
 
 

AGENDA 
Preservation Commission 

  Tuesday, February 11, 2025  
Lorraine H. Morton Civic Center, Council Chambers Room 2800 7:00 PM  
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1. CALL TO ORDER/DECLARATION OF A QUORUM 
 
2. PUBLIC COMMENT 
  

Members of the public are afforded three minutes per person to provide testimony 
related to items listed under discussion or to otherwise address the Commission 
generally.  Members of the public wishing to provide testimony on new or 
unfinished business shall be given the opportunity to do so following presentation 
by the applicant in a manner and under time limits determined by the Chair.  

 
3. NEW BUSINESS   
A. 

 
25PRES-0010 - 1140 Hinman Ave. - Lakeshore Historic District   
Stuart Cohen and Julie Hacker Architects, LLC, applicant on behalf of 
the property owner, submit for a Certificate of Appropriateness to 
demolish a covered rear entry porch, raised open deck, first floor bay, 
and second floor sleeping porch at the homes rear volume; construct 
a new covered entry porch, and raised deck. reconstruct the existing 
roof where it extended to cover the second-story sleeping porch 
proposed to be removed, and alter the pattern of fenestration at the 
homes rear volume including new French doors, and new double-
hung windows in new and existing openings. 
  
Applicable Standards: Alteration [1-10]; and Construction [1-8; 10-
13; and 15].  
   
1140_Hinman_STAFF_REPORT 
1140_Hinman_COA_Application 

 
3 - 25 
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B. 2025 Annual Work Plan  
Adoption of the proposed 2025 annual work plan with the following 
priority initiatives within Preserve 2040 identified for implementation: 
Coordinated Initiatives 1.4, 1.7, and 1.11; Initiative 2.10; Initiative 3.6; 
and Initiative 4.4.   
2025 Annual Work Plan 

26 - 29 

 
 
4. APPROVAL OF MEETING MINUTES   
A. 

 
Minutes of December 10, 2024  

   
B. 

 
Minutes of January 21, 2025 
20250121_HPC_Minutes 

 
30 - 35 

 
 
5. DISCUSSION (NO VOTE WILL BE TAKEN)   
A. 

 
Envision Evanston 2045 - Draft Zoning Code  
Pursuant to City Code Sections 2-8-3 (G) 15, 20, and 24 the 
Commission will review the draft City-initiated amendments to the 
Zoning Ordinance -- providing written testimony and 
recommendations on their appropriateness for the protection and 
continued use of existing landmarks and properties, structures, sites, 
or objects within historic districts, as well as their potential affect on 
other historically, culturally, architecturally, or archaeologically 
significant areas, sites, structures, and objects throughout the City. 
Continued from January 21.   

 

 
 
6. ADJOURNMENT 
  
Order & Agenda Items are subject to change. Information about the Preservation Commission is available at: Preservation Commission 
Wetbsite Questions can be directed to Cade W. Sterling at 847-448-8231 or at csterling@cityofevanston.org The city is committed to ensuring 
accessibility for all citizens; if an accommodation is needed to participate in this meeting, please contact the Planning and Zoning Division at 
(847-448-8687) 48 hours in advance so that arrangements can be made for the accommodation if possible.  
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    STAFF REPORT 

 
To:​ ​ Members of the Preservation Commission 

From:​ ​ Cade W. Sterling, Planner 
 
Subject:​ 1140 Hinman Avenue - Lakeshore Historic District – 25PRES-0010 
 
Date: ​​ February 4, 2025 
 
Public Notice 
Stuart Cohen and Julie Hacker Architects, LLC, applicant on behalf of the property owner, 
submit for a Certificate of Appropriateness to demolish a covered rear entry porch, raised 
open deck, first floor bay, and second floor sleeping porch at the homes rear volume; 
construct a new covered entry porch, and raised deck. reconstruct the existing roof where 
it extended to cover the second-story sleeping porch proposed to be removed, and alter 
the pattern of fenestration at the home's rear volume including new French doors, and new 
double-hung windows in new and existing openings. 
  
Applicable Standards: Alteration [1-10]; and Construction [1-8; 10-13; and 15].  
 
Construction Period:  
Circa 1898 
 
Style:  
Colonial Revival  
 
Architect of Record: 
Charles R. Ayars  
 
Condition:  
Excellent 
 
Integrity:  
Very Good (alterations including the 2008 rear mudroom addition and covered rear porch 
proposed for removal). 
 
Status:  
Contributing; Eligible for landmark designation 
 
 
 
 
 

A. Page 3 of 35



 
 
 
Setting: 
1140 Hinman Avenue is located in the west central portion of the Lakeshore Historic 
District on the west side of Hinman Avenue near the intersection of Hinman and Hamilton. 
The block contains an eclectic mix of architectural styles and forms including examples of 
the early and late Victorian periods, early and mid 20th century revival styles, and a handful 
of arts and crafts inspired homes. The block retains excellent integrity and a rich diversity 
of compatible single-family, two-family, and multi-family residences. 
 
Significance: 
The home was identified in the 2012 resurvey of the Lakeshore Historic District as being 
eligible for landmark designation under criterion 3 (exemplification of an architectural style) 
and criterion 4 (designed by a master architect). 1140 Hinman is a finely detailed 19th 
Century Colonial Revival. Character defining features include flared hipped roof with dentil 
frieze; buff brick exterior; elaborate front and side gabled dormers with cornice returns and 
Palladian windows; hipped front porch with dentil trim, square brick columns decorated 
with scrolled brackets, and turned balustrade; paneled wood front door flanked by square 
pilasters; two-story, three-sided bay on façade; polygonal south side tower with flared roof; 
historic 1/1 wood windows; two-part window on 2nd story of façade featuring two small, 
multilight windows framed by square pilasters; applied floral decorative elements on 
window and door surrounds. 
 
Charles Robery Ayars (1861-1934):  
A fifty year resident of Evanston, Charles R. Ayars was a prolific local architect who 
designed residential, institutional, educational, and religious buildings. Ayars most notable 
commissions in Evanston are Annie May Swift Hall, an early Evanston landmark, and one 
of the oldest remaining buildings on Northwestern's Campus, as well as the Women’s 
Christian Temperance Union Administration Building, a local landmark and part of the 
National Historic Landmark designation, and St. Marks Episcopal Church, also a local 
landmark. Ayars was classically trained and a highly competent architect who practiced in 
a variety of styles, scales, and forms between the mid-1880s and the 1930s. Ayars began 
his career as an associate in the firm of Holabird and Root before establishing his own firm 
in Evanston at 605 Davis Street (demolished).  Notable residential commissions include 
1140 Hinman Avenue, 1220 Judson Avenue, 2525 Lincoln Street, and 936 Sheridan Road. 
His longtime and self designed home exists to this day at 2419 Lincoln Street.  
 
Colonial Revival Style: 
The Colonial Revival style (1880s to 1950s) is by far the most prevalent architectural style 
in communities across the country. The Colonial Revival style is believed to have started in 
1876 at the Philadelphia Centennial Exhibition where a colonial kitchen, replete with 
spinning wheel was reconstructed. The New York firm of McKim, Mead, White, and 
Bigelow are often considered the first important practitioners of the style with their 
Appleton House in Lennox, Massachusetts and the Taylor House in Newport, Rhode 
Island. The most common architectural features of Colonial Revival homes include 
columned entry porches; entry doors with transoms and sidelights, and elaborate 
surrounds; symmetrical building forms; hipped roofs; and, double-hung, multi-lite windows 
that are often extant in pairs. In Evanston, most Colonial Revival homes are large in size, 
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being two to three stories in height and constructed in primarily brick masonry. These 
larger homes often have one or two story enclosed side or rear wings as well. 
 
Public Comment 
None. ​
 
Applicable Standards 
Staff recommends the following standards be applied. Additional standards may be applied 
at the Commission's 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.  
 
Alteration 

1. Every reasonable effort shall be made to adapt the property, structure, site, or 
object in a manner that requires minimal alteration of the property, structure, site, or 
object and its environment. 

 
2. The distinguishing original qualities or character of a property, structure, site, or 
object and its environment shall not be destroyed. The removal or alteration of any 
historic material or distinctive architectural features shall be avoided whenever 
possible except when retention represents a hazardous or dangerous condition. 

 
3. All properties, structures, sites, and objects shall be recognized as products of 
their own time. Alterations to sites, buildings, structures, or objects that have no 
historic basis shall be discouraged. 

 
4. Changes that may have taken place in the course of time are evidence of the 
history and development of a property, structure, site or object and its environment. 
These changes may have acquired significance in their own right, and this 
significance shall be recognized and respected. 

 
5. Distinctive stylistic features, materials, finishes, examples of skilled 
craftsmanship, or examples of distinctive construction techniques that characterize 
a property, structure, site or object shall be treated with sensitivity. 

 
6. Deteriorated architectural features shall be repaired rather than replaced, 
wherever possible. In the event replacement is necessary, the new material should 
match the material being replaced in composition, design, color, texture and other 
visual qualities. Repair or replacement of missing architectural features should be 
based on accurate duplications of features, substantiated by historic, physical, or 
pictorial evidence rather than on conjectural designs or the availability of different 
architectural elements from other structures or objects. 

 
7. The surface cleaning of buildings, structures or objects shall be undertaken with 
the gentlest means possible. Treatment methods that will cause damage to the 
historic materials of the structure, site, or object must not be used.  

 
8. Every reasonable effort shall be made to protect and preserve archaeological 
resources affected by, or adjacent to, any project. 
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9. Innovative design for alterations to existing properties shall not be discouraged 
when such alterations do not destroy significant historic, cultural, architectural or 
archaeological material, and such design is compatible with the features, size, 
scale, proportion, massing, color, material and character of the property, 
neighborhood and environment. 

 
10. Wherever possible, alterations to structures and objects shall be done in such a 
manner that if such alterations were to be removed in the future, the essential form 
and integrity of the structure would be unimpaired.  

 
 
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 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.  

 
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.  
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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.  
 
15. New additions. Wherever possible, new additions to structures or objects shall 
be done in such a manner that if such additions were to be removed in the future, 
the essential form and integrity of the historic property and its environment would be 
unimpaired.  
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Zoning Analysis – Summary 
Page 1 

 

 

 
 

Zoning Analysis 
Summary 

Review Date: 2.4.25 
By: CWS 

Case Number:  Case Status/Determination: 

Preliminary Review Compliant 

Applicant: Julie Hacker  

 Plans prepared by: Hacker-Cohen Architects LLC 

 Plans dated: 6.8.24 

 Survey dated: 12.7.23 

 District: R1 – Lakeshore Historic District 

Proposal:    

Demolish a covered rear entry porch, raised open deck, first floor bay, and second floor sleeping 
porch at the homes rear volume; construct a new covered entry porch, and raised deck. reconstruct 
the existing roof where it extended to cover the second-story sleeping porch proposed to be removed, 
and alter the pattern of fenestration at the homes rear volume including new French doors, and new 
double-hung windows in new and existing openings.  

 
 
Additional Comments: 
 

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

2. Review and issuance of a Certificate of Appropriateness by the Preservation Commission is 
required.  
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Zoning Analysis – Summary 
Page 2 

 

  

Principal Use and Structure: Addition to SFR 

Zoning Code 
Section 

Use: SFR 

6-8-2-6 Compliant: Lot width: 50’ where 35’ is the minimum required. 

6-8-2-5 Compliant: Lot size: 9041 where 7200 is the minimum required. 

6-8-2-3 Dwelling units #: Compliant: 1 where 1+ADU is the maximum permitted 

6-8-2-7 Building Lot Coverage: Compliant: 29.6% where 30% is the maximum permitted.  

6-8-2-10 Impervious Surface Coverage: Compliant: 39.4% where 45% is the maximum 
permitted.  

6-8-2-9 Building Height: Single-story addition at rear is well below both 35’ as well as 2.5 
stories.   

6-8-2-8 
 
And  
 
6-4-1-9 

Yards (Setbacks): 
 
Interior Side N: Compliant 5’ where 5’ is the minimum required. 14.5’ at rear 
addition. 
 
Interior Side S: Compliant 11.65’ where 5’ is the minimum required. 14.5’ at rear 
addition. 
 
Rear: Compliant 74’ where 30’ is the minimum required 
 
Rear Yard Deck Setbacks: 
Deck is >14’ from the north and south rear yard setbacks where 3’ is the minimum 
required. Compliant.  
 

 
Additional Comments or Considerations: 

 Eaves of addition match existing on principal structure and do not encroach into any required yard.  
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    MEMORANDUM 

 
To:  Members of the Preservation Commission 

From:  Cade W. Sterling, Planner 
 
Subject: 2025 Annual Work Plan 
 
Date:   February 7, 2025 

 

Summary 

The table on the following page provides a summary of Preserve 2040 initiatives with an 
anticipated implementation timeline in years 1-3 as well as those listed as ongoing. The 
Plan is entering year three of its anticipated 20 year lifecycle. Green identifies initiatives 
completed or in various levels of completion or progress. Based on discussion at the 
January 21 meeting, the following are recommended for inclusion in the 2025 work plan. 
 

1. Survey and Docuementation Efforts 
a. Initiative 1.4: Conduct a city-wide  survey of Evanston’s downtown and 

neighborhood business district resources. 
b. Initiative 1.7: Document and include the built resources that embody 

historic, social, and cultural periods and events, and the diverse groups and 
people who have contributed to Evanston’s unique character and identity. 

c. Initiative 1.11: Prepare an annual study list of eligible resources  in 
Evanston. 

2. Initiative 2.10: Organize a Preservation Consortium or Preservation Advisory Sub-
Committee. (identified in the 2024 work plan but not started).  

3. Initiative 3.6: Advocate for adoption of a citywide deconstruction ordinance. 
(identified in the 2024 work plan and progress made).  

4. Initiative 4.4: Prepare a preservation training publication and one-on-one 
orientation for elected officials. 

 
 

Initiative Implementation 
Schedule 

Priority 
Level 

Status 

Survey and Documentation 

1.5: Re-Survey the Ridge Historic District* 
 
* To begin work in year 4, an RFP and 
budget request would need to be 
authorized in 2025 

Year 3-5 Medium Not Started 

1.3: Prioritize new areas in Evanston for 
surveys. 

Ongoing High Not Started  
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1.4: Conduct a city-wide  survey of 
Evanston’s downtown and neighborhood 
business district resources. 
 
 

Year 1-3 High Ongoing 
(downtown was 
done in 2023) 
Recommend 
advancement 

1.7: Document and include the built 
resources that embody historic, social, and 
cultural periods and events, and the 
diverse groups and people who have 
contributed to Evanston’s unique character 
and identity. 
 
 

Ongoing Pressing Not Started 

Initiative Implementation 
Schedule 

Priority 
Level 

Status 

1.8: Integrate preservation survey and 
documentation as part of future City 
planning efforts. 

Ongoing High In Progress 

1.11: Prepare an annual study list of 
eligible resources  in Evanston. 

Ongoing Medium In progress; 
ongoing effort 
 

Program Administration and Resource Management 

2.1: Review and update the Historic 
Preservation Ordinance 

Year 1-3 High Not Started 

2.8: Work with the Economic Development 
Division to enact a legacy or heritage 
business program. 

Year 1-3 Pressing Complete 

2.10: Organize a Preservation Consortium 
or Preservation Advisory Sub-Committee 

Year 1-3 Pressing Early 
conversations. 

2.11: Benchmark Commission 
accomplishments and performance trends 
in an annual public report.  
 
(Presentations made in 2023 and 2024).  

Ongoing Pressing Scheduled for 
March for 
previous year 
2024 presented 
in 2025 

2.12: Actively recruit future Commissioners 
with a focus on building a membership 
reflective of Evanstons diverse 
demographics and backgrounds. 

Ongoing High Recruitment 
campaign 
made in 2023 

Community Revitalization 

3.2: Collaborate with Evanston Special 
Service Areas, Chamber of Commerce, 
and broader business community  to 
identify and advance preservation 
priorities. 
 
 

Ongoing High Not Started 
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3.3: Collaborate  with the Economic 
Development Division to assist in 
marketing and buyer recruitment for 
historic commercial, industrial, and 
institutional properties. 

Ongoing Medium Not Started 

3.6: Advocate for adoption of a citywide 
deconstruction ordinance. 

Year 1-3 Pressing Started or 
completed.  

3.8: Conduct annual reconnaissance of 
historic properties to identify materials and 
finishes in poor condition before 
replacement is necessary and provide 
technical assistance for their proper repair. 

Ongoing Medium Citywide 
building survey 
being 
conducted. 
Ongoing. 

Initiative Implementation 
Schedule 

Priority 
Level 

Status 

3.9: Invite professionals to speak on the 
appropriateness of various composite and 
synthetic materials which accurately mimic 
historic building materials that are non-
sustainable. 
 
 

Ongoing High Speaker series 
implemented in 
2023 

3.10: Support the retention of significant 
landscape features which offer citywide 
environmental benefits.  
 
(Commissioners as well as the Staff 
Liaison did advocate for a variation of the 
Tree Preservation Ordinance, and also 
gave a presentation to the Environment 
Board on heritage trees and the value of 
cultural landscapes.) Additional advocacy 
in comp plan. 

Ongoing High Progress made 
but largely tied 
to initiative 2.1. 

Education and Advocacy  

4.1: Reinstate a quarterly preservation and 
design oriented newsletter and make it 
available on social media. 

Year 1-3 Pressing Complete 

4.3: Support an annual endangered 
properties list 

Ongoing Low Not Started 

4.4: Prepare a preservation training 
publication and one-on-one orientation for 
elected officials. 

Year 1-3 Pressing Prepared but 
no trainings 
have occured 

4.7: Compile and publish a list of 
restoration professionals who perform work 
in Evanston. 

Year 1-3 Pressing Not Started 

4.9: Continue to digitize and make 
available early publications of the 
Commission (and resources generally). 
 

Ongoing Medium Progress 
made.  
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4.12: Continue annual training for local 
realtors, insurance, and financial 
professionals. 

Ongoing Medium Identified in 
2024 work plan 
but not started 

4.17: Support ongoing oral history projects Ongoing Medium Not Started 

 
The full Preserve 2040 Long-Range Plan can be found here: Link to Long-Range Work 
Plan 
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DRAFT 

 

MEETING MINUTES 
 
PRESERVATION COMMISSION 
Tuesday, January 21, 2025 
7:00 P.M. Council Chambers Room 2800 

 
Members Present:   Carl Klein, Thomas Ahleman, Amanda Ziehm, Sarah M. Dreller,  

Stuart Cohen, Lesa Rizzolo, John Jacobs, Beth Bodan, Matthew Johnson, 
Charles Smith​
 

Members Absent: ​ Joshua Bowes-Carlson, 
 
Staff Present: ​ Cade W. Sterling 
 
Presiding Member:  Sarah M. Dreller, Chair 
 
Minutes Taken by:​ Cade W. Sterling 
 
CALL TO ORDER/DECLARATION OF A QUORUM 
 
PUBLIC COMMENT 
 
Members of the public are afforded three minutes per person to provide testimony 
related to items listed under discussion, or to otherwise address the Commission 
generally. Members of the public wishing to provide testimony on new or unfinished 
business shall be given the opportunity to do so during those agenda items in a 
manner and under time limits determined by the Chair.  

●​ Residents Jeff Wooten, Pat Mulhern, Michael Davis, and Steve Test of the 
1000, 1100, and 1200 blocks of Hinman Avenue spoke in opposition to the draft 
zoning changes for the portion of Chicago Avenue between Dempster Street 
and Lee Street. Specifically, residents noted the proposal to allow up to 100’ 
buildings as-of-right with a 5’ rear-yard setback adjacent to single-family 
residences in the Lakeshore Historic District. Residents expressed concern that 
this would result in a loss of light and air, devalue property, and negatively 
impact the integrity of the historic district. Additionally, residents noted the 
Preserve 2040 Plan which specifically identifies this area as requiring additional 
sensitivity in approach due to its redevelopment potential along a major corridor 
adjacent to the historic district. Residents requested the Commission review the 

Page 1 of 6 
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proposal and make a recommendation that the proposed zoning is 
incompatible.  

 
OLD BUSINESS   
1314 Judson Avenue - Lakeshore Historic District - 24PRES-0170 
 
Jeanie Petrick, architect and applicant on behalf of the property owner, submit for a 
Certificate of Appropriateness to raise the ceiling height and alter the roof form of 
an existing two-story addition to the structures south elevation, alter the homes 
pattern of fenestration including replacement windows in existing and new 
openings, and truncating the existing volume and roof of a rear elevation screened 
porch. Continued from December 10, 2024. 
   
Applicable Standards: Alteration [1-10]; and Construction [1-8; 10-13; and 15].  

●​ Jeanie Petrick presented an overview of the changes made to the plan since 
the previous submission in December. Specifically, the proposed roof form 
for the previous tower had been reduced in height and better integrated into 
the existing roof form, changes were made to the pattern of fenestration on 
the side and rear elevations to better mimic existing conditions, and the 
proposed screen porch had been shifted further south to allow for a full 
gable roof form rather than a clipped gable as previously proposed.  

●​ Commissioners acknowledged the significant improvement to the plans and 
thanked the applicant for taking their comments and suggestions seriously 
and turning around the new composition that had better proportions, was 
more cohesive, and was simplified.  

●​ The Commission agreed that the new composition met the standards. 
●​ A motion to approve as presented was made by Commissioner Klein and 

seconded by Commissioner Ziehm. The motion carried on a vote of 10-0.   
 
NEW BUSINESS   
Election of 2025 Officers 

●​ Mr. Sterling distributed ballots to each Commissioner 
●​ Commissioner Cohen asked to remove himself for 

consideration as Secretary.  
●​ The Commission voted 7-3 to elect Commissioner Klein as 

Chair, 10-0 for Commissioner Ahleman as Vice-Chair, and 
10-0 for Commissioner Ziehm as secretary.  

 

 
 
APPROVAL OF MEETING MINUTES   
Minutes of December 12, 2024 

●​ The minutes were approved without revision.  
 

 
 
 

Page 2 of 6 
 

B. Page 31 of 35



DRAFT 

DISCUSSION (NO VOTE WILL BE TAKEN)   
Envision Evanston 2045 - Draft Zoning Code 
 
Pursuant to City Code Sections 2-8-3 (G) 15, 20, and 24 the Commission will 
review the draft City-initiated amendments to the Zoning Ordinance -- providing 
written testimony and recommendations on their appropriateness for the protection 
and continued use of existing landmarks and properties, structures, sites, or 
objects within historic districts, as well as their potential affect on other historically, 
culturally, architecturally, or archaeologically significant areas, sites, structures, and 
objects throughout the City.  

●​ Mr. Sterling provided brief background on the discussion including 
o​ Whether the following areas represent historically, culturally, or 

architecturally significant areas within the City that although not be 
registered as historic districts otherwise have a special interest or 
value to the City and its citizens. 

o​ whether the proposed zoning for these areas encourages their 
preservation, continued utilization, and rehabilitation; and, 

o​ If not, what would the Commission recommend as an alternative. 

●​ Chicago Avenue between Dempster and Lee Street.  

o​ General consensus was that the proposed M3 designation here is not 
appropriate particularly on the east side of Chicago Avenue where 
lots abut low-density single-family homes within the Lakeshore 
Historic District. Commissioners recommended no more than four 
stories in this location and that this would allow for appropriate 
building types that would be compatible with surrounding character 
and built forms.  

o​ Commissioners also recommended that any reduction in bulk that 
may occur due to FAR restrictions should occur at the rear volume of 
these buildings and/or increase the rear-yard setback from 5' to 15'.  

o​ Commissioners also discussed the west side of Chicago Avenue 
feeling that 6-7 stories was more appropriate as-of-right along the 
entirety of the corridor, with higher-density being appropriate as it 
approaches existing higher-density developments north and south of 
Main.  

o​ The general agreement was that the entire corridor should not be 
treated as a single zoning district, that the east and west sides should 
be treated differently, and that the built form along the corridor should 
correspond to changes in context and design vocabularies east and 
west of it.  
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●​ Main Street between Custer and Maple. ​

 
o​ Consensus was that the proposed zoning, particularly the proposed 

increase in FAR, was not compatible with the existing built form of 
this business district, noting the majority of its character is 2-3 stories. 
This is another location where allowing no more than a four-story 
building as-of-right was seen as compatible for these locations.  

o​ Due to the significance of the storefronts and built fabric in this 
location, the rhythm of fenestration and entrances, alignment of 
horizontal articulation by way of aligned eaves, cornice lines, belt and 
string courses etc, it was suggested that this location have more 
prescriptive design related requirements for as-of-right developments 
that enable new interventions that respect the character and 
articulation of existing forms.  
 

o​ Commissioners noted that the proposed zoning significantly 
increased development potential in this area and incentivizes 
demolition without a way to ensure new built fabric is of high quality. It 
creates significant potential to negatively impact the traditional and 
human-scaled nature of these locations that are tied to Evanston’s 
identity and also offer lower-rent structures and more easily 
adaptable retail spaces that foster legacy and small business activity.  
 

o​ Commissioners also discussed the potential for required stepbacks 
and transitional height planes above the full second-story in this 
location. The proposed FAR essentially allows a six story box to be 
constructed with little articulation or reduction in mass. This would not 
only be incompatible with the existing fabric along Main Street but 
also surrounding low-density residential neighborhoods to which the 
district is visually related.  

 
●​ Dempster Street between Elmwood and the alley west of Hinman. ​

 
o​ The Commission has the same concerns with the proposed zoning 

along Dempster Street as they did with the Main Street narrative 
above. ​
 

o​ There was additional concern with the adjacent M3 zoning 
designation just south of Dempster adjacent to the landmark at the 
southwest corner of Chicago and Dempster, as well as the portion of 
M3 just east of Sherman running south noting that this is allowing up 
to 100’ buildings as-of-right adjacent to lower-density two-part 
commercial buildings and lower-density residential to the west side of 
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Sherman, a handful of which are landmarks.​
 

o​ The proposed zoning along Chicago Avenue in this area would 
incentivize a complete rearrangement of space and character for the 
intersection of Chicago and Dempster, and the Commission did not 
agree that this was desirable or necessary. ​
 

●​ Downtown Davis Street between the alley west of Hinman and Ridge.  

o​ It was noted that the portions of east and west Davis Street should be 
treated differently as they contain very different built forms and 
character currently. The portion of the downtown along Davis west of 
the Metra Tracks contains a significant concentration of long-standing 
and legacy businesses. It was noted that there is obviously some 
economic equilibrium that exists in this location where the current 
built fabric, rent structures, tax structure etc, allows these businesses 
to thrive. If locations like this are already contributing the the 
character of the downtown in a significant way, why incentivize 
dramatically changing that? 

o​ West of the tracks on Davis, the consensus of the Commission was 
that the existing D2 zoning should be maintained or have a modest 
increase in the existing FAR that is permitted to achieve no more than 
a three-story building as-of-right in this location.  

o​ It was noted that this portion of Davis acts more as a neighborhood 
business district and not as much part of the downtown, being 
immediately adjacent to residential areas. In many ways, this portion 
of the downtown (west Davis) could follow the same 
recommendations made for Main and Dempster, with transitional 
height planes, design guidelines, and other ways to create more 
predictive outcomes that have compatible building articulation.  

o​ The portion of Davis Street east of the Metra tracks didn't complete 
consensus before continuing the discussion for the next meeting. 
However, it was stated that the current proposal, particularly the 
increase in FAR for this location was not appropriate and that the 
proposed 65' height, with a lower FAR could result in built forms that 
respect the existing scale of buildings at the street level while 
stepping back behind that existing streetwall. It was another area 
where guiding more prescriptive design outcomes due to the 
significance of the architecture currently in these locations was seen 
as desirable. 
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The Commission asked to pick up the remaining areas at their February meeting to 
continue reviewing portions of the downtown, Central Street, and the 
Florence/Greenleaf area. 
     
2025 Annual Work Plan 
 
In preparation for adoption of a 2025 annual work plan to advance initiatives within 
the City's preservation plan, Preserve 2040, the Commission shall discuss priorities 
and interests for the upcoming calendar year.  

●​ Commissioners expressed an interest in continuing survey and 
documentation efforts as well as supplementing and reviewing the ongoing 
study list of eligible properties.  

●​ Commissioners asked that as part of this survey work, they focus attention 
on lesser identified and acknowledged resources associated with 
Evanston’s broader history and identity.  

●​ Commissioners discussed that as part of reviewing the study list of eligible 
resources, they could select a few resources and engage with property 
owners to discuss landmark nominations.  

●​ Commissioners asked to continue work on the deconstruction ordinance, as 
well as pick up the advisory subcommittee or consortium idea from the 2024 
work plan.  

●​ Finally, Commissioners expressed a desire to create training materials and 
engage with Councilmembers to conduct one-on-one trainings and 
orientations for the preservation program and ordinance. This was seen as 
especially important considering the upcoming election and potential for new 
council members.  

 
 
The meeting adjourned at 10:07pm.  
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