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To allow for further study of potential impacts of these types of projects, the Village Board adopted
a four-month moratorium on September 13, 2021, suspending the approval and permit issuance
for building additions and new construction of industrial/warehouse buildings in the O/Ia and O/Ib
Office/Industrial zoning subdistricts; and other industrial properties within the O/I Office/Industrial
zoning district adjacent to Half Day Road, Milwaukee Avenue, or Aptakisic Road. The moratorium
was extended on January 10, 2022, for another four months, through April 10, 2022. During the
moratorium, no applications were received.
To assist in developing the plan, the Village Board commissioned a study via a contract with Ginkgo
Planning + Design to develop guidelines and update code regulations for large-scale industrial and
warehouse uses. Gingko Planning + Design held a workshop with the Village Board on November
4, 2021, to discuss the study area and identify transformative opportunities for the broader area.
Additionally, staff solicited feedback from various stakeholder groups, representing taxing bodies,
partner agencies, major businesses, hospitality businesses, and corporate owners/landlords, between
April and August 2021. This feedback was used to develop plan recommendations where appropriate.
The final plan was considered by the Village Board on April 25, 2022 and adopted on May 9, 2022.
As a result of this planning effort, the Village implemented Zoning Map and code changes that will
further aid the Village in regulating the high-impact, high-visibility warehouse and industrial uses
throughout the Corporate Center and adjacent areas.
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INTRODUCTION
The primary purpose of the Corporate Center Subarea Plan (“Plan”) is to appropriately regulate largescale industrial and warehouse uses by reviewing and adopting regulations and/or guidelines for
these uses within the Lincolnshire Corporate Center, Lincolnshire Business Center, and surrounding
residential and commercial properties. In light of pressure for these types of developments nationally,
regionally, and locally, it became apparent the Village Code did not sufficiently address these types of
uses in terms of bulk control, aesthetics, screening, and traffic impact on Village streets, especially in
high-visibility areas along major arterials. Without appropriate regulatory controls, the character of
Lincolnshire stood in jeopardy of being compromised and lacking a sense of identity. The secondary
purpose of the plan was to review CityPark, Par-King, and a residential cluster along Aptakisic Road
and develop recommendations regarding development/redevelopment opportunities, given their
adjacency to the primary study area.

EXISTING USES AND MAJOR ANCHORS
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1.
2.

EXISTING USES AND MAJOR
ANCHORS

Lincolnshire Corporate Center
• SIZE: 330 acres approx.
• EXISTING ZONING: O/Ia, O/Ib, O/Ic, and O/Id and regulated by the O/I zoning code, B2 General Business.
• EXISTING LAND USE: Corporate offices, office/warehouse space; a freestanding restaurant; two daycare centers; and three hotels. Recent
Developments include a 187,000-square-foot office/industrial building on a 10-acre site occupied by Probat corporate headquarters, and a 113room Home2 Suites hotel at 350 Knightsbridge Parkway.
• YEAR CONSTRUCTED: Development began in 1983 and over 35 buildings have been completed to date.
• CURRENT PROPOSALS: Mixed-use proposal for an 8-acre vacant site at the southwest corner of Milwaukee Avenue and Half Day Road (adjacent to
Probat headquarters), with uses to include a gas station, restaurants, and various service uses.
Lincolnshire Business Center
• SIZE: 141 acres approx.
• EXISTING ZONING: O/Ic and O/Id and regulated by the O/I zoning code.
• EXISTING LAND USE: office/warehouse and corporate office
• YEAR CONSTRUCTED: Development began in the 1980s and continued through the 1990s.
Millbrook Business Center
• SIZE: 8.0 acres approx.
• EXISTING ZONING: Zoned O/Id and regulated by the O/I zoning code.
• EXISTING LAND USE: a 134,546-square-foot, multi-tenant office building at 475 Half Day Road in Lincolnshire and subject of the study. Located
in Lincolnshire and Buffalo Grove
• YEAR CONSTRUCTED: Development was completed in 1998 and features structured and surface parking. The building recently underwent
significant common area renovations.
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Lincolnshire’s corporate areas are generally bounded by Half Day Road to
the north; Milwaukee Avenue to the east; Aptakisic Road to the south; and
Bond Street to the west. Lincolnshire’s corporate areas west of Milwaukee
Avenue are comprised of three distinct centers: Lincolnshire Corporate
Center, Lincolnshire Business Center, and Millbrook Business Center.
Additional office/industrial properties can be found along Schelter Road
and Aptakisic Road.

Millbrook Business Center subdivision
•
SIZE: 33.5 acres approx.
•
EXISTING ZONING: This area is zoned O/Id and regulated by the O/I zoning code.
•
EXISTING LAND USE: Includes two properties: A 29-acre property at 100 Schelter Road which is improved with a 355,000-square foot office/warehouse building
constructed in 1978 and currently occupied by Quill Corporation; and a 4.5-acre property at 2000 Millbrook Drive which is improved with a 50,500-square-foot office
building constructed in 2000 and currently occupied by Zenith/LG Electronics.
Schelter Road Properties
•
SIZE: There are 10 properties on Schelter Road totaling 12 acres in size.
•
EXISTING ZONING: This area is zoned O/Ic and O/Id and is regulated by the O/I zoning code.
•
EXISTING LAND USE: Small single-tenant and multi-tenant office/warehouse buildings, as well as the Village’s Public Works facility, a fire station for the
Lincolnshire-Riverwoods Fire Protection District, and a post office.
•
YEAR CONSTRUCTED: These properties are part of the former Chicagoland Airport site with first buildings constructed in the 1960s and 1970s.

City Park Retail Center
•
SIZE: 19 acres approx.
•
EXISTING ZONING: Developed as a Planned Unit Development in the B2 General Business zoning district (this district allows B1 Retail Business district and B2
General Business uses).
•
EXISTING LAND USE: Privately-owned, mixed-use retail center at the southwest corner of Milwaukee Avenue and Aptakisic Road with addresses of 200-446 Parkway
Drive and 1400 Milwaukee Avenue. The land was developed by Lincolnshire-based ECD Company in the late 1990s and early-to-mid 2000s. The center currently
includes retail, office, self-storage, and service uses, as well as a hotel, restaurants, a movie theatre, and a 302-unit luxury apartment complex, 444 Social.
•
EXISTING CONSTRAINTS: The main buildings face inward toward the parking lot, away from Milwaukee Avenue. The center has had frequent ownership changes in
the last 10 years and has lost a number of key retail and restaurant tenants, resulting in a 45% vacancy rate (the highest among all retail centers in the Village).
Residential Lots
•
SIZE: 17-acre area consists of 10 privately-owned single-family and multi-family homes, as well as several lots that are either vacant or improved with detached
accessory structures
•
EXISTING ZONING: Majority of structures were constructed in unincorporated Lake County in the 1950s and annexed in 1996 with an R1 Single-Family zoning
classification. Many of the properties do not meet current code standards. The area has received inquiries from various parties for a variety of uses, including self
storage, multi-family, and industrial/warehouse uses.
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Par-King Skill Golf
•
SIZE: 38 acres approx.
•
EXISTING ZONING: Annexed in 2016 with an R1 Single-Family zoning classification.
•
EXISTING LAND USE: Family-owned skill golf course located at 21711 Milwaukee Avenue.
•
EXISTING CONSTRAINTS: The property contains a significant amount of floodway and floodplain along the east due to its proximity to the Des Plaines River.
Adjacency to the Des Plaines River limits the buildable area to approximately 15 acres along Milwaukee Avenue. Compensatory storage would be needed on the
buildable area as well.

Major industrial Anchors
The Study Area is home to over 40 facilities today, including several
headquarters of companies which serve a wide range of market
sectors.
1. KLEIN TOOLS HEADQUARTERS

7. ZENITH/LG ELECTRONICS LLC

The company provides professional
tradespeople with tools and
solutions that aim to enable high
levels of performance and safety.

The company is the U.S. research
subsidiary for LG Electronics and
provides services to consumer
electronics, hospitality and health
care technologies, broadcasting
standards and related technologies.

Flexan is a global contract
manufacturer and assembler
for a wide variety of molding
and extrusion capabilities. The
Lincolnshire facility is home to a
state-of-the-art clean room, which
allows the production of high quality
silicone components.
3. INTERIOR INVESTMENTS
HEADQUARTERS

Certified by Herman Miller since
2001, Interior Investments is a
contract office furniture dealership
serving national and global clients.
4. ICE MOBILITY HEADQUARTERS

Ice Mobility is a supply-chain
partner and logistics leader,
delivering handsets and accessories
to retailer locations and direct-toconsumers in one box.
5. NOVELIS

Novelis is a subsidiary of Hindalco
Industries Limited, an industry
leader in aluminum and copper.
The Lincolnshire facility customizes
aluminum sheet width and thickness
to meet custom end-use.
6. XL SCREW HEADQUARTERS

XL Screw offers stocking and milling
services for the fastener industry.
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8. SYSMEX AMERICA, US
HEADQUARTERS

The Lincolnshire facility is the
US headquarters for Sysmex
Corporation based in Kobe, Japan.
Sysmex America distributes and
supports automated in vitro
diagnostic hematology, coagulation
and urinalysis analyzers, reagents
and information systems for
laboratories and healthcare
facilities throughout the Western
Hemisphere.
9. PARKER HANNIFIN

The Lincolnshire facility is the
company’s Hydraulic Cartridge
Systems Division headquarters.
Manifold and valve engineering,
assembly, and testing are key
activities at this facility.
10. HYDRAFORCE, US
HEADQUARTERS

HydraForce designs and
manufactures high-performance
hydraulic cartridge valves,
custom manifolds, and electrohydraulic controls. The company
creates custom control solutions
for a variety of off-highway
industries, encompassing farming,
construction, marine, material
handling, mining, and forestry.
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2. FLEXAN HEADQUARTERS

1

O/I DISTRICT RECOMMENDATIONS
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Zoning District Classification
Commercial

Key Recommendations
R1 - Single Family

E

R2 - Single Family

B1

R2A - Single Family

B2

Source Information
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Property lines provided by Lake County GIS and

modified by the Village. All other map layers
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developed by the Village of Lincolnshire GIS.

•

Avoid creating additional truck traffic
impacts on high-visibility areas along the
major arterials.

Village corporate limits as of January 1, 2021. Map
Eliminate the current
O/I
(Office/Industrial)
printed
February
21, 2021.
Zoning District andContact
all subdistrict
Information
R3 - Single Family
O/Ia
designations.
Long-Term Recommendations
4
Lincolnshire
Memorial Park (F3)
Community and Economic Development Department
Create
two
new
zoning
designations:
I
1 Olde Half
Day Road
R4 - Multiple Family
O/Ib
5
Olde Mill Park (F3)
Illinois 60069
(Industrial District)Lincolnshire,
and O (Office
District)
• Create a new VCD (Village Center District)
847-883-8600
R5 - Mixed Use
O/Ic
6
North Park (F0)
www.lincolnshireil.gov
(See map on following page)
that incorporates the O district and other
Restricted Manufacturing
O/Id
Creekside
Park (C3) the Zoning Map to reflect the new
Update
areas along the Milwaukee Avenue corridor.
M1
(See the Transformative Opportunities document for
Zoning
District
boundaries.
8
Rivershire
Park (D-E,
4-5)
details)
Other
Update the Zoning Code to incorporate
•
Review the boundary of the VCD District,
9
Spring Lake Park (D3)
Open Spaces / Parks
recommended I (Industrial
District)
Limitation of Liability:
The userand
agreesO
that it will at all particularly to the east and west of
10
Trailhead Park (C5)
times indemnify and hold the Village and its officers and
Special Use Area/
(Office District) codes.
employees harmless and free and clear of any liability
Planned Unit Development Area
Milwaukee Avenue.
arising
from any act of omission only
or commission.
11
Whytegate
Park new
(E2)
Allow
warehouse
development
in The Village
makes no claim as to the accuracy of this article and•its
Establish the Village’s long-term vision and
associated
data tables and assumes no responsibility for
the new I (Industrial
District).
goals for the VCD district.
their position or content accuracy. In providing such articles,
Property Line
Water
the Village assumes
obligation to assist the user in the
• Eliminate any requirements
forno minimum
• Develop a regulatory framework plan,
use, development, or maintenance of any applications
office space in industrial
and
derived from
this warehouse
article. The Village assumes no
zoning codes and design guidelines for the
Corporate Limits
responsibility for the accuracy of any subsequent copies of
Railroad
uses since these requirements
are difficult
this article.
VCD District.
EXISTING O/I (OFFICE/INDUSTRIAL DISTRICT
to monitor as properties change ownership
Place of Worship
Public Facility
•
Determine whether multifamily uses will
Å1 Ascension of Our Lord Greek Orthodox Church (F1) !
or use.Fire Protection Dist. (B4)
1 Lincolnshire-Riverwoods
1
inch
equals
600
feet
be allowed in the VCD district and at what
2
Å Lutheran Church of the Holy Spirit (E5)
(B4)
2 Post
• OfficeAdopt
Design Guidelines for Industrial and
!
The O/I (Office/Industrial)
District
currently
Christian Church (E5)
locations.
Å3 Community
Works Facility (B5)
3 Village Public
Warehouse
Development.
!
Village Church
of Lincolnshire
(F2) and O/
has four subdistricts -Å4 O/Ia,
O/Ib,
O/Ic,
•
Identify appropriate financial tools and
Map scale is not intended
Public Library (B3)
4 Vernon
Korean Evangelical Church (C3)
!
Å5 Lincolnshire
• AreaEncourage
the use of Best forPractice
use with the inset maps.
Id. Warehouse uses are
permitted
in the O/Ic
funding mechanisms for implementation.
and Police Department (C3)
Å6 Willow Creek Community Church (C5)
5 Village HallGuidelines
for Industrial and Warehouse
and O/Id subdistrictsSchool
only. Light industrial uses !
Development.
are permitted in the O/Ic
and
Wright O/Id
Junior High subdistricts,
School (E1)
1 Daniel
"
These recommendations can address the
0
500
1,000
2,000
Elementary School (C3)
2 Half Day
• Revise the Tree Preservation
and
"
and in the O/Ib subdistrict
when
office space
following opportunities:
3 Laura B. Sprague Elementary School (F4)
"
Feet 1 and 2.
Landscape Code Title 13, Sections
occupies at least twenty
five percent (25%) of
SU/PUD

4
"

2

Bicentennial Park (F5)

3

Florsheim Nature Preserve (F1)

°

Adlai E. Stevenson High School (A-B3)

the gross floor area of the principle structure.

•

Interact with this map online at: www.gisconsortium.org/webapps/CommunityPortalWebMaps/VOL/Zoning

These recommendations can address the
following issues and opportunities:

Given the high development pressure for
large-scale warehouse uses, a more cohesive
approach is needed to direct where new
warehouses should be allowed and to protect
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As such, following
are provided to address the immediate
challenges related to warehouse development.
Long-term recommendations are also provided
that can guide the transformation of the overall
Study Area.

E
MILWAUKEE AV

Internal streets and
Jamestown Ln are
private.
near-term
recommendations

23611 as a
11 12 13 14
Ensure
that the
of the
area,
3 identity
8-11
4-7
12-15
2
10
15
“high-quality
Corporate
Center”, especially
16
9
1 EDON CT
16
PROVINCETOWN C
BL
along
the Milwaukee
Avenue
and Half-Day
T WIM
5-8
1-4
21 19 1817
25 23
Road frontage,
is
not
compromised.
22
24
20
26
Eliminate the negative visual
impacts
8-11 12-15
5-8 9 10
1-4
11
ofGLwarehouses,
including large
blank
OUCESTER C T
ASHFOR D
12
CT
7
1 loading
23
walls,
long
areas,
and
large
6
2
22
5 on
4 3 adjacent
19 17 13-16
roofs
hotel, and other
21 office,
20 18
commercial
uses.
JAMESTOWN LN
Create synergy with existing industrial uses
to the west of Barclay Road.

•
•
•

Reposition the Corporate Center Area as a
vibrant, mixed-use, and pedestrian friendly
district with a unique sense of place.
Maximize development potential of vacant,
infill, and underutilized sites.
Create a connected framework for complete
streets, sidewalks, trails, detention ponds,
and open spaces.
Capture the economic potential of
riverfront development and public access to
the Des Plaines River and trails.
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G

Residential

ZONING MAP & CODE CHANGE SUMMARY
Ginkgo Planning + Design recommended the following main changes to the Lincolnshire Zoning Map
and Zoning Code:
1)

Rezone properties currently zoned O/Ia, O/Ib, O/Ic and O/Id to one of the following zoning districts:

a.
New “Office” district: properties located east of Barclay Boulevard and north of Knightsbridge Parkway (see Area O in 		
		
Figure 2).
b.
New “Industrial” district: properties located west of Barclay Boulevard and south of Knightsbridge Parkway
		
(see Area I in Figure 2).
2)
Remove permissibility for new industrial/warehouse uses from the proposed “Office” zoning district.
Institute a new impervious surface ratio of 70% for both the Office and Industrial zoning districts.

Figure 1: Existing Zoning

Figure 2: Proposed “Office” (Area O) and
“Industrial” (Area I) Zoning Districts
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3)

Proposed Long-Term Zoning Map
I DISTRICT AND VCD DISTRICT

O

I

VCD

I

NEW I (INDUSTRIAL) DISTRICT

NEW I (INDUSTRIAL) DISTRICT

NEW O (OFFICE DISTRICT)

VCD (VILLAGE CORE DISTRICT)
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Proposed Near-Term Zoning Map
I DISTRICT AND INTERIM O DISTRICT

DESIGN GUIDELINES FOR
INDUSTRIAL/WAREHOUSE DEVELOPMENTS
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2.1.

ARTICULATE

FACADES

Industrial and warehouse buildings can have
long and monotonous facades out of scale with
surrounding uses and can detract from the visual
appeal of an area. Large expanses of blank and
windowless walls are strongly discouraged.
Street facing facades should be articulated with
some form of architectural element every 25 to
30 feet to maintain visual interest and pedestrian
appeal. Creative and unique architectural elements
are encouraged, including the following:
•
Vertical and horizontal wall articulation,
including architectural indentations and/
or projections, reveal patterns, changes in
materials, building pop-outs, columns, and
recessed areas to create shadow patterns and
depth on the wall surfaces.
•
Variations in color, depth, patterning, or
fenestration to create interest and visual relief.
•
Use of rhythmic bays, planar breaks, curtain
walls, and window systems
•
Architectural details including, cornices,
horizontal banding, articulated columns and
vertical elements, variations in wall plane and
roof features, articulated entrances, street level
windows, awnings, and canopies.
•
Elements of articulation should be consistent
with the overall architectural style and building
design and not appear tacked on.
•
Loading docks and service areas should be
located interior to the property to avoid visibility
from the street. When impractical, landscaping
should be maximized to screen docks and
service areas as much as possible.

•

Artwork is encouraged on a portion of an
unarticulated facade.

CREATE DISTINCTIVE

ENTRANCES

All industrial/warehouse buildings are strongly
encouraged to showcase well-defined entrances
that are inviting and distinctive.

•

•
•
•

Entrances should be articulated as significant
focal elements of the building mass through
the use of architectural elements that are
integral to the overall design and style of the
building.
For corner sites, articulated entrances are
strongly encouraged to be located at corners.
Primary building entrances should face
streets and create a pedestrian scale to
street facing facades.
Primary entrances for each of the tenants
within a development should be emphasized
with architectural massing, lighting,
landscaping, and design details that create
texture, shade and shadow.

TOP & BOTTOM RIGHT: Klein Tools headquarters, located on
Bond Street in the Lincolnshire Business Center, showcases highly
articulated and attractive facades and a distinctive entrance.
BOTTOM LEFT: Fischer Paper Products headquarters in Antioch, IL
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Creativity is desired in industrial and warehouse
building design to make each building distinct while
being sensitive to the established built environment.

MAXIMIZE

WINDOWS & NATURAL/
ARCHITECTURAL LIGHT
Natural light is free, clean, infinitely renewable,
and is widely associated with more pleasant
work environments. Exposure to natural light
increases mental alertness, productivity and
psychological well-being for employees.

All buildings are strongly encouraged to
maximize daylighting opportunities with
clerestory windows, skylights, and glazing.

•

•
•

•
•

A clerestory window is a large window or
series of small windows along the top of
a structure’s wall, usually at or near the
roof line, leaving ample height below for
industrial and warehouse usage. Clerestory
windows also help to articulate large
windowless facades by introducing a glazed
horizontal element.
Windows should be placed to maximize
natural daylighting to occur within interior
work areas.
Glass areas can incorporate a variety of
mullion patterns, bay dimensions, glass
types or detailing to create visual interest
and a pedestrian scale.
Opaque, mirrored, reflective, and
translucent glass should be used sparingly.
The use of architectural lighting on the
buildng and within a site is encouraged to
highlight focal points.

TOP: The Lofstrand Service Industrial Building,

in Rockville, Maryland, provides daylight to the
interior with a band of clerestory windows along
the roof line and skylights in the roof.

RIGHT: The Miller SQA building in Holland,

Michigan, incorporates skylights and windows
throughout its 220,000 square feet of
manufacturing space, allowing natural light to
pervade the workspaces.
BOTTOM: The headquarters of Sysmex America,

Inc., is a great example of maximizing windows
for daylighting interiors. The well-articulated
facades also create an attractive street view
from Aptakisic Road.
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According to the EPA, when combined with
other features - such as on-site renewable
energy systems, better ventilation, downsized
equipment, and light-reflective materials natural light can also contribute to significant
energy savings.

HIGH-QUALITY &
SUSTAINABLE
MATERIALS

•

All primary building facades facing public streets
should incorporate high-quality materials that
are durable, economically maintainable, and will
retain their appearance and finish over time.

•

The following exterior building materials are
permitted: precast concrete (with at least a

All buildings are strongly encouraged to use
high-quality and sustainable building materials in
exteriors and interiors of all buildings.

portion of the concrete being textured), metal,
brick, stone, glass, as well as composite materials
such as aluminum/non-aluminum blend panels

“Reduce, reuse, recycle” is a key principle to
sustainable material selection: reducing material
consumption is critical, and reusing and recycling
waste are important strategies. Green buildings
also require an understanding of the long-term
“Life Cycle” impacts of selected materials. LEED
suggests the following criteria for sustainable
materials:

and fiber cement.

•

prohibited: common brick, concrete block, split
face block, cinderblock, as well as corrugated
metal as a predominant material.

•

ENVIRONMENTALLY PREFERRED
MATERIALS
Locally harvested, sustainably grown, made from
rapidly renewable materials, biodegradable, free
of toxins. All these designations demonstrate
awareness for sustainability.

WASTE MANAGEMENT AND REDUCTION
The goal is to reduce the waste that is hauled
to and disposed of in landfills or incineration
facilities. During construction or renovation,
materials should be recycled or reused whenever
possible. During the building’s daily operations,
recycling, reuse, and reduction programs can
curb the amount of material destined for local
landfills.

Durable materials that provide scale and detail
shall be incorporated close to pedestrian areas,
near streets and entrances. Materials should be

CONSERVATION
A building generates a large amount of waste
throughout its life cycle. Meaningful waste
reduction begins with eliminating the need for
materials during the planning and design phases.

The following exterior building materials are

TOP: Volkswagen’s Chattanooga Plant is a LEED

Platinum facility which used recycled materials for
48 percent of the construction. Nearly 78 percent of
construction waste was salvaged or recycled.

BELOW: General Motors’ Assembly Plant in Lansing,

Michigan, is a LEED gold certified facility which
used recycled materials for over 25 percent of the
construction. Over 60 percent of all materials were
sourced through local manufacturers, supporting the
local economy and reducing transportation energy
costs.

graﬃti resistant or allow to be easily repainted.

•

Exterior material palette should be consistent with
the architectural style of the building.

BOTTOM: The warehouse facility for Thirty One

Gifts in Johnstown, Ohio, is a steel building
comprised of a 60,000 sf warehouse and
distribution space, and a 20,000 sf production/
manufacturing area. The LEED Silver certified
building has an exterior finished with a
combination of materials to create visual
interest, including metal accent wall panels and
standing seam parapet accents.
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SHOWCASE

SITE ENTRY, PARKING
LOTS, LOADING AREAS,
AND DETENTION
All projects are encouraged to use
innovative design strategies to minimize
the amount of impervious pavement, the
number of curb cuts along public streets,
and the visual impact of parking lots,
driveways and loading areas.

•

•

•

Developments are also encouraged to
use innovative strategies for stormwater
management and detention, and to
incorporate these elements into the
larger green infrastructure within the
Lincolnshire Corporate Center.

Best Practice section in this document for more on
permeable paving.

Site Entry Design

•

•

Site ingress and egress points should
be located in consideration of median
openings and existing driveways on the
opposite side of the roadway, and located
far enough from intersections to not hinder
the flow of traﬃc.
When feasible, driveways should be
shared between two adjoining properties
to minimize the number of driveways and
curb cuts along public streets.

Parking Design

•
•

On-site parking lots are encouraged to be
located to the side or rear of buildings so
parking does not dominate the streetscape.
When parking can only be located adjacent
to a street, landscape areas or landscape
berms should be utilized to buﬀer parking

lots from the street.
Bicycle parking should be provided within
parking areas, and racks should be
included within the project furnishings
palette.
Trees and landscaped islands should be
incorporated into parking lots to soften the
impact of large expanses of paving and to
provide shade for parked vehicles.
The negative impacts of large impervious
surface areas in parking lots can be
reduced through the use of permeable
materials. Types of permeable and
semipermeable alternative pavers include
gravel, cobble, concrete, wood mulch,
brick, open jointed pavers filled with turf
or aggregate, turf blocks, natural stone,
and previous concrete. Permeable paving
and electric vehicle charging stations are
encouraged for parking lot design as part
of an overall stormwater strategy. See

Loading and Service areas

•

•
•
•

Loading areas and associated loading
activities are encouraged to be located to
the rear of buildings and screened from
view to not be visible from a public street.
Loading areas should not interfere with onsite pedestrian and vehicular circulation.
Loading and delivery areas should be
located away from any adjacent oﬃce and
residential properties.
Service facilities, including trash
enclosures, storage areas, utility meters,
etc., should be located and designed for
easy access by service vehicles and should
not intrude into major lines of sight when
viewed from public view.

Detention

•

•

Detention Ponds and other stormwater
management elements can be designed
for multiple purposes and integrated in
the design for open space and recreation.
Detention ponds are encouraged to be
located along the street frontage and
designed as part of a connected system
of open spaces, greenways, and trails to
provide amenities for businesses, workers
and visitors.
Innovative stormwater management
strategies are increasingly being
incorporated into parking lot design as
Best Management Practices, or BMPs)
and Low Impact Development (LID).
The use of innovative LID strategies
are encouraged for all new and
redevelopment projects in the I District.
LID stormwater techniques oﬀer the
following benefits:
• Manage stormwater on-site.
• Reduce negative impacts on
receiving waters and municipal
stormwater management systems.
• Decrease the need for costly
infrastructure such as pipes,
gutters, and curbs.
• Done on a small-scale, these
controls attempt to mimic the
pre-development ecological and
hydrological processes of an area.
• Reduce stormwater and site
development design, construction,
and maintenance costs.
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CREATE INNOVATIVE

BEST PRACTICE GUIDELINES FOR
INDUSTRIAL/WAREHOUSE DEVELOPMENTS
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2.2.

Best Practice + Building Design Guidelines
for Industrial and Warehouse Development

Incentives can also be offered to encourage
the usage of these tools, including Tax
Incentives, FAR Bonus, Expedited Permitting,
Net Metering, Grants and Loans, Technical
Assistance/Design Assistance, Permit/Zone
Fee Reduction, Rebates, and Discounts on
Environmental Products, etc.
LEED (Leadership in Energy and Environmental
Design) is a major resource for Best Practice
Strategies that can be incorporated into
Industrial and TDL developments. LEED
certification is a globally recognized symbol
of sustainability achievement and leadership
and is administered by the U.S. Green Building
Council (USGBC).
According to the USGBC, green Industrial and
Warehouse buildings can offer the following
benefits:
• Reduce the environmental impact of the
development.
• Positively impact the health, safety, wellbeing and experience of employees and
occupants.
• Respond to the potential growth in green
jobs in manufacturing.

•
•

Encourage manufacturers to be good
stewards for their communities.
Encourage the reuse of Brownfields and
Landfill Sites.

In addition to Green Building design,
developments can incorporate Green
Infrastructure elements. These cost-effective,
resilient approaches to managing wet weather
impacts can provide many community benefits.
While single-purpose gray stormwater
infrastructure - conventional piped drainage
and water treatment systems - is designed to
move urban stormwater away from the built
environment, Green Infrastructure reduces and
treats stormwater at its source while delivering
environmental, social, and economic benefits.
Reduction of heat islands is also a major
benefit of best practice design. Heat islands are
described by the EPA as “urbanized areas that
experience higher temperatures than outlying
areas.” Structures such as buildings, roads,
and other infrastructure absorb and re-emit
the sun’s heat more than natural landscapes,
creating heat islands where daytime
temperatures can be 1° to 7°F higher than
temperatures in outlying areas. With thousands
of square feet of paved areas and rooftops,
Industrial and Warehouse uses can contribute
significantly to the heat island effect.
The following Best Practice and Building Design
strategies are recommended for Industrial and
Warehouse uses:

BEST PRACTICE
HARNESS
RENEWABLE ENERGY OR “GREEN POWER”
INSTALL
GREEN ROOFS AND COOL ROOFS
EMBRACE
NATURAL LANDSCAPING
INCORPORATE
BIOSWALES, RAIN GARDENS, &
RAINWATER HARVESTING
INSTALL
PERMEABLE PAVING

BUILDING DESIGN
REDUCE
BUILDING FOOTPRINTS WITH MULTIPLE
STORIES
MODULATE
BUILDING MASS
ARTICULATE
FACADES
CREATE
DISTINCTIVE ENTRANCES
MAXIMIZE
WINDOWS & NATURAL LIGHT
SHOWCASE
SUSTAINABLE MATERIALS
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Best Practice Design can help reduce the
negative impacts of Industrial and Warehouse
developments on the environment, the
workforce, and the community quality of
life. These tools can be incorporated into
Village ordinances as requirements or as
recommended guidelines.

TESTA PRODUCE,
CHICAGO

•

The Testa Produce facility in Chicago is
the first Refrigerated Food Distribution
Facility in the United States to receive a
LEED Platinum certification.
The facility showcases the following Best
Practice Design elements:

•

•

•

Renewable Energy: The first freestanding
wind turbine in Chicago, Testa’s turbine
generates approximately 30% of the
building’s power needs. A total of 180
solar panels located above rear docks and
in the parking lot generate energy for the
building, Solar Hot Water System panels
on the roof produce 100% of the building’s
non-potable hot water.
Green Roof and Rain Water Harvesting:
A 45,650 sf green roof barrel covers
the facility. Native plant material on the
green roof requires minimal irrigation,
collects rainwater, and prevents run-off. A
5,000-gallon internally filtered rainwater
harvesting cistern collects and stores water
runoff from the green roof. The filtered
water is used for non-potable purposes
throughout the building.
Permeable Paving and No Blacktop:
Permeable pavers lining the walkways and
parking lot are designed to drain water
runoff into a bioswale system. There is
no blacktop asphalt on the entire site.
Instead, 5 acres of white concrete has
been used throughout the site to reduce
the urban heat island effect.

•

•

•

Natural Landscaping and Bioswales: A
140,132-gallon bioswale system borders
the building. The bioswales encourage
rainwater infiltration into existing soils
and filter water into the retention pond,
reducing the demand on public sewers.
The landscaping surrounding the building
features native plant species that are
functionally designed to require minimal
irrigation and conserve water.
Sustainable and Recycled Materials: All
cleaning and pest control in the building
is done using certified green products.
All paints and adhesives used contained
low VOC and only low emitting finishing
products were used throughout the
building to maintain good air quality. 31%
of the entire facility is made of recycled
materials. 85% of the building material
was recycled construction waste diverted
from landfills.
Compressed Natural Gas Delivery Fleet:
Testa’s new trucks run on clean-burning,
low-cost domestic compressed natural gas
(CNG). Replacing previous biodiesel trucks
has helped reduce the carbon footprint,
noise, maintenance costs, and emissions,
with no loss of power or mileage.
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BEST PRACTICE EXAMPLE

Hybrid and electric vehicles: All company
cars are hybrid vehicles and there is
designated preferred parking close to the
building reserved for low-emitting, fuelefficient vehicle owners.
Source: www.testaproduce.com

RENEWABLE ENERGY OR
“GREEN POWER”
According to the EPA, “Green power”
is a subset of renewable energy and
represents those renewable energy
resources and technologies that provide
the highest environmental benefit by
reducing the emissions associated with
traditional electricity sources.
All Industrial and Warehouse developments
in the O/I District are strongly encouraged
to incorporate renewable energy and “Green
Power” sources in their facilities, including the
following:
• Wind Power
• Solar Power
• Geothermal Technologies
• Landfill Gas
• Biomass Power
• Low-impact Small Hydropower.
A variety of on-site tools can be installed in
Industrial and Warehouse facilities to harness
renewable energy, including:
• Wind turbines
• Rooftop solar arrays
• Solar tracking trees in parking lots and
other areas
• Ground source heat pumps to eliminate or
reduce the need for natural gas
• Small-scale Photo Voltaic (PV) installations,
including solar awnings, parking lot lights,
passive solar walls etc.
• Solar hot water heating systems
• Hybrid/electric vehicles
• Compressed Natural Gas (CNG) trucks

TOP RIGHT: The IKEA Distribution Center in

Joliet, Illinois, is a LEED Gold-certified facility
with a 10.5 acre rooftop solar array built
with 9,036 solar panels, one of the largest
in Illinois. The 2.9 megawatt array produces
approx. 3,625,000 kWh of electricity annually,
the equivalent of reducing 2,513 tons of carbon
dioxide, or the annual emissions generated
by 538 cars, or 6,612,222 miles driven in a
passenger vehicle.

RIGHT: The Amazon Fulfillment Center in Tracy,

California, has 11,700 solar panels on the
roof of the 1 million square foot facility. The
3.8-megawatt rooftop installation covers twothirds of the fulfillment center’s 23-acre roof and
can generate enough electricity to power 560
homes. This is one of the largest rooftop solar
panel installations in California.

BOTTOM: The Method Southside Soapbox

in Chicago, Illinois, is a LEED Platinum
manufacturing facility located on 22 acres in the
heart of the Pullman neighborhood. A 230-foot
wind turbine uses wind to make electricity and
helps to generate half of the building’s annual
electrical consumption. Three 35 x 35-foot solar
tracking trees in the parking lot follow the sun
from sunrise to sunset in order to maximize
energy generation.
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HARNESS

INSTALL

GREEN ROOFS AND COOL ROOFS
Industrial and Warehouse buildings typically have massive roof surfaces that
contribute to the heat island effect, create large impervious areas on the site,
and can negatively impact views from nearby taller buildings. These large
underutilized surfaces can be transformed into assets for the O/I District by
installing Green and/or Cool Roofs.

A Cool Roof is one that has been designed to reflect more sunlight and absorb
less heat than a standard dark roof. Dark roofs can reach temperatures of
150°F or more in the summer sun. A cool roof under the same conditions
could stay more than 50°F cooler and save energy and money by using less air
conditioning. Cool roof coatings are typically made of white or special reflective
pigments that reflect sunlight. Coatings are like very thick paints that can
protect the roof surface from ultra-violet (UV) light and chemical damage, and
some offer water protection and restorative features. Light colored metal roof
systems and polyurethane foam spray systems can also be used to create cool
roofs. Benefits of Cool Roofs include:
• Reduce energy bills by decreasing air conditioning needs.
• Improve indoor comfort for spaces that are not air conditioned.
• Decrease roof temperature, which may extend roof service life.
• Reduce local air temperatures and the urban heat island effect.
• Lower peak electricity demand, which can help prevent power outages.
• Reduce power plant emissions, including carbon dioxide, sulfur dioxide,
nitrous oxides, and mercury, by reducing cooling energy use in buildings.

TOP: The Ford Motor Truck Plant, in Rouge Center, Michigan, has one

of the nation’s largest ecologically inspired living Green Roof. About
454,000 sf of the roof is covered with sedum and other succulent
plants. The roof reduces stormwater runoff by holding an inch of
rainfall, and plants absorb carbon dioxide to reduce greenhouse
gases.
BOTTOM: The Method Southside Soapbox in Chicago, Illinois has

a 75,000 square feet commercial-scaled Greenhouse on the
Roof. The greenhouse produces about 500 tons of fresh, premium
quality, pesticide-free produce annually for the local community
and surrounding retail and restaurant market. A 1,520 square foot
rooftop canopy is also provided. Green plants growing on the roof
help decrease energy use, improve urban air quality, and reduce
stormwater runoff.
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A Green Roof provides layers of living vegetation installed on top of buildings.
Green Roofs on these large surfaces can provide significant benefits, including
the following:
• Manage stormwater and improve water quality by retaining and filtering
rainwater.
• Provide more building insulation and reduce cooling and heating costs.
• Reduce cadmium, copper, lead, zinc, and nitrogen levels in stormwater
runoff.
• Extend the life of roofs two to three times. A vegetated roof, on average,
can be expected to prolong the life of a conventional roof by at least 20
years because the vegetation prevents the roof from being exposed to
ultraviolet radiation and cold winds.
• Preserve habitat and biodiversity.
• Improve air quality and reduce the heat island effect.

EMBRACE

NATURAL LANDSCAPING
Natural landscaping refers to the use
of native vegetation, including prairie,
wetland, and woodland species, and is
strongly encouraged as an alternative to
conventional landscaping for Industrial
and TDL developments.

All facilities in the I District are strongly
encouraged to incorporate native landscaping
as an integral component of site design.
For details, recommended Landscape Code
revisions.

TOP: Tuthill Corporate Headquarters in Burr Ridge, Illinois, has a 15-acre pond-wetland complex and a
remnant prairie. The prairie was preserved and formed the foundation for a complete native landscape
restoration that includes temperate grasslands, savannas, & shrublands. The restored native landscape
systems also effectively reduce the surface water runoff for the site.
BOTTOM: The Regeneron Headquarters, a 45-acre Hudson Valley campus in New York, has a landscape

design that includes innovative stormwater management features - native plantings, a rain garden, a
green roof, permeable paving, and grass pavers. These features all manage stormwater sustainably onsite and showcase ecological processes. The native plantings, stormwater management approach, and
rolling earthwork topography highlight the Hudson Valley location of the facility and were incorporated to
reflect an energetic and inventive company that is one of the largest biotech firms in the world.
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Natural landscaping provides the following
benefits:
• Reduces maintenance costs, but also
reduces air, water, and lawn mower noise
pollution.
• Produces substantially less stormwater
runoff than a conventional landscape.
Native vegetation enhances both
absorption of rainfall and evaporation
of soil moisture due to extensive root
systems that extend down 3 to 10 feet or
more. In contrast, the root zone of turf
grass typically extends only about 3 to 4
inches. Natural landscaping also reduces
pollutants associated with site runoff,
stabilizes soils, and prevents erosion
along stream banks and detention basin
edges.
• Provides habitat for native and migrating
birds, butterflies, and insects.
• Moderates temperature extremes (such
as the “urban heat island” effect),
resulting in reduced heating and air
conditioning costs.

BIOSWALES, RAIN
GARDENS, & RAINWATER
HARVESTING
A Bioswale is a vegetated open trench
designed to store and allow infiltration of
stormwater.
Bioswales are planted with deep-rooted native
grasses and forbs, and are often used as an
alternative or supplement to standard below
ground stormwater sewers. They can be
found on the edges of parking lots or around
developments and vary widely in size. Benefits
of Bioswales include:
• Reduce runoff volumes and rates by
slowing water down through the vegetation
and allowing groundwater to recharge and
sustain stream baseflows.
• Deep-rooted native grasses and forbs
can enhance the infiltration, cooling, and
cleansing of water in order to improve
water quality. This may reduce detention
needs for the area.
Bioinfiltration systems should be located at
least 10 feet away from buildings to ensure
water does not drain into the foundations.
Ideally, pretreatment should be provided to
remove suspended solids from the runoff
before it enters the system.
A Rain Garden is a simple form of
bioinfiltration that typically relies on the
underlying soils for drainage.
A Rain Garden may not function properly
if underlying soil is compacted by heavy
equipment and/or its absorption rate is slow.

Where appropriate, however, rain gardens can
be fitted with french drains, or other types of
under-drains, to move more water through the
soil.
• Full sun is best, but shade may be created
by the presence of trees or surrounding
buildings.
• No additional watering should be
necessary, once plants are established.
• A gradual slope is generally better to
prevent a minimum of erosion during
heavier rain storms. Erosion mats can be
used to help hold the soil, if the slope is
steep.
Rainwater Harvesting can provide a
source of alternative water for nonpotable uses.
Rainwater harvesting captures, diverts, and
stores rainwater from rooftops for later use.
Typical uses of rainwater include landscape
irrigation, wash applications, cooling tower
make-up water, and toilet and urinal flushing.

TOP: Amazon’s new facility at Milton Keynes, U.K., is

one of the largest speculative logistics warehouses
in the country. A Rainwater Harvesting System is
an integral component of the roof design. Collected
rainwater is used for non-potable water uses in the
facility.
BOTTOM: The L’Oreal plant at Muggensturm,

Germany, is a 1 million sf facility on 45 acres.
Harvested rainwater irrigates green areas, cleans the
halls and flushes the toilets. A rooftop solar array
offers a maximum peak capacity of 2.0 megawatts.
A 300,000 sf of conservation habitat in a green roof
provides species protection measures, specifically for
the skylark, a bird native to the local countryside.
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INCORPORATE

PERMEABLE PAVING
Permeable Paving systems help reduce the
impervious coverage on the site and typically
consist of a porous surface composed of open
pore pavers, concrete, or asphalt with an
underlying stone reservoir.
The permeable pavement catches precipitation and
surface runoff, storing it in the reservoir while slowly
allowing it to infiltrate into the soil below or discharge
via a drain tile.
Benefits of permeable paving include:
• Reestablish a more natural hydrologic balance
and reduce runoff volume by trapping and slowly
releasing precipitation into the ground instead of
allowing it to flow into storm drains and out to
receiving waters as effluent. This same process
also reduces the peak rates of discharge by
preventing large, fast pulses of precipitation
through the stormwater system.
• Reduce the concentration of pollutants
• Cool down the temperature of urban runoff
• Reduce the need for or the required size of a
regional BMP, such as a wet detention pond
• Reduced need to apply road salt for deicing in the
wintertime. Air trapped in the pavement can store
heat and release it to the surface, promoting the
melting and thawing of snow and ice.

TOP RIGHT: The Hyundai Motor America

Headquarters in Fountain Valley,
California, a LEED gold certified facility,
has installed Grasscrete, a Permeable
Paving system that has grass growing in
the voids of the structure. The Permeable
Paving system has been installed
for emergency vehicle access and
management of storm water runoff. The
system reduces the heat island effect
around the facility and uses recycled
content in the application process as well
as the concrete and sub-base.

BOTTOM: Morton Arboretum, in Lisle,

Illinois, has a 205,600-sf Permeable
Parking lot with 477 car and 11
bus spaces. The lot is composed of a
concrete paver system underlain by a
4-ft-gravel bed that stores and slows
stormwater.
Runoff from the parking lot is directed
into 38,936 sf of Bioswales where it
infiltrates, and any overflow is directed
into an adjacent constructed wetland.
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INSTALL

Industrial and Warehouse developments are
encouraged to use industrial high performance
permeable pavers made for heavy duty applications
where possible, especially in parking lots, driveways,
fire access lanes, and trailer parking areas. Light
colored paving materials are recommended to reduce
heat island effects. LEED recommends that pavement
material should have a Solar Reflectivity (SR) of at
least 0.33 at installation.
Source: www.prologisgermany.de

BUILDING DESIGN
REDUCE

BUILDING FOOTPRINTS
WITH MULTIPLE STORIES
Multistory facilities can accommodate
significantly more building area on a
smaller building footprint. A smaller
footprint leads to less impervious
coverage and reduces adverse impacts on
natural resources. Multiple tenants can be
also be stacked vertically within a smaller
footprint.

TOP: The Amazon Fulfillment Center

in Matteson, Illinois, provides approx.
4 million sf in five floors, and has a
reduced footprint of 800,000 sf on a
180 acre site. The Amazon Fulfillment
Center in Markham, Illinois, also uses
multiple floors for a smaller and more
efficient footprint, and has an overall
floor area of approx. 3.8 million sf in
five floors.

RIGHT: Prologis Georgetown

Crossroads in Seattle is a 590,000
SF warehouse with three floors and
multiple tenants. The building was
designed with truck ramps leading
to loading docks on the second level
and a third floor, served via forklift
accessible freight elevators.

MODULATE

Industrial and Warehouse buildings
can create large horizontal masses that
are out of scale with nearby uses, and
have minimal appeal from the street.
Developments in the O/I District are
strongly encouraged to modulate the
building mass both horizontally and
vertically to create more attractive
architecture.

•

•
•

Street-facing building massing should
be organized to emphasize interior uses
of a building such as the primary entry,
corners, and/or office space.
A combination of single and multi-story
elements is encouraged to create variation
in massing and building heights.
Roof forms should be varied, articulated,
and broken at intervals by changes in
height or stepbacks to reduce the overall
massing.

BOTTOM: Fischer Paper Products

headquarters in Antioch, Illinois, is
a 162,000-square-foot facility with
two floors. The building mass is
modulated with horizontal and vertical
elements, a distinctive entrance, and
variety of materials.
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BUILDING MASS

EXISTING FRAMEWORK PLANS
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3

EXISTING STREET FRAMEWORK

Legend

EXISTING MAJOR ARTERIALS
EXISTING MAJOR COLLECTOR (BARCLAY BLVD.)
EXISTING MINOR ROADS
EXISTING TRAFFIC SIGNALS
STUDY AREA BOUNDARY

Issues
• The car-oriented street network does not
create walkable blocks or a pedestrian-and
bike-friendly environment.
• Dead-end streets contribute to a
disconnected system in some areas.
• Milwaukee Avenue, a 5-lane state arterial
managed by the Illinois Department of
Transportation (IDOT), is a major barrier
for residents to the east to walk or bike to
the Corporate Center area.
Opportunities
• Transform all major roads into attractive
multi-modal roads which are designed
to accommodate multiple types of
transportation, including pedestrians,
bikes, and public transit, rather than only
personal automobiles, with enhanced
amenities and safety features for all.
• Build on the lush green landscaping that
exists in the area to create tree lined green
streets.
• Address missing connections and add
new streets where feasible to develop a
connected framework and walkable blocks.
• Design Barclay Boulevard to be a robust
buffer between industrial uses to the west
and a variety of mixed uses to the east.
• Extend Schelter Road to Aptakisic Road
stub as a major north-south road that can
handle truck traffic.
• Extend Margate Drive eastward to
extended Schelter Road.
• Redesign existing Milwaukee Avenue
intersections to maximize safety in
pedestrian and bike crossing.
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EXISTING STREET
FRAMEWORK MAP

EXISTING TRAILS
FRAMEWORK

Legend
EXISTING LOCAL TRAILS
PLANNED LOCAL TRAILS
DES PLAINES RIVER TRAILS
STUDY AREA BOUNDARY

Issues
• Existing trails are
concentrated in only a few
areas in the Corporate Center
and do not create a cohesive
and connected system.
• Milwaukee Avenue is a major
barrier to connections to the
Des Plaines River trail system
to the east.
• There are no trail connections
west of Barclay Boulevard.
Opportunities
• Create a complete trail
framework plan for the entire
Study Area that can be
implemented in phases.
• Identify how on-street
trails can be incorporated in
existing and new road rightsof-ways.
• Create perimeter trails
around ponds as a unique
design feature that can
connect to outdoor seating for
restaurants, office buildings,
and other uses.
• Redesign existing Milwaukee
Avenue intersections to
maximize safe pedestrian and
bike crossing.
• Capitalize on the economic
potential of positioning
Lincolnshire and the Study
Area as the “Gateway to the
Des Plaines River Trails”.
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EXISTING TRAILS
MAP

EXISTING OPEN SPACES

Legend

EXISTING MAJOR ARTERIALS
EXISTING MINOR ROADS
OPEN SPACE
DETENTION POND
STUDY AREA BOUNDARY

Issues
• There are no public open
spaces in the Study Area.
• There are a number of
private detention ponds that
are largely underutilized as
outdoor open spaces with
amenities.
• There are no large plazas for
community gathering and
events.
Opportunities
The Ponds
Transform the many ponds in
the area into signature open
space amenities that are unique
to Lincolnshire. Amenities can
include:
• Perimeter trail /boardwalk that
connects all the uses along
the ponds and provides easy
pedestrian access
• Outdoor seating areas
and decks for community
gathering and small events
• Outdoor dining for restaurants
• Nature overlooks
• Natural landscaping along
the edges to create seasonal
interest and prevent erosion
• Incorporation of Best
Management Practices for
landscaping and stormwater
management
• Habitats for birds
• Water recreation
• Signature decorative
elements: outdoor lighting,
signage, furniture, and paving
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EXISTING OPEN
SPACES MAP

EXISTING NATURAL
RESOURCES

•

•

Legend
FEMA Designations
FLOODWAY
AE (Area of higher flood hazard-100 YR.)
X (Areas of minimal flood hazards outside
0.2-percent-annual-chance floodplain-500 YR)
EXISTING DETENTION POND
STUDY AREA BOUNDARY

The majority of the
Study Area lies to the
west of Milwaukee
Avenue and is outside
the Des Plaines River
floodway.
The floodway
significantly limits
buildable acreage to
approximately 15 acres
for the Par-King site, the
only site to the east of
Milwaukee Avenue in the
Study Area.

Opportunities
The Des Plaines River is
an underutilized economic
asset for the area today.
Opportunities to capitalize on
the proximity to this regional
natural resource include:
• Potential to attract
high-quality riverfront
development along the
Des Plaines River in the
underutilized land on the
Par-King site.
• Connection to the Des
Plaines River trails and
water trails with a highly
visible trail head park on
the Par-King site.
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EXISTING NATURAL
RESOURCES MAP

Lack of sidewalks and
trails have created a
car-oriented environment.

APTAKISIC ROAD (looking west)
SIDEWALK ON SOUTH SIDE (BUFFALO GROVE) ONLY;
NO SIDEWALKS ON NORTH SIDE
MILWAUKEE AVENUE (looking north)
NO SIDEWALKS ON WEST SIDE NORTH OF APTAKISIC
ROAD; ON EAST SIDE ONLY BETWEEN AUDUBON WAY
TO RIVERSIDE ROAD
HALF DAY ROAD (looking west)
SIDEWALKS ON SOUTH SIDE; NO SIDEWALKS ON
NORTH SIDE OF HALF DAY BETWEEN BOTH ENDS OF
OLDE HALF DAY ROAD
BARCLAY BOULEVARD (looking south)
NO SIDEWALKS ON EAST OR WEST SIDE, OTHER THAN
LIMITED STRETCHES OF PRIVATE PATHS NEAR PONDS
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EXISTING
SIDEWALKS

Acres

Percent

Single-Family Residential
Multi-Family Residential
Commercial
Industrial
Institutional
There
is a critical need to
Mixed Use
create
a “Sense of Place”
Transportation and Other
and
a clear 21st century
Agricultural
identity
Open Space for the area.
Vacant
“A sense of place is a unique collection
TOTAL
of qualities and characteristics – visual,

1,076.7
36.0
90.7
3.0
424.0
14.2
208.2
7.0
THE NEED FOR A WALKABLE FRAMEWORK
OF STREETS & OPEN
171.1 TO BE ADDRESSED FIRST
5.7 BEFORE DESIRED NEW
SPACES NEEDS
DEVELOPMENT
0.0 CAN BE ATTRACTED. 0.0
440.7
14.7
48.6
1.6 Data Snapshot
Community
Community
Data Community
Snapshot
Data Snapshot
353.6
11.8
Car-oriented
There
a lack of
public open
Municipality
Municipality
Series
Municipality
Series
Series
174.6 development
5.8 is
patterns 2,988.2
have created a
spaces
100.0 or outdoor plazas for
August
August
Release
2021
August
Release
2021
Release
Source:
Chicago
Metropolitan
Agency for Planning –
analysis
Use Inventory.
lack
of pedestrian scale
and2021
gathering
and events.
cultural,
social,
and environmental
that of the 2015 Land
provide meaning to a location. Sense
walkability.
of
place
is
what
makes
one
city
or
town
There are ample detention ponds and lawns in
Park Access, 2015
different from another, but sense of
place is also what makes our physical
surroundings
worth caring
about.”
Accessible Park Acreage
per 1,000

Lake Forest
VernonBuﬀalo
Hills Grove

Existing streets showcase wide landscaped

the area that are primarily passive and do not

Lincolnshire
Lake County
CMAP
Region
offer
outdoor amenities for gathering, dining,
buffers and good tree canopies. However, most

or events. There are a few paths in some areas
streets
or trails, creating
12.68do not have sidewalks9.49
5.78
but these do not create a connected system of
a highly car-oriented environment. The Village
Edward T. McMahon, Charles E. Fraser Chair on
safe and accessible trails.
Source:
Chicago
Metropolitan Urban
AgencyLand
for Planning
analysis
Access Layer.
ranked
at 100% low walkability by CMAP (see
Sustainable
Development,
Institute
(ULI)of the 2015 Park
acres
or
larger)
are
*Neighborhood parks (smaller than 35 acres) are considered accessible fortable
residents
living
within
0.5
miles;
community
parks
(35
below), and is ranked significantly lower
considered accessible for residents living within 1 mile.
compared to neighboring communities.

Residents*

High Walkability
Moderate Walkability
Low Walkability

Lincolnshire

Lake County

CMAP Region

0.0%
0.0%
100.0%

1.4%
31.6%
67.0%

40.5%
23.8%
35.8%

Source: Chicago Metropolitan Agency for Planning analysis of the 2015 Walkability Layer.
*The CMAP Walkability Layer is based on several factors: the number of amenities within walking distance; population/employment density; bicycle/pedestrian
crashes and fatalities; and physical characteristics (e.g., tree cover, block length). It does not currently account for the presence or absence of sidewalks. This
table reports the share of residents plus jobs whose home and workplace locations, respectively, are within each Walkability Layer category.
With minimal sidewalks and trails, existing streets do not create a walkable environment in the area.
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1

1

1
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Walkability of Resident and Job Locations*, 2015
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4

REGIONAL & NATIONAL TRENDS

Workforce preferences are a key factor in
these new trends. Long commutes to work
and working in car-oriented areas that
lack a sense of place are not preferred,
especially by the millennial workforce.
Areas that are responding well to these
shifts in preferences and market trends
have typically embraced the following
critical elements:
• FLEXIBILITY in land use policies to
respond to changing market trends
• UNIQUE IDENTITY created by a
“sense of place”
• WALKABILITY and an emphasis on
the pedestrian environment
• MULTIMODAL OPTIONS where
transit, bicycling, and walking are
viable alternatives to driving
• MIXED-USE DEVELOPMENT
where residential uses are within
walking distance of employment and
commercial centers.
• MORE HOUSING CHOICES that
support “work from home” and
“work from anywhere” preferences,
and provide high-quality choices for
lifestyle-focused senior living.

These and other trends are discussed in greater detail on the following pages, with
excerpts and data from national and regional sources.

Walkable Urbanism
is a critical factor for
transforming autooriented suburban
centers.
WALKABLE OFFICE RENTS
ACHIEVE A 44% PREMIUM
OVER DRIVABLE SUBURBAN
OFFICE RENTS IN THE 30
LARGEST METROS.
Walkable urbanism is already a powerful
driver of the economy, both regionally
and nationally, as shown by:
•

Higher occupancies in walkable mixed
use office markets compared to autodriven suburban markets.

•

High rent premiums for walkable office
environments.

•

A shift in locational trends
to downtown and walkable
environments.

Source: S B Friedman Development Advisors, and
Foot Traffic Ahead by THE GEORGE WASHINGTON
UNIVERSITY SCHOOL OF BUSINESS & SMART GROWTH
AMERICA, 2016 and 2019

In the future, more
people might want to
live in dense, walkable
communities due to
two key societal shifts.
1
CMAP’s 2050 socioeconomic forecast
estimates that the number of residents age
60 and older will nearly double between
now and 2050. As baby boomers downsize
and our senior population continues to
grow through 2050, many seniors might
prefer places with accessible and walkable
amenities.
2
Consumer preference surveys and recent
home buying trends indicate a growing
desire for mixed-use communities with
walkable amenities in both urban and
suburban areas. Density and pedestrian
accessibility are also critical for an area’s
ability to support high-quality transit
service.
Source: ON TO 2050, Chicago Metropolitan Agency for
Planning (CMAP)

35 Village of Lincolnshire Corporate Center Subarea Strategy

This section provides a snapshot of recent
critical shifts in national and regional
market trends for office, commercial,
housing, and industrial/warehouse uses.

The Rise of the Suburban Office
Building: A Key Competitive
Edge in the War for Talent
Source: https://www.parcelpending.com/blog/the-rise-ofthe-suburban-office-building-a-key-competitive-edge-in-thewar-for-talent/

The effects of the COVID-19 pandemic have had
profound implications on the future of work –
permanently shifting Americans’ preference for
quality of living, work, play, and work/life balance.
As a result, the growth and redevelopment of the
suburban office market is exploding across the US to
meet the new demands of the workforce.
Hybrid Work is Here to Stay
52% of U.S. workers would prefer a mix of working
from home and the office and 72% of leaders plan
to offer hybrid work arrangements. Staggering new
research shows that remote work isn’t just a “nice
to have,” but a condition of employment. 40% of
Americans surveyed who were working at home said
they would look for another job if their employer
forced them to return to the office full time.
Hastening the Migration of Jobs Away from Big
Cities
The preference for lower costs and more space
during the height of COVID-19 pandemic led to
workers fleeing superstar gateway cities known by
their initials: CHI (Chicago), NYC (New York City), DC
(Washington, D.C.), SF, (San Francisco), and LA (Los
Angeles). The number of net new households that
moved to the suburbs grew 43% last year compared
to 2019, according to data from the Wall Street
Journal, and urban areas are still losing people as
they relocate to suburban and rural areas.
Although there’s no official definition of “the
suburbs”, “suburbia”, “surban”, or “suburban area”.
The suburbs are typically considered an area

convenient location that’s close to a metropolitan
area and doesn’t have more than 100,000 people.
New census population data shows that the cities
experiencing the fastest household growth tend to be
more suburban.
Millennials are Moving; Suburban Office Parks
are Transforming
Millennials, those aged 25-40, are the most
in-demand “unicorns” for companies needing
technologically sophisticated employees. They
currently represent 50% of the workforce and will
hit 75% by 2025. These are the workers who want it
all: work flexibility, open spaces, access to nightlife,
quaint coffee shops or downtown areas with a great
shopping experience, and mid-day workouts. Enter
the next normal for suburban development of office
parks.
“The master plan is to build a place that’s a
neighborhood, where you can get to everything
within 15 minutes by bike or car on our campus,
and then support that with really great amenities,
technology, programming, design, culinary, and
wellness,” explains Shane Connell, the fourthgeneration head of the Connell Company and
developer of the original office park.
Another example of suburban real estate office
development is the Arsenal Yards, in Watertown
Massachusetts, a once defunct mall that is now
a mixed-use space full of retail, residences,
and restaurants. Its website is bustling with fair
announcements (sold out), new restaurants,
activities, wine bars, and grocery stores that are
luring in renters from nearby Boston. In fact, 76% of
its apartment space and 85% of its retail space are
leased.

Suburban office parks across the U.S.
are being redeveloped to bring in a
greater diversity of uses and shift
away from the office-only model. This
includes residential, retail, and other
kinds of services and public spaces
that can appeal to someone driving in
to work, walking over to grab lunch,
or driving for a dinner date. Despite
the pandemic’s transformation of
workspaces, these redevelopment
projects are revolutionizing the
corporate parks and office complexes
of suburban America. If done
correctly, communities across
the nation that initially were built
with only work in mind could find
themselves teeming with a more
diverse and economically sustainable
type of life.
Today, workers want a short
commute, walking spaces, cool
dining and entertainment options,
and a flexible work environment –
all within a 15-minute drive of their
new suburban residence. Suburban
office park developers need to serve
up these environments with the right
amenities, including smart lockers, to
meet these changing needs.
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Excerpts from

Emerging Trends in
Real Estate 2022

Urban Land Institute (ULI) and
Pricewaterhouse Coopers (PWC), September
2021
Following are compiled relevant excerpts from the 117 page
report:

The Pandemic
A Brief and Muted Real Estate Downturn
Almost more remarkable than the speed and
extent of adaptation was the pandemic’s
relatively muted impact on property market
fundamentals. To be sure, occupancy rates
and rents inevitably fell - with the conspicuous
exception of industrial space, which
experienced rising demand to meet the surge
in online shopping - but the declines in most
markets were much less than typical for even
modest recessions.
One reason: tenants generally did not believe
that the downturn would last very long, and
firms did not want to give up valuable space,
especially offices, if they would only need to
reoccupy that space. The calculus undoubtedly
changed for many firms as the “return to
the office” kept getting delayed, and some
ultimately gave up their space. But most
tenants continued to pay their rent and some
even renewed their leases.
Flexibility and Convenience Drive the Next
Decade
• By forcing people to work and live
differently, the pandemic revealed hitherto
unknown reservoirs of flexibility in how
the property sectors could function—and
changed expectations of how people will

•

use properties in the future.
A renewed emphasis on work/life balance
and the importance of convenience and
productivity in how people manage time
will require physical changes to properties
to better align with how they will be used,
especially in accommodating increased
working and shopping from home.

Work Anywhere: An Office Reset
• Office buildings have long been the bedrock
of commercial real estate portfolios. But
COVID-19 has dented that hegemony as
remote working becomes a permanent
option for millions of office workers.
• A broad range of industry perspectives
exists about how WFH will affect office
demand, but under almost any conceivable
scenario, firms will be leasing less space
in the future. New hires and added space
required for social distancing are unlikely
to fill the resulting vacancies.
• Offices in pricey central business districts
are likely to experience greater hits to
demand than their suburban counterparts
in part because their tenants typically
have a higher share of occupations most
amenable to remote working.
• Increased tenant focus on healthy buildings
is accelerating the obsolescence of older
buildings with outdated ventilation systems
and floor layouts. Demand for this product
will decline among tenants and investors
alike as a “flight to quality” draws tenants
to newer construction.
The Impact on Office Markets and Beyond
How will these WFH/WFA work arrangements
affect office leasing? Overall, space demand
will undoubtedly be lower than before. Still,
the decline will not match the reduction in
the average daily worker occupancy in the

All excerpts and maps from National Trends from Emerging Trends in Real Estate 2022, ULI & PWC, September 2021

workplace. Firms will need to provide enough
space for remote workers to collaborate in
person, at least occasionally. But under almost
any conceivable scenario, firms will be leasing
less space in the future than before.
Tenant preferences are also changing. Building
on the bifurcation theme discussed below, our
industry experts expect a “flight to quality.”
Tenants will leverage weak market conditions
to trade up to newer buildings with superior
ventilation systems, flexible floor plans, and
modern amenities like touchless systems.
These features will be essential for tenant
safety and a vital tool for firms to attract talent
and encourage workers to come into the office.
On the other hand, the nation has an extensive
inventory of older buildings that would require
costly upgrades to meet tenant requirements.
More than a quarter of the U.S. office
building stock, representing more than 4
billion square feet of space, is at least 60
years old. Renovations in many would be
too expensive to merit the investment.
These obsolete buildings might find more
value as redevelopment sites or in being
converted to other uses.
Work Anywhere, Live Anywhere
• The dramatic rise in working from home
prompted by the pandemic and lockdowns
amounts to a significant break between
work and the traditional workplace,
providing workers greater - though
generally not unlimited - flexibility in
deciding where to reside.
• Workers are moving farther from their
workplaces, some simply because
they prefer a more suburban or rural
environment and others so they can afford
more space for a home office, a nursery,
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National Trends

•

At the same time, the
pandemic has accelerated
some existing trends that
favor greater suburban growth
and vitality. The permanent
move to WFH—whether fully
remote or hybrid working—is
perhaps the trend with the
greatest impact, enabling
numerous workers, many of
them affluent office workers,
to consider a broader range
of residential locations. For
many of them, the choice
will be more suburban
than before.

Markets Trends
Once again, industrial/distribution leads the
pack, ranking first for both investment and
development prospects, as it has for nine
straight years dating back to 2014. Singlefamily and multifamily housing rank close
behind. These sectors all have powerful
demand drivers coming out of the pandemic
and supply that struggles to keep pace,
pushing rents and pricing back to record levels.
On the other hand, hotels, offices, and
especially retail all lag well behind, though
their prospects have improved over the past
year. All suffer from demand challenges at
least partly related to the economic downturn
but also due to structural shifts accelerated
by the pandemic. Though leisure travel is
returning, particularly for drivable destinations,
business travel is expected to be depressed
for several years, dimming the outlook for a
robust hospitality recovery.

shopping did for brick-and-mortar retail. The
eventual impact of WFH or hybrid work models
on office demand is far from determined, but
it would be wise to remember that although
e-commerce still accounts for less than 15
percent of total retail sales, this relatively small
percentage has had a significant impact on the
retail sector. The office-use impact of WFH even if it is limited - may lead the office sector
to bifurcate like brick-and-mortar retail. Welllocated and well-amenitized properties
could thrive while lesser-quality and
poorly located properties struggle with
obsolescence. Further like retail, office
property owners may increasingly find that
providing an experience for tenant users is key
to maintaining sustainable demand.

Multifamily

•

Office

Prospects for central-city offices have declined
as the swing to remote work has raised
significant questions about future tenant
demand. Yet, suburban offices are enjoying
newfound support as leasing shifts
to more affordable and less crowded
markets. Investors also cannot get
enough life sciences and medical office
buildings. Finally, much of retail, though not
all, continues to be out of favor. The significant
shift to e-commerce during the pandemic
compounded oversupply and other operational
issues challenging the sector for almost a
decade.
Work-from-home could create existential
change for office use the way that online

All excerpts and maps from National Trends from Emerging Trends in Real Estate 2022, ULI & PWC, September 2021

•

•

Technology advances - in homes, business,
and construction - have accelerated and
will continue to do so, speeding vertical
assembly via modular and factory-based
component design and construction, as
well as easing the demands of property
management and improving net operating
incomes. These advanced processes will
expand work-from-anywhere options that
allow renters to find hybrid live/work
communities that fit their budget.
More time spent at home calls for evolved
flex-space design and greater-squarefootage floor plans, with a programming
deemphasis on indoor common amenity
spaces like fitness centers in favor of
outdoor living and recreation space.
Mixed-age communities reflect
convergence of rent for-financial-reasons
working adults and rent-by-choice nearand post-retirement-age residents. Fussfree, agile, financially nimble living comes
of age.
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or whatever the new demands placed on
the home. With housing demand climbing
in these destination markets, home prices
and rents are rising faster than in closer-in
markets.
These moves are likely to increase further
as firms make hybrid and remote work a
permanent option, reinforcing migration
patterns that pre-date the pandemic
and favoring less dense and (still) more
affordable suburbs, especially in Sunbelt
markets.
This trend comes at a time when U.S.
population growth has slowed to its lowest
rate ever, magnifying the impact of intra
and interregional migration on property
markets.

•

•

New is for but a few: cost economics of
new development in the multifamily rental
sector relegates the majority of workingadult households to mostly older class B,
C, and D properties.
Appealing to the mercurial middle—a
population of low- to middle-income
households and a typology of denser,
low- to mid-rise multifamily buildings—
hangs as both an elusive challenge and an
enormously rewarding solution.

Senior Housing

While the level of needs and assistance
has been rising in many senior housing
properties, much attention also is being paid
to the “younger old”—that is, the cohort of
75- to 82-year-olds. This is the demographic
cohort that is growing at a very rapid pace
today (even faster than the 82-plus cohort),
with the oldest baby boomer now age 75.
This expanding cohort is likely to create
unprecedented demand for a newer rental
housing option, frequently referred to as
active adult. While generally still in its infancy,
it is emerging as a large opportunity for
investors, developers, and operators of both
multifamily and senior housing. It ranges from
lifestyle-focused, highly amenitized rental
product to a middle-market rental option,
with social activities as well as recreation
and health programing with no home or yard
maintenance. It is less operationally intensive
than senior housing and has potential to
generate higher margins and returns. While
some active adult properties have been in
existence for many years, this rental property
segment is generally new and has much room
to evolve.
Based on the growing interest in the middle
market and the active adult and the rising

1. Changes to renter preferences (in part due to demographic shifts) will influence design trends and likely
some operational practices. As millennials have aged
acuity
levels
of senior housing,
a broad
out of
the 18-to-24-year-old
age range,
the industry is
diversification
different
housing And
already seeingofsome
shifts intypes
renter preferences.
products
for seniors
is emerging.
Muchages
likesix
the
as generation
Z (generally
defined as those
to 24
today)that
continues
to wide
age, more
shiftsof
willoptions
occur.
hotel
sector
has a
variety
andis
post-pandemic
conandTechnological
choices forpreferences
consumers,
the evolution
of
struction
changes
will
be
of
particular
note.
housing for older adults as operators select the

specific
service
offerings
and consumers
they
2. Still nascent
relative
to its conventional
multifamily
wish
to reach.
housing
counterpart, there has been an increase
in capital flow toward the student sector throughout

Single-family rental homes—long a bedrock of the housing
occupied through the decades mostly by people who neither
could afford homeownership nor preferred urban apartment
communities—has turned into housing’s sexiest phenomenon.

Exhibit 3-16 Prospects for Residential Property Types
in 2021 and 2022
Investment prospects
Master-planned communities
Single family–moderate/workforce
Single family–high income
Manufactured-home communities

the past decade. But the increase in capital flow will
Apartments

Age-restricted housing

increase
competition
for a relatively
smallwork/live
number
Thanks
to the
emergence
of hybrid
of
existing
properties.
That
has
already
led
to commodels and hybrid workweeks as more
firms
pressing cap rates. As a result, continued changes
bring workers into the office, demand has
in underwriting measures and expectations will likely
shifted to the suburbs, where apartments are
persist through the 2020s decade.
often less expensive and have more square
3. As some campuses struggle with overbuilding, some
footage.

potential exists for a “relief valve” at appropriately
at select
That
is, some
Thepositioned
harshestassets
reality
of allcampuses.
is that, to
increase
off-campus student assets that are in the right market
the supply of more attainable rental housing,
and right location could be converted to conventional
stakeholders have no choice other than to
multifamily housing. In turn, that will help alleviate
produce more units at a greater pace. The
pressure on student-specific assets at those cambiggest
barrier to that level of production,
puses. This is a recently emerging trend, but it should
spooling
up as inan
force—and widely
be monitored
theentropic
coming years.

dispersed and squarely opposed to free-market
—RealPage
dynamism’s ability to equalize apartment
rental supply and attainability with sufficient
demand—is restrictive local regulations.
Those restrictions typically pit homeowners’
often mistaken fears about the impacts of
development and inclusiveness—the majority
of a municipal jurisdiction’s voter base—against
the interests of would-be renters.

Industrial/Logistics

In pulling e-commerce penetration forward,
the COVID-19 pandemic amplified the need
for resilient supply chains and modern stock,
which, in turn, has propelled demand for
logistics real estate. As the economy began
to reopen in early 2021, occupier leasing
accelerated as structural and cyclical trends
combined; in fact, the industrial real estate

All excerpts and maps from National Trends from Emerging Trends in Real Estate 2022, ULI & PWC, September 2021

2021 2022

Vacation homes
Multifamily condominiums
Fair

Abysmal

Excellent

Development prospects
Master-planned communities
Single family–moderate/workforce
Single family–high income
Manufactured-home communities
Age-restricted housing
Vacation homes
Multifamily condominiums
Abysmal

Fair

Excellent

Source: Emerging Trends in Real Estate surveys.
Note: Based on U.S. respondents only.
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beyond year two of the forecast horizon.

Emerging Trends in Real Estate® 2022

Exhibit 3-19 Industrial/Distribution Investment
Prospect Trends

excellent

Fulfillment

good
Flex

R&D
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Manufacturing
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Source: Emerging Trends in Real Estate surveys.
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Strong demand has fueled a rise in
construction and robust pre-leasing activity.
Given record competition in the market,
developers are working quickly to monetize
zoned and entitled land. Starts in the top
markets reached the highest quarterly volume
since Prologis Research began tracking, with
more than 99 million square feet in the second
quarter of 2021. Through the first half of the
year, this represents an increase of 60 percent
compared with the same period in 2020. The
urgency to secure prime logistics space has
driven record pre-leasing activity of more
than 60 percent of the pipeline. Although
new supply is on the rise, risk of oversupply
is limited due to increasing barriers to new
supply and strong demand.
For new supply less proximate to densely
populated centers, modernization and
sustainability are increasingly important.
Building design features that can attract
and retain labor, such as the WELL Building
standard to enhance worker well-being,
improve operational productivity, control costs,
and are a competitive differentiator. Features
that can accommodate operational innovation,
such as high-speed data, floor quality, and
increased clear height, allow for flexibility and
process improvements.

Exhibit 3-6 Prospects for Commercial/Multifamily Subsectors in 2020 (Pre-Pandemic) and 2022
Investment prospects

Development prospects 2020 2022

2020 2022

Fulfillment

Fulfillment

Life sciences facilities*

Life sciences facilities*

Single-family rental housing

Warehouse

Moderate-income/
workforce apartments

Single-family rental housing

Medical office

Moderate-income/
workforce apartments

Warehouse

Medical office

R&D

R&D

Senior housing**

High-income apartments

High-income apartments

Manufacturing

Flex

Senior housing**

Lower-income apartments

Flex

Manufacturing

Lower-income apartments

Neighborhood/community
shopping centers

Stand-alone retail*

Economy hotels

Neighborhood/community
shopping centers

Midscale hotels

Student housing

Stand-alone retail*

Economy hotels

Suburban office

Suburban office

Student housing

Midscale hotels

Upscale hotels

Lifestyle/entertainment centers

Luxury hotels

Upscale hotels

Lifestyle/entertainment centers

Urban/high-street retail

Central-city office

Central-city office

Urban/high-street retail

Luxury hotels

Outlet centers

Outlet centers

Power centers

Power centers

Regional malls

Regional malls

Abysmal

Fair

Excellent

Abysmal

Source: Emerging Trends in Real Estate surveys. Data for 2020 are from Emerging Trends in Real Estate 2020, published in fall 2019.
Note: Based on U.S. respondents only. *First year in survey. **Not in 2020 survey.

All excerpts and maps from National Trends from Emerging Trends in Real Estate 2022, ULI & PWC, September 2021

suddenly positive, some intrepid investors are starting to scout
for opportunities. We’ll see.

Fair

Excellent
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operating environment has never been
stronger. Demand has been deep and diverse
across a range of industries. Robust demand,
acute scarcity of supply, and rising replacement
costs have accelerated rents across the
board, reaching historic double digits in many
markets, while the vacancy rate fell to a record
low.

industry consultant: “I’ve probably never felt so positive in a long
period of time.” In accelerating needed change, the pandemic
perhaps forced the retail sector to confront intractable problems

Excerpts on Regional Office Trends from

Chicago Suburban
Office 21Q3
By Colliers, Fall, 2021

Key Takeaways
•
•
•
•

Landlords remain highly motivated to
offer creative lease incentives.
Employers look to update their space to
attract employees back to the office.
Rental rates hold steady as concessions
continue to rise.
Owners of stabilized buildings are
evaluating selling.
Leasing activity is increasing
throughout the suburbs.

Forecast
• Concessions will continue to rise to help
off set Class A rising rental rates.
• Larger users will decrease square
footage but sign longer term deals.
• Rental rates will remain stable heading
into the end of the year.
• Flight to quality will cause lower
class buildings to be re-purposed or
demolished to create opportunities
for development of restaurants,
entertainment, and small industrial
properties, while owners of stabilized
buildings continue to bring their assets
to market.
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Excerpts on Regional Office Trends

North Suburbs Office Trends
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from Chicago Suburban Office 21Q3, Colliers, Fall, 2021

Excerpts on Regional Industrial Trends from

Chicago Industrial
21Q3
By Colliers, Fall, 2021

Key Takeaways

•
•

Eight build-to-suit construction projects
totaling 11.2 million square feet were
delivered during the third quarter of
2021, accounting for 61 percent of the
quarterly net absorption total of 18.2
million square feet, a new record.
The industrial vacancy rate has dropped
by 69 basis points over the past year to
6.03 percent, the lowest rate since 2001.
New leases and lease expansions totaled
15.4 million square feet during the
quarter, matching last quarter’s record.

Unprecedented Build-to-Suit Deliveries
Help Push Demand to New High
Record construction deliveries, highlighted
by the completion of eight build-to-suit
projects totaling a massive 11.2 million
square feet combined with a record-matching
15.4 million square feet of new leases and
lease expansions to push net absorption
to 18.2 million square feet during the third
quarter of 2021, nearly double the previous
quarterly net absorption record of 9.6 million
square feet recorded in 2011. As a result
of this demand, the industrial vacancy rate
decreased by 26 basis points to 6.03 percent,
the lowest rate recorded in more than 20
years. The vacancy rate in eight of the 22
industrial submarkets tracked were at or
near all-time lows, particularly in infill areas
close to Chicago’s large population and labor
resources.
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Excerpts on Regional Industrial Trends

Lake County Industrial Trends
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from Chicago Industrial 21Q3, Colliers, Fall, 2021

ECONOMIC DEVELOPMENT TOOLS
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Economic Development Tools

The following economic tools and funding
mechanisms are suggested to provide
assistance in creating this multimodal
development framework that can respond to
market trends. These recommendations can be
developed in greater detail in a future study at
the Village’s discretion.

Tax Increment Financing (TIF)
Tax Increment Financing (TIF) is a program that
allocates future increases in property taxes from
a designated area, or TIF district, to pay for
improvements within that area. In Illinois, the TIF
district can remain in place for up to 23 years after
its creation. The district can be extended for another
12
years, but an extension requires an act of the state
legislature.
1. Improved Land
If an area is improved, it can qualify for TIF eligibility
in one of two ways:
Conservation Area. In this finding, over 50% of
buildings within the area must be 35 years old or
older, and three (3) or more eligibility factors from
the list below must be found to be present to a
Source: S B Friedman Development Advisors

meaningful extent and reasonably distributed
through the area:
• Dilapidation
• Obsolescence
• Deterioration
• Presence of structures below minimum code
standards
• Illegal use of structures
• Excessive vacancy
• Lack of ventilation, light or sanitary facilities
• Inadequate utilities
• Excessive land coverage and overcrowding of
structures and community facilities
• Deleterious land use or layout
• Environmental clean-up
• Lack of community planning
• Lack of growth in EAV

•
•
•

that will contribute to the alleviation of all or
part of the flooding)
Contains unused or illegal dumping sites
Was designated as a town center prior to
January 1, 1982, is between 50 and 100 acres in
size, and is 75% vacant land
Qualified as blighted prior to becoming vacant

There are no TIF districts in the Study Area
today. The area to the north (below) was in a
TIF district from 1989 to 2012 and was created
to spur investment and redevelopment in the
downtown area.

Blighted Area. In this finding, five (5) or more of
the eligibility factors listed above must be found to
be present to a meaningful extent and reasonably
distributed throughout the area.
2. Vacant Land
There are two ways to qualify vacant land for TIF
eligibility: the two-factor test or one-factor test.
Two-Factor Test. One way is to find that at least
two (2) of the following six (6) factors are present
to a meaningful extent and reasonably distributed
throughout the study area:
• Obsolete platting
• Diversity of ownership
• Tax and special assessment delinquencies
• Deterioration of structures or site improvements
in areas adjacent to vacant land
• Environmental issues
• Lack of growth in EAV
One-Factor Test. Vacant land may also qualify if
the area meets one of the following criteria:
• Contains unused quarries, strip mines, or strip
mine ponds
• Contains unused rail yards, rail tracks, or
railroad rights-of-way
• Is subject to chronic flooding that adversely
impacts real property or discharges water that
contributes to flooding within the watershed (In
order to consider this factor, the redevelopment
project must provide for facility improvements
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The RFP issued by the Village on August 9,
2021 sought to identify new economic tools to
facilitate development. After the Conceptual
design Workshop on November 4, 2021,
the focus of the plan expanded to creating
a multimodal framework that could catalyze
the long-term transformation of the overall
area. The workshop highlighted that
without a clear identity and a “Sense of
Place”, reusing vacant and aging buildings
and attracting new desired uses would
continue to be extremely challenging
given the changing market trends.

A Business District

The Illinois Business District Act, 65 ILCS 5/Art.
11 Div. 74.3 is the enabling legislation for these
districts. The Business District Act was most recently
amended in 2010.
A municipality can elect, by ordinance, to impose
increased sales or hotel taxes in 0.25 percent
increments up to 1.0 percent within the district.
Sales and hotel taxes can be used within the District
for any costs allowable under the Business
District Act.
A Business District remains in place for 23 years
following designation. During that time, all retail
sales taxes are collected by the Illinois Department
of Revenue and paid to the State Treasurer, who
disperses a check to the municipality. In a Business
District, hotel taxes must be collected directly by the
municipality. Any revenues generated within the
district are placed in the Business District Tax
Allocation Fund.
Eligibility
A home rule or non-home rule municipality can
designate an area as a Business District if it meets
at least one, or any combination, of the following
factors:
• Predominance of detective, non-existent or
inadequate street layout;
• Unsanitary or unsafe conditions;
• Deterioration of site improvements;
• Improper subdivision or obsolete platting; and/
or
• Existence of conditions that endanger life or
property by fire or other causes.
Source: S B Friedman Development Advisors

One or more of these factors must be present to
the extent that it “retards the provision of housing
accommodations or constitutes an economic or social
liability, an economic underutilization of the area,
or a menace to the public health, safety, morals, or
welfare.”
Redevelopment Plan
Activities in the Business District are governed by
a Business District Development or Redevelopment
Plan that must include the following items:
• District boundary including a map
• General description of proposed projects
• Location of proposed projects
• District name
• Estimated project costs
• Anticipated sources of funds to pay project costs
• Anticipated type and term of obligations to be
issued
• Tax rate(s) to be imposed
What Does a Business District Enable a
Municipality to Do?
Once a Business District has been established, the
municipality has the following powers:
• Exercise eminent domain
• Buy, manage, lease, and sell real and personal
property
• Apply for and accept donations, grants and loans
• Borrow money/issue bonds
• Enter into contracts
• Demolish buildings or other improvements
• Construct or reconstruct public buildings or site
improvements
• Renovate or rehabilitate existing buildings
• Fix fees and/or charge rents
• Expend business district sales and/or hotel taxes
for planning, executing and implementing the
district plan
• Impose an incremental sales tax on businesses
• Impose an incremental hotel tax

Sample uses of a Business District include land
assembly, streetscape improvements, public
infrastructure improvements, site preparation,
stormwater detention, and convention and
tourism activities.
Eligible Costs
Business District funds can be expended on:
• Professional fees including legal, engineering,
planning, architecture and others, as required
• Property assembly costs
• Site preparation costs
• Costs of public infrastructure
• Building rehabilitation costs
• Building construction costs, including
reimbursement payments to private developers
• Financing costs
• Relocation costs
Other Considerations
• Business District revenue can supplement
or provide an alternative to Tax Increment
Financing (TIF) District revenue.
• The establishment of a Business District is often
quicker and simpler than the establishment of a
TIF District.
• In comparison to TIF District funds, there is
more flexibility regarding potential uses of
Business District funds. These funds are also
potentially available sooner than TIF funds since
the Illinois Department of Revenue disburses
sales tax proceeds on a monthly basis (three
months in arrears)
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A Business District is a legally defined contiguous
area of a municipality that has certain powers
and authorities different from other parts of the
municipality. The purposes of the Business District
Development and Redevelopment Act are: to
strengthen the tax base of Business Districts; to
assure opportunities for district development or
redevelopment; and to attract sound and stable
commercial growth in the district.

A Special Service Area (SSA) is a property-taxing
mechanism that can be used to fund a wide range
of special or additional services and/or physical
improvements in a defined geographic area within
a municipality or jurisdiction. This type of district
allows local governments to establish such areas
without incurring debt or levying a tax on the
entire municipality. In short, an SSA allows local
governments to tax and deliver services to limited
geographic areas within their jurisdictions.
The 1970 Illinois Constitutional Convention granted
municipalities and counties the authority:
“to levy or impose additional taxes upon areas within
their boundaries in the manner provided by law for
the provision of special services to those areas and
for the payment of debt incurred in order to provide
those special services.”
SSAs are excluded from tax cap legislation and
are still available for home rule and non-home rule
municipalities in “capped” counties.
An ordinance and public hearing are required and at
least 51% of affected voters/property owners must
approve the adoption of the SSA.
Among the list of common services and activities
provided by SSAs are the following:
Infrastructure Improvements
Streetscaping/Landscaping
Lighting
Benches and Trash Receptacles
Alley Repaving
Curbs and Sidewalk Paving
Street Improvements
Storm Sewers
Sanitary Sewers
Parking Lots or Garages
Land and Building Improvements
Redevelopment
Store Front Improvements, Grants or Loans
Interior Rehab/Build-out Assistance
Source: S B Friedman Development Advisors

Economic Incentive Agreement
Under Illinois law, all municipalities (home rule and
non-home rule) are allowed to enter into Economic
Incentive Agreements (EIAs) with a developer or
tenant to share or rebate “retailers occupation taxes”
(“sales taxes”) over a finite period of time. The
objective of these agreements is to provide a source
of funds to make high impact projects financially
feasible that would otherwise not be. Projects
resulting in part from EIAs must be expected
to: create or retain jobs; further development in
surrounding areas; strengthen the commercial
sector of the municipality; enhance the tax base of
the municipality; and be in the best interest of the
municipality.
As these agreements are ultimately contracts
between the municipality and a developer or tenant,
the amount of tax sharing, timing of payments,
performance and compliance requirements, and
other details are negotiated on a project-byproject basis. EIAs are particularly attractive to
municipalities; from day one, some portion of the
new sales taxes will go to the general fund of the
municipality (under most sharing agreements) and
help maintain fiscal balance.
Eligible Costs
Taxes rebated under an EIA can be used for
any purpose, including capital costs (such as
public infrastructure, site preparation, building
rehabilitation or tenant improvements) or incentive
payments otherwise required to achieve a financially
feasible project.
EIAs can be utilized on their own or combined with
other economic development tools, such as Business
Districts and/ or Tax Increment Financing (TIF),
to help facilitate otherwise infeasible development
projects. Compared to TIF and Business District
funds, there is more flexibility regarding potential
uses of rebated sales taxes under an EIA. These
funds are also potentially available sooner than
TIF funds since the Illinois Department of Revenue
disburses sales tax proceeds on a monthly basis
(three months in arrears).

POTENTIAL GRANTS &
FUNDING MECHANISMS
Infrastructure Investment and
Jobs Act (IIJA)
In November 2021, the new $1.2 trillion
Infrastructure Investment and Jobs Act
(IIJA), bill was passed that reauthorizes
transportation programs for the next five years
(FY2022-26). The legislation increases current
program funding and provides new opportunities
to invest in the nation’s transportation, water,
energy, and broadband infrastructure. More
than $567 billion of this funding will go toward
projects and programs that affect every aspect of
transportation, from road safety to public transit.
According to the Chicago Metropolitan Agency
for Planning (CMAP), the IIJA increases funding
for core planning and transportation programs,
including:

•
•
•
•

32% increase in metropolitan planning
funding from FY2020’s $358 million to
$474 million by FY2026
32% increase in surface transportation
program funding from FY2020’s $11.3
billion to $15 billion by FY2026
10% increase in congestion mitigation
funding from FY2020’s $2.5 billion to
$2.7 billion by FY2026
76% increase in transportation
alternatives funding from FY2020’s
$850 million to $1.5 billion by FY2026

The legislation includes historic investments
in public transit and passenger rail, as well
as billions in new formula funding to make
infrastructure more resilient, reduce carbon
emissions, build and repair bridges, and deploy
electric vehicle charging infrastructure. The bill
also creates a new congestion relief program that
prioritizes major metropolitan areas and a new
railroad crossing program to eliminate highwayrail grade crossings.
Source: CMAP
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Special Service Area (SSA)

POTENTIAL GRANTS & FUNDING MECHANISMS

IL Department of Transportation
Transportation Alternatives
Program (TAP-L)
•
Bicycle facility projects that help
complete the Regional Greenways
and Trail Plan
•
link: https://www.cmap.illinois.
gov/mobility/strategic-investment/
transportation-alternatives
Congestion Mitigation Air Quality
(CMAQ)
•
Access to Transit Projects
(including pedestrian and bicycle
accommodations)
•
Traffic Flow Improvements
(bottleneck eliminations,
intersection improvements, signal
interconnects)
•
Bicycle Facility Projects
•
Other transportation improvements
designed to improve air quality and
mitigate congestion
•
link: https://www.cmap.illinois.
gov/mobility/strategic-investment/
cmaq
Surface Transportation Program
(STP) Shared Fund
•
Traffic Signals, Modernization, and/
or New Signals (where warranted)
•
Structures (waterway, railroad,
highway, pedestrian, bikeway)
•
Bikeway/Pedway
•
Lighting
•
Wetland Mitigation
•
Truck Route Improvements
•
link: https://www.wcgl.org/stp-lresources.html
Illinois Transportation
Enhancement Program (ITEP)
•
Pedestrian/Bicycle Facilities
•
Streetscapes, Overlooks, and
Viewing Areas
•
link: https://idot.illinois.gov/
transportation-system/localtransportation-partners/county-

engineers-and-local-publicagencies/funding-opportunities/
ITEP
Injury Prevention Program (IP)
•
Can be used for to fund pedestrian
and bicycle safety education
programs and projects.
•
Designed to reduce fatalities and
injuries sustained in traffic crashes
through educational programs.
•
link: http://www.
trafficsafetygrantsillinois.org/
Grants_2013.asp##IPP
Safe Routes to School (SRTS)
•
Uses a multidisciplinary approach
to improve conditions for students
who walk or bike to school.
•
Provides funding for both
infrastructure improvements to the
physical environment, as well as
non-infrastructure projects.
•
link: http://idot.illinois.gov/
transportation-system/localtransportation-partners/countyengineers-and-local-publicagencies/safe-routes-to-school/
index
OPEN SPACE & TRAILS
IL Department of Natural Resources
Open Space Land Acquisition &
Development (OSLAD)
•
Acquisition and development of
public outdoor recreation facilities
by local units of government
through competitive reimbursement
grants.
•
https://www2.illinois.gov/sites/
GATA/Grants/SitePages/CSFA.aspx
Outdoor Recreation Acquisition,
Development and Planning aka
Land and Water Conservation Fund
Program
•
Provides funding assistance to
local government agencies for
acquisition and/or development

•

of land for public parks and open
space. Must be open and available
for general public use.
link: https://www2.illinois.gov/
sites/GATA/Grants/SitePages/CSFA.
aspx

Park and Recreational Facility
Construction
•
Provides financial assistance to
eligible local governments for park
and recreation unit construction
projects
•
link: https://www2.illinois.gov/
sites/GATA/Grants/SitePages/CSFA.
aspx
Recreational Trails Program
•
Provides funding assistance
for acquisition, development,
rehabilitation and maintenance of
both motorized and non-motorized
recreation trails
•
link: https://www2.illinois.gov/
sites/GATA/Grants/SitePages/CSFA.
aspx
Illinois Bicycle Path Grant Program
•
To financially assist eligible local
units of government in acquiring,
constructing, and rehabilitating
public, non-motorized bicycle
paths and directly related support
facilities
•
link: https://www2.illinois.gov/
sites/GATA/Grants/SitePages/CSFA.
aspx
IL Environmental Protection Agency
Green Infrastructure
•
Program funds are available to
implement green infrastructure
best management practices
•
link: https://govappsqa.illinois.gov/
gata/csfa/Program.aspx?csfa=2388
ECONOMIC DEVELOPMENT
IL Department of Commerce and
Economic Opportunity (Illinois
DCEO)

Tourism Attraction Development
Grant Program (TAP)
•
Provides matching grants to assist
in the development or improvement
of projects that increase the
economic impact of tourism
throughout the State.
•
link: https://www2.illinois.gov/
dceo/Media/PressReleases/
Pages/PR20190522.
aspx#:~:text=The%20Tourism%20
Attraction%20Grant%20
Program,the%20amount%20of%20
%241.4%20million.
Community Development Assistance
Program (CDAP)
•
Funded through the U.S.
Department of Housing and Urban
Development (HUD)
•
Assists Illinois communities
by providing grants to local
governments to help them in
financing economic development
projects, public facilities and
housing rehabilitation.
•
Program is targeted to assist
low-to-moderate income persons
by creating job opportunities and
improving the quality of their living
environment.
•
link: https://www2.illinois.gov/
dceo/AboutDCEO/Pages/ComDev.
aspx
Local Technical Assistance (LTA)
Program, CMAP
•
Program involves providing
assistance to communities across
the Chicago metropolitan region to
undertake planning projects that
advance the principles of ON TO
2050.
•
link: https://www.cmap.illinois.gov/
programs/lta
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TRANSPORTATION

