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• Over 25 years experience 
• Developing form-based codes and supporting master plans since 2002 
• Focus on sustainable development in existing communities 

Leslie Oberholtzer, AICP, RLA, LEED AP 

Principal 

 

• Resource Council of the Form-Based Codes Institute (FBCI) 
• National Charrette Institute certified (NCI) 
• USGBC LEED Location & Planning Technical Advisory Group (LP TAG) 
• Star Communities Technical Advisory Group 
  



best applications considerations 

1 Clear vision 
2 Walkability/bikeability 
3 Mix of uses 



1 Downtowns 
2 Station Areas 
3 Commercial Corridors 
4 Redevelopment Areas 
5 Neighborhoods 
6 [Greenfield Development] 

applicable areas considerations 



1 Citywide Code 
2 Series of New Form-Based Districts, Integrated 
3 Single Zoning District with sub-districts 

requirements 
4 Overlay 
 

A  Mandatory 
B  Parallel Optional 
 

structure/integration considerations 



1 Building Type Based 
2 Frontage Type Based 
3 Context Zone Based 
4 Street Type Based 

organization of code  considerations 



1 Downtowns 
2 Station Areas 
3 Commercial Corridors 
4 Redevelopment Areas 
5 Neighborhoods 

applicable areas considerations 



DOWNTOWN 
LAKE ZURICH 

Overlay 
Mandatory, Integrated 
Frontage Type Based Torti Gallas + Partners 



© Torti Gallas and Partners, Inc.  |  Spring Street, th floor, Silver Spring, Maryland 
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DOWNTOWN 
LAKE ZURICH: Downtown Redevelopment (DR) Overlay 

Special Districts

PART IV:  DR DOWNTOWN REDEVELOPMENT OVERLAY DISTRICT

7-401 BACKGROUND; GOAL; PURPOSES

The downtown center of the Village of Lake Zurich is an important meeting place where
residents  and  visitors  greet  neighbors,  shop,  stroll,  picnic,  visit  public  buildings,  and
enjoy the beauty of the lake. The Village has continued to prosper, but the vitality of
Downtown Lake Zurich has diminished over the years. Because the downtown is critical
to the wellbeing of the community, the Village undertook extensive planning, study, and
analyses regarding how to restore the downtown's vitality.

The result  of  the Village's efforts  was the adoption of carefully crafted master  plans,
redevelopment guidelines, the Tax Increment Financing ("TIF") Redevelopment Plan, and
other  standards  for  all  new development  throughout  the  downtown.  Those  plans  and
standards establish a distinct character for the downtown that is necessary for its success.
That character can be achieved only by the comprehensive and consistent application of
the  regulations  of  the  DR  Downtown  Redevelopment  Overlay  District  to  all  new
construction,  redevelopment, exterior remodeling, and exterior alteration of downtown
buildings, structures, and amenities.

The Village's  overarching goal  for  Downtown Lake Zurich is  to create and sustain a
thriving residential and retail environment that will:

♦ Make Downtown Lake Zurich a desired destination for residents of the Village and
nearby communities,

♦ Improve the quality of life in the community by creating a new and vibrant retail and
residential district, complete with gathering places and improved traffic flow,

♦ Protect and enhance the value of property within the downtown and throughout the
Village,

♦ Strengthen the economy of the Village, and
♦ Enhance the Village's  overall  ability to  deliver  quality services  and support  to  its

residents.

The Village has determined that it is essential that the downtown include:

♦ Buildings of consistent architectural style and of scale, height, design, and materials
conforming to the Village's master plans and the high standards set in those plans,

♦ Use of the buildings and all other property within the DR Overlay District only in a
manner consistent with the master plans, to achieve the proper balance of high quality
retail shops, office spaces, and residential dwellings, and

♦ Pedestrian-friendly  features  such  as  inviting  storefronts,  landscaped  walkways,
comfortable street furniture, plazas and other gathering places, aesthetically pleasing
signage, convenient  passage from building to building and to parking,  and similar
thoughtful design features.

The regulations of this Part IV are intended to govern all development; redevelopment;
building construction, exterior alteration, and exterior modification; all related physical
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activity; and all uses, all to promote the important goals and purposes set forth above and
to protect against the use or maintenance of any property within the DR Overlay District
inconsistent with the Village's master plans and standards.

7-402 OVERLAY DISTRICT FUNCTION; APPLICATION OF BASE DISTRICT
REGULATIONS

The DR Downtown Redevelopment Overlay District appears on the Zoning Map as an
"overlay district," imposed on top of other districts created by this Code and referred to in
this Part IV as "base districts." Development of property in the DR Overlay District must
comply with the regulations of the DR Overlay District, with the regulations of the base
district in which they are located, and, in certain instances, with the regulations of the
Lake Protection District.

In many instances, the regulations of the DR Overlay District are more restrictive than,
and preemptive of, the regulations of the base district, particularly in regard to building
design and location and with what uses may be established.

When there is any conflict between the regulations of the DR Overlay District and the
regulations of the base district or any other regulation of this Code, the regulations of the
DR Overlay District shall control.

7-403 MAPPING LOCATION AND STANDARDS

The DR Downtown Redevelopment Overlay District shall be mapped as provided on the
Zoning Map as of March 1, 2004, which includes, principally, the property in the central
business district area of the Village along Main Street and Old Rand Road as well as
certain adjacent property. Most of the property within the DR Overlay District is included
within the Village's Downtown TIF District. The DR Overlay District may be mapped on
such additional property as the Board of Trustees determines is appropriate based on the
Board of Trustees' sound legislative judgment that such property is properly a part of the
Village's Downtown Redevelopment Master Plans defined in Section 7-407 of this Code
and should be regulated in the same manner as other property within the DR Overlay
District.

7-404 PERMITTED USES

A. Permitted  Uses On First  Story Abutting Main Street  Or  Old Rand Road  .  The
following uses and no others shall be permitted as of right on the first story (street
level) of  any building in the DR Overlay District on property that abuts Main
Street or Old Rand Road:

1. Those retail trade uses listed in Subsection 4-102C of this Code as
permitted in the B-2 Central Business District,  but not including
any of  the following uses:  any use that  does not  generate retail
sales taxes except as otherwise specifically authorized in this Part
IV;  drinking  places  (5813);  drug  stores  and  proprietary  stores
(591);  used merchandise stores  (593) except  that  antique stores,
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Business Districts

D. Compliance  with  DR  Downtown  Redevelopment  Overlay  District.   All
construction  and  development  on  property  within  the  DR  Downtown
Redevelopment Overlay District (see Section 7-401 of this Code) shall comply
with all standards and requirements set forth in that overlay district.

4-110 BULK, SPACE AND YARD REQUIREMENTS

The building  height,  lot,  yard,  floor  area  ratio,  and  landscaped  surface  requirements
applicable  in  the  business  districts  are  set  forth  in  the  following  table.   Footnote
references appear in Subsection F of this Section at the end of the table.

B-1 B-2 B-3

A. Maximum Height.

1. Principal Structures.

a. Feet (whichever) 35 35 35
b. Stories (is less) 2 3 3

2. Accessory Structures. 25 25 25

B. Minimum Lot Area and Dimensions. (1) (2)

1. Minimum Lot Area. (square feet) 20,000 N/A 43,560

2. Minimum Lot Width. (feet) 100 N/A 150

C. Minimum Yards. (1) (3) (4) (5) (6) (7) (8)

1. Front and Corner Side. (feet) 25 N/A 50

2. Side. (feet) 10 N/A 15

3. Rear. (feet) 25 N/A 30

D. Maximum Floor Area Ratio.

1. Retail Uses.

a. One Story 0.18 1.0 0.22
b. More Than One Story 0.18 1.0 0.27

B-1 B-2 B-3
2. Office Uses.

a. One Story 0.25 1.0 0.27
b. More Than One Story 0.25 1.0 0.34

3. Combined Retail and Office Uses.

a. One Story 0.22 1.0 0.24
b. More Than One Story 0.27 1.8 0.35
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regulations applicable in the base districts set forth in the Lake Zurich Municipal Code
shall apply on the DR Overlay District only to the extent that they are consistent with the
Downtown Redevelopment Master Plans. The Board of Trustees shall have the authority
to change, alter, vary, modify, or waive any sign regulation if the Board of Trustees finds
that a proposed sign will be consistent with the goals and purposes set forth in Section 7-
401 of this Code, will comply with the standards set forth in Section 7-407 of this Code,
and will  be  consistent  with and promote  the  intent  of  the  Downtown Redevelopment
Master Plans. Signs that are not authorized by the Lake Zurich Municipal Code shall not
be permitted in the DR Overlay District except only as approved in advance by ordinance
duly adopted by the Board of Trustees.

7-411 BULK, YARD, AND SPACE STANDARDS

The  bulk,  yard,  and  space  standards  of  the  applicable  base  district  shall  apply  to
development within the DR Downtown Redevelopment Overlay District except as may be
specifically modified by ordinance duly adopted by the Board of Trustees. The Board of
Trustees shall have the authority to change, alter, vary, modify, or waive any bulk, yard, or
space regulation as it applies to a development approved by the Board of Trustees, but
only if the Board of Trustees finds that the proposed development will be consistent with
the goals  and purposes  set  forth in  Section 7-401 of this Code,  will  comply with the
standards set forth in Section 7-407 of this Code, and will be consistent with and promote
the intent of the Downtown Redevelopment Master Plans.

In addition, the following standards shall apply unless changed, altered, varied, modified,
or waived by the Board of Trustees:

A. Minimum lot area: 18,000 square feet

B. Minimum lot width: 100 feet

C. Maximum height: District  maximum  except  only  as  otherwise  
specifically approved by ordinance of the Board of 
Trustees, but in no event more than five stories

D. Minimum number of off-street parking 
spaces for residential uses: 1.2 spaces per dwelling unit

E. Minimum number of parking spaces for retail 
And office uses: 1 space for each 250 feet net floor area
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DOWNTOWN 
LAKE ZURICH: Downtown Redevelopment (DR) Overlay 



DOWNTOWN 
LAKE ZURICH 

Overlay 
Guidelines  
Frontage Type Based Torti Gallas + Partners 

• HIGHLY DETAILED BASED 
ON A RIGOROUS PLAN 
 

• LESS FLEXIBLE WITH 
MARKET CHANGES 
 

• ULTIMATELY USED AS 
GUIDELINES 
 

key points 



DOWNTOWN 
GLENVIEW 

Article 2: Regulating Framework

Lakota Group 

June 17, 2008

THE LAKOTA GROUP

Village of  Glenview
Downtown Development Code

Glenview, Illinois

Ordinance Number: 5112



New Form-Based Districts 
Mandatory, Integrated 
Frontage Type Based 

DOWNTOWN 
GLENVIEW 

Article 2: Regulating Framework

June 17, 2008

THE LAKOTA GROUP

Village of  Glenview
Downtown Development Code

Glenview, Illinois

Ordinance Number: 5112

Lakota Group 



DOWNTOWN 
GLENVIEW 

Article 2: Regulating Framework



DOWNTOWN 
GLENVIEW: Regulating Framework 



DOWNTOWN 
GLENVIEW: Regulating 
        Framework  



DOWNTOWN 
GLENVIEW: Street Frontages 



DOWNTOWN 
GLENVIEW: Design Standards 



DOWNTOWN 
GLENVIEW: Design Standards 



New Districts 
Mandatory, Integrated 
Frontage Type Based 

DOWNTOWN 
GLENVIEW 

Article 2: Regulating Framework

June 17, 2008

THE LAKOTA GROUP

Village of  Glenview
Downtown Development Code

Glenview, Illinois

Ordinance Number: 5112

Lakota Group 

 
• FRONTAGE BASED FOR USES 

 
• BUILDING TYPES FOR FORM 

 
• IMPLEMENTS MASTER PLAN 

FAIRLY SPECIFICALLY 
 

• REQUIRES PLAN COMMISSION 
AND APPEARANCE 
COMMISSION APPROVALS 

 key points 



1 Downtowns 
2 Station Areas 
3 Commercial Corridors 
4 Redevelopment Areas 
5 Neighborhoods 

applicable areas considerations 



STATION AREA 
VILLA PARK 



STATION AREA 
VILLA PARK: Master Plan 



STATION AREA 
VILLA PARK: Approved PUD 



STATION AREA 
VILLA PARK 

Overlay 
Mandatory 
Building Type Based 



STATION AREA 
VILLA PARK 



STATION AREA 
VILLA PARK 



Overlay 
Mandatory, Integrated 
Building Type Based 

STATION AREA 
VILLA PARK 

• VALUE OF HIGHLY TRAINED, ACTIVE 
PLAN COMMISSION 
 

• ADMINISTRATIVE APPROVALS 
 

• OVERLAY UTILIZES ALREADY VETTED 
EXISTING CODE SECTIONS (USES, 
PARKING) 
 

key points 



1 Downtowns 
2 Station Areas 
3 Commercial Corridors 
4 Redevelopment Areas 
5 Neighborhoods 

applicable areas considerations 



CORRIDOR (DOWNTOWN, STATION AREA) 
TINLEY PARK 



New Districts 
Mandatory 
Building Type Based 

CORRIDOR (DOWNTOWN, STATION AREA) 
TINLEY PARK 
Teska Associates 



CORRIDOR 
TINLEY PARK 



CORRIDOR 
TINLEY PARK 



CORRIDOR 
TINLEY PARK 



CORRIDOR 
TINLEY PARK 



New Districts 
Mandatory 
Building Type Based 

CORRIDOR 
TINLEY PARK 

• Detailed Series of Districts 
 

• Treatment of Existing Structures and 
New Development Separately 
 

• Summary Tables per District 
 
 

key points 



1 Downtowns 
2 Station Areas 
3 Commercial Corridors 
4 Redevelopment Areas 
5 Neighborhoods 

applicable areas considerations 



OVERLAY 
Mandatory 
Building Type Based 

REDEVELOPMENT 
AREA 
WEST EVANSTON 



REDEVELOPMENT AREA 
WEST EVANSTON 



REDEVELOPMENT AREA 
WEST EVANSTON 

Overlay 
Mandatory 
Building Type Based 



REDEVELOPMENT AREA 
WEST EVANSTON 



REDEVELOPMENT AREA 
WEST EVANSTON 



REDEVELOPMENT AREA 
WEST EVANSTON 

• Rigorous planning process 
followed by coding 
 

• Planned Developments 
explicitly not permitted 
 

• Administrative approvals 
 

• All developments over 24 
units or 20,000sf require 
“presentation” at a Plan 
Commission meeting 
 

key points 

Overlay 
Mandatory 
Building Type Based 



REDEVELOPMENT AREA 
WEST EVANSTON: Pre-Code Submittal 
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REDEVELOPMENT AREA 
WEST EVANSTON: Post-Code Submittal 



REDEVELOPMENT AREA 
WEST EVANSTON: Post-Code Submittal 



1 Downtowns 
2 Station Areas 
3 Commercial Corridors 
4 Redevelopment Areas 
5 Neighborhoods 

applicable areas considerations 



New Form-Based Districts 
Mandatory, Integrated 
Building Type Based 

NEIGHBORHOODS/INFILL 
GAP NEIGHBORHOOD 
(Bloomington, IL) 



NEIGHBORHOODS/INFILL 
GAP NEIGHBORHOOD 



New Form-Based Districts 
Mandatory, Integrated 
Building Type Based 

NEIGHBORHOODS/INFILL 
GAP NEIGHBORHOOD 



Conventional Zoning      Form-Based Coding 
 

NEIGHBORHOODS/INFILL 
SOUTH DOWNTOWN RESIDENTIAL 
(Bloomington, IL) 
 



1 Based on a rigorous master plan process 
2 Clearly organized based on form 
3 Focused on the public realm 
4 Detailed coding at the geographic level 
5 Highly illustrated 
6 Simplified uses 
7 Highly predictable outcomes (flexibility?) 
8 Streamlined administrative process 

 

lessons learned considerations 



 
 

THANK YOU! 

leslie@coda-metrics.com 


