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The City of  Wood Dale engaged The Lakota Group (planning and 
design), S.B. Friedman & Company (real estate economics), and 
TranSystems (civil engineering and transportation planning) to assess the 
redevelopment potential of  the Thorndale Avenue Corridor located on 
the north side of  the community. This key arterial roadway, which serves 
a large number of  area businesses and residents, will be the main access 
corridor for the new western terminal planned for O’Hare International 
Airport. (also see Figure 1.1)

In 2001, the City of  Chicago announced the O’Hare Modernization 
Program (OMP), a $6.6 billion capital improvement and expansion 
project with the intent to bring O’Hare Airport into the 21st century. The 
OMP will reconfigure O’Hare’s existing intersecting runways into a more 
parallel layout to increase the capacity of  the airport, reduce delays in all 
weather conditions and allow it to meet the region’s aviation needs well 
into the future. A key component of  the OMP is a new 50 gate western 
terminal facility, which will significantly expand and improve regional 
access to the airport.

In 2005, the Federal Aviation Administration (FAA) signed a Record 
of  Decision that included the new western entrance to the airport. In 
the same year, $140 million in federal funding through the SAFETEA-
LU 2005 program was approved for the Elgin O’Hare Expressway 
Extension–West Bypass Project. This project will provide direct access 
to the western terminal along Thorndale Avenue between York Road 
and I-290/Illinois Route 53.  The Illinois Department of  Transportation 
(IDOT) is currently evaluating transportation needs and system 
alternatives for this route.

Additionally, options for a western bypass to connect the Thorndale 
Corridor to I-90 and I-294 are being considered. Public mass-transit 
options are also being considered along the Corridor right-of-way to 
further enhance regional connectivity and airport access. 

Once these improvements are in place, the increased access and 
connectivity will fundamentally change the land use character and 
economic position of  this Corridor. The Study Area, which is located 
at the future Wood Dale Road interchange with the Elgin-O’Hare 
Expressway just two miles west of  the airport, is strategically positioned 
to attract airport-related “gateway” development. 

This targeted study follows the “West O’Hare Corridor Economic 
Development Study” prepared by TranSystems, The Lakota Group, and 
S. B. Friedman & Company for DuPage County in 2006.  The County-
wide study analyzed airport-related economic development opportunities 
and constraints at a regional level.

Planning Mission
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As a follow-up to that study, the Thorndale Corridor planning assignment 
is an important opportunity for the City of  Wood Dale to:

•฀ Address land use and physical conditions within the Study Area.

•฀ Identify land use opportunities created by the OMP.

•฀ Develop an optimal short and long-range development framework 
for the Corridor.

•฀ Improve the community’s land use, transportation, physical 
conditions, and overall quality of  life.

•฀ Create concepts and strategies for key sites within the Corridor 
that enhance and revitalize the area. 

•฀ Create a clear, documented vision for the Corridor that “sets the 
stage” for funding strategies, capital improvement programming, 
and economic development activities.

•฀ Establish a planning framework for future changes to development 
regulations that emphasize high quality, sustainable site and 
building design. 

•฀ Establish a program for implementing the new Corridor Plan 
based on priority projects and initiatives.

Figure 1.1: Study Area Context
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The first phase of  the process involved an assessment of  the Corridor’s 
land use and physical setting, transportation network, and real estate 
market. 

The process began in October 2008 and included the following actions:

PROJECT START MEETING (OCTOBER 21, 2008) 
A meeting with City staff  and City Council representatives to initiate the 
process, define constraints and opportunities, and define initial planning 
goals.

TEAM FIELDWORK

The Lakota team conducted several area visits to review and assess 
Corridor constraints and opportunities.

IDOT REVIEW MEETING (NOVEMBER 18, 2008)
The team met with IDOT representatives to review the status of  
engineering work for the Elgin-O’Hare Expressway extension.  The team 
and City staff  briefed IDOT on the Corridor planning process, its goals, 
and timeline.

FOCUS GROUP (NOVEMBER 20, 2008)
A focus group meeting was held with property and business owners 
located in the Study Area to discuss existing conditions, land use, 
transportation, the planned Elgin O’Hare-Western Bypass improvements, 
and development opportunities.

INTERVIEWS (DECEMBER 2008/JANUARY 2009)
The team conducted one-on-one interviews with several large property 
owners to discuss land values, business or property development plans, 
and area needs and opportunities.

STATE OF THE CORRIDOR

Following the completion of  the first phase analysis, the team prepared 
the State of  the Corridor report summarizing the area’s constraints and 
opportunities.

DEVELOPMENT CONCEPTS

Based on the land use, transportation, and infrastructure issues and 
opportunities identified, along with the real estate market data, a range 
of  alternative development concepts for the Corridor.  

Planning Process
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The State of  the Corridor analysis and alternate development concepts 
were presented to the City Council and Plan Commission for review and 
input.  A preferred development direction was provided by the Council.

IDOT REVIEW MEETING (APRIL 15, 2009)
The Lakota team met with representatives from IDOT and their 
consultant team to update the status of  engineering work along the 
Thorndale Corridor.  The team and City staff  presented the alternate 
development concepts to IDOT for input.

DUPAGE COUNTY REVIEW MEETING (APRIL 23, 2009)
The Lakota team and City Staff  met with representatives from DuPage 
County to present the preferred development concept to County Staff  
for input.

RTA REVIEW MEETING (JUNE 8, 2009)
The Lakota team and City Staff  met with representatives from 
RTA (Regional Transportation Authority) to present the preferred 
development concept for input.

CORRIDOR PLAN

The preferred development concept was refined and the enclosed 
Thorndale Corridor Master Plan prepared.  The Plan includes 
implementation steps and recommendations.

CITY COUNCIL REVIEW (JUNE 25TH, 2009) - TENTATIVE

The refined development concept and Corridor Master Plan Report were 
presented and approved by the City Council.

JOINT COUNCIL/COMMISSION WORKSHOP (MARCH 12, 2009)
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The Thorndale Corridor Master Plan will be used by Wood Dale officials, 
community leaders, property and business owners, and developers as a 
guide for planning and development decisions over the next 10 to 15 
years. The Plan will serve several purposes depending on the needs of  
the user: 

•฀ Existing Conditions: The Plan report provides an inventory of  
existing land use, transportation, physical, and real estate market 
conditions that provides a base of  information about the area’s 
potential.

•฀ Development Framework: The Plan provides a framework for 
development and redevelopment activities within the Corridor. 
City Staff  and Plan Commissioners will review development 
projects for conformance with the appropriate goals and objectives 
set forth by the Plan.

•฀ Public Investment Guide: The City Council will use the Plan to 
prioritize public investment initiatives and improvement projects. 
The information on existing conditions and future land use 
and transportation needs will also be used to seek grants at the 
regional, state, and federal levels. 

•฀ Private Investment Guide: People interested in investing and 
developing in Wood Dale along the Corridor will be able to use 
the Plan to gain insight into the City’s development context and 
direction.

•฀ Future Vision: The Plan will act as a tool to inform current and 
future residents about the City’s vision for this strategic area.

Plan Purpose
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The City of  Wood Dale is a northwest suburban community located 
in DuPage County, directly west of  O’Hare Airport. Wood Dale was 
incorporated in 1928 and became a city in 1970.  It has approximately 
13,000 residents.  The daytime population of  the community increases 
to over 35,000 because of  the employees and visitors in its extensive 
business parks.  

Wood Dale is serviced by Metra Commuter Rail with a direct connection 
to Downtown Chicago.  Its train station is located south of  the Thorndale 
Avenue Corridor in Downtown Wood Dale along Irving Park Road.

The City is adjacent to many natural features, including Salt Creek, 
several golf  courses and many acres of  forest preserves. 

The City has operated under the council-manager form of  government 
since 1970 with eight aldermen elected from four wards and a mayor 
elected at large.  Wood Dale’s professional staff  and city manager handle 
day-to-day operations. 

While the Thorndale Corridor itself  primarily consists of  industrial, 
warehouse, and commercial land uses, the wider area surrounding it is 
a mix of  established suburban residential neighborhoods with retail and 
other commercial uses found along major thoroughfares such as Irving 
Park Road, Busse Road, and Arlington Heights Road.  According to 
estimates obtained from ESRI, a national provider of  demographic data, 
the area within five miles of  the Thorndale Avenue/Wood Dale Road 
intersection had a total population of  202,868 people in 2008.  That 
population resided in 74,631 households, for an average household size 
of  3.0 persons.  The median household income in 2008 was $72,152, and 
25% of  households earned $100,000 or more per year.  ESRI estimated 
the median home value of  the five-mile area at $265,490.  Almost 68% 
of  the homes were owner-occupied, 30% were renter-occupied, and  2% 
were vacant.

Approximately 29% of  the population age 25+ within five miles had 
attained at least a bachelor’s degree.  In 2008, approximately 65% 
of  the employed population was in white collar occupations such as 
management, professional, and sales positions.  Sorted by industry, 
almost 40% of  the employed population worked for service businesses, 
with the next highest category being manufacturing, where 16% were 
employed.

The Community
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Study AreaStudy AreaStudy Area

The Thorndale Avenue Corridor is the primary east-west travel route 
connecting the I-290/Illinois Route 53 Corridor west of  Wood Dale to 
the future O’Hare western terminal east of  the City.  Thorndale Avenue 
stretches through the Village of  Itasca, Elk Grove Village, and Village 
of  Bensenville, as well as Wood Dale.  Approximately 2 miles of  the 
Corridor are within Wood Dale.

The Thorndale Avenue Corridor Study Area boundaries are:

•฀ North: City limits. (Predominately Devon Avenue)

•฀ East: City limits. (Approximately Busse Road/Illinois Route 83

•฀ South: Foster Avenue/School Road

•฀ West: City limits. (Predominately Salt Creek and Salt Creek Golf  
Course)

Wood Dale Road provides the only major north/south thoroughfare 
through the Study Area.  Several other key roads, including Mittel, Lively, 
and Central, provide internal connections.

The Study Area contains three distinct business parks: 
•฀ Chancellory: between Thorndale Avenue and Devon Avenue; and 

Salt Creek and Wood Dale Road
•฀ Forest Creek: between Thorndale Avenue and School Street; and 

Salt Creek and Wood Dale Road
•฀ Klefstad: between Thorndale Avenue and Foster Avenue; and 

Wood Dale Road and Edgewood Avenue
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The Thorndale Avenue Corridor contains the following land uses (also 
see Figure 2.1):

•฀ Industrial: Distribution, Warehousing, Manufacturing, Light-
Industrial, Research

•฀ Office: Corporate or Professional Office

•฀ Commercial: Hotels, Gas Stations, Restaurants, and a Bank

•฀ Institutional: Junior High School, Park District, City Public 
Works, and Historical Museum

•฀ Residential: Unincorporated Single-Family, Multi-Family

•฀ Open Space: Franzen Grove Park, Salt Creek Marsh Forest 
Preserve 

Industrial 
The majority of  the uses within the Thorndale Avenue Corridor Study 
Area can be classified as industrial.  Most of  these uses are light-
industrial and distribution facilities, with some research or incubator 
facilities interspersed.  They have developed in planned industrial or 
business park settings.

Office
The Study Area contains limited office uses.  The largest is the HSBC 
campus at the southwest corner of  Mittel Drive and Wood Dale Road.  
Another office use is the DeVry building at the southwest corner of  
Thorndale Avenue and Mittel Drive.

Commercial
There are few commercial uses within the Study Area.  Currently, there 
are two hotels, the DoubleTree at the northwest corner of  Thorndale 
Avenue and Mittel Drive, and Courtyard by Marriott at the southwest 
corner of  Thorndale Avenue and Wood Dale Road.

There are two gas stations at the northwest and northeast corners of  
Thorndale Avenue and Wood Dale Road.  The northeast corner gas 
station includes a sandwich shop, and immediately north of  the station 
there is a stand alone restaurant and bar.  

There is a small commercial parcel at the southwest corner of  Devon 
Avenue and Wood Dale Road.  Currently a bank and vacant parcel exist 
at this corner.

Land Use
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The Study Area contains four major civic facilities.  The Wood Dale Fire 
Department and a Park District building are located at the northeast 
corner of  Foster Avenue and Wood Dale Road.  Further north on the 
east side of  Wood Dale Road is the Wood Dale Junior High School 
adjacent to Franzen Grove Park.  North of  these two facilities, on the 
west side of  Wood Dale Road is the Wood Dale Historical Museum.  The 
City’s Department of  Public Works is located at the northwest corner of  
Beinoris Drive and Central Avenue.

Residential
There are limited residential uses within the Study Area.  Single-family 
homes are located on few residential blocks north of  Foster Avenue 
and west of  Central Avenue.  Several blocks of  single-family homes also 
exist east of  the Study Area, along Illinois Route 83.  Both of  these areas 
are in unincorporated DuPage County.  Wood Dale’s main residential 
neighborhoods are located south of  the Study Area. There are no 
roadway connections from the Study Area to Illinois Route 83 through 
the eastern residential area.  Similarly, truck traffic is not permitted 
on Foster Avenue, which provides the primary access to Wood Dale 
residential neighborhoods to the south.

A small townhome development is located at the northern end of  the 
Study Area, near the corner of  Devon Avenue and Wood Dale Road.  
This development has occurred adjacent to an existing business park.

Open Space
There are three major open spaces within the Study Area.  Franzen 
Grove Park is a 51-acre park that includes a softball/baseball complex, 
naturalized stormwater detention, and parking.  Salt Creek Marsh Forest 
Preserve is located at the southwest corner of  the Study Area.  This open 
space includes regional stormwater detention facilities.  The Salt Creek 
Golf  Club includes an 18-hole golf  course, an all-season driving range, 
mini-golf  course, parking, and related facilities.

Vacant
Very few properties are vacant within the Study Area.  The two notable 
parcels are at the southeast corner of  Thorndale Avenue and Wood 
Dale Road, and southeast corner of  Thorndale Avenue and Edgewood 
Avenue.  These sites are highly visible prime locations adjacent to the 
Corridor.

There are approximately 17 buildings that appear vacant as well as some 
rental space in multi-tenant buildings.

Institutional
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The following City of  Wood Dale zoning districts are located within the 
Study Area (also see Figure 2.2): 

•฀ R-1 Single Family Residence District

•฀ B-2 Retail and Limited Services Business District

•฀ B-3 Service, Automotive and Wholesale Business District

•฀ M-1 Limited Manufacturing District

•฀ M-2 General Manufacturing District

Following is a general description of  each zoning district and initial 
observations on the relevance to future redevelopment of  the Study 
Area.  The City is currently revising the zoning ordinance and will revise 
its requirements to follow the Thorndale Corridor Master Plan.

R-1, R-4 + R-6 Residential Districts
Several parcels within the Study Area are zoned for residential.  However 
they are occupied exclusively by (non-residential uses considered as) 
special uses allowable under R-1 and R-4.  These areas include the 
stormwater detention/floodplain adjacent to Salt Creek in the southwest 
corner of  the Study Area, parcels occupied by the Fire Department 
and parcels occupied by the Junior High School and Franzen Grove 
Park. It is anticipated that these public uses will continue in use and no 
single-family residential development will occur within the Study Area.  
Residential areas within or adjacent to the Study Area are located in 
unincorporated DuPage County.

R-1/R-4 SPECIAL USES

•฀ Cemeteries, including crematories and mausoleums

•฀ Colleges and universities, including dormitories, fraternities, 
sororities and other accessory buildings

•฀ Golf  course, regulation size or "par 3", but not including 
commercially operated driving ranges or miniature golf  courses

•฀ Parks, forest preserves and recreational areas, when owned and 
operated by any government and private recreational areas when 
not operated for profit 

•฀ Public service uses, including water pumping stations and 
reservoirs, sewage treatment plants, sanitary landfills, police and 
fire stations, telephone exchanges, electric substations, and other 
similar public service uses

ZoningZoningZoning
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•฀ Radio and/or television towers and/or other transmitting 
and receiving equipment, including personal wireless 
telecommunications facilities 

•฀ Railroad rights of  way and trackage

•฀ Public or private swimming clubs

R-1/R-4 ANALYSIS

If  it is the City’s preference to control these uses through R-1 special use, 
there is no reason to modify these designations within the Study Area. 
However R-1 and R-4 residential uses are not envisioned for the area.

R-6 ANALYSIS

An R-6 townhouse Residence District is located near the southwest 
corner of  Devon Avenue and Wood Dale Road for the townhome 
development.  The R-6 designation may be used as part of  a future 
transit-oriented development, or such use can be incorporated into a 
mixed-use zoning approach for the overall area.

B-2 Retail + Limited Services Business District
Several lots at the intersection of  Thorndale Avenue and Wood Dale 
Road are zoned B-2.  Permitted uses must be contained entirely within 
a building, except off-street parking, loading areas, and drive-through 
service facilities.

•฀ Minimum Lot Size: 6,000 square feet (50 foot minimum width)

•฀ Maximum Height: 30 feet or 3 stories

•฀ Antennas: 60 feet above grade and/or 70 feet maximum antenna 
height above grade

•฀ Building Setbacks: Front: 25 feet. Side and rear transitional 
yards may be required depending on adjacency to a residential 
district
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•฀ Floor Area Ratio (FAR): Includes accessory buildings or 
structures, concrete or paved walkways and/or driveways and/or 
other concrete, impermeable or paved areas

•฀ FAR + Maximum Lot Coverage
 1.5  - 90%
 2.0  - 80% 
 2.5  - 70%
 3.0  - 60%
 3.5  - 50% or less

B-2 ANALYSIS

The B-2 district provides for a range of  neighborhood retail and limited 
service uses. While this district may be a necessary designation for other 
commercial locations throughout the community, B-2 may not facilitate 
the future development that is anticipated for the Thorndale Corridor 
due to its restrictive nature. There is no office or hotel zoning currently in 
the area, and the intensity of  future commercial uses will be much greater 
than what is currently accommodated by B-2.  The height limitations of  
30 feet or three stories would greatly restrict potential office and hotel 
users. Additionally, the FAR is similarly restrictive.  Including accessory 
structures and paved areas in the FAR calculation limits development and 
makes parking structures a challenge for this zone.  Additionally, FAR 
and maximum lot coverage is set up in a way that encourages one- to 
two-story buildings.

To accomplish a more dense, mixed-use transit oriented development 
along Thorndale Avenue, a more intense business district needs to be 
established.  This district should include increased building height with 
appropriate FAR. Open space and stormwater management should be 
independent of  individual lots as accommodated in the Master Plan. 
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The lot on the northeast corner of  Thorndale Avenue and Wood Dale 
Road is the only B-3 District in the Study Area.

•฀ Minimum Lot Size: 6,000 square feet (50 foot minimum width)

•฀ Maximum Height: 30 feet or 3 stories

•฀ Setback: Front: 25 feet.฀Side and rear transitional yards may be 
required depending on adjacency to a residential district

•฀ Floor Area Ratio (FAR): Includes accessory buildings or 
structures, concrete or paved walkways and/or driveways and/or 
other concrete, impermeable or paved areas

•฀ FAR Maximum Lot Coverage

 1.5  - 90%
 2.0  - 80%
 2.5  - 70% 
 3.0 - 60% 

 3.5 - 50% or less

B-3 ANALYSIS

Similar to the analysis of  the B-2 District, the B-3 District will not 
accommodate the anticipated goals of  the Master Plan. The maximum 
building height and FAR are the same as the B-2 District, and therefore 
would not provide for the recommended hotel and office uses.  The 
B-3 district does provide additional permitted uses beyond the B-2 
district, many of  which may be desirable, including indoor amusement 
establishments.  The B-3 district may be a starting point for a new zoning 
designation that allows increased height and FAR.

B-3 Service/Automotive/Wholesale Business District
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M-1 zoning is the most common zoning designation throughout the 
Study Area.  The business/industrial areas north of  Thorndale Avenue 
and southeast of  the intersection of  Thorndale Avenue and Wood 
Dale Road are entirely comprised of  M-1 zoned lots.  Southeast of  the 
Thorndale Avenue and Wood Dale Road intersection, M-1 zoned lots 
front both roadways and extend several lots south of  Thorndale Road.

•฀ Minimum Lot Size: 6,000 square feet (50 foot minimum width)

•฀ Maximum Height: 30 feet for buildings; 20 feet for goods 
stored in the open. 

•฀ Setback: Front: 25 feet. Side: not less than 10% of  the lot width 
but can not exceed 20 feet. Rear: not less than 20 feet in; except, 
inner 10 feet may be used for off-street parking.

•฀ Maximum Lot Coverage: Not more than 70% of  the lot area 
(including accessory buildings or structures, concrete or paved 
walkways and/or driveways and/or other concrete, impermeable 
or paved areas)

•฀ Maximum Floor Area Ratio (FAR): 0.7

M-1 ANALYSIS

The M-1 district remains a critical component of  this Study Area.  It 
provides the necessary structure for the existing business parks and new 
business park recommended in the Master Plan. It does not incorporate 
the mixed-use development recommended along Thorndale Avenue.

M-1 Limited Manufacturing District
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The M-2 zoned parcels within the Study Area are limited to the 
industrial area southwest of  the Thorndale Avenue and Wood Dale Road 
intersection.  They are buffered from the major roadways by M-1 zoned 
lots.

•฀ Minimum Lot Size: 2 acres (200 feet minimum width)

•฀ Maximum Height: 30 feet for buildings; 20 feet for goods 
stored in the open

•฀ Setback: Front: 40 feet. Side: not less than 10% of  the lot width 
but need not exceed 20 feet. Rear: not less than 20 feet; except, 
inner 10 feet may be used for off-street parking.

•฀ Maximum Lot Coverage: Not more than 80% of  the lot area 
(including accessory buildings or structures, concrete or paved 
walkways and/or driveways and/or other concrete, impermeable 
or paved areas)

•฀ Maximum Floor Area Ratio (FAR): 0.8

M-2 ANALYSIS

The City should consider removing the M-2 designation from the Study 
Area.  While the M-2 zoning provides a slight increase in FAR and 
coverage over the M-1 designation, it also has several permitted adult 
uses that are undesirable if  the City’s goal is to create a first class office 
environment.

Overall, the City should consider creating a special zoning  category 
or designation  to accommodate a dense, mixed-use transit-oriented 
development along Thorndale Avenue.

M-2 General Manufacturing District
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The physical appearance of  the Thorndale Avenue Corridor is important 
in maintaining property values, attracting new businesses, and providing 
a high quality of  life. Overall, the Corridor is in fair to good condition.  

The following is a description of  the area’s physical conditions (also see 
Figure 2.3).

•฀ Northeast Quadrant (Northeast of  Thorndale Avenue/
Wood Dale Road): The buildings in this quadrant are mostly in 
fair condition.  The majority are between 10 and 30 years in age, 
and most of  them are above 80,000 square feet in size.

•฀ Southeast Quadrant (Southeast of  Thorndale Avenue/Wood 
Dale Road): This quadrant contains the oldest development in 
the Study Area, with approximately 25% of  the buildings over 30 
years old and 75% are older than 20 years.  These buildings, which 
are generally in fair condition, are also smaller with typical sizes  
around 15,000 square feet.  Many of  these older, smaller buildings 
have loading docks that face the street, creating unattractive 
conditions and truck crossing movements on the streets.

•฀ Southwest Quadrant (Southwest of  Thorndale Avenue/
Wood Dale Road): Most of  the buildings in this quadrant are in 
fair to good condition with a few in poor condition at the south 
end along Pond Drive.  None of  the buildings are older than 30 
years, with 79% of  them in the 20 to 30 year range.  Most buildings 
are around 50,000 square feet in size and few have loading docks 
that access directly onto adjacent streets.

•฀ Northwest Quadrant (Northwest of  Thorndale Avenue/
Wood Dale Road): This quadrant contains the newest buildings, 
with 50% being less than 20 years old.  All of  the buildings are in 
good condition.  The buildings in this quadrant are larger, with the 
average size around 90,000 square feet.  Additionally, only a few 
buildings have loading directly onto the adjacent street, and those 
are located at the cul-de-sac extension of  Michael Street, which 
operates more as a service road.

•฀ City/Corridor Identity:  There is little indication for motorists 
on Thorndale Avenue that they are passing through Wood Dale.  
Additionally, there is little to no identity on Devon Avenue to 
direct drivers south on Wood Dale Road towards the Corridor or 
Downtown.  The City lacks a cohesive image or identity along the 
major arterial roads.

Physical ConditionsPhysical Conditions
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•฀ Business Park Identity: Of  the three existing business parks in 
the Study Area, the Chancellory projects the strongest cohesive 
image.  With gateway signage and planted medians at the major 
entrances off  of  Thorndale Avenue, Devon Avenue, and Wood 
Dale Road, the Chancellory establishes a district character.

 Forest Creek, in the southwest quadrant of  the Study Area also 
has a strong character at its major entrances on Thorndale Avenue 
and Wood Dale Road with planted medians, but lacks the identity 
signage that Chancellory has.

 Klefstad lacks identity and character.  No identity signage exists, 
and its street system includes five access points on Thorndale 
Avenue and one on Wood Dale Road.  All six of  these access 
points appear dated with minimal landscaping or signage to 
distinguish the Park from other access points on the Corridor.

•฀ Aesthetics: The general physical character of  the Study Area is 
good, with grass parkways, naturalized detention ponds, parking 
lot screening, and entry landscaping.  Similar to building age and 
conditions, the aesthetics vary with each quadrant.

 The northwest and southwest quadrants have significant landscape 
throughout, including evergreens that provide screening of  parking 
lots and loading.  The roadways are generally wide throughout the 
Study Area, but the larger landscaped setbacks within these two 
quadrants create appropriate green edges to the buildings.  Most 
developments provide on-site parking, which reduces the need for 
on-street parking.

 The southeast quadrant lacks entry or specialized landscape, 
beyond typical street trees. Additionally the wide roads in this 
quadrant do not have appropriate building setbacks and parkway 
landscaping.  This quadrant does not provide much off-street 
parking, which leads to on-street parking, which also visually 
impacts the area.

•฀ Signage: The Study Area lacks directional signage for visitors. 
Additionally, some of  the street signs are small, outdated, and do 
not meet the federal Manual for Uniform Traffic Control Devices 
(MUTCD). 
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•฀ Height Restrictions: FAA building height restrictions for 
areas surrounding O’Hare Airport indicate that buildings up to 
14 stories can be developed just west of  Illinois Route 83 and 
buildings up to 25 stories at Wood Dale Road.  Also see Figure 
2.4

Building Height Restrictions Based on OMPBuilding Height Restrictions Based on OMP

3535’’

140140’’

260260’’

York RoadYork Road
(1,800(1,800’’))

22 –– 3 Stories

IL Route 83IL Route 83
(7,100(7,100’’))

1010 –– 14 Stories

Wood Dale RoadWood Dale Road
(12,700(12,700’’))

2020 –– 25 Stories 3 Stories14 Stories25 Stories

Figure 2.4: Height Restrictions along the Elgin O’Hare Expressway 
Corridror
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The study area has approximately 190 property owners.  Figure 2.5, 
shows the distribution of  large property owners (owning 15 acres or 
more) within the study area.  The largest landowner within the study area 
is AMB Property Corporation, an international industrial Real Estate 
Investment Trust (REIT) that develops, acquires, owns and operates 
industrial facilities in key distribution markets globally.  AMB owns and 
operates over 100 acres of  property within the study area. The largest 
property owned by AMB is the 18.6 acre Osco distribution facility along 
Wood Dale Road.

Other large private property owners include Household Finance Corp. 
a subsidiary of  HSBC, Morgan Stanley, and Trammell Crow Company.  
IDOT owns over 50 acres of  land along Thorndale Avenue but this 
land area is reserved for the future right-of-way of  the Elgin O’Hare 
Expressway.  The City owns a 23-acre school property and some park 
land on Wood Dale Road.  The majority (over 90%) of  all property 
owners within the study area own land that is 10 acres or fewer. The large 
number of  private property owners presents a challenge for large scale 
redevelopment within the study area due to the difficulty in assembling 
sites of  sufficient size. 

Land Ownership
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One of  the key strengths of  the Thorndale Avenue Corridor and City of  
Wood Dale is the area’s transportation system, which primarily consists 
of  a widely spaced grid of  arterial roads and collector streets.  The 
condition and capacity of  the existing system, as well as the potential 
of  the extensive transportation improvements planned for the area 
are key to determining the Corridor’s development and redevelopment 
opportunities.

The transportation network is multi-modal in nature and includes:

•฀ Roadway Network

฀ Expressways
฀ Arterial Roads
฀ Local Roads/Streets

•฀ Transit Network

฀ Bus
฀ Rail

•฀ Freight Network

฀ Air
฀ Rail
฀ Truck

•฀ Pedestrian/Bicycle Network

Overview



Section 3: Transportation

3.2

Thorndale Corridor Master Plan

A roadway network is a system of  roadways designed to provide mobility 
and access within and throughout a region. From a mobility perspective, 
uninterrupted traffic flow at a high continuous speed is most desirable. 
This contrasts with local access which warrants low speed conditions 
with frequent traffic interruption. Specific to the Thorndale Avenue 
Study Area and adjacent areas, is a high volume of  truck traffic that 
further complicates this relationship between mobility and access.

In transportation planning, the key is to have a system of  different 
roadways which are designed to serve distinct functions. Roadways are 
classified by the function that they perform. Figure 3.1 identifies the 
classification of  the roadways within the Study Area.

•฀ Expressways/freeways are intended to accommodate large 
volumes of  traffic at high speeds with controlled access through 
system interchanges. They do not provide direct access to abutting 
land uses. 

•฀ Principal arterials are major roads that move large volumes of  
traffic and provide direct access to expressways. 

•฀ Minor arterials are similar to principal arterials, but focus on 
land access rather than traffic service. Arterial roads typically 
accommodate higher travel speeds and longer distances. 

•฀ Collector roads provide some mobility and access to adjacent land 
uses and tend to have lower volumes and speeds. 

•฀ Local roads and streets provide the final access point and generally 
provide little to no mobility. Local streets are characterized by very 
low speeds/volumes and short distances. 

Expressways/Freeways
While there are no expressways or freeways within the Study Area, the 
Corridor is near I-290 (2.5 miles to the west) and I-294 (3.5 miles to the 
south and 6 miles to the east). The closest interchange is approximately 
2.5 miles to the west at the Thorndale Avenue interchange with I-290/
Illinois Route 53 and Elgin-O’Hare Expressway.

Roadway Network
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Thorndale Avenue is a principal arterial under the jurisdiction of  DuPage 
County.  Its cross section provides two through lanes in each direction with 
a divided flush median that allows for protected left turn lanes throughout 
its 2-mile length. The speed limit on Thorndale Avenue is 45 miles per hour 
and has an average daily traffic (ADT) of  30,000 vehicles at Illinois Route 
83 to 43,000 vehicles at Prospect Avenue according to 2008 DuPage County 
data. Traffic signals exist along Thorndale Avenue at Mittel Drive, Wood 
Dale Road, North Lively Boulevard, and Illinois Route 83.  

Thorndale Avenue

Wood Dale Road

Wood Dale Road is a minor arterial under the jurisdiction of  DuPage 
County. The cross section provides for two through lanes in each direction 
with a flush median that provides for protected left turn lanes at driveways, 
side streets, and full intersections. The speed limit on Wood Dale Road is 40 
miles per hour with an ADT of  12,000 to 17,000 vehicles according to 2008 
DuPage County data. Traffic signals exist along Wood Dale Road at Mittel 
Drive, Thorndale Avenue, and Devon Avenue.

Arterial Roads
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Mark Street

Mittel Drive

Foster Avenue

Within the Study Area, the following roadways can be characterized 
as collectors since they collect traffic from local roads and provide 
connections to the arterial roads:

NORTHWEST QUADRANT
•฀ Mittel Boulevard
•฀ Mark Street

SOUTHWEST QUADRANT
•฀ Mittel Drive

SOUTHEAST QUADRANT
•฀ Foster Avenue
•฀ Central Avenue
•฀ Sivert Drive
•฀ Edgewood Avenue

NORTHWEST QUADRANT

Mittel Boulevard has curb/gutter with a landscaped median while 
providing one 25-foot through lane in each direction with protected left 
turn lanes. Mittel Boulevard connects Devon and Thorndale Avenues. 
The speed limit is 30 mph and roadway lighting exists on one side of  the 
roadway. The roadway also has a one-way striped and signed bike lane on 
each side to accommodate bicyclists. The route is classified as a Class II 
truck route and on-street parking is not permitted.  The intersection of  
Mittel Boulevard and Devon Avenue is signalized.

Mark Street has curb/gutter, roadway lighting, and a typical width of  37 
feet.  It connects Wood Dale Road to Mittel Boulevard.  The speed limit 
is 30 mph. The route is classified as a Class II truck route and on-street 
parking is not permitted.

SOUTHWEST QUADRANT

Mittel Drive has the same roadway characteristics south of  Thorndale 
Avenue. The speed limit is 30 mph and lighting exists on one side of  
the roadway. As mentioned previously, the Mittel Drive and Thorndale 
Avenue intersection is signalized.

SOUTHEAST QUADRANT

Foster Avenue has curb/gutter and provides one through lane in each 
direction with a flush median and a left turn lane.  Foster Avenue connects 
Wood Dale Road and Illinois Route 83 (Busse Road). The speed limit is 
30 mph and roadway lighting exists on one side of  the roadway. Trucks 
are prohibited and on-street parking is not permitted.  A four-way stop 
sign exists at the intersection of  Foster and Central Avenues.  As noted 
earlier it serves the residential blocks south of  the Study Area.

Mittel Boulevard

Collector Roads
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Central Avenue is a 34-foot roadway with curb/gutter that provides one 
through lane in each direction with a flush median with left turn lane.  It 
connects Foster and Thorndale Avenues. The speed limit is 30 mph and 
lighting exists on one side of  the roadway. The route is classified as a 
Class II truck route and on-street parking is not permitted.

Sivert Drive is a 34-foot wide with curb/gutter that provides one through 
lane in each direction with a flush median with left turn lane. It connects 
Wood Dale Road and Thorndale Avenue. The speed limit is 20 mph and  
lighting exists on one side of  the roadway. The route is classified as a 
Class II truck route and on-street parking is not permitted.

Edgewood Avenue is a 34-foot wide roadway with curb/gutter. It 
connects Foster Avenue and Wood Dale Road. The speed limit is 20 mph 
and lighting exists on one side of  the roadway. The route is classified as 
a Class II truck route and on-street parking is not permitted.

Local Roads/Streets
Within the Study Area, the following roadways can be characterized as 
local roads since they connect properties to collectors and arterials:

NW QUADRANT

•฀ Lewis Drive
•฀ Michael Drive

SW QUADRANT

•฀ Bauman Court
•฀ Gerry Drive
•฀ Hansen Court
•฀ AEC Drive
•฀ Wheat Lane
•฀ Pond Avenue
•฀ Clayton Court

SE QUADRANT

•฀ Lively Boulevard
•฀ Dillon Drive
•฀ Richert Road
•฀ Crell Drive
•฀ Beinoris Drive
•฀ Balm Court
•฀ Haynes Drive

These roadways are typically 34-feet wide with curb/gutter. Speed limits 
for most of  these roadways are low (20 mph) and lighting exists along 
one side of  the roadway. 

Over the last two years the City has improved most of  the local roads 
in the business/industrial parks. The improvements have included 
resurfacing and reconstruction, pavement patching, and curb/gutter 
removal and replacement.

Central Avenue

Sivert Drive

Edgewood Avenue

Dillon Drive

AEC Drive
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The southeast quadrant of  the Corridor is more constrained regarding 
access due to the high number of  smaller properties within a dense area. 
As a result, more local roadways are needed in this quadrant to achieve 
access to properties, which in turn compromises the mobility needs 
of  the area. When semi-trucks are making deliveries, traffic is blocked 
as trucks maneuver in/out of  loading areas of  individual properties.  
Additionally, these local roads create more access points onto Thorndale, 
which is not ideal for the planned expressway extension.

In the northeast quadrant, access to the properties is currently only 
provided via Wood Dale Road. Since Wood Dale Road is classified as an 
arterial, this is not the most ideal situation. A way to improve access to 
this quadrant and also provide a connection to other properties outside 
of  the Study Area would be to extend Mark Street to Wood Dale Road.

The intersection of  Thorndale Avenue and Wood Dale Road was noted 
by area business and property owners as difficult to navigate, with 
problematic left turns and rush hour conditions that take several signal 
cycles to clear the intersection.  The expressway extension should act as 
a long term solution to these issues.

Additionally, because the Study Area is divided into quadrants by major 
arterials, truck traffic traveling from one quadrant to another is difficult, 
especially because the east/west roads do not line up from quadrant to 
quadrant. Creating new aligned and signalized intersections will improve 
this condition as recommended in the Master Plan.

Roadway Analysis

Examples of  difficult truck 
maneuvering



3.9

Section 3: Transportation

Thorndale Corridor Master Plan

A full network of  transit services does not exist in the study area. Transit 
service in and around the study area is geared primarily toward reverse 
commute access to jobs at the expansive business and industrial parks 
located in the communities west of  O’Hare Airport.

Bus Service
Three Pace bus routes provide connections to the study area from the 
ends of  the O’Hare and Forest Park branches of  the Chicago Transit 
Authority (CTA) Blue Line to the east.

•฀ Route 637 Wood Dale-Rosemont CTA is a distributor that 
serves the west half  of  the Study Area including the Chancellory 
Business Park and Forest Creek Business Park with weekday peak 
period reverse commute service from the Blue Line Rosemont 
station just east of  O’Hare Airport.

•฀ Route 757-Northwest Connection is also a distributor that skirts 
the east edge of  the Study Area on Illinois Route 83. This route 
provides weekday peak period reverse commute service from the 
Blue Line Forest Park terminal past the Study Area and continuing 
to Woodfield Mall and Pace’s Northwest Transportation Center in 
Schaumburg.

•฀ Route 223 Elk Grove-Rosemont CTA serves the heart of  the 
Elk Grove industrial park via Illinois Route 83, ending several 
blocks north of  Thorndale Avenue and the Study Area. On 
weekdays, this route provides intensive all day service at 10 to 30 
minute frequency in both the eastbound and westbound direction. 
Weekend service is also offered but with shorter span of  service 
and less frequency.

Rail Service
The Metra Milwaukee District West line provides commuter rail service 
to Wood Dale with a station located approximately 1.5 miles south of  
Thorndale Avenue, at Illinois Route 19/Irving Park Road and Wood Dale 
Road. The Milwaukee District West line functions primarily to transport 
suburban workers to and from job locations in Downtown Chicago, 
Monday through Friday. Train schedules are designed to optimize travel 
time between the suburbs and Downtown Chicago in the morning 
and in the reverse direction in the evening. Week day schedules have a 
combination of  express and local trains. Travel between intermediate 
stations along this line, including Wood Dale, is possible in both the 
eastbound and westbound direction during morning and evening peak 
periods as well as off-peak periods and on weekends. Currently, there 
is no transit connection between the Wood Dale Metra station and the 
Study Area to complete the trip.

Transit Network

Wood Dale Metra Station
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As noted earlier, land use within the Study Area is predominantly 
comprised of  companies located in business park settings. Most 
businesses have warehouse, distribution or light assembly operations 
oriented towards freight and cargo.  From an air perspective, freight 
is accommodated at O’Hare Airport at its South Cargo facility.  The 
Airport’s air cargo is located along Illinois Route 19/Irving Park Road, 
approximately 4 miles from the Study Area.

Freight hauling by rail is accommodated outside the Study Area through 
several Class I railroads, including the Canadian Pacific, Canadian 
National, and Union Pacific Railroads. Spur rail lines are located within 
adjacent industrial parks in Elk Grove and Bensenville. The closest 
intermodal facility is the Bensenville Yard.

All of  the freight movement within the Study Area is accomplished by 
truck. The local roadways within the Study Area are all classified as Class 
II Truck Routes.

O’Hare Airport
O’Hare Airport is one of  the largest and busiest airports in the world.  
Located less than 1.5 miles to the east of  Wood Dale, it is an economic 
engine for the Chicago region and DuPage County.  Numerous businesses 
within and near the Thorndale Avenue Corridor depend on the Airport’s 
South Cargo area for their daily business operations.

Opening access to the Airport from the west will provide more efficient 
and balanced access to the facility, and significantly change the business 
environment for the communities located between York Road and I-
290/Illinois Route 53.

Adding new transit service to the Airport along area roads will further 
enhance the area’s access and mobility.  Improvements planned for York 
Road, Irving Park Road, and Thorndale Avenue, as well as local freight 
rail lines will also facilitate movement to the Airport, its cargo area, and 
local businesses.

Freight Network
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As mentioned previously, Chicago’s O’Hare Modernization Program 
(OMP) has helped drive the planning of  the Elgin O’Hare–West Bypass 
Project. While IDOT is currently evaluating system alternatives for the 
I-294 Bypass around the west side of  the Airport, one alignment is 
being  considered for the Elgin-O’Hare Expressway extension along the 
Thorndale Corridor.

The first phase of  IDOT’s study, known as “Tier One,” is scheduled 
to be completed by 2010.  It will result in a preferred transportation 
system alternative that will include concepts for all transportation modes: 
roadway, bus, rail, bike, and pedestrian facilities. The second phase 
known as “Tier Two” will begin in 2010 and involve detailed engineering, 
environmental studies, and continued public involvement for specific 
projects. Some of  the individual projects within the new roadways could 
be ready for construction as early as 2013 depending on funding.

During the DuPage County O’Hare Airport Impact Study, local 
communities expressed a preference for a depressed or at-grade roadway 
for the Elgin-O’Hare Expressway extension with cross-roads going over 
the facility. There was a concern that an elevated facility would create a 
physical and visual barrier.

The new expressway will need to be elevated at I-290 to accommodate 
fly-over ramps that will improve capacity and safety at this major 
interchange.  In between I-290 and Illinois Route 83 there are additional 
constraints that would make the depressed expressway option challenging. 
Salt Creek and its floodway/floodplain will need to be crossed and an 
elevated facility provides the least impact. Due to the proximity between 
Mittel Boulevard and Salt Creek, the expressway will need to be elevated 
at the Mittel crossing as well. 

Therefore, the Elgin O’Hare extension along the Corridor through 
Wood Dale is currently envisioned in the Tier One studyas an elevated  
expressway with three to four lanes in each direction. (also see Figure 3.2)  
A frontage road system along the expresswaywill provide access to local 
connector streets. The Elgin O’Hare would be earthed bermed to create 
the necessary grade separation for the cross roadways.  

Within Wood Dale, the conceptual alignment of  the extension includes 
two-lane, one-way frontage roads that provide local access to north/
south arterials and local roads.

The frontage roads, along with on/off  ramps would provide for access 
points at Prospect Avenue, Wood Dale Road, and Illinois Route 83/
Busse Road. These three roads would act as grade-separated crossings 
under the expressway, with additional underpasses at Mittel Drive/
Boulevard and Lively Boulevard. 

Transportation Improvements
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The initial review of  the conceptual expressway alignment indicated 
that the proposed frontage road located on the north side of  the 
expressway between Prospect Avenue and Mittel Boulevard would 
encroach significantly on the Salt Creek Golf  Club and Top Golf, a 
sports entertainment complex. IDOT is reviewing the frontage road 
alignments in this location.

In addition to the expressway, frontage roads, and ramps, the existing 500 
to 600 foot right-of-way will also accommodate a dedicated transit line in 
its median and bike trails.

IDOT is also considering several alternate alignments that would provide 
a full or partial expressway bypass on the west side of  the Airport. These 
bypass options contemplate connecting the Elgin O’Hare expressway to 
I-294 and possibly I-90.  IDOT has selected two final roadway options, 
Alternatives 203 and 402 to carry forward into the next design phase 
(also see Figure 3.3).

Figure 3.2: Preliminary IDOT Alignment for Elgin O’Hare Expressway
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Figure 3.3: Elgin O’Hare Expressway & I-294 Bypass Options

Interchanges for the Elgin O’Hare would include Rohlwing Road/Illinois 
Route 53 (Partial), I-290 (Full), Park Boulevard West (Partial), Prospect 
Avenue (Full), Wood Dale Road (Full), Illinois Route 83 (Full), and York 
Road/Elmhurst Road, West Bypass (Full). 

For other cross roads within the Study Area, access will be modified as 
described below:

•฀ Mittel Road: North-South access maintained under Elgin O’Hare                  

•฀ AEC Drive:  Proposed cul-de-sac eliminating access                        

•฀ N Central Drive:  Maintained with eastbound frontage road               

•฀ Sivert Drive:  Maintained with eastbound frontage road                  

•฀ Lively Boulevard:  Realigned providing continuous North-South 
access under the expressway                         

•฀ Dillon Drive:  Maintained with eastbound frontage road            

•฀ Edgewood Avenue:  Maintained with eastbound frontage road
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While the Study Area is currently not served by transit, a number of  
major capital transit projects as well as transit network enhancements 
are being considered to improve mobility in and around the Thorndale 
Corridor.  Also see Figure 3.4. Two transit systems for the Corridor that 
have been previously studied are described below:

Metra’s Suburban Transit Access Route (STAR Line) is a long 
term commuter rail network for the suburbs that would also affect 
travel in the Study Area. The STAR Line is a long circumferential 
commuter rail line at the periphery of  the Chicago metropolitan 
area, with a smaller radial network focused on O’Hare Airport. The 
primary function of  the STAR Line is to serve intersuburban and 
reverse commute travel markets.

The initial component extends from O’Hare Airport along I-90 
to Hoffman Estates, and then south to Joliet via the Elgin Joliet 
& Eastern railroad. Metra has identified this 55-mile Joliet-O’Hare 
segment as the first priority and is currently undertaking a federal 
alternatives analysis in pursuit of  New Starts funding from the 
Federal Transit Administration. Although the I-90 segment of  the 
STAR Line is 3 to 4 miles north of  Thorndale Avenue, this section 
of  the STAR Line is likely to affect Study Area travel because of  its 
proximity and its potential connection to the proposed O’Hare west 
terminal. The Illinois Route 53/Elgin-O’Hare Corridor has been 
identified as a potential future phase extension of  the STAR Line that 
would significantly affect travel in the Study Area.

DuPage “J” Bus Rapid Transit (BRT) is a bus based system 
that would run in a dedicated lane/high speed corridor. This high 
performance intersuburban transit service is envisioned as an 
important connection between the major regional travel generators and 
destinations of  O’Hare Airport, and Woodfield area of  Schaumburg 
with DuPage County’s largest concentrations of  employment and 
retail activity (Oak Brook area) and the most populous parts of  the 
county (Naperville/Aurora). As originally conceived in the DuPage 
Area Transit Plan (DuPage Mayors and Managers Conference, 2002), 
the DuPage “J” Line would operate with other local transit services 
as a comprehensive transit system for DuPage County.

A portion of  the “J” Line would follow Thorndale Avenue through 
the heart of  the Study Area from I-290/Illinois Route 53 to Illinois 
Route 83. This segment is envisioned as possibly running on exclusive 
median lanes within the Elgin-O’Hare Expressway Extension. Local 
circulators would complete the network within the Thorndale 
Corridor Study Area, providing service to areas not within walking 
distance of  the high speed “J” Line.

Potential Transit
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Currently, IDOT’s Elgin-O’Hare West Bypass Tier One Study is 
developing and evaluating a proposed future transit network in 
conjunction with the new highways, to help address mobility issues 
in a large area west of  O’Hare Airport, including Wood Dale. The 
DuPage “J” Line is a key element of  this large network that also 
includes express bus, Arterial Rapid Transit, local bus, local circulators 
and employer shuttles as well as several park and ride facilities and 
intermodal transfer centers. Only the “J” Route and local bus service 
directly serve the Study Area. The DuPage “J” Line is envisioned 
as either Bus Rapid Transit or rail on dedicated right-of-way in the 
Elgin-O’Hare Expressway and I-290/Illinois Route 53 corridors. 
Stations/key transfer points would be located within the Study Area at 
Arlington Heights Road, Lively Boulevard and Illinois Route 83.

Figure 3.4: Potential Future Regional Transit Improvements
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Water is supplied to the City through an agreement with the DuPage 
Water Commission, which brings Lake Michigan water to the County.  
Distribution of  water is through water mains owned and maintained by 
the City.  All three business parks located within the Study Area were 
built as recently as the 1980’s, therefore ductile iron water main rather 
than cast iron is in place, limiting the number of  water main breaks.  The 
City reports that very few water main repairs have been made in this 
area.

A review of  the City’s water main atlas shows water supply provided by 
the DuPage Water Commission Station 23-A in the Klefstad Business 
Park near Richert Road and Lively Boulevard.  The water supply system 
in all three business parks is pressurized by Elevated Tower #2 near Allan 
Drive and Mark Street and pumping stations at 320 Richert and Wood 
Dale Roads and Mittel Boulevard.  The Study Area appears to have 
good fire protection coverage with the exception of  the unincorporated 
DuPage County areas in the southwest corner of  the southeast quadrant, 
between Wood Dale Road and Central Avenue and between Hawthorne 
Avenue and Foster Avenue.

Water main sizes range from 8 to 14 inches in diameter in the Chancellory 
Business Park, 8 to 12 inches in the Forest Creek Business Park, and 8 to 
16 inches in the Klefstad Business Park.  The City reports no deficient 
pressure zones within the system and adequate capacity throughout for 
current conditions.

The water main supply and distribution system could be expected 
to continue to operate efficiently for existing land uses and marginal 
expansion if  area redevelopment remains primarily industrial.  If  
the proposed land use within the Study Area introduces a significant 
increased demand on the water supply, the system would need to be 
modeled, analyzed, and evaluated regarding the system’s capacity to meet 
the demand.

Public Utilities

Water Commission Station

Water Supply System
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With all three business parks built as recently as the 1980’s, PVC sanitary 
sewer rather than vitrified clay pipe is in place throughout the Study 
Area, limiting the damage and clogging of  sewer mains from tree roots.  
The City’s sanitary sewer system is entirely separate from its storm sewer 
system with no cross connections between systems.  All three business 
parks discharge to a sanitary sewer treatment facility on the west side of  
Salt Creek north of  Irving Park Road, outside of  the Study Area.  The 
City reports few sewer back-ups.

A review of  the City’s sanitary sewer atlas shows the system generally 
discharging from north to south and from west to east.  The sanitary 
sewers in all three parks discharge to a common location exiting the 
Study Area through an 18 inch sanitary sewer at School Street and 
Grove Avenue.  The Chancellory Park discharges by gravity to a 15 inch 
sanitary sewer at Thorndale Avenue and Mittel Drive.  The Klefstad Park 
discharges to a lift station on the west side of  Lively Boulevard south 
of  Thorndale Avenue, through a 10 inch force main west to Wood Dale 
Road and Sivert Drive, and by gravity south on Wood Dale Road.  The 
Forest Creek Park discharges by gravity along Wood Dale Road to School 
Street and Grove Avenue.  Businesses along Mittel Drive discharge to a 
lift station at the south end of  Mittel, through a 6 inch force main, and 
by gravity south along Wheat Lane.

The sanitary sewer system collects wastewater from all three business 
parks, not including the unincorporated DuPage County areas between 
Wood Dale Road and Central Avenue and between Hawthorne Avenue 
and Foster Avenue.

The City reports that the sanitary lift station in Klefstad was replaced 
in November 2008 and the lift station in Forest Creek is currently being 
replaced.

Sanitary sewer sizes range from 8 to 15 inch in diameter in Chancellory, 
8 to 18 inch in Forest Creek, and 8 to 15 inch in Klefstad.

The sanitary sewer system has adequate capacity for existing land uses.  
If  new land uses within the Study Area introduce a significant increase 
in water demand, the load on the sanitary sewer system will similarly 
increase.  It is likely that the 8 inch sanitary main can discharge a greater 
load than it does under existing conditions, but potential redevelopment 
should be evaluated by quantifying the increased Population Equivalent 
(PE) to check on the discharge capacity.  

The City owns and operates two sanitary treatment facilities within its 
municipal limits – a north plant on Irving Park Road on the west side 
of  Salt Creek and a south plant on Brookhurst Lane on the east side of  
Salt Creek.  Information about the treatment facilities was provided by 
Public Works staff.

Sanitary Sewer System
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North Sanitary Treatment Facility
•฀ Maximum capacity is 3.93 million gallons per day (mgd)

•฀ Average treatment volume permitted by the Illinois Environmental 
Protection Agency (ILEPA) is 1.97 mgd

•฀ Current operating volume is approximately 1.8 mgd

•฀ Operating volume has fluctuated between 1.7 and 1.8 mgd over 
the past several years

South Sanitary Treatment Facility
•฀ Maximum capacity is 2.33 mgd

•฀ Average treatment volume permitted by Illinois EPA is 1.13 mgd

•฀ Current operating volume is approximately 0.5 mgd

The total permitted average treatment volume for the City is 3.10 mgd.  
The total current operating treatment volume is 2.3 mgd representing 
approximately 75% of  the permitted volume. The two plants are 
interconnected, allowing sanitary discharge to be diverted to and treated 
at the south plant and relieving the north plant from reaching its 
permitted capacity.

The ILEPA defines two thresholds for a sanitary treatment facility 
– Critical Review and Restricted Status.  They define each as follows:

Critical review means that facilities have loadings exceeding 80 percent of  the design 
capacity of  the system and the Agency will very carefully review applications for 
additional loading. This includes permits for the construction of  new sewers and for 
additional connections. 

Restricted status means the facilities have loadings at or above the design capacity of  
the system and the Agency may not issue permits for additional loadings. This includes 
permits for the construction of  new sewers and for additional connections. 

The sanitary treatment system for the City of  Wood Dale is currently 
on neither the critical review list nor the restricted status list, owed in 
part to the interconnection between the plants.  The City realizes it is 
approaching critical review status and is addressing the current treatment 
facility status by contracting a consultant to perform a feasibility study 
of  the system.  The study will include considerations for expansion of  
one or both existing treatment facilities, construction of  a new treatment 
facility, maintenance of  the interconnection of  the facilities, and other 
options to provide increased treatment capabilities.  The proposed 
development within the Thorndale Corridor Study Area will be an 
important component of  this feasibility study.
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The City’s storm sewer system is a network of  reinforced concrete storm 
sewer pipe discharging storm run-off  to detention ponds throughout the 
Study Area or off-site.  The more recently developed Chancellory and 
Forest Creek business parks discharge storm water to detention ponds 
out-letting to Salt Creek.  The older Klefstad Park only appears to have 
detention facilities in the southwest part of  the park and a small facility in 
its southeast corner.  The City storm atlas indicates most of  the Klefstad 
Park storm sewer system discharges to an open ditch at the northeast 
corner of  the park before crossing under IL Route 83.  The City reports 
very little flooding and adequate capacity in the storm sewer system, as 
well as the area’s detention pond system.

The storm sewer system collects storm run-off  from all three business 
parks except for the unincorporated DuPage County areas.

Storm sewer sizes range from 12 to 48 inches in diameter in Chancellory, 
12 to 48 inches and an elliptical sewer 38x60 inches in Forest Creek, and 
12 to 54 inches and an elliptical sewer 43x68 inches in Klefstad.

The area’s storm sewer system and detention ponds operate adequately 
for existing land uses.  New development will be required to adhere to 
the DuPage County Stormwater and Flood Plain Ordinance.  Since much 
of  the Klefstad Park appears to have been constructed without detention 
facilities, redevelopment in this park will demand the construction of  
facilities to meet the detention requirements.  Additionally, redevelopment 
will not be grandfathered in under the ordinance and will create the need 
for additional on-site detention.  If  detention can’t be provided on-site, it 
needs to be provided off-site or payment must be made into a detention 
variance fee schedule.  For Salt Creek, the detention fee schedule is 
$133,000 per acre-foot of  storage not provided. Where possible, as part 
of  any potential redevelopment of  the Corridor, the City staff  would 
prefer a detention facilities that are shared by several properties.

Storm Sewer System
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ComEd supplies the Study Area with electric power.  Most electric lines 
are underground since the area has developed as a more modern business 
park environment, which typically has underground utilities. The Klefstad 
Business Park is approximately 30 years old and has overhead utilities. 
Discussions with businesses indicate there are some trouble spots within 
the Study Area, particularly AEC Drive, where upgrades are needed to 
support existing uses and reduce outages.  ComEd has been contacted 
to determine if  there are any circulation or capacity problems or any 
planned capital improvements to the area’s electric power system.

Telecommunications System
Private telecommunications utilities are generally installed below grade 
throughout the Study Area with the exception of  Central Avenue in the 
Klefstad Business Park where power poles and overhead utilities are 
evident.  XO Communications has a major switch site on the east side 
of  Edgewood Avenue between Balm Court and Beinoris Drive investing 
millions of  dollars in equipment and electronics. Also see Figure 4.1. 
Fiber optic along Edgewood Avenue would need to be relocated.  It is 
also a backup data recovery center owned by Sunguard.  Replacement 
and installation of  a fiber optic network will demand careful planning 
and implementation as unplanned modifications to the system would be 
extremely disruptive and expensive.

Natural Gas System
Nicor supplies the Study Area with natural gas through underground 
lines.  Nicor has been contacted to determine if  there are any circulation 
or capacity problems or any planned capital improvements.

Electrical System

Private Utilities

Figure 4.1: XO Communications Conduit and Cable Map
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A real estate market analysis was conducted to quantify the development 
potential of  the Study Area as a key location along the Elgin-O’Hare 
Expressway,  at the future western gateway to O’Hare Airport. The 
analysis focuses on office, hotel and supportive retail uses, which are key 
components of  airport gateway developments. 

The market study involved a review of  the economic profile of  the 
Study Area, the potential airport gateway opportunities created by the 
proposed transportation improvements, and case studies that highlight 
the characteristics of  airport gateway development. A detailed study of  
the real estate demand and supply factors of  office and hotel uses was 
also conducted along with a review of  supportive retail opportunities. 
Finally, the analysis was synthesized to create a supportable development 
program and development parameters to guide the physical planning of  
the Study Area. 

Economic Profile 
The Study Area contains the largest concentration of  jobs in the City of  
Wood Dale, accounting for 82% of  its total employment base. Detailed 
employment data by the North American Industrial Classification 
System (NAICS) was obtained for the Study Area through InfoUSA, a 
nationally recognized provider of  business data. This database identifies 
nearly 500 businesses and over 13,800 jobs located within the Study Area. 
Wholesale Trade, Manufacturing, and Transportation and Warehousing 
are the largest employment sectors within the Study Area.

Currently, the area does not have direct expressway access and lacks a 
direct roadway linkage to O’Hare. Thorndale Avenue dead-ends into 
York Road at the western boundary of  the airport, requiring further 
travel on arterial roadways and I-190 to access the Airport on its east side. 
North-south access is provided by Wood Dale Road, which connects to 
Irving Park Road which subsequently provides access to the airport via 
I-190. Even though the current access point from the Study Area to the 
Airport, especially its south cargo area, is fairly indirect, its proximity to 
the airport has attracted airport-related businesses. 

Interviews with company representatives indicate that many of  the 
businesses in the Area need access to and from O’Hare for cargo 
distribution or for providing other services related to the aviation industry. 
For example, AAR World Headquarters, one of  the largest employers in 
the Study Area, specializes in aviation support services including parts 
supply, repairs, maintenance, sales, and leasing of  aircraft. 
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Other large employers include Videojet, a leading manufacturer of  
coding, printing and laser marking products, and Tempco Electric Heater 
Corporation, a manufacturer of  thermal components. HSBC, a financial 
services firm that employs approximately 1,800 people in the Study Area 
for back office operations, is its largest employer. While the company 
had announced that it planned to relocate into a new office building in 
nearby Itasca as part of  a regional consolidation, plans for the move have 
recently been put on hold due to the current recession.   

The Study Area includes over 9.6 million square feet of  industrial/
warehouse facilities. Together with the industrial space in nearby 
Elk Grove and Bensenville, this zone is one of  the world’s largest 
concentrations of  industrial/warehouse space. The industrial uses were 
first developed in the 1960s within Elk Grove and Bensenville, which 
are located immediately west of  O’Hare. Over time, as the demand for 
air cargo and cargo capacity in O’Hare expanded, industrial expansion 
continued west to Wood Dale. Industrial space in Wood Dale, which 
developed mostly in the 1980s, is generally more modern and functional 
in terms of  loading docks, bay widths, and ceiling heights. This is 
demonstrated by the relatively low vacancy level of  10% for the industrial 
space in the Study Area. However, portions of  the Study Area southeast 
of  the Wood Dale Road and Thorndale Avenue intersection have older, 
denser industrial building stock and comparatively less competitive 
space. This area is likely to experience greater redevelopment pressures 
as the proposed transportation improvements change the development 
potential of  the Study Area. 

Proposed Transportation Improvements
O’Hare International Airport is currently accessed only from the east, 
requiring travelers from the western side of  the region to traverse 
around the airport to access it. The present roadway network and 
orientation of  O’Hare has enabled the Village of  Rosemont, which is 
located immediately to the east, to capture a large portion of  the region’s 
economic activity because of  its direct access and connectivity to the 
airport. 

As noted earlier, O’Hare is currently undergoing a $6.6 billion capital 
improvement and expansion project called the O’Hare Modernization 
Program (OMP). Once completed the OMP will increase the capacity 
of  the airport, substantially reduce delays in all weather conditions and 
allow O’Hare to meet the region’s aviation needs well into the future. 
A key component of  the OMP is the development of  a new Western 
Terminal with 50 gates. Roadway access for the Western Terminal will 
be provided via the proposed Elgin-O’Hare Expressway and, therefore, 
it will function as the primary gateway into the airport from the west. 
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Additionally, options for a western bypass to connect the Elgin-O’Hare 
Expressway to I-290 and I-294 are being considered. Public mass-transit 
options are also being considered along the Elgin-O’Hare right-of-
way to further enhance the connectivity of  the corridor. Once these 
improvements are in place, the increased access and connectivity will 
fundamentally change the economic position of  the area along the Elgin-
O’Hare corridor. The Study Area, which is located at the proposed future 
Wood Dale Road interchange with the Elgin-O’Hare Expressway just 
two miles west of  the airport, is strategically positioned to attract airport-
related gateway development. 

Airport Gateway Development 
Case study research was conducted to identify best practices and key 
challenges in airport gateway developments and to provide insight about 
a potential development program for the Thorndale Avenue Corridor 
Study Area. Economic drivers, land use, site planning, and development 
timing were researched to form an understanding of  the characteristics 
of  airport gateway development. The case studies are presented below 
and profiled in Figures 5.1 and 5.2.

CASE STUDY 1: ROSEMONT, ILLINOIS

Rosemont, located immediately to the east of  O’Hare Airport, is the 
center of  commercial activity generated by O’Hare. Rosemont measures 
approximately two square miles (2,560 acres) in area, and contains 
over 5.9 million square feet of  office space, 1.9 million square feet 
of  industrial and flex space, 18 hotels with over 6,500 rooms, a major 
convention center and multiple entertainment venues. 

Construction began on office and hotel space in the 1960s, but over 51% 
of  the current supply of  office and 25% of  the current supply of  hotel 
rooms were delivered in the 1980s. Contemporary office buildings and 
new hotels are still being constructed, including two new office buildings 
(2008 and 2010) and one new hotel (2010) proposed for development 
over the next few years.  While there are restaurants distributed 
throughout the area within hotels, retail exists primarily in the form of  
two strip malls along Higgins Road. Residential land uses account for a 
quarter of  the Village’s land area. 

The development pattern of  Rosemont was strongly influenced by three 
interstate expressways trisecting the Village. Construction occurred 
on an incremental basis around the interchanges of  I-294, I-90 and I-
190, resulting in three separate, mixed-use “nodes” or centers that are 
anchored by major developments:
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•฀ Node 1:  This area is located closest to O’Hare and is centered 
at the interchange of  I-90 and Higgins Road. The Allstate Arena, 
located here, was originally constructed in 1979 and underwent 
major reconstruction in 1999. The facility has hosted concerts 
and sporting events including basketball, football and hockey. 
Development around the Allstate Arena includes six hotels, five 
restaurants, a health club and 1.4 million square feet of  office 
space. The Metra-O’Hare commuter rail transfer station is also 
located here allowing airline travelers to connect with Metra’s 
North Central Service line via bus shuttle.   

•฀ Node 2:  This area is located northeast of  the interchange of  
I-90 and I-294 and serves as the eastern gateway into Rosemont.  
The Village Hall is located there and surrounding development 
includes three hotels, eight restaurants and 2.8 million square feet 
of  office space with high visibility and frontage along I-90.

•฀ Node 3:  This area is located southeast of  the interchange of  
I-90 and I-294. The Stephens Convention Center is located here.  

Node 1 

Node 2O’HARE
INTERNATIONAL
AIRPORT

Node 3

Figure 5.1: Rosemont, Illinois
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Constructed in 1975, the Center has 840,000 square feet of  flexible 
exhibition space. A skywalk system connects the convention 
center to surrounding hotels and parking. The Rosemont Theatre 
opened in 1995 with a seating capacity of  4,300. Development 
around the convention center and the theatre includes seven 
hotels, six restaurants and 1.1 million square feet of  office space. 
A CTA station is also located near the interchange of  I-90 and 
River Road. 

Rosemont developed largely due to its location at the eastern gateway 
to O’Hare. While the expressway interchanges were instrumental in 
attracting strong commercial development, they have resulted in reduced 
interconnectivity within the community. The three nodes outlined above 
are neither adjacent nor well-connected by local or arterial roadways, 
pedestrian paths or public transit options. As a result, wayfinding is 
challenging for users who are not traveling on interstate highways. Over 
time, entertainment and convention activities have created a stronger 
identity for Rosemont than office space. However, contemporary 
office buildings are still being constructed, including one new building 
proposed for 2010.  As more development occurs and activity at O’Hare 
increases, Rosemont is likely to continue to be a hub of  commercial and 
entertainment activity along the eastern side of  O’Hare. 

LESSONS LEARNED

The analysis of  airport-related development at Rosemont provides the 
following insights applicable to the Study Area: 

•฀ While the specific scale of  development along an airport gateway 
is dependent on local market conditions and physical capacity, the 
development in Rosemont indicates that hotel, office, convention 
and entertainment-related venues are highly desirable adjacent to 
the airport along areas with expressway access and visibility. 

•฀ Rosemont developed incrementally without a cohesive guiding 
master plan, resulting in an environment that is not pedestrian-
friendly and difficult to navigate. The Wood Dale Study Area has 
the opportunity to distinguish itself  in the market place by creating 
a high-quality, master-planned environment that has strong 
pedestrian linkages and a coherent interconnected transportation 
network.  

•฀ Rosemont has developed over nearly 50 years and continues to 
add new development to reposition itself  for the future. This 
indicates that the full realization of  the development potential of  
the gateway opportunity as it pertains to the Study Area is a long-
term proposition.  In addition to improved market conditions, a 
master planned environment with assembled properties can be 
expected to facilitate the timing of  developments.
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CASE STUDY 2: CRYSTAL CITY, VIRGINIA

Crystal City is located in a dense, urban setting immediately west of  the 
Ronald Reagan Washington National Airport just outside of  Washington, 
DC. It is also located approximately 1.5 miles south of  the Pentagon and 
4 miles west of  the U.S. Capitol. It is connected to region via public 
transit routes and I-395. The site was formerly composed of  industrial 
and storage space, economy-grade motels, and a landfill prior to its 
redevelopment in 1963. The name “Crystal City” originated from the 
first building, called “Crystal House,” which featured an elaborate crystal 
chandelier in the lobby. Subsequent buildings added the name “Crystal” 
as a prefix, leading the entire area to be named Crystal City. 

Crystal City was developed as a 1.5- mile corridor containing office, 
retail and hospitality space along Crystal Drive. It includes approximately 
11 million square feet of  office space and nine hotels. Crystal City has 
excellent transit connections via bus, the Washington Metro Blue and 
Yellow Lines, and Virginia Railway Express commuter train system. 
There is also an extensive network of  underground shopping areas and 
connecting corridors beneath Crystal City. Much of  the underground 

Figure 5.2: Crystal City, Virginia
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network was envisioned during the mid-1970s as a turn-of-the-century 
village containing leaded glass windows and cobblestone walkways. At 
that time, retail mostly included antique shops anchored by a grocery 
store, deli and drugstore. The original planning was considered avant-
garde during the 1960s and 1970s because it formed a dense, urban 
superblock and offered grade-separated modes of  transportation. But in 
the 1990s its landscape of  concrete, monolithic buildings and extensive 
tunnel system started being perceived as outdated compared with newer, 
sleeker office buildings in the Washington, D.C. metro area. 

The office space in Crystal City had long been dominated by government 
agencies and their contractors because of  its proximity to the Pentagon. 
Driven by the government-related office space demand, historical 
occupancies here exceeded 95%. However, in 2003, the U.S. Patent 
and Trade Office, one of  Crystal City’s largest tenants, relocated to 
Alexandria, vacating nearly 2 million square feet of  office space.  At 
that time, Charles E. Smith, which owns 7.5 million square feet of  the 
11 million square feet of  office space, sought to reposition Crystal City 
and change its image. The company spent $40 million to convert Crystal 
Drive, the central connecting access street of  the area, into a two-way 
street and added retail and restaurants at street level to generate more 
street life. 

Another major setback for the Crystal City office market occurred in 
November 2005 when Congress approved the Base Realignment and 
Closure (BRAC) Commission’s recommendations to close and/or realign 
Department of  Defense agencies and installations throughout the 
country. The BRAC law will result in the loss of  13,000 defense-related 
jobs and approximately 3.2 million square feet of  associated office space 
will be vacated from Crystal City by September 2011. 

These events created the need for a plan to redevelop the area.  The 
Arlington County Board initiated a master plan for the area, which has 
recently been approved, to guide the redevelopment of  Crystal City over 
the next four decades. Key elements of  the plan include:

•฀ Providing a mix of  uses and balancing office and residential 
development to create both daytime and evening populations. 
This involves adding significant new residential development, new 
Class A office space, street-level retail and shopping and cultural 
amenities. 

•฀ Creating a high-quality public realm by providing well-defined 
public open spaces, and vibrant, pedestrian-oriented streetscapes. 
This will also increase connectivity and create synergy between 
uses.

•฀ Enhancing connectivity to, from, and within Crystal City by 
providing improved transit service and abundant bicycle and 
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pedestrian connections, as well as developing a hierarchy of  
streets.

•฀ Using urban design elements and architectural features such as 
landscaping, building massing, and elevation elements to create a 
human scale and define the public realm of  Crystal City. 

LESSONS LEARNED

While the planned scale and density of  development at Crystal City 
is significantly higher than what is likely to be appropriate within 
Wood Dale’s Thorndale Avenue Corridor Study Area, the history of  
Crystal City and its plan for future development provides the following 
applicable insights: 

•฀ Creating a mix of  residential, hotel, office and retail uses that 
creates both day-time and evening activity within the Wood Dale 
Study Area is critical to creating a vibrant, synergistic environment 
where all uses can thrive. The presence of  residential and hotel 
uses along with office and industrial uses allow people to live 
and work within close proximity. The residential base helps in 
supporting restaurants and retail that require evening patronage, 
which in turn is a key amenity for office workers during the day.  

•฀ Creating a high-quality public realm that has an active street life 
and well-defined public open spaces including plazas and parks 
can create an employment center with a strong sense of  place – a 
key attribute that can help the Study Area distinguish itself  in the 
region and endure as a successful place over time.  

•฀ While excellent vehicular access and circulation is necessary, 
leveraging transit opportunities and careful design for pedestrian 
movement will enhance the connectivity of  the Study Area and 
its desirability as a place for businesses. New development in the 
Wood Dale Study Area should be well-integrated with strong 
pedestrian connections and planned future transit stations along 
the planned Elgin-O’Hare Expressway extension.
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To understand the growth dynamics of  the regional office market, the 
historical vacancy and absorption trends of  the Chicago Metro and 
DuPage County office markets were reviewed. More detailed analyses 
of  future office-related employment and the supply of  office space in 
DuPage County were also conducted to estimate the future demand for 
office space over the next 20 years. Based on a review of  the market 
performance of  comparable office parks in DuPage County and an 
understanding of  the competitive position and capture potential of  the 
Study Area, a supportable office development program was forecasted.  

Regional Office Market Trends
As of  December 2008, the six-county Chicago office market (Cook, 
DuPage, Lake, Kane, Will and McHenry Counties) had over 356 million 
square feet of  occupied office space. While Cook County, which 
includes the Chicago Loop, O’Hare and Schaumburg area office markets, 
accounts for the largest share of  the regional office market, DuPage 
County is also a significant employment center with highly competitive 
clusters of  office space.  Table 5.1 shows the comparison between the 
Chicago Metro and DuPage County office markets.      

Office Market

 Chicago Metro DuPage County DuPage County Share

Year Occupied SF Annual 
Absorption Vacancy Occupied SF Annual 

Absorption Vacancy Occupied 
SF Absorption

1996   318,474,177 10.3%   45,395,032 8.0% 14.3%  

1997   325,686,974    7,212,797 8.9%   46,755,290     1,360,258 6.8% 14.4% 18.9%

1998   331,549,778    5,862,804 8.2%   47,162,407        407,117 9.2% 14.2% 6.9%

1999   334,493,505    2,943,727 8.6%   48,895,543     1,733,136 10.2% 14.6% 58.9%

2000   338,530,942    4,037,437 10.0%   50,070,759     1,175,216 11.6% 14.8% 29.1%

2001   332,157,184 (6,373,758) 13.6%   49,816,884     (253,875) 16.0% 15.0% n/a

2002   332,269,451       112,267 14.5%   49,091,581     (725,303) 18.7% 14.8% n/a

2003   329,874,648 (2,394,803) 16.0%   47,618,917  (1,472,664) 21.6% 14.4% n/a

2004   334,081,683    4,207,035 15.4%   49,082,992     1,464,075 19.8% 14.7% 34.8%

2005   341,067,399    6,985,716 14.6%   51,000,383     1,917,391 17.9% 15.0% 27.4%

2006   349,426,859    8,359,460 13.3%   52,185,325     1,184,942 16.6% 14.9% 14.2%

2007   354,311,759    4,884,900 12.7%   52,385,278        199,953 17.1% 14.8% 4.1%

2008   356,480,813    2,169,054 13.2%   53,423,228     1,037,950 16.6% 15.0% 47.9%
 Average Absorption 
(1996-2008) 3,167,220         669,016   21.1%

 Average Absorption 
(2001-2008)     2,243,734          419,059    18.7%

Average Absorption 
(2004-2008) 5,321,233 1,160,862 21.8%

Source: Costar and S. B. Friedman & Company

Table 5.1: Regional Office Market Trends
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As shown in Table 5.1, DuPage County’s share of  occupied office space 
in the region has been fairly steady, with a slight increase from 14.3% in 
1996 to 15% in 2008. Both the regional Chicago and DuPage County 
office markets have broadly reflected the nationwide economic cycle 
of  growth in the 1990s due to the high-tech boom, and decline in the 
early 2000s because of  the nationwide recession. The strong economic 
growth in the late ’90s was paralleled by strong net absorption (newly 
occupied space less newly vacated space) and relatively low vacancies. 
Following the nationwide recession in 2001 both the region and DuPage 
County experienced negative absorption and increasing vacancies. The 
DuPage County office market, which has a significant high-tech job base, 
experienced greater job losses in the high-tech-industry-related recession. 
This resulted in average vacancies peaking at nearly 22% in 2003 while 
vacancy levels in the region peaked at 16% in the same year. 

Following 2003, the office market in the region and DuPage County 
exhibited four years of  strong absorption and decreasing vacancies. 
DuPage County’s share of  the regional absorption (22%) exceeded its 
share of  occupied space (15%) during this period, indicating that the 
office market in the county performed better than that of  the region 
as a whole. However, current vacancies remain high at 17% and 13% 
for the county and the region respectively. Because the typical stabilized 
vacancy rate in the regional office market is approximately 10%, the 
currently higher vacancy levels suggest an over-supply of  office space of  
approximately 4 million square feet in the county and 13 million square 
feet in the region. Based on average absorption rates between 2000 and 
2008, this square footage reflects six to ten years of  supply. Given that 
another nationwide recession related to the housing and financial markets 
has been underway since December 2007, the office market is likely to 
remain soft in the near term. New development activity is also likely to 
significantly slow down due to the lower credit availability in the current 
market. Once the economy starts to recover, generating demand for 
new office space, the over-supply of  office space will start to diminish, 
creating opportunities for new office construction.    

New office space in DuPage County, including the Study Area, will 
continue to experience the most significant competition from the office 
developments adjacent to the county in Rosemont and Schaumburg. One 
of  the key advantages for new commercial developments in DuPage 
County is its lower property taxes for commercial space relative to Cook 
County. On a per-square-foot basis, property taxes in DuPage County 
are roughly $3.50 to $4.00 lower than Cook County. Because tenants 
compare prices between locations based on total occupancy costs (rent 
plus any passed through property taxes and operating expenses), lower 
taxes translate into an equivalent reduction in tenant costs. 
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Besides Cook County locations, the Study Area will compete with 
other office submarkets within DuPage County. To estimate the market 
potential for new office space in the Study Area, a detailed analysis of  
future demand and existing supply of  office space in DuPage County 
was conducted. The following sections discuss employment trends in 
the County, estimated demand for new office space, and the absorption 
potential of  the Study Area.

DuPage County Employment Trends
Demand for new office space is primarily driven by regional employment 
growth. Historic employment trends and future employment projections 
in DuPage County were obtained from the “West O’Hare Corridor 
Economic Development Study” prepared by TranSystems, The Lakota 
Group and S. B. Friedman & Company for DuPage County. As a part of  
the study, S. B. Friedman & Company prepared employment forecasts 
by the North American Industry Classification System (NAICS) using 
Regional Economic Modeling, Inc. (REMI) – an advanced economic 
modelling software. These employment forecasts incorporate the 
economic boost anticipated for DuPage County as a result of  the O’Hare 
Modernization Program (OMP) and the related roadway improvements. 
Some adjustments to the forecast data were made to account for current 
economic conditions.   

Using InfoUSA, a national database of  nearly 11 million businesses, a 
detailed review of  the various NAICS sectors prevalent in established 
nearby office areas such as Rosemont and Itasca was completed to 
determine a subset of  sectors that primarily constitute the market for 
office space. Based on this analysis, five NAICS industry sectors were 
selected for further analysis of  the employment-based driver of  office 
demand in DuPage County. This group includes firms in the professional 
services, information (media and information technology), F.I.R.E. 
(finance, insurance and real estate), medical services (doctors and clinical 
services not located in hospitals), management of  companies, and 
membership organizations and associations. 

Table 5.2 shows historical trends in total office-related employment in 
DuPage County, as well as future projections.
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Historic employment trends in DuPage County are reflective of  national 
trends. Following the dot-com bust and the start of  the nationwide 
recession in 2001, DuPage County lost over 5,200 office-related jobs. 
Over 50% of  these job losses were related to internet, telecom and 
computer-related industries, which made up over 12% of  the office-
related job base in DuPage County. From 2002 to 2007, office-related jobs 
are estimated to have increased from approximately 199,000 to 216,000 
jobs at an annual compounded rate of  approximately 1.7 percent. During 
this period the office market was fueled largely by employment growth in 
the finance and insurance sectors and the healthcare sector. 

With 2007 being the start of  another recession related to the housing 
market downturn and credit crisis, job losses occurred in 2008 and are 
expected to continue into 2009. From 2010 onward employment trends 
are forecast to begin a period of  recovery and grow at a modest pace of  
approximately 1.5 percent per year, resulting in over 52,000 new office-
related jobs by 2025. The key sectors driving office-related employment 
growth and office demand in the future are forecast to be professional, 
scientific and technical services, and healthcare-related industries.      

Source: REMI and S. B. Friedman & Company

Table 5.2: Employment Trends & Forecast, 2001-2025



5.13

Section 5: Real Estate Market

Thorndale Corridor Master Plan

The future demand for office space in DuPage County was determined by 
synthesizing projections of  future employment in office-related sectors 
with historical trend data on the square footage of  occupied space per 
employee.  Table 5.3 shows historical trends and future projections 
for the DuPage County office market in terms of  office employment, 
occupied office space, square feet per worker and absorption.

As shown in Figure 5.5, the total inventory of  occupied office space and 
total office-related employment both grew at an average annual rate of  
approximately one percent over the most recent economic cycle between 
2001 and 2007. With the exception of  the relatively steep decline in 
occupied office space per office-sector worker in 2003 to 237 square feet 
per employee, the average DuPage County occupied office space per 
office-sector worker was relatively stable during this period and ranged 
from 240 to 247 square feet per employee. The variations in occupied 
office space per office-sector worker over a short term are largely due to 
the time lag associated with leasing or vacating space after employment 
levels of  firms change. However, over the long term occupied office 
space per employee changes due to such factors as changes in space 
utilization and employee working habits. 

For the purposes of  estimating future occupancy, the ratio of  office 
space per employee was assumed to decline slightly at an assumed 0.3 
percent per year, resulting in an occupancy of  approximately 235 square 
feet per employee by 2025. This assumption reflects technological 
advances that are increasingly allowing workers to work remotely some 
or all of  the time, whether in satellite offices or at home, thus reducing 
the need for large, central offices and allowing firms to save on real estate 
costs to support core operations. 

Future projections for occupied office space were then calculated 
by multiplying the projection of  total DuPage County office-sector 
employment in each year by the projected occupied office space per 
employee in the county. These projections of  total occupied space were 
in turn used to calculate annual absorption. Based on this methodology, 
the average annual absorption of  office space in the DuPage County 
office market is projected to average about 538,000 per year over the next 
17 years, resulting in approximately 62.6 million square feet of  occupied 
space by 2025. 

Future Office Demand
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Year
Total Office-

Related 
Employment

Total Occupied 
Office Space* (SF)

Office Space per 
Employee         (SF/

Employee)

Annual Absorption 
(SF)

H
is

to
ri

ca
l D

at
a

2001 204,253  49,816,884 244  (253,875)
2002 199,033  49,091,581 247  (725,303)
2003 201,226  47,618,917 237  (1,472,664)
2004 204,273  49,082,992 240  1,464,075 
2005 207,003  51,000,383 246  1,917,391 
2006 211,809  52,185,325 246  1,184,942 
2007 216,250  52,385,278 242  199,953 
2008 216,057  53,423,228 247  1,037,950 

Fo
re

ca
st

 D
at

a

2009 210,656  51,665,885 245  (1,757,343)
2010 213,786  51,360,135 240  (305,750)
2011 216,963  52,771,364 243  1,411,229 
2012 220,187  53,418,090 242  646,726 
2013 223,459  54,072,742 242  654,652 
2014 226,780  54,735,416 241  662,674 
2015 230,150  55,406,212 241  670,796 
2016 233,570  56,085,228 240  679,016 
2017 237,041  56,772,566 239  687,338 
2018 240,563  57,468,328 239  695,761 
2019 244,138  58,172,616 238  704,288 
2020 247,766  58,885,536 238  712,919 
2021 251,448  59,607,192 237  721,656 
2022 255,184  60,337,692 236  730,501 
2023 258,976  61,077,145 236  739,453 
2024 262,824  61,825,661 235  748,515 
2025 266,730  62,583,349 235  757,688 

CAGR** (2001-2007) 1.0% 0.8% -0.1% N/A

CAGR  (2007-2025) 1.2% 1.0% -0.3% N/A

Average Annual Absorption 
(2001-2008) N/A N/A N/A         419,059 

Average Annual Absorption 
(2009-2025) N/A N/A N/A         538,831 

Source: Costar, REMI and S. B. Friedman & Company

*Employment projections are shown in shaded portions from 2009 through 2025. Years prior to 2008 include actual 
occupancy rates.   

**Compound Annual Growth Rate (CAGR).

Table 5.3: DuPage County Office Market: Historic Trends & Future Projections
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To assess the market position of  the Study Area for office development, 
the characteristics of  the key office submarkets within DuPage County 
were analyzed. The County contains the following two primary clusters 
of  office space:

•฀ East-West Corridor Submarket
•฀ North DuPage Submarket

New office parks and existing office parks with significant development 
activity within the last five years were profiled to determine the 
development typology and market performance of  contemporary office 
space within these submarkets.  Although a significant volume of  Class 
C office space is distributed throughout DuPage County, this analysis 
focused on profiling office parks with Class A and B office space. 
Since Class C space tends to be older and less desirable, it is less likely 
to compete with new development for the same pool of  prospective 
tenants. Additionally, only mid-rise office parks (from five to ten 
stories) were considered as they are most likely to generate the critical 
mass necessary to establish a strong office cluster that can effectively 
capture the opportunity generated by the O’Hare expansion and related 
transportation improvements. 

Figure 5.3 illustrates the location of  these submarkets and highlights the 
competitive office parks profiled in the study.

EAST-WEST CORRIDOR SUBMARKET 
The East-West Corridor Office Submarket, located along Interstate 88 
(I-88), has excellent visibility and connectivity to the larger Chicago 
Metro region. It stretches through several communities covering the 
entire width of  DuPage County. With over 37.9 million square feet of  
rentable office space, it is the largest office cluster in DuPage County. 
Development started in the 1960s with the opening of  AT&T’s offices 
following the completion of  I-88. On the far western leg, the 6,800-acre 
Fermi National Accelerator Laboratory, which opened in 1973, serves 
as a major draw for research and technology companies. Since then, 
this corridor has emerged as a high-tech office corridor with a strong 
concentration of  technology companies. A key competitive advantage 
of  this office submarket is the presence of  strong regional retail centers 
such as the Oakbrook Shopping Center and Yorktown Shopping Center, 
offering a variety of  shopping and dining options to office workers. 
Also, this area has a large population base and a highly educated and 
skilled workforce, making it an attractive business location. Newer, high-
end rental apartments have been developed in the past ten years along 
the Route 59 corridor just south of  I-88 targeting young professional 
workers. These factors in combination have created an attractive 
environment for office development.

Office Space Supply 
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The current vacancy level in the submarket of  18% is similar to the 
average vacancy level for office space in the county as a whole (17%), 
reflecting an over-supply of  office space. Following the dot-com bust 
in 2001, the submarket, with its high concentration of  technology 
companies, experienced three consecutive years of  negative absorption 
and vacancy rates of  up to 27%. Since then the corridor has seen strong 
absorption, capturing over 80% of  the total office space absorption in 
the county. However, the current economic recession will negatively 
affect the performance of  the submarket over the near term. It is likely 
that it will be several more years before the currently available office 
space within the submarket is absorbed. 

Four contemporary office developments within this corridor were 
profiled to understand the characteristics of  new office development. 
These include Cantera (Warrenville), Highland Landmark (Downers 
Grove), Esplanade at Locust Point (Downers Grove) and CityGate 
Centre (Naperville). The characteristics of  each development are 
discussed below and profiled in Figures 5.4 through 5.7.

•฀ Cantera is a large, master-planned, mixed-use development 
located at the Winfield Road interchange with I-88 on the site of  
a former 650-acre limestone quarry. The master plan includes 5 
million square feet of  office space, 1 million square feet of  high-Figure 7: CANTERA (Warrenville)

PROFILE*:

� SITE AREA (Acres): 650 (75 mid-rise office)
� FLOOR PLATE (S.F.): 2,500 – 50,000
� AVG. F.A.R. (developed area): 0.38
� AVG. RENT ($/S.F.): $15-20

� RBA (S.F.): 1,230,000
� VACANCY (4Q 2008): 3%
� TOTAL BUILDINGS: 7
� CONSTRUCTION PERIOD: 1998-2008

*mid-rise office component only

Figure 5.4: Cantera
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tech research and development space, 1 million square feet of  
retail space, and 500 multi-family residential units. Office space 
was developed in four quadrants centered at the Winfield Road 
interchange. Building typology includes low-rise (one to three 
stories in height) and mid-rise (four to ten stories in height) 
office buildings. The majority of  the parking is in surface lots and 
accounts for the relatively low Floor Area Ratio (FAR) of  0.38. 

 As of  December 2008, approximately 1.23 million square feet of  
mid-rise office space has been delivered with a current vacancy rate 
of  4%. Gross rents for the midrise office buildings average $22 
per square foot. Tenants include the headquarters of  BP America, 
Inc., International Truck & Engine, Inc., Exelon Nuclear, and the 
International Brotherhood of  Electrical Workers (IBEW) Local 
701 of  DuPage County. The retail and entertainment component 
of  the development is located at the intersection of  Winfield 
and Warrenville Roads and along the frontage of  Diehl Road. 
Tenants include a 30-screen cinema, several restaurants, general 
retail stores and two banks. Cantera also includes three hotels, two 
residential complexes, a fitness center and a day-care center. 

•฀ Highland Landmark is located in Downers Grove at the 
Highland Avenue interchange with I-88. Highland Landmark 
is a 42-acre, single-use office park developed by Opus North 

Figure 8: HIGHLAND LANDMARK (Downers Grove)

� SITE AREA (Acres): 42.0  
� AVG. FLOOR PLATE (S.F.): 33,100 
� AVG. F.A.R. (developed area): 1.0
� AVG. RENT ($/S.F.): $25.45

� TOTAL RENTABLE AREA (S.F.): 1,577,178
� VACANCY (4Q 2008): 24.3%
� TOTAL BUILDINGS: 5
� CONSTRUCTION PERIOD: 1997 - 2008

PROFILE:

Figure 5.5: Highland Landmark
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Corporation. It is planned for five office buildings, a deli, fitness 
center and a five-acre nature preserve. The Yorktown regional 
shopping mall is located directly opposite of  the site on the 
northern side of  I-88, and the Oak Brook shopping mall is located 
four miles to the east. 

 As of  December 2008, four of  the five proposed buildings have 
been delivered for a total of  approximately 1.3 million square 
feet of  rentable space. The buildings range from seven to ten 
stories in height and are all Class A. Parking is provided in four 
parking decks, each with approximately 1,000 stalls. Total FAR 
for the development is estimated at 1.0. Gross rents average $25 
per square foot. Major tenants include Microsoft, Ford Motor 
Company, The Hub Group, and Kodak. Upon completion, The 
fifth building is expected to deliver an additional 251,000 square 
feet of  office space.  

•฀ Esplanade at Locust Point is located on an 80-acre site near 
the intersection of  I-88 and I-355 and is accessed via Butterfield 
Road. This master-planned development by Hamilton Partners 
includes 2.1 million square feet of  Class A space in five mid- and 
high-rise office buildings, a 47,579–square-foot Research and 
Development center, a DoubleTree Suites Hotel, and amenities 
such as a fitness center, a day-care center, full-service restaurants, 

Figure 9: ESPLANADE at LOCUST POINT (Downers Grove)

PROFILE:

� SITE AREA (Acres): 106 (76 developed)
� FLOOR PLATE (S.F.): 20,000 – 43,000
� AVG. F.A.R. (developed area): 0.6
� OFFICE RBA (S.F.): 1,696,000

� TOTAL RBA (S.F. all land uses): 2,993,00
� AVG. RENT ($/S.F.): $20.25
� VACANCY (4Q 2008): 14%
� TOTAL OFFICE BUILDINGS:
� CONSTRUCTION PERIOD: 1980s - present

Figure 5.6:  Esplanade at Locust Point
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a deli, and a retail arcade. Many of  the buildings are connected via 
a skywalk system. 

 The development started in 1990. The earlier buildings were 
high-rises more than ten stories in height. More recent buildings 
are mid-rises ranging from five to ten stories; the newest addition 
to the development was completed in 2008. Parking is provided 
in both surface lots and parking structures. The FAR for the 
development is 0.6 and rents average approximately $20 per 
square foot. 

•฀ CityGate Centre is located at the Route 59 and I-88 interchange 
in Naperville. Calamos Real Estate is developing this 31-acre 
site as a mixed-use development in a walkable, town center 
environment. The master plan includes approximately 1.1 million 
square feet of  office space in five buildings, 150,000 square feet 
of  high-end retail space, a hotel, and a 700-seat performing arts 
theatre.  

 As of  December 2008, two of  the planned five buildings 
containing 359,000 square feet of  Class A rentable office space 
had been delivered. The first 184,000 square foot building was 
developed as a headquarters facility for Calamos Investments, the 
developers parent company.  The second facility built in 2008 was 
a multi-tenant building and is currently 34 percent leased. Office 

Figure 10: CITYGATE CENTRE (Naperville)

� SITE AREA (Acres): 31.0  
� OFFICE FLOOR PLATE (S.F.): 31,000 – 34,000
� AVG. F.A.R. (developed area): 1.1
� OFFICE RBA DELIVERED (S.F.): 395,000

� AVG. RENT ($/S.F.): $27.58
� TOTAL RBA DELIVERED (S.F. all land uses): 720,000
� VACANCY (4Q 2008): 35%
� TOTAL OFFICE BUILDINGS: 2 delivered; 5 planned
� CONSTRUCTION PERIOD: 2000 – present

PROFILE:

Figure 5.7:  CityGate Centre
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tenants include Citi Smith Barney, The Leaders Bank Group, 
Amata Corporation and Calamos. Gross rents for the multi-tenant 
office are among the highest in DuPage County, averaging nearly 
$27 per square foot. The 144-room Hotel Arista and 16,800 square 
feet of  retail have also recently opened. The developer anticipates 
several different restaurant venues from fine dining to themed 
casual dining, as well as book and furniture retailers, business 
services, and personal services such as a spa, fitness center and day 
care.  The majority of  the parking is provided in parking garages 
and is supplemented by on-street parking. Walking paths and high 
quality landscaping are well integrated throughout the site. The 
FAR for the entire developed area is estimated to be 1.1. 

NORTHERN DUPAGE SUBMARKET

The North DuPage Submarket is approximately defined by the county’s 
boundary on the north, Route 64 on the south, Illinois Route 83 on the 
east, and County Farm Road on the west. The Study Area is located in 
this submarket. At 7.2 million square feet of  office space, this submarket 
offers significantly less office space compared to the East-West Corridor. 
The average vacancy rate of  nearly 20% is slightly higher than that of  the 
East-West Corridor submarket.  

The Spring Hill and Hamilton Lakes office parks currently represent 
the primary concentrations of  low and mid-rise office space in this 
submarket. Both developments are located along I-290 in Itasca. The 
remaining office developments are smaller and scattered throughout 
this submarket and tend to be low-rise construction interspersed with 
industrial/flex space (such as the Chancellory Business Park within the 
Study Area). 

Therefore, this submarket does not have the same critical mass of  office 
development as the East-West Corridor submarket. Another challenge 
is the relative lack of  strong retail clusters with dining and shopping 
options. Additionally, the submarket has a lower population base in the 
vicinity because of  the presence of  large areas of  industrial development 
related to O’Hare Airport. While these factors have resulted in an overall 
weaker office submarket, the area will have significant new opportunities 
with the planned completion of  the O’Hare expansion and Elgin-
O’Hare Expressway. These improvements will greatly enhance the 
area’s connectivity to the regional transportation system and provide an 
opportunity for airport gateway development that could include office, 
hotels, apartments and supportive retail.

Hamilton Lakes, which is the largest development of  mid-rise office 
buildings in the submarket, is discussed below. Spring Hill contains 
mostly low-rise buildings.
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•฀ Hamilton Lakes, shown in Figure 5.8, is located two miles west 
of  the Study Area at the Thorndale Avenue interchange with I-290 
in Itasca. This master planned development was initiated in 1979 
by the Trammell Crow Company. Currently, the development is 
owned by Hamilton Partners and includes 3 million square 
feet of  office space in 15 buildings ranging from single-story 
buildings to high-rise structures, with the majority being mid-rise 
buildings. The development also includes a 408-room Westin 
Hotel, fitness centers, a day-care center, delicatessens, dry cleaners 
and a florist. While most of  the office buildings and hotels 
were built in the 1980s, new development is still occurring. The 
newest buildings were added to the office park in 1999 and 2002. 
Additionally, approximately 70 acres of  land will soon be available 
for development. The development, which has its own storm 
water and sanitary sewer system, is planned for connection to 
the Itasca sanitary and storm sewer system, which will allow for 
greater capacity. Hamilton Partners estimates that this would likely 
result in 1.8 to 2 million square feet of  new office development 
potential.  

 The current average vacancy level of  27% at the office park is 
considerably higher than that of  comparable office parks in the 
East-West Corridor submarket. This is primarily due to the recent 
loss of  large tenants including Office Max and Cypress that had 

Figure 11: HAMILTON LAKES (Itasca)

PROFILE:

� RBA (S.F.): 2,993,00
� VACANCY (4Q 2008): 27%
� TOTAL OFFICE BUILDINGS: 15 
� CONSTRUCTION PERIOD: 1979 - present

� SITE AREA (Acres): 300 (178 office)
� FLOOR PLATE (S.F.): 7,750 – 58,300
� AVG. F.A.R. (developed area): 0.9
� AVG. RENT ($/S.F.): $20.00

Figure 5.8:  Hamilton Lakes
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occupied approximately 200,000 square feet of  space. While the 
Office Max move was related to a corporate down-sizing, Cypress 
was dissolved. Major tenants include Sprint, Jewel-Osco, and Seko.

Study Area Competitive Position
Based on the review of  the office submarkets, comparable office parks, 
and demand projections it appears that the Study Area can achieve a strong 
competitive position within the DuPage County office market once the 
O’Hare Modernization Plan and related transportation improvements 
are completed. Key competitive considerations are as follows:

Infill Redevelopment Challenges: With over 500 active businesses and 
over 200 industrial, flex, warehouse and low-rise office buildings, the 
Study Area has limited vacant land available for new development. The 
comparable office parks discussed earlier ranged from approximately 30 
to 75 acres and were all developed on greenfield land. Interviews with 
office developers suggest that new office development needs at least 25 
to 30 acres of  contiguous land to create sufficient critical mass to be 
viable. Assemblage of  sufficient land in the Study Area at reasonable 
prices that make office redevelopment economically viable is likely to 
be a challenge. Strategies to address this include strong commitment to 
the Thorndale Corridor redevelopment Master Plan, City involvement 
through public-private partnerships with office developers and/or 
strategic acquisitions of  key parcels by the City or the developer. The 
implementation section of  the final plan document will address these 
strategies in greater detail.    

Office Market Presence: While the Study Area has some low-rise 
office developments, it is primarily recognized in the market place as an 
industrial-warehouse cluster serving the O’Hare Airport. However, the 
completion of  the Elgin-O’Hare Expressway and Western Access will 
create the opportunity for airport gateway development that typically 
includes offices, hotels and supportive retail. The presence of  Hamilton 
Lakes will help new office development in the Study Area by creating a 
larger office cluster and a stronger market presence. 

High Regional Vacancy/Oversupply: The analysis of the regional 
and DuPage County office markets demonstrated five to ten years of  
oversupply of  office space. Additionally, the current economic recession 
is likely to result in further job losses and increases in vacancies. The 
economic downturn and the limited credit availability are also likely to 
significantly slow down new office development in the near term. In the 
year 2014, when the gateway development opportunities start to arise for 
the Study Area with the anticipated completion of  the OMP and related 
transportation improvements, the economy is likely to be in a recovery 
mode, making new office development feasible. 



Section 5: Real Estate Market

5.24

Thorndale Corridor Master Plan

Supportive Retail: Office developments benefit from the presence of  
retail and dining venues that can be patronized by office workers. The 
Study Area currently lacks these amenities partly because of  a lower 
population base that is insufficient to support strong retail development. 
New apartment and hotel developments in the Study Area should be 
considered in the planning process to increase the population base and 
provide the “round-the-clock” customer base necessary to support new 
retail and restaurant developments. 

Lower Property Taxes: The lower commercial property taxes in DuPage 
County will make the Study Area more price-competitive than comparable 
office developments in Cook County, particularly those in Rosemont and 
Schaumburg, which are in close proximity to the Thorndale Corridor and 
airport. 

Potential Capture/Absorption
To estimate the potential capture and absorption rates of  new office 
space in Wood Dale, an analysis of  the historical capture rates of  
new development at comparable office parks in DuPage County was 
conducted. The capture rate for new development in a specific office 
park is its absorption share of  the county-wide absorption within its 
development time-frame. 

The recent absorption and capture rates of  new development at four 
of  the five comparable office parks profiled in the previous section 
are shown in Table 5.4 below. CityGate Center was excluded from the 
capture analysis because the current absorption history primarily reflects 
a single user headquarters development. Additionally, because the earliest 
Costar data goes back to 1996, the absorption analysis for the older 
office parks, Esplanade and Hamilton Lakes, was adjusted to only include 
office buildings that were completed after 1996.      

As shown in Figure 5.5, capture rates for the comparable office parks 
average approximately 8%. As previously discussed, the lower absorption 
and capture rate of  Hamilton Lakes is partly because of  the recent loss of  
two large tenants. Additionally, Hamilton Lakes does not have the same 
location advantages and agglomeration benefits of  the other office parks 
along the East-West Tollway. Because the Study Area is likely to benefit 
from the OMP and related roadway improvements, it has the potential 
to surpass the recent capture rate experienced by new development at 
Hamilton Lakes. However, in light of  the competitive considerations 
discussed earlier such as challenges associated with redevelopment, the 
current lack of  an office market presence or associated retail amenities, 
and high regional office space vacancies, it appears that the 12% to 13% 
capture rates achieved by Highland Landmark and Cantera would be very 
aggressive assumptions for the Study Area. 
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For the purposes of  the analysis, high and low capture scenarios were 
projected. Both scenarios assume that the timing of  new development in 
the Study Area will roughly coincide with the anticipated opening of  the 
Western Terminal at O’Hare, the Western Access to the terminal, and the 
development of  the Elgin-O’Hare Expressway by 2014. This timeframe 
places the Study Area in a strong competitive position to realize 
the development opportunity from these significant transportation 
improvements. Additionally, it is assumed that new office development 
at the Study Area would have comparable visibility, access and level of  
quality as the profiled parks. 

The low capture scenario assumes a starting capture rate of  5% (similar 
to The Esplanade at Locust Point) in 2014, which gradually ramps 
upwards to 8% (the average of  all parks) over the next ten years as the 
development achieves greater momentum and market identity. The high 
capture scenario assumes an initial capture rate of  9% that increases to 
12%, resulting in an overall average capture rate of  10% (approximating 
the average capture rate of  all parks without Hamilton Lakes) over a 
ten-year period. 

The application of  the assumed capture rates to the projected county-
wide absorption to estimate the average absorption pace for the 
Thorndale Corridor through 2025 is shown in Table 5.5. 

Office Park Development 
Time-Frame

Office Park Absorption (SF) DuPage County Absorption 
(SF)

Office Park 
Capture 

RatesAnnual Cumulative Annual Cumulative

Highland Landmark 1997-2008      91,287 1,004,156       729,836 8,028,196 12.5%

Cantera[1] 1998-2008 85,583 855,832       666,794 6,667,938 12.8%

Esplanade[2] 1999-2008      32,116        321,159      626,082     6,260,821 5.2%

Hamilton Lakes[2]     1999-2008  16,760 167,596      626,082      6,260,821 2.7%

Average Capture Rate All Office Parks 8.3% 

Average Capture Rate w/o Hamilton Lakes 10.2%

Source: Costar and S. B. Friedman & Company. 

[1] Includes mid-rise office development component only.

[2] Due to limitations in the availability of  historical Costar data, the capture analysis only includes absorption trends 
for new office development that occurred after 1996.  

Table 5.4: Comparable Office Development - Capture Rates/Absorption
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Year

 

Annual 
Absorption

Study Area Capture of Office Demand

Low Capture 
Rate 

High Capture 
Rate

Low 
Absorption 

(SF)

High 
Absorption 

(SF)
2001             (265,532)  
2002             (728,303)  
2003          (1,461,907)  
2004            1,394,010  
2005            1,920,356  
2006            1,211,472  
2007               355,423  
2008               788,065     
2009      (1,757,000)  
2010         (306,000)  
2011       1,411,000  
2012          647,000  
2013          655,000  
2014          663,000 5% 9%        33,000       60,000 
2015          671,000 5% 9%        35,000       62,000 
2016          679,000 6% 9%        38,000       64,000 
2017          687,000 6% 10%        40,000       67,000 
2018          696,000 6% 10%        43,000       70,000 
2019          704,000 6% 10%        46,000       72,000 
2020          713,000 7% 11%        49,000       75,000 
2021          722,000 7% 11%        52,000       78,000 
2022          731,000 8% 11%        56,000       81,000 
2023          739,000 8% 11%        59,000       84,000 
2024          749,000 8% 12%        60,000       88,000 
2025 758,000 8% 12%        61,000       91,000 

Average Annual Capture/
Absorption

6.7% 10.4%          47,000          74,000 

Office Space Demand (2014-2025) 6.7% 10.4%         572,000         890,000 

Stabilized Occupancy Level n/a n/a 95% 95%

Potential Office Space Delivery  
(2014-2025)

n/a n/a         600,000         935,000 

Source: S. B. Friedman & Company

Table 5.5: Thorndale Corridor Projected Office Development Absorption
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Based on the low and high capture rate scenarios, the average annual 
absorption of  office space in the Study Area starting from 2014 is 
estimated to range from 47,000 to 75,000 square feet. This translates 
to a total office space demand of  572,000 to 890,000 square feet by 
2025. Assuming a stabilized vacancy rate of  5%, it is estimated that 
approximately 600,000 to 935,000 square feet of  new office space can be 
delivered within the Study Area between 2014 and 2025. In addition to 
this core demand, there may be a “wild card development potential” to 
attract one or two large corporations that perceive a benefit in locating 
along the western gateway to the airport and desire a built-to-suit facility. 
Successfully attracting such a business would be an additional boost to 
the demand projections.

Potential Office Development Program
The market analysis indicates market potential for new office development 
within the Study Area. To be competitive, the new development must 
have sufficient critical mass and offer contemporary Class A space ideally 
configured in a master planned environment with supportive amenities. 
The recommended program parameters for new office development are 
discussed below:

Site Size/Building Program. Based on interviews with office developers, it 
is recommended that new office developments should be at least 25 to 30 
acres in size to have sufficient critical mass and market presence. Assuming 
four to five mid-rise buildings ranging in size from 150,000 to 200,000 square 
feet, this would result in 600,000 to 900,000 square feet of  office space, 
which is consistent with the absorption projections for the Study Area. The 
associated FARs would range from 0.55 to 0.7.  

Site Design. A well-designed, master-planned environment with attractive 
landscaping and a strong identity will be critical to the successful marketing of  
the future office park. Buildings should be sited and configured to maximize 
visibility and provide convenient access from the future reconstruction of  
Thorndale Avenue as the Elgin-O’Hare Expressway. The site should also be 
designed to create a pedestrian-friendly environment with strong connections 
between the office buildings, to a potential future transit station (near Elgin-
O’Hare Expressway and Wood Dale Road interchange) and to the new hotel 
and retail development that is likely to occur. Interviews with developers 
and a review of  comparable office parks indicate that parking should be 
provided at a rate of  4 spaces per 1,000 square feet or lower. When transit 
becomes a viable option in the future, the parking ratio could potentially 
be reduced to approximately 3.5 spaces per 1,000 square feet. The balance 
between structure parking and surface lots will be important in maintaining 
a pedestrian-friendly environment while controlling development costs to 
maintain economic feasibility. 
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Hotel market data was reviewed for the Chicago metropolitan area 
to assess the performance of  the regional hotel market and estimate 
the future market potential for hotel uses within the Study Area. The 
following section provides an analysis of  the supply and demand 
conditions of  the regional hotel market, and quantifies the estimated 
future development potential generated by the OMP and related 
transportation improvements. 

Regional Supply
According to Smith Travel Group data there are currently approximately 
108,000 rooms in 718 hotels located within the six-county Chicago region. 
Hotels typically cluster close to employment centers and airports, and 
locate on sites along highways with excellent access and visibility.  Figure 
5.9 illustrates the geographic distribution of  hotels in the Chicago region. 

The most significant clustering of  hotels is observed in Downtown 
Chicago within the Loop and along Michigan Avenue; in Schaumburg; 
along the East-West Tollway in DuPage County; and around O’Hare and 
Midway airports. These locations directly correspond with the location of  
major airports and/or major office markets.  

The highest concentration of  hotels near O’Hare is located on its eastern 
side, which currently provides the only entryway into the airport, in 
Rosemont and Des Plaines. The Study Area, located west of  O’Hare, 
currently contains two hotels – DoubleTree and Courtyard by Marriott. 
While the Study Area is currently not a major hotel cluster as it lacks 
highway visibility and direct access to O’Hare, the OMP and proposed 
transportation improvements will greatly enhance the attractiveness of  the 
area for hotel development.  

Hotel occupancy rates in the Chicago metro area rebounded to almost 
68% in 2007 after the low of  59% in 2001. Occupancy in the O’Hare 
submarket was even stronger at 74% in 2007. The hotels in the Wood 
Dale-Bloomingdale submarket (including the two hotels in the Study Area) 
also had healthy occupancy levels of  approximately 61% during 2006-
2007. The strong hotel market stimulated new hotel construction projects 
in the region. According to the Chicago Convention and Tourism Bureau, 
eight new hotels are under construction in downtown Chicago and an 
additional 16 hotels are in advanced stages of  planning. Two new hotels 
(both opening in 2009) are also under construction in the O’Hare area and 
an additional six are in the planning stages. While the current economic 
recession and the increasing hotel supply is likely to negatively impact the 
hotel market, over the longer term, demand for hotels is likely to remain 
strong in the region, particularly as air travel at O’Hare is increased as a 
part of  the OMP. 

Hotel Market
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Regional hotel demand is driven by overnight visitors travelling to 
the region for business or pleasure. Since a significant component of  
overnight visitors to the region travel by air, hotel demand for the region 
was estimated based on historical correlations between enplanements 
(passenger boardings) at O’Hare and annual hotel room demand in the 
region. Enplanement data (historical and forecast) was obtained through 
the Federal Aviation Administration (FAA) while hotel room demand 
was obtained from Smith Travel Group.  Figure 5.8 shows historical data 
and projections for O’Hare enplanements and the regional hotel room 
demand. 

Following the nationwide slowdown in air travel after 2001, enplanements 
increased from a low of  30.9 million in 2002 to an estimated 36.9 
million in 2008 at an average annual rate of  2.1%. Room demand also 
grew at an average annual rate of  1.4% in this time frame, increasing 
from 21.4 million in 2002 to an estimated 24 million in 2008. The ratio 
of  enplanements to the annual hotel room demand in the Chicago 
metropolitan area has historically ranged from 0.64 to 0.69, and averaged 
0.67. The narrow range indicates a strong correlation between the two 
variables. 

Future regional demand for hotel rooms was projected by applying the 
average ratio of  enplanements to hotel room demand between 2002 and 
2008 to FAA enplanement forecasts for O’Hare. The FAA forecasts 
assume unconstrained flight operations due to the increased capacity 
at O’Hare following the completion of  the OMP. By 2015, after the 
opening of  the Western Terminal, the FAA forecasts that enplanements 
at O’Hare will reach 45.2 million. By 2020 and 2025, enplanements 
are forecast to reach 52 million and nearly 60 million, respectively. 
The increased enplanements imply increased air travel to Chicago and, 
therefore, corresponding increases in regional hotel room demand is 
anticipated. By applying the average ratio of  0.67 to the enplanement 
forecasts, projections for room demand are generated. As shown in Table 
5.6, the regional hotel room demand is estimated to be approximately 30 
million in 2015, and is projected to increase to 35 and 40 million in 2020 
and 2025 respectively.  

Regional Demand
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Year FAA O’Hare Enplanement 
Data/Forecast

Chicago Market Annual 
Room Demand

Ratio of Room Demand and 
Enplanements

2002 30,943,392 21,386,488 0.69
2003 32,583,255 22,083,370 0.68
2004 35,485,106 22,738,407 0.64
2005 36,348,943 23,546,776 0.65
2006 36,925,673 24,804,431 0.67
2007 36,526,897 24,868,625 0.68
2008 36,902,998 23,986,949 0.65
2015 45,237,063 30,233,861 0.67
2020 52,044,645 34,783,659 0.67
2025 59,497,078 39,764,439 0.67

Source: FAA Dec. ’07 Terminal Area Forecast, Smith Travel Research and S. B. Friedman & Company

Potential Study Area Capture
To estimate the potential demand and capture rate for new hotels in Wood 
Dale as it transforms into the western gateway to O’Hare, an analysis of  
the recent demand and capture rates in Des Plaines and Rosemont was 
conducted and compared with Wood Dale. The capture rate for a hotel 
is its annual share of  the regional demand within a specified time-frame. 
Because Des Plaines and Rosemont are located along the eastern gateway 
into O’Hare, the room demand at these locations provides a benchmark 
capture potential for Wood Dale. 

Des Plaines and Rosemont, which have the highest concentration of  
hotels in the O’Hare submarket, contain six midscale and 17 upscale 
hotels, accounting for approximately 7,000 rooms. Only midscale and 
upscale hotels were considered for this analysis as these would be most 
compatible with a high-quality airport gateway development that includes 
Class A office space. 

Data from Smith Travel Research was analyzed to determine the current 
capture rates of  Des Plaines, Rosemont and Wood Dale. Total room 
numbers at each location were converted to annual supply and multiplied 
by the average occupancy rate over the past two years to estimate local 
annual room demand. Local demand was compared to overall regional 
demand in the Chicago area to arrive at a capture rate for each location. 
The assumptions of  this analysis and the resulting capture rates are 
outlined in Table 5.7.   

Table 5.6: Enplanement Forcast/Projected Demand of  Hotel Rooms
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 Des Plaines Rosemont Wood Dale

Number of  Hotels (Mid and Upscale) 6 17 2

Number of  Rooms 962 6,269 310

Annual Hotel Room Supply  (# of  Rooms x 365) 351,130 2,288,185 113,150

Average Occupancy Rate (Average of  2006 and 2007) 72% 72% 61%

Annual Hotel Room Demand (Annual Supply x Occ. Rate) 252,814 1,647,493 69,022

Regional Hotel Room Demand (Average of  2006 and 2007) 24,868,625 24,868,625 24,868,625

Demand Capture Rate by Location 1.0% 6.6% 0.3%

Source: Smith Travel Research and S. B. Friedman & Company.

Comparison of  local demand to regional demand indicates that Rosemont 
experienced the largest capture rate at 6.6% over the past two years due 
to its large cluster of  17 hotels. Des Plaines captured approximately 
1% of  the regional demand, but is likely to enhance its capture of  
regional demand as three new hotels that are currently in final planning 
stages are delivered by 2010. The Study Area’s two hotels have captured 
approximately 0.3 % of  the regional demand over the past two years. 

The development of  the new western terminal and the Elgin-O’Hare 
Expressway to create a direct access point to the airport from the west 
side will greatly increase the competitive position of  Wood Dale. Because 
of  its prime location along the proposed expressway, the Study Area will 
offer excellent visibility, as well as the convenience of  proximity and quick 
access to the airport, making it a highly desirable location for new hotel 
development. Therefore, the estimated capture rate of  Wood Dale is likely 
to increase from its current levels following the completion of  the OMP 
and Elgin-O’Hare Expressway and the subsequent establishment of  the 
office market. Even though Wood Dale is likely to see a strong increase 
in capture rate, it is not anticipated that by 2025 the City will experience 
development at a scale similar to that of  Rosemont, which has developed 
over a 50-year period and has established itself  as a major regional center 
of  commerce. Additionally, in developing new hotels the Study Area will 
face many of  the competitive challenges similar to office uses, including 
difficulties associated with infill redevelopment, competition from new 
supply in the market, and the current lack of  an established identity for 
mixed-use commercial development. 

For the purpose of  the analysis, it was assumed that the Study Area 
capture rate would initially double to 0.6% (from its initial 0.3%) after 
the completion of  the OMP and the Elgin-O’Hare Expressway and 

Table 5.7: Midscale & Upscale Hotel Analysis 2007
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then gradually increase to 1.2% (similar to Des Plaines current capture 
levels) by 2025 as it establishes itself  as a mixed-use employment center 
on the western gateway to O’Hare. These capture rates were applied to 
the future projections of  regional hotel room demand to estimate the 
potential development program for hotels within the Study Area. This 
analysis is shown in Table 5.8 below. 

 2015 2020 2025
Development 
Potential  Up 

to 2025

Regional Room Demand Forecast 30,233,861 34,783,659 39,764,439

Potential Study Area Capture Rate 0.6% 0.8% 1.0%

Potential Future Annual Room Demand 181,403 278,269 397,644

Potential Future Annual Supply @ 65% 
Occupancy 279,082 428,107 611,761

Existing/Projected Annual Supply 113,150 279,082 428,107

Net New Supportable Annual Hotel Supply 165,932 149,025 183,654

Average Size of  Hotel (rooms) 200-250 200-250 200-250

New Hotel Rooms in Wood Dale 
(rounded) 500 500 500 1,500

Supportable New Hotels in Wood Dale 
(rounded) 2 2 2 6

Source: Smith Travel Research and S. B. Friedman & Company

As shown in Table 5.8, the potential future annual room demand within 
the Study Area is estimated to increase to 180,000 in 2015 and to 400,000 
in 2025. The future demand was converted into a total supportable room 
supply by dividing by an assumed occupancy level of  65%. Existing and 
projected levels were then deducted to obtain the net new supportable 
annual hotel supply. The majority of  recently developed and planned 
midscale (such as Holiday Inn and Ramada) and upscale hotels (such as 
Radisson and Wyndham) in the suburbs have ranged in size from 200 
to 250 rooms respectively. Upper-scale and luxury hotels (such as Hyatt 
Regency, Sheraton and Peninsula) tend to be larger with 350 or more 
rooms. Because higher-end hotels within the Study Area will likely be 
attracted only after the area establishes itself, an average size range of  200 
to 250 rooms, which tends to be the size of  mid- to upscale hotels, was 
used for the analysis. Based on the average hotel size assumption and the 
supportable annual supply of  rooms, the number of  supportable hotels 
and corresponding room supply in the Study Area were estimated for the 
time period from 2015 to 2025. 

Table 5.8: Projection of  Potential Hotel Development in Study Area
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As shown in Table 5.8, the projections indicate that approximately two 
hotels can be supported by 2015 and additional two hotels in each five-
year increment between 2015 and 2025. This results in a total projection 
of  six new hotels or 1,500 rooms in the Study Area by 2025. 

Potential Hotel Development Program
The market analysis conclusions indicate that new hotels will be 
an attractive development option in the Study Area following the 
completion of  the Western Terminal and the Elgin-O’Hare Expressway. 
Key parameters for hotel development include:

•฀ New hotels in the market area should be located to have good 
visual exposure from the future Elgin-O’Hare Expressway and/or 
Wood Dale Road. 

•฀ Midscale and upscale hotels of  200 to 250 rooms tend to occupy 
2.5 to 5 acres of  land, depending on the form of  parking 
provided. 

•฀ Strong automobile and pedestrian linkages to and from future 
office and restaurant uses will be important to provide easy access 
for office workers, particularly those staying in the hotels.  
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The case study research and interviews with office developers suggest 
that supportive retail space is a key component for successful large-scale 
office developments. This section discusses the competitive position 
of  the Study Area for retail uses. Retail tenancies at comparable office 
developments have been profiled to formulate the market potential for 
supportive retail uses within the Study Area. 

Competitive Position
While office uses need adjacent restaurants and retail uses for office 
workers to have lunch and shop, the daytime population generated 
from office uses alone is typically insufficient to support retail uses. To 
survive, retail and restaurant uses need patronage from nearby residential 
population.  Because the Thorndale Avenue Corridor Study Area and 
much of  the surrounding area primarily consist of  industrial/warehouse 
uses, small commercial uses, and forest preserves, the number of  
households residing within the vicinity is relatively low. Interviews with 
developers and brokers confirmed that the current under-representation 
of  retail uses within the Study Area is primarily due to the relatively low 
population base in the surrounding area.  

Figure 5.10 on the following page illustrates the land uses within a 1.5-
mile radius from the intersection of  Wood Dale Road and Thorndale 
Avenue, which is the approximate center of  the Study Area. A 1.5-mile 
radius is a typical market area for convenience-scale neighborhood level 
retail, which is the likely format for the retail supportable in the Study 
Area.

As shown in Figure 5.10, no established retail cluster exists within 
the Study Area and less than one-third of  the land uses within the 
1.5-mile area are dedicated to residential uses. According to ESRI, a 
nationally recognized provider of  demographic data, approximately 
3,350 households currently reside in the 1.5-mile Study Area. Wood 
Dale Road also has a traffic volume of  12,800 vehicles per day, which 
is lower than the typical minimum traffic volume threshold of  20,000 
for attracting larger-scale anchor retail (such as grocery or general 
merchandise stores). 

The majority of  existing commercial/retail space in Wood Dale is 
concentrated along Irving Park Road in or near its downtown as this 
area has greater proximity to the existing base of  residents. This cluster  
contains approximately 475,000 square feet of  retail and includes a 
250,000-square foot, Target-anchored shopping center. The proximity of  
an established retail cluster south of  the Study Area and the relatively low 
population base within the Study Area and its immediate vicinity make it 
challenging to support new retail space within the Study Area based on 
current conditions.  

Retail Market
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In the future, retail within the Study Area will get additional market 
support from increased traffic generated by the expanded O’Hare Airport 
and the increased access and exposure from the planned improvement 
of  Thorndale Avenue as the Elgin-O’Hare Expressway. Future higher 
density office development will also increase daytime population in 
the area. Together these factors will likely support limited highway-
oriented retail uses and commercial tenancies that provide convenience 
products and services supportive to office workers and are less reliant on 
residential population.

The competitive position for retail uses could be enhanced further 
if  a significant component of  higher density residential uses, such as 
apartments and condominiums targeted to younger office workers, are 
included within the overall development program of  the Study Area. 
The addition of  residential uses would help create a base of  consumers  
that could provide the evening patronage that is critical for supporting 
restaurants and other retail uses. The following section discusses the 
tenant types and associated square footage of  supportable retail in the 
Study Area.

Market Potential
Comparable office agglomerations in Rosemont and Itasca were profiled 
to obtain examples of  supportive retail within the context of  an airport 
gateway and an office park. Rosemont has approximately 75,000 square 
feet of  retail space east of  I-294 within its core office, hotel and 
convention area at Higgins Road and River Road. The Hamilton Lakes 
office park in Itasca has limited retail and service uses including a florist, 
deli and a day-care.  There is also a 25,000-square foot retail center 
located at the intersection of  Wood Dale Road and Devon Avenue in 
close proximity to the office park. The retail tenancies at these sites 
were identified through InfoUSA and CoStar to provide information 
regarding the type of  retail tenancies that are typically prevalent at major 
office centers. The tenant mix at these locations generally includes 
cafes, restaurants, banks, dry cleaners, copy centers, personal and health 
services, book stores, florists and gift shops. 

Future office and hotel development in the Study Area, in conjunction 
with the existing industrial and residential base, is likely to be able to 
support similar retail tenancies as Rosemont and Hamilton Lakes at a 
highly visible and accessible location along Wood Dale Road. However, 
new retail is likely to be of  a smaller scale than the total retail supported 
at the Rosemont office cluster.   The specific tenancies and associated 
square footage that could be supported in the Study Area are shown in 
Table 5.9. 



Section 5: Real Estate Market

5.38

Thorndale Corridor Master Plan

Tenant Type Example Tenant Median Size 
(SF)

Potential 
Number of 

Tenants

Potential 
Retail Space 

(SF)

Sandwich Shop Potbelly Sandwich Works         1,400 2          2,800 
Fast-Casual Restaurant Chipotle Mexican Grill          1,500 1          1,500 
Coffee Shop Starbucks          1,600 1          1,600 
Card & Gift Shop Hallmark          4,000 1          4,000 
Florist Crown Florists          1,424 1          1,400
Laundry / Dry Cleaning Magic Touch Cleaners          2,000 1          2,000 
Copy Center / Mailing & 
Packaging Services FedEx Copy Center          1,400 1          1,400 

Hair Salon/Barber Shop Trio Salon          1,400 1          1,400 
Pharmacy/Drug Store CVS, Walgreens        12,500 1        12,500 
   Estimated Total Supportable Retail :        28,600 

Source: ULI Dollars and Cents 2008, S. B. Friedman & Company. 

While a full-service restaurant is not included in the above program, it 
may be a “wildcard” use that a future developer is able to attract on the 
strength of  future office and hotel development. Additionally, substantial 
new residential development in the Study Area (200 to 400 residential 
units) catering to young professionals would provide the evening 
population needed to support full-service restaurants and potentially a 
larger retail development. This would also assist the creation of  a mixed-
use center that allows people to work, live and shop in the same area. 

Business Park/Industrial Market
Industrial/warehouse uses, which are the predominant existing uses 
in the Study Area, were not analyzed as part of  the study. Due to the 
significance of  the planned transportation improvements, the City is 
seeking to assess the area’s potential for development that would take 
advantage of  the City’s gateway location near the Airport.  It is recognized 
that the area will redevelop over time and a significant proportion of  the 
existing industrial/warehouse uses will remain. Industrial/warehouse 
uses are likely to experience increased demand as a result of  the proposed 
transportation improvements. The Thorndale Corridor Master Plan is 
intended to facilitate the operation and retention of  the viable industrial 
uses in select areas subsequent to the new improvements.

Table 5.9: Potential Supportable Retail
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The market analysis indicates development potential for several land 
uses within the Study Area. The development potential for each use 
analyzed is synthesized into a potential development program as 
shown in Table 5.10. The summary program timeline assumes that the 
O’Hare Modernization Plan and related transportation improvements 
are completed by 2014 and that sufficient development-ready land can 
be assembled to implement the program. 

Table 5.10 also shows residential and convention uses which may have 
development potential but were not included in the scope of  this 
market study. Because the case study research conducted as part of  this 
analysis reveal that such uses are often commingled with large office 
agglomerations and/or airport gateway development they are included 
in the summary development program. Further research would need to 
be done to quantify the market potential for these uses within the Study 
Area.   

Potential Development Program

Land Use
Development Potential

2014 - 2020
Total Development Potential

Through 2025

Primary 
Uses

 

 

 

 

Multi Tenant Office

300,000 to 495,000 SF

 FAR 0.55 to 0.7

Land Area 25-30 Acres

600,000 to 935,000 SF

 FAR 0.55 to 0.7

Land Area 25-30 Acres

Built to Suit Office 
(“Wildcard”)

One Regional/National 
Headquarters Facility 

(Size and Land Area depends 
on Business)

1 to 2 Regional/National 
Headquarters Facilities 

(Size and Land Area depends 
on Business)

Hotel[1]

1,000 Rooms, approx. 4 Mid- 
and Upscale hotels @ 200-

250 Rooms per Hotel

Land Area 2.5 to 5 Acres per 
Hotel

1,500 Rooms, approx. 6 Mid- 
and Upscale hotels @ 200-

250 Rooms per Hotel

Land Area 2.5 to 5 Acres per 
Hotel

Retail/Service

 

28,000-30,000 SF 28,000-30,000 SF
1-2 Full Service Restaurants (“Wildcard”)

Potential 
Additional 
Uses

 

Residential
At least 200 Units

 Requires further study
At least 200 Units

 Requires further study

Convention Requires further study Requires further study

Source: S. B. Friedman & Company.

[1] Each Hotel could potentially include approximately 2,000 SF to 15,000 SF of  meeting space.  

Table 5.10: Development Summary Program



Section 5: Real Estate Market

5.40

Thorndale Corridor Master Plan

The development program shown in Table 5.10 is intended to serve as 
a guide for the Master Plan and development phasing.  To achieve the 
City’s goal of  creating a high-value office district, the master plan and 
ultimate development should have the following attributes:

•฀ A focus on creating a high quality mixed-use airport gateway 
development that has a sense of  place rather than just planning 
for an office park development with adjacent ancillary uses. 

•฀ Creating multiple modes of  transportation linkages to and from 
the Study Area as well as within the Study Area. In addition to 
automobile linkages, the plan should seek to integrate transit 
options with the development. This includes linkages to a 
potential future transit station along the Elgin-O’Hare Expressway 
as well as linkages to the Metra station on the Milwaukee District 
West line within the Wood Dale downtown. Pedestrian linkages 
between land uses and transit stations/stops within the Study Area 
are also necessary for establishing synergies between uses.   

•฀ Integration and organization of  land uses around well-defined 
plazas/open spaces to create a public realm that invites workers, 
hotel guests and residents to walk. Careful treatment of  surface 
parking and stormwater detention is necessary to ensure that 
they do not create an uninviting walking environment.  The 
balance between surface and structured parking and the overall 
development economics will also be critical to creating a walkable 
environment. 
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Following is a summary of  the issues affecting existing land uses and 
future development within the Thorndale Corridor:  See also Figure 
6.1. 

•฀ Several industrial buildings, particularly in the southeast quadrant, 
are older, have limited expansion room, limited parking, and 
smaller loading facilities that do not meet modern business 
needs.

•฀ Several buildings in the southeast quadrant have loading docks 
that are accessed by trucks directly from the street, which can 
create conflicts with traffic and limits frontage landscaping. 

•฀ There are limited retail and restaurant support uses within the 
Study Area for employees and visitors, and limited residential 
population to support these uses outside of  daytime hours.

•฀ Several single-family residential blocks encroach into the southeast 
quadrant north of  Foster Avenue, which affects access to the area 
for trucks and outside traffic.  This quadrant is separated by 
residential uses from Illinois Route 83, which is a major arterial 
roadway.

•฀ Community Park and Wood Dale Junior High School are located 
along Wood Dale Road, and occupy a significant stretch of  
business frontage.

•฀ Local businesses expressed concern that Thorndale Avenue and 
Wood Dale Road are currently hard to navigate.  Some traffic 
signals on Thorndale back up for several cycles, and left turning 
movements are difficult.

•฀ One option being considered for the Thorndale Avenue 
improvement, is an elevated expressway.  City officials have 
expressed concern about the visual impact of  an elevated 
structure along the Corridor, as well as local access to the area’s 
business parks.

•฀ Park District officials have expressed concern about the potential 
impact of  the Elgin O’Hare Expressway extension on the frontage 
of  the Salt Creek Golf  Club.

•฀ “Business to business” deliveries across Thorndale Avenue and 
Wood Dale Road are common, especially for the air freight 
industry.  Local roads on the north and south sides of  Thorndale, 
east of  Wood Dale Road, do not line up, which can create difficult 
traffic movement.

Constraints/Issues

Single-family residential 
encroaches into the business zone 
along Edgewood Avenue

Community Park occupies 
significant frontage on Wood 
Dale Road

The Top Golf  facility at the 
Salt Creek Golf  Club may 
be impacted by roadway 
improvements
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•฀ There are limited east/west connections across Wood Dale Road, 
which also affects traffic movement between quadrants.

•฀ Truck traffic on the local roads within the business parks can get 
heavy and will likely increase with increased airport activity. 

•฀ The Study Area lacks pedestrian connections, sidewalks, and bicycle 
facilities that encourage alternate means of  transportation.

•฀ The Thorndale Corridor lacks strong gateway or identity features 
that create a sense of  arrival to Wood Dale or that define the area 
as a special place for business. 

•฀ The Corridor’s main “four-corner” intersection of  Thorndale 
Avenue and Wood Dale Road contains two gas stations, which are 
not attractive gateways into the area.

•฀ Some roads, especially in the southeast quadrant, have overhead 
utility lines and limited landscaping.

•฀ Exposed storage areas and truck parking are visible along the 
Corridor.

•฀ Wayfinding to and through the area can be difficult as identity and 
directional signage is lacking. 

•฀ The City’s zoning requirements will need to be changed to 
accommodate denser, mixed-use, and transit oriented development 
related to the airport expansion and improved area access.

•฀ The lack of  a master plan and clear land use strategy has affected 
decision making by area businesses and developers.

Storage areas, loading docks, 
and truck parking are exposed 
in some areas

Pedestrian connections, 
sidewalks, and bicycle facilities 
are missing in many locations
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Following is a summary of  the opportunities affecting existing land uses and 
future development within the Thorndale Corridor:  See also Figure 6.1. 

•฀ The O’Hare Modernization Plan will bring significant activity and 
jobs to the area creating opportunities for a large, master planned 
business district.

•฀ IDOT is developing plans for major transportation improvements 
in the area, including improved access and connections from 
expressways to O’Hare Airport.

•฀ Thorndale Avenue will be improved to an expressway profile with 
full interchanges at Wood Dale Road and Illinois Route 83.

•฀ The new expressway through Wood Dale will be approximately 
2 miles long, providing direct access and high visibility to the 
community and corridor.

•฀ Right-of-way has been preserved for the Corridor roadway 
improvements, resulting in less disruption to existing businesses 
and increased roadway improvement potential.

•฀ Initial planning for the new roadway will consider the long-range 
potential for transit service in the center of  the right-of-way.

•฀ Airport restrictions for building height would allow 14 to 25 story 
buildings between Route 83 and Wood Dale Road.

•฀ Overall, the Thorndale Corridor is in good physical condition, 
with newer business park developments in the northwest and 
southwest quadrants of  the Corridor.

•฀ There are several active and interested property owners in the 
Corridor who would like to work with the City to facilitate area 
planning and development.

•฀ Village Staff  indicated there may be interest in expanding Franzen 
Grove Park to create a regional park facility with the ability to host 
tournaments, which would create additional demand for hotels 
and retail.

•฀ Initial development ideas suggested by local businesses for 
consideration in the Thorndale Corridor Plan include:
฀ Service industries, especially cargo and freight business 

connected with the Airport’s South Cargo area.
฀ Restaurants and banquet facilities as it was noted that there 

are not enough places to entertain business clients and few 
banquet halls. 

฀ Office buildings and hotels.
฀ Support retail uses.

The Study Area is in good 
physical condition

Opportunities to work with the 
Park District to create regional 
facilities may draw additional 
user groups

The necessary right-of-way along 
Thorndale is already preserved

Opportunities/Strengths
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Several development or redevelopment opportunities have been 
identified throughout the Corridor Study Area. These sites or blocks 
were identified based on sub-optimal land uses, vacant or deteriorating 
buildings, underutilized sites, key corner locations, and/or potential to 
consolidate small parcels of  land to create larger sites.

•฀ The entire Klefstad Business Park in the Study Area’s southeast 
quadrant should be considered as a major development opportunity. 
As noted, buildings in this location are older and smaller in 
comparison to the other quadrants, and many have loading 
facilities that access directly out onto the street.  While, most of  
the buildings appeared occupied, they are not considered modern 
industrial buildings.  

 This quadrant represents the best opportunity to create a 
master planned mixed-use development that could incorporate 
office, hotel, and commercial uses with transit connections and 
facilities.

•฀ The HSBC campus at the southwest corner of  Mittel Drive and 
Wood Dale Road is another development opportunity.  This 
campus is one story and occupies a key corner and frontage 
on Wood Dale Road. Redevelopment with more intensive uses 
should be considered.

•฀ Other properties fronting on Wood Dale Road close to the 
Thorndale intersection may be candidates for redevelopment due 
to their close proximity to the planned expressway interchange. A 
large vacant site (5.4 acres) is located at the southeast corner of  
the intersection.  The large Osco warehouse (18.8 acres) may also 
be a candidate for development due to its location near the future 
interchange.

•฀ The older, one-story building at the northeast corner of  Lewis 
Street and Mittel Drive is currently vacant. The occupied building 
north of  it at the southeast corner of  Mittel and Devon Avenue is 
also an older structure. In addition, the building at the southwest 
corner of  Devon Avenue and Michael Street is much smaller in 
comparison to the rest of  the business park. Consolidation of  
these properties into a single development opportunity should be 
considered along the frontage of  Devon Avenue, which is a major 
arterial road serving the area.

Redevelopment Opportunities
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Thorndale Avenue is a key arterial roadway within the City of  Wood Dale 
and DuPage County. Today it serves a large number of  area businesses 
and residents. In the future it will be transformed into a new expressway 
link for the Elgin-O’Hare Expressway, which will be the main access 
route to the new Western Terminal planned for O’Hare International 
Airport.  

These major transportation improvements will fundamentally change 
the land use character and economic position of  the 407-acre Thorndale 
Corridor and the City of  Wood Dale. As noted earlier in this report, by 
2025 the area has potential for up to 935,000 square feet of  new office 
space, 1,500 new hotel rooms, and 30,000 square feet of  support retail 
and restaurants, as well as condominiums and apartments.

The Thorndale Corridor Master Plan provides a vision of  how Wood 
Dale can grow and develop as the Expressway is extended through the 
Corridor, transit service is possibly added within its right-of-way, and the 
Airport’s new Western Terminal is opened. This future vision, which is 
summarized below, is based on the City’s desire to improve its quality of  
life by taking advantage of  the area’s potential and planning ahead of  the 
transportation initiatives currently being programmed. Also see Figure 
7.1: Corridor Master Plan.  

In the next 20 years, the Thorndale Corridor is envisioned to be a thriving, 
first class corporate environment, directly linked to an international airport and 
regional transit service. By redeveloping an obsolete business park into this new 
environment, the City will capitalize on the Corridor’s strategic location and 
attract a vibrant, dense mix of  business uses. This one-of-a-kind “Corporate 
Main Street” would offer companies the following amenities:

•฀ Direct access to an International Airport (5 minutes).
•฀ Adjacent to an expressway with direct access to 2 interchanges.
•฀ Highly visible buildings along 1.5 miles of  expressway frontage. 
•฀ Potential for 16 key corner locations.
•฀ Within 1.5 miles of  Downtown Wood Dale’s train station.
•฀ Close walking distance to potential new transit center/service along the 

expressway.
•฀ Front door access to potential bus or bus rapid transit service.
•฀ Close walking distance to other businesses and hotels.
•฀ Close walking distance to restaurants, shops, and apartments/condos.
•฀ Close walking distance to a Regional Recreation Complex.
•฀ Extensive landscaping and coordinated signage and lighting.
•฀ A shared stormwater management system.
•฀ A distinct corporate identity.
•฀ A cutting edge, sustainable, mixed-use corporate development.

Corridor Future
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A “Corporate Main Street” concept will be the new development’s 
foundation. Clustering synergistic business uses and amenities together along an 
attractive pedestrian oriented streetscape will allow corporate employees, business 
visitors, and local residents to walk to meetings, conferences, transit stations, 
plazas, restaurants, hotels, shops, and even their homes.

The Master Plan includes several new office buildings and hotels along Main 
Street and Wood Dale Road. With 2,200 rooms and convenient access to the 
planned O’Hare Airport Western Terminal, the hotels will serve business visitors 
to the office buildings, Airport travelers, and visitors attending tournaments at the 
Regional Recreation Center. 

A Modern Business Park south of  the Corporate Main Street will provide 
opportunities for businesses that need larger facilities, especially those that serve 
O’Hare’s Airport extensive cargo operations. A “technology showroom” theme 
will attract international businesses that want to be near the Airport to show their 
products to the Midwest and U.S. markets. 

A Regional Recreation Complex, with extensive indoor facilities and 
outdoor sport fields, will be the south anchor of  the new development. This 
facility, which will be an expansion of  existing Wood Dale parks, will further 
serve area residents and provide recreation and fitness opportunities for corporate 
employees. It will also become a regional attraction for youth and adult sports 
leagues that use the facilities/fields for tournaments, while patronizing area hotels 
and restaurants.

An efficient Multi-Modal Transportation Network that provides for the 
safe and easy movement of  motorists, commuters, pedestrians, and bicyclists will 
serve the overall development. A potential Wood Dale transit station and transit 
service within the Elgin-O’Hare Expressway and possible bus rapid transit line 
down the middle of  the new Main Street will serve as a central hub, providing 
efficient, sustainable transportation to/from the Airport as well as DuPage and 
Cook Counties.

A Shared Stormwater System with natural plantings will more efficiently 
manage the development’s stormwater runoff, reduce land area needed for 
retention/detention functions, and reduce development costs. The system will also 
add more green space to the area and provide opportunities for walking trails and 
landscape buffers.

To keep this future vision moving forward in the coming years, the City 
intends to continue to foster awareness among business owners, property 
owners, and developers of  the Master Plan’s significant development 
potential and the need to efficiently manage area growth so that services 
and infrastructure are economically provided. 

The City will also continue to promote and facilitate high quality 
building, site, and public space design, as well as sustainable development 
principals that emphasize energy and water conservation, healthy 
buildings, and resource reuse.
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Figure 7.2: Corporate Main Street and Business Park looking southeast

Figure 7.3: Corporate Main Street and Business Park looking northwest



Section 7: Corridor Plan

7.6

Thorndale Corridor Master Plan

Figure 7.4: View east along corporate Main Street from Wood Dale RoadFigure 7.4: View east along corporate Main Street from Wood Dale Road

Figure 7.5: Corporate Main Street concept showing mixed-use, pedestrian oriented streetscapeFigure 7.5: Corporate Main Street concept showing mixed-use, pedestrian oriented streetscape
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Figure 7.6: Realigned Lively Boulevard south of  the expressway extension

Figure 7.7: Elgin O’Hare Expressway over realigned Lively Boulevard looking southFigure 7.7: Elgin O’Hare Expressway over realigned Lively Boulevard looking south
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A thriving business district with a unique Corporate Main Street, 
modern Business Park, and Regional Recreation Complex that serve 
the needs of area residents, business owners, employees, and visitors. 

OBJECTIVES

•฀ Establish the Corridor Master Plan as a key economic development initiative 
of  the City of  Wood Dale, DuPage County, and Chicago region.

•฀ Increase the Corridor’s recognition as a desirable place to develop and conduct 
business. 

•฀ Set the stage for a high quality development with a real “sense of  place”.
•฀ Create a new mixed-use model for corporate facility development that is 

pedestrian and transit oriented. 
•฀ Create a distinct identity and brand for the new corporate environment.
•฀ Create open spaces along and near the Corporate Main Street that serve as 

public gathering places and contribute to the area’s identity as a special place 
for business.

STRATEGIES

•฀ Change the City’s zoning ordinance to match the land uses and mixed-use 
corporate development defined in the Corridor Master Plan.

•฀ Consider a form-based approach to zoning with design guidelines that clearly 
defines the desired development quality for the Corridor as well as reduces 
City’s development review time.

•฀ Craft design guidelines that address sustainable building, parking, site, and Craft design guidelines that address sustainable building, parking, site, and 
open space design, and establish a distinct green character at City gateways 
and along the Expressway and area roads. 

•฀ Prepare a marketing plan that brands and promotes the Master Plan.
•฀ Prepare a developer recruitment strategy.
•฀ Meet regularly with Corridor business and property owners to review 

expansion and relocation needs, development opportunities, potential property 
consolidation/packaging, and status of  transportation projects. 

Goals/ObjectivesGoals/ObjectivesGoals/Objectives
Development Context: Goal
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A safe and efficient transportation network and utility system that 
maximizes access between the airport and area road network, and 
provides efficient stormwater management and sewer, water, and 
power services.

OBJECTIVES

•฀ Establish new road/utility links based on the Master Plan and Phasing 
Strategy.

•฀ Establish the Main Street as the development’s new east/west collector street 
and gateway.

•฀ Realign Lively Boulevard as the development’s north/south collector street and Realign Lively Boulevard as the development’s north/south collector street and 
gateway.

•฀ Extend Mittel Drive as a collector street for the Business Park and Recreation 
Complex.

•฀ Facilitate access to the area with a comprehensive wayfinding and signage 
system.

•฀ Establish a shared stormwater management system.
•฀ Upgrade utilities where needed to accommodate the phased development of  the 

Corridor.

STRATEGIES

•฀ Continue on-going coordination of  land use and transportation planning with 
county, regional, and state agencies.

•฀ Utilize access management strategies, such as limiting curb cuts and creating 
shared access drives, to improve traffic flow and safety along roadways.

•฀ Consider the feasibility of  a full intersection at Route 83 and the new Main 
Street based on IDOT’s final placement of  the Expressway.

•฀ Complete the current feasibility study of  the City’s sanitary sewer plant/
system capacity incorporating the Corridor Master Plan’s new land uses and system capacity incorporating the Corridor Master Plan’s new land uses and 
building densities.

•฀ Conduct a design/engineering study of  the City’s water system regarding 
pressure and distribution based on the new Master Plan.

•฀ Conduct a design/engineering study of  the shared stormwater management 
system based on the Plan.

•฀ Update the City’s capital improvement program based on the short-term and Update the City’s capital improvement program based on the short-term and 
long-range needs of  the Corridor Master Plan.

•฀ Identify and incorporate transit use, bicycle use, and shared parking wherever Identify and incorporate transit use, bicycle use, and shared parking wherever 
feasible.

•฀ Identify and pursue funding sources for infrastructure improvements.
•฀ Consider financing tools like Tax Increment Financing to facilitate 

infrastructure improvements and property consolidation.

Infrastructure: Goal
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A first class corporate environment that enhances the City’s economy 
with a wide range of business and business support uses.

OBJECTIVES

•฀ Put the Wood Dale Corporate Main Street “on the map” as a top location 
for corporations seeking modern office facilities.

•฀ Enhance Wood Dale’s extensive airport oriented business park by adding 
new efficient, sustainable facilities for warehouse/distribution, “flex-tech 
operations,” research and development, light industrial, product showrooms, 
and support services. 

•฀ Develop uses and amenities along and near Main Street that support 
businesses and reduce the need to use cars, including hotels, restaurants, shops, 
recreation/fitness facilities, and plazas.

•฀ Also encourage infill multi-family housing along Main Street to provide 
“walk to work” opportunities for local employees and to further reduce area 
traffic.

•฀ Prohibit big box retail, drive up or drive through retail, auto oriented stores/
services, gas stations, and industrial uses along or near Main Street.

STRATEGIES

•฀ Change the Corridor’s zoning requirements and prepare design guidelines that 
allow a denser mix of  uses, including business support uses and housing.

•฀ Recruit office developments for 16 key corner locations along or near Main 
Street.

•฀ Recruit middle and upper priced hotels for 11 potential locations along or near Recruit middle and upper priced hotels for 11 potential locations along or near 
Main Street.

•฀ As the area redevelops, recruit restaurants and commercial uses for infill sites 
between the office buildings and hotels.

•฀ Encourage high quality, well-designed housing products, such as condominiums, 
apartments, rowhouses, and townhouses in strategic infill locations.

•฀ Consider affordable workforce housing, possibly through programs with local Consider affordable workforce housing, possibly through programs with local 
employers.

Land Use: Goal
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A recreation complex that expands Community and Franzen Grove 
Parks with new sports fields and indoor facilities, additional open 
space, and trails that provides a range of recreation and fitness 
opportunities.

OBJECTIVES

•฀ Provide recreation/fitness facilities that are an amenity for area businesses as 
well as residents. 

•฀ Establish a regional recreation complex that can host large sports tournaments, 
creating weekend demand for hotels and restaurants. 

•฀ Preserve and enhance the Corridor’s existing natural resources and open 
spaces.

STRATEGIES

•฀ Work closely with the Park District to further assess the Regional Recreation 
Complex concept and potential for a regional facility for sports tournaments.

•฀ Pursue public/private partnerships to attract an indoor recreation/sports 
complex to the area.

•฀ Pursue funding sources for the purchase of  properties and expansion of  the 
parks.

•฀ As the area develops, establish an interconnected trail that links the expanded As the area develops, establish an interconnected trail that links the expanded 
park space, Junior High School, Recreation Complex, Corporate Main 
Street, stormwater system, and regional bike trails.

Recreation/Open Space: Goal
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CORPORATE MAIN 
STREET USES: 

Allowed

• Corporate/Professional 
Office

• Hotels
• Restaurants
• Retail 
• Multi-Family Residential 
• Open Space 

Prohibited 

• Industrial
• Low Density Residential
• Auto Oriented 

Commercial/Service
• Drive Up/ Through 

Commercial
• Big Box Retail 
• Medical/Institutional

The Thorndale Corridor Master Plan delineates conceptual building massing, 
parking layouts, and site design to illustrate how the area could be developed 
in a comprehensive, coordinated manner.  Actual building locations, heights, 
and densities, as well as landscaping and parking layouts will vary as property 
owners, business owners, and developers generate more detailed site plans.

The following is a more specific discussion of  the development components 
delineated in the Master Plan.  

Corporate “Main Street”
The Corporate Main Street is designed as a highly visible and accessible 
environment for corporate and professional offices, hotels, restaurants, small 
retail shops, and multi-family housing. It is located along the planned Elgin-
O’Hare Expressway extension.  

Redevelopment of  the overall area is focused on the new Main Street, which 
is parallel to the expressway frontage. This one-mile street would connect 
directly to Wood Dale Road on the west and Illinois Route 83 (Busse Road) 
on the east.  The Master Plan shows Lively Boulevard realigned to create a 
central gateway into the development at the mid-point of  Main Street. See 
Figure 7.8: Corporate Main Street Concept.

A transit hub is placed between Wood Dale Road and Lively Boulevard to 
link potential transit service within the center of  the Expressway directly 
to Main Street. Its close proximity to the planned road and Airport 
improvements, as well as to the Corporate Main Street will allow it to serve 
multiple “customers”:

•฀ Employees from surrounding business parks and the new Business 
Park

•฀ Visitors traveling to/from the Airport on the Expressway and 
transit lines

•฀ Area residents
•฀ Employees the new offices
•฀ Business visitors in the new hotels. 

Master Plan ComponentsMaster Plan ComponentsMaster Plan Components

Figure 7.8: Corporate Main Street Concept
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New buildings are placed along Main Street in a “street wall” with a 
minimum sidewalk/streetscape width of  15 feet to facilitate walking 
between uses, buildings, plazas, and transit. An internal loop street 
system is used north and south of  Main Street to provide direct access 
into each block and parking zone. 

The eastern end of  the Main Street would ideally terminate with full 
access at Illinois Route 83, depending on the design of  the Expressway 
extension and its interchanges. This key eastern corner of  Main Street 
at Illinois Route 83 could accommodate a highly visible landmark focal 
building such as a corporate headquarters.  

Parking is provided for all Main Street uses and transit facilities in small 
surface lots for short-term parking and shared two to three-story decks 
for long-term parking. The decks are placed away from Main Street along 
the Expressway right-of-way and screened from view with berms and 
attractive landscaping. The parking decks are sized for standard parking 
ratios for office, hotel, restaurant, and retail uses, and for commuter 
parking near the potential transit center (250 extra spaces). As transit is 
added to the area, the standard parking ratios will be reassessed by the 
City to determine where they can be lowered based on future transit level 
of  service in the area.  

The transit facilities are envisioned to be integrated into the overall development with connections to structured 
parking and easy access to office, hotel, retail, and residential uses.

Corner office building and 
parking structure concept

Corner hotel and parking 
structure concept
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As noted earlier, the Main Street concept includes a residential component 
to add vitality to the district and provide “walk to work” housing options 
for employees of  nearby businesses. Condominium buildings and mixed-
use buildings with apartments above first floor retail would be located 
between corporate “corners” within walking distance of  jobs and transit. 
Residents living along the street would increase transit ridership and 
pedestrian activity throughout the day and on weekends, making the area 
a more inviting place to do business, shop, and dine. 

Mixed-use cluster concept

Comparable condominiums (top), mixed-use (center and lower left), and office (lower right)
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DEVELOPMENT DENSITY

The Corporate Main Street concept covers approximately 124 acres and 
can accommodate approximately 2,877,000 square feet of  building space 
over a 25 to 30 year period. This total density includes 1,731,000 square 
feet of  office space, 86,000 square feet of  commercial infill development, 
7 hotels, several mixed-use buildings with apartments above retail, 
and several condominium buildings.  Overall, the Plan accommodates 
approximately 415 units of  housing.

Commercial space is envisioned as small-scale convenience service/retail 
shops and a range of  restaurants catering to office workers, hotel guests, 
and transit users along a pedestrian-friendly streetscape.

Key corners are shown with office buildings and hotels that have heights 
of  5 to 8 stories. Taller buildings ranging from 14 stories at Route 83 to 
25 stories at Wood Dale Road can also be built along Main Street. Taller 
structures must also use shared parking decks that are placed away from 
the street, and designed and buffered to blend in with the design identity 
of  the district and its buildings.

Mixed-use corporate 
development

Mixed-use development centered on a Main Street with transit

Comparable hotel
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Similar to Wood Dale’s business parks located west of  Wood Dale Road, 
the new Business Park envisioned south of  the Corporate Main Street 
will be a modern, more sustainable environment for businesses needing 
larger facilities. It is designed with a grid system of  streets and large, 
efficient blocks. Its blocks can accommodate a range of  building sizes 
with off-street parking. See Figure 7.9: Business Park Concept.

East of  Wood Dale Road, Mittel Drive is extended into the Business Park 
to serve as its primary gateway and to route truck traffic away from the 
Corporate Main Street. Mittel Drive connects with the realigned Lively 
Boulevard and Central Avenue to provide an additional connection to the 
Elgin-O’Hare Expressway.

The new Business Park will have an attractive, green appearance with 
common setbacks, parkway landscaping, and screening of  loading/
service areas. New buildings will be clustered to share service drives 
and loading/service areas where possible. Such areas will be centered 
within blocks away from streets to reduce visibility and truck turning 
movements, and maximize buildable land area.  

The Business Park will also include the overall development’s shared 
stormwater detention system. The linear detention areas delineated in the 
Plan will also provide open space and buffers between uses.

DEVELOPMENT DENSITY

The Business Park covers approximately 160 acres and conceptually has 
a floor-area ratio of  0.38, which is consistent with nearby business parks, 
including the Chancellory and Forest Creek Parks. The Master Plan 
accommodates approximately 1.9 million square feet of  building space 
within the new business park. Approximately 3.9 million square feet 
of  existing industrial building space was removed for the area’s overall 
development, including the Corporate Main Street, Business Park, and 
Recreation Center. Most of  these industrial facilities, as noted in the State 
of  the Corridor section of  this report, are older, less efficient buildings 
that have limited ceiling heights, parking, and expansion room, and have 
loading docks that must be accessed directly from streets. 

Business Park

BUSINESS PARK USES: 

Allowed

• Light Industrial 
• “Flex-tech Operations” 
• Assembly 
• Research and Development
• Warehouse/Distribution
• Limited Office
• Product Showrooms

Prohibited 

• Corporate Office
• Commercial 
• Restaurants
• Hotels
• Heavy Industrial
• Medical/Institutional

Comparable modern business park buildings and layouts
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Figure 7.9: Business Park Concept
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The Master Plan envisions a major recreation facility that can serve local 
businesses and residents, as well as host regional sports tournaments 
that will draw people to the area on weekends, helping create activity 
and business for restaurants and hotels. During the week, the complex’s 
close proximity to Corporate Main Street can make it a draw for office 
workers. 

Extending Mittel Drive east of  Wood Dale Road through the new 
Business Park will require relocation of  four existing baseball fields in 
Community Park. Relocating these fields provides an opportunity to 
expand the park to the east with replacement and new fields, and to 
create a site for a new 120,000 square foot indoor recreation center. The 
overall complex would be directly linked via trails to the Park District’s 
existing facility and Wood Dale Junior High School located along Wood 
Dale Road. See Figure 7.10: Regional Recreation Complex Concept.

Recreation Complex 

Figure 7.10: Regional Recreation Complex Concept
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There are several alternate or long-range components of  the Thorndale 
Corridor Master Plan that have been considered to create additional 
development options in the future.

ROUTE 83 INTERSECTION

The Master Plan depicts a full or partial intersection of  the new Main 
Street at Illinois Route 83. This intersection would create an access 
point for traffic accessing the new Corridor development from the east, 
especially for commercial vehicles barred from using Foster Avenue 
to the south because of  weight restrictions. Currently a light industrial 
building is located at this corner with a right in/out driveway. This limited 
access driveway will need to be maintained if  this business continues to 
remain active.

The final design of  the Expressway extension and its frontage roads 
and interchanges will determine whether a full or partial (right in/out) 
intersection could be established at Main Street and Illinois Route 83 
if  the existing business site is redeveloped. Because the final alignment 
is still under consideration by IDOT, three alternatives are shown to 
demonstrate how the potential alignment might work. 

The first option depicts the existing condition noted above, which is a 
private access driveway serving the existing industrial building located 
at the southwest corner of  Illinois Route 83 and Thorndale Road.  See 
Figure 7.11: Route 83 Existing Corporate Use/Driveway.

Long-Range Options

Figure 7.11: Route 83 - Existing Corporate Use/Driveway
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The second option is shown in the Corridor Master Plan whereby 
Main Street meets Illinois Route 83 in a right-in/right-out intersection.  
This would allow limited access to the new development zone with left 
turns would be prohibited. See Figure 7.12: Route 83 - Potential Partial 
Intersection.

The third option of  a full intersection is the preferred solution. This 
would allow northbound Illinois Route 83 traffic to make left-turns 
onto Corporate Main Street, as well as left turns from Main Street onto 
Illinois Route 83. Additional spacing would be needed between the 
new Expressway frontage road and new Main Street intersection. To 
accomplish this alignment it may be necessary to acquire some residential 
properties to the south of  the existing business. See Figure 7.13: Route 
83 - Potential Full Intersection.

Figure 7.12: Route 83 - Potential Partial IntersectionFigure 7.12: Route 83 - Potential Partial Intersection

Figure 7.13 Full Route 83 Intersection
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The 22 acre HSBC site at the southwest 
corner of  Wood Dale Road and 
Mittel Drive currently has 4 one-story 
buildings that provide office space for 
the company. HSBC may continue to 
occupy the site in the future, but due 
to its size and high visibility along 
Wood Dale Road, additional options 
were considered.  

One option, as shown in the Corridor 
Master Plan, is a higher density 
office complex, with fewer and taller 
buildings. An alternative concept 
shows the potential to introduce 
rowhomes or townhomes into the 
area near job and transportation 
opportunities, as well as across the 
road from the school and park. See 
Figure 7.14: HSBC Site Option.

The work-force housing options 
delineated in the Master Plan include 
condominiums and apartments in 
buildings along the Corporate Main 
Street near office buildings and transit 
lines. The HSBC site offers enough 
size and depth under one owner that it 
would be suited to provide rowhomes 
as an alternate housing product for 
the area.  

Main access for a residential 
development would be at Mittel 
Drive, with potential right-in/right-
out access directly onto Wood Dale 
Road. The west side of  the property 
would need  to be buffered/screened 
from the light industrial uses to the 
west.  The concept shows 168 units 
on the site.

Figure 7.14: HSBC Site Option

HSBC SITE 
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The western gateway of  the Corporate Main Street is planned at its 
intersection with Wood Dale Road. A small connector street west of  Wood 
Dale Road through an existing right-of-way would create a direct link from 
the new Main Street to AEC Drive and Hansen Court to the west.

It is the intent of  the Master Plan to establish Main Street between Wood 
Dale Road and Illinois Route 83 to take full advantage of  the future 
Expressway interchanges and frontages, potential central gateway at 
Lively Boulevard, and possibility of  transit service within the Expressway.  
Development efforts will be focused there to create the mixed-use business 
synergy envisioned with the Corporate Main Street concept.

If  there is long-term demand for additional office and hotel development 
after this core district is established, an option for the City would be to 
extend the Main Street concept west of  Wood Dale to AEC Drive. The 
newly created parcels along the Main Street extension would continue 
the denser streetscape pattern of  office, hotel, restaurant and retail uses 
along the street with parking facilities in the rear.  This option would 
create a “four-corner” office/hotel intersection at Wood Dale Road near 
the interchange. See Figure 7.15: Corporate Main Street - West Extension 
Option.

Figure 7.15: Corporate Main Street - West Extension Option

MAIN STREET EXTENSION
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The Corporate Main Street concept is envisioned as a boulevard with a 
more formal landscape design that includes:

•฀ A center median with transit stops. 

•฀ Small plazas and two large central greens. 

•฀ Wide sidewalks with street trees, benches, planters, and outdoor 
cafes. 

•฀ Public art and water features.

•฀ Wide parkways and gateways along Wood Dale Road, Lively 
Boulevard, and Illinois Route 83.

The Business Park Concept envisions common setbacks around each 
block with landscaping and street trees that screen parking and loading/
service areas.

Design concepts were generated to further illustrate the physical 
potential of  the Corridor as a master planned, well-designed business 
place. Figures 7.16 to 7.18 provide initial guidelines for the mixed-use 
development clusters placed along Main Street, indicating conceptual 
alignment of  the new street and internal loop streets, as well as land use, 
building, and parking zones.  

Design Intent
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Figure 7.16: Corporate Main Street Corner Blocks - Preliminary Guidelines
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Figure 7.17: Corporate Main Street Mid Blocks -  Preliminary Guidelines



Section 7: Corridor Plan

7.26

Thorndale Corridor Master Plan

Figure 7.18: New Business Park - Preliminary Guidelines
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Distinct identity gateway and directional signage for the overall 
development is considered key for establishing a high quality, highly 
recognizable corporate environment.

Figures 7.19 to 7.21 illustrate potential concepts for identity signage that 
could be considered for highly visible gateways and corners, including a 
new central entrance at Lively Boulevard.  

Figure 7.19: Corporate Main Street - Gateway/Identity Signage Concept A

Figure 7.20: Corporate Main Street - Gateway/Identity Signage Concept B

PRELIMINARY IDENTITY SIGNAGE
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Figure 7.21: Corporate Main Street - Gateway/Identity Signage Concept CFigure 7.21: Corporate Main Street - Gateway/Identity Signage Concept C
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A new road network is defined in the Corridor Plan for the Southeast 
Quadrant of  Thorndale Road and Wood Dale Road to better serve 
the significant change in land use anticipated for the area. See Figure 
7.22: Master Plan Road Network. The new network establishes a more 
efficient grid system that will facilitate traffic movement to/from the 
new expressway and future transit stations, as well as accommodate the 
planned uses and increased densities.  

This network will also improve circulation and connectivity for the 
Southwest and Northwest Quadrants, which contain Wood Dale’s more 
modern business parks. The Plan also consolidates access points along 
the Expressway frontage road system from five locations to two between 
Wood Dale Road and Route 83.

Specific improvements to the roadway network include:

New Main Street
Main Street is intended to be a super collector and spine road that would 
orient future development toward the new interchanges, a possible 
transit station in the expressway right-of-way, and potential bus rapid 
transit along Main Street. It would be a new east-west road connecting 
Wood Dale Road and Route 83, providing direct access to the office, 
hotel, retail, and residential uses. This new roadway would be a wide 
boulevard with dedicated bus lanes adjacent to designated stops within 
an 18-foot median. The street would accommodate two shared lanes in 
each direction. This street could be modeled as a “Complete Street” that 
accommodates pedestrians, bicyclists, transit service, and vehicles. 

Buildings would be placed along this boulevard with front door access for 
pedestrians and transit commuters. This road could also create important 
connections for DuPage County’s planned bus rapid transit system.

Mittel Drive Extension
The Plan extends Mittel Drive to the east as a new 36-foot wide roadway 
lined up with existing Mittel Drive to provide improved connectivity 
across Wood Dale Road. The roadway would accommodate one through 
lane in each direction with a 12-foot center left turn lane. Mittel Drive 
would provide the main access to the new Business Park and Recreational 
Complex.

Lively Boulevard/Central Avenue
In IDOT’s Elgin-O’Hare Expressway Extension Tier One Study, a new 
connection is established between North Lively Boulevard and South 
Lively Boulevard. The Master Plan takes this alignment one step further 
by lining up South Lively Boulevard and Central Avenue to North Lively 

Road Network



Section 7: Corridor Plan

7.30

Thorndale Corridor Master Plan

Boulevard. This would eliminate the inefficient skewed alignment of  
Central Avenue and Lively Boulevard within the development zone, as 
well as under the expressway and at the planned frontage roads. 

The realigned Lively Boulevard would become the central access point 
and gateway into the overall development with a 48-foot roadway that 
provides two lanes in each direction. Alternatively, this section could 
accommodate one through lane in each direction with bike lanes and a 
center left turn lane.

Straightening the Lively alignment and extending it to the future east/
west Main Street would help “set the stage” for future development 
of  the area. It could also possibly reduce the cost of  the expressway 
construction, as the Lively underpass would be built perpendicular to the 
expressway creating a shorter overpass with less structure needed.

There are additional local and connector streets shown within the 
proposed roadway network for the development concept that define 
efficient and large development blocks. All streets would be designed to 
accommodate a WB-65 semi-truck vehicle.

Figure 7.22: Master Plan Road Network



7.31

Section 7: Corridor Plan

Thorndale Corridor Master Plan

The Corridor Master Plan has been prepared to a Schematic Design level 
and will be followed by more specific design and engineering studies of  
the planned development’s specific infrastructure needs.

Water Supply System
The preferred development concept will require construction of  new 
water mains, water service lines, fire hydrants, and fire supply lines. Water 
mains will need to be located within the new roadway network. 

The development will also need to accommodate the DuPage Water 
Commission (DWC) water supply line that exists along Central Avenue 
from Foster Avenue to north of  the proposed Mittel Drive extension 
and east to the existing DWC Station 23-A. The Master Plan can 
accommodate DWC Station 23-A, and City’s pump station, well, and 
reservoir in their current location near Lively Boulevard and Richert 
Road. Depending on long-range development needs, a location has also 
been shown in the Plan at Central Avenue a quarter mile north of  Foster 
Avenue as an alternate location for these facilities.

The future water main system will require an evaluation of  pressure 
distribution as the newer denser mix of  industrial, commercial, office and 
residential uses will provide a different demand on the system. Modeling 
of  the existing pump station and reservoir capacity at DWC Station 23-A 
and the existing booster station performance at Mittel Drive and Wood 
Dale Road will be necessary.

The water main system/pressure evaluation should also consider the 
potential incorporation of  nearby residential areas into the City water 
system.

Sanitary Sewer System
The planned development will similarly require construction of  new 
sanitary main and service lines along the new roadway network. Nearly 
all the sanitary sewer for the proposed development is conveyed to the 
existing sewer lift station east of  the proposed intersection of  Lively 
Boulevard and Main Street.  The lift station discharges sewerage into a 
10” force main west to Wood Dale Road to a gravity main south along 
that roadway. The existing force main will need to be located within 
the new Main Street right-of-way.  The Master Plan accommodates the 
existing lift station in its current location.

The expected increase in the sanitary load from the new development on 
the existing lift station and force main will need to be further evaluated. 
The lift station was re-constructed in November 2008.  The City is 
currently evaluating improvements that would increase the capacity of  
the two wastewater treatment plants that serve the area, and is using the 

Infrastructure SystemInfrastructure System
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Master Plan to model the expected sanitary load. Part of  the evaluation 
will determine if  the existing 10” force main is adequate to handle the 
anticipated sanitary sewer demand.

Construction of  the new sanitary sewer system will need to accommodate 
the existing areas connected to this system outside the Southeast 
Quadrant. The proposed sanitary sewer system should also assess 
potential incorporation of  unincorporated residential blocks in the area.

Storm Sewer System
The changes anticipated in the Master Plan will require construction of  
new roadway catch basins, storm sewer laterals, storm sewer conveyance 
mains, and roadway culverts within the new roadway network. The 
proposed development is estimated to generate 80 acre-feet of  detention 
needs. The shared stormwater management system defined in the Plan 
is a series of  interconnected linear ponds ranging in storage depth from 
two to five feet, with an outlet near the culvert crossing at Route 83 and 
new Main Street.

New development will be required to adhere to the DuPage County 
Storm Water and Flood Plain Ordinance. Since much of  the Klefstad 
Business Park (Southeast Quadrant) appears to have been constructed 
without detention facilities, redevelopment will not be “grandfathered” 
in under the ordinance and will require on-site detention. If  detention 
can’t be provided on-site, it needs to be provided off-site or payment 
must be made into a detention variance fee schedule. For the Salt Creek 
watershed, the detention fee schedule is $133,000 per acre-foot of  
storage not provided. 

As noted earlier, the Master Plan delineates a shared storage and 
conveyance system as the City’s preferred approach to stormwater 
management. A shared system would eliminate the need for individual 
development parcels to use land area for ponds and ditches, reduce 
construction and maintenance costs by using less valuable land and an 
engineered system for flood control, and create open spaces for use by 
area businesses and residents.

Such a system may also be able to be designed to accommodate the 
stormwater needs of  the new Expressway and eliminate the need to 
have detention/retention ponds along that roadway at key development 
corners. 

Salt Creek detention facility
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In early 2009, J.U.L.I.E., Inc. (Joint Utility Locating Information for 
Excavators) was contacted to identify the private utility facilities within 
the Corridor Study Area. Individual companies were then contacted to 
request more specific information on the type and location of  utilities 
serving the area. 

ELECTRICAL SYSTEM

ComEd supplies the Study Area with electric power. Most electric 
lines are underground since the area has developed as a more modern 
business park environment. Discussions with businesses indicate there 
are some trouble spots within the Study Area, particularly AEC Drive, 
where upgrades are needed to support existing uses and reduce outages. 
ComEd has been contacted to determine if  there are any circulation or 
capacity problems or any planned capital improvements. 

The Klefstad Business Park is approximately 30 years old and has 
overhead utilities, which will need to be placed underground as new 
development occurs.

TELECOMMUNICATIONS SYSTEM

Private telecommunications utilities are generally installed below grade 
throughout the Corridor Study Area with the exception of  Central 
Avenue in the Klefstad Business Park where power poles and overhead 
utilities are evident. 

XO Communications has a major switching site on the east side of  
Edgewood Avenue between Balm Court and Beinoris Drive in the 
Southeast Quadrant. The company recently made significant investments 
in equipment and electronics at the site. It is also a backup data recovery 
center owned by Sunguard.

As development occurs in the Thorndale Corridor, this site will be 
reevaluated regarding its potential to remain in its current location 
or relocate to a new site. Fiber optic lines that currently exist along 
Edgewood Avenue will need to be relocated when development starts 
near this location. Replacement and installation of  a fiber optic network 
will require careful planning and implementation, as unplanned future 
modifications to the system would be disruptive and expensive.

NATURAL GAS SYSTEM

Nicor supplies the Study Area with natural gas through underground 
lines. Nicor has been contacted to determine if  there are any circulation 
or capacity problems or any planned capital improvements.

Private Utilities  

XO Communications
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A major and sustained commitment will be needed by the City and 
business/property owners to implement the Corridor Master Plan and 
promote the Thorndale Corridor as a thriving, mixed-use destination 
for transit, corporate office, and business park development.  Because 
not all elements of  the Master Plan can be implemented at once, 
setting priorities based on budgets and resources according to a capital 
improvement program should be the first focus of  the implementation 
stage.  This will take a major commitment from City leaders, strong 
public/private sector cooperation, and continued coordination with 
IDOT and transit agencies, as well as input and assistance from Wood 
Dale business owners, property owners, and residents. 

An implementation strategy for the Thorndale Corridor Master Plan 
should include the following components:

•฀ Communication and Coordination

•฀ Redevelopment Approach

•฀ Priority Projects 

•฀ Funding Programs

•฀ Code Changes/Design Guidelines

•฀ Area Branding and Marketing

•฀ Streetscape/Signage Design

Communication/Coordination
Key participants in the implementation of  the Thorndale Corridor Plan 
should include the following entities:

CITY OF WOOD DALE

The City will have the key leadership role in implementing the Plan. The 
City’s continued active participation in promoting, coordinating, and 
facilitating public improvements and redevelopment within the study 
area will be critical for successful implementation. The City will also need 
to provide or identify technical and financial resources.

Key roles and responsibilities will include:

•฀ Coordinate with other public agencies, property owners, and 
developers to ensure that future development conforms to the 
Master Plan.

•฀ Administer technical and other assistance to businesses, property 
owners, and developers. 

Implementation StrategyImplementation Strategy
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•฀ Assist with relocation of  existing businesses, where appropriate, to 
other suitable locations within the City to allow for redevelopment 
of  key sites.

•฀ Assemble sites for infrastructure and new development where 
necessary.

•฀ Initiate studies and plans for local transportation and infrastructure 
improvements.

•฀ Seek out grants and funding sources for public improvements and 
property consolidations.

•฀ Ensure that ordinances that govern development, including 
zoning, stormwater management, subdivision regulations, building 
codes, and design standards, support the redevelopment proposed 
in the Plan.

OTHER AGENCIES 
Other public agencies that will be involved in implementing the Master 
Plan include:

•฀ Illinois DOT
 As the design of  the Elgin-O’Hare Expressway extension moves 

forward, the City will need to continue to coordinate with State 
officials regarding local access and intersections (including at the 
Wood Dale Park District Golf  Center), signalization, and the 
potential for sharing stormwater facilities. This effort should also 
address possible funding for the realignment of  Lively Boulevard 
and the new Main Street.

•฀ DuPage County DOT
 The City will also need to continue to coordinate with County 

officials on the final design of  the Expressway extension and its 
local access, as well as the potential establishment of  a county bus 
rapid transit system.

•฀ RTA/Metra/Pace 
 The City will need to continue to coordinate with the transit 

agencies on the placement, access, and configuration of  potential 
transit service to and within the development area.
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Developers, property owners, local businesses, and financial institutions 
can play a key role in the implementation of  the Master Plan and 
redevelopment of  the Corridor:

•฀ Private Developers 
 Developers should be recruited to develop individual projects or 

as master developers for larger portions of  the area following the 
goals and objectives of  the Plan. 

•฀ Local Business and Property Owners 
 The City should establish a regular outreach program to business 

and property owners within the Corridor to determine their 
development needs and keep them current on the status of  the 
Master Plan and transportation initiatives.

•฀ Financial Institutions
 With City involvement, local lenders could provide help and 

facilitate redevelopment by financing projects within the Study 
Area.

Redevelopment Approach
Redevelopment of  the study area will occur during a period of  20 to 25 
years due to the timing of  the Elgin O’Hare Extension and the Airport’s 
Western Terminal, large size of  the area, multiple owners, and need to 
relocate some existing businesses. During that time period redevelopment 
is likely to occur based on one or more of  the following approaches: 

•฀ Incremental redevelopment by owners that redevelop their own 
properties or sell to developers or businesses that then develop 
the sites. 

•฀ Redevelopment initiated by a group of  property owners in 
partnership with a master developer. 

•฀ Redevelopment initiated on large portions of  the area by a master 
developer that assembles properties. 

•฀ Strategic public acquisition of  property and solicitation of  a 
master developer for redevelopment.

The four options reflect various levels of  public involvement and 
investment. Complexities inherent in infill redevelopment typically 
require higher levels of  public involvement, especially associated with 
land acquisition, bridging of  financial gaps, and “setting the stage” with 
public infrastructure. 

PRIVATE SECTOR 
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The City could initially limit its involvement in the redevelopment 
process to active marketing of  the Corridor Master Plan to businesses 
and developers and creating the appropriate framework by revising its 
development codes.  However, it is likely that the City might have to 
play a more active role to get redevelopment going. This could involve 
strategic property acquisitions and forming public-private partnerships 
for catalytic projects that would jumpstart redevelopment.

If  the City wants to take a more active role, it should consider soliciting the 
participation of  a master developer capable of  executing larger sections 
of  the Plan, particularly the Corporate Main Street, in a coordinated 
manner according to a sensible timeframe.  The master developer could 
work closely with the City to develop the Corridor in accordance with 
Plan recommendations, as well as coordinate the recruitment of  large 
tenants.  The presence and experience of  such a developer could make 
it easier for the City to attract desirable corporate tenants, who could 
be given greater assurance and specific timelines regarding funding, 
infrastructure, and construction.

Additionally, the City should consider a land acquisition strategy focused 
on acquiring strategic parcels to develop the required infrastructure and 
initiate development. Property acquisitions could be considered for the 
following elements of  the Plan: 

•฀ Public Realm 
 Property will need to be acquired for proposed new and realigned 

streets and open spaces. This would likely require a combination 
of  direct City acquisition and private acquisition followed by 
dedication to the City. 

•฀ Stormwater Management 
 To establish the shared stormwater facilities recommended in the 

Plan, the City could acquire the needed land properties in advance 
of  or in tandem with new development. 

•฀ Redevelopment Parcels 
 If  there are opportunities, the City could consider acquiring parcels 

for redevelopment that can be used for soliciting developers and 
initiating catalytic redevelopment projects through public-private 
partnerships.  

Priority Projects
Regardless of  which redevelopment strategy is used, an important early 
step toward Master Plan implementation should be identification of  
priority or catalytic projects. These are projects that are expected to spur 
the most activity, investment, and redevelopment in the area because of  
their high visibility and strategic location.  In addition, these projects 
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appear to be the most feasible given land ownership and private sector 
development interest, and would begin to address optimal land use and 
development opportunities, particularly the phased development of  the 
Corporate Main Street. See Figure 8.1: Priority Projects.

PUBLIC PROJECTS 
The following should be considered the City’s priority or first-phase 
projects for implementation:

•฀ Transportation 
 The City should coordinate with transportation agencies regarding 

more specific timelines for roadway and transit improvements, 
including the potential funding of  area road links.  

 The realignment of  Lively Boulevard is a critical aspect of  the 
Plan and development of  the Corporate Main Street. This catalytic 
project will allow direct access to the Expressway and will help 
spur developer interest. Because expressway construction directly 
impacts Lively Boulevard, funding and construction assistance for 
the realignment may potentially be available through IDOT.

•฀ Mittel Drive/Recreation Complex 
 The extension of  Mittel Drive across Wood Dale Avenue 

will facilitate access into the new Business Park and Regional 
Recreation Complex. Since this new road link will require planning 
of  not only the roadway but also the overall Recreation Complex, 
it is important that more detailed planning be started soon.

•฀ Infrastructure 
 The City should engage consultants to prepare the design/

engineering studies noted above to provide more specific 
information and direction regarding the infrastructure needed for 
Corridor development. This would include further discussions 
with IDOT to explore the feasibility of  sharing stormwater 
facilities along the Expressway right-of-way.  Infrastructure 
planning for the area should be set on a regular schedule and 
begun as soon as possible. 

•฀ Public Realm 
 Prior to considering development proposals, the City should define 

key elements of  the design of  the public realm or roadscape/
streetscape to provide a “blueprint” that articulates standards 
for development. This step would include establishing Design 
Guidelines for road/street, building, parking, site, landscape, 
streetscape, and signage design.
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While new development will occur over time when property and business 
owners decide to change use, ownership or building size or function, 
there are some properties that should be considered priorities for change. 
To accomplish change at the sites listed below, the City and owners 
should begin working together to facilitate the concepts delineated in 
the Master Plan.

The Corporate Main Street concept can be considered overall as a 
catalytic project and should be completed as early as possible.  However, 
since it is unlikely that the entire street will be developed at once, several 
different sections could be completed as a first phase, depending on land 
availability, developer interest, and public infrastructure improvements. 
The following areas could be developed as first phase options for 
the Corporate Main Street (Also See Figures 8.2 to 8.4: Development 
Phasing Options): 

•฀ Lively Boulevard Frontage 
 The realignment and reconstruction of  Lively Boulevard as 

a catalytic public project could also set the stage for private 
investment along the new Main Street on either the east or west 
side of  Lively. Private development in this location would capitalize 
on the prime access that will be created by the Expressway 
extension and its frontage roads. Similar to the Wood Dale Road 
frontage, this redevelopment would help establish the Corporate 
Main Street design template.

•฀ Wood Dale Road Frontage 
 One or several properties adjacent to Wood Dale Road are 

in a position to redevelop individually or as part of  a master 
development. Redevelopment at the west end of  the Main Street 
would set the design template for redevelopment to the east. This 
intersection would be a visible and important gateway for the 
entire district, particularly if  the transit hub were developed. This 
location could start now and not require extensive infrastructure 
improvements.

PRIVATE PROJECTS
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REGIONAL RECREATION COMPLEX
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Figure 8.3: Phasing Option for Wood Dale Road Frontage
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Figure 8.4: Development Phasing Options for Wood Dale Road Frontage
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The Master Plan establishes a comprehensive vision for the Corridor, but 
the City needs to have the ordinances and documents in place to not only 
allow for and control the uses and density envisioned, but also to achieve 
the desired design character and physical form.

ZONING CODE

The City is currently updating its zoning code. A priority next step 
should be to make sure the higher intensity development and new uses 
envisioned in the Plan are incorporated in the code. At a minimum, it 
could change the area’s current zoning of  M-1 and M-2 to a new district 
that allows mixed uses. Districts would be changed through text and map 
amendments. 

The City could also explore the feasibility of  using alternative zoning 
mechanisms such as:

•฀ Floating Zone 
 A floating zone is similar to a conventional zoning district except 

that it is not designated on the zoning map. The development 
rights associated with the floating zone become available only when 
certain well-defined criteria are met by a proposed development. 
In the context of  the Plan, a new floating zone for higher density 
office and hotel development with some residential uses could 
be available if  a minimum specified threshold of  contiguous 
land area is assembled. This could minimize land speculation for 
individual land holdings smaller than the specified threshold size. 

•฀ Planned Unit Development 
 The City could consider establishing a PUD for the Corridor 

to achieve redevelopment in accordance with the proposed 
Plan. A threshold for minimum site acreage and well-defined 
design guidelines would need to be included as part of  the PUD 
regulations. 

In addition to base zoning changes, the City could also further define 
and control the character and form of  the Corridor by creating design 
guidelines and/or a form based code.

•฀ Design Guidelines
 If  the desired direction is to allow the zoning code to regulate the 

bulk requirements for the Corridor, then the City should consider 
design guidelines to encourage higher quality projects and facilitate 
the review process for development in the area. Design guidelines 
would generally address building massing/design, streetscape, 
landscape, and signage/gateways. 

Code Changes/Design Guidelines
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•฀ Form-Based Code
 An alternate approach to consider is a form-based code. Such 

a code serves the same function as standard zoning and design 
guidelines but more specifically defines the City’s desired physical 
form and character of  buildings and the public realm, while 
de-emphasizing use and bulk/density regulations such as floor-
area ratio (FAR) and maximum dwelling units per acre. Other 
key features of  form-based codes include build-to lines, height 
minimums and maximums, architectural requirements, parking 
setbacks, and streetscape and signage standards.

Financing Plan
Many of  the recommended projects and improvements will require 
financial assistance in order to be implemented. Where possible, local, 
state, and federal funding sources should be used to leverage private 
sector dollars. The following are key financing tools, programs, and 
potential funding sources to be considered:

•฀ County, State & Federal Sources
 The City should continue to pursue county, state, and federal 

funding assistance for public improvements, including the next 
phase infrastructure feasibility studies. There are several programs 
and sources of  funds that may be appropriate to address capital 
improvement needs. The next step will involve researching such 
sources to determine availability, eligibility, and timing.

•฀ Capital Budget
 Funding for Master Plan initiatives should be identified within the 

City’s Capital Improvement Program, which can be used to more 
formally phase projects according to need, impact, priority, and 
funding availability.

•฀ Local Financing 
 The City should evaluate the appropriateness of  various local 

financing sources for public improvements, including Tax 
Increment Financing (TIF), Special Service Area (SSA), and 
Business Improvement District (BID).

TAX INCREMENT FINANCING 
Tax Increment Financing (TIF) is a program that allocates future increases 
in property taxes from a designated area to pay for improvements only 
within that area. To qualify, a designated area would have to exhibit signs 
of  blight and disinvestment according the current Illinois TIF statute. 
Qualifying factors such as inadequate infrastructure, deterioration, 
dilapidation or lagging property values would need to be found to a 
meaningful extent throughout the area. A full reconnaissance of  the 
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Corridor’s development area would be necessary to determine if  an area 
would be eligible. 

Under TIF, the increases in taxes from new development and 
redevelopment of  existing structures, or increases in taxes due to 
equalization or rate changes are all allocated to the City. The other taxing 
districts continue to share the taxes that were being paid prior to creation 
of  the TIF district. All properties in the TIF district are assessed in the 
same manner as all other properties and are taxed at the same rate. TIF is 
not an increase in taxes; it is only a re-allocation of  how the tax revenues 
are used. Increases in property taxes are due to reassessment and rate 
increases, not TIF.

There are three general categories of  activities that may be supported by 
tax increment funds under the provisions of  the Illinois TIF Act:

Public Improvements
•฀ Public improvements and facilities (new or rehabilitated).
•฀ Roads and streets (new or repairs).
•฀ Streetscape enhancements.
•฀ Parking improvements.

Development/Rehabilitation 
•฀ Assembly, acquisition, demolition, and preparation of  sites.
•฀ Rehabilitation, reconstruction, repair or remodeling of  public or 

private buildings/fixtures.
•฀ Relocation costs to the extent that a municipality determines that 

relocation costs shall be paid or is required to make payment of  
relocation costs by federal or state law.

•฀ Environmental remediation.
•฀ Interest costs incurred related to construction or renovation.

Administrative Support/Financing
•฀ Costs of  studies, surveys, plans, specifications, implementation, 

and administration of  the Redevelopment Plan. 
•฀ Financing costs related to the issuance of  obligations.
•฀ Payments in lieu of  taxes. 

TIF is one of  the few funding mechanisms available to local governments 
and has proven to be very effective in spurring redevelopment and public 
improvements. 
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A Special Service Area (SSA) is a taxing mechanism that can be used 
to fund a wide range of  special or additional services and/or physical 
improvements in a defined geographic area within a municipality or 
jurisdiction. This type of  district allows local governments to establish 
such areas without incurring debt or levying a tax on the entire 
municipality. 

An SSA allows local governments to tax for and deliver services to 
limited geographic areas within their jurisdictions. The steps in creating 
an SSA are not complex. However, success depends largely in obtaining 
the support of  property owners and taxpayers in the SSA.

An SSA is a unique financing tool that can be used to support and 
implement a wide-array of  services, physical improvements, and other 
activities. Common services and activities include:

Infrastructure Improvements
•฀ Streetscape/Landscape.
•฀ Lighting.
•฀ Benches.
•฀ Trash receptacles.
•฀ Alley repaving.
•฀ Curbs.
•฀ Sidewalk paving.
•฀ Street improvements.
•฀ Storm sewers.
•฀ Sanitary sewers.
•฀ Parking lots or garages.
 

Land/Building Improvements
•฀ Redevelopment.
•฀ Store front improvements, grants or loans.
•฀ Interior rehab/build-out assistance.

SPECIAL SERVICE AREAS 
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Support Services
•฀ Marketing.
•฀ Special events.
•฀ Seasonal decorations.
•฀ Promotion/advertising.
•฀ Tenant search/leasing support.
•฀ Transportation (e.g., trolley).
•฀ Improved snow and trash removal services.
•฀ Security improvements/services.
•฀ Improved parking enforcement services.
•฀ Maintenance staff/activities.
•฀ Planning/marketing consulting.
•฀ Program administration.
•฀ Membership services.
•฀ Public relations activities.
•฀ Store window display assistance.

BUSINESS IMPROVEMENT DISTRICT 
Wood Dale could also consider establishing a Business Improvement 
District (BID) for the Thorndale Corridor area. A BID is a taxing 
mechanism used to fund a range of  services and improvements within a 
defined geographic area of  a municipality, above the base level of  service 
it provides.  

Business owners within a BID are assessed a fee which funds pre-
determined, district related programs and improvements.  Typical 
services paid for by BIDs include additional maintenance (snow 
and trash removal), security, marketing and programming, streetscape 
enhancements (lighting, benches, paving, planters), and grant/loan 
programs.

Area Branding/Marketing
In the next 20 years, the Thorndale Corridor is envisioned to be a unique 
and highly visible corporate development destination. The City should 
consider developing a comprehensive area branding and marketing 
strategy for the Corridor to publicize its development potential to 
developers, corporate and retail tenants, and future residents.  Such a 
strategy can be used to guide long-term decision-making and ensure 
consistency among marketing materials and efforts.
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As discussed earlier, a critical component of  the Master Plan is the 
physical character of  the overall development and especially the 
unique Corporate Main Street concept. Design guidelines along with a 
streetscape plan should be developed to guide the development of  new 
roads, streets, signage, and buildings. A streetscape design theme should 
address:

•฀ Open spaces, sidewalks, intersections, and parking areas.

•฀ Planters, tree grates, and landscaping.

•฀ Decorative roadway and pedestrian lighting.

•฀ Benches, trashcans, bike racks, and newspaper boxes.

•฀ Water features.

•฀ Public art.

A district wide wayfinding and signage system should include:

•฀ City gateways.

•฀ District gateways.

•฀ Directional signage.

•฀ Decorative street signs.

•฀ Informational kiosks.

Streetscape/Signage Design


