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Community Area Snap Shot
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COMMUNITY AREA INFO:
• Near North Side Neighborhood Population 105,481
• Number of Households 66,685
• Average Household Size 1.6
• 42.4% ages of 20-34
• Median Estimated Income $114,790
• 13% Affordable Housing

www.cmap.illinois.gov/data/community-snapshots



Planning Context

NORTH BRANCH FRAMEWORK PLAN
• Published May 2017

• By the Department of Planning & Development

PLAN GOALS
• Maintain the North Branch Industrial Corridor as an important 

economic engine and vital job center within the City of Chicago.

• Provide better access for all transportation modes.

• Build upon the North Branch Industrial Corridor’s unique natural 

and built environment.



NORTH BRANCH FRAMEWORK PLAN



NORTH BRANCH FRAMEWORK PLAN

2017 North Branch Framework Plan

North Sub-Area within Overlay

• Change PMD-zoned areas to Manufacturing 
(M3-3)

• Permit existing uses – allowed under 
Manufacturing Zoning

• Maximum base Floor Area Ratio (FAR) of 3.0 
with bonus available in B and C districts up 
to 6.5 total



NORTH BRANCH FRAMEWORK PLAN



7SITE CONTEXT PLAN



8LAND USE CONTEXT PLAN
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Project Timeline + Community Outreach
• 06/03/21 DPD Intake Meeting
• 09/22/23 Meeting With North Branch Works
• 10/16/23 Community Meeting Hosted by Ranch Triangle Association and Ald. Waguespack
• 02/07/24       Design Update Based on Community Feedback
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10/16/23 Community Presentation Current Design Update:
• South Building Height Reduced by 20’ from 215’ to 195’
• North Building Height Reduced by 50’ from 325’ to 275’
• Reduced the number of parking spaces by approximately 

25% from 360 to 275
• Reduced the amount of retail area from 17,600 sf to 9,600 sf
• North Building Lengthened
• End Walls Flat – Wave Removed
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15AERIAL VIEW LOOKING WEST



16AERIAL VIEW LOOKING NORTH



17AERIAL VIEW LOOKING WEST



18AERIAL VIEW LOOKING NORTH



19STREET VIEW LOOKING SOUTH



20STREET VIEW LOOKING EAST



21STREET VIEW LOOKING NORTH



22STREET VIEW LOOKING NORTH



23SITE + GROUND FLOOR PLAN



24LEVELS 2-3



25LEVEL 4



26TYPICAL RESIDENTIAL FLOORS



27UPPER AMENITY LEVELS



28KINGSBURY STREET ELEVATION

EXISTING BUILDING ON ADJACENT SITE



29MARCEY STREET ELEVATION



30CLIFTON AVENUE & WISCONSON STREET ELEVATION



31FAÇADE SECTIONS



32TRANSPORTATION, TRAFFIC, PARKING AND URBAN DESIGN

17-8-0904-A:
• THE PROJECT PROMOTES SAFE AND EFFICIENT PEDESTRIAN, 

BICYCLIST & PROVIDING PEDESTRIAN PATHS THROUGHOUT THE SITE 
• ADEQUATE BICYCLE AND VEHICLE PARKING IS PROVIDED ON-SITE

WHILE ALSO RESPECTING THE T.O.D. NATURE OF THE SITE 
• EXISTING TRAFFIC PATTERNS ARE RESPECTEDAND NEW TRAFFIC WILL 

BE MITIGATED BY CREATING AN INTERNAL DRIVE WITHIN THE SITE TO 
HANDLE DROP OFFS AND PICK UPS

17-8-0904-D:
• 40% OF THE PROJECTS PARKING IS LOCATED BELOW GRADE TO 

PROVIDE ACTIVE FACADES ABOVE GRADE

17-8-0905-A:
• PROJECT CREATES SAFE AND ATTRACTIVE PEDESTRIAN ROUTES 

THROUGH AND AROUND SITE
• THE STREET LEVEL IS LINED WITH ACTIVE USES INCLUDING RETAIL, 

LOBBIES, AND AMENITY SPACES
• BUILDING ENTRANCES ARE HIGHLIGHTED THROUGH LARGE SCALE 

ARCHITECTURAL EXPRESSIONS ON THE FACADE

17-8-0905-B:
• THE BUILDING FEATURES ARE  HIGHLYARTICULATEDAND DESIGNEDATA

PEDESTRIAN  SCALE
• ACTIVE USES LINE STREET FRONTAGES AND PROVIDE AN INVITING AND 

COMFORTABLE PEDESTRIAN REALM



33URBAN DESIGN, OPEN SPACE & LANDSCAPING

17-8-0906-A:
• STREETSCAPE FEATURES OF THE SURROUNDING AREA ARE  

INCORPORATED AT THE LOWER LEVELS OF THE BUILDING
• THE BUILDING IS MASSED AND LOCATED TO RESPECT EXISTING

CONTEXT

17-8-0907-B-1:
• THE BUILDINGS BASE IS DESIGNED AT A SCALE THAT REPRESENTS THE 

SURROUNDING CONTEXT
• THE BUILDING IS SETBACK FROM THE STREET TO REDUCE THE APPARENT 

MASS
• ADDITIONALLY, THE MATERIALS ANTICIPATED FOR THE BASE OF THE 

BUILDING ARE SIMILAR IN MATERIAL AND TEXTURE TO THE SURROUNDING 
CONTEXT

17-8-0907-C:
• THE BUILDING HAS A CLEARLY DEFINED VERTICAL EXPRESSION
• THE BUILDING HAS AN UPPER-STORY SETBACK TO REDUCE THE 

APPARENT MASS OF THE BUILDING

17-8-0907-B-3:
• ALL FACADES ARE  ARTICULATED WITH HIGH QUALITY MATERIALS AND  

ARCHITECTURAL DETAILING

17-8-0909-A:
• THE PROJECT PROVIDES A LARGE INVITING, USABLE AND ACCESSIBLE 

OPEN SPACE FOR NEIGHBORING RESIDENTS AND VISITORS
• THE PROJECT WILL PROVIDE THE SITE WITH SUBSTANTIAL LANDSCAPING 

OF THE OPEN AREA AND CONTIGUOUS PUBLIC WAYS THROUGH AND 
AROUND THE SITE



34TRAFFIC STUDY

TRAFFIC STUDY FINDINGS AND RECOMMENDATIONS:
• Given the location of the site within an urban area and its proximity to alternative modes of transportation, the number of trips 

estimated to be generated by the development will be reduced.

• Access to the development will be provided via two full movement access drives off Kingsbury Street and one full movement 
access drive off Marcey Street. Each of the access drives will adequately accommodate traffic generated by the proposed 
development and outbound movements should be under stop sign control.

• Overall, the area street network generally has sufficient reserve capacity to accommodate the traffic anticipated to be generated 
by the proposed development.

• To further minimize the impact of the development, foster alternative modes of transportation other than the automobile, and to 
enhance pedestrian/bicycle safety the following should be considered:

• The crosswalks at the intersection of Clybourn Avenue and Clifton Avenue should be refreshed and the exiting curb ramps 
should be improved to meet current ADA standards, as needed.

• High visibility crosswalks should be provided at the intersections of Marcey Street with Clifton Avenue and Wisconsin 
Street and at the intersection of Kingsbury Street with Wisconsin Street.

• The curb ramps at the intersections of Marcey Street with Clifton Avenue and Wisconsin Street should be improved to 
meet current ADA standards.

• The sidewalks along the site frontage should be widened and landscaping should also be provided.

• Adequate bike racks should be provided within proximity of the proposed commercial spaces.

• Consideration should be given to providing electric vehicle charging stations within the parking garage.

• In coordination with other planned developments within the study area and with the Divvy Bike Share Program, 
consideration should be given to providing additional docks to the existing area bike-share stations or to provide new 
stations in the area.

• Due to its proximity to the Armitage CTA Brown and Purple Line station and the North/Clybourn CTA Red Line station, 
consideration should be given to providing a CTA transit information kiosk within the residential lobby in order to further 
encourage public transit use.



35SUSTAINABLE DEVELOPMENT POLICY

• Proposed development will meet or exceed the Chicago Sustainable Development Policy

• A variety of strategies are targeted and at least 100 points will be obtained from these strategies.

• The project will comply with the City Stormwater Management Ordinance.

https://www.soilsolutions.com/wp-
content/uploads/2019/11/sustainability-report-singapore-
1280x720.jpg

https://www.soilsolutions.com/wp-content/uploads/2019/11/sustainability-report-singapore-1280x720.jpg
https://www.soilsolutions.com/wp-content/uploads/2019/11/sustainability-report-singapore-1280x720.jpg
https://www.soilsolutions.com/wp-content/uploads/2019/11/sustainability-report-singapore-1280x720.jpg


36AFFORDABLE REQUIREMENTS ORDINANCE

• 123 Affordable Units (20% of 615 Total Units) – ARO obligation 
• Applicant is proposing to provide 124 affordable units on-site 
• Units will be affordable to households at a weighted average of 60% of the Area Median Income

• 48 Units at or below 50% AMI
• 24 Units at or below 40% AMI



37AFFORDABLE REQUIREMENTS ORDINANCEAFFORDABLE REQUIREMENTS ORDINANCE (continued)

• If the Low Affordability Community (LAC) Ordinance is not approved, the Applicant 
would satisfy its ARO obligation by providing 15% of units on-site and paying in-
lieu for 5% of its required affordable units.
• 93 of its required 123 Affordable Units to be provided in the rental project; and 
• Payment in lieu of the establishment of 30 affordable units in the amount of $155,344 

per unit for a total payment of $4,660,320.
• Units will be affordable to households at a weighted average of 60% of the Area 

Median Income
• 31 Units at or below 50% AMI
• 5 Units at or below 40% AMI



38ECONOMIC AND COMMUNITY BENEFITS

• $3,635,431.22 North Branch Corridor Bonus Fee payment to enable additional infrastructure improvements

• $1,150,973.25 North Branch Industrial Conversion Fee payment

• 26% MBE, 6% WBE participation goal

• Provides an estimated 3,200 + construction jobs and 60+ permanent jobs.

• Replaces a vacant and obsolete structure with a new, active use including ground-level commercial space

• Devotes 40% of the site to publicly accessible open space that includes access through the site, green space, plaza area, integrated seating and new lighting 

• Improves surrounding streetscapes, including street trees, planters, and new sidewalks with increased widths

• Provides added safety to area crosswalks

• Over 40% of parking is below grade

• Existing powerlines along site will be relocated or removed where applicable

• Increases safety and vibrancy of this portion of the North Branch Industrial Corridor
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DPD Recommendations

DPD has concluded that this proposal is appropriate for this site and supports this development 
for the following reasons:

• Promotes economically beneficial development patterns that are compatible with the 
character of existing neighborhood (17-8-0103) and consistent with the development trends 
of the industrial corridor;

• Consistent with the density, design, and use types encouraged by plans adopted by the Plan 
Commission or City Council, such as the North Branch Framework Plan (17-8-0903);

• Ensures a level of amenities appropriate to the nature and scale of the project (17-8-0104), 
by improving previously industrial land with publicly-accessible open space and various 
private amenity terraces. 
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