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Introduction
The Synthesis Report should be considered an
interim working document for purposes of providing
information and facilitating discussion and
understanding.

Purpose of the Synthesis
Report

Sections of the Synthesis
Report

Purpose of the
Comprehensive Plan

A thorough understanding of the
community as it exists today is needed
to begin the planning process. The base
of knowledge included in this Synthesis
Report highlights the needs, strengths,
weaknesses, issues, opportunities,
influences, existing conditions, and trends
which should be addressed in the Village’s
updated Comprehensive Plan.

The Synthesis Report should be
considered an interim working document
for purposes of providing information and
facilitating discussion and understanding.
Given its interim nature, this report is
not intended to be extensively revised,
re-presented, voted on or adopted. For
purposes of discussion and to better
facilitate an overall assessment, the
Synthesis Report is organized into these
sections:

Although Niles can best be described
as a “built-out” community, the
Village is expected to face growth and
redevelopment pressures in the near and
long-term. There are many questions
surrounding these pressures that the
Comprehensive Plan can answer. How
can traffic congestion be improved along
Milwaukee Avenue? Is it possible to
create a village center or true downtown?
Are new types of housing needed?
Should industrial properties remain
industrial or are other uses appropriate?
How can the Village continue to provide
high-quality services especially for
seniors while attracting younger families?
What zoning and development controls
can lead to attractive, high-quality
developments that promote “green
building” techniques? Should the Niles
Free Bus have a longer route? How can
the Village improve the appearance of its
primary corridors including Milwaukee
Avenue?

The existing conditions and perceptions
of the community will inform the
Comprehensive Plan’s vision statement,
goals, and objectives which will lead to
detailed plans and recommendations
for the entire Village. The information
contained in this report is based upon
research, surveying, and data gathering
that has been collected by the consultant
team over the past several months. Other
information was obtained with assistance
from members of the Comprehensive
Plan Subcommittee, Village staff, other
agencies, businesses, and residents who
have participated in the planning process.

Section 1: Review of Past Plans and
Reports
Section 2: Zoning and Development
Controls
Section 3: Market and Demographic
Analysis
Section 4: Community Outreach
Section 5: Existing Land Use and
Development
Section 6: Catalyst Opportunity Sites
Section 7: Community Facilities

The Comprehensive Plan will be designed
to provide the Village adequate guidance
in preserving and protecting important
features, attracting and retaining
businesses, improving transportation and
circulation, coordinating development and
establishing an improved appearance and
image.
Village-wide recommendations will be
provided for land use and development,
catalyst opportunity sites, transportation
and mobility, community facilities, arts
and culture, parks, sustainability, and
urban design.
The Comprehensive Plan will also
establish the ground rules for private
development in the community. It will
provide guidelines that the Village Board,
Plan Commission, and staff can use to
review and evaluate future development
proposals.
Finally, the Plan will serve as an important
marketing tool to promote the Village’s
unique assets and advantages. As a
marketing tool, the Plan can assist the
Village in spurring desirable development
and redevelopment throughout the
community.

Section 8: Transportation and Mobility
Section 9: Parks, Open Space, and
Environmental Features
Section 10: Urban Design and
Community Character Assessment
Section 11: Arts/Culture
Section 12: Issues & Opportunities
Appendix: Detailed Community
Outreach Summaries, Results of Online
Questionnaires (under separate cover)
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Project Initiation Workshop
Director Meeting and Tour

Project Initiation
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STEP

Focus Group Discussions
Key Person Interviews
Business Workshop
Community Workshop
Questionnaires
Community Based Mapping
Project Web Site & Articles
Press Releases

Community
Outreach

CPAC Review
Staff Review
Synthesis Report
Arts & Culture
Urban Design and Character
Environment & Open Space
Transportation and Mobility
Opportunity Sites
Existing Land-Use
Market & Demographic Analysis
Zoning & Development Controls
Past Studies and Plans

Existing
Conditions

2

STEP

Community Input

Planning Process

Next Steps

The planning process for updating the
Comprehensive Plan incorporates seven
steps as illustrated in the diagram. A
Comprehensive Plan Subcommittee,
whose seven members were appointed
by the Mayor, is overseeing the creation
of the Plan by working with a consultant
team. The process has been designed
to produce a Comprehensive Plan that
will assist the Village in building upon its
assets, while identifying recommendations
and policies for appropriate development
and improvements.

The next step in the planning process is
the establishment of a “vision” for the
Village of Niles that will provide focus
and direction for subsequent planning
activities. A Visioning Workshop/
Charrette will be held to reach general
agreement on the long-term role and
character of the Village. Using the
results of the visioning charrette, and the
information contained in this Synthesis
Report, a vision statement and preliminary
goals and objectives will be prepared.
Based upon the goals and objectives,
detailed plans and recommendations will
be created for review and discussion with
the Comprehensive Plan Subcommittee
and the Niles community.

2 Introduction
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Community Input

Community Review
CPAC Review
Implementation Strategy
Arts/Culture Framework
Urban Design & Character
Community Facilities
Open Space/Environment
Transportation and Mobility
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Community-Wide
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Village Board
Plan Commission
CPAC Review
Draft Plan Document

Comprehensive
Plan Document
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Regional Setting

The Village of Niles is well-located within
the region given its proximity to the City
of Chicago, O’Hare International Airport,
and the Interstate system. These assets
have attracted residents, commercial
businesses and industrial businesses alike.
Niles is bounded by Chicago on the south
and west, Skokie and Morton Grove
on the east, Glenview on the north, and
Park Ridge and unincorporated Cook
County on the west. At the heart of Niles
is Milwaukee Avenue which traverses
the length of the Village diagonally. The
North Branch of the Chicago River flows
through the eastern part of the Village,
which is a distinguishing natural feature.
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The Village is characterized by its strong
mix of retail and industrial developments.
There is currently over 4.5 million square
feet of retail space within the Village
including the Golf Mill Shopping Center,
Point Plaza and Village Crossings. Total
retail sales for Niles ranked 12th in the
State of Illinois in 2008 and 2nd for retail
sales per capita.

“Any Municipality may adopt [a]
development plan applicable to
contiguous land within 1.5 miles of
municipality’s corporate limits and not
included in any other municipality.”
(Municipal Code 65 ILCS 5/1-1-1 through
11-152-4)

Barrington Hills

Mi

Incorporated in 1899, the Village of Niles
is located in Cook County, approximately
15 miles from downtown Chicago. The
Village has grown from a population of
500 people in 1899 to approximately
30,000 residents today. Demographically,
the Village’s population is aging and
becoming more ethnically diverse. The
Village provides some notable services
for its residents including the Niles Senior
Center, the Niles Free Bus, the Teen
Center and the Family Fitness Center.

The planning area for the Village of Niles
and the Comprehensive Plan extends
beyond the Village’s current municipal
boundary based on state code and the
lack of formal boundary agreements.
Specifically, the Illinois Municipal Code
states:

Harlem Avenue
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Section 1

Review of Past Plans and Reports
Key recommendations from previously prepared plans
and studies may have significant influence on the
updated Niles Comprehensive Plan.

A review of existing plans and
studies having an influence on the
Comprehensive Plan has been completed
and the results of the review are discussed
in this section.

Existing Studies,
Plans and Reports
It is important that the Comprehensive
Plan be informed by past plans and
studies and build upon recommendations
included in them. This section highlights
the key recommendations from previously
prepared plans and reports which should
be considered in the creation of the new
Comprehensive Plan.
The following documents have been
reviewed for applicability and are
summarized in this section:
• The Village of Niles 1972
Comprehensive Plan
• Milwaukee Avenue Plan (2006)
• Milwaukee Avenue Beautification
Plan (2008)
• Municipal Property Beautification Plan
• Chicago Metropolitan Agency for
Planning (CMAP) GO TO 2040 Plan
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1972 Comprehensive Plan

The Village’s Comprehensive Plan was
adopted in 1972; no updates to the Plan
have occurred since that time. The 1972
Plan was comprised of three sections: a
land use plan; a thoroughfare plan; and a
community facilities plan. The Village’s
population in 1968 was 32,000 and
the Plan estimated that the population
would reach 44,000 between 1980
and 1985 (the population in 2007 was
approximately 29,000).
The 1972 Plan provided an analysis of
structural conditions on a parcel-by-parcel
basis throughout the Village. Structures
were rated a scale of 1 (sound), 2 (minor
deficiency), 3 (major deficiency), or
4 (totally deficient). Based upon this
analysis, it was determined that except
for a few areas, the Village overall was
in sound condition. To address unsound
properties, the Plan recommended
improved building code enforcement and
spot clearance.

One of the primary findings of the 1972
Plan was the lack of a Central Business
District (CBD) in the Village. A key
recommendation was the creation of
a CBD to serve as a focal point for the
community.
The 1972 Plan recommended that the
Village’s existing industrial zoned property
double from its 1972 amount of 300 acres
to over 600 acres. The rationale for the
increase was to strengthen the Village’s
employment and tax base.
The Plan also recommended that a
number of new public parks be created
and that existing parks undertake
additions to meet minimum park
standards.

In addition to the Village-wide plans,
the Comprehensive Plan presented
a more detailed redevelopment plan
for a 1.5-mile segment of Milwaukee
Avenue from Monroe Street to Touhy
Avenue. Key recommendations of the
corridor plan included the following:
a realignment of Harlem Avenue to
connect with Waukegan Road; proposed
commercial loop streets; new commercial
development; and new areas for public
open space.
Although the Village’s Comprehensive
Plan is outdated, and nearly forty years
old, many of the issues and concerns
that were discussed in the plan are still
important issues for Niles to address
today. The updated Plan will use the
existing document primarily for historical
reference to assist with understanding the
current land use pattern in the Village,
however, any relevant goals or objectives
will likely be brought forward into the new
Comprehensive Plan.

The 1972 Plan’s most significant land use
recommendations were the following: the
creation of a cohesive and rational pattern
of development; the development of
more compact living and working areas;
an increase in housing densities; and a
reduction in the number of smaller strip
commercial centers.
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Milwaukee Avenue Plan

The Village adopted the Milwaukee
Avenue Plan in 2006. The plan was
partially funded by the Regional
Transportation Authority (RTA), the US
Department of Transportation, Federal
Transit Administration and the Illinois
Department of Transportation. The Plan
provided detailed strategies to improve
transit facilities and public transit service
within the corridor. Recommended
improvements included: traffic circulation,
access to businesses, pedestrian facilities,
and streetscaping.
The following is a summary of the three
primary areas of focus for the plan
which includes a bus rapid transit line,
transportation circulation improvements,
and urban character districts.

Bus Rapid Transit (BRT), or Arterial
Rapid Transit (ART)

Transportation Circulation
Improvements

One of the key recommendations of the
Milwaukee Avenue Plan was to support
a bus rapid transit route. Pace identified
Milwaukee Avenue as a priority route for
improved bus service and facilities under
the BRT (ART) concept. Because of the
corridor’s regional location between two
commuter rail lines and existing transfer
opportunities (i.e. Niles Free Bus), Pace
determined Milwaukee Avenue to be an
excellent BRT (ART) opportunity. Key
components proposed for the Milwaukee
Avenue BRT (ART) include:

In addition to recommending a BRT (ART)
line, the Milwaukee Avenue Plan also
identified several strategies for improving
traffic flow and circulation. The Plan
included the following recommendations
to improve circulation and reduce
congestion:

• Limit bus stops to every ½ mile at major
intersections and bus transfer points;
• Install priority signal technologies; and,
• Include state-of-the-art BRT (ART)
station amenities including real-time
information on bus arrival and station
ticketing.
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• Add left turn lanes wherever possible;
• Seek additional space for new lanes;
and,
• Improve site planning and control
access to off-street parking areas.

Urban Character Districts
To assist in analysis and plan
recommendations, the Milwaukee Avenue
Plan identified seven urban character
districts within the corridor. These districts
were based upon existing land uses
and development conditions. Detailed
recommendations are provided for each
district to improve traffic flow, pedestrian
mobility, future development, and the
appearance of the corridor.
Many of the Plan’s recommendations have
been implemented since 2006 including
the improved pedestrian crosswalks at
Touhy Avenue/Milwaukee Avenue, the
installation of new streetscape elements,
the construction of new sidewalks,
and promoting a new “urban” style
development between Touhy Avenue and
Harts Road.

Milwaukee Avenue Beautification Plan

In 2006 the Village was awarded an
$820,000 streetscape enhancement grant
from the State of Illinois. A Milwaukee
Avenue Corridor Streetscape Committee
was then formed to create a streetscape
plan to guide the use of the funds. The
Beautification Plan included parcels along
Milwaukee Avenue from Albion Avenue to
Monroe Street.
In 2008, the Village Board approved the
Beautification Plan. The overall goal of
the Beautification Plan was “to enhance
the corridor’s character and commercial
viability through attracting people to
the area and spurring development
with carefully planned pedestrian safety
improvements and the incorporation
of decorative streetscape elements in a
creative, cost effective manner.”
In 2010, the Village completed the
Plan’s first phase recommendations
which included: repainting of street light
poles to black (from Albion Avenue
to Neva Avenue); installing crosswalk
improvements and intersection lights at
Harts Road; enhancing Veterans Memorial
Waterfall Plaza; adding a new sidewalk
from Albion to Neva Avenue; and,
completing intersection improvements at
Milwaukee Avenue/Touhy Avenue and
Milwaukee Avenue/Waukegan Road.

The next phase will include: improvements
to the Milwaukee/Harlem intersection
and the Milwaukee/Howard intersection;
crosswalk improvements by Jerry’s Fruit
Market; improvements to the Milwaukee/
Oakton intersection; and the painting
of street light poles black (from Monroe
Street to Greenwood Avenue).
To assist in funding the next phase the
Village has received $2.1 million in
grants from the Illinois Transportation
Enhancement Program (ITEP) and the
Transportation, Community and System
Preservation (TCSP) program. These
funds were secured by Congresswoman
Jan Schakowsky.
The new Comprehensive Plan should
consider the relevant streetscaping and
beautification recommendations within
the Milwaukee Avenue Beautification
Plan’s urban design and guidelines
section.
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CMAP GO TO 2040 Plan

The Chicago Metropolitan Agency for
Planning (CMAP) released the GO
TO 2040 Comprehensive Regional
Plan in October, 2010. The plan is
the culmination of three year’s worth
of outreach and planning in order to
guide and coordinate the continuing
development of northeastern Illinois and
the greater Chicagoland region.
GO TO 2040 is unique in that the
planning process was designed to
integrate land use and transportation
decisions, two areas that have been
traditionally isolated at the regional
scale. With this in mind, CMAP identified
a future vision for the region and its’
municipalities, wherein cities are more
compact and better connected by
multimodal transportation options;
residents have increased access to open
spaces; improved water and energy
conservation; and a greater investment
is made in education and workforce
development.

In rolling out the plan, CMAP identified
four themes which created the framework
for the future of regional planning. These
themes are: livable communities, human
capital, efficient government and regional
mobility. Within these themes there are
12 high-priority recommendations:

Livable Communities
• To achieve greater livability through
land use and housing
• To manage and conserve water and
energy resources

The Village has undertaken plans for
landscaping improvements and other
beautification efforts for municipal
properties. These properties include the:
• Municipal Building
• Ballard Pumping Station
• Niles entrance signs and parks
• Fire Station #2 and #3

• To expand and improve parks and open
spaces

• Senior Center

• To promote sustainable local food

• Niles Fountain

Human Capital

• Maintenance Garage

• To Improve educational and workforce
development

• Family Fitness Center

• Niles Historical Building

• To Support economic innovation

• Police Station

Efficient Government

• U.S. Post Office

• To reform state and local tax policy
• To improve access to information
• To pursue coordinated investments

Regional Mobility
• To invest strategically in investment
• To increase commitment to public
transit
• To create a more efficient freight
network
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Municipal Property Beautification
Plan

• Public Services Facility
• Triangle Park
Implementation of the plan has begun
but not all recommended or proposed
improvements have been completed.
Public sector beautification initiatives
are important for the Village; however,
given the long-term timeframe of the
Comprehensive Plan, the Municipal
Property Beautification Plan has little
bearing on the Plan.

CMAP Presentation to the
Comprehensive Plan Advisory
Committee
On December 9th, 2010, representatives
from CMAP presented the key
recommendations and objectives of the
GO TO 2040 Plan to members of the
Comprehensive Plan Subcommittee
(CPS). In addition to an overview of
the “high-altitude” ideas of the plan,
CMAP representatives discussed how
the Plan can/could directly affect
planning decisions in the Village of
Niles. In general, after the discussion
it became clear that members of CPS
were in support of the Plan’s themes: 1)
livable communities; 2) human capital;
3) efficient government; and 4) regional
mobility. The updated Comprehensive
Plan should consider the larger regional
plan in its recommendations.
CMAP is implementing its plan, in part,
by providing individual communities,
such as the Village of Niles, with technical
assistance to help implement future
planning studies and actions.

Key Strengths and
Weaknesses of Existing
Village Plans and Studies
Because of its importance in the
community, the Village has focused
most of its recent planning efforts
upon Milwaukee Avenue. Since 2006,
the Milwaukee Avenue Plan and the
Milwaukee Streetscape Plan have assisted
the Village in guiding decisions within the
corridor. The land use and transportation
improvement recommendations
within these documents are generally
still relevant today. One of the key
recommendations of the Milwaukee
Avenue Plan is for the Village and Pace to
continue to work together to bring BRT
(ART) into the corridor. This is an example
of a relevant recommendation that is likely
to be reflected in the new Comprehensive
Plan.

Upcoming Studies

In addition to the plans that are
summarized and discussed in this
section, it is important to note that
there are future plans and studies
on the horizon that may impact the
Comprehensive Plan. As the planning
process continues, the Consultant Team
will monitor the progress of each study
to ensure relevant information is included
in the Comprehensive Plans policies
and recommendations. Upcoming
reports include Pace Studies: 1) ART
Implementation; 2) Circulator Study (Niles
Free Bus); and, 3) Milwaukee Avenue
Signal Timing Optimization Study.

Although the current Plan has been used
since 1972 to guide the community,
because of its age and the changes that
have occurred both within Niles and the
rest of the country since that time, a new
vision and associated goals and objectives
is necessary to help guide the community.
As the Village creates their new
Comprehensive Plan, the overall themes
and objectives envisioned by CMAP will
be included so that the Village’s plan
supports and compliments the regional
plan. The updated Comprehensive Plan
should include recommendations and
concepts that support sustainability,
transportation choices, housing,
employment and parks and open space.
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Section 2

Zoning & Development Controls
Key requirements of Niles’ zoning ordinance and
development controls are reviewed to determine their
potential influences on the Comprehensive Plan.

The purpose of the Village’s zoning
ordinance (first adopted in 1936) is
to protect and promote public health,
safety, morals, comfort and the general
welfare of the community. The Niles
Zoning Ordinance regulates the use and
development of all properties within
its municipal boundary. The ordinance
establishes permitted uses, required
setbacks, maximum building heights, floor
area ratio (FAR), lot coverage and parking
requirements. This section highlights the
key requirements of the Village’s current
zoning ordinance and development
controls.

Zoning Ordinance

Village Zoning and Planning Division

The Village of Niles’ Zoning and Planning
Division’s primary responsibility is to
support the implementation of the
Village’s objectives concerning planning
and community development. The
Division’s staff assists homeowners,
developers and local businesses to make
sure the necessary and proper documents
are provided, that notification is made to
the property owners in the area of the
development, and to provide guidance
through the application and hearing
process. The required documents are
assembled and reports of findings are
prepared for the Planning and Zoning
Board of Appeals, who will review the
various requests and approve or make
recommendations directly to the Village
Board.
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The Village’s current zoning ordinance
contains the following districts:

Residential Districts:

• R1 Single Family Residence
• R2 Single Family Residence

Planned Unit Development
Regulations

Parking Lot Landscaping
Requirements

The planned unit development is
authorized as a special use in each of
the zoning districts. The purpose of the
planned unit development is to permit:

To improve the appearance of surface
parking lots, the Village’s ordinance
requires screening and landscaping. All
parking areas containing more than
four parking spaces are required to be
screened from adjacent residential or
institutional property by a wall or fence
not less than five feet in height. Where
required parking exceeds 100 spaces, a
six foot green landscaped area with trees
spaced 40’ apart along all sides of the
property.

• A maximum choice in the types of
environment available to the public.

• R4 General Residence

• A creative approach to the use of land
and related physical facilities that results
in a better development.

Business Districts:

• An efficient use of the land.

• B2 Service Business

• Permanent preservation of common
open space.

• R3 General Residence

• B1 Retail Business

Manufacturing District:

• A pattern of development to preserve
natural vegetation.

Other Districts/Classifications:

• A land use which promotes the public
health, safety, comfort, morals and
welfare.

• M Limited Manufacturing
• P1 Public Land Use

• Planned Unit Developments (PUD)
The table on the following page illustrates
the key requirements within each of the
Village’s zoning classifications including
minimum lot area, Floor Area Ratio (FAR),
and maximum building height.

• Licensed congregate housing facilities.

Off-Street Loading and Parking
Requirements
The Village’s Zoning Ordinance outlines
the requirements for providing off-street
loading and off-street parking. The table
on the following page summarizes the
parking requirements for key land use
designations within the Village.

In addition to the perimeter landscaping
requirement, the zoning ordinance
contains requirements for interior parking
lot landscaping. Not less than 5% of the
interior of a parking lot is required to
have landscaping. Landscaped areas are
required to have one shade tree for every
120 square feet of landscaped area, and a
minimum of 50% of every interior parking
lot landscaped area is required to be
improved with ground cover.

Masonry Requirement
The Village’s ordinance requires that a
minimum of 50% of a structure must be
masonry. This requirement has helped
shape the appearance and character of
the buildings and neighborhoods in the
Village over the last several decades.
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Zoning Districts

Off-Street Parking Requirements

District

Minimum Lot Area

Minimum Lot Width

Front Yard Setback

Intensity of Use

FAR

Building Height Examples of Permitted Uses

Use

Number of Spaces

R1

Not less than 7,500 sf

Not less than 60’

Not less than 25’

No more than 60%
shall be impermeable
surface

0.525

2 ½ stories or 32’

Single-family residential

2

Two-family dwelling

2

Multiple-Family

2

Hotels, motels, inns

1 space per room, plus additional spaces
based upon size of hotel

Financial Institutions

1 space for each 200 square feet of floor area
(minimum 20 spaces for drive-in and branch
offices)

Restaurant (with drive-thru)

1 parking space for each 20 square feet of
gross floor area.

Retail stores

1 space for each 250 square feet of store

Medical

2 ½ spaces for each office, examining room,
treatment room

Single-Family Detached dwellings, home
occupations, small community residence,
antennas/towers less than 36’

R2

Not less than 6,250 sf

Not less than 50’

Not less than 25’

No more than 60%
shall be impermeable
surface

0.525

2 ½ stories or 32’

Uses permitted in R1

R3

Ranges from 2,400 sf (1
bdrm) - 6,250 sf (single
family detached)

As in the R2 District for singlefamily detached, not less than
60’ for two-family, not less
than 35’ for semi-detached

Not less than 25’

NA

0.5

2 ½ stories or 35’

Uses permitted in R2, two-family detached
dwellings, single-family attached, small
community residences

Ranges from 2,400 sf (1
and 2 bdrm)-3,000 sf (4
bdrm)

As required in R3

Not less than 25’

B1

NA

NA

No buildings within 20’
of any lot line adjacent to
a residence

NA

1.8

36’

Variety of businesses including bakeries, book
stores, hardware, liquor stores

B2

NA

NA

As in the B1 District

NA

2

36’

Uses permitted in B1, auction rooms, copy
stores, hotels and motels. Note: retail space
greater than 10,000 sf within a TIF district
shall not be subdivided into smaller spaces
without board approval.

M

NA

NA

No buildings within 50’
of any lot line of a lot
located in a R district,
and when directly across
a street from a R district,
there should not be less
than 40’.

NA

1.5

36’

Animal hospitals, service stations, offices,
utilities, research, sports and recreational
facilities

P1

NA

NA

Not less than 25’

NA

NA

NA

Educational institutions, recreational and
social facilities, public and government
buildings and facilities

R4

10 Zoning & Development Controls

NA

0.6

3 stories or 40’

Uses permitted in R3, multiple-family
detached

Village of Niles Synthesis Report
prepared by Houseal Lavigne Associates

HAZELWOOD

DEE

HOLLY

POTTER

CULVER

HARRISON
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The Village’s current zoning map
(amended March 23, 2010) generally
reflects existing uses as shown in Section
5. A review of the zoning ordinance
and its requirements indicates that the
classifications, lot area, FAR and building
height requirements appear to be
appropriate however there are areas of
the ordinance that should be updated.
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Specifically, the Village’s ordinance
should be updated to include more
contemporary requirements and practices
such as green buildings, wind and solar
energy, and best management practices.
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Figure 3 Existing TIF Districts

GLENVIEW
Tax Increment Financing (TIF)

TIF utilizes future property tax revenues
generated within a designated area or
district to pay for improvements and
incentivize further reinvestment in that
area. As the Equalized Assessed Value
(EAV) of properties within a TIF District
increases, the incremental growth in
property tax over the base year that the
TIF was established is reinvested in the
area. Local officials may issue bonds or
undertake other financial obligations
based on the expected growth in new tax
revenue within the district.

294

MORTON GROVE

DES PLAINES

During TIF redevelopment, schools, parks,
and other districts continue to receive the
same funds that they had collected before
TIF. When used properly, older sections
of the community are revitalized with new
businesses and new residents, creating
new resources for all of Niles.

PARK RIDGE

0

1/4 mi

1/2 mi

3/4 mi

The maximum life of a TIF district in the
State of Illinois is 23 years although the TIF
district can be extended via approval from
the Illinois state legislature. Over the life
of a TIF district, the taxing bodies present
within the district, such as school or park
districts, receive the same amount of tax
revenue that was generated in the base
year in which the TIF was established.

TIF funds can typically be used for
infrastructure, public improvements, land
assemblage and in offsetting the cost of
development – including but not limited
to engineering, stormwater and other site
related issues.
The Village of Niles has used TIF in five
areas. Two of these TIF districts are
currently active.
• Milwaukee/Touhy TIF District: The
Milwaukee/Touhy TIF district is a
property tax TIF district established to
redevelop property previously used
for Niles College. Condominiums
were developed on the site and the TIF
enabled the construction of a new park.
• Civic Center TIF District: The Civic
Center TIF district was established
in 1986 as a sales tax TIF district to
spur redevelopment on the site of the
long-vacant Lawrencewood Shopping
Center.

1 mi.

Niles TIF Districts & Map Features
Milwaukee/Touhy TIF District

Village Limits

Civic Center TIF District

North Branch of the Chicago River

N

CHICAGO

Railroad
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Section 3

Market & Demographic Analysis
The Market & Demographic Analysis identifies the
issues the community is or will be facing, and creates
a foundation to assist with future Comprehensive Plan
recommendations.

Introduction
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The market analysis identifies the issues
the community is facing and will likely
face and creates a foundation to assist
with future land use designation and
planning objectives. The results of this
analysis will be tied into Section 12: Issues
and Opportunities

Current estimates for 2010 have been
contrasted with 2015 projections to
highlight anticipated demographic shifts
and market trends within the Village and
surrounding area. While projections
can be made beyond this time frame,
the degree of accuracy in which market
potential can be assessed would be
reduced. Market data for this analysis
were obtained from ESRI Business Analyst,
a nationally recognized provider of market
and demographic data.

Wheeling

au
lw

The market analysis comprises four
primary sections: 1) Demographic
Overview, 2) Residential Market
Assessment, 3) Commercial Market
Assessment and 4) Industrial Market
Overview.

For purposes of this analysis, market
and demographic data related to the
Village of Niles is assessed independent
of and in comparison to the surrounding
area within a 10 minute drive time from
the intersection of Oakton Street and
Harlem Avenue. This drive time area,
which is referred to as the market area,
encompasses the Village and the majority
of neighboring suburban communities as
well as the portion of northwest Chicago
that borders the Village.

Mi

A market analysis has been conducted to
establish a firm understanding of existing
market conditions within the Village and
inform decision making with regard to
land use and development. The market
analysis begins with a demographic
overview of recent trends in population,
households, income, age, racial and
ethnic composition, and labor force and
employment. This is followed by an
assessment of Niles’ competitive position
within residential, commercial and
industrial markets.

Study Area

90
North Avenue

94
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Oak Park
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2010

Population
Households
Median Age
Median Household Income
Average Household Income
Per Capita Income

2015

Total Change
2010 - 2015

Village
of Niles

10
Minute
Drive

29,381
11,732
49.1

401,545
156,248
48.1

29,049 398,616
11,594 154,955
43.7
44.1

-332 (-1.1%)
-138 (-1.2%)
-5.4 (-11.0%)

-2,929 (-0.7%)
-1,293 (-0.8%)
-4.0 (-8.3%)

$63,203
$69,243
$28,167

$67,941
$83,803
$32,769

$71,818 $78,293
$79,981 $98,028
$32,525 $38,279

$8,615 (13.6%)
$10,738 (15.5%)
$4,358 (15.5%)

$10,352 (15.2%)
$14,225 (17.0%)
$5,510 (16.8%)

Village
of Niles

Source: ESRI Business Analyst; Houseal Lavigne Associates

10
Minute
Drive

Village
of Niles

10 Minute
Drive

Demographic projections summarized in
this section indicate that the population
and number of households within
both the Village and surrounding area
will experience a moderate decline
between 2010 and 2015. The magnitude
of population change varies by age
group with some cohorts projected
to experience significant increases or
decreases while several will remain
relatively stable. Patterns also differ
significantly between lower and middle
income households, and upper income
households. Despite a net decrease in
population, the purchasing power of the
Village is expected to increase significantly
as a result of significant increases among
upper income households.

Population & Household
Change
Table 1 summarizes projected changes in
population and the number of households
in the Village of Niles and surrounding
market area. Both areas are anticipated
to experience a moderate decrease in
population over the next five years while
household income is projected to increase
over the same time period.
• Niles’ population is projected to
decrease by 1.1% over the next five
years to 29,049 in 2015. Population
loss, at -0.7%, is expected to be slightly
less in the market area over the same
period.

Race & Ethnicity
Charts1 and 2 illustrate the estimated
2010 and projected 2015 racial and ethnic
composition of the Village.
• In 2010, it is estimated that 78.5% of
the Village’s population is composed of
individuals who are considered White
Alone (as classified by the U.S. Census).
• During the five year period between
2010 and 2015, it is projected that
the White Alone population will have
decreased by 3.4% while the non-White
Alone population will have increased by
446 individuals, or 7.1%.

• The median age of both areas is
projected to decrease significantly over
the next five years.
• The Village is projected to lose 138
households (1.2% decrease) between
2010 and 2015, while the market area
is projected to lose 1,293 households
(-0.8% decrease) over the same period.

Although projections show that
population may slightly decrease in
the Village, the portion of market area
population that is made up of residents
from the Village of Niles is projected to
remain consistent at approximately 7.3%.

• The most significant increase among
any racial or ethnic group is projected
to occur among the Village’s Hispanic
population which has an estimated
2,233 individuals in 2010. The Village’s
Hispanic population is projected to
increase by 321 individuals, or 14.4%.
• The Village’s racial composition is
nearly identical to that of the area
within a 10 minute driving distance.
However, at nearly 11% of the 2010
population, the Hispanic population is
more significant within the market area.

Chart 1. Racial Composition
Village of Niles & Surrounding Area,
2010 - 2015
100%

Chart 2. Hispanic Population
Village of Niles & Surrounding Area,
2010 - 2015
15.0%

90%
12.5%

80%
Percentage of Population

• The median household income within
Niles is anticipated to increase by
13.6% between 2010 and 2015, rising
from $63,203 to $69,205.

• The Asian Alone (as classified by
the U.S. Census) is the largest racial
minority population within the Village,
making up an estimated 15.8% of the
Village’s 2010. This group is projected
to grow by 304 individuals, a 6.5%
increase, to compose 17.0% of the
Village’s 2015 population.

70%

Portion of Population

Demographic
Overview

Table 1. Demographic Summary
Village of Niless, 2010 - 2015
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Source: ESRI Business Analyst; Houseal Lavigne Associates
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Source: ESRI Business Analyst; Houseal Lavigne Associates
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• The Village’s populations under the age
of 15 and between the ages of 25 and
44 are projected to remain relatively
stable between 2010 and 2015, with
projected gains of 1.6% and 1.2%
respectively.
• Within the Village, the young adult
population aged 15 to 24 is projected
to decrease by 267 individuals, or 9.5%,
by 2015. This is larger than the 2.3%
decrease projected for the market area
over the same time period.
• The Village and market area are
projected to lose approximately 11.8%
and 10.7% of their populations aged 45
to 54.
• The largest increase in population is
expected to occur among individuals
aged 55 to 64 in both the Village of
Niles (463 individual, 6.7%) and market
area (9,579 individuals, 10.9%).
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20.0%
Number

300

15.0%

Percent

200

10.0%
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5.0%
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0.0%

-100

-5.0%
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Chart 4. Change in Population by Age
10 Minute Drive Time, 2010 - 2015
8,000
6,000

20.0%
Number

15.0%
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Charts 5 and 6 represent projected
household growth according to income
levels from 2010 to 2015. Median
household incomes are anticipated to
increase over the next five years. This
is the result of anticipated decreases in
the number of lower income households
and projected increases in the number of
upper income households.
• It is projected that the number of
households earning less than $75,000
within the Village will decrease by
13.6% between 2010 and 2015. This is
slightly less than the projected decrease
of 15.8% in the larger market area.
• The largest projected decline among
any income groups is expected to occur
among households earning between
$75,000 and $100,000. This group
is expected to decrease by 2,242
households (20.8% decrease) within the
Village and by 5,888 households (17.8%
decrease) within the larger market area.

Chart 5. Change in Households by Income
Village of Niles, 2010-2015
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$25 $34.9

Chart 6. Change in Households by Income
10 Minute Drive Time, 2010-2015

10.0%

Age

$15 $24.9

Income Level ($1,000's)

4,000

• The most significant increase among
any income group is projected to occur
among household earning between
$100,000 and $150,000. This group is
projected to grow by 1,134 households
(82.1% increase) within the Village and
55.4% within the surrounding area.

2010
2015

Number of Households

Charts 3 and 4 illustrate projected
population change, in number and
percent, by age group over the five year
period between 2010 and 2015. As a
whole, anticipated shifts is population
for both the Village of Niles and market
area are not expected to apply uniformly
across age groups. Rather, several age
cohorts are projected to experience little
to no change in population, while others
will likely experience significant positive or
negative swings.

Household Income

Chart 3. Change in Population by Age
Village of Niles, 2010 - 2015

Number of Households

Age Profile

$15 $24.9

$25 $34.9

$35 $49.9

$50 $74.9

$75 $99.9

Income Level ($1,000's)
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Overall, both the Village and surrounding
market area are experiencing significant
decline among lower and middle income
households with significant increases
among upper income households.
Shifts in household income are projected
to occur uniformly across all age cohorts
with no single age group deviating from
the larger pattern of growth or decline.
As a result, market area populations are
becoming more affluent on average with
little change in overall age composition
within each income group.
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• Changes among middle income
households earning between $50,000
and $75,000 will be less significant
among age cohorts in both areas.
Within the Village, changes among
age cohorts in this income group
range between a decrease of 30% and
an increase of 27%. Overall, middle
income households will decrease by
7.8% and 10.8% in the Village and
market area respectively.

Chart 7. Households by Age and Income Level
Village of Niles, 2010 - 2015

Chart 8. Households by Age and Income Level
10 Minute Drive Time, 2010 - 2015

200%

150%

200%
Under 35
35-54
55-74
75+

150%
Number of Households

Charts 7 and 8 illustrate the projected
change in the number of households
according to the age of the head of
household and household income.
Changes projected to occur between
2010 and 2015 are shown as they
pertain to each respective household
age cohort in the Village and market
area. For example, the dark blue columns
indicate change within the market area
householder population over the age of
74. A bar for this age group is shown in
each income bracket. A dark blue bar
located above the zero line of the graph
indicates growth, while a dark blue bar
below the zero line indicates decline in
this particular age cohort.

• For both areas, the number of
households earning more than
$100,000 is projected to increase
across all age cohorts. Projected
increases in these upper income
households are most significant among
householders aged 75 and up which
are expected to grow by 117% within
the Village and 118% within the market
area.

Number of Households

Age by Income
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• Within both areas, the number of
households earning less than $50,000
is projected to decrease across all age
cohorts. Projected increases in lower
income households are most significant
among householders aged 35 to 54,
which are expected to decrease in
number by 36.2% within the Village
and 40.3% within the larger market
area.
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Labor &
Employment

Employment by Industry
Niles’ local economy is relatively
concentrated with four industries making
up over 66% of the 2009 private sector
labor force. In 2009, it is estimated that
the Village employed 19,209 in the private
sector. As shown in Table 2, the Retail
Trade sector provided 28.6%, or 5,404,
of all jobs in Niles while another 17.2%,
or 3,253 jobs, were in the Manufacturing
sector. Other notable industries that
provide a large number of jobs within
Village include the Wholesale Trade
(9.4%) and the Health Care and Social
Assistance (9.7%) industries.
Industries that are estimated to have been
the largest contributors to job growth
within the Village between 2005 and
2009 include Educational Service (147
new jobs); Finance and Insurance (107
new jobs); and Real Estate, Rental, and
Leasing (103 new jobs).
Despite a 5.2% decrease in manufacturing
employment within the Village between
2005 and 2009, the manufacturing sector
remains a significant employer. The
Village has maintained a relatively healthy
manufacturing base compared to other
communities in the region. The northwest
Chicago region experienced a 17.1%
decrease in manufacturing employment
over the same period.
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Major Employers

Table 2. Employment by Industry
Village of Niles, 2005 - 2009
2005
Industry (NAICS Code)
ALL INDUSTRIES
CONSTRUCTION (23)
MANUFACTURING (31-33)
FOOD
BEVERAGE & TOBACCO
TEXTILE MILLS
TEXTILE PRODUCT MILLS
APPAREL
LEATHER & ALLIED PRODUCTS
WOOD PRODUCTS
PAPER
PRINTING & RELATED SUPPORT
PETROLEUM & COAL PRODUCTS
CHEMICAL
PLASTICS & RUBBER PRODUCTS
PRIMARY METAL PRODUCTS
FABRICATED METAL PRODUCTS
MACHINERY
COMPUTER & ELECTRONIC PDTS.
TRANSPORTATION EQUIPMENT
FURNITURE & RELATED PRODUCTS
MISCELLANEOUS MANUFACTURING
WHOLESALE TRADE (42)
RETAIL TRADE (44-45)
TRANSPORTATION & WAREHOUSING (48-49)
INFORMATION (51)
FINANCE & INSURANCE (52)
REAL ESTATE & RENTAL & LEASING (53)
PROFESSIONAL, SCIENTIFIC & TECH. SVCS. (54)
MNGMT. OF COMPANIES & ENTERPRISES (55)
ADMIN. & SUP. & WASTE MGMT. & REMED. SVCS. (56)
EDUCATIONAL SERVICES (61)
HEALTH CARE & SOCIAL ASSISTANCE (62)
ACCOMMODATIONS & FOOD SERVICES (72)
OTHER SERVICES (except PUBLIC ADMIN.) (81)

2009

Jobs Percent

Jobs Percent

19,388 100.0%

18,890 100.0%

815
3,496
198
N/A
0
N/A
22
0
0
N/A
532
N/A
N/A
96
254
367
386
855
0
8
47
1,974
5,581
59
460
603
202
544
N/A
1,060
415
2,036
1,480
555

4.2%
18.0%
1.0%
0.0%
0.1%
0.0%
0.0%
2.7%
0.5%
1.3%
1.9%
2.0%
4.4%
0.0%
0.0%
0.2%
10.2%
28.8%
0.3%
2.4%
3.1%
1.0%
2.8%
5.5%
2.1%
10.5%
7.6%
2.9%

809
3,253
163
N/A
N/A
27
0
0
0
N/A
865
N/A
13
N/A
178
345
291
N/A
0
6
36
1,768
5,404
N/A
427
710
305
440
101
900
562
1,837
1,309
425

4.3%
17.2%
0.9%
0.1%
0.0%
0.0%
0.0%
4.6%
0.1%
0.9%
1.8%
1.5%
0.0%
0.0%
0.2%
9.4%
28.6%
2.3%
3.8%
1.6%
2.3%
0.5%
4.8%
3.0%
9.7%
6.9%
2.2%

Change
Jobs Percent
-498

-

-2.6%

-6
-0.7%
-243
-7.0%
-35 -17.7%
-22 -100.0%
0
0
333 62.6%
-76 -29.9%
-22
-6.0%
-95 -24.6%
0
-2 -25.0%
-11 -23.4%
-206 -10.4%
-177
-3.2%
-33
-7.2%
107 17.7%
103 51.0%
-104 -19.1%
-160 -15.1%
147 35.4%
-199
-9.8%
-171 -11.6%
-130 -23.4%

As indicated in Table 3, the major
employers in Niles represent several
industries including warehousing and
distribution and a range of manufacturers.
The Village’s largest employer is W.W.
Grainger, a business supply company
which employed an estimated 900 in
2010.

Table 3. Major Employers1
Village of Niles, 2010
Business
W.W. Grainger
Bradford Group Exchange
Shure Company
Village of Niles
MPC Products
Coca-Cola Bottling Company of Chicago
Metaldyne
MFRI
Fort Dearborn Lithographers
Wells Lamont Corporation
Rich Products
1

Employees
900
520
512
457
450
350
220
220
203
130
100

Category
Warehousing & Distribution
Warehousing & Distribution
Mfg. - Audio Products
Government
Mfg. - Electro-mechanical Control Devices
Mfg. - Beverages
Mfg. - Automotive Die-castings
Mfg. - HVAC Equipment
Mfg. - Label Supplier
Mfg. - Hand Coverings
Mfg. - Food

Retail employers have been excluded from this table

Source: Illinois Department of Commerce and Community Affairs; Village of Niles; Hoover's OnLine

Source: Illinois Department of Employment Security, Where Workers Work 2005" and "Where Workers
Work 2009"; Houseal Lavigne Associates
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Labor & Commuter Shed
Figure 2 depicts where people who
work in the Village of Niles live within
the region as measured by the number
of workers per square mile (See ‘Labor
Shed’). The labor shed data discussed
here is from 2008 which is the most
recent year that data is available.
The Village’s labor shed is relatively
concentrated. In 2008, nearly 96% of the
Village’s estimated 23,439 private- and
public-sector jobs were performed by
workers who live outside of the Village.
In 2008, it is estimated that 31.3% of jobs
in Niles were performed by residents
of nearby Chicago while only 4.2% of
local jobs were performed by residents
who also live in the Village. No other
communities within the region have a
significant proportion (3% or greater) of
residents who work in Niles.
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While the labor shed is spread among
several locations, the majority of Niles
workers lived within Cook County. It is
estimated that approximately 72.9% of
Niles’ workforce resides in Cook County
while another 7.2% resides in Lake County
to the north.

The Village’s commute shed is more
narrowly concentrated than its labor shed.
In 2008, Niles had an estimated labor
force of 12,968. Approximately 7.5% of
these people worked within the Village
while another 28.7% were employed in
the City of Chicago.

Figure2 also highlights where residents of
the Village of Niles work within the region
as measured by the number of workers
per square mile (See ‘Commuter Shed’).
The commuter shed data discussed here is
from 2008 and is the most recent year for
which this data is available.

No other location has a significant
proportion (greater than 4%) of Niles’
labor force working within its boundaries.
It is estimated that approximately 80.3%
of the Village’s labor force had jobs
located within Cook County. Another
7.2% were employed in either DuPage or
Lake County.

Figure 1. Labor Shed and Commute Shed (2008)

Labor Shed & Commute Shed (2008)

Village
of Niles
Village
of Niles
LaborShed
Shed
Labor

Commute
Shed
Commute
Shed

10 mi

10 mi

Legend

Legend

0.01 - 2.8 Jobs/Sq. Mile

County Boundaries

0.1 - 4.1 Jobs/Sq. Mile

County Boundaries

2.9 - 7.1 Jobs/Sq. Mile

Study Area Boundary

4.2 - 10.3 Jobs/Sq. Mile

Study Area Boundary

7.2 - 15.6 Jobs/Sq. Mile

Lakes and Rivers

10.4 - 22.7 Jobs/Sq. Mile

Lakes and Rivers

15.7 - 26.9 Jobs/Sq. Mile

22.8 - 39.1 Jobs/Sq. Mile

27.0 - 42.5 Jobs/Sq. Mile

39.2 - 61.8 Jobs/Sq. Mile

42.6 - 85.0 Jobs/Sq. Mile

61.9 - 123.6 Jobs/Sq. Mile
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As indicated in Table 4, the majority of
housing units in the Village are owneroccupied, detached single family homes
with three bedrooms. Rental units also
compose a significant portion of the local
housing stock and typically have one- or
two bedrooms.
• Owner-occupancy in the Village
(74.4%) is on par with that of market
area (73.9%).
• Over 53% of all housing units in the
Village are single family detached,
approximately 6.7% are single family
attached units such as townhomes
or duplexes, and another 40.1% are
in multi-family buildings with three or
more units.

• Among renter-occupied housing units,
83.3% are multi-family residences.
• Three-bedroom units are common
within the Village, comprising 43% of
all units and 46.8% of owner-occupied
units.
• Among renter-occupied units, oneand two-bedroom units make up an
estimated 39.3% and 32.2% of the
housing stock respectively.
• Niles has a significant component of
multi-family housing (40.1%); however
multi-family housing makes up a
relatively small proportion of housing
in the larger market area (estimated at
26.9% in 2000).

Table 4. Housing by Tenure, Type & Number of Bedrooms
Village of Niles, 2006-2008 Average Estimate
Occupied Housing Units
Owner Occupied
Renter Occupied

11,660
8,673
2,987

100.0%
74.4%
25.6%

Units in Structure - All Units
Single Family Detached
Single Family Attached
Multi Family
Mobile Home or Other

12,491
6,639
839
5,013
0

100.0%
53.2%
6.7%
40.1%
0.0%

Number of Bedrooms - Owner Occupied
Studio
One Bedroom
Two Bedrooms
Three Bedrooms
Four Bedrooms
Five+ Bedrooms

8,673
0
483
2,540
4,063
1,094
493

100.0%
0.0%
5.6%
29.3%
46.8%
12.6%
5.7%

Number of Bedrooms - Renter Occupied
Studio
One Bedroom
Two Bedrooms
Three Bedrooms
Four Bedrooms
Five+ Bedrooms

2,987
109
1,172
961
712
17
16

100.0%
3.6%
39.2%
32.2%
23.8%
0.6%
0.5%

Source: American Community Survey, 2006 - 2008; Houseal Lavigne Associates
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Housing Age

Building Permits

• Zero units were permitted in the Village
of Niles in 2009.

Chart 9 illustrates the distribution of the
Village’s housing units by the decade
in which they were built. Though
incorporated in 1899, like many innerring suburbs of Chicago, the majority of
Niles’ residential neighborhoods were
established in the 1950s, 60s, and 70s.
Given the limited opportunities for Data
indicate that the majority of new housing
is likely in-fill development and the
replacement of aging homes.

Data for new construction permits for
residential units were gathered for the
Village of Niles as well as the neighboring
municipalities of Des Plaines, Glenview,
Lincolnwood, Morton Grove, Park
Ridge, and Skokie. Chart 10 compares
permitting activity for the Village to the
combined total permitting activity of these
communities, referred to here as market
area communities.

• The majority of multi-family units
permitted between 2005 and 2009
were located in a single development,
the 691-unit Optima Old Orchard
Woods condominium development in
Skokie.

• Nearly one-third of the Village’s homes
were built between 1950 and 1959
and over one-quarter were built in the
following decade.
• Approximately 17% of the Village’s
housing stock was constructed over the
two decades between 1980 and 1999.
• Even when considering the number
of new construction permits issued
between 2005 and 2009, approximately
6% of all homes in Niles were built in
the last decade.
Chart 9. Age of Housing Structure
Village of Niles, 2006-2008 Average

1950 1959
3,846
31%

1940 1949
535
4%

1970 1979
1,696
13%

1960 1969
3,259
26%

1980 1989
1,027
8%
1939
and
Earlier
322
3%

2000 or
Later
713
6%

1990 March
2000
403
14%

Source: American Community Survey, 2006 - 2008;
Houseal Lavigne Associates

To account for differences in building
activity that can be attributed to
differences in community size, the
total number of permits has also been
divided by total population within each
community. Chart 11 shows the number
of units permitted per 1,000 people of the
population living in the Village of Niles
compared to units permitted per 1,000
people of the combined populations of
market area communities.
A steady, negative trend can be observed
in the number of new construction
residential building permits issued for
single family homes in both the Village
and the surrounding communities
between 2005 and 2009 (the most recent
data available at the time of this analysis).
Permitting activity for multi-family units,
which makes up a small portion of the
local market, has also declined.
• 2005 marked the height of permitting
activity, accounting for over 35% of all
units permitted within the Village and
nearly 56% of all units permitted in
market area communities.
• The total number of permits issued by
market area communities has declined
significantly from 2004 in 2005 to 120
in 2009. This decrease of 1,907 units
represents a 94% decline in permitting
activity.

• Between 2005 and 2008, the total
number of permits issued within the
Village declined by 65% to 8 units in
2008.
• No multi-family units were permitted
within the Village between 2005 and
2009. Multi-family units made up 50%
of all units permitted in the market area
over the same period.

Chart 10. New Construction Building Permits
Niles & Surrounding Communities, 2005 - 2009
1,600
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Niles Single Family
Niles Multi-Family
Market Area Single Family
Market Area Multi-Family

* Includes 691-unit Optima
Old Orchard Woods project

1,200
Units Permitted

Housing Profile

• Among owner-occupied housing units,
68.3% are single family detached
homes.
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0
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Source: US Census; Houseal Lavigne Associates
Chart 11. New Construction Building Permits by Population (2009)
Niles & Surrounding Communities, 2005 - 2009
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Old Orchard Woods project

5

Units Permitted

Residential Market

Niles Single Family
Niles Multi-Family
Market Area Single Family
Market Area Multi-Family

4
3
2
1
0
2005

2006

2007

2008

2009
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Home Sales
The impact of the current downturn in the
national housing market is made evident
at the local level through decreases in
both the number of home sales and the
sales prices of those homes sold. Table5
and Chart 12 illustrate change in single
family home sales over the five year
period between the first quarter of 2008
and second quarter of 2010 in the Village
of Niles and surrounding market area
communities. Due to the structure of
available data sources, ZIP codes have
been used to approximate community
boundaries. In instances where multiple
ZIP codes exist within a community, only
those that compose a significant portion
of the community within proximity of the
Village of Niles have been utilized.

• Year -to-date sales in second quarter
2010 were 39% lower than at the same
point in time in both 2008 and 2009.
• Given the low number of sales (10)
in the second quarter of 2010 for the
Village, the average sales price for first
quarter 2010 is likely the most reflective
of current market conditions. The first
quarter average sales price of $242,774
is 16% less than the average sales price
at the same point in time in both 2008
and 2009.

• Average home prices within the Village
has consistently fellow below the
average sales price of homes within
market area communities. Excluding
the second quarter of 2010, average
sales prices within the Village have
ranged between 12% and 26% below
the combined average sales price for
market area communities.
• Despite overall decline in sales volume,
Niles have maintained a steady share
of total home sales within the larger
market area. In 2008, 2009, and 2010
(year-to-date), home sales in the Village
have made up between 9% and 10%
of all combined sales in the Village and
larger market area communities.

While seasonal patterns are evident in the
quarterly data, there has been an overall
decline in sales volume and average unit
price over the past two and a half years.

Table 5. Condominiums Sales Statistics
Primary & Secondary Market Area Communities, 2008 - 2010
Median Sales Price

2008

2009

2010

2009

Home Sales

$600,000

500

$500,000

400

$400,000

300

$300,000

200

$200,000

100

$100,000

2010

Average Sales Price

600

2008

$0
2008 - 2008 - 2008 - 2008 - 2009 - 2009 - 2009 - 2009 - 2010 - 2010 Q1
Q2
Q3
Q4
Q1
Q2
Q3
Q4
Q1
Q2
Niles - Sales (#)
Niles - Sales Price ($)
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Market Area - Sales (#)
Market Area - Sales Price ($)

Skokie
(60076)
$320,000
$312,500
$327,500
$282,500
$286,000
$269,500
$270,000
$280,000
$235,000
$250,000

Skokie Lincolnwood
(60077)
(60712)
$295,000
$417,500
$336,250
$410,000
$300,000
$372,000
$284,000
$400,000
$250,000
$271,250
$223,500
$309,500
$265,000
$325,000
$250,000
$305,000
$243,500
$365,000
$183,250
$220,000

Glenview
(60025)
$465,000
$448,500
$510,000
$440,000
$480,000
$367,500
$476,500
$457,500
$391,000
$434,000

Morton
Grove
(60053)
$380,500
$359,000
$325,000
$319,000
$270,000
$272,500
$272,750
$248,000
$255,000
$271,000

Park
Ridge
(60068)
$413,000
$431,000
$451,000
$450,000
$428,000
$356,250
$357,000
$327,000
$360,000
$400,000

Q1
Q2
Q3
Q4
Q1
Q2
Q3
Q4
Q1
Q2

Niles (60714)
$289,732
$355,196
$338,873
$295,402
$288,031
$278,278
$275,935
$265,542
$242,774
$330,350

Des Plaines
(60016)
$353,850
$280,138
$281,683
$259,276
$234,657
$229,281
$221,757
$214,196
$221,408
$271,813

Des Plaines
(60018)
$308,205
$427,828
$265,697
$259,980
$278,403
$225,940
$229,417
$209,936
$217,333
$212,528

Skokie
(60076)
$391,940
$331,886
$366,553
$302,500
$338,817
$287,132
$318,233
$340,608
$274,486
$275,957

Skokie Lincolnwood
(60077)
(60712)
328,794
$422,833
339,142
$488,500
299,306
$474,313
268,074
$476,500
272,119
$368,054
232,348
$337,086
265,557
$386,310
286,221
$354,145
254,250
$341,412
214,350
$303,333

Glenview
(60025)
$734,824
$588,949
$681,900
$534,849
$542,840
$470,189
$548,380
$538,501
$512,855
$557,769

Morton
Grove
(60053)
$421,652
$391,050
$354,857
$352,948
$309,833
$278,750
$291,563
$259,009
$274,824
$318,722

Park
Ridge
(60068)
$488,183
$499,250
$514,624
$517,856
$469,696
$426,261
$422,413
$390,532
$387,902
$440,351

Glenview
(60025)
51
78
100
63
47
66
96
80
55
26

Morton
Grove
(60053)
33
40
49
29
33
46
48
53
37
9

Park
Ridge
(60068)
52
83
85
59
28
88
98
78
61
22

Sales

2009
0

Niles (60714)
$271,000
$318,750
$308,500
$267,000
$257,500
$275,000
$250,000
$250,500
$237,000
$269,750

Des Plaines
(60018)
$275,000
$263,000
$245,000
$245,000
$233,500
$223,500
$200,000
$195,000
$201,000
$210,000

Average Sales Price

2008

Chart 12. Single Family Home Sales
Niles & Surrounding Communities, 2008-2010

Q1
Q2
Q3
Q4
Q1
Q2
Q3
Q4
Q1
Q2

Des Plaines
(60016)
$280,000
$283,500
$266,250
$250,000
$219,000
$226,000
$200,000
$222,000
$204,000
$273,500

2010

Q1
Q2
Q3
Q4
Q1
Q2
Q3
Q4
Q1
Q2

Niles (60714)
28
46
51
41
16
45
54
48
31
10

Des Plaines
(60016)
40
61
60
67
51
64
72
79
49
16

Des Plaines
(60018)
22
29
38
25
36
42
54
47
27
18

Skokie
(60076)
58
70
76
56
42
68
90
83
36
23

Skokie Lincolnwood
(60077)
(60712)
17
12
36
32
31
24
27
25
21
14
33
29
44
42
43
38
26
17
10
3

Source: OnBoard Informatics; Houseal Lavigne Associates
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Rental Housing
In 2010, it is estimated that 25.6% of the
Village’s approximately 11,660 occupied
housing units were rental units. This
proportion is projected to remain near
26% over the next five years. As shown in
Table 6, the median rent of $800 in Niles
(as of July 2010) is the lowest median
rent among all market area communities.
Median rent are highest in Lincolnwood,
Glenview, Morton Grove and Park Ridge
and range between $1,600 and $1,800.

Given an estimated 2010 median
household income of $63,203 for the
Village, rates in Niles and the majority of
nearby communities would be relatively
affordable to the typical household.
Housing is considered reasonably priced if
30% or less of a household’s gross annual
income is spent on housing costs. With
an income of $63,000, a household could
afford to pay an estimated $1,500 per
month for rent and utilities.

Table 6. Rental Market Statistics
Primary & Secondary Market Area Communities, July 2010
Median Rent
Community

All

Studio

1 BR

2 BR

3 BR

4 BR

Niles

$800

712

$800

$875

$1,600

$1,520

Des Plaines

$950

$759

$795

$1,094

$1,389

$1,800

Skokie

$995

$725

$870

$1,145

$1,400

$2,500

Far North Side

$1,095

800

$908

$1,250

$1,800

$2,595

Lincolnwood

$1,600

700

$1,000

$1,600

$1,500

$2,150

Glenview

$1,700

$720

$950

$1,279

$2,472

$3,300

Morton Grove

$1,700

$792

$983

$1,750

$1,490

$2,300

Park Ridge

$1,800

$620

$835

$1,800

$1,695

$2,500

Source: Hotpads.com; Houseal Lavigne Associates
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Housing Market
Implications
Detached single family homes are likely
to remain the predominant housing type
within the Village and larger market area.
Permitting activity indicate that multifamily housing will remain a significant
component of the local housing stock
and come to comprise a more significant
portion in the larger market area. On
average, single family homes within Niles
are priced between 15% and 25% lower
than those in the larger market area which
may reflect the age of Niles’ housing stock
and the limited number of new homes
being built in the community.
The Village of Niles is an inner-ring
suburb of Chicago with firmly established
residential neighborhoods and limited
opportunities for outward expansion.
Future residential development will
be limited to in-fill housing and the
replacement of aging housing units.
Population shifts anticipated to occur
within the age and income composition of
the Village’s population indicate potential
for additional for-sale, multi-family product
targeted ‘empty nester’ households such
as age restricted communities or senior
housing development. In addition, data
pertaining to existing Village housing stock
and projected housing mix indicates that
rental product will continue to account for
one in every four housing units.

Commercial Market
The potential for commercial development
at any given location is influenced by
several factors including local and regional
demand for goods and services, the health
of local commercial districts, the location
of surrounding commercial nodes, and
the consumer expenditure patterns of the
market area population.

Business Inventory
In 2010, it is estimated that the Village of
Niles is the location of approximately 523
retail businesses (See Table 7). There are
a variety of retailers present within the
Village including over 136 restaurants and
drinking establishments (26%), 89 clothing
and clothing accessory stores (17%), and
54 miscellaneous retailers (10.3%). The
largest concentration of retail space is
located in the Golf Mill Shopping Center
at southwest corner of the intersection of
Golf Road and Milwaukee Avenue.

Traffic Counts
National retailers adhere to a specific of
standards when evaluating a potential site.
One determining factor is a location’s
Average Daily Traffic (ADT). The ADT
figure measures the average volume of
traffic on a given street on any given
day. Retailers typically look for an ADT
count of between 20,000 and 30,000
when deciding if a particular site is
good for future development. Based on
these standards, there are several areas
throughout the Village which may be
suitable locations for large format national
retailers to consider. Based on the
aforementioned criteria, these areas are
also the current location of the Village’s
major retail centers.

• Touhy Avenue is one of the Village’s
primary east-west corridors for
commercial traffic and industrial
users on the Village’s southeast side.
Touhy Avenue has an ADT of over
15,000 as it enters the Village from the
west and traffic volumes increase to
34,000 as the roadway passes through
commercial areas near Lehigh Avenue.
Traffic counts are over 48,000 per day
at the Touhy Avenue interchange with
I-94 approximately three-quarters of a
mile east of the Village limits.
• The most significant concentration
of high traffic roadways occurs in
the area between Oakton Street,
Milwaukee Avenue, Howard Street,
and Waukegan Road in the central
portion of the Village. There are several
intersections in this area with combines
traffic counts of nearly 30,000 ADT or
more.
 Oakton Street/ Milwaukee Avenue –
52,800 to 58,000 ADT
 Oakton Street/Harlem Avenue –
43,000 ADT

Table 7. Business Inventory
Village of Niles, 2010
Total Retail Trade and Food & Drink
Total Retail Trade
Total Food & Drink
Industry Group
Food Services & Drinking Places
Clothing and Clothing Accessories Stores
Miscellaneous Store Retailers
Health & Personal Care Stores
Food & Beverage Stores
Furniture & Home Furnishings Stores
Sporting Goods, Hobby, Book, and Music Stores
General Merchandise Stores
Electronics & Appliance Stores
Bldg Materials, Garden Equip. & Supply Stores
Gasoline Stations
Motor Vehicle & Parts Dealers
Nonstore Retailers

523
387
136

100.0%
74.0%
26.0%

Number
136
89
54
52
47
28
27
22
21
19
14
9
5

Percent
26.0%
17.0%
10.3%
9.9%
9.0%
5.4%
5.2%
4.2%
4.0%
3.6%
2.7%
1.7%
1.0%

 Oakton Street/Waukegan Road –
37,000 to 48,000 ADT
 Howard Street/Harlem Avenue/
Milwaukee Avenue – 58,000 ADT
• Dempster Street is a major east-west
arterial within the Village that serves
predominantly residential areas with
some community-scale shopping
centers bookending the corridor as
it enters and exist the Village. Traffic
counts along Dempster Street, as
it passes through Niles, range from
36,000 to 45,000 ADT.

Source: ESRI Business Analyst
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• Golf Road and Milwaukee Avenue
serves is at the center of one of the
region’s most significant retail areas,
anchored by the Golf Mill Shopping
Center. Golf Road has traffic counts of
between 37,000 and 41,000 ADT while
Milwaukee Avenue has traffic counts
between 33,000 and 35,000 ADT.
Sites located along these major roadways
will represent some of those most likely to
undergo commercial development. When
assessing the potential for commercial
development, other factors in addition
to traffic counts must also be taken into
consideration. While a site may have high
traffic counts, site characteristics such
as lot depth or size, existing structures,
access, or adjacent uses may limit its
potential to accommodate successful
commercial development. Conversely,
other advantages a site offers may
compensate for less favorable traffic
counts and maintain the site as an
attractive place for new commercial
development.

Competitive Environment
Defining the retail market for the study
area requires a firm understanding the
context within which development would
reasonably occur. It is estimated that
there is nearly 4 million square feet of
retail space located within the Village,
making it one of the top retail destinations
in the State of Illinois. Residents of Niles
are served by several different commercial
areas both within the Village limits and in
adjacent communities.

Local

• The intersection of Milwaukee Avenue
and Golf Road represents the center
of a regional shopping destination
made up of several shopping centers
and big box retailers and an estimated
2.5 million square feet of retail
development:
 Golf Mill Shopping Center is a
1.07 millions square foot regional
mall anchored by Kohl’s, JC Penney,
Sears, Value City Furniture, and
Target. The center, which was
renovated in 2006, is also the
location of a 12-screen Kerasotes
Theatre. An estimated 71,000
square feet of space is currently
available at the center, which
represents a vacancy rate of less
than 7%.
 Golf Milwaukee Plaza is a 200,000
square foot center anchored by WalMart. Approximately 50,000 square
feet of this center are currently
available for lease.
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 Four Flaggs Shopping Center
is a 306,661 square foot center
anchored by a Jewel-Osco,
Office Depot, REI and Petsmart.
Approximately 60,000 square feet
of space are currently available for
lease.
 Golf Glen Mart Plaza is located on
Golf Road approximately one-half
mile west of Milwaukee Avenue.
This 232,830 square foot center
is anchored by Meijer and has 33
storefronts with just three vacancies
totaling less than 7,000 square feet.
• The Milwaukee Avenue Corridor
has historically served as a focus
for commercial activity throughout
northwest Chicago and the northwest
suburbs. Several neighborhood retailers
and shopping centers are located along
Milwaukee Avenue as it passes through
Niles. The most notable centers
include:
 Oak Mill Mall is a 250,000 square
foot center anchored by Jewel-Osco,
Blockbuster, and European Imports
which also has a small indoor atrium
with shops.
 8901 N Milwaukee, a 70,000
square foot center anchored by
Binny’s Beverage Depot and Assi
Plaza Asian Market.
• Village Crossing is a 415,000 square
foot center located to the south of
Touhy Avenue on the east and west
sides of Central Avenue. The portion
of the shopping center located in the
Village of Niles is located to the west of
Central Avenue and is anchored by a
Jewel-Osco and Dick’s Sporting Goods.
The Village established a TIF on the site
to facilitate redevelopment, which it
then dissolved eight years into the life of
the district.

• A Target and Costco are located on
the northeast corner of Touhy and
Melvina Avenues. This area was the
former location of the Leaning Tower
TIF district, which was established in
1993 to facilitate redevelopment of
an abandoned manufacturing facility.
Before being dissolved in 2005, the
TIF district provided funds to allow for
the rehabilitation of the Niles Leaning
Tower.
• The Pointe Plaza Shopping Center
is a power center located on the
northwest corner of Touhy and Central
Avenues. The center is anchored by
Wal-Mart, Babies ‘R Us, and Fresh
Market and one anchor tenant space,
formerly occupied by Office Depot,
is currently available. Outlots at this
center include a Walgreen’s and Wells
Fargo. The Village established this site
as a TIF district in 1997 to facilitate
redevelopment of a former industrial
property. This TIF was dissolved in
2005.
• Civic Center Plaza is a 265,024 square
foot center anchored by Home Depot
and H-Mart. Approximately 9,000
square feet of space are currently
available for lease. This area is the
location of the Lawrencewood
TIF district which has facilitated
development of the plaza as well as
a new Village Hall, senior center and
fitness center on the adjacent site.

10 Minute Drive

• The Glen Town Center is a mixeduse retail center that forms the center
of The Glen. The 450,000 square
foot center’s three retail anchors
include a 150,000-square-foot Von
Maur department store, Dick’s
Sporting Goods, and a 10-screen
AMC Theatre. Other attractions in
the mixed-use center include seven
fine dining restaurants and 183 luxury
rental apartments above the retail. A
children’s museum is also located just to
the north of the Town Center.
• Dempster Avenue is the location of
several small strip centers located in
Morton Grove along the Village of
Niles’ northeastern edge. These centers
include the 370,227 square foot Prairie
View Plaza anchored by Dominick’s
and Bally Total Fitness; the 136,000
square foot Village Plaza anchored
by TJ Maxx, Loehmann’s and Home
Goods; and the 36,600 square foot
Lonore Plaza, anchored by Factory
Card Outlet.

• The majority of the Village Crossing
shopping center is located in the
neighboring community of Skokie.
Anchor tenants in this portion of the
center, located to the east of Central
Avenue, include Best Buy; Bed, Bath
and Beyond; Office Max; Barnes
& Noble; PetSmart; Michael’s; and
Kerasotes Theatre. The most significant
vacancy in the center is a 35,000 square
foot space adjacent to the Michael’s.
• Old Orchard Shopping Mall is a 1.79
million square foot regional shopping
mall anchored by Lord & Taylor, Macy’s,
Nordstrom, and Bloomingdales. The
center, which is located approximately
2.75 miles northwest of Niles, is also
the location of Cinema Odeon Old
Orchard. Fashion Square Mall, a center
whose tenants include Casual Male,
Lane Bryant, and RadioShack, is located
to the south of Old Orchard while
Orchard Place, a 90,000 square foot
center anchored by Gold Galaxy and
Staples, is located to the east.

• The Harlem Avenue Corridor has
several significant retail centers in
the areas to the south of the Village,
however the corridor’s most significant
shopping center is Harlem Irving Plaza
(also known as ‘The HIP’), a 700,000
square foot mall anchored by Carson
Pirie Scott, Kohl’s, Best Buy and Target.
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Table 8. Retail Gap Analysis Profile
Village of Niles & Secondary Market Area, 2009

Retail Gap Analysis
The following analysis uses a comparison
of projected spending by market area
households to the existing supply of retail
space to assess the potential for retail
development in these two study areas.
This ‘gap’ analysis provides an indication
of “surplus” or “leakage” within a given
retail category. The presence of a surplus
within a given retail category suggests
that there is at least enough retail space
to accommodate demand for the range
of goods and services provided by stores
in that category. Conversely, leakage
indicates that demand exceeds supply and
consumers are spending dollars outside of
the market area.
This leakage could potentially be
recaptured and may represent a
commercial opportunity within the
market area. It is important to distinguish
between support in the market and
development potential of a specific site
or location. The availability of alternative
sites, specifications of particular retailers,
the number of projects actively pursuing
tenants and similar issues can affect
whether market potential translates to
development potential.
As shown in Table 8, in analyzing
existing retail supply and demand
within the Village of Niles, there is
currently an oversupply of retail space of
approximately $762.2 million. The Village
has an estimated 11,732 households in
2010. With a current retail demand of
$304.3 million, this equates to a potential
expenditure per household of $25,934,
with a current supply of $90,902 per
household. This figure includes all retail,
eating and drinking establishments.

In analyzing existing retail supply and
demand within the 10 minute drive
time market area, (See Table 8), there is
currently a retail surplus of approximately
$1.75 billion. Within the market area,
there are approximately 156,248
households contributing to a current retail
demand of $4.95 billion. This demand
equates to a potential expenditure per
household of $31,676, with a current
supply of $42,901 per household. This
figure also includes all retail, eating, and
drinking establishments.
Both the Village and market area appear
to be saturated with respect to retail
supply. There are some retail categories
that demonstrate a limited degree of
leakage, but when an estimate of average
annual sales-per-square-foot is applied
to these leakage values, there is not
sufficient indication of demand to support
additional retail space. For example,
within the larger market area there is a
retail gap of approximately $6.5 million
within the Specialty Food Stores retail
category. The average annual sales for
a grocer are between $400 and $500
per-square-foot, which translates to
approximately 13,000 to 16,200 square
feet of unmet demand. The typical
store for a specialty grocery chain such
as Trader Joe’s is estimated at between
8.000 and 12,000 square feet. Given
the limited margin between demand and
potential, there does not appear to be
ample support to attract a new retailer in
this category.

Retail Market
Implications
Given the significant amount of retail
space in the Village and adjacent areas,
and the regional draw of some of its
commercial areas; it is not surprising
that local retail supply is greater than
local demand. However, even the larger
market area appears to be fairly saturated
with limited opportunity for new retail
development given current retail demand.
These current trends will likely continue
into the future given projected population
loss within both the Village and market
area. While shifts in household income
will increase overall spending power in the
market area, raw demand for retail space
is not likely to increase in the near term.
There are several shopping centers within
the Village with vacancies, including
some anchor tenant locations, capable
of absorbing much of the demand for
new retail space in the near future. The
Village should continue its efforts to
assist local commercial and industrial
property owners in marketing available
space. The Village has used TIF funds
effectively to repurpose several industrial
sites for commercial use. Given current
and near term market conditions, this is
an appropriate time to focus economic
development efforts on enhancing the
appearance and function of existing
commercial districts and working with
business and property owners to make
improvements to properties wherever
necessary.

Summary Demographics
2010 Population
2010 Households
2010 Median Disposable Income
2010 Per Capita Income

Village of
Niles
29,381
11,732
$50,272
$28,167

10 Minute
Drive
401,545
156,248
$52,692
$32,769
Retail Gap by Area ($M)

Summary
Total Retail Trade and Food & Drink
Total Retail Trade
Total Food & Drink

Industry Group
Motor Vehicle & Parts Dealers
Furniture & Home Furnishings Stores
Furniture Stores
Home Furnishings Stores
Electronics & Appliance Stores
Bldg Materials, Garden Equip. & Supply Stores
Building Material and Supplies Dealers
Lawn and Garden Equipment and Supplies Stores
Food & Beverage Stores
Grocery Stores
Specialty Food Stores
Beer, Wine, and Liquor Stores
Health & Personal Care Stores
Gasoline Stations
Clothing and Clothing Accessories Stores
Clothing Stores
Shoe Stores
Jewelry, Luggage, and Leather Goods Stores
Sporting Goods, Hobby, Book, and Music Stores
Sporting Goods/Hobby/Musical Instrument Stores
Book, Periodical, and Music Stores
General Merchandise Stores
Department Stores Excluding Leased Depts.
Other General Merchandise Stores
Miscellaneous Store Retailers
Florists
Office Supplies, Stationery, and Gift Stores
Used Merchandise Stores
Other Miscellaneous Store Retailers
Nonstore Retailers
Food Services & Drinking Places
Full-Service Restaurants
Limited-Service Eating Places
Special Food Services
Drinking Places - Alcoholic Beverages
1

Village of Niles
($762.2)
($703.2)
($59.0)

10 Minute Drive
($1,753.8)
($1,761.8)
$8.0

Village of Niles

10 Minute Drive

Retail Gap
($M)
($5.4)
($11.4)
($2.7)
($8.7)
($7.5)
($79.7)
($80.1)
$0.4
($193.2)
($172.7)
($8.5)
($12.0)
($25.5)
($2.8)
($35.6)
($29.9)
($1.8)
($3.9)
($14.4)
($12.2)
($2.2)
($141.9)
($133.7)
($8.2)
($51.2)
($0.9)
($22.5)
$0.1
($27.9)
($134.5)
($59.0)
($18.4)
($26.0)
($14.5)
($0.1)

Potential1
(13,623)
(28,517)
(6,800)
(21,717)
(18,700)
(199,299)
(200,366)
1,066
(483,104)
(431,825)
(21,243)
(30,036)
(63,681)
(6,928)
(89,121)
(74,830)
(4,530)
(9,761)
(35,971)
(30,567)
(5,404)
(354,764)
(334,251)
(20,513)
(128,089)
(2,362)
(56,197)
175
(69,705)
(336,256)
(147,458)
(45,979)
(65,082)
(36,209)
(188)

Retail Gap
($M) Potential1
$13.6
34,007
($68.2) (170,581)
$32.4
80,945
($100.6) (251,526)
($254.0)
(635,054)
($2.5)
(6,317)
($7.2)
(17,949)
$4.7
11,632
($145.4)
(363,588)
($152.0) (379,888)
$6.5
16,190
$0.0
110
($41.0)
(102,414)
$177.2
443,057
($62.5)
(156,265)
($57.1) (142,650)
($3.0)
(7,574)
($2.4)
(6,041)
($14.7)
(36,743)
($5.9)
(14,716)
($8.8)
(22,027)
($8.1)
(20,186)
($137.7) (344,137)
$129.6
323,951
($56.2)
(140,481)
$2.6
6,487
($37.7)
(94,272)
$1.8
4,576
($22.9)
(57,272)
($1,300.0) (3,250,027)
$8.0
19,970
$17.0
42,415
$25.8
64,496
($47.2) (118,108)
$12.5
31,167

Typical
Market
Area Drive
Time
10

10

5 - 10
10
10
5
5
5 - 10
5 - 10
5 - 10
5 - 10
5 - 10
10
5
10
10
5 - 10
5
5
5
5
5
5 - 10
5 - 10
5
10
5

Potential based on an average annual sales per-square-foot of $400.

Source: ESRI Business Analyst ; ULI; and Houseal Lavigne Associates
16189.928
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Office Uses

Table 9. Office Market Statistics
Suburban Chicago Market, Second Quarter 2010

Total Inventory
Buildings
(sf)

Submarket

Net
Under
Direct Absorption Construction
Vacancy
(sf)
(sf)

Asking Lease
Rates (Full
Service/sf)

North
Class A
Class B
Class C

113
171
38

27,925,108
16,023,111
10,193,052
1,708,945

18.7%
18.7%
20.0%
12.0%

73,529
25,995
26,083
125,607

110,000
110,000
-

$20.90
$28.07
$18.37
$15.09

O'Hare
Northwest
Lisle/Naperville
Oak Brook

101
274
198
243

13,580,649
25,720,498
14,749,671
23,472,122

23.7%
24.8%
20.9%
21.1%

150,213
(58,559)
(35,998)
(212,186)

120,000
-

$21.80
$19.80
$20.61
$20.13

Chicago Suburban
Market
Class A
Class B
Class C

326
682
130

105,448,048
57,236,170
41,577,095
6,634,783

21.7%
21.9%
22.7%
13.0%

(83,001)
(194,722)
(70,703)
182,424

110,000
110,000
-

$20.65
$27.66
$18.16
$16.13

Source: Colliers International; Houseal Lavigne Associates

25.0%

800,000

20.0%

400,000
200,000

15.0%

0

Vacancy

Sqaure Feet Absorbed (M)

600,000

-200,000

10.0%

-400,000
-600,000
-800,000
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-1,200,000
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2006

Source: Colliers International; Houseal Lavigne Associates
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2007

2008

Niles is located in the North suburban
submarket of the Chicago office market
as defined by Colliers International,
a nationally recognized provider of
commercial real estate research. The
North submarket is roughly defined as
the area that lies to the east of IL Route
83 and to the north of IL Route 58. Niles
is also located within close proximity to
the O’Hare suburban submarket. Table 9
summarizes key office market statistics for
the North submarket, adjacent submarkets
within the region, and the Chicago
suburban office market as a whole.
Office space is typically classified into
three categories:

Chart 13. Office Market Statistics
North Suburban Submarket, 2003 - 2010

-1,000,000

The majority of Niles’ office space is
located in the southeastern portion of
the Village between Touhy Avenue and
Oakton Street. This area contains a mix of
industrial users, office development, and
commercial centers.

2009

Q2 2010
YTD

• Class A - Characterized as buildings
that have excellent location and access,
attract high quality tenants, and are
managed professionally. Building
materials are high quality and rents are
competitive with other new buildings.
• Class B - Characterized by good
location, management, and
construction with high tenant standards.
Minimal functional obsolescence and
deterioration.
• Class C - Characterized by aging
buildings (15 to 25 years old), but
maintaining steady occupancy.

Much of the office space currently
available within the Village would likely
be classified as Class B space given the
age of these structures and their location
in predominantly light industrial areas.
Several spaces being marketed for office
use could also be leased for light industrial
uses.
Table 9 provides inventory and vacancy
information, as of second quarter 2010,
for office space in all three classes of the
North submarket. Rental information is
also provided for all properties, regardless
of class, within each suburban submarket.
Average, full-service lease rates are
also included as an indicator of relative
demand for office space in the North
submarket compared to neighboring
submarkets.
Chart 13 illustrates vacancy and
absorption within the North submarket
over the seven and a half-year period
between 2003 and the second quarter of
2010.
Increases in vacancy rates and negative
absorption have occurred across the
larger suburban market over the last two
and a half years. Despite this overarching
decline, office space located in the North
submarket is commanding rents that
are the highest in the Chicago suburban
market while vacancy rates are the lowest.

• The North submarket has the lowest
overall direct vacancy rate (18.7%)
within the larger suburban office market
which had a vacancy rate of 21.7% in
second quarter 2010.
• In the second quarter of 2010, the
average full-service asking lease rate
for Class A office space in the North
submarket was $28.07 per square foot
which was on par with the average
asking rent of $27.66 among all Class
A properties of the Chicago suburban
market.
• Vacancy rates within the North
submarket declined to a nearly eightyear low of approximately 14% in 2007
before climbing to an eight-year high
in 2009 of over 22%. This rate was
maintained in the second quarter of
2010.
• The period between 2008 and 2009 is
the only consecutive two-year period
of negative absorption since 2002 and
2003.

Office Market Implications

The North submarket is stable and
performing better than other areas with
regard to vacancies and lease rates.
However, the amount of available space
and overall soft demand in the larger
suburban market decreases the likelihood
of new speculative office construction
in the near to midterm. Any activity will
likely be in the form of a build-to-suit
project for a specific end user. Given
recent trends in employment, there may
be some demand for office space from
users in the finance and insurance; real
estate, rental, and leasing; and educational
services industries. At an average of
between 175 and 250 square feet of office
space per worker, these three industries
have combined to create an annual
demand for between 12,500 and 18,000
square feet of office space over the last
five years. While this does not directly
translate to annual demand for new office
space in Niles, these industries are likely
sources for future demand for existing
space and build-to-suit projects.

• At 20%, the current vacancy rate
in Class B space within the North
submarket are slightly higher than Class
A or Class C spaces. Rents for Class B
space are also on par with asking rents
for similar space in all submarkets.

• In the second quarter of 2010, office
space in the North submarket (27.9
million square feet) made up 26.5%
of all space in the Chicago suburban
market.

Village of Niles Synthesis Report
prepared by Houseal Lavigne Associates

The majority of Niles’ industrial space is
concentrated in the southeastern portion
of the Village between Touhy Avenue
and Oakton Street where a mix of office
uses can also be found. Several former
industrial properties in this area have been
converted to commercial centers.
The industrial market within the Chicago
region has not been immune to the
economic downturn affecting the nation.
The volume of available industrial space
in the Chicago region in the first quarter
of 2010 (the most recent period for which
data are available) was near 160.6 million
square feet and vacancy rates were near
12.3%. With regard to the local industrial
market, the downturn in the regional and
national industrial markets mean that less
competitive space will be more difficult to
lease or sell in the near to mid-term.

The Village of Niles is located in the North
Suburbs submarket of the Chicago Metro
region. Table10 includes information
regarding total inventory, availability,
construction activity, and lease rates for
industrial space in the North Suburbs
submarket, adjacent submarkets, and the
greater Chicago Metro industrial market
as a whole.
• The North Suburbs submarket has an
inventory of over 57.9 million square
feet and comprises 4.4% of the larger
Chicago Metro market.
• In the first quarter of 2010, the vacancy
rate of 9.4% for the North Suburbs
submarket was lower than that of the
larger region (12.3%). This rate is the
second only to the Chicago North
submarket (7.7%) among neighboring
submarkets and sixth lowest among the
metro area’s 18 submarkets.

• Despite decreases in vacancies
between 2004 and 2008, the vacancy
rate in the North Suburbs submarket
has increased from a seven-year low
of approximately 6.0% in 2008 to an
estimated 9.4% in the first quarter of
2010.
• 2008, 2009, and the first quarter
of 2010 have witnessed negative
absorption, contributing to significant
increases in North Suburbs vacancy
rates. It is estimated that over 2.7
million square feet have been added to
available inventory since 2008.

Industrial Market Implications

The North Suburbs submarket is keeping
pace with the larger region with regard to
vacancy rates and rents, however negative
absorption has been more significant in
this submarket compared to surrounding
submarkets. No new supply was added
to the North Suburbs submarket in 2009
or the first quarter of 2010. While there
are sites available for redevelopment
within the Village, it is anticipated that
speculative industrial development will be
minimal. As with the office market, buildto-suit projects will likely be source of any
future development in the near term.

Table 10. Industrial Market Statistics
Chicago Metro Area, Second Quarter 2010

North Suburbs
Chicago North
O'Hare
Lake County
Northwest Suburbs
I-290 North
Chicago Metro Area

Net
Under
Absorption Construction Asking Lease
(sf)
(sf) Rates (Net/sf)

Total Inventory
(sf)

Vacancy
Rate

57,920,720
90,735,202
140,395,362
69,827,498
34,146,205
77,284,060

9.4%
7.7%
12.8%
14.3%
11.2%
14.1%

(1,169,800)
442,031
(876,874)
(466,841)
7,531
(1,127,911)

0
0
0
0
0
184,000

$4.42
$6.95
$5.09
$5.78
$4.77
$4.28

1,310,876,061

12.3%

(3,821,237)

2,105,346

$4.27

Source: Colliers B&K; Houseal Lavigne Associates

Chart 14. Industrial Market Statistics
North Suburbs Submarket, 2004 - 2010
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Source: Colliers-Barry; Houseal Lavigne Associates.
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Vacancy

• Industrial space in the North Suburbs
submarket commands average rents
of $4.42 per square foot. In the first
quarter of 2010, these rents were
eighth highest among the region’s 18
submarkets. The metro area overall
average rent was $4.27 over the same
time period.

Chart 14 illustrates vacancy and
absorption within the North Suburbs
submarket over the six-plus year period
between 2004 and first quarter 2010.

Sqaure Feet Absorbed (M)

Industrial Market

2007

2008

2009

Q1 2010
YTD
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Section 4

Community Outreach
Community outreach is an integral part of the planning
process to ensure the Comprehensive Plan reflects the
attitudes and desires of the community.

As a long-range document that will guide
growth and development in the Village,
it is important that the plans and policies
contained within the Comprehensive
Plan reflect the attitudes and desires
of the residents, property owners, and
businesses in Niles. Success depends
upon the active involvement of the public
in the planning process. This section
summarizes the community outreach
efforts undertaken thus far and highlights
the themes of interest and concern that
emerged throughout these exercises.
As part of the Comprehensive Plan,
several outreach activities and
opportunities for input were utilized
including:
• Project Initiation Workshop
• Community Workshop
• Key Person Interviews
• Business Workshop
• Resident Questionnaire
• Business Questionnaire
• On-line Mapping Tool
The following is a summary of the key
issues and opportunities that arose
throughout all of the public outreach
that has been conducted thus far. More
detailed summaries of all workshops were
prepared and have been included as part
of the Appendix (provided under separate
cover).
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Community Outreach
Summary of Issues and
Opportunities
Based on the community outreach
activities that have been completed thus
far, certain themes have emerged as
priorities for the Village to consider in
the creation of the new Comprehensive
Plan. The top community issues and the
top community strengths are summarized
below. These comments reflect opinions
expressed by individuals and are not
necessarily reflective of the consultant
team or Village staff.

Top Community Issues for Niles

Stormwater Infrastructure. While many
participants complimented infrastructure
maintenance such as the Village’s streets
and sidewalks, they revealed concerns
about stormwater infrastructure and
flooding in the Village. The flood
that occurred in 2008 affected many
properties and remains a top concern for
property owners.
Traffic Congestion. Participants frequently
cited the issue of traffic congestion,
particularly along Milwaukee Avenue as
a key concern. Many stated that traffic
along Milwaukee Avenue and other major
streets in the Village made driving through
the community a challenging experience.
Some participants noted that because of
the traffic along Milwaukee Avenue they
limit the amount of shopping they do,
or the amount of trips they take in the
corridor. In addition to vehicular issues,
many noted that this traffic congestion
negatively affected the safety and
efficiency of traveling through Niles as a
pedestrian or a cyclist.

Lack of a Traditional Downtown. Many
participants noted the lack of a “true”
downtown within Niles. Participants
stated that the lack of a downtown
negatively impacts the Village’s sense of
community, image and identity.

City Financing/Budget. Many
participants expressed concerns over
Village revenues and spending as it relates
to service delivery by the Village and
uncertainty over the future of retail and
industrial properties.

Parking. Residents and business owners
expressed a concern over the lack of
adequate parking in the community.
Residents noted that they would like to
see more on-street parking provided in
residential neighborhoods, especially
those that contain duplexes or other types
of multi-family housing. Businesses noted
that more parking is needed within the
older commercial shopping centers along
Milwaukee Avenue.

Administration and Services. Many
comments received concerned Village
services and administration. This included
a request for increased cooperation
between taxing bodies to improve
service delivery and avoid duplication.
Participants were both in support of and
against existing services and programs
such as the Niles Free Bus and the Family
Fitness Center. While many praised
the programs and services provided for
seniors, others noted a lack of services
geared towards children and families.

Pedestrian and Bicycle Mobility.
The community would like to see
improvements made to the Village’s
pedestrian and bicycle network.
Participants stated that the Village should
work with partner agencies such as IDOT
to improve pedestrian crossings in the
community, especially along Milwaukee
Avenue. In addition, the desire was
expressed for the Village to create an
interconnected trail system that links to
the North Branch Trail.
Milwaukee Avenue. Participants
recognized the importance of Milwaukee
Avenue as a regional arterial; however,
many stated that they would like to
see improvements made to improve
circulation within the corridor. Specific
projects included improving and
consolidating ingress and egress points,
improving the appearance of buildings
and parking areas, and continuing to
improve the appearance of public areas
along the corridor.

Image and Identity. Throughout
the community outreach process,
participants desired improvements to
the overall image and identity of Niles.
Specific improvements recommended
by participants included beautification
efforts, a marketing campaign to attract
young families, the continued support
of the school districts maintaining high
quality schools and the need to improve
the Village’s image to overcome outside
perceptions.
Variety and Quality of Commercial Uses.
Participants expressed concerns regarding
the lack of “quality sit-down” restaurants
in the Village. Similarly, many participants
desired higher quality stores, particularly
in the Golf Mill Shopping Center.
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Top Community Strengths for Niles

Community Services and Facilities. The
Village, Park District, School District, and
other community service providers were
stated often as key strengths of Niles.
Specific examples of strengths include
the Niles Free Bus, the Library, the Niles
Community Rain Garden, the Family
Fitness Center, Village departments such
as police and fire, the Teen Center and
services for seniors (including the Senior
Center).
Residents. Many participants noted that
the people of Niles are one of its greatest
assets and that a strong community
spirit, friendly neighbors and small town
atmosphere are among those qualities
that are cherished about life in Niles.

28 Community Outreach

Diversity. The diversity of the Village’s
residents and businesses was seen by
many as a strength of the community.
The diversity was stated as a unique asset
of the community that added to the
character and image of Niles. Although
many participants saw this as a strength,
some participants expressed concern
about diversity impacting community
cohesion.
Property Taxes. Many participants stated
that the Village’s relatively low property
taxes was a strength for the community.
While this was noted several times as an
asset, participants stated that they would
have a concern if taxes were to be raised.

Quality of Life. Niles was often described
as a great place to raise a family based on
its stable, safe and quiet environment. In
support of this, many participants noted
the quality of the schools, library and park
and recreational amenities as strengths.
The Village of Niles recently ranked very
high in Businessweek.com’s fifth annual
ranking of the best places in America to
raise kids. The report cited the Village’s
low cost of living, good schools, and low
crime rate as key strengths.

Commercial and Retail Opportunities.
Many participants praised the amount
and variety of commercial and retail
businesses present within the Village
noting that rarely did they have to leave
the Village to obtain desired goods and
services.

Location. Niles’ proximity to the interstate
system, transit infrastructure, the City of
Chicago and O’Hare International Airport
was frequently cited as a strength of the
Village. Related to this, many businesses
identified the high traffic volume along
Milwaukee Avenue as a strength by
bringing potential shoppers in front of
their business.
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Section 5

Existing Land Use & Development
Niles is a mature, established community with a
concentration of residential, commercial and industrial
land uses throughout the Village.

The existing land use pattern of the Village
of Niles reflects a mature, established
community which historically developed
along Milwaukee Avenue. In general, the
residential areas of Niles are concentrated
in the central portion of the Village with
large areas of commercial on the northern
end and industrial and commercial on the
southern end. North of the Village are
areas of unincorporated Cook County
which generally continue the land use
pattern of Niles and other surrounding
municipalities.
The Comprehensive Plan will be driven
significantly by the established land
use pattern and the context of existing
development. Land uses in the Village
have been divided into 11 categories.
This section details the Village’s existing
land use and development based on
inventories and field surveys undertaken
by the consultant team in the summer/fall
of 2010.

Residential

Residential land use within the Village
of Niles includes detached single family,
attached single family and multi family.
Each of these categories is detailed below.

Detached Single Family
Approximately one-third of the Village’s
land area is comprised of detached
single-family housing, a percentage
that has changed little since the last
Comprehensive Plan. The majority of
detached single-family housing is located
in the center of the Village between
Dempster Street on the north and Howard
Street on the south. Many of these
single-family neighborhoods follow the
street grid and street naming convention
established in the City of Chicago. Parcel
sizes do not vary widely and the use of
cul-de-sacs is limited.
Single-family residences in the Village of
Niles predominately date from the last
half century. Single-family neighborhoods
were developed with homes of similar
style in tracts or subdivisions that followed
the expansion of road infrastructure.
With limited land availability for new
single-family residential development,
some homes are being replaced with
“teardown” redevelopment in certain
areas of the Village. Concerns were
expressed during the community outreach
activities that the age, size and amenities
of Niles’ single-family housing stock may
not be keeping pace with demand.

Attached Single Family

Multi Family Residential

The predominant type of attached singlefamily home in Niles is in the form of
duplexes. Two concentrations of duplexes
are present, one east of Harlem Avenue
and south of Dempster Street; the other
west of Washington Street and north of
Church Street. These areas are in close
proximity to both detached single-family
and multi-family housing. In the area
east of Harlem Avenue, the attached
single-family areas act as a buffer from
commercial uses along Dempster Street.

Multi-family residential development is
present throughout the Village, typically
located along major streets in multi-story
buildings and high-rises. Multi-family
housing in the Village include large,
multi-unit buildings (both apartments and
condominiums), traditional “Chicagostyle” three-flats and six-flats, and senior
living.
Multi-family residential developments
targeted towards seniors are found
concentrated along Golf Road and
include a full range of options including
independent living, assisted living and
nursing home facilities. The variety of
multi-family residential units present in
the Village provides a range of housing
options for existing and future residents.
Historically, off-street parking has not
kept pace with residential growth. This
increases demand for on-street parking.

Examples of residential
units in the Village.
Village of Niles Synthesis Report
prepared by Houseal Lavigne Associates

Existing Land Use & Development 29

Commercial

A wide range of commercial uses exist in
the Village including retail, professional
and personal services, restaurants, taverns,
and more. Retail uses range from smallerscale, independent businesses to largescale national retailers.

General/Corridor Commercial
General/corridor commercial uses provide
retail goods to both local residents and
patrons beyond the Village. General
commercial uses make up approximately
13 percent of the Village’s land area.
These uses depend on visibility along
major streets. Most are found along
Howard Street, Dempster Street and
Milwaukee Avenue. General Commercial
uses are found as a part of shopping
centers, strip centers and standalone
buildings. As they exist today in Niles,
these uses predominantly include large
surface parking areas in the front of
buildings. The largest single use in this
category is Golf Mill Shopping Center.

Office

Office uses are typically professional
services such as medical, legal, real estate
or accounting and are not a predominant
land use within the Village of Niles. They
account for less than 1% of total land
area. Typically, office uses are found
along major streets in the Village and/or
in close proximity to retail and industrial
areas.

Industrial

Industrial uses are those that include
some combination of manufacturing,
processing, warehousing, distribution
and office uses. The majority of Niles’
industrial uses are concentrated in the
southeastern portion of the Village with
proximity to the interstate via Touhy
Avenue. This area is best described
as an industrial park setting, which is
characterized by an organization of large
parcels with an internal road system.
Recreational and religious uses have
located in the industrial park in recent
years which hhas the potential to cause
land use conflicts. Smaller, standalone
industrial uses are also located along
Milwaukee Avenue.

Public/Semi-Public

This land use category includes the
public and semi-public facilities in a
community that provide critical services
and enhance the overall quality-of-life for
residents and visitors. Specifically, these
uses include Village-owned facilities,
other government/organization facilities,
churches, schools and other service
providers (e.g., the Niles YMCA). These
uses are presented in greater detail in
Section 7: Community Facilities.

Parks/Open Space

Parks and open spaces are located
throughout the Village and range in size
from small, neighborhood “pocket” parks
to large tracts of forest preserve and
other natural areas. Recreational facilities
include golf, bicycle trails, swimming pool,
ice rink, playgrounds and ballfields. These
parks and open space features contribute
greatly to the overall character of the
Village and to the quality of life enjoyed
by its residents.

Vacant

Niles is essentially a fully built-out
community with few vacant parcels
available for development. There are
however some isolated parcels of vacant
and/or underutilized land throughout the
Village which provide opportunities for
new infill development. Although building
vacancies are a natural component of a
local real estate market, current economic
conditions may increase the number of
vacant and/or underutilized properties in
the coming years.

Service Commercial
Service commercial uses are typically
found along major streets given their
compatibility with general commercial
uses. They are distinguished from general
commercial uses by their focus on selling
a service rather than retail goods. Typical
service uses include banks and hair
salons/barbers.

Mixed-Use Commercial
Mixed-use commercial is defined by
ground floor commercial uses with other,
compatible uses above the ground floor
(typically office or residential). The
amount of mixed-use development in the
Village is limited. Historically, this type
of development has been two or three
stories in height.
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Example of a mixed use development
in the Village of Niles.

The majority of the industrial uses are
located in the southeast sector of the
Village.

The Village of Niles
Municipal Building.

An example of a well-maintained Niles Park
District playground.

A vacant restaurant in Niles.
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Section 6

Catalyst Opportunity Sites
Catalyst Opportunity Sites are recommended to serve
as the most important redevelopment projects that the
Village should undertake, encourage and support.

This section identifies preliminary
catalyst redevelopment sites that exist
within the Village of Niles. The sites
identified are those properties that
through development or redevelopment
in the community would have a catalytic
impact on the surrounding area. These
sites should serve as the first and most
important projects for the Village to
undertake, encourage and support. These
sites will likely include candidates for new
residential and commercial development.
Almost any site within the Village could be
considered a redevelopment opportunity
given the right circumstances or a long
enough time frame. This section identifies
those sites which should be given the
highest priority in terms of energy and
resources as well as detailed attention in
the Comprehensive Plan. Catalyst sites
are deemed so by exhibiting some or all of
the following characteristics:
• Underutilized buildings or land

Site 1 (Assi Plaza)
A redevelopment opportunity exists
for the parcels adjacent to the newly
developed Assi Plaza and Binny’s
Beverage Depot. The site consists
of nine parcels that combine to form
approximately seven acres. Current
uses on this site including a restaurant,
an auto repair shop, and Washington
Terrace Park. Having a park at this
location is an important asset which
should be incorporated into any future
redevelopment. The park site is zoned
P1; the other parcels on this site are
zoned B1 PUD. Adjacent uses include
attached single-family homes to the east;
commercial to the south; retail, multifamily (four-story condominiums) and the
Niles Historical Center to the west; and
detached single-family homes to the north.
The presence of existing retail and the
site’s high visibility would make this site
appropriate for mixed-use development.

• Vacant buildings or land

Site 2 (Milwaukee/
Waukegan/Touhy)

Site 3 (Milwaukee north
of Harts Road)

This centrally-located intersection is ideal
for creating a new “town center”. The site
contains 33 parcels that would combine
to form a 12.5 acre redevelopment site
(including vacated right-of-way). Given
the site’s numerous parcels, consolidation
may be challenging. Present uses on
this site include a gas station, restaurant,
single-family homes (many of which
have been converted to office or retail),
a motel, a commercial strip center, a
bank, a grocery store, and Brunswick
Zone. Zoning on this site includes R2,
B1 and B2. Adjacent uses include singlefamily and multi-family homes to the
east and north, and commercial along
the southeast side of the triangle-shaped
site. Consideration should be given for
the specific elements that would elevate
this site to the level of a true town center.
This may include buffering and screening,
access, open space and civic features.

This 2.33 acre site consists of six parcels
and is currently vacant. This parcel was
planned to be an extension of the recently
completed commercial development to
the north and is zoned B2 Business. Uses
adjacent to the site include a cemetery,
multi-family housing, single family
detached homes, and commercial. A
number of uses should be considered for
this site including commercial, residential,
and office; however, due to the relatively
shallow lot depth, designing a future
building with parking may be challenging.
Future development should include
appropriate buffering and screening for
the residential neighborhood to the east.

Site 2

Site 3

• Structural soundness of buildings
• Size of property
• Ownership (e.g., Village-owned or
under unified ownership)

Site 1

• Visibility and access
• Current zoning and adjacent zoning
• Surrounding land uses
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Site 4 (Northeast Corner
of Touhy Avenue and
Caldwell Street)
Located near the intersection of Touhy
Avenue, Gross Point Avenue, and
Caldwell Street, this site includes an
office, a vacant motel and a restaurant.
Four parcels combine to create a
5.3 acre redevelopment site. The
parcels are zoned B2 Business. Future
redevelopment should take advantage
of the high visibility and exposure gained
by being located at the intersection of
these arterial streets. Access points into
the development should be from Touhy
Avenue and Gross Point Avenue with
internal circulation designed throughout
the site. Appropriate uses may include
a new restaurant and hotel, or other
commercial and office uses.

Site 4

34 Catalyst Opportunity Sites

Site 5 (Vacant Auto
Dealership)
The vacant auto dealership on Touhy
Avenue east of the Niles YMCA is
included as a catalyst site due primarily to
its location and size. The 5-acre property
is presently one of the largest vacant sites
in the Village under unified ownership.
The parcel is currently zoned B2 Business.
The parcel is adjacent to the Leaning
Tower of Niles and the Niles YMCA with
no cross-access between the properties.
Other adjacent uses include several bigbox stores such as Target and Costco.
Potential redevelopment opportunities
could include an auto dealership,
commercial, office, or an expansion of the
Niles YMCA facility.

Site 5

Site 6 (Grainger Property)

Site 7 (Harlem/Touhy)

In 2012, the existing Grainger facility is
planning to relocate from this 27 acre
site outside of the Village. The majority
of the property is currently developed
with an industrial building and surface
parking areas. With frontage on the
highly-traveled Touhy Avenue, this site has
excellent potential for redevelopment to
another use such as commercial. Future
redevelopment will need to issues such as
poor access from Howard Street and the
potential costs associated with renovating
or demolishing the existing buildings.

The northeast corner of the intersection
of Harlem Avenue and Touhy Avenue
presents a highly-visible redevelopment
opportunity. The site contains 4parcels
that would combine to form a 1.4 acre
redevelopment site. Present uses on
this site include an office and a bank.
Zoning on this site is B1 Retail Business.
An animal shelter is located east of the
redevelopment site. Consideration should
be given to redeveloping the site to create
a “strong corner” at this key gateway into
the Village.

Site 6

Site 7

Site 8 (Milwaukee/
Harlem)

Site 9 (Milwaukee/
Oakton)

This centrally-located intersection is
ideal for creating a new commercial or
mixed-use development that improves
the function and appearance of the
properties. If consolidated the site would
contain 25 parcels that would combine to
form a 2.2 acre redevelopment site. Given
the site’s numerous parcels, consolidation
will likely be challenging. Present uses on
this site include commercial, restaurants,
and a commercial strip center. Zoning
on this site includes B1 Retail Business.
Adjacent uses include single-family to the
east. Future redevelopment of this site
should include appropriate screening and
buffering from the adjacent homes. If
adjacent residential property owners are
interested, consideration should be given
to consolidating the adjacent properties to
create an even larger redevelopment site.

Located at a highly visible intersection
where redevelopment could have a
positive impact through parcel assembly.
A key issue to resolve in redeveloping this
site will be to accommodate necessary
parking.

Site 8

Site 9
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Section 7

Community Facilities
Community facilities provide critical services and
enhance the overall quality-of-life for residents and
visitors of Niles. They include Village-owned facilities,
other government/organization facilities, churches,
schools and other service providers.

The Village of Niles’ high quality of life
is due in part to its community facilities.
Community facilities in Niles are detailed
in this section. The information below
was gathered from research, consultant
field verification and through an on-line
survey administered to community service
providers. The following community
facilities are outlined in this section:
• Village of Niles Facilities

Village of Niles Facilities
Village Administration Building

The Administration Building is part of the
multi-facility Civic Center complex. The
Administration Building is a multi-story
structure consisting of two floors of office
space and one level of below grade
parking. At this time the Village has no
expansion plans for this facility.

• Economic and Business Development
• Education
• Health Care and Fitness
• Parks and Recreation
• Family Services

Fire Department

The Niles Fire Department operates
two stations in the Village of Niles
and is comprised of two divisions:
Fire Prevention and Fire Suppression/
Emergency Medical Services.
An ISO (insurance services office) Rating
indicates how well a community is
protected in the event of a fire. The ISO
rating has a direct effect on the insurance
premiums for homes and commercial
buildings. The ISO Rating runs along a
scale from 1 to 10, with the lower the
rating meaning the better the insurance
rates. The Niles Fire Department’s ISO
Rating is 3 which is an excellent rating,
and is similar to peer communities.
The existing water supply and distribution
are reported as adequate to serve the
Village. The fire department does
not have any plans to add or renovate
existing facilities. In the short term, the
department plans to initiate wireless fire
alarm connections throughout the Village.
A longer term goal is the installation of
residential sprinklers and possible station
enhancements. The department is also
working on upgrading their computer and
reporting system.

• Religious Institutions

Police Department

The Niles Police Department currently
has 58 sworn officers working three 8
hour shifts every day of the year to fulfill
this mission. The Village of Niles Police
Department maintains one facility at 7000
West Touhy Avenue. This facility was
constructed in 2005 and is in very good
condition with only minor cosmetic work
necessary.
The Department is accredited by the
Commission on Accreditation for Law
Enforcement Agencies (CALEA). This
designation formally recognizes the
department as being one of the most elite
in the field. The department coordinates
regionally through its participation in
NIPAS (Northern Illinois Police Alarm
System), NORTAF (North Regional
Major Crimes Task Force), and standing
mutual aid agreements with neighboring
communities.

The Village Administration Building
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Public Services Department

Niles Family Fitness Center
that opened in 1998.

The Public Services Department is
charged with the responsibility to
operate, maintain and improve the
Village infrastructure including streets,
sewers, water supply system, parkways,
trees, signs, sidewalks and alleys. Also
falling under the jurisdiction of the
Public Services Department are the
Fleet Maintenance Division (responsible
for maintenance and purchase of all
Village vehicles), Engineering Division
(responsible for inspections and capital
improvement design) and the Courtesy
Transportation System (operation of the
“Free Bus” transportation system).

The following is an inventory of the
facilities operated by the Public Services
Department:
• Public Services Office, 6849 Touhy
Avenue
• Maintenance Garage, 6859 Touhy
Avenue
• Public Works Garage, 6855 Touhy
Avenue
• Four Flaggs Stand Tank, 8247 Golf Road
• Oriole Water Tower, 8600 Oriole
Avenue
• Touhy Pumping Station/Reservoir, 7108
Touhy Avenue
• Old Maintenance Garage, 7104 Touhy
Avenue
• Ballard Pumping Station, 9041
Cumberland Avenue
The Public Services Department has plans
to renovate/expand the pumping station/
reservoir and the Ballard pumping station.
In the next 3-10 years, the Department
plans to upgrade its operational control
system for water pumping/storage
facilities.

Niles Public Library.

38 Community Facilities

Public Library District

The mission of the Niles Public Library
District is, to “enrich the community by
meeting its informational, educational,
cultural and recreational needs by
providing a wide variety of materials,
resources, and services as well as a
friendly, experienced and professional
staff in a safe and welcoming
environment.”
The Niles Public Library District was
created by referendum in 1959 and
currently serves over 58,000 residents in
Niles and parts of unincorporated Des
Plaines and Glenview. The collection
contains more than 280,000 items. The
Library’s annual circulation exceeds 1.2
million loans. There are approximately
30,000 Niles Public Library cardholders
and nearly 120,000 individuals used the
Library’s computers and Wi-Fi services in
2009.
The Library is in good condition; however,
there are plans to renovate or expand
by enclosing its primary entrance. The
library’s primary issue is a need to provide
more parking. The library has outgrown
their parking area with no room for
expansion. Another issue identified by
the Library is that some areas beyond the
current library district boundaries are not
served by any library. Future service of
these areas would require incorporation
through annexation by the Village.

Economic and Business
Development
Niles Chamber of Commerce and
Industry

An important economic development
partner for the Village is the Niles Area
Chamber of Commerce and Industry.
Incorporated in 1971, the Niles Chamber
of Commerce and Industry’s purpose is
to serve the commercial, professional,
industrial and civic well-being of the Niles
community.
The mission of the Chamber of
Commerce and Industry is to represent
and serve the business, industrial and civic
interests of Niles, providing resources and
promoting local businesses. The Chamber
is located at 8060 West Oakton Street
inside the North Side Community Bank
building. The Chamber would like to
see increased marketing and promotion
of its organization to both residents and
businesses.

Healthcare and Fitness
The Village has no hospitals within its
boundaries but is served by Lutheran
General Hospital (with level I Trauma
Center) in neighboring Park Ridge and
Resurrection Medical Center in Chicago.

Niles Family Fitness Center

The 70,000 square-foot Village-owned
Family Fitness Center opened in 1998.
The Fitness Center is located within
the Civic Center complex and adjacent
to the Senior Center and the Village
Administration Center. The Fitness Center
offers a variety of health and fitness
programs. The Fitness Center has no
plans for expansion or upgrades in the
foreseeable future.
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Education
The Village of Niles is well-served by both
public and private schools. This section
highlights the schools located in Niles.

Private Schools

The Village of Niles is served by the
following private schools: St. John
Brebeuf School, St. Mathew Lutheran
School, Northridge Prep and Notre Dame
High School.

Notre Dame College Prep
Notre Dame College Prep is a private
college preparatory school with a
reported enrollment of 830 students.
Enrollment has increased over the past
five years but the school is under capacity.
In the next 3-10 years the school plans to
construct a new student center.

St. John Brebeuf School
St. John Brebeuf School was founded in
1955 and is certified by the Archdiocese
of Chicago. The school is located at
8301 North Harlem Avenue in Niles. The
school provides classes from preschool
through 8th grade and had a 2009-2010
enrollment of 430 students. At this time
there are no plans for expansion.
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St. Mathew Lutheran School
Located at 9204 North Milwaukee
Avenue in Niles, St. Mathew Lutheran
School offers classes from preschool to
8th grade. In 2010 the school enrollment
was 37 students. At this time there are no
plans for expansion.

Northridge Prep School
Northridge Prep School is located at 8320
Ballard Road in Niles. Northridge Prep
is a private, college preparatory Catholic
school for young men. The classes
offered by the school are grounded in
classical liberal arts. Since its founding in
1976, Northridge Prep’s enrollment has
increased from 33 students to more than
250. At this time, there are no plans for
expansion.

Public Schools

Six public school districts serve the Village
of Niles including: Niles Township High
School District 219; Niles Elementary
School District 71; Park Ridge-Niles
School District 64; Golf School District
67; Fairview School District 72; Maine
Township High School District 207; East
Main School District 63; and Oakton
Community College. Although there are
a high number of school districts within
the Village, only five public schools are
physically located in Niles. The following
is a summary of the public schools in the
Village.

Niles Elementary School District 71
The Niles Elementary School District 71
administers Clarence Culver Elementary
School which is located 6901 West
Oakton Street. Currently the school
has 520 students and over the past five
years enrollment has stayed about the
same. In the next five years, enrollment
is anticipated to also stay about the same.
The school plans to renovate its parking
lots and the school roof in the next 3-10
years.

East Main School District 63

Oakton Community College

The School District is a K-8 school district
and their attendance encompasses
portions of 5 communities, one of which
is Niles. The following three facilities are
located in the Village of Niles: Gemini
Junior High School (8955 Greenwood
Avenue); Mark Twain School (9401 North
Hamlin Avenue); and Nelson School
(8901 North Ozanam Avenue).

Although located outside of Niles,
Oakton Community College is a twoyear community college with campuses
in Skokie and Des Plaines, Illinois that
services the Village of Niles. Oakton
Community College District 535 serves
450,000 residents in the following
communities: Niles, Evanston, Glencoe,
Glenview, Golf, Kenilworth, Lincolnwood,
Morton Grove, Northbrook, Northfield,
Park Ridge, Skokie, Wilmette, Winnetka,
and parts of Des Plaines. The college
offers both credit and non-credit classes
and it is accredited by The Higher
Learning Commission and the North
Central Association.

According to the School District, all of
the facilities are in excellent condition.
The schools are operating at capacity
with 3,400 students in the District (750
students at Gemini Junior High School,
400 students at Mark Twain School, and
600 students at Nelson School). At this
time, no major capital improvements or
expansions are planned.

Notre Dame College Prep in Niles.

Park Ridge-Niles School District 64
Emerson Middle School is located at 8101
North Cumberland Avenue. Overall, the
district’s enrollment stabilized about three
years ago after several years of small but
steady annual declines.
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Parks and Recreation
The following is a summary of the general
information, potential expansion plans,
and current and expected issues of the
Park Districts serving the Village of Niles.
More detailed information regarding
specific park sites and facilities is included
in Section 9.

Niles Park District

Niles Park District services the majority
of the Village of Niles. The Park District
provides parks and recreational needs in a
number of facilities.
At this time there are no plans to add
any new facilities within the community,
however, the District continues to look
for new open space and opportunities for
new amenities. Within the next 3-10 years
the District plans to renovate the ice rink
facility at Grennan Heights.
The following issues were noted as
impacting the Park District:
• Parking – A lack of adequate parking
spaces at parks limits the amount of
users.
• Funding – The Park District needs
capital improvement funding.

Golf-Maine Park District

The mission of the Golf-Maine Park
District is to “enhance the quality of life
for the residents of the Golf Maine Park
District and to promote a strong sense
of community by providing a broad,
diverse and challenging set of cultural and
recreational programs and clean, beautiful
and safe parks.”
The Golf-Maine Park District is
headquartered in the Feldman Park
Administrative Office. At this time, the
District has no plans to renovate or
expand any existing facilities, although
they are exploring the potential of
adding onto Feldman Park. Other
capital improvement projects planned
by the District include the replacement
of the parking lot at Feldman Park and
an addition to the existing structure at
Feldman Park.

Park Ridge Park District

The Park Ridge Park District’s mission
is “to enhance Park Ridge’s quality of
life by providing park and recreation
opportunities for all residents while being
environmentally and fiscally responsible.”
No Park Ridge Park District parks or
facilities are located in the Village of Niles;
however, a small area of the Village is
within the taxing boundaries of the Park
Ridge Park District.

• Utilities – The District desires a waiver
of utilities to keep services affordable.
• Availability of Land – The Niles Park
District acknowledges that they have a
drastic shortage of open space.

Above: The Niles Park
District has a standard park
design and logo.
Bottom: The Golf View
Recreation Center features
a two court gymnasium
amongst other amenities.
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Historical Society

Family Services

The Niles Historical Society Museum,
8970 Milwaukee Avenue, is one of the
largest in the northeast area, staffed by
the Niles Historical Society. The museum
building was formerly the Cook County
Sheriff’s quarters from 1923 until 1984.
The building is one of the oldest municipal
structures in Niles and is considered a
local landmark. At this time there are no
plans to expand the museum.

Leaning Tower YMCA

The Niles Historical Society Museum
is a local landmark.
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The Leaning Tower YMCA, located at
6300 West Touhy Avenue, has been
dedicated to serving the Village of
Niles and surrounding communities
for more than 40 years. The Leaning
Tower YMCA has a variety of activities
for people of all ages. According to the
YMCA staff representative, the building
is in good condition and the YMCA
is constantly upgrading its facilities
and workout equipment. The YMCA
plans to undertake a number of capital
improvements within the next two years
including renovating the locker rooms,
renovating the hotel rooms, expanding the
fitness center, and updating the entrance.
As the community undergoes change, the
YMCA expects to need a larger facility to
accommodate resident needs.

Niles Teen Center

The Niles Teen Center is located within
the Golf Mill Shopping Center. The Teen
Center is a Village of Niles program that
provides a welcoming, structured and
safe environment for local teens to spend
time with friends, receive homework
assistance, play games and develop social
skills. The facility expanded from 1,500
square feet to 2,500 square feet in 2009.
The current facility cannot expand any
further without hiring additional staff,
however, demand for services and staffing
could drive a future expansion in the next
3-5 years.

Senior Center

The Niles Senior Center is located at 999
Civic Center Drive in the Civic Center
complex. The Senior Center provides a
wide range of services for residents 55
and over. At this time there are no major
capital improvements planned.
The following issues were identified by the
Senior Center staff as issues:

Religious Institutions
A number of religious institutions
are located throughout the Village.
Historically, religious institutions desired
to be near their congregants and located
near or within residential neighborhoods.
Recently, the Village has had religious
institutions open in commercial and
industrial areas.

Cemeteries

The Village of Niles is home to several
cemeteries including St. Adalbert
Cemetery, Norwood Park Cemetery
and Maryhill Cemetery. As a land use,
cemeteries total over 480 acres in the
Village, approximately 14.5% of the
Village’s total land area.

• Traffic - When seniors cross Civic
Center Drive traffic does not stop.
• Parking – The Senior Center building
has three departments and only 72
parking spaces. According to staff
there could be over 200 seniors in the
building at one time plus fitness and
family services.

The Leaning Tower YMCA is adjacent to
the Leaning Tower of Niles.
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Section 8

Transportation & Mobility
Niles’ existing transportation system provides access
to housing, shopping and employment opportunities
throughout the Chicago region.

The Village of Niles has a multitude of
transportation options available to its
residents. The options provide access
to housing, shopping, and employment
opportunities throughout the Chicago
region. The Village’s roadway network
provides excellent access to the region’s
highway system, and is supportive of
pedestrian mobility and mass transit
accessibility.
Principal travel corridors do experience
significant congestion during peak travel
times. Although improvements have
been made to various intersections and
access drives, traffic volumes along many
of the corridors remains very high and
automobile congestion continues to be a
key transportation issue. Most corridors
are at, or over, their original design
capacity during peak travel times, and
have only limited right of way to expand
the road corridor for new roadway or
pedestrian improvements.
Notwithstanding, the Village is well
positioned to grow its commercial and
industrial base and enhance the quality
of life for its residents using these of
transportation assets as well as the
excellent access to regional transportation
facilities. Transit-oriented redevelopment
of key parcels and corridors offers the
potential to develop a more balanced
transportation system that meeting the
needs of pedestrians, bicyclists, transit
riders and motorists.
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System and Network
Issues
The Niles roadway network is comprised
of hierarchical system of roadways
that accommodate varying volumes
of traffic and serve different functional
purposes; from providing regional traffic
capacity down to access for individual
homes. Streets within the Village are
separated into the following functional
classifications:
• Arterials (Principal and Minor)
• Collectors
• Local Roads

Arterials

Niles is served by a network of east–west
arterial roadways spaced at roughly
one-mile intervals. Golf Road and Touhy
Avenue are the primary east-west
arterial roadways within the Village.
Traffic volumes on these roadways
are well over 25,000 vehicles per day,
with volumes reaching up to 45,000
vehicles per day along key roadway
segments. The roadway network is able to
accommodate the high traffic due to the
large number of travel lanes available and
the interconnected traffic signals which
optimize travel along these corridors.

Collector Roadways and Local Streets

The Village’s residential areas were
originally platted incorporating a grid
system of local streets that feed the
collector and arterial roadways. The
resulting environment serves motorists
and pedestrians well. With some
exceptions, the Village has a continuous
grid for pedestrians, bicyclists, and
cars, which is easy to navigate and well
controlled. A comprehensive list of
Arterial and Collector roadways, including
their jurisdictional ownership, is provided
in this section.

Milwaukee Avenue functions as the spine
of the Village’s north-south transportation
system, and has historically served as
a key connection between Chicago
and the northwest suburbs. Harlem
Avenue and Waukegan Road are the
other predominate north-south arterials
through the Village, providing northsouth connectivity to other suburban
communities as well as the City of
Chicago. Traffic volumes along all three
corridors vary, but each carry over 30,000
vehicles per day along key segments.
Dempster Street and Oakton Street (eastwest), and Greenwood Avenue (northsouth) are also important roadways within
the Village that provide connectivity
to neighboring communities and
serve as minor arterials in the Village’s
transportation network.
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Figure 8 Public Transit
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Niles is served by twelve Pace Bus
routes and two CTA routes (#90 & #85).
Additionally, in conjunction with Pace
subsidies, the Village provides its own
funding for three Niles Free Bus routes
(#411, #412, & #413) that are operated
as free routes within the Village. Metra
rail service is not currently provided to
the Village, but is available at the nearby
Morton Grove, Park Ridge, Des Plaines,
or Edgebrook stations.
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Traffic Issues

The Niles Free Bus routes run
within the Village.

The Village’s existing street framework
of north-south, east-west, and diagonal
arterials creates several traffic congestion
points that affect both regional and local
traffic operations. Skewed intersections
along Touhy Avenue and also the six-way
intersection located between Milwaukee
Avenue, Harlem Avenue, and Howard
Street are particularly difficult congestions
points. Due to the limited right of way
at these locations, improvements are
challenging.
However, the intersections of Waukegan
Road and Milwaukee Avenue, and also
Shermer Road with Waukegan Road are
two examples of skewed intersections
that have the potential for improvement.
Modifications to these intersections
would not only enhance traffic flow, but
could also create opportunities for new
commercial or residential development.

PACE provides several bus routes in Niles.

The Comprehensive Plan should
explore ways to achieve land use and
development goals through transportation
enhancements (such as street
realignments).

Non-Auto Mobility
Options
Sidewalks

The Village has a long standing policy to
construct sidewalks on at least one side of
the street (preferably both) on all streets.
Accordingly, continuity of sidewalks
throughout the residential neighborhoods
is very good. However, some
discontinuous sidewalk situations occur
in commercial and industrial areas. Noted
examples are along Milwaukee Avenue,
Golf Road (east of Milwaukee Avenue),
Greenwood Avenue (north of Dempster
Street), Caldwell Avenue, Howard Street
(mainly east of Harlem Avenue), and
Lehigh Avenue. It should be noted that
many locations where sidewalks are not
present are not within the Village but
either connect or disconnect with the
Village limits.

Bicycle Paths

A bicycle plan for the Village has not yet
been completed. Opportunities exist
for bicyclists to ride on collector or local
roads, but many are not sufficiently wide
to meet modern shared-lane standards
for bicycling. Connections to neighboring
Village’s bicycle routes and the City of
Chicago’s extensive bicycle system is a
potential long-term opportunity.

Parking

Transportation Corridors

Street parking is generally permitted in
residential areas with some exceptions.
Commercial and industrial areas are
generally served by private parking lots.
Properties along Touhy Avenue, Golf Mill
Shopping Center (Golf Road corridor),
and the Howard Street industrial areas are
prime examples.

The Village has identified four specific
corridors that warrant special attention
relative to land uses and transportation
treatments. These corridors would be
reviewed relative to improved pedestrian
paths, access control, and general
circulation improvements. Additionally,
discussions with staff have centered
on possible commercial reuses within
industrial areas. Within each corridor
parking and access are key factors to
successful redevelopment.

Along older commercial corridors such
as Milwaukee Avenue, on-street parking
is provided in some areas or in parking
lots immediately in front of commercial
properties. These parking lots, many of
which were designed and constructed
during the 1950s and 1960s, provide
convenient parking for existing businesses
but do not meet modern roadway and
parking design standards. Numerous
locations within the Village, particularly
along Milwaukee Avenue, have poor
driveway configurations, wide curb cuts,
and lot geometrics that create difficult
parking and turning maneuvers.
The Milwaukee Avenue Corridor Study,
completed for the Village in 2006,
identified numerous parcels that were
deficient in parking or provided parking
within the right-of-way. The study and plan
made numerous recommendations for
parking improvements in conjunction with
redevelopment, including combining lots
and advocating the use of shared parking,
as well as moving parking areas to the rear
of some parcels.

• Milwaukee Avenue – the 2006 plan
identifies potential redevelopment
sites and improvements. Parking plans
are an important component that
should be reflected in the updated
Comprehensive Plan.

Transportation and
Mobility Summary
Overall, the village’s existing
transportation network provides for a
generally well structured framework
of arterial, collector and local streets
organize land uses that can continue
to be improved though thoughtful
redevelopment. Although traffic volumes
along many corridors are very high, a
coordinated, long term vision to redevelop
using the principals of transit-oriented
development and traditional main
street design can build on the Village’s
substantial transportation resources to
create a vibrant, walkable community.

• Touhy Avenue – Although mostly
redeveloped, issues still remain
including traffic signals and pedestrian
improvements. Parking at major
commercial areas is adequate.
• Golf Road – As identified previously,
pedestrian paths (sidewalks) do not
exist in certain areas. Parking in Golf
Mill Shopping Center is plentiful, with
a surplus of parking at the north end of
the site.
• Dempster Street – Numerous sites
could use improvement. Access control
may be necessary as multiple drives
exist at several commercial centers.

A North Branch bike trail crossing.
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Section 9

Parks, Open Space &
Environmental Features
Parks and open spaces are located throughout the
Village and range in size from small, neighborhood
“pocket” parks to large tracts of forest preserve and
other natural areas.

Residents of Niles have a variety of
opportunities to enjoy parks and
recreation. Three park districts and the
Cook County Forest Preserve District
have parks and facilities within and near
the Village offering a number of passive
and active recreational opportunities.
The Village’s Environmental Committee
assists the Village in identifying green
practices and continues to educate
elected and appointed officials, staff, the
public and developers in the importance
of preserving and improving the
environment.
This section identifies the Village’s open
space and unique environmental features
such as the North Branch of the Chicago
River, the impact of the 2008 flood and
the resulting studies, and the Village’s
current sustainability practices.

Parks and Open Space
Public Parks

Throughout the Village, there are several
public parks, controlled and maintained
by different entities. Three park districts
and the Cook County Forest Preserve
District offer parks and open space in
Niles. Although similar, Park District
boundaries do not follow the Village’s
municipal boundary.
The National Recreation and Parks
Association (NRPA) suggests 10 acres
of open space for every 1,000 residents
which equates to approximately 300 acres
of open space in the Village. Currently
there is approximately 412 acres of open
space in the community provided by the
Park Districts and the Forest Preserve
District. Therefore, the amount of parks
and open space within Niles exceeds the
suggested national standard.

Niles Park District

The Niles Park District provides a full
range of recreational activities, facilities,
and special events. The Park District has
18 parks totaling 95.2 acres of parkland.
Significant recreational facilities offered by
the District include: an outdoor swimming
pool, 14 playgrounds, a golf course, a
tennis and fitness center, an ice rink,
a multi-purpose facility, softball fields,
soccer fields, and picnic areas.

Golf Maine Park District

The Golf Maine Park District offers a
variety of amenities and facilities at Dee
Park and Feldman Park. The two parks
total 17 acres. Feldman Park includes an
indoor recreation center that provides
space for many activities and programs.
Dee Park provides an array of outdoor
recreational amenities including outdoor
basketball, two tennis courts, two sand
volleyball courts, three baseball fields,
cricket pitch, shuffleboard, horseshoe pits,
trails, soccer field, and a water spray park.

Park Ridge Park District

The boundary of the Park Ridge Park
District extends into a section of the
Village of Niles south of Manor Lane and
west of Washington Avenue. Although
the District includes this section of Niles,
there are no parks within the Village of
Niles owned or maintained by the Park
Ridge Park District.

The following is a summary of the public
parks and open space located within and
adjacent to the Village of Niles.
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Village of Niles

In addition to the aforementioned
park districts, the Village of Niles offers
parks and recreational facilities for the
community.

Family Fitness Center
The Niles Family Fitness Center is located
within the Village’s civic center area.
The 70,000 square foot facility opened
in 1998. The state-of-the-art facility
was built to meet the needs of families
providing quality fitness experiences
for all members and guests. Programs
have grown to include massage therapy,
personal training, specialty fitness classes,
youth classes, sports training, camps and
birthday parties.

Community Rain Garden
In 2008 the Village of Niles started to
transform a ¾ acre lot with two vacant
buildings into an environmental asset.
The property now includes rain gardens,
native prairie vegetation, and permeable
pathways. The rain garden has become
an excellent example of a stormwater
best management practice (BMP) in the
community that showcases Niles as a
green community.
Through generous donations from Coca
Cola, ComEd, Groot Industries and the
Niles Lions Club, new interpretive signage
will be installed at the site in the spring of
2011. These new signs will enhance the
educational value of the Niles Community
Rain Garden.

Waterfall Plaza
On Memorial Day, May 31, 1999, Niles
dedicated the waterfall at Touhy and
Milwaukee Avenues as a monument in
memory of those Niles residents who
served our country. At the ceremony,
the American flag and the POW/MIA
flag were raised for the first time and
have been permanently displayed at this
memorial site. A ceremony is held every
Memorial Day and Veterans Day.

Cook County Forest Preserve District

The Village of Niles is located in Cook
County Forest Preserve District’s Region
4. Three preserves run along the North
Branch of the Chicago River through the
eastern portion of the Village including:
Miami Woods; Bunker Hill; and Caldwell
Woods. These are large preserves
offering a number of active and passive
recreational opportunities.
The North Branch Trail, the Forest
Preserve District’s regional bike trail,
meanders through these three preserves
following the North Branch of the Chicago
River. The North Branch Trail extends
from Caldwell and Devon Avenues in
Chicago, twenty miles north to Lake
County. The trail is planned to eventually
connect with the Green Bay Bicycle
Trail. Within Niles the trail crosses Harts
Road, Touhy Avenue, Howard Street,
and Dempster Street at-grade, and over
Oakton Street via a pedestrian bridge.

Private Recreational
Facilities
In addition to the public parks and
recreational facilities provided by the
Park Districts and the Forest Preserve
District, there are also a number of private
recreational facilities in the community.
Examples of private recreation providers
include private companies such as
Xsport Fitness, and various homeowners
associations.

Above: The Niles Park
District has incorporated
best management practices
in its facilities.
Bottom Left: An example of
a playground in Niles.
Bottom Right: Niles
Community Rain Garden.
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environmental features within the Village
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by the Park Districts and the Cook County
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figure identifies the locations of existing
floodzones and wetlands that have an
impact on existing structures and future
planning recommendations.
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Environmental
Features
North Branch of the Chicago River

The North Branch of the Chicago River
runs through the eastern sector of the
Village, primarily through the Cook
County Forest Preserve properties and
the Tam Golf Course. The North Branch
is formed by the West, East and Middle
Forks joining at Morton Grove to flow
south towards the City of Chicago. The
river provides an environmental asset and
public open space for the community
including a combination of passive and
recreational opportunities.

Trees and Wooded Areas

The Village of Niles plants new trees on
parkways throughout the community each
year. Approximately 200 new trees are
planted by the Village annually. Village
staff select species that help diversify
Niles’ urban forest, are able to thrive
in the climatic conditions, have a good
life expectancy and require standard
maintenance.

Current Sustainability
Practices
The Village’s Comprehensive Plan will
include recommendations to assist in
strengthening Niles as a sustainable
community by emphasizing the three core
components of sustainability:
1) Ecological sustainability;
2) Economic sustainability; and,
3) Cultural sustainability.
The Comprehensive Plan’s Sustainability
Framework Plan will provide an overall
approach for sustainability efforts and
initiatives. While the framework plan
will closely dovetail and integrate with
the Open Space and Environmental
Features Plan, it will provide more detail
and framework regarding the Village’s
overall approach and foundation for
sustainability initiatives on several fronts –
energy, recycling, waste, “green” building
practices, and water issues. The following
is meant to provide a snapshot of the
Village’s current sustainability efforts.

Recycling

The Village provides curbside recycling
throughout the community and also offers
information and education about ways
residents can increase their recycling
efforts. An example of an additional
program offered by the Village is the
Compact Fluorescent Light bulb (CFL)
Recycling Program. Through a Solid
Waste Agency of Northern Cook County
program, residents can recycle CFL
bulbs at the Village’s Public Services
Department and at the Senior Center.

Rain Barrel

The Village is promoting the use of rain
barrels within the community to collect
stormwater for reuse and to improve
overall water quality. A rain barrel display
is located within Village Hall and the
Village’s website provides purchase
information. Rain barrels are available for
purchase from the Metropolitan Water
Reclamation District of Greater Chicago
(MWRD).

Stormwater/Flooding
Issues
In September 2008 the Village of Niles
experienced a “100-year” storm and
flood. It has been estimated that the
flood impacted 10-15% of “ground level”
homes in the Village. In total, the Village
estimates that it cost approximately $2
million to repair damages and complete a
cleanup.

Stormwater Commission

The Mayor of Niles appointed a
Stormwater Commission to identify,
evaluate, and provide a comprehensive
report on stormwater related issues
within the Village. The Mayor appointed
the Commission shortly after the flood
disaster recovery operations began.

Stormwater Commission’s 2009
Stormwater Report
Due to the inability for the Village or
Region to protect against 100-year storms,
the primary purpose of the Commission
and a key goal of their 2009 Stormwater
Report is to provide a comprehensive look
at persistent stormwater conditions that
occur during intense two- and five-year
storm events in the Village.
To accomplish their goal of providing
a comprehensive view, the Stormwater
Commission worked, and continues
to work, with homeowners to identify
where and how stormwater is persistently
impacting homes and property.

Analysis and Findings
The following highlights key findings and
recommendations of the 2009 Stormwater
Report”
• A majority of homeowners lack a
clear understanding of stormwater
basics in and around their home and
property, let alone the Village or region,
so homeowner education is a strong
necessity.
• Survey results, combined with a
workshops, one-on-one site visits,
and storm investigations allowed the
Commission to map areas of concern
within the Village in great detail. Much
of what was identified allowed the
Commission to locate contributing
factors to stormwater runoff and in
some cases address them with third
party property owners.
• The Commission moved aggressively
to amend outdated stormwater related
ordinances, policies, and procedures,
as well as engage a engineering firm to
develop a Stormwater Master Plan.

Stormwater Master Plan

An important goal established by the
2009 Stormwater Commission Report
was to employ an engineering services
consulting firm to provide stormwater
systems modeling, analysis, operation
enhancements and a recommended
capital improvement program. In May
2010 the Village Board approved an
engineering services agreement for
stormwater analysis and planning with
Hey & Associates. The Consultant
is currently working directly with the
Stormwater Commission to:
1. Review data and identify data needs
2. Conduct sewer system analysis and
modeling
3. Develop prioritized capital
improvement plan
4. Prepare a stormwater master plan

Stormwater Commission
Implementation

The Stormwater Commission has
successfully moved forward with other
established goals within the 2009
Stormwater Report, such as:
• The approval of six ordinance
amendments designed to reduce the
likelihood of flooding.
• The development of stormwater
education for homeowners.
• The continuation of the sewer rodding
(cleaning out the sewer line) program.
• Reestablishment of the slip-lining
program.
• The completion/or identification of a
number of capital projects to reduce
stormwater runoff by various agencies.

The North Branch Trail System runs
through the Village of Niles.
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The Community Rain Garden incorporates
several sustainable practices.

The North Branch of the Chicago River is a
key environmental feature.
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Section 10

Urban Design &
Community Character
Urban design gives form to the public realm in
terms of its aesthetics and function. Specifically, it
is concerned with the location, mass and design of
various urban components.

The following section details the elements
of community character and urban design
that define the Village of Niles. The final
Urban Design and Community Character
Plan will be influenced by this assessment
in addition to information gathered from
community outreach activities.

Community character
Community character is defined by social,
physical, natural, visual and cultural traits
that bind a group of people together.
It goes beyond simple geography,
boundaries and proximity. These traits
are both tangible and intangible but when
considered together, they define a place.
Specific examples include elements as
diverse as lighting, noise, access to nature,
the occupations of residents, the number
of historic buildings, areas of scenic
beauty and block size.
The boundaries of the Village are not
clearly demarcated by any natural or
manmade features and there are few
defining characteristics distinguishing it
from neighboring municipalities. Within
the Village, the historical pattern of
development along Milwaukee Avenue is
a major influencing factor. The adjoining
land uses along Milwaukee Avenue vary
considerably which prevents the Village’s
most prominent street from establishing a
clear identity. In general, the large setback
of buildings and prominence of surface
parking lots encourage motorists to speed
by.
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Identity

Niles is identifiable as a north shore
suburb of Chicago due to many of the
characteristics detailed in this section;
however, Niles lacks an identity distinct
from its neighbors. Part of this is due to
the lack of a downtown. A downtown
is a well-defined activity center distinct
from other areas in a given community. In
many instances, downtown serves as the
geographic center, commercial center,
civic center and symbolic center of the
community. A concentration of civic uses
has been developed at the intersection of
Oakton Street and Waukegan Road which
includes the Municipal Building, U.S. Post
Office, Public Library, Human Services
Center, and Fitness Center; however, this
concentration does not provide a true
“downtown” for the Village.
The character of the Village’s residential
areas is compact and well-maintained.
There is a prevalence of brick, two- and
three-story homes with a limited range of
architectural variation. Three- and six-flat
buildings, found throughout the Chicago
area, are intermixed with single-family
homes. Indicating an urban density and
limited land, on-street parking is prevalent
on most residential streets. In some cases,
cars are parked in the parkway. The trend
of residential teardown development has
added a new element of character given
the size and architectural style of new
homes.

The Village’s commercial areas occur in
corridors rather than districts which is
not uncommon for villages of this size, in
this region that have developed over the
past several decades. Districts typically
have a unifying element or geography
while corridors are linear in nature,
auto-oriented with no unifying element.
Corridor commercial development
emphasizes convenience and efficiency
for the automobile over aesthetic
considerations or pedestrian connectivity.
This is exemplified by uncontrolled
access, the prioritization of parking (often
in front of buildings), large signage and
an inconsistent setback of buildings.
Overhead utility lines are present in many
of the Village’s commercial corridors.
The industrial areas of the Village occur
primarily in industrial park settings
characterized by large lots and an internal
access system. The function of these
buildings informs the character while
aesthetic elements such as signage and
landscaping are afterthoughts. This is
exemplified by the prioritization of access
and loading for trucks, often located in the
front of buildings.
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Urban design features
Urban design concerns the form and
function of the built environment. The
defining elements (present in every
place) can be broadly categorized into
circulation, open space, gateways and
structures.

Circulation

Historically, the Village developed in a
manner to accommodate the automobile
primarily along Milwaukee Avenue, a
diagonal street which bisects the Village.
This diagonal orientation has become
a unique feature of the Village and has
implications for views and development.
North-south access is limited to Harlem
Avenue and Greenwood Avenue, the
only arterials that run the entire length of
the Village. Circulation in Niles (i.e., the
street network) shapes the land use and
development pattern of the Village. Most
of the Village’s residential neighborhoods
follow a grid pattern inherited from the
City of Chicago while the large lots of
commercial and industrial areas are
oriented on a diagonal due to Milwaukee
Avenue and Gross Point Boulevard.

Open Space

The Village’s open space, from an urban
design point of view, includes parks of
various scales, plazas and the public way.
In the Village of Niles, the most influential
of these is the public way. The public
way is defined as the area between two
buildings that face each other. The public
way typically includes street right-ofway, sidewalks and parkways. In Niles,
buildings are typically setback quite a
distance indicating an auto-oriented
atmosphere desired to maximize speed
and efficiency.

Structures

The final component of urban design in
the Village is its structures. This includes
buildings and facilities such as water
towers. Until recently, the Village was
characterized by two- to three-story
buildings across all land uses. More
recently, some higher-density multi-family
housing and larger commercial buildings
have been constructed. In addition
to height, the location, massing and
orientation of buildings and structures
contribute to the overall urban design
characteristics of the Village.

The use of plazas is limited in Niles. The
most notable plaza is located at the
intersection of Milwaukee Avenue and
Touhy Avenue. This plaza includes the
Veterans Memorial Waterfall, public art
and benches.

Circulation for pedestrians and bicycles
is secondary to the automobile. While
sidewalks are present throughout most
of the Village, much of the street network
is inhospitable to those travelling by foot
or bicycle. Notable exceptions to this
include the North Shore Bicycle Trail and
the pedestrian bridge over the Oakton
Street/Caldwell Avenue intersection.

Above: Although no longer a significant
issue in the community due to the current
residential market, Niles has experienced
a number of residential teardown
developments. The Comprehensive
Plan should provide policies and
recommendations to address this trend as
the residential market improves.
Bottom: Large, surface parking lots
lack interior landscaping and attractive
buffering along adjacent roadways.
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Left: Private developments have
incorporated public art to beautify their
properties.
Center: The pedestrian amenities and
streetscaping installed around Veteran’s
Memorial Waterfall is attractive.
Right: The Leaning Tower of Niles is a
unique and distinguishing feature in the
Village.
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A

Gateways

Community Facilities

At key entrances into the Village along
major streets, there are signs welcoming
visitors into Niles. These gateways are
minimally enhanced with signage and
landscaping which causes them to be
dominated by surrounding elements.
Near the intersection of Albion Avenue
and Milwaukee Avenue, there are two
gateway features on either side of the
street (approximately 100 feet from each
other).

B

The Village’s community facilities add to
the overall character and image of Niles.
The Village, Park District, and Library have
many highly-visibly facilities located at
key intersections that are of high-quality
design and construction. Although the
architecture for each facility is attractive
and unique, they do not share any easily
recognizable architectural elements or
themes.
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Although new community facilities (shown
in the photos adjacent and below) in
Niles are attractive, they do not share an
architectural style.
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HARLEM

The above photos illustrate existing
gateway signage in the Village
and how it is inconsistent in terms of
style, height and visibility.

A

B
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Section 11

Arts & Culture
The Niles community has a variety of arts and cultural
events, programs and facilities available for residents
and visitors to enjoy.

The Village of Niles celebrates its
culture through a variety of facilities and
programs, many of which are provided
by the public sector. The Village of
Niles, four Park Districts, six School
Districts, and the Historical Museum
lead the community efforts in educating,
promoting, and preserving arts and
culture in Niles. To help establish an
overall understanding of the Village’s
current arts and culture, the following is
discussed in this section:
• Demographics
• Arts and Culture
• Image and Identity

Evolving Demographics

Arts and Culture

The Village of Niles is a diverse
community. In recent years the Village
of Niles has experienced an influx in
Asian residents. The percentage of Asian
residents has increased from 12% of the
Niles population in 2000 to nearly 16% in
2010. A diverse population has fostered
a diverse business community, catering to
different ethnic groups. New restaurants
and grocery stores that cater to the
Asian community, such as Assi Plaza and
Super-H Mart, have recently opened in
Niles.

A variety of artistic and cultural events,
programs and facilities are available for
residents and visitors to enjoy throughout
the year. This section highlights some
of the key events and providers of arts
and culture in the community. This list is
not meant to be all inclusive, especially
because of the number of groups,
agencies, and organizations involved in
arts and culture in the community, but
it is meant to provide an overview and
snapshot of some of the key activities that
take place within Niles.

Festivals and Events

The Village of Niles and other groups/
organizations such as business groups,
schools and religious institutions host
a number of community festivals and
events throughout the year. These events
draw visitors into the area and provide an
opportunity for residents and businesses
to celebrate their culture and the Niles
community. The following is a sample of
the festivals and events held in Niles:
• Fourth of July Festival: The Village
holds a parade and post-parade
entertainment at Grennan Heights Park.

• International Taste of Niles: The
International Taste of Niles (formerly
known as the Taste of Sister Cities)
is held at banquet halls in the Village
each year. The event features culture
and cuisine from local restaurants,
representing more than eight countries.
The event is the primary fundraiser
for the Sister Cities Initiative, whose
mission is to “promote peace through
mutual respect, understanding, and
cooperation – one individual, one
community at a time.”
• Korean Festival: The Northern Illinois
Korean American Business Association
(NIKABA) hosts an annual festival and
business exposition at the Golf Mill
Shopping Center to create awareness
of Korean cultures and traditions and
to provide an opportunitiy for business
networking.
• Annual Historical Society High Tea:
Each year the Niles Historical Society
holds a number of events and programs.
One such event is the annual High Tea
event which is held at the museum. The
High Tea features entertainment and
offers food and tea served on fine china
and silver platters.

• Arbor Day Ceremony: In 2010 the
Village and the Niles Environmental
Committee held an Arbor Day
ceremony at the Niles Community Rain
Garden.
• Veterans Day Ceremony: Each year
members of the Niles VFW Post #7712
conduct a ceremony at the Veterans
Memorial Waterfall.
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Culture

Although the Village of Niles does
not have a “town center” the Village
does have a number of cultural centers
located within the Civic Center complex
and throughout the Community. The
following is a summary of the centers
and facilities in the community that offer
artistic and cultural programs:

Niles Senior Center
The Niles Senior Center is located within
the Civic Center area at 999 Civic Center
Drive. The mission of the Niles Senior
Center is to offer programs to support
the health, well being and social needs
of Niles residents, age 55 and over. The
Center offers a wide-variety of social,
educational, health-related programs, and
supportive services as well as fun and
exciting trips.

Niles Teen Center

Niles Family Fitness Center

The Teen Center offers a safe place for
teens to participate in programs and
community service. In June 2007, the
Village of Niles assumed the responsibility
of the Niles Teen Center. The Teen
Center was relocated from a building near
Howard/Caldwell Streets to a converted
non-retail space at Golf Mill Shopping
Center. The goal of the relocation was to
attract greater teen participation, achieve
more visibility in the community, and give
greater access to public transportation.

The Niles Family Fitness Center is located
within the Civic Center at 987 Civic
Center Drive. Although primarily a
recreation and fitness center, in addition
to sports and activities there a number
of arts and culture classes offered for
children.

The following is a summary of two groups
within the Niles Teen Center:
• Niles Youth Task Force
The Niles Youth Task Force is a
committee of community stakeholders
who help to give structure, purpose and
direction to the Niles Teen Center and
work to foster activities and programs
to benefit the teens of the Niles
community.
• Niles Youth Council
The Niles Youth Council is an
organization created for teens in grades
6 through 12 who provide support and
advice on Teen Center programming,
develop leadership skills and work to
serve the Niles community.
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Niles Historical Society
The Village of Niles has a long and rich
history, which was incorporated in 1899.
The Niles Historical Society was chartered
in 1971 and is located within the Niles
Historical Museum on Milwaukee Avenue.
The building was originally the Cook
County Sherriff’s quarters from 1923 to
1984 and is one of the oldest municipal
structures in Niles. The building is
considered to be a local landmark.

Image and Identity
The following is a summary of the key
facilities or programs that add to the
Village’s image and identity.

Leaning Tower of Niles

In 1932, Robert Ilg constructed a
recreational park for his employees,
consisting of swimming pools and
cabanas, and a half size replica of the
Leaning Tower of Pisa to cover the pool’s
water tank. In 1960, Mr. and Mrs. Robert
Ilg provided a part of their property to
the Niles Y.M.C.A. In 1996, the Leaning
Tower was dedicated to the Village of
Niles by the Ilg family and rededicated by
the Village of Niles on June 26, 1997 after
its restoration.

Niles Veteran’s Memorial Waterfall

In 1999 the Village dedicated the
Veteran’s Memorial Waterfall at the
intersection of Touhy and Milwaukee
Avenues. The waterfall is an attractive
and easily recognizable Niles landmark
that is situated at the intersection of two
highly traveled streets. Ceremonies are
held at this location for Memorial Day and
Veterans Day.

Sister Cities

The Village of Niles has established
pacts with “sister cities” throughout the
world including: Leixlip, Ireland; Pisa,
Italy; Nafplion, Greece; and Limanowa,
Poland. The Sister Cities program
provides leadership to develop, manage
and coordinate comprehensive exchanges
with Niles’ Sister Cities. The goal is to
increase and promote opportunities
for international exchanges of culture,
education, environmental awareness,
government practices, and social services.

Park District Facilities
The four Park Districts serving residents of
Niles offer a number of artistic programs
and activities. The majority of residents
are served by the Niles Park District that
offers the following classes: ceramics;
watercolor; acting; dance programs; and
music classes.
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Multiple School Districts
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The Village of Niles is served by six school
districts. As shown in the figure, several of
these school districts also serve portions
of adjacent communities. Throughout
community outreach activities, residents
have indicated that the presence of several
overlapping school districts is confusing,
detracts from the overall sense of the
community, and is a key issue within Niles.
Simplifying the current school district
boundaries within the Village would be a
important component to improving the
sense of identity and community within
Niles.
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Section 12

Issues & Opportunities
Issues and opportunities have the potential to impact
future plans and recommendations identified in the
Village’s Comprehensive Plan.

The following highlights preliminary issues
and opportunities within Niles that should
be addressed in the new Comprehensive
Plan. This list serves as a starting point for
the planning process based on preliminary
research and outreach. As the Plan is
developed, these and other issues will be
explored and addressed.

Transportation
Traffic and Circulation

Niles is served by a street network which
connects the Village to neighboring
communities and the larger region
via the Interstate system. While this
network provides an important regional
connection, it also brings additional traffic
to and through the Village. Circulation
is inhibited due to the high number of
access points, particularly along major
streets such as Milwaukee Avenue. The
updated Comprehensive Plan should
provide recommendations and strategies
for the Village to continue to meet the
needs of residents, businesses, and
visitors.

Parking

Field observation and community input
reveals a shortage of parking, especially
in commercial, industrial, and multi-family
residential areas. Along the Village’s
primary commercial corridor, Milwaukee
Avenue, lot depth is typically shallow with
little room to expand additional parking
areas. In most cases parking occurs on
State right-of-way. In addition, the high
number of access points reduces the
number of parking spaces that businesses
are able to accommodate on site. A
shortage of parking also exists in several
multi-family residential areas. While the
Village’s Zoning Ordinance presently
requires two parking spaces per multifamily unit, many of the Village’s multifamily development was approved prior
to this with a one-to-one ratio of units to
parking. This puts increased pressure on
on-street parking in these areas.

Public Transit

The Village is well-served by Pace and
CTA bus routes and the Niles Free Bus
which connects residents to shopping,
employment and rail transit. The Village
is working with Pace on Arterial Rapid
Transit (ART) for Milwaukee Avenue
in order to improve travel time. This
is accomplished through traffic signal
coordination and the application of
Transit Signal Priority for buses. The
Comprehensive Plan should identify
policies and recommendations to support
transit service in the community and
identify where service could be improved.

Industrial areas also have a shortage
of parking for employees, visitors, and
trucks. Some businesses wishing to
expand operations are limited due to
parking constraints. The Comprehensive
Plan should identify strategies to better
accommodate parking where a shortages
exist, and also identify locations where
additional parking should be provided.
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Pedestrian and Bicycle Circulation

In addition to vehicular circulation, the
opportunity exists to create a safe and
complete pedestrian and bicycle system
within the Village.
The North Branch Trail travels along
the North Branch of the Chicago River
through the Cook County Forest Preserve
and connects the Village to the larger trail
system. The Comprehensive Plan should
address ways to improve connections to
the trail for pedestrians and bicyclists.
Similarly, the Village has an incomplete
sidewalk network. For example, there
is a lack of sidewalks near the Golf Mill
Shopping Center along Milwaukee
Avenue. To compound the problem, many
of the sidewalks along Milwaukee Avenue
are broken up by curb cuts (access
and egress points) that make an unsafe
pedestrian environment.

Business and Economic
Development
Economic Development

Maintaining employers in the Village
and a healthy tax base through retail and
industrial development are the primary
concerns of economic development.
The Village has a number of groups,
organizations, and business associations
that are important partners in this regard.
The updated Comprehensive Plan should
include recommendations for diversifying
the Village’s tax base and increasing the
economic vitality of the community as a
whole.

Regional Location

One of the Village’s greatest strengths is
its regional location with access to the
interstate system, the City of Chicago,
and O’Hare International Airport. The
new Comprehensive Plan should include
policies and recommendations that
will assist the Village in maximizing the
potential of its location and proximity.

Environment
Green Initiatives and Sustainability

The Village has undertaken green
initiatives including membership in Clean
Air Counts, signing the Greenest Region
Compact of Metropolitan Chicago, and
support of the Niles Community Rain
Garden project.
The Village also plans to complete
an Environmental Action Plan which
surrounding communities have already
adopted.
The Comprehensive Plan should support
the Village’s green initiatives and provide
policies and recommendations that
incorporate environmental stewardship
and sustainability where feasible. Specific
recommendations for green initiatives will
be included in the Plan’s Sustainability
Framework Plan.

Parks and Open Space

Although the total acreage for parks and
open space in the community exceeds
suggested national standards there may be
opportunities for more neighborhood park
sites. The Comprehensive Plan should
identify areas of need for additional
parks and open space and provide
recommendations and policies to ensure
that high-quality parks and recreational
opportunities are available for residents.

Flooding and Stormwater

The “100-year” storm and flood of
September 2008 had a significant impact
on the community. It is estimated
that the 2008 flood impacted 10 to
15 percent of “ground level” homes
in the Village of Niles and cost nearly
$2.0 million in damages and cleanup.
Since that time the Village has created
a Stormwater Commission and has
undertaken a number of planning
and capital improvement projects to
address stormwater issues. The updated
Comprehensive Plan should support
existing and planned efforts to improve
stormwater management throughout the
Village.

The Comprehensive Plan should
identify noticeable gaps in the Village’s
sidewalks and provide policies and
recommendations that support the
creation of an interconnected sidewalk
system.
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Land Use and
Development
Zoning Ordinance

The Village may wish to pursue
contemporary types of development
(e.g., green development) that are not
allowed under the current ordinance.
The Comprehensive Plan should provide
recommendations to assist the Village in
updating their zoning ordinance and other
development controls in order to achieve
the types of development desired by the
community.
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Residential Neighborhoods

The Village of Niles consists of wellestablished residential neighborhoods.
Single-family detached homes comprise
the majority of the neighborhoods, while
some large multi-family developments
are also located within the Village. These
multi-family developments range in quality
and appearance, as well as size, from
one to two-story units, to buildings in
excess of ten stories. Along Milwaukee
Avenue, single-family and multi-family
properties front the street, each with
direct access. Where appropriate, the
Comprehensive Plan should identify
policies to assist owners in maintaining
and improving existing residential uses
and neighborhoods.

Commercial and Retail

The Village’s commercial areas provide
goods and services and contribute
significantly through sales tax revenues.
Outdated, underutilized and vacant
commercial spaces have the potential to
negatively impact the health of the Village.
The Comprehensive Plan should identify
potential improvements to these areas and
provide recommendations for maintaining
and enhancing the commercial and retail
environment in the Village.

Industrial Areas

Industrial areas are an important
component of the Village’s economic
health. Although the industrial area is
well-occupied and there are assets, there
are also some issues that have been
raised by businesses. Issues identified
through the outreach portion include
a shortage of parking, truck access and
circulation, updated telecommunications
infrastructure and compatibility of land
uses. For example, non-industrial uses
have located in areas traditionally reserved
for industrial uses. Land use conflicts,
physical restrictions on expansion
potential and out of date infrastructure
may pressure industrial users to relocate.
The Comprehensive Plan should identify
the future locations of industrial uses and
should provide strategies that support
industrial uses in the Village.

Civic Center

The Village of Niles lacks a traditional
downtown or town center; however,
the Village has created a civic/municipal
campus which includes the Niles
Municipal Building, U.S. Post Office,
Niles Public Library (across Oakton
Street), the Human Services Center, and
the Niles Family Fitness Center. The
Comprehensive Plan should address ways
to improve the connectivity of the civic
campus with the rest of the Village and
identify possible enhancements to the
area.

Milwaukee Avenue Corridor

Milwaukee Avenue is considered the
traditional commercial corridor and center
of Niles. Land uses along this corridor
include commercial businesses, multifamily and single-family homes, and two
cemeteries which cover long frontages.
The Comprehensive Plan should address
the type, location and amount of various
land uses appropriate for the corridor
in addition to enhancements to its
appearance and function.
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Unincorporated Areas

North of the Village there are areas
of unincorporated land outside of the
current municipal boundaries of Niles.
These areas are primarily located north
of Golf Road (south of Glenview) and
north and south of Golf Road (east of Des
Plaines). Single-family detached homes,
with some multi-family developments
and commercial and office uses, make
up the majority of land uses within these
areas. The Comprehensive Plan should
identify areas of potential growth through
annexation and provide recommendations
for these areas in the short and long term.
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Appearance and Identity
Identity

Due to a lack of defined boundaries (e.g.,
through distinct signage, streetscaping
or gateways) is it not always readily
apparent to visitors that they are in the
Village of Niles. A lack of any unifying
theme inhibits the development of a
distinct identity. Through the community
outreach process, the fractured nature
of the Village’s school districts was
noted as another impediment to Village
identity and sense of community. The
Comprehensive Plan should provide
policies and recommendations for
enhancing the Village’s image and
identity especially through streetscaping,
wayfinding and gateway enhancements.

Diversity

Niles has experienced demographic
changes which has created a diverse
population. Diversity was identified as
an asset during the community outreach
process. The Comprehensive Plan should
provide policies and recommendations
that support the diversity of the
community including its residents,
businesses, organizations and houses of
worship.

Lack of Downtown/Town Center

As previously mentioned, the Village of
Niles lacks a traditional downtown or
town center that provides the civic and
commercial heart of the community.
Participants in the community outreach
process expressed a desire for a
focal point that includes a mixed-use
environment, a pedestrian-friendly setting,
outdoor seating and dining areas, and
businesses that are active throughout the
week, during evenings and on weekends.
The Comprehensive Plan should identify
potential locations for the creation
of a downtown and should include
recommendations and policies to support
the development of a town center within
the community.

Streetscaping

The Village’s arterials and main
commercial areas lack consistent
streetscaping. Overhead utilities are
prevalent and there is a lack of pedestrian
amenities, street trees, pedestrian
scaled lighting, and landscaping. In
an effort to implement improvements,
the Village has begun constructing
streetscaping elements as outlined in
the Milwaukee Avenue Beautification
Plan. Key recommendations of that
Plan include repainting street poles,
implementing a banner program, and
constructing crosswalk improvements.
The Comprehensive Plan should support
recommendations of past plans and
should identify strategies for streetscaping
enhancements throughout the entire
Village.

Marketing

The Village of Niles has many strengths
and assets; however, it is not clear if these
are widely known to potential residents
and businesses. In December of 2010,
Niles was included in Businessweek.com’s
fifth annual ranking as one of the best
places in America to raise children. The
Village’s low cost of living, good schools,
and low crime rate were some of the key
factors contributing to the ranking. The
Comprehensive Plan should be used
as a tool to assist the Village and the
community in marketing the community
to potential residents and businesses.
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