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4. Development Component

preserves all of the residential parcels  to maintain a mix 
of housing types, including affordable housing, while 
creating larger parcels for mixed-use buildings and 
townhouses.

 Trail and Open Space

Along the western edge of the site, a 10 foot trail is shown 
from Foster to Simpson.  This is the continuation of the 
trail that starts much further south and continues through 
each site.  Where possible, the trail is located in a 30 foot 
greenway buffer.  Otherwise, it is located in the public 
right-of-way, adjacent to the sidewalk.  Where wider 
parcels allow, small pockets of open space are found along 
the trail.

 Trail Placement - Easement

A portion of the trail on the southwest corner of Simpson 
and new Jackson is located on the property of the adjacent 
apartments.  An easement could be established to create a 
wider greenway.  

 Townhouses

Townhouses are shown throughout Redevelopment Area 
1, making up the majority of the buildings shown.  The 
townhouses are attached single family units that have 
parking for two cars in the rear half of the ground floor, 
behind occupied living space, or in a detached garage in 
the rear.  

 The townhouses front the street on which they are located 
and have alley access to rear garages.  Front porches or 
stoops are included in the front entrance.  Front yard 
setbacks and building heights have been established to 
closely mirror the surrounding residential neighborhood.

 Mixed-use Building - Parking

The parking for the mixed-use building is located to 
the side and rear of the building.  The rear half of the 
building also houses parking spaces that could be used by 
either residents or patrons.  Parking should be accessed 
off of Simpson.  Driveways on Green Bay were avoided in 
order to limit traffic disruptions.  

 Wide landscape medians with trees are provided to 
screen parking and provide outdoor space for adjacent 
townhouses.  Townhouses line the parking lot to create a 
neighborhood edge adjacent to existing homes.

 6- or 9-Flat Buildings

There are 6-flat and 9-flat buildings located in this part 
of the neighborhood.  The larger parcels created by the 
street provide space for these smaller apartment buildings 
and their required parking.  As with other multi-unit 
buildings, these units can be available for rent or to own.

 Vehicular Access from Alleys

Existing public alleys as well as extended and new alleys 
have been used to provide access to all of the new 
townhouses and apartment buildings.  Using existing 
infrastructure preserves the character of the surrounding 
neighborhood by eliminating the need for new curb cuts.

 Apartment Building

At the northeast corner of Emerson and the new street an 
apartment building is recommended.  The intersection of 
the new street and Emerson is, and will continue to be, an 
area of higher density and concentrated activity, making it 
an ideal location for a multi-family building.  

 Apartment Building - Parking

The required parking for the apartment building at 
Emerson and the new street is provided behind the 
building, shielded from view of the two streets.  The 
amount of parking meets the requirements of the City of 
Evanston.  This parking lot is accessed from an existing 
alley.  

 Centrally Located Open Space 

The location of the new street and the split of the  
northbound lanes provide space for a park at the heart 
of this area.  The park can be accessed by all modes of 
transportation, and is located across the street from the 
trail.  Other vest pocket parks are included throughout the 
redevelopment area, in close proximity to all residential 
units.

 Intersection at Emerson and New Street

A 90 degree intersection is created at the crossing of 
Emerson and the new street.  This is an important 
intersection, providing a link between Redevelopment 
Areas 1 and 2, access to new retail at the southwest corner, 
and becoming a node of activity.  Bump-outs are included 
at this corner to slow motorists and reduce the length of 
the crossing for pedestrians.
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 Preservation of Existing Residences

The Mayfair Triangle is the only part of the study area 
that includes existing residences.  The master plan 

f

 Townhouses at Foster and Green Bay

At Foster and Green Bay, 22 new townhouse units have 
been added.  These units are accessed from either Green 
Bay or Foster; there are no curb cuts or driveways on 
Wesley.  

 This area is currently zoned R5, which would permit a 
building as tall as 5 stories.  This option was avoided in 
consideration of the single family homes across Wesley.  
The townhouses are set back a minimum of 10’ and are 
limited to a height of 42’, mirroring the configuration of 
the existing houses.
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Estimated Unit Counts

North Area 1 (Foster to Simpson):

Retail:    10,000 sf

Townhouses          49 units

Mixed Use Apartments:   20-40 units

TOTAL Residential Units:   69-89 units

Approximate Area:         5.53 acres

Approximate Density:      12.48-16.09 du/acre

South Area 1 (Emerson to Foster):

Townhouses            44 units

6 and 9 Flats            30 units

Apartments:        24-52 units

TOTAL Residential Units:    98-126 units

Approximate Area:         4.88 acres

Approximate Density:       20.08-25.82 du/acre
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4. Development Component
Redevelopment Area 2

 Townhouses with Rear Yards

There are two locations where the depth of the parcel 
allows townhouses to be built with rear yards and 
detached garages.  The townhouses are set back a 
minimum of 15 feet from the front parcel line, creating 

 Aligned Intersection - Emerson and New Florence

The intersection of Emerson and the “new street” is at 
90 degrees, making it easy for cars and pedestrians to 
navigate.  

 Mixed-use Buildings on Emerson

These two mixed-use buildings provide 10,000 to 15,000 
square feet of retail and services.  The ground floor of 
these buildings will be occupied with small businesses 
to serve the retail needs of the surrounding community.  
The upper floors of both buildings have residential units, 
either apartments or condominiums.

 Mixed-use Buildings on Emerson - Parking

The parking for the new mixed-use buildings on Emerson 
is located almost entirely behind the buildings, hidden 
from the view of the street.  There are a few spots located 
between the two buildings, lining the vehicular entrance 
there.  These spaces would serve the businesses well, 
as they are easily accessible and visible from Emerson.  
Parking has been provided in accordance with City of 
Evanston requirements.

 Pocket Park at Emerson and New Florence

A pocket park has been added to the southwest corner of 
Emerson and the “new street”.  This park is provides a 
connection to the mixed-use building as well as outdoor 
seating for a restaurant or cafe located in the adjacent 
building.  The mixed-use building turns the corner at this 
location, allowing for an entrance from the pocket park.  
It could also be a resting spot along the trail with benches 
and other street furniture.
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An example of townhouses with detached 
garages.
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4. Development Component
Redevelopment Area 2 

 New Dewey

A new street is shown between extended Lyons and 
Church.  This street is two-way until just before extended 
Lyons where the north and southbound lanes split around 
the pocket park.

 New Florence

A new street extends between Emerson and Church, 
east of the ComEd site.  This street is very important to 
provide access to all of the new development in this area.  
It is a two-way street, with a few gentle curves to help 
slow traffic.

 Cyrus Homes/Hines, LLC

An approved planned development of townhomes will be 
constructed at the Cyrus Homes/Hines LLC site.  This 
site was removed from the study area because it was 
already approved prior to this plan.  

 The site was carefully considered when planning around 
it.  The west side of the planned development features 
brick facades and no garages, therefore, new Florence 
was located so that the west side would face the street, 
eventhough there are no entrances to the townhouses 
there.  The north and east sides have garages and 
driveways, and therefore have been screened so as to 
not be visible from the right-of-way.  The south side has 
deep front yards, and the adjacent townhouses in this 
master plan have been aligned with the Cyrus Homes/
Hines LLC townhouses to create a consistent row of 
development.  

 National Award and Cahill Plumbing

There are two businesses on Church in Redevelopment 
Area 2, National Award and Cahill Plumbing.  Both are 
active businesses that provide local jobs.  The plan allows 
development to occur around these two businesses.  If 
and when both companies are prepared to relocate, the 
remainder of the plan could be constructed at a different 
phase of implementation. 

 Townhouse Clusters Fronting on Green Space

These townhouses are in a cluster arrangement, unique 
to this set of townhouses.  Instead of facing the street, six 
townhouses are turned to face each other across a green 
space, much like a courtyard.  This formation maximizes 
the development parcel, taking advantage of its depth, 
while providing a different 

 Townhouses

The remaining townhouses in this area front the street on 
which they are located, with a minimum 15 foot setback.  
The parking for these units is provided in the rear of the 
building, behind occupied living spaces.

 Buildings Constructed to Occupy Corner

Where possible, buildings have been constructed to 
occupy corners, anchoring the street and blocking the 
view of alleys or parking lots from the street.  This 
prevents large vacant spaces at corners and intersections.  
Townhouses, apartment, and mixed-use buildings are 
constructed to “turn the corner” with the street, to screen 
pedestrian’s and motorist’s view of alleys and parking lots.

 Apartment Building at Lyons and New Florence

A 4-story apartment building is shown at the east end 
of extended Lyons.  It provides a needed unit type in 
the neighborhood.  Parking is provided to meet the 
requirements of the City of Evanston, and is located 
behind the building, screened from view of the street.    
The building also occupies the terminus of Lyons, making 
it a focal point.

 Extended Lyons

Reconnecting Lyons provides access to this neighborhood 
for all modes of transportation.  Instead of connecting 
straight through, the road curves, making the drive and 
views more interesting than a straight street, while also 
slowing traffic.

green front yards along the street.  In the rear, each 
townhouse has a small yard and a detached, two-car 
garage.
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 Trail and Open Space

The trail continues through this area, and at the south 
end, connects to the trail being planned in the study area 
to the south.  After the trail crosses the pocket park at 
Emerson, it continues behind the townhouses on the west 
side of the “new street”.  South of extended Lyons, the 
trail continues on the east side, in green space located in 
front of townhouses and adjacent to Cyrus Homes.

 Green Space at New Lyons and New Dewey

Green space is located at extended Lyons and the new 
street south of extended Lyons.  The green occupies the 
center of the street where the two sides of traffic split.  

An example of buildings that front 
a green courtyard space.

Trails can provide pedestrian access 
to activity nodes.

Pocket parks provide open space in urban 
areas.
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Estimated Unit Counts

Area 2 (Church to Emerson):

Retail:    10,000-15,000 sf

Townhouses        145 units

Apartment Building:    24-48 units

Mixed Use Apartments:   36-72 units

TOTAL Residential Units:      205-265 units

Approximate Area:         13.9 acres

Utility Easement:        -1.25 acres

Approximate Density:       16.20-20.94 du/acre
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Street Network
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The redevelopment areas are mainly industrial sites along a 
former rail line. Historically, to maximize parcel size and to 
minimize rail crossings at streets, the street grid does not extend 
into these areas.  To reconnect the neighborhoods on either side 
of the sites and to develop the sites at a more appropriate scale, 
the surrounding neighborhood was used as a model for the new 
street network.

Existing Neighborhood Street Grid

The existing surrounding neighborhood streets were originally 
laid out in a standard grid with intersections approximately 
every one-eighth mile.  

The existing street grid results in walkable blocks.  The 
average block is shown with a blue tone, approximately 300’ 
by 600’.  This grid and block pattern provided a template for 
the new residential areas to ensure, at a minimum, the level of 
walkability of the surrounding community.

Existing Larger Streets

The more intense existing streets, located approximately 
every quarter mile, carry more traffic and are typically wider.  
Commercial space in the proposed plan is located along these 
street to concentrate activities where there is more visibility, 
while still providing access from the neighborhood.

Existing Alley

The existing surrounding neighborhood is mostly served by 
alleys, locating vehicular access and trash pickup in the rear.  
Alley access reduces pedestrian-vehicular conflict along the 
neighborhood sidewalks, eliminating driveways at every parcel.

Proposed Standard or Narrow Streets

New streets typically extend the existing grid where dead ends 
exist, developing new blocks similar in scale to the surrounding 
neighborhood.  These streets may utilize either the standard or 
narrow street section, shown right.

Proposed One Way Street

The one way street shown circles the proposed square in the 
center of the redevelopment area.  This street section could 
be utilized for new Dewey if warranted; however, should be 
avoided for the other new streets to provide maximum access 
and choice.

Proposed Alleys  

The new alleys extend the existing alley system and provide 
access to most proposed new development as well as some 
existing uses.  New alleys are also configured to minimize 
sidewalk and trail crossings.

Standard Street Sectiona

One Way Street Sectionb
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5. Transportation Component
Emerson Streetscape
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Currently, Emerson is a difficult street to cross especially the 
section of Emerson between Ashland and Dewey at the overlap 
between Areas 1 & 2.  With the proposed new mixed use buildings 
on Emerson, the need for safe pedestrian crossing in this location 
increases.  To provide for this need, the following improvements 
are proposed to Emerson between Dewey and Ashland.

Intersection & Crossing at New Street

The intersection of the new street in Area 1, just north of 
Emerson and the new street in Area 2, just south of Emerson 
is aligned specifically to provide a better pedestrian crossing 
in this section of Emerson. Crosswalks, consisting of a 
change in color, pattern, and texture, should be provided 
at this intersection. As pedestrian activity increases in this 
location, a flashing warning light may be warranted to alert 
drivers to the people crossing.

On-Street Parking & Bump-Outs

On-street parking on Emerson will provide easy-in, easy-out 
parking for the commercial businesses while buffering the 
pedestrians from the heavy traffic on Emerson.  Additionally, 
bump-outs at intersections where no parking will occur will 
help to reduce pedestrian crossing lengths and will provide 
opportunities for streetscape improvements. 

Streetscape Improvements

Streetscape along Emerson should include wide sidewalks, 
minimum 8’ adjacent to mixed use buildings and 6’ 
adjacent to residential businesses. Crossings at driveways 
and alleys should include a change in pavement type to 
signal to drivers that pedestrians have the right-of-way 
first.  

Along Emerson, especially in front of the mixed use 
buildings, benches and trash receptacles should be 
included along with special paving to break up the wide 
sidewalks.  Street trees should occur no more than 40’ on 
center and should be located in tree grates at the mixed 
use area and in parkways at residential buildings.  Street 
lighting should match the pedestrian-scaled fixtures that 
occur throughout Evanston.

Bicycle Lanes

The existing width of pavement along Emerson can 
comfortably accommodate two travel lanes at 12’ in width 
as well as designated, striped on-street bicycle lanes, 5’ in 
width in both directions.  Bicycle lanes typically converge 
with travel lanes at intersections, allowing for one turning 
lane as needed.  See Bicycle connections on page 31.
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Pedestrian Accessibility
The proposed development in the study area is primarily 
residential with pockets of retail.  Both types of development 
would be incomplete without a welcoming and rewarding 
pedestrian realm.  The pedestrian realm includes the sidewalk 
and adjacent parkways, and any additional amenities provided 
such as benches or planters.  Another factor in determining the 
quality of the pedestrian realm is the development on adjacent 
parcels.  Green space and shopfronts provide interest to a 
passing pedestrian, whereas a parking lot or blank facade lack 
intrigue, making the area dull and imposing.

Pedzone Analysis

Pedzone provides a way to analyze the level of intrigue and 
reward of a given pedestrian area.  Three levels are used in 
the analysis.  Green is used to indicate pedestrian-friendly 
zones, which are safe and rewarding for pedestrians.  Adjacent 
buildings are residential or stores with a high level of 
transparency.  The pedestrian area is well defined and buffered 
from moving vehicles.  Yellow is used to indicate transitional 
zones, which are uncomfortable and unrewarding, but not 
unsafe for pedestrians.  Adjacent buildings feature blank facades, 
or parking lots are adjacent to the sidewalk.  Finally, red is used 
to indicate auto-oriented zones, where there is potential conflict 
between cars and pedestrians.  These areas would include 
driveways or crosswalks.  Every effort should be made to 
minimize the red areas on a plan to ensure maximum pedestrian 
activity.

Pedzone Analysis of Proposed Development Plan

The plan on the right is a pedzone analysis of the development 
plan outlined in this document.  The vast majority of the study 
area is coded in green.  Curb cuts have been minimized and 
shared wherever possible, decreasing areas where pedestrians 
and automobiles might come in contact, and maximizing the 
quality and quantity of pedestrian rewarding areas.  

Mixed-use buildings will be required in specific locations and 
will have a high level of ground floor transparency, guaranteeing 
that pedestrians will have something to look at while passing by, 
and avoiding any blank facades.  All residential buildings have 
a minimum ten foot front yard setback, providing a consistent 
green area adjacent to the sidewalk in residential areas.  Front 
entrances will be required on streets to further enhance the 
activity in the pedestrian areas.  Finally, minimum levels of 
transparency will be required on all street faces to ensure “eyes 
on the street”. 

Pedzone Analysis:  Within the redevelopment areas, the proposed new site design provides maximum positive 
pedestrian experience (green lines) with limited interruptions (red lines) at driveways, alleys, and crosswalks. 

Green lines on the map, right, and green 
areas in the photographs, this page, signify 
comfortable, safe, and intersesting pedestrian 
ways with no conflict with vehicular ways.

Red lines on the map, right, and red 
areas on the photographs, this page, 
signify locations where pedestrians and 
vehilcles are in conflict.

Yellow (none exist on the map) 
would signify walkways are not 
in conflict with vehicles, but 
lack interest or buffering from 
streets.
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5. Transportation Component
Pedestrian Accessibility

Streetscape Elements

Streetscape elements also contribute to the quality of the 
pedestrian realm.  All proposed streets in the study area are 
intended for the public and should incorporate a full range of 
streetscape elements to increase pedestrian comfort.  Utilities 
can be located in the parking zone, under pavers that also allow 
stormwater percolation.

The pedway is the area of the public right-of-way 
dedicated to pedestrian traffic. The pedway will vary 
dependent on the pavement width of the right-of-way.

Continuous sidewalks must be provided within the 
pedway.  In residential districts, sidewalk should be a 
minimum of 5’-0” in width.  In commercial districts, 
sidewalks should be a minimum of 8’-0” in width.

Parkways in residential districts should be a minimum 
of 5’-0” in width and landscaped.  In commercial areas, 
the parkway area may be paved and accommodate street 
furnishings such as benches and trash receptacles in 
between street trees.

Street trees should be included a minimum of every 40’ 
along street frontages.  In residential districts, street trees 

Residential Street Pedway Elements. 
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1/4 mile radius for a walkable neighborhood

1/4 mile radius for a walkable neighborhood

should be planted in wide unpaved parkways, minimum 
5’-0” in width.  In commercial districts, street trees should 
be planted in tree wells with landscape planting or tree 
grates.

On-street parking should be provided along all streets.  
In residential districts, parking might only occur on one 
side of the road, but parking should be permitted on both 
sides of commercial streets.  On-street parking provides 
teaser parking for the retail businesses and also buffers 
pedestrians from higher speed traffic. 

Front yards adjacent to the pedway should be landscaped.  
In residential areas, front yards may be between 8’ and 
25’ deep.  In commercial areas, a minimum 5’-0” deep 
planting area may be provided adjacent to the building in 
between entrances.

Commercial buildings should include pedestrian amenities 
adjacent to the sidewalk such as storefront windows, 
awnings, and pedestrian scaled signage.

Street lighting should be the standard Evanston pedestrian 
scaled fixture.
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Walkable Neighborhood

The scale of the existing neighborhood is such that 
the existing commercial node and the proposed new 
intersection at Emerson is centered on a clearly defined, 
quarter mile radius.  It is widely believed that a quarter 
mile radius is a comfortable walk for most people.  The 
neighborhood is therefore defined by the Simpson to the 
north, Church to the south, Dodge to the west, and Green 
Bay to the east. 

Complete Neighborhood

Within that quarter mile radius, the neighborhood 
should include a variety of housing types, a 
neighborhood commercial node, and a variety of 
types of open space.
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the adjacent building.  As the trail continues north, it 
terminates at Simpson near the new commercial area at 
Green Bay Road.  

Safe Crossings along Trail

The trail crosses three streets as it goes through the 
neighborhood.  These crossings are also access points for 
pedestrians entering the trail.  To ensure safe crossing 
and entrance for trail users, crosswalks are provided at 
these intersections.  The crosswalks are constructed of 
special paving to distinguish them from other areas.  They 
are well marked to alert motorists to the presence of 
pedestrians.

Trail Elements

Where the trail does not follow the street, an easement of 
approximately 30’ should be established.

The trail should be 12’-0” wide within the easement and a 
minimum of 6’-0” wide when adjacent to a sidewalk.

Shade trees should be provided along the trail.  Along 
streets, street trees will suffice.  In the easement, trees may 
need to be planted outside the easement to accommodate 
overhead utility lines.

Along the ComEd easement, a decorative opaque wall 
should be erected.

West Evanston Trail
The City of Evanston has an existing network of trails that are 
primarily focused on nearby waterways.  A few blocks north of 
the study area, for example, there are existing trails along both 
sides of the canal.  Trails are a valuable neighborhood amenity 
that preserve natural features and provide opportunities for 
active recreation.

Existing or Future Trail or Greenway

Trails are proposed in areas adjacent to the study area, 
including along the canal to the north and within Area 3.

 New Trail Provided throughout Study Area

A new trail has been incorporated into the study area.  
The trail will have links to the canal on the north side 
of the site and direct access to the trail being planned 
south of the study area.  The trail provides a consistent 
greenway through the study area, providing a pleasant 
and safe path for residents in the area.  The trail will also 
provide direct pedestrian access to new parks in the study 
area.  

Pedestrian Link to Commercial Areas

The trail provides pedestrians access to new commercial 
areas.  At the corner of Emerson and the new north/south 
street, there is a plaza that could feature public art or 
outdoor seating for a restaurant, should one locate in 
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5. Transportation Component
Bicycle & Transit Access
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Bicycle Access

The City of Evanston also provides opportunities for bicycle 
access throughout the city.  The current bike plan outlines new 
bike lanes along Green Bay and Emerson adjacent to the study 
area.  With these plans implemented and the multi-use trail 
outlined on the previous page, West Evanston will be well-
served with bicycle access.

Proposed striped on-street bicycle lanes.  At intersections, 
bicycle lanes should converge with vehicular traffic lanes.  This 
allows the lane space to be utilized for turning lanes as needed.  

The striped bicycle lanes on Emerson have been further 
outlined in this document on page 19.

Designated bicycle routes per the City’s bicycle plan. 

The neighborhood as well as the region is well served by parks.  
Parks are shown to illustrate bicycle access.

Transit Access

The area is also well served by transit, specifically bus access.  
Multiple Pace and CTA routes exist along Emerson and 
Church Street.  Improvements to pedestrian access and bus stop 
locations are needed in both locations.

d

a

c

b

Bus stops serving both Pace and CTA are located along Church 
Street.

Bus on Emerson at existing commercial strip center.  The bus stop for this 
route is located at Dodge.  Should the node become more active, another 
stop at this location would also serve the seniors in the Jacob Blake 
building.

Bicycle parking should be located at all commercial nodes.

Striped bicycle lanes provide a safe location for bicycle commuters 
to ride.
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6. Zoning Recommendations
Base Zoning

Re-zoning Base Districts

Currently, all of the parcels in Area 2 and some of the parcels in 
Area 1, just north of Emerson, are zoned for industrial uses.  As 
new developments are proposed, Planned Unit Developments 
(PUDs) are used to implement the developer’s design.  For 
the Hines site redevelopment, the base zoning approved with 
the PUD was similar to R4 zoning.  Additionally, during the 
community process, R4 was discussed as a baseline for the 
proposed redevelopment of much of the study area, especially 
Area 2. 

In Area 1, north of Emerson, R5 zoning has been in place, 
allowing for the development of 5 story buildings, inconsistent 
with the surrounding neighborhood character.  A modified 
R5 zoning was discussed during the neighborhood planning 
process to reduce the allowable height in the zoning to 42’.   
The parcels remaining as existing north of Foster could also 
be rezoned as R4 and included in the overlay; however, the 
recommendations of the neighborhood plan, rezoning to R5a 
with a height maximum of 42’ would also be acceptable.  At 
the intersection of Simpson and Green Bay, the Public Storage 
facility is currently zoning C2, allowing inappropriate auto-
oriented and auto-scaled businesses.

As outlined on the Base Zoning Diagram, left, rezoning the 
majority of the study areas to R4 zoning is recommended, 
using this zoning as a base and then applying more fine-tuned 
requirements in an overlay district, shown on the next page.  
For both mixed use locations, on Emerson at Dewey and at 
the intersection of Simpson and Green Bay, we recommend 
rezoning to B2, a mixed use business district that would be 
further defined within the overlay.  Finally, one location on 
Emerson is currently zoned R5 and could remain so, but the 
overlay district would further define the requirements for this 
site.
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ComEd
Substation

Mason Park

Smith Park

Overlay District

As shown on the Overlay District Diagram, an overlay district 
should be established within both study areas to further 
define the requirements of the development.  A form-based 
code will outline these additional requirements to be met as a 
process of the overlay.  Form-based codes typically consist of 
the following four basic elements:  a regulating plan, building 
type requirements, open space type requirements, and street 
type requirements.  Additionally, the code overlay may include 
additional requirements for landscape, parking, and signage or 
other key code elements.
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Regulating Plan

The Regulating Plan, left, provides a more detailed zoning 
map than the base zoning allows, and is the guiding document 
for the geographic location of the other code elements. The 
regulating plan defines the pattern for the redevelopment, 
providing specific information about the appropriate 
development type for each parcel.  The creation of the 
regulating plan considers the building types, the open space 
types, and the street types, and how each relates to one another.  
Four key pieces of information are included in the regulating 
plan:

Building Types
Seven different building types have been developed and used 
throughout the development plan.  Each building type has 
been created to reflect the character of development in the 
surrounding neighborhood.  While each building type has 
unique features, there are many elements that all of them have 
in common.  Details such as build-to zones, transparency, and 
building height are included for each building type.

Each building type has been color coded and carefully located 
on the regulating plan.  In some cases, more than one building 
type is allowed in one location, giving greater flexibility as 
development progresses.  Building types were carefully selected 
to reflect neighboring uses and the overall context of the area.  
Each building type is outlined on the following pages.

Open Space
Open space is an integral part of any neighborhood, providing 
space for recreation and green space in otherwise urbanized 
areas.  Open space is scattered throughout both Redevelopment 
Areas 1 and 2, so that all residences are within close proximity 
to a public green space.  Parcels coded for open space are 
required to fulfill that purpose; any other use is prohibited.

The open spaces in this plan can be active or passive, depending 
on the size of the park and the needs of the community.  
Playground equipment, public art, or other street furniture can 
be included.  All open space is public, available for all residents 
to use.

Street Types
Creating new streets and extending existing ones is paramount 
to the success of the redevelopment of Areas 1 and 2.  The 
streets in the regulating plan provide access to new businesses 
and residences as well as provide access to other areas of 
Evanston.  The regulating plan defines the location of streets.  
Centerlines of streets shall be located within 10’ of the location 
of the centerline on the regulating plan.  All streets must be 
public and are defined per the Transportation Component of 

this document, Section 5.  Alleys should also be included as 
shown and must be public rights-of-way.  

Three street types are shown in the plan.  (See Section 5, 
Transporation Component for details.)  A standard 66’ right-of-
way is the typical street, intended to carry two-way traffic with 
parking on both sides.  A 50’ right-of-way, with one-way traffic 
and parking on one side of the street, is also shown.  Emerson 
receives additional treatment with bike lanes and bump-outs 
to accommodate multiple modes of transportation safely.  (See 
section ?? for more information.)

Focal Points
There are many opportunities to include focal points 
throughout the regulating plan.  Focal points are an essential 
element in creating a sense of place and identity for this 
neighborhood.  The locations indicated on the plan should 
feature special elements, such as towers or bays, which are 
permitted in the form-based code.  At a minimum, locations 
marked as focal points must be occupied by a front facade or 
open space, and cannot be alley entrances, parking lots, or blank 
facades.
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Mixed-use Building
The mixed-use building is the only building type that features 
retail.  It is intended to provide neighborhood-scale commercial 
business to serve the needs of the local residents.  In addition, 
residential units are included on the upper floors.  

Building Height

The mixed-use building is between 3 and 4 stories tall, with 
a recommended maximum front facade height of 45’.  If the 
building is required to have a focal point due to its location on 
the regulating plan, then a tower can be added to a maximum 
height of 54’.

Build-to Zone

The recommended build-to zone for the mixed-use building is 
5-10’ from the front property line.  This allows for at least 5’ of 
landscape in front of the building while still keeping storefronts 
close to the sidewalk.  Being in close proximity to the sidewalk 
is important to the vitality of the neighborhood.

Parking Location

Parking for the mixed-use building is located in a rear parking 
lot.  Limited parking can be provided within the building, in 
the rear of the ground floor, behind the occupied retail spaces.  
Parking spaces are intended for both residents and patrons, 
although on-street parking should be provided to serve patrons 
as well.  Access to parkinglots should be as shown on the 
regulating plan.  Parking lots should not be visible from the 
public right-of-way.

Front Entrances and Transparency

The primary entrances to the retail spaces in this building must 
be located on the front facade.  Entrances are allowed in the 
rear for access off the parking lot, however, the main entrance is 
required on the street adjacent to a public sidewalk.  

Transparency is vital to the success of mixed-use buildings, 
therefore, the suggested minimum transparency for the ground 
floor is 65% between 2 and 8’ of the ground.  Transparent 
storefronts allow pedestrians to look in and shopkeepers to see 
out.  Transparency of upper floors is important to street vitality, 
too.  Windows in residential units allow residents to look out, 
providing “eyes on the street” when businesses are closed.  A 
minimum 15% transparency on upper floors is recommended 
on the front facade.

Building Types

Interior Side &

Rear Face:

max. 45' ht.

4 stories

Optional

Garage

Street

Face:max. 45'

ht.

min: 3 stories

max: 4 stories

5' to 10'

Build-to Zone

Residential Units

Required

Residential Units

Required

Residential Units

Required

Retail or Service

Space Required

Optional

Tower:

max. 54' ht.

Mixed-use Building

Plan view of a mixed-use building.

Section view of a mixed-use building.

Photograph of a mixed-use building that has some of the 
characteristics described on this page, including a high level of 
transparency and limited curb cuts.

The following building types were identified during the 
community process and verified as feasible within the 
neighborhood by the market study and developer interviews.  
The geographic location of the building types is shown on 
the regulating plan on the previous pages.  It is important to 
recognize that these building types supplement the existing 
neighborhood, providing a wide range of housing types within 
the community.  
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II. Zoning Regulations
3.07 Building Type Standards: Type I. Main Street Building

3.07.01 Building Siting. (Refer to Figure 3.07-1)

A. Street Frontage.
A minimum of 95% of the length of the front Build-
to Zone must be occupied by building. 
The intersection of the front and side Build-to Zones 
(the corner) must be occupied by building.
Front and side building Facades must be constructed 
within Build-to Zones located from the Property 
Line five (5) feet into the site.
Eaves and upper floor bays, Balconies & Awnings are 
permitted to extend over the Front and Side Property 
Lines to within five (5) feet of the Curb, maintaining 
a minimum of eight (8) feet Height clearance along 
public sidewalk.
Porches, stoops, and stairs may encroach into the 
front and side Build-to Zones.
Areas not occupied with the building along the Front 
and Side Property Lines shall be paved for additional 
pedestrian space.
Multiple buildings may be constructed on a 
single Lot; however, each building must meet the 
requirements outlined in II.3.07.

B. Interior Side & Rear Yard Setbacks.
Interior Side Yard Setback is not required.
Rear Yard Setback shall be a minimum of five (5) 
feet.

C. Buildable Area.
Maximum Impervious Site Coverage shall be 100%.
Minimum Lot Width is twenty (20) feet.

D. Off-Street Parking & Loading.
Parking Lots are permitted in the rear of a Lot, 
behind the back Facade of the Principal Building.
Structured parking Lots are permitted internally and 
in the rear.
All loading facilities shall be located in the rear.

E. Driveways & Access. 
If no alley exists, one (1) Driveway per development 
is permitted.
In D1 and D2 districts, Driveways are not permitted 
to the Front Property Line.
Driveway location shall be at least fifty (50) feet from 
the intersection of the front and Side Property Lines.
Shared Driveways are required, unless exception is 
granted from the Zoning Administrator.
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F

Occupy the Corner.

A.c.

A.d. Allowable Overhang.

Front and Side Build-to Zones.

B.b.

E.b. Limited Driveway Access.

E.c.

E.a. Allowable Driveway.

Driveway Location.

Figure 3.07-1: Building Siting.

A.c. Front and Side Build-to Zones.

B.b. Rear Yard Setback.

D.a. Surface Parking.

E.a.

E.b.

E.c.

D.b.

D.c.

D.c. Loading Facilities.

A.f.

E.d.

A.g.
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II. Zoning Regulations

3.07.03. Facade Requirements. (Refer to Figure 3.07-3)

A. Transparency. (See II.3.06 Measuring Transparency)
A minimum of 20% of the upper Story front and 
side Facades, measured floor to floor shall have 
transparent, non-reflective windows.
An area no greater than 30% of the front and side 
Facade per floor may have no transparency.

B. Building Entrance.
The building’s primary entrance must be on the front 
or side building Facade.  Entrances at the corner of a 
building satisfy this requirement.
Provide a minimum of one (1) entrance for every 
seventy-five (75) feet of building frontage on the 
front Facade.

C. Allowable Cap & Base Types. (See II.3.03 and II.3.04 
for descriptions)

Allowable Cap Types are the parapet and tower.
Allowable Base Type is the storefront. 

3.07  Building Type Standards: Type I. Main Street Building

3.07.02. Height & Use Requirements. (Refer to Figure 
3.07-2)

A. Building & Floor Heights. (See II.3.05 Measuring 
Height)
Building Height shall be a minimum of one (1) Story 
and a maximum of three (3) Stories.

i. Except in districts D1 and D2 where the 
minimum Height is two (2) Stories.

ii. Maximum Height in feet is forty-four (44) 
feet.

Allowable ground floor Height is a minimum 
of fifteen (15) feet, maximum thirty (30) feet, as 
measured from floor to floor.
Allowable upper floor Height is a minimum of nine 
(9) feet, maximum of fourteen (14) feet, as measured 
from floor to floor.
Parking garages shall be no taller than the building at 
the front Build-to Zone nor the Eave Height of the 
adjacent buildings to the sides and rear.

B. Uses.
Specific Use information can be found in II.2.0 Uses.
Parking is permitted internally in the rear of the 
building; a minimum of thirty (30) from the front 
Facade of the ground floor must be occupied by a 
permitted Use other than parking.

A.a.

A.b.

C.b.

C.a.

A.a.

A.b.

B.a.

A.c.

A.a. Building Height.

Allowable Upper Floors Height.

Allowable
Ground Floor 
Height.

A.d.

Figure 3.07-2: Height & Use Requirements.
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Figure 3.07-3: Facade Requirements.

A.a.

A.b.

Transparency of the 
Upper Floors.

Maximum Area of 
No Transparency.

B.a. Primary Entrance 
Location.

street

B.b. Entrance Spacing.

C.b. Allowable Base Type.

C.a. Allowable Cap Type.

street

B.a.

B.b.

A.b.

A.c.

B.b. Internal Parking.

B.b.

Sample pages from a form-based code.  A variety of details are 
provided, including build-to zone, maximum impervious cover, 
transparency, and height.  Each building type is described in 
great detail in the form-based code to provide clear regulations for 
developers.
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Street Face:

max. 35' ht. or

3 stories

Option 3

5'

Setback

Interior Side &

Rear Face:

max. 45' ht. or

4 stories

Optional

Tower:

max. 52' ht.

Optional

Garage

15' to 25' Build-to Zone

On Emerson: 10' to 20' BTZ

Building Types

Apartment Building and 6- or 9-Flat
The apartment building and 6- or 9-flat buildings are multi-
family buildings.  The building is purely residential, with 
dwelling units provided on all floors.  They share many similar 
characteristics, as described below.  

Building Height

Both building types are recommended to three stories, or a 
maximum of 35’ tall at the street face.  The apartment building 
can increase to 4 stories or 45’ tall if the additional height is 
setback a minimum of 5’ from the front facade.  If the building 
is required to have a focal point due to its location on the 
regulating plan, then a tower can be added to a maximum 
height of 52’ on the street face.

Both the 6- and 9-flat are 3 stories; the additional units in the 
9-flat are added in the size of the building footprint, not the 
height.  As seen in the regulating plan, it is recommended that 
these larger 9-flat buildings only be allowed on corner parcels.  

Build-to Zone

The recommended build-to zone for both building types is 
5-10’ from the front property line on residential streets.  On 
Emerson, where surrounding development is denser, the 
recommended build-to zone for the apartment building is 10-
20’ from the front property line.  In either case, there is space 
for landscaping in front of the building to match the character 
of the surrounding area.  

Parking Location

Parking for the apartment building is located in a rear parking 
lot.  Limited parking can be provided within the building, in the 
rear of the ground floor, behind the occupied dwelling units.  
The 6- and 9-flat building have parking lots located in the rear 
yard.  Parking lots should not be visible from the public right-
of-way.

Access to the parking lot should be provided from an alley.  
Where possible, parking lots and entrances should be shared to 
minimize interruption to the sidewalk.

Front Entrances and Transparency

The primary entrances to both building types must be located 
on the front facade.  Entrances are allowed in the rear for access 
off the parking lot, however, the main entrance is required on 
the street adjacent to a public sidewalk.  The front entrance 
should be in the form of a porch or stoop, to match the 
prevailing character of the area.  Front facade transparency is 
recommended at 15%.

Apartment Building 6- or 9-Flat

42' ht.

3 stories

15' to 25'

Build-to Zone
15'

Setback
Option 1

Pitched Roof

Parking Lot

Rear Yard

42' ht.

3 stories

Option 2 15' to 25'

Build-to Zone
15'

Setback

Flat Roof

Parking Lot

Rear Yard

Plan view of an apartment building.

Section view of an apartment building.

Plan view of a 6- and 9-flat building.

Section view of a 6- or 9-flat building with a pitched roof.

Section view of a 6- or 9-flat building with a flat roof.

Example of an apartment building with tower elements.
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35' ht.

2 1/2

stories

42' ht.

3 1/2

stories

10'

Setback

15'

Setback

Option 3

Attic

Rooms

Garage

Attic

Rooms

15' to 30'

Build-to Zone

Pitched Roof

Pitched

Roof

35' ht.

2 1/2

stories

35' ht.

2 stories

18' ht.

1 1/2

stories

22' ht.

2 stories

15' to 25'

Build-to Zone
15'

Setback

10'

Setback

Option 1

Option 2 15' to 25'

Build-to Zone
15'

Setback

Attic Rooms

Pitched Roof

Flat Roof

Attic

Rooms

Pitched Roof

Garage

Rear Yard

35' ht.

2 1/2

stories

10'

Setback
42' ht.

3 1/2

stories

15'

Setback

Option 1
15' to 30'

Build-to Zone

Garage

Attic

Rooms

Garden

Rooms

Pitched Roof

The townhouse and small lot single family building types are 
intended to both attached and detached single family housing 
units.  There are 3 townhouse types to fit the various size 
development parcels in both redevelopment areas.  In some 
locations on the regulating plan, more than one type of single 
family dwelling is allowed in a color-coded area.

Building Height

It is recommended that these single family buildings have a 
maximum height of 35’ or 2 1/2 stories.  In some instances, 
the building may exceed the maximum if the additional height 
is setback from the street front.  The buildings should be of 
similar height as the surrounding area, and the maximum height 
suggested here would achieve that.  

Build-to Zone

The surrounding residential area generally has front yard 
setbacks of 8-25’.  All of the townhouse types and the small 
lot single family building have a recommended setback a 
minimum of 10’ to match the existing neighborhood.  There is 
a build-to zone in addition to the setback, which varies for each 
townhouse type.  

Parking Location

All of these building types have garage parking for two cars.  
Townhouse type 1 and the small lot single family building have 
detached garages and back yards.  The remaining buildings have 
garages in the rear part of the ground floor, behind occupied 
living space.  

Access to garages, regardless of their location, is from an 
alley.  This limits the number of curb cuts on each street and 
minimizes interruptions to the sidewalk  

Front Entrances and Transparency

All of these building types have their main entrance on the 
front of the building.  The entrance features a porch or stoop, 
the traditional entrance type for single family dwellings.  The 
recommended minimum transparency level is 15%.  

Building Types

Townhouse Type I Townhouse Type II

Plan view of Townhouse Type I.

Section view of a Townhouse Type II.

Example of townhouses that have characteristics of traditional 
single family homes.

Plan view of Townhouse Type II.

Section view of a Townhouse Type II.

Example of Townhouse Type II with a porch entrance.
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6. Zoning Recommendations
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Building Types

Small Lot Single FamilyTownhouse Type III

Plan view of Townhouse Type III.

Section view of a Townhouse Type III.

Example of Townhouse Type III with landscaped front yards.

Plan view of Small Lot Single Family.

Section view of Small Lot Single Family.

Example of Small Lot Single Family.




