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VILLAGE OF HANOVER PARK
DEVELOPMENT COMMISSION
REGULAR MEETING

Municipal Building, Room 214
Hanover Park, IL

Thursday, January 17, 2013
7:00 p.m.
AGENDA

CALL TO ORDER: ROLL CALL
PLEDGE OF ALLIEGENCE:
ACCEPTANCE OF AGENDA:

PRESENTATIONS/REPORTS:

APPROVAL OF MINUTES:
5-a. November 9, 2012.

ACTION ITEMS:

6-a. Conduct a Public Hearing to consider a request by Menard, Inc., (property
owner) for approval of a minor change to the Planned Unit Development Plat
and amendment to the Planned Unit Development Special Use to add an
Automobile Service Station use and reduce the number of parking spaces at
7435 Barrington Road, Hanover Park, IL.

TOWNHALL SESSION:

Persons wishing to address the public body must register prior to Call to Order.
Please note that public comment is limited to 5 minutes per speaker.

OLD BUSINESS (NON-ACTION ITEMYS):

NEW BUSINESS (NON-ACTION ITEMS):
9-a.  Community Development Update

ADJOURNMENT:



VILLAGE OF HANOVER PARK

DEVELOPMENT COMMISSION
MEETING

Municipal Building, Village Board Room 214
2121 W. Lake Street
Hanover Park, IL 60133

Thursday, November 9, 2012

5:30 p.m.
MINUTES

CALL TO ORDER: ROLL CALL
Chairperson Wachsmuth called the meeting to order at 5:32 p.m. and appointed Auxiliary
Member James Aird as a full voting member.

PRESENT: Commissioners: Jim Aird, Arthur Berthelot, Mark Mercier,
Gary Rasmussen, Chairperson Virginia
Wachsmuth

ABSENT: Commissioners: Scot Neil, Patrick Watkins
Trustee Bill Cannon

ALSO PRESENT: Village Planner Katie Bowman, Inspectional

Services Chief Ann Marie Hess, Secretary
Regina Mullen
PLEDGE OF ALLIEGENCE:

ACCEPTANCE OF AGENDA:

Motion by Commissioner Rasmussen to accept the Agenda with the amended order as
requested by Chairperson Wachsmuth (moving up Item 9a. Discussion of Meeting
Procedures), seconded by Commissioner Berthelot.

Voice Vote:

All AYES.

Motion Carried: Agenda Accepted.



PRESENTATIONS/REPORTS: None.

5-a.

9. 9-a

APPROVAL OF MINUTES:

Request to approve the Minutes of October 11, 2012

Motion by Commissioner Rasmussen to approve the Minutes, seconded by
Commissioner Berthelot.

Voice Votes:

All AYES.

Motion Carried: Approved Minutes.

Discussion of Meeting Procedures:

Village Planner Bowman presented a copy of the Roberts Rules of Order, General
Guidelines for Debate and a copy of this Commission’s Ordinance.

Chairperson Wachsmuth stated the importance of each Commissioner being
noticed by the Chair before speaking and that each Commissioner be given an
opportunity to speak. She requested Commissioners state their name prior to making
a motion and to hold off on sidebar discussions as they tend to jumble the audio tape
of the meeting. During summaries by the Village Planner it was requested
Commissioners hold their comments and questions till the end of the summary.
Commission Rasmussen — No Questions.

Commission Berthelot — No Questions.

Commissioner Mercier — Stated Roberts Rules of Order, to him, is an incredibly
bad way to run a meeting. However, that is the way things are run.

Commissioner Aird — Agrees with Commissioner Mercier.

Commissioner Berthelot — Requested Village Planner summaries (when lengthy
due to the subject being presented) be broken up into sections allowing
Commissioners to comment. He used the example of the automatic changeable copy
signs.

Chairperson Wachsmuth — Requested that lengthy summaries be presented in
sections.

Village Planner Bowman — Lengthy summaries will include breaking points as an
opportunity for Commissioners to comment on particulars.

6. ACTION ITEMS:

6-a.

Consider changes to the regulation of automatic changeable copy signs (electronic
signs) and presents a recommendation to the Village Board (tabled 10/11/12).

Village Planner Bowman presented her summary with breaking points for
Commission comments. The report included proposed changes previously discussed
by this Commission.
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Chairperson Wachsmuth entertained a Motion to approve the changes as presented
and discussed.

Motion by Commissioner Mercier to approve changes to the regulation of automatic
changeable copy signs and present a recommendation to the Village Board, seconded
by Commissioner Aird.

Roll Call Vote:

AYES: Commissioners: Aird, Berthelot, Mercier, Rasmussen
Chairperson Wachsmuth

NAYS: Commissioner: None

ABSENT: Commissioners: Neil, Watkins

Motion Carried: Approved changes to the regulations of automatic changeable copy
signs.

6-b. Consider approval of the 2013 Meeting Schedule.
Chairperson Wachsmuth entertained a Motion to approve the 2013 meeting schedule.

Motion by Commissioner Mercier to approve this Commission’s 2013 meeting
schedule, seconded by Commissioner Berthelot.

Roll Call Vote:

AYES: Commissioners: Aird, Berthelot, Mercier, Rasmussen
Chairperson Wachsmuth

NAYS: Commissioner: None

ABSENT: Commissioners: Neil, Watkins

Motion Carried: Approved 2013 Meeting Schedule.

7. TOWNHALL SESSION: None.
Persons wishing to address the public body must register prior to Call to Order. Please note
that public comment is limited to 5 minutes per speaker.

8. OLD BUSINESS (NON-ACTION ITEMS): None.
9. NEW BUSINESS (NON-ACTION ITEMS):

9-a.  Open Meetings Act Training Requirements: New members of this Commission
are required to complete on-line training. (Discussed following Agenda Item 5a.)
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9-b.  Community Development Update:
e TIF5-The Village Board held a public hearing at their November 1, 2012
Board Meeting. This item will be up for adoption at the first Board meeting
in January 2013.
e Discount Tire — Meeting with staff to prepare for spring 2013 construction.
e Hanover Square Shopping Center — Signed new lease for a taqueria at the
north end of the center. A new sign will be erected next month. A roof bid
will be considered at the Village Board meeting of Thursday, November 15.
In December the Village will be selecting a construction manager to do
build-out work for tenants. Some existing tenants are looking to expand
their business.
[
10. ADJOURNMENT:
Motion by Commissioner Mercier, seconded by Commissioner Berthelot.

Voice Vote:
All AYES.
Motion Carried. Meeting adjourned at 6:30 p.m.

Recorded and Transcribed by:

Regina Mullen, Secretary Virginia Wachsmuth, Chairperson
this 9 day of November, 2012
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Agenda Item 6a

Village of Hanover Park
Community Development Department

INTEROFFICE MEMORANDUM

TO: Chairman Wachsmuth and members of the Development Commission

FROM: Katie Bowman, Village Planner

SUBJECT: Request for a Minor Change to the Planned Unit Development Plat
and Amendment the Planned Unit Development Special Use

ACTION

REQUESTED: DX Approval [ ] Disapproval [ ] Information

MEETING DATE: January 17, 2013

REQUEST SUMMARY :

The following is scheduled for Development Commission review at 7:00 p.m. on January 17,
2013 in Room 214 of the Municipal Building, 2121 Lake Street:

Requests by Allen Silbernagel (applicant) on behalf of Menard, Inc (property owner) for the
following items at 7435 Barrington Road:
e Minor Change to the Planned Unit Development Plat, to reduce the number of parking
spaces, from Section 110-4.6.7.b
e Amendment to the Planned Unit Development Special Use, to include an Automobile
Service Station, from Section 110-5.9.2.c

BACKGROUND

The applicant proposes to operate a 1,000 gallon propane tank intended to dispense to propane-
fueled automobiles and machinery, as well to refill smaller propane tanks for consumer use, in
the parking lot of the Menards hardware store. The service is being installed as a part of State of
Illinois initiative to promote clean fuels and alternative energy.

The subject property is located at 7435 Barrington Road, at the northeast corner of the
intersection of Barrington and Irving Park Roads. The use is to be located within an approximate
1,454 square foot area in the northeast portion of the Menards store parking lot. The property is
zoned B-2 Local Business District. The area is currently used for 8 parking spaces. The
adjacent land use to the north is R-4 Multi-Family Residence District, to the east is R-2 Single-
Family Detached Residence District and B-2 Local Business District, to the south and west are
B-2 Local Business District.

The subject property is located within the Menards Planned Unit Development, which was
approved as a Planned Unit Development Plat with a special use for a Planned Unit
Development on June 30, 2005 by Ordinance O-05-30. The Plat has had several minor changes
to include various site plan and exterior changes through Ordinances O-08-06 and O-09-35. The
Plat was subdivided to create various lots, of which the subject property is Lot 1, on April 1,
2010 by Resolution R-10-08.



DISCUSSION

The proposed propane dispensary is classified in the Zoning Ordinance as an Automobile
Service Station, which requires Special Use approval. It is proposed to operate as accessory to
the main Menards store, serving this principal use in function, and having a lesser size and
intensity of use. The propane dispensary use is to be operated by certified personnel and will not
be ‘self-serve.” The hours of operation are to be the same as that of the store, currently as 6:30
am — 10:00 pm on Monday-Saturday and 8:00 am — 8:00 pm on Sunday. The location of the
tank is proposed so that it may be viewed and easily accessed by personnel at the Menards
service desk. The overall service area will be managed and operated by Menards. The
Ferrellgas propane company will install and service the propane tank, as well as train Menards
personnel for propane dispensing certification.

The use is to be located in the northeast corner of the Menards parking lot, within an
approximately 1,454 square foot area. The tank will be located within a 348 square foot
enclosure, surrounded by a 6 foot tall wood composite fence. A 9 foot high green metal
‘versatube’ canopy will be located within the enclosure to cover a small storage shed and other
equipment. The tank may be accessed via a dispensing pump and credit card reader, located
outside of the fence and enclosed within two 48 inch safety bollards. The tank will be accessed
from a 9 by 38.6 foot loading area in front of the pump and additional vehicle loading and
waiting will be provided in 4 temporary parking spaces to the west. Two signs reading
‘Propane’ with an area of approximately 9.6 square feet each will be located on top of the
canopy. Additional informational placards related to operation and safety of the equipment will
be located on the walls of the enclosure. See Exhibit 3, for more information.

Based upon operation of the service at similar stores in Illinois, the applicant estimates that
approximately 2-4 customers per hour will access the tanks, including 1-2 customers per hour
filling individual propane cylinders. In total, it is estimated that 19 customers will access the
tank to fill individual cylinders a day and 4-10 customers will access the tank to fill propane-
fueled vehicles (including 4 Menards vehicles). As the location of a vehicle filling valve is
typically on the driver’s side, traffic flow is proposed to travel from east to west, with direct
access from the middle entry drive on Bristol Lane and indirect access from the entry drives
along Barrington and Irving Park Roads. Approximately two stacking spaces are available for
waiting in front of the fueling station and an additional four temporary loading spaces are
available for propane cylinder filling. See Exhibit 3, Sheet T-1, for more information.

STAFF COMMENT
Minor Change to the Planned Unit Development Plat

The development proposed will require a Minor Change to the Planned Unit Development
(PUD) Plat on the property to reduce the overall number of parking spaces, and to reduce the
required number of stacking spaces for a drive through facility. Minor PUD changes are those
which do not change the concept or intent of the development. A minor PUD change is found to
be appropriate here, as the use will be accessory to that of the main hardware store use and does
not include a permanent structure. There will be no changes to the overall use and impact of the
site, and specifically no change to the following: density, open space, roadways, ingress/egress,
building locations, and use of existing structures.



The installation of this use will require a reduction in the overall number of parking spaces for
the primary Menards hardware store use by 8, from 452 to 417. The original Planned Unit
Development approval for the property included a variance for the reduction in the overall
number of parking spaces from the 1,109 total required spaces for the retail and warehouse uses
onsite. The applicant finds that the current number of parking spaces serves their use
sufficiently, and Staff observations confirm this. The relatively small reduction of 8 spaces is
not expected to have significant impact on the ability of the parking lot to serve its customers.

The proposed location of this use will also require a reduction in the number of stacked parking
spaces required for waiting in drive-through facilities. A minimum of 8 stacking spaces are
required per drive through lane. A total of 2 stacking spaces and 4 temporary parking spaces are
provided for this use. In order to bring the development closer to conformance with this
requirement and allow for increased use of the tank for vehicle filling, Staff recommends that, at
a minimum, the enclosure be moved to the west (away from the store) within the striped area.
This would allow for at least two additional stacking spaces for cars accessing the site from the
east. Moving the entire striped area further to the west would provide additional space for cars to
wait and help to avoid a “back up’ of cars in the entry drive to the east.

Amendment to Planned Unit Development Special Use

Staff finds the proposed Automobile Service Station use to be consistent with the purpose of the
B-2 district and the long-term land use plans for the property, which is to “provide for a wide
range of retail stores and related commercial establishments providing for both day-to-day and
occasional shopping needs.” A key Vision and Goal of the Comprehensive Plan is to “nurture a
strong, diverse and self-sufficient economic base” and to “foster a diverse property and sales tax
base that expands the Village’s supply of goods and services and increases employment
opportunities within Hanover Park” (Economic Development Plan, Vision 1, Goal 1.1).
Additionally, the recent Irving Park Corridor Study recommends that one of the key strategies
for improving retail success in the area to be the support of current successful businesses.

Staff finds that the proposed special use will have limited physical impact on surrounding
properties, as the volume of customers is not expected to be high and the use is to be contained
within the existing parking lot. The proposed use will bring an additional service to the area that
does not exist in the vicinity and is within a growing sector.

Conditions

Several conditions are proposed in order to address potential impacts of the proposed use and
ensure that its operation is in keeping with the proposal. Conditions related to the operation of
the use include the requirement that the propane dispensary be operated by certified personnel
during normal operating hours, which will help to ensure safe and monitored operation. Also, a
requirement that the use remains accessory and under the same ownership as the primary
Menards use is recommended. If over time the number of customers begins to grow and
Menards would like to expand the use, they would be required to apply for an amendment to
their special use approval. This amendment would allow for an evaluation of whether the site
can accommodate an expanded use and how the impacts may be addressed.

Several conditions are also recommended to the physical layout and site elements. It is
recommended that the location of the tank enclosure be moved to the west in order to provide
additional stacked parking spaces to the east. While the applicant only anticipates several users
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an hour for the vehicle fueling at this time, the site should be designed to allow for increased use
in the future.

Staff also recommends that additional landscaping be added throughout the site to help to
mitigate the impact of the additional use, bring onsite landscape closer to conformance with
current regulations, and to help to improve the streetscape of the area to meet the goals of the
Irving Park Corridor Study and Comprehensive Plan. Based upon initial conversations with
Staff, the applicant has proposed the addition of shrubs in five parking islands, as well as
additional landscaping around the monument sign along Barrington Road to meet signage
landscaping requirements. In addition to these improvements, Staff recommends that additional
landscaping be installed around the sign along Irving Park Road, additional shrubs be placed
within medians, and additional street trees be planted as needed. These improvements will help
to work towards the recommendation of the Irving Park Corridor Study to improve the identity
and street presence of the intersection of Barrington and Irving Park Roads, as well as that of the
Comprehensive Plan to require quality and maintained landscaping that provides adequate
buffering and screening of a development.

PUBLIC COMMENT
To date, staff has received no comments related to the application.

RECOMMENDATION

Staff supports a positive recommendation of the Minor Change to the Planned Unit Development
Plan and Amendment to the Planned Unit Development Special Use subject to the following
conditions:

1. The property shall conform to the site plan, dated December 13, 2012, by Menard, Inc. Store
Planning & Construction, subject to the following change:
a. Location of tank enclosure is to be moved to the west and resulting alterations made to
the location and number of stacked and temporary loading parking spaces, with final
design to be approved by the Village Planner.

2. Additional landscape improvements are to be installed throughout the site, with the final
landscape plan subject to approval by the Village Planner.

No signs are approved as a part of this request.

4. Automobile Service Station Use must be operated by certified personnel, no self-serve is
permitted.

5. Automobile Service Station Use may only be operated during the normal hours of operation
for the primary Menards retail store.

6. Automobile Service Station Use must remain accessory to the primary Menards retail
hardware store use, being subordinate in size and intensity, and under the same ownership
and control as the primary use of a Menards hardware store.

ATTACHMENTS Exhibit 1 — Draft Findings of Fact
Exhibit 2 — Application and Narrative
Exhibit 3 — Plans and Elevations




Exhibit 1

DEVELOPMENT COMMISSION
FINDINGS OF FACT
7435 BARRINGTON ROAD — MENARDS
MINOR CHANGE TO PLANNED UNIT DEVELOPMENT PLAT AND
AMENDMENT TO PLANNED UNIT DEVELOPMENT SPECIAL USE

I. Subject

Consideration of a request by Allen Silbernagel (applicant) on behalf of Menard, Inc.
(property owner) for a Minor Change to the Planned Unit Development Plat and Amendment
the Planned Unit Development Special Use pursuant to the Village of Hanover Park Zoning
Ordinance.

Specifically, the following items must be approved:

Minor Change to the Planned Unit Development Plat, to reduce the number of parking
spaces, from Section 110-4.6.7.b

Amendment to the Planned Unit Development Special Use, to include an Automobile
Service Station, from Section 110-5.9.2.c

Il. Findings

On January 17, 2013 after due notice as required by law, the Hanover Park Development
Commission held a public hearing on the subject request concerning the Minor Change to the
Planned Unit Development Plat. __ objectors appeared and __ written objections were filed.

The Development Commission has made the following findings regarding the request to
amend the Planned Unit Development Special Use:

A. Public Health, Safety, and Welfare

The proposed use will not negatively impact the public health, safety or welfare of
the community. Compliance with all pertinent state and local requirements related to
propane tanks will be confirmed prior to issuance of a Building Permit.

B. Surrounding Property Use and Value

The proposed special use will not be injurious to the use and enjoyment of other
property in the immediate vicinity for the uses already lawfully established or
permitted, nor substantially diminish and impair property values within the
neighborhood. The use will be contained within the subject property and will
increase the utilization of the subject property.

C. Conformance with Comprehensive Plan

The proposed development is generally in conformance with the goals and objectives
set forth in the Comprehensive Plan to “foster a diverse property and sales tax base
that expands the Village’s supply of goods and services and increases employment
opportunities.” As conditioned, it is also generally in conformance with the
recommendations of the Irving Park Corridor Study to support current successful
businesses and improve the identity of the area.
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D. Development and Improvement of Surrounding Property

The proposed development will not impede the normal and orderly development and
improvement of surrounding property. The site is designed and use conditioned so as
to mitigate potential off-site impacts and allow for the use to be fully served onsite.

E. Utilities, Access Roads, and Drainage

All utilities will be installed according to Engineering, Fire, Building and other life
safety regulations. EXxisting access roads provide safe and efficient on-site traffic
flow.

E. Ingress and Egress to Public Streets

Ingress and Egress to the site from Barrington Road, Irving Park Road, and Bristol
Lane is provided by multiple existing access drives. No additional access facilities
are required.

G. Conformance with Zoning Restrictions

The property is zoned B-2 Local Business District, which permits planned unit
developments and auto service stations with a special use. With the exception of a
reduction in the overall parking and stacked parking and landscaping, which was
approved as constructed as a part of the planned unit development special use, the
proposed site plan is in conformance with the restrictions of the Zoning Ordinance.

H. Minimization of Adverse Effects

As conditioned, the site plan will be designed to minimize potential adverse impacts
to surrounding properties. Surrounding uses are compatible with the proposed special
use. The proposed new use does not present a significant expansion of the current
commercial use.

111. Recommendations

Accordingly, by a vote of __ to __, the Development Commission recommends approval of
the request, subject to the following conditions:

1.

w

The property shall conform to the site plan, dated December 13, 2012, by Menard,

Inc. Store Planning & Construction, subject to the following change:

a. Location of tank enclosure is to be moved to the west and resulting alterations
made to the location and number of stacked and temporary loading parking
spaces, with final design to be approved by the Village Planner.

Additional landscape improvements are to be installed throughout the site, with the

final landscape plan subject to approval by the Village Planner.

No signs are approved as a part of this request.

Automobile Service Station Use must be operated by certified personnel, no self-

serve is permitted.

Automobile Service Station Use may only be operated during the normal hours of

operation for the primary Menards retail store.

Automobile Service Station Use must remain accessory to the primary Menards retail

hardware store use, being subordinate in size and intensity, and under the same

ownership and control as the primary use of a Menards hardware store.
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INCY

December 17, 2012

Village of Hanover Park

Department of Community Development
2121 West Lake Street

Hanover Park, IL 60133

Attn: Katie Bowman

Re: Menards — Propane Dispenser Project

Katie

Enclosed are the Menards propane dispenser project submittals for the PUD amendment.
We are very excited for the opportunity to install this alternative fuels dispenser in the
Village of Hanover Park. We see this as a "Win" for the Village of Hanover Park,
Menards and the environment.

The dispenser is being installed using incentives provided by a State of Illinois initiative
to promote clean fuels and alternative energy. The dispensing facility will be used to fill
propane cylinders and recreational vehicles (campers, motor homes, etc.) for our guests
as well as be used to fill our new propane powered pickup trucks and eventually new
propane powered fork lifts.

As this alternative fuel grows and becomes more commonplace, this facility will also
allow us to service the needs of local fleet and municipality vehicles. It is important to
note, however, that this will NOT be a self service facility. Propane will only be
dispensed by certified personnel. Training for certification will be conducted by
Ferrellgas who will service our facility.

Hopefully this gives you a good understanding of the project and the shared benefits of
its installation. It is our hope that with this dispenser installed, it will encourage you to
convert some of your city's vehicles to propane and continue this clean fuels initiative for
future generation's benefit.

If you have any questions or require additional materials to be submitted for the January
meeting, please call me at 715-876-4071.

Sincerely,
Jeff Karnitz

Store Planning/Construction Department
Menard, Inc.

12
5101 MENARD DRIVE EAU CLAIRE, WI 54703-9625 PHONE (715) 876-5911 FAX (715) 876-2868
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APPLICATION FOR PUBLIC HEARING
Village of Hanover Park
Department of Community Development
2121 W. Lake Street
Hanover Park, IL 60133
Telephone: (630) 372-4260
Facsimile: (630) 372-4265

APPLICANT/CONTACT PERSON

Name

74-35 Foad

(3o- 372 -3477

Address:

Daytime Phone:

PROPERTY OWNER INFORMATION

Name of Property Owner:
Address: M y{ Dv.
Daytime Phone 7/ S- 87¢ -40771

TYPE OF UEST  heck all that

Variation
Resident Request
Non-resident Request

Plat of Subdivision
Preliminary
Final

Map Amendment (Rezoning)
From: District
To: District

February 2004
Application-PUD, Rezoning, Comp Plan Amendment

- Hanows favic Tvo

Ailen S (&m)

FAX: (30. 213. B8/

ﬁ’( I\’\ .

Eauw Caire ;WL SN703

FAX: —7/5~ 976-2423

Special Use

v~ _Planned Unit Development (PUD)
Preliminary Approval
Final Approval

Zoning Ordinance Text Amendment
Ordinance Section:

Comprehensive Plan Amendment
From:
To

13
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PROPERTY INFORMATION
Address/Location of Property: 7435 Batr %hﬂ R sad
Hanover vk, L é0133
Summary of Request: A b font M Lof Grca
AUTHORIZATION

I/ we certify that all of the information submitted as part of this application is true and correct to the best
of  /our knowledge and belief

Znc. [J(,# Kavnitz)

of Property Owner Name (please print)

Signature of Applicant Applicant Name (please print)
(if different than property owner)

Signature of Trust Officer Trust Officer Name (please print)
(if applicable)

14
February 2004 7

Application-PUD, Rezoning, Comp. Plan Amendment
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A TECHNICAL ASSISTANCE PANEL REPORT

Irving Park Road Corridor TAP

Hanover Park, IL
August 1-2, 2012

fTM Urban Land E
L3 Institute
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Chicago Metropolitan
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ULI Chicago

The mission of the Urban Land Institute is to provide
leadership in the responsible use of land and in creat-
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Irving Park Road: Right-Sizing Retail for
Revitalization

Charge to the Panel

In 2010, the Village of Hanover Park updated its
Comprehensive Plan with an objective of making the
Village a desirable place to live, work, and play. Since
that time, the Village has successfully improved the
quality of life for its residents on multiple fronts by
investing in a new police station, plans for the Village
Center transit-oriented development near its Metra
station, streetscaping and an entryway sign along
Barrington Road, and a Village-wide arterial fence
program.

With these successful projects underway, the Village
is ready to turn its focus to the next chapter of the
Comprehensive Plan, which highlights the need for
improvements along the Irving Park Road Corridor,

a two-mile stretch of Irving Park Road between As-
tor Avenue on the west and Wise Road on the east.
Though the western portion of the Corridor contains
relatively stable locally-based retail, high vacancy
rates in the shopping centers on Barrington Road and
an overabundance of available space contribute to the
Village's overall retail vacancy rate of about 30 per-
cent.

Seeking ways to strengthen the Village, bolster exist-
ing retail, and create additional community assets, Vil-
lage leaders were awarded a grant from the Chicago
Metropolitan Agency for Planning (CMAP) to envision
the future of the Irving Park Road Corridor.

To better understand the redevelopment possibilities
for the Irving Park Road Corridor in today’s challeng-
ing economic climate, Mayor Rodney Craig invited the
Urban Land Institute (ULI Chicago) to convene a Tech-
nical Assistance Panel (TAP) of experts to review the
various sites along Irving Park Road and offer informed
recommendations for strategic improvements and
redevelopment.

The Irving Park Road TAP met in August 2012 to
analyze the Irving Park Road Corridor for its redevel-
opment and revitalization possibilities. Many of the
businesses along the Corridor are small independent
retailers that lack national brand identity and vis-
ibility along this fast-moving automotive artery. The
panel’s recommendations centered on a common
theme: that connecting these businesses more closely
to each other and to the surrounding neighborhoods
will strengthen Hanover Park’s economic base and
quality of life. Strategically positioning retail and co-
locating land uses to create synergies between retail
and community activities such as recreation, educa-
tion, library, medical and fitness centers will increase
the Corridor’s sense of place and commercial vitality.
Bike and pedestrian improvements along the Corridor
will create better connections between retail centers
and adjacent neighborhoods, increase road safety and
encourage residents to spur revitalization by shopping
locally.

The panel was chaired by James Matanky, President
of Matanky Realty Group and lllinois Director for the
International Council of Shopping Centers. An ad-

ditional 10 land use professionals with experience in
acquisition and financing, market analysis and plan-

Examples of the recent investments in the Village include community assets like public safety facilities and a library.



ning brought their expertise to the panel. The panel
also benefitted from a working lunch with Mike Reed,
Director of Real Estate at SuperValy, Inc., who offered
his analysis of the Irving Park Road Corridor from the
perspective of a national grocery retailer.

Together the panelists toured the Irving Park Road
Corridor, interviewed stakeholders and reviewed rele-
vant market data to offer objective, viable recommen-
dations on potential uses of the Corridor in line with
stakeholder input, market realities and best practices
in the development field. As requested by Village of-
ficials, TAP panelists also developed short-term action
steps Hanover Park can take quickly to improve the
Corridor and enhance the retail environment.

Scope of Work
The questions posed to the Hanover Park TAP were:

1. What are the current market dynamics and op-
portunities along this strip of the Irving Park Road
Corridor?

2. How can the Village connect and position adjacent
land use, including parks and green space, to col-
lectively benefit and add value to the retail along
the Corridor?

3. What are the opportunities for entrepreneurial or
community-based retail or restaurants? How can
the Village support their development?

4. How should the Village approach redevelopment
of the intersection at Irving Park Road and Bar-
rington Road, including revitalization of the West-
view Shopping Center?

5. What policies and economic resources should the
Village consider to support redevelopment?

CMAP outreach meetings collected information and ideas from
community stakeholders in advance of the TAP.

Community Engagement

The Village of Hanover Park, CMAP and ULI Chicago
incorporated significant community and stakeholder
input into the panel process.

To prepare for the TAP, CMAP conducted three meet-
ings with local stakeholders: community residents,
businesses involved with Hanover Park’s Committee
on Networking Education and Community Teamwork
(CONECT) and local business owners along the Cor-
ridor - with emphasis on populations typically under-
represented in community planning. These meetings
provided a forum for residents and business owners

to voice what they like about the Corridor now, which
existing businesses are successful, the extent to which
locals currently shop along the Corridor and their ideas
for future improvements.

During the TAP, panelists conducted additional inter-
views with a diverse group of area stakeholders (in-
cluding community residents, school and social service
agency representatives, religious leaders, business
owners and representatives of neighboring govern-
ing bodies) to gain their insights on the Corridor. ULI
Chicago and the Village of Hanover Park co-hosted

an open reception for the panel to connect informally
with the entire community as well.

Clear themes and concepts emerged from these en-
gagements. The panel gained insight into successful
businesses along the Corridor, such as the ice cream
shop, the bakery and the bike shop, and what resi-
dents enjoyed about the experience along Irving Park
Road, such as the new library and the ball fields. In in-
teractions with local business leaders, panelists heard
concerns about the retail sales tax, property tax, com-
munication with the Village and code enforcement. In
discussions of the physical challenges of the Corridor,
the panel uncovered perception issues around safety.
The community felt making the area more pedestrian-
friendly, reducing curb cuts and improving crosswalks,
lighting and signage would address these concerns.
Residents and business owners agreed that the area
was in need of investment, and were excited about
revitalization.



Background

Located about 30 miles northwest of downtown Chi-
cago, the Village of Hanover Park straddles Cook and
DuPage counties, four townships and multiple school
districts. Surrounding municipalities include Stream-
wood, Roselle, Bartlett and Schaumburg.

Residents say they like Hanover Park’s affordable
home prices, school quality and convenient access to
transit. With a Metra station and convenient access
to major highways, Hanover Park residents can easily
reach O’Hare Airport, downtown Chicago and other
northwest suburbs. Recently, Hanover Park partnered
with neighboring suburbs to increase Pace bus service
near the Irving Park Road Corridor. The advantages
of Hanover Park’s easy access to transit are coupled
with the retail challenges of a “bedroom community,”
where most adults commute elsewhere to shop and
work.

The Irving Park Road Corridor is a five-lane suburban
arterial that runs west-east through the northern
(Cook County) portion of Hanover Park. Irving Park
Road is heavily traveled, serving over 33,000 cars daily.
Retail property here consists primarily of commercial
strips on shallow lots, with individual curb cuts for
each building. The study area of less than two miles
includes many small businesses in aging, disconnected
buildings, and vacancies in the shopping centers from
Barrington Road, eastward.

Affordable housing stock and access to transit are amenities that
attract residents to Hanover Park, but also solidify its identity as
a “bedroom community.”

The heavily-traveled Corridor is car oriented, with little continuity between adjacent strip-centers — triggering access challenges.




Left: Recent TIF-funded improvements along the corridor have created landscaped and walkable environments, positively impacting
the experience for pedestrians and making retail in Hanover Park more attractive. This streetscape provides a strong contrast to
much of the existing sidewalk grid along the corridor, as demonstrated in the photo on the right. Extending these improvements
throughout the corridor and connecting these segments into the neighborhoods is a strong next step for the Village.

The panel observed that the Corridor’s strengths, such as its population density and young families, offer retail
opportunities. The area also enjoys an established entrepreneurial base, potential connections to walkable
neighborhoods, public transit, a library and other community assets. The governmental cooperation established
between Hanover Park and its neighbors is also an asset in planning for redevelopment. However, the Corridor
is challenged by large vacancy rates in existing retail spaces and physical barriers between people and retail.
Lack of street lighting and wayfinding signage are other important challenges.

Retail Analysis and Findings

Hanover Park is a diverse community of young fami-
lies, with lower income and larger household size than
the surrounding suburbs. Between 2000 and 2010, Ha-
nover Park’s Latinos, Asians and African Americans all
saw their numbers grow, to 38 percent, 15 percent and
7 percent, respectively. Census data indicate a median
income of $63,649, higher than Cook County’s median
income of $53,942, and lower than the DuPage County
median income of $76,581.

Because of Hanover Park’s socioeconomic diversity
and proximity to regional retailers, the Village is sub-
ject to a consumer tendency that major retailers call
“shopping up.” This describes the behavior of leaving
one’s community to shop in a neighboring community
with higher-quality retail. The implication for Hanover
Park is that its higher-income residents will leave the

Village to shop and only lower-income consumers
from neighboring communities will come to Hanover
Park. Left unchecked, this dynamicis likely to spawn a
vicious cycle where fewer and fewer national retailers
would view the Village as a desirable location, exacer-
bating the trend and ultimately hindering the Village's
efforts to attract more people to the community.

If Hanover Park wishes to attract its neighbors to shop
the Irving Park Road Corridor, it will have to make the
area feel comfortable for those in neighboring com-
munities. Lighting and streetscape improvements are
only the first steps toward this ambitious goal.

The retail categories currently present on the Irving
Park Road Corridor, especially the large number of
pawn and tire shops, appear to undersell the pub-



lished demographics of Hanover Park and are likely
to discourage higher-end shoppers. Thoughtful man-
agement of the special-use permitting process could
reshape the retail mix along the Corridor and make it
more attractive and friendly to shoppers from neigh-
boring communities.

At the same time, conversations with school staff and
social service providers indicate that U.S. Census data
may not provide the whole story of Hanover Park’s de-
mographics. Immigrant families doubling up on hous-
ing may indicate even more people at lower incomes
in Hanover Park than 2010 Census statistics show.
This may explain the success of some lower-market
retailers, like the Dots clothing store in the Westview
Shopping Center. To get at the real numbers and true
retail needs of consumers who live near the Corridor,
Hanover Park may wish to work with an innovative
market research firm (see Innovative Market Research
box, right).

In multiple conversations with local business owners,
the issue of Hanover Park property taxes arose as an
obstacle to retail development. Analysis by CMAP
validated this concern, finding an 8.6 percent effective
rate for commercial properties in the Cook County sec-
tion of Hanover Park, slightly higher than the effective
rates of neighboring Schaumburg and Streamwood
(7.6 and 7.8 percent, respectively) and drastically high-
er than DuPage County, where effective rates are all
below 4%, and mostly below 3%. The Village will need
to consider the impact of this tax burden as it works to
attract and sustain businesses along the corridor (see
Property Taxes box, page 8).

While demographic and perceptual challenges exist,
the fundamental task Hanover Park faces is right-
sizing the amount of available land zoned for retail.
Hanover Park cannot out-compete nearby communi-
ties like Schaumburg and Hoffman Estates for major
retailers because of its smaller population and lower
income levels. Large tracts of vacant retail space, like
the Old Menards site, could better be repurposed,
reducing the Village's high retail vacancy rate.

Innovative Market Research

In the Chicago metropolitan area, a key source for
innovative market research and analysis is LISC Me-
troEdge, the market research program of the Local
Initiatives Support Corporation, the nation’s largest
community development intermediary.

LISC MetroEdge uses retailer-approved data sources
such as Claritas, plus on-the-ground assessments of
a community to correct misperceptions of a market
and identify its hidden assets. From there, LISC Me-
troEdge works with local leaders to create compre-
hensive retail attraction strategies.

One consequence of high vacancy rates in Hanover
Park is “shuffling” retail. Businesses are moving from
one storefront to another within nearby retail strips
but the overall number of retailers is not increasing.
Reducing the amount of space available could concen-
trate retailers in better-managed properties and stop
the shuffle.

Another retail challenge Hanover Park faces is distin-
guishing between complementary and “cannibalizing”
retail within the same strip. As Hanover Park officials
work with businesses, it is important to consider

how to concentrate retail that creates synergy and
increases business for everyone in a strip or center.
For example, large grocery stores like to be in centers
with other tenants that are not direct competitors and
don’t threaten the anchor’s parking requirements.
Menards is a good example of a tenant that synergizes
well with a grocery store. However, putting two gro-
cery stores within the same retail area, as may happen
soon if a new grocer takes over the old Ultra Foods
space, near Carniceria Jimenez, creates competition,
not synergy. Such close proximity between two gro-
cers is likely to force one out of business.



Sub-Regional Retail Around Hanover Park

Carpentersville
’ Jewel Jewel
Barrington Hills Inverness :
East Dundee Palatine
Walmart
Dominick's
South Barrington
KmartSears Target Rolling Meadows
Aldi
Hoffman Estates Kohl's Nordstrom
; Jewel Dominick's Aldi
Aldi Jewel
Sears Saks
Super Target TargetDominick's
) Carson's
Elgin
Kohl's
Jewel L
Dominick's
Super Target
Streamwood
Jewel Walmart
. Schaumburg
Aldi - Ultra Jewel Aldi
Walmart
Drive Time Elk Grove Village
S - 0 - 5 minutes
- 0 - 10 minutes
0 - 15 minutes Roselle
0 - 20 minutes »minick’s Jewel ltasca
0 - 25 minutes
- 0 - 30 minutes
Department Stores _ Meijer &
Dominick's  Kohl's 3
Annual Sales Walmart Supercenter ewe
= $0-$5.2 million Jewel Kmart B'”"mi’}idv‘jlj
B $5.2-$15.1 million ~ Sears Super Target _
. Aldi P 9 Aldi Addison
[ $15.1 - $30 million L
Walmart Dominick's
[ $30- $51.8 million
[ s$51.8-$113.4 million
Carol Stream Glend
Grocery and Supermarkets en
S y P E Study Area
Annual Sales E .
Hanover Parl
©  $0 - $6.9 million
i i
@ $6.9-$22.2 million E  Metra Stations
' $22.2 - $40.5 million Dominick'sAIdi —+——+~ Metra Commuter Rail
— i
@ s$405- 3655 milion Jewel US Highway
G . ——— State Highway
$65.5 - $148.2 million
Wheaton ——— Expressway
Winfield

Most national retailers are locating around, but not within, Hanover Park.




Property Taxes

The vast majority of local governments, including school districts, municipalities, and special districts impose
a property tax. The property tax rate is derived by dividing the revenue a local government needs by the total
equalized assessed value of properties within the taxing district. The State of Illinois requires smaller counties
to assess all property at the same percentage of market value. More-populous counties like Cook may choose
to apply ratios that vary depending on the class of property. In Cook, residential property is assessed at a lower
percentage of market value than commercial and industrial property. As a result, businesses in Cook shoulder
more of the property tax burden than residents do.

In the Cook portion of Hanover Park, after accounting for the differing assessment ratios, residential taxpayers
pay an effective rate of 3.3% of the market value of the property, while commercial and industrial property tax-
payers paid effective rates of 8.6% and 7.9% respectively. These rates are similar to neighboring municipalities
in Cook. However, in most communities in DuPage County, effective property tax rates for all classes of prop-
erty are typically less than 4% of market value.

The amount of land zoned for retail, combined with the 30% vacancy rate of retail in the community, is hindering the ability to attract
healthy, quality retail for residents.

A tax rate that’s relatively high compared to the DuPage County portion of Hanover Park and rates of neighboring communities’
compounds retail viability.



Recommendations

The most important step Hanover Park can take to improve the Irving Park Road Corridor is to right-size the
amount of available retail property. This concept provides the foundation for the panel’s three overall strategies
for improving retail success:

e Support current successful businesses

e Attract new businesses

e Attract more people to shop the Corridor
First and foremost, right-sizing the retail by assembling and converting some acreage to a mixed-use develop-
ment will increase the customer base for existing businesses. To further support these businesses, the panel
recommended the Village designate a staff person to spearhead a business retention initiative. The staffer could
challenge CONECT, the Chamber of Commerce and other existing groups to organize a business retention team
that would regularly check in with community businesses and proactively determine what supports would help
them thrive and grow, as well as respond to potential crises such as rumors of a business departure.

Other recommended steps include expanding the strong, existing partnerships the Village has formed with lo-
cal community colleges to include entrepreneurial training, partnering local industries with small businesses to
serve as mentors and creating TIF-funded supports like a Small Business Improvement Fund (SBIF), revolving
loan funds and rebate programs to help with signage, building facade improvements and renovations. Finally
the business retention initiative should address real and perceived barriers to business development in Hanover
Park: code enforcement, taxes, security, etc.

Though at first glance it may seem paradoxical, reducing the oversupply of retail space is also key to attracting
new businesses. More concentrated retail is likely to draw higher-quality tenants and create synergy among
clustered businesses. To more accurately understand community demographics, the panel recommended work-
ing with an innovative market research firm (see Innovative Market Research box, page 6) to assess the area’s
buying power and the kinds of retail most likely to draw nearby customers.

To accommodate its growing population and attract more people to the Corridor, the panel recommended re-
purposing long-vacant, disconnected retail property for a different land use: new housing. The panel also recom-
mended creating green links between the Corridor and neighboring residential areas to increase foot and bike
traffic; and developing a marketing program to introduce local residents to existing community retailers.

Irving Park Road Corridor: A New Vision

The panel offered redevelopment recommendations for land use and market opportunities along 4 distinct seg-
ments of the Corridor:

A Locally-based and ethnic retail between McKool Avenue and Jensen Boulevard

B Power-center retail at the corner of Irving Park Road and Barrington Road

C Civic amenities from Cumberland Drive to Olde Salem Road

D The long-vacant, former Menards site and adjacent retail property between Olde Salem and Wise Roads

Next Page: The maps on pages 10/11 and 14/15 have been provided by Solomon Cordwell Buenz (SCB), commissioned by CMAP in
support of the panel recommendations. The first map highlights access and greenway opportunities to better integrate the 4 distinct
segments of the Corridor into the neighborhoods and surrounding greenspace amenities. The second map provides a vision of the
reconfigured Corridor, including redesigned lots with consolidated retail space and curb-cuts and new land uses on the eastern-end
of the Corridor.
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Area A. Western Strip (McKool to Jensen): Supporting Community Retail

Although the area has surprisingly vibrant retail, including a bakery, bike shop, ice cream shop and Laundromat,
shoppers face significant obstacles to access the stores. Lack of street lighting, fences between stores and the
residential neighborhoods behind them, excessive curb cuts, especially to the south, and limited shared parking
all create barriers that neighbors must overcome to walk to their favorite stores. Addressing the issues around
access, safety and community would catalyze revitalization in this section. Improving street lighting is a fast,
achievable first step to support the locally-based entrepreneurs.

Some curb cuts are as much as 45 feet wide; the panel recommends 24 feet as sufficient to improve pedestrian
and bike access, linkages, and safety. Reducing the number and size of curb cuts, working with businesses to
assign parking in shared lots, enhancing the streetscape and offering matching funds for facade improvements
are further steps that can be taken quickly and affordably to beautify the area and draw more shoppers.

Panel rendering: the western end of the study area, positioned as a community retail district.

Area B. Irving Park/Barrington Intersection: Building Identity

The intersection of Irving Park and Barrington roads possesses key assets: high traffic, deep lots and a destina-
tion retailer in Menards. It is a prime location for Hanover Park to project its identity and create an image that
complements neighboring communities.

To maximize the retail and branding potential of this space, Hanover Park will again need to reduce curb cuts,
and improve pedestrian access and safety. In addition, work with inattentive landlords to improve their proper-
ties, and take steps to improve the quality of the retail mix by reducing vacancies and encouraging complemen-
tary retail uses, such as dress shops, shoe stores or bridal/formal wear within centers anchored by grocery, home
improvement or other large retailers.

It will be important to negotiate with the owners regarding their site-use restrictions on the nearby outlot—for-

merly a Krispy-Kreme—in hopes of bringing in a sit-down, family-style restaurant. The former Baker’s Square in
the Westview Shopping Center is another possible location for such a restaurant.



Area C. Library/Community District: Drawing People
to Retail

The new Hanover Park Branch of the Schaumburg
District Library, located at Irving Park Road west of
Cumberland Drive, has quickly proved itself to be a
thriving community asset, drawing a beyond-capacity
crowd. The area already has a signalized crosswalk and
Hanover Park owns land on the opposite side of Irving
Park Road, creating optimal conditions for a planned
development including a community center for youth
and teens. Though the library and community center
themselves would not generate tax revenues, they
could serve as draws to increase traffic to enhanced
retail along Irving Park Road. In the long-term, there is
potential to connect this area to Liberty Park, soccer
fields and a bike trail system. To achieve this vision,
Hanover Park should partner with the Metropolitan
Water Reclamation District (MWRD) to utilize their
land for additional recreational connections. The Vil-
lage must also address safety concerns in the area
behind the library and improve pedestrian access from
the residential neighborhoods south of Irving Park
Road.

Area D. Mixed-Use Development (Old Menards):
Adding People to Support Retail

Of all the sub-sites within the Irving Park Road Cor-
ridor, the former Menards property at the corner of
Irving Park Road and Olde Salem Road offers the
greatest opportunity for reuse of land and new de-
velopment. Its long-vacant structures, water reten-
tion issues and inconsistency with the surrounding
residential neighborhoods indicate that major retail
here is unlikely. Repositioning this parcel as a mixed-
use development will remove the current safety and
environmental hazards on the property and build the
customer base for existing and new neighborhood
retail along the Corridor.

The panel recommended removing the deteriorating
big-box structure and assembling adjacent property
to create a 15-acre parcel rezoned for a mixed-use
development. Such a development could serve as a
branding statement to welcome travelers entering
the Village of Hanover Park from the east, creating a
dramatic transformation from vacant and obsolete
big box to a showcase new development in the com-
munity. The new development would incorporate

Panel rendering: strengthening the Barrington Rd./Irving Park
Rd. intersection as a key regional retail and activity destination.

Panel rendering: traveling east from the main intersection-
building on existing community amenities and smoothing the
transition away from retail.










green features on the site, including a water detention
pond to address drainage issues mentioned regularly
by the community. A new signalized intersection and
roadway alignment at Irving Park Road and Orchard
Lane would address safety and access concerns for the
residential development.

The panel envisioned a development of 200 to 240
units of market-rate, multifamily rental, 85 units of se-
nior housing and a retail area of no more than 40,000
square feet to serve the immediate area and possibly
draw shoppers from the area immediately to the east
(see Senior Housing Box, page 17, for more informa-
tion). This would substantially reduce the amount

of vacant retail along the Corridor and increase the
population density, allowing Hanover Park to attract
higher-quality retailers. A development of 200 units or
more would create the necessary scale to draw profes-
sional management to maintain the site. Currently the
demand for quality new suburban residential rental
property outstrips the supply (see box on page 17).

Panel rendering: removing the long-standing vacancy
and repositioning the land use for a new, attractive,
multifamily senior housing development - drawing
visitors and residents to the community.

A new development replaces obsolete retail space on the Old Menards site, welcoming visitors and residents to the Irving Park Road
Corridor of Hanover Park (image created by SCB, courtesy of CMAP).




Senior Housing
Although Hanover Park has a relatively young population, there are still many seniors in the area. An
estimated 8,600 households ages 65+ live within 3 miles of the intersection of Barrington and Irving Park
Roads, and their number is projected to increase by 559 households (6.5%) over the next 5 years.

Hanover Park has no independent living facilities for seniors at present. Of the nearby facilities, Friendship
Village and Devonshire of Hoffman Estates are large and expensive market rate properties. Emerald Vil-
lage of Schaumburg, Poplar Creek Village in Hoffman Estates and Victory Centre of Bartlett are properties
that have both market rate and affordable senior housing. Cedar Village of Schaumburg is all affordable
housing. There is demand for additional senior housing in Hanover Park. Based on the number of com-
peting senior properties, a combination of affordable and market rate housing is most appropriate. There
could be demand for 100 senior units, though the panel recommend a slightly smaller building with 85
units, 65 targeting seniors with incomes less than $35,000 and 20 targeting higher incomes.

Next Steps and Long-Term Strategies

In addition to offering long-term, strategic recommendations for Hanover Park to consider in its approach to
supporting and retaining retail, the panel recommended short-term actions Hanover Park can take now to draw
more shoppers, support existing businesses and attract new businesses to the area. In priority order:

Add lighting along Irving Park Road from McKool to Barrington. Use the lighting as the carrot to negotiate
curb cut reduction and shared parking among businesses.

Approach the Illinois Department of Transportation with a strategy to add pedestrian crosswalks and access
points from Briarwood to Irving Park Road retail.

Work with an innovative market research firm to assess the area’s buying power and the type of retail to
serve residents and attract nearby customers (see Innovative Market Research box, page 6).

Appraise the vacant Marathon gas station, the Carniceria Jimenez property, Olde Salem Plaza and adjacent
vacant parcels, and work with current owners on RFPs for the Old Menards site and Olde Salem Plaza.

Open discussions with the owners of the vacant Marathon gas station and Carniceria Jimenez on future land
use strategy, including potential consolidation of the two parcels to improve access, visibility and reposition
property.

If a new grocer moves into the former Ultra Foods site, work with Carniceria Jimenez on a business retention
plan and potential relocation to the commercial portion of the Old Menards redevelopment.

For its long-term strategy, Hanover Park should work to maintain a balance of retail, in the right quantity and
quality to serve its residents and possibly to draw neighbors, either through proximity or by offering specialty
and ethnic retail like La Luz Bakery and Carniceria Jimenez. In its land use decisions, Hanover Park would be
well served to investigate the possibility of assembling parcels of land for community redevelopment, especially
near the former Menards site and the current library and to consider opportunities to remove extra properties
zoned for retail. Continue to foster land use clusters that incorporate community uses such as restaurants, adult
educational /training, fitness and medical, recreational and cultural centers as part of the retail shopping center.

Hanover Park can build on its existing partnerships to advance the redevelopment of the Irving Park Road Cor-
ridor. It can leverage IDOT grants and TIF funds to make the area safer and more welcoming to pedestrian and
bike traffic. It can work with local community colleges to offer training for budding entrepreneurs who could
then fill retail vacancies. Finally, it can work with CONECT and its growing Chamber of Commerce to retain and
attract the quality mix of retailers that will best serve Hanover Park’s residents.
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