STAFF REPORT

2022-10P: Site Plan Approval

Community Development Department

Council Chambers, 7:30 PM, March 17, 2022

To:

Paul Luke, Chairman, Skokie Plan Commission

From:

Matt Brandmeyer, AICP, Community Development Director

Re:

2022-10P: Site Plan Approval
5150 Touhy Avenue
Related Cases – 2022-8P: Zoning Map Amendment
2022-09P: Alley Vacation
2022-11P: Special Use Permit – Drive-Through
2022-12P: Special Use Permit – Outdoor Dining

General Information

Location

5150 Touhy Avenue

Purpose

To request a special use permit for a 3,973 square foot limited-service
restaurant with a drive-through at 5150 Touhy Avenue in a B2
Commercial zoning district with relief for parking and signs.

Petitioner

Skokie Property, LLC – Dunkin’/Baskin

Size of Site

28,000+/- ft² with frontage on Touhy & Laramie Avenues

Existing Zoning &
Land Use

B2 Commercial – existing Dunkin’/Baskin, single family homes, & part
of a public alley

Adjacent Zoning &
Land Use

North

R2 Single Family – single family homes

South

R2 Single Family – single family homes

East

R2 Single Family – Congregation Kol Emeth

West

B2 Commercial – multi-tenant center – Skecher’s, Pep Boys

Comprehensive Plan

The site is designated as retail/service employment & single family
residential.

SITE INFORMATION
•

The proposal includes the assemblage of 3 residential properties, the existing
Dunkin’/Baskin store, and vacating a portion of the public alley.

•

The site is accessible from Touhy through an existing curb-cut and from Laramie on the
west side of the property.

PROPOSAL SUMMARY
The petitioner is requesting site plan approval for a 3,973 square foot limited-service restaurant
with a drive-through and outdoor dining at 5150 Touhy Avenue in the B2 Commercial zoning
district, 3 properties on Jarlath Avenue in the R2 Residential zoning district (with rezoning
pending), and a portion of the public alley.
PETITIONER’S SUBMITTAL
Please find attached the petitioner’s statement describing the proposal.
STAFF REVIEW
All pertinent departments and divisions were offered an opportunity to comment on this case.
The following is a summary of principal aspects of the proposed development:

Comprehensive Plan
The Comprehensive Plan identifies this area as Retail/Service Employment and Single Family
Residential. Although the proposed use is not consistent with the single-family land use
designation in the Comprehensive Plan, it is consistent with changes to commercial
developments along Touhy Avenue.

Land Use
The proposed land use is a limited service restaurant, which is a permitted use in the B2
Commercial zoning district. A rezoning and the special use permits for the drive-through and
outdoor dining are required to achieve the proposed improvements on the site plan.

Zoning Requirements
The proposed building and improvements adhere to minimum B2 Commercial zoning district
requirements. Bulk requirements include the following:
The proposed building height is 25 ft. 3 in. The maximum building height for buildings
in the B2 district is 30 ft.
The minimum side yard setback is 6 ft, which are met. There are no other setback
requirements applicable to this request.

Building & Site Elements
The proposed building is a single-story 3,973 square foot building with 29 parking spaces. The
building will be built on the site of the existing Dunkin’/Baskin store, the 3 residential properties
on Jarlath, and a portion of the public alley. Restricted entrance-only access on Touhy through
an existing curb cut and full access is provided on Laramie.

Building Design
The Appearance Commission approved the building design at its March 9th meeting with relief
provided for signage but with the condition that the total number of signs is reduced.

Parking, Access, & Circulation
The parking required for the restaurant is 10 spaces for every 1,000 sf of floor area. The total
number of spaces required is 34 spaces. The applicant is providing 23 spaces on-site and is

expanding Laramie to add another 6 spaces for a total of 29 spaces. The applicant is
requesting relief from the parking requirements. Please find the attached traffic study from
Kimley-Horn, which discusses parking demand. The traffic engineer suggests more customers
will go through the double drive-through lanes than will park and enter the building, which has
increased since the COVID pandemic. It’s also noted that 75% of the floor space is dedicated
to back of the house operations and only 18 seats are provided in the dining room.
In its review, staff also considered parking requirements for restaurants from other
municipalities that require spaces based on the number of seats and the number of employees
on the busiest shift. If 1 space is provided for every 2 seats and 1 space is provided for each of
the 8 employees at the busiest shift, 17 spaces would be required.
It’s also worth noting the circulation on the site, which was discussed at length with the
petitioner. The Touhy curb cut will be restricted to an entrance-only. Customer traffic within
the site can enter either Laramie and Touhy go to the double-lane drive-through, go around the
building, and exit onto Laramie. Customers not using the drive-through can enter from Touhy
and park alongside the building or enter from Laramie and park in the back.

Complete Streets
The following table provides information regarding walkability and transit opportunities:

•

A public sidewalk is available along Touhy Avenue. ADA ramps with contrasting color tactile
warning indicators are located at the nearest intersections to the subject site. Similar to
new development on the north side of Touhy near McCormick, the sidewalk will be widened
to 8 feet to be used as a multiuse path to be shared by pedestrians and bicyclists.

•

Niles Center is designated as a bike route. The applicant is provided bicycle parking on-site.

•

The subject site is served by Pace Bus Routes 290 and 226, which in front of the subject
site.

•

Subject site is within walking distance of services, shopping, and residential neighborhoods.

•

Emergency and business delivery access is available through Touhy and Laramie Avenues.

Stormwater Management
The applicant will be required to store surface runoff onsite as part of the Village’s and the
Metropolitan Water Reclamation District (MWRD) requirements for the site permit.

Water Conservation
The building is required to adhere to the Illinois Plumbing code. This includes the incorporation
of lower flow fixtures – faucets and toilets. This item will be reviewed at the time of permit.

Electrical Conservation
The building is required to adhere to the Energy Conservation Code. This includes meeting
minimum standards for R-values for windows and insulation. The code requires a minimum
requirement for materials and wall thickness (in relation to insulation) that meets energy
efficiency standards. In addition, the HVAC systems are required to meet minimum efficiency

standards, and systems are required to be affixed with UL tags. The applicant will be required
to submit a “com check” at the time of permit application to show adherence to the energy
conservation code.

Tree Preservation & Landscaping
The applicant is proposing to remove 9 trees, relocate 1 tree, and install 11 trees along
frontage on Laramie and within landscaped islands. The landscape plan also features planting
areas along the front of the building and within the parking lot.
STAFF RECOMMENDATIONS
Staff recommends that the petitioner’s request for site plan approval be APPROVED based
upon the Proposed Findings of Fact and subject to the recommended site plan approval
conditions listed below.
Staff recommends providing relief for the following items:
1. A reduction in required parking spaces from 34 to 29, which includes 23 on-site and
6 along Laramie.
2. An increase in signage as per the elevations but with restrictions added by the
Appearance Commission.
RECOMMENDED SITE PLAN APPROVAL CONDITIONS
1. The petitioner shall develop the Subject Property in substantial conformance with the
final Village approved site and landscaping plan dated <insert date of final approved
plan>, floor plans dated <insert date of final approved plan>, and building elevations
dated <insert date of final approved plan>. (Standard)
2. Prior to the issuance of building permits, the petitioner shall submit a temporary
pedestrian and bicycle circulation plan, including routing, signage, and barriers, to be in
place prior to the commencement of construction, subject to the approval of the
Engineering Division. (Standard)
3. No restriction of use may be placed on the commercial space that is more restrictive
than is allowed in the Skokie Village Code. (Standard)
4. Prior to the issuance of building permits, the petitioner shall submit for approval a
lighting photometrics plan, fully developed civil engineering plans that comply with the
county WMO requirements and Village’s stormwater control provisions, and
redevelopment engineering plans to address all aspects of private and public utility
services. Any reconfigurations within state ROW will require an IDOT highway/utility
permit. (Standard)
5. All existing damaged public sidewalks or public sidewalks damaged due to the
implementation of this plan shall be replaced. (Standard)
6. The applicant shall increase the width of the public sidewalk along Touhy to meet the 8foot wide multiuse path specifications or contribute to the sidewalk fund to cover the
cost of sidewalk improvements, as directed by the Engineering Division.
7. No objects are allowed within a 15’ sight distance triangle between 30” and 84” from
grade except traffic control devices listed in the Manual on Uniform Traffic Control
Devices. (Standard)
8. Prior to the issuance of building permits, the petitioner shall submit a temporary
pedestrian and bicycle circulation plan, including routing, signage, and barriers, to be in
place prior to the commencement of construction, subject to the approval of the
Engineering Division. (Standard)

9. All fencing, walls, sidewalks, driveways, curbs, wheel stops, parking areas, signage,
landscaping, structures, and any other facilities or infrastructure on the Subject Property
shall be maintained in a good state of repair, and when needed, be repaired or replaced
in a timely manner. (Standard)
10. All private and public sidewalks shall be maintained free of snow, ice, sleet, or other
objects that may impede travel. (Standard)
11. All off-street parking spaces shall be legibly striped and maintained. (Standard)
12. Any plan to modify parking lot striping must be approved by the Director of Engineering.
(Standard)
13. 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. (Standard)
14. All utilities on the Subject Property shall be placed or relocated underground. The
petitioner shall bear the full cost of any utility relocation and/or conflicts. (Standard)
15. All new construction, alterations, and remodeling shall meet current International
Building and NFPA Life Safety Codes as amended. (Standard)
16. The petitioner shall obtain all required permits and approvals for improvements to
County, State, or Federal rights-of-way from the governing jurisdiction. (Standard)
17. The Subject Property must conform to the Village's storm water control requirements as
contained in the Skokie Village Code, including the disconnection of any downspouts.
(Standard)
18. All signage shall conform to the Skokie Village Code<, except as provided in this
ordinance>. 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. (Standard)
19. All modifications to building elevations, signage, and landscaping shall be subject to the
review and approval of the Skokie Appearance Commission. (Standard)
20. 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)
21. 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 this site plan approval. (Standard)
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. (Standard)
23. The petitioner shall comply with all Federal and State statutes, laws, rules and
regulations and all Village codes, ordinances, rules, and regulations. (Standard)
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. 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)
ATTATCHMENTS
1. Proposed Findings of Fact
2. Petitioner’s Statement
3. Site Plan, Landscape Plan, Floor Plans, Building Elevations, and Sign Plan

PROPOSED FINDINGS OF FACT

2022-10P: Site Plan Approval

Community Development Department

Council Chambers, 7:30 PM, March 17, 2022

Consideration

Finding

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

The proposal will not adversely impact adjacent
properties.

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 development will not have any adverse effect
on public utilities. Electrical, gas, sewer and water
utilities are all adequate to serve the development
without adversely impacting neighboring property.
Adequate public facilities exist or will exist to
serve the subject site.

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

The request will have 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.

No adverse effects on the natural environment are
anticipated.

The request will not create undue traffic congestion.

The request will not create undue traffic
congestion.

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

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

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

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

Proposed Dunkin’ & Baskin Robbins Redevelopment
Skokie, Illinois

Panjwani Network Restaurants Inc. ~ 5150 W Touhy Ave. Skokie, IL
2/4/2022

Village of Skokie
5127 Oakton Street
Skokie, IL 60077
Re: Parking & Delivery Memo Dunkin® Baskin Robbins® Redevelopment at 5150 Touhy
Ave. Skokie, IL
Dear Respected Village of Skokie Staff Members,
Our family has been Dunkin® Franchisees since 1986, and we currently operate several locations
in Skokie and the NorthShore. We are the franchise owner operators of the Dunkin® Baskin
Robbins® at 5150 Touhy Ave. Skokie, IL. We are proposing a redevelopment at the Touhy
location in order to be able to add 2 new drive thru lanes to the site. This memo is intended to
address parking and deliveries in regards to the redevelopment.
Parking:
We are proposing a new state of the art 3,973 SF Dunkin® Baskin Robbins® building with a 71SF
Vestibule and a 528 SF Cooler/Freezer, resulting in a 3,374 Net SF building. According to Village
of Skokie parking guidelines, 34 parking spaces are required and 23 are proposed.
About 75% of the building is dedicated to service area and back of house area. The large service
area and back of house square footage allow us:
To have streamlined inside operations - with enough equipment, that is efficiently
positioned to quickly prepare beverages and meals.
The ability to bake most of our bakery onsite
The flex back of house space to keep current with Dunkin’s continued menu innovations
To improve delivery capacity
To establish a catering platform
While these initiatives require additional square footage for the restaurant, they do not increase
any onsite parking need.
Additionally, employee parking demand is somewhat reversely correlated with customer parking
demand.

Kimley-Horn
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Proposed Dunkin’ & Baskin Robbins Redevelopment
Skokie, Illinois

In the mornings, we expect that most of our customers will be Dunkin customers. Since the start
of the Pandemic, Dunkin customers generally use the drive thru. Several years ago, drive thru
represented 60-70% of sales. Currently, drive thru is at 80-90% of total sales. These drive thru
cars do not require any parking spaces. In fact, the store will be built with a third drive thru Window
allowing employees to deliver catering/large/complex orders directly to the customer without the
need for parking the customer.
During Dunkin peak times 7AM-10AM, we expect only 10% of our customers will come inside the
restaurant. A majority of our employees, will work during this peak time. We expect to have 8
employees between 7AM-9AM [Exhibit A]. Currently, about 50% of our staff are dropped off, use
ride share, or use public transportation. Thus, the maximum parking needed for employees during
peak time will be approximately 4 parking spaces. Therefore, at the time, when we will have the
most employee parking need, we expect the least customer parking spaces needed. Most
customers will be in the drive thru lanes.
In the evenings, we expect most of the customers will be Baskin Robbins customers. Baskin
Robbins is generally an Eat In restaurant. Families prefer to go out for ice cream and enjoy ice
cream inside the dining area. Since Baskin customers also visit tend to visit as a family vs
individually, a family of 4 will need only one parking space and one table.
Note, that Baskin has a much lower customer base compared to Dunkin and represents only
about 8-15% of our total store sales. Therefore, for the Baskin Peak, generally 6PM-9PM, we
expect to have 4 onsite employees, requiring 2 parking spaces.
Note, this site, will have at least one self-ordering Kiosk where customers have the option to place
the order directly through a Kiosk vs. with an employee.
Deliveries:
Attached is an anticipated delivery schedule [Exhibit 2]. We expect a semi-truck to be able to
enter the site through Touhy Ave if needed. The site is designed so that trash removal can occur
through adjacent public alleys to the East of the site.
Feel free to contact us if you have any questions. We are planning to commence and complete
construction in 2022. We appreciate your support.
Respectfully,

Reena Panjwani Khowaja
Panjwani Network Restaurants, Inc.
Director of Development
Mobile: 847-338-2750
Email: DunkinBaskinFun@gmail.com
Kimley-Horn
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Proposed Dunkin’ & Baskin Robbins Redevelopment
Skokie, Illinois

Exhibit A: Anticipated Staffing
The below chart identifies the peak labor hours required for the peak labor hour of the week. For
example, Fridays at 7AM is the busiest 7AM of the week. Therefore, Friday’s 7AM labor
requirement was used.

Time
12:00 AM
1:00 AM
2:00 AM
3:00 AM
4:00 AM
5:00 AM
6:00 AM
7:00 AM
8:00 AM
9:00 AM
10:00 AM
11:00 AM
12:00 PM
1:00 PM
2:00 PM
3:00 PM
4:00 PM
5:00 PM
6:00 PM
7:00 PM
8:00 PM
9:00 PM
10:00 PM
11:00 PM

Kimley-Horn

Peak Day Labor Hours
3
3
3
3
3
4
6
8
8
8
8
7
5
4
4
4
4
4
4
4
4
4
4
4

Page 13

Proposed Dunkin’ & Baskin Robbins Redevelopment
Skokie, Illinois

Exhibit B: Deliveries and Refuse Pick-Up

Truck
Services

Vendor
Name

Baked
Goods
/Doughnuts
Delivery
Trash
Removal
Dunkin dry
goods

Unified CML

Truck Size

Groot

Custom

National
DCP

Length:
to 32'
Height:
5”
Length:
to 32’
Height
5”

Baskin
Deans
Robbins
Ice Cream
Delivery
Ice Cream Panjwani
Cake
Network
Delivery

Kimley-Horn

Delivery
Time

Delivery Frequency

10PM2AM

Daily

2-4PM

6 times a week

16’ TBD

Once a week

12’
16’ TBD
12’

Length: 8’
Height: 5’

Flexible

Once a week during
Summer
Biweekly/ Once a
Month During Off
Season
Once a week during
Summer
Biweekly During Off
Season

Truck
Position on
Lot during
Delivery
Onsite
North or on
Laramie

How
long
are
deliveries?
10-15
Minutes

Not on site/ 2-5 Minutes
Thru Alley
Onsite
30-60
North or on minutes
Laramie
Onsite
20 minutes
North or on
Laramie

Onsite
15 Minutes
North
–
Truck
will
park
in
parking
space
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10 PARKING SPOTS PER 1000 SF OF NET
FLOOR AREA.
TOTAL NET FLOOR: 3443SF.
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PARKING NEEDED : 34 SPOTS
SITE : 23 SPOTS
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TOTAL: 29 SPOTS
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