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ZONING BOARD OF APPEALS OF THE CITY OF CHICAGO 
 

SPECIAL USE PUBLIC HEARING PACKET 
Everything submitted in this packet will be made available for public inspection. 

 
CONTENTS 

P. 1-2 APPLICATION INFORMATION P.6-11 PROPOSED FINDINGS OF FACT 
P.2  PROPERTY BACKGROUND P.12 SIGNATURE & CERTIFICATION 
P.3 INSTRUCTIONS P. 13 WITNESS CERTIFICATIONS 
P.4 OVERVIEW OF SPECIAL USE CRITERIA P.14-15 PHOTOGRAPHS 

P.5 PROJECT NARRATIVE P.16-17 PLANS & REPORTS 
 

INFORMATION ABOUT THE APPLICATION 
Address of the 
Subject Property 

1 ADDRESS 

 
Ward, Zoning 
District, & 
Neighborhood 

2 WARD 

 
ZONING DISTRICT 

 
To find your zoning district, go to: 
https://gisapps.chicago.gov/ZoningMapWeb/ 

NEIGHBORHOOD 

Name of person 
who submitted 
the application 

3 NAME 

 

The person who 
submitted the 
application is 

4  
☐ Self-Represented       ☐ Applicant’s Zoning Attorney  
                                                 ☐ Applicant’s Principal Representative (if a legal entity) 

 
INFORMATION ABOUT THE APPLICANT 

Full name of 
Applicant 5 

NAME 

 

The Applicant is 
a(n) 6 

CHECK ONE              ☐ Individual (if selected, skip to box #9)          
                                  ☐ Legal Entity 

Type of legal 
entity 7 

   ☐   LLC              ☐  Corporation                    ☐ Trust                   ☐  Nonprofit 
   ☐   Other__________________________ 

List the name(s) 
and title(s) of the 
Applicant’s 
principal 
representative(s) 
present at the 
hearing.  

 
8 

NAME(S)       

• 

• 

• 

•  

TITLE(S) 

• 

• 

• 

• 

https://gisapps.chicago.gov/ZoningMapWeb/
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BACP, Building 
Code, Health, 
Safety Violations 

9 Has the owner/operator of the proposed special use received notice of any 
violations in terms of business operations, building code, licensing, health, or 
safety within the last 24 months? ☐ Yes   ☐ No    
If yes, explain: 
 
 
 
 
 
 
 

 
 BACKGROUND OF THE SUBJECT PROPERTY 

Property Type 
 

10 CHECK ONE         ☐  Vacant land (If selected, skip to box #12) 
                          ☐  Improved land (i.e. has existing building/structures/paving) 

Description of 
improvements 
(e.g. Property 
contains a single-
story commercial 
building & parking lot) 

 
11 

 
               

Building Exterior 12 As it relates to the exterior of the building, the applicant will be: 
☐reusing an existing building with no exterior modification 
☐ modifying the exterior of an existing building  
☐ constructing a new building 

Descriptive 
Statement 

13 (Copy and paste the descriptive statement from the Official Denial of Zoning Certification here) 
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INSTRUCTIONS 
 

 Project Narrative. In your own words, explain to the ZBA why you are seeking a special use. 
This is an opportunity to provide an overview of your business/organization, your plans and 
goals, what you hope to accomplish, etc. Page 5. 
 

 Proposed Findings of Fact. Review the Special Use Criteria on page 4, then on pages 6-11 
provide your answers to how this application meets each of the 5 Special Use criteria. All 
answers must be (1) fact-based; (2) based solely on the Applicant’s and any additional 
witness’s personal knowledge; and (3) non-conclusory (i.e. must be able to explain why a 
conclusion was reached). At the bottom of each answer, list the names of the people (your 
witnesses) who contributed to the answer and any exhibits you relied on. Witnesses must 
certify the truthfulness of any answer they contributed to and must be present the day of the 
hearing and able to testify if asked by the ZBA. Witness certifications are located in Exhibit A 
on page 13. 
 

 Signature and Certification.  Applicants must certify the truthfulness and accuracy of their 
application. Page 12. 
 

 Witness Certification. Any witnesses who you plan to have testify at the public hearing, must 
also swear to the truthfulness and accuracy of their contributions to the application. The 
signature page is part of Exhibit A on page 13. 

 
 Photographs. Required photographs shall be attached as part of Exhibit B. Further 

instructions are on page 14. 
 
 Plans and Additional Evidence. All additional evidence, including site plans, landscape plan, 

architectural drawings, etc. shall be attached as Exhibit C1, C2, C3, etc. and fill out Table of 
Exhibits – C accordingly on page 16. 
 

 Expert Reports (optional). As there are circumstances where an expert witness might be 
helpful to bolster a case, parties may hire expert witnesses to testify in support of their 
position. However, no party is required to hire an expert witness. Any testimony by expert 
witnesses must be accompanied by a written report and a copy of their CV. As it relates to 
the Special Use Approval Criteria, Reports must explain why a conclusion was reached. 
Attach expert witness reports as Exhibit D1, D2, D3, etc. and fill out Table of Exhibits – D 
accordingly on page 17. Expert witnesses include but are not limited to certified real estate 
appraisers and land use planners. 

 
 
 
 Please note that all these requirements do not and are not intended to provide legal advice. If 

you have questions regarding this application, please consult a zoning attorney. The Zoning 
Board of Appeals and its staff cannot provide legal advice. 

 



Chicago Zoning Board of Appeals – Special Use (8/2024 Rev.)                                                                                                 4 

OVERVIEW OF CRITERIA 
 
Criteria for a Special Use. Pursuant to Section 17-13-0905-A of the Chicago Zoning Ordinance, no 
special use application may be approved unless the Zoning Board of Appeals finds that the proposed use 
in its proposed location meets all of the following criteria:  
 

 
(2) It is in the interest of the public convenience and will not have a significant adverse impact on 
the general welfare of the neighborhood or community 
Facts you might consider:  
Public Convenience: •What are the benefits to the public? •Do the benefits of granting the special use outweigh any adverse effects? • If 
there are adverse effects, would they be limited/restricted to a particular person/small group? •Will the community at least derive some 
benefit?  
General Welfare: •Will the granting of the special use have a negative impact on health, safety, environment, property values of the 
community? •Would the special use contribute to or increase crime in the area? •Is there a proximity to sensitive land uses such as 
schools, youth centers, hospitals, senior housing, homeless shelters etc. which it would negatively impact?  

 
(3) It is compatible with the character of the surrounding area in terms of site planning and 
building scale and project design 
Facts you might consider: •Will the applicant be reusing an existing building? • Is building height, number of floors similar to those in the 
area? •Does the proposed use visually fit in with the surrounding area? •Would the special use negatively impact the aesthetics or 
balance of the neighborhood?  

 
(4) It is compatible with the character of the surrounding area in terms of operating 
characteristics, such as hours of operation, outdoor lighting, noise and traffic generation 
Facts you might consider: •What are the hours of operation for your establishment? •How do your hours of operation compare to the 
hours of operation of neighboring establishments in the area? •How is the lighting in the area? •What are your plans, if any, for outdoor 
lighting? •How would you characterize the noise of the surrounding area? Is it high/medium/low traffic (vehicle and/or pedestrian)? • Do 
you anticipate noise being a problem? If so why, and what would you do to limit it? If not, why not? •Will this use generate primarily 
pedestrian or vehicle traffic? If the special use will generate vehicle traffic, would it be out of character, excessive, or hazardous for the 
area? If the special use would generate excessive vehicle traffic, what are the plans to mitigate traffic? •Is there parking or a need for 
parking? If so, are there any plans for parking? 

 
(5) It is designed to promote pedestrian safety and comfort 
Facts you might consider: •Would plans interfere with pedestrian right of way? •Would plans interfere with a bus stop? • Is there an issue 
with the landscaping or anything else that might create blind spots or block sight lines for pedestrians? •What pedestrian-focused 
accommodations do you plan on making? (e.g. bike racks, outdoor seating, plans for ice/snow/debris removal) • What pedestrian-
focused design features will the project have? (e.g. sufficient sidewalk space, minimizing falling/tripping hazards such as 
damaged/cracked/uneven surfaces, building entrances oriented toward the street, sidewalk width accommodates those with disabilities 
such as wheelchair users). •If building parking lot or drive-through, what are you doing to promote safe pedestrian crossing and reduce 
conflict points between vehicles and pedestrians? 

 
Note: the “facts you might consider” under each criterion are provided to assist applicants and witnesses 
in providing comprehensive answers to the standards, but are by no means a required, exhaustive, or 
determinative list, and are not intended to be legal advice. If you are uncertain how to answer the criteria, 
please consult a zoning attorney. 

(1) It complies with all applicable standards of the Chicago Zoning Ordinance 
Facts you might consider: •  Besides the requirement to apply for a special use, is there any other reason the proposed use would not 
comply with the Chicago Zoning Ordinance? If so, is it being addressed at the same hearing? (i.e. a variation application).  
• How does the proposed use fit the bulk and density standards of the zoning district? 



Chicago Zoning Board of Appeals – Special Use (8/2024 Rev.)                                                                                                 5 

PROJECT NARRATIVE 
In your own words, explain why you are seeking a special use: 
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PROPOSED FINDINGS OF FACT 
 

Instructions: Explain to the ZBA why or how your proposed special use meets the 5 standards 
below. Applicants may add addenda if they run out of room but must begin writing their 
answers on this form. Please note that failure to submit clear and comprehensive answers 
may result in a delay of your hearing and/or dismissal or denial of your case. 

 
A (1). The proposed special use complies with all applicable standards of the Chicago Zoning 
Ordinance 
Select and complete one of the following which best fits your application: 
 
☐ The subject property is located in a _______ [insert zoning designation] zoning district. Since a(n) 
[insert proposed use] _________________________________________ is a special use in this zoning 
district, the Applicant requires a special use.  The proposed use complies with all other standards set 
forth in the Chicago Zoning Ordinance because it is only the requirement to request a special use from 
the Zoning Board of Appeals that prevents full compliance with all applicable standards of the Chicago 
Zoning Ordinance.   
 
OR  
 
☐ The proposed use complies with all applicable standards of the Chicago Zoning Ordinance 
because: 

List witnesses who contributed & exhibits relied on for a(1): 
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A (2). The proposed special use is in the interest of the public convenience and will not have a 
significant adverse impact on the general welfare of the neighborhood or community. Explain 
why/how: 
The proposed special use is in the interest of the public convenience because: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The proposed special use will not have a significant adverse impact on the general welfare of the 
neighborhood or community because: 
 
 
 
 
 
 
 
 
 
 
 

List witnesses who contributed & exhibits relied on for a(2): 
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A (3). The special use is compatible with the character of the surrounding area in terms of site 
planning and building scale and project design. Explain why/how: 
 

List witnesses who contributed & exhibits relied on for a(3): 
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A (4). The special use is compatible with the character of the surrounding area in terms of 
operating characteristics, such as hours of operation, outdoor lighting, noise and traffic 
generation. Explain why/how: 
 
 
 
 
 
 
 

List witnesses who contributed & exhibits relied on for a(4): 
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A (5). The special use is designed to promote pedestrian safety and comfort. Explain why/how: 
 

List witnesses who contributed & exhibits relied on for a(5): 
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ADDITIONAL FINDINGS 
☐ 1. This Special Use Application is for a General Special Use and requires no additional
findings. If checked, proceed to the signature and certification on the page 12

☐ 2. This Special Use Application is for a non-general special use listed below (check all
that apply):

 Special Use is located in a Planned Manufacturing District (PMD) under 17-13-0905-C. 
 Special Use is a Business Live/Work Unit under 17-13-0905-E. 
 Special Use is a Freestanding Wireless Communication Facility under 17-9-0118-D(2). 
 Special Use is an Indoor Event Venue under 17-9-0130.1 & 17-13-0902-B(4). 
 Special Use is a Waste-Related Use under 17-13-0905-B(1). 
 Special Use is a Sanitary Landfill under 17-13-0905-B(1), (2), & (3). 
 Special Use is a Liquid Waste Handling Facility under 17-13-0905-B(1) & (2). 
 Special Use is a Resource Recovery Facility or Incinerator under 17-13-0905-B(1), (2), & (4). 
 Special Use is a Transfer Station or Reprocessable Construction/Demolition Material 

Facility or Hazardous Waste Treatment or Storage Facility under 17-13-0902-B(2). 

If any of the above are checked, complete and attach the Findings of Fact Insert for 
Non-General Special Uses (available on the ZBA website) behind this page. 

 Special Use is a Cannabis Business Establishment under 17-13-0905-G. 

If this special use is a cannabis business establishment, meaning an Adult Use Cannabis 
Dispensary, Medical Cannabis Dispensary, Cannabis Craft Grower, Cannabis Infuser, 
Cannabis Processor, Cannabis Cultivation Center, you must also complete the Cannabis 
Supplemental Packet. 
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APPLICANT SIGNATURE AND CERTIFICATION 

Under the penalty of perjury pursuant to Section 1-109 of the Illinois Code of Civil 
Procedure, I certify that all of the above statements in the proposed Findings of Fact 
and statements on any documents, photos and/or drawings submitted herewith are 
true, correct, and complete as of the date signed to the best of my knowledge and 
belief.  

Print Name: _____________________________________________________________ 
            APPLICANT (or if Legal Entity, APPLICANT’S PRINCIPAL REPRESENTATIVE) 

Signature: _______________________________________________________________        Date: ______________________ 
  APPLICANT (or if Legal Entity, APPLICANT’S PRINCIPAL REPRESENTATIVE) 
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EXHIBIT A 
WITNESS CERTIFICATIONS 

Under the penalty of perjury pursuant to Section 1-109 of the Illinois Code of Civil Procedure, 
I certify that all of the above statements for which I contributed to in the proposed Findings 
of Fact and statements on any documents, photos and/or drawings I contributed to herewith 
are true, correct, and complete as of the date signed to the best of my knowledge and belief. 
I further certify that if asked by the ZBA to testify to or be cross-examined about my 
contributions for this application, I would be able to do so. 

Witness 
Name 

Witness 
Name 

 Title (if 
applicable) 

 Title (if 
applicable) 

Signature Signature 

 Date  Date 

Witness 
Name 

Witness 
Name 

 Title (if 
applicable) 

 Title (if 
applicable) 

Signature Signature 

 Date  Date 

Witness 
Name 

Witness 
Name 

 Title (if 
applicable) 

 Title (if 
applicable) 

Signature Signature 

 Date  Date 

Witness 
Name 

Witness 
Name 

 Title (if 
applicable) 

 Title (if 
applicable) 

Signature Signature 

 Date  Date 

Andrew Winter

Executive Director

08/27/2026

Patrick Thompson

Principal at Manske Architects

26 August 2026
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EXHIBIT B  
PHOTOGRAPHS

Instructions: As part of the proposed findings of fact, you must include photographs of the subject 
property and surrounding area. As a reminder, the ZBA does not conduct site visits or do 
independent research. All the ZBA is able to consider is the information you submit into the 
record (i.e. testimony, evidence, photographs, maps, plans, etc. that you provide in your 
application and proposed findings). Failure to provide a clear and comprehensive application 
may result in a delay of your hearing and/or a dismissal or denial of your case. 

Photo Specifications: 
• The photos attached must show the property and neighborhood in its current condition.
• Every photograph must be labeled with an exhibit number, a description of the photo, and the

date it was taken (e.g. B1. View of the front of the subject property, 121 N. LaSalle, facing N.
LaSalle St. – 6/08/2023)

• Screenshots from Google Street View and other online photographs may not be submitted for
the required photographs with a ground level view. However, for the overhead view (B11)*,
Google Maps and other satellite imagery will be accepted.

• Exhibits B1-B11 are required, though applicants may provide additional photos.
Tips: 

• Photos including neighboring properties should be taken from a location on public property (i.e.
don’t trespass).

• Panoramic photos may be helpful for showing the character of the neighborhood/surrounding
area.

• If trying to make the case that there are other similarly situated properties in the area, it would
be helpful to include photos of them and label them on a map in relation to your property.

Table of Exhibits – B 

Exhibit 
Number 

Description of the Exhibit. 

B1 View of the front the property 

B2 View of the front of the property also showing the neighboring property to the right 

B3 View of the front of the property also showing the neighboring property to the left 

B4 
Across the way - standing at the front of the property, take a photo of what you see 
across the street from you (standing with your back to the front of the property). 

B5 Side views of the property (if applicable). 

B6 View of the rear of the property. 

B7 View of the rear of the property also showing the neighboring property to the right. 

B8 View of the rear of the property also showing the neighboring property to the left. 
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B9 
Rear across the way - view of the area that the rear of the property faces (standing near 
the edge of your property with your back to the rear of your property, take a photo of the 
property directly across from you). 

B10 Any photos that help demonstrate the character of the neighborhood. 

B11 

Overhead view* of the property and surrounding area (may use online photo/satellite 
map for this one). The property must be labeled and include the date accessed if using 
satellite imagery. 

[ATTACH THE PHOTOGRAPH EXHIBITS BEHIND THIS PAGE] 



B.1 - View of the front of the subject property, 4615 N. Clifton – 01/27/2026 
 

 



B.2 - View of the front of the subject property, 4615 N. Clifton, showing neighboring building to 
right – 01/27/2026 

 

 



B.3 - View of the front of the property, 4615 N. Clifton, also showing the neighboring property to 
the left – 08/28/2026 

 

 

 

 

 

 

 

 

 

 

 

 

 



B.4 - Across the way, standing at the front of the property, 4615 N. Clifton – 08/28/2026 
 

 

 

 

 



B.5 - Side view south of the subject property, 4615 N. Clifton – 12/18/2025 
 

 

 

 



B.6 - View of the rear of the subject property, 4615 N. Clifton – 12/18/2025 
 

 



 

B.7 - View of the rear of the property also showing the neighboring property to the right – 
05/22/2026 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

B.8 - View of the rear of the subject property showing neighboring building to right – 05/22/2026 
 

 



B.9 - Rear across the way from subject property, 4615 N. Clifton – 05/22/2026 
 

 

 

 

 

 

 

 

 

 

 

 

 



B.10 - Character of the neighborhood – 08/28/2026 

 

 

 

 

 

 

 



B.10 - Character of the neighborhood – 08/28/2026 
 

 

 

 

 



B.10 - Character of the neighborhood – 08/28/2026 

 

 

 

 



B.11 – Overhead View of the Property and Surrounding Area – 09/03/2026 
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EXHIBIT C  
PLANS AND ADDITIONAL EVIDENCE 

Checklist: 
☐Most recent Site Plan
☐Most recent Landscape Plan,
☐Building Elevations (provide heights and list materials used)
☐ Floor Plans
☐Plat of Survey
☐ Legal description of the premises.

Table of Exhibits – C 
Exhibits should be labeled C1, C2, C3…etc. 

Exhibit 
Number 

Description of the Exhibit. 

[ATTACH ALL ADDITIONAL EXHIBITS (EXCEPT OPTIONAL EXPERT REPORTS) SUCH AS SITE PLANS AND 
ARCHITECTURAL DRAWINGS BEHIND THIS PAGE] 



Exhibit C-1 

 

Site Plan, Landscape Plan, Building Elevation  

 

[See Attached] 

  



Z00
4615 N Clifton Ave., Chicago, IL 60640

Cornerstone Community Outreach
Sylvia Center

 9/15/26

Cover Sheet

Property Areas
Lot Area:             13,694 SF
(Basement          10,100 SF)*
First Floor          11,800 SF
Second Floor           10,650 SF
Third Floor          11,800 SF
Fourth Floor          11,800 SF
Fifth Floor          11,800 SF
Roof (6th Floor)            1,020 SF
Above Grade Square Footage:**                58,870 SF
Total Square Footage:                68,970 SF

Cornerstone Community Outreach
Sylvia Center
4615 N Clifton Ave., Chicago, IL 60640

Property Information
Site Address:   4615 N Clifton Ave., Chicago, IL
Zoning:      C1-5
CZO Occupancy Type:      Group Living: Transitional Shelter (17-17-0102-A (8))
Existing Special Use:  281-03-S
Building Construction:     I-B (Sprinklered)
Allowed FAR:  5.00
Existing FAR:  4.23
Proposed FAR:  4.30
-

Sheet Index
  Z00     Cover Sheet
  Z01     Site Context Photographs
  Z02     Site Plan
  Z03     Site Security Plan
  Z04     Parking Calculation
  Z05     Public Transit Access
  Z06     Basement Plan
  Z07     1st Floor Plan
  Z08     2nd Floor Plan
  Z09     3rd-5th Floor Plan
  Z10     Roof Plan
  Z11     West Elevation (front)
  Z12     South Elevation (side)
  Z13     East Elevation (rear)
  Z14     North Elevation (side)

Purpose
Seeking modification of existing special use permit which is restrictive of the number of occupants by
floor in the course of renovations which will transition the existing shelter from a congregant space to a
fully non-congregant shelter in which families have their own rooms. Unlike the current special use
which outlines varied occupancy counts per floor, the renovated space will have the same layout
across the upper residential floors three to five. The renovation will not only result in an even
distribution of residents across the third through fifth floors but it would also allow for a modest
increase in bed capacity under the building code, from 230 to 255. We are seeking zoning approval for
the increase in the total bed count. A reallocation and elaboration of the shelter and it's related
accessory program as it will be distributed throughout the space is described in detail herein.

* Excluded from FAR, the basement is more than 50% below
grade per Z10, which reflects the basement floor to ceiling height
of 7'-2", 3'-8" below grade vs. 3'-6" above grade.
** Basis of FAR



Z01
4615 N Clifton Ave., Chicago, IL 60640

Cornerstone Community Outreach
Sylvia Center

 9/15/26

Site Context Photographs

N

Project Site

Wilson CTA Station

CCO Hannah Center

4615
Existing screened trash compactor
located at CCO Hannah Center,
currently serving both buildings.
The intent is that it shall continue
to do so.

Aerial View

West Elevation,
South-West Building Corner

North & West Elevations,
Clifton Ave Looking South

East Elevation,
Building beyond tracks as seen from Broadway

East Elevation
Looking South

South Elevation
Looking West

W Wilson Ave

N Broadway
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4615 N Clifton Ave., Chicago, IL 60640

Cornerstone Community Outreach
Sylvia Center

 9/15/26

Site Plan
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4615 N Clifton Ave., Chicago, IL 60640

Cornerstone Community Outreach
Sylvia Center

 9/15/26

Site Security Plan
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Corridor
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Electrical

Room
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Elevator 1
96.5 sq ft
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Parking Calculation

Parking Calculations & Considerations

Relevant Parking Group:17-10-0207-Q Group Living

Group Q in C-5 requires no automotive parking spaces for the first 35,000SF of area and 1.33 spaces per 1000 SF beyond that,
with bicycle parking as determined by DPD.

Calculation By Building Area

    Floor Areas:

        Basement (excluded)                    (10,100 SF)
          Low head room area with mechanicals & inactive storage
        First Floor          11,800 SF
          Transitional shelter  17-17-0102-A (8) with
          accessory Residential Support Services, 17-17-0104-Y
        Second Floor          10,650 SF
          Low Head Room Mechanical Floor with inactive storage
        Third Floor         11,800 SF
          Transitional Shelter 17-17-0102-A (8) 
        Fourth Floor          11,800 SF
          Transitional Shelter 17-17-0102-A (8) 
        Fifth Floor          11,800 SF
          Transitional Shelter 17-17-0102-A (8) 
        Roof  (6th Floor)         1,020 SF
           Transitional Shelter 17-17-0102-A (8)

     Total Applicable Area       58,870 SF

     Applicable Area - 35,000SF (not counted under group Q)  =    23,870 SF

     13,220 SF Counted Area / 1000sf * 1.33 spaces =     32 spaces

    Bicycle Parking:         16 spaces

     Seeking 100% reduction of automotive parking spaces under Chicago Connected Communities Ordinance provisions:

Parking Exemption: 17-10-0102-B (a) Transit Served Locations

a) In all districts except D districts, minimum off-street automobile parking ratios may be reduced by up to 100% from the otherwise
    applicable standards for new construction or rehabilitation or reuse of existing structures located within 2,640 feet of a CTA rail
    station entrance or exit or within 1320 feet of a CTA bus line corridor roadway segment listed in Table 17-17-0400-B

Refer to sheet Z04 for transit proximity map with applicable lines noted.

Refer to sheet Z05 floor plan for bicycle room
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Public Transit Access

1,320'2,640'

Wilson Red, Brown &
Purple Line Station

Project Site

#81 & #36

#36

#36,
#78

#36

C
larendon Ave.

B
roadw

ay Ave.

Sheridan Ave.

Lawerence Ave.

M
arine D

r.

C
lark St.

Wilson Ave.

Montrose Ave.

Lawrence Redline Station

17-17-0400 B - Bus Line Corridor Roadway Segments

17-17-0400 A - CTA & Pace Bus Routes Included
# 22    Clark
# 36  Broadway
# 78 Montrose
#148  Clarendon/Michigan Express
#151   Sheridan

Broadway Ave, Between Clark & Devon (#36)
17-17-00102 B (a) - CTA Train Stations

CTA Red Line

Ainsley St.

#78 & #151

#151Leland Ave.

CTA Brown Line
CTA Purple Line

Wilson Ave

N
 C

lif
to

n 
Av

e

N Broadway

Elevated C
TA tracks

Project Site
Sylvia Center

+/- 383'
Total walking distance from
CTA Entry to Property Line

                238.4'

Total Distance from CTA Entry to Property Line

Wilson Redline
Entrance/Exit
Wilson Redline
Entrance/Exit

N

N

SCALE: 1/128"=   1'-0"02 Transit Adjacency Map

south station entrance north station entrance
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Basement Plan
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Bike Storage Room
(16 Bicycles)

- -

DN

DN

Lower ceiling
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typical basement
ceiling height
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Trash compacting and pick up at
CCO Hannah Center 4628 N Clifton
(across the street). See sheet Z01

New guardrail

-

N. Clifton Ave.

CTA Tracks
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5 6 7 8 9 10 11 12 13 14 15 16

UNEXCAVATED

JC
108.5 sq ft

Water Room
324.5 sq ft

South Stair
121.75 sq ft

North Stair
121.5 sq ft

Main Electrical
184.5 sq ft

Storage
127.75 sq ft

Elevator Pit
94.75 sq ft

Open Basement
7,229.5 sq ft

Boiler Room
254.75 sq ft

Bike Storage
348.25 sq ft

Fire Pump Room
187 sq ft

Elevator 1
106.25 sq ft

Electrical
184.5 sq ft

Trash
Room
118 sq ft

Bike Storage
155.5 sq ft

Closet
27.5 sq ft

New guardrail

N
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First Floor Plan
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Desk
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South Stair
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North Stair
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WC 1
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Storage
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ADA
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571.5 sq ft

Living
Room
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Elevator 1
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Second Floor Plan
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3rd through 5th Floor Plans
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220.5 sq ft

Community Room
195.5 sq ft

Community
Kids Room

195.5 sq ft

ADA
WC 17
64.5 sq ft

Room 17
304.5 sq ft

Room 10
181 sq ft

ADA
WC 11
64.5 sq ft

ADA
WC 10
64.5 sq ft

Closet
25.75 sq ft

JC
24 sq ft

Room 11
220 sq ft

Room 12
270 sq ft

Room 13
269.5 sq ft

ADA
WC 15
64.5 sq ft

ADA
WC 16
64.5 sq ft

Room 15
311.75 sq ft

Room 16
236.5 sq ft

ADA
WC 14
64.5 sq ft

Staff
ADA
WC 1

52.25 sq ft

Reception
494.5 sq ft

South Stair
184.25 sq ft

North Stair
164.25 sq ft

ADA
WC 13
64.5 sq ft

ADA
WC 12
64.5 sq ft

Room 14
234.75 sq ft

Staff
ADA
WC 2
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96.5 sq ft

10
'-1

"
13

'-6
"

2'
-5

"

18
'-8

"

9'-2"

4'

A
D

A

Bed Count per Residential Floor
Total Adult Beds per Floor: 52
Total Youth Beds per Floor: 33
Total Beds per Floor: 85

Total Beds for Total Building: 255
Bed count based on CBC Table 14x-4-402.4

N
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Roof Plan
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Mechanical Area: VRF Units

Mechanical Area: Condensing Units
At or below parapet with support,

screening not required

Raised planter beds

Roof maintenance perimeter

8' fence with
windows

Seating area with a
view to downtown

Maintenance
Access

Gray area denotes walkable roof
area, all other areas are unoccupied

mechanical and solar

8' fence

8' fence

Pergola with seating
and planter bedsRaised planter beds-

N. Clifton Ave.

CTA Tracks

Wellness
Garden
632.75 sq ft

Solar PV
2,130.25 sq ft

Proposed Playground
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Stair
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Stair
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Elevator 1
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222.25 sq ft
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West Elevation (front)
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Egress stair extension, new
enclosure with metal cladding

New metal cladding
stair enclosure
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New window in
existing opening
in white (typical)

Existing elevator
penthouse

Elevator Vestibule and
Machine Room addition,

with metal cladding
New fencing

New window in
new opening in
blue (typical)

New storefront to
replace existing

rollup loading door

New door
in existing

opening

New garage
door in existing

opening

New door in
existing opening

New 3' bollards directly
in front of storefront

Existing 1st Floor @ 4'-4"

Existing Sidewalk @ 0'-0"

Existing 2nd Floor @ 14'-1"

Existing 3rd Floor @ 22'-1"

Existing 4th Floor @ 32'-11"

Existing 5th Floor @ 43'-8"

Existing Roof @ 54'-5"

Existing Parapet @ 58'-6"

New Roof Addition @ 69'-5"

Existing Elevator Penthouse @ 71'-8"
Existing Elevator Penthouse U.S. Structure @ 70'-5"

No Change

No Change

Existing Basement @ -3'-8"

New Roof Addition @ 67'-9"

Playground Equipment
behind fence

New Fence @ 62'-5"

Existing basement ceiling slab @ 3'-6"

SYLVIA CENTER
4615

N. Clifton Ave

CTA Side

1/16" = 1'-0"

1. Overall exterior maintenance includes tuck pointing throughout and
existing exterior openings infill to include steel stud construction or masonry.

2. Blue highlighted notes changes in material or appearance. Including new
windows in new opening.

3. White highlighted windows note new windows in existing opening.

General Notes:
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South Elevation (side)
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Existing 1st Floor @ 4'-4"

Existing Sidewalk @ 0'-0"

Existing 2nd Floor @ 14'-1"

Existing 3rd Floor @ 22'-1"

Existing 4th Floor @ 32'-11"

Existing 5th Floor @ 43'-8"

Existing Roof @ 54'-5"

Existing Parapet @ 58'-6"

New Roof Addition @ 69'-5"

Existing Elevator Penthouse @ 71'-8"

Existing Elevator Penthouse U.S. Structure @ 70'-5"

No Change

No Change

New Fence @ 60'-5"

Elevator Vestibule and
Machine Room addition,

with metal cladding

Existing infill

Infill existing opening to match
existing masonry (typical)

Existing Basement @ -3'-8"

Existing Ground Level @ 3'-0"

Infill existing opening to match
existing masonry (typical)

Infill existing opening to match
existing masonry (typical)

New Roof Addition @ 67'-9"

Infill existing opening to match
existing masonry (typical)

Existing window with random
infill to be replaced with infill to
match existing masonry wall

Playground Equipment
behind fence New fenceExisting elevator

penthouse

N. Clifton Ave

CTA Side

1/16" = 1'-0"

1. Overall exterior maintenance includes tuck pointing throughout and
existing exterior openings infill to include steel stud construction or masonry.

2. Blue highlighted notes changes in material or appearance. Including new
windows in new opening.

3. White highlighted windows note new windows in existing opening.

General Notes:
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East Elevation (rear)

Egress stair extension, new
enclosure with metal cladding

Room 6 Room 5

New Roof Addition @ 69'-5"

Existing Elevator Penthouse @ 71'-8"

Existing Elevator Penthouse U.S. Structure @ 70'-5"

No Change
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Story Building
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New window in
existing opening
in white (typical)

existing brick

existing concrete beam

New storefront
in new opening/

existing infill

New window in
new opening in
blue (typical)

New deck
and stair

existing opening to
be infilled to match
existing masonry

Existing 1st Floor @ 4'-4"

Existing Sidewalk @ 0'-0"

Existing 2nd Floor @ 14'-1"

Existing 3rd Floor @ 22'-1"

Existing 4th Floor @ 32'-11"

Existing 5th Floor @ 43'-8"

Existing Roof @ 54'-5"

Existing Parapet @ 58'-6"

New Fence @ 60'-5"

Existing Basement @ -3'-8"

Existing Ground Level @ 3'-0"

Egress stair extension, new
enclosure with metal cladding

Existing elevator
penthouse

Elevator Vestibule and
Machine Room addition,

with metal cladding

New louver in
existing opening

Existing loading door to be replaced with insulated
stud wall with exterior metal cladding.

-

Replace existing hollow clay tile infill with insulated stud
wall with exterior metal cladding, typical for this floor.

-

No Change

New fencingNew VRF Units

New VRF Equipment @ 64'-7"

New Roof Addition @ 67'-9"

New glass block in existing
opening in white (typical)

New glass block in existing opening, may be
lourve instead, coordinating with MEP engineer

New louver in existing
opening behind transformer

Playground Equipment
behind fence

New generatorNew
transformer

New
transformer

New fence

N. Clifton Ave

CTA Side

1/16" = 1'-0"

1. Overall exterior maintenance includes tuck pointing throughout and
existing exterior openings infill to include steel stud construction or masonry.

2. Blue highlighted notes changes in material or appearance. Including new
windows in new opening.

3. White highlighted windows note new windows in existing opening.

General Notes:
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Existing brick with mural of
interpretation of a Civil Rights

Movement-era photo by Danny Lyon.

Existing 1st Floor @ 4'-4"

Existing Sidewalk @ 0'-0"

Existing 2nd Floor @ 14'-1"

Existing 3rd Floor @ 22'-1"

Existing 4th Floor @ 32'-11"

Existing 5th Floor @ 43'-8"

Existing Roof @ 54'-5"

Existing Parapet @ 58'-6"

New Roof Addition @ 69'-5"

Existing Elevator Penthouse @ 71'-8"

Existing Elevator Penthouse U.S. Structure @ 70'-5"

No Change

No Change

New Fence @ 62'-5"

Existing Basement @ -3'-8"

Elevator Vestibule and
Machine Room addition,

with metal cladding

Existing elevator
penthouseNew fencing

New Roof Addition @ 67'-9"

Neighboring Single Story Building

N. Clifton Ave

CTA Side

1/16" = 1'-0"

1. Overall exterior maintenance includes tuck pointing throughout and
existing exterior openings infill to include steel stud construction or masonry.

2. Blue highlighted notes changes in material or appearance. Including new
windows in new opening.

3. White highlighted windows note new windows in existing opening.

General Notes:



 

Exhibit C-2 

 

Plat of Survey 

 

[See Attached] 

  





 

Exhibit C-3 

 

Legal Description 

 

[See Attached] 
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EXHIBIT D 
OPTIONAL EXPERT REPORTS 

Note: Pursuant to Rule 4.7 of the ZBA Rules of Procedure, as there are circumstances where an expert witness might be 
helpful to bolster a case, parties may hire expert witnesses to testify in support of their position. However, no party is required 
to hire an expert witness. 

Table of Exhibits – D 
Exhibits should be labeled D1, D2, D3… etc. 

Certification 
Under the penalty of perjury pursuant to Section 1-109 of the Illinois Code of Civil Procedure, 
I certify that all of the statements in my report are true, correct, and complete as of the date 
signed to the best of my knowledge and belief. I further certify that if asked by the ZBA to 
testify to or be cross-examined about my contributions for this application, I would be able 
to do so. 

Witness 
Name 

Witness 
Name 

 Title (if 
applicable) 

 Title (if 
applicable) 

Signature Signature 

 Date  Date 

Witness 
Name 

Witness 
Name 

 Title (if 
applicable) 

 Title (if 
applicable) 

Signature Signature 

 Date  Date 

[ATTACH OPTIONAL EXPERT REPORTS BEHIND THIS PAGE] 

Each expert report must be accompanied by that expert’s C.V. 

Exhibit 
Number 

Description of the Exhibit. 
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	Text3: 
	Text7: The Applicant, Cornerstone Community Outreach, seeks a modification of its existing special use permit to allow the renovation and modernization of The Sylvia Center, an existing transitional shelter operating within a six-story building. The proposed modification will authorize an expansion from 230 to 255 beds and permit fully non-congregate operations throughout the facility.

The proposed renovations will transition the facility from a congregate space—where residents share open sleeping areas—to a fully non-congregate shelter in which families and individuals have their own private rooms. This conversion is central to improving outcomes and reinforcing the dignity of residents by providing accessible, private accommodations with integrated health services.

The project is part of the Department of Family and Support Services' (DFSS) Shelter Infrastructure Initiative (SII) and is jointly funded by the Illinois Housing Development Authority, reflecting a coordinated public investment in modernizing shelter infrastructure across the city.

Unlike the current special use, which prescribes varied occupancy counts per floor, the renovated facility will feature a uniform residential layout across the upper floors (floors three through five). This even distribution of residents eliminates the patchwork restrictions of the existing permit and allows for a modest increase in bed capacity—from 230 to 255—that is permissible under the building code. The Applicant seeks zoning approval for this increase in total bed count, along with a reallocation and elaboration of the shelter program and its related accessory uses as they will be distributed throughout the renovated space.

The property is currently improved with a five-story building owned by Cornerstone Community Outreach that is undergoing renovation. Upon completion, the Applicant will operate the property as a Non-Congregate Shelter (NCS) for people experiencing homelessness, incorporating an outpatient medical office and community center. The proposed facility will contain 51 private, non-congregate sleeping units with a total capacity of 252 people.

The program is staffed and operates 24 hours per day, seven days per week, with three staff shifts per day. The facility will typically have 10 staff members on site at any given time, with the number of staff increasing slightly in proportion to the modest increase in residents. Case Managers will be maintained at a ratio of 1:30 residents per DFSS standards, and site security will remain on-site around the clock.

The Sylvia Center currently serves families and individuals experiencing homelessness who are referred to Cornerstone by DFSS. Residents may stay until they find permanent housing or move on for other reasons. The proposed renovation does not alter the population served; rather, it enhances the quality of shelter provided to the same community by replacing congregate dormitory conditions with private, non-congregate accommodations.
	Text8: 
	Text9: C1-5
	Text10: Transitional Shelter 
	Text12: Patrick Thompson
	Text13: The proposed modification of the existing special use permit directly serves the public interest by advancing the City's commitment to providing dignified, effective shelter services for people experiencing homelessness. The renovation of The Sylvia Center from a congregate to a fully non-congregate facility represents a meaningful improvement in the quality of care available to families and individuals in crisis, aligning with citywide policy objectives and best practices in homeless services.

The project is undertaken as part of the Department of Family and Support Services' (DFSS) Shelter Infrastructure Initiative (SII) and is jointly funded by the Illinois Housing Development Authority. This joint public investment reflects the determination by multiple governmental bodies that modernizing shelter infrastructure is a matter of significant public concern and benefit. The conversion to 51 private, non-congregate sleeping units with integrated outpatient medical services and a community center will improve health outcomes, promote housing stability, and support residents' transition to permanent housing.


	Text14: The requested modification will not introduce a new use to the neighborhood. The Sylvia Center has operated as a shelter at this location under an existing special use permit, and the proposed renovation maintains that established use while improving the quality of operations. The surrounding neighborhood has coexisted with this facility, and the proposed changes do not alter the fundamental character of the use. This facility has been instated with this use since the approval of that certain special use application for 4615 N. Clifton Avenue by the Chicago Zoning Board of Appeals on July 18, 2003
	Text15: Andrew Winter; Patrick Thompson
	Check Box1: Yes
	Check Box3: Off
	Text22.1: 8/27/2026
	Text16: 
	0: The special use is compatible with the surrounding area in terms of site planning, building scale, and design. By converting the existing layout into non-congregate units, the project maintains the character of the structure while enhancing the services provided within. 

The development uses the existing building footprint and scale, avoiding major changes that could disrupt the neighborhood. Its design fits within the mixed-use nature of the area, respecting nearby commercial and residential uses. Overall, the project aligns with the community's character while meeting a need for transitional housing in the area. 
	1: Patrick Thompson 
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	Text19: 
	1: Patrick Thompson
	0: The special use is designed to promote pedestrian safety and comfort by maintaining the existing building footprint and avoiding major exterior changes that could disrupt sidewalk flow or visibility. The shelter's low traffic generation, due to limited vehicle use by residents and staff, reduces congestion and enhances pedestrian safety. Additionally, the site's proximity to multiple CTA bus lines encourages foot traffic and transit use, supporting a walkable, transit-oriented environment that aligns with the character of the surrounding area.



	Text18: 
	1: Andrew Winter
	0: Because none of these changes are occurring outside of operations being improved, the special use will continue to be compatible with the surrounding area.

	Check Box11: 
	0: Yes
	1: Off

	Text6: 
	1: The Applicant seeks a Special Use to allow the renovation of an existing transitional shelter for an expansion from 230 to 255 beds with non-congegrate operations within an existing five-story building.
	0: 
	1: The property is currently improved with a five-story building that is owned and being renovated by Cornerstone Community Outreach. The Applicant will be operating the property as a Non-Congregate Shelter (NCS) for people experiencing homelessness and will include an outpatient medical office and community center. The intent of the proposed renovations is to improve the outcomes and reinforce the dignity of our residents by converting the existing facility into fully accessible, non-congregate facility, with integrated health services. The project is part of the Department of Family and Support Service's (DFSS) Shelter Infrastructure Initiative (SII) and is jointly funded by the Illinois Housing Development Authority. 
	0: 
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