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The project at 3959 N Lincoln and 3950 N Damen is a 
mixed-use development that includes ground level retail with 
multifamily residential that anchors a prominent 6 corners 
intersection in the North Center neighborhood.

- As a gateway to the North Center community, this project 
creates density on the site in a way that is responsive to 
neighborhood concerns about height and massing while 
creating a significant statement for the corner.

- Create a public space as relief along Damen Ave. and 
opportunity for public art.

- Create a development in scale with the surrounding 
neighborhood with an eye to the future.

- Create a mix of larger units to benefit school district.
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Site Context:
The subject site is at a prominent 
6 corners location within the North 
Center community

Bell Elementary School

Coonley Elementary School

Lake View HS
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RESIDENTIAL

Site Analysis
Context

5 min walk

to downtown

DAMEN AVE
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BUSINESS

to the lake
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Land Use

N

IRVING PARK ROAD

Land Use:
Commercial node at corner 
transitioning to residential
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SITE
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Nearby Buildings:
2-5 story buildings flank the project 
site. Context is composed of brick, 
stone, precast and a range of 
colors
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Nearby Buildings:
4-5 story buildings 60’ tall directly 
to the South
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120’

80’
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Nearby 6 corner study:
New 120’ tall tower approved at SE 
corner

Irving Park Rd Milwaukee Ave

Cicero Ave

PD 617 EXPANSION 80’ tall 

PD 1321 NEW 120’ tall residential 
development

6 CORNER STUDY
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1 AM 1980 7 Levels
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Nearby complex intersection study:
AM 1980 - CRG/LJC Project

W
estern Ave

Milwaukee Ave

Armitage Ave

6 CORNER STUDY



1

2 PD 1337
15 STORIES

1611 W DIVISION
13 LEVELS
PNC Drive-thru Bank

Nearby 6 corner study:

1

2

P. 9

DESIGN NARRATIVE

Division Ave

Milwakuee Ave

6 CORNER STUDY
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PD 1242
8 LEVELS
Target at Base

Nearby Complese Intersetion 
Study:

Belmont Ave

Clark Ave

6 CORNER STUDY
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PD 1389
12 LEVELS
CRG LJC CLAYCO PROJECT

PD 1366

Nearby Complex Intersection 
Study:

Wilson Ave

Broadway Ave

6 CORNER STUDY
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EXISTING SITE PLAN

Dam
en Ave

Lincoln Ave

Irvin Park Rd

DRIVE-THRU
ENTRY

DRIVE-THRU
EXIT

PARKING LOT

PARKING LOT

3959 N LINCOLN
RETAIL

74 CARS

23 CARS

0’ 60’ 120’
N

Existing:
3950 N Damen- Parking lot with 6 
lane drive-thru at South
3959 N Lincoln- 5/3rd Bank 
building and 22 car parking lot 
with alley access.

IRVING PARK RD
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MASSING 1 FAR 5.0 TARGET

FAR 5.0 TARGET

FAR 5.0 TARGET

FAR 4.0 TARGET FAR 5.0 TARGET

FAR 4.0 TARGET

MASSING 4

MASSING 2

MASSING 5

MASSING 3

MASSING 6
REJECTED BASED ON GROCER TENANT
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FURTHER STUDY 1-- Presented Early 2021

Targeting 5 FAR
14 Stories at Irving stepping to 5

-HEIGHT WAS REJECTED BY NCNA

FURTHER STUDY 2 - Presented Late 2021

Targeting 5 FAR
8 Stories across site
Corner Plaza

-HEIGHT WAS REJECTED BY NCNA

FURTHER STUDY 3 - Presented April 2022

Targeting 4 FAR
7 Stories at Irving stepping to 5 with setback 
on 5
MidBlock Plaza

-POSSIBILITY OF APPROVAL BY NCNA/ZAC



CURRENT CONCEPT

Concept:

-The massing steps from 7 Levels to 5 
Levels to align with commercial building 
to the West.

-Level 5 steps back for exterior terraces 
as well as to reduce perceived height of 
street wall.

-The massing angles in along Damen to 
create a public plaza for art and increase 
access to daylight

N
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RESIDENTIAL 

RETAIL

LOBBY

Damen Ave

Irving Park Rd

Lincoln Ave
3959 N 
Lincoln

PD 1535

3950 N 
Damen

+ 82’

+ 62’

+ 50’

+ 65’

+ 61’

+ 60’

Damen (2)
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A 93.5 -            
B 9 -             -             -             -             -             -             -            0.00% -             -             -             

AMENITY 8 12.5 400            1,300        -             1,700        0.00% -             -             1,700        

Apartments (15) 7 12.5 1,750        1,580        2,700        5,600        2,260        442            12,582      12,582      14,332      87.79% -             -             14,332      1                5                5                3                1                22 15

Apartments (15) 6 10.5 1,750        1,580        2,700        5,600        2,260        442            12,582      12,582      14,332      87.79% -             -             14,332      1                5                5                3                1                22 15

Apartments (37) 5 10.5 3,246        3,902        4,890        13,652      4,555        2,715        29,714      29,714      32,960      90.15% -             -             32,960      3                9                13              6                6                56 37

Apartments (40) 4 10.5 3,246        3,902        4,890        16,652      5,355        2,715        33,514      -             -             33,514      36,760      91.17% -             -             36,760      3                9                15              7                6                61 40

Apartments (40) 3 10.5 3,246        3,902        4,890        16,652      5,355        2,715        33,514      -             -             33,514      36,760      91.17% -             -             36,760      3                9                15              7                6                61 40

Apartments (40) 2 10.5 3,246        3,902        4,890        16,652      5,355        2,715        33,514      33,514      36,760      91.17% -             -             36,760      3                9                15              7                6                61 40

parking Retail Lobby Retail 1 16 3,200        2,100        -             -             -             -             3,000        3,500        11,800      0.00% -             28,400      40,200      80 -             -             -             -             0 0
Retail

BUILDING TOTALS 20,084      3,400        18,768      24,960      74,808      25,140      11,744      155,420    3,000        3,500        155,420    185,404   83.83% -             -             28,400      242,204    80              14              46              68              33              26              283            187            
avg: 1,341        543            1,100        762            452            

 
  

BUILDING SUMMARY
12574

SITE AREA 45,463           8            31625  831.123
TOTAL GROSS ENCLOSED AREA (SF) 185,404         33536
TOTAL GROSS RENTABLE AREA (SF) 161,920         22          

F.A.R.  (Gross Enclosed Area (less Basement)/ Site Area)* 4.08            
ALLOWABLE FAR 227,315         

TOTAL DWELLING UNITS 187                 Unit# Avg SF
TOTAL PARKING SPACES 80                   Bedroom-3  /  7.5 % 14       1,341  SF

Bedroom-2  /  36.4 % 68       1,100  SF  
SITE AREA 23,898           Bedroom-1  / 17.6 % 33       762     SF  
TOTAL GROSS ENCLOSED AREA (SF) 82,109           Converitble  /  24.6 % 46       543     SF
F.A.R.  (Gross Enclosed Area (less Basement)/ Site Area)* 3.44            Studio  / 13.9 % 26       452     SF
ALLOWABLE FAR 119,490         TOTAL 187 UNITS

831 AVG SF
TOTAL DWELLING UNITS 120                  
TOTAL PARKING SPACES 22                    

SITE AREA 69,361            
TOTAL GROSS ENCLOSED AREA (SF) 267,513         
F.A.R.  (Gross Enclosed Area (less Basement)/ Site Area)* 3.86            
ALLOWABLE FAR 346,805         

TOTAL DWELLING UNITS 307                 
TOTAL PARKING SPACES 102                  
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BUILDING METRICS  -  Irving and Damen
Project Summary
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3950 N Damen Ave

3,500 GSF Bank

1,700 GSF Retail

5,700 GSF Lobby/Fitness

78 CARS

UNITS:

73 - 2/3 BEDROOM

33 - 1 BEDROOM

70 - CONV/STUDIO

176 TOTAL

P. 16

CONCEPT MASSINGDESIGN NARRATIVE



OVERVIEW

N

N
AERIAL LOOKING NORTH WEST AERIAL LOOKING SOUTH EAST

Irving Park Rd

Damen Ave

RESIDENTIAL 
ENTRY

VEHICULAR 
ENTRY

RETAIL
ENTRY

BANK
ENTRY

BANK
ENTRY

Lincoln A
ve Irving Park Rd
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SITEPLAN
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5/3 BANK

PL
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ZA

RESIDENTIAL-
LOBBY

FITNESS/BIKE 
ROOM

RESIDENTIAL   
ACCESS

RETAIL
3,000 SF 
PLAZA

BUS STOP

BUS STOP

10’ SETBACK

LOADING

MEP

PARKING 
ACCESS

PARKING/
DRIVE-THRU 

ACCESS

LOADING

78 CARS

21 CARS

3959 N LINCOLN
RETAIL

Irving Park Rd

D
am

en Ave

Lincoln Ave

0’ 60’ 120’

Ground Floor

3950 N Damen Site

3959 N Lincoln Site

3,500 GSF Bank

1,700 GSF Retail

5,700 GSF Lobby/Fitness

5,000 GSF Retail

6,400 GSF Lobby/Fitness

6’ Setback on Irving

0’ Min and 10’ Max setback on 

Damen

78 cars total

21 cars total
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ALLEY ONLY ACCESS
This option forces traffic onto the neighborhood 
streets and complicates the approach from the East 
and South

This option relieves traffic from neighborhood 
streets.

ONE CURB CUT ON DAMEN

DESIGN NARRATIVETRAFFIC
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PL
A

ZA

3,000 SF 
PLAZA

0’ MIN 
SETBACK

10’ SETBACK

6’ SETBACK

10’ 
CANTILEVER

L2 TERRACE

ROOFTOP 
TERRACE

3959 N LINCOLN
RETAIL

Irving Park Rd

D
am

en Ave

Lincoln Ave

0’ 60’ 120’
N

Roofplan

6’ -12’ Setback on Irving

0’ Min and 15’ Max setback on 

Damen

OPEN SPACE

176 UNITS x 36 SF/UNIT

6,336 SF OPEN SPACE

3000 SF at Ground Level Plaza

1,500 SF at Rooftop Terrace

1,836 SF at Level 2 Terrace

50% GREEN ROOF

ROOFPLAN
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DECEMBER 9am noon 3pm

9am noon 3pm

9am noon 3pm

JUNE

MAR/SEPT

SOLAR

Early morning sun can be 

blocked for the back yard.  A 

bulk of the day in all seasons 

the residential homes to 

the West are not negatively 

impacted
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North Center Neighborhood Association
2/16/2022 LETTER

Bell Elementary School

Discussion:
-Siteplan: concerns with not enough parking
-Limit access from alley
-Concerns with Drive-Thru traffic
-Concers with height over 7 stories
-Appreciate the green space/plaza
-Desire to see public art
-Desire for Damen access for parking

Next Steps:
-Traffic study
-Revisit drive-thru with DPD
-ZAC to weigh in on density/height

Discussion:
-Support for larger units to potentially increase 
attendance.



PEDESTRIAN EXPERIENCE

DAMEN AVE LOOKING AT PLAZA

PRIVATE 
TERRACES

PUBLIC 
PLAZA
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CORNER OF DAMEN AVE AND IRVING PARK AVE

PEDESTRIAN EXPERIENCE

ROOFTOP 
TERRACE

RECESSED 
BALCONY

RECESSED 
RESIDENTIAL ENTRY

PRIVATE 
TERRACE

COVERED RETAIL 
ENTRY
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