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North Region Commercial Corridor Framework Analysis

Project Overview

▪ Analytical framework to categorize the 

commercial corridors in the North Region

▪ Physical characteristics

▪ Market position

▪ Relative performance

▪ Strategic actions to support commercial 

corridors over the long term

▪ Link to Online Mapping Tool
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https://sbf.maps.arcgis.com/apps/dashboards/4c170f02f3af4387959982c730e4ae07
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Focus Group Meetings

agenda

Introduction to framework analysis

Discussion of potential strategic actions

to support commercial corridors
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Framework Analysis
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North Region Commercial Corridor Framework Analysis

Methodology

▪ Delineated commercial corridors:

▪ Parcels in B & C zoning districts

▪ Parcels in Special Service Areas

▪ Parcels associated with active business licenses 

▪ Work sessions with DPD

▪ Collected data from various sources 

▪ Synthesized data points to identify trends

▪ Defined lenses and corridors based on data 

synthesis

Data points:
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Active business license count

Annual reported value associated 

with building permits 

Annual building permit count

Average housing unit density

Assessed value trends

Commercial building age

Commercial building sq ft

Corridor area

Corridor population

Median household income

Median household size

Median visitor income

Median visitor travel distance

Number of car lanes

Number of retail properties

Pedestrian street designation

Presence of Special Service Area

Presence of TIF District

Street frontage length

Proximity to CTA L station

Reported rents of retail properties

Sales tax revenues

Tenants in retail spaces

Total visits to corridor

Unique visitors to corridor 

Visit frequency

Visitor dwell time 

Volume of new housing units 

Vacancy of retail properties 
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Node

Concentrated around intersection or CTA train station

How does the corridor segment geographically relate to other corridor segments?

CORRIDOR SEGMENT TYPE
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Contiguous

Adjacent to other corridors along primary street

Single

Not adjacent to other corridors along primary street

Data source: 

Cook County Parcel Shapefiles, SB Friedman

W Montrose ave

W irving park rd

W Addison st

W Belmont ave

W diversey pkwy

N ashland ave

N sheffield ave

N halsted ave
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What are the characteristics of retail properties in the corridor segment?

PHYSICAL CHARACTERISTICS
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High BUSINESS 
concentration 

small-scale

High Business 
concentration 

mixed-scale

Low BUSINESS 
concentration 

mixed-scale

Low BUSINESS 
concentration 
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Data source: 

CoStar Properties (2023); 

City of Chicago Business Licenses (2023)
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W Montrose ave

W irving park rd

W Addison st

W Belmont ave

W diversey pkwy

N ashland ave

N sheffield ave

N halsted ave
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How much consumer buying power does the segment benefit from (within half a mile)?

CONSUMER BUYING POWER / Medium Household Income
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Data source: 

U.S. Census, 2017-2021 American Community Survey; 

½-mile radius

Higher Income
Over $120,000

ModeratE Income
$70,000-120,000

Lower Income
Less than $70,000

W Montrose ave

W irving park rd

W Addison st

W Belmont ave

W diversey pkwy

N ashland ave

N sheffield ave

N halsted ave
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How much consumer buying power does the segment benefit from (within half a mile)?

CONSUMER BUYING POWER / Housing Unit Density

9

Data source: 

U.S. Census, 2017-2021 American Community Survey; 

½-mile radius

High Density
Over 30 units/acre

Moderate Density
15-30 units/acre

Low Density
Less than 15 units/acre

W Montrose ave

W irving park rd

W Addison st

W Belmont ave

W diversey pkwy

N ashland ave

N sheffield ave

N halsted ave
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How much consumer buying power does the segment benefit from (within half a mile)?

CONSUMER BUYING POWER / On a per-acre basis
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Data source: 

U.S. Census, 2017-2021 American Community Survey; 

½-mile radius

(Median Household Income x Housing Unit Density)

Top quartile
Over $2.5 M/acre

Second quartile
$1.8-2.5 M/acre

Third quartile
$1.2-1.8 M/acre

Fourth quartile
 Under $1.2 M/acre

W Montrose ave

W irving park rd

W Addison st

W Belmont ave

W diversey pkwy

N ashland ave

N sheffield ave

N halsted ave
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Uncomfortable

What is the pedestrian experience in the corridor segment?

PEDESTRIAN FRIENDLINESS
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Comfortable
High concentration of 

walk-in businesses 

(compact form)

Somewhat comfortable
Low concentration of 

walk-in businesses

(car-oriented form)

Business Density

C
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r 
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Data source: 

City of Chicago Business Licenses (2023); SB Friedman
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1-3

Low High

W Montrose ave

W irving park rd

W Addison st

W Belmont ave

W diversey pkwy

N ashland ave

N sheffield ave

N halsted ave
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How old are the commercial properties within the corridor segment?

MEDIAN AGE OF COMMERCIAL BUILDINGS
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Data source: 

CoStar Properties (2023)

Built 1981 or later

Built 1946 to 1980

Built 1945 or before

W Montrose ave

W irving park rd

W Addison st

W Belmont ave

W diversey pkwy

N ashland ave

N sheffield ave

N halsted ave
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Regional Tourist Destination
• >65% of visitors travel over 10 mi

• >1M visitors/year

• Presence of a major anchor

Community Destination
• 30-65% of visitors travel over 10 mi

• Generally, 75k-700k visitors/year

• Presence of major anchor and/or  

shopping/nightlife district

Neighborhood Serving
• <30% of visitors travel over 10 mi

• Generally, under 200k visitors/year

• No anchor presence or 

shopping/nightlife district

Is the corridor neighborhood-serving, community-serving, or a regional destination?

MARKET REACH
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INSTITUTIONAL 
University, City College, or 

hospital anchors

General
Entertainment anchors. Major 

shopping/nightlife districts

Data source: 

PlacerAI Median Travel Distance (2022), PlacerAI Unique Visitor 

Counts (2018-2023), SB Friedman

W Montrose ave

W irving park rd

W Addison st

W Belmont ave

W diversey pkwy

N ashland ave

N sheffield ave

N halsted ave
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How is the business community functioning?

ECONOMIC HEALTH
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Data source: 

City of Chicago Sales Tax Collections (2016-2022),

PlacerAI Unique Visitor Counts (2018-2023), SB Friedman

Emerging
Below median sales tax or 

unique visitors, but

above median growth 

High-Performing
Above median sales tax & 

unique visitors; positive 

sales tax & visitor growth 

Established
Below median sales tax or 

unique visitors, with 

low growth

Vulnerable
Below median sales tax or 

unique visitors, and 

negative growth
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Number of Visitors and Sales Tax Revenue Generation

W Montrose ave

W irving park rd

W Addison st

W Belmont ave

W diversey pkwy

N ashland ave

N sheffield ave

N halsted ave
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How much redevelopment and private investment has occurred since 2016?

Real estate investment
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Data source: 

City of Chicago Building Permits (2016-2023)
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Strong
Over $1M per ¼ mile

Steady
$500k-$1M per ¼ mile

Limited
<$500k per ¼ mile

Strong - emerging 
>50% since 2020

Strong - established
<50% since 2020

W Montrose ave

W irving park rd

W Addison st

W Belmont ave

W diversey pkwy

N ashland ave

N sheffield ave

N halsted ave
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DISCUSSION
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