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Project Summary
Applicant requests a rezoning of the property from an RT-4 to an RM-6 then to a Residential Planned Development and also
Approval under the Lake Michigan and Chicago Lakefront Protection Ordinance (“Lakefront Protection Ordinance”)

The proposal contains two sub-areas:

Sub-Area A is improved with a four-story Landmark building commonly referred to as the Immaculata High School. The existing
building will be re-purposed for 245 transit-focused residential dwellings units with 22 surface parking spaces.

Sub-Area B is currently a surface parking lot and a landscaped playground area on the west. A new 250'-tall, 192 units senior building is
proposed for this area with the landscaped area on the west retained and a 96-space parking garage at the base of the new
building.

The requested RM-6 zoning classification is consistent with the zoning and land use pattern along DuSable Lake Shore Drive and
the proposed Planned Development is compliant with the Use, Bulk, Density and Intensity provisions of Section 17-8-0900.

The proposal also is in keeping with the applicable Purposes and Policies of the Lakefront Protection Ordinance, including
Purpose 1 regarding promotion and protection of health, safety, comfort and general welfare and conservation of natural
resources by re-purposing an existing building, providing new construction on an improved urban site and doing so in keeping
with all applicable ordinances and regulations, including the Chicago Building Code and Landmark regulations.

In addition, the proposal is consistent Purpose 10 of the Lakefront Protection Ordinance as is is substantial compliance with the 
proposed underlying zoning regulations and no substantial conflict with the Purposes or Policies of the Lakefront Protection Ordinance
is indicated.



COMMUNITY DEMOGRAPHICS:

• Uptown Neighborhood Population 57,182

• Number of Households 32,215

• Average Household Size 1.7

• 34% ages of 20-34

• 29.4% ages 50 and Older

• Median Estimated Income $55,109

NEIGHBORHOOD HISTORIC CONTEXT:

• Historically been a residential area with a 

commercial corridor centered along Broadway.

• Since the 1950s it population became increasingly diverse due 

to its housing stock and the availability of public transit.

• The area along Marine Drive/DuSable Lake Shore Drive is 

characterized by high-rises with lower scale development to 

the west.  

Source: https://www.cmap.illinois.gov/data/community-

snapshots/encyclopedia.chicagohistory.org

Community Area Snap Shot

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


Site Context  

Site Scale: NTS
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SITE CONTEXT PLAN



SITE

Existing Zoning Map

Scale: NTS

EXISTING ZONING MAP
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Land Use Map 

Scale: NTS

LAND USE CONTEXT PLAN
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EXISTING SITE PHOTOS - AERIAL



EXISTING SITE PHOTOS – VIEW FROM MARINE DRIVE



EXISTING SITE PHOTOS – VIEW ALONG BITTERSWEET (LEFT) AND IRVING PARK (RIGHT)
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EXISTING SITE PHOTOS – PARKING LOT FRONTAGE ALONG BITTERSWEET AND INTERIORS



URBAN DESIGN
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IMMACULATA HIGH SCHOOL REDEVELOPMENT
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BAR SCHEME L-SCHEME 

(APPROVED MASSING BY DPD ON 10/02/2020)

HYBRID SCHEME

(BAR TOWER + L BASE) 

PRELIMINARY MASSING APPROACHES - DPD FEEDBACK (10/02/2020)

17-8-0906 Urban Design 

• Three alternatives massings explored

• Selected alternative key features

• More slender N-S profile 

• Greater solar penetration

• Fills void in north street way

but provides separation

• Greater separation from existing 
building

• Greater separation from western 
neighbor (Pattington)

• Improved visual interest from 
DuSable Lake Shore Drive



SITE ACCESS



SITE PLAN



LANDSCAPE PLAN



PEDESTRIAN ACCESS

17-8-0905  Pedestrian Orientation 

Lakefront Protection Ordinance Purpose 7

• Clear landscaped pedestrian routes provided
• Design accentuates entry locations
• New building nestled behind the existing Landmark,

retaining familiar pedestrian experience along public
sidewalk



VEHICULAR ACCESS

17-8-0904 Transportation, Traffic and Parking

Lakefront Protection Ordinance 

• Clear and safe pedestrian walkways provided
• Significant bicycle parking provided, including 

around the site’s perimeter
• Vehicular access divided among different access points
• High-transit location and proposed uses selected to 

demand for private vehicle use
• Most of the parking is within a garage with balance in 

an existing surface lot to be further landscaped
• CDOT and Fire Protection Bureau have approved the

proposed plan



URBAN DESIGN



URBAN DESIGN – MASS AND FAÇADE ARTICULATION

IMMACULATA HIGH SCHOOL REDEVELOPMENT

18

01. L-SHAPE MASSING

• RESPONDING TO THE SITE PERIMETER

• CREATING PRESENCE ON BITTERSWEET

02. DIVISION OF PODIUM AND TOWER

• PODIUM RELATES TO PEDESTRIAN / HUMAN 

SCALE VOLUMES

• TOWER REFLECTS THE CONTEXTUAL SKYLINE 

ALONG LAKE SHORE DR.

MASSING & MATERIALITY PROGRESSION

03. SCULPTING OF THE TOWER

• WITH TOP FLOOR AMENITY LEVEL & MECHANICAL 

PENTHOUSE, TOP OF THE TOWER CREATES THE 

HIERARCHY OF VOLUMES

04. VOLUMETRIC APPLICATION OF 

FACADE MATERIALS

• USE OF THE SOLID MATERIALS FACING EAST/

WEST REDUCE SOLAR HEAT GAIN / GLARE

• GLASS VOLUME TOWARDS THE LAKE STANDS 

PROMINENT ALONG LAKE SHORE DRIVE

• PODIUM MATERIALITY & COLOR TO BLEND IN 

WITH THE SURROUNDING BUILDING
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RENDERING – MARINE DRIVE VIEW

17-8-0907 Building Design

• Complementary to existing
Landmark and neighborhood 
context

• New building fenestration
evokes differences between
1920s Landmark building and
1950s addition

• Clear distinction between base
and upper floors

• Design approved by Permit
Review Committee



RENDERING – IRVING PARK VIEW

17-8-0907-B Context & Facades

• Height transition provided
to lower scale development
to the west

• All sides of the building
treated with high-quality
materials, finishes and 
architectural details



RENDERING – VIEW FROM THE WEST



IMMACULATA HIGH SCHOOL REDEVELOPMENT
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STREET ELEVATION ON LAKE SHORE DRIVE

22 FLOORS (250’)

56 FLOORS (530’)

23 FLOORS (224’)17 FLOORS (197’)25 FLOORS (257’) 19  FLOORS (190’) 25 FLOORS (290’)

IMMACULATA HIGH SCHOOL REDEVELOPMENT
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STREET ELEVATION ON IRVING PARK RD.

22 FLOORS (250’)

URBAN DESIGN STREETSCAPE VIEW FROM EAST (TOP) AND FROM SOUTH (BOTTOM)

17-8-0907-B (1)  Context

• Size and scale of new 
building consistent with
pattern of development 
along DuSable Lake Shore Dr.

17-8-0907-C  High-Rise Buildings

• Clear vertical appearance
• Sculpting and different

façade treatments to 
reduce mass, add visual
interest and respond to 
Landmark building
fenestration

Lakefront Protection Policy 10
Relationship to Community Edge

• Retains consistent community
edge by preserving Landmark
and including a new building 
consistent with established 
pattern of development



BITTERSWEET BASE ELEVATION

NEW - 20220606



EAST ELEVATION – LOADING ENTRANCE

 

NEW - 20220606



MARINE DRIVE ACCESS



WESTERN BASE



ESPLANADE BETWEEN BUILDINGS



DESIGN DETAIL



DESIGN DETAIL



DESIGN DETAIL



ELEVATIONS – SENIOR BUILDING



ELEVATIONS – SENIOR BUILDING



ELEVATIONS - IMMACULATA

17-8-0911 Historic Resources

• Proposal involves adaptive
Reuse of an existing Landmark
Building, a priority under the 
Guidelines

• Proposed rehabilitation and
new construction approved by
Permit Review Committee of 
the Landmarks Commission



ELEVATIONS - IMMACULATA



INTERIORS – IMMACULATA WINDOWS



INTERIORS – IMMACULATA STAIRS AND CORRIDORS



AFTERBEFORE

• Initial Meeting with Buena Park 

Neighbors (“BPN”):   1/24/20

• Pattington Condo Meeting: 2/13/20

• PD Amendment Intake:

• IL & FED Landmark Rev.:

• Uptown United Meeting: 11/24/20

• Lake Park Condo Town Hall: 2/24/21

• Park Place Towers Meeting: 3/3/21

• Bittersweet Neighbors Meeting: 3/24/21

• BPN Town Hall: 5/25/21

• PD & Lakefront App. Filing: 6/25/21

• Uptown United: 6/30/21

• BPN Town Hall: 7/6/21

• BPN Town Hall: 5/4/22

• Uptown United: 5/25/22

• 46th Ward Z&D Comm. Meeting: 6/14/22

Project Timeline + Community Outreach

REVIEW TIMELINE



W Belmont Ave

The Breakers

472 IL units, no AL/MC

The Admiral

197 IL units, 39 AL, 17 MC

Brookdale Lake View

212 IL Units, 43 AL, No MC

Brookdale Lake Shore Dr.

271 IL Units, 66 AL, No MC

• Uptown population – 58,424

• 17.9% between 50 – 64 years of age

• Approximately 190,000 people in three area zip codes 
(60613, 60640, 60657)

• Only four comparable buildings within 2 miles

• The Admiral is only one in Uptown

• Only one of the buildings has Memory Care 
(Admiral with 17 units)

• Three of the four buildings (Breakers and both Brookdales) 
are over 30 years old

COMPARABLE SENIOR HOUSING IN AREA



TRAFFIC
17-8-0904 Transportation, Traffic Circulation & Parking

Lakefront Protection Ordinance Policy 11 

• High Transit location

• Lower traffic/parking demand (Seniors/Apartments)

• Van service for seniors

• Staff shifts off-peak

• Service vehicles off-peak

• Multiple points of access, with Marine access
converted to in-bound only

• Staff and service to use Marine access

• On-site car sharing 

• Ride-share directed to Irving lot

D
R
A
FT

TRAFFIC INFORMATION



TRAFFIC

• Retain KLOA, a premier local traffic expert

• Counts performed and, due to Covid conditions, further calibrated based on CDOT historical counts

• CDOT Cubs games included in the study

• Traffic counts increased to account for general growth in area traffic

• Key conclusions:
• Urban context and available alternative transportation modes will reduce generated trips
• Development traffic traversing the Irving Park/Marine intersection will represent

less than 2% of the total without a notable impact
• Development traffic traversing the Bittersweet/Marine intersection during the 

morning peak hour represents less 3% of total with an impact of 5 seconds or less
• Generally, all intersections will operate within design capacity

• CDOT Reviewed and Approved

TRAFFIC INFORMATION



SHADOW INFORMATION



SHADOW INFORMATION



WIND ANALYSIS

• Dr. Roy Denoon – Vice President, Wind Loads & Effects for CPP, an industry leading wind consulting firm
• Review concludes that no appreciable off-site impacts from proposed building
• Key Factors

• Dominant and stronger southwest winds 
• Northeastern winds less common and of lower strength
• Existing buildings on the southside of Irving Park block southwesterly winds
• Northeasterly wind impacts mitigated by existing Immaculata buildings, terraces, landscaping and

separation from nearby buildings

WIND IMPACT INFORMATION



• Work with the Department of Planning & Development to meet or exceed the 

Chicago Sustainable Development Policy consistent with 17-8-0908
• At least 100 points will be obtained for the Senior Building and 50 points for the 

Immaculata Building from a diverse array of strategies ranging from energy efficiency,

stormwater reduction, natural landscapes, water conservation and transportation

initiatives.

• It is notable that re-use of an existing building and further developing a currently 

impermeable urbanized site also are significant sustainable features

SUSTAINABLE DEVELOPMENT POLICY



17-8-0909-A Open Space

ABUNDANT OPEN SPACE IS 

RETAINED ALONG THE 

SITE’S PERIMITER, WITH 

ADDITIONAL OPEN SPACE 

PROVIDED ON THE 4TH & 5TH

LEVEL OF THE SENIOR 

BUILDING AND ON THE 

WESTERN ROOF OF THE 

IMMACULATA BUILDING.

17-8-0909-B Open Space Design

OPEN SPACES ARE ORIENTED  

IN A WAY THAT TAKES  

MAXIMUM ADVANTAGE OF 

SOUTHERN SUN EXPOSURES

WHERE POSSIBLE AND . 

GROUND LEVEL OPEN 

SPACES ALLOW THE PUBLIC  

TO NAVIGATE THE SITE AND 

GATHER.

17-8-0909-C On-site Open 

Space & Amenities

THE RESIDENTIAL 

DEVELOPMENT PROVIDES 

AMPLE FITNESS, OPEN SPACE, 

& RECREATIONAL AMENITIES

ZONING ORDINANCE: PARKS, OPEN SPACE, AND LANDSCAPING

IMMACULATA HIGH SCHOOL REDEVELOPMENT

6MAIN ENTRY BITTERSWEET VIEW

OLD - 20210930



STORMWATER MANAGEMENT 17-8-0908-B  

& Lakefront Protection Policy 3 & Purpose 3

(water quality)

• Site connected to existing City sewer system

• Existing impermeable site except for western garden to be retained.

• The building will include Underground Detention designed to fill with 

stormwater during large storm events, slowly releasing it over a

number of hours.

• Combined stormwater and sanitary discharged to be calibrated to equal 

existing site discharge during large storm events by decreasing 

stormwater flow to off-set increased sanitary flow.

STORMWATER MANAGEMENT ORDINANCE COMPLIANCE



AFFORDABLE REQUIREMENTS ORDINANCE

• The Property is subject to the 2021 ARO requirements of 20%.  

• 69 affordable units to be provided on-site 

• 20 units to be provided in the Senior Building

.  
• 49 units to be provided in the re-purposed Immaculata 

Building



• Work with Minority Contractors Associations to generate awareness and hiring among 

interested and qualified local contractors, minority and women-owned firms.

• Encourage all awarded contractors to identify and utilize second and third tier MBE/WBE

subcontractors, vendors & suppliers.

PROJECT FACTS:

- Project Cost: ~$150 Million

- Construction Jobs: ~500

- Permanent Jobs: ~50

- Annual Tax Contribution: $2,000,000

GENERAL CONTRACTOR & DEVELOPER MBE/WBE STRATEGY:

ECONOMIC AND COMMUNITY BENEFITS



PROJECT BENEFITS

• PROVIDES A HIGH-QUALITY, MODERN SENIOR BUILIDNG IN AN AREA WITHOUT ONE

• ALLOWS RESIDENT SENIORS TO AGE IN THEIR NEIGHBORHOOD

• EXISTING COMMUNITY RESIDENTS HAVE A NEIGHBORHOOD LOCATION FOR AGING RELATIVES

• PRESERVES AN EXISTING LANDMARK BUILDING, WITH IMPROVED ENVIRONMENTAL EFFICIENCY

• RETURNS PROPERTY  TO TAX ROLLS, WITH AN ANNUAL INCREASE OF  OVER A $2MM  IN TAX REVENUE

• PROVIDES ADDITIONAL RESIDENTS TO SUPPORT AREA RETAIL

• PROVIDES ADDITIONAL JOBS

• 15 SPACES ALLOCTED TO BITTERSWEET RESIDENTS

• PROVIDES 69 ON-SITE AFFORDABLE UNITS, INCLUDING 20 AFFORDABLE SENIOR UNITS

P ECONOMIC AND COMMUNITY BENEFITS



CATALYZE 

10
VIBRANT NEIGHBORHOODS 

ON THE SOUTH 

AND WEST SIDES

Austin

Humboldt Park  

North Lawndale  

New City

Bronzeville
(North Kenwood,  

Oakland, Grand Boulevard, 

Douglas  Park)

(Pullman & West Pullman)

51

Lakefront Protection - 14 Policies

1. Complete the publicly owned and locally controlled park system along the entire lakefront

2. Maintain and enhance the landscaped, spacious, and continuous character of the lakeshore parks

3. Continue to improve the water quality and ecological balance of Lake Michigan

4. Preserve the cultural, historical, and recreational heritage of the lakeshore parks

5. Maintain and improve the formal character and open water vista of Grant Park with no new above-ground 

structures permitted

6. Increase the diversity of recreational opportunities while emphasizing lake-oriented leisure activities

7. Protect and develop natural lakeshore park and water areas for wildlife habitation

8. Increase personal safety

9. Design all lake edge and lake construction to prevent detrimental shoreline erosion

10. Ensure a harmonious relationship between the lakeshore parks and community edges but in no instance allow 

private development east of Lake Shore Drive

11. Improve access to lakeshore parks and reduce vehicular traffic on secondary park roads

12. Strengthen the parkway characteristics of Lake Shore Drive

13. Ensure all port, water supply, and public facilities are designed to enhance lakefront character

14. Coordinate all public and private development within the water, park, and community zones



CATALYZE 

10
VIBRANT NEIGHBORHOODS 

ON THE SOUTH 

AND WEST SIDES

Austin

Humboldt Park  

North Lawndale  

New City

Bronzeville
(North Kenwood,  

Oakland, Grand Boulevard, 

Douglas  Park)

(Pullman & West Pullman)

52

Lakefront Protection – 13 Purposes
1. Promote and protect the health, safety, comfort, convenience, and general welfare of the people and to 

conserve our natural resources

2. Identify and establish Lake Michigan and Chicago Protection District and divide District into several zones

3. Maintain and improve the purity and quality of the waters of Lake Michigan

4. Insure construction in the Lake or modification of the shoreline does not cause environmental or ecological 

damage or diminish water quality

5. Insure Lakefront Parks and the Lake are devoted only to public purposes and insure the integrity and expand 

quantity and quality of the Lakefront Parks

6. Promote and provide for continuous pedestrian movement along the shoreline

7. Promote and provide for pedestrian access to the Lake and the Lakefront Parks from and through adjacent 

areas at regular intervals of one-fourth mile  and additional places wherever possible and protect and enhance 

vistas at these locations and wherever else possible

8. Promote and provide for improved public transportation access to the Lakefront

9. Ensure no roadway of expressway standards shall be permitted in the Lakefront Parks

10. To insure that development of properties adjacent to the Lake or Lakefront Parks is so defined and 

implemented, provided, however, that for properties within the Private Use Zone, permitted use, special use, lot 

area per dwelling, and floor area ratio provisions of the Zoning Ordinance shall govern except in the case of 

substantial conflict with the Fourteen Basic Polices of the this Ordinance

11. The appropriate public agency should acquire such properties or rights as may be necessary and desirable

12. Define and limit powers and duties of the administrative body and offices a provided herein

13. Nothing contain in the Lakefront Protection Ordinance shall be deemed a waiver, consent, licenses or permit 

otherwise required by law 



DPD Lakefront Protection Recommendations

• DPD has determined that the Application has met the minimum requirements of Section 17-6 of the

Chicago Zoning Code.

• DPD has found that the project is in compliance with the Policies and Purposes in Section 16-4-100 of

the Lake Michigan and Chicago Lakefront Protection Ordinance.



DPD PD Recommendations

• The proposed development is in compliance with the Planned Development Standards and
Guidelines (17-8-0900 & 17-13-0609-A)

• The proposed planned development promotes economically beneficial development patterns that are
compatible with the character of existing neighborhood (17-8-0103);

• The proposal is designed to reinforce the desirable urban features found within the surrounding area

(17-8-0906-A-1).

• The project promotes safe and efficient circulation of pedestrians, cyclists, and motor vehicles and

minimizes conflicts with existing traffic patterns in the vicinity (17-8-0904-A- 1,2, 3 & 4);

• All sides and areas of the buildings that are visible to the public should be treated with materials,

finishes, and architectural details that are of high-quality and appropriate for use on primary public-

right-of-way-facing façade (17-8-0907-B-3).


