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Volume 1: Subarea Plan and Implementation Strategies
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1. Introduction

This Subarea Plan document, a component of the City of Warrenville’s overall Comprehensive
Plan, is intended to guide future enhancement and development of the Old Town and Civic
Center areas, which comprise the historic and civic core of Warrenville. It is the product of the
collective efforts of City Staff, the Subarea Plan Steering Committee, the Consultant Team, and
members of the general public that have provided input at meetings and workshops.

The Plan contains a number of recommendations to guide public policy and investments in the
Subarea and create a framework for private sector development initiatives. It contains a number
of recommendations for specific sites and projects that are collectively intended to enhance the
Subarea’s position as a vital social, cultural, civic, historic, and economic asset to the City as a
whole.

Plan Background and Goals

The Study Area for the Old Town/Civic Center Subarea Plan is generally bounded by Butterfield
Road frontages on the north, Warrenville Road on the south, and the properties immediately east
of the DuPage River on the east. The Study Area Map on the following page illustrates the
general boundaries of the Subarea.

In recent years, aided by the creation of a Tax Increment Financing (TIF) district in 1994, the
City of Warrenville has constructed new public buildings and upgraded infrastructure in the Old
Town/Civic Center Subarea. Spurred along by recent developer-initiated proposals for City-
assisted redevelopment projects, a public discussion has taken place regarding the desired vision
for this important district and the role that the City should take in facilitating change.

This Subarea Plan synthesizes technical analysis and community input on these core issues of:
e Desired type, character, and scale of development
e Preferred development program for various opportunity sites in the Subarea

e Extent to which public financial resources should be used to support public/private
development partnerships

e ldentification and prioritization of public investments to enhance the Subarea

The OIld Town and Civic Center Subarea planning process included testing a range of specific
concepts and visions for a variety of opportunity sites. These options were presented to the
community in a series of public workshops and further reviewed by City Staff and the Steering
Committee in additional public meetings.

S. B. Friedman & Company 1 The Lakota Group.
KLOA, Inc.






Old Town/Civic Center Subarea Plan Volume 1

Overall, the preferred plan concepts shown in this report are intended to further the goals of:

e Enhancing activity and vitality in the Subarea by expanding the scope and diversity of
retail and service uses, housing alternatives, and recreational alternatives

e Improving circulation, safety, and access for pedestrians and automobiles

e Fostering revitalization projects that enhance the small-town, village-like character
existing in Warrenville

e Enhancing the accessibility and amenity value of natural assets such as the DuPage River
e Balancing the tension between:

0 The desire of the community to avoid development that would overwhelm the
existing scale and character of the Subarea

0 The need for economically feasible development recommendations

o Finite public resources that must be spent strategically

The plan has incorporated analyses of real estate market potential, site capacity, and access and
parking considerations. Volume 2 of this report (under separate cover), includes the technical
background research and analysis performed in theinitial stages of the planning process, which
provide an underlying basis for the recommendations included in the plan.
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OLD TOWN PLAN
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OLD TOWN ALT
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RIVER EAST
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OLD TOWN DISTRICT: SITE-SPECIFIC RECOMMENDATIONS

The Subarea Plan is intended to improve pedestrian and auto circulation through the intersection
of Batavia, Warrenville, and River Roads. Surrounding this intersection upgrade, it adds
commercial and residential development and park/recreational improvements while preserving
the charm and character of the district.

Warrenville/Batavia/River Intersection. The current Batavia/Warrenville Road
intersection, in which the River Road connection is off-set, is straightened in the Plan by
realigning River Road to the west to meet Batavia Road. This improved intersection can
work as a 90-degree signalized intersection or as a single-lane roundabout.

The roundabout works by tapering or “bending” vehicular approaches to slow motorists
and guide them into a circle. Drivers can enter the roundabout without stopping if no
other vehicles are approaching but otherwise must yield to traffic already in the circle.
The drivers then work their way around the roundabout until they reach their desired
road, entering it via a right turn movement. Signage will be important in making a
roundabout work, as drivers need advance information about how it functions.

Pedestrian crossings at a roundabout are made a car-length or two away from the circle,
and pedestrian “refuges” or islands are located between each lane. With this design,
pedestrians need only pay attention to one direction and cross one lane of traffic at a time,
as they can pause in the refuge and then look the other direction before crossing the
second lane.

Northeast Quadrant of Intersection. At the northeast edge of the roundabout, the Plan
shows two new restaurants on the site of an existing gas station and auto-oriented
business. These restaurants frame a new park that provides enhanced visibility and access
to the DuPage River. Small parking lots serving restaurants and the proposed park are
located adjacent. A new trail along the river links the proposed park to the existing
overlook and the Civic Center, while a new pedestrian bridge connects across the river to
the Warrenville Historical Society Museum, Warren Tavern and the Warrenville Grove
Forest Preserve trails north of Main Street.

The properties north of the new veterinary clinic being constructed on the east side of
Batavia are currently zoned for commercial uses. To focus retail activities at the
intersection, the City should consider allowing these properties to be used for small-lot
residential and/or a mix of low-intensity office/commercial uses in buildings that
complement the character of nearby structures on the east side of Batavia Road.

West Side of Batavia. The northwest and southwest edges of the realigned
Warrenville/Batavia/River intersection are framed by proposed three-story mixed-use
buildings with retail components on the first floor and multi-family residential units
above. These buildings, which would be seen as motorists approach Old Town along
Batavia and Warrenville Roads, are envisioned to have a strong pedestrian orientation
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and include architectural features that make them focal points for the “new” Old Town.
Parking for residential units in these building should be a mixture of enclosed and surface
spaces, while retail/restaurant parking should be in surface lots with connections and
sharing between parcels wherever feasible, including with the Warrenville Fire District
parking improvements on the west side of Batavia.

Southeast Quadrant of Intersection. At the southeast edge of the new intersection, a
restaurant/retail use is shown to complement the existing Al’s Pizza and Town Tap,
which remains on the south side of Warrenville Road. These uses are envisioned to share
parking and access points. The Plan shows some existing reconfiguration of the parking
for Al’s Pizza/Town Tap, both in conjunction with the reconfiguration of the intersection,
and with proposed multi-use trail extensions along the DuPage River south toward Cerny
Park. Opportunities may exist to add parking to the south of the existing surface lots
serving these businesses to compensate for lost spaces due to proposed improvements.

To provide a place for auto-oriented uses that may be relocated as part of Old Town’s
redevelopment and the future reconfiguration of the Warrenville/Batavia/River
intersection, the Plan shows the creation of a “service campus” south of Warrenville
Road and east of the river on currently vacant property. The buildings are sited closer to
Winfield Road, and should be designed to complement the historic character of the Old
Town area while minimizing potential noise and aesthetic impacts on the nearby
residential development to the south. This attractively landscaped and well-screened
concept would provide a location for auto-oriented uses that not an optimal fit with the
more pedestrian-oriented core of Old Town, but nonetheless valuable activity generators
and important components of the local economy.

Old Town District Alternate

An alternate concept for the Batavia/Warrenville/River intersection shows Batavia Road
realigned to the east to meet River Road. Similarly, the three roads then are channeled into a
roundabout or new signalized intersection.

Northeast Quadrant of Intersection. This concept also includes the new park with
enhanced river access but shows the proposed River Interpretive Center in a new or
refurbished building on the site currently occupied by an auto service business. The River
Center and new park are shown connected to parking and historical public buildings on
the east side of the river by a new pedestrian bridge, and to the Civic Center with a new
trail along the river and on-street bike lanes on Batavia Road.

At the realigned intersection the “gateway entrance” to the new park/expanded greenway
is framed by a retail or restaurant use on the east side of Batavia. Its parking lot can be
used to support the retail/restaurant space as well as by park users.

West Side of Batavia. On the northwest edge of the roundabout, the alternate concept
shows a landmark/focal building with a one-story restaurant and a three-story residential
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or mixed-use building. Parking is shown behind/north of the restaurant, which also has a
outdoor café/plaza. At the north end nearest the City’s Fire Station, a small retail building
is shown defining the northern edge of the site for motorists driving south on Batavia
Road. The development of these structures could be phased depending on property
availability.

On the southwest edge of the roundabout, the existing “Chevy Building” remains. A new
retail/office building is shown to the west of the building along Warrenville Road, and
additional share parking/detention improvements are shown to the south of the “Chevy
Building.”

Southeast Quadrant of Intersection. At the southeast edge of the roundabout, Al’s
Pizza and Town Tap remain, with parking lot, site, and landscape enhancements to
complement roadway and intersection improvements. The proposed roadway and park
improvements nearby may also create opportunities for Al’s/Town Tap to capitalize on
the upgraded environment with added outdoor dining.

River East

Several development projects are recommended to the east of the DuPage River and the core of
the Old Town District:

River Interpretive Center. As noted in both concepts, a River Interpretive Center is
indicated as a potential new use for Old Town. This facility is currently proposed to be
built using federal grant proceeds in the Forest Preserve-owned land north of the
intersection of Main Street and Second Street. Moving it closer to Warrenville Road
would improve its visibility and allow it to complement Old Town’s enhanced core and
introduce opportunities to expand the public/educational role of the facility.

Second Street Villas. New residential opportunities also are shown on the east side of
the river. Two- and three-unit villas are shown on the west side of Second Street between
the Historical Society Building and Main Street. A decorative retaining wall is envisioned
to remove the new building sites from the floodplain and create separation between the
rear of the villas and the new east-side river trail shown in the Plan. The redevelopment
of existing properties in this area should take place on a logically configured, phased
basis, and should at all times incorporate and maintain proper transitions to remaining
single-family detached homes.

Townhome Cluster. Townhomes are shown north of Warrenville Road between Second
Street and Winfield Road to introduce another compatible housing type to the Subarea on
property that is currently underutilized. Although some of these townhomes replace an
existing stormwater detention facility at the northeast corner of Warrenville and Second,
the City anticipates that it may be able to compensate for the lost detention capacity using
alternative stormwater strategies, such as permeable paving, in nearby areas.
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e West Branch Regional Trail/Warrenville Road Crossing. A new pedestrian area of
refuge is shown where the West Branch Regional Trail crosses Warrenville Road/DuPage
River Bridge. The median would be landscaped and of a width that would be safe and
inviting for trail users crossing this section of Warrenville Road. The City would need to
coordinate with DuPage County DOT and the Forest Preserve District on this
improvement, as the existing improvements are under County jurisdiction.
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Civic Center District

The Civic Center district is the civic and social heart of Warrenville, containing such public
buildings as the City Hall, Warrenville Public Library, Police Station, Park District Recreation
Center, and Community Building. This district also functions as an important community
gateway due to its exposure along Butterfield Road, a major arterial slated for future expansion,
and along the Prairie Path, a prominent regional bike trail.

The Subarea Plan recommendations for the Civic Center district are intended to preserve the
small town neighborhood character of the area, and increase its level of activity and vitality by
introducing residential and commercial uses in key locations.

Major components of the Preferred Concept for the Civic Center include:

e Enhancements within and along the Butterfield Road right-of-way that improve bicycle,
pedestrian, and vehicular access to the District and provide it with a distinct identity

e Redevelopment of old industrial sites with residential uses, particularly the City-owned
Musselman Lumber site adjacent to the Library

e Retail and mixed-use development focusing on the Butterfield/Batavia intersection to
create a strong area gateway and capitalize on its traffic and visibility

e Improved physical connections between the core of the Civic Center and DuPage River,
allowing the river to function as a major amenity for the district

e Reconfiguration of key local streets such as Manning Avenue, Rockwell Street, and
Stafford Place to improve access, circulation, and safety

e Maintaining and enhancing the publicly owned open space available for community
events
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CC PLAN
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CC Alt
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CC Residential
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CIVIC CENTER SITE-SPECIFIC RECOMMENDATIONS

Civic Center Core

In addition to several civic/governmental facilities, the core of the Civic Area also includes the
Prairie Path, a gazebo, the Roundhouse, and the Veterans and War Memorials. The Subarea Plan
seeks to enhance these facilities and spaces while providing additional retail and housing
opportunities to add vitality to the Civic Center.

Stafford Place/Civic Green Area. To improve and green the “front door” of the Civic
Center along Butterfield Road and increase the districts visibility, the Subarea Plan
recommends a major reorganization of open space and parking lots, including the
following changes:

o0 Realign the Prairie Path closer to Butterfield Road to provide safer crossings for
pedestrians and bicyclists at the Batavia Road and Rockwell Street intersections
and increase useable open space near the civic buildings

o Thin out overgrown landscaping along the Prairie Path to improve visibility
between the Civic Center, path, and roadway

o0 In the larger open space, create a community garden to add color and beauty to
the area and help reinforce this location as an attractive “front door” to the district

o0 Inthe new open space, establish a “Great Lawn” that can be a passive recreational
space as well as a staging area for community events

0 Reduce the size and prominence of the parking lot in front of City Hall by
reconfiguring off-street and on-street parking in the core.

o Create a two-lane travel loop through the reconfigured parking areas

o Create a wide landscaped island within the travel loop to accommodate the
Roundhouse and memorial

o0 Enhance the north facade of the existing commercial building at the northwest
corner of Warren and Manning Avenues

Oakbrook Bank Site. To further enhance the visibility of the Civic Center district, a
three-story mixed-use building is shown as a prominent focal point at the highly visible
intersection of Butterfield Road and Batavia Road. The mixed-use building also helps
frame the new “Main Street” along Batavia Road, which includes new retail/restaurant
buildings between the Prairie Path and Tracy Place. These buildings would replace the
stormwater detention pond in front of the Police Station, some dated or inefficient
commercial buildings, and two homes on the north side of Batavia. Some public
workshop participants voiced a desire for existing angle parking to be converted to
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Parallel to reduce conflicts with traffic on Batavia Road. This change could be
considered in conjunction with new development on the site if it results in a substantial
improvement of the pedestrian along Batavia.

e Manning Avenue. To increase access to the new “Main Street” shops along Batavia and
to the river, Manning Avenue is shown as a full intersection at Batavia and extends north
into a parking lot behind the shops. This lot could be shared by shoppers and those
seeking recreational access to the river and the Prairie Path. A boat house/canoe launch
is shown along the river at the intersection of the Prairie Path and a new trail that would
run along the River to the Old Town District.

New commercial development is continued south along Manning with a small retail
building at Warren and a single-family home potentially converted into a restaurant or
“tea house.” Parking for these new uses includes a combination of small shared on-site
lots and on-street spaces.

e Stresney Piano Site. At the northeast corner of Butterfield and Batavia, a mixed-use
development is shown with a restaurant overlooking the river and a new multi-use trail on
the north side of Butterfield. This restaurant could include an outdoor dining patio, taking
advantage of views of water and woods. The Plan also shows a second restaurant along
Batavia Road and a condominium building at the river.

e North Side of Butterfield East of Rockwell. To the west between Butterfield Road and
the Post Office, the Plan shows the vacation of a portion of Calumet Avenue between
Rockwell and Butterfield, which removes an angled intersection near the busy Batavia
and Butterfield Road intersection, and opens up a highly visible development opportunity
site. An extension of Rockwell to Butterfield provides access from the west side of this
site.

Between Batavia and Rockwell, the Plan masses retail and mixed-use buildings along
Butterfield Road to frame the roadway with new activity and visually connect it to the
Civic Center Core. Rather than placing buildings away from the road, behind large
parking fields, the Plan creates a one-way “edge road” or “boulevard street” accessible
from Butterfield Road, Batavia Road, and Rockwell Street.

The Plan shows two retail-only buildings and a mixed-use building along Butterfield west
of Rockwell. The buildings are envisioned with entrances oriented to the proposed edge
road, but include parking pockets to allow convenient auto access. Stormwater detention
is indicated at the rear of the site, where a low area already exists. The site access point
on Batavia closest to Butterfield would likely be limited to right-in turning movements
only, while the access point farther to the west near the Post Office would allow all
turning movements.

The figure on the following page summarizes the key transportation-related recommendations
for the Civic Center district, including key site access issues.
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Summary of Key Transportation Improvements in Civic Center

Civic Center Alternate

An alternate concept shows restaurants, retail buildings and/or mixed-use buildings with ground
floor commercial and upper floor office or residential forming a more continuous “street wall”
along the “edge road” with parking and stormwater detention at the rear of the site. This
orientation relocates the larger parking pods to the north side of the buildings. It is important
that these retail buildings maintain working entrances oriented to the “edge road” in order to
achieve the desired character. This may create a need for pedestrian pass-throughs between
retail spaces to access rear parking areas or encourage double-sided retail buildings.

Civic Center Residential Area

To the west of City Hall and the Library, the Subarea Plan shows a mix of new housing,
including townhomes, single-family homes, and a 90-unit senior rental housing building. These
new residential opportunities are shown on the currently vacant Musselman lumber site, on
currently industrial blocks south of Butterfield and west of Rockwell, and vacant or underutilized
parcels north of Butterfield and west of Rockwell.

e Rockwell Realignment. To facilitate redevelopment and traffic safety in this area,
Rockwell Street is shown reconfigured to take out its angled intersections with both
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Stafford and Butterfield. The new orientation of Rockwell creates 90-degree intersections
with both streets and the Prairie Path and improves sight lines for motorists and
bicyclists. It also provides a clearer travel path via Stafford to the existing civic facilities
and new retail activity proposed along Stafford and Batavia.

Musselman Lumber Site. The redevelopment of the Musselman site is envisioned as an
alley-loaded townhome project that creates a front-door presence for the Civic Center on
Stafford, and is accessed from Mount Street and Manning Avenue to the south. The
townhomes would act as a transition from Butterfield Road to the single-family homes
along Ray Street to the south. Three single-family homes with detached garages accessed
off the proposed private alley are recommended along the Ray Street frontage of the site.

Industrial Area (NWC of Rockwell and Main). On the west side of Rockwell, the
existing industrial properties are shown redeveloped with a new senior housing building,
and townhomes. The taller senior building is set to the northwest side of the property,
farther from single-family uses. The senior housing concept is in response to a projected
demographic trend noted in the Residential Market Analysis (see VVolume 2 of this report)
of growth in households headed by people over 65 years in age with annual incomes of
$50,000 or less. To address this trend, the City may wish to explore configuring this
building as an income-restricted project benefiting from Section 42 tax credits to enhance
affordability.

North Side of Butterfield West of Rockwell. Three mixed-use buildings and two
condominium buildings are shown oriented around a detention feature. The retail
components of the development are oriented towards the boulevard-style edge road along
Butterfield that continues through this development and connects to an existing office
development to the west. Large landscape buffers would create screening and separation
from the single-family residential to the north.

Additional Plan Recommendations

Parking. The recommended development projects shown in the Subarea Plan offer some
potential for sharing of parking between sites and uses. In mixed-use districts, this
concept can allow for reductions in the overall amount of needed parking spaces. Shared
parking opportunities exist where land uses grouped within a short walking distance
generate different parking demand “peaks.” For example, office uses tend to have
maximum parking demand during normal business hours, while restaurants peak at lunch
and/or in the evening. The City should explore shared parking opportunities wherever
possible, potentially using this concept as a basis for reduced parking ratios for new
development in some locations. The best opportunities appear to exist:

o Inthe Civic Center core area, where public uses such as City Hall the Library, and
public river access are clustered with proposed retail and restaurant development
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0 To a lesser extent in the Old Town area around the Warrenville/River/Batavia
Road intersection, where restaurant, condo, and recreational/open space uses are
located adjacent to proposed shared surface parking lots

Building Height. Participants in the community workshops held during the planning
process indicated general sensitivity to building height, but recognized the need for
sufficient development density to allow economically feasible projects. Based on
participant feedback, an incremental additional amount of height and/or density (e.g. one
additional story) beyond that shown in the Subarea Plan may be tolerable in some
portions of the Study Area if it can be demonstrated to substantially improve the
feasibility of a proposed development project. The areas where this concept applies are
specifically called out in the Subarea Plan exhibits in this section, and discussed further
in the “Policies and Implementation Action Steps” chapter of this report.

Butterfield Road Expansion. The plan for the Civic Center Area incorporates the
premise that IDOT will work with the City to adjust the proposed design for the future
expansion of Butterfield Road to be more sensitive to the existing small town character of
Warrenville and reflective of the traditional/walkable character this plan promotes. The
public and numerous stakeholders repeatedly voiced this expectation throughout the
public input process for this plan.

In an effort to satisfy the community’s expectations and at the same time recognize
IDOT’s responsibility to provide safe and efficient regional and sub-regional traffic
movement, this plan recommends a boulevard treatment in the future Butterfield Road
expansion project. As shown in the illustrative development concepts included in this
Plan, a key component of the boulevard design is separating regional and sub-regional
traffic from local traffic by providing a one-way local access road generally within the
existing 200 foot wide Butterfield Road right-of-way (ROW). The one-way local access
road would be located in the north edge of the Butterfield Road ROW, would provide
safe and efficient vehicular access to a significant amount of existing and proposed new
development, and would include either parallel and/or angled parking. The proposed
boulevard treatment also includes significant streetscape and at-grade pedestrian
improvements that collectively work together to prevent Butterfield Road from becoming
a major divisive physical barrier.

As discussed further in the following chapter, the City will need to coordinate extensively
with IDOT during ongoing efforts to finalize the design for this roadway expansion
project in order to achieve the ultimate implementation of the proposed boulevard
treatment. The following guidelines should be considered as the City and IDOT refine
the design of the boulevard treatment:

0 Whenever possible, new buildings should face the street and have pedestrian
access from sidewalks that run parallel with the local access lane

0 A strong pedestrian realm (the space between the building facades and the curb
line of the regional through lanes of traffic) should represent at least 50% of the
total ROW width
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0 Safe pedestrian areas of refuge should be provided in the center median at the
Batavia Road and Rockwell Street Intersections

0 The transition between the traveled way (center lanes) and the pedestrian realm
should be defined by a continuous median planted with at least one uninterrupted,
closely spaced (no more than 35 feet apart), line of deciduous trees that extends
all the way to the intersections

0 The median along the north side of Butterfield Road should contain the proposed
new east-west multi-purpose trail and other pedestrian amenities such as benches.

o0 Lighting is recommended in the pedestrian realm and should be designed for
pedestrians: closely spaced, relatively low in height, and preferably warm in color

0 Space should be preserved on the median that separates the traveled way and local
access road for a potential future bus stop

o0 The local access road should only have one relatively narrow (9-11 feet) travel
lane and should include either parallel and/or angled parking. Ideally, the slow-
moving nature of the local access road should be accentuated by a slight change in
elevation from the “through street” portion of Butterfield, and potentially different
(perhaps rougher) surface material

0 The width of the through traffic lanes should not exceed 12 feet

0 Access priority for vehicles at intersections should be given to the through lanes
on the traveled way first, then to the crossing traffic on intersecting side streets,
and then finally to movement on the local access road

Sustainable/Green Urbanism Principles. Participants in public workshops for the
Subarea planning process voiced a desire to promote green building and sustainable
design principles in the future development of Old Town/Civic Center. In keeping with
this input and with its recent efforts to promote cutting-edge stormwater management
practices, the City should pursue policies and projects that promote sustainable
design/green urbanism principles. In particular, these principles can be incorporated into
design guidelines/regulations and/or guidelines for the use of TIF funds, as described in
the next chapter.

Utility Undergrounding. In conjunction with private development or redevelopment
initiatives and wherever possible, the City should purse the undergrounding of above-
ground utilities.

Floodplain Land Acquisition/Dedication. As opportunities arise, the City should
pursue dedication and/or acquisition of land and easements on floodplain areas.
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3. Policies and Implementation Action Steps

This chapter contains a series of recommended actions and policies designed to act as a road map
for the City’s efforts to realize the development goals set forth in the Old Town/Civic Center
Subarea Preferred Plan.

The Implementation Strategy is comprised of three major categories of recommendations:

e Policy and Programmatic Initiatives;
e Major Capital Improvements; and
e Site-Specific Development Initiatives.

The Implementation Matrix on the following pages summarizes these recommended steps and
identifies priorities and time frames to guide the City’s allocation of efforts and financial
resources. These three categories of implementation actions are described in further detail in this
chapter, along with order-of-magnitude costs for key public improvements and key
implementation tools and resources.

Policy and Programmatic Initiatives

City regulations and programs represent a critical early-stage component of the efforts to
improve the Old Town/Civic Center Subarea. This section describes five specific initiatives
recommended to help provide guidance and resources to private and non-profit entities seeking
to promote improvement projects.

An Implementation Matrix table on the following page summarizes these initiatives and provides
further information as to their associated time frame, roles/responsibilities, and action steps.
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ZONING ADJUSTMENTS

As described in greater detail in Volume 2 of this report, the current zoning regulations
governing new development in the Study Area are somewhat mismatched with the development
typologies that are shown in the Preferred Plan. The City should take steps to review and adjust
the zoning framework for the Study Area, either as a Subarea-specific effort or as part of a
broader City-wide initiative, to allow the buildout of the Preferred Plan. In particular, the zoning
policy areas likely to need adjustment include:

Allowable uses. Some portions of the Study Area are currently zoned for uses that
disagree with those shown in the Preferred Plan. These discrepancies should be
reviewed, and the revised zoning classifications should preclude incompatible uses (e.g.
industrial) while allowing some degree of flexibility for projects to vary from the specific
development program shown in the Preferred Plan in response to market parameters.

Setback and building orientation requirements. The orientation and proximity of
buildings to the street is a critical component of pedestrian-friendly development. The
current zoning classifications generally incorporate minimum setbacks that force building
placements away from streets and sidewalks behind fields of parking. The general
pattern of development recommended in the Preferred Plan emphasizes commercial
development close to the street with parking areas located behind. Zoning codes
attempting to achieve this type of development frequently employ “build-to” lines or
zones, which require development to be located within a certain maximum distance of
sidewalks. These requirements are particularly relevant for commercial and mixed-use
development, where a “street wall” effect is desirable to encourage a high-quality
pedestrian environment. It is also important to regulate the placement of building
entrances to ensure that structures are directly accessible from the sidewalk, rather than
solely from parking areas.

Minimum parking requirements. The Preferred Plan includes conceptual design of
parking areas to serve development. The parking ratios used to size these facilities
correspond to typical market requirements in suburban Chicago, which in some cases are
less than those required by current City zoning code. Further, the mix of uses shown in
the Preferred Plan allows for some degree of shared parking among development sites
and land uses. It is important to avoid requiring above-market parking ratios in the
regulatory framework governing the buildout of the Subarea Plan. The need to construct
excess parking spaces adds unnecessary development cost, and can in some cases make
the difference between a feasible and an infeasible project. This is particularly true of
redevelopment projects, where typical per-space parking construction costs are
substantially higher than the surface parking costs in “greenfield” developments. Large
expanses of underused parking can also detract from the high-quality pedestrian
environment the Plan seeks to promote. As part of its zoning revisions for the Subarea,
the City should adjust parking requirements to match typical market parameters.
Additionally, the zoning should incorporate flexible standards for projects that can use
shared parking.
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e Maximum height and density. The City should at a minimum enact zoning that allows
the height and density of development illustrated in the Preferred Plan. Height
requirements expressed as a number of feet should be set such that they allow buildings
to incorporate attractive sloping rooflines, which frequently add building height but can
substantially increase architectural quality. In addition, if necessary to allow projects
achieve economic feasibility, the City should consider some degree of discretionary
regulatory relief on maximum height for projects that are:

O Located at a lower elevation than adjacent streets and parcels, such as the
Stresney Piano site

0 Adequately buffered from single-family residential areas, such as the
recommended residential project at the northwest corner of Rockwell and Main
streets

0 Located on Butterfield Road

o Considered important gateway sites, such as the Oakbrook Bank site at the
intersection of Butterfield and Batavia

As part of its zoning revision effort, the City should consider the pros and cons of employing
“form-based code” techniques, which emphasize the design and placement of structures on sites,
while de-emphasizing traditional use restrictions.

TIF RECONSTITUTION/EXPANSION

Tax Increment Financing (TIF) is likely to be the City’s most important resource for addressing
and preventing blight by facilitating public improvements and redevelopment projects in the
Subarea. The City has already employed TIFs #1 and #2 (Cantera and Old Town Triangle) to
finance a number of public improvements. However, these districts are approaching the end of
their statutory lives. Conceptual-level financial analysis by S.B. Friedman & Company suggests
that extending the lives of the existing districts and/or designating new TIF areas in Old Town
and Civic Center is necessary to generate enough financing capacity to facilitate many of the
redevelopment projects shown in the Preferred Plan.

The City should evaluate its options for including key properties in the Subarea in TIF districts
with enough remaining years to create substantial financing capacity. These options include:

e Creating one or more new TIF districts encompassing properties targeted for
redevelopment but not currently located within TIFs #1 or #2.

e Extending the life of one or more existing TIFs via a petition of the Illinois state
legislature

e “Disconnecting” properties currently in TIF districts with few remaining years until
expiration and adding them to one or more new TIF districts
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SITE AND BUILDING DESIGN GUIDELINES

In order to promote cohesive and compatible design in the Subarea, the City should consider
creation and adoption of design guidelines. These guidelines would govern the development of
public and privately owned sites, as well as streetscape and signage (both entryway and
wayfinding) improvements. Included below is a suggested outline of the subjects to be
addressed in these guidelines:

Introduction

— Purpose/intent/use/need of the document (i.e. supplement to Subarea Plan/Zoning
Code/Subdivision Code)

— How to use the document
— Definition of geographic area addressed

Design Goals
— Description of overall desired quality of development and optimal design approach to
site, buildings, streetscape, and signage

Site Design
— Land-Use Buffers
— Road/Streets (Rights-of-way, curb cuts, hierarchy)
— Building Setbacks
— Building Scale
— Building Massing
— Parking Areas, including Shared Parking
— Loading/Service Areas
— Outdoor Cafes
— Drive-up, Drive-through Facilities

Building Design
— Architecture
— Building Facades/Exteriors
— Building Materials
— Building Colors
— Building Projections
— Mechanical Equipment
— Business Signage/Addresses

Streetscape Design
— General streetscape design guidelines can also be developed in advance of a more
extensive streetscape enhancement process that would set a design direction for unified
streetscape enhancements of Old Town and the Civic Center
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— Features such as decorative lighting, special design features, benches, waste receptacles,
bike racks, landscaping (including planters), special paving, drinking fountains,
decorative fountains, and fencing until a more detailed design is actually prepared

— Streetscape design templates (Use, location, type, quality)

— Public Spaces, including plazas, outdoor cafes

Landscape Design
— Entrances and Buffers (road, land use)
— Natural Areas
— Stormwater Features (including permeable pavers)
— Trails (Prairie Path, new waterfront trails along DuPage River)
— Landscape Maintenance Best Management Practices

Corridor Wayfinding/ldentity
— Signage Hierarchy
— Community Identity
— Corridor Identity
— Site Identity
— Directional Signage

Guidelines would likely apply to the entire Subarea, but could incorporate district-specific
treatments for Old Town, Civic Center, and/or sites along Butterfield Road. The City would
have discretion in the design guideline development process over the relationship between the
guidelines and zoning and subdivision code.

ARTS ENHANCEMENT

Community participants in the Subarea planning process articulated a desire to develop a multi-
use arts facility in a strategic location within Old Town or Civic Center. Such a facility can
generate additional activity and add vitality to either the Old Town or Civic Center area. While
the City can play an important role in facilitating this process, it is important that a non-
governmental arts group take a lead role in further defining the vision and programming for such
a facility. After this is accomplished, the City should collaborate with this group to identify the
most appropriate location and assemble financing sources to assist its development.

DEVELOPMENT ASSISTANCE PROGRAMS AND POLICIES

As part of the planning process, S. B. Friedman & Company conducted an economic feasibility
analysis of several prototypical private development projects to determine whether and how
much the initial phases of private investment in the Subarea. This analysis, presented to the
Subarea Plan Steering Committee in November 2006, determined that the current residential
price points, retail rents, and prevailing land costs in the Subarea are likely to cause early-stage
redevelopment projects to require financial assistance (most likely through TIF) to offset land
acquisition, site preparation, stormwater detention, and/or parking construction costs.
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The City should consider programs and policies designed to reduce private development costs
for desirable projects and to systematize the process by which private development projects
requesting TIF assistance would be considered. Specifically, the City should:

e Evaluate opportunities to develop consolidated sub-regional stormwater facilities in the
Subarea in order to relieve projects’ need to accommodate all stormwater on-site

e Evaluate opportunities to develop shared parking facilities in strategic locations to serve
multiple sites where store-front retail is proposed

o Create a defined application process for projects requesting TIF financial assistance from
the City to ensure that sufficient data is provided in a usable format that clearly justifies
the need for assistance

e Consider developing and adopting specific policies and guidelines regarding the City’s
proposed use of TIF funds to assist private development projects to create consistency
and predictability while limiting land speculation that may take place due to the
expectation of TIF funding

Major Public Improvements and Site-Specific Development Initiatives

As described in the Preferred Plan section of this report, the Subarea Plan includes
recommendations that the City pursue the implementation of several public improvements to
improve access, circulation, walkability, and the level of amenity in the Old Town/Civic Center
Subarea.

This section describes the implementation considerations for these key public improvements, as
well as the site-specific development projects that are most likely to be catalytic and/or require
active City participation.

The Implementation Matrix pages on the following pages summarize the implementation steps,
tools and funding sources, likely time frame for initiation, and roles/responsibilities associated
with each of these improvements and projects. The included map illustrates the location of the
recommended initiatives within the Subarea.

MAJOR PUBLIC IMPROVEMENTS

Strategic public investments in capital improvements are essential to facilitate a high-quality
environment in the Subarea and provide a framework for future private investment and
development. Capital improvements can be costly, and it is important that the City allocate its
own funds judiciously to maximize the impact of its investments. Some opportunities exist for
the City to share improvement costs with other governmental entities. The Implementation
matrix on the following page notes these opportunities. The “Capital Improvement Costs”
section of this chapter includes estimated order-of-magnitude construction costs for the key
improvements.

S. B. Friedman & Company 32 The Lakota Group.
KLOA, Inc.



Old Town/Civic Center Subarea Plan Volume 1

MATRIX 1

S. B. Friedman & Company 33 The Lakota Group.
KLOA, Inc.



Old Town/Civic Center Subarea Plan Volume 1

MATRIX 2

S. B. Friedman & Company 34 The Lakota Group.
KLOA, Inc.



Old Town/Civic Center Subarea Plan Volume 1

MATRIX MAP

S. B. Friedman & Company 35 The Lakota Group.
KLOA, Inc.



Old Town/Civic Center Subarea Plan Volume 1

1. River Accessibility and Trail/Pedestrian Enhancements. The Subarea Plan
recommends a series of improvements designed to make the DuPage River more
accessible and usable as a major amenity for both Old Town and Civic Center. The City
should work to implement these recommendations in coordination with ongoing County-
level initiatives to clean up thorium contamination in the river and reconfigure the
contours of the river channel. This initiative is likely to be implementable in the
relatively near term because of the time frame of these other river improvement efforts.

2. Butterfield Road “Boulevard” Concept. IDOT’s proposed widening of Butterfield
Road is in the Phase | planning and design stages, and opportunities exist for the City to
influence the ultimate design of the road cross-section as it traverses the Civic Center
district. Although the true time frame for the proposed widening is not yet known, the
City should begin the process of negotiation and coordination with IDOT over the
detailed roadway design and allocation of funding and management responsibilities. This
agreed-upon revised design can then be incorporated into IDOT’s plans for the road
improvements. The City should therefore promptly authorize the preparation of
geometric plans to refine the City’s vision for the design of this roadway. These
geometric plans are likely to be relatively inexpensive, and are critical to initiate
meaningful and productive discussions with IDOT. Once a design is agreed upon, it may
be possible to implement the boulevard treatment in advance of the ultimate Butterfield
Road widening without substantial cost duplication.

If the City is unable to reach a satisfactory agreement with IDOT regarding boulevard
treatment and related pedestrian upgrades to the Butterfield Road crossing, the City
should consider as an alternate strategy a grade-separated pedestrian crossing of the
expanded Butterfield right-of-way.

3. Rockwell Street Reconfiguration. The recommended approach for this improvement is
similar and related to that for the Butterfield Road “Boulevard.” The City should
commission geometric design of the proposed improvement, and approach IDOT with the
proposed changes to the preliminary design of the Butterfield/Rockwell intersection. It
may be possible to incorporate a portion of the cost of the reconfiguration into the overall
Butterfield improvement budget. It is not yet clear at this stage of design whether this
improvement can be implemented in advance of the Butterfield Road widening without
causing substantial cost inefficiencies.

4. River/Batavia/Warrenville Intersection Realignment. The ultimate alignment of this
improvement is yet to be determined pending more detailed design and initial
implementation actions. The Preferred Plan and Alternate configurations both appear
viable at a conceptual level, giving the City flexibility to pursue the alignment that
appears more desirable from a cost, feasibility, and/or development-related standpoint.
The City should lay out and then follow a step by step decision-making process to
determine how the ultimate alignment will be selected.
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5. Manning Extension to DuPage River/River “Daylighting.” This improvement
involves several smaller actions, which could potentially occur in a “piecemeal” fashion.
A river access point for the Civic Center area should be developed in conjunction with
ongoing County efforts to clean up the river and reconfigure its channel. Other, more
costly components of this initiative such as the extension of Manning Avenue and the
closure of Riverview Drive, could take place over the longer term as funds become
available.

6. Stafford Place/Civic Center Reconfiguration. This improvement could also take place
over multiple stages. A portion of the existing Stafford right-of-way is included within a
proposed redevelopment site. The timing of development in this location could make a
partial reconfiguration of Stafford desirable somewhat in advance of the full
implementation of the proposed improvements. It is likely that this overall improvement
will take place in the later stages of implementation of the vision for the Civic Center.

7. River Research and Interpretive Center. DuPage County, in conjunction with the
Forest Preserve District of DuPage County, has received a $10 million grant from the
National Oceanic and Atmospheric Administration (NOAA) to fund, among other
improvements, a “Riverarium” facility for research and educational purposes. The
location of this facility is not yet finalized, but is tentatively slated for the north end of
Second Street on Forest Preserve District property. The Subarea Plan shows two
desirable alternate locations for this facility closer to the intersection of Warrenville Road
and the DuPage River. Over the near term, the City should work with the County and
Forest Preserve District to advocate for the selection one of these locations.

8. Park/Open Space at NE Corner of Batavia and Warrenville.  This major
improvement is substantially interrelated to the proposed intersection reconfiguration, the
Riverarium proposal, and the recommended addition of DuPage River trails. It appears
that the detailed design and implementation of this facility is dependent on the resolution
of the Warrenville/Batavia/River Road reconfiguration, and is therefore likely to take
place over a longer time horizon. Based on public and stakeholder input received during
the planning process, the preferred treatment for these improvements is a more natural
landscape character as opposed to the more formal “hardscape” oriented approach
implemented in the City of Naperville’s Riverwalk.

SITE-SPECIFIC DEVELOPMENT INITIATIVES

The Preferred Plan for the Old Town/Civic Center Subarea includes recommended development
character, programs, and massing for a number of public and privately owned sites. This section
of this report highlights a smaller group of these sites and discusses key implementation steps.
The sites discussed below were selected because of their catalytic importance, their potential for
near-term change, and/or the likelihood that substantial City involvement would be required in
the implementation process.

A. Musselman Lumber Site. The City of Warrenville recently acquired this prominent site
located immediately west of the Library in the Civic Center with the intention to foster
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development consistent with the Subarea Plan Preferred Plan. This presents an
opportunity to implement a project that can set the tone for privately initiated
redevelopment elsewhere in the Subarea. The City should pursue a formal two-stage
Request for Qualifications (RFQ) and Request for Proposals (RFP) process to identify the
most advantageous developer and development concept. The two-stage process is
important to attract the maximum number of high-quality proposals from developers with
sufficient capacity to implement the project effectively.

0 In the initial RFQ document, the City should clearly define the development
opportunity in terms of market support, allowable product types, and appropriate
density. This helps to limit perceived uncertainty on the part of developers as to
what they will be permitted to build on the site.

o0 The RFQ stage does not typically call for detailed site development proposals.
This helps to limit the out-of-pocket costs of the respondents and avoids a “beauty
contest” phenomenon in which a less qualified developer might be selected
because of a more attractive submittal packet.

o After a “short list” of qualified developers are selected in the RFQ stage, this
smaller group would be invited to submit more detailed proposals, including
economic terms for conveyance of the site.

o The City would then select and negotiate with a preferred developer, ultimately
developing a legally binding Redevelopment Agreement governing economic
terms, roles, and responsibilities.

The City should coordinate the timing of the Musselman site development process with
any initiatives to reconfigure TIF #2 in order to capture as much incremental property tax
revenue as possible from this likely early-stage project.

B. Stresney Piano Site. A large number of participants in the community workshops held
during the Subarea planning process expressed a strong desire for redevelopment on this
site. Because it is privately held, the City’s role in fostering its redevelopment should be
that of a facilitator, rather than an initiator. The City should insure that the zoning and
development regulations affecting the site are adjusted to be consistent with the Preferred
Plan. The site should also be considered for inclusion in any TIF expansion efforts based
on its vacant and deteriorated current condition.

C. Oakbrook Bank Site. A portion of this proposed redevelopment site is currently
publicly owned and in use as the eastern parking area terminus of Stafford Place. The
City should coordinate the redevelopment of this site with its broader efforts in the Civic
Center area to balance parking needs and encourage efficient sharing of parking between
uses and on-street and off-street spaces. The relative complexity of this redevelopment
opportunity suggests that it may be a later-stage project, but the City should be
responsive to any privately initiated proposals that may surface in the nearer term.

D. Butterfield Corridor between Rockwell and Batavia. The current owner of this site
has approached the City with interest in developing a retail project in the near term. The
City should work with this landowner to refine the proposal to be consistent with the
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Preferred Plan and the proposed Butterfield Road Boulevard Concept. The City also
controls a portion of the Calumet Avenue right-of-way, which traverses the site. This
provides the City with additional control over the ultimate manner in which the site is
built out.

E. Industrial Area at the Northwest Corner of Rockwell and Main. The Preferred Plan
for this area indicates the replacement of a cluster of existing industrial uses with a mix of
townhomes and a mixed-income senior rental building. City involvement will likely be
required to facilitate site assembly for this concept in light of the mix of existing uses,
and potential land costs. Further, senior mixed-income rental project financed with
Section 42 tax credits frequently require below-market land in order to achieve economic
feasibility. Over the longer-term horizon for this project, the City should work with
existing businesses in this area to determine if they can feasibly relocate to more
appropriate sites elsewhere in Warrenville. The City should also reach out to senior
mixed-income rental developers to evaluate and refine the proposed concept.

F. Old Town Gateway/Signature Building at Northwest or Southwest Corner of
Batavia and Warrenville. The nature of development opportunity at
Batavia/Warrenville/River Roads is highly dependent on the ultimate alignment chosen
for this intersection. As part of the implementation process for this intersection
realignment, the City should work with property owners in this area to determine their
plans for development and evaluate the finer-grained tradeoffs between the two potential
road alignments. After the intersection improvement is resolved and the appropriate
zoning framework is in place, private landowners can initiate projects consistent with the
Preferred Plan.

The policy and programmatic initiatives and public improvements discussed earlier in this
chapter are area-wide in scope, and may spur private development efforts on sites other than
those specifically treated above. It is likely that specific development proposals will differ from
the development programs and site configurations shown in the Subarea Plan. Some proposals
may represent partial or reduced-scale implementation of larger Subarea Plan site concepts,
while others may be located on sites not specifically targeted for change in the Plan. The City
should remain open to these proposals, and review them for consistency with the general goals
and principles of the Plan, as well as their strategic implications on other development priorities.

Capital Improvement Costs

The Team has prepared order-of-magnitude cost estimates for certain key public improvements
indicated in the Subarea Plan. These estimates are included as Appendix B of this report. It
should be noted that these estimates do not reflect land acquisition, design/engineering,
construction management, and/or contingency costs. They are presented for conceptual planning
purposes only, and do not represent an engineer’s opinion of probable cost.
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Implementation Tools/Funding Sources

An array of tools and resources, primarily focused on providing financial support, are available
to the City to facilitate the implementation of the Subarea Plan. These tools are referenced in the
Implementation Matrix tables earlier in this chapter.

City Capital Projects Fund. Funding for capital improvements and public facilities can
be allocated as part of the City’s annual budgeting process and funded out of existing
reserves for capital projects.

Tax Increment Financing (TIF). Per Illinois law, TIF districts are intended to address
existing blight conditions and/or to prevent blight from occurring. Under TIF, the
increases in property taxes from redevelopment and/or natural growth in equalized
assessed valuation within a defined geographic area are all allocated to the City for up to
a 23-year period (with certain reimbursement provisions to school and library districts) to
be used for various public and private redevelopment project costs. The other taxing
districts serving the subject area continue to receive the taxes on the equalized assessed
value that existed prior to creation of the district. Properties in the district are assessed in
the same manner as all other properties and are taxed at the same rate—in other words,
TIF is not an increase in taxes, but rather a re-allocation of how they are used. TIF can
only be used in areas exhibiting specific combinations of eligibility factors defined in
Ilinois law. TIF is particularly well suited to financing of infrastructure and assisting
economically challenged redevelopment projects with “extraordinary costs” such as land
assembly, site preparation, or environmental cleanup.

Disposition of City-Owned Property. The City owns one major site in the Subarea, as
well as various rights-of-way that may be included in larger redevelopment sites.
Depending on the specific parameters of the projects proposed for each of these sites, the
City can sell or donate these properties to catalyze revitalization projects. Land sales may
be at market value or at a price that is discounted to the extent necessary to make a
particular redevelopment project economically feasible. For development sites fully
owned by the City, a formal two-stage Request for Qualifications/Request for Proposals
(RFQ/P) process is recommended. For City-owned land that comprises part of a larger
privately held site, a negotiated sale to a specific developer should be considered.

Special Service Area (SSA). An SSA is a taxing mechanism that can be used to fund a
wide range of special or additional services within a designated geographic boundary.
Funding is obtained through an additional property tax levied on those properties within
the designated boundary. An SSA can provide support services (e.g., maintenance of
public improvements), infrastructure upgrades, and/or land and building improvements
(interior or exterior). The process for establishing an SSA is defined by Illinois’s Special
Service Area Act. To establish an SSA, a majority of the property owners and registered
voters within the proposed boundary must not object to the additional taxation required to
fund programs and services. This tool appears particularly suited to providing a stream
of funds to assist with the implementation and/or maintenance of the Butterfield Road
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Boulevard improvement, which specifically enhances the accessibility of a discrete group
of properties.

e lllinois Tomorrow Grant. The City has received a grant from the Illinois Department of
Transportation to fund further planning efforts in the Subarea. This funding source
appears particularly well suited to support the City’s Subarea-wide policy and
programmatic initiatives.

e Cost-Sharing with IDOT. Certain improvements directly linked to the future
Butterfield Road widening project may be eligible for inclusion within IDOT’s overall
scope and funding plan. The City should explore these opportunities as it approaches
IDOT about the proposed adjustments to the widening plan.

e NOAA Grant. DuPage County has received and is administering a $10 million grant
from the National Oceanic and Atmospheric Administration to fund river-related
improvements, including the proposed Riverarium facility. The City should explore the
possibility of including key public improvements recommended in this plan within the
scope of activities to be undertaken under the NOAA grant.

e State or Federal Grants. Several potential grant sources are available to fund
infrastructure improvements of the type recommended in the Subarea Plan. The best
prospective programs for the City to consider include:

o0 Congestion Mitigation and Air Quality Improvement Program (CMAQ). A
federally funded program administered by the Chicago Metropolitan Agency for
Planning (CMAP) that targets projects reducing congestion and/or improving air
quality. Eligible project types include transit facility improvements, commuter
parking lots, traffic flow improvements, and bicycle/pedestrian projects are
eligible for this funding.

o Surface Transportation Program (STP). STP provides flexible funding that can be
used for certain road, sidewalk, and bike trail improvements. The program is
administered by the DuPage Mayors and Managers Conference.

o llinois Transportation Enhancement Program (ITEP). Administered by the
Illinois Department of Transportation, eligible projects for this funding include
bicycle/pedestrian  facilities, streetscaping, and landscaping. Federal
reimbursement is available for up to 50% of the cost of right-of-way and
easement acquisition and 80% of the cost for preliminary engineering, utility
relocations, construction engineering, and construction costs. Application cycles
for this program have been irregular in recent years.

0 Member Initiative Grants. This funding is administered by the State of Illinois,
and is fairly flexible in its scope. These grants are initiated by individual
members of the Illinois legislature.
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o0 Safe Routes to School. This relatively new federal program is still in its initial
implementation stages. The scope of available grant funding covers projects that
enhance pedestrian and/or bicycle safety along routes potentially used by children
to travel to school. The City should contact CATS to determine whether it can be
applicable to the Subarea and how to apply for funding.

o Mlinois Department of Natural Resources (DNR) Open Space Land Acquisition
and Development (OSLAD) Program and Trails Program Grant Funds. The state
DNR administers this matching grand funding in conjunction with the federal
Land and Water Conservation Fund program. In addition, the DNR offers
matching grants for trails development initiatives under its Trails Program.
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