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Corridor Development Initiative:

Howard and Ashland
Meeting 3

November 12, 2020

metroplanning.org/rogerspark
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Housekeeping
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Community Agreement
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Tonight's Agenda

1. Recap of CDI Activities

2. Demographics Polling

3. Summary of community-proposed scenarios for the Howard 
and Ashland site

4. Discuss possibilities with community 
development practitioners and community partners

5. Consensus polling on guiding principles for redevelopment 
of the site
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ALDERWOMAN MARIA HADDEN, 

49TH WARD
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Howard and Ashland Site

•City owned land

•Current site of Hello 
Howard Community 
Garden

•Approximately 1 
acre

•2 blocks from 
Howard CTA hub

•RFP for site in 2014
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Principles of Equitable Transit-

Oriented Development (eTOD)
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Corridor Development Initiative (CDI)

A series of 

interactive, 

public 

workshops 

designed to 

plan proactively 

in the context of 

market realities. 
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Local Advisory Committee Members

•A Just Harvest

•Family Matters

•Gale Community Academy LSC
•Good News Partners

•Housing Opportunities for Women
•Howard Area Community Center

•James Schneider Apartments

•Rogers Park Business Alliance
•Rogers Park Builders Group

•ONE Northside
•Peterson Garden Project
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Role of 49th Ward Office, DPD, and MPC

Pre 2020

Previously 

Failed 
Development 

Proposals 

for the Site

October 2020

Proactive

CDI Process for 
Community Input

1. Kickoff Meeting

2. Design Workshops
Virtual

In-Person

Surveys

3. Wrap Up

MPC as Facilitator

2021

Request for 

Proposals (RFP)

Ald. Office 

Coordinates with 

Department of 

Planning and 
Development

DPD as Implementer
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CDI Engagement Process

October 1st

Setting the Stage

Virtual Overview

Site Information
Community Polling

October 2nd ï

November 4th

Community 
Design Input

Virtual block exercises
In-person Scenarios

50 DIY Kits
Intercept Surveys
Online Surveys

Focus Groups

November 12th

Today

Forum Discussion

Virtual
Scenarios & feedback

Voting
Roundtable Discussion

Lessons Learned
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Meeting 1: Kickoff Feedback
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Meeting 2: Design Workshops (Virtual, In-

Person, DIY)
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Meeting 2: Block Exercise

Credit:/ƛǘȅ hǇŜƴ ²ƻǊƪǎƘƻǇ
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MENTI POLLING

Tell us about yourself and your community!

•Helps us know who is in the room

•Votes are anonymous

•Allows greater participation

Go to: menti.com
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Development Scenarios

Credit:Wyzendaleand City Open Workshop
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Financial Assumptions

•Construction costs and revenue generation based on 

local trends

•Estimated land acquisition cost of $1.5M but could be 

potential for discount depending on proposal

•Depending on end-use, additional city funding (NMTC, 

LIHTC, other) may be available but is not incorporated

•Listed 'development cost' is construction cost only



metroplanning.org   @metroplanners

Existing Scenario: Full Garden

•Maintain garden

–Option to include:

•Enhancements 

including green 

houses

•Formalized 

community spaces

Credit:SmithGroup,Wyzendaleand City 
hǇŜƴ ²ƻǊƪǎƘƻǇ
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Existing Scenario: Full Garden

Credit: Wyzendaleand City Open Workshop
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Existing Scenario: Full Garden

• Challenges

–Land acquisition/donation

•Land would need to be purchased and donated

•Likely require heavy discount or tax abatement

–Operation and improvement costs

–No monetary return on investment, absence 

of tax generating use

Development 

Cost

$0

+
Land 

Acquisition

Est. $1.5 M (2014)

+
Opportunity 

Cost

$ High

Operating

Cost

$30,000/yr

+
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Existing Scenario: Full Garden

•Health impacts:

–Gardens and Green Space: improved air 

quality, increased access to fruits and 

vegetables, opportunities for physical activity, 

improved mental health, reduction in crime, 

strengthened social connection and sense of 

place
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Scenario #2: Garden with Urban 
Farm/Incubator and Housing

•Maintain some garden

–Enhancements may include
• Job training opportunities

• Composting Service

• CSA Service

• Hydroponics System

•Green roofs

–With mix of:
• Commercial (IE incubator)

• Residential (IE housing)

• Retail (IE market)

Credit:SmithGroup,WyzendaleŀƴŘ /ƛǘȅ hǇŜƴ ²ƻǊƪǎƘƻǇ
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Scenario #2: Garden with Urban 
Farm/Incubator and Housing

Credit:WyzendaleŀƴŘ /ƛǘȅ hǇŜƴ ²ƻǊƪǎƘƻǇ
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• Challenges
–No on-site parking, could be added for add'l cost

–Relatively low density may lead to lack of interest 
from potential developers/tenants without 
other financial incentives

–Residential component will likely need to scale up 
to be financially viable

–Co-operator needed for Urban Farm/Incubator

Development 

Cost

$7.0 M

+
Land 

Acquisition

Est. $1.5 M (2014)

+
Opportunity 

Cost

$ medium

Scenario #2: Garden with Urban 
Farm/Incubator and Housing
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Scenario #2: Garden with Urban 

Farm/Incubator

•Health impacts:

–Incubator: opportunities for employment

–Stable and Affordable Housing: improved mental and 
physical health, reduced substance use, increased food 
security, improved health care access

–Gardens and Green Space: improved air 
quality, increased access to fruits and 
vegetables, opportunities for physical activity, improved 
mental health, reduced crime, strengthened 
social connection and sense of place
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Scenario #3: Garden with Mixed Use 

Community Space and Housing

•Maintain some Garden
•Residential (IE housing)

•Plaza

•Community

•Retail (IE grocery store)

•Green roofs

Credit:SmithGroup,WyzendaleŀƴŘ /ƛǘȅ hǇŜƴ ²ƻǊƪǎƘƻǇ
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Scenario #3: Garden with Mixed Use 
Community Space and Housing

Credit:WyzendaleŀƴŘ /ƛǘȅ hǇŜƴ ²ƻǊƪǎƘƻǇ
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• Challenges
–No on-site parking

–Additional residential density needed to subsidize 
rents for commercial/community spaces

–Relatively low density may lead to lack of interest 
from potential developers without other financial 
incentives

–Co-operator needed for Community space

Development 

Cost

$8.2 M

+
Land 

Acquisition

Est. $1.5 M (2014)

+
Opportunity 

Cost

$ medium

Scenario #3: Garden with Mixed Use 

Community Space and Housing
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• Health impacts:

–Stable and Affordable Housing: improved mental 

and physical health, reduced substance use, increased 

food security, improved health care access

–Retail: increased access to fruits and vegetables, 

opportunities for employment

–Gardens and Green Space: improved air 

quality, increased access to fruits and 

vegetables, opportunities for physical activity, improved 

mental health, reduced crime, strengthened 

social connection and sense of place

Scenario #3: Garden with Mixed Use 

Community Space and Housing
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Scenario #4: Garden with Mixed Use 

Retail and Housing

•Maintain most of Garden
•Retail (IE small business or 

grocery)

•Residential (IE housing)

•Commercial (IE office, 

incubator for job training, 

etc.)

•Green roofs

Credit: SmithGroup,Wyzendaleand City 
hǇŜƴ ²ƻǊƪǎƘƻǇ
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Scenario #4: Garden with Mixed Use 
Retail and Housing

Credit:WyzendaleŀƴŘ /ƛǘȅ hǇŜƴ ²ƻǊƪǎƘƻǇ
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• Challenges

–Separated residential development could attract small 

developers but subdividing the site would be ideal

–Commercial and Retail as loss leaders are typically 

subsidized by residential rents

–Challenging to identify retail tenant

•No on-site parking for anchor retail tenant

•Surrounding vacancy and adjacency to other big box retail

Development 

Cost

$6.3 M

+
Land 

Acquisition

Est. $1.5 M (2014)

+
Opportunity 

Cost

$ medium

Scenario #4: Garden with Mixed Use 

Retail and Housing
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• Health impacts:

–Stable and Affordable Housing: improved mental 

and physical health, reduced substance use, increased 

food security, improved health care access

–Community Space: improved mental 

health, strengthened social connection and sense of place

–Gardens and Green Space: improved air quality, 

increased access to fruits and vegetables, opportunities 

for physical activity, improved mental health, reduced 

crime, strengthened social connection and sense of place

–Retail: increased access to fruits and vegetables, 

opportunities for employment

Scenario #4: Garden with Mixed Use 

Retail and Housing
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Development Scenarios Objectives, Goals, 

and Principles

• Maximize retention of publicly accessible community 

garden, balanced with economic feasibility

• Locate new construction at site boundaries to maintain 

Howard Streetscape

• Provide community based economic generator i.e. 

incubator, community space, urban farm, etc.

• Residential component with mix of market rate, 

affordable, and unit sizes



metroplanning.org   @metroplanners

Development Scenarios Feasibility and 

Challenges

• Land acquisition cost needs to be offset for development 

to be economically feasible

• Residential square footage should be maximized to pay 

for other uses on site

• Difficult to attract retail or commercial tenants to 

scenarios as shown

• Portion of site available for community garden would 

depend on economic feasibility of any proposed 

development
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PRACTITIONER ROUNDTABLE 

CONVERSATION

Steve DeBretto, Industrial Council of Nearwest Chicago (ICNC)

Eliza Fournier, Chicago Botanic Garden –Windy City Harvest

Wendell Harris, Chicago Community Loan Fund

Ben Helphand, NeighborSpace
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Scenario Comparison

#1 Existing Garden

#3 Garden w/ Mixed Use Community and 

Housing

#2 Garden w/ Urban Farm, 

Incubator

#4 Garden w/ Mixed Use Retail and 

Housing

Credit:WyzendaleŀƴŘ /ƛǘȅ hǇŜƴ ²ƻǊƪǎƘƻǇ



metroplanning.org   @metroplanners

MENTI POLLING
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Q & A
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Next Steps

November ïDecember 

2020

Final Preferences Survey 
open to community until 

11/25/20

www.surveymonkey.com

/r/rpcdifinalsurvey

Recommendations from 

CDI shared with Ald. 

Office, Advisory 

Council and DPD

2021

Final report 

published

Ald. 

Office Coordinates 

with Department 

of Planning 
and Development

on Request for 

Proposals (RFP)

Request for 
Proposals Issued
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Visit the 

Alderwoman’s 

website 

(49thward.org)

and

metroplanning.org

/rogerspark

to stay current on 
progress


