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Section 1: Introduction
The City of Waukegan has decided to create a Commercial Corridor Plan for Washington Street, which
will define the vision of this commercial street’s future and the steps needed to achieve that vision.
Having an accurate understanding of the corridor’s existing conditions is necessary in order to develop
an appropriate and effective plan that addresses the issues and concerns of the community.
This Existing Conditions Report – representing the accumulation of research, analysis, and community
engagement activities – provides an overview of the current conditions in the Washington Street
corridor and is designed to provide a foundation for future planning and visioning. The Existing
Conditions Report is organized in the following chapters:
 Section 1: Introduction
 Section 2: Regional context of Waukegan and the Washington Street Corridor
 Section 3: Community engagement
 Section 4: Land use and zoning
 Section 5: Population and housing
 Section 6: Economic development
 Section 7: Transportation
 Section 8: Natural environment
 Section 9: Community services, facilities, and infrastructure
 Section 10: Looking forward

Why does Washington Street need a Commercial
Corridor Plan?
Before embarking on the current commercial corridor planning process for Washington Street, CMAP
conducted an extensive study of Waukegan’s past, present, and priorities for the future, leading to the
City of Waukegan Planning Priorities Report, which was approved by the City Council on July 30, 2012.
The primary recommendation of the Planning Priorities Report was that CMAP should assist Waukegan
with local planning for a specific commercial corridor – located outside of Waukegan’s downtown and
lakefront.
Successful commercial corridors foster opportunities for business owners and other entrepreneurs,
generating much-needed entry-level jobs, workforce training opportunities, and convenient access to
goods and services for neighborhood residents, all of which are needed in the City of Waukegan. CMAP
recommended developing a plan – including a detailed implementation component – for a commercial
corridor that shows promise and has the potential to develop into an economically dynamic and
successful area.
Of several sites considered, CMAP recommended the Washington Street commercial corridor, from Glen
Rock Avenue (and the Waukegan River ravine) to Lewis Avenue. Upon request, the western boundary of
the study area was later extended to Washington Street’s intersection with McAree Road/Keller Avenue.
With a wide variety of small businesses, two schools, multiple Pace Suburban Bus routes, a bike path,
and adjacencies to downtown and residential neighborhoods, the Washington Street commercial
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corridor will benefit from and respond well to the proposed planning process.
The primary objective is to build upon existing assets, however small, and identify opportunities for
economic development that are grounded in the real world and correspond with the needs of the
people who live, work, and do business in the area.
The Commercial Corridor Plan will serve as a guide for elected officials, property owners, City staff,
community residents, business owners, and potential investors. The plan will assist in making informed
administrative and implementation decisions about future land use, transportation, infrastructure,
urban design and identity, historical and architectural preservation, and capital improvements along
Washington Street, and serve as a model that can be replicated elsewhere in the City of Waukegan.
Figure 1.1. Washington Street study area

Relationship with the GO TO 2040 Regional
Comprehensive Plan
The highest priority for the commercial corridor plan for Washington Street should be to provide
guidance at the local level and to address community needs and desires. However, in preparing the plan,
the City of Waukegan should look at how the corridor fits into the larger region in order to understand
and plan for the impact of regional economic and demographic changes.
The Chicago Metropolitan Agency for Planning is the official regional planning organization for the
northeastern Illinois counties of Cook, DuPage, Kane, Kendall, Lake, McHenry, and Will. CMAP developed
and now guides the implementation of GO TO 2040, metropolitan Chicago’s first comprehensive
regional plan in more than 100 years. To address anticipated population growth of more than 2 million
new residents, GO TO 2040 establishes coordinated strategies that will help the region’s 284
communities address transportation, housing, economic development, open space, the environment,
and other quality-of-life issues. The plan contains 4 themes and 12 major recommendation areas:
Livable Communities
 Achieve Greater Livability through Land Use
and Housing
 Manage and Conserve Water and Energy
Resources
 Expand and Improve Parks and Open Space
 Promote Sustainable Local Food
Human Capital
 Improve Education and Workforce
Development
 Support Economic Innovation

Efficient Governance
 Reform State and Local Tax Policy
 Improve Access to Information
 Pursue Coordinated Investments
Regional Mobility
 Invest Strategically in Transportation
 Increase Commitment to Public Transit
 Create a More Efficient Freight Network

The most relevant topics areas for the Washington Street commercial corridor are Livable Communities,
Human Capital, and Regional Mobility. By undertaking a planning process to revitalize the Washington
Street commercial corridor, Waukegan has taken responsibility for guiding its future, and demonstrated
its commitment to helping shape the future of the region as well.
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Planning process
The planning process to create the Washington Street Commercial Corridor Plan includes multiple steps
that will last approximately 15 months. The process has been crafted with assistance from City staff and
has been designed to include resident and business owner input throughout.
After CMAP completed its Planning Priorities Report during the first phase of assistance to Waukegan,
City staff met with CMAP staff to develop a Scope of Work for the project. The work plan sets program
tasks, a timeline for the program, and recommends participation by a steering committee to assist
CMAP staff in developing the final plan and recommendations. The key steps in the planning process are
illustrated in Figure 1.2. The composition of the Steering Committee is discussed in Section 3:
Community engagement.
Figure 1.2. Washington Street commercial corridor planning process

Purpose of the Existing Conditions Report
This Existing Conditions Report – representing the accumulation of approximately six months of
research, analysis, and community engagement activities – provides an overview of the current
conditions along the Washington Street corridor. It is designed to provide a starting point for creating a
shared vision of the future.

Next steps
After the Existing Conditions Report is presented to the Steering Committee and City staff for review and
discussion, the next step in the process will be to work with the community to create a shared vision.
Using the shared vision as a guide, CMAP will work with residents, business owners, elected and
appointed officials, and City staff to create the draft Washington Street Commercial Corridor Plan for
their review.
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Section 2: Regional context of Waukegan and the
Washington Street corridor
This section provides an overview of the City of Waukegan and Washington Street that provide
background for the development of the Commercial Corridor Plan. In addition to briefly reviewing the
history of Waukegan, the section discusses the context of Waukegan within the larger metropolitan
region and the Washington Street corridor within the City. It describes the physical character of the
study area – as a whole and within each of its component parts along the corridor. Last, it provides a
summary of existing plans, reports, and studies that could inform and impact recommendations of the
new commercial corridor plan for Washington Street.

History of Waukegan
Waukegan, whose official slogan is “City of Progress,” was one of the earliest settlements of the western
shore of Lake Michigan. The area was familiar to French traders in the mid-1600’s and explorers Louis
Jolliet and Jacques Marquette encamped there in 1673 on their journey to find the Mississippi River. By
1725 traders established the “Little Fort” trading post, which by 1841 was established as the county seat
of Lake County.
The town was incorporated in 1849. With a population of about 2,500, residents no longer wanted their
town to be characterized as “little,” and voted to change its name to Waukegan, a Potawatomi word
roughly equivalent to “fort” or “trading post.” The town approved a new charter and was incorporated
as a city in 1859.
At this time, Waukegan harbor was one of the busiest on the Great Lakes, and the city became a thriving
center of industry with enterprises that included ship and wagon building, flour milling, sheep raising,
pork packing, dairying, and the brewing of malt liquor.
Growth was further stimulated by the construction of the Chicago & Milwaukee Railroad by 1855, which
was followed by the Elgin, Joliet & Eastern Railroad systems. These railroads became indispensable to
the larger industries which appeared in Waukegan in the later part of the century: U.S. Sugar Refinery,
Washburn and Moen Wire Mill (U.S. Steel Corporation), U.S. Starch Works, and Thomas Brass and Iron
Works.
Trolley followed by interurban electric train service reached Waukegan during the 1890s. Further
infrastructural improvements occurred between 1900 and 1910, spurring middle-class residential
development. The city’s heaviest population growth period occurred from 1900 to 1930, with a great
influx of industrial workers, many of them recent immigrants from Europe. Newcomers during this
period settled mostly on the south side of Waukegan, while residents with professional and
administrative occupations settling mostly on the north side of town.
During a time of prosperity following the first World War, expansion of the city to the west lured many
residents from both sections, which – along with further development to the north – led to the
abandonment and deterioration of some older neighborhoods in the near-downtown area. By the
1960s, the geographical center of Waukegan was located at Glen Flora Avenue, over 1 mile to the north
of its original location near Washington Street, the focus of this project.
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The decline of industry in Waukegan mirrored that experienced by cities across the United States,
particularly in the Midwest, heart of the industrial belt. Over the past 40 years, Waukegan has seen a
sharp decline in its manufacturing sector. During the 1970s and 1980s, Waukegan experienced a number
of plant closures, resulting in the loss of thousands of jobs in the manufacturing sector. These included
the closure of the U.S. Steel mill, Johns-Manville plant (at the time an asbestos manufacturer), and
Outboard Marine Corporation (OMC). In addition to diminished job opportunities, these economic
changes put stresses on the local tax base to finance schools and municipal services at the same time as
the City’s population continued to grow (Waukegan's population expanded by 27% in the 1990s decade
alone).
As industry departed Waukegan’s harbor and lakefront area, the City was left with the environmental
legacy of industry’s use of the common manufacturing practices of the day – over more than a hundred
years. After over three decades of work, today three Superfund sites and several brownfield sites are
well on their way to final cleanup. Revitalization of the lakefront is a central component of Waukegan’s
Downtown and Lakefront Redevelopment Master Plan, adopted by the City in 2003. As predevelopment
work proceeds along the lakefront, the City continues to invest heavily in the redevelopment of its
historic downtown, which commenced with the $25 million restoration of Waukegan’s historic Genesee
Theatre.1

Regional setting
City of Waukegan
This commercial corridor planning process is focused on a section of Washington Street in the City of
Waukegan. Waukegan is located in Lake County, alongside Lake Michigan, approximately 25 miles north
of the City of Chicago. Waukegan’s southern neighbors include the City of North Chicago and Naval
Station Great Lakes, the largest training station in the nation for the United States Navy. The Village of
Gurnee is Waukegan’s primary neighbor to the west, while the City of Zion and the Village of Winthrop
Harbor lie immediately to the north between Waukegan and the Wisconsin border. The City of Kenosha
is located just 6 miles north of the Wisconsin border, approximately 15 miles from downtown
Waukegan.
Interstate 94 is located approximately 6 miles to the west of Waukegan’s downtown, and the Skokie
Highway (U.S. 41) is located about 3 miles west of the City’s downtown. Both highways run through the
Village of Gurnee, which is home to an extensive array of popular stores, including those located at
Gurnee Mills, one of the largest shopping malls in the region.
Waukegan’s downtown, located on a bluff overlooking Lake Michigan, is accessible by local roads. In the
1970s, Waukegan built the Amstutz Expressway at the foot of its bluff in the hope of creating a rapid
means of access to Waukegan’s downtown from areas to the south and north of the City. Never
completed, the Amstutz remains as a brief expressway, further dividing Waukegan’s downtown from the
lakeshore. The Amstutz also serves as an additional barrier between downtown and one of Waukegan’s
key assets – its Metra station, which is located beneath the bluff, on the other side of the expressway;

1

The Electronic Encyclopedia of Chicago. “Waukegan, IL,” accessed May 8, 2013,
http://www.encyclopedia.chicagohistory.org/pages/1328.html.
Ruth W. Gregory, ed., Waukegan, Illinois: Its Past, Its Present. Waukegan: North Shore Printers, 1967.
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the station is served by the Union Pacific - North Line, and functions as the line’s terminus during most
of the day.
Figure 2.1. Regional context

Project study area: Washington Street commercial corridor
Located within the City of Waukegan, the study area for this commercial corridor plan is a 1½ mile
stretch of Washington Street, beginning at Glen Rock Avenue (and the Waukegan River ravine) to the
east and ending at McAree Road/Keller Avenue to the west. This section of the Washington Street
corridor is home to many locally-owned businesses, public schools, attractive residential neighborhoods,
and other assets that suggest it is a high-potential site for future revitalization.
Washington Street provides a straight route into Waukegan’s downtown from areas and major roads
located to the west of the study area. This includes direct access to and from the Skokie Highway (U.S.
41), located in Gurnee 1½ miles to the west of the study area, and indirect access to Interstate 94,
located approximately 4 miles to the west of the study area near the entrance to Six Flags Great America
theme park in Gurnee.
Washington Street receives a large proportion of Waukegan’s daily traffic, and serves as a primary route
for workers commuting in-and-out of Waukegan’s downtown. Located a few blocks east of the study
area, Waukegan’s historic downtown is home to City Hall, several Lake County government buildings
(including the heavily-used Lake County Courthouse), an expanding campus of the College of Lake
County, the Waukegan Public Library, and the restored Genesee Theater. Another landmark in
Waukegan’s downtown is a former hotel building on Washington Street that has been restored to create
Karcher Artspace Lofts, 36 units of affordable live/work space for artists and their families plus 2,811
square feet of ground-floor retail and community space for arts-friendly businesses and nonprofit
organizations.
Washington Street reaches the eastern boundary of Waukegan’s downtown and the bluff overlooking
Lake Michigan at Sheridan Road, which follows the edge of the bluff to the north and south. The
northeastern corner of this intersection is occupied by Waukegan’s stately (but long-vacant) Carnegie
Library building; a cluster of five bus shelters, located half a block to the north on Sheridan Road,
functions as the de-facto hub for many of Waukegan’s Pace bus routes, as well as the closest stop to
Waukegan’s Metra Station.
East of its intersection with Sheridan Road, Washington Street descends the bluff, crossing over the
Amstutz Expressway, terminating at a ramp leading down to Waukegan’s Metra Station. No roads
connect this area to Waukegan’s lakefront, but a paved path adjacent to the station allows pedestrians
to cross the railroad tracks at grade level and access the lakefront.
Transit and bicycle infrastructure
While automobile traffic predominates, other transportation options exist along Washington Street.
Pace Suburban Bus Route 572 travels down Washington Street within the study area. Stops are located
on nearly every block, typically without a bench or shelter. (See Section 7: Transportation, for discussion
of other Pace bus routes traveling through the study area.)
Bisecting Washington Street is the Robert McClory Bike Path, a gravel bike trail runs for over 25 miles
through Waukegan and its neighboring communities, connecting with the Green Bay Trail near the Naval
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Station Great Lakes to the south and the Kenosha County Bike Trail at the Wisconsin border to the
north. The McClory Bike Path is immediately adjacent to Robert Abbott Middle School on Washington
Street and also passes by Miguel Juarez Middle School, located just one block to the north.

Image and identity of the study area
Overall
Within the study area, the character of the Washington Street corridor fluctuates between well-defined
commercial areas, with rows of stores and restaurants nestled up to the sidewalk, to stretches where
large parking lots and wide curb cuts predominate, to still other areas where a wide variety of
businesses are interspersed with single-family homes (which sometimes accommodate small businesses,
such as barbershops or travel services).
The overall condition and appearance of Washington Street varies as well. Some sections of Washington
Street and its sidewalks are in a better state of repair than others, but all appear to be in usable
condition. Many property owners work hard to keep up the appearance and condition of their
properties along the corridor, maintaining building facades and replacing weathered awnings, while
others may not have the resources to do so. Many businesses along the corridor have chosen to cover a
large proportion of their front windows with large advertisements. Washington Street has a relatively
modest number of vacant commercial properties, but some are clearly in poor condition.
Figure 2.2. Building condition of businesses on Washington Street within study area, 2013
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Source: CMAP.
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Figure 2.3. Sign quality of businesses on Washington Street within study area, 2013
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Very few trash cans are found along Washington Street, and some business owners and residents
complain that litter is a problem along the corridor, particularly in areas frequented by students. Like
many commercial corridors in the region, very few public trees are located along Washington Street,
providing little shade for pedestrians and doing little to conceal buildings with considerable deferred
maintenance.
In stark contrast to the unadorned character of Washington Street, the adjoining residential areas to the
north and south are relatively lush with trees (most of which are located on private property). These
residential streets are attractive and well-kempt, lined by a wide variety of small single-family
residences, such as bungalows, Postwar Ranch, and Cape Cod homes. Despite being located just steps
from Washington Street, these relatively dense residential areas don’t seem to yield a substantial
amount of pedestrian activity along the commercial corridor, with the exception of students attending
the middle and high schools in the vicinity.

Segments of the study area
Given the variation in the character of Washington Street, it is helpful to briefly describe the different
segments of the commercial corridor.
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Figure 2.4. Segments of study area, Washington Street corridor

Source: CMAP.

Segment 1: Glen Rock Avenue to Victory Street
Venturing west out of Waukegan’s downtown,
Washington Street momentarily passes over the
Waukegan River ravine and through the relatively lush
wooded parkland that surrounds it. Washington Park,
including Veterans Plaza, is located within this stretch
on the southern side of Washington Street, while Lilac
Ledge, a federally-subsidized retirement community, is
located on the northern side.
The following stretch, located between Park Avenue
on the east and Victory Street on the west, features
low intensity development, composed mostly of
single-family homes and single-family homes that have
been partially converted to house small businesses.

Lilac Ledge Retirement Community, looking northeast on
Washington Street.
© 2013 Google, Image Date: June 2012.

Segment 2: Victory Street to Robert McClory Bike Path
Starting at Victory Street, the intensity of development increases, especially at the intersection of Washington
Street and Jackson Street, providing greater definition to this section of the commercial corridor. On the
southeastern corner of this intersection is Waukegan High School’s Washington Campus, an attractive red brick
school building built in 1921 that is nestled up to the sidewalk.
The northeastern corner is occupied by My Super Mercado, a small grocery store catering to Latino customers.
Taco Parado, a relatively new taqueria, is located next to the grocery along Jackson Street to the north. A hand car
wash and laundromat, each with significant setbacks and wide curb cuts, are located on Washington Street east of
the grocery store.
A Family Dollar store is located at the northwestern corner of Washington and Jackson, with its large parking lot
occupying the corner itself. An older brick building, with attractive arched windows and Spanish tile detailing along
the roof, is currently occupied by an automotive tire shop.
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Waukegan High School Washington Campus, southeast corner of
Washington Street and Jackson Street.
© 2013 Google, Image Date: June 2012.

Family Dollar, northwest corner of Washington Street and Jackson
Street (with automotive tire shop in the distance on the far left).
© 2013 Google, Image Date: June 2012.

The southwestern corner of Washington and Jackson is occupied by an older two-story red brick building that is
home to a variety of small business, perhaps most notably the Mundo Infantil gift and flower shop, located in the
building’s corner space. This attractive building, which appears to match the Waukegan High School building across
the street, has no setback from the sidewalk and features several commercial spaces with large windows. This
well-defined line of shops abutting the sidewalk is continued by a one-story building occupied by a variety of small
businesses, including Tony’s Bakery.

Mundo Infantil and other stores, southwest corner of
Washington Street and Jackson Street.
© 2013 Google, Image Date: June 2012.

Tony’s Bakery and other stores, looking southeast on Washington
Street (with Waukegan High School and Mundo Infantil in distance
on far left).
© 2013 Google, Image Date: June 2012.

Segment 3: Robert McClory Bike Path to Butrick Street
The intensity of development dissipates in the next segment of the corridor. The Robert McClory Bike Path bisects
Washington Street, just to the west of the previous segment. The trail is immediately adjacent to Robert Abbott
Middle School, which is located along Washington Street, but set back a substantial distance from the sidewalk,
allowing for a car lane that appears to be used for child drop-off and pick-up.
One of the more notable businesses in this segment is Booner’s Place, a neighborhood bar that is located across
the street from Abbott Middle School and also adjacent to the McClory Bike Path. Several stakeholders
interviewed by the project team considered the bar to be one of Washington Street’s assets.
Behind Booner’s, less than one block to the north , the McClory Bike Path passes by Miguel Juarez Middle School.
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Robert Abbott Middle School (right) with Robert McClory Bike
Path on left, looking southwest on Washington Street.
© 2013 Google, Image Date: June 2012.

Booner’s Place (center) with Robert McClory Bike Path crossing in
foreground, looking northwest on Washington Street. (Miguel
Juarez Middle School is located behind the trees in the distance on
the far right.)
© 2013 Google, Image Date: June 2012.

Segment 4: Butrick Street to Worack Place
The next segment to the west is another well-defined stretch of the Washington Street commercial corridor.
Delia’s Daycare, a successful daycare facility, sits prominently on the southwestern corner of Washington and
Butrick Street, next to Lucky Food, a small Chinese restaurant that opened in 2012.
Just to the west is an attractive one-story yellow brick commercial building with no setback that is anchored by
Toluca’s Restaurant, a full service sit-down restaurant that serves a wide variety of Mexican dishes. In interviews
with the project team, the restaurant was frequently mentioned as a favorite place to eat – along the corridor and
throughout Waukegan. Several persons interviewed also praised 1st Shoe Repair, a long-standing shoe repair shop
located directly across Washington Street from Toluca’s Restaurant.
Across the street from Toluca’s Restaurant on the southern side of Washington Street is an unbroken row of
commercial buildings with no setback, occupied by an auto parts store, a dry cleaners, and Supermercado La
Mexicana, the largest grocery store within the project study area. Next to the sidewalk on the northern side of this
block sits a square brick building occupied by Miggy Smalls Sports Pub, flanked on both sides by an assortment of
single-family houses, set back behind front lawns.

1st Shoe Repair (left) and Toluca’s Restaurant (right), looking east
on Washington Street.
© 2013 Google, Image Date: June 2012.

Supermercado La Mexicana, looking southeast on Washington
Street (with Toluca’s Restaurant in the distance on the far left).
© 2013 Google, Image Date: June 2012.

Segment 5: Worack Place to Lewis Avenue
Washington Street opens up once again in the next segment of the corridor, and there is less of a consistent
pattern on any of the blocks within the segment. The south side of the first block in this segment is shared by
Memorial Chapel of Waukegan Funeral and Cremation Services and Poppy’s, a hot dog and hamburger stand that
also serves ice cream (and is open until 11pm on weekends). Memorial Chapel occupies an attractive building that
resembles a single-family house, with landscaping in front and a very large amount of parking to the side and rear
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of the building. Memorial Chapel’s wide expanse of parking flows, unbroken, into the wide expanse of parking that
surrounds Poppy’s. The north side of this block includes a dance studio and prominent State Farm Insurance office.
On the next block, Parkers Laundrette occupies the southwestern corner of Washington and Washington Park.
Immediately adjacent is the Mexican restaurant Tacos el Rey de Oro, whose parking lot occupies over half of the
block (between Washington Street and the back alley). Across the street from this parking lot is Los Compadres,
another restaurant serving Mexican food, with a large parking lot to the side and back, followed by a two-story
office building that is home to a wide variety of services, including a driving school, daycare, dentist, attorneys,
accountants, etc. On the corner of Washington and Fulton Avenue across the street is La Conchita Bakery,
frequently mentioned in interviews as one of the corridor’s key assets.
The remaining blocks in this segment feature a variety of commercial and residential building types, and an even
wider variety of businesses, including a family dentistry, barber shop, a small daycare facility, a boutique
specializing in dresses for special events (such as quinceañeras), a law firm, and a Chinese restaurant.

Poppy’s (center) and Memorial Chapel of Waukegan Funeral and
Cremation Services (in distance on left), looking southeast on
Washington Street.
© 2013 Google, Image Date: June 2012.

La Conchita Bakery, looking southwest on Washington Street.
© 2013 Google, Image Date: June 2012.

Segment 6: Lewis Avenue to McAree Road/Keller Avenue
The intersection with Lewis Avenue is a major intersection along Washington Street. A liquor store occupies the
northeastern corner of this intersection, while a Mobil gas station with convenience store occupies the
northwestern corner. A commercial building that was vacant during site visits is located on the southeastern
corner of the intersection. The CVS Pharmacy which occupies the southwestern corner is the closest chain drug
store to Waukegan’s downtown. Weiss Field is located along Lewis Avenue just to the north of the intersection;
this large recreation area includes a football stadium and track, baseball diamond, as well as tennis courts, and is
home to the sports teams of Waukegan High School, whose Brookside Campus is located just a few blocks
northwest of Weiss Field.
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Washington Street changes in character west of Lewis
Avenue, with a decrease in the intensity of
development and a lower concentration of businesses.
Schrank’s Smoke ‘N Gun sells guns, ammunition, and
cigars. To the west are a few multi-family residential
buildings, a used car dealership, a store selling
Mexican-themed party supplies and candy, a large
laundromat, the well-kempt and landscaped Family
Life Church, and an assortment of small businesses
(such as beauty salons) and professional offices.
Washington Street approaches its intersection with a
street that is McAree Road to the north and Keller
Avenue to the south. This intersection serves as the
western boundary of the study area. McAree Court, a
mid-sized, one-story office building, is set back behind
a wide expanse of parking, on the northeastern corner
of the intersection, next to the Patti Cake Child Care
Center.

Schrank’s Smoke ‘N Gun, looking northwest on Washington
Street.
© 2013 Google, Image Date: June 2012.

Washington Tower, a seven-story professional office building, and the El Paraiso Mexican restaurant sit behind a
gas station on the northwestern corner of the intersection. Washington Tower, which is home to several medical
offices, has ample parking to the west and north of the building. Just to the east is Bertrand Lanes, a bowling alley
that is set back from Washington Street behind a very large expanse of parking.
The large hospital campus of Vista Medical Center West sits on a hill just behind an automotive repair shop on the
southwestern corner of the intersection.

Bertrand Bowling Lanes (left) and Washington Tower Professional
Office Building (right), looking northeast on Washington Street.
© 2013 Google, Image Date: June 2012.

Vista Medical Center West, looking south on Washington Street.
© 2013 Google, Image Date: June 2012.

Previous planning efforts
This section provides a summary of existing City plans, studies, and reports that could inform and impact
recommendations of the new commercial corridor plan for Washington Street. The following plans,
studies, and reports are summarized in this section:
 City of Waukegan, Comprehensive Plan (1987)
 RTA Intermodal Transit Facility Study (2000)
 Urban Land Institute, Advisory Services Panel Report on Waukegan, Illinois (2002)
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A 21st Century Vision for Waukegan’s Downtown and Lakefront (2003)
Waukegan Redevelopment Area Design Guidelines (2005)
Open Space Implementation Strategy (2007)
Design Guidelines Manual - Grand Avenue Corridor (Draft, 2008)
A New Approach to CDBG-Funded Code Enforcement (2011)

City of Waukegan, Comprehensive Plan (1987)
A local comprehensive plan is the vision of what the community wants to become and the steps needed
to meet that goal. The existing Comprehensive Plan for Waukegan was completed in 1987, updating the
previous plan from 1980. The City Council amended the plan in 2003 to incorporate its new Master Plan
for downtown and the lakefront. Otherwise, the plan has not been updated in over 24 years.
The plan provides a snapshot of Waukegan at the time, projections for demographic change, and a
variety of recommendations for change in the coming decades. There were twelve major proposals in
the plan:
 Airport and industrial park expansion (in areas west and southwest of the Waukegan airport).
 South Harbor expansion and waterfront residential.
 Hotel-convention center (at the intersection of I-94 and Route 120 (Belvidere Road).
 Office-industrial expansion (on undeveloped land adjacent to I-94, south of the interchange with
Route 120).
 Roads, bridges, interchanges and new commuter stations (extension of lakefront freeway to
Yorkhouse Road, and Milwaukee Railroad to Lakehurst Shopping Center, downtown Gurnee and
beyond).
 Housing proposals (including more senior housing in the downtown, harbor residential
apartments, expanded use of “planned unit development” process).
 Commercial and business expansion (New shopping centers at Sheridan Road and Yorkhouse,
Yorkhouse and Green Bay, Green Bay and Belvidere, Belvidere and McAree Road and along
Belvidere and O’Plaine).
 Annexation (of unincorporated land at the edge of the City – 8,000 acres in 1987, with over
3,000 acres vacant, undeveloped, or in agricultural use).
 Population (the plan suggested doubling the City’s population – approximately 70,000 in 1987 –
through expansion and permit development).
 Parks, open space and recreation (addition of approximately 1,000 additional acres of parkland).
 Zoning amendments and historic districts.
 Downtown redevelopment and senior citizen housing.
Specific references to Washington Street corridor:
Page 21: Many of the commercial lots lining the major streets [including Washington Street] are not
deep enough to provide adequate building size and sufficient parking or to provide effective buffers from
adjoining residential neighborhoods.
Page 40: Plate #6: Transportation Plan 1987 indicates an extensive network of bike trails, including the
current site of the Robert McClory Bike Path, as well as a trail passing through the Washington
Park/Waukegan River ravine area and another along present-day McAree Road/Keller Avenue.

RTA Intermodal Transit Facility Study (2000)
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Waukegan partnered with the Regional Transit Authority to create a conceptual station design that
could accommodate multiple different modes of travel and reinforce a pedestrian link between the
City’s downtown and its lakefront. The study recognized the potential of a revitalized station as a
commuter link to downtown Chicago as well as the front door to visitors from across the region.
Three schemes with cost estimates were developed and a final scheme was chosen as the first step in a
longer term plan that integrated the essential components of all three. This station design included eight
central elements, including the construction of a pedestrian bridge on Madison Street to connect to a
new Metra station.
Specific references to Washington Street corridor:
Page 24: The study recommended extending the Washington Street Bridge over the railroad tracks to
connect to the lakefront.

Urban Land Institute, Advisory Services Panel Report on Waukegan, Illinois
(2002)
For Waukegan’s 1,400 acre lakefront, the panel concluded that lakefront housing has the ability to
attract the growing middle- to upper-income empty-nester households. It also highlighted the
importance of confronting Waukegan’s image problem with a strong message that lakefront industry is
being phased out in favor of a harbor city. The panel recommended that the city:
 Create a harbor city on its lakefront with a mixture of residential, commercial, and open space.
 Phase out heavy industry, with sites remediated to allow for a mixture of future uses.
 Address the lack of connections between the downtown business district and the lakefront.
To implement the vision, recommended projects were categorized into two stages, the first having a 10year horizon. In order to accomplish these projects, the panel identified four strategies that are
necessary for implementation:
 Establish a New Harbor Redevelopment Corporation.
 Address environmental challenges.
 Produce a detailed master plan.
 Arrange for finance.
Specific references to Washington Street corridor:
Pages 10-11: The panel recommended extending the Washington Street Bridge over the railroad tracks
to connect to the lakefront.
Page 22: The panel’s vision includes the establishment of a direct link between the downtown and the
lakefront. Washington Street, which connects I-94 to downtown and could extend directly to the
lakefront, presents an opportunity to create such a link. Serving as the primary east/west spine through
the center of town, Washington Street currently proceeds east from downtown across Sheridan Road,
where it intersects a ramp leading to the Metra parking lots.

A 21st Century Vision for Waukegan’s Downtown and Lakefront (2003)
Following recommendations made by the ULI National Advisory Panel, the City of Waukegan embarked
on creating a Lakefront and Downtown Master Plan. The plan (created by Skidmore, Owings & Merrill)
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sets out a vision of a vibrant city center, lively waterfront neighborhoods, and an ecologically restored
north lakefront. The plan recommends:
 Strong gateways from the regional rail and road networks.
 A publicly accessible lakefront with a trail system.
 A mixed-use downtown and lakefront with industrial uses relocated to other sectors of the city.
 Reconnecting the downtown and lakefront with the removal of road and rail barriers , and the
creation of a street network and transit center.
The plan provides a vision for the five sub-areas of the study area, with specific implementation steps, as
well as potential designs for key development areas: Downtown, the South Lakefront, the Harborfront,
North Harbor, and the North Lakefront.
Specific references to Washington Street corridor:
Page 8: Strengthen Waukegan's role as the urban destination in Lake County.
Build on Waukegan's growing population and diversity.
Page 9: Waukegan's Downtown has a rich history as the center of a vital and diverse city. The Master
Plan enables the Lakefront and Downtown to reassert itself as the symbolic, functional, and spiritual
center of Waukegan…. The Master Plan will achieve this by creating gateway boulevards into the
Downtown at Grand, Washington, and Belvidere streets.
Page 9: Strengthen key gateways to Waukegan:
 Create identifying signage to Downtown at I-94 and US Route 41.
 Transform Grand Avenue, Washington Street and Belvidere Road into civic boulevards
connecting neighborhoods and Downtown.
Page 9: Create a seamless transit network for the city
 Link western neighborhoods to the Downtown and Harborfront by strengthening existing bus
service.
 Connect bus lines to the proposed intermodal center and Metra Rail.
Page 10: Create an accessible Lakefront for all of Waukegan's Citizens
 Connect the Lakefront to adjacent open space amenities, via trails and bike paths.
Page 21: Extend Waukegan's framework of streets to the Harborfront
 Create new streets that extend the grid of Waukegan's Downtown to the Harborfront.
 Create clear access and view corridors to the lake, especially at the gateway boulevards of
Washington, Grand and Belvidere.

Waukegan Redevelopment Area Design Guidelines (2005)
Design guidelines were prepared by Skidmore, Owings & Merrill for the City of Waukegan to expand and
clarify the concepts put forth in the 2003 Waukegan Downtown-Lakefront Master Plan. Intended for use
by both regulating agencies and private developers, the design guidelines outline specific regulations for
the districts, building types, streets, and open spaces within the downtown and lakefront areas.
The stated purpose of the design guidelines include:
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Define the overall design approach for districts and building types.
Confirm community goals for the design and quality of new development.
Establish clear rules for neighborhoods, blocks, lots, buildings, streets, and open spaces.
Provide clarity to private development interests about the physical and design framework within
which they will be required to work.
Provide confidence to private development interests that neighboring properties will follow
common standards.
Provide a promotional tool for inclusion in requests for proposal.
Unite the city in its evaluation of development proposals.

Open Space Implementation Strategy (2007)
The Trust for Public Land created a strategy for implementing the open space elements of the
Downtown Master Plan. The strategy reviewed the relevant set of sites based on a number of factors,
such as proximity to development properties, public ownership, land control strategy and opportunity,
and funding opportunities and then prioritized which properties the city should focus attention on.
The strategy also recommended a series of steps to transition into implementation of the plan and
identified potential funding sources for specific types of open space projects. The strategy identified
these four top priority projects:
 City Beach: Given public ownership and its potential to stimulate further revitalization, the
strategy recommended immediate attention on redeveloping the City’s beach area according to
the master plan.
 Waukegan River Ravine: While there are a variety of landowners, more than half of the ravine
system is under public control and easements or other agreements could be worked out for the
rest. The Waukegan Park District or the Lake County Forest Preserve District could be the longterm stewards of the system.
 North Lakefront District: Both the North Shore Sanitary District and Midwest Generation are
long term owners the city could work with to develop open space and restoration plans, with
limited access.
 Mouth of the Waukegan River: This area is the highest priority for gaining land control given the
master plans goals and the number of private owners involved.

Design Guidelines Manual - Grand Avenue Corridor (2008)
The City of Waukegan drafted a design guidelines manual for Grand Avenue to improve the appearance
of this gateway into the city. Grand Avenue was selected during the preparation of the city’s DowntownLakefront Master Plan and the vision was developed as part of the city’s plan to update its zoning
ordinance. The guidelines are based on four primary goals:
 Improve the western entry to the city
 Strengthen existing businesses and encourage reinvestment
 Improve vehicular and pedestrian circulation in the corridor
 Protect and enhance surrounding neighborhoods.
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The three-mile long corridor was divided into four sub-areas – gateway zone, neighborhood zone,
transitional zone, and downtown-oriented zone– with distinct guidelines to achieve a unique vision for
each area.
 The guidelines outline public improvements that could occur with the public right-of-way, site
access, street trees, crosswalks lighting, gateway signage, and bus shelters.
 The guidelines pertaining to private development focus on the land uses, building density,
building setbacks, parking, building type and orientation, roofs, windows, awnings, building
materials, and colors as well as landscaping, fencing and signage. Enforcement of the guidelines
is intended to be triggered by an application for a building permit.

A New Approach to CDBG-Funded Code Enforcement (2011)
The City developed a plan to address code enforcement activities eligible for funding from the U.S.
Department of Housing and Urban Development’s Community Development Block Grant (CDBG)
program.
CDBG regulations authorize “code enforcement in deteriorating or deteriorated areas where such
enforcement together with public improvements, rehabilitation, and services to be provided, may be
expected to arrest the decline of the area.” To comply with CDBG requirements, the plan defines
“deterioration” as “a lowering in quality of the condition or appearance of landscape or of any structure
or parts thereof . . . characterized by holes, breaks, rot, crumbling, cracking, peeling, rusting, or any other
evidence of physical decay, disease, neglect, lack of maintenance or any other evidence of insufficient or
inadequate maintenance, which in turn leads to cases of blight.”
Waukegan’s definition of deterioration guided its identification of areas to be targeted for strategic
revitalization. Data sources for this assessment included utility shut-offs, field surveys of vacant and
blighted properties, registered vacant structures, foreclosures, auction sales, the City’s Govern property
database, and determination of HUD Abandonment Risk Score through geospatial data analysis. The six
revitalization areas were:
 Williamsburg-Westmoreland Neighborhood
 Massena-Poplar Neighborhood
 Washington Park Neighborhood
 Roosevelt Park Neighborhood
 Eighth Street Neighborhood
 Melrose-Fulton Neighborhood
The plan identifies three primary strategies for addressing problems in these revitalization areas:
 Work with agencies to help facilitate the purchase and rehabilitation of homes and residential
properties that are abandoned or foreclosed(in order to sell, rent or redevelop)
 Demolish blighted structures/vacant housing units(that have been identified as a public
nuisance due to conditions such as dilapidation that would prevent cost-effective rehabilitation)
 Neighborhood Sweeps (quarterly walkthroughs to spot exterior violations – such as trash,
vacant homes, vehicles in disrepair, overgrown lawns, and graffiti--through quarterly
walkthroughs, and notify residents of those issues).
The overall goals of the effort will be to:
 Improve the visual appearance of the revitalization area neighborhoods.
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Assist property owners with the restoration of residential housing.
Increase the property values of the revitalization areas by improving the deteriorated and
blighted properties.
Increase owner occupancy within the revitalization areas to create more stable and less
transient neighborhoods.

Page 21 of 77

Washington Street Corridor Existing Conditions Report

Section 3: Community engagement
This section provides an overview of the community engagement activities that have occurred so far, as
well as a detailed summary of the issues and opportunities that have been identified by members of the
community in focus groups and interviews.
For the Washington Street Commercial Corridor Plan, a primary goal is to optimize community
engagement, focusing particularly on populations that have typically been underrepresented or harder
to reach in previous planning initiatives. A public outreach strategy was formulated by CMAP staff to
emphasize broad-based inclusion of Waukegan stakeholders within the study area, such that the
concerns and interests of Waukegan’s diverse community will be reflected in the goals of the final
Commercial Corridor Plan. In particular, the community engagement strategy is focused on the inclusion
of the Latino population, students and young adults, senior citizens, and business owners in the planning
process.

Steering Committee
The Steering Committee for the Washington Street Commercial Corridor Plan is comprised of a wide
variety of interests and perspectives, ranging from neighborhood business owners and residents to
institutional leaders and city officials. Steering Committee members include:
 Delia De La Cruz, Delia’s Day Care
 Roy Drexler, 4th Ward Police Officer
 Yolanda Garces, La Conchita Bakery
 Myra Gaytan Morales, University Center of Lake County of Waukegan
 Jorge Lagunas, Taqueria Toluca
 Lydia Lewis, Black Chamber of Commerce of Lake County
 Dave Marion, Building Department - City of Waukegan
 Carmen Patlan, Waukegan Public Library
 Raul Ventura, Marketing Specialist
 Oscar Zepeda, Puro Futbol Newspaper

Community engagement activities
The community engagement process includes meeting with City officials and the project’s Steering
Committee, holding confidential interviews with key leaders throughout the community, and conducting
public focus workshops to better understand the primary issues and opportunities that must be
addressed to improve the Washington Street commercial corridor.
Since the start of the formal planning process, over 90 residents and stakeholders have participated in
the community engagement process.
Table 3.1. Public participation numbers
Public input opportunity

Number of participants

First Steering Committee meeting
Key person interviews

11
15

Senior focus group with residents of Lilac Ledge Retirement Community

8
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Business owners focus group

12

Community focus group 1 & 2

14

Youth focus group with Waukegan H.S. (Washington Campus)

21

Interviews with individual business owners

9

Total

90

Key themes
A wide variety of issues and opportunities were identified by participants in community focus groups,
stakeholder interviews, and other discussions with City staff and elected officials. Although opinions
were very diverse and nuanced, certain key themes emerged from the conversations:
 Local stores and restaurants
 Assistance to businesses
 Relationship with City government
 Image of the corridor
 Youth engagement
 Pedestrians in the corridor
 Transportation
A summary of commentary on each of these key themes is provided below, divided into “positive
aspects,” “issues and concerns,” and “suggested improvements.”

Local stores and restaurants
Summary of comments
 Washington Street is Waukegan’s “go-to place for a nice cheap meal.”
 Some people believe there is too little variety among Washington Street’s shops and, especially,
restaurants.
 Many people are unfamiliar with what’s available on Washington Street. In particular, nonLatinos generally assume that Latino-owned businesses sell different things than they want.
 Most people who live or work in study area – and own a car – do the majority of their shopping
elsewhere.
 Many would appreciate the addition of a mid-size, one-stop supermarket or store that sells a
variety of items that most people need to buy, in addition to basic food items.
Positive aspects

In focus groups and interviews, most participants identified local shops and restaurants as the
corridor’s greatest assets. In particular, Washington Street is apparently “the go-to place for a nice
cheap meal.” The majority of businesses along the corridor are said to be small, “mom-and-pop”
businesses which have managed to stay in business over time despite fluctuations in the economy.
Customers come from all over Waukegan and neighboring communities, but most are nearby residents
who walk and shop along the corridor. Some commuters stop on their way home from downtown,
particularly persons working for the Lake County government.
Both senior citizens and youth identified the Family Dollar store as a prime example of a convenience
store, primarily because of its range of affordable products. The CVS store at the intersection of
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Washington Street and Lewis Avenue was also very popular with several people interviewed. Poppy’s, a
hot dog and hamburger stand, was often mentioned by students as a favorite place for food and
hanging out with friends after school. Most persons interviewed identified Toluca’s Restaurant and
bakeries along Washington Street, such as La Conchita and Tony’s, as their favorite places along the
corridor within the study area. Overall, several participants believed that Washington Street has a lot to
offer, noting a wide variety of businesses along the corridor, including different shops and restaurants,
dry cleaners and laundromats, beauty salons and barbers, insurance agents and accountants, among
others.
Issues and concerns
Although local shops and restaurants are listed as the corridor’s greatest strength, participants identified
a number of issues and concerns that they would like to see addressed in the Commercial Corridor Plan,
ranging from the need for more diversity in businesses and clientele, to improving the image of
properties.
Several students and other stakeholders were concerned that the corridor has too little variety and too
much of the same. A few persons saw Washington Street as little more than “the food corridor,” and felt
strongly that the corridor didn’t need any additional restaurants, while a much larger number of people
wanted more restaurants, but felt that the corridor had an overabundance of restaurants serving similar
Mexican food. While complaints about the dominance of Mexican restaurants were mostly made by
non-Latino persons who were interviewed, it is important to note that several persons of Mexican
ancestry mentioned that they would also like to see more variety in the restaurants found along the
corridor.
Many people felt that the corridor is sorely lacking in stores that are good for basic everyday
conveniences. The CVS store at the intersection of Washington and Lewis was a frequently-noted
exception, but many persons wished the store – or another drugstore – was located farther to the east
on Washington Street, closer to what many consider the heart of the corridor. CVS was especially
popular with senior citizens who are residents of the Lilac Ledge Retirement Community, but only the
residents who owned cars and still drove reported frequenting the store on a regular basis.
In general, while several participants noted the variety of different businesses along Washington Street,
a frequently-heard complaint – especially among non-Latino participants – was that the corridor did not
sufficiently cover basic “everyday” items that they needed. As a result, most persons interviewed
reported spending most of their time and money outside the study area. Meanwhile, several business
owners expressed disappointment that the large volume of persons traveling through the corridor on
their commute to-and-from work downtown has not yielded more patronage of the stores, services, and
restaurants along Washington Street.
Signage and the appearance of the corridor were frequent topics of concern in interviews and
discussions. In particular, several non-Latino participants expressed disapproval of what they see as a
high number of Spanish language signs on store fronts, explaining that they do not understand these
signs and feel uncomfortable going in, assuming that they might not be able to communicate with
business owners. Many said that they “had no idea” what items these stores sell.
This problem is apparently further exacerbated by the common tendency of many of these stores to
cover much of the real estate of their front windows with Spanish-language posters (usually advertising
sales on specific food items) or other objects such as boxes, all of which greatly reduce the transparency
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of the store. Taken together, these factors make the prospect of entering these stores too-intimidating
for many non-Latinos and seem, in the words of one person, “not worth the bother.”
However, some non-Latinos who were interviewed explained that they simply assume that Latinoowned businesses sell different things than they want. In the focus group with elderly residents of Lilac
Ledge, several expressed surprise when one participant revealed that she frequented La Conchita
Bakery and had found that the Latino-owned bakery “has the best cakes”; some of the other residents
admitted that they knew it was a bakery (its primary sign uses the word “bakery,” rather than
“panaderia”), but they assumed it only sold ethnic items they were not interested in. Similarly, one
resident acknowledged that she knew that the small Latino-owned groceries on the corridor probably
sold fruit – and she likes to buy fruit for herself – but she has always assumed the stores mainly sold
“Mexican fruits” she would be unfamiliar with.
It’s important to note that several Latino participants in focus groups and interviews stated that they
believed that Latino-owned businesses needed to do much more to make potential customers who do
not speak Spanish feel welcome and wanted, suggesting that signage should be in Spanish and English,
and business owners need to make it easy and enjoyable for everyone to patronize their shops and
restaurants.
Residents, business owners, and other stakeholders often listed façade improvements as one of their
top priorities for the businesses of the study area. Several complained that some business and property
owners have not invested in such improvements over many years, with one asserting that “Most of the
buildings look the same as they did ten years ago.” Participants would like to see business and property
owners invest in façade improvements to make the study area more attractive and welcoming.
Suggested improvements
Participants suggested a number of ideas they would recommend to address these issues and concerns.
Business owners are interested in façade improvements programs to help them make their businesses
more appealing. Residents believe that improving communications with business owners could help
address the signage issues; a few specifically identified the Lewis Fresh Market as an example of a store
with proper signage in English, claiming that it is welcoming to everyone, while having Latinos as its
largest base of clients and employees.
Participants across all groups would like to see places for entertainment within the study area. Residents
and other stakeholders in the corridor are interested in sit-down restaurants and bars “that cater to an
older crowd,” and in general new restaurants that offer diverse food options that would help to bring in
people who work downtown for lunch and dinner, while also appealing to residents already living
nearby. Students’ suggestions for entertainment include places to hang out with friends for food, games,
movie show, and shopping.
Residents and some business owners believed that the addition of new mid-size convenience stores
would greatly improve the corridor. Particularly, they are interested in stores that tend to be cheaper
and offer more variety beyond basic grocery items, mentioning Jewel and Lewis Fresh Market as
examples. Elderly residents at Lilac Ledge expressed a strong desire for a store that they could walk to
for a wide range of everyday needs. Several persons would like to see an expanded range of produce in
the study area, and some residents and restaurant owners thought the addition of a dedicated butcher
shop and possibly a tortilleria in a central location would help make the corridor more useful and
efficient for customers.
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Overall, there was a desire amongst participants to support existing businesses and attract new ones
that complement – rather than compete with – them.

Business collaboration and assistance
Summary of comments
 There is a lack of communication between business owners.
 Many business owners lack proper training necessary to improve and grow their business.
 Business owners would be interested in a committee or association attuned to the needs and
realities of small businesses along corridor.
o This group could help organize businesses and provide guidance on best practices,
training opportunities, and resources for façade improvement, etc., as well as match
potential businesses with vacant commercial spaces on Washington Street.
o This group could also lead initiatives to increase awareness among consumers of what
goods and services are offered by businesses on the corridor.
Positive aspects
The corridor includes many small businesses that have especially close relationships with their
customers, building loyalty through personalized service. One stakeholder has been going to the 1st Shoe
Repair shop for years because of the great service and affordable prices. Many who were interviewed
said that they enjoy going to Toluca’s Restaurant for the friendly service, with one person asserting that
the restaurant has the best tortillas in town. Another resident keeps going back to Supermercado La
Mexicana grocery store because they know how she likes her meats prepared.
And business owners also like the close relationships they have developed with their customers. Many
had previously followed the trend of Latinos moving to region’s suburban communities such as
Waukegan, specifically choosing to locate their businesses within the Washington Street corridor
because of the high concentration of Latino residents living and working nearby.
Issues and concerns
While most business owners along the corridor are adept at selling their product, very few have formal
business training, and most could benefit from some help. They are said to be entrepreneurs at heart,
typically people who learned the day-to-day operations of their current business through previous work
for other business owners, before venturing out on their own.
Several issues and concerns were raised by all groups interviewed. Two interrelated issues frequently
mentioned were a lack of communication between different business owners in the corridor and the
need for resources and assistance to help current business owners grow their business.
In interviews and focus groups, business owners explained that they generally know each other, but do
not talk frequently with one another, much less collaborate. In the end, each is generally on his or her
own. As a result, some owners have great ideas but do not know to whom to address their inquiry or ask
for assistance, and in many cases do not have the time or know-how to execute. There are said to be
five chamber of commerce organizations servicing the area that could help address this need; but it
appears that they are either unknown by many business owners in the study area or seen as being
unsuited to the needs and capacity of the typical “mom-and-pop” businesses located along the
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Washington Street corridor. In particular, some business owners stated that they don’t consider the
required annual fees to be affordable or worthwhile, especially since they have little or no free time to
devote to such activities.
Still, several business owners and community leaders believed that some form of organization is needed
to facilitate cooperation among businesses to tackle shared problems and strengthen the corridor, as
well as provide guidance and training to small business owners, helping them, for example, to develop a
long-term business plan and improve the appearance of their stores and restaurants. In addition, there
was broad agreement that there is a fundamental need to increase awareness of the businesses within
the Washington Street corridor, especially the goods and services they offer, and encourage residents to
“buy local.” Several participants who expressed this opinion believed that an excessive amount of
publicity had been focused on new businesses and special events located in Waukegan’s downtown.
Suggested improvements
The creation of a small business development committee, association, or similar organization to
facilitate the collaboration of business owners in the Washington Street corridor was a key
recommendation shared by all adult groups interviewed. The organization would help business owners
strengthen the corridor by identifying common problems that need to be addressed, sharing best
practices, and identifying ways to complement one another.
In addition, it could administer training workshops for small businesses. It would be essential for at least
some of these trainings to be offered in Spanish. Several business owners mentioned that they were
particularly interested in training opportunities that would help them learn about and stay up-to-date
with advances in their industry. Ideally, businesses in the corridor could depend on this committee to
notify them immediately of any new opportunities for funding or other resources that could help
owners grow or improve their business.
Overall, several stakeholders asserted that a committee or association serving this role would help
businesses in the corridor market themselves “in a more professional manner” and grow, ultimately
creating a better image for Washington Street, and Waukegan as a whole.
Recognizing that staff capacity and funding is almost always a challenge, participants in focus groups and
interviews also underscored the importance of creating partnerships and taking advantage of existing
resources. For example, the College of Lake County has a bilingual small business development center
that could be very effective in helping businesses in the corridor, most of which are owned by persons
who speak little English. The Lake County Black Chamber of Commerce reported that it has a diverse
group of members from all backgrounds and ethnicities, and expressed interest in being a resource to
the variety of business owners within the corridor.
Business focus group participants also suggested looking at partnerships with larger retail businesses in
the area, such as Home Depot, which once donated paint for small businesses to paint their store fronts.
Another stakeholder suggested partnering with the Waukegan Township, which runs programs for
senior citizens in the area and could help connect businesses in the corridor with seniors who may not
be aware that products or services they need are available nearby on Washington Street. Another
community resident suggested working with widely-read local Spanish newspapers to promote the
corridor’s businesses, and also to explore innovative strategies for advertising using social media.
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Relationship with City government
Summary of comments
 The City generally does a good job of basic services in the corridor.
 However, there is limited City support to businesses in the corridor.
 Many City resources are dedicated to the revitalization of Waukegan’s downtown, and
attracting new residents (coming from outside Waukegan) to live there.
 The City government could improve its relationship with Waukegan’s majority Latino
community. A bilingual assistance program for businesses in the Washington Street corridor
would be a positive step in this direction.
Positive aspects
Most participants in focus groups and interviews thought that the City did a good job of basic services in
the corridor. For example, several observed that Washington Street is kept clean by the City, especially
in comparison to other commercial corridors. The City sweeps Waukegan at least once a week, and
some business districts daily; Washington Street is one of them. Many businesses owners – but not all –
had a positive assessment of police responsiveness in the corridor.
Issues and concerns
Participants discussed a number of issues that need to be addressed by the City in order to achieve the
corridor’s full potential. One of the most frequent complaints was that the City has not demonstrated
enough concern for businesses in the study area. Business and property owners were especially vocal
that they thought the both the City and Lake County government could be doing a lot more for
businesses along Washington Street. However, in one focus group, it was acknowledged that the City
has very limited capacity for engaging businesses, due to over 40% in staff cuts during the past few
years.
Meanwhile, some residents complained that the City does not sufficiently enforce its own sign
ordinance. As a result, the City is thought to be allowing, and unintentionally encouraging, businesses to
cover their windows with paper signs and advertisements, in violation of the law. As discussed earlier,
several residents and community leaders believe that this widespread practice is highly detrimental to
the appearance of the corridor and unwelcoming to potential customers who are unfamiliar with these
businesses and find it difficult to see inside.
Some residents would like the City to do a better job addressing empty lots and vacant store fronts,
identifying specific locations in the corridor requiring attention. A common complaint among business
owners was that there is not enough street lighting along Washington Street, especially considering its
high volume of daily traffic. Some persons believed that Washington Street needs to be repaved, while a
larger number observed that many sections of the corridor’s sidewalks are badly deteriorated.
A recurring theme in interviews and focus groups was that the City has devoted too much of its
attention and resources to revitalizing – and redefining – Waukegan’s downtown. A specific concern
expressed by a variety of participants was that the City seems more interested in attracting new
residents (coming from outside Waukegan) to the downtown than improving the rest of the City. Several
of these persons mentioned that they didn’t feel that the City even wanted Waukegan’s current
residents, nearly all of whom live outside of downtown, to attend special events in the downtown, such
as its “Art Wauk” events.
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Another major issue is what many Latino residents see as the “broken trust” between City government
and the Latino community. Latinos represent the majority of residents in the Washington Street corridor
study area and in the entire City of Waukegan. Several persons observed that the City’s adoption of the
Immigration and Nationality Act Section 287(g) program was especially detrimental to the relationship
and trust between Waukegan Police Department and the Latino community, because it allowed local
law enforcement agencies to take on the role of federal immigration officers, demand people prove
their citizenship status, and start deportation proceedings.
Many Latino participants in focus groups and interviews reported a perception in the Latino community
that they are unfairly singled out by police, particularly at road blocks set up to catch drunk drivers. As a
result, it is said that many Latinos avoid driving through Waukegan (and especially into downtown), a
practice which is believed to have a particularly detrimental effect on business traffic within the
Washington Street corridor.
Similarly, participants in interviews and focus groups noted that many African-Americans in Waukegan,
some of whom live or own businesses in the study area, do not feel appreciated or taken seriously by
the City government. In general, several participants were concerned with they saw as a lack of
opportunities for minorities.
Suggested improvements
Participants across all groups see great potential for economic development within the study area, and
believe that Waukegan’s government can play a vital role. Participants in the focus group for business
owners emphasized their need for support from the City, including doing outreach to small businesses
(especially new ones) to help improve their communication with City and other government agencies.
To achieve this goal, several recommended that the City create a position to welcome and help guide
new businesses as they get their bearings, informing them – along with current businesses – of
resources and opportunities that could support and help them grow their businesses. Some said that it
would be wise for the City to also view this position as an opportunity to increase understanding and
build positive relationships between Latino and African-American business owners and the City. (It
should be noted that a few participants saw a need for a general “diversity” position, which would work
to increase understanding between the City and Latinos and African-Americans.)
Whether through this position or some other means, several participants said that they would like the
City and Lake County to seek grants on behalf of businesses in the corridor, and develop incentive
programs to attract new businesses, such as tax incentives for locating within the Washington Street
corridor. Business owners showed interests in façade improvement programs. One participant in the
focus group of business owners suggested looking into private partnerships focused on improving the
Washington Street commercial corridor.
Other improvements business owners would like to see included better street lights, for safety and
especially to help the large number of persons driving through the corridor after dark to be able to
better distinguish between businesses. Lastly, many participants would like to see the City to enforce its
sign ordinance and improve the appearance of vacant commercial buildings within the corridor.
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Image of the corridor
Summary of comments
 In a city where the majority of residents are Latino, the Washington Street corridor serves as the
primary commercial corridor for the Latino community.
 The overall image of the corridor is “a bit shabby,” and in need of enhancement. Small-scale
initiatives by business owners, possibly subsidized, to improve building facades and help with
sidewalk litter would be a good start.
 Although corridor has relatively few problems with crime and safety, there is a general
perception – especially among non-residents – that Waukegan is unsafe.
Positive aspects
Waukegan is a well-established, diverse community where the majority of residents are Latino. Several
participants observed that the study area for the Washington Street Commercial Corridor Plan serves as
the primary commercial corridor for Waukegan’s large and growing Latino community (many of these
same people also noted the diversity of the corridor’s businesses and, especially, its residents living
immediately to the north and south of the corridor). Business owners reported feeling a strong sense of
community, and there was consensus among them that the culture of the Latino community was a
positive asset within the study area.
In addition, Washington Street is generally considered to be safe, with many persons stating that they
were unaware of any major safety problems in the corridor.
Issues and concerns
While nearly every participant in focus groups or interviews demonstrated at least some fondness for
the corridor, and could identify something that they liked about it, there was broad agreement that
there are problems with the image and identity of the Washington Street corridor. Community leaders
and elderly residents were particularly concerned with what they saw as the high number of
deteriorating buildings located within the study area, often describing the corridor as old, run-down,
and not attractive – or, as one participant put it, “a bit shabby.” A few participants said that the corridor
had not improved or even changed very much over the past few decades.
Although many thought that the City did a reasonably good job of keeping Washington Street clean,
especially when measured against other comparable corridors, there was a widely-shared belief that the
corridor is not as clean as it needs to be. Several persons specified a particular problem with litter
dropped on the sidewalk as students make their way home after school. Many participants indicated
that they believed that the majority of dropped wrappers, empty soft drink bottles, and other litter they
see on sidewalks is linked to items bought by students at the popular Family Dollar store, located across
the intersection from Waukegan High School’s Washington Campus.
Most focus groups included complaints about specific vacant buildings located along the corridor. It was
clear that the focus of their concern was the detrimental effect of these vacant buildings on the image of
the corridor.
Another concern was crime and safety. Although many describe the study area as safe, a perception
apparently exists that Waukegan has a significant crime problem in general. Some residents noted the
presence of gang activity within the study area, as well as some robberies, but most thought that crime
was less of a problem than it used to be. Others felt differently, especially in terms of theft and
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destruction of private property. Upon being asked for their explanation of why few bicyclists seem to
use the Robert McClory Bike Path, a variety of participants asserted that many parents believe that their
children should not ride their bikes far from home or to school because they will be stolen. Others
thought that this was an example of common misperceptions (and exaggerations) about crime in
Waukegan.
Still, there was broad agreement that, whether accurate or not, these perceptions about crime and
safety in Waukegan have a real impact in a variety of ways, including lowering patronage of stores and
restaurants along the Washington Street corridor, particularly by non-residents.
Other contributing factors seem to be a perception that parts of the corridor are vacant, run-down, or
dirty, combined with a general lack of knowledge of all that Washington Street has to offer.
Suggested improvements
There was broad consensus that there needs to be a new community vision for the future of the
Washington Street corridor. Several participants in focus groups and interviews wanted this vision to
reflect the dynamism of its immigrant community, encouraging pride and a greater sense of ownership
and responsibility among the current residents and businesses in the corridor.
Participants, especially residents and business owners, suggested doing small things that could enhance
the character of what already exists in the corridor, including seasonal decorations, street banners,
sponsored clean corridor programs, and planting flowers. Community leaders and other key
stakeholders focused on opportunities for partnerships; one example was a partnership between
Waukegan High School and the Leave No Child Inside campaign, which has organized some students to
volunteer on projects to beautify the community.
Several participants in interviews and focus groups offered their opinion on what could be done to
address problems with litter along the corridor. Interviews with some City staff painted a picture of
municipal employees who are already being asked to take on ever-expanding responsibilities at the
same time as staff and other resources continue to dwindle. Business owners and residents seemed
well-aware that a substantial expansion of City services is unlikely in the near future, due to fiscal
realities now faced by Waukegan. This was evident when several participants in one focus group agreed
with the idea of recruiting businesses along the corridor to “pitch in” and pay for the purchase of new
trashcans and trash pickup.
There were other suggestions. To help address misperceptions about safety and increase awareness of
what the corridor has to offer, participants in the focus group for business owners suggested organizing
fun activities such as a street festival where businesses could showcase their services and products to a
wider audience. One community resident thought that the enhancement of the Washington Campus of
Waukegan High School would be a good investment in the image and future of the corridor.

Youth engagement
Summary of comments
 The presence of middle and high school students enlivens Washington Street during the week,
and is a boon to many businesses along corridor.
 There is little for young people to do, or places for them to go, within the corridor.
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Some students engage in unruly – and sometimes destructive or illegal – behavior on their
journey home through the corridor after school.
Several participants recommended the creation of a space with adult-supervised activities for
teenagers or addition of a small branch of Waukegan Public Library, located on Washington
Street near schools.
o YOUmedia activity spaces could be a good model to follow. The City should consider
using a vacant commercial space for this purpose.
There is a need for workforce training opportunities for some high school students and young
adults. Some persons suggested developing apprenticeship programs through partnerships with
businesses on Washington Street.

Positive aspects
Most business owners like having middle and high schools within the study area, especially since they
report getting a fair amount of business from students during the morning and evening, on their way toand-from school. Nearby residents also liked the activity that students bring to the corridor during the
day.
Issues and concerns
A focus group targeted to young people produced very extensive feedback from several students at
Waukegan High School. The biggest complaint was that there is little for young people to do within the
Washington Street corridor. This criticism was part of a general observation across generations that the
corridor lacks recreational activities and places for entertainment, especially for young people. The few
existing recreational facilities that students identified as existing options, such as the Bertrand Bowling
Lanes and fields surrounding Miguel Juarez Middle School, were said to be in need of renovation.
Students reported a handful of businesses that they frequent, such as the Family Dollar store and
Poppy’s (a stand serving hot dogs, hamburgers, etc.), but in general felt that there were few places
within the corridor for students to hang out after school with their friends.
On the subject of young people and the Washington Street corridor, the opinions of adults generally
ranged from very specific complaints about their behavior to others who essentially said “kids will be
kids” to sympathetic concern about the lack of things for them to do today as well as opportunities for
the future. Several business owners complained about disturbances caused by students when school
lets out. Examples included students hanging out in back alleys and allegedly doing drugs and
vandalizing property. In some instances, they have broken windows; one business owner said that
students walking by her business after school so frequently banged on her windows that now she has an
employee stand outside on the sidewalk until the main surge of students has passed by.
Adults who are not business owners were more likely to focus on the lack of safe indoor or outdoor
spaces to keep students entertained and out of trouble – which was said to be a bigger issue when
school lets out for the summer and there is even less for students to do during the day.
Several persons, particularly community leaders, expressed concern over the low percentage of
students pursuing college degrees or skill training programs. One participant explained that many
students graduate from high school and go to temp service agencies, where they get placed in unstable
jobs.
Suggested improvements
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There seemed to be consensus across different focus groups and stakeholder interviews that there was
a need for more youth-oriented places and partnerships focused on getting students engaged.
Waukegan High School students identified Belvidere Park and the Field House Sport and Fitness Center
at Hinkston Park – both located outside of the study area – as their top favorite places to go in
Waukegan; students reported going there for indoor soccer matches and family parties, generally
finding it a fun and safe place to hang out with friends and family. Indoor soccer activities at the Lake
County Sports Center, located about 1.2 miles west of the western boundary of the study area, were
also reported to be exceptionally popular with the Latino community of Waukegan and surrounding
areas.
Some participants suggested completing a comprehensive inventory of existing amenities within the
study area that could potentially host activities for young people after school and during summers, as
well as identifying potential partnerships to lead and administer them. The facilities of Waukegan High
School, Robert Abbott Middle School, and Miguel Juarez Middle School – all centrally located on or near
the Washington Street corridor – were considered obvious choices for these activities, especially
recreational opportunities. Some participants suggested developing a partnership focused on this goal
between the Mayor’s office, Waukegan Public School District 60, and the Waukegan Park District. Some
observed that there are several community organizations and churches (such as First Baptist Church)
that could be effective partners and which are either already engaged in creating recreational activities
for young people or would be willing to help.
A few participants also suggested that the City look into whether some of the vacant commercial spaces
along the corridor could host supervised activities for young people, particularly during the winter
months. Students reported enjoying going to the Waukegan Public Library (either the Main Library
downtown or the Hinkston Park Field House Branch) for books, movies, game rentals, homework
assistance, and other resources. Community residents suggest that with the number of schools in the
study area, a library branch centrally located within the Washington Street corridor would be very
beneficial to both students and adults in the community.
However, some participants suggested that the highest priority would be for a library branch or similar
space tailored to the interests of middle and high school students. One person recommended that
Waukegan look closely at the Chicago Public Library’s popular YOUmedia activity spaces for teenagers;
these are adult-supervised spaces where middle and high school students gather after school and during
the summer to tinker with digital media, collaborate on group projects, and just hang out. Apparently a
toolkit has been developed, and the model is already being replicated across the country with the help
of grant funding.
Several participants in focus groups and stakeholder interviews said that they would also like to improve
the relationship between students and businesses along the Washington Street corridor. Suggestions
included placing Waukegan Bulldog team banners in businesses, and getting businesses to offer
discounts to students on certain days or perhaps offer “Buy 10, Get 1 Free” punch cards where
appropriate. Other ideas were more complex, such as forming a work-study program between
Waukegan High School and businesses within the corridor to teach students workforce skills. (It was also
suggested that more-advanced apprenticeship opportunities for older students could be arranged
through a program partnering some local businesses with corresponding programs expected to be
offered at the College of Lake County’s expanded Lakeshore Campus in downtown Waukegan.)
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Pedestrians in the corridor
Summary of comments
 Washington Street enjoys comparably high foot traffic between Jackson Street and Lewis
Avenue.
 Some sidewalk and streetscape improvements may be needed to make the corridor sufficiently
“pedestrian-friendly” (especially for elderly residents) and strengthen its connection to
Waukegan’s downtown.
Positive aspects
A key asset of the corridor, frequently mentioned by participants, was the comparably high foot traffic
generated by the schools, stores, and restaurants along Washington Street within the study area. It was
said that many residents living within the study area who do not own cars walk the corridor on evenings
and weekends to get their grocery shopping done.
Issues and concerns
Most of the corridor’s foot traffic comes from students and is concentrated within the section of
Washington Street between Jackson Street and Lewis Avenue, occurring primarily when students are
going to-and-from school during the week. By contrast, there is very little foot traffic on Washington
Street east of Jackson Street.
Residents of Lilac Ledge Retirement Community, located in this section of Washington Street,
complained about a lack of safe pedestrian crossings and nearby destinations, which were given as the
main reasons they do not walk the corridor. Most of them reported commuting via public transit or car
pool, finding it “impossible” to walk the corridor, especially those who use walkers. Other residents
within the study area maintained that Washington Street is not an attractive place to walk and is in need
of streetscape improvements to create a pedestrian-friendly connection to Waukegan’s downtown.
Suggested improvements
Overall, participants would like to see a more pedestrian friendly corridor, creating a safer environment
for senior citizens, students, and all Waukegan residents. Residents of Lilac Ledge suggested safer street
crossings and a stop sign near the retirement community to facilitate increased pedestrian activity
among residents. Several business owners and community leaders believed that improving the
pedestrian experience between the study area and Waukegan’s downtown, through streetscape
improvements and the addition of street trees, would increase economic activity at both ends.

Transportation
Summary of comments
 Washington Street is one of the main gateways into Waukegan’s downtown, and receives a high
volume of automobile traffic, which is good for businesses along the corridor.
 There are complaints of traffic congestion at a few intersections and not enough parking in
some sections.
 Pace bus transit service is appreciated by most but considered too infrequent to be fully useful.
Many thought that Pace buses need to take passengers (especially elderly) directly to
Waukegan’s Metra Station, rather than dropping them off at Sheridan Road (located at the top
of a steep hill).
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The Robert McClory Bike Path, which bisects Washington Street and is convenient to three
schools and two key segments of the commercial corridor, is rarely used by bicyclists.

Positive aspects
Washington Street is one of Waukegan’s main corridors and gateways into the City’s downtown. Most
adult participants in focus groups and interviews indicated that they mostly get around by car and like
that the corridor is very accessible. Students described it as a long street that “gets you anywhere,” from
downtown to Gurnee Mills and Six Flags.
It receives a high volume of automobile traffic during the week, mainly due to people commuting toand-from their jobs downtown and parents dropping off and picking up their children from the schools
located within the corridor. Several business owners said that they had chosen to locate along the
corridor because of the high traffic, with one remarking that “everyone drives by and sees the
businesses.” Residents of Lilac Ledge Retirement Community reported being satisfied with Pace Dial-aRide transit service for the most part.
Issues and concerns
Despite the reported benefits of Washington Street’s high volume of automobile traffic, many
participants also had complaints. Residents in focus groups were especially concerned about problems
at two key intersections in the corridor. One was the intersection of Washington Street and Lewis
Avenue, which is said to create a bottleneck, causing traffic to move very slowly through the corridor.
Another location is the intersection of Washington Street and Jackson Street, where business owners
complained about cars double parking to wait for students when school lets out; they said that it greatly
reduces visibility along the corridor and blocks customers from getting in and out of parking spots. A
commonly-heard complaint concerned the fluctuating number of moving lanes, which apparently leads
some drivers to find themselves mistakenly traveling (and stuck) in the right-turn-only lane.
In general, several participants – business owners and residents alike – thought that there is not enough
parking available for customers visiting the shops, services, and restaurants located along the
Washington Street corridor. One business owner said her private parking lot stays full at all times. In
general, these persons wanted to see additional on-street parking spots along Washington Street.
Interviews with City staff indicated the ongoing challenges associated with improving and maintaining
the basic transportation infrastructure of the corridor, and Waukegan as a whole. It was said that even
when funding becomes available for improvements, the funding allocated to pay for necessary
maintenance is often insufficient.
There was consensus across many different groups that public transit options within the corridor were
not bad, but could be greatly improved. Most wanted more frequent service, and while residents at Lilac
Ledge were satisfied in general with Pace Dial-a-Ride service during the week, they complained that it
does not run on weekends (except for persons with disabilities). Also, the regular Pace Route 572 bus
service does not go all the way down to the Metra train station, requiring riders to walk down a steep
hill on a poorly-maintained sidewalk – which is unsafe for nearly all senior citizens. As a result of service
and route limitations, Lilac Ledge residents often find that their only option is to use the $18 a month
voucher they receive from Waukegan Township to take a cab to the train station.
It seems logical that the Robert McClory Bike Path, which bisects Washington Street, would be
considered a key asset of the corridor, especially as it is immediately adjacent to two middle schools and
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near Waukegan High School’s Washington Campus. But several residents observed that there seems to
be a certain stigma associated with it, and very few people use it. As mentioned earlier, it is thought that
many parents do not allow their children to ride their bikes to school because they will be stolen (as one
person said, “There’s nowhere to lock your bike at school”). An additional explanation was that few, if
any, students ride their bikes to school because it can be hard to hang out with kids who walk. Last,
there seemed to be a general perception that the bike path is not well-maintained, and gang-related
graffiti is prevalent along the trail.
Suggested improvements
In general, participants in interviews and focus groups understood that the Washington Street corridor
plays an important role within the City of Waukegan, and they want to maintain its high traffic flow in
the future. Several persons suggested making Washington Street into even more of a gateway into
Waukegan’s downtown, by improving its image through smart streetscape improvements.
Many are interested in better connecting the study area to downtown, Waukegan’s Metra Station, and
the lakefront. Some participants believed that the addition of new bike lanes along Washington Street
might be a good way to do it, given the velocity and patterns of traffic within the corridor.
Community residents also suggested that the City should work with the Lake County Department of
Transportation, the Waukegan Park District, and the schools in the corridor to implement effective
strategies to promote usage of the Robert McClory Bike Path and encourage students to bike to school
when feasible. In addition to cleaning up the open space along the bike path, it was suggested that the
schools could work out a way for students to be able to securely store their bikes while they are in
school; if necessary, grant funding could help with implementation of such an initiative.
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Section 4: Land use and zoning
Key findings




Washington Street is primarily commercial. Along either side of Washington Street, commercial
uses can be found on most properties. Some of these are mixed-use structures, with residences
located above retail on the first floor. There are also relatively small numbers of residential and
institutional uses fronting Washington Street.
The surrounding neighborhood is primarily single-family housing. Single-family housing is by far
the largest land use found in the Washington Street study area, accounting for over 60 percent of
the total parcel acreage. Multi-use housing is also present, although in very small numbers.

Land use
Table 4.1 displays land use categories found within the Washington Street study area and the total
acreage associated with each use. The acreage reported for each category includes the area within
parcels, but not any area associated with local streets. Given the overall acreage of the corridor of 476.8
acres, streets make up approximately 20% of the land area which is typical for this region.
Table 4.1. Land use by acreage
Land
Acreage
Commercial
32.13
Mixed-use w/ residential
5.06
Office
2.71
Single-family residential
236.21
Multi-family residential
11.67
K-12 Education
45.13
Medical Facilities
11.55
Religious
1.93
Social Services
1.90
Industrial
2.36
Off-street parking
0.82
Open space
15.11
Vacant
3.72
Utilities
0.42
Total parcel acreage
370.71

Percentage of total
8.67%
1.36%
0.73%
63.72%
3.15%
12.17%
3.12%
0.52%
0.51%
0.64%
0.22%
4.08%
1.00%
0.11%
100.00%

Source: CMAP

Commercial
Commercial uses are predominant among property that fronts Washington Street. Retail and
commercial services are within this category. There are several buildings with a range of commercial
business types located in the same structure, but the majority of commercial enterprises are located in
stand-alone buildings. A variety of commercial businesses are located in the corridor, including grocery
stores, restaurants and bars, laundromats, auto part stores, flower shops, gas stations, furniture stores,
and convenience stores. Together these uses comprise nearly 9 percent of the parcel acres within the
Washington Street study area.
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Mixed-use with residential
This land use category contains a similar mix of businesses as those in the commercial category, but is
distinguished due the inclusion of residential units. On the eastern segment of Washington Street, there
are several buildings that are more residential in structure but have been adapted to contain both
commercial and residential uses. On the southwest corner of Jackson Street and Washington Street, a
large multi-family building has retail stores on the ground floor.

Office
Office uses are found in very limited quantities within the corridor, accounting for less than a half a
percent of the total parcel acreage. Common businesses of this type include medical offices, insurance,
tax preparation, and accounting. All office properties are located directly adjacent to Washington Street.

Single-family residential
Single-family residential use is the largest land use in the study area, accounting for 63.72 percent of
parcel acreage. These uses are generally located behind the commercial uses that front Washington
Street. There are, however, several residential uses to be found on Washington Street itself, in the
eastern part of the corridor.

Multi-family residential
Multi-family residential uses account for 3.15 percent of parcel acreage in the corridor. Lilac Ledge, a
federally-subsidized retirement community, accounts for a significant portion of this amount with 216
units. Other multi-family uses are sprinkled throughout the study area. There are four apartment
buildings on Washington Street one block west of Lewis Avenue.

K-12 Education
With three schools – Miguel Juarez Middle School, Robert E. Abbott Middle School, Waukegan High
School (which is divided between two campuses) – the K-12 Education land use category is a significant
feature of the study area with just over 12 percent of parcel acres in the corridor.

Medical facilities
Vista Medical Center West occupies 11.55 acres along Washington Street, accounting for all medical
uses in the corridor. This category does not include the individual private practices of doctors, dentists,
etc., which are included in the Office category.

Religious uses
There are three religious institutions – Family Life Church, Iglesia Nueva Vision Comunitaria, and
Immanuel Lutheran Church – within the study area.

Social Services
These uses include the Independence Center (which offers rehabilitation programs and affordable
housing for persons with severe and persistent mental illness), Renacer Latino (which provides a variety
of counseling services), and the Alano Club (which offers treatment programs for alcoholism).

Industrial
Industrial property accounts for less than 1 percent, or 2.36 acres, of the total parcel area within the
study area, all of which is found in one property located directly west of the McClory Bike Path, south of
Washington Street.
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Off-street parking
There are off-street parking lots on Washington Street at the Butrick Street and Martin Avenue
intersections. These properties account for 0.82 acres.

Open space
Two Waukegan public parks can be found within the study area, both in the eastern part of the
Washington Street study area. The Robert McClory Bike Path runs through the corridor, with the paved
path set within a grassy, open space area that varies in width. In total, open space uses make up just
over 4 percent of the study area’s parcel acreage.

Vacant
Vacant properties consume 1 percent of the total parcel acreage. Larger vacancies and collections of
vacant land are found in the eastern section of the corridor, with vacancies in the western stretches
consisting of single properties.

Utilities
This land use category contains a City water tower in the western portion of the study area, on Keller
Avenue.
Figure 4.1. Land uses within the Washington Street study area

Zoning
Figure 4.2. Zoning within the Washington Street study area
Waukegan’s zoning ordinance has designated most of the properties along Washington Street into one
of two zoning districts – B3 General Commercial or B2 Community Shopping. The B2 Community
Shopping district is designated for properties east of Butrick Street (see Figure 4.2). The purpose of this
commercial district is to serve a larger population than simply the surrounding neighborhoods. The B3
General Commercial District is designated for properties west of Butrick Street and the purpose is to
accommodate motorist-oriented commercial uses.
Despite the stated differences in purpose, the building scale and area guidelines established for the B2
and B3 districts are largely the same. Both the B2 and B3 district allow dwelling units above the ground
floor, as well as drive-thru establishments. Both districts also have a 15-foot front yard setback and a
height restriction of 100 feet. The older commercial buildings in both of these districts – such as the
block between the Robert McClory bike path and Jackson Street – were designed with zero front
setbacks. No design guidelines are established for these business districts. Much of the B2 Commercial
District contains residential building stock with many buildings now serving commercial or office uses.
East of Jackson Street is the only sizable stretch of Washington Street where a residential zoning district
is located directly along the street. The R4 Two-Family Residence district is intended to allow for limited
concentrations of two-family dwellings in a neighborhood with a mix of one- to two-family residences.
However, many of the structures within this stretch of Washington Street now accommodate
commercial or office uses.
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In the interior blocks of the Washington Street study area, almost all property falls within R3 and R4
residential zoning districts. There are, however, several properties zoned B3 General Commercial along
Edison Court and the Robert McClory Bike Path. One property zoned R/LI Research/Light Industrial near
the intersection of Glen Rock Avenue and Jackson Street appears to be vacant. There is also one large
property zoned CR Conservation Recreation, located north of Washington Street, which serves as a
playfield for Waukegan High School. Table 4.3 provides detailed descriptions of Waukegan’s zoning
districts, including their purpose as stated in the City’s zoning ordinance, permitted uses, lot area
characteristics, and setback requirements.
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Table 4.3. Key characteristics of major zoning districts
Zoning classification

Purpose

Conservation and Residence Districts
Encourage the development of
land for "open-space" recreation,
preservation of land for
agriculture, or preservation of
CR Conservation/
natural resources. A secondary
Recreation/Agriculture
purpose is restricting the use of
those areas in Waukegan which
are in a flood plain or serve as
water retention/re-charge.

R2 Single-Family
Residence

Accommodate those single-family
developments with moderatesized lots.

R3 Single-Family
Residence

Primarily designed to
accommodate existing singlefamily neighborhoods in the core
of the City, which are
characterized by smaller recorded
lots than required in the R1 and
R2 Districts.

Page 41 of 77

Examples of permitted uses

Agriculture; Botanical and
zoological gardens and
arboretums; Forest preserves,
wildlife preservations, and
ecological sanctuaries; Hiking and
bicycle trails; Parks and
playgrounds; and Public beaches.

Single-family detached dwellings;
Educational institutions; Parks and
playgrounds; Religious institutions,
including associated residences;
Family Community Residences

All R2 uses

Height
restrictions

No height
limitation

45 feet
maximum

45 feet
maximum

Washington Street Corridor Existing Conditions Report

Area
regulations**

Setbacks**

Five (5) acres
minimum area for
agricultural
farmsteads

50 feet minimum
from any property
lines

Single-family
detached: 7,200
s.f. minimum area,
60 ft. minimum
width

Single-family
detached: 25'
front, 6' interior
side, 20' corner
side, 30' rear

Single-family
detached: 6,000
s.f. minimum area,
50 ft. minimum
width

Single-family
detached: 20'
front, 6' interior
side, 15' corner
side, 25' rear

R4 Two-Family
Residence

R6 General Residence

R8 General Residence
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Allow for limited concentrations
of duplex (two-family) dwellings
in a neighborhood marked by a
mixture of one and two-family
houses in the areas near the
Waukegan central business
district.

All R2 and R3 uses; Two-family
detached dwellings

Protect and enhance the
character and value of residential
areas primarily occupied by
varied dwelling types of
moderate density (approximately
30 dwelling units per acre), and
to accommodate areas planned
for new residential development
of moderate density.

All R8 uses; Convalescent and
nursing homes; Public aquariums;
Art galleries; Libraries & museums;
Day Care Centers

Designed to be mapped only in
areas within and immediately
surrounding the Central Business
District; accommodates the
highest residential densities in
locations with direct access to
convenience services, including
shopping, civic functions and
public transportation.

Single-, two- and multi-family
dwellings, attached and detached;
Educational institutions; Parks and
playgrounds; Recreational/
community centers, noncommercial; Religious institutions,
including dormitories; Accessory
commercial uses (i.e. barber
shops, drugstores, fitness centers,
restaurants, in residential
buildings of 50 or more units);
Group Community Residences

45 feet
maximum

45 feet
maximum for
single-family
dwelling or
accessory
structure

45 feet for
single-family
dwelling or
accessory
structure

Washington Street Corridor Existing Conditions Report

Single-family
detached: 6,000
s.f. minimum area,
60 ft. minimum
width
Two-family
detached: 7,200
s.f. minimum area,
60 ft. minimum
width
Single-family
detached, twofamily detached,
two-family
attached and
multi-family: 6,000
s.f. minimum area,
50 ft. minimum
width

Single-family
detached, twofamily detached,
two-family
attached and
multi-family: 6,000
s.f. minimum area,
50 ft. minimum
width

Single- and twofamily detached:
20' front, 6'
interior side, 15'
corner side, 25'
rear

Single- and twofamily detached:
25' front, 6'
interior side, 20'
corner side, 25'
rear
Two-family
attached
and multi-family:
25' front, 10'
interior side, 20'
corner side, 25'
rear
Single- and twofamily detached:
25' front, 6'
interior side, 20'
corner side, 25'
rear
Two-family
attached/multifamily: 25' front,
10' interior side,
20' corner side, 25'
rear

Commercial Business Districts

B1 Neighborhood
Convenience

Provide convenience shopping for
persons residing in adjacent
residential areas, and to permit
only such uses as are necessary to
satisfy those basic shopping
needs which occur daily or
frequently and so require
shopping facilities in relative
proximity to places of residence

Multi-family dwellings, above the
ground floor; Retail stores,
galleries and studios; Drug stores;
Barber shops and beauty supply;
Offices, business and professional;
Restaurants, not including
entertainment or dancing; Medical
services and health stores; Small
service/ repair; Dry cleaning (offsite), tailor

B2 Community Shopping

Serve larger population than
Neighborhood Convenience
District. Thus, a wider range of
uses and structure sizes is
permitted for both daily and
occasional shopping. This district
is generally located astride major
commercial arterials.

All B1 uses; Also Automobile
accessory stores; Department
stores; Drive-thru establishments;
Furniture and carpet stores;
Garden supply; Libraries,
museums; Liquor stores; Medical
and dental clinics and laboratories;
Schools, Non-vocational; Sporting
goods; Taverns; Theatres

B3 General Commercial

Accommodate those motoristoriented commercial activities,
which may be incompatible with
the uses encouraged in other
business districts; and whose
service area is not confined to
any one neighborhood or
community. The district is
generally located within
commercial corridors.

All B1 and B2 uses; Also Larger
sales showrooms and repairs;
Greenhouses; Public storage;
Recording and sound studios;
Wholesale establishments; Vehicle
sales

45 feet
maximum

100 feet
maximum,
except by
variation
procedures

100 feet
maximum,
except by
variation
procedures

Office Districts

Page 43 of 77

Washington Street Corridor Existing Conditions Report

20,000 s.f.
minimum area for
planned
developments

Four (4) acres
minimum area for
planned
developments;

Four (4) acres
minimum area for
planned
developments;

Front Yard: 15'
Corner Side Yard:
15'
Side Yard: None
required
Rear Yard: None
required

Front Yard: 15'
Corner Side Yard:
15'
Side Yard: None
required
Rear Yard: None
required

Front Yard 15'
Corner Side Yard
15'
Side Yard None
required
Rear Yard None
required

O/I-2 Office/Institutional

Designed primarily accommodate
office buildings, civic and
governmental structures, and
educational and institutional
buildings in a mutually
compatible environment.

Cultural and civic institutions;
Offices, business, professional,
and governmental; Recreational
and social facilities; Accessory
commercial uses

No height
limitation

Provides a setting where
compatible research, light
industrial, business and
corporate, and professional
offices can be developed in a
unified manner; intended for
large, "park-like" tracts that are
accessible to the interstate
system.

Assembly and fabricating; Light
manufacturing
/production/finishing;
hotel/motel; laundries; medical
clinics and facilities; offices,
business and professional; Parking
lots; printing; Laboratories,
research and testing; Radio and
television stations; Restaurants;
Trade schools; Warehousing,
storage and distribution;
Accessory commercial uses

60 feet
maximum,
except by
conditional
use permit
procedures

15,000 s.f.
minimum area,
100 ft. minimum
width

Front Yard: 15 ft.
Corner Side Yard:
15 ft.
Interior Side Yard:
0 ft.
Rear Yard: 0 ft.

Industrial Districts

RLI Research and Light
Industrial

40,000 s.f.
minimum area

Front Yard: 30 ft.
Corner Side Yard:
30 ft.
Interior Side Yard:
10 ft.
Rear Yard: 20 ft.
Transitional Yards:
See ordinance

** See the zoning ordinance for setback and area requirements for transition yards, storage and garage facilities, and other non-primary, permitted uses. In almost all zoning
districts, requirements for these uses differ from the primary permitted use.
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Section 5: Population and housing
Key findings






The study area has seen rapidly growing Hispanic/Latino population. The major demographic
trends to affect the study area over the last decade were growth in the Hispanic/Latino population,
and a decline in the White population of over 40 percent. The Washington Street study area is now
73 percent Hispanic, compared to 53 percent for Waukegan overall. Smaller population losses were
also witnessed among Black, Asian, and “Other” populations within the study area.
The study area has lower household income and educational attainment than comparable areas.
Household income and educational attainment figures are lower for the study area than for the City
of Waukegan, or for Lake County. In 2010, median income within the study area lagged behind
Waukegan’s figure by nearly $4,000.
Waukegan has a higher unemployment rate citywide than the County or region. Overall,
Waukegan has a higher unemployment rate (10.5 percent) than the county or region. Waukegan’s
job profile is also different than that of Lake County or the region, with residents more likely to be
employed in the manufacturing sector than in other occupations.

Demographic profile and analysis
Currently, the Washington Street study area is majority Hispanic (73 percent), while its white and black
populations are roughly equal, each accounting for about 11 percent. Asians represent 2.4 percent of
study area residents, and those identifying their race as “Other” account for 1.6 percent of the local
population (see Table 5.3). Overall, the study area lost about 3 percent of its population between 2000
and 2010 (see Table 5.1), while the City of Waukegan overall saw a slight population increase of 1.3
percent.
The growth of the Hispanic population and decrease in the White population between 2000 and 2010
are part of a larger demographic change that occurred over the past two decades. In 1990, the City of
Waukegan was 54.0 percent non-Hispanic White, 23.7 percent Hispanic (of any race), and 19.0 percent
non-Hispanic Black. Comparing these figures with their 2010 equivalents, the Black population has been
relatively constant, while White residents have halved their share, and Hispanic residents have doubled
relative to the overall population.1 The study area’s current demographics are the result of a sizable and
growing Hispanic population, dating back several decades, and recent decreases in White residents that
are larger than those seen in the City as a whole.
Household sizes are larger, on average, in the study area than in the City overall. They are also larger
than Lake County and regional averages (see Table 5.1). The Washington Street study area closely
mirrors Waukegan in regards to age distribution, with both possessing a significantly higher share of
younger residents (under 35) than Lake County.
Income levels of residents within the study area are lower than the City of Waukegan as a whole. Also,
the proportion of study area residents with high school and college diplomas, respectively, are smaller

1

1990 Census of Population and Housing, U.S. Census Bureau, Accessed on April 15, 2013: http://censtats.census.gov/cgibin/pl94/pl94data.pl
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than for the City of Waukegan, and significantly lower than the corresponding percentages for Lake
County and the region. See Table 5.1 for median income information.
Two final statistics, reported for Waukegan as a whole, also have important implications for the study
area. According to the American Community Survey (ACS), geographic mobility in the City of Waukegan
is relatively close to the Lake County average, with 85 percent of residents living in the same residence
as they did a year ago (88.3 percent for Lake County).
In contrast, the types of households in Waukegan – such as married couples with family, people living
alone, and other living arrangements – look quite different from Lake County. Waukegan has a far
higher percentage of “Other” families, accounting for 26.8 percent of households compared to 15.9
percent for the County; “Other” households are more commonly described as single-parent households.
The Washington Street study area also has a smaller proportion of married-couple families, 46.8
percent, when compared with 59.2 percent for the County.
Table 5.1. Population, households, and household sizes, 2010
Washington Street study area

Waukegan

Lake County

Chicago Region

Population

18,474

89,078

703,462

8,431,386

Households

5,253

28,079

241,712

3,088,156

3.52

3.10

2.82

2.73

Average Household Size
Source: 2010 Census

Table 5.2. Population and change in population, 2000 and 2010
Washington Street study area

Waukegan

Lake County

Chicago Region

Population, 2000

19,054

87,901

644,356

8,146,264

Population, 2010

18,474

89,078

703,462

8,431,386

Change, 2000-10

-580

1,177

59,106

285,122

Change as %, 2000-10

-3.1%

1.3%

9.2%

3.5%

Source: 2000 and 2010 Census

Table 5.3. Race and ethnicity, 2010
Washington Street study
area
Count
Percent

Waukegan

Lake County

Chicago Region

Count

Percent

Count

Percent

Count

Percent

White

2,151

11.6%

19,370

21.7%

458,701

65.2%

4,486,557

53.2%

Hispanic or Latino*

13,470

72.9%

47,612

53.4%

139,987

19.9%

1,823,609

21.6%

2,116

11.5%

16,240

18.2%

46,989

6.7%

1,465,417

17.4%

438

2.4%

3,722

4.2%

43,954

6.2%

513,694

6.1%

299

1.6%

2,134

2.4%

13,831

2.0%

142,109

1.7%

Black or African
American
Asian
Other**

Source: 2010 Census
* includes Hispanic or Latino residents of any race
** includes American Indian and Alaska Native, Native Hawaiian and Other Pacific Islander, Some Other Race, and Two or More Races
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Table 5.4. Change in race and ethnicity, 2000 and 2010
Washington Street
study area

Waukegan

Lake County

Chicago Region

Change in
Population

Percent
Change

Change in
Population

Percent
Change

Change in
Population

Percent
Change

Change in
Population

Percent
Change

White

-1,524

-41.5%

-7,816

-28.75%

-14,267

-3.0%

-200,702

-4.3%

Hispanic
or Latino*

1,246

10.2%

8,216

20.85%

47,271

51.0%

414,407

29.4%

Black or
African
American

-174

-7.6%

-114

-0.70%

3,409

7.8%

-72,117

-4.7%

Asian

-76

-14.8%

630

20.38%

19,088

76.8%

137,701

36.6%

Other**

-52

-14.8%

261

13.93%

3,605

35.3%

5,833

4.3%

Source: 2000 and 2010 Census
* includes Hispanic or Latino residents of any race
** includes American Indian and Alaska Native, Native Hawaiian and Other Pacific Islander, Some Other Race, and Two or More Races

Table 5.5. Age cohorts and median age, 2010
Washington Street study
area
Count
Percent

Waukegan

Lake County

Chicago Region

Count

Percent

Count

Percent

Count

Percent

Under 19 years

6,408

34.7%

29,736

33.4%

213,592

30.4%

2,346,937

27.8%

20 to 34 years

4,329

23.4%

21,051

23.6%

123,295

17.5%

1,790,049

21.2%

35 to 49 years

3,934

21.3%

18,574

20.9%

158,286

22.5%

1,807,886

21.4%

50 to 64 years

2,444

13.2%

13,089

14.7%

135,196

19.2%

1,534,488

18.2%

65 to 79 years

964

5.2%

4,829

5.4%

52,856

7.5%

679,470

8.1%

80 years and over

395

2.1%

1,799

2.0%

20,237

2.9%

272,556

3.2%

30.0

Median Age (2010)

30.5

36.7

N/A

Source: 2010 Census

Table 5.6. Household income, 2010
Washington Street study area

Waukegan

Lake County

Chicago Region

Less than $25,000

1,337

23.3%

6,486

22.2%

30,047

12.6%

594,251

19.5%

$25,000 to $49,999

2,088

36.4%

8,736

29.9%

42,916

17.9%

650,102

21.4%

$50,000 to $74,999

1,184

20.6%

6,113

20.9%

40,669

17.0%

553,681

18.2%

$75,000 to $99,999

602

10.5%

3,780

13.0%

34,941

14.6%

414,960

13.6%

$100,000 to $149,000

402

7.0%

2,777

9.5%

42,692

17.8%

460,697

15.1%

$150,000 and over

121

2.1%

1,296

4.4%

47,981

20.1%

370,397

12.2%

Median Income (2010)

*$44,671

$47,987

$78,948

N/A

Source: 2006-2010 ACS
*Weighted average of median incomes from block groups, using total households including in income breakdown for each block group
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Table 5.7. Education levels, 2010
Washington
Street study area

Waukegan

Lake County

Chicago Region

Count

Percent

Count

Percent

Count

Percent

Count

Percent

Population, 25 years and over

10,665

100.0%

52,779

100.0%

440,297

100.0%

5,450,630

100.0%

High school diploma or higher

6,054

56.8%

36,813

69.7%

389,627

88.5%

4,661,868

85.5%

810

7.6%

8,371

15.9%

181,834

41.3%

1,899,328

34.8%

Bachelor's degree or higher
Source: 2006-2010 ACS

Employment of Waukegan residents
According to the most recent American Community Survey, Waukegan has an unemployment rate of
10.7 percent, higher than the corresponding figure for the Lake County (7.5 percent) or for the Chicago
region (8.9 percent). Waukegan also has a slightly higher percentage of residents who are not in the
labor force, 29.9 percent, versus 28.4 percent for Lake County (see Table 5.8). Specific employment data
at the study area level was not available.
Among industry sectors, Waukegan residents are employed in manufacturing at a significantly higher
percentage than in Lake County or the overall region. LCity residents are also more heavily concentrated
in the “Administration & Support, Waste Management and Remediation” sector than their counterparts
in Lake County or the region.
Table 5.8. Labor force participation and employment status, 2010
Waukegan

Lake County

Chicago Region

Count

Percent

Count

Percent

Count

Percent

Population, 16 years and over

65,159

100.0%

525,981

100.0%

6,481,308

100.0%

In labor force

45,671

70.1%

376,488

71.6%

4,429,414

68.3%

Employed

40,456

88.6%

336,890

89.5%

4,020,137

90.8%

Unemployed

4,876

10.7%

28,207

7.5%

395,392

8.9%

19,488

29.9%

149,493

28.4%

2,051,894

31.7%

Not in labor force

Source: 2006-2010 American Community Survey
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Table 5.9. Employment of Community Residents by Industry, 2011
Washington
Street study area
Count
Percent
Manufacturing
502
19.7%
Administration & Support, Waste Management
393
15.4%
and Remediation
Health Care and Social Assistance
273
10.7%
Retail Trade
271
10.6%
Accommodation and Food Services
217
8.5%
Wholesale Trade
160
6.3%
Educational Services
149
5.8%
Professional, Scientific, and Technical Services
89
3.5%
Public Administration
79
3.1%
Other Services (excluding Public Administration)
79
3.1%
Finance and Insurance
74
2.9%
Transportation and Warehousing
72
2.8%
Construction
58
2.3%
Arts, Entertainment, and Recreation
45
1.8%
Information
30
1.2%
Management of Companies and Enterprises
24
.9%
Real Estate and Rental and Leasing
22
0.9%
Utilities
6
0.2%
Agriculture, Forestry, Fishing and Hunting
4
0.2%
Mining, Quarrying, and Oil and Gas Extraction
1
0.0%
Total
2,548
100%

Count
5,129

Percent
17.0%

Lake
County
Percent
13.6%

3,805

12.6%

7.0%

7.0%

3,595
3,587
2,266
1,913
2,023
1,230
1,216
847
1,080
831
726
564
401
445
297
110
46
7
30,118

11.9%
11.9%
7.5%
6.4%
6.7%
4.1%
4.0%
2.8%
3.6%
2.8%
2.4%
1.9%
1.3%
1.5%
1.0%
0.4%
0.2%
0.0%
100%

10.8%
11.6%
6.3%
7.2%
9.3%
8.0%
2.9%
3.1%
5.6%
2.8%
3.0%
2.0%
2.1%
3.0%
1.2%
0.3%
0.1%
0.0%
100%

12.7%
10.5%
7.1%
5.9%
9.9%
7.9%
3.9%
3.6%
6.0%
4.3%
3.0%
1.8%
2.3%
2.1%
1.5%
0.4%
0.1%
0.0%
100%

Waukegan

Chicago
Region*
Percent
9.9%

Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics
*Region is 7-county, CMAP planning area and also includes portions of DeKalb and Grundy Counties

Housing analysis
Housing in the study area is mostly of the single-family, detached variety, accounting for just over 58
percent of all units (see Table 5.10 and Figure 5.1). This percentage is higher than the community-wide
figure, and the corresponding percentages for Lake County and the region. After single-family homes,
residential buildings of more than five units account for the largest share of study area housing (see
Table 5.10).
Housing in the study area is older on average than that found throughout Waukegan, with a higher
concentration of housing built in the 1940s and 1950s (see Table 5.14). According to the Census, the
median housing value for the study area, $154,912, is about 6 percent lower than the citywide median
value ($165,200). However, Census data is self-reported, and in many communities the Census
estimates of housing value are much higher than recent sales would indicate. Trulia.com currently lists
the median sales price for a home in Waukegan as $61,000. The average listing price is $90,015. These
prices are generally lower than those found in nearby cities, as shown in Table 5.16. Trulia was consulted
in order to paint a more complete picture of current housing conditions, including prices that a potential
home-buyer could expect to find in the study area.
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A survey of Craigslist.com indicates that asking rents in the area range from $500 - 800 for a studio and
one bedroom, and from $700 - 1000 for two bedrooms.
Table 5.10. Housing type (units), 2010
Washington Street study area

Waukegan

Lake County

Count

Percent

Count

Percent

Total

6,311

100.0%

32,561

100.0%

Single, detached

3,682

58.3%

17,165

52.7%

Single, attached

136

2.2%

2,406

7.4%

2 Units

823

13.0%

2,743

8.4%

3 to 4 Units

431

6.8%

1,198

3.7%

257,971 100.0% 3,352,393
174,096 67.5% 1,668,716
252,984
29,184 11.3%
249,178
7,022
2.7%
282,452
7,627
3.0%

1,239

19.6%

8,877

27.3%

35,317

5+ Units

Count

Chicago Region

Percent

13.7%

Count

Percent
100.0%

870,930

49.8%
7.5%
7.4%
8.4%
26.0%

Source: 2006-10 American Community Survey, U.S. Census

Table 5.11. Housing occupancy, 2010
Washington Street study area
Occupied
Vacant

Waukegan

Lake County

Chicago Region

Count

Percent

Count

Percent

Count

Percent

Count

Percent

5,253

91.1%

28,079

91.3%

241,712

92.9%

3,088,156

91.6%

514

8.9%

2,667

8.7%

18,598

7.1%

284,601

8.4%

Source: 2010 Census, U.S. Census Bureau

Table 5.12. Housing tenure, 2010
Washington Street study
area
Count
Percent

Waukegan
Count

Percent

Total occupied units

5,253

100.0%

28,079

100.0%

Owner-Occupied

2,929

55.8%

14,959

53.3%

Renter-Occupied

2,324

44.2%

13,120

46.7%

Lake County
Count

Percent

Chicago Region
Count

241,712 100.0% 3,088,156
185,213 76.6% 2,022,176
56,499 23.4% 1,065,980

Percent
100.0%
65.5%
34.5%

Source: 2010 Census, U.S. Census Bureau

Table 5.13. Housing size (number of bedrooms), 2010
study area

Waukegan

Lake County

Chicago Region

Median rooms, 2010

*4.9

5.1

N/A

Median rooms, 2000

*4.5

4.9

6.3
6.2

N/A

Source: 2006-10 American Community Survey, U.S. Census
*Weighted average of medians, using total housing units for each block group

Page 50 of 77

Washington Street Corridor Existing Conditions Report

Table 5.14. Housing age, 2010
Washington Street study area

Waukegan

Lake County

Chicago Region

Count

Percent

Count

Percent

Count

Percent

Count

Percent

Built 2000 and after

131

2.1%

2602

8.0%

10.5%

199

3.2%

4035

12.4%

347,516

10.4%

Built 1980 to 1989

470

7.4%

2494

7.7%

301,291

9.0%

Built 1970 to 1979

840

13.3%

3860

11.9%

474,801

14.2%

Built 1960 to 1969

937

14.8%

4,727

14.5%

408,344

12.2%

Built 1950 to 1959

1,336

21.2%

6,099

18.7%

464,267

13.8%

Built 1940 to 1949

509

8.1%

1,864

5.7%

223,884

6.7%

1,889

29.9%

6,880

21.1%

14.6%
19.2%
14.6%
16.4%
10.4%
11.2%
4.0%
9.6%

350,664

Built 1990 to 1999

37,579
49,636
37,769
42,210
26,801
29,017
10,225
24,734

781,626

23.3%

Built 1939 or earlier

Median age, 2010

*1955

1963

N/A

1979

Source: 2006-10 American Community Survey, U.S. Census
*Weighted average of medians, using total housing units for each block group

Table 5.15. Housing value, 2010

Less than $100,000
$100,000 to $149,999
$150,000 to $199,999
$200,000 to $249,999
$250,000 to $299,000
$300,000 to $399,999
$400,000 to $499,999
$500,000 to $749,999
$750,000 or more
Median value, 2010

Washington Street study area
Count
Percent
310
9.4%
1,153
35.0%
1,389
42.2%
267
8.1%
102
3.1%
33
1.0%
0
0.0%
39
1.2%
0
0.0%

Waukegan
Count Percent
1,216
7.3%
4,779
28.5%
6,273
37.4%
2,026
12.1%
1,013
6.0%
714
4.3%
288
1.7%
238
1.4%
211
1.3%

*154,912

165,200

Lake County
Count Percent

8,244
15,917
30,830
25,970
17,112
28,696
18,433
23,770
18,480

4.4%
8.5%
16.4%
13.9%
9.1%
15.3%
9.8%
12.7%
9.9%

287,300

Chicago Region
Count
Percent
113,707
5.5%
177,951
8.7%
316,893 15.4%
326,106 15.9%
249,048 12.1%
390,494 19.0%
192,274
9.4%
178,620
8.7%
107,562
5.2%
N/A

Source: 2006-10 American Community Survey, U.S. Census
*Weighted average of medians, using total owner-occupied housing units for each block group
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Table 5.16. Median sales and listing prices, Waukegan and nearby communities, 2013
City

Median Sales Price

Gurnee

$148,900

Kenosha (WI)

$114,150

Lake Bluff

$391,500

Lake Forest

$665,000

Libertyville

$302,500

Park City

$92,450

Waukegan

$61,000*

Source: Trulia.com
* January 13 through March 13, 2013 period
** Week ending April 24, 2013

Figure 5.1: Residential areas in the Washington Street study area

Housing appearance and architectural styles
Residences within the Washington Street study area are arranged on a uniform grid, with houses
fronting both the north-south streets and several east-west streets. Single-family homes occupy lots
that are generally 50 feet wide and 100 feet deep, though this varies throughout the study area. Housing
comes in a range of architectural styles. Postwar Ranch and Cape Cod homes – one-story or a story and
a half -- are prevalent throughout the study area. Single-family and two-unit American Foursquares, as
well as bungalows, can also be found. Houses of various styles, sizes, and construction materials – wood
framing and brick – often share the same block.
A system of alleys, with rear access and detached garages, can be found on some of the blocks south of
Washington Street. Alleys are largely absent north of Washington Street, though the majority of garages
are detached and are frequently located in the back of the lot. Driveways along the side of the house
provide access to garages as well as off-street parking; shared driveways are not prevalent.
Most homes are located on the neighborhood’s side streets instead of along Washington Street.
However, there are some single-family homes, multi-family buildings, and apartments above nonresidential uses on this commercial corridor. A portion of the single-family homes located directly on
Washington Street have been converted to multi-family units or for office and retail uses. Some of these
buildings have front additions that have transformed the structure into a more commercial looking
building, with zero setbacks and at-grade entrances. Some of these structures continue to contain
residential units in addition to commercial uses.
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Section 6: Economic development
Key findings





The City of Waukegan has witnessed an increase in local jobs over the last decade (2002-2012).
Local job growth has topped 10 percent, significantly better than Lake County’s job growth (1
percent), or the regional trend of 3 percent job loss.
Retail vacancy is a significant problem in the study area. Waukegan’s retail sector displays
significantly higher levels of vacancy than those found in the City’s Far North submarket or the
region as a whole, and a number of commercial vacancies were observed during recent walking
surveys of the study area. Moreover, Waukegan’s retail activity is lower, in terms of per capita sales,
than Lake County or the region.
The City of Waukegan generally has a low level of food access. The Reinvestment Fund has ranked
the City of Waukegan as the 6th most limited community in the nation for supermarket access,
based on population size.

Waukegan’s jobs
Between 2002 and 2012, private sector employment in Waukegan grew, in terms of number of jobs, by
more than 10 percent (see Table 6.1). This growth is significantly larger than Lake County’s job increases
over the same period. Waukegan’s expanding job base also compares favorably to the region, which
witnessed a 3 percent job loss.
Over 40 percent of Waukegan’s jobs fall within the “Administration, Waste Management, and
Remediation” industry category. Jobs in this sector range from administrative support to facilities
management and janitorial services to waste collection and management.
The retail trade, health care and social assistance, and manufacturing sectors also represent large shares
of the local job base, each with over 10 percent of local jobs. Waukegan’s proportion of jobs in the
manufacturing sector (10.0 percent) is significantly lower than the county-wide figure (17.5 percent).
However, a large share of local residents are employed in manufacturing jobs, nearly 18 percent (see
Table 5.10), meaning that a significant number of local residents commute outside of the City for
manufacturing jobs.
Waukegan’s largest, single employer is Cardinal Healthcare, with a corporate campus on Waukegan
Road, accounting for roughly 1,500 jobs; however, in January 2013 the company announced that it
planned to cut 650 jobs, as it moved its production operations to South Carolina and Mexico. Several of
Waukegan’s largest employers are Lake County public agencies, due to Waukegan’s position as the seat
of county government. These include Lake County Health Department and Sheriff’s Office. Waukegan
High School is the City’s third-largest employer, with its Washington Campus located within the study
area, as well as another facility just outside the study area boundaries.
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Table 6.1. Private Sector Employment Estimates, 2002-2012
Waukegan

Lake County

6-County Region*

Employment, 2002

26,186

271,033

3,358,360

Employment, 2012*

29,320

272,836

3,261,253

Change, 2002-12

3,134

1,803

-97,107

Change as %, 2002-12

12%

1%

-3%

Source: Illinois Department of Employment Security
*The 6-County Region includes those counties with detailed employment data available through IDES. These counties include Cook, DuPage,
Lake, Kane, McHenry and Will Counties.

Table 6.2. Employment of workers by industry sector, 2011
Washington Street
study area
Count
Percent
Accommodation and Food Services

Waukegan

Lake County

Chicago Region*

Count

Percent

Percent

Percent

37

3.5%

1,100

3.7%

5.9%

7.0%

170

16.2%

6,458

21.8%

6.8%

7.2%

0

0.0%

7

0.0%

0.1%

0.1%

39

3.7%

243

0.8%

2.3%

1.8%

Construction

30

2.9%

493

1.7%

3.0%

3.1%

Educational Services

13

1.2%

2,701

9.1%

9.5%

9.7%

Finance and Insurance

35

3.3%

651

2.2%

4.7%

6.0%

Health Care and Social Assistance

322

30.7

3,583

12.1%

10.5%

12.5%

Information
Management of Companies and
Enterprises

1

0.1%

302

1.0%

1.6%

2.3%

0

0.0%

38

0.1%

2.0%

2.1%

Manufacturing

3

0.3%

3,583

12.1%

16.2%

10.0%

Administration & Support, Waste
Management and Remediation
Agriculture, Forestry, Fishing and
Hunting
Arts, Entertainment, and Recreation

Mining, Quarrying, and Oil and Gas
Extraction
Other Services (excluding Public
Administration)
Professional, Scientific, and
Technical Services

0

0.0%

0

0.0%

0.0%

0.0%

28

2.7%

675

2.3%

2.6%

3.6%

20

1.9%

1,090

3.7%

7.1%

8.0%

Public Administration

0

0%

3,261

11.0%

2.5%

3.5%

Real Estate and Rental and Leasing

22

2.1%

238

0.8%

1.0%

1.5%

Retail Trade

70

6.7%

2,419

8.2%

14.1%

10.6%

Transportation and Warehousing

196

18.7%

659

2.2%

1.6%

4.5%

Utilities

39

3.7%

281

1.0%

0.6%

0.4%

Wholesale Trade

23

2.2%

1,796

6.1%

8.1%

6.0%

1,048

100%

29,578

100.0%

100.0%

100.0%

Total

Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics
*Region is 7-county, CMAP planning area and also includes portions of DeKalb and Grundy Counties
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Table 6.3. Waukegan’s top employers, 2013
Employer
Cardinal Health

Estimated Employees
1,500*

Lake County Health Department

900

Waukegan High School

500

WMS Industries, Inc.

500

Bel Resource, Inc.

450

Kiley Developmental Center

423

Lake County Sheriff’s Office

417

Lake County Press, Inc.

300

First Student, Inc.

295

Jewel-Osco

275

Source: ESRI Business Analyst
* Before cut of 650 jobs, announced January 31, 2013

Existing retail, industrial, and office development
Compared to Lake County’s equalized assessed value (EAV) figures, a larger portion of Waukegan’s tax
base is derived from commercial and industrial property; correspondingly, a smaller percentage of the
City’s overall assessed value comes from residential property (see Table 6.4).
Figure 6.1: Commercial
Within the study area, the majority of commercial uses are found among property that fronts
Washington Street, although there are a few commercial properties located in residential sections.
Washington Street businesses include retail stores of various sizes and types, and office uses in very
limited quantities; CMAP’s survey of each parcel on Washington Street within the study area provided a
breakdown of business types, shown in Figure 6.2.
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Figure 6.2. Business types on Washington Street within study area, 2013

Source: CMAP

The corridor’s lone industrial property consists of a 2.36-acre plot located directly west of the McClory
Bike Path, south of Washington Street.
Vacancy rates in the city’s industrial property are slightly lower than submarket and regional values.
However, retail property in Waukegan shows higher vacancy than exists in the Far North Submarket or
in the region. In fact, Waukegan’s vacancy among retail properties (16.8 percent) is more than double
the regional figure (8.3 percent) (Table 6.5). Beyond its weak retail property market, Waukegan suffers
from a lack of retail sales, with per capita general merchandise sales lagging behind both Lake County
and the region (Table 6.6). Figure 6.3 shows a number of vacant buildings and vacant lots along
Washington Street (along with other details regarding occupancy in commercial properties).
Figure 6.3. Vacant and occupied buildings along Washington Street, 2013
Waukegan has an EAV + Sales Tax Base per Capita of $21,882, higher than neighboring Beach Park, but
considerably lower than several other municipalities in the area. Table 6.7 displays EAV + Sales Tax Base
per Capita information for Waukegan and several nearby municipalities. EAV is a measure of the value of
taxable property in a jurisdiction, and thus gives a sense of the theoretical maximum amount of
property tax revenue that a taxing body could generate. Sales Tax Base provides similar information with
regards to sales tax revenue. Together, these revenue streams must be sufficient to cover the majority
of expenditures, whether they are directed towards infrastructure or community services.

Page 56 of 77

Washington Street Corridor Existing Conditions Report

Table 6.4. Equalized Assessed Value (EAV) by property type, 2009
Waukegan

Lake County

Property Type

Estimated EAV

Percent

Estimated EAV

Percent

Residential

1,042,192,063

66.6%

21,873,405,949

81.9%

Commercial

336,223,441

21.5%

3,891,308,273

14.6%

Industrial

183,599,170

11.7%

880,396,744

3.3%

Farm

2,191,507

0.1%

55,059,800

0.2%

Railroad

1,364,286

0.1%

10,099,161

0.0%

1,565,570,467

100.0%

26,710,269,927

100.0%

Total

Source: Illinois Department of Revenue

Table 6.5. Commercial square footage and vacancy, fourth quarter of 2012
Waukegan

Far North Submarket

Region

Total Square
Feet
14,981,625

Vacancy
Rate
6.8%

Total Square
Feet
28,936,328

Vacancy
Rate
8.0%

Total Square
Feet
1,190,033,968

Vacancy
Rate
9.4%

Retail

3,595,167

16.8%

11,695,306

10.8%

511,319,655

8.3%

Office

1,902,705

14.5%

4,052,706

16.2%

461,607,770

14.2%

Total

20,479,497

9.2%

44,684,340

9.5%

2,162,961,393

10.2%

Industrial

Source: CoStar
*Far North Submarket includes Beach Park, Grayslake, Gurnee, Waukegan, Zion, and other communities.

Table 6.6. General merchandise retail sales, 2010
Retail sales

Waukegan

Lake County

7-County Chicago Region

$598,696,064

$8,306,825,580

$81,925,804,488

$6,721

$11,808

$9,717

Retail sales per capita

Source: Illinois Department of Revenue

Table 6.7. EAV and sales tax base, Waukegan and nearby municipalities, 2012*
Municipality
Beach Park
Gurnee
Libertyville
Waukegan

EAV + Sales Tax Base per Capita
$20,722
$71,712
$84,727
$21,882

Source: CMAP, 2010 Census, IDES, Illinois Department of Revenue
* Equalized assessed value for 2011 tax year; general merchandise sales tax base for sales made in calendar year 2012

Food access
Access to fresh produce and other nutritious grocery goods is frequently limited within urban
communities, with implications both for community health and for local economic development. The
absence of fresh food outlets within a reasonable drive or walking distance tends to promote unhealthy
eating habits, such as a reliance on fast food, and forces residents to spend time and money travelling to
non-local grocery stores. Moreover, supermarkets can provide stable sources of sales tax revenue for
local economies, and serve as important anchor tenants for shopping centers.
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The entire Washington Street study area is recognized by the U.S. Department of Agriculture as a “Food
Desert,” which means that this is an area with lower household incomes and a substantial number of
residents with low access to a supermarket or large grocery store (see Figure 6.4). Low access is defined
as residing more than 1 mile from a supermarket or large grocery store with at least $2 million in sales
and all major food departments.
Figure 6.4. Low-income census tracts where a significant number of residents are more than 1 mile
away from the nearest supermarket
Source: Food Access Research Atlas, U.S. Department of Agriculture, 2013
http://www.ers.usda.gov/data-products/food-access-research-atlas/go-to-the-atlas.aspx#.UVxS5pMp9as

Nearly the entire Washington Street study area (9 out of 12 census block groups) is classified as a
Limited Supermarket Access (LSA) Area by The Reinvestment Fund (TRF), a community investment group
(see Figure 6.5). A LSA area is one where the residents must travel significantly farther to reach a
supermarket than residents in comparable, non-low-income areas of similar population density and carownership rates.
TRF has also estimated the grocery retail leakage rate as a percentage of total grocery demand for each
block group within the Washington Street study area (see Figure 6.6). Like much of Waukegan, residents
within the Washington Street study area have money to spend on groceries but have to travel
significantly farther to make their purchases. TRF has ranked the City of Waukegan as the 6th most
limited community in the nation for supermarket access, based on population size.
Figure 6.5. Limited Supermarket Access (LSA) Area, 2011
Source: The Reinvestment Fund

Figure 6.6. Estimated grocery retail leakage, 2011
Source: The Reinvestment Fund

The number of supermarkets or large grocery stores present in an area is used for both the USDA Food
Desert and TRF’s LSA indicator because these types of stores have been consistently shown to be the
most reliable source of healthy foods. However, it is important to note that fresh foods can also be
purchased at small stores and local farmer’s markets, and there are several small grocery stores within
the Washington Street study area (see Figure 9.1), which may temper the USDA and TRF findings.
This consideration may ultimately lead to different recommendations for the corridor. For example,
instead of seeking a full-size, supermarket tenant, the community may focus on ways to improve the
fresh food selection at its existing stores. Moreover, the presence of existing retailers may rule out the
addition of a supermarket-anchored shopping center or additional grocers as economic development
strategies for the area.
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Section 7: Transportation
Key findings




As one of the main gateways into Waukegan’s downtown, Washington Street is a heavily traveled
street. Traffic volumes on Washington Street are comparable to those seen on Belvidere Street but
are significantly higher than those on Grand Avenue, east of Lewis Avenue.
Automobile collisions are concentrated at key intersections. The highest concentrations of
automobile collisions are occurring where Washington Street intersects Lewis Avenue and at its
intersection with McAree Road.
The Washington Street study area contains a large amount of off-street parking, yet lacks a high
number of on-street spaces. Too much off-street parking can make it difficult to create a lively,
pedestrian-friendly commercial street, and some customers complain that there is not enough onstreet parking available for the businesses along the Washington Street corridor.

Streets
With an average of 21,400 vehicles a day, Washington Street is a heavily traveled street leading into
Waukegan’s downtown. The traffic volumes along Washington Street are similar to those seen on
Belvidere Street (22,000) east of Lewis Avenue. The traffic volumes on Washington Street are also
similar to those seen on Grand Avenue west of Lewis Avenue (22,300), but there are almost twice as
many vehicles on Washington Street east of Lewis Avenue compared to Grand Avenue (11,700). The
traffic volumes on the surrounding neighborhood streets are much smaller than the volumes on nearby
arterials. See Figure 7.1 and Table 7.1 for information on the streets within the study area. Washington
Street oscillates from two lanes in each direction to one lane in each direction. Figure 7.2 highlights the
changes in street and lane dimensions through the study area.
Figure 7.1. Transportation
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Table 7.1. Characteristics of key streets in the Washington Street study area
Street
Washington Street (A22)
McAree Road / Keller Avenue

Traffic Volume*
21,400

North of Washington

6,600

South of Washington

6,050

Jurisdiction
Lake County
Lake County

Width of Right-of-Way
66
80

Waukegan**

Lewis Avenue
North of Washington

16,600

South of Washington

13,200

80
Waukegan

Jackson Street
North of Washington

7,600

South of Washington

6,350

Butrick Street
Glen Rock Avenue

n/a
n/a

66
Waukegan

66

Waukegan

66

Source: Illinois Department of Transportation
*2011 Average Annual Daily Traffic.
** Portions of Lewis Avenue within the study area are under the jurisdiction of Waukegan; other segments are under the jurisdiction of Lake
County.

Figure 7.2. Washington Street dimensions
Figure 7.3. Transit

Transit
Pace bus
There are two Pace Bus Routes that run along Washington Street, one that runs north and south along
Lewis Avenue, another which runs north and south along McAree Road, and then three other routes
that enter the study area during certain time periods to serve the Waukegan High School Washington
Campus (see Figure 7.3). Pace bus #572 operates Monday through Saturday and runs the entire length
of the Washington Street study area, terminating at Sheridan Road, approximately 0.2 miles from
Waukegan’s Metra Station, which is located down a hill on the other side of the Amstutz Expressway.
Pace bus #562 travels on Washington Street between Jackson Street and Waukegan’s downtown. It
terminates at the same location on Sheridan Road, but does not provide service on Saturday. No fixed
route buses are available on Sunday. Bus ridership has increased over the past five years on all of the
routes serving the study area (see Table 7.2).
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Table 7.2. Weekday Pace route ridership*, 2007 - 2012
Route Number and Name

Scheduled
Headways

Ridership,
May 2012

Ridership,
May 2009

Ridership,
May 2007

Pace 562 – Gurnee via Sunset

60 minutes

470

425

382

23.0%

375

273

285

31.6%

1,003

947

917

9.4%

1,200

945

896

33.9%

549
375
1,213

402
273
975

404
285
1,131

4,810

3,967

4,015

35.9%
31.6%
7.3%
19.8%

Pace 566 – McAree-Keller**

Pace 569 – Lewis
Pace 572 – Hawthorne Center
Waukegan

5-30 minutes
peak hour
only
3-15 minutes
peak hour; 30
minutes nonpeak hour.
60 minutes

Percent Change,
2007 - 2012

Limited Service to Study Area**
Pace 561 – Castlecrest via McAree
Pace 566 – McAree-Keller
Pace 568 – Belvidere
Total, all routes

Source: RTAMS
* Includes ridership for all bus stops, including those outside the study area.
** Routes provide between 2 and 5 trips to the Waukegan High School Washington Campus during peak hours.

Metra
The Waukegan Metra Station on the Union Pacific - North Line is located 0.5 miles east of the study
area. The station functions as the terminus for the popular Metra line during much of the day (Kenosha,
Wisconsin is the primary alternate terminus). Table 7.3 summarizes ridership information provided by
Metra. Pace buses #572 and #562 both serve the study area and drop off and pick up passengers at
Sheridan Road, a 0.2 mile walk from the Metra Station. There are seven other Pace bus routes that stop
at this same location on Sheridan Road. No Pace bus route traveling within the study area drops off or
picks up passengers directly at the Waukegan Metra Station; pedestrians must walk up or down the hill
between the bus stop on Sheridan Road and the Metra station, via a narrow – and, in winter, often icy –
sidewalk. (Note: Only Route 565 – Grand Avenue and Route 571 – Zion, neither of which travels through
the study area, drop off passengers directly at the Metra Station, but only on certain inbound trips.)
According to surveys, only 8 percent of people arriving at the train station arrive via the bus. Most riders
access the Waukegan Metra Station by driving, and the station’s parking lots have excess capacity (see
Table 7.4). According to Metra’s Fall 2006 Origin-Destination Survey, which geo-coded the home
addresses of survey respondents, very few residents from the study area (5) use the Waukegan Metra
Station.
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Table 7.3. Metra boardings and parking
Station

Rail Line

Waukegan

UP - N

Boardings,
2006
1,030

Alightings,
2006
1,014

Parking Capacity
(spaces), 2011
439

Parking Utilization,
2011
51%

Source: RTAMS

Table 7.4. Metra mode access, 2006
Station
Waukegan

Walked
5%

Drive Alone
57%

Dropped Off
21%

Carpool
7%

Bus
8%

Bike
0%

Other
4%

Source: RTAMS

Walking and bicycling
Sidewalks and street connectivity
Washington Street and nearby neighborhood side streets have sidewalks on both sides of the street. For
most of their length on Washington Street, the sidewalks range between five to six feet wide and are
immediately adjacent to the street. In front of Robert Abbott Middle School and the Waukegan High
School Washington Street Campus, the sidewalks expand to ten feet and eighteen feet, respectively. The
sidewalks on nearby neighborhood side streets are also between five to six feet wide. Residents have
expressed concerns with the condition of the sidewalks.
There are signalized crosswalks present at Lewis Avenue, Butrick Street, and Jackson Street (see Figure
7.4). There is an un-signalized crosswalk at the Robert McClory Bike Path; however, no additional midblock crossings are present. The traffic signals for both the Butrick Street and Jackson Street
intersections were updated within the last two years. The Butrick Street intersection includes a curb
extension or ‘bump out’ on the southwest corner; this shortens the crossing distance for pedestrians in
the crosswalk.
Connectivity measures how easily residents, workers, and visitors can access services, public spaces, and
transportation options. Connectivity is often measured by intersection density because this metric is
most closely correlated with levels of walking, bicycling, and transit use. Moreover, areas with short
blocks and frequent intersections can also relieve traffic congestion on major arterials, due to the
greater number of route options they offer to a given destination, usually resulting in shorter, more
direct trips.
Along Washington Street, there are roughly 26 intersections with blocks that are between 300 feet and
925 feet in length. However, with only four signalized crosswalks along this 1½-mile-long corridor, the
distance a pedestrian needs to travel to cross the street at a signalized crosswalk can be lengthy.
Looking at the entire study area, there are 118 intersections per square mile. Areas are typically
considered very walkable when there are at least 140 intersections per square mile. Pedestrians are
present, though not plentiful, in specific parts of the study area, especially near the schools.
Figure 7.4. Pedestrian and bicycle facilities
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Bike routes and trails
Washington Street is designated as a recommended bike route from Lewis Ave to Sheridan Road by the
Active Transportation Alliance. The City of Waukegan, however, does not have a locally-designated bike
route on Washington Street or on any of the neighborhood side streets.
The Robert McClory Bike Path runs perpendicular to Washington Street along a former train line. The
Lake County Department of Transportation (LCDOT) maintains 13 miles of this 25-mile trail. The bike
path offers residents a non-motorized route to regional parks and trails, including the Illinois Beach State
Park. Within the study area, the 10-foot wide paved trail runs within an open space that is 65 feet wide
on the north side and 100 feet wide on the south side of Washington Street. The open space abuts the
back sides of buildings and surface parking lots, contains a major power line, and is largely devoid of any
trees. LCDOT has been looking for funding to add landscaping, signage, and wayfinding improvements
along the bike path.
Robert Abbott Middle School and Miguel Juarez Middle School are immediately adjacent to the west of
the path and the Waukegan High School Washington Campus is a short block away to the east. Despite
the proximity to these schools, the path is not known to be widely used by area students. Some
residents discussed real or perceived safety threats along the path that may prevent students using the
trail as a way to get to and from school, and suggested that parents believe that bike theft is a significant
problem.
Bike racks are available at a few locations. During the project team’s several visits to Washington Street,
the bike rack in front of the Waukegan High School Washington Campus was consistently occupied,
indicating that some students are biking to get to school.

Traffic safety
The location of all automobile collisions that resulted in injury or involved pedestrians and bicyclists
from 2007 through 2011 was evaluated for the Washington Street study area (see Figure 7.5). Within
this five year period, there were 24 collisions involving pedestrians, 19 collisions involving bicyclists, and
133 collisions involving automobiles that resulted in injury (see Figure 7.6). There were 768 reported
collisions overall, including those that did not result in injury, and there were no fatalities during this
period. The areas circled in Figure 7.5 indicate how many collisions occurred at specific locations along
the corridor.
A number of factors contribute to traffic collisions, including vehicle speed, road design, and human
behavior. Reviewing the automobile collisions at signalized intersections along Washington Street, the
intersections of Jackson and Butrick see fewer incidents than those of McAree and Lewis. The design of
an intersection, and how surrounding buildings frame the space, plays an important role in determining
its safety. A more detailed analysis about the specific incidents would be needed to draw more specific
conclusions.
However, the available data reveals that the intersection of Jackson and Washington has had half as
many incidents as the intersection of McAree and Washington, despite having roughly equivalent traffic
volumes and similar intersection design. The surrounding land uses are significantly different between
these two intersections. The intersection of Jackson and Washington is framed by buildings, which can
encourage slower speeds; by contrast, the intersection of McAree and Washington is surrounded by offstreet parking, wide setbacks, and infrequent street trees, features which can encourage higher speeds.
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Unlike the other intersections in the study area, the intersection of Lewis and Washington is designed
with large curb return radii, which allows turning movements to be made at higher vehicle speeds; as a
result, the crossing distance for a pedestrian is almost double the crossing distances at the other
signalized intersections in the study area.
A number of automobile and pedestrian collisions are occurring along Washington Street in between the
signalized intersections. The areas from Sumac Avenue east to Wisconsin Avenue as well as from Burton
Avenue east to Maple Street have had a number of collisions. Both of these stretches have a left turning
median, while only the area between Burton Avenue and Maple Street has on-street parking. However,
more information is needed to understand why these collisions are occurring in these locations. There
are a number of active businesses between Burton Avenue and Maple Street and the number of
collisions could be a consequence of the activity generated by these destinations.
From 2007 to 2011, there were 19 automobile collisions involving bicyclists in the study area. Most of
the accidents took place at the intersections of neighborhood side streets with Washington Street. This
relatively low number could be the result of low bicycle ridership as well as bicyclists using
neighborhood side streets to avoid high automobile volume roads. The lack of a collision at the
intersection of the Robert McClory Bike Trail could indicate that this mid-block crossing is well designed
or that this bike trail is infrequently used, as suggested by residents. A number of incidents occurred
along Butrick Street, which could be a route used by middle school students on their way to and from
class.
Figure 7.5. Locations of automobile collisions in the Washington Street study area, 2007-11.
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Figure 7.6. Types of collisions in Washington Street study area, 2007-2011.
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Parking
Specific sections of Washington Street allow for on-street, parallel parking in front of commercial
businesses. There are 115 on-street parking spaces available on Washington Street, with the majority
located between Burton Avenue and Butrick Street. There is no fee associated with these spaces but
there are time restrictions. Vehicles cannot be parked on the street for more than two hours and
between 2 am and 6 am.
The City of Waukegan maintains an off-street parking lot with 38 spaces on the northwest corner of
Butrick Street and Washington Street. There is no fee or time restriction associated with these spaces.
Many private businesses maintain off-street parking lots for their customers and employees. In total,
there are roughly 2,095 spaces on or associated with the properties facing Washington Street (see Table
7.5). Figure 7.7 shows the parking locations along Washington Street and adjacent properties.
Table 7.5. Parking spaces in Washington Street study area, 2012
Owner

Use

Type

Number of Spaces

City

Public

On-Street*

City

Public

Off-Street

38

Private Businesses
Schools (Robert
Abbott M.S. and W.H.S
Washington Campus)

Customers and Employees

Off-Street

2,095**

Public and Employees

Off-Street

418**

115

Total

2,666

Source: CMAP
*On-street parking only includes spaces on Washington Street, not neighboring side streets.
** Approximate, count based on aerial surveys. Count does not include parking spaces associated with residential buildings.

Figure 7.7. Parking locations within Washington Street study area
The Waukegan Zoning ordinance places restrictions on the location and amount of parking required for
uses within the B-2 Community Shopping District and the B-3 General Commercial District, the main

Page 65 of 77

Washington Street Corridor Existing Conditions Report

zoning districts along the corridor. The ordinance allows parking spaces within the front yard or a corner
side yard so long as they are set back a total of 15 feet from the two yard lines (Zoning, Section 12.2-1
2d). A number of properties within the study area do not conform to this requirement. The amount of
parking required varies based on the type of business, ranging from two to ten spaces per 1,000 square
feet of gross floor area or specific numbers of persons based on design capacity (see Table 7.6). The
ordinance does not exempt uses on parcels less than a specific square footage from providing parking
spaces. It also does not have a shared parking provision, which could require fewer spaces if it can be
shown that uses will be utilizing the spaces at different times of the day.
Table 7.6 Off-street parking space requirements
Land use

Off-Street parking requirements

Residential

2 spaces per dwelling unit
(Including single-family residences, apartments, condos, assisted
living, and all other residential dwellings)

Retail, Medical Clinics, Schools, Child Care

4 spaces for every 1,000
(Including hospitals, stores, educational institutions, child care
square feet of centers, nursery schools) gross floor area

Restaurants

1 space for every 4 seats plus 5 queue spaces for each drive-thru
lane

Community Gathering Spaces

1 space for every 3 seats
(Including community centers, auditoriums, meeting halls, PLUS 1
space for every recreational facilities, houses of worship,
convention centers) 1,000 square feet of gross floor area

Offices, Financial Institutions

3 spaces for every 1,000 square feet PLUS 5 queue spaces for
each drive-thru lane

Warehouse (not including commercial storage)

1 space for every 1,000 square feet of gross floor area

Manufacturing

2.5 spaces for every 1,000 square feet of gross floor area

Auto Repair/Service Stations

10 spaces for every 1,000 square feet of gross floor area

Source: Waukegan Zoning Ordinance, 2009

Transportation, employment, and affordability
The following tables summarize how the Washington Street study area compares with the rest of the
Chicago Region on a number of important transportation metrics. These metrics give insight into how
residents are moving around and how much they are spending on transportation.
Traveling to and from work is often the largest component of a resident’s travel behavior. Waukegan’s
labor force works in an array of communities throughout the region, with 20 percent working in
Waukegan and the majority working within Lake County. The labor force within the Washington Street
study area follows a similar pattern (see Table 7.7).
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Table 7.7. Employment location of Waukegan and Washington Street study area residents, 2010
Waukegan

Washington Street study area*

Count

Percent

Count

Percent

Total Employed Population**

29,830

100.0%

5638

100.0%

Waukegan

5,924

19.9%

1182

21.0%

Chicago

2,263

7.6%

388

6.9%

North Chicago

1,825

6.1%

286

5.1%

Gurnee

1,752

5.9%

348

6.2%

Lake Forest

856

2.9%

171

3.0%

Mundelein

811

2.7%

197

3.5%

Libertyville

777

2.6%

155***

2.7%

Highland Park

543

1.8%

95***

1.7%

Northbrook

542

1.8%

78***

1.4%

Vernon Hills

518

1.7%

34***

0.6%

Lake County

4,985

35.6%

Cook County

4,347

31.0%

DuPage County

1,071

7.6%

Kenosha County

641

4.6%

Kane County

491

3.5%

McHenry County

351

2.5%

Will County

335

2.4%

Milwaukee County, WI

174

1.2%

Racine County, WI

168

1.2%

Winnebago County, WI

158

1.1%

1,298

9.3%

Other locations in

Other Counties

Source: Longitudinal Employer-Household Dynamics
*Study area based on 12 Census Block Groups (8620(4), 8624.01(2), 8624.02(1), 8624.02(2), 8624.02(3), 8625.01(1), 8625.01(2), 8626.03(1),
8626.03(4), 8626.03(5), 8626.04(1), 8626.04(3))
**Primary jobs include public and private-sector jobs. Primary Jobs represent the highest paying job for an individual worker.
***Estimates, data unavailable for all study area census block groups.

Mode share indicates what percentage of trips taken are using a specific type of transportation, such as
driving alone or transit. While the majority of Waukegan residents drive alone to work, this percentage
is lower within the Washington Street study area. A significant portion of the commuting population
within the study area carpool to work (25.5 percent) and a higher percentage take transit than the rest
of the city (see Table 7.8). This is a very high level of carpooling, which is often an indication that there is
demand for public transit in the area that is not being served by the current system. The number of
regional jobs that are accessible by transit from Waukegan is 5.7 percent, lower than the county and
regional percentages (see Table 7.9).
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Table 7.8. Mode share, as percentage of work trips
Washington Street study area*

Waukegan

Lake County

Chicago Region

12,825

39,212

329,888

3,844,599

Total workers
Worked at home

340

1,011

21,600

181,715

Total commuting population**

12,485

38,201

308,288

3,662,884

Drive alone

68.5%

75.9%

83.5%

72.8%

Carpool

25.5%

16.1%

8.8%

9.1%

Transit

4.6%

3.3%

4.2%

12.8%

Walk

0.6%

1.1%

1.8%

3.4%

Other

0.8%

1.0%

1.7%

1.8%

Source: U.S. Census Bureau, 2010 American Community Survey 1-Year Estimates (for county and region figures); 2006 - 2010 American
Community Survey 5-Year Estimates (for municipal figures)
*Mode share averaged from 6 Census Tracts in the study area (8620, 8624.01, 8624.02, 8625.01, 8626.03, 8626.04)
**Mode shares are expressed as percentages of the working population that did not work from home.

Table 7.9. Access to jobs in the region, by travel mode
Waukegan

Lake
County

Chicago
Region

Number of jobs in the region that are accessible within 45 minutes by
car to a typical resident of this location

200,745

352,306

779,935

Number of jobs in the region that are accessible within 75 minutes by
transit to a typical resident of this location

281,719

468,072

1,024,108

Source: Chicago Metropolitan Agency for Planning, weighted travel model for roadway and public transportation

In addition to traveling to and from work, residents travel to reach other daily destinations and many
make these trips using a car. The number of miles driven annually by Waukegan households is less than
Lake County (see Table 7.10). Given that Waukegan and Washington Street residents are traveling to
similar work locations (Table 7.7), Washington Street residents may be driving less per year due to
higher carpooling and transit use (Table 7.8). It may also indicate that non-work related trips may not
require as long of a trip or the use of a car.
Table 7.10. Total annual Vehicle Miles Traveled (VMT) per household
Waukegan

Lake County

Chicago Region (MSA)

19,355 annual miles

21,393 annual miles

18,272 annual miles

Source: Center for Neighborhood Technology, calculated for Municipal Energy Profiles, available at “H+T Affordability Index” website
http://htaindex.cnt.org/mapping_tool.php#region=Chicago,IL

The Center for Neighborhood Technology (CNT) has developed the Housing and Transportation (H+T)
Affordability Index, which examines the cost of housing as well as the cost of transportation associated
with the location of the home. An affordable area, according to CNT, is one that has combined housing
and transportation costs that consume no more than 45 percent of the average household income.
Table 7.11 shows the H+T Index for Waukegan, Lake County, and the Chicago Region. The average
Waukegan household spends just over $14,200 on housing and $13,900 on transportation costs
annually, both of which are well below the regional and County average. This means that Waukegan is a
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relatively affordable place to live, both in terms of housing expenses and transportation expenses,
compared to the rest of the region.2 However, many Waukegan households with incomes that are
below the regional average may still struggle with housing and transportation expenses.
Table 7.11. Housing & transportation costs as amount of average regional household income
($60,289)

Housing costs

Waukegan

Lake County

Chicago Region (MSA)

$14,288 (23.7%)

$21,945 (36.4%)

$17,001 (28.2%)

$13,927 (23.1%)

$14,831 (24.6%)

$13,143 (21.8%)

$28,215 (46.8%)

$36,837 (61.1%)

$30,145 (50%)

as percent of income
Transportation costs
as percent of income
“H+T” costs
as percent of income
Source: CNT, H+T Affordability Index
http://htaindex.cnt.org/map/
Note: Red text if the amount exceeds the standard threshold of affordability: 30 percent for housing costs and 45 percent for housing and
transportation costs combined.

2

The CNT H+T index is based on the average regional household income of $60,289 which is considerably higher than the
median household income of the Washington Street study area, $44,671.
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Section 8: Natural environment
Key findings



Underutilized open spaces. The Washington Street study area contains two City of Waukegan parks
along the Waukegan River as well as the Robert McClory Bike Path, yet these open spaces are not
major destinations in the community and are not contributing to street vitality.
Lack of street trees. Infrequent street trees diminish the appearance and pedestrian-friendliness of
this major commercial corridor.

Water resources
The Washington Street study area is located within the Waukegan River watershed, and the Waukegan
River forms the eastern edge of the study area (see Figure 8.1). Watersheds are areas of land defined by
how water moves over the landscape. Areas that drain into a common point, such as a stream or river,
are within the same watershed. Unless captured by the storm sewer system, storm water within the
study area will flow into the Waukegan River and out to Lake Michigan. The Washington Street study
area does not contain land within the 100-year floodplain.
According to the Illinois EPA’s Section 303(d) List for 2012, this stretch of the river is not meeting Illinois’
standards for water quality. Specifically, the segment is impaired for aquatic life and is categorized as a
medium priority by the state. However, it has not yet been tested for a number of other uses, including
fish consumption, primary contact, secondary contact, and aesthetic quality. Table 8.1 provides more
information on the analyzed impairments as well as their potential sources.
Table 8.1. Impaired streams in the Washington Street study area
Waterbody Name
and Segment
Waukegan River
(IL_QC-03)

Analyzed
Use
Aquatic
Life

Use Support
Level
Not
Supporting

Impairment(s)

Source(s)

Aldrin, DDT, Hexachlorobenzene,
Polychlorinated biphenyls

Contaminated
Sediments

Source: IEPA, Section 303(d) List
http://www.epa.state.il.us/water/tmdl/303-appendix/2010/appendix-a2-303d-list-alphabetized-draft-3-26-10.pdf

In 2007, the Lake County Stormwater Management Commission and the Waukegan Harbor Citizens
Advisory Group created a watershed plan for the Waukegan River. The plan analyzed the existing
conditions of the watershed and created a set of recommendations. Within the study area, this stretch
of the river was found to have moderate erosion occurring on the west riverbanks, other areas with
significant armoring, or riverbank stabilization with man-made materials, problematic hydraulic
structures, and problems with specific storm drains immediately north and south of where Washington
Street crosses the river.
There are two other significant water features within the study area: a pond within the grounds of
Miguel Juarez Middle School and wetlands near Glen Rock Avenue that may be hydrologically-connected
to the Waukegan River.
Figure 8.1. Water and land resources
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Land resources
City parks and regional open space
There are two parks within the Washington Street study area: Washington Park and Ray Bradbury Park.
Both are maintained by the Waukegan Park District. Washington Park is a 19-acre linear park which
follows the Waukegan River from Washington Street south to Belvidere Road. It features passive
amenities, such as park benches and sidewalks around and through the site, as well as a playground
area. The Waukegan River also flows through Ray Bradbury Park, which is north of Washington Street
near the terminus of Madison Street. This park, less than 2 acres in size, has stone steps leading down
the river ravine, as well as a pedestrian bridge to cross the river. This provides a pedestrian connection
between this area and downtown Waukegan.
Both of these parks – together with the privately-owned, wooded land between them – create a visual
break between Waukegan’s downtown and the neighborhoods along Washington Street. This area is
also recognized to contain significant ecological features (see Figure 8.1), as indicated by the Green
Infrastructure Vision (created by Chicago Wilderness, Applied Ecological Services, and The Conservation
Fund, with help from CMAP), which identified important natural resources within the Chicago Region.
In addition to the Waukegan Park District parks, students within the Washington Street study area also
have access to the open spaces associated with their respective schools. The Waukegan High School
Brookside Campus, Waukegan High School Washington Campus, Robert Abbott Middle School, and
Miguel Juarez Middle School feature soccer, football, and baseball fields. With 18,474 residents in the
study area, this amount of open space equates to a ratio of 2.15 acres per 1,000 people.
Residents within the Washington Street study area are close to a number of regional open spaces
managed by the Lake County Forest Preserve District as well as the Illinois Department of Natural
Resources. The Greenbelt Forest Preserve and Lyons Woods Forest Preserve are 2 miles and 3.5 miles
away respectively. The Illinois Beach State Park, located 7 miles to the north, contains the only
remaining beach ridge shoreline left in the state. Citywide, the amount of open space equates to a ratio
of 22.6 acres per 1,000 people. The GO TO 2040 plan recommends 10 acres of open space per 1,000
residents.

Street trees
Attractive street trees can play a large role in the atmosphere of a commercial corridor. In addition to
helping manage stormwater and reducing the heat island effect, street trees enhance the beauty of a
street which can help entice people to walk along it. Street trees have also been shown to increase
property values and have been connected with increased retail sales.
Street trees are trees planted and maintained within the right-of-way, typically within the parkway or
area between the sidewalk and the street. Along Washington Street, there are four mature street trees
and three young street trees (see Figure 8.1). There are 47 trees within private property that help
provide shade on the sidewalk.
Guidance for street trees typically states that street trees should be on both sides of at least 60 percent
of a given street at intervals averaging no more than 40 feet (excluding driveways) or that street trees
should be providing shade over at least 40 percent of the length of sidewalks. There are no sections
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along Washington Street that achieve these standards. The four mature street trees are relatively close
together, yet they are still over 100 feet apart.
The surrounding neighborhood streets have more street trees than Washington Street. However, they
are not uniformly distributed. There are many stretches of local streets without a street tree for four or
more homes. The majority of trees within the study area are found in the backyards of single-family
homes.

Energy use and greenhouse gas emissions
Rising energy costs and changing energy needs raise economic, environmental, and even security
concerns for local government, businesses, and households. Waukegan’s energy and emissions profile
was analyzed as part of the Municipal Energy Profile Project for the seven-county Chicago Metropolitan
Area. This information can be used to provide baseline metrics as well as indicators of where to target
strategies to reduce energy use and emissions. Reducing energy consumption can strengthen economic
development by reducing long-term energy costs for households and businesses, and lessen
environmental impacts by reducing greenhouse gas emissions. Steps taken to achieve other community
goals, such as creating a more walkable community and providing an array of different housing types,
can also have the dual impact of reducing energy consumption and the associated costs to households
and businesses.
Electricity consumption per household in Waukegan is lower than consumption per household in Lake
County, as shown in Table 8.2. Factors that affect the amount of electricity consumed include several
factors: the size of the house; the behavior of the occupants; and the efficiency and use of air
conditioning, lighting and other appliances. Natural gas consumption in Waukegan is also lower than in
the rest of Lake County. Natural gas is commonly used to heat homes in Northern Illinois and the
amount used is often related to building size and age, as well as the efficiency of the building envelope,
furnace, and water heater.
Table 8.2. Electricity (kWh) and natural gas consumption (Therms), 2007
Waukegan

Lake County

Residential electricity consumption per household*

7,856

11,524

Annual electricity cost per household

$845

$1,240

Residential natural gas consumption per household

993

1,229

$1,153

$1,316

Annual natural gas cost per household

Source: Center for Neighborhood Technology, Municipal Emissions Profile
*27,798 households in Waukegan, 235,330 households in Lake County in 2007

Different sources of energy yield different amounts of greenhouse gas emissions. Electricity, often
produced by coal, emits more greenhouse gas emissions than natural gas. The emissions from the six
major greenhouse gases were calculated and converted into a standard metric known as carbon dioxide
equivalent, or CO2E (see Table 8.3). The average Waukegan resident emitted 13.26 metric tons of
carbon dioxide equivalent in 2007, lower than the 16.02 metric tons emitted per capita in Lake County.
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Table 8.3. Greenhouse gas emissions by sector in Waukegan, 2007
Sector

Emissions (MMT CO2E*)

Electricity

0.497

Natural Gas

0.279

Transportation

0.285

Other

0.084

Total

1.146

Emissions per capita

13.26

Source: Center for Neighborhood Technology, Municipal Emissions Profile
* Million Metric Tons, ** Metric Tons.

The use of energy in buildings in Waukegan (the sum of the “Electricity” and “Natural Gas” sectors)
accounts for the largest portion of greenhouse gas emissions. This is followed by transportation, based
on how many vehicle miles traveled by Waukegan residents each year. The amount of driving is
influenced by access to jobs, proximity of businesses and amenities, availability of public transit, and
general walkability of the area. For more information on how many vehicle miles Waukegan residents
drive, see the Transportation Section. The “Other” sector represents miscellaneous sources of emissions
which could include sources such as solid waste and wastewater.
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Section 9: Community services, facilities,
and infrastructure
Key findings


The Washington Street corridor study area has a high student population. Two middle schools
and the one campus of Waukegan High School are located on or near Washington Street, all
within short walking distance of one another, which brings a large number of students to the
corridor during the week.

Community institutions
The Washington Street study area has a number of community institutions (see Figure 9.1). Vista
Medical Center West is a 71-bed mental health and physical rehabilitation facility and part of a larger
hospital system in Lake County. The study area is also home to the Independence Center (a
rehabilitation program for persons with severe and persistent mental illness), the Alano Club (an
alcoholism treatment program), and Renacer Latino Inc. (a social service organization).
The nearest fire station is north of the study area at the intersection of Lewis Avenue and Monroe
Street.
There are three religious institutions in the study area – Family Life Church, Iglesia Nueva Vision
Comunitaria, and Immanuel Lutheran Church.
Figure 9.1. Community facilities in the Washington Street study area, 2013

Educational institutions
There are three schools within or immediately adjacent to the Washington Street study area: Robert
Abbott Middle School, Miguel Juarez Middle School, and the Waukegan High School Washington
Campus (see Figure 9.1). Table 9.1 provides an overview of enrollment characteristics. Students are
identified as low income if they are part of families receiving public assistance; live in institutions for
neglected or delinquent children; or are eligible to receive free or reduced-price lunches. All three
schools have more low income students than the state as a whole (49 percent.)
All three schools are on Academic Watch Status (AWS) through the State of Illinois, which means that
they have not made adequate yearly progress, as defined by federal and state laws, for four or more
years. AWS means that these schools are subject to additional state requirements and may be taken
over if performance does not improve. One of the criteria for making adequate yearly progress is that
schools must meet the target of 85 percent of students meeting or exceeding state standards in reading
and mathematics only, in the aggregate and for all subgroups.
Only 23.8 percent of Waukegan High School students are meeting and exceeding standards in reading
and mathematics. In comparison, 61.8 percent of Warren Township High School students in Gurnee are
meeting and exceeding standards in reading and mathematics. Residents have expressed concern over
the quality of education within the Waukegan School District and many believe that people are moving
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out of the City to seek a better education for their children in other communities. However, overall
enrollment within the Waukegan School District has been holding steady over the last 10 years.
Table 9.1. School enrollment characteristics and performance, 2012
School

Enrolled
Students

Percent Low
Income

741

58%

767
4,398
3,037*
1,240*

58%

Academic
Watch Status
(AWS)
AWS

66%

AWS

Miguel Juarez Middle School (6-8)

Robert E. Abbott Middle School (6-8)
Waukegan High School
Brookfield Campus (10-12)
Washington Campus (9)

State Status

Percent Meeting
and Exceeding
All Subjects
68.3%
72%
23.8%

Source: 2012 Illinois Interactive Report Card, Northern Illinois University with support from the Illinois State Board of Education
*2009-2012 School Year, data from U.S. Department of Education, Institute of Education Sciences.

Water supply
Lake Michigan is the sole source of drinking water for Waukegan. The Illinois diversion of Lake Michigan
water is limited by a 1967 U.S. Supreme Court Decree to approximately 2.1 billion gallons of water per
day. The Illinois Department of Natural Resources (IDNR) is responsible for the management of this
resource and its use for not only Waukegan but approximately 200 other systems in the region through
an allocation program. Waukegan is allocated 8.932 million gallons a day from Lake Michigan. As of
2011, the City was pumping 7.138 million gallons per day for use in Waukegan, as well as in Beach Park
and Park City. The water is treated at the Waukegan Water Filtration Plant. Per the Safe Drinking Water
Act, Waukegan is required by the United States Environmental Protection Agency (USEPA) to produce an
annual water quality report. The latest report reveals no water violations were recorded for the City in
2011.

Storm and sewer system
Waukegan has separate storm and sanitary sewer systems. The City is responsible for storm and sanitary
sewer collection while the North Shore Sanitary District is responsible for treatment. The North Shore
Sanitary District operates three sewage treatment plants, one of which is located in Waukegan, and is
also responsible for sewage collected in other portions of Lake County.
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Section 10: Looking forward
This report has identified a number of issues, strengths, weaknesses, and opportunities that exist in the
Washington Street corridor today. It will serve as a basis for the development of the Commercial
Corridor Plan, which will identify priorities and provide recommendations that build upon the existing
assets of the corridor and correspond with the needs of the people who live, work, and do business in
the area. Some – but not all – of the key findings to be addressed by the Washington Street Commercial
Corridor Plan are listed below:
Washington Street is one of the main gateways into downtown, heavily traveled by commuters, who
are largely an untapped resource. With an average of 21,400 vehicles a day, Washington Street is one
of the most heavily traveled streets leading into Waukegan’s downtown. Shops and restaurants within
the study area benefit from this traffic, but not nearly as much as might be expected. Commuters
traveling through the corridor in the morning and, especially, the evening rush hour represent an
extraordinary opportunity for the future of the corridor.
Washington Street functions as the primary business corridor of Waukegan’s expanding Latino
community, but to reach their potential, Latino-owned businesses need to reach out to potential
customers who are not Latino. The majority of Waukegan residents are Latino, and while the City’s
Latino population continues to grow, its White population continues to decline. These trends are
especially pronounced in the study area. However, many Latino-owned businesses in the study area
have an opportunity to expand their customer base dramatically, by reaching out to non-Latino
residents and commuters. They will need to find ways to make potential customers who do not speak
Spanish feel truly welcome and wanted, and make their shopping or eating experience not only possible,
but easy and enjoyable.
Many current and potential customers want to see more variety, but many are not aware of what’s
already there. There seems to be consensus that many people would like to see more variety among the
stores and, especially, the restaurants of the corridor. However, many people (especially non-Latinos)
are unfamiliar with what is already available on Washington Street. Therefore, business owners need to
learn more about what customers want and find ways to increase awareness of what they sell.
Businesses owners need an organization to help them work collaboratively, as well as improve and
grow their businesses. There is little communication or coordination between businesses, and many
business owners lack proper training necessary to improve and grow their business. Many would be
interested in the creation of a committee, association, or other type of organization that is attuned to
the needs and realities of the types of small businesses that exist along the Washington Street corridor.
This group could help organize businesses and provide guidance on best practices, training
opportunities, and resources for façade improvement, etc., as well as increase awareness of what
goods, services, and food are available on Washington Street to people living and working within the
study area and throughout Waukegan, and beyond. Non-residents working for Lake County government
in Waukegan’s downtown – or attending to business there – are a particularly important target
audience.
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There may be an opportunity for the City to support the corridor’s business owners and improve its
relationship with Latino community at the same time. Many business owners within the study area
report feeling neglected – or, at least, not helped - by the City, and would like to receive more support, if
possible. Meanwhile, there is a widespread perception among many Latino residents that the City
government needs to improve its relationship with Waukegan’s majority Latino community. A bilingual
assistance program for businesses on the corridor, many of which are Latino-owned, could serve both
ends.
The image of the corridor needs improvement, and small-scale enhancements could make a
difference. The overall image of the corridor is “a bit shabby,” and in need of enhancement. Small-scale
initiatives by business owners, possibly subsidized by City government or outside grants, to improve
building facades and help with sidewalk litter would be a good start.
Students are one of the key assets of the corridor today, and have the potential to play an even
greater role in its future, but there is very little for them to do within the study area. The presence of
middle and high school students enlivens Washington Street during the week, and is a boon to many
businesses along corridor. However, there is little for young people to do, or places for them to go,
within the corridor. In addition to better coordinating the goods and services of existing businesses to
the needs and preferences of students, it might be a good idea to create a space with adult-supervised
activities for teenagers, located on the corridor near Robert Abbott Middle School, Miguel Juarez Middle
School, and the Washington Campus of Waukegan High School. Successful models already exist, and
partnerships and grant funding opportunities could make this a feasible option.
Workforce training is needed, and partnerships with businesses could help grow the next generation
of workers and entrepreneurs. There is a need for workforce training for many high school students and
young adults. There might be an opportunity to develop an apprenticeship program through
partnerships between businesses on the corridor and educational institutions such as Waukegan High
School or career programs being developed at the Lakeshore Campus of the College of Lake County.
Residents want expanded Pace bus service, and direct connection to Metra station is needed.
Residents in the corridor would like to see expanded Pace bus service on Washington Street, especially
on weekends. If Pace Bus Route 572 terminated at Waukegan’s Metra Station, rather than at Sheridan
Road on the bluff above the station, accessibility for elderly residents and others with limited mobility
would be greatly expanded – and the commute of all residents dependent on these Pace bus routes and
Metra would be improved.
The corridor could support increased bike ridership, starting with the underutilized McClory Bike Path.
The Robert McClory Bike Path is an underutilized resource in the corridor. The two middle schools and
one high school near the bike path could find ways to facilitate and support students who ride their
bikes to school. There is potential for bike lanes to be added to Washington Street within the study area,
creating a direct east-west bike route through the corridor to Waukegan’s downtown and lakefront,
connected to the Robert McClory Bike Path, which runs north-south for 25 miles.
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Figure 2.1. Regional context
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Figure 4.1. Existing land use within the Washington Street study area
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Figure 4.2. Zoning within the Washington Street study area
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Figure 5.1. Residential land uses
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Figure 6.1. Commercial land uses
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Figure 6.3. Vacant and occupied buildings and lots along Washington Street
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Figure 6.4. Low-income census tracts where a significant number of residents are more than 1 mile away from the nearest supermarket

Source: Food Access Research Atlas, U.S. Department of Agriculture, 2013, http://www.ers.usda.gov/data-products/food-access-research-atlas/go-to-the-atlas.aspx#.UVxS5pMp9as
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Figure 6.5. Limited Supermarket Access (LSA) Area, 2011

Source: The Reinvestment Fund
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Figure 6.6. Estimated grocery retail leakage, 2011

Source: The Reinvestment Fund
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Figure 7.2. Washington Street dimensions
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Figure7.3. Transit
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Figure 7.4. Pedestrian and bicycle facilities

R
MCA
D
EE R
WASHINGTON ST

Building Footprints

Non-Signalized Crosswalk

Major Roads

School Grounds

Signalized Crosswalk

Local Roads

Water Features

Sidewalk separated from street w/ landscape buffer

Trails

Sidewalk adjacent to curb

JACKSON ST

LEWIS AVE

KELLER AVE

Corridor Study Area

EN
GL

C
RO

VE
KA

I

0

1,000 Ft
RE
DE
LVI
BE ST

Source: Chicago Metropolitan Agency for Planning, 2013

Automobile collisions
with injuries
!
! 2007 ! 2009 ! 2011
2010 AVE
! 2008 ! MELROSE
!!

!

!
!

CHARRON LN

!
! 24
!
!
! ! !
!!

! !

RUNYARD PL

!
JENKINSON CT

W CORNELIA AVE

!
(8
HAMILTON CT

!!!! !

CATALPA AVE

LAUREL AVE

3
!
(

!!

!
!
!
!
!

10
!
(

!!

!
!

!
(8!

!
!!
!
EN
GL

!
!

!
!

SHERMAN
PL

RO

RO

### #

CK

CK

E
AV

#

WASHINGTON ST

E
AV

S ST JAMES ST

A

CLARKE AVE

W CLAYTON ST

!!

SHERMAN PL

N

SH

ST

S ST JAMES ST

S CHAPEL ST

""

N PARK AVE

N ST JAMES ST

S VICTORY ST

S JACKSON ST

N PARK AVE

N ST JAMES ST

N CHAPEL ST

PHILIPPA AVE

N VICTORY ST

N JACKSON ST

JEFFERSON CT

N BUTRICK ST

N MARTIN
AVE

JUDGE
AVE

LORRAINE
AVE

N

N BUTRICK ST

DORCHESTER CT

BURTON AVE

N ELMWOOD AVE

N LEWIS AVE

N MARTIN AVE

N GRETTA AVE

A

SH

GR
AN
D
AVE

W CLAYTON ST

SHERMAN PL

ST

M
I
C T LL

N PARK AVE

EN

N CHAPEL ST

##

S CHAPEL ST

PHILIPPA AVE

N VICTORY ST

S MAPLE AVE

EN
GL C K
RO E
AV

N ST JAMES ST

W MONROE ST

OAKCREST ST

N CHAPEL ST

MELROSE AVE

GL

PHILIPPA AVE

LAUREL AVE

# #

S VICTORY ST

HAMILTON CT

N JACKSON ST

CLARKSON AVE

N VICTORY ST

##

S JACKSON ST

W CORNELIA AVE

EDISON CT

W MONROE ST

N JACKSON ST

JENKINSON CT

"
"
"

JEFFERSON CT

MELROSE AVE

EDISON CT

RUNYARD PL

"

S BUTRICK ST

LAUREL AVE

N BUTRICK ST

CATALPA
AVE

JEFFERSON CT

#

"

S BUTRICK ST

S FULTON AVE

WASHING TON PARK

WASHINGTON ST

S ELMWOOD AVE

S LEWIS AVE

WISCONSIN AVE

S MARTIN AVE

S GRETTA AVE

"

N BUTRICK ST

!
!
S MAPLE AVE

# #
WASHINGTON
PARK

DORCHESTER CT

BURTON AVE

N ELMWOOD AVE

N LEWIS AVE

#

W CORNELIA AVE

OAKCREST ST

BLUFF CT

! ! !! !

!
(

"

CLARKSO N AVE

S CHAPEL ST

!
(9
DORCHESTER CT

CATALPA AVE

S FULTON AVE

WISCONSIN AVE

N MARTIN AVE

N GRETTA AVE

N ORCHARD AVE

N SUMAC AVE

DUNLAY CT

N MCAREE RD

Figure 7.5. Locations of automobile collisions in the Washington Street study area, 2007-2011

S VICTORY ST

!
!
!

"

S MAPLE
AVE

JENKINSON CT

BURTON AVE

!
N ELMWOOD AVE

2010

#

W MONROE ST

WASHINGTON
PARK

!
(

24
!
!
!
!! !!
!!
2011

N LEWIS AVE

Automobile collisions
involving pedestrians

S GRETTA AVE

# ##

"

S FULTON AVE

!

#
S ORCHARD AVE

"

S LEWIS AVE

!
N ORCHARD AVE

JENKINSON CT

WISCONSIN
AVE

!
2009

"

N MARTIN AVE

#
#
#

S ORCHARD AVE

" 2007 " 2009 " 2011
" 2008 " 2010
""

S MARTIN AVE

2008

#
#
"

S GRETTA AVE

!!!
2007
N SUMAC AVE

Automobile collisions
involving bicyclists

KELLER AVE

"

N ORCHARD AVE

KELLER AVE

DUNLAY CT

N MCAREE RD

W
CORNELIA
AVE

N SUMAC AVE

#
#

DUNLAY CT

N MCAREE
RD

16

"

W WATER ST

BLUFF ST

GRAND AVE

LAKE
ST

WASHINGTON ST

W WATER ST

BLUFF ST

CLARKE AVE

W CLAYTON ST

7
!
(

!! !
!

!
W WATER ST

BLUFF ST

Source: Chicago Metropolitan Agency for Planning, 2013

N GRETT

N MARTI
N MARTIN AVE

34
!
(

!
(3

10
!
(

WASHINGTON ST

!
(5
!
(

195

!
(7

!
(

20
!
(

!
(3

¬
«4

N LEWIS AVE

24
!
(

15

¬
«

21
!
(

15
!
(

¬8
«

8

78
!
(

110
!
(

38
!
(

62
!
(

S LEWIS AVE

90
!
(

29
!
(

N JACKSON ST

N BUTRICK ST

17
!
(
55
!
(
21
13
!
(
!
(
WA SHINGTON ST
¬8
«
22
!
(

17
!
(

S JACKSON ST

S GRETTA AVE

33
!
(

!
(2
WISCONSIN AVE

!
(2

22
!
(

S BUTRICK ST

!
(
30

S MAPLE AVE

WORACK
PL

S FULTON AVE

DORCHESTER CT

KELLER AVE
23
!
(

!
(
32

N ST JAMES ST

26
!
(

¬6
«
34
!
(

!
(

195

112
!
(

13
¬
«
16
¬
«

21
!
(

EN
GL

CK
RO

E
AV

!

A

B

C

¢

S ST JAMES ST

21
!
(

!
(
24
¬
« 7
¬
«
10
!
(
9

N CHAPEL ST

15
!
(

!
(
59

S CHAPEL ST

N JACKSON ST
S JACKSON ST

C
!
(

!
(

PHILIPPA AVE

!
(
62

26

¬
«6
80
!
(

!
(
38

HAMILTON CT

WASHINGTON PARK

!
(
21

76
!
(
¬
«9

¬
«6
18
(
!
(2 !

41
!
(

95
!
(

KELLER AVE

17
!
(

BURTON AVE

29
!
(

22
(
!
( !
8

N VICTORY ST

N ELMWOOD AVE

B
!
(

S ELMWOOD AVE

N LEWIS AVE

18
!
(

S ORCHARD AVE

WASHINGTON ST

JEFFERSON CT

!
(

70
!
(

S MARTIN AVE

11
!
(

25

30
!
(

N PARK AVE

!
(
5

S PARK AVE

!
(

172

N ORCHARD AVE

D
EE R
AR
MC

!
(

361

N SUMAC AVE

N

A
!
(

N GRETTA AVE

N SUMAC

Figure 7.7. Approximate parking locations within Washington Street study area

17

N

Source: Chicago Metropolitan Agency for Planning, 2013

18

SHERMAN PL

Figure 8.1. Water and land resources
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Figure 9.1. Community facilities in the Washington Street study area
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