org>

Jeff,

1952 plat from construction, and 1976 plats are attached. Both show an intentional 27' setback to both street frontage
property lines...given that and in conjunction with 6-4-1-9 which states:

Determining of Front Lot Line for Vacant Through Lots, or Corner Lots: On a vacant
through lot, or corner lot, any street lot line may be established as its front lot line;
except that where two (2) or more through lots are contiguous, and a front lot lien has
been duly established on at least one (1) such lot, the same street lot line shall
thereafter be deemed to be the front lot line of all such contiguous lots. On a through
lot, a front yard shall be provided along both street lot lines. The Zoning Administrator
has the authority to determine the front lot line for a corner lot giving consideration
including, but not limited to, the following:

If a building exists on the lot, previous determination of the front yard,
conformance to existing required setbacks, existing principal building orientation,
and location of building entrances;
Proportions of the lot line dimensions, with preference for the front lot line being
the shorter lot line abutting a street;
Pattern of existing development within the neighborhood, specifically of adjacent
lots; and
The property owner's expressed desire.

a) conformance to existing setbacks puts Davis as the front yard for all setbacks to then comply - including the 3' rear
yard setback for accessory structures where the old garage is. That garage would not have been allowed if that were
considered an interior side yard.
b) shorter lot line is Davis which therefore should be the front

I hope that clarifies some. Feel free to FOIA for all records since I just pulled these.

Thanks,

Melissa Klotz
Zoning Administrator
Community Development Department/Planning & Zoning Division
City of Evanston

2100 Ridge Ave. | Evanston, IL 60201 | 847-448-8153
mklotz@cityofevanston.org | cityofevanston.org

The City of Evanston is committed to promoting a Citywide culture of accessibility and inclusivity. To request an
accommodation for a program, service, or activity, please call 847-866-2919 to make an ADA service request or
fill out a request form online. 

On Tue, Jun 11, 2024 at 2:46 PM Jeff Smith <jeff@jefflaw.com> wrote:
I appreciate the correction.

8/6/24, 3:28 PM CITY OF EVANSTON Mail - Re: 1525 Judson (24ZONA0062)

https://mail.google.com/mail/u/0/?ik=4762073d7a&view=pt&search=all&permthid=thread-f:1801503805083393814%7Cmsg-a:r-623243045926447596… 1/5

mailto:email@cityofevanston.org
http://cityofevanston.org/
http://cityofevanston.org/
http://cityofevanston.org/
https://www.cityofevanston.org/how-to-/311/submit-a-request
mailto:jeff@jefflaw.com


Yours,

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

NOTICE: This E-mail (including attachments) is covered by the Electronic Communications Privacy Act, 18 U.S.C. §§2510-2521, is confidential, and may
be legally privileged. If you are not the intended recipient, you are hereby notified that any retention, dissemination, distribution, or copying of
this communication is strictly prohibited. Please reply to the sender that you have received the message in error, and then delete it. Thank you.

On Jun 10, 2024, at 3:59 PM, Cade Sterling <csterling@cityofevanston.org> wrote:

Please find the revised version attached with the correct scope of work that references demolition of a
single-story detached garage and construction of a two-story detached ADU. The determination of yards
remains the same.

Cade W. Sterling
Planner
Community Development Department
Planning & Zoning Division
City of Evanston

2100 Ridge Ave. | Evanston, IL 60201 | 847-448-8231

csterling@cityofevanston.org | cityofevanston.org

The City of Evanston is committed to promoting a Citywide culture of accessibility and inclusivity.
To request an accommodation for a program, service, or activity, please call 847-866-2919 to make
an ADA service request or fill out a request form online.

On Mon, Jun 10, 2024 at 3:52 PM Melissa Klotz <mklotz@cityofevanston.org> wrote:
Jeff,

I'm confirming the yards are as stated in the zoning analysis. Based on historic records and what
achieves the most compliance at the property for existing structures, Davis Street is the front yard and
Judson is the street side yard.

I remember the Kirk case well - I went to court for it. That case did not have any dispute about which
yard was which. In that case, which the City agreed a staff error was made, a building permit was
originally granted for a detached accessory structure (large shed) in a side yard. It was not in the rear
yard; it was in the side yard between the house and the side property line.

You are free to appeal the yard determination and head to the LUC for a new determination on that if
you prefer to go that route. The appeal application is available here.

Thanks,

Melissa Klotz
Zoning Administrator
Community Development Department/Planning & Zoning Division
City of Evanston

2100 Ridge Ave. | Evanston, IL 60201 | 847-448-8153
mklotz@cityofevanston.org | cityofevanston.org
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The City of Evanston is committed to promoting a Citywide culture of accessibility and
inclusivity. To request an accommodation for a program, service, or activity, please call 847-
866-2919 to make an ADA service request or fill out a request form online. 

On Mon, Jun 10, 2024 at 3:33 PM Jeff Smith <jeff@jefflaw.com> wrote:
Please disregard the request for status of the zoning compliance determination, since the new
Preservation Commission packet for tomorrow makes clear that there are revised plans and a new,
updated analysis, so the 4-26-24 analysis was not a final determination. However, the same
problems identified in my e-mail below persist. This is a detached accessory structure in a side yard.
Longtime staffers may recall that a similar situation at 1327 Kirk and a dispute about which yard of a
corner property was rear and which was side led to protracted litigation about 8 years ago. Unlike the
neighbor in that case, however, here my client is timely bringing the issue to the City's attention,
before the structure is permitted and built.

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

NOTICE: This E-mail (including attachments) is covered by the Electronic Communications Privacy Act, 18 U.S.C. §§2510-2521, is
confidential, and may be legally privileged. If you are not the intended recipient, you are hereby notified that any retention,
dissemination, distribution, or copying of this communication is strictly prohibited. Please reply to the sender that you have received
the message in error, and then delete it. Thank you.

On Jun 10, 2024, at 2:31 PM, Jeff Smith <jeff@jefflaw.com> wrote:

Good afternoon, Cade,

Thank you for clearing that up. Yes, the reference to “Heartland Garage Builders” threw
me off. I also missed it because Page 28 refers to a 2-story detached garage rather
than an ADU and also refers to it being “alley accessible,” but there is no alley for 1525
Judson. Finally, Page 29 refers to a location in a Rear yard when the proposed
construction is in an interior side yard. So, for several reasons, I didn’t catch that Pages
28-29 referred to the 1525 Judson project.

My immediate question (the reason I just left a phone message): Is the
determination of compliance final, i.e., a decision of the zoning administrator? I’d
like to avoid escalating this to the LUC, but staff may have incorrect information:

1. The proposed ADU is not in a rear yard, it is in a side yard. 1525 Judson’s front
facade and front yard faces Judson, as evidenced by, e.g., the front entry porch
(referred to in the applicant’s application), the Judson street address, and the existence
of a street-facing fence on Davis, allowed for side yards of corner lots. As the historic
photo in the PC packet shows, 1525 Judson originally had no door, not even a service
door, on Davis. The front door has always been on Judson.

This is germane because the table in the City’s own published guide for ADUs
sets out a 5-foot distance from side yard property lines  (“City of Evanston, "A-D-YOU:
EVANSTON'S GUIDE TO ADUs,” at 11) which is more appropriate when a new
dwelling is proposed to be built next to a neighbor’s residence. 

2. There is no alley as exists for most coachhouses; the P. 28 reference to alley
access is incorrect.

3. Evanston Code Ord. 6-4-6-10. - SPECIAL REGULATIONS APPLICABLE TO
ACCESSORY DWELLING UNITS (ADUs) in both subsections (E) and (F) makes Code
§6-4-6-3 applicable. That Code section, §6-4-6-3, in turn states that detached
accessory buildings in a residential district shall not be located "in an interior side yard
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between the principal structure and the side lot line.” Evanston Code Ord. 6-4-6-3(A)(2)
(emphasis supplied).

This ADU is proposed to be located in an interior side yard between the principal
structure and the side lot line, bordering 1519 Judson.

The ADU ordinance wasn’t intended to allow an avoidance of the side-setback
requirement that neighboring street-facing houses must observe.

In any event, please advise ASAP if a final certificate of zoning compliance has been
issued or a final determination made. If so, my client will in all likelihood appeal to the
LUC. 

Yours,

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

NOTICE: This E-mail (including attachments) is covered by the Electronic Communications Privacy Act, 18
U.S.C. §§2510-2521, is confidential, and may be legally privileged. If you are not the intended recipient, you are
hereby notified that any retention, dissemination, distribution, or copying of this communication is
strictly prohibited. Please reply to the sender that you have received the message in error, and then delete it.
Thank you.

On May 31, 2024, at 8:54 AM, Cade Sterling
<csterling@cityofevanston.org> wrote:

Good morning Jeff, 

Melissa reached out to me yesterday afternoon asking if I could send the
Zoning Analysis for 1525 Judson. The analysis was included in the May
HPC Packet and can be found on page 28. It mistakenly did not update
the portion on the cover sheet under "plans prepared by", which may
have caused the confusion. 
https://www.cityofevanston.org/government/departments/community-
development/planning-zoning/historic-preservation/preservation-
commission 

Cade W. Sterling
Planner
Community Development Department
Planning & Zoning Division
City of Evanston

2100 Ridge Ave. | Evanston, IL 60201 | 847-448-8231

csterling@cityofevanston.org | cityofevanston.org

The City of Evanston is committed to promoting a Citywide culture of
accessibility and inclusivity. To request an accommodation for a
program, service, or activity, please call 847-866-2919 to make an ADA
service request or fill out a request form online.

<24ZONA-0062_1525Judson_Zoning_Summary.pdf>
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1525 JUDSON - MICROFILM.pdf
3213K
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Melissa Klotz <mklotz@cityofevanston.org>

1525 Judson property records
1 message

Jeff Smith <jeff@jefflaw.com> Wed, Jun 12, 2024 at 11:33 AM
To: FOIA@cityofevanston.org
Cc: Melissa Klotz <mklotz@cityofevanston.org>

Friends:

I'd like to inspect the property file for 1525 Judson. I am told inspection is no longer allowed, and that the City instead
fwds the digital file of what was formerly kept on microfiche. Therefore I’m making this FOIA request.
CC’g Melissa Klotz who is aware of this.

I appreciate your cooperation as there is some time sensitivity.

Please note that I do *not* need records from 2024, which are already public record as part of the recent Preservation
Commission proceedings, nor records predating subdivision of the former estate.

Yours,

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

FOIA_Request_Form_12Jun2024.pdf
212K
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Melissa Klotz <mklotz@cityofevanston.org>

Re: 1525 Judson property records
1 message

Jeff Smith <jeff@jefflaw.com> Mon, Jun 24, 2024 at 9:05 PM
To: Stephanie Mendoza <smendoza@cityofevanston.org>
Cc: FOIA@cityofevanston.org, Melissa Klotz <mklotz@cityofevanston.org>

This is what I am seeing as of 8:53 pm.
Note, after each of your last 2 e-mails I have received no subsequent e-mail from the NextRequest system indicating any
response or release.

Best regards,

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

NOTICE: This E-mail (including attachments) is covered by the Electronic Communications Privacy Act, 18 U.S.C. §§2510-2521, is confidential, and may be
legally privileged. If you are not the intended recipient, you are hereby notified that any retention, dissemination, distribution, or copying of this communication
is strictly prohibited. Please reply to the sender that you have received the message in error, and then delete it. Thank you.

On Jun 24, 2024, at 6:22 PM, Stephanie Mendoza <smendoza@cityofevanston.org> wrote:

Let me try to release the documents again. 

Stephanie Mendoza 
City Clerk 
City Clerk's Office
City of Evanston

Pronouns: (She, Her, Hers) 

2100 Ridge Ave. | Evanston, IL 60201 | O:(847) 448-8189
smendoza@cityofevanston.org | cityofevanston.org

The City of Evanston is committed to promoting a citywide culture of accessibility and inclusivity. To
request an accommodation for a program, service, or activity, please call 847-866-2919 to make an ADA
service request or fill out a request form online. 
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Note: The contents of this electronic mail to/from any recipient hereto, any attachments hereto, and any associated metadata
pertaining to this electronic mail may be subject to disclosure under the Illinois Freedom of Information Act, 5 ILCS 140/1 et. seq.   

On Mon, Jun 24, 2024 at 6:03 PM Jeff Smith <jeff@jefflaw.com> wrote:
Hi, Stephanie,

The Records Request page on the portal is showing no release on the timeline and no documents in the
“Documents” tab. Last action was at 3:15 pm today showing request opened and department assigned. I
will try closing browser and restarting but since I didn’t have an account under this e-mail before I don’t
think that’s the issue.

Yours,

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

NOTICE: This E-mail (including attachments) is covered by the Electronic Communications Privacy Act, 18 U.S.C. §§2510-2521, is
confidential, and may be legally privileged. If you are not the intended recipient, you are hereby notified that any retention,
dissemination, distribution, or copying of this communication is strictly prohibited. Please reply to the sender that you have received
the message in error, and then delete it. Thank you.

On Jun 24, 2024, at 3:32 PM, Stephanie Mendoza <smendoza@cityofevanston.org> wrote:

Hi Jeff, 

These documents were just released to you. Please let me know if you have issues
accessing information. 

Stephanie Mendoza 
City Clerk 
City Clerk's Office
City of Evanston

Pronouns: (She, Her, Hers) 

2100 Ridge Ave. | Evanston, IL 60201 | O:(847) 448-8189
smendoza@cityofevanston.org | cityofevanston.org

The City of Evanston is committed to promoting a citywide culture of accessibility and
inclusivity. To request an accommodation for a program, service, or activity, please call
847-866-2919 to make an ADA service request or fill out a request form online. 

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

On Mon, Jun 24, 2024 at 2:35 PM Stephanie Mendoza <smendoza@cityofevanston.org>
wrote:

Hi Jeff, 
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This request was, unfortunately, missed. I will get this to you ASAP. I input this into the
system, but I can upload the microfilm in a second. Melissa, could you please upload the
permit information as soon as possible? 

Stephanie Mendoza 
City Clerk 
City Clerk's Office
City of Evanston

Pronouns: (She, Her, Hers) 

2100 Ridge Ave. | Evanston, IL 60201 | O:(847) 448-8189
smendoza@cityofevanston.org | cityofevanston.org

The City of Evanston is committed to promoting a citywide culture of accessibility
and inclusivity. To request an accommodation for a program, service, or activity,
please call 847-866-2919 to make an ADA service request or fill out a request form
online. 

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

On Mon, Jun 24, 2024 at 1:25 PM Jeff Smith <jeff@jefflaw.com> wrote:
Melissa, Stephanie, et al.,

I sent in the request below 12 days ago, attaching the City’s fillable PDF. The records
were due in 5 business days. I didn’t think it would take even that long. Please provide
these ASAP. Thanks.

Yours,

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

On Jun 12, 2024, at 11:33 AM, Jeff Smith <jeff@jefflaw.com> wrote:

Friends:

I'd like to inspect the property file for 1525 Judson. I am told inspection is
no longer allowed, and that the City instead fwds the digital file of what
was formerly kept on microfiche. Therefore I’m making this FOIA request.
CC’g Melissa Klotz who is aware of this.

I appreciate your cooperation as there is some time sensitivity.
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Please note that I do *not* need records from 2024, which are already
public record as part of the recent Preservation Commission
proceedings, nor records predating subdivision of the former estate.

Yours,

Jeffrey P. Smith
Attorney at Law
Law Offices of Jeff Smith
708 Church St., Suite 232
Evanston, IL 60201
847.492.1665
m 312.952.6501
www.jefflaw.com

<FOIA_Request_Form_12Jun2024.pdf>

Request 24-1651 - NextRequest - Modern FOIA & Public Records Request Software.pdf
98K
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Melissa Klotz <mklotz@cityofevanston.org>

TOPIC: An additional PROBLEM created by plans to construct an ADU on 1525
Judson.
1 message

Robert Eagly <rv.eagly@gmail.com> Mon, Jul 29, 2024 at 1:10 PM
To: mklotz@cityofevanston.org

To:  Milissa Klotz
 
My neighbors –the Harrisons at 1519 Judson Avenue– have been in contact with you about the proposal
by the owners of 1525 Judson to construct an ADU in violation of existing regulations. I wish to call your
attention to an additional problem that is presented by the proposed construction.
 

My house is located at 324 Davis Street and shares a north-south property line with 1525 Judson
Avenue.  Directly abutting on my side of that property line is a large Douglas fir tree that is over 70 feet tall. .
.  and is still quite young.

 The proposed plan places the ADU structure just three feet from the trunk of the tree! Construction
would (1) cut many of the tree’s roots on the West side of the tree, as well as (2) cover all the roots on the
West side of the tree with a water-impermeable concrete slab.                   Over the long-term, the tree would
die.  In the short-term, the tree’s weakened base would increase the likelihood for the tree to fall in a
windstorm —a major threat.

 
If the city of Evanston approves construction of the ADU structure on the lot at 1525 Judson Avenue,

proper caution would dictate removing my giant Douglas fir tree.  That is not my preference, however.  The
tree is still quite young.  (The average life expectancy of such a tree is claimed to be 400-500 years!)  

 
Either killing the tree or removing it would seem to run counter to the City of Evanston’s current

policy to promote the preservation of significant trees.  A professional arborist, who recently viewed it,
offered the opinion that it may be the only large Douglas fir in town.

 
Were the city to grant permission for construction of the ADU at 1525 Judson Avenue it would clearly

violate the city’s expressed interest in tree preservation.
 
Is it possible for me to register my complaint in a formal way?

Robert Eagly       324 Davis Street, Evanston
                             rv.eagly@gmail.com
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