
 
 
 
 

PLANNING & ZONING COMMISSION 
Regular Meeting 

Wednesday, February 20, 2013 
7:00 p.m. 

    
 

I. CALL TO ORDER 
 

A. Pledge of Allegiance 
 

B. Verify Quorum 
 

C. Approval of Minutes: November, 2012 meeting 
 

 
II. CHAIRMAN’S COMMENTS 

 
 
III. PUBLIC HEARINGS 

 
A. Case 13-03 – UDO Amendment.  A public 

hearing to consider a text amendment to the 
Unified Development Ordinance, to allow non- 
accessory parking lots as a special use in the 
downtown and residential zoning districts. 
 

B. Case 13-02 – 11861-11865 Brown Drive Special 
Use.  A public hearing for a special use for 
group living, not otherwise classified, to operate 
a supportive living environment for graduates of 
the Timberline Knolls residential treatment 
program. 

 
 
IV. ACTION ITEMS 

 
A. Comprehensive Plan Update.  Draft Economic 

Development Element. 
 
 

V. GENERAL DISCUSSION 
 
 
VI. ADJOURNMENT 

Planning and Zoning 
Commission 
 
Dennis Schubert,  
Chairman 
 
Commission Members: 
Ryan Kwasneski 
David Maher 
Gregory Messer 
Jason Sanderson 
Anthony Spinelli 
 
 

Village of Lemont 
Planning and Zoning Commission   

 
418 Main Street · Lemont, Illinois 60439    

phone 630-257-1595 ·  fax 630-257-1598   

Community Development 
Department Staff  
 
James A. Brown, Director 
 
Charity Jones, AICP Planner 
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TO:  Planning & Zoning Commission                                         #017-13 
    
 
FROM:  James A. Brown, Planning & Economic Development Director 
   
THRU   
   
SUBJECT: Case 13-03 – UDO Amendment (Parking as Special Use in R Districts) 
 
DATE:  15 February 2013 
       
 
SUMMARY 
 
A recent application for demolition of a house in the historic district has prompted the re-
evaluation of uses and permitted uses in R districts.  Staff recommends an amendment to 
the Table of Permitted and Special Uses in the Unified Development Ordinance (UDO) 
that would allow a parking lot as a special use in all R zoning districts.   
 
BACKGROUND 
 
St. Patrick’s Church desires to demolish a house on Cass Street and convert the site into a 
parking lot.  The house lies within the Historic District, and thus approval from the Historic 
Preservation Commission is required.   In January, St. Patrick’s Church applied for a 
Certificate of Appropriateness to demolish a house on Cass Street, and the HPC will meet 
prior to the PZC’s meeting to conduct a public hearing on the matter.  The HPC’s 
evaluation will largely be confined to examining the historic merits of the house, and not 
looking at the zoning or broader land use implications of the desired demolition.  (One of 
the criteria the HPC uses involves an assessment of impacts on the streetscape.)   
 
Chapter 17.06 of the UDO contains Table 17-06-01, Permitted and Special Uses in the 
Zoning Districts.  This table and the definitions chapter of the ordinance provide the 
regulations for what is and isn’t allowed in a particular zoning district.  The table does not 
allow for the establishment of a parking lot in Residential Districts.  In many cases within 
the Village, church parking lots are on the same zoning lot or are immediately adjacent 
to the primary use on the site, and thus are considered accessory to the permitted 
religious use on the lot.  The St. Patrick’s application, however, has raised another issue:  
how to treat the desired establishment of a parking lot for a permitted use when the 
location of the parking lot is not on the same zoning lot.   
 

Village of Lemont 
Planning & Economic Development Department 

 
418 Main Street  · Lemont, Illinois 60439   
phone 630-257-1595 ·  fax 630-257-1598  
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In the past, at least one church has indicated a need and desire for expanding parking.   
St. Matthew’s Church has seen its congregation outgrow its historic church building, and 
intends to move to a new location.  Expanding parking opportunities are part of the 
church’s plans.  Now we have the desire of St. Patrick’s Church to expand its parking.  It is 
likely, given the number of churches in the downtown area, that religious uses will 
confront such parking issues in the future.  Should the UDO be amended to allow parking 
as a permitted or special use on a lot within the R districts?  If so, what types of conditions 
or considerations should be required? 
 
 
 
ANALYSIS 
 
The UDO defines a parking lot as:  “an open, off-street, ground-level, surfaced area for 
the temporary storage of five or more motor vehicles.”  That religious uses in the Village 
need or desire additional parking has been established.  However, the creation of a 
parking lot within a residential district can potentially bring a variety of issues that need to 
be considered, addressed, and perhaps mitigated.  For example, what effect will a new 
parking lot have on traffic flow on the neighborhood streets?  To what extent will a new, 
private, parking lot remove needed public on-street parking?  What will be the 
illumination requirements for a new lot, and how will lighting impact the neighbors?  How 
will stormwater management be addressed?  Will the impacts of car headlights have a 
detrimental effect on the neighbors, and if so, how will such impacts be mitigated? 
 
Given the potential range and potential severity of impacts that a new parking lot could 
have on a neighborhood, staff feels that it is best not to allow parking lots as a permitted 
use in the R districts.  Such a range of issues—which by their nature will be site-specific—
are best addressed through a discretionary review by staff, the Planning & Zoning 
Commission, and the Village Board, i.e. they are best evaluated and approved as a 
special use.   
 
Staff therefore recommends that Table 17-06-01 of the UDO be amended to allow 
parking lots in all R districts as a special use.   
 
ATTACHMENT 
 
Table 17-06-01 of the UDO 
 
 

 



B-1 B-3 B-4 DD INT M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-6
RESIDENTIAL B-1 B-3 B-4 DD INT M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-6

Household Living
Single-family dwelling - - - P - - - - - P P P P P P P

- - - P - - - - - - - - - - P P
Town house - - - P - - - - - - - - - - P P
Multi-family dwelling - - - P - - - - - - - - - - - P

Group Living
Assisted living facility - - - - S - - - - S S S - - S S
Group home - - - - S - - - - S S S - - S S
Nursing home - - - - S - - - - P S S - - S S
Transition shelter - - - - S - - - - S S S S - S S

- - - - S - - - - S S S S S S S
COMMERCIAL B-1 B-3 B-4 DD INT M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-6

Adult Uses
- - - - - - - - S - - - - - - -

- - - - - - - - S - - - - - - -

Animal Services
Animal grooming sales and service P P P P - - - - - - - - - - -
Animal hospital/veterinarian - P P P - - - - - - - - - - -
Animal shelter/kennel - - P - - - - - - - - - - - -

Commercial Recreation
Indoor Recreation P P - P - - - - - - - - - - - -
Amusement Arcade P P - P - - - - - - - - - - - -
Health and sports clubs S P S - - - - - - - - - - - -
Outdoor recreation - S S - - - - - - - - - - - - -

- S - - - S P P - - - - - - - -
- S - - - P P P - - - - - - - -

Drive-Through Establishments S
Eating and Drinking Establishments  (Note:  Drive-throughs require special use)

Brew-pub/microbrewery - P - P - - - - - - - - - - - -
Café, coffee shop, soda fountain P P - P - - - - - - - - - - - -
Nightclub (O-38-12) - P - P - - - - - - - - - - - -

S S S S - - - - - - - - - - - -

Restaurant P P - P - - - - - - - - - - - -
- P - P - - - - - - - - - - - -

Specialty food shop/carry-out P P - P - - - - - - - - - - - -
Tavern S P - P - - - - - - - - - - - -

Financial Services  (Note:  Drive-throughs, other than ATMs, require special use)
Bank, credit union, savings & loan P P - P - - - - - - - - - - - -
Brokerage or financial advising P P - P - - - - - - - - - - - -
Money exchange or payday loan - - - - - - - - - - - - - - - -

Food and Beverage Retail Sales
Convenience store P P - P - - - - - - - - - - - -
Grocery store/supermarket - P - P - - - - - - - - - - - -

Adult entertainment 

Construction Contractor Office/Yard 
Adjacent to R district
Not adjacent to R distirct

Adult bookstores, video stores, movie 
theaters 

Restaurant, formula (fast food)

Outdoor dining as allowed under 
§17.06.170 of this ord

TABLE 17-06-01  Permitted and Special Uses in the Zoning Districts
Use Category Zoning District

Duplex, Two-family detached dwelling

Group living not otherwise classified



B-1 B-3 B-4 DD INT M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-6

TABLE 17-06-01  Permitted and Special Uses in the Zoning Districts
Use Category Zoning District

Liquor stsore P P - P - - - - - - - - - - - -
Funeral and Internment Services

Crematorium S S - - - - - - - - - - - - - -
Funeral home S S - - - - - - - - - - - - - -

Landscaping
Garden center P P P P - P - - - - - - - - - -
Landscaping/nursery - - - - - P P P - - - - - - - -

Lodging
Bed and breakfast (Ord O-54-09) P P - P - - - - - P P P P P P P
Campground - - S - - - - - - - - - - - - -
Hotel/motel (Ord O-54-09) S P - P - - - - - - - - - - - -
Youth hostel (Ord O-54-09) S P - S - - - - - - - - - - - -

Entertainment Complex S S S S S
Medical

Hospital - S - S S - - - - - - - - - - -
Medical clinic or office P P - P - - - - - - - - - - - -

Office (except as more specifically regulated)
P P - P - P - - - - - - - - - -

- P - P - P - - - - - - - - - -
Parking, Commercial

Garage as principle use S S S - - - - - - - - - - - - -
Non-accessory parking lot S S S - - - - - - - - - - - - -

Retail Sales and Service (except as more specifically regulated)
Banquet hall - S - - - - - - - - - - - - - -
Fortune telling business - - - - - P P - - - - - - - - -
Flea market/farmer's market S S - P - - - - - - - - - - - -

P P - P - - - - - - - - - - - -

Lumberyard S - - - P P P - - - - - - - -
Pawnshop (O-38-12) - - - - - - - - - - - - - - - -
Personal services P P - P - - - - - - - - - - - -

P P - P - - - - - - - - - - - -

- S - P - - - - - - - - - - - -

- S - S - - - - - - - - - - - -

Smoking lounge (O-38-12) - - - - - - - - - - - - - - - -
Tatoo parlor - - - - - - - - - - - - - - - -

Vehicle-Related Land Uses
Auto body and auto repair S P - P - - - - - - - - - - - -
Automobile sales and service - P - - - - - - - - - - - - - -
Auto supply or auto accessory S P - - - - - - - - - - - - - -
Boat/RV sales,service, or storage - P - - - P P - - - - - - - -
Car wash - P - - - - - - - - - - - -
Heavy equipment sales or service - P - - - - P P - - - - - - - -
Service station S P - S - S - - - - - - - - - -

Office with GFA less than/equal to 7,500 
sq ft

Hardware store/Home improvement 
center(O-38-12)

Office with GFA over 7,500 sq ft

Retail business with GFA less than 15,000 
sq ft

Retail business with GFA 15,000 - 24,999 
sq ft

Retail business with GFA 25,000 or more 
sq ft



B-1 B-3 B-4 DD INT M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-6

TABLE 17-06-01  Permitted and Special Uses in the Zoning Districts
Use Category Zoning District

Vehicle storage and towing - S - - - - S S - - - - - - - -
Wholesale sales S S

INDUSTRIAL B-1 B-3 B-4 DD INT M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-6
Industry and Manufacturing

Light industry - - - - - P P P - - - - - - - -
Medium industry - - - - - S S P - - - - - - - -
Heavy industry - - - - - S S P P - - - - - - -
Asphalt manufacture or refining - - - - - - - S - - - - - - - -
Chemical manufacturing or storage - - - - - - - S - - - - - - - -
Container storage yard - - - - - S S S - - - - - - - -
Freight transportation terminal  (O-38-12) - - - - - S - P - - - - - - - -

- - - - S S S S S - - - - - - -

Self-storage facility (O-41-10) - S - - - P P P P - - - - - - -
PUBLIC, CIVIC, EDUCATIONAL, OTHER B-1 B-3 B-4 DD INT M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-6

Agriculture
- S - - - - - - - P P P P - - -

Farm stand P P - - - - - - - P P - - - - -
Greenhouse, commercial P P - - - P P - - - - -

- P - - - - - - - P P - - - - -

Civic and civic-related
Library, public S S - - P - - - - S S S S S S S
Lodge, fraternal and civic assembly S S - P - - - - - S S S S S S S
Government facilities P P - P P - - - - P P P P P P P
Parks and playgrounds P P P - P P P P P P P P P P P P
Postal service S S - P P - - - - S S S S S S S

Child care facilities
S S - P - - - - - S S S S S S S

Day care home P P - P - - - - P P P P P P P
Foster home - S - - - - - - - S S S S S S S

Educational facilities
College and university S S - - S - - - - - - - - - - -
School, K thru high school - - - S P - - - - S S S S S S S
Trade school S S - P S - - - - S S S S S S S

Religious use
Religious assembly P P - S P - - - - P S S S S S S
Religious institution S S - S P - - - - P S S S S S S

Other
S S S S S S S S S S S S S S

Cemetery S S S - - - - - - S S S S - S S
Heliport (O-54-09) - - - - S - - - S - - - - - - -
Planned unit development S S S S S S S S - S S S S S S S

P P P P - P P P - - - P P - P PRailroad rights-of-way, excluding 
classification yards, terminal facilities, 
and maintenance facilities

Outside display/storage not permitted 
under §17.06.120 of this ordinance

Roadside market on lots of 5 acres or 
more

Agriculture, consistent with §17.06.160 of 
this ordinance (O-41-10)

Child care facilities other than day care 
home and foster home

Telecommunications tower



B-1 B-3 B-4 DD INT M-1 M-2 M-3 M-4 R-1 R-2 R-3 R-4 R-4A R-5 R-6

TABLE 17-06-01  Permitted and Special Uses in the Zoning Districts
Use Category Zoning District

P P P P P P P P P P P P P P P P

Utilities, as part of subdivision plat P P P P P P P P - P P P P P P P
S S S S S S S S S S S S S S SUtilities, not as part of subdivision plat 

and not regulated more specifically by 
Ordinance O-94-07, Standards for the 
Construction of Facilities in the Public 
Right of Way.

Temporary uses consistent with other 
permitted uses in the zoning district (O-38-
12)
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TO:  Planning & Zoning Commission           #19-13 
 
FROM:  Charity Jones, Village Planner 
 
THRU: James A. Brown, Planning & Economic Development Director 
    
SUBJECT: Case 13-02, 11861-11865 Brown Drive Special Use 
 
DATE:  February 14, 2013 
       
 
SUMMARY 
 
TK Behavioral, LLC, a wholly owned subsidiary of Acadia Healthcare Company Inc. and 
contract purchaser of the subject property, has requested a special use for group living, 
not otherwise classified, to operate a supportive living environment with up to 18 beds for 
graduates of the Timberline Knolls residential treatment program.  Staff recommends 
approval with conditions. 
 
 

 
  

Village of Lemont 
Planning & Economic Development Department 

 
418 Main Street  · Lemont, Illinois 60439    
phone 630-257-1595 ·  fax 630-257-1598   
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PROPOSAL INFORMATION   
Case No. 13.02   
Project Name 11861-11865 Brown Drive Sp Use   
General Information       
Applicant TK Behavioral, LLC 
Agent for Applicant Al Domanskis 
Status of Applicant Contract purchaser of the subject property 
Requested Actions: Special use for group living not otherwise classified 
Purpose for Requests supportive living environment, 120 days or less, up to 18 beds 

  
Site Location 11861, 11863, and 11865 Brown Drive (PIN: 22-20-305-059) 
Existing Zoning R-6 
Size 11,573 sf (.27 acres) 
Existing Land Use Residential 
Surrounding Land 
Use/Zoning 

North: Industrial, M-2   

    South: Residential, R-4   
    East: Residential, R-4   
    West: Residential, R-4   
Comprehensive Plan 2002 The Comprehensive Plan map designates this area as high density 

residential (6-12 dwelling units per acre). 
Special Information   
Public Utilities   Water/sewer is available on site. Electrical is overhead. 

Physical Characteristics The property is currently developed as a three unit, single-family 
attached (townhouse) building. 

 
 
BACKGROUND 
   
Timberline Knolls is a residential treatment center providing clinical, educational, and 
therapeutic support for young women dealing with eating disorders, addiction, or other 
co-occurring disorders.  The facility was formerly operated by Four Winds/Rock Creek, 
which closed in 2002.  Timberline Knolls began operation in 2006; in 2007, Timberline Knolls 
sought to expand its program to include a supportive living environment for graduates of 
its residential treatment program.  Thus, Timberline Knolls applied for and received a 
special use to operate a group living facility at 1 Povalish Court.  In 2012, Timberline Knolls 
renewed its special use at 1 Povalish Court; the renewal was necessary due to a change 
in ownership of Timberline Knolls.  Now Timberline Knolls seeks to establish more group 
living facilities at 11861, 11863, and 11865 Brown Drive, which are proposed to be 
operated in the same manner as the group living facility at 1 Povalish Court. 
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STANDARDS FOR SPECIAL USE 
 
UDO Section 17.04.150.C states that special use requests must be consistent with the 
following six standards to be recommended by the PZC for approval: 
 
1. The special use is deemed necessary for the public convenience at that location. 

 
Analysis.  Like Magnolia House at 1 Povalish Court, the new group living facility will 
act as an extension of the larger Timberline Knolls facility. Timberline Knolls provides 
services to women in need of mental health treatment and support.  No other 
facility exists within Lemont to provide such services in an environment comparable 
to the proposed facility, save Magnolia House.  The applicant asserts that there is 
currently an eight-week waiting list for entry into Magnolia House.  The addition of 
the proposed new facility would help alleviate this long waiting list.  Therefore, staff 
finds that the use is necessary for the public convenience in that it provides a 
needed service to local residents that they might otherwise have to leave the area 
to receive or be placed on a waiting list.  The facility will also provide services to 
women from outside the Lemont, who may not have access to a facility of this kind 
near their home. 
 

2. The special use is so designed, located, and proposed to be operated that the 
public health, safety, and welfare will be protected. 

 
Analysis.  The site, and all structures on it, shall remain as they currently exist. The 
special use will be operated consistent with the conditions of the Magnolia House 
special use approval.  The Code Enforcement Officer reported no records of code 
enforcement complaints against Magnolia House.   The property will be maintained 
by Timberline Knolls, consistent with all applicable building, fire, and property 
maintenance requirements.  Therefore, there is no reason to believe there would be 
any health or safety threats on the site caused by the physical environment. 
 
Staff does not believe the residents of the proposed facility will themselves pose any 
threat to the public health, safety or welfare.  Magnolia House has had no recorded 
issues of residents causing a threat to the surrounding community.  Residents of the 
proposed facility will have the same kinds of medical and psychiatric diagnoses as 
residents of Magnolia House, will have completed the same kind of treatment 
program, and will be subject to the same rules and regulations governing resident 
behavior.  Therefore, there is no reason to conclude that the impact on the 
surrounding community will be any different than that of Magnolia House.   
 
To protect the safety and wellbeing of the residents of the proposed facility, the 
Police Department requests the addition of security cameras and motion sensitive 
lighting near the facility’s entrances and exits.  The security cameras would be 
monitored by Timberline Knolls’s private security. 

 
3. The special use will not cause substantial injury to the value of other property in the 

neighborhood in which it is located. 
 

Analysis.  There are no proposed changes to the structure.  The site is used as rental 
housing and is currently occupied by three families.  Visitors are not allowed to the 
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proposed facility, so there will be a maximum of 18 people on the site at any time.  
The residents are required to be in treatment on the main Timberline Knolls campus 
during the day and have a 9:30 p.m. curfew, so the hours of activity at the 
proposed facility will not be incompatible to that of nearby residences.  The 
residents are allowed to have vehicles; vehicle parking should be limited to within 
the garages and driveways, so as not to create excessive on-street parking.  With 
parking restrictions, no change in property values is anticipated as a result of 
approving the special use application.   
 

4. The special use shall not create excessive demands on Village service or impair the 
ability of the Village to maintain the peace and provide adequate protection for its 
citizens. 

 
Analysis.  As noted, the proposed facility is to be operated in the same manner as 
Magnolia House and residents will be subject to the same rules of behavior.  The 
Lemont Police Department and Code Enforcement Officer have not experienced 
excessive demands for services from Magnolia House.  The Fire Marshal did not 
express any concerns regarding demand for services. 

 
5. The special use is consistent with standards enumerated elsewhere in this ordinance 

for the specific use, including planned unit developments. 
 

Analysis.  The UDO does not contain any additional standards for a group living, not 
otherwise defined. 

 
6. The special use meets, as applicable, the standards for planned unit developments 

found in Chapter 17.08 of this ordinance. 
 

Analysis. Not applicable. 
  
 
GENERAL ANALYSIS 
 
Consistency with the Comprehensive Plan.  The Comprehensive Plan designates this area 
for high density residential use.  Based on the size of the subject site and the density 
guidelines in the Comprehensive Plan, no more than three dwelling units would be 
recommended on the subject site.  The site currently includes three units and no 
expansion is proposed, so the density is consistent with the Comprehensive Plan.  The 
Comprehensive Plan does not specifically address uses like group living. 
 
Aesthetic and Environmental.  No changes are proposed to the site.  
 
Engineering Comments.  The Village Engineer had no objection to the requested special 
use. 
 
Fire District Comments.  The Fire Marshal notes the requirements for smoke alarms and 
carbon monoxide detectors.   
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CONCLUSIONS & RECOMMENDATIONS 
 
The requested special use will allow Timberline Knolls to meet an existing need.  The 
operation will be the same as that of Magnolia House, and there have been no known 
public health, safety, or other land use issues caused by the operation of Magnolia 
House.  Therefore, staff recommends approval with the following conditions: 

1. The special use approval is limited to Timberline Knolls, its parent company, or 
another wholly owned subsidiary of its parent company; any new owner/operator 
would have to reapply for special use approval.  

2. The special use shall include the resident rules of conduct. 

3. Resident parking shall be limited to the existing garages and driveways.  No 
resident parking shall be allowed on-street.  Any excess resident parking demand 
shall be satisfied by designated parking areas on the main Timberline Knolls 
property, located at 40 Timberline Drive.  Staff shall park in designated areas on 
the main Timberline Knolls property, located at 40 Timberline Drive. 

4. The special use shall allow a maximum of six residents per unit, for a total of 18 
residents.   

5. Any future building remodeling or site changes shall be subject to all applicable 
Village codes and ordinances, even if the application of such would reduce the 
maximum occupancy of the facility. 

6. Security cameras and motion sensitive lights shall be installed and maintained 
near the entrances and exits of each unit.   

 
ATTACHMENTS 
 

1. Application Materials 
2. Fire Marshal review 
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ADDENDUM TO SPECIAL USE CRITERIA WORKSHEET 

1. The proposed special use is necessary for the public convenience at this location because there 
is a demonstrated need for this proposed group home next to Timberline Knolls, a residential 
treatment center (“Timberline”).  Upon completion of programs at Timberline Knolls, residents 
continue with programs through continued residence in group homes such as Magnolia House 
located next door to this property at 1 Povalish Court before returning to their own homes.  The 
availability of a group home next to Timberline Knolls helps for a smoother transition as absent 
this transition, there is a greater likelihood of relapse.  At this time, Timberline Knolls has an 
approximately 8 week waiting list for Magnolia House, a comparable group home which 
waiting list should be alleviated with the approval of this group home.  The Brown Drive 
Property would supplement the service provided at Timberline because residents who have 
completed an initial stay within the residential programs at Timberline could then move to the 
Brown Drive Property for continuation of their program, just as with Magnolia House.  This 
proposed group home services residents of Lemont, the surrounding area and internationally 
and is for the public convenience of these members of our community.  Further, these residents 
will be consumers in the Lemont area for various retail, food and shopping services which 
benefits the public convenience with sales taxes as well as an increase in local employment.   

2. The special use will be designated, located and operated so that the public health, safety and 
welfare will be protected in the same way that the public health safety and welfare have been 
protected at Timberline and 1 Povalish Court.  The proposed special use is substantially the 
same as the preexisting use.  The Brown Drive Property is currently a multi-family 
condominium being rented to tenants.  No changes are contemplated for the exterior of the 
building, other than normal upkeep.  As the proposed special use is substantially the same as 
the preexisting use, there will be no negative impact on the public health, safety and welfare.  
There is ample parking available at the Brown Drive Property, however, residents are not 
expected to have cars.  Ample staff and visitor parking also exists at the parking lots at 
Timberline, which is adjacent to the Brown Drive Property.  A restriction of no on-street 
parking adjoining the Brown Drive Property should be part of an ordinance approving the 
proposed special use.  Also, the residence will maintain the same rules and regulations as 
outlined in Ordinance No. 0-68-12 granting a special use to TK Behavioral, LLC, a wholly 
owned subsidiary of Acadia Healthcare, Inc., for Magnolia House.  The rules and regulations 
which will be adopted for the Brown Drive Property are attached hereto as Exhibit 1. 

3. The special use will not cause substantial injury to the value of other property in the 
neighborhood in which it is located for all of the reasons that Ordinance 0-68-12 regarding 1 
Povalish Court was approved and because the Brown Drive Property will be an integral part of 
the Timberline and Magnolia House services and TK Behavioral, LLC, a wholly owned 
subsidiary of Acadia Healthcare, Inc., intends to leave the current residences at the Brown 
Drive Property intact.  The proposed residential use is consistent with the current use of the 
Brown Drive Property, which is a multi-family rental condominium building.  This residential 
property will be compatible with Magnolia House, which is adjacent.  The subject property is 



{00231047 }   

currently zoned R-6.  Many of the lots within the immediate area are also zoned R-4 and R-6.  
Thus, the existing building fits within the overall character of the neighborhood, and would not 
cause substantial injury to the value of other property in the neighborhood in which it is 
located.   
 

4.   The special use will not create excessive demands on Village services or impair the ability of 
the Village to maintain the peace and provide adequate protection for its citizens for all of the 
reasons that the Ordinance 0-68-12 regarding 1 Povalish Court was approved and because 
Magnolia House has not been found to create excessive demands on Village services.  The 
Brown Drive Property will be a continuation of the services provided at Magnolia House and, 
as set forth above, the same rules and regulations as outlined in Ordinance No. 0-68-12 will be 
adopted for residents at Brown Drive.   
 

5. The special use is consistent with the standards enumerated elsewhere in the UDO for the 
specific use.  The existing building, which will be converted to be used in the same way that 
Magnolia House is currently being used, is compatible with the surrounding character of the 
neighborhood and complies with the standards in the UDO, including the regulations under the 
R-6 District.   
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TO:  Planning & Zoning Commission           #16-13 
 
FROM:  Charity Jones, Village Planner 
 
THRU: James A. Brown, Planning & Economic Development Director 
    
SUBJECT: Comprehensive Plan Update – Economic Development 
 
DATE:  February 14, 2013 
       
 
SUMMARY 
 
Attached is a draft comprehensive plan economic development element.  The element 
is rooted in the findings of the Lemont Target Industries Report, which was presented to 
the PZC in July and August 2012.  The draft element is presented for review and 
comment.   
 
 
 
 
ATTACHMENTS 
 

1. DRAFT Lemont2030 Economic Development Element 
 

Village of Lemont 
Planning & Economic Development Department 

 
418 Main Street  · Lemont, Illinois 60439    
phone 630-257-1595 ·  fax 630-257-1598   



 

Economic Prosperity Element 
 
VISION 
In 2030, Lemont will have a thriving business community with few vacant commercial buildings.  
Downtown Lemont will be characterized by round the clock activity.  Lemont will be a desired 
destination for visitors from outside the community. 
 
GUIDING PRINCIPLES 

1. Lemont residents will have adequate choices within the community to meet most of their retail 
shopping needs. 

2. The Village will be known for being business friendly.   Village codes and permitting processes 
will strike an appropriate balance between facilitating development and protecting public health 
and safety. 

3. “Shop Lemont First” will be the ethic of government agencies, local businesses and residents. 

4. The Village will have an aggressive approach to business attraction and retention. 

5. More residents will have the opportunity to work within Lemont. 

6. The downtown, the I&M Canal, and the Heritage Quarries Recreation Area will be attractive 
destinations for residents and visitors. 

7. The Village, along with other partners like the Chamber of Commerce, will actively promote 
Lemont as a destination for visitors. 

 

INTRODUCTION 

In many ways, any local community’s economy is a reflection of larger regional, national, and 
international trends, driven by forces far beyond the control of a local municipal government.  Lemont, 
like the region and the nation, does not have the same level of manufacturing activity and the 
accompanying manufacturing jobs that it once had.  The health care industry has grown locally and 
nationally as a reflection of the increasingly complex nature of health care and the aging population in 
the United States.  Regionally and locally there has been limited total job growth over the last ten 
years.1  

Although all local economies are pushed and pulled by larger trends, each place has its own unique 
assets and challenges.  While Lemont is in one of the most educated metropolitan areas in the country, 
Lemont’s residents and local workforce have higher rates of educational attainment than the Chicago 
region (38.7% of population 25 and over with a bachelor’s degree or higher vs. 34% for the region).2  
Although Lemont is located within the second most populous county in the country, we are unique in 

                                                           
1 US Census Bureau, Longitudinal Employer-Household Dynamics (LEHD) Program, http:onthemap.ces.census.gov/ 
2 Chicago ranks 45th among all 374 Census Bureau Census Metropolitan Statistical Areas for the number of people age 25 or older with a 
bachelor’s degree or higher.  U.S. Census Bureau, 2010 Census. 



that we still have hundreds of acres of land available for new residential or commercial development 
within Lemont township.3  Many of Lemont’s neighbors like Woodridge and Darien, were not developed 
until the 1950’s -60’s; Lemont’s origins go back to the 1830’s.  Our neighbors do not face the same 
challenges of replacing and updating aging infrastructure as Lemont.4 

How do we take advantage of our unique assets and overcome our unique challenges to reach our vision 
for economic prosperity?  This plan suggests an ongoing, comprehensive economic development effort 
focusing on: (1) specific industries that are likely to be attracted to Lemont’s unique strengths; and (2) 
key areas in and around Lemont with the highest potential for current and future economic activity. 

TARGET INDUSTRIES 

Target Industries are industries or groups of industries that are compatible with our community vision 
and are likely to choose to locate, remain, or grow in Lemont because of our economic, geographic, or 
other comparative advantages. The practice of targeting has become increasingly commonplace among 
local governments and regional economic development organizations, as agencies seek ways to make 
the most efficient use of limited resources.5  

In preparation of this comprehensive plan, a Target Industries Report was created based on a careful 
examination of Lemont’s competitive position in the marketplace, its assets and its liabilities.6  The 
report examines each of the 20 North American Industrial Classification System (NAICS) industry sectors.  
Each industry sector was evaluated on the following quantitative factors: whether the sector is 
experiencing positive national, regional and local employment trends; whether regional economic 
development agencies are targeting the sector for future growth; whether there is a relative 
concentration of local employment in the sector when compared to the Chicago metropolitan region 
and the state; whether local jobs the sector represents a significant portion of total local employment; 
and whether local resident employment in the sector represents a significant portion of total resident 
jobs.   Each sector was also evaluated on two qualitative factors: whether the sector aligns with the 
Lemont 2030 vision and whether the sector is compatible with Lemont’s unique strengths, weaknesses, 
opportunities and threats.   
 
The Target Industries Report ultimately identifies six industry sectors toward which the Village should 
concentrate its economic development efforts.  Four sectors are identified as growth targets, while two 
sectors are identified as preservation targets. The growth targets include: Health Care and Social 
Assistance (NAICS 62); Retail Trade (NAICS 44-45); Professional, Scientific and Technical services (NAICS 
54); and Arts, Entertainment and Recreation (NAICS 71). The preservation targets are Manufacturing 
(NAICS 31-33) and Transportation and Warehousing (NAICS 48-49).  
 
Based on the findings of the Target Industries Report, Lemont should seek to increase the proportion of 
growth target industry sectors in the local economy. Preservation target industry sectors are those 
which are not expected to increase as a percent of the total local economy, but are still vital 
components of the local economy. The Village should seek retention and expansion of existing 
businesses and limited attraction of new businesses in these industry sectors.  The target industry 
sectors contained within the Target Industries Report should take priority as the Village considers 
implementation of the Comprehensive Plan recommendations. 

                                                           
3 U.S. Census Bureau, 2010 Census. 
4 Village of Woodridge incorporated in 1959; City of Darien incorporated 1969. 
5 Swager, R. J. “The Targeting Study in Economic Development Practice.” Economic Development Review, Vol. 5, Issue 2 (1987): 56-60. 
6 Lemont Target Industries Report, 2012 - Insert web address where target industries report can be accessed 



 
Below is a summary of each growth target industry sector, including a synopsis of national trends, 
regional efforts to target these sectors, and Lemont’s competitive position. 
 
Health Care & Social Assistance 
The Health Care and Social Assistance sector (NAICS 62) is comprised of establishments providing health 
care and social assistance for individuals. Examples of businesses in this sector are: doctor’s offices, 
hospitals, mental health treatment facilities, home health care services, medical laboratories, nursing 
homes, and day care centers.  The Health Care and Social Assistance sector has been and continues to 
be a growing component of the U.S. economy.  From 2010 to 2020, it is projected to add more jobs than 
any other sector in the U.S. economy.7  The Chicago Metropolitan Agency for Planning (CMAP) reports 
that this sector is a major source of employment in the region and continues to grow, but that the 
region as a whole does not exhibit a high concentration of health care industries.8

 This lack of 
concentration indicates that at the regional level, industries in the health care and social assistance 
sector are servicing local needs (i.e. they are not bringing new dollars into the region).  Although pursuit 
of the health care and social assistance sector may not be a strategic opportunity for the region, the 
same is not true for Lemont. Lemont shows strong concentration within the health care and social 
assistance sector when compared to both the Chicago region and Illinois.9

  Lemont has important 
locational advantages for the development of health care industry businesses. It is located nearly 
equidistant from two new hospital campuses. Adventist Bolingbrook Hospital in Bolingbrook is 
approximately seven and a half miles (10 minute drive time) from Lemont’s 127th Street interchange 
onto I-355 and Silver Cross Hospital in New Lenox is nine and a half miles (12 minute drive time) from 
the same point.  These facilities represent major expansions of health care services in the southwest 
suburbs.  Lemont would make an attractive location for health care industry businesses that seek close, 
but not immediate, proximity to hospital facilities. 
 
Retail Trade 
The Retail Trade sector is comprised of establishments engaged in retailing merchandise and rendering 
services incidental to the sale of merchandise. Although not growing at as fast a rate as other sectors, 
the retail sector is a large and growing component of the national economy.  In fact, retail employment 
growth from 2010 to 2020 is projected to be outpaced only by employment growth in the construction 
sector.10   
 
Despite this large projected growth, the regional planning organizations do not target the retail sector. 
At a regional scale, new retail development often draws customers from existing retail developments; 
economic activity is simply redistributed within the region.  At the local level, however, retail does 
attract dollars from outside the local economy. For Lemont, retail development fits the Village’s 
economic vision and can generate positive economic impact for the local community through increased 
sales tax revenue. The Village receives 1% of sales tax collected on retail sales. Although this is a small 
portion of the overall sales tax collected on an individual purchase, it is an important source of revenue 
for the Village’s budget. Sales tax accounted for 14.3% of all Village revenue collected in FY 2011 and 
was the highest single source of revenue, second only to property tax.11 

                                                           
7 United States Bureau of Labor Statistics, Employment Projections 2010-2020, USDL-12-0160, released February 01, 2012 
8 CMAP Industry Clusters Technical Report, p.10 
9 Significant Location quotients (>1.25) revealed using Census On the Map data, smaller LQs shown using ILDES datasets 
10 United States Bureau of Labor Statistics, Employment Projections 2010-2020, USDL-12-0160, released February 01, 2012 
11 Village of Lemont 2011 Comprehensive Annual Financial Report, p.9 



 
Lemont faces challenges in attracting retail development.  Cook County’s higher commercial property 
tax and sales tax are perceived as a disincentive for retail investment in border communities like 
Lemont.  Additionally, national and franchise retailers often require a minimum number of households 
and/or daytime population within a certain radius to consider developing on a site.  The fact that 
Lemont is bordered by thousands of acres of forest preserve and large industrial sites means that the 
Village has to rely primarily Lemont’s local population to meet those minimum requirements.  Lemont’s 
relative isolation is uncommon among suburban communities and creates a challenge to attracting 
national retailers. 
 
Despite these challenges, Lemont also has characteristics that are assets to retail development.  
Attractive retail centers are distributed throughout the community.  Several strategic sites in and near 
the downtown are opportunities for redevelopment.  The community has both infill and greenfield sites 
to accommodate significant residential growth, and many of the current households enjoy high 
disposable income.  Since retail is such an important source of local tax revenue and an important part 
of the 2030 vision, the Village should build on its assets, strive to overcome its challenges and increase 
the retail sector as a proportion of the local economy. 
 
Professional, Scientific, and Technical Services 
The Professional, Scientific, and Technical Services sector is comprised of establishments that specialize 
in performing professional, scientific, and technical activities for others. These activities require a high 
degree of expertise and training.  Examples include: legal advice and representation; accounting; 
architectural, engineering, and specialized design services; computer services; consulting services; 
advertising services; photographic services; veterinary services; etc. 
 
The Professional, Scientific and Technical Services sector is projected to add employment at a rate twice 
that of the total national economy from 2010 to 2020.12

  CMAP and Choose DuPage target only 
industries within the professional, scientific, and technical services sector that are related to their larger 
cluster targets such as energy or printing and publishing. The Will County Center for Economic 
Development (Will CED) targets the entire professional and business services supersector, which 
includes two other sectors in addition to the professional, scientific, and technical services sector. 
 
Lemont’s current local employment does not show any concentration of jobs within the professional, 
scientific, and technical services sector.  However, 7.7% of working residents of Lemont are employed in 
this sector.13

  Jobs in the professional, scientific and technical services sector often require advanced 
degrees, and residents of Lemont are well suited to fill these positions.14  Businesses in this sector are 
often small.  The Census Bureau’s 2009 Nonemployer statistics reveal that approximately 14% of all 
businesses with no paid employees (e.g. individual proprietorships, partnerships, etc.) are in the 
professional, scientific, and technical services sector.  Nonemployer establishments are often well suited 
for home occupations; Lemont’s desirability for homeowners in the professional, scientific and technical 
services sector makes it an attractive location for home occupations in this sector. Additionally, Lemont 
offers small, affordable office space that suits this sector’s primarily small business needs.  Many 
businesses in this sector, e.g. law practices, accounting firms, rely on nearby population for their 
customer base. Although Lemont does not offer high concentrations of businesses and residents for 

                                                           
12 www.bls.gov, accessed 06/15/12 
13 US Census Bureau, Longitudinal Employer-Household Dynamics (LEHD) Program, http:onthemap.ces.census.gov/ 
14 U.S. Census Bureau, 2010 Census, ACS 1-yr estimates, ACS 5-yr estimates 



these businesses to serve, it is well situated among a diverse set of communities that together could 
supply a sufficient customer base.  Lemont also provides a unique and attractive destination for client 
visits. Lemont may not be a prime location for a business that relies on very near local population, like 
an accountant’s office, but may be an excellent location for a business with a somewhat larger service 
area, like an advertising agency. 
 
Arts, Entertainment, and Recreation 
The Arts, Entertainment, and Recreation sector includes a wide range of establishments that operate 
facilities or provide services to meet varied cultural, entertainment, and recreational interests of their 
patrons. This sector comprises: (1) establishments that are involved in producing, promoting, or 
participating in live performances, events, or exhibits intended for public viewing; (2) establishments 
that preserve and exhibit objects and sites of historical, cultural, or educational interest; and (3) 
establishments that operate facilities or provide services that enable patrons to participate in 
recreational activities or pursue amusement, hobby, and leisure-time interests. 
 
Employment in the arts, entertainment, and recreation sector is projected to grow slightly faster than 
the total economy from 2010 to 2010 (1.7 percent vs. 1.3 percent annual growth).15

  World Business 
Chicago is the only other regional entity seeking to target the tourism and entertainment industry. 
Although Chicago does not show a strong concentration of employment in this sector when compared 
to the nation, tourism and entertainment are significant components of the city’s economy.  Lemont 
does show a strong concentration of employment in the arts, entertainment and recreation sector when 
compared to the Chicago region and the state. In 2010, 520 jobs, or 8.4% of all jobs in Lemont, were in 
this sector.16

   The many outdoor recreational amenities in and near Lemont support its position as a 
potential center for recreation-based businesses. Additionally, Lemont has a long history of community 
engagement in the arts, including public art projects, local art galleries, and a recently approved small 
performing arts center. 
 
Limitations  
As noted, the Target Industries Report is based on an evaluation of NAICS industry sectors.  Industry 
sectors can include several industry groups, called subsectors, which in turn each contain individual 
industries.  For example, NAICS Sector 62 Health Care and Social Assistance includes four subsectors: 
Ambulatory Health Care Services, Hospitals, Nursing and Residential Care Facilities, and Social 
Assistance. Within these subsectors are industries such as: physician’s offices, medical and diagnostic 
laboratories, hospitals, and nursing care facilities.  Where possible, the Target Industries Report provides 
recommendations for more detailed targeting within a sector.  For example, it recommends the Village 
focus retail attraction efforts on convenience retail uses with a trade area of approximately seven 
minutes.  However, detailed targeting recommendations are difficult because of a lack of available data 
at the local level.  Because Lemont is a small community, Census and other data providers do not make 
detailed business and industry data available. In part, this is to protect the privacy of the individual 
business establishments reporting the data.  It is also because of the administrative burden associated 
with providing data at the local level.  However, the foundation for Lemont to achieve its economic 
vision is a strong understanding of our local economy.  Therefore, local data collection on land, 
buildings, and businesses should be a priority as the Village considers implementation of the 
Comprehensive Plan recommendations. 
 

                                                           
15 www.bls.gov, accessed 06/15/12 
16 US Census Bureau, Longitudinal Employer-Household Dynamics (LEHD) Program, http:onthemap.ces.census.gov/ 



 
ECONOMIC ACTIVITY CENTERS 
The Target Industries Report identifies ten locations within the Village or its planning area as economic 
activity centers. Economic activity centers are existing or potential future hubs of business activity; they 
are not intended to represent the locations of all commercial activity within the Village, but rather those 
areas where there already are or may in the future be significant concentrations of economic activity. 
These economic activity centers are the locations where the Village’s targeted industries are already 
located or may be located in the future. The map below shows the economic activity centers in green; 
the Village boundary is illustrated as a red dashed line and the grey dashed line is the county boundary. 
 

 
 
The following matrix joins the target industries to Lemont’s economic activity centers. Cells shaded in 
green indicate that a given target industry is appropriate for a given activity center. These 
recommended locations should be considered in future annexation, planning and economic 
development efforts.  



 
INDICATORS/TARGETS 

• The ratio of local employment to population will be increased. 

• Overall retail sales trends will be equal to or above the average of an index of retail sales trends 
for similar communities. 

• Local employment within growth target industries will account for a larger proportion of total 
local employment. 

• Annexation and development/redevelopment of at least half of Lemont’s economic activity 
centers. 

 
 
RECOMMENDATIONS 
To achieve the Village’s vision for economic prosperity and to increase the proportion of target industry 
activity in Lemont, the Village should focus its economic development efforts on the following goals. 
 
Develop Lemont’s “Product”  Just as the Chicago region competes with other regions in the country to 
attract businesses, residents, and visitors, Lemont competes with other communities for such resources.  
To enhance our competitive advantage, Lemont should create both a physical and a policy environment 
that supports economic growth.  The Village’s physical environment includes the appearance of 
commercial districts, the gateways into our community, and other physical attributes that are key to 
making a good impression on visitors and residents, including visitors who might consider opening or 
expanding a business in Lemont.  The Village’s policy environment includes zoning and building 
regulations, Village procedures, policies regarding incentives, and other non-physical considerations that 
are equally important to businesses seeking to open or expand in Lemont. 
 



Branding  While the Village is making tangible physical and policy changes to support growth, it should 
simultaneously pursue an effort to identify the Village’s brand and promote that brand through a 
comprehensive and ongoing brand strategy.  Branding and marketing help a community distinguish itself 
from other communities and help the region develop a sense of the community’s identity.  Branding has 
become increasingly important for cities, as they compete against one another for residents, businesses, 
and visitors.  “This competitive environment is a reality of our times, and how a city stakes out and 
communicates its distinctive place within it largely decides which cities succeed and which falter in the 
race for economic prosperity. To this end, places are just like companies: those with a strong brand find 
it much easier to sell their products and services and attract people and investment.”17 
Although branding is often thought to be simply a logo or a tagline, logos and taglines are marketing 
tools used to implement a brand strategy.  CEOs for Cities describes branding efforts as, “anchored in a 
community’s societal, political or economic objectives … identifying the core promise that it makes to 
key audiences, and developing and consistently communicating the core, positive attributes of the 
place. Whether a place is looking to rebuild, enhance or reinvigorate its image, the first step is a 
comprehensive brand strategy.”18 
 
Develop Downtown as a Destination for Residents and Visitors  As Lemont’s historic core and a key 
area of commercial activity, additional efforts should be dedicated to develop downtown’s assets.  The 
continued vitality of downtown was a key priority expressed during the public visioning process.  
Additionally, downtown represents an area of significant prior investment by the Village.  From 1999 to 
2010 in the downtown TIF district, over $5.4 million of TIF funding has been spent on public 
infrastructure improvements, and nearly $1 million has been spent on marketing, façade grants, and 
other improvement efforts.19  Significant private investment has also taken place during this time 
period, the most obvious of which is the 82-unit Front Street Lofts condominium project.  But many 
smaller, yet substantial other private investments have been made to update and restore the many 
smaller and often historic buildings downtown.  Over $250,000 in private funds has been spent just by 
participants in the downtown façade and site improvement grant program.  For all of these reasons, 
downtown warrants dedicated economic development efforts.  Both physical improvements and policy 
changes will help Lemont realize its vision for downtown by 2030. 
 
Develop and Implement a Business Retention & Expansion Program  The Village currently does not 
have a formal business retention and expansion program.  Establishing such a program, with a 
designated staff coordinator, is an important step toward achieving our economic vision.  Generally, it is 
less expensive for a community to retain and grow its existing businesses than to attract new 
businesses.  Also, business retention and expansion efforts honor the prior investment made by local 
businesses.  Central to any business retention and expansion program is annual surveys of local 
businesses.  Surveys serve three functions.  The surveys help collect important information that 
otherwise may not be available at the local level, or may not be available at the necessary level of detail.  
Surveys help build rapport between the business community and the economic development team 
conducting the surveys; they are a way to show businesses that the Village values their input.  Finally, 
surveys help identify mid and long-term issues facing local businesses and provide an opportunity for 
the Village to assist the businesses with these issues.  For example, a survey may reveal that an owner of 
a successful local business wants to retire; with that knowledge, the Village can assist the owner in 
succession planning and/or marketing the business for sale.  Although annual business surveys should 

                                                           
17 CEOs for Cities, Branding Your City, p.2 
18 CEOs for Cities, Branding Your City, p.3 
19 Downtown TIF District Annual Reports FYE 2000 to FYE 2010 



be the Village’s first step, a successful business retention and expansion program should include other 
initiatives and services to support existing businesses, particularly those within Lemont’s targeted 
industry sectors. 
 
Develop and Implement a Business Attraction Program While expansion of existing businesses will 
provide new economic growth, new businesses are also needed.  New businesses will help expand the 
local tax base and add to the variety of locally available goods and services.  Through straightforward 
strategies, like maintaining a complete inventory of commercial and industrial property in the Village, 
the Village can help match new or growing businesses in our targeted industry sectors to opportunities 
for development in Lemont. 
 
 
IMPLEMENTATION ACTION AREAS 

Implementation Action Area 1: Develop Lemont’s “Product” – Physical & Policy Improvements 

Develop inviting gateways 
into Lemont 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

Gateways are key intersections/corridors that represent major points of 
entry into a community.  Ensuring that these points are attractive is key 
to creating a positive first impression of Lemont for visitors.  The Village 
should enhance our gateways through streetscaping, signage, and other 
physical improvements.  Private development at gateways should 
reinforce the public improvements and further enhance the aesthetics of 
the areas. 

Allow amendments to 
Planned Unit Developments 
for infill commercial 
development 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

Many of the Village’s shopping centers and other commercial 
developments were approved as planned unit developments.  As such, 
many of the sites are restricted to specific site designs and/or parking 
ratios.  Often the PUDs require more parking than recommended by 
current Village standards or best planning practices.  On these sites, PUD 
amendments should generally be granted to incorporate additional 
commercial buildings. 

Create master plans for 
Lemont’s economic activity 
centers 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

Each site has its own unique assets and challenges.  For those centers 
which are undeveloped, or require significant redevelopment to become 
a hub of economic activity, master development (aka sub area) plans 
should be developed.  In addition to land use and design considerations, 
these plans should address infrastructure capacity and economic 
feasibility of any plan proposals. 

Annex economic activity 
centers that are not already 
within the Village 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

Many of the economic activity centers that are key to the Village’s future 
economic growth are not currently within Village limits.  Annexation of 
these areas is an important first step to add the necessary acreage for 
new commercial development. 

Vigorously enforce existing 
property maintenance 
codes and pursue additional 

Attractive commercial districts are key to creating a positive impression 
for shoppers; unattractive districts are unlikely to be successful.  The 
Village should prioritize enforcement of property maintenance in 



codes as needed 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept., Code 
Enforcement 

commercial districts, including the noncommercial properties located 
within or adjacent to those districts. 

Establish a community-wide 
façade and site 
improvement program 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

The downtown façade and site improvement grant has been widely 
successful in helping business and property owners make needed 
improvements to downtown buildings and businesses.  A similar 
program could encourage reinvestment in older commercial properties 
throughout the community.  The program could be structured as a grant 
or low interest loan.   

Create a “white elephant” 
ordinance 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept., Village 
Attorney 

It is not uncommon for large retailers to close and leave a vacant 
building behind, known as a “white elephant”.  Many communities have 
addressed the problem of white elephants through ordinances that 
require large retail developments to submit a detailed reuse plan before 
site plan approval or pay an annual fee into a redevelopment fund.  
Some ordinances prohibit the use of restrictive covenants, which often 
prevent efficient reuse of vacant commercial properties.  The Village 
should explore the development of a “white elephant” ordinance to be 
applicable to future large-scale commercial development. 

Annually review the Unified 
Development Ordinance 
and Village development 
review procedures 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept., Building 
Dept. 

At least once a year, Village staff should review any needed changes to 
the Unified Development Ordinance and internal development review 
procedures to see if any improvements can be made to increase 
efficiency or reduce unnecessary regulation.  Contractors, builders and 
other stakeholders should be given an opportunity to provide input. 

Revise the Unified 
Development Ordinance 
support increased daytime 
and resident population 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

To support additional retail services the Village needs to increase its 
daytime population and residential population near its commercial 
districts.  Revisions to the Unified Development Ordinance such as 
smaller minimum lot sizes for single-family homes and areas zoned for 
multi-family housing near commercial development would support 
residential population growth.  Such revisions should be implemented, 
so long as they are not in conflict with other housing or land use goals of 
this plan. 

Create a comprehensive 
incentives policy 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept., Village 
Administration, Finance 

A comprehensive incentives policy will let businesses and residents know 
what kinds of incentives will be considered by the Village and for what 
kinds of projects.  The policy should include consideration of in-kind as 
well as direct monetary incentives.  Generally, incentives should only be 
available to businesses within Lemont’s targeted industries (growth or 
preservation) and/or businesses that will redevelop an underutilized or 
brownfield site.  More detailed/narrower criteria may be included for 
specific types of incentives (e.g. the criteria for receiving in-kind 



incentives may be different than tax abatement).  Incentive requests 
should be evaluated using a cost-benefit analysis. 

Promote the development 
of health care sector 
businesses, even over retail, 
along 127th Street, west of 
State Street. 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept., Village 
Administration, 

Typically sales tax generating uses are the preferred land use for 
commercial corridors.  However, the area along 127th Street, west of 
State Street has two characteristics that make it particularly attractive 
for the development of health care businesses; it is located along I-355 in 
close proximity to two major hospitals and several medical uses already 
exist within the corridor.  Conversely, the area is not particularly 
attractive for retail development due to its low traffic counts, which are 
unlikely to change.  For these reasons, the Village should prefer medical 
office and other health care industry development along this corridor 
when making land use decisions, including incentive and planned unit 
development requests.  

Maintain existing industrial 
zoning with very limited 
expansion 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

Manufacturing and transportation & warehousing are Lemont’s two 
targeted preservation industries.  These industries, located on the 
Village’s manufacturing and B-4 zoned properties, provide local jobs and 
play an important role in the regional economy.  To retain this important 
component of our local economy, the Village should not reduce the 
amount of manufacturing zoned property, with the exception of 
properties within and immediately adjacent to the Route 83 & Main 
Gateway TIF area and downtown Lemont.  The Village should seek to 
increase our total acreage of industrial land use through annexation 
when the areas of annexation that are adjacent to existing 
industrial/manufacturing areas and such zoning will not create a conflict 
with existing residential development.  The Village should refrain from 
rezoning existing territory to manufacturing, with the exception of B-4 
zoned properties, discussed below.  Any new industrial development 
should comply with the Village’s high standards for site design and 
aesthetics. 

Revise the B-4 zoning 
district regulations and the 
Canal Overlay District 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

The B-4 zoning district is intended for outdoor commercial recreation.  
However 67% of B-4 zoned properties are within the Canal Overlay 
District, which allows for uses related to water-borne shipments and the 
barge industry along the Sanitary and Ship Canal and is completely 
unrelated to outdoor recreation.  The zoning district and overlay cause 
unnecessary confusion and should be revised.  The uses allowed within 
the Canal Overlay District should still be allowed along the Sanitary and 
Ship Canal, but new zoning districts should be created to distinguish 
between the currently B-4 zoned areas truly intended for recreation, and 
those intended for industrial and/or transportation related uses  

Annex Nearby Arts, 
Entertainment and 
Recreation Employment 
Centers 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

Where owners are willing, the Village should annex existing nearby 
employment centers within the Arts, Entertainment, and Recreation 
growth target industry sector.   



 

Implementation Action Area 2: Branding 

Define Lemont’s Current 
Brand Image 
 

Define the current perceptions of the community. 

Define Lemont’s 
Aspirational Brand Identity 

Define the perceptions we want people to have of Lemont in the future.  
The aspirational brand identity is a goal the Village will strive to achieve. 
 

Create a Brand Positioning 
Strategy 

The gap between the current brand image and the aspirational brand 
identity influences the brand positioning strategy.  The brand positioning 
strategy begins to move the village toward the aspirational identity, but 
communicates a credible image of Lemont as it is today.  The brand 
positioning strategy is used to drive communications and the marketing 
plan. 
 

Execute a brand-based 
marketing plan 

The marketing plan will execute the brand positioning strategy, and will 
change over time as the brand positioning strategy changes.  A brand-
based marketing plan will include advertising, but should also include 
other opportunities to enhance the Village’s brand (e.g. customer service 
interactions). 

 

 

Implementation Action Area 2: Develop Downtown as a Destination for Residents and Visitors 

Stabilize the I&M Canal wall 
and improve water 
conditions in the canal.  
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

The I&M Canal is the reason Lemont was founded and the nationally 
historic canal still cuts through the downtown.  The Village has installed 
miles of walking paths on either side of the canal and planted extensive 
landscaping along the canal in heart of downtown.  However, the canal 
and its original limestone canal walls are in need of repair.  Restoring 
water to the canal and stabilizing the limestone canal walls, at least in 
the heart of downtown, will honor the past investments made by the 
Village and ensure the canal serves as an asset to the downtown, rather 
than a liability. 

Create an “open air 
museum” within the 
downtown 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept., Historic 
Preservation Commission, 
Lemont Area Historical 
Society?, Lemont Art & 
Culture Commission? 

Downtown has many historic structures with rich histories and various 
works of public art depicting aspects of Lemont’s past.  However, visitors 
do not have information to help them realize the historical significance 
of these buildings and displays.  By adding historic interpretation (e.g. 
signs, self-guided tour maps, podcasts) the Village can create 
opportunities for people to interact with downtown’s existing historic 
features and enhance the visitor experience.  The Village should also add 
features in the downtown that use Lemont’s history to engage and 
inform visitors.  



Continue to support 
increased commuter rail 
service 
 
Lead Implementer(s): 
Administration 

The Village has long recognized that increased Metra service would 
enhance the economic vitality of downtown, and the entire community.  
As such, the Village has supported increased service on the Metra 
Heritage Corridor Line.  Efforts in support of increased service should 
continue. 

Market downtown as a 
visitor destination 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

Downtown Lemont is a unique, historic traditional business district.  It is 
also host to most of the Village’s special events.  To take advantage of 
downtown’s unique assets, promote attendance at special events, and 
remain competitive with other nearby downtown districts, the Village 
should create print and online advertising campaigns to market 
downtown to local residents, visitors from nearby communities, and 
heritage tourists.  

Revise UDO as needed to 
continue support of a mixed 
use environment, 
consistent with historic 
development patterns 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

In 2005 Lemont adopted new zoning standards for the downtown.  The 
standards are designed to use and bulk standards are designed to 
maintain the area’s mixed use, pedestrian oriented environment.  The 
standards are also designed to allow new construction, but with design 
features and setbacks that fit with the historic patterns of development 
downtown.  The use standards have generally been successful to date, 
but in some instances the bulk regulations may allow construction that 
would be incompatible with existing buildings.  The bulk standards 
should be re-evaluated and amended as deemed prudent.  The 
standards should strike a balance between preserving the character of 
the downtown and stimulating investment in the area.   

Adopt a vacant storefront 
ordinance 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

Vacant storefronts are particularly detrimental to the vitality of a 
downtown district; because shops are close together and buildings are 
close to the street the storefront windows are highly visible.  Vacant 
storefront ordinances require building owners to place artwork or other 
signs in the storefront windows of a building that has been vacant for a 
given period of time.  The required signs or art displays serve to reduce 
the visual impact of the vacant storefront window in the streetscape. 

Create a funding plan to 
continue maintenance of 
TIF improvements upon 
expiration of the downtown 
TIF. 
 
Lead Implementer(s): 
Administration, Planning & 
Economic 
Development Dept. 

The downtown TIF district expires in May 2014.  Upon the expiration of 
the TIF, the Village will need to develop a plan to maintain and continue 
improvements to the public amenities in the downtown. 

 

Implementation Action Area 4: Develop and Implement a Business Retention & Expansion Program 

Conduct Annual Business 
Retention Surveys  
 

Annual business surveys are the foundation of most business retention 
and expansion programs.  Surveys serve three functions.  They help local 
communities collect important information that otherwise may not be 



Lead Implementer(s): 
Planning & Economic 
Development Dept. 

available at the local level, or may not be available at the necessary level 
of detail.  Surveys help build rapport between the business community 
and the economic development team conducting the surveys; they are a 
way to show businesses that the Village values their input.  Finally, 
surveys help identify mid and long-term issues facing local businesses 
and provide an opportunity for the Village to assist the businesses with 
these issues.  For example, a survey may reveal that an owner of a 
successful local business wants to retire; with that knowledge, the 
Village can assist the owner in succession planning and/or marketing the 
business for sale. 
Due to resource constraints, some surveys will be conducted 
electronically or by paper.  But in-person surveys should also be 
conducted, particularly for businesses within the Village’s growth target 
industries. 

Increase local shopping 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

Increasing the percentage of total disposable income spent within the 
community will increase local tax revenue and support local businesses.  
The Village should seek to increase local shopping through 1) a 
marketing campaign to educate residents on the benefits of local 
shopping  and 2) assisting local businesses to match their inventory and 
services to those in demand by local residents. 

Support retail clusters 
through advertising 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

The Village should create targeted advertising campaigns aimed at 
supporting existing local retail clusters that draw people into the trade 
area.  For example, a “lunch in Lemont” campaign directed to nearby 
employment centers to enhance spending at Lemont’s limited service 
eating places. 
 

Identify and assist home-
based businesses 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept., 
Chamber of Commerce 

Working with the Chamber of Commerce, the Village should begin a 
program to identify existing home based businesses in Lemont in the 
professional, scientific, and technical services target industry sector.  
Once identifies, the Village should survey the businesses to discover 
common needs and interests, and work to create programs and/or 
services to assist the businesses and, if desired, transition to an office-
based business with employees. 

 
Support the Lemont Art & 
Culture Commission to 
further growth in Arts, 
Entertainment, & 
Recreation 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept., Lemont 
Art & Culture Commission 
Chamber of Commerce 

Lemont should build on its existing assets to promote economic growth 
within the Arts, Entertainment & Recreation target industry sector.  One 
of these assets is the Lemont Art & Culture Commission.  The 
Commission has been successful in developing several public art 
projects.  It also provides art classes and features works of local artists in 
the recently opened Lemont Center for the Arts.  The Commission works 
collaboratively with the Lemont Artists Guild, a group of local artists.  
The Village should support the continued work of the Art & Culture 
Commission by providing a staff liason to assist with grant applications 
and programming aimed at promoting economic growth in the arts and 
entertainment sector.  The Village should also support the Commission in 
its efforts to raise funds for a permanent Lemont Center for the Arts in 
the downtown. 

 



Implementation Action Area 5: Develop and Implement a Business Attraction Program 

Create and maintain a sites 
and buildings inventory 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept. 

In order to quickly respond to requests for information from real estate 
brokers, developers, retailers and others, the Village should create and 
maintain an inventory of all commercial and industrial property in the 
Village.  The inventory should also include properties currently outside 
the village limits that have development potential and could be annexed. 

Cultivate a positive 
reputation for Lemont in 
the region 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept., 
Administration 

The Village should participate in industry group events, particularly real 
estate industry events.  Participation in such events provides 
opportunities for Village staff to interact with these communities, make 
Lemont more known in the region, and cultivate a positive, pro-active 
reputation for the community. 

 Pursue Health Care 
Industry Businesses 
 
Lead Implementer(s): 
Planning & Economic 
Development Dept., 

Lemont has many existing health care industry businesses, particularly 
along the 127th Street corridor.  The Village should work with these 
businesses to identify other kinds of health care businesses that would 
be complimentary to the existing business mix.  Working with business 
and property owners, the Village should develop marketing materials 
targeted toward these kinds of health care industry businesses and 
develop outreach strategies to recruit the businesses to Lemont. 
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