DRAFT HOUSING CHAPTER
February 3, 2020
I. GUIDING PRINCIPLES
1. Housing provides the foundation for a diverse set of neighborhoods across the City. Planning
for the next generation should build on the assets of each area.
2. Park Ridge has historically developed to have a wide variety of housing types with excellent
access to transportation, jobs, parks and open space.
3. The design of new and renovated housing should build on the character of surrounding
blocks, allowing for innovative design while respecting the context of the setting for each new
building.
4. Housing policies are one part of a neighborhood environment in the City that builds
connections between various units of local government to serve the needs of residents.
5. Housing development should complement economic development and transportation –
through promoting walkable areas that support local business districts and transit options.
6. There is strong preference in the community to preserve existing housing stock, rehab existing
homes and reduce the rate of teardowns.

II. Introduction (VISION)
Park Ridge is home to variety of housing types to meet the needs of the community – from young
households to growing families to empty-nesters and seniors. The City will support efforts to preserve
and rehabilitate housing while allowing innovative design to meet current needs. Housing will be an
integral part of each neighborhood, connected to schools, parks, transportation and other amenities.
Park Ridge will be a community in which young professionals and families can buy a starter home,
empty-nesters can renovate a historic home or build a new home, and seniors can stay in the
community, close to family and friends, with a choice of residential options.
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III. EXISTING CONDITIONS

1. Demographics
Park Ridge is home to approximately 38,000 residents. In total, there are 37,821 residents, 14,017
households and 14,888 housing units. 1
The population has been relatively stable since the year 2000. The population decreased slightly since
2010 and increases since 2010 by approximately 340 people or approximately 1%, compared with
Cook County that lost population over the past decade. In order to understand how Park Ridge is
faring, demographics were compared with similar residential markets in Arlington Heights, Edison
Park (Chicago) and Glenview as shown in Table 1.
Table 1: Population Change in Competitive Markets
Year

Park Ridge

Arlington
Heights

Edison Park

Glenview

Cook
County

2000

37,946

76,669

29,096

41,640

5,377,175

2010

37,480

75,180

28,789

44,704

5,195,026

2018

37,821

75,448

28,547

46,782

5,180,495

0.9%

0.3%

-0.8%

4.6%

-0.3%

Change
2010-2018

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2018 converted Census 2000 data into 2010
geography.

The median home value in Park Ridge is approximately $450,000, with a median household income of
approximately $103,000 and an average household income of approximately $143,000.
Table 2: Home Value and Income Level
Year

Park Ridge

2018 Median Home Value

$456,521

Median Household Income

$103,704

Average Household Income

$143,208

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2018 converted Census 2000 data into 2010
geography.

1

Esri 2018 forecasts based on U.S. Census data
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As shown in Table 3, there is a wide range in income levels in Park Ridge, ranging from under $15,000
to over $200,000, with almost 80% earning more than $50,000.
Table 3: Park Ridge Household Income levels
$200,000+

20%

$150,000 - $199,999

12%

$100,000 - $149,999

20%

$75,000 - $99,999

12%

$50,000 - $74,999

14%

$35,000 - $49,999

8%

$25,000 - $34,999

5%

$15,000 - $24,999

5%

<$15,000

4%
0%

5%

10%

15%

20%

25%

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2018 converted Census 2000 data into 2010
geography.

As shown below in Table 4, Park Ridge’s income range is similar to comparable communities, although
the City’s has less households earning below $15,000 and has the second highest share of households
who earn over $200,000.
Table 4: Household Income in Competitive Communities
25%
20%
15%
10%
5%
0%

<$15,000

$15,000 $24,999

$25,000 $34,999
Park Ridge

$35,000 $49,999

$50,000 $74,999

Arlington Heights

$75,000 $99,999
Edison Park

$100,000 - $150,000 - $200,000+
$149,999 $199,999
Glenview

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2018 converted Census 2000 data into 2010
geography.
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Similarly, there is a wide range of ages in Park Ridge with the largest cohorts in the 15-24 years and 4564 years of age. Yet, there are less Millennial households (ages 24 to 38) in Park Ridge compared to the
U.S., in which it is now the largest represented generation. This may be due to a number of causes
including college graduates who prefer to live in downtown areas prior to raising a family but may
also be due in part to the high price of housing and limited choices for starter housing in Park Ridge.
Table 4: Age Break-down of Park Ridge Residents

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2018 converted Census 2000 data into 2010
geography.

Park Ridge is affected by what is often called the “missing middle.” This relates to less options for
moderate and middle-income residents, often in their young adult years or older years, that desire
smaller units, but don’t necessarily want to live in high-density environments. While Park Ridge has
some smaller ranch homes, two-flats and townhomes, there is limited supply and growing demand for
these types of housing. The missing middle is reflective of many higher-income suburbs around
Chicago and may be a growing concern as businesses and employers are looking for employees to
support their businesses.

Source: Missing Middle, Optico Design
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Figure 1: Homeownership, Rental and
Vacancy in Park Ridge

2. Housing Indicators: Tenure and Cost
Park Ridge is primarily composed of homeowners, with
78% of units occupied by homeowners, 16% by renters
and 6% of units are vacant, as shown in Figure 1.
Rental housing has increased from 12% of units to 16%
of units since the year 2000, as shown in Table 5, while
the share of rental housing has decreased in Arlington
Heights, Edison Park and Glenview.

78%

16%

6%

Homeowners

Renters

Vacant

Table 5: Housing Tenure, 2000-2018 in Park Ridge and
Competitive Communities
Occupancy Type
2000 Housing Units

Park Ridge

Arlington
Heights

Edison Park

Glenview

14,803

32,012

12,418

15,682

Owner Occupied Housing Units

85%

74%

76%

83%

Renter Occupied Housing Units

12%

23%

21%

15%

Vacant Housing Units

3%

3%

3%

2%

2010 Housing Units

15,030

32,840

12,731

17,750

Owner Occupied Housing Units

80%

72%

72%

80%

Renter Occupied Housing Units

14%

22%

23%

15%

Vacant Housing Units

6%

6%

6%

5%

2018 Housing Units

15,215

33,254

12,766

18,495

Owner Occupied Housing Units

78%

71%

69%

77%

Renter Occupied Housing Units

16%

23%

24%

18%

6%

6%

7%

5%

Vacant Housing Units

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2018. Esri converted Census 2000 data into
2010 geography. Social Explorer Tables: ACS 2017 (5-Year Estimates) (SE), ACS 2017 (5-Year Estimates), Social
Explorer; U.S. Census Bureau

For-sale housing remains very expensive in Park Ridge, with a median home value of $456,521. As
shown in Table 6, however, is that there is a very wide range of housing prices, from approximately
$100,000 to well over $1 million.

City of Park Ridge Draft Comprehensive Plan Housing Chapter

Page | 5

Table 6: Owner-Occupied Housing Units by Value in Park Ridge

30%

27%

25%

20%

20%
15%

10%

10%
5%

20%

6%
2%

10%
4%

0%

Source: American Community Survey, 5-Year Estimates, 2018

A closer look at housing prices over time demonstrates volatility in the market, particularly during the
Recession but also in more recent years of 2015-2019 as shown in Figure 2.
Figure 2: Housing Price 2009-2019

Source: Zillow.com, February 19, 2019
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The median home value varies quite a bit across Park Ridge neighborhoods as shown in Figure 3,
generally with more affordable areas in the northwest and southern areas of the City and more
expensive areas near Uptown and the eastern areas of the City.

Figure 3: Median Home Value by Census Tract

Source: Social Explorer, American Community Survey, 5-Year, 2018
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Rental housing prices also demonstrate a wide range. Table 7 compares rental prices in Park Ridge
compared to similar communities, showing that the range of $1,000-$1,500 rent per month was
identified as the most common rent level in all communities except Glenview according to the
American Community Survey five year average, but may have risen since that time as shown in Figure
3.
Table 7: Rental Prices in Park Ridge and Competitive Communities
Rent

Park Ridge

Arlington Heights

Edison Park

Glenview

Up to $900

21.5%

27.6%

32.9%

13.6%

$900-$1,000

12.4%

9.8%

16.0%

7.3%

$1,000-$1,500

33.2%

35.0%

29.2%

22.0%

$1,500+

13.6%

16.7%

14.7%

24.4%

35%
30%
25%
20%
15%
10%
5%
0%

Park Ridge Monthly Rent
33%
22%
14%

12%

Up to $900

$900-$1,000

$1,000-$1,500

$1,500+

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2018. Esri converted Census 2000 data into
2010 geography. Social Explorer Tables: ACS 2017 (5-Year Estimates) (SE), ACS 2017 (5-Year Estimates), Social
Explorer; U.S. Census Bureau
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The average rent list price for all rental units was $2,200 in 2019 and has risen significantly since 2012,
as shown in Figure 3, reflecting the high demand for rental housing in Park Ridge.

Figure 3: Average Monthly Rental Listing in Park Ridge

Source: Zillow.com, February 19, 2019

3. Housing is a foundation of Park Ridge’s fiscal health and business
districts
Residential development is a major component of Park Ridge’s fiscal health. Residential property was
assessed at $1,355,700,713, fully 88% of the City’s tax base of $1,535,971,938 according to the Illinois
Department of Revenue 2017, Chicago Metropolitan Agency for Planning calculations of 2013 Land
Use Inventory and American Community Survey 5-year estimates.
Park Ridge’s proximity to many of the key Chicago region’s job centers -- O’Hare, Downtown Chicago,
I-90 Corridor and I 294 Corridors -- make it a very convenient location to live. Throughout the plan’s
outreach, local residents pointed to the convenience of living in Park Ridge combined with the
attractive residential neighborhoods as key factors to why they moved to Park Ridge and continue to
live in the community.
Housing density is a driver of restaurants and retail. Retailers depend on nearby shoppers, and growth
in the residential population to support their businesses. Through focus groups and community
outreach, local businesses cited the importance of local customers and new housing starts as
important factors to maintain their customer base and grow their business. This is particularly true for
local businesses such as retailers and restaurants in Uptown, as well as major Park Ridge employers
such as Lutheran General Hospital.
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4. High Housing Cost Burden Is Affecting Many Park Ridge Households
High housing costs are impacting thousands of Park Ridge households. In fact, 29% of all owneroccupied households pay more than 30% of their income toward housing 2, representing 4,121
households. Even more significant is that 1,584 households spend more than 50% of their income for
housing, as shown in Table 8.
Table 8: Owner-Occupied Housing Cost Burden
Households with a Mortgage

Percent

Number of Households

30-40%

8%

1,121

40-50%

5%

659

50% or more

7%

995

20%

2,775

Subtotal
Households without a Mortgage

Percent

Number of Households

30-40%

3%

392

40-50%

3%

364

50% or more

4%

589

Subtotal

10%

1,346

Total for Owner-Occupied Households

29%

4,121

Source: U.S. Census Bureau, 2012-2016 American Community Survey

An even higher percentage of renters, 41% or 1,016 households, pay over 30% of their income toward
housing. 416 renter occupied households pay between 30% and 49% of their income on housing,
while 600 renters pay more than 50% of their income on housing, as shown in Table 9.
Table 9: Renter Housing Cost Burden
Renter-Occupied
Units

% of Renters

# of Renters

30-49%

17%

416

50% or More

24%

600

Total

41%

1,016

Source: U.S. Census Bureau, 2012-2016 American Community Survey
30% of household income is the definition used by the U.S. Department of Housing and Urban Development to
measure cost burden. This analysis also identified cost burden at much higher levels of 40% and 50% or more to
estimate the impact of housing costs on Park Ridge households.

2
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Throughout the community outreach of the plan – whether in focus groups, community meetings,
and polls -- expanding the range of housing options and price points consistently was raised as one of
the top housing issues. In fact, “smaller starter homes/ranches” was the highest priority in the first poll,
with 595 “very important” votes compared with only 73 “not important” votes.
Figure 4: Results of Park Ridge Poll 2

Source: Park Ridge Wonderful
Comprehensive Plan Poll 2

Participants in the second community meeting and the final poll rated “supported a range of housing
types and price points to serve all Park Ridge households” as the second highest housing goal with
63% of participants choosing it as a high priority.
The State of Illinois has set a goal of 10% of units in each municipality to be affordable to owners
earning 80% of Area Median Income (AMI) 3 and renters earning 60% of AMI based on the Illinois
Affordable Housing Appeals Act (310 ILCS 67). In 2019, this would equate to a salary of $68,000 for an
owner-occupied household which would be able to afford a home valued at $198,056. Renters at 60%
AMI earning $51,000 would be able to afford $950 monthly rent. While there are some for-sale and
rental homes attainable at these levels in Park Ridge, there remains a gap.
Using these definitions, there are 1,112 housing units in Park Ridge that are affordable out of a total of
13,834 units as shown in Table 10. This equates to 8% of housing units that are affordable. In order to
reach the 10% goal, a total of 272 units priced at an affordable level would be needed. This could be
achieved through a combination of policies to make existing units more affordable as well as efforts
for a portion of new units to be more affordable.

Area Median Income is based on Chicago-Naperville-Joliet Metropolitan Area, the standard measure for
qualifications for many housing programs.

3
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Table 10: Housing Gaps
Owner
Occupied Units

11,469
Rental
Occupied Units
2,365

Monthly
Payment
(80% AMI)

Sales Price

Available Units

$1,267

$119,418

512

Monthly Rent
(60% AMI)

Available Units

$950

Units Available That Are Affordable
Total Housing Units in Park Ridge
Percent of Total Units
Total Gap

599
1,112
13,834
8%
272 Units

Source: Illinois Housing Development Authority (IHDA) 2019

The contents of this chapter of the Comprehensive Plan are consistent with the elements of an
Affordable Housing Plan as defined by the Illinois Housing Development Authority and includes the
following components:
•
•

•
•

Statement of the total number of affordable housing units needed to reach 10% of total units
Identification of lands that are appropriate for construction, conversion or rehabilitation as
discussed in zoning district recommendations identified in Goal C, special area
recommendations identified in Goal E and Subarea Recommendations at the end of this
chapter.
Policies and incentives that the local government may provide
Selection of a goal to attain adequate affordable housing

This plan outlines strategies to reach a goal of increasing the number of units that are affordable to
10% of total housing units, or 272 preserved or new housing units that are affordable. This could be
accomplished through a number of strategies detailed in the goals and objectives section of this
chapter.

City of Park Ridge Draft Comprehensive Plan Housing Chapter

Page | 12

5. New Housing Permits
Between 2013 and 2018, 476 units of new housing units were permitted, although over half of the
units were approved as part of a rental building in 2014. In most years, the difference between new
housing permits and teardown demolition resulted in a small net increase in units. Except for the year
2014, the net new units ranged from a low of two units to a high of 31 units.
Table 11: Building Permits 2013-2018
Type of Permit
Single Family Dwelling

2013

2014

29

36

2015
29

2016

2017

41

32

2018

Total

28

195

Two Family Dwelling

0

Multi Family Dwelling

210

26

Townhouse Dwelling

10
19

246
16

35

Multi Family/Comm. (NEW)

0

Total New Housing Units

29

246

55

60

42

44

476

Single-Family Demolition

27

29

24

35

23

31

169

Net Housing Units

2

217

31

25

19

13

307

Res.Alts./Additions

229

178

152

246

212

237

1,254

Source: City of Park Ridge

6. Schools are a primary strength of the housing market
Park Ridge is served by two elementary districts. Most elementary students attend one of five Park
Ridge-Niles D 64, while a number of homes at the northern end of the City, primarily north of
Dempster St. attend East Maine D 63 schools. In addition, Maine Township High School East and South
are both located in Park Ridge and serve a larger residential area beyond the City. Many residents
identify their neighborhood with the local schools, and report moving to Park Ridge due to the highquality schools.
In recent years, there has been overcrowding at certain schools. Some of the D 64 schools are at
capacity and additions are being made to Field and Washington Schools.
In 2018, CCSD commissioned a student population forecast study. The study shows a forecast of an
increase of 264 housing units from the year 2010 to 2020. The forecasts that even with more housing
units, there will be a net decrease of 126 students by the year 2028. This points to the fact that the
number of students is stabilizing and is not projected to increase.
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The impact of housing on schools is a complex relationship and requires careful and balanced
planning. This includes the planned location of new housing and planning new units within school
attendance boundaries of schools with greater capacity, but as shown below D64 student generation
forecasts show decreased capacity issues, even with new housing and population growth that was
projected.
The type of housing and bedroom count of new housing creates disparate impacts. For example,
replacing multi-family housing with a mix of studios, one- and two- bedrooms produce typically
produces less far less impact on schools, than larger single-family homes according to numerous
student generation studies as documented by Illinois School Consulting Services and Rutgers
University school demographic studies.
Table 12: Forecasted Student Population by School Boundary
School

2010

2015

2020

2010-2020

Carpenter

6,022

6,030

6,030

8

10,054

9,970

9,960

(94)

Franklin

7,595

7,620

7,630

35

Roosevelt

8,726

8,820

8,880

154

Washington

7,930

8,020

8,090

160

District Total

40,326

40,460

40,590

264

2018

2023

2028

2018-2028

Carpenter

461

457

430

(31)

Field

650

659

622

(28)

Franklin

529

519

498

(31)

Roosevelt

647

690

651

4

Washington

653

640

613

(40)

District Total

2,940

2,964

2,814

(126)

Field

School

Source: Park Ridge Niles CCSD 64, McKibben Demographic Research LLC, 2018
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Figure 5 and 6: School Attendance Boundaries

Noting that certain schools have greater capacity, it will be important to coordinate communications
with the three school districts regarding forecasted population, housing opportunities, attendance
boundaries and long-term school facility planning.
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7.

Park Ridge is home to a variety of housing types that pertain to different
life stages

The City of Park Ridge has been built over decades based on changes in transportation, job patterns
and lifestyle. Many residents commented on Park Ridge being the perfect blend of a traditional suburb
with the amenities of a city. This has meant a wide variety of housing types have been built – from
ranches to single-family estates, from modest townhomes to luxury rentals.
As the City moves toward updating its policies and programs, the recommendations section of this
paper responds to the desire to keep and enhance this blend of community character and housing
choices.

Figure 7-10: There is a wide variety of choices of styles and form of housing throughout Park Ridge
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IV. GOALS AND OBJECTIVES
A. Promote vibrant neighborhoods through a variety of amenities and housing types
appropriate to the character of each area
A1: Promote preservation of existing housing
Park Ridge is home to a wide variety of housing types that have been built over the past century or
more. There is concern in the community that teardowns are removing homes changing the character
of neighborhoods and resulting in vast differences between older, ranch-style homes and newer
single-family homes that maximize bulk restrictions.
There is currently a Floor Area Bonus for existing homes in which the initial building permit was issued
prior to January 1, 1960 in R1 and R2 Zones that provides a 3% FAR bonus. It should be investigated
whether a modest increase in the FAR bonus would preserve more older homes, by allowing owners
to modernize living spaces while keeping in the architectural context of the original structure.
Similarly, there are a number of two-flats and small multi-family buildings in Park Ridge that are in
danger of teardowns and conversion into single-family homes. Efforts through zoning or other
policies to save these buildings from demolition should be considered, such as allowing additional
FAR, or small allowances for setbacks or lot coverage to preserve and modernize the units as starter
housing.
A2: Control the bulk and character of new single-family homes that are enabled by teardowns of existing
housing.
While there is currently design review of new construction, there is still concern in the community that
new homes do not fit the character of the area and maximize bulk with limited public benefits. The
following policies should be considered for adoption to provide all parties options to consider reuse of
existing housing, including:
1. Require site plan approval for new residential development prior to providing demolition
permit so that homes are not demolished speculatively resulting in vacant land.
2. Institute a teardown fee per unit or large addition to an existing home. The fees would
provide seed funding for housing programs such as a first-time homeowner purchase fund,
senior housing assistance as described in Goal B. The range of the fee could be between
$15,000 and $20,000 per unit demolished based on fees in similar communities such as
Highland Park and Lake Forest. The fees that are collected could be used for a range of
programs including downpayment assistance, home repair, housing preservation with a
community land trust, etc.
3. Reduce allowable Floor Area Ratio (FAR) and Lot Coverage calculations regarding lot
consolidation in R1 and R2 Districts.
4. Reduce the FAR and increase setbacks for lot consolidations for single-family homes to be
built on two or more lots
A3: Support careful design of new housing that fits the unique character of the distinct neighborhoods and
centers throughout Park Ridge.
Park Ridge is home to a variety of styles, densities, and periods that correspond to the historical
development of each of its neighborhoods. Descriptions of assets & opportunities, community
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character and residential recommendations for each highlighted neighborhood and district are
included at the end of this chapter. In some cases, teardowns of existing homes or adding an
additional unit through an addition or coach home may be appropriate to allow for new housing
units, especially in areas close to transit and other amenities.
B. Ensure new housing development is of a high-quality design and promotes sustainable
development.
B1. New development should promote high quality design, architecture, and site design principles.
The Appearance Review Commission was created in 1989 in accordance with the provisions of the
Appearance code and reviews residential new construction and alterations, commercial, residential
and commercial, public space and wall and ground signs. The Commission utilizes the Urban Design
Guidelines which were initially prepared in 1991. The Residential Guidelines should be reviewed and
updated based on current practices and standards in the industry. In addition, it is recommended that
Mixed-Use Guidelines be drafted to provide guidance to small, mid-size and larger mixed-use
buildings that can accommodate new residential demand while enhancing the character of Park
Ridge’s business districts and corridors. Design guidelines for single-family homes should be amended
to become part of the zoning ordinance and, to the extent possible, reviewed and approved by staff
with a petitioners option for an appeal with the Appearance Review Commission to be more
consistent with similar communities in the region.
B2. New housing should promote sustainable design including energy efficiency, stormwater best
practices, maximum use of pervious surfaces, and use of sustainable building materials.
The City should ensure that building codes, zoning and other regulations promote best practices,
including energy efficiency, stormwater and sustainable building practices. The City should encourage
residential property owners to reduce the area of hard surfaces, add rain gardens, replace turf with
native plants, disconnect gutters from the storm system and other techniques.
Figure 11: Example of Pervious Pavers That Absorb Water
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C. Support a range of housing types and price points to serve all Park Ridge households
Park Ridge, with over 13,000 homes, has the capacity to have a range of housing choices in the
marketplace, from starter homes such as townhomes, ranches and apartments to large single-family
homes to high-end rentals and condominiums. In order to meet the needs of all Park Ridge
households, a range in price availability is important so that young adults who grew up in Park Ridge
can afford to move back into the community, young families can find a home suitable for their family
and seniors can have the choices of housing available to stay in Park Ridge.
C1. Preserve and expand the availability of starter homes, two-flats and housing that is affordable to Park
Ridge residents
As discussed in this chapter, 29% of homeowners and 41% of renters face high cost burden. In fact,
nearly 1,200 households pay more than 50% of their income for housing.
Currently, 8% of Park Ridge’s housing stock is affordable to households such as nurses, technicians,
Realtors, young teachers, and other members of the Park Ridge community. In order to raise this level
to 10% of total units, the following policies should be pursued:
1) Establish relationships with housing organizations that can provide access to programs such
as downpayment assistance and housing counseling to assist homebuyers in purchasing
homes.
2) Working with a community land trust to preserve existing and/or new housing units by
working with homeowners to purchase homes that are protected long-term.
3) Create a first-time homebuyers fund (with proceeds from a teardown fee or other grants or
funding sources) to assist with downpayment, minor rehab and home purchases.
4) Create a home repair fund for income-eligible families and seniors to allow people to stay in
their home if they have a major repair such as a new roof or furnace.
5) Identify areas within the R2 and R3 Zoning Districts that could be appropriate for higher
density zones, particularly allowing 2-unit buildings.
Park Ridge should not isolate housing that is affordable in one particular area. As a built-up
community, there is limited vacant land and a variety of different neighborhood contexts. The
following parameters should therefore be considered in identifying opportunities:
1) Identifying properties with a community land trust to preserve existing housing units in R2, R3
and R4 zoning districts.
2) Establishing an accessory dwelling unit policy (see below) and identifying opportunities for
accessory dwelling units in R-1 and R-2 zoning districts.
3) Updating zoning surrounding the Dee Road Station to create a more cohesive community
character and allow for additional housing in walking distance to the station.
4) Encouraging housing developments in Uptown and Higgins Road Corridor where larger
developments may be built to offer a portion of its units to be affordable for residents as a
public benefit to the community.
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C2. Establish an Accessory Dwelling Unit Policy and Standards
Accessory Dwelling Units (ADUs) are additions to existing homes or stand-alone homes such as coach
homes that allow a secondary unit on a residential lot. There are historical examples of coach homes in
Chicago and Evanston that provided additional units, typically located off an alley. They are coming
back into favor because they allow an innovative approach to allowing additional units without the
need for building traditional multi-family housing.
Figure 12: Types of Accessory Dwelling Units (ADUs)

There are three types of ADUs:
1) Internal to the single-family home – it can be an attic, garden unit or other area of the home. It
would need to meet all building codes including fire safety ingress egress requirements.
2) Attached – an addition or part of new home construction that provides an additional unit
typically at ground level.
3) Detached – similar to a coach home, a detached unit would be on the site, typically with
access from an alley or a common driveway.
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Figure 13: Example of Attached ADU

Figure 14: Example of Detached ADU

There are two local examples that demonstrate different ways of implementing the strategy.
Wilmette has a long-standing policy that allows ADUs as a Special Use in R1, R2 or R3 Districts. Its aim
is to allow two units within the existing bulk regulations. Requirements include:
•

Resident of the principal dwelling or the accessory living unit must be 55 years or older

•

Maximum size must be no more than 25% of the total area of the principal structure and no
less than 600 sq ft.

•

Most be wholly within the principal structure, not an accessory structure like a coach house.

•

Must maintain a single-family appearance with common front entrance on the principal
structure. Second entrance must be on side or rear of home.

Oak Park passed an ADU Ordinance in 2017 that allows for new structures to be built, typically along
alleys in which the new unit would not be seen from the public street. Components include:
•

“Separate structure that is associated with a principal single-family dwelling on the same lot.
Must have separate cooking and sanitary facilities, with its own means of ingress and egress.”

•

Single-family dwelling lot of at least 6,500 sq ft in lot area

•

Maximum of gross floor area of 60% of principal dwelling or 1,800 sq ft, whichever is less

•

May not exceed height of principal dwelling

•

No additional parking is required for a coach house

•

Design must complement the single-family dwelling

Based on these models, the City should consider an ADU policy that would:
•
•

Allow ADUs within existing zoning restrictions, including bulk and setbacks, as a permitted use
in residential zones.
Amend zoning on large lots (e.g. over 10,000 sq ft), allow ADUs as a permitted use. For lots
between 6,500 and 10,000 sq ft, allow ADUs as a Special Use.
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•

Parking requirements for a single-family lot should require no more than one additional offstreet parking space for a ADU in a single-family district, therefore requiring a total of three offstreet parking spaces.

C4: Promote Adaptive Reuse and Live Work
Park Ridge developed along major arterial corridors, often lined by retail and auto-oriented uses, with
quiet residential streets in surrounding areas. Based on changes in the retail industry, stores and
restaurants are now stronger in walkable areas, such as Uptown, or in larger shopping centers. As a
result, there are vacant and underutilized retail and auto-related businesses along many of the
corridors including Busse Highway, Northwest Highway and Touhy Avenue.
While in the past, zoning was intended to separate uses, new practices call for allowing more flexibility
that can reinvigorate commercial streets.
Zoning regulations for B-1, B-2, and B-3 should be examined to consider:
1) Allowing residential as a Permitted Use on the Ground Floor in B-1 Districts
2) Allowing residential above the Ground Floor as a Special Use in B-2 and B-3 Districts.
In particular, in areas with small lots, such as near Dee Road Metra Station, allowing a residential use as
an accessible use on the ground floor can make it more economically feasible to reuse a building or
build a new mixed-use building.
In addition, the City should explore allowing flexible, live-work buildings in B-1, B-2 and B-3 Zones.
Allowing the user to customize the property can increase the viability of the property. For example, an
artist might live above their gallery or use the ground floor. Or, a graphic designer might choose to
live on the ground floor and use the upstairs as an office space.
Allowing this flexibility would be attractive to revitalizing commercial areas and respond to the desires
of many Millenials and younger households that would like to live and work in Park Ridge and don’t
want to commute.
Figure 15: Live Work Buildings in Oak Park foster flexible use of space

200-221 Harrison St. Oak Park
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D. Foster strong ties between the City, School Districts and Parks
Housing is one element of the building blocks of strong Park Ridge neighborhoods. Fundamental to
each area is close cooperation among local government services including planning for new
development. To further close coordination, the following objectives are recommended:
D.1 Maintain communications with school districts regarding development proposals, planning studies
and zoning changes to jointly plan for population and school generation.
Careful planning is needed to ensure that all government services are coordinated to provide quality
education, parks and recreation. As discussed in Section III, certain school buildings have been at, or
over-capacity in recent years. Forecasts show, however, that the student population may have peaked
and is stabilizing, and perhaps showing a modest decline in future years.
Through close cooperation and proper planning, schools, parks and other services should be
coordinated so that there is long-term planning for adequate planning to serve all students and
residents of Park Ridge.
D.2 Require student generation studies for planned developments and zoning changes over a certain
number of dwelling units while recognizing that housing is important to support Park Ridge’s local
businesses and business districts.
As an element of cooperation and planning, student generation studies should be required for larger
housing developments that are proposed and require zoning changes. These studies should be
evaluated as one factor as a part of the zoning process.
D.3 Encourage close cooperation and shared costs for capital facilities, open spaces, and indoor facilities.
Park Ridge local governments have a long tradition of sharing programs, facilities and maintenance
agreements that benefit residents by avoiding duplication of capital facilities and programs.

E. Create a larger market for neighborhood businesses by expanding 2-unit, 3-unit, and
multifamily housing near the Dee Road Metra, Higgins Road, and the Lutheran
General/Dempster area.
Residential growth is integral to supporting local businesses. Underutilized properties near the Dee
Road Metra and Higgins Road, in particular, can absorb residential demand that can strengthen the
community while improving the design and appearance of the areas, as well as providing private
investment to the local infrastructure which can include enhancing walkability and stormwater
improvements.
E1. Enhance Park Ridge’s commercial areas through residential and mixed-use developments.
As described in Goal A3, residential and mixed-use development can enhance the following
commercial areas:
1) Dee Road Station Area
• Update zoning around the station to allow for multi-family housing and mixed-use
development
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•

Reduce parking requirements based on current to enhance walkability and make
reuse of properties and new construction more viable
• Allow live work in certain zones along Busse Highway and Northwest Highway
• Allow ground floor residential use in B1 and allow Special Use for upper stories in
B2 and B3 Districts
2) Higgins Road
• Allow moderate density residential and mixed-use buildings with step-backs and
buffers that reduce the density of the building on the adjacent side facing singlefamily homes to the north
• Reduce parking requirements in close proximity to CTA Cumberland Station
3) South Park and Canfield Road
• Consider additional height along Devon Avenue to allow two stories of residential
above retail
• Allow two-unit zoning along selected blocks on Canfield Road
4) Uptown
• Consider careful redevelopment of ancillary parking lots that could be developed
for housing and mixed-use development while replacing any needed parking
spaces.

F. Identify housing opportunities for younger households.
Park Ridge is perfectly positioned to attract younger households in the 25-34 age-range. It is close to
jobs, easy to get to entertainment, has a high quality-of-life and has every transportation option from
Metra to Pace to CTA Trains and Buses. Yet, there is a lower share of these households and a mismatch
between the type of housing available and what younger households are looking for in a rental or forsale unit.
F1: Identify locations that are appropriate for new-construction multi-family housing.
As discussed in the Subareas that are attached, there are locations near the Dee Road Metra Station,
Higgins Road and Uptown that are appropriate for multi-family housing. Renters and buyers are
looking for a very high level of amenities – from fitness to bike storage rooms to indoor and outdoor
common spaces with a high level of finishes, technology and services. These prospective residents
may not be able to find the types of product that they are looking for and are instead moving to other
areas.
F2: Market Park Ridge to younger households
Park Ridge has many assets that are not generally known if you are not from Park Ridge. The
restaurants and activities in Uptown, the Park District sports offerings, the proximity to entertainment
in Chicago and Rosemont, and convenience to both O’Hare and Downtown Chicago.

City of Park Ridge Draft Comprehensive Plan Housing Chapter

Page | 24

G. Provide a range of housing options for seniors – from active adult to age-in-place to senior
housing.
Senior housing encompasses a range of different types of housing – from supporting seniors who
would like to age in place to those who want to move into a non-age restricted setting to those
facilities with services. While there are a number of options in Park Ridge, there should be planning to
ensure that options are available.
G1: Expand opportunities for non age-restricted housing.
Multifamily housing often caters to both younger households without kids, empty-nesters looking to
downsize and seniors who would like to live independently. This healthy mix provides the demand for
new buildings that tend to have a high level of amenities to serve the range of residents and what
they are looking for in new construction. Opportunities for set-asides for units that are affordable will
be important to meet the needs for existing residents in Park Ridge.
G2: Monitor need for assisted living, memory care and other senior housing options
The City should monitor the need for different types of senior facilities to offer opportunities to stay in
the community and be close to friends and family, while still enjoying the amenities that Park Ridge
has to offer in Uptown, the Park Ridge Library, parks, restaurants, and other destinations.

H. Support homeownership as an important element of strong neighborhoods and to meet the
needs of Park Ridge residents.
Park Ridge is primarily composed of owner-occupied housing. While there has been a shift to rental
housing for many households, many renters are prospective homeowners if given the opportunity to
buy in the community.
H1: Housing and financial counseling – one of the most important aspects for renters is to work with
them to save money for their downpayment and counsel through issues of student loans and credit
repair in order to purchase a home.
H2: First-time homebuyers – if a housing fund is created by the City, the City should consider investing
in a first-time homebuyers program that can match state downpayment resources.
H3: Employer-Assisted Housing – The City should encourage Advocate Lutheran General to create an
Employer Assisted Housing Program in which the hospital would provide modest downpayment
assistance and housing counseling through a third-party provider to their employees. Lutheran
General could structure this to provide more assistance if the employee purchases within Park Ridge.
The benefits of this type of program have been proven to increase employee retention while
increasing purchases of employees to live nearby in the community.

City of Park Ridge Draft Comprehensive Plan Housing Chapter

Page | 25

SUBAREA RECOMMENDATIONS
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Dee Road Station Area

Assets
•
•

•
•

Metra Station with nearly
600 weekday boardings
Intersection of 3 major
roadways (Oakton, Busse,
and Dee)
Residential in close
proximity to businesses
Scattered mix of
businesses and industrial
uses

Character

The area surrounding the Dee Road Metra station is home to a mix of land uses and varies in character, as seen in this variety of
images: four-story multi-family, strip-center retail, potential development site, and two-flat.

•
•
•
•

Wide variety and mix of housing types, from apartments to two flats to single family homes
Residential streets feed into arterial roadways with heavy vehicular traffic
Mix of land uses along Busse Highway – multifamily, office, retail
Intersection of Dee, Busse, and Oakton is low-density and non-descript with a vacant lot southeast,
Enterprise Rent-A-Car northeast, and a small shopping strip-center to the northwest. Other
surrounding uses are single family homes and a multi-family apartment complex

Recommendations
•
•
•

Consider a transit overlay district within a half mile of the Dee Road Metra station that would allow
a reduction in parking minimums and shared parking standards for mixed use developments.
Encourage new, well-designed multi-family housing that enhances character and walkability in
the area and attracts people and active uses (i.e. convenience retail and restaurants).
Assess current zoning to ensure that districts and regulations still meet today’s needs and allow
for redevelopment opportunities.
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Lutheran General/Maine East Area
Assets & Opportunities
•
•
•
•

•
•

Lutheran General Hospital
Maine East High School
Franklin Elementary School
Residential uses have easy access to
Park Ridge and the region via major
roadways (Dempster, Northwest Hwy,
I-294)
Retail uses nearby include Home
Depot, Portillo’s, Dunkin Donuts, CVS
Planned Dempster Street Bus Rapid
Transit Route

Character

Residential uses adjacent to the Hospital and High School are a mix of older single-family ranch-style homes and new
construction single-family. North of Dempster there are also pockets of multi-family, such as the 3 flat pictured above.

•
•
•

Largely single-family south of Dempster St., multi-family north of Dempster St.
Teardowns have created a mixed housing character
Largest R-1 District in Park Ridge

Recommendations
•
•

•

Consider amending zoning to allow for accessory dwelling units (ADUs) and two-unit zoning
Support starter housing types that allow area workers to live close to jobs—in appropriate
locations, encourage neighborhood mixed-use development that provides two- to four-stories
with ground floor commercial and residential above.
Promote renovation of existing homes rather than teardowns through expanding FAR bonus
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Uptown
Assets & Opportunities
•
•
•
•
•
•
•
•

Park Ridge’s central business
district/destination
Park Ridge Metra Station with 1,168
weekday boardings
Library & City Hall
Pickwick Theater
Variety of shops, restaurants, and
grocery stores
Several parks and schools
Most everyday uses within walking
distance
Surface parking lots that have
potential better utilized

Character

Uptown has a traditional Main Street business district plus some larger retail chains. The area is walkable with several multi-family
housing developments in the heart of Uptown and single-family homes within short walking distance.

•
•
•
•

Mix of new and older buildings reflecting a range of styles
Walkable area, although pedestrian improvements could be made
Active area with vibrant businesses
Outdoor public plazas and gathering spaces

Recommendations
•

•
•

Take advantage of ancillary vacant/underutilized surface parking lots in Uptown to encourage
mixed-use infill development that will bring new residents and build upon existing vibrancy
and businesses while replacing any loss of parking internal to the project or off-site.
Provide opportunities for Live Work in areas at the periphery of Uptown such as along Touhy
Ave. both east and west of Uptown and along Northwest Highway
Consider redevelopment of lot at Garden Street and Prairie Avenue for multi-family housing or
mixed-use development
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South Park

Assets & Opportunities
•
•

•
•

Neighborhood business district
Residents can walk to convenience
retail such as Walgreens, banks, florist,
dry cleaner, barbershop/salon, and
handful of restaurants
South Park Rec Center, fields, and
tennis courts
Roosevelt Elementary School

Character

Surrounding the South Park business district along Devon and Talcott, most uses are single-family homes that vary from ranch
style to newer construction. Businesses are found in older storefronts and more modern strip-style centers.

•
•

Existing mixed-use character one to two-story buildings with residential or office uses above
ground floor retail and residential uses directly adjacent to neighborhood businesses
Walkable district

Recommendations
•
•
•

Encourage infill development to attract more residents that can increase foot traffic and support
new and existing South Park businesses.
Consider allowing three-four story mixed-use or residential buildings on Talcott Road and Devon
Avenue
Explore allowing additional two-unit housing near commercial intersections at Canfield Road and
Devon Avenue and Talcott Road.
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Higgins Road Area

Assets & Opportunities
•
•
•
•
•

Proximity to Cumberland CTA Blue Line Station, I-90, and O’Hare Airport and nearby jobs
South gateway into Park Ridge
Mariano’s, gas station, scattered restaurants and convenience retail
Dated retail and auto-oriented uses
Underutilized properties

Character

Higgins Road has heavy vehicular traffic and primarily auto-centric uses. Land uses include retail, office and some multi-family
residential.

•
•
•

Higgins Road is a mixture of retail, office, and residential uses.
Despite a lack of character along Higgins Road, the neighborhood streets that feed into it are
tree-lined and have a strong neighborhood residential uses.
Most areas along Higgins are currently not pedestrian-friendly, though there are uses that
should be walkable (grocery store, CTA Blue Line, Floyd’s Barbershop).

Recommendations
•
•
•
•

Help bring a sense of place and character that reflects a major entrance to Park Ridge along
Higgins Road with new mixed-use development
New development designed to shield noise and traffic from I-90 away from residential blocks
Step back new development so that higher floors face Higgins Road while the rear of
properties step back to lower heights
Strengthen the connection to the CTA Blue Line by supporting housing in locations that allow
people to walk to transit.
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