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Commissioner James Pavlatos
Commissioner Dan Polk
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Commissioner G. Darryl Reed

Meeting of: February 10, 2020

7:30 PM

Kaptur Administrative Center

AGENDA MATTER:
Consideration of PC 2019 – 03: A proposed amendment to Chapter 1222 – Official Village
Comprehensive Plan, of the Village Code, to revise the Comprehensive Plan adopted on December 7,
2009 and to incorporate the Western Growth Area Master Plan as an official document of the
Comprehensive Plan.
BACKGROUND:
With the recent annexation of Cog Hill, Gleneagles, Mid-Iron Golf Club, and Ludwig Farms, it is
anticipated that the Village may begin to experience development proposals within the foreseeable future.
The Village’s Comprehensive Plan, adopted in 2009, addresses the recently annexed western growth area
as a “Future Study Area,” but does not identify any land use designations or guide decision makers in
what type of development should occur in this area. The Village should have a land use plan to help guide
both decision makers and developers prior to consideration of any development proposal.
Last year, the Village began working with Houseal Lavigne Associates to develop the land use plan for
the western growth area. Several public outreach events were conducted, and the feedback received has
been incorporated in the draft land use plan.
The master plan will establish the Palos Park community’s vision for the future of the Western Growth
Area. The plan will guide the Village as it oversees the development, setting an expectation as to the type
and quality of housing and commercial development that is desired. The plan does not set these
expectations in stone, but rather provides a framework to support future decision making. The plan further
identifies regulatory updates that will be necessary to implement the vision. Finally, it is essential that the
plan provide proper recommendations regarding residential and commercial densities to ensure that the
new growth does not place an economic or financial burden on the Village. It does not approve any
developments, but rather will guide the Plan Commission and Village Council as they consider
development proposals in the future.
DISCUSSION:
The Plan Commission held public hearings regarding application #PC 2019 – 03 on November 21, 2019,
December 17, 2019, and January 16, 2020. Multiple residents attended the hearing and several voiced
concerns about the proposed Plan. The attached minutes of the meetings reflect the comments received

and discussed during the hearings. Written correspondence has also been received and is included in this
package.
Specific comments on the draft Plan were received from Holland and Knight, dated January 16, 2020,
requesting several revisions to the Plan on behalf of Cog Hill. The attached draft Plan has been revised
to address the requested revisions as noted:
1. The Plan Commission voted to recommend that the draft be revised to address the comment
requesting revisions to the map on pages 13 and 15, in addition recommending revisions to the
maps on page 45 as recommended by staff. The maps have been revised accordingly.
2. Page 14 included a reference to preserving the golf course, which has been amended to read
“continue to be used” when referencing the golf course.
3. The draft has been revised to change the reference to “apartments” to “multi-family” on page 20.
4. The draft has been revised to include commercial, mixed use, and multi-family residential
development within the Planned Unit Development Ordinance recommendations on page 49.
The final outstanding issue is the request entitled “Density,” but is specifically about open space
requirements. First, Cog Hill would like the Plan to define what constitutes “open space.” Staff is of the
opinion that this should be addressed within the Planned Unit Development Ordinance. Further, Cog Hill
is requesting that the Plan be amended to suggest 20-30 percent open space, rather than 30-40 percent as
stated in the plan. Houseal Lavigne will provide suggested modifications at the meeting for Village
Council consideration.
RECOMMENDATIONS:
Staff recommends approval of the draft Western Growth Area Master Plan. On a motion to recommend
approval of an amendment to Chapter 1222 – Official Village Comprehensive Plan, to revise the
Comprehensive Plan adopted on December 7, 2009, and to incorporate the Western Growth Area Master
Plan as an official document, subject to the condition that the maps on pages 13, 15, and 45 be amended
to accurately reflect the existing and proposed land uses, the Plan Commission voted five (5) yes (Wegele,
McCarthy, Marcyn, Dill and DeBoer), zero (0) no, and one (1) absent (O’Connor).
RECOMMENDED MOTIONS:
I move to direct staff to prepare an ordinance amending Chapter 1222 – Official Village Comprehensive
Plan, to revise the Comprehensive Plan adopted on December 7, 2009, and to incorporate the Western
Growth Area Master Plan as an official document. Any motion made should include specific direction
regarding the open space revisions that should be made to the document.
Attachments:
Draft Western Growth Area Master Plan
Public Correspondence
Transmittal of Plan Commission recommendation
Approved Minutes of the November 21, 2019, and December 17, 2019 Plan Commission meetings
Draft Minutes January 16, 2020 Plan Commission meeting
Staff Reports to the Village of Palos Park Plan Commission (November 21, 2019 and January 16, 2019)
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INTRODUCTION

The Western Growth Area includes several large tracts of land, each
under single ownership, representing a truly unique opportunity
within the region. Although no development is currently proposed,
both private and public investment are expected to occur in the
near future that will transform the Western Growth Area into an
attractive destination that expands the Village’s residential and
commercial offerings while celebrating the community’s pastoral
setting. It is essential that this new growth reflect and protect the
core principles and values of the Village and it’s residents.
The Master Plan establishes the Palos Park community’s vision
for the future of the Western Growth Area. The plan will guide the
Village as it oversees the development in the decades to come,
setting an expectation as to the type of housing and commercial
development that is desired and the high quality and character
that is anticipated. The plan is not set in stone, but rather provides a
framework to ensure market viable development that supports the
core principles of the Palos Park community. The plan identifies the
regulatory updates needed to implement the vision while assuring
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that proposed development will continue to be properly vetted
by the Village. Furthermore, this plan will ensure proper planning
so that this new growth does not place an economic burden on
existing Village services. The Master Plan acts as an addition to
the 2009 Village of Palos Park Comprehensive Plan in response
to the recent annexation of the Western Growth Area. All future
development proposals will be reviewed in a public forum using
this Master Plan as a guide for future decision making. As such, it
will play a critical role in guiding the future of Village, providing
ideas and establishing expectations for the character of future
development.
In summation, this Western Growth Area Master Plan will: 1)
Support established development review and approval procedures,
2) Plan for growth that will be economically sustainable, 3) Guide
the review of, and updates to development regulations for the
growth area, 4) Maintain the core principles and values that make
Palos Park a desirable community , and 5) Ensure that Palos Park
remains an appealing community for residents at all stages of life.
Introduction | Palos Park Western Growth Area Master Plan
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Core Principles
The Western Growth Area Master Plan is
guided by the following core principles.
These principles should provide the framework by which to evaluate future development and improvements in Palos Park and
ensure that they benefit the entire Village.
The Core Principles are discussed in greater
detail within Section 3.
• Environment – Palos Park’s beautiful
natural setting contributes significantly
to the community’s identity. Open
space preservation and the protection
and integration of environmental
features should be paramount within
planning and development of the
Western Growth Area.
• Quality – Given the great potential
that development within the Western
Growth Area has to influence the
image and perception of the Palos Park
community as a whole, it is critical that
future development be of high quality
and design.
• Economics – Development of the
Western Growth Area should benefit
the fiscal well-being of the community.
At a minimum, new development
should be self-sustaining with revenue
generation covering the costs of
infrastructure and service provision.
• Connectivity – Future neighborhoods
and commercial districts should
be designed to be highly walkable
and well connected to one another.
Providing for improved connectivity
will be a key strategy in maximizing
development potential by enabling
future residents and visitors to leverage
the area’s extensive network of trails
and forest preserves.

Process
The Master Plan is the result of a multistep, market-driven process. The planning
process emphasized community engagement, assessment of current conditions,
identification of opportunities and
constraints, establishment of core principles, and creation of development recommendations and guidelines. The planning
process steps are outlined as follows:

Community Outreach
Community outreach was conducted
throughout the planning process,
including a conversation hub, property
owner meetings, and two open houses.
The public engagement allowed for
direct input from residents, business and
property owners, and key stakeholders to
identify issues, opportunities, and goals for
the Western Growth Area.

Market Study Report
The Western Growth Area Market Study
Report is a detailed study that establishes
an understanding of existing market
conditions and the Village’s position within
the regional real estate marketplace. The
Market Study identifies current conditions
in the Village and Western Growth Area,
including a demographic, residential, retail,
office, and industrial market analysis.

Issues & Opportunities
Assessment
An Issues and Opportunities Assessment
was completed that included analysis of
existing conditions and future development opportunities in the Western Growth
Area. The assessment was informed by
materials provided by the Village, feedback
from community service providers, field
reconnaissance, inventories, and analyses
by the planning consultant, with focus on
existing land use, transportation, infrastructure, community character, and urban
design.

Core Principles
The core principles establish the Village’s
key values that were used to guide recommendations and objectives throughout
the Master Plan. They represent aspects
of the community that the Village aims to
preserve, enhance, or better leverage.

Public Review & Adoption
The Palos Park Western Growth Area
Master Plan will be presented to the
Mayor and Village Council for approval
and adoption as the official document to
guide future development decisions in the
Western Growth Area.

• Character – It is essential that Palos
Park’s valued rural character and sense
of place be respected and extended
to new development. Regardless of
the development proposed within the
Western Growth Area, adhering to the
core principles above will help ensure
this occurs.

2
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Palos Park originally grew as a weekend
and seasonal destination for visitors
who wanted290
to enjoy the area’s open
natural environment before developing
into a residential community in the
post-war period of suburban expansion.
The 11,000 acres of Cook County Forest
64
Preserve that pocket the Village and its
surroundings represent a Elmhurst
natural draw to
the community. Although these natural
areas and their unique topography have 56
served as assets to the Village, they have
also restricted its growth while other
38
surrounding communities have developed
significantly in recent years.
88
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As an affluent Chicago suburb that has an
extensive inventory of recently annexed
294
properties with limited existing development, Palos Park is well poised to expand
with new businesses and homes.

The study area for Palos Park’s Western
Growth Area includes 1,446 acres of land
recently annexed to the Village in 2016,
as well as surrounding unincorporated
50
areas. The area is mostly undeveloped
and
41
contains three golf courses: Cog Hill Golf
94
& Country Club, Gleneagles Country Club,
and Mid-Iron Club, as well 90
as the Ludwig
Farm.
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45

population of Palos Park grew
significantly in the last half of the 20th
century and has been relatively stable
over the last 15 years. The 2017 American
Community Survey (the most
43 recent data
available) provides a population
count of
Oak Park
4,909 persons with 1,964 households. The
average household
size in Palos Park is 2.5
290
persons. Average household size in Cook
County is 2.7.
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The Western Growth Area is conveniently
located for air travel, with access to both
Midway and O’Hare International Airports.
The BNSF Railway runs to the north of the
Des Plaines River and the BNSF Willow
Springs Intermodal Facility, a major rail
transportation hub, is located about eight
55
miles away. The area is also located within
a 10-minute drive of both I-55 and I-355.
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compound annual growth rate (CAGR) of
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0.8%. By comparison,
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by a compound annual rate of just 0.1%
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metropolitan area and is well connected to
major regional facilities and attractions.
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PLANNING CONTEXT

Current conditions including existing land use and environmental constraints,
regional influences, and market trends will inform future development decisions
within the Western Growth Area. These existing conditions, combined with
stakeholder input regarding significant issues and opportunities within the newly
annexed area, provide the context within which the recommendations of the Master
Plan were developed.
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Community
Outreach Themes
Public engagement was essential in developing the Master Plan. Residents, business
leaders, developers, and other key stakeholders provided a range of important
perspectives and knowledge of the
Village during the planning process. Major
themes identified during the outreach
process are summarized below:
Housing Variety. Palos Park is known as a
predominantly upscale, single-family large
lot community. Community members
expressed the desire to further attract highquality, one-acre single-family development
for residents with disposable incomes to
preserve its unique and attractive character.
At the same time, the desire for increased
housing variety, including senior living
complexes, was indicated to allow for aging
in place.

WORKING DRAFT
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Pedestrian & Bicycle Accessibility.
Community members stressed that all
new development should be highly
walkable and bikeable by providing trails
and pathways that connect to the regional
trail network. Improved trail connections
to existing residential communities were
also desired.
Green Space. There is a general desire to
plant more trees and preserve open space
to conserve and enhance the Village’s
wooded environment. Archer Avenue was
highlighted as a key roadway that should
be tree lined though not necessarily
screened by the existing dense forested
buffer.

Utility Extension. Community members
discussed the need to expand utility lines to
the Western Growth Area, including sewer
and stormwater, and form an infrastructure
expansion plan. The cost burden of utility
extensions on property owners and the
need to establish a funding system were
highlighted as concerns. The Mount Vernon
Memorial Park & Mortuary cemetery, which
is located adjacent to wetlands, was identified as a barrier for stormwater drainage and
repair easements.
Commercial Development. McCarthy
Road, Archer Avenue, and the Cog Hill Golf
& Country Club on Parker Road were identified as fit locations for commercial growth.
There was sentiment against strip malls
due to the resulting destruction of natural
areas. Moreover, maintaining flexibility in
residential areas to incorporate small-scale,
low-intensity retail and other neighborhood
amenities was suggested.

Planning Context | Palos Park Western Growth Area Master Plan
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Market Overview
Key findings of the Western Growth
Area Market Study Report have been
summarized below from the residential,
retail, office, and industrial market analyses. These findings were incorporated
throughout development process of the
Master Plan’s recommendations.

Residential Market

• Southwest Cook County submarket has
seen increases in population and retail
construction.
• Multifamily development that has
occurred has focused on the Orland
Park area, primarily in one- and
two-bedroom units, which appeal
to empty nesters and middle-aged
professionals.
• The Residential Market Area (RMA) for
this analysis includes the following 10
municipalities:
• Hickory Hills
• Homer Glen
• Lemont

• The RMA has a significant demand
for additional housing, with projected
demand for over 2,300 new homes by
2040.
• Rental rates are increasing along
with occupancy rates in the RMA
with market-rate multi-family being
constructed in nearby Orland Park.
• For both owners and renters there is
a need for more affordable housing;
however, this need is more significant
for renters than for owners.
• The housing analysis forecasts a need
for higher-value units as well.
• An aging population represents
potential demand for senior housing
units.

• Orland Hills
• Orland Park
• Palos Heights
• Palos Hills
• Palos Park
• Tinley Park
• Willow Springs

6
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Owner Housing Needs
Within the Residential Market Area (RMA)
there is a demand for higher value,
owner-occupied homes ($450,000+)
and some mid- and lower-value homes
($0-$149,999).

Owner Housing Need (2016)
Palos Park

10,000
8,000
6,000
4,000
2,000
(2,000)
(4,000)
(6,000)
(8,000)
$0 to$14,999 $15,000 to
$29,999

$30,000 to
$44,999

$45,000 to
$59,999

$60,000 to
$74,999

Less than
$5,000

$10,000 to
$14,999

$15,000 to
$19,999

$20,000 to
$24,999

$75,000 to
$104,999

$105,000 to
$149,999

$150,000 to
$224,999

$225,000 to
$299,999

$300,000 to $450,000 or more
$449,999

$35,000 to
$49,999

$50,000 to
$74,999

$75,000 to
$99,999

$100,000 to $150,000 or more
$149,999

Home Value
$5,000 to
$9,999

Source: U.S. Census Bureau; Houseal Lavigne Associates
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$25,000 to
$34,999

Income
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Renter Housing Needs

Renter Housing Need (2016)

Among renter-occupied households there
is a greater demand for housing available
at the lower-income level, and in higher
level units with rents exceeding $1,250 per
month.

Palos Park

3,000
2,500
2,000
1,500
1,000

Multifamily Trends

500

Multifamily asking rents in the submarket
are $1.30 per square foot in 2018 and have
increased consistently since 2009 when
the asking rent was $1.02 per square foot.
The occupancy rate in the submarket has
historically been slightly higher than that
of the rest of the Chicago region, reaching
95.1 percent in 2017 compared to 93.5
percent for the region.

(500)
(1,000)
(1,500)
(2,000)
$0 to $124

$125 to $249

$250 to $374

$375 to $499

$500 to $624

$625 to $874

$875 to $1249

$1250 to $1874

$1875 or more

$ 25,000 to
$34,999

$ 35,000 to
$49,999

$ 50,000 to
$ 74,999

$ 75,000 or more

Rent
Less than $ 5,000

$ 5,000 to
$9,000

$ 10,000 to
$ 14,999

$ 15,000 to
$19,999

$ 20,000 to
$ 24,999

Income

Source: U.S. Census Bureau; Houseal Lavigne Associates

Multifamily Trends (2009 - 2018)
Southwest Cook County & Chicago Region

1.8

97.0%

1.6

96.0%

1.4
95.0%

1.2

94.0%

1

93.0%

0.8
0.6

92.0%

0.4
91.0%

0.2
0

90.0%
2009

2010

2011

2012

2013

2014

2015

2016

SW Cook County Rents

Chicago Region Rents

SW Cook County Occupancy

Chicago Region Occupancy

2017
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Retail Market

• The Chicago region’s local economy is
healthy and retail vacancies are below
their historical average, while retail rents
have increased modestly over the past
year.
• Retail real estate activity in 2018 was
primarily focused on single-tenant
net-lease properties and groceryanchored shopping centers.
• New retail development in the study
area will primarily follow and support
new housing within the Western
Growth Area and in the immediate
vicinity.
• While there appears to be a retail
surplus in the larger market area, the
primary market area demonstrates
potential for some neighborhoodoriented retail development.
• Retail demand analysis shows that retail
demand for the study area is in the
range of 58,000 to 116,000 square feet.
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Retail Absorption as a Percentage of
Total Inventory (2009 - 2018)
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Retail rents in Palos Park are higher on
average than the region and tend to vary
more from year to year. Excepting a jump
in retail vacancy rates in the year 2013, the
vacancy rates in Palos are very low and are
lower than in the overall region.
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Net absorption for existing buildings is
the measure of total square feet occupied
minus the total space vacated over a
specific time period. Due to the smaller
retail market overall—Palos Park makes
up just over one percent of the total retail
inventory in the submarket—local net
absorption is seen as more variable.
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Office Market Summary

• An absence of new office development in
2018 resulted in a vacancy level below the
historical average for the Southwest Cook
County area.

Office Trends (2009 - 2018)

Palos Park, Southwest Cook County & Chicago Region

• As a result of low vacancies, landlords have
been able to substantially increase rents.
• In 2017 to 2018, the office real estate
transactions focused on nearby Orland
Park, with investors dealing in 3 Star office
buildings ranging from 10,000 to 30,000
square feet.
• Office space of a significant size and
quantity is unlikely to be developed in the
Palos Park Western Growth Area.
• The future of office development is more
variable than the retail market; however,
analysis indicates that office space should
be incorporated into the study area.
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Total Inventory (2009 - 2018)
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Office rents in Palos Park have decreased
slightly since a peak in 2016, when
rents were averaging almost $24 per
square foot. Palos Park makes up just 3.8
percent of the total office inventory in
the submarket, which is, however, a larger
share in comparison to the retail sector
share. Palos Park has averaged far lower
vacancy rates than the region.
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• Office demand analysis shows that the
study area could potentially add 25,000
square feet of office inventory over the
next five years, building out approximately
5,000 square feet of office space per year.

Absorption and vacancy rates are more
directly related for office space in Palos
Park—where vacancy increased in 2017,
absorption decreased.
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Industrial Market

• Over 6 million square feet of industrial
space was added to the Chicago metro
area from 2016 to 2017.
• The vast majority of industrial
development activity occurs in nearby
Bolingbrook and Romeoville.
• Rents continue to grow at a steady pace
in 2018, despite faltering in the first half
of the year.
• Prominent means of transportation
attract development and investment
throughout the submarket.
• New industrial development does
have some limited opportunity in the
Western Growth Area.
• Industrial demand analysis shows
that the study area could potentially
add 16,000 square feet of industrial
inventory over the next five years,
building out approximately 3,300 square
feet of space per year.

Industrial* Trends (2009 - 2018)
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Industrial* Net Absorption as a Percentage of
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Southwest Cook County & Chicago Region

Industrial rents in the submarket are
higher than in the Chicago region,
averaging $5.85 per square foot over
the past decade compared to $5.06 per
square foot. The submarket makes up just
1.2 percent of the total industrial space
inventory in the Chicago region. Vacancy
for the Chicago region has grown while
the submarket rate has decreased.
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The net absorption in the Southwest Cook
County submarket is presently exceeding
the Chicago region for move-ins.
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Existing Land Use
The following section provides an evaluation of the present character of the study
area with regard to its future development
opportunities and marketability. There are
many distinctive factors that set this area
apart from the surrounding region, which
are described in detail below. The map on
the facing page outlines existing land use
and development in the study area.

Large Undeveloped
Tracts of Land
The Western Growth Area encompasses
approximately 1,885 acres of land. The
land use in the area is dominated by golf
courses, with three golf clubs that span
over 990 acres in total. These clubs include
Cog Hill Golf & Country Club, Gleneagles
Country Club, and Mid-Iron Club.
Cog Hill is the largest of these golf courses
with four separate courses comprising
about 678 acres and 73 individual holes.
It is a key feature to the Western Growth
Area, as this expansive golf course
represents the largest, contiguous undeveloped parcel within a 30-mile radius of
downtown Chicago. The next largest golf
course in the Chicago metro region is the
Medinah Country Club in Medinah, Illinois,
which is over 125 acres smaller than Cog
Hill. The other two golf facilities combine
with the expansive agricultural and undeveloped to total close to 1,600 acres or 85
percent of the study area.
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Quality Residential Options
The Western Growth Area is bordered
by an increasing number of residential
developments in neighboring communities. Within the study area there are
roughly 10 acres of low-density (less
than one dwelling unit/acre) residential
properties. This is contrasted by the denser
suburban-residential development to
the west and to the south in Lemont,
and in the unincorporated areas to the
east. Newer residential development is
characterized by higher densities, a mix
of housing types, including single-family
attached or townhomes, and moderate
to higher-priced housing. In Palos Park,
housing stock tends to be lower-density,
single-family development on larger lots,
with some smaller lots, and a few planned
townhouse developments. The Village of
Palos Park Comprehensive Plan (adopted
2009) includes the objective to retain the
high-quality, low-density residential character of the Village.

Palos Park Western Growth Area Master Plan | Planning Context

Environmental &
Recreational Features
The areas to the east of the Western
Growth Area include numerous natural
areas and forest preserves, including Cap
Sauers Holding Nature Preserve, Sagawau
Canyon Nature Preserve, and Tampier
Slough Woods. These vast and protected
open spaces, which include wooded
areas with rolling topography and water
features, are the setting for recreational
opportunities for residents and visitors to
the area, with access to hiking, cycling, and
equestrian trails. The proximity to these
parks and preserves is a draw for new
residential development to the area. These
natural areas also have environmental
benefits as they support wildlife habitat
and ecosystem health, enable regional
stormwater management, and improve
water and air quality.

Community Amenities
Palos Park provides a range of public
services and facilities that make the
community a desirable place to live.
Quality public schools and several private
schools operate in the nearby areas.
The Western Growth Area is part of the
Lemont School District 113A and High
School District 210. The Village of Palos
Park Recreation and Parks Department
provides a variety of recreational programs
and services, including indoor fitness and
active outdoor recreation. Cultural amenities in the area include the McCord House
Gallery and Cultural Center, Palos Fine Arts,
and The Center and Children’s Farm. All of
these facilities and amenities are within a
short drive (less than 10 minutes) of the
study area.
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Existing Land Use
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Issues & Opportunities Development Opportunities
Recreation Opportunities
Forest Preserve
Palos Parks’ abundant collection of
forest preserves could be leveraged for
active and passive recreation including
picnicking, hiking, and biking.

Trail Network Extension
Opportunity exists to extend the region’s
current trail network through residential
neighborhoods to the Western Growth
Area. There is also opportunity to transform the Main Street/Bell Road/Archer
Avenue/Calumet Sag Road intersection
into a key access point that connects the
Western Growth Area to the Cal Sag Trail,
Ridge Run, and larger regional trail system.
At the same time, traffic on Archer Avenue,
Main Street, and Dineff Road act as barriers
to providing trail connectivity.

Golf Course
Portions of the Cog Hill Golf & Country
Club could continue to be used as a recreational amenity for new residents and as
an attraction for both local entertainment
and regional tourism.

Residential

Wetlands/Water Feature

Several areas within the Western Growth
Area composed of preserved woodlands and tree lines, which are close to
forest preserves and their recreational
assets, are attractive locations for future
residential development. This includes
isolated pockets of agricultural land and
the expansive area covered by the Cog
Hill Golf & Country Club and Gleneagles
County Club.

Wetlands and water features are impediments to development as they are environmentally sensitive areas essential for
water filtration and drainage that should
not be developed on.

Retail/Mixed Use
Properties fronting the Archer Road and
McCarthy Road Intersection as well as
Mid-Iron Club present opportunities for
retail and mixed-use development that
would increase available dining and shopping options. While growing the Village’s
commercial tax base, mixed use development would also create opportunity for
multifamily housing or office space on
upper floors.

Industrial
The industrial property located north of
Main Street is surrounded by an industrial
park and has opportunity to continue
adding to the Village’s industrial base.

Golf/Hospitality
The Cog Hill Golf & Country Club’s facility
on Parker Road could be redeveloped into
a state-of-the-art golf course attraction
with retail and entertainment options that
would draw in both residents and visitors
from the region.
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Study Area Constraints
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Conflicting Land Uses
The Lemont Paving light industrial
property located along Archer Avenue is
a conflicting land use to the surrounding
residential community and natural environment.

Existing Industrial Area
The existing industrial park is expected to
remain and will require the preservation of
the forested buffer to screen unattractive
uses from future development.

Palos Park Utility Boundary
The Village’s utility boundary ends shortly
after Will Cook Road. Development in
the Western Growth area will require the
extension of municipal utility lines.

Overhead Utility Corridor
Overhead utility lines currently cut
through the Western Growth Area, which
are a barrier to growth as development
cannot overlap these utility rights-of-way.
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03

CORE PRINCIPLES

As new development occurs in Palos Park, it is important that it be reflective of the wellestablished quality, character, and image of the Palos Park community. Although it is
understood that the Western Growth Area may develop in a manner that differs from the rest
of the Village, new development areas should capture many of the core values so important
to the community, like respect for the natural environment and open spaces, insistence on
high-quality development, and development that fiscally strengthens the Village.
With opportunities for a wide variety of development with new residential, retail/dining/
commercial, destination golf resort, and open space amenities, the Western Growth
Area Master Plan will enable the Village of Palos Park to guide the emergence of a new
and exciting part of the community. The core principles for development will serve as the
foundation for the Western Growth Area Master Plan and ensure that it benefits the
entire Village of Palos Park. These principles provide the basis to consider and evaluate
future development and improvements in the Village from a comprehensive, communitybased standpoint.
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Environment

Economics

Its beautiful natural setting is a hallmark of Palos Park and
one of the community’s greatest assets and distinguishing
features. Heavily wooded and forested areas, streams and
lakes, an abundance of wildlife, and rolling topography,
all contribute significantly to the overall quality of life
in Palos Park. Impressive recreational opportunities for
residents and visitors include access to hiking, cycling, and
equestrian trails. The proximity to parks and preserves is a
likely draw for new residential development. There are also
environmental benefits to the location and preservation of
these natural areas, since they support wildlife habitat and
ecosystem health, enable regional stormwater management, and help improve water and air quality. The protection of the environment must be a driving consideration
and heavily influence planning and development. Open
spaces and environmental features should be enhanced
and incorporated into all new development, continuing
the Village’s long tradition of being good stewards of the
natural environment.

It is essential that increased development in Palos Park
results in a net fiscal benefit to the Village and its residents.
As part of the Chicago metropolitan area, Palos Park is
well positioned to make gains due to encouraging market
trends in the region. Decision-making with regards to
quantities, densities, and types of development should
consider and respond to market realities. Newly annexed
areas should serve as an opportunity to strengthen the
Village’s economic position and better serve the entire
community in the long run. Future development should
be carefully weighed and evaluated to avoid needless
additional tax burdens for Palos Park’s current residents.
Development should not financially burden or strain the
Village in its provision of services, facilities, or infrastructure.

Quality
Any and all new development in Palos Park should be held
to high-quality standards, in terms of design, materials,
construction, site amenities, and overall appearance. Development sites should be pleasingly landscaped and provide
an attractive and safe pedestrian environment. Building
materials should be natural with heavy use of masonry,
stone, and wood, and should exhibit a diverse array of
style and architectural detail. Lighting should be attractive
yet minimal, highlighting development design, providing
safety and security while at the same time preserving the
night skies from unnecessary illumination and spillover.
Development should also contribute to the quality of
public services and facilities – such as utilities, schools,
parks, and recreation areas.
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Connectivity
New development should not result in a series of isolated
clusters, but instead should result in areas that are well
connected by trails, paths, and sidewalks. Walkability,
bikeability, and overall connectivity have become increasingly important factors in determining the desirability of
a place to live or visit. For this reason, Palos Park should be
interconnected to the greatest extent possible for walking,
biking, golf carts, and cars, allowing residents and guests
to have maximum mobility and access throughout the
area. Palos Park development should prioritize connections
to the Cal-Sag Trail, which gains access to five regional
multi-use trails and popular Metra station locations.

Character
The character and identity of Palos Park is evident in its
commercial and residential areas and is enhanced by the
Village’s tranquil location. With respect for sense of place,
all development should integrate well with the existing
character of the area. Site-specific design should be
carefully planned to exist in harmony with natural areas.
The preservation of open spaces should be prioritized.
Clustered forms of development can enable the provision
of amenities that have come to be expected by Palos Park
residents, such as a great quality of life, active outdoor
recreational spaces, and access to dependable services and
infrastructure. The character and charm of Palos Park must
be both safeguarded and extended to new areas in the
Village through adherence to these core principles.

Denmographic Overview & Market Trends | Palos Park Western Growth Area Master Plan
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LAND USE AND DEVELOPMENT

The Village of Palos Park’s Western Growth Area exhibits strong potential to develop
an area with desirable commercial establishments, diverse housing, and attractive
entertainment options, integrated with an extensive network of preserved natural
areas. The Land Use Plan is designed to respond to these opportunities while
thoroughly incorporating the Village’s core principles. The Master Plan should serve as
a foundation for development-related decision making and act to ensure that Palos
Park achieves its vision for its newly annexed area.
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Future Land Use Plan
The future of development in Palos Park’s
Western Growth Area Master Plan is guided
by the policies and plans previously adopted
by the Village of Palos Park and informed by
community input on goals and objectives.
Future land use allocations are planned
based on local issues and opportunities
identified as part of the planning process.
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Residential Areas
Framework Plan
A variety of desirable housing options
should be provided for Palos Park’s residents while preserving its natural character. To reach this goal, the Village should
do the following:

• Provide a diverse mix of housing types,
including detached homes, attached
courtyard homes, townhomes, and a
graduated approach to multi-family
living and senior living options.
• Use clustering or “conservation
design” to arrange housing types into
compatible, aesthetically pleasing
neighborhoods, that preserve open
spaces.
• Produce great quality housing products,
with attractive building materials and
architectural detail.
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• Attract Palos Park’s next generation of
residents with housing and services for
young families.
• Meet the needs of the senior members
of the community, improving the
community’s accessibility, mobility
options, and walkability.
• Provide high quality housing options
that are diverse in size.
• Give residents nearby access to parks,
open spaces, trails, gathering spaces,
and walkable shopping options.
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Housing & Connections to
Community Resources

Housing Variety,
Quality & Locations

Community resources serve the needs
of all Palos Park residents, both new and
old. The performance of the community’s
infrastructure and investments is dependent on reaching existing residential areas
and planning for new residential areas in
ways that are modern and efficient.

Chicago’s regional demand in the residential housing market is a powerful influencer of future real estate development.
Palos Park should be poised to respond
to development pressures through the
alignment of local experience, values, and
priorities with the realities of a marketdriven housing economy.

The location of the Western Growth Area
presents the opportunity to coordinate
community services, facilities, and infrastructure in a way that reduces the fiscal
impact of present provision and future
expansion of services on the community
as a whole. Clustered forms of housing
development share access to community
resources in a way that is economical and
often termed as “smart growth.”
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While detached homes are the prevailing
type of housing development in Palos Park,
future residential development can support
a variety of housing options for residents.
Modern housing options should provide
a quality housing product, with respect to
architectural details and building materials,
and incorporation of amenities, like active
and passive open spaces, trails, and walkable commercial services.

Attached courtyard homes, townhomes,
or patio homes can provide a housing
choice that serves the needs of young
professionals, small families, and emptynesters looking to downsize but stay in the
area. Multi-unit or multi-family housing
options are often seen as a low-maintenance lifestyle option, and provide starter
homes for first-time buyers, housing for
the community’s workforce, or independent living options for senior residents.
Well-integrated multi-unit developments
that are compatible with adjaent uses,
with the appropriate scale and density,
can strengthen the Palos Park community.
The location of residential development
relies heavily on access to community
services, facilities, or infrastructure, which
equally depend on the local support of
residents for efficiency and sustainability.

Land Use and Development | Palos Park Western Growth Area Master Plan
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Aging in Place, Accessibility
& Universal Design
Empty-nesters and the senior population,
who typically hold high expectations for
quality of housing and local services, are
often seen as contemporary influencers
for new residential development. The
design of new residential communities
and housing products should aim to meet
these expectations for those looking to
age in place, by addressing accessibility,
mobility options, and the provision of
community facilities.
Walkability and overall connectivity, for
both recreation and to access local amenities or services, are increasingly important
factors in determining the desirability
of a place to live or visit. This holds true
especially for Palos Park, where current
residents of the community are accustomed to having great parks and outdoor
resources in their proverbial backyard. A
vibrant outdoor experience needs to be
part of all future residential development,
especially in conjunction with 55+ or
senior housing developments.
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Universal Design
Universal design is a building construction
approach intended to meet the needs of
all people and is a fundamental of inclusive design. The design approach makes
housing units usable by a wider range
of people regardless of height, health,
age, or physical ability. Universal design
incorporates products as well as building
features and elements such as level access
from the street, zero entry thresholds, wide
doorways and hallways, fixtures and fittings
located at varying heights and widths,
and other design elements that allow for
lifetime homes.
All new housing development, whether
detached housing units, attached townhomes, or multi-family, should implement
universal design principles to ensure the
housing supply meets the needs of the
present generation and the ones to follow.
This is particularly important for future
senior housing development.

Palos Park Western Growth Area Master Plan | Land Use and Development

Attracting Palos Park’s
Next Generation
Younger generations are essential to the
support and sustainability of the Village
of Palos Park. In addition to workforce
housing concerns, housing options
need to serve younger residents to help
our community flourish. A diverse mix
of housing types and sizes can retain a
high-level of quality development, while
increasing opportunities for new residents
and new families to Palos Park.
Modern housing design needs to provide
close access to those amenities for
which Palos Park is known. In January
2017, the Millennial generation began to
surpass Generation X as the group with
the newest mortgages. Supporting this
generation in a residential context requires
coordinated provision of quality recreational and community facilities that are
highly valued by younger residents.
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Workforce &
Housing Balance
Supporting the business community
provides an economic benefit to both
Village revenues and to the region. Palos
Park should foster an attractive and
accessible environment for housing that
can attract and retain a local and regional
workforce. Workforce housing can come
in any form of housing stock that is in
reasonable proximity to a workplace, and
a mutually beneficial relationship can
arise in Palos Park due to the tremendous
advantages of the community and a great
quality of life that can benefit workers.
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Access to regional transit infrastructure,
such as nearby Metra stations, the Metra
commuter lot located in the Village, and
the Cal-Sag Trail, supports the development of residential areas that can both
contribute to, and take advantage of
the existing transportation network. The
development of areas close to a variety of
travel options reduces the negative fiscal
impacts of sprawl, such as emergency
response, road maintenance, or utility
provision to farther, outlying areas.
High quality workforce housing options
should be provided that are diverse in
size. This form of residential development
should provide a range of housing types
to suit the needs of many.

Land Use and Development | Palos Park Western Growth Area Master Plan
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Residential Areas
Framework Plan
Mixed Residential
The development of a diverse range of
housing types should be encouraged.
While single-family homes should be
the predominant use within the Western
Growth Area, they should be complemented by a mix of higher-density development, such as zero-lot line housing,
clustered homes, townhomes, or villas.
Providing a variety of housing options will
support aging in place and attract new
residents in various stages of life, including
young professionals, small families, emptynesters, and seniors.

Access Points
Future residential development should
allow for high mobility and circulation
by providing internal trail systems and
numerous access points to and from
existing roadway and trail systems.
Residents should be able to easily access
commercial centers, community destinations, and green spaces by foot or bicycle.
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A

Single-Family Residential

Established single-family neighborhoods
should be preserved and connections
to surrounding natural areas and trail
network should be improved where
possible. New single-family detached
housing should also be encouraged on
undeveloped or underutilized properties
outside of the study area.

Golf Resort Orientation

D

Typical of agricultural areas in transition
areas, the Ludwig Farm property consists of
open space with a few tree stands. If developed, the area is suited for single-family
detached or attached residential development. Internal streets should connect to
local roadways and trails in surrounding
residential areas, including future residential development on the adjacent Gleneagles Country Club property.

B

The residential redevelopments north
of Archer Avenue should maintain the golf
resort and country club-oriented feel that
Palos Park is known for. Neighborhood
entry points should be provided from
Parker Road and the new golf resort area,
and housing should leverage views of
future fairways and natural areas.

Commercial Orientation
C

Residential redevelopment north of
Archer Avenue near McCarthy Road and
west of the Mid-Iron Club property should
be enhanced with sidewalks or multi-use
trails that provide access to the adjacent
proposed commercial areas. Pedestrian
connections should enable residents
in nearby neighborhoods to easily go
grocery shopping, get a meal, or take
care of routine errands without using a
car. Residential properties near commercial uses should be of higher density to
provide transitional land use between
single-family detached housing and
commercial properties.
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Gleneagles/Ludwig Farm

E

Conservation Design

Conservation design should be utilized
in this area to accommodate residential
development while preserving environmentally sensitive natural features, such
as waterways and wetlands. Single-family
detached or attached housing should be
clustered to achieve a gross density that
is similar to that of surrounding traditional
residential neighborhoods. Natural areas
should also be integrated within development and leveraged as amenities for
future residential development. For further
discussion of conservation design, see
Conservation Design and Quality of Life
within the Commercial and Employment
Areas section.
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Housing Typology
Single-family housing should be the
predominant housing type within the
Western Growth Area. Single-family
neighborhoods should be complemented
by higher density housing options located
in proximity to future community assets
such as a destination golf resort area and
commercial districts. Providing for additional density in select areas will diversify
Palos Park’s housing stock and help ensure
that overall future development within
the Western Growth Area has a positive
contribution to the Village’s tax base.

Market-Viable Development

Desired Density

Rural Character

The Village should encourage a mix of
residential development that achieves
an overall density of three to six units per
acre. While development within a given
area may exceed this target, the gross
density should fall within the desired range
when accounting for open space within
the Western Growth Area as a whole. In
reviewing proposed development, the
Village should encourage the preservation
of between 30% and 40% of the overall
area for open space. Promoting this desired
residential density and provision of open
space will yield market viable communities
without creating an undue burden on
Village services and infrastructure. Localized
pockets of higher density development
may be considered.

Future development within the Western
Growth Area should strive to maintain the
Village’s desirable rural character while
identifying opportunities to broaden and
diversify the tax base. Natural features and
open space are highly valued by Palos Park
residents and should be incorporated as
integral components of overall development. In addition, so as to preserve the
rural character of the area, residential
neighborhoods should be setback from
primary roadways and screened with
landscaped buffers.

The proposed housing types identified in
this section are the outcome of extensive
market research to ensure that future
development is both market viable and in
line with the community’s core principles.
Recommended densities should provide
for an attractive mix of housing products
at a range of price points to meet market
demand while adhering to the overall
desired density of three to six units per acre
for the Western Growth Area as a whole.
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Housing Types
While not a finite list, the following
housing types provide examples of desirable housing options and densities that
should be considered when evaluating
future development proposals within the
Western Growth Area. Approximate unit
sizes are also provided to illustrate desired
scale and character for the product that is
typically built within a given housing type.
NOTE: The density ranges specified for
proposed housing types should be used
as a guide and do not represent a density
restriction or absolute regulation.
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Single-Family Estate

Traditional Single-family Detached

Patio Homes

Typical Density: 0.5-2 units/acre
Approximate Unit Size: 4,000 sq ft +

Typical Density: 2-5 units/acre
Approximate Unit Size: 2,100-3,300 sq ft

Typical Density: 3-7 units/acre
Approximate Unit Size: 1,300-2,200 sq ft

Single-family estate housing consists of
single-family homes on lots of a half-acre
or larger. Estates may include on-site
amenities such as private gardens, pools,
and water features. These areas may or
may not be served by sidewalks or street
lighting. Though estates should not be the
primary housing type within the Western
Growth Area, development within select
areas can be used provide a wider array
of single-family options and balance the
overall density of the area’s development
program. Desirable locations for estates
may include around natural water features
and within neighborhoods away from
higher density residential and commercial
development.

Traditional single-family detached consists
of single-family homes on lots less than
half an acre. Single-family homes should
be served by new parks, an extensive
network of sidewalks, street lighting, and
other neighborhood ameni¬ties where
possible. Traditional single-family neighborhoods should make up the most significant land use component of the Western
Growth Area.

Patio homes consist of smaller, singlefamily homes that typically sit on a slab
foundation. Patio homes usually have
a small yard and lot size and may be
attached to a neighboring property with a
common wall (referred to as a side-by-side
or duplex dwelling). This compact configuration creates more usable space elsewhere on the property for open space and
amenities. Patio homes should be mixed
into traditional single-family detached
development to provide a greater variety
of housing choice while maintaining
similar community character. Patio homes
can also be developed in a ranch style,
single-story structures to be senior-friendly
and arranged in groups to better serve a
senior age-targeted community.

WORKING DRAFT
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Townhomes or Rowhouses

Cottage Houses

Multi-Family

Typical Density: 5-8 units/acre
Approximate Unit Size: 1,600-2,000 sq ft

Typical Density: 4-7 units/acre
Approximate Unit Size: 1,300-2,700 sq ft

Typical Density: 8-12 units/acre
Approximate Unit Size: 800-1,600 sq ft

Townhouses or rowhouses are buildings
that contain three or more dwelling units
that are connected by a common wall.
These units typically have their own individual entrances and can appear to be one
single building or several distinct structures. Townhomes or rowhouses should
be developed in residential areas adjacent
to commercial uses and major roadways
to provide a buffer between traditional
single-family housing and more intense
areas of activity.

Cottage houses, also known as courtyard
homes, are a type of clustered housing
where dwellings face a central interior
courtyard which is used as a common
open space. Cottage houses can consist
of small lot single-family residences, or
attached townhomes arranged to provide
a common central space. Dwellings can
have small private yards or share common
space. Multiple cottage houses can be
located on one lot, or each cottage home
could be on its own recorded lot. This
housing type should be prioritized for environmentally sensitive areas, such as around
the waterways and wetlands located in
the Conservation Design area identified
for east of Mount Vernon Memorial Park.
Attached housing in a courtyard format is
also attractive as a senior housing option.

Multi-family dwellings are structures
consisting of three or more dwelling units
that are vertically stacked with common
entrances, access corridors, driveways, and
garages. This housing type can include
either multi-family or condominiums and
should not exceed three to four stories
in height. Multi-family structures should
incorporate varied setbacks, building
frontages, and rooflines to provide for
visual interest and complement the scale
and character of surrounding singlefamily neighborhoods. New multi-family
development should provide rear or side
alleyways, or internal parking and loading
areas, that are screened from the street.
Multi-family development should be
encouraged for the areas surrounding
the planned golf course resort area and
adjacent to commercial properties.
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Neighborhood Design
Regardless of housing type proposed, development within the Western Growth Area
should be designed to incorporate a conservation design approach where appropriate
and provide senior-friendly housing choices
and amenities in areas where age-targeted
communities are desired.

Conservation Design
Conservation design, also known as clustered development, promotes the use of
an environmentally sensitive development
pattern that aims to preserve contiguous
areas of open space by grouping housing
structures together. This approach to
development creates the potential for the
use of naturalized stormwater management techniques to minimize or eliminate
stormwater runoff. It also establishes
areas of open space that can be used as
neighborhood or community parkland.
Lastly, the conservation design approach
minimizes the amount of roadway and
utility infrastructure needed to serve a
given development.
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Conservation design is a density neutral
approach wherein a clustered subdivision
achieves the same number of homes per
acre as a conventional subdivision. As such,
the Village can encourage open space
preservation, while facilitating development that approaches the overall density
of three to six units desired for the Western
Growth Area. Conservation development
techniques will allow new development
to minimize the impact on quality natural
areas, preserving them for public enjoyment
while maintaining the rural character of the
Village. Additional discussion of conservation design is included in the Open Space
and Environmental Areas section.

Senior Housing
There is a desire for an increased variety
of housing within Palos Park, especially
regarding senior living options that will
enable residents to age in place. Senior
housing can come in a range of forms from
detached homes and attached courtyard
homes, to townhomes and multi-family.
Larger communities and complexes can
also be developed with the facilities needed
to offer a continuum of care from independent living arrangements to assisted living
facilities and skilled or memory care.
Senior-friendly housing options should
be integrated throughout the Western
Growth Area and the Village should also
encourage the use of universal design
elements within proposed development.
Regardless of housing type, development
should include a network of multi-use
paths and sidewalks needed to provide for
a walkable environment. The development
of club houses or community centers
should also be encouraged as a means
for providing access to programming and
community gathering spaces.
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Commercial &
Employment Areas
Commercial development plays an
important role in the quality of life in Palos
Park. There is great opportunity to grow
the local economy and employment
opportunities within the Western Growth
Area due to the unique composition of
existing large tracts of land under single
ownership. The Village should ensure its
residents and visitors are well served by
an array of dining, shopping, and service
options and grow its commercial tax base
by ensuring future development supports
to the following objectives:
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• Produce quality shopping plazas with
outdoor dining areas and public spaces
that provide amenities to Palos Park and
serve as an attraction to the area.

• Provide opportunities for community
building at gathering places, like cafés
and fitness centers, and entertainment
options in proximity to residential areas.

• Potentially minimize adverse land
uses adjacent or near to residential
development through high
development standards.

• Take advantage of visibility and access
to major transportation corridors,
including Bell Road, Archer Avenue, and
Main Street.

• Center around anchor tenant or basic
retail and services such as groceries and
pharmacies.

• Reduce travel times when located
nearer to residential developments.

• Create walkable places and spaces for
residents and visitors to Palos Park.
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• Create a new commercial node at the
intersection of Archer and McCarthy
Road with a mix of shops and
restaurants.
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Improved Retail & Service
Options for Residents

Attracting Local Spending
to Palos Park

A Regional Destination for
Activities & Experiences

The quality of life of residents is dependent
on the colocation of retail and service
businesses in proximity to residential
development. Nearby commercial development reduces commute time and distance,
supports householders in consolidating their
errands, and can create walkable environments for everyone.

The Cog Hill Golf & Country Club, Gleneagles County Club, and Mid-Iron Club
have long been contributors to the Palos
Park region, drawing many visitors to the
area. As the focus of the Western Growth
Area shifts to new development in some
of these golf course areas, it is important
that Palos Park grows and fosters a new
economy in the area.

Attracting visitors to the Western Growth
Area as a regional destination can provide
the Village of Palos Park with the additional
resources it needs to support its community. The Village should take every opportunity to draw outside visitors to the area,
exporting goods and services from local
businesses to other communities in the
region and beyond, and providing support
for tourist and recreational options.

Gathering places that occur in a commercial/
private context are important community
builders, such as fitness centers, local cafés,
bakeries, coffeeshops, and restaurants. Such
gathering places should be sited close to
residential neighborhoods to provide locals
with nearby areas to relax and socialize.
It is also important to consider the proximity
of grocery, pharmacy, and other basic retail
and services to residential development.
These commercial uses should be a central
component of planned commercial or
mixed-use areas. Entertainment options and
experience-oriented services, such as shopping, theaters, recreation/games, golf resorts
or spas, should also be located close to residential areas and within retail, commercial, or
recreational zones.
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Access to major transportation corridors through the Western Growth Area,
including Bell Road, Archer Avenue (Route
171), and Main Street, provides the setting
for commercial investment that will both
gain from local traffic in the area and
attract retail spending to Palos Park.

Restaurants and retail that offer new and
unique experiences could draw visitors
from surrounding communities. A wide
variety of shops in new, mixed-commercial
developments, such as quality outdoor
shopping plazas with incorporated open
space and dining options, can serve as
an attraction to the area, while providing
amenities to Palos Park residents as well.
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Quality Transitions Between
Residential & Commercial
Areas
A major concern often voiced by community members is the impact of different
or potentially adverse land uses adjacent
to or near residential development. The
Village should work to address potential
development conflicts between residential and commercial areas before they are
given an opportunity to start.
The requirement of development controls
that regulate the quality and form of
development in Palos Park should be a
priority when administering the development of new commercial areas that abut
residential areas or open spaces. The local
regulations for commercial planned unit
developments (PUDs) should be updated
to reflect improved standards, such as the
provision of quality landscaping and fence
materials, and be included as part of the
Village’s approval process.
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In the case that a proposed land use could
impact adjacent areas beyond typical
operation of a retail use, such as outdoor
dining or bar areas, waste disposal areas,
delivery times, and outdoor storage/
display, special uses should be considered
by the local Zoning Board of Appeals. The
Board should place necessary conditions
on a case-by-case basis.

Commercial Development &
Community Investment
Commercial development in both urban
and suburban contexts is often viewed as
a major source of public revenue, both in
terms of property tax and sales tax generated. This is no exception in Palos Park,
which should leverage commercial development to share public costs related to
business growth. This includes enhancing
road conditions due to commercial traffic/
truck deliveries and expanding utilities or
public services.
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Golf Course Resort
While residential development is proposed
for a large section within the Cog Hill &
Country Club property, portions of the golf
course should be preserved and enhanced
into a top-of-the-line golf resort. The
Village should ensure the development of
a major regional attraction that expands
local offerings for tourist, entertainment,
and recreational options while adding
revenue to support the community.
This regional destination should include
supporting hospitality, business, shopping
amenities open to both golfers, Village
visitors, and Palos Park Residents.
A conference center should be a component of the golf resort to attract professionals and networking events to the area.
The conference center should be designed
to accommodate a range of event types
from weddings and community events, to
workshops and seminars. Entertainment
opportunities for children and teenagers
should also be integrated into the resort
area to attract families, including mini golf,
a playground, and a theater.
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Business Park
Opportunities for economic development
and local job growth in Palos Park should
be prioritized, as it would result in a fiscal
benefit to the Village and its residents.
While residential development is desirable, the development of a business park
is also appropriate for the approximately
160-acre area north of Mount Vernon
Memorial Park, bordered by Archer
Avenue and the overhead utility corridor
to the east. The area is currently almost
entirely under single ownership and I-55
and I-355 are closely accessible within a
10-minute drive.
Uses could include office space or light
manufacturing in a high-tech campus
setting. This would increase employment
opportunities in the area, add to the local
tax base, and allow employees to enjoy
the natural assets of Palos Park that make it
a great place to live and work.
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Should business park development occur,
the Village should:
• Consider permitting incubator spaces
that can accommodate a number of
smaller light assembly businesses,
commercial kitchen spaces, or shared
work or office spaces that will provide
for entrepreneurial opportunities in the
Palos Park area.
• Promote the development of flex spaces
that are designed to be versatile and
used in combination with offices, data
centers, research and development,
and limited retail sales. When these new
low-impact, light assembly, or flex-space
industrial uses are proposed, projects
should be evaluated on a case-by-case
basis to determine their potential effect
on existing or planned development
and natural areas in the vicinity.

• Promote environmentally sensitive
development practices that preserve
the natural character of the surrounding
area and protect environmental features
such as wetlands in adjacent properties.
• Mitigate potential negative impacts to
local roads by directing business park
traffic to State and County roads and
designated truck routes.
• Ensure buffering is provided along
Archer Avenue and adjacent properties
to screen future office or light
manufacturing uses from view.

Land Use and Development | Palos Park Western Growth Area Master Plan
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Land Use Classifications
Archer Avenue
Commercial
Mid Iron Commercial

Commercial & Employment
Areas Framework Plan
Traffic Volume
The proposed commercial sites are
well-positioned to take advantage of
the traffic volumes on Bell Road, Archer
Avenue, and McCarthy Road. Future
commercial uses should leverage the high
traffic volumes by constructing well-designed commercial establishments with
outdoor seating and other activity areas
that catch the eye of passing drivers.
A

Archer Avenue Site

This site at Archer Avenue and McCarthy
Road should be developed into a mixed
use commercial center. A mix of localserving retail and regional commercial
uses should be encouraged to provide
for the daily needs of local residents while
also serving regional traffic along Archer
Avenue. Uses could include a grocery
store, pharmacy, restaurants, and personal
services. As a portion of the site fronting
Archer Avenue and McCarthy Road is
located in the Village of Lemont, coordination will be required to ensure sufficient
access to future commercial development.
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B

Mid Iron Club Site

Commercial development should be
encouraged at the Mid Iron Club property
on Bell Road, which would benefit from
access to the more than 10,000 vehicles
that travel the road daily. Multifamily
residential should also be considered for
a portion of the site. Future development
should provide for trail connections to
the adjacent Gleneagles Country Club
property.
C

Golf Course Resort & Town Center

As residential development occurs on
the Cog Hill & County Club, sections of
the golf course should be preserved
for a world-class golf course resort that
provides an array of bars, restaurants, and
shops. To strengthen the resort’s regional
draw, complementary uses should be
encouraged including a hotel, fitness
and spa center, outdoor/indoor pool, and
conference center. Development should
take advantage of the surrounding scenic
natural area, such as by developing an
outdoor shopping plaza with incorporated
open space and dining options that overlook the golf course.
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Residential
Business
Park / Business
ThoughPark
the area
north of Mount Vernon
Development
Memorial Park is appropriate for residential Opportunity
development, the development
of a business park would also be desirable. A business park would add to local
employment opportunities and help fuel
economic vitality within the Village. Uses
could include light manufacturing, offices,
and flex space developed in a high-tech,
attractive campus environment that is
well buffered from surrounding residential
neighborhoods and incorporates environmentally sensitive development practices.

Golf Course
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Open Space &
Environmental Areas
Palos Park’s beautiful parks and preserves
are a main contributor to its high quality of
life and a draw for new residential development to the area. The Village should
ensure the community’s open space and
environment are protected during future
development while expanding its recreational options and trail system.
To preserve and enhance its valuable
natural assets, the Village should undertake the following:
• Grow and expand access to local
recreational areas and activities for the
benefit of residents and visitors alike.
• Draw in new residents and visitors to
Palos Park due to the great parks and
preserves.
• Provide the setting for a comprehensive
trail system that is interconnected
to regional trails and local parks and
residential area.
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• Ensure the protection of waterways,
floodplains, and wetlands though
requirements for sensitive development
practices.
• Integrate open space into the design
of new residential development,
commercial areas, and spaces in
between.
• Support the dedication of 10 acres of
parkland (in facilities such as accessible
parks, playgrounds, and school play
lots) for every 1,000 residents within
the Western Growth Area. At least half
of the dedicated parkland (5 acres per
1,000 residents) should be required
to be constructed on-site within a
proposed development. If adequate
parkland cannot be dedicated within a
proposed development, at the Village’s
discretion, a fee-in-lieu can be used to
fund off-site parkland improvements to
accommodate up to five acres per 1,000
residents.
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Preserving & Expanding
Recreational Options
Vast and protected open spaces in and
around Palos Park, which include wooded
areas with rolling topography and water
features, are the setting for recreational
opportunities for residents and visitors in
the area. Areas to the east of the Western
Growth Area include numerous natural and
forest preserve areas like Cap Sauers Holding
Nature Preserve, Sagawau Canyon Nature
Preserve, and Tampier Slough Woods, and
others. These areas provide access to hiking,
cycling, and equestrian trails.
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The Sag Valley Trail System, operated by
the Cook County Forest Preserve District,
additionally provides horseback riding
and cross-country skiing opportunities on unpaved trails in a wooded and
prairie setting surrounding Tampier Lake.
Opportunities for camping are available at
Bullfrog Lake. All existing public recreational amenities such as these should be
protected and preserved as redevelopment occurs in the Western Growth Area.
Recreational areas, including parks, playgrounds, outdoor venues, and natural areas
should be included as a design component
of development plans, particularly for those
developments that add new homes and
residents to Palos Park. The expansion of
recreational offerings will bring new development in line with the character of Palos
Park and its tranquil setting.
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Comprehensive Trail Systems
Palos Park residents are familiar with the
wealth of existing trail connections in
the area immediately surrounding the
Western Growth Area. The Cal Sag Channel
and the westernmost access point to the
26-mile Cal Sag Trail sit just to the north,
and other trails in the vicinity include the
Canal Trail, the Palos Trail System, and
the Calumet Sag Trail. All new developments in the Western Growth Area should
provide additional connections to this
existing trail system, and build new trails
that contribute to the overall connectivity
of the trail network with reference to the
Palos Park Bikeways and Trails Plan.

Developing an expanded and interconnected trail system in the Western
Growth Area would serve many purposes,
creating healthy recreational opportunities for residents, attracting visitors to
the area, expanding mobility options that
are an alternative to vehicle travel, and
connecting trail users to retail and gathering spaces. Trails should be multi-modal,
integrating access for pedestrians, bikes,
golf carts, and equestrian paths wherever
possible. A comprehensive trail system can
transform the area into a fully connected,
easily accessible region.
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Respecting the Land &
Waterways
The preservation and protection of open
spaces, natural areas, and significant
natural features in Palos Park brings
further environmental benefits to the
entire region. Thoughtful integration of
open spaces into new development in
Palos Park can derive many environmental
benefits for the land and waterways.
Present environmental features, such as
forested areas and streams, ponds, and
wetlands, should be incorporated and
preserved in all new development plans,
continuing the Village’s long tradition of
strong stewardship of the natural environment. Stormwater best management
practices (BMPs) should be required of
all development and reduce rate of flow
during storm events when possible.
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Palos Park should remain consistent in
the regulation of environmental standards for all development. Retention of
natural areas supports wildlife habitat and
ecosystem health, assists regional stormwater management, and improves water
and air quality. These are qualities that the
Village should seek to retain and reinforce.
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Integrating Open Space &
Development
The form of contemporary development
in residential, commercial, and mixed-use
developments is more tested and adaptable to various settings than ever. The
concept of conservation development,
or conservation design, emphasizes the
principles of sustainable development
and the protection of open spaces and
environmental features, including recreational areas, undisturbed nature, views
and vistas, wildlife habitat, and natural
character.
Palos Park should implement conservation
design in new development to ensure
sites exist in harmony with natural areas,
and the preservation of open spaces
is prioritized. Clustered development
not only allows for efficient delivery of
community services, facilities, and infrastructure, but offers the added benefit of
the retention of open areas amidst the
built environment.
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Conservation Design &
Quality of Life
Conservation design or clustered development can carry forward the quality of
life that has come to be expected by Palos
Park residents. Active outdoor recreation
and trails, preservation of the natural
environment and open space, and access
to dependable services and infrastructure
must be safeguarded and extended to
new areas in the Village. Responsible planning and development methods can help
make this a reality.
Saving room for open space areas, parks,
and trails can enable the beauty of Palos
Park to endure negative impacts of
future growth. Palos Park should make
efforts to keep current residents content,
maintaining the charm, character, and
quality of life in the Village, while requiring
sustainable methods of development to
support future generations of residents.
While conservation design has been
recommended with a focus on wetlands,
it can be applied elsewhere in the Western
Growth Area, such as to preserve forested
areas.
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Woodland
Conservation

Creek

Conventional Sprawl

Wildflower
Meadow

This example shows 32 homes
Gross Density = 1 Dwelling Units/Acre
Net Density = 1 Dwelling Units/Acre

Woodland
Conservation

Trails

Detention Pond

Creek

Community
Open Space

Conservation Development

This example shows 32 homes
Gross Density = 1 Dwelling Units/Acre
Net Density = 4 Dwelling Units/Acre
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Open Space and
Environmental Areas
Framework Plan
Tree Canopy Preservation
Any new residential development
on existing golf courses should be
respectful to mature tree canopies.
Trees should be protected as much
as possible as growth occurs, through
strategies such as clustering development
or orienting development along
established tree lines. It is vital that
the cherished natural character and
environment of the Western Growth Area
is preserved as development occurs.

Landscape Buffers
Existing landscape buffers should
be preserved to provide screening
between residential development and
incompatible uses. This is especially
important for the northern forested
buffer, which will separate the unsightly
industrial uses from new residential
development south of Main Street.

Conservation Design
The areas northwest and northeast of
McCarthy Road’s intersection with the
overhead utility line contains wetlands
and environmentally sensitive areas.
These areas are valuable natural assets
that should be protected as development
occurs in the Western Growth Area. Any
future growth in these areas should utilize
a conservation design approach that
preserves and protects natural features
and includes a trail network to allow future
residents to make the most out of existing
natural assets.
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New Trail System

B

Key Access Point

The Western Growth Area should establish
a comprehensive trail system to transform
the area into a fully connected, easily
accessible region for active transportation.
This trail system should link the entire
study area including residential areas,
commercial nodes, and the golf resort,
allowing residents to reach their community destinations simply through walking
or biking. The incorporation of a public
golf cart system throughout the area may
be considered to help reduce reliance on
personal vehicles.

The Main Street/Bell Road/Archer Avenue/
Calumet Sag Road intersection is a key
access point to connect the Western
Growth Area to the larger regional trail
system via the Cal Sag Trail. This intersection should be improved by implementing
designated pedestrian crossings over
Archer Drive/IL-171, Main Street/IL-83,
Bell Road, and Dineff Road to ensure trail
users can safely cross. A trailhead north
of Main Street should also be enhanced
with amenities such as directional signage,
seating areas, and a public bathroom.

Safe Trail Crossings

Utility Line Greenways

Where future trails cross roadways, safe
and highly visible pedestrian crossings
should be provided. Depending on the
traffic volume of the roadways, the Village
should consider the installation of High-Intensity Activated crossWalK (HAWK)
signals to ensure vehicles are alerted of
the presence of crossing pedestrians or
bicyclists. Coordination with Will County
Department of Transportation and Illinois
Department of Transportation (IDOT) will
be necessary.
A

Connections to Existing Trail Systems

C Two utility rights-of-way currently

cross the Western Growth Area. Though
they act as barriers to development, the
utility rights-of-way represent targets for
future public greenways with trails. Such
an improvement would significantly
increase connectivity between existing
and proposed residential areas and
commercial development. The Village of
Lemont has a10-foot bi-directional bicycle
and pedestrian path proposed along
the ComEd right-of-way extending from
Derby Road to the existing path within the
Glens of Connemara subdivision.

Where possible, proposed trails should
provide connections to the existing
trail systems. This includes with the Sag
Valley Trail System, Cal Sag Trail, Palos Trail
System, and the Calumet Sag Trail. By
doing so, recreational opportunities would
be greatly expanded for residents and visitors, including available routes for hiking,
biking, and horseback riding.
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05

TRANSPORTATION

As future growth occurs in Palos Park’s Western Growth Area, roadway capacity must
also grow to keep pace with increasing traffic volumes and provide access to new
development. As outlined in the 2009 Comprehensive Plan, safe and efficient movement
of vehicles, bicycles, and pedestrians must be accounted for in all areas of the Village. It
is also essential that future roadway improvements aim to protect the natural character
of the Western Growth Area through the incorporation of landscaping and thoughtful
design that minimizes views of development from adjacent major roadways. The
following section identifies key transportation considerations, summarizes planned
projects, and establishes guidelines for the expansion of the future roadway network.
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Transportation
Guidelines
To support enhanced mobility and
access to new development for the area’s
growing population, existing roadway
capacities should be increased and new
routes should be established as needed.
The Village should consider the following
as it works with Cook County, IDOT, and
the development community to enhance
the Western Growth Area’s roadway
network:
• Work with developers to ensure private
roads are built to public standards.
• Encourage the development of new
streets, or the improvement of existing
streets, to conform to the natural
topographic character of the land and
minimize impacts to natural features.
• Sustain the overall street hierarchy
through effective land use and property
access controls.

• Incorporate bicycle and pedestrian
infrastructure that supports multimodal
accessibility and increases safety and
connectivity for all users through
the Western Growth Area. Such
infrastructure should connect to the
regional trail system.

• Bell Road

• Ensure safe design of street intersections
along principal arterial roads with safe
pedestrian crossings where needed.

• McCarthy Road

• Continue to improve gateways into
the Western Growth Area through
landscaping, gateway features, lighting,
and wayfinding.
• Consider adopting a Dark Sky Ordinance
to include in Chapter 1476 of the
Codified Ordinances that requires
the use of full cutoff fixtures that
cast minimal or no upward light for
building, site, and street lighting. Dark
Sky practices protect the attractive
view of the night sky by reducing light
pollution.

The Village should also ensure that the
locations of future rights-of-way are
preserved in all new subdivisions to ensure
adequate connectivity to future development and the future roadway network.
Future rights-of-way should avoid major
trees and other significant natural features
to support environmental preservation.

FOR PUBLIC HEARING

The Western Growth Area is traversed
by multiple major roadways that are
managed by different agencies. Future
improvements should be prioritized for
the following key roadways:

• Discourage non-local traffic in
residential neighborhoods.

Right-of-way Preservation

WORKING DRAFT

Primary Roadways

• Main Street/111th Street
• Archer Avenue
• Parker Road
• 131st Street

Jurisdiction
Of these key roadways, Archer Avenue
and 111th Street are both principal arterial
roads and Main Street is a minor arterial under the jurisdiction of the Illinois
Department of Transportation (IDOT).
Under County jurisdiction is Bell Road
(principal arterial), McCarthy Road, and
131st Street (minor arterials). Parker Road
is a collector street that is privately owned.
Because these key roadways are managed
by varying entities, it is essential that the
Village coordinates with each respective
agency to plan for roadway enhancements. Local roadway enhancements
should be completed in unison with
County and State projects to gain the
most contributions and funding from
State, County, and Federal levels.
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Transportation
Framework Plan
Principal Arterial
Principal Arterials are intended to serve
the highest volume of traffic and often
carry through traffic that is headed to
destinations outside the community.
Principal arterials like Bell Road and Archer
Avenue play a vital role in connecting
the Western Growth Area’s residents and
businesses to other parts of the region and
providing the primary means of access for
visitors to the area. All principal arterials
are under County or State jurisdiction and
coordination will be required to ensure
capacity keeps pace with demand generated by future development.

Minor Arterial
Minor arterials provide connections to
other areas of Palos Park and nearby
communities. They have lower volumes
than principal arterials and provide
connections between principal arterials
and collector roads. Like principal arterials,
all minor arterials are under State and
County jurisdiction.
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Collector Street
Collector streets are intended to serve
trips to and from neighborhoods within
the Western Growth Area. They collect
and distribute traffic between neighborhoods leading to local roads. Collector
streets should provide a multiuse path to
enhance pedestrian and bicycle connectivity. Parker is the only existing collector
street within the Western Growth Area.
The potential future location of collector
streets are identified in the map and highlight the need for through connections
and enhanced connectivity throughout
the Western Growth Area. Alignments
shown are for illustrative purposes only.

Access Point
Future development will need to be
served by an integrated network of local
roadways. The access points identified
in the map indicate the approximate
locations of desired future connections
to arterials and collector streets. They
also highlight areas to be prioritized for
cross access between existing and future
neighborhoods and commercial areas. It
is important that any future private roads
be constructed and maintained to public
standards. Access points from arterials and
collector streets should be improved with
a landscaped median to mark entry into
the adjacent neighborhood.
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Intersection Improvement
As previously indicated in the Open Space
and Environmental Areas Framework
Plan, the Main Street/Bell Road/Archer
Avenue/Calumet Sag Road intersection is
a key access point to the Western Growth
Area. It provides connections to both
surrounding communities and the region
for vehicles, and to the larger regional trail
system via the Cal Sag Trail for pedestrians
and cyclists.
As roadway improvements occur around
this intersection, it is important that the
Village ensures safe and efficient crossings not only for vehicles, but also active
modes of transportation and regional trail
connections. Roadways leading to the
intersection should provide multiuse trails
where possible and crosswalks should be
clearly marked and signalized.

IDOT Project Location
IDOT currently has three improvement
projects proposed within the Western
Growth Area along Main Street, 131st
Street, and Bell Road. These projects are
discussed in further detail in the following
section.

Signalized Intersection
As roadway improvements occur and
capacity is increased, several intersections will need to be improved to better
accommodate the efficient flow of traffic.
Signalized intersections should include
design elements that enhance pedestrian
mobility and safety such as crosswalks,
pedestrian scaled lighting, and signage.
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Ongoing
Improvements
Projects
IDOT currently has the following improvement projects proposed within the
Western Growth Area:
• The addition of a bicycle side path along
Main Street from Illinois Street in Lemont
to Archer Avenue and IL Route 83.
• The installation of a 10-foot
bi-directional bicycle and pedestrian
path along the ComEd right-of-way
extending from Derby Road to the
existing path within the Glens of
Connemara subdivision.
• A roadway redesign and expansion
of Bell Road from IL Route 7 to Archer
Avenue, and of Archer Avenue from Bell
Road to Calumet Sag Road.
The Village should work together with
IDOT to ensure these roadway enhancements are in line with the Village’s design
goals and vision for efficient connectivity.
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Bell Road Redesign Project
IDOT’s SRA project will result in roadway
redesign and expansion for Bell Road from
159th Street to Archer Avenue and Archer
Avenue from Bell Road to Calumet Sag
Road. Within the Western Growth Area,
Bell Road’s right-of-way is proposed to be
widened to 100 feet, including two travel
lanes in each direction, a landscaped
median, and parkways on either side (see
the proposed arterial cross section on the
adjacent page for a similar visualization of
this roadway composition).

Desired Cross Sections
The following cross section descriptions
and accompanying illustrations identify
desired elements that should be incorporated into local roadway designs as development occurs within the Western Growth
Area. Regardless of roadway type, it is vital
that any private roads are constructed and
maintained to public standards.

In addition, the roadway between the
Bell Road/Archer Avenue intersection and
Calumet Sag Road is proposed for a 160-foot
right-of-way with two through lanes, a
raised median, and wide parkways on either
side. A bicycle trail is proposed be-tween
131st Street and McCarthy Road within the
Palos Forest Preserve. Signals are also recommended for the intersections of Bell Road
with 131st Street and McCarthy Road.
The SRA plan calls for a Phase I study on
possible impacts to wetlands along the
corridor as well as coordinated efforts
by local government bodies to agree on
design criteria, including lighting, landscaping, and building setbacks.
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Arterials

Proposed Arterial Cross Section

Principal arterials, such as Bell Road, and minor
arterials, such as McCarthy Road, should maintain
a rural character with heavy landscaping on either
side, screening setback properties from view.
Rights-of-way should contain one to two travels
lanes in each direction with landscaped parkways,
concrete gutters, and either a flush or raised landscaped median. A wide multiuse path should be
incorporated on at least one side where possible
to support pedestrian and bicycle activity.

Collector Streets
Collector streets within the Western Growth
Area should maintain a rural character. Rightsof-way should contain two travel lanes flanked
by concrete ribbons to hold the edge of the
roadway. An approximately eight-foot wide
multiuse path should be incorporated on one side.
Alternatively, if on-street bike lanes are proposed
in place of a multi-use path, the lane width
should be expanded to a minimum of 16 feet
to accommodate vehicles and bicyclists. Where
collector streets intersect arterial and local streets,
a landscaped median or boulevard treatment
should be incorporated within the cross section to
frame entry points to neighborhoods. Parker Road
should be improved as a collector as development
occurs. Additional collector streets should also be
provided to connect residential neighborhoods
and commercial districts to one another.









  





 




  

Proposed Collector Street Cross Section



Local Streets
Depending on the density and character of
surrounding development, local streets should
take on either a rural configuration that is similar
to many of the existing streets within Palos Park,
or a more suburban design. A rural local street
should include a carriage walk on one side to
provide pedestrian connectivity and incorporate
swales to naturally handle stormwater. Surburban
local streets should be improved with curb and
gutter and sidewalks on both sides. Regardless of
configuration, local streets should include a landscaped median as they approach intersections
with arterial and collector streets. The recommended roadway width of 24 to 28 feet should
be sufficient to provide for limited on-street
parking while still providing adequate lane width
for emergency vehicle response.
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Proposed Local Street Cross Sections
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06
NEXT STEPS

The Western Growth Area Master Plan serves as the foundation for future planning
decisions related to development within Palos Park’s Western Growth Area. The Western
Growth Area is identified as a future study area within the Village’s 2009 Comprehensive Plan. Upon adoption of this master plan document, the Village will technically be
amending its Comprehensive Plan to incorporate the Western Growth Area Master Plan.
This section outlines next steps and additional considerations following adoption of the
Master Plan to ensure implementation and adherence to plan recommendations.
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Amend Development
Regulations
The Village’s development regulations
are the primary tool that can be used to
implement the Plan. Following adoption
of the Master Plan, it is critical that the
Village updates its current zoning code
and related ordinances, such as landscape and Planned Unit Development
(PUD) ordinances, to ensure regulations
reflect the Village’s policy and desires for
the Western Growth Area. Amendments
to development regulations and design
standards should consider complementary programs and incentives that can be
used to achieve the community’s vision for
economic development, neighborhood
character, connectivity, and other aspects
of the Plan.
Specific recommendations of the Master
Plan that development regulations can
address include:
• The appropriate scale, design
character, and configuration
of residential and commercial
development.
• Requirements for residential
setbacks from roadways and use of
landscaped buffers.
• Parking lot landscaping
requirements for commercial
properties.
• Conservation design standards for
development within designated
environmentally sensitive areas.
• Improving Palos Park’s image as a
development-friendly community
through a simplified development
review and permitting process.
• Open space preservation within
proposed developments.

Planned Unit Development
(PUD) Ordinance
Following adoption of the Western Growth
Area Master Plan, the Village should undertake an update to its PUD ordinance to
ensure that development regulations are
effective in guiding high-quality, creative,
appropriate, and desirable development in
the Western Growth Area.
This should include a thorough review and
assessment of the Village’s existing PUD
ordinance to identify any inefficiencies or
shortcomings. In its review of the current
PUD ordinance, the Village should consider:
• Accommodating densities greater
than 4 units per net acre within a PUD,
so as to provide for a higher overall
gross density across the entire Western
Growth Area.
• Allowing for commercial, mixed-use,
and multi-family residential
development where appropriate.
• Modifying lot size and setback
requirements to accommodate a
wider array of housing types such
as patio home and cottage home
configurations.
• Revising parking standards to account
for differing demand among different
housing and household types.
• Providing additional guidance regarding
conservation design.
• Providing options for roadway design
that accommodate a rural or more
suburban configuration depending
on the density and character of
surrounding development.

Design Guidelines
The 1,885 acres that comprise the Western
Growth Area contain the potential to more
than double the Village’s population if
developed. This means that the Western
Growth Area also has significant potential
to impact the Palos Park’s community.
As such, it is critical that the Village have
the appropriate tools in place to properly
guide future development and ensure that
future neighborhoods and commercial
district make a positive contribution to the
community’s image.
Following adoption of the Western Growth
Area Master Plan, the Village should
develop design guidelines that addresses
all aesthetic and design components of
future development within the Western
Growth Area. The guidelines should establish standards for residential and commercial development that inform the architectural style and a variety of development
attributes such as massing and orientation,
garage and driveway location and orientation, building materials, and fenestration.
Guidance should also be provided for
site design addressing open space and
stormwater management, transportation
improvements and right-of-way design,
and building and street lighting. The
guidelines should address both public and
private improvements and investment
and be used to inform decisions related to
zoning approval, the use of public funding,
and long-term planning.

PUD ordinance procedures and application requirements should also be reviewed
to ensure they are in keeping with current
best practices.

• Consideration of a Dark Sky
Ordinance to limit light pollution in
public areas.

WORKING DRAFT
FOR PUBLIC HEARING
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Jurisdictional
& Organization
Cooperation
For the Master Plan to be successful, there
must be strong leadership from the Village
of Palos Park in spearheading coordination between key stakeholders, the
private sector, and governmental entities.
This includes working together with the
development community, IDOT, and Cook
County to ensure future development
meets the standards of the Village and the
Master Plan. This should include coordination on roadway and infrastructure
improvements The Village should also
actively coordinate with property owners,
future developers, and business representatives to identify strategies for improving
the quality and character of the Western
Growth Area.
The Village should also work with other
taxing agencies to assess fiscal impact
considerations. As the Village continues to
assess the potential impact of significant
new development in the coming years, it
should work proactively to engage other
local jurisdictions, particularly the school
and fire protection districts, to identify future
service needs and capital improvements.

Capital Improvements Exaction Fee Review
Much of the Western Growth Area is not
yet fully served by utilities and as development occurs the Village should identify
opportunities to extend Village water
and wastewater facilities. The Village has
prepared initial estimates of capital costs
associated with providing water and
sanitary sewer infrastructure to the four
primary development opportunities in the
Western Growth Area (Mid-Iron, Cog Hill,
and Gleneagles golf course properties and
the Ludwig Farm property). These costs
are summarized in the table below:

Utility Capital Cost Estimates
Option 1

Option 2

Water Main
HFV to Bell Road

$1,400,000

$1,400,000

Cog Hill /
Gleneagles via
123rd

$650,000

–

Cog Hill /Gleneagles via Bell

–

$1,735,000

$1,552,000

$1,552,000

$539,000

$539,000

$4,141,000

$5,226,000

$250,000

–

$3,140,000

–

$3,390,000

–

Gleneagles to
Mid-Iron
Mid-Iron to
Ludwig
Total Water
Main

To support implementation of the Master
Plan, the Village should prepare a more
detailed analysis of potential capital
expenditures within the Western Growth
Area. This analysis should include a review
of the Village’s exaction fee schedule to
ensure that fees are sufficient to cover the
capital costs associated with the addition
of such a potentially significant increase in
population and employment.

User Fee Review
As a predominantly residential suburban
community, the Village of Palos Park relies
heavily on user fees related to local utilities, primarily water and sewer. The Village
should examine utility user fees to determine if they can generate fee revenue at
a level sufficient to meet future service
needs. More importantly, user fees are one
of the few municipal revenue sources that
are under the complete control of local
authorities, unlike property and utility
taxes which are subject to statutory limits.

Sanitary Sewer
Cost share of
Cog Hill sewer
Cost to reach
Mid-Iron and
Ludwig
Total Sanitary
Sewer

Note:
Does not include any costs associated with acquiring ComEd easement.
Route changes as requested by property owners will impact costs.
Does not include cost of extending sewer and/or water east to and across Bell
Road for possible Equestrian Estates connection.
Source: Village of Palos Park; Houseal Lavigne Associates		
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Capital Improvement Plan
(CIP) Update
Once the Village has more accurately identified potential capital costs associated
with future development in the Western
Growth Areas, the Village should update
its CIP. The CIP establishes schedules,
priorities, and estimated costs for all public
improvement projects over a five-year
period. Through this process, all projects
are reviewed, priorities are assigned, cost
estimates are prepared, and potential
funding sources are identified. The CIP
should organize and schedule specific
projects related to the Master Plan, such as
extending utilities and infrastructure and
expanding existing local roadways.

Development
Infrastructure Capacity
A core principle of the Master Plan is that
future development should be carefully
weighed and evaluated to avoid needless
additional tax burdens for Palos Park’s
current residents. Development of the
Western Growth Area should not create an
undue burden on Village services, utilities,
or infrastructure.

Review and Update
Subdivision
Regulations
Following adoption of the Western Growth
Area Master Plan, the Village should review
and update its subdivision ordinance to
ensure that proper regulations are in place
to enable desired future development. In
alignment with the recommendations of
this plan, the revised ordinance should
include regulations that:
• Guide appropriate parkland dedication
and right-of-way preservation;
• Accommodate desired block
configurations and roadway crosssections;
• Guide environmental conservation and
tree preservation; and

Regular Updates
As a component of the Comprehensive
Plan, it is important that the Master Plan
is regularly updated in concert with the
Comprehensive Plan to ensure the document adapts to the area’s changing needs.
In the case of a major new development
or issue specific to the Western Growth
Area, the Master Plan can be revised
independently to address the change. Like
the Comprehensive Plan, review of the
Master Plan should ideally coincide with
the preparation of the Village’s budget and
Capital Improvement Plan and the preparation of an annual action agenda. In this
manner, recommendations or changes
relating to capital improvements or other
programs can be considered as part of
the commitments for the upcoming fiscal
year.

• Provide for adequate infrastructure
capacity for proposed development and
the development of surrounding areas.
The subdivision regulations should ensure
that future development includes needed
public improvements to provide high
quality-of-life for future residents of the
Western Growth Area.

All new developments should demonstrate adequate water and wastewater
capacity and should be connected to
public utilities. For all new development or
redevelopment, the Village should generally require facilities and utilities to be
extended at the cost of the development.
The Village should also require oversized
facility improvements where appropriate
to serve an area larger than a proposed
development, subject to reasonable
recapture agreements for repayment of
the costs of oversizing.
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From:
To:
Cc:
Subject:
Date:

s4wt2p0
L Pruss
Rick Boehm
RE: Western Growth Plan
Wednesday, December 4, 2019 8:30:22 PM

I see. Thank you. But again, doesn't Palos Park have one acre lot size requirements?

Sent from my T-Mobile 4G LTE Device

-------- Original message -------From: L Pruss <LPruss@palospark.org>
Date: 12/4/19 4:35 PM (GMT-06:00)
To: Vanetta Wiegman <s4wt2p0@gmail.com>
Cc: Rick Boehm <rboehm@palospark.org>
Subject: RE: Western Growth Plan
Vanetta,

The proposed land use plan does not designate areas for specific lot sizes, but rather allows a
developer to propose a variety of housing types and lot sizes which does not preclude the
possibility for large estate sized lots.

Lauren

From: Vanetta Wiegman <s4wt2p0@gmail.com>
Sent: Tuesday, November 26, 2019 8:10 PM
To: L Pruss <LPruss@palospark.org>
Subject: Re: Western Growth Plan

Hi Lauren,

Thank you for sharing my questions. Two more. Looking at
the proposals, where are the one acre lots? And remind
me, how is it this tract of land does not have to comply to
our one acre lot requirement?

Always,

Vanetta Wiegman

A decision not to make a decision is a
decision!

On Tue, Nov 26, 2019 at 12:14 PM L Pruss <LPruss@palospark.org> wrote:
Vanetta,

Thank you for your input. I will share it with both the Plan Commission and the Village
Council. As of now, we don’t know what builder or developer will develop in the area, or to
whom the current property owners will sell their property. The Village isn’t a part of the real
estate transaction, so we don’t dictate the developers. 1500 +/- acres is a lot of land, it will most
likely be multiple different developers over a long time – possibly 20 years or more. However,
each development proposal goes through the public hearing process. As such each proposal will
be evaluated against the comprehensive plan and the design guidelines that the Village will
adopt after the Master Plan is adopted.

Let me know if you have any further questions.

From: Vanetta Wiegman <s4wt2p0@gmail.com>
Sent: Saturday, November 23, 2019 5:15 PM
To: L Pruss <LPruss@palospark.org>
Subject: Western Growth Plan

Hello Lauren,
I wish I had thought of this while at the meeting. It was
something Nancy Miller said that triggered my thought.
Please share with John.

Who will be selling lots? Will one builder snatch up all the
single family lots and then be the sole builder for each
and every lot? Will Cog, Ludwig etc. sell each lot? I don't
see how that would be.

How many lots will be available for people to buy on their

own and pick their own builder/style home and all that
goes in to custom building the home of ones dreams? I
feel this option is incredibly important for Palos Park
because as Nancy said, they built their home and so did
all the others in Pheasant Woods and not one of them
look alike. We built our home and this is one of the
reasons we have stayed in it so long. It is everything we
dreamed of. Allowing others to do this will give them the
opportunity to custom build their dream home and stay in
Palos Park for years to come. Another characteristic of
our town. Like myself, this is the character we all love
about Palos Park and one that should be offered to
prospective home owners. Custom building with their
choice of builders.

And what about the areas with senior living, multi-family
and cottage style homes? Will we make suggestions for
Builders? Or encourage builders to take on this project
for the multi-family structures? We all know some are all
about slapping up fast and cheap while others put the
best ideas and products in and out.
Who decides who buys and sells the land for these
structures?

I look forward to your or John's response.

Respectfully submitted,
Vanetta Wiegman

A decision not to make a decision is a
decision!

TO:
MEETING DATE:
FROM:
SUBJECT:

G. Darryl Reed, Building Commissioner
January 16, 2020 at 7:00 pm
Ed Marcyn, Chair
Transmittal of Plan Commission Recommendation

PROJECT TITLE
PC 2019 – 03: A proposed amendment to Chapter 1222 – Official Village Comprehensive Plan, of the
Village Code, to revise the Comprehensive Plan adopted on December 7, 2009 and to incorporate the
Western Growth Area Master Plan as an official document.
PUBLIC HEARING
The Plan Commission held public hearings regarding application #PC 2019 – 03 on November 21, 2019,
December 17, 2019, and January 16, 2020. Multiple residents attended the hearing and several voiced
concerns about the proposed Plan. Minutes of the meetings reflect the comments received and discussed
during the hearings.
RECOMMENDATION
Commissioner Wegele motioned, seconded by Commissioner McCarthy, to recommend approval of an
amendment to Chapter 1222 – Official Village Comprehensive Plan, to revise the Comprehensive Plan
adopted on December 7, 2009, and to incorporate the Western Growth Area Master Plan as an official
document, subject to the condition that the maps on pages 13, 15, and 45 be amended to accurately reflect
the existing and proposed land uses. The vote was five (5) yes (Wegele, McCarthy, Marcyn, Dill and
DeBoer), and zero (0) no.

Church of the Transfiguration
Special Use - Sign
Sept. 20, 2018

Page 2

TO:
HEARING DATE:
FROM:
SUBJECT:

Village of Palos Park Plan Commission
January 16, 2020 at 7:00pm
Community Development Department
Staff Report – Western Growth Area Master Plan

PROJECT TITLE
PC 2019 – 03: A proposed amendment to Chapter 1222 – Official Village Comprehensive Plan, of the
Village Code, to revise the Comprehensive Plan adopted on December 7, 2009 and to incorporate the
Western Growth Area Master Plan as an official document.

APPLICANT INFORMATION
APPLICANT(s):

Village of Palos Park
8999 W. 123rd Street
Palos Park, Illinois 60464

EXHIBITS:
1. Draft Western Growth Area Master Plan (previously provided)

ANALYSIS
BACKGROUND
With the recent annexation of Cog Hill, Gleneagles, Mid-Iron Golf Club, and Ludwig Farms, it is
anticipated that the Village will begin to experience development pressure within the foreseeable future.
The Village’s Comprehensive Plan, adopted in 2009, addresses the recently annexed western growth area
as a “Future Study Area,” but does not identify any land use designations or guide decision makers in what
type of development should occur in this area. The Village should have a land use plan to help guide both
decision makers and developers prior to consideration of any development proposal.
Last year, the Village began working with Houseal Lavigne Associates to develop the land use plan for the
western growth area. Several public outreach events were conducted, and the feedback received has been
incorporated in the draft land use plan. At this time, Village staff are seeking formal input regarding the
draft Western Growth Area Master Plan from the Plan Commission, Village residents, and stakeholders
through the public hearing process in anticipation of adoption early next year.
The master plan will establish the Palos Park community’s vision for the future of the Western Growth
Area. The plan will guide the Village as it oversees the development, setting an expectation as to the type
and quality of housing and commercial development that is desired. The plan does not set these expectations
in stone, but rather provides a framework to support future decision making. The plan further identifies
regulatory updates that will be necessary to implement the vision. Finally, it is essential that the plan
provide proper recommendations regarding residential and commercial densities to ensure that the new
growth does not place an economic or financial burden on the Village.
This will be the third hearing regarding the draft plan. The Village’s consultant will make a final
presentation, and the hearing can be held open for further input on the presentation material. Following the
conclusion of the public testimony, staff is seeking the Commission’s response to the testimony and various
recommendations in the draft plan.
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RECOMMENDATION
Staff recommends that the Plan Commission recommend approval of the proposed Western Growth Area
Master Plan and forward it to the Village Council for final action. Should the Commission desire revisions
to the draft plan, the revisions can be completed either before or after the recommendation, depending on
significance. The Commission should provide appropriate direction to staff. For revisions after the
recommendation, any motion for approval should be subject to conditions specifying the necessary
revisions.
MOTION
I make a motion to recommend approval of PC 2019-03 an amendment to Chapter 1222 – Official Village
Comprehensive Plan, to revise the Comprehensive Plan adopted on December 7, 2009, and to incorporate
the Western Growth Area Master Plan as an official document.

