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COURTYARD ELEVATOR ADDITION RENDERING

PROPOSED ENTRANCE CANOPY

PROPOSED ELEVATOR ADDITION
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SOUTH ELEVATION

 1/16" = 1'-0"1 SOUTH ELEVATION - EXISTING_

 1/16" = 1'-0"2 SOUTH ELEVATION - PROPOSED_
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NEW/REPLACED DOOR/WINDOW TYPES

48" x 72" SINGLE HUNG HISTORIC WINDOW

48" x 56" SINGLE HUNG HISTORIC WINDOW

48" x 96" SINGLE HUNG HISTORIC WINDOW

3'-0" x 7'-6" DOOR WITH SIDELITE

3'-0" x 7'-0" DOOR WITH TRANSOM AND SIDELITE

6'-0" x 8'-8" FIXED HISTORIC WINDOW

6'-0 x 7'-0" DOUBLE DOOR WITH TRANSOM

24" x 48" FIXED HISTORIC WINDOW

3'-0" x 7'-6" DOOR WITH SIDELITE

48" x 64" SINGLE HUNG HISTORIC WINDOW

3'-0 x 7'-8" DOOR WITH SIDELITE

48" x 64" STAINED GLASS WINDOWS BEHIND FIXED 
HISTORIC WINDOWS

48" x 48" SINGLE HUNG HISTORIC WINDOW

ALSO SEE PROPOSED ELEVATION SHEETS FOR 
LOCATIONS OF NEW/REPLACED DOOR/WINDOW 
TYPES.
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NEW/REPLACED DOOR/WINDOW TYPES

48" x 72" SINGLE HUNG HISTORIC WINDOW

48" x 56" SINGLE HUNG HISTORIC WINDOW

48" x 96" SINGLE HUNG HISTORIC WINDOW

3'-0" x 7'-6" DOOR WITH SIDELITE

3'-0" x 7'-0" DOOR WITH TRANSOM AND SIDELITE

6'-0" x 8'-8" FIXED HISTORIC WINDOW

6'-0 x 7'-0" DOUBLE DOOR WITH TRANSOM

24" x 48" FIXED HISTORIC WINDOW

3'-0" x 7'-6" DOOR WITH SIDELITE

48" x 64" SINGLE HUNG HISTORIC WINDOW

3'-0 x 7'-8" DOOR WITH SIDELITE

48" x 64" STAINED GLASS WINDOWS BEHIND FIXED 
HISTORIC WINDOWS

48" x 48" SINGLE HUNG HISTORIC WINDOW

ALSO SEE PROPOSED ELEVATION SHEETS FOR 
LOCATIONS OF NEW/REPLACED DOOR/WINDOW 
TYPES.
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NEW/REPLACED DOOR/WINDOW TYPES

48" x 72" SINGLE HUNG HISTORIC WINDOW

48" x 56" SINGLE HUNG HISTORIC WINDOW

48" x 96" SINGLE HUNG HISTORIC WINDOW

3'-0" x 7'-6" DOOR WITH SIDELITE

3'-0" x 7'-0" DOOR WITH TRANSOM AND SIDELITE

6'-0" x 8'-8" FIXED HISTORIC WINDOW

6'-0 x 7'-0" DOUBLE DOOR WITH TRANSOM

24" x 48" FIXED HISTORIC WINDOW

3'-0" x 7'-6" DOOR WITH SIDELITE

48" x 64" SINGLE HUNG HISTORIC WINDOW

3'-0 x 7'-8" DOOR WITH SIDELITE

48" x 64" STAINED GLASS WINDOWS BEHIND FIXED 
HISTORIC WINDOWS

48" x 48" SINGLE HUNG HISTORIC WINDOW

ALSO SEE PROPOSED ELEVATION SHEETS FOR 
LOCATIONS OF NEW/REPLACED DOOR/WINDOW 
TYPES.
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NEW/REPLACED DOOR/WINDOW TYPES

48" x 72" SINGLE HUNG HISTORIC WINDOW

48" x 56" SINGLE HUNG HISTORIC WINDOW

48" x 96" SINGLE HUNG HISTORIC WINDOW

3'-0" x 7'-6" DOOR WITH SIDELITE

3'-0" x 7'-0" DOOR WITH TRANSOM AND SIDELITE

6'-0" x 8'-8" FIXED HISTORIC WINDOW
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DISPOSED OF IN A LEGAL MANNER. IF UNSUITABLE MATERIAL EXTENDS INTO
SUBGRADE, REMOVAL AND FILLING OF EXCAVATED MATERIAL SHALL BE
APPROVED OF BY OWNER, AND REPLACED WITH SUITABLE MATERIAL TO MEET
SURROUNDING EXISTING AND PROPOSED SUBGRADE ELEVATIONS.
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TREE PROTECTION AND REMOVAL SCHEDULE

REMOVALS: 25 TREES; 4"-31" CALIPER INCHES
TRANSPLANTS: 14 TREES



ex. korean spice
viburnum

forsythia

arrowwood
viburnum

yews

ex. juniper

ex. lilacs

ex. juniper

ex. roses

ex. lilac

ex. hydrangea

honeysuckle

ex. purple barberry

existing perennials:
white & yellow flowering sedum

rudbeckia
salvia

fountain grass

ex. korean spice
viburnum

SYMBOL CODE BOTANICAL / COMMON NAME SIZE CONTAINER QTY

TREES
AP ACER PALMATUM

JAPANESE MAPLE TRANSPLANT 2

AR ACER RUBRUM
RED MAPLE TRANSPLANT 1

AX ACER X FREEMANII
FREEMAN MAPLE TRANSPLANT 1

AG
AMELANCHIER X GRANDIFLORA `AUTUMN
BRILLIANCE`
AUTUMN BRILLIANCE APPLE SERVICEBERRY

10` HT. B&B 8

BC BETULA CORDIFOLIA
HEART-LEAF BIRCH TRANSPLANT 5

CA CARPINUS CAROLINIANA
AMERICAN HORNBEAM MULTI-TRUNK 12` HT. B&B 3

CE CERCIS CANADENSIS
EASTERN REDBUD MULTI-TRUNK 8` HT. B&B 5

CK2 CLADRASTIS KENTUKEA
AMERICAN YELLOWWOOD 2.5" CAL. B&B 2

CI CRATAEGUS CRUS-GALLI INERMIS
THORNLESS COCKSPUR HAWTHORN 2.5" CAL. B&B 5

GK GYMNOCLADUS DIOICUS
KENTUCKY COFFEETREE 2.5" CAL. B&B 2

HV HAMAMELIS VIRGINIANA
COMMON WITCH HAZEL 8` HT. B&B 4

HD HAMAMELIS X INTERMEDIA `DIANE`
DIANE WITCH HAZEL 8` HT. B&B 5

JS JUNIPERUS SCOPULORUM 'SKYROCKET'
SKYROCKET JUNIPER 6` HT B&B 8

LE LIRIODENDRON TULIPIFERA 'JFS-OZ'
EMERALD CITY® TULIP POPLAR 3" CAL. B&B 4

QB2 QUERCUS BICOLOR
SWAMP WHITE OAK TRANSPLANT 3

QI QUERCUS IMBRICARIA
SHINGLE OAK 2.5" CAL. B&B 1

QR QUERCUS RUBRA
NORTHERN RED OAK TRANSPLANT 1

TD TAXODIUM DISTICHUM
BALD CYPRESS 2" CAL. B&B 1

UH ULMUS X 'PATRIOT'
PATRIOT ELM 2.5" CAL. B&B 3

SHRUBS
AM ARONIA MELANOCARPA 'MORTON'

IROQUOIS BEAUTY™ BLACK CHOKEBERRY 5 GAL. 153

AD ARUNCUS DIOICUS
GOATSBEARD 3 GAL. POT 18

BG BUXUS X 'GLENCOE'
CHICAGOLAND GREEN® BOXWOOD 2` HT. 62

BG4 BUXUS X 'GREEN MOUNTAIN'
GREEN MOUNTAIN BOXWOOD 4` HT. 50

CS3 CLETHRA ALNIFOLIA 'SIXTEEN CANDLES'
SIXTEEN CANDLES SUMMERSWEET 5 GAL. 40

FG FOTHERGILLA GARDENII
DWARF FOTHERGILLA 3 GAL. 36

HL HYDRANGEA PANICULATA `LIMELIGHT`
LIMELIGHT PANICLE HYDRANGEA 5 GAL. 80

IS ILEX GLABRA 'SHAMROCK'
SHAMROCK INKBERRY HOLLY 5 GAL. 191

JP JUNIPERUS CHINENSIS 'KALLAYS COMPACT'
KALLAY COMPACT PFITZER JUNIPER 5 GAL. POT 12

JH JUNIPERUS HORIZONTALIS `HUGHES`
HUGHES CREEPING JUNIPER 5 GAL. POT 193

RG RHUS AROMATICA 'GRO-LOW'
GRO-LOW FRAGRANT SUMAC 3 GAL. POT 25

RF ROSA RUGOSA 'FRU DAGMAR HASTRUP'
FRU DAGMAR HASTRUP ROSE 5 GAL. 68

SP SYRINGA X PERSICA
PERSIAN LILAC 5 GAL. POT 2

TD2 TAXUS X MEDIA 'DENSIFORMIS'
DENSE ANGLO-JAPANESE YEW 5 GAL. 32

VC VIBURNUM CARLESII
KOREANSPICE VIBURNUM 5 GAL. POT 11

VR VIBURNUM DENTATUM 'RALPH SENIOR'
AUTUMN JAZZ ARROWWOOD VIBURNUM 5 GAL. POT 26

VB VIBURNUM PRUNIFOLIUM
BLACKHAW VIBURNUM 6` HT 10

SYMBOL CODE BOTANICAL / COMMON NAME SIZE CONTAINER SPACING QTY

SHRUB AREAS
CK CALAMAGROSTIS X ACUTIFLORA 'KARL FOERSTER'

KARL FOERSTER FEATHER REED GRASS 1 GAL. 18" o.c. 93

PVS PANICUM VIRGATUM `SHENANDOAH`
SHENANDOAH SWITCH GRASS 1 GAL. 18" o.c. 137

PN PANICUM VIRGATUM 'NORTHWIND'
NORTHWIND SWITCH GRASS 1 GAL. 18" o.c. 43

NEW PLANTING BEDS 92 SF

GROUND COVERS
NEW PLANTING INFILL 1,403 SF

SHADE PERENNIALS 317 SF

SUN PERENNIALS 491 SF

TURF 2,708 SF

SHADE FLOWERING PERENNIALS 106 SF

SHRUBS: 5 GAL @ 36" OC, 60%
TALL GRASSES: 3 GAL@ 18" OC 20%
PERENNIALS: 4" QUARTS @ 12" OC 10%

30% 1 GAL @ 18" OC; 70% QUARTS @ 12" OC
MATCH EXISTING WHERE NECESSARY
CAREX PENSYLVANICA, HOSTA, FERN,
HELLEBOROUS
70% SPOROBOLOUS HETEREOLEPSIS; 30%
ECHINACEA PALLIDA; QUARTS @ 12" OC

SHADE AND DROUGHT TOLERANT

ASTILBE CHINENSIS `PURPURKERZE`
ASTILBE `VISION IN RED"
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MEMORIAL
GARDEN TO

REMAIN

NEW GARDEN BOXES: FLUSH
CURB, DECOMPOSED
GRANITE PATH, NEW
CONCRETE WALK, GARDEN
SOIL

NEW BED LINE,
TYP.NEW TERRACE,

SEE ARCH, TYP.

NEW CONCRETE SIDEWALK,
SEE CIVIL EXISTING FLAG POLE,

 TO REMAIN

RELOCATED CONCRETE
PLANTER AND FOUNTAIN

NEW GENERATOR
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Lamp

Symbol Label QTY Manufacturer Catalog Number Lamp
Number

Lamps

Lumens

per Lamp
LLF Wattage

S1A

3 ARCHITECTURAL AREA

LIGHTING

PRM22-72L-335-3K7-3-

CL

C-70-CRI WITH CLEAR LENS

DATA SHOWN IS ABSOLUTE.

Street, Walkway, Wet

Location

1 7619 0.95 75.7

S1B

5 ARCHITECTURAL AREA

LIGHTING

PRM22-72L-335-3K7-3-

CL-HS

C-70-CRI WITH CLEAR LENS

DATA SHOWN IS ABSOLUTE.

Street, Walkway, Wet

Location

1 4392 0.95 75.7

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

East Lot 0.9 fc 3.6 fc 0.0 fc N/A N/A

Northwest Lot 0.9 fc 2.3 fc 0.1 fc 23.0:1 9.0:1

Property Line 0.0 fc 0.2 fc 0.0 fc N/A N/A

Site 0.2 fc 3.6 fc 0.0 fc N/A N/A
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MEMORANDUM

To:

From:

November 19, 2025Date:

Subject:

INTRODUCTION

Page 1

Emiel Guede
BLDD Architects

Parking and Traffic Access/Circulation Evaluation
Three Crowns Park
Evanston, Illinois

Peter Lemmon, P.E., PTOE 
Anna Guzik, EIT

Currently, Three Crowns Park is home to 120 residents and maintains 147 off-street parking spaces. 
Proposed plans for the community include an expansion of 26 independent living units for 40 potential 
new residents and a net increase of 28 off-street parking spaces, largely located in a planned surface 
lot extending from the existing front lot accessible via McDaniel Street. The proposed plan results in 
159 units (independent living, assisted living, and memory care), 48 skilled nursing beds, 160 
residents, and a total of 175 off-street parking spaces.

Kimley-Horn and Associates, Inc. (Kimley-Horn) was retained by BLDD Architects to prepare a 
parking and transportation analysis associated with a proposed expansion at the Three Crowns Park 
senior residential community in Evanston, Illinois. The subject property is bound by Colfax Street on 
the north, Pioneer Road on the east, Grant Street on the south, and McDaniel Avenue on the west. 
Exhibit 1 illustrates the current property and surrounding area.

This memorandum documents the analysis methodology, outlines parking data collected, 
summarizes an evaluation of parking and transportation elements of the proposed plan, and highlights 
key findings.

Vehicular access to the existing community is currently available via McDaniel Avenue (main building 
entry and limited surface parking), Pioneer Road (underground parking, surface parking, and service 
access), and Grant Street (underground parking). The existing access locations remain in the 
proposed plan, as well as a new outbound-only exit drive on Colfax Street aligned with an existing 
alley.

Three Crowns Park Parking and Traffic Evaluation - Evanston, Illinois 
November 2025
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EXISTING CONDITIONS

Page 2

Existing Roadway Characteristics
Consistent with the land uses comprising the surrounding neighborhood, the adjacent street network 
is made of primarily residential streets. The streets situated adjacent to the site and serving the 
surrounding neighborhood are detailed below with lane configurations and intersection traffic controls 
graphically depicted on Exhibit 2.

McDaniel Avenue, while a residential street, often functions as a collector street with more through 
traffic than other adjacent streets, serving as a common north-south route through the neighborhood 
between signalized intersections at Central Street to the north and Golf Road to the south. McDaniel 
Avenue has a 25 mph posted speed limit (20 mph during school days) and is under City of Evanston 
jurisdiction.

Grant Street is a two-way east-west street along the south side of the site. Adjacent to the site, Grant 
Street maintains one travel lane in each direction with on-street parking along the south side of the 
street. Grant Street has a 25 mph posted speed limit (20 mph during school days) and is under City 
of Evanston jurisdiction.

Area Land Uses
Three Crowns Park is a multi-unit senior residential community located in a largely single-family 
residential neighborhood. Single-family homes are located to the north, east, and south of the site. 
Immediately west of the site is Lincolnwood Elementary School. Residences are also west of the site 
along Colfax and Grant Streets across from the school. Perkins Woods, part of the Forest Preserves 
of Cook County, is situated immediately west of the school.

Kimley-Horn visited the subject site and surrounding area to collect relevant information pertaining to 
site context, surrounding land uses, parking, the adjacent street system, lane configurations and 
traffic control at nearby intersections, and other key transportation characteristics, This section of the 
report details information on the existing conditions.

Colfax Street is a one-way eastbound street along the northern site boundary providing a single 
travel lane and on-street parking along both sides of the street. West of McDaniel Avenue, Colfax 
Street maintains two-way traffic flow. The intersections of Colfax Street at McDaniel Avenue and 
Pioneer Road both include all-way stop control. Colfax Street has a 25 mph posted limit (20 mph 
during school days) and is under City of Evanston jurisdiction.

Pioneer Road is a two-way north-south street along the east site boundary. One lane is provided in 
each direction plus on-street parking along both sides of the street. The intersections of Pioneer 
Road with Colfax Street and Grant Street are both under all-way stop sign control. Pioneer Road has 
a 25 mph posted speed limit and is under City of Evanston jurisdiction.

Three Crowns Park Parking and Traffic Evaluation - Evanston, Illinois 
November 2025
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Page 30rowns Park Parking and Traffic Evaluation - Evanston, Illinois
November 2025

Of the 147 off-street spaces provided, 103 spaces are located within the underground garage and 44 
spaces are maintained at-grade within multiple surface parking areas. For the purposes of this study, 
the parking was divided into four subareas to organize data collection and evaluate parking 
characteristics based on location, type, user and designations, as shown on Exhibit 2.

Existing Parking System
Three Crowns Park currently provides 147 off-street parking spaces, including 5 dedicated ADA- 
accessible spaces across various surface lots and an underground garage. Approximately 94 on­
street spaces are available along the blocks Colfax Street, Pioneer Road, Grant Street, and McDaniel 
Avenue adjacent to the site.

Three
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PARKING DATA COLLECTION

Page 6

A summary of the observed hourly parking utilization by parking subarea is presented in Table 1. 
This summary includes the parking utilization for each hourly period along with the percentage 
occupancy and number of available spaces for both the overall site and the identified subareas.

As shown on the following page in Table 1, the overall utilization of the on-site parking is 63 and 82 
percent during the Sunday and Wednesday peak hours, respectively. However, at times, the front 
surface lot generally used for visitor parking nears the typical range of effective capacity while the 
low turnover garage parking reserved for residents and employees peaks at 74 percent.

Three Crowns Park exhibits low parking turnover with employees, residents, and repeat visitors. As 
such, 90-95 percent utilization represents a reasonable target effective capacity.

Peak Hour Data Review
As presented in Table 1, the peak parking activity (highlighted in green) was observed at 1:00 PM 
during the Sunday observations with 63 percent of the overall off-street spaces occupied and 55 open 
spaces. During the weekday observations, the peak parking activity was slightly later at 3:00 PM, and 
the percentage of spaces occupied was higher with 82 percent of the overall off-street spaces 
occupied and 27 open spaces.

Generally, parking facilities reach their effective capacity when parking occupancy reaches 85-95 
percent of the total available spaces (“effective capacity”). Effective capacity is the perception that 
the parking supply is practically full and few open spaces remain. This characteristic is subjective 
and generally depends on the use(s) served by the parking, how often spaces turn over, and 
familiarity that parkers have with the lot or garage. Typically, it is desirable to maintain an effective 
capacity buffer to limit the need to circulate throughout the lot hunting for the last few available spaces, 
account for inefficient parkers that may encroach into an adjacent space, or to consider temporary 
loss of spaces due to situations such as snow storage, maintenance, etc.

Parking lots with frequent, familiar users that exhibit low turnover (such as employees and residents) 
are generally considered at effective capacity at the upper end of this range. Parking lots with less 
frequent/familiar users, those demonstrating higher turnover, or those with whom a greater level of 
customer service is intended generally reach effective capacity at the lower end of the range.

Kimley-Horn conducted parking counts on two days - Wednesday, October 12, 2025 and Sunday, 
October 15, 2025. These two dates represent a typical weekday and weekend day. Based on 
discussions with Three Crowns Park representatives, Sundays are typically the busiest days of the 
week with the highest number of visitors. The parking capacity was inventoried and counts of 
occupied spaces were collected hourly over eight hours each day, starting at 10:00 AM with the last 
count starting at 5:00 PM. This period was chosen as it coincides with typical periods of peak resident, 
visitor, and employee activity on the property.

Three Crowns Park Parking and Traffic Evaluation - Evanston, Illinois 
November 2025
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Sunday (10/12) Occupied Spaces Wednesday (10/15) Occupied Spaces
CapacityLocation

10 AM | 11 AM | 12 PM | 1PM | 2 PM | 3 PM | 4 PM | 5 PM 10 AM | 11AM | 12 PM | 1PM | 2 PM | 3 PM 4PM 5 PM

56%53%

14
12 
54%

13
13 
50%

14
12 
54%

19
2 
90%

19
2 
90%

13
13 
50%

12
9 
57%

14
12 
54%

17
2

12
14
46%

20
1
95%

16
5 
76%

8
4

11
15 
42%

13
13 
50%

14
7 
67%

14
7 
67%

18
3 
86%

14
7 
67%

89
58 
61%

110
37 
75%

113
34 
77%

117
30 
80%

19
2 
90%

88
59 
60%

116
31
79%

80
67 
54%

14
7
67%

117
30 
80%

81
66 
55%

10
2

6
5

18
2

12
2

147 
0 
0

17
1

2
9
1
9

5
3

4
3

1
7
1
7

17
1

11
7

3
8 
1
6

3
7
1
7

6
6
2
9

18
3
86%

9
7
2
1
4

8
3

13
1

8
3

9
3

18
1

1
10
1
10

12
7

6
4

6
7

18
1

11
7
1

13
1

13
1

12
7

5
7
2
8

113
34 
77%

Subtotal OFF STREET 
Available Spaces 
Utilization

15
1

74
2
76
27
74%

67
2
69
34 
67%

6
18
18
17
17 
'3
94

12
5
1
1
4
2
23
3 
88%

10
5
1
1
3
2
20
6 
77%

59
2
61
42
59% 
92
55 
63%

5 
27 
67 
29%

12
7

57
2
59
44 
57%

5 
21 
73 
22%

6
7
11
9 
0
6 
39 
55 
41%

4
10
5
10 
0
8 
37 
57 
39%

8 
30 
64 
32%

4
6
2
6
0
6
24
70
26%

15
1
1
17 
4 
81%

6
7
12
7
1
5
38
56
40%

5
5
7
9
1
5
32
62
34%

103
44 
70%

6
27
67
29%

56
1
57
46
55%

47
1
48
55
47%

73
1
74
29
72%

76 
0
76
27 
74%

50
1
51
52
50%

17
1
1 
19
2 
90%

75
1
76
27
74%

5
6
11
11
1
7
41
53
44%

17
1
1
19
2 
90%

15
1
1
17
4 
81%

5 
23 
71 
24%

7 
29 
65 
31%

4
3
23
3 
88%

4
5
7
9
1
7
33
61
35%

54
1
55
48
53%

74
1
75
28
73%

75
1
76
27 
74% 
120
27 
82%
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67
1

68
35 

66%

18
2
1

21

53
1
54
49

52%

4
4
23
3

88%

7
30
64

32%

50
1
51
52

50%

4
4
23
3 

88%

4
3
22
4

85%

4
4
23
3 

88%

6
6
6
8
1
7
34
60

36%

12
7
1
1
4
4
25
1

96%

7
25
69

27%

100 
3

103

Kimley»Horn
Table 1. Parking Utilization Counts - Three Crowns Park (Evanston, Illinois)

ON-STREET’
McDaniel Ave-West 
Colfax St - North 
Colfax St - South 
Pioneer Rd - East 
Pioneer Rd - West 
Grant St - South 
Subtotal ONSTREET 
Available Spaces 
Utilization

FRONT LOT
Regular
ADA
Future Resident 

Subtotal FRONT LOT 
Available Spaces 
Utilization

BACK LOT
Regular
Employee
Employee (EV) 
Reserved Space 
Visitor
Back Dock 

Subtotal BACK LOT 
Available Spaces 
Utilization

GARAGE
Resident
ADA
Subtotal BACK LOT 
Available Spaces
Utilization
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PARKING EVALUATION

A summary comparing the existing and proposed parking allocation is outlined in Table 2.

Table 2. Existing and Proposed Parking Allocation Plan

26+3

26+3

30+30

30+30

Page 8

Proposed CapacityExisting Capacity Difference in spacesLocation

175Subtotal OFF STREET 147 +28

21 
2
23

19
2
21

The proposed parking plan also includes improvements to the adjacent on-street parking along the 
west side of Pioneer Road. The plan shifts the on-street parking further west into the existing parkway, 
limiting the obstruction to travel lanes and leading to more usable parking and improved traffic 
conditions along Pioneer Road.

The new north parking lot is planned to extend from the existing front surface lot. This proposed 
surface lot would allow one-way traffic flow, entering from the west on McDaniel Street via the existing 
inbound-only access and exiting to the north on Colfax Street via a new driveway aligned with an 
existing alley. The proposed parking plan also includes a reconfigured parking area in the back 
parking lot accessible via the existing full-access drive on Pioneer Road.

Proposed Plan and Future Parking Supply
The proposed expansion plan for Three Crowns Park consists of 26 additional independent living 
units, yielding 40 new residents and 3 additional employees (5 additional staff assigned to the daytime 
shift). To support the expansion plan, a reconfigured parking plan is proposed with a net increase of 
28 off-street parking, largely located on the northern portion of the property. With the proposed plan, 
the overall site would provide a total of 175 off-street parking spaces, including 103 garage spaces 
and 72 total off-street parking spaces across various surface parking lots.

100 
3

103

100 
3

103

12 
4
16

-7
+2
-5

Three Crowns Park Traffic and Parking Evaluation - Evanston, Illinois 
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FRONT LOT
Regular
ADA
Subtotal FRONT LOT

BACK LOT
Regular
Electric Charging
Subtotal BACK LOT

NORTH LOT
Regular
ADA
Subtotal BACK LOT

GARAGE
Regular
ADA
Subtotal BACK LOT
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Table 2. Existing and Proposed Parking Allocation Plan (continued)

|

-2I

Table 3. Existing and Proposed Populations

+26

4848

I. I i 160120 +40
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Proposed Capacity
Existing Capacity Difference in spacesLocation

92-2Subtotal ON STREET 94

Population Existing Proposed 
Expansion

171
50

+3
+5

Proposed 
Total

6
18
18
17
17
18

91
25
17

117
25
17

174
55

6
18
18
17
15
18

Based on conversations with Three Crowns Park staff, it is Kimley-Horn’s understanding that 
approximately 80 residents are assigned a parking space in the underground garage, and the 
additional 23 garage spaces are assigned to employees. During the larger employee shifts, 
employees without an assigned garage space will park in the back parking lot or use the on-street 
parking available surrounding the Three Crowns Park. Employees are instructed not to park in the 
front surface lot.

Using the existing observed parking demand (Table 1) and existing populations (Table 3), Kimley­
Horn calculated parking demand rates and parking growth projections using two approaches - one 
based on the sum of projections calculated by population category and another based on the site’s 
overall peak hour parking demand.

Parking Demand Projections
To develop projected parking needs associated with the proposed Three Crowns Park expansion, 
Kimley-Horn coordinated with Three Crowns Park staff to define the existing and planned expansion 
in terms of additional units, residents, and employees which are defined in Table 3.

'Capacities of on-street spaces were estimated assuming 22 ft per space & 1 space buffer from driveways & intersections
2On-street parking proposed to be shifted west into the existing parkway

Three Crowns Park Traffic and Parking Evaluation - Evanston, Illinois 
November 2025

Number of Units_________
Independent Living Units
Assisted Living Units
Assisted Living Units with Memory
Care
Skilled Nursing Beds____ _

Number of Residents
Total

Number of Employees
Total
Largest Shift

ON-STREET'
McDaniel Ave-West 
Colfax St - North 
Colfax St - South 
Pioneer Rd - East
Pioneer Rd- West2 
Grant St - South
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sid(o)

Projected Parking Demand by User Group (Sum of Parking Demand per Individual Category Growth Jnit)

Resident

Visitor

2 0.72 43 0.48Staff
0.210.145

Total

Projected Parking Demand Overall (Total Parking Demand per Growth Unit)

Total

Page 10

n

Parking Growth Demand RateDemand Rate?

Proposed 
Growth

Sunday
Peak Hour

Based on the combination of currently unoccupied capacity, the 28 net additional off-street spaces 
included in the proposed plan, and the projected growth in parking utilization, the proposed total of 
175 off-street parking spaces are expected to accommodate the increased parking demand 
projections during the weekday and Sunday peak hours. Across the overall site, the project peak

As presented in Table 4, the parking projections using both approaches are greatest when using the 
number of residents as the variable (as highlighted in green). The highest resulting parking growth 
projections for weekdays and Sundays (as highlighted in pink) are based on the overall parking 
demand rate, resulting in 31 additional spaces on Sundays and 40 additional spaces on weekdays 
during the peak hour. The parking evaluation assumes the high-end of the parking projections range.

40
26

31
26

Wednesday 
Peak Hour

0.77
1.01

1.00
1.32

40
34

Growth 
Unit

Resident 
Unit

0
24
19

0.41
0.54
0.16
0.10

40
26
40
26

16
14
6
3

20
17
8
3

Table 5 outlines the proposed plan’s ability to accommodate the projected growth in parking demand 
during the Sunday and weekday peak hours considering the number of currently unoccupied parking 
spaces and the net increase in parking capacity as part of the project.

Table 4 summarizes the calculated population and overall peak hour parking generation rates and 
growth projections.

It should be noted that the underground garage (resident parking) spaces are assumed to only be 
available only to the independent living units. Thus, the assisted living units and skill nursing beds 
were not accounted for in the parking generation rate for the resident parking; however, these units 
are still factored in the visitor parking generation rates.

0.51
0.67
0.19
0.13

1
32
24

Resident 
Unit

Resident 
Unit

Employee
(Largest Shift) 

Employee 
Resident 

Unit

Three Crowns Park Traffic and Parking Evaluation - Evanston, Illinois 
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Parking Growth

Table 4. Three Crowns Expansion Parking Generation Rates and Growth Projections1

1 Analysis uses the conservative estimate based on overall parking projection for the entire site (highlighted in green)
2 Demand rate calculated by dividing the parking counts associated with each population group, based on location and assigned parking location
identified by Three Crowns Park staff, by the current population or unit count associated with that group
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Table 5. Parking Demand Growth vs. Available Capacity

147Existing Capacity

12092

2755

+28Proposed Net Capacity Increase

83 55

4031

1555

91%70%

Page 11

Parking Characteristic
Sunday

Peak Hour
Wednesday 
Peak Hour

utilization is expected to reach 70 percent on weekdays and 91 percent on Sundays, but within a 
reasonable effective capacity buffer for this land use.

Existing Peak Utilization 
(See Table 1)
Unoccupied Capacity 
(Existing Capacity - Utilization)

Available Capacity to Serve Projected Parking Demand 
(Unoccupied + Net Capacity Increase)
Projected Parking Utilization Growth
(See Table 4)___________________________
Projected Excess Capacity
(Available Capacity - Projected Utilization Growth)
Projected Percent Utilization
((Existing Utilization + Utilization Growth) 1 Total Capacity)

Three Crowns Park Traffic and Parking Evaluation - Evanston, Illinois 
November 2025
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TRAFFIC EVALUATION

Table 6. ITE Trip Generation Data

Units

Table 7. Site-Generated Traffic Projections

10 20 40 10 15260 15 25 60 5

1 In/Out volumes are rounded to the nearest multiple of five.

Page 1Thr
November 2025

ITE Land Use Unit
Daily PM Peak Hour

Weekday’
Land Use Size

Daily -
In Out TotalIn

AM Peak Hour
Out Total

Currently, the adjacent intersections operate well under all-way stop control and maintain plenty of 
capacity. The busiest periods align with school morning drop-off and afternoon pick-up periods at 
Lincolnwood Elementary School. Based on the residential nature of the adjacent roadways, as well

S = 0.13X + 21.60
65% in/35% out

S = 2.28X + 198.69
50% in/50% out

S = 0.13X + 55.26 
29% in/61% out

26 
Units

PM Peak Hour
In Out 7 Total

S = exp(0.80LnX - 0.07) 
52% in/48% out

This section of the report summarizes the evaluation of anticipated traffic-related characteristics 
associated with the proposed plan and a qualitative review of the expected traffic impacts 
considering the projected traffic volumes in the context of observed conditions in the surrounding 
area and at adjacent intersections.

Given the proposed expansion of 26 units and the trip generation rates from Table 6, site-generated 
traffic projects were calculated and are summarized in Table 7. For the purposes of this analysis, 
site-generated trips are rounded to the nearest multiple of five.

Traffic Evaluation

The addition of traffic related to the proposed expansion is estimated to increase trips on the adjacent 
street network by approximately 25 and 60 total vehicle trips during the morning and evening peak 
hours, respectively. The Sunday midday peak hour is expected to experience 15 additional total trips 
resulting from the additional units.

Trip Generation
In order to calculate trips generated by the proposed expansion, data was referenced from the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 12th Edition. Trip generation rates 
for the ITE Land Use Code (LUC) corresponding to the proposed use are shown in Table 6. A copy 
of the ITE data is provided in the Appendix.

Continuing Care 
Retirement Community
(LUC 255)

X = Units

Weekday
AM Peak Hour

Continuing Care 
Retirement Community 
(LUC 255)

Sunday’
Midday Peak Hour

Sunday 
Midday Peak Hour

e Crowns Park Traffic and Parking Evaluation - Evanston. Illinois
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SUMMARY

Page 13

In addition to the planned improvements to off-street parking, the proposed parking plan also includes 
changes to the on-street parking along the west side of Pioneer Road. Specifically, the plan would 
shift the on-street parking spaces further west into the existing parkway area, thus limiting the 
obstruction to travel lanes and resulting in more usable parking and improved traffic conditions.

as the negligible congestion and delays noted during site observations, the projected growth in site­
generated traffic is not anticipated to significantly impact traffic conditions on the adjacent street 
network or intersections. The all-way stop control at the surrounding intersections is expected to 
accommodate the additional traffic with minimal impact.

From a traffic perspective, the intersections in the surrounding area currently function well and are 
expected to continue doing so with the addition of traffic associated with the proposed plan. Most 
residents, even if they have a vehicle parked on site, do not drive regularly. For residents at senior 
living communities like Three Crowns Park, they typically drive in the middle of the day between 
morning and evening rush periods when traffic volumes tend to be lower and to avoid driving when it 
is dark outside. The additional associated with the proposed plan is not expected to have noticeable 
impact on traffic conditions at adjacent intersections.

Based on applying the current rate of peak parking demand per resident at Three Crowns Park to the 
planned growth, parking demand is projected to increase by 31 and 40 spaces during the Sunday 
and weekday peak hours, respectively. However, the combination of currently unoccupied parking 
capacity and the net addition of 28 off-street parking spaces is expected to accommodate the 
projected increase in peak parking demand associated with the proposed plan.

The proposed expansion at Three Crowns Park is comprised of 26 additional independent living units, 
yielding 40 additional residents. Up to three additional employees are expected with five additional 
employees allocated to the main daytime shift. To support the proposed expansion, an increase of 
28 off-street parking spaces is proposed resulting in a net total of 175 off-street spaces across various 
surface lots and an underground garage. The additional parking spaces would be largely located in 
a new surface lot extending from existing front surface lot. This proposed lot would include one-way 
traffic flow entering from the existing access drive on McDaniel Avenue and exiting to a new driveway 
aligned with an existing alley on Colfax Street.

Three Crowns Park Traffic and Parking Evaluation - Evanston, Illinois 
November 2025
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APPENDIX
Site Plan

ITE Data
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Total CCRC UnitsBeds

261

371

720

478

247

443

354

242

328

it&sTrip Generation Manual 11th Edition • Volume 3456

Living Accommodations at CCRCs

A complete study of CCRCs requires future analysis of their various components. Therefore, it 
is important to collect as much information as possible. At the very least, the total number of

Description
A continuing care retirement community (CCRC) is a land use that provides multiple elements 
of senior adult living. A CCRC enables a resident to transition in place from independent living 
to increased care as the medical needs of the resident change. Housing options may include 
various combinations of senior adult housing (both single-family and multifamily), congregate 
care, assisted living, and nursing home. The community may also contain special services such 
as medical, dining, recreational, communal transportation, and some limited, supporting retail 
facilities. A CCRC is usually a self-contained village. Senior adult housing-single-family (Land Use 
251), senior adult housing-multifamily (Land Use 252), congregate care facility (Land Use 253), 
assisted living (Land Use 254), and nursing home (Land Use 620) are related uses.

Additional Data
Caution should be used when applying these data. CCRC developments consist of various 
housing components (dwelling units, rooms, and beds) that often exist in varying proportions. 
Therefore, the use of a single housing component may not fully represent the trip generation 
characteristics of these communities. The comprehensive independent variable—units—is the 
descriptor used in the data plots. This variable represents an aggregate of dwelling units for 
the single-family and congregate components of the CCRC and the beds in the assisted living 
component. To illustrate the varying proportions of housing options that exist in the database, 
the following table describes the residential units for nine of the CCRCs in the database.

46 (18%) 

151 (41%) 

100 (14%) 

166 (35%) 

37 (15%) 

120 (27%) 

121 (34%)

33 (14%)

94 (29%)

Dwelling Units

21 5 (82%)

220 (59%)

620 (86%)

312 (65%)

210 (85%)

323(73%)

233 (66%)

209(86%)

234 (71 %)

Land Use: 255
Continuing Care Retirement Community



Source Numbers
244, 253, 388, 501, 576, 713, 71 5, 1009

itc= General Urban/Suburban and Rural (Land Uses 000-399)457

The sites were surveyed in the 1980s, the 1990s, the 2000s, and the 2010s in Connecticut, Illinois, 
Maryland, Massachusetts, Ontario (CAN), Pennsylvania, and Virginia.

dwelling units, rooms, and beds should be obtained; if possible, the number of corresponding 
occupied units should be recorded as well.
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Standard DeviationRange of Rates

0.040.15 0.10-0.32
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x300

X

X

200

II

100 X
X

‘X

30001000 2000

Average RateX Study Site

R2= 0.95Fitted Curve Equation: T = 0.13(X) + 21.60

itcr General Urban/Suburban and Rural (Land Uses 000-399) 459

X

X
X

00

to
C

LU
cn 
Q.

X = Number of Units

-----------  Fitted Curve

Vehicle Trip Ends vs: Units
On a: Weekday,

Peak Hour of Adjacent Street Traffic, 
One Hour Between 7 and 9 a.m.

Setting/Location: General Urban/Suburban
Number of Studies: 15
Avg. Num. of Units: 871

Directional Distribution: 65% entering, 35% exiting
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Range of Rates Standard Deviation

0.14-0.45 0.07
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Standard DeviationRange of Rates
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600

X

400

X, X

200

0 3000200010000

Average RateX Study Site

R2= 0.98Fitted Curve Equation: Ln(T) = 0.80 Ln(X) - 0.07

itc=Trip Generation Manual 11th Edition • Volume 3466

0

C
LU 
to

E
II

Setting/Location: General Urban/Suburban
Number of Studies: 5
Avg. Num. of Units: 1523

Directional Distribution: 52% entering, 48% exiting

X = Number of Units

-----------  Fitted Curve

Vehicle Trip Ends vs: Units
On a: Sunday, Peak Hour of Generator

Continuing Care Retirement Community 
(255)

Vehicle Trip Generation per Unit
Average Rate






