AGENDA ITEM # 17
AGENDA ITEM EXECUTIVE SUMMARY
Village Board Meeting
February 28, 2022
Item Title:

Lake Street Corridor Zoning Overlay Presentation

Staff Contact:

Caron Bricks, AICP, Village Planner

VILLAGE BOARD ACTION
Receive a presentation from Teska Associates, Inc. for the Lake Street Corridor
Zoning Overlay Plan.
Executive Summary:
In 2020, DuPage County applied for and received a Local Technical Assistance (LTA)
from the Chicago Metropolitan Agency for Planning (CMAP) to build on the previously
completed Lake Street Corridor plan completed in 2014. This grant is to develop and
create a Zoning Overlay Plan for the unincorporated areas in DuPage County along Lake
Street between Cloverdale Road and Bloomingdale Road in conjunction with the three
impacted communities: Roselle, Bloomingdale, and Hanover Park.
Teska Associates, Inc. and Ancel Glink were selected as the planning consultant to
complete the plan. The firms have completed their initial analysis of existing conditions of
the corridor, the zoning of all four planning jurisdictions, and the future land use plans set
forth by each community. Teska will be presenting their existing conditions findings and
soliciting the Board’s thoughts on the direction and future of Lake Street and how all four
(4) jurisdictions can work together to bring thoughtful and impactful redevelopment to the
corridor. A full summary of their report and a copy of the presentation are attached to this
memo. The Board will be asked the following questions during the presentation:
• What is your greatest concern about the current status of the corridor?
• What are your long term goals for the corridor?
• What do you consider the greatest impediments to meeting those goals?
Teska will also provide the Board a timeline and next steps for the overlay district including
public engagement workshops to gauge community and further jurisdictional
participation.
Implications:
Is this item budgeted? N/A
Any other implications to be considered? Redevelopment of Lake Street has been
set as a strategic priority for the Village to pursue over the next three (3) years.
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Attachments:
Summary of Issues and Opportunities
Presentation
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MEMORANDUM
To:

Dominick Argumedo, AICP, Chicago Metropolitan Agency for Planning (CMAP)
Paul Hoss, Planning and Zoning Administration Coordinator, DuPage County Building and Zoning
From: Michael Blue, FAICP, Principal, Teska Associates, Inc.
Carol Brobeck, AICP, Associate, Teska Associates, Inc.
Date: October 13, 2021
RE:
Lake Street Corridor Zoning Overlay – Summary of Issues and Opportunities
The Lake Street Corridor between Bloomingdale Road on the east and Turnberry Drive/Cloverdale Road
on the west presents a range of land uses, site conditions, development possibilities and regulating
jurisdictions. Further, the four local jurisdictions located in this study area have differing visions of,
connections to, and service demands from the corridor. These factors create a lack of consistency in the
area’s character and development pattern. While such variety is not necessarily problematic, the study
area has a history of zoning and code enforcement issues, land use conflicts, and community service
questions. This inconsistency is unsustainable for nearby residents, property owners and the economic
development objectives of the local governments. In pursuing a zoning overlay through this planning
effort, the communities and County seek to create a more cohesive character, improved business
environment, and enhanced quality of life for all residents. The Lake Street Corridor Zoning Overlay is
intended to help provide regulatory consistency so that the area meets stakeholder objectives.
The first step in preparing the
overlay is to understand the
physical conditions and policy
goals relevant to the corridor.
This project summary
highlights findings from the
assessment of policies
(planning, zoning, service
provision, etc.) of the three
local governments and the
County; and of physical
conditions (land use,
development characteristics,
transportation systems, etc.)
of the corridor. Together,
these components shape the
pattern of development and
character of the study area
and will form the basis of a
shared zoning overlay.
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SUMMARY OF LAKE STREET ZONING OVERLAY ISSUES AND OPPORTUNITIES
The Lake Street Zoning Overlay project builds on the 2014 Lake Street Corridor Planning Study, which
included the current study area and addressed planning for long-term development of the corridor. The
study established future land uses and zoning for unincorporated areas which acted as a basis for
producing land use, development, and policy guidelines that DuPage County and the corridor
communities could then use to promote desired development along the Lake Street Corridor.
Planning for the zoning overlay covers a study area 2.3 miles long and includes properties within 1,000
ft. either side of Lake Street. It includes incorporated property in the Villages of Hanover Park, Roselle,
Bloomingdale, and unincorporated property in DuPage County. The intent is to create regulatory tools
to advance the 2014 Lake Street Corridor Planning Study vision and implement the plan by:







Resolving conflicts between zoning designation and existing land use;
Incentivizing desirable redevelopment;
Addressing historic code enforcement issues within the corridor;
Establishing consistency between County and municipal zoning case outcomes;
Developing standards to promote consistency between the County regulations and those of
neighboring communities;
Incorporating CMAP ON TO 2050 strategic planning initiatives and objectives.

Several questions are the focus of this study, some of which were the basis for taking on this effort and
others that have arisen through initial analysis and research. They include:










What do each of the communities’ plans advance about the long-term vision of this area?
What is the trend of development and prominent land use(s) in the study area?
o Do the character and/or uses of the study area differ by jurisdiction? How?
How do the various zoning districts in the study area compare to each other?
o Are permitted uses generally compatible across districts in different jurisdictions, or are
there significant differences?
Has Code Enforcement been a challenge in the study area? In what ways?
Are there examples of character, bulk, architectural design, site layout, etc. in the study area
that represent the communities’ goals for the corridor?
o To what extent does the ‘Case’ property set a precedent for consolidation to create
larger development sites and the impact of redevelopment on residential areas?
What kinds of transportation (multi-modal, bike, pedestrian) improvements exist?
What long and near-term challenges and opportunities are anticipated in the study area?

Additional questions fundamental to the common objectives for the corridor and to be advanced in
drafting, adopting, and applying a set of zoning standards for the study area:







Which land uses are appropriate? Which are not? Which are supported by local markets?
What zoning bulk (setback) regulations are most suitable for the overlay district?
What regulatory tools can best support redevelopment and economic development?
How can zoning support a more walkable and sustainable environment in the study area?
Are flexible development standards (liked Planned Developments) useful for the area?
What role do design and landscape standards play in the district?
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Will a single overlay district be able to achieve the goals set out by the communities or is a series
of overlays needed to account for multiple characters along the corridor?

To address these inquiries, analysis was conducted along the corridor related to existing land use, local
planning and development policies, the built environment, market trends, transportation systems, and
land use regulations. The primary findings are:
(1) General objectives for the corridor by the four jurisdictions are consistent and strive for:
 enhanced character of development,
 appropriate land uses for a prominent and well-located arterial corridor,
 development which supports local economic development objectives,
 meeting the needs and goals of their residents and other constituents, and
 eliminating property maintenance and code enforcement trouble spots along the corridor.
(2) Specific objectives of the jurisdiction reflect their ongoing development policies and overall
community goals:
 Bloomingdale has a unique Old Town area at Bloomingdale Road that defines the
community’s standards for development in the area, which should be supported by
development along the corridor study area.
 Roselle has an established commercial area along much of the corridor’s north side and
looks to maintain long term success for, and enhancement of, that area.
 Hanover Park covers a small portion of the study area near the Gary Avenue intersection,
though that area has significance to the community as a gateway and economic
development opportunity.
 DuPage County brings an overarching goal of quality development and redevelopment in
the corridor to support long term economic investment and desirable land uses along the
corridor.
 The Elgin O’Hare Western Access (EOWA) project (I-490/IL-390) creates potential for
increased development interest along Lake Street.
(3) Historic regulatory practices and development trends have very much created the eclectic
pattern of development in the study area. These factors cross not just jurisdictions, but decades
of construction practices, development trends, society norms, and market factors. These have
combined to create a wide variety of land uses, development characteristics, and attention to
aesthetic considerations.
(4) The broad range of policies, objectives, land uses, and development forms make it unlikely that
a single Lake Street Overlay can be adequately applied to the area. As the project proceeds,
consideration will be given to how several sets of regulatory overlays can be defined to address
both common and specific objectives of the communities.

Lake Street
Corridor
Zoning Overlay
Physical Conditions Assessment /
Goals Workshop

Village of Roselle – Village Board
Bloomingdale / DuPage County / Hanover Park / Roselle
Monday, February 28, 2022
TESKA ASSOCIATES, INC. | ANCEL GLINK | CMAP

Presentation Outline
1. Project Scope and Intent – Review
2. Physical Conditions Assessment
3. Corridor Concerns, Expectations,
Opportunities, & Goals
4. Next Steps

Lake Street Zoning Overlay – Work Tasks
TASKS:
• Project Kick off – Met with Staffs
• Engagement Set Up: https://lakestreetcorridor.org/
• Existing Conditions Analysis & Review With Steering Committee
• Public Engagement / Community Input
• Community Workshop
• Jurisdiction Workshops
• Stakeholders
• Preliminary Recommendations & Community Feedback
• Draft and Finalize Ordinance

Lake Street Zoning Overlay: Project Intent

Supports Staff Daily Activities
Resolving zoning / land use conflicts
Incentivizing desirable redevelopment
Address enforcement issues
Consistency between County and municipal zoning
Developing standards to advance corridor goals

Incorporating CMAP ON TO 2050 strategic planning initiatives and objectives

Study
Area

Lake Street Corridor Zoning Overlay
Physical Conditions Assessment

Physical
Conditions
Assessment
Report
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Physical Conditions Assessment:
Discussion Outline

1.
2.
3.
4.

Primary Findings
Land Use Trends
Corridor / Site / Building Characteristics
Zoning Regulations

Primary Findings
1. General objectives for corridor by jurisdictions are consistent.
2. Specific objectives reflect jurisdiction’s ongoing development
policies and overall community goals.
3. Historic regulatory practices and development forms created an
eclectic pattern of development.
4. The range of policies, objectives, land uses, and development
forms make use of a single Lake Street Overlay challenging.

Land Use Trends
Challenges
• The transition from rural to suburban development
created corridor character.
• Limited planning done before the 2014 Corridor Plan.
• Focus has been on attracting and retaining commercial,
office and industrial uses
• The retail / office markets changed drastically.
• Permitted uses vary by jurisdiction.
• Uses behind Lake Street frontage lots often are residential.

Opportunities
• Lake Street and Gary Avenue area can accommodate more
intensive development.
• Redevelopment potential south of Lake & west of Gary.

Development
& Land Use
History

Blue lines indicate
subdivision of lot lines.

Red lines indicate parcel lines. Study area
contains many long, narrow parcels.
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Corridor / Site / Building Characteristics

Challenges
• Lot sizes and shapes along Lake Street are inconsistent.
• Existing developments often do not reflect road scale.
• Some existing development does not reflect modern forms.
• New regulations bringing nonconformities into compliance.
• Establishing a consistent review process across jurisdictions.

Opportunities
• Establish regulations for desired developments and amenities.
• Allow development not in all codes for wider variety of uses.
• Some sites ripe for unified redevelopment of multiple
properties.
• Consistent sign size, design, and location.
• Reduce number of curb cuts and improve safety.

Corridor
Land Use

Corridor
Character

Site Characteristics
Landscaping –Inconsistent as
screening and in character –
attractive in some areas.
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Site Characteristics
Site Setbacks – Differ
greatly along corridor.
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Site Characteristics
Parking – Primarily
located between
buildings and ROW.
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Site
Characteristics
Circulation – Commercial cross
access in some instances.
Townhome areas lack bike / ped
connections.
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Site Characteristics
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Zoning Regulations
Challenges
• Managing existing uses that remain as nonconforming.
• Defining consistent design and development
standards for the overlay.

Opportunities
• Tailor zoning to match the varying function and
character along the corridor.
• Create consistency of use types along the
corridor.
• Reconcile inconsistencies in front setbacks.
• Establish a consistent character through design
standards.

Consolidated
Zoning Map

Questions / Comments

Lake Street Corridor Zoning Overlay
Physical Conditions Assessment

Corridor Concerns,
Expectations,
Opportunities, &
Goals
Photo: Google

What is your greatest concern
about the current status of the
corridor?

What are your long term goals
for the corridor?

What do you consider the
greatest impediments to
meeting those goals?

Lake Street
Corridor:
Workshop
Questions

TASK 4: PUBLIC ENGAGEMENT - COMMUNITY INPUT
• Findings of the Existing Conditions Review and draft goals for the
overlay district will be presented to community and County
officials and members of the public. These groups also will be
engaged to share their concerns and goals for the corridor.

Step 4.1 | Community Workshop

Next Steps

• A community workshop for the public will be held to share the
Existing Conditions Review and solicit concerns and goals for the
study area. The workshop will be held as an interactive event
allowing participants to share ideas in writing, respond to surveys,
and work with maps to share site specific concerns and ideas for
the area.

Step 4.2 | Jurisdiction Workshops
• A workshop meeting will be held with elected officials in each
of the three communities and the County. The meetings would
occur as part of their regularly scheduled committee or board
meetings. The consultant will share findings to date and ask
the officials to provide their insights on issues and
opportunities for the study area.

Task 5: Preliminary Recommendations
• Prior to preparing the draft overlay district, project priorities and
approaches to implementation will be considered.
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