PZB RECOMMENDED DRAFT | 05.2019

CITY OF WHEATON, IL
East Roosevelt Road Corridor Area – Comprehensive Plan Update
Purpose of the Update
Wheaton’s East Roosevelt Road corridor is characterized by a mix of small office structures, converted
residential buildings, retail, service, and both single-family and multiple-family dwellings. The City’s 1999
Comprehensive Plan studied this corridor as a Special Focus Area, and recommended a conservative
approach to future land use, given the physical constraints of many areas along the corridor, and the
close adjacency of stable residential neighborhoods. The vision at that time was of a corridor
predominantly characterized by small-scale, low intensity office uses, mitigating concerns related to
development on small or shallow lots, as well as potential impacts on adjacent residential
neighborhoods.
Generally, the 1999 Comprehensive Plan called for replacement of older multi-family buildings along the
East Roosevelt Road Corridor with commercial uses as a means of enhancing the City’s tax base.
However, due to the shallow lot depths on the north side of Roosevelt Road, the Plan recommended
that new development be limited to office or research, “because of the less intensive nature and
reduced parking need of this use.” (City of Wheaton Comprehensive Plan) The OR Office and Research
Zoning District was mapped along a significant portion of Roosevelt Road, both within the designated
1999 East Roosevelt Road Corridor Special Focus Area and further to the west, to encourage this lowintensity development pattern. Small office buildings were recommended, including the conversion of
existing residential structures. For new construction, the OR District regulations include provisions that
limit the heights of structures and require the inclusion of design features that mimic a residential
appearance. Permitted uses within the OR District are limited to business and professional offices, and
research laboratories. Retail uses are not allowed as either a permitted or special use in the district.
Following the adoption of the 1999 Comprehensive Plan, a number of new office buildings were
developed, and closure of several side streets to through traffic occurred, as recommended by the East
Roosevelt Road Corridor Improvement Plan. Development along Roosevelt Road has continued to occur
since then, though primarily outside of the OR zoned areas, with a few recent, significant examples
being the Mariano’s grocery at Naperville Road (C-5), the CubeSmart self-storage facility at the eastern
edge of the corridor (C-3), and the Bucky’s Mobil service station at President Street (C-3). Construction
of the type of small office buildings called for in the 1999 Comprehensive Plan, however, has ceased.
There have been significant changes in the development environment both nationally and locally over
recent years with the rise of e-commerce, and changes in consumer preferences. Of increasing
importance in the planning equation is a strong understanding of market trends, and the range of land
uses that are likely to attract development interest and financing in the coming years. These
considerations have prompted the City of Wheaton to re-evaluate its future land use policy for the East
Roosevelt Road Corridor, and to consider this East Roosevelt Road Corridor Subarea Plan as an update to
the City’s Comprehensive Plan. The future vision for the East Roosevelt Road Corridor presented in this
plan update is rooted in current market realities, and the City’s desire to provide the flexibility needed
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to accommodate an evolving development environment. As was the case with the 1999 Comprehensive
Plan, an important consideration remains the protection of adjacent residential neighborhoods. These
areas are attractive, stable residential environments, and represent a key component of Wheaton’s
overall image and character.
This document presents a future vision and updated land use policy framework for the East Roosevelt
Road Corridor, along with a series of recommendations for regulatory updates that can help the City to
move toward implementation of the desired development vision. Both the land use policies and
regulatory recommendations are designed to provide Wheaton with a flexible framework that allows
future development to occur in a way that improves the economic viability and appearance of the
corridor over time.
Study Area Description
The East Roosevelt Road Corridor Study Area extends from the City limits on the east, for nearly two
miles west to Carlton Avenue. The study area includes all parcels fronting the corridor, as well as parcels
to the rear and those located along side streets accessed from the corridor. Though parcels to the rear
were included in the study area for the purposes of considering adjacent uses and development context,
recommendations included in this plan update, including establishment of corridor character areas, and
sample regulatory language, do not include parcels not immediately fronting on the Roosevelt Road
corridor.
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Corridor Study Area

Existing Conditions
Land Use
Today, uses along the corridor include everything from single-family homes to multi-family residential
buildings, large-scale auto-oriented commercial development, auto-service stations, and small-scale
office development. Contrasting current conditions and recent development along the corridor with the
vision articulated by the City’s 1999 Comprehensive Plan, which imagined that a low-intensity
Office/Research environment would be most appropriate, we can see that the market may be calling for
a transition along the corridor. As such, there is a clear need to re-evaluate what types of uses are
appropriate for the future.
The eastern extent of the East Roosevelt Road Corridor is predominantly characterized by a mixture of
relatively small-scale retail and service uses, offices, and single-family and multi-family residential uses.
The multi-family buildings present along this section of the corridor exceed current permitted densities,
and occupy a large portion of their lots, leaving little space to accommodate required parking or site
landscape. While the 1999 East Roosevelt Road Improvement Plan recommended that many of these
buildings be replaced by office uses, the City’s Comprehensive Plan also recognized that these buildings
represent some of the few low cost housing opportunities within Wheaton.
Moving toward the center of the corridor, larger-scale retail and service uses begin to mix with the
predominant pattern of office development in closer proximity to downtown Wheaton. The most highprofile recent development along the corridor is the Mariano’s grocery store, located at the corner of
Roosevelt and Naperville Road. The nearly 75,000 square foot grocery store, opened in 2013, provides
over 2.5 acres of parking on-site, as well as an additional employee parking area across Main Street to
the west on approximately 1.75 acres of prime land. Should this location no longer be needed to
accommodate employee parking in the future, a variety of retail users would likely be interested in the
location. There are also numerous development sites west of Naperville Road that would likely attract
interest from national chain retailers or restaurants that would find a location nearby the Mariano’s to
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be desirable, however such uses are not permitted under the current zoning classifications in place
(Roosevelt Road Corridor Market Assessment, 2018).
Further to the west, the development character of the corridor becomes much more low-intensity,
predominantly occupied by office uses intermixing with single-family residential development. Many of
the offices within this section of the corridor appear to be residential structures that have converted to
office use as permitted in the OR district.
Zoning
There are a number of zoning districts currently mapped over the East Roosevelt Road Corridor,
including: Commercial (C3, C5, OR), and Residential (R3, R4, R7), with lots on the north and south of the
corridor backing up to a variety of districts including all residential districts from R-2 through R-7.
Generally, the zoning districts currently in place present a somewhat limited range of possibilities for
development/redevelopment, particularly along the western half of the corridor, which is zoned
primarily OR, R-3 and R-4. There is significant opportunity here to adjust the zoning to accommodate or
encourage a much greater variety of redevelopment, as the current zoning, particularly the OR District,
seems to be contributing to a sense of inertia.
Currently, the Mariano’s grocery store and its secondary parking area are the only parcels zoned C5, the
highest intensity zoning district mapped on the corridor. The C-3 District is mapped generously along the
eastern half of the corridor, and allows for a broad variety of general commercial uses. Both of these
commercial districts, however, are subject to significant required setbacks that may restrict
development on small or shallow lots. The combination of restrictive setbacks, limited building area on
small or shallow lots, and the requirement that structures in the C-3 and C-5 districts be constructed of
100% masonry materials may contribute to a higher cost of development that is seen as a disincentive to
new investment along the corridor.
The OR district, mapped over a significant portion of the western half of the corridor, severely limits
redevelopment potential. The district allows only offices and research laboratories by-right, and imposes
an additional, more restrictive set of bulk and height limitations based upon residential adjacency, size,
and frontage along Roosevelt Road. Further, lots within the OR district on the corridor are subject to
standards that require them to “replicate a residential structure” through their design, further limiting
development forms. The mix of uses permitted within the district, as well as the dimensional/bulk
restrictions it places on new development are oriented toward ensuring a low-intensity office
environment compatible with single-family residential uses to the rear, and abutting certain sections of
the corridor. Arguably, the residential character abutting the East Roosevelt Road Corridor has been
substantially diminished as more previously single-family homes have converted to nonresidential uses,
and the corridor has grown into a highly trafficked, busy commercial thoroughfare accommodating over
35,000 vehicles per day. As such, these restrictions may no longer be serving their intended purpose.
The City’s landscape requirements, in particular the lot perimeter, or buffering standards, which require
a 15’ landscaped area and substantial screening adjacent to residential uses and a 10’ landscaped area
even where non-residential uses abut other non-residential uses, constitute an additional restriction on
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potential redevelopment along the corridor. These requirements may also unintentionally prohibit
desired features for new development such as cross-access parking configurations.
Further, while current uses along the corridor appear to be properly zoned, there are several instances
where the zoning district changes from parcel-to-parcel, highlighting the current lack of an overall vision
and implementation strategy for the corridor as a whole. For example, on the north side of Roosevelt
Road between Carlton Avenue and Warrenville Road/West Street, a parcel-to-parcel mix of OR and R4
zoning conveys a lack of predictability to developers and investors who may be interested in property
along the corridor, but want to ensure their investments will be complemented and supported by
coordinated land use policy and development regulations. There is a need to align land use regulation
with a new land use vision for these areas, to provide guidance, direction, and predictability to the
development community, encouraging new investment.
Urban Design and Infrastructure
Streetscape
As was the case in 1999, the East Roosevelt Road Corridor continues to lack a cohesive visual character.
Whereas Wheaton’s neighboring communities have benefited from public realm improvements
including decorative lighting, continuous sidewalks, and landscaping, few of the streetscape
improvements recommended in the 1999 Comprehensive Plan have been implemented. Lighting along
the corridor through Wheaton is provided by a basic series of cobra head fixtures approaching
intersections. There are no pedestrian scale lighting fixtures installed along the corridor to encourage
walking during the evening, and no other lighting is directed toward the public realm outside of the
intersection lighting, leaving large portions of the corridor quite dark in the evening and nighttime
hours.
The corridor also lacks a continuous sidewalk network, particularly along the eastern extent, where
newer developments have installed sidewalks, but existing single-family homes, multi-family
developments, and older office structures lack sidewalks that would improve both the walkability and
overall aesthetic appeal of the corridor. Where sidewalks are in place, they are relatively narrow, and
their condition varies considerably throughout the corridor.
There is no coordinated landscape treatment along the East Roosevelt Road Corridor. What landscape is
present is primarily on-site landscape required by the City’s Zoning Ordinance, including required buffers
and parking lot perimeter landscape. Opportunities may exist, however, particularly at key intersections
or corners where adequate space may be available, to install coordinated landscape and lighting
treatments that would help to establish a unified, cohesive visual character along the corridor.
Setbacks
Buildings are generally set back significantly from the right-of-way, due to the large setbacks required by
the current zoning regulations. Coupled with the corridor’s approximately 80 foot right-of-way width,
and a street section that includes two travel lanes in each direction and a center left-turn lane, these
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setbacks can often make the corridor feel quite wide, fast, and unfriendly to pedestrians. Further, the
abundance of large surface parking lots abutting the corridor, whether in front or to the side of
structures, exacerbates this lack of definition and often makes the corridor feel even wider. At points
along the corridor, pedestrians are forced to navigate a five foot wide sidewalk immediately adjacent to
lanes of fast moving vehicles (over 35,000 per day) on one side, and parked cars on the other. Where
room for landscape is present between the sidewalk and travel lanes, it is often too narrow to
accommodate plantings that may provide a sense of shelter or separation from moving vehicles.
Street Closures
To help reduce traffic and parking impacts on adjacent residential neighborhoods, and potentially create
larger development sites, the City’s 1999 East Roosevelt Road Corridor Improvement Plan
recommended a number of street closures. Closures were recommended at Campbell Street (north of
Roosevelt Road), Williston Street (north and south of Roosevelt Road), and Prospect Avenue (north and
south of Roosevelt Road). All of the recommended street closures from the 1999 have been
implemented at this point, and have eased concerns related to potential impacts on stable residential
neighborhoods to the rear of the corridor.
Lot Depth
Lots along the East Roosevelt Road Corridor, particularly on the northern side of the road, often exhibit
shallow lot depths of 130 feet or less. This lack of lot depth, coupled with the required setbacks of the
current zoning regulations, can make the physical realities of contemporary development forms difficult
to accommodate. These physical constraints must be weighed against the need to provide flexibility that
is needed to spur redevelopment along the corridor, to ensure that directly abutting residential
neighborhoods are adequately protected as redevelopment occurs.
Parking
There is an abundance of surface parking located along the corridor, predominantly located in front of
structures, or to the side of structures and abutting the right-of-way. In certain cases, where buildings
exhibit smaller footprints, or have been converted from residential use, parking is located to the rear of
the structure and the front setback maintains a primarily residential appearance from the corridor.
Whereas certain uses exhibit what may be an excess of surface parking, other uses lack adequate space
to provide the necessary parking—a condition particularly well-observed on multi-family sites on the
eastern portion of the East Roosevelt Road Corridor. As redevelopment occurs, parking requirements
should be re-evaluated to ensure that they are realistic, and allow for optimal use of space on what are
often constrained development sites along the corridor.
Current required parking amounts are quite high, with uses such as multi-family housing requiring 2.25
spaces per unit, or office uses requiring 3.8 spaces per 1,000 square feet (or 4.5 if less than 5,000 square
feet total). Reducing these requirements may help to prevent “overparking” new development on larger
sites, and can provide greater flexibility for new development on smaller sites along the corridor.
Adjusting required parking amounts can also help to alleviate concerns regarding reuse of buildings or
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sites that currently aren’t able to provide the required amount of parking. Further, parking requirements
should be created for a full range of residential and nonresidential uses, including new uses where
appropriate, such as “senior living facility,” as opposed to a single standard for “multi-family” residential
development, to accurately reflect demand.
Market Assessment
In light of today’s evolving economic climate, a market assessment was undertaken prior to the Planning
and Zoning Board (PZB) community workshop sessions to provide information on current retail and
office conditions, as well as opportunities for affordable housing along the East Roosevelt Road Corridor.
Some key findings of this market assessment are highlighted below.
The demographics of Wheaton are highly desirable for retail, office and multi-family residential uses.
Roosevelt Road’s advantages are excellent visibility, good traffic counts, and an abundance of available
parking. With respect to specific uses, the market assessment study came to the following conclusions:
Retail Market
The retail market in Wheaton is a local, rather than regional one. The market is strong with high
occupancy rates at the larger shopping centers along Butterfield Road in the Danada area. While
traffic counts are high along Roosevelt Road in the Study Area, the lots are generally shallow,
making it difficult to accommodate larger retailers. Mariano’s is the notable exception and a major
success story for Roosevelt Road and the City.
There are some potentially developable lots west of Naperville Road close to Downtown that would
be attractive to a variety of retail and restaurant users. Reportedly, three of four corners at
Warrenville Road are for sale and would have retailer interest. However, current zoning does not
permit retail uses in the office district. There are also some vacant lots east of Naperville Road that
have had developer and user interest, but the sellers and potential buyers have not been able to
negotiate acceptable deals. These remain potential retail opportunities and over time, sellers may
be willing to lower asking prices. Well managed strip centers are stable, though there is competition
from centers on the west side of Glen Ellyn which tend to have higher profile tenants.
The changes in shopping patterns and spending habits have been well documented over recent
years. There are almost weekly announcements of bankruptcies and store closings, even among
companies once considered the highly dependable centerpieces of shopping centers and malls
across the country. While online shopping now accounts for 9-10% of total retail sales, online sales
account for more than 30% in some categories such as apparel.
Restaurant and entertainment uses are now considered the most desirable retail tenants because
the experiences such businesses offer can’t be as easily replaced online. Fitness centers and daycare
centers are similar, and they have expressed interest in sites along Roosevelt Road.
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Wheaton’s total retail sales decreased slightly between 2016 and 2017, though food sales were up
1.8% and eating and drinking sales were basically stable. Again, this points to the importance of
fulfilling both everyday needs as well as providing desirable experiences.
Office Market
Much of the office space along Roosevelt Road is obsolete, having been built 30+ years ago. It would
be expensive to upgrade many of the existing structures to modern standards; some buildings, for
instance, don’t have elevators, and the building designs aren’t conducive to modern space
requirements. For medical users, the cost of additional plumbing can be prohibitive. Consequently,
existing buildings are becoming more difficult to keep fully occupied, especially detached houses
that have been converted to office space. Typical office tenants along Roosevelt Road are medical
practitioners, other professionals, and service businesses which need less than 2,000 square feet of
space. Despite the lack of modern space, there has been interest on the part of doctors and dentists
in occupying their own office buildings.
Multi-Family Residential Market
Wheaton currently has several very high quality newer apartment buildings catering to the top of
the rental market with rents in excess of $1,500 for a one-bedroom and $2,200 for a two-bedroom
apartment. However, the number of units that are affordable to low and moderate income
households is limited. CHAD (Community Housing Advocacy & Development) operates 30 units in
Wheaton, 18 of which are on Roosevelt Road. Its rents are well below market at $691 for onebedroom and $767 for two-bedrooms. Demand is extremely high and turnover is low.
One other affordable apartment complex is Marian Park operated by Mercy Housing. It is located
west of the Study Area on Roosevelt Road and has 200 subsidized apartments with a multi-year wait
list. There is a great need for more affordable apartments for both families and senior citizens in
Wheaton.
Sites along Roosevelt Road would be appropriate for different types of small and medium-sized
buildings, given the proximity to shopping and public transit. DuPage County has funding available
for this purpose and is interested in working with local communities. The Illinois Housing
Development Authority (IHDA) approves developer requests for funds for affordable housing and
Wheaton would be viewed very positively by IDHA, given its high quality schools and access to
shopping, services and jobs. Developers would definitely be interested in developing affordable
projects targeting both families and seniors.
Planning Framework
A September 11, 2018 Planning and Zoning Board (PZB) existing conditions workshop was held to
establish a common understanding of the conditions and opportunities along Roosevelt Road and to
identify the issues and concerns that the land use plan and proposed development regulations need to
address. The workshop was designed to engage the PZB, property owners, and Wheaton residents in a
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discussion concerning the desired future land use direction for Roosevelt Road in light of current market
conditions. Following this first workshop, a second PZB planning workshop was held on November 13,
2018 to continue the dialogue, specifically as to desired future land uses along the East Roosevelt Road
Corridor and the approaches to zoning and development regulations that could help achieve the vision.
The result of these discussions with the City’s Planning and Zoning Board, property owners, residents,
and staff is a planning framework that highlights “big opportunities,” and lays out a broad Land Use and
Development Vision for positive change along the East Roosevelt Road Corridor. What is presented here
is a long-term vision for the future of the corridor, building upon assets already in place, and making
strategic adjustments to encourage change where needed. Importantly, the Planning Framework also
establishes a series of guiding principles, intended to express the community’s priorities and values with
respect to the corridor, and to inform any recommendations or strategies developed to implement the
City’s vision.
Big Opportunities
Based upon analysis of existing conditions, discussions with staff and stakeholders, and feedback from
the City’s Planning and Zoning Board and numerous citizens at public meetings, some big opportunities
for the East Roosevelt Road Corridor have been identified:
1. Reconsider the mix of permitted and special uses allowed along the East Roosevelt Road
Corridor. Additional uses may be appropriate given the changing nature of the corridor and the
regional market.
Put simply, the current mix of uses permitted along the corridor is too limited. Those uses
permitted in the OR district, as well as those in the C-3 district should be expanded to
accommodate a modern mix that includes a variety of dwelling types (and densities), as well as
variety of commercial and office uses. Though sensitivities to adjacent uses should be
considered, the nature of Roosevelt Road as a highly trafficked commercial corridor in the City
should be acknowledged through the uses permitted along it, and new uses should be allowed
by right, as well as additional uses through the special use process. In particular, the OR zoned
areas of the corridor would benefit greatly from some additional permitted uses such as
restaurants, a variety of retail goods establishments and service uses, among others.
Additionally, the City may want to restrict some currently allowed uses, such as automobile
service/repair, drive-through facilities, and gas stations, as some comments have cited the
abundance of these types of uses along the corridor as an obstacle to long-term change.
2. Add flexibility for shallow or narrow lots along the Roosevelt Road Corridor. At present, there
are a number of lots that exhibit a more shallow (~130’ or less in depth) condition, making
certain development forms challenging to implement along the corridor. Standards should
acknowledge this condition, and provide some flexibility for new development that may want
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to locate on the Roosevelt Road corridor.
The dimensional standards in place for those zoning districts along Roosevelt Road are a
limiting factor for reuse and redevelopment of land and structures along the corridor. Some
adjustments should be considered to add flexibility and acknowledge the existing shallow or
narrow development pattern along certain sections of the corridor. These may include:
o

Adjustment of required street setbacks to achieve desired form. The City may want to
consider reducing the required front setback to allow development to move closer to
the corridor (15’ from 25’, perhaps). As many lots exhibit a somewhat shallow condition,
these adjustments may make new, more modern development forms easier to achieve
on Roosevelt Road.

o

Adjustment of required rear and interior side setbacks. Again, given the conditions
along the corridor, particularly related to lot depth and width, it may be beneficial to
evaluate the required rear and interior side yards for adjustment. Often, a regulation
that is not a set standard, but rather a function of the lot characteristics (rear yard as a
% of lot depth with a minimum based upon whether adjacent to residential or
nonresidential, for instance) is most successful in bridging the conflict between flexibility
for commercial development and protection of adjacent residential development.

o

Adjustment of Permitted Building Height. Permitted heights along the East Roosevelt
Road Corridor are currently fairly limited, particularly in the OR District which permits a
maximum height of 35 feet or 2.5 stories, in keeping with the intent of preserving a
residential appearance. The C-3 District is a bit more permissive, allowing 40 feet in
height, however the City may want to consider allowing increased building height,
perhaps in strategic locations along the corridor, as a means of encouraging
redevelopment. Particularly as related to affordable housing, allowing for additional
height on what are often constrained development sites may help residential
development pencil out at a lower cost of construction, making the difference between
housing being built along the corridor, or not.

o

Adjustment of buffer requirements based upon lot characteristics. Currently, a 15’
landscaped buffer and a solid fence is required where a nonresidential use abuts a
residential use. For some lots along the corridor, this 15’ requirement may be too high.
A standard based upon lot depth might be considered as an alternative. For instance
lots with 150’ or more of depth are required to provide the 15’ buffer, and lots that are
less than 150’ deep are required to provide a 5’ buffer with a solid fence. A similar
standard might be effective for side yard adjacencies based upon lot width; lots with 60
feet or less in width may provide the same reduced buffer with a solid fence. The intent
is not to eliminate required buffers, but rather to encourage redevelopment through
sensible requirements that aim to balance protection of adjacent neighborhoods with
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effective standards for new development along the corridor.
3. Accommodate additional housing options along the corridor. There is a desire to examine
how additional housing might be accommodated along Roosevelt Road, whether through new
multi-family development, senior housing development, or alternative forms such as
townhomes.
The City’s current zoning ordinance prohibits dwelling units on the ground floor in the C-3
District, and dwelling units are prohibited entirely in the OR District. Given the proximity of
these districts to residentially zoned property along the corridor, the demand for more housing
options in the City, and the opportunity that may exist to accommodate new housing along
Roosevelt Road, it may make sense to consider allowing dwelling units on the ground floor in
the form of multiple-family dwellings or townhouses in strategic locations.
4. Create a commercial focus area toward the center of the Corridor, leveraging new
investment and development opportunities to encourage a more urban, walkable
development character. There is the potential to create a commercial focus area on the
corridor, spanning from approximately West Street to President Street. The proximity of this
area of the corridor to downtown Wheaton, the Metra, and existing walkable development
lends itself to consideration as a commercial focus for the corridor. The market assessment has
also highlighted the desire for businesses to locate nearby the new Mariano’s, and parcels in
this area tend to be somewhat deeper and larger development sites than at other areas along
the corridor.
5. Prioritize the creation of a unified streetscape for the East Roosevelt Road Corridor. The
Roosevelt Road streetscape environment is perceived to be less aesthetically pleasing than that
of its neighbors. This condition should be assessed for potential options that may lead to
improvement, such as installation of landscape at key corners, alternating treatments from one
side of the road to another as conditions permit, and investigating opportunities for installation
of pedestrian-scale lighting along the corridor.
Vision and Guiding Principles
Vision
The East Roosevelt Road Corridor will be an aesthetically pleasing, vibrant mixed-use corridor – a
welcoming gateway into the community. New commercial and residential development will enliven the
corridor, while buffering and protecting the residential communities to the north and south. Streetscape
enhancements will give the corridor a unified identity, distinguishing Wheaton from neighboring
communities and complementing the City’s established character. The strength of the corridor will lay in
its diversity and flexibility, accommodating a range of uses and development forms that will make it an
attractive location for both businesses and residents alike into the future.
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Guiding Principles
In seeking to achieve the vision articulated above, it is critical that any actions taken by the City should
acknowledge and respect the following series of guiding principles:


Roosevelt Road should be a visually pleasing and commercially viable corridor – a major
community gateway and draw into the City of Wheaton.



Any new land use policy or development regulations should provide flexibility for the corridor to
develop based upon changing future conditions; the City should keep an open mind to all types
of uses.



Scale is important; the existing scale of development along the corridor should be maintained.
However, key locations along the corridor may be appropriate for taller buildings.



Existing single-family neighborhoods adjacent to the East Roosevelt Corridor should be
maintained and protected.



Retail and commercial service uses (including restaurants) should be encouraged in all
commercially zoned areas along Roosevelt Road.



Redevelopment of existing single-family buildings should be encouraged. Townhomes and multifamily development may serve as a buffer to protect adjacent residential neighborhoods.



Existing affordable housing on the East Roosevelt Road Corridor should be maintained.



Parking requirements should be fine-grained, and balanced to ensure adequate supply, as well
as encouragement of new development and/or redevelopment.

Recommendations
To help move the City toward its desired land use and development vision, two primary strategies are
proposed and detailed below.
-

First, a major update to the City’s land use policy for the East Roosevelt Road Corridor is
proposed, including the delineation of character areas that acknowledge the varying conditions
along the corridor, strengthening existing development patterns or facilitating change where
desired.

-

Second, the implementation of this updated policy through creation of an overlay district that
aligns the City’s development vision and land use policy with corridor-specific development
regulations tied to the identified East Roosevelt Road character areas.
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Additionally, general recommendations related to improvement of the East Roosevelt Road Corridor
streetscape environment are included at the end of this section. All recommendations included herein
are applicable only to those parcels fronting directly on the Roosevelt Road corridor as shown in the
map below. No changes are recommended to the existing stable residential areas to the rear of the
corridor.
East Roosevelt Road Corridor – Areas subject to Plan recommendations

East Roosevelt Road Character Areas
The East Roosevelt Road Corridor, at nearly two miles in length, varies significantly in developed
character from east to west. This variation is manifest in the physical form and placement of buildings
along the corridor, as well as the uses that are present. The current variation in use and form is largely
due to existing development regulations that served as an implementation tool for the low-intensity
development pattern recommended by the City’s 1999 Comprehensive Plan.
In re-envisioning the future of the corridor, a series of places, or character areas have been established
to guide future development. The intent of each of these character areas is to provide a greater variety
of redevelopment potential along the East Roosevelt Road Corridor that respects existing developed
character, facilitates change where desired, and implements the City’s vision for the future of Roosevelt
Road.
These character areas are established based upon existing physical development patterns, as well as
identified areas of opportunity or desired change. They include (from east to west):
-

A Transition Zone, from the City limits to Lorraine Road.
A Mixed-Use Flexible Zone, from Lorraine Road to President Street.
A Commercial Core Zone, from President Street to West Street/Warrenville Road.
A Horizontal Mixed-Use Zone, from West Street/Warrenville Road to Carlton Avenue.

CITY OF WHEATON, IL

14

Comprehensive Plan Update
East Roosevelt Road Corridor Area

PZB RECOMMENDED DRAFT | 05.2019
East Roosevelt Road Corridor Character Areas

Each of these character areas is described in detail below. Building form and placement
recommendations are presented for each character area, as well as a series of proposals for permitted
uses in each character area.
Transition Zone
Description
The intent of the Transition Zone is to provide an opportunity for the continuation of the larger, autooriented development pattern observed at the eastern edge of the corridor in Wheaton, intermixing
with varied development forms and serving as a transition to the more mixed-use, walkable areas
located to the west of the City’s border with Glen Ellyn. The Transition Zone spans the corridor from the
City boundary on the east to Lorraine Road on the west, and is characterized by a combination of strip
retail development, recent redevelopment of significant size, and smaller parcels on the northern side of
the corridor, accommodating commercial uses in former single-family homes. Physically, sites exhibit
significant setbacks from Roosevelt Road, with surface parking located to the front or side of structures,
which are predominantly one to two stories in height.
The southern side of the corridor is completely developed, with large structures on sizeable lots that
occupy both sides of the block between Roosevelt Road and Taft Avenue to the south. The northern side
of the corridor, however, exhibits shallower lot depths that back up to existing residential
neighborhoods. As such, dimensional standards for new development must be capable of addressing
these varied conditions, ensuring the adequate protection of the established residential areas to the
north.
New development in the Transition Zone should accommodate a broad range of uses, including a
combination of retail, service, and larger auto-oriented sales/service uses as a transition from the
intensely auto-oriented development pattern on Roosevelt Road in Glen Ellyn to the east, into the
Mixed-Use Flexible Zone in Wheaton to the west. Design and siting standards should be tailored to
ensure they provide adequate guidance to ensure good building design, while also providing the needed
flexibility to accommodate varying development forms in the Transition Zone.
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Transition Zone – Current Character

Transition Zone – Future Vision
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Form and Placement

Recommended building form and placement standards are as follows:
Minimum Lot Area
Minimum Lot Width
Maximum Building Height

None
None
40’ 35’

Minimum Yard abutting any Street
Minimum Interior Side Yard

25’
Abutting nonresidential: None.

Minimum Rear Yard

Abutting residential: 15’
Abutting nonresidential: 15’
Abutting residential: 30’

Permitted Uses
Permitted uses in the Transition Zone should be all those currently allowed within the City’s C-3 District,
currently mapped over this section of the corridor, including auto service and repair, which should
remain allowed by special use permit. The use permissions for this section of the corridor should be
evaluated and refined to ensure they permit a range of retail, restaurant and service uses, as well as
larger auto-oriented development which may be appropriate transitioning from Glen Ellyn to the east.
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Mixed-Use Flexible Zone
Description
The Mixed-Use Flexible Zone is intended to provide for a variety of uses and development forms in a
vertically and horizontally mixed-use environment along the East Roosevelt Road Corridor. The MixedUse Flexible Zone extends from Lorraine Road on the east, to President Street on the west. Currently,
this stretch of the corridor is characterized by a mixture of multi-family residential development, smallscale office buildings and office uses in formerly single-family homes, and retail and service uses of
varying size.
As is the case further to the east, the southern half of the corridor comprises generally larger
development due to larger lot sizes, a number of which span the width of the block and front on both
Roosevelt Road and Taft Avenue to the south. The largest recent redevelopment has been the Bucky’s
Mobil convenience filling station, and the new AAA building to its east. Both of these new developments
exhibit quite large setbacks, as the sites on the southern side of the corridor do not directly abut existing
residential development as they do to the north, where properties present more physical development
constraints.
The multi-family development present on this section of the corridor exceeds the current permitted
densities allowed by the City’s R-7 zoning, which is mapped over a significant portion of the Mixed-Use
Flexible Zone. These multi-family buildings do not provide adequate space on site to accommodate
required parking or landscape, resulting in a disorderly physical appearance along the corridor in certain
instances, or cramped and non-functional parking located to the rear of structures in other instances.
Dimensional standards should be evaluated and refined to ensure that future development or
redevelopment along this section of the corridor can accommodate multi-family development that
achieves the type of density the City wants to see in the R-7 District, while allowing for functional site
design and the protection of the single-family residential neighborhoods to the north.
The Mixed-Use Flexible Zone should encourage a broad range of uses, including retail, service, office,
and multi-family residential. There is a great deal of redevelopment opportunity within this section of
the corridor, and use permissions as well as bulk standards should be tailored to prioritize flexibility,
encouraging new development to locate along the corridor, while continuing to provide protections for
existing adjacent residential areas.
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Mixed-Use Flexible Zone – Current Character

Mixed-Use Flexible Zone – Future Vision
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Form and Placement
Minimum Lot Area
Minimum Lot Width
Maximum Building Height

None
None
50’ 40’

Minimum Yard abutting any Street
Minimum Interior Side Yard

Build-to zone of 5’ to 25’
Abutting residential: 15’
Abutting nonresidential: None
Abutting residential: 30’
Abutting nonresidential: 15

Minimum Rear Yard

Permitted Uses
The Mixed-Use Flexible Zone should accommodate a wide variety of uses, including all those within the
City’s C-3 commercial district, as well as the R-7 residential district. Further, the Mixed-Use Flexible Zone
should not allow any additional auto service/repair or gas station uses along this section of the corridor.
The intent here should be to permit, either by-right or by special use approval, the creation of a vibrant
mixed-use area that is flexible in both use permissions and dimensional characteristics, so as to promote
redevelopment that achieves a horizontally and vertically mixed-use character along the corridor.
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Commercial Core Zone
Description
The Commercial Core Zone is intended to encourage a concentration of new development and
redevelopment at the heart of the East Roosevelt Road Corridor, and to foster a pedestrian-oriented,
mixed use environment that accommodates the needs of residents immediately adjacent to the
corridor, as well as the larger community. This central section of the East Roosevelt Road corridor
contains large parcels that may accommodate new development/redevelopment of significant size, and
is in proximity to downtown Wheaton, the City’s Metra station, and recent redevelopment that may
serve as a local and regional draw, most notably the Mariano’s grocery store located at the corner of
East Roosevelt Road and Naperville Road. Extending from President Street on the east to West
Street/Warrenville Road on the west, the Commercial Core Zone is envisioned as a highly walkable,
pedestrian oriented mixed-use area accommodating the needs of both residents to the north and south
of the corridor, and drawing visitors from the larger community.
As is the case throughout the majority of the corridor’s length, parcels on the north side of Roosevelt
Road are constrained by shallower lot depths and generally smaller lot sizes, while parcels on the
southern side of the corridor are larger in size, with generally greater depth. There are currently a wide
variety of uses and development forms accommodated within this section of the corridor, including
single-family homes, homes converted to small-scale office uses, larger multi-story office buildings, retail
strip development, and even a commercial nursery. The Commercial Core Zone should continue to
encourage this eclectic mix of uses, while allowing the market flexibility to see some of these uses turn
over in the future as the needs of the community and region continue to shift.
Standards for the Commercial Core Zone should ensure that as new development or redevelopment
occurs, the City’s vision of a pedestrian-focused corridor, adequately buffered and protective of the
residential development it abuts, can be implemented.
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Commercial Core Zone – Current Character

Commercial Core Zone – Future Vision

CITY OF WHEATON, IL

22

Comprehensive Plan Update
East Roosevelt Road Corridor Area

PZB RECOMMENDED DRAFT | 05.2019
Form and Placement
Minimum Lot Area
Minimum Lot Width
Maximum Building Height

10,000sf
60’
50’
*65’ within 200 linear feet of an identified Key
Corner.

Minimum Yard abutting any Street
Minimum Interior Side Yard

Build-to Zone of 0-20’
Abutting residential: 15’
Abutting nonresidential: None
Abutting residential: 30’
Abutting nonresidential: 15’

Minimum Rear Yard

Permitted Uses
Currently, the Commercial Core Zone is covered by a variety of zoning districts, including the C-3, C-5, R3, R-4, and OR districts. These districts allow for quite a varied mix of uses; the C-3 and C-5 districts are
quite permissive, whereas the residential zoning districts, and the OR District are quite limiting in terms
of their permitted uses.
Moving forward, the Commercial Core Zone should accommodate a varied mix of commercial and
residential uses, encouraging redevelopment and the productive use of some of the corridor’s most
significant redevelopment opportunities. The range of permitted uses should be greatly expanded,
allowing the continuation of those uses currently in place which may be viable into the future, as well as
a number of new uses that the market may determine are appropriate for this section of the corridor.
Though the overall palette of uses permitted here should be greatly expanded, similar to the Mixed-Use
Flexible Zone – the City should prohibit auto service/repair and gas station uses to protect the vision of
this section of the corridor as a concentration of pedestrian-oriented, walkable development.
Infrastructure
The City’s 1999 Comprehensive Plan recommended a number of street closures as a measure to protect
the integrity of the established residential neighborhoods to the north and south of the corridor, all of
which have been implemented. A further consideration may be the closure of South Chase Street, and
vacation of the right-of-way for the depth of the development parcels abutting the East Roosevelt Road
Corridor. Vacating this right-of-way would create a larger, more attractive development site on the
southern side of the corridor, potentially encouraging parcel assembly and new development of
significant size.
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Horizontal Mixed-Use Zone
Description
The Horizontal Mixed-Use Zone is intended to encourage the creation of a mix of residential and
nonresidential uses, serving as a transition from the more intensely developed Commercial Core, to the
predominantly residential character of the corridor moving west. Currently, this section of the corridor
comprises a series of low intensity office uses, as well as single-family homes still in residential use or
converted to small-scale office uses.
As the market for these types of office uses wanes, there may be opportunity for new types of
commercial or residential development to locate on this section of the corridor. The Horizontal MixedUse Zone would allow for the intermixing of these uses in a parcel-to-parcel manner, allowing for
residential uses on the ground floor adjacent to low intensity office or commercial uses.
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Horizontal Mixed Use Zone – Current Character

Horizontal Mixed Use Zone – Future Vision
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Form and Placement
Minimum Lot Area
Minimum Lot Width
Maximum Building Height
Minimum Yard abutting any Street
Minimum Interior Side Yard
Minimum Rear Yard

Nonresidential: 10,000sf
Townhouse: 3,000sf per unit
Multi-family up to 6 Units: 2,000sf per unit
60’
40’ 35’
15’
15’
Abutting residential: 30’
Abutting nonresidential: 20’

Permitted Uses
This section of the corridor is currently predominantly zoned OR, greatly limiting redevelopment
opportunity as the type of small-scale office structures located here are not in high market demand, and
the OR District does not permit an adequate variety of alternative uses. Moving forward, a variety of
uses may be appropriate in the Horizontal Mixed-Use Zone, including limited retail (no convenience
filling stations or auto service uses, no drive-throughs), personal service establishments, and a variety of
residential dwellings.
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Regulatory Strategies
In order to help the City implement the vision established for the East Roosevelt Road Corridor, a series
of regulatory strategies are proposed here. These strategies are geared toward adjusting the zoning
along the Roosevelt Road corridor to allow for the realization of the City’s vision as established in the
designated character areas described above. As such, it’s important to note that though zoning can work
to implement the City’s vision, it cannot single-handedly work to make redevelopment occur.
Therefore, rather than seeking to directly lead to the creation of new development, these strategies are
more tailored to adjusting the current regulations and “getting out of the way,” allowing the market
drive new development along the corridor, subject to a series of standards that ensure quality
development and the protection of the City’s neighborhoods.
East Roosevelt Road Corridor Overlay District
A new overlay district, modifying both permitted uses and dimensional/site development standards of
the base districts mapped along the corridor, is recommended as the most effective means of
implementing these changes targeted specifically to the Roosevelt Road corridor. This technique would
allow the flexibility to make strategic changes to regulations impacting the corridor, while maintaining
the City’s current overall regulatory structure and having minimal impact on the remainder of
Wheaton’s development regulations.
Sample regulatory language is included below, highlighting how such an overlay district might be
constructed for the City of Wheaton. It is important to note that any final overlay district language will
need to be carefully evaluated to ensure consistency with the City’s full Zoning Ordinance. Key points of
alignment with the overall ordinance, including items such as new use definitions, will also need to be
addressed before adoption of a new overlay district.
Sample East Roosevelt Road Corridor Overlay Language.
A.

Purpose

The East Roosevelt Road Corridor Overlay (ERRC) is intended to regulate future land use and
development of the East Roosevelt Road Corridor in the City of Wheaton. The regulations of the overlay
district ensure that future development aligns with the City’s established vision for the corridor,
providing flexibility for new development while ensuring compatibility with adjacent established
residential neighborhoods.
B.

Applicability

The standards of this article apply to all development in the East Roosevelt Road Corridor Overlay
District as follows:
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1. The provisions of Appendix A (Zoning) of the City of Wheaton Municipal Code continue to
apply to all development within the ERRC Overlay District, unless specifically modified by this
article.
2. Where provisions of this article are inconsistent with Appendix A (Zoning) of the City of
Wheaton Municipal Code, the provisions of this article apply.
3. All new construction, as well as substantial repair/rehabilitation of existing non-conforming
structures in accordance with Article 4 of the City of Wheaton Zoning Ordinance, within the East
Roosevelt Road Corridor Overlay is subject to the standards of this article.
C.

Subdistricts Established

The East Roosevelt Road Corridor Overlay comprises a series of subdistricts as described below. The
boundaries of these subdistricts are established per Figure X.X, East Roosevelt Road Corridor Overlay
Subdistricts.
1.

HMU Horizontal Mixed-Use Subdistrict

The HMU Horizontal Mixed-Use Subdistrict is intended to encourage the creation of a mix of
residential and nonresidential uses, serving as a transition from the more intensely developed
Commercial Core, to the predominantly residential character of the corridor moving west.
2.

CC Commercial Core Subdistrict

The CC Commercial Core Subdistrict is intended to encourage a concentration of new
development and redevelopment at the heart of the East Roosevelt Road Corridor, and to foster
a pedestrian-oriented, mixed use environment that accommodates the needs of residents
immediately adjacent to the corridor, as well as the larger community.
3.

MUF Mixed Use Flexible Subdistrict

The MUF Mixed-Use Flexible Subdistrict is intended to provide for a variety of uses and
development forms in a vertically and horizontally heterogeneously mixed environment along
the East Roosevelt Road Corridor.
4.

TR Transition Subdistrict

The TR Transition Subdistrict is intended to provide an opportunity for the continuation of the
larger, auto-oriented development pattern observed at the eastern edge of the corridor in
Wheaton, intermixing with varied development forms and serving as a transition to the more
mixed-use, walkable areas located to the west of the City’s border with Glen Ellyn.
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D.

Uses

Table X.X establishes the principal uses allowed within the ERRC East Roosevelt Road Corridor Overlay
District. A “P” indicates that the use is permitted by-right in the subdistrict. An “S” indicates that the use
is a special use in the subdistrict and requires special use approval. If a cell is blank, or a use is not
specifically listed, the use is not allowed in the subdistrict.
Note: New uses have been proposed for each of the subdistricts based upon the character envisioned
for each in the future. The intent with uses for the ERRC Overlay is to provide a use matrix as seen
below, allowing for an at-a-glance way to see which uses are permitted in which subdistrict, and to
compare them side-by-side.
To add clarity to the permitted/special uses in each subdistrict, the uses included in the table below
have been reduced or consolidated to eliminate duplicates/iterative versions. As such, the City’s
complete list of uses is not addressed here, only the uses that would be permitted in one of the overlay
subdistricts.
Principal Use

HMU

Adult day care facilities
Animal hospitals
P

Antique sales
Appliance sales

CC

MUF

P

P

TR

P

P

P

P

P

P

P

P

P

Art gallery

P

P

P

P

Art supplies

P

P

P

P

Arts and crafts shops

P

P

P

P

Auction rooms

P

P

P

Auto parts stores

P

P

P

Automatic teller machines

P

P

P

Automobile sales

P

Automobile service stations (Corrected – Special Use in accordance with current C-3 district)

SP

Automobile repair facilities (Corrected – Special Use in accordance with current C-3 district)

SP
P

Bakery, retail
Banks and financial institutions (a special use permit is required for service directly for customers in
vehicles)

P

P

P

P

P

P

S

P

Banquet Facilities
Barber shops, Hair Stylists

P

P

P

P

Bath, bed, and kitchen shops

P

P

P

P

Beauticians

P

P

P

P

Bicycle sales and repair

P

P

P

P

Book, magazine and newspaper stores

P

P

P

P

S

P

P

P

Bowling Alleys
P

Buildings primarily devoted to Religious Worship
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Principal Use

HMU

CC

MUF

TR

Business and professional offices

P

P

P

P

Candy and popcorn stores

P

P

P

P
S

Car washes
P

P

P

P

Carry-out restaurants

P

P

P

Catering

P

P

P

Carpet and tile sales

China and glassware stores

P

P

P

P

Clothing and apparel stores

P

P

P

P

Coin and stamp stores

P

P

P

P
SP

Convenience filling stations (Corrected – Special Use in accordance with current C-3 district)
Convenience food stores

P

P

P

Cookware stores

P

P

P

P

Cosmetic sales

P

P

P

P

Curtain and drapery stores

P

P

P

P

Delicatessens

P

P

P

P

Dentists

P

P

P

P

P

Department stores
P

Dog grooming
Drive Through (Corrected – consistency w/ Fast Food Drive Through Below)

P

Drug stores
Dry cleaners and laundry

P

P

P

P

S

S

S

P

P

P

P

P

P
P

Dry cleaning and laundry plants
Dwelling unit, above the ground floor

P

P

P

P

Engraving services

P

P

P

P
P

Equipment, trailer, and truck rental
P

P

P

P

P

Fast food restaurants with drive through facility (Corrected – consistency w/Drive Through)

S

S

SP

Fast food restaurants without drive through facilities

P

P

P

Exterminators
P

Fabrics, sewing supplies, and sewing machine stores

P

P

P

Florists

P

P

P

P

Furniture stores and upholstering

P

P

P

P

Gift and card stores

P

P

P

P

Gourmet foods

P

P

P

P

Government uses and buildings

P

P

P

P

Governmental office buildings

P

P

P

P

Grocery stores

P

P

P

P

Financial institutions
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Principal Use

HMU

CC

MUF

Group Care Homes, with no more than five (5) occupants, including staff persons, and not located
within 300 feet of another Group Care Home. For multiple family buildings, the 300 foot distance
requirement shall not apply to the units within a single multiple family building, but to the building
itself and other group care homes

P

P

Group Care Homes with six (6) to fifteen (15) occupants, including staff persons,
and not located within 300 feet of another Group Care Home. For multiple family
buildings, the 300 foot distance requirement shall not apply to the units within a
single multiple family building, but to the building itself and other group care
homes.

S

S

Hardware stores

P

Health club, tanning studio, gymnasium, athletic training schools, tennis and racquetball facilities

TR

P

P

P

P

P

P

Historical and architectural education center

P

P

P

P

Hobby shops

P

P

P

P

S

S

S

P

P

P

Hotels
Ice cream parlors

P

Inns

S

Jewelry stores

P

P

P

P

Leather goods and luggage stores

P

P

P

P

Libraries

P

P

P

P

Mail order and catalog sales

P

P

P

P

Meat markets

P

P

P

P

Meeting halls

P

P

P

P

Mortuaries

P

P

P

Motels

S

S

S

Movie theaters (in-door)

S

S

S

Multiple-family dwellings

P

Museums

P

Musical instrument sales and service

P

P
P

P

P

P

P

P

P

Nurseries, landscapers, and landscape maintenance equipment sales
Nursery schools

S

S

S

S

Office supplies, business machine sales, and computer sales

P

P

P

P

P

P

P

Offices and showrooms for building and related trades, including but not limited to carpenters, air
conditioning, plumbing, heating, painting & wallpapering, electricians, and sign contractors
Opticians and optometrists

P

P

P

P

Paint, glass, and wallpaper stores

P

P

P

P

Parcel delivery services

P

P

P

Parking lots

P

P

P
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Principal Use
Parks and forest preserves

HMU

CC

MUF

TR

P

P

P

P

P

P

P

Performing arts theater
Pet shops

P

P

P

P

Photographic studios

P

P

P

P

Photographic supplies and cameras

P

P

P

P

Picture framing

P

P

P

P

Post office, parcel services

P

P

P

P

Printing, copying, and blueprint services

P

P

P

P

Private clubs

P

P

P

Public utility offices

P

P

P

Radio, TV, and recording studios

P

P

P

P

Record, tape, and video tape sales and rental

P

P

P

P
P

Recreational vehicle sales, rental, and service
P

Resale shops

P

P

P

P

P

S

S

S

S

P

Research laboratories
P

Restaurants
Schools (Pre-K through Eighth Grade - *standards per 18.3)
Senior housing developments

S

Single-family dwellings

P

Shoe repair shops

P

P

P

P

Shoe stores

P

P

P

P

Sporting goods stores

P

P

P

P

Tailors and dressmakers

P

P

P

P

Tea rooms

P

P

P

P

Tobacco and pipe shops

P

P

P

P

Toy stores

P

P

P

P

Upholstering, furniture refinishing, and mending establishments

P

P

P

P

Variety stores

P

P

P

P
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E.

Bulk Regulations

Table X.X establishes the bulk regulations for the ERRC East Roosevelt Road Corridor Overlay District.

Minimum Lot Area

Minimum Lot Width

HMU
Nonresidential:
10,000sf
Townhouse: 3,000sf
per unit
Multi-family up to 6
Units: 2,000sf per
unit
60’

CC

MUF

TR

10,000sf

None

None

60’
50’
*65’ within 200
linear feet of an
identified Key
Corner.
Build-to Zone of 020’
Abutting residential:
15’

None

None

40’

35’

Build-to zone of 5’
to 25’
Abutting residential:
15’

Abutting residential:
15’

Abutting residential:
30’

Abutting
nonresidential:
None
Abutting residential:
30’

Abutting
nonresidential:
None
Abutting residential:
30’

Abutting
nonresidential:
None
Abutting residential:
30’

Abutting
nonresidential: 20’

Abutting
nonresidential: 15’

Abutting
nonresidential: 15

Abutting
nonresidential: 15’

Maximum Building
Height

35’

Minimum Yard
abutting any Street

15’

Minimum Interior
Side Yard

Minimum Rear Yard

1.

15’

25’

Key corners are established as follows:
a.

The intersection of East Roosevelt Road and South Naperville Road

b.

The intersection of East Roosevelt Road and South Chase Street

c.

The intersection of East Roosevelt Road and South Main Street
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Sample Illustration – Required Yards

Sample Illustration – Build-to-zone
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F.

Design
1.
OR District requirements related to scaling of building mass to replicate a residential
structure do not apply within the ERRC Overlay District.
2.
Exterior masonry construction requirements do not apply within the ERRC Overlay
District.
3.

ERRC District Design Standards

Table X.X: ERRC District Design Standards establishes the design standards for the ERRC
subdistricts. In the table, a “•” indicates that the standard is applicable in the subdistrict
indicated. The absence of a “•” indicates that the standard does not apply to the subdistrict.
Table X.X: ERRC Subdistricts Design Standards
HMU

CC

MUF

TR

Building façades that abut a public right-of-way must not contain blank wall areas that exceed
30 linear feet, measured per story parallel to the street.

•

•

•

Building façades in excess of 100 linear feet that abut a public right-of-way must include a
repeating pattern with no less than two of the following elements: texture change, material
module change, or a wall articulation change of no less than 2 feet in depth or projection, such
as a reveal, pilaster, or projecting rib. All elements must repeat at intervals of no more than 50
linear feet.

•

•

•

•

Building materials and visual elements used on the primary building frontage must continue on
all building façades that are visible from a public right-of-way.

•

•

•

•

Façade Design

Fenestration Design
The ground floor of the front façade of nonresidential and multi-family structures must maintain
a minimum transparency of 35%, measured between two and ten feet in height.

•

The ground floor of the front façade of nonresidential and multi-family structures must maintain
a minimum transparency of 50%, measured between two and ten feet in height from grade.

•

•

•

Upper floors of the front façade of nonresidential and multi-family structures must maintain a
minimum transparency of 15% of the wall area of the story

•

•

•

Sites must be designed to ensure safe pedestrian access from the public right-of-way, and safe
pedestrian circulation within the development.

•

•

•

•

A cohesive character must be established through the use of coordinated hardscape (paving
materials, lighting, street furniture, etc.) and landscape treatments within the development.

•

•

•

•

Commercial Site Design
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Sample Illustration – Blank Wall

4.

Building Material Restrictions

In the ERRC Overlay District, the following building materials are prohibited on any façade facing
a public right-of-way, or any façade that abuts a residential district. Such materials may still be
used as decorative or detail elements for up to 25% of the façade, or as part of the exterior
construction that is not used as a surface finish material.
a.

Plain concrete masonry units (CMU)

b.
Aluminum, steel or other metal sidings; this restriction does not include metal
architectural wall panels

G.

c.

Exposed aggregate (rough finish) concrete wall panels

d.

T-111 composite plywood siding

e.

Plastic

f.

Vinyl

Landscaping and Screening
1.
A parking lot perimeter landscape yard is required where any parking lot is located
adjacent to a right-of-way. The perimeter landscape yard must be established along the edge of
the parking lot to screen vehicle parking from the right-of-way.
a.
A perimeter yard must be a minimum of ten feet wide, measured from the edge
of the parking lot to the right-of-way. The width of the perimeter yard may be reduced
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to seven feet for parking lots, including vehicular use areas, of less than 10,000 square
feet.
b.
One shrub, measuring a minimum of 18 inches at planting and a minimum of
three feet at maturity, is required for every three feet of perimeter area length, spaced
linearly.
c.
One shade tree is required for every 25 feet of perimeter area length. Trees may
be spaced linearly, or clustered to accommodate site constraints or complement an
overall landscape design. Alternatively, two ornamental trees may be planted for each
required shade tree.
d.
Landscape areas outside of shrub and/or tree masses must be planted in turf or
other live groundcover. Pedestrian paths and amenities may also be constructed within
the perimeter landscape yard.
e.
Parking lots located on properties developed under a common or unified
development plan and/or which have a shared access agreement are not required to
provide a perimeter landscape yard along common property lines where parking areas
abut.
Sample Illustration – Parking Lot Perimeter Landscape Yard

2.
Where nonresidential property in the ERRC Overlay abuts residential property to the
rear, and where such nonresidential lots are 150 feet or less in depth, the required landscape
buffer (6.8.3 of the Wheaton Zoning Ordinance) may be reduced to five feet, with the inclusion
of a solid six foot tall fence at the rear property line.
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3.
Where nonresidential property in the ERRC Overlay abuts residential property to the
side, and where such nonresidential lots are 60 feet or less in width, the required landscape
buffer (6.8.3 of the Wheaton Zoning Ordinance) may be reduced to five feet, with the inclusion
of a solid six foot tall fence at the rear property line.
H.

Parking Requirements in the ERRC Overlay District
1.
Within the ERRC Overlay District, the required parking minimums of Article 22 of the
City of Wheaton Zoning Ordinance may be reduced by 15% for nonresidential uses.

Streetscape and Lighting
As noted earlier in this document, the East Roosevelt Road streetscape environment is perceived by
many to be less aesthetically pleasing than that of its neighbors. As the East Roosevelt Road Corridor is a
major gateway into the community, the City should consider options to improve its appearance over
time.
Currently, right-of-way widths are a major constraint for implementation of streetscape and lighting
improvements along the corridor. Particularly on shallower development sites, lot depth becomes a
limiting factor when considering locations of buildings and required parking, and property owners may
be reluctant to devote space at the front of their private property to the installation of improvements
such as sidewalks, lighting, and landscape. As flexibility is created through more permissive zoning and
buffering standards, however, there may be additional opportunity for the City to coordinate with
property owners to achieve installation of improvements along the corridor.
Installation of such improvements should be prioritized for key locations along the corridor, such as the
western Transition Zone as a gateway into the City, and the Commercial Core Zone, focused at the
intersection of Naperville and Roosevelt Road. Such key corners can serve as a focal point to enhance
the overall image of the corridor and provide much needed visual relief, even if enhancements are not
able to be installed for the entirety of the corridor.
The City should explore the possibility of applying for funds through the Illinois Transportation
Enhancement Program (ITEP), which is designed to “promote and develop alternative transportation
options, including bike and pedestrian travel, along with streetscape beautification.” Applicants can
apply for up to $2 Million in funding, which provides reimbursement for a variety of improvement
related costs including right-of-way and easement acquisition, engineering and construction, and street
lighting improvements.
Zoning Ordinance Update
In examining the City’s Zoning Ordinance as it relates to development along the Roosevelt Road
Corridor, it has become clear that a number of the issues identified as impacting the corridor may also
be affecting development and redevelopment throughout the community. As a longer-term strategy to
modernize and streamline the City’s development regulations, Camiros recommends a comprehensive
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update/rewrite of the City’s Zoning Ordinance. Some of the more contemporary approaches
recommended for Wheaton in an updated ordinance include:
Generic Uses
One of the most important parts of a zoning update for the City of Wheaton should be pursuing a
generic use approach, rather than the specific uses currently listed within each zoning district of the
Ordinance. As a vital component of a successful ordinance, Camiros recommends a generic use
approach in ordinance rewrites. A generic approach to the listing of uses is established by combining all
or most uses into broader terms. For example, hair stylists, barber shops, beauty parlors, and
beauticians (all listed separately in the City’s current ordinance), can be replaced by the term “personal
services establishment,” which would also permit additional similar uses such as pet grooming
establishments, dry cleaners, shoe repair, tailors, and nail salons. During a comprehensive update, the
uses within the current ordinance would be evaluated to look for further opportunities where such
simplification may be possible or appropriate.
Generic uses have the advantage of being broad enough to include a wide range of uses, eliminating the
need for amendments as new uses emerge. Under the generic use approach, all uses are defined and
included in the definitions section of the ordinance. Importantly, the uses allowed in each district
should be evaluated and updated to ensure that they correspond to the purpose, form, and function of
the districts. The cumulative use organization currently employed by the City, wherein certain districts
refer to all the uses within another district, plus or minus a set of additional uses, is often confusing, and
may not allow for an intentional or tailored distribution of uses. In fact, such an organization can often
lead to unintended consequences over time as a district is amended and those that refer to it may not
be considered.
Form-Based Controls
Form-based controls can be considered for integration where they may be useful to the City. Formbased controls stress a more comprehensive physical compatibility that includes both adjacent buildings
and the public realm. The concern is the visual and physical contextual relationship between properties
and the public realm, and demonstrating how these standards should be applied based on the site
features, configuration, and general building form. In order to be specific and clear about how the
standards should be applied on individual sites as well as in contextual relationships, form-based coding
has moved away from the typical legalistic and written form of regulation to a very graphic format. This
emphasis on graphical depiction has engendered a new format for code development that presents
much of the regulatory requirements in drawings and tables rather than text. Such form-based
approaches may be appropriate for areas of the City that seek to maintain a particular development
pattern or character, such as Downtown Wheaton.
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Illustrations and Matrices
Illustrations, matrices and flowcharts are an effective way for modern zoning ordinances to
communicate information to users in an easily understandable format. Wheaton’s current zoning
ordinance would benefit from the inclusion of graphics to illustrate some more complex standards, as
well as a more liberal use of tables and matrices, which can easily summarize and clearly present
information regarding uses, dimensional requirements, and other numerous other provisions.
Updated Site Development Standards
The City may want to consider updating its current standards related to site development, such as
required parking and landscape. The current ordinance requires development to provide amounts of
parking that are quite high relative to more modern standards, and the City may wish to evaluate
lowering these standards moving forward. Further, parking ratios for new specific uses must be
addressed, such as “Senior Living,” or “Residential Care Facility,” to ensure distinction from other uses
like “multi-family residential.” Additionally, required landscape and buffers within the ordinance may
unintentionally be creating constraints on new development and redevelopment, and the City may want
to evaluate these standards to ensure they are striking an appropriate balance between creating
aesthetic appeal, providing environmental benefits, adequately buffering adjacent uses, and providing
the flexibility needed to encourage new development and infill redevelopment.
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