T

he land use goal specifies that downtown will be enhanced and
strengthened by promoting a mix of land uses that support a vibrant Village
Center for Northbrook. While the redevelopment concepts, transportation
improvements, and streetscape enhancements will each play a critical
role in revitalizing Downtown Northbrook, it is imperative that the Village’s Zoning
Code is capable of supporting these recommendations; otherwise, redevelopment and
improvement efforts may run into technical obstacles that may hinder approval processes
or even prevent certain ideas from coming to fruition.

SECTION

6

>> Weiszmann Property: Keep existing C-3 zoning designation with VGO District and
parking variances.
>> Meadow Plaza: Rezone from C-2 to C-3 with potential text amendment to the C-3
and/or VGO Districts to support the proposed redevelopment.

Based on review of the Village’s Zoning Code and discussions with Village officials and the
Steering Committee, the amendments described below are recommended to ensure the
code is supportive of redevelopment and improvement of Downtown Northbrook.

>> C-1 Properties: Keep existing C-1 zoning designation with amendments as described
in this section.

In terms of the six primary redevelopment sites in Downtown Northbrook, the following
zoning designations are recommended:

>> Northbrook Shopping Center Expansion: Keep existing C-2 zoning designation with
setback variances.

>> Shermerville Common: Rezone from IB to OS, excluding portions that will continue to
hold institutional uses, such as the Public Works garage and water tower, depending
if/when these facilities are replaced or relocated.
>> West Metra Parking Lot: Rezone from IB to C-3 with potential text amendment to
the Zoning Code to support the proposed redevelopment (for example, location of
structured parking at street level); text for the Village Green Overlay (VGO) District
may also be amended accordingly.
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and additional details on pages 78-79 of the Architecture Design Guidelines in Section
5). The Village may choose to vary the build-to line a few feet higher or lower, depending
on factors such as the depth of certain lots, sidewalk conditions, and streetscape design.
However, the most important aspects to maintain are greater street presence of buildings
along the street and sufficient sidewalk space for pedestrian interaction.

RECOMMENDATION

6: Recommended Zoning Code Amendments

98

Define a build-to line along Meadow Road and
Shermer Road to maintain a solid street wall and
encourage enhanced street activity via greater
interaction between pedestrians and downtown
businesses.

RECOMMENDATION

R.O.W

d-To-Line

The businesses along Shermer Road northeast
of the Meadow Road intersection and across the
street from the Village Green maintain building
setbacks that strike an effective balance between
having a strong presence along the street and providing sufficient space for wide
sidewalks that enhance the vitality of street activity. In this setting, pedestrians can easily
interact with window and sidewalk
displays, which benefit both the Maximum
BUILD-TO height:
LINE
consumer and the shopkeeper. 5 stories or 65 feet
RIGHT-OF-WAY
To keep buildings up front along
Level 5
12 ft
Shermer Road, parking is located to
Level 4
10 ft.
the rear of the site with convenient
setback
access.
Level 3
To replicate this vibrant urban
form along other downtown
streets, particularly Shermer Road
and Meadow Road, a build-to
line should be defined to foster a
pedestrian-friendly environment
with buildings as close to the street
as possible, without compromising
safety or practicality. The Village
should establish a build-to line of 12
ft on Meadow Road, as measured
from the front of the building to
the outer edge of the sidewalk (see
the sample graphic to the right
Northbrook Downtown Area Plan
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Integrate a “3+1+1” height incentive system
in the Village Green Overlay (VGO) District that
encourages development that adheres to specified
character, open space, and sustainability criteria.
The Village Green Overlay (VGO) District covers
almost all of downtown and is intended to promote
conservation and compatible redevelopment
in the downtown area, as well as preserve the
distinctive character and design of downtown.
The height standards for the VGO District can play an influential role in the intensity and
quality of design of developments. Currently, the VGO District has a maximum height
limit of 3 stories, with 2 stories permitted by right and the third story by special permit.

Level 2

15'

Level 1

Touhy

NOT TO SCALE

Build-To Line
The build-to line, which is generally defined
as the exterior edge of the building frontage,
helps regulate the distance between the
building and front property line (i.e. th edge of
the right-of-way). This distance is often viewed
as the amount of additional space that can
accommodate pedestrian activity (the regular
sidewalk is typically included within the ROW).
For example, Meadow Road should provide a
minimum build-to line of 12 ft.

A green roof is an example of an
element that can be integrated into
a development in order to potentially
achieve an additional story in height.

In the C-3 base district, the maximum building height shall be 45 ft or 3 stories, whichever
is less. By special permit, a maximum building height should allow sufficient height to
allow four or five stories, based on meeting design guidelines and standards.

FIGURE 6-1

“3+1+1” Height Incentive System
Story
1
2
3
4

5

How Achieved
Permitted by right
Permitted by right
Permitted by right
Permitted by meeting one or more of the following criteria:
>> Assembly of multiple parcels
>> Site improvements including: landscaped parking areas; landscaping to buffer adjacent
properties; wider sidewalks and choice of materials, park or general open space; trail
connections; bicycle amenities, etc.
>> Close proximity to single family residential neighborhood
>> Building stepped back at upper levels
>> Inclusion or close proximity to public transit facilities
Permitted by meeting one or more of the following criteria:
>> Integration of effective sustainability practices, including: stormwater BMP’s; green roofs;
bioswales and rain gardens; LEED or other sustainable building certifications; shared
parking agreements; charging stations for electric/hybrid cars
>> Mixed-uses including retail space
>> Establishment/reinforcement of a major employment center
>> Exceptional architectural design and use of masonry building materials

RECOMMENDATION

Adjust parking ratios within the Village Green
Overlay (VGO) District to reflect typical downtown
standards.

99

Given the shared parking opportunities in a mixed
use environment like Downtown Northbrook,
downtown parking ratios are generally less
stringent than ratios applicable to more typical
suburban development.
For example, parking ratios for downtown residential units typically range from 1.30 to
1.50 spaces per unit, rather than the minimum 2.00 spaces per unit that is typically applied
to residential uses throughout various districts in a community (2.50 is used for the VGO
District). For retail and service uses in a downtown area, the parking ratios should only
require 3.00 spaces per 1,000 sq ft of floor area, rather than the minimum 4.00 spaces
per 1,000 sq ft of floor area that is broadly applied throughout a community, while office
users should only require 3.00 spaces per 1,000 sq ft of floor area.
While the parking assessment in the Existing Conditions Report did not indicate a
significant parking crunch in Downtown Northbrook, continued redevelopment and
changing needs of businesses, the public, and commuters warrant the need to be vigilant
of the downtown parking supply. Adjusting parking ratios to fit a downtown environment
will help the Village adapt the parking supply to the specific needs of downtown users.
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The “3+1+1” recommendation is intended to utilize incentives to facilitate greater
density and investment in the downtown area while still encouraging high standards of
development. In this recommended scenario, 3 stories would be permitted by right with
each additional story to be offered as an incentive in exchange for the achievement of
higher standards or site improvements, as summarized in the table in Figure 6-1, for a
maximum of 5 stories.

Form Based Code for Downtown Lake Zurich (Illinois)
COURTESY: VILLAGE OF LAKE ZURICH IL; EQUITY SERVICES GROUP, LLC; TORTI GALLAS & PARTNERS
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While the Village’s Zoning Code has sufficient detail in both its standard
zoning districts and special districts like the Village Green Overlay (VGO)
District, the Zoning Code may benefit from the integration of form-based
elements to provide a more visual component to its zoning standards.
The visual nature of form-based elements provides developers with a
clear depiction of the Village’s expectations for the form and layout of
sites and structures. Form-based codes include many of the same
elements as conventional Euclidean zoning but present the standards
in a more visual form:

>> Examples of Form-Based Code Elements

LA KEVIE
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Explore the potential to integrate form-based elements into the Zoning
Code to ensure appropriate design elements are incorporated into new
development while providing clear standards on height, bulk, and
setbacks.

WEST MAIN STREET

RECOMMENDATION

G

Plan Legend
Sector I Buildable Area
Sector II Buildable Area
Required Open Spaces
Required New Streets
Existing Open Spaces

F

F
Legend

R.O.W. / Property Line
Setback Line

LAKE STREET

Alt. Setback Line

Focus Area Regulating Plan

Sector Transition Line

Extended Village Regulating Plan

>> A regulating plan that specifies on a map or plan the locations to
which different building form standards apply.

Blocks Overlayed onto Existing Zoning Map

Village Regulating Plan

The Regulating Plan

TOP:

Massing Conﬁguration: Deﬁning the Penthouse Story

>> Public space standards that regulate the features and dimensions
of the public realm, including streets and sidewalks.

Projecting Cornice + One Story

Setback Story

Mansard Roof

Dormers

LEFT:

Example of
architectural
standards

>> Building form standards that regulate the configuration, features,
and functions of buildings that help define the public realm.
>> Architectural standards that regulate exterior architectural materials
and quality, including the form and massing of buildings in relation
to on another.
>> Landscaping standards that regulate landscape design and plant
materials on private property and in relation to public spaces.
>> Signage standards that regulate the size, material, illumination,
and placement of signs.
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Example of a
regulating plan

An additional story may be placed
above a projecting cornice. Often
the detailing, color or wall plane of
the penthouse above the cornice
is modified from the stories below
the cornice. The cornice must be
significant to emphasize the lower
stories as the primary building
"height." This method of architectural
articulation may be used to define the
3 Story + Penthouse building massing.

An additional story may be set
back from the primary facade of
the building. With this setback, the
penthouse story is set apart from
the stories below it. This style may
create a balcony or terrace space on
the uppermost level. This method
of architectural articulation may be
used to define the 3 Story + Penthouse
building massing.

An additional story may be treated as
a Mansard Roof. This architectural
feature appears as if the roof itself
covers the top story of the building.
Windows and small balconies
protrude through the roof. This
method of architectural articulation
may be used to define the 3 Story +
Penthouse building massing.

An additional story may occur
beneath a true pitched roof, where
window openings protrude through
the roof allowing light into the top
floor. Often associated with residential
style buildings, dormers can create
unique living spaces where the roof
angles and dormer angles meet. This
method of architectural articulation
may be used to define the 3 Story +
Penthouse building massing.

>> Examples of Form-Based Code Elements
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Form Based Code for the Lincoln Avenue Corridor in Lincolnwood (Illinois)
COURTESY: VILLAGE OF LINCOLNWOOD IL; TESKA ASSOCIATES, INC.
Land Use Plan
Required Build-To-Line
of 15’ or more along
Touhy Avenue

5'

Buildings on Touhy Avenue :
A build-to-line of 15' or more is
required to buffer pedestrians from
the high traffic volume on Touhy

5'

Buildings on Lincoln Avenue:
A build-to-line of 5 feet is required to
provide a pedestrian oriented
window shopping environment with
retail establishments located near the
sidewalk.

15'

TOUHY AVE

FITCH AVE

N

8’ 10’

KOSTNER AVE

Proesel
Park

Upper Floor
Uses:
Residential
and/or office
space

Level 5

A. Ground Floor
Limited to retail and other nonresidential uses including restaurants,
boutique hotels, and family
entertainment venues, which
encourage pedestrian activity and
congregation.*

10 ft.
setback

Level 4

Level 3
Level 2
Ground Floor
Use: Retail

Level 1
5'

Lincoln Avenue Street Section & Use Configuration
5' Build-To-Line

Maximum height:
5 stories or 65 feet

R.O.W

"Bump-outs" create
parking bays

Touhy

Build-To-Line

Off-street parking in front of
buildings is prohibited.

*Refer to the Table 4.01.1, the B-3 District
of the Village Zoning Regulations for
permitted and special uses.

Upper Floor
Uses:
Residential
and/or office
space*

Level 5

10 ft.
setback

Note: These
guidelines also
apply to Touhy
Avenue
Redevelopment,
only in proximity
to Lincoln
Avenue

Level 4

Level 3

AV-100-80
ThoroughfareType
Right-of-Way Width
PavementWidth
Traffic Lane
Parking Lanes
Walkway Type
LandscapeType

VE

10’ 8’

A

N

Street trees @ 25'
center-to-center

100’

Maximum height:
5 stories or 65 feet

R.O.W

On-street parking helps
calm traffic and further
separate motorists from
pedestrians

USE CONFIGURATION

L

O

BELOW:

C

Build-To-Line

2 stories allowed above third story
provided there is a 10' setback above
the 3rd floor.

Example of parking standards

LI

ESTES AVE

5 stories or 65' maximum height.

Examples of building siting, height,
and configuration standards

TRIPP AVE

15'

HEIGHT REQUIREMENTS

RIGHT:

Required Build-To-Line
of 5’ along Lincoln
Avenue
KILDARE AVE

BUILDING SITING

LOWELL AVE

It is important to note that form-based codes are different than design
guidelines in which the former are regulatory and the latter are advisory.
In addition, an entire zoning code does not necessarily need to convert
100% to a form-based code in order to provide a visual component to its
standards. A conventional zoning code may integrate only certain formbased elements, creating a hybrid code.

Avenue
100 feet
80 feet
4 lanes
Both Sides @ 8 feet marked
5 foot sidewalk
Trees at 25’o.c.Avg.

Level 2

15'

Ground Floor Use:
Non-residential*

Level 1

Touhy

Landscaped Screening

Touhy Avenue Street Section & Use Configuration
15' Build-To-Line
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>> Administrative elements such as the application process, review
process, and glossary of terms.

RECOMMENDATION
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Amend the zoning standards for the C-1 District to
be supportive of the proposed redevelopment.

this would allow the addition of a second principal structure on a single zoning lot as
proposed by the redevelopment concept.
>> Increase the maximum height limit to 3 stories.

As depicted on the proposed redevelopment
concept (see Section 2), the properties within the
C-1 District along Shermer Road will maintain the
spirit of the C-1 District – providing for unique
business activity in a more residential setting
– but arrange for greater use of the sites. More
specifically, the existing structures will remain
as much as possible to accommodate small shops and boutiques along Shermer Road,
with the addition of second structures at the rear of some of the long narrow lots to
accommodate small professional offices.
Presently, the C-1 District allows, via special use permit, more than one principal structure
on a zoning lot. While this redevelopment scenario could be carried out to some degree
under current zoning standards, the following amendments are recommended to enable
the C-1 District to provide optimal support for the proposed redevelopment:
>> Allow planned unit development (PUD) as a special use; a PUD may be more
attractive to a prospective developer or to property owners who wish to assemble
their sites and redevelop as a single unit. Application for a special use permit for
multiple buildings on a single lot is an alternative option to a PUD.
>> Provide additional standards to support the PUD special use, as deemed appropriate
by the Village.
>> Allow new buildings and structures with gross floor area of 7,500 sq ft or more as
a special use (see the commercial districts use list in §5-102H of the Zoning Code);
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>> Increase the maximum FAR to 0.50.
>> Add a reference of §9-104C3a of the Zoning Code, particularly the last sentence of
the section, to either §5-106 or §5-109 to emphasize that access to the street from
a parking area is permissible beyond the zoning lot on which parking is located,
provided that a permanent easement is properly recorded; in many cases for the
proposed redevelopment concept, parking and street access straddle multiple
adjacent lots, which would be permissible with a recorded permanent easement.
The C-1 District properties may benefit from the provision of form-based zoning standards
that visually outline the intended character and design of this downtown distinct.
RECOMMENDATION

Require design guidelines for parking structures.
Parking structures, particularly those visible from
street level, should be designed to incorporate
design guidelines including, but not limited to,
requiring facades with masonry construction and
designing the exterior walls to screen the interior
ramps from view. The redevelopment concept
for the West Metra Parking Lot calls for a threelevel parking structure. The second alternative
redevelopment concept for Meadow Plaza calls for an underground parking structure
with retail at ground level and residential above.

