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In Memoriam Elber �Al� Maiden (1949-2021)

For twenty years, Al served as the Village Planning Consultant to Green Oaks and was key in guiding the 
development of the 2009 Comprehensive Plan, the Village�s �rst update in 18 years. �is Plan provided a 

new direction for the Village�s development while preserving the community character valued by all Village 
residents. Following the Plan�s adoption, Al facilitated its successful implementation as detailed in this 2021 
Comprehensive Plan. Al�s planning in�uence was felt not only in Green Oaks, but throughout Lake County 

and the Chicagoland area. His legacy is represented in homes, libraries, schools, shopping centers, parks, forest 
preserves, roads, sidewalks, and bike paths. Serving as the principal planner on this 2021 Comprehensive Plan 

was one of Al�s �nal projects. Its adoption and implementation further seal his beloved role as a community 
developer. �e Village is grateful for his keen planning mind, patient community engagement, and kind heart.  

Preparation of this Plan would not have been possible without the dedicated e�orts of Plan Commissioners 
Justin Beger, Kevin Gri�n (now Trustee), Pam Milroy, Je� Powers, Mary Anne Simpson, Tom Van Dixhorn, 

Vice Chairman Greg Winters, and Chairwoman �eresa Guerriero.

Special thanks also to Trustee Richard Glogovsky and former Trustee Bryan Muskat for guiding  the Plan 
through a thorough development and review process and providing the overall vision for the Plan updates. 

�e Plan�s development also would not have been possible without the technical
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William Rickert from Rezek, Henry, Meisenheimer, & Gende, Inc.
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CHAPTER 1: PLAN OUTLINE, PURPOSE, & 
VISION

SECTIONS:
1-1: Plan Accomplishments
1-2: Plan Outline
1-3: Statement of Purpose
1-4: Vision Statement
1-5: Overall Village Planning Goals, Objectives & 
Policies 

1-1: PLAN ACCOMPLISHMENTS: 

First adopted in 1979, this Comprehensive Plan (Plan) 
represents a living document that provides a vision for 
the Village of Green Oaks and the directives needed 
to achieve it. Last updated in 2009, the following are 
some of the major accomplishments this Plan has 
helped achieve since its last update:

1)  Rondout Tax Increment Financing District (TIF): 

Established in 2014, the Rondout Redevelopment 
Project Area, commonly known as the Rondout 
TIF District (TIF District), is a key outcome of 
the 2009 Comprehensive Plan update. Having 
�rst started development nearly 100 years ago and 
annexed into the Village under the direction of the 
1991 Plan, the Rondout area was a mature area that 
faced signi�cant blighting conditions impeding 
its continued development. �e Village in its 2009 
Plan update speci�cally developed a vision and 
key development area goals to enact a Rondout 
TIF District to provide a source of funding and 
coordination to facilitate infrastructure improvements, 
redevelopment opportunities, and an improved 
property tax base for area governmental districts. 
�rough the establishment of the TIF District, the 
Village has been able to facilitate the redevelopment of 
the former Jamaican Gardens property with a senior 
living facility, the former Hill Top Christian Science 
Sanitarium with a senior living facility and a retail 
commercial development, and the northeast corner of 
Illinois Route 176 and the Tri-State Tollway with new 
employment and commercial developments. Each of 
these developments has provided the initial foundation 
and momentum for continued improvements in the 
area. �is current Plan update will provide ongoing 
direction for next steps on ways to continue to achieve 
the goals and objectives of the TIF District. 

2)  Village Road Program:

Under the direction of each Plan update, the Village 
has successfully developed incrementally and 
preserved its distinct subdivisions with detached, large 
lot single-family homes west of the Tri-State Tollway 
(Tollway; Interstate 94) that form the Village�s distinct 
community character. �e incremental development of 
the Village has created a condition where the Village�s 
roadway infrastructure was built at various times and 
without de�nitive future maintenance schedules due 
to the various development arrangements of each 
subdivision. Under the guidance of the 2009 Plan 
update, the Village set the objective of developing 
a strategy to address the future improvement and 
maintenance of existing roads throughout the Village. 
In 2018, the Village adopted a special levy to fund 
the development and implementation of its Village 
Road Program to provide preventive maintenance and 
refurbishment of all Village-owned roads. �e Village 
with these e�orts has established a sustainable revenue 
source and approach to improve and maintain high 
quality roadways for all its residents. 

3)  North Branch of the Chicago River Conservation: 

As a key element of the Village�s community 
character, the Village has set the conservation of 
natural resources as part of its holistic vision. Under 
the direction the previous plan updates, the Village 
has been able to speci�cally provide continued 
direction on the conservation and improvement of the 
environmental quality around the Middle Fork of the 
North Branch of the Chicago River, which runs north-
south through the Rondout area of the Village near the 
triple railroad intersection. �ese conservation e�orts 
have included designing and improving stormwater 
management infrastructure that feeds the river, 
establishing water quality measures, shoreline and 
streambed restoration, and engaging property owners 
on best stormwater management practices. As part 
of the implementation of the TIF District, the Village 
has completed the West Rondout Drainage project 
to improve drainage for properties to the west of the 
North Branch. �e Village will continue to build on 
these e�orts with the direction of this Plan update. 
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4)  IL Route 176 Widening:

As identi�ed in the previous Plan update, the Village 
set as a transportation improvement objective to 
pursue the widening of IL Route 176 east of the 
Tollway from its current two-lane pro�le to a wider 
pro�le of either three, four, or �ve lanes. With this 
direction, the Village has been in discussions with 
the Illinois Department of Transportation (IDOT) 
on the requirements to get such a project in IDOT�s 
improvement planning and funding process. From 
these discussions, the Village has approved and 
commenced the development of Phase 1 engineering 
to evaluate alternatives for the wider roadway that will 
improve mobility and access through the corridor. 
�e Village anticipates Phase 1 to last approximately 
two and a half years. More information regarding this 
project is provided under Chapter 10 of this Plan.

1-2: PLAN OUTLINE: 

As mentioned, this Plan is a roadmap for guiding the 
future development of the Village.  �e Plan also acts 
as a resource document for historical, demographic, 
and geographic information for the Village and its 
surrounding planning territory. �e Village adopted 
its �rst plan in 1979 and subsequently updated it 
in 1981, 1991, and 2009. �e Plan is organized into 
logical units to establish both the technical and policy-
based guidelines necessary to achieve the Village�s 
outlined vision and overall planning goal. �e Plan 
presents those elements which detail its future course 
�rst followed by those more detailed elements which 
provide the support for it. To this end, the outline of 
the Plan is as follows:

Section 1:  Future Planning

1)  Plan Outline, Purpose, & Vision: 
Provides an overview of the Plan, states the purpose of 
the Plan, and details the Village�s ultimate vision for its 
development over the next approximately twenty (20) 
years, and provides an overarching Village planning 
goal followed by general objectives and speci�c policies 
for achieving this goal.

2)  Planning Territory: 
Outlines the Village�s planning jurisdiction and its 
current characteristics over which the Village expects 
the Plan to apply, including both incorporated and 
unincorporated areas.

3) Areas Subject to Development & 
     Annexation Strategy: 
Outlines speci�c areas of future development concerns 
and directives for incorporating property into the 
Village.

4)  Future Land Use Plan: 
Details the future land use planning of the Village with 
speci�c directives and concepts for key development 
areas.

5)  Implementation: 
Presents the steps for enacting and updating the Plan.
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Section 2:  Existing Village Conditions & Supporting 
Information

6)  Socioeconomic Factors Analysis: 
Presents data and analysis of the relevant 
socioeconomic factors of population, households, 
employment, and economic development to provide 
baseline conditions and technical foundations for 
future planned conditions.

7)  Existing Land Use & Zoning Policies & Trends: 
Relates information concerning policy and regulatory 
actions of the surrounding municipalities and Lake 
County within the planning territory since 2009.

8)  Community Facilities & Services: 
Provides current information and future plans for 
governmental services, including sewer and water 
services, police and �re protection, schools, parks and 
recreation, and trails and paths.

9)  �e Natural Environment & Sustainability: 
Information on the environment resources and 
constraints of the planning territory. 

10)  Transportation Facilities: 
Provides an overview of the current conditions of 
roadways and railroad transportation facilities as well 
as future planning elements for them.

11)  History of the Village & Its Planning History: 
Provides an overview of the Village�s history and its 
past planning e�orts.

1-3: STATEMENT OF PURPOSE: 

�e purpose of this Comprehensive Plan is to establish 
logical land use and community development policies 
that will serve as a resource and guide in the decision 
making process by all parties with interests in the 
Village�s development, including residents, Village 
o�cials and sta�, property owners, neighboring and 
overlapping governmental bodies and agencies, and 
businesses and industries. While not regulatory in 
nature, these policies will provide those decision 
makers with a framework of guidelines in which to 
work towards actions that are consistent with this 
Plan�s goal, objectives, and policies based upon the 
Village�s vision for its future. �us, the Plan is an 
important tool for preserving community character 
while providing for directions to accommodate change 
and aid the long-term sustainability of the Village.   

1-4: VISION STATEMENT:  

�e ultimate goal of this Plan is to set the Village�s 
future vision and to support e�orts to achieve this 
vision as described by the various elements below. To 
this end, the Vision Statement provides any reader 
with a succinct and clear understanding of the Village�s 
direction and course. �e Plan�s Vision Statement also 
re�ects considerations of the Lake County Regional 
Framework Plan and its long-term vision for the 
development of the county as a whole. 
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Village of Green Oaks 
Vision Statement:

�e Village aspires to maintain the best elements of the community�s existing character and to build 
upon them with conscious actions that will capture bene�cial opportunities for growth and development 
currently present or that may arise in the coming years.

By the year 2040 and beyond, this Plan envisions the Village containing these elements:
 
�	 A single-family residential community that provides for regional market needs of primarily large 
lot, detached single family home opportunities.
 
�	 A mix of housing types with appropriate sites and designs that provide for the needs of residents 
at all stages of the life cycle and as part of a holistic Village.

   
�	 A mix of commercial and employment-oriented development east of the Tollway that provides a 
sound tax base for the Village and supplements shopping and services of the larger surrounding market 
area.
 
�	 Superior passive and active open space areas that preserve and protect sensitive environmental 
ecosystems, a�ord residents with ready access to outdoor activities, and act as a de�ning characteristic of 
the Village�s character.
 
�	 A community that incorporates environmental, energy, resource, and economic  sustainability 
principles in its continued development and future vitality.  
 
�	 An infrastructure and public service system at or beyond current levels that meets Village 
residents� needs for transportation, education, public safety, water, and sanitation provisions.
 
�	  Existing developed areas that are well maintained, contribute to the sustainability of the Village, 
and retain the best elements of its character.
 
�	 A transportation network that meets the changing mobility needs of residents and businesses 
in terms of automobile, pedestrian, bicycle, and commuter/freight train tra�c while not a�ecting the 
quality and character of residential neighborhoods.
 
�	 A community character that creates a distinct sense of place in terms of its land use pattern, 
quantity of large lot, single-family homes, access to high quality open space areas, local and regional 
commercial uses, multi-modal transportation facilities, and e�ective and e�cient public services. 
 
�	 A cooperative relationship with Lake County, surrounding municipalities, townships, and other 
governmental bodies and agencies in order to represent and communicate the vision of the Village�s 
residents on regional and intergovernmental policy decisions.
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1-5: Overall Village Planning Goals, Objectives & 
Policies

�e outlined vision provides a glimpse of the Village�s 
destination to be reached over the course this Plan�s 
time horizon for the next approximately twenty (20) 
years. In order to realize this vision, the Village has 
de�ned speci�c goals, objectives, and policies for the 
following:

A)	 Overall Village Planning
B)	 Future Land Use
C)	 Community Facilities & Services
D)	 Natural Environment and Sustainability 
E)	 Transportation Facilities

Objectives and policies are tiered under a particular 
goal and provide the speci�c steps to achieve the goal�s 
future desired conditions. Similarly, the goals are tiered 
under the Plan�s vision and support its underlying 
statements. 

�e following provides  a description of goal, objective, 
and policy. 

� ����  is a general statement of a future condition 
that is considered desirable for the community; it is an 
end towards which actions are aimed.

�� ���������  is a statement of a measurable activity 
to be accomplished in pursuit of the goal; it refers 
to some speci�c aspiration, which is reasonably 
attainable.

� ������  is a speci�c proposal to do something 
that relates directly to accomplishing the objective; it 
identi�es the how, the where, and the amount of the 
action to be done.

�e following provides the overall village goals, 
objectives, and policies for the Village and principally 
addresses the elements to be achieved with this Plan. 
�e goals, objectives, and policies for each of these 
areas are presented in later chapters.

Overall Village Planning Goal

Establish and maintain an enjoyable, healthy, and 
adequate environment for the residents and businesses 
of the Village by providing for orderly and planned 
development at a reasonable cost and to protect the 
natural environment, particularly those features which 
enhance the attractiveness of the community, and the 
safety and health of the residents.

Objectives

1)  Provide a suitable and comprehensive plan for the 
orderly development of the Village with guidelines for 
land use, transportation, and community facilities.

2)  Provide for the beauti�cation of the community 
through the continued use and review of suitable 
standards and controls for the visual aspects of the 
built environment including, but not limited to 
architecture, outdoor lighting, signage, landscaping, 
and the appearance of commercial, industrial, and 
public buildings.

3)  Establish a logical harmony between the various 
land uses within the community and assure that future 
development will not adversely a�ect existing uses in 
the Village and the planning territory.

4)  Maintain acceptable minimum standards for 
housing which logically extend the trend of housing 
development in the Village.

5)  Provide for citizen participation in the planning 
and development process.

6)  Preserve the existing best elements of the 
community�s character for the future residents.

7)  Provide for housing types which would assist in 
balancing the tax structure of the Village.
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Policies

1)  All development proposals, whether public or 
private, will be evaluated and approved based on 
conformance with the Comprehensive Plan.

2)  All proposed subdivisions, Planned Unit 
Developments (PUDs), commercial, industrial, and 
other large-scale developments will be reviewed and 
approved conditioned upon their appearance, scale, 
and the appropriateness of the relationship which they 
would establish with existing uses. 

3)  Give suitable weight to the opinions of residents 
regarding development issues in the Village.

4)  Review and comply with applicable local, state, 
and federal regulations in a manner that supports the 
vision, goals, objectives, and policies of this Plan. 
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CHAPTER 2: PLANNING TERRITORY

SECTIONS:
2-1: Planning Territory Boundaries
2-2: Village Demographic Snapshot
2-3: Existing Land Uses
2-4: Extra-Jurisdictional Considerations

2-1: PLANNING TERRITORY BOUNDARIES: 

�e Village�s Planning Territory contains just over 
ten (10) square miles with four (4) square miles 
being currently incorporated into the Village. �e 
boundaries generally coincide with the incorporated 
boundaries of the surrounding municipalities, the 
Villages of Lake Blu�, Libertyville, and Mettawa 
and the Cities of Lake Forest, North Chicago, and 
Waukegan. While the Village is allowed to include all 
unincorporated areas within one and half (1.5) miles 
in its Planning Territory, the Village has limited it to 
just those areas that are readily annexable with no 
intervening municipal boundaries. 

2-2: VILLAGE DEMOGRAPHIC SNAPSHOT: 

Since the adoption of the last Plan update in 2009, 
the Village�s demographic characteristics have 
remained relatively stable. As shown in Table 2A, 
the incorporated Village is presently a community of 
nearly 4,000 residents in just under 1,200 households. 
�e Village�s average household size at just over three 
(3) people per household is representative of the 
community�s primary residential land use of detached 
single-family homes, which is a condition that is 
most noticeable when compared to the 13% lower 
household size of the Chicago metropolitan area 
at only 2.7 people per household. While this larger 
average household size would generally mean a higher 
a number of school age children per household, the 
Village has experienced an increasing median age of 
residents from approximately 43 to 46 since 2010, and 
the current median age is nearly ten (10) years older 
than the level for the Chicago metropolitan area, which 
most likely re�ects the desire of Village residents to 
remain in their homes even a�er their children have 
moved out as adults. 

Table 2A: Demographic Snapshot

Date: 8-25-2021
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Compared to the Chicago metropolitan area, the 
Village has maintained a higher rate of employment, 
median household income, and home values, which 
in part re�ects the Village�s past planning focus to 
preserve the large lot residential community character 
of the Village west of the Tollway. �e most notable 
change since the last Plan update has been the 
decrease in the Village�s education attainment levels 
of percentage of adult residents with high school 
diplomas and Bachelor�s degrees, which have dipped 
compared to the Chicago metropolitan area�s level 
which saw increases in these levels. It is unclear why 
the Village�s percentages levels have decreased in these 
categories, but it might be partially attributable to the 
U.S. Census Bureau American Community Survey�s 
estimation methodology, which has more variability at 
lower geography levels. 
  
�is Plan presents a more in-depth description of 
socioeconomic factors in Chapter 6. 

2-3: EXISTING LAND USES:
  
Figure 2A: Existing Land Use Map shows the existing 
land use pattern of the Planning Territory including 
both incorporated and unincorporated areas, and 
Figure 2B: Subdivisions Map shows the existing 
incorporated Village neighborhoods. 

Table 2B: Existing Land Uses breaks down the 
existing land uses for the incorporated Village and 
total Planning Territory. In general, the majority 
of the area west of the Tollway is predominately 
low-density residential uses with most lots being a 
minimum of one (1) acre. �is area also contains a 
few governmental and institutional uses, including 
the Village Hall, Oak Grove School, and Ascension 
Cemetery, and a number of local and regional open 
space features. Since the 2009 Plan update, this area 
has also seen the development of the Green Oaks 
Senior Living facility, which has increased the diversity 
of living options west of the Tollway for Village 
residents. �e area east of the Tollway has a wider 
variety of uses including commercial, light and intense 
industrial, o�ces and a corporate business park, and 
large and small single family residential homes. �is 
mixture of uses re�ects development that has occurred 
under a variety of jurisdictions, trends of development, 
and provisions for public sanitary sewer and water. �e 
Village�s implementation of the Rondout TIF District 
has also contributed further to this land use diversity 
with the continuing development of commercial, 
industrial, and senior housing uses. �is dichotomy 
between west and east of the Tollway is a key element 
in the existing Village Planning Territory�s character. 
As such, it plays a key element in the planning 
considerations of the Village.

Table 2B: Existing Land Uses

Prepared by Rolf Campbell AssociatesPrepared by Rolf Campbell Associates
Date: 8-25-2021Date: 8-25-2021

�

1. �e Government & Institutional land use category includes the Lambs Farm facility which has a variety of residential, 		
    institutional, commercial, o�ce, and recreation uses.
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2-4: EXTRA-JURISIDICTIONAL 
CONSIDERATIONS: 

While the Village�s Planning Territory only explicitly 
includes existing incorporated Village areas and 
potentially annexable parcels, extra-jurisdictional 
considerations greatly a�ect how the Village may plan 
for its future development and its overall community 
character. �ese considerations include, but are not 
limited to, school district facilities planning, state and 
county roadway planning, county and township open 
space considerations, and multi-jurisdictional sanitary 
sewer and public water provisions. �is Plan accounts 
for each element of extra-jurisdictional consideration 
in order to create a holistic plan that will e�ectively 
guide the future development of the Village. To this 
extent, the Village may use this Plan as a guide to assist 
with the development of cooperative policies and inter-
governmental agreements to achieve its planning goals 
and objectives.

Village Housing examples ranging from detached 
single family homes to senior housing buildings.
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CHAPTER 3: AREAS SUBJECT TO 
DEVELOPMENT  & ANNEXATION STRATEGY

SECTIONS:
3-1: Incorporated Areas
3-2: Unincorporated Areas
3-3: Bordering Municipal Areas
3-4: Annexation Strategy

3-1: INCORPORATED AREAS SUBJECT TO 
DEVELOPMENT:   

As shown on Figure 3A: Areas Subject To 
Development Map, the Village has two (2) speci�c 
areas currently subject to development. Chapter 4 
presents the future planning policies for these areas.

A)  ORCHARD PROPERTY: 
Located at the northeast corner of the Atkinson and 
Crest Roads intersection, this approximately ��een 
(15) acre property is the largest developable piece of 
vacant land west of the Tollway within the Village. It 
is unclear at this time when, if ever, this parcel will 
be developed. �e Village desires to maintain the 
character of the area so that any development that 
does take place on this parcel is harmonious with the 
surrounding uses and attempts to incorporate and 
preserve some of the open space elements existing on 
the site. 

B)  EAST OF THE TOLLWAY:
 �e Village understands that further development of 
its incorporated areas east of the Tollway combined 
with the unincorporated adjacent areas is critical to 
the Village�s future sustainability and community 
character. As such, the Village wishes careful 
consideration and forethought to go into addressing 
the various aspects of future planning development for 
these areas. �e Village hopes that through this process 
the development of these areas will maximize the 
potential bene�ts of improving the Village�s tax base, 
increasing employment opportunities, and enhancing 
the Village�s aesthetic character. 

3-2: UNINCORPORATED AREAS SUBJECT TO 
DEVELOPMENT: 

As shown on Figure 3A: Areas Subject To 
Development Map, there are four (4) unincorporated 
areas that are subject to development which may 

a�ect the Village�s community character in the future. 
Chapter 4 presents the future planning policies for 
these areas.

1)  UNINCORPORATED IL ROUTE 176 & 
BRADLEY ROAD AREAS: 
Combined with the incorporated portions in this area, 
the Village knows that it needs to address the planning 
of these unincorporated areas in a holistic manner that 
maximizes the bene�ts of their future development. 
Of note, the Village plans to work cooperatively with 
Rondout School District 72 on planning development 
adjacent to the school facility that works well in 
preserving the quality and character of its existing 
school building while allowing for development that 
meets the Village�s planning goals and objectives. 
�e Village also wishes to ensure conscientious 
development in the areas near Glenmore Woods and 
Lucky Lake subdivisions to ensure that it is compatible 
with these existing residential uses while maximizing 
the development potential of adjacent parcels.

2)  ABBOTT LABORATORIES FACILITY 
PARCELS: 
�e Village is mindful of the Abbott Labs existing 
facility and the adjacent undeveloped properties� 
unincorporated status. �e Village has a strong 
tradition of working with Abbott Labs on fostering 
a mutually bene�cial relationship on preserving the 
high-quality community character of the area. �e 
Village wishes to maintain an open dialogue with 
Abbott Labs on the continued use of its existing 
facilities and any potential expansion plans onto 
undeveloped properties. �is discussion would also 
include any future potential annexation arrangements 
and community facility needs. Future development 
considerations will also entail coordination with any 
development that may occur on the vacant parcels 
owned by Abbot Labs to the south of the main existing 
facility. 

3)  ABBOTT LABORATORIES VACANT PARCELS: 
Excluding the existing Libertyville Fire Protection 
District station, Abbott Labs owns approximately 110 
acres of vacant land in this area that might be used 
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for future expansion of the existing campus to the 
north. �e Village�s success with the Rondout TIF 
District to the south and east of these parcels have 
provided additional opportunities for the Village to 
incorporate these undeveloped parcels into a wider 
overall development plan. In particular, the Village 
has been reviewing the potential for a train station in 
the vicinity of the multiple railroad track intersection 
to the south of these parcels. Based on this potential 
station location proximity to Abbott Labs, it is 
anticipated Abbot Labs employees would be one of 
the largest users of such a train station and associated 
uses. To this end, the Village anticipates the planning 
for such a train station and surrounding development 
would also include discussions with Abbott Labs 
on coordination and support to meet the needs of 
their employees, particular in terms of accessing the 
potential station from the north across these parcels.

4)  IL ROUTE 43 & 176 INTERSECTION � 
NORTHEAST AND NORTHWEST AREAS:
�e northwestern portion of this intersection 
has experienced redevelopment over the past 
approximately twenty (20) years with new and 
enhanced commercial uses. Similarly, areas to the 
east of the intersection on the south side of IL Route 
176 in the Village of Lake Blu� have seen a signi�cant 
redevelopment of a previous automobile dealership 
with the addition of a large retail store and outlot 
developments.  As this area will be directly bene�ted 
by the e�orts the Village is pursuing west along IL 
Route 176 along with the continuing redevelopment 
of the Hilltop property at the southwest corner of 
Waukegan Road (IL Route 43) and Atkinson Road, the 
Village will review potential approaches to maintain 
the quality and character of these unincorporated 
areas, while also looking to improve areas with 
potential major roadway access with commercial and 
employment land uses where they can further the 

e�orts of the Village�s Rondout TIF District. �ese 
approaches might include continuing discussions with 
the County on any redevelopment projects occurring 
in these areas and possibly incorporating parcels to 
meet the Village�s planning goals and objectives. 

3-3: BORDERING MUNICIPAL AREAS: 

While the Village has no direct control over the 
development of parcels incorporated as part of 
adjacent municipalities, the development that does 
occur in these areas can a�ect the overall character 
of the boundary areas, which would have direct 
e�ect on adjacent Village neighborhoods. �e Village 
wishes to maintain and build upon its relationship of 
coordinating future development in its border areas 
with adjacent municipalities to achieve compatibility 
of character.

3-4: ANNEXATION STRATEGY: 

�e 1991 Plan had established a policy for the 
Village actively to solicit parcels for annexation in 
conformance with its future land use plan. While 
the Village has pursued and achieved annexations 
since 1991, the Village has adopted a more reserved 
approach to review each potential annexation with 
respect to its individual merits. Given the Village�s 
e�orts to expand capital facilities, such as sanitary 
sewer and public water, through alternative �nancing 
methods, such as Special Service Areas (SSAs), this 
conscientious approach to annexations has been key to 
maintaining its community character and remaining 
�scally viable.

�is Plan intends to continue this strategy of annexing 
properties contingent on their individual merits. 
When considering annexations, the Village anticipates 
reviewing items such as the land use considerations, 
expected public service requirements, potential tax 
revenue bene�ts, preservation of community character, 
and the Village�s planning goals and objectives. 
Overall, this review will provide the Village with a 
comprehensive understanding of the annexation prior 
to taking any �nal actions. In this way, the Village may 
act as a good steward for both existing portions of the 
Village and handle its growth in a sound and planned 
manner.
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CHAPTER 4: FUTURE LAND USE PLAN

SECTIONS:
4-1: Goal, Objectives, & Policies
4-2: Introduction
4-3: Future Land Use Map
4-4: Key Development Area 1 � 
        West of the Tollway
4-5: Key Development Area 2 � 
        Northwest Corner of Bradley Road & IL 
        Route 176
4-6: Key Development Area 3 �
        Southeast Corner of the Tollway & Atkinson
        Road  
4-7: Key Development Area 4 � 
        North of IL Route 176 Between Bradley Road & 
        North Branch of the Chicago River
4-8: Key Development Area 5 � 
        Southwest Corner of Bradley Road & IL 
        Route 176
4-9: Key Development Area 6 � 
        Southeast Corner of Bradley Road & 
        IL Route 176
4-10: Key Development Area 7 � 
        South Bradley Road Area
4-11: Key Development Area 8A & 8B � 
        North of IL Route 176 Between the North 
        Branch of the Chicago River & the CN Line 
        Railroad Tracks (Multi-Modal Transportation
        Station)
4-12: Key Development Area 9 � 
        Arcadia Road Area
4-13: Key Development Area 10 � 
        �e Sheridan & Hill Top Commons Area 
4-14: Key Development Area 11 � 
        Nagel Court & Adjacent Areas
4-15: Key Development Area 12 � 
        North of IL Route176 Between Bayonne Avenue
        & IL Route 43

4-1: GOAL, OBJECTIVES, & POLICIES:

GOAL:

Maintain the existing character of the residential 
community west of the Tollway similar in character 
to the present low-density single-family development. 
Develop a mixture of residential, commercial, and 
employment uses east of the Tollway in such a fashion 
as to be compatible and �nancially supportive of the 
Village�s objectives and programs.

OBJECTIVES:

1)  Maintain the overall low-density development 
pattern of residential uses west of the Tollway and 
preserve the compatibility conditions surrounding 
existing incorporated residential subdivisions east of 
the Tollway.

2)  Permit, when desirable, increased net densities in 
order to secure adequate space to meet development 
objectives in open space, drainage, �ood protection, 
wildlife conservation, and natural scenic resource 
protection.

3)  Provide for the development/redevelopment of 
commercial and employment uses east of the Tollway 
that is compatible with the residential character of the 
Village including the adoption of suitable appearance 
and landscaping standards.

POLICIES: 

1)  Base the approved density of development on both 
the zoning standards and the resource protection 
needs of the site, including the protection of 
woodlands, drainageways, detention areas, �oodplains, 
and other features as required by the plans and 
ordinances of the Village.

2)  Monitor in�ll residential development, especially 
for new small subdivisions, to prevent the over-
development of existing neighborhoods.  

3)  Require as a negotiated and agreed condition of 
annexation the improvement of the appearance of 
existing commercial and employment uses.
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4)  Update, as necessary, zoning, other development 
codes, and speci�c area plans to re�ect the directives 
and guidelines of this Plan. 

5)  Review amortizing existing uses that do not exhibit 
the desired character of the community. 

6)  Review designating the Plan Commission as the 
Village�s o�cial architectural/appearance review 
commission to promote the Village�s desired character 
for built environment.

7)  Pursue the development of additional active open 
space recreation areas when feasible and �nancially 
sound opportunities arise, and support the acquisition 
of passive open space.

8)  Review the potential to accommodate accessory 
dwelling units attached to existing single-family homes 
to provide for a�ordable housing to assist Village 
families with housing needs for family members who 
are elderly or have special needs.      

4-2: INTRODUCTION: 

�e Village has a variety of future planning concerns 
directly within its jurisdictional Planning Territory. 
Due to the condition that the Village anticipates 
the majority of future development in the Planning 
Territory will be of the in�ll and redevelopment 
variety, the Village sees the need for speci�c directives 
for certain expected patterns of development, rather 
than broad land use categorization o�en used in areas 
with large vacant tracks of land. As such, this Plan 
combines two (2) elements to form the Future Land 
Use Plan: A Future Land Use Map for the general 
future land use pattern of the Village and twelve (12) 
Key Development Areas which provide speci�c future 
development details and alternatives.

4-3: FUTURE LAND USE MAP: 
 
Figure 4A: Future Land Use Map depicts the future 
land uses for the overall Planning Territory. �is 
map provides the general land use pattern the 
Village expects to implement over the time horizon 
of this Plan. Table 4A: Future Land Uses provides 
a breakdown of acreage and percent of total area 
for the planned future land uses within the entire 
Planning Territory. As depicted on the map, the Village 
expects to maintain the majority of the existing land 
use conditions west of the Tollway, while east of the 

Table 4A: Future Land Uses

1. �e Government & Institutional land use category includes the Lambs Farm facility which has a 
variety of residential, institutional, commercial, o�ce, and recreation uses.
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Tollway the Village will pursue a number of changes to 
the land uses of various areas. �e Key Development 
Area sections below describe in more detail the 
speci�cs of the future planned conditions. Instead of 
designating speci�c future land uses for redevelopment 
areas, the Future Land Use Plan uses the following 
category:

REDEVELOPMENT LAND USE CATEGORY: 

�e Plan uses this category to identify parcels that 
have the potential for redevelopment with new uses 
and properties adjacent to such parcels that may be 
in�uenced by their redevelopment (e.g., drainage 
considerations, landscaping areas, roadway access and 
parking arrangements, etc.). �e Key Development 
Area sections below detail the speci�c expectations 
for the use and form of the redevelopment parcels. 
In general, redevelopment of these parcels may take 
place incrementally, but they should be guided by a 
master planning thought that maximizes their bene�ts, 
ensures compatibility of uses, provides adequate 
provisions for roadways, and attempts to coordinate 
stormwater mitigation provisions.

4-4: KEY DEVELOPMENT AREA 1 � WEST OF 
THE TOLLWAY: 
 
As mentioned the Village plans to maintain the area 
west of the Tollway as the primary residential area of 
the Village. �e area contains a number of existing 
governmental, institutional, and open space uses that 
are expected to remain. Despite the expectations for 
little change to occur in this area with respect to land 
uses, the following are items that speci�cally address 
sub-areas that may experience changes in the future:

A) NORTHEAST CORNER OF O�PLAINE ROAD & 
IL ROUTE 137: 
�e Future Land Use Plan Map depicts this three (3) 
acre parcel as Local Open Space. �e Village wishes 
to maintain this parcel as undeveloped with the 
possibility to create an active recreation area on it in 
the future. A possible acceptable alternative to this 

arrangement would be the development of the parcel 
with some governmental or institutional use, such as a 
new Village Hall or community center.
B) OAK GROVE SCHOOL EXPANSION:
�e Village plans on maintaining the existing land 
use character in the area of the school. However, the 
Village will work in conjunction with Oak Grove 
School District 68 to accommodate expansion of 
facilities, as necessary, in a manner that conforms to 
the existing neighborhood character as well as meeting 
the school�s needs.

C) ORCHARD PARCEL: 
Located at the northeast corner of the Atkinson and 
Crest Roads intersection, the Village plans for this 
parcel to develop with low density residential uses 
with a minimum gross density of (1) unit per two 
(2) acres. �e Village may consider a cluster pattern 
development that reserves areas for public open space 
and environmental conservation. Any open space areas 
should have trails connecting them with the larger 
Village wide system. Ideally, portions of the apple tree 
areas should be maintained to preserve the heritage 
of the parcel as well as provide a community resource. 
�e development of a community garden around such 
a tree preserve area could function as a way to provide 
for the maintenance, upkeep, and harvesting from the 
trees. 

D) INFILL DEVELOPMENT:
While the area west of the Tollway lacks large vacant 
parcels, there are a number of parcels between two (2) 
and ten (10) acres that are currently vacant or contain 
one (1) single family home. A number of these lots 
currently exist in unincorporated areas. In the future, 
property owners may seek to subdivide these parcels 
for additional residential lots. Within its jurisdictional 
control, the Village will review the possibility for such 
subdivisions on a case-by-case basis with respect to 
each parcel�s unique circumstances of environmental 
conditions, access, zoning, and other such factors. Any 
proposed subdivisions should seek to be compatible 
with the intensity of development on surrounding lots 
in order to maintain the overall current character of 
individual neighborhood areas. 
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E) TOLLWAY BOUNDARY AREAS: 
In conjunction with the Illinois Tollway Authority, the 
Village has been able to construct large noise barrier 
walls and berms to protect the adjacent neighborhoods 
from adverse sound e�ects. �e Village will continue 
to monitor these sound e�ect conditions and review 
any needed modi�cations or additions to the existing 
noise barrier system, especially with respect to any 
potential roadway work the Tollway Authority may 
engage in the future. 

4-5: KEY DEVELOPMENT AREA 2 � 
NORTHWEST CORNER OF BRADLEY ROAD & IL 
ROUTE 176:
  
For this roughly thirty-�ve (35) acre area, the 
Village has approved a mixed use, multiple parcel 
development. Presently, a new approximately 160,000 
square feet o�ce/warehouse has been developed along 
with an extension of Bradley Road northward and a 
connector road to Herky Drive to the east. �e Village 
has approved commercial uses to occupy the parcels 
fronting the Tollway and along the IL Route 176 
frontage. �e northern portion of the site is reserved 
for stormwater management uses. �e Village will also 
continue to advocate to the Tollway Authority to grind 
the existing transverse, variable width tined concrete 
pavement �nish to a to a quieter longitudinal tined 
�nish, which is the current Tollway standard. 

�e development of the area has provided for an 
improved Bradley Road and IL Route 176  intersection 
with le� and right vehicle turn movements for south 
bound tra�c. �e improvements also limited Herky 
Drive�s intersection with IL Route 176 to right-in/
right-out movements. Overall, the new improvements 
are better able to accommodate turning movements, 
truck tra�c, and access to the parcels north of IL 
Route 176. 

As the area continues to develop, the Village will 
continue to monitor and address the following issues:

A) BAKER ROAD LOOP: 
As shown in the Plan later (Figure 10B), the Village 
has been evaluating plans to develop a loop road 
connection from Bradley Road to Baker Road just 
south of the railroad tracks in Key Development Areas 
2 and 4. �is loop road will provide vehicular access to 
a signalized intersection with IL Route 176, which will 
greatly improve the tra�c movements, particularly for 
trucks.   

Noise Berm and Fence, Forest Glen Subdivision

Noise Wall, Greenbrier Subdivision

New Industrial Building o� of IL Route 176
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B) DESIGN GUIDELINES: 
For a number of years, the Village has targeted the 
development of the area with high quality commercial 
uses that re�ect the carefully planned community 
character of the Village. �e Village has adopted design  
guidelines for the area that will be used to review and 
approve the commercial developments. �ese design 
guidelines include provisions for the types of materials, 
architectural style, and landscaping provisions. �e 
design guidelines include written descriptions and 
graphic examples that o�er some needed �exibility 
for various types of private sector uses, while 
providing the Village with assurances that the overall 
development will be upscale in appearance in order to 
be attractive to consumers and to be compatible with 
the community character of the Village.

C)  SIGNAGE: 
As a component of the described design guidelines, 
the signage of the development, speci�cally with 
respect to its relationship to the Tollway, should be 
appealing and consistent with the upscale appearance 
and materials of the development. �e Village will 
work with developers to determine signage that is 
appropriate and meets the necessary visual recognition 
of developments without being obtrusive on its 
surroundings. 

�e property has two (2) existing billboard signs that 
provide o�site sign advertising to Tollway tra�c. 
�e Village has been working with the owners of 
the existing billboard signs to amortize their use, 
which is contrary to the Village�s planned community 
character. With this Plan update, the Village rea�rms 
these e�orts and the direction to pursue the planned 
community character as described in this Plan. 

4-6: KEY DEVELOPMENT AREA 3 � SOUTHEAST 
CORNER OF THE TOLLWAY & ATKINSON 
ROAD:

�is approximately 115 acre vacant area provides the 
potential for the Village to expand upon its momentum 
in the development of o�ce and employment uses to 
the south of the railroad tracks in the Rondout TIF 
District.  Presently, the Illinois Tollway Authority owns 
approximately the eastern third of the area, which it 
uses as a stormwater management area, and Abbott 
Labs owns the western remaining two thirds of the 
area. �e Village anticipates that Abbott Labs wishes 
to reserve the vacant area for future development of its 
own facilities. As detailed later in the Plan, the Village 
would like to consider the ability to extend northward 
Laura Lane to connect with Atkinson Road just to the 
east of this development area. �is connection may 
make the area more viable for development in the 
near term. �e Village would be willing to work with 
Abbott Labs on further development in the area that 
enhances the tax base of the underlying jurisdictions as 
well as provides high-quality o�ce developments that 
improve the employment opportunities of the area.  

4-7: KEY DEVELOPMENT AREA 4 � NORTH OF 
IL ROUTE 176 BETWEEN BRADLEY ROAD & 
NORTH BRANCH OF THE CHICAGO RIVER:
  
�is approximately ��y-�ve (55) acre area consists of 
a variety of commercial uses along the IL Route 176 
frontage in the south and o�ce/employment uses 
throughout. Over the past approximate 100 years, the 
development of these uses has grown incrementally 
and the area lacks roadway interconnectivity, 
conformity with modern development regulations 
and standards, and  modern infrastructure for public 
utilities and roadways. �e ability to address the 
existing conditions of this area was a key driver for 
the Village to develop and approve the Rondout TIF 
District as well as a key focus of the implementation 

Railroad Crossing at Atkinson Road
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of the TIF Redevelopment Plan�s objectives. �e 
key goal of the TIF Redevelopment Plan is to bring 
development up to modern standards while increasing 
the level of development in the area to improve the 
property tax base.

�e following are the key barriers that need to be 
addressed to further the development of the area:

A) ROADWAY CONNECTIONS AND 
CONDITIONS:  
Presently, Herky Drive and Baker Road are the only 
two north-south roads that provide access from IL 
Route 176, with no full east-west access. Leola Drive is 
a small stub road o� Baker Road that provides limited 
east-west access to approximately one (1) parcel 
depth. �e lack of east-west roadway interconnectivity 
signi�cantly limits tra�c movements, particularly 
for truck tra�c. Similarly, Baker Road exists on 
a prescriptive easement, which means the road 
maintenance and repair are based on the private 
interests of parcel owners.  

�is condition has contributed to deferred 
maintenance of the roadway due to lack of 
coordination. Likewise, the type and amount of tra�c 
intensity has increased over the years and now exceeds 
the functional design and materials of the existing 
roadway. Combined these conditions have created 
access that is substandard to serve the future needs of 
uses in the area. 

B) UTILITY INFRASTRUCTURE CONDITIONS:  
As with the developments of the area, the utilities of 
the area (public water, sanitary sewer, and storm sewer) 
developed incrementally under di�erent development 
regimes. �is condition has led to piecemeal utility 
system designs that might have been su�cient at the 
time of development but now are not up to the modern 
design standards and future demands of uses in the 
area. Under the direction of the Rondout TIF District 
through its West Rondout Drainage project, the Village 
has undertaken and completed recently an upgrade to 
the stormwater infrastructure facilities of the area, but 
these improvements mainly serve to meet the existing 
demands of current uses. Future uses in the area will 
need a master plan for utilities that brings the area up 
to modern standards and demand needs. 

C) DEVELOPMENT LAYOUTS AND LAND USES: 
�e incremental development of the area has created 
parcel and building layouts that are of odd shapes and 
do not conform to modern development standards, 
particularly with respect to the Village�s regulations 
for new developments. �ese conditions mean that 
developments have less than standard minimum 
building setbacks, lack adequate landscaping and 
screening/bu�ering treatments, do not meet minimum 
parking requirements, and conforming intensity of 
land uses compared to existing parcel conditions and 
infrastructure. As part of the Rondout TIF District�s 
direction, the Village documented these conditions in 
its 2018 Baker Road Inventory Project that provides 
a detailed inventory for further reference and 
guidance. �e combined existing conditions and the 
interconnected issues they create present a signi�cant 
obstacle to the continuing development of the area 
with a solely piecemeal, uncoordinated approach. 

Combined the existing conditions detailed above 
present signi�cant barriers to the continuing 
development of the area. In order to address them, 
the Village has determined the need to create master 
redevelopment concept plans that can act as decision 
guides to address the future development of the area. 
�e Village�s adoption of the Rondout TIF District 
speci�cally provides the Village with the ability and 
�exibility needed to pursue redevelopment through 
a master redevelopment planning process. A master 
redevelopment planning process is an approach 
through which the Village would develop a speci�c 
planning document that outlines strategies and 
approaches to a�ect redevelopment of the area, 
provides via concept plans visual guidance of possible 
redevelopment arrangements, and includes �exible 
decision-making directives to be able to seize upon 
di�erent redevelopment opportunities as they arise. 
�e following section provides speci�c elements that 
would be included in master redevelopment plan 
concept plans. Based on the outlined elements below, 
Figures 4B, 4C, 4D, and 4E provide general examples 
of concept plans that could be included within a 
master redevelopment plan. 
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A) ROADWAY INTERCONNECTION: 
As part of its TIF District implementation, the Village 
has been working on the potential to provide interim 
improvements to Baker Road that will provide better 
access and service levels to existing buildings along 
Baker Road. While these interim improvements will 
facilitate existing uses, long-term redevelopment of the 
area will allow for more modern forms of development 
and improve the overall tax base. But, redevelopment 
could be limited without improved roadway 
circulation. Additionally, future improvements to IL 
Route 176, such as expanding the number of lanes, 
may impact the access arrangements of Baker Road 
at IL Route 176, including potentially reducing it to 
a right-in/right-out access point only. Based on these 
conditions, a secondary access point with IL Route 176 
may be necessary to maintain existing service levels 
and travel movement options. 
To improve access to the area, the concept plans 
should provide roadway connections that will allow 
east-west tra�c movement. As presented later in 
this Plan (Figure 10B), an east-west Baker Road 
loop road that connects Bradley Road with Baker 
Road is an example of an incremental way to provide 
such interconnectivity. �is concept is just one 
approach and the potential for multiple connection 
arrangements exist depending on the scale of 
redevelopment that might occur. Another arrangement 
could be the extension of Leola Drive westward to 
connect with Herky Drive, which would require the 
redevelopment of the central portions of the key 
development area. �e Village will need to consider 
seeking the potential donation of right-of-way to 
facilitate any roadway improvements. It is important 
to be mindful that whatever road improvements the 
Village considers maximizing building �oor areas is 
a key priority of redeveloping the area to facilitate 
improving and sustaining the Village�s tax base.

B)  UTILITY INFRASTRUCTURE 
CONSIDERATIONS:
 As part of the redevelopment process, the Village will 
need to consider the location and sizing for public 
utilities, particularly public water, sanitary sewer, and 
stormwater sewer. As mentioned, the Village has made 
signi�cant improvements to the stormwater sewer 
system and will need to continue to accommodate 
any redevelopment within the layout and structure 
of these improvements. For public water and sanitary 
sewer, the Village will need to think through easement 
locations to service both existing uses and redeveloped 
areas. �is consideration will need to account for 
possible small-scale incremental redevelopments as 
described below.

C) SCALE OF REDEVELOPMENT:
A number of factors contribute to the viability to 
redevelop an existing area successfully. Two of the 
most important factors are timing and costs, which 
directly a�ect the scale of redevelopment to occur. For 
this reason, the Village should create concept plans 
that provide �exibility and a range of redevelopment 
alternatives:

i) Small-Scale Redevelopment (See Figures 4B and 
4C): 
�is concept plan approach would include small-scale 
redevelopment of existing sites along with minor lot 
consolidations (2 to 5 acres) to provide more land 
area to meet current building and zoning regulations. 
�is scale of redevelopment would also preserve many 
existing sites while the small-scale lot consolidations 
occur. �is arrangement would require less upfront 
investment, but would require a longer time frame to 
occur in achieving the redevelopment of the area in 
a manner that addresses all the existing conditions 
in area. �e Village will also need to be diligent in 
implementing the overall plan over a long timeframe 
in order to achieve the maximum positive e�ects of 
redevelopment. A key issue with this approach would 
be the need to address roadway interconnectivity 
and utility infrastructure improvements in creative 
ways in order to accommodate the demands of new 

Green Oaks Business Center
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development as well as working around the existing 
developments and their potential future redevelopment 
potential.

ii)  Large-Scale Redevelopment (See Figure 4D): 
Under this approach, the Village would look to identify 
parcels that could be meaningful consolidated to 
redevelop with larger scale developments (5+ acres). 
�is approach would require large upfront investments 
to acquire and prepare land for redevelopment. �e 
strength of this approach is that it would be able to 
achieve greater results to address conditions in the 
area in a shorter period of time. �is approach would 
also allow the Village to provide speci�c full roadway 
connections as well as the necessary areas to add more 
modern utility infrastructure. To accomplish this type 
of redevelopment, the Village would mostly likely need 
to take a more active approach and work with property 
owners, business owners, developers, and other 
interested parties. While this approach can achieve 
the most results in a short amount of time, the scale of 
development can delay when a project may be able to 
commence due to the need to assemble and prepare 
land, and for this reason, the Village should remain 
�exible on how and when best to pursue these projects.

iii)  Infrastructure Realignment - Baker Road - East 
Realignment (See Figure 4E):
In addition to the scale of development, a more 
extensive redevelopment process could embrace 
the complete altering of infrastructure in the area, 
particularly the location of Baker Road, to help 
consolidate land further for more redevelopment. As 
an example, the potential exists to realign Baker Road 
eastward to free up more land for redevelopment. �is 
type of redevelopment would require more extensive 
investment and time to achieve due to land assemblage 

and infrastructure relocation. �e bene�ts of 
increased land consolidation would allow for a greater 
integration of redevelopment in terms of building 
locations, parking provisions, roadway access and 
alignments, and stormwater management facilities. 
Similar to the example large-scale redevelopment 
concept, the Village should review opportunities in 
concept plans to move and alter infrastructure where 
it can increase redevelopment e�ciencies as well as the 
Village�s overall infrastructure and utility system. 

While both small-scale and large-scale developments 
are possible for the area, it is anticipated the Village 
would be able to pursue both in a coordinated manner 
that provides �exibility to pursue either scale of 
development for a particular site dependent on the 
climate for development at a given time. Namely, this 
condition would require the Village to be actively 
alert to spot opportunities for di�erent types of 
redevelopment while also mindful of the goals to 
provide the area with improved roadway access and 
utility infrastructure.
 
4-8: KEY DEVELOPMENT AREA 5 � SOUTHWEST 
CORNER OF BRADLEY ROAD & IL ROUTE 176:  

�is area consists of two distinct components with 
special planning considerations for each.

A)  LAMBS FARM: 
�e Village has proudly enjoyed its role as the 
host municipality for Lambs Farm, a facility and 
organization that helps people with developmental 
disabilities lead personally ful�lling lives by providing 
employment and housing opportunities. �e facility 
has acted as the Village�s primary location for 
a�ordable housing. 
�e Village plans to continue working with Lambs 
Farm to accommodate its facility needs, but the Village 
also understands that the continued use of the existing 

Lambs Farm
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facility is driven by Lambs Farm�s organizational, 
strategic, and �nancial planning. �e Village would 
be willing to work with the organization to redevelop 
the frontage along IL Route 176 for retail commercial 
uses that would complement the development 
planned for Key Development Area 2. Any complete 
redevelopment of the entire existing facility would 
require a more in-depth review by the Village beyond 
the scope of items in this Plan. 

B)  BUSINESS WAREHOUSE USES: 
�e northeast corner of the area contains a number 
of business and employment uses with the land 
area approximately half incorporated and half 
unincorporated. �e Village wishes to pursue 
annexation of the unincorporated parcels over the 
time horizon of this Plan. �e Village also foresees 
it as feasible to redevelop those parcels fronting IL 
Route 176 and those just to their rear with retail 
commercial uses that will capitalize on the Village�s 
other development e�orts in the area.

4-9: KEY DEVELOPMENT AREA 6 � SOUTHEAST 
CORNER OF BRADLEY ROAD & IL ROUTE 176:  

�is area consists of four o�ce and employment use 
buildings as well as the Rondout School. �e central 
portion is presently incorporated with the southwest 
corner (Rondout School) and eastern portion still 
unincorporated. 

A)  RONDOUT SCHOOL: 
As mentioned, the Rondout School is the only 
facility for Rondout School District 72. Since the 
last Plan update, the District has completed a major 
construction expansion of the school that modernized 
a number of its educational facilities. �e Village 
plans to work with the District to accommodate its 
future facility spatial needs as well as to coordinate 
development in the area to be compatible with the use. 
�is coordination would include accommodating safe 
pedestrian and bus routes for access to the school and 
appropriate screening and bu�ering to mesh with the 
surrounding uses.  �e Village will also review any 
adopted Bradley Road expansion and improvement 
plans for speci�c conditions with respect to the school. 

B)  INCORPORATED BUSINESS USES: 
�e Green Oaks Business Center forms the 
incorporated business uses in this area. �e Village 

wishes to continue working with the owners and 
tenants of this center to maintain its conducive role in 
job creation and tax revenue generation.

C)  NORTHEAST UNINCORPORATED CORNER: 
�is area contains an existing commercial/employment 
use and a Commonwealth Edison facility. While the 
area has these two existing uses, the area also contains 
the Middle Fork of the North Branch of the Chicago 
River surrounded by a mature stand of trees. �e 
Village will review this area for redevelopment with 
retail commercial uses in combination with other 
projects in the corridor. Any redevelopment for this 
sub-area should seek to minimize its impact on the 
Middle Fork of the North Branch of the Chicago River.  

4-10: KEY DEVELOPMENT AREA 7� SOUTH 
BRADLEY ROAD AREA: 

�is area presently consists of a broad mixture of both 
incorporated and unincorporated residential, o�ce, 
employment, governmental, and institutional uses. �e 
Village plans to maintain the area primarily for o�ce 
and employment uses with associated government 
and institutional facilities. �e Village, however, 
does see the potential for the redevelopment of the 
existing uses west of the Bradley Road and Ballard 
Drive intersection, the residential neighborhood along 
Linden Lane, and the existing estate use home on 
south Bradley Road. �e Village would expect these 
redeveloped uses to be more in the form of the existing 
surrounding o�ce and employment uses. A few vacant 
parcels also exist in this area with the potential for 
new o�ce and employment uses. In addition, the 
Village expects any development in the area to occur 
in coordination with plans for Bradley Road and the 
IL Route 176 corridor and to build synergy with the 
development activities occurring there.   

IL Route 176  Train Crossing in the Rondout area
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4-11: KEY DEVELOPMENT AREA 8A & 8B� 
NORTH OF IL ROUTE 176 BETWEEN THE 
NORTH BRANCH OF THE CHICAGO RIVER 
& THE CN LINE RAILROAD TRACKS (MULTI-
MODAL TRANSPORTATION STATION):  

Located in the heart of the Rondout area, this Key 
Development Area consists of two parts: 

A)  SOUTHERN PORTION (8A): �e southern 
portion is an approximately eighty (80) acre area 
presently located within the boundaries of the Rondout 
TIF District. �e existing uses primarily consist of 
heavy industrial businesses including an asphalt plant 
and metal scrapyard along with a variety of small o�ce 
and employment uses located along the IL Route 176 
frontage. Laura Lane is a private road that provides 
access to the interior of the area from IL Route 176. 
A few warehouses exist in the northeast corner of the 
area at the end of Laura Lane. �e western portion of 
the area is bordered by the Middle Fork of the North 
Branch of the Chicago River, which is a sensitive 
environmental area, as well as a signi�cant �oodway 
and �oodplain. 

B)  NORTHERN PORTION (8B): 
Outside the Rondout TIF District, the northern 
portion is a largely vacant, approximately 130 acre 
area primarily owned by Abbott Labs along with 
the existing Libertyville Fire Protection District Fire 
Station #3. �e western portion along the Amtrak 
railroad tracks is partially used for stormwater 
management and provides an environmental bu�er for 
the Middle Fork of North Branch of the Chicago River 
on the west side of those railroad tracks.

As identi�ed in the previous Plan update, the east area 
adjacent to the railroad tracks is ideally located to build 
a train station that can access the Metra Milwaukee 
District North Line route, which provides service 
between Chicago and Fox Lake, and the Amtrak 
Hiawatha route, which provides service between 
Chicago and Milwaukee.  In the early 2000s, Metra 
also had previously studied the area and designated 
it for the northern extension of the Suburban Transit 
Access Route (STAR) line, which would provide Metra 
train service to the suburbs without going through 
downtown Chicago. While the STAR line is no longer 
being considered, the other two routes alone provide 

a unique opportunity to provide service to both Metra 
and Amtrak trains at one station. In addition to the 
ability to provide service to both train lines, the area 
is perfectly situated adjacent to major employment 
uses, such as Abbott Laboratories, that draw employees 
from all over the region. Combined with the existing 
neighboring Tollway and IL Route 176 intersection 
and the regional North Shore Bike Path, a train station 
at this location would create an ideal situation for a 
transit-oriented development (TOD) hub.

For these reasons as part of the Rondout TIF District�s 
implementation, the Village intends to develop a 
master redevelopment plan for a TOD area within the 
area of 8A. 

�is master redevelopment plan should consider 
including the elements outlined below. Figures 4F 
and 4G show an initial concept plan layout that 
incorporates each of these elements. 

A)  TRAIN STATION: 
�e principal component of the concept plans will be 
a train station that is arranged in a manner that can 
provide service to both the existing Metra and Amtrak 
lines as well as possible expansion to accommodate 
any possible new service line like the STAR line. �e 
concept plans should also provide commuter parking 
options and kiss-and-ride drop-o�/pick-up areas, 
which can also accommodate taxi cabs and ride-share 
services. An example of such of a layout is provided in 
Figure 4F. 

North Shore Bike Path 
Train Bridge

North Shore Bike Path 
parallel to IL Route 176 with 
train crossing to the south
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B)  TRANSPORTATION CONNECTIONS: 
As a potential multimodal transportation hub, the 
concept plans should include:

i)  North-South Roadway:
A north-south roadway will be paramount in order to 
provide e�cient access to and from the site. Ideally, 
this roadway will provide direct access northward all 
the way to Atkinson Road. Figures 4A, 4G, and 10B 
present examples of this roadway concept. Ultimately, 
the connection at IL Route 176 may require the 
development of a fully signalized intersection to 
accommodate tra�c demands. Key Development 
Area 8B contains signi�cant wetland areas, but the 
full extent and location of these wetlands are not 
determined. As part of future reviews for the north-
south roadway, the Village will need to study further 
the location of these wetland resources and plan the 
best roadway path that limits impacts on them.

ii)  Bus Station/Stop: 
While presently Pace Bus does not provide service 
along IL Route 176, the development of a multiple 
train line station could generate demand for such a 

route in the future. It is known that the development 
of a train station would need to accommodate shuttle 
buses from neighboring large employment uses. 
For this reason, the concept plan should consider 
accommodating a bus stop along IL Route 176 and  
onsite bus circulation movements.

iii)  Pedestrian and Bike Path Connections: 
While presently no sidewalk or bike path exists along 
the north side of the IL Route 176 right-of-way directly 
abutting area 8A, an above grade section of the North 

Shore Bike Path runs along the south right-of-way of 
IL Route 176 adjacent to the site. �e development of 
the train station will generate demands for pedestrian 
and bike path access and arrangements for these 
facilities should be represented on the concept plans. 
As discussed later in the Plan, Lake County is planning 
to extend the Middlefork Savanna trail northward 
through this area up to IL Route 137 (Buckley Road). 
�e concept plans should consider providing a location 
for this trail extension in their design.

iv) Pedestrian Railroad Crossing: 
To ensure pedestrian safety, special design 
considerations should be given for the pedestrian 
crossing of the railroad tracks along IL Route 176 and 
how passengers walk between platforms. It is preferred 
that all pedestrian crossings across the railroad tracks 
would be done at grade. Based on more in depth 
review, if it is determined that an at-grade crossing 
is not possible in a safe manner, a grade-separated 
crossing might be necessary to cross the tracks. Due 
to the existing water table from the North Branch 
�oodplain/�oodway, an underground passageway 
is most likely not possible, which leaves only the 
possibility of overhead pedestrian bridge crossings. 
Figure 4H shows examples of two types of pedestrian 
bridge crossings. �e �rst type of crossing utilizes 
American with Disabilities Act (ADA) compliant 
ramps. �is type of crossing requires more room due 
to ADA ramp slope limitations, but it is also generally 
cheaper to build and maintain than the second type of 
crossing. �e second type utilizes steps and elevators 
in order to meet ADA standards. �is type requires 
a smaller building footprint, but can be more costly 
to build and maintain due to the elevator equipment. 
Due to the design constraints associated with the 

Train tracks parallel to North Branch Bike Path

Bike Rack and Shelter example, Lake Forest Metra Station



27

area around train tracks with the North Branch 
�oodplain/�oodway, road and train intersection, 
and the multiple track lines, both types of crossings 
might be appropriate to e�ciently address pedestrian 
safety. Further review of the crossing will be needed as 
further concept plans are developed for the TOD area.  

v) Abbott Laboratories Heliport: 
As of November 2020, Abbott Laboratories has 
submitted a zoning permit request to Lake County for 
the development of a private heliport to the southwest 
of the Libertyville Fire Protection District �re station 
located along Atkinson Road. While this heliport is for 
private use only, its potential development highlights 
the transportation synergy that exists in the area 
that could help facilitate the overall development as 
described for this key development area.

C) ADJACENT REDEVELOPMENT USES: 
While the primary focus for the concept plans in area 
8A is for the layout of the train station and associated 
transportation considerations, the Village anticipates 
that the development of such a station will in�uence 
the further redevelopment of adjacent land uses at 
some point. �e concept plans may show general areas 
where additional redevelopment could occur in both 
the short-term and long-term periods, particularly 
with respect to existing land uses. �e following are 
some guideline discussions on possible land uses 
adjacent to the train station.

i) Existing Land Uses: 
�e existing adjacent heavy industrial, warehouse, 
and service land uses have developed over a number 
of years and are uniquely located compared to other 
similar uses within Lake County. In the initial phases 
of pursuing the development of a train station, the 
Village anticipates most of these existing uses will 
remain. As the train station raises the development 
potential of adjacent parcels for uses that complement 
the increased access and visibility the train station 
provides, the Village anticipates working with property 
and business owners to pursue the land uses described 
below.

ii) Commercial Uses: 
Due to the destination nature a train station creates, 
the area around such a station is an ideal location for 
retail and service commercial uses. At a minimum, 

concept plans should include retail and service uses 
that directly serve commuter tra�c, such as co�ee 
shops, cafes, convenience stores, dry cleaners, and hair 
salons/barbers. Depending on market potential and 
demand, more expansive commercial uses might be 
possible, such as restaurants and specialty shops. �e 
development of additional residential units nearby 
would also improve the viability of the quantity and 
the size of commercial uses. 

iii) O�ce/Employment Uses: 
As the general surrounding area is dominated by 
primarily o�ce/employment uses, it is logical to build 
upon these existing land use linkages. �e further 
development of these uses could be expansions of 
existing uses that would be able to provide better 
transportation access for employees and customers. It 
is also anticipated that this improved transportation 
access along with the neighboring Tollway intersection 
would allow for the development of multiple story 
o�ces, similar to what has been developed elsewhere 
along the Tollway.

iv) Residential Uses: 
�e area surrounding the site presently has limited 
residential units, which are separated and bu�ered 
from the key development area by the elevated 
North Shore Bike Path to the south and vacant 
land areas to north, and these existing residentials 
units are presently limited to single-family homes. 
A key component of TOD style development is to 
provide some residential units that will bene�t from 
the transportation access as well as provide direct 
customer support to the commercial uses. �e market 
and the Village�s planned land use character will 
determine the design and scale of the residential uses 
in the train station area. �e concept plans should 
include di�erent residential arrangements for the 
Village to evaluate and determine what might work 
best within the context of the area and the Village as a 
whole.
v)  Open Space Uses: 
As a component for destination uses like a train 
station, well-designed open space places can create 
a distinct and memorable character that enhances 
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the visibility and functionality of an area. For the 
immediate area aound the train station, the Village 
envisions focused open spaces areas that provide 
decorative green spaces that evoke the feel of a 
traditional town square. �ese opens spaces areas 
should include distinct tree planting schemes with 
decorative seasonal planting beds and characteristic 
hardscape features, such as benches, public art, 
memorials, water features, and public clocks. With the 
development of uses other than the train station, the 
concept plans should seek to add open space features 
that unify the di�erent land use areas with active and 
passive open uses. In particular, the concept plans 
should use �oodway/�oodplain areas as opportunities 
to provide natural passive open space areas linked 
together with more active recreation areas. Ideally, 
these open space uses will serve as signature pieces 
that create a memorable and distinct place within the 
Village.

While the area 8A is expected to be the main area for 
which the Village would like to develop concept plan 
alternatives with the elements as described above, 
the Village sees the potential to build upon concepts 
from 8A in area 8B, especially if a roadway connection 
to Atkinson Road is able to be developed. Presently, 
Abbott Labs owns the majority of area 8B, which most 
likely is reserved for future accommodations to expand 
the company�s facilities as needed. �e Village�s e�orts 
to develop a train station to the south may accelerate 
the viability for expansion of some of the company�s 
facilities or provide the company with an opportunity 
to work on developing the area with uses that might 
bene�t the company and its employees� needs and 
quality of life. �e Village believes the land use 
elements identi�ed for area 8A would also be viable in 
area 8B along with the potential to develop large active 
and passive open space areas adjacent to the Amtrak 
tracks. �e potential for this open space area would be 
ideal for the development of a linear park arrangement 
that can serve as a north-south gateway for the train 
station area from Abbott Labs to the north and the 
existing Village residential core to the west connecting 
via Atkinson Road. �e Village will need to consider 
the development of concept plans for area 8B as they 
evaluate the plans developed for area 8A.

 4-12: KEY DEVELOPMENT AREA 9 � ARCADIA 
ROAD AREA: 

�e Arcadia Road area is a very challenging area for 
any future redevelopment since the area is isolated 
with only a single-access entry roadway from IL Route 
176 requiring  vehicles to drive through a narrow 
old concrete archway, which was constructed over 
50 years ago for an elevated electric railroad line. To 
try to improve this old concrete structure would be 
extremely costly and alternative access opportunities 
are extremely limited due to the existing railroad 
tracks abutting the area to the north and west and 
the properties to the east being owned by the Lake 
County Forest Preserve District and by a homeowners 
association for an existing single family subdivision. 
None of these abutting areas provide readily feasible 
access options. To the west of the Arcadia Road area 
is the North Branch of the Chicago River along with 
its �oodplain area. �e proximity of the river and its 
�oodplain contribute to existing �ooding and drainage 
issues exhibited in the Arcadia Road area. Based on 
comments from area residents, �ooding and drainage 
issues have been worsening in the area in recent years. 
Due to the limited land area and con�ned nature of the 
area, the provision of adequate stormwater facilities 
to accommodate new development could be limited. 
�ese combined conditions limit expansion of existing 
uses in the area. 

�e approximately twenty (20) acre Arcadia Road 
area consists of the unincorporated homes, railroad 
uses, and a social club. Due to its general isolation 
particularly for emergency vehicle access, this area 
is best suited for maintaining the existing land uses, 
and if major structural renovations are proposed 
for existing uses, improving structures to account 
for limitations for emergency vehicle access, such as 
installing sprinkler systems or enhancing �rewalls, 
may be required. 
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Currently, Lake County under its Uni�ed Development 
Ordinance (UDO) has zoned the majority of the area 
as an R-1 Residential District, which  has a maximum 
residential density of 0.8 dwelling units per acre. Lake 
County has designated the social club property as 
GC General Commercial district. �ese designations 
would generally limit development in the area to what 
is re�ected by the existing land use pattern given the 
existing parcel sizes in the area. �e Village of Green 
Oaks Comprehensive Plan recognizes and supports 
the existing Lake County UDO zoning designations 
for this area and seeks to maintain the low-density 
development character of this area. As part of this 
Comprehensive Plan, the Village a�rms that it prefers 
that further protection of the health and safety for 
the existing and potential future residents of this area 
should be addressed through improvements to existing 
or future similarly scaled structures through measures 
such as sprinkler systems and, as needed, emergency 
access improvements solely provided northward via 
Arcadia Road. Likewise, �ooding and drainage issues 
need to be addressed to accommodate any renovations 
that might increase the impervious surface in the area 
or impact drainage ways. Of paramount importance, 
any continuing renovations, development, or rezonings 
in this area should be compatible with the adjacent 
Glenmore Woods subdivision and provide appropriate 
screening and bu�ering.

Over the years on various plans, Lake County, the 
Regional Transit Authority, and Metra have recognized 
this area as a potential multimodal transportation 
hub. �e railroad tracks around this area are one 
of only a few locations in the Chicago area where 
three railway line tracks intersect. In 1924, the area 
was also the location of the largest train robbery in 
U.S. history and has been listed as a point of interest 
in various publications. �e Village has received 
inquiries about the potential to host train watchers 
and events oriented to them, and it was noted that 

some of train watching and photography are already 
occurring in the area by various individuals. �ese 
train watching activities raise concerns for the safety of 
these individuals and possible impacts on the existing 
neighborhood character. A possible option in this area 
could be the development of parking areas and train 
watching platforms where visitors could safely watch 
and photograph trains and that would be designed to 
respect the character and land uses of the area. �e 
potential for such uses would need further review and 
study before being considered.  

 4-13:   KEY DEVELOPMENT AREA 10 � THE 
SHERIDAN & HILL TOP COMMONS AREA: 

As identi�ed in the previous Plan update, the Village 
had sought the redevelopment of the approximately 
forty (40) acre former Hill Top Sanitarium property 
as a key objective to bring new vibrance to an area 
that was su�ering from blighting conditions. �e 
Village speci�cally established the Rondout TIF 
District as a tool to be able to leverage private 
investment to redevelop this area. As mentioned at 
the beginning of this Plan, the Village was successful 
from the initiation of the Rondout TIF District to 
attract developers to redevelop the property with 
the Sheridan senior living facility and the Hill Top 
Commons commercial development. For the most 
part, the Sheridan development has been completed 
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with only a few independent-living townhomes le� to 
be built. �e Hill Top Commons development at this 
time only has one of its four buildings constructed. �e 
Village intends to monitor and continue pursuing the 
completion of the full developments as approved.  �e 
Village hopes the success of the development will spur 
further development as discussed for adjacent Key 
Development Areas. 

4-14:   KEY DEVELOPMENT AREA 11 � NAGEL 
COURT & ADJACENT AREAS:

As part of the Rondout TIF District, this approximately 
thirty-�ve (35) acre area consists of a variety of o�ce 
and employment uses along with a commercial 
self-storage warehouse. �e area has developed 
incrementally with very limited coordination in terms 
of overall design in terms of layout and development 
character. �is condition is especially prevalent for 
the western most buildings bordering the railroad 
tracks, which have wide open curb cuts along IL Route 
176, di�erent styles of architecture, uncoordinated 
parking arrangements, and no landscaped areas. �e 
Village foresees the ability for portions of this area 
to be redeveloped in a more uni�ed manner with 
new uses that maximize the locational advantages of 

the area and facilitate the Village�s goal to eliminate 
blighting conditions present. Redevelopment e�orts 
in this area, however, will require favorable market 
conditions that would encourage a developer or a 
business owner to acquire and consolidate multiple 
parcels and prepare them for redevelopment. �rough 
its Rondout TIF District tools, the Village is positioned 
to assist such redevelopment e�orts provided that this 
new development will be able to pay back in returns 
the investment assistance the Village provides. From 
this perspective, the Village would ideally support land 
uses that increase both the property and sales tax base 
of the Village and limit the service demands on the 
area�s governmental jurisdictions.

4-15:   KEY DEVELOPMENT AREA 12 � NORTH 
OF IL ROUTE 176 BETWEEN BAYONNE AVENUE 
& IL ROUTE 43: 

�is area consists of a strip of homes between 
Bayonne Avenue and Adelphia Avenue and the 
commercial uses on the northeast corner of IL Routes 
43 and 176. �e Lake County Regional Framework 
Plan currently depicts the homes for future retail/
commercial uses. �e Village wishes to incorporate 
this area and to guide its future use in conjunction 
with its redevelopment e�orts to the west. �e Village 
anticipates that the homes will most likely remain for a 
number of  years, but it also understands the potential 
for the redevelopment of these parcels with home 
occupation or commercial uses. Ultimately, the Village 
hopes any reuses of these lots will build upon the 
synergy created by development to the west.

�e Sheridan Senior Lifestyle Community

Hill Top Sanitarium during demolition
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