
MONDAY, OCTOBER 19, 2015 – 8:00 P.M. 

1. Pledge of Allegiance led by Village Clerk Pramod Shah.

2. Call meeting to order and roll call.

3. Approve Consent Agenda.

* 4.  Approve, as submitted, minutes of regular meeting held Wednesday, October 7, 2015. 

* 5.  Approve Voucher List #11-FY16 of October 19, 2015. 

* 6.  Proclamations and Resolutions. 

7. Recognition, Awards and Honorary Presentations.
A. Recognition:

Skokie Fine Arts Commission’s Recognition of the 2015 Skokie through the Lens 
Community Photo Exhibit Participants 

8. Appointments, Reappointments and Resignations.
A. Swearing in of the following personnel by Commissioner Beryl Rabinowitz of the

Board of Fire and Police: 
Name Old Position New Position 
Brandon Kotowski  New Hire Firefighter 

9. Presentations and Reports.

10. Report of the Village Manager.
* A. Furniture for Village Hall - $349,709.
* B. Request to Sell Surplus Vehicles.

C. Request for Executive Session.

11. Report of the Corporation Counsel.
FIRST READING:
A. A resolution approving a plat of subdivision for the property located at 9326 Springfield

Avenue, Skokie, Illinois in an R1 Single-Family district.  This item is on the agenda for 
first reading and approval. 

12. Unfinished Business.

13. New Business.

14. Plan Commission.
A. Plan Commission Case 2015-26P – Subdivision:  4874-4914 Dempster Street
B. Plan Commission Case 2015-27P – Site Plan Approval:  4874-4914 Dempster Street
C. Plan Commission Case 2015-28P – Street and Alley Vacations:  Dobson Street and

Parallel Alley 
D. Plan Commission Case 2015-29P – Alley Vacation:  Area Bounded by Hull Street,

Avers Avenue, CTA Yellow Line and East Prairie Road 

15. Citizen Comments.

16. Adjournment.
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PLAN COMMISSION REPORT 2015-27P: Site Plan Approval 
Plan Commission Council Chambers, 8:00 PM, October 19, 2015 
 
To: Mayor and Board of Trustees 

From: Paul Luke, Plan Commission Chairperson 

Case: 2015-27P: Site Plan Approval 
 4874-4914 Dempster Street 
 

PLAN COMMISSION ANALYSIS 

During its September 17, 2015, meeting, the Plan Commission heard the petitioner’s 
request for a site plan approval for a 1 lot planned development to allow the 
construction of a one-story motor vehicle parts store at 4874-4914 Dempster Street in a 
B3 Business district.  O’Reilly Auto Parts is a national chain with its first proposed store 
in Skokie.  Although the vehicle parts store is a permitted use in the district, the site 
plan approval is requested to allow necessary relief from the building design standards 
in the B3 district.  Relief from the Village Code is requested to provide 0% rather than 
50% of the façade of the building abutting the public sidewalk, to provide 0% rather 
than 60% of the of the building frontage to be of transparent glass, and to allow sign 
letters with a maximum height of 5’-3” rather than the 36” allowed by the Sign Code.  
The site plan overall meets most Zoning Chapter requirements providing good 
pedestrian and vehicle access and off-street parking beyond what is required by 
ordinance. The Petitioner is proposing to locate the building on the east side of the site 
to maximize its visibility and the access/parking area. Due to a vehicle access easement 
with the property to the east, the proposed building has been located 23 feet north of 
the south property line to provide the required 6-foot landscape strip, a 14-foot wide 
one-way access drive (westbound), and a 3-foot wide sidewalk along the building. The 
site will have two vehicle access drives on Dempster Street and one at the alley to/from 
the parking lot.  The east access drive on Dempster Street will be located on the 
adjacent property to the east and will also serve that property.  

The Plan Commission concurred with the staff recommendation to grant the requested 
site plan approval and relief from the Zoning and Sign Chapter requirements. The Plan 
Commission also concurred with the recommendation of the Appearance Commission to 
grant the requested aesthetic relief. Discussion focused on concerns that customers 
would perform auto repair and parts replacement work on site that would result in trash 
being left in the parking lot.  There were also concerns about parts delivery and pick up 
blocking the alley and causing issues for the residential properties to the north. To 
address these issues the Commission requested five amendments to the staff 
recommended conditions to require signage to prohibit customers performing auto work 
in the parking lot, waste receptacles in the parking lot, a requirement to police the site 
for trash, a restriction on the hours of deliveries, and the prohibition of deliveries in the 
alley by semi-trucks. 
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APPEARANCE COMMISSION 

The Appearance Commission approved the building elevations, landscaping, and 
signage for the proposed development at its September 9, 2015, meeting, subject to 
conditions.  The Commission also approved the relief for the aesthetic appearance of 
the building, the building setback from Dempster Street, the 0% transparent glass 
along the Dempster Street frontage, and to allow oversized letters in the wall signs 
facing the parking lot and Dempster Street. The landscape plan was updated to 
exchange plant selections that are salt-tolerant and/or perennials to accommodate 
snow and ice removal activities, a 6’ fence along the alley, and changes to 
accommodate sight distance triangle requirements.  

 

INTERESTED PARTIES 

Legal Notice was properly posted, advertised and delivered to all property owners in the 
area of the subject site as prescribed by the Zoning Chapter.  Notice was reviewed and 
ruled to be proper and correct.  Two area residents spoke with concerns regarding the 
proposed development. Their concerns involved increased traffic in the alley, noise, 
loading blocking the alley, safety, and litter.  The commercial property owner to the 
east also attended the meeting. He was supportive of the auto parts store use; 
however, he was opposed to the development plan.  It was his request that the 
proposed building be moved to the west side of the site to preserve the visibility of his 
property. He also indicated that the current design would make the existing parking 
cross-easement unworkable because of the distance of the proposed parking lot from 
his property. 

 

PLAN COMMISSION RECOMMENDATIONS AND VOTING 

The Plan Commission recommended, on a unanimous vote of 9 ayes and 0 nays, in two 
separate motions, that the petitioner’s request for site plan approval for a planned 
development at 4874-4914 Dempster Street be APPROVED subject to the attached 
Plan Commission Positive Findings of Fact and Plan Commission Recommended 
Conditions listed below. 

In addition, the Plan Commission recommended to: 

1. Grant relief from §118-144(2)c. to allow 0% rather than 50% of the façade of 
the building abutting the public sidewalk. 

2. Grant relief from §118-144(2)d. to allow 0% rather than 60% of the building 
frontage to be of transparent glass. 

3. Grant relief from §82-27(c)(3). to allow wall sign letters 5’-3” in height rather 
than the required 36”. 
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ATTACHMENTS 

1. Plan Commission Recommended Conditions for 2015-27P, dated October 7, 2015 
2. Plan Commission Positive Findings of Fact for 2015-27P, dated October 7, 2015 
3. Staff Report for 2015-27P, dated September 17, 2015 
4. Plan Commission meeting minutes, dated September 17, 2015 
5. Site Plan, dated September 25, 2015 
6. Floor Plan, September 2, 2015 
7. Proposed Landscape Plan, dated September 25, 2015 
8. Proposed Elevations, dated September 2, 2015 
9. Land Use and Zoning Map 
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PLAN COMMISSION  
RECOMMENDED CONDITIONS 2015-27P: Site Plan Approval 
Plan Commission Council Chambers, 8:00 PM, October 19, 2015 

 
1. The petitioner shall develop the Subject Property in substantial conformance with 

the final Village approved site plan dated September 25, 2015, floor plan dated 
September 2, 2015, landscape plan dated September 25, 2015, and elevations dated 
September 2, 2015. (Standard) 

2. A minimum of 22 off-street parking spaces and 1 handicapped accessible space shall 
be provided. 

3. A minimum of 1 bicycle rack shall be provided and be designed in compliance with 
Village requirements. 

4. Deliveries to the store shall be prohibited between the hours or 12:00 AM and 7:00 
AM. 

5. No deliveries to the store shall be made from the public alley to the north of the site 
using semi-trailer trucks. 

6. The parking lot and alley (on the fence) shall be posted with signs stating 
“Customers are Prohibited from Replacing Parts or Making Repairs on the Premises.” 

7. A minimum of two garbage cans shall be located in the parking lot and at the store 
entrance for customer use. 

8. At least once during every 4 hours of operation and before opening and closing of 
the business, employees shall patrol the Subject Property, clear it of litter and 
debris, and empty all garbage cans. 

9. Parking lot lighting shall be provided that meets Illuminating Engineering Society of 
North America standards, and be full cut-off design. Photometrics must be provided 
when plans are submitted for construction. 

10. Fully developed engineering site plans shall be submitted for permits that include 
geometrics, grading, stormwater detention, drainage, erosion control and other 
engineering design elements. 

11. Provide WMP approval from the MWRD sewer district for the proposed development. 

12. Fire protection for the building shall be provided as required by the Skokie Fire 
Prevention Bureau. 

13. All existing damaged public sidewalks or public sidewalks damaged due to the 
implementation of this plan shall be replaced. (Standard) 

14. All private and public sidewalks shall be maintained free of snow, ice, sleet, or other 
objects that may impede travel. (Standard) 

15. Vehicles shall not be allowed to be parked in or otherwise block the alley.  

16. All new construction, alterations, and remodeling shall meet current International 
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Building and NFPA Life Safety Codes as amended. (Standard) 

17. The petitioner shall obtain all required IDOT permits and approvals for access and 
work within the Dempster Street right of way. (Standard) 

18. All modifications to building elevations and landscaping shall be subject to the 
review and approval of the Skokie Appearance Commission. (Standard) 

19. The petitioner shall submit to the Planning Division electronic files of the plat of 
survey, site plan, and landscape plan in their approved and finalized form.  The files 
shall be scaled 2-dimensional drawing files on non-compressed, non-read only CD-
ROM *.dwg AutoCAD format. (Standard) 

20. Prior to the issuance of building permits, the petitioner shall submit to the Planning 
Division of the Community Development Department the name, property address, 
email address, and telephone number of the company and contact person 
responsible for site maintenance in compliance with the special use permit. (Standard) 

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. (Standard) 

22. The petitioner shall comply with all Federal and State statutes, laws, rules and 
regulations and all Village codes, ordinances, rules, and regulations. (Standard) 

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.  The petitioner 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. (Standard) 
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PLAN COMMISSION  
POSITIVE FINDINGS OF FACT 2015-27P: Site Plan Approval 
Plan Commission Council Chambers, 8:00 PM, October 19, 2015 
 
Consideration  Finding 

The request is harmonious with and does not 
adversely affect adjacent properties. 

The construction and operation of the proposed 
auto parts store will not adversely affect adjacent 
properties.  The use is much less intense than 
other uses that would be allowed on the site and 
will not create parking or traffic problems. 

The request can demonstrate that adequate public 
facilities, including roads, drainage, utilities, and 
police and fire protection exist or will exist to serve 
the requested use at the time such facilities are 
needed. 

The site is served by existing public facilities and 
services.  Public utilities will not be unduly 
burdened by the low intensity development.     

The request demonstrates adequate provision for 
maintenance of the associated structures. 

The request demonstrates adequate provision for 
maintenance of the associated structures. 

The request has considered and, to the degree 
possible, addressed the adverse effects on the 
natural environment. 

The modifications to the existing site conditions 
will not adversely affect natural environment. The 
proposed development will provide landscaped 
and permeable areas that currently do not exist 
on the site. 

The request will not create undue traffic congestion. The proposed development is a low intensity use 
that will not create a high parking demand or 
undue traffic congestion. 

The request will not adversely affect public health, 
safety, and welfare. 

The public health, safety, morals and general 
welfare in general will not be unduly burdened by 
the development. 

The request conforms to all applicable provisions of 
this code, except where relief is granted with the 
request. 

The request conforms to all applicable provisions 
of this code, except where relief is granted with 
the request.  All of the requested relief is related 
to design elements of the proposal.  The 
Appearance Commission has reviewed each 
element and approved the aesthetics of the 
modifications/items of relief.  The design changes 
will not adversely affect the area or the future use 
of the building. 

 

Additional Considerations for Planned Developments Finding 

The proposed use of the particular site, including 
any exceptions to use, shall be shown as necessary 
or desirable to provide a service, amenity, or facility 
that will contribute to the general well-being of the 
surrounding area. 

The subject site has been vacant since 2010.  The 
proposed development and use at the subject site 
will contain an auto parts store that will provide a 
service to area residents and businesses that will 
contribute to the general welfare of the 
surrounding area. 
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Under the circumstances of the particular case, the 
proposed use will not be detrimental to the health, 
safety, or general welfare of persons residing within 
or in the vicinity of the PD. 

The development will not be detrimental to the 
public health, safety, or general welfare of 
persons residing within the vicinity of the 
development. 
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STAFF REPORT  2015-27P: Site Plan Approval 
Community Development Department Council Chambers, 7:30 PM, September 17, 2015 
 
To: Paul Luke, Plan Commission Chairperson 

From: Peter Peyer, AICP, Community Development Director 

Case: 2015-27P: Site Plan Approval 
 
 Related Case – 2015-26P: Subdivision 
  

General Information 

Location 4874-4914 Dempster Street 

Purpose To obtain site plan approval for a one-story motor vehicle parts 
store in a B3 Business district and relief from the Village Code to 
provide 0% rather than 50% of the façade of the building 
abutting the public sidewalk, to provide 0% rather than 60% of 
the of the building frontage to be of transparent glass, to have a 
wall sign not facing a street, to provide no sidewalk adjacent to a 
building along a driveway, and any other relief from the Zoning 
or Signs chapters that might be discovered during the review of 
this case. 
 

Petitioner Village of Skokie on behalf of ORY Skokie, L.L.C. 

Size of Site 27,203 ft2 (.62 acres) with 226.50’ of frontage on Dempster 
Street   

Existing Zoning & 
Land Use 

B3 Business – vacant lot with improved parking 

Adjacent Zoning & 
Land Use 

North R4 Multifamily Housing – multifamily residences 

South B3 Business – Strip commercial, restaurant and deli 

East B3 Business – two story commercial/office building 

West B3 Business – strip commercial  

Comprehensive Plan The site is designated as pedestrian oriented mix 
 
SITE INFORMATION 

 The Village purchased the subject property in December 2009.  At that time the 
property was developed with a dilapidated strip commercial center that was 
demolished with only the parking remaining. 



VOSDOCS-#480631-v2-Staff_Report_for_2015-27P_Site_Plan_Approval_for_4874-4914_Dempster_Street.docx  

2 of 8 

 The subject property and the property to the east at 4864-4872 Dempster Street 
were once in common ownership.  As a result, there are several cross easements for 
access and parking that affect the subject site. 

 At the September 8, 2015 Village Board meeting a real estate sale contract was 
approved to sell the subject property to ORY Skokie, L.L.C.  This agreement is 
subject to approval of the project through the full public hearing process.   

 

PETITIONER’S SUBMITTAL 

The Village of Skokie, on behalf of ORY Skokie, L.L.C., is requesting site plan approval 
for a 1 lot planned development that will allow the construction of a one-story motor 
vehicle parts store in a B3 Business district.  O’Reilly Auto Parts is a national chain with 
its first proposed store in Skokie.  Although the vehicle parts store is a permitted use in 
the district, the site plan approval is requested to allow necessary relief from the 
building design standards in the B3 district.  Requested relief from the Village Code is 
requested to provide 0% rather than 50% of the façade of the building abutting the 
public sidewalk, to provide 0% rather than 60% of the of the building frontage to be of 
transparent glass, to have a wall sign not facing a street, to provide no sidewalk 
adjacent to a building along a driveway, and any other relief from the Zoning or Signs 
chapters that might be discovered during the review of this case. 
The Petitioner is proposing to locate the building on the east side of the site to 
maximize its visibility and the access/parking area. Due to the vehicle access easement 
with the property to the east, the proposed building has been located 23 feet north of 
the south property line to provide for the required 6-foot landscape strip, a 14-foot wide 
one way access drive (westbound), and a 3-foot wide sidewalk along the building. The 
site will have two vehicle access drives on Dempster Street and one at the alley to/from 
the parking lot.  The east access drive on Dempster Street will be located on the 
adjacent property to the east and will also serve that property. Advertised relief will be 
required for the building being set back from the street frontage; however, it will not be 
required for the sidewalk adjacent to the building as sidewalks will be provided on the 
south and west sides of the building where pedestrians require access. 

The Petitioner is also requesting relief from the requirement that 60% of the building 
along the Dempster Street frontage be of transparent glass. The Petitioner indicated 
that the proposed building will have product storage and a restroom along the entire 
south wall of the building.  To meet the intent of the ordinance, the Petitioner is 
proposing to face the wall with glass with an opaque film in an effort to look like 
windows. 

The Petitioner will also require relief to have sign letters with a maximum height of 5’-3” 
rather than the 36” allowed by the Sign Code.  This necessary relief was discovered 
during the plan review process. 

 

STAFF ANALYSIS 
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Staff Comment and Review sheets were sent by the Planning Division to all pertinent 
departments.  Staff comments on the submitted plans were received from the 
Engineering Division and Fire Department.  All other departments returned the sheets 
with no comments.   

Engineering Division 

The Engineering Division reviewed the case and is generally supportive of the site plan 
as submitted.  The proposed development is required to have twenty two spaces (22) 
and thirty (30) spaces are shown.  There are two (2) handicapped parking spaces and 
one (1) bike rack that meet Village requirements. The driveways on Dempster Street 
will require IDOT permits.  A revised site plan will be required showing the location of 
parking stall and aisle widths and parking lot lighting.  The entire site must meet 
Metropolitan Water Reclamation District (MWRD) requirements. 

 

Fire Department 

The Fire Department will require that the entire building be sprinklered as part of its 
building permit review. 

 

Planning Division 

The Planning Division is also generally supportive of the Petitioner’s request.  The site 
has been vacant since 2010 and it has been difficult to find a developer willing to 
purchase the site with the easement restrictions with the neighboring property.  As was 
previously stated, the auto parts store is a permitted use in the district and the 
proposed plan will meet the critical parking and access requirements of a building along 
Dempster Street. The proposed setback of the building from Dempster Street 
accommodates the access easement while bringing the building as close to the street as 
possible without parking blocking the visibility of the building.  The design of the 
building, which is of a brick-like material, with windows on the west side and glass with 
opaque film on the south side adds storefront glass to the building, and was approved 
with relief from the Zoning Chapter design criteria by the Appearance Commission. Staff 
concurs with the Commission and recommends that the requested relief be granted. 

The B3 Business zoning allows the construction of a 40-foot tall mixed-use building with 
a floor area ratio (FAR) of 3.0 by right, with a maximum allowable of 5.0.  The subject 
building height is 25 feet and will have an FAR of 0.26.  Although staff would have 
preferred to see a denser mixed-use development on the site that is encouraged by the 
district zoning, the site constraints have made this type of development uneconomical 
and undesirable to developers.  The proposed development will bring a national retailer 
to the street in a development that will not create parking or traffic problems.  The 
much lower intensity of the proposed auto parts store use will also be compatible with 
the residential neighborhood to the north and the use of the public alley for access 
purposes.  
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The site plan is well developed and overall meets most Zoning Chapter requirements 
providing good pedestrian and vehicle access and off-street parking beyond what is 
required by ordinance.  Staff does recommend that the north, east and west sides of 
the parking lot, except for the driveway to the alley, be screened from neighboring 
property by a 6-foot solid wood fence to meet screening requirements. The fence 
should connect to the buildings on the west and east sides of the lot.   

 

APPEARANCE COMMISSION 

The Appearance Commission approved the building elevations, landscaping and signage 
of the proposed development at its September 9, 2015, meeting, subject to conditions.  
The Commission also approved the relief for the aesthetic appearance of the building, 
the building setback from Dempster Street, the 0% transparent glass along the 
Dempster Street frontage, and to allow oversized letters in the wall signs facing the 
parking lot and Dempster Street.   

The landscape plan may be updated to exchange plant selections that are salt-tolerant 
and/or perennials to accommodate snow and ice removal activities, a 6’ fence along the 
alley, and changes to accommodate sight distance triangle requirements.  
Note: The subject site is less than 1 acre in size, so a wall sign may face the parking lot, 
as there is a business entrance and display window provided. 

 

STAFF RECOMMENDATIONS 

Staff recommends that the petitioner’s request for site plan approval for a planned 
development at 4874-4914 Dempster Street be APPROVED subject to the attached 
Positive Findings of Fact and Recommended Site Plan Approval Conditions listed below. 

In addition, Staff recommends to: 

1. Grant relief from §118-144(2)c. to allow 0% rather than 50% of the façade of 
the building abutting the public sidewalk. 

2. Grant relief from §118-144(2)d. to allow 0% rather than 60% of the building 
frontage to be of transparent glass. 

3. Grant relief from §82-27(c)(3). to allow wall sign letters 5’-3” in height rather 
than the required 36”. 

 

RECOMMENDED SITE PLAN APPROVAL CONDITIONS 

1. Prior to the hearing of this case before the Board of Trustees, the petitioner must 
submit to the Planning Division revised and dated site and landscape plans showing: 

a) The width of parking spaces and driveways. 
b) A pedestrian connection to the sidewalk on Dempster Street that is located 

west of the stop sign and stop bar of the drive south of the building. 
c) Stop signs and stop bars for the driveways. 
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d) A Do Not Enter sign for the eastbound traffic for the drive aisle on the south 
side of the building. 

e) Dimensions of accessible spaces and R7-8 and R7-I101 signs in front of each 
accessible space (Accessible spaces must be a minimum of 16’ wide with an 
access aisle with a minimum width of 8’ wide. 

f) The location of parking lot lighting. 
g) A 6’ high fence along the north, east, and west sides of the parking lot, 

except for the driveway to the alley.  For a distance of 10’ to either side of 
the driveway, the maximum fence height will be 30” to provide visibility.  The 
fence should connect to the buildings on the west and east sides of the lot.    

h) The ground sign location entirely within the subject site and outside the sight 
distance triangle. 

i) The landscape plan and plant list to be adjusted as needed to ensure that 
salt-tolerant perennials are provided to accommodate snow and ice removal 
operations, accommodate a 6’ screening fence, and comply with sight 
distance triangle requirements. 

2. The petitioner shall develop the Subject Property in substantial conformance with 
the final Village approved site plan dated <insert date of final approved plan>, floor 
plan dated <insert date of final approved plan>, landscape plan<insert date of final 
approved plan>, and elevations dated<insert date of final approved plan>. (Standard) 

3. A minimum of 22 off-street parking spaces and 1 handicapped accessible space shall 
be provided. 

4. A minimum of 1 bicycle rack shall be provided and be designed in compliance with 
Village requirements. 

5. Parking lot lighting shall be provided that meets Illuminating Engineering Society of 
North America standards, and be full cut-off design. Photometrics must be provided 
when plans are submitted for construction. 

6. Fully developed engineering site plans shall be submitted for permits that include 
geometrics, grading, stormwater detention, drainage, erosion control and other 
engineering design elements. 

7. Provide WMP approval from the MWRD sewer district for the proposed development. 

8. Fire protection for the building shall be provided as required by the Skokie Fire 
Prevention Bureau. 

9. All existing damaged public sidewalks or public sidewalks damaged due to the 
implementation of this plan shall be replaced. (Standard) 

10. All private and public sidewalks shall be maintained free of snow, ice, sleet, or other 
objects that may impede travel. (Standard) 

11. Vehicles shall not be allowed to be parked in or otherwise block the alley.  

12. All new construction, alterations, and remodeling shall meet current International 
Building and NFPA Life Safety Codes as amended. (Standard) 
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