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I. GUIDING PRINCIPLES
A.

Land should be used efficiently to maximize investment in the tax base while
promoting the type of character desired for various neighborhoods. This is
particularly important for Park Ridge, which is a mature community with little
available land and has various institutions that rely heavily on property tax
revenue to provide services. In particular, underutilized surface parking provides
opportunity for infill to promote a more efficient development pattern.

B.

Land use policy fits into larger contexts: regional (all of Chicagoland) and
subregional (inner northwest suburbs and Northwest Side of Chicago). Local land
use decisions have implications not only for Park Ridge’s direct stakeholders but
also on the equity and sustainability of the surrounding area.

C.

Development regulations should be modern, clear, and reflect community will
and best practices. They should be flexible enough to respond to “feedback” (i.e.
changing markets, crises) and be regularly examined and amended, either
through City-led efforts or via external applications.

D.

Walkability should be encouraged. The land use approach should be
coordinated with transportation efforts, with investments in public infrastructure
such as crossings and traffic control devices. Specifically, residential development
close to public transportation needs less parking than in other locations.

E.

The footprint and location of community facilities, such as parks, schools,
hospital, library, and City buildings, should be logical and the result of ongoing
assessments of needs of residents and stakeholders.

F.

Future land use plans should reinforce residential and commercial areas,
identify target sites and corridors, establish development visions, and allow for
and encourage innovation and the mix of uses/categories, in particular
mixed-use residential-commercial.

II. INTRODUCTION (VISION)

Within its seven square miles, both public right-of-way and private property, Park Ridge
will contain neighborhoods and land uses that balance the charm that makes the city
desirable with an effort to expand the tax base in ways that address market demands in
the 2020s and beyond. Residential and commercial land uses will mix to generate vital
revenue and community identity. Natural and public land allows for infrastructure,
education, recreation, and natural resource management. Development regulations such
as zoning are the tools to implement the vision expressed in this chapter.
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III. PUBLIC INPUT
Public input gathered through workshops, online surveys, focus groups, and public meetings has
touched on land use policy. The land use chapter and recommendations are ways to pull
together many themes from other chapters such as Sustainability, Transportation, Economic
Development, and Housing. Results of the online poll conducted in early fall 2019 supported the
following:
-

-

-

Restaurants and food-oriented uses of several varieties were generally the most
sought-after use. “Brewpub” was specifically mentioned multiple times, noting the
importance of having supportive alcohol and zoning policy.
Public parks and open space are important physical elements, and residents would
like to see either more small pocket parks or to see additional elements in and around
existing parks and plazas.
Performing and visual arts are thematically and historically important, and residents
would like to see land used in ways that promote and highlight these.
Walkability was the No. 1 mobility-related goal, and for Uptown specifically,
“Maintaining the pedestrian environment in Uptown” was the No. 1 priority at the
Placemaking station at the October 2019 public workshop. Achieving this must be done
not only through transportation or right-of-way priorities but also through land use and
development policy (i.e. parking requirements, compact designs).

Question: What types of businesses would you want to prioritize?

Source: Poll #2, taken online between July 30-September 9, 2019
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Question: What entertainment options would you like to prioritize?

Source: Poll #2, taken online between July 30-September 9, 2019

Source: Poll #3, taken at the in-person October 15, 2019, workshop and online from October 28-November 12, 2019.
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Question: What types of open space, arts, and recreation improvements should Park Ridge
prioritize?

Source: Poll #2, taken online between July 30-September 9, 2019

IV.EXISTING CONDITIONS
A. Land Use Inventory and Breakdown
Park Ridge is fortunate to have a transportation system that generally follows a grid within a
fairly rectangular municipal boundary. Both of these characteristics provide for an intuitive
“skeleton” for building out and developing, or re-developing, land and property. The current
land use breakdown reveals that the near majority (47 percent) of land overall – and well over a
majority if streets are excluded – is allocated to single-family detached homes. The citywide
Existing Land Use Map on Page 4, illustrates this well, as the yellow single-family-home
symbology dominates the map. Amenities such as reputable public schools, open space
availability, charming local businesses and character, proximity to Chicago, nearby available jobs,
and access to the regional transportation network contribute to the demand for housing. It is
not surprising that Park Ridge has historically devoted land to single-family detached homes,
more than any other type of land use.
Transportation/infrastructure is the second largest user of land (24 percent). The infrastructure
system is complex as it is managed by various jurisdictions to serve various stakeholders. The
land use plan should be adaptable to changing transportation and associated infrastructure
needs, and the land use and transportation visions should work hand in hand.
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Open space is the third largest use in terms of size (15 percent). Much of this area is the Cook
County Forest Preserves to the west and the Country Club in the north-central part of the city.
Open space serves the city best when it is accessible to the public. Future land use plans should
promote both convenient location and access to open space amenities for all residents.
Institutional (7.5 percent) and commercial (3.5 percent) round out the top five land uses. Public
elementary and high schools, both of which are highly valued by the residents comprise the
majority of institutional land use, along with Lutheran General Hospital and cemeteries.
While somewhat scarce, commercial land plays a big role in the character and desirability of the
city. There are multiple centers and corridors of economic activity across the city, and land use
plans should consider the special needs of businesses as well as appropriate buffering or
transitions into areas that are preserved as residential. Park Ridge is unique among Chicago
suburbs, even those considered peers, in that it has essentially no industrial or manufacturing.
Table 1. Land Use Inventory – (CMAP)
GENERAL LAND USE, 2013

Single-Family Residential
Multi-Family Residential
Commercial
Industrial
Institutional
Mixed Use
Transportation and Other
Agricultural
Open Space
Vacant
TOTAL

Acres
2,127.9
123.2
160.6
1.1
340.4
9.1
1,077.7
N/A
702.3
23.7
4,565.9

Park Ridge
Percent
46.6
2.7
3.5
7.5
0.2
23.6
N/A
15.4
0.5
100.0

Source: Chicago Metropolitan Agency for Planning Parcel-Based Land Use
Inventory 2013

In addition to this citywide inventory, City staff completed an on-the-ground survey of key areas
in the spring and summer of 2020. These inventories helped inform the recommendations for
the various Target Areas: Uptown (Pages 20-27); Dee Road Metra (Pages 28-35); Higgins Road
Corridor (Pages 36-42); South Park (Pages 43-47); East of the Hospital (Pages 48-51); Dempster
Corridor + Unincorporated Area (Pages 52-56); and “Northwest by Northwest”: Northwest
Highway in the Northwest Portion of the city (Pages 57-59).
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B. Neighborhoods and Identities
While Park Ridge is referred to holistically in much of this plan, various neighborhoods have
different histories, styles, and desired character. These differences often stem from different
periods of development, as is explained in the History section of Chapter 1: Introduction,
History, and Community Profile. To varying degrees, residents express pride and identity based
on which neighborhood of Park Ridge they are from.
The predecessor to this document, the 1996 Comprehensive Plan, attempted to break the
community down into various neighborhoods and special districts. This plan takes a similar but
slightly different approach, acknowledging a patchwork of loose neighborhood boundaries and
identities that help determine scale and style of development. The map on Page 8 illustrates and
labels the general boundaries for neighborhoods and the Target Areas explored in this plan.
C. Property Tax Base
Equalized assessed value, or EAV, is an input for calculating tax bills and can be useful in
comparing the property tax base across various communities in the same county. In Cook
County residential properties are assessed at 10 percent of fair market value, and commercial
properties at 25 percent of fair market value. Fair market value for residential uses are based on
the sale prices of nearby homes and the characterisitics of the property such as square footage,
age, and location. For commercial properties valuation, rents, vacancy, expensise ratio, and cap
rates are used.
With some basic understanding of the municipalities such as their size and land use, the EAV can
be a useful tool in comparing economic activity, land value, and tax base. In the final row of
Table 2 below the percent of total EAV attributed to residential land use is given. As Park Ridge
is a predominently zoned for residential, it is easy to understand why 88 percent of the EAV is
attributed to this source.
Table 2. Equalized Assessed Value (EAV) Breakdown Comparison - (CMAP)
Equalized Assessed Value (2017)
Residential
Commercial
Industrial
Railroad
Farm
Mineral
Total
% of Total,
Residential

Park Ridge
Glenview
$1,355,700,713 $1,882,037,642
$178,345,314
$473,291,035
$603,078
$105,639,846
$1,322,833
$631,074
$0
$0
$0
$0
$1,535,971,938 $2,461,599,597
88%

76%
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Arlington
Heights
Elmhurst
$2,155,373,008 $1,902,526,799
$620,835,250
$172,841,667
$119,444,421
$130,587,708
$1,264,483
$2,216,960
$26,485
$0
$0
$0
$2,896,943,647 $2,208,173,134
74%

86%

La Grange
$507,440,480
$69,977,072
$14,934,019
$820,786
$0
$0
$593,172,357
86%

ARTHUR ST

S RD

DEVON
DEVON AVE AVE
GE
RID
K
D
R V
RK PA BL
PA GE
RID VD
BL

LOIS AVE

KENNEDY EXPY

Miles
0.5

TA
LC
O

PETERSON AVE

HIGG

TT

BONITA DR

FRANCES
PKWY

Y
ED
N
Y
N
KE EXP

RD

INS
C

OR R

ALBION AVE

ARTHUR ST

ST JAMES PL
DEVON
DEVON
DEVON AVE DEVON AVE
AVE
AVE
EY
ALL
KENT
RK
AVE
H PA T
T
U
AL
SO
CO
TT
PL

GLENLAKE
AVE

I D OR

KENNEDY
Y
EXPY
ED
NN PY
E
K EX
KE
NN
E
EX D
PY Y

1

PEALE AVE OLD
ALLEY PARK RIDGE

UPTOWN

BELLE PLAINE AVE

Y
LE
L
A

ALLEY GRANT PL

ALLEY

LAKE AVE

GILLICK ST

GRANVILLE AVE

THORNDALE AVE

BERRY PKWY

BERRY PKWY
S MERRILL ST

CHERRY ST

ALLEY

W SIBLEY ST

BRICKTON

ALLEY
ALLEY
KENNEDY
KENNEDY
EXPY
EXPY

W LAHON ST

COUNTRY CLUB

ALLEY A
VO
N
ALLEY AV DA
E LE
ALLEY

ALLEY
COLUMBIA AVE
ALLEY

ALLEY

YOST
AVE
GRANVILLE
AVE

GLENLAKE AVE

PL

OVERHILL AVE

AUSTIN AVE
DR
LJOHN
MICH AE

AL
LE
Y

E LAHON ST

E EDGEMONT LN

CEDAR ST

E TOUHY AVE

ORIOLE ST

OTTAWA AVE

BROOKLINE LN

ALLEY

MEACHAM
AVE

N CLIFTON AVE

OAKTON ST
W KATHLEEN DR

EAST AVE

N MERRILL ST

ELMORE ST

WISNER ST

GATEWAY ESTATES/ N WASHINGTON AVE
BRIGHTON MEWS

S WASHINGTON
AVE

W CUTTRISS ST

N PROSPECT AVE
ALLEY
N ASHLAND AVE

AL
LE
Y

ALLEY
CLEVELAND AVE
ALLEY
CANFIELD RD CANFIELD RD

AL MA S
LE IN SU
Y
ST MM
IT
Y
AV
E
ALL
E
R PL
E
L
T
U
B

THE PRETZEL
OA
K
ST

ALLEY
W CRESCENT AVE

ALLEY COURTLAND AVE
S CRESCENT AVE
ALLEY
VINE AVE
ALLEY
S WASHINGTON AVE

HASTINGS ST

ROOT ST
ALLEY
MEACHAM AVE
ALLEY
GRAND BLVD GRAND
BLVD
ALLEY

N SU
MMIT
AVE

ELM ST

ALLEY

ALLEY
GARDEN ST
ALLEY
ALLEY

S FAIRVIEW AVE

HW
Y

LEONARD
ST

W EDGEMONT LN

CANFIE
L D RD

W

HW
Y

ALLEY

CENTENIAL
PARK
ES
T

MORR
IS
ST

BU
SS
E

RT
HW

A
AV IRI
E E

N GREENWOOD AVE

AUSTIN AVE

GROVE
AVE

ALLEY

ALLEY
GARDEN ST
ALLEY

ALLEY
PR

N LINCOLN AVE

RENE CT

NEWTON AVE

ALBION AVE

AU
BE R
D

BROPHY AVE
ALLEY
S FAIRVIEW AVE
ALLEY
S PROSPECT AVE
ALLEY
COURTLAND AVE
ALLEY
ALLEY
S CRESCENT AVE ALLEY
ALLEY
SPANISH TO
VINE AVE
WN
S ASH
LAND
AVE
S WAS
HINGT
ON AVE
LINDEN
LINDE
LINDEN AVE
N AVE
AVE

GILLICK
AL
LE
Y ST
AL
LE
Y

NO

S GRACE AVE S CL
IFTO
N AV
E

CEDAR ST

N

ALLEY
N CHESTER
ALLEY AVE
N GRACE
AVE
N CLIFTON AVE
ALLEY

W LAHON ST

N DELPHIA AVE

CYNTHIA AVE

S GREENWOOD AVE
ALLEY
S CHESTER AVE
ALLEY
ALLEY S CLIFTON AVE
S CUMBERLAND AV
ALLEY
E

DE
AV LPH
E IA

LAVERNE
AVE

ALLEY

N

GREENDALE
AVE

KE
N
EX NE
PY DY

D

HIGGIN

ALLEY

N KNIGHT AVE

NORTH TER

T
AR
EW E
ST AV

R
IVER
ES R

0.25
ALLEY

UT
WALN
ST

ALLEY

CHERRY ST

N WESTERN AVE

DEE STATIO
N
AREA
VIRGINIA ST

ALLEY

MARGUERITE
ST

N WESTERN AVE

PARKSIDE AVE

ST

LOIS CT
S LINCOLN AVE

PRAIRIE
AVE

ALLEY
GARDEN ST
ALLEY

ARY AV
E

BURTON LN

ALLEY
S KNIGHT AVE
ALLEY
S LINCOLN AVE
ALLEY
S DELPHIA AVE
ALLEY

IRWIN AVE

ALLEY

WEEG WAY

Y
ALLE

IN
PLA

S WESTERN AVE

MARY JANE LN

ALLEY

THE MANOR

S ALDINE
AVE

LUTHER LN

PARKSIDE
DR

NORTH OF
DEMPSTER

N WESTERN AVE

PARKSIDE DR

N HOME AVE

BALLARD RD

EY
ALL

DES

0
BIRCH

S ALDINE AVE

MILTON AVE

N SEMIN

RTON
HABBE
AVE

S SEMINARY N HOME AVE
AVE
ALLEY
ALLEY
N SEMINARY AVE
ALLEY
N ALDINE AVE

MANOR LN

WOODS

WAR
REN
AVE
ENG
EL B
LVD

NORMAN
BLVD

AVE

ELM ST

N BROADWAY
AVE
N HAMLIN AVE
S HAMLIN AVE

GLENVIEW
AVE

RO V
SH
W ERNON
FORTUNA
IB AVE E AVE
AV LE
AVE
E Y
N BROADWAY WILK
N
HAMLIN
AVE
IN
AVE
PKW SON
Y
WILKIN
SON
PKWY

ALLEY

CHURCH ST

Y
LE
AL

DEVON AVE

N ROSE AVE

POTTER RD

MAYFIELD
ESTATES

DEMPSTER ST

Y
LE
AL

WINDSOR
MALL

S HAMLIN AVE
ALLEY
S HOME AVE
ALLEY
SOUTHWEST

W TOUHY AVE

HA
ML
CT IN
S HO
ME

MURPHY MURPHY
LAKE RD LAKE RD

N REDFIELD CT

CHERRY ST

PARK LAKE

W SIBLEY ST

S ROSE AVE

N DEE RD
K

S ROSE
AVE

N DEE RD

TYRELL AVE

HOFFMAN AVE

GOOD AVE

O
CO
DE T S
C

S ROSE
AVE

RD

TR
OT

S DEE

LC
TA

IA
R
O
N T Y
LIE AS WA
HA
R
TE
D

N

PA
R
LN K
PARK
LN

PARKWOOD
AVE
FOR
TU
AVE NA

AL
LE
Y

PARKWOOD
AVE

TYRELL
AVE

GLENVIEW AVE
WOODLAND
AVE

MURPHY
LAKE

PARK PLAINE AVE

SYLVIAWOOD AVE

FORESTVIEW AVE

Y DR
WESLE

THAMES
PKWY

D

FLORENCE DR

UIN R

IRWIN
AVE

FARRELL
AVE
OAK
TREE LN

VERNON AVE

ELLIOT
AVE
GOOD
AVE

MANOR
LN

T T
ES S
W WE
TH H
R T
O R
N NO
Y
B

NQ
ALGO

Date: 1/8/2021
GOODWIN DR

ELLIOT
AVE
TER ST
DEMPS

CUS
MAR W
CT

Y
LLWA

LUNDERGAN AVE

TO
TATE
TRI-S

RIVERSIDE DR

PAVILION
WAY
EL
LI
O
CT T

Neighborhoods and Target Areas

´

EAST OF
HOSPITAL
HALLBERG
LN

FENTON LN

E KATHLEEN DR

Chapter 6 – Land Use | Planning & Zoning Commission Review 1ST Draft:
January 26, 2021
D. Open Space and Green Public Gathering Spaces
Open space is essential for any city as it provides area for leisure and recreational activities, as
well as a habitat for various natural wildlife such as plants and animals. Park Ridge’s open space
is provided predominantly in the form of parks – owned and managed primarily by the Park
Ridge Park District – and the forest preserve, managed by the Forest Preserve District of Cook
County. Park Ridge is fortunate to have a generally good supply of both parks and forest
preserve. Open space areas are integral to neighborhood identity, with some parks (e.g. South
Park) serving as the central place and nomenclature for the surrounding neighborhood. Hodges
Park in Uptown is prominently known for summer concerts in the park and the hub for multiple
festivals throughout the year. Various other parks periodically host large events.
Open space can be broken down into two types: active, which are those areas that are hubs of
activity through recreational buildings and structures such as playgrounds, ball fields, and field
houses; and passive, which may include small amenities such as benches, walkways, or a path
but are primarily trees, plants, and water. Much of the western portion of Park Ridge is close to
the walking and cycling paths, picnic areas, and open fields; however, as pointed out in the
Transportation chapter, it can be difficult to reach these areas safely without driving, despite
much of them being within a short walk or bike ride.
Throughout the city there are several public parks of various sizes dispersed among the
neighborhoods. The larger parks, such as Centennial, Hinkley, Oakton, and Prospect, are home
to public recreational facilities, namely the Park Ridge Community Center and the Oakton Sports
Complex. Even the smaller parks are large enough to provide enough space for baseball
diamonds, soccer/football fields, and more. Parks and plazas, whether private or public, are
logical places for outdoor gatherings or even personal enjoyment of the city. They are logical
places to install monuments, public art, and outdoor stages and pavilions for live music or the
arts.
Ensuring that each resident has open space that is easily accessible and within a reasonable
distance is an important part of land use planning. Park Ridge provides 3.3 acres of accessible
park space per 1,000 residents, which is roughly on par with Cook County at 3.6 acres per 1,000
residents. However, there are still areas within the city that do not have convenient park access.
See the map on Page 10 of parks and a .25-mile buffer, which is a proxy for a five-minute walk.
Consider that for some portions of Park Ridge, such as the neighborhoods north of Roosevelt or
Carpenter Schools, the school green space, playground, and ball fields function as a de facto
park, so there may not be a need for identifying a neighborhood park opportunity. However,
there may be portions of the city that are truly “underparked.” The area in the general vicinity of
the Dee Road Metra station, particularly to the northeast, stood out in plan analysis. Because of
high traffic on Northwest Highway and Dee Road, as well as a lack of pedestrian crossings, the
residential neighborhood in the middle is challenged in accessing a park. Therefore, in the
Target Area: Dee Road Station Area section of this chapter, creating a small-scale neighborhood
park is recommended.
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E. Community Facilities (Non-Parks)
Park Ridge’s public agencies, which are the City and its partner agencies as well as Maine
Township, have built and continually updated various facilities throughout the city. At City Hall
(505 Butler Place) you will find the various departments such as Administration, Finance,
Community Preservation and Development, Public Works, and Police, with department
headquarters on the lower levels being fully renovated in 2020.
With two fire stations (1000 N Greenwood and 901 E Devon) the Fire Department provides 24hour fire and emergency medical services. Established in 1893, the Fire Department has been
serving residents for over 127 years. In these two locations, the department can respond to
emergencies both north and south of the Union Pacific railroad tracks, which serves as a barrier.
The Public Library (renovated 2019), located across from the historic Pickwick Theater in Uptown,
has served the community since 1913. With a collection of over 215,000 items and over 60
databases, the library is a valuable resource to residents of all ages.
The Public Works Service Center (built 2000) at 400 Busse Highway provides essential services
such as repair and maintenance for the public vehicle fleet. Since the writing of the last
Comprehensive Plan (1996), the City relocated the center from its former site at Greenwood
Avenue, Elm Street, and Delphia Avenue. After a period of use by Nicor Gas until 2009, the City
marketed the former service center property for approximately six years before it was sold to
developer Lexington to be redeveloped as the Park Ridge Reserve Townhomes (project
completed 2016). Other prominent City-owned or –leased property includes surface parking lots
in Uptown to accommodate the Library, commuter train parking, and shoppers and employers
of commercial businesses (Summit Lot and Uptown Court Lot). The City also owns surface
parking adjacent to the Dee Road Metra station.
The City’s and Library’s physical footprint is not expected to change over the life of this plan.
Historically, the City has not been interested in managing a large portfolio of real estate,
although it should remain open to utilizing surface parking in train station and commercial areas
for “air rights” development (see the Uptown Target Area section). Although not expected over
the life of this plan, should the City decide to relocate or vacate property, or should the City
acquire property through lien/tax delinquency or other unforeseen outcomes, a competitive
request for proposals (RFP) process should be used not only to ensure strong compensation for
the land but also that the proposed concept aligns with the vision of the area and will provide
long-term tangible (i.e. tax base) and intangible (i.e. character) value to Park Ridge.
The northern portion of Park Ridge contains multiple community facilities, or “institutional uses”
as listed explained in Table 3 on Page 18. Outside of public agencies, Advocate Lutheran General
Hospital has a footprint of approximately 57 acres in the northern part of the city. The core
hospital and children’s hospital campus lies between Luther Lane and Western Avenue on the
south side of Dempster Street, while the Center for Advanced Care, a large outpatient treatment
center, is adjacent on the west side of Luther Lane. North of Dempster Street is the Nesset
11
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Pavilion, also a large outpatient center consisting mainly of physician’s offices. An important cog
in the Chicago region’s health system, “the hospital” area is a source of pride for Park Ridge and
is by far the city’s largest hub for employment and visitation. As of plan writing, the City is
unaware of the hospital’s intentions to expand their core medical operations, although the
hospital would like to maintain and perhaps slightly expand is ownership footprint on property
directly adjacent, such as multifamily apartments and open space. The City should be a strategic
partner with the hospital, maintaining an ongoing dialogue, and look for ways to leverage the
presence of the hospital – often called an “anchor institution” – in ways that expand the city’s tax
base and enhance the desirability and activity in the general vicinity of Dempster Street. (Note:
Advocate Aurora Health is a not-for-profit organization and as a land owner is exempt from
property taxes. Nonetheless, the organization pays the City an annual fee in lieu of taxes to
compensate for the service demand the hospital generates).
School properties in Park Ridge often serve as neighborhood anchors are sources of green
space or outdoor neighborhood activities. Since the previous comprehensive plan, the former
Embers School (private) at Sibley Avenue and North Broadway Avenue vacated their property to
move to Niles. The land was privately acquired, subdivided, and redeveloped as single-family
homes. All school properties are currently zoned R-2 to allow a similar process in the future.
Public elementary and high school Districts 63, 64, and 207 have not shared with the City any
plans to vacate properties or to relocate. Neither have private school nor parochial entities such
as Schultz School (2101 Oakton), Saint Paul of the Cross (140 S Northwest Highway), Saint
Andrews Lutheran (260 N Northwest Highway), and Mary, Seat of Wisdom (1352 S Cumberland
Avenue). Brickton Montessori, in Chicago but with significant enrollment from Park Ridge, has
shown interest in locating in Park Ridge but has been unsuccessful. Whenever school property
becomes available for redevelopment during the life of this plan, neighborhood context should
be the guide for the future vision; if the school is deeply embedded in a predominantly singlefamily-home neighborhood, then these homes would be the best future outcome. However, if
the school is on the periphery or directly adjacent to an area or corridor that has commercial,
multifamily housing, or a mix, then these types should be strongly considered for reuse.
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V. FUTURE LAND USE MAPS AND TARGET AREAS
The illustrated future land use maps in a Comprehensive Plan are designed to reflect the desired
vision for various neighborhoods, corridors, and target areas. The maps are conceptual and
advisory, not to be construed to establish exact land use boundaries or necessarily apply to
individual parcels of land. By contrast, the City‘s Zoning Map is regulatory and does apply to
each individual parcel. Nonetheless, when development regulations cite the Comprehensive Plan
in its approval standards – as the 2007 Park Ridge Zoning Ordinance does – future land use
maps and the supporting narrative in the Comprehensive Plan are relevant considerations in
zoning applications and policy changes. It is good practice to align development standards with
the land use vision in this plan.
The future land use maps are based on market realities, established patterns, and public input
through the various public outreach mechanisms such as workshops, interviews, and surveys.
Further, they reflect the will of the plan’s adopting bodies – the Planning and Zoning
Commission and the City Council – at the time of plan creation, although they may be amended
or augmented from time to time. The maps are aligned with the key themes expressed in
Chapter 2: Vision and Executive Summary.
Citywide Map and Target Areas
In addition to a citywide, high-level illustration, target areas were identified to receive an
intentional focus and study. These areas are those that contain a mix of uses in a general area,
and are the areas where land use changes are most likely over the life of the plan. Over the
course of several months in 2020, the project team inventoried hundreds of properties to
determine where land use changes from the existing pattern may or may not be warranted.
Determining which target areas to study was partly driven by the areas identified through areaspecific planning work in the 2000s (i.e. amendments to the 1996 Comprehensive Plan). The
project team and Planning & Zoning Commission identified additional areas that warranted
their own study and illustrations. Existing land use data came from the land use inventory
compiled by the Chicago Metropolitan Agency for Planning (most current dataset available is
2013) 1. The target areas have their own package of illustrations and recommendations:
-

Uptown
Dee Road Metra station and general vicinity
Higgins Road corridor/CTA Blue Line station
East of Lutheran General Hospital
Dempster Corridor and Unincorporated Neighborhood to the North
Northwest by Northwest: The far northwest side of Park Ridge along Northwest Highway
South Park: The vicinity of intersections of Courtland, Cumberland, Devon, and Talcott

Land Use Inventory (2013). Chicago Metropolitan Agency for Planning. Accessed 14 October 2020 at
https://www.cmap.illinois.gov/data/land-use/inventory.

1
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Land Use Categories
The following categories are illustrated and described in various maps with corresponding colors
and labels. Categories are designed to express preferences for certain types of development in
certain areas. Implementation of these preferences, with more specific details and allowances,
occurs through the Zoning Ordinance.
Table 3. Categories, Descriptions, and Images
Category

Description

Images

Single-Family
Residential

With lot sizes and structures
ranging from small and modest to
large and ornate, single-family
detached homes should be the
predominant development type in
areas illustrated with this
category.

Single- and TwoFamily
Residential

Blocks and properties marked
with the hatched orange-yellow
illustration signal appropriateness
for up to two dwelling units per
lot. Single-family detached
homes may also be appropriate,
particularly where this is the
established pattern of
development and if market
activity prefers single-family over
two-family. Nonetheless, twoand single-family properties
could be mixed together in
areas with this category.
Where a solid orange color
appears, the vision is for no less
15
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density than two-family dwellings.
Single-family homes would not be
encouraged in this area, notably
on the Northwest Highway
corridor between the city
boundary and approximately
Northwest Park.

Multi-Family
Residential

Single-family attached housing
(i.e. duplexes and two-unit
townhome buildings) are included
under this category, as are
vertically stacked units (“twoflats”).
This category is used where
buildings with three or more
residential units are appropriate.
Distinguished from the mixed
residential-commercial category,
multi-family residential does not
include an on-site or in-building
commercial component.
There is a range of potential scale
(number of units, height, and
bulk) within the catch-all of
“multi-family.” Each
neighborhood or target area will
have different appropriate scales.

Commercial

Includes uses such as retail stores,
food & drink (both groceries and
restaurant/café/tavern),
entertainment, and service
establishments. Small-scale
service-oriented offices – such as
medical clinics are included here,
but larger-scale office is separated
into a different category
(“office/flex”)
While property illustrated here
should be prioritized for
commercial development, keep in
16
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mind that market conditions
change, so the City should
monitor and periodically amend
the amount and placement of this
category.

Office/Flex

Mixed
ResidentialCommercial
(“Mixed Use”)

This category applies to mid-tolarge-scale office with modern
business users in mind. Offices,
such as large medical offices,
may provide on-site services, or
their products or services may
reach the customer in a
different location.
Given Park Ridge’s location
near highways and O’Hare
Airport, offices in Park Ridge
may house businesses with
storage, freight, and logistics as
a core function of their
operations. The Zoning
Ordinance should allow
office/flex properties to meet
this need.
This category calls for residences
and businesses in the same
building or on the same
site/property. Given economic
realities and trends in demand for
commercial space – retail in
particular – it should be expected
that residential space, not
commercial, will drive their
economic viability. Therefore,
while commercial spaces should
certainly be encouraged within
this category, flexibility in design
of the residential components in
relation to commercial should be
encouraged.
17
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Open Space

Within this category is the “livework” sub-category, where the
households of the residential
unit(s) are also the users of the
commercial units.
This category reserves lands to be
used for either active or passive
open space. Active open space
includes parks of various scales
that serve as community hubs of
activity. Recreational buildings
and structures such as
playgrounds, ball fields, and field
houses are part of active open
space.
Passive open space may include
small amenities such as benches
and walkways or path, but the
focus is on the natural amenities
such as trees, plants, and water.

Institutional

Includes schools, hospitals,
houses of worship, government
buildings, cemeteries, country
clubs/golf courses, and other
typical large-footprint uses either
publicly owned or operated notfor-profit

Transportation, Properties outside the right-ofCommunication, way that support essential
and Utilities
community infrastructure. These
properties are, for example,
dedicated standalone parking
lots, train stations, utility
substations, and standalone
wireless structures.

18
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Target Development Properties
Throughout the target area maps, the star symbol marks sites that the City should promote for
development or redevelopment. The preference for style of development (i.e. future land use
category) is illustrated underneath the star. For example, the star at 40 Prairie (“the AT&T Lot”)
on the Uptown map is illustrated with the mixed residential-commercial category. Where a
property is designated as such, the City – while not bound to a development approval – should
remain open to concepts and encourage developers to present preliminary plans to decision
makers. Discussion of these concepts should be given fair consideration, with a presumption
that allowing vacant or underutilized land to continue is not preferable and represents missed
opportunities to fulfill land use and economic development goals.
Across the Target Areas, these are the illustrated Target Development Properties:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

36-40 Prairie (“AT&T Lot”) – Uptown
112-200 Meacham (vacant parking lot) – Uptown
Southwest corner of Summit and Touhy (expected to be underutilized commuter
parking) – Uptown
Southern portion of Summit Mall parking lot (replace lost parking with structure as part
of development agreement) – Uptown
969 N Northwest Highway (former gas station) – Dee Road Station Area
944 Busse Highway (vacant lot across the street from train station) – Dee Road Station

Area

1040 Busse Highway (nonconforming mixed-use building with vacant commercial) – Dee

Road Station Area

819 Busse (vacant building, former Maine Center) – Dee Road Station Area
1424-1440 Higgins (hotel tentatively planned) – Higgins Road Corridor
10 Higgins (former VFW site) – Higgins Road Corridor
711 Talcott (outlot from Gillick Plaza, bank had been planned) – South Park
820 Talcott (underutilized parking lot near funeral home) – South Park
1802 Dempster Street (northeast corner of Dempster and Lutheran Lane, hospital surface
parking) – Dempster/Unincorporated
Dempster/Robin Drive/Howard Court area (townhome development, flood-prone in the
past, Dempster frontage) – Dempster/Unincorporated

19
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Target Area: UPTOWN

Background and boundaries

The heart of Park Ridge, Uptown lies slightly east of the geographic center of the city. With
commercial, residential, and institutional uses such as parks, the library, and City Hall, Uptown is
essential to the city’s health and character. Key locations include the nationally landmarked
Pickwick Theater (1928) at the “Six Corners” intersection of Northwest Highway, Touhy Avenue,
and Prospect Avenue; the Library, a Metra train station; historic, architecturally attractive
buildings of varying styles lining the Main Street, Prospect Avenue, and Vine Street corridors; the
Shops and Residences of Uptown; and the high-traffic, high-visibility Northwest Highway and
Touhy Avenue corridors. In 2000s era planning, reinforced by zoning district boundaries, Uptown
has been divided into sub-districts: core, commercial, institutional, and transitional. A key
project, completed in the mid-2000s, was the Shops and Residences of Uptown on the site of a
former car dealership. With its radial southeast edge now serving as a focal point at the
northwest corner of Northwest Highway and Touhy, the development remade a significant
portion of Uptown but did not change that the Pickwick Theatre and the Chase Bank Building
(former Citizens Bank Building) continue to anchor the area. Investments in art-deco-themed
wayfinding signs, street furniture, curb extensions, brick pavers, and bike infrastructure have
reinforced Uptown as an attractive “central place” for the city. For the purposes of this plan,
Uptown is generally an irregular near-rectangle bounded by Elm Street to the north; Morris
Street to the northwest; Cumberland Avenue to the west; Crescent Avenue, Oak Street, and the
railroad tracks to the south; and Berry Parkway, Touhy, and Washington Avenue to the east.

Overall vision
As stated in the 2002 Uptown Plan, this target area should “be a vibrant, people-friendly place,
with diverse and inviting commercial properties and activities, anchored by cultural activities and
facilities.” In addition, Uptown’s attractiveness and unique built form should be preserved and
replicated as best as possible with new development, which will consist of a mix of residential,
commercial, and institutional uses. The scale of future development (i.e. height and density)
should leverage the area’s existing walkability and public transportation, most notably a train
station, and continue to build upon being a lively central hub of activity. In general, the highest
intensity development should be in the most convenient areas next to the train station or along
high-traffic corridors. Mid-scale development, such as moderate density multifamily housing
and townhomes, as well as two-family dwellings (e.g. two-flats and duplexes), should be evident
at Uptown’s periphery as it blends into surrounding single-family-home neighborhoods. Finally,
the area should have reasonably available on-street and public off-street in the vicinity to allow
access for visitors, residents, and workers alike. But on-street parking, particularly along Main
Street between Touhy Avenue, may be partially or seasonably repurposed as a pop-up
“woonerf,” or people street, or to accommodate outdoor dining and public gatherings next to
the railroad retaining wall. The railroad retaining wall may be beautified with a mural.

20
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Survey and observations

During Fall 2020, staff surveyed approximately 180 properties in Uptown and on its periphery.
Half of the properties were single-family detached homes, and the other half spanned
institutional markers such as churches and government buildings, offices, mixed-uses
(residential with commercial), townhouses, multifamily buildings, and some vacancies, although
the vacancy/underutilization rate is generally low. Among commercial storefronts there is
natural rate of vacancy as businesses are constantly closing and new businesses replace them.
The COVID-19 pandemic certainly threatened the various businesses in Uptown, particularly
restaurants and personal services establishments, but at the time of survey an onslaught of
vacancies had not occurred; overall, Uptown’s commercial and residential stock have remained
stable, and City staff regularly fields inquiries regarding new business or properties.
The survey identified the condition of existing buildings and looked for opportunities for
redevelopment. More than 160 of the 180 properties were identified in good or new condition.
There is a fairly substantial stock of single-story commercial buildings, particularly along South
Northwest Highway and scattered along Main Street between Touhy Avenue and Prospect
Avenue. While most of these buildings are in good or new condition, or have historical
significance, there are some that are in fair or worse condition, and contain a long-term vacancy.
The most obvious vacant or underutilized sites with potential to be built upon are the following,
which are marked on the Uptown Future Land Use map (Page 27) as Target Development
Properties:
-

-

36-40 Prairie, “AT&T Lot” (approximately 1.25 acres of almost-always vacant parking lot;
owned by AT&T but not used by employees)
112-200 Meacham (approximately 15,000 square feet of triangular-shaped property
along Northwest Highway; leftover asphalt from long-departed car dealership)
Permit parking lot at southwest corner of Touhy and Summit (approximately 28,000
square feet of typically commuter parking that may be able to accommodate a
development, particularly one with on-site parking). Note: this property is City-owned.
Public parking lot south of the Summit Mall (a well-utilized parking lot but, because
of its position, may be a candidate for an “air rights” development deal, where surface
parking could be replaced with garage parking, and a development could created by
“building up,” on top of the parking)

In addition, any single-story commercial building that contains a long-term vacancy and is not
otherwise designated as a landmark is an opportunity to add either residential or commercial
space by adding stories. The City should consider these existing buildings as opportunities when
talking to developers about potential projects in Uptown.
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Photos from Uptown survey and comments

Single-story commercial building at 827-841
Touhy

Underutilized parking lot at 36-40 Prairie

Four-story mixed-use development, finished in
2020, at 16-20 South Fairview

Main Street between Fairview and Prospect

Multifamily at 304 W Touhy

Park Ridge Community Church

22
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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
Underutilized surface parking lots
that have potential for development

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

23

Chapter 6 – Land Use | Planning & Zoning Commission Review 1 ST Draft:
January 26, 2021

Recommendations


Re-evaluate the Uptown zoning subdistricts and approval processes for various
uses. To implement this, consider specifically a smaller character-preservation area (i.e.
core) where the list of allowable ground-floor uses would be narrower than it is now.
Doing this would clearly reserve the prime space in a very condensed area to restaurants,
breweries, retail, small markets or boutiques, and entertainment such as storefront
theater and live music. As a starting point for the smaller core, consider Prospect
between Touhy and the railroad tracks and Main Street between Fairview and Prospect
as the new character-preservation area.
Conversely, outside of the newly defined core but within the current Uptown-Core,
consider increasing the number of permitted uses. The desired outcome is to cease using
the special-use process solely to determine whether the use meets the intended
character of the block or street level. Ideally, special uses will no longer be used for
personal services establishments, medical businesses, and offices in Uptown; they will
either be clearly permitted or not.



Encourage temporary, “pop-up” businesses and uses. Short-term users of space
should have a streamlined, by-right option for occupying space. This could better
support businesses who operate on a seasonal cycle.



Emphasize ancillary or underutilized surface parking lots for new development,
with the primary intent to bring new residents that would support a nucleus of Uptown
businesses.



Preserve the existing multifamily on the edges of and leading into Uptown, such as
along Vine Street and Touhy Avenue.



Expand two-family dwellings in a ring-like shape around Uptown to serve as a
transition into the surrounding single-family neighborhoods. See the Uptown Future
Land Use map and category description for more detailed recommendations.



Provide ample opportunity for mixed-use residential-commercial development:
o

Build up. The City should generally support proposals to convert single-story
buildings into multi-story, at least two stories.

o

Consider a modest increase in the height limit, in number and in stories, for
mixed-residential-commercial development. Directly adjacent to the train station
and directly adjacent to the Shops and Residences of Uptown. As of the initial
24
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writing of the plan, all Uptown zoning subdistricts have a 40-foot limit, with story
limitations depending on specific location and nature of the
o

Reduce residential off-street parking minimums within a certain distance of a
train station, rather than basing the requirement solely on bedrooms and

district/subdistrict designations, as it is in the current Zoning Ordinance at the
time of plan drafting.

As evident in the latest Parking Generation Manual put out by the Institute for
Transportation Engineers (ITE), the general parking requirement for multifamily
residential units, particularly in “urban-suburban” contexts, has decreased over
the years. The cities of Elmhurst and Highland Park are regional examples where
zoning was amended such that multifamily units within train station areas have
requirements as little as one space per dwelling unit, regardless of the number of
bedrooms. The five-minute walkshed (.25 miles) may have less of a requirement
than the ten-minute walkshed (.5 miles).
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Target Area: DEE ROAD STATION AREA

Background and boundaries

The Dee Road Metra Station Area, sometimes called Dee Park, is the roughly half-mile radius
around the station at the southwest corner of Busse Highway and Dee Road. It encompasses
several high-traffic, visible intersections, including Oakton Street and Northwest Highway, as
well as segments of the Busse Highway corridor that stretch either to the northwest, toward Des
Plaines, or to the southeast, toward Uptown Park Ridge. The last area-specific planning effort
was the 2005 Dee Park Plan, which was adopted as an amendment to the Comprehensive Plan.

Overall vision
Prosperity and activity enjoyed by Uptown is the kind of character desired for the Dee Road
Station Area, extending up through the Oakton/Northwest Highway intersection and in both
directions along Busse Highway. It is desired to be a place that people go to—not one that they
just pass through. An expansion in the number of neighborhoods businesses such as coffee
shops, small restaurants or cafes, or retail will be driven by an intentional effort to add residents
and their spending power to this area. In addition, the cluster of offices along Busse highway,
with multifamily across the street, should be enhanced, and efforts to increase the viability of the
commercial space in the modern market – through the newly formed “Office/Flex” category –
should be pursued. While high-traffic, state-jurisdiction roads pose a barrier to walkability, the
City will work with IDOT, as explained in the Transportation \chapter, to expand the safety and
comfort of walking around in this area. Finally, the City will work with partners, such as the Park
District and potential developers, to add clearly designated public green space in the vicinity.
Survey and observations

During Summer 2020, staff surveyed approximately 380 properties, including approximately 250
single-family detached homes and more than 30 two-family dwellings. It is clear that a notable
cluster of multifamily residences, including apartments and condos, are present in the area, as
well as some “missing middle” housing types such as the two-unit dwellings that front Oakton
Street. The area, however, quickly transitions into single-family housing, which ranges in size and
quality. Relative to all of Park Ridge, there is generally a good stock of smaller homes
(approximately 1,500 square feet, one-to-1.5 stories).
A small (14,000 square feet) triangular commercial property rests in the middle of three busy
intersections in the center of the area. The south side of the Busse corridor is mish-mash of a
range of businesses, mostly service-oriented (drycleaning, restaurant/take-out, car repair) or
office. While there are not abundant vacancies, an obvious one is 944 Busse, directly across from
the train station at the southeast corner of Busse and Dee. The mixed-use building at 1040
Busse is a zoning nonconformity (its B-3 zoning does not allow residential units) and is in
significant disrepair. A former gas station at 969 N Northwest Highway and the former Maine
Center at 819 Busse are also key underutilized sites that pose opportunities for redevelopment.
These are illustrated on the Future Land Use map for the area as Target Development Properties.
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Photos from Dee Station Area survey and comments

Gallery Condominiums from Bouterse Street

Single-story commercial along Busse Highway

Opportunity for small park at 818 Rowe Street

Multifamily development at northwest corner of
Hamlin and Oakton (zoning nonconformity)

Well-kept, attractive, modest ranch home at 829
Shibley

Large, irregular lot that may present opportunity
for two-family (existing single-family) at 1041
North Dee
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Assets
•
•

•
•

Metra Station with nearly
600 weekday boardings
Intersection of three 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 detached homes and a multi-family apartment complex
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Recommendations
•

Expand the train station area to include property south of the tracks; modestly
increase the allowable number of housing units in this area. Historically, the rail line
has served as a barrier in this area. South of the tracks have been viewed as an
exclusively a detached single-family home area. Therefore, specifically, the triangular
block bounded by Avondale, Virginia, and Park Plaine, there should be a long-term vision
to increase the intensity of development – more housing units, ground-floor commercial
if possible. In the shorter-term, allowing an incremental increase in density, such as twounit dwellings mixed with single-family dwellings, should be encouraged. Pedestrian
access from the south to the train platform should be improved at the time of
development.

•

Identify a location for a small, neighborhood park or plaza (“pocket park”), notably
between Busse Highway and Northwest Highway. Acquiring the land could be public
benefit in a planned development application. Consider as options the green space
along Rowe Street, the median at Marvin Parkway, and a portion of the property at the
southeast corner of Northwest Highway and Oakton.

•

Explore using the train station building itself as a location for future retail like a
coffee shop. To test this idea, begin by allowing pop-up retail and entertainment at the
station during commuting hours, when there should be foot traffic, as well as on the
weekends when the station is generally quiet.

•

Allow for more two-family dwellings among single-family dwellings, as shown on
the Dee Station Area Future Land Use Map. Target specifically the area between Dee
Road on the west, Northwest Highway to the north, Hamlin Avenue to the east,
southeast, and Busse Highway to the south. Additional households in the direct vicinity
can support the neighborhood-oriented commercial businesses – such as coffee shops –
that are desired.

•

Support office/flex uses along portions of Busse Highway. As stated in the category
descriptions, office/flex businesses are likely to be connected to or rely upon the logistics
sector. While the Busse inventory is generally small-footprint, allowing existing offices to
add a small transport or trucking component should be considered.
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•

Provide ample opportunity for mixed-use residential-commercial development:
o

o

Examine zoning district designations and amend if necessary. Current zoning
along much of the south side of Busse Highway (B-3) does not allow residential.
Reduce residential off-street parking minimums within a certain distance of a
train station, rather than basing the requirement solely on bedrooms and

district/subdistrict designations, as it is in the current Zoning Ordinance at the
time of plan drafting. The five-minute walkshed (.25 miles) may have less of a
requirement than the ten-minute walkshed (.5 miles).

Bird’s eye concept illustration of mixed-use development, southeast corner of Dee and
Busse

Source: Tim Kirkby, AIA, AICP, urban designer and Park Ridge resident
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Street-level concept illustration of mixed-use development, southeast corner of Dee and
Busse

Source: Tim Kirkby, AIA, AICP, urban designer and Park Ridge resident
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Target Area: HIGGINS ROAD CORRIDOR AND VICINITY

Background and boundaries

The Higgins Road corridor target area stretches from Dee Road on the west to Canfield Road on
the east. It includes land and property up to one block to the north, which is either Peterson
Avenue or Thorndale Avenue depending on the segment of the corridor. The last in-depth
planning effort for the area was the 2010 Higgins Road Corridor Plan.

Overall vision
A gateway and southern boundary to Park Ridge, Higgins Road will continue to contribute
heavily to the economic base and identity of the city. Because of its location immediately
adjacent to I-90 (Kennedy Expressway) and the CTA Blue Line, as well as large office cluster in
the City of Chicago, there is market along Higgins and in the surrounding area for a wide mix of
uses: office, retail, hospitality, and housing. The corridor west of Cumberland contains larger lots
and is most amendable to regional commercial development that can attract significant nonlocal activity and visitation. These include large offices, a hotel, fast-casual dining and retail, and
an anchor grocery stores. Nonetheless, firmly established residential development should be
allowed to continue. East of Cumberland, smaller, shallow lots, have led to a natural pattern of a
mix of uses, building heights, and intensities. The ideal form directly along the corridor frontage
is mixed-use residential-commercial, so development regulations and the City should support
and entice enhancing single-story, single-use commercial by building up. Like west of
Cumberland, where existing, well-established, attractive residential developments are located,
they should be allowed to continue. The pedestrian environment in these blocks should be
enhanced as much as possible. Finally, the single-family home neighborhood that forms the
southeast corner of Park Ridge consists of an attractive cluster of Georgians and Cape Cods,
blending in with the Norwood Park neighborhood of Chicago. This character and form should
continue. However, any single-family homes that front Higgins should be redeveloped in higher
intensity when the opportunity arises.
Survey and observations

During Summer 2020, staff surveyed approximately 100 properties. On the west side of
Cumberland, the large 2.2-acre “Mr. K’s” landscaping site is the most notable redevelopment
site, although there is a proposed concept for a hotel at the time of plan drafting. A multitenant
retail building is being developed at 1036 Higgins. Office developments appear to be stable.
With one small exception adjacent to the site of the proposed hotel site, the market seems to be
effectively guiding healthy development. The Mariano’s grocery store at 1900 Cumberland is
quite busy and has tremendous value to the neighborhood and to Park Ridge overall. East of
Cumberland, the Higgins corridor is a fascinating patchwork. The B-2, commercial-only zoning
has led to several residential-only nonconformities. Auto-repair shops, barbers, and offices for
small-and-medium businesses occupy the various properties. Single-story, multitenant
commercial buildings in this area reflect 1970s and ‘80s design.
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Photos from Higgins Corridor Area survey and comments

Home connected to 316 Higgins auto repair shop;
an old version of live-work

Mixed-use residential commercial at 506 Higgins;
this is a zoning nonconformity because the
district, B-2, does not allow residential of any kind

Nonconforming multifamily at 600 Higgins

Nonconforming single-family at 604 Higgins

Single-story multitenant commercial, 300 Higgins

Attractive bungalow at 1924 S. Crescent
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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 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).
Help bring a sense of place and character that reflects a major entrance to Park Ridge along
Higgins Road with new mixed-use development

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

West of Cumberland, the Higgins Corridor is prioritized for commercial and
office/flex. East of Cumberland, the corridor is a natural mix of uses, with
multifamily residential incorporated on most sites. Preserve the site of the current
Mariano’s grocery store as a retail commercial anchor, as this is a prime location.

•

Allow two-family dwellings in the block of Cumberland between Peterson (north)
and Higgins (“pocket park”), notably between Busse Highway and Northwest Highway.
Acquiring the land could be public benefit in a planned development application.
Consider as options the green space along Rowe Street, the median at Marvin Parkway,
and a portion of the property at the southeast corner of Northwest Highway and Oakton.

•

Enhance the streetscape with development or roadway projects. Signature light
fixtures, banners, signs or other markers can improve the attractiveness of properties
that directly front Higgins.

•

Consider changing the general commercial zoning designation for much of corridor
east of Cumberland. A local commercial/mixed-use designation (B-1) may be more
appropriate. The vision is to strike a balance: Development in should be auto-friendly but
not auto-dominant. An overlay or a form-based mechanism may be appropriate here to
provide the most use flexibility.

•

Provide ample opportunity for mixed-use residential-commercial development.
o

Allow greater building height along Higgins than is currently allowed. The exact

parameters could be determined with deeper zoning analysis, but one strategy is
to step back new development so that higher floors face Higgins Road while the
rear of properties step back to lower heights.

o

Examine zoning district designations and amend if necessary. Current zoning

along much of the Higgins Road does not allow residential uses at all, not even as
a special use. This has created several nonconformities among long-established
residential development and even some mixed-use development.
The takeaway after years of observation is that residences along Higgins should
be acceptable. The ideal form is mixed-use, where properties still have a
commercial component but upper floors are residential units.
o

Encourage developers to set aside a portion of new residences in this area as
housing that meets regional criteria for affordability.
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o

Reduce the residential off-street parking minimums within .5 miles of the
Cumberland CTA train station, rather than basing the requirement solely on

bedrooms and district/subdistrict designations, as it is in the current Zoning
Ordinance at the time of plan drafting.
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Target Area: SOUTH PARK

Background and boundaries

“South Park” refers to various things depending on the context. It can mean 1.) the actual South
Park land and facilities bounded by Cumberland, Devon, and Talcott; 2.) a commercial district
limited to primarily Devon with some space fronting Talcott; or 3.) a broader neighborhood that
includes the commercial district plus a residential area in the vicinity, including well-established
predominantly single-family neighborhoods. One of these is the celebrated “Spanish Town,”
known for its cluster of red, Mediterranean-style roofs and villa-esque architecture. For the
purposes of this plan, the area is defined as Number 3, illustrated on the Neighborhood and
Target Areas map on Page 8 of this chapter.

Overall vision
South Park is a unique, multifaceted area that will continue to be a hub of prosperity and
walkability. Its generally small-footprint local businesses are an embodiment of what makes Park
Ridge special. Unless determined to be of historical significance, single-story commercial
buildings should be encouraged to add at least one story of residential to support the viability
of the nucleus of neighborhood-scale businesses. For the marked Target Development
Properties, mixed-use development in the same vein as the project at 600 Talcott should be
promoted. The City should activate spaces by exploring hosting festivals and special events in
this area. Nearby single-family residential neighborhoods should be preserved, and demolitions
of Spanish Town houses should be discouraged.
Observations

South Park has experienced recent reinvestment in the years leading up to this Comprehensive
Plan. Two mixed-use residential-commercial developments along Talcott Road have added
approximately 35 multi-family units above ground-floor commercial. A long-vacant building at
801 Devon, formerly a travel agency, has renovated with a medical office company headquarters
and an ice-cream-and-coffee store. The “flatiron building” at 600 Devon has seen two groundfloor salon businesses experience great success and expand their footprints. Local restaurants
along the Devon strip are viewed as Park Ridge institutions and have weathered the ups and
downs of economic waves. Discussed also in the Economic Development and Transportation
chapters, the availability of off-street parking is viewed as a problem by some. Consequently,
on-street parking is important in this area.
Two gas stations, Marathon and Shell operate in the area. Each are zoning nonconformities. At
the time of this writing, there are six gas stations is Park Ridge, each of which contributes a
home-rule motor-fuel and sales taxes to City revenue. The City may examine over time whether
these gas stations should be amortized in the long term – which is evident by the current zoning
designation – or if the uses should continue, given their revenue value to the City and the
convenience they provide.
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A mixed-use product of the 1960s and 1970s is somewhat prevalent in South Park. It consists of
one story of ground-floor commercial with one story of apartments above (“1+1”). This was a
common development pattern for the early strip malls: The commercial tenants were
neighborhood-scale commercial businesses, such as offices and small stores, and there were
apartments upstairs, usually no more than four-to-six units. This product began being built less
and less in suburban America – and Chicago – as the market seemed to demand larger parking
lots and bigger-footprint retail stores and office. However, there are signals that these units and
this form may still be desirable. Because the scale of development blends well with the
surrounding area, existing 1+1 buildings should be embraced and maintained over time as
opposed to being targets for demolition and redevelopment. In all likelihood, the upstairs
residential units are good sources of naturally occurring affordable housing.

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
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Recommendations
•

Provide ample opportunity for mixed-use residential-commercial development.
Specifically, the City should generally support proposals to convert single-story buildings
into multi-story, at least two stories.

•

Celebrate and preserve the unique “Spanish Town” neighborhood. This
neighborhood could be a destination for visitation from those outside the community
who enjoy looking at attractive architecture. The City should promote its uniqueness and
publicize its story, perhaps hosting special event walks and tours.

•

Preserve the existing multifamily housing on the edges of and leading into South
Park, such as along Talcott going to the southeast.

•

Add to parking supply through private development interest, not public
acquisition or management. It is possible that in the future private development will be
willing to invest in acquiring land such that there is off-street public parking designed to
serve businesses in the whole area. In fact, if a planned development is proposed, the
City may suggest this as a public benefit.
However, it is not advised that the City acquire land or demolish single-family homes in
the area for the purposes of creating more surface parking. While the “P” district
properties should continue to serve the purpose of supporting Devon Avenue
businesses, the on-street parking supply is also useful. The City needs to carefully
monitor and manage on-street parking in front of nearby residential properties so that
supply is available on a short-term basis for commercial uses in this area. See the
Transportation Chapter for more discussion of parking in South Park.
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Target Area: EAST OF THE HOSPITAL

Background and boundaries

This neighborhood is bounded by Dempster Street on the north, Greenwood Avenue on the
east, the Iglesia di Cristo church and Aventa long-term rehabilitation facility on the south, and
Western Avenue on the west.

Overall vision
To reduce the distance people are required to drive, for quality-of-life and sustainability reasons,
it is best practice to allow and to support people to live within walking distance of major
employers and public transportation. The East of Hospital area is within a short walk of Advocate
Lutheran General – by far Park Ridge’s largest employer, and the Pace PULSE Dempster Line. The
neighborhood will contain a prominent commercial anchor on its north end and a mediumdensity residential area to the south. Long-established courtyard-style apartment buildings will
mix with two-family dwellings and single-family dwellings. Allowing one-to-two conversions
may increase the supply of naturally occurring affordable housing while also providing more
living options for hospital workers.
Survey and observations

During Spring and Summer 2020, staff surveyed approximately 75 properties. Approximately 65
of these properties are detached single-family homes, most of which are in good condition, but
some on oversized and/or irregular lots. Therefore, we determined there was some potential for
the conversion or redevelopment of single-family dwellings to two-family dwellings, which could
result in a modest increase in density and population.
Photos from East of Hospital survey and comments

1304 Crain, side entrance could allow for duplex
conversion/addition

1308 Crain; party wall installation could break into
two connected houses (duplex)
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Recommendations
•

Continue to anchor the southwest corner of Dempster and Greenwood with
commercial development. Consider, however, that the current zoning – which makes
the current use (car dealership) nonconforming – may be incorrect. This corner is
appropriate for auto-oriented commercial, and therefore the zoning district should
match.

•

Preserve and maintain the cluster of multifamily along Carol Street. These buildings
are appropriate in scale and density. Over time, they should be reinvested in to allow
them to continue in this form in this area. They may pose an opportunity to capitalize on
affordable housing financing for rehab and reinvestment.
In addition, Lutheran General Hospital is a possible partner here to own and manage
properties. The City should be open to flexible concepts of short-term rental or live-work
that will assist the hospital and medical uses in the area in providing living space for
those who do not need it on a long-term basis.

•

Allow two-family development, including the conversion of single-family homes, in
the existing neighborhood of single-family homes. Note that this area is in EastMaine Elementary District 63.

49

Existing Land Use
East of the Hospital

Legend
Park Ridge Boundary

Land Use

Commercial
Industrial, Warehousing, and Wholesale Trade
Institutional
Open Space
Residential: Common Area
Residential: Mobile Home
Residential: Multi-Family
Residential: Single-Family Attached
Residential: Single-Family Detached
Transportation, Communication, and Utilities
Vacant, Wetlands, or Under Construction
Water

0

0.04

0.08
Miles

Ê

Future Land Use
East of Advocate Hospital
Park Ridge, 2020
Legend

^
_
2
I

Target Development Property
Metra Station
Park Ridge Boundary

Land Use

Commercial
Commercial or Mixed Use Residential-Commercial
Industrial, Warehousing, and Wholesale Trade
Institutional

Mixed Use Residential-Commercial
Mixed Use Residential-Commercial or Two-Family
Office/Flex
Office/Flex or Commercial
Open Space
Residential: Multi-Family
Residential: Single- and Two-Family
Residential: Single-Family
Transportation, Communication, and Utilities
Vacant, Wetlands, or Under Construction
Water

0

0.02

0.04

0.08
Miles

I

Chapter 6 – Land Use | Planning & Zoning Commission Review 1ST Draft:
January 26, 2021
Target Area: DEMPSTER CORRIDOR + UNINCORPORATED AREA TO THE NORTH

Background and boundaries

Illinois State Statute (65 ILCS 5/11-12-5) allows a Comprehensive Plan to plan for an area
extending 1.5 miles from the current corporate boundary. This “extraterritorial jurisdiction”
cannot include land that is incorporated by other municipalities, areas claimed through a formal
boundary agreement, or the extraterritorial jurisdiction of another community. To the north of
Park Ridge is unincorporated Maine Township, part of a larger unincorporated area identified by
CMAP as Maine-Northfield. Between the Park Ridge boundary up to Golf Road, there are an
estimated 15,000 residents. Therefore, staff studied the north-of-Dempster portion of Park
Ridge, as well as the surrounding unincorporated neighborhoods. For the purposes of this plan,
the target area is bounded by Dempster to the south, Western to the east, Church Street to the
north, and Potter Road to the west.

Overall vision
Recognizing the limited amount of prime developable frontage along Dempster Street, which
because of its traffic count and activity is an obvious source of greater economic development,
the City will be open to creative solutions that could lead to new commercial uses. New
commercial may be viable where there is currently surface parking that could be moved or
replaced, or where existing residential development is challenged by flooding. Advocate
Lutheran General, Cook County, Maine Township, and nearby neighbor municipalities will be
important partners to realize this vision.
Survey and observations

During Fall 2020, staff surveyed approximately 130 properties in this area. Based on this survey
and a review of the 2019 Maine-Northfield Unincorporated Area Plan, it was clear that the area
consisted primarily of largely residential development, predominantly from the 1960s and 1970s,
that was heavily concentrated in two housing types: 1.) attached townhomes, two-to-four units
in each building and 2.) large-footprint multifamily complexes, with the Park Ridge Commons
apartments being the largest. Park Ridge Commons alone has 752 units with an estimated 2,000
residents. This area may present an opportunity to add naturally occurring affordable housing
through annexation. More discussion of naturally occurring affordable housing is in the Housing
chapter.
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Recommendations
•

Monitor stormwater management capacity improvements in this area, such as the
Farmer’s Prairie Creek project of the MWRD. Flooding is the key barrier to
development for the land immediately north of Dempster, generally across from
Lutheran General Hospital in unincorporated Maine Township. In fact, the Federal
Emergency Management Association (FEMA) mapped a several properties in the riverine
floodplain, as the Farmer’s Prairie Creek is highly channelized instead of being allowed to
navigate the land through its natural pattern.

•

Consider identified properties for possible commercial, office, or light
industrial/flex development.
o

Inquire with Lutheran General Hospital about redevelopment concepts for the
surface parking north of Dempster, in particularly the portion of the parking lot
closest to Dempster. It may be possible that some of this parking could be

replaced with development such as a hotel or retail, which would be attractive
given the high-traffic count and very high visitation and employment at the
hospital. This land is already incorporated into Park Ridge.

Underutilized parking
away from the street
frontage

Shift parking to the
north/back and develop
in its place
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o

If in the long-term large portions of the Colonial Ridge and adjacent
neighborhood in unincorporated Maine Township become available, the City
should explore steering commercial developers to these sites, particularly those
with Dempster frontage. Careful engineering and investment would be required
to ensure development is congruent with the management of the Farmers Prairie
Creek waterway and FEMA floodplain mapping.
An investment in significant stormwater engineering through a redevelopment
project can, at times, make economic sense. When that occurs, the end result is
that waterways and flooding are better managed and the new development
contributes to the tax base and vitality of the surrounding area.

•

Explore a boundary agreement with Des Plaines and/or Niles. The City should
welcome a boundary agreement with Des Plaines and/or Niles to determine which
communities have subdivision authority over which lands in the unincorporated
neighborhoods. Park Ridge should ensure that Dempster frontage is part of its
extraterritorial jurisdiction.
Subdivision authority does not reflect a commitment to annexation, but it would give
Park Ridge “first dibs,” so to speak, on certain property that is part of a long-range vision
for development.
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Target Area: “NORTHWEST BY NORTHWEST” (The Northwest Highway Corridor)

Background and boundaries

Northwest Highway is a key arterial for Park Ridge, bisecting the city and connecting it to
Chicago and Des Plaines. At its northwestern edge, roughly between Northwest Park and the
tollway, the corridor is lined with housing that is predominately two-family units. The
Renaissance Office Park, built in the 1970s adjacent to the Tristate Tollway, is the largestfootprint office cluster in Park Ridge and is quite visible to the hundreds of thousands of
motorists per day on I-294.

Overall vision
As the northwestern gateway to Park Ridge, this corridor will remain a job and economic hub
because of large, visible commercial development near the I-294 Tollway (currently the
Renaissance Office Park). In addition, this target area will contain a strip of residential
development on both sides of the street with at least two units per building. This section of
Northwest Highway provides and important cluster of “missing middle” housing – residential
within buildings that are two-to-four units – and the form and density should continue to do so.
Survey and observations

During Fall 2020, staff surveyed approximately 120 properties, almost all of which were either
existing two-family dwellings or had been converted at some point to single-family. Essentially
all properties had garages and driveways, as there is no available street parking along the hightraffic Northwest Highway.

Recommendations
•

Promote an “office/flex” vision for the Renaissance Office Park and while
supporting flexibility in the future. As stated in the description of the office/flex
category, the vision is mid-to-large-scale office with modern business users in mind.
Allowances in the Zoning Ordinance for logistics-oriented businesses should be
considered and reinforced over time, as this property is likely to become more attractive
to businesses (e.g. shipping, trucking) that do not fit the typical profile for an office park.

•

Facilitate and maintain two-unit dwellings along this corridor. Properties with direct
frontage to Northwest Highway are not good candidates to be used as single-family
homes, so to the extent possible, at minimum the density should be two units per
building. The Zoning Ordinance should make clear that the vertical two-flat is a legal
product if newly constructed. As teleworking and home office needs grow, two-unit
dwellings may be attractive products for live-work.

•

Be open to three-unit dwellings along this corridor, often in the form of garden units,
where a.) lots that are larger than the typical lot size, b.) are on corners, c.) are irregular in
shape and/or d.) where properties are somewhat near the Dee Road Station Area.
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VI. OVERALL RECOMMENDATIONS
The Target Area analyses revealed several themes that tie back to the Land Use Guiding
Principles, as well as the vision for the overall plan expressed in Chapter 2: Vision and Executive
Summary. The following are the land use themes:
-

The City should prioritize marketing Target Development Properties as identified.

-

Mixed-use residential-commercial should be expanded in the number of developments
and/or scale. Single-story commercial centers may pose opportunities to build up.

-

Multifamily housing near or embedded within Target Areas should be viewed as a way to
support the types of businesses that residents want, such as restaurants.

-

Expanding the office/flex category will allow the City to grow the non-residential tax
base. Office/flex concepts provide the market with modern spaces that align with the

Underutilized parking lots form many of these.

demand for this portion of the Chicago region.
-

In identified locations within the Target Areas, it should be acceptable for single- and
two-family dwellings to mix together on the same block or strip. Considering the entire

city, these identified areas represent only a small percentage (roughly two to four
percent) of Park Ridge’s stock of nearly 11,000 single-family detached homes.
-

In identified locations within the Target Areas and throughout most neighborhoods,
single-family housing should be remain as the predominant development type, and
some character-rich housing, such as in Spanish Town, should be preserved.

-

Multifamily and mixed-use development from previous eras – notably on the fringes of
Target Areas such as Uptown, Dee Road, Higgins Road, and South Park – should be
preserved.

-

Additional, small neighborhood-scale open space or park land should be identified and
pursued, with the first priority being in the general Dee Station Area between Northwest
Highway and Busse.

The City should apply these themes to corridors and areas not studied in depth, such as Touhy
Avenue between the Forest Preserve (west) and Uptown (east).
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INSERT CITWIDE FUTURE LAND USE MAP, NOT YET AVAILABLE.
COMING WITH VERSION 2.
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Regulatory Changes
While there is a balance to strike between expedient development and opportunity for input
and case-by-case review of the public and decision makers, there are opportunities for possible
changes to development regulatory processes: The City should consider the following:
•

•
•
•

•
•

Expand administrative and minor relief/variance authority. Many variances are
approved by the City Council with minimal discussion, which merely delays the approval.
In the case of certain projects, where a Planning & Zoning Commission meeting is
required, expanding the commission’s authority to grant relief may prevent the need to
appear before multiple commissions (i.e. Zoning Board of Appeals).
Expand administrative site plan review and/or narrow the scope of requirement.
Expand administrative subdivision authority to include simple lot splits (e.g. one lot to
two-or-three lots). As long as bulk minimums are met, this would reduce applicant time.
Examine temporary uses and structures to try to create broader allowances for
temporary, pop-up retail and portable structures like those used in the Summer 2020 for
expanded outdoor dining.
Study form-based districts and/or overlays that would govern in target areas,
specifically Higgins Road and the Dee Road train station area.
Address known issues within the Zoning Ordinance that lead to confusion, complaints,
long approvals, or in some case prevented or precluded projects. The following is a nonexhaustive list of topics, identified in recent years by staff, the Planning & Zoning
Commission, and the City Council, that can be near-term issues to study and address:
 Overly broad or onerous special use requirements for portions of Uptown
 Off-street parking and loading standards (all of Section 12 of the Ordinance), with a
focus on requirements for mixed-use residential-commercial in train station areas
 “Dwelling, above the ground floor” in mixed-use: Reconsider permitted vs special use
in various districts/target areas, maximum height (stories), and ground-floor coverage
requirements; specifically consider allowing a residential unit on the ground floor for
the purposes of accessibility.
 Additions to nonconforming structures, particularly single-family homes
 Efficacy of two separate bulk measurements regarding lot coverage and open space
 Efficacy versus burden of front-yard setback averaging
 Lack of zoning standards tailored to institutional uses; residential district rules are not
oriented toward institutions such as schools and houses of worship
 Height and grade measurements (e.g. “stories,” how to measure)
 Commercial vehicle and truck/dock regulations for residential and office
 Acceptable uses of accessory structures, particularly home offices or occupations
(consider expanding)
 Zoning map designations that have resulted in long-term nonconforming uses,
particularly nonconforming residential
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VII. IMPLEMENTATION MATRIX TO COME WITH REVISED DRAFT
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