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THIS ORDINANCE MAY BE CITED AS 

VILLAGE ORDINANCE NUMBER 
11-11-P-      

 

AN ORDINANCE PROVIDING FOR THE ACQUISITION OF THE 
REAL PROPERTY LOCATED AT 5120 OAKTON STREET, 

SKOKIE, ILLINOIS FOR PUBLIC PURPOSES 

 1 
 WHEREAS, following described real estate: 2 

 THE EAST 39 FEET (EXCEPT THE NORTH 8 FEET AND EXCEPT THAT PART TAKEN FOR 3 
OAKTON STREET) OF LOT 15 IN PETER BLAUMEUSER’S SUBDIVISION OF THE SOUTH 4 
105 ACRES OF THE SOUTHEAST QUARTER OF SECTION 21, TOWNSHIP 41 NORTH, 5 
RANGE 13 EAST OF THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS.  6 

 7 
 PIN: 10-21-413-017-0000 8 

commonly known as 5120 Oakton Street, Skokie, Illinois (hereinafter “Subject Property”), is 9 
located within the Village of Skokie and within the Downtown TIF District 90-1, a Tax 10 
Increment Financing Allocation District of the Village of Skokie; and 11 

 WHEREAS, the Village of Skokie is desirous of purchasing the Subject Property in the 12 
amount of $435,000, to be utilized for a public purpose; and 13 

 WHEREAS, the purchase price will be paid from funds out of the Downtown Tax 14 
Increment Financing District 90-1; and 15 

 WHEREAS, the Corporation Counsel and Village Manager recommended the 16 
following to the Mayor and Board of Trustees: 17 

(i) that the Village be authorized to acquire title to, and own, the Subject Property, 18 
commonly known as 5120 Oakton Street, Skokie, Illinois, to be utilized for a 19 
public purpose; 20 

(ii) that the Real Estate Contract attached hereto and marked Exhibit “1”, for the 21 
purchase of 5120 Oakton Street, Skokie, Illinois, be approved substantially in 22 
the form attached, subject to changes approved by the Village Manager, or 23 
designee, and the Corporation Counsel of the Village of Skokie; 24 

(iii) that the Village Manager be authorized to execute the Real Estate Contract 25 
marked as Exhibit “1”, on behalf of the Village; and 26 

 NOW, THEREFORE, BE IT ORDAINED by the Mayor and Board of Trustees of the 27 
Village of Skokie, Cook County, Illinois: 28 

 Section 1: That the above stated recitals to this Ordinance are hereby incorporated 29 
in this Section 1 as if fully set forth herein. 30 
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 Section 2: That the Subject Property, legally described above, with the common 1 
address of 5120 Oakton Street, Skokie, Illinois, is located within the Village of Skokie and 2 
within the Downtown TIF District 90-1, a Tax Increment Financing Allocation District of the 3 
Village of Skokie. 4 

 Section 3: That the acquisition of the fee simple title to the Subject Property is 5 
necessary to serve the goals, public purposes and objectives of the Downtown TIF District.  6 

 Section 4: That the Mayor and Board of Trustees of the Village of Skokie, Cook 7 
County, Illinois hereby authorize the Village of Skokie to purchase and acquire the Subject 8 
Property to be utilized for a public purpose.  9 

 Section 5: That the Mayor and Board of Trustees of the Village of Skokie, Cook 10 
County, Illinois hereby authorize the Village of Skokie to enter into the Real Estate Contract 11 
for the Subject Property, a copy of which is attached hereto as Exhibit “1”, and hereby made a 12 
part of this Ordinance, substantially in the form attached, or as changed with the approval of 13 
the Village Manager, or designee, and the Corporation Counsel of the Village of Skokie. 14 

 Section 6: That the Mayor and Board of Trustees of the Village of Skokie, Cook 15 
County, Illinois hereby authorize the Village Manager to execute the Real Estate Contract for 16 
the Subject Property, a copy of which is attached hereto as Exhibit “1”, and hereby made a 17 
part of this Ordinance, substantially in the form attached, or as changed with the approval of 18 
the Village Manager, or designee, and the Corporation Counsel of the Village of Skokie. 19 

 Section 7: That this Ordinance shall be in full force and effect from and after its 20 
passage, approval and publication in pamphlet form and in the Skokie Review on December 21 
1, 2011, and December 8, 2011, as provided by law. 22 
 23 

ADOPTED this       day of November, 
2011. 
 

Ayes:   
Nays:  
Absent:  
 
Attested and filed in my office 
this       day of November, 2011; 
and published in pamphlet form 
according to law from November      , 2011 to 
December      , 2011. 
 
 
      
Village Clerk 

 
 
      
Village Clerk 
 
 
Approved by me this       day of 
November, 2011. 
 
 
      
Mayor, Village of Skokie 
 

 24 



 

 

 

 

REAL ESTATE SALE CONTRACT  

The Parties and the Contract:  The Village of Skokie, a municipal corporation, is the purchaser 
(hereinafter referred to as "Purchaser"), and seller is Devon Bank Client Services, LLC, #177, 
(hereinafter referred to as “Seller”).  Purchaser and Seller are hereinafter collectively referred to as the 
“Parties”.  This Real Estate Sale Contract is referred to herein as the “Contract.”  The effective date 
of the Contract is October ___, 2011. 
 
1. Real Estate:  Seller agrees to convey to Purchaser the real estate legally described on Exhibit 
A attached hereto and incorporated herein and all improvements thereon (the “Real Estate”), which 
Real Estate is commonly known as  5120 Oakton Street, Skokie, Illinois. 
 

2. Fixtures and Personal Property:  Any and all in interest fixtures and/or personal property, if 
any, located on the Real Estate at the time of Closing (as defined below) of this transaction shall be 
transferred to the Purchaser, by quit claim Bill of Sale. .   

3. Purchase Price: Purchaser agrees to purchase the Real Estate at a purchase price (the 
“Purchase Price”) of Four Hundred Thirty Five Thousand Dollars ($435,000), which shall be paid, on 
the Closing Date (as defined below), plus or minus the net effect of prorations, to Seller.  

4. Property Tax Filings: Seller agrees to provide Purchaser with any and all copies of any and all 
property tax appeals, petitions or filings with the County of Cook, with respect to the Real Estate and 
related Permanent Index Numbers in its possession within 21 days of Closing.  

5. Closing: The date of closing of this transaction (the “Closing Date”) shall be on  December 15,  
2011, or such other date mutually agreed by Seller and Purchaser, at the Skokie office of Chicago Title 
Insurance Company, (the “Title Company”), provided title is shown to be good or is accepted by 
Purchaser.  The closing of this transaction is referred to as the “Closing.”  Closing costs shall be paid as 
follows:   

a. Seller’s Closing Costs.  Seller shall pay (i) the base premium and the premium for 
the extended coverage endorsement for the owner’s title insurance policy required under 
Section 13, (ii) recording charges for any documents required to clear title, to the extent 
Seller is required to do so as provided in Section 13 hereof, (iii) half of the closing fee 
charged by the Title Company, and (iv) Seller’s attorneys’ fees and expenses in this 
transaction. 

b. Purchaser’s Closing Costs.  Purchaser shall pay (i) the premium for any 
endorsements requested by Purchaser for the owner’s title insurance policy provided in 
Section 14 that are in addition to the extended coverage endorsement, (ii) half of the closing 
fee charged by the Title Company and  (iii) the recording costs for  warranty  deed.  

6. Inspection(s), Indemnification and Due Diligence:   Purchaser shall have forty five (45) days 
from the date of Seller’s execution to perform inspections and due diligence on the Real Estate. 
Purchaser, at Purchaser’s expense may perform any inspections needed to satisfy due diligence, including 

Exhibit 1 



 

 

but not limited to environmental and building inspections. Seller shall allow reasonable access to Real 
Estate in order to allow Purchaser to perform any such inspections.  Purchaser agrees to indemnify the 
Seller, its agents and employees, and save them from and indemnify the Seller for all costs, claims, suits, 
demands, and actions, including but not limited to court costs and attorney’s fees arising from or through 
or because of or in any way connected with any inspections performed pursuant to this Contract.  At any 
time within this forty five (45) day period Purchaser may elect to terminate the contract.  In the event 
Purchaser elects to terminate this Contract, neither Party hereto shall have any further obligation or liability 
under this Contract.    

7. Possession/Tenancy:  Possession shall be delivered to the Purchaser at the Closing.   The Real 
Estate shall be vacant and shall not be the subject of any outstanding tenancies.   
 
8.     Prorations: The general real estate taxes for the Real Estate shall be prorated on an estimated 
basis as of the date of Closing based on 100% of the most recent ascertainable full year tax bill.   

9.  Real Estate Transfer Tax:  The parties acknowledge that this transaction is exempt from State 
of Illinois and Cook County real estate transfer tax pursuant to 35 ILCS 200/31-45(b), however it is 
subject to the Village of Skokie’s Economic Development Tax.  Seller and Purchaser agree to execute 
such tax declarations or exemption documents as are necessary to effectuate the recordation of Seller’s 
deed to Purchaser consistent with the foregoing.   

10. Plat of Survey:  Purchaser, at Purchaser’s expense, shall obtain prior to Closing a current plat 
of survey which shall be no more than six (6) months old, prepared by an Illinois Professional Land 
Surveyor, showing any encroachments, measurements of all lot lines, all easements of record, building 
setback lines of record, fences, all building and other improvements on the Real Estate and distances 
there from to the nearest two lot lines, which plat of survey shall be sufficient to cause the Title 
Company to delete the survey exception from the owner’s title insurance policy required under Section 
13 hereof.   

11. Notices:  All notices, demands or other communications required to be given under this 
Contract shall be in writing and shall be deemed duly served if personally served, sent by certified mail, 
return receipt requested, or by facsimile transmission, with a copy sent first class mail on the date of 
transmission.  All notices shall be addressed to the party intended to be served.  Until changed in the 
manner provided in the previous sentence, the addresses and facsimile numbers of the parties shall be: 

If to Purchaser: 

Village of Skokie 
5127 Oakton Street 
Skokie, Illinois 60077 
Attention: Corporation Counsel 
Facsimile No. (847) 933-8200 

With copies to: 

Village Manager 
5127 Oakton Street 
Skokie, Illinois 60077 
Facsimile No. (847) 933-8200 
 
 

If to Seller: 

Mr. Earnest Simon 
105 W. Adams Street 
Suite 1400  
Chicago, Illinois   60603 
Facsimile No. (312) 205-1011 

With a copy to: 
Scott MacNeil 
Devon Bank 
6445 N. Western Avenue 
Chicago, Illinois 60645 



 

 

Village Clerk  
5127 Oakton Street 
Skokie, Illinois 60077 
Facsimile No. (847) 933-8200 

 
12. Deed:  Seller shall convey or cause to be conveyed to Purchaser good and merchantable title to 
the Real Estate by a warranty deed in recordable form and a proper bill of sale, subject only to:  
covenants, conditions and restrictions of record; private, public and utility easements and roads and 
highways, if any; special taxes or assessments for improvements not yet completed; general real estate 
taxes for the year 2011 and subsequent years including taxes which may accrue by reason of new or 
additional improvements during the year(s); and the Permitted Exceptions described in Section 13. 

13. Title:   
a. Seller has delivered, or will deliver within fourteen (14) days after the date of this 
Contract, as evidence of title in Seller, a title commitment issued by the Title Company with an 
effective date no earlier than thirty (30) days prior to the date of this Contract (the “Title 
Commitment”) for an ALTA title insurance policy in the amount of the Purchase Price with 
extended coverage.  The Title Commitment will be conclusive evidence of good and 
merchantable title as therein shown, subject only to the exceptions therein stated.  Within ten 
(10) days after Seller’s delivery of the Title Commitment to Purchaser, Purchaser shall send 
written notice to Seller of any objections by Purchaser to any of the title exceptions identified 
on the Title Commitment (the “Objectionable Exceptions”).  All exceptions identified in the 
Title Commitment which are not Objectionable Exceptions shall be deemed “Permitted 
Exceptions” under this Contract.  Seller may, within ten (10) business days after receipt of 
Purchaser’s notice of any Objectionable Exceptions, elect to eliminate or provide title insurance 
over the Objectionable Exceptions.  If Seller is unable or unwilling to so eliminate or provide 
title insurance over the Objectionable Exceptions, then Purchaser shall have the right, at its 
election, but as its sole and exclusive remedy, either to (a) waive the Objectionable Exceptions 
and accept title to the Real Estate subject to such Objectionable Exceptions (in which event 
such exceptions shall be deemed Permitted Exceptions), or (b) terminate this Contract by 
delivering written notice to Seller before the end of the said ten (10) day period.  In the event 
Purchaser elects to terminate this Contract, neither Party hereto shall have any further 
obligation or liability under this Contract, except as otherwise provided to the contrary in this 
Contract and Earnest Money shall be returned to Purchaser.  In the event Purchaser does not 
elect to terminate this Contract in accordance with the terms of this Section 14, all exceptions to 
title listed in the Title Commitment (including those which Purchaser previously designated as 
Objectionable Exceptions) shall conclusively be deemed to constitute Permitted Exceptions.   

b. As of the Closing, Seller shall cause the Title Company to issue to Purchaser an ALTA 
Owner's Policy of Title Insurance or irrevocable commitment to issue same with extended 
coverage (the "Title Policy") covering the Real Estate in the amount of the Purchase Price, 
subject only to the Permitted Exceptions.  Notwithstanding the foregoing, if any additional 
exceptions to title are identified after the date of the Title Commitment that were not caused by 
the voluntary act of Seller, Seller shall not be required to remove such additional exceptions 
and the sole and exclusive remedy of Purchaser will be either to (i) take title to the Real Estate 
subject to such additional exceptions or (ii) terminate this Contract. 

c. Any endorsements requested by Purchaser for the Title Policy, other than the extended 
coverage endorsement, shall be paid for solely by Purchaser.  Issuance or availability of any 



 

 

such additional endorsements requested by Purchaser shall not be a condition of Closing, and 
the failure of Purchaser to obtain any such additional endorsements shall not be deemed a 
default by Seller or a reason for Purchaser not to acquire the Real Estate. 

14. Performance:  Time is of the essence of this Contract. 

15. Commissions:  Both Seller and Purchaser agree and accept that Seller will be responsible for 
any and all brokers’ commissions due and owing.  

16. Monies owed:  Seller shall pay to Purchaser either prior to or at Closing, any outstanding fees 
or fines incurred prior to execution of this Contract. Seller shall also be responsible for payment of all 
utility bills, including but not limited to the water bill for the Real Estate, incurred up to (but not 
including) the date of actual Closing. All eligible charges referenced in this paragraph shall be directly 
related to the Real Estate. 

17. Property Violations: Seller represents that Seller, any beneficiaries or agents of Seller or of its 
beneficiaries, have not received any notices from any governmental entity, regarding any zoning, 
building, fire or health code violations in respect to the Real Estate that have not been heretofore 
corrected.   Purchaser agrees to waive any violation(s) of the Skokie Village Code with respect to the 
Property, as part of the consideration for this transaction.   

18. Assignment:  Purchaser shall not have the right to assign this Contract to any other person or 
entity.  If Purchaser shall attempt to assign this Contract in violation of the foregoing prohibition, then 
Seller shall have the right (but not the obligation) to terminate this Contract by sending written notice of 
such termination to Purchaser.   

19. Duplicate:  A duplicate original of this Contract, duly executed by the Seller, shall be delivered 
to the Purchaser within five (5) business days from the date hereof, otherwise, at the Purchaser's option, 
this Contract shall become null and void. 

20. Choice of Law:  This Contract shall be governed in accordance with the laws of the State of 
Illinois (excluding its conflicts of law rules) and any dispute arising as to the interpretation of this 
Contract shall be heard in a court of competent jurisdiction sitting in Cook County, Illinois and in no 
other court. 

21.      Village Board Approval:  The terms and conditions of this contract are subject to approval, as 
evidenced by adoption of an ordinance authorizing the Village to enter into this contract, by the Mayor and 
Board of Trustees of the Village of Skokie.   Purchaser shall give Seller notice of approval or disapproval 
within forty five (45) days of execution of contract.  In the event, within said time period the terms of the 
contract are not approved by the Mayor and Board of Trustees, this Contract will be deemed terminated and 
will be without any further force and effect and without further obligation of either party to the other.    

22. Demolition:  Seller agrees not to demolish or otherwise destroy the buildings that improve the 
Real Estate and that exist at the time of acceptance, any time prior to Closing.    

23. Uniform Vendor and Purchaser Risk Act:  The Parties agree that the Uniform Vendor and 
Purchaser Risk Act of the State of Illinois shall be applicable to this Contract.  



 

 

24. Authorized Signatories:  The Parties represent that the undersigned signatories for each of 
them respectively are authorized signatories for this Contract and that the effect of the signatures is to 
make this Contract binding on the respective Parties.  

IN WITNESS WHEREOF, Seller and Purchaser have executed this Contract as of the date 
first above written. 
 
PURCHASER:  
 
Village of Skokie 
 
 
By: _____________________________ 

Albert J. Rigoni 
Village Manager 

 
Attested: 
 
                                                               

Marlene Williams 
Village Clerk 

 

SELLER: 
 
Devon Bank Client Services, LLC, #177 
 
 
By:        

 
Its:___________________________ 
 

 



 

 

EXHIBIT  “A ” 
 

LEGAL DESCRIPTION 
5120 Oakton Street 

 
THE EAST 39 FEET (EXCEPT THE NORTH 8 FEET AND EXCEPT THAT 
PART TAKEN FOR OAKTON STREET) OF LOT 15 IN PETER 
BLAUMEUSER’S SUBDIVISION OF THE SOUTH 105 ACRES OF THE 
SOUTHEAST QUARTER OF SECTION 21, TOWNSHIP 41 NORTH, RANGE 
13 EAST OF THE THIRD PRINCIPAL MERIDIAN, COOK COUNTY, 
ILLINOIS 

 
             PIN: 10-21-413-017-0000 
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PLAN COMMISSION REPORT 2011-20P: Chapter Amendment 
Community Development Department Council Chambers, 8:00 PM, November 7, 2011 
 
To:  Mayor and Board of Trustees 

From: Paul Luke, Chairman, Skokie Plan Commission 

Case: 2011-20P: Zoning Chapter Amendment 
Motor Vehicle Uses 

 

PLAN COMMISSION ANALYSIS 

At its October 20, 2011 meeting, following receipt of the Staff Report and continuance 
on October 6 and discussion and direction provided by the Commission to Staff on 
September 1, the Plan Commission heard a study case covering all motor vehicle uses.  
The Plan Commission asked Staff to review the standard conditions for motor vehicle 
gas stations, and in 2004 and 2010, asked for a collective review of the set of motor 
vehicle uses.  The Village Board had also requested a study of electric vehicle charging 
stations.   

The recommendations below streamline uses that involve motor vehicles, clarify 
regulation language, and modernize the standard conditions governing many of the 
uses, some of which were put in place over 30 years ago.  Many of the comments 
regarding the proposed changes are annotated next to the modifications in the Staff 
Report.   

To summarize, the Plan Commission recommends: 

1. Removing regulations from, simplifying, and removing unused and outdated 
definitions. 

2. Creating standard conditions that apply to all vehicle uses. 

3. Dividing the sales of vehicles into 3 groups, acknowledging that the sale of a 
motor scooter is very different to that of a recreational vehicle.  Sale of larger 
vehicles (that are now prohibited) would be allowed as a special use in M zones.  
Other vehicle sales of smaller and mid-sized vehicles and motorized bikes would be 
permitted uses, with the special use permits needed only for repair or outdoor 
storage. 

4. Reorganizing the repair uses and limiting repairs in business and mixed-use 
districts to brakes, mufflers, upholstery work, tire repair and change, lubrication, 
and tune ups, all of which are retail services that are much more compatible with 
other business uses where the customer will not usually be leaving the vehicle on 
the premises for more than one day.  Engine, transmission, and body work would 
be allowed in the M districts only.  All repair uses would still require a special use 
permit. 
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5. Regulating fuel stations and different types of vehicle washes in ways that are 
much more flexible to the specific operations of the use and more easily enforced.  
Included in this amendment is the clear intent of the Commission that automotive 
fuel stations cannot charge for air for tire inflation during the hours of operation.  
Restrictions that have proven to be unwarranted after several decades of self-
service gas station operation were removed. 

6. Adjusting the parking requirements in a way that can be more fairly applied and, 
again, more easily enforced.  The changes are supported by the Engineering 
Division. 

7. Adding common sense regulations for electric vehicle charging stations. 

8. Changing motor vehicle parts and accessory stores from a special use to a 
permitted use in B1. 

9. Creating a new definition and principal use category for parking and adding the 
use to R5. 

The Commission discussed options about what level of automotive repair to be allowed 
in business and mixed-use districts and decided on the most restrictive set of repair 
activities.  Also, there was some discussion about removing all auto repair from the B4 
Regional Shopping district, where there is currently only one repair facility.  The 
Commission decided to keep the most restrictive set of repair activities in B4 zones.  
Installation of accessory items like OnStar or audio speakers would be interpreted by 
Staff on a case by case basis to decide to which activity the use is most similar.  The 
requirement for bathrooms at gas stations will be kept in the zoning ordinance text 
even though this requirement is in the State Plumbing Code.   

Additional details on the recommendations are included in the attached Staff Report.  
The formatting of the Plan Commission recommendation has been modified to make the 
proposed amendments easier to read, but the content is almost identical.  However, 
Staff determined that changes to parking as a principal use in mixed-use districts 
ultimately was unnecessary.  These recommended changes were removed from 
Appendix A and Sec. 118-185. 

 

INTERESTED PARTIES 

Legal notice was properly advertised as prescribed by the zoning chapter.  No 
interested parties spoke at the public hearing.  

 

PLAN COMMISSION RECOMMENDATION AND VOTING 

The Plan Commission recommends, by a vote of 9 ayes and 0 nays, that sections of 
Chapter 118 Zoning of the Skokie Village Code, as shown in the attached Plan 
Commission Recommended Text Changes, be amended, with sections and subsections 
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to be deleted in whole noted in [bracketed italics], text to be added highlighted and text 
to be deleted highlighted and stricken through. 

 

ATTACHMENTS 

1. Plan Commission Recommended Text Changes, dated November 7, 2011.  
2. Draft minutes for Plan Commission October 20, 2011 meeting for 2011-20P 
3. Minutes for Plan Commission September 1, 2011 meeting for 2011-20P 
4. Staff Report for case 2011-20P, dated October 6, 2011. 
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PLAN COMMISSION RECOMMENDED TEXT CHANGES 
Community Development Department Council Chambers, 8:00 PM, November 7, 2011 
 

Sec. 118-5.  Definitions. 

… 

Automotive fuel station means any portion of property where flammable or 
combustible liquids or gases are dispensed for retail sale from fixed equipment into 
motor vehicles.   

Automotive repair facility means an establishment that commercially repairs, 
services, adjusts, paints, or equips automobiles or other motor vehicles. 

… 

Car dealer means an establishment retailing automobiles and light trucks, 
motorcycles, sport utility vehicles, and passenger and cargo vans, including replacement 
parts and accessories. 

Car wash means a facility, apparatus, or structure designed and used for the 
washing of motor vehicles. 

… 

Electric vehicle charging station means a place where a vehicle may be parked to 
transfer electric energy to a battery or other energy storage device within that vehicle 
and any equipment necessary to transfer that energy. 

… 

Hand car wash means any establishment where employees of the establishment 
wash or detail motor vehicles by hand inside a building. 

… 

Large vehicle dealer means an establishment retailing larger vehicles that are not 
sold at a car dealer, such as buses, recreational vehicles (RVs), mobile homes, and 
trucks, including replacement parts and accessories. 

… 

Marine craft dealer means an establishment retailing boats, personal watercraft, 
outboard motors, and boat trailers, including replacement parts and accessories for 
such craft and other related marine equipment supplies. 

… 

[Delete in whole the definitions of “motor vehicle and boat sales,”  “motor vehicle body 
repair facility,” “motor vehicle garage, residential,” “motor vehicle gas station,” “motor 
vehicle hand car wash,” “motor vehicle laundry,” and “motor vehicle parking facility.”]  
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Motor vehicle parts and accessories store means any building used for the 
display and retail sale of motor vehicle parts and accessories. Motor vehicle and motor 
vehicle parts repair or service is not permitted. 

… 

[Delete in whole the definitions of “motor vehicle repair facility,” “motor vehicle storage 
facility,” and “motor vehicle wash, automatic.”] 

… 

Motorbike, ATV, and other similar vehicle dealer means an establishment 
retailing motor vehicles with less than 150 cubic centimeter piston displacement engines 
such as motor scooters, motor bikes, mopeds, and off-road all terrain vehicles, 
including replacement parts and accessories.  For retailing of motor vehicles with piston 
displacement engines of 150 cubic centimeters or more, see car dealer. 

… 

Parking lot means an open area at grade, other than a street, used for the 
parking of motor vehicles. 

… 

Sec. 118-73.  Accessory buildings, structures, and uses. 

… 

(e) Use of accessory buildings in residential districts. In residential districts a motor 
vehicle garage or other accessory building shall not be used as a residence, 
temporary residence or in conjunction with a commercial or business activity, 
except that commercial vehicles may be parked or stored in the garage.  In 
residential districts, no accessory building may be used for a residence or for 
commercial or business activity. 

… 

[Delete in whole the existing Sec. 118-82. Motor vehicle gas stations.] 

Sec. 118-82. Automobile sales or service establishments and automobile 
rental. 

(a) All uses.  The following regulations apply to all automobile sales and service uses 
and automobile rental listed in Appendix A: 

(1) When the subject property abuts or is across the alley from a residential 
district: 

a. Visual screening at least 6 feet high must be provided along the 
abutting lot line. 

b. There shall be no automobile repair work or washing of vehicles 
from 10:00 PM to 7:00 AM. 



VOSDOCS-#389916-v1-Master_Plan_Commission_Report_for_2011-
20P__Zoning_text_amendment__review_of_all_motor_vehicle_uses.DOC 
 

6 of 34 

(2) All repair work must be performed within a building at all times except 
inspecting vehicles; adding fluids; and changing tires, batteries, 
windshield wipers, or light bulbs. 

(3) Outside storage and display of items for sale or lease, tools, equipment, 
vehicles, parts, or supplies is prohibited, except vehicles and propane for 
sale or lease. Those vehicles that are for sale or lease must never occupy 
a required off-street vehicle parking space. 

(4) Vehicles and boats are prohibited to be sold, advertised for sale, or, other 
than operational licensed vehicles owned by the establishment, remain 
outdoors on the property for more than 10 days, except at vehicle 
dealers.  

(b) Additional requirements for automotive fuel stations. 

(1) At least 1 employee must be at the fuel control console at all times that 
self-serve fuel is being dispensed.  At least 2 employees shall be on the 
premises from 7:00 AM to 9:00 PM when a convenience store or any other 
use over 1,000 ft2 is collocated with the automotive fuel station. 

(2) The attendant must always have a clear view of the fuel dispensing area. 

(3) A system that allows communication between persons at each dispensing 
area and the employee at the fuel control console must be provided. 

(4) During the hours of operation, air and use of equipment for tire inflation, 
use of a tire pressure gauge, fluid and equipment for washing vehicle 
windows, water and use of a water container for filling radiators, and rest 
room facilities must be provided free of charge. Charging a fee for these 
services is prohibited. 

(5) A canopy must be provided over all fuel dispensing areas. 

(6) The pump islands and fuel tanks shall be removed upon closing of the 
automotive fuel station in accordance with the requirements of the State 
Fire Marshal. 

(7) A minimum lot size of 30,000 ft2 is required when a car wash or hand car 
wash is collocated with the automotive fuel station. 

(c) Additional requirements for car washes and hand car washes. 

(1) The Plan Commission will determine the appropriate number and location 
of drying spaces. 

(2) A traffic study must be included with the special use permit petition 
indicating needed vehicle stacking and site circulation that does not 
constitute a traffic hazard or create on- or off-site congestion.  

(3) Openings to a wash bay must not face any residentially zoned property 
unless the opening is located more than 50 feet from such property. 
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(4) The operation of the use must minimize excessive water from collecting 
outside the building openings to a wash bay. 

(d) Additional requirements for automotive repair facilities. 

(1) All automotive repair facilities require a special use permit. 

(2) Any vehicle outdoors in need of body repair must be parked in a legal 
parking space and generally screened from view from any public street in 
rights-of-way abutting the lot or an abutting residential zoning district.  
Such vehicle is prohibited from being parked outdoors for more than 10 
days. 

(3) Servicing of any vehicle over 8,000 pounds gross weight is limited to M2 
and M3 districts. 

(4) In mixed-use and business districts, repair shall be limited to brakes, 
mufflers, upholstery work, tire repair and change, lubrication, and tune 
ups. 

… 

[Delete in whole the existing Sec. 118-87.  Standard conditions for motor vehicle repair 
facilities and motor vehicle body repair facilities.] 

Sec. 118-87.  Electric vehicle charging stations. 

(a) Station location.  In residential districts, an electric vehicle charging station is 
permitted in any area where a vehicle may be parked.  In all other districts, the 
station is permitted for use with any legal parking space that is not in a required 
vehicle parking space, except when that parking space is dedicated to a specific 
residence. 

(b) Equipment location.  The charging station equipment must not impede 
pedestrian, bicycle, or vehicular traffic or be located within the required area of 
the legal parking space, vehicle overhang, or associated circulation aisles as 
required by this chapter. 

(c) Requirements for public use.  When the station is intended to be used by the 
public: 

(1)  Equipment protection.  Adequate protection of charging station equipment 
from vehicles must be provided, such as curbing, bollards, or wheel stops. 

(2) Signage.  Any charging station that is intended to be used for multiple 
users must have signage indicating that parking is for electric vehicle 
charging only, a phone number or other contact information to report 
when the equipment is not functioning properly, and any time limits on 
use, tow away, or fine provisions. 

(3) Parking space color.  The pavement of the parking space must be painted 
solid green. 
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(d) Principal use.  If the primary purpose of the lot is the charging of vehicles, the 
use is considered an automotive fuel station for zoning purposes. 

… 

ARTICLE III.  DISTRICT REGULATIONS. 

… 

DIVISION 5.  MIXED USE DISTRICTS. 

… 

Sec. 118-185.  Restricted uses. 

… 

(d) Retail only restrictions.  Motor vehicle parts and accessory stores and motorbike, 
ATV, and other similar vehicle sales are limited to retail sales and may not 
include service, repair, or other non-retail activities. 

… 

Sec. 118-206.  Control of off-street parking. 

… 

(d)   No motor vehicle shall be parked outside of a designated parking space, and no 
vehicle shall park in or otherwise block driveways, sidewalks, aisles, or other 
points of access at any time.  When a parking area is shared by principal users or 
by the public, vehicles shall not be allowed to be parked in or otherwise block 
common driveways, sidewalks, aisles, or other points of access at any time, shall 
only be parked in designated parking spaces, and shall not overlap the striped 
lines of designated parking spaces, unless parked in a fenced and screened 
storage area as allowed and by this chapter. 

… 

Sec. 118-218.  Required number of motor vehicle parking spaces. 

The minimum number of off-street parking spaces required for designated uses 
shall be as follows: 

… 

(4) Office, retail, service, and industrial uses. 

… 

Automobile sales and service establishments. Off-street parking for all uses 
under this category shall be calculated cumulatively for each use on the site as 
listed below: 

a. Vehicle dealer (all types): 3.0 parking spaces per 1,000 ft2 of floor area for 
the first 1,000 ft2, then 1.2 parking spaces per 1,000 ft2 of floor area 
thereafter. 
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b. Automotive fuel station: 2 parking spaces plus 1 parking space for tire 
inflation. 

c. Automotive repair facility and hand car wash: 3.5 spaces for each service 
bay.  Service bays are not to be included in meeting the off-street parking 
requirements, and required parking spaces cannot be used as service 
bays. 

d. Car wash: Determined by the Plan Commission. 

e. Motor vehicle parts and accessories store: 3.0 parking spaces per 1,000 ft2 
of floor area. 

f. Any parking spaces as required for other uses listed in this section. 

… 

[Delete in whole the parking requirements in Sec. 118-218(4) for “motor vehicle and 
boat sales,”  “motor vehicle gas stations,” “motor vehicle hand car wash,” “motor 
vehicle laundries,” and “motor vehicle repair and motor vehicle body repair facilities.”] 

… 



VOSDOCS-#389916-v1-Master_Plan_Commission_Report_for_2011-20P__Zoning_text_amendment__review_of_all_motor_vehicle_uses.DOC 
 

10 of 34 

Appendix A USE TABLE 
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…                              

GENERAL SALES OR SERVICE                              

Retail Sales or Service                                  

Automobile sales or service establishment, subject to § 118-82:                    

Motor vehicle and boat sales                    S S   S S S   
Car dealer and marine craft dealer                    P P   P P P   
Large vehicle dealer                S S S  
Motorbike, ATV, and other similar vehicle dealer      P P P R P P P P   P P P  
Motor vehicle parts and accessories store          P P P R P P P             
Motor vehicle body repair facility, subject to § 118-87                          S S S   
Motor vehicle gas Automotive fuel station, subject to § 118-82          S S     S S         S   
Automotive repair facility      R R    R R R   R R R  
Motor vehicle hand Hand car wash          S S     S S S   S S S   
Motor vehicle laundry Car wash                    S     S S S   
Motor vehicle parking facility        S  P P P   P P P P P         
Motor vehicle parking facility–including vehicles with a gross weight in excess of 

8,000 pounds gross weight 
               S S S   

Motor vehicle parking lot Parking, as a principal use       P P S S S  P P P P P P P P P   
Motor vehicle parts and accessories store          P P P R S P P             
Motor vehicle repair facility, subject to § 118-87          S S     S S S   S S S   
Motor vehicle storage facility                S S S   

…                    

Real Estate and Leasing                                  

…                    

Rental and leasing:                    

Automobile rental, subject to § 118-82            S S   S S S  
…                    
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Draft Plan Commission Meeting Minutes 
Date:  October 20, 2011 

 
A motion to approve the minutes of the October 6, 2011 meeting was made by Plan 
Commissioner Stasica and seconded by Commissioner Laxpati.  All voted aye. 

 
Case Description 
 
2011-20P – Zoning Chapter Amendment: Motor Vehicle Uses 
The Planning Division, after considering a request from the Plan Commission to review the 
standard conditions for motor vehicle gas stations, recommended a comprehensive revision and 
reorganization of the uses and standard conditions for all motor vehicle uses in Chapter 118 
Zoning of the Skokie Village Code and any other sections that might be affected by these 
changes. 
 
Discussion and Interested Parties 
 
Legal Notice was properly posted and advertised as prescribed by the Zoning chapter. 
No interested parties appeared. 
 
The Planning Supervisor stated that the staff report that was distributed to all Plan 
Commissioners at the previous meeting included the comments and direction discussed at the 
September 1st meeting. 
 
In an effort to modernize and simplify motor vehicle land use categories, Staff is advocating 
combining some uses and splitting apart others; removing regulations from the definitions; 
creating standard conditions for all motor vehicle uses; dividing vehicle sales into 3 distinct 
categories; reorganizing repair uses; regulating fuel stations and vehicle washes; adjusting 
parking requirements; adding electric vehicle charging stations; and changing parts and 
accessory stores from special uses to permitted uses.  
 
The topic of retaining or removing the motor vehicle repair use from the B4 Regional Shopping 
District was brought up by the Community Development Director.  Many years ago an auto 
repair facility was located in Old Orchard Shopping Center (Montgomery Wards) and then 
moved to Village Crossing.  A single facility is still in existence and operating at Village 
Crossing Shopping Center.  It was decided that any facility currently in the B and X districts can 
remain due to grandfather rights but no new facilities will be allowed.  The Plan Commission 
agreed to only allow same day repairs such as brakes, mufflers, upholstery, tire repair, 
lubrication and tune ups in some of these zones.  If this amendment is approved, heavy work in 
which the vehicle is left several days for repair (body, engine, or transmission work) will only be 
allowed in the M districts.  The Plan Commission recommended that motor vehicle repair uses 
continue to be allowed by special use permit in the B4 district. 
 
The Chairman asked about facilities that modify vehicles for alarms, phones, radios, and stereos.  
Another Commissioner offered information that On-Star products can be purchased at some 
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retail stores and installed on site or elsewhere.  Should they be classified as auto repair facilities?  
Another Commissioner stated that after market installation should not be considered mechanical 
work. The Plan Commission concurred with staff that some of these installations are retail 
compatible and should be decided on a case by case basis.  The Community Development 
Director advised that all uses cannot be listed and should be categorized how similarly the 
business operates to uses in Appendix A.  
 
Staff reiterated that bathroom facilities must be available to the public as well as free air 
whenever an attendant is on duty at automobile fuel stations.    
 
Recommendation and Voting 
 
The Plan Commission moved to recommend approval of this case based on positive findings of 
fact.  The motion was approved on a vote of 9 ayes and 0 nays.  
 
Motion: O’Donnell                                                          Seconded:  Laxpati                            
 
Ayes: 9 
Nays: 0  
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Plan Commission Meeting Minutes 
Date:  September 1, 2011 

 
A motion to approve the minutes of the August 18, 2011 meeting was made by Plan 
Commissioner Stasica and seconded by Commissioner Mitchell.  All voted aye. 

 
Case Description 
 
2011-20P – Zoning Chapter Amendment:  Motor Vehicles  
The Planning Division, after considering a request from the Plan Commission to review the 
standard conditions for motor vehicle gas stations, requests a comprehensive revision and 
reorganization of the uses and standard conditions for all motor vehicle uses in Chapter 118 
Zoning of the Skokie Village Code and any other sections that might be affected by these 
changes. 
 
Discussion and Interested Parties 
 
Legal Notice was properly posted and advertised as prescribed by the Zoning Chapter. 
No interested parties appeared. 
 
The Planning Supervisor requested input from the Plan Commission regarding the following 
points: 
 
ALL AUTO USE: 
Writing standard conditions that would apply to all auto related uses.  Some conditions that are 
currently only for certain uses should be more universally applied. 
 
VEHICLE SALES:  
Dividing motor vehicle sales into 3 different classes: smaller-sized vehicles such as motor cycles, 
scooters; motorbikes and small ATVs; cars and boats; and lastly, buses, RVs, and trucks.  
Outdoor storage space and repair activity would determine the need for a special use permit not 
selling itself.  Motorcycles might need to be in the group with cars. 
 
VEHICLE REPAIR: 
Limiting repair work in business districts to brakes, mufflers, tire repair or change, lubrication, 
upholstery and tune-ups while engine work must be located in industrial districts.   
 
GAS STATION REGULATUIONS: 
Review all standard conditions and keep only what is necessary. Check the State Fire 
Regulations and allow nothing less.  Currently, the attendant on duty must stand at the control 
panel in the building at all times and if the station is 1,000 ft² or larger, 2 employees are needed. 
Air for tire inflation, water and containers, and a tire gauge should be provided free at all times; 
charging should not be allowed.  Signage or a sticker should be placed on the dispensing device.  
The Plan Commissioners want to continue to require bathrooms for the public.  
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This case was continued to the October 6, 2011 Plan Commission meeting. 
No vote was taken.  
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STAFF REPORT 2011-20P: Zoning Chapter Amendment 
Community Development Department Council Chambers, 7:30 PM, October 6, 2011 

 
To:  Paul Luke, Chairman, Skokie Plan Commission 

From: Steve Marciani, Planning Supervisor 
Brian Augustine, Zoning Administrator 
Carrie Haberstich, Planner 
Mike Voitik, Planning Technician 
Pat Hanley, Corporation Counsel 
James McCarthy, Assistant Corporation Counsel 
Pete Peyer, Community Development Director 
Dana Cohen, Planning Intern 

Case: 2011-20P: Zoning Chapter Amendment  
 Motor Vehicle Uses 

 

   General Information 

Petitioner Planning Division    

Purpose After considering a request from the Plan Commission to 
review the standard conditions for motor vehicle gas stations, 
a comprehensive revision and reorganization of the uses and 
standard conditions for all motor vehicle uses in Chapter 118 
Zoning of the Skokie Village Code and any other sections that 
might be affected by these changes. 

 
STAFF ANALYSIS 

In a continuing effort to modernize and simplify the Zoning chapter, Staff continues to 
review the organization of the Zoning chapter of the Skokie Village Code.  This case 
covers motor vehicle uses.  Most recently, the Plan Commission asked Staff to review 
the standard conditions for motor vehicle gas stations; however, a collective review of 
the set of motor vehicle uses was included in Plan Commission recommendations to the 
Village Board in cases 2004-11P and 2010-29P.  The Village Board also asked Staff to 
study electric vehicle charging stations.  Staff looked at the current set of uses in the 
“automobile sales or service establishment” group in Appendix A as well as the standard 
conditions for “motor vehicle gas stations” and “motor vehicle repair facilities and motor 
vehicle body repair facilities.”   

While most of the zoning use categories have been reviewed and modified based on the 
national Land Based Classification Standards (LBCS), it was decided that Skokie’s motor 
vehicle uses should be reviewed in a separate case.  This group of uses has historically 
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been subject to a large number of regulations and multiple amendments.  Almost all of 
the current motor vehicle-related land use categories are not consistent with the LBCS.  
The recommendations below are an attempt to simplify and streamline uses that 
involve motor vehicles. 

The Zoning Review Committee met to find ways to best modernize and reorganize 
these uses, simplify and clarify regulation language, and review the standard conditions 
governing many of the uses, some of which were put in place over 30 years ago.  The 
Plan Commission also provided input at its September 1, 2011, hearing. 

Many of the comments regarding the proposed changes are annotated next to the 
modifications.  To summarize, Staff recommends: 

1. Reducing the total number of uses from 12 to 10, combining some uses and 
splitting apart others. 

2. Removing regulations from and simplifying many definitions. 

3. Creating standard conditions that apply to all vehicle uses. Many of the existing 
conditions only apply to select uses, such as rules for when the uses abut a 
residential zone, what activities can occur outdoors, and limits on outdoor 
storage and vehicle sales. 

4. Dividing the sales of vehicles into 3 groups, acknowledging that the sale of a 
motor scooter is very different to that of a recreational vehicle.  The 
amendments would also allow the sale of larger vehicles (that are now 
prohibited) as a special use in M districts.  Changes in the way vehicles are 
marketed and the introduction of car “stores” that act as showrooms only, the 
actual sale of smaller and mid-sized vehicles would be permitted uses, with the 
special use permits needed only for repair or outdoor storage. 

5. Reorganizing the repair uses, limiting repairs in business and mixed-use districts 
to brakes, mufflers, upholstery work, tire repair and change, lubrication, and 
tune ups, all of which are retail services that are much more compatible with 
other business uses, where the customer will not usually be leaving the vehicle 
on the premises for more than one day.  Engine, transmission, and body work 
would be allowed in the M districts only.  This is the staff recommendation based 
off of our discussion at the last Plan Commission meeting.   

However, we have also provided two other options.  The first adds transmission 
work to the list of repairs that can be made in business and mixed-use districts.  
This is consistent with the International Zoning Code (IZC) grouping.  The third 
option is the converse, restricting the uses currently in the definition of motor 
vehicle body repair to the M zones.  This option maintains the status quo. 

6. Regulating fuel stations and different types of vehicle washes in ways that are 
much more flexible to the specific operations of the use and more easily 
enforced.  Included in this amendment is the clear intent of the Commission that 
automotive fuel stations cannot charge for air for tire inflation during the hours 
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of operation.  Restrictions that have proven to be unwarranted after several 
decades of now commonplace self-service gas station operation, such as not 
being able to buy an apple, rent a video cassette, or have an on-site video game 
machine, were also removed. 

7. Adjusting the parking requirements in a way that can be more fairly applied and, 
again, more easily enforced.  The changes are supported by the Engineering 
Division. 

8. Adding common sense regulations for electric vehicle charging stations. 

9. Changing motor vehicle parts and accessory stores from a special use to a 
permitted use in B1. 

10. Consolidating the regulations from the different definitions and principal uses 
where vehicles park into one spot under one use and adding the use to R5. 

 

Currently, there are 12 separate use categories for motor vehicles as shown below: 

USE                    

R
1 

R
2 

R
3 

R
4 

R
5 

N
X 

TX
 

CX
 

re
ta

il 
st

re
et

 

B1
 

B2
 

B3
 

B4
 

B6
 

H
1 

M
1 

M
2 

M
3 

O
R
 

GENERAL SALES OR SERVICE                               

Retail Sales or Service                                   
Automobile sales or service establishment:                    

Motor vehicle and boat sales                    S S    S S S   
Motor vehicle body repair facility, subject to § 

118-87 
                          S S S   

Motor vehicle gas station, subject to § 118-
82 

         S S     S S          S   

Motor vehicle hand car wash          S S     S S S    S S S   
Motor vehicle laundry                    S      S S S   
Motor vehicle parking facility       S  P P P    P P P P P         
Motor vehicle parking facility–including 

vehicles with a gross weight in excess of 
8,000 pounds gross weight 

                          S S S   

Motor vehicle parking lot       P  S S S  P P P P P P P P P   
Motor vehicle parts and accessories store          P P P R S P P              
Motor vehicle repair facility, subject to § 118-

87 
         S S     S S S    S S S   

Motor vehicle storage facility                           S S S   
      …                    
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REVISED USES 
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GENERAL SALES OR SERVICE                              
Retail Sales or Service                                  

Automobile sales or service establishment, 
subject to § 118-82: 

                   

Car dealer and marine craft dealer                    P P    P P P  
Large vehicle dealer                S S S  
Motorbike, ATV, and other similar vehicle 

dealer 
     P P P R P P P P   P P P  

Motor vehicle parts and accessories store          P P P R P P P             
Automotive fuel station      S S     S S          S  
Automotive repair facility          R R     R R R    R R R  
Hand car wash          S S     S S S    S S S  
Car wash                    S      S S S  
Parking, as a principal use       P P R R R  P P P P P P P P P  

      …                    

 

STAFF RECOMMENDATION 

Staff recommends that the following sections of Chapter 118 Zoning of the Skokie 
Village Code be amended, with text to be added highlighted and text to be deleted 
highlighted and stricken through: 
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ARTICLE I.  IN GENERAL 

… 

Sec. 118-5.  Definitions. 

… 

Automotive fuel station means any portion of property where flammable or 
combustible liquids or gases are dispensed for retail sale from fixed equipment into 
motor vehicles.   

Automotive repair facility means an establishment that commercially repairs, 
services, adjusts, paints, or equips automobiles or other motor vehicles. 

… 

Car dealer means an establishment retailing automobiles and light trucks, 
motorcycles, sport utility vehicles, and passenger and cargo vans, including replacement 
parts and accessories. 

Car wash means a facility, apparatus, or structure designed and used for the 
washing of motor vehicles. 

… 

Electric vehicle charging station means a place where a vehicle may be parked to 
transfer electric energy to a battery or other energy storage device within that vehicle 
and any equipment necessary to transfer that energy. 

… 

Hand car wash means any establishment where employees of the establishment 
wash or detail motor vehicles by hand inside a building. 

… 

Large vehicle dealer means an establishment retailing larger vehicles that are not 
sold at a car dealer, such as buses, recreational vehicles (RVs), mobile homes, and 
trucks, including replacement parts and accessories. 

… 

New specific definition. 

New definition covering all vehicle 
repair. 

New motor vehicle gas station 
definition.

New specific definition allowing 
sale of vehicles previously 
prohibited. 

New definition.

New definition. 

This definition would allow the 
self-wash. 
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Marine craft dealer means an establishment retailing boats, personal watercraft, 
outboard motors, and boat trailers, including replacement parts and accessories for 
such craft and other related marine equipment supplies. 

… 

Motor vehicle and boat sales means an establishment retailing new or used 
motor vehicles including non-motorized boats, personal watercraft, and boat trailers but 
not including medium and heavy duty trucks.  Showrooms, outdoor storage for selling 
vehicles, repair, maintenance, and equipment sales may be operated with the use, 
subject to the regulations of this chapter. 

Motor vehicle body repair facility means  any building, other than a residential 
garage, that is used for the repair, straightening or painting of the body or frame of a 
motor vehicle with a gross weight of 8,000 pounds or less (unless otherwise specified). 
Motor vehicle repair and maintenance may be operated with the use, subject to the 
regulations of this chapter. 

Motor vehicle garage, residential, means an accessory building, or an accessory 
portion of the principal building, which is intended for and used for storing the privately 
owned motor vehicles, boats and trailers of the residents upon the premises, and in 
which no business, service or industry connected directly or indirectly with motor 
vehicles, boats and trailers is operated inside the garage. The only commercial vehicles 
that may be stored in a residential motor vehicle garage are trucks with an Illinois "B" 
license plate classification or other commercial vehicles with a gross weight of 8,000 
pounds or less. 

Motor vehicle gas station means any building used for the retail sale of motor 
vehicle fuels, lubricating oil and grease, tires, batteries and similar motor vehicle 
accessories and parts; mini food marts, motor vehicle hand car washes, motor vehicle 
laundries, automatic motor vehicle washes, and/or motor vehicle repair facilities may be 
operated with the use by special use permit, in accordance with Article III, Division 1 of 
this chapter. 

Motor vehicle hand car wash means any building used for the washing of motor 
vehicles by hand, by appointment only. All washing and drying shall be performed 
inside the building. 

This term is not actually used in 
the ordinance.  It also includes 
regulations that are listed 
elsewhere in the chapter.  Staff 
reviewed the way garage is used 
in the ordinance and determined 
that a definition is not necessary. 

New specific definition
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Motor vehicle laundry means a facility, apparatus or structure designed and used 
for the washing of motor vehicles. 

Motor vehicle parking facility means a building or structure designed or used in 
whole or in part for parking of passenger cars and passenger vans, motorcycles, 
commercial trucks with an Illinois "B" license plate, and other commercial trucks with a 
gross weight of 8,000 pounds or less (unless otherwise specified), and at which motor 
fuels and oils shall not be sold, and motor vehicles shall not be equipped, repaired, or 
sold. 

Motor vehicle parts and accessories store means any building used for the 
display and retail sale of motor vehicle parts and accessories. Motor vehicle and motor 
vehicle parts repair or service is not permitted. 

Motor vehicle repair facility means any building, other than a residential garage, 
that is used for repair, servicing, adjusting, or equipping (not including body repair) of 
automobiles or other motor vehicles with a gross weight of 8,000 pounds or less (unless 
otherwise specified). 

Motor vehicle storage facility means any building designed or used in whole or in 
part for the storage of motor vehicles, and at which motor fuels and oils shall not be 
sold, and motor vehicles shall not be equipped, repaired, or sold. The public shall not 
use the building for commercial parking of vehicles. 

Motor vehicle wash, automatic, means a facility which operates automatically 
upon the insertion of a token or through the use of computer controlled coding 
systems, which washes and dries only 1 motor vehicle at any 1 time, and which is 
operated with a motor vehicle gas station.  

Motorbike, ATV, and other similar vehicle dealer means an establishment 
retailing motor vehicles with less than 150 cubic centimeter piston displacement engines 
such as motor scooters, motor bikes, mopeds, and off-road all terrain vehicles, 
including replacement parts and accessories.  For retailing of motor vehicles with piston 
displacement engines of 150 cubic centimeters or more, see car dealer. 

… 

Parking is now regulated by new 
118-82(a) and (e) 

Motorcycles are regulated very 
differently under the Illinois Motor 
Vehicle Code, so they are with car 
dealers.

Storage is now regulated by new 
118-82(a) and (e) 
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Parking lot means an open area at grade, other than a street, used for the 
parking of motor vehicles. 

… 

Sec. 118-73.  Accessory buildings, structures, and uses. 

… 

(e) Use of accessory buildings in residential districts. In residential districts a motor 
vehicle garage or other accessory building shall not be used as a residence, 
temporary residence or in conjunction with a commercial or business activity, 
except that commercial vehicles may be parked or stored in the garage.  In 
residential districts, no accessory building may be used for a residence or for 
commercial or business activity. 

… 

Sec. 118-82.  Motor vehicle gas stations. Automobile sales or service 
establishments and automobile rental. 

(a) All uses.  The following regulations apply to all automobile sales and service uses 
and automobile rental listed in Appendix A: 

(1) When the subject property abuts or is across the alley from a residential 
district: 

a. Visual screening at least 6 feet high must be provided along the 
abutting lot line. 

b. There shall be no automobile repair work or washing of vehicles 
from 10:00 PM to 7:00 AM. 

(2) All repair work must be performed within a building at all times except 
inspecting vehicles; adding fluids; and changing tires, batteries, 
windshield wipers, or light bulbs. 

(3) Outside storage and display of items for sale or lease, tools, equipment, 
vehicles, parts, or supplies is prohibited, except vehicles and propane for 
sale or lease. Those vehicles that are for sale or lease must never occupy 
a required off-street vehicle parking space. 

The current regulation for (1) also 
includes a lot “used for 
residences.”  Staff recommends 
removing this regulation because 
the Village should provide some 
business protection if residences 
are added to neighboring property 
in a business or mixed-use 
district. 

Besides currently reading badly, 
this change clarifies the intent of 
the regulation. 

Modified IZC definition.
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(4) Vehicles and boats are prohibited to be sold, advertised for sale, or, other 
than operational licensed vehicles owned by the establishment, remain 
outdoors on the property for more than 10 days, except at vehicle 
dealers.  

(a) (b) Standard conditions for motor vehicle gas stations. The following standard 
conditions are required for all motor vehicle gas stations. Additional conditions 
may be imposed for particular sites due to unique circumstances as determined 
by the Mayor and Board of Trustees. Additional requirements for automotive fuel 
stations. 

(1) For self-serve gasoline facilities, a master control console shall be provided 
and the station shall have at least 1 attendant on duty at the console at all 
times that self-serve gasoline is being dispensed.   

At least 1 employee must be at the fuel control console at all times that 
self-serve fuel is being dispensed.  At least 2 employees shall be on the 
premises from 7:00 AM to 9:00 PM when a convenience store or any other 
use over 1,000 ft2 is collocated with the automotive fuel station. 

(2) A master control console must control all types of dispensers. 

(3) The combined capacity of product tank storage shall not exceed the 
requirements of the State Fire Marshal. 

(4) Complete detailed drawings indicating the location or relocation of 
gasoline storage tanks shall be submitted to the Village Fire Prevention 
Bureau. 

(5) The dispensing area shall be at all times in clear view of the attendant. 
Placing or allowing of any obstacle to come between the dispensing area 
and the attendant control area is prohibited. No window signs shall be on 
the windows in front of the master console, nor shall merchandise, 
material, or other obstacle objects be located in the area between 36 
inches and 6 feet above the floor level in front of the master console. The 
attendant must at all times be able to communicate with persons in the 
dispensing area. A communication system between the control station and 
each dispensing island must be provided. 

Not necessary

Not necessary

2nd sentence moved from 
existing (b)(1).  The State 
Fire Marshall does not 
require this.  The emergency 
shut off is not part of the 
fuel control console.  Is (2) 
enough? 

The first sentence 
encompasses all potential 
obstructions by simply 
stating the attendant must 
be able to see the dispensing 
area.  Part moved to (3)
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(2) The attendant must always have a clear view of the fuel dispensing area. 

(3) A system that allows communication between persons at each dispensing 
area and the employee at the fuel control console must be provided. 

(6) During the hours of operation, air hoses, tire pressure gauge, water for 
radiators, containers for water, and 2 washroom facilities shall be provided 
and made available to all customers free of charge. For purposes of this 
section, a refundable deposit fee shall not be considered as a charge for 
services.  

(4) During the hours of operation, air and use of equipment for tire inflation, 
use of a tire pressure gauge, fluid and equipment for washing vehicle 
windows, water and use of a water container for filling radiators, and rest 
room facilities must be provided free of charge. Charging a fee for these 
services is prohibited. 

(7)(5) A canopy constructed according to Community Development Department 
requirements shall must be provided over all self-serve islands fuel 
dispensing areas. 

(8) When the subject site abuts residentially zoned or used property, 
screening shall be provided. Screening shall be a minimum of 6 feet high. 

(9) The entire structure must comply with State of Illinois Accessibility 
Standards. 

(10) Amusement devices are prohibited. 

(11) For stations that also operate motor vehicle repair facilities across an alley 
from or abutting residentially zoned or used property, there shall be no 
automobile repair work from 10:00 p.m. to 7:00 a.m. All repair work and 
service work shall be performed within the enclosed premises at all times 
except the following activities: 

a. Checking and changing of tires. 

b. Checking and adding of fluids. 

c. Charging or replacing batteries. 

No longer applicable

New (a)(1)a.

Already the law

New (a)(1)b. & (a)(2)

Clarifying language about free air.  
The State plumbing code already 
requires a gas station to provide 
public bathrooms whenever an 
attendant is on duty.  Keep it? 
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d. Replacing windshield wipers. 

e. Inspecting vehicles. 

(12) Outside storage and display is prohibited. 

(13) The storage of boats, trailers, trucks, recreational vehicles, and other 
vehicles not related to the operation of motor vehicle gas stations is 
prohibited. 

(14) No vehicles may be sold on the premises, nor shall any vehicle display a 
"For Sale" sign. 

(15) No vehicle other than a tow truck shall remain outside on the site for 
more than 10 days. 

(16) Automobile repair tools, equipment, and parts shall not be stored outside 
of the building at any time. 

(17) Within 40 days of the closing or temporary closing of a gas station, the 
owner shall determine if the tanks are to be removed or re-used in the 
future. If the tanks are to be re-used or the owner is still unsure, they 
may be placed temporarily out of service in accordance with Illinois State 
Fire Marshall regulations. The pump islands and tanks shall be removed if 
the tanks are not re-used within 180 days of the closing or temporary 
closing as a gas station. 

(6) The pump islands and fuel tanks shall be removed upon closing of the 
automotive fuel station in accordance with the requirements of the State 
Fire Marshal. 

(7) A minimum lot size of 30,000 ft2 is required when a car wash or hand car 
wash is collocated with the automotive fuel station. 

(b) Additional requirements for motor vehicle gas stations with mini food marts. 

(1) At least 2 employees shall be on the premises from 7:00 a.m. to 9:00 
p.m. when the convenience store (including retail and storage areas) 
occupies more than 1,000 ft2. 

New (a)(3)

New (a)(3)

New (a)(4)

New (a)(4)

Moved to (a)(1)

Rules are always changing and 
regulated by a different agency.  
See (6). 

New (a)(3)
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(2) All food products shall be sold in pre-packaged form except for coffee/tea 
or dispensed soft drinks. The sale of liquor and other alcoholic beverages 
and the sale or rental of videocassette recorder tapes is prohibited. The 
consumption of food and beverages upon the premises is prohibited. 

(3) Maintenance of the site shall continue to be in compliance with the 
conditions enumerated in this section, and elsewhere as applicable. 

(c) Additional requirements for car washes and hand car washes motor vehicle 
laundries operated with motor vehicle gas stations. 

(1) The Plan Commission will determine the appropriate number and location 
of drying spaces. An attendant shall operate all motor vehicle laundries. 

(2) A traffic study must be included with the special use permit petition 
indicating needed vehicle stacking and site circulation The planned traffic 
flow and stacked cars shall that does not constitute a traffic hazard or 
create on- or off-site congestion in the streets. If the maximum capacity 
for reserve stacking space is exceeded, the entrance closest to the wash 
entrance shall be temporarily blocked until sufficient stacking spaces are 
available. 

(3) Ingress and egress oOpenings to a motor vehicle laundry wash bay shall 
must not face any residentially zoned property unless the opening is 
located more than 50 feet from such property. 

(4) Spray water from the motor vehicle laundry shall not blow onto the public 
right-of-way or adjacent properties. The operation of the use must 
minimize excessive water from collecting outside the building openings to 
a wash bay. 

(5) Noise from the motor vehicle wash and other cleaning devices shall not 
rise above the decibel level of the background noise produced by the 
sources not under control of the station operator (e.g., traffic). Decibel 
readings shall be measured at all property borders. 

(d) Additional requirements for automatic motor vehicle washes operated with motor 
vehicle gas stations. 

This is necessary because we 
allow all other permitted or 
special uses in a district. 

This does not need to be stated.

118-216 already regulates 
maintaining clear passage on-
site.  This closure rule was 
written to address a specific 
situation many years ago that 
has since been corrected. 

Changed per Mike and Carrie’s 
comments. 

New rules to apply to all types of 
car washes, not just those at gas 
stations.  Combining “vehicle 
laundries” with “automatic motor 
vehicle washes” that were 
specific to gas stations.

Excessive noise is already 
covered in Chapter 42 of the 
Village Code. 
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(1) The site on which the automatic motor vehicle wash facility is located shall 
have a minimum area of 30,000 ft2. 

(2) The drive surface on-site immediately adjacent to the egress of the 
automatic motor vehicle wash shall be equipped with a rumble strip or 
similar grooved pavement designed to shake off any excess water as the 
vehicle is leaving the automatic car wash. 

(3) The planned traffic flow and stacked cars shall not constitute a traffic 
hazard or create street congestion. If the maximum capacity for reserve 
stacking spaces is exceeded, the entrance closest to the automatic car 
wash shall be temporarily blocked until sufficient stacking spaces are 
available. 

(4) Ingress and egress openings to an automatic motor vehicle wash shall not 
face residentially zoned property unless the opening is located at least 50 
feet from such property. The vehicle entrance door must be closed at all 
times the wash is in service. The vehicle wash exit door shall be open at 
all times that the car wash is in service, for safety purposes, except when 
weather conditions are below 32 degrees Fahrenheit. 

(5) A motor vehicle car wash shall not operate between the hours of 10:00 
p.m. and 8:00 a.m. 

(d) Additional requirements for automotive repair facilities. 

(1) All automotive repair facilities require a special use permit. 

(2) Any vehicle outdoors in need of body repair must be parked in a legal 
parking space and generally screened from view from any public street in 
rights-of-way abutting the lot or an abutting residential zoning district.  
Such vehicle is prohibited from being parked outdoors for more than 10 
days. 

(3) Servicing of any vehicle over 8,000 pounds gross weight is limited to M2 
and M3 districts. 

Moved to (b)(7)

Moved to (a)(1)b. with slightly 
expanded hours. 

Moved to (c)

Moved to (c) w/o the door 
controls. 

See (c)(4)

(a)(3) prohibits outdoor 
storage.  The current rule 
allows up to 10 days. This is 
similar to truck parking rule. 

(4) Option 1 and 2: With or 
without “transmission work” 
This will further limit repair 
types in areas most likely to 
be near residences.  
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(4) In mixed-use and business districts, repair shall be limited to brakes, 
mufflers, upholstery work, tire repair and change, lubrication, 
[transmission work], and tune ups. 

(4) The repair, straightening, or painting of the body or frame of a motor 
vehicle is limited to M1, M2, and M3 districts. 

… 

Sec. 118-87.  Standard conditions for motor vehicle repair facilities and 
motor vehicle body repair facilities. 

The following shall apply to motor vehicle repair facilities and motor vehicle body 
repair facilities: 

(1) Vehicles shall not be allowed to be parked in or otherwise block 
driveways, sidewalks, aisles, or other points of access at any time, shall 
only be parked in designated parking spaces, and shall not overlap the 
striped lines of designated parking spaces, unless parked in a fenced and 
screened storage area. 

(2) When the subject site abuts residentially zoned or used property, 
screening shall be provided. Screening shall be a minimum of 6 feet high. 

(3) When the subject site abuts residentially zoned or used property, there 
shall be no automobile repair work from 10:00 p.m. to 7:00 a.m. 

(4) All repair work shall be performed within the enclosed premises at all 
times except the following activities: 

a. Checking and changing of tires. 

b. Checking and adding of fluids. 

c. Charging or replacing batteries. 

d. Replacing windshield wipers and bulbs. 

e. Inspecting vehicles. 

(5) Outside storage and display of equipment, parts or supplies is prohibited. 

New (a)(1)a.

New (a)(1)b.

New (a)(2)

New (a)(3)

Merged with 118-206

(4) Option 3: Maintains the 
status quo. 



VOSDOCS-#389916-v1-Master_Plan_Commission_Report_for_2011-
20P__Zoning_text_amendment__review_of_all_motor_vehicle_uses.DOC 
 

29 of 34 

(6) The storage of boats, trailers, trucks, recreational vehicles, and other 
vehicles not related to the operation of motor vehicle service stations is 
prohibited. 

(7) No vehicles may be sold on the premises, nor shall any vehicle display a 
"For Sale" sign. 

(8) No vehicle other than a tow truck shall remain outside on the site for 
more than 10 days. 

(9) Automobile repair tools, equipment, and parts shall not be stored outside 
of the building at any time. 

(10) At facilities conducting body repair, no vehicles in need of body repair 
shall remain on the subject site outside of a screened and fenced storage 
area. Storage for a period longer than 10 days shall be allowed by special 
use permit only. 

(11) Servicing of vehicles over 8,000 pounds gross weight is limited to M2 and 
M3 districts. 

Sec. 118-87.  Electric vehicle charging stations. 

(a) Station location.  In residential districts, an electric vehicle charging station is 
permitted in any area where a vehicle may be parked.  In all other districts, the 
station is permitted for use with any legal parking space that is not in a required 
vehicle parking space, except when that parking space is dedicated to a specific 
residence. 

(b) Equipment location.  The charging station equipment must not impede 
pedestrian, bicycle, or vehicular traffic or be located within the required area of 
the legal parking space, vehicle overhang, or associated circulation aisles as 
required by this chapter. 

(c) Requirements for public use.  When the station is intended to be used by the 
public: 

(1)  Equipment protection.  Adequate protection of charging station equipment 
from vehicles must be provided, such as curbing, bollards, or wheel stops. 

New (a)(3)

New (a)(4)

New (a)(4)

New (a)(4)

New (d)(2), except outdoor 
storage 

New (d)(3)
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(2) Signage.  Any charging station that is intended to be used for multiple 
users must have signage indicating that parking is for electric vehicle 
charging only, a phone number or other contact information to report 
when the equipment is not functioning properly, and any time limits on 
use, tow away, or fine provisions. 

(3) Parking space color.  The pavement of the parking space must be painted 
solid green. 

(d) Principal use.  If the primary purpose of the lot is the charging of vehicles, the 
use is considered an automotive fuel station for zoning purposes. 

… 

ARTICLE III.  DISTRICT REGULATIONS. 

… 

DIVISION 5.  MIXED USE DISTRICTS. 

… 

Sec. 118-185.  Restricted uses. 

… 

(d) Retail only restrictions.  Motor vehicle parts and accessory stores and motorbike, 
ATV, and other similar vehicle sales are limited to retail sales and may not 
include service, repair, or other non-retail activities. 

… 

(h) Special uses.  The following uses listed as restricted shall also require a special 
use permit: 

… 

(6) Parking lots as a principle use. 

… 

Sec. 118-206.  Control of off-street parking. 

… 

Surface parking is already a 
special use.  Due to the 
combining of uses, we need 
to add this here.
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(d)   No motor vehicle shall be parked outside of a designated parking space, and no 
vehicle shall park in or otherwise block driveways, sidewalks, aisles, or other 
points of access at any time.  When a parking area is shared by principal users or 
by the public, vehicles shall not be allowed to be parked in or otherwise block 
common driveways, sidewalks, aisles, or other points of access at any time, shall 
only be parked in designated parking spaces, and shall not overlap the striped 
lines of designated parking spaces, unless parked in a fenced and screened 
storage area as allowed and by this chapter. 

… 

Sec. 118-218.  Required number of motor vehicle parking spaces. 

The minimum number of off-street parking spaces required for designated uses 
shall be as follows: 

… 

(4) Office, retail, service, and industrial uses. 

… 

Automobile sales and service establishments. Off-street parking for all uses 
under this category shall be calculated cumulatively for each use on the site as 
listed below: 

a. Vehicle dealer (all types): 3.0 parking spaces per 1,000 ft2 of floor area for 
the first 1,000 ft2, then 1.2 parking spaces per 1,000 ft2 of floor area 
thereafter. 

b. Automotive fuel station: 2 parking spaces plus 1 parking space for tire 
inflation. 

c. Automotive repair facility and hand car wash: 3.5 spaces for each service 
bay.  Service bays are not to be included in meeting the off-street parking 
requirements, and required parking spaces cannot be used as service 
bays. 

d. Car wash: Determined by the Plan Commission. 

This much needed change 
consolidates these 
regulations into on spot and 
would allow someone to 
parking in their own private 
driveway without violating 
the Code. 
 
“fenced and screened” … is 
that what we want?  
Screening is required in 
industrial zone under storage 
of materials, but not in B 
zones. 

The first 1,000 ft2 is to 
accommodate a “store” type 
facility with a similar parking 
requirement of a retail 
establishment. 

Revised parking requirement

Revised parking requirement



VOSDOCS-#389916-v1-Master_Plan_Commission_Report_for_2011-
20P__Zoning_text_amendment__review_of_all_motor_vehicle_uses.DOC 
 

32 of 34 

e. Motor vehicle parts and accessories store: 3.0 parking spaces per 1,000 ft2 
of floor area. 

f. Any parking spaces as required for other uses listed in this section. 

Motor vehicle and boat sales: 1 parking space for each 800 ft2 of net ground 
floor area, plus 1 parking space for each 1,500 ft2 of net floor area other than net 
ground floor area. Any vehicle for sale or rent shall not occupy an off-street parking 
space required by this chapter. 

Motor vehicle gas stations: The sum of: 

a. One space per gasoline pump island. 

b. One space for the use of air hoses and tire pressure gauges. 

c. One space per 300 ft2 for areas with sales of nonautomotive products or 
mini-marts having a direct aisle that does not interfere with the traffic 
pattern for the pump islands. A minimum of 2 spaces must be provided. 

d. Ten stacking spaces and 2 drying spaces for an automatic motor vehicle 
wash. The immediate area of the gasoline pumps is not to be included in 
computing the number of stacking spaces provided. 

e. Any additional parking requirements for motor vehicle laundries, 
automatic motor vehicle washes, and motor vehicle repair facilities on the 
site. 

Motor vehicle hand car wash: 2.5 parking spaces for each wash bay, plus 1 
parking space for each employee. 

Motor vehicle laundries: 1 parking space for each 1.5 employees, and, in 
addition, a designated drying area for 5 cars. Also, reserve stacking spaces for at least 
35 cars; if in conjunction with a motor vehicle gas station or the dispensing of gasoline, 
the immediate area of the gasoline pumps is not to be included in computing the 
number of reserve stacking spaces provided. If the maximum capacity for reserve 
stacking spaces of the site is exceeded, the entrance to the site of the laundry shall be 
temporarily blocked until sufficient stacking spaces are available. 
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Motor vehicle repair and motor vehicle body repair facilities: 2.5 parking spaces 
for each service bay, plus 1 parking space for each employee--service bays are not to 
be included in meeting the off-street parking requirements. In addition, areas of off-
street parking and service bays shall be made physically distinct. 

… 
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Appendix A USE TABLE 

USE                    
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B6
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M
1 

M
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M
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…                              

GENERAL SALES OR SERVICE                              

Retail Sales or Service                                  

Automobile sales or service establishment, subject to § 118-82:                    

Motor vehicle and boat sales                    S S   S S S   
Car dealer and marine craft dealer                    P P   P P P   
Large vehicle dealer                S S S  
Motorbike, ATV, and other similar vehicle dealer      P P P R P P P P   P P P  
Motor vehicle parts and accessories store          P P P R P P P             
Motor vehicle body repair facility, subject to § 118-87                          S S S   
Motor vehicle gas Automotive fuel station, subject to § 118-82          S S     S S         S   
Automotive repair facility      R R    R R R   R R R  
Motor vehicle hHand car wash          S S     S S S   S S S   
Motor vehicle laundry Car wash                    S     S S S   
Motor vehicle parking facility        S  P P P   P P P P P         
Motor vehicle parking facility–including vehicles with a gross weight in excess of 

8,000 pounds gross weight 
               S S S   

Motor vehicle parking lot Parking, as a principal use       P P S
R

S
R

S
R

 P P P P P P P P P   

Motor vehicle parts and accessories store          P P P R S P P             
Motor vehicle repair facility, subject to § 118-87          S S     S S S   S S S   
Motor vehicle storage facility                S S S   

…                    

Real Estate and Leasing                                  

…                    

Rental and leasing:                    

Automobile rental, subject to § 118-82            S S   S S S  
…                    
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PLAN COMMISSION REPORT 2011-26P: Special Use Permit 
Plan Commission  Council Chambers, 8:00 PM, November 7, 2011 
 
To:  Mayor and Board of Trustees 

From: Paul Luke, Chairman 

Case: 2011-26P: Special Use Permit 
 Special use permit for motor vehicle repair and body repair facility at 8219 

Christiana Avenue  
 
PLAN COMMISSION ANALYSIS  

At its October 20, 2011 meeting, the Plan Commission heard the request of Mintz-
Morrison Building Corporation on behalf of Tony and Erika Deube for a special use 
permit for a motor vehicle repair and body repair facility in an M3 Industry zoning 
district.  The proposed business would relocate from its existing facility at 8015 
Ridgeway into a larger building at 8219 Christiana Avenue (currently 8225 Christiana), 
perform auto repair and auto body repair, be open 5 days a week, and have 7 
employees.  The front of the business would contain a customer waiting room, offices, 
and parts storage rooms.  Access to the 6 service bays and 5 parking spaces within the 
rear repair area would be provided from an existing garage door fronting the public 
alley.  A total of 26 parking spaces would be provided on the site, 4 spaces in excess of 
the required 22 parking spaces. 

The existing grass-covered area to the south of the building would be replaced with 
gravel and used as a vehicle storage area.  An existing gate within the fence on the 
east side of the proposed storage area would provide access from the alley.  A new 
fence would be constructed on the west side of the storage area to provide screening 
from the street on Christiana Avenue and would contain a gate that could be opened to 
allow snow that was cleared from the storage lot to be deposited in an area to the west 
of the gate. 

The Plan Commission concurred with the staff recommendation to grant the special use 
permit subject to conditions.  In response to a question by a commissioner who asked 
whether the Building Division had any specific regulations for the auto paint spray 
booth, staff replied that there were requirements in the Village code for the booth.  
Staff also mentioned that a triple basin would need to be installed in the repair area of 
the building because cars would be parked indoors. 

 
INTERESTED PARTIES 

Legal notice was properly posted, advertised, and delivered to all property owners in 
the area of the subject site and all occupants within the subject site as prescribed by 
the Zoning Chapter.  No interested parties spoke regarding this case. 
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APPEARANCE COMMISSION 

Appearance Commission review was not required. 
 

PLAN COMMISSION RECOMMENDATIONS AND VOTING 

The Plan Commission recommends by a vote of 9 ayes and 0 nays that the petitioners’ 
request for a special use permit for a motor vehicle repair and body repair facility at 
8219 Christiana Avenue be APPROVED, subject to the recommended conditions. 

ATTENDANCE AYES NAYS ABSENT 
 Marek X  
 O’Donnell (Second) X  
 Stasica X  
 Gray-Keeler X   
 Carandang X   
 Laxpati (Moved) X  
 Paradise X   
 Mitchell X 
 Luke X 

 

Subsequent to the meeting, the owner of the proposed use met with Staff and 
requested that the interior row of tandem parking spaces that were to be located to the 
south of the loading dock be removed from the site plan.  Regardless of the removal of 
these 3 parking spaces, the proposed use would still meet the parking requirement.  
The area where the 3 parking spaces were to be located would remain covered by 
grass. 
 
ATTACHMENTS 

1. Proposed Positive Findings of Fact for 2011-26P 
2. Staff report for 2011-26P 
3. Memorandum from Engineering Division, dated October 19, 2011 
4. Site Plan, dated October 25, 2011 
5. Overall Building Plan, dated September 13, 2011 
6. Plat of Survey, dated August 21, 2003 
7. Land Use and Zoning Map 
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PLAN COMMISSION  
RECOMMENDED CONDITIONS 2011-26P: Special Use Permit 
Plan Commission  Council Chambers, 8:00 PM, November 7, 2011 
 
RECOMMENDED CONDITIONS FOR APPROVAL 

1. The petitioners must develop the Subject Property in substantial conformance with 
the final Village approved site plan, dated October 25, 2011, and overall building 
plan, dated September 13, 2011. 

2. Two bicycle parking spaces must be provided in compliance with Section 118-221 of 
the Skokie Village Code and must be constructed in the location as depicted on the 
approved Site Plan. 

3. Prior to the issuance of building permits, the petitioners must submit to the Village 
of Skokie Community Development Department a Cook County Assessor's Office 
Petition to Consolidation of Property with associated fees to consolidate property 
identification numbers 10-23-408-015-0000, 10-23-408-016-0000, and 10-23-408-
045-0000 into a single tax parcel or evidence that the petition was submitted to 
Cook County. 

4. The address of the business must be changed from the building’s current address, 
8225 Christiana Avenue, to its new address, 8219 Christiana Avenue. 

STANDARD SPECIAL USE CONDITIONS 

5. All repair work shall be performed within the enclosed premises at all times except 
the following activities: 

a. Checking and changing of tires. 

b. Checking and adding of fluids. 

c. Charging or replacing batteries. 

d. Replacing windshield wipers and bulbs. 

e. Inspecting vehicles. 

6. No vehicles may be sold on the premises, nor shall any vehicle display a “For Sale” 
sign. 

7. No vehicle other than a tow truck shall remain outside on the site for more than 10 
days. 

8. Automobile repair tools, equipment, and parts shall not be stored outside of the 
building at any time. 

9. At facilities conducting auto repair, no vehicles in need to body repair shall remain 
on the subject site outside of a screened and fenced storage area for more than 10 
days. 

10. The storage of boats, trailers, trucks, recreational vehicles, and other vehicles not 
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related to the operation of the motor vehicle repair and body repair facility is 
prohibited. 

11. All fencing, walls, sidewalks, driveways, curbs, wheel stops, parking areas, signage, 
landscaping, structures, and any other facilities or infrastructure on the Subject 
Property must be maintained in a good state of repair, and when needed, be 
repaired or replaced in a timely manner. 

12. Parking lot and exterior lighting must meet IES standards, be full cut-off design and 
be directed away from adjacent properties, subject to the approval of the 
Engineering Division. 

13. All off-street parking spaces must be legibly striped and maintained. 

14. All modifications to building elevations, signage, and landscaping shall be subject to 
the review and approval of the Skokie Appearance Commission.  

15. All signage must conform to the Skokie Village Code. Any sign on the Subject 
Property that is in violation of that Code must be removed or modified to conform 
with the Village Code prior to the issuance of an occupancy permit. 

16. Vehicles must always be parked between, and not overlap, the striped lines of 
designated parking spaces and must not block driveways, sidewalks, aisles, or other 
points of access.  

17. All private and public sidewalks must be maintained free of snow, ice, sleet, or other 
objects that may impede travel. 

18. All landscaping must be maintained to a maximum height of 30 inches for a distance 
of 15 feet from any vehicular access point or intersection in order to maintain 
adequate sight distance. 

19. All buildings must meet current International Building and NFPA Life Safety Codes as 
amended. 

20. Prior to the issuance of building permits, the petitioners must submit to the Planning 
Division of the Community Development Department the name, address, and 
telephone number of the company and contact person responsible for site 
maintenance in compliance with the special use permit. 

21. If work is to be performed on public property or if public property is utilized or 
impacted during construction and/or development, the owner shall provide, or shall 
cause the developer and/or contractor to provide, the Village of Skokie with a 
certificate of insurance naming the Village of Skokie as additionally insured for any 
and all claims related to any and all work. The owner shall hold, and shall cause the 
developer and/or contractor to hold, the Village of Skokie harmless and indemnify 
the Village for any and all claims for property damage or personal injury related to 
work on or use of public property. 

22. The petitioners shall comply with all Federal and State statutes, laws, rules and 
regulations and all Village codes, ordinances, rules, and regulations.   



#389873 v1 – Master Plan Commission Report 2011-26P: Special Use Permit for motor vehicle and body repair facility at 8219 
Christiana Avenue 

5 of 15 

23. Failure to abide by any and all terms of this Ordinance shall be cause for the Village 
to initiate hearings to determine whether the subject Ordinance, as well as any 
applicable business licenses, should be revised or revoked.  

24. The petitioners shall pay all costs related to any hearings conducted as a result of 
non-compliance with any of the provisions of the enabling ordinance.  The costs 
shall include but not be limited to court reporter fees, attorney fees, and staff time 
required researching and conducting said hearing.  
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PLAN COMMISSION  
POSITIVE FINDINGS OF FACT           2011-26P: Special Use Permit 
Community Development Department  Council Chambers, 8:00 PM, November 7, 2011 
 

Consideration The establishment, maintenance, or operation of the special use will 
not be detrimental to or endanger the public health, safety, morals, 
or general welfare; and the proposed building or use at the 
particular location is necessary or desirable to provide a service or a 
facility which is in the public interest and will contribute to the 
general welfare of the neighborhood or community. 

1 

Findings The proposed motor vehicle sales and service establishment will not 
be detrimental to or endanger the public health, safety, morals, or 
general welfare.  The proposed use will continue to provide a 
service that is needed by the community. 

Consideration The proposed building or use will not substantially change the 
character of the neighborhood, will not have an undue adverse 
affect upon adjacent property or property values in the 
neighborhood, will not unduly aggravate traffic conditions, and will 
not unduly burden essential public services such as drainage 
facilities, public utilities, and those services pertaining to public 
health, safety, and welfare in general. 

2 

Findings The relocated business will not substantially change the character o 
the neighborhood.  There are similar businesses operating within 
the same neighborhood as the proposed motor vehicle repair and 
body repair facility.  The new location of the business will have less 
of an impact on the area because all parking will be provided on site 
and all vehicles needing body repair will be stored behind a 
screened fence.   

Consideration The proposed building(s) or use will be designed, arranged, and 
operated so as to permit the development and use of neighboring 
property in accordance with the applicable district regulations. 

3 

Findings The proposed motor vehicle repair and body repair facility will not 
unduly restrict the development and use of neighboring properties.   
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Consideration The proposed use will not alter or be contrary to the primary 
purpose of the zoning district of the area in which it is proposed, 
when its effect is considered in conjunction with the cumulative 
effect of the number of various special uses of all types already in 
the adjacent area and in the Village as a whole. 

4 

Findings The proposed motor vehicle repair and body repair facility will not 
be contrary to the primary purpose of the M3 Industry district.  The 
use is compatible with other uses and special uses in the adjacent 
area because there are several other similar establishments 
operating both with and without special use permits in the area at 
this time.  

Consideration The proposed use and its plan conform to the general intent of the 
Official Comprehensive Plan. 

5 

Findings The site is designated as manufacturing/service employment in the 
Comprehensive Plan.  The proposed motor vehicle repair and body 
repair facility conforms to the general intent of the plan. 
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STAFF REPORT                                     2011-26P: Special Use Permit 
Community Development Department Council Chambers, 7:30 PM, October 20, 2011 
 
To: Paul Luke, Chairman, Skokie Plan Commission 

From: Mike Voitik, Planning Technician 

Re: Special Use Permit 
 Motor Vehicle Repair and Body Repair Facility 
 Tony’s Collision Car Care Center 
 8219 Christiana Avenue 
 

General Information 

Location 8219 Christiana Avenue 

Purpose Special use permit for motor vehicle repair and body repair 
facility 

Petitioner Mintz Morrison Building Corporation, on behalf of Tony and Erika 
Deube 

Size of Site Approximately 18,469.46 square feet (0.424 acres) with 150.00 
feet of frontage on Christiana Avenue.  

Existing Zoning & 
Land Use 

M3 Industry – printing materials manufacturing 

North M3 Industry – printing materials manufacturing, motor 
vehicle repair facility 

South M3 Industry – food and beverages manufacturing, 
motor vehicle repair facility 

East M3 Industry – commercial equipment leasing, real 
estate management office, machinery manufacturing 

Adjacent Zoning & 
Land Use 

West M3 Industry – photography studio, primary metal 
manufacturing 

Comprehensive Plan The site is designated manufacturing/service employment.  
 
SITE INFORMATION 

• The site is served by the CTA #97 bus, which stops 2 blocks to the south on Oakton 
Street. 

• Overhead utilities are present in the east side of the public alley to the east of the 
subject site. 

• A public sidewalk is present along Christiana Avenue. 
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• Tandem off-street parking is available in front of the building. 

• A loading dock is present on the west side of the building and is accessible from 
Christiana Avenue. 

STAFF ANALYSIS 

Petitioner’s Submittal 

The petitioners are requesting a special use permit for a motor vehicle repair and body 
repair facility in an M3 Industry zoning district.  The proposed business intends to 
relocate from its existing facility at 8015 Ridgeway Avenue and will be open 5 days a 
week and have 7 employees.  The front of the business will contain a customer waiting 
room, offices, and parts storage rooms.  An existing garage door fronting the public 
alley will provide access to 6 service bays and 5 parking spaces within the rear of the 
building.   

The existing grass-covered area to the south of the building will be covered with gravel 
and used as a vehicle storage area.  An existing gate within the fence on the east side 
of the proposed storage area will provide access from the alley.  A new fence will be 
constructed on the west side of the storage area to provide screening from the street 
on Christiana Avenue.  The new fence will contain a gate that will be opened to enable 
a snowplow to clear out snow within the storage area and deposit the snow in an area 
to the west of the gate.   

With the addition of 3 new parking spaces to the east of the 4 existing spaces on the 
south side of the loading dock driveway, a total of 21 parking spaces and 1 
handicapped parking space will be accessible from Christiana Avenue.  The remainder 
of the parking will be provided inside the building.  The petitioners do not intend to 
actively use the existing loading dock at this time. 

 
Comments 

Staff Comment and Review sheets were sent to all pertinent departments.  Staff 
comments on the subject case were received from the Engineering Division.  All other 
departments returned the sheets with no comments. 

 
Engineering Division 

The Engineering Division recommends approval of the proposed motor vehicle and body 
repair facility.  All proposed work must be clearly identified on the site plan. 
 

Planning Division 

The Planning Division recommends approval of the proposed motor vehicle and body 
repair facility.  The parking requirement for the proposed use is 2.5 spaces for each 
service bay (6 proposed), plus 1 parking space for each employee (7 total).  With 22 
spaces required and 26 spaces provided on-site, the proposed use meets the parking 
requirement.  The gate on the west side of the vehicle storage area must only be used 
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for snow removal purposes and cannot be used for vehicular access to the storage area 
from Christiana Avenue. 

The proposed use fits in well with the existing zoning and land uses as there are several 
other auto repair and body shop businesses in the neighborhood.  The existing 
business, located several blocks to the southwest of the subject site, is relocating onto 
a site that has a larger repair area, larger vehicle storage area, and more off-street 
parking spaces.  The visual impact of wrecked vehicles needing body repair will be 
mitigated by the screened storage area to be located to the south of the building.  
While the current address of the building is 8225 Christiana, the petitioners must 
change the address to 8219 Christiana because the new address matches the location 
of the front entrance relative to its position within the block. 

The site plan must be revised to correctly depict the location and dimensions of the 
sidewalk and tandem parking spaces to the south of the loading dock.  These existing 
parking spaces are substandard in width, however they are permitted to remain as they 
were laid out as part of the Village’s overall parking and streetscaping improvements to 
the East Industrial District. 

Two bicycle parking spaces must be installed on a 4 foot wide by 6 foot deep concrete-
paved pad in the grass covered area near the northwest corner of the building.  The 
front parking lot must be patched, sealcoated, and restriped.  The concrete loading 
dock driveway and sidewalk running along the front of the building must both be 
patched.  Tuckpointing around the exterior of the building must be repaired, where 
necessary.  The overgrown shrub located next to the existing fence along the alley 
must be removed and the fence must be repaired or replaced.  The rear door must be 
scraped and repainted.  Additionally, the 3 existing lots of record that comprise the 
property must be consolidated by the petitioners into a single new tax parcel. 

 

APPEARANCE COMMISSION 

Appearance Commission review is not required. 

 
STAFF RECOMMENDATIONS 

Staff recommends that the petitioners’ request for special use permit for a motor 
vehicle and body repair facility at 8219 Christiana Avenue be APPROVED, based upon 
the Proposed Positive Findings of Fact and subject to the recommended and standard 
special use permit conditions.  
 
RECOMMENDED SPECIAL USE CONDITIONS 

1. Prior to a hearing of the subject case before the Board of Trustees, the petitioners 
shall revise the Site Plan to: 

A. Correctly depict the width of the sidewalk located on the south side of the 
loading dock. 
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B. Correctly depict the location and dimensions of the tandem parking spaces to 
the south of the loading dock. 

2. Two bicycle parking spaces must be provided in compliance with Section 118-221 of 
the Skokie Village Code and must be constructed in the location as depicted on the 
approved Site Plan. 

3. Prior to the issuance of building permits, the petitioners must submit to the Village 
of Skokie Community Development Department a Cook County Assessor's Office 
Petition to Consolidation of Property with associated fees to consolidate property 
identification numbers 10-23-408-015-0000, 10-23-408-016-0000, and 10-23-408-
045-0000 into a single tax parcel or evidence that the petition was submitted to 
Cook County. 

4. The address of the business must be changed from the building’s current address, 
8225 Christiana Avenue, to its new address, 8219 Christiana Avenue. 

STANDARD SPECIAL USE CONDITIONS 

5. The petitioners must develop the Subject Property in substantial conformance with 
the final Village approved site plan and floor plan, both dated September 13, 2011. 

6. All repair work shall be performed within the enclosed premises at all times except 
the following activities: 

a. Checking and changing of tires. 

b. Checking and adding of fluids. 

c. Charging or replacing batteries. 

d. Replacing windshield wipers and bulbs. 

e. Inspecting vehicles. 

7. No vehicles may be sold on the premises, nor shall any vehicle display a “For Sale” 
sign. 

8. No vehicle other than a tow truck shall remain outside on the site for more than 10 
days. 

9. Automobile repair tools, equipment, and parts shall not be stored outside of the 
building at any time. 

10. At facilities conducting auto repair, no vehicles in need to body repair shall remain 
on the subject site outside of a screened and fenced storage area for more than 10 
days. 

11. The storage of boats, trailers, trucks, recreational vehicles, and other vehicles not 
related to the operation of the motor vehicle repair and body repair facility is 
prohibited. 

12. All fencing, walls, sidewalks, driveways, curbs, wheel stops, parking areas, signage, 
landscaping, structures, and any other facilities or infrastructure on the Subject 
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Property must be maintained in a good state of repair, and when needed, be 
repaired or replaced in a timely manner. 

13. Parking lot and exterior lighting must meet IES standards, be full cut-off design and 
be directed away from adjacent properties, subject to the approval of the 
Engineering Division. 

14. All off-street parking spaces must be legibly striped and maintained. 

15. All modifications to building elevations, signage, and landscaping shall be subject to 
the review and approval of the Skokie Appearance Commission.  

16. All signage must conform to the Skokie Village Code. Any sign on the Subject 
Property that is in violation of that Code must be removed or modified to conform 
with the Village Code prior to the issuance of an occupancy permit. 

17. Vehicles must always be parked between, and not overlap, the striped lines of 
designated parking spaces and must not block driveways, sidewalks, aisles, or other 
points of access.  

18. All private and public sidewalks must be maintained free of snow, ice, sleet, or other 
objects that may impede travel. 

19. All landscaping must be maintained to a maximum height of 30 inches for a distance 
of 15 feet from any vehicular access point or intersection in order to maintain 
adequate sight distance. 

20. All buildings must meet current International Building and NFPA Life Safety Codes as 
amended. 

21. Prior to the issuance of building permits, the petitioners must submit to the Planning 
Division of the Community Development Department the name, address, and 
telephone number of the company and contact person responsible for site 
maintenance in compliance with the special use permit. 

22. If work is to be performed on public property or if public property is utilized or 
impacted during construction and/or development, the owner shall provide, or shall 
cause the developer and/or contractor to provide, the Village of Skokie with a 
certificate of insurance naming the Village of Skokie as additionally insured for any 
and all claims related to any and all work. The owner shall hold, and shall cause the 
developer and/or contractor to hold, the Village of Skokie harmless and indemnify 
the Village for any and all claims for property damage or personal injury related to 
work on or use of public property. 

23. The petitioners shall comply with all Federal and State statutes, laws, rules and 
regulations and all Village codes, ordinances, rules, and regulations.   

24. Failure to abide by any and all terms of this Ordinance shall be cause for the Village 
to initiate hearings to determine whether the subject Ordinance, as well as any 
applicable business licenses, should be revised or revoked.  

25. The petitioners shall pay all costs related to any hearings conducted as a result of 
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non-compliance with any of the provisions of the enabling ordinance.  The costs 
shall include but not be limited to court reporter fees, attorney fees, and staff time 
required researching and conducting said hearing.  

 
ATTACHMENTS 

1. Proposed Positive Findings of Fact for 2011-26P 
2. Memorandum from Engineering Division, dated October 19, 2011 
3. Site Plan, dated September 13, 2011 
4. Overall Building Plan, dated September 13, 2011 
5. Plat of Survey, dated August 21, 2003 
6. Land Use and Zoning Map 
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Proposed Positive Findings of Fact  2011-26P: Special Use Permit 
Community Development Department  Council Chambers, 7:30 PM, October 20, 2011 
 

Consideration The establishment, maintenance, or operation of the special use will 
not be detrimental to or endanger the public health, safety, morals, 
or general welfare; and the proposed building or use at the 
particular location is necessary or desirable to provide a service or a 
facility which is in the public interest and will contribute to the 
general welfare of the neighborhood or community. 

1 

Findings The proposed motor vehicle sales and service establishment will not 
be detrimental to or endanger the public health, safety, morals, or 
general welfare.  The proposed use will continue to provide a 
service that is needed by the community. 

Consideration The proposed building or use will not substantially change the 
character of the neighborhood, will not have an undue adverse 
affect upon adjacent property or property values in the 
neighborhood, will not unduly aggravate traffic conditions, and will 
not unduly burden essential public services such as drainage 
facilities, public utilities, and those services pertaining to public 
health, safety, and welfare in general. 

2 

Findings The relocated business will not substantially change the character o 
the neighborhood.  There are similar businesses operating within 
the same neighborhood as the proposed motor vehicle repair and 
body repair facility.  The new location of the business will have less 
of an impact on the area because all parking will be provided on site 
and all vehicles needing body repair will be stored behind a 
screened fence.   

Consideration The proposed building(s) or use will be designed, arranged, and 
operated so as to permit the development and use of neighboring 
property in accordance with the applicable district regulations. 

3 

Findings The proposed motor vehicle repair and body repair facility will not 
unduly restrict the development and use of neighboring properties.   
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Consideration The proposed use will not alter or be contrary to the primary 
purpose of the zoning district of the area in which it is proposed, 
when its effect is considered in conjunction with the cumulative 
effect of the number of various special uses of all types already in 
the adjacent area and in the Village as a whole. 

4 

Findings The proposed motor vehicle repair and body repair facility will not 
be contrary to the primary purpose of the M3 Industry district.  The 
use is compatible with other uses and special uses in the adjacent 
area because there are several other similar establishments 
operating both with and without special use permits in the area at 
this time.  

Consideration The proposed use and its plan conform to the general intent of the 
Official Comprehensive Plan. 

5 

Findings The site is designated as manufacturing/service employment in the 
Comprehensive Plan.  The proposed motor vehicle repair and body 
repair facility conforms to the general intent of the plan. 
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