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CHAPTER 1
INTRODUCTION

This comprehensive plan for the Village of Flossmoor is the culmination of significant
studies and discussion that have been underway for the past several years. The last comprehen-
sive plan was prepared and adopted in 1961. ~At that time large areas of the Village were un-
developed. - In the twenty-five years since that plan was completed large areas of neigh-
borhoods such as Heather Hill have been developed with new homes. New condominium com-
plexes were constructed. New businesses such as the Flossmoor Commons were built. School
enrollments were expanding then began declining. Park sites were acquired and developed.
New public buildings, such as the Village Hall were constructed. The Library rehabilitated
and expanded its facilities. And, finally, Lake Michigan water was brought to the Village.

More than a decade ago regional planners projected that Flossmoor would grow to over
12,000 people during the 1980's. One major development on the land known as the Meinheit
farm was to have housed over 2,000 people. However, the national and regional economies
slowed in growth. With the rise of interest rates to historic highs for residential and commer-
cial construction, the pace of growth slowed. By 1980 Flossmoor had 8,423 residents (about
2,000 families) and the only significant amounts of vacant land were on the west side of the
Village. Much of that land is still unincorporated.

Some of the significant characteristics of the population in 1980 were as follows: al-
most 9% of the people were over 65 years of age; the minority population was 7.4% and the
black population 3.5%; over 50% of the labor force was in managerial and professional
specialties; the mean household income was $58,737; and 34% of the workforce commuted to
the central city. .

The census also showed that of the 2,785 dwelling units 15.2% were multi-family
units. These multi-family units are concentrated on the fringes of the central business district
and in the southwest along Governors Highway.

During the last several years it became apparent to Village officials that while the Vil-
- lage was not growing rapidly in population, there was still the need to do significant amounts
of planning work. The Village had become attractive as a site for new retail business and of-
fice development. There are still large areas of vacant land to the west. The basic infrastruc-
ture system--water mains, sanitary and storm sewers, storm water detention facilites, and
streets--require important decisions to be made about future investments. The Village commis-
sioned major studies relating to streets and traffic, the sewer system, the water system and
storm drainage. These studies were analyzed and distilled into a proposed capital improvement
program by the Manager's office, and the Planning Commission developed a series of land
development policies. The end result is this comprehensive plan.

The plan is organized and divided into the following major sections:

The land use plan—map and narrative

Land development policies

Economic development goals

-Thoroughfare plan and transportation policies : -
The capital improvement program g

The Comprehensive Plan will guide the Planning Commission in its recommendations,
and the Board of Trustees in its decision making for the future of Flossmoor. '
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~ CHAPTER 2
LAND USE PLAN

Introduction

One of the major purposes of a comprehensive plan is to guide the private and public
"development of land. Land use plans and policies help the community determine how it will
develop over a long-range period of time. While development takes place on a parcel-by-
parcel basis and Village officials are required to pass judgment on particular developments at
particular locations, it is highly desirable to have a general policiy on land development that
will guide this decision-making so that new development: is compatible and harmonious with
existing development, is developed to high community standards and is served by the ap-
propriate public utilities and street system so that we arrive at a harmonious and efficient Vil-
lage development pattern.

Developing, discussing and adopting land use plans and policies provide an opportunity
for Village officials and the community as a whole to think about the future of the Village in a
comprehensive way without the immediate pressure of a particular development proposal. The
_process enables the Village to decide how it wants to develop and where certain kinds of land
uses--such as residential areas, retail business, offices, and public uses--should be located and
at what scale and intensity of development. The process of developing a plan.enables Village
officials, administrators and citizens to blend and balance policy and technical factors. For ex-
ample, while Flossmoor is predominantly a residential community, it also nesds and desires
business services. Business centers must blend into a residential community so that business is
a good neighbor with adjacent residential areas. At the same time new development--whether
business or residential--requires adequate water and sewer service, access to streets that can
handle the traffic, and must also take into account, depending on the location, protection from
flooding and storm drainage problems. A land use plan and policy statement can provide a use-
ful benchmark against which to judge particular development proposals.

Developing and implementing land use policies in the mid-1980's is not particularly an
easy job, if it ever was. Given the uncertainties of the national economy and the local real es-
tate market, development trends are by no means clear. For two or three decades following
World War II suburban planning was essentially a process of getting ready for and accom-
modating a booming economy, expanding families, and population growth. The national and
regional economies of the mid-1980's, however, are far less predictable. Today we experience
large fluctuations in interest rates, energy costs, and economic development.  Plans for
projects are prepared, discussed and approved, and don't get started. Or, they get started and
do not get completed at the rate originally projected. One year there may be a strong market
in single-family construction and the next year only multi-family units are being built.

With this type of economic situation some people may wonder whether it is possible to
plan at all. Not only is it possible, though difficult, but it is essential. However, the kind of
planning that must be done cannot be rigid and precise because no one can predict exactly how
development may occur in the future. Thus, what is needed is a flexible approach that tries to
keep a community's options open. This land use plan and set of policies attempt to set a
general framework for future development for Flossmoor. There are two componentsto the
Village's plans for future land use development: (1) a land use map, which shows the general
locations for future land development. It should be noted that while lines must be drawn on a

map, there is no effort to set precise boundaries on a parcel basis; (2) a set of land develop-

ment policies that provides guidelines for the Planning Commission and Village trustees when

particular development proposals are madé. These policies deal somewhat with Iocation prin- - :
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ciples, and more particularly with standards for develop_ment. These policies are further
developed and refined in the standards contained in the Zoning Ordinance, Land Subdivision
Regulations and Appearance Code.

A Critical Tand Development Issue: Storm Water

Contending with storm water in Flossmoor is such a critical issue that any land develop-
ment proposal must deal with it as a high priority to be considered at the beginning, not as an
afterthought. Thus, the land use plan, in contrast with land use plans in other communities,
specifically identifies the general locations of the storm water detention basins that were iden-.
tified in the 1984 study by the Donohue Company. These sites must be interpreted for general
location only. Precise designations and boundaries can be made only after a detailed engineer-
ing study.

The land use map, which accompanies this narrative, will be described by separate

geographic areas beginning with the Sunnycrest area, moving more or less clockwise around
the Village. ‘

Sunnycrest and The Triancles

The area generally known as Sunnycrest provides the most important.future develop-
ment potential for the Village. The area is generally bounded by Flossmoor Road, Kedzie
Avenue, Vollmer Road and Crawford Avenue. This area includes the two triangles created by
the intersections of Kedzie Avenue and Governors Highway.

The land use plan for this area deals with the policy issues relating to development of
vacant and partially developed land. Some of this land is still unincorporated territory.

The major undeveloped portion is the 138 acre tract known as Meinheit Farm. During
the past twenty years there have been two development proposals for this which did not
materialize. In August of 1989 the property reverted to R-1 Single Family residential in accor-
dance with the terms of the 1975 annexation agreement.

The Plan Commission believes that the farm site has great potential, but the parcel must

be carefully planned so that the entire parcel is developed under a unified plan of development.
Such unified development would be assured, for example, if a single use occupied the entire
site. If such a single use did not materialize, the importance of a comprehensive site plan for
several uses is a critical factor. The Plan Commission would not wish to see the site
developed with a fragmented ownership, multi use pattern, that lacked a clear sense of develop-
ment timing and development staging. A demonstration of economic feasibility would be an
essential prerequisite. If portions of the site were developed and other portions vacant in a
checkerboard fashion, the end result would be undesirable. Given that the parcel is bordered
on two sides by single family uses and that streets go through residential areas, a high quality
site plan that protects the area is essential.

' The land use plan also shows that the farm would require a detention basin of ap-
proximately 5.7 acres. N -

! Note: The sizes of all detention basins are taken from the Donohue Report. These could be

- Jlarger or smaller when actually developed since the number of acre feet of detention can be ac-
~ commodated with various depths, depending on design. -

: 3‘7




The entire Sunnycrest area is bounded by major arterial streets, which are potential loca-

tions for higher intensity development. Both apartment and office projects are located or un-
der construction on the west side of Kedzie or Governors Highway. - “The land use plan
proposes that this general development trend be affirmed with the policy that such development
is encouraged along these two arterials. The plan proposes that retaik uses be concentrated in
the southern triangle, bounded by Governors, Kedzie and Vollmer Road, and that no retail
uses be encouraged or permitted on the west side of Governors Highway, or Kedzie Avenue
north of the intersection with Governors Highway. The reasons for this policy are that the
north triangle is currently multi-family residential, and that the land immediately to the west is
entirely residential along the east-west strests. The present multi-family developments and
new office developments would provide a better transition in land uses.

The land plan designates the entire southern triangle as retail and business use. In addi-
tion to the number of existing commercial uses, such as the Flossmoor Commons and the Com-
munity bank, a number of plans for additional development have been planned, approved or
under consideration. The plan calls for two physical facilities that require the cooperation of
developers: (1) a 1.7 acre detention basin; and (2) a system of interior drives that will func-
tion as local streets to prevent excessive numbers of driveways on the arterial strests.

The land use plan for this area must also deal with the fact that there are three major
condominium projects that remain uncompleted, in comparision to the original development
plans. The Tamarac Condominiums were originally planned to extend west of the present loca-
tion. The Chestnut Hill development is only about ‘half completed. The Baythomne develop-
ment is less that 20% completed. Given these incomplete projects, the Village should be reluc-
tant to consider multi-family projects anywhere else in the Village, until the market changes.
It should also be noted that each of these projects involved a proposed detention basin in the
Donahue report. ‘

The area immediately south of the farm was annexed to the Village during 1988 - 1990.
This area is now known as Southwest Flossmoor to distinguish it from the unincorporated sec-
tions of Sunnycrest. This area is generally bounded by Meinheit Farm on the north, Central
Park Avenue on the east, Vollmer Road on the south and Crawford Avenue on the West. The
Economic Development Committee has reported that this arez offers the' most potential for
development of a non-residential tax base for the Village. The land use plan calls for a com-
bination of office and commercial uses in this area. However, it should be noted that it is
believed that there is limited opportunity for major new commercial areas in the South Sub-
urbs. The preliminary report of the Sunnycrest Neighborhood Development Plan stated that
there is "limited potential for retail development” in the Village. Tt is recommended that any
retail development be very specific and/or designed as part of a greater development (i.e. an
office park). It is anticipated that the corner of Vollmer Road and Crawford Avenue will offer
the most potential for this type of limited commercial development.

The northern boundary of this neighborhood area is largely developed on the south side
of Flossmoor Road with single family residential uses. The plan proposed maintaining the
residential character of Flossmoor Road.

The entire "interior” area of Sunnycrest, presently unincorporated, is predominately
Single Family development on very large and especially deep lots. A number of years ago
some of the homes needed increased maintenance. While no formal survey has been taken, it
is the impression of observers of the area that many of the properties have been improved and
maintenance significantly increased. ' .




The Village recently departed from its long held policy of not forcibly annexing

- property. This step was taken only to protect what the Village held to be its interest. The Vil-

lage felt that it must be in a position to control and benefit from the growth that is anticipated
to occur in Southwest Flossmoor.

The Village assumes that, as development pressures increase and the amount of vacant
land within the corporate boundaries is developed, all of Sunnycrest will eventually annex to
the Village. The land use plan recognizes this. The land use plan sees the potential for some
additional resubdivision. This land was studied before the adoption of the 1981 Zoning Or-
dinance. At that time, jt was determined that numerous lots have depths greater than 300 fest
and some as much as 600 feet. There is the potential, if landowners desire, to create new
streets and frontages (similar to local street plans adopted for Southeast Flossmoor) so that lots
of approximately 20,000 square feet could be created. The Zoning Ordinance residential dis-
trict R-3 was designed for this potential development. .

The land use plan also designates a number of detention basins, not previously men-
tioned, in locations on Kedzie Avenue; north and south of 192nd Stregt, east of Central Park
Avenue; immediately west of Tamarac and north of 198th Street near Crawford Avenue. In
the event of residential development in this area, the concems of the Park District for recrea-
tional land and possible nesds of the School Districts should be considered.

A word of caution is in order regarding the Jand fronting the major streets of this area
(except Flossmoor Road)--there are approximately 1-1/3rd miles of frontage of land that the
real estate industry, developers and communities consider as being potential retail, office and
multi-family development sites. This is a very large amount of land and no one can predict the
proportion of it that will develop in the future over any given period of time. Generally such
Jand is the subject of sales, consolidations and speculation. The Village needs to be prepared
to study each development proposal with particular emphasis on how it relates to the general
development pattern along a particular frontage, and needs to exercise great care in site plan
details relating to adjacent uses.

~The land use plan contains one site for public use--in the vicinity of the southwest cor-
ner of Flossmoor Road and Kedzie Avenue is a site owned by the Village which is con-
templated as a future Public Works Department facility. “In addition, there is a demonstrable
need for an elevated water storage facility to provide the Sunnycrest area with adequate water
pressure and volume for domestic and fire fighting purposes. The northeast comer of the
recently annexed area is the highest point in Sunnycrest. This fact makes it the most logical
general location for elevated storage. However, due to issues of timing and sequencing, the
Village may wish to consider other appropriate locations for this facility. '

Highlands - High School

’Ihe: land area generally bounded by Governors Highway, Flossmoor Road, Crawford .

Avenue and the Homewood and Hazel Crest municipal boundaries is an area predominantly
residential, with significant open spaces--the Cherry Hills Country Club and the Homewood-
Flossmoor High School site. The western portion, generally known as the Highlands neigh-
borhood, was platted before being annexed to the Village of Flossmoor. Consequesntly, many
of the lots are smaller than the Flossmoor average. The neighborhood has developed as a
-pleasant residential area and the Planning Commission has adopted a policy of encouraging lot
consolidations so that individual residential sites are generally larger than the original one. -
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Except for a few scattered vacant parcels, the only remaining.vacént land is a strip of
lots on the east side of Crawford Avenue north of Flossmoor Road. The plan designates this

- for single-family residential use. - -

Because the area was platted before annexation, there are also some utility and street
issues that will need to be addressed in the future. For example, the western part of the area is
presently served by public sewer, but relies on private wells for water supply. At some time
in the future the residents may wish to cooperate with the Village to bring public water sup-
plies to the neighborhood. In addition, the streets were never built to the standards currently
contained in the land subdivision regulations, and some residents have expressed concerns
about long-term maintenance and potential improvements.

The Cherry Hills Country Club is used for open space as a golf course. It also func-
tions as an important detention storage area. Not all of the Country Club is within the
municipal boundaries of the Village. The west side of Kedzie -Avenue is also the site of the
Homewood-Flossmoor Park District Maintenance Center. The entire area is designated as
open space in the land use plan.

The Homewood-Flossmoor Community High School is a major size facility. The high
school has studied its enrollment projections and has determined that the North Building will
not be needed for high school purposes if present enrollment trends continue. The district
plans to gradually use the facility for other educational purposes, not conducted by the district,
on a lease basis; thus, solving a potential reuse problem for the community.

The Homewood-Flossmoor Park District Ice Arena is located on Kedzie Avenue., The
Donohue engineering report on storm water improvements identified it as a site that should con-
tain a curb or berm to control flooding.

The only land presently largely undeveloped is a strip of approximately 300 fest by
1,200 feet between Govemnors Highway and Kedzie Avenue. Two facilities—the Calvary
Temple and the South Suburban Jewish Community Center--use only a portion of their own
parcels. The majority of the land to the west is held in other ownership. The land use plan
calls for it to be developed for single-family residential use. In addition, the Village
cooperated with Homewood planning officials when an area in Homewood adjacent to the site
was developed. There will be a local street connection provided.

In order to alleviate storm water drainage problems, the Donohue report has also

proposed the construction of new pipes or culverts, both within the site of the high school and
connection to the neighborhood east of Governors Highway. :

Old Village North

This neighborhood is bounded by Heather Road on the north, Sterling Avenue and the
ICG on the east, Flossmoor Road on the South, and Governors Highway on the west. It is a
neighborhood that is developed and contains some of the earliest homes constructed in the Vil-
lage. The entire area, except for several public sites, is designated in the land use plan as
single-family residential. (Note: The downtown area will be discusssed below.) -

The neighborhood is the site of the Junior High School, the Leavitt Avenue School

. (recently purchased by the Park District) and the former Public Library, which will be.used as

a church.




The Village ‘Public Works Department has a facility on Sterling Avenue at Wallace
Drive. It is used for equipment and material storage, contains a residential structure now used
as an office; and a water storage facility. The Village will need to carefully study this site at
the time it proceeds with plans for the new Public Works facility on Flossmoor Road. The
facility is in the middle of a residential area.

This neighborhood has some storm water problems. The Donohue report recommends
a 24-inch pipe or culvert to be constructed between Brumley Drive and the high school. In
addition, portions of the Leavitt School site are identified as detention basin and new curb or
berm construction is suggested for the Junior High School area.

The Park

The Park is the neighborhood generally defined by the Homewood municipal boundary
on the north, Dixie Highway, Flossmoor Road and the ICG Railroad. This area is largely
developed and contains a number of attractive public and community facilities such as the West-
em Avenue School, Flossmoor Park, the Montessori School, the Flossmoor Church and the
Community House. There is also a water storage facility on Western Avenue. The neigh-
borhood is entirely developed and the plan designates the area as single-family residential,

The neighborhood has two distinct residential density patterns. Generally, the zrea
south of Vardon Lane contains large lots and house, while the area to teh north contains
smaller lots. Over the years, there have been some lot consolidations in the northem part of
the neighborhood. However, some of the small lots have created cases for the Zoning Board
of Appeals relating to such things as garage construction and room additions. If any sig-
nificant number of cases of this type occur in the future, the Zoning Board of Appeals and the
Planning Commission may want to study the Zoning Ordinance and develop techniques to help
alleviate such problems, while maintaining density and coverage standards.

The storm drainage study identified a 2.8-acre detention basin in Flossmoor Park. In
addition, the study recommends a 42-inch pipe or culvert connecting this neighborhood and teh
Idlewild Country Club. '

Southeast Flossmoor and Dartmouth ) -

The Southeast Flossmoor neighborhood is the entire southeast portion of the Village on
both sides of Dixie Highway, north of Vollmer Road and east of Western Avenue. It is an
area of a variety of housing types and lot sizes. Lot sizes vary from about 15,000 square feet
in the vincinity of Tina Lane to several acres along Cambridge Avenue. It has been an area
experiencing some new home construction, street improvements and some resubdivisions.

The land use plan calls for the entire neighborhood to be a single-family residential
area, except for the northeast comer of Vollmer Road and Dixie Highway, being developed
with offices. The business use at the Nelson Garden Center has been shrinking as recent replat-
ting requests have been submitted to convert the land to residential use along Lynnwood Court.
This business is a legal nonconforming use.

Because of the variety of lot sizes in the neighborhood, there have been efforts in .

recent years to resubdivide some of the very large lots into smaller parcels that are more typi-
cal of todays's land economic market. Thus, the Planning Commission has continued its .
policy of adopting minor street plans, as it did a decade ago, for the Tina Lane area. It has a
plan for minor streets in the-area’ of Princeton and Comell Roads, and Hanover Lane. The
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policy is not to require resubdivision, but rather to provide a strest plan if private property
owners desire resubdivision. Most recently, the Planning Commission studied and filed a con-
ceptual street plan for the area west of Dixie Highway north of Knollwood Drive, in the event
there is interest in resubdividing. - - : )

Street access has besn improved in this neighborhood with the improvement of Prin-
deton Road through a special assessment. There are a number of public or private streats in
this area that are not built to current standards. Because there may be interest in the future in
reconstructing these streets (either as private or public) the Village recently amended the land
subdivision regulations to provide standards for a new residential street classification called a
"Lane", together with right-of-way and construction standards.

Access from this neighborhood to the rest of Flossmoor also was recently improved
with the construction of a bicycle path and bridge over Butterfield Cresk.

Butterfield Creek presents some serious storm water and land development problems.
As Butterfield Creek overflows its banks on a regular basis, damage to residential properiy oc--
curs and significant problems of public access on public strests presents safety problems. The
Village is currently cooperating with other public officials in the south suburban area, trying to
identify area-wide and long-range solutions to flooding. The Donohue engineering report iden-
tified several detention basins: a 1.9-acre site east of Dixie Highway and two sites, 3.7 and
1.3-acres respectively, on the Flossmoor Country Club. In addition, the engineering report
identifies numerous pipes or culverts to be constructed within southeast Flossmoor, connecting
to the Idlewild Country Club, and connecting to the Flossmoor Country Club.

The flooding problems of this neighborhood are caused by the overbanking along But-
terfield Creek during heavy rainstorms. The Village has been very cautious in approving
development. The Village also feels that cooperation with upstream communities is necessary
to solve the problems. The planning and development process is becoming more sophisticated
as the Village learns more about the water flow characteristics and upstream runoff,

- The Southeast Flossmoor area also contains the abandoned Flossmoor sewage treatment
plant currently used by the Public Works Department for some material storage.

The entire Flossmoor Country Club is designated on the Jand use plan as open space--
recreation--detention use. However, as land values increase, there may be some requests for
development on parts of the country club. If such requests occur, the Village will have to
develop detailed land use policies for the site.

Old Village South and Golfview

This area of Flossmoor is located south of Flossmoor Road, west of Western Avenue,
north of Vollmer Road, and with the ICG Railroad tracks as it westem boundary. The area
contains many lovely homes, a mixture of old and new. It is also the site of the Irons Oaks
Park, a beautiful wooded area adjacent to Butterfield Creek. '

This neiéhborhood is almost completely developed with medium-sized lots generally
- north of Brassie Avenue and a mixture of large- and medium-sized parcels to the south.

The land use plan designates the entire neighborhood as single-family residential. -




One of the problerﬁs in parts of this neighborhood is storm drainage and flooding relat- —

ing to the overbanking of Butterfield Creek as discussed above. The Donohue enginezring

- report recommends new pipe or culvert in the vicinity of Brassie Avenue and Second Private
Road. )

Heather Hill

The Heather Hill neighborhood bounded by Flossmoor Road, the ICG Railroad,
Yollmer Road, Kedzie Avenue and Governors Highway is almost completely developed except
for lots along platted streets in the very south portion of the development. “The neighborhood
was developed according to a Jong-range plan of the developer and the Planning Commission
that goes back over a decade. The neighborhood includes the Flossmoor Village Hall, Village
Artists, the Infant Jesus of Prague Church and School, the Heather Hill Grade School, Heather
Hill Park, and a Village reservoir and pumping station.

There is a vacant parcel still remaining at the northeast comner of Vollmer Road and
Kedzie. The Planning Commission has considered the site a number of times in its planning
for the Heather Hill area, because of the potential desire to develop it with business use.
However, the Planning Commission has on file a conceptual plan that shows the site can be
developed with single-family residential lots.

The land use plan designates all land in the neighborhood,except the public sites, as
single-family residential. :

The Donohue engineering report suggests several storm water improvements for the
area adjacent to the ICG Railroad. One is a 1.9-acre detention basin to the northeast of
Lawrence Crescent; and the second is a 1.5-acre detention basin in the vincinity of Kathleen
Lane and Harolds Crescent as they meet Lawrence Crescent. In addition, new pipe or culvert
systems are proposed along Berry Lane south of Bob-O-Link Road, Scott Crescent and
Lawrence.

Downtown

For a relatively small Jand area, downtown Flossmoor is a complex site. There are a
number of complementary and competing uses and activities. Downtown now contains such
uses as: retailers such as the bakery, drug store, jewelry, fumiture, and clothing; service
businesses such as a barbershop, video rental store, and a travel agency, governmental and
public services such as the Post Office and the Library; and service businesses such as in-
surance and real estate.

All of these businesses have but a limited amount of parking. Potential future uses will -

always be limited to those uses that can survive and prosper with short-term, high-turnover
parking.

In addition to the retail and service functions of downtown Flossmoor, it also serves as
a major transportation hub with the ICG-RTA Railroad Station. Commuters, whether on foot,
by car, or by bus, at times compete for very limited space. But this pedestrian traffic also
helps downtown business and also is a key ingredient of convenient library service.

The parking problem in downtown is less an issue of the total quantity of parking, than
it is an issue of the type and location of parking. That s, most of the on-street parking is very
limited in numbers for the retail and service uses. However, -the Village has been pursuing
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programs to increase parking services downtown for a number of years in order to ensure an
adequate guantity and type of parking. For example, the Village has a program whereby
spaces on the west side of the Iibrary and west of the Civic Center Building can be rented by
businesses. The library parking lot, in addition to serving the library, also has available park-
ing at all times except between 3:00 a.m. and 8:15 a.m. The north commuter lot is divided
between monthly fee parking for merchants and commuters. Residential streets surrounding
the downtown have parking regulations that prevent commuter parking. Given that there is no
additional vacant land in the downtown area, the Village parking allocation policies will be the
key ingredient now and in the future to providing parking for all competing uses.

The Commuter Lot South parking facility will be a reconstructed, public parking lot.

The train station itself will be completely reconstructed by the RTA. Included in the
improvements are the platform, warming house, gatehouses, and the north pedestrian passage,
a facility that floods on a relzatively regular basis.

Two significant public and public-private improvements have been made to the
downtown in recent years. First, the new Library provides an attractive public service in a
key location. Second, the public-private improvements of the sidewalks, street furniture,
strest lights, and landscaping have added immeasurably to the physical appearance of
downtown Flossmoor.

The Appearance Commission and Village officials are working toward a downtown
sign design policy, wherein the Village and merchants cooperatively determine the types and
structures of signs that will be used in the future. When a design policy is developed and
implemented over a period of time, yet another important link in downtown Flossmoor's ap-
pearance as an attractive business area will be added.

Storm water flooding is also a problem in downtown Flossmoor under the viaduct. The
Donohue engineering report has pointed out that solving this problem will be difficult because
of the limited pipe capacities and potential backwater from Butterfield Creek. The report
points out that the solution of a storm water pumping station at the viaduct that would pump to
a proposed detention basin in Flossmoor Park would be relatively expensive.

A long-run problem that may have to be faced in the future is that some of the
downtown Flossmoor buildings are aging. Many were built decades ago and, therefore, re-
quire, as all older buildings do, increasing maintenance costs. Many of the businesses in
downtown Flossmoor are relatively small, sometimes new, and have limited capacity to pay
rents. In fact, the recent study of downtown signs showed that the cost of new signs is a sig-
nificant investment for many of these businesses. There is a direct relationship between rental
income and the amount of funds available for maintenance in any rental structure. This could
be a problem over the long-run if downtown Flossmoor does not attract viable businesses.

There are a number of businesses along the north side of Flossmoor Road to the west of
Douglas. The land use plan proposed that this area not be extended any further and that the
business area be confined to its present boundaries.
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- . CHAPTER3 -
LAND DEVELOPMENT GOALS, OBJECTIVES AND POLICIES

The land use plan can be expressed only in part on a map. As a graphic device, the
map shows how various geographic parts of the Village should be developed in the future ac-
cording to land use classifications.

A map, however, cannot provide the detailed guidance on specific parcels when build-
ings are proposed to the Village. The policies listed below have been developed by the Plan-
ning Commission to help make better development decisions. (Specific site plan requirements
are also contained in ordinances related to zoning, land subdivision, flooding, storm water
detention and appearance.) These policies are divided into cateoones covening general land
development, residential development, commercial land, and public land and buildings.

General Land Development Obiectives and Policies

Objectives:

- Provide for the use of land within the Village of Flossmoor and within those areas
likely to be annexed in a manner that will stimulate rational, orderly, and balanced
development in accordance with recognized planning, deswn and construction prin-
ciples, thus providing a quality environment for all present and future Village residents.

- Ensure that land development compliments natural resources; is serviceable by the
necessary utilities, adequate transportation, and other urban systems, incorporates high
standards of design and construction; and provides for the logical and compatible
development of property in accordance with overall community needs and preferences.

Policies:

- Permit land development where surrounding uses of land are compatible and where the
Lo proposed development will not be injurious to the value, use, or enjoyment of neighbor-
Ing properties.
- Restrict Jand development in flood plains, or on poor soils to prevent development that
might be detrimental to the public's health, safety, or welfare.

= Authorize only land developments that will have adequate water, natural gas, and
electric utilities; waste water collection and storm drainage systems; fire and police
protection; and traffic circulation system.

- Encourage planned unit developments to achieve a more satisfactory utilization of land
than is possible under standard zoning and subdivision controls, and to achieve continu-
ing Village control of land use changes within planned developments.

- Identify parcels of land that contain unique natural resources, are prone to flooding, or
_ are in other respects "envu:onmentally fragile”, and attempt to protect these propernes
from changes in use.




- Channel major new growth to those ‘areas where the necessary investment in pub'lic im-
provements has already been made unless overriding benefits to the Village or a
_favorable fiscal impact are documented. A

Residential Land Development Objectives and Policies
Objective:

- Maintain the predominantly single-family character of the community, while preserving
the present diversity of housing styles, price ranges, and residential opportunities.

Policies:

- Support conditions which encourage homeownership, but which will protect rental op-
portunities in those locations where the community desires to preserve or encourage
apartment units.

- Maintain a balance of the Village's housing stock so that multi-family housing makes
up between ten and fifteen percent of the total housing stock.

- Encourage new single-family subdivisions to be developed with lot sizes of 20,000
square feet or more. Encourage new multi-family developments to be built at a density
of no more than ten units per acre.

- Maintain and encourage quality residential construction by pursuing high standards and

=

providing strict enforcement.

- Encourage programs that support the conservation and rehabilitation of the existing
housing stock. i

- Prohibit intense vehicular traffic from penetrating existing residential areas.

- Plan land uses adjacent to arterial streets to minimize harmful effects of traffic on
people utilizing adjacent land. - :

- Encourage quality architectural design in all new development or exterior remodeling. -

- Promote landscaping with native or naturalized vegetation within public rights-of-way
and on private property to control water erosion and dust, absorb atmospheric pol-
lutants, and create a pleasing visual environment. "

- Encourage quality site planning.

- Protect residential areas from harmful impacts by examining land use compatibility of
all proposed developments, and by requiring appropriate buffering and landscaping.

- Develop neighborhood development b]ans for areas undergoing development._
- - Where the ownership of a number of i)roximate vacant parcels is fragmented, exercise
planning initiate in preparing preferred street paterns and lot configurations. ~ -




Resist isolated reductions in lot sizes where new lots will be created that are smaller
than adjacent lots in the same subdivision, and discourage attempts to develop substan-
dard parcels. - o ) :

Encourage lot consolidations where larger parcels are required to meet minimum stan-
dards or where the large parcel affords opportunities for better architectural design
and/or site development.

Monitor the condition of all housing and adopt and enforce appropriate standards to
counteract any evidence of deterioration or instability. ‘

Commercial Land Development Objectives and Policies
Objective:

Encourage the development and maintenance of stable, attractive, and appropriate com-
mercial activities and supporting facilities by creating a favorable business environment
that will attract and retain those uses that meet the needs of community residents.

Policies:

~ residences for home occupations

Adopt special regulations governing the central business area that recognize the unique
characteristics and nesds of that neighborhood as contrasted with other commercial dis-
tricts.

Support programs and activities that will strengthen retail znd service uses within the
central business district.

Discourage development that requires public services in excess of the financial return to
the municipality.

Where possible, continue free, time-limit on-street parking to encourage patronage of
local commercial establishments. ‘

Continue the containment of commercial uses to selected locations where adequate
utilities and circulation systems are available or can be made available.

Encourage planned business centers, integrating ingress and egress from commercial
areas to major streets. :

Require a high level of planning and design in the improvement of existing commercial
centers and in_the development of visually attractive new centers, including adequate
off-street parking and loading facilities, compatibility to adjacent land uses, conserva-
tion of Jand, landscaping and other amenities.

Limit commercial signs in size, height, location, and appearance to those necessary for
reasonable identification of business establishments. :

‘Encourage low-density office development as a transitional use between residential
_development and more intensive commercial uses. '

Discourage the conversion of residential buildings to commercial use and the use of

borhood in which they are located. s
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that are incompatible with the residential neigh-




Minimize the adverse effects of noise, lighting, storm water drainage, pollution and traf-
fic on residential environments through proper siting, design, screening and landscap-
ing of commercial developments. -

Require deceleration and/or acceleration lanes where needed to avoid reducing traffic
flow capacities of arterial streets. : )

The Planning Commission may require a letter of opinion from a qualified traffic en-
gineer regarding the expected traffic impact and adequacy of design decisions for on-
site and off-site vehicular circulation.

For new commercial developments involving changes to the zoning map, the Planning
Commission may require testimony by marketing specialists and financial analysts con-
cerning the need for proposed business uses and the market to be served. '

Public Iand and Buildines Obijectives and Policies

Objective:

-

Develop and maintain publicly owned and operated land and buildings to assure high
quality development that will: enhance the Village's appearance; provide public serv-
ice with minimal adverse impact on adjacent land uses; and, provide ways for adaptive
reuse of land and buildings no longer used for public services.

Policies:

-

-

Review, through site plan review procesures of the Zoning Ordinance, public develop-
ments with the same care as with review of private development.

Encourage adaptive reuses of public buildings that balance the fiscal need to sell or
lease unneeded facilities with the goal of preserving high quality neighborhood
amenities. :




CHAPTER 4
ECONOMIC DEVELOPMENT GOALS

The Village established the Economic Development Commission to help officials study,
discuss, and arrive at decisions that help the community become 2n attractive place for busi-
ness investment. Economic development helps the community by providing services to resi-
dents (thus keeping tax dollars at home), and helping develop 2 more balanced tax base neces-
sary to pay for public services.

The Economic De\}elopment Commission adopted the following goals:

!

Develop a program that sets priorities and targets activities for promoting Vil-
lage economic development.

Develop a public relations and information program that will promote
Flossmoor to executives who make location decisions.

Study the legally viable and locally feasible public finance and taxation tools
that create incentives for business to locate in Flossmoor.

Maintain and improve public service and facilities that contribute to the quality
of life in the Village so that Flossmoor remains a high quality residential com-
munity that is attractive to businesses.

Develop a public and governmental awareness and acceptance of the importance
of economic development, and build the capacity to deal with new or potential
businesses in an efficient, cordial atmosphere.

Develop a program of public and private activities that will help Flossmoor
retain the businesses that are already in the community.

15




- CHAPTER 5 - B
THOROUGHFARE PLAN AND 'iRANSPORTATION POLICIES

Thoroughfare Plan

The Village of Flossmoor, as but one community among many in the south suburban
part of the metropolitan area, has developed plans and policies relating to both its own internal
needs and to its role in serving regional transportation needs. A number of major roads and |
highways traverse the Village and the Regional Transportation Authority (RTA) operates a |
commuter railroad line with a station at Flossmoor Road and Sterling Avenue. Commuter :
parking is provided in downtown Flossmoor. :

In October, 1980 Midwest Consulting Engineers completed the Traffic Safety Study,
which proposed a thoroughfare system. Folllowing study, discussion, and public hearings by
the Planning Commission in 1981, the Mayor and Board of Trustees adopted a thoroughfare
System plan shown on the accompanying map. The plan shows that Governors Highway and
Dixie Highway are designated primary arterials developed with four lanes. A number of other
thoroughfares are designated as secondary arterials developed with two lanes. These include:
Crawford Avenue, Western Avenue, Flossmoor Road, and Vollmer Road. Kedzie Avenue
was more recently designated as four-lane from the north Village boundary to Governors High-
way and two-lane south of this intersection. .

Because a number of roads are under the jurisdiction of other governmental units, the
following policy statement is a supplement to the map:

The Village of Flossmoor would support physical improvements for resurfacing,
vertical alignment, traffic safety devices, and intersection improvements for the
following roadways: Flossmoor Road, Kedzie Avenue, Western Avenue,
Vollmer Road, and Crawford Avenue. The Village would consider any road
construction by other governmental units which could result in the widening of
-said roadways to more than two lanes or to add any median design on a case-by-
case basis. '

Transportation Policies -

Transportation system decisions are made in a variety of circumstances over a period of
time. The thoroughfare system map can only show major facilities. Thus, a series of policies
are hereby adopted to cover a number of transportation issues and will guide the Village in its
future decision making.

Objective:
- Provide and maintain a transportation system that allows for the safe and efficient cir-

culation of people, services and goods within the Village, while maintaining the residen-
tial livability of Flossmoor.

- Policies: ﬁ
- Coordinate transportation planning, objectives with traffic systems in neighboring
. municipalities and with county and state transportation plans endorsed by the Village.

16




Encourage an arterial system that will facilitate the movement of through traffic and
will discourage non-local traffic from utilizing residential streets. -

Minimize the number of access points to and from arterial streets.

Provide stop signs at locations that meet criteria established by traffic and public safety
officials.

Pursue the signalization of key intersections or high hazard locations that require spe-
cial traffic controls.

Utilize to best advantage limitations of the ICG railroad viaducts to discourage through
traffic, trucks, and increased traffic volumes in residential areas.

Enforce standards to improve or preserve visibility at intersections.

Discourage the expansion of parking facilities in neighborhoods where the street system
is not designed to handle additional vehicular traffic.

Develop parking controls based upon the intended objective of the regulations: cus-
tomer parking, commuter parking, school parking, and short-term versus long-term
parking. '

Consolidate regulatory sign information where possible to minimize confusion.

Support the development of a feeder bus system with an off-street terminal that will
satisfy that demand proven to exist among Village residents or that will reduce the num-
ber of vehicles utilizing Village streets.

Make available or encourage the development of bike paths and bike parking facilities
in locations where the need exists.

Develop and maintain a circulation system that allows for the safe movement of
pedestrians with particular emphasis on minimizing conflicts with vehicular traffic.

Provide supervised pedestrian crossings or manually activated “walk” signals at high
traffic intersections and at other approved locations where large numbers of pedestrians
must cross major roadways. :

Design or approve streets that are designed to accommodate adjacent land uses.

Encourage quality commuter railroad service by monitoring the Illinois Central Gulf
Railroad services, active participation in the Chicago South Suburban Mass Transit Dis-
trict, and the pursuit of favorable projects or programs through the Regional Transporta-
tion Authority or other governmental agencies.

Encourage and expand quality commuter parking facilities.

Prdvi_de or require adequate street lighting at the intersection of major roadways, local
streets with arterial streets, or at locations of significant conflicts between pedestrian

and vehicular movéments. .
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‘Minor Street Plans

The Planning Commission has had a policy to develop studies or plans for the develop-
ment of minor streets in areas in which parcels are in scattered and separate ownership. These

studies or plans provide guides to property owners and to the Village when individual subdivi- .

sion plans are submitted. In circumstances where there is general agreement betwesn owners
and the Planning Commission about how an area should develop a plan is adopted. When such
agreement is not clear, a study or concept may be prepared but no plan is adopted.

By 1985 plans were adopted and on file for the Southeast Flossmoor neighborhood and
the South Triangle business development. Studies or concepts (not adopted) are on file for
areas north of the high school and north of Knollwood Drive.

Bikewav Plan

Flossmoor is a-very atiractive community with pleasant residential areas on tree-lined
streets.  Attractive park and school sites throughout the Village provide recreation oppor-
tunities to which both children and adults travel on bicycles. Moreover, many people view cy-
cling as both a recreation and health maintenance activity,

Because Flossmoor is predominantly developed and has many busy streets, the Traffic
Safety Study (October 1980) considered the development of a Bikeway System. .The proposal
was studied and adopted by the Planning Commission and is shown on the acccmpanying map.

The plan establishes bikeways based on assessments made to determine the safest strests
with lowest traffic volumes, where streets must be used. The plans also proposes a number of
exclusive bike paths. The pedestrian bridge proposed for Southeast Flossmoor has been con-
structed, and has become popular with both cyclists and joggers.
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"~ _ " ADOPTED FEBRUARY 1, 1993
) APPENDIX A

SOUTHWEST FLOSSMOOR DEVELOPMENT POLICIES AND PLAN RECOMMENDATIONS

This appendix presents development policies and plan recommendations which
should be used to guide improvement and development within the Southwest
Flossmoor Neighborhood. The policies and plan recommendations relate to
residential and commercial development areas, and embrace various aspects of
land-use, transportation, and urban design.

The policies and plan recommendations are focused on improving and enhancing
the existing built-up portions of the neighborhood, and on promoting com-
patible and high quality new development in selected locations. They encom-
pass projects and improvements to be undertaken by both the public and private
sectors.

It should be noted that these policies and recommendations do not alter the
Village's policy regarding forced annexation. The Mayor and Board of Trustees
believe that annexations into the Village of Flossmoor should be maintained as
voluntary and that forced annexation shall occur only in those circumstances
that demonstrate a clear public purpose that outweighs the potential for ad-
verse effect upon the surrounding general neighborhood.

Land Use

The land-use compénent of this Plan is intended as a guide for future land
development decisions within the Southwest Flossmoor Neighborhood. It iden-
tifies which land should be used for residential, commercial and public ac-
tivities, and describes the interrelationships between areas and the types of
Projects an improvements desirable within each .area.

The land-use plan is illustrated in Exhibit A. It should be emphasized that
the boundaries shown in this exhibit are illustrative and are not intended to
be precisely fixed. Land use boundaries may, based on a number of factors
such as market demand, efficiency of land use, etc., shift to a minor degree.

Residential Development Policies

The following policies will be used to guide residential improvement and
development within the Southwest Flossmoor Neighborhood.

o Flossmoor is essentially a residential community, and its neigh-
borhoods are among its most important assets. While existing
neighborhoods have somewhat different Physical characteristics
such as” street configuration, topography, natural vegetation,
landscaping and. lot sizes, all are high-quality, well maintained
and attractive residential environments. It is essential that. fu-
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ture improvement and developmeht within the Southwest Flossmoor
Neighborhood be consistent with the community's established tradi-
tion of quality residential environments. :

Substantial "infill" development and housing replacement should

occur within the neighborhood’'s established residential blocks.

Over time, existing homes that do not conform to the Village's cur-
rent standards should be replaced with new construction. New

residential development within the existing neighborhood should be

of a size, scale and quality which is compatible with other por-

tions of Flossmoor. New residential construction should enhance

and strengthen overall neighborhood quality in the future.

Existing residential properties to remain should be improved and
upgraded as required. Older homes in poor condition should either
be rehabilitated and repaired, or be replaced with new construc-—
tion. The negative impact of non-residential uses on the neigh-
borhood should be minimized. In particular, illegal non-
conforming land uses should be identified and appropriate enforce-
ment action taken by the Village. The Village will strive to
provide this neighborhood with the highest affordable level of
municipal services such as that enjoyed by the older sections of
the community. The Village should also maintain a neighborhood
atmosphere in which all residents feel safe and secure.

It is recognized that the Southwest Flossmoor neighborhood is com-
prised of several distinctive sub areas. Within each sub area ex-
isting conditions (i.e. platting, streets, topography and
draindge, ownership patterns) will impose design constraints on
resubdivision activity. In light of this, and the fact that
there is no provision of improved access to the interior of the
residential blocks, permanent "flag lots" are expressly
prohibited. The Village clearly recognizes that existing lot
lines and patterns of ownership may preclude the assembly of large
development parcels. These existing conditions will serve as a
constraint on future resubdivisions.

All new residential development, including multi~family areas,
should be devbloped as overall, planned residential environments.
Within the overall Southwest Flossmoor Neighborhood area, a range
of compatible housing types could be encouraged, ihcluding single-
family detached homes, cluster homes and townhouses, with the
overall area sharing a common character and unified environment.

Large-scale new residential development should be promoted in the
western portion of the Southwest Flossmoor Neighborhood. 1In par-
ticular, Meinheit Farm which comprises the bulk of the land in
this section, offers significant potential for large scale
development efforts. While this new residential development area
should have selected linkages with the older existing residential
blocks to the north and east, it should be designed as a separate
and self-contained new residential environment. -




New residential areas should embrace the traditional "neighborhood
unit” concept, updated to reflect current needs and desires.-In
order to achieve this objective in areas of the neighborhood out-
side of Meinheit Farm the Village will encourage larger develop-
ment sites.- It is the Village's preference that future develop-
ment sites be comprised of a minimum of several of the existing
"farming lots".

Through-traffic should be routed around the neighborhood, with a
limited number of streets penetrating it. The neighborhood should
have access to a small convenience shopping area. This could
easily be accommodated within the TIF District located at the
Southwest corner of the neighborhood. Access to this shopping area
should provided through safe pedestrian walkways and/or bicycle
paths. Safe pedestrian walkway systems should connect homes with
schools and other neighborhood facilities.

New residential areas should be served by a safe and convenient
circulation system with selected streets and roadways relating to
and connecting with existing streets in adjacent areas. However,
residential traffic should be separated from non-residential traf-
fic wherever possible. New residential streets should generally
follow the contour of the land and seek to highlight the natural
features of the area. Access to residential properties should be
limited to local streets wherever possible.

Significant environmental features within the residential develop~
ment area should be preserved and protected. Natural vegetation,
wetland areas and large mature trees can add greatly to the am-
biance of the new neighborhood and should be maintained. Through
public policy and private cooperation, these environmental fea-
tures should be preserved for future generations.

Landscaping or other buffering techniques should be used to screen
residential areas from adjacent non-residential uses.

Innovative planning and design techniques in both housing construc
tion and land development should be actively encouraged as a means
of conserving land and energy, improving the pattern and quality
of the residential environment, and reducing development and
public service costs.

Major new residential development, such as that envisioned for the
Meinheit Farm property, should be processed as a "planned unit
development.” The PUD technique gives the Village maximum control
over residential area design and development, and also gives the
potential developer flexibility and incentives for creative and
high-quality development.

The Village's Zoning Ordinance should be reviewed and modified as
required to reflect the policies and objectives of the new Neigh-
borhood Plan. 1In particular, zoning provisions related to den-
sities, lot sizes and zoning district .classifications should be
reassesSed. In particular the Village should conduct a review of
its existing residential zoning districts. It is recommended that
the Village consider amending its'zonigg ordinance to provide for




a new single family district- and make a distinction between dif-
ferent types of multi family housing (i.e. townhouse/single family
attached and condominiums/apartment buildings).

" The following additional policies should be applied to new townhouse or other
low-density multi-family development:

o Multi-family housing could serve as effective buffers between
single family areas and commercial districts or major roadways.
As such, multi family is to be permitted, and should be located on
the edge of residential neighborhoods and near other major traffic
generators. New multi-family residential development would be ap-
propriate, provided it is of a quality, scale and character com-
patible with similar development located in Flossmoor. Townhomes
or similar housing types would be most appropriate in this area.
Flossmoor is characterized by low-rise construction, and this
should be maintained in the Southwest Flossmoor Neighborhood. In
general, new multi-family development should be limited to two to
three stories. New multi-family housing would bée best located in
selected areas along major streets or adjacent to
tommercial /office areas. New multi-family development would also
be appropriate adjacent to proposed parks or golf course
facilities or natural amenities. New multi-family residential
development could also be appropriate in locations between
office/commercial areas and single-family neighborhoods, as a tran-
sitional use between the two land-use areas. -Abrupt changes in
density should be avoided in the Southwest Flossmoor Neighborhood.

o] New multi-family residential development should include a’ distinc-
tive landscaping and open space system as an integral part of the
overall site design. Landscaping of other buffering techniques
should be used to screen residential areas from non-residential
areas.

Residential Land-Use Recommendations

The Land-Use Plan indicates three residential land-use areas.

Existing Single-Family Residential Area- Single-family detached residential
buildings exist on large lots ranging in area from 31,000 sq. ft. to 60,500
sq. ft. The existing basic low density residential character of the northern
and east central sections of the neighborhood should be maintained. In pur-
suit of this objective the Village will support the continuation of the exist-
ing County R-3 zoning in unincorporated areas. In addition, the Village
desires that any new subdivisions conform to the minimum area and width re-
quirements of the Village's existing R-1 Single Family Residential District
(45,000 sq. ft. area/150 ft. width). New single family infill development of
existing vacant land should be encouraged.

Meinheit Farm Planned Residential Development. Large-scale residential develop-
ment of the Meinheit Farm property should be promoted and encouraged. Major
new development in this .area should be undertaken within the framework of an
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overall plan for new housing, open space, neighborhood facilities, vehicular

access, and pedestrian systems. It is recommended that the Village play a

primary role in support of this development approach, including but not

limited to development of a preliminary subdivision .plan. Given the controls

available to the Village through the Planned Unit Development process, the Vil-
lage is willing to consider single family densities which correspond to the

full range of existing Single Family Districts (R-1 through R-4: 45,000 to

15,000 sq. ft.) It should be emphasized, however, that the Village's

preference is for lower residential densities.

Multi-Family Residential Development. Multi-family housing has been con-
structed at two locations, the northwest corner of Vollmer Road and Governors
Highway, and along the west side of Kedzie Avenue near the intersection with
Governors Highway. Densities for these two developments range between ap-
proximately 7 units per acre at Chestnut Hill townhomes to approximately 12
units per acre at Tamarack Condominiums. Limited expansion of multi-family
housing adjacent to these existing developments is recommended. Desirable den-
sities should be determined on a project by project basis in accordance with
the Planned Unit Development procedure. However, densities should be related
to the location of proposed developments. For example, densities approaching
the maximum of 14.5 units per acre could be acceptable for multi-story con-
dominium developments located adjacent to regional and community arterials
and/or commercial areas. Conversely, multi family developments located in the
interior of the neighborhood should be of the town home type with lower den-
sities, such as those in the 5 to 7 unit per acre range.

In general, it is recommended that the Village adopt development policies
designed to encourage, promote and support residential development as
described above. It is recognized that, at this time, the Village has
limited financial resources. With regard to residential development, this
precludes any significant direct financial assistance to developers and/or ex-
pansion of infrastructure at Village expense. However, the village can take
certain steps to create a climate favorable to developers. In particular, the
Village should work to remove uncertainty from the development environment.
In particular, the Village should endeavor to achieve the following:

* Creation of a formal recapture policy = =

* Formalization of financing programs for future infrastructure improve~
ments :

* Development of a formal policy regarding Impact Fees

* Consistent application and enforcement of codes ordinances and regula-
tions

Commercial Development Policies

It has been the position of the Village that expansion of its commercial tax
base is a necessity. Not only is such expansion desirable for its beneficial
impact on both current and future residential taxpayers but it will also play
_a critical role in the growth of Southwest Flossmoor. As stated earlier, the
neighborhood is in need of significant capital investment in the form of in-
frastructure. The lack of basic infrastructure and the inadequacies of exist-
ing systems prevent the provision of basic municipal services and degrade the




quality of life in the neighborhood. The Village believes that expansion of
the commercial tax base, particularly in the areas south of Meinheit Farm, can
prov1de the financial resources needed to fund needed infrastructure improve-
ments.

Consequently the Village belleves that, to the extent possible, it should un-
dertake a variety of efforts to encourage, promote -and assist commercial
development. The highest priority should be given to efforts in support of
development within the Southwest Flossmoor TIF District. Specific recommended
actions will be discussed later in the section related to the TIF District.
In addition, the recommended development policies discussed at the close of
the section on residential development are applicable to commercial develop-~
ment as well.

The following general policies should be used to guide commercial area improve-
ment and development within the Southwest Flossmoor Neighborhood.

o Existing commercial and office areas should be improved and
upgraded as required. Existing commercial buildings should be
well-maintained and in good repair. Overall access, parking and
environmental improvements should be undertaken where necessary.
The negative impact of commercial areas on nearby residential
land-uses should be minimized. The appearance of public rights-
of-way, commercial area lighting, landscaping, signage; and
pedestrian conveniences should also be improved. ‘This would not
only upgrade individual properties but also help unify the overall
appearance of commercial areas.

(o] It is the Village's position that the best location for new high
quality retail development is at the intersection of Crawford
Avenue and Vollmer Road. The new retail center should be sized and
located to serve specific needs within the community. The amount
of land reserved for commercial purposes should be based on
projected market demand and consumer needs.

o New retail development should occur within a "planned"” commercial
center. Further "strip"” retail development within the area will be
be discouraged. New retail uses should be clustered in small
groupings with shared parking areas, common access drives, and re-
lated design and appearance. A new retail center should strive to
create a pleasant and attractive total shopping experience, offer-
ing a range of uses and pedestrian amenities. It should be
strongly related to surrounding residential areas.

o Since retail and office areas are located along major thorough-
fares, access to commercial properties should be carefully
designed to minimize conflicts with through traffic movement. The
consolidation of access drives for several individual properties
will be encouraged. Commercial areas should be designed so that
no direct vehicular access is provided between them and abutting
residential areas.

o Adequate off-street parking and loading facxlltxes wxll be re-
quired for all retail and office areas. The consolldatlon of park-
ing and loading facilities for two or more individual uses should
be encouraged. "Shared parking” should be-encouraged where pos-
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sible. New commercial development should occur only on sites with
sufficient land to provide well-landscaped, easily accessible and
conveniently located parking areas. -

Because of the linear character of the commercial area, off-street
parking lots are among the most prominent visual features within
the neighborhood. The design and appearance of parking lots
should be a matter of special concern. Where possible, the over-
all appearance of parking areas should be improved through screen-
ing and buffering, landscaping strips around the periphery of
lots, and interior landscaped islands.

Commercial signage should be improved, particularly within new
development areas. Existing sign regulations should be reviewed in
terms of permitted height, size, location, number, and design
characteristics. Signage improvements could also result from
cooperative efforts among business owners. Cooperation can
eliminate wasteful competition and allow all signs to perform more
meaningful functions.

All new retail and office development should be characterized by
the highest possible standards of design and construction. The
design and appearance of buildings, site development, landscaping,
signs and graphics, and street furniture should all be of special
concern. New commercial construction should help promote a dis-
tinct image and identity for the overall neighborhood area. Since
all new commercial development will be located along major
thoroughfares, new development sites should be designed to enhance
views from adjacent streets.

Open space features should be incorporated into new commercial and
office development projects. These should include the preserva-
tion and enhancement of natural environmental features, as well as
the provision of new open areas, squares, plazas and courtyards as
focal points for pedestrian activities.

Commercial areas should not be allowed to adversely impact ad-
jacent residential areas. Substantial screening and buffering,
including landscaped -setbacks, earth berms and open space areas
should be required. Commercial operations, including traffic and
parking, must not be allowed to affect neighborhood quality.
Noise, safety, and overall maintenance of commercial properties
should also be carefully controlled.

The following additional policies should be applied to new development areas
within the TIF District:

o]

It is strdngly recommended- that new office development occur in a
"planned” office environment to help ensure coordination of cir-
culation systems, lot configuration, building design, parking and
access facilities, and pedestrian amenities. The office area
should be designed and developed as a unified, well-landscaped
"campus” environment, capable of attracting high-quality tenants.
In pursuit of this objective and to avoid piecemeal fragmented
development- the Village w111 encourage the use of large sites for
development pro;ects._




It is recommended that the Village zone the property within the
TIF District as B-3 Planned Business Center. This action would be
a-clear indication of the Village's desires and objectives regard-
ing new development in this section of the neighborhood. In addi-
tion, it would also serve to prevent the expansion of existing
uses that are not compatible with commercial development. It is
not the intent of this recommendation to penalize the existing
residents within the TIF District. It is recommended that the Vil-
lage explore means, such as the creation of a new zoning district,
that would provide current residents with the ability to repair,
improve and/or expand their homes as long as the cost of such does
not exceed 50% of the value of the home.

Major entrances into the office area should be designated by at-
tractive "gateway" features. Gateways should include special sig-
nage, landscaping and accent lighting. A sculptural feature might
also be considered. Storm drainage retention ponds and other en-
vironmental features can also provide attractive gateway features.

Access to individual building sites within the office area should
be via an internal circulation system. Site access from Vollmer
Road and other peripheral streets should be limited to major
entrances serving the overall development area. Office traffic
and related conditions should not adversely affect other nearby
land-use areas.

Major entry roads should be attractively designed and visually dis-
tinctive. These roadways should have street trees with accent
landscaping at key access points.

Adequately screened off-street parking and loading facilities
should be provided within the office development area, and the con-
solidation of parking areas and driveways serving two or more
buildings should be encouraged.

Site improvements within the office area, such as lighting, sig-
nage and landscaping, should be well designed and coordinated in
order to help create a positive identity and distinctive visual
image throughout the development area.

Compatible building design and setbacks should be encouraged.
Building materials or structures incompatible with the image of a
high-quality office environment, such as corrugated metal siding,
chain-link fences, outdoor storage facilities, etc., should not be
permitted in this highly visible area.

While the office area will be primarily oriented to vehicular traf
fic, overall design should also consider the needs of pedestrians
and cyclists. )

Particular attention should be given to screening and visual
separation between office areas and pearby_residential areas. The
periphery of office areas should be heavily landscaped and attrac-
tively designed. The use of earth berms as a buffer technlque w111
be encouraged - -




Thé_designation of this area as a Tax Increment Financing (TIF)
District provides the Village with a financial resource to offer
incentives for appropriate and desirable development.

During the Summer of 1991 The Village adopted a Redevelopment Plan
for the TIF District. The Plan details the Village's objectives
for the redevelopment of the area. The plan also describes the
types of actions to be taken and incentives offered by the Village
to encourage redevelopment.

The Village should immediately undertake a number of steps in or-
der to prepare the district for future development. These actions
must be consistent with the recommendations of the TIF Redevelop-
ment Plan. It should be pointed out that many of the recommended
actions will benefit areas outside of the TIF District par-
ticularly in terms of infrastructure planning and development.
The following is a brief listing of the more significant recom-
mended actions.

* Water System -~ The Village has known for a number of
years that substantial improvements to its existing system
are necessary in order to provide the Southwest Flossmoor
neighborhood with Lake Michigan water. The Village should
immediately take steps to proceed with the design of the
necessary system. Subsequent to this an accurate cost es-
timate for the improvements should be developed in order to
provide the basis for financing. 1In addition, if financial
resources permit, the Village should proceed with construc-
tion of the primary components (i.e. elevated storage).

* Sanitary Sewer System - As stated earlier the majority of
the area is currently serviced by septic fields. The Village
should immediately undertake the necessary steps to design,
at the minimum, the basic system elements (i.e. trunk lines,
lift stations, etc.) for those areas not currently served by
sanitary sewer.

* Wetlands inventory - The Village is aware of a number of
areas within the neighborhood that may be wetlands. The
preservation of these environmental assets which are also
natural storm water storage has always been supported by the
Village. As a result, wetland areas should be identified
and evaluated with regard to their character and importance.
The Village should immediately take the necessary steps to
conduct a wetland inventory.

* Soil Borings - It has been suggested that within the TIF
district there may be a limited area which contains poor
soils, particularly in the form of a peat bog. Since this
condition could have a significant impact on future develop-
ment soil characteristic's should be assessed and the extent
of poor conditions determined. The Village, in cooperation
with local property owners, should undertake a series of
soil borings to accomplish this. :




—

* Conceptual Plan - It is recommended that the Village under-
take the design of a Conceptual Development plan for the TIF
District and Meinheit Farm, either separately or as an in-
tegrated unit. The Concept Plan should, at the minimum,
provide the following information:

* Illustrative Site Plan

* Street Plan

* Parcelization of area into development sites
' * Site entry and eqgress locations

* Typical lot sizes

* Location of principal infrastructure components

Commercial Land Use Recommendations
The Land-use Plan indicates two commercial land-use districts.

Office Development

Small, free-standing office buildings have been developed in
scattered locations along the west sides of Kedzie Avenue
and Governors Highway. Both Kedzie Avenue and Governors
HBighway function as arterial streets linking Flossmoor with
other south suburban communities. The high accessibility of
these locations and the desire of the Village for an ex-

' panded and diversified economic base supports the recommenda-
tion for additional office development along the west side
of Kedzie Avenue and Governors Highway

Business/Office Development.

Three areas within the neighborhood are recommended for

" mixed-use business/office development. These include: 1)
the vacant area along the east side of Crawford Avenue, ex-
tending from Flossmoor Road to the Meinheit Farm property;
2) the triangularly shaped area bordered by Governors High-
way, Kedzie Avenue and Vollmer Road; and 3) the large area
south of Meinheit Farm between Crawford Avenue and Central
Park Avenue. In each of the three areas, business and
professional offices, retail uses that serve the community,

. and business service type activities should be developed on
a coordinated and unified plan basis. )

Public Sites and Facilities

The following -policies should be used,t§ guide the location
and development of public sites and facilities within the
Southwest Flossmoor Neighborhood.
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Any significant new residential development within the South-
west "Flossmoor Neighborhood should be accompanied by one or
more new neighborhood park facilities. -The Village will
work with the Homewood Flossmoor Park District to insure
that such facilities are provided. It is strongly recom-
mended that the Village formalize requirements for the
dedication of land or payment in lieu of land for public
parks. Neighborhood parks should offer a variety of imagina-
tive play facilities such as sand boxes, wading pools,
swings, slides, court games and play structures. Dedication
of land for new parks will be based on the ratio of ten (10)
acres for every 1,000 new residents.

In addition to public park land, linear open space systems
and pedestrian connections should be encouraged within the
Southwest Flossmoor Neighborhood which can link residential
areas with nearby parks, public facilities and shopping
areas. While these might include designated walkways along
public streets, they might also include trails or easements
which pass through development areas.

Existing trees, natural vegetation and other important en-
vironmental features should be preserved, protected, and in-
corporated into the open space system wherever possible. In
addition, storm water retention areas and similar facilities
-can also offer opportunities for open space, recreation and
visual design amenities which would add significantly to the
overall image and character of the Southwest Flossmoor Neigh-
borhood.

A water tower and public works facility should be located
within the Southwest Flossmoor Neighborhood. To conserve
land and increase efficiency, these facilities should share
a common site, which should be located on higher ground and
encompass approximately three to four acres. This site
should have easy access to the nearby arterial street sys-—
tem, but should not be located in a highly visible location.
Ideally, the site should occupy an unobtrusive location in
between residential and commercial areas, and be extensively
landscaped, screened and buffered from surrounding areas.

To create and maintain a quality residential environment, it
is essential that quality public services be readily avail-
able to residents of the Southwest Flossmoor Neighborhoed.
While no other public sites and buildings are recommended
within the boundaries of the neighborhood at the present
time, the Village must ensure that new residents are well-
served by public schools, fire protection, police protec-
tion, etc. 1In particular, as higher intensity development
continues along and near Vollmer Road, the Village should
monitor the possible need for a new fire station in the west-
ern portion of the community in the future. -
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The Land-Use Plan identifies the location of existing public/institutional
uses. The location of future .open space, recreational facilities and
municipal facilities should be guided by the development policies and incor-
porated as part of planned developments. -

TRANSPORTATION

The transportation component of the Neighborhood Development Plan provides a
guide for the design, size and control of individual streets within the South-
west Flossmoor Neighborhood.

The primary street plan is illustrated in Exhibit B.

A street classification system is recommended which groups all roadways in and
around the neighborhood into categories according to the type of service they
are intended to provide. This classification establishes a hierarchy of
streets based on traffic carrying capacity, and provides a basis for guiding
the design, size and control of individual streets within the community.

Several factors are considered in identifying the preliminary functional clas-
sification of streets in the Southwest Flossmoor Neighborhood. These include:

o Distance a street extends continually beyond Village boundaries.
o Type and density of abutting land-uses or proposed land-uses.
(o] Spacing relative to the network of streets serving surrounding com-

munities.

o Number of traffic lanes and type of traffic control at major intersec-
tions.

Four separate street classifications are identified below; the titles given
these classifications describe the orientation of traffic expected to use the
streets. :

o Regional Arterial. A regional arterial is intended to serve all types
of trips, with a siénificant proportion representing vehicle trips des-
tined beyond the boundaries of the community or neighboring communities.
The section of the regional arterial within the community should serve a
significant portion of trips generated by land-uses within the com-
munity, but access should be carefully controlled. This type of street
has regional importance because of its alignment, continuity, capacity,
and its connections with other regional traffic carriers. Regional ar-
terials in the Southwest Flossmoor Neighborhood area include -Crawford
Avenue, Vollmer Road and Kedzie Avenue.

o Community Arterial. A community arterial also is intended to serve all
types of vehicle trips with more emphasis on trips within and between
the community and adjacent -communities than trips made beyond the com-
munity boundaries. This type of street should not serve trips longer
than five miles,- but is important to the community in terms of traffic

12




capacity and service to abutting land-uses. Community arterials in the
Southwest Flossmoor Neighborhood area include Flossmoor Road and Gover-
nors Highway. ' =
Neighborhood Collector. A neighborhood collector street is intended to
serve only vehicle trips generated to and from the neighborhood. The
function of this type of street is to collect and distribute traffic be-
tween the neighborhood and community and regional arterial streets.
Central Park Avenue is recommended for designation and improvement as a
neighborhood collector street. However, the existing section of Central
Park, which lies to the north of Southwest Flossmoor, extends to an area
of high density commercial and residential areas. Given this fact, the
extensions of Central Park from Flossmoor Rd. to Vollmer Rd. could
change its character of service to that of a Community Arterial. Conse-—
quently, it is strongly recommended that Central Park be designed in
such a manner so as to discourage its use as a through street. cCentral
Park's location adjacent to Meinheit Farm may facilitate the use of a
circuitous route through new development areas in furtherance of this
objective.

Local Streets. All other streets within the Southwest Flossmoor Neigh-
borhood should be classified as local streets. A local street is in-
tended to serve only those vehicle trips generated by land-uses abutting
the street. The function of this type of street is to provide access to
and from individual properties within a neighborhood. Local streets

. should be designed to discourage through traffic. 1In particular, care

must be taken to insure that traffic generated by future development of
Meinheit Farm and the TIF District from moving eastward along local
streets to gain access to Kedzie Ave. and Governors Hwy.

Rights of Way Policies

As stated previously the Village intends, to a degree compatible with new
development activity, to preserve the existing semi-rural character of the
neighborhood. Consistent with this objective, it is recommended that the
design for street improvements and new streets follow the policies outlined
below. _

o

(o]

Curbs and_gutters. In single family residential areas, where densities
would be relatively low, curbs and gutters should not be provided. With
regard to multi family, retail and office developments, particularly
those located on the perimeter of the neighborhood, the desirability of
curbs and gutters should be considered on a case by case basis.

Sidewalks. In low density residential areas sidewalks should not be
provided except, possibly, along arterial and collector streets.
Sidewalks may also be desirable, in select circumstances, within high
density multi family and commercial developments.

Storm Sewers. The lack of curbs and gutters will, effectively, prevent
the use of storm sewers for drainage. As a result there- will be a
“reliance on overland drainage for storm water run-off. The Village will
work to insure that drainage ditches and swales will be constructed in
such a manner so as not to detract from the appearance of the area. 1In.
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addition, -the Village should work to insure that these ditches and-
swales are designed so that they appear to be an 1ntegra1 part of the
landscaping for major developments.

o Street Lighting. As a mattér of policy the Village does not permit
street lights in single family residential areas. Consistent with this
policy and design objectlves for the Southwest -‘Flossmoor Neighborhood
comprehensive street lighting will not be provided as part of new
residential development. However, street lighting may be desirable in
select locations (i.e. significant street intersections and areas of
high pedestrian 'activity) and, as part of an overall landscaping plan,
in multi family/commercial developments.

(] Parkway Trees. - Historically, the Village has valued its parkway trees
as an important community asset. . This policy approach will be continued
within the Southwest Flossmoor neighborhood. Current Village policy
with regard to the parkway tree population is to re-establish native
Northeastern Illinois hardwood species.

il

Storm Water Management Policies

In November 1990 the Village adopted new floodplain and stormwater management
regulations. These new regulations streamline controls for administration of
the Village floodplain, storm water management and erosion control require-
ments. Major provisions of these regulations and policy considerations that
apply to the Ssouthwest Flossmoor neighborhood include:

* To the extent possible, stormwater detention requirements should be
met through the use of consolidated facilities serving sections of the
neighborhood. This policy will be most applicable to those sections of
the neighborhood which may experience large scale development or
redevelopment.

* Within those areas of the neighborhood where redevelopment and in-fill’
development will characterize future growth, scattered detention areas
may be required due to constraints imposed by existing improvements.

* If larger high quality wetlands are identified they should be
protected and integrated into future development proposals.

* With the exception of small individual facilities located on private
property, detention areas should be publicly owned. This will serve to
insure direct control, adequate maintenance and, if necessary, excess
capacity. It should be noted that excess capacity could be "purchased®
by the developers of nearby properties thereby reducing or eliminating’
design constraints on potent1a1 development sites.

14




s e )
ARRANNNY
ARAAARNN

AR
S S
RN
ONAANANYT
ANRANNA
ESSSRRNSS
LN RN
LA AR
WRNANAAN
SUNNNNNNY

S

\\:\'\‘\\\'\, :

{

JL_A_JL_J

J 1

~r B0 T T T B B T <R R R AR
T e e T A s e
S T T T e T )
e S e Y
A T R e S e S

Covmind

e S

T T S
B A A A U R R AU R R R A
T R e N
T T e e e e T e S e e
e R R S
e R S
T T
T i e i e S e e T R T )
T e T S T S T
T e T R S
T T T T T e
T T T e T e e S )

B T e e e e e ]
BT T Tt B i S S T S T T S )
L

A R B
A T T A i £
T e T i S i

T T e S T S S Ty i
b A A A A U U U R R R RO R RO R R R RN

Ariaes

ARRRRSNSE
ANNNNNNNNN
SRR RANANNNN

NNANAN
\\\\\\\\\\\.\\\\'\}\\\\\\\ ‘\bl

o>

1

By

Felimer

T

XA

L)

Al .

LEGEND

SINGLE-FAMILY RESIDENTIAL
"MULTIFAMILY RESIDENTIAL
RESIDENTIAL PLANNED DEVELOPMENT
OFFICE/BUSINESS

QFFICE

SEMI-PUBLIC-INSTITUTIONAL
Figure 11
LAND-USE PLAN -

SUNNYCREST
NEIGHBORHOOD PLAN

I

P

=

Village of Flossmoor

Prepared bys

Trxla, Pettiz

P

22w, Allen & Pavac




EXHIBIT "B" (rev. 2/1/93) -

LA n T L2ty

== b E=FLOSSMOORE=—/S3 m _ 3 %_@ BE= B E
1l
0

1]

|lil
i
[l
:
0
Il
Il

"HAMU

{.._...-.'

<nnnn )

== ———— =—

E 3 REGICNAL ARTERIAL STREET

E 3 I E =] DOWWUNITY ARTERMAL STREET

..._.l....mmmzc‘_rmsrm -
B £3 E3 E5 B3 B £0STHG LOOAL STREET '




