
 
 
 

 

Memorandum 

To:  Dan Ungerleider, AICP – Community Development Director, Village of Clarendon Hills 
From: Michael Blue, FAICP – Principal, Teska Associates 
CC: Diane Williams, BDI 
 Sean O’Dell – B & W 
Date: August 4th, 2017 
RE:  55th Street Sub-Area Plan – Preliminary Recommendations  
 
As we began compiling elements of the 55th Street Sub-Area Plan and preparing to draft the plan 
document, several preliminary recommendations began to emerge.  Building on the joint workshop with 
the staff and consultants earlier this week, those ideas became more focused. The Existing Conditions 
and Interim Plan Reports prepared previously set much of the context for the full plan; adding the 
recommendations introduced here will fill out the final document. Preliminary ideas for 
recommendations are outlined below. These ideas will be tested with the Steering Committee and at a 
community open house prior to being finalized for review by the Plan Commission and Village Board.   
 
1. Land Use and Zoning 

a. Commercial Development Opportunities: There is little to no expectation for additional 
commercial development in the study area. However, adjusting the existing zoning on 
commercial properties within the sub-area can help stabilize those uses and confirm that 
business uses can replace them should they move. There are alternatives for how this can 
be addressed. First, a new business zoning district could be established that reflects the 
existing uses. Alternatively, it may be appropriate to rezone the O/R properties that are not 
currently offices to B-3. In either case, transitional standards will be applied to mitigate 
potential adverse impacts on adjacent residential properties.  

b. Residential Development Opportunities: The most likely opportunity for development in the 
sub-area is new residential uses. This could be residential tear downs on individual lots or 
larger residential developments on a consolidation of lots. Larger development in the area 
will need water system improvements. Sites with potential for redevelopment for 
residential use are:  

i. The group of properties at bounded by 58th, 57th, Bentley and Western have very 
large (deep) lots and been noted to the Village previously for possible 
redevelopment as a high end residential development. This form of redevelopment 
would be in keeping with the goals of the plan.   

ii. The River of Life Church also has been noted as a potential redevelopment site. 
Given the size of this site and the need for water system improvements, it is unclear 
whether a single family redevelopment of the site (while in keeping with the goals 
of the plan) will support infrastructure needs. Should more intensive development 
occur, a use such as senior living could be an alternative for the site. Such facilities 
are typically privately operated or affiliated with a religious organization. 

iii. The four homes along 57th Street north of the Christian Church of Clarendon Hills 
may transition. While maintaining these as single-family properties is in keeping 
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with the intent of the plan, reuse or redevelopment at limited scale as part of 
church expansion also would be appropriate – design of any structure or parking lot 
on these properties should be designed to consider any impacts on adjacent 
properties, and include landscaping or other acceptable land use transitions.   

iv. If there is redevelopment of the property on Western Avenue immediately north of 
57th Court (and just south of Kruml Park) it should be designed to function as the 
residential northern half of the 57th Court cul-de-sac.  
 

c. Residential Zoning: As individual or groups of single family properties are annexed into the 
Village upon the owner’s request, it is anticipated that the existing R-1 zoning district will be 
applied to all single family uses. Any non-conformities to Village zoning will be allowed to 
continue legally per the non-conforming standards of the Zoning Ordinance. 
 

2. Urban Design / Community Character Enhancement Opportunities 
a. Clarendon Hills Standards: Any annexation will lead to new properties becoming part of the 

Village and, therefore, application of Village standards to the site. As a minimum standard, 
annexed properties will be expected to provide sidewalks and concrete ribbons as road 
shoulders. Depending on site specific conditions, sidewalks may only be feasible on one side 
of the street. Sidewalks are considered important to safe pedestrian travel and a concrete 
ribbon is the established level of installation Village-wide. Additional Village standards 
expected to be applied to properties that incorporate include streetlights, street name signs, 
and parkway trees.  

b. Signage: Several multi-family or townhome developments in the incorporated part of the 
sub-area have identification signs, which all look very different. To create a consistent look 
as Clarendon Hills, development identification sign standards can be established to create a 
unified look and identify the developments as being located in Clarendon Hills.  The Village 
would work with the owners associations to develop the new standards and replacement of 
existing signs.  As new developments are built, the same standards would be applied. As 
appropriate, this concept can also be applied in other parts of the community.  

 
Limestone planters, another established Village design element, could also be incorporated 
onto development entrance areas to make them more attractive and connect them visually 
to the rest of Clarendon Hills.  

 
c. Unimproved Rights of Way: While not in the Village, the sections of unimproved right of 

way have potential to become passive recreation oases or even community gardens in the 
sub-area. They can be cleared of brush as needed and have benches or tables to facilitate 
use and enjoyment. This effort would have to be led by the County or Township since these 
areas are outside the Village. Portions of the 57th Street right of way may present 
opportunities for these areas if the infrastructure concept identified elsewhere in this memo 
comes to fruition.  

d. Gateway Signage: In order to better identify the area as part of Clarendon Hills, a design 
would be developed for gateway signage to be located at either end of the sub-area on 55th 
Street (as both sides of the street are incorporated in the Village at these locations). To 
create continuity, the design of these signs could be similar to those suggested for the 
incorporated subdivisions in the area.  
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3. Markets and Economic Development 
a. Future of the Jewel Shopping Center: Options to support the existing Jewel shopping center 

will be explored. As appropriate, the plan will share ideas for working with the property and 
store owners to maintain this use in place. Regular communication with Jewel’s corporate 
real estate representatives and store management is recommended to ensure that the 
Village knows current and future plans for store operations and real estate. 

b. De-conversion: Some condominium developments in the study area are seeing lowing sales 
prices and relatively high percentages of absentee owners that rent. In some situations, this 
condition has led to condo developments de-converting and becoming rental apartments. 
This is considered feasible given the strength of the suburban rental market. The plan will 
evaluate this potential eventuality and spell out approaches for the Village to take should 
this occur.  
 

4. Infrastructure and Transportation 
a. Water: Providing water service to unincorporated property owners that are adjacent to the 

Village and request service will remain the central way properties will come into the Village. 
What steps the Village takes in evaluating those requests should be summarized into an 
easy to follow sheet that can be distributed to those that request information on 
annexation.  
 
When annexation is requested by a property owner, key questions and considerations of 
that annexation request will include:  

i. Benefits to the owner of annexation. 
ii. The cost to the owner and the Village regarding water service and annexation.  

iii. Availability of water service from Utilities, Inc. as an alternative consideration for 
requesting water for properties that are not adjacent to the Village.  

iv. Potential for recapture of utility installation costs if other properties benefit from an 
owner’s utility installation.  

v. Neighboring property owners may be invited to be part of the annexation. Annexing 
more than a single property allows for more cost-effective and logical utility 
installation and service provision. Appropriate units of annexation would be either 
sides of a street for the full block length OR a full block. The former is effective in 
directly servicing properties adjacent to the line and building for future water 
service (although it does create a stub line temporarily); the latter has the benefit of 
creating water main loops (for better water service) and better clarifying confusion 
about municipal boundaries – it is, however, costlier.  

vi. Lump sum review and impact fees would be established so the annexation process 
is cost neutral for the Village.  If an individual or group annexation request is 
received, a drainage inspection would also be completed to identify potential 
stormwater management issues of the area.   

 
The question of meeting future water needs in the study area and the balance of Clarendon 
Hills remains open, and will require continued consideration. The Village currently is 
contemplating constructing additional water storage, which would provide capacity for new 
properties throughout the Village.  
 
While it is not the intent of the Village to annex the full study area, there is an alternative for 
consideration that can improve water service to Village incorporated properties in the study 
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area. Running two water mains across a portion of the unincorporated area would loop the 
Village water system in the area and provide better service to Village residents. These lines 
(as shown in blue on Figure 1) would run between Alabama and Western Avenues along 57th 
Street / Right of Way and between Alabama and Bentley Avenues along 56th Street. There is 
currently a water pressure issue in the area west of Bentley, and homes built there need 
individual pump systems to secure adequate water service. That a Village water main is 
located along Alabama Avenue allows this improvement to be conducted in the two 
segments. A second option for public water mains (also as shown in Figure 1) is along 57th 
Street and Clarendon Hills Road. However, this line does not provide immediate benefit and 
would be best extended in concert with a redevelopment of the River of Life Church site.   
Figure 1 illustrates the potential water mains and shows recommended priorities for 
construction. 

 
While these new water mains would be intended to benefit current and future Village water 
customers, it does present alternatives to support the potential need for water service by 
currently unincorporated residents.  

 These new lines would allow additional adjacent properties to annex if they 
required Village water service and were contiguous. The new Village mains create 
opportunities for private investment to install mains (that would be dedicated to the 
Village) and extend water service to additional properties that may choose to annex 
(these mains are shown in green on Figure 1).  

o Under current practice, these lines would be extended for contiguous single 
properties that desire water and annexation in to the Village. However, the 
Village may consider (on a case by case basis) whether it is appropriate for a 
developer to extend the line for a full block and set up a recapture process 
to be reimbursed if other benefitting properties annex and tap on to the 
water main. 

 To the extent that improvements allow, it would be beneficial to reinstate a cross 
connect between the Village and Utilities, Inc. – creating an emergency / temporary 
fall back if a situation arose with that system.  

 
Possible installation of a 57th Street water main also raises questions to consider:  

 Adding customers must be monitored, as a new significant residential development 
in the Village would trigger the need for new above ground water storage. If this 
becomes necessary, the Village should consider locating a new water tower on the 
north side of 57th Court (shown in Figure 1).  

 Discussions and agreements with the Township, County and Utilities, Inc. will be 
needed to address this concept.  

 
b. Roads: Roadway improvements would be conducted only when a full block length or block 

area has been annexed and is appropriate to schedule for rehabilitation. As with water 
mains, it is the Village’s desire that these improvements be done as private investments and 
dedicated to the Village – rather than through a municipal SSA process.  

c. Wetland: The wetland area at roughly Clarendon Hills Road and 57th Street has been 
identified as a desirable amenity for the area. This is likely best accomplished through 
coordination with DuPage County and organizations like Open Lands or the Nature 
Conservancy. As owner of serval properties in the area, the Village is positioned to assist 
with property assemblage and donation of the land to an appropriate agency.  
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d. Stormwater: The primary stormwater issue facing the study area is water flowing north, 
across 55th Street in major rains. The plan will endeavor to identify alternatives for 
addressing this issue.  

e. Crossing 55th Street: Crossing 55th Street on foot, on bicycle, or by car is very difficult. 
Options for mitigating this condition are limited due to the traffic volumes, limited number 
of traffic signals that can create gaps in traffic, and roads that do not align from the north 
side of the street to the south. In addition, current crash data does not warrant changes to 
the roadway. However, the Village can continue to monitor the corridor and consider future 
options for additional signage or other safety enhancements.  
 

5. Annexation Policy 
a. Formalizing Policy: The plan process has made clear that it is and will not be the Village’s 

intent to annex the study area. But, the Village will be well served to have a clear annexation 
policy on how to consider single property annexations. As noted above, this approach would 
express a preference for larger annexations, given that extending utilities and services is 
more logical and efficient for a full block face or full block. Therefore, those requesting 
annexation may be asked to consider working with neighbors to contemplate also annexing. 
The plan will provide this description, which can be shared as a statement of Village policy 
to those requesting annexation.  

b. Ongoing Consideration: Review of the sub-area status (recent annexations, potential 
developments, possible annexations) should be considered annually when preparing the 
Village budget to consider whether any possible changes in service or policy toward the sub-
area are appropriate.  

c. Annexation: Property maintenance impacts on neighbors of unincorporated properties, 
which the Village has no authority to regulate, may be a reason for the Village to consider 
annexation of isolated sites without owner consent. In instances where this condition exists 
and the properties are completely surrounded by incorporated land, the Village should 
consider annexing such properties to support code enforcement needed to protect 
neighbors.  

d. Disconnection: The far southwest portion of the study area (at 57th and Western) has an 
unusual situation with alternating properties between Clarendon Hills and Westmont. A 
swap of these properties should be negotiated by the Villages and property owners to clarify 
service provision in the area.  
 

6. Community Outreach 
a. Communications: Several important conversations have been established as part of the sub-

area planning process and should be formalized to continue. This includes residents and 
property and business owners of the sub-area, as well as Utilities Inc. Other communications 
relevant to the sub-area can be established or continued, these would include: Westmont, 
Willowbrook, Downers Grove Township, DuPage County, Flagg Creek, Tri-State Fire.  These 
conversations will be particularly important as a number of plan recommendations will 
relate to the unincorporated portion of the study area and will require involvement of 
others to be implemented.  

b. Community Involvement: Some sense of the disconnection from the community felt by 
Village residents south of 55th might be eased if they became involved in community boards 
and commissions.  

c. Agreements: Clarendon Hills has boundary agreements with both Westmont and 
Willowbrook regarding the western and southern boundaries of the study area. The plan has 
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not identified the need to change those agreements (other than the parcel trade with 
Westmont). The Village should coordinate with the two other communities to confirm this 
determination and understand their perspectives on the issue.  

 

Figure 1: Proposed Water Mains 


